Planning Commission Staff Report

DATE: October 22, 2014

SUBJECT: SOUTH PALM CANYON LLC, REQUEST FOR A ONE-YEAR TIME
EXTENSION FOR A PREVIOUSLY APPROVED MIXED-USE PLANNED
DEVELOPMENT DISTRICT CONSISTING OF 125 CONDIMINIUM UNITS
AND APPROXIMATELY 39,000-SQUARE FEET OF RETAIL/COMMERCIAL
SPACE ON AN APPROXIMATELY 2.67-ACRE SITE.

CASE: Time Extension Request — CASE 5.1042 PD 311
-FROM: Department of Planning Services
SUMMARY

South Palm Canyon LLC, requesting a one-year time extension for a previously approved
-mixed-use Planned Development District consisting of up to 125-condimium units and
approximately 39,000-square feet of retail/commercial space on a 2.67-acre site located at
-450-490 South Palm Canyon Drive.

RECOMMENDATION:

Approve a one-year time extension

PRIOR ACTIONS:

i

On October 11, 2008, the Planning Commission considered the mixed-use project and by
~a vote of 7-0, certified the Final Environmental Impact Report; approved the project
architecture and Planned Development District 311.

On October 25, 2006, the City Council certified a final environmental impact report and
approved Planned Deveiopment District 311 as recommended by the Planning
Commission.

On November 19, 2008 the Planning Commission granted a one-year time extension for
PD 311 from October 25, 2008 to October 24, 2009.

On January 27, 2010, the Planning Commission granted a one-year time extension for PD
311 from October 25, 2009 to October 24, 2010.
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On December 8, 2010, the Planning Commission approved a one-year time extension for
PD 311 from October 24, 2010 to October 23, 2011.

On November 22, 2011, the Planning Commission approved a one-year time extension for
PD 311 from October 23, 2011 to October 22, 2012.

On January 9, 2013, the Planning Commission approved a one-year time extension for PD
311 from October 24, 2012 to October 24, 2013.

On October 23, 2013, the Planning Commission approved a one-year time extension for
PD 311 from October 25, 2010 to October 24, 2014.

BACKGROUND:

2/01/2006 | South Palm Canyon LLC |

The previously approved project commonly known as “The South Palm Canyon” is a
mixed-use development consisting of residential, commercial and recreational facilities. As
designed, the project will consist up to 125 condominium units and approximately 39,000
square feet of retail/commercial space on an approximately 2.67-acre site. The project will
be located ina fully developed section of the downtown district of the City. The property is
bounded by South Palm Canyon Drive fo the west, Indian Canyon Drive to the east and
Ramon Road to the south. The existing buildings on the site totaling approximately 47,000
square feet in size will be demolished to make room for the new project.

The immediate areas surrounding the location are fully improved with streets, curbs,
gutter, sidewalks and landscaping. There are existing commercial and retail uses at the
site and within its immediate vicinity. To the north of the property, there is a two-story bank
building along with other small unit retail stores, to the west along Palm Canyon Drive,
there is an existing three-story commercial establishment with subterranean parking
structure and to the east there is an existing retail complex. The site is identified as the
southern gateway for the downtown area in the Downtown Design Guidelines.

A Planned Development District granting relief from development concept and standards
of the Central Business District was part of the original entitlement. In this project, the City
Council approved deviations from height limit requirements, setbacks and parking
standards.

ANALYSIS

Section 94.03.00(H) of the Zoning Code states that extensions of time for a PD may be
- allowed by demonstration of good cause. According to Chapter 9.63.110 of the Municipal
Code, there are no specific findings or determinations that need to be made to grant the
time extension for the PD. The Municipal Code does limit all time extensions to one-year
and that requirement is being carried forward in staff's recommendation.
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The City's Ordinance has no specific findings for extension of time for previously approved
Planned Development District projects; however, in reviewing the request, staff considered
if the circumstances below have changed such that the PD approval might need
reconsideration. Staff's analysis is provided below on each of the factors to be considered
by the Planning Commission.

| 1. Any changes to project’s overall plan and site configuration

There are no changes fo the project's overall plan and site configuration to warrant
- reconsideration of the approval of PD-311. As stated earlier, the subject site is fully
developed with existing commercial and retail uses. The existing buildings totaling
approximately 47,000 square feet in size will be demolished to make way for the new
mixed-use development. '

2. Specific steps taken by applicant over the past year to advance the project

- The applicant stated that “over the last six months, they have spoken to brokers at CB

Richard Ellis, Marcu & Millichap and Grubb & Ellis to see whether they could help to find a
joint venture partner for the project.” Furthermore according to the applicant, “the
conclusion from all the above-referenced brokers was while parts of Real Estate in
~Southern California has turned around, Palm Springs is not there yet to build a 125-unit
Condo/apartment project together with 40,000 square feet of retail.”

3. Recent developments and uses within the surrounding area

The most significant recent development within the downtown area is the demolition of the
- Fashion Plaza Mall to make way for the new Downtown project consisting of hotels, office
building and commercial/retail spaces. The major renovation of the Allen Ladd Building
across the street on Ramon Avenue has been completed and is partially occupied.

4. The applicable policies of the General Plan, zoning ordinance and other
regulations

Staff has reviewed the project, surrounding area and underlying zoning regulations and
determined that no significant changes have occurred that would suggest that the project
is no longer in keeping with the neighborhood or the City's development policies and
standards. If the time extension request is granted, final development plans are still
required to be submitted for review and recommendation by the AAC for final approval by
-the Planning Commission.

5. Any off-site improvements, installation of infrastructure and other changes
within 400 feet radius of project site.

The surrounding area is fully improved with streets, curbs, gutter, sidewalks and
landscaping. There are mostly commercial and retail uses within the immediate vicinity of
the location. As previously required by the City, the applicant continues to maintain all
landscaping and sidewalks areas of the site. '
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ENVIRONMENTAL ASSESSMENT:

A Final Environmental Impact Report (EIR) was previously certified by the City Council on
October 25, 2006 for the project. Pursuant to Section 15162 of the California
Environmental Quality Act (CEQA) Guidelines, the preparation of a Subsequent EIR,
Addendum to the EIR or further environmental documentation is not necessary because
the changed circumstances of the project will not result in any new significant
environmental effects or a substantial increase in the severity of previously identified
significant effects. The time extension request would not result in any new environmental
impacts beyond those already assessed in the certified environmental impact report.

- CONCLUSION:

Based on the information provided by the applicant, and the current condition of the
project site, it is the department’s belief that the developers have demonstrated good
cause for seeking an extension and for asserting that the project will move forward as
originally planned. Therefore, staff recommends that the Planning Commission grant a
one-year time extension for the project.
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Attachments:
Vicinity Map

Draft Resolution

Revised Conditions of Approvali

Letter of request from the applicant dated September 8, 2014

Staff Reports from the hearing when the project was originally approved
Minutes from the original approval public hearing

Minutes from the 2013 time extension approval
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CITY OF PALM SPRINGS
CASE NO: 5.1042 / PD 311 DESCRIPTION: To consider a Time Extension for

PD 311. The Planned Development District would

APPLICANT: South Palm Canyon, allow the development of up to 125 condominium

LLC

units and approximately 39,000 square feet of
commercial space on an approximate 2.67-acre site
at 450 - 490 South Palm Canyon Drive, Zone CBD,
Section 15. APN: 513-214-004, 513-214-005, 513-
214-010, 513-214-011.




RESOLUTION NO.

A RESOLUTION OF THE PLANNING COMMISSION OF
THE CITY OF PALM SPRINGS, CALIFORNIA APPROVING
A ONE-YEAR TIME EXTENSION FOR PLANNED
DEVELOPMENT DISTRICT 311 FROM OCTOBER 24,
2013, TO OCTOBER 23, 2014; A PREVIOUSLY
APPROVED MIXED-USE DEVELOPMENT CONSISTING
OF A 125-UNIT CONDOMINIUM COMPLEX AND
APPROXIMATELY 39,000 SQUARE FEET OF RETAIL
/COMMERCIAL SPACE ON AN APPROXIMATELY 2.67-
ACRE SITE LOCATED AT 450-490 SOUTH PALM
CANYON DRIVE, ZONE PD311, SECTION 15.

WHEREAS, South Palm Canyon, LLC (“Applicant”) has filed an application with the City
pursuant to Section 94.04.00(H) and 94.04.00(1)(1) of the Palm Springs Zoning Code
and Chapter 9.63.110 of the Palm Springs Municipal Code for a one-year time
‘extension to commence construction for PD 311 located at 450-490 South Palm
Canyon Drive and Indian Canyon Drive; and

WHEREAS, on October 22, 2014, a public meeting on the application was held by the
Planning Commission in accordance with applicable law; and

WHEREAS, the Planning Department has reviewed this project under the provisions of
the California Environmental Quality Act (CEQA), and has determined that a time
extension request is considered a “project” pursuant to the terms of the California
Environmental Quality Act (CEQA). A Final Environmental Impact Report (EIR) was
previously certified by the City Council on October 25, 2006 for the project. Pursuant to
Section 15162 of the California Environmental Quality Act (CEQA) Guidelines, the
preparation of a Subsequent EIR, Addendum to the EIR or further environmental
documentation is not necessary because the changed circumstances of the project will
not result in any new significant environmental effects' or a substantial increase in the
severity of previously identified significant effects. The time extension request would not
result in any new environmental impacts beyond those already assessed in the certified
environmental impact report and;

WHEREAS, the Planning Commission has carefully reviewed and considered all of the
evidence presented in connection with the hearing on the project, including, but not
limited to, the staff report, and all written and oral testimony presented.
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NOW, THEREFORE, BE IT RESOLVED that, based upon the foregoing, the Planning
Commission hereby approves a one-year time extension for PD 311, from October 24,
2014 to October 23, 2015.

ADOPTED this 22™ 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

Case No. 5.1042 — PD-311/ TTM 33514
The South Palm Canyon LLC

450-490 South Palm Canyon Drive
(“The South Palm Canyon Mixed-use Project”)

REVISED CONDITIONS OF APPROVAL
October 22, 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 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.

PROJECT SPECIFIC CONDITIONS

- Administrative

1.

The proposed development of the premises shall conform to all applicable
regulations of the Palm Springs Zoning Ordinance, Municipal Code, or any other
City Codes, ordinances and resolutions which supplement the zoning district
regulations.

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 legisiative body, advisory
agencies, or administrative officers concerming Case 5.1042 PD-311 and
Tentative Tract Map 33514. 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
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3. to settle or abandon a matter following an adverse judgment or failure to appeal,
shall not cause a waiver of the indemnification rights herein.

4, That the property owner(s) and successors and assignees in interest shall
maintain and repair the improvements including and without limitation sidewalks,
bikeways, parkways, 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.

5. Pursuant to Fish and Game Code Section 711.4 a filing fee of $64.00 is required.

- This project has a de minimus impact on fish and wildlife, and a Certificate of Fee

Exemption shall be completed by the City and two copies filed with the County

Clerk. This application shall not be final until such fee is paid and the Certificate of

Fee Exemption is filed. Fee shall in the form of a money order or cashier's check
payable to Riverside County.

6. 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
fieu fee. In the case of the in-lieu fee, the fee shall be based upon the total
building permit valuation as calculated pursuant to the valuation table in the
Uniform Building Code, the fee being 1/2% for commercial or industrial projects,
1/4% for new residential subdivisions, or 1/4% for new individual single-famity
residential units constructed on a lot located in an existing subdivision 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 Services 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.

7. Pursuant to Park Fee Ordinance No. 1632 and in accordance with Government
Code Section 66477 (Quimby Act), all residential development shall be required to
contribute to mitigate park and recreation impacts such that, prior to issuance of
residential building permits, a parkland fee or dedication shall be made.
Accordingly, all residential development shall be subject to parkland dedication
requirements and/or park improvement fees. The parkiand mitigation amount shall
be based upon the cost to acquire and fully improve parkland. The applicant shall
submit a property appraisal to the Planning Services Department for the purposes
of calculating the Park Fee. The Park Fee payment and/or parkland dedication
shall be completed prior to the issuance of building permits.
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“Environmental Assessment

8.

Any mitigation measures of the Environmental Impact Report (EIR) shall apply to
the proposed project. The applicant shall submit a signed agreement that the
mitigation measures will be included in the Planning Commission consideration
of the environmental assessment. Mitigation measures are included in the EIR,
and hereby incorporated into these conditions by reference.

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

CC&R’s

9.

10.

The applicant prior to issuance of building permits shall submit three (3) sets of a
draft declaration of covenants, conditions and restrictions ("CC&R's") to the
Director of Planning Services for approval in a form to be approved by the City
Attorney, to be recorded prior to certificate of occupancy. The CC&Rs shall be
submitted with a list of the adopted conditions of approval and an indication of
where applicable conditions are addressed in the CC&Rs. The CC&R's shall 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.

The applicant shall submit to the City of Palm Springs, a deposit in the amount of
$2000, for the review of the CC&R's by the City Attorney. A filing fee, in
accordance with the fee schedule adopted by the City Council, shall also be paid
to the City Planning Services Department for administrative review purposes.

Final Design

11.

12.

Final landscaping, irrigation, exterior lighting, and fencing plans shall be
submitted for approval by the Department of Planning Services, prior to issuance
of a building permit. Landscape plans shall be approved by the Riverside County
Agricultural Commissioner's Office prior to submittal. All landscaping located
within the public right of way or within community facilities districts must be
approved by the Public Works Director and the Director of Parks and Recreation.

The final development plans shall be submitted in accordance with Section
94.03.00 of the Zoning Ordinance. Final development plans shall include site
plans, building elevations, floor plans, roof plans, grading plans, landscape plans,
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13.

irrigation plans, exterior lighting plans, sign program, mitigation monitoring
program, site cross sections, property development standards and other such
documents as required by the Planning Commission. Final development plans
shall be submitted within two (2) years of the approval of the tentative tract map.

An exterior lighting plan in accordance with Zoning Ordinance Section 93.21.00,
Qutdoor Lighting Standards, shall be submitted for review and approval by the
Director of Planning Services prior to the issuance of building permits.
Manufacturer's cut sheets of all exterior lighting on the building and in the
landscaping shall be submitted for approval prior to issuance of a building permit.
If lights are proposed to be mounted on buildings, down-lights shall be utilized.
No lighting of the hillside is permitted.

General Conditions/Code Requirements

14.

15.
16.
17.

18.

19.

The project is subject to the City of Palm Springs Water Efficient Landscape
Ordinance. The applicant shall submit an application for Final Landscape
Document Package to the Director of Planning Services for review and approval
prior to the issuance of a building permit. Refer to Chapter 8.60 of the Municipal
Code for specific requirements.

Prior to issuance of a grading permit, a Fugitive Dust and Erosion Control Plan

- shall be submitted and approved by the Building Official. Refer to Chapter 8.50

of the Municipal Code for specific requirements.

The grading plan shall show the disposition of all cut and fill materials. Limits of
site disturbance shall be shown and all disturbed areas shall be fully restored or
landscaped.

Separate architectural approval and permits shall be required for all signs. A
detailed sign program shall be submitted for review and approval by the Planning
Commission prior to issuance of building permits.

All materiails on the flat portions of the roofs shall be earth tone in color.

All roof mounted mechanical equipment shall be screened from all possible
vantage points both existing and future per Section 93.03.00 of the Zoning
Ordinance. The screening shall be considered as an element of the overall
design and must blend with the architectural design of the building(s). The
exterior elevations and roof plans of the buildings shall indicate any fixtures or
equipment to be located on the roof of the building, the equipment heights, and
type of screening. Parapets shall be at least 6" above the equipment for the
purpose of screening.



1

Planning Commission Resolution No. October 22, 2014
Case No. 5.1042-PD311 Tentative Tract Map 33514

20.

21.

- 22,

23.

24.

95,

26.

27.

28.

No exterior downspouts shall be permitted on any facade on the proposed
building(s} which are visible from adjacent streets or residential and commercial
areas.

Perimeter walls shall be designed, installed and maintained in compliance with
the corner cutback requirements as required in Section 93.02.00.D.

The design, height, texture and color of building(s), fences and walls shall be
submitted for review and approval prior to issuance of building permits.

The street address numbering/lettering shall not exceed eight inches in height.

Construction of any residential unit shall meet minimum soundproofing
requirements prescribed pursuant to Section 1092 and related sections of Title
25 of the California Administrative Code. Compliance shall be demonstrated to
the satisfaction of the Director of Building and Safety.

Prior to the issuance of building permits, locations of all telephone and electrical

boxes must be indicated on the building plans and must be completely screened
and located in the interior of the building.

Modified architectural and landscaping designs shall be reviewed by the
Architectural Advisory Committee prior to City Council action on the project.

Assigned parking spaces shall be dedicated to each residential unit in the
parking garage. These requirements shall be included in the CC&R’s for the
project.

Prior to issuance of building permits, the applicant shall provide or contribute a
public benefit to the City in a form or amount as determined by the City Council
as part of the Council's decision regarding the project.

Engineering Department

STREETS

1.

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

The General Plan Amendment of the Circulation Element (Case 5.1122) to
reclassify Ramon Road from a 100" wide major thoroughfare to a special street
section maintaining the existing variable right-of-way along the project frontage,
and to reclassify Indian Canyon Drive from a 100" wide major thoroughfare to a
modified 95" wide major thoroughfare along the project frontage, is required to
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3.

facilitate the proposed development application. In the absence of an approved
General Plan Amendment, dedication of ultimate right-of-way width along Ramon
Road and Indian Canyon Drive will be necessary.

PALM CANYON DRIVE

All existing street improvements, landscaping, and lighting improvements shall be
protected in place, except removals approved by the City Engineer. The applicant
shall be responsible for the repair, removal and replacement of existing
improvements damaged as a result of the construction of this project, as directed
by the City Engineer.

Remove the two existing driveway approaches and replace with new street
improvements (curb and gutter, and sidewalk) to match existing street
improvements, in accordance with applicable City standards.

Remove the existing street improvements as necessary to construct a 24 feet wide
driveway approach with the centerline located approximately 13 feet south of the
north property line in accordance with City of Palm Springs Standard Drawing No.
205. Any removal or relocation of existing landscaping, irrigation, electrical and
lighting improvements shall be coordinated with the City Engineer prior to removal
or relocation. Access shall be limited to leftturn ingress for commercial and

- service vehicles only. Residential access shall be prohibited. Distinctive entry

treatments including signage, lighting, pavement markings, and/or other visual
cues shall be incorporated in the design at the commercial/service entry to impose
the required access restrictions.

Construct a Type A curb ramp meeting current California State Accessibility
standards on either side of the new driveway approach in accordance with City of
Palm Springs Standard Drawing No. 212. The applicant shall ensure that an
appropriate path of travel, meeting ADA guidelines, is provided across the
driveway, and shall adjust the location of the access ramps, if necessary, to meet
ADA guidelines, subject to the approval of the City Engineer. If necessary,
additional pedestrian and sidewalk easements shall be provided on-site to
construct a path of travel meeting ADA guidelines.

Construct a decorative pedestrian crosswalk across Palm Canyon Drive at a

‘location to be determined pursuant to further evaluation. The applicant shall

provide additional information to the City Engineer to determine an appropriate
location. The decorative pedestrian crosswalk shall be constructed in a similar
fashion to other crosswalks located north of Baristo Road, including curb pop-outs,

- decorative concrete pavers, and other improvements. - The crosswalk shall be

signalized.
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8.

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

INDIAN CANYON DRIVE

9.

10.

11.

12.

13.

Ali existing street improvements and landscaping shall be protected in place,
except as otherwise required by the City Engineer. The applicant shall be
responsible for the repair, removal and replacement of existing improvements
damaged as a result of the construction of this project, as directed by the City
Engineer.

Remove thé two existing driveway approaches and replace with new street
improvements (curb and gutter, and sidewalk) to match existing street
improvements, in accordance with applicable City standards.

Remove the existing street improvements as necessary to construct a 26 wide
driveway approach for the retail entry with a centerline located approximately 190
feet north of the centerline of Ramon Road in accordance with City of Palm
Springs Standard Drawing No. 205. Any removal or relocation of existing
landscaping, irrigation, electrical and lighting improvements shall be coordinated

~-with the City Engineer prior to removal or relocation. Access shall be limited to

left-turn ingress and left-turn egress for retail parking only. Residential access
shall be prohibited. Distinctive entry treatments including signage, lighting,
pavement markings, and/or other visual cues shall be incorporated in the design at
the retail entry to impose the required access restrictions.

Remove the existing street improvements as necessary to construct a 39 feet wide
driveway approach with the centerline located approximately 24 feet south of the
north property line in accordance with City of Palm Springs Standard Drawing No.
205. The driveway approach shall be divided with a 20 feet wide northerly
commercial/service exit lane and a 15 feet wide southerly residential entry lane.
The dividing median, if raised, shall include appropriate clearance for a 5 feet wide
pedestrian path of travel. Any removal or relocation of existing landscaping,
irrigation, electrical and lighting improvements shall be coordinated with the City
Engineer prior to removal or relocation. Access shall be limited to left-turn egress
for commercial and service vehicles only, and left-turn ingress for residential
parking access. Retail parking access shall be prohibited. Distinctive entry
treatments including signage, lighting, pavement markings, and/or other visual
cues shall be incorporated in the design at the commercial/service exit and
residential entry to impose the required access restrictions.

An application for an Encroachment Agreement shall be submitted to the
Engineering Department for construction of the dividing median within the northerly
driveway. The application for the Encroachment Agreement shall be approved
prior to issuance of a grading permit.
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14.

15.

-Case No. 5.1042-PD311 Tentative Tract Map 33514

Construct a Type A curb ramp meeting current California State Accessibility
standards on either side of the northerly and southerly driveway approaches, in
accordance with City of Palm Springs Standard Drawing No. 212. The applicant
shall ensure that an appropriate path of travel, meeting ADA guidelines, is
provided across the driveway, and shall adjust the location of the access ramps, if
necessary, to meet ADA guidelines, subject to the approval of the City Engineer. If
necessary, additional pedestrian and sidewalk easements shall be provided on-
site to construct a path of travel meeting ADA guidelines.

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

RAMON ROAD

16.

17.

18.

19.

Dedicate an easement for sidewalk purposes extending to the back of the public
sidewalk along the entire frontage.

All existing street improvements and landscaping shall be protected in place,
except as otherwise required by the City Engineer. The applicant shall be
responsible for the repair, removal and replacement of existing improvements
damaged as a result of the construction of this project, as directed by the City

Engineer.

Remove the existing driveway approach and replace with new street
improvements (curb and gutter, and sidewalk) to match existing street
improvements, in accordance with applicable City standards.

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

ON-SITE

20,

21.

22.

All on-site two-way drive aisles shall be 26 feet wide.

~ A clearly designated pedestrian walkway of adequate width shall be provided fo

centralize a location for pedestrians entering or leaving the retail areas and
accessing the retail parking. A pedestrian walkway shall be designated along the
west and south sides of the ground floor parking level. Traffic signage, lighting,
pavement markings, and/or other visual cues shall be incorporated in the design of
the ground floor parking level to support the use of the walkway by pedestrians
and alert vehicles of the potential for crossing pedestrians.

Curbed end islands within the ground floor parking level adjacent to spaces 13/27,
39, and 55/64 shall be widened to ensure adequate sight distance.
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23.

24,

Cut-through traffic across the northerly commercial/service drive aisle shall be
prohibited. Traffic signage, lighting, pavement markings, speed bumps and/or
other visual cues shall be incorporated in the design of the ground floor parking
level to prohibit cut-through traffic.

The applicant shall verify that the geometrics proposed at the commercial/service
entry and exit can accommodate anticipated service and delivery vehicles. A site
plan with superimposed design vehicle turning path templates shall be provided to
the City Engineer to verify that access for service and delivery vehicles is
accommodated.

SANITARY SEWER

25.

26.

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

~ All on-site sewer systems shall be privately maintained by a Home Owners

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

GRADING

27.

Submit a Precise Grading and Paving Plan prepared by a California registered civil
engineer to the Engineering Division for review and approval. A Fugitive Dust
Control Plan shall be prepared by the applicant and/or its grading contractor and
submitted to the Engineering Division for review and approval. The applicant

and/or its grading contractor shall be required to comply with Chapter 8.50 of the

City of Palm Springs Municipal Code, and shall be required to utilize one or more
“Coachella Valley Best Available Control Measures” as identified in the Coachella
Valley Fugitive Dust Control Handbook for each fugitive dust source such that the
applicable performance standards are met. The applicant’s or its contractor's
Fugitive Dust Control Plan shall be prepared by staff that has 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 has 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 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 Precise Grading and Paving Plan shall be approved by the
City Engineer prior to issuance of grading permit.



Planning Commission Resolution No. Oclober 22, 2014
Case No. 5.1042-PD311 Tentative Tract Map 33514

- 28.

28A.

a.

The first submittal of the Precise Grading and Paving Plan shali include the
following information: a copy of final approved conformed copy of
Conditions of Approval; a copy of a final approved conformed copy of the
Tentative Tract Map or site plan; a copy of current Title Report; a copy of
Soils Report; and a copy of the Water Quality Management Plan.

Prior to approval of a Grading Plan, the applicant shalf obtain written
approval to proceed with construction from the Agua Caliente Band of

‘Cahuifia Indians, Tribal Historic Preservation Officer or Tribal Archaeologist.

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

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

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

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 alt
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 o issuance of a grading or building permit.

Projects causing soil disturbance of one acre or more, must comply with the
General Permit for Stormwater Discharges Associated with Construction Activity,
and shall prepare and implement a stormwater pollution prevention plan (SWPPP).
As of September 4, 2012, all SWPPPs shall include a post-construction
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20.

30.

30A.

30B.

31.

- management plan (including Best Management Practices) in accordance with the

current Construction General Permit. The project applicant shall cause the
approved final project-specific WQMP to be incorporated by reference or attached
to the project's SWPPP as the Post-Construction Management Plan. A copy of
the up-to-date SWPPP shall be kept at the project site and be available for review
upon request.

In accordance with City of Palm Springs Municipal Code, Section 8:50-025-{(¢)
8.50.022 (h), the applicant shall post with the City a cash bond of two thousand
dollars ($2,000.00) per disturbed acre at the time of issuance of grading permit for
mitigation measures for erosion/blowsand relating to this property and
development.

A 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 soils report shall be submitted to the
Engineering Division with the first submittal of a grading plan.

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

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

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

WATER QUALITY MANAGEMENT PLAN

31A.

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 implementa_tion of operational Best
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31B.

31C.

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 release of nuisance water to the adjacent property or
public streets is prohibited.  Construction of operational BMP's shall be
incorporated into the Precise Grading and Paving Plan.

Prior to issuance of any grading or building permits, the property owner shall
record a “Covenant and Agreement” with the County-Clerk Recorder or other
instrument on a standardized form to inform future property owners of the
requirement to implement the approved Final Project-Specific 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 and/or Property Owner Association
Covenants, Conditions, and Restrictions (CC&R’s); formation of Landscape,
Lighting and Maintenance Districts, Assessment Districts or Community Service
Areas responsible for implementing the Final Project-Specific WQMP; or
equivalent. Alternative instruments must be approved by the City Engineer prior to
the issuance of any grading or building permits. '

Prior to issuance of certificate of occupancy, the applicant shall:

a) Demonstrate that all structural BMP’s have been constructed and installed in
conformance with approved plans and specifications;

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

c) Demonstrate that an adequate number of copies of the approved Final

Project-Specific WQMP are available for the future owners/occupants

DRAINAGE

32.

This project shall will be required to install measures in accordance with applicable
National Pollution Discharge Elimination System (NPDES) Best Management
Practices (BMP's) included as part of the NPDES Permit issued for the Whitewater
River Region from the Colorado River Basin Regional Water Quality Control Board

- (RWQCB). The applicant is advised that installation of BMP’s, including

mechanical or other means for pre-treating contaminated stormwater and non-
stormwater runoff, shall wilt 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 (“MS4”"), to the
satisfaction of the City Engineer and the RWQCB. Such measures shall be
designed and installed on-site; and provisions for perpetual maintenance of the
measures shall be provided to the satisfaction of the City Engineer, including

12
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provisions in Covenants, Conditions, and Restrictions (CC&R’s) required for the
development.

GENERAL

33.

34.

- 35.

36.

37.

38.

Any utility trenches or other excavations within existing asphalt concrete pavement
of off-site streets required by the proposed development shall be backfilled and
repaired in accordance with City of Palm Springs Standard Drawing No. 115. The
developer shall be responsible for removing, grinding, paving and/or overlaying
existing asphalt concrete pavement of off-site streets as required by and at the

~discretion of the City Engineer, including additional pavement repairs to pavement

repairs made by utility companies for utilities installed for the benefit of the
proposed development (i.e. Desert Water Agency, Southern California Edison,
Southern California Gas Company, Time Warner, Verizon, 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 returned to a condition equal to or better than existed prior to
construction of the proposed development.

All proposed utility lines shall be installed underground.

Al existing utilities shall be shown on the improvement plans required for the

project. The existing and proposed service laterals shall be shown from the main
line to the property line.

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

to be submitted to the City may be authorized, upon prior approval of the City
Engineer.

The oariginal improvement pians prepared for the proposed development and
approved by the City Engineer shall be documented with record drawing “as-built”
information and returned to the Engineering Division prior o 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 comner 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.
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- 39,

40A.

MAP

- 40.

41.

42,

43.

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

This property is subject to the Coachella Valley Multiple Species Habitat
Conservation Plan Local Development Mitigation fee (CVMSHCP-LDMF). The
LDMF shall be paid prior to issuance of Building Permit.

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 parcels and all lots created therefrom, and copies
of record documents shall be submitted with the Final Map to the Engineering
Division as part of the review of the Map. The Final Map shall be approved by the
City Council prior to issuance of building permits.

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

Upon approval of a final map, the final map shall be provided to the City in G.1.S.
digital format, consistent with the “Guidelines for G.1.S. Digital Submission” from
the Riverside County Transportation and Land Management Agency.” G.1.S. digital
information shall consist of the following data: California Coordinate System,
CCS83 Zone 6 (in U.S. feet); monuments (ASCII drawing exchange file); lot lines,
rights-of-way, and centerlines shown as continuous lines; full map annotation
consistent with annotation shown on the map; map number; and map file name.

G.|.S. data format shall be provided on a CDROM/DVD containing the following:
ArcGIS Geodatabase, ArcView Shapefile, Arcinfo Coverage or Exchange file
(e00), DWG (AutoCAD 2004 drawing fite), DGN (Microstation drawing file), DXF
(AutoCAD ASCII drawing exchange file) ), and PDF (Adobe Acrobat 6.0 or greater)
formats. Variations of the type and format of G.I.S. digital data to be submitted to
the City may be authorized, upon prior approval of the City Engineer.

- Relocation or abandonment of record easements across the property shall be

performed in conjunction with or prior to approval of a final map. The easements,
identified as an easement for utility purposes to California Electric Power
Company, recorded October 24, 1958, as Instrument No. 76730; a non-exclusive
right to use right of way and easement on, across and upon fand in favor of Saks

‘& Company, recorded March 4, 1958, in Book 2232, Page 198, Official Records;

and an easement for public utility purposes to Southern California Edison
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Company, recorded June 18, 1992, as Instrument No. 225090, shall be
extinguished, quit-claimed, relocated or abandoned to facilitate development of
the subject property. Building(s) encumbered by existing record easements are
rendered unbuildable until such time as these easements are removed of record
and are not an encumbrance to the property.

TRAFFIC

44, As determined by The Palm Canyon Planned Development District Focused
Traffic Impact Analysis prepared by Endo Engineering dated June 14, 2006, the
following mitigation measures are required:

a. The project one-way access points on Palm Canyon Drive and Indian Canyon
Drive are restricted to either lefttum ingress or egress only. Install traffic
striping and signage improvements to implement the access restrictions as
required by the City Engineer.

b. Install a “Commercial/Service Entry Only” sign facing the southbound traffic on
Paim Canyon Drive at the driveway approach at the northwest corner of the
site. Install raised reflectorized pavement markers or speed bumps on-site to
discourage the use of this entry by non-site traffic avoiding the traffic signal at
the intersection of Paim Canyon Drive and Ramon Road, as required by the
City Engineer.

¢. Traffic striping and signage shall be installed prohibiting on-street parking along
the Indian Canyon Drive site frontage to provide adequate site distance from
the proposed driveways.

d. Provide a minimum 50 feet long driveway throat at the southerly retail entry on
Indian Canyon Drive and provide a 4 inch solid yellow stripe between the entry
and exit lanes. Provide signage for northbound traffic on Indian Canyon Drive
indicating that the two-way driveway is for retail vehicles only, as required by
the City Engineer.

€. To discourage retail customer vehicles from using the one-way site exit onto
Indian Canyon Drive at the northeast corner of the site, install an on-site
‘Commercial/Service Exit & Residential Entry” sign andfor install raised
reflectorized pavement markers or speed bumps on-site, as required by the
City Engineer.

f. Install distinctive entry treatments (including signage, lighting, pavement
markings, and/or other visual cues) at the residential only entry at the northeast
comer of the site on Indian Canyon Drive to decrease the potential for motorist
confusion. A residential/guest turnaround shall be provided on-site.
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45.

46.

47.

48.

49.

g. Sychronize the traffic signals for eastbound and westbound traffic on Ramon
Road prior to issuance of a certificate of occupancy, unless otherwise allowed
by the City Engineer.

h. Traffic striping and signage shall be installed prohibiting on-street parking along
the north and south sides of Ramon Road between Palm Canyon Drive and
Indian Canyon Drive, and to provide two eastbound through lanes. A 175 feet
long left turn bay for westbound traffic, and a 125 feet long left turn bay for
eastbound traffic shall be provided. Submit traffic striping and signage plans
prepared by a California registered civil engineer or traffic engineer for review
and approval by the City Engineer.

Install a 24 inch stop sign, stop bar, and “STOP” legend at all project exits, in
accordance with City of Palm Springs Standard Drawing Nos. 620-625 and the
California Manual on Uniform Traffic Control Devices for Street and Highways,
dated January 13, 2012, or subsequent editions in force at the time of construction,
as required by the City Engineer.

A minimum of 48 inches of clearance for handicap accessibility shall be provided

on public sidewalks or pedestrian paths of travel within the development. Minimum
clearance on public sidewalks or pedestrian paths of travel shall be provided by
either an additional dedication of a sidewalk easement (if necessary) and widening
of the sidewalk, or by the relocation of any obstructions within the public sidewalk
along the Palm Canyon Drive, Indian Canyon Drive, and Ramon Road frontages
of the subject property.

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

Construction signing, lighting and barricading shall be provided during all phases
of construction during all phases of construction as required by City Standards or
as directed by the City Engineer.' As a minimum, all construction signing, lighting
and barricading shall be in accordance with Part 6 “Temporary Traffic Control” of
the California Manual on Uniform Traffic Control Devices for Streets and

- Highways, dated January 13, 2012, or subsequent editions in force at the {ime of

construction.

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

Waste Disposal

1.

Trash cans shall be screened from view and kept within fifty (50) feet of the street.
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Police Department

1. Developer shall comply with Article 11 of Chapter 8.04 of the Palm Springs
Municipal Code.

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

1. Insufficient information: There is insufficient information to completely provide
all fire department conditions. These Fire Department conditions may not provide
all requirements. Detailed plans are still required for review.

2. Public Safety CFD

The Project will bring a significant number of additional residents to the community.
The City's existing public safety and recreation services, including police
protection, criminal justice, fire protection and suppression, ambulance, paramedic,
and other safety services and recreation, library, cultural services are near
capacity. Accordingly, the City may determine to form a Community Services
District under the authority of Government Code Section 53311 et seq, or other
appropriate statutory or municipal authority. Developer agrees to support the
formation of such assessment district and shall waive any right to protest, provided
that the amount of such assessment shall be established through appropriate
study and shall not exceed $500 annually with a consumer price index escalator.
The district shall be formed prior to sale of any lots or a covenant agreement shall
be recorded against each parcel, permitting incorporation of the parcel in the
district.

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

4, Premises Identification: Approved numbers or addresses shall be provided for all
new and existing buildings in such a position as to be plainly visibie and legible
from the street or road fronting the property. (901.4.4 CFC) Show location of
address on plan elevation view. Show requirement and dimensions of numbers in
plan notes. Numbers shall be a minimum 4 inches, and of contrasting color to the
background.

5. Radio Communications: The building will include ali necessary wiring and

antennas required for a “Built-In Radio Amplification System”. This requirement is
necessary for fire department radio communications within the building.
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6.

10.

11.

12.

13.

14.

Automatic Fire Sprinklers: An approved, automatic Fire Sprinkler System is
required.

Audible water flow alarms: An approved audible sprinkler flow alarm shall be
provided on the exterior of the building in an approved location. An approved
audible sprinkler flow alarm to alert the occupants shall be provided in the interior
of the building in a normally occupied location. (804.3.2 CBC)

Fire Hydrant & FDC Location: A public commercial fire hydrant is required within
30 feet of the Fire Department Connection (FDC). Fire Hose must be protected
from vehicular traffic and shall not cross roadways, streets, railroad tracks or
driveways or areas subject to flooding or hazardous material or liquid releases.

Fire Department Connections: Fire Department connections shall be visible and
accessible, have two 2.5 inch NST female inlets, and have an approved check
vaive located as close to the FDC as possible. All FDC’s shall have KNOX locking
protective caps. Contact the fire prevention secretary at 760-323-8186 for a
KNOX application form:.

Class 1 Standpipe: A Class 1 Standpipe system is required and shall be installed
in accordance with the 38 CFC, Art. 10, Sec. 1004, and 98 CBC, Ch. 9, Sid. 9-2
and Sec. 903. Standpipes will be required at every level in the stairwells.

Residential Smoke Detector Installation With Fire Sprinklers: Provide
Residential Smoke Detectors (FIREX # 0498 accessory module connected to
multi-station FIREX smoke detectors or equal per dwelling and fire sprinkler flow
switch). Detectors shall receive their primary power from the building wiring, and
shall be equipped with a battery backup. (310.9.1.3 CBC) In new construction,
detectors shall be interconnected so that operation of any smoke detector causes
the alarm in all smoke detectors within the dwelling to sound. (2-2.2.1 NFPA 72)
Provide a note on the plans showing this requirement.

Fire Alarm System: Fire Alarm System required. Installation shall comply with the
requirements of NFPA 72.

Access: Fire department access roads shall be provided so that no portion of the
exterior wall of the first floor of any building will be more than 150 feet from such
roads. CFC 902.2.1 Applicant must add required access routes to the existing
plans to meet code requirements and submit changes to the fire department for
approval. '

Mid Rise/High Rise: High-rise and mid-rise buildings shall be accessible on a

minimum of two sides. Roadways shall not be less than 10 feet (3048 mm) or
more than 35 feet (10 668 mm) from the building. Landscaping or other
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15.

16.

17.

18.

19.

20.

21.

22.

23,

24,

obstructions shall not be placed or maintained around structures in a manner so as
to impair or impede accessibility for fire fighting and rescue operations.

Fire Extinguisher Requirements: Provide one 2-A:10-B:C portable fire
extinguisher for every 75 feet of floor or grade travel distance for normal hazards.
Show proposed extinguisher locations on the plans. (1002.1 CFC) Extinguishers
shall be mounted in a visible, accessible location no more than 5 feet above floor
level. Preferred location is in the path of exit travel near an exit door.

Water Supply: The water supply and location/s of fire hydrants must be approved
prior to any work being performed on the job site. (903.1 CFC)

Water Systems and Hydrants: Underground water mains and fire hydrants shall

- be installed, completed, tested and in service prior to the time when combustible

materials are delivered to the construction site. (903 CFC). Installation, testing, and
inspection will meet the requirements of NFPA 24 1995 edition. Prior to final
approval of the installation, contractor shall submit a completed Contractor's
Material and Test Certificate to the Fire Department. (9-2.1 NFPA 24 1995 edition)

Vertical Clearance for Underground Parking: Palm Springs fire apparatus

require an unobstructed vertical clearance of not less than 8 feet 6 inches.
(902.2.2.1 CFC)

Knox {emergency access) key switch: A Knox key operated switch shali be
installed at every automatic gate. Show location of switch on plan. Show
requirement in plan notes.

Rapid Entry System Approval: The Knox Fire/Police/Ambulance Rapid Entry
System is the only Key Box, Lock Vault, Key Cabinet, Key Switch, Padlock, FDC
Cap, or Decal approved for use by the City of Palm Springs Fire Department.

Building or Complex Gate Locking Devices: Locked gate(s) shall be equipped
with a Knox key switch device or Key box. Boxes shall be mounted at 6 feet
above grade. Contact the Fire Department at 760-323-8186 for a Knox application
form. (902.4 CFC)

Underground Parking: A Class Ill Standpipe system is required and shall be
installed in accordance with the 98 CFC, Art. 10, Sec. 1004, and 98 CBC, Ch. 9,
Std. 9-2 and Sec. 903. Hose will not be required.

Underground Parking: Automatic smoke removal system to be required for
subterranean parking.

Ground Level Parking Structure: Capable of supporting a vehicle weighing
73,000 pounds and 13 feet 6 inches in height.
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25.

26.

27.

28,

29.

 Gates

30.

31,

32.

5.1042-PD311 Tentative Tract Map 33514

Turn-Around Requirements for Subterranean/Ground Parking: 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. (902.2.2.4 CFC)

Ventilating Hood & Duct System: A ventilating hood and duct system shall
be provided for commercial-type food heat-processing equipment that produces
grease-laden vapors. (1005.1 CFC)

Fire extinguishing system required: Approved automatic fire extinguishing
systems shall be provided for the protection of commercial type cooking
equipment. (1005.2.1 CFC)

Elevator Stretcher Requirement: Elevator shall be designed to accommodate
medical emergency service. The elevator(s) so designed shall accommodate the
loading and transport of an ambulance gumey or stretcher 24 inches by 76 inches
in the horizontal position. The elevator entrance shall have a clear opening of not
less than 42 inches wide or less than 78 inches high. The elevator car shall be

‘provided with a minimum clear distance between walls or between walls and door

excluding return panels not less than 80 inches by 54 inches, and a minimum
distance from wall to return panel not less than 51 inches with a 42 inch side slide
door. (3003.5a CBC)

Fencing Required: Construction site fencing with 20 foot wide access gates is
required for all combustible construction over 5,000 square feet. Fencing shall
remain intact until buildings are stuccoed or covered and secured with lockable
doors and windows. (8.04.260 PSMC)

Fire Apparatus Access Gates: Entrance gates shall have a clear width of at
least 15 feet and be equipped with a frangible chain and padlock. (8.04.260
PSMC)

Access Gate Obstructions: Entrances to roads, trails or other access ways,
which have been closed with gates and barriers, shall be maintained clear at all
times. (902.2.4.1 CFC).

Access During Construction: Access for firefighting equipment shall be provided
to the immediate job site at the start of construction and maintained until all
construction is complete. Fire apparatus access roads shall have an unobstructed
width of not less than 20 feet and an unobstructed vertical clearance of not less
than 13'6". Fire Department access roads shall have an all weather driving surface
and support a minimum weight of 73,000 Ibs. (Sec. 902 CFC)

END OF CONDITIONS
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450 South Palm Canyon LLC

1801 Century Park East suite 1560
Les Angeles CA 90067
(310)280-2830

RECEIWVED

September 8, 2014 PLANI\‘I"\K};Et-:SEFW'GES
DEPARTMENT

Mr. Glenn Mlaker, AICP
Assistant Planner

City of Palm Springs

Department of Planning Services
3200 E Tahquitz Canyon Way
Palm Springs, CA 92262

1

Re: Case No. 5.1042 PD 311 & TTM 33514- (The South Palm Canyon)
440-490 S. Palm Canyon Drive, 471 S. Indian Canyon Drive, et al, Palm Springs, CA
APN: 513214-004,005 &513-214-010 & 011

Dear Mr. Mlaker,

Thank you for taking the time to speak with me. As we discussed, | am writing on behalf of
South Palm Canyon, LLC to respectfully request an extension of the entitlements for the above
referenced property, which expires in October 2014.

I am forced to request an extension based on a number of factors which are as follows:

. ® Over the last six months | have spoken to brokers at CB Richard Ellis, Marcus &
Millichap, and Grubb & Ellis etc., to see whether they couid help me find a joint venture
partner for this project. The conclusion from all the above brokers was while parts of
Real Estate in Southern California has turned around; Palm Spring was not there yet to
build a 125 Condo/Apartment project together with 40,000 Square feet of Retail.

e Although certain large projects have been approved to be built in downtown and
surrounding areas, for example Wessman's downtown project, Lawrence Rael’'s Hotel
and Condominium project with EB-5 Funds, Dolce Hotel near the Convention Center —
All these projects are either scheduled to be built or in the midst of beginning
construction. That does not give enough incentive for institutional money to bein
Downtown Palm Springs as it is in the too early stage for them.

e 1 have also been in touch with a lot of “high net worth” investors and it appears that
they want to see more building around the downtown area before they are committed.
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450 South Palm Canyon LLC

1801 Century Park East suite 1560
Los Angeles CA 90067
{310}280-2830

| really want to build this development and still remain very confident that this project
will come to fruition. | will continue to ensure that the property is properly maintained
during this interim period of time as | just committed to lay new asphalt at my site.

| also am committed in leasing the remaining spaces in an effort to aid in the synergy of
all properties on South Palm Canyon Drive.

It is my understanding that a fee of_$881.00 is required for the extension, and | have
included a check in the amount of $881.00 payable to the City of Palm Springs.

Should you have any more questions please call my office at (310)280-2830
Thank you.

Respectfully,

Robert Herscu / R——\

Manager Member
South Palm Canyon LLC
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: Plannin_q Commission Staff Report

September 27, 2006
5.1042 — PD 311 & TTM 33514

Planned Development District, Tentative Tract Map
and Architectural Approval

450-490 South Palm Canyon Drive, north of Ramon
Road and between South Palm Canyon Drive and

~ Indian Canyon Drive. '
- South Palm Canyon, _LLC'(Wayne & Frances Leeg)

- C-B-D (Central Business District)

C-B-D (Central Business District)
513-214-004, 005 & 513-214-010, 011
Craig Ewing, AICP, Director of Planning Services

Edward O. Robe_rtson, Principal Pian'ner

PROJECT DESCRIPTION

" The proposed project is a mixed-use development that will provide residential,
--commercial-and - recreational facilities- within the downtown region-of the City._The .

residential component of the proposal is for the development of 125 condominium units

and approximately 39,000 square feet of retail/lcommercial spaces on apprommately_

2.67-acre site. A Planned Development District application (PD-311) is proposed to set
- new design and development standards for the mixed-use development. The applicant

| _has also submitted a Tentative Tract Map application (TTM 33514) to subdivide the

‘approximately 2. 67-parcel for a condominium map. To make room for the proposed

development the approximately 47,000 square feet of eXIstlng retalllcommerc:lal' '
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- structures at'the site will be demolished,; the existing parcels will be consolidated for the
new residential and commermal estabhshment A breakdown of the proposed project is
as follows

. & The construction of a sub-grade level garage with 208 parking spaces for the
residential uses.
e The construction of multiple structures within the site, ranging from 2 to 5
~ stories, with a maximum building height of 56 feet.
+ The construction of recreational amenities that includes swrmmmg poo!s
spas, courtyards, and roof top garden.

~» The . creation of a new pedestrian linkage designed to serve the

- retail/commercial component of the project along the southern portion of the
. site connecting South Palm Canyon Drive to Indian Canyon Drive.
» The creation of a water feature element along the Paim Canyon Drive section
of the site. .

- RECOMMENDATION

. That the Planning Commrssmn take staff reports, presentations and public

comments;

« Identify any further questlons / clarifications or necessary rnformatlon for staff
"~ and;

¢ Continue the public heanng of Case No. 5. 1042 PD 311 to the meeting of

o October 11, 2006.
PRIOR ACTIONS

At its meetlng on February 21, 2006 the Archltectural Advisory Committee (AAC)

reviewed the project for the fourth time. At this meeting, members of the AAC made a

- number of favorable comments on the new site layout and the new architectural design

of the project. And with a vote of 5-0-2 (Lance O'Donnell and Don Wexler abstained),

- the AAC recommended approval of the project to the Planning Commission. The AAC
'~ also recommended that as part of the final Planned Development District submittal, that

the appllcant bring back detalled plans for the Committee’s consideration.

BACKGROUND AND SETTING

L The proposed mixed-use. development will be Iocated within a fu{Iy developed area of .
' ._the downtown district of the City. The proposed site is.an approximately 2.67-acre land
bounded by South Palm Canyon Drive to the west, Indian Canyon Drive to the east and *

hamon Road to the south. There is an existing restaurant, a retail outlet, and two vacant

- buildings on the site. One of the vacant buildings was* formerly occupied by Tony -
- Romas Restaurant and the other was a specialty retail store. These buildings totaling
approximately 47,000 square feet in size will be demolished to make way for the new -

“mixed-use development

'oaNNv1d
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The surrounding area-is fully improved with streets, curbs; gutter, sidewalks and

fandscaping. There are mostly commercial and retail uses within the immediate vicinity

of the location. To the north of the site, there is a two-story bank building along' with
other small unit retail stores, to the west along Palm Canyon Drive, there is an existing -
three-story commercial establlshment with subterranean parking structure and to the
east there is an existing retall complex as well,

ANALYSIS

Project -Descnpt’ion

The proposed mixed-use development of residential and commercial components will
. consist of a combination of living areas, retail areas, open spaces, pedestrian linkage,

- swimming pools with spas; rooftop garden, sub-grade level parking spaces and a mix of -

buildings ranging from two to five stories high. The commercial part of the project facing
‘Palm Canyon Drive and Ramon Road will occupy the ground floor along with the
‘required parking spaces. The four floors -of residential units will be built above the
- commercial/retail areas. Bwldmgs within the site will be two, three, four and five stories,
. within. a range of 17' to 56' in height. A total of 125 units to be located above the
- commercial / retail spaces in buildings A to D are proposed at the site. These units will

L ~ be equipped with kitchens; master bedrooms, living rooms, dining rooms, laundry -

.- rooms, powder rooms and patio/decks; and WI|| be .accessed from the exclusive -

residents’ entrance Iocated a!ong Indian Canyon Drive on the northerly pomon of the

sﬁe

The proposed project also includes the constructlon of an underground  parking

- structure with 208 parking spaces for the excluswe use of residents and guest parking.

An additional 97 parking spaces is designated on the ground level for commercialfretail
use. Further detail and dlscussmn of the requ;red and prov:ded parklng is mcluded
under “Parking” below. :

'_General Plan and Zoninq

" The General Plan and Zonlng des:gnatlon of the proposed site is C-B- D, (Central -
Business Dlstnct) The General Plan states the followmg regarding commercial and

) ”l'eSIde!'Itlal uses in the Central Busmess District, as proposed by the project: .

Objective 3.156a

The fusion of shoppmg, entertamment and cultural / performmg arts
components, reinforcing the posmon of downtown Palm Springs as a
multi-purpose destination.

[
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Provision of a strong residential base including hotels, in and around the
downtown, with increased emphasis on the Downtown as a multi-focus
center for the year-round resident.

Objective 3.15e S :
Lengthening the “season” in order fo create a healthier, year-round
environment for merchants. -

Policy 3.15.1

Encourage a full diversity of high-qualily uses, attractive to both the

resident and the visitor, including especially retail, entertainment, cultural,
. . food sales and service, office, fumiture and fmanc.'al and personal

.serwces

Policy 3.15. 17

Accommodate housing units, mcludmg h.-gh quality housmg, on the second
level or higher or to the rear of buildings provided that the residential and
commercial spaces are fully separated, the impacts of noise, odor and
other adverse characteristics of commercial activity can be adequately
mitigated, and a healthy, safe and well-des.'gned environment is achleved
for the residential units. :

Pol:cy 3 16.18.
. Encourage hlgher-denSIty housing at the penmeter of the downtown reta:l
area, :

Based on these policies, the proposed commercnat and res;dentlal uses are allowed

. W|th|n the General Plan C-B-D designation.

As-,regards residential density, the General Plan C-B-D land use designation sets a

. range for residential densities between twenty-one to thirty units per acre. The higher
" density is permissible when a project provides certain qualities, such as distinctive

-architectural or neighborhood character, consolidation of building sites, social / cultural

amenities or other features. The project proposes 125 residential condomin:ums ona

: 2 67 acre site and represents a densaty of 47 units per acre.

o Staff has reviewed the General Pian and notes that several prowsmns appear to provid'e )

- authonzatlon for pro;ects to exceed the 30 unlt l acre !imlt as foliows

Land Use Po!.'cy 3 3.7 '

Residential development may exceed the maximum. permitted density
provided that such development ach:eves the goa!s of the Housing
Element, particularly the consfruction of low- and moderate-income
housing, senior citizen housing and congregate care projects.
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While the project does not include income-restricted or senior housing, other goals _of'
the Housing Element are met by the p_ro_j_ect, as follows:

Housing Goal 4C
To provide a variety of housing types to meet the diversiy of hous.'ng
needs throughout the City’s residential nelghbomoods

' S‘upportive Objectives and Policies in the Housing Element mclude:

Housing Objective 4. 3a

The General Plan of the City of Palm Springs shall provide for a mixture- of
residential densities and types disbursed throughout the Community,
including renfer and owner occupied housing.

Housing Objective 4. 3b : :

The City Planning and Building Department shall encourage the design of
innovative residential and mixed use planned development which offer a
vanfety of building types.

Housing Objective 4. 3¢
. The City shall promote development within Specn‘" C. Plans or Planned
- Development Districts that provide a variely of housing types and
densities based on su.'tabfllty of land, including availability of
“infrastructure, the provision of adequate services and recogmtlon of
enwronmental constraints.

Housmg Objective 4.3d "

Identify specific undeveloped and under—utmzed propen‘:es that are
suitable for higher dens:ty multi-family, condomm.'um and mixed-use
development, :

. Based on the Housing. Element goal for new production and tts supporting objectives,
staff has concluded that densities-above 30 units per acre in the. C-B-D designation may

- *—'be allowed. Such additional densities should be considered only when a case-by-case
- review establishes that a proposal satisfi ies the intentions of these goals and objectwes j

| _ln the present case, the project:

- Expands the overall range of housxng types, densntles and forms prowded in the.

City;

= Offers-an innovative mlxed—useTeSIdentlal experience within City's downtown;

- Takes advantage of existing infrastructure (as opposed to requmng the
- extension of new services); and
- Consolidates and redevelops a collectlon of under—utlhzed propertles

i summary, staff has conciuded that adequate justlficatlon exists to allow the densnty- |
e proposed by the project. - :
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Pursuant to Section 92.09. 00(A) of the Zon:ng Ordinance, “the C-B-D zone is intended
. for the central business district, primanily retail business in character; with related hotels,

multiple-family  dwellings, and service, office, cultural and - institutional uses”
Furthermore, the ordinance states that, - “The central business district is intended to be -
a compaci, lively, aclive, infensively used area cafering to the pedestrian.” The
~_proposed mixed-use development includes commercial and residential uses that are

~.compatible with the ex&stmg zonhing designation. Therefore, the proposed land use is
consistent with the provisions of the General Plan and Zonlng Ordinance for that
designation and location. The General Plan and Zonlng deS|gnat|ons for surrounding
properties are shown in Table 1 below. :

Table 1: Project and Surrounding General Plan and Zoning Designations

Location | General Plan Designation Zoning Designation
Project Site | C-B-D (Central Business District) | C-B-D (Central Business District)
{ West - C-B-D R C-B-D |
- | South - {C-B-D " C-B-D
.| East C-B-D - '~ |C-BD
North C-B-D L C-B-D

In addition to the General Plan and Zoning designations of the site, the location also lies
within the general area of the downtown describéd in the Interim Downtown Design

- Guidelines as the “Gateway” Under the Guidelines, the site is designated “High Intensity

~ Mixed-Use (Res;dentla!/Commermal) Gateway " The Guidelines describe the Gateways
- as follows: . :

“They should be taller (max. 60 ft), higﬁ intensity mixed-use (residential/commercial)
areas with distinctive landscaping and signage marking the entrance to. downtown.”

The Guidelines further etate:

R - “New buildings should be sensitive to the historic context and complement the unique%-' 7
mix of architectural styles In addition, new projects should strive for excellence in -

" architectural design.”

- and:

- "Building hefght in the non‘h and south gateway areas should be a maximum of 30 feet -
on the street front stepping back fo 60 feet in height w:th minor mtrus:ons for

-' architectural features "

and: _ ' .

"Underground structured parking has the Ieast lmpact on the wsua! quahty of downtown

- and is encouraged when feas:ble K

INIWdOT13IA3A Qa3INNVd

1olalsul



1) - e

" Planning Commission Staff Report : - - 9027106
Case: 5,1042 — PD 311/ TTM:33514 ) Page 7 of 14

All these provisions are considered in this staff report as part--of the analysis of the
_project. Finally;the proposed project is also generally consistent with the Downtown
- Design Guidelines. _ ‘

. Planned Development District

- A Planned Development District is needed for this project so that relief from the

-development concept and standards in the Central Business District can be achieved.
. Pursuant to Section 94.03.00 (Planned Development District) of the Zoning Ordinance,

- the Planned Development District is designed to provide various types of land use -

which can be combined in compatible reIatlonshtp with each other as part of a totally

planned development. It went onto say that “/f is the intent of this district to insure
- ~compliance with the general plan and good zoning practices while allowing certain
~ desirable departures from the strict provisions of specific zone classifications”

- The proposed development includes design standards that vary from the development

- standards of the Central Business District (CBD) Zone and High-rise buildings (Section
-93.04.00). As a result, a Planned Development District approved under Section

94.02.00.B is required. Table 2, below, describés the development standards applicable

 to the designation, and the standards which the proposed prolect will implemerit.

“Table 2: Comparison of Existing Zoning and Proposed PD-311 Standards

Type of Standard Underlying CBD Proposed PD-324
Minimum Lot Area | 9,600 square feet - 2.67 acres
Maximum Bldg 30 feet; 60 feet allowed under | 56 feet
Height high-rise provisionS' PD
- | Open Space 160% 61%
| Floor Area | Upto 2.5 =290, 000 $q. feet 1.69 FAR (197 016 sq. feet)
Coverage - 45% 41.8% -
Density 1,600 SF (PerR4) 930 SF Per Unit
Setbacks; along 50 feet from the centerlme of |48 feet ‘
Palm Canyon Drive | the street . .
Setbacks along 20 feet 0 feet"
| Indian Canyon Drive E . | | -
Setbacks along | 10 feet il | Ofeet
Ramon Road : |
- Parking; Residents | 216 - | 218
and Guest parking S
Parking; Retail 1@ 1/375sq.ft. =104 . . |97

" | /Restaurant use '
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" As shown in the Table above, the Planned Development District is required in this case

{0 address variations in floor area ration (zoning dens:ty) required setbacks and parkmg .

Site Plan and Project Design

The proposed site is approximately 2.67-acre land that is currently fully developed with
approximately 47,000 square feet of commercial and surface parking spaces. The
“proposed project is for the construction of a mixed-use development that will consist of
a five-story, 125-unit condominium complex with private open spaces, swimming pools /
‘spas, and rooftop garden. The residential section which will be built above the
--commercial structures wifl feature condominium complex of one and two-bedroom units

_and. penthouses. The project also consists of approximately 39,000 square feet of
< commercial space on the ground level for retail services, restaurants and specialty

stores fronting South Paim Canyon Drive, Indian Canyon Drive and Ramon Road.

The sub-grade level will contain residential and guest parking spaces, the ground roor
~will contain the retail services, restaurants, specialty stores, commercial parking,
Iandscaped pedestrian promenade connecting Palm Canyon to Indian Can’yon,
‘walkways, water feature element and a seating area. There are residential units,
“courtyards, an outdoor swimming pool with and a spa with shade cabanas on the

-second floor. The third, fourth and fifth floors will also have residential units, private .

- patios, roof gardens a courtyard and a pool deck.

As proposed, the residential use will consist of one studio unit which is approximately

700 square feet in size, 12 one bedroom units, and 112 two bedroom units. These units
are proposed to range from 925 square feet to 1,810 square feet in size, and will vary

- depending on the burldmg type and in configuratlon

A pedestrian linkage is proposed to extend east to west through the southern portion of

the site, connecting Palm Canyon and Indian Canyon. A water feature element is

" proposed along the Palm Canyon entrance into the retail area, and a restaurant patio -

will be featured the southeriy portion of the Slte along Indian Canyon Drive and Ramon

| ‘Road.

The vast majority of parking is proposed to be accbm’moda_ted in the subterranéan
parking garage. The garage will be accessed via a ramp located along the northerly

- portion of the site on Indian Canyon Drive. This will serve as the primary residential
~access; the retail access is located at the southerly-portion-of the site-along Indian--—

" Canyon Drive. The commercial service vehicular i ingress is located along Palm Canyon

-~ - Drive and the egress along Indian Canyon Drive; the loading area is Iocated at the mid-
- point of the northerly segment of the site,

‘The site plan provides for many of the amenities and hlghhghts called for in the General

~Plan and Design Guidelines, including street level plazas, pedestrian areas, entry

gardens, and bringing a mix of commercial and residential land uses into the downtown,
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‘and providing connectlons between Palm Canyon Drive, indran Canyon Drive and

N Ramon Road. .
Density (per R-4 Zone)

Located in the C-B-D zone, the project is subject to the residential density standards of
the R4 zone (per Section 92.09.01.A.26). These standards set a floor area ratio- of
- 1500 square feet of net lot area per dwelling unit; the project proposes a floor area of
. 930 square feet per unit. The increased density is consistent with the higher density
- proposed within the General Plan policies.. -

. Architecture

The architecture proposed for the project reflects the mid-century modern style, and
- incorporates some of the features that are typical of Palm Springs architecture.
Although the architectural style of each building is consistent, the buiiding design varies
from one level to the next, providing for a varied streetscape and avoiding the potential
. for overbearing mass which could result from a five story building. A variation of shapes,
~ materials and colors is provided in each of the buildings, so that they each show their
- own identity, while still clearly being part of the whole

‘The desrgn also brings architectural focus to both Palm Canyon Drive and Indian
Canyen Drive, which has some aesthetically challenging land uses directly across from
the proposed location. As designed, this project will have the residential component and

commercial component featuring significant presence in the immediate surrounding.
The proposed colors and materials will consist of mainly typical desert tones and will be |

-consistent with the downtown architectural elements.

'The proposed buildings will be five stories, and approximately' 56 feet in heig'hf,

although the heights will vary at some locations as the elevations steps away from the -

‘sidewalks and roadways. The maximum building height allowed within the downtown

area is 30 feet. However up to 60 feet can be allowed. under the highrise provrslons of -
the Zoning Ordinance. The applicant has applied for a relief from this requrrement -

through a Planned Development District appllcatlon

" The proposed buildings sections and heights are shown within Attachment 4 for each .
- building elevation. With the stepped back design approach, the street level heights of
- the butldmgs along the north and southemn portions of the site are approximately 37 feet

“at'a distance of about 48 féet from the property ling. “Andat the highest point of the -
building, when measured from the grade level, the overall helght is approximately 57
feet. .

.The buildings’ heights are within the limits of the high-rise provisions of the Zoning
. Ordinance; and consistent with the height limits set forth in the Downtown Design
- Guidelines. The project proposes an urban environment for both residents and
- . shoppers, which is of greater intensity than previous development, and consistent with
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the vision establlshed for the Downtown through the on-going General Plan update
_ process

| Open Space

. Pursuant to the prowsnons of Section 92.09.03 of the Zoning Ordinance, a minimum of
-~ 60% open space is required for highrise buildings. The project proposes approximately
- 61% through the utilization of street level plazas, pedestrian promenade, paseos, decks,
- residential common areas, various courtyards, and landscaping within the rooftop
garden. This will also include the water feature element along Palm Canyon Drive and
the Patio/seating area along the corner of Indian Canyon Drive and Ramon Road.

‘Access S - \

Access into the site will be provided from three main points of vehicular access and a
pedestrian walkway designed primarily for shoppers and other commercial/retail

- customers. Two points of access are located along Indian Canyon Road, one will serve
- the residents and the other will serve as ingress and egress for the commercial space
- on the ground level. An additional point of ingress for service vehicles into the site is

“located at the northerly portlon of the site on Palm Canyon Drive,

. Parking

" As mentioned earller the applicant has proposed a subterranean parking structure that -
- will primarily serve as the residents and guests parking area. And as indicated on Table

2 of Page 5, the required parklng spaces for residents and guests are 216; the applicant
has provided 218 parking spaces. The commercial component of this project is
- apprommately 39,000 square feet in size. Accordmg to Section 92.26.00(6) (downtown

~parking combining zone) of the Zoning Code, mixed-use developments in excess of -
- 20,000 square feet of gross floor area are required to provide 1 parking space for every

. 375 square feet of gross floor area. In this case, the required parking spaces for the

. .commercial section will be 1 04; the applicant has provided 97 parking spaces. However, -

this calculation does not take into account available street parking spaces. Also,
additional parking spaces will not be needed as long as restaurant use does not exceed
25% of the total floor area of the development.

- Landscaping

" The landscaping plan for the proposed project will be in thé form- of muit-ever planters,
although the ground floor, the commercial areas and pedestrian walkways will be fully

- landscaped with desert/drought tolerant materials. The upper floor courtyards, terraces
-and rooftop garden will be landscaped as well. The_applicant has proposed to utilize
Timber Bamboos and Honey Mesquite, Date Palms, California Palms and Mexican Fan

~Palms. Other planting materials will include various shrubs and groundcovers,
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Public Benet” t

As a Planned Development the project may be subject to the provision of a “public

- benefit’", as recognized by the Palm Springs General Plan.! No specific public benefit

has been offered by the applican{; however, they have asserted that the project itself
will constitute a public benefit by providing the southem anchor of the proposed

_ downtown rewtalizatlon effort.

It should be noted that the Counczl has not adopted a policy for determlmng an
-appropriate Planned Development public benefit. In past project decisions, public

benefits have ranged from dedications of right of way and landscape |mprovements to

-increased on-site amenities and public access. Given the nature of the proposal as an |
- “infill, mixed-use project, traditional dedications of on-site open space or other amenities
- may not be appropriate.

 Staff befieves that the City Council will be in the best position to judge the level of public
- benefit that might be required beyond the project itself. Consequently, staff _

recommends that the Commission consider a condition of approval that leaves the

" determination of contribution of public benefit to the City Council at the time they
- consider the project. Proposed condition of approval number 28 has been added for th!s

purpose.

Publrc Utilities and Serwoes

.-As the. prOJect oceurs in the center of the existing downtown all publlc utilities and .
- services are available to the site.

- REQUIRED FINDINGS '

Findings can be made in support of establlshrng the proposed Planned Development B

District as follows

a The proposed 'p!anneo' development is consrsteht and in conformity with the
' . general plan pursuant to Section 94.02.00 (A)(4) of the Palm Springs Zonmg_

Code.

The proposed planned development is consistent with the General Plan]

R mcludlng the Land Use Element (Central Business Dlstﬂct ‘designation) and the’

ot “Traditionally, planned development districts have been used to provide flexibility and enable developers:
to increase buildable area and height, and alter other standard: development reguiations, above that
permitted by zoning, conditioned on analyses and mitigation of impacts and contribution of specific
“penefits” to the City (e.g. additional parking, community open space and meeting rooms, funds for

community beautification, housing day care facilities. and other similar amenities). All Planned
Development Districts shall be consistent with the General Plan (Paim Sprmgs General Plan, Page I-81)
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Housing Element. The project wull bring revitalization to the southern gateway of

~ the Downtown area, and mtroduce a permanent population as well as new retail -
commercial space. :

The subject propen‘y is suitable for the uses penrn.'tted in the proposed planned.
development district, in terms of access, size of parcel, relatlonshlp to similar or
related uses, and other relevant consrderatrons

The prOJect as conditioned, is consnstent with the Downtown Design Gu1dellnes

- and the vision of the area for the future. The site is physically suitable for the - |

proposed project, and provides sufficient access points on Indian Canyon and
South Palm Canyon Drives for all vehicular and pedestrian needs

- The proposed establishment of the planned development district is necessary.
- and proper, and i: Is not likely to be detnmental fo ad;acent property or residents.

The proposed Planned Development District modiﬂes helght open space and lot

-coverage requirements in a manner which is conducive with the urban
development sought for the site and envisioned in the General Plan and

‘Downtown Urban Design Guidelines. The inclusion of a redevelopment prolect in

this area of the City WIH increase vitality and activities in the Downtown regton of :

the City. .

Addrtlonal findings are required for the proposed Tentative Tract Map 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.

N _The site is physically suited for this type of development,

- The proposed Tentative Tract Map is consistent with all apphcable general and. '

specific plans

Ry

. -The Tentative Tract Map W|H facilitate the sale of condominium units wnthm the
- project. The mixed-use development is consistent with the General Plan Central

Business District designation, with the introduction of permanent residents into

' the area and provides new retall spaces and opportunltles

The design and rmprovements of the proposed Tentative Tract Map are

consistent with the zone in which the propen‘y is Iocated

Thedes:gn of the Map is- consustentwnth the allowable uses underrrrrthe Planned
. Development District for this property. The Planned Development District allows
for variations from zoning standards.

~
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- _ The site is fully developed and surrounded by existing development and City
e - ~--streets. The construction of commercial and reSIdentlal buildings on the site is
e e appropnate at this location. :

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

The site can accommodate the proposed 125 condominium units with the R4

zoning development standards that apply to multiple-family dwellings within the C-

o - B-D designations. Furthermore, the General Plan does not apply unit counts

- ses o (dwelling units per acre for density) calculations within the C-B-D areas, rather, a

) -+ floor area ratio (FAR) is used. The permitted FAR for this proposal is up to 2.5 or

- 290,000 square feet, the proposed FAR is approximately 1.69 or 197,016 square
feet ’ 1

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 Draft Environmental
Impact Report (DEIR) has been prepared. Mitigation measures have been included
which will reduce potential impacts to less than significant levels. The site has been
fully developed for many years, and ~does not include any natural habitat. The
pro;ect will therefore not damage or injure fish, wildlife or their habitats. ’

B f The design of the subdivision or type of rmprovements is not likely to cause serious
. publlc hea!th problems. :

" The subdivision is designed to meet or exceed City standards. The homes and
. commercial spaces will be required to meet or exceed Crty building codes. The
- project will not cause public health problems.

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

- pmperty wrthm the proposed subdrwsron . :
There are no known public easements or access 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

daINNV1d
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“the pl'OjeCt design.

-'ENVIRONMENTAL ASSESSMENT ,

'VThe Plannlng Department has reviewed this project under the prowsmns of the
California Environmental Quality Act (CEQA), and determined that the project had the
~ potential for significant impacts, but that the impacts would not be significant in this case
. because project- modifications or mitigation measures incorporated into the Draft
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" Environmental Impact Report (DEIR)' will reduce {mpacts to less than élgnlf' cant levels.

- Copies of the -prepared DEIR have -been previously distributed to the Planning -
- Commissioners-for review. The comment period for the draft EIR ends September 28,

2006 and a Final EIR will be prepared and submitted for re\new and certification prior to
Commission action on the prolect

‘-NOTIFICATION

A publlc hearing not|ce was advertised and was mailed to all property owners within 400
-square feet radius of the subject property/adjacent property owners. As of the writing of .

this report staff has not received any comment

d"fﬁﬁﬂwf
~ HBdvard O. Qobértson .
Principal Planner '

- ATTAGHMENTS:
1 Vlcmity Map
2. Draft Conditions of Approval o
3. - Reduced Site Plans, Floor Plans, Elevations & Tentative Tract Map 33514
4. Draft Envuronmental Impact Report (DE!R) (Prewously Distrlbuted to Planning. -

) Comm:ssugners) ;

g
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- -Emie Vincent, Palm Springs; spoke in favor of the p
revitalization of downtown. _ ) .
~Joy Meredith, Paim Springs, spoke in-favor of the project.: .

i, E
p—

City of Palm Springs

- Planning Commission Minutes
- of October 11, 2006

10. Case 5.1042 PD 311/ TTM 33514 - An application by South Palm Canyon
- LLC, agent for Wayne & Frances Lee, for a proposed Planned Development
District to allow the development of 125 condominium units and
approximately 39,000 square feet of commercial space on an approxir_nate
2.67-acre site located at 450 - 490 South Palm Canyon Drive, Zone C-B-D,
Section 15, APN: 513-214-004, 005 and 513-214-010, 011. (Project Planner: .
Edward Robertson, Principal Planner) (Cont'd from 9/27/06)

- . Principal Planner, Edward 'Robertson, provided background information as putiined- in
- the staff report dated October 11, 2006. ‘ )

Commissicner Scott requested clarification pertaining to the comment made in the Final

_Environmental Impact Report by the Fire Chief.
- Chalr Marantz opened the Public Hearing.

: _-riah Linnekans, applicant, spoke about thé process and indicated that they have gone

through 7 major revisions. He expressed the desjgn challenges of the projeét___ and.

- .. gave additional information. o .
. -Ana Escalante, architect, spoke of the benefits to the City and indicated all' the -

concems have been addressed.

- ~-Lance -O'Donnell, architect, spoke about the Downtown Urban Guidelihes]relating
... to'the massing of the buildings going east / west. He gave further details. relating tc_) the

parking, pedestrian activity and energy efficient features of the project.
~Ed Torres, PSEDC, spoke in support of this project.and requested approval.

--Rob Firth, Palm Springs, spoke in favor of the project and commended the developer.

}'oject and of the importance of the

. =Zlva Hillenger, Palm Springs, spoke in favor of the project and requested approval.

~.=Jim Stuart, Paim'Springs, spoke in favor of the project and urged approval.

. -Char, Palm Springs, spoke in favor of the project. o S

- =Marvin Roos, MSA Consulting, commented that they prepared the environmental
“documentation and provided further information. - : L

. -Bob Nelson, Palm Springs, Palm Springs, commented that he has traveled all over the -

— ~—world-and has seen-many mixed use projects. :

- ~Jim Gurney, Palm Springs, thanked staff and the development team; spoke in favor of
-+ the project. ' , o : . B
- -Tamara Stevens, Paim Springs, spoke in favor of the project-and requested approval. E

a -‘The_ré‘being no further appearances, the Public Hearing was closed.




- ‘_C'or'nml'ssioner Caffery suggested further'discus'sion be mad
- Vice Chalr Hechanadei requested clarif cation on ‘permits for out3|
' 'comer of Pafm Canyon and Bansto Road :

o 14, ADJOURNMENT There betng no further eomments the meetmg adjeumed at
o 43Tpam. ,

oN 9

. City 6f_ Palm Springs

Planning Commission Minutes

" of October 11, 2006

Commissioner Cohen thanked the deveioper for Iistenmg to the people and suggested

to the applicant that the balcomes be kept clean and not cluttered.

| Tom Doczi, Paim Springs, provided additional details relating fo the Iandscapmg and the
- water feature proposed on the corner of Indian Canyon Way

Commlssmner Scott vmced his concem W|th the density and mass of the project and
L -gave several suggestlons

= + . The draft resolutxon was distributed and reviewed W|th the Plannlng Commission.

. MISIC {Vice Chair Hochanadel/Cohen 7-0) To approve the project Archltecture certify
~the Final E.L.R. and approve PD 311 subject fo Conditions of Approval. =~

o .COMMISSION WORK PROGRANM:

""atmg to metai buﬂdmgs
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statements by Reverend Green.

THOMAS WEILER, Inland Congregation, feels it is important to bea#le to locate
downtown and in the CDN and C1AA zone by right.

REVEREND KEVIN JOHNSON, Bloom in the Desga#¥linistries, United Church of
“Christ, talked of all the work that has gone igiesfiis amendment but that it doesn't go
far enough. ,

DAVID SANGER, Our Savige®Bmmunity Church, concurred with all comments made.

There being no fysfer appearances, Chair Don'enfeld closed the public hearing.
ACTION#opt the draft resolution recommending approval to the City Council.

- Motj Commlssmner Roberts, seconded by Commissioner Calerdine and

Dallcall vote.

3. NEW BUSINESS:

 3A. SOUTH PALM CANYON LLC, FOR A ONE-YEAR TIME EXTENSION FOR A

PREVIOUSLY APPROVED MIXED-USE PLANNED DEVELOPMENT CONSITING
- OF UP TO 125 CONDOMINIUM UNITS AND APPROXIMATELY 39,000-SQUARE

* FEET OF RETAIL/COMMERCIAL SPACE ON A 2 67-ACRE SITE LOCATED AT

.. 450-490 SOUTH PALM CANYON DRIVE

—Pnnc;pal Planner Robertson prowded an overview of the proposed tlm'e- extensmn

~ROBERT HERSCU, managing partner, provided details on the plans for development
‘on this sité. He stated that they are moving forward and trying not to redesign the

. project.

. Commissioner Klatchko noted his abstention on this prolect duetoa possﬂale conﬂlct
- of interest. He had a prior working relationship with the applicant.

ACTION Approve one-yeart!me extension. Motion Commissioner Calerdine, _

. seconded by Commissioner Weremluk and carried 6-0-1 on a roll call vote, with o

-~ Commissioner Klatchko abstaining. o e T
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PREVIOUSLY APPROVED PLANNED DEVELOPMENT DIS R SONSISTING.
- OF A 79 LOT SUBDIVISION ON ¢ - SrOCATED ALONG WEST RACQUET
- CLUB ROAD AND SRA DE AVENUE (CASE 5.0996 PD 294).

'mmon presented the time extension request. “—



