Date:
To:
From:

Subject:

CITY OF PALM SPRINGS

DEPARTMENT OF PLANNING SERVICES

MEMORANDUM

 July 23, 2014

Planning Commissicn

Department of Planning Sewi#?
/

FAMILY DEVELOPMENT, LLC, FOR A PRELIMINARY PLANNED
DEVELOPMENT DISTRICT (PDD) IN LIEU OF CHANGE OF ZONE, A
TENTATIVE PARCEL MAP (TPM #36767), AND A TENTATIVE TRACT
MAP (TTM #36689), FOR A RESIDENTIAL GATED DEVELOPMENT OF
72 SINGLE FAMILY UNITS ON INDIVIDUAL LOTS AND 114 MULTI-
FAMILY UNITS IN 19, 6-UNIT BUILDNGS ON FOUR LOTS. THE PROJECT
IS LOCATED ON A ROUGHLY 24-ACRE PARCEL AT THE SOUTHEAST
CORNER OF TAHQUITZ CANYON WAY AND FARRELL DRIVE. A
MITIGATED NEGATIVE DECLARATION PURSUANT TO THE GUIDELINES
OF THE CALIFORNIA ENVIRONMENTAL QUALITY ACT, (CEQA) IS
PROPOSED (CASE 5.1046 PDD 232 AMND / TPM 36767 / TTM36689).
(KL)

The above-referenced project was included in the Planning Commission's agenda packet
of July 9, 2014. This project was continued for re-noticing.

Please find the additional correspondence staff received today from MSA Consulting, Inc.

As well as the Engineering Conditions that distributed to the Commission at the meeting of

July 9, 2014

Attachments:
1. MSA Consuiting, Inc. letter dated 7-17-14
2. Engineering Conditions - 7-9-14
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Palm Springs Planning Commission ARTMEN Es

Ms. Margo Wheeler, Planning Director
City of Palm Springs

3200 East Tahquitz Canyon Way
Palm Springs, California 82262

Subject: Case 5.1046 PDD 232 Amendment

Dear Planning Commission:

On behalf of the applicant, Family Development, please accept this letter as our request to
offer some insight into the history of the property and also why the proposed development is-
a logical addition to the community and deserves approval at this time. The staff report has
skipped over some important points including the project's response to multiple meetings
with interested neighbors and following the staff's recommendations would run counter to
the neighbors’ input.

Background

While the original PDD approved in 1976 was a “PDD in lieu of a change of zone to R-2",
the underlying zoning is not, in fact R-2 as stated in the staff report. The underlying zone is
PDD. The original PDD included commercial/office along both Tahquitz-McCallum Way
(later changed to Tahquitz Canyon Way) and on Farrell Drive. The first phases of both the
residential and office/commercial was constructed thus vesting the PDD. An amended PDD
was approved in 2005 but not built and has expired leaving the original PDD as the guide to
the remaining development.

Context

The context to view the development includes three story multi-family residential on the
north side of Tahquitz Canyon Way, the original phases of Sundial, including two story
residential and office, the Palm Springs Mall with structures up to 30 feet, the single story
commercial structure on the SE corner of Baristo Road and Farrell Drive, and five single
family, large lots in the equestrian estates area on the south side of Baristo Road. The
-project needs to be seen as an extension of the original Sundial project. The only
difference in the “neighborhood,” is the condition of the defunct Palm Springs Mall and the
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exciting possibilities of a COD campus. The prospect of a college campus across Farrell
Drive is a major factor in the design of the Jul project.

Neighborhood Meetings and Issues

There were multiple meetings held with the neighbors and when the idea of fronting homes
onto Baristo was raised, the resounding response was negative. When the idea of having
no gates and allowing through traffic from Baristo to Tahquitz Canyon was floated, the
community again disagreed with that concept. The neighborhood also expressed their
support of a gated community on this site with the previous two PDD applications. Lastly,
the neighbors also supporied the development being walled. The staff report does not
include any mention of the positions of the neighbors on these key issues,

The staff is recommending approval subject to four conditions that would redesign the
project somewhat as well as the standard bevy of Conditions of Approval (Exhibit A), The
four areas of redesign and our response include:

e “Creafe street-fronting single family units along Baristo. They must relate fo the
estate residential to the south and to create better compatibility with existing
adjacent development or refocate multi-family buildings®.

» Response: The proposed site planning has closely followed both the original PDD
and the more recent proposed amendment as to type and placement of two story
residential structures. The neighbors to the south were opposed to any homes
fronting on Baristo. The applicant is willing to propose individual pedestrian access
gates for each unif facing on both Baristo and Farrell but with no parking on either
street, the normal access to the units for residents and guests would be via the
internal private streets,

“Create exclusivity via other means than gates and walls.”

» Response: The design of the project is not to create “exclusivity” but to continue a
predominate, long-time Palm Springs development pattern that has proven to be
successful in marketing new residential developments. The project design is
intended to attract buyers who are often initially part time residents who are
interested in a gated, secure community as they aren’t full time residents. The gates
are properly designed to allow stacking and turning movements to exit if access is
not forthcoming. The walls (and landscape) are designed to create unified and
appealing streetscapes, and shade for the public sidewalks. Again, these decisions
are largely market driven. While the wall design is conceptual at this point, the
vignettes show the intent to articulate the wall with frequent offsets and plain
changes.

* “Redesign the private streets to conform to the minimum width requirements private
streets in the General Plan” (sic).

» Response. Again, the project's private drives are designed to meet the width
requirements established in the city and seen in many recent residential
communities such as the Morrison, Sol and Biltmore projects among many. The
twenty-four foot wide streets accompanied by guest parking areas distributed around
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the site meet the requirements of the Fire Department and Engineering Department.
Adding width to the streets would not provide any additional guest parking in this
community and would instead just add more asphalt and heat.

“All units may not exceed two stories and/or twenty-four feet in height’.

« Response:. The request to allow a certain portion of the project up to 30 feet in
height was to allow for roof decks on some interior units (excludes units facing
Baristo Road or the existing Sundial condominiums). The PDD is the main vehicle to
allow the consideration of added height (up to 60 feet plus) and is certainly at the
discretion of the Planning Commission and City Council.

QOther Issues

The Staff Report enumerates numerous other issues, repeating several of the redesign
suggestions that are, frankly, marketing decisions; particularly the orientation of units to
Farrell and Baristc. The staff's concerns are noted but there are many successful
communities in Palm Springs that have units backing to secondary thoroughfares and when
those units command the views to San Jacinto and the Santa Rosas, they can be the units
in highest demand. The discussion about single family in an R-2 zone is irrelevant as that is
not the underlying zoning and the change in development patterns to detached residential
units is precisely the reason that the PDD was developed in 1967—to allow the evolution of
new development without having to constantly adjust the detailed language and nuances in
the zoning ordinance.

Requested Modifications to Conditions of Approval

PLN. 4— we believe that 4.b, 4.d. and 4e have been met. We would like 4.a and 4.c.
deleted, both due fo these being marketing decisions.

We have been working with our neighbors and feel that we have been able to incorporate
their recommendations and feel that some of what is being suggested by staff would run
counter to those discussions.

We thank the Planning Commission for their consideration and understanding of our
request.

Very truly yours,

NAFIR oo

Marvin D. Roos
Director of Design Development
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City of Palm Springs
Department of Public Works and Engineering

3200 East Tahquitz Canyon Way » Palm Springs, California 92262
Fel: (760) 323-8253 « Fax: (760) 322-8360 + Web: www.palmspringsca.gov

Date: July 9, 2014
To: . Director of Planning
From: Assistant Director of Public Works/Assistant City Engineer

APPLICATION FOR A PRELIMINARY PLANNED DEVELOPMENT DISTRICT (PDD)
IN LIEU OF CHANGE OF ZONE, A TENTATIVE PARCEL MAP (TPM) 36767 AND A
TENTATIVE TRACT MAP (TTM) 36689, FOR A RESIDENTIAL GATED
DEVELOPMENT OF 72 SINGLE FAMILY LOTS AND 114 MULTIFAMILY UNITS, AND
ASSOCIATED INTERNAL STREETS LOCATED ON APPROXIMATELY 24 ACRES,
LOCATED AT THE SOUTHEAST CORNER OF FARRELL DRIVE AND TAHQUITZ
CANYON WAY; SECTION 13, TOWNSHIP 4 SOUTH, RANGE 4 EAST, S.B.M., CASE
NO. 5.1046; PDD-232 AMND; TPM 36767 /TTM 36689.

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, alt 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 Paim
Springs Encroachment Permit.
ENG 2. Submit street improvement plans prepared by a registered California civil
engineer fo the Engineering Division. The plans shall be approved by the
City Engineer prior to issuance of any building permits.
FARRELL DRIVE
ENG 3. Dedicate abutters rights of access to Farrell Drive along the entire
frontage of the project; vehicular access to Farrell Drive shall be
prohibited. .
Planning Commission Meeting
1 Date: _ 7/~ 7~ /
Additional Material

Item T
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ENG 4.

ENG 5.

Construct a bus turnout for the existing bus stop at the northeast corner of
Farrell Drive and Baristo Road, the applicant shall be responsible for the
following:

a. Dedicate additional right-of-way concentric with the back of
sidewalk adjacent to the bus turn-out.

b. Remove the existing curb, gutter, and sidewalk as necessary to
construct a 170 feet long by 12 feet wide bus turn-out at the northeast
corner of Farrell Drive and Baristo Road, in the same location as the
existing bus stop. The existing bus stop shelter shall be relocated: or if
required by the Director of Planning, the existing bus stop shelter shall be
removed, and construction of a new bus stop shelter shall be required,
with a design compatible to project architecture as reviewed by Sunline
Transit Agency and approved by the Director of Planning. Bus stop
furniture and other accessories, as reviewed by SunLine Transit Agency
and approved by the Director of Planning, shall be provided by the
applicant, as required.

C. Construct an 8 feet wide sidewalk behind the curb concentric with
the bus tum out in accordance with City of Palm Springs Standard
Drawing No. 210.

d. Construct pavement with a minimum pavement section of 3 inches
asphalt concrete pavement over 6 inches crushed miscellaneous base
with a minimum subgrade of 24 inches at 95% relative compagtion, or
equal, from edge of proposed bus turn out to' clean sawcut edge of
pavement. [f 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.

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

TAHQUITZ CANYON WAY

ENG 6.

ENG 7.

ENG 8.

Dedicate abutters rights of access to Tahquitz Canyon Way along the
entire frontage of the project; vehicular access to Tahquitz Canyon Way
shall be prohibited.

Remove the existing curb ramp at the southwest corner of Tahquitz
Canyon Way and Louella Road, and construct a Type A curb ramp in
accordance with City of Palm Springs Standard Drawing No. 212.

- The developer shall remove portions of the existing sidewalk as necessary

to plant new Washingtonia Filliferas palm trees with tree wells along the
2
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ENG 9.

Tahquitz Canyon Way frontage, at 60 feet spacing. New palm trees shall
have a height consistent with other palm trees along Tahquitz Canyon
Way in the vicinity, unless otherwise required by the Director of Planning.
The applicant shall be responsible for installation of an irrigation system
and for the perpetual maintenance of the new palm trees and other
parkway landscaping along the Tahquitz Canyon Way frontage to the
satisfaction of the City Engineer.

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

BARISTO ROAD

ENG 10.

ENG 11.

ENG 12.

ENG 13.

ENG 14.

Dedicate abutters rights of access to Baristo Road along the entire
frontage of the project, excluding the 75 feet wide access point for the
Main Entry; vehicular access to Baristo Road shall be prohibited.

Remove the existing 6 inch curb, gutter, sidewalk, and curb ramp as
necessary to construct a 50 feet wide new street intersection for the Main
Entry with the centerline of the Main Entry aligned with the centerline of
Compadre Road. The Main Entry shall be constructed with 25 feet radius
curb returns and spandrels, and a 6 feet wide cross-gutter, in accordance
with City of Palm Springs Standard Drawing No. 200 and 206. The Main
Entry shall be constructed with a 20 feet wide ingress and egress lane
separated by a raised 10 feet wide median. The median shall be located
outside of public right-of-way.

The gated entry design of the Main Entry, including widths of ingress and
egress lanes, shall be subject to the review and approval by the City
Engineer and Fire Marshall. Emergency access shall be provided to the
Fire Department to the satisfaction of the Fire Marshall.

Construct a Type ‘A curb ramp meeting current California State
Accessibility standards on each side of the secondary access in
accordance with City of Palm Springs Standard Drawing No. 212.

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

LOUELLA ROAD (PRIVATE)

ENG 15.

The applicant shall provide proof of access rights to Louella Road:
documentation shall be provided to the City Engineer prior to approval of a
final map. Absent documentation showing proof of access rights to
Louella Road, as determined by the City Engineer, the applicant shall
obtain an access easement over Louella Road as necessary to provide
legal access to the project.
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ENG 16.

ENG 17.

ENG 18.

ENG 19.

- ENG 20.

Remove the two existing driveway entrances (and curb returns) on the
west side of Louella Road into the property and replace with 6 inch curb
and gutter to match existing curb and gutter on each side of the two
driveway entrances.

Remove the existing 6 inch curb and gutter as necessary to construct a 50
feet wide new street intersection for the Main Entry with the centerline of
the Main Entry located approximately 125 feet south of the north property
line aligned with the existing median opening in Louella Road. The street
intersection shall be constructed with 25 feet radius curb returns and
spandrels, and a 6 feet wide cross-gutter, in accordance with City of Palm
Springs Standard Drawing No. 200 and 206. The Main Entry shall be
constructed with a 20 feet wide ingress and egress lane separated by a
raised 10 foot wide median.

The gated entry design of the Main Entry, including widths of ingress and
egress lanes, shall be subject to the review and approval by the City
Engineer and Fire Marshall. Emergency access shall be provided to the
Fire Department to the satisfaction of the Fire Marshall.

Construct a Type A curb ramp meeting current California State
Accessibility standards on each side of the Main Entry in accordance with
City of Palm Springs Standard Drawing No. 212.

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

ON-SITE PRIVATE STREETS

ENG 21.

ENG 22.

ENG 23.

ENG 24.

Dedicate easements for public utility purposes, with the right of ingress
and egress for service and emergency vehicles and personnel over the
proposed private streets.

All on-site "'private streets shall be two-way with a minimum 24 feet wide
travelway (as measured from face of curb) where no on-street parking is
proposed.

All on-site streets shall be constructed with standard 6 inch curb and
gutter. A wedge curb, a mow strip at roadway grade, or other approved
curbs, and cross gutters, as necessary to accept and convey street
surface drainage of the on-site streets to the on-site drainage system.
Construct a Type B2 gutter, modified to 3 feet wide, along the centerline of
the on-site private streets in accordance with City of Palm Springs
Standard Drawing No. 200.

All on-site streets shall be constructed with a minimum pavement section
of 2)2 inches asphalt concrete pavement over 4 inches crushed

4
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ENG 25.

ENG 26.

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

Parking shall be restricted along both sides of the 24 feet wide on-site
private streets, as necessary to maintain a minimum 24 feet wide clear
two-way travel way. Regulatory Type R26 “No Parking” signs or red curb
shall be instalied 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&R’s) required for
the development.

The gated entries at Baristo Road and Main Entry and the entry at Louella
Road (Private) are subject to review and approval by the City Engineer
and Fire Marshall. The applicant shall provide an exhibit showing truck
turning movements around the 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 the adjacent street 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 (TM), 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 utiize an approved padlock or chain (maximum link or lock shackle
size of % inch) when requires 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 open without the use of
special knowledge or any equipment. If a two-gate system is used, the
override switch must open both gates.

SANITARY SEWER

ENG 27.

ENG 28.

Any existing on-site sewer improvements shall be removed as required by
the City Engineer. :

~ All sanitary facilities shall be connected to the public sewer system. New

laterals shall not be connected at manholes.
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ENG 29.

ENG 30.

ENG 31.

GRADING

ENG 32.

Construct an on-site private sewer system to collect sewage from the
development and connect to the existing public sewer system. Sewer
plans shall be submitted to the Engineering Division for review and
approval. Private on-site sewer mains shall conform to City sewer design
standards, including construction of 8 inch V.C.P. sewer main and
standard sewer manholes. A profile view of the on-site private sewer
mains is not necessary if sufficient invert information is provided in the
plan view, including elevations with conflicting utility lines. Plans for
sewers other than the private on-site sewer mains, i.e. building sewers
and laterals from the buildings to the on-site private sewer mains, are
subject to separate review and approval by the Building Division.

The on-site private sewer system shall not connect to an existing sewer
manhole within Baristo Road. The on-site sewer system shall connect to
the sewer main with a standard sewer lateral connection in accordance
with City of Palm Springs Standard Drawing No. 405.

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

Submit a Precise Grading and Paving Plan prepared by a California

- registered civil engineer to the Engineering Division for review and

approval. The Precise Grading and Paving Plan shall be approved by the
City Engineer prior to issuance of grading permit.

a. A Fugitive Dust Control Plan shall be prepared by the applicant
and/or its grading contractor and submitted to the Engineering Division for
review and approval. The applicant and/or its grading contractor shall be
required to compiy with Chapter 8.50 of the City of Paim Springs Municipal
Code, and shall be required to utilize one or more “Coachella Valley Best
Available Control Measures” as identified in the Coachella Valley Fugitive
Dust Control Handbook for each fugitive dust source such that the
applicable performance standards are met. The applicant's or its
contractor’'s Fugitive Dust Control Plan shall be prepared by staff that has
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 Contro}
Class and information on the Coachella Valiey Fugitive Dust Control
Handbook and related “PM10” Dust Control issues, please contact AQMD
at (909) 396-3752, or at www.AQMD.gov. A Fugitive Dust Control Plan, in

6
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ENG 33.

ENG 34.

ENG 35.

ENG 36.

conformance with the Coachella Valley Fugitive Dust Control Handbook,
shall be submitted to and approved by the Engineering Division prior to
approval of the Precise Grading and Paving Plan.

b. The first submittal of the Precise Grading and Paving Plan shall
include the 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 the Soils
Report; and a copy of the associated Hydrology Study/Report.

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

A National Pollutant Discharge Elimination System (NPDES) stormwater
permit, issued from the California Regional Water Quality Control Board
(Phone No. 760-346-7491) is required for the proposed development. A
copy of the executed permit shall be provided to the City Engineer prior to
issuance of a grading permit.

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

A 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. Stockpiled fill existing on the site shall
be addressed in the report. A copy of the soils report shall be submitted to
the Building Department and to the Engineering Division prior to approval
of the Grading Plan.

In cooperation with the Riverside County Agricultural Commissioner and
the California Department of Food and Agriculture Red tmported Fire Ant
Project, applicants for grading permits involving a grading plan and
involving the export of soil will be required to present a clearance
document from a Department of Food and Agriculture representative in
the form of an approved “Notification of Intent To Move Soil From or
Within Quarantined Areas of Orange, Riverside, and Los Angeles
Counties” (RIFA Form CA-1) prior to approval of the Grading Plan (if
required). 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
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ENG 38.

ENG 39.

ENG 40.

ENG 41.

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 municipal separate storm sewer system
(*MS47), 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&R’s) required for the development (if

any).

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 operational Best Management Practices (BMP's) necessary to
accommodate nuisance water and storm water runoff from the site. Direct
release of nuisance water to the adjacent property (or public streets) is
prohibited. Construction of operational BMP's shall be incorporated into
the Precise Grading and Paving Plan,

Prior to issuance of any grading or building permits, the 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 Water Quality Management Plan (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 issuance of any grading or building permits.

Prior to issuance of certificate of occupancy or final City approvals (OR of
“final” approval by City), 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

8
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implement all non-structural BMP's included in the approved Final Project-
Specific WQMP, conditions of approval, or grading/building permit conditiors;
and (c) demonstrate that an adequate number of copies of the approved Final
Project-Specific WQMP are avaifable for the future owners (where
applicable).

DRAINAGE

ENG 42. This project may be required to install measures in accordance with

applicable National Pollution Discharge Elimination System (NPDES) Best
Management Practices (BMP's) included as part of the NPDES Permit
issued for the Whitewater River Region from the Colorado River Basin
Regional Water Quality Control Board (RWQCB). The applicant is
advised that installation of BMP's, including mechanical or other means for
pre-treating stormwater runoff, may be required by regulations imposed by
the RWQCB. It shall be the applicant's responsibility to design and install
appropriate BMP's, in accordance with the NPDES Permit, that effectively
intercept and pre-treat stormwater runoff from the project site, prior to
release to the City's municipal separate storm sewer system (“MS4”), to
the satisfaction of the City Engineer and the RWQCB. If required, 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&R’s) required for the development (if

any).

ENG 43. The applicant is advised that the City of Palm Springs is scheduled to
begin preparation of construction plans for Storm Drain Lateral 20C,
extending in El Cielo Road from Ramon Road to Baristo Road, as shown
on the Master Drainage Plan for the Palm Springs Area, administered by
the Riverside County Flood Control & Water Conservation District (RCFC).
The applicant shall be responsible for the design and construction of
Storm Drain Lateral 20CA, extending in Baristo Road, from El Cielo Road
to Compadre Road, as necessary to accept stormwater runoff from the
project site. Prior to approval of a final map, as determined by the City
Engineer based upon the City's progress with its preparation of
construction plans for Storm Drain Lateral 20C, the applicant shall be
required to satisfy one of the following:

a. If preliminary plans have been prepared by the City for Storm Drain
Lateral 20C from which the applicant may prepare its own plans for Storm
Drain Lateral 20CA, the applicant shall be responsible for submitting storm
drain improvement plans prepared by a California registered civil engineer
to RCFC for review and approval. Prior to commencement with
preparation of Storm Drain Lateral 20CA plans, the applicant shall obtain
-written approval from the City Engineer. The storm drain plans shall be

9
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ENG 44.

GENERAL

ENG 45,

approved by RCFC prior to approval of a final map; and construction of
Storm Drain Lateral 20CA shall be completed prior to issuance of a
certificate of occupancy.

b. If preliminary plans have not been prepared by the City for Storm
Drain Lateral 20C from which the applicant may prepare its own plans for
Storm Drain Lateral 20CA, as determined by the City Engineer, the
applicant shall deposit necessary funds with the City, as required by the
City Engineer, for design of Storm Drain Lateral 20CA as part of the City-
wide storm drain project. Design funds shall be deposited with the City
prior to approval of a final map. The applicant shall deposit additional
funds as necessary to construct Storm Drain Lateral 20CA by the City
prior to issuance of a certificate of occupancy. The applicant shall be
responsible for depositing sufficient funds with the City to cover all costs
associated with the design and construction of Storm Drain Lateral 20CA,
upon thirty (30) days written notice from the City Engineer.

The project is subject to flood control and drainage implementation fees.
The acreage drainage fee at the present time is $9,212.00 per acre per
Resolution No. 15189. Based on the 24.00 acre size of the project site as
shown on the Tentative Tract Map, the project is responsible for payment
of $221,088 in drainage implementation fees. In either case of the design
and construction of Storm Drain Lateral 20CA, by the applicant or by the
City as identified in the previous condition, the applicant shall be eligible
for credit up to the maximum drainage implementation fee of $221,088
otherwise due. Costs associated with the design and construction of
Storm Drain Lateral 20CA in excess of the maximum drainage
implementation fee of $221,088 otherwise due are the responsibiiity of the
applicant, and are not reimbursable by the City.

Any utility trenches or other excavations within existing asphalt concrete
pavement of off-site streets required by the proposed development shall
be backfiled 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, etc.). Muitiple
excavations, trenches, and other street cuts within existing asphalt
concrete pavement of off-site streets required by the proposed
development may require complete grinding and asphalt concrete overlay
of the affected off-site streets, at the discretion of the City Engineer. The

10
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ENG 47,

ENG 48.

ENG 49.

ENG 50.

ENG 51.

MAP

ENG 52,

ENG 53.

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 installed underground.

All existing utilities shall be shown on the improvement plans required 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 drawing file) and DXF (AutoCAD ASCIH drawing
exchange file). Variation of the type and format of the digital data to be
submitted to the City may be authorized, upon prior approval of the City
Engineer.

The original improvement plans prepared for the proposed development
and approved by the City Engineer shall be documented with record
drawing -“as-built” information and returned to the Engineering Division
prior to issuance of a certificate of occupancy. Any modifications or
changes to approved improvement plans shall be submitted to the City
Engineer for approval prior to construction.

Nothing shall be constructed or planted in the comer cut-off area of any
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 per 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 ciosures 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&R's) shall be
submitted to the City Engineer for review and approval for any restrictions

11
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related to the Engineering Division’s recommendations. The CC&R’s shall
be provided with the first submittal of the final map, and shall be approved
by the City Engineer prior to approval of the Final Map.

Upon approval of a final map, the finat 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.1.S. digital information shall consist of the
following data: California Coordinate System, CCS83 Zone 6 (in U.S.
feet); monuments (ASCIt 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.1.S. data format shall be provided on a CDROM/DVD containing the
following: ArcGIS Geodatabase, ArcView Shapefile, Arclnfo Coverage or
Exchange file, DWG (AutoCAD drawing file), DGN (Microstation drawing
file), and DXF (AutoCAD ASCIl drawing exchange file). 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.

Relocation or abandonment of record easements across the property shall
be performed in conjunction with or prior to approval of a final map. The
easements, identified as an easement to Water Company recorded as
Instrument on March 5, 1987 in Map Book 68, Page 471; easements to be
abandoned for sewer, water, and public utilities over certain lettered lots
as shown and dedicated on Tract Map 10346; an easement to be
abandoned for pipe lines and incidental purposes, in favor of Southern
California Gas Company recorded as Instrument No. 216081 on October
11, 1979; easements for walls, encroachments, utilities, ingress and
egress and incidental purposes recorded as Instrument No. 233274 on
November 1, 1979; and an easement for pole lines, conduits and
incidental purposes, in favor of General Telephone Company of California
recorded as Instrument No. 212740 on November 13, 1980, shall be
extinguished, quit-claimed, relocated or abandoned to facilitate
development of the subject property.  All record easements shall be

~extinguished, quit-claimed, relocated or abandoned to facilitate

development of the subject property. Without evidence of such, proposed
individuai lots encumbered by existing record easements are rendered
unbuildable until such time as these easements are removed of record
and are not an encumbrance to the affected lots.

Based on the Traffic Study submitted by Endo Engineering on January
20085, the following mitigation measures will be required, and as modified
by Arch Beach Consulting Traffic Impact Study dated, November 15,
2013:

12
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A. Install a traffic signal at the intersection of Civic Drive and Tahquitz
Canyon Way. The applicant shall submit traffic signal installation plans
prepared by a California registered Civil Engineer or Traffic Engineer for
review and approval by the City Engineer. The traffic signal shali be
installed and operational prior to issuance of the 186th Certificate of
Occupancy, unless otherwise allowed by the City Engineer. The applicant
shall be responsible for 100% of the cost to design and install the traffic
signal.

B. Install traffic striping and signage improvements at the intersection
of Baristo Road and Compadre Road to provide striping for two eastbound
through lanes of uniform width that extend a minimum of 150 feet west
and 200 feet east of Compadre Road, or as required by the City Engineer.
Submit traffic striping plans prepared by a California registered civil
engineer, for review and approval by the City Engineer. Ali 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.

C. Install 36 inch stop signs, stop bars, and “STOP” legends as
necessary to create an “"All-Way Stop Controlled” (AWSC) intersection, at
the intersection of Baristo Road and Compadre Road, and the Main Entry,
in accordance with City of Palm Springs Standard Drawing Nos. 620-625.

ENG57. ~ A minimum of 48 inches of clearance shall be provided on public
sidewalks for handicap accessibility. Minimum clearance on public
sidewalks shall 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 Farrell
Drive, Tahquitz Canyon Way, Baristo Road, and Civic Drive frontages of
the subject property.

ENG 58. All damaged, destroyed, or modified pavement legends, traffic control
devices, signing, and striping associated with the proposed development
shall be replaced as required by the City Engineer prior to issuance of a
Certificate of Occupancy.

ENG 59. Install a street name sign and a 36 inch stop sign, stop bar, and "STOP”
legend for traffic exiting the development at the intersection of Louella
Road and the Louella Road access in accordance with City of Palm
Springs Standard Drawing Nos. 620 through 625.

ENG 60. Construction signing, lighting and barricading shall be provided during all
phases of consfruction as required by City Standards or as directed by the
City Engineer. As a minimum, all construction signing, lighting and barricading

13
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Submitted:

shall be in accordance with Part 6 “Temporary Traffic Control’ of the
California Manual on Uniform Traffic Control Devices (MUTCD), 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
shall be pajg prior to issyance of building permit.

// Date f_/;[é[/f[

Savat Kharipfiou
Assistant Director of Public Works/
Assistant City Engineer

14



PLANNING COMMISSION STAFF REPORT

DATE: July 9, 2014 ‘ PUBLIC HEARING

SUBJECT: AN APPLICATION FOR A PRELIMINARY PLANNED DEVELOPMENT
DISTRICT (PDD} IN LIEU OF CHANGE OF ZONE, A TENTATIVE PARCEL
MAP (TPM) #36767, AND A TENTATIVE TRACT MAP (TTM) (#36689), BY
FAMILY DEVELOPMENT, LLC FOR A RESIDENTIAL GATED DEVELOPMENT
OF 72 SINGLE FAMILY UNITS ON INDIVIDUAL LOTS AND 114 MULTI-
FAMILY UNITS IN 19, 6-UNIT BUILDNGS ON FOUR LOTS. THE PROJECT IS
LOCATED ON A ROUGHLY 24-ACRE PARCEL AT THE SOUTHEAST
CORNER OF TAHQUITZ CANYON WAY AND FARRELL DRIVE. A MITIGATED
NEGATIVE DECLARATION PURSUANT TO THE GUIDELINES OF THE
CALIFORNIA ENVIRONMENTAL QUALITY ACT, (CEQA) IS PROPOSED.
(CASE 5.1046 PDD 232 AMND / TPM 36767 / TTM 36689).

- FROM: Department of Planning Services

SUMMARY

This public hearing is to consider a preliminary PDD in lieu of a change of zone, a tentative
parcel map, a tentative tract map, and a proposed mitigated negative declaration. The
applicant has not submitted a Major Architectural Application for review of the actual design of
‘the architecture and landscaping. Thus, at this time, the Planning Commission is evaluating
the overall project configuration against the guidelines of PSZC Section 94.04 (Architectural
Review), Section 94.03 (Planned Developments) Section 93.07 (Zone Change), and PSMC
Section 9.62 (Maps). The review includes, but is not limited to the following:

the site plan,

massing,

circulation,

open space in terms of distribution, quality and quantity,

density,

building height,

off-street parking

the tentative parcel map and tentative tract map and proposed subdivision of land.
proximities, integration and adjacencies both within the proposed development and to
existing conditions outside the proposed development.

» Compliance with applicable goals and policies of the General Plan
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RECOMMENDATION:

1. Open the public hearing and take testimony.

2. Close the public hearing and

3. Certify the mitigated negative declaration as an adequate analysis of the impacts of the
project under the guidelines of the California Environmental Quality Act (CEQA)

4. Approve the application subject to the following conditions and those in Exhibit “A”

» Create street-fronting single family units along Baristo. They must relate to the
estate residential to the south and to create better compatibility with existing
adjacent development or relocate multi-family buildings
Create exclusivity via other means than gates and walls.

* Redesign the private streets to conform to the minimum width requirements private
streets in the General Plan.

+ All units may not exceed two stories and/or twenty-four (24) feet in height.

ISSUES:

e The project is proposed as a gated community. Gated communities are prohibited
- pursuant the General Plan Policy CD 14-6.

¢ The maximum height permitted for multi-family development in the R-2 zone is 2
stories and 24 feet and for single family development it is one story and 18 feet; the
proposed single family units are three stories and 30 feet in height and are not
approvable by code or PDD at this height.

* Tandem parking (1 car parked behind ancther) as proposed in roughly half of the
multi-family units is prohibited pursuant Zoning Code Section 93.06.00.C.6 unless
otherwise approved by the Director of Planning or the Planning Commission.

o The underlying R-2 zone requires that if single family residential units are proposed,
they must conform to the R-1-A standards; the proposed SFR’s do not conform in
terms of lot size, lot dimensions, lot coverage, setbacks, or height.

» The single story units along Farrell Drive have their back yards facing the noise and
glare from this busy secondary thoroughfare as well as the anticipated
redevelopment of the Palm Springs Mall for the College of the Desert Palm Springs
campus.

» The front yards of the dwelling units at the periphery of the project “turn their backs”
to the public streets on which they are located.

BACKGROUND:

The roughly 24-acre site is bounded by Tahquitz Canyon Way on the north, Farrell Drive on the
west, Baristo Road on the south, and The Sundial Condominiums on the east.

The subject parcel is currently vacant with remnants (concrete slabs) of World War il buildings
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and structures scaftered throughout the site. (These have been evaluated in the CEQA
analysis).

In late 1976, an application proposing a change of zone from P (Professional) to R-2 (Limited
Multi-family Residential) was submitted but was changed in early 1977 to a Planned
Development District. In mid-1977, the City approved Planning Case 5.034 PDD 71 and
subsequently Case 5.986 PDD 71A and related Tract Map #10346. The project was approved
as a planned development district in lieu of a change of zone on roughly 40 acres comprised of
202 residential townhouse condominium units with common amenities and office uses along
Tahquitz Canyon Way and Farrell Drive. Seventy-eight (78) residential units were built on the
eastern roughly half of the site. An office building was built at the southeast corner of Tahquitz
Canyon Way and Farrell Drive and another mid block ,along Tahquitz Canyon Way. The
remaining roughly 24-acres was never developed and has remained vacant.

The site fronts Tahquitz Canyon Way, a major thoroughfare and designated Scenic Corridor on
the City's General Plan Circulation Map connecting the airport to downtown. Farrell Drive, along
the site’s western edge is a secondary thoroughfare and Baristo Road, along the site's south
edge is a collector street.

An entitlement approval for 156 condominium units granted by the City in 2007 has expired and
is null and void and the previous applicant did a “reversion to acreage” that terminated the Tract
Map associated with that project (called “156@Tahquitz").

(]

current |IC
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Specific Plan None

Design Plan None

Airport Overlay YES Parcel lies within Zone E of the Airport Land Use
Compatlblhty Master Plan. (see portion of map

_ attached).’

Indian Land No

)

" "PORTION OF AIRPORT LAND USE COMPATIBILITY MASTER PLAN MAP SHOWING
THE SITE IN THE “E” ZONE.

PDD 71 “Sundlal Condomlmums WIth Tract Map 10346 was approved for 202 fee- ownershlp
townhouse type dwelling units with common areas and six lots for office uses along Tahquitz
and Farrell. Seventy-eight (78) of the 202 dweliing units were constructed on the east half of
the biock and an office building was constructed at the southeast corner of Farrell Drive and
Tahquitz Canyon Way and another midbiock along Tahquitz.

2007

PDD 232, "156@Tahquitz" was approved on this site (Planning Case 5.1046 PD 232 TTM
33341). The project proposed 156 dwelling units and no office uses. The PD entitlement has
since expired and the tract map was eliminated in a subsequent reversion to acreage
application.

February 24, 2014

AAC reviewed the project and voted 4-0-3 (Hirshbein, Pumnel, Song absent) fo table the project
with recommendations to improve the project as foliows:
* Improve the connection to the neighborhood with more pedestrian access points.
* Study an alternative to reorient the homes to have front yards facing Baristo, instead
of rear yards facing Baristo.
¢ Study relocating the multi-family units to the Farrell street frontage with access taken
from Farrell.

! The applicant will be required to review the project with the Riverside County Airport Land Use Compatibility

Commission (ALUC}) for conformance with the ALUC master plan for the Palm Springs Airport.
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Provide areas of larger useable open space.
Break down volume or scale of multi-family buildings.
Provide more community pools.
Widen the pedestrian corridor connecting to the intersection of Farrell and Baristo,
between the single family units.
» Provide more landscape buffer at all perimeter streets.
* Provide more guest parking.
March 10, 2014 AAC reviewed revisions in the project and voted 6-1 (Song opposed) recommending approval
with conditions as follows:
» Make the project open, not gated.
If walled, maximize wall articulation and variety on Baristo and Farrell.
Add a community pool and provide all pools with restrooms.
Study the comer at Baristo and Farrell to provide more open space for the community.
Provide a minimum of 30 guest parking spaces with 2/3rds of the parking distributed
around the multi-family units.

*® & & »

o
.‘P..
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November 1 2 20 3 The appllcant held a”nelghborhood meetlng at the "Hard Rock kH
roughly forty individuals attended.

Site MDR (Medmm Densﬁy PD71A/R-2 | Vacant

Residential)
North | HDR {High Density R-3 Multi-Family Residential Residential Apartments.
Residential)

South | ER {Estate Residential) R-1-AH Single Family Residential Single Family Residential
(Horse Propeity)

East MDR PD71A Multi-Family Residential

West Mixed-use / Multi-use CSC (Community Shopping Center) | Neighborhood Shopping Center
PD #11 (Palm Springs Mall)

ANALYSIS:

The project is proposed as a Planned Development District (PDD) in lieu of a Change of Zone.
As outlined in PSZC Section 94.03.00, the purpose of a PDD is “...fo provide various types of
fand use which can be combined in compatible relationship with each other as part of a totally
planned development. It is the intent of this district to insure compliance with the general plan
and good zoning practices while allowing certain desirable departures from the strict provisions
of specific zone classifications.”
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Planned Development District and Site Plan. The preliminary Planned Development District
and Tentative Tract Map propose a gated residential development comprised of two basic unit
types: single family detached units on small individual lots and multi-family units in cluster-type
structures with six units per structure and multiple structures on each of four multi-family lots.
There are 72 proposed single family residential units (SFR’s) and 114 muiti-family residential
units (MFR’s). The SFRs are proposed as three-bedroom homes varying from 1,900 to 2,700
square feet. The MFR’s are two bedroom units varying from 1,350 to 1,650 square feet. The
average lot size for the SFR’s is 5,000 square feet. (on average the lots are 50 feet by 100
feet). The development is proposed as a gated community with vehicular access taken from
both Baristo Road and Louella Road, (which is a private street south of Tahquitz Canyon
Way).

The project is generally configured with SFR’s on the southwestern half of the 24-acre site,
and the MFR’s on the northeastern half. Private streets inside the gated community are
proposed to be 24 feet in width with groupings of guest parking spaces located throughout the
development.

Three community pools are located in the vicinity of the MFR’s, A stormwater detention basin
is proposed at the southeasternmost corner of the project site which also serves as a dog-
walking area within the perimeter walls of the development.

- The site plan is configured with several small strips of open space within the development.

‘There is also a small landscaped area proposed at the southwest corner of the project site with

two bocce ball courts for use by the residents of the development. There is another small

landscaped area at the corner of South Farrell Drive and Baristo Road that would be

accessible to the general public (outside the gate) that links behind a pedestrian gate to a 15
foot wide, diagonal pathway “corridor” that runs between the six foot high side walls of the lots
in the single family part of the project. Sidewalks are proposed along one side of the streets

“within the single family lots. Walk paths are proposed in the open space around the multi-

family units.

Along Tahquitz Canyon Way, the applicant has proposed a forty-three (43) foot wide

landscaped “parkway” within which is proposed an eight (8) foot wide pedestrian sidewalk.

Along Tahquitz Canyon Way, the perimeter wall is placed between the buildings, to reduce the
visual impact of the perimeter wall along this important major thoroughfare. Along Baristo
Road, a similar thirty-two (32) foot wide landscape strip is proposed within which is a seven (7)
foot sidewalk behind the curb. Along Farrell Drive a landscape strip of forty (40) feet is
proposed within which is an eight (8) foot sidewalk immediately behind the curb. Along Farrell
and Baristo the perimeter wall is continuous, with the back yards of the proposed single family
units backing up to the public streets. Along Tahquitz Canyon Way, the perimeter walls are set
between the buildings to break up the continuous length of wall along this important scenic
corridor.

The original PDD had proposed office uses along Tahquitz Canyon Way and Farrell Drive that
functioned as a buffer use between the major thoroughfare and commercial/retail uses at the
Palm Springs Mall and the residential uses within the subject site. No office use is proposed in
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the current PDD.

Tract Map. The tract map proposes to subdivide the roughly 24 acre site into 72 single family
lots averaging 5,000 square feet, 4 multi family lots ranging between 0.81 acres and 4.49
acres, and common lots for roadways and out lots lettered “A” through “P”.

Parcel Map. The parcel map was submitted later in the processing period for this project. It is
a requirement of the project’s financing arrangements and simply splits the project into one
multi-family lot and one single family lot.

The following tables and narrative provide a summary of the comparison of the proposed
development against the development standards of the zoning code and the general plan.

MDR (Medium Density Up to 15 du/ acre 72 SFR's + 6 MFU's in 19 buildings = Yes
‘| Residential) 114 MFU's =72 + 114 = 186 du on 24

acres = 7.7 du/ac

Consistency analysis of the proposed project against the policies of the General Plan:

General Plan Policy CD5.2 “When new residential structures are developed in existing
neighborhoods with established uniform or consistent non-conforming setbacks, allow
the setbacks of new structures to be consistent with those of the existing surrounding
development’,

The proposed development is not consistent with many of the existing setbacks of the
surrounding neighborhood, especially the single family estate parcels to the south.

Policy CD 14.4 "Prevent long monotonous walls and fencing through undulation,
modulation, surface articulation and landscaping.

Perimeter walls appear consistent with this policy.

Policy CD 14.5: Limit heights of walls and fencing and encourage the use of wall
breaks and transparent fences to profect views.

It dees not appear that the perimeter walls incorporate breaks or open fence sections. (This
may be further clarified at the time of the submission of the Major Architectural Application.)

Policy CD 14.6: Prohibit gated community entries and perimeter walls around
entire neighborhoods. Instead, provide privacy through design features such as
meandering streets, ample landscaping, and house placement that provides
privacy and exclusivity. :
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The proposed gated development does not conform to this General Plan policy and the project
would be enhanced if it were to incorporate these characteristics and features.

Policy CD.22.1; Require new and infill development to be of compatible scale,
materials, and massing as existing development. Also ensure that the design
character of the new development is appropriate fo the area.

The proposed development is of a similar scale to the development to the north, but does not
relate as well in scale to the existing development fo the west, east and south. Three story
residential structures are not allowed in the city except through the use of the high-rise
ordinance.

Policy CD.22.7 Ensure that residential communities are well connected with
each other and with nearby commercial uses through the inclusion of pedestrian
and bicycle friendly design feature such as trails, paths, and pedestrian oriented
streets in the neighborhood'’s design.

The proposed development would benefit from more consideration given to better integrate it
into the existing neighborhood.

- .. With regard to street widths, the Circulation Element of the:General ‘Plan addresses private

. street widths on page 4-5 as follows:

“...Private streefs provide access lo individual parcels of land in planned
development communities approved with privately maintained access. Private
streets in any residential or mixed use land use designation may be reduced to a
minimum of 28 feet (curb face to curb face) provided that (1) additional off-street
parking is provided as determined by the City Engineer, the Fire Chief and
Director-of Planning, (2} rolled or wedge curb is provided such that vehicles may
park partially out of the traveled way, and (3) pedestrian paths or sidewalks, if
located along the street, , separated from the curb by a minimum five-foot
parkway are provided.”

The typical minimum right of way width for local public streets is 50 to 60 feet with 36 foot curb
to curb vehicular travelway. The project proposes 24 feet wide private street widths (curb-to-
curb) and sidewalks immediately behind the curb in the single family lots and thus does not
conform.

Analysis of the project against the development standards of the zoning code.

On the following pages is staff's evaluation of the proposed project against the development
standards of the zoning code.
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TABLE 8:

Zonindl— Uss & ot Standards

PD?1A as approved |n 1977 proposed 124 72 SFR's on individual Iols

7S a new PDD, PDD 232

dweling units and 137,000 sf of | and 114 MFU's = 186 du on | proposes a new density
commercialioffice space on the 24 acre | 24 acres = 7.7 du/ac for the sile at 8 du/ac.
western half of the block (78 of the total 202 Proposed uses conform,
units were constructed on the east half of the
site} 8 du/ac approved.
SFR:  Pursuant the R-1-A standards of | SFR's: varies between 4,640sf (Lot 22) to | No, per PDD
| 20,000 minimum square feel. 8,355 (Lot 75), Average 5,000 sf
| MFR: 20,000 minimum square feet MFR's: Conforms.
] SFR: 130 ft interior lots, SFR's, varies between 36 ft (Lot 21) and | No, per PDD
i 70 ft (Lot 20) Average 50 feet width
MFR’s: Conforms.
SFR: 120 ft backing on interior lot or local | SFR's: varfes between 83 ft (Lot 21) and | No, per PDD
1 street, 150 ft backing on a secondary | 131+ ft (Lot 75); Average 100 feet depth
thoroughfare. MFR's: Conforms
1 Lot width: Min 130 ft Lot 1: 2.13 acres — 5, 6 unit buildings. No, per PDD,
{ Lot depth: Min 150 ft, 190 ft backing on | Avg depth 145 ft, Avg width: 616 f, partial
major thoroughfare conformance,
{ Density: 3000 sf/du Lot 2: .2.23 acres - 5, 6 unit buildings; Avg | density OK,
Setbacks: 25 ft to adjacent SFRs width 250 f, Avg depth: 300 ft lot min.
30 ft to front PL, dimensions:
Lot coverage: 30% max. Lot 3; 0.81 acres; 1, 6 unit building Avg 1o, setbacks
Open usable landscaped area; 50% width: 140 ft, Avg depth: 180 ft no, lot
Distance between buildings: coverage:
Special selbacks Tahquitzz 75 from | Lot4 4,59 acres 8, 6 unit buildings. Avg
centerline width: 700 ft, Avg depth; 150 .

TABLE 9: Zoning _{Bu:ldm Development Standards

s SR e ! : e L
SFR: Single Story 12 fi at sethack; up SFR 2 stories along Barlsto 3 stor:es all
to max 18 ft. others. Building helghl is
MFR: 24 feet and 2 stories MFR: 2 stories. nota
development
standard that can
be modified with a
PDD.
SFR: 2 covered parking spaces per | SFR's with 2-car garages and MFR's with 2- No, per PDD
unit. car garages and 2-car tandem garages. Five
1 MFR: Garages 25 feet from front | feetto front PL
setback.
SFR: 25 feet per R-1-A SFR: Five feet No, per PDD
MFR: 25 feet per R-2 MFR: Varies
SFR: 10 feet SFR: Zero on 1 side and 5 feet on the other. No, per PDD
MFR: Buildings over 12 feet in height to | MFR: Varies
| have equal setback to height
| SFR: 20 feet Not Applicable. No, per PDD
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SFR: 15 fest Along Tahquitz: 35 feet, No, per PDD
MFR: Buildings over 12 feet in height to | Along Farrell: 20 feet,
have equal setback {o height Along Baristo: 20 feet.
Back to back rear yards are 20 feet when
pools are in the rear yard, 10 feel when
pools are in the front yard.
| 5 feet 3 feet to PL for single family units No, per PDD

1 16 feet

1

SFR § feet

MFR Lot 1 Min. 20 feet
MFR Lot 2 Min 20 feet
MFR Lot 3 {has only 1 bldg).
MFR Lot 4 Min 20 feet

Conforms in MFR
areas, but not in
SFR areas,
No, per PDD

1 MFR: 50% minimum usable landscape
open space for R-2 ‘
SFR: Max. lot coverage is 35%

SFR:  Typ lot coverage for 5,000 sf lot
maximum 42% lot coverage.

MFR: Lot 1 - 92,910sf {otal, usable open
space = 40,156sf (43.2%), lot coverage =
52,754sf (56.8%)

MFR: Lot 2 - 95,986sf total, usable open
space = 39,562sf (40.8%), lot coverage =
57,424sf (59.2%)

MFR: Lot 3 — 35,438sf total, usable open
space = 25,450sf {71.8%), lot coverage =
9,988sf (28.2%)

MFR: Lot 4 - 199,997sf fotal, usable open
space = 25,450sf (55.5%), lot coverage =
89,0565f (44.5%)

No, per PDD

SFR: 2 covered spaces per single
family residence

MFR: Condos in a PDD: 1.5 spaces
per 2 bdrm unit, at least 1 space must
be covered; plus 1 guest parking space
for every 4 units

SFR: 72 SFR's each proposed with 2
covered parking spaces;

MFR: 114 multi-family units proposed with 2
covered parking spaces, roughly 30% are
tandem; 48 guest spaces required (1 for ev.
4 units), 91 are provided

Yes for SFR's
MFR's are two
bedroorn unifs,
yes for MFR's.
Guest parking
also conforms.

Required pursuant PSZC 93.07.00

All units will have individual frash pickup.
Trash containers are fo be stored in the
garages

NA

Permitted Uses in the R-2 zone.

Single family residences are permitted in the R-2 zone subject to the R-1-A development
standards. As noted above, the proposed SFR’s do not conform to the R-1-A development
standards in terms of lot size, lot dimensions, lot coverage, building height, or setbacks.

The project proposes 114 multi-family units (MFR’s). The R-2 zone permits multi-family
residential units. As noted above, the MFR’s partially conform fo the R-2 development
standards and would require relief from the development standards via the approval of the
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PDD in order to conform.

Analysis _of the project against the requirements of the Planned Development District
Ordinance (PSZC 94.03.00):

In addition to the guidelines of Architectural Review pursuant to Zoning Code Section
94.04.00, Staff has evaluated the proposed development against the development standards
set forth in the PD ordinance as follows.

PSZC 94.03.00.B.1: The form and type of development on the PD site boundary
shall be compatible with the existing or potential development of the surrounding
neighborhoods.

The proposed development is surrounded by a variety of existing development in the
neighborhood. To the north are three-story multi-family residential apartments, fo the east are
two-story “townhome” type residential condominiums, to the south are estate sized parcels
with- single family residential units, and to the west is the Palm Springs Mall, a community
shopping center that is currently mostly vacant and awaiting redevelopment possibly as the
College of the Desert West Valley Campus. Conventional planning principles would suggest a
buffer use, such as offices or multi-family residential would be more appropriate along Farrell
Drive between the commercial uses and the single family uses on the project site.

The form and type of development in the proposed project along Tahquitz Canyon Way is
generally compatible with the three-story existing apartments to the north, however the
proposed three-story? units are taller and bulkier than the existing two-story townhomes o the
east. The proposed three-story single family units along Farrell Drive are not compatible with
the commercial center to the west of the project site (anticipated to be redeveloped as the
College of the Desert campus) and are not compatible with the large lot, single story, single
family residential development to the south. Following meetings with several neighbors, the
applicant agreed to prohibit the third story decks from all units backing on Baristo Road.
Furthermore, except for the condominiums to the east, the existing development surrounding
the project site is open and generally fronts the public streets. The proposed development
orients the back of the units toward the public streets and is gated and not open or integrated

~with the surrounding community.

PSZC 94.03.00.C.1: Building height shall conform to the requirements of the
underlying zone.

The underlying zone is PD 71. Prior to approval of PD 71, the underlying zone was “P”
(Professional Office) and the PD relates to the R-2 zone designation. Maximum building

% Although the primary living spaces in the proposed units are on the first and second floor, the units have
enclosed stairways, bathrooms, and covered roof decks. Pursuant the zoning code, a “story” is defined as “that
portion of a building between the surface of any floor and the surface of the floor next above i, or if there be no
floor above it, then the space between such floor and the ceiling next above it." Thus, for zoning and architectural
review purposes the proposed units are three stories. '
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height for both P and R-2 zone is 24 feet and two stories for multi-family development and one
story and 18 feet for single family development. (Residential uses are prohibited in the “P”
zone). The proposed three-story and thirty (30) feet height of the proposed SFR buildings
does not conform and building height is not a development standard that can be modified with
a PDD.

PSZC 94.03.00.C.3: fFront yard setbacks compatible with the existing or
potential development adjacent and/or opposite from existing development shall -
be required to provide for an orderly and uniform transition along the streetscape
to preserve, protect and enhance the properties adjacent to the proposed PD.

The front yard setbacks of the single family residential development to the south are 25 feet.
The proposed single family units along the southern edge of the project have 5 foot front yard
setbacks and thus do not conform.

The individual condominium units to the east have roughly 20 foot front yard setbacks, the
multi-family apartments to the north have approximately a 25 foot setback from Tahquitz
Canyon Way. The proposed development has varying setbacks with minimum 5 foot setbacks
which are not compatible with the existing adjacent residential development.

PSZC 94.03.00.C.4: Minimum lot frontage not less than that of existing lots
adjacent and/or opposite from existing developments shall be required to provide
for an orderly and uniform ftransition along the streetscape to preserve, protect
and enhance the properties adjacent to a proposed PD.

The parcels opposite the proposed development to the south have a minimum lot frontage of
130 feet. The proposed SFR'’s along the south edge of the project have a typical lot frontage
of only fifty (50) feet and thus do not conform.

The condominium parcels to the east have a 24 foot minimum lot frontage but the buildings are
comprised of between two and seven attached units. The proposed MFR's along the eastern
edge of the project are on four lots clustered with six units attached in each building and are
thus similar to the adjacent development to the east and can therefore be deemed in
conformance .

The existing multi-family zone to the north has minimum lot widths of 130 feet, but the existing
development combines many units in large “apartment blocks”. The proposed MFR's along
the northern edge of the project are on Lot 1, but the units are also clustered with six to twelve
attached units and thus are similar to the adjacent development to the north and therefore can
be deemed in conformance. Thus the only aspect of the project that does not conform is the
proposed single family units along the southem edge of the project.

PSZC 94.03.00.C.5: Open space for planned districts shall be equal to or
greater than the minimum open space requirement for the zone in which the
planned district is located
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The project would be compared against the R-2 zone which, for multi family residential units
requires at least 50% usable open landscape area per lot and a maximum lot coverage of 30%
for structures greater than 18 feet in height. For the multi family units, the project proposes lot
coverage greater than the underlying zone in all cases except Lot 3 and open space that
varies between 43% and 72% as follows:

Lot 1 -92,910sf total, usable open space = 40,156sf (43:2%), lot coverage = 52,754sf (56.8%)
Lot 2 — 96,986sf total, usable open space = 39,562sf (40.8%), lot coverage = 57,424sf (59.2%)
Lot 3 - 35,438sf total, usable open space = 25,450sf (71.8%), lot coverage = 9,988sf (28.2%)
Lot 4 — 199,9975f fotal, usable open space = 25,450sf (55.5%), lot coverage = 89,056sf (44.5%)

The maximum lot coverage for the zone to the south of the project is 35% (65% open). The
proposed SFR's on small lois have an average of 42% lot coverage and 58% open space.
The project proposes less open space than the R-1-AH zone to the south of the project.

To the north maximum usable open space for the R-3 zone is 45% usable landscaped open
space. To the east, existing PD 71a most closely relates to the R-2 zone which requires 50%
usable landscaped open space. The open space in the muiti-family units abutting the adjacent
development to the east varies between 41% and 72% and thus conforms in most cases.

‘Evaluation of the project against the Architectural Review Guidelines (PSZC 94.04).

“Planning Commission Architectural Advisory Committee Review Guidelines.

| ~ The planning commission... ...shall examine the material submitted with the architectural

approval application and specific aspects of design shall be examined to determine whether
the proposed development will provide desirable environment for its occupants as well as
being compatible with the character of adjacent and surrounding developments, and whether
aesthetically it is of good composition, materials, textures and colors. Conformance will be
evaluated, based on consideration of the following.” |
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TABLE 10: Architectural Review Guidelines Analysis:

1 | Does the proposed
development provide
adesirable
environment for its
occupants? -

Partialty

The single family residences have small private yrds and private pool areas.
Multi family units have common open space and community pools. In response to
staff and AAC comments, the applicant positioned the community pools in closer

| proximity to the multi-family units and increased the number of pools from 2to 3.

Tandem parking on the MFR's is less than ideal, réqui'ring occupants to jockey
vehicles o get out of the garage. In response to comments from staff and the
AAC, the applicant has provided 91 off-street guest parking spaces scattered

o throughout the development and reduced the number of units with tandem
parking to roughly half.

Lack of any sizeable open space between the MFR's limits the ability to provide
any sort of usable recreational open space for gathering or play.

The narrow pedestrian “corridor” cut through the SFR's has the potential to be

perceived as unsafe and unpleasant,
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Is the proposed
development
compatible with the
character of adjacent
and surrounding
developments?

Partially

The project is mostly compatible with the existing development fo the north. The
proposed MFR buildings are bulkier than the existing development to the east and
the proposed small lot SFR's are considerably denser than the estate size parcels
to the south. In response to concems from some residents to the south of the
proposed development, the applicant has agreed to prohibit third story decks from
the single family units backing onto Baristo Road and has removed all proposed
roof decks from the multi-family units.

The project makes little attempt to integrate or relate to the existing development
around it because it proposes six foot high perimeter walls and landscape strips
that isolate it from the surrounding community. s six foot high perimeter walls
and gated configuration limits physical connection with the surrounding streets
and commercial areas. It offers five pedestrian locked “gates” to the surrounding
neighborhood and orients the back yards of the units toward the public streets.

(Below is an example of a development with back yards facing a public street in
which pedestrian gates were provided that enhance pedestrian connectivity and
reduce the perception of the development being disconnected from, or tuming its

s the proposed
development of good
composition,
materials, textures,
and colors?

Unknown

This cannot be evaluated because the architectural application has not been
submitted. This aspect will be evaluated at the time the fina! PDD and Major
Architectural Application is submitted.
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Site layout, Partially The project offers small private yards in the SFR's. The proposed PD and tract
origntation, location map requests approval of 5,000 square foot fots with significantly reduced
of structures and setbacks and greater lot coverage than otherwise permitted.
relationship to one
another and to open The MFR’s, scattered evenly across the northeastern portion of the site, offer
spaces and landscaped open space, but little that is large enough to be usable for recreation,
topography. Definition play or gathering. If the units were more closely arranged to create a few larger
of pedestrian and open “park-like” spaces, more opportunities for recreational activities and
vehicular areas; i.e., gathering could be provided. '
sidewalks as distinct
from parking lot areas | In response to comments from staff and the AAC the applicant has proposed
sidewalks along one side of the private streets in the single family units. Creating
greater connectivity with the community and surrounding neighborhood would
better link the project to the sumounding public streets, schools, and
neighborhood shopping amenities.
Neither vehicular entry has adequate vehicular stacking space and may cause
{ cars to back up onto Baristo and Loulla Road waiting to enter the complex. The
{ design of both vehicular entries may also need to be modified to allow vehicles
'} unable to gain entry at the intercom to turn around on-site and head forward into
the street,
| The open landscaped area at the comer of Famell Drive and Baristo Road that the
applicant refers to as “a park” is inadequate in size to provide any functional
usability as a park. (roughly 40 feet by 40 feet) it does however provide a pleasant
landscape feature and if benches and shade trees were provided, would create a
pleasant community gathering node which is lacking in the current proposal.
Harmonious Partially ~ | The northerly edge of the proposed project relates reasonably well with the three-
relationship with story apartments to the north. The rest of the proposed project is not successtul
existing and in relating harmoniously with its existing adjacent neighbors.
proposed adjoining
developments and in The MFR structures are rather large, bulky and repefitive, despite being scattered
the context of the and rotated on the site, and do not appear to be harmonious with the surrounding
immediate existing development nor with the proposed single family development within the
neighborhood/commu project site.
nity, avoiding both
excessive variety and
monotonous
repetition, but
allowing similarity of
style, if warranted
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Maximum height,
area, sethacks and
overall mass, as well
as parts of any
structure (buildings,
walls, screens,

Maximum height proposed at thirty (30) feet and three stories exceeds the 24-feet
and two story height limit of the underlying zone. Building height is not a
development standard that can be modified with a Planned Development District.

towers or signs) and

effective concealment

of all mechanical

equipment

Building design, Unknown This cannot be evaluated because the architectural application has not been
materials and colors submitted. This aspect will be evaluated when the Final PDD and Major
to be sympathetic Architectural applications are submitted.

with desert

surroundings

Harmony of Unknown | This cannot be evaluated because the architectural application has not been
materials, colors and submitted. This aspect will be evaluated when the Final PDD and Major
composition of those Architectural applications are submitted

elements of a

sfructure, including
overhangs, roofs, and

planting, with regard
for desert climate
conditions.
Preservation of
specimen and
landmark trees upon
a site, with proper
irmigation to insure
maintenance of all
plant materials

| substructures which
“. are visible
.. simultaneously :

“I Consistency of Unknown This cannot be evaluated because the architectural application has not been
composition and submitted. This aspect will be evaluated when the Final PDD and Maijor
{reatment Architectural applications are submitted.

Locafion and type of | Unknown This cannot be evaluated because the architectural application has not been

submitted. This aspect will be evaluated when the final PDD and Major
Architectural applications are submitted.

Policy requirermnent for PDD’s to provide Public Benefits

In September 2008, the City Councll adopted a policy requiring that PDD’s provide a specific
“‘public benefit” proportionate to the nature, type and extent of the relief granted from the
development standards and requirements.

The applicant is requesting relief from the following development standards of the PSZC and
the General Plan:

» Proposed as a gated community; gated communities are prohibited in the General
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Pian.
¢ Single Family Units that do not conform to the development standards of the R-1-A
zone.

¢ Private streets are not consistent with the minimum widths for private streets,

e Numerous other General Plan inconsistencies as noted in the analysis charts and tables
herein.

e Numerous development and performance standards of the R-2 zone.

» Project proposes deviations in building height; a development standard which cannot be
waived or approved with a PDD. :

The applicant is proposing the following as the Public Benefit of the project (see attached letter
from applicant dated May 22, 2014):

Welcome sign for Tahquitz Canyon Way.

Pre-wiring for photovoltaics.

Energy efficiency.

Offering prospective buyers option of purchase of photovoltaic system.
Offering prospective buyers other energy efficient upgrades.

- Staff believes the proposed public benefits are not proportionate to the degree of relief being
- sought from the development standards of the zoning code.

Phasing. The applicant has prdposed a phasing plan for the construction and buildout of the
site showing roughly ten (10) phases for the multi-family units and seven (7) phases for the

i single family units.

REQUIRED FINDINGS.

Findings required for the Preliminary Planned Development:

Pursuant to the Zoning Code Section 94.03.00.E (Planned Development) The Planning
Commission shall consider whether the following conditions exist in reference fo the proposed
zoning of the subject property. A PD may be approved in lieu of a change of zone as specified
in Section 94.07.00 as follows:

1. 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 project was reviewed for conformity with the General Plan as follows:

General Plan Policy CD5.2 “When new residential structures are developed in
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existing neighborhoods with established uniform or consistent non-conforming
setbacks, allow the setbacks of new structures to be consistent with those of the
existing surrounding development”,

The proposed development is not consistent with many of the existing setbacks of the
surrounding neighborhood.

Policy CD 14.4 "Prevent long monotonous walls and fencing through undulation,
modulation, surface articulation and landscaping.

Perimeter walls appear consistent with this policy.

i

Policy CD 14.5: Limit heights of walls and fencing and encourage the use of wall
breaks and transparent fences to protect views.

[t does not appear that the perimeter walls incorporate breaks or open fence sections.

Policy CD 14.6: Prohibit gated community entries and perimeter walls around
entire neighborhoods. Instead, provide privacy through design features such as
meandering streets, ample landscaping, and house placement that provides
privacy and exclusivity.

- The proposed gated development does not conform to this General Plan policy and the project
would be enhanced if it were to incorporate these characteristics and features.

Policy CD.22.1; Require new and infill development to be of compatible scale,
materials, and massing as existing development. Also ensure that the design
character of the new development is appropriate to the area.

The proposed development is of a similar scale to the development to the north, but does not
relate as well in scale to the existing development to the west, east and south.

Policy CD.22.7 Ensure that residential communities are well connected with
each other and with nearby commercial uses through the inclusion of pedestrian
and bicycle friendly design feature such as trails, paths, and pedestrian oriented
streets in the neighborhood’s design.

The proposed development would benefit from more consideration and thought given to better
integrate it into the existing neighborhood.

With regard to street widths, the Circulation Element of the General Pian addresses private
street widths on page 4-5 as follows:

“...Private streets provide access to individual parcels of land in planned
- development communities approved with privately maintained access. Private
streets in any residential or mixed use land use designation may be reduced fo a
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minimum of 28 feet (curb face to curb face) provided that (1) additional off-street
parking is provided as determined by the City Engineer, the Fire Chief and
Director of Planning, (2) rolled or wedge curb is provided such that vehicles may
park partially out of the traveled way, and (3) pedestrian paths or sidewalks, if
focated along the street, , separated from the curb by a minimum five-foot
parkway are provided.”

The project proposes 24 feet wide street widths and sidewalks immediately behind the curb in
the single family lots and thus does not conform. )

The project appears consistent with the General Plan in terms of density, however is
inconsistent with several policies of the General Plan and therefore is not consistent with this
required finding.

2. The subject property 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 applicant proposes 71 single family residential units (SFR's). SFR'’s are permitted in the
subject zone subject to the R-1-A development standards. The applicant is seeking relief from
these development standards including lot area, lot dimensions, setbacks, lot coverage, and
building height. The project is surrounded by a variety of related (residential uses), including
multi-family condominiums, apartments, and estate-sized single family homes. The project
only partially conforms to this finding because it does not relate in its proposed development
standards to the single family homes to the south. It also does not relate well to the
commercial/mixed use development to the west because it proposes the back yards of single
family residences to back onto a secondary thoroughfare and the commercial/mixed-use/and
future educational development to the west.

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 proposed PD in lieu of a change of zone proposes uses and development standards that
~are not consistent or complementary with some of the existing properties adjacent to the
project. The proposed arrangement of back yards of single family units backing up to a
secondary thoroughfare and a commercial/educational center does not reflect good planning
principles. The project is not consistent with this finding.

Findings for the Tentative Tract Map and Tentative Parcel 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 and Tentative Parcel Map are consistent
with all applicable general and specific plans.
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The proposed TTM is consistent with the General Plan because the General Plan designation
for these parcels is medium density residential (up to 15 dufac). The proposed density of the
tract map is 8 dwelling units per acre (du/ac) and is thus consistent with the General Plan in

terms of density.
The project was given further review for conformity with the General Plan as follows:

General Plan Policy CD5.2 "When new residential structures are developed in
existing neighborhoods with established uniform or consistent non-conforming
setbacks, allow the setbacks of new structures to be consistent with those of the
existing surrounding development”.

The proposed development is not consistent with many of the existing setbacks of the
surrounding neighborhood.

Policy CD 14.4 "Prevent long monotonous walls and fencing through undulation,
modulation, surface articulation and landscaping.

Perimeter walls appear consistent with this policy.

- Policy CD 14.5: Limit heights of walls and fencing and encourage the use of wall
breaks and fransparent fences to profect views. -

Perimeter walls do not incorporate breaks or open fence sections.

Policy CD 14.6: Prohibit gated community entries and perimeter walls around
entire neighborhoods. Instead, provide privacy through design features such as
meandering streets, ample landscaping, and house placement that provides
privacy and exclusivity.

The proposed gated development does not conform to this General Plan policy and the project
would be enhanced if it were to incorporate these characteristics and features. .

Policy CD.22.1; Require new and infill development to be of compatible scale,
materials, and massing as existing development. Also ensure that the design
character of the new development is appropriate to the area.

The proposed development is of a similar scale to the development to the north. Single family
homes in the vicinity are all single story.

Policy CD.22.7 Ensure that residential communities are well connected with
each other and with nearby commercial uses through the inclusion of pedestrian
and bicycle friendly design feature such as trails, paths, and pedestrian oriented
streets in the neighborhood’s design.
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The proposed development would benefit from more consideration and thought given to better
integrate it into the existing neighborhood.

With regard to street widths, the Circulation Element of the General Plan addresses private
street widths on page 4-5 as follows:

“...Private streets provide access to individual parcels of land in planned
development communities approved with privately maintained access. Private
streets in any residential or mixed use land use designation may be reduced to a
minimum, of 28 feet (curb face to curb face) provided that (1) additional off-street
parking is provided as determined by the City Engineer, the Fire Chief and
Director of Planning, (2) rolled or wedge curb is provided such that vehicles may
park partially out of the traveled way, and (3) pedestrian paths or sidewalks, if
focated along the street, , separated from the curb by a minimum five-foot
parkway are provided.”

The project proposes 24 feet wide street widths and sidewalks immediately behind the curb in
the single family lots and thus does not conform.

The project appears consistent with the General Plan in terms of density, however is
inconsistent with several policies of the General Plan and therefore is not consistent with this
required finding.

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

The proposed project design and improvements are generally consistent with the underlying R-
2 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 and multi-family homes which are permitted uses in this zone, however single family
development in the R-2 zone is required to be consistent with the R-1-A zone, and the
proposed project does not conform in terms of ot dimensions, lot area, setbacks, lot coverage
and building height. The applicant is seeking approval of the PDD, proposing to modify the
development standards for the single family product. With the approval of the PDD, the project
could be deemed consistent with this finding with the exception of building height for the single
family units because building height is not a development standard that can be modified with a
PDD.

¢. The site is physically suited for this type of development.
The project site is flat and is located in an area with all urban services and utilities, including

streets. The project proposes 72 single family residential dwelling units on individual iots with
private streets and private common open space and 114 multi-family units arranged in 19
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buildings scaftered across four lots of varying size. The project is surrounded by similar
residential uses, including other single family residences on estate sized lots as well as
condominium units and a commercial retail center. The site has adequate vehicular access to
the public streets; Baristo Road on the south and Louella Drive on the north (the segment of
Louella south of Tahquitz Canyon Way is a private street and the project would require a
reciprocal access agreement to provide legal access to the public thoroughfare of Tahquitz
Canyon Way. With the aforementioned agreement, the site is physically suited for this type of
development and is proposed with adequate access to the network of public streets.

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

The project proposes an overall site density of eight (8) dwelling units per acre. The underlying
R-2 zoning allows up to 15 dwelling units per acre and the General Plan land use designation of
Medium Density Residential coincides with the R-2 zoning density. 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 levels of service (LOS). The project conforms to
this finding.

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

The Initial Study prepared for the project determined that with implementation of proposed
mitigation measures, any environmental impacts regarding project construction effects on air
quality, and noise will be reduced to a level that is less than significant. There is no known wildlife
- habitat in the vicinity of the project site.

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. With the
approval of the PDD, the residential uses proposed would be found to be consistent with the
General Plan with the exception of building height for the single family units. The subdivision is
proposed with sidewalks along one side of the private streets within the development.

g. The design of the subdivision or type of improvements will not confiict 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.
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CONCLUSION:

The subject site is challenging to develop given the variety of existing development
surrounding it. At eight dwelling units per acre, the PD proposes a residential density that
reflects the fransitional nature of the site, between R-3 fo the north (thirty dwelling units per
acre) and R-1-AH (two dwelling units per acre} to the south and the equivalent of RGA-8 to the
east (eight dwelling units per acre).. The proposal lacks a sense of integration and connectivity
with its surrounding residential neighbors and adjacent retail areas. This sense of
neighborhood cohesion expressed in the policies and goals of the Palm Springs General Plan
and which exists in the character of many of the City’s older residential neighborhoods is a
quality that, if more intentionally addressed, would enhance the proposed project. The project
is not consistent with many policies of the General Plan and is not consistent with the zoning
code or findings of the State Subdivision Map Act Section 66474.

ENVIRONMENTAL ASSESSMENT

The PDD, TPM and TTM applications are considered a project under the guidelines of the
California Environmental Quality Act (CEQA). An initial study was conducted on behalf of the
City by Terra Nova Planning and Research, Inc., which concluded that there were aspects of
the project that may cause a significant impact on the environment. Mitigation measures were
proposed to reduce these impacts to less than significant. A 20-day public review period for
the Draft Mitigated Negative Declaration (DMND) was held beginning on April 17, 2014 and
ending on May 6, 2014. No comments were received that would require modification or
recirculation of the DMND. :

NOTIFICATION

A notice was mailed to all property owners within a five hundred (500) foot radius of the subject
parcels and to neighborhood organizations within a half mile radius, in accordance with
applicable law. Correspondence has been received on the subject prOJect which is aftached to

this staff report.

Ken Lyon, RA, M. Margo Wheeler, FAICP,

Associate Planner Director of Planning Services
Attachments:

500" Vicinity Map

Draft Resolution

Conditions of Approvai

Draft Mitigated Negative Declaration

Site Plan, three-dimensional simulations, Tentative Tract Map and Tentative Parcel Map
AAC minutes of February 17, 2014 and March 10, 2014 '

Public Comment Letters.
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CITY OF PALM SPRINGS

CASE:

5.1046 PD 232 AMND /

TPM 36767 / TTM 36689

APPLICANT: Family Development

DESCRIPTION: An application by Family
Development, LLC requesting approval of a
Preliminary Planned Development District in lieu of a
Change of Zone, a Tentative Parcel Map (TPM 36767)
and a Tentative Tract Map (TTM 36689). The PDD in
lieu of a change of zone proposes a development of
72 single-family residential (SFR} units and 114 multi-
family units in a gated community. The project is
located on approximately 24 acres at the northeast
corner of South Farrell Drive and East Baristo Road.




RESOLUTION NO.

OF THE PLANNING COMMISSION OF THE CITY OF PALM
SPRINGS, CALIFORNIA CERTIFYING THE MITIGATED NEGATIVE
DECLARATION AS AN ADEQUATE EVALUATION OF THE
ENVIRONMENTAL IMPACTS OF THE PROPOSED PROJECT
UNDER THE CALIFORNIA ENVIRONMENTAL QUALITY ACT
(CEQA), APPROVING A PRELIMINARY PLANNED DEVELOPMENT
DISTRICT (PDD) IN LIEU OF A CHANGE OF ZONE (CASE 5.1046
PDD 232 AMND), APPROVING TENTATIVE PARCEL MAP (TPM
#36767), AND  APPROVING TENTATIVE TRACT MAP (TTM
#36689), PROPOSING A GATED DEVELOPMENT OF 72 SINGLE
FAMILY RESIDENTIAL UNITS ON INDIVIDUAL LOTS, 116 MULTI
FAMILY UNITS IN 19, SIX-UNIT BUILDINGS ON FOUR LOTS,
WITH PRIVATE STREETS OFF-STREET PARKING AND OPEN
SPACE ON A ROUGHLY 24-ACRE SITE LOCATED AT THE
SOUTHEAST CORNER OF EAST TAHQUITZ CANYON WAY AND
SOUTH FARRELL DRIVE, AND RECOMMENDING APPROVAL BY
THE CITY COUNCIL OF THE PDD, THE TPM AND THE TPM
SUBJECT TO CONDITIONS. (UNDERLYING ZONE R-2 AND PDD
71A).

- WHEREAS, Family Development, LLC, (“Applicant”) has filed an application with the City

- pursuant to Section 94.03.00 (Planned Development District), 94.07.00 (Zone Change) of the
. .Zoning Code of the Palm Springs Zoning Code (PSZC), proposing 72 single-family units on
individual lots, 116 multi-family units in six-unit buildings on four lots, private roads, off-street
- parking and open space, seeking deviations in the underlying development standards for a
roughly 24-acre parcel located at the southeast corner of East Tahquitz Canyon Way and
South Farrell Drive; and

WHEREAS, the applicant has submitted applications with the City pursuant to Section 9.62
of the City of Palm Springs Municipal Code and the State of California Subdivision Map Act
for Tentative Tract Map No. 36689 and Tentative Parcel Map No. 36767, and

WHEREAS, notice of public hearing of the Planning Commission of the City of Palm Springs
to consider Case 5.1046 PDD 232 AMND, Case TPM 36767 and Case TTM 36525 was
given in accordance with applicable law; and

WHEREAS, on July 9, 2014, a public hearing on Case 5.1046 PD 232 AMND / TTM 36689 /
TPM 36767 was held by the Planning Commission in accordance with applicable law; and

WHEREAS, pursuant to the California Environmental Quality Act (CEQA) Guidelines, the
three associated cases have been determined to be a project subject to environmental
analysis under CEQA; 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.
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THE PLANNING COMMISSION HEREBY FINDS AS FOLLOWS:

Section 1:

Section 2:

Pursuant to the California Environmental Quality Act (CEQA) Guidelines, the
PDD, TPM and TTM applications are considered a project under the guidelines
of the California Environmental Quality Act (CEQA). An initial study was
conducted on the site analyzing the project which concluded that there were
aspects of the project that may cause a significant impact on the environment.
A draft mitigated negative declaration (DMND) was proposed and a 20-day
public review period for the Draft Mitigated Negative Declaration (DMND) was
held beginning. on April 17, 2014 and ending on May 6, 2014. No comments
were received that would require modification or recirculation of the DMND.
Mitigation measures that would reduce the significant impacts to a less than
significant level have been proposed

Findings for approval of the Planned Development District in lieu of a Change

of Zone.

Pursuant to PSZC Section 94.03.00 “Planned Development Districts in lieu of a Change of

~=Zone" findings shall be made in support of approval of the PDD application in accordance
‘with Section 93.07 (Zone Change) of the Zoning Code. The Planning Commission makes
~.#the following findings in regards to the PDD.

1. The proposed change of zone is in conformily 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 project was reviewed for conformity with the General Plan as follows:

General Plan Policy CD5.2 “When new residential structures are developed in
existing neighborhoods with established uniform or consistent non-conforming
setbacks, allow the setbacks of new structures to be consistent with those of
the existing surrounding development”.

- The proposed development is not consistent with many of the existing setbacks of the
surrounding neighborhood.

Policy CD 14.4 "Prevent long monotonous walls and fencing through
undulation, modulation, surface articulation and landscaping.

Perimeter walls appear consistent with this policy.
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Policy CD 14.5: Limit heights of walls and fencing and encourage the use of
wall breaks and fransparent fences to protect views.

It does not appear that the perimeter walls incorporate breaks or open fence sections.

- Policy CD 14.6: Prohibit gated community entries and perimeter walls around
entire neighborhoods. Instead, provide privacy through design features such
as meandering streets, ample landscaping, and house placement that
provides privacy and exclusivity.

The proposed gated development does not conform to this General Plan policy and the
project would be enhanced if it were to incorporate these characteristics and features.

Policy CD.22.1; Require new and infill development to be of compatible scale,
materials, and massing as existing development. Also ensure that the design
character of the new development is appropriate to the area.

The proposed development is of a similar scale to the development to the north, but does not
relate as well in scale to the existing development to the west, east and south.

Policy CD.22.7 Ensure that residential communities are well connected with
each other and with nearby commercial uses through the inclusion of
pedestrian and bicycle friendly design feature such as ftrails, paths and
pedestrian oriented streets in the neighborhood’s design.

The proposed development would benefit from more consideration and thought given to
better integrate it into the existing neighborhood.

With regard to street widths, the Circulation Element of the General Plan addresses private
street widths on page 4-5 as follows:

“...Private streefs provide access lo individual parcels of land in planned
development communities approved with privately maintained access. Private
streets in any residential or mixed use land use designation may be reduced to
a minimum of 28 feet (curb face to curb face) provided that (1) additional off-
street parking is provided as determined by the City Engineer, the Fire Chief
and Director of Planning, (2) rolled or wedge curb is provided such that vehicles
may park partially out of the ftraveled way, and (3) pedestrian paths or
sidewalks, if located along the street, , separated from the curb by a minimum
five-foot parkway are provided.”

The project proposes 24 feet wide street widths and sidewalks immediately behind the curb
in the single family lots and thus does not conform.
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The project appears consistent with the General Plan in terms of density, however is
inconsistent with several policies of the General Plan and therefore is not consistent with this

required finding.

2. The subject property 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. E

The applicant proposes 71 single family residential units (SFR's). SFR’s are permitted in the
subject zone subject to the R-1-A development standards. The applicant is seeking relief
from these development standards including lot area, lot dimensions, setbacks, lot coverage,
and building height. The project is surrounded by a variety of related (residential uses),
including multi-family condominiums, apartments, and estate-sized single family homes. The
project only partially conforms to this finding because it does not relate in its proposed
development standards to the single family homes to the south. It also does not relate well
to the commercial/mixed use development to the west because it proposes the back yards of
single family residences to back onto a secondary thoroughfare and the commercial/mixed-

use/and future educational development to the west.

3 The proposed change of zone is necessary and proper at this time, and is

. ~=not likely to be defrimental to the adjacent property or residents

| The proposed PD in lieu of a change of zone proposes uses and development standards that

are not consistent or complementary with some of the existing properties adjacent to the

project. The proposed arrangement of back yards of single family units backing up to a

secondary thoroughfare and a commercial/educational center does not reflect good planning
principles. The project is not consistent with this finding.

- Section 3: Evaluation of the project against the development standards of the Planned

Development Ordinance:

In addition to the Findings for the PDD, the TTM and the TPM, the Planning Commission has
evaluated the proposed development against the development standards set forth in the PD
ordinance as follows.

PSZC 94.03.00.B.1: The form and type of development on the PD site
boundary shall be compatible with the existing or potential development of the
surrounding neighborhoods.

The proposed development is surrounded by a variety of existing development in the
neighborhood. To the north are three-story multi-family residential apartments, fo the east
are two-story “townhome” type residential condominiums, to the south are estate sized
parcels with single family residential units, and to the west is the Palm Springs Mall, a
community shopping center that is currently mostly vacant and awaiting redevelopment
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possibly as the College of the Desert West Valley Campus. Conventional planning principles
would suggest a buffer use, such as offices or multi-family residential would be more
appropriate along Farrell Drive between the commercial uses and the single family uses on
the project site.

The form and type of development in the proposed project along Tahquitz Canyon Way is
generally compatible with the three-story existing apartments to the north, however the
proposed threc=;~s’cory1 units are taller and bulkier than the existing two-story townhomes to
the east. The proposed three-story single family units along Farrell Drive are not compatible
with the commercial center to the west of the project site (anticipated to be redeveloped as
the College of the Desert campus) and are not compatible with the large lot, single story,
single family residential development to the south. Following meetings with several
neighbors, the applicant agreed to prohibit the third story decks from all units backing on
Baristo Road. Furthermore, except for the condominiums to the east, the existing
development surrounding the project site is open and generally fronts the public streets. The
proposed development orients the back of the units toward the public streets and is gated
and not open or integrated with the surrounding community.

PSZC 94.03.00.C.1: Building height shall conform to the requirements of the
underlying zone.

The underlying zone is PD 71. Prior to approval of PD 71, the underlying zone was “P”
(Professional Office) and the PD relates to the R-2 zone designation. Maximum building
height for both P and R-2 zone is 24 feet and two stories for multi-family development and
one story and 18 feet for single family development. (Residential uses are prohibited in the
“P” zone). The proposed three-story and thirty (30) feet height of the proposed SFR
buildings does not conform and building height is not a development standard that can be
modified with a PDD.

PSZC 94.03.00.C.3: Front yard setbacks compatible with the existing or
potential development adjacent and/or opposite from existing development
shall be required to provide for an orderly and uniform ftransition along the
streetfscape to preserve, protect and enhance the properties adjacent to the
proposed PD.

The front yard setbacks of the single family residential development to the south are 25 feet.
The proposed single family units along the southern edge of the project have 5 foot front yard
setbacks and thus do not conform.

! Although the primary living spaces in the proposed units are on the first and second floor, the units have
enclosed stairways, bathrooms, and covered roof decks. Pursuant the zoning code, a “story” is defined as “that
portion of a building between the surface of any floor and the surface of the floor next above it, or if there be no
floor above it, then the space between such floor and the ceifing next above it Thus, for zoning and
architectural review purposes the proposed units are three stories.
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The individual condominium units to the east have roughly 20 foot front yard setbacks, the
multi-family apartments to the north have approximately a 25 foot setback from Tahquitz
Canyon Way. The proposed development has varying setbacks with minimum 5 foot
setbacks which are not compatible with the existing adjacent residential development.

PSZC 94.03.00.C.4: Minimum lot frontage not less than that of existing lots
adjacent and/or opposite from existing developments shall be required to
provide for an orderly and uniform transition along the streetscape to preserve,
protect and enhance the properties adjacent to a proposed PD.

The parcels opposite the proposed development to the south have a minimum lot frontage of
130 feet. The proposed SFR’s along the south edge of the project have a typical lot frontage
of only fifty (50) feet and thus do not conform,

The condominium parcels to the east have a 24 foot minimum lot frontage but the buildings
are comprised of between two and seven attached units. The proposed MFR's along the
eastern edge of the project are on four lots clustered with six units attached in each building
and are thus similar to the adjacent development to the east and can therefore be deemed in

~conformance .

The existing multi-family zone to the north has minimum lot widths of 130 feet, but the
existing development combines many units in large “apartment blocks”. The proposed
MER's along the northern edge of the project are on Lot 1, but the units are also clustered
with six to twelve aftached units and thus are similar to the adjacent development to the north
and therefore can be deemed in conformance. Thus the only aspect of the project that does
not conform is the proposed single family units along the southern edge of the project.

PSZC 94.03.00.C.5. Open space for planned districts shall be equal fo or
greater than the minimum open space requirement for the zone in which the
planned district is located

The project would be compared against the R-2 zone which, for multi family residential units

tequires at least 50% usable open landscape area per lot and a maximum lot coverage of

30% for structures greater than 18 feet in height. For the multi family units, the project
proposes lot coverage greater than the underlying zone in all cases except Lot 3 and open
space that varies between 43% and 72% as follows:

Lot 1 —82,910sf total, usable open space = 40,156sf (43.2%), lot coverage = 52,754sf (56.8%)
Lot 2 - 96,986sf fotal, usable open space = 39,562sf (40.8%), lot coverage = 57,424sf (69.2%)
Lot 3 - 35,438sf total, usable open space = 25,450sf (71.8%), lot coverage = 9,988sf (28.2%)
Lot 4 -~ 199,997sf total, usable open space = 25,450sf (55.5%), lot coverage = 89,056sf (44.5%)

The maximum lot coverage for the zone to the south of the project is 35% (65% open). The
proposed SFR’s on small lots have an average of 42% lot coverage and 58% open space.
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The project proposes less open space than the R-1-AH zone to the south of the project.

To the north maximum usable open space for the R-3 zone is 45% usable landscaped open
space. To the east, existing PD 71a most closely relates to the R-2 zone which requires 50%
usable landscaped open space. The open space in the multi-family units abutting the
adjacent development to the east varies between 41% and 72% and thus conforms in most

cases. :

Section 4: Tentative Tract Map and Tentative Parcel Map Findings.

Additional findings are required for the proposed subdivision pursuant to Section 66474 of
the Subdivision Map Act. The Planning Commission makes the following findings as it relates
to the Tentative Tract Map and Tentative Parcel Map applications:

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

‘The proposed TTM is consistent with the General Plan because the General Plan
. designation for these parcels is medium density residential:(up to 15 -du/ac). The proposed

-density of the tract map is 8 dwelling units per acre (du/ac) and-is thus consistent with the
General Plan in terms of density.

The project was given further review for conformity with the General Plan as follows:
General Plan Policy CD5.2 “When new residential structures are developed in
existing neighborhoods with established uniform or consistent non-conforming

setbacks, allow the setbacks of new structures to be consistent with those of
the existing surrounding development’,

The proposed development is not consistent with many of the existing setbacks of the
surrounding neighborhood.

Policy CD 14.4 "Prevent long monotonous walls and fencing through
undulation, modulation, surface articulation and landscaping.

Perimeter walls appear consistent with this policy.

Policy CD 14.5: Limit heights of walls and fencing and encourage the use of wall
breaks and transparent fences fo protect views.

Perimeter walls do not incorporate breaks or open fence sections.

Policy CD 14.6: Prohibit gated community entries and perimeter walls around
entire neighborhoods. Instead, provide privacy through design features such
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as meandering streets, ample landscaping, and house placement that
provides privacy and exclusivity.

The proposed gated development does not conform to this General Plan policy and the
project would be enhanced if it were to incorporate these characteristics and features.

- Policy CD.22.1; Require new and infill development to be of compatible scale,
materials, and massing as existing development. Also ensure that the design
character of the new development is appropriate to the area.

The proposed development is of a similar scale to the development to the north. Single
family homes in the vicinity are all single story.

Policy CD.22.7 Ensure that residential communities are well connected with
each other and with nearby commercial uses through the inclusion of
pedestrian and bicycle friendly design feature such as ftrails, paths, and
pedestrian oriented streets in the neighborhood’s design.

~«The proposed development would benefit from more consideration and thought given to

" »“better integrate it into the existing neighborhood.

With regard to street widths, the Circulation Element of the General Plan addresses private
~ street widths on page 4-5 as follows:

“..Private streets provide access to individual parcels of land in planned
development communities approved with privately maintained access. Private
streets in any residential or mixed use land use designation may be reduced to
a minimum of 28 feet (curb face to curb face} provided that (1) additional off-
street parking is provided as determined by the City Engineer, the Fire Chief
and Director of Planning, (2) rolled or wedge curb is provided such that vehicles
may park partially out of the traveled way, and (3) pedestrian paths or
sidewalks, if located along the street, , separated from the curb by a minimum
five-foot parkway are provided.”

The project proposes 24 feet wide street widths and sidewalks immediately behind the curb
in the single family lots and thus does not conform.

The project appears consistent with the General Plan in terms of density, however is
inconsistent with several policies of the General Plan and therefore is not consistent with this

required finding.

b. The design and improvements of the proposed Tentative Tract Map and
Tentative Parcel Map are consistent with the zone in which the property is
located.
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The proposed project design and improvements are generally consistent with the underlying
R-2 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 and multi-family homes which are permitted uses in this zone, however
single family development in the R-2 zone is required to be consistent with the R-1-A zone,
and the proposed project does not conform in terms of lot dimensions, lot area, setbacks, lot
coverage and building height. The applicant is seeking approval of the PDD, proposing to
modify the development standards for the single family product. With the approval of the
PDD, the project could be deemed consistent with this finding with the exception of building
height for the single family units because building height is not a development standard that
can be modified with a PDD.

c. The site is physically suited for this type of development.
The project site is flat and is located in an area with all urban services and utilities, including

streets. The project proposes 72 single family residential dwelling units on individual.iots with
private streets and private common open space and 114 multi-family units arranged in 19

" buildings scattered across four lots of varying size. -The project is surrounded by similar
- residential uses, including other single family residences on estate sized lots as well as

condominium units and a commercial retail center. The site has adequate vehicular access
to the public streets; Baristo Road on the south and Louella Drive on the north (the segment

- of Louella south of Tahquitz Canyon Way is a private street and the project would require a

reciprocal access agreement to provide legal access to the public thoroughfare of Tahquitz
Canyon Way. With the aforementioned agreement, the site is physically suited for this type
of development and is proposed with adequate access to the network of public streets.

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

The project proposes an overall site density of eight (8) dwelling units per acre. The underlying
R-2 zoning allows up to 15 dwelling units per acre and the General Plan land use designation
of Medium Density Residential coincides with the R-2 zoning density. The site abuts improved
public streets with existing ufilities and with right of way widths that are projected in the City's
2007 General Plan update to operate at normal levels of service (LOS). The project conforms
{o this finding.

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

The Initial Study prepared for the project determined that with implementation of proposed
mitigation measures, any environmental impacts regarding project construction effects on air
quality, and noise will be reduced to a level that is less than significant. There is no known
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wildlife habitat in the vicinity of the project site.

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.
With the approval of the PDD, the residential uses proposed would be found to be consistent
with the General Plan with the exception of building height for the single family units. The
subdivision is proposed with S|dewalks along one side of the private streets within the

deveiopment

g. The design of the subdivision or type of impro(/ements 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.

~+Section 5:  Policy requirement for PDD’s to provide Public Benefits

Pursuant to the City Council Policy dated September 17, 2008 (Public Benefit), The Planning
Commission has evaluated the applicant's requests for deviations in development standards
of the zoning code and general plan and the proposed public benefits and makes the
following determination:

The applicant is requesting relief from the following development standards of the PSZC and
the General Plan:

* Proposed as a gated community; gated communities are prohibited in the General

Plan.
+ Single Family Units that do not conform to the development standards of the R-1-A

zone.

o Private streets are not consistent with the minimum widths for private streets,

¢ Numerous other General Plan inconsistencies as noted in the analysis charts and
tables herein.

¢ Numerous development and performance standards of the R-2 zone.

+ Project proposes deviations in building height; a development standard which cannot
be waived or approved with a PDD, :

The applicant is proposing the following as the Public Benefit of the project

+  Welcome sign for Tahquitz Canyon Way.
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Pre-wiring for photovoltaics.

Energy efficiency.

Offering prospective buyers option of purchase of photovoitaic system.
Offering prospective buyers other energy efficient upgrades.

The Planning Commission believes the proposed public benefits are not proportionate to the
degree of relief being sought from the development standards of the zoning code.

NOW, THEREFORE, BE IT RESOLVED that, based upon the foregoing, the Planning
Commission hereby approves Case 5.1046 PDD 262 AMND / TTM 36689 / TPM 36767 a
preliminary planned development district (PDD) in lieu of a change of zone, a tentative parcel
map proposing a two-lot subdivision for financing purposes, and a tentative tract map
subdividing the site for the development of 72 single family residential units on individual lots,
114 muiti-family units in 19, 6-unit buildings on four lots, private streets and open space on a
roughly 24-acre site located at the southeast corner of East Tahquitz Canyon Way and South
Farrell Drive, subject to the conditions of approval set forth in Exhibit A and the condition that
the design revisions below be implemented prior to submittal of the Major Architectural
Application and the Final Planned Development District application and recommends
approval of the same by the City Council.

s Create street-fronting single family units along Baristo. They must relate to the estate
residential to the south and to create better compatibility with eXIstmg adjacent
development or relocate multi-family buildings.

e Create exclusivity via other means than gates and walls.

¢ Redesign the private streets to conform to the minimum width requirements private
streets in the General Plan.

¢ All units may not exceed two stories and/or twenty-four (24) feet in height.

ADOPTED this ninth day of July, 2014.

AYES:
NOES:
ABSENT:
ABSTAIN:

ATTEST: CITY OF PALM SPRINGS, CALIFORNIA

Margo Wheeler, FAICP
Director of Planning Services



RESOLUTION NO.
EXHIBIT A

Case No. 5.1046 PDD 232 AMND, TTM 36689 and TPM 36767
- “JUL PSS’ :

Preliminary Planned Development District,
Tentative Tract Map and Tentative Parcel Map
Northeast Corner of South Farrell Drive and Baristo Road
July 9, 2014

CONDITIONS OF APPROVAL | , w

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

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

ADMINISTRATIVE CONDITIONS

-ADM 1.

ADM 2.

ADM 3.

ADM 4.

ADM 5.

Project Description. This approval is for the project described per Case
(5.1046 PDD 232 AMND / TTM 36689 / TPM 36767); except as modified with
the approved Mitigation Monitoring Program and the conditions below;

Reference Documents. The site shall be developed and maintained in
accordance with the approved plans, date stamped (May 8, 2014, and TPM
dated May 27, 2014), including the site plan, site sections, vehicular entry
details, phasing plan, preliminary floor plans for single family and multi-famity
units the tentative tract map and tentative parcel map on file in the Planning
Division except as modified by the approved Mitigation Measures and
conditions below

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

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

Tentative Tract Map 36683. This approval is for Tentative Tract Map 36689,
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ADM 6.

ADM 7.

ADM 8.

ADM 9.

date stamped May 8, 2014. This apbroval is subject to éll applicable
regulations of the California Subdivision Map Act, the Palm Springs Municipal
Code, and any other applicable City Codes, ordinances and resolutions.

Tentative Parcel Map 36767. This approval is for Tentative Parcel Map
36767 date stamped May 27, 2014. This approval is subject to all applicable
regulations of the California Subdivision Map Act, the Palm Springs Municipal
Code, and any other applicable City Codes, ordinances, and resolutions.

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 5.1046 PDD 232 AMND / TTM 36689 / TPM 36767.

~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 fo 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, graffiti, 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 Preliminary Planned Development
District (PDD), the Tentative Tract Map (TTM) and the Tentative Parcel Map
(TPM) shalt 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
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ADM 10.

ADM 11.

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

‘shall be based upon the total building permit valuation as calculated pursuant

1o the valuation table in the Uniform Building Code, the fee being 1/2% for

ADM 12.

ADM 13.
ADM 14.

ADM 15.

ADM 16.

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. 1832, Section IV, by multiplying the
area of park to be dedicated by the fair market value of the land being
developed plus the cost to acquire and improve the property: plus the fair
share contribution, less any credit given by the City, as may be reasonably
determined by the City based upon the formula contained in Ordinance No.
1632. In accordance with the Ordinance, the following areas or features shall
not be eligible for private park credit: golf courses, yards, court areas,
setbacks, development edges, slopes in hillside areas (unless the area
includes a public trail) landscaped development entries, meandering
streams, land held as open space for wildlife habitat, flood retention facilities
and circulation improvements such as bicycle, hiking and equestrian trails
(unless such systems are directly linked to the City’s community-wide system
and shown on the City's master plan).

Tribal Fees NOT Required.

Local Development Mitigation Fee (LDMF) required. The project is subject to
payment of the LDMF fees pursuant to the requirements of the Coachella
Valley Muitiple Species Habitat Conservation Plan.

Comply with City Noise Ordinance. This use shall comply with the provisions
of Section 11.74 Noise Ordinance of the Palm Springs Municipal Code.
Violations may result in revocation of this Conditional Use Permit.

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
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ADM 22.

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 23.

ADM 24,

ADM 25.

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

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

CC&R'’s Noise Disclosure. The CC&R’s shall have a disclosure statement
regarding the location of the project relative to roadway noise, City special
events, roadway closures for special events, and other activities which may
occur in the vicinity of the Palm Springs Mall, Palm Springs High School, The
Palm Springs Stadium and Sunrise Park. 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.

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
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ENV 2.
ENV 3.

ENVa4.

ENV 5.

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 Cletk 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.

‘Mitigation Monitoring. 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 or EIR
will be included in the plans prior to Planning Commission consideration of
the environmental assessment. Mitigation measures are defined in  the
approved project description.

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

Cultural Resource Site Monitoring. There is a possibility of buried cultural or
Native American tribal resources on the site. A Native American Monitor shall
be present during all ground-disturbing activities. (check for duplication in

- engineering conditions)

a). A Native American Monitor(s) shall be present during all ground disturbing
activities including clearing and grubbing, excavation, burial of utilities,
planting of rooted plants, etc. Contact the Agua Caliente Band of Cahuilla
fndian Cultural Office for additional information on the use and availability of
Cultural Resource Monitors. Should buried cultural deposits be encountered,
the Monitor shall contact the Director of Planning. After consultation the
Director shall have the authority to halt destructive construction and shall
notify a Qualified Archaeologist to further investigate the site. If necessary,
the Qualified Archaeologist shall prepare a treatment plan for submission to
the State Historic Preservation Officer and Agua Caliente Cultural Resource
Coordinator for approval.

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

PLN 1.

PLN 2,

PLN 3.

PLN 4.

Outdoor 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-lights 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 plans shall also be certified by the local water
agency that they are in conformance with the water agency and the State's
Woater Efficient Landscape Ordinances.

Submittal of Final PDD. The Final Planned Development plans shall be

submitted in accordance with Section 94.03.00 (Planned Development
District) of the Zoning Ordinance. Final development plans and Major
Architectural Application shall include site plans, building elevations, floor

‘plans, roof plans, grading plans, landscape plans, irrigation plans, exterior

lighting plans, sign program, mitigation monitoring program, site cross
sections, property development standards and other such documents as
required by the Planning Commission and Planning Department. Final
Planned Development District applications must be submitted within two (2)
years of the City Council approval of the preliminary planned development
district.

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

a. . Make the project open, not gated.
b. If walled, maximize wall articulation and variety on Baristo and Farrell.
¢. Add a community pool and provide all pools with restrooms.

d. Study the corner at Baristo and Farrell to provide more open space for the
community.

e. Provide a minimum of 30 guest parking spaces with 2/3rds of the parking
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PLN 6.

PLN 6.

PLN 7.

PLN 8.

PLN 9.

“PLN 10.

PLN 11.
PLN 12.

PLN 13.

PLN 14,

PLN 15.

distributed around the multi-family units.

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. The applicant shall submit a sign program to
the Department of Planning Services prior to the issuance of building permits.

. Flat Roof Requirements. Roof materials on flat roofs (less than 2:12) must

conform to California Title 24 thermal standards for “Cool Roofs”. 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.

Surface Mounted Downspouts Prohibited. No exterior downspouts shall be
permitted on any facade on the proposed building(s) that are visible from
adjacent streets or residential and commercial areas.

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

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

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

No off-site Parking. Vehicles associated with the operation of the proposed
development including company vehicles or employees vehicles shall not be
permitted fo park off the proposed building site unless a parking management
plan has been approved.

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.

Prior to recordation of the final subdivision map, the developer shall submit for

~ review and approval the following documents to the Planning Department

which shall demonstrate that the project will be developed and maintained in
accordance with the intent and purpose of the approved tentative map:

a. The document to convey title.
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b. Deed restrictions, easements, covenant conditions and restrictions that
are to be recorded.

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

PLN 16. 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.

POLICE DEPARTMENT CONDITIONS

- POL1. Developer shall comply with Section i 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

Please note Engineering Conditions of Approva! will be submitted under separate cover.

FIRE DEPARTMENT CONDITIONS
GENERAL CONDITIONS

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

FID1 These conditions are subject to final plan check and review. Initial fire
department conditions have been determined on the site plan dated May 15,
2014. Additiona! requirements may be required.

FID 2 Fire Department Conditions are based on the 2013 Califoria Fire Code. Three
complete sets of plans for private fire service mains, fire alarm, or fire sprinkler
systems must be submitted at time of the buiiding plan submittal.

FID 3 Fire department access roads/driveways shall be provided so that no portion of
the exterior wall of the first floor of any building will be more than 150 feet from
such roads. , :
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" FID 4

FiD 5

Security Gates (CFC 503.6): 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. 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.

Approved security gates shall be a minimum of 14 feet in unobstructed: drive
width on each side with gates in the open position.

Fire Department access roads 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. The following text, developed in concert with Engineering, Planning,
and Fire is as noted in the Generat Plan Circulation Element, page 4-5:

* Local. Primarily provides access to individual parcels of land. Minimum right-of-
way is-50 feet. In Estate, Very Low and Low Density Residential neighborhoods,
street widths may be reduced to 28 feet (curb face to curb face) provided that 1)
additional off street parking is provided as determined by the City Engineer, the
Fire Chief and Director of Planning, 2) rolled or wedge curb is provided such that
vehicles may park partially out of the traveled way, and 3) pedestrian pathways
or sidewalks, separated from the curb by a minimum five foot parkway, are
provided.

» Private Streets. Private streets provide access to individual parcels of fand in
planned development communities approved with privately maintained access.
Access may be restricted. Private street widths shall be established based on a
hierarchy of primary and secondary streets and parking conditions such that
uninterrupted traffic flow, pedestrian safety, and emergency access is assured.

e Private Primary Streets are typically the main access street in a private
development or main ‘'ring road’. Private Primary Streets may provide access to
individual parcels in a planned development as well as receive traffic from
Secondary Private Streets or other parcels that do not front the street. Private
Primary Streets shall be either a minimum of 32 feet wide (curb face to curb face)
to accommodate on-street parking on one side and emergency access, or 36 feet
wide {curb face to curb face) with on-street parking on two sides.

+ Private Secondary Streets provide access to individual parcels in a planned
development and do not receive traffic from other streets or other parcels that do
not front that street. Private Secondary Streets may range in width from 28 to 32
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“FID6

FID7

FID 8

FID 9

feet (curb face to curb face) provided that 1) additional off-street (guest) parking
is provided in the area of the Secondary Street as determined by the Planning
Commission, 2) rolled or wedge curb is provided such that vehicles may park
partially out of the traveled way, and 3) pedestrian pathways or sidewalks,
separated from the curb by a minimum five foot parkway, are provided. If all three
of these conditions are NOT provided, private secondary streets shall be a
standard minimum 32 feet with parking on one side only.

+ Designated fire fanes in private developments shall be not less than 24 feet
wide (curb face to curb face) with no parking on either side.

*» Reduced Roadway Width: Areas with reduced roadway width (such as entry
and exit gates, entry and exit approach roads, traffic calming areas) that are
under 36 feet wide require red painted curb to maintain minimum 24 foot clear
width. Red curb shall be stenciled “NO PARKING” and “FIRE LANE" with white
paint.

Dead-end fire apparatus-access roads in excess of 150 feet in length shall be provided -

~ with approved provisions for the turning 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 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 gallons 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, 508.5.1 & 1412.1): Operational fire
hydrant(s) shall be installed within 250 feet of all combustible construction.
They shall be installed and made serviceable prior to and during construction.
No landscape planting, walls, or fencing is permitted within 3 feet of fire
hydrants, except ground cover plantings.

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.

END OF CONDITIONS



CITY OF PALM SPRINGS

DEPARTMENT OF PLANNING SERVICES

MEMORANDUM
Date: April 17, 2014
To: See Distribution List Below
From: Ken Lyon ociate Planner. - M’.

Case'5.1046 PDD 232 AMND “JUL PS” A Residential Planned Development
jstrict and Tentatiyé Tract Map Application #36689

Subject:

CEQA Environmental Analysis Initial Study and Notice of Intent to adopt a
Mitigated Negative Declaration Public Comment Period

Attached please find the subject document for your use, distribution, and/or availability at your
public counter.

This public document summarizes the City's evaluation of the environmental impacts of the
. proposed project and the City's intent to adopt a Mitigated Negative Declaration (MND) pursuant

i to the guidelines of the California Environmental Quality Act.

The document is being circulated for public comment. As noted in the attached Notice of Intent
(NOI) persons wishing to submit written comments on the content of the document should do so
in writing to my attention. The public comment period closes on May 6, 2013 at 5pm.

Thank you.

Distrlbution:

Dave Barakian, Public Works
Planning Counter

City Clerk

Library

Tom Nofan, Airport

Doug Hoiland

City Manager

Police Department

City Council (7)

Planning Commission (7)

3200 E, TAHQUITZ CANYON WAY, PALM SPRINGS, CA 92262 _
TEL: (760) 323-8245 FAx: (760) 322-8360 E-MAIL: KEN.LYON@PALMSPnlNGs-CA.GOV
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LA 4 TRANSMITTAL

TERRA NOVA PLANNING & RESEARCH, INC.®

42635 Melanie Place, Suite 101 RECEIVED
Palm Desert, CA. 92211
Phone: (760) 341-4800 APR 17 2004
FAX#: (760) 341-4455
E-mail: kecuza@terranovaplanning.com PLAB‘S;“A%?&EN#CES
DATE: April 16,2014 . UPS
TO: Ken Lyon, ‘

Associate Planner

City of Palm Springs

3200 East Tahquitz Canyon Way
Palm Springs, CA 92262

FROM: Kimberly Cuza
Assistant to
Nicole Sauviat Criste

RE: JUL IS NOI
Enclosed please the twenty (20) copies of the Initial Study and Notice of Intent for Intra-City Project

Review Distribution.

Upon receipt of delivery confirmation for the distribution list, I will forward a complete copy of ail
backup documentation for your files.

If you need anything further, please do not hesitate to contact me.

Kindest Regard?

Enclosures XYes A No Documents to follow: A FEDEX/UPS
A E-Mail A Mail

Confidentiality Notice: This transmittal is intended only for the use of the individual or entity to which it is addressed and
may contain information that is privileged, confidential, and exempt from disclosure under applicable law. If the reader of
this message is not the intended recipient, or the employee or agent responsible for delivering the message to the intended
recipient, you are hereby notified that any dissemination, distribution, or copying of this communication is strictly
prohibited. If you have received this communication in error, please notify us immediately by telephone and return the
original message to us at the above address via the U.S Postal Service. Thank You.




NOTICE OF INTENT
TO ADOPT A MITIGATED NEGATIVE DECLARATION
Case 5.1046 PD 232 AMND / TTM 36689
“JUL PALM SPRINGS”

LEAD AGENCY: City of Palm Springs ,
3200 East Tahquitz Canyon Way
Palm Springs, CA 92262

CONTACT PERSON: KEN LYON, Associate Planner (760) 323-8245

PROJECT TITLE: Jul Palm Springs
Case Nos. 5.1046, PDD-232 AMND, TTM 36689

PROJECT LOCATION: Southeast corner of Farrell Drive and Tahquitz Canyon Way.
Assessor’s Parcel No. 502-600-001, 502-600-002

PROJECT DESCRIPTION: The applicant proposes a gated 186-unit residential project
on 24+ acres at the southeast corner of Farrell Drive and Tahquitz Canyon Way. The
project extends northerly to Tahquitz Canyon Way, but excludes the southeastern
corner of this intersection. The project includes 72 single-family lots and 114
condominium units distributed in 19 six-plex buildings. Single-family units will be three-
story structures, and multi-family units will be two-story. The project also includes three
community swimming pools, common space with pedestrian trails, and guest parking
spaces. A Tentative Tract Map (TTM 36689) is proposed to subdivide the property into
72 single-family lots, multi-family lots, common lots, and private streets.

FINDINGS/DETERMINATION: The City has reviewed and considered the proposed
project and has determined that any potentially significant impacts can be mitigated to a
less than significant level. The City hereby prepares and proposes to adopt a Mitigated
Negative Declaration for this project.

PUBLIC REVIEW PERIOD: A 20-day public review period for the Draft Mitigated
Negative Declaration will commence at 8:00 a.m. on April 17, 2014 and end on May 6,
2013 at 5:00 p.m. for interested individuals and public agencies to submit written
comments on the document. Any written comments on the Mitigated Negative
Declaration must be received at the above address within the public review period. In
addition, you may emaill comments to the following  address:
Ken.Lyon@palmspringsca.gov Copies of the Mitigated Negative Declaration and Initial
Study are available for review at the above address and at the City library.

PUBLIC MEETING: This matter has been set for public hearing before the
Planning Commission on May 28, 2014. City Council consideration is expected at
a public hearing on June 18, 2014, but please confirm the date with the City
Clerk’s office.



INITIAL STUDY/MITIGATED NEGATIVE DECLARATION

Project Tifle:

Jul Paim Springs

Case No.

5.10446 PDD-232 AMND
TTM 36689 '

Assessor's Parcel No.

502-600-001, 502-600-002

Lead Agency Name and
Address:

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

Project Location:

SE corner of Farrell Drive and Tahquitz Canyon Way

Project Sponsor’s Name and
Address:

73081 Fred Waring Drive
Palm Desert, CA 92260

Rudy Hemrera
Family Development, Inc.

General Plan Designation(s):

Medium Density Residential

| Zoning:

Planned Dévelopmenf (PD) 232
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Description of the Project

The applicant proposes a gated 1846-unit residential project on 24+ acres at the southeast corner
of Farrell Drive and Tahquitz Canyon Way. The project extends northery to Tahquitz Canyon
Way. but excludes the southeastern corner of this intersection. The project includes 72 single-
family lots and 114 condominium units distributed in 19 six-plex buildings. Single-family units will be
three-story structures, and multi-family units will be two-story. The project also includes three
communify swimming pools, common space with pedestrian trails, and guest parking spaces.

Two primary access points will be provided: at the infersection of Baristo Road and Compadre
Road, and on §. Louella Road, on the eastern boundary of the project, connecting to Tahquitz
Canyon Way,

An amended Planned Development District (PDD) is proposed to address modifications to
permitted land uses and development standards. A Tentative Tract Map {TTM 36689) is proposed
to subdivide the property into 72 single-family lots, multi-family lots, common lots, and private
streets. This Initial $tudy addresses both applications and refers 1o them as "the project” or "the
proposed project.”

The subject property is designated for Medium Density Residential {(up to 15 du/acg)

development in the City General Plan, and Planned Development District (PDD) on the zoning

map. The project proposes a density of 8 units per acre,

B _Environmen_fql Sefting and Surrounding Land Uses

. .The subject property is located in central Paim Springs. If is sumounded by urban development,
~including arterial roadways. single- and multi-famity residential, office, and retail commerciatl
land uses. The site is vacant, relatively flat, and contains sparse desert vegetation. It includes

- concrete slab remnants from World War ll-era structures, as well as evidence of an old road and
off-highway vehicle use. Surrounding land uses include the following:

North: medical offices at the southeast corner of Farrell Drive and Tahquitz Canyon Way; multi-
family residential (Desert Crest Apartments} north of Tahguitz Canyon Way

South: single-family residential and stand dalone office (Auto Club) south of Baristo Road
East:  multi-family residential (Sun Dial) and offices
West: retail commercial (Palm Springs Mall)

Other public agencies whose approval is required

None.
City of Paim Springs . Jul
April 10, 2014 : _ Initial Study /Mitigated Negative Declaration
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Aesthetics

Biclogical Resources

Hazards & Hazardous
Materials

Mineral Resources

Public Services

ogoagood

Utilities/Service Systems

Environmental Factors Potentially Affected:

] Agricultural Resources
] Cultural Resources

[] Hydrology/Water Quaiity

1 Noise

"] Recreation

[J Mandatory Findings of Significance

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

[] Air Quality

1] Geology/soils

[ Land Use/Planning

[ Population/Housing

Transportation/
L Traffic

City of Palm Springs
Aprl 10, 2014

Jul

Inifial Study /Mitigated Negative Declaration
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DETERMINATION: The City of Palm Springs Planning Department

On the basis of this initial evaluation:

O

X

I find that the proposed project COULD NOT have a significant effect on the
environment, and a NEGATIVE DECLARATION will be prepared.

! find that although the proposed 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 proponent. A MITIGATED
NEGATIVE DECLARATION will be prepared. »

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

b find 'that the proposed project MAY have a “potentially significant .impact" or
“potentially significant uniess mitigated"” impact on the environment, but at least one
effect 1) has been adequately analyzed in an earlier document pursuant to applicable
legal standards, and. 2) has been addressed by mitigation measures based on the earlier
analysis as described on attached sheefs. An ENVIRONMENTAL IMPACT REPORT is
required, but it must analyze only the effects that remain to be addressed.

| find that although the proposed project could have a significant effect on the
environment, because all potenfially significant effects (a) have been analyzed
adequately in an earlier EIR or NEGATIVE DECLARATION pursuant to applicable
standards, and (b) have been avoided or mitigated pursuant to that earlier EiR or
NEGATIVE DECLARATION, including revisions or mitigation measures that are imposed

.upon the proposed project, nothing further is required.

' lé"—lr—“ 4/15/14

Ken Lyon Date
Associate Planner

City of Palm Springs ' Jul
April 10, 2014 Initial Study /Mitigafed Negafive Declaration
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PURPOSE OF THIS INITIAL STUDY

This Inifial Study has been prepared consistent with CEQA Guidelines Section 15043, fo 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
foilowing 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 a fault rupture zone). A "No impact” answer should
be explained where it is based on projeci-specific factors as well as general standards {e.g.,
the project will not expose sensitive receptors' o pollutants, based on project-specific
screening analysis).

2} Al answers must take info account the whole acfion involved, including offsite as well as
onsite, cumulative as well as project-level, indirect as well as direct, and construction as well
as operational impacts.

3} OCnce the lead agency has determined that a paricular physical impact may occur, then
the checkfist answers must indicate whether the impact is potentially sighificant. less than
significant with mifigation, or less than significant. "Potentidily Significant Impact” is
appropriate if there is substantial evidence that an effect may be significant. If there are one
or more "Potentially Significant impact” entries when the determination is made, an EIR is
required.

4) "Negative Declaration: Less Than Significant With Mitigation Incorporated” applies where the
incorporation of mitigation 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 XVIl, "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 EIR or negatlive declaration.
Section 15063(c) (3}(D). In this case, a brief discussion should identify the following:

a) Earlier Analysis Used. Identify 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 adequaiely analyzed in an earlier document
pursuant to applicable legal standards, and state whether such effects were
addressed by mitigation measures based on the eariier analysis.

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

City of Palm Springs Jul
April 10, 2014 Initial Study /Mitigated Negative Declarafion
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é) lLead agencies are encouraged to incorporate info the checklist references to information
sources for potential impacts (e.g.. general plans, zoning ordinances). Reference to a
previously prepared or outside document should, where appropriate, include a reference to
the page or pages where the statement is substantiated.

7) Supporting Informafion 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 impacts to less than significance.

City of Palm Springs Jui
April 10, 2014 - . Initial Study/Mitigated Negafive Declaration
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I STl P
1. AESTHETICS Less Than
Potentially Significant Less Than No
Significant with Significant Impact
Impact Mitigation Impact
Would the project: Incorporated
a) Have asubstantial adverse effect on a scenic | [ X ]

vista2

b) Substantially damage scenic resources,
including, but not limited to, frees, rock
outcroppings, and historic buildings within a [ O X O
state scenic highway?

c} Substantially degrade the existing visual
character or quality of the site and its d ] < ]
surroundings?

d} Create a new scurce of substantial ight or
glare, which would adversely affect day or ] O 0 O
nighttime views in the area?

Discussion of Impacts

a-d) Less Than Significant Impact. The foothills and peaks of the San Jacinto Mountains extend
along the westerly and southerly portions of the City and constitute a scenic visia for
much of the region. Given their significant rise over the low-lying valley floor, they are
visible from most locations in the upper Coachella Valley, including the subject property.

A perimeter wall is proposed 1o sumound the proposed development, and drought
tolerant landscaping is planned along the rights-of-way of Tahquitz Canyon Way, Farrell
Drive, and Baristo Road. Planfings and a public art feature are proposed as part of a
small landscaped area at the cormer of Farrell Drive and Baristo Road. Building cotlors,
textures, and finishes will be subject to design review by the City's Archifectural Advisory
Committee [AAC), and approval by the Planning Commission and City Council.

. The project will obstruct mountain views from adjacent properties to some exient, but
given the distance of the project area to the mountains (24 miles), this impact will be less
than significant.

Street level views in the project area are impacted by residential and retail commercial
development, rocadways, and other elements of the built environment, including parking
lots, traffic lights, and ufility infrastructure, The proposed project will include similar
structures and features, and street level visual impacts will be less than significant.

The subject property is not located along a state scenic highway and does not contain
scenic resources such as rock outcroppings, trees, or historic buildings. It has been
disturbed by the past construction of severai concrete World War li-era dircraft fie-downs
(see Section V, Cultural Resources) and contains evidence of an old roadway and off-
highway vehicle use. ‘

The proposed project is generally consistent with existing development patierns and the
visual character of the surrounding area. Multi-family units are planned for the
northeasterly half of the site. Their proposed location and height are consistent with

City of Palm Springs . Jdul
April 10, 2014 Initial Study /Mitigated Negalive Declarafion



+
4

DRAFT INITIAL STUDY/MITIGATED NEGATIVE DECLARATION

existing two- and three-story multi-family units to the north (Desert Crest Apartments) and
east (Sun Dial). A proposed é-foot wall will provide visual separafion between the
proposed project and Sun Didt to the east.

Three-story single-family residences are planned for the southwesterly half of the site.
Single-family land uses are somewhat consistent with existing single-family development
south of Baristo. The proposed density (8 du/ac) is more intense than residences to the
south (Very Low Density, up to 4.0 du/ac), but is consistent with medium density
residential land use designations in the General Plan. Proposed three-story heights are
taller than the existing one-story residences to the south. However, existing and proposed
residences will be separated by Baristo Road and its 80+ foot right-of-way, including the
roadway, sidewalk, landscape buffer. and perimeter wall, in addition o buiding
setbacks. The views from these homes are to the west and southwest. The proposed
project is located to the north of these properties. Impacts o scenic vistas and visual
character will be less than significant.

The proposed project will create new sources of light in the project area. Light sources
will be typical of a medium-density residential neighborhood, including indoor lights,
outdoor security lighting, landscape lighting, and vehicte headlights. The lighting levels
are not expected to exceed typical lighting within an urbanized environment. The area
surrounding the proposed project is curently impacted by lighting, including street lights
and vehicle headiights, building lighting, and the stadium lighting at the Palm Springs
High School athletic fields, located southwest of the project site.

All lighting proposed within the proposed project will be required to comply with the

outdoor lighting standards established in the City Zoning Ordinance Secfion 93.21.00 to

assure lighting is directed away from adjacent properties. These standards will assure that
- projectiight and glare impacts will be less than significant.

City of Palm Springs Jul
April 10, 2014 _ : Initial Study /Mitigated Negalive Declaration
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IL, AGRICULTURAL RESOURCES
Less Than
Potentially Significant Less Than No
Significant With Significant Imoact
Impact Mitigation Impact P
Would the project: Incorporated
a) Convert Prime Farmland, Unigue Farmland, or
Farmland of Statewide Importance _
(Farmland), as shown on the maps prepared 7
pursuant to the Farmland Mapping and [ L [ X
Monitoring  Program of the Califomnia
Resources Agency, to non-agriculturad use?
b} Conflict with existing zoning for agricultural
use, or a Williamson Act contracts . L O O &
c) Involve other changes in the existing
environment which, due to their location or ] ] [ X

nature, could result in conversion of Farmiand,
to non-agricuttural use?

Discussion of Impacts

=€)

No Impact. The proposed project will not adversely impact farmiand or result in the
conversion of farmiand to non-agricultural uses. The upper Coachella Valley, in which
the subject property is located, does not contain land suitable for agriculiural uses. The
property is located in an urban area and surrounded by residential and commercial
development, roadways, utility infrastructure, and other improvements. It is not
. designated as Prime or Unique Farmiand, or Farmiand of Local or Statewide
Importance by the California Department of Conservation, and is not subject to a
Williamson Act contract. The City's General Plan designates the property for residential

Uses,

City of Palm $prings
April 10, 2014

13
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liL. AIR QUALITY

tess Than

E.O tgr?hclly Significant With I:esg Than No

ignificant Mitigation Significant Impact

Would the project: impact Incorporated impact

a) Conflict with or obstruct implementation of | 5 [] 0
N

the applicable air quality plan?

b) Violate any air quality standard or confribute
substantially to an existing or projected air | X ] ]
quality viclation?

c) Result in a cumulatively considerable net
increase of any criteria pollutant for which
the project region is non-attainment under
an applicable federal or state ambient air ] X ) ]
quality standard  (including releasing
emissions which exceed quantitative
thresholds for ozone precursors) 2

d) Result in significant construction-related air

quality impacts? O X O [
e) Expose sensitive receptors to  substantial

poliutant concentrations? u X L L
f) Create objectionable odors affecting a n M 5 ]

substantial number of people?

Discussion of Impacts
An air quality impact analysis was prepared for the proposed project and is provided in
Appendix A ("Alr Quality and Global Climate Change Impact Analysis, Jul Residential
Development Project,” Vista Environmental, December 10, 2013) The following summarizes the
findings of that report.

a) Less Than Significanf Impact.

Consistency wifh Applicable Plans

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 poliutant concentrations and establishing policies
for the SSAB. All development in the SSAB is subject to SCAQMD's 2012 Air Quality
Management Plan (AQMP) and the 2003 Coachelia Valley PMig State Implementation
Plan.

The Palm Springs General Plan Land Use Plan serves as the basis for the assumptions used
in the SCAQMD AQMP. The project is consistent with the land use designations set forth in
the Land Use Plan and will not require a General Plan Amendment. Therefore, it will not
exceed AQMP assumptions or criteria, or result in inconsisfencies with the AQMP.

Cify of Palm Springs Jul
April 10, 2014 Initial Study /Mitigated Negaltive Declarafion
14
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b)-e) Less Than Significant Impact with Mifigation Incorporated.

Criteria Alr Pollutants

Crteria air pollutants will be released duwring both the construction and operational
phases of the project. The California Emissions Estimator Model {CalEEMod Version
2013.2.2) was used te project air quality emissions generated by the proposed project.
Detailed modeling output data is provided in the project-specific air quality report (see
Appendix A).

Construction Emissions

The construction phase includes all aspects of project development, including site
preparation, grading. building construction, paving, and application of architectural
codafings. As shown in Table 1, none of the analyzed criteria poliutants will exceed
regional emissions thresholds during the construction phase. Air quallty impacts of the
proposed project will be less than significant,

Table 1
Maximum Dqaily Construction-Related Emissions Summary
{pounds per day)
CO NOx ROG 302 PM1o PMas
Total Emissions 3.09 2.67 68.74 0.00 0.41 0.27

SCAQMD Thresholds 550.00 100,00 7500 150.00 150.00 55.00
Source: CalEEMod version 2013.2.2. Table H, “Alr Qudlity and Global Climate Change
Iimpact Analysis, Jul Residential Development Project,” Vista Environmental, December 10,
2013.

Localized Impacts to Sensifive Recepftors
Although construction is not anticipated to result in significant air quality impacts, it could
adversely impact air qudlity immediately surrounding the project site during construction.
The nearest sensitive receptors fo the subject property are mulfi-family homes
immediately east of the site (Sun Dial). To evaluate local impacts, SCAQMD's Localized
Significance Threshold {LST) methodology was used. Emission thresholds were based on
the Coachella Valley source receptor area, a disturbance area of 5 acres {a 5-acre
grading disturbance limit is recommended for the construction phase of the proposed
+ project. see Mitigation Measures below), and a 25-meter proximity to the nearest
sensitive receplor. Table 2 summarizes projected local construction emissions at the
nearest sensitive receptors prior fo mitigation.

Table 2
Locadlized Construction-Related Emissions at Nearest Receptors
(pounds per day)

NOX CO PMio PMzs
Total Unmitigated Emissions 197.34 130.35 37.61 24.69
SCAQMD Thresholds 304.00  2,292.00 14.00 8.00

Source: CalEEMod and SCAQMD's Mass Rate Look-Up Tables for 5 acres in the
Coachella Valley. Table J. "Air Quaiity and Giobal Climate Change impact
Analysis, Jul Residential Development Project,” Vista Environmental, December
10, 2013.

City of Palm Springs . Jul
April 10, 2014 Initial Study /Mitigated Negafive Declaration
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As shown in Table 2, the proposed project will exceed local emissions thresholds for PMio
and PMzs at the nearest sensitive receptors. This exceedance will occur during the site
preparation phase of construction. However, CalEEMod modeling indicates that
emissions can be reduced to less than significant levels with implementation of the
mitigation measures listed below.

Cperational Emissions

Operational emissions are ongoing emissions that will occur over the life of the project.
Emission sources include area sources {such as consumer products and landscape
equipment), energy consumpfion, and mobile sources. Table 3 summarizes projected
emissions during operation of the proposed project. The data represent worst-case
summer or winter emissions. As shown, none of the analyzed criteria pollutants will
exceed emissions thresholds, and impacts will be less than significant.

Table 3
k Maximum Daily Operation-Related Emissions Summary
{pounds per day)
coO NOx ROG $O2 PMio PMzs
Total Emissions 81.08 19.42  14.83 0.11 7.17 2.31
SCAQMD Thresholds 550.00 100.00 7500 15000 150.00 55.00

Source: CaltEMod version 2013.2.2. Tabie K, "Air Quality and Global Climate Change
Impact Analysis, Jul Residential Development Project,” Vista Environmental, December 10,
2013.

Localized impacts to Sensitive Receptors
Although operafion of the proposed project is not expected to exceed SCAQMD
thresholds, it may have an impact on air quality immediately adjacent to the proposed
- project. Ongoing emissions will be generated by architectural coatings off-gassing,
landscaping equipment emissions, natural gas appliance emissions, and on-site vehicular
-emissions. Given the residential nature of the project, the principal source of operationail
emissions will be vehicles fraveling on roadways away from the project site. However,
these emissions will be spread over a large area and combined with other existing mobile
-sources, and therefore will not result in localized air quality impacts to sensitive receptors
or in close proximity to the subject property. Additionally, as described in the project-
" specific Traffic Study, project-generated traffic is not'anticipated to decrease the Level
of Service (LOS) at any analyzed intersection to LOS E or worse, which is often indicative
of high carbon monoxide concentrations in a locadlized area. Therefore, the project will
not expose sensitive receptors to substantial pollutant concenirafions on the roadway
network. Operation of the proposed project will have less than significant impacts on
local air quality and sensitive receptors.

Non-Attainment and Cumulative Impacts

The Coachella Valley, in which the project is located, is classified by the Environmental
Protection Agency (EPA) as a non-atainment area for PMi and ozone. As shown in
Table 2 above, emissions modeling found that the proposed project can be expected to
result in localized significant emissions of PMio and PMas during construction. These
impacts will contribute to cumulative impacts of non-attainment pollutants; however,
they will be mitigated to less than significant tevels with implementation of the mitigation
measures described below.

City of Palm Springs Jul
Apiil 10, 2014 Initial Study/Mifigated Negalive Declaration
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Mitigation Medasures

MMIlIl-1  Site preparation and grading shall be limited 1o an area to 5 acres or less on a
daily basis.

MM ll-2 Al site preparation and grading activities shall comply with all applicable
measures listed in SCAQMDP Rule 403 to control fugitive dust, including the
application of water o all exposed surfaces, a minimum of three times per
day throughout the duration of site preparation and grading operatfions.

f Less Than Significant Impact. Cbjectionable odors, including those emitted by diesel-
operated vehicles and the application of asphalt pavement and paints/solvents, may
be emitted during the construction phase of the project. However, these impacts will be
temporary and infreguent. '

Given the residential nature of the project, long-term operation is not expected o
generate significant odors. Potential odor sources may include trash storage areas for
multi-family residential units; however permanent trash enclosures will be required to
comply with City regulafions, and adverse impacts will be less than significant.

City of Palm Springs Jul
April 10, 2014 ' - : Initial Study /Mitigated Negative Deciaration
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Iv.

BIOLOGICAL RESOURCES

Would the project:

Less Than
Significant With
Mitigation

Less Than
Significant
Impact

Potentially
Significant
Impact

No
Impact

a)

b)

d)

e)

Hove a substantial adverse effect, either

directly or through habitat modifications, on.

any species Idenlified as o candidate,
sensitive, or special status species in local or
regional plans, policies, or regulations, or by

the Cdlitornia Department of Fish and Game

or U.S. Fish and Wildlife Service?

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
Cdlifornia Department of Fish and Game or
US Fish and Wiidlife Service?

Have a substantial 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.)
through direct removal, filing. hydrological
interruption, or other means?

Interfere substantially with the movement of
any native resident or migratory fish or wildlife
species or with established nafive resident or
migratory wildlife corridors, or impede the use
of native wildlife nursery sites?

Confiict with any local policies or ordinances
protecting bioclogical resources, such as a
tfree preservation policy or ordinance?

Conflict with the provisions of an adopted
Habitat Conservation Plan, Natural
Community Conservation Plan, or other
approved local. regional, or state habitat
conservation plan?

Incorporated

._D

City of Palm Springs
April 10, 2014
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Discussion of Iimpacts ,
A project-specific raptor and passerine study was prepared for the project and is provided in
Appendix B{"Passerine & Raptor Nesting Census," NOREAS, November 2013).

a-f) No Impact The subject property is located in an urban area and surrounded on all sides
by development, including single- and mulli-family residentlal  neighborhoods,
commerclal retail (shopping mall), paved roadways, and parking fots. The site is curently
vacant, but contains remnants of concrete hardstands, structural foundations, and a
taxiway (see Section V. Cultural Resources). In more recent years, it has been further
disturbed by offroad vehicle use, pedestian use, and trash dumping. The ground
surface consists of sandy soils with sparse vegetation, the majority of which is dominated
by creosole and Burrow weed,

An onsite biological survey was prepared in 2004 in conjunction with a previously
proposed project (James W, Cornett, December 12, 2004}, Additionally, a records
search and onsite avian and raptor survey was conducted on the property and
immediate vicinity in November 2013. Neither study identified sensitive or special-status
species onsite. Small mammal bumows were seen throughout, but they were of poor
quality. No sign of bumrowing owls or other species of nesting raptors or passerines was
observed, and no nesting activity of any avian species was found.

The properlty does not contain any streams, riparian habitat, marshes, protected
wetlands, or other waters or related habitat.

The subject property is sumounded by roadways and development and has been heavily
disturbed by hurman activity. As such, it does not function as a migratory wildlife comidor
or nursery site, it does not contain any frees or other biclogical species or features that
are protected by local policies or ordinances, and the proposed project will not conflict
with any such policies.

The project will not conflict with the policies or intent of a habkitat conservation pian or
natural community conservation plan. The property is focated within the boundaries of
the Coachella Valley Muliiple Species Habitat Conservation Plan {CV MSHCP), and

, therefore is subject to payment of the City's Local Development Mitigation Fee, which
will mitigate potential impacts to covered species.

The project site is not within or adjacent to a CYMSHCP-designated Conservation Areaq,
so no additional mitigation measures or provisions are required. it is not located within the
reservation of the Agua Calienfe Band of Cahullla Indians, and therefore is not subject to
the Tribal Habitat Conservation Plan (HCP).
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V. CULTURAL RESOURCES Less Than
Potentially Significant Less Than No
Significant With Significant Imoact
Impact Mitigation Impact P
Would the project: Incorporated
a) Cause a substantial adverse change in the
significance of a historical resource as defined ] X | O
in 15064.52
b) Cause a substantial adverse change in the
significance of an archaeological resource [} 1 X [J
pursuant to 15064.52
c) Directly or indirectly destroy a unique
paleontological resource or site or unigue ] ] L] X
geologic feature?
d) Disturb any human remains, including those ] O K [

intered outside of formal cemeteries?

Discussion of Impacts

a)

Less Than Significant Impact With Mitigation Incorporated.

2004 Site Survey

fn 2004, a cultural resources survey was prepared for the subject property in conjunction
with a development proposal {“Historical/Archaeclogical Resources Survey Report for
The Aqua Project,” CRM Tech, December 7, 2004). The survey consisted of a records
search, historical search, consultation with the Agua Caliente Band of Cahuilla indians,
and a field survey of the property. The report indicated that no historical resources were
previously recorded within or adjacent to the site, and none were discovered during the

field survey. A nondescript dirt road and four “likely modern concrete foundations” were

observed, but no further study was recommended.

2004 Findings
In 2006, the City was made aware of the presence of five historic features onsite dating

to World War Il (“"Proposal fo the Palm Springs Board of Historic Site Preservation,” James
Toenjes, June 13, 2006). The information was investigated and confirmed by the project
historian (letter from Bai “Tom” Tang, CRM Tech, to Greg Trousdell, Palm Springs Modemn
Homes, July 14, 2004).

All documentation described above is included in Appendix C of this document.

The ultimate findings were that the subject property contains three (3} World War Il-era
agirplane “hardstands” or “tie-downs," remnants of an asphalt taxiway, and a structural
foundation. The features were part of a larger Palm Springs air base that supported
military aircraft efforts during WWIL The hardstands consist of circular concrete structures
approximately 60 feet in diameter and flush with the surrounding ground surface. Two of
the hardstands are intact, and one has been partially destroyed. The taxiway is
discemible but has been disrupted by development and construction activity in the
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b)

surrounding area. The foundation of a demolished building near the northern property
boundary has less historic integrity than the other features.

The project historian determined that the historic infegrity of the features has been lost as
a result of nearby development over many years, and the features are not eligible for
listing on the National Register of Historic Places or the California Register of Historic
Places. It was suggested that the hardstands and taxiway could be designhated as a City
of Palm Springs Class 1 historic site because they represent some of the last remaining
reflics associated with the City's contribution to WWII. However, such action was not

- taken, and none of the features are included on the City's list of Class 1 and Class 2

Historic Sites and Historic Districts {December 2, 2013). Another such feature has been
designated a Class 1 historic site, but is not part of the proposed project (Easemor Circle).

Other suggestions offered by the project historian for acknowledging the importance of
the features include completing a comprehensive recordation program and establishing
a commemorative plaque in an onsite location. The recordation program would
preserve important historic data about the site and include photo documentation,
scaled drawings, site mapping based on cument aeriai photography, compiiation of site
history, and limited archaeological excavation to determine depth and subsurface
construction methods.

The proposed project will demolish the above-described features through earthwork and
construction, and the features wili be lost. This represents a potentially significant impact
which requires mitigation. To mitigate the project's impacts to the historic features, the
following mitigation measures shall be implemented. '

Mitigation Measures

MMYV-1  Prior to any ground disturbing activity, the applicant shall contract with a City-
approved historian to prepare a comprehensive recordation program of the
historic features onsite. The program shall include photo documentation,
scaled drawing(s) of a typical hardstand, systematic site mapping on the
basis of current aerial photographs, compilation of the site's history. and
limited archaeoclogical excavation to probe the depth and subsurface
construction of the primary features. All documentation shall be provided to
and archived by the City.

MMV-2 A commemorative plaque describing the importance of the site's historic
features shall be constructed and installed within the smail open space ared
proposed at the southwest comer of the project. The piaque shall be
maintained by the project's Homeowner's Association,

Less Than Significant Impact. Prehistoric resources, such as habitation areas, potfery
scatters and lithic workshops associated with the Agua Caliente Band of Cahuilia Indians
are known to occur in the Palm Springs area. However, the highest likelihood for
occurrence is in the San Jacinto Mountains and foothills (General Plan Figure 5-5). The
subject property has been disturbed by previous development, and is located on the
valley floor. As a result the site has a low likelihood of contdining prehistoric resources.
None were observed or documented in the 2004 culiural rescurces study for the

. property.
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c)

d)

No impact, The subject property is not known to contdin unique paleontological or
geologic features and has been heavily disturbed by historic and recent use. No adverse
impacts resulting from the project are anticipated.

Less Than Significant Impact, No cemeteries or human remains are known to occur
onsite, and given that the property has been disturbed for many decades, it is unlikely
that human remains will be uncovered during project development.

Should human remains be uncovered, California law requires that all development
activity be suspended, and that the procedures established in Public Resources Code
5097.94 be followed to determine the disposition of the remains. Compliance with the
law will reduce potential adverse impacts to less than significant levels. '
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L R ]
Vi. GEOLOGY AND SOILS Less Than
Potentially Significant Less Than No
Significant With Significant Impact
impact Mitigation impact
Would the project: Incorporated

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

i) Rupture of a known earthquake fauli, as
delineated  on the most recent
Alquist-Priclo Earthquake Fault Zoning Map
issued by the State Geologist for the area 1 I S M ]
or based on other substantial evidence of
d known fauli? Refer to Division of Mines
and Geology Special Publication 42.

X

ii} Strong seismic ground shaking?

(i) Seismic-related ground failure, including
liquefaction?

iv} Landslides?2

0O 0O oo o
O 0O O O
X O K

H X 0O O

b) Result in substantial soil erosion or the loss of
topsoil?

c) Be located on a geologic unit or soil that is
unstable, or that would become unstable as a
result of the project, and potentially result in
on- or offsite landslide, lateral spreading,
subsidence, liquefaction or collapse?

L]
[
4
L]

d} Be located on expansive soil, as defined in
Table 18-1-8 of the Uniform Building Code <7
(1994), creating substantial risks to life or 0 u L] 2t
property?

e) Have soils incapable of adequately supporting
the use of septic tanks or alternative
wastewater disposal systems where sewers are U U [ X
not available for the disposal of wastewater?

Discussion of Impacts

A project-specific Geotechnical Investigation from the previously proposed project has been
prepared for the project site [Appendix F. “Geotechnical Investigation, Proposed 24-Acre
Condominium Complex," Sladden Engineering, April 30, 2003). The foilowing discussion is based
on that analysis.

a.i) No Impact. The subject property is not located in an Alquist-Priolo Earthquake Fault Zone,
and no impacts associated with fault rupture will occur onsite. The nearest Alquist-Priolo

City of Palm Springs Jul
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aLii)

a.iip)

a.iv)

b)

c)

Ione is located along the Banning Pass Fault, approximately 7 miles north of the subject
property.

Less Than Significant Impact. Numerous active earthquake faults are located in the
Coachella Valley region, and severe ground shaking can occur from earthquakes
originating on local and regional faulfs. Onsite structures will be subjected to ground
shaking impacts and could sustain mild to significant . damage. At a minimum, all
buildings must be constiucted in accordance with the most recent edition of the
California Building Code (CBC) to provide collapse-resistant design. This standard
requirement ensures that impacts associated with seismic ground shaking are less than
significant.

Less Than Significant Impact. The subject property is located on the valley floor, and ifs
near surface soils consist of fine- to coarse-grained alluvial sands. For liquefaction to
occur, groundwater levels must be within 50 feet of the ground surface. Onsite
groundwater depths are estimated to be in excess of 100 feet below the ground surface
at the project site, and therefore the potential for liquefaction to occur is considered low.
Project-specific geotechnical analysis will be required by the City as part of the grading
and building permit process. This analysis will provide foundation design
recommendations based on site-specific and project-specific analysis. This standard
requirement ensures that impacts associated with liquefaction are less than significant.

No Impact. The proposed project site is located on the valley floor. It consists of, and is
surounded by, relafively flat terrain. The nearest hillsides and mountainous slopes are
approximately 24 miles west and south of the property. No impacts associated with
landslides will occur (General Plan Figure 6-2}.

Less Than Significant Impact. The proposed project will require grading. paving, and
other ground disturbance by heavy machinery. However, the temrain is largely flat with

sparse vegetation, and the site has been graded and developed in the past (see

Section V, Cultural Resources}: therefore, grading impacts are expected to be less than
significant.

The project will be required to comply with the requirements of the National Pollution

. Discharge Elimination System (NPDES) and the Best,Management Practices (BMP) set

forth in the project-specific Water Quality Management Plan (WQMP). The project
proposes an underground storm water conveyance system and the use of pavers on
internal streefs which will minimize soil erosion after construction. A Nofice of Intent to

.comply with the California General Construction Stormwater Permit (Water Quality Order

2009-0009-DWQ as modified September 2, 2009} is required for the proposed
development via the Cadiifornia Regional Water Quality Control Board online SMARTS
system. The project requires preparafion and implementation of a Stormwater Pollution
Prevention Plan. The City's standard requirements ensure that impacts associated with
soil erosion are less than significant.

Less Than Significant impact. As described in VI.a, above, the site is not suscepfible to

liguefaction due to groundwater depths estimated to be in excess of 100 feet. The site is

not susceptible to landslide due to ifs distance from mountainous slopes and foothills.

The geotechnical report prepared in 2003 for the previously proposed project on the
subject property, contained within Appendix F of this Initial Study considered the soil
conditions as they relate o the construction of residential units. Given that onsite physical
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conditions are largely unchanged since the report was prepared, its design and
engineering guidelines are consistent with what can be expected for the proposed
project.

The report Indicates that the site contains loose, dry, ond potentially compressible
surface soils, underiain by firm soils and density that generally increases with depth.
Surface soils may be susceptible to setflement. Remedial grading within building areas,
including extensive site watering and recompaction of primary foundation bearing soils,
will be required to adequately compact surface soils. As previously described, site- and
project-specific geotechnical analysis will be required by the City for the grading and
building permit process. This standard requirement ensures that |mpccfs associated with
settlerment are less than significant.

d) No Impact. No adverse impacts associated with expansive soils will occur, Surface soils
are non-expansive and fall within the “very low" expansion category of the Uniform
Buiding Code classification system. ("Geotechnical Investigation, Proposed 24-Acre
Condominium Complex,” Sladden Engineering, April 30, 2003)

e} No Impact. The proposed project will connect o the City's existing sewer system. No
septic tanks or alternative wastewater dlsposol systems are proposed No adverse
impacts will occur. :
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[
VH. GREENHOUSE GAS EMISSIONS Potentially
Potenticlly Significant Less Than N
e o eps o
) Significant Unless Significant Imoact
. Impact Miligation Impact e
Would the project: Incorporated

a) Generate greenhouse gas emissions, either
directly or indirectly, that may have significant O ] X ]
impact on the environment?

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

Discussion of Impacts 1

An air quality impact analysis, which includes analysis of greenhouse gas emissions, was
prepared for the proposed project and is provided in Appendix A {"Air Quality and Global
Ciimate Change Impact Analysis, Jul Residential Development Project,” Vista Environmental,
December 10, 2013).

a-b)

Less Than Significanf Impact. The proposed project will generate greenhouse gas (GHG)
emissions during both the construction and operational phases of the project.
Construction emissions will be generated by a variety of sources, including the operation
of construction equipment and energy usage. Construction impacts will be temporary
and will end once the project is complete. Typically, they can be minimized by limiting
idling times, proper maintenance of heavy machinery, and efficient scheduling of
construction activities. Long-term operation of the project will generate GHG emissions
from area sources, energy and water usage, mobile sources, and waste disposal.

-The Cadlifornia Emissions Estimator Model (CalEEMod Version 2013.2.2) was used to

estimate greenhouse gases emitted by the project (see Appendix A). The table below
summarizes estimated annual unmitigated GHG emissions generated by the project.

Table 4
Estimated Project-Generaied GHG Annual Emissions

Emissions (metric tons per year)

Category Bio-CO2 _ NonBio-CO2 Total CO:2 CH4 N20 COze

Area Sources 0.00 64.54 64,54 0.01 0.00 65.01
Energy Usage 0.00 588.41 588.41 0.02 0.01 a91.28
Mcbile Sources 0.00 1,504.05 1.504.05 0.06 0.00 1.505.22
Solid Waste 28.71 0.00 28.71 1.70 0.00 64.33
Water/Wastewater 3.93 70.94 74.87 0.41 0.01 84.57
Construction 0.00 24,64 24.64 0.0 0.00 24.75

Total Emissions: 32.64 2,252.58 2.285.22 2.21 0.02 2,337.16

Source: Table L, "Air Quality and Global Climate Change Impact Analysis, Jul Residential
Development Project.” Vista Environmental, December 10, 2013,
Results generated by CalEEMod Version 2013.2.2 for year 2015,

There are currently no adopted thresholds of significance for greenhouse gas emissions.
The project will be required fo comply with standards and regulations for reducing GHG
emissions. State legislation, including AB32, aims for the reduction of greenhouse gases to

City of Palm Springs ' Jul
April 10, 2014 : Initial Study /Mitigated Negafive Declaration

26

-



DRAFT INITIAL STUDY/MITIGATED NEGATIVE DECLARATION

1990 levels by 2000. 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 City has also implemented a number of measures to
reduce greenhouse gas emissions and is currently completing a Climate Action Plan. The
proposed project will be required to comply with Title 24 of the California Building Code,
which in 2014 requires a further 30% reduction in energy use for construction. These and
standard requirements and City initiatives will reduce GHG emissions from the project
once implemented. ' '

\
‘ City of Palm Springs Jul
| April 10, 2014 - o Inifial Study/Mitigated Negative Declaration

27



Y
e

DRAFT INITIAL STUDY/MITIGATED NEGAT!IVE DECLARATION

Vil HAZARDS AND HAZARDOUS MATERIALS ] Less Than
Potentially Significant Less Than No
Significant with Significant Impact
Impact Mitigation impact P
Would the project: Incorporated

' a} Create a significant hazard to the public or the
environment through the routine transport, use, T ] X ]
or disposal of hazardous materialsg

b} Create a significant hazard fo the pubiic or the
environment through reasonably foreseeable

upset and accident conditions involving the M 1 X ]
release of hazardous materials into the
environmente

¢} Emit hazardous emissions or handle hazardous
or acutely hazardous materials, substances, or 0 [ Al X
waste within one-quarter mile of an existing or
proposed schooi?

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 ] B4
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
adopted, within two miles of a public airport or ] ] X ]
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 people residing or working in the O a L] X
project area?

g) Impairimpiementation of or physically interfere
with an adopted emergency response plan or ] ] X O
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 H Il O X
urbanized areas or where residences are A
intermixed with wildiands?

Discussion of Impacts

a-b)  less Than Significant Impacf. The proposed project will result in the development of a
medium density neighborhood with two community swimming pools.
City of Palm Springs Jul
April 10, 2014 Inifial Study /Mitigafed Negative Declaration
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<)

d)

e)

g

h)

Limited quantities of paints, solvents, architectural coatings, and similar chemical agents
will be transported to the site and used during the construction process. A vehicle
staging area will be used during the construction phase of the project to minimize
potential fuel or oil spills and the risk of explosion or accidental chemical release. The
project wiil be required to adhere to applicable locatl, State, and federal laws pertaining
1o occupational safety and disposal of hazardous materials,

Over the long-term, residents will sfore and use chemicais for routine household and
landscaping purposes, and chemicals such as chlorine will be stored and used for
swimming pool operation and maintenance. However, none of these will be used in
sufficient quanfities as to pose ¢ threat to humans or cause g foreseeable chemical
release into the environment.

No Impact. Schools located within one-quarter mile of the subject property include Palm
Springs High School at 2401 E. Baristo Road and Ramon Alternative Center af 2248 E.
Ramon Road, both of which are located southwest of the project site. The fransport and
usage of hazardous materials associated with the project will be limited and typical of a
residential neighborhood. No impacts to the nearby schools are anticipated.

No Impact. The subject property is not listed as a hazardous materials site, cleanup site,
or hazardous waste facility and, therefore, the proposed project will not create a
significant hazard to the public or envircnment. {Envirostor map database, California
Department of Toxic Substances Control, 2013).

Less Than Significant Impact. The Palm Springs International Alrport is located
approximately 4-mile east of the subject property, and the subject property is located in
Zone E of the Riverside County Land Use Compatibility Map for the airport (Map PS-1,

" Riverside County Airport Land Use Compatibility Plan, Volume 1, Oct. 14, 2004). Zone E

represents "other airport environs” for which there are no limits on residential densities or
requirements for open land. Airspace review is required only for objects greater than 100
feet in height. Structures proposed by the project will be limited in height to two- and
three-story residences less than 100 feef in height. The proposed project will be
compatible with the provisicns of the Plan and is not expected fo create a safety hazard
for people working or residing in the area.

No Impact. The project site is not located in the vicinity of a private girstrip and,
therefore, will not result in a safety hazard for people working or residing in the project
areq.

Less Than Significant Impact. The proposed project will not interfere with an emergency
response or evacuation plan. The site is located in an urban area and will be accessed
by the existing roadway network (Baristo Road and S. Louella Road). Private internal
roads will be required to provide adequate tum-around space for emergency vehicles,
and gated enfrances will be accessible to emergency personnel. A construction traffic
plan will be required to assure that the project does not physically interfere with
emergency access during the construction phase.

No impact. The subject property is located in an urban area and surrounded on all sides

Cify of Palm Springs Jul
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by development, The nearest wildlands are the foothills of the San Jacinto Mountains,
approximately 2 %2 miles south and west of the project site. The property is not susceptible
to wildfire hazards, and the proposed project will not expose people or structures fo
significant risks associated with wildiand fires. _

City of Palm Springs Jul
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VIll. HYDROLOGY AND WATER QUALITY

Potentially
Significant
Impact
Would the project:

qa) Violate any water quality standards or waste ]
discharge requirements?

b} Substantially deplete groundwater supplies or
inferfere substantially with groundwater
recharge such that there would be a net
deficit in aquifer volume or a lowering of the
local groundwater table level {e.g., 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)?

¢} Substantially alter the existing drainage
pattern of the site or areq, including through
the alteration of the course of a stream or 1
river, in a manner which would result in
substantial erosion or siltation on- or off-site?

d) Substantially alfer the existing drainage
pattemn of the site or area, including through
the alferation of the course of a stream or n
river, or substantfially increase the rate or
amount of surface runoff in @ manner which
would result in flooding on- or off-sife?

e) Creafe or contribute runoff water which
would exceed the capacity of existing or
planned stormwater drainage systems or O
provide substantial additionat sources of
polluted runoffg

f)  Otherwise substantially degrade water J
quality?

g) Place housing within a 100-year flood hazard
area as mapped on a federal Flood Hazard ]
Boundary or Flood Insurance Rate Map or
other flood hazard delineation map#? (Source:

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

Less Than
Significant
With
Mitigation
Incorporated

L X O

Less Than
Significant
Impact

No
Impact
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i)

)

44100
VIll.  HYDROLOGY AND WATER QUALITY Less Than
Potenticlly Significant Less Than No
: Significant With Significant Impact
Irmpact Mitigation Impact
Would the project: Incorporated

Expose people or structures to a significant risk _

of joss, injury or death involving flooding, v
including flooding as a result of the failure of a [l L] 0 =
levee or dam®

Inundation by seiche, tsunami, or mudflow? i O ] X

Discussion of Impacts

A project-specific Water Quality Management Plan was prepared for the project and is
provided in Appendix D ("Preliminary Water Quality Management Plan, Jul,” The Altum Group,
December 10, 2013). It includes a Hydrology Report {Appendix E, “Preliminary Hydrology Report,”
The Altum Group, December 9, 2013) as well as a Geotechnical Investigation from the previously
proposed project (Appendix F, “"Geotechnical Investigation, Proposed 24-Acre Condominium
Complex,” Sladden Engineering, April 30, 2003).

a)

b)

Less Than Significant Impact. The proposed project will comply with all applicable local,
State, and federal water quality standards and wastewater discharge requirements. The
project will be connected tfo existing sewer lines near the proposed entry at Baristo Road,
and wastewater will be fransported to, and processed at the City's Wastewater
Treatment Plant (WTP). The WTP complies with the requirements of the Regional Water
Quality Control Board pertaining to water quality standards and waste discharge.

. The project-specific Water Quality Management Plan tWQMP) ideniifies a wide range of

Best Management Practices {BMPs} that will be built info the project to minimize the
pollutant load associated with urban runoff, and assure the project will comply with the
requirements of the City and the Regional Water Quality Control Board. A storm drain
system and retenfion basin will serve as the principal BMP methods for managing water
quality. As a result of these standard requirements, the impacts associated with water
quality will be less than significant.

Less Than Significant Impact, The proposed project will increase the demand for water
supplies and services, but will not substantially deplete water supplies or interfere with
groundwater recharge. In the short-term, water will be required during site grading. At
buildout, the project will include dwelling units and two community swimming pools that
will require water supplies and services. The project will connect to existing water lines at
Paseo Florida and at the main entry at Baristo Road. No new wells or additional water
infrastructure are proposed.

The Desert Water Agency (DWA) provides domestic water to the project area. Its primary
source of water is groundwater extracted by deep wells, which is replenished with
Colorado River Water; a lesser amount of water comes from regional mountain streams.
DWA is a participant in the Coachella Valley Regional Water Management Group that
prepared an Integrated Regional Water Management Pian [draft WMP, November
2013). The WMP indicates that long-term demand for potable water is expected to
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c-e)

g h

i.j)

increase throughout the region: however, with continued conservation measures and
replenishment of groundwater, sufficient supplies will be available to meet demand. The
proposed project will be required fo comply with DWA's and the City's water-efficiency
requirements, including the use of drought tolerant planting materials and limited
imgation for landscaping. The implementation of City and DWA conservation
requirements will assure that impacts associated with water supplies will be less than
significant.

Less Than Significant Impact. The project is not expected to result in erosion, siltation, or
flooding on or off-site, or generate runoff that exceeds the capacity of planned or
existing drainage facilifies. The subject property is generally flat and slopes slightly from
northwest to southeast. No streams or rivers are located on-site. Post-development
impervious area is estimated at 14.5 acres {approximately 68%) of the site; pavers will be
used on interior streets to reduce the amount of impervious surfaces.

Historical drainage paths will be targely mainiained at project buiidout, Stormwater flows
will be conveyed through an underground storm drain system to d retention basin at the
southeast corner of the property. The retention basin is designed to retain 100-year
stormwater flows. In addition to on-site retention, which is the City's typical requirement
for projects not located adjacent to existing storm drains, the project may be required to

-install lateral 20CA in the Baristo Road right-of-way, from Compadre Road to El Cielo

Road, as planned in the City's Master Drainage Plan. Should the City impose this

" requirement, the lateral will be plugged for future use, until another lateral is constructed,

ultimately connecting the project to an existing storm drain on Ramon Road.

Less Than Significant Impact. As described in Viil.a, above, the project will be required to
comply with all applicable water quality standards. It will incorporate a range of Best
Management Practices {BMPs}, including an onsite underground storm drain system, to
minimize potential water quality degradation. As a result of the City's standard

~ requirements, impacts will be less than significant.

No Impact, The proposed project is not located in g 100-year floodplain and will not
place housing or other structures in an area that would impede or redirect flows.
According to Flood insurance Rate Maps (FIRM) prepared by the Federal Emergency
Management Agency (FEMA), the subject property is located in Zone X. which
represents “other areas — areas determined to be outside the 0.2% annual chance
floodplain.” (FIRM Map No. 06065C1559G, August 28,2008).

No Impact. The project area is not located near any bodies of water that would cause it
to be inundated as a result of dam or levee failure or seiche. It is outside the dam
inundation pathway for the Tachevah Creek Detention Reservoir (General Plan Figure 6-
5). The property is relatively flat and located approximately 2% miles from the nearest
mountain foothills, and fherefore is not susceptible to mudflow. Given ifs distance from
the Pacific Ocean, the property is not subject to tsunamis,
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IX.  LAND USE AND PLANNING , Less Than
Potentially Significant Less Than No
Significant With Significant Impact
Impact Mitigation Impact
Would the project: Incorporated
a) Physically divide an established community? | O ] X

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

¢) Conflict with any applicable habitat )
conservation pian or natural community ] d bt O
conservation plan?

Discussion of Impacts

a) No Impact. The proposed project will not physically divide an established community. It is
vacant and surrounded by urban development, including residential and commercial
land uses. The proposed single- and multi-family residential uses are compatible with
existing residential development to the north, east, and south.

b) No Impact. The proposed project is consistent with current land use designations. The
project proposes dwelling units on 24+ acres, which vields a density of 8 dwelling units
per acre and is consistent with the Medium Density Residential General Plan designation.

- it Is also consistent with the Planned Development (PD) zoning designation, which aliows
some flexibilify in zoning provisions, such as height limits and setback requirements. No
- conflict with [and use plans will occur.

<) Less Than Significant Impact. In 2008, numerous regional agencies, including the City of
Palm Springs, adopted the Coachella Valley Muitiple Species Habitat Conservation Plan
and Natural Community Conservation Plan (CV MSHCP). The subject property is located
within the boundaries of the CV MSHCP, and the project will be required to pay the City's
Local Development Mitigation Fee. The project is not located within or adjacent to a
designated CV MSHCP Conservation Area, and therefore, no further mitigation is

required.
City of Palm Springs Jul
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.
X. MINERAL RESOURCES Less Than
Potentially Significant Less Than No
Significant With Significant Impact
Impact Mifigation impact
Would the project: Incorporated

d} Result in the loss of availabllity of & known
mineral resource that would be of value to ] ] J X
the region and the residents of the state? :

b} Resulf in the loss of availability of a locaily
important mineral resource recovery site S
delineated on a local general plan, specific U 0 L] ‘Z
plan or other land use plang

Discussion of Impacts

a-b) No Impacl The subject property Is not known fo contain mineral resources. It is
surrounded by urban development and designated for residential land uses in the City's
General Plan. It is not identified as containing any important mineral resources by the
California Division of Mines and Geoclogy. No adverse impacts to mineral resources wiil
occur. (Generat Pian Figure 5-3}(Mineral Land Classification Map, Aggregate Resources
Only, Palm Springs Production-Consumption Region,” Caiifornia Division of Mines and
Geology, 1987) o
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I D i ———
Xl. NOISE Less Than
Potentially Significant Less Than No
Significant With Significant Imoact
Irmpact Mitigation impact P
Would the project result in: Incorporated
a) Exposure of persons to or generation of noise
levels in excess of standards established in the n 57 = n
local general plan or noise ordinance, or =
applicable standards of other agencies?
b} Exposure of persons to or generation of
excessive groundborne vibration or ] ] D ]
groundborne noise levels?
c) A substantial permanent increase in ambient
noise levels in the project vicinity above levels ] M X D
existing without the project?
d) A substantial temporary or periodic increase
in ambient noise levels in the project vicinity O ] X O
above levels existing without the project?
e} For a project located within an airport land
use plan or, where such a plan has not been
adopted, within two miles of a public qirport
or public use airport, would the project L O X L]
expose people residing or working in the
project areq to excessive noise levels?
f} For a project within the vicinity of a private
airstrip. would the project expose people I [ [ X

residing or working in the project area to
excessive noise levels?

Discussion of impacts
A project-specific Noise Impact Analysis was prepared in December 2013 to evaluate the
existing noise environment in the project area and potential noise impacts generated by the

proposed project.

{"Noise

Impact Analysis, Jul

Residential Development Project," Vista

~ Environmental, December 10, 2013}{see Appendix G).

Noise measurements taken in the project area as part of the Noise Impact Analysis
exceed the City's acceptable noise standards of 60 dBA CNEL for single-family
residences and 65 dBA CNEL for multi-family residences. The principal noise sources in the
area are vehicular traffic on nearby roadways and to a minor exfent because of its
current vacancies, activity at the Palm Springs Mall. The nearest sensitive receptors are
multi-family residences immediately east of the subject property (Sun Dial).

a) Less Than Significant impact With Mitigation.
Existing Noise Environment
City of Palm Springs

April 10, 2014

36

Jul
Initial Study/Mifigated Negative Declaralion



DRAFT INITIAL STUDY/MITIGATED NEGATIVE DECLARATION

Construction Noise

The proposed project will generate noise during both the construction and operational
phases of the project. During the construction phase, noise will be generated by heavy
construction machinery and equipment, such as excavators, dozers, loaders, scrapers,
and pavers. Construction activity could occur as near as 45 feet to Sun Dial residences,
and short-term impacts could temporarily exceed acceptable noise thresholds.
However, these impacts will be short-lived and temporary. The Municipal Code exempts
construction activities, when conducted during permitted time frames, from short ferm,
short duration noise standards.

The City will require that construction activity comply with Section 8.04.220 of the City’s
Municipal Code, which limits construction activity to between 7 am. fo 7 p.m. on
weekdays, and between 8 a.m. to 5 p.m. on Saturdays, with no activity permitted on
Sundays and holidays. These City requirements will control the noise impacts to the less
sensitive daytime hours. This standard requirement will assure that the short term impacts
of construction noise will be less than significant.

Operational Noise

Noise levels generated over the long-term operational phase will be consistent with a
medium-density residential neighborhood. Noise sources will include typical household
appliances, landscape maintenance equipment, and vehicles fraveling in and around
the site. Long-term noise impacts generated by the project will be less than significant.

The project proposes residential uses adjacent fo Tahquitz Canyon Way, Farrell Drive, and
Baristo Road, and vehicular fraffic on these roads may create noise levels that exceed
City standards at the proposed residences. The City's standard for acceptable noise
levels is 60 dBA CNEL for the exterior of single-family homes and 65 dBA CNEL for the
exterior of multi-family homes. Single- and muifi-family homes will be designed in
accordance with the California Building Code noise insulation standards, which require
that interior noise levels of single- and multi-family homes do not exceed 45 dBA CNEL
" from outside noise sources. The Noise Impact Analysis demonstrates that traffic noise
could exceed these levels. This would represent a potential significant impact that
requires mitigation. implementation of the following mitigation measures will reduce
potential noise impacts 1o acceptable levels.

Mitigation Measures

MM XI-1 A minimum é-foot high sound wall shall be constructed along the rear
yard property line of all single-family residential lots adjacent to Farell
Drive.

MM Xi-2 A minimum 4-foot high sound wall shall be consfructed along the rear
vard property line of all single-family residential lots adjacent to Baristo
Road.

MM Xi-3 All residences shall be designed for a “windows closed" condition, which
requires a means of mechanical ventilation per Chapter 12, Section 1205
of the Uniform Building Code. This shali be achieved with a standard
forced air conditicning and heating system with a fillered outside air
intake vent for each residential unit.

Cily of Palm Springs ' Jul
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b) Less Than Significant Impact. The primary source. of vibration during construction is
expected fo be from the operation of heavy equipment, such as bulldozers. Based on
the analysis in the Noise Study, vibration levels will be infrequent, temporary, and below
threshoids of perception for fransient sources. No groundborne vibrations are anticipated
during the operational phase of the project. Impacts will be less than significant, and no
mitigation is required.

c) less Than Significant Impact. As described in Xl.a, above, permanent increases in
ambient noise levels will be less than significant. The project’s primary permanent noise
source will be vehicles tfraveling to and from the site. Proposed residential land uses are
consistent with surrounding iand uses, and the vehicle mix will be consistent with vehicles
dlready fraveling on area roadways. The Traffic Impact Analysis demonstrates that the
project’s additional vehicular traffic would not result in a substantial permanent increase
in ambient noise levels under existing conditions, Opening Year 2016, or Horizon Year
20385.

Other permanent noise sources will be typical of a medium-density residential
neighborhood and may include household appliances and lawn maintenance
equipment, which are not known to generate high ambient noise levels.

d) Less Than Significant Impact. As described in XL.a, above, temporary noise generated
- during the consiruction phase of the propoesed project could exceed acceptable noise
levels, particularly during site preparation. Primary noise sources will be heavy equipment,
some of which will operate in relafively close proximity to sensitive receptors. These
impacts, however, will be periodic and temporary, and are allowed in the City's
Municipal Code, as long as they occur during specified daytime hours. The City's

- standards will assure that impacts are less than significant.

e) Less Than Significant Impact. The Palm Springs International Airport is located
. approximately %2 mile east of the subject property. However, the subject property is
located outside of the 60 dBA CNEL noise contours of the airport (General Plan Figure 8-
6}. Runway and taxiway orientation is roughly parallel to the proposed project, resulting
in no overilights. The project will not interfere with any flight path or airport operations,
and will not expose people residing or working in the project area to excessive noise

levels from aircraft.

f) No Impact. The subject property is not located in the vicinity of a private airstrip, and no
impacts associated with such a noise source will occur.

City of Palm Springs Jul
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Xil.  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 O O X 0
indirectly (for example, through extension of
roqads or other infrastructure) 2

b} Displace substantial numbers of existing
housing. necessitating the construction of | ] 3 P4
replacement housing elsewhere?

c} Displace substantial numbers of people,
necessitating the construction of O ' ] X
replacement housing elsewhere?

Discussion of Impacts

a)

b-c)

Less Than Significant Impact. The project will not induce substanfial population growth,
either directly or indirectly. The project proposes the development of 72 single-family and
114 mulfi-family dwelling units. Based on the City's average household size of 1.93 persons
{2010 U.S. Census), the project will have a population of approximately 359 residents at
buildout, This represents less than one percent of the City's fotal populafion {44,552

- persons, 2010 U.S. Census). This increase in population can be expected to be consistent

with natural growth in the City, and will not induce growth either directly or indirectly.

No mgjor infrastructure extensions will be reqguired. Access will be taken from existing

. roads (Baristo and louella Roads). and the project will connect to existing utility

infrastructure located immediately adjacent to the project site.

No Impact. The subject property is vacant, and no demgolition of existing housing or other
struciures will occur. No residents will be displaced, and no replacement housing will be
required elsewhere.

City of Palm Springs Jul
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TR et

Xlll.  PUBLIC SERVICES . Less Than

Potentially Significant Less Than No

Significant with Significant Impact

impact Mitigation Impact P

Would the project resulf in: Incorporated
Substantial adverse physical impacts associated
with the provision of new or physically altered
govermmental facilities, need for new or physically
altered governmental facilities, the construction
of which couid cause significant environmental
impacts, in order to maintain acceptable service
ratios, response times or other performance
objectives for any of the public services:
a} Fire protection? ] ] X ]
b) Police protection? [l ] ]
¢)  Schools? | ] = L]
d)  Parks? | 7 & []
e) Other public facilities? ] | P 1

Discussion of Impacts

. a-e)

Less Than Significant Impact. The proposed project will generate a buildout population

~of approximately 359 residents, which represents a population increase of 0.8% to the

City population (see Section Xll.a). Project buitdout will increase the demand for public

- services; however, given the relatively limited population increase, impacts are not

expected to be substantial. New and/or expanded facilities are not anficipated.

fire Protection

The Palm Springs Fire Department is responsible for local fire protection. The nearest fire
station to the project site is Station 2 (442) at 300 N. El Cielo Road, approximately % mile
to the northeast. Fire personnel will be able to reach the site within the target five-minute
response time. Project plans will be reviewed by the Fire Department to ensure they meet
applicable fire standards and regulations. Emergency personnel will be able to access
the project's gated enifrances as necessary through the installation of required Knox
boxes.

Police Protection

The Palm Springs Police Department is located at 200 $. Civic Drive, approximately % mile
east of the subject property. Police will be able to access the gated entrances as
needed, and the project will be required to comply with all Police Department
regulations and procedures,

Schools

Public school services and facilities are provided by the Palm Springs Unified School
District. The nearest schools to the project site are Palm Springs High School at 2401 E.
Baristo Road, and Ramon Alternative Center at 2248 E. Ramon Road, both of which are
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southwest of the subject property. Given the limited population anficipated at buildout,
the number of students generated by the proposed project is not expected to resulf in
the need for additional schools or facilities. The project will be required to pay State-
mandated school fees to mitigate impacts to public schools.

Parks

The City's owns approximately 163.5 acres of public parks and 82.6 linear miles of trails.
Additioncily, there are 1,353.5 acres of public and private golf courses in the City
{General Plan Tables 5-1 and 5-3). The project will increase the use of these facilifies;
however, the increase is not expected to be substantial, or result in the need for new or
expanded facilities. The proposed project includes 3 community swimming pools, 2 spas,
pedestrian paths, and a 0.33t-acre open space at the southwest corner of the site.

The City also implements Quimby Act requirements for parklands. Whether the proposed
project is required to pay Quimby fees will be determined based on the project's
recreational and public open space components, and whether these facilities meet the
City's per capita requirements for park lands,

Qther Public Facilities
The project will be accessed from existing roads {Baristo and Louelia) and will connect to
existing utility infrastructure. No new public roads or public fransporiation faciities will be

required. o
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XIV. RECREATION Less Than
: Potentially Significant Less Than No
Significant With Significant Impact
Impact Mitigation Impact
Would the project: ‘ incorporated

a) Increase the use of existing neighborhood and
regional parks or other recreational facilities ] M 53 M
such that substantial physical deterioration of :
the facility would occur or be accelerated?

b} Does the project include recreational facilifies = : : _
or require the construction or expansion of L : :
recreational facilities, which might have an O = X [
adverse physical effect on the environment?

Discussion of Impacis

a-b} less Than Significant Impact, Proposed onsite recreational amenities include 2
community swimming poois, 2 spas, pedestrian paths, and a 0.33+-acre open space
area at the southwest comer of the site. The single-family lots will include private rear
yards, At buildout, the proposed project will include an estimated population of 378
residents (see Section Xll.a). Increased usage of local and regional parks and
recreational facilities will occur; however, it is not anficipated to cause substantial
deterioration of existing facilities or the need for new or expanded facilities.

City of Palm Springs _ Jul
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XV. TRANSPORTATION/TRAFFIC Less Than
Potentially Significant Less Than No
Significant with Significant Impact
Impact Miligation Impact
Would the project: Incorporated

al Cause an increase in fraffic which is substantial
in relation to the existing traffic load and
capacity of the street system (i.e., result in a a ] 2 ]
substantial increase in either the number of =
vehicle frips, the volume to capacity ratio on
roads, or congestion at intersections) ?

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

c) Result in a change in air fraffic pattemns,
including either an increase in fraffic levels ora
change in location that results in substantial u u [ X
safety risks?

d) Substanftially increase hazards due to a design
feature {e.g.. sharp curves or dangerous
intersections) or Incompatibie uses (e.g.. farm 0 O L X
equipment}?

Y

&} Result in inadequate emergency access? ] ] L]

X

f) Result in inadequate parking capaciiy? ] ] O

g} Conflict with adopted policies, plans, or
programs supporting alfernative transportation O [] O X
{e.g., bus turnouts, bicycle racks) 2

Discussion of Impacts

A Traffic Impact Study (TIS) was prepared in November 2013 o anaiyze potential traffic impacts
of the proposed project and is provided in Appendix H {“Traffic Impact Study Update, Jul
Residential Development,” Arch Beach Consulting, November 15, 2013).

Proposed Circulation Plan

Two access locations will be provided for the proposed project: at the intersection of Baristo
Road and Compadre Road, and on Louella Road, south of Tahquitz Canyon Way. Vehicular
enfrances at these locations will be gated, and all internal streets will be privately maintained.
The project includes five [5) pedestrian gates: one {1) at each vehicular entryway, and three (3)
at the northwest and southwest corners of the property. Guest parking spaces are located
throughout the site, and a parking lot is provided at the southernmost project swimming pool.

City of Palm Springs Jul
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Traffic Impact Study
A number of traffic scenarios were evaluated, including existing traffic conditions, existing plus

project, opening year 2016 baseline, opening year 2016 plus project, buildout year 2035
baseline, and buildout year 2035 pius project.

The study analyzed potential impacts to 3 intersections in the immediate project vicinity:
1) Farrell Drive/Baristo Road,
2) Compadre Road/Baristo Road, and
3) Louella Road/Tahquitz Canyon Way.

The following discussions are based on the findings of the TIS.

d) Less Than Significant Impact. The project will generate additional traffic on area roads
during construction and over the long-term. Construction fraffic will include heavy trucks
canying construction equipment, water frucks, delivery vehicles, and personal vehicles of
construction workers. However, construction-related impacts will be temporary and will
end once construction is complete. Construction signage, banicades, and lighting will
be required to comply with City and State standards.

Long-term project-related traffic volumes will be generated by residents driving to and
from their homes. At buildout, the project is estimated fo generate a total of 1,386 daily
trips, including 108 during the AM peak hour and 136 during the PM peak hour.

Roads in the immediate project vicinity have available capacity to serve this increase.
The General Plan Traffic Study analyzed levels of service on numerous arterials
throughout the City. In the project vicinity, Baristo (from El Cielo Road to Farmrell Drive) had
a volume of 8,100 vehicles per day and a capacity of 13,000. This equates fo a volume-
to-capacity (V/C) ratio 0.63 and Level of Service B. Farrell Drive {north of Ramon Road)
had a ddaily traffic volume of 16,000 and capacity of 35,900, Its V/C ratio was 0.45, and it

- operated af Level of Service A ({Table 3.2, “Generai Plan Update Traffic Analysis,” Parsons
Brinckerhoff Quade & Douglas, inc. May 25, 2007).

Although ftraific volumes have risen since these traffic counts were measured, each of

. the roadway segments had substantial available ,capacity. The TIS for the proposed
project identified LOS B and C at all studied intersections under current conditions,
without the proposed project.

b)  LlessThan Significant Impact With Mifigation. The iable below compares projected
function at each analyzed intersection, defined in terms of Level of Service {LOS), for
existing conditions and all other analyzed scenarios. The LOS scale ranges from LOS A to
LOS F, with LOS A representing free-flowing traffic conditions and LOS F representing over-
saturated traffic flow throughout the peak hour. The City's' General Plan Circulation
Element establishes a policy to provide and maintain LOS D or better at all intersections.
Therefore, if the project causes an intersection to operate below LOS D, it can be
considered a significant impact,
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Table 5
Projected Level of Service (LOS) Summary
Projected LOS
(AM peak hour/PM peak hour)
Existing 2014 2014 2035 2035
Plus Without With Without With
Intersection Existing | Project | Project | Project | Project Project
Farrell Dr/Baristo Rd B/B B/B B/B B/B B/B C/B
Compadre Rd/Baristo Rd
NB approach C/B D/B C/B D/B C/B E/B
does not does not oes not
S8 approach exist C/B exist C/B ¢ exist C/B
Louella/Tahquitz Cnyn Wy
NB approach c/C C/C Cc/C C/C C/D c/C
SB approach C/C C/C C/C C/C c/C c/C

Source: "Traffic impact Study Update, Jul Residential Development,” Arch Beach
Consulting, November 15, 2013,

The data indicate that all three area intersections are expected to function ot
acceptable Levels of Service {LOS D or better} during a.m. and p.m. peak hours for all
project scenarios, except during “buildout year 2035 plus project” conditions. Under this
scenario, the northbound approach at Compadre Road/Baristo Road is projected to
operate at LOS £ during the AM peak hour. However, with implementation of the
improvements listed below, the intersection will operate at an acceptable Level of
Service {LOS B).

Mitigation Measures

MM XV-1 Prior fo the issuance of the first certificate of occupancy {or equivalent)
within the proposed project, the foilowing improvements shafll be

completed:
a.  Provide a single southbound and northbound lane for site access.

b. Re-stipe the south side of Baristo Road to designate two eastbound
through lanes of uniform width, as specified by the City Engineer (for
at least 150 feet west of and 200 feet east of Compadre Road).

c. Replace the existing two-way stop control with all-way stop control.

d. Traffic striping plans shall be prepared by a Cadlifornia registered Civil
Engineer and submitted to the Palm Springs Engineering Division for
review and approval. All required striping improvements shall be
completed in conjunction with reguired street improvements, fo the
safisfaction of the City Engineer.

As part of project approval, all internal circulation plans and site access plans will be

- subject to review and approval by the City Traffic Engineer. The project proponent will be

required to pay traffic mitigation fees required by the City and contribute to regional
transportation improvements.

City of Palm Springs Jul
_Aprl'l 10, 2014 - . - Initial Study /Mitigafed Negative Declaration

45



DRAFT INITIAL STUDY/MIMGATED NEGATIVE DECLARATION

d)

e)

g)

No Impact. The Palm Springs International Airport is located approximately %4 mile east of
the subject property. None of the improvements proposed by the project will adversely
impact air traffic patterns, airport functions, or safety.

No Impact. The project does not propose any hazardous design features. Proposed
residential land uses are compatible with surrounding development, and vehicles types
will be compatible with those on surrounding streets.

No impact. All automated vehicular gates will be outiitted with approved access
switches for use by emergency personnel. The Fire Depariment will review development
plans to assure that adequate tumnaround space for emergency vehicles is provided. No
adverse impacts are anficipated.

No Impact. The project proposes covered parking for each residential unit, Quest parking
spaces throughout the site, and a small parking lot at the southernmost community
swimming pool. Parking requirements will be addressed through Zoning Code and
Planned Development District standards.

No Impact. Suniine Transit Agency provides public tfransit services in the Coachella
Valiey. Lines 14 and 24 serve the immediate project area, and several bus stops are
located on surrounding roadways, including bus stops immediately adjacent to the site
on Farrell Drive. The project will not conflict with alternative transportation policies, plans,
or programs. ' :
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XVI.  UTILITIES AND SERVICE SYSTEMS

Would the project:

Potentially
Significant
Impact

Less Than
Significant
With
Mitigation
Incorporated

Less Than
Significant
impact

No
Impact

a)

b)

d)

e)

f)

Exceed wastewater freatment requirements of
the applicable Regional Water Quadlity Control
Board?

Require or result in the construction of new

water or wastewatsr treatment facilities or

expansion of existing facilities, the construction
of which could cause significant
environmental effects? ‘

Require or result in the construction of new
storm water drainage facilities or expansion of
existing facilities, the construction of which
could cause significant environmental effects?

Have sufficient water supplies available to
serve the project from existing enfitlements
and resources, or are new or expanded
entitlements needed?

Result in a determination by the wastewater
" treatment provider which serves or may serve

the project that it has adequate capacity to
serve the projects projecied demand in

addition 1o the  providers  existing

commitmenis?2

Be served by a landfill with sufficient permitted
capacity fo accommodate the project's solid

waste disposal needs?

g)

Comply with federal, state, and local statutes
and regulations related to solid waste?

Discussion of Impacts

a-e) Less Than Significanf Impact.

Wastewater Treatment

[

O

X

[

Project-related impacts to wastewater treatment requirements and facilities will be less
than significant. The proposed project will require construction of onsite sewer
infrastructure that will be connected to existing sewer lines near the main entry at Baristo
Road, and wastewater will be transported to the City’s Wastewater Treatment Plant
(WTP}. The WTP has a capacity of 10.9 milion gallons per day {mgd) and treats
approximately 6 mgd; therefore, it has available capacity to serve new development,

Cily of Palm Springs
April 10, 2014
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f-g)

The WTP implements all applicable requirements of the Colorado River Basin Regionai
Water Quality Control Board, and no exceedances of wasiewater treatment
requirements are anticipated.

Domestic Waier

The Desert Water Agency (DWA)} provides domestic water services to the subject
property and vicinity. In 2013, the Coachella Valley Regional Water Management Group,
of which DWA is a part, prepared ifs draft integrated Regional Water Management Plan
(IRWMP}, an analysis and long-range plan addressing the region's domestic water needs.
The IRWMP indicates that long-term demand for potable water is expected to increase
throughout the region; however, conservation measures and groundwater replenishment
programs will make it possible to meet increasing demand.

The proposed project will require construction of onsite domestic water infrastruciure,
including water lines that serve individual dwelling units, community pools, and irigation
systems. These improvements will connect to existing water lines at Paseo Florida and
near the main entry at Baristo Road. No new wells or additional water infrastructure or
entilements will be required.

Stormwater Management

Impacts associated with project-related stormwater improvements are expected to be
less than significant. The project proposes the construction of an onsite underground
sform drain system to capture and convey onsite stormwater flows, and o stormwater
retention basin at the southeast comer of the site to retain 100-year flows. The project
may be required to consfruct a stormwater lateral within the Baristo Road right-of-way
between Compadre Road and El Cielo Road, which is planned in the City's Moster
Drainage Plan and will provide connectivity to an existing lateral in Ramon Road. '

Less Than Significant Impact. Paim Springs Disposal Services (PSDS) provides solid waste
collection and disposal services to the City and will serve the proposed project. Solid
waste is fransported to Edom Hill Transfer Station in northem Cathedral City and
distributed to several regional landfills that have adequate capacity to serve addifional
development. Facility operators, including PSDS and Burrtec, are required to meet all
local, regional, state, and federal standards for solid waste disposal.

City of Palm Springs ' ' Jul
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XVl

MANDATORY FINDINGS OF SIGNIFICANCE

NOTE: If there are significant environmental impacts which cannot be mitigated and no feasible
project altematives are available, then complete the mandatory findings of significance and
attach tfo this initial study as an appendix. This is the first step for starting the environmental
impact report (EIR) process.

L _ AR ———
: Potentially Less Than Less Than No
Significant Significant Significant impact
Impact With impact
Mitigation
Does the project: Incorporated
a} Have the potential to degrade the quality of
the environrment, substantially reduce the
habitaf of a fish or wildiife species, cause a
fish or wildlife population to drop below
self-sustaining levels, threaien to eliminate a <
plant or animal community, reduce the O 2 [ L]
number or restrict the range of a rare or
endangered plant or animal or eliminate
important examples of the major periods of
Cadlifornia history or prehistory?
b} Have impacts that are individually limited, but
cumuiafively considerable? ("Cumuiatively
considerable” means that the incremental
effects of a project are considerable when O X ] d
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, O] X O O
either directly or indirectly?
a) Less Than Significant Impact With Mifigation Incorporated.
Biological Resources
The proposed project will not significantly reduce the habitat or population of a fish,
wildlife, or plant species. The site is surrounded on dlf sides by urban development and
has been disturbed by historic uses (see Cultural Resources, below) and recent vehicular
and pedestrian traffic and frash dumping. No sensitive species or communities are
known to occur onsite, and the quality of existing habitat is marginal.
Cultural Resources
As described in Section V, the proposed project will result in the elimination of several
features that were part of a larger Palm Springs air base that supported military aircraft
efforts during WWIl. The features include two compiete and one parfial hardstand, a
faxiway, and remnants of a structural foundation. The historic integrity of some of the
features has been compromised as a result of development in the project vicinity, and
none are designated as local, state, or national historic features. Nonetheless, they
represent some of the last relics of the City's involvement in WWiIl, To mitigate the loss of
City of Palm Springs Jul
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these features, a comprehensive recordation program and installation of a
commemorative plagque will be required. With implementation of these mitigation
measures, impacts to cultural resources will be less than significant.

b) Less Than Significant Impact With Mitigation Incorporated. The proposed project will
confribute, to a limited extent, to the cumulative impacts of development in the City and
broader Coachella Valley region. Project construction, particularly site preparation, will
confribute 1o regional exceedances of PMio; however, these impacis will be mifigated to
less than significant levels through implementation of numerous site preparation and
grading requirements that minimize fugitive dust. Over the long-term, project-generated
fraffic will contribute to worsening levels-of-service at the intersection of Baristo and
Compadre Roads, but mitigation measures requiring roadway improvements will reduce
impacts to acceptable levels.

c) less Than Significanf Impacts with Mitigation Incorporafed. As described in the
geotechnical report, the site contains dry, loose, and potentially compressible soils that
may be subject to settflement. Proper site preparation and compaction techniques will
be required to minimize potenfial structural damage and associated hazards to
residents. Project-related impacts to dir quality and noise can be mitigated to less than
significant levels, With implementation of mitigation measures, the prolect will result in less
than significant impacts to human beings.

City of Palm Springs Jui
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City of Palm Springs
ARCHITECTURAL ADVISORY COMMITTEE
Council Chamber, 3200 East Tahquitz Canyon Way, Palm Springs, California 92262

Minutes of March 10, 2014

CALL TO ORDER: Chair Secoy-Jensen called the meeting to order at 3:00 pm.

Corhmi . Cassady, Fredricks, Hirschbein, Purnel, Song, Vice- |

ittee Members Present ,
\ Chair Fauber and Chair Secoy-Jensen

Committee\Mx_ bers Absent:  None

Planning Comm"iué's‘ip er Present: J.R. Roberts

Also Present: Director Wheeler and Assistant Planner Mlaker

REPORT OF THE POSTING OF AGENDA: The Agenda is available for public access
at the City Hall bulletin board (wesk side of Council Chamber) and the Planning
Department counter by & pm on Wednesday, March 5, 2014.

ACCEPTANCE OF THE AGENDA: The agenda was accepted, as presented.

PUBLIC COMMENTS: No comments were received.

CONSENT CALENDAR:
1. APPROVAL OF MINUTES: FEBRUARY 24, 2014
M/S/C (Secoy-Jensen/Fredricks, 4-0-3 absent Hirschbein, Purnel, Song) Approve the
Architectural Advisory Committee Minutes of February 24, 2014.
UNFINISHED BUSINESS:

2, FAMILY DEVELOPMENT, LLC, FOR A PRELIMINARY PLANNED
DEVELOPMENT DISTRICT COMPRISED OF 70 SINGLE FAMILY UNITS ON
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f INDIVIDUAL LOTS AND 114 MULTI-FAMILY UNITS IN A GATED
COMMUNITY ON ROUGHLY 24 ACRES LOCATED AT THE SOUTHEAST
CORNER OF TAHQUITZ CANYON DRIVE AND FARRELL DRIVE, ZONE PD
71A/232 AND A TENTATIVE TRACT MAP (36689) TO SUBDIVIDE THE 24
ACRE SITE INTO INDIVIDUAL LOTS (CASE 5.1046 PDD 232). (KL)

Director Wheeler gave a staff report summarizing changes made by the applicant since
the last meeting: some guest parking added, wall moved off perimeter on Tahquitz, 3rd
pool added and one moved, 2/3 of tandem parking eliminated, Louella entrance
improved, some sidewalks added. Staff issues of solid walls on Farrell and Baristo and
use of tandem parking remain.

COMMITTEE MEMBER FREDRICKS questioned precedent for tandem parking.
VICE-CHAIR FAUBER asked if we had traffic counts at Baristo and Farrell,

RUDY HERRERA, APPLICANT, stated that 2/3 units have no tandem parking. If
tandem not approved, he will assign outdoor parking spaces to units.

COMMITTEE MEMBER SONG wants to understand the sidewalks between the
buildings.

RUDY HERRERA, APPLICANT, responded that paths are to show connectivity through
the site.

COMMITTEE MEMBER SONG asked about design intent at the Baristo entrance.

RUDY HERRERA, APPLICANT, commented that the dog park will be located on the
private side.

COMMITTEE MEMBER SONG commented that the center diagonal should look
through to the rear open space or front of building.

CHAIR SECOY-JENSEN asked if the dog park is fenced. She is struggling with the
need for gated communities.

RUDY HERRERA, APPLICANT, said that they are more popular - Sol, Escena and
Morrision - for safety.

COMMITTEE MEMBER FREDRICKS noted that one guest parking is needed for each
4 for multi-family units, therefore need 29 and only 25 are proposed.

RUDY HERRERA, APPLICANT, responded that they will exceed the code.
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VICE-CHAIR FAUBER commented that guest parking is not evenly distributed.

CHAIR SECOY-JENSEN commented that on Farrell, single-family homes face the
street on both sides and has concerns of neighbors on Baristo.

RUDY HERRERA, APPLICANT, said they held a neighborhood meeting in November
and they said they wanted a wall on Baristo.

COMMITTEE MEMBER HIRSCHBEIN questioned traffic access on Farrelt.
DIRECTOR WHEELER confirmed that the Traffic Engineer is opposed.

COMMITTEE MEMBER HIRSCHBEIN commented that the landscape depth is good on
three street sides. Three pools for 114 units are too sparse. Other locations are
available for pools. "End piece" landscaping or centered building at the diagonal is
good. '

COMMITTEE MEMBER FREDRICKS asked if the roof top decks have been removed
from the multi-family.

RUDY HERRERA, APPLICANT, responded that yes they want to keep the roof deck as
an option of single-family units.

COMMITTEE MEMBER FREDRICKS said to consider moving the buildings to the
north. This would allow for a larger (7') landscape area on Baristo.

RUDY HERRERA, APPLICANT, said they would like to keep 5000 square-foot lots.

COMMITTEE MEMBER FREDRICKS questioned if it's possible to move the interior
street to the north.

RUDY HERRERA, APPLICANT, said it would require a study.
VICE-CHAIR FAUBER commented that the Tahquitz frontage is much improved.
RUDY HERRERA agreed.

VICE-CHAIR FAUBER noted an example, 48 @ Baristo which gives much better effect
while leaving security.

RUDY HERRERA replied that their comments wiil be digested.

DIRECTOR WHEELER said that the Preliminary Planned Develobment District sets the
site plan, not the color, material or landscape.
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RUDY HERRERA stated that they are showing only the placement of the wall, not the
wall.

COMMITTEE MEMBER FREDRICKS said that the development of the mall site may
warrant a signal on Farrell.

VICE-CHAIR FAUBER said it really needs a 4th pool. He questioned if the fence at
Baristo is at sidewalk or interior. Rendering shows it interior to the site.

RUDY HERRERA answered that there is a public open space. He would like to have
their recommendations.

VICE-CHAIR FAUBER said he would like to see the fence moved back for more public
space.

COMMITTEE MEMBER CASSADY said that he appreciates the changes. If all units
are occupied during the season, he estimates 222 persons per swimming pool.

COMMITTEE MEMBER PURNEL said he favors homes inward on Baristo. He prefers
open rather than a closed community; he wants dynamic movement of the walls, to
move some into side yards; also more pools and restrooms.

M/S/C (Secoy-Jensen/Fauber, 6-1 Song) Recommend approval to the Planning
Commission with conditions:

- Open Community and not gated
Maximize wall articulation on Baristo & Farrell
One additional community pool; ail pools with restrooms

Baristo corner to be restudied to be more open
Minimum of 30 spaces of guest parking with a minimum of 20 distributed among
multi-family buildings

COMMITTEE MEMBER FREDRICKS proposed an amendment to add no tandem
parking.

CHAIR SECOY-JENSEN said she prefers tandem to one open parking.

COMMITTEE MEMBER HIRSCHBEIN agreed that he would rather have tandem
instead of open parking.

CHAIR SECOY-JENSEN said she does not accept the amendment.

\_
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NEW BUSINESS:

PILOT TRAVEL CENTERS, LLC, FOR A MINOR ARCHITECTURAL
PPROVAL TO PLACE AN ABOVE GROUND 20,000 GALLON FUEL
STORAGE TANK AND 80-SQUARE FOOT EQUIPMENT SHED AT THE PILOT

EL CENTER LOCATED AT 6605 NORTH INDIAN CANYON DRIVE,
ZONBHC (CASE 3.3420). (GM)

COMMITTEE MEMBER CASSADY asked if they are required to be underground.
ASSISTANT PLANNER replied no. :

CHAIR SECOY-JENSEN asked how high the fence is.

ASSISTANT PLANNER repligd 8 feet high.

COMMITTEE MEMBER PURNEL asked if it is barbed wire.
ASSISTANT PLANNER MLAKER sjd that is not allowed.

~ APPLICANTS JOHN IRONS AND CHERRE NAES were available to answer questions
- for the board members.

JOHN IRONS, APPLICANT, said no problem'with block wall and will leave bumpers.
VICE-CHAIR FAUBER asked if bollards will stay also.
JOHN IRONS responded yes.
VICE-CHAIR FAUBER asked what the shed material will bg.
JOHN IRONS responded metal and roofed.

COMMITTEE MEMBER PURNEL asked if screening will congist of wind-resistant

landscaping as viewed from |-10 overpass.
VICE-CHAIR FAUBER suggested continuing existing tree line.
M/S/C (Song/Cassady, 7-0) To approve, with staff recommendations and ayd:

* Existing landscaping be added / extended to screen.
* Landscape subcommittee to consist of Purnel, Fredricks and Fauber
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4. CHRISTOPHER MEYERS, OWNER, FOR A MINOR ARCHITECTURAL
APPLICATION FOR A PARTIAL REMODEL AND 792-SQUARE FOOT
MASTER BEDROOM ADDITION; AND AN ADMINISTRATIVE MINOR
MODIFICATION REQUESTING AN INCREASE IN BUILDING HEIGHT ON A
HILLSIDE LOT LOCATED AT 2353 WEST CANTINA WAY, ZONE R-1-A
(CASE NOS. 3.3307 MAA & 7.1417). (GM)

M/S/C (Secoy-Jensen/Fredricks, 7-0) Table at the request of the applicant.

5. ROBERT W MINER FOR ARCHITECTURAL REVIEW OF A PROPOSED
150,560-SQUARE FOOT FED EX DISTRIBUTION CENTER LOCATED ON
APPROXIMATELY 22.61 ACRES OF VACANT LAND AT 411 WEST GARNET
AVENUE, ZONE M-1-P (CASE 5.1307 CUP / 3.3688 MAJ). (DN)

ASSISTANT PLANNER MLAKER presented an overview of the project.

COMMITTEE MEMBER asked if landscaping extends to the curb.

ASSISTANT PLANNER MLAKER said it goes to the property line.

KEVIN KIERNAN, APPLICANT, said he was available to answer questions. He said

the chain link is shown behind the landscaping but he would do beta fence with sharp

top.

COMMITTEE MEMBER FREDRICKS asked if he could go over trees and size.

ANDREA PETERSON, LANDSCAPE ARCHITECT, said that all will be 15 gal. trees

and 5 gal. groundcover. She's been working here for years and worked with

contractors on how to stake. A lot of trees will be shielded by the building.

COMMITTEE MEMBER FREDRICKS asked if covered parking was considered.

KEVIN KIERNAN, APPLICANT, responded saying that trees were preferred as better
looking and more effective.

COMMITTEE MEMBER HIRSCHBEIN asked which colors are accurate, in the
rendering or samples.

KEVIN KIERNAN, APPLICANT, said that the sample is accurate, rendering is not.
COMMITTEE MEMBER SONG had questions régarding heat gain with dark colors.

'KEVIN EVERNHAM, ARCHITECT indicated all is insulated.
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CHAIR -SE -JENSEN commented that the roof material if slanted should not be
white. Vinyl win are better in neutral and not white. And the landscape is very
important. She consen n the neutral colors for window; however, door details need
more color.

COMMITTEE MEMBER FREDRICKS 8aid aside from the turf, the landscape of the

project is good.

M/S/C (Secoy-Jensen/Fauber, 4-0-3 absent Hirschbein, Purnel and Song)
Recommend approval to the Planning Commission, as ameénded:

e« Subcommittee consisting of Fauber, Secoy-Jenson and
roofing color and materials, color options, fascia details and
mullion colors.

s Noturf

6. FAMILY DEVELOPMENT, LLC, FOR A PRELIMINARY PLANNED
DEVELOPMENT DISTRICT COMPRISED OF 70 SINGLE FAMILY UNITS ON
INDIVIDUAL LOTS AND 125 MULTI-FAMILY UNITS IN A GATED
COMMUNITY ON ROUGHLY 24 ACRES LOCATED AT THE SOUTHEAST
CORNER OF TAHQUITZ CANYON DRIVE AND FARRELL DRIVE, ZONE PD
71A/232° AND A TENTATIVE TRACT MAP (36689) TO SUBDIVIDE THE 24
ACRE SITE INTO INDIVIDUAL LOTS (CASE 5.1046 PDD 232). (KL)

sady to review
igdow / door

Director Wheeler presented the proposed project.

RUDY HERRERA, APPLICANT, reported that different options were discussed with
staff. He noted that 6 access pts. He brought up the possibility of homes fronting on
Baristo and neighbors did not want this. He commented that they can do sidewalks on
single-family street on Baristo. They want the wall on Farrell because it is a busy street.
There is one opportunity on Tahquitz to remove the wall. Parks are provided
throughout the project. The architecture will break up massing of the multi-family
housing. They will relocate the northwest pooi to the northeast side. A pedestrian
corridor is provided. Southwest corner will be community dog park. And they can
accommodate additional guest parking. The three-story is a covered roof deck on only
30% of the buildings. .

VICE-CHAIR FAUBER asked questions regarding the roof decks.

COMMITTEE MEMBER FREDRICKS asked where and how much guest parking will be
provided.
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COMMITTEE MEMBER CASSADY asked questions regarding the Tahquitz entrance.

CHAIR SECOY-JENSEN asked if an éntrance off of Farrell was explored. She sees
problem with primary entrance on Baristo.

APPLICANT responded that the gates will not be manned and each entrance has a
person gate,

COMMITTEE MEMBER CASSADY commented that more than 2 swimming pools are
needed; 4 would be better.

1

APPLICANT will consider it.

CHAIR SECOY-JENSEN said that Tahquitz Canyon frontage needs further study.
APPLICANT commented that setback meets special requirements for Tahquitz Canyon.

VICE-CHAIR FAUBER said he needs more information and would like to see
alternatives as a number of conflicts exist. He noted that the project looks dense.

CHAIR SECOY-JENSEN concurred with the recommendations from the City. If we
have multi-family on Farrell with additional entrance it would be an improvement. A big
issue on Farrell and Tahquitz is the frontage. Single-Family on Farrell is problematic.
More of a green belt type of development and more developed entries are needed.

COMMITTEE MEMBER FREDRICKS said a major problem is density; tandem parking
is unacceptable especially in multi-family area. He does not see how they can work
with what's in front of them. They need to see something else. He is familiar with traffic
on Baristo and having the main entrance there will be problematic.

VICE-CHAIR FAUBER suggested more access points be provided on the Farreli sida.

M/S/C (Secoy-Jensen/Fauber, 4-0-3 absent Hirschbein, Purmel and Song) Table.

Improve connection to neighbors with access

Study alternate to street front on Baristo

Study relocation of multi-family to Farrell with access off of Farrell
Larger useable open space

Break down volume of multi-family buildings

Community pools, as well as more pools.

Widen pedestrian corridor

More buffer at streets

More guest parking

M_MM“M
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No tandem parking

Mix multi-family and single-family
Creative solution to gated community
Reduce overall density

reak was taken at 4:48 pm. Meeting resumed at 4:53 pm.

COMMITTEE MEMBER COMMENTS:

e The sigh has beenwtemoved for the Boxing Club (city-owned property); is there a
new project underway’?

STAFF MEMBER COMMENTS:

No comments were made.

ADJOURNMENT: The Architectural Advisory Committee adjourned at 5:36 pm to the
- next.regular meeting on March 10, 2014 at 3:00 pm, Council Chamber~City Hall, 3200

East Tahquitz Canyon Way /
m
A, (A

- M. Margo Wheeler, AICP
Director of Planning Services







May 22, 2014

PALM _S:P-R-I-NGS_’- PLANNING COMMISSION
3200 Tahquitz Canyon Way
Palm Springs, CA 92263

Project Name: Jul Palm Springs
Re: Proposed Public Benefit

Dear Planning Commissioners:

Thank you for your careful cénsideration of our project at the upcoming public hearing dated May 28,
2014. in consideration of our application for a Planned Development District (PDD), we propose the
following Public Benefits:

1). “Welcome to the City of Palm Springs” monument sign on Tahquitz Canyon Way. Tahquitz Canyon
Way is considered to be a major scenic corridor of the City. This scenic street originates at the Palm
Springs International Airport (PSP} approximately two blocks from the Jul community, Every year, PSP

-welcomes hundreds of thousands of visitors from over 500 cities around the world, yet when these

visitors leave the airport grounds they are not “officially” welcomed to the City.
portg Y

As dur primary Public Benefit consideration, Family Development proposes to construct a much-needed,
high-quality "Welcome to Palm Springs” monument sign planted in the grassy median on Tahquitz
Canyon Way approximately a 1/4 block from the airport exit. :

1of3



We will work closely with the City to insure that the design, size, location and installation of this sign

meets their approval and is consistent with the other signs planted throughout the City (See Samples).
In doing so, we will incur the considerable costs associated with the licensing, fabrication and

installation of the sign.

As an alternative to these designs, to add impact, we could oversee a City-wide event where we invite
local artists to submit their designs for the sign. The event will be capped off with the City Council
deciding on the ultimate design winner. This event can be an exceptional way to celebrate community
‘pride and a great way to rally the citizens.

We will work with the Planning Department to set all of the criteria - size, height and budget. The artists
will have to comply with the criteria for it to be considered. Once approved by the City, we will agree to
secure the licensing, construct and install the “soon-te-be” iconic sign.

2). Pre-wire for Photovoltaics. By proposing to pre-wire our homies, the cost of installing photovoltaics
would be less for the future owners. Therefore, homeowners will be economlcally encouraged to add
this resource-saving feature to their homes.

20f3



3), :'Ehe[gxi ) ;-'Efﬁcieng" We 'prQPQSé’fhat all of our structures will demonstrate 10% or more energy
efficiency thanthe m’ini’mum required by Catifornia Building Code Title 24. Providing our residents with
this feature wili reduce their impact on the environment.

4, ‘S.blar:UEgra_de. In addition to pre-wiring our homes, we will work with a local solar energy company
to provideé ourhomebuyers with the option to add solar to their home. Our goal will be to make this
option as affordable as possible to encourage our buyers to include it in their purchase.

5). nergy-l-:ﬁ'cleng Upgrades. In-addition to the standard energy-efficient features that we will
pravide our owners, we will also make a list of many energy-efficiency upgrade options available to
them for-purchase and inclusion in-the price of their home, Such options will include, but are not limited
to, the aforementigned Solar, LED interior lighting, LED pool & landscaping lighting, multi-speed pool
motors, appliances with higher efficiency ratings as well as wireless setback controllers.

We hope you will agree the above-mentioned proposed public benefits are proportionate with the relief
sought in the development standards via the PDD application. We respectfullv ask for your approval of
our submittal,

Thank you in advance for your consideration,

Sincepdly,
'S

Vincent ). BarMato
FAMILY DEVELOPMENT
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Cléy Gouncil Policy Statement
Adopted September 1 7, 2008

PLANNED DEVELOPMENTS AND THE REQUIREMENT FOR PUBLIC BENEFITS

In oder to provide for the long-term Improvement of the community, every application for a
Planned Development District (PDD) and every amendment thareto — includirg all those:

enacled in fisu of a change of zone - shail include a public benefit in accordance with the
provistons listed bajow. . . :

1,

N

‘The concept of a “public benefit" shall he & condition of granting zoning flexibility via
approval of a Planned Development District, and is consistent with the goals, policles and
objectives of the Palm Springs General Plan. ‘

The public benefit of an approved PDD shall be specifically Fdeﬁtlﬁed by tht? Planning
Gor;:misslon and City Council within the record ‘of dpproval (resolution or ordinance, as
applicabie), - .

The public benefit shall be propartional to the nature, type and extent of the flexbility -
granted from the standards ‘and provisions of the Palm Springs Zoning Code.

A feawre.'impz‘o,vsment or dadicatlon may only be considered as .4 public benefit when It
exceeds ths leve! of improvement needed fo mitigate a project's environmental Impacts or

- .comply with dedication or exactions which are imposed on all projects, such as Quimby Act,

5.

puiblic art, utiity undergrounding, ete.
An approved public benefit shall be one of the following types:

a. The pro eci as Public Beneflt — The project fulfiils key General Plan objecﬂves' for
land use (such as “mixed-use"), economic development, community beautification,

additional parking, impraved circulation, blight removal or the like.

b.  Key Fealures of the Projact - The project includes features such as through-streets

tiot indicated on the Genera| Plan, interior parks, community open space, community

" Meeting rooms, entry features, preservation of Important bulldings, preservation of
natural features, daycare facliity or other similar amenities,

' G Suetainable Features - The project includes featurss which measurably ald

achlevement of the City's sustalnability goals, including water conservatlon, energy
conservation {e.g., LEED cortifled), active and passive solar features, Callfornia
Green Buikding tachniques, and other sustainable feaiures, :

d. Offsitse Imgro ents -~ The ‘project includes off-site dedications and / or

improvements, such as Widened-thoroughfares with meandsring bikeways, public
* park lands, hiking freils, recreation facilities, construction of decorative medlans_,.or
other public improvements located off the profect site, - . : :




Palm Springs Sundial Homeowners Association
¢/o Personalized Property Management
68950 Adelina Road
Cathedral City, CA 92234

May 9, 2014

Planning Commission and City Council

c/o Mr. Ken Lyon

City of Palm Springs Planning Services :
3200 E Tahquitz Canyon Way

Palm Springs, CA 92262

Re:  Jul project at 2705 East Tahquitz Canyon Way at Farrell
TTM 36689/5.1046 PD 232

Dear Council and Commission Members:

We are writing to you as the board of Palm Springs Sundial, the residential association
immediately to the east of the proposed Jiil development identfied above. We are writing
in support of the plans for the project presented to us to date.

A number of us attended the information session presented by Family Development on
November 12, 2013. We have been in touch with Family Development representatives
throughout 2014, and on April 1, 2014 they came to our clubhouse and presented an
update on their plans to our board with other homeowners in attendance. We understand
the plans for the development to be a 186-unit complex, with multi-unit housing at the
northeast corner transitioning to single-family units at the south. We are aware that
elevations and detailed plans have not been produced at this stage, so we can only
comment on the plans to date. Our comments are very favorable.

First, we are keenly aware of the problems of having this prime parcel of land,
surrounded by major thoroughfares, in its current undeveloped state. Trespassers have
started fires on the property, abandoned shopping carts there, and littered it. We
welcome a residential development on the parcel.

Second, to date the project has been planned as a good neighbor. We understand the
planned structures will not exceed standard heights (30 feet). Though sundecks planned
for some of the structures raised concerns in our community, we understand Family
Development has agreed to remove them from the planned multi-family units as well as
the other units along the border with Sundial and on Baristo. The agreements recorded in
2006 as part of the last effort to develop the property, and binding on successor owners,
address the use of the Louella Road access to Jiil and the wall between Sundial and Jul on




Palm Springs Sundial Homeowners Association
¢/o Personalized Property Management
68950 Adelina Road

Cathedral City, CA 92234
RECEIVED
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Planning Commission and City Council
c/o Mr. Ken Lyon

City of Palm Springs Planning Services
3200 E Tahquitz Canyon Way

Palm Springs, CA 92262

Re:  Jul project at 2705 East Tahquitz Canyon Way at Farrell
TTM 36689/5.1046 PD 232

Dear Council and Commission Members:

We are writing to you as the board of Palm Springs Sundial, the residential association
immediately to the east of the proposed Jil development identfied above. We are writing
in support of the plans for the project presented to us to date.

A number of us attended the information session presented by Family Development on
November 12, 2013. We have been in touch with Family Development representatives
throughout 2014, and on April 1, 2014 they came to our clubhouse and presented an
update on their plans to our board with other homeowners in attendance. We understand
the plans for the development to be a 186-unit complex, with multi-unit housing at the
northeast corner transitioning to single-family units at the south. We are aware that
elevations and detailed plans have not been produced at this stage, so we can only
comment on the plans to date. Our comments are very favorable.

First, we are keenly aware of the problems of having this prime parcel of land,
surrounded by major thoroughfares, in its current undeveloped state. Trespassers have
started fires on the property, abandoned shopping carts there, and hLittered it. We
welcome a residential development on the parcel.

Second, to date the project has been planned as a good neighbor. We understand the
planned structures will not exceed standard heights (30 feet). Though sundecks planned
for some of the structures raised concerns in our community, we understand Family
Development has agreed to remove them from its proposal. The agreements recorded in
2006 as part of the last effort to develop the property, and binding on successor owners,
address the use of the Louella Road access to Jil and the wall between Sundial and Jil on




Planning Commission and City Council
May 9, 2014
Page 2

terms that we and Family Development both consider fair. We believe we have a good
relationship with Family Development about the implementation of these agreements.

Third, we support the project being gated. All three of the streets bordering the project —
Tahquitz, Farrell, and Baristo — are major thoroughfares that do not attract great amounts
of pedestrian traffic. It appears likely that College of the Desert will have a campus
across Farrell in the currently unused shopping mall. Even if the mall property is put to
another use, it will eventually attract a significant amount of activity, with associated
security and privacy concerns.

As neighbors, we understand the wish to have the site gated. We are also
concemned that the security issues of an ungated property could spill over to Sundial. On
this particular site, a gated community will be a better neighbor for us than an ungated
one.

As residents concerned about the cityscape, we believe that the best planning
focus for this site is attractive landscaping, not open entrances. The goals typically
associated with an ungated community are not likely to be achieved on this site. No
realistic plan is going to turn these blocks of Tahquitz, Farrell, and Baristo into quiet
pedestrian lanes. Ungated entrances to the Jil community will not invite in foot traffic —
with the possible exception of people intent on crime or vandalism. The far more
important concern is for this site — which represents almost the first view of Palm Springs
for people arriving from the airport — to present a well-kept and attractive view. We
respect the concerns with gated communities in many contexts — but in some contexts,
including this one, a gated community makes sense.

Fourth, we support the project’s main entrance being on Baristo, rather than Farrell.

- Sundial’s main entrance is on Civic Drive, which intersects Baristo. Our experience has
been that traffic on Baristo is generally much lighter than that on Farrell. A project with
entrances on Farrell and Louella would likely drive a disproportionate amount of traffic
onto Louella, which would be a concern for Sundial, Jill, and our neighbors on Tahquitz.

Fifth, we support the proposed division between multi-unit and single-family dwellings.
We understand that some concerns have been expressed that the multi-unit buildings at
Jul should be interspersed with single-family residences. Considering the likely
appearance of the Jiil development as best we can at this early stage in the planning, we
believe clustering muiti-unit dwellings and single-family dwellings separately is a better
approach.

In summary, afier thorough consideration, as neighbors we urge approval of this stage of
the project. We look forward to following the further development of the plans, and hope
to comment as they develop.
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Thank you for your work for our City on this project and your consideration of this letter.
Sincerely,

Palm Springs Sundial Homeowners Association

f'\ﬁ) )= Bepe
Rodger Ev: ice President

Richard Pass, President

aren Joy Tabbah/ Secretary Peter Chadwick, Treasurer

Bill FemgoId Dir m



Ed Millner
466 E. Calle Begonia
Palm Springs, CA 92262
May 5, 2014

Planning Commission and City Council
C/o Mr. Ken Lyon
City of Palm Springs Planning Services
3200 E Tahquitz Canyon Way
Palm Springs, CA 92262
Re: Jul project at 2705 E Tahquitz Canyon Way at Farrell
- TTM 36689/5.1046 PD 232 o
Dear Council and Commission Members:

| have lived in the neighboring complex (Sundial) to the prdposed Jul project for
12 years and fully support the project going forward. | support the statements
outlined in the letter from Sundial’s board that approve of the project.

The project should be welcomed by the city of Palm Springs. | have attended
several meetings during Family Development’s presentations. They have a good
track record in the valley and have made sincere efforts to meet with Sundial's
HOA and assure this HOA that they are open to our input and that past
agreements in 2006 with a different developer would be honored.

This land has been an eyesore for decades and has attracted more than a fair

share of problems. We have had gates sprung, locks plugged or damaged,

fires, clubhouse door break-ins, restrooms broken into to accommodate bathing

and personal cleanup. It attracts trash, shopping carts and those wishing to find

 aspot for sleeping. Cooking has even taken place in the open field and we have

experienced several fires over the years and there have been several police
sweeps of the field. Thank you for your consideration.

'Sincerely,

RECEIVED

MAY 19 201

PLANNING SERVICES
DEPARTMENT

Cell Phone (760) 219-5888
Home Phn  (760) 323-3548
Email add: edmillner1 @hotmail.com



Ken onn

From: Rudy C. Herrera <rudycherrera@gmail.com>
Sent: Thursday, May 01, 2014 11:51 AM

To: ranchorobert@dc.rr.com

Cc Ken Lyon

Subject: Recap of our meeting

Dear Members of the Los Compadres HOA,

Thank you for taking the time to meet with my business partner, Vince Barbato, and me last week. it always renews my
hope when everyone can sit down and work through their concerns together. The truth is, we were not really too far
apart and now, after our discussion, | think we are in congruence with one another.

First and foremost, we all want a high-quality, responsible community built on this corner. To that effect, | wanted to
memorialize the main concession points that you requested from us:

1}. Family Development will agree not to build any three-or-more-story residences - including rooftop decks - along
Baristo Road. More specifically, we will agree to limit these residences to single and two-story units only and these
residents will not have the option to purchase a rooftop deck. Furthermore, we will agree to memorialize this
concession by requesting that the City of Palm Springs makes this point a Condition of Approval.

2). To the extent allowed, we will work with the members of the Los Compadres HOA and the City of Palm Springs to
bring a clearer distinction to the allowable uses of the bike lane along the north side of Baristo Road. We understand
the safety concerns and we will do our best to provide what assistance we can to reduce these concerns.

3). Family Development will agree to enhance the entry/exit on Louella Road so that our residents will be encouraged to
use it as often as the entry/exit planned along Baristo Road. Although we all know that a resident's use will most likely
depend on their convenience, we will enhance the Louella entry/exit so that it does not appear to be a "back door." This
concession will be evidenced by the drawings submitted to the City,

4). Family Development will agree that any metal used on the perimeter wall along Baristo Road will only be for simple
accent purposes and that the primary wall will be attractive block similar to the renderings shown in our meeting. That
is, we will agree not to use sheet metal (such as what was used at The Morrison) as a prime application along this
perimeter wall. This concession will also be evidenced by the drawings submitted to the City.

| believe this covers all of our concessions. Once again, thank you for your time, consideration and patience. We hope
that you can voice your support of our community with the City by either writing them a letter, attending the public

hearings or hoth.

Should you have any questions, please do not hesitate to contact me.
~ Thank you,

Rudy C. Herrera

Principal

Family Development

73-081 Fred Waring Drive
Palm Desert, California 92260
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Direct (760} 900-8989

Fax (760) 776-4422
rudycherrera@gmail.com
www.familydevelopmenthomes.com
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LOS COMPADRES HOMES ASSOCTATION

‘ RECERTD
March 25, 2014

AR &1 7

M. Margo Wheeler, Director
Ken Lyon, Associate Planner
Department of Planning Services
3200 E. Tahquitz Way

Palm Springs, CA 92262

Re: Proposed Development of Vacant Land at
Southeast Corner of Tahquitz Canyon Way and
Farrell Drive South to Baristo

Dear Ms. Wheeler and Mr. Lyon:

Thank you for meeting with us on March 18, 2014 regarding our concerns and
questions about the above matter. This will supplement the letters written by Arnold D. Kassoy
-and Dr. Pat Brotman, both homeowners and members of the Los Compadres Homes Association,
and modify our position as to certain issues as follows:

1. We again urge moving the entrance on Baristo to Farrell where the street
is much wider and there is already a dedicated left hand turn lane heading south on Farrell. An
entrance on Baristo may well necessitate the installation of a traffic signal at the Compadre and
Baristo intersection thereby altering the residential character of the neighborhood. That would
be unacceptable and a nightmare for all.

2. If the entrance must remain at the proposed intersection, we request that
there be no gates in order to alleviate backup of traffic on Baristo and Compadre and to eliminate
the noise problem created by gates.

3. The single family residences being built on the Baristo perimeter of the
project should be one story structures (and certainly not two stories with a third story deck
structure) for the following two reasons:

(a) There would be greater connectivity and integration with the single
story homes on the south side of Baristo. Just look at the size of the three story structures in the
developer’s complex at Sol. '



M. Margo Wheeler, Director
Ken Lyon, Associate Planner
March 25, 2014

Page 2

(b) It would preserve the privacy of the single story homes on the
south side of Baristo.

(¢)  The views of the single story homes on the south side of Baristo
would not be obstructed as they would be if three story structures are built.

Please provide a copy of this letter to the appropriate individuals who are working
on this project on behalf of the City of Palm Springs.

Cordially,

3116492831



man a'l-t Arnold D. Kassoy
Of Counsel

manatt | phelps | phiiips Manatt, Phelps & Phillips, LLP
Direct Dial: (310) 312-4314

E-mail: akassoy@manatt.com

February 7, 2014 Client-Matter: 13986-001
\WVED

Mayor Steve Pougnet RECE

City of Palm Springs S . 0 2014

3200 E. Tahquitz Way FEB102 ,

Palm Springs, CA 92262 . PLANNING SERVICES
DEPARTMENT

Doug Donenfeld \

Chairperson, Planning Commission

City of Palm Springs

3200 E. Tahquitz Canyon Way
Palm Springs, CA 92262

City Council Members:
Rick Hutcheson
Ginny Foat
Paul Lewin
Chris Mills .
City of Palm Springs
3200 E. Tahquitz Canyon Way
Palm Springs, CA 92262

Ms. M. Margo Wheeler, A.I.C.P.

Director, Department of Planning Services
3200 E. Tahquitz Canyon Way

Palm Springs, CA 92262

Re:  Proposed Develepment of Vacant Land located at
Southeast Corner of Tahquitz Canyon Way and
Farrell Drive South to Baristo Rd.

. Dear Ladies and Gentlemen:

[ enclose a copy of my letter to Margo Wheeler of December 12, 2013 regarding
my personal and the Los Compadres Homes Association's ("Association's") concerns about and
objections to the proposed development of the above referenced property. At the Association's
January 18, 2014 annual meeting, it was determined that this letter should be sent to all of you as
the leaders of Palm Springs in light of the recent posting of a sign on the property that the
development process was moving forward. The twelve 1% acre equestrian properties comprising

11355 W. Olympic Boulevard, Los Angeles, California 90064 Telephone: 310.312.4000 Fax: 310.312.4224
Albany | Los Angeles | New York | Orange County | Palo Alto | Sacramento | San Francisco | Washington, D.C.

311361724.1
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Mayor Steve Pougnet

Doug Donenfeld

City Council Members

Ms. M. Margo Wheeler, A.I.C.P.
February 7, 2014

Page 2

the Association find much of the proposed current development plan as communicated at the
developer's November 12, 2013 meeting UNACCEPTABLE as specified in my December 12,
2013 letter and Dr. Pat Brotman's more recent letter.

We request a copy of a detailed traffic study and environmental impact report for
the proposed development. We will strongly be advocating the following positions during the
developer's approval process with the City:

1. Moving the location of the primary entrance of the proposed development
to Tahquitz Canyon Way or Farrell Drive.

2. Lower density than proposed 187 units.

3. A greater set back than the proposed 15 feet from the wall enclosing the
development, at least on Baristo.

4. Elimination of any decking and other structures on top of the second story
of the homes which would be unsightly and impair the view of the one story homes on Baristo
and south of Baristo Road.

We look forward to attending all meetings regarding this matter and being part of
the approval process.

Kindly acknowledge receipt of this letter.

Cordially,

OLD D.

ey

of Counsel
Manatt, Phelps & Phillips, LLP
ADK:mt
cc:  Vincent J. Barbato, Family Development Homes
Jul PA, LLC

Members of the Los Compadres Homes Association

311361724.1



To:

From:

Date:

RE:

Mayor Steve Pougnet
City of Palm Springs RECEIVED
3200 E. Tahquitz Way FEB 04 2014

Palm Springs, CA 92262 PLANNING SERVICES

DEPARTIENT
Doug Donenfeld
Chairperson, Planning Commission
City of Palm Springs
3200 E. Tahquitz Canyon Way
Palm Springs, CA 92262

City Council Members:
Rick Hutcheson
Ginny Foat
Paul Lewin
Chris Mills
City of Palm Springs
3200 E. Tahquitz Canyon Way
Palm Springs, CA 92262

Ms. M. Margo Wheeler, A.1.C.P.

Director, Department of Planning Services
3200 E. Tahquitz Canyon Way
Palm Springs, CA 92262

Patricia Brotman, M.D.
2920 E. Via Vaquero Rd.
Palm Springs, CA 92262
January 27, 2014

Proposed development on Baristo and Farrell

[ am a concerned property owner and member of the Los Compadres
Homes Association, an equestrian community comprised of homes
situated on the south side of Baristo and north side of Via Vaquero to
the east and west of Compadre. We are very proud of our community



and are fiercely protective of our neighborhood, properties and quality
of life. | was recently informed of a proposed development being
considered for the vacant lot on Baristo and Farrell that would build
some 186 residences, many two story multi-family complexes with
third story decks with only a 15 foot setback from the street. The
main entrance and exit is proposed to be at Baristo and Compadre,
which, frankly, is unacceptable. 1 have concerns about the density,
height and massing of this proposal. Further, | am concerned about
the traffic, and noise, adequate water supply and other impacts to the
environment. This is not a simple urban infill project and requires
proper and full evaluation.

The rule of thumb is 10 vehicle entries and exits per residence per
day - that would result in an estimated 1860 entries and exits on
Baristo - right in front of our homes! Assuming that the majority of
entries and exits occur between 7 am to 7 pm that would resultin 13
entries and exits (development related traffic) every 5 minutes. We
have 2 schools and a church 1.5 blocks from the corner of
Compadre and Baristo. Every morning and afternoon parents line up
and down Compadre to drop off and pick up children at these schools
resuiting in major traffic congestion daily along the Ramon-
Compadre-Baristo Corridor. We feel that the addition of the
development related traffic to the existing daily traffic congestion
would have an UNACCEPTABLE impact on our neighborhood. What
would the plan be to alleviate the traffic congestion? Widen the
streets? How would that impact our properties? Would the widened
street(s) impinge on our homeowners' properties or the
development's property? Would a traffic light be put in at Baristo and
Compadre? Baristo is an alternate route to the entrance of the airport
and the airport parking facilities. Traffic congestion on Baristo would
negatively impact access to the airport. This would have far reaching
ramifications that include having a negative impact on airport security.
Clearly a traffic study is warranted.

‘How are the water needs / requirements for this development going to
be met? Will a new well be dug to serve this development? Directly
across Baristo on Compadre our housing development has a
community well. | have concerns that digging a new well in such



close proximity to our community well would have a negative impact
on our water by usurping the water that supplies our well.

How is the Retention Water going to be handied for the proposed
development? Will storm drains be put in? Who would pay for these
storm drains to be installed? There are serious concerns that
retention water, if not properly handled, could pollute ocur ground
water resulting in pollution of our well water and our domestic drinking
water supply.

Has a complete Environmental Impact Report been made and how
can we access this report for review? | am also requesting access to
the official Traffic Study and Noise Study reports for this deveiopment
so the neighborhood can review them. | am also requesting access
to the Air Pollution Report for the proposed development that includes
the Mitigation Policy for PM10.

As a concerned homeowner | would greatly appreciate knowing, with
advanced notice, when all meetings pertaining to this issue will be
scheduled so that |, or my representative can arrange to attend such
meetings. :

Kindly acknowledge receipt of this letter.

Sincerefy,

flticei /B o it

Patricia Brotman, M.D.



Family Development Group, Inc.
73081 Fred Waring Drive
Palm Desert, CA 92260
(760) 776-8300

Affidavit

ase No.: 5.1046 PD 232 AMND and TTM 36689

Pasting Date: 1/7/2014

State of California, county of Riverside
Effective January 8, 2014
My name is Kimberly Guidry, and | am the Corporate Controller for Family Development, Inc.

{ hereby state that 3 signs have been placed on the subject property. One sign on each of the street
frontages: Tahquitz Canyon Way, Farrell Drive and Baristo Road.

Attached are the photographs of the on-site signs.

Mu;rﬁﬂm — : I"g'})“i

Sighatu?e : Date

RECEIVED
JAN 13 2014

R




m an att L Arnoid D. Kassoy

Of Counsel
" manatt | phelps | phillips Manatt, Phelps & Phillips, LLP
' Direct Dial: (310) 312-4314
E-mail: akassoy@manati.com

December 12, 2013 Clicnt-Matter: 13986-001
¥

Ms. M. Margo Wheeler, ALCP. ,
Director, Department of Planning Services

3200 E. Tahquitz Canyon Way
Palm Springs, CA 92262

Re: Concerns and Objections Regarding Plans for
Development of Vacant Land located at SE Corner of
Tahquitz Canyon Way and Farrell (to Baristo Rd.)

Dear Ms. Wheeler:

: I own the property located at 2915 E. Baristo Road, Palm Springs 92262 and I am

writing this letter on behalf of myself and the association of the 12 equestrian properties known
as Los Compadres Homes Association. We are all very concerned with and/or object to the
following aspects of the proposed development of the above referenced vacant land as presented
by Jul PS, LLC at the meeting for "Neighbors" on November 12, 2013 which you attended:

1. The density (186 homes) of the proposed development which is 30 more
homes than "Cunningham" development proposal.

2. The location of the primary entrance at the intersection of Baristo and
Compadres which was not the primary entrance for the aborted Cunningham development as
Vincent Barbato of Family Development mistakenly stated at the meeting. There are two
schools and a church just down the street on Compadres from Baristo Rd. The pnmary entrance
for the Cunningham development was on Louella off of Tahquite. Either Tahquitz or Farrell
would be more appropriate for the main entrance.

3. The impact on traffic on Baristo Road which is already heavy enough for
what is essentially a residential neighborhood.

4. The walls around the proposed development and the set back from the
street and sidewalks. :

11355 W. Olympic Boulevard, Los Angeles, Califormia 90064 Telephone: 310.312.4000 Fax: 310.312.4224
1942 N. Jameson Lane, #A, Santa Barbara, California 3108 Telephone: 805.845.3386
Albany | Los Angefes | New York | Orange County | Palo Alto | Sacramento | San Francisco | Washington, D.C.

311126518.1
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December 12, 2013
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5. The environmental impact of the proposed development.

We want to make sure our concerns are voiced and heard at every stage, step and
level of the process and that we receive notice of each and every opportunity to comment in
detail about the proposed development.

Thank you.

Yours singerely,

ARNOLD D. KASSOc

- of Counsel
Manatt, Phelps & Phillips, LLP

ADK:mt

cc: Bob Megissner
Dr. Pat Brotman

311126518.1



Decermiber 16, 2013

Mr. Ken Lyon

CITY OF PALM SPRINGS
3200 E. Tahquitz Canyon Way
Palm Springs, CA 92262

Re: lustification Letter Planned Development District
Dear Mr, Lyon,

As required, please find this Justification Letter to suppeort the approval of the Tentative Map for the
approximately 24-acre site located at the southeast corner of Tahquitz Canyon Way and Farrell Street in
Palm Springs (named: Juf). ~

PROJECT DESCRIPTION: ‘

Current Use: The site is currently undeveloped raw land. To the north of the site are several apartment
buildings offering primarily smail one and two bedroom units. To the east of the property are a small
business complex and the Sun Digf condeminium community built in the late 1970's. To the immediate
waest is the Paim Springs Mall and to the south are single family homes on large lots.

Past Entitlements: A Tentative Map for 156 detached condominiums was approved under the PDD
application by the City of Palm Springs. Due to the economic downturn, the site was never developed
by the owner and the map has since expired.

Proposed Use: Jul is a proposed gated residential community comprised of two different product types
- 114 attached condominiums and 72 single family detached homaes for a total of 186 homes. Included
in the community will be common area parks, connective walking paths, green belts and recreation
centers with pools.

INFORMATION:

In order to respond to market demands, two different product types will be offered at the site. The
condeminiums will be 6-Plex buildings with attached garages. Units will average approximately 1,550
square feet with a range of approximately 1,350 to 1,650 square feet. These 2 bedroom homes will
have great appeal to the many residents who are desirous of a low-maintenance lifestyle. The detached
homes will be on individual lots that are approximately 50° x 100'. These 3 bedroom homes are
contemplated to be a combination of single story and two-story homes averaging approximately 2,400
square feet with a range of approximately 1,900 to 2,700 square feet. These homes will appeal to
residents who are looking for the privacy and charm that a detached residence affords. Private rooftop
decks are a proposed option on all units provided that they do not exceed the 30" height restriction.

The design of the site is in accordance with what planning experts deem a transition plan. Thatis, if you
follow the product types in the surrounding area and through the site, you will find complete
congruence. The smaller apartments found outside the community transition o attached

. condominiums found within the northern portion of the community to the medium-sized detached

homes within the southern portion of the community transitioning to the larger homes found outside
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‘the community to the south. Therefore, with the existing surrounding residential and commercial uses,
thié design of Jul is compatible with the area and its current uses,

FINDINGS:

Neighbor Support: A meeting was held on November 12, 2013 at The Hard Rock Hotel in Palm Springs
inviting all residents living within close proximity of the subject property. Of the hundreds invited, 40
neighbors attended including members of the Homeowners Association Board of Sun Dial and many of
the residents living to the south of the property. This was an exceptional turn out for a meeting of this
type.

After a brief presentation.of the proposed map, an open “Questions-and-Answers” period was heid to
allow for neighbor feedback. Neighbors were very communicative of their concerns and, even more so,
of their desires for the property. All attendees were unanimous in thelr support of the community being
built as-they cited that the vacant land has been very problematic for them {crime, homeless, dumping,
blow sand, etc.). Noting traffic and security concerns, the neighbors were unanimous in their support of
having the community gated.

The Sun Dial HOA Board specifically requested an 8’ high wall between Sun Dial and Juland they did not
want to see any product built over the 30’ height restriction. The neighbors to the south were most
vocal about their desire to have the community gated and potential traffic issues mitigated by having at
least two ingress/egress points. At the end of the meeting, everyone in attendance was supportive of
the proposed community.

Market Support: A detailed market research report was conducted on behalf of Family Development by
the highiy reputable firm, Meyer’'s Research, LLC, Meyer’s objective was to identify the highest and best
use of the property. The study noted that the strongest sales efficiencies for the site were found In the
price range of $450,000 to $699,999. Furthermore, the study noted that all socio demographic data
indicated that the area is dominated by small household sizes and moderate incomes. Therefore, the
design, anticipated pricing and product contemplated for Jul is in congruence with the highest and
best use and is perfectly suited to respond to the noted market demand in the area.

Public Benefit: The building of Jul will provide the City of Palm Springs residents with public benefit by
being an environmentally responsible community as well as offering a public bike path along the
western border of the site, a beautiful parkway along Tahquitz Canyon Way and art in public places on
the southwest corner of the site.

In regards to environmental responsibility, the builder of Jul will agree to the following:
a). Energy Efficiency. All structures built within the community will demonstrate 10% or more energy
efficiency than the minimum required by California Building Code Title 24. Providing this feature will

reduce the impact that this community will have on City Resources as well as the environment.

b). Pre-wire for Photovoltaics. All homes will be pre-wired for solar energy to provide residents with a
more-affordable option-of adding solar power to their homes,
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c). SolarUpgrade. Inaddition to pre-wiring the homes, a focal solar energy company wil! be contracted
1o providé all homeowhers with the option of adding solar power to their homes. If allowed by the

lender, providing this option with the home gives the buyer the benefit of including the cost in their
maortgage payment.

d). Farrell Drive Bike Path. I addition to traditional sidewalk, a bike path for public use will be built
alohg the entire western berder of the site.

e). Tthuitz-.{:anyon Way Parkway. Considered the City’s scenic corridor, developing the subject site’s
property along Tahquitz Canyon Way will greatly improve the aesthetic appeal of the road as residents
drive to and from the Palm Springs International Airport.

f). Artin Public Places. With the approval of the City of Palm Springs, the builder will provide an
attractive public convergence paoint on the corner of Farrell Drive and Baristo Road. Included at this
high-profile corner will be a beautiful art sculpture that will be viewed by all visitors. The maintenance
of this area and the art piece will be borne by the Jul HOA.

We hope that you agree that when all factors are considered, the Juf site is in compliance with the
requirements of the City of Palm Springs for approval under the PDD application.

Thank you in advance for your consideration.

FAMILY DEVELOPMENT




Ken L!on

From: Vince Barbato <vincebpositive@gmail.com>
Sent: Tuesday, February 04, 2014 12:16 PM

To: Ken Lyen

Cc: Rudy C. Herrera

Subject: Jul Neighborhood Outreach

Ken,

Here are some of the key notes from the Neighborhood Outreach Meeting we held for Jul on November 12,
2013 at The Hard Rock Hotel:

1). We mailed invitations to over 300 of our neighbors to attend the event giving them approximately a two
week notice so that they could plan to attend if desired. Per the Public Notice requirement, these names were
collected as they were within a 500 foot radius of the site.

2). We held the event in the evening to accommodate anyone who had a normal work schedule.
2). We had 40 neighbors in attendance.

3). Every member of the Sun Dial.HOA Board of Directors attended (other than one).

4). Several members of the community of homes directly south of Baristo were also in attendance.

5). Our neighbors unanimously supported the build-out of the site. They noted that the vacant land is currently
a "magnet" for vagrants and crime and that the blow sand is a constant problem.

6). Our neighbors unanimously supported the concept of the community being a walled, gated community. In
fact, they specifically were opposed to it being "open" to the public.

7). When we offered to provide an Open Space/Park Area on the corner of Baristo and Farrell, they were
adamantly opposed fearing that it would attract further truancy and crime. They recommended that the Open
‘Space be positioned inside the walls. Reasons quoted were that it would help deter loitering (with the High
School caddy corner to us) and that it would raise our homes' values - which, in turn, would benefit them by
raising their values.

8). They all voiced approval of the concepts for the Single Family Detached Homes and the 6-Plexes.

- 9). The members of Sun Dial voiced the desire for us to build an 8' to 12" high wall between our commumty
and theirs rather than the 6' wall that we told them would most likely be requlred

If you would like any further information, please let me know.
‘Thanks,

Vince Barbato
(949) 283-5049
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Mr. Ken Lyon, Associate Planner

City of Palm Springs Department of Planning Services
3200 East Tahquitz Canyon Way

Palm Springs CA 92262

RE: City Planning Case Nos. 5.1046, PDD-232 AMND, TTM 36689

Dear Mr. Lyon:

Thank you for providing the Riverside County Airport Land Use Commission (ALUC) with a
copy of the Notice of Intent to Adopt a Mitigated Negative Declaration for this project, which
includes an amendment to Planned Development District 232 and a Tentative Tract Map.

ALUC's statutory responsibilities include review of proposals for amendments to general
plans, specific plans, zoning ordinances, and building regulations applicable within Airport
Influence Areas. This project is located within Airport Compatibility Zone E of the Paim
Springs International Airport Land Use Compatibility Plan (PSIALUCP).

The City of Palm Springs has not applied for, or received, a determination from this
Commission that its General Plan is consistent with the Compatibility Plan, as adopted in
2005. Consequently, pursuant to Section 21676.5(a) of the California Public Utilities Code,
this project is subject to ALUC review. Accordingly, please advise the applicant for this
project to submit this project to ALUC for a determination as to consistency with the Palm
Springs International Airport Land Use Compatibility Plan. Application forms are available at
www.rcaluc.org, click Forms.

On page 29 of the Draft Initial Study/Mitigated Negative Declaration, it is correctly stated that
the proposed project is located in Zone E, and that Zone E does not limit residential densities
or require open areas to be set aside. The discussion proceeds to state that “airspace
review is required only for objects greater than 100 feet in height.” However, this provision is
a Countywide criterion from Table 2A of the 2004 Riverside County Airport Land Use
Compatibility Plan. As stated in Footnote 15 to Table 2A, “this height criterion is for general
guidance.”

It is likely that the 100 foot number was selected based on the standard distances between
Zone E and runway locations applicable in most of the County's compatibility plans. The
PSIALUCP is distinctive in its allocation of properties within two miles of the runway to Zone
E. Unfortunately, the authors did not provide an airport-specific airspace review guideline
when formulating this Plan.

The true airspace review requirement is that notification to the Federal Aviation
Administration Obstruction Evaluation Service through Form 7460-1 is required for projects
when the elevation at the highest point (top of structures) would exceed the elevation of the
nearest runway greater than 3,200 feet in length by more than one foot for every 100 feet of
distance from the runway to that structure. '



AIRPORT LAND USE COMMISSION April 22, 2014

The elevation of the primary runway at Paim Springs International Airport at its southerly
terminus is 395.5 feet above mean sea level. If we assume that the project site is
approximately 3,000 feet from the runway, then any structure whose top point exceeds 425.5
feet in elevation above mean sea ievel would require such notice to the FAA. Based on an
approximate site elevation range of 412 to 424 feet above mean sea level, it would appear
that most structures at top point would exceed 425 feet in elevation above mean sea level
and would, therefore, require FAA notice.

Please note that the above is simply a rough estimate in regard to the site’s elevation and
distance from the runway. As part of our review, we would request that the applicant provide
a table specifying the distance to the nearest point of the runway, location of that nearest
point on the runway in relation to the southerly terminus, finished floor elevation, and building
height for each structure. We would then determine whether FAA notice is required for that
specific building. We would not issue a determination of consistency until the FAA review
process has been completed.

Please be advised that the FAA notification requirement is independent of ALUC action and-
whether or not an Airport Influence Area has been established pursuant to California state
law.

Thank you for the opportunity to provide comments. If you have any questions, please
contact John Guerin of ALUC staff at (951) 955-0982.

Sincerely,
RIVERSIDE COUNTY AIRPORT LAND USE COMMISSION

, Director

cc: Thomas Nolan, Executive Director, Palm Springs International Airport
ALUC Staff

YMLUCMIrport Case Files\Palm Springs\NOI Mit Neg Dec Case 5.1046, PDD-232 Amd, TR36689 - ltr to PIm Spygs.doc
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