PLANNING COMMISSION STAFF REPORT

DATE: January 22, 2014

SUBJECT: WESSMAN HOLDINGS, LLC, FOR THE ESTABLISHMENT OF A
PLANNED DEVELOPMENT DISTRICT IN-LIEU OF ZONE CHANGE,
INCLUDING PRELIMINARY AND FINAL DEVELOPMENT PLANS, FOR
A 39-LOT DETACHED SINGLE-FAMILY RESIDENTIAL PROJECT
CONSISTING OF TWO-STORY DETACHED HOMES WITH GARAGES
AND PRIVATE YARD AND POOL AREAS AT 1501 S. BELARDO ROAD,
ZONE R-3 (CASE 5.1310 PD 365 AND TTM 36548).

FROM: Department of Planning Services

SUMMARY

The Planning Commission will consider a Planned Development District (PDD) in-lieu of
zone change to allow a two-story, detached single-family residential development and a

. Tentative Tract Map (TTM) to subdivide 6.37 acres into 39 residential lots, common
‘area parcels and private streets. The project name is “Dakota.”

RECOMMENDATION:

Approve and recommend approval to the City Council, subject to Conditions of
Approval. :

ISSUES:

e Single-family residential prohibited within R-3 Zoning. Change of zone to PD-365 |
required to permit single-family residential. : ‘ ‘

-+ Project is unlike typical single-family residential in Palm Springs with its small lots |
and two-story structures.
No interior sidewalks. _

+ No interior street parking would be permitted due to narrow width of streets.

BACKGROUND:
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Hng A

Specific Plan None

Design Plan None

Airport Overlay None

Indian Land Yes Indian land zoning

e
The applicant held a neighborhood meeting with about fourteen persons in
attendance. :

11/12/2013

Nov2013 Staffqusﬁeg the site to observe existing conditions.

The City Council approved a Planned Development District and Tentative
Tract Map (TTM) for a 66-unit clustered town-home residential on the
subject site (Case 5.1108 PD 326 / TTM 34580).

12/09/2013 | The Architectural Advisory Committee (AAC) tabled the project and

requested the landscape architect be present to answer questions at next

meeting. The Committee also provided comments and concerns related

to lack of common open space, setbacks, sidewalks and hillside access.

01/08/2014 | The AAC recommended conditional approval:

* Acacia trees shall be planted near the interior street and Lots 3 -9
and 32 — 35 where not impeded by underground utilities.

528

'04/18/2007

6.37-acres

e B ita B

The City réélvéd verification that two signs had been posted on-site as
required by Section 94.09.00 of the Zoning Code.

10/30/2013

General Plan, om'n g and La(rd Uses of Site & Surrounding

£33 E%.“

ﬁé £ L
High Density Residential Apartment complex (104
units)
South 0-20 Open Space — Mountain Vacant / mountains
East PD-131 ‘Neighborhood/ Community | Shopping complex and
: Commercial vacant
West 0-20 Open Space — Mountain Vacant / mountains
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SUBJECT SITE

PROJECT DESCRIPTION:

The project site is located at the base of the San Jacinto Mountains. The terrain of the
existing site varies significantly. The triangularly-shaped lot is predominately flat until
reaching the mountain toe of slope on the westerly and southerly sides of the property.
Adjacent to the site, a curb and sidewalk exist on the west side of Belardo Road.

The applicant proposes to modify the terrain by importing approximately 21,760 cubic
yards of (net) fill. Building pad elevations will raise about fifteen feet from Belardo Road
on the east to the mountain slope on the west. Access to the site will include four entry
points from Belardo Road and three of the four will be controlled by gates.

There are two floor plans proposed. Plan A will be approximately 1,530 square feet in
size and contain a 475-square foot garage. Plan B is proposed at 1,772 square feet in
size and include a 483-square foot garage. Each plan includes the garage, living room,
kitchen and a bathroom on the first floor and two bedrooms and private bathrooms on
the second floor. One lot (39) will have a detached, two-story casita of approximately
721 square feet in size. Al lots will have individual pools and spas. There are no
community pools or recreation areas.

‘The entire site and all individual lots will be enclosed by walls. The wall proposed along
Belardo Road will include a combination of a low planter terrace, retaining and garden
split-face CMU wall and glass panel, which combined will reach heights of up to ten feet
above the curb.
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ANALYSIS:
Up to 30 dwelling units / | Residential use at 6.37 dwelling Yes
acre units / ac.
Zoning — Uses & Lot Standards
Single Family Residential (SFR) | SFR's proposed as a permitted | No, per PDD
| specifically prohibited use on individuai lots
1 Min. of 2,000 sq. ft. of lot area / unit | 4,650 sq. ft. of lot area / per unit’ Yes
| for multi-family
| 20,000 sq. ft. (7,500 sq. ft. typical | 2,930 sq. ft. (Avg. 3,534 sq. ft.) No, per PDD
| minimum lot size for R-1-D Zone) '
| 130 feet 31 feet No, per PDD
150 feet 92 feet No, per PDD
24 feet and 2 stories Yes
25 feet 5 feet No, per PDD
25 feet 5 feet _ No, per PDD
Buildings over 12 feet in height to | 3 feet to 6 feet No, per PDD
have equal setback to height ‘
20 feet 5 feet to 10 feet No, per PDD
Buildings over 12 feet in height to | 10 feet to 48 feet No, per PDD
have equal setback to height
5 feet 3 feet No, per PDD
15 feet 6 feet No, per PDD
45%minimum usable landscape | Overall (including hillside): 65% Yes
open space for R-3; however, | open space.
typical R-1 max. lot coverage is | Individual Lot Coverage: 34%
35% Avg. with range of 21% 10 41%
2 covered spaces per single | 39 single family dwelling units Yes
family residence require 78 covered parking
spaces; 80 provided
Condos in a PDD: 1.5 spaces
per 2 bdrm unit; plus 1 guest | Guest parking requires 10
parking space for every 4 units spaces, 15 provided
Required Trash cans for each residence Yes
stored in garage space

! Density calculation based on exclusion of hillside slope areas in excess of 30% (approx. 77,513 sq. ft.),
pursuant to Section 93.13.00 of Zoning Code,
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REQUIRED FINDINGS:

Planned Development in lieu of Zone Change: The Planning Commission and City
Council must find that a Planned Development Districts proposed in-lieu of zone change
is consistent with the findings outlined in Section 94.07.00 Change of Zone. Those
findings are listed below with Staff's analysis.

7. The proposed change of zone is in conformity with the general plan
map and report. Any amendment of the general plan necessitated by the
proposed change of zone should be made according to the procedure set
forth in the State Planning Law either prior to the zone change, or notice may
be given and hearings held on such general plan amendment concurrently -
with notice and hearings on the proposed change of zone.

The General Plan land use designation of the subject site is HDR (High Density
Residentiai). This designation allows residential uses with densities of 0 to 30 dwelling
units per acre. The proposed project includes single family residences at a density of
6.37 dwelling units per acre, which is consistent with the type and range of residential
dwelling units permitted within the HDR land use designation. Thus, the proposed
change of zone is in conformity with the General Plan map and report.

2. The subject propérty is suitable for the uses permitted in the proposed
zone, in terms of access, size of parcel, relationship to similar or related
uses, and other considerations deemed relevant by the commission and
council.

The density of the proposed project is much less than the R-3 zone permits. The
proposed site plan incorporates private streets that conform to the minimum widths
required. The project includes adequate means of emergency access. The project
proposes lot sizes that are adequate to provide usable outdoor space, including small
pools and spas. Thus, the project is deemed consistent with this finding.

3. The proposed change of zone is necessary and proper at this time,
and is not likely to be detrimental to the adjacent property or residents.

The applicant proposes two-story single family dwelling units on smali, individual lots in
a gated community. San Jacinto Mountains are located to the west and south of the
project site; multi-family residential exists to the north; and vacant land and a shopping
complex exist to the east. Although the high density residential land use designation
would also permit development of greater densities than that proposed, there is demand
in the new home market at this time to support this type of development. The use would
“not be detrimental to adjacent property or residents in this area due to a less intense
project and zoning.
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PDD CUP Findings: A Planned Development District is subject to the requirements of
Zoning Code Section 94.02.00 Conditional Use Permit, including required findings
contained therein. An analysis is provided below:

a. That the use applied for at the location set forth in the application is
properly one for which a conditional use permit is authorized by this Zoning
Code;

As part of the proposed project, a change of zone from R-3 to PD-365 has been
requested to allow single family residential. Section 94.03.00 specifically allows such
action; therefore, the use applied for at the subject location is property one for which is
authorized by the Zoning Code.

b. That the use is necessary or desirable for the development of the
communily, is in harmony with the various elements or objectives of the general
plan, and is not detrimental to existing uses or to future uses specifically
permitted in the zone in which the proposed use is to be located;

The proposed use is a compact form of single-family living with average lot sizes at
around 3,500 square feet. Each site will accommodate a two-story residence with
garages and private yards. Other similar size projects have been approved in the City
and proven successful with completion of build out. Therefore, the use is desirable for
the development of the community.

The land use designation of the site is HDR (High Density Residential), which describes
typical development within this designation as “duplexes, townhomes and apartments,
and other uses as allowed by code.” The proposed single-family residential use is
allowed by the code under Section 94.03.00. Thus, the use is consistent with the

general plan.

The project will consist of two-story single-family residential on vacant iand which will be
rezoned to PD-365. No other uses are permitted within this zone. Should alternate
uses be proposed, an amendment to the PD would be required. Consequently, the use
_is not detrimental to the existing uses or to future uses specifically permitted in the zone
(PD-365).

c. That the site for the infended use is adequate in size and shape to
accommodate such use, including yards, setbacks, walls or fences, landscaping
and other features required in order to adjust such use to-those existing or
permitted future uses of land in the neighborhood;
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The subject property is approximately 6.37-acres in total size and will be subdivided to
accommodate 39 residential lots, two-way private streets, common area and open
space. The PD will establish all development standards for each residential parcel to
accommodate a two-story residence and private yard area.

The development will be consistent in height as those existing uses to the north and
east. The adjacent complex to the north is residential. The existing complex across the
street to the east is commercial. Mountain exists to the west and south.

Therefore, the site for the intended residences is adequate in size and shape to adjust
such use to those existing and future permitted uses of land in the neighborhood.

d. That the site for the proposed use relates to streets and highways properly
designed and improved to carry the type and quantity of traffic to be generated
by the proposed use;

The project site is located adjacent to Belardo Road, which is defined as a Collector
road by the General Plan Circulation Element. Collectors are designed as two lanes
and typically carry local traffic. Belardo Road is improved to two lanes wide with a bike
lane on each side. Thus, the adjacent street is properly designed and improved to carry
~ the type of traffic expected for a 39-lot single-family subdivision.

e. That the conditions to be imposed and shown on the approved site plan
are deemed necessary to protect the public health, safety and general welfare
and may include minor modification of the zone’s property development
standards. :

The project was evaluated under the California Environmental Quality Act (CEQA) to
determine if any environmental impacts would occur as a resuilt of this project. An Initial
Study was prepared and it was determined that the potential for impact may occur, but
“with the incorporation of mitigation measures impacts would be less than significant.
Conditions imposed include mitigation measures and code requirements to ensure the
public health, safety and general welfare is protected.

Tentative Tract Map: Findings are required for the proposed subdivision pursuant to
Section 66474 of the Subdivision Map Act. These findings and a discussion of the
project as it relates to these findings follow;

a. The proposed Tentative Tract Map is consistent with all applicable generé]
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and specific plans.

The TTM proposes individual residential lots with open space, common area and private
streets. The proposed density is within the range specified by the HDR General Plan
land use designation. Private streets will provide adequate access to residents and
emergency vehicles seeking entrance to individual properties. No specific plans are
associated with the subject property.

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

The proposed project design and improvements are generally not consistent with the R-
3 zone in which the property is located. The PDD proposes a set of development
standards and design details with smaller setbacks than would otherwise be required by
the underlying zone. The overall density is less than the maximum allowable for the
zone and the average lot size is smaller than required by the zone. Improvements
proposed include single family homes which are prohibited in the R-3 zone. The
applicant seeks approval to change the zone by permitting single family uses on these
specific parcels at this location. With the approval of the PDD, the project will be
consistent with this finding.

c. The site is physically suited for this type of development.

The project site will be graded to accommodate the proposed development. Site

modifications include new private driveways to individual residential lots. Each ot is

proposed to accommodate a fwo-story residence. A total of 39 residences are
proposed on the 6.37-acre site. The site has adequate vehicular access with four
proposed driveways to the public street, Belardo Road. The site is physically suited for
this type of development.

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

The project proposes 39 single family dwelling units on approximately 6.37 acres or

roughly 6.4 du/ac which is consistent with the density range under the General Plan. The
site abuts improved public streets with existing utilities and with right of way widths that are
projected in the City's 2007 General Plan update to operate at normal leveis of service

-~ (LOS).

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

The Tentative Tract Map and associated Planned Development District have been
reviewed under the California Environmental Quality Act, and a Mitigated Negative
Declaration is proposed. Mitigation measures have been included which will reduce
potential impacts to less than significant levels. The site was partially developed for many
years, and does not include any natural habitat. The project will therefore not damage or
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injure fish, wildlife or their habitats.

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

The design of the proposed subdivision includes connections to all public utilities including
water and sewer systems. The layout of internal private streets provides access to each
lot. No serious public health problems are anticipated. :

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

There are no known public easements across the subject property; therefore the design of
the subdivision will not conflict with easements for access through or use of the property.
Any utility easements can be accommodated within the project design.

Architectural Review: Staff evaluated the proposal against the architectural review
guidelines, pursuant to Section 94.04.00 of the Zoning Code, and prepared the following

response:

1 Does the proposed development - Yes include two
provide a desirable environment for garage spaces and private yard and pool

, its occupants? areas.

2 Is the proposed development Yes Surrounding development includes two-

' compatible with the character of story multi-family residential to the north,
adjacent and surrounding commercial shopping to the east and
developments? mountain to the west and south.

3 Is the proposed development of Yes Consistent composition will be used
good composition, materials, throughout the project with two floor plans.
textures, and colors? Materials include split-face block walls and

corten metal panels along Belardo Road;
precision block interior walls; cement
plaster buildings with sand finish, etc.

4 Site layout, orientation, location of Partial Site and building layout is sensitive to
structures and relationship to one existing topography. Streets defined by
another and to open spaces and pavers [ paved areas; however, no
topography. Definition of pedestrian sidewalks provided on interior of
and vehicular areas; i.e., sidewalks development.
as distinct from parking lot areas
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Harmonious relationship with
existing and proposed adjoining
developments and in the context of
the immediate
neighborhood/community, avoiding
both excessive variety and
monotonous repetition, but allowing
similarity of style, if warranted

Yes

Adjoining property that is developed
consists of  two-story multi-family
residential, which is similar to the proposed
two-story single-family residential project in
terms of structure height and residential
use. Commercial shopping center exists to
the east. These existing developments are
of Spanish influence and proposed project
will be modern design, which will avoid
monotonous repetition.

Maximum height, area, setbacks
and overall mass, as well as parts
of any structure (buildings, walls,
screens, towers or signs) and
effective concealment of all
mechanical equipment

Yes

Structure heights and mass will be
consistent with a development built in an R-
3 zone; that is two stories and twenty-four
feet in height. Setbacks are proposed to
be modified as a part of the PD process.
Rooftop mechanical units will be screened
by parapet.

Building design, materials and
colors to be sympathetic with desert
surroundings

Yes

Colors consist of tans, grays, browns and
rust, which are sympathetic with desert
surroundings.

Harmony of materials, colors and
composition of those elements of a
structure, including overhangs,
roofs, and substructures which are
visible simultaneously

Yes

Materials, colors and composition are
harmoniocusly applied on each of the two
proposed buildings types. The casita on
Lot 39 has a similar design and will blend
with the remainder of the development.

Consistency of composition and
treatment

Yes

Floor plans are designed with similar
composition and freatment.

10

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

Yes

Plant material consists of trees and ground
covers used in desert environments,
including agave species, Ocotillo, Red
Yucca, Lantana, Pink Muhly, Acacia, Palo
Verde, Olive, Mesquite and California Fan
Palms.

ENVIRONMENTAL DETERMINATION:

The City reviewed the proposed project under the requirements of the California
Environmental Quality Act (CEQA), and found that the project site had been studied
previously, and that a Mitigated Negative Declaration had been approved in 2007 for a
66 unit project. The City determined that a Subsequent Mitigated Negative Deciaration
was necessary for the current project, pursuant to CEQA Guidelines Section 15162.

The City prepared an Initial Study, and distributed the Initial Study for public comment
~for the required 20 day period, from December 26, 2013 to January 14, 2014.
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Two letters commenting on the Initial Study were received. Although CEQA does not
require a formal response to comments on a Mitigated Negative Declaration, the
following briefly responds to the two comment letters received.

Letter from South Coast Air Quality Management District, dated January 14, 2014
SCAQMD staff commented that the Initial Study did not include Localized Significance
Threshold analysis, and recommended that this analysis be added. Although this
analysis is not required, it has been completed and is presented below.

To determine if the Dakota project has the potential to generate significant adverse
localized air quality impacts, the mass rate Localized Significance Threshold (LST)
Look-Up Table was used. The City of Palm Springs and subject property are located
within Source Receptor Area 30 (Coachella Valley). Given the project’s acreage and
proximity to existing housing, the 5-acre site tables at a distance of 25 meters were
used. Table 1 shows maximum daily emission concentrations for project construction
and the associated LST.

Table 1
Dakota, Palm Springs
Localized Significance Thresholds

{Ibs/day)
coO NOx PM10* PM2.5%
Construction 81.33 106.43 12.67 8.95
LST Threshold 2,292 304 14 8
Exceed? No No No Yes
Emission Source: CalEEMod model, version 2013.2.2 output tables generated

1.15.14.

LST Threshold Source: LST Mass Rate Look-up Table, SCAQMD.

.* Shows mitigated emissions for PM10 and PM2.5. Mitigation measures include
best management practices and standard dust control measures such as site
watering during earth moving activities.

* Emissions provided in this Table differ from what fs provided in the Initial Study
due to an update in the emissions modeling software, CalEEMod 2013.2.2, after
comments from SCAQMD were received. The project still remains under
threshold for all criteria poliutants.

As shown above, LSTs will not be exceeded for CO and NOx, and PM10. However,
PM2.5 has the potential to exceed LST thresholds by 0.95 Ibs/day. The Air Quality
Section of the Initial Study provides mitigation measures specific to PM control that will
further reduce impacts to sensitive receptors to less than significant levels. No
additional mitigation measures will be required. Mitigation measures already in the Initial
Study include:

1. Any construction access roads to the project site shail be paved as soon as
possible and cleaned after each work day. The maximum vehicle speed limit on

unpaved road surfaces shall be 15 mph.
2. Trucks hauling dirt, sand, soil or other loose dirt material off-site, shall be covered

and washed off before leaving the site.
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3. Adjacent streets shall be swept if silt is carried over to adjacent public
thoroughfares.

4. As part of the construction specifications, any vegetative ground cover to be
utilized on-site shall be planted as soon as possible to reduce the disturbed area
subject to wind erosion. Irrigation systems needed to water these plants shall be
installed as soon as possible to maintain the ground cover and minimize wind
erosion of the soil.

Letter from Babak Naficy, dated January 14, 2014

The commentor's primary focus relates to planning issues, and not CEQA issues.
Planning issues are summarized below, and addressed in greater detail in the analysis
of the project in this staff report. CEQA issues are addressed below.

Planning Issues

The commentor is incorrect in his characterization of the General Plan and Zoning
designations for the project. As clearly stated in Tables 3-12 and 3-13 of the Housing
Element, all housing types are allowed in all residential designations, with
implementation of a Planned Development District in lieu of a zone change. Neither the
General Plan nor the Zoning Ordinance require that projects be planned at maximum
densities. On the contrary, projects in the City have consistently been planned and
constructed below the maximum density allowed in both the General Plan and Zoning

Ordinance.

The commentor's assertion that the minimum lot size in the R-3 zone is 7,500 square
feet is incorrect. The Zoning Ordinance, Section 92.04.03C.2. allows “minimum of two
thousand (2,000) square feet of net lot area for each dwelling unit.” (emphasis added)

Finally, the City has codified the Planned Development District, and implemented this
permit process since 1988. It is a recognized and long standing zonlng tool that has
been used extensively for all types of development in the City.

. CEQA Issues
‘"The commentor contends that the Initial Study “fails to identify any ‘substantial publlc

need'...” The commentor is incorrect, and appears to have confused the requirements of
the General Plan with the requirements of CEQA. There is no provision in CEQA
relating to a “substantial public need.” The purpose of CEQA, and CEQA analysis, is to
present to the public and City decision makers the potential environmental impacts, both
natural and man-made, of a development project, so that they may make an informed
decision relating to the potential environmental impacts of that project (CEQA

- Guidelines Section 15002). The requirements relating to public benefit are found in the

General Plan Land Use Element.

Finally, the commentor contends that the itial Study “fails to adequately identify in
sufficient detail the particular development standards with which the proposed project is
inconsistent.” The commentor is incorrect. As stated above, and elsewhere in this staff -
report, the Planned Development District is established in the General Plan, and
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implemented through the Zoning Ordinance, to allow variations to the development
standards of any given zone. The Planned Development District has been part of the
General Plan and Zoning Ordinance since at least 1988, and has been implemented by
the City for a broad range of projects, as allowed in the Ordinance. The Initial Study
therefore correctly identifies that with the approval of a Planned Development District,
the project is consistent with the General Plan and Zoning Ordinance.

[ st

David A. Néwell Margo Wheeler AICP
Associate Planner Director of Plannlng Services

Attachments:

Vicinity Map

Draft Resolution with Conditions of Approval

12/09/2013 AAC Minutes (excerpt)

01/06/2014 AAC Minutes {excerpt)

Applicant Justification Letter

Email from Deertrack, dated 11/12/2013

Letter from Deertrack, dated 12/09/2013

Initial Study / Mitigated Negative Declaration

Initial Study Comment Letter from SCAQMD, dated 1/14/2014
10 Initial Study Comment Letter from Naficy, dated 1/14/2014
11.Reduced Plans
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CITY OF PALM SPRINGS

| CASE: 5.1310 PD 364 &

- TPM 36548
APPLICANT: Wessman Holdings,
LLC

DESCRIPTION:

A request to construct 39

detached single-family residences and create 39
individual lots, private streets and common areas on
approximately 6.37 acres of vacant land located on
the west side of Belardo Road, south of Morongo
Road, Zone R-3, Section 22.




RESOLUTION NO.

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF PALM SPRINGS, CALIFORNIA APPROVING A
PRELIMINARY PLANNED DEVELOPMENT DISTRICT IN LIEU
OF A CHANGE OF ZONE FOR CASE 5.1310 PDD 365
(DAKOTA), CHANGING THE DEVELOPMENT STANDARDS,
DENSITY AND TYPE OF RESIDENTIAL UNITS AT AN
APPROXIMATELY 6.37 ACRE PARCEL LOCATED AT 1501
SOUTH BELARDO ROAD (WEST SIDE OF SOUTH BELARDO
ROAD, APPROXIMATELY 500 FEET SOUTH OF THE
MORONGO ROAD INTERSECTION), AND RECOMMENDING
APPROVAL BY THE CITY COUNCIL OF THE PDD AND
TENTATIVE TRACT MAP 36548, A SUBDIVISION OF 39
SINGLE FAMILY RESIDENTIAL LOTS WITH OPEN SPACE,
COMMON AREA AND PRIVATE STREETS AT SAID
LOCATION.

WHEREAS, on April 18, 2007, the City Council adopted a Mitigated Negative
Declaration (MND) and approved the Preliminary Planned Development District (PDD-
326) and Tentative Tract Map 34580 to construct 3|xty-31x (66) residential umts on
approximately 6.9 acres at the subject site; and .

WHEREAS, PDD-326 expired as a result of no Final Development Plan submittal, but
TTM 34580 is presently valid as a result of automatic time extensions granted by the
‘State of California; and

WHEREAS, Wessman Development (“Applicant”) has filed an application with the City
pursuant to Section 94.03.00 (Planned Development District), 94.04.00 (Architectural
Review) and 94.07.00 (Zone Change) of the Zoning Code, seeking approval for a
preliminary Planned Development District in Lieu of a Change of Zone (including
Preliminary and Final Development Plans) proposing 39 single family residential units
and deviations in the underlying development standards on an approximately 6.37 acre
parcel located at 1501 South Belardo Road; and

WHEREAS, the applicant has submitted an application with the City pursuant to
Section 9.62 of the City of Palim Springs Municipal Code and the State of California
Subdivision Map Act for a Tentative Tract Map No. 36548; and

WHEREAS, on January 8, 2014, the Architectural Advisory Committee {(AAC) reviewed
the proposal and made a favorable recommendation to the Planning Commission; and

WHEREAS, notice of public hearing of the Planning Commission of the City of Palm
Springs to consider Case 5.1310 PDD 365 & TTM 36548 was given in accordance with

applicable law; and
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WHEREAS, on January 22, 2014, a public hearing on Case 5.1310 PDD 365/ TTM
- 36548 was held by the Planning Commission in accordance with applicable law: and

WHEREAS, pursuant to the California Environmental Quality Act (CEQA) Guidelines,
the project has been determined to be a project subject to environmental analysis under
the California Environmental Quality Act (CEQA); and

WHEREAS, pursuant to Public Resources Code Section 21166 and CEQA Guidelines
Section 15162, the subject applications were evaluated in an initial study to determine
whether further environmental review would be required beyond those assessed in the
MND adopted on April 18, 2007; and

WHEREAS, the initial study concluded that although the new project would result in
changes to the previously approved project, the resulting environmental effects will be
mitigated to a less than significant level with the incorporation of mitigation measures,
and it was therefore determined that a Subsequent Mitigated Negative Declaration and
. Mitigation Monitoring Program would adequately address any potential impacts
pursuant to CEQA Guidelines Section 15162(b); and

WHEREAS, the Planning Commission has 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, and all written and oral testimony presented.

THE PLANNING COMMISSION HEREBY FINDS AS FOLLOWS:

Section 1:  The project has been reviewed under the provisions of the -California
Environmental Quality Act (CEQA). The Planning Commission independently reviewed
and considered the information contained in the Subsequent Mitigated Negative
Declaration prior to its review of the proposed project, and the Subsequent Mitigated
Negative Declaration reflects the City's independent judgment and analysis. The
Planning Commission finds, on the basis of the whole record before it, including the
initial study and comments received, that there is no substantial evidence that this
project will have a significant effect on the environment. The Planning Commission
hereby recommends that the City Council adopt the Subsequent Mitigated Negative
Declaration and approve the Mitigation Monitoring Program. The Planning Commission
finds that no further environmental review is required. (Public Resources Code § 21166;
CEQA Guidelines § 15162) The record of proceedings on which the Planning
- Commission’s decision is based, including, but not limited to, the General Plan EIR, the
original Negative Declaration, and the Subsequent Mitigated Negative Declaration, is
located at the City of Palm Springs, 3200 E. Tahquitz Canyon Way, Palm Springs,
California. The custodian of record of proceedings is the Director of Planning Services;

Seclion 2:  Planned Development District. Pursuant to Section 94.03.00 (E) “Planned
Development Districts” of the Zoning Code, a Planned Development District in lieu of a
Change of Zone (PDD) may be established in accordance with the procedures required
by Section 94.07.00. The proposed project is evaluated against the findings as follows:
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a. The proposed planned development is consistent and in -conformity with
the general plan and report.

The General Plan land use designation of the subject site is HDR (High
Density Residential). This designation allows residential uses with densities of 0
to 30 dwelling units per acre. The proposed project includes single family
residences at a density of 6.37 dwelling units per acre, which is consistent with
the type and range of residential dwelling units permitted within the HDR land
use designation. Thus, the proposed change of zone is in conformity with the
General Plan map and report.

b. The subject property is su.'table for the uses permitted in the proposed
planned development district, in terms of access, size of parcel, relationship to
similar or related uses, and other relevant considerations.

The density of the proposed project is much less than the R-3 zone
permits. The proposed site plan incorporates private streets that conform to the
minimum widths required. The project includes adequate means of emergency
access. The project proposes lot sizes that are adequate to provide usable
outdoor space, including small pools and spas. Thus, the project is deemed
consistent with this finding.

C. The proposed establishment of the planned development district is
- necessary and proper, and is not likely to be detrimental to adjacent property or
residents.

The applicant proposes two-story single family dwelling units on small,
individual lots in a gated community. San Jacinto Mountains are located to the
. west and south of the project site; multi-family residential exists to the north; and
vacant fand and a shopping complex exist to the east. Although the high density
residential land use designation would also permit development of greater
densities than that proposed, there is demand in the new home market at this
time to support this type of development. The use would not be detrimental to
adjacent property or residents in this area due to a less intense project and
zoning. :

In addition to the above, required findings outlined in Section 94.02.00 Conditional Use
Permit apply to Planned Developments. The project as it relates to these findings is
found below:

a. That the use applied for at the location set forth in the application is
properly one for which a conditional use permit is authorized by this Zoning
Code;

. As part of the proposed project, a change of zone from R-3 to PD-365 has
been requested to allow single family residential. Section 94.03.00 specifically
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" allows such action; therefore, the use applied for at the subject location is
property one for which is authorized by the Zoning Code.

b. That the use is necessary or desirable for the development of the
communily, is in harmony with the various elements or objectives of the general
plan, and is notl detrimental to existing uses or to future uses specifically
permitted in the zone in which the proposed use is to be located;

The proposed use is a compact form of single-family living with average
lot sizes at around 3,500 square feet. Each site will accommodate a two-story
residence with garages and private yards. Other similar size projects have been
approved in the City and proven successful with completion of build out.
Therefore, the use is desirable for the development of the community.

The land use designation of the site is HDR (High Density Residential),
which describes typical development within this designation as “duplexes,
fownhomes and apartments, and other uses as allowed by code.” The proposed
single-family residential use is allowed by the code under Section 94.03.00.
Thus, the use is consistent with the general plan.

The project will consist of two-story single-family residential on vacant
land which will be rezoned to PD-365. No other uses are permitted within this
zone. Should aiternate uses be proposed, an amendment to the PD would be
required. Consequently, the use is not detrimental to the existing uses or to
future uses specifically permitted in the zone (PD-365).

C. That the site for the intended use is adequate in size and shape fto
accommodate such use, including yards, setbacks, walls or fences, landscaping
and other features required in order to adjust such use to those existing or
permitted future uses of land in the neighborhood;

The subject property is approximately 6.37-acres in total size and will be
subdivided to accommodate 39 residential lots, two-way private streets, common
area and open space. The PD will establish all development standards for each
residential parcel to accommodate a two-story residence and private yard area.

The development will be consistent in height as those existing uses to the
north and east. The adjacent complex to the north is residential. The existing
complex across the street to the east is commercial. Mountain exists to the west
and south.
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Therefore, the site for the intended residences is adequate in size and
shape to adjust such use to those existing and future permitted uses of land in
the neighborhood.

d. That the site for the proposed use relates to streets and highways properly
designed and improved to carry the type and quantity of traffic to be generated
by the proposed use; '

The project site is located adjacent to Belardo Road, which is defined as a
Collector road by the General Plan Circuiation Element. Collectors are designed
as two lanes and typically carry local traffic. Belardo Road is improved to two
lanes wide with a bike lane on each side. Thus, the adjacent street is properly
designed and improved to carry the type of traffic expected for a 39-lot single-
family subdivision.

e. That the conditions to be imposed and shown on the approved site plan
are deemed necessary to protect the public health, safety and general welfare
and may include minor modification of the zone's property development
standards.

- The project was evaluated under the California Environmental Quality Act
(CEQA) to determine if any environmental impacts would occur as a result of this
project. An Initial Study was prepared and it was determined that the potential
for impact may occur, but with the incorporation of mitigation measures impacts
would be less than significant. Conditions imposed include mitigation measures
and code requirements fo ensure the public health, safety and general welfare is
protected.

Section 3:  Architectural Review. Pursuant to Section 94.04.00 “Architectural
Review” of the Zoning Code, the proposed project is evaluated against the review
guidelines listed in subsection (D) as follows:

1. Site Iaj/out, 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;

Site and building layout is sensitive to existing topography. Streets
defined by pavers / paved areas; however, no sidewalks provided on interior of
development.

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

Adjeining property that is developed consists of two-story multi-family
residential, which is similar to the proposed two-story single-family residential
project in terms of structure height and residential use. Commercial shopping
center exists to the east. These existing developments are of Spanish influence
and proposed project wil be modern design, which will avoid monotonous
repetition.

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

Structure heights and mass will be consistent with a development built in
an R-3 zone; that is two stories and twenty-four feet in height. Setbacks are
proposed to be modified as a part of the PD process. Rooftop mechanical units
will be screened by parapet.

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

Colors consist of tans, grays, browns and rust, which are sympathetlc with
desert surroundings.

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

Materials, colors and composition are hamrmoniously applied on each of
the two proposed buildings types. The casita on Lot 39 has a similar design and
will blend with the remainder of the development.

6. Consistency of composition and treatment;

Floor plans are designed with similar composition and treatment.
7. Location and type of planting, with regard for desert climate conditions.
Preservation of specimen and landmark trees upon a site, with proper itrigation
to insure maintenance of all plant materials;

Plant material consists of trees and ground covers used in desert

environments, including agave species, Ocotillo, Red Yucca, Lantana, Pink -
Muhly, Acacia, Palo Verde, Olive, Mesquite and California Fan Palms.

Section 4:  Tentative Tract Map. The findings required for the proposed Tentative
Map are pursuant to Section 66474 of the California Subdivision Map Act. The project is
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evaluated against these findings as follows:

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

The TTM proposes individual residential lots with open space, common
area and private streets. The proposed density is within the range specified by
the HDR General Plan land use designation. Private streets will provide
adequate access to residents and emergency vehicles seeking enfrance to
individual properties. No specific plans are associated with the subject property.

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

The proposed project design and improvements are generally not
consistent with the R-3 zone in which the property is located. The PDD
proposes a set of development standards and design details with smaller
setbacks than would otherwise be required by the underlying zone. The overall
density is less than the maximum allowable for the zone and the average lot size
is smaller than required by the zone. Improvements proposed include single
family homes which are prohibited in the R-3 zone. The applicant seeks
approval to change the zone by permitting single family uses on these specific
parcels at this location. With the approval of the PDD, the project will be
consistent with this finding.

C. The site is physically suited for this type of development.

The project site will be graded to accommodate the proposed
development. Site modifications include new private driveways to individual
residential lots. Each lot is proposed to accommodate a two-story residence. A
total of 39 residences are proposed on the 6.37-acre site. The site has adequate
vehicular access with four proposed driveways to the public street, Belardo

- Road. The site is physically suited for this type of development.

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

The project proposes 39 single family dwelling units on approximately 6.37
acres. or roughly 6.4 dufac which is consistent with the density range under the
General Plan. The site abuts improved public streets with existing utilities and with
right of way widths that are projected in the City’'s 2007 General Plan update fo
operate at normal levels of service (LOS).

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

The Tentative Tract Map and associated Planned Development District
have been reviewed under the California Environmental Quality Act, and a
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Mitigated Negative Declaration is proposed. Mitigation measures have been
included which will reduce potential impacts to less than significant levels. The site
was partially developed for many years, and does not include any natural habitat.
The project will therefore not damage or injure fish, wildlife or their habitats.

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

The design of the proposed subdivision includes connections to all public
utilities including water and sewer systems. The layout of internal private streets
provides access to each lot. No serious public health problems are anticipated.

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.

There are no known public easements across the subject property;
therefore the design of the subdivision will not conflict with easements for access
through or use of the property. Any utility easements can be accommodated

within the project design.

THEREFORE, BE IT RESOLVED that, based upon the foregoing, the Planning

Commission hereby approves Case 5.1310 PDD 365 a gated development of 39 single

family

residential units on individual lots on a roughly 6.37 acre parcel with private

streets, common area and open space, and Tentative Tract Map No. 36548 to

subdivide a roughly 6.37-acre parcel into 39 single family lots, open space, common
area and private streets, subject to the conditions set forth in Exhibit A, and
recommends approval of the same by the City Council.

AYES:
NOES

- ADOPTED this day of January 2014.

ABSENT:
ABSTAIN:

ATTEST: CITY OF PALM SPRINGS, CALIFORNIA

M. Margo Wheeler, AICP
Director of Planning Services




RESOLUTION NO.
EXHIBIT A
Case 5.1310 PDD 365 TTM 36548

: “‘Dakota” 1501 South Belardo Road ,
6.37-acres on west side of Belardo Road, approx. 500ft south of Morongo Road

January 22, 2014
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 Attorey.

ADMINISTRATIVE CONDITIONS

ADM 1. Project Description. This approval is for the project described per Case
5.1310 PDD 365 TTM 36548; except as modified with the approved Mitigation
Monitoring Program and the conditions below.

ADM 2. Reference Documents. The site shall be developed and maintained in
accordance with the approved plans, date stamped (October 24, 2013),
including site plans, architectural elevations, exterior materials and colors,
tandscaping, and grading on file in the Planning Division except as modified
by the approved Mitigation Measures and conditions below.

ADM 3. Conform to_all Codes and Reqgulations. - 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, State and

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

ADM 4. 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.

ADM 5. Tentative Map. This approval is for Tentative Tract Map 36548, date stamped

December 17, 2013. 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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ADM 6.

ADM 7.

ADM 8.

ADM 9.

ADM 10.

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 5.1310 PDD 365 & TTM 36548. The City of 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 harmless
the City of Palm Springs. Notwithstanding the foregoing, the City retains the
right to seftle 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 Planned Development District (PDD)
and Tentative Tract Map (TTM) 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
public art or payment of an in lieu fee. In the case of the in-lieu fee, the fee
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ADM 11.

ADM 12.

ADM 13.

ADM 14.

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
public 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-lieu 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 ftrail) 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 commun:ty-W|de system
and shown on the City’s master plan).

Community Services District. 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 o 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, permltting incorporation of the parcel in
the district.

Tribal Fees Required. As the property is Indian reservation land, fees as
required by the Agua Caliente Band of -Cahuilla Indians Tribal Council,
including any applicable habitat conservation plan fees shall be paid prior to
issuance of any grading permit for the site.

Comply with City Noise Ordinance. This use shall comply with the provisions

of Section 11.74 Noise Ordinance of the Palm Spring_s Municipal Code.
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ADM 15,

ADM 16.

ADM 17.

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
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 Attorney. 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 provisioh, 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.

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 alf ordinances,

CC&R's Deposits & Fees. The applicant shall submit to the City of Palm
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. _

ENVIRONMENTAL ASSESSMENT CONDITIONS

ENV 1.

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. .
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ENV 2.

ENV 3.

ENV 4.

Mitigation Monjtoring. The mitigation measures of the environmental
assessment shall apply. The applicant shall submit a signed agreement that
the mitigation measures outlined as part of the negative declaration will be
included in the project. Mitigation measures are included in the Initial Study,
and hereby incorporated into these conditions by reference.

Cultural Resource Survey Required. Prior to any ground disturbing activity,

including clearing and grubbing, installation of utilities, andfor 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.

Reimburse City for Monitorinq Expenses. The developer shall reimburse the
City for the City's costs incurred in monitoring the developer's compliance
with the conditions of approval and mitigation monitoring program, including,
but not limited to inspections and review of developer's operations and
activities for compliance with all applicable mitigation measures. This
condition of approval is supplemental and in addition to normal building permit
and public improvement permits that may be requn'ed pursuant to the Palm
Springs Municipal Code.

PLANNING DEPARTMENT CONDITIONS

‘PLN 1.

PLN 2.

PLN 3.

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,
shall 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-flights shall be utilized. No lighting of
hillsides is permitted.

Water Efficient Landscaping Conformance. The project is subject to the
Water Efficient Landscape Ordinance (Chapter 8.60.00) of the Palm Springs
Municipal Code and all other water efficient landscape ordinances. 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.
Landscape plans shall be wet stamped and approved by the Riverside
County Agricultural Commissioner's Office prior to submittal.  Prior to
submittal to the City, landscape / irrigation plans shall also be certified by the
local water agency that they are in conformance with the water agency’s and
the State’s Water Efficient Landscape Ordinances.

Conditions Imposed from AAC Review. The applicant shall incorporate the
following comments from the review of the project by the City’s Architectural -
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PLN 4.

PLN 5.

PLN 6.

PLN 7.

PLN 8.

PLN 9.

PLN 10.

PLN 11.

PLN 12,

Advisory Committee:

a. Acacia trees shall be planted near the interior street and Lots 3 — 9 and 32
— 35 where not impeded by underground utilities.

Sign Applications Required. No signs are approved by this action. Separate
approval and permits shall be required for all signs in accordance with Zoning
Ordinance Section 93.20.00.

Flat Roof Reguirements. Roof materials on flat roofs (less than 2:12) must
conform to California Title 24 thermal standards for “Cool Roofs”. Such roofs
must have a minimum initial thermal emittance of 0.75 or a minimum SRI of
64 and a three-year aged solar reflectance of 0.55 or greater. Only matte
(non-specular) roofing is allowed in colors such as beige or tan.

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.

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

QOutside Storage Prohibited. No outside storage of any kind shall be
permitted except as approved as a part of the proposed plan.

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

Update of City's Zoning Map. Upon approval of the proposed Change of
Zone, Tract Map and/or Planned Development District, the applicant shall be
responsible for costs associated with update of the City’s GIS based zoning

maps.

Development Standards.

Individual lots shall be developed as shown on the approved site plan, and

meet the following criteria:

a. Building Height: 24 feet above finished floor (except permitted projections
specified in Section 93.03.00 of the zoning code) '

Front Yard: 5 feet

Side Yards: 3 feet

Street Side Yards: 5 feet

Rear Yard: 15 feet

Pool/spa setbacks: 3 feet

Distance Between Buildings: 6 feet

@m0ooo
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PLN 13. Hillside Open Space. The hillside area shown as Lot Il on TTM 36548 shall
be dedicated as open space.

PLN 14. (add any additional conditions imposed by the Planning Commission or City

Council here)
POLICE DEPARTMENT CONDITIONS

POL 1. Developer shall comply with Section Il of Chapter 8.04 “Building Security
Codes” of the Palm Springs Municipal Code.

BUILDING DEPARTMENT CONDITIONS

BLD 1. Prior to any construction on-site, all appropriate permits must be secured.
ENGINEERING DEPARTMENT CONDITIONS |

The Engineering Division recommends that if this application is approved, such
approval is subject to the following conditions being completed in compliance with City
standards and ordinances.

Before final acceptance of the project, all conditions listed below shall be completed to
the satisfaction of the City Engineer.

' STREETS

ENG 1. Any improvements within the public right-of-way require a City of Palm
Springs Encroachment Permit.

ENG 2.  Submit street improvement plans prepared by a registered California civil
engineer to the Engineering Division. The plans shall be approved by the City
Engineer prior to issuance of any building permits.

ENG 3. The applicant shall be required to construct asphalt concrete paving for
streets 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. Paving of streets 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
asphalt concrete paving for streets prior to completion of on-site construction
activities, if authorized by the City Engineer, will require additional paving
requirements prior to acceptance of the street improvements, 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. '
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BELARDO ROAD

ENG 4.

ENG 5.

ENG 6.

ENG 7.

-ENG 8.

Dedicate a property line - comer cut back at each side of the Street “A”
intersection with Belardo Road in accordance with City of Palm Springs
Standard Drawing No. 105.

Dedicate abutters rights of access to Belardo Road along the entire frontage
of the project, excluding the four approved access points; vehicular access to
Belardo Road shall be prohibited except through the four approved access
points.

Remove existing street improvements as necessary to construct a Main Entry
and new street intersection (Street “A”) located approximately 110 feet south
of the north site property line. The Main Entry shall be constructed with 25
feet radius curb retums and Type A curb ramps meeting current California
State Accessibility standards at the northwest and southwest corners of the
intersection of Belardo Road and Street “A” in accordance with City of Palm

‘Springs Standard Drawing No. 200 & 206, and 212, respectively.

Remove existing street improvements as necessary to construct three
driveway approaches in accordance with City of Palm Springs Standard
Drawing No. 201. Consfruct a driveway approach (26 feet wide) at the
southeast end of Street “B”; construct a driveway approach (18 feet wide)
approximately 180 feet south of the centerline of the Street “B” driveway
approach for the benefit of access to residential Lots 37, 38, and 39: construct
a driveway approach (16 feet wide) approximately 375 feet south of the
centerline of the Street “B” driveway approach for the benefit of access to the
residential Lot 39 casita.

~All broken or off grade street improvements along the project frontage shall

be repaired or replaced.

ON-SITE PRIVATE STREETS

- ENG 9.

ENG 10.

Dedicate an easement for public utility purposes, including sewers, with the
right of ingress and egress for service and emergency vehicles and personnel
over the proposed private streets. '

Street “A” shall be two-way with a minimum travelway width of 30 feet, and
shall be constructed with standard 6 inch curb and gutter, a wedge curb, a

- mow strip at roadway grade, or other approved curbs along both sides of the

street, and a centerline gutter, as necessary to accept and convey street
surface drainage of Street “A” to the drainage system, in accordance with
applicable City standards. Construct a Type B2 gutter, modified to 3 feet
wide, along the centerline of Street “A” in accordance with City of Palm
Springs Standard Drawing No. 200.
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ENG 11.

ENG 12.

ENG 13.

ENG 14.

Streets “B” through “D” shall be two-way with a minimum travelway width of
25 feet, and shall be constructed with standard 6 inch curb and gutter, a
wedge curb, a mow strip at roadway grade, or other approved curbs on both
sides of the streets, and a centerline gutter, as necessary to accept and
convey street surface drainage of the on-site streets to the drainage system,
in accordance with applicable City standards. Construct a Type B2 gutter,
modified to 3 feet wide, along the centerlines of the on-site private Streets “B”
through “D" in accordance with City of Palm Springs Standard Drawing No.
200.

The minimum pavement section for all on-site pavement shall be 2-1/2 inches
asphalt concrete pavement over 4 inches crushed miscellaneous base with a
minimum subgrade of 24 inches at 95% relative compaction, or equal,
between the edges of the proposed gutters (or mow strips) of the on-site
private streets. 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.

Parking shall be restricted along both sides of the on-site private streets, as
necessary to maintain a minimum 24 feet wide clear two-way travel way.
Alternatively, the guest parking areas scattered throughout the development,
shall be used in lieu of on-street parallel parking. Regulatory Type R26 “No
Parking” signs or red curb shall be installed along the private streets as

necessary to enforce parking restrictions. The Home Owners Association

(HOA) shall be responsible for regulating and maintaining required no parking
restrictions, which shall be included in Covenants, Conditions, and
Restrictions (CC&Rs) required for the development.

The gated Main Entry on Belardo Road is subject to review and approval by
the City Engineer and Fire Marshall. The applicant shall provide an exhibit
showing truck turning movements around the Main Entry, demonstrating the

- ability of standard size vehicles to maneuver through the entry (without

reversing) if unable to enter the project. A minimum of 50 feet shall be
provided between the back of sidewalk on Belardo Road and the gated entry
directory/control panel, with an approved maneuvering area provided
between the directory/control panel and the entry gates. The ingress and
egress lanes shall be a minimum of 20 feet wide, unless otherwise approved

by the Fire Marshall. A Knox key operated switch shall be installed at every

automatic gate. Secured automated vehicle gates or entries shall utilize a
combination of a Tomar Strobeswitch™, or approved equal, and an approved
Knox key electric switch when required by the fire code official. Secured non-
automated vehicle gates or entries shall utilize an approved padiock or chain

- (maximum link or lock shackle size of % inch) when required by the fire code

official. In the event of a power failure, the gates shall be defaulted or
automatically transferred to a fail safe mode allowing the gate to be pushed
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open without the use of special knowledge or any equipment. If a two-gate

system is used, the override switch must open both gates.

ENG 15. The gated entry at Street “B” shall be for egress only. A Knox key operated
switch shall be installed at every automatic gate.

-ENG 16. The gated entry for Lots 37, 38, and 39 shall be for ingress to and egress
from these lots only. A Knox key operated switch shall be installed at every
automatic gate

SANITARY SEWER

ENG 17. All sanitary facilities shall be connected to the public sewer system. New
laterals shall not be connected at manholes.

ENG 18. Submit sewer improvement plans prepared by a California registered civil
engineer to the Engineering Division. The plans shall be approved by the City
Engineer prior to issuance of any building permits.

ENG 19. The proposed connection of the sewer system to the existing private sewer

manhole in Belardo Road, and the existing private sewer system across the
Plaza Del Sol Shopping Center is not approved. The existing on-site private
sewer system in the Plaza Del Sol Shopping Center is not an approved public
sewer system. As necessary to provide public sewer service to Tentative
Tract Map 36548, the applicant shall construct one of the following
alternatives or another alternative as approved by the City Engineer:

Alternative A: The applicant may extend an 8 inch V.C.P. sewer main in
Morongo Road from the existing terminal sewer manhole located
approximately 100 feet east of S. Palm Canyon Drive extending westerly to
Belardo Road; and in Belardo Road from Morongo Road extending southerly

to the proposed public sewer manhole located adjacent to Street “A” of the
TM36548 site; the proposed on-site public sewer system shall connect to this
proposed sewer manhole. An altemative sewer alignment, within public
rights-of-way may be approved by the City Engineer. If this alternative is

~ constructed, the existing on-site private sewer system servicing the Plaza Del

Sol Apartments (Assessor's Parcel No. 513-300-045), shall be connected to
the extended public sewer system within Belardo Road; the existing terminal
manhole and 8 inch V.C.P. sewer main extending to Belardo Road from the
Plaza De! Sol Shopping Center shall be removed to a point within the Plaza
Del Sol Shopping Center, as required by the City Engineer.

Alternative B: The applicant may construct a public sewer main from the
Street "B” driveway across Belardo Road to Tribal Allottee Parcel 678 within
that parcel identified by Assessor's Parcel No. 513-300-038 (Plaza Del Sol
Shopping Center) a minimum of 10 feet away from the most southermn portion
of the Steinmart Building and connect to a proposed sewer manhole on the

Page 10 of 30




Resolution of the Planning Commission of the City of Palm Springs, California
Case 5.1310 PDD 365 TTM 36548 “Dakota”

west side of S. Palm Canyon Drive. A 20 feet wide public sewer easement

ENG 20.

ENG 21.

shall be attained across the Tribal Allottee parcel 67B for the Alternative B
public sewer main. When public dedications of easements or rights-of-way
over Tribal Aliottee land are required, the applicant shall be responsible for
compliance with all Bureau of Indian Affairs (BIA) requirements, including
payment of any BIA fees, obtaining appraisals and payment of just
compensation to the underlying owner. It is the applicant’'s responsibility to
determine what additional costs or other requirements may be necessary to
obtain any required public dedications as identified by the City for this
development. Required public dedications for easements or rights-of-way are
“without limitation as to tenure”; easements granted with a defined term, or
made in connection with an underlying Indian Land Lease, shall not be
accepted. Upon completion of Alternative B improvements by the applicant,
and as a condition of acceptance by the City Engineer, the applicant shall
prepare for the City Engineer's approval, an Affidavit of Completion in
accordance with Section 169.16, Title 25, of the Code of Federal Regulations,
for any improvements constructed by the applicant for which an easement
was dedicated to the City through the Bureau of Indian Affairs. The Affidavit
of Completion shall be provided to and approved by the City Engineer prior to
final acceptance of the project, including issuance of a final certificate of
occupancy. The applicant shall be responsible for obtaining the necessary
form for the Affidavit of Completion from the Palm Springs Agency of the
Bureau of Indian Affairs, and for having it completed as necessary by the
applicant’s Engineer of Record.

Construct an 8 inch V.C.P. sewer main across the entire on-site private street
frontages located 5 feet from centerline or as required by the City Engineer
and connect to the extended public sewer system in Belardo Road at the
northeast corner of the site or alternatively, connect to an extended public
sewer system going from the project from the “B” Street driveway across
Belardo Road to the Plaza Del Sol Shopping Center onto Tribal Allottee
Parcel 67B . All sewer mains constructed by the applicant and to become part
of the public sewer system shall be digitally video recorded by the City prior to
acceptance of the sewer system for maintenance by the City. A computer disc
of the video recording shall be provided to the City Engineer for review. Any
defects of the sewer main shall be removed, replaced, or repaired to the
satisfaction of the City Engineer prior to acceptance.

The applicant shall dedicate a 15 feet wide public sewer easement across
common area Lot AA. The required sewer easement shall be located entirely
within common area Lot AA. Note that the sewer main shall be constructed in

- Street “A” from Street “B” to Belardo Road, and not across Lot 1. The |

easement shall be kept clear and free of any and all obstructions to allow for
the continued operation and maintenance of the proposed public sewer main
within the easement. Construction of permanent structures or other

‘improvements determined to be an obstruction of the public sewer easement

shall not be allowed. Planting of large trees or other planting material with

Page 11 of 30




Resolution of the Planning Commission of the City of Palm Springs, California
Case 5.1310 PDD 365 TTM 36548 “Dakota”

ENG 22.

ENG 23.

ENG 24.

invasive or deep root structures shall be restricted. Access to the public
sewer easement from Street “B” shall be maintained. Provisions for the
maintenance of the public sewer easement, acceptable to the City Engineer,
shall be included in the CC&Rs for the tract. Notice shall be clearly included in
the CC&Rs defining restrictions of development within the easement.

Provisions for maintenance of the public sewer easement, acceptable to the
City Engineer, shall be included in the Codes, Covenants, and Restrictions
(CC&Rs) required for this development. Notice shall be clearly included in the
CC&Rs defining the restrictions of development within the easement across
common area Lot AA. The CC&Rs shall advise the property owners of the
City's right to enter the site, clear and remove any and all improvements
and/or obstructions within the easement, and give the City the right to charge
all costs incurred in enforcing this provision to the owners of common area
Lot AA. The CC&Rs shall also advise the property owners of the fact that the
City is not required to replace in like kind, any landscaping or other
improvements within the public sewer easement in the event repair or
replacement of the existing sewer main is required, and that the City shall be
limited to leaving the property in a rough graded condition following any such
repair or replacement. |

Applicant shall construct an 8 inch V.C.P. sewer main across the entire on-
site private street frontages located 5 feet from centerline or as required by
the City Engineer and connect to the extended public sewer system in
Belardo Road adjacent to the northeast comer of the TTM36548 site or
alternatively, to connect to the proposed public sewer main across the Tribal
Allottee parcel running easterly to the proposed public sewer manhole on the
west side of S. Palm Canyon Drive, or alternatively to another location as
approved by the City Engineer. The on-site public sewer system will not be
accepted for public maintenance until the system has been accepted by the
City.

Upon completion of the construction of public sewer lines, an as-built drawing
in digital format shall be provided to the City as required by the City Engineer,
if the sewer was not constructed in accordance with the original approved
sewer plans. ' '

GRADING

ENG 25.

ENG 26.

Common space Lot Il shall not be graded by applicant. A Grading plan
submitted to the City Engineer for review and approval shall incorporate this
grading restriction. Lot |l shall be dedicated to the City on the Final Map for
open space, recreation, or other purposes, as approved by the City Engineer.

Submit a Precise Grading & Paving Plan prepared by a California registered
Civil engineer to the Engineering Division for review and approval. The
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ENG 27.

Precise Grading 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 “Coachelia 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
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://www. 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 Grading plan.

b. The first submittal of the Grading Plan shall include the following
information: a copy of final approved conformed copy of Conditions of
Approval; a copy of a final approved conformed copy of the Tentative
Tract Map; a copy of current Title Report; a copy of Soils Report; a copy of
the associated Hydrology Study/Report; and a copy of the project-specific
Final Water Quality Management Plan.

Prior to approval of a Grading Plan or issuance of any permit, 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

~monitors during grading or other construction, and to arrange payment of any

ENG 28.

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

required fees associated with Tribal monitoring.
in accordance with an approved PM-10 Dust Control Plan, temporary dust

control perimeter fencing shall be installed. Fencing shall have screening that
is tan in color; green screening will not be allowed. Temporary dust control
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ENG 29.

ENG 30.

ENG 31.

ENG 32.

ENG 33.

ENG 34.

ENG 35.

perimeter fencing shall be installed after issuance of Grading Permit, and
immediately prior to commencement of grading operations.

Temporary dust control 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.

Within 10 days of ceasing all construction activity and when construction
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.

Prior to issuance of grading permit, the applicant shall provide verification to
the City that the Tribal Habitat Conservation Plan (THCP) fee has been paid
to the Agua Caliente Band of Cahuilla Indians in accordance with the THCP.

In accordance with the Geologic Evaluation for Rock Fall Hazard Report
prepared by Earth Systems, dated June 9, 2006, the following mitigation
measures shall be required:

a. The proposed retaining wall along the toe of slope of the mountains shall
be utilized as a debris wall. The wall shall have a minimum of 2 feet of
freeboard with a v-channel constructed on the slope-facing side to
manage stormwater runoff. The v-channel shall require routine
maintenance to clean accumulated debris that may roll or wash down the
slope and collect behind the wall. Provisions for maintenance of the v-
channel shall be included in the Codes, Covenants, and Restrictions
(CC&Rs) required for this development.

b. Structure setbacks shall be a minimum of 10 feet from the toe of slope.

Mitigation Measure VI-1 from the 2013 Initial Study/Mitigated Negative
Declaration shall be considered in the design and construction of the project.
Foundation design and pool locations adjacent to the shelf area near the
existing slope will mitigate for intact bedrock, talus and accumulated boulders
from past rockfall to the satisfaction of the City Engineer (see also MM-Vi-14).

Mitigation Measure VI-2 from the 2013 Initial Study/Mitigated Negative
Declaration shall be considered in the design and construction of the project.
Retaining walls will be designed to accommodate loading from the retention
of rock materials. The upper freeboard portion of the retaining wall will be
designed to include loading from debris flows.

Mitigation Measure VI-3 from the 2013 Initial Study/Mitigated Negative
Declaration shall be considered in the design and construction of the project.
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ENG 36.

ENG 37.

ENG 38.

ENG 39.

ENG 40.

Northwestern Half of Lots (Lot 33 and northwestward): As recommended by
the geotechnical engineer, a catchment ditch shall be employed from Lot 33
northwestward along the toe of slope to Lot 22. The basic design of the ditch
shall conform to the parameters described on page 11 of Earth Systems
Southwest's geotechnical plan review dated August 9, 2013.

Proposed catchment ditches may be designed to serve a dual use for
stormwater retention and debris flow mitigation, in addition to rockfall
mitigation. Access ramps and easements shall be provided to allow
accessibility for maintenance equipment and work crews. Before finalizing,
the design engineer shall submit cross-sections of proposed catchment
ditches to the engineering geologist and geotechnical engineer. Final design
shall be tested with the use of computer simulation for effectiveness relative
to the specific slope geometry.

Provisions for maintenance of the catchment ditches shall be included in the
Codes, Covenants, and Restrictions (CC&Rs) required for this development.

Mitigation Measure VI-4 from the 2013 Initial Study/Mitigated Negative
Declaration shall be considered in the design and construction of the project.
Southwestern Half of Lots (south of Lot 33). As recommended by the
geotechnical engineer, a debris flow wall shall be constructed for the
remaining portion of the project along the existing slope. The wall and
drainage swale behind the wall shall be designed in conformance with the
parameters described on pages 7 and 12 of Earth Systems Southwest’s
geotechnical plan review dated August 9, 2013. Adequate access for
maintenance equipment and crews shall be provided.

Provisions for maintenance of the wall and drainage swale behind the wall
shall be included in the Codes, Covenants, and Restrictions (CC&Rs)

required for this development.

Mitigation Measure VI-5 from the 2013 Initial Study/Mitigated Negative
Declaration shall be considered in the design and construction of the project.
Deck/Flatwork Subgrade Preparation: In the deck/flatwork areas, the
subgrade shall be overexcavated according to parameters described on page
10 of Earth Systems Southwest’s geotechnical plan review dated August 9,
2013. Compaction shall be verified by testing.

'Mitigation Measure VI-6 from the 2013 Initial Study/Mitigated Negative

Declaration shall be considered in the design and construction of the project.
Cut Slopes: Cut slopes in bedrock shall be evaluated on a slope-by-slope
basis by the project engineering geologist, as described on page 10 of Earth
Systems Southwest’s geotechnical plan review dated August 9, 2013.
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ENG 41.

ENG 42.

ENG 43.

ENG 44.

Mitigation Measure VI-7 from the 2013 Initial Study/Mitigated Negative
Declaration shall be considered in the design and construction of the project.
Oversize Rock Disposal: The project shall consult the recommendations
pertaining to oversize rock removal and stockpiling provided on page 10 of
Earth Systems Southwest's geotechnical plan review on August 9, 2013.

Mitigation Measure VI-8 from the 2013 Initial Study/Mitigated Negative
Declaration shall be considered in the design and construction of the project.
Slopes: To avoid erosion or overflowing of slopes as they weather and
deteriorate, the project shall consult the recommendations described on page
10 of Earth Systems Southwest's geotechnical plan review dated August 9,
2013. :

Mitigation Measure VI-9 from the 2013 Initial Study/Mitigated Negative
Declaration shall be considered in the design and construction of the project.
Catchment Ditch: The project shall consult the design recommendations for
the catchment ditch, which are described on page 11 of Earth Systems
Southwest's geotechnical plan review dated August 9, 2013.

Mitigation Measure VI-10 from the 2013 Initial Study/Mitigated Negative

- Declaration shall be considered in the design and construction of the project.

Remedial Grading: The project shall implement specific recommendations
pertaining to grading, remedial grading, trench backfill, and foundation criteria

~ provided in the following geotechnical reports: Geotechnical Engineering

ENG 45.

~ENG 46.

ENG 47.

Report, File No. 09709-02, Doc. No. 04-08-825, Earth Systems Southwest,
August 31, 2004; Summary of Findings, Geologic Evaluation of Rock Fall
Hazard, File No. 09709-03, Doc. No. 06-06-759, Earth Systems Southwest,
June 9, 2006; and Geotechnical Engineering Report Update, File No. 09709-
02, Doc. No. 13-04-707, Earth Systems Southwest, April 8, 2013.

Mitigation Measure VI-11 from the 2013 Initial Study/Mitigated Negative
Declaration shall be considered in the design and construction of the project.
A qualified geotechnical engineer shall be retained during the construction

:process to provide testing and observe compliance with approved plans and

mitigation measures.

Mitigation Measure VI-12 from the 2013 Initial Study/Mitigated Negative
Declaration shall be considered in the design and construction of the project.
All depressions and/or sink holes identified in the geotechnical plan review
prepared by Earth Systems Southwest, dated August 9, 2013, shall be
excavated to firm materials and backfilled with soil or slurry.

Mitigation Measure VI-13 from the 2013 Initial Study/Mitigated Negative
Declaration shall be considered in the design and construction of the project.
Transition Conditions for Residences: In pad transition areas (cut to fill),
overexcavation shall occur in accordance with the parameters described on
page 9 of Earth Systems Southwest's geotechnical plan review dated August
9, 2013. The bottom of the excavation and excavation sidewalls shall be
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ENG 48..

ENG 49.

ENG 50.

ENG 51.

ENG 52.

ENG 53.

reviewed by the project geotechnical engineer or geologist for suitability prior
to recompaction. Compaction shall be verified by testing.

Mitigation Measure Vi-14 from the 2013 Initial Study/Mitigated Negative
Declaration shall be considered in the design and construction of the project.
Subgrade Preparation for Pools and Spas Founded in Bedrock and Transition
Conditions: Soils below pool/spa shells and foundation areas (for any water
features of support structures) shall be overexcavated in accordance with the
methods described on pages 9 and 10 of Earth Systems Southwest's
geotechnical plan review dated August 9, 2013. The bottom of the excavation
and excavation sidewalls shall be reviewed by the project geotechnical
engineer or geologist for suitability prior to recompaction. Compaction shall be
verified by testing.

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

A Notice of Intent (NOI) to comply with the California General Construction
Stormwater Permit (Water Quality Order 2008-0009-DWQ as modified
September 2, 2009) is required for the proposed development via the
California Regional Water Quality Control Board online SMARTS system. A
copy of the executed letter issuing a Waste Discharge Identification (WDID)
number shalt be provided to the City Engineer pnor to issuance of a grading
or building permit.

This project requires the preparation and implementation of a stormwater
pollution prevention plan (SWPPP). As of September 4, 2012, all SWPPPs

“shall include a post-construction management plan (including Best

Management Practices) in accordance with the current Construction General
Permit. Where applicable, the approved final project-specific Water Quality
Management Plan shall be incorporated by reference or attached to the
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 8.50.022
(h), the applicant shall post with the City a cash bond of two thousand dollars

- ($2,000.00) per disturbed acre at the time of issuance of grading permit 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.
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ENG 54. The applicant shall provide all necessary geotechnical/soils inspections and

ENG 55.

ENG 56.

testing in accordance with the Geotechnical/Soils Report prepared for the
project. All backfill, compaction, and other earthwork shown on the approved
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. No certificate of
occupancy will be issued until the required certification is provided to the City
Engineer.

The applicant shall provide pad elevation certifications for all building pads in
conformance with the approved grading plan, to the Englneenng Division prior
to construction of any building foundation.

In cooperation with the Riverside County Agricultural 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 Agriculiure 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 California Department of Food and
Agriculture office is located at 73-710 Fred Waring Drive, Palm Desert
(Phone: 760-776-8208).

WATER QUALITY MANAGEMENT PLAN

ENG 57.

This project shall 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
contaminated stormwater and non-stormwater runoff, shall 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 contaminated stormwater and

~ non-stormwater runoff from the project site, prior to release to the City’s

ENG 58.

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 satisfaction of the City Engineer, including provisions in
Covenants, Conditions, and Restrictions (CC&Rs) required for the
development.

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 permit. The WQMP shall address the implementation of
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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.

ENG 69. Prior to issuance of any grading or building permits, the property 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 or Property Owner
Association Covenants, Conditions, and Restrictions (CC&Rs); formation of
Landscape, Lighting and Maintenance Districts, Assessment Districts or
Community Service Areas responsible for implementing the Final Project-
Specific WQMP; or equivalent. Alternative instruments must be approved by
the City Engineer prior to the issuance of any grading or building permits.

ENG 60. Prior to issuance of certificate of occupancy or final City approvals, 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 (where
applicable).

DRAINAGE

ENG 61. All stormwater runoff across the property shall be accepted and conveyed in a
manner acceptable to the City Engineer and released to an approved
drainage system. The applicant shall obtain approval from Riverside County
Flood Control & Water Conservation District (RCFC) for connection of
proposed storm drain improvements to the existing regional flood control
system identified as Palm Springs Line 28-B. Verification of the capacity of
Palm Springs Line 28-B for the additional stormwater runoff accepted and
conveyed by Tentative Tract Map 36548 shall be determined, subject to
review and approval by RCFC and the City Engineer. RCFC approval shall
be required for any connection of proposed storm drain facilities to the
existing RCFC facility. The applicant shall be required to obtain an
Encroachment Permit from RCFC for connection of proposed storm drain
improvements to Palm Springs Line 28-B. A copy of the Encroachment

Page 19 of 30



Resolution of the Planning Commission of the City of Palm Springs, California
Case 5.1310 PDD 365 TTM 36548 “Dakota”

ENG 62.

ENG 63.

ENG 64.

ENG 65.

ENG 66.

ENG 67.

Permit shall be provided to the City Engineer, prior to approval of on-site
storm drain improvement plans.

The Preliminary Hydrology Analysis for Tentative Tract No. 36548, prepared
by Sanborn A/E, Inc., dated March, 2013, shall be finalized to determine the
volume of increased stormwater runoff due to development of the site, and to
determine required stormwater runoff mitigation measures for the proposed
development. Final storm drain system sizing and other stormwater runoff
‘mitigation measures shall be determined upon review and approval of the
final hydrology analysis by the City Engineer and may require redesign or
changes to site configuration or layout consistent with the findings of the final
hydrology analysis. ' In the event additional capacity is unavailable within
Palm Springs Line 28-B, the applicant shall be required to revise the
Hydrology Analysis to identify additional stormwater runoff mitigation
measures necessary to contain the increased stormwater runoff generated
from Tentative Tract Map 36548.

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

Construct drainage improvements, including but not limited to catch basins,
and storm drain lines, for drainage of on-site streets, as described in the
Preliminary Hydrology Analysis for Tentative Tract No. 36548, prepared by
Sanborn A/E, Inc., dated March, 2013. The hydrology analysis for Tentative
Tract Map 36548 shall be amended to include catch basin sizing and storm
drain pipe sizing, and other specifications for construction of required on-site
storm drainage improvements.

All on-site storm drain systems shall be privately maintained by a Home
Owners 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&Rs) required for this project.

Applicant shall design the storm drain system so that the 10-year storm will
be discharged to Regional Storm Drain Line 28B: the difference in runoff
between the 100-year storm and the 10-year storm will be discharged as
secondary free land overflow to the on-site streets and ultimately to Belardo
Road through a catch basin outlet system; or another alternative as approved
by the City Engineer. '

15 feet wide easements to the future Home Owners Association for storm
drainage purposes shall be reserved over non-hillside areas of Lots 1 through

- 39, common area lots BB and DD (on each side of the Main Entry), and

common area Lots CC, EE and FF, (or others, as may be required) for those

- portions of the on-site private storm drain system that cross individual lots. 10

feet wide easements to the future Home Owners Association for storm
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ENG 68.

drainage purposes shall be reserved over the hillside portions of the
aforementioned lots for the on-site private storm drain system as necessary.

The project is subject to flood control and drainage implementation fees. The
acreage drainage fee at the present time is $7,271.00 per acre per Resolution
No. 15188. Fees shall be paid prior to issuance of a building permit. Drainage
fees may be waived upon verification of prior costs paid related to the
construction of the Palm Springs Storm Drain Line, Lateral 28B.

-GENERAL

ENG 69.

ENG 70.

ENG 71.

ENG 72.

ENG 73.

Any utility trenches or other excavations within existing asphalt concrete
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, Mission Springs Water District, etc.).
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 overtay 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.

All proposed utility lines shall be instalied underground.

All existing utilities shall be shown on the improvement plans for the project.
The existing and proposed service laterals shall be shown from the 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 by 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 issuance of
a final certificate of occupancy. Any modifications or changes to approved
improvement plans shall be submitted to the City Engineer for approval prior
to construction.
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ENG 74,

ENG 75.

MAP

ENG 76.

ENG 77.

ENG 78.

TRAFFIC

ENG 79.

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.

All 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 accordance 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.
The Final Map shall be approved by the City Council prior to issuance of
building permits.

A copy of draft Covenants, Conditions and Restrictions (CC&Rs) shall be
submitted to the City Attorney for review and approval for any restrictions
related to the Engineering Division’s recommendations. The CC&Rs shall be
approved by the City Attorney prior to approval of the Final Map, or in the
absence of a Final Map, shall be submitted and approved by the City Attorney
prior to issuance of Certificate of Occupancy.

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 Riversidle 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 annctation 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 (e00), 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.

A minimum of 48 inches of clearance for handicap accessibility shall be
provided on public sidewalks. Minimum clearance on public sidewalks shall
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ENG 80.

ENG 81.

ENG 82.

- ENG 83.

ENG 84.

ENG 85.

be provided by either an additional dedication of a sidewalk easement (if
necessary) and widening of the sidewalk, or by the relocation of any
obstructions within the public sidewalk along the Belardo Road frontage of the
subject property.

All damaged, destroyed, or modified pavement legends, traffic control
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.

Applicant shall restripe the bike lane (if necessary, as determined by.the City
Engineer) using thermoplastic material along the project frontage on the west
side of Belardo Road. All required traffic striping and signage improvements
shall be completed in conjunction with required street improvements, to the
satisfaction of the City Engineer, and prior to issuance of a certificate of
occupancy.

Install a 30 inch stop sign, stop bar, and “STOP" legend for traffic exiting the
development at the intersection of Belardo Road and the Main Entry, at the
Street “B” driveway access south of the Main Entry, as well as at the Lot AA
driveway serving residential iots 37, 38, and 39, in accordance with City of
Palm Springs Standard Drawing Nos. 620-625 and the California Manual on
Uniform Traffic Control Devices for Streets and Highways, dated January 13,
2012, or subsequent editions in force at the time of construction, as required
by the City Engineer,

If identified by a name, install a street name sign at the intersection of Belardo
Road and the Main Entry in accordance with City of Palm Springs Standard
Drawing Nos. 620 through 625 and the California Manual on Uniform Traffic .
Control Devices for Streets and Highways, dated January 13, 2012, or
subsequent editions in force at the time of construction, as required by the
City Engineer.

Install stop controls at on-site street intersections, as may be required by the

-City Engineer. Stop signs within the development may be customized,

provided the sign maintains the minimum standards for stop signs in the

~ California Manual on Uniform Traffic Control Devices for Streets and

Highways, dated January 13, 2012, or subsequent editions in force at the
time of construction, subject to review and approval by the City Engineer.

The applicant shall provide and install one 5600 lumen high pressure sodium
vapor decorative safety street light with glare shield on marbelite pole on the
southwest corner of Belardo Road and the Main Entry with the mast arm over

Belardo Road. The decorative nature of the street light shall be similar to the

style within the project or within the Plaza Del Sol Shopping Center. The
applicant shall coordinate with Southern California Edison for required permits
and work orders necessary to provide electrical service to the street light.
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ENG 86. Construction signing, lighting and barricading shall be provided during all

ENG 87.

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 January 13, 2012, or subsequent editions in force at the
time of construction.

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

FIRE DEPARTMENT CONDITIONS

GENERAL CONDITIONS

These Fire Department conditions may not provide all requirements. Detailed plans are
still required for review.

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

. Additional requirements may be required at that time based on
revisions to site plans.

~ Fire Department Conditions were based on the 2010 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.

Plot Plan: Prior to completion of the project, an 8.5"x11” plot plan or
drawing, and an electronic version in an industry standard file format
capable of being used in a geographical information system (GIS)
preferably an ESRI shape file(s) shall be provided to the fire department.
The GIS file shall be projected in the California State Plane Zone VI
coordinate system and capable of being re-projected into the North
American Datum 1983 coordinate system. PDF files by themselves will not
meet this requirement. The GIS and ESRI shape file(s) shall clearly show
all access points, fire hydrants, KNOX™ box locations, fire department
connections, dwelling unit or suite identifiers, main electrical panel
location(s), sprinkler riser and fire alarm locations. Industry standard

'symbols used in emergency management and pre-fire planning are

encouraged. Large projects may require more than one page. AutoCAD
files will be accepted but must be approved prior to acceptance.
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FiD 4

PLANS AND PERMITS

When there are significant changes in occupancy, water supply, storage
heights, type, and quantity of storage, storage configurations, Tenant
Improvements or any other changes which may affect the fire sprinkler
system design, the owner, tenant or contractor shall submit plans and
secure permits.

Complete plans for private fire service mains or fire sprinkler systems
should be submitted for approval well in advance of installation. Plan
reviews can take up to 20 working days. Submit a minimum of four (4)

sets of drawings for review. Upon approval, the Fire Prevention Bureau

will retain two sets.
Plans shall be submitted to:
City of Palm Springs |

Building and Safety Department
3200 E. Tahquitz Canyon Way

Palm Springs, CA 92262

Counter Hours: M — TH, 8:00 AM — 11:00 AM and 2:00 PM - 6:00 PM

A deposit for Plan Check and Inspection Fees is required at the time of
Plan Submittal. The minimum fee is $ 208.00. These fees are established
by Resolution of the Palm Springs City Council.

Compilete listings and manufacturer's technical data sheets for all system
materials shall be included with plan submittals. All system materials shall
be UL listed or FM approved for fire protection service and approved by

the Fire Prevention Bureau prior to installation.

Plans shall indicate all necessary engineering features, including all
hydraulic reference nodes, pipe lengths and pipe diameters as required by

the appropriate codes and standards. Plans and supportive data .

(calculations and manufacturer's technical data sheets) shall be submitted
with each plan submittal. Complete and accurate legends. for all symbols
and abbreviations shall be provided on the plans.

Plot Plan: Prior to completion of the project, a 8.5"x11" plot plan and an
electronic CAD version shall be provided to the fire department. This shall
clearly show all access points, fire hydrants, knox box locations, fire
department connections, unit identifiers, main electrical panel locations,
sprinkler riser and fire alarm locations. Large projects may require more
than one page.
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FID 5

FID 6

FID7

FID 8

FID 9

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 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 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.

Access Road Dimensions (CFC 503.2.1): 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 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.

Security Gates (CFC 503.6): The installation of security gates across a

- fire apparatus access road shall be approved by the Fire Chief. Where

security gates are installed, they shall have an approved means of
emergency operation. The security gates and the emergency operation
shall be maintained operational at all times. Electric gate operators, where
provided, shall be listed in accordance with UL 325. Gates intended for
automatic operation shall be designed, constructed and installed to
comply with the requirements of ASTM F 2200 and an approved Knox key
electric switch. Secured non-automated vehicle gates or entries shall

- utilize an approved padlock or chain (maximum link or lock shackle size of

Y inch). Approved security gates shall be a minimum of 14 feet in
unobstructed drive width on each side with gate in open position.
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FID 10

FID 11

FID 12

-~ -FID13

In the event of a power failure, the gates shall be defaulted or
automatically transferred to a fail safe mode allowing the gate to be
pushed open without the use of special knowledge or any equipment. If a
two-gate system is used, the override switch must open both gates.

If there is no sensing device that will automatically open the gates for
exiting, a fire department approved Knox electrical override switch shall be
placed on each side of the gate in an approved location.

A final field inspection by the fire code official or an authorized
representative is required before electronically conirolled gates may
become operative. Prior to final inspection, electronic gates shall remain
in a locked-open position.

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 Palm
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.

2. Roads must be 30 feet wide when parking is not allowed on
only one side of the roadway.

3. Roads must be 40 feet wide when parking is not restricted.

| Dimensions (CFC 503.2.1): Fire apparatus access roads shall have an
“unobstructed width of not less than 20 feet except for approved security

gates in accordance with Section 503.6 and an unobstructed vertical
clearance of not less than 13 feet 6 inches.

Roadway Dimensions: Private streets shall have a minimum width of at
least 20 feet, pursuant to California Fire Code 503.2.1 however, a greater

‘width for private streets may be required by the City engineer to address

traffic engineering, parking, and other issues. The Palm Springs Fire
Department requirements for two-way private streets, is a minimum
width of 24 feet, unless otherwise allowed by the City engineer. No
parking shall be allowed in either side of the roadway. :

Turning radius (CFC 503.2.4): Fire access road turns and corners shall

- be designed with a minimum inner radius of 25 feet and an outer radius of

43 feet. Radius must be concentric.

Page 27 of 30




Resolution of the Planning Commission of the City of Palm Springs, California
Case 5.1310 PDD 365 TTM 36548 “Dakota”

FID 14

FID 15

FID 16

FID 17

FID 18

Required Turn Arounds: Dead-end fire apparatus access roads in excess
of 150 feet in length shall be provided with approved provisions for the
turming around of fire apparatus. The City of Palm Springs has two
approved turn around provisions. One is a cul-de-sac with an outside
turning radius of 45 feet from centerline. The other is a hammerhead
turnaround meeting the Palm Springs Public Works and Engineering
Department standard dated 9-4-02.

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.

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. Decomposed
granite (DG), grass, dirt, sand and other materials that can wash away,
develop ruts or be dug up shall not be used. Interlocking pavers, turf block
or other similar materials may be allowed, subject to the provision of
proper base material and compliance with City Engineering Department
compaction requirements. Prior to permit sign-off, compaction test results
shall be submitted to the City Engineering Department for approval.

Premises ldentification (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 numbers or
alphabetical letters. Numbers shall be a minimum of 4 inches high for SFR
occupancies and 6" - 12" for all other occupancies depending on distance
from street with a minimum stroke width of 0.5 inch. Where access is by
means of a private road and the building cannot be viewed from the public
way, a monument, pole or other sign or means shall be used to identify
the structure.

Fire Hydrant Flow and Number of Fire Hydrants (CFC 508.5): Fire
hydrants shall be provided in accordance with CFC Appendix B, Fire Flow
Requirements for Buildings, for the protection of buildings, or portions of
buildings, hereafter constructed. The required fire hydrant flow for this
project is 750 gailons per minute (with fire sprinklers) (CFC Appendix B)

and one available fire hydrant must be within 250 feet from any point on -

lot street frontages. (CFC Appendix C)
Operational Fire Hydrant(s) (CFC 508.1, 508.51 & 1412.1):

Operational fire hydrant(s) shall be installed within 250 feet of all
combustible construction. They shall be installed and made serviceable

Page 28 of 30



Resolution of the Planning Commission of the City of Palm Springs, California
Case 5.1310 PDD 365 TTM 36548 "Dakota”

FID 19

FID 20

FID 21

FID 22

prior to and during construction. No landscape planting, walls, or fencing is
permitted within 3 feet of fire hydrants, except ground cover plantings.

NFPA 13D Fire Sprinklers Required: An automatic fire sprinkler system
is required. Only a C-16 licensed fire sprinkler contractor shall perform
system design and installation. System to be designed and installed in
accordance with NFPA standard 13D, 2010 Edition, as modified by local
ordinance. The contractor should submit fire sprinkler plans as soon as
possible. No portion of the fire sprinkler system may be installed prior to
plan approval. ’

Residential Smoke and Carbon Monoxide Alarms Installation with

- Fire Sprinklers (CFC 907.2,10.1.2, 907.2.10.2 & 907.2.10.3; CRC R315):

Provide and install Residentiai Smoke and Carbon Monoxide Alarms
(Kidde SM120X Relay / Power Supply Module connected to multi-station
Kidde smoke and carbon monoxide alarms or equal system and fire
sprinkler flow switch). Alarms shall receive their primary power from the
building wiring, and shall be equipped with a battery backup. In new
construction, alarms shall be interconnected so that operation of any
smoke alarm, carbon monoxide alarm or fire sprinkler flow switch causes
all smoke and carbon monoxide alarms within the dwelling to sound and
activate the exterior horn/strobe.

The wiring of this system shall be in accordance with Kidde SM120X
Relay / Power Supply Module manual and Figure 2 (see attached). The
120 volt device wired to turn on when alarm sounds is the exterior horn /
strobe. The pull for fire device is the fire sprinkier flow switch.

Additional Residential Smoke Alarm Requirements (NFPA 72:
29.5.1.3): Where the interior floor area for a given level of a dwelling unit,
excluding garage areas, is greater than 1,000 Sq. Ft., the additional
requirements are that all points on the ceiling shall have:

a. A smoke alarm within a distance of 30 ft travel distance or
b. An equivalent of one smoke alarm per 500 Sq. Ft. of floor
area. '

One smoke alarm per 500 Sq. Ft. is evaluated by dividing the total interior
square footage of floor area per level by 500 Sq. Ft.

Carbon Monoxide Alarm or Detector Locations (NFPA 720: 9.4.1.1 &
9.4.1.2; CRC R315.3): Carbon monoxide alarms or detectors shall be
installed as follows:
(1) Outside of each separate dwelling unit sleeping area in the
immediate vicinity of the bedrooms
(2) On every occupiable level of a dwelling unit, including
basements, excluding attics and crawl spaces
(3) Other locations where required by applicable laws, codes, or
standards
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FID 23

FID 24

FID 25

" FID 26

Each alarm or detector shall be located on the wall, ceiling, or other
location as specified in the manufacturer's published instructions that
accompany the unit.

Audible Residential Water Flow Alarms (CFC 903.4.2): An approved
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. The horn/strobe shall be outdoor rated.

Wildland-Urban Interface Fire Area: This building site is located in a
geographical area identified by the state as a “Fire Hazard Severity Zone”
in accordance with the Public Resources Code Sections 4201 through
4204 and Government Code Sections 51175 through 51189, or other
areas designated by the enforcing agency to be at a significant risk from
wildfires.

Construction Methods & Requirements Within Established Limits
(CFC 4905.2): Within the limits established by law, construction methods
intended to mitigate wildfire exposure shall comply with the wildfire
protection building construction requirements contained in the California
Building Standards Code including the foliowing:

1. California Building Code Chapter 7A,
2. California Residential Code Section R327
3. California Reference Standards Code Chapter 12-7A

4. and this chapter

Establishment Of Limits (CFC 4905.3) The establishment of limits for
the Wildiand-Urban Interface Fire Area's required construction methods
shall be designhated pursuant to the California Public Resources Code for
State Responsibility areas or by a local agency following a finding
supported by substantial evidence in the record that the requirements of
this section are necessary for effective fire protection within the area. This
wildland-urban interface area has been designated as a “Severe Fire
Hazard Zone”.

END OF CONDITIONS
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R PURNEL likes the minimal disturbance.

‘ CHAIR_ SECQOY-JENSEN commented o ificant architecture.

M/SIC (Secoy/Jensen/Fredricks, 7-0) Recommend approva
Commission.

NARY AND FINAL
€AGS, LLC, FOR A 39-

ARCHITECTURAL REVIEW OF PR
DEVELOPMENT PLANS BY WESSMAN 4¢

In response to a question by ComR Sghein regardlng nelghborhood
meetings, Director Wheeler reporte
give information. The developer may
for the neighborhood to desngn the prcy
opportunity to submit a
Attorney indicated thed

[t is not the opportunity

COMMITTEE ME
cy establishing types of public benefit, at

] PDD proposals - meeting General Plan
|op ent key features such as open space / meeting

MICHAEL BRAUN @pplicant representative, responded the only number 39 has a
. casita and the height of the wall is 6'.

COMMITTEE MEMBER FREDRICKS asked questions regarding plant location.
- COMMITTEE MEMBER CASSADY askéd how many guesf parking there are.

MICHAEL BRAUN responded 15 guest parking spaces.



Architectural Advisory Committee Minutes
December 9, 2013

COMMITTEE MEMBER SONG asked if the side setbacks are 3' - 6' and will the
garbage cans be kept within the garage.

MICHAEL BRAUN commented that the buildings are 22' high; units 1 and 19 are
closer than would be allowed by underlying zoning without a PDD.

The following speakers provided testimony:

JUDY DEERTRACK said that use and design cannot be
single-family is compatible to multi-family residential. T,
facing the pools. She requested that this project
Commission before a decision is made.

iate, that it implies
pen space is different;
back to the Planning

FRANK TYSON said the project has improved
committee to review the public benefit; the AA

MICHAEL BRAUN responded that 1.82 acres wil

COMMITTEE MEMBER HIRSCHBE o8iting a ROW to give access to
the open space. |

COMMITTEE MEMBER FREDRICKS & ‘ ik of open space within the
" project and plant materials. Need ans : e architect on use of certain
plant types that will ol

COMMITTEE M
members on lands

addressed. The erftry needs to be addressed with landscape changes suggested.

COMMITTEE MEMBER CASSADY said the project is too dense and setbacks are too
little. They are detached condominiums.

COMMITTEE MEMBER SONG said that density is important and suggested fewer
swimming pools and provides more open space. Staggering buildings may provide
' more open space in front. ' '



Architectural Ad\.;isory Committee Minutes
December 9, 2013

COMMITTEE MEMBER HIRSCHBEIN said that more research should be done to
access the dedicated hillside area.

M/S/C (Fredricks/Fauber, 6-1 Cassady) Table and request applicant's Iandscape
architect to be present.

COMMITTEE MEMBER COMMENTS: None.

- STAFF MEMBER COMMENTS: None.

B Architectural Advisory :09 pm to the

ADJOURNMEN .
- Council

mittee adjourne

i



- responded to comments from the Committee Members.

Architectural Advisory Committee Meeting Agenda
January 6, 2013

2. WESSMAN HOLDINGS, LLC, FOR ARCHITECTURAL REVIEW OF
PRELIMINARY AND FINAL DEVELOPMENT PLANS FOR A 39-LOT
DETACHED SINGLE-FAMILY RESIDENTIAL PROJECT CONSISTING OF
TWO-STORY, DETACHED HOMES WITH GARAGES AND PRIVATE YARD
AND POOL AREAS AT 1501 S. BELARDO ROAD, ZONE R-3 (CASE 5.1310
PD 365 AND TTM 36548). (DN)

Associate Planner Newell and Director Wheeler presented roposed project and

JOHN WESSMAN, applicant, requested a vote up or dow

Hted that 6
tenophylla He advised the osmanthus
%jporum toblra He concurred W|th the applicant's
Ridge, proposal to ”ﬂreg,lace the prunus to swanhill olive and

il t ‘"" arbede ;IS.

and need guest pa "ng”more than a dog park

_ &
COMMITTEE MEMBER HIRSCHBEIN expressed concern regarding the public benefit

in the design, hillside access not provided and underlying setback is not met W|th|n the
PD.

COMMITTEE MEMBER SECOY-JENSEN commented that unit 19 adjacency is
bothersome and unit 1 is also.

M/S/C (Fauber/Secoy-Jensen, 6-1 Hirschbein) Approve with condition as follows:

2



Architectural Advisory Committee Meeting Agenda
January 6, 2013

If not above utilities add acacia trees on Lots 3 - 8 and 32 - 35.

3. GEOFF MCINTOSH, OWNER OF BERNIE'S SUPPER CLUB, TO REPLACE
EXISTING ENCLOSED ENTRY CANOPY WITH NEW METAL AWNING WI
PIN-STRIPED BLACK / GOLD FABRIC LOCATED AT 292 EAST PHM
CANYON DRIVE, ZONE C-1, (CASE 3.1324 MAA) (GM%M

i,

ign stenciled

the 'drapery and

COMMITTEE MEMBER SONG questlo;%eg if trg ‘ gmgﬁ’py is horizontal or sloped.
fhus '» ' f

7sbcontracto\$‘<%e ied thescanopy is level.

COMMITTEE]

STAFF MEMBER € ENTS: Director Wheeler commented on the Desert Sun
article about new degfelopment on the south side of the city, including today's item #3.

The newly prop#sed revision to the Section 14 Master Plan was distributed for future

consideratio

ADJOUBAIMENT: There being no further comments the Architectural Advisory
Commyfee adjourned at 4:00 pm to the next regular meeting at 3:00 pm on Tuesday,
Janyfary 21, 2014, Council Chamber, City Hall, 3200 East Tahquitz Canyon Way, Palm
Spfings. '



| "David Newell

N
From: judydeertrack@gmail.com on behalf of Judy Deertrack <judy®@judydeertrack.com>
Sent: Tuesday, November 12, 2013 4:19 PM
To: David Newell
Subject: Fwd: Dakota Project {Case No. 5.1310 PDD 365)
Attachments: RESIDENTIAL STANDARDS - SFR.png; RESIDENTIAL STANDARDS - R-3 & R-4.png;

RESIDENTIAL STANDARDS - PDD Density Consistency.png; RESIDENTIAL-'STANDARDS -
Open Space.png; RESIDENTIAL STANDARDS - Compatibility.png; RESIDENTIAL
STANDARDS - Compatibility 2.png; CITY DOCS CC Staff Report 2013.09.04 LU 1B.pdf

---------- Forwarded message ----rmmm--

From: Judy Deertrack <judy@judydeertrack.com>
Date: Tue, Nov 12, 2013 at 4:11 PM

Subject: Dakota Project (Case No. 5.1310 PDD 365)

To: david.ewell@palmspringsca.gov

David:

Thank you for our conversation of today. | had indicated to the Pianning Director, Ms. Wheeler, that |
still do not agree that the amendment introduced September 4th to remove the minimum threshholds
for land use classifications (Resolution 23415) allows for single-family residential (SFR) in a high-
density residential (HDR) land use designation. Please note the sections | have attached to

illustrat_e.

Your Housing Element under "Development Standards," references Table 3-14, and explicitly limits
SFR homes to the Guest Ranch Zone (G-R-5), and R-1. The section states, "This zoning district [G-
R-5 and R-1] corresponds to general plan land use designation of estate and very low density."

The Dakota Project is within a land classification of High Density Residential (HDR), zoned R-3. The
Housing Element General Plan Development Standards state, “The City has three multiple-family
residential zones, including garden apartments (R-G-A), limited multi-family (R-2), and muitiple-family
residential and hotel (R-3 and R-4).” [italics & bold script added]

* Another section of the city's general plan specifies that a planned development district (PDD) can

change zoning, but must remain consistent with the general plan (and its land use classifications).



The use of SFR next to muiti-family residential at Tahquitz Mesa Villas also violates a standard of
conformance required under the Architectural Review section of the Housing Element. This project
requires review by the Architectural Review Committee. (See attached section for Dévelopment
Standards). | would like my comments appended to their review.

The site layout, orientation, location of structures, and relationship to generous open space and
topography (including wildlife paths), is mandated in the General Plan to occur so as to create a
harmonious relationship with adjoining uses. The height, the area, setbacks, and overall mass of
Dakota with Tahquitz Mesa Villa are not well suited to one another in design.

The city is in fact choosing to convert lands reserved for multi-family affordable housing. A PDD has
a strict requirement of off-setting losses by the creation of public benefits in either design, amenities,
or impact fees, and | see none of that here.

A multi-family housing unit allows for a minimum of 45% open space, which creates the spaciousness
and design conformance to Tahquitz Mesa Villas, including our wildlife corridors that accommodate
the abundant wildlife coming off the mountain. This is the real loss; the attractive landscaping that
offsets the clustered multi-family housing, and the creation of affordable housing for the area.

Trying to "fit" single family residential into a lot classified as MFR is problematic, and that is exactly
why the developer has had three applications on file with continuously decreasing density; from 66
units, to 43 units to the current 39. :

This new application is also identified as an "amendment." The developer has previously adopted the
PDD and TTM by using an outmoded 2007 negative declaration, which does not take into

. consideration the area changes, RHNA obligations, changes to streetscaping, and other planning
factors that have occurred in the interim. | am also asking the city to proceed with an Initial

Study. The density decrease from project to project also do not excuse the obligation for a current
environmental review, because CEQA covers multiple environmental factors, and decreasing density
with an impact to affordable housing land stock also may easily be classified as an environmental

impact in and of itself.

The project design asks for the removal of a 45% open space factor that would otherwise be allowed
if this were MFR. The project is built at the bottom of a steep hill. There will be 39 pools excavated,
and | have not seen a soils analysis on whether this would de-stabilize the slope or cause drainage
issues in this sensitive habitat area, but the elimination of open space and building 39 separate back
yards with their fences will impact habitat flow, and create imbalances in the design and flow of the -
neighboring project. | see nothing in the proposed project that buffers impacts between the two

2



projects; as it stands, those units that adjoin the project will have a six foot wall five feet off their patio,
and will completely lose their view of the mountain.

| would appreciate the due consideration of these thoughts, and also ask if | may be placed on the list
to receive notice of all hearings and environmental processes. Thank you.

Judy Deertrack
Tahquitz Mesa Villas
1333 South Belardo Road, Unit 510

Palm Springs, Ca 92264



Judy Deertrack
1333 South Belardo Road, Apt 510
Palm Springs, CA 92264

Monday, December 9, 2013

To the Planning Director and
Architectural Review Committee

Re: Iltem 3B. ARCHITECTURAL REVIEW OF PRELIMINARY AND FINAL DEVELOPMENT
PLANS BY WESSMAN HOLDINGS, LLC, FOR A 39-LOT DETACHED SINGLE-FAMILY
RESIDENTIAL PROJECT CONSISTING OF TWO-STORY, DETACHED HOMES WITH
GARAGES AND PRIVATE YARD AND POOL AREAS AT 1501 S. BELARDO ROAD, ZONE R-3
(CASE 6.1310 PD 365/ TTM 36548).

To the Honorable Architectural Review Commitiee:

| am a resident of Tahquitz Mesa Villas, immediately north of the land area at issue, and as such l am a
citizen directly affected by the proposed uses and design.

Please accept this as a request to recommend against the proposed architectural standards of PDD 365
and TTM 36548, otherwise known as the Dakota Project, based upon a proposed architectural build-out
of single-family residential (SFR) homes within an area designated for High Density Residential (HDR).

The General Plan requireménts for the City of Palm Springs in both its land use element and housing
element specifically prohibit single-family residential homes within a HDR classification. The staff report,

- at page 3, has very clearly identified this lot as high-density residential.

The committee is prevented from a recommendation or finding of compatible design with adjoining
residential properties until the proposed land use is corrected to comply with general plan requirements,

- particularly under review standards 2, 4, and 5 in the staff report.

Please see attached General Plan Housing Element Table 3-12 which specifies that HDR
accommodates the higher density residential homes built at a density of 15.1 to 30 dwelling units per
acre, and Table 3-13 which specifies that single-family residential occur within zones G-R-5, R-1, R-G-A,
and R-2, but not R-3/R-4 or R-MHP. Despite recent amendments to the city’s general plan to lower or
eliminate density ranges for residential homes, these general plan standards cited herein have never
been amended in the general plan, and remain in effect.

Accordingly, recommendations regarding compatibility, site layout consistency, and - harmonious

* relationships with adjoining properties (Staff Report AAC Review Sections 2, 4, and 5) cannot be made

by the Architectural Advisory Committee and remain consistent with the General Plan land use
requirements, OR with Architectural Review Standards within City of Palm Springs Ordinance 94.04.00
(D) Architectural Review.

My suggestion is to re-submit this to the City for further review for a resolution of the issue of general
plan consistency before Architectural Review is timely.

ATTACHMENTS:
General Plan Housing Element Table 3-12
General Plan Housing Element Table 3-13



CITY OF PALM SPRINGS

GENERAL PLAN

P

General Plan Land Use | Zoning

Districts

ReA

Central Business District CBD

Allows commercial, residential, and office uses at a high
intensity and density {21 to 30 units per acre}.

Tourist Resort Commercial R-C

Allows commercial, residential and office uses at a
medium intensity and density of up to 21 units per acre.

Mixed-Usa/Multi-Use MU

Allows commercial, residential, and office uses at a low
concentration and density at up to 15 units per acre.

Notes: Palm Springs allows residential development in the Open Spaca/Conservation, Mountain, and Desertland use
designations at a lower density than the above residential land use categories. A Small Hotel land use classification
also allows up to 10 units per acre. The Land Use Element provides more defail on these categories.

Land Ownership

One of the distinguishing characteristics in Palm Springs is the unique
pattern of land ownership. Palm Springs is divided into Indian and non-
Indian property holdings, based upon a grid pattern of square-mile
sections of alternating ownerships. This grid pattern of alternating
ownership dates back to the original land agreement between the Agua
Caliente Band of Cahuilla Indians (the Tribe) and the federal government.

Indian lands fall into three categories:

v

u

Tribal Trust Lands. In the 1970s, the City and the Tribe came to
an agreement that recognized the Tribe’s authority to regulate
Indian Trust lands. Under this agreement, the City acts as the
Tribe’s agent to impose City land use regulations and consults
with the Tribe regarding any action that may affect Indian Trust
Lands. In addition, the agreement established an appeal process
designating the Tribal Council as the final authority over land use
matters on Indian lands.

Allotted Trust Lands. These lands are former Tribal Trust Lands,
the title of which is now held by the United States for members of
the Tribe (allottees). The Tribe retains sovereign authority over

Pane 1.322

Palm Sprinas 2007 General Plan



CITY OF PALM SPRINGS

GENERAL PLAN

Zoni

Zoning Districts
Housing Type GRS | R1 | RGA | R2 |R3R4|RMHP
armily P p B B

Wil il B B P

Accessory Dwelling CUP CUP CUP CUP

Guest House P

Manufactured Housing P P P

Mobile Home Parks P
Assisted Living CuUP CUP CupP

Source: Palm Springs Zoning Code.

Motes: P designates a use permitted by right; CUP designates a conditionally permitted use

The City also allows residential development in the Open Spacef/Conservation, Mountain, and Desert land use
designations. Please refer to the Land Use Element for greater detail.

The following describes provisions that allow housing opportunities
other than more conventional single-family and multiple-family housing.

Manufactured Housing

State law requires cities to permit manufactured housing and mobile
homes on lots for single-family dwellings when the home meets the
location and design criteria established in the Zoning Code. The Zoning
Code does not define manufactured housing, but treats manufactured
housing like any other single-family home and permits it in all residential
ZOnes.

Accessory Dwelling Units

State law requires local governments to adopt an administrative approval
process for accessory dwelling units, unless the City Council has adopted
specific findings that preclude such uses due to adverse impacts on the
public’s health, safety, and welfare. The City presently allows accessory
dwelling units in residential zones in accordance with State law. As
allowed under AB 1866, the City currently reviews accessory or second
units under the standards allowed if a City does not have a local
ordinance. As part of the City’s comprehensive update of its Zoning
Ordinance, the City has developed a local ordinance with City-specific
standards. That ordinance is being reviewed by the Planning Commission
in 2009, and will be approved and implemented in this planning period.

" Pann .34 Palm Sorinas 2007 General Pian



INITIAL STUDY/MITIGATED NEGATIVE DECLARATICON

Project Tille:

Dakota

Case No.

TIM 36548

5.1310 PD-345 in-lieu of zone change

5.1310 PD-345 Preliminary Development Plan
5,1310 PD-365 Final Development Plan

Assessor's Parcel No.

APN 513-300-057

Lead Agency Name and
Address:;

City of Palm Springs
3200 E. Tahquitz Canyon Way
Palm Springs, Californig 92262

Project Location:

1501 S. Belardo Road
Palm Springs, Californig

Projec} Sponsor's Name and
Address:

Wessman Development
John Wessman 555 S. Sunrise Way, Ste, 200
Palm Springs, California 92264

General Plan Designation(s):

HDR, High Density Residential {0-30 du/ac)

Zoning:

R-3, Mulfiple-family residential and hotel zone

Confcrcf Person:

David Newell, Associate Planner

Phone Number:

{760) 323-8245

Datfe Frepared

December 13, 2013
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" Pescription of the Project

The applicant proposes the construction of a gated community of 39 detached single-family
residential units and 1 casita on a £4.37-acre vacant site on South Belardo Road, south of
Morongo Road. The minimum lot size proposed is 2,885 square feet, and the average Iot size
3.614 square feet, The project includes private internal streets, private yards, and swimming pools
on each residentidl Iot. Two residential floor plans are proposed, with a maximum of 1,791 square
feet. Structures will be two storfes in height with a maximum height of 23 feet 3 inches.

Four (4) access points are proposed on South Belardo Road, including two gated entrances
accessing Lots 1-36, one gated entrance to Lots 37-3%, and one non-gated ‘entrance fo the
casita at the southernmost fip of the property, The casita will function as accessory living space
for Lot 39 to the immediate north. '

A Planned Development District (PDD) in lieu of a zone change will be required to address
modifications to permitted land uses and development standards. A Tentative Tract Map (TTM
36548) is proposed to subdivide the property into 39 lots, as well as lots for interior streets and
COommon areds.

In April 2007, The City approved the project (formerly called "The Edge") for 66 two- and three-
story clustered fownhome units, as well as six leftered lots, a recreation area, and one
community swimming pool. The City adopted a Mmitigated Negative Declaration, Planned
Development District (PDD No. 324}, and Tentative Tract Map {No. 34580). However, due to the

- economic downiumn, the project was not developed.,

The current proposal reduces the total number of units, includes a swimming pool on each Io"r,
efiminates the community swimming pool and recreation area, and eliminates the 31 story
opftion for structures. The table below compares the 2007 and current projects,

Table 1
Comparison of
2007 Project (The Edge) vs. Current Project {(Dakota)

2007 Project Current Project
Acreage 6.9+ 6.37%
Dwelling Type Townhome Single-family
Number of units ' 66 39
Density (du/ac) 10.1 6.1
Maximum number of stories 2, with option for 3 2
Maximum building height 22 feet, with option of 23'3"
30" 4" for 3-story bldg.

Building Coverage 22% 17%
Number of parking spaces 148 @5

Environmental Setting and Surrounding Land Uses

Dakola

City of Palm Springs -
Inifial Study /Mitigated Negative Declaralion

December 2013




DRAFT INITIAL STUDY/MITIGATED NEGATIVE DECLARATION

The subject property is vacant, with sandy scils and sparse desert vegetation. it is relatively flat
and located at the base of the foothills of the San Jacinto Mountains. Surrcunding land uses
include the following:

North: apartments (Tahquitz Mesa Vilkas)

South: open space {San Jacintfo Mountains)

East: commercial retail, vacant land to southeast
West: open space (San Jacinto Mountains)

Other public agencies whose approval is required

None.
City of Palm Springs : ' R Dakofa
December 2013 Initial Study /Mitigated Negative Declaration
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iilllﬁle Quad Map

é'ﬁurca: USGS 7.5

Balor Springs, CA 1957 Photorevised 1988

A\ _4d TERRA NOVA®

Planning & Research, e,

Pruject Vicinity Map
Dakota
Pahin Springs, Califorais

Cify of Palm Springs
December 2013

Dakota
Initial Study/Mitigated Negafive Declaration
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Environmental Factors Potentially Affected:

The environmental factors checked below would be potentially affected by this project, as
indicated by the checklist and corresponding discussion on the following pages.

L] Aesthefics {1 Agricultural Resources O Air Quality

[1 Biological Resources {1 cultural Resources [ 1 Geology/soils

[ Hozords & Hozardous [ Hydrology/Water Quality (] Land Use/Planning
Materials

[] Mineral Resources L] Noise [ Popuiation/Housing

[] Pubiic Services [J Recreation O Eg:ﬁsgortqﬂon/

[ utiities/Service Systems [J Mandatory Findings of Significance

City of Palm Springs : . ' Dakofta

December 2013 _ _ Initial Study/Mitigated Negative Deciaration
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DETERMINATION: The City of Palm Springs Planning Department

On the boasis of this inifict evaluation:

[

X

b find thaf ihe proposed project COULD, NOT have o signifiécmt effect on the

environment, and a NEGATIVE DECLARATION will be prepored.

I find that although the preoposed project could have a significant effect on the
environment there will not be a significant effect in this case because revisions in the
project have been made by or agreed to by the project proponen‘r A MITIGATED

© NEGATIVE DECLARATION will be prepared.

| find that. the proposed project MAY have g significant effect on the environment, and
an ENVIRONMENTAL IMPACT REPORT s required.

I find that the proposed project MAY have a “poteniially significant impact” or
“potentially significant unless mitigated” impact on the environment, but at least one

effect 1} has been adequately analyzed in an earlier document pursuant 1o applicable .

legal standards, and 2) has been addressed by mitigation measures based on the earlier

.analysis as described on atfached sheefs. An ENVIRONMENTAL IMPACT REPORT is
required, but it must analyze only the effects that remain to be addressed.

f find that although the proposed project could have a significant effect on the
environment, because all potenticlly significant effects {a) have been analyzed
adequately in an earlier ER or NEGATIVE DECLARATION pursuant fo applicable
standards, and (b} have been avoided or mitigated pursuant to that earier EIR or

NEGATIVE DECLARATION, including revisions or mitigation measures that are rmposed'

upon the proposed pro;ecn‘ noihrng further is required.

R 12/23 faei2

David A. Newell ' _ Date
Associate Pianner :

City of Paim Springs =~ -~ : ' ' ' ‘Dakota.
December 2013. : A ’ Initial Study /Mifigafed Negative Declaralion
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PURPQSE OF THIS INITIAL STUDY

This Initial Study has been prepared consistent with CEQA Guidelines Section 15063, to determine
if the project, as proposed, may have a significant effect upon the environment, Based upon
the findings contained within this report, the Initial Study will be used in support of the
preparation of a Mitigated Negative Declaration.

EVALUATION OF ENVIRONMENTAL IMPACTS

1} A brief explanation is required for all answers except "No Impact” answers that are
adequately supported by the information sources a lead agency cites in the parentheses
following each question. A “No Impact" answer is adequately supported if the referenced
information sources show that the impact simply does not apply to projects like the one
involved (e.g., the project falls outside o fault rupture zone). A “No Impact” answer should
be explained where it is based on project-specific factors as well as general standards (e.q..
the project wilt not expose sensitive receptors to pollutants, based on project-specific
screening analysis).

2) All answers must take intfo account the whole action involved, including offsite as well as
onsite, cumulative as well as projectevel, indirect as well as direct, and construction as well
as operational impacts. :

3) Once the lead agency has determined that a particular physical impact may occur, then
the checklist answers must indicate whether the impact is potentially significant, less than
significant with mitigation, or less than significant.  "Potentially Significant Impact” is
“appropriate if there is substantial evidence that an effect may be significant. If there are one
or more "Potentially Significant Impact” eniries when the determination is made, an EIR is
required.

4} "Negative Declaration: Less Than Significant With Mitigation Incorporated” applies where the
incorporation of mitigalion measures has reduced an effect from "Potentially Significant
Impact” to a "Less Than Significant Impact.” The lead agency must describe the mitigation
measures, and briefly explain how they reduce the effect to a less than significant level
mitigation measures from Section XVII, "Earlier Analyses," may be cross-referenced).

5} Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA
process, an effect has been adequately analyzed in an earlier ER or negative declaration.
Section 15063(c)(3) (D). In this case, a brief discussion should identify the following:

a) Earlier Analysis Used. [dentify and state where they are available for review.,

b) Impacts Adequately Addressed. Identify which effects from the above checklist
were within the scope of and adequately analyzed in an earlier document
pursuani to applicable legal standards, and state whether such effects were
addressed by mitigation measures based on the earlier analysis.

C) Mitigation Measures. For effects that are "Less than Significant with Mitigation
Measures Incorporated,” describe the mitigation measures, which were
incorporated or refined from the earlier document and the extent to which they
address site-specific conditions for the project.

City of Paim Springs ‘ : Dakota
December 2013 . Inifial Study /Mifigated Negalive Declaration
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"6) Lead agencies are encourdged to incorporate info the checklist references to information
sources for potential impacts (e.g., general plans, zoning ordinances). Reference to o
previously prepared or outside document should, where appropriate, include a reference o
the page or pages where the statement is substantiated.

7} Supporting Information Sources: A source list should be attached, and other sources used or
individuals contacted should be cited in the discussion.

8] The explanation of each issue should identify: .
a) The significance criteria or threshold, if any, used to evaluate each question; and

b) The mitigation measure identified, if any, to reduce the impacis to less than significance.

Cily of Palm Springs ‘ _ Dakota
December 2013 ’ B initial Study/Mmgaled Negative Declaration
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i AESTHETICS ' Less Than '
Potentially Significant L.ess Than No
Significant With Significant Impact
Impact Mitigation Impact
Would the project: incomorated
Have a substanticl adverse effect ic
a) fave ct on g sceni 0 M 5 ]

b}  Substantially damage scenic resources,
including, but not limited to, trees, rock v
outcroppings, and historic buildings within a o [ A [
state scenic highway?

c) Substantially degrade the existing visual
character or quality of the site and its O - O X ]
surroundings?

d} Create d new source of substantial light or
glare, which would adversely affect day or ] ] X ]
nighitime views in the area?

Discussion of Impacts

a-c) - Less Than Significant Impact. The Initial Study for the 2007 proposed project found that
aesthetic impacts resulting from the project were expecied o be less than significant.
The current project is expected to result in similar but somewhat less intense aesthetic
impacts. Compared to the 2007 proposal, the current project proposes a decrease in
density from 10.1 to 6.1 dwelling units per acre; development of detached homes rather
than clustered townhornes; decrease in building coverage from 22% to 17%; and
reduction in building height from 3 to 2 stories, all of which will provide additional view
comidors through which fo view the foothills of the San Jacinto Mountains to the
immediate west. The architectural scale and style of proposed units are largely
unchanged. Building elevations show that colors and materials are typical of others in
‘the City and will complement surrounding development and the notural environment.

Existing onsite conditions are relatively unchanged from 2007. The project site remains
vacant, and does not occur within a state scenic highway. Terrain consists of boulders
and rocks along the westerly boundary and coarse-grained alluviat sand throughout the
remainder of the site. Project development will require the excavation and removal of
some rocks and boulders; however, no important free or rock feafures are known to
occur onsite, and impacts to such features are not anticipated. Evidence of past human
disturbance has been observed, including a relocated mobile home park, homeless
encampments, and frash dumping. No historic buildings are present.

As it was when the 2007 environmental analysis was prepared, the site is surrounded by
two-story multi-family residential development to the north, and two-story commercial
development to the east. The views from the existing apartments are limited to the
foothills of the adjacent mountains, which are limited by the proximity and orientation of
the apartment buildings.

The 2007 project preposed 8 two and three story buildings adjacent fo the apartment
buildings. The current project reduces the number of structures to 7, and provides rear

Cily of Palm Springs . : Dakota
December 2013 initial Study /Mitigated Negative Declaration
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d)

yards and swimming pools adjacent to the apartments, thereby increasing setbacks
when compared to the 2007 project for all but two lofs. Lots 1 and 19 will occur
immediafely south of the apariment project. Lot 1 occurs adjacent to the existing
carports, and will have no impacts .on the apartment units 1o the norih. Lot 12 occurs at
the northwest comer of the property, and results in reduced mass and scale, when
compared to the 2007 project. The current project will result in a smaller structure, and ¢
greater view corridor, because of the rear vard provided (with no structure to block
views), and the size of the single family home. Overall impacts associated with the .
adjacent apartments will be somewhai less than those previously analyzed.

The currently proposed project is consistent with existing development patterns and
visual character in the area, providing two story structures similar in height to the
adjacent aparfments fo the north, although the proposed project's structures and mass
will be less intense than the existing apartments. The low intensity commercial
development to the east of the project site includes a two stary component as well.

Overall, impacts associated with scenic vistas, scenic resources and visual character will
be less than significant, and somewhat less than the previously analyzed project.

Less Than Significant Impact. Impacis associated with lighting and glare are expected to
be similar, but somewhat less intense, than those analyzed in the 2007 environmental

-anatysis. The current project proposes 27 fewer units than the 2007 project, but overall,

lighting impacts will continue to be limited and typical of a medium-density residential
neighborhood.

Development of the currently proposed project will result in increased light and glare
over current conditions. Light and glare will be generated by light emanating from 39

-new residences, landscape lighting, and vehicles accessing the site. The project will be

required to comply with the outdoor lighting requirements of Section 93.21.00 of the City
Zoning Ordinance, which is intended fo maintain dark skies and enhance community

.character. No significant light sources are proposed, and impacts to nighttime skies are

expected to be less than significant,

City of Paim Springs - . : : Dakofa
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. AGRICULTURAL RESOURCES

Less Than
Potentially Significant Less Than No
Significant With Significant Impact
o Impact Mitigation Impact P
Would the project: Incorporaied
a)  Convert Prime Farmland, Unigue Farmland, or
Farmland of Statewide Importance
(Farmland}, as shown on the maps prepared ‘
pursuant to the Farmland Mapping and U [ [ X
Monitoring  Program  of the  California
Rescurces Agency, to non-agricultural use?
b) Conflict with existing zoning for agricultural H ] M 54

use, or a Williamson Act contract?2

c} Involve other changes in the existing
environment which, due to their location or
nature, could result in conversion of Farmland, [ O o X
to non-agricultural use?

Discussion of Impacts

. a-c) No Impact. The 2007 environmental analysis determined that the projeé’r would have
' no impact on agriculfural rescurces. This remains true for the currently proposed
project.

The subject propertfy is located ot the base of the foothills of the San Jacinto Mountains
and consists of relatively flat and sandy soils. The property is not desighaied as Prime
Farmland, Unique Farmiand, or Farmland of Statewide or Local Importance by the
California Department of Conservation. There are no agricultural activities on or
adjacent to the project site. It is zoned for residential use and will not conflict with
zoning for agricultural uses or a Williamson Act contract. It will not involve other
changes that could result in the conversion of farmland to non-agricultural uses. As with
the 2007 analysis, no impacts associated with agricultural resources are anticipated.

Cify of Palm Springs : ‘ : Dakota
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IR AIR QUALITY

. Less Than
Fotenfialy g onificant with L858 Than No
Significant Mitigation Significant Impact
Would the project: Impact Incorporated Impact
a) Conflict with or obstruct implementation of 0 ] ] X

the applicable air qualkity plan?

b) Violate any air qudlity standard or contribute
substantially to an existing or projected air ] O R O
quality violation?

¢} Result in a cumulatively considerable net
increase of any criteria pollutant for which
the project region is non-atiainment under
an applicable federal or state ambient air ] il X O
quadlity standard  {inciuding  releasing
emissions which exceed quantitative
thresholds for ozone precursors)?

d) Zisqlﬁ’:yl:n ;iggifi:gcn‘r construction-related Gir- M ] 5 ]

7 ettant concentationse el O . 9O
T stontial number of peoslet 0 ¢ O 3 " O

Discussion of impacts

a) No impact. The Coachella Valley is located within the Salton Sea Air Basin [SSAB), which

is under the jurisdiction of the South Coast Air Quality Management District (SCAQMD).
SCAQMD is responsible for monitoring criteria air pollutant concentrations and

- establishing policies for the SSAB. All development in the SSAB is subject to SCAQMD's
2012 Air Quality Management Plan and the 2003 Coachella Valley PMI0 State
Implementation Plan. SCAQMD based its management plans on local general plan land
use designations, including the Palm Springs General Plan.

like the project proposed in 2007, the currently proposed project will be developed in
accordance with all applicable air quality management plans. Both projects would result
in residential development intensities that are lower than what is permitted by the curent
General Plan land use designation, and therefore, will result in lower emissions than
origindlly anficipated by SCAQMD, consistent with the intent of the AQGMP. No impacts
associated with compliance with applicable management plans are expected.

b-d) Less Than Significant Impact. Criteria air pollutants will be released during both the
construction and operational phases of the proposed project. In 2006, an air quality
analysis was prepared for The Edge, in which 66 residenfial units were proposed. The
analysis determined that the project would not exceed SCAGMD emission thresholds.
The 2007 Mitigated Negative Declaration nonetheless recommended mitigation

City of Palm Springs C ] : Dakola
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measures, even though the project emissions did not exceed SCAGMD thresholds of
significance. Since its original review, the SCAQMD has changed the modeling software
used in analyzing impacts, but has not changed its thresholds of significance.

The Cdlifornia Emissions Estimator Model {CalEEMod) was used to project air quality
emissions generated by the currently proposed project. Table 1, below, summarizes short-
term construction-related emissions, and Table 2 summarizes ongoing emissions
generated during long-term operation, Output data is provided in the Appendix.

Construction Emissions ‘

The construction period includes all aspects of project development, including site
preparation, grading, hauling, paving, building construction, and application of
architectural coatings. For analysis purposes, it is assumed that construction of the
currently proposed project will occur over a 12-month peried from January 2014 to
December 2014..

Table 1 provides a summary of projected maximum daily construction related emissions
generated by the project. Like the 2007 project, emissions generated by this project's
construction activities will not exceed SCAQMD thresholds of significance for criteria air
pollutants. The data reflect average daily emissions over the 12-month construction
period, including summer and winter weather conditions.

Table 1
Dakota
Maximum Daily Construction-Related Emissions Summary
{pounds per day)

\ cO NO« ROG $O2 PM1o PMzs
Unmitigated Emissions! 52.31 97.73  73.26 0.14 74.92 13.55
SCAGMD Thresholds 55000  100.00 7500 15000 150.00 55.00

I Average of winter and summer emissions, unmitigated, 2014,
Source: CaltEMod version 2011.1.1 ouiput tables generaied 12.13.13. See Appendix A.

The data presented are conservative as they represent unmitigated emissions,
Implementation of standard reduction measures during construction wilt further reduce
emission levels. Such meaqsures Include, but are not limited to, the implementation of dust
control plans in conformance with SCAGMD Rule 403.1, proper maintenance and limited
idling of heavy equipment, use of oxidation catalyst for construction equipment, and use
of low-polluting architectural paint and coatings. In addition, the project would be
required to comply with Chapter 8.50 of the City Municipal Code which requires
adherence to g Fugitive Dust Mitigation Plan, and Sections 8.04.230 and 8.04.240 which
address erosion and debris control,

Impacts to air quality for criteria pollutants from construction of the curently proposed
project, therefore, are expected to be less than significant.

Operational Emissions
Operationdl emissions are ongoing emissions that will occur over the life of the project.

They include area source emissions, emissions from energy demand (electric and natural
gas), and mobile source {vehicle) emissions. Table 2 provides a summary of projected
emissions during operation of the proposed project.

" Cily of Palm Springs : : Dakota
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Table 2
Dakota
Operation-Related Emissions Summary
{pounds per day)

co NOy ROG 302 PMio PMa2s

Unmifigated Emissions? 32.81 14.81 7.20 0.05 4.87 1.18

SCAQMD Thresholds 55060 10000 7500 15000 15000 @ 55.00

I Average of winter and summer emissions, unmitigated, 2014,

Source. CalEEMod version 2011.1.1 oulput tables generated 12.13.13. See Appendix A.

As shown, operational emissions will not exceed SCAQMD thresholds of significance for
any criteria pollutants. The data are conservative and reflect unmitigated operations.
Implementatfion of standard reduction measures will further reduce pollutant emissions,
These include, but are not limited to, the use of low-VOC architectural paints and
coatings and energy-efficient appliances,

Non-Attainment

Historically, the Coachella Valley in which the project is located, has been classified as a
“non-attainment" area for PMio and ozone. The proposed project will contribute to an
incremental increase in regional ozone and PMio emissions. However, given its relatively
imited size (6.37% acres), cumulative impacts are not expected to be considerable.
Project construction and operational emissions will not exceed SCAGMD thresholds for
PMio or ozone precursors (NOx), and appropriate standard reduction measures will be
implemented that will further reduce emissions. The project will not conflict with any
attainment plans and will result in less than significant impacts,

The following mitigation measures, included in the 2007 analysis, shall be implemented to
further reduce construction-related emissions. Even without their implementation,
impadcts are expected to be less than significant.

Mitigation Measures

MM 1H-1 Earth-moving activities on the project site shall be suspended during first and

second stage ozone episodes or when winds exceed 25 MPH, pursvant to the
Coachella Valley PM1o State Implementation Plan and SCAGMD Rule 403.1.

MMIII-2 - Adequate watering techniques shall be employed on the project site to mitigate

the impact of construction-generated dust particulates. Porlions of the project
site that are undergoing earfh moving operations shall be watered such that a
crust will be formed on the ground surface and then walered again at the end of
the day, as part of the construction specifications.

MM I1II-3 Any construction access roads to the project site shall be paved as soon as

possible and cleaned after each work day. The maximum vehicle speed limit on
unpaved road surfaces shall be 15 mph.

MM Ill-4 All trucks shall maintain af least two feet of freeboard.

MM Ilii-5 Trucks havling dirt, sand, seif or other loose dirt material off-site, shall be covered

and washed off before leaving the site.

City of Palm Springs
- December 2013
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e)

MM Ili-6 Adjacent streets shall be swept if silt is caried over to adjacent public
thoroughfares.
MM IlI-7 As part of the consiruction specifications, any vegetalive ground cover to be

ulilized on-site shall be planted as soon as possible to reduce the disturbed area
subject to wind erosion. lrrigation systems needed o water these plants shall be
installed as soon as possible to maintain the ground cover and minimize wind
erosion of the soil.

MM 1i1-8 Construction operations affecting off-site roadways shall be scheduled for ofi-

peak fraffic hours and shall minimize obstruction of through-fraffic lanes.

Less Than Significant Impact. As was the case with the 2007 project, the nearest sensitive

~ receptors are multi-family apartments (Tahquitz Mesa Villas) immediately north of the

project site. The closest apartment buildings are approximately 15 feet north of Dakota's
northern boundary.

Development of the currently proposed praject will require an estimated 21,740 cubic
yards (net] of fill to be imported onsite. The fill will originate from an off-site location, and
its greatest dust generation will occur off-site where the ground surface is scraped and
the dirt is lifted and dumped into hauling trucks. However, once brought onsite, the fill
could dlso generate PMio and PMas emissions that affect residents af Tahquitz Mesa
Villas. These impacts will be temporary and mitigated to less than significant levels
through o variety of mitigation measures, including adherence to SCAQMD's Rule 403.1
and the City Municipal Code which require implementation of dust control plans {see
Mitigation Measures above in lilb-d). These measures will also assure that no debris is
deposited on adjacent properties and streets.

Less Than Significant Impaci. As was the case when the 2007 project was analyzed,
diesel exhaust from heavy equipment may be detectable by nearby development
during the construction phase of the project. These potential impacts will be temporary
and infrequent, and will only occur for a short duration. However, over the long term, the
proposed single-family project is not expected to generate objectionable cdors.

City of Palm Springs : : Dakofa
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V.  BIOLOGICAL RESOURCES . Less Than
‘ Potentially g nificant with L& Than No
Significant Mitigation Significant Impact
Would the project: Impact Incorporated Impact

a) Have a subsiantial adverse effect, either
directly or through habitat modifications, on
any species identified as a candidate,
sensitive, or special status species in local or ] ] D £
regional plans, policies, or regulations, or by
the California Department of Fish and Game
or U.S. Fish and Wildlife Service? '

b} Have a substantial adverse effect on any
riparian habitat or other sensitive natural
community identified in local or regional
plans, policies, or regulations or by the [ [ L] X
California Department of Fsh and Game or
US Fish and Wildiife Service?

c] Have asubstantial adverse effect on federally
protected wetlands as defined by Section 404
of the Clean Water Act (including, but not
limited to., marsh, vernal pool, coastal, etc.) [ O L] X
through direct removal, filling, hydrological
interruption, or other means?

d} Interfere substantially with the movement of
any native resident or migratory fish or wildlife
species or with established native resident or [ [ L] X
migratory wildilife corridors, or impede the use :
of nafive wildlife nursery sifes? ’

e) Conilict with any local policies or ordinances
protecting - biological resources, such as a Il L] 1 X
tree preservation policy or ordinance?

fj Conflict with the provisions' of an adopted
Habitat Conservation Plan, Natural
Community Conservation Plan, or other O O] <] i
approved local, regional, or state habitat
conservation plan?

City of Palm Springs i _ : ‘ Dakota
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Discussion of Impacts

a} Less Than Significant Impact. The 2007 environmental assessment determined that the
proposed project would not have a substantial adverse effect on any sensitive species.
The site-specific biological assessment and impact analysis conducted in 2006 indicated
that no special-status species or sensitive habitat occur onsite.

The physical conditions of the site and surrounding lands are largely the same as they
were in 2007. The property has been disturbed previously by a mobile home park,
homeless encampments, and trash dumping. Project-related impacts to sensitive species
are expected to be less than significant.,

The proposed project will convert approximately 6.37 acres from open space to
residential development. However, the site is located in an urban area, was partially
developed for many years, and is not known to contain special status plant or animal
species. The loss of habitat is not considered significant.

b. ¢} No Impact. As was the case in 2007, the subject property is not known to contain any
riparian habitat, sensitive natural community, wetlands, marshes, vernal pools, or other
waters. No impacts associated with such features are anticipated,

d) No Impact. The physical characteristics of the property and surrounding land uses are
largely unchanged since 2007. The site is isolated, located in an urban area and remains
vacant. It is not known to contain any wildlife corridors or nursery sites. The proposed
project will not result in adverse impacts.

e) No Impact. The 20064 site-specific biological survey and 2007 Initial Study indicated that
no sensitive biological resources or landmark trees are located onsite, and that no
conflict with local policies/ordinances that protect biclogical resources would accur as a
result of the 2007 project. The physical characteristics of the site are largely unchanged
from 2007, and no special trees or other locally-protected resources are known o occur
onsite. No conflicts with local regulations are anticipated from the current project.

f) Less Than Significant impact. The 2007 environmental analysis determined that no
impacts associated with HCPs or NCCPs were anticipafted. However, subsequent to the
2007 analysis, the Coachella Valley Multiple Species Habitat Conservation Plan and
Natural Community Conservation Plan (CYMSHCP) and Agua Caliente Tribal Habitat
Conservation Plan became effective. These Plans establish a comprehensive approach
to conserving open space and sensitive species in the Coachella Valley.

The City of Palm Springs is a participant in both the CVMSHCP and the Tribal HCP, and
the project site is located within the Plans' boundaries. The project site is not identified as
a conservation area, nor is it identified as harboring sensitive species. Therefore, the
project is subject to payment of the THCP Valley Floor Planning Area fee, which mitigates
potential impacts to covered sensitive species resulting from project development. This
standard requirement will assure that impacts associated with conservation. plans are
reduced to less than significant levels,

City of Palm Springs : : ©  Dakota
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V. CULTURAL RESOURCES Less Than
‘ Potentially Significant Less Than No
Significant With Significant Imoack
Impact Mitigation Impact ©
Would the project: Incorporated
a) Cause a substantial adverse change in the
significance of a historical resource as defined L] 1 ] X

in 15064.52

b} Cause a substantial adverse change in the
significance of an archaeological resource L] B [:] ]
pursuant to 15064.52

c) Directly or indirectly destroy a unigue
paleontological resource or site or unique ] ] ] X
geologic feature?

d) Disturb any human remains, including those ‘
interred outside of formal cemeteries? [] u O B4

Discussion of Impacts

a) ~ No Impact As described in the 2007 Initial Study, cerial photos were reviewed 1o
evaluate the history of the site. In 1974, the northeast corner of the site was developed as
a mobile home park with approximately four dozen homes and lighily paved roads.
Objects associated with an adjacent residence were stored near the southern property
boundary. By 1984, the mobile home park had been razed, A 1988 USGS topographic
map depicts the site as undeveloped and identifies it as part of the Agua Caliente Band
of Cahuilla Indians Reservation.

The physical conditions of the site are largely unchanged from 2007. The site is vacant
and includes no structures, is not listed as a historical resource, as defined in Section
15064.5, and no impacts to historical resocurces are anticipated.

b)  Less Than Significant Impact With Mitigation incorporated, As indicated on the 1988 USGS
topographic map. the site is within the boundary of the fraditional reservation of the
Agua Cdliente Band of Cahuila Indians. Although portions of the site have been
_developed and disturbed by a previous mobile home park and irash dumping, if is
possible that buried cultural matericls may be discovered during earth-moving and
ground-disturbing activities.

impacts from the currently proposed project are similar to those anticipated from the
2007 project. Both projects would require similar grading and earthwork processes and
acreages. Impacts associated with the cumently proposed project are considered less
than significant with incorporation of the following mitigation measures,

Mitigation Measures

—_—

MM V-1 As there is always a possibility of buried cultural and paleontological resources in
a project areq, prior to any ground disturbing activily, including clearing and
grubbing, installation of Jlilities, and/or any construction related excavation, an
Archaeologist qualified according to the Secretary of the Interior's Standards and

City of Palm Springs ' ' ‘Dakota
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Guidelines, shall be employed to survey the area for the presence of cultural
resources identifiable on the ground surface.

MM-V-2 A Ndtive American Monitor(s) shall be present during ‘all ground disturbing
activities including clearing and grubbing, excavation, burial of ufilities, planting
of rooted plants, elc. The Agua Caliente Band of Cahuilla Indians Cultural Office
shall be contacted for additional information on the use and availability of
Cultural Resource Monitors. Should buried cultural deposiis be encountered, the
Meonitor shall contact the Director of Planning Services. Following consultafion, the
Director shall have the authority to halt destructive construction and shall nofify a
Qualified Archaeologist to investigate the find, If necessary, the Qualified
Archaeclogist shall prepare a treatment plan for submission to the State Historic
Preservation Officer and Agua Callente Cultural Resource Coordinator for
approval. Human remains discovered shall be handled consistent with state law
provisions.

c) No Impact. Both the 2007 and currently proposed projects would involve grading and
earthwork activity of similar acreages. As with the 2007 project, the current project is not
expected to impact paleontological resources. The site consists of recent Aeolian and

. water-bome deposits, has been heavily disturbed by past development and illegal frash.
dumping. and uncovering any palecntological resources is unlikely. The presence of o
monifor, as described in MM-V-2, above will assure that should any paleontological
-resources be uncovered by project activities, appropriate action will be taken.

d) No Impact. No human remains are known 1o be located onsite, and given that the
property has been disturbed and developed in the past, it is unlikely that human remains
wiill be uncovered.

in the event that human remains are discovered onsite, State faw reqguires thai all
activities stop and that the Coroner be consulted. Should the Coroner identify remains as
being historic, he is required to involve the Tribe. These standard requirements will assure
that any impacts associated with human remains are less than significant.

City of Palm Springs : Dakoifa
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VI GEOLOGY AND SOILS Less Than
Potentially Significant Less Than No
Significant With Significant Impact
Impact Mifigation Impact
Would the project: Incorporated

a) Expose people or structures to  potential
substantial adverse effects, including the risk of
foss, injury, or death involving:

i} Rupture of o known earthquake fault, as
. delineated on the most  recent
Alquist-Prioto Earthquake Fault Zoning Map
issued by the State Geologist for the area ] 1 |:| P
or based on other suibstantial evidence of
a known fault? Refer to Division of Mines
~ and Geology Special Publication 42,

i) Strong seismic ground shaking? O [l X O
iy Seismic-refated ground failure, including 7
liquefaction? L] L] D
iv) Landslides? O . X ] ]
b) Result in substantial soit erosion or the loss of %
topsoil? [ o A O
c] Be located on a geologic unit or soil that is
unstabile, or that would become unstable as a
result of the project, and potentially result in [ X O ]
on- or offsite fandslide, lateral spreading,
subsidence, liquefaction or collapse?
d} Be located on expansive soil, as defined in
Table 18-1-B of the Uniform Building Code
(1994}, creating substantial risks to life or O] [ L] X
property?

e] Have soils incapable of adequately supporting
the use of seplic tanks or alternative
wastewater disposal systemns where sewers are [ L] n X
not available for the disposal of wastewater?

Discussion of Impacts

a.i.) No Impact. The 2007 environmental analysis determined the project would have no
impact from fault rupture. This remains true for the currently proposed project.

Active earthquake faults which have the potential to generate surface rupture are
present in the northernmost portions of the City. The nearest Alquist-Priolo Earthquake
Fault Zone is located along the Banning Pass Fault, approximately 8 miles north of the
subject property. Another Alquist-Priolo Zone extends along the San Andreas Fauli, 10

City of Palm Springs : : Dakofa
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miles north of the sife. The project site does not lie within a currently designated Alquist-
Priolo Earthquake Fault Zone, and the proposed project will not be impacted by fault
rupture.

iI.) Less Than Significant Impact. Impacts to the current project from groundshaking wilt be
the same as were anticipated for the 2007 project. The subject property is located in an
active seismic area. Moderate fo severe groundshaking from earthquakes originating on
local and regional faulis could occur on the subject property. Engineered design and
earthquake-resistant  construction methods shall be implemented into proposed
structures, as part of the City's implementation of the Building Code. At a minimum,
seismic design shall be required to comply with the most recent edition of the California
Building Code {CBC) to provide collapse-resistant design. This standard requirement will
assure that impacts associated with groundshaking remain less than significant.

i} - No Impact, Liquefaction occurs when loose, unconsolidated soils that are saturated with
water lose strength due to ground vibrations, typically during a sefsmic event. According
to the General Plan (Figure é-1), the potential for liquefaction to occur on the subject
property is low due to groundwater depths greater than 50 feet. These conditions are
unchanged from the 2007 environmental analysis.

iv.) Less Than Significant Impact With Mitigafion incorporated. The 2007  Initial  Study
indicated that the previously proposed project would result in “"No Impact” with regard
to landslides. However, based on the 2007 General Plan, a site-specific geologic
evaluation (2006}, and geotechnical plan reviews (August 2013 and October 2013),
potential hazards from rock falls and debris flow have been reassessed, and mitigation is
required.

The 2007 General Plan {Figure 6-2) shows that the sife has a moderate to high
susceptibility to rock falls and seismically induced landslides. The subject property is
adjacent 1o steep mountainous terrain and contains numerous large boulders past the
toe of stope that suggest they have rolled out onto flat portions of the site.

The August 2013 geotechnical report noted that portions of the property are
characterized by large boulders and/or shallow bedrock at or near the surface.
Excavation of pools and foundations in the shelf area near the toe of slope will be very
difficult due to the presence of large and particlly exposed boulders over 8 feet in
length. The report recommended inclusion of a rockfall/debris dilch and setback,
particularly in the northwestern half of the site (Lot 33 northwestward) which has a very
high potential for rockfall from medium to large rocks {3-10 feet in dimension) and deloris
flow hazards. A combination of catchment ditches, debris walls/fences, and buitding
setbacks at the base of the slope were recommended to reduce rockfall hazards. Debris
flow walls along the existing slope must be designed to accommodate additional
loading from the retention of rock material. ‘

The October 2013 geotechnical plan review concluded that the reviewed grading plans
for Dakota (Precise Grading & Drainage Flan for Parcel Map No. 36548, prepared by
Sanborn A/E, Inc., printed October 24, 2013) were in substantial conformance with the
intent of the recommendations provided by the geotechnical consultant.

No changes to the plans are required. However, additional mitigation measures were
provided by the geotechnical consultant and shall be incorporated into the project’s

design.
‘ Cify of Palm Springs : Dakota
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Mitigation Medsures

MM-VI-1 Foundation design and pool locations adjacent to the shelf area near the existing
' slope will mitigate for intact bedrock, talus and accumulated boulders from past
rockiall to the safisfaction of the City Engineer (see also MM-Vi-14).

MM-VI-2 Retaining walls will be designed to accommodate loading from the retention of
rock materials. The upper freeboard portion of the retaining wall will be designed
to include loading from debris flows.

MM-Vi-3 Northwestern Half of Lots (Lot 33 and northwestward): As recommended by the
geofechnical engineer, a calchment ditch shali be employed from Lot 33
northwestward along the toe of slope to Lot 22, The basic design of the ditch shall
conform to the parameters described on page 11 of Earth Systems Souihwesf‘
geotechnical plan review doted August 9, 2013.

Proposed catchment ditches may be designed o serve a dual use for storquter
refention and debris flow mitigation, in addition to rockfall mitigation.

Access ramps and easemenis shall be provided to dllow accessibility for
maintenance equipment and work crews.

Before finalizing, the design engineer shall submit cross-sections of proposed
catchment ditches to the engineering geologist and geotechnical engineer. Final
design shall be tested with the use of computer simulalion for effectiveness
reldtive to the specific slope geomeiry.

MM-VI-4 Southwestern Half of Lots (south of Lot 33): As recommended by the geotechnical
engineer, a debris flow wall shall be constructed for the remaining portion of the
project along the existing slope. The wall and drainage swale behind the wall
shall be designed in conformance with the parameters described on pages 7 and
12 of Earth Systems Southwest's geotechnical plan review dated August 9, 2013.

Adequate access for maintenance equipment and crews shall be provided.

MM-VI-5 Deck/Flatwork Subgrade Preparation: In the deck/flatwork areas, the subgrade

shall be over-excavated according to the parameters described on page 10 of
Earth Systems Southwest's geotechnical plan review dated August 9, 2013.
Compaction shall be verified by testing.

MM-VI-§ Cut Slopes: Cut slopes in bedrock shall be evaluated on a slope-by-slope basis
by the project engineering geologist, as described on page 10 of Earth Systems
Southwest's geotechnical plan review dated August 9, 2013.

MM-VI-7  Oversize Rock Disposal; The project shall consult the recommendations pertaining
to oversize rock removal and stockpiling provided on page 10 of Earth Systems
Southwest's geotechnical plan review dated August 9, 2013.

MM-VI-8 Slopes: To avoid erosion or overflowing of slopes as they weather and deteriorate,
the project shall consult the recommendadtions described on page 10 of Earth
Systems Southwest's geotechnical plan review dated August ¢, 2013.

City of Palm Springs _ ‘ Dakota
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MM-VI-9 Catchment Ditch: The project shall consult the design recommendations for the
catchment ditch, which are described on page 11 of Earth Systems Southwest's
geotechnical plan review dated August 9, 2013.

MM-VI-10 Remedial Grading: The project shall implement specific recommendations
pertaining to grading, remedial grading, trench backfill, and foundation criteria
provided in the following geotechnical reports:

a. Geotechnical Engineering Report, File No. 09709-02, Doc. No. 04-08-825,
Earth Systems Southwest, August 31, 2004. _
b. Summary of Findings, Geologic Evaluation of Rock Fall Hazard, File No.
09709-03, Doc. No, 06-06-759, Earth Systems Southwest, June 9, 2006.

c. Geotechnical Engineering Report Update, File No, 09709-02, Doc. No. 13-
04-707, Earth Systems Southwest, April 9, 2013,

MM-VI-11 A qudiitied geotechnical engineer shall be retained during the construction
process to provide tesling and observe compliance with approved pians and
mitigation measures.

b) Less Than Significant Impact. The Coachella Valley is characterized by seasonat flooding
and soils that can be highly susceptible to wind and water erosion. The acreage o be
disturbed during development of the currently proposed project is generally comparable
to that of the 2007 project, and erosion impacts are expected to be comparable.

Standard City grading and erosion control requirements will be required. Because the
parcel is larger than 1 acre in size, it will be required to comply with National Poliution
Discharge Eimination System (NPDES) standards and Construction General Permit,
prepare a Storm Water Pollution Prevention Plan (SWPPP) and Water  Quality
Management Plan (WQMP), and include appropriate best management practices
{BMPs) to control erosion and off-site discharge of poliutants to surface waters. A Fugitive
Dust (PMio} Mitigation Plan will also be required. These standard requirements will assure
that impacts are reduced to less than significant levels.

¢) less Than Significant Impact With Mitigation incorporated, The subject property consists of
relatively flat terrain that is adjacent to steep, rocky slopes of the San Jacinto Mountains.
Although these slopes are largely stable, they are still susceptible to seismically induced
rockfall hazards or debris flow resulting from prolonged rainfall.

Landslide
See Vl.a.iv, above.

Liguefaction
See Via.lii, above.

Ground Sybsidence

Ground subsidence is the gradual sinking of the ground surface with litile or no horizontal
movement, and is typically associated with the extraction of groundwater, oil, or gas or
seismic events. Ground subsidence can result in sinkholes and disruption of surface -
drainage. ’

The geotechnical plan review dated August 2013 noted that the site has numerous
depressions and/or sink holes along the easterly property boundary. They are most likely
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associated with cesspools, drywells, or septic seepage pits from the mobile home park
that was once located onsite. In light of these new observations, which were not cited in
the 2007 Initial Study. the following mitigation shall be required.

Mitigation Medsures

MM-VI-12 All depressions and/or sink holes identified in the geotechnical plan review
prepared by Earth Systems Southwest, dated August 9, 2013, shall be excavated
to firm material and backfilled with soil or slurry.

Settlement .

The 2013 geotechnical review states that many of the currently proposed residences and
pools along and near the toe of slope have “transition” conditions in which underlying
geologic materials are dissimilar (bedrock to fill). Such conditions could result in differing
settlement characteristics and cracking. The following mitigation measures shalt be
implemented to address potential hazards.

Mitigation Measures

MM-VI-13 Transilion_conditions for residences: In pad transition areas (cut to fill), over-
excavation shall occur in accordance with the parameters described on page 9
of Earth Systems Southwest's geotechnical plan review dated August 9, 2013. The
bottem of the excavation and excavation sidewalls shall be reviewed by the
project geotechnical engineer or geologist for svitability prior to recompaction.
Compaction shall be verified by testing.

MM-VI-14 Subgrade Preparation for Pools and Spas feunded in bedrock and transition
conditions: Soils below pool/spa shells and founddation areas (for any water

features of support structures) shall be over-excavated in accordance with the
methods described on pages 9 and 10 of Earth Systems Southwest's geotechnical
plan review dated August 9, 2013. The boltom of the excavation and excavation
sidewalls shall be reviewed by the project geotechnical engineer or geologist for
suitability prior to recompaction. Compaction shall be verified by testing.

d) No Impact. Soil conditions are the same as they were in 2007. Expansive soils typically
have significant amounts of clay that can shrink or swell. The subject property consists of
sandy soils that are not typically susceptible to expansion. No impact is anticipated.

- e) No impact. Like 2007 conditions, no septic tanks or alternative wastewater disposal
systems are planned in the curently proposed project. No impacts will occur.

City of Palm Springs ‘ ‘ : Dakota
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VIl. GREENHOUSE GAS EMISSIONS Potentially
Potentially Significant Less Than No
Significant Unless Significant imoact
tmpact Mitigation Impact P
Would the project: ‘ Incomporated
a) Generate greenhouse gas emissions, either
directly or indirectly, that may have significant ] O - K ]

impact on the environment?

b} Conflict with an applicable plan, policy or
regulation adopted for the purpose of O ] X L]
reducing the emissions of greenhouse gases?

a,b) Greenhouse gas emissions are generated during both the construction and operational
phases of a project. At the time The Edge was proposed (2007), analysis of greenhouse
gas (GHG) emissions was not required. To compare potential GHG emissions generated
by the previously proposed and currently proposed projects, land use data for each
project was input info the California Emissions Estimator Model (CalEEMod) which
estimates greenhouse gases emitted during project construction and operation.

For both projects, construction-related emissions are temporary and end once the
project is built. They can be minimized by limiting idling times of construction equipment,
adequate maintenance of heavy machinery, and efficient scheduling of construction
activities fo minimize combustion emissions.

For both projects, long-term operation results in ongoing greenhouse gases through the
consumption of electricity and natural gas, mobile sources, and the transport and

pumping of water.

Tables 3 and 4, below, summarize projected annual unmitigated operational GHG
generation for The Edge and Dakota, respectively.

The Edge
Table 3
The Edge (2007)

Projected GHG Emissions from Construction and Operation

(metric tons per year) .
co2 CH4 N20 CO2e
Construction Activities 666.80 0.1 0.00 669.13
Operational Activities! 1,185.25 0.79 0.00 1,204.83

Source: CalEEMod Version 2011.1.1 output tables generated on 12.12.13.
Values shown represent unmitigated emissions

' Operation GHG emissions include area, energy, mobile, waste, and water
source emissions.

Dakota
' Cify of Palm Springs : ‘Dakota
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Table 4
Dakota
Projected GHG Emissions from Construction and Operation
(Metric Tons/Year)

CO2 CH4 N20© CQ2e
Construction Activities 633.81 0.06 0.00 635.03
Operational Activities 949.03 1.22 0.00 976,92

Source: CalEEMod version 2011.1.1 output tables generated on 12.13.13
Values shown represent the tfotal annual, unmitigated GHG emission
projections for construction and operation of the proposed project, 2014,
See Appendix A.

Comparison of projected GHG emissions indicates that build out of the currently
proposed Dakota project is expected to result in lower GHG emissions than The Edge
during both its construction and operational phases. This is largely due to the current
project's reduction by 27 residential units.

State legislation, including AB32, dims for the reduction of greenhouse gases to 1990
levels by 2020. However, currently there are no thresholds of significance for greenhouse
gases. The City has implemented a number of measures to reduce greenhouse gas
emissions, and is currently completing a Climate Action plan. Statewide programs and
standards, including new fuel-efficient standards for cars and expanding the use of
renewable energies, will help reduce GHG emissions over the long-term.

The proposed project will be required to comply with Title 24 of the CBC, which in 2014
requires a further 30% reduction in energy use for new construction. These and other
standards wilt reduce GHG emissions from the project once implemented. GHG emissions
generated by the proposed project are not expected to resulf in significant adverse
impacts on the environment or conflict with applicable GHG plans or policies.

City of Palm Springs . .
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ViII. HAZARDS AND HAZARDOUS MATERIALS Less Than
: Potenticily Significant Less Than No
Significant With Significant Impact
Impact Mitigation Impact R
Would the project: Incorporated

a) Create a significant hazard to the public or the
environment through the routine transport, use, 3 ] X ]
or disposal of hazardous materials?

b} Create asignificant hazard to the public or the

environment through reasonably foreseeable

upset and accident conditions involving the O ] < 1

release of hazardous materials intfo  the

environment?

~

¢] Emit hazardous emissions or handle hazardous
or acutely hazardous materials, substances, or [ ] 1 5]
waste within one-quarter mile of an existing or
proposed schoole

d) Be located on a site which is included on a list
of hazardous materials sites compiled pursuant
to Government Code Section 65962.5 and, as ] O O X
a result, would it create a significant hazard to
the public or the environment?

e) For a project located within an airport land use
plan or, where such a plan has not been
adepted, within two miles of a public airport or n ] | ]
public use airport, would the project result in a
safety hazard for people residing or working in
the project area?

f) For a project within the vicinity of a private
airstrip, would the project result in a safety
hazard for peopte residing or working in the 0 [ [ 2
project area?

g) Impairimplementation of or physically interfere
" with an adopted emergency response plan or O ] ] X
emergency evacuation plan?

h) - Expose people or structures to a significant risk
of loss, injury or death involving wildland fires,
including where wildlands are adjacent to Il O] <] [
urbanized areas or where residences are
intermixed with wildiands?

Discussion of Impacts

a-b) Less Than Significant Impact. Compared to the 2007 project, the current project

represents a reduction of 27 dwelling units, reduction of one recreation center, and
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d)

e).

g

h}

increase of 38 swimming pools. The land use {moderate density residential) and acreage
(67 acres) of each project are comparable. Minimal transport, usage, and upset of
hazardous materials are anficipated with both projects. The currently proposed project
will result in the development of a moderate density neighborhood with 39 dwelling units,
private open space, and swimming pools, a reduction of 27 units. Small quantities of
chemicals routinely used for household and landscaping purposes will be utilized onsite:
however, they will not be used in sufficient quantities as to pose a threat to humans or
cause a significant chemical release info the environment. A vehicle staging area will be
used during the construction phase of the project to minimize potential fuel or oil spills
and risks of explosion or accidental chemical release. Adherence to applicable local,
State, and federal laws pertaining to occupational safety will reduce impacts to less than
significant levels,

No impact. As was the case when the 2007 project was analyzed, the nearest school to
the project site is Cahuilla Elementary School, located approximately 0.6 mile to the
northeast at 833 E. Mesquite Avenue. Like the 2007 project, the transport and usage of
hazardous materials resuiting from the currently proposed project will be fimited to that
associated with a residential neighborhood. No impacts to a school are anticipated.

No Impact. The subject property is not included on a list of sites containing hazardous
materials. The site is not identified as being a specific hazardous materials cleanup site or
waste facility, as monitored by the California Department of Toxic Substances Control.
This status remains unchanged from the 2007 environmental analysis, and no impact is
anticipated. '

No Impact. The subject property is located approximately 2.5 miles southwest of the Paim

-Springs International Airport and is outside the boundaries of the Riverside County Airport

Land Use Compatibility Plan for the dimport. Like the project analyzed in 2007, its
development will not generate a hazard for people working or residing in the project

_aredq.

No Impact. The site is not located in the vicinity of a private dirstrip, and like the project
analyzed in 2007, will not result in a safety hazard for people working or living in the
project area.

No Impact. The project will not physically interfere with an emergency evacuation or
response plan. Like the project evaluated in 2007, the currently proposed project will be
accessed from the existing street grid (Belardo Road). With the recent exiension of
Belardo Road, access to and from the site has been improved over 2007 condifions.
Private internal roads will be required to provide adequate turn-around space for
emergency vehicles, and gated entrances will be accessible 1o emergency personnel.
No adverse impacts wilt occur.

Less Than Significant Impaci. The 2007 Initial Study stated that *no impact” would occur
regarding wildfire hazards. However, this response is being reevaluated based on
information published after 2007. ‘

According to wildfire hazard maps prepared by CAL FIRE (dated December 24, 2009},
this project is located within a "very high fire hazard severity zone.” Construction features
as contained in the building code shall be incorporated into this project to address fire

City of Palm Springs
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hazards. The project site itself is not designated as a fire hazard zone and is located in a
semi-urban sefting with development to the north and east. The City is responsible for fire
protection within the City limits, and the U.S. Forest Service is responsible for fire protection
in the San Jacinto Mountains, Both agencies plan for and respond to wildfires and
maintain mutual aid agreements with numerous other agencies to assure all fire-fighting
capabilities are utilized as necessary. Impacts associated with project buildout will be less
than significant.

" Dakola
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Vill.  HYDROLOGY AND WATER QUALITY

Would the project:

a

b)

c)

a)

9)

h)

Violate any water quality standards or waste
discharge requirementse

Substantially deplete groundwater supplies or
inferfere substantially with groundwater
recharge such thaf there would be a net
deficit in aquifer volume or a lowering of the
local groundwater table level (e.q., the
production rate of pre-existing nearby wells
would drop to a level which would not
support existing land uses or planned uses for
which permits have been granted)2

Substantially alter the existing drainage
pattern of the site or area, including through
the alteration of the course of a stream or
river, in @ manner which would result in
substantial erosion or siltation on- or off-site@

Substantially aiter the existing drainage
pattern of the site or areq, including through
the alteration of the course of a stream or
river, or substantially increase the rate or
amount of surface runoff in a manner which
would result in flooding on- or off-siteg

Create or contribute runoff water which

- would exceed the capacity of existing or

planned stormwater drainage systems or
provide substantial additional sources of
polluted runoffe

Otherwise substantially degrade water
quality?

Place housing within o 100-year fiood hazard
ared as mapped on a federal Flood Hazard
Boundary or Aoed Insurance Rate Map or

other flood hazard delineo’rio'n map? (Source:

Place within a 100-year flood hazard area
structures which would impede or redirect
flood flows? '

Less Than

Potentially Significant Less Than
Significant With - Significant
Impact Mitigation Impact

Incorporated

0 [ O

No
Impact

X
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VIIl. HYDROLOGY AND WATER QUALITY Less Than
Potentially Significant Less Than No
Significant With Significant Impact
impact Mifigation Impact
Would the project: Incorporated

i} Expose people or structures to a significant risk
of loss, injury or death involving flooding,
including flooding as a result of the failure of a [ L] L] X
levee or dam?@

i} Inundation by seiche, tsunami, or mudflow? ] ] £l X

Discussion of Impacts

a) No impact. The proposed project will not violate any water quality standards or waste
discharge requirements. The neighborhood will be connected to existing sewer lines, and
wastewater will be transported to and processed at the City's Wastewater Treaiment
Plant. The City contracts with Veolia Water North America to operate the plant, which
implements the requirements of the Regional Water Quality Control Board as they relate
to wastewater discharge requirements and water quality standards.

Compared to the 2007 project, the currently proposed project will result in the
development of 27 fewer dwelling units. The current project, therefore, will reduce the
overall amount of discharge generated. However, both projects would connect to the
existing sewer system, and neither would be expected to violate water quality standards.
Both projects would be reqguired to comply with NPDES regulafions and discharge
requirements. :

b) Less Than Significant Impact. impacts for both the 2007 and currently proposed project
are considered less than significant. Long-term water consumption from the cutrently
proposed project will be that required by 39 residences and private swimming pools. This
represents a decrease from the 2007 project, which proposed 66 residences and one
community swimming pool.

Domestic water will be supplied to the site by Desert Water Agency (DWA)] through
existing water mains beneath Belardo Road. DWA has prepared an Urban Water
Management Plan (2011 UWMP) to help plan for current and future water demands. The
UWMP demonstrates that DWA has available, or can supply in the future, sufficient and
reliable water supplies to serve future development in the project area. In the short-term,
water may be required during site grading as part of the dust mitigation program. Over
the long-term, the project will be required to use drought tolerant planting materials and
imited irigation water for landscaping. and wil implement Building Code requirements
“for water efficient fixtures.

c-e) No Impact The subject property is generally flat and gently slopes toward the east. It
does not contdin any streams or rivers; however, it does take on storm flows from the
hillside to the west. Compared to the 2007 project, the current project proposes 27 fewer

- dwelling units and driveways. Building coverage will be reduced from 22% to 17%. Neither
project would significantly alter drainage patterns.

City of Paim Springs ' : ' Dakota
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g.h)

i

b

Buildout of the proposed project will add impervious surfaces to a currently vacant site.
The Tentative Tract Map indicates that 33% of the site (2.1+ acres) will consist of building
footprints, paving, streets, and drives.

The project will be required to caplure and convey hillside flows as well as storm flows
generated onsite. The Tentative Tract Map proposes o network of storm drain
improvements that will drain higher elevations (westerly portions of the site) to an existing
24-inch storm drain beneath Belardo Road. This is part of a regional flood control system
owned and managed by the Riverside County Flood Control and Water Conservation
District (RCFC), and connection to it will require approval from RCFC. This stormwater
infrastructure will minimize the potential for erosion and/or flooding to occur on- or off-
site. Alterations fo existing drainage patterns are expected to be less than significant.

- No Impact. like the 2007 project, the currently proposed project is not expected to

degrade water quality. Project buildout will result in the development of a residential
neighborhood that will not involve the production, use, or disposal of hazardous
substances that could significantly degrade existing water quality. i will connect to
existing sewer infrastructure, and wastewater will be treated at the City's wastewater
treatment piant in accordance with standard protocol, Stormwater will be collected and
conveyed to existing storm drains. During the construction process, Best Management
Practices {BMPs) will be implemented to minimize soil erosion and the emission of
pollutants and material waste. These standard requirements will assure no impact
associated with the proposed project.

Less Than Significant Impacl. The 2007 environmental analysis determined that “no
impact” would occur with regard to the 100-year flood zone. The subject property is still
located outside the 100—yec1r floodplain, but may be subject to low-depth fiooding, as
described below.

Flood Insurance Rate Maps (FIRM) prepared by the Federal Emergency Management
Agency (FEMA) have been revised since the 2007 analysis. The easterly portion of the
subject property is now designated as Flood Zone X (shaded), which is subject to 0.2%
annual chance fiood or 100-year flooding with average depths of less than one (1) foot
or with drainage areas less than 1 square mile. The site is stil outside the 100-year

" floodplain, but low-depth flooding could occur. The westerly portion of the site, at the

edge of the foothills, is outside the 0.2% annual chance floodplain.

Impacts will be less than significant as stormwater flows will be conveyed through the site
info the existing storm drain beneath Belardo Road. As part of its review, the City will
require that the 100 year storm be accommodated in the drainage system, thus
eliminafing the potential hazard. Impacts will be less than significant.

No Impacl. The project site is not within the 100-year floodplain, and is not subject to
potential hazards associated with failure of a dam or levee. Therefore, no impact wil
occur. This is unchanged from the 2007 analysis.

No impact. Due fo its substantial distance from the Pacific coast, the City is not subject to
tsunamis. No impact will occur.

Seiche is the earthquake-generafed oscillation of water in an enclosed body of water,
such as an above-ground water reservoir, lake, or similar basin. Water may spill over and
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flood adjacent properties. No such facilities are located in close proximity fo the subject
property, and no impact is anticipated.

Mudflow is associated with rupture of a reservoir. None are located in close proximity to
the project site, and therefore, no impact will occcur. These conditions are unchanged

since 2007.
City of Palm Springs : : Dakota
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IX. = LAND USE AND PLANNING _ Less Than
Potentially Significant Less Than No
Significant With Significant Imoact
impact Mitigation Impact P
Would the project: Incorperated
a) Physically divide an established community?2 O ] ] X

b} Conflict with-any applicable land use plan,
policy, or regulation of an agency with
jurisdiction over the project {including, but not
imited to the general plan, specific plan, local ] - X ]
coastal program, or zoning ordinance)
adopted for the purpose of avoiding or
mitigating an environmental effect?

¢} Conflict with any applicable habitat
cohservation plan or nafural community U L] X O
conservation plang

Discussion of Impacts

a) No Impaci, Land use conditions on and around the subject property have not
changed since 2007, and the project site is still vacant, and still an isolated sife. The
proposed project will not physically divide an established community, The property is
vacant and bounded to the immediate north by a multi-family residential development
(Tahguitz Mesa Villas) and to the east by commercial development, The proposed
project will subdivide the 6.37t-acre parcel into 39 single-family lois and internal streets.
Like the 2007 project, proposed homes will be consistent with surrounding fand uses.

b) Less Than Significant Impact. Prior to the 2007 “Edge” project approval, the City was in
the final stages of adopting a new General Plan. As was the case in previous General
Plan, the current land use designation for the site is HDR, High Density Residential. When
fhe project was analyzed in 2007, the maximum permitted density was 21 dwelling units
per acre, and the project proposed 10.1 units per acre. In the General Plan, the density
range for HDR is 0-30 dwelling units per acre. The cumrent project proposes 39 dwelling
units on 6.37+ acres, which yields a density of 6.1 units per acre.

As was true in 2007, the current zoning designation is R-3 {Multiple-Family Residential and
Hotel Zone). The 2007 project proposed the development of townhomes and was
- compadtible with this zoning designation. The current project is seeking approvat of a
Planned Development District (PDD} in lieu of a change of zone and to provide
development flexibility. Approval of a Tentative Tract Map (TTM) wil alse be required to
subdivide the property info 39 lots with internal streefs. The application includes a
Planned Development District, which is the City’s Zoning vehicie to allow “compliance
with the general plan and good zoning practices while allowing certain desirable
departures from the strict provisions of specific zone classifications.” ($4.030.00} In this
case, the proposed project will include singte family homes on small lots, which are not of
a size typical of standard single family subdivisions. The application provides for a density
that is higher than a single family subdivision, while providing an ownership product. This
concept is consistent with General Plan Goal LUé, and its supporting policies and actions,
which encourages the provision of all types of housing within the City, particularly on infill

sites.
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The proposed project is consistent with the General Plan designation applied to the
property, and with adoption of the Planned Development District, will be consistent with
the City's Zoning Ordinance. As a result, impacts associated with land use planning and
policy will be less than significant.

c) Less Than Significant Impact. When the project was analyzed in 2007, there were no
habitat conservation or natural community conservation plans adopted for the project
areq, and the project was determined to have "no impact"” with regard to such plans.

However, since approval of the 2007 project, the Coachella Valley Mulliple Species
Habitat Conservation Plan and Natural Communities Conservation Plan {CYMSHCP) and
Tribal Habitat Conservation Plan have been implemented by numerous participating
agencies, including the City of Palm Springs.

The project is not located within or adjacent to a designated Conservation Areaq.
, Because the subject property is located within the reservation of the Agua Caliente Band
§ of Cohuilla Indians, the currently proposed project will be required to pay the THCP
Valley Floor Planning Area mitigation fee. The fee is designed to mitigate the potential
impacts to sensitive species throughout the Vdalley.

City of Palm Springs o : : Dakota
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X.  MINERAL RESOURCES Less Than
Potentially Significant Less Than No
Significant With Significant Impact
Impact Mitigation Impact
Would the project: Incorporated

a) Result in the loss of availability of a known
mineral resource that would be of value fo LI O ] ]
the region and the residents of the siaiee

b) Result in the loss of availability of a locally
important mineral resource recovery site
- delineated on a local general plan, specific [ D- O &
plan or other land use plan®

Discussion of Impacts

a-b) No Impaci. Mineral resource conditions are unchanged since 2007 when The Edge

proposal was analyzed. No significant mineral resources have been identified on or in the

- immediate vicinity of the project, and the General Plan designates the property for

residential uses. A large portion of the City, including the project site, is identified by the

California Division of Mines and Geology as being within Mineral Resources Zone 3 {MRI-

3} which contains aggregate mineral deposits, the significance of which cannot be

evaluated from available data. No drill holes are identified in the project area. The site

has been designated for urban development for a number of years, and would not be

an appropriate location for mineral exiraction. The project will have no impact on
important mineral resources.
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Xl. NOISE Less Than
Potentially Significant Less Than No
Significant With Significant Impact
Impact Mitigation Impaci
Would the project result in: . Incorporated

. Cify of Palm Springs

a)] Exposure of persons o or generation of noise
levels in excess of standards established in the <
local generadl plan or noise ordinance, or L] [ X [l
applicable standards of other agencies?

b) Exposure of persons fo or generation of
excessive groundborne vibration or ] U X ]
groundborne noise levels? '

c) A substantial permanent increase in ambient
noise levels in the project vicinity above levels ] O B ]
existing without the project?

d) A substantial temporary or periodic increase
in ambient noise levels in the project vicinity [] X L] O
above levels existing without the project?

e} For a project located within an airport iand
use plan or, where such a plan has not been
adopted, within two miles of a public airport 7
- or public use airport, would the project [ L] [ =
expose people residing or working in the
project area to excessive noise levels?

f)  For a project within the vicinity of a private _
airstrip, would the project expose pecple
residing or working in the project area to [ L] [ X
excessive noise levels?

Discussion of impacts

a-c) Less Than Significant Impact. The 2007 Initical Study indicated that the project would have
“no impact” on exposure of people 1o noise tevels which exceed established standards,
or excessive groundborne noise or vibration. Given that the currently proposed project
involves changes to the site plan, potential noise impacts have been reevaluated.

The grading and construction process for Dakota will generate temporary noise impacts
from construction equipment, such as bulldozers, backhoes, and hauling trucks.

- Temporary groundborne noise and vibration may alse occur if-blasting or ripping of rock
is required for excavation of shallow bedrock, particularly where swimming pools are
proposed on northwesterly parcels. However, these impacts will be shorf-term,
femporary, and will occur during daytime hours, consistent with the City's regulations
relating to construction activities (please see subsection {d}, below].

Permanent increases in ambient noise levels will be less than significant during operation
of the project. The City will require compliance with Building Code standards for interior
noise levels, including the preparation of noise analyses to demonstrate that interior noise

: : : Dakota
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d)

ievels will meet these requirements. The project site is located in a low noise area of the
City, and it is therefore not expected that ambient noise levels will impact the proposed
project. Noise levels generated by project activities will be consistent with a medium-
density residential neighborhood, and permanent noise sources will be limited to typical
household appliances, landscape maintenance equipment, and vehicles accessing the
property. Long-term noise impacts are expected to be less than significant.

Less Than Significant Impact With Mitigafion Incorporated. As was the case for the 2007
project, noise impacts from the currently proposed project will be less than significant
with mitigation incorporated. The currently proposed project will result in the
development of 3% single-family residences and internal private streets. Temporary noise
impacts will be generated during the grading and construction process by typical
construction equipment, such as bulldozers, backhoes, and trucks.

The construction of 39 private swimming pools is also proposed. The project geotechnical
review (Earth Systems Southwest, August 9, 2013] indicates that portions of the site
proposed for pools are characterized by a mix of bedrock, talus, and boulder fili,
including large boulders over 8 feet in length. Blasting and/or ripping of very hard
bedrock may be required during excavation depending upon rock hardness, spacing,
and the presence of joints and fractures. This could require the use of special tools and
equipment, such as rams, hammers, and ftractor-dozers. Grading, ripping, and
construction will result in temporary groundborne vibration and noise that will end when
the construction phase is complete. Noise may be particularly noticeable by existing
multi-family residences to the north (Tahquitz Mesa Villas). Construction activity, including

~ days and hours of operation, will be required to comply with the City's noise ordinance

and standard noise reduction practices. Even with implementation of these standard
requirements, however, consfruction activities may temporarily impact neighboring
apartment residents. This impact could be significant #f not mitigated. Mitigation
measures that reduce impacts to acceptable levels are provided below.

Mitigation Measures

MM XI-1 All construction equipment, fixed or mobile, shall be equipped with properly
operating and maintained mufflers and the engines shall be equipped with
shrouds.

MM Xi-2 All construction equipment shall be in proper working order and maintained in a

proper state of tune to reduce backfires.

MM XI-3 Stationary construction equipment shall be placed such that emitted noise is
directed away from noise-sensitive recepiors, and as far south on the project site
as possible.

MM X1-4 Should blasting be necessary on the project site, the contractor shall post notices

of blasting acfivities a minimum of 48 hours prior to such activities. The notices
shall be posted on the gates of the apartment project {in a size legible from an
arriving or departing vehicle), at the mallbox banks and of the common area
recreation building.

No impact. The project’s proximity to an airport is the same as it was when the project
was analyzed in 2007. The property is located approximately 2.5 miles southwest of the
Palm Springs International Airport and is outside the boundaries of the Riverside County
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Airport Land Use Compatibility Plan for the airport. i is not located in the vicinity of g
private airstrip, The project will not expose people residing or working in the areq to
excessive noise levels associated with an airport.

City of Palm Springs _ : T Dakota
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XH. POPULATION AND HOUSING Less Than
Potentially Significant Less Than No
Significant With Significant impact
: Impact Mitigation Impact
Would the project: Incorporated

a} induce substantial population growth in an
areq, either directly (for example, by
proposing new homes and businesses) or ] [:f X I
indirectly {for example, through extension of
roads or other infrastructure) 2

b) Displace substantial numbers of existing
housing, necessitating the construction of L] ] 1 X
replacement housing elsewhere?

¢} Displace substantial numbers of people,
necessitating the construction of

replacement housing elsewhere?

Discussion of Impacts

a}

b,c)

Less Than Significant Impact. The 2007 project would result in 66 new townhomes. The
environmental analysis for the project assumed an average household size of 2 persons
per unit, which would result in approximately 132 new residents,

The currently proposed project will include 39 single-family residences. Based on an
average household size of 1.93 persons per household (2010 U.S. Census), the population
of the project at buildout will be 75. This represents a 0.2% increase in the City's

population of 44,552 (2010 U.S. Census). Compared to the 2007 project, it represents o -

reduction of 27 dwelling units and 57 individuals. Given the seasonal nature of the tocal
and regional population, it is possible that some new residents will be seasonal, thereby
reducing impacts associated with population growth even further.

The project will take access from existing roads (Belardo Road) and connect fo existing
utility infrastructure. No major extensions will be required. As with the 2007 project,
impacts of the currentty proposed project on population growth will be less than
significant.

No impact. As was the case in 2007, the subject property is vacant. No-homes or people
will be displaced. and no replacement housing will be required elsewhere. The project
will result in no impact relating to displacement of people or housing.

City of Palm Springs
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XIll. - PUBLIC SERVICES Less Than
Potentially Significant Less Than No
Significant With Significant impact
Impact Mitigation Impact P
Would the project result in: Incorporated
Substantial adverse physical impacts associated
with the provision of new or physically altered
governmental facilities, need for new or physicaily
altered governmental facilities, the construction
of which could cause significant environmental
- iImpacts, in order to maintain acceptable service
ratios, response times or other performance
objectives for any of the public services:
a)  Fire protection? ] ] X L]
b}  Police protection? N 1 ]
c) Schools? ] 1 X L]
d)  Parks? O O X [
e)  Other public facilities? O O] D L]

Discussion of Impacis

a-e)

Less Than Significant Impact, Like the 2007 project, the currently proposed project will
result in o medium-density residential neighborhood that will have a less than significant
impact on public services. Its projected population increase of 75 residents represents a
0.2% increase in the City's poputation. Compared to the 2007 project, the current project
will result in 27 fewer dwelling units and approximately 57 fewer residents, and therefore
can be expected to result in a decreased demand for services when compared to the
2007 project.

The Palm Springs Fire Department provides fire protection for 96 square miles of the Palm
Springs areq. The nearest fire station to the project is Station 4, located approximately 1
mile southeast of the project at 1300 S. Lavemne Way.

Police protection is provided by the Palm Springs Police Department. The police station is

located at 200 S. Civic Drive, approximately 2.5 miles northeast of the subject property.

Emergency personnel will be able to open the neighborhood's privacy gates whenever
necessary via a Knox Box, and the infernal road system has been designed to provide
adequate turnaround space for emergency vehicles.

Given the limited population size anticipated at project buildout, increased use of
schools, parks, and other public facilities is expected to be less than significant. The
project will not require the construction of new public roads or enhanced public
transportation services. The project proponent will be required to pay development

City of Palm Springs : : Dakofa
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impact fees to mitigate potential impacts to public facilities, including schools in the
Palm Springs Unified School District, and parks and recreation facilities.

Qverall, impacts associated with public services are expected to be less than significant.

City of Palm Springs : ‘ Dakota
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XIV. RECREATION Less Than
Potentially Significant Less Than No
Significant with Significant Impact
Impact Mitigation Impact
Would the project: Incorporated

¢} Increase the use of existing neighborhood and
regional parks or other recreational facilities ] ] 5] ]
such that substantial physical deterioration of
the facility would occur or be accelerated?

b} Does the project include recreational facilities
or require the construction or expansion of
recreational facilities, which might have an L] L] X L]
adverse physical effect on the environment?

Discussion of Impacts

a-b)

Less Than Significant Impact. The 2007 andlysis determined impacts fo recreation would
be less than significant. The currently proposed project will also result in less than
significant impacts,

The 2007 project proposed atfached townhome development with private courtyards, a

recreation area, a neighborhood swimming pool, and @ common areq. The current

project proposes 39 detached single-family residences with a private yard and swimming
pool on each lot. Approximately 1.81 acres at the base of the hilside are proposed for
dedication to the City or its designee for hillside preservation or public use. Compared to
the 2007 project, the current project represents a decrease of 27 dwelling units and
approximately 57 residents.

The estimated buildout population of the curently proposed project is 75 residents, which
constitutes a 0.2% increase in the City's population. New residents will increase the
demand for public recreational facilities to some extent. However, given the limited size
of the population, and the on-lot recreation opportunities provided by swimming pools,
this is a negligible increase, and impacis will be less than significant.
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XV. TRANSPORTATION/TRAFFIC - Less Than
Potentially Significant Less Than No
Significant with Significant Impact
Impact Mitigation Impact P
Would the project; Incorporated

a) Cause anincrease in raffic which is substantial
in relation to the existing traffic load and
capacity of the streef system (i.e., result in a
substantial increase in either the number of [ [ X [
vehicle trips, the volume to capacity ratio on
roads, or congestion at intersections) 2

b) Exceed, either individually or cumulatively, a
level of service standard established by the M ] 5] ]
county congestion management agency for
designated roads or highways?

c] Result .in a change in air traffic patierns,
including either an increase in traffic levels or a
change in location that results in substantial [ L] 0 X
safety riskse
d} Substantially increase hazards due to a design
feature (e.g.. sharp curves or dangerous
intersections} or incompatible uses {e.g., farm L L] L] ¢
equipment)?

—

‘&) Result in inadequate emergency access? [l [ O &

O
O
X

f) Result in inadequate parking capacity? ]

g} Conflict with adopted policies, plans, or
programs supporting alternative transportation L] 4 ] X
(e.g.. bus furnouts, bicycle racks)?2

Discussion of impacts

a, b} less Than Significant Impact. According to the 2007 Initial Study, 5 access points along
Belardo Road were planned. interior streets were proposed to be 24 and 32 feet wide
with on-street parking. Potential impacts to traffic and circulation were determined to be
less than significant. '

- Impacts from the curently proposed project will also be less than significant. The
curently proposed project includes 4 access points along Belardo Road. The
northernmost access point is designed as the primary entrance to the development, The
southernmost only accesses the casita. Al access poinfs will include automated
vehicular gates, except that for the casita. Four (4) internal lettered streets are proposed,
each of which will be 25’ feet wide. Each residential lot includes a driveway, and all units
{except the casita) include attached garages that accommodate two vehicles side-by-
side. Fourteen (14) off-street guest parking spaces are provided, as well as one (1)
_parking space designated for a USPS postal service worker next to the community

mailbox. :
" City of Palm Springs : : Dakofa
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Like the 2007 project, the currently proposed project will increase traffic along Belardo
Road and within the locat and regional roadway network. Vehicle trips will be consistent
with those of a medium density residential neighborhood.

The 2007 project would have generated approximately 384 tips per day, 29 of which
would have occurred in the morning peak hour, and 34 of which would have occurred
during the evening peak hourt, The proposed project will generate 373 average daily
frips, of which 29 will occur during the morning peak hour, and 3% of which will occur
during the evening peak hour?. The proposed project will therefore generate 97% of the
trips previously planned for the project site. The relatively small decrease is due primarily
to the type of resident typically occupying o townhome versus a single family home.
Generally, a townhome is occupied by smaller families, while a single family home is likely
to include children, some of which are likely to drive. As a resull, the Institute of Traffic
Engineers estimates per unit daily trips higher for single family homes than for townhomes.
Regardless, the proposed project will result in marginally fewer trips than potfentially
created by the previously approved project. Further, levels of service on Belardo Road
are currently acceptable, and are expected to remain at acceptable levels through
builld out of the General Plan. Therefore, impacts associated with traffic will be less than
significant.

The project proponent will be required to pay Transportation Uniform  mitigation fees
{TUMF)} required by the City for all projects, to contribute to regional Tronspon‘aflon
improvements.

c) No Impact, As was the case in 2007, the nearest dirport to the subject property is the
Palm Springs Infernational Airport, located approximately 2.5 miles to the northeast.
Neither the 2007 project nor the currently proposed project would result in @ change in
air traffic patterns that would pose a safety risk. No impact will occur.

d) No Impact. As was the case for the 2007 project, the currently proposed project will not
create a substantial safety hazard due to a design feature or incompatible uses. The
project does not include sharp curves or dangerous intersections. Proposed residential
land uses are compatible with existing residential and commercial development in the
project vicinity.

e) No Impact. The currently proposed project will have no impact on safety or emergency
access. All automated vehicular gates will be outfitted with approved access switches
for use by emergency personnel. Buildings will have approved address numbers for easy
identification during emergency situations. The Fire Department will review development
plans to assure that adequate turnaround space for emergency vehicles is provided. No
adverse impacts are anticipated.

17} No Impact. Per the requirements of Zoning Code Section $3.06.00, the project is required
to provide a total of 88 parking spaces (2 spaces for each single-family unit, plus 1 guest
space per each 4 units). The project provides 95 spaces and exceeds the requirements.
No adverse impacts associated with parking are anticipated.

Hinstitute of Transportation Engineers’ “Trip Generation, 8h Edition,” category 230.
2 |bid, category 210.
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g) No Impact. Like the 2007 project, the currently proposed project will have no impact on
diternative fransportation facilities or plans. The nearest bus stops are along South Palm
Canyon Drive and East Palm Canyon Drive, in close proximity to the proposed project.

City of Palm Springs
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XVI. UTIUTIES AND SERVICE SYSTEMS o Less Than
Potentially Significant tess Than No
Significant Wiih Significant impact
Impoct Mifigation Impact P
Would the project: Incorporated
a) Exceed wastewater treatment requirements of
the applicable Regional Water Quality Control O O L] <
Board?
b} Require or result in the construction of new
water or wastewater treatment facilities or
expansion of existing facilities, the construction ] ] OJ X

of

which could cause significant

environmental effects?

c). Reqguire or result in the construction of new
storm water drainage facilities or expansion of
existing facilities, the construction of which L] M u By
could cause significant environmental effects?

d) Have sufficient water supplies available to
serve the project from existing entittements
and resources, or are new or exponded [ L L] X
eniitlements needed?

e} Result in a determination by the wastewater
treatment provider which serves or may serve
the project that it has adequate capacity to
serve the project's projected demand in [ [ X L]
addition o the provider's existing
commitments?

f] Be served by a landfill with sufficient permitied
capacity to.accommodate the project's solid ] ] X O
waste disposal needs?

g} Comply with federal, state, and local statutes v
and regulations relaied to solid waste? L o I L]

Discussion of Impacts

a-d)

No impact. The 2007 Initial Study analysis determined that the project would have no
impact on the need for new water, wastewater, or stormwater facilities. Compared to
fhe 2007 project, the currently proposed project will result in 27 fewer dwelling unifs and
approximately 57 fewer residents. its impacts to ulility infrastructure, therefore, can be
expected to be less intense.

Wastewater :

The City contracts with Veolia Water North America to provide wastewater collection
and freatment services. The proposed project will require conneciion to, and extension
of, existing sewer infrastructure in the project area. Wastewater will be conveyed to the
Palm Springs Wastewater Treatment Plant, which has a capacity of 10.9 million gallons

Cify of Palm Springs : : Dakota.
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f.g)

per day {mgd} and treafs approdimately 6 mgd. Therefore, it has available capacity to
serve new development.

Wastewater discharge requirements for the City are administered by the Colerado River
Basin Regional Water Quaiity Control Board. Veolia implements all the requirements of
the Regional Water Quality Control Board as they relate o wastewater discharge and
water quality. Although the project will increase wastewater flows to the treatment plant,
these flows will be less than previously approved, and it will not adversely impact water
quality standards or waste discharge requirements,

Domestic Water

The subject property falls under the jursdiction of the Desert Water Agency (DWA) for
domestic water services: DWA's Urban Water Management Plan {2011) sets forth a long-
range plan for the provision of sufficient water to serve future development. The
proposed project will be required to connect to existing water lines beneath Belardo
Road. The project is not expected to require the expansion or construction of new water
facilities, other than that needed to directly serve the project, and will not require the
need for additional water entitlements. As demonstrated in the Urban Water

| Management Plan, DWA has sufficient water supplies to serve future development within

its service area. Since the Plan was developed based on the City's General Plan land use
build out estimates, and the proposed project will not exceed the capacity planned for
the property in the General Plan, the DWA has identified sufficient water supplies to serve
the proposed project.

Stormwater Management ‘ _

The Riverside County Flood Control and Water Conservation District is responsible for
regional stormwater management in the project vicinity, and the City is responsible for
local stermwater management. The subject property is located at the base of the San
Jacinto Mountains and takes on mountain runoff from the west. The project proposes the
installation of a storm drain system that extends from the foothills on the west to an
existing 42-inch storm drain beneath Belardo Road. The City will require that the project
proponent demonstrate compliance with its requirements for storm water retention and
relecase, consistent with all project approvals. These requirements, and the existing
facilities in Belardo Road are expected to adequately convey stormwater flows from the
site, and their construction is not expected to cause significant adverse environmental
effects.

Less Than Significant Impact. See XVI.b, above. The Palm Springs Wastewater Treatment
Plant has sufficient capacity to serve new development, including the proposed project.

Less Than Significant Impact, The 2007 project analysis assumed that residents generate 2
lbs. of solid waste per day. It anticipated a population of 132 residents would generate
approximately 244 Ibs. of waste per day. Using the same assumption, the current
project’s projected buildout population of 75 residents would generate approximately
150 lps. of waste per day. This represents o reduction of approximately 114 Ibs. per day.,
Impacts from the currently proposed project on area landfills are expected fo be less
than those anticipated from the 2007 project.

-Palm Springs Disposo'l' Services (PSDS) provides solid waste collection and - disposal

services to the City. Waste is transported to the Edom Hill Transfer Station in northern
Cafthedral City, which is operated by Burrtec. Burtec distributes the waste to several

‘regional landfills that have adequate capacity to serve additional development. Burrtec
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is required to meet all local, regional, state, and federal standards for solid waste
disposal. As a result, impacts associated with solid waste are expected to be less than

significant,
City of Palm Springs : : Dakota
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XVII.

MANDATORY FINDINGS OF SIGNIFICANCE

NOTE: If there are significant environmental impacts which cannot be mitigated and no feasible
prcject alternatives are available, then complete the mandatory findings of significance and
aftach to this initial study as an appendix. This is the first step for s’rarflng the environmental
impact report (EIR} process.

Potentially Less Than Less Than No
Significant Significant Significant Impact
Impact With Impact .
Mitigation
Does the project: Incorperated
a) Have the potential to degrade the qudlity of
the environment, substantially reduce the
habitat of a fish or wildlife species, cause a
fish or wildlife population to drop below
self-sustaining levels, threaten to eliminate a <7
plant or animal community, reduce the U 2 [ [
number or restrict the range of a rare or
endangered plant or animal or eliminate
important examples of the major periods of
Califernia history or prehistory®
b} Have impacts that are individually limited, but
cumulatively considerable?  ["Cumulatively
considerable” means that the incremental
effects of a project are considerable when 1 1 X O
viewed in connection with the effects of past
projects, the effects of other current projects,
and the effects of probable future projects) 2
c} Have environmental effects which will cause ‘
substantial adverse effects on human beings, ] DX | ]
either directly or indirectlye

a) Less Than Significant With Mitigation Incorporated. The biclogical and culturai
condifions of the subject property remdin largely unchanged from 2007 conditions. As
was the case at that time, the currently proposed Dakota project will not significantly
degrade the guality of the environment, reduce wildlife habitat, or threaten to eliminate
a plant or animal community., No special-status specaes were ldenhfled onsite, and no
evidence of critical habitat was detected.

Similarly, the proposed project will not eliminate important examples of major periods of
California history. However, the site is within the reservation of the Agua Caliente Band of
~ Cahuilla Indians, and it is possible that buried cultural artifacts could be unearthed during
~ the development process. Potential adverse impacts can be mitigated to less than
significant levels with implernentation of the mitigation measures described in Section vV
of this Initial Studly.

b) Less Than Significant Impact. Buildout of the currently proposed project will result in 39
residential units within a private community. Compared to the project proposed in 2007,
this represents a decrease of 27 units in a similarly designed community, which can be

City of Palm Springs - : Dakofa
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expected to result in a comresponding decrease in potentially adverse environmentat
impacts. The project is consistent with existing residential development in the area and
consistent with the intent of the site's General Plan and zoning designations. Approvat of
a Planned Development District is being sought to provide flexible development
standards. No other development projects are currently underway in the project vicinity.

The project will contribute, to o limited extent, to the cumulative impacts of
development in the City and Coachella Valley region. The proposed project, however, is
less intense than the maximum development that could occur on the site. The General
Plan EIR identified cumulative impacts associated with build out of the City, and the
proposed project will ulfimately, because of its lesser density, result in marginally fewer
cumulative impacts.

Less Than Significant Impact with Mitigation Incorporated. As was the case with the
project proposed in 2007, the Dakota project is not expected to result in significant
adverse impacis to human beings. The site plan and development proposal have been
redesigned to respond to potentially hazardous geologic conditions, including increasing
setbacks from thé foe of slope, redesigning retaining walls, and providing catchment
ditches for rockfall mitigation, all for the purpose of enhancing the safety of future
residents. As described in this Initial Study, impacts associated with air quality and noise
can be mitigated to less than significant levels. Therefore, the proposed project will result
in less than significant impacts to human beings, with the implementation of mitigation
measures. :
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South Coast .
Air Quality Management District
21865 Copley Drive, Diamond Bar, CA 91765-4178

(909) 396-2000 + www.aqmd.gov

E-mailed: January 14, 2014 January 14, 2014
David Newell@palmsprings-ca.gov

Mr. David A. Newell

City of Palm Springs

3200 East Tahquitz Canyon Way
Palm Springs, CA 92262

Review of the Draft Mitigated Negative Declaration (MIND) for the

Dakota (Case Numbers 5.1310 PD 365 and TTM36548) Project

The South Coast Air Quality Management District (SCAQMD) staff appreciates the
opportunity to comment on the above-mentioned document. The following comment is
intended to provide guidance to the lead agency and should be incorporated into the final
CEQA document as appropriate.

The proposed project is adjacent to a sensitive land use' (i.e., residential uses north of the
project site), however, the Draft MND did not evaluate potential localized air quality
impacts that could result from construction of the proposed project. Therefore, the
SCAQMD staff recommends that the lead agency revise the air quality analysis to
include an assessment of potential localized air quality impacts during construction of the
proposed project. These potential air quality impacts should be assessed using
SCAQMD’s Localized Significance Methodology and compared to the localized
significance thresholds specific to the project area®. Further, the lead agency should

- ensure that all future projects include a localized air quality analysis if warranted. In the
event that the lead agency determines the proposed project will result in significant
localized construction air quality impacts the SCAQMD staff recommends that the lead
agency require mitigation to minimize these impacts to a less than significant level. -
Additional construction-related air quality mitigation measures are available at:

h w.agqmd. gov/ceqa/handbook/mitigation/MM _intro.html

Please provide the SCAQMD staff with written responses to all comments contained
herein prior to the adoption of the final CEQA document. Further, staff is available to

! California Air Resources Board. April 2005. “Air Quality and Land Use Handbook: A Community
.Health Perspective.” Accessed at:hi(p://www.arb.ca gov/ch/landuse.itm

? The Localized Significance Thresheld (LST) methodology and Mass Rate LST Look Up Table is
available at: - http://www.agmd.gov/ceqa/handbook/LST/LST html




. work with the lead agency to address these issues and any other questions regarding air
quality that may arise. Please contact Dan Garcia, Air Quality Specialist CEQA. Section,
at (909) 396-3304, if you have any questions regarding these comments.

Sincerely,

S Y T A

Ian MacMillan ‘
Program Supervisor, CEQA Inter-Governmental Review
Planning, Rule Development & Area Sources

IM:DG
RVC131227-01
Control Number




1504 Marsh Street
SanLuis Obispo

" California 93401
ph: 805-593-0926

fox: 805-593-0744 -

beboknolicy@shoglabal.nei

Loaw Offices of Babak Naficy

January 14, 2014
Via US Mail and Email

City of Palm Springs

Palm Springs Planning Commission
3200 E. Tahquitz Canyon Way
Palm Springs, California 92262
Care of: David Newell
david.newell{@palmspringsca.gov

RE: Proposed Planned Development District PDD 365, TTM 26548
{(Dakota)

Honorable Planning Commissioners,

These comments are submitted on behalf of People for Proper Planning (“PFPP”) in
connection with the above-referenced project, referred to as the “Dakota” or “the
Project”. The City previously approved this project but that approval was rescinded by
the applicant after PFPP brought a petition for writ of mandate challenging the City’s
approval. The Project was originally approved in 2007 as a multi-family condo project,
bul was resubmitted in 2013 for approval as a single-family project.

The City should deny the Dakota as proposed because the project is inconsistent with the
General Plan (High Density Residential) because this project is not a muiti-family high
density project. Nor is the Project consistent with the zoning designation (R-3 Multi-
family residential and hotel). Table 3-13 of the Housing Element clearly shows that
single-family development is not a permitted use in R-3 zone. The inquiry should stop
here, as the Project must be denied on the basis of inconsistency with the General Plan
and the zoning designation.

The Project should also be denied because it is inconsistent with land-use standards,
mcludmg minimurn parcel size and maximum density (for smcle~fam1}y residential).

The minimum parcel size for single-family résidential units is 7500 square feet and the

maximum density 6 units per acre. This project proposes parcel sizes as small of 2,885
square feet and a density of 6.1 units per acre.

The Initial Study/Negative Declaration proposed by the City attempts to paper over the
project’s inconsistency with the City’s General Plan and zoning restrictions by claiming
that the Project can be processed as a Planned Development District in order to “address
the modifications to the permitted uses and development standards.” As more fully
explained below, however, the project cannot be approved through the PDD process
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because the project is inconsistent with the General Plan’s underlying designation (High Density
‘Residential, HDR) for the site. Table 3-12 of the General Plan provides High Density designation
“accommodates higher density residential homes built at a density of 15.1 to 30 dwelling units per
acre.” This project is clearly outside this range. The City has adopted a formal policy of ignoring the
lower range density limits in the General Plan, but PFPP has challenged that policy which is subject to
ongoing litigation at this time. The fact thus remains that the General Plan designates this site as a
HDR intended te accommodate higher density residential homes at 15.1 — 30 units per acre. Given

the single-family minimum lot size restrictions, the reference to “homes” in connection to HDR can
‘only bé understood as referring to some kind of multi-family product. The General Plan HDR
designation cannof accommodate detached single-family residential houses.

- The Initial Study’s contention that providing substandard single family houses at this location is

- consistent with General Plan Policy LU6, which “encourages the provision of all types of housing
within the City” must be rejected because this argument proves much too much. According to this
argument, every conceivable type of housing would be consistent with the General Plan because the
General Plan encourages a diversity of housing types.

This conclusion is consistent with the Housing Element’s following discussion of different types of
housing allowances:

The City allows a range of housing types in 10 primary residential zones. Development
standards for different types of housing by zone are sunumarized below and in Table 3-14.

s Single-family homes are allowed in the Guest Ranch Zone (G-R-3)
and R-1 with variations for lot sizes ranging from 7,000 to 20,000
square feet. This zoning district corresponds to general plan land

- use designation of estate and very low density.

« The Cit'y has three multiple-family residential zones, including
" garden apartments (R-G-A), limited multiple-family (R-2), and
muitiple-family residential and hotel (R-3 and R-4),

Accordingly, the City may not process a PDD for this Project because single-family residential is not
a permitted use on parcels designated HDR by the General Plan. See, Palm Springs Municipal Code
(PSMC) 94.03.00(B).

Even if the Project were consistent with the General Plan and therefore could be processed as PDD,
the City could not approve the Project with a zone change processed as a PDD because such approval

would amount to an illegal “spot zone.” Foothill Cmtys. Coalition v. County of Orange, 2014 Cal. :
App. LEXIS 22, 19, a case published by the Third Appellate District only yesterday, held that |
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the creation of an island of property with less restrictive zoning in the middle of properties with more
restrictive zoning is spot zoning. This conclusion does not end our analysis, however, as spot zoning

may or may not be impermissible, depending on the circumstances. "The rezoning ordinance may be
justified, however, if a substantial public need exists, and this is so even if the private owner of the

tract will also benefit.”

Under this ruling, the proposed PDD must be considered an impressible “spot zone™ to the extent that
this PDD would create an island of (nonconforming) single family residential housing in the middle of
multi-family, high density residential and cominercial zoning parcels.

The spot-zoning of this parcel pursuant to the PDD is not justified as the General Plan Land Use and
Housing Elements do not identify any “substantial public need” for sub-standard, single-family
residential units in the City in general, and at this location in particular. The Project at issue in
Foothills Community Coalition involved the creation of special zoning designation permitting the
creation of a senior housing district, which the court concluded “is in the public interest and consistent
with the County's general plan and with the North Tustin Specific Plan.” Id., at 20. The proposed
Dakota is inconsistent with the General Plan, and the Initial Study fails to identify any “substantial
public need” for this type of cramped, substandard single-family housing on this parcel.

As required by: City Policy, the applicant offers certain alleged “public benefits” of the project to
Justify the PDD. The suggested pubhc benefits, however, are hardly a benefit, let alone a “substantiai
public need” as required for approving a spot zone.

The first so-called public benefit of the project is the allegation that development of the site would
“help dctivate the commercial corridor along Palm Canyon Drive.and Morongo, . . . This claim must
be tejected for several reagons: there is no evidence or rationale supporting a conclusion that the

- development-of sub-standard single-family housing would necessarily support new restaurants or
retail stores to.a greater extent than multi-family housing (that would be consistent with the General
Plan Designation.) Likewise, it can beargued that any development on this parcel would have some
positive effect on local businesses; there is nothing magical about single family housing,

The. apphcant also suggests that the proposed reduction of the building heights from 3 to 2 story will
provide more view corridors to the mountains. This claim too must be rejected as the City has already
concluded that'even the 3 story buildings approved in 2087 would not cause a significant impact on
views. Accordingly, any marginal improvements in views realized as-a tésult of the réduction in
building heights must be considered a minor, insubstantial benefit, if a benefitat all,

According to the applicant, the third alleged benefit of the Project is that the revised design Creates &
sense of community, while préserving greater openspace areas at the base of the hillside and better
views. The claim that the proposed single-family houses, with their individual swimming poels built
behind walls segregating neighbor from neighborwould foster a greater sense of community defies
Togic and comman sense. The original proposal included substantial communal open space, amenities
and a swimming pool thereby much more likely to create-d-cohesive community than the currently

proposed detached single-family houses.
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Finaily, the applicant also suggests the proposed revised project benefits the public by enabling the
applicant to dedicate 1.81 acres of open space at the base of hillside, behind the project. This claim
appears disingenuous at best, because the‘proposed 1.8 acre “open space” is not nearly large enough
to. amount to a meaningful addition to the City’s inventory of open space. This sliver of land behind
the project is essentially worthless because it is not bujldable, and therefore useless to the applicant,
who is undoubtedly only foo glad to be rid of the potential liability he would incur unless he divests
hirnself of this useless property.

Another requirement of the City Policy on public bepefits for Planned Development Districts is that
public benefits of a proposed project must be proportionate to the level of zoning flexibility requested,
‘While the level of flexibility requested by the applicant for the Project is significant, proposing single-
family residences in a zone that does not permit such development, the supposed public benefits of the
proposed project are neither proportionate nor unique, and could in fact be realized by any residential
development at this location. '

Before concluding, 1'would fike to iote that the Initial Study fails to adequately 1dent1fy in sufficient
detail the particular development standards with which:the proposed project is inconsistent.

Moreover, as discussed above, the Initial Study's conclusion that the Project does not conflict with the
General Plan and zoning ordinance is arbitrary, capricious not supported by substantial evidence.

Sin_cem
Bbak Naficy, .
Counsel for People for Proper llannmg




