PLANNING COMMISSION STAFF REPORT

DATE: October 8, 2014 PUBLIC HEARING

SUBJECT: WEST COAST HOUSING PARTNERS ON BEHALF OF THE OWNER
- THE ERIC BRANDENBERG SEPARATE PROPERTY TRUST FOR
APPROVAL OF A PLANNED DEVELOPMENT DISTRICT IN LIEU OF A
CHANGE OF ZONE, A MAJOR ARCHITECTURAL APPLICATION, AND
‘A TENTATIVE PARCEL MAP FOR DEVELOMENT OF 46 TWO-STORY,
SINGLE FAMILY DETACHED UNITS ON ROUGHLY 5.23 ACRES AT
THE SOUTHEAST CORNER OF NORTH PALM CANYON DRIVE AND
ALVARADO ROAD (CASE 5.1340 PDD 370 CUP, 3.3742 MAJ, TTM
36725) (ZONE C-1/RGA-6 / RESORT COMBINING ZONE). (APN’s 504-
074-001, 002 & 008) (KL)

FROM: Department of Planning Services

SUMMARY
The project is comprised of the following:

-+ A PDin lieu of a zone change. The PD is proposing:

o To change the zoning on the parcel from C-1 & RGA-6 to PD 370,

o To add 46 single family residences to the permitted uses for this parcel,

o To seek relief from the development standards of the underlying zone and
the R-1 zone standards in terms of lot size, lot coverage, lot dimensions,
setbacks and building height.

o To seek greater density from 6du/ac for RGA-6 to 9du/ac as proposed.

A Major Architectural Application seeking approval of the architecture and

landscape for the subject project.

e A Conditional Use Permit (via the PDD) for approval of condominium type
residential units in the Resort Combining Zone.

» A Tentative Tract Map (TTM) seeking to subdivide the roughly 5.23-acre parcel

~ into 46 lots, private streets, and common open space

e The applicant is seeking approval of both the preliminary and final PDD with this

submittal. ‘

RECOMMENDATION:

1. Open the public hearing and take testimony.
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ISSUES:

2. Close the public hearing and adopt the Mitigated Negative Declaration as an

adequate analysis of the project's environmental impacts under the guidelines of
the California Environmental Quality Act (CEQA).

. Adopt Resolution # , A RESOLUTION OF THE PLANNING
. COMMISSION OF THE CITY OF PALM SPRINGS, CALIFORNIA ADOPTING A

MITIGATED NEGATIVE DECLARATION UNDER CEQA, APPROVING
TENTATIVE PARCEL MAP TTM 36725, CASE 5.1340 PDD 370 CUP, A
PRELIMINARY AND FINAL PLANNED DEVELOPMENT DISTRICT IN LIEU OF
A CHANGE OF ZONE AND CONDITIONAL USE PERMIT FOR CONDOMINIUM
TYPE USES IN THE RESORT COMBINING ZONE, AND CASE 3.3742 MAJ, A
MAJOR ARCHITECTURAL APPLICATION FOR A PROPOSED GATED

- COMMUNITY COMPRISED OF 46 SINGLE FAMILY RESIDENTIAL UNITS ON

INDIVIDUAL LOTS, PRIVATE STREETS AND OPEN SPACE ON A ROUGHLY
5.23 ACRE SITE LOCATED AT THE SOUTHEAST CORNER OF NORTH PALM
CANYON DRIVE AND ALVARADO ROAD; (APN’'s 504-074-001, 002 & 008)
AND RECOMMENDING APPROVAL OF THE SAME BY THE PALM SPRINGS
CITY COUNCIL, SUBJECT TO CONDITIONS OF APPROVAL".

Gated development is prohibited by Policy CD14.6 of the General Plan.
Twenty-four foot wide (24’) private roadways with no provision for sidewalks are
inconsistent with the General Plan profile for private streets in PDD’s.

The proposed single family units do not conform to the minimum development
standards in terms of lot size, density, ot dimensions, lot coverage, setbacks,
and building height

The PDD seeks a density of 9 dwelling units per acre (du/ac) which is greater
density than permitted by the underlying RGA-6 zone (6 dufac).

The project would be enhanced with more guest parking that is better distributed
throughout the project for pool service vehicles and visitors. _
The long, visually monotonous rows of garage doors facing internal private
streets would be reduced slightly by turning the garage access 90 degrees at the
units on the corner lots, angling the units, or both.

Widening the distance between homes from five feet to ten feet would enhance
the sense of open space within the development.

Requiring pedestrian gates at all yards adjacent to public streets would enhance
connectivity with the surrounding community.

Providing fully enclosed conditioned accessory structures with the capability of
serving as true “live’/work” units at all back yards facing Palm Canyon Drive
would provide a better buffer from the traffic noise on Palm Canyon Drive.
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BACKGROUND:

The site is comprised of three vacant parcels totaling roughly 5.23 acres. It is located
on the north side of the City in a developed area with a scattering of vacant parcels.
Existing development in the vicinity is mostly low density single family residential units
with some commercial and small hotel uses along Palm Canyon Drive. The site is
generally flat, sloping downward from west to east with a scattering of scrub vegetation.

The applicant is proposing a gated development with 46 two-story, detached single
family residential units on small lots each with its own private swimming pool and two-
car garage. The development is proposed to take vehicular access off Alvarado with a
second egress only / emergency access point proposed onto De Anza Road. The
development is proposed with private streets and common open space. Eight (8) of the
homesites backing ontc North Palm Canyon Drive are proposed with accessory
structures that could be used as a guest unit, pool cabana, or home office. Two other
homesites within the development are shown as having optional accessory structures
also.

- The project has frontage on North Palm Canyon Drive which is a major thoroughfare on
the City’s General Plan Circulation Plan, Alvarado Road, which is a local street and De
Anza which is a collector street.

The architecture of the proposed homes is contemporary and is comprised of simple
rectilinear volumes painted in neutral tones with highlights of orange, blue and yellow
accent colors.

ANALYSIS:

The project is evaluated for consistency / conformity with the 2007 General Plan, the
Municipal Code and the Zoning Code.

ickie O'Neal's Restaurant; Notices maﬂed to the
following Neighborhood Organizations: Chino Canyon NO, Racquet Club West NO,
Desert Highland Gateway Estates Community Action Association, Racquet Ciub
Estates NO.

AAC reviewed the prOJect and voted 5-0-1-1 (Song abstalned Secoy-Jenson absent)
recommending approval of the project by the Planning Commission as proposed and
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appointed a subcommittee (Purnell/Fredricks/Cassidy) to review the final landscape
submission at plan check.

Site (MU) Mlxed Use / Multl Use C-1/ RGA- 6 / Resort Vacant
Combining Zone
North MU C-1/RGA-6 / Resort Vacant / Single Family
Combining Zone Residential
South MU PD Neighborhood Shopping
Center
East LDR (Low Density RGA-6 Single & Multi Family
Residential (4-6 du/ac) Residential
West MU C-1 Vacant/Commercial
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Specific Plan

| Design Plan None
Airport Overlay YES Parcel lies within Zone E of the Airport Land Use
Compatibility Master Plan. {see portion of map attached).!

indian Land No

THE SITE IN THE “E” ZONE.

TABLE 9: General Plan

Land Use Designation: Mixed- 0.5 FAR /15 du/ac (up | 9dufac Yes
Use / Multi-Use (“Artist Colony") to 30 du/ac w/PDD)
Mid-block residential Goal CD20 Mid block resid. w/ | Yes

accessory live work
along Palm Canyon

Gated Communities CD14.6: Prohibited Gated requested No
Pedestrian-oriented Design CD19.7 Sidewalks, No sidewalks, Partially
shade trees, sitting £ommon open space
areas

! 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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Well-connected communities cD22.7 Corner “oasis’, Partially
w/pedestrian and bicycle design perimeter walls, no
sidewalks
Minimum 28 foot street width in Page 4-5 Circulation 24 feet No
private developments Element

TABLE 10: Zoning

Permitted Uses: Single family residential units are permitted in the RGA-6 zone subject to the R-1-C
development standards. Single family residential is prohibited in the C-1 zone. The PDD has been
submitted in lieu of a change of zone to seek City approval of single family residential units with
development standards that differ from the City's R-1 standards with smaller lots, reduced minimum

setbacks, greater lot coverage and height.

Development Standards:

Lot standards for RGA-6 are noted. SFR's in the RGA-6 zone are to conform to
the R-1-C standards. The project is evaluated against both standards.

C-1 20,000 SF Vary between 2,775sf and 4,422sf, Requires
| RGA-6: 2 acres average approximately 3,100 sf approval of
R-1-C: 10,000 SF PDD to
comply
RGA-6: 165ft 28ft average Requires
| R-1-C: 100ft approval of
< PDD to
comply
| RGA-6: 165ft 110ft average Requires
R-1-C 100ft approval of
PDD fo
comply
RGA-6: 151, 24ft & 2 24ft and 2 stories Requires
1 stories provided bldg.. approval of
1 areas over 151t in height PDD to
NTE 50% of enclosed comply No,
1 ground floor area per PDD
{ R-1-C: 1 story and 18it
RGA-Bdufac 9 dufac Requires
R-1-C: 4du/ac approval of
PDD to
comply No,
per PDD

| RGA-6: 25t

| At driveways: vary from 5ftto 8ft | Requires
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| R-1-C: 25ft to face of garage approval
: of PDD to
comply
No, per
PDD
RGA-6:10% of lot width, 20% on | 6ft between two story Requires
| street side yards residences.{Avg 3ft to common approval
R-1-C 10ft; 20ft on comer lot side PL) Oft at casita, 0 ft atone | of PDD fo
S side of homes. comply
.| RGA-6:20ft 5.5t at casitas, Vary between 256 | Partially
| R-1-C: 151t and 35ft in most instances
RGA-6: 50% usable landscaped | Usable open space: varies Requires
open space between 45 and 55% approval
R-1-C: 35% lot coverage (65% of PDD to
| open space} comply
- No, per
. PDD
| PerPSZC 93.07.02 Per PSZC 93.07.02; 2 provided | Yes
Per PSZC 93.06: In PDDs:; 3 2 covered spaces are provided Yes

bdrm units require 2.25 spaces

or 104 spaces for the units, plus
guest parking 1 space for every
{ 4 units, or 12 spaces; total 116
| Spaces required

with each of the 46 units (96
spaces) +. 21 guest parking
spaces are proposed; total 117
spaces

Discussion of Public Benefit:

Pursuant the City Council 2008 policy on Public Benefit on Planned Developments, the
applicant is to propose some form of public benefit “proportional to the nature, fype and
extent of the flexibility granted from the standards and provisions of the Palm Springs
Zoning Code” and may only be considered a public benefit “when it exceeds the level of
improvement needed to mitigate a project’s environmental impacts or comply with
dedication or exactions which are imposed on all projects such as Quimby Act, public

art fees utility undergrounding, efc.”

The applicant has proposed

* “An oasis for pedestrians and bicyclists” at the corner of North Palm Canyon

Drive and Alvarado Road.

It features landscaping, a bike rack, seating area, a
bicycle “fix-it" station, and a drinking fountain.

* The project itself, creating a buffer from Palm Canyon and the prevailing winds
and the residents to the east, added residents, increased property values, short
term construction-related employment and other items as outlined in the attached

Justification letter.
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Staff believes the level of deviation sought through the PDD application is not
proportionate to the degree of relief being sought via the PDD.

Analysis of the project against Zoning Code Section 94.04 {Architectural Review):

The application includes a Major Architectural Application (Case 3.3742 MAJ) which
articulates in detail the architecture and landscape architecture for the proposed project.
The AAC recommended the final landscape plan be reviewed by an AAC subcommittee
at the time of submission for plan check / building permit for a more detailed review of
~ plant types, quantities, and location.

PSZC 94.04.D. Planning Commission Architectural Advisory Committee Review
Guidelines.

The planning commission architectural advisory committee... ... examined the material
submitted with the architectural approval application and specific aspects of design 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:

L
e aliation

1 Does the proposed Partially The proposed project provides mostly three
development provide a bedroom homes on small lots.
desirable environment for its The space between the homes is quite narrow
occupants? compared to their height.

Back yards are small and A/C condensing units
and pool pumps will likely cause noise impacts.
Back yards facing Palm Canyon may also be

quite noisy.

2 s the proposed development Existing development in the project vicinity is
compatible with the character of | Partially mostly larger single family detached units on
adjacent and surrounding larger lots. Architectural styles are eclectic.
developments?

3 Is the proposed development of The 46 homes are all “shed-roofed” two story
good composition, materials, Partially structures clad in stucco with blue, yellow and
textures, and colors? ‘ orange accent colors. The units are repetitive in

their massing. The color variation helps reduce
the monotonous appearance. Some units are
staggered on the lots to attempt to break up the
monotony of the wall of garage doors, but this is
limited in its success,
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Site layout, orientation, focation The units are extremely close to one another
of structures and retationship to creating “canyon like" space between at the front
one another and to open spaces | Partially entries.
and topography. Definition of Due to the very small lot sizes, open space is
pedestrian and vehicular areas; fimited at each home and there is virtually no front
i.e., sidewalks as distinct from yard due to the placement of the 2-car garages.
parking lot areas There is no separation of pedestrian and
vehicular movement, since sidewalks have not
been provided.
Back yards are nicely oriented toward views,
however back yards facing Palm Canyon will
likely have un-mitigatable road noise.
The sides of several end units are only a foot or
two from the private roadways.
The units along the east-west private street would
be enhanced by providing guest parking in closer
proximity to these units.
Harmonious relationship with The units in the proposed development are very
existing and proposed adjoining repetitive, despite the introduction of various color
developments and in the context | No combinations. Architecture in the surrounding
of the immediate neighborhood is mostly traditional ranch style
neighborhood/community, homes with clay tile roofs. The architectural style
avoiding both excessive variety of the units in the proposed development is
and monotonous repetition, but modern.
allowing similarity of style, if
warranted
Maximum height, area, setbacks Single Family Homes are a permitted use in the
and overall mass, as well as No RGA-6 zone, subject to the standards of R-1-C.
parts of any structure (buildings, The proposed homes do not conform and the
walls, screens, towers or signs) PDD is proposing its own set of development
and effective concealment of all standards in terms of lot size, setbacks, lot
mechanical equipment goverage, open space, and height.
Building design, materials and The buildings utilize neutral colors complementary
colors to be sympathetic with Conforms | of the desert surroundings with lively accent
desert surroundings colors.
Harmony of materials, colors The proposed materials, colors and other
and composition of those components of the buildings are very basic in
elements of a structure, Conforms | appearance, but lively accent colors help reduce
including overhangs, roofs, and the repetitiveness of the unit volumes.
substructures which are visible
simultaneously
Consistency of composition and There is consistency in the composition and
treatment Conforms | treatment of the buildings as proposed.
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10 | Location and type of planting, The proposed landscape plans are consistent
with regard for desert climate with desert appropriate trees and plants.
conditions. Preservation of Conforms

specimen and landmark trees
upon a site, with proper
irrigation to insure maintenance
of all plant materials

11 Signs and graphics, as Signs wilt be submitted under a separate
understood in architectural N/A application.
design including matetials and
colors;

In addition to the guidelines of PSZC 94.04, staff offers the following recommendations
to enhance the project's livability and integration into the surrounding community. The
Planning Commission may choose to include any of these recommendations as
conditions of approval of the project.

Provide at least ten feet between the sides of units.

Revise the streets to include sidewalks on at least one side on private streets.
Revise the widths of the private streets to conform to the General Plan.

Require accessory “live/work” units at all yards that back onto Palm Canyon
Drive as noise buffers and to provide more opportunities for home-based
businesses and provide more architectural variety in the street-facing facades of
these units.

5. Provide shade structure and individual seating (not benches) at the comer
“oasis”.

6. Revise the configuration of end units at street corners turning the garage door
orientation to the side to relieve the long monotonous row of garage doors facing
the private streets.

7. Provide pedestrian gates at all rear yards facing a public street to interconnect
the development with the surrounding community.

8. Develop a design for shade structures in the back yards that integrates with the
architecture of the complex that buyers could include as a purchase option.

8. Angle and stagger more of the units on the lots similar to units 15 through 18 to
reduce the long flat plane of garage doors facing the streets.

10.Relocate pool equipment and air conditioning condensing units to roofs or side
yards to reduce noise impacts of this equipment on the small back yards.

- 11.Provide more guest parking better distributed through the project for service
vehicles and guests.
12.Design active gathering, event and play areas in the common open space within
the development that the community could use for programmed activities
(examples might be a defined dog walking area, volley ball, bocce or horseshoe

couri(s), picnic area and/or shade shelter, and/or small community “coffee hut’
similar to that provided in the “SOL" development.)

HwN =
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Analysis of the project for conformity with Section 94.03.00.C (Planned Development

Property Development Standards)

“The planning commission and the city council shall establish a full range
of development standards appropriate to the orderly development of the
site which shall include the following:”

1. Building heights shall conform to the requirements of the underlying
Zoning district.

The RGA zone denoctes that “...buildings and structures may have a height not to
exceed twenty-four (24) feet and two (2) stories; provided that, the second story and the
area of the buildings with a height over fifteen (15) feet does not exceed more than fifty
(50) percent of the enclosed ground floor area. The purpose of this section is tfo provide
a variety of building heights for design purposes. All buildings that exceed fifteen (15)
feet in height or one (1) story shall be set back from all property lines a distance equal
fo or greater than its height and shall be set back from all single-family zones a
minimum of two hundred (200) feet.”

The project proposes two story, single family homes with zero side yard setbacks and
roughly six feet between structures and thus does not conform.

2. Parking and loading requirements shall be subject to the requirements
of Sections 93.06.00 and 93.07.00, respectively. The planning commission
and the city council may modify such requirements based upon the
submittal of a specific parking plan.

Single family homes require two covered parking spaces. Guest parking is required at a
ratio of one space for every four units. The project proposes 64, two-car garages for
each unit and twenty-one (21) guest parking spaces and thus conforms.

3. Front yard setbacks compatible with the existing or pofential
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 fo
the proposed PD. Nonperipheral areas of the PD shall not be subject to
this requirement but shall be determined by approval of the preliminary
development plan by the planning commission.

The project proposes front yards of roughly five feet while surrounding residential
- development has 25 foot front yards, however setbacks at the perimeter of the project
roughly proportionate to those of the surrounding development and thus conforms.
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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, profect
and enhance the properties adjacent fo a proposed PD. Nonperipheral
areas of the PD shall not be subject to this requirement but shall be
determined by approval of the preliminary development plan by the
planning commission.

The project proposes roughly twenty-eight foot wide lots, while the surrounding
development is comprised of lots ranging from roughly 7,500 square feet to over 10,000
square feet and with typical 75 to 100 foot frontages, and thus does not conform.

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, unless otherwise approved by the planning commission
and city council. Recreational areas, drainage facilites and other man-
made structures may be considered to meet a part of the open space
requirements.

- a. Protection of natural landscape features such as watercourses,
hillsides, sensitive land area, existing vegetation, wildlife, unique
fopographical features, and views shall be encouraged. Open spaces shall
be integrated into the overall design of the project.

.b. Open space for commercial, industrial and mixed uses shall be
determined by the development plan approved by the planning
commission and city council.

The project site is surrounded by various zones with open space varying from 35% for
R-1 areas to 50% usable open space required for RGA-zoned areas. The proposed
open space on each individual lot varies between 41% and 63%. In addition there are
common open space areas at the perimeter of the project as well as within the
perimeter walls. Staff believes the project conforms to this development standard.

FINDINGS:

The project was evaluated against the findings for the Planned Development District in
lieu of Change of Zone pursuant to PSZC 94.03 and 93.07 (Zone Change) and for the
~ Tentative Tract Map pursuant to Municipal Code Section 9.62 (Maps), and the Resort

Combining Zone pursuant to PSZC 92.25.00 and 94.02 (Conditional Use Permit) as
follows:
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Planned Development in lieu of Change of Zone Findings:

The commission in recommending and the council in reviewing a proposed change of
zone, shall consider whether the following conditions exist in reference fo the proposed
zoning of the subject property:

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 fo 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 proposed project is located in the Mixed-use / Multi-use land use designation of the
General Plan. This designation allows residential uses to a maximum density of 30
du/ac. The project proposes roughly 9du/ac and thus conforms in terms of density even
though the proposed density is 50% greater than the underlying RGA-6 zone.

The General Plan notes that the Mixed-use / Multi-use designation "...should promote
civic activity, define neighborhood character, and provide places for people to meet and
socialize, enhancing the area’s overall qualily of life. These areas are intended lo
provide services and distinct gathering places and activity centers for surrounding
. neighborhoods and businesses.”

The General Plan also notes for this specific Mixed Use area (called “Artist Colony”}:
"Overall, the northern end of the City lacks distinct gathering places, with residents and
businesses relying mainly upon Downtown to serve this need. The Artist Colony
provides opportunily to introduce housing along Palm Canyon Drive and to provide
much-needed neighborhood-serving commercial uses and gathering spaces.”

Staff believes the proposed project is limited in its success at promoting civic activity,
and in providing places for people to meet and socialize. Aside from the smali
accessory structures that face Palm Canyon that might be used as home-based
businesses, the project does little to provide “much needed neighborhood serving
commercial uses”. The project proposes a gated community that separates itself from
the existing surrounding neighborhood. The project turns back yards toward the public
streets, provides no internal sidewalks and creates a “wall of garage doors” facing the
internal private streets instead of porches, yards, or other architectural features that
would promote more “eyes on the streets” and that might encourage community
interaction. The small “oasis” for bicyclists at the corer of Palm Canyon Drive and
Alvarado provides little in the way of amenities to encourage civic activity, or community
gathering. Aside from the perimeter walls and narrow strips of landscaping, places that
would contribute to creating an appealing “character” for this neighborhood are lacking
in this proposal, however many of staff's recommendations would address many of
these issues and enable the project to be deemed consistent with this finding.
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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 proposed project is located in the C-1/RGA-6 Zones with the Resort Combining
Zone Overlay. The PDD is proposed to change the split zoning to a single residential
zone with its own unique development standards. The project considerably more dense
than the existing large lot, single family development in the vicinity of the project,
however the residential uses proposed are suitable and similar to the residential uses in
the vicinity. Although the project has frontage along Palm Canyon Drive, it is suitable
and appropriate that vehicular access to the project is proposed from the adjacent
collector street rather than Palm Canyon Drive. Thus the project conforms to this
finding.

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

Proposing residential uses for the subject site is appropriate given that the general
development pattern in the vicinity is also residential. The General Plan promotes the
concept of “Mid-block residential”’, which encourages clustering of commercial / retail
uses at the major intersections within walking distance to residential areas, rather than
as a long commercial strip that relies more heavily on vehicular movement. The project
conforms to this finding.

Resort Combining Zone Findings (PSZC Section 92.25,00):

The “R” resort overlay zone is intended primarily to provide for accommodations and
services for tourists and visitors while guarding against the intrusion of competing land
uses.

The Resort Combining Zone runs along Paim Canyon Drive for nearly its entire length
through the City and aligns on the subject site roughly along the boundary between the
C-1 and RGA-6 zones. As noted, it is intended to protect the City’s “main street” from
uses that would detract from the tourist resort nature of the City. The single family
residential (SFR) units in the proposed project are a prohibited use in the underlying C-1
. .zone, thus approval of the PDD in lieu of a Change of Zone is necessary to establish
them as a permitted use.
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" PORTION OF ZONING MAP
THE RESORT COMBINING ZONE IS THE AREA BETWEEN THE ROWS OF DOTS
AND ALIGNS ROUGHLY WITH THE COMMERCIAL / MULTI-FAMILY ZONES
ALONG BOTH SIDES OF PALM CANYOND RiVE

The zoning code notes that:

Uses shall be as provided in the underlying zone with which the “R” zone
is combined, except that:.. All multiple-family dwellings (including, but not
limited to, apartments, group housing projects, boarding and lodging
houses, and condominiums) shall be permitted only by conditional use
permit (CUP).

The proposed development wili have a Homeowners Association (HOA) that will
function much like a condominium association to maintain the common areas of the
development. As such the project is evaluated against the findings for a CUP herein?
and the resort combining finding as follows:

- Such permit is subject to the planning commission making findings that
the proposed use is compatible with its surroundings and that the site in
question is not appropriate for other uses allowed by right within the
underlying zone.

The proposed use, single family units on individual lots within a gated community is
‘compatible with the surroundings in the vicinity which are also mostly residential in
character. The scattering of commercial uses along this segment of Palm Drive are
mostly local-serving businesses and a few older small hotels. The underlying C-1 zone
would allow commercial uses, but continuing a pattern of a long string of commercial
uses along Palm Canyon is not consistent with the General Pian vision of concentrating

2 Pursuant to PSZC 94.02.00.A.4 (CUP); the CUP may be incorporated into the PDD without the need for
a separate application. Thus the CUP findings of PSZC 94.02 and the Zone Change findings of PSZC
- 93.07 are both evaluated as integral parts of the PDD application.
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commercial uses at major thoroughfares to encourage community gathering and less
reliance on vehicular trips. Staff believes the proposed project is consistent with this
finding.

Conditional Use Permit Findings:

In addition to the findings for the PDD in lieu of a change of zone (from PSZC Section
93.07), the PDD incorporates the findings of the CUP (PSZC 94.02.00) for condominium
uses in the Resort Combining Zone as follows:

The commission shall not approve or recommend approval of a
conditional use permit unless it finds as follows:

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

The proposed single family residential use is permitted in the RGA-6 zone subject to the
R-1-C standards. The Zoning Code allows deviations in these standards via approval of
a PDD. The project proposes a PDD in lieu of a change or zone, with unique
development standards for single family uses. With approval of the PDD, the project is
-consistent with this finding.

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

Development of the subject site with single family uses is desirable as a means of
bringing a variety of housing choices to the community. The project is consistent with
the General Plan Mixed Use / Multi Use land use designation in terms of density and
with policies of the General Plan that encourage mid-block residential along major
thoroughfares. The residential uses are not detrimental to existing or future uses
because the primary zoning and general plan land use designation for most areas in the
vicinity of the project are also residential in nature. The project therefore conforms to
this finding.

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

| The roughly 5.23-acre site is proposed with 46 single family dwelling units on small lots.
With the approval of the PDD in lieu of a change of zone, the City would be establishing
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the PDD as a separate zone with its own unique development standards and the project
~ would be deemed in conformance with this finding.

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

The project proposes to take vehicular access off Alvarado Road which is a local street
and emergency access from De Anza which is a collector. This arrangement is
appropriate for carrying the type and quantity of traffic generated by the proposed use
and thus the project conforms to this finding.

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

A set of draft conditions of approval are proposed and attached to this staff report as
Exhibit “A”.

Tentative Tract Map Findings;

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

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

The TTM proposes individual residential lots with open space, common area and private
streets. The proposed density is within the range specified by the Mixed-use / Multi-use
General Plan land use designation. The project proposes private streets that are not
consistent with the General Plan, however a condition of approval requiring street
configuration consistent with the General Plan is included that if approved, the project
would be consistent with this finding. No specific plans are associated with the subject
property.

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

The proposed project design and improvements are generally not consistent with the C-
1 / RGA-6 zone in which the property is located. The PDD in lieu of a zone change
proposes single family uses not otherwise permitted in the underlying C-1 zone and a
set of development standards unique to this development with smaller lot area, lot
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dimensions, greater lot coverage and building height that otherwise pemitted for SFR’s
in the RGA zone. The PDD also proposes density that is greater than the maximum
allowable for the RGA-6 zone. With the approval of the PDD in lieu of a change of
zone, the project will be consistent with this finding.

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

The project site will be graded to accommodate the proposed development. Site
modifications include new private driveways to individual residential lots. Each lot is
proposed to accommodate a two-story residence. A total of 64 residences are
proposed on the 5.23-acre site. The site has adequate vehicular access with primary
access taken from Alvarado Road, a local street, and emergency access onto De Anza
Road which is a collector street. The General Plan EIR studied projected traffic and
service levels on the surrounding network of public streets and the project density at
roughly 9du/ac is less than the maximum allowed for the Mixed-Use / Multi-use
designation and thus the site is physically suited for this type of development.

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

The General Plan Mixed-Use / Multi-Use Land Use designation in which the project is
sited allows up 30 du/ac with approval of a PDD. The underlying RGA-6 zone allows 6
du/ac. The PDD in lieu of a change of zone proposes roughly 9du/ac; a density greater
than the underlying zone, but less than the maximum allowable by the General Plan. With
approval of the PDD as a change of zone, the project would be consistent with both the
General Plan and Zoning in terms of suitability for the proposed density.

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

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

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

 The de8|gn0f the proposed subdivision includes connections to all public utilities including
water and sewer systems. The layout of intemal private streets provides access to each
lot. No serious public health problems are anticipated.

g. The design of the subdivision or type of improvements will not conflict with
easements, acquired by the public at large, for access through or use of the
property within the proposed subdivision.
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There are no known public easements across the subject property; therefore the design of
the subdivision will not conflict with easements for access through or use of the property.
Any utility easements can be accommodated within the project design.

ENVIRONMENTAL ANALYSIS:

The proposed development is a project as defined by the California Environmental
Quality Act (CEQA). An initial study was conducted which considered all required
CEQA issues, including but not limited to air quality, traffic, land use compatibility and
hydrology. and the analysis was available for public comment for a 20-day period from
September 3, 2014 to September 23, 2014. Public comment letters were received
which are attached to this staff report. Through the public comment period, no new

" information was found that would require recirculation or further analysis of the project's

impacts under CEQA. A Mitigated Negative Declaration is proposed. The owner has
agreed in writing to implement all of the required mitigation measured identified.

NOTIFICATION

A public hearing notice was mailed to all property owners and occupants within 500 feet
of the site and published in the local paper. Correspondence received is attached to

* this staff report.

Ken Lyon, RA Flinn Fagg, AICP LN
Associate Planner Director of Planning Services
Attachments:

Vicinity Map

Draft Resolution

Draft Conditions of Approval

Draft Mitigated Negative Declaration
Public Comment Letters

~Minute Excerpts of the AAC meeting of August 11, 2014 -

Applicant Justification Letter
Existing Site Photographs
Preliminary Architectural Plans, Sections, Elevations, Colors, Landscape Plan,

Perspective Images, and Tentative Tract Map
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CASE NO: DESCRIPTION: A PRELIMINARY AND FINAL PLANNED DEVELOPMENT

5.1340 PDD 370 CUP/TTM 36725/
3.3742 MAJ

APPLICANT:

West Coast Housing Partners on
behalf of The Eric Brandenberg
Separate Property Trust

DISTRICT IN LIEU OF A CHANGE OF ZONE, A CONDITIONAL USE PERMIT,
A MAJOR ARCHITECTURAL APPLICATION, AND A TENTATIVE TRACT MAP
PROPOSING A DEVELOPMENT OF 46 SINGLE FAMILY DETACHED UNITS
ON INDIVIDUAL LOTS, COMMON PRIVATE STREETS AND OPEN SPACE
ON A ROUGHLY 5.23 ACRE SITE LOCATED AT THE SOUTHEAST CORNER
OF NORTH PALM CANYON DRIVE AND ALVARADQO ((CASE 5.1340 PDD 370
CUP /3.3742 MAJ / TTM 36725). (APN'S 504-074-001, 002 & 008)




RESOLUTION NO.

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF PALM SPRINGS, CALIFORNIA ADOPTING A
MITIGATED NEGATIVE DECLARATION UNDER CEQA, AND
APPROVING TENTATIVE PARCEL MAP TTM 36725, CASE
5.1340 PDD 370, CUP; A PRELIMINARY AND FINAL
PLANNED DEVELOPMENT DISTRICT IN LIEU OF A CHANGE
OF ZONE, A CONDITIONAL USE PERMIT FOR
CONDOMINIUM USES IN THE RESORT COMBINING ZONE,
AND CASE 3.3742 MAJ, A MAJOR ARCHITECTURAL
APPLICATION FOR DEVELOPMENT OF A PROPOSED
GATED COMMUNITY COMPRISED OF 46 SINGLE FAMILY
RESIDENTIAL UNITS ON INDIVIDUAL LOTS, PRIVATE
STREETS AND OPEN SPACE ON A ROUGHLY 5.23 ACRE
SITE LOCATED AT THE SOUTHEAST CORNER OF NORTH
PALM CANYON DRIVE AND ALVARADO ROAD; (APN's 504-
074-001, 002 & 008) AND RECOMMENDING APPROVAL OF
THE SAME BY THE PALM SPRINGS CITY COUNCIL,
SUBJECT TO CONDITIONS OF APPROVAL

WHEREAS, West Coast Housing Partners, LL.C on behalf of the Owner, The Eric
Brandenberg Separate Property Trust submitted applications pursuant to Palm Springs
Zoning Code Section 84.03 & 93.07 (Planned Development, Zone Change) Section
94.04 (Architectural Review), Section 93.02 & 92.25.00 (Conditional Use Permit /
Resort Combining Zone) and Municipal Code Section 9.62 (Maps) seeking approval of
a Planned Development District in lieu of a Change of Zone, a Tentative Tract Map, and
a Major Architectural Application and a Conditional Use Permit via the PDD for
development of a gated community comprised of 46 two-story single family detached
units on individual lots, private streets, common open space and landscaping on a
roughly 5.23 acre site located at the southeast corner of North Palm Canyon Drive and
Alvarado Road (Case 5.1340 PDD 370 CUP / 3.3742 MAJ, TTM 36725) (APN’s 504-
074-001, 002 & 008); and

WHEREAS, on August 11, 2014, the subject project was reviewed by the City’s
Architectural Advisory Committee (AAC), which voted 5-0-1-1 (Song abstained, Secoy-
Jenson absent} to recommend approval of the project by the Planning Commission
subject to the condition that the applicant submit the final landscape plan to a
subcommittee- of the AAC (members Purnell/Fredricks/Cassady) for review and
recommendation of approval to the Planning Director prior to issuance of building
permits; and

WHEREAS, notice of a public hearing of the Planning Commission of the City of Palm
Springs, California to consider Case 5.1340 PDD 370, CUP / 3.3742 MAJ / TTM 36725
was given in accordance with applicable law; and
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WHEREAS, on October 8, 2014 a public hearing of the Planning Commission of the
City of Palm Springs, California was held in accordance with applicable law, and

WHEREAS, pursuant to the California Environmental Quality Act (CEQA), the proposed
development has been determined to be a project subject to environmental analysis
under guidelines of 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.

THE PLANNING COMMISSION HEREBY FINDS AS FOLLOWS:

Section 1. CEQA.

The project has been reviewed under the provisions of the California Environmental
Quality Act (CEQA). An initial study was conducted and the City concluded that the
project as proposed had the potential to cause significant negative impacts on the
- environment. The analysis included all required CEQA issues, including but not limited
to air quality, traffic, land use compatibility and hydrology. Mitigation Measures have
been proposed to reduce the project’s significant impacts to a less than significant level.
The CEQA analysis including a Notice of Intent (NOI) to adopt a Mitigated Negative
Declaration (MND) was made available for public comment for a 20-day period from
- September 3, 2014 to September 23, 2014. Public comment letters were received
which are attached to this staff report. Through the public comment period, no new
information was found that would require recirculation or further analysis of the project’s
impacts under CEQA.

The Planning Commission independently reviewed and considered the information
contained in the draft MND and NOI prior to its review of the proposed project, and the
draft MND reflects the City's independent judgment and analysis. The Planning
Commission finds, on the basis of the whole record before it, including the initial study
and comments received, that the project as proposed, including all required permits,
has the potential to cause significant impacts on the environment but the proposed
Mitigation Measures would reduce those impacts to a less than significant level.
Therefore the Planning Commission hereby adopts the Mitigated Negative Declaration
as a complete and adequate evaluation of the project pursuant to CEQA.

Section 2:  Findings for a Planned Development Dijstrict in lieu of a Change of Zone.
Pursuant to Section 94.03.00 (E) “Planned Development Districts” of the Zoning Code,
a Planned Development District in lieu of a Change of Zone (PDD) may be established
in accordance with the procedures required by Section 84.07.00. The proposed project
is evaluated against the findings as follows:




Planning Commission Resolution No. October 8, 2014
Case 5.1340 PDD 370 CUP / 3.3742 MAJ / TTM 36725 — "Alvarado” - Page3of 11

The commission in recommending and the council in reviewing a proposed change of
Zone, shall consider whether the following conditions exist in reference to the proposed
zoning of the subject property:

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 proposed project is located in the Mixed-use / Multi-use land use designation of the
General Plan. This designation allows residential uses to a maximum density of 30
du/ac. The project proposes roughly 9du/ac and thus conforms in terms of density.

The General Plan notes that the Mixed-use / Multi-use designation "...should promote
civic activity, define neighborhood character, and provide places for people to meet and
socialize, enhancing the area’s overall quality of life. These areas are intended fo
provide services and distinct gathering places and activity centers for surrounding
. neighborhoods and businesses.”

The General Plan also notes for this specific Mixed Use area (called “Artist Colony”):
"Overall, the northern end of the City lacks distinct gathering places, with residents and
businesses relying mainly upon Downtown to serve this need. The Artist Colony
provides opportunity to introduce housing along Palm Canyon Drive and fo provide
much-needed neighborhood-serving commercial uses and gathering spaces.”

As submitted, the proposed project is limited in its success at promoting civic activity,
and in providing places for people to meet and socialize. Aside from the small
accessory structures that face Palm Canyon that might be used as home-based
businesses, the project does little to provide "“much needed neighborhood serving
commercial uses”. The project proposes a gated community that separates itself from
the existing surrounding neighborhood. The project turns back yards toward the public
streets, provides no internal sidewalks and creates a “wall of garage doors” facing the
internal private streets instead of porches, yards, or other architectural features that
would promote more “eyes on the streets” and that might encourage community
interaction. The small “oasis” for bicyclists at the cormner of Palm Canyon Drive and
Alvarado provides little in the way of amenities to encourage civic activity, or community
gathering. Aside from the perimeter walls and narrow strips of landscaping, places that
would contribute to creating an appealing “character” for this neighborhood are lacking
in this proposal. The project could be conditioned to mitigate these concerns including
increased public and private gathering amenities, shade structures, pedestrian gates for
community connectivity, site plan and architectural enhancements that mitigate these
concerns to an acceptable level. With these conditions, the project conforms to this
finding. : :
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2. The subject property is suitable for the uses permitted in the proposed
zZone, in terms of access, size of parcel, relationship to simifar or related
uses, and other considerations deemed refevant by the commission and
council.

The proposed project is located in the C-1/RGA-6 Zones with the Resort Combining
Zone Overlay. The PDD is proposed to change the split zoning to a single residential
zone with its own unique development standards and to allow condominium type
residential in the Resort Combining Zone. The project considerably denser than the
existing large lot, single family development in the vicinity of the project, however the
" residential uses proposed are suitable and similar to the residential uses in the vicinity
and the density is well below the maximum allowable by the General Plan. Although
the project has frontage along Palm Canyon Drive, it is suitable and appropriate that
vehicular access to the project is proposed from the adjacent collector street that then
allows ftraffic to enter the major thoroughfare of Palm Canyon Drive at an established
~intersection. The project conforms to this finding.

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

Proposing residential uses for the subject site is appropriate given that the general
development pattern in the vicinity is also residential. The General Plan promotes the
concept of “Mid-block residential”, which encourages clustering of commercial / retail
uses at the major intersections within walking distance to residential areas, rather than
as a long commercial strip that relies more heavily on vehicular movement. The project
conforms to this finding.

Seclion 3: Resort Combining Zone Finding.

In addition to the above, required findings outlined in Section 92.25.00 requires that the
Planning Commission evaluate the project against the findings of the Resort Combining
Zone. The zoning code notes that:

Uses shall be as provided in the underlying zone with which the “R” zone
is combined, except that:.. All multiple-family dwellings (including, but not
limited to, apartments, group housing projects, boarding and lodging
houses, and condominiums) shall be permitted only by conditional use
permit (CUP).

The proposed development is proposed with 46 single family homes on individual lots
within a gated development with a Homeowners Association (HOA) that will function
much like a condominium association to maintain the common areas of the
‘development including landscape, private roadways walls and gates. As such the
project is evaluated against the resort combining finding and the findings for a
Conditional Use Permit as follows: :
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- The Resort Combining Zone Finding: Such permit is subject to the
planning commission making findings that the proposed use is compatible
with its surroundings and that the site in question is not appropriate for
other uses allowed by right within the underlying zone.,

The proposed use, single family units on individual lots within a gated community is
compatible with the surroundings in the vicinity which are also mostly residential in
character. The scattering of commercial uses along this segment of Palm Drive are
mostly local-serving businesses and a few older small hotels. The underlying C-1 zone
would allow commercial uses, but continuing a pattern of a long string of commercial
uses along Palm Canyon is not consistent with the General Plan vision of concentrating
commercial uses at major thoroughfares to encourage community gathering and less
reliance on vehicular trips. Thus, the Planning Commission has determined that the
proposed project is consistent with the finding of the Resort Combining Zone.

Section 4: Conditional Use Permit Findings:

The proposed single family homes have shared interest and ownership of the common
areas of the project and thus are deemed a form of condominium ownership.
Condominium uses proposed in the Resort Combining Zone require a Conditional Use
Permit. The CUP is submitted as an integral part of the PDD pursuant to PSZC Section
94.02.00.A.4. The project is evaluated against the findings of the CUP (PSZC
94.02.00) as follows:

The commission shall not approve or recommend approval of a
conditional use permit unless it finds as follows:

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

- The proposed single family residential use is permitted in the RGA-6 zone subject to
the R-1-C standards. The Zoning Code allows deviations in these standards via
approval of a PDD. The project proposes a PDD in lieu of a change or zone, with
unique development standards for single family uses. With approval of the PDD, the
project is consistent with this finding.

b. That the use is necessary or desirable for the development of the
community, is in harmony with the various elements or objectives of the
specifically permitted in the zone in which the proposed use is to be
focated;

Development of the subject site with single family uses is desirable as a means of
bringing a variety of housing choices to the community. The project is consistent with
the General Plan Mixed Use / Multi Use land use designation in terms of density and
with policies of the General Plan that encourage mid-block residential along major
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thoroughfares. The residential uses are not detrimental to existing or future uses
because the primary zoning and general plan land use designation for most areas in
the vicinity of the project are also residential in nature. The project therefore conforms
to this finding.

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

The roughly 5.23-acre site is proposed with 46 single family dwelling units on small lots.
With the approval of the PDD in lieu of a change of zone, the City would be establishing
the PDD as a separate zone with its own unique development standards and the project
would be deemed in conformance with this finding. '

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

The project proposes to take vehicular access off Alvarado Road which is a local street
and emergency access from De Anza which is a collector. This arrangement is
appropriate for carrying the type and quantity of traffic generated by the proposed use
and thus the project conforms to this finding.

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

A set of draft conditions of approval are proposed and attached as Exhibit “A”.

Section 5: Analvsis of the project against Zoning Code Section 94.04 (Architectural

Review):
The application includes a Major Architectural Application (Case 3.3742 MAJ) which is

reviewed against the City Architectural Guidelines as follows:

The planning commission... ... examined the material submitted with the architectural
approval application and specific aspects of design 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 was
evaluated based on consideration of the following:
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Does the proposed Part:ally The proposed project provides mostly three bedroom
development provide a homes on small lots.
desirable environment for The space between the homes is quite narrow compared
its occupants? to their height.
Back yards are small and A/C condensing units and pool
pumps will likely cause noise impacts.
Back yards facing Palm Canyon may also be quite noisy.
s the proposed Existing development in the project vicinity is mostly larger
development compatible | Partially | single family detached units on larger lots. Architectural
with the character of styles are eclectic.
adjacent and surrounding
developments?
Is the proposed The 46 homes are all “shed-roofed” two story structures
development of good Partially | clad in stucco with blue, yellow and orange accent colors.
composition, materials, The units are repetitive in their massing. The color
textures, and colors? variation helps reduce the monotonous appearance.
Some units are staggered on the lots to attempt to break
up the monotony of the walt of garage doors, but this is
limited in its success.
Site tayout, orientation, The units are extremely close to one another creating
location of structures and ‘canyon like” space between at the front entries.
relationship to one Partialy | Due o the very small lot sizes, open space is limited at
another and to open each home and there is virtually no front yard due to the
spaces and topography. placement of the 2-car garages.
Definition of pedestrian There is no separation of pedestrian and vehicular
and vehicular areas; i.e., movement, since sidewalks have not been provided.
sidewalks as distinct from Back yards are nicely oriented toward views, however
parking lot areas back yards facing Palm Canyon will likely have un-
mitigatable road noise.
The sides of several end units are only a foot or two from
the private roadways.
The units along the east-west private street would be
enhanced by providing guest parking in closer proximity to
these units.
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5 Harmonious relationship The units in the proposed development are very
with existing and repetitive, despite the introduction of various color
proposed adjoining No combinations. Architecture in the surrounding
developments and in the neighborhood is mostly traditional ranch style homes with
context of the immediate clay tile roofs. The architectural style of the units in the
neighborhood/community, proposed development is modern.
avoiding both excessive
variety and monotonous
repetition, but allowing
similarity of style, if
warranted

6 Maximum height, area, Single Family Homes are a permitted use in the RGA-6
setbacks and overall No zone, subject to the standards of R-1-C. The proposed
mass, as well as parts of homes do not conform and the PDD is proposing its own
any structure (buildings, set of development standards in terms of lot size,
walls, screens, towers or setbacks, lot coverage, open space, and height.
signs) and effective
concealment of all
mechanical equipment

7 Building design, materials The buildings utilize neutral colors complementary of the
and colors to be Conforms | deset surroundings with lively accent colors.
sympathetic with desert
surroundings

8 Harmony of materials, The proposed materials, colors and other components of
colors and composition of the buildings are very basic in appearance, but fively
those elements of a Conforms | accent colors help reduce the repetitiveness of the unit
structure, including volumes.
overhangs, roofs, and
substructures which are
visible simultaneously

9 Consistency of There is consistency in the composition and treatment of
composition and Conforms | the buildings as.proposed.
treatment

10 | Location and type of The proposed landscape plans are consistent with desert
pianting, with regard for appropriate trees and plants.
desert climate conditions. { Conforms

Preservation of specimen

| and landmark trees upon

a site, with proper
irrigation to insure
maintenance of all plant
materials
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11 Signs and graphics, as Signs will be submitted under a separate application.
' understood in N/A

architectural design
including materials and
colors;

Section 8: Findings for the Tentative Tract Map.

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

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

The TTM proposes individual residential lots with open space, common area and
private streets. The proposed density is within the range specified by the Mixed-use /
Multi-use General Plan land use designation. The project proposes private streets that
are not consistent with the General Plan, however a condition of approval requiring
street configuration consistent with the General Plan is included that if approved, the
project would be consistent with this finding. No specific plans are associated with the
subject property.

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

The proposed project design and improvements are generally not consistent with the C-
1 / RGA-6 zone in which the property is located. The PDD in lieu of a zone change
proposes single family uses not otherwise permitted in the underlying C-1 zone and a
set of development standards unique to this development with smaller lot area, lot
dimensions, greater lot coverage and building height that otherwise permitted for SFR'’s
in the RGA zone. The PDD also proposes density that is greater than the maximum
aliowable for the RGA-6 zone. With the approval of the PDD in lieu of a change of
zone, the project will be consistent with this finding.

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

The project site will be graded to accommodate the proposed development. Site
modifications include new private driveways to individual residential lots. Each lot is
proposed to accommodate a two-story residence. A total of 64 residences are
proposed on the 5.23-acre site. The site has adequate vehicular access with primary
access taken from Alvarado Road, a local street, and emergency access onto De Anza
Road which is a collector street. The General Plan EIR studied projected traffic and
service levels on the surrounding network of public streets and the project density at
roughly 9du/ac is less than the maximum allowed for the Mixed-Use / Multi-use
- designation and thus the site is physically suited for this type of development. :
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d. The site is physically suited for the proposed density of development.

The General Plan Mixed-Use / Multi-Use Land Use designation in which the project is
sited allows up 30 du/ac with approval of a PDD. The underlying RGA-6 zone allows 6
du/ac. The PDD in lieu of a change of zone proposes roughly 8du/ac; a density greater
than the underlying zone, but less than the maximum allowable by the General Plan.
With approval of the PDD as a change of zone, the project would be consistent with both
the General Pian and Zoning in terms of suitability for the proposed density.

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

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

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

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

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

NOW, THEREFORE, BE IT RESOLVED that, based upon the foregoing, the Planning
Commission hereby adopts the Mitigated Negative Declaration under CEQA and
approves Case 5.1340 PDD 370 CUP / 3.3742 MAJ / TTM 36725; a Planned
Development District in lieu of a Change of Zone, a Conditional Use Permit for
“"‘Condominium uses in the Resort Combining Zone, a Major Architectural Application
- and a Tentative Tract Map for development of a gated community of 46, two-story
single family residential units on individual lots, with private streets, guest parking,
common areas, landscaping and open space on a roughly 5.23-acre parcel located at
the southeast corner of North Palm Canyon Drive and Alvarado Road, (APN’s 504-074-
001, 002 & 008) subject to the conditions set forth in Exhibit A, and recommends
approval of the same by the City Council.
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ADOPTED this day of October, 2014.

AYES:
NOES:
ABSENT:
ABSTAIN:

ATTEST: CITY OF PALM SPRINGS, CALIFORNIA

Flinn Fagg, AICP
Director of Planning Services



RESOLUTION NO.
EXHIBIT A
CONDITIONS OF APPROVAL
Case 5.1340 PDD 370 CUP / 3.3742 MAJ / TTM 36725 - “Alvarado”

(Southeast corner of North Palm Canyon Drive and Alvarado Road)

{October 8, 2014)

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
(5.1340 PDD 370 CUP / 3.3742 MAJ / TTM 36725); 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 (August 5, 2014),
including site plans, architectural elevations, exterior materials and colors,
landscaping, and grading 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 Paim Springs Zoning Code.

Tentative Map. This approval is for Tentative Tract Map 36725 located at the
southwest corner of North Palm Canyon Drive and Alvarado Road, date
stamped June 11, 2014. This approval is subject to all applicable regulations
of the Subdivision Map Act, the Palm Springs Municipal Code, and any other
applicable City Codes, ordinances and resolutions.




ADM 6.

ADM 7.

ADM 8.

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 5.1340 PDD 370 CUP / 3.3742 MAJ / TTM 36725.
The City of Palm Springs will promptly notify the applicant of any such claim,
action, or proceeding against the City of Palm Springs and the applicant will
either undertake defense of the matter and pay the City's associated legal
costs or will advance funds to pay for defense of the matter by the City
Attorney. If the City of Palm Springs fails to promptly notify the applicant of
any such claim, action or proceeding or fails to cooperate fully in the defense,
the applicant shall not, thereafter, be responsible to defend, indemnify, or hold
harmless the City of Palm Springs. Notwithstanding the foregoing, the City
retains the right to settle or abandon the matter without the applicant's
consent but should it do so, the City shall waive the indemnification herein,
except, the City's decision to settle or abandon a matter following an adverse
judgment or failure to appeal, shall not cause a waiver of the indemnification
rights herein.

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

Time Limit on Approval. Approval of the (Planned Development District
(PDD) Tentative Tract Map (TTM) and Major Architectural Applications (MAJ)
shall be valid for a period of two (2) years from the effective date of the
approval. Extensions of time may be granted by the Planning Commission
upon demonstration of good cause.

Approval of this Conditional Use Pemit shall be valid for a period of two (2)
years from the effective date of the approval. Once constructed, the
Conditional Use Permit, provided the project has remained in compliance with

~ all conditions of approval, does not have a time limit.

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




ADM 9.

ADM 10.

ADM 11.

ADM 12.

ADM 13.

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

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

Maintenance of Outdoor Seating and structures at the Corner “Oasis”. Daily
cleaning and wash down of sidewalks for any outdoor seating areas will be
required.

CC&R’s The applicant prior to issuance of building permits shall submit a
draft declaration of covenants, conditions and restrictions (“CC&R’s”) to the
Director of Planning for approval in a format to be approved by the City
Attorney. These CC&R’s may be enforceable by the City, shall not be
amended without City approval, and shall require maintenance of all property
in a good condition and in accordance with all ordinances

-CC&R’s.




ADM 14.

ADM 15.

ADM 16.

ADM 17.

ADM 18.

CC&R'’s. Prior to recordation of a final Tentative Tract Map or issuance of
building permits, the applicant shall submit a draft declaration of covenants,
conditions and restrictions ("CC&R's") to the Director of Planning for approval
in a format to be approved by the City Attorney. The draft CC&R package
shall include:

a. The document to convey title

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

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

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

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

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 planned activities
which may occur in the public right-of-way.

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

Community Facilities District. The project will bring additional residents,
visitors and activities to the community that will potentially impact the needs
for public safety services beyond the City’s ability to provide such services:
and because such services, including police protection, criminal justice, fire
protection and suppression, ambulance, paramedic and other safety services,
and recreation, library, cultural services are near capacity, the City has
established a Community Facilities District to which this project shall be
annexed, subject to conditions of approval; and

Prior to recordation of the final map or, at the City’s option, prior to issuance
of certificate of occupancy, the developer agree to support formation of or
annexation into a Community Facilities District (CFD) to include the project




site. Developer further agrees to waive any right of protest or contest such
formation or annexation, provided that the amount of any assessment for any
single family dwelling unit (or the equivalency thereof when applied to multiple
family, commercial or industrial) as established through appropriate study
shall not exceed $500 annually per dwelling unit or dwelling unit equivalency
unit, subject to an annual consumer price index escalator. Prior to sale of any
lots, or prior to the issuance of any certificate of occupancy, or prior to any
approval of the Building Official that will allow the premises to be occupied,
the CFD shall be formed, the annexation thereto shall occur, or at the option
of the City Manager and Building Official, a covenant agreement may be
recorded against any affected parcel(s) with the project, evidencing the
Owner's binding consent, approval, and waiver of rights as provided in this
condition of approval.

ENVIRONMENTAL ASSESSMENT CONDITIONS

ENV 1.

ENV 2.

ENV 3.

ENV 4.

Coachella Valley Multiple-Species Habitat Conservation Plan (CVMSHCP)
Local Development Mitigation Fee (LDMF) required. All projects within the
City of Palm Springs, not within the Agua Caliente Band of Cahuilla Indians
reservation are subject to payment of the CVMSHCP LDMF prior to the
issuance of certificate of occupancy.

California Fish & Game Fees Required. The project is required to pay a fish
and game impact fee as defined in Section 711.4 of the California Fish and
Game Code. This CFG impact fee plus an administrative fee for filing the
action with the County Recorder shall be submitted by the applicant to the
City in the form of a money order or a cashier's check payable to the
Riverside County Clerk prior to the final City action on the project (either
Planning Commission or City Council determination). This fee shall be
submitted by the City to the County Clerk with the Notice of Determination.
Action on this application shall not be final until such fee is paid. The project
may be eligible for exemption or refund of this fee by the Califomia
Department of Fish & Game. Applicants may apply for a refund by the CFG
at www.dig.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 CEQA
Evaluation and summarized here as follows:

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

including clearing and grubbing, installation of utilities, andfor any




ENV 5.

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.

Cuitural 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.

a). A cultural resources inventory of the project area by a qualified
archaeologist prior to any development activities in the area is required.

b) A Native American Monitor(s) shall be present during all ground disturbing
activities including clearing and grubbing, excavation, burial of utilities,
planting of rooted plants, etc. Contact the Agua Caliente Band of Cahuilla
indian Cultural Office for additional information on the use and availability of
Cultural Resource Monitors. Should buried cultural deposits be encountered,
the Monitor shall contact the Director of Planning. After consuitation 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.

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

PLANNING DEPARTMENT CONDITIONS

PLN 1.

PLN 2.

Qutdoor _Lighting Conformance. Exterior lighting plans, including a
photometric site plan showing the project's conformance with Section
93.21.00 Qutdoor 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 and Chapter 11.06) of
the Palm Springs Municipal Code and all other relevant 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 Agricuitural Commissioner's Office prior to submittal.




PLN 3.

PLN 4.

PLN 5.

PLN 6.

PLN 7.

PLN 8.

PLN 9.

'PLN 10.

PLN 11.

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’s and
the City’'s Water Efficient Landscape Ordinances.

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

a. The project’s final landscape plan shall be submitted for review by the
AAC subcommittee (Purnell, Fredricks, Cassady) for recommendation for
approval to the Director of Planning prior to issuance of building permits.

Palm Tree Requirement. In accordance with Planning Commission
Resolution No. 1503, dated November 18, 1970, the developer is required to
plant Washingtonia Fillifera (California Fan) palm trees (14 feet from ground
to fronds in height) 60 feet apart along the entire frontage of Palm Canyon
Drive and/or Tahquitz Canyon Way median.

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
permit/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”. Such roofs
must have a minimum initial thermal emittance of 0.75 or a minimum SRI of
64 and a three-year aged solar reflectance of 0.55 or greater. Only matte
(non-specular) roofing is allowed in colors such as beige or tan.

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

periodically cleaned.

Screen Roof-mounted Equipment. Al 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.




PLN 12.

PLN 13.

PLN 14.

PLN 15.

PLN 16.

PLN 17.
PLN 18.

PLN 19.

PLN 20.

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 to 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 commercial/retail patrons
and owners. 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.

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.

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.

Open Space. Provide at least ten feet between the sides of units.

Provide Sidewalks. Revise the streets to include sidewalks on least one side.

Streets to conform to General Plan. Revise the w1dths of the private streets
to conform to the General Plan.

Live/Work Units on_all lots backing onto Palm Canyon Drive. Require
accessory “live/work” units on all yards that back onto Palm Canyon Drive as
noise buffers and to provide more opportunities for home-based businesses
and provide more architectural variety in the street-facmg facades of these
units.




PLN 21. Provide pedestrian gates at all rear yards facing a public street to
interconnect the development with the surrounding community.

PLN 22. Shade Structure Option for Buyers. Develop a design for shade structures in
the back yards that integrates with the architecture of the complex that buyers
could include as a purchase option.

PLN 23. Provide ‘smart controllers’ for all irrigation systems.

PLN 24. Pre-wire all units for photovoltaic rooftop units.

PLN 25. (add any additional conditions imposed by the Planning Commission or City

Council here)

POLICE DEPARTMENT CONDITIONS

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

BUILDING DEPARTMENT CONDITIONS

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

ENGINEERING DEPARTMENT CONDITIONS

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

ordinances.

STREETS

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

ENG 2. Applicant shall obtain State permits and approval of plans for any work

done on State Highway 111. A copy of an approved Caltrans
encroachment permit shall be provided to the City Engineer prior to the
issuance of any grading or building permits if there is any work being done
in the public right-of-way on State Highway 111.




- ENG 3.

ENG 4.

ENG 5.

ENG 6.

ENG 7.

ENG 8.

ENG 9.

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

ALVARADO ROAD

Construct a 6 inch curb and gutter, 20 feet south of centerline along the
entire frontage, with a 35 feet radius curb return and spandrel at the
southeast corner of the intersection of Alvarado Road and North Palm
Canyon Drive in accordance with City of Palm Springs Standard Drawing
No. 200 and 206.

Construct a 42 feet wide driveway approach in accordance with City of
Palm Springs Standard Drawing No. 201.

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

Construct a Type A curb ramp meeting curent California State
Accessibility standards at the southeast corner of the intersection of
Alvarado Road and North Palm Canyon Drive in accordance with City of
Palm Springs Standard Drawing No.212.

Construct pavement with a minimum pavement section of 2.5 inches
asphalt concrete pavement over 4 inches crushed miscellanecus base
with a minimum subgrade of 24 inches at 95% relative compaction, or
equal, from edge of proposed gutter to centerline along the entire
Alvarado Road frontage in accordance with City of Palm Springs Standard
Drawing No. 110. (Additional pavement removal and replacement may be
required upon review of existing pavement cross-sections, and to ensure
grade breaks of the pavement cross-section do not occur within a travel
lane.) If an alternative pavement section is proposed, the proposed
pavement section shall be designed by a California registered
Geotechnical Engineer using "R" values from the project site and
submitted to the City Engineer for approval,

All broken or off grade street improvements along the project frontage
shall be repaired or replaced.

DE ANZA ROAD

ENG 10.

Construct a 6 inch curb and gutter, 18 feet west of centerline along the
entire frontage, with a 25 feet radius curb return and spandrel at the
southwest corner of the intersection of Alvarado Road and De Anza Road
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ENG 11.

ENG 12.

ENG 13.

ENG 14.

ENG 15.

in accordance with City of Palm Springs Standard Drawing No. 200 and
206.

Construct a 24 feet wide driveway approach in accordance with City of
Palm Springs Standard Drawing No. 201.

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

Construct a Type A curb ramp meeting current California State
Accessibility standards at the southwest comer of the intersection of
Alvarado Road and De Anza Road in accordance with City of Palm
Springs Standard Drawing No.212.

Construct pavement with a minimum pavement section of 2.5 inches
asphalt concrete pavement over 4 inches crushed miscellaneous base
with a minimum subgrade of 24 inches at 95% relative compaction, or
equal, from edge of proposed gutter to centerline along the entire De Anza
Road frontage in accordance with City of Palm Springs Standard Drawing
No. 110. {Additional pavement removal and replacement may be required
upon review of existing pavement cross-sections, and to ensure grade
breaks of the pavement cross-section do not occur within a travel lane.) If
an alternative pavement section is proposed, the proposed pavement
section shall be designed by a California registered Geotechnical
Engineer using "R" values from the project site and submitted to the City
Engineer for approval.

All broken or off grade street improvements along the project frontage
shall be repaired or replaced.

NORTH PALM CANYON DRIVE (HIGHWAY 111)

ENG 16.

ENG 17.

ON-SITE

ENG 18.

Page 11 of 24

Contact the Director of Parks and Recreation to determine if the existing
palm trees, irrigation, and street lights along the North Palm Canyon Drive
frontage will have to be replaced in conjunction with this project.

All broken or off grade street improvements along the project frontage
shall be repaired or replaced.

The on-site layout of streets (or drive aisles) and parking spaces is subject
to further review and approval by the City Engineer. Adjustment of
proposed street alignments, and deletion or relocation of proposed parking
spaces may be required during review and approval of construction plans
for on-site improvements, as required by the City Engineer. Approval of




Conditions of Approval — October 8, 2014
Case 5.1340 PDD 370/ CUP / 3.3742 MAJ [ TTM 36725 — “Alvarado”

ENG 19.

ENG 20.

ENG 21.

the preliminary site plan does not constitute approva[ of the on-site layout
of streets and parking spaces as proposed.

The minimum pavement section for all on-site pavement (specify drive
aisles, parking spaces, etc.) shall be 2-1/2 inches asphalt concrete
pavement over 4 inches crushed miscellaneous base with a minimum
subgrade of 24 inches at 95% relative compaction, or equal. 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.

All on-site private streets (or drive aisles) shall be two-way with a
minimum 28 feet wide travelway (as measured from face of curb)
where no on-street parking is proposed.

On-site drive aisles (or parking lot) shall be constructed with curbs,
gutters, and cross-gutters, as necessary to accept and convey street
surface drainage of the on-site streets to the on-site drainage system,
in accordance with applicable City standards.

SANITARY SEWER

ENG 22.

ENG 23.

ENG 24.

ENG 25.

Page 12 of 24

All sanitary facilities shall be connected to the public (or private) sewer
system (via the proposed on-site private sewer system). New laterals
shall not be connected at manholes.

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

subject to separate review and approval by the Building Division.

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

Upon completion of the construction of public sewer lines, an as-built
drawing in digital format shall be provided to the City as required by the
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GRADING

ENG 26.

ENG 27.

Page 13 of 24

City Engineer, if the sewer was not constructed in accordance with the

‘original approved sewer plans.

Submit a Precise Grading Plan prepared by a California registered Civil
engineer to the Engineering Division for review and approval. The Precise
Grading Plan shall be approved by the City Engineer prior to issuance of
grading permit.

A Fugitive Dust Control Plan shall be prepared by the applicant and/or its
grading contractor and submitted to the Engineering Division for review
and approval. The applicant and/or its grading contractor shall be required
to comply with Chapter 8.50 of the City of Palm Springs Municipal Code,
and shall be required to utilize one or more “Coachella Valley Best
Available Control Measures” as identified in the Coachella Valley Fugitive
Dust Control Handbook for each fugitive dust source such that the
applicable performance standards are met. The applicant's or its
contractor's Fugitive Dust Control Plan shall be prepared by staif that has
completed the South Coast Air Quality Management District (AQMD)
Coachella Valley Fugitive Dust Control Class. The applicant and/or its
grading contractor shall provide the Engineering Division with current and
valid Certificate(s) of Completion from AQMD for staff that have completed
the required training. For information on attending a Fugitive Dust Control
Class and information on the Coachella Valley Fugitive Dust Control
Handbook and related “PM10” Dust Control issues, please contact AQMD
at (909) 396-3752, or at hitp://www.AQMD.gov. A Fugitive Dust Control
Plan, in conformance with the Coachella Valley Fugitive Dust Control
Handbook, shall be submitted to and approved by the Engineering
Division prior to approval of the Grading plan.

The first submittal of the Grading Plan shall include the following
information: a copy of final approved conformed copy of Conditions of
Approval; a copy of a final approved conformed copy of the Site Plan; a
copy of current Title Report; a copy of Soils Report; and a copy of the
associated Hydrology Study/Report.

Prior to approval of a Grading Plan (or issuance of a Grading Permit), the

applicant shall obtain written approval to proceed with construction from

the Agua Caliente Band of Cahuilla Indians, Tribal Historic Preservation
Officer or Tribal Archaeologist. The applicant shall contact the Tribal
Historic Preservation Officer or the Tribal Archaeologist at (760) 699-6800,
to determine their requirements, if any, associated with grading or other
construction. The applicant is advised to contact the Tribal Historic
Preservation Officer or Tribal Archaeologist as early as possible. If
required, it is the responsibility of the applicant to coordinate scheduling of



 ENG 33.

Conditions of Approval — QOctober 8, 2014
Case 5.1340 PDD 370/ CUP / 3.3742 MAJ / TTM 36725 - "Alvarado”

ENG 28.
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ENG 30.

ENG 31.

ENG 32.
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Tribal monitors during grading or other construction, and to arrange
payment of any required fees associated with Tribal monitoring.

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

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

Within 10 days of ceasing all construction activity and when construction
activities are not scheduled to occur for at least 30 days, the disturbed
areas on-site shall be permanently stabilized, in accordance with Palm
Springs Municipal Code Section 8.50.022. Following stabilization of all
disturbed areas, perimeter fencing shall be removed, as required by the
City Engineer.

A Notice of Intent (NOI) 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
California Regional Water Quality Control Board online SMARTS system.
A copy of the executed letter issuing a Waste Discharge Identification
(WDID) number shall be provided to the City Engineer prior to issuance of
a grading or building permit.

This project requires preparation and implementation of a stormwater
pollution prevention plan (SWPPP). As of September 4, 2012, all
SWPPPs shall include a post-construction management plan (including
Best Management Practices) in accordance with the current Construction
General Permit. Where applicable, the approved final project-specific
Water Quality Management Plan shall be incorporated by reference or
attached to the SWPPP as the Post-Construction Management Plan. A
copy of the up-to-date SWPPP shall be kept at the project site and be
available for review upon request.

" In accordance with City'bf Palm Springs Municipal Code, Section 8.50.022

(h), the applicant shall post with the City a cash bond of two thousand
dollars ($2,000.00) per disturbed acre (if there is disturbance of 5,000
square feet or more) at the time of issuance of grading permit for
mitigation measures for erosion/blowsand relating to this property and
development.
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ENG 34.

ENG 35.

A Geotechnicai/Soils Report prepared by a California registered
Geotechnical Engineer shall be required for and incorporated as an
integral part of the grading plan for the proposed development. A copy of
the Geotechnical/Soils Report shall be submitted to the Engineering
Division with the first submittal of a grading plan (if required) or prior to
issuance of any permif.

In cooperation with the Riverside County Agricultural Commissioner and
the California Department of Food and Agriculture Red Imported Fire Ant
Project, applicants for grading permits involving a grading plan and
involving the export of soil wil 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, Paim Desert (Phone: 760-776-
8208).

WATER QUALITY MANAGEMENT PLAN

ENG 36.

ENG 37.
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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
("MS&4%), 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 within the
underground parking garage and the on-site private drive aisles. Direct



Conditions of Approval — October 8, 2014
Case 5.1340 PDD 370/ CUP / 3.3742 MAJ / TTM 36725 — "Alvarado”

Page 16 of 24

release of nuisance water to adjacent 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 implement all non-structural BMP’s included in the approved
Final Project-Specific WQMP, conditions of approval, or grading/building
permit conditions; and (c) demonstrate that an adequate number of copies
of the approved Final Project-Specific WQMP are available for the future
owners {where applicable).

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

Demonstrate that all structural BMPs have been constructed and installed
in conformance with approved plans and specifications;

Demonstrate that applicant is prepared to implement all non-structural
BMPs included in the approved Final Project-Specific Water Quality
Management Plan (WQMP), conditions of approval or gradmg/bundlng

permit conditions; and- -

Demonstrate that an adequate number of copies of the approved Final
Project-Specific WQMP are available for the future owners (where
applicable).
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DRAINAGE

ENG 38.

ENG 39.

ENG 40.
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All stormwater runoff passing through the site shall be accepted and
conveyed across the property in a manner acceptable to the City
Engineer. For all stormwater runoff falling on the site, on-site retention or
other facilities approved by the City Engineer shall be required to contain
the increased stormwater runoff generated by the development of the
property. Provide a hydrology study to determine the volume of increased
stormwater runoff due to development of the site, and to determine
required stormwater runoff mitigation measures for the proposed
development. Final retention basin sizing and other stormwater runoff
mitigation measures shall be determined upon review and approval of the
hydrology study by the City Engineer and may require redesign or
changes to site configuration or layout consistent with the findings of the
final hydrology study. No more than 40-50% of the street frontage
parkway/setback areas should be designed as retention basins. On-site
open space, in conjunction with dry wells and other subsurface solutions
should be considered as alternatives to using landscaped parkways for
on-site retention

Direct release of on-site nuisance water or stormwater runoff shall not be
permitted to North Palm Canyon Drive, Alvarado Road or De Anza Road.
Provisions for the interception of nuisance water from entering adjacent
public streets from the project site shall be provided through the use of a
minor storm drain system that collects and conveys nuisance water to
landscape or parkway areas, and in only a stormwater runoff condition,
pass runoff directly to the streets through parkway or under sidewalk
drains.

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.
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ENG 41.

ENG 42.

GENERAL

ENG 43.

ENG 44.

ENG 45.

" ENG 46.
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The project is subject to flood control and drainage implementation fees
pursuant to Resolution 14082. The acreage drainage fee at the present
time is $_.6511.00 per acre per Resolution No. 15189. Fees shall be paid
prior to issuance of a building permit.

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

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, Mission
Springs Water District, etc.). Multiple excavations, trenches, and other
street cuts within existing asphalt concrete pavement of off-site streets
required by the proposed development may require complete grinding and
asphalt concrete overlay of the affected off-site streets, at the discretion of
the City Engineer. The pavement condition of the existing off-site streets
shall be retumed to a condition equal to or better than existed prior to
construction of the proposed development.

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.

All proposed utility lines shall be installed underground.

Al proposed utility lines shall be installed underground. The applicant shall

coordinate with Southern California Edison to install underground conduit
for future underground service from the street, for use at such time as the
existing overhead utilities in the neighborhood are converted to an
underground system.
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ENG 47.

ENG 48.

ENG 49.

ENG 50.

MAP

ENG 51.

ENG 52.

All existing utilities shall be shown on the improvement plans if 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 (if required) by the City Engineer,
the improvement plan shall be provided to the City in digital format,
consisting of a DWG (AutoCAD 2004 drawing file), DXF (AutoCAD ASCII
drawing exchange file), and PDF (Adobe Acrobat 6.0 or greater) formats.
Variation of the type and format of the digital data to be submitted to the
City may be authorized, upon prior approval by the City Engineer.

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

Nothing shall be constructed or planted in the corner cut-off area of
any (intersection or) driveway which does or will exceed the height
required to maintain an appropriate sight distance per City of Palm
Springs Zoning Code Section 93.02.00, D.

A Final Map shall be prepared by a California registered Land
Surveyor or qualified Civil Engineer and submitted to the Engineering
Division for review and approval. A Title Report prepared for
subdivision guarantee for the subject property, the traverse closures
for the existing parcel and all lots created therefrom, and copies of
record documents shall be submitted with the (Parcel/Final) Map to the
Engineering Division as part of the review of the Map. The
(Parcel/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 Attorney for review and approval for any
restrictions related to the Engineering Division’s recommendations.
The CC&R’s shall be approved by the City Attorney prior to approval of

- the Final (Parcel) Map by the City Council, or in the absence of a Final

ENG 53.
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(Parcel) Map, shall be submitted and approved by the City Attorney
prior to issuance of Certificate of Occupancy.

Upon approval of a final (parcel) map, the final (parcel) map shall be
provided to the City in G.I.S. digital format, consistent with the
“Guidelines for G.I1.S. Digital Submission” from the Riverside County
Transportation and Land Management Agency.” G.1.S. digital
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information shall consist of the following data: California Coordinate
System, CCS83 Zone 6 (in U.S. feet); monuments (ASCIl 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, Arcinfo Coverage or Exchange file,
DWG {AutoCAD 2004 drawing file), DGN (Microstation drawing file),
DXF (AutoCAD ASCI! drawing exchange file), and PDF (Adobe
Acrobat 6.0 or greater) formats. Variations of the type and format of
G.1.S. digital data to be submitied to the City may be authorized, upon
prior approval of the City Engineer.

TRAFFIC

ENG 54. A minimum of 48 inches of clearance for accessibility shall be provided
on public sidewalks or pedestrian paths of travel within the
development.

ENG 55. All damaged, destroyed, or modified pavement legends, traffic control

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

ENG 56. Submit traffic striping and signage plans for Alvarado Road and De
Anza Road prepared by a California registered civil engineer, for
review and approval by the City Engineer. All required traffic striping
and signage improvements shall be completed in conjunction with
required street improvements, to the satisfaction of the City Engineer,
and prior to issuance of a certificate of occupancy.

ENG 57. Construction signing, lighting and barricading shall be provided during
all phases of construction as required by City Standards or as directed
by the City Engineer. As a minimum, all construction signing, lighting
and barricading shall be in accordance with Part 6 “Temporary Traffic
Control” of the California Manual on Uniform Traffic Control Devices
(MUTCD), dated January 13, 2012, or subsequent editions in force at
the time of construction.

'ENG 58.  This property is subject to the Transportation Uniform Mitigation Fee

which shall be paid prior to issuance of building permit.
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FIRE DEPARTMENT 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 received and
dated May 15, 2014. Additional requirements may be required at that time
based on revisions to site plans.

FID 2. Fire Department Conditions were based on the 2013 California Fire Code as
adopted by City of Palm Springs, Palm Springs Municipal Code and latest
adopted NFPA Standards. Four (4) complete sets of plans for private fire
service mains, fire alarm, or fire sprinkler systems must be submitted at time
of the building plan submittal.

FiD 3. PLANS AND PERMITS

Complete plans for private fire service mains or fire sprinkler systems should
be submitted for approval well in advance of installation. Plan reviews can
take up to 20 working days. Submit a minimum of four (4) sets of drawings for
review. Upon approval, the Fire Prevention Bureau will retain one set.

Plans shali be submitted to:

City of Palm Springs

Building and Safety Department

3200 E. Tahquitz Canyon Way

Palm Springs, CA 92262

Counter Hours: 8:00 AM - 6:00 PM, Monday — Thursday \

A deposit for Plan Check and Inspection Fees is required at the time of Plan
Submittal. Inspection fees are charged at the fully burdened hourly rate of the
fire inspector. These fees are established by Resolution of the Palm Springs
City Council.

Complete listings and manufacturer's technical data sheets for all system

- materials shall be included with plan submittals. All system materials shall be
UL listed or FM approved for fire protection service and approved by the Fire
Prevention Bureau prior to installation.

Plans shall indicate all necessary engineering features, including all hydraulic
reference nodes, pipe lengths and pipe diameters as required by the
appropriate codes and standards. Plans and supportive data (calculations
and manufacturer's technical data sheets) shall be submitted with each plan
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FID 4.

FID 5.

FID 6.

submittal. Complete and accurate legends for all symbols and abbreviations
shall be provided on the plans.

Street Widths (CFC Appendix L; PSMC § 8.04.500; Paim Springs 2007
General Plan). 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 pathways or sidewalks, if located along the street,
separated from the curb by a minimum five-foot parkway are provided.

Any street not designated by the fire department as a “fire lane” shall comply
with the above requirements.

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

a. Fire Apparatus Access Road (CFC 202 Definitions) — A road that provides
fire apparatus access from a fire station fo a facility, building or portion
thereof. This is a general term inclusive of all other terms such as fire lane,
public street, private street, parking lot lane and access roadway.

b. Dimensions (CFC 503.2.1): Fire apparatus access roads shall have an
unobstructed width of not less than 24 feet (for designated fire lanes)
except for approved security gates in accordance with Section 503.6 and
an unobstructed vertical clearance of not less than 13 feet 6 inches.

Fire Lanes (CFC 202 Definitions): A road or other passageway developed to
allow the passage of fire apparatus. A fire lane is not necessarily intended for
vehicular traffic other than fire apparatus A “fire Iane is a component of a
“fire apparatus access road”. : e

a. Designation of Fire Lanes (CVC 22500.1): Only the fire department with
jurisdiction over the area in which the place is iocated can designate a fire
lane.
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FID 7.

FID 8.

FID 9.

FID 10.

b. Designated Fire Lanes in private developments shall be not less than 24
feet wide (curb face to curb face) with no parking on either side. Wedge,
or rolled curbing contained within a 24 foot fire lane shall be capable of
supporting 73,000 pound GVW fire apparatus.

¢. Fire Lane Marking (CFC 503.3): Where required by the fire code official,
approved signs or other approved notices or markings that include the
words NO PARKING—FIRE LANE shall be provided for fire apparatus
access roads to identify such roads or prohibit the obstruction thereof. The
means by which fire ianes are designated shall be maintained in a clean
and legibie condition at all times and be replaced or repaired when
necessary to provide adequate visibility.

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 @ hammerhead turnaround meeting the Palm Springs Public Works and
Engineering Department standard dated 9/4/2002.

Surface (CFC 503.2.3): Fire apparatus access roads shall be designed and
maintained fo support the imposed loads of fire apparatus (73,000 Ibs. GVW)

~and-shall-be-surfaced so as to provide all-weather driving capabilities.

Traffic Calming Devices (CFC 503.4.1): Traffic calming devices shall be
prohibited unless approved by the fire code official.

Security Gates (CFC 503.6): The installation of security gates across a fire
apparatus access road shall be approved by the fire chief. Where security
gates are installed, they shall have an approved means of emergency
operation. Secured automated vehicle gates or entries shall utlize a
combination of a Tomar Strobeswitch™, or approved equal, and an approved
Knox key electric switch. Electric gate operators, where provided, shall be
listed in accordance with UL 325. Gates intended for automatic operation
shall be designed, constructed and- installed to comply with the requirements -
of ASTM F 2200 and an approved Knox key electric switch. Secured non-
automated vehicle gates or entries shall utilize an approved padlock or chain
(maximum link or lock shackle size of ¥ inch). Approved security gates shall
be a minimum of 14 feet in unobstructed drive width on each side with gate in
open position.
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FiD 11.

FiD 12.

FID 13.

a. 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.

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

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

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, 2013 Edition, as modified by local ordinance.

END OF CONDITIONS
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West Coast Housing Partners, LLC

VIA EMAIL

October 1, 2014

Ms. Flinn Fagg

Director of Planning Services
City of Palm Springs Planning Department
3200 E. Tahquitz Canyon Way

Palm Springs, CA 92262

Subject:  Acceptance of Mitigation Measures contained in the
Enyironmental Initial Study - Alvarado in the Art Colony
Case 5.1340, PDD 370, TTM 36725

Dear Mr, Fagg:

West Coast Housing Partners, LLC, agrees to the mitigation measures proposed in the
above referenced document.

Very Truly Yours,
WEST COAST HOUSING PARTNERS, LLC

| ey —

R. W. (Whitt) Hollis, Jr.
Vice President of Land Acquisition

Cc: The Eric Brandenburg Separate Property Trust,
Attention Eric Brandenburg, Trustee and William B. Baron
Ken Lyon, Associate Planner, City of Palm Springs
Marvin D. Roos, Director of Design Development, MSA Consulting, Inc

‘Westlake Park Place / 3027 Townsgate Road, Suite 250/ Westlake Village, CA 91361
805.409.0220 Fax 805.370.1822



Ken Lyon

From: Ken Lyon

Sent: Wednesday, October 01, 2014 6:17 PM
To: Ken Lyon

Subject: FW: CEQA Alvarado

From: Bill Baron [mailto:bill@bsm-group.com]
Sent: Wednesday, October 01, 2014 4:06 PM

To: Ken Lyon

Cc: MRoos@msaconsultinginc.com; Bill Baron; "Whitt Hollis'; Eric Brandenburg
Subject: RE: CEQA Alvarado

Ken,
By evidence of this written communication to you, please be advised that the Eric Brandenburg Separate Property Trust,
as owner of The Alvarado property, accepts the environmental mitigation condition called for on page 18 and repeated

on page 39 of the Environmental Initial Study for Alvarado in the Art Colony, Palm Springs, CA.

Best regards,
Bill Baron

William B. Baron

PARTNER

Brandenburg Properties
1122 Willow Street, Suite 200
San Jose, CA 95125
408-282-4101 Direct Line
408-279-3678 fax
408-921-2995 cell
bbaron@bsm-pgroup.com

www.brandenburg-properties.com
- CA Dept of Real Estate Broker Lic 01885632

Brandenburg Properties encourages water conservation, To learn more, visit:
http.//www.valleywater.orq/programs/waterconservation.aspx




NOTICE OF INTENT
TO ADOPT A MITIGATED NEGATIVE DECLARATION
“ALVARADO IN THE ART COLONY”
Case 5.1340, PDD 370/ 3.3742 MAJ / TTM 36725

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

CONTACT PERSON: Ken Lyon, RA Associate Planner (760) 323-8245

PROJECT TITLE: Alvarado in the Art Colony
Case 5.1340, PDD 370/ 3.3742 MAJ / TTM 36725

PROJECT LOCATION: East side of North Palm Canyon Drive, south of Alvarado Road, west of De
Anza Road, and north of the Northgate 111 shopping center.

PROJECT DESCRIPTION: The applicant proposes the construction of a gated community of 46
detached single-family residential units on a £5.23-acre vacant site located on the east side of North
Palm Canyon Drive, south of Alvarado Road, west of De Anza Road, and north of the Northgate 111
shopping center. The minimum lot size proposed is 2,775 square feet, and the average lot size 3,161
square feet. Structures will be two stories in height with a maximum height of 24 feet. The project
- includes private internal streets, private yards, attached 2-car garages, and swimming pools on each
- residential lot. An open space component will be located along the southerly boundary and will serve
as both passive open space/recreation and a storm water retention basin. Open space is also
proposed on the northwestern corner of the property, at the intersection of North Palm Canyon Drive
and Alvarado Road. The main gated entrance will be located just east of the intersection of Alvarado
Road and Los Felices Road. A Planned Development District (PDD) in lieu of a zone change will be
required to address modifications to permitted land uses and development standards. A Tentative
Tract Map (TTM 36725) is proposed to subdivide the property into 46 lots, as well as lots for interior
streets and open space. The Major Architectural Application (MAJ) seeks approval of the proposed
architectural and landscape design.

- 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 September 3, 2014 and end on September 23, 2014 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 email comments to the following address:
Ken.Lyon@palmsprings-ca.qgov 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 publlc hearing before the Planning Commission
on October 8, 2014. City Council consideration is tentatively expected at a public hearmg on
November 11, 2014, but please confirm the date with the City Clerk’s office :
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CITY OF PALM SPRINGS

3200 E. Tahquitz Canyon Way
Palm Springs, California 92262
Phone: (760) 323-8245

ENVIRONMENTAL INITIAL STUDY

Project Title: Alvarado in the Art Colony

City Project No: Case 5.1340, PDDV 370, TTM 36725
Assessor’s Parcel No. APN 504-074-001, -002, and -008
Lead Agency

Name and Address: City of Palm Springs

3200 E. Tahquitz Canyon Way
Palm Springs, California 92262
Phone: (760) 323-8245

Applicant: West Coast Housing Partners, LLC
Representative: MSA Consulting
' 34200 Bob Hope Drive
Rancho Mirage, CA 92270
Contact Person: Ken Lyon, RA Associate Planner
And Phone Number: (760) 323-8245
Project Location: - Bast side of North Palm Canyon Drive, south of Alvarado Road, west of De Anza

Road, and north of the Northgate 111 shopping center, Palm Springs, CA 92262;
Portion of the North !4 of Section 3, Township 4 South, Range 4 East, San
Bemardino Base and Meridian.

General Plan Designation:  Mixed Use/Multi-Use

Zoning Designation: Retail Business Zone (C1) and Cluster Residential Zone (RGA-6) with Resort
Combining Zone

PROJECT DESCRIPTION

The applicant proposes the construction of a gated community of 46 detached single-family residential units ona
. £5.23-acre vacant site located on the east side of North Palm Canyon Drive, south of Alvarado Road, west of De
Amnza Road, and north of the Northgate 111 shopping center. The minimum lot size proposed is 2,775 square feet,
and the average lot size 3,161 square feet. Structures will be two stories in height with a maximum height of 24
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feet. The project includes private internal streets, private yards, attached 2-car garage, and swimming pools on
each residential lot. An open space component will be located along the southerly boundary and will serve as both
passive open space/recreation and a storm water retention basin. Open space is also proposed on the northwestern
comer of the property, at the intersection of North Palm Canyon Drive and Alvarado Road.

The main gated entrance will be located just east of the intersection of Alvarado Road and Los Felices Road. A
second access for emergency access and resident use only is proposed south of the intersection of Cabrillo Road
and De Anza Road.

A Planned Development District (PDD) in lieu of a zone change will be required to address modifications to
- permitted land uses and development standards. A Tentative Tract Map (TTM 36725) is proposed to subdivide
the property into 46 lots, as well as lots for interior streets and open space.

Land Use and Setting

North: residential (single-family/low density), vacant land to northwest
South: commercial retail (Northgate 111 shopping center)

East: residential (single-family/low density)

West: commmercial retail, residential, vacant land
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.Exhibit 1: Regional Map
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Exhibit 2: Vicinity Map
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Exhibit 3: Project Aerial
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Exhibit 4: Project Site Plan
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 EVALUATION OF ENVIRONMENTAL IMPACTS:
ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:

The environmental factors checked below would be potentially affected by this project, involving at least one
impact that is a "Potentially Significant Impact” as indicated by the checklist on the following pages.

. Agriculture and . .

L] Aesthetics o Forestry Resources L1 | Air Quality

Biological Resources [J | Cultural Resources ] | Geology /Soils

Greenhouse Gas Hazards & Hazardous .
o Emissions o Materials [ | Hydrology / Water Quality
{7 | Land Use/ Planning [J | Mineral Resources [] | Noise
[0 | Population / Housing [] | Public Services ] | Recreation

. Utilities / Service Mandatory Findings of

{7 | Transportation/Traffic H Systems ] Significance
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DETERMINATION: (To be completed by the Lead Agency)
On the basis of this initial evaluation:

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

<] I 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.

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

I find that the proposed project MAY have a "potentially significant impact" or "potentially
significant unless mitigated"” impact on the environment, but at least one effect 1) has been

|:| adequately analyzed in an earlier document pursuant to applicable legal standards, and 2} has been
addressed by mitigation measures based on the earlier analysis as described on attached sheets. An
ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the effects that
remain to be addressed.

I find that although the proposed project could have a significant effect on the environment, because
I:l all potentially 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.

Signature: Ken Lyon, RA, Associate Planner Date:
City of Palm Springs
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Environmental Checklist and Discussion: _

The following checklist evaluates the proposed project’s potential adverse impacts. For those environmental
topics for which a potential adverse impact may exist, a discussion of the existing site environment related to the
topic is presented followed by an analysis of the project’s potential adverse impacts. When the project does not
have any potential for adverse impacts for an environmental topic, the reasons why there are no potential adverse
impacts are described.

Potentially Less Than Less Than No
1. AESTHETICS -- Would the project: Significant Significant with Significant Impact
' Impact Mitigation Impact

Incorporation

2::1?6 a substantial adverse effect on a scenic O O ) n
b} Substantially damage scenic resources, including,
but not limited to, trees, rock outcroppings, and O O O P
historic buildings within a state scenic highway?
¢) Substantially degrade the existing visual
character or quality of the site and its surroundings? O O O
d) Create a new source of substantial light or glare,
which would adversely affect day or nighttime N i X O
views in the area?

a)

b)

Source: Palm Springs General Plan 2007,

Less Than Significant Impact. The City of Palm Springs is located in the valley floor of the Coachella
Valley and is surrounded by views of the San Jacinto Mountains to the south and west; by open desert and
the City of Cathedral City to the east; and the Little San Bernardino Mountains to the north. These
mountain ranges provide a dramatic backdrop that is visible from virtually any point in the City. Other
scenic resources in the City include the Whitewater wash on the northern and eastern border of the city,
and Chino, Tahquitz, and Andreas Canyons at the southemn end of the City.

The proposed project will result in the development of 46, 2-storied single-family homes. Views in all
directions of the subject property are already obstructed to an extent by single-family homes,
condominiums, and commercial retail development (Northgate 111 shopping center). Although some
properties to the north and west are vacant, the project arca is in general, developed with a mix of
residential and commercial projects. The proposed project will be developed with residential units that are
generally of a similar scale and mass as existing development in the area.

Due to the height of the proposed units, the project will partially obstruct views of scenic vistas from the
surrounding residential developments; however, the mountains to the west will still be visible above the
rooflines, resulting in less than significant impacts.

No Impact. The proposed project is not located near an existing or proposed state scenic highway. There
are no scenic resources, including trees, rock outcroppings, or historical buildings located onsite. The site -
has been previously disturbed with signs of off-road vehicle use and only vegetation re-growth is present.
There will be no impact to scenic resources.

Less than Significant Impact. The area surrounding the project site can be characterized as largely
developed with residential development to the north and west, simgle-family residential development to
the east, commercial retail to the south. Vacant land occurs to the northwest, along North Palm Canyon
Drive. The subject property itself is currently vacant, but has been previously disturbed and contains re-
growth of native desert vegetation.
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The site is located along North Palm Canyon Drive, which is designated as a scenic corridor within the
‘General Plan. As previously stated, the project will partially obstruct views of scenic vistas from the
-surrounding residential developments due to the height of the proposed units; however, the mountains
will still be visible above the rooflines, resulting in less than significant impacts. On-site residences will
be limited to two-story structures, with mass and density requirements that are consistent with the
requirements of the Palm Springs Zoning code, the proposed Planned Development District and with the
character of the existing mixed commercial and residential development in the area. The homes will be at
a somewhat higher density than the existing residential development to the north and east. The character
of North Palm Canycn Drive in this area, however, also includes a commercial component whose mass is
more intense than the single family development to the north and east.

Future landscaping will be limited to an approved plant palette in keeping with the surrounding desert
environment.

Impacts to the visual character of the area are, therefore, expected to be less than significant.

d) Less than Significant Impact. The proposed project will result in 46 single-family homes. Lighting will
be generated by vehicle trips, building and landscaping lighting, and is expected to be similar to that
generated by existing residential developments to the north and east. Given the highly developed nature of
the area, and the high levels of evening activities associated with North Palm Canyon Drive, vehicle
headlights from the proposed project are not expected to significantly increase lighting on the streets in
the area.

The proposed project will be required to abide by City of Palm Springs building codes and its lighting
ordinance, which requires proper shielding of light sources and prohibits light spillage on adjacent
properties. A lighting plan will be submitted and approved prior to development, and all required
mitigation measures will be applied. With implementation of screening measures and compliance with
City lighting standards, lighting impacts associated with the proposed project are expected to be less than
‘significant. '

Mifigation:  None required

Monitoring: None required
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2. AGRICULTURE AND FORESTRY

RESOURCES -- In determining whether impactsto | Potentially Less Than Less Than No
agricultural resources are significant environmental Significant Significant Significant Impact
effects, lead agencies may refer to the California Impact with Mitigation Impact

Agricultural Land Evaluation and Site Assessment Incorporation

Model (1997) prepared by the California Dept. of
Conservation as an optional model to use in assessing
| impacts on agriculture and farmland. Would the
project:

a) Convert Prime Farmland, Unique Farmland, or
Farmland of Statewide Importance (Farmland}, as
shown on the maps prepared pursuant to the Farmland | O O X
Mapping and Monitoring Program of the California
Resources Agency, to non-agricultural use?

b) Conflict with existing zoning for agricultural use, or . ,
| a Williamson Act contract? [ O O X

¢) Involve other changes in the existing environment
which, due to their location or nature, could result in 1 O O 4
conversion of Farmiand, to non-agricultural nse?

Source: Palm Springs General Plan 2007, California Department of Conservation, Farmland Mapping & Monitoring
Program. 2001.

a-c}  No Impact The subject property is located in an urbanized area of the City and consists of relatively flat
and sandy soils. The property is not designated as Prime Farmland, Unique Farmland, or Farmland of
Statewide or Local Importance by the California Department of Conservation. There are no agricultural
activities on or adjacent to the project site. It will not conflict with zoning for agricultural uses or a
Williamson Act contract. It will not involve other changes that could result in the conversion of farmland
to non-agricultural uses. No impacts associated with agricultural resources are anticipated.

Mitigation: None required

Monitoring: None required
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3. AIR QUALITY — Where available, the

{ significance criteria established by the applicable air Potentially Less Than Less Than No
quality management or air pollution control district Significant Significant Significant Impact
may be relied upon to make the following Impact with Mitigation Impact
determinations. Would the project: Incorporation

| a) Conflict with or obstruct implementation of the
applicable air quality plan? O [ O X
b) Violate any air quality standard or contribute
substantially to an existing or projected air quality [ [ < |
violation?

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 quality standard (including O O X ‘ 3

releasing emissions, which exceed quantitative
thresholds for ozone precursors)?

| d) Expose sensitive receptors to substantial pollutant

concentrations? O ' X ]

e) Create objectionable odors affecting a substantial '

number of people? O L] X : O
Sources: CalEEMod Version 2013.2.2. ; SCAQMD AQMP, 2012, Coachella Valley PM,, SIP, 2003;

Background:

a) No Impact. The Coachella Valley is located within the Salton Sea Air Basin (SSAB), which is under the

b,c)

jurisdiction of the South Coast Air Quality Management District (SCAQMD). SCAQMD is responsible
for monitoring criteria air pollutant concentrations and establishing policies for the SSAB. All
development in the SSAB is subject to SCAQMD’s 2012 Air Quality Management Plan and the 2003
Coachella Valley PM10 State Implementation Plan. SCAQMD based its management plans on local
general plan land use designations, including the Palm Springs General Plan.

The proposed project will be developed in accordance with all applicable air quality management plans.
The AQMP is a comprehensive plan that establishes control strategies and guidance on regional emission
reductions for air pollutants. It was based, in part, on the land use plans of the jurisdictions in the region.
The project would result in residential development intensities that are consistent with the current General
Plan land use designation, and therefore, is consistent with the intent of the AQMP and will not impact air
quality management planning,

- Less Than Significant Impact. An impact is potentially significant if concentration of emissions exceed

the State or Federal Ambient Air Quality Standards. The two primary pollutants of concern in the
Coachella Valley including the City of Palm Springs are ozone (O3) and particulate matter (PM10 and

- PM2.5).

Ozone (03) is formed when byproducts of combustion react in the presence of ultraviolet sunlight. This
process occurs i the atmosphere where oxides of nitrogen combine with reactive organic gases, such as
hydrocarbons, in the presence of sunlight. Although also produced within the Coachella Valley, most
ozone pollutants are transported by coastal air mass from the Los Angeles and Riverside/San Bernardino
air basins, thereby contributing to occasionally hlgh ozone concentrations in the Valley. The Coachella
Valley has a history of exceeding regulatory ozone standards, although the number of days and months
the Federal one-hour standard is exceeded has dropped steadily over the past decade.
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Particulate Matter (PM10 and PM2.5) consist of fine suspended particles of ten microns or smaller in
diameter, and are the byproducts of road dust, sand, diesel soot, windstorms, and the abrasion of tires and

- brakes. The elderly, children and adults with pre-existing respiratory or cardiovascular disease are most
susceptible to the effects of PM. Elevated PM;, and PM, s levels are also associated with an increase in
mortality rates, respiratory infections, occurrences-and severity of asthma attacks and hospital admissions.
The SSAB is a non- attainment area for PMy; and is classified as attainment/unclassifiable for PM, s.

South Coast Air Quality Management District (SCAQMD), in conjunction with the Coachella Valley
Association of Governments (CVAG), Riverside County and local jurisdictions, prepared the “2003
Coachella Valley PM10 State Implementation. Plan,” which includes PM10 conirol program
enhancements and requests an extension of the region’s PM10 attainment date. The Coachella Valley is
designated as a serious non-attainment area for PM10 and is subject to the 2003 State Implementation
‘Plan (SIP) and local dust control regulations and guidelines. A State Implementation Plan that addresses
how Southemn California will meet federal standards for finer particulate matter (PM2.5) was adopted in
2007. The Coachella Valley is designated as unclassifiable/attainment for PM2.5.

Air Quality Pollutant Emission Projections

Construction Emissions

To estimate the potential emissions of criteria pollutants associated with construction of the Alvarado
residential project, CalEEMod, Version 2013.2.2 was used. For analysis purposes, it is assumed the
subject project will develop over a one-year construction period beginning in 2015. The project’s area of
disturbance is approximately 5.23 acres. It is assumed that 5,460 cubic yards of cut will be generated and
4,896 cubic yards of fill will be used onsite during grading, resulting in a total export of 565 cubic yards.
It should be noted that cut and fill estimates do not include import of construction materials such as
aggregate base and asphalt.

Short-term emissions of pollutants would occur during site preparation/grading, building construction,
and intemal roadway paving. Sources of construction related emissions include the operation of
construction equipment, soils exports, delivery of materials, off gassing from asphalt, as well as vehicles
transporting workers to and fromn the project site. Construction emissions were calculated based upon the -
daily use of various types of construction equipment to be used throughout the entire construction period.
It should be noted that not all equipment will be used every day, and various construction activities
generate different quantities of emissions.

The Construciion Emission Summary (Table 1), below, provides the projected maximum daily emissions
across all construction activities. Construction related air quality impacts are short-term and will occur
only during the construction phase of the project.

Table 1
Alvarado Construction Emission Summary

-(Ibs./day)

CO NOx ROG SOx PM]O PM2.5

Maximum Emissions ~ 43.29 5695 2990 0.04 21.24 12.79
SCAQMD Threshold ~ 550.0  100.0 75.0 1500 150.0 55.0
_Significant No No No No No No

Source: CalEEMod Version 2013.2.2,
Emissions represent average summer and winter, unmitigated,

As shown in Table 1, construction related activities for the project are projected to remain below

" established daily thresholds for all criteria pollutants. Construction PM,4 and PM,s fugitive dust

emissions are minimized through adherence to SCAQMD Rule 403, which requires the application of
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d)

dust control plan and dust suppression techniques during all phases of construction. The City will impose
these requirements as conditions of approval to the project. Therefore, Project construction is not

- anticipated to violate State or Federal air quality standards or contribute to existing air quality violation in

the air basin.

Operational Emissions
Operational emissions are ongoing emissions that will occur over the life of the project. They include arca

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

Table 2
Alvarado Operation-Related Emissions
(Ibs./day)
CO NOx ROG SOx PMm PMz,s
Maximum Emissions  32.75 6.84 857 036 2.85 1.22
SCAQMD Threshold  550.0 100.0 75.0 150.0 150.0 55.0
Significant No No No No No No

Source: CalEEMod Version 2013.2.2.
Emissions represent average summer and winter, unmitigated.

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

Conclusion : o

As shown above, the proposed project will have less than significant impacts to air quality during
construction and operational phases. Also, results of the analysis demonstrate that localized levels would
not violate air quality standards, and therefore do no present a significant cumulative impact. Overall
impacts to air quality from project construction and operation are therefore expected to be less than
significant.

Less than Significant Impact. To determine if the proposed project has the potential to generate
significant adverse localized air quality impacts, the 5-acre mass rate LST Look-Up Table for SRA 30
(Coachella Valley) was utilized. The nearest sensitive receptors are the single-family residences located
immediately north and east of the proposed site along Alvarado Road and De Anza Road, respectively.
Based on aerial mapping, the nearest residence is within 25 meters from the project area boundary.
Therefore, LSTs are summarized in the table below for sensitive receptors located approximately 25
meters from the emission source. Emission estimates reflect all phases of construction including site
preparation, grading, building construction and paving; however, actual emissions will be lower because

-phases such-as- grading and paving will not overlap. As shown in Table 3-below; LST thresholds will not

be exceeded during construction of the project. Impacts will be less than significant. It should be noted
that mitigated emissions are provided for PM;; and PM,s to better reflect reductions as result of
implementation of the dust control management plan which will be required by the City.
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Table 3
Localized Significance Thresholds
(Ibs./day)
CO NO, *PMig *PMyz5
Project Emissions 43.29 56.95 10.22 6.74
LST 2,292 304 14 8
Exceed? No No No No

Source: Road Construction Emissions Model, Version 7.1.2. .
Emissions shown are the maximum daily emission during all phases of construction.
*Mitigated conditions, including implementation of a dust control management plan.

€) Less than Significant. The proposed project has the potential to result in short term odors associated with

diesel exhaust from heavy equipment and paving that may be detectable by nearby development during

. the construction phase of the project. These potential impacts will be temporary and infrequent, and will

only occur for a short duration. Over the long term, the proposed single-family project is not expected to
generate objectionable odors.

Mitigation:  None required

Monitoring: None required
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4. BIOLOGICAL RESOURCES -- Would the project: | Potentially Less Than Less Than No
- | Significant | Significant with | - Significant Impact
Impact Mitigation Impact
Incorporation

a) Have a substantial adverse effect, either directly or
through habitat modifications, on any species identified as

a candidate, sensitive, or special status species in local or O |:| E |:|

regional plans, policies, or regulations, or by the
California Department of Fish and Wildlife or U.S. Fish
and Wildlife Service?

b) Have a substantial adverse effect on any riparian
habitat or other sensitive natural community identified in

local or regional plans, policies, and regulations or by the O O U X

California Department of Fish and Wildlife or US Fish
and Wildlife 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, O O d X

coastal, etc.) through direct removal, filling, hydrological
inferruption, or other means?

d) Interfere substantially with the movement of any native
resident or migratory fish or wildlife species or with

established native resident or migratory wildlife corridors, O O O X

or impede the use of native wildlife nursery sites?

¢) Conflict with any local policies or ordinances

protecting biological resources, such as a tree preservation | | [ |

policy or ordinance?

| ) Conflict with the provisions of an adopted Habitat
Conservation Pian, Natural Community Conservation

Plan, or other approved local, regional, or state habitat O O X O

conservation plan?

Sources: CYMSHCP, 2007 General Plan, project materials.

a)

b,c)

Less than Significant Impact. The project site is vacant and contains vegetation typical of vacant lands
in the City. The site is isolated and surrounded by single-family residences to the north and east,
commercial retail to the south, and mixed use to the west. The site appears to have been previously
disturbed by off road use. No sensitive or special status species are mapped for this area of the City.
Species occurring on the project site are likely to be common species typical of the area. Impacts to
sensitive species are expected to be less than significant,

No Impact. There is no riparian habitat or other native community on the site. No wetlands occur on the
property. No impacts associated with such features are anticipated.

No Impact. The site is not within a migratory corridor; nor is it suitable for a wildlife corridor, as an
1solated property.

Less than Significant Impact. The proposed project will not interfere with any City policies regarding
the preservation of plants or animals. The City of Palm Springs is a participant in both the CYMSHCP
and the Tribal HCP, and the project site is located within the Plans’ boundaries. The project site is not
identified as a conservation area, nor is it identified as harboring sensitive species in either of the Plans.
The project is subject to payment of the THCP Valley Floor Planning Area fee, which mitigates potential
impacts to covered sensitive species resulting from project development. This standard requirement will
assure that impacts associated with conservation plans are reduced to less than significant levels,
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Mitigation:  None required

Monitoring: None required
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Potentiall Less Than Less Than

5. CULTURAL RESOURCES -- Would the e Y| Significant o No

e Significant . s Significant
project: with Mitigation Impact

Impact . Impact
Incorporation
a} Cause a substantial adverse change in the
significance of a historical resource as defined in O | O I
§15064.5?
b) Cause a substantial adverse change in the
significance of an archacological resource pursuant ] < O
to § 15064.57
c) Directly or indirectly destroy a unique
paleontological resource or site or unique geologic | O O X
feature?
d) Disturb any human remains, including those 7
i >

interred outside of formal cemeteries? O O O X

Sources: 2007 General Plan, project materials.

a-c)  Less Than Significant Impact with Mitigation Incorporated. The project site is vacant and has been
impacted by surrounding development and off-road vehicle use. There are no historic structures on the
site. No impacts to historical resources are expected.

According to the 2007 General Plan (Figure 5-6), the project site is not located in an area of known
historic or archaeological sites, and has a low probability of harboring such sites.

It is possible that cultural resources occur below the surface on the site. The disturbance of such buried
resources would constitute a potentially significant impact, which requires mitigation. As described
below, should cultural resources be encountered during the construction of the proposed project, work
-shall immediately cease and a qualified archaeologist shall be contacted to evaluate the significance of the
materials. Any significant findings shall be documented and presented to the State Historic Preservation
Office (SHPO), the Tribe and the City, and resolved to their satisfaction. The implementation of this
mitigation measure will assure that impacts are reduced to less than significant levels.

The City occurs well outside the boundary of ancient Lake Cahuilla, an area where paleontological
resources have occurred. Further, soils in the City are generally post-Pleistocene age alluvium from the
surrounding mountains, too new in the context of paleontology to yield fossilized remains.

d) No Impact. . The proposed site is not located on or within proximity to a known cemetery. It is not
anticipated that any human remains will be encountered during construction of the proposed project
because the site and surrounding area have been previously disturbed. In the event of human remains
being discovered during project development, the State of California requires a coroner be contacted and
all activities cease to assure proper handling of the remains. No impacts are expected.

Mitigation 5:

A. Should construction activities uncover artifacts or cultural resources, all construction on the site shall be
halted, and a qualified archaeologist shall be called to the site to identify the resource and recommend
mitigation in the event of the resource’s cultural significance.

Monitoring 5:

A. The applicant shall assure that any cultural resource identified during land disturbing activity will result in
the stopping of all construction activities until a qualified archaeologist is retained. The archaeologist will
be empowered to request that destructive construction halt in the event that cultural deposits are
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encountered, and to investigate and, if necessary, prepare a mitigation plan for submission to the Agua
Caliente Tribal Historic Preservation Officer and the City.

Responsible -Party: Project Manager; Approved Native American Cultural Monitors, Qualified
Archeologist.
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6. GEOLOGY AND SOILS -- Would the project: Potentially Less Than Less Than No

Significant Significant Significant Impact
Impact with Mitigation Impact
Incomporation

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 fault, as
delineated on the most recent Alquisi-Priolo
Earthquake Fauit Zoning Map issued by the State
Geologist for the area or based on other substantial
evidence of a known fault? Refer to Division of
Mines and Geology Special Publication 42.

|
[
[
X

ii) Strong seismic ground shaking?

iif) Seismic-related ground failure, including
liquefaction?

iv) Landslides?

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

00O
R R
X (O X |X
O X O [

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 off-
site landslide, lateral spreading, subsidence,
liguefaction or collapse?

O
O
X
O

d) Be located on expansive soil, as defined in Table

18-1-B of the Uniform Building Code (1994), | O X m

creating substantial risks to life or property?

e} Have soils incapable of adequately supporting the

use of septic tanks or alternative wastewater [] ] ] X

disposal systems where sewers are not available for
the disposal of wastewater?

Sources: Palm Springs General Plan 2007

a) i

ii.

iii.

No Impact. This site is not located within an Alquist-Priolo Fault Zone, nor are there active faults located
on-site.. The nearest known fault is located approximately 0.5 miles north of the project site. This fault is
concealed and fault rupture is not expected to occur.

Less than Significant Impact. The City of Palm Springs is located in an area where numerous active
faults are present. This makes the city highly susceptible to sizable seismic hazards. The Banning and
Garnet Hill faults run through parts of the City north of the project site, and have the potential to cause
damage related to strong seismic ground shaking, Surrounding faults in the region, including the San
Andreas, San Gorgonio Pass, and San Jacinto faults are also capable of producing strong seismic shaking

~.in Palm Springs. As a standard requirement, the project shall be designed and constructed to. conform to

the California Building Code (CBC) requirements for Seismic Zone 4. The implementation of these codes
will assure that construction at the site mitigates potential impacts associated with ground shaking. The
impacts associated with seismic ground motion are considered to be less than significant.

Less than Significant Impact. Specific areas in Palm Springs have a low possibility of being affected by

liquefaction. According to the General Plan (Figure 6-1: Seismic Hazards), the project area is located in
-an area of low liquefaction susceptibility. Site conditions are characterized by fine-grained sediments with

groundwater depths greater than 50 feet, resulting in less than significant impacts due to liquefaction.
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iv. No Impact. According to Figure 6-2: Landslide Susceptibility of the 2007 General Plan, the project site is

b)

c,d)

not located in an area prone to landslides and/or rock falls. There will be no impacts associated with
landslides. o

Less than Significant Impact. Most of Palm Springs is located in an area that is highly susceptible to

.erosion. The San Gorgonio Pass creates a tunneling effect, and brings heavy gusts of air through and on to

the Coachella Valley. This process generates strong winds that can damage land, vegetation, and has a
negative impact on air quality, thus creating health hazards. Standard City grading and erosion control
requirements will be required of the applicant as conditions of approval. As described in the Air Quality
section above, the applicant will also be required to submit a dust control and management plan as part of
the permitting process to ensure that impacts related to loss of top soil and soil erosion are less than
significant.

Less than Significant Impact. The project site is flat and does not include any known fills or imports.
The City will require geotechnical analysis and structural engineering to accompany building plans for the
proposed homes. These analyses will include requirements for excavation, re-compaction and fill at the
project site. These standard requirements are expected to assure that impacts associated with soil stability
are less than significant.

No Impact. Wastewater collection and treatment services will be provided to the subject property by the
Desert Water Agency (DWA). The project shall be required to connect to existing sewer lines in Palm
Canyon Drive, immediately adjacent to the western property boundary. No septic systems are planned,
and no impacts are anticipated.

Mitigation: = None required

Monitoring: None required
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Potentially Less Than Less Than No
7. GREENHOUSE GAS EMISSIONS -- Would Significant Significant Significant Impact
1 the project; Imipact with Mitigation Impact

Incorporation

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

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

Source: CalEEMod Version 2013.2.2, project materials.

a,b)  Less than Significant Impact. Construction activities will generate short-term GHG emissions during
site preparation, grading, paving, building activitics, and application of architectural coatings.
Additionally, the proposed project will result in the emission of greenhouse gases through the combustion
of fossil fuels during operation of vehicles, the use of electricity, combustion of natural gas, disposal of
solid waste, and the conveyance and treatment of water for onsite use. The table below provides the
projected GHG emissions from both construction and operation of the proposed project.

Table 4
GHG Emissions from Construction and Operation
{metric tons)
CO2 CH4 N2O CO2e
Construction Activities 335.46 0.08 0.00 337.11
Operational Activities 720.73 0.79 0.00 739.08

CalEEMod. Vaiues shown represent the total GHG emission projections for
construction and operation of the proposed project.

There are currently no adopted thresholds of significance for GHG emissions for construction or
operation of regional commercial developments. It is recognized that GHG impacts are intrinsically
cumulative. Project construction and operation will be conducted in a manner that is consistent with
applicable rules and regulations pertaiing to the release and generation of GHG’s. Statewide programs
and standards will further reduce GHG emissions generated by the project, including new fuel-cfficient
standards for cars, newly adopted Building Code Title 24 standards, and increases in the renewable
energy portiolio. The proposed project will have a less than significant impact on the environment from
the emission of GHG’s and will not conflict with any applicable GHG plans, policies or regulations.

Mitigation: None required

Monitoring: None required
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Potentially Less Than Less Than No

8. HAZARDS AND HAZARDOUS MATERIALS -- | Significant | Significant Significant Tmpact

Would the project: Impact | with Mitigation Impact

Incorperation

a) Create a significant hazard to the public or the

environment through the routine transport, use, or O | X O

disposal of hazardous materials?

b) Create a significant hazard to the public or the
environment through reasonably foreseeable upset and

accident conditions involving the release of hazardous 1 O [ 1

materials into the environment?

¢) Emit hazardous emissions or handle hazardous or

acutely hazardous materials, substances, or waste within ] O | X

one-quarter mile of an existing or proposed school?

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 a result, O [l [l B

would it create a significant hazard to the public or the
environment?

) 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 public use airport, would the O | O X

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 O O O 4
| residing or working in the project arca?

g} Impair implementation of or physically interfere with

an adopted emergency response plan or emergency | O | X

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 urbanized areas or where O O O X

residences are intermixed with wildlands?

Seurce: CA EPA Cortese List. EnviroStor; 2007 General Plan

a)-b)

Less than Significant Impact. The proposed project will result in 46 single-family residential units. This
residential development will not create a significant hazard to the public related to the transportation of
hazardous materials. Small amounts of chemicals for household cleaning may be transported or stored by
residents; however, they will be minimal and cause similar risks as those associated with existing
residential uses in the area. Impacts associated with transportatmn use or storage of these materials are
expected to be less than significant.

The City contracts with Palm Springs Disposal Services for the disposal of household hazardous waste. In

~addition, regional-household hazardous waste programs are held throughout the year in various Coachella

Valley cities. These existing programs will assure that household hazardous waste is disposed of properly,
and that potential impacts associated with these materials are less than significant.

No Impact. There are no schools located or planned within one-quarter mile of the project site. The
nearest school is Vista Del Monte Elementary School located approximately 0.6 miles east of the project
site. Further, the residential units within the project are not expected to store or use significant quantities
of hazardous materials. There will be no impact to schools.
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d)

&)

g

h)

No Impact. The project site is not located on or near a site included on a list of hazardous materials sites
compiled by the California Department of Toxic Substances Control pursuant to Government Code
Section 65962.5 (Cortese List) and thus, will not create a significant hazard to the public or environment.

No Impact. The Palm Springs International Airport is located 1.6 miles southeast of the project site. The
project site is located in Zone E. “other airport environs”, of the Airport Compatibility Plan. The land use
and zoning designations for the project site are consistent with the Airport Compatibility Plan, and there
therefore will have no impact. There are no private airstrips in Palm Springs. Impacts are not anticipated.

No Impact. The proposed project will not physically interfere with local or regional roadway networks or
implementation of an emergency response or evacuation plan. The project occurs on a well established

- roadway system, and does not propose to change that roadway system. The Fire Department will review

on-site circulation to assure that internal drives are adequate for emergency vehicles. No impact is
expected.

No Impact. The site is located in a highly developed area of Palm Springs. It is not located in a wildfire
hazard area as mapped by the California Department of Forestry. The project will not expose people or
structures to wildfire hazards.

Mitigation: None required

Monitoring: None required
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9. HYDROLOGY AND WATER QUALITY --
Would the project:

Potentially
Significant
Impact

Less Than
Significant with
Mitigation
Incorporation

Less Than
Significant
Impact

No
Impact

a) Violate any water quality standards or waste
discharge requirements?

[

O

X

O

b) Substantiaily deplete groundwater supplies or
interfere 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 area, including through the alteration of the
course of a stream or river, in a manner, which would
result in substantial erosion or siltation on- or off-site?

d) Substantiaily alter the existing drainage pattern of the
site or area, including through the alteration of the
course of a stream or river, or substantially increase the
rate or amount of surface runoff in a manner, which
would result in flooding on- or off-site?

[

O

E .

|

e) Create or contribute runoff water which would
exceed the capacity of existing or planned stormwater
drainage systems or provide substantial additional
sources of polluted runoff?

T} Otherwise substantially degrade water 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?

X

h) Place within a 100-year flood hazard area structures,

<

which would impede or redirect flood flows?

i) Expose people or structures to a significant risk of
loss, injury or death involving flooding, including
flooding as a result of the failure of a levee or dam?

<

7) Inundation by seiche, tsunami, or mudflow?

5]

o o (o] O g O

Ol ool o o O
o olol o |o x

Source: 2007 General Plan, project materials.

a)

Less than Significant Impact. The proposed project will not violate any water quality standards or waste
discharge requirements. The proposed project will be connected to existing sewer lines, and wastewater
will be transported to and processed at the City’s Wastewater Treatment Plant. The City contracts with
Veolia Water North America to operate the plant, which implements the requirements of the Regional
Water Quality Control Board as they relate to wastewater d15charge requlrements and water quahty

"standards.

Construction at the site would be subject to all applicable water quality standards or waste discharge
requirements. A Storm Water Pollution Prevention Plan (SWPPP) and Water Quality Management Plan
will be prepared in compliance with the U.S. EPA Construction General Permit (CGP) and the current
California CGP to facilitate the implementation of Best Management Practices (BMPs) to reduce project
related impacts to hydrology including pollution reduction, and groundwater protection. Compliance with
existing regulations and requirements will result in a less than significant impact on water quality
standards and waste discharge requirements.
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b) Less than Significant Impact. Domestic water for the proposed project will be supplied by the Desert
Water Agency (DWA). DWA has prepared an Urban Water Management Plan, which is a long-term
planning document that helps DWA plan for current and future water demands. The Plan demonstrates
that the District has available, or can supply, sufficient water to serve the proposed project and other
projects in the future as they occur, based on anticipated General Plan land use patterns.

The proposed project includes on-site retention areas, which will collect runoff and facilitate groundwater
recharge. In addition, the City requires the implementation of water conserving measures in all new
development. These standards and policies will help to reduce potential impacts on water resources.
Impacts are expected to be less than significant.

c-¢)  Less than Significant Impact. The subject property does not contain any streams or rivers, and storm
' water issues associated with this development will be limited to local drainage. The proposed project will
be required to retain the increased storm water runoff generated by development of the proposed project
on site. Onsite drainage will be managed through retention areas with a total storage capacity of 37,792

cubic feet.

The City Engineer will review the SWPPP, WQMP and NPDES best management practices to assure that
storm flows do not exceed current volumes, and are not polluted. These standard conditions of approval
will assure that impacts associated with storm flows are reduced to less than significant levels.

f-h)  No Impact. According to the General Plan, the project site is not located within an area subject to

flooding. The subject property is designated Zone X on FEMA’s Flood Insurance Rate Maps, which is

" defined as an area of moderate to low risk of flood hazard. The proposed project will not place housing
within the boundaries of the 100-year flood hazard area.

The proposed project will require the City Engineer’s approval to ensure that storm water generated on
the site does not impact downstream facilities. No other water quality issues are expected to result from
implementation of the proposal. With the implementation of standard conditions of approval, there will be
no impacts associated with implementation of the proposed project.

i, 1) No Impact. The project site is not in the vicinity of a levee or dam. The City is not located in the vicinity
of a body of water which could be subject to either seiche or tsunami. The project site is not subject to
hazards associated with mudflows. No impacts are expected.

Mitigation: None required

Monitoring: None required
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10. LAND USE AND PLANNING - Would the | Potentially Less Than Less Than No
project: Sigmificant | Significant Significant Impact
Impact with Mitigation Impact
Incorporation
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, local O O [ <]
coastal program, or zoning ordinance) adopted
for the purpose of avoiding or mitigating an
environmental effect?
¢) Conflict with any applicable habitat
‘| conservation plan or natural community M| O 1 X
conservation plan?

Source: Palm Springs General Plan 2007

a)

b

No Impact. The project site is currently vacant and will not divide an established community. Land uses
bordering the subject site include North Palm Canyon Drive to the west, commercial buildings to the
south, and single-family residential to the north and east. The project proposes land uses consistent with
existing development. No impact is expected.

No Impact. According to the General Plan, the project site is designated for mixed used/multi-use
development that allows for a maximum of 15 dwelling units per acre. The project will result in 46
residential units on 5.23 acres, which is equivalent to 8.79 dwelling units per acre. The proposed project is
therefore consistent with the land use designation and will not conflict with any land use plan, policy or
regulation. The proposed project includes a Planned Development Permit, which allows for the
modification of zoning standards as prescribed in the Zoning code. The implementation of the Planned
Development is consistent with the City’s zoning requirements. No impact is expected.

No Impact. The City of Palm Springs participates in the Coachella Valley Multiple Species Habitat
Conservation Plan (CVMSHCP) and the Agua Caliente Tribal Habitat Conservation Plan. According to
the General Plan the project site does not conflict with any applicable habitat conservation areas.
However, the property is within the boundaries of the Plans, and therefore, the project proponent will be
required to pay a mitigation fee as mitigation for any potential impacts to sensitive biological species. No
conflict is expected with provisions of the Plans.

Mitigation: None required

Monitoring: None required
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11. MINERAL RESOURCES -- Would the Potentially Less Than Less Than No
project: Significant Significant Significant Impact
Impact with Mitigation Impact
Incorporation
a) Result in the loss of availability of a known
mineral resource that would be of value to the
region and the residents of the state? d d O X
b} Result in the loss of availability of a locally
important mineral resource recovery site delineated
-{ on a local general plan, specific plan or other land 4 O | X
use plan?

Source: Soils Survey of Riverside County, California, Coachella Valley Area,” U.S. Soil Conservation Survey, September,

19840,

a,b}  No Impact. According the Palm Springs General Plan and the California Division of Mines and Geology
- the Alvarado project area is located in Mineral Resource Zone MRZ-3, which indicates an area where the
significance of mineral deposits cannot be determined from the available data. The site occurs in a heavily
urbanized area of the City, and is not near any existing mineral resource extraction area. Development of

the proposed project will not result in a loss of availability of a locally important mineral resource.

Mitigation: None required

Monitoring: None required
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12. NOISE -- Would the project result in: Potentially Less Than Less Than No

Significant Significant Significant Impact
Imnpact with Mitigation Impact
Incorporation

a) Exposure of persons to or generation of noise
levels in excess of standards established in the local
general plan or noise ordinance, or applicable
standards of other agencies?

O

b) Exposure of persons to or generation of excessive
groundborne vibration or groundborne noise levels?

¢) A substantial permanent increase in ambient
noise levels in the project vicinity above levels
existing without the project?

K K| X

d) A substantial temporary or periodic increase in
ambient noise levels in the project vicinity above
| levels existing without the project?

O 0O |0 O
OO O(op O

0
0
O

]

¢) 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 public use N O
airport, would the project expose people residing or
working in the project area to excessive noise

levels?

L
X

£y For a project within the vicinity of a private
airstrip, would the project expose people residing or ] ] | )
working in the project area to excessive noise

levels?

. Source: Palm Springs 2007 General Plan, Palm Springs Municipal Code.

a)

b)

Less than Significant Impact. The main source of off-site exterior noise ipacting the project will be
generated from traffic along North Palm Canyon Drive. According to the General Plan (Exhibit 8-5),
future noise levels along project specific portions of North Palm Canyon drive are projected to range from
65-70 CNEL.

Development of the site will also result in short term impacts associated with construction noise. These
impacts are temporary and will cease when in operation. Construction noise is regulated by the Municipal
Code to occur during the noisier daytime hours, which helps to lower the potential impacts.

Permanent increases in ambient noise levels will be less than significant during operation of the project.
The City will require compliance with Building Code standards for interior noise levels, including the
preparation of noise analyses to demonsirate that interior noise levels will meet these requirements. The
proposed project includes a perimeter wall which will be sufficient to reduce exterior noise levels to the
City’s required 65 dBA CNEL on lots whose back yards abut North Palm Canyon Drive.

Noise levels™ generated by project activities will be consistent with a medium-density “residential
neighborhood, and permanent noise sources will be limited to typical houschold appliances, landscape
maintenance equipment, and vehicles accessing the property. Long-term noise impacts are expected to be
less than significant

Less than Significant Impact. Development of the proposed project will temporarily generate noise and
groundbourne vibrations through construction related activities, but these will cease once in operation.
The project is isolated by existing roadways, which will provide distance from existing residential
development to the north and east. This distance will reduce noise levels to neighboring homes. In
addition, the proposed project will be required to comply with construction hours as provided in the
Municipal Code. Construction hours are limited to the less sensitive daytime hours, further reducing
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dy

ef)

potential impacts associated with groundborne noise and vibration. Impacts are therefore expected to be
less than significant.

Less than Significant Impact. Permanent increases in ambient noise levels will be less than significant
during operation of the project. The City will require compliance with Building Code standards for
interior noise levels, including the preparation of noise analyses to demonstrate that interior noise levels
will meet City requirements. Noise levels generated by project activities will be consistent with the
surrounding residential neighborhoods, and permanent noise sources will be limited to typical household
appliances, landscape maintenance equipment, and vehicles accessing the property. Long-term noise
impacts are expected to be less than significant.

Less than Significant Impact. The construction of the proposed project will result in temporary

increases in noise levels associated with construction activities. The contractor, however, will be required
to conform to the City’s construction hour restrictions, as described above. The project is isolated by
existing roadways, which will provide distance from existing residential development to the north and
east. This distance will reduce noise levels to neighboring homes. It is expected that temporary noise
mmpacts will be less than significant.

No Impact. The proposed project is not located within noise contour boundaries of the Palm Springs
International Airport (Figure 8-6 General Plan) and therefore will not expose future residents to excessive
airport related noise levels. There are no private airstrips in Palm Springs.

Mitigation: None required

Monitoring: None required
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13. POPULATION AND HOUSING —
Would the project: Potentially Less Than Less Than No

Significant Significant Significant Impact
Impact with Mitigation Impact
Incomporation

a} Induce substantial population growth in an area,
either directly (for example, by proposing new [
homes and businesses) or indirectly (for example, O [ X
through extension of roads or other infrastructure)?
b) Displace substantial numbers of existing housing,
necessitating the construction of replacement O O O X
housing elsewhere?
c) Displace substantial numbers of people,
necessitating the construction of replacement
housing elsewhere? O [ u X
Source: Palm Springs 2007 General Plan
a) Less than Significant. The proposed project will result in the development of 46 detached single-family

residential units. According to the California Department of Finance, the 2014 household size in Palm
Springs is 1.98" persons. Based on this factor, the project would add approximately 91 additional persons
to the City’s population. Although the project will directly result in population growth, it is consistent
with the city’s General Plan and zoning designations assigned to the site, and the increase will be

absorbed by anticipated growth in the City. Impacts to population will be less than significant.

b,c)  No Impact. The subject property is currently vacant. The project will not displace existing housing or
people and replacement housing will not be required elsewhere. The project will result in no impact
relating to displacement of people or housing.

Mitigation: None required

Monitoring: None required

! “E-5 Population and Housing Fstimates for Cities, Counties, and the State 201 1-2014”, prepared by CA Dept. of

Finance, accessed August 8, 2014,
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14, PUBLIC SERVICES — Potentially Less Than Less Than No
Significant Significant Significant Impact
Impact with Mitigation Impact
Incorporation
a} Would the project result in substantial adverse
physical impacts associated with the provision of
new or physically altered governmental facilities,
need for new or physically altered governmental
facilities, the construction of which could cause
significant environmental impacts, in order to
maintain acceptable service ratios, response times or
other performance objectives for any of the public
services:
Fire protection? O | ] [
Police protection? ] | ] I
Schools? ] ] ] N
Parks? O O X [
Other public facilities? | [ ] ]

Seurce: Palm Springs General Plan 2007

a)

Less than Significant Impact.

Fire: There are five fire stations located in Palm Springs. Station #3 would be the closest to the project
site and the first to respond to an incident. Station #3 is located approximately 0.9 miles east of the project
site at 590 East Racquet Club Road. The fire department provides full-service emergency response on a
24-hour basis, seven days per week, and keeps a total of 16- 18 firefighters on duty each day. The fire
department is considered an all-risk response force and is able to provide fire and rescue operations,
paramedic emergency medical service, heavy rescue, swift water rescue, trench rescue, and hazardous
materials incident response and decontamination. The proposed project will generate a marginal
additional need for fire protection; however, the addition of 46 single family homes in an already
urbanized area of the City will not be a significant impact.

Police: The Palm Springs Police Station is located 4.6 miles from the project site. The City’s Police
Department provides law enforcement services to Palm Springs residents. As stated in the General Plan,
the Palm Springs Police Department offers response service, criminal investigation, traffic enforcement
and preventive patrol for the City. Desired response time for priority one calls (emergencies) and priority
two calls (non-emergencies) are 5 minutes and 30 minutes. It is recommended that there be at least one
sworn police office per 1,000 residents in Palm Springs. Because of the size of the project area,
population increase is not expected to have a significant impact on police resources.

Schools: Palm Springs Unified School District (PSUSD) provides public education services for grades K-

12. Palm Springs High School is located 4.7 miles away from the project site, Raymond Cree Middle
School is located approximately 1.5 miles away and Vista Del Monde Elementary School is 1.1 miles
away. All levels of public education will be available to project residents. The proposed project will be
required to pay the mandated school fees established by the State. These fees are designed to mitigate
potential impacts to school facilities. Impacts will therefore be less than significant.

Parks: There are 10 parks within the city limits of Palm Springs, one of them being a dog park. The
closest park to the project site, located only 0.9 miles away is Gateway Park. The other parks in Palm
Springs are located within 10 minutes of the site. The Quimby act requires developers to dedicate or pay
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for five acres of developed parkland for every new 1,000 residents that will live in proposed residential
subdivisions. Given the size of the project area there will not be any impact to the surrounding parks.

Mitigation: None required

Monitoring: None required
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15. RECREATION — Potentially Less Than Less Than No
Significant Significant Significant Impact
Impact with Mitigation Impact
Incorporation

a) Would the project increase the use of existing
neighborhood and regional parks or other
recreational facilities such that substantial physical O | [l X
deterioration of the facility would occur or be
accelerated?
b) Does the project include recreational facilities or
require the construction or expansion of recreational
facilities, which might have an adverse physical O O ] X
effect on the environment?
Sources: Palm Springs 2007 General Plan
a) No Impact. The development consists of a gated community of 46 detached single-family residential

units. Open space is being provided within the project area. The addition of 91 new residents will not
significantly increase the use of parks or recreation facilities, nor will it require the construction of new

facilities. No impact is expected.
Mitigation: None required

Monitoring: None required
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16. TRANSPORTATION/TRAFFIC — Would the Potentially Less Than Less Than No

project:

Significant Significant Significant Impact
Impact with Mitigation Impact .~
Incorporation

a) Conflict with an applicable plan, ordinance or policy
establishing measures of effectiveness for the
performance of the circulation system, taking into
account all modes of transportation including mass

transit and non-motorized travel and relevant O O X Il

components of the circulation system, including but not
limited to intersections, streets, highways and freeways,
pedestrian and bicycle paths, and mass transit?

b) Conflict with an applicable congestion management
program, including, but not limited to level of service
standards established by the county congestion
management agency for designated roads or highways?

O
[
O
X

c) Result in a change in air traffic patterns, including
either an increase in traffic levels or a change in
location that results in substantial safety risks?

d} Substantially increase hazards due to a design feature
(e.g., sharp curves or dangerous intersections) or
incompatible uses (e.g., farm equipment)?

) Result in inadequate emergency access?

£} Result in inadequate parking capacity?

0O O | O
O O | O
O O | O
RO K | K

g} Conflict with adopted policies, plans, or programs

supporting alternative transportation (e.g., bus turnouts, d O [l X

bicycle racks)?

Source: Palm Springs 2007 General Plan, General Plan Update Traffic Analysis, Parsons Brinckerhoff Quade & Douglas,
Inc., May 2007, “Palm Springs General Plan Update Peak Hour Intersection Level of Service Analysis Technical
Meniorandum,” Endo Engineering, September 20, 2006.

a,b)

Less than Significant Impact. The City measures traffic impacts based on Level of Service (LOS) for
roadway segments and intersections. The minimum acceptable LOS for roadway segments and
intersections is LOS “D.” The Circulation Element Traffic Analysis of the 2007 General Plan was used to
determine future impacts to roadways and intersections. According to General Plan Buildout Forecasts for
2025, the North Palm Canyon Drive roadway segment between San Rafael Road and Racquet Club Road
is expected to operate at LOS “F” without mitigation.

Table 4.4 of the Traffic Analysis indicates that mitigation for the above mentioned roadway segment
would be met through the critical intersection mitigation requirements provided in the Palm Springs
General Plan Update Peak Hour Intersection Level of Service Analysis Technical Memorandum. The
proposed mitigation measures include the following:

Intersection = "~ "Mitigation
Palm Canyon Drive @ Vista Chino | Add a second southbound lefi-turn lane
Add two westbound lefi-turn lanes

The proposed project is consistent with land use designations of the General Plan. The traffic analysis
within the General Plan provides recommendations to ensure that traffic conditions for the study arca
remain at satisfactory levels. These improvements will be undertaken by the City as impacts from all
projects in the area increase traffic volumes. With implementation of the improvements described above,
the proposed project is expected to have a less than significant impact on City roadways.
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d)

€)

g)

No Impact. The proposed project is not located within proximity to an airport and will not impact air
traffic patterns.

No Impact. The proposed project is required to meet Development Code standards for roadway and
intersection designs, and is not expected to sigrificantly impact traffic safety. The majority of project
related roadway work will be limited to internal circulation. The proposed project will not create a

| _substantial safety hazard due to a design feature or incompatible uses. The project does not include sharp

curves or dangerous intersections. Proposed residential land uses are compatible with existing residential
and commercial development in the project vicinity.

Less than Significant Impact. The currently proposed project will have no impact on safety or
emergency access. Primary emergency access to the project will be from Alvarado Road. All automated
vehicular gates will be outfitted with approved access switches for use by emergency personnel.
Buildings will have approved address numbers for easy identification during emergency situations. The
Fire Department will review development plans to assure that adequate turnaround space for emergency
vehicles is provided. No adverse impacts are anticipated.

No Impact. The proposed project will provide the required amount of parking consistent with the Palm
Springs Municipal Code for Planned Development Districts (PDD). Conformance to these standards will
assure that no impacts occur.

No Impact. SunLine Transit Agency currently operates bus service on North Palm Canyon Drive, and
has bus stops in close proximity to the project on both sides of the street. No change in service is
expected, so the new residents will have access to transit services. The proposed project will have no
impact on alternative transportation.

Mitigation: None required

Monitoring: None required
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17. UTILITIES AND SERVICE SYSTEMS — Potentially Less Than Less Than No
| Would the project: Significant . Significant Significant Impact

Impact with Mitigation Impact
Incorporation

a) Exceed wastewater treatment requirements of the

applicable Regional Water Quality Control Board? ] O O X

b) Require or result in the construction of new water
or wastewater treatment facilities or expansion of

existing facilities, the construction of which could O O O =

cause significant environmental effects?

¢) Require or result in the construction of new storm
water dramage facilities or expansion or existing

facilities, the construction of which could cause O | X O

significant environmental effects?

d) Have sufficient water supplies available to serve
the project from existing entitlements and resources,

or are new or expanded entitlements needed? O | X O

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

project that it has adequate capacity to serve the M| O O X

projects projected demand in addition to the
providers existing commitments?

| £) Be served by a landfill with sufficient permitted
capacity to accommodate the project’s solid waste

disposal needs? O | X O

g) Comply with federal, state, and local statues and

regulations related to solid waste? | 1 O X

Source: Palm Springs 2007 General Plan, project materials.

a)

No Impact. Wastewater discharge requirements for the Coachella Valley, including the subject property,
are administered by the Colorado River Basin Regional Water Quality Control Board. All development
within the proposed project will be connected to existing sewer lines in adjacent roadways, including
North Palm Canyon Drive. Desert Water Agency (DWA) implements all the requirements of the Regional
Water Quality Control Board as they relate to wastewater discharge requirements and water quality
standards. The proposed project will marginally increase wastewater flows to the treatment plant, but it
will not adversely impact water quality standards or waste discharge requirements. The proposed project
will be required to pay connection fees to hook into the existing lines. The project will not impact
wastewater treatment requirements.

Less than Significant Impact. The proposed project will be able to connect to existing domestic water
lines in adjacent roadways. These improvements may require construction within and adjacent to public
rights-of-way and existing and/or proposed easements. The project will connect to existing facilities and
pay connection fees as required by DWA. As described above in the Hydrology section, DWA’s Urban
Water Management Plan indicates that there is sufficient water available to service the proposed project
and other development in the City in the future.

The project will include three onsite retention basins with a total storage capacity of 37,792 cubit feet.
The City Engineer will require the preparation of a final hydrology study when final plans for the project
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are submitted as a condition of approval to assure that the site’s storm water retention system meets all
City standards. Impacts are expected to be less than significant.

d),¢) No Impact. DWA has prepared an Urban Water Management Plan, which is a long-term planning
document that helps it plan for current and future water demands. The Plan demonstrates that the District
has available, or can supply, sufficient water to serve goals set forth in the General Plan, including the
proposed project. The project will be able to comnnect to existing domestic water lines in adjacent
roadways. The project will also be required to implement water conservation programs, including a
drought tolerant landscaping plan and the CalGreen Building Code, which requires that high efficiency
fixtures be used.

1),g) Less than Significant Impact. Palm Springs Disposal Service provides solid waste disposal services for
the project site, with waste hauled to facilities including the Badlands Landfill and the Lambs Canyon
Landfill, both of which have adequate capacity to accommodate the proposed project. Impacts are
expected to be less than significant. '

Mitigation: None required

Monitoring: None required
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18. MANDATORY FINDINGS OF
SIGNIFICANCE

Potentially
Significant
Impact

Less Than
Significant
with Mitigation
Incorporation

Less Than
Significant
Impact

No
Impact

a} Does the project have the potential to degrade the
quality of the environment, substantially reduce the
habitat of a fish or wildlife species, cause a fish or
wildlife population to drop below self-sustaining
levels, threaten to eliminate a plant or animal
community, reduce the number or restrict the range
of a rare or endangered plant or animal or eliminate

important examples of the major periods of
California history or prehistory?

b} Does the project have impacts that are
individuaily limited, but cumulatively considerable?
("Cumutatively considerable” means that the

incremental effects of a project are considerable O O O ]

when viewed in connection with the effects of past
projects, the effects of other current projects, and
the effects of probable future projects)?

¢} Does the project have environmental effects,
which will cause substantial adverse effects on O
human beings, either directly or indirectly?

[ X [

Less than Significant with Mitigation. The proposed project does not have the potential to significantly
degrade the quality of the environment, substantially reduce the habitat of a fish or wildlife species, cause
a fish or wildlife population to drop below self-sustaining levels, threaten to eliminate a plant or animal
commurity, reduce the number or restrict the range of a rare or endangered plant or animal, because the
site is physically isolated, has been significantly impacted and does not contain significant habitats or

No known historic or paleontological resources occur on the site. The project is required to undertake
cultural resource analysis if buried resources are identified on the site, thereby reducing potential impacts

No Impact. The proposed project is consistent with the General Plan designation for the site and is
developing below the allowable densities in these designations. Therefore, the proposed project is
expected to result in lower cumulative impacts than those previously analyzed for the General Plan.

a)

species of concern.

to less than significant levels.
b)
c)

Less than Significant Impact. As demonstrated in this Initial Study, the proposed project will have a less
than significant impact on humans as they relate to environmental effects, particularly those effects
associated with air quality and noise, which are expected to be less than significant.
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AG UP& CALIENTE BAND OF CAHUILLA INDIANS

ERIEAL FUETOHID PRESERVATION.

September 08, 2014 03-004-2014-043

[VIA EMAIL TO:Ken.Lyon@palmsprings-ca.gov]
Palm Springs

Mr. Ken Lyon

3200 Tahquitz Canyon Way

Palm Springs, CA 92263

Re: Case 5.1340, PD 370, TTM 36725 Mitigated Negatvie Declaration
Dear Mr. Ken Lyon,

The Agua Caliente Band of Cahuilla Indians (ACBCI) appreciates your efforts to include the
Tribal Historic Preservation Office (THPO) in the Case 5.1340, PD 370, TTM 36725 project.
The project area is not located within the boundaries of the ACBCI Reservation. However, it is
within the Tribe’s Traditional Use Area (TUA).A records check of the ACBCI registry indicates
this area has not been surveyed for cultural resources. For this reason, the ACBCI THPO
requests the folllowing:

*A cultural resources inventory of the project area by a qualified archaeologist
prior to any development activities in this area.

Again, the Agua Caliente appreciates your interest in our cultural heritage. If you have questions
or require additional information, please call me at (760)699-6829. You may also email me at
keskew@aguacaliente.net.

Cordially,

Katie Eskew

Archaeologist

Tribal Historic Preservation Office
AGUA CALIENTE BAND

OF CAHUILLA INDIANS

SAQY inar BHoRE DEIVE, Feur Sriines, €A 832864
T OVHRGIESEAGBOU  Ff THEIEEBIESTH  WWW.AGUACALIENTE-REN, GOV
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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. 5.1340, PDD 370, 3.3742 MAJ, TTM 36725 {“Alvarado in the
Art Colony™)

Dear Mr. Lyon:

Thank you for providing the Riverside County Airport l.and Use Commission (ALUC) with a
copy of the Notice of Intent to Adopt a Mitigated Negative Declaration for this project, which
includes the formation of a Planned Development District and a Tentative Tract Map for the
development of 46 detached small-lot single-family residential units on 5.23 acres.

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. As noted on page 24 of the Draft Initial Study/Mitigated Negative
Declaration, this project is located within Airport Compatibility Zone E of the Palm Springs
International Airport lLand 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.

Additionally, please be advised that the proposed project requires notification to the Federal
Aviation Administration Obstruction Evaluation Service through the Form 7480-1 process.
Such review 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.

The elevation of the primary runway at Paim Springs International Airport at its northerly
terminus is 474 4 feet above mean sea level. The project site is approximately 11,200 feet
from the runway. Based on the 1:100 slope formula, any structure whose top point exceeds
586.4 feet in elevation above mean sea level at this location would require such notice to the
FAA. As the ground elevation at the site exceeds 586.4 feet in elevation, this notice
requirement applies to structures of any height at this location.

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. - -



AAIRPORT LAND USE COMMISSION . September 22, 2014

. Thank you for the opportunity to provide comments. [If ydu have any questions, please
contact John Guerin of ALUC staff at (951) 955-0982.

| Sincerely,

cc: Thomas Nolan, Executive Director, Palm Springs International Airporf
. ALUC Staff

YMALUCIrport Case Files\PaIm Springs\NOi Mit Neg Dec Case 5.1340, PDD 370, 3.3742 MAJ, TR36725 — Itr to PIm Spgs.doc
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Architecturat Advisory Committee Minutes
August 11, 2014

wBOARD MEMBER FAUBER asked for clarification on whether calculation of area was

b q,on the merged lot. (yes)

BOARD MEN BER FREDRICKS inquired about plant type and sizes. (noted on the

~drawings)

BOARD MEMBER SONG mqun out wmdow frame color, material and detailing

(same as rest of Lurninaire).

APPLICANT'S ARCHITECT clarified the wmdows are By, Ightiy recessed because of
limit of wall thickness. . Y

M/S/C (leschbeln/Cassady, 6~ 0 1 absentlSecoy-Jensen) Recommend app v to the
Plannl Ble]nnlani izl Tal - WY -u AAr=Ta S— .

4.  THE ERIC BRANDENBERG SEPARATE PROPERTY TRUST FORAPPROVAL
OF A PLANNED DEVELOPMENT DISTRICT IN LIEU OF A CHANGE OF
ZONE, A MAJOR ARCHITECTURAL APPLICATION, AND A TENTATIVE
TRACT MAP PROPOSING A GATED COMMUNITY OF 46 TWO-STORY,
"SINGLE FAMILY DETACHED UNITS ON INDIVIDUAL LOTS, COMMON
PRIVATE STREETS AND OPEN SPACE ON A ROUGHLY 5.23 ACRE SITE
LOCATED AT THE SOUTHEAST CORNER OF NORTH PALM CANYON
DRIVE AND ALVARADO ROAD (CASE 5.1340 PDD 370, 3.3742 MAJ, TTM
36725). (KL)

BOARD MEMBER SONG recused herself and left the room.
ASSOCIATE PLANNER LYON summarized the staff report.

BOARD MEMBER HIRSCHBEIN inquired about. discrepancy between General
Plan and Zoning densities and standards. (differing zones may exist in a single
General Plan land use designation; PD used to increase density over underlying zone.)

BOARD MEMBER HIRSCHBEIN asked about casitas for commercial uses, parking,
and signage. (same as underlying C-1 and home occupancy; parking available along
Palm Canyon, signs pursuant to the zoning ordinance and home occupancy ordinance).

BOARD MEMBER HIRSCHBEIN inquired about noise mltlgatlon (casitas function to
mask some road noise from Palm Canyon).

BOARD MEMBER FREDRICKS asked about removing gates (applicant/market desire
gates on the development).

BOARD MEMBER CASSADY asked about whether all Palm Canyon backing units
3
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could have casitas. (yes)
CHAIR FAUBER asked whether casitas could be constructed on other sites. {yes, 2o
3 more could be located within)

CHAIR FAUBER asked about deleting gates, but also prefers if walls are to be
. provided, that the pedestrian gates are important. He also asked about triangular open
. space within the development (open common area for residents).

CHAIR FAUBER asked about amount of green shown on drawings. (desert scape is
proposed)

- BOARD MEMBER HIRSCHBEIN asked about open space along south side of project.

(retention and not connected to public way to avoid homeless problems.)
- CHAIR FAUBER opened the item for public comment.

BOARD MEMBER CASSADY expressed positive opinion about the project and that as
a gated community it was acceptable to him.

BOARD MEMBER PURNELL expressed positive opinion about the project including
architecture and mixed useflive work along Palm Canyon and the general landscape
concept.

CHAIR FAUBER asked about areas within the complex for dog walking (retention
basin).

VICE-CHAIR FREDRICKS expressed positive opinion including it being proposed as
gated. ,

M/S/C  (Fredricks/Cassady, 5-0-1-1 abstained/Song, absent/Secoy-Jensen)
Recommend approval by the Planning Commission as proposed and -appoint
landscape subcommittee (Pumell/Fredricks/Cassady) to review final landscape plan
check submission. :

BOARD MEMBER Song returned to the meeting.

5. TG SPRINGS ART MUSEUM REQUESTING APPROVAL OF A SIGN
VARIAN rofmbglE MUSEUM’S ARCHITECTURE + DESIGN CENTER (AKA
THE SANTA FE FEDER®ma=SAVINGS & LOAN BUILDING), A CLASS 1
HISTORIC SITE LOCATED AT 30GU™9@digH PALM CANYON DRIVE (ZONE
CBD) (HSPB 54 / CASE 8.259 VAR (KL.) :

ASSOCIATE PLANNER LYON summarized the staff report.




West Coast Housing Partners, LLC

VIA EMAIL
July 31,2014

Mr. Ken Lyon

Associate Planner

City of Palm Springs Planning Department
3200 E. Tahquitz Canyon Way

Palm Springs, CA 92262

Subject: Revised Justification Letter for “Alvarado in the Art Colony”
Applications, Planned Development District, Tentative Tract Map
& Major Architectural Approval

Dear Mr. Lyon:

Reference is made to MSA Consulting Inc’s May 15, 2014 Justification Letter (Roos). As
a result of subsequent discussions with the City, West Coast Housing Partners, LLC would
like to provide this Revised Letter of Justification.

- Detailed Project Description

Applications: The Project proposal involves a Planned Development District in lieu of a
Change of Zone, a Tentative Tract Map and a Major Architectural Approval.

Location: The Alvarado in the Art Colony project is located on 5.23 net acres of land on
the east side of North Palm Canyon Drive, south of Alvarado Road, West of De Anza
Road, and north of the Northgate 111 shopping center, The property is in Section 3, T.4S
RJ4E.

Property Configuration and General Plan/Zoning: The 5.23 acre site fronts three streets
including North Palm Canyon Drive and is located one-third of a mile SW of the Palm
Springs Visitor Center at Tram Way. The property has a single General Plan land use of
Mixed Use/Multi Use and split zoning with the frontage zoned C-1 (General Commercial)
to a depth of 200 feet parallel to NPCD and the remainder zoned R-G-A-(6) (Residential
Garden Apartments—6 d.u./acres). In addition, the property has the Resort Overlay Zone
that covers only the C-1 portion of the site.

Site History: The site appears from older aerial photos to have had a small structure at the
NW comer of what would have been Cabrillo Road (extended) at North Palm Canyon
Drive. Both Cabrillo Road and Cortez Road were anticipated at one time to be extended
westerly to intersect with North Palm Canyon Drive but both streets were vacated through
the subject property by past city actions. Whatever structure may have been there has been
long removed. No previous entitlements are known for the site.

Westlake Park Place / 3027 Townsgate Road, Suite 250/ Westlake Village, CA 91361
805.409.0220 Fax 805.370.1822



The Alvarado in the Art Colony
Justification Letter
Page 2 of 4

Surrounding Uses: Property to the south of the site is a developed commiercial center
(PDD); property to the north is vacant between Palm Canyon Drive and Los Felices and
has the same 200 foot deep C-1 zoning with the remainder zoned R-G-A (6). From Los
Felices easterly the property north of the subject property is developed single family with
the same R-G-A (6) zoning and easterly of the project, properties on the east side of De
Anza are fully developed with a combination of garden condominiums and single family
homes, all with R-G-A (6) zoning and all single-story. Across Palm Canyon Drive there
are two single-story commercial buildings and several vacant parcels.

Development Proposal: The Project is a 46-lot detached single-family residential
development on approximately 5.23 acres of vacant land. The project will be gated with the
main entrance being located just east of the intersection of Alvarado Road and Los Felices
Road. A second access, located just southerly of the intersection of Cabrillo, is proposed
for resident’s egress only while also providing access for emergency vehicles. Each of the
parcels contains a single, two-story unit with an attached 2 car garage and a private
swimming pool. Eight units facing North Palm Canyon Drive and two additional interior
units have the option of building a small structure adjacent to the street that could be a pool
cabana, a casita or a home office.

Each unit facing Palm Canyon Drive and Alvarado Road will have a private, gated
personal entrance providing direct access to the street. At the intersection of Alvarado
Road and North Palm Canyon Drive there will be a publicly accessible “Comer Plaza” that
will be a strong visual entry welcome for vehicular traffic entering Palm Springs. The
major open space component of the project will be located along the southerly boundary
and will serve dual use as passive open space/recreation and retention of storm water.
North Palm Canyon Drive will include a dynamic streetscape afforded by the twenty-eight
foot wide parkway found in this stretch of North Palm Canyon Drive. The landscape
scheme will incorporate the existing Washingtonia Robusta palm trees but replace the
existing old sidewalk with an inviting new public walk along with landscape ¢lements and
entries to the new homes along Palm Canyon. Along De Anza Road, the new homes will
be setback 130 feet or more from existing single family residences and views to the San
Jacinto Mountains will be substantially maintained.

Construction schedule: The proposed construction schedule is as follows:

» Rough Grading Late 4™ Q, 2014
= Infrastructure 1*Q, 2015
* Building Construction 1 Q, 2015
= Start of Home Sales 4thQ, 2015

Buildout 1°Q, 2017



The Alvarado in the Art Colony
Justification Letter
Page 3 of 4

Potential Public Benefits: The proposed Alvarado in the Art Colony project will have the
following public benefits:

¢ The development of the project will be a major addition to the North Palm
Canyon Drive entry sequence and consistent with the new General Plan
(2007) mixed use/multi use category. The Palm Canyon Drive/Alvarado
Road corner of the site is proposed as a publically accessible “Corner Plaza”
with a generous landscape including native Washingtonia Filifera palms,
shade trees and drought tolerant landscape and possibly a public art
installation.

¢ The “Comer Plaza” proposed for the Southeast corner of Alvarado and

- North Palm Canyon Drive shall have a “Bike Oasis”, consisting of a bicycle
repair stand, hand operated air pump, water bottle filler, bike racks and
shaded seating.  The “Corner Plaza” will encourage the connection of
Alvarado in the Art Colony with the surrounding neighbors, the future CV
Link, and the Downtown,

¢ The neighborhood to the east of the subject property will be better buffered
from noise emanating from traffic on Palm Canyon Drive and also from
prevailing winds which will lift over the new development.

* There will be an increase in the number of new residents which will support
' the commercial uses in the vicinity as well as the city overall and add to the
“eyes on the street” and improve overall public safety in the area.

* Planned communities reduce the amount of landscaped and irrigated open
space vs. low density residential development and cut the amount of potable
water needed on a per unit basis. In this instance, the average open space
per unit is approximately 2,400 s.f./unit whereas the old standard 10,000 s.f.
R-1-C lot had up to 6,500 s.f. per home.

¢ There should be an increase in real estate values in the area with a solution
to the problems caused by vacant land.

¢ The proposed Planned Development District (in lieu of a Change of Zone)
will allow the surrounding neighbors to know more precisely what can be
constructed on the now vacant property.

* The new development will produce a higher revenue stream to all agencies.
These include a substantial boost in property taxes, payment of CVMSHCP
fees, school impact fees, Acreage Drainage fees, Quimby fees, and TUMF
fees among others.



The Alvarado in the Art Colony
Justification Letter
Page 4 of 4

¢ The development of the property will provide quality employment for the
construction industry through the estimated two or so years of development.

Findings: The following Findings are presented in support of the multiple applications
needed for the Alvarado in the Art Colony project:

* The proposed development of the property including a Planned
Development District (in lieu of a Change of Zone), a Tentative Tract Map,
and a Major Architectural Approval represent a specific development
solution to a 5.23 acre infill site where the new General Plan (2007) category
of Mixed Use/Multi Use needs a PDD to develop specific standards for
consistency.

* The current zoning designations on the property (200° deep C-1 zoning
parallel with North Palm Canyon Drive and the remainder being R-G-A (6)
while potentially consistent with the new General Plan would also act to
extend the strip commercial nature of Highway 111 thus the project,
providing an integrated plan for the entire property, will better implement
the General Plan.

» The size and shape of the property, which both abuts and surrounds existing
single family, condominium, and commercial uses, and is well suited for use
as an infill residential community that is similar to and compatible with
those existing nearby uses.

We look forward to working with the City as the project moves forward.

Very Truly Yours,
WEST COAST HOUSING PARTNERS, LLC

R. W, (Whitt) Hollis, Jr.
Vice President of Land Acquisition

Cc: Steve Hester, West Coast Housing Partners, LLC
Krystal Navar, Modative
Marvin D. Roos, MSA Consulting, Inc.
Ester Wang, RGA Landscape Architects, Inc.
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MECHANICAL VENTILATION

OWNER:

West Coast Housing Partners, LLC
3027 Townsgate Rd. #250
Westlake Village, CA 91361

P: 805.409.0220

F: 805.370.1822

E: whollis@wchpartners.com
ARCHITECT:

Modative, Inc.
2633 Lincoln Blvd. #610
Santa Monica, CA 90405

P: 310.526.7826
E: knavar@modative.com
W: www.modative.com

SUBDIVISION ENGINEER/
SURVEYOR:

MSA Consulting, Inc.
Marvin Roos

34200 Bob Hope Drive
Rancho Mirage, CA 92270

P:760.320.9811
F: 760.323.7893
E: mroos@msaconsultinginc.com

LANDSCAPE DESIGNER:

RGA Landscape Architects, Inc.
Ron Gregory

73061 El Paseo, Suite 210

Palm Desert, CA 92260

P: 760.568.3624
F: 760.773.5615
E: rgregory@rga-pd.com

STRUCTURAL ENGINEER:

RE FIRE EXTINGUISHER
TBD
H.B.
+ HOSE BIB CIVIL ENGINEER:
MSA Consulting, Inc.
—e WATER STUB OUT Marvin Roos
34200 Bob Hope Drive
—a GAS STUB OUT Rancho Mirage, CA 92270
P: 760.320.9811
W ed FLOOR LEVEL CHANGE F: 760.323.7893
E: mroos@msaconsultinginc.com
GEOTECHNICAL ENGINEER:
Sladden Engineering
Brett L. Anderson
45090 Golf Center Parkway, Suite F
Indio, CA 92201
P:760.863.0713
F: 760.863.0847
— Angle FD Floor Drain MET Metal ] Towel Bar
@ At FHC Fire Hose Cabinet MIN Minumum T&G Tongue & Groove
ALUM Aluminum FLR(FL) Floor MisC Miscellaneous THK Thick
AB Anchor Bolt FOB Face of Block MFR (MNFR)  Manufacturer TPH Towel Paper Holder
BLK(G) Block(ing) FOS Face of Stud NIC Not In Contact ™w Top of Wall
BD Board FOC Face of Concrete NO. (#) Number P Typical
BLDG Building FPM Feet Per Minute NTS Not To Scale U.O.N. Unless Otherwise Noted
CAB Cabinet FT Foot, Feet ocC On Center v Vent
cB Catch Basin FT2 Square Foot (Feet) oD Outside Diameter VERT Vertical
CER Ceramic FT3 Cubic Feet oTo Out to Out w/ With
CHNL Channel FRRG Furring OVRL Overall wcC Water Closet
CLR Clear GA Gauge PCF Pounds Per Cubic Feet WH Water Heater
CL Center Line GALV Galvanized PL Plate, Property Line WP Waterproof
co Concrete Opening Gl Galvanized Iron PLYWD Plywood w1 Weight
CONC Concrete GL Glass PSF Pounds Per Sq. Foot
CONST Construction GYP Gypsum PDR RM Powder Room
CONT Continuous GYP BD Gypsum Board R (RAD) Radius
CONTR Contractor HB Hose Bib RD Roof Drain
d Penny Nail HC Hollow Core REC (RECT) Rectangle/Rectiline
dB Decibel HDW Hard Wood REF Refrigerator
DD Deck Drain HDWR Hardware RM Room
DBL Double HORIZ Horizontal sC Solid Core
DET Detail HR Handrail SEC (SECT) Section
DIA Diameter HW (H) Hot Water (Heater) SHTG Sheating
DISP Disposal 1D Inside Diameter SHRG Shoring
DN Down IN () Inch SIM Similar
DS Downspout INSUL Insulation S&P Shelf & Pole
DWG Drawing INT Interior sQ square
EA Each IRR Imigation sS Service Sink
EL Elevation K Kitchen S.STL Stainless Steel
ELECT Electrical LAV Lavatory STD standard
EQ Equal LB. (#) Pound STOR (ST) storage
EXT Exterior MAX Maximum STL Steel
FA Fire Alarm MECH Mechanical sw switch
FAU Forced Air Unit MED CAB Medicine Cabinet SYS (SYST) System

ADDRESS:
2700 N Palm Canyon Dr
Palm Springs, CA 92262

APN #:
504-074-001, 504-074-002, 504-074-008

ZONE:
Proposed Planned Development District (PDD)

SITE AREA:
Gross Area: 5.233 AC (227,514 Sq. Ft) within distinctive border

DWELLING UNIT COUNT JUSTIFICATION:

Site Area: 5.233 Acres

Site Zone: Proposed P.D.D.

Dwelling Units Proposed: 46 Units on 46 Individual Lots

BUILDING CODES:

2010 California Building Code with 2011 Los Angeles
Amendments, 2010 California Green Building Standards Code,
2010 CMC, 2010 CEC, 2010 CPC

OCCUPANCY GROUP/ CONSTRUCTION TYPE:
R3/U
Type VB - Non-Rated

FIRE SPRINKLERS:

Fully Sprinklered - NFPA13D Sprinkler System per R313.3 (R313,
12.21A17(d)) The Sprinkler System shall be approved by Plumbing
Div. prior to installation.

EXISTING STRUCTURES:
None

SCOPE OF WORK:
Forty-Six-Lot, Single Family Residential. Each lot contains (1) two-
story, single family dwelling.

Gross Areas:

Unit A: 1,592 SQ. FT.

Unit B: 1,801 SQ. FT.

Unit C: 2,003 SQ. FT.

Unit C2: 2,066 SQ. FT.

Optional Casita/Cabana/Home Office: 288 SQ. FT.
Gross Project Area = 87,149 SQ. FT.

Allowable Building Height: N/A
Maximum Building Height: +24'-0"

REQUIRED PARKING:

(2) bedroom unit: 1 1/2 primary spaces

(3) or more bedroom unit: 3/4 primary space per bedroom
1 guest space/4 homes

(10) 2-bedroom homes = 15 primary spaces
(29) 3-bedroom homes = 65.25 primary spaces
(7) 4-bedroom homes = 21 primary spaces
Total primary spaces required = 101.25 = 101
(46) homes = 12 guest spaces required

Total spaces required: 113

PROPOSED PARKING:

92 Covered Parking Spaces (2 Per SFD Unit)

12 Guest Parking Spaces (.25 Per SFD Unit)

9 Open Parking Spaces

92 Covered Parking Spaces + 12 Guest Parking Spaces + 9 Open
Parking Spaces= 113 Total Parking Spaces

LEGAL DESCRIPTION:
A portion of the north 1/2 of section 3, township 4 south, range 4
east, San Bernardino base and meridian.

ARCHITECTURAL
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UNIT TYPE INFORMATION

UNITTYPE C
SINGLE FAMILY RESIDENCE
3 BEDROOMS, 3.5 BATHROOMS

FIRST LEVEL AREA: 976 SQ. FT.
SECOND LEVEL AREA: 1,027 SQ. FT.
TOTAL BUILDING AREA: 2,003 SQ. FT.

2633 Lincoln Bivd. #610
Santa Monica, CA 90405
P: 310.526.7826
F: 310.526.7681

E: info@modative.com

W: www.modative.com

PROJECT NO 14001

ALVARADO IN THE ART COLONY

2700 N Palm Canyon Dr
Palm Springs, CA 92262

KEY PLAN
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UNIT TYPE INFORMATION

UNIT TYPE C2
SINGLE FAMILY RESIDENCE
3 BEDROOMS, 3.5 BATHROOMS

FIRST LEVEL AREA: 1029 SQ. FT.
SECOND LEVEL AREA: 1,037 SQ. FT.
TOTAL BUILDING AREA: 2,066 SQ. FT.

2633 Lincoln Bivd. #610
Santa Monica, CA 90405
P: 310.526.7826
F: 310.526.7681
E: info@modative.com

W: www.modative.com

PROJECT NO 14001

ALVARADO IN THE ART COLONY

2700 N Palm Canyon Dr
Palm Springs, CA 92262

KEY PLAN

ALVARADO RD

Al ideas, designs, arangements and plans
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reproduced, copied, adapted, published,
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UNIT TYPE INFORMATION

UNIT TYPE B
SINGLE FAMILY RESIDENCE
3 BEDROOMS, 3 BATHROOMS

FIRST LEVEL AREA: 854 SQ. FT.
SECOND LEVEL AREA: 957 SQ. FT.
TOTAL BUILDING AREA: 1,801 SQ. FT.

2633 Lincoln Bivd. #610
Santa Monica, CA 90405
P: 310.526.7826
F: 310.526.7681

E: info@modative.com

W: www.modative.com

PROJECT NO 14001

ALVARADO IN THE ART COLONY

2700 N Palm Canyon Dr
Palm Springs, CA 92262
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IN THE CITY OF PALM SPRINGS, COUNTY OF RIVERSIDE, $TATE OF CALIFORNIA

TENTATIVE TRACT MAP NO. 36725

EXRIBIT BATE: MAY 15, 2014

DATA TABLE
LAND OWNER: | riif ERIC BRANDENBURS SEPARATE PROPERTY TRUS
ADDRESS 122 WILLOW STREET, SURE 200
SAN JOSE, CALFORNIA 95125
CONTACT: ERIC BRANDENEURG T TeLePRONE: [ 408) 277-5200
OWNER
REPRESENTANVE: WEST COAST HOUSING PARTNERS, LLC
ADDRESS 3027 TOWNSGATE ROAD, SUITE 250
WESTLAKE VILLAGE, CALFORNIA 91351
CONIACT: RICHARD W, HOLLE, JR. SELEPHONE: | (805} 409-0220
EXHIBIT PREPARER: | 154 CONSULTING, C.
ADDRESS 34200 BOB HOPE DRIVE
RANCHO MIRAGE. CALIFORMIA 92270
CONTACT: JULIAN A, DF LA TORRE (PE C43580) | TELEPHONE: | (760) 320-981%

ASSESSOR'S PARCEL NUMBER: | 534074001, 504074002, AND 504-074-008

PORTION CF THE NORTH 1/2 OF SECTION 3, TOWNSHIP 4 SQUTH. RANGE

AEGAE DESCRIPTION:
4 EAST. SAN BERNARDIND BASE AMD MERIDIAN.

LAND USE DESCRIPTION: - ACREAGE:
GROSS ACREAGE: 523 AC.
SINGLE FAMLY RESIDENTIAL LOTS {LOTS 1-48): | 334 AC,
OPEN SPACE AND PRIVATE DRIVES {LOT"A"): 1.89 AC.
NET ACREAGE: 223 AC.
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SECTION
PRIVATE DRIVE EASEMENT
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EXISTING EASEMENT NOYES:

YN

PUBLIC ROAD AND / OR BIGHWAY FOR PUBLIC UTILTIES IN
FAVOR OF CITY OF PALM SPRINGS. RECORDED MAY 24, 1745

PER DOCUMENT NO. 409%7 OR.

A

30° EASEMENT FCR PURPOSES OF PUBLIC RGAD AND / OR
HIGHWAY IN FAVOR QF CHY OF PALM SPRINGS. RECORDED
JULY &, 1977 PER DOCUMENT NO. 141505 OR,

{TO BE ABANDONED)

AN

ANY EASEMENTS OR RIGHTS OF WAY FOR EXISTING UTILTIES OR
OTHER RIGHTS OF WAY OVER THOSE PORTIONS OF SAID LAND
LYMNG WITHIN THE PUBLIC RIGHT OF WAY ABANDONED BY
RESCLUTION OR ORDINANCE. RECORDED DECEMEER 1, 1983

PER DOCUMENT NO. 249544

EASEMENT(S) IM FAVOR OF THE PUBLIC OVER ANY EXISTING

ROADS LYING WHIN SAID LAND.

EASEMENT(S) FOR THE PURPOSE(S) OF PUBLIC ROAD AND / OR
HIGHWAY, UNDERGROUND SEWER, PUBLIC UTILITIES IN FAVOR
CF CITY OF PALM SPRINGS. RECORDED MAY 29, 1959 AS

DOCUMENT NO. 47005 O.R

EXISFING TONING: RETAR BUSINESS ZONE (C1] AND CLUSTER RESIDEN_T\AL 2ONE {RGA-5)

WTH RESORT COMBINING ZONE

PROPOIED JONING: | PLANNED DEVELOPMENT DISTRICT {PDD}

GENERAL PLAN LAND USE: |MIXED LISE f MULTI-USE

PROPOSED GENERAL PLAN LAND USE: !PL‘\NNED DEVELOPMENT DISTRICT {PDD)

FEMA FLOOD IONE DESIGNATION:

ZONE X. AREAS DETERMINED TO BE QUTSIDE THE 0.2% ANNUAL CHANCE FLOODPLAN,
FLOOD INSURANCE RATE MAP NO. 0806 5C1 556G: TFFECTIVE DATE: AUGLIST 28, 2008

‘Bj ™ l/ PUBLIC UTILITY PURVEYORS: | ELECTRIC: SOUTHERN CALIFORNIA EDISON 760-324-4931
)l
E E g 3AS: THE GAS COMPANY B800-427-2200
hoa[ 18 B - TELEPHONE: YERIZON COMPANY B00-4813- 5000
(;\%E % WATER: DESERT WATER AGENCY 760-323-4571
wE = ] CABLE: TIME WARNER GABLE 7603401312
= 0 o SEWER: CITY OF PALM SPRINGS FE0-3238166 £, 2
% @ &04-132-0 "
£ % USA: UNDERCROUND SERVICE ALERT B00-227-2400
PLAKNED DEVELOPMENT DISTRICT DESIGN STANDARDS:
Development Land Uses:
Residenlial Buildings: 66,276 5.1, 30.2%
Open Space: 123.56% s F, 533%
Private Drivas: 37 649 5.8, 165%
// Gross / Net Acreage: 523 ac. 1000%
Lot Siza:
Minirnurm Lol Size: 2,775,
Average Lol Size: EAEIERN
Maximurn Lot Sige: 4,4225.f,
r B Minimur: Lot Widh: 2
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; zr % 6 o
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