DATE:

SUBJECT:

FROM:

PLANNING COMMISSION STAFF REPORT

June 25, 2014

NORTHWOOD-PALM SPRINGS, LLC FOR A TENATIVE TRACT MAP
CONVERT 104 APARTMENTS TO FOR-SALE CONDOMINIUMS AND
CREATE A ONE-LOT CONDOMIMIUM MAP ON A ROUGHLY 5.28-
ACRE PARCEL LOCATED AT 1700 SOUTH ARABY DRIVE, ZONE R-3.
(CASE NO. TTM 36756).

Department of Planning Services

SUMMARY

The Planning Commission will review a Tentative Tract Map application (TTM 36756)
for a one-lot subdivision for condominium purposes to convert an existing 104 unit
apartment complex to for-sale condominiums on apprommately 4.97-acres on land
located at 1700 South Araby Drive.

RECOMMENDATION:

Recommend approval to the City Council, subject to conditions.

ISSUES:

None

BACKGROUND AND SETTING:

12/22/2000 "

The Plannlng- Commfsswnmapproved a Condltfonal Use Permit (Case'
5.0843 CUP) and architectural application for the development of the
104-unit apariment complex.

02/14/2001

The City Council rejected an appeal and approved Resolution No. 19992 |
for a Conditional Use Permit and architectural application to allow the
construction of a 104-unit apartment compiex. '

04/10/2002

The Planning Commission recommended approval of a Tentative Parcel

Map (TPM 30292) to the City Council to combine 43 parcels into one
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vacant 4.97-acre parcel for the development of the 104-unit apartment
complex.

05/15/2002 | The City Council approved Tentative Parcel Map (TPM 30292) to
combine 43 parcels into one vacant 4.97-acre parcel for the
development of the 104-unit apariment complex.

2003 Building Permit issued fo construct the apartment complex.

s Most Recent Qwnership
09/2013 | Northwood Palm Springs LLC

: ' Notifications . ‘ 5
6/12/2014 Notlce sent to aII property owners within 500 feet of subject site.
6/12/2014 | Email notification was sent to representatives of Sonora Sunrise, Los
Compadres, Araby Commons and Araby Cove Neighborhood
Organizations.

. ~“Field Check - |
May 2014 | Staff visited site to observe eX|st|ng cond|t|ons

Subject Site: Southeast Corner of East Palm Canyon Drive and Araby Drive
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Subject (High Density ulti-family
Property ' Residential) Residential (Multi-Family and Hotel)
North HDR Multi-family R-3 with Resort Overlay Zone
| | Residential
| South HDR Multi-family and R-3 with Resort Overlay Zone
& Single-family & .
ER (Estate Residential R~-G-A(6) (Garden Apartment
Residential) and Cluster Residential)
East , HDR Multi-family R-3 with Resort Overlay Zone
Residential |
West HDR Single-Family R-3 with Resort Overlay Zone
Residential
ANALYSIS:

[n order to convert an existing apartment building(s) to for-sale condominiums, a

- property owner must comply with Title 9 of the Palm Springs Municipal Code (PSMC)
and various California Government Codes. Staff has provided an analysis of the
proposal below. .

PSMC: Chapter 9.62.020 “Condominium Conversion” states the following:

A tentative map, parcel map or final map involving prospective conversion
of one or more existing structures or parcels into a condominium, stock
cooperative, or any other form of community ownership, shall be approved
only if the proposed condominium use of the property will be in conformity
with the general plan and such conversion conforms to any other
requirements or restrictions which may be adopted by the city council by
ordinance dealing with the conversion of existing structures or parcels of
land from rental units to community ownership; and further, only if any
structure, parcel or design, if newly constructed as of the date of tentative
map approval, could be lawfully constructed in accordance with the
applicable zoning regulations, building codes and fire safety codes. A
tentative map shall be required for all conversions including those of fewer
than five units or parcels except for exceptions and exclusions set forth in
the State Subdivision Map Act.
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As noted above, the project must be consistent with the (1) General Plan, (2) other city
requirements / restrictions and (3) current law for constructing a multi-family residential
project for individua! sale. A summary of the project as it applies to each of these is
provided below.

1)

2)

3)

General Plan. The subject site is located within HDR (High Density Residential)

General Plan Land Use designation. This designation allows up to 30 dwelling
units per acres. Based on the property size of 4.97-acres, the project consists of
approximately 21 units per acre. Thus, the project is consistent with the General
Plan density.

Other city requirements / restrictions. No other C'ity requirements / restrictions
exist which would prevent the proposed development from being converted to

for-sale units.

Current law for constructing a multi-family residential project for individual sale:

~ As the project was built in 2001 without any associated variances or deviations,

the development could be constructed under the current zoning law, including
development standards, for the R-3 zone, because there haven't been any
changes in requirements. Pursuant to Section 93.06.00 of the Zoning Code, the

project does include one covered parking space for each of the 104 units.

California Government Code: Under Gov't Code Section 66427, there are a number of

requirements that must be followed when converting an apartment building(s) to
condominiums. A description of each and conformance analysis is provided below:

CA Gov't Code

Description

Compliance

66427.1(a)(2)(A)

Writteh notification, pursuant to Section 66452.18, of
intention to convert, provided at least 60 days prior to
the filing of a tentative map pursuant to Section 66452.

Applicant provided
to each tenant on
February 10, 2014,

66427 1(a)(2)(B)

Ten days' written notification that an application for a
public report will be, or has been, submitted to the
Bureau of Real Estate, that the period for each tenant's
right to purchase begins with the issuance of the final
public report, and that the report will be available on
request.

Applicant agrees to
comply.

66427 1@2)(C)

Written notification that the subdivider has received the
public report from the Bureau of Real Estate. This
notice shall be provided within five days after the date
that the subdivider receives the public report from the
Bureau of Real Estate. ' '

Applicant agrees to
comply.
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66427.1(a)(2)(D) | Written notification within 10 days after approval of a | Applicant agrees to
final map for the proposed conversion. comply.

66427.1(a)(2)(E) | One hundred eighty days' written notice of intention to | Applicant agrees to
convert, provided prior to termination of tenancy due to | comply

the conversion or proposed conversion pursuant to
Section 66452.19, but not before the local authority
has approved a tentative map for the conversion.

66427.1(a}(2)(F) | Notice of an exclusive right to contract for the | Applicant agrees to
purchase of his or her respective unit upon the same | comply

terms and conditions that the unit will be initially
offered to the general public or terms more favorable
to the tenant pursuant to Section 66452.20. The
exclusive right to purchase shall commence on the
date the subdivision public report is issued, as
provided in Section 11018.2 of the Business and
Professions Code, and shall run for a period of not less
than 90 days, unless the tenant gives  prior written
notice of his or her intention not to exercise the right.

REQUIRED FINDINGS:

Findings are required for the proposed subdivision pursuant to Séction 66474 of the
California Subdivision Map Act. If any of these findings are not met, the Clty shall deny
approval

a. That the proposed Tentative Parcel Map is consistent with all applicable
general and specific plans.

The TTM proposes one (1) lot equaling 5.28 gross acres for the purpose of a 104 unit
condominium project. The site is located within the HDR (High Density Residential)
General Plan Land Use designation, which allows up to 30 dwelling units per acre. The
residential density is 21 units per acre and therefore consistent with the current General
Plan. Therefore, the finding has been met.

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

The proposed subdivision is consistent with the R-3 zone in which the property is

located. The Tentative Tract Map will consist of one lot equaling roughly 230,202-
square feet. The design of the proposed condominium plan is consistent with the
existing development, including covered parkmg and applicable zonmg Therefore, the
flnd:ng has been met.
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¢. The site is physidally suited for this type of development.

The site is an existing 104 unit residential complex with adequate access to streets. No
further development of units is proposed. The surrounding neighborhood is a mix of
established and newly constructed residential properties. The site is physically suited for
this type of development and the finding has been met.

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

The density of the existing development will not change. It is physically suited for the
density of the development (104 units) with common open space, off-street parking and
circulation for pedestrians and vehicles. The only difference will be the ability to sell
individual units. Therefore, the finding has been met.

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

The California Environmental Quality Act considers these types of applications as being
exempt from environmental review, pursuant to Section 15301(k) “Division of muitiple-
family residences into common-interest ownership...”. Thus, the subdivision is not likely
to cause environmental damage.

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

_The subdivision will create a one lot parcel for the sale of individual units. There are no
improvements proposed that would likely cause serious public health problems.

g. The design of the subdivision or fype 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.

ENVIRONMENTAL DETERMINATION:

The subject application has been evaluated and deemed a project under the guidelines
of the California Environmental Quality Act (CEQA). Pursuant to CEQA Guidelines, the
proposed project is Categorically Exempt under Section 15301(k): “Division of existing
multiple family or single-family residences into common-interest ownership...where no
physical changes occur which are not otherwise exempt.”
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David A. Newéll ‘M. Margo Wheeler, KICP
Associate Planner Director of Planning Services
Attachments:

1. Vicinity Map

2. Draft Resolution with Conditions of Approval

3. TTM 36756

4. Correspondence from Applicant
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CITY OF PALM SPRINGS

CASE NO: TTM 36756

APPLICANT: Northwood-Palm Springs, LLC

DESCRIPTION: To consider an
application by Northwood-Palm Springs,
LLC, owner for a Tentative Tract Map to
convert 104 apartments to for-sale
condominiums and create a one lof,
condominium map of 104 units. The
roughly 5.28-acre site is located at 1700
Araby Drive, Zone R-3, Section 25.




RESOLUTION NO.

A RESOLUTION OF THE PLANNING COMMISSION OF
THE CITY OF PALM SPRINGS, CALIFORNIA,
RECOMMENDING THAT THE CITY COUNCIL APPROVE
TENTATIVE TRACT MAP 36756, TO CONVERT 104
EXISTING APARTMENTS TO FOR-SALE
CONDOMINIUMS THROUGH A ONE LOT SUBDIVISION
FOR CONDOMINIUM PURPOSES ON A 5.28-ACRE SITE
LOCATED AT 1700 ARABY DRIVE.

WHEREAS, Northwood-Palm Springs LLC (“Applicant”) has filed an application with
the City pursuant to Chapter 9.62 of the City's Municipal Code (Maps) and Section
66474 of the State of California Subdivision Map Act, for a Tentative Tract Map
proposing one lot for 104 condominiums at 1700 Araby Drive, Zone R-3, Section 25:
and

WHEREAS, a notice of public hearing for Case TTM 36756 was given in accordance
with applicable law; and

WHEREAS, on June 25, 2014, a public meeting on Case TTM 36756 was held by the
Pfanning Commission in accordance with applicable law: and

WHEREAS, the proposed project is considered a “project” pursuant to the terms of the
California Environmental Quality Act (“CEQA”), and has been determined to be
Categorically Exempt as a Class 1 exemption (Division of existing multiple family or
single-family residences into common-interest ownership...where no physical changes
occur which are not otherwise exempt) pursuant to Section 15301(k) of the CEQA
Guidelines; 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.

1

THE PLANNING COMMISSION HEREBY FINDS AS FOLLOWS:

Section 1:  Pursuant to the California Environmental Quality Act {(CEQA) Guidelines,
the project is exempt from CEQA review as the proposal meets the Class 1 Exemption
under Section 15301(k), whereby the project conforms to the following: “division of
existing multiple family or single-family residences into common-interest
ownership...where no physical changes occur which are not otherwise exempt.”

Section 2:  Pursuant to Municipal Code Chapter 9.64 (Maps) and the State of
California Subdivision Map Act Section 66474, the Planning Commission finds as
follows:

a. That the proposed Tentative Parcel Map is consistent with all applicable
general and specific plans.
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The TTM proposes one (1) lot equaling 5.28 gross acres for the purpose of a 104 unit
condominium project. The site is located within the HDR (High Density Residential)
General Plan Land Use designation, which allows up to 30 dwelling units per acre. The
residential density is 21 units per acre and therefore consistent with the current General
Plan. Therefore, the finding has been met.

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

The proposed subdivision is consistent with the R-3 zone in which the property is
located. The Tentative Tract Map will consist of one lot equaling roughly 230,202~
square feet. The design of the proposed condominium plan is consistent with the
existing development, including covered parking, and applicable zoning. Therefore, the
finding has been met.

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

The site is an existing 104 unit residential complex with adequate access to streets. No
further development of units is proposed. The surrounding neighborhood is a mix of
established and newly constructed residential properties. The site is physically suited
for this type of development and the finding has been met.

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

The density of the existing development will not change. It is physically suited for the
density of the development (104 units) with common open space, off-street parking and
circulation for pedestrians and vehicles. The only difference will be the ability to sell
individual units. Therefore, the finding has been met.

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

The California Environmental Quality Act considers these types of applications as being
exempt from environmental review, pursuant to Section 15301(k) “Division of multiple-
family residences into common-interest ownership...”. Thus, the subdivision is not likely
to cause environmental damage.

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

The subdivision will create a one lot parcel for the sale of individual units. There are no
improvements proposed that would likely cause serious public health problems.

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

NOW, THEREFORE, BE IT RESOLVED that, based upon the foregoing, the Planning
Commission hereby recommends that the City Council approves Case TTM 36756; a
Tentative Tract Map for a one lot subdivision for 104 condominiums at 1700 Araby
Drive; subject to the attached conditions set forth in Exhibit A.

ADOPTED this 25th day of June, 2014.
AYES:

NOES:

ABSENT:

ABSTAIN:

ATTEST: CITY OF PALM SPRINGS, CALIFORNIA

. M. Margo Wheeler, FAICP
Director of Planning Services



RESOLUTION NO.
EXHIBIT A
Tentative Tract Map 36756
Northwood Palm Springs LLC
104-unit Condominium Conversion at the Southeast Corner of
East Palm Canyon Drive and Araby Drive

June 25, 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 Attorney.

ADM 1.

ADM 2.

ADM 3.

ADM 4.

ADM 5.

ADMINISTRATIVE CONDITIONS

Project Description. This approval is for the project described per Case TTM
36756_, except as modified by the conditions below.

Reference Documents. The Final Map shail be consistent with approved
Tentative Tract Map, date stamped May 6, 2014 on file in the Planning
Division.

Conform to all Codes and Regulations. The project shall conform to the
conditions contained herein, all applicable regulations of the Palm Springs
Zoning Ordinance, Municipal Code, and any other City County, State: and
Federal Codes, ordinances, resolutions and laws that may apply.

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

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 TTM 36756. The City of Palm Springs will promptly
notify the applicant of any such claim, action, or proceeding against the City
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ADM 6.

ADM 7.

ADM 8.

ADM 9.

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 settle or abandon
the matter without the applicant's consent but should it do so, the City shall
waive the indemnification herein, except, the City's decision to settle or
abandon a matter following an adverse judgment or failure to appeal, shall not
cause a waiver of the indemnification rights herein.

Maintenance and Repair. The property owner(s) and successors and
assignees in interest shall maintain and repair the improvements including
and without limitation all structures, sidewalks, bikeways, parking areas,
landscape, irrigation, lighting, signs, walls, and fences between the curb and
property line, including sidewalk or bikeway easement areas that extend onto
private property, in a first class condition, free from waste and debris, and in
accordance with all applicable law, rules, ordinances and regulations of all
federal, state, and local bodies and agencies having jurisdiction at the
property owner's sole expense. This condition shall be included in the
recorded covenant agreement for the property if required by the City.

Time Limit on Approval. Approval of a 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 and City
Council upon demonstration of good cause.

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.

Park Development Fees. The developer shall dedicate iand or pay a fee in

lieu of a dedication, at the option of the City. The indieu fee shall be
computed pursuant to Ordinance No. 1632, Section 1V, by multiplying the
area of park to be dedicated by the fair market value of the land being
developed plus the cost to acquire and improve the property plus the fair
share contribution, less any credit given by the City, as may be reasonably
determined by the City based upon the formula contained in Ordinance No.
1632. In accordance with the Ordinance, the following areas or features shall
not be eligible for private park credit: golf courses, yards, court areas,
setbacks, development edges, slopes in hillside areas (unless the area
includes a public trail) landscaped development entries, meandering

streams, land held as open space for wildlife habitat, flood retention facilities

and circulation improvements such as bicycle, hiking and equestrian trails
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ADM 10.

ADM 11.

(unless such systems are directly linked to the City's community-wide system
and shown on the City's master ptan).

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.

¢. Provisions for joint access to the proposed parcels, and any open space
restrictions.

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

| Approved CC&R’s are to be recorded following approval of the final map.

ADM 12.

ADM 13.

ADM 14.

The CC&R's may be enforceable by the City, shall not be amended without
City approval, and shall require maintenance of all property in a good
condition and in accordance with all ordinances,

CC&R's Deposits & Fees. The applicant shall submit to the City of 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. Note: these fees may
change upon City Council approving updates to the current fee schedule.

CC&R's Noise Disclosure. The CC&R’s shall have a disclosure statement
regarding the location of the project relative fo roadway noise, City special
events and roadway closures for special events. Said disclosure shall inform
perspective buyers about traffic, noise and other activities which may occur in
this area.

Notice to Tenants. The applicant shall provide all tenants with a copy of the

Conditions of Approval for this project.
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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.

ON-SITE

ENG 1. Dedicate an easement for the right of ingress and egress for service and
emergency vehicles and personnel over the proposed private travel way.

ENG 2. Al easements of Record that have been recorded on said property are to
remain in place, all access to easements (vehicular, utility, bike path or other)
to remain accessible.

MAP

ENG 3. A Final Tract 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 shail 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.

ENG 4. A copy of draft Covenants, Conditions and Restrictions (CC&R’s) shall be
submitted to the City Attorney for review and approval for any restrictions
related to the Engineering Division’s recommendations. The CC&R's shall be
approved by the City Attorney prior to approval of the Final (Parcel) Map by
the City Council, or in the absence of a Final (Parcel) Map, shall be submitted
and approved by the City Attorney prior to issuance of Certificate of
Occupancy.
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ENG 5.

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

END OF CONDITIONS
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CITY OF PALM SPRINGS, W INSTRUMENT NO, 20050776039, RECCRDED

SEPTEMBER 20, 2005, OF OFFICIAL RECORDS.

GRANT OF EASEMENT INSTRUMENT NO. 97166949, RECORDED MAY 14, 1957, OF

LEGAL D

4 PORTION OF PARCEL 1 AS SHOWN BY PARCEL MAP ND. 30292, IN THE CITY OF PALM
SPRINGS, COUNTY OF RIVERSIDE, STATE OF CALIFORMGA, AS SHOWN BY MAP FILED APRIL 6,
2004, IN BOOK 203, PAGES 84 AND 65 OF PARCEL MAPS, IN THE OFRCE OF THE GOUNTY
RECORDER OF SAID COUNTY.
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OWNER / APPLICANT:
NORTHHOODS-PALM SPRINGS, LLC
3100 BRISTCL STREET SUTE 425
COSTA MESA, CA. 92626
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EXSTING TELEPHONE

PRELIMINARY
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B 36756

UTILITIES:
WATER:
DESERT WATER AGENCY |

1200 5 CEHE AUTRY TRAL

PALM SPRINGS, CALIFORNIA, 92254

(760 323-4971

SEWER: ;

CETY OF PALHS SPRINGS 3200 FAST
TRHOULTZ CANYEN AY|
PALK SPRINGS, CALIFORNIA 52262
{760} 525-B156

|
GAS: ;
SOUTHERN GALIFORMIA GRS COMPAKY
P.O. BOX 3003 |
REDLANDS, CA 82373 |

{800} 4272200 |

TELEPHONE: :
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PALIS SPANGS, CA 32254
(800}483-5000

ELECTRICITY:

SOUTHERN CALIFORNIA EDISGN
2885 WEST FOOTHIL BLVD.
RIALTG, CA 82376 |
(400) 980-7788

SCHOOL DISTRICT:

PALM SPRINGS UMIFIEG DISTRICT CFFICES
980 EAST TAHOWTZ CANYOR WAY
PALM SPRINGS, CAUFOH;NIA 92282
{760) 416-6000

DAVID B. RACLAND, PLS. 5173
EXPRATON DATE:  JUNE 30, 2015

413 MACKAY DRIVE
DRTE SAN BERNARDING, CA 92408
(900) 384-7464
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ASEMENT: RECORD:

@

IN THE CITY OF PALM SPRINGS
COUNTY OF RIVERSIDE, STATE BF CALIFDRNIA

TENTATIVE TRACT NO. 36756

A PORTION OF PARCEL 1 AS SHOWN BY PARCEL MAP NO. 30292,
MAP FILED APRIL 6, 2004, (N BODK 208, PAGES §4 AMD 65 OF PARCEL MAPS, IN

TRANSTECH
CURVE DATA TABLE LINE DATA TABLE
TORVE DELTA RADIUS LENGTH TANGENT TIE LENGTH
4] 2251'00" 60.00" 2393 1213 u 14,57 —_—
3] 87324 000 BLIE 3835 12 2000 T
) 3005247 500" 39.39° 2016 —
2] 510600° WEAE | 13857 7479° St
[ sooo'ol 10,00° 157 10.00° —
[ 24953 1448.00° 12240 51.09" - —
7 o ] : ]
192701 147,06 4871 95.09 o

AN EASEMENT FOR AR UNDERGROLND PIPE LINE OR WATER PIPE LINES AND
CONBUITS, AND INCHDENTAL PURPOSES, IN FAVOR OF PALM SPRINGS WATER
COMPANY, A CORPORATION, RECORDED APRIL 14, 1981, IN BOOK 2088, PAGE 423
OF OFFICIAL RECORDS.

AN EASEHENT FOR WATER AND SEWAGE PIPELINES AND APPURTENANCES AND
FLECTRICAL AND COMMUNICATION CONDUITS AND APPURTENANCES, N FAVOR CF
DESERT WATER AGENCY, A PUBLIC AGENCY, IS SUCCESS ORS, RECORDED AINE 20,
2003 AS DOCUMENT NO 2003-455855

AN EASEMENT FOR PUBLIC UTILTY PURPOSES RESERVED BY THE CITY OF PALM
SPRINGS IN MSTRUMENT NO. 2002~ 353614, RECORDED JUNE 28, 2002, OF
OFFICIAL RECORDS. )

AN FASEMENT FOR UNDERGROUND ELECTRIC ANG TELEPHOME LINES AND
APPURTENANCES AND INCIDENTAL PURPOSES, IV FAVOR OF CAUIFORNIA ELECTRIC
POWER COMPANY, AND CALIFORNIA WATER AND TELEPHONT COMPANY, RECORDED WAY
5, 1961, N BOOK 290t PAGE 92, OF OFFICIAL RECORDS.

AND EASEMENT FOR BUS SHELTER AND ACCESSORY USES, MNCLUBING PEDESIRIAN
ACOESS IN FAYOR OF CITY OF PALM SPRINGS, IN INSTRUMENT NO. 20G4-0276539,
RECORDED APRIL 16, 2004, OF OFFICIAL RECORDS.

AN EASEMENT FOR BCYCLE PATH PURPOSES, WCLUDING PUBLIC INGRESS AMD
£GRESS M FAVOR OF THE CITY OF PALM SPRINGS, TN IMSTRUMENT NO.
2004-0276540, RECORDED APRR. 16, 2004, OF QFFICIAL RECORDS.

AN CASEMENT FOR SIDEWALK AND PEDESTRIAN N FAVOR OF THE CITY OF PALM
SPRINGS, IN INSTRUMENT MO, 2004—0276541, RECORET APRIL 15, 2004, OF
QOFFICIAL RECORDS.

AN EASEMENT FOR BIKE PATH, BUS SHELTER AND PEDESIRIAN IN FAVOR OF THE
OITY OF PALM SPRINGS, I INSIRUMENT NO. 2005-0776853, RECORDED
SEPTEMSER 20, 2005, OF OFFICIAL RECORDS.

GRANT OF EASEMENT INSTRUMENY NO. 87-156949, RECORDED MAY 14, 1997, OF

LEGAL DFSCRIPTION:

A PORIION OF PARCEL ! AS SHOWN BY PARCEL MAP NO. 30282, N THE CITY OF PALM

SPRINGS, COUNTY OF RIWERSIEE, STATE OF CALFORNIA, AS SHOWN BY MAP FILED APRIL B,

2004, IN BOOK 208, PAGES 64 AND 65 OF PARCEL MAPS, IN THE OFFICE OF THE COUNTY
RECOROER OF SAID COUNTY.

FOR CONDOMINIUM PURPOSES

IN THE CITY OF PALM SPRINGS, COUNTY OF RIVERSIDE, STATE OF CALIFCRNiA, AS SHOWN BY
THE QFFICE OF THE COUNTY RECORDER OF SAID COUNTY,

APRIL 2014
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JUSTTIFICATION LETTER

TENTATIVE TRACT NO. 36756 — 1770 S. ARABY WAY
RECEIVED

08 201
SEHVICES

The follov‘\}i‘mggigrp brief description of the application submitted on behalf of the proposed subdivision ‘for
condominium purposes’ for the subject property located at 1700 S. Araby Drive.

PALM SPRINGS, CA

Project Description:

The subject property is a 4.18 acre parcel developed with 104 multi-family dwelling units. The current
project was approved by the City of Palm Springs Planning Commission on December 13, 2000 and the
City Council on February 14, 2001 (CUP No. 5.0843).

Subsequent to the approval and conditional to the CUP, Parcel Map No. 30292 was approved by the City
(April 10, 2002 PC and May 15, 2002 CC). The approval of the final parcel map secured all necessary public
right-of-ways, easements and public improvements, i.e. bus shelter, bike path and sidewalk accordingly.

At the time the project was developed the landowners held only a ‘leasehold’ interest in the property
which is the primary purpose that the units were not offered as a ‘for sale’ property. The property owners
have since acquired the fee titie to the subject property and the property directly adjacent to the south
and desire to offer the existing 1 and 2 bedroom units ‘for sale’ subject to the applicable rules and
regulations.

The project owners have been working with Chicage Title, Department of Real Estate (BRE), FHA and
other underwriters to provide proper documentation for the vesting and transfer of title on the units to
perspective buyers.

The underlying parcel(s) for condominium purposes was established in 1960 {prior to enactment of the
Subdivision Map Act) per a Record Of Survey (RS) that established condominium units across the subject
property and that property to the immediate south. Half of the units were built and are occupied

- today. The subject property was never constructed upon until 2002, however the units were not

offered for sale, but for rent. Market conditions have improved and it is the desire of the owners to
. offer those units for sale as the units to the south were sold.

The project owners are in the process of filing the condominium plan with BRE and FHA along with the
vesting deed and proposed project budgets.

Other facts/details:

1. The subject property is less than 5 acres in net area (4.18 net acres).

2. The subject property has provided all public dedications, fronts on a public right-of-way and has
all utilities installed and available to the units.

The subject property is a 1-Lot map (PM 30292).

4. No new parcels are being created.

w
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5. A condominium plan will be filed with the BRE for processing accordingly.
6. All necessary notices to tenants have been mailed (60-day notice was sent in February 2014),
subsequent notices to tenants and perspective tenants to follow.

Information:
The existing project consists of the following:

¢ Number of dwelling units — 104
o 481 bedroom / 1 bath
o 56 2 bedroom / 2 bath
e There is 1 full time property manager. All other services are contracted or managed by the
corporate office staff,
¢ There is currently 1 lot. Proposed is 1 lot.
¢ Proposed units will be offered for sale as ‘air-space’ ownership with exclusive use areas e.g. patios,
balconies, parking spaces, air conditioning units.
e Units for sale shall be offered to existing occupants / renters.
* Relocation expenses are being offered for those tenants choosing not to purchase a unit.

Findings:

The findings necessary for approving a Tentative Tract Map (TTM)} include those outlined in Section
66474 of the Map Act:

(a) That the proposed map is consistent with applicable general plan.

~ The subject property is designated as H-43/21 (High Density Residential) on the City's General Plan Land

Use Map and R-3 (Multiple-family Residential and Hotel Zone) pursuant to the Zoning Map. The
proposed zoning and land use fits within the range of uses allowed with these categories and was found
to be consistent at the time of construction. The proposed ‘conversion’ via a 1-Lot map of the 104
rental units into 104 for sale units is therefor in harmony with the various elements and objectives of
the City of Palm Springs General Plan and is not detrimental to existing uses specifically permitted in the
zone which the proposed use is located

(b) That the design or improvement of the proposed subdivision is
consistent with applicable general and specific plans.

The subject property is designated as H-43/21 (High Density Residential) on the City’s General Plan Land
Use Map and R-3 (Multiple-family Residential and Hotel Zone) pursuant to the Zoning Map. The
proposed 1- Lot Map is compatible with the General Plan and existing land uses to the south, north
{across Palm Canyon Drive} and east, as well as future uses of vacant land to the west {across Arahy
Drive, which could be developed with a variety of high density residential uses pursuant to the City's
General Plan and Zoning Ordinance.
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(c) That the site is physically suitable for the type of development.

The subdivision map is being requested to allow for the sale of the existing units. All necessary public
improvements have been completed in accordance with the requirements of the R-3 zone and complies
with all performance and development standards. All dedications and public improvements have been
made. Thus, the project is compatible with the surrounding neighborhood.

(d) That the site is physically suitable for the proposed density of
development.

The subject property is designated as H-43/21 {High Density Residential) on the City’s General Plan Land
Use Map and R-3 (Multiple-family Residential and Hotel Zone) pursuant to the Zoning Map. The
proposed subdivision will not create any new parcels. The proposed map has been designed similar to
the underlying parcel map and performance standards of the R-3 Zone. Thus, the project is compatible
with the surrounding neighborhood. .

(e) That the design of the subdivision or the proposed improvements are
not likely to cause substantial environmental damage or substantially and
avoidably injure fish or wildlife or their habitat.

A Categorical Exemption pursuant to the standards of Section(s) 15332 and 15301, Class 1(K) of the
California Environmental Quality Act (CEQA).

(£) That the design of the subdivision or type of improvements is not
likely to cause serious public health problems.

The proposed subdivision map has been designed for the purpose of ‘for sale’ of the existing units. All
public improvements were designed and constructed in accordance with the applicable statutes and
conditions of approval by the City of Palm Springs City Engineer and Fire Department. The subdivision is
consistent with the development patterns in the area.

(g) That the design of the subdivision or the type of improvements will
not conflict with easements, acquired by the public at large, for access
through or use of, property within the proposed subdivision. Tn this
connection, the governing body may approve a map if it finds that alternate
easements, for access or for use, will be provided, and that these will be
substantially equivalent to ones previously acquired by the public. This
subsection shall apply only to easements of record or to easements
established by judgment of a court of competent jurisdiction and no authority
is hereby granted to a legislative body to determine that the public at large
has acquired easements for access through or use of property within the
proposed subdivision.

The proposed subdivision map will not conflict with the existing traffic flow adjacent to the property or
with access to utilities required to the serve the subdivision and the immediate area. The existing
project has contributed to the improvement of these circumstances via dedication of exclusive
easements for bikeways and pedestrians, in addition to, extension of dry utility systems.
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Tenant
60-Day Notice of
Intent to Convert to Condominiums

To the occupant(s) of 1700 South Araby Drive, Palm Springs, CA units 1 through 104 inclusive:

The owner(s) of the building at 1700 South Araby Drive plans to file a Tentative Map or Map
Waiver with the City of Palm Springs to convert this building to a condominium.

You shall be given notice of each hearing for which notice is required pursuant to sections

66451.3 and 66452.5 of the Government Code, and you have the right to appear and the right to
be heard at any such hearing,

February 10. 2014

(Signature of Owner or Owner’s agent) Date

1, JoAnn Fox, declare that I mailed a true copy of this notice in the US mail in a sealed envelope

with postage addressed to the tenants’.
W /"l:®<

Executed on Monday, February 10, 2014 Served by:




