PLANNING COMMISSION STAFF REPORT

DATE: June 24, 2015 PUBLIC HEARING

SUBJECT: AN APPLICATION BY 750 LOFTS, LLC. OWNER, FOR DEVELOPMENT
OF A 38-UNIT HOTEL WITH ACCESSORY USES ON A 1.13-ACRE
PARCEL LOCATED AT 750 NORTH PALM CANYON DRIVE, ZONE C-
1/R-3/PDD 104/RESORT COMBINING ZONE/LAS PALMAS BUSINESS
HISTORIC DISTRICT HD-1, (CASE 5.1350 PDD 374 GPA/CUP AND
3.3795 MAJ). (KL/FF)

FROM: Department of Planning Services

PROJECT DESCRIPTION

The Planning Commission will consider a request for approval to construct a four-story,
39-room hotel with accessory uses, including a restaurant, a cocktail lounge, a spa, a
rooftop swimming pool and bar, event space and 72 off-street parking spaces on a 1.13
acre site in the Uptown commercial district.

The following applications have been filed in conjunction with this request:

* A General Plan Amendment (GPA) application to change the land use designation
from Neighborhood Community Commercial (NCC) to Central Business District
(CBD);

» A Preliminary Planned Development District (PDD 374) in lieu of a change of zone
application pursuant to PSZC 94.07.00 to establish development standards and
permitted uses for a mixed-use hotel development;

s A Major Architectural Application (MAJ) pursuant to PSZC 94.04.00 for approval of
the site plan, landscape plan and architectural design for the proposed development,
and

e A Conditional Use Permit (CUP) application pursuant to PSZC 94.03.00 as required
by the Palm Springs Zoning Code (PSZC) seeking approval for the following:

1) A spa as an accessory use to a hotel [PSZC 92.12.01(D)(22)];

2) A cocktail lounge [PSZC 92.12.01(D}(9)];

3) A hotel in which more than 10% of the hotel rooms are provided with
kitchens.[PSZC 92.12.01(D)(14));

4) A high-rise structure with a maximum height of 48-4" [PSZC
92.12.03(C){1a), PSZC 93.04.00 (high-rise buildings), and 94.03 (Planned
Development)].
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ISSUES

The quantity of off-street parking spaces is less than required by the zoning code.

e The project does not conform to the open space or setback requirements for high-
rise buildings.

¢ The project does not conform to the development standards for the underlying C-
1/R-3 zoning districts.

¢ The General Plan Amendment application proposes a land use designation with a
Floor Area Ratio (F.A.R.) that is significantly greater than that of the adjacent
properties.

s The project is inconsistent with the Las Palmas Business Historic District Conceptual
Design Guidelines.

RECOMMENDATION
1. Open the public hearing and take testimony.
2. Close the public hearing and adopt Resolution # , "A RESCLUTION OF

THE PLANNING COMMISSION OF THE CITY OF PALM SPRINGS, CALIFORNIA,
RECOMMENDING APPROVAL TO THE CITY COUNCIL OF CASE 5.1350 PDD 374
GPA/CUP/3.3795 MAJ; FOR THE DEVELOPMENT OF A PROPOSED 39-UNIT
HOTEL WITH ACCESSORY USES ON A 1.13 ACRE PARCEL LOCATED AT 750
NORTH PALM CANYON DRIVE, SUBJECT TO CONDITIONS OF APPROVAL AS
NOTED IN EXHIBIT “A".

BACKGROUND INFORMATION

Related Relevant Actions by Planning, Building, Fire, etc.
1980 Case 5.0121 PD 104 approved for Security Pacific National Bank.

1986 City Council established the Las Palmas Business Historic District
(Resolution #15858).

2008 Pre-application PA-003 for a proposed 5-story mixed-use hotel
project is processed by the Department of Planning Services

2012 Pre-application PA 12-001 for a proposed 5-story mixed-use hotel is

processed by the Department of Planning Services.

10/06/14 The AAC voted 6-0 to recommend approval of the project to the
Planning Commission with conditions {see attached AAC minutes).
10/12/14 The HSPB voted 5-1 to approve the project subject to conditions.
12122114 The AAC voted 7-0 to recommend approval of a Major Architectural
Application (3.3795 MAJ) to the Planning Commission as submitted.
The HSPB voted 6-1 to approve the Major Architectural Application
01113115 (3.3795 MAJ) for the project and issue a certificate of approval,
subject to conditions.
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Related Relevant Actions by Planning, Building, Fire, etc.

01/22/15

The applicant filed an appeal of the HSPB action requesting the
removal of Conditions #1 and #2.

02/04/15

The City Council voted 5-0 to uphold the appeal and remove HSPB
Conditions #1, #2, and #3.

02/25/15

The Planning Commission voted 7-0 to recommend approval of the
proposed development, subject to conditions.

05/06/15

The City Council voted to repeal Resolution #23757 (appeal of HSPB
action) and refer the cases back to the Planning Commission for
hearing and recommendation to City Council.

Most Recent Change of Ownership

09/19/07 | Colony Pacifica Lofts
Neighborhood Meeting
09/16/14 Neighborhood outreach meeting held at Trio Restaurant for Old Las
Palmas and Movie Colony neighborhood organizations.
Field Check
06/15/15 | Site visit by project case planner.
Site Area
Net Acres | 1.13 Acres
Surrounding | Existing Land Use Existing General Existing Zoning
Property Per Chapter 92 Plan Designation Designation
C-1(Retall
. . . - Neighborhood Business); R-3
F? rl;bl:% Fman&j;gﬁgtunon Community (Multiple-Family
P Commercial (NCC) |  Residential and
Hotel); PD 104
. C-1(Retail
. Neighborhood ) )
North Art Gallery & Retail Community Busmess). .
Uses Commercial (NCC) R-3 (Multiple-Family
& Hotel)
Neighborhood g&lfﬁ:stg)“
South Office & Hotel Uses Community R-3 (Multiple-F'a\ mily
Commercial (NCC) & Hotel)
High Density R-3 (Multiple-Family
East e Residential (HDR) & Hotel)
Neighborhood .
west | Pt totey | Moy | G
Commercial (NCC)
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Master Plan Areas Compliance
None N/A
Special Purpose and Overlay Districts Compliance
Las Palmas Business Historic District N
“R"” Resort Overlay Zone Y
DEVELOPMENT STANDARDS
Pursuant to Section 92.12.03 (C-1 Zone), the following standards apply:
Standard Required/ Provided Compliance
Allowed

Min. Lot Size 20,000 SF 49,378 SF Y
Min. Lot Width 100 Feet 275 Feet Y
Min. Lot Depth 150 Feet 256 Feet Y
Min. Setbacks

o Front (Palm 5 Feet (avg.) o N’

Canyon)
« Front (Indian 5 Feet (avg.) 10° Y
Canyon)

« Side (north) 20 Feet? 0'to 10-2" N'

« Side (south) 20 Feet? 0 to 10’ N

eRear N/A 18'-2" N/A
Max. Lot Coverage No requirements X% N/A
Max. Building 30 Feet; high-rise buildings 48'-4” Y?
Height permitted per 93.04.00
Trash Enclosure Screened No N

6' High (bin)
J'-6" High (cans)

Mechanical Screened Unknown -
Equipment

Development standards for PDD applications may be established through approval of a specific
development plan.

220-foot setback only required adjacent to any R-zoned property per C-1 development standards; no
setback is required from commercially-zoned property except under the high-rise ordinance.
*High-rise buildings may be permitted upon approval of a Conditional Use Permit application.

Existing General Plan Permitted F.A.R. Proposed F.A.R.
Designation

NCC 0.35 0.83
Proposed General Plan Permitted F.A.R. Proposed F.A.R.
Designation

CBD 1.0 0.83
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Pursuant to Section 93.06.00, the following parking standards apply:

Parking Requirement
: Required Provided

SF or # | Parking - -
Use - - Handi- Handi- | Comp.

of Units | Ratio Reg. cap Reg. cap
Hotel 39 units 1/unit 39 —
Restaurant/Bar 217 1 per3d 73 -

seats seats

TOTAL SPACES REQUIRED 112 72! N*
Regular and Handicap Spaces Req. 107 5 69 3 N°

An additional 20 parking spaces can be provided on the site through a valet parking plan, resulting in a
total of 92 parking spaces.

2The applicant has submitted a parking study by RK Associates, justifying a reduced number of parking
spaces.

3The number of handicap parking spaces is based on the total number of spaces provided; with a total of
72 parking spaces on site, three of the spaces must be handicap accessible, and 1 of those must be van
accessible.

ANALYSIS

The project scope has been revised from previous submittals; the following changes
have been made to the project:

The number of hotel rcoms has been reduced from 46 units to 39 units.

o All of the hotel rooms are two-story units, with living and kitchen facilities on the
first level and a sleeping area on the second level.
The number of parking spaces has increased from 62 spaces to 72 spaces.

» The height of the building at the Palm Canyon frontage has been reduced from
32'-0" to 31'-0".

¢ The height of the building at the Indian Canyon frontage has been reduced from
a range of 32'-0" to 35-0" in height and now varies between 29-3" to 34'-0" in
height.

« The proposed retail space facing Palm Canyon has been replaced with
restaurant and cocktail lounge space.

« Approximately 10,000 square feet of "back of house” uses (kitchen, mechanical
equipment, office, etc.) is now proposed in a basement level under the north
portion of the building.

The proposed development includes a restaurant, cocktail lounge and hotel lobby
spaces on the ground floor of the building, with 72 covered parking spaces and a two-
way drive aisle and pedestrian walkway that connects the Palm Canyon and Indian
Canyon frontages. The second floor of the building includes 39 two-story “loft-style”
hotel units and a small spa/salon. The third floor of the building is a mezzanine level,
which contains the upper level of the hotel units and upper level of the spa. The fourth
floor of the building will include a pool deck, outdoor cocktail lounge, indoor event
space, fitness center, and restrooms.
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General Plan Amendment

The applicant has requested a General Plan Amendment to change the land use
designation from Neighborhood Community Commercial (NCC) to Central Business
District (CBD). The proposed amendment originally included the Alcazar Hotel property
immediately south of the subject site; that property has since been removed from the
application. The existing NCC land use designation encourages commercial uses that
serve adjacent neighborhoods, and allows up to a 0.35 floor area ratio (F.A.R.). The
CBD land use designation allows for a mix of commercial, residential and office uses at
a higher concentration than other areas of the city, and allows up to 1.0 F.A.R. Much of
the Uptown area is designated NCC, however, the subject site is in relatively close
proximity to the northerly edge of the CBD area. The proposed amendment requests
the expansion of the higher-intensity CBD into this transition area between Downtown
and Uptown, and incorporates many of the important design considerations found in the
Downtown Urban Design Guidelines of the General Plan.

Planned Development District — Development Standards

A preliminary Planned Development District application has been submitted in lieu of a
change of zone to establish the development standards and uses for the site. In the
previous section of the report, the development standards for the project are compared
with the standards of the C-1 (Retail Business) Zone. The project exceeds the
minimum required setbacks for the C-1 zone along the rear property line and along the
Indian Canyon frontage, but proposes a zero-foot setback for the upper levels of the
building along the Palm Canyon Frontage. Due to the fact that the property abuts R-3
zoned properties to the north and south, a 20-foot side yard setback is required; the
project depicts setbacks ranging from 0’ to 10’ along the side property lines. Trash
facilities are shown in setback area along the north property line; an enclosure is
required by code, and the width of the gate to the trash area needs to be adequate for
moving the dumpster or bins to the street as well as emergency personnel carrying
equipment to quickly access that area. No information is provided relative to the
location or screening of mechanical equipment, and a condition of approval has been
added to screen the equipment in accordance with code requirements.

High-Rise Building Requirements

The proposed maximum height of the structure is 48'-4", which requires the approval of
a Conditional Use Permit per the regulations pertaining to High-Rise Buildings (PSZC
Section 93.04.00). While the height of the building has been reduced along the Palm
Canyon and Indian Canyon frontages, the central mass of the building remains
approximately the same height as the previous submittal. The high-rise regulations
allow a height of up to 60 feet, and the application is in conformance with the maximum
allowable height. However, the project as proposed does not conform to the open
space requirements or setback requirements for high-rise buildings. The proposed
open space is 26% where a total of 60% is required for usable landscape area and
outdoor living and recreation space. The maximum height of the building would require
a 145-foot setback; the setback from the nearest adjacent property to the east is 110
feet, the setback from the nearest property to the west is approximately 100 feet, and a
setback of 0 to 10 feet is provided at the north and south property lines. The Planned
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Development District application addresses the requested relief from the high-rise
regulations.

Parking Requirements

The development will include a total of 72 parking spaces, where a total of 112 spaces
would be required under standard code requirements. An additional 20 parking spaces
would be available on-site through a valet parking plan that will allow vehicles to be
stacked in drive aisles. The applicant submitted a parking study, which is included as
an attachment to this report, which asserts that a reduced parking ratio is justified based
on the capture rate for the restaurant and lounge uses. The City commissioned its own
parking study to verify the information provided by the applicant's consultant, which
concluded that the capture rate was reasonable. The previous review by the Planning
Commission included a condition of approval that required validated valet parking
service; this condition has been retained so as to lessen any potential impacts relative
to parking and maximize parking efficiency on the site. However, due to the change in
uses, such as the elimination of the retail space and increase in the number of
restaurant/lounge seats, it is recommended that the submitted parking study be updated
to reflect these changes. In addition, no dedicated loading space will be provided on
site. The applicant has indicated that delivery vehicles will either park in the on-site
driveway or the nearby on-street parking spaces.

Planned Development District — Public Benefit:
Pursuant the 2008 City Council 2008 on Public Benefit for Planned Developments, the

applicant is to propose some form of public benefit “proportional to the nature, type and
extent of the flexibility granted from the standards and provisions of the Palm Springs
Zoning Code” and may only be considered a public benefit “when it exceeds the level of
improvement needed to mitigate a project's environmental impacts or comply with
dedication or exactions which are imposed on all projects such as Quimby Act, public
art fees utility undergrounding, efc.”

The applicant is seeking the following relief via the Planned Development District
application:

¢ Reduced setbacks from the underlying zoning district standards;

e Reduction in open space and setback requirements for high-rise buildings;

s A reduction in off-street parking requirements;

¢ No provision for off-street loading;

The applicant has proposed the following Public Benefits:
e Transient Occupancy Tax (TOT) on the 32 hotel rooms;
» A proposed median island and crosswalk connection to the hotels and residential
area to the east of the project site {subject to approval by Public Works);
s A public "Art Walk” along the project's Indian Canyon Drive frontage;
e An outdoor patio associated with the cocktail lounge on Indian Canyon Drive
which will help invigorate this street with pedestrian activity;
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o Through-the-site publicly accessible walkway from Indian Canyon Drive to Palm
Canyon Drive, which encourages pedestrian linkages between commercial and
residential areas; and

+ Business generator of new retail, restaurant and 39 hotel units in the Uptown
district.

Staff believes the level of deviation sought through the PDD application is reasonably
proportionate fo the public benefit proposed by the applicant. The applicant has
indicated locations on the roof for photovoltaic panels, however there is no indication of
whether they will be provided. Some aspect of “pre-wire" for photovoltaic systems may
be a requirement that the Planning Commission may wish to consider imposing as a
public benefit, which would qualify as a public benefit under the Sustainability
component of the City Council policy.

Las Palmas Business Historic District

The project is located within the boundaries of the Las Palmas Business Historic
District, and is subject to the design guidelines for the district. The City’s Historic Site
Preservation Board (HSPB) reviewed the original project submittal relative to the
guidelines, and has issued a Certificate of Approval subject to the following conditions:

1. The height is inconsistent with historic district guidelines and needs to be
reduced by approximately four feet (to roughly 34 feet {otal);
2. The elevation along Indian Canyon Drive should be reduced to two stories

and twenty (20) feet closest to the street, and allowed to step back to
higher elevations further within the site;
3. No additional rooftop structures should be permitted other than those
illustrated in the submitted plans (no umbrellas, etc.); and
4. The parking study should be reviewed by the City Engineer for adequacy
of off-street parking such that the project not adversely impact the historic
district.
Following the decision of the HSPB, the applicant filed an appeal of Condition #1 and
Condition #2.

Resort Overlay Zone

The development site is located within the boundaries of the “R" Resort Overlay Zone,
which runs along Palm Canyon Drive for nearly its entire length through the city. The
“R" overlay is intended primarily to provide for accommodations and services for tourists
and visitors while guarding against the intrusion of competing land uses. The proposed
development would provide additional hotel rooms, restaurant, retail, spa, and cocktail
lounge/bar uses that are supportive of the tourist resort nature of the Uptown district.
The proposed uses are consistent with the overlay requirements.

FINDINGS - GENERAL PLAN AMENDMENT

Palm Springs Zoning Code (PSZC) Chapter 94 does not list specific findings for
approval of General Plan Amendment applications; however, such amendments shall
be consistent with the goals and policies of the General Plan. Staff finds the following
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relative to the General Plan Amendment request:

The proposed CBD land use designation allows the same general commercial
uses as the NCC land use designation;

The allowable uses per the CBD designation are consistent with uses already
existing within the neighborhood and future uses permitted under the zoning of
adjacent parcels;

The site is in close proximity to the northern boundary of the existing CBD area,
and serves as a transition to lesser intensity uses to the north of the site;

The proposed development is consistent with Policy LU1.5 of the Land Use
Element, which allows for flexibility of design standards where public benefits and
merits can be balanced with potential impacts.

FINDINGS -~ PLANNED DEVELOPMENT DISTRICT IN LIEU OF A CHANGE OF
ZONE (Case 5.1350 PDD 374/GPA/CUP)

Section 94.07.00(A) of the Palm Springs Zoning Code (PSZC) requires that the
following findings be made in order to approve a Change of Zone application:

1.

The proposed change of zone is in conformity with the general plan map
and report.

The Planned Development District application allows for uses and development
standards that are consistent with the proposed CBD land use designation of the
General Plan.

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

The subject property is suitable for hotel and restaurant uses; similar uses are
located on adjacent properties within the Uptown area. The parcel has access
from two major thoroughfares (Palm Canyon, Indian Canyon) as designated by
the General Plan, and is consistent with the intensity of development allowed
under the proposed CBD land use designation.

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

The proposed development plan will assist in the redevelopment of the subject
site, and will enhance economic development efforts in the area.

FINDINGS - MAJOR ARCHITECTURAL APPLICATION (Case 3.3795 MAJ)

Section 94.04.00(D) of the Palm Springs Zoning Code (PSZC) requires that the
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application be evaluated based on consideration of the following:

1.

Site layout, orientation, location of structures and relationship to one
another and to open spaces and topography. Definition of pedestrian and
vehicular areas; i.e., sidewalks as distinct from parking lot areas;

Pedestrian and vehicular spaces are generally separate and defined. The
sidewalk along the east/west drive aisle is only three feet in width, and should be
increase so as to provide an accessible route. The site layout and orientation of
the structure generally relates well within the context of the commercial district in
which it is proposed, and the building responds to the gently sloping site by
stepping the massing of the building with the grade. A surface parking lot is
partially screened from public view by landscaping and architectural elements
that could be used to feature art and sculpture.

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

The project as revised does not relate as successfully to the existing structures
due to the changes in materials, massing and detailing. The previous iteration of
the project featured exterior materials and colors that were generally consistent
with other buildings in the district, although the detailing and proportions were
distinct. The “floating” appearance of the building, due to the setback of the first
floor spaces from the edge of the sidewalk and use of columns to support the
upper levels of the building, contrasts greatly with the single-story buildings on
either side of the structure.

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

The proposal is seeking deviations from the setback and open space
requirements of the high-rise ordinance through the adoption of specific
development standards via the PDD. The building has been designed so that the
highest portion of the building is located at the center of the site, and utilizes
glass curtain wall construction to minimize its perceived massing. The portions
of the building adjacent to the Palm Canyon and Indian Canyon frontages are
lower in height as a means to reduce the height and massing of the building as
viewed from adjacent rights-of-way, but still dominate the single-story buildings
that are adjacent. Conditions of approval have been included to require
adequate screening of trash facilities and mechanical equipment.

Building design, materials and colors to be sympathetic with desert
surroundings;
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The exterior materials used on the building include “fair-faced” (architectural
finish) concrete, powder-coated aluminum framing, tall fabric curtains at
balconies and glass curtain walls. The materials and colors are generally
appropriate to the desert surroundings; however, the glass curtain wall system
would benefit from additional shading, and reflective glazing is discouraged due
to the impact that would result to adjacent properties.

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

The project is proposed in neutral colors and finishes and is generally
harmonious in its composition. However, the extensive use of architectural
concrete is considerably different than the materials used on nearby structures,
and contrasts greatly with other buildings within the district.

6. Consistency of composition and treatment;

Proposed building elevations include a variety of building volumes, massing,
setbacks, solids and voids, and material treatment. The size and design of the
concrete columns on the ground floor of the building may overwhelm existing
adjacent buildings, and the openness of the ground floor contrasts greatly with
the box-like structure of the hotel units and existing adjacent development.

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

The landscape plan proposes a variety of plant material and has established a
hierarchy of plant materials from low shrubs, medium height shade trees, and
taller fan palms that relate to both the pedestrian scale at the street level as well
as to the taller elements of the project design.

8. Signs and graphics, as understood in architectural design including
materials and colors;

Signs and graphics for the development will be considered under a separate
application.

FINDINGS — CONDITIONAL USE PERMIT - COCKTAIL LOUNGE / KITCHEN
FACILITIES / SPA USES (Case 5.1350 PDD 374/GPA/CUP)

A Conditional Use Permit (CUP) is required for cocktail lounge use, the spa use, and for
hotel with kitchen/cooking facilities in more than 10% of the rooms. Section 94.02.00 of
the Palm Springs Zoning Code (PSZC) requires that the following findings be made in



Planning Commission Staff Report
5.1350 PDD 374/CUP/GPA/3.3795 MAJ
June 24, 2015 — Page 12 of 15

order to approve a Conditional Use Permit;

1.

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

The C-1 (Retail Business) zone requires conditional use approval for cocktail
lounge uses, spa uses where accessory to a hotel, and for hotels where more
than 10% of the units have kitchen facilities. The uses are generally appropriate
in the C-1 zone where impacts are mitigated.

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

The proposed uses are consistent with the General Plan designation and are in
harmony with other existing and allowed uses within the area. However, the
unenclosed lounge area on the top floor of the building could impact adjacent
properties if outdoor entertainment is allowed. A condition of approval has been
included relative to noise generated by the outdoor uses.

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

The site is 1.13 acres in size, and is adequate to accommodate the uses as
proposed based on the specific development plan submitted in conjunction with
this application.

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

The parcel has access from two major thoroughfares (Palm Canyon, Indian
Canyon) as designated by the General Plan Circulation Map; the capacity of both
streets is adequate to carry the traffic generated by the proposed uses.

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

The conditions imposed upon the project are necessary to protect the public
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health, safety, and general welfare, and are intended to address any potential
impacts that may result from the proposed development. Conditions are noted in
“Exhibit A."

FINDINGS — CONDITIONAL USE PERMIT - HIGH-RISE BUILDING (Case 5.1350
PDD 374/GPA/CUP})

Conditional Use Permit (CUP) approval is required for high-rise buildings pursuant to
PSZC Section 93.04.00. PSZC Section 94.02.00 of the Palm Springs Zoning Code
requires that the following findings be made in order to approve a Conditional Use
Permit:

1.

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

PSZC Section 92.12.02(C)(1)}(a) allows high-rise buildings in the C-1 (Retail
Business) Zone upon approval of a Conditional Use Permit.

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

The proposed structure has been designed so that the tallest portion of the
structure is located at the center of the site, which assists in integrating the
building into the context of existing buildings. The portions of the building
fronting on the major thoroughfares vary from 29 feet to 34 feet in height

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

While the application requests relief from the setback and open space
requirements, the site is urban in nature and the design of the structure is
generally consistent with urban development standards.

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

The parcel has access from two major thoroughfares (Palm Canyon, Indian
Canyon) as designated by the General Plan Circulation Map; the capacity of both
streets is adequate to carry the traffic generated by the proposed uses.
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5. That the conditions to be imposed and shown on the approved site plan are
deemed necessary to protect the public health, safety and general welfare
and may include minor modification of the zone’s property development
standards.

A draft set of conditions of approval have been proposed that are attached as Exhibit
“A’., The conditions imposed upon the project are necessary to protect the public
health, safety, and general welfare, and are intended to address any potential impacts
that may result from the proposed development.

ENVIRONMENTAL ANALYSIS

The proposed development is a project as defined by the California Environmental
Quality Act (CEQA). An initial study was conducted which considered all required
CEQA issues, including but not limited to air quality, traffic, land use compatibility
historic resources and hydrology. Potential significant adverse impacts were identified
along with Mitigation Measures that would reduce the potential adverse impacts to less
than significant levels.

Potentially significant impacts include the existence of possible asbestos containing
materials, mold, and traffic impacts. Mitigation measures are noted as follows:

MM VII-1:  Any suspected Asbestos Containing Materials (ACM) should
be sampled prior to the initiation of any demolition activities on the project
site. Identified ACMs must be abated by a licensed abatement conlractor,
and disposed of in conformance fo all state and local requirements.

MM VIl-2:  Any mold identified on the project site shall be abated in a
manner that conforms to all state and local requirements.

MM XV-1 The proposed project shall pay a fair share contribution for
the recommended off-site intersection improvements, including
signalization of Tamarisk Road and Palm Canyon Drive, and the addition
of left turm lanes lo southbound and westbound travel lanes at this
intersection.

The analysis was available for public comment for a 20-day period from February 6,
2015 through February 25, 2015. Public comment letiers were received which are
attached to this staff report. Through the public comment period, no new information
was found that would require recirculation or further analysis of the project's impacts
under CEQA. A Mitigated Negative Declaration is proposed. The owner has agreed in
writing to implement all of the required mitigation measured identified.

NOTIFICATION

A public hearing notice was mailed to all property owners and occupants within 500 feet



Planning Commission Staff Report
5.1350 PDD 374/CUP/GPA/3.3795 MAJ
June 24, 2015 - Page 15 of 15

of the site and published in the local paper. Furthermore, pursuant to State Bill SB 18
Invitation for Native American Consultation was given on September 30, 2014 and
concluded on December 30, 2014 regarding the General Plan Amendment. No
requests for Tribal Consultation were received. Public correspondence received is
attached to this staff report.

Yo tby— T - J\C”
L (“

Ken Lyon, RA Fllnn Fagg, AICP )

Associate Planner Director of Planning Services

Attachments:

Vicinity Map

Draft Resolution

Exhibit “A" - Draft Conditions of Approval

Exhibit “B" — The Las Palmas Business Historic District Conceptual Design
Guidelines.

Draft Mitigated Negative Declaration

Public Comment Letters

Applicant Justification Letter

Preliminary Architectural Plans, Sections, Elevations, Colors, Landscape Plan,
Perspective Images dated June 15, 2015.
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CITY OF PALM SPRINGS

CASE NO: 5.1350 PDD 374/
CUP /GPA /3.3795 MAJ

DESCRIPTION: A Major Architectural Application for a
four story mixed use hotel with spa, retail, restaurant,
pool, rooftop bar, off-street parking and open space
located at 750 North Palm Canyon Drive (Zone C-1/R-
3 / Resort Combining Zone / Las Palmas Business
Historic District (HD-1)

APPLICANT: 750 LOFTS, LLC




Case 5.1350 PDD 374 / GPA / CUP / 3.3795 MAJ
750 Lofts

The Draft Resolution for this item will be submitted under separate cover.



RESOLUTION NO.
EXHIBIT A
Case 5.1350 PDD 374/ GPA/ CUP / Case 3.3795 MAJ

"750 LOFTS”
750 North Palm Canyon Drive

(June 24, 2015)

CONDITIONS OF APPROVAL

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

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

ADMINISTRATIVE CONDITIONS

ADM 1.

ADM 2.

ADM 3.

ADM 4.

ADM 5.

Project Description. This approval is for the project described per Case

5.1350 PDD 374 / GPA / CUP / CASE 3.3795 MAJ; except as modified with
the approved Mitigation Monitoring Program and the conditions below;

Reference Documents. The site shall be developed and maintained in

accordance with the approved plans, date stamped June 15, 2015, including
site plans, architectural elevations, exterior materials and colors, landscaping,
and grading on file in the Planning Division except as modified by the
approved Mitigation Measures and conditions below.

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

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

Indemnification. The owner shall defend, indemnify, and hold harmless the
City of Palm Springs, its agents, officers, and employees from any claim,
action, or proceeding against the City of Palm Springs or its agents, officers
or employees to attach, set aside, void or annul, an approval of the City of
Palm Springs, its legislative body, advisory agencies, or administrative




ADM 6.

ADM 7.

ADM 8.

ADM 9.

officers concerning Case 5.1350 PDD 374 / GPA / CUP / Case 3.3795 MAJ.
The City of Palm Springs will promptly notify the applicant of any such claim,
action, or proceeding against the City of Palm Springs and the applicant will
either undertake defense of the matter and pay the City's associated legal
costs or will advance funds to pay for defense of the matter by the City
Attorney. If the City of Palm Springs fails to promptly notify the applicant of
any such claim, action or proceeding or fails to cooperate fully in the defense,
the applicant shall not, thereafter, be responsible to defend, indemnify, or hold
harmless the City of Palm Springs. Notwithstanding the foregoing, the City
retains the right to settle or abandon the matter without the applicant's
consent but should it do so, the City shall waive the indemnification herein,
except, the City's decision to settle or abandon a matter following an adverse
judgment or failure to appeal, shall not cause a waiver of the indemnification
rights herein.

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

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

Approva! of this Conditional Use Permit shall be valid for a period of two (2)
years from the effective date of the approval. Once constructed, the
Conditional Use Permit, provided the project has remained in compliance with
all conditions of approval, does not have a time limit.

Right to Appeal. Decisions of an administrative officer or agency of the City
of Palm Springs may be appealed in accordance with Municipal Code
Chapter 2.05.00. Permits will not be issued until the appeal period has
concluded.

Public Art Fees. This project shall be subject to Chapters 2.24 and 3.37 of
the Municipal Code regarding public art. The project shall either provide
public art or payment of an in lieu fee. In the case of the in-lieu fee, the fee
shall be based upon the total building permit valuation as calculated pursuant
to the valuation table in the Uniform Building Code, the fee being 1/2% for
commercial projects or 1/4% for residential projects with first $100,000 of total




ADM 10.

ADM 11.

ADM 12.

ADM 13.

building permit valuation for individual single-family units exempt. Should the
public art be located on the project site, said location shall be reviewed and
approved by the Director of Planning and Zoning and the Public Arts
Commission, and the property owner shall enter into a recorded agreement to
maintain the art work and protect the public rights of access and viewing.

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

Maintenance of Qutdoor Seating/Dining. Daily cleaning and wash down of
sidewalks for any outdoor seating areas or patios will be required. Contact
Parks & Recreation at 760 323 8281 for information regarding the proper
method of cleaning of sidewalks and pavers within the public rights-of-way.

Cause No Disturbance. The owner shall monitor outdoor parking areas,
walkways, and adjoining properties and shall take all necessary measures to
ensure that customers do not loiter, create noise, litter, or cause any
disturbances while on-site. The owner and operator shall ensure that at
closing time, all customers leave the property promptly and that the property
is clean and secure before the owner/operator leaves the premises. The
Police Chief, based upon complaints and/or other cause, may require on-site
security officers to ensure compliance with all City, State, and Federal laws
and conditions of approval. Failure to comply with these conditions may
result in revocation of this permit, temporary business closure or criminal
prosecution

Grounds for Revocation. Non-compliance with any of the conditions of this
approval or with City codes and ordinances, State laws; any valid citizen
complaints or policing and safety problems (not limited to excessive alcohol
consumption, noise, disturbances, signs, etc) regarding the operation of the
establishment; as determined by the Chief of Policy or the Director of Building
and Safety, may result in proceedings to revoke the Conditional Use Permit.
In addition, violations of the City Codes and Ordinances will result in




enforcement actions which may include citations, arrest, temporary business
closure, or revocation of this permit in accordance with law.

ADM 14. Comply with City Noise Ordinance. The uses associated with this approval
shall comply with the provisions of Section 11.74 Noise Ordinance of the
Palm Springs Municipal Code (PSMC). Violations by any of the individual
uses permitted under this CUP / PDD may result in revocation or revision of
the Conditicnal Use Permit/PDD associated with that particular use at the site
pursuant to the procedures outlined in PSZC 94.02.00.(1).

The Noise level limits are as set forth below from PSMC Section 11.74.031:

11.74.031 Noise level limit.
The noise level or sound level referred to in this section shall mean the higher
of the following:

(1}  Actual measured ambient noise level; or

(2) That noise level limit as determined from the table in this
subsection:

Zone Time Sound Level (A-weighted) Decibels
7amtobpm. |60
Gpm.to10pm. |55
10pm.to7am. |50
7am.to6pm. |60
Commercial [6pm.to10pm. |55
10pm.to7am. |50

Residential
High Density

ADM 15. Seating Count. The applicant shall be limited to the total number of seats as

follows:
a. First Floor Restaurant facing Palm Canyon Drive: a maximum of
ninety seven (97) seats (including bar area seating)} and sixteen (16) seats
outdoors.

b. Cocktail lounge / bar facing Indian Canyon Drive: forty (40) seats
inside, none shown outside.

C. Rooftop cocktail lounge / bar: eighty (80) seats. This does not
include the lounge chairs and around the pool deck.

Any deviation from these numbers shall require prior approval by the
Director of Planning by means of an amendment to the Use Permit
associated with each use. The applicant shall maintain the minimum
clearance as specified by the Fire Department between the entrances and



ADM 16.

the outdoor tables and chairs. This includes games, pool tables, and
other amenities

Land Use Permit required for Qutdoor Dining at the first floor restuarant. Any

outdoor dining proposed as part of the restaurant use associated with this
PDD shall require approval by the Director of Planning Services of a Land
Use Permit prior to the establishment of the outdoor dining.

ADM 17. Land Use Permit required for Rooftop Bar. The rooftop bar associated with

ADM 18.

ADM 18.

this PDD shall require approval by the Director of Planning Services of a Land
Use Permit prior to establishment of the bar use.

Land Use Permit required for the first floor Cocktail Lounge / Bar. The first
floor cocktail lounge / bar shall require approval by the Director of Planning
Services of a Land Use Permit prior to establishment of the use.

Conditional Use Permit: The project approval is for separate CUP’s for the
following specific uses:

a. CUP approval for the hotel use in which more than 10% of the
rooms have kitchens / cooking facilities.

b. CUP approval for the spa / salon use. This acknowledges the spa
/ salon use established for the use of hotel guests. If the operator of the
spa/salon wishes to serve patrons other than hotel guests, the CUP would
need to be amended to identify provision for additional parking.

C. CUP approval for Cocktail Lounge / Bar Use - First floor bar /
lounge.

d. CUP approval for Cocktail Lounge / Bar Use — Rooftop / poolside
bar / lounge.

The applicant shall provide a copy of this Conditional Use Permit to all buyers
and potential buyers.

ENVIRONMENTAL ASSESSMENT CONDITIONS

ENV 1.

ENV 2.

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

California Fish & Game Fees Required. The project is required to pay a fish
and game impact fee as defined in Section 711.4 of the California Fish and
Game Code. This CFG impact fee plus an administrative fee for filing the




ENV 3.

ENV 4,

ENV 5.

ENV 6.

action with the County Recorder shall be submitted by the applicant to the
City in the form of a money order or a cashier's check payable to the
Riverside County Clerk prior to the final City action on the project (either
Planning Commission or City Council determination). This fee shall be
submitted by the City to the County Clerk with the Notice of Determination.
Action on this application shall not be final until such fee is paid. The project
may be eligible for exemption or refund of this fee by the California
Department of Fish & Game. Applicants may apply for a refund by the CFG
at www.dfg.ca.qov for more information.

Mitigation Monitoring. The mitigation measures of the environmental
assessment shall apply. The applicant shall submit a signed agreement that
the mitigation measures outlined as part of the negative declaration or EIR
will be included in the plans prior to Planning Commission consideration of
the environmental assessment. Mitigation measures are defined in the
approved project description.

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

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

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

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



PLANNING DEPARTMENT CONDITIONS

PLN 1.

PLN 2.

PLN 3.

PLN 4.

PLN 5.

Outdoor Lighting Conformance.  Exterior lighting plans, including a
photometric site plan showing the project's conformance with Section
93.21.00 Outdoor Lighting Standards of the Palm Springs Zoning ordinance,
shall be submitted for approval by the Department of Planning prior to
issuance of a building permit. Manufacturer's cut sheets of all exterior lighting
on the building and in the landscaping shall be included. if lights are proposed
to be mounted on buildings, down-lights shall be utilized. No lighting of
hillsides is permitted.

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

Submittal of Final PDD. The Final Planned Development plans shall be
submitted in accordance with Section 94.03.00 (Planned Development
District) of the Zoning Ordinance. Final development plans shall include site
plans, building elevations, floor plans, roof plans, grading plans, landscape
plans, irrigation plans, exterior lighting plans, sign program, mitigation
monitoring program, site cross sections, property development standards and
other such documents as required by the Planning Commission and Planning
Department. Final Planned Development District applications must be
submitted within two (2) years of the City Council approval of the preliminary
planned development district.

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

(list any conditions recommended by the AAC here)

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



PLN 6.

PLN7.

PLN 8.

PLN 9.

PLN 10.

PLN 11.

PLN 12,

PLN 13.

PLN 14.

PLN 15.

PLN 18.

Sign Applications Required. No signs are approved by this action. Separate
approval and permits shall be required for all signs in accordance with Zoning
Ordinance Section 83.20.00. The applicant shall submit a sign program to
the Department of Planning Services prior to the issuance of building permits.

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

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

Screen Roof-mounted Equipment. All roof mounted mechanical equipment
shall be screened per the requirements of Section 93.03.00 of the Zoning
Ordinance.

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

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

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

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

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

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

Parking Study. The parking study shall be revised reflecting the greater
intensity of use for the entire site and to confirm adequacy of the quantity of
off-street parking as proposed. Final approval on the determination of the
adequacy of off-street parking is subject to review by the City Engineer.




PLN 17.

PLN 18.

PLN 18.

PLN 20.

Permitted Uses and Development Standards. As approved within the PDD in
lieu of a zone change to include:

a. 39-room hotel with kitchens and cooking facilities in all hotel units.

b. A restaurant; outdoor dining subject to approval by the Planning Director
of a separate Land Use Permit.

¢. A rooftop cocktail lounge / bar subject to approval by the Planning Director
of a separate Land Use Permit.

d. A first floor cocktail lounge / bar subject to approval by the Planning
Director of a separate Land Use Permit.

e. A spa for hotel guests only. (if the spa use is changed to be open to the
public, a minor amendment to the PDD/CUP to provide adequate off-street
parking shall be reviewed and approved by the Planning Commission).
Any outdoor programming associated with the spa use involving the use of
a sound amplification system shall require approval by the Planning
Director of a Land Use Pemit identifying the parameters of such use and
the means for controlling or attenuating any nuisance noise caused by
such use.

f. Commercial / Retail uses.

g. All other uses as denoted in the Palm Springs Zoning Code Section
92.12.01 (Uses permitted in the C-1 zone), 92.12.02 (Uses prohibited in
the C-1 zone) in accordance with the development standards as outlined
in Section 92.12.03 (Development Standards in the C-1 zone) as
amended or modified herein.

Sound Attenuation Plan for Rooftop Bar. The applicant shall submit to the
City Planning Department an acoustical study or report and associated
drawings, details or other documentation to substantiate the adequacy of the
perimeter walls, solid railings or other physical devices, barriers or surface
characteristics necessary to control or mitigate the potential for the
transmission of nuisance noise generated from the rooftop bar.

Photovoltaic Panels. Provide photovoltaic panels in the general locations
shown on the roof plan as part of the public benefits for this project.

Validated Valet Parking Service Required. The applicant shall provide a
“validated” valet parking service at the site and shall provide a site plan to the
City Planning Department demonstrating the maximum additional parking
spaces that could be accommodated in the drive aisles of the parking lot by
using the valet parking service. Project currently proposes 72 standard and
compact parking spaces and 20 valet parking spaces stacked in or adjacent
to the drive aisles in the parking lot.




PLN 21.

PLN 22.

PLN 23.

PLN 24.

PLN 25.

PLN 26.

PLN 27.

PLN 28.

PLN 29.

Eliminate curiains at hotel unit balconies. Alternative devices for solar / heat
gain / privacy control may be proposed by the applicant that are more durable
and resistant to blowing, tears, or deterioration.

Service Gate at dumpsters. Provide minimum 4 foot wide lockable security
gates at the north side service alley for movement of trash dumpsters, ease of
access for emergency personnel and to limit access to this area.

Provide code-complaint trash / recycling enclosures. Provide enclosure and
security as necessary at the dumpsters at the north service alley to control
odors, vermin, and scavenging.

Finished Ceilings / Soffits _at first fioor ceiling. Provide soffits and
concealment of sewer pipes, drains, water, gas, electrical, and other conduit
and ductwork for a fully finished surface at the outdoor covered areas, the
primary through-site drive aisle and parking.

Widen sidewalk at east-west through drive. Revise the width of the
pedestrian sidewalk at the north edge of the east-west through drive to at

least six feet to accommodate the passage of pedestrians without having to
step into the vehicular travelway.

Provide Code-Required ADA parking including Van Accessible spaces
Provide at least one (1) of the ADA parking spaces to be van accessible
pursuant to the Zoning Code Section 93.06.

Art Nooks to AAC. Submit final design plans for the art walk nooks along
Indian Canyon Drive to the Planning Department for review and
recommendation by the AAC prior to issuance of building permits.

Identify all proposed cabanas, shade structures at the roof deck that will be
visible from the adjacent streets. Provide plans and/or vendor “cut sheets” for
cabanas, shade structures or other devices proposed to be located at the
pool deck that may be visible from grade.

Relocate the front wall of the proposed first floor restaurant up to the face of
the building to continue the pedestrian-oriented street edge. Outdoor dining
may be established via multi-panel sliding glass pocket door system if
desired.

POLICE DEPARTMENT CONDITIONS

POL 1.

Developer shall comply with Section [I of Chapter 8.04 “Building Security
Codes" of the Palm Springs Municipal Code.



BUILDING DEPARTMENT CONDITIONS

BLD 1.

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

ENGINEERING DEPARTMENT CONDITIONS

APPLICATION FOR APPROVAL OF A COMMERCIAL HOTEL LOCATED AT
750 NORTH PALM CANYON DRIVE, (APN 505-303-018), SECTION 10,
TOWNSHIP 4 S, RANGE 4 E, S.B.M., CASE NO. 3.3795, PD 5.1350, ENG.
FILE NO. 4042.

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

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

STREETS

ENG 1.

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

INDIAN CANYON DRIVE

ENG 2.

ENG 3.

ENG 4.

ENG 5.

ENG 6.

Dedicate an additional 5 feet to provide the ultimate half street right-of-way
width of 50 feet along the entire applicable frontages of parcels.

Remove the (2) existing driveway approaches and replace with an 8"curb,
gutter and sidewalk to match existing in accordance with City of Paim
Springs Standard Drawing No. 200, 201, and 210.

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

An accessible pedestrian path of travel shall be provided throughout the
development, as may be required by applicable state and federal laws. An
accessible path of travel shall be constructed of Portland cement concrete,
unless alternative materials meeting state and federal accessibility
standards is approved by the City Engineer.

Applicant shall pay half of the improvement costs to construct a 14-feet wide
raised, landscaped median island along the Indian Canyon Drive Frontage.
Costs associated with this consfruction shall be calculated by applicant
engineer and submitted for review by City Engineer.



ENG 7.

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

PALM CANYON DRIVE

ENG 8.

ENG 9.

ON-SITE

ENG 10.

Dedicate an additional 5 feet to provide the ultimate half street right-of-way
width of 50 feet along the entire frontage.

Contact the Director of Facilities and Maintenance to coordinate installation
of new street trees as conditioned herein; including irrigation, and street
lights along the North Palm Canyon Drive.

A clearly designated pedestrian walkway of adequate width shall be
provided to 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.

SANITARY SEWER

ENG 11.

ENG 12.

ENG 13.

All sanitary facilities shall be connected to the public sewer system (via the
proposed on-site private sewer system). The existing sewer service to the
property shall (or may) be used for new sanitary facilities. 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

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

a.

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



ENG 14.

ENG 15.

ENG 16.

ENG 17.

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

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

Prior to approval of a Grading Plan (or issuance of a Grading Permit), the
applicant shall obtain written approval to proceed with construction from the
Agua Caliente Band of Cahuilla Indians, Tribal Historic Preservation Officer
or Tribal Archaeologist. The applicant shall contact the Tribal Historic
Preservation Officer or the Tribal Archaeologist at (760) 699-6800, to
determine their requirements, if any, associated with grading or other
construction. The applicant is advised to contact the Tribal Historic
Preservation Officer or Tribal Archaeologist as early as possible. If required,
it is the responsibility of the applicant to coordinate scheduling of Tribal
monitors during grading or other construction, and to arrange payment of
any required fees associated with Tribal monitoring.

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

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

Within 10 days of ceasing all construction activity and when construction
activities are not scheduled to occur for at least 30 days, the disturbed areas



ENG 18.

ENG 19.

ENG 20.

ENG 21.

ENG 22.

on-site shall be permanently stabilized, in accordance with Palm Springs
Municipal Code Section 8.50.022, Following stabilization of all disturbed
areas, perimeter fencing shall be removed, as required by the City
Engineer.

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

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

In accordance with City of Palm Springs Municipal Code, Section 8.50.022
(h), the applicant shall post with the City a cash bond of two thousand
dollars ($2,000.00) per disturbed acre (if there is disturbance of 5,000
square feet or more) at the time of issuance of grading permit for mitigation
measures for erosion/blowsand relating to this property and development.

A Geotechnical/Soils Report prepared by a California registered
Geotechnical Engineer shall be required for and incorporated as an integral
part of the grading plan for the proposed development. A copy of the
Geotechnical/Soils Report shall be submitted to the Engineering Division
with the first submittal of a grading plan and preliminary WQMP.

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



WATER QUALITY MANAGEMENT PLAN

ENG 23.

ENG 24.

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

A Final Project-Specific Water Quality Management Plan (WQMP) shall be
submitted to and approved by the City Engineer prior to issuance of a
grading or building permit. The WQMP shall address the implementation of
operational Best Management Practices (BMP's) necessary to
accommodate nuisance water and storm water runoff from within the
underground parking garage and the on-site private drive aisles. Direct
release of nuisance water to adjacent public streets is prohibited.
Construction of operational BMP's shall be incorporated into the Precise
Grading and Paving Plan.

Prior to issuance of any grading or building permits, the property owner
shall record a “Covenant and Agreement” with the County-Clerk Recorder or
other instrument on a standardized form to inform future property owners of
the requirement to implement the approved Final Project-Specific Water
Quality Management Plan (WQMP). Other alternative instruments for
requiring implementation of the approved Final Project-Specific WQMP
include: requiring the implementation of the Final Project-Specific WQMP in
Home Owners Association or Property Owner Association Covenants,
Conditions, and Restrictions (CC&Rs); formation of Landscape, Lighting and
Maintenance Districts, Assessment Districts or Community Service Areas
responsible for implementing the Final Project-Specific WQMP; or
equivalent. Alternative instruments must be approved by the City Engineer
prior to issuance of any grading or building permits.

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



structural BMP’s have been constructed and installed in conformance with
approved plans and specifications; (b) demonstrate that applicant is
prepared to implement all non-structural BMP’s included in the approved
Final Project-Specific WQMP, conditions of approval, or grading/building
permit conditions; and (c) demonstrate that an adequate number of copies
of the approved Final Project-Specific WQMP are available for the future
owners (where applicable).

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

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

e. Demonstrate that applicant is prepared to implement all non-structural
BMPs included in the approved Final Project-Specific Water Quality
Management Plan (WQMP), conditions of approval, or grading/building
permit conditions; and

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

DRAINAGE

ENG 25. Direct release of on-site nuisance water or stormwater runoff shall not be
permitted to Palm Canyon Drive or Indian Canyon Drive. Provisions for the
interception of nuisance water from entering adjacent public streets from the
project site shall be provided through the use of a minor storm drain system
that collects and conveys nuisance water to landscape or parkway areas,
and in only a stormwater runoff condition, pass runoff directly to the streets
through parkway or under sidewalk drains.

ENG 26. The applicant shall accept and convey all stormwater runoff across the
property and conduct the runoff to an approved drainage structure. On-site
retention may be allowed on that portion of the property where historically,
stormwater runoff is conveyed. All on-site grade slopes shall not be less
than 0.5%. If onsite retention is utilized, retention basin calculations shall be
provided to the City Engineer.

ENG 27. The applicant shall install a drywell, or series of drywells, within each
retention or detention basin proposed in the development as necessary to
collect and percolate stormwater runoff, including nuisance water, from the
tributary area within the development that has drainage directed to the
basin. The drywell(s) shall be appropriately sized to accommodate the
expected daily nuisance water, as well as runoff from ordinary storm events



ENG 28.

ENG 29.

GENERAL
ENG 30.

(2-year storm events), unless otherwise approved by the City Engineer.
Provisions shall be included in the Covenants, Conditions and Restrictions
(CC&R's) for this development that require the routine maintenance of the
drywell(s) by the Home Owners Association (HOA), including the right of the
City to inspect and require the HOA to remove and replace the drywell(s} if
they fail to function, causing stagnant water to accumulate above ground
within the basin. The City shall be given the right, in the interest of the
public’s health, safety, and welfare, to order the removal and replacement of
drywell(s) in the event the HOA is non-responsive to the City’s written
notice, with costs to be recovered against the HOA by the City in
accordance with state and local laws and regulations.

This project shall be required to install measures in accordance with
applicable National Pollution Discharge Elimination System (NPDES) Best
Management Practices (BMP’s) included as part of the NPDES Permit
issued for the Whitewater River Region from the Colorado River Basin
Regional Water Quality Control Board (RWQCB). The applicant is advised
that installation of BMP’s, including mechanical or other means for pre-
treating contaminated stormwater and non-stormwater runoff, shall be
required by regulations imposed by the RWQCB. It shall be the applicant's
responsibility to design and install appropriate BMP’s, in accordance with
the NPDES Permit, that effectively intercept and pre-treat contaminated
stormwater and non-stormwater runoff from the project site, prior to release
to the City’'s municipal separate storm sewer system (‘MS47), to the
satisfaction of the City Engineer and the RWQCB. Such measures shall be
designed and installed on-site; and provisions for perpetual maintenance of
the measures shall be provided to the satisfaction of the City Engineer,
including provisions in Covenants, Conditions, and Restrictions (CC&R's)
required for the development.

The project is subject to flood control and drainage implementation fees.
The acreage drainage fee at the present time is $ 9212.00 per acre in
accordance with Resolution No. 15189. Fees shall be paid prior to issuance
of a building permit.

Any utility trenches or other excavations within existing asphalt concrete
pavement of off-site streets required by the proposed development shall be
backfilled and repaired in accordance with City of Palm Springs Standard
Drawing No. 115. The developer shall be responsible for removing, grinding,
paving and/or overlaying existing asphalt concrete pavement of off-site
streets as required by and at the discretion of the City Engineer, including
additional pavement repairs to pavement repairs made by utility companies
for utilities installed for the benefit of the proposed development (i.e. Desert
Water Agency, Southern California Edison, Southern California Gas
Company, Time Warner, Verizon, Mission Springs Water District, etc.).



ENG 31.

ENG 32.

ENG 33.

ENG 34.

ENG 35.

TRAFFIC

ENG 36.

ENG 37.

ENG 38.

Multiple excavations, trenches, and other street cuts within existing asphait
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.

All existing utilities shall be shown on the improvement plans if required for
the project. The existing and proposed service laterals shall be shown from
the main line to the property line.

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

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

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

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

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 as required by City Standards or as directed by the
City Engineer. As a minimum, all construction signing, lighting and
barricading shall be in accordance with Part 6 “Temporary Traffic Control” of
the California Manual on Uniform Traffic Control Devices (MUTCD), dated



November 7, 2014, or subsequent editions in force at the time of
construction.

ENG 38.  This property is subject to the Transportation Uniform Mitigation Fee which
shall be paid prior to issuance of building permit.

FIRE DEPARTMENT CONDITIONS

END OF CONDITIONS
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o LAS PALNAS SUSINESS MISTORIC OISTRICT
CORCEPTUAL DESTGN GUSTELIRES: NEW COMMERCIAL CONSTRUCTION & MAJOR REMODEL

In iadividuz] structures of special note and in collections of historic
bulldings. Ehat repreaent a bygont dra, Pallm Springs retains the treasures of
1ts past. The historic Arehitecture of the City 5 ore of §bs wost isportent
resources and 5an be maintalred ~ on a broad scate - only by the establishment
and waintenance of historic districks, The maiatenance of a diztrict requives
that standards or guidelines be set i direct change 90 ways that are
coapatible with the histordc elements. Change s not discouraged, but the
thrust. of change is directed to reinforce the bast of the reayining histerie
dleaents.,

Dieecting and canteolling thinge §s the {ntent of many of the City's tand use

controls. The guldeltnes suggested hore serve to roYect edch property owmers

fnreitatpt. Each owner fan inprove his property knowing that the. surrounding
propertiest uses and designs will mob detrast fria bis.

The guidélines presented nere prowide a comgn ground WELRIN whith wmers,
architects: and the Arenitectural Advisbry Cormittte can work t5-eshance the:
historic-district, The guidelines sesk 9 retasn the historizally stgnificant
peopertias while encouriging riew structures of coopatible.design.

Aoy wffﬁlngs..nbcﬁrting on efther side of the street within 75 fest of the
proposed sité stiould he ‘studied for the common thewss of mass, scale, rhythm
o pxberipr desipn ant details. as called for by the £a)iowing guidelfines.

e
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S5 fREs and theskbory bufldthos are tpica) 6f this dret  Tovers with

. A ; R ihterest.

| rme : 11.05-85
1, Hﬂn‘ta’ii; the heipht of ether structures in the snﬂ‘nundﬁtg Arga,

e, height of new a:nnstrhctinri should, fe generu"y sfrilar to othier
huftﬁiﬂgﬁ In the surepumding ared, Varfety o bullding helghts ay B¢
achieued by creating satbacks fn the facade; by siepp'mg back upper
1, Storfes, ahd by butlding decks add balconies, uhen this i apprnﬂate
“Foi; theldestgn.

. Bu!tﬂfng& Shoild be deskgned o that they do not block the' uasterw yview

of tie mduntatns free extsting buildings ‘to the esst, Huldlstary

B, : buﬂdihgs on Tols which sbut: an existing raﬁdmt{at use should be

d;s{gwi 2o thak windows do not- overlook private’ ‘vesidential’ yords.

5 i Ads{Eiond) stortes hive deod wsed st tre’ curners of o buildings 1o

125 Maintain the genacal aligmuent of facades ot the S1omialK adoe,

mn- Puildings. along Palm "cnnyon Driva. are - set back ‘wway from the
sim’lx edge. This provides spate for Teadscaping, pesfestpqag actess,

T and/or et gotdoor uses.

The Basic aHdiswmt of duligings sheuld be matntained, afthough s0me

exceptisns oy be considered 4f they hava Ak attive funchion suth A

‘putdoor dfning ‘sereas. The effect can be achisred in 2 mmber of ways.
A walY or femd ma\d be used, aflowing the bitdding to be set further
back.

Projections over the sidewdlk moy be acceptable in the fars of mfngi.

bafcomies and porches, sS4 leng 25 » slgaft¥eant portion of the facade

aﬂgﬂs at e sidonnle edoe.

L
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3.

Waintain the pattern 9f facade promortions.

New construction should refnforce the dominamt Facede pattern of the
strest,

Where new buildings are to be wider than the domimant, dimenstan,
consider subdividing the facade into porticns that veflect the pattern.
The relstionship between the height and width ‘of the fagade should be
sinflar to thay of other buildings in the surrounding srea.

Raiptain the relatfonshfp batweam upper 40d lowér Floors of other
structures in the surrounding ares,

Typlcal histor)é strpctures fyve 3 retail functios o the first Floor,

and officks or residential Uses above. This separaticn of fusction fs
shews on - the Tacades . the First flooe is.predoainantly large shests of
display windmi glass, while the upper levels are mostly snl‘ld wall, with
saat) winbows: cut out,

In néw construction, these rédatforhips shoild De Jrinovatively used.

AaLibaAd by
wmsatad til

B ]
ARTITASNET
1
NEIIITY 5
—
ERIEINERN}

ppae ] |
lllil'l"l

'5-

Hatntain. the spacing attern OF wppdr-Story wivdoms, Awdld shupes that
weve oot typical ‘of ‘the avea, wid waintain the Bypical. ratio of sulid
(watié} vo vold (windows).
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.?l

Reinfarce the existing pattern in new construction by using windews of a
sintler size, of By using other dotign featurss to conbinue “this
pattern.

Tne recurrent altermstion of suiids ami voids fn the front facade of a
building establ}ishes ‘3 pottern which is sensed by a person observing
from 3 distance, A person passing by the building experfences this
pittern as a vhythw. By ncorgarsting & similar vhythaic pattern dn &
new building, & sypathetic relationship betwean old and new, and aven
bis] ¥dings of 4 $Tafler ery,. 15 achieved.

Use buiiding siaterials thet are similar fn texture and Tindsh Ro those
foend histericadly.

How - canstractfon shoald continue to reinforce the patisyns and texhns
of exisging historic buildings. Use of surface materiz)s which were
sveitable n the tite perfod of the historic bufldings will steengthen
the historic fdenttty of the area. Coor 18 both pn intrinsic quality

of the huild‘ing miterial which is used and applied trestmpont which

coyers. the nt,t_uraﬂ Warerials, The use of compativle colors will help
strangtken: Histopic ideaticy.

=1
Vifferent bitising materials may be constderad 3s long as the Fenisn and
texture rinforie the existing characteristics. R

s cospenents of the facede thek are similar in size and shape to those

found historically.

The desion of mew bufldings and siterations should tike Into accoumt thé
prisence or absenté oF Such profections 83 porches, waings  and
overhangs on obher bbidings within the Surpoindiag ared. Sdek
cofponEnts ané espeeiolly encoprsjed when they pranote an active
funckloa such a5 outdeor: dinfng within the exterior spaces.

Architectural details -of méw Duildings and: rencvations  skould b2
Suggettive oF Ehe extent and scale of detsils on other buildings in the
surrounding drea,
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8.

Maintain t,ﬁa patters of roof types.

The rof type and materials should be compatible with existing buildings
in the surroimding area, The relatfonship of 2 new building to historic
buildings, or other buildings, ta ‘the surrounding area may be
strengthened by repeating a daninant roof type.

Flat reofs ara predoninate s this sres; however, several one-5tary
structuies use & sizple gable with the ridse iine pirallel to the
skreat,

Hatntaio The existing site design pattern, -

Nesr construckion should abserve ap appropriste spactng, or ack thereaf,
e teras of thé surréunding sred. This 95 8 dmportant Tactor shich
contributes to the charecker of h eatiré group of buildings, and should
therefore be vespected.

This ortw s tharscterized by buildings yhich are dullt on the property
tine, Driveways and pedestrian ways sometimos Drosk BhSs. patters;
howkver, parking aress shouls oot be allowsd to  intride into the
pedestrisn-orignted dusign of tht arer. . Lbndstape argds may be
appropeiate as bredks dn this patiera IF they are desigoed for active
uses,

Although contuemorary desighs 4re encturaged, replicas of historic
designs say be constdered 1f they seet these conditions:

Tre style pust be one that dfd occyr in Palm Sgrings & 3 typicsl
vasTdinyg form:

The principles of “the style mst be used corréctly. The rulds of
proportion, use of mAbirials, and sense of armamentation mwust ba fa

R aLter,

A plague must b sownbed on-the bwilldimg which. designates the date oF

The degign myst be cobpatidble with existing buildings.

i ——— — - gmA T
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LONCEPTUAL DESIGN GUIDELIMES: Commercial Renowation -

Haintain the original helght of storefronts,

Naintaln origindl starefront gpenings.

Mpintaln arlginal sterefront cozpinents.

Haintain original wpper-story windows. z
Proserwe the patbern created by entrinoes,

Praserve origlnel ddor proportions,

Preserve the original dimensions of window and door Freses.

Avoid concezling origine) facade saterials.

Replace decoration where 3 15 known 1o have existed, feastble.

Contempurary interprotation of the historfc storefront design war be
apprepridte where the original is lost.

Trim materiats should be subordfnate to the najor facsde oaterials.
Presorve the proportions of original window panes.
External Jight Fixtures should be sieple fn design.

i

i

i ol




750 Lofts, LLC

February 19, 2015

Mr. Ken Lyons
City of Palm Springs

Delivered via email communication
Re: CEQA report
Dear Ken:

The applicant hereby agrees to implement the mitigation measures outlined in the CEQA document
pertaining to the property at 750 N. Palm Canyon Drive, Palm Springs CA.

Sincerely,

N

Andy Carpiac



NOTICE OF INTENT
TO ADOPT A MITIGATED NEGATIVE DECLARATION
Case 5.1350 (General Plan Amendment, PDD 374 & CUP)
Case 3.3796 (Major Architectural Application)

LEAD AGENCY: City of Palm Springs
3200 East Tahquitz Canyon Way
Palm Springs, CA 92262
CONTACT PERSON: Ken Lyon, RA, Associate Planner (760) 323-8245
PROJECT TITLE: 750 Lofts - Case Nos. 5.1350 PDD 374 GPA CUP & 3.3795 MAJ

PROJECT LOCATION: South of Tamarisk Road, North of Gran Via Vaimonte, extending between North Palm
Canyon Drive and North Indian Canyon Drive
Assessor's Parcel No. 502-600-001, 502-600-002

PROJECT DESCRIPTION: The project proposes the demolition of existing buildings on the site, and the
construction of a four-story mixed use development comprised of a forty-six (46) room hotel, ground floor retall, and
restaurant spaces, a spa, rooftop bar, off-sireet parking and ancillary facliities on a 1.1 acre site in the Uptown
district. The proposed project requires a number of applications:

e A General Plan Amendment to change the land use designation from Neighborhood Community
Commercial (NCC) to Mixed Use/Multi-Use — CBD;
A Planned Development District (#374) in lieu of a Change of Zone;
A Conditional Use Permit for the restaurant use, to engage the high rise ordinance, and spa use;
A Major Architectural Review for the architectural and landscape design.

The proposed project consisis of a otal of 39,245 square feet of space on four stories. The hotel will lotal 33,600+
square feet, while ground fioor retail and restaurant space wilt take up the remaining 5,600+ square feet. The
building will extend to a height of approximately 50 feet above grade.

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

PUBLIC REVIEW PERIOD: A 20-day public review period for the Draft Mitigated Negative Declaration will
commence at 8:00 a.m. on February 6, 2015 and end on February 25, 2015 at 5:00 p.m. for inlerested individuals
and public agencies to submit written comments on the document. Any written comments on the Mitigated Negative
Declaration must be received at the above address within the public review period. In addition, you may email
comments 1o the following address:

Ken.Lyon@palmspringsca.qov Copies of the Mitigated Negative Declaration and Initial Study are avallable for
review at the above address and at the City library.

PUBLIC MEETING: This matter has been set for public hearing before the Planning Commission on
February 25, 2015. City Council consideration is expected at a public hearing on March 18, 2015, but please
confirm the date with the City Clerk’s office
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3| INITIAL STUDY/MITIGATED NEGATIVE DECLARATION

Project Title:

750 Lofts

Case No.

5.1350 {General Pian Amendment, Planned Development
District 374 and Conditional Use Permit)
3.3796 [Major Architectural Review)

Assessor's Parcel No., 505-303-018
Lead Agency Name and City of Palm Spiings
Address: 3200 E. Tahquitz Canyon Way
Palm Springs, Califomia 92262
Project Location: South of Tamarisk Road, North of Gran Via Valmonie.

extending between North Palm Canyon Drive and North Indian
Canyon Drive

Project Sponsor's Name and
Address:

32 Crosby Street
PHS
New York, NY 10013

750 Lofis LLC

General Plan Designation(s):

Current: NCC. Proposed: Mixed Use/Multi-Use - CBD

Zoning: Curmrent: C-1/R-3. Proposed: PDD 374
Contact Person: Ken Lyon, Assoclate Planner
City of Palm Springs
Phone Number: {760}323-8245
Date Prepared February 1, 2015
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DRAFT INITIAL STUDY/MITIGATED NEGATIVE DECLARATION

Dascriplion of the Project

The project proposes the demolilion of existing buildings on the sile, and the construction of a 4-
story, 46 room hotel, as well as ground fioor refail and restaurant space, and ancillary facilities on
a 1.1 acre site in the Uptown district. The proposed project requires a number of applications:

* A General Plan Amendment to change the lond wuse designation from
Neighborhood/Community Commercial (NCC) to Mixed Use/Multi-Use - CBD;

+ A Planned Development Disirict {#374) in lieu of a Change of Zone:
A Conditional Use Pemmnit for the restaurant use;
A Major Architectural Review for the architeciural and landscape design.

The structure of the hotel will be located on the north boundary of the property, and will extend
from North Palm Canyon to North indion Canyon Drives. Access to the site will be provided from
both streets, immediately south of the hotel building. Parking is proposed on the southern portion
of the properly.

The proposed project consists of a total of 39,245 square feet of space on lour storles. The hotel
will tolal 33,600 square feet. while ground fioor retall and restaurant space will take up the
remaining 5.600 squore feet. The building architecture is proposed in a modemist style. The
lobby, retail, restaurant and support facilifies will occupy the ground fioor. Hotel rooms wilt occur
on the 2n¢ and 34 floor. A roof-top deck, with a hotel bar, is also proposed at the center of the
structure at the 4 floor. The building will extend to o heighl of approximalely S0 feet above
grade.

An existing building, which was previously a Bank of America branch, will be demolished, as will
the andillary faciliies (including drive-up leller area) on the site. Demclition does not require a
Planning Department enfitiement. but will require a Building Departmeni demolifion permit.
Environmental Setfing and Surrounding Land Uses

The project sile is localed just north of the Central Business Districic of Palm Springs’. The area
surounding the site is fully buill out, and has been for a number of years, Commercial and hotsl
uses sumound the property. Adjacent to the site, surounding land uses include the following:

North: existing one and two story retaill commercial buildings on North Palm Canyon Drive;
existing single story hotel on Nerth Indian Canyon Drive.

South: existing one and two slory retail commercial buildings on North Palm Canyon Drive;
existing one and two story hotel on North Indian Canyon Drive.

East: exisling holet properties on the east side of North Indian Canyon Drive.,
West:  existing refail ond restaurant properties on the west side of North Palm Canyon Drive.

Other public agencies whose approval Is required

None.
CHiy of Paim Springs 750 Lofis 85
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Exhibit | — Regional Location Map
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Environmenlat Factors Potenticlly Alfected:

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

[0 Aesthetics

] Biological Resources

J Hazards & Hazardous
Materials

[ Mmineral Resources
(O Public Services
[ uiiities/Service Systems

[ Agricultural Resources [ Air Quality

(O cuitural Resources [0 Geology/sois

[ Hydrology/Water Quality O tand Use/Planning

O Noise O pPopulation/Housing
. Transporiation/

[J Recreation | e

[J Mondatory Findings of Significance

City of Palm Springs
Febrvary, 2015

750 Lofls
Inliial Study /Mitigated Negative Declaralion
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DETERMINATION: The City of Palm Springs Flanning Depariment
On the basis of this initial evaluation:

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

& | find that although the proposed project could have a significant effect on the
environment there will not be a significant effect in this case because revisions in the
project have been made by or agreed to by the project proponent. A MIMIGATED
NEGATIVE DECLARATION will be prepared.

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

O I find that the proposed project MAY have a “potentially significant impact” or
“potentially significant unless mitigated” impoct on the environment, but at least one
effect 1) has been adequately analyzed in an earlier document pursuant to applicable
legal standards, and 2) has been addressed by miligation measures based on the eadier
analysis as described on attached sheets. An ENVIRONMENTAL IMPACT REPORT is
required, bul it must analyze only the effecis that remain to be addressed.

O | find that although the proposed project could have a significant effect on the
environment, because all potentially significant elfects (a) have been analyzed
adequately in an earier EIR or NEGATIVE DECLARATION pursuant to applicable
standards, and [b} have been avolded or mifigated pursuant to that eadier EIR or
NEGATIVE DECLARATION, including revisions or mitigation measures that are imposed
upon the proposed project, nothing furher is required.

M"— 21115

Ken Lyon Date
Associate Planner

City of Paim Springs ' 7sotom J1
Febivary, 2015 inffial Study/Mitigated Negdiive Declaration
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PURPOSE OF THIS INITIAL STUDY

This Initial Sludy has been prepared consistent with CEQA Guidelines Seclion 15063, 1o determine
if the project, as proposed, moy have a significant effect upon the environmeni. Based upon
the findings conlained within this report, the Inifial Study will be used in support of the
preparation of a Mitigated Negative Declaration.

EVALUATION OF ENVIRONMENTAL IMPACTS

1) A biief explanation s required for all answers except "No Impact” answers thot ore
adequately supporled by the informatlion sources a lead agency ciles in the parentheses
following each question. A “No Impact™ answer is adequalely supported if the referenced
information sources show thai the impact simply does not apply to projects like the one
involved {e.g.. the project falls oulside a faull rupture zone). A “No Impact™ answer should
be explained where it is based on project-specific faciors as well as general standards (e.g..
the project will not expose sensilive receptors to pollutants, based ‘on project-specific
screening analysis).

2) Al answers must take info account the whole action involved, including offsite as well as
onsite, cumulative as well as projectevel. indirect as well as direct, and consfruction as well
as operational impacts.

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

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

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

q) Earlier Analysis Used. Identify and state where they are availahle for review.

b) Impacts Adequately Addressed. Identify which effects from the above checklist
were within the scope of and adequately onalyzed in an earler document
pursuant to applicable legal standards, and stale whether such effecls were
addressed by mitigation measures bosed on the earlier analysis.

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

Cify of Palm Springs 750 Lofis
February, 2015 inifial Stvdy /Mitigaled Negative Declaralion
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6} Lead agencies are encouraged to incorporate info the checklist references to information
sources for polential impacts {e.g. general plans, zoning ordinances). Reference to a
previously prepared or cutside documenl should, where appropriale, include a reference to
the page or pages where the sialement is subsiantiated.

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

8) The explanation of each issue should identify:
a} The significance criferia or threshold, if any, used to evaluate each question; and
b} The mitigation measure identified, if any, to reduce the impacts 1o less than significance.

93
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_ o

R
AESTHETICS Less Than
Polentially Significant Less Than No

Significant wilh Significant | ot
impact Mitigation Impact a2

Would the project: incoiporated

)

b}

c)

d

Have a substantial adverse effect on g scenic =
5
vista? O u O

Substantially domage scenic resources.

including, but not limited to, trees, rock T
oulcroppings, and historic buildings within a O O = .
state scenic highway?

Substantially degrade the exisling visual
character or qualily of the site and Its O 0 X O

suroundings?

Create o new source of substantial light or
glare, which would adversely affect day or 'l | & |
nighttime views in the areg?

Discussion of iImpacts

a-d)

Less Than Significant impact. The proposed project occurs in an urbanized area of the
City, and is surounded by existing development. The structure proposed for the project
will extend io approximately 50 feet in heighi. Sumounding buildings are one and two
stories, and reach a height of 20 to 25 feet. The project site is located approximately one
third 1o one half mile east of the base of the San Jacinto Mountains, which provide a
significant scenic vista for the City. The existing building on the project site blocks views
from North Indian Canyon waesterly of the foothills of the San Jacinto Mountains, but the
peaks are visible above the building. Views from North Palm Canyon are also to the west,
and will not be impacied by the proposed project.

The construction of the proposed project will result in a greater view blockage at the
norih end of the properly, because of the odded height of the building. Views from the
southem two-thirds of the site will remain consistent with those cumently available, as
parking is proposed in these areos. Although the project will further limit views in a portfion
of the site, the overall impacts to scenic visias will be limiled in scope and area. and
impacts are expected to be less than significant.

The proposed project does nol occur on a site which contains significant irees, rock
outcroppings or designated historic buildings. The site is located within the Las Palmas
Business Historic District {please see Cullural Resources section, below, for a discussion on
historic resource impacits). Demolition of fthe existing structure will not have a direct
impact on a historic structure. Overall impacts associaled with scenic resocurces are
expected to be less than significani.

The visual character of the site and its sumoundings is characterized as an urban
environment. The Uptown district is fully developed with a mix of uses, primarily resort and
refail oriented. The proposed building will be in @ modernist style which is widely present
in the City. The bwilding will be taller than existing structures, but will have o narow
footprint ithat will not overwhelm the area, and has been designed with opening and
stepbacks that lessen the mass of the structure and provide views through the site.

Ciy of Paim Springs 750 Lofis
February, 2015 Inilial Sludy/Mifigated Nagalive Declaralion
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Impacts associaled with the visual characler of the site are expected to be less than
significant.

All lighting proposed within the proposed project will be required to comply wilh the
outdoor lighting slandards established in the Cily Zoning Ordinance Seclion 93.21.00 1o
assure lighling is directed away from adjacent properties. These standards will assure that
project light and glare impacis will be less than significant.

City of Paim Springs 7S0Lofts 35
February, 2015 Initial Study [Mifigated Negative Declaralion
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. AGRICULTURAL RESOURCES

Less Than
Polentially Significant Less Than No
Significani With Significant impac)
Impac! Mitigalion Impact P
Would the project: Incorpomted

a) Convert Prime Farmland, Unique Farmiand, or
Famiand of Statewide Importance
(Farrmland). as shown on the mops prepared 0 0 | X
pursuant to the Farmland Mopping and
Monitoring Program of the Californio
Resources Agency, to non-agricultural use?

b} Conflict with exisling zoning for agricultural
use, of a Williamson Acl contract? . O o X

¢} Involve other changes in the existing
environment which, due to their location or
nature, could result in conversion of Farmlond. W O g X
to non-agiiculiural use?

Discussion of Impacts

a-c} No Impacl. The proposed project is located in an urban setting. No Pime, Unique or
imporiant farmlands occur on or in the vicinity of the site. There are no Williomson Act
contracts on or in the vicinity of the project. The City's General Plan and Zoning
ordinance do not provide for agricultural uses, nor are agricultural uses present in the
City. There will be no impact to agicuttural resources as a resull of the proposed

project.
CHty of Palm Sptings 750 lofs
Febrvary. 2015 Intial Study/Miligated Negafive Declaralion
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B —— - .
. AIR QUALITY
Less Than
Potentially Less Than
Signiticant s'g’l::g:lr;:o:nlh Significant Im';gct
Would the project: mpacl  incomporaled 'Mpoct
a) Conflict with or obstruct implementation of ] u 0 52
the applicable air quality plan? =
b) Violate any air qualily standard or coniribute
substantially to an existing or projecied air O (| 4] )

qudlity violation®?

c) Result in a cumulotively considerable nel
increase of any criteria poliutant for which
the project region is non-attainment under
an applicable federal or stote ambient air O O X O
quality standard (including releosing
emissions which exceed quantitative
thresholds for ozone precursors}?

d} Result in significant consiruction-related air 0 5
quality impacts? =
e] Expose sensitive receplors to substantiatl 0O 0 0

poliutant concentrations?

f) Create objeclionable odors affecting a N
substantial number of people?

X

Discussion of Impacis
Deveiopment of the proposed profect will impact air quality during demolition, construction
activilies and over the long lerm operation of the project. These impacts are discussed below.

a) Less Than Significant Impact. The Coachella Valley is localed within the Salton Sea Alr
Basin (SSAB). which is under the jurisdiction of the South Coast Air Quality Management
District (SCAQMD). SCAQMD is responsible for monitoring criterda air  pollutant
concenirations and establishing policies for the SSAB. All development in the SSAB is
subject to SCAQMD's 2012 Air Quality Management Plan (AQMP) and the 2003
Coachella Yalley PMio State implemeniation Plan.

The Palm Springs General Plan Land Use Plan serves as the basis for the assumptions used
in the SCAQMD AQMP. The project is consistent with the development already occuring
in the area, and generally consistent with the land use designations for the Uplown
districl. Therefore, it will not exceed AQMP assumptlions or criteria, or result in
inconsisiencies with the AQMP.

b)-e) Less Than Significant Impact. In order 1o calculate the potential impacts to air quality
from the proposed project, it was assumed that demolilion and construction would
occur between mid-2015 and mid-2016, and that the first operational year for the project

City of Palm Springs 750 Lof¥s
Febwary, 2015 Initied Study /Miigated Negalive Declarafion
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would be 2014, It was also assumed thal dermolilion would be immediately followed by
site preparatfion and construction activilies.

titerig Air Pollyiants
Crileria air poliutants wil be released during both the consiruction and operalional
phases of the project. The California Emissions Estimator Model {CalEEMod Version
2013.2.2) was used to project air quality emissions generated by the proposed project.

Demolifion and Construction Emissions

The construction phase includes alt aspecits of project development, including the
demolifion of the existing buildings and facilities, site preparation, grading, building
construciion, paving, and application of architectural coatings. As shown in Table |,
none of the analyzed criteria poliulants will exceed regional emissions Jhresholds during
the construction phase. Air quality impacts of the proposed project will be less than
significant,

Table 1
750 Lofts
Construction Emissions (tbs./day)

Maximum Emissions €O  NOx  ROG  SOx *PMuo_ *PMas

2015 2643 33.18 388 003 379 252
2016 1785 21.49 1276 002 1.66 1.41
SCAQMD Threshold 5500 1000 75.0 1500 1500 550
Significant No No No No No No
Source: CalEEMod Version 2013.2.2. Unmifigated emissions for 2015-
2014.

* Mitigated emissions 1o represent standard dust confrol measures and
required best management practices.

Localized Impacfs to Sensifive Receptors

Although construction is not anlicipated to result in significant air quality impacts, it could
adversely impact air quality Immediately sumounding the project site during construction.
To determine if the proposed project has the potential 1o generale significant adverse
locailized air quality impacis, the 1-acre mass rafle LST Look-Up Table for SRA 30
{Coachella Vdlley) was ulilized. The nearest sersitive receptors are the single-family
residences located adjacent to neighboring hotels, east of the subject property. Based
on aeridl mapping, the nearest residence is approximately 90 meters from the project
areqa boundary. Therefore, LSTs are summarized in the 1able below for sensitive receptors
located approximaiely 100 meters from the emission source. Construction emission
estimales reflect all phases of constuclion including sile  preparation,
grading/excavation, building consiruction, paving, ulilifies/drainage, and architectural
coating. As shown in Table 2, LST ihresholds will not be exceeded during construction of
the project. Impacts will be less than significant.

Chy of Palm Springs 750lofs Q8
february, 2015 Inllial Study/Mifigated Negative Declaralion
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Table 2
750 Lofis
Localized Significance Threshold (Ibs./day)
CO NO, *PMio *PMas
Project Emissions 26.43 33.38 3.79 2.52
L5T 2.565.00 238.00 35.00 10.00
Exceed? No No No No

Source: CalEEMod Version 2013.2,2. Emissions shown are the maximum daily,
unmitigated emission during all phases of construction.

* Mitigated emissions to represent standard dust control measures and required
best management practices.

. lional Emissi
Operational emissions are ongoing emissions thal will occur over the life of the project.
Emission sources include area sources {such as consumer producis and landscape
equipment), energy consumption, and mobile sources. Table 3 summarizes projected
emissions during operation of the proposed project. The data represent worst-case
summer of winter emissions. As shown, none of the analyzed crileria potiutants will
exceed emissions thresholds. and impacis will be less than significant.

Table 3
750 Lofts
Operational Emissions (ibs./day)

Maximum Emissions €O NO: ROG SO« PMio PM2s

_2016 9455 21.35 1158 0.1l _ 7.60 2.25
SCAQMD Threshold  550.0 100.0 750 1500 1500 550
_Significant No No No No No No

Source: ColEEMod Version 2013.2.2. Unmifigated emissions for 2016.

Less Than Significant impact, Objectionable odors, including those emitted by diesel-
operated vehicles and the applicafion of asphalt pavement and paints/solvents, may
be emitted during the construclion phase of the project. However, these impacts will be
temporary and infrequent.

Duiing operation of the project, odors associated with food preparation are fikely, but
are not expected to be objectionable.

City of Palm Springs 750 Lofts
February, 2015 initiol Study/Miligated Negalive Declaration

15

39



DRAFT INMIAL STuDY/MmMGATED NEGATIVE DECLARATION

Iv.

BIOLOGICAL RESOURCES

Would the project:

Less Than
Significant with

Mitigation
Incoiporated

No

Impoct

a)

b)

<)

d)

e)

f)

Have a substanfial adverse effect, either
directly or through habitat modifications. on
any species ideniified as a candidate,
sensitive, or special status species in local or
regional plans, policies, or regulations, or by
the Cadliformnia Department of Fish and Gome
or U.S. Fish and Wildlife Service?

Have a substantial adverse effect on any
fiparion habitat or other sensitive nalural
community idenlified in local or regional
plans, policies, or reguialions or by the
Califomia Depariment of Fish and Game or
US Fish and Wildlife Service?

Have a substantial adverse effect on federally
protected wellands as defined by Section 404
of the Clean Water Act (including, but not
limited to. marsh, vernal pool, coastal, etc.)
through direct removal, filing, hydrological
infenmuption, or other means?

Interfere substaniially with the movement of
any nalive resident or migrateory fish or wildlife
species or with established nafive resident or
migratory wildlife comidors, or impede the use
of native wildiife nursery sites?

Conflict with any local policies or ordinances
protecting biological resources, such as a
tree preservation policy or ordinance?

Conflict with the provisions of an adopted
Habital  Conservation  Plan,  Naturcl
Communily Conservation Plan, or other
approved local, regional, or state habital
conservation plan?

Discussion of Impacis

a-f)

is not a part of a wildlife comidor.

The City pariicipates in both the Agua Caliente Tribal Habitat Conservation Plan ond the
Coachella Valley Mulliple Species Habitat Conservation Plan. The project site is within the

O

No impact. The project sile is fully developed, ond exisling improvements wili be
demolished and replaced by a new building and ancillary faciiities. There is no
indigenous habitat on the site, which has been londscaped with decorative species for
decades. No riparian habital, wetland or sensitive natural community on the site. The site

CHy of Palm Springs
Febrvary, 2015
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boundary of the Coachella Valley Plan. The project site is not designaled as o
conservation area, nor is it located adjacent to a conservation areaq. The project sile has
been previously developed, but will be subject 1o the requirements of the Plan, if any. No
impact to biological resources will result from implementation of the proposed project.

Ciy of Palm Springs 750tofs 101

February, 2015 inflial Study /Miligaied Negative Declaralion
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A AR
V. CULTURAL RESOURCES Less Thon
Potentiolty Significant Less Than No
Significont With Significant Impact
impact Mitigation Impact
Would {he project: Incorporated
a) Cause a substantial adverse chonge in the
significance of a historical resource as defined O O X ]
in 15044.52
b) Cause a substaniial adverse change in ihe
significance of an archaeological resource O £ O <
pursuant o 15064.5%
c) Directlly or indireclly destroy a unigue
paleontological resource or site or unique O a O 4
geologic feature?
d) Distub any human remains, including those 0 0 O X

intered outside of formal cemeteries2

Discussion of impacts

a)

Less Than Significant Impact. The proposed project site is curently developed. It occurs in
the Las Palmas Business Historic District, a locally designated histosic district. The building
on the site was constructed in the 1980's, and is not considered to have significant
historic value. It is adjacent to, or in the vicinily of buildings that are ‘contributing sites to
the Las Palmas District. As a result, impacts to those buildings could be considered
significant impacts to the District. The Cily's Historic Site Preservation Board has
considered the proposed project o detemmine if it has the potential o impact the
District. The Board's concemns centered on the adequacy of the amouni of off-street
parking proposed and recommended that the parking siudy be reviewed by the City
Engineer. The Board approved the project with that recornmendation-

b) & c) No Impact. The project site is cumently developed, and has been for at least 30 years. No

archaeological or paleontological resources are expected fo occur on the project site.
No impacts are anficipated.

No Impact. No cemeteries or humon remains are known fo occur on the site. No such
resource was idenfified when the cument building was constructed. No impaci is
anficipated.

CHly of Palm Springs

February, 2015 initiol Study /Miligated Negdfive Declaration
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I

Less Than
vi. GEOLOGY AND SOILS Potentiglly Significont Less Thon .
Significant With Significant impact
impact Mifigalion impact P
Would the project: Incorporatled
Q) Expose people or struclures to potential
substantial adverse effects, including the risk of
loss, injury. or death involving:
i) Ruplure of a known earthquake fault, as
delinealed on the most recent
Alquist-Priolo Earthquake Fault Zoning Map
issued by lhe State Geologist for the area O 0 | X
or based on other substantial evidence of
a known foull? Refer to Division of Mines
and Geology Special Publication 42,
i} Strong seismic ground shaking? O O 4] O
ili} Seismic-reloted ground [ailure, including
fiquefaction? U O & O
iv] Landslides? O O O X
b) Result in substantial soil erosion or the loss of e
topsoil? O o o
c) Be located on a geologic vnit or soil that is
unstable, or that would become unstable as a
result of the project, and potentially result in (M} O X O
on- or offsite fandslide, lateral spreading,
subsidence, liquefaction or collapse?
d} Be localed on expansive soil, as defined in
Taoble 18-1-8 of the Uniform Building Code 0 0 0 5
(1994}, creating substandial risks to life or =
property?

e) Have soils incapable of adequately supporting
the use of septic tanks or allemative 7]
wastewoter disposal systems where sewers are O O 0 X
not available for the disposal of wastewalter?

Discussion of Impacis
A geotechnical invesfigation was conducted on the project site in 2007, and updated in 20141,
The discussion provided below is based on the findings of these reports.

! “Geotechnical Investigation Proposed Commercial/Residenfial Complex 750 North Palm
Canyon Drive,” prepared by Sladden Engineering; and letter repor! dated Oclober 27, 2014 by
Sladden Engineering.

Chty of Palm Springs 750 Lofts 1 0 3
February, 2015 Inifial Study /Mifigaled Negalive Declaration
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ad}  Noimpacl. The subject property is not located in an Alquist-Priolo Earthquake Faull Zone,
and no faull rupture will occur on site. The San Andreas Faull is located approximately 7
miles northeast of the subject properly. No impacts are expected.

a.li) Lless Than Significant impact. The seismic hazard analysis prepared for the project sife
found that the site could be subject to peak ground acceleration of 0.58g. Such ground
shaking has the potential to cause damage to structures, and potentially injure people.
In order to reduce these risks, the Cily implemenis the seismic requirements of the
Building Code. The proposed project will be required to comply with the requirements in
place of the fime that building permils are issued. These standard requirements are
designed lo reduce impacts associated with ground shaking fo less than significant
levels.

a.iii) Less Than Significant Impact. The geotechnical analysis found thal the sile consisis
primarily of fine o coarse grained sand and silly sand. Liquefaction occurs when
groundwater is localed near the surface (within 50 feet), and mixes with surface soils
during an earthquake. Onsite groundwater depths are estimated to be in excess of 100
feet below the ground surface at the project site, and therefore the potential for
liquefaction to occur is considered low. Project-specific geotechnical analysis will be
required by the City as port of the grading and building permit process. This analysis will
provide foundation design recommendations based on site-specific and project-specific
conditions. This standard requirement ensures that impacts associated with liquefaction
are less than significant.

alv) No impact. The project site is locoled approximately 4/10%hs of a mile from the foothills of
the San Jacinto Mountains. There are no hills or slopes in the vicinity of the project site. No
impact associated with slope instability is anticipated.

b) No Impact. The project site is fully developed. No topsoil occurs on the site. The City will
impose standard PM10 management requirements on the demolition of existing facilities
and the grading of the site. No impact is anticipated.

c) Less Than Significant Impact. The geotechnical investigation found that the site is not
susceptible to fiquefaction, and further determined that soils were stable. Impacts are
expected o be less than significant,

d) Ne Impaci. The geotechnical analysis found that soils on the site and in the area are not
expansive. No impact is anticipated.

e) No Impaci. The proposed project will connect to the City's existing sewer system. No
septic tanks or allemative waslewater disposal systems are proposed. No impacts will

occur,
CHy of Palm Springs 750 lofts 4 04
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—— P —
Vil. GREENHOUSE GAS EMISSIONS Potenfially
Potentlally Significant Less Than No
Significant Unless Significant impoct
impact Mifigation Impact P
Would the peoject: Incomporaled
a) Generate greenhouse gas emissions, either
directly or indirecily, that may have significant O O X O

impact on the environment?

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

Discussion of Impacts

a-b) less Than Significant Impacl. Both demolition/consiruction and operation of the project
will generate greenhouse gas (GHG) emissions. Construction emissions will be generated
by a variety of sources, including the operation of construction equipment and energy
usage. Construction impacts will be temporary and will end once the project is
complete, Typically, they can be minimized by limiting idling times, proper maintenance
of heavy machinery, and efficient scheduling of construction activilies. Long-term
operation of the project will generate GHG emissions from area sources. energy and
water usage, mobile sources, and waste disposal.

The Cdiifomia Emissions Estimotor Model (CalEEMod Version 2013.2.2) was used to
estimate greenhouse gases emilted by the project. The model concluded thot
demadiition/construction would generate 195.68 methic jons per year of COze, while
operation of the project would generate 2,024.75 metiic fons per year of COze,

There are curently no adopted thresholds of significance for greenhouse gas emissions.
State legislation, including AB32, aims for the reduction of greenhouse gases to 1990
levels by 2000. Stalewide programs and standards, including new fuel-efficient sliandards
for cars and expanding the use of renewable energies. will help reduce GHG emissions
over the long-term. The project will be required to comply with standards and regulations
lor reducing GHG emiissions, including the City's Climate Action Plan and other GHG
reducing sirategies. The proposed project will also be required to comply with Title 24 of
the California Building Code, which in 2014 requires a furiher 30% reduction in energy use
for construction. These standard requirements and City iniliatives will reduce GHG
emissions from the project.

Clty of Palm Springs 750105 105
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A
Less Than
VIl. HAZARDS AND HAZARDOUS MATERIALS —— signifieant I — -
Significont With Significant impact
impact Mitigation Impact
Would the project: Incorporaled
a) Create a significant hazard fo the public or the
envionment through the routine transport, use, O X 0 O
or disposal of hazardous materials?
b) Create asignificant hazard to the public or the
environment through reasonably foreseeable
upset and accident condilions involving the 0 I} 4 O
release of hazardous materials info the
environment?
c) Emit hazardous emissions or handle hazardous
or acutely hazardous materials, substances, or | 0 0 5
waste within one-quarter mile of an existing or =
proposed school?

d) Be localed on a site which is included on a list
of hazardous materials siles compiled pursuant
to Govemment Code Section 65962.5 and, as O {1 H| =
a result, would it create o significant hazard to
the public or the environment?

e] For a project located within an airport land use
plan or, where such o plan haos not been
adopted, within two miles of o public ainport or 0O 0] 0 2
public use aipor, would the project result in a =
safety hazord for people residing or working in
the project area?

f) For a project within the vicinity of a private
airstrip, would the project result in a safety 0 0l 0] 5
hazard for people residing or working in the =
project area?

g} Impairimplementation of or physically interfere
with an adopted emergency response pian or 3 O O X
emergency evacuation plan?

h)] Expose people or struclures to a significant risk
of loss, injury or death involving wildland fires,
including where wildiands are adjacent to (] O O X
urbanized areas or where residences ore
intermixed with wildlands?

Discussion of Impacis

a-b) less Than Significant Impact with Mitigation incorporaled. The project site is cumently
occupied by a bank building and anciliary facilifies consiructed in the 1980s. A Phase |
Chy of Palm Springs 70t 106
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c)

e}

g)

Environmental Site Assessment was prepared for the project2. The Assessment included
both a records search and an onsile invesiigation. The onsite investigation concluded
that buitding materials, including floor tiles. maslfic and ceiling tiles have the potential 1o
contain asbestos. Asbestos is o hazardous malerial which must be disposed of in a
prescribed manner in order to prevent its release into the air. The onsite survey also
identified the potential for mold on several celling panels, resulling from historic roof
lecks. Mold can also be released into the during demolition activities. Both these
observed condifions have the potential to significanily impact the environment. In order
to reduce the impacts to less than significant levels, mitigation measures are required,
ond provided below,

The proposed project consists of a holel and ancillary relail and restaurant uses. These
businesses will store small amounts of cleaning supplies and similar materials for infernal
use, but will not use, transport or dispose of significant hazardous materials. The operator
will be required to comply with local and regional requirements relaling to the storage of
supplies. The impacls associated with hazardous materials on the site are expecled to be
less than significant.

Mitigation Measures

MM VII-T: Any suspected Asbestos Containing Materials (ACM} should be sampled prior
to the initiation of any demoalition acfivities on the project site. identified ACMs
must be abated by a ficensed abatement contractor, and dispased of in
conformance to all state ond iocal requirements.

MM ViI-2: Any mold idenlified on the project site shall be aboted in a manner that
conforms to all state and local requiremens.

No Impact. The proposed projeci s localed in the commercial core of the City. The
closest school, Katherine Finchy Elementary. is located approximately ¥z mile noriheast of
the project sile. The project will nol emit or handle hazardous materials that could be a
hazard fo the school. No impact is anficipated.

No Impact. The project site is not lisled as a hazardous materials site, cleanup site, or
hazardous waste facility and, therefore, the proposed project will not create a significant
hazard to the public or environment. {Envirostor map database, Californio Depariment
of Toxic Substances Control, 2014).

No impact. The project site is located 1.6 miles west of the Palm Springs International
Airport. The site is outside the boundaries of the airport's land use compotibility area.

No Impact. The project site is not located in the vicinity of a private airstip ond,
therefore, will nol result in o safety hazard for people working or residing in the projeci
area. No impact is anficipated.

No impact. The proposed project is localed in the urban core of the Cily, on the existing

2 “Phase | Environmental Site Assessment of 750 Polm Canyon Drive (sic)." prepared by BA
Environmental, November 2014,

“City of Paim Springs 750 Lofis
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street grid. It will not block existing circulation paitems, nor impede access fo evacuation
roules. No impact is expecled.

h} No impact. The proposed project occurs in the Uptown distict, and is nol located
adjacent to any urban/wildiand interface. The project will not be impacied by wildland

fires.
Cliy of Polm Springs 750tom 108
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Vil

HYDROLOGY AND WATER QUALTY

Would the project:

a)

b)

c)

d)

e)

f)

g)

h)

Violole any water quality standards or waste
discharge requiremenis?

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

Substantidlly aller the existing drainage
patiem of the site or area, including through
the alteration of the course of a stream or
river, in @ manner which would result in
substantial erosion or siltation on- or off-site?

Substantially alter the existing drainage
potiern of the site or areq, including through
the alterafion of the course of a stream or
river, of substantially increase the rate or
amount of surface runoff in a manner which
would result in flooding on- or off-site?

Create or contribute runoff waler which
would exceed the capacity of existing or
planned stormwater drainage systems or
provide substantial additional sources of
poliuted runoff?

Otherwise substantially degrade water
quality?

Ploce housing within a 100-year flood hazard
area as mapped on o federal Flood Hazard
Boundary or Alood Insurance Rate Map ot

other flood hazard delineation map? (Source:

Place within a 100-year flood hazard area
structures which would impede or rediract
fiood tiows?

Less Thon
Significani
Wwith
Miligation
Incorporated

O

Less Than
Significant
Impact

Polentially
Signliicant
Impact

No
Impoct

O O X

City of Palm Springs
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Vill. HYDROLOGY AND WATER QUALITY

Would the project:

i} Expose people or struclures to a significant risk
of loss, injury or death involving flooding,
including fiooding as a result of the failure of o
levee or dom?

}} Inundation by seiche, sunami. or mudflow?

Discussion of Impacis

Less Than
Potentially Significant Less Than No
Significant With Significani Impact
Impact Miligation Impact
incorporated
O O O X
[ O O =

a). b) Ne impacl. The proposed project will be required to connect fo the City's domestic

&f)

waler and sonitary sewer systems. The Desert Water Agency provides waler service to

the site, and the Cily provides sanitary sewage treaiment for the sile. Bolh these
agencies are required to comply with the requirements of the State Regionol Water
Quality Coniral 8oard relafing to water quolily slandards and wastewater discharge

requirements, No impact Is expected.

c-e)

Less Than Significant impact. Drainage on and from the project site is expected to

remain consistent with current conditions, since the site is cumrently developed. The Cily
requires that all projects manage storm water flows so as not 1o impaci downstream
properties. The project site occurs in a fully developed area The Cily will require the
approval of a hydrology study, Storm Water Pollution Prevention Program and Water
Qudlity Monagement Plan for the proposed project. These documents, and their
implementafion. must be completed to standards that meet local, stale and federat
requirements. The project will not be dllowed io discharge storm woter ot o rate or
quantity greater than that currently occuming on the site. Further, the project will not be
allowed to pollule surface waters, and will be required fo implement Best Management
Practices to contro! pollution on the site. These slandard requirements will assure that
impacts associoted with drainage are less than significand.

a)-D

No Impact. The proposed project is not located in a 100-year floodpiain and will not

place housing or other structures in an area that would impede or redirect flows. The
property is not located in a flood zone, ond is oulside the boundary of the Tahchevah
Creek Detention Reservoir Dam Inundation Pathway. Flood risk on the properly is

therefore low. No impact is anticipated.

'C_ﬂy of Palm Springs
February, 2015
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T I
IX. LAND USE AND PLANNING ) Less Than
Polentially Significant Less Thon No
Significant Wilh Significant Impac)
Impact Mitigation Impact
Would the project: Incomoraled
a) Physically divide on established community? | O 1 B4
b) Conflict with any applicable land use plan,
policy. or regulation of an agency with
jurisdiction over the project (including, but not
limiled to the general plan, specific plan, local O O B O
coastal program, or zoning ordinance)
adopted for the purpose of avoiding or
mitigating an environmenial effect?
¢} Conflict with any applicable habitat
conservafion plan or najural community O O 'l X

conservalion plan?

Discussion of Impacts

a)

b)

c)

No Impacl. The proposed project site is cumently accupied by a bank building. and
construction of the proposed project will have no impact on an existing community.

Less Than Significant Impacl. The project site is cumenlly designated Neighborhood
Community Commercial (NCC) in the General Plan. A General Plan Amendment is
proposed to change this designation to Mixed Use/Mulli-Use — CBD. The NCC land use
designation supports retail land uses, and allows hotel uses as well. The proposed project
site is surounding by a combination of resort residential and retall land uses. The change
from NCC fo Mixed Use is not a significant change in the land use concept for the site,
nor will it substantially chonge the character of the site or neighborhood. With the
approval of the General Plan Amendment, the proposed project will be consistent with
General Plan stondards and requirements, Overall land use impacts are expected to be
less than significant.

No Impact. As stated in the Biological Resources section above, the proposed project
occurs within the boundaries of the Coachella Valley Mulliple Species Habitat
Conservation Plan. The site is not within a conservation area, and as a developed site,
will be subject to the requirements of the Plan for developed sites, if any. No impact is
anticipated.

CHly of Paim Springs
February, 2015
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_

X MINERAL RESOURCES . Less Than
Polentially Significont Less Than No
Significant with Significant impoct

Impact Mitigation Impact
Would the project: Incorporoted
a) Result in the loss of availability of a known
mineral resource that would be of value to O O O X

the region and the residents of the state?

b} Result in the loss of availability of a locally
imporiant mineral resource recovery site
delinaated on a local general plan, specific O 0 B &
plan or other land use plan?

Discussion of Impacts

a-b) No Impact. The subject property is fully developed and occurs in the City's urban core.
No mining or mineral exiraction occurs on or in the area sumounding the sile. No
designations for mining are provided in the City's General Plan. No impaci is anticipated.

CHy of Palm Springs 750 Lofts 1 1 2
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Less Thanh
= AL Potentialty Significant Less Than No
Significant With Significant impact
impact Mitigation Impact
Would the project resuilt in: Incorporaled

a) Exposure of persons fo or generatfion of noise
levels in excess of standards established in the
local general plan or noise ordinance, or O O & O
applicable standards of olber agencies?

b) Exposure of persons to or generation of
excessive groundbome vibrafion or a d X O
groundborne noise levels?

c) A substantial permanent increase in ambient
noise levels in the project vicinity above levels O O X O
existing withoui the project?

d) A substantial femporary or periodic increase
in ambient noise levels in the project vicinity d O X J
above levels existing without the project?

e) For a project located within an airport iand
use plan or, where such a plan hos not been
adopted, within fwo miles of a public airport O 0 n 5
or public use airport, would the projeci
expose people residing or working in the
project area o excessive noise levels?

f) Fora project within the vicinily of a private
airstrip, would the project expose people 0O 0 0 5
residing or working in the project area to =
excessive noise levels?

Discussion of Impacis

a) Less Than Significant impact. The project site occurs adjacent to two major City streets,
North Palm Canyon and North Indian Canyon Drives. The noise levels on both sireets are
elevated, due o the high levels of activity on both streets. The frontage on both streets
at the project site is likely fo cumrently experience noise levels of about 70 dBA CNEL,
based on the City's General Plan and General Plan EIR, and wilt experience similar noise
levels in the future.

The City's General Plon standard for hotels and motels finds 70 dBA CNEL 1o be
conditionally acceprable, The City further requires that interior noise levels be maintained
at 45 dBA CNEL. The City will require the preparafion of project specific noise analysis as
part of its building pemitting process. to be assured that the project will meet ifs
standards. The orieniation of the hotel is to the north and south, and most rooms will have
terraces or balconies off the street, which will result in lower noise levels. impacts
associated with noise are expected to be less than significant.

CHy of Palm Springs 750 Lofts
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b)

c)

e)

Less Than Significant Impact. The primary source of vibration at the site is expected to be
during consfruction, and fo be from the operafion of heavy equipment such as
bulldozers. Vibration levels will be infrequent, temporary, and below thresholds of
perception tor sensitive receptors. insolar as residential uses do not occur immediately
adjacent to the project site. No groundbome vibrafions are anlicipated during the
operofional phase of the project. Impacts will be less than significant. ;

Less Than Significant Impact. As described above, the project site is currently in the City's
urbon core. and experiences elevated noise levels. The construction of the proposed
project will marginally increase noise levels, insofar as the building on the site has been
vacant for some lime, and no noise is generaled at the sile cumenily. The operation of
the hotel will generate noise from vehicle operations, and noise from people using the
facilities, including the rooftop bar. The project wil, however. be subject to the Cily's
Noise Ordinance requiremenits, and will be required to comply with those requirements
as they relate to elevated noise levels, particulady at nighl, Overall impocts are
anticipaled to be less than significant.

Less Than Significant Impact. Temporory noise generated during the construction phase
of the proposed project could exceed acceptable noise levels, particulary during sile
demdlition and preparation. Primary noise sources will be heavy equipment. These
impacts, however, will be periodic and temporary, and are allowed in the City's
Municipal Code, as long as they occur during specified daytime hours, The City's
standards will assure that impacts are less than significant.

No Impact. The Paim Springs intemational Airport is located approximately 1.6 miles east
of the subject property. The project site is not within the flight path for airport operations,
and is well oulside the noise contours for the girport. No impact associated with airport
noise is anticipated.

No Impact. The subject property is not located in the vicinity of a private girsirip. and no
impocts associated with such a noise source will occur.

Cliy of Poim Springs 750 Lofts
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Xil.  POPULATION AND HOUSING Less Thon
Potenlially Significani Less Than No
Significant With Significant impact
impoclt Miligation impact P
Would the project: Incomorated

a} Induce substantial poputation growth in an
areq, either directly (for example, by
proposing new homes and businesses) or O O O X
indirectly (for example, through extension of
roads or other infrastructure)?

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

¢) Displace substantial numbers of people,
necessitating the construction of O O O X
replacement housing elsewhere?

Discussion of Impacts

a) No impact. The proposed project will result in the addition of 44 hotel rooms and abaut
5.600 square feet of ancillary retail and restaurant use. Allhough these land uses will
generale new jobs, it is not anticipated that the job potential will generate populotion
growth, but rather that the jobs will be filled by persons already residing in the area. The
project will not cause the extension of any roads or other infrastructure, and therefore will
have no impact on growth,

b-c) No Impacl. The project site consists of an existing bank building which is currently vacant,
Although the building will be demolished, the project will neither displace housing nor
people, and will not result in a need for housing elsewhere. No impact is anticipated.

Ciy of Paim Springs 7sotom 119
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o T
X, PUBLIC SERVICES Less Than
Polentially Significant Ltess Than No
Significoni With Significant Impoct
impaci Mifigation impact
Would the project resull in: Incomporated
Substantial adverse physical impacts associated
with the provision of new or physically altered
governmental faciities, need for new or physically
altered governmental faciliies, the construction
of which could cause significant environmenial
impacts. in order fo maintain acceptable service
ratios, response times or other performance
objectives for any of the public services:
a)  Fire protection? O O X (
b]  Police protection? O O O
c)  Schools? O O & O
d)  Parks? N O 2 [
e]  Other public faciities? O O Bd O

Discussion of Impacts

a-e)

Less Than Significant Impact. The development of the project will increase the demand
on public services. This increase, however, is not anficipaled to be substanfial,
particularly since the project site occurs in a heavily developad urban environment.

fire Proteclion

Tine Palm Springs Fire Department is responsible for fire protection in the City. The nearest
fire stafion lo the project site is located less than 4 mile south of the site, at North Indian
Canyon Drive and Amado Road. The City's other fire siafions, including those located on
Racquet Club and El Cielo Roads, will also be available to serve the site. Response time
to the sile will meet the City's targeted 5-minute limit. The project will marginolly increase
service calls, insofar as the site is cumrently unoccupied. However, the addition of 446 hotel
rooms on 1.1 acres in the Cily's urban core will not significantly impact fire depariment
operations,

Project plans will be reviewed by the Fire Department to ensure they meet applicable fire
standords and regulations. Overall impacits to fire protection services are expected fo be
less than significant.

Police Protection

The Palm Springs Police Department is localed at 200 S. Civic Drive. approximaiely 2
miles southeast of the project site, The project will occur in the City's uban core, in an
area already served and pairolled by the Depoartment. Although the operation of 46
hotel rooms will marginally increase the demand for police services, it is not anticipaled
that this increase will be significant.

Cily of Palm Springs 750 Lofis
February, 2015 Initial Study/MHigated Negalive Deciaration
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Schools

Paim Springs Unified School District provides public educalion fociities and services in the
Cily. The nearest school to the project site is Katherine Finchy Elementary school, which is
located approximately % mile northeast of the project site. Development of the hotel will
only indirectly impact schools, insofar as the jobs created by the hotel may increase the
demand to schools if an employee moves to the City. This potential increase, however, is
expected to be minimal. The proposed project will be required to poy the mandated
school fees, which are designed 1o offset the impacts of new projects 1o local schools.
Impacis are expected to be less than significant.

Parks

The City's owns approximately 163.5 acres of public parks and 82.6 linear miles of trails. \
The project will marginally increase the use of these facilities; however, the increase is not
expected fo be substantial, or result in the need for new or expanded facilities.

Cily of Paim Springs 7s0tom 117
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XIV. RECREATION Less Than
Potentially Significant Less Than No
Significont Wilh Significont impoc!
Impact Mitigalion Impacl
Would the project; Incaorporated

a) Increase the use of exisling neighborhood and
regional parks or other recreational facilities 0 0 0 5
such that substantial physical deterioration of
the facility would occur or be accelerated?

b} Does the project include recreational facilities
or require the consiruction or expansion of 0 0 m| =
recrealionat facilities, which might have an
adverse physical effect on the environment?

Discussion of Impacts

a-b) No Impacl. The development of a hotel will only marginally increase the use of local
parks and recreational facilities, insofar as o tronsient population is unlikely fo heavily use
parks or focilitles. The project will not generate the need for additional parks or
recreafional facilities. No impact is anticipaled.

Cily of Paim Springs 750 Lofls
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. S
. TRAN fTRA Less Than
234 SPORTATION S Potentially Significant Less Than No
Signilicanl wilh Significant i 1
Impacl Mifigation Impac!
Would the project: incomporaled

a) Cause an increase in raflic which is substantial
in relation 1o the exisling froffic locad and
capacily of the street system (i.e., result in o 0 52 u O
substantial increase in either the number of =
vehicle trips, the volume to capacity ratio on
roads. or congestion at intersections)?

b) Exceed, either individually or cumulatively, a
level of service standard estoblished by the O X 0 0
county congestion managemen! agency for
designated roads or highways?

c) Result in a change in air traffic patierns,
including either an increase in iraffic levels or a
change in location that results in subsianfial O a O X
safety risks?

d) Subsiantially increase hazards due o a design

feature [e.g.. sharp curves or dangerous
intersections) or incompafible uses (e.g.. farm O O L X
equipment)?

@) Resultin inadequate emergency access? O O X O

O
X
O
O

f) Resultininadequale parking capacity?

g) Conflict with adopled policies, plans, or
programs supporting altemafive transportalion 1 O [ R
(e.g.. bus turnouts, bicycle racks)?

Discussion of Impacis

A Traflic Impact Study (MS) was prepared for the proposed project?. The discussion below
summoarizes ifs findings.

a) & b) Less Than Significant Impact with Mifigafion Incorporafed, The proposed project wil
generate up to 759 daily trips, with 29 frips occuning during the moming peak hour, and
60 trips occurring during the evening peak hour. The TIS studied a number of intersections
in order to determine whether the project would impact the local street system. These
intersections were:

¢ Palm Canyon Drive at:
o Tamarisk Road
o Project Access

3 “Proposed 750 Lofts Project Traffic impact Study.” prepared by RK Engineering Group,

December, 2014,

Cily of Palm Springs 750 Lofis
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c)

o Granvia Valmonie
+ Indian Canyon Drive at:

o Tamansk Road

o Project Access

o Via Aligmira

o Granvia Valmonte

The analysis found that existing intersections currently operale at Level of Service C or
betler. The City's General Plan standard is a Level of Service D or better. Therefore, the
studied inlersections all operate at an acceptable level of service.

The TiS then analyzed the fulure froffic conditions, including both traffic growih and
surrounding future projects. The analysis assumed an opening year for the holel of 2014,
Under those conditions, background plus project levels of service would be C or betier,
with the exception of the intersection of Indion Canyon and Granvia Valmonte, which
will operate at level of service D.

Finally, the TIS analyzed General Plan build out conditions in the year 2035. Under these
conditions, without the proposed project, the intersection of Palm Canyon and Granvia
valmonte will operate at level of service A and Indian Canyon al Tamarisk Road will
operate al level of service D. All other existing intersections will operate at level of service
E or F, which is not an accepiable level of service. With projected improvements, and
the addillon of the proposed project, all intersections {including the project access
poinis) will operaie at levet of service D or betler, with the exception of the intersection
of Granvia Valmonte and Indion Canyon, which will operate ot level of service F. The TIS
further determines that there is mitigation for this intersection, bui recommends against it.
The basis for the recommendation is as follows: the intersection will operate at an
unacceplable level only during the evening peak hour, and enly for the westbound
movement on Granvia Yalmonte. Level of service will be acceptable on Indian Canyon.
The unaccepliable level of service will occur for 4 vehicles attempting a left furn from
westbound Granvia Vaimonte fo southbound Indion Canyon. The intersection wil not
meet traffic signal warrants, because of the very low iraffic volume, and restriction of the
left turn movement is not recommended for so few vehicle trips {4) is not recommended.

As noted above, all other intersections will operate at an acceptable level of service,
with or withoul the proposed project in the year 2035. The project will confribute to the
need for lulure improvements, but is not responsible for them. Therefore, in order to
mifigale impocts associated with the proposed projeci, the TIS recommends ihe
payment of fair share fees toward the required improvements. This mifigation measure
will assure thot impacts associated with the proposed projeci are less than significant.

Mitigation Measure

MM XV-1 The proposed project shall pay a fair share confribution for the
recommended off-site intersection improvements, including signalization of
Tomarisk Road and Palm Canyon Drive, and the addifion of left tumn lanes to
southbound and westbound travel lanes at this intersection.
]
No Impact. The Palm Springs Intemational Airport is located approximately 2 miles east of
the proposed project. None of the improvements proposed by the project will adversely
impact air traffic patterns, airport funclions, or safety.

CHy of Palm Springs 750 Lofts
February, 2015 Intliatl Study (Mitigaled Negative Declarafion
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d) No Impact. The project does not propose any hazardous design features. The project will
be required to provide improvements o project driveways consistent with City standards.

e) Less Than Significant Impact. The proposed project will have access on both Palm
Canyon and Indian Canyon Drives. The Fire and Police Departments will impose their
standard requirements for site access fo assure public salely. These siandard
requirements will assure that impacis are less than significant.

f less Than Significant Impact. A parking analysis was prepared for the proposed project,
fo address the shared uses on the property. Since it can be expected that the proposed
hotel guests will ulilize the ancillary retail and restaurant facliities. and that hotel facilifies
will be used by outside residents and visitors, an analysis was conducted, as is permitted
by the Cityt. The propased project, without shared parking, would require 75 parking
spaces. A total of 62 spaces are proposed. The parking analysis demonstrates that the 62
porking spaces are adequate, based on certain assumptions of shared use. The report is
cumrenily under review, and must be approved before the reduced parking standard will
be allowed. The project cannot proceed with a reduced parking space allocation
without this approval. Therefore, the approval of the parking analysis will assure that
parking impacts are less than significant.

q) No Impacl. Sunline Transit Agency provides public kansit services in the Coachella
Valley. Service is provided on both Palm Canyon Drive and Indian Canyon Drive, ond
extends throughout the City. The project will be well served by public fransit.

¢ “Proposed 750 Lofts Project Parking Analysis," prepared by RK Engineering Group, December,
2014. 2
Chy of Palm Springs 750 wﬂ,.‘.ZI
February, 2015 Iniilal Study/MHiligated Negalive Declaration
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XVI.  UTILITIES AND SERVICE SYSTEMS Less Than
Polenfially Significanl Less Than No
Significani with significant
Impact Mitigation Impaci pac
Would the projectk: incorparaled
0) Exceed wastewater freatment requirements of
the applicable Regional Waler Quality Conirol O O X O

Board?

b) Require or result in the construction of new
waler or wastewaler freatmeni faciities or
expansion of exisiing facilities, the construclion O O X O
of which could cause significant
environmental effectse

c) Require or result in the construction of new
storm water drainage facilities or expansion of 0 0 52 0
existing facilities, the construclion of which =
could cause significant environmenial effects?

d) Have sufficient woter supplies available to

serve the project from existing entitiements
and resources, or are new or expanded O O = O
enfilements needed?

e} Result in a determinafion by the wastewater
freatment provider which serves or may serve
the project that it has adequate capacity to 0 ] =4 0
serve the projects projected demand in
addition o the providers existing
commitments?

f) Be servad by a landfill with sufficient pemnitted
capacity to accommodate the project's solid | O X O
waste disposal needs?

gl Comply with federal, stole, and local siatutes
and regulations related o solid waste? u 0 k4 u

Discussion of Impacts

a-e) less Than Significant impact.

W Treat |

Project-related impacts to wastewaler freatment requiremenis and facilities will be less
than significant. The proposed project will require consiruction of onsite sewer
infrastructure that will be connected to existing sewer lines in Palm Canyon and Indian
Canyon. Waslewaler will be transported fo the City's Wastewater Treatment Plant (WTP).
The WIP has a capacity of 10.9 milion gallons per day (mgd) and reats approximately 6
mgd: therefore, it has available capacity to serve the proposed project.

CHy of Palm Springs 750 Lofis
Februaty, 2015 InHtial Study /Miligated Negalive Declaration 122
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The WIP implemenis all applicable requirementis of the Colorado River Basin Regionat
Water Quadlity Control Board, and the proposed project will not cause any violation of
wastewaier freatment requirements.

ic Water

The Desert Waoler Agency (DWA} provides domestic water services fo the subject
property and vicinily. In 2013, the Coachella Valley Regional Waler Management Group,
of which DWA is a part, prepared an Integrated Regional Waler Management Plon
(IRWMP), to analyze and provide for long ronge planning to address the region's
domeslic water needs. The IRWMP indicates that long-term demand for potable water is
expecled to increase throughout the region; however, conservation measuwres and
groundwater replenishment programs will make it possible to meet increasing demand.

The proposed project will require consruction of onsite domestic water infrastructure,
including water lines that serve individual rooms, the restaurant ond bar, and back-of-
house facilities. No new wells or additional water infrastructure or entitlements will be
required.

Stomwater Management

Impacts associated with project-related stormwater improvemenis are expected o be
less than significant. Please see the Hydrology and Water Quality section, above.

f-g)  Less Than Significant Impact, Palm Springs Disposal Services (PSDS) provides solid waste
coliection and disposal services to the City and will serve the proposed project. Solid
waste s transported to Edom Hil Transfer Station in northem Cathedral Cily and
distibuted to several regional landfills that have adequate capacity to serve additional
developmeni, Facllity operators, including PSDS, are required to meet all local, regional,
stale, and federal standards for solid waste disposal.

Cliy of Palm Springs 750 Lofx 1 2 3
February, 2015 Inifial Study/Mitigated Negalive Declaralion
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Xvil.

MANDATORY FINDINGS OF SIGNIFICANCE

NOTE: If there are significant environmental impacts which cannot be mitigaled and no feasible
project aiternatives are available, then complete the mandatory findings of significance and

attach to this inilial study as an appendix. This is the first step lor siarling the environmental
impact report [ER) process.
O I —
Polentialty Less Than Less Than No
Significont Significant Significant Impaci
impact With tmpaci
mMitigation
Does the project: incoporated
a) Have the potential to degrade the quality of
the environment, substanfiolly reduce the
habitat of a fish or wildiife species, cause o
fish or wildile populalion to drop below
self-sustaining levels, threaten to eliminate a 0 0 O] X

plant of animal community, reduce the
number or restrict the range of a rare or
endangered plant or animal or efminate
important examples of the major periods of
Cdlifornia history or prehistory?

b) Have impacts that are individually limited. but
cumulatively considerable? ("Cumulatively
considerable” means that the incremental
effects of a project are considerable when O O = O
viewed in connection with the effecls of past '
projects, the effects of other cument projects.
and the effects of probable future projects)?

c) Have environmental effects which will cause
substantial adverse effects on human beings. O X 0 O
either directly or indirectly?

a)

b)

c)

No Impact. The project site is fully developed, and contains no native vegetation or
habitat. There is also no polential for archaeological resources on the property, because

of its developed condition. The City has determined that the structure on the site does '

not have historic significance. The proposed project will have no impact on bioclogical or
cultural resources.

less Than Signfficant Impact. The proposed project will not result in cumulatively
considerable impacts. The addition of 46 hotel rooms will not significantly affect
cumulative impacts in the City, including fraffic impacts.

Less Than Significant impacis with Mitigation Incorporated, As desciibed in the Hozords
and Hozardous Materiols section and the Traffic and Circulalion section, the proposed
project has the potential to release ACMs during demolition, and to impact local traffic
conditions, both of which would affect human beings. The mitigation measures included
in this Initial Study. however, will assure that these impacts are reduced to less than
significant levels, :

Clly of Palm Springs 750 Lofts
February, 2015 Initial Study /Mitigated Negalive Declaralion
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From: Ken Lyon

Sent: Wednesday, February 18, 2015 1:47 PM

To: Nicole Criste (ncriste@terranovaplanning.com)

Subject: FW: 750 Lofts City Case Nos. 5.1350 PDD 374 GPA CUP & 3.3795 MAJ

FYI

Ken Lyon, RA

Associste Planner

Oepatiment of Flanning Sanvices
Clty of Palm Springs, Cakfornia
3200 Tahquitz Canyon Way
Palm Springs, Cakfomla 92283
T 760 323 8245 F 780 323 8380

“Maka no Hittle plant,
They Rave no magic to shie men'y blood
And probably won't be realized.
Mahe big plans
Awn hgh in wark 2nd in hape,
Lat your watchword Be order,
And your beacon besuty”
Darniel Burnhars, Architact snd Planner

From: Guerin, John :
Sent: Wednesday, February 18, 2015 10:14 AM

To: Ken Lyon

Cc: Cooper, Ed; Santos, Barbara

Subject: 750 Lofts City Case Nos. 5.1350 PDD 374 GPA CUP & 3.3795 MA]

Thank you for providing the Riverside County Airport Land Use Commission with coples of the Draft Initial Study and
Notice of Intent to Adopt a Mitigated Negative Declaration for the above-referenced project sandwiched between North
Palm Canyon and North Indian Canyon Drives, southerly of Tamarisk Road and northerly of Alejo Road in the City of Palm
Springs.

Please be advised that the Assessor’s Parcel Numbers cited in the Project Location paragraph of the Notice of Intent are
inaccurate and refer to two parcels that do not match the location cited. Those two parcels are within the Airport
Influence Area, but the project is not proposed to be located thereon. The Draft Initial Study correctly identifies the
Assessor’s Parcel Number as 505-303-018.

The Initial Study is correct that the site is located outside the Alrport influence Area. ALUC review is not required or
requested.
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FALM FERiNCE

March 1, 2012

Mr. Thomas Wilson, Assistant City Manager
Mr. Craig Ewing, Director of Planning

City of Palm Springs

3200 E. Tahquitz Canyon Way

Palm Springs, CA 92262

'RE: Colony Palms Hotel Parking Requirements
Dear Messrs. Wilson and Ewing:

As we have recently discussed, if there was a cancellation of our Lease for auxiliary
parking spaces for the Hotel, we would like to have the City’s approval of alternative
parking provisions until a new lease or other appropriate parking can be established.

The Colony Palms Hotel currently has a lease at 750 N. Palm Canyon Drive, Palm
‘Springs, CA, for 30 parking spaces which fulfill the parkmg requirements for the Hotel
which are not met on the Hotel property.

Tbe Colony Palms Hotel would propose that, if its Lease at 750 N. Palm Canyon Drive is
terminated, the Hotel will maintain Daily Valet Services, until a new lease or appropriate
arrangements for additional parking is provided. Based upon the provision of Daily Valet
Services, the City will agree that the Hotel will continue to be in compliance with the
City of Palm Springs’ parking requirements.

Sincerely,

A

id Dittmer,

-~ Colony Palms Hotel

" - “Thomas Wilson

" AGREED AND ACCEPTED, a5 presented above, this _)*C_day of March, 2012.

Assistant City Mafiager

ce: David Ready, City Manager 127
Douglas Holland, City Attorney
Britten Shuford, Managing Member - Colony Palms Hotel
‘Andy Carpiac, Managing Member - Colony Palms Hotel




Terri Hintz
m

Subject: FW: 750 NORTH PALM CANYON DRIVE

----- Original Message-—-

From: davidf2@earthlink.net imailto:davidf2@earthlink net|

Sent: Tuesday, February 24, 2015 6:16 PM

To: Ken Lyon

Cc: K C Jones; Tim Wenzel; Tommy Shortess; Ronald M Zehel; Bill Shaw; bearfoot inn
Subject: 750 NORTH PALM CANYON DRIVE

Mr. Lyon:

I am writing to you to protest the planned 46 unit development at 750 N.
Palm Canyon Dr.

My husband and I own unit #6 at 860 N. Indian Canyon. Our patio faces directly southeast. The
reason we bought this unit was because of the wonderful view of the mountains from the patio.

This plan development will destroy our wonderful view. Instead of looking at the mountains, we
will now be looking at the backend of a large hotel complex. It decreases the value of our property.

WE STRONGLY PROTEST THE TAKING OF OUR VIEW AND DECREASE IN THE VALUE OF OUR
PROPERTY FOR THE COMMERCIAL GAIN OF ANOTHER PARTY.

Additionally, the charm of downtown Palm Springs is predicated on it lacking such high structares
that deface the view for all residents, as you are aware I am sure. Clearly, if this structure is
allowed, you will not be able to stop similar developments up and down Palm Canyon.

David Farah
owner of 860 N. Indian Canyon, Unit #6
760-808-3272

PS, Ireceived the notice sent by the city only yesterday February 23.

Why was this notice sent so late so that we had so little time to comment and protest? It would
seem that the project is being rammed through with the least notice of those directly affected.
Surely you could have given adequate notice a LONG time ago.

Planning Commission Meeting
Date: ___2-2S /S
Additional Material

Item 'y 2 8




KunzMAN ASSOCIATES, INC.

750 LOFTS PROJECT
PARKING STUDY

February 12, 2015




BUZRAN ASBOCIATES. INE.

OweR 35 YEARS OF EXCELLENT SeRVICE

February 12, 2015

Ms. Nicole Sauviat Criste, Principal

TERRA NOVA PLANNING & RESEARCH, INC.
42635 Melanie Place, Suite 101

Palm Desert, CA92211

Dear Ms. Criste:
INTRODUCTION

The firm of Kunzman Associates, Inc. is pleased to submit this parking study for the 750 Lofts Project in
the City of Palm Springs. Kunzman Assodates, Inc. has been asked to conduct an analysis of the parking
for the 750 Lofts Project in order to ascertain if adequate parking spaces are currently provided at the
project site under the City’s parking regulations. This parking study supplements the 750 Lofts Project
Parking Analysis prepared by RK Engineering Group, Inc. {December 19, 2014).

This report summarizes our methodology, analysis, and findings. Although this is a technical report,
every effort has been made to write the report clearly and concisely. To assist the reader with those
terms unigue to transportation engineering, a glossary of terms is provided within Appendix A.

PROJECT DESCRIPTION

The project site is located immediately north and adjacent to the existing Alcazar Hotel, and is bounded
by North Palm Canyon Drive on the west and North Indlan Canyon Drive on the east in the City of Palm
Springs. The mixed-use project will consist of a 46 room hotel with 2,190 square feet of spa, a roof-top
bar area with 47 seats, a 3,025 square foot quality restaurant with a maximum of 50 seats provided, and
2,595 square feet of retail use. The project site plan will provide a total of 62 off-street parking spaces,
and will provide valet parking services. :

PARKING CODE

The City of Palm Springs parking code requirements are included in Appendix B. Based upon the City
parking code requirements, 93 parking spaces are required per Table 1. This demand (31 parking space
deficiency) is required if all land uses simultaneously generated their maximum parking code demands.

CAPTIVE/NON-CAPTIVE ADJUSTMENTS

The Urban land Institute, Shared Parking (2005) provides a discusslon of captive/non-captive
adjustments. Both formal studies and general experience have proven that some reduction of customer
parking needs occurs in a mixed-use project due to patronage of multiple land uses. This interplay of

M Town & Country Roan Surre 34
Owarca, CaLwosrin, 92068
(N4) 9730363
WWW.TRAFFIC-ENGINEERCOM
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Ms, Nicole Sauviat Criste, Principal
TERRA NOVA PLANNING & RESEARCH, INC.
February 12, 2015

land uses in a mixed-use environment often produces areduction in the overall parking demand. This is
commonly seen in an environment where some percentage of patrons at one business (such as a
restaurant) may be guests of another business (such as a hotel). Under this assumption, the guests have
already parked at the hotel {their primary reason for being on-site) and are already present in the
immediate vicinity and visiting the restaurant/bar as a secondary visit. Although the interplay of land
uses can reduce the overall demand, it should be noted that there are limits imposed by the proximity of
land uses to each other and to parking facilities. Human behavior often restricts shared parking
opportunities by limiting the distance users are willing to walk from a parking facillty to their final
destinations. The restaurant and bar that are on-site and well within the appropriate walking distance
for visitors to the hotel. The restaurant and bar may have much greater patronage from the hote! than
it would otherwise due to its captive market effects than a freestanding everyone-must-drive
restaurant/bar. Kunzman Associates, Inc. utilized Industry knowledge and expertise, developed through
work on previous similar projects and internal research, to adjust the non-captive factor to an
appropriate level for the project. No two projects are alike, and therefore engineering judgment was
used to allocate a 50% parking demand adjustment for the on-site restaurant/bar,

Captive ratios are an estimate of the percentage of parked vehicles at a land use in a mixed-use
development or district that are already counted as being parked.at another of the land uses. Captive
parking comes into play when you have hotel workers and hotel guests. Al of these users occupy a
parking space all day but they will utilize the spa, restaurant, and bar facllities without occupying an
additional parking space.

Captive adjustments should not be confused with the mode of walking, as those who walk from other
uses within the project (hotel) would be considered captive while those who walked from uses outside
the project would be considered to affect the mode adjustment, The walkers are those who do not
drive and park on-site. The proposed restaurant/bar are within a five-minute walking distance of four
other hotels: Alcazar Palms Springs to the south, Colony Palms Hotel to the southeast, Los Arboles Hote!
to the north, and Movie Colony Hotel to the east. It is anticipated that these patrons sometimes will
walk to this hotels restaurant/bar as opposed to patronizing onfy their own hotels restaurant, just for a
variety of dining experiences.

SHARED PARKING '

Because the peak parking demands for the various land uses are non-coincidental, there is substantlal
opportunity for shared parking to occur.

Kunzman Associates, Inc. has used the procedures developed by the Urban Land iInstitute, Shared
Parking (2005). The Urban Land institute shared parking analysis evaluates the types of uses, parking
rates, monthly variations of parking demand by land use, differences between weekday and weekend
parking demand for customer/visitor and employees, and the hourly distribution of peak parking
demand for each type of land use. The Urban Land Institute procedures were utilized in this study to
evaluate peak parking demand that would occur for the project at any point in time when monthly, day
of week, and hourly factors are utilized.

WWW.TRAFFIC-ENGINEER.COM
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Ms. Nicole Sauviat Criste, Principal
TERRA NOVA PLANNING & RESEARCH, INC.
February 12, 2015

A computer program was used to analyze the shared parking for the proposed development. The
program is consistent with the procedures provided by the Urban Land Institute. The following inputs
were included within the shared parking computer program for each land use:

m Peak parking demand by land use per parking code.
=  Weekend vs. weekday adjustment factors.
m Customer/visitor/guest and employee/resident factors.

a Monthly adjustment factors to account for variations in parking demand over the year. it should
be noted that a late December month is defined as the period between Christmas and New
Year's Day, reflecting high attendance at active entertainment venues, lower demand at office
and other employment-centered destinations, and moderate demand for retail.

s Hourly distrlbution of parking demand based upon the Urban Land Institute data.

The idea of a shared parking analysis is that if the various land uses have peak parking demands at
different paints in time, or on different days of the week, then the number of spaces required is not the
sum of the parking requirements for each {and use, but rather less, if the peak demands for the various
land uses are non-coincidental, then there is an opportunity for sharing of parking. To determine the
degree to which shared parking can occur, the cumulative hourly parking demand of the land uses is
calculated at all points in time throughout the day for both weekdays and weekends. With the parking
demand known by hour and day, then the maximum peak parking demand during a seven day week can
be determined. The maximum expected parking demand during the seven day week Is then used as a
basis for determining the number of parking spaces needed.

To determine the degree to which sharing of parking can occur, each month of the year was evaluated
and the peak parking demand for both weekdays and weekends was determined utilizing data provide
by the Urban Land institute,

To conduct a shared parking analysls, it is necessary to disaggregate the parking code into weekday and
weekend as well as customer/visitor/guest and employee/resident parking space demands, Based on
the City of Palm Springs Parking Code and the Urban Land Institute recommended parking ratios for
weekdays and weekends, the disaggregated parking spaces required are shown in Table 1. A total of 69
parking spates are required for weekdays and 72 parking spaces are required for weekends. These
calculations are based upon ‘a 50% parking demand adjustment of the restaurant/bar land uses
assoclated with non-captive and modal reduction. Due to the mixed-use nature of the proposed
project, it is expected that 50% of the visitors to the restaurant/bar will be either internally captured
from the hotel and therefore will not be needing an additional parking space or will be using other
modes of transportation such as walking or biking. The spa will be restricted to hotel guests only;
therefore, no additional parking spaces are required for the spa use.

WWW. TRATFIC-ENGINEER.COM
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Ms. Nicole Sauviat Criste, Principal
TERRA NOVA PLANNING & RESEARCH, INC,
February 12, 2015

As will be shown below, when monthly, day of week, and hourly parking factors are utilized, less than 72
parking spaces will be needed for the project site.

Table 2 shows the expected hourly peak parking demand of the land uses for both weekdays and
weekends. Table 3 shows the cumulative parking demand peaks for all land uses combined.

Based on the calculations in this report, a March/July/August maximum parking demand of 55 parking
spaces will occur on weekdays at 9:00 PM - 10:00 PM, and an August maximum parking demand of 61
parking spaces will occur on weekends from 9:00 PM - 10:00 PM. The detaited computer calculations for
each month are included in Appendix C.

Sufficient on-site parking will be provided based on the maximum likely parking demand of 61 parking
spaces and the proposed 62 parking spaces provided. It should be noted that the valet service will allow
double-stacking of vehicles, increasing the parking supply.

CONCLUSIONS

1.  The project site is located immediately north and adjacent to the existing Alcazar Hotel, and is
bounded by North Palm Canyon Drive on the west and North Indian Canyon Drive on the east in
the City of Palm Springs. The mixed-use project will consist of a 46 room hotel with 2,190 square
feet of spa, a roof-top bar area with 47 seats, a 3,025 square foot quality restaurant with a
maximum of 50 seats provided, and 2,595 square feet of retail use. The project site plan will
provide a total of 62 off-street parking spaces, and will provide valet parking services.

2.  Based upon the City parking code requirements, 93 parking spaces are required per Table 1. This
demand (31 parking space deficlency) is required if all land uses simultaneously generated their
maximum parking code demands.

3. Because the peak parking demands for the various langd uses are non-coincidental, there is
substantial opportunity for shared parking to occur.

4.  Based on the City of Paim Springs Parking Code and the Urban Land Institute recommended
parking ratios for weekdays and weekends, the disaggregated parking spaces required are shown
in Table 1. A total of 69 parking spaces are required for weekdays and 72 parking spaces are
required for weekends. These calculations are based upon a 50% parking demand adjustment of
the restaurant/bar tand uses associated with non-captive and modal reduction. Due to the mixed-
use nature of the proposed project, it is expected that 50% of the visitors to the restaurant/bar
will be either internally captured from the holel and therefore will not be needing an additional
parking space or will be using other modes of transportation such as walking or biking. The spa
will be restricted to hotel guests only; therefore, no additional parking spaces are required for the
spa use,

WWW.TRATFIC-ENGINEEROOM
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Ms. Nicole Sauviat Criste, Principal
TERRA NOVA PLANNING & RESEARCH, INC,
February 12, 2015

5.  Once shared parking factors are utilized, a March/July/August maximum parking demand of 55
parking spaces will occur on weekdays at 9:00 PM - 10:00 PM, and an August maximum parking
demand of 61 parking spaces will occur on weekends from 9:00 PM - 10:00 PM.

6.  Sufficient on-site parking is provided based on the parking study.

Ithas been a pleasure to serve your needs on the 750 Lofts Project. Should you have any questions or if
we can be of further assistance, please do not hesitate to call at (714) 973-B383.

Sincerely,

KUNZMAN ASSOCIATES, INC,

William Kunzman, P.E.
Principal

KUNZMAN ASSOCIATES, INC,

QU A

Carl Ballard, LEED GA
Principal

#6008
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Cindy Berardi

From: Claire Best <claire@clairebest.net> STY OF PALH SPz s,
Sent: Sunday, February 22, 2015 10:18 PM .

To: CityClerk 'als FEB 23 AM 9: 4
S Ll JAMES THOHPS U
Subject: Objection to development at 750 North Palm Canyon Drive.@ITY GLERK
Attention:

James Thompson

City Clerk

3200 E. Tahquitz Canyon Way
Palm Springs, CA 92262

Re: Case no. is 5.1350 PDD 374 / CUP / GPA / 3.3795 MAJ;
Applicant: 750 Lofts, LLC., address 750 North Palm Canyon Drive.

To Whom it May Concern:
As homeowners in Movie Colony East in Palm Springs, we are writing to object to the above application.

We understand that there have now been several hearings of which we have not been notified and that the developers are
now attempting to circumvent the conditions imposed by the HSPB {which were to lower the height of the building on Indian
Canyon to 20 feet at the outer edge, to lower the overall height to 34 feet and to have a further set back from the road) and
to seek approval for their plans by re-designating the site as a “Planned Development District”.

Allowing the developer to re-designate the site as a “Planned Development District” allows the developers to have the HSPB
restrictions removed. It actually would allow the developers to construct a building as high as 60 feet (almost twice as high as
the restriction put an them by the HSPB under the original planning application).

Although the current plans are now 46 feet, (already 12 feet higher than the HSPB approved). There are plans for a rooftop
pool and bar which would bring the overall height up to at least 58 feet, if not 60 feet.

Even under the high rise rules, the developers are exceeding certain guidelines regarding setbacks and open space.

Where is the open space at ground level other than the parking and driveway? A rooftop open space does not mitigate the
requirements for open space.

The developers are not in compliance with the Historic Business District building guidelines which is supposed to keep building
height consistent with surrounding structures, none of which are higher than two stories and all of which have significant
open space to balance their buildings within the site, set backs, density, massing. Additionally, under the HSPB guidelines,
views to the mountains are not supposed to be blocked but a structure of 46 feet with a roof top bar, will.

I understand that the City Planning staff have recommended approval of everything. Who has been paying them off? It
appears to be a very clear violation of the interests represented by the HSPB. So clearly someone in the city is making a lot of
money by allowing this to pass and it should not be allowed. The rest of us and all the other businesses abide by the rules of
the HSPB and the City. Developpers need to follow the same rules. If they were given restrictions under their original plans,
they need to follow those restrictions fram the original application. Re-filing under a different “planned development district”
yet to achieve the same results which were denied in the original application is simply cheating and an affront to the rest of
the businesses and residents of Palm Springs who respect and adhere to the planning rules.

i AWAWLLEAL/ALGAS LPAGLLILA RRLL
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If the City wants to increase the prosperity that it is currently enjoying, it would do well to preserve the attractions that brings
tourists to Palm Springs — these are not high rise hotels which they can get in Vegas or Los Angeles or San Diego. The
unobstructed view of the San Jacinto Mountains, the low rise and historic buildings and boutique hotels, shops and
restaurants are what draw people to the center of Palm Springs.

The uptown design district has become much smarter in the last few years thanks to the low impact remodeling and
improvements to existing buildings. It will be ruined by a 46-60 ft high rise building which is completely out of character with
the rest of the district.

This area of Palm Springs is the last remaining part of the city which has preserved the historic Spanish revival style buildings.
This is the oldest part of the city. Why would the City Planners want to destroy a part of the town that is a draw to visitors
precisely because of its historic architecture and unobstructed views of the mountains. Palm Springs is proud of its historic
buildings. If a developer is allowed to put in a high rise among these, then we may as well resign ourselves to becoming
Cathedral City or Palm Desert which long ago gave way to new developers yet have none of the charm or history that Palms
Springs, until now, has been proud of.

In the interests of the residents, businesses and public, the support from the City Planning Council into re-designating this into
a “Planned Development District” ought to be investigated since it is clearly against the principals and interests of the Historic
Business District guidelines and smacks of a pay off by the developers to certain people in the city.

We therefore strongly object to the building at 750 North Palm Canyon Drive unless it adheres to the restrictions imposed on
it under the original plan filing.

Sincerely,

Claire Best Hawley & Jordan Hawley
1162 5an Jacinto Way
Palm Springs, CA 92262



Ken Lzon

To: Guerin, John
Cc: Cooper, Ed; Santos, Barbara
Subject: RE: 750 Lofts City Case Nos. 5.1350 PDD 374 GPA CUP & 3.3795 MAJ

Thanks John, Appreciate you bringing that to our attention.

Ken Lyon, RA

Associate Planner

Depariment of Planning Services
City of Palm Springs, California
3200 Tahquitz Canyon Way
Palm Springs, Californ:a 92282
T 760 323 8245 F 760 323 8380

“Make no littie plans,
They have to magic 1o stir men's bload
And probably won't be realited
Make big plans
Alm high in wark and 'n hope,
Let your watchword ba onder,
And your beacoh beauty”
Danlel Burnham, Architect and Planner

From: Guerin, John [mailto: JGUERIN@rctima.org]
Sent: Wednesday, February 18, 2015 10:14 AM

To: Ken Lyon
Cc: Cooper, Ed; Santos, Barbara
Subject: 750 Lofts City Case Nos. 5.1350 PDD 374 GPA CUP & 3.3795 MAJ

Thank you for providing the Riverside County Airport Land Use Commission with copies of the Draft Initial Study and
Notice of Intent to Adopt a Mitigated Negative Declaration for the above-referenced project sandwiched between North
Palm Canyon and North Indian Canyon Drives, southerly of Tamarisk Road and northerly of Alejo Road in the City of Palm
Springs.

Please be advised that the Assessor’'s Parcel Numbers cited in the Project Location paragraph of the Notice of Intent are
inaccurate and refer to two parcels that do not match the location cited. Those two parcels are within the Airport
Influence Area, but the project is not proposed to be located thereon. The Draft Initial Study correctly identifies the
Assessor’s Parcel Number as 505-303-018.

The Initial Study is correct that the site is located outside the Airport Influence Area. ALUC review is not required or
requested.



RECEIVED
SARA FRITH AND PATRICK HARBINSON tTOFPA LM sp Rk
sarafrith@gmail.com i5Feg
310-305-8011 JAM 23 AH 9 by
ES THOHP s,
CITY CLERg "
292 East Via Altamira 440 Linnie Canal
Palm Springs, CA 92262 Venice, CA 90291
February 20, 2015

Palm Springs Planning Commission
3200 East Tahquitz Canyon Way
Palm Springs, CA 52262

Attention: James Thompson, City Clerk

Re: 750 Lofts, LLC planned development at 750 North Palm Canyon Drive / Case nos. 5.1350 PDD 374 /
GPA / CUP and 3.3795 MAJ

Dear Sirs

We want to place on record our very strong objections to the planning application for 750 Lofts, LLC for
development of the site at 750 North Palm Canyon Drive.

We own a home at 292 East Via Altamira, Palm Springs 92262. It is directly in the affected area of this
proposed development. Until we received notice last Thursday of the hearing scheduled for February
25, 2015, we have received no notice of the previous hearings for this project since the hearing before
the Historic Site Preservation Board in October 2012.

We strongly object to the failure by the City Planners to apply the guidelines governing building in this
historic area to this development. This project clearly violates the letter and intent behind the building
guidelines for historic areas of the city with respect to height, density, open space, and sensitivity to
neighboring buildings. These guidelines were put in place to preserve the historic areas of the city and
ensure that existing buildings were not overwhelmed by new development. It is the obligation of the
City Planning Commission to ensure that those rules are properly, fairly and consistently applied. This
does not appear to be happening in regard to this project.

Since the proposed project developers were unwilling to try to fit within those guidelines, it now seems
they have sought a change in designation of the site to “a Planned Development District”, to allow it to
apply the more liberal high rise building regulations to this project with respect to height, density,
setback and context. And it does not even fit within those rules. Nonetheless, the City Planners seem
predispased to waive it through.

We strongly object to the PPD designation. The intent and effect of such a designation in this case is to
eviscerate the protections which we, the existing residents (both commercial and private) who also
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invested in this area, have abided by and have relied upon to protect the character and history of the
area.

There are no high rise buildings in this area. The City Planners and their staff seem to have focused most
of their analysis on the impact of the development from Palm Canyon. We would ask you to look more
carefully at the impact from Indian Canyon and to the East from the Movie Colony. We also ask that
height poles be erected at the site to clearly show how high and where {at what point of setback) the
building will rise and that written notice be given to all property owners in the area so that they know
well in advance when the poles will be put up.

This is not a large site; it is set among many historic buildings, none of which is over 2 stories and its
style is completely out of keeping with those buildings on Indian Canyon Drive which look on to it and
surround it on either end, which are mostly in the Spanish revival style. The proposed height, density
and setbacks and lack of open green space at ground level all violate the existing rules governing
buildings in this area - rules which we as homeowners have abided by and which the historic hotels
opposite this site on Indian Canyon Drive have abided by. This has made it possible for homeowners
and commercial premises to live happily together for decades with mutual respect for each other'’s
space and views. In making those investments we have all relied on the City Planners to enforce those
rules on anyone and everyone in the area. Itis a trust that has been placed in you and which needs to
be honored.

All of the buildings to the North, South, East and West of this building are significantly lower than that
being proposed. The highest buildings in the vicinity are 2 story buildings, and all, without exception, to
the North, South and East, have 2 stories on only a small proportion of their lots; they are set around
courtyards and open spaces at ground level which balance the buildings with the surrounding
environment. To the North the building next to this site is an historic one story building, to the East the
building opposite it (Los Arboles) is a one story building, the Movie Colany Hotel is a substantially one
story building with elements which are 2 story. The former Spanish Inn hotel is also a substantially one
story hotel with two story elements. The same is true of the Colony Palms Hotel. Behind these hotels in
the Historic Movie Colony area all the private residences, including ours, are one story. They will all be
negatively impacted by this development. The building is far higher than anything in the area.

The developers (and the City) have sought to justify the height by taking the highest point of the highest
neighboring building {the 2 story Alcazar) and going well above that point, disregarding the fact that that
building and all the other buildings around it do not rise vertically to such height but only achieve such
height at the apex of a sloping roof. And, further disregarding the fact that in the case of all the
surrounding sites, the buildings (whether one or two story) are only built on a portion of their lots, with
significant open space at ground level to balance the building with its environment.

The proposed development will block views of the mountains and stand way above the other buildings
surrounding it. It is very urban in feel and not at all in keeping with the essential “Spanish” nature of the
buildings in this area on Indian Canyon Drive and to the east in the Movie Colony area. On the Palm
Canyon Drive side of the site, there is less of an historic Spanish feel, but still the buildings in the area
are mostly one story and none overwhelms its neighbors as this one will. [t is possible to see palm trees



above all of them and to see the mountains beyond. Both those views will be lost from the Movie
Colony side of Indian Canyon Drive if this project proceeds.

In losing the views and that feel of light and space, and the peace and calm they bring with them, and by
inserting such an essentially “urban” building in their midst with rooftop pool, bars and lofts and yet
more retail space to add to the very many already unoccupied such spaces in town, you will be
fundamentally altering the character of this area — to the detriment of all living here. This has already
happened to disastrous effect in other parts of this town. But such rooftop living does not exist here —
no one is overlooked and the views have been preserved for all. Until now, the Uptown Design District
was and currently still remains an area that has preserved the history and character that draws people
to Palm Springs in the first place.

When you enter Palm Springs along Highway 111, the first thing that strikes you are the palm trees and
the mountains, and the low nature of the buildings that nestle discreetly into those. It creates a unique
and beautiful atmosphere. Most of us who come here are deliberately seeking that escape from city
dwelling among high rise buildings. It is what you think of when you think of Palm Springs. The 2 great
eras for the city in terms of architecture were the 30's and the late 50’s and 60s, both of which,
fortunately for the city, essentially built to a modest height and in a way that balanced buildings with
nature.

This development completely goes against that balance. Itis urban to its core. It greedily seeks to
exceed all the rules governing height, setback, open space and it overwhelms every building within its
vicinity and robs those in the Movie Colony of their views of the mountains and the palm trees.
Stylistically it is also not in keeping with any of the historic buildings surrounding it. The profit motive
behind the development is obvious.

When people like us and so many others invest in this community we have a right to expect that the
rules designed to protect the history, character, beauty and atmosphere of the place we are investing in,
rules which existed at the time of those investments, will be applied equally to all who purchase
property here. We all bring value to this community when we purchase homes here — we spend
millions preserving and renovating the historic homes, paying real estate taxes, and employing the local
workforce to maintain and renovate these properties. Those investments need to be protected by the
City Planners and not undermined by allowing developers to come in and manoeuver around the rules
and change the character of the area. There are sites in the city where such a building as that being
proposed would fit in more appropriately but this is certainly not one of them. No-one is objecting to
commercial development per se, just to manipulation of the rules and variations therefrom which allow
developments to proceed that do not respect their neighbors or their location, or the rules supposed to
govern them.

Sincerely

SARA FRITH and PATRICK HARBINSON
Attorney Writer / Producer



Ken onn

From: Bearfoot Inn <info@bearfootinn.com>

Sent: Tuesday, February 24, 2015 8:32 PM

To: Ken Lyon; Ken Lyon

Cc: K C Jones; Tim Wenzel; Tommy Shortess; Bill Shaw; Ronald M Zehel
Subject: Case 5.1350 PDD374 mixed-use development at 750 N Palm Canyon
Hi Ken,

I was just made aware of this application from our neighbours to the south at 860 N Indian Canyon, and I would
like to add my voice to oppose this proposal.

As a hotel owner, [ am acutely aware of occupancy rates in Palm Springs being lower than other desert cities.
Perhaps this is due to the fact that Palm Springs is home to almost 100 hotels/resorts, more than twice as many
hotels/resorts than all other desert cities combined.

I might add that more than half of the hotels/resorts in Palm Springs are owner operated, whereas barely a
handful of the hotels/resorts in other desert cities are owner operated. In other words, this proposal, like so
many others under the guise of trendy "boutique" (such as the newly opened Triada) and/or "mixed use"
properties are corporately driven projects. Corporations are responsible to their shareholders. Projects are
developed with the intent of realizing a short term profit. If a profit is not realized, the fiscally responsible thing
to do with respect to shareholders is to cut your losses, close shop and pull out. A recent example is the
devastation caused by the Target retail chain in Canada. They purchased a major Canadian retailer, rebranded
and attempted to dominate the market, failed and pulled out all within two years, leaving more than 15,000
people unemployed, and numerous empty shells of buildings that cannot be re-purposed easily.

One of the most enticing aspects of Palm Springs is its respect for the architecture that has come to define the
city. This is especially relevant on the heels of Modernism Week, which has grown to a major tourism event in
the past few years. Recent rehabilitation projects of existing properties that retain the charm of the city are far
more important than trash and build projects that are short-term investments ultimately leaving unoccupied
buildings. Samuel Delany's 1999 accounting of the unsuccessful "rehabilitation” of Times Square, "Times
Square Red, Times Square Blue" is a testament to the value of organically developing communities as opposed
to a forced, revenue driven, short-sighted approach to growing cities. The short-term profit is in the construction
phase of the project, whereas operating the property usually yields smaller returns on investment.

All of the above is to say, does Palm Springs really need a newly constructed hotel?

Especially one that defies current building codes and destroys the aesthetics of the uptown design district with a
height inappropriate building.

The approach to artificially inflate property values in order to maximize short term profits is happening in major
cities and devastating neighbourhoods all over North America. One of the main reasons for choosing to move
our business to Palm Springs was the respect for small, owner-operated businesses and a sense of community
that has been eroded in other resort towns such as Fort Lauderdale, FL. While we were under construction we
were approached no less than three times from off-shore "investors” who offered to take the property off our
hands, so we are aware that the potential to capitalize on prospective property values and erode the charm of
Palm Springs is very much in play here.



This approach seems to be championed by the likes of the Greater Palm Springs Convention & Visitors Bureau,
who have co-opted the Palm Springs brand, ultimately diluting its authenticity.

As a resident, | am profoundly disheartened by the prospect of multi-level buildings devastating the aesthetics
of downtown Palm Springs. Every misguided approval sets precedent, representing limits that will ultimately be
challenged by future developers, further eroding part of Palm Springs' charm.

A resounding "No" to this proposal is a resounding "Yes" to the good work carried on by residents and business
owners, as well as the Palm Springs Bureau of Tourism, who are truly invested in the well being and measured
growth of Palm Springs.

Thanks,

Jerry Pergolesi and Glen Boomhour
Owners, operators

bearfoot inn

www.bearfootinn.com

888 N Indian Canyon Dr

Palm Spiings, CA 92262-5719
760-699-7641

855-438-0414 toll free



Ken L!on

From: Ronald M Zehel <rareaccidentl1@gmail.com>

Sent: Tuesday, February 24, 2015 7:15 PM

To: Ken Lyon

Subject: Fwd: protest to the construction at 750 North Indian Canyon Drive in Palm Springs
>

> Dear Mr. Lyon,

>

> | am writing to protest the proposed development across the street from me at 750 N Indian Canyon Drive of a 46 unit,
four story hotel complex. Having just taken up residence at 860 N. Indian Canyon Drive #5, right across the street, |
would be directly affected by this construction. It would remove or greatly diminish the priceless view | have of the
mountains, one of the main reasons | just purchased my property. Not to mention the diminished property value |
would experience for having the view taken away or defiled. Downtown Palm Springs has a beautiful ambiance. A
construction of this type could only serve to defile and diminish that charm with a building of such height being built. A
building of no more than two levels would fit right in.

>

> Ronald M Zehel

> B60 North Indian Canyon Drive #5

> Palm Springs, CA 92262

> 760-895-5215

> RareAccidentll @gmail.com

>

> | would greatly appreciate it if you could submit this mail as part of the formal protest against this development. If
possible | will attend the city council meeting tomorrow at 1:30 to lodge complaints verbally as well, but given the last
minute notification | received about this am not sure | will be able to attend. | find it unacceptable to be notified about
something this important with so little time to be able to react properly or make arrangements to attend the meeting.
>

> | am very interested to follow up on this in whatever way will provide the strongest opposition to this project.

>

> Sincerely,

>

> Ronald M Zehel
>

> Sent from my iPad




Ken Lzon

From: K C Jones <kc@accuratetelecom.com>

Sent: Wednesday, February 25, 2015 8:30 AM

To: Ken Lyon

Subject: Project 750 Palm Cyn & Indian Cyn Hotel mixed use
Ken,

Thanks for meeting with me yesterday evening. | am opposed to the height of the project.
Kind regards,

K.C.Jones
860 N. Indian Cyn. #1



Cindz Berardi

From: Gordon Zlot <gz@kzst.com>

Sent: Thursday, March 12, 2015 12:20 PM

To: Cindy Berardi

Cc Sara Frith; Claire Best

Subject: RE: Palm Springs 750 Lotfs LLC Public Hearing complaint

As a long time resident of the Movie Colony | feel the same way. Why are you making separate rules
for this application.

—--Original Message-----

From: “Claire Best" <claire@clairebest.net>

Sent: Thursday, March 12, 2015 10:51am

To: cindy.berardi@palmsprings-ca.gov

Cc: "Sara Frith" <sarafrith@gmail.com>, "Gordon Zlot" <gz@kzst.com>
Subject: Palm Springs 750 Lotfs LLC Public Hearing complaint

Dear Sirs,

Prior to the upcoming hearing on March 18th regarding the application for the development at 750 N. Palm Canyon, | am
writing in response to the hearing on 25th February, 2015 regarding 750 Lofts LLC Building Appiication. ! would ask the City
and the Mayor to review the City's procedures regarding planning applications and what is legally allowed in the planning
application process and what is illegal.

Planning rules are put in place by the City Planning Commission for a reason: to prevent abuse of the city planning codes and
to protect the public’s interests.

| pose the following question to the City Planning Commission and the Mayor of Palm Springs: what are the reasons that the
planning codes were clearly and blatantly overlooked in the case of the application to build a 4 story building with a rooftop
garden, pool and bar (approximately 50-60ft total) which would be well over the 34 ft height restrictions for the area and
which were imposed under the original application?; Why is the City allowing a structure to be built which in addition to the
height violation, would not provide adequate self-parking, set back or open space. The “cut and paste” attitude of the City
Planning Commission to pull from different parts of different codes to allow a structure to pass which is a violation of the
codes the City itself created puts into question the effectiveness and validity of the City Planning Commission and raises
questions about what the motives really are,

Why can the City Planning claim that this is a one off exception? Why are developers allowed to violate the City Planning
Codes in a Historic area without setting a precedent for future developers? It sends the wrong message to anyone who has or
is thinking of investing in Palm Springs - if you buy a house or a business in an area which has height restrictions, you trust
that your investment will be protected by the City's planning code. Why Is the City allowed to suddenly and, at will,
undermine it's own codes to benefit one developer at the expense of the investments of others who have gone before and
who have abided by the rules? The City Planning codes are provided for the public’s benefit, not the public’s datriment.

The proposed structure effects many surrounding businesses and residents both in terms of obstructing views of the 5an
Jacinto Mountains {remember that the Movie Colony and Las Palmas neighborhoods have had overhead electrical cables
removed so that the palm trees are the only {and natural) foreground to their view of the mountains) and in creating parking
and traffic congestion. The Colony Palms Hotel has yet to satisfy it's obligation to the City to provide enough parking for its
hotel so more cars for another hotel within a block or so are not going to ease their problem. There are several other hotels in
the area as well who have all had to conform to the requirements of the City Planning Commission for their properties. Why
doesn’t this developer have to do the same?

Somehow, conveniently, all codes have been thrown out with the proposal of this architect's “Legacy” 4+ story building. Build
a legacy but dont ruin your City and it's main reasons for attracting tourists in doing 50. It will be the legacy that ruined Palm
Springs if you are not vigilant about the new precedents it sets for future developers.

If people want a high rise building then put it where it belongs but not in the middle of the historic district.

Let's not forget that Palm Springs suffered a downturn in the 705-20s after it become too much of a party town and bad
developing in the 70s and 80s ruined it’s original and unique city plan. The recent revival the town has experienced is due to
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Cindy Berardi
LAY ETY ELJ

From: Claire Best <claire@clairebest.net> U IFPALH SR
Sent: Thursday, March 12, 2015 10:52 AM 2015 ,
To: Cindy Berardi HAR 12 AM11: 00
Cec: Sara Frith, Gordon Zlot Jiiu v
Subject: Palm Springs 750 Lotfs LLC Public Hearing compléiht ¥ CLE{}

Dear Sirs,

Prior to the upcoming hearing on March 18th regarding the application for the development at 750 N. Palm Canyon, | am
writing in response to the hearing an 25th February, 2015 regarding 750 Lofts LLC Building Application. | would ask the City
and the Mayor to review the City's procedures regarding planning applications and what is legally allowed in the planning
application process and what is illegal,

Planning rules are put in place by the City Planning Commission for a reason: to prevent abuse of the city planning codes and
to protect the public’s interests,

| pose the following question to the City Planning Commission and the Mayor of Palm Springs: what are the reasons that the
planning codes were clearly and blatantly overlooked in the case of the application to build a 4 story building with a rooftop
garden, pool and bar (approximately 50-60ft total) which would be well over the 34 ft height restrictions for the area and
which were imposed under the original application?; Why is the City allowing a structure to be built which in addition to the
height violation, would not provide adequate self-parking, set back or open space. The *cut and paste” attitude of the City
Planning Commission to pull from different parts of different codes to allow a structure to pass which is a violation of the
codes the City itself created puts into question the effectiveness and validity of the City Planning Commission and raises
questions about what the motives really are.

Why can the City Planning claim that this is a one off exception? Why are developers allowed to violate the City Planning
Codes in a Historic area without setting a precedent for future developers? It sends the wrong message to anyone who has or
is thinking of investing in Palm Springs — if you buy a house or a business in an area which has height restrictions, you trust
that your investment will be protected by the City's planning code. Why Is the City allowed to suddenly and, at will,
undermine it's own codes to benefit one developer at the expense of the Investments of others who have gone before and
who have abided by the rules? The City Planning codes are provided for the public’s benefit, not the public’s detriment.

The proposed structure effects many surrounding businesses and residents both in terms of obstructing views of the San
Jacinto Mountains {[remember that the Movie Colony and Las Palmas neighborhoods have had overhead electrical cables
removed so that the palm trees are the only (and natural) foreground to their view of the mountains) and in creating parking
and traffic congestion. The Colony Palms Hote! has yet to satisfy it’s obligation to the City to provide enough parking for its
hotel so more cars for another hotel within a block or so are not going to ease their problem. There are several other hotels in
the area as well who have all had to conform to the requirements of the City Planning Commission for their properties. Why
doesn't this developer have to do the same?

Somehow, conveniently, all codes have been thrown out with the proposal of this architect’s “Legacy” 4+ story building. Build
a legacy but don’t ruin your City and it's main reasons for attracting tourists in doing so. It will be the legacy that ruined Palm
Springs if you are not vigilant about the new precedents it sets for future developers.

If people want a high rise building then put it where it belongs but not in the middle of the historic district.

Let’s not forget that Palm Springs suffered a downturn in the 70s5-90s after it become too much of a party town and bad
developing in the 705 and 80s ruined it's original and unique city plan. The recent revival the town has experienced is due to
efforts to restore the town's original 50’s atmosphere, restoring and preserving the architectural integrity that exists and
which makes Palm Springs a unique destination worldwide. It has been featured in many magazines and news articles - every
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one of them extolling the virtues of its open space, low key and small town vibe. I you allow one structure to defy the
planning codes then you open a floodgate for others to follow. And if you do this, the low key and low impact nature of Palm
Springs, one of the main draws for tourists, will be gone and you will lose the clientele that has started to come here since the
revival. If people want density of hotels, business and shops, they go to a city such as Las Vegas, Los Angeles, San Diego. They
come to Palm Springs because it has a relaxed and boutique vibe with stunning views to the mountains. Turn the uptown
design district into the strip in Vegas or Los Angeles and you will lose everything that is special about the town and it will be
“just another American town with no architectural integrity”.

There are currently a couple of hotels downtown {but not in the historic district) which interfere with the presiding
atmosphere of the rest of the town. Those hotels stand out as ugly giants and the beautiful Spanish architecture of the
buildings across from them is lost in their shadow. The result in the downtown area is 3 non-chohesive mish-mash. The
frequency with which businesses change ownership or close down in that part of downtown is indicative that the mish-mash
resulting from the lack of a cohesive building plan does not serve the public’s benefit.

By contrast, in the last 2 years, the uptown design district has seen a marked upturn in its appearance. It has thriving
boutiques, restaurants and hotels. It has preserved its low-impact skyline and has an airy open air feel which contributes to
tha success. It markets itself as a “design district” and every business there thus far has thrived by playing into this
conformity. The proposed development for a 60 ft high structure with no set backs and no surrounding open space will
overshadow all the businesses and residents around.

The city needs to carry out an adequate and thorough environmental impact report on this structure: noise from the rooftop
bar and pool, (what about the 11pm noise curfew?), the traffic impact (taking into consideration 4 or 5 hotels within a couple
of blocks who do not have enough parking as it is), the density impact and the impact on the views to San facinto

Mountains. Additionally, one marker post for one day in one corner of the proposed building area is not sufficient to notify
the people who will be affected of the height impact. In fact it smacks of knowing that what you are doing is wrong and trying
to sneak it through while nobody is looking. This should not be the modus operandi of the City Planning Commission nor any
body who works for them. If the city doesn’t uphold it's own rules then the future of the city is in the developers hands
potentially at the expense of losing tourists and customers. These are dangerous precedents being set.

Sincerely,

Claire Best Hawley and Jordan Hawley
1162 San Jacinto Way, PS 92262

217



WORKSHOP
KITCHEN+BAR

800 N. Palm Canyon Dr. Suite G
Palm Springs, CA, 92262

Dear Sir or Madam:

| would like o formally lend my support to the 750 Lofts project that has been
proposed in my immediate neighborhood. This neighborhood is not only historic,
but has in full-force become a cultural and nightlife center of Palm Springs. In
roughly ten years, Uptown has gone from empty storefronts and unimproved
properties, to an attractive neighborhood which servers a clientele that is largely
educated, travelled and passionate about design.

The proposed 750 Lofts project would only enhance the neighborhood, and
further brand Palm Springs as a hip, attractive destination. The loft element of
the project promotes a unique urban-desert lifestyle, helping to further Palm
Springs’s image as both a naturally beautiful city and an attractive place for
younger generations to live.

Please feel free to contact me if | can be of any more assistance.

Kind regards,

Michael Beckman | Chef Owner
Workshop Kitchen + Bar LLC

800 N. Palm Canyon Dr. Suite G
Palm Springs, CA, 92262

e: michael@workshoppalmsprings.com
c: 310-977-7018

O: 760-459-3451 Submitted to
Planning Commission

FEB 25 2013

Case # 423
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Febraury 22, 2015 Planning Commission Meeting

Date: -2 ¢ /<

To whom it may concern regarding: A Aditinnal Matarial

2B8. 750 LOFTS, LLC FOR A MIXED-USE HOTEL DEVELOPMENT ON A 1.13-ACRE PARCEL
LOCATED AT 750 NORTH PALM CANYON DRIVE ZONE C-1/R-3 /PD 104 / RESORT
COMBINING ZONE / LAS PALMAS BUSINESS HISTORIC DISTRICT (HD-1) (CASE NOS.
5.1350 PDD 374 / GPA / CUP AND 3.3795 MAJ). (KL)

Item 2B - Oversized Exhibits

As homeowners for 22 years in the Movie Colony, we have several concerns with the proposed
development. | am putting my concerns in writing since | am not in town on the date of the
hearing. This recommendation will be delivered in person to the City prior to the hearing, as
requested for consideration.

1. Offsite parking. This is a growing problem in the Movie Colony neighborhood immediately
and adjacent to the proposed development. For example, we live behind the Colony Palms
Hotel. Saturday, Feb. 21, at 56 p.m. a hotel employee parked the wrong way on the narrow
one-way section of Via Colusa, blocking our driveway. We asked the employee to move her
car, and she explained that the hotel has no employee parking. This is contrary to what was
agreed upon when the Colony Palm Hotel was under review by the Planning Commission
and City Council. it was stipulated that parking had to be available for employees, and that
empioyees would not be parking in the adjacent neighborhood streets. | would like to know
what has changed? What will be done about this? And how will parking for guests and
employees be handled at the proposed 750 North Palm Ganyon Drive hotel?

With the number of hotels and restaurants that have come into the immediate area — including
but not limited to— The Colony Palms, Triada, Movie Colony Hotel, Alcazar, and Los Arboles —
parking in our neighborhood is a problem.

Adding a four-story hotel and bar will make the parking impossible.
2. Open Air Top Floor Pool Bar.

More than enough liquor licenses have already been granted in this area, which is adjacent to
residential properties. if a liquor license is permitted, it must be restricted so that there is NO
AMPLIFIED MUSIC. The Movie Calony homeowners currently suffer from the ongoing noise of
various out dogr concerts and celebrations. To add another nightly and/or weekly contributor to
the current din is concerning. We would like to see the city enforce restrictions on outdoor
ampiified music.
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and desert views and multiple means of immediale access into these beautiful
natural areas. Efforts should be taken to protect existing scenic/view corridors
and to create new ones when possible, and to enhance and increase the
character and quality of those natural resource access points.”

The view of Mount San Jacinto is the primary visual aesthetic in Palm Springs. The mountain
defines Palm Springs from any other southwestern city. To obstruct the view in anyway is the
equivalent of blocking an ocean view at the beach.

Palm Springs has already approved a six-story hotel downtown which will block the view for
visitors and residents and now we are contemplating a four-story structure?

Ladies and gentlemen, once you have blocked the view of the San Jacinto mountain from the
downtown visitor, you will have destroyed the primary visual asset the makes Palm Springs the
famous wond-wide destination resort that it is today.

With so many hotels adjacent to this property, that followed the current height restrictions, why

would you open Pandora’s box and waive the height restrictions for this one? What will happen
to other hotels that also want to add stories and block the homeowners and visitors views?

Sincerely,

e it

330 E. Via Colusa
Palm Springs, CA 92262

ewickham@mac.com
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Mr. Frank Tysen
Casa Cody Hotel
Palm Springs, CA

February 25, 2015

To the Honorable City Council
And Palm Springs Planning Department Ptanrs\lmffndn:;sion
City of Palm Springs, CA
FEB 25 2015

Re: Item 2B
Public Hearing dated February 25, 2015 Cese #
750 Lofts

To Whom It May Concern:

The project as assessed does not conform to the California Environmental Quality Act, in that a Mitigated
Negative Declaration is not sufficient to meet the needs of the project. A full Environmental Impact
Report should be required. Under the MND, the project has not been fully assessed, nor has it been fully
mitigated, based upon the following:

1. The applicant has proposed a General Plan Amendment that inserts the density, height, and mass
of the Downtown Central Business District into the heart of the Uptown Historic District. This was
done for one very specific reason: to change a Floor Area Ratio (FAR) of .35 lot coverage to 1.0
FAR lot coverage ~ almost tripling the mass of the proposed building from all buildings that
preceded it. Since the District is essentially built-out at .35 FAR, it is impossible for the City to
conclude that this building conforms in either style, design, architecture, or open space, to its
surroundings. At the very least, this creates a fair argument of significant impact, and an
Environmental Impact Report (EIR) should be prepared to consider an alternative to the project -
or particularly Adaptive Re-use of the Bank of America historic building and lot.

2. The City Council considered and approved an appeal by the developer to be relieved of the
mitigation measures imposed by the Historic Site Preservation Board. Since mitigation has been
eliminated, it is a fair argument that this leaves the project with a possibility of significant impact,
and an EIR should be prepared.

3. The City has used a Planned Development District (PDD) permit to circumvent and overrule the
High-Rise Ordinance of the City that required setbacks of 3:1 for buildings in excess of 35 feet.
This proposed building reaches a height of 48 feet or more. California State Law, in its consistency
requirements for the General Plan, creates ordinances as implementing tools for the General Plan.
The ordinances must be internally consistent. One ordinance cannot overrule another unless it is
explicitly designed by its language to do so. The PDD makes no mention that it can override the
requirements of the High-Rise Ordinance. Therefore, the height of the building is out of
compliance with the General Plan. This is another reason the EIR should allow considered
adaptive reuse alternatives to the Plan.

4. The Las Paimas Business Historic District Conceptual Design Guidelines are another implementing
tool of the City’s General Plan, and they were created and used in this District to maintain the strict
historic character under protection through its historic designation. This in itself sets an
environmental threshold which has not been adequately assessed. By failing to follow these
guidelines, the City is violating an environmental baseline, and has not properly mitigated or
considered project alternatives. 138
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The same environmental baseline is set through ordinances that set height limitations, setbacks
and view restrictions. By not following these guidelines, the applicant has failed to consider or
mitigate possible environmental effects.
The City, at page eight of its staff report, admits that Central Business District density, use, and
mass are inherently incompatible in building type and scale with the Neighborhood Commercial
District. This should be assessed in an EIR, with a proposed alternative to the General Plan
Amendment to change land use classification.

The following are general considerations:

1.

The Las Palmas Historic Business District is one of the most sensitive historic areas of Palm
Springs, consisting of a considerable range of hotels, boutiques, restaurants, and retail stores that
represent the unique architectural history of Palm Springs. The district was created with firm
boundaries, as an intact and integrated neighborhood and historic unit, and is known for its
quietness, gentle gardens, lovely open spaces, and low-level commercial activity, compatible with
the adjoining high-end residential areas, including the Movie Colony, and Las Palmas District. The
district clearly qualifies as neighborhood serving, and is primarily historical in context.

The developer and the staff recommendations for this project would choose to set aside protective
ordinances designed specifically for this historic area, and, without justification, breach the
designed limitations of those ordinances, more than doubling or tripling the building mass of what
is allowed, and up-scaling the public use to noise levels incompatible with the neighborhood
within its open space cantilevered areas, and especially the pool and bar on the open fourth floor,
which have become the poor substitutes for real open space planning, which is required by
general plan and ordinance to be landscaped and ground-level.

The City has justified this by filing a General Plan Amendment for Mixed-Use, Central Business
District uses that are regional and tourism-driven, with major changes increasing density, massing
and noise, and decreasing open space - while imposing design features completely out of context
to the area. The city's idea (expressed in its staff report) is to “link” this site into the neighboring
high-end, high-density commercial downtown district, with the idea that there is some need to
extend a finger of high-end commercial into the historic district, and that it is a transition zone
rather than a district. This is a poor concept that requires further environmental assessment.
Parking is truncated into a shared parking concept that is dubious, and looks as though it is
formulated to cover up the deficiency that this is the wrong use and wrong building on the wrong
lot within the wrong district.

The PDD appears to be used in place and instead of a variance, which the applicant could not
qualify for.

The City also has ignored the implications of a very serious water shortage in the Valley, as it
presses forward with a series of developments that maximize commercial use of the lots, far
beyond what was originally intended by the General Plan. The series of departures from General
Plan standards have created a pattern and practice of breaking boundaries, always in favor of
maximizing use of the land.

Ultimately, because the standards proposed are so completely deviant from what was anticipated
under the requirements of the General Plan, and under the nature of the historical area, a full
Environmental Impact Report should be prepared, and the City should give serious consideration
to a full redesign, with the emphasis on historical fit.

With regard,
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Terri Hintz
"~

Subject: FW: Case 5.1350 PDD374 mixed-use development at 750 N Paim Canyon

Lat your watchword be order, . . s .
e A Planning Commission Meeting
[— A e ———— gt d Mininis a4 e T s gt i - o Date: 2—2 ‘S—~—/r

From: Bearfoot Inn [mallto:info@bearfootinn.com) Additional Material

Sent: Tuesday, February 24, 2015 8:32 PM Item _ _2/9

To: Ken Lyon; Ken Lyon
Cc: K C Jones; Tim Wenzel; Tommy Shortess; Bill Shaw; Ronald M Zehel
Subject: Case 5.1350 PDD374 mixed-use development at 750 N Paim Canyon

Hi Ken,

1 was just made aware of this application from our neighbours to the south at 860 N Indian Canyon, and I would
like to add my voice to oppose this proposal.

As a hotel owner, | am acutely aware of occupancy rates in Palm Springs being lower than other desert cities.
Pethaps this is due to the fact that Palm Springs is home to almost 100 hotels/resorts, more than twice as many
hotels/resorts than all other desert cities combined.

I might add that more than half of the hotels/resorts in Palm Springs are owner operated, whereas barely a
handful of the hotels/resorts in other desert cities are owner operated. In other words, this proposal, like so
many others under the guise of trendy "boutique"” (such as the newly opened Triada) and/or "mixed use"
properties arc corporately driven projects. Corporations are responsible to their shareholders. Projects are
developed with the intent of realizing a short term profit. If a profit is not realized, the fiscally responsible thing
to do with respect to shareholders is to cut your losses, close shop and pull out. A recent example is the
devastation caused by the Target retail chain in Canada. They purchased a major Canadian retailer, rebranded
and attempted to dominate the market, failed and pulled out all within two years, leaving more than 15,000
people unemployed, and numerous empty shells of buildings that cannot be re-purposed easily.

One of the most enticing aspects of Palm Springs is its respect for the architecture that has come to define the
city. This is especially relevant on the heels of Modernism Week, which has grown to a major tourism event in
the past few years. Recent rehabilitation projects of existing properties that retain the charm of the city are far
more important than trash and build projects that are short-term investments ultimately leaving unoccupied
buildings. Samuel Delany's 1999 accounting of the unsuccessful "rehabilitation” of Times Square, "Times
Square Red, Times Square Blue" is a testament to the value of organically developing communities as opposed
to a forced, revenue driven, short-sighted approach to growing cities. The short-term profit is in the construction
phase of the project, whereas operating the property usually yields smaller returns on investment.

All of the above is to say, does Palm Springs really need a newly constructed hotel?

Especially one that defies current building codes and destroys the aesthetics of the uptown design district with a
height inappropriate building.

The approach to artificially inflate property values in order to maximize short term profits is happening in major

cities and devastating neighbourhoods all over North America. One of the main reasons for choosing to move

our business to Palm Springs was the respect for small, owner-operated businesses and a sense of community

that has been eroded in other resort towns such as Fort Lauderdale, FL. While we were under construction \Ie 40
1



were approached no less than three times from off-shore "investors" who offered to 1ake the property off our
hands, so we are aware that the potential to capitalize on prospective property values and erode the charm of
Palm Springs is very much in play here.

This approach seems to be championed by the likes of the Greater Palm Springs Convention & Visitors Bureau,
who have co-opted the Palm Springs brand, ultimately diluting its authenticity.

As a resident, ] am profoundly disheartened by the prospect of multi-level buildings devastating the aesthetics
of downtown Palm Springs. Every misguided approval sets precedent, representing limits that will ultimately be
challenged by future developers, further eroding part of Palm Springs' charm.

A resounding "Ne" to this proposal is a resounding "Yes" to the good work carried on by residents and business
owners, as well as the Palm Springs Bureau of Tourism, who are truly invested in the well being and measured
growth of Palm Springs.

Thanks,

Jerry Pergolesi and Glen Boomhour
Owners, operators

bearfoot inn
www,bearfootinn.com

888 N Indian Canyon Dr

Palm Springs, CA 92262-5719
760-699-7641

855-438-0414 toll free
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Terri Hintz
L ________ ]
Subject: FW: protest to-the construction at 750 North Indian Canyon Drive in Palm Springs

-—-Qriginal Message——
From: Ronald M Zehel [maijlto:rareaccidentl 1@gmail.com)
Sent: Tuesday, February 24, 2015 7:15 PM

To: Ken Lyon
Subject: Fwd: protest to the construction at 750 North Indian Canyon Drive in Palm Springs

>

> Dear Mr. Lyon,

=

> | am writing to protest the proposed development across the street from me at 750 N Indian
Canyon Drive of a 46 unit, four story hotel complex. Having just taken up residence at 860 N.
Indian Canyon Drive #5, right across the street, I would be directly affected by this construction. It
would remove or greatly diminish the priceless view I have of the mountains, one of the main
reasons I just purchased my property. Not to mention the diminished property value I would
experience for having the view taken away or defiled. Downtown Palm Springs has a beautiful
ambiance. A construction of this type could only serve to defile and diminish that charm with a
building of such height being built. A building of no more than two levels would fit right in.

>

> Ronald M Zehel

> 860 North Indian Canyon Drive #5

> Palm Springs, CA 92262

> 760-895-5215

> Rar iden il.com

>

> I would greatly appreciate it if you could submit this mail as part of the formal protest against this
development. If possible I will attend the city council meeting tomorrow at 1:30 to lodge
complaints verbally as well, but given the last minute notification ! received about this am not sure I
will be able to attend. 1 find it unacceptable to be notified about something this important with so
little time to be able to react properly or make arrangements to attend the meeting.

>

> | am very interested to follow up on this in whatever way will provide the strongest opposition to

this project.
>

> Sincerely,

>

> Ronald M Zehel

>

> Sent from my iPad

Planning Commission Meeting
"Date: 2SS

Additional Material

Item __ 2 /=
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WARREN D. WILLIAMS 1995 MARKET STREET

General Manager-Chic{ Engincer RIVERSIDE, CA 92501
951.955.1200

FAX 951.788.9965
wiww.rcflood.ory

RECEWED

RIVERSIDE COUNTY FLOOD CONTROL

AND WATER CONSERVATION DISTRICT MAR 0 8 2015
Siet;ya::h';gllwos l;igg:ing and Building ) ﬂlﬁggg::%‘tg;?Es
Post Office Box 2743 )
Palm Springs, CA 92263-2743
Altention:_Ken Lvon
Ladies and Gentlemen: Re: Case 5 1350 and Case 3 3795

The District does not normally recommend conditions for land divisions or other land use cases In incorporated cities.
The District also does not plan check city land use cases, or provide Sate Division of Real Estate leliers or other flood
hazard reports for such cases. District commentsirecommendations for such cases are normally limited to items of
?edﬁc interest to the District lncludII'}:’ge District Master Drainage Plan facilities, other regional flood control and
ralnﬁe facilities which could be considered a logical component or extension of a master plan system, and District
rainage Plan fees (development mitigation fees). !n addition, information of a general nature'is provided.

The District has not reviewed the ed project in detail and the following checked comments do not in any wa!
constitute or imply District approval or endorsement of the proposed project with respect to flood hazard, public healt
and safety or any other such issue:

No comment.

X This project would not be Impacted by District Masler Drainage Plan facilities nor are other facilities of
regional interest proposed.

This project involves District Master Plan facilities. The District will accept ownership of such facilities on

written request of the City. Facilities must be constructed to District standards, and District plan check and

igsa%?c%on will be required for District acceptanca. Plan check, inspection and administrative fees will be
red.

This project proposes channels, storm drains 36 inches or larger in diameater or other facilities that could be
considered regional in nature and/or a logical extension of the adopted
Master Drainage Pfan. The District wouid consider acceptlr:!g ownerspsigi of such faciliies on wriien rﬁuest
of the City. Facilities musi be constructed to District standards, and Disfrict plan check and inspection will be
required for District acceptance. Plan check, inspection and administrative fees will be required.

This project is located within the fimits of the District's Area
Drainage Plan for which drainage fees have been adopted; applicable Tees should be paid by cashiers check
or money order only to the Flood Control District or City prior 10 issuance of grading permits.” Fees to be paid
should be at the rafe in eflect at the time of issuance of actual permit.

An encroachment parmit shall be obtained for any canstruction related activities occurring within District right
g‘fj 1“;',3 A 102"6 éaciliﬁes. For further information, contact the District's encroachment” permit seclion ~at

The Districts previous comments are still valid,

GENERAL INFORMATION

This project may require a National Poliutant Discharge Elimination Sﬁyslem (NPDES) permit from the Slate Water
Resources Confrol Board. Clearance for grading, recordation or other final approval should not be given until the City
has determined that the project has been granted a permit or is shown to be exempt.

If this project involves a Federal Emergency Management Agency (FEM%ma?ped flood plain, then the City should
require the applicant to provide all studies, caiculations, plans and ofther information required 1o _meet FEMA
requirements, and should further require that the applicant obfain a Conditional Letter of Mag Revision (CLOMR) priof
fo grading, recordation or other final approval of the project, and a Letter of Map Revision (LOMR) prior {o occupancy.

If a natural watercourse or ma flood plain is impacted by this project, the City should require the applicant to
obtain a Section 1602 mmgl'ﬁe#om thap'Califomiapgepam?ugm of FI'=is and Gamﬂg and a Clean Water Act Section
404 Permit from the U.S. Amy Corps of Engineers, or written comespondence from these agencies indicating the
project is exempt from these reauirementa. A Clean Water Act Section 401 Water Quality’ Certification may be
required from the iocal California Regional Water Quality Control Board prior to issuance of the Corps 404 permit.

Very truly yours,

Engineering Project Manager 143

¢. Riverside County Planning Department Date:___March 3. 2015
Attn; Kristi Lovelady
SKM:bim




1504 Marsh Strest
Sanluis Obispo

C alifornia 93401
ph: B05-593-0924

fax; 805-593-0946

babaknaticy@sbegleba’ net

Law Office of Babak Naﬂ;;ﬂ./
Via Email and U.S. Mail }(/D M U)J)
. % ﬂ}/‘/ /(

March 17, 2015

Palm Springs City Council (

City of Palm Springs, c/o City Clerk

3200 E. Tahquitz Canyon Way ,1(\
Palm Springs, California 92262 _ M
cityclerk@palmsprings-ca.gov ’\D

Steve.Pougnet@palmsprings-ca.gov

Chris.Mills@palmsprings-ca.gov RECE“’ED

Ginny.Foat@palmsprings-ca.gov

. . MAR 9 R 2n's
Rick.Hutcheson@palmsprings-ca.gov )
Paul.Lewin@palmspringsca.gov PLANNINLSERVICES

NEPARTMENT

RE: 750 LOETS
Dear Councilmembers,

Advocates for Better Community Development, (“ABCD"), submits this letter in
opposition to the 750 Lofis project (“Project”), which is before you today. As more fully
explained below, we believe you may not lawfully approve this Project at this time because
the project is inadequately reviewed under CEQA, is not appropriately sited, will result in
significant unmitigated impacts on a significant historical resource, and is inconsistent with
the City’s own Municipal Code. The proposed General Plan Amendment is likewise fatally
flawed as it would be inconsistent with the General Plan and Resolution No. 15858 and
amounts to impermissible spot zoning.

Consistent with the City’s pattern and practice in recent years, this Project was hastily
rushed through the review process, with little, and at times, no adequate notice to interested
parties. In particular, ABCD is extremely concerned that the conditions of approval
imposed by the Historic Site Preservation Board (*HSPB"™) were summarily removed by
the City Council at a hastily set appeal hearing, without any adequate notice to the public,
including even those who had previously received notice of an earlier proposed project at
the same site. As a result of the inadequacy of notice to the public, ABCD was not aware
of the City’s appeal hearing and was therefore unable to oppose the applicant’s appeal of
the HSPB’s approval.

In recognition of the procedural and substantive flaws in the City’s processing and
environmental review of this project, we urge the City to postpone a final vote on this
project until the project has been adequately reviewed and the concerns raised in this and
ABCD’s previous letter to the Planning Commission have been adequately addressed.



Paim Springs City Council
March 17, 2015
Page 2 of 8

In addition, we note that the Planning Commission’s purported attempt to adopt a Mitigated
Negative Declaration (“MND”) and a Conditional Use Permit (“CUP”) were both
premature, inappropriate and void ab initio.

The Planning Commission’s purported adoption of a Conditional Use Permit and
MND are void

The Staff Report contends that because the City’s Planning Commission has already
adopted a MND and CUP for the project, those issues are not before the City Council at
the March 18, 2015 hearing. The Notice for the Planning Commission explained that the
Planning Commission would consider making recommendations regarding the adoption of
General Plan Amendment, etc., and did not include any proposed resolutions. The Notice

did not even hint that the Planning Commission would make any final approval or adopt a
Negative Declaration.

Moreover, the Planning Commission simply had no authority to approve the CUP, and
hence the MND, because the Project requires a General Plan Amendment and Zone
Change, both which are necessary pre-requisites to approving the Project’s CUP or
adopting a MND. Without the General Plan Amendment, the zone change (via Planning
Development District (“PDD”) in lieu of zone change) and a PDD for relief from the
development standards, the Project is completely inconsistent with the underlying land use
regulation. Even the Staff Report admits that because the Project does not conform to the
development standards contained in the High-rise Ordinance, it may not be approved by
the Planning Commission pursuant to a CUP. At most, the Planning Commission could

recommend approval of the CUP and the MND, the Commission could not lawfully make
any final actions.

Even if the Planning Commission had the authority and had intended to make any final
action regarding the MND and/or the CUP, the Commission was precluded from taking
any such action as these actions were not properly included in the statutorily required
notice provided to the public of the Planning Commission’s meeting. The Notice merely
provided that the Planning Commission would be formulating recommendations.

Finally, we note that the Staff Report prepared for the issue before you today is grossly
misleading to the extent that it claims the issue of the adoption of the CUP and MND are
not before the City at this hearing. This contention is misleading because by adopting the
proposed resolutions (attached to the Staff Report), the City Council would in fact be
adopting both the MND and the CUP, as well as the other necessary approvals. Likewise,
according to the notice on the City’s website, the City would be, among other things,
approving an MND. Accordingly, the Staff Report and the public notice are inconsistent

. and do not adequately reflect the actions the Planning Commission and the City Council
have taken or would be taking. This all is very unhelpful and confusing to the public, who
justifiably relies on notices and staff reports for its information.



Palm Springs City Council
March 17, 2015
Page3 of 8

Project approval would result in fundamental and long term changes in development

patterns and density which would be inconsistent with the Las Palms Historic District
without adequate environmental review '

The project will require a major change in the site’s land use designation from the existing
Neighborhood/Community Commercial (“NCC”) to Mixed Use/Multi Use Central
Business District (“CBD”). The CBD designation is reserved for the downtown core in
part because it results in denser and more intensive development that is typically
inappropriate for areas other than the downtown core. The re-designat.on of the site to
CBD will result in a change in the Floor Area Ratio (“FAR”) from .35 lot coverage to 1.0,
an almost three fold increase.

Through its indiscriminant resort to the PDD process, the City also intends to permit the
project to be built to a height of up to 50 feet, substantially higher than the permitted 35
feet maximum, and considerably higher than the 20-25 feet height of the surrounding

buildings. The PDD is also intended to enable the applicant to ignore the required setback
requirements (3:1).

Regardless of whether the City Council believes the Project has merit, the City must
recognize that its approval would set a precedent and therefore likely usher

a slew of similarly dense, tall, and more intensive development to the Las Paimas Historic
District, an area that the Staff Report admits consists of two story buildings with
considerably less density and smaller FAR.

The proposed MND therefore violates CEQA because it does not include any discussion of
the Project’s potential for fostering this type of more intensive growth and the expected
environmental impact of this type of growth inducement. “"[T]he fact that future
development may take several forms," or that it may never occur, "does not excuse
environmental review" of the project which is the catalyst for the projected future growth.”
Stanislaus Audubon Soc’v. Inc. v. Cnty. of Stanislaus, (1995) 33 Cal. App. 4th 144, 158.

The City fails to adequately analyze the Project’s potentially significant impacts on
aesthetics, noise and a significant historical resource.

The record contains substantial evidence supporting a fair argument that the Project as
proposed will have both a significant adverse impact on aesthetics and a significant
historic resource. The source of this impact is the Project’s incompatibility with the
mass, size and scale of surrounding buildings which collectively comprise a historically
significant neighborhood. The Project will also curtail views of San Jacinto Mountains,
which further supports a fair argument that the Project’s aesthetic impacts would be
significant.



Palm Springs City Council
March 13, 2015
Page 4 of 8

Moreover, a fair argument can be made that owing to its height, the Project would
undermine the historical significance of the Las Palmas Historical District, which according
to the City's own General Plan and Resolution No. 15858, is a significant and valuable
historical resource. This was the conclusion of the HSPB, which as the Staff Report
admits, determined that without adequate mitigation, including a reduction in the
structure’s height and bulk, the Project would adversely affect the overall historic value of
the Las Palmas Historic Commercial District. As the City Council eliminated the
conditions imposed by the HSPB, even the City's own HSBP would agree that the Project,
as currently conditioned, may cause a significant change in the significance of a historical
resource.

In this regard, we note that the MND/IS does not accurately represent the HSPB's views
and analysis. The MND claims “the Board’s concerns centered on the adequacy of the
amount of off-street parking...” The Staff Report, on the other hand, admits that because
the HSPB was also concerned the Project’s height and bulk, it approved the Project only on
the condition that the height and bulk be reduced.

Finally, ABCD contends that as many of the Project’s neighbors have already noted, it
could cause a significant adverse noise impact. The MND analyzed the potential noise
impact in relation to the General Plan’s standards for hotels, which is 70 dba. The MND
failed to note, let alone analyze, the fact that the Project includes a roof-top bar, which may
also accommodate live music. According to the General Plan, the noise level generated by
Jive rock bands can be as much as 110 dba, much higher than the 70 dba assumed by the
MND. The General Plan directs the City to “Utilize maximum anticipated, or "worst case,”
noise conditions as the basis lorland use decisions and design controls as a means of
preventing future incompatibilities”. Here. the City has failed to use the potentially loud
fourth floor roof-top bar for its analysis. Accordingly, the MND must be revised to analyze
the noise levels in light of the potential noise from the bar, as well as compatibility with
surrounding uses, particularly at night when the bar will be at its loudest and street noise at
their lowest levels.

The City seems to assume that imposing a condition requiring the project operation to
comply with the City’s noise ordinance is enough to ensure the Project’s noise impact
would be mitigated to a less than significant level. There is no evidence or analysis to
support the conclusion that this type of mitigation would be effective in reducing the noise
impact to a less than significant level.

i



Palm Springs City Council
March 13, 2015
Page 5 of 8

The Proposed General Plan Amendment is inconsistent with the surrounding
neighborhood.

This project requires a General Plan Amendment because it is simply too dense, too
massive and too big for this site and this neighborhood. As a result, the City's attempt to
shoe-horn this Project into this site includes an amendment to the land use designation, the
zoning ordinance, and other developmental standards that are intended to ensure some
.degree of predictability and compatibility with the surrounding neighborhood.

Currently, the Project is designated Neighborhood Community Commercial, or NCC,
which has a maximum allowed FAR of .35 per acre. The applicant has requested and the
City is proposing to revise the Project’s land use designation to Mixed Use/Multi-use CBD,
which increases the FAR to 1.0, a three-fold increase in density.

The Staff Report notes that the main difference between the CBD and NCC designations is
“density or intensity of development—defined by FAR.” The Staff Report goes on: “this
GPA requests the expansion of the higher density Mixed-Use CBD into this “transition
area” between Downtown and Uptown.”  According to the Staff Report, the Project
incorporates many of the CBD design guidelines into the project. Based on these features,
Staff contends the Project is “consistent with the proposed Mixed-use/Multi-use — CBD
land use designation that is required.”

Staff’s conclusion that the Project is consistent with design guidelines that apply to the
CBD land use designation is essentially irrelevant to the question of whether the proposed
CBD type parcel is consistent with the Uptown, historical neighborhood commercial
district that surrounds the Project. If anything, the Staff’s conclusion supports ABCD'’s
argument that the Project is more compatible with the CBD zone, and not the lower density
Las Paimas neighborhood.

The fact that the Project is in a transition zone between CBD and Uptown does not help the
City and Staff’s argument. If the integrity of the boundary between the-two districts s
violated, there is no barrier to the whole-sale conversion of Uptown to CBD overtime.

The proposed General Plan Amendment represents “spot zoning” in that it creates an
island of incompatible use

The proposed change in zoning and fand use designation amounts to impermissible “spot
zoning”.



Palm Springs City Council
March 13, 2015

Page 6 of 8

‘Spot zoning occurs where a small parcel is restricted and given lesser rights than
the surrounding property, as where a lot in the center of a business or commercial
district is limited to uses for residential purposes thereby creating an “isiand” in the
middle of a larger area devoted to other uses. [Citation.] Usually spot zoning
involves a small parce! of land, the larger the property the more difficult it is to
sustain an allegation of spot zoning. [Citations.] Likewise, where the “spot” is not
an island but is connected on some sides to a like zone the allegation of spot
zoning is more difficult to establish since lines must be drawn at some point.
[Citation.] Even where a small island is created in the midst of less restrictive
zoning, the zoning may be upheld where rational reason in the public benefit exists
for such a classification.’

Foothill Communities Coalition v. County of Orange (2014) 222 Cal.App.4th 1302,
1311. (“Foothill Communities™)

an amendment to a zoning ordinance that singles out a small parcel of land for a use
different from that of the surrounding properties and for the benefit of the owner of
the small parcel and to the detriment of other owners is spot zoning.

We hold the creation of an island of property with less restrictive zoning in the
middle of properties with more restrictive zoning is spot zoning. This conclusion
does not end our analysis, however, as spot zoning may or may not be
impermissible, depending on the circumstances. “The rezoning ordinance may be
justified, however, if a substantial public need exists, and this is so even if the
private owner of the tract will also benefit.” Id., at 1314,

Applying Foothill Communities here, it is indisputable that the proposed GPA and zone
change amounts to impermissible spot zoning. As explained above, the Staff Report admits
that the proposed project site would become an island of high density CBD/C-1/R-3
surrounded by a sea of low density NCC parcels/buildings. The Project site wili
accommodate only a single project, and is very small compared to the overall span of NCC
in the Uptown area. The Project site, moreover, is not physically connected to any other
CBD designated land.

The question, then, is whether the rezoning is justified by a substantial public need for this
project. Unfortunately, this is not a question that the City has bothered to ask, let alone
answer. For this reason alone the City must postpone any discussion of the Project until the
issue of spot zoning has been adequately addressed.
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ABCD contends the spot zoning is not justified because the Project will not address any
substantial public need. Given the number of hotels, restaurants and commercial/retail
space currently available in Palm Springs, it can hardly be argued that there is any public
need for more of the same. Accordingly, the proposed General Plan Amendment/Zone
change is illegal.

The City may not waive the applicable development standards through the adoption of
a PDD

The City continues to view the PDD not as a scalpel to carve out” desirable departures from
strict provisions of specific zone classifications,” but as a machete with which to strip away
any and all development standards that may apply, simply upon request by the project
proponents. The Project in this case is no exception.

The Staff Report admits that at almost 50 feet in height, the Project must comply with
several requirements of the High Rise Ordinance (93.04). In particular, the Project only
provides 43% open space, where 60% is required by the High-rise Ordinance. Likewise, the
Project provides 0 and 15 foot setbacks in the front and back, where 141 foot setbacks are
required by the Ordinance. The Project also fails to meet the less stringent set back and
open space requirements of the proposed C-1/R-3 zone.

Despite these inconsistencies, the applicant is seeking a PDD in part to get “approval for
development of a high-rise building pursuant to Zoning Code 93.04 (high rise buildings”
and “seck relief from the development standards from both the high-rise ordinance and the

underlying zones in terms of lot coverage, open space, height, setbacks, off-street loading
and parking.” Staff Report at page 8 of 23.

The problem with the staff’s analysis and the proposed findings is that they both ignore the
fact that the City's own municipal code does not permit the City to waive the requirements
of the High-Rise Ordinance by adopting a PDD. 94.03.00(C)(1) provides that “Structures
which exceed permitted heights shall be subject to the requirements of Sections 93.03.00
and 93.04.00.” 93.04.00 (A) mandates that 60% of site area for high-rise building must be
devoted to open space, while subsection (C)(1) requires a minimum setback of 3 feet for
every one foot of vertical rise of the building. Accordingly, the City must adhere to these
standards regardless of whether the project otherwise qualifies for a PDD.

Likewise, ABCD objects to the City’s modification of the parking requirements based on
the applicant’s parking plan. The Stafl’s analysis of the Project as it relates to parking is
flawed because the Staff fails to adequately account for the fact that the Project will create
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the need for additional parking in two ways, first by adding commercial development
requiring 93 parking spaces, but also by eliminating off-street parking that was previously
set aside for Colony Palms Hotel and Purple Palm Restaurant. According to the Staff
Report, approximately 16 parking spaces on the proposed project site had been allocated to
‘meet the unmet parking need associated with the Colony Hotel and Purple Palm Restaurant.
The total number unmet parking needs resulting from the Project, therefore, is at least 47.

According to the Staff Report, the Planning Commission concluded that the reduced off-
street parking proposed is “consistent with the general plan and reflected good zoning
practice given the urban characteristics of the Uptown commercial district.” This
contention, however, is difficult to reconcile with the City’s municipal code, which requires
parking accommodation even in urban areas.

Conclusion

For all the foregoing procedural and substantive reasons, I urge you to deny the project as
proposed.

Sincerely,
{s/ Babak Naficy

Babak Naficy
Counsel for ABCD
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November 4, 2014

City of Palm Springs

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

Re: Justification Letter, 750 Lofts Major Application

This proposal is for a proposed mixed use on approximately 1.13 acres in the uptown area
of Palm Springs. A GPA to CBD/MU will enable the density standards that will make this
project feasible.

The project consists of 46 new Holel rooms, commercial space on Palm Canyon and a
restaurant on Indian Canyon. The mixed use aspect of the project will add a 24 hour vitality
fo the 700 block, and will complement the existing hotel and gallery uses in this unique
area.

The proposal will incorporate contemporary a architectural statement with uptown with
good pedestrian scale. It will acknowledge its historic properties neighbors with height
setbacks and low overhangs. A pedestrian linkage through the property and a midblock
crosswalk will provide a connection to the neighbors to the East. Outdoor dining, building
orientation and an Art Walk will enhance the Indian Canyon walking experience. A
landscaped traffic median will slow traffic and reduce traffic conflicts.

This proposed application will correct a current condition an this block, changing an

inappropriate NCC designation to a mixed use designation that more accurately reflects the
uses on the adjacent parcels in the 700 Block.

Ei:

8 R. Cioffi ‘“ED
James Cioffi Architect, Inc. RECE
Owner / Agent NOV 10 201
G SERVICES
PLASSFAHF#‘*.ENT

2121 E. TAHQUITZ CANYON WAY, SUITE 3
PALM SPRINGS, CALIFORNIA 92262-7021
TEL 760 325 1557

FAX 760 327 8214 18 8
WWW, CIOFFIAROHITECT.COM
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December 19, 2014

Ms. Carol Blum

750 LOFTS, LLC

39 Crosby Street

PHS

New York, NY 10013

Subject: Proposed 750 Lofts Project ~ Parking Analysis (Updated 12/19/2014),
City of Palm Springs

Dear Ms. Blum:

RK ENGINEERING GROUP, INC. (RK) is pleased to provide this updated Parking Analysis for
the proposed 750 Lofts Project. The proposed site is located immediately to the north and
adjacent to the existing Alcazar Hotel, and is bound by North Palm Canyon Drive on the
west and North Indian Canyon Drive on the east, in the City of Palm Springs, as shown in
Exhibit A. The multi-use project will consist of construction of a 46-room hotel with 2,190
square feet of spa, a roof-top area with 47 seats, a 3,025 square foot quality restaurant
with a maximum of 50 seats provided, and 2,595 square feet of retail use. The proposed
project will also contain 62 off-street parking spaces, and will provide valet parking
services. A site plan for the proposed development is included in Exhibit B.

The multi-use nature of the proposed project provides an opportunity for shared parking
within the overall project site. The City of Palm Springs Municipal Code permits a shared
parking analysis for multi-use development. The location of the project site and its
proximity to the downtown area create opportunities for users and visitors to access the
_project site by other modes of transportation such as walking, or use of public
transportation such as trolley or taxi. Additionally, it is likely some hotel guests will utilize
taxi or shutties to and from the airport.

The City of Palm Springs Municipal Code parking requirements in conjunction with the
Urban Land Institute (UU) Shared Parking methodologies has been utilized to evaluate the
adequacy of the parking for the overall project site. Both weekday and weekend parking
demands have been evaluated, based on the hourly variations in parking demand.

4000 westerly place, suite 250
newpor beach, caliionia 92660 1 9 1

tel 949.474.0809 fax 949.474,0902
hitpiww skengineer.com




Ms. Carol Blum
750 LOFTS, LLC
December 19. 2014
Page 2

Based on the City of Palm Springs Municipal Code parking requirements and the
ULI shared parking methodology, the estimated shared peak parking demand is
not expected to exceed the available parking supply of 62 off-street parking
spaces.

If you have any questions regarding this study, or need further review, please do not
hesitate to call our office at (949) 474-0809.

o ’ -
— ’YM/""
y Alex Tabrizi, P.E. Tiffany Giordano, E.LT.
Associate Principal Engineer Engineer |
Attachments
TG:dt/RK10708.doc 1 9 2

IN:24471-2014-01



PROPOSED 750 LOFTS PROJECT
PARKING ANALYSIS
(UPDATED 12/19/2014)

City of Palm Springs, California

Prepared for:

Ms. Carol Blum
750 LOFTS, LLC
39 Crosby Street
PHS
New York, NY 10013

Prepared by:

RK ENGINEERING GROUP, INC.
4000 Westerly Place, Suite 280
Newport Beach, CA 92660

Robert Kahn, P.E.
Alex Tabrizi, P.E.
Tiffany no, E.LT.
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1.0 Project Description

RK ENGINEERING GROUP, INC. (RK) is pleased to provide this parking analysis for the
proposed 750 Lofts Project located in the City of Palm Springs. The project site is located
to the north and adjacent of the existing Alcazar Hotel, and is bound by North Palm
Canyon Drive on the west, and North indian Canyon Drive on the east, as shown on Exhibit
A. The proposed development will replace the existing buildings on-site. The site plan for

the project is shown in Exhibit B,

The proposed 750 Lofts Project will include construction of a 46-room hotel with 2,150
square feet of spa, a roof-top area with 47 seats, a 3,025 square foot quality restaurant
with a maximum of 50 seats to be provided, and 2,595 square feet of retail uses. This
project site is planned to include a total of 62 off-street parking spaces to accommodate
the forecast parking demand associated with the proposed project. it should be noted, the
proposed project is planned to include a valet service which will further increase the
parking capacity on the project site. The project will have two (2) project driveways; one
(1) existing full access driveway on North Palm Canyon Drive, and one (1) right-in/right-out
only driveway on North Indian Canyon Drive,

The proposed project site is currently zoned as a Planned Development (PD) district by the
current City of Palm Springs Zoning Map.

This analysis determines the parking requirements for the proposed project land uses based
on the City of Palm Springs Municipal Code. The analysis also evaluates the shared parking
demand for the proposed multi-use site utilizing the Urban Land Institute (ULI) shared
parking concepts and methodology and applicable rates of hourly parking demand and
utilization for each use.

1-1
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The project is planned to provide 62 off-street parking spaces. Therefore, based on the City
Municipal Code and assuming a total of 50% parking demand adjustment associated with
noncaptive and modal reduction, the site is forecast to have a parking deficiency of six (6)
parking spaces. However, since the proposed project is planned to include a valet service,
it is expected the six (6) deficient parking spaces can be accommodated by the increased
parking capacity from the valet services.

It should be noted that the proposed project, assuming shared parking conditions, is
forecasted to provide a sufficient number of parking spaces without the valet service.
Based upon the shared parking analysis without any additional parking capacity
associated with the valet service, an adequate number of parking spaces is
forecasted to be provided to accommodate the proposed land uses during any
time of weekday or weekend.
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2.0 Parking Analysis

2.1

City of Palm Springs Parking Requirements

As shown in Table 1, without assuming any shared parking opportunity between
the uses, the total combination of the proposed uses (hotel, roof-top area, retail,
and restaurant) for the proposed project would require a total of 68 off-street
parking spaces based on the City of Palm Springs Municipal Code. It should be
noted the location of the project site and its proximity to the downtown area create
opportunities for users and visitors to access the project site by other modes of
transportation such as walking, or use of public transportation such as trolley or taxi.
ULl recommends a 30% noncaptive reduction and a 60% mode adjustment for
restaurants that are near resort hotels (Appendix B).

This analysis assumes a total of fifty (50) percent adjustment in parking demand
associated with the retail, restaurant, and roof-top area land uses to account for
noncaptive and modal reductions. This estimate is conservative based on the Ul

recommendations and the downtown area features.

It is very likely some hotel guests will utilize taxi or shuttles to and from the airport.
However, this analysis is considered conservative since it does not account for any

modal or captive adjustments associated with the hotel use.

The applicable City of Palm Springs Municipal Code Parking Requirements are
included in Appendix A.

The project is planned to provide 62 off-street parking spaces. Therefore, based on
the City Municipal Code and assuming a total of 50% parking demand adjustment
associated with noncaptive and modal reduction, the site iés forecast to have a
parking deficiency of six (6) parking spaces. However, since the proposed project is

2-1
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2.2

planned to include a valet service, it is expected the six (6) deficient parking spaces
can be accommodated by the increased parking capacity from the valet services.

Additionally, the multi-use nature of the proposed project provides an opportunity
for shared parking within the overall project site. Shared parking is the use of a
parking space to serve two or more individual land uses without conflict or
encroachment. The ability to share parking between two or more uses is the result
of two conditions:

¢ Variations in the accumulation of vehicles by hour of day; and
o Relationships among the land uses that result in visiting multiple land uses
on the same auto trip.

The key goal of shared parking analysis is to find the balance between providing
adequate parking to support a development from a commercial viewpoint while
minimizing the negative aspects of excessive land area or resources devoted to
parking. Multi-use developments that share parking result in greater density, better
pedestrian connectivity, and, in turn, reduced reliance on driving, typically because
multiple destinations can be accessed by walking.

Shared Parking Parameters

RK has used procedures developed by the Urban Land Institute (UL from their 2005
publication, Shared Parking, Second Edition. This document contains the latest
procedures and data with respect to parking demand and shared parking. This
shared analysis utilizes the parking demand rates from the City of Palm Springs
Parking Requirements for each of the proposed project’s land uses.

The ULl shared parking analysis evaluates the types of land uses, parking rates,
monthly variations of parking demand by land use, differences between weekday
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and weekend parking demand, the hourly distribution of peak parking demand for

each type of land use, and captive versus non-captive parking demand within the

project site. This analysis is based on a selection of ULl procedures to evaluate peak

parking demand that will occur at the proposed 750 Lofts Project.

The ULl parameters were used in conjunction with the City of Palm Springs parking

rates to analyze shared parking demand at the project site. The analysis is based on

the following inputs and calculations for each fand use:

1.

ULl peak parking demand by land use for visitors and employees.
The ULI Shared Parking model proportions the parking rates between visitors
and employees for weekday and weekend conditions, each with their own
parking demand characteristics. While the ULI parking rates were modified
to reflect the City of Palm Springs’ Municipal Code, the split between
employees and visitors identified in the ULI analysis was used.

ULl hourly variations of parking demand. Throughout the day, a
different percentage of employees and visitors are expected.

ULI weekday versus weekend adjustment factor. Weekdays and
weekends attract a different percentage of visitors and employees based on

the land use.

Captive trip reductions. As with most multi use developments, the
proposed project is expected to have a small percentage of captive trips
between users within the development, which further reduces the parking
demand. The parking demand is reduced due the fact that multiple land
uses are visited while parking only once. |
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5. Modal adjustment reductions. [t is expected that some visitors may use
different modes of transportation, and it is typical to take a modal
adjustment for this type of development. The modal adjustment takes into
account modes such as walking, biking, and other non-auto modes of
transportation to and from the site for employees.

As previously noted the location of the project site and its proximity to the downtown
area create opportunities for users and wisitors to access the project site by other
modes of transportation such as walking, or use of public transportation such as
trolley or taxi. ULl recommends a 30% noncaptive reduction and a 60% mode
adjustment for restaurants that are near resort hotels (Appendix B).

This analysis assumes a total of fifty (50) percent adjustment in parking demand
associated with the retail, restaurant, and roof-top area land uses to account for
noncaptive and modal reductions. This estimate is conservative based on the ULl
recommendations and the downtown area features.

It is very likely some hotel guests will utilize taxi or shuttles to and from the airport.
However, this analysis is considered conservative since it does not account for any
modal or captive adjustments associated with the hotel use.

The analysis also does not account for the following ULl procedure which could
potentially further reduce parking demand associated with the proposed project:

1. ULl monthly adjustment factors. Throughout the year, differing land
uses peak during different months. For example, retail land uses are typically
expected to peak during the end of the year in late December. The parking
demand is reduced during the months that the land use is not expected to
peak. For this project, it is assumed that the land uses will be peaking
throughout the year to be conservative.
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2.3

Shared Parking Results

Table 2 and 3 prdvide the hourly shared parking demand for the weekday and
weekend, respectively, based on the number of required parking spaces determined
by the City of Palm Springs Municipal Code and the ULl-based hourly parking
demand.  The tables also calculate the split of demand between visitor and
employees based on the ULI methodology and the City of Palm Springs Municipat
Code parking rates. Table 4 provides a summary detailing the percent of parking
spaces expected to be occupied throughout a typical weekday and weekend
assuming shared parking conditions.

* During a typical weekday, the expected peak will occur at 6:00 PM, 8:00 PM,
and 9:00 PM with 56 parking spaces occupied, or 90.3% of the total
supplied parking.

* During a typical weekend, the expected peak will occur at 8:00 PM and 9:00
PM with 59 parking spaces occupied, or 95.2% of the total supplied parking.

Exhibit C shows the peak shared parking demand for weekday conditions, whereas,
Exhibit D shows peak shared parking demand for weekend conditions for the
project site. As shown on these exhibits, peak parking demand can be
accommodated during all times of the weekday and weekend.

It should be noted that the project will provide valet services. When valet services
are utilized, vehicles can be double-stacked, allowing additional parking spaces. A
valet parking plan should be developed for the project site and approved by the City
and the Fire Department. It should be noted that the proposed project, assuming
shared parking conditions, is forecasted to provide a sufficient number of parking

spaces without the valet service.
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The proposed 750 Lofts Project would provide a total of 62 off-street parking
spaces. Based upon the shared parking analysis without any additional
parking capacity associated with the valet service, an adequate number of
parking spaces is forecasted to be provided to accommodate the
proposed land uses during any time of weekday or weekend.

2-6
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3.0 Conclusions

The following conclusions have been reached with respect to the proposed 750 Lofts
Project:

1. The project would consist of hotel, roof-top area, retail, and restaurant uses, which
are compatible from a shared parking standpoint. Peak parking demand will not
occur simultaneously from all of the various uses.

2. Based on the City of Palm Springs Municipal Code and the proposed land uses, the
project would require 68 parking spaces without assuming a shared parking
condition.

3. Utilizing the shared parking concept as applicable to the proposed project, the shared
peak parking demand for the project has been estimated to be 56 parking spaces
during peak weekday conditions and 59 parking spaces during peak weekend

conditions.

4. The proposed project is planned to provide 62 off-street parking spaces, as well as a
valet service. The valet service will allow double-stacking of vehicles, increasing the

parking supply.

5. Based on the City of Palm Springs Municipal Code and the ULl shared parking
methodology, the forecast shared parking demand for the proposed project can be
accommodated by the 62 off-street parking spaces planned to be provided by the
proposed project.

6. The project should monitor its peak parking demand as needed to refine parking
management operations at the site.
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