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3. Major Architectural Application to review the proposed residence designs. 
Final Development Plans will be submitted at a later time. 

4. Tentative Tract Map to subdivide four lots consisting of 156.18 gross acres into 
public park (5.39 acres), preserved open space (24.93 acres), 137 attached 
single-family residential lots (17.8 acres), 292 detached single-family residential 
lots (45.6 acres), private streets (20.01 acres) and private open space (42.5 
acres). 

 
In addition to the above, the applicant has submitted a Development Agreement which 
will be considered at a future public hearing by the Planning Commission and City 
Council. 
 
RECOMMENDATION: 
 
That the Planning Commission recommend City Council approve the proposed General 
Plan Amendments, Planned Development District in-lieu-of Zone Change (PD 366) and 
Tentative Tract Map (TTM 36691) for 429-unit residential development and public park, 
subject to conditions. 
 
ISSUES: 
 

• Gated communities are prohibited pursuant the General Plan Policy CD 14-6.   
• Attached product in northerly triangle includes narrow streets which require no 

street parking on motor courtyard shared by 8-unit clusters.  
• Typical sidewalks adjacent streets not proposed.  Instead, walking paths are 

proposed between homes in private common open space, similar to the planned 
community pattern of Radburn, NJ, which separates traffic by mode of 
transportation. 

• Final location of “CV Link”, whether through the project site or not, still needs to 
be determined. 

• Height of most homes allowed at 24ft by PD, which is greater than that allowed in 
adjacent R-1 zones (18ft.). 

 
BACKGROUND: 
 

 
Planning Areas 
Specific Plan None  
Design Plan None  
Airport Overlay Yes According to the 2005 Riverside County Airport 

Land Use Compatibility Plan, the northerly 
triangle is within Zone C and the southerly 
triangle is within Zone D.  The project has been 
reviewed by the RCALU Commission. 

Most Recent Change of Ownership 
March 2013 PS Country Club LLC purchased the property. 
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PORTION OF AIRPORT LAND USE COMPATIBILITY MASTER PLAN MAP SHOWING  

THE SITE IN THE ZONES “C” AND “D” 
 
 

 
 

NORTHERLY TRIANGLE    SOUTHERLY TRIANGLE 
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Neighborhood Meeting 
Numerous Since 2013, the applicant has held numerous neighborhood meetings with 

surrounding residential communities and property owners.   
 
Sign Posting of Pending Project 
04/28/2014 The City received verification that two signs had been posted on-site as required 

by Section 94.09.00 of the Zoning Code.   
 
 
Northerly Triangle / Site 
General Plan, Zoning and Land Uses of Site & Surrounding Areas 
 Existing General Plan 

Designations 
Existing Zoning Designation Existing Land Use 

Site OS – P/R (Open Space – 
Parks / Recreation) 

O (Open Land) Abandoned Golf Course 

North VLDR (Very Low Density 
Residential) 

PD-267(Planned Development 267) Single-family Residential 
Gated Community  

South VLDR R-1-C (Single Family Residential) Single-family Residential 
East VLDR PD-267 Single-family Residential 

Gated Community 
West VLDR PD-267 Single-family Residential 

Gated Community 
 
Southerly Triangle / Site 
General Plan, Zoning and Land Uses of Site & Surrounding Areas 
 Existing General Plan 

Designations 
Existing Zoning Designation Existing Land Use 

Site OS – P/R (Open Space – 
Parks / Recreation) and 
OS – W (Open Space - Water) 

O-5 (Open Land) Abandoned Golf Course 

North VLDR and OS – W PD-267 and W (Watercourse) Single-family Residential 
Gated Community and 
Whitewater River Wash 

South VLDR R-1-C Single-family Residential 
East W and LDR (Low Density 

Residential) 
W and O-5 Single-family Residential 

Gated Community and 
Whitewater River Wash 

West VLDR R-1-C Single-family Residential 
 
 
PROJECT DESCRIPTION: 
 
The proposed project consists of the repurposing the former Palm Springs Country Club 
property – a deteriorated, abandoned golf course of about 126 acres.  The total land 
under ownership by the applicant includes roughly 156 acres, of which about 131 acres 
are surrounded by residential and the remaining 25 acres are within the Whitewater 
River.    
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The applicant is seeking approval to develop the 126 acres with residential units and 
5.39 acres with parkland available to the public.  A summary of the proposed land uses 
is provided below: 
 

Land Use Description Acreage 
Proposed SFR – Attached (Lots 1-137) 17.77 
Proposed SFR – Detached (Lots 138-194, 395-398) 16.03 
Proposed SFR – Detached (Lots 195-394, 399-429) 29.56 
Proposed Private Streets (Streets “A” – “S”) 20.01 
Proposed Private Open Space (Lots “A” – “W”, “Z” 
and “AA”) 

42.49 

Proposed Project Net Acreage Total 125.86 
Public Open Space / Park 5.39 
Open Space in Whitewater River 24.93 

Gross Project Acreage Total 156.18 
 
At this time, three residential product types are proposed for each of the three defined 
lot types within the subdivision.  The northerly triangle contains all of the proposed 
attached residences, which will be constructed on lots that are 5,000 sq. ft. or larger.  
The southerly triangle contains all detached residential options, which include product 
types for lots that are 5,000 sq. ft. or larger and product types for lots that are 8,000 sq. 
ft. or larger. 
 
Street Circulation:  The street system is configured organically around with the current 
land layout.  Access to the development is provided from Golden Sands (adjacent to 
Sunrise Way) and Whitewater Club Drive.  Emergency vehicle access is proposed at 
Country Club Drive and Francis Drive. 
 
The northerly triangle includes a primary roadway along its outer perimeter except on 
the southerly portion.  The primary roadway is proposed to be 37 feet wide (including 
wedge curbs) and provides access to hammerheads, which are 24 feet wide.  Each 
hammerhead serves eight lots, except one which serves four lots at the easterly end.  
No vehicular parking would be permitted on the private hammerhead streets. 
 
The southerly triangle is a main private roadway providing access to cul-de-sac bulb 
streets and direct access to individual lots.  The main roadway and most cul-de-sac 
streets are 37 feet wide; there are two streets on the south and west sides of the 
southerly triangle that are 33 feet wide (including wedge curbs). 
 
Phasing: The street improvements and adjacent home developments are proposed in 
phases.  Doing so allows the project to avoid mass grading of the entire project site and 
reduces the potential of a half-finished project that becomes stalled as a result of a 
recession.  Staff has included a condition of approval that the applicant provides a 
phasing plan as a part of any Final Development Plan proposal. 
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ANALYSIS:  
 

General Plan 
Land Use:  The applicant seeks to amend the land use of 120 acres from Open Space – Parks 
/ Recreation to Very Low Density Residential (VLDR), which allows up to 4 dwelling units to the 
acre.  The analysis below is based on the proposed VLDR land use designation. 
Land Use Designation Density Proposed Project Compliance 
VLDR (Very Low Density Residential) Up to 4 du / acre 440 Residences on 125.88 acres = 

3.5 dwelling units per acre 
Yes 

Open Space – Park / Recreation None 5.37 acres proposed to be 
developed as public park 

Yes 

Recreation, Open Space, and Conservation (ROSC) Element.  The proposed project 
includes a new public park of about five acres in size.  In order to include the park within the 
city’s inventory, the ROSC element will need to be amended and updated.  Staff has included a 
track-changes version of the proposed changes as an attachment to this report. 

 
Zoning 
 

Two zones currently exist on the roughly 126-acre project site: O and O-5:  
 

 
 
The applicant seeks approval of a PD-in-lieu of zone change.  If approved, the new zoning 
would be PD-366. 
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Permitted Uses:   
 
Current Zoning: 
     Uses allowed within the “O” zone include agricultural, public parking, public parks, open 
space and recreation facilities.  Additionally permitted uses with the approval of a Conditional 
Use Permit (CUP) include cemeteries, energy uses, large scale residential, golf courses, 
driving ranges, places of assembly, private commercial recreation facilities and other uses as 
listed in Section 92.21.01 of the Zoning Code.  
     Uses permitted within the O-5 zone include the above-mentioned, as well as those uses 
permitted by right-of-zone in the R-1 (single-family) zoning – Section 92.01.01(A). 
 
Proposed Zoning: 
    The proposed zoning of the site is PD-366.  Permitted uses will be single-family residential 
and accessory uses; generally, consistent with Section 92.01.01 R-1 of the Zoning Code. 
 
 

 
Development Standards: 
 
 O Requirements O-5 Requirements Proposed Project: 

PDD 366 
Comply 

 A. Lot Area  None 5 acre minimum 5,000 sq. ft. minimum 
8,000 sq. ft. minimum 

No, per 
PDD 

B. Lot Dimension  
 Min. Width None 250 feet 35 or 50 feet minimum 

80 feet minimum 
No, per 

PDD 
Min. Depth None 250 feet 100 feet minimum No, per 

PDD 
C. Density     
D. Building Height 24 feet 15 feet 24 feet No, per 

PDD 
E. Yard Setbacks  
 1. General 

Provisions 
10 feet min. from side or rear lot line. 
Garages / parking spaces not permitted 
across front yard. 
Side yard may be used for parking. 

Parking / garages 
located in front. 

No, per 
PDD 

 2. Minimum Yards None 50 feet See table on site plan No, per 
PDD 

F. Lot Coverage 
Maximum 

None  10% (however, typical 
SFR is 35%) 

40% or 60% No, per 
PDD 

G. Distance 
Between Buildings 

15 feet minimum 
20 feet minimum between accessory and 
main buildings or between accessory 
buildings, unless there is  a common wall 

No requirement 
specified 

No, per 
PDD 

I. Off-street Parking Two spaces for each dwelling unit within a 
garage or carport. 

Two covered parking 
spaces per residence 

Yes 

 J. Trash Enclosure  Required Provided at each 
individual home 

Yes 
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As a part of the proposed project, the applicant has provided specific development 
standards for the various lots within the project: 
 

 
 
AAC Review: 
 
On June 9, 2014, the Architectural Advisory Committee reviewed and recommended 
approval of the project, subject to the following: 
 

1. Landscape plan for Return-style portion of project to return for AAC review. 
2. Elevation for Radburn-style portion along streets facing existing condos to return. 
3. Buffers/wall/open fencing along perimeter to return. 
4. All residential products to have group elevations in color with different roofing, 

materials and landscaping. 
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5. Guest parking plan to be provided. 
6. Potential paseo within Radburn-style portion of project should be provided to link 

open space. 
7. Roof types to be mixed and return.  
8. Buffers to be increased to condos and mobile home park. 

 
In response, the applicant moved the southerly portion of the attached residential 
product further from the mobile home park to create additional open buffer space.  The 
other items will be addressed at the Final Development Plan submittal stage. 
 
Discussion of Public Benefit: 
 
Pursuant the City Council 2008 policy on Public Benefit on Planned Developments, the 
applicant is to propose some form of public benefit “proportional to the nature, 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, etc.”  
 
The applicant is seeking the following relief via the Planned Development District: 
 

• Creating density in open land area; 
• Establishing development standards for new residential, including lot standards 

(width and area) and development standards (setbacks, height and coverage) 
that are less than those typical for R-1 zones in Palm Springs  

 
The applicant has submitted a summary of the proposed public benefits: 
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REQUIRED FINDINGS 
 
The proposal requires that findings be made following applications: 
 

• General Plan Amendment 
• Planned Development District in lieu of zone change 
• Tentative Tract Map 
• Architectural Review 

 
 
Staff has prepared an analysis for each of the application findings below. 
 
General Plan Amendment: The State of California Governmental Code Sections 
65350 – 65362 outlines the procedures and requirements for Cities and Counties to 
create and amend their General Plan.  There are, however, no specific findings for a 
General Plan Amendment (GPA).  Staff reviewed the proposed GPA and identified the 
following aspects of compatibility for the Planning Commission and City Council to use 
in considering the GPA request: 
 

• Compatibility of the proposed VLDR (Very Low Density Residential) land use 
designation with adjacent land uses and development patterns. 

• Potential adverse impacts to existing or future development in the vicinity.   
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Findings of Compatibility of the proposed VLDR land use designation with 
existing adjacent land uses and development patterns.   

 
The subject site is currently designated OS-P/R (Open Space – Parks/Recreation) by 
the General Plan Land Use map, which is used for regional, local and neighborhood 
parks and other “active” recreational uses.  The site borders residential development on 
nearly all sides of the project.  A portion of the project site borders the Whitewater River 
(Wash).  The proposed land use density of VLDR is consistent with the adjacent and 
surrounding land uses, and the proposed VLDR designation for the project site is a 
logical continuation of those land uses and densities.  Thus, the proposed VLDR land 
use designation on the project site is compatible with adjacent land uses and will 
continue the same pattern of development.  
 

Finding that there are no potential adverse impacts to existing or future 
development in the area.  

 
The proposed General Plan Amendment would allow an increase in density, however it 
is in a continuation of the adjacent land use and will provide a consistent development 
pattern to that which exists currently in the area.  Through the environmental review and 
hearing processes, it is anticipated that potential adverse impacts to existing or future 
developments in the area will be addressed. 
 
Planned Development District / Conditional Use Permit:  A Planned Development 
District is subject to the requirements of Zoning Code Section 94.02.00, including 
required findings contained therein. A PD may be approved in lieu of a change of zone if 
both findings for the PD and Change of Zone are made by the City Council.  An analysis 
of all required findings for a PD in lieu of zone change is provided below: 
 

 1.  The proposed change of zone is in conformity with the general plan 
map and report. Any amendment of the general plan necessitated by the 
proposed change of zone should be made according to the procedure set 
forth in the State Planning Law either prior to the zone change, or notice 
may be given and hearings held on such general plan amendment 
concurrently with notice and hearings on the proposed change of zone. 

As noted above, the project includes a request to change the land use designation from 
Open Space – Parks/Recreation to Very Low Density Residential.  This request will be 
heard concurrently with the proposed change of zone. 
 
In addition to Land Use Element of the 2007 General Plan, the project was reviewed for 
conformity with General Plan Policies as follows:    
 

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

 
The proposed development is of a similar scale to the surrounding development, and 
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would create additional density compatible with its surrounding patterns of development.     
 

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

 
The proposed development will use existing street connections for primary access 
points to the site.  New pedestrian paths will be created in open landscape areas 
between dwellings and separated from vehicular streets.  The project will potentially 
include an access way through the site for the Coachella Valley Link (“CV Link”).  These 
will enhance connectivity internally and through the site. 
 

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

 
The applicant proposes 429 attached and detached single family residential dwellings.  
The residences will be constructed on lots that are at least 5,000 or 8,000 square feet in 
size.  The applicant is seeking specific development standards for the proposed homes, 
which are similar to other developments in the surrounding areas.   Street access is 
provided to all homes and all streets will be wide enough to accommodate emergency 
access vehicles.  The project is surrounded by a variety of related residential uses, 
including multi-family condominiums and single family homes.  Therefore, the subject 
property is suitable for the uses permitted and proposed in PD-366. 
 

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

The project will enhance the current derelict open space condition.   The requested PD 
in lieu of a change of zone proposes uses and development standards that are 
consistent and complementary with some of the existing properties adjacent to the 
project site.  Homes will be separated by open space with landscape paths.  A public 
park will be developed as a part of the project that will be beneficial to adjacent 
properties and residents. Therefore, the proposal is not likely to be detrimental to the 
adjacent properties and residents.   
 

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

As part of the proposed project, a change of zone from “O” and “O-5” to PD-366 has 
been requested to allow the proposed residential development.  Section 94.03.00 
specifically allows such action; therefore, the use applied for at the subject location is 
properly one for which is authorized by the Zoning Code. 
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b.  That the use is necessary or desirable for the development of the 
community, is in harmony with the various elements or objectives of the 
general plan, and is not detrimental to existing uses or to future uses 
specifically permitted in the zone in which the proposed use is to be 
located; 
 

The proposed use is a form of single-family living that has been successful in Palm 
Springs, including the surrounding areas of the project, wherein smaller lots exceeding 
5,000 or 8,000 square feet accommodate a moderate dwelling size.  Each site will 
contain a one-story residence with garage and private yard space.  Other projects with 
similar lot and home sizes are located elsewhere in the City.  Therefore, the use is 
desirable for the development of the community. 
 
The proposed land use designation of the site is VLDR (Very Low Density Residential), 
which is described as “typical single-family detached residential development and other 
uses as allowed by code.”  The proposed single-family residential use is detached.  
Thus, the use is consistent with the general plan. 
 
The project will consist of one-story single-family residential on vacant land which will be 
re-zoned to PD-366.  No other uses are permitted within this zone.  Should alternate 
uses be proposed, an amendment to the PD would be required.  Consequently, the use 
is not detrimental to the existing uses or to future uses specifically permitted in the zone 
(PD-366). 

 
c.  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 project site is approximately 126-acres in total size and will be subdivided to 
accommodate 429 lots for residential homes.  Private streets will provide access to 
each lot and include other necessary public utilities.  The PD will establish all 
development standards for each residential parcel to accommodate a typical single-
family residence or an attached residential product with open space and outdoor living.  
Therefore, the site for the intended residences is adequate in size and shape to adjust 
such use to those existing and future permitted uses of land in the neighborhood.   

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

The project will have two primary vehicular access points.  The northerly entry point will 
occur from San Raphael Road which is a Secondary Thoroughfare according to the 
General Plan Circulation Element.   The southerly access point will be located at the 
northerly terminus to Whitewater Club Drive which designed as a Collector under the 
Circulation Element.  The impacts to these entries and other surrounding street 
intersections were evaluated under a traffic study as a part of the Environmental Impact 
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Report (EIR).  Based on the findings in the study, mitigation measures are required to 
ensure the traffic related impacts are mitigated to less than significant levels.  With the 
mitigation measures, the site for the proposed use is expected to carry the type and 
quantity of traffic to be generated by the residential uses. 

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

 
A set of draft conditions of approval are proposed and attached to this staff report as 
Exhibit “A” to ensure the public health, safety and general welfare are protected. 
 
Tentative Tract Map: Findings are required for the proposed subdivision pursuant to 
Section 66474 of the Subdivision Map Act. These findings and a discussion of the 
project as it relates to these findings follow: 
 

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

 
The proposed TTM is consistent with the proposed General Plan Land Use Element, 
because the General Plan designation for the site is Very Low Density Residential (up 
to 4 du/ac).  The proposed density of the tract map is 3.4 dwelling units per acre (du/ac) 
and is thus consistent with the General Plan in terms of density.   
 
The project was given further review for conformity with the General Plan as follows:    
 

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

 
The proposed development is of a similar scale to the surrounding development, and 
would create additional density compatible with its surrounding patterns of development.     
 

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

 
The proposed development will use existing street connections for primary access 
points to the site.  New pedestrian paths will be created in open landscape areas 
between dwellings and separated from vehicular streets.  The project will potentially 
include an access way through the site for the Coachella Valley Link (“CV Link”).  These 
will enhance connectivity internally and through the site. 
 

b. The design and improvements of the proposed Tentative Tract Map and 
Tentative Parcel Map are consistent with the zone in which the property is 
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located. 
 
The proposed project includes a change of zone to PD-366, and seeks a specific 
development plan for the 125-acre site.  There will be 429 residences with improved 
street access, utilities and other typical services provided to residential development.  
Developable lots are required to be at least 5,000 or 8,000 square feet in size.  The PD 
also proposes a set of development standards and design details with specific 
standards.    
 

c. The site is physically suited for this type of development. 
 
The project site is flat and is located in an area with all urban services and utilities, 
including streets.  The project proposes 429 attached and detached single-family 
residential dwelling units on individual lots with private streets and private common open 
space.  The project is surrounded by similar residential uses, including other single-
family and multi-family residences.  The site has adequate vehicular access to the 
public streets, including Whitewater Club Drive and San Raphael Road.  Therefore, the 
site is physically suited for this type of development and is proposed with adequate 
access to the network of public streets.   
 

d. The site is physically suited for the proposed density of development. 
 
The project proposes an overall site density of 3.4 dwelling units per acre and the 
proposed General Plan land use designation of VLDR coincides with the proposed 
density.  The site abuts improved public streets with existing utilities and with right of way 
widths that are projected in the City’s 2007 General Plan update to operate at normal 
levels of service (LOS).  Consequently, the site is physically suited for the proposed 
density of development.   
 

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

 
An Environmental Impact Report (EIR) evaluated the potential impacts related to fish, 
wildlife and other habitats.   As a part of the EIR, a biological investigation and survey were 
completed.   Based on the results of these studies, no plants, reptiles, birds, or mammals 
that are identified as a candidate or sensitive by any local, state, or government agency, 
were encountered or showed substantial evidence of occupied habitat on the proposed 
project site.  The project is required to comply with the Coachella Valley Multiple Species 
Habitat Conservation Plan (MSHCP) and the payment of habitat conservation fees is 
required.  Therefore, the design of the subdivision is not likely to cause environmental 
damage or substantially and avoidable impacts to fish, wildlife and their habitats. 
 

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

 
The design of the proposed subdivision includes connections to all public utilities including 
water and sewer systems.  The layout of internal private streets provides access to each 
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lot.  The subdivision is proposed with sidewalks along private open spaces.  With the 
approval of the General Plan Amendment and PD, the residential uses will be not likely 
cause serious public health problems.    
 

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

 
Public easements will be provided to accommodate needed utilities, as well as a master 
drainage line that will be constructed at a future time. There are no other easement 
conflicts known with the design of the proposed subdivision.  Therefore, the design of the 
subdivision will not conflict with easements for access through or use of the property.  
 
Architectural Review:  Staff evaluated the proposal against the architectural review 
guidelines, pursuant to Section 94.04.00 of the Zoning Code, and prepared the following 
response: 

 
 Guideline: Conform? Staff Evaluation: 
1 Does the proposed 

development provide a 
desirable environment for its 
occupants? 

Yes As it relates to the detached single-family development, each residence 
will have small private yards and private pool areas, a desirable 
environment for many seeking home ownership in Palm Springs.     
 
The attached single-family residences have small private patio areas with 
no space for pools.  Common outdoor recreation areas within the private 
open space areas in close proximity would provide a more desirable 
environment for those within the development. 
 
All residences will include two covered parking spaces for shading during 
summer months. 
 
Walking paths are proposed throughout the project to create a desirable 
environment for residents.   

2 Is the proposed development 
compatible with the character 
of adjacent and surrounding 
developments? 

Yes The project is mostly compatible with the existing development in the 
surrounding areas.  The project proposes single-story residential 
development consistent in density and development.   

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

Yes The project architecture includes contemporary architectural design 
prototypes for the various residential areas within the PD.  Final 
architectural design will be reviewed once the Final Development Plan 
has been submitted. 

4 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 

Yes The project offers small private yards in the SFR’s.  The proposed PD and 
tract map requests approval of 5,000 square foot lots with significantly 
reduced setbacks and greater lot coverage.  
 
Sidewalks are proposed in the throughout the common open space areas 
and will provide separation between pedestrian and vehicular traffic.   
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5 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 

Yes Proposed land uses and densities generally reflect adjacent existing 
developments around the project.  The southerly triangle includes lots 
similar in size to the adjacent R-1-C zoning and parcels similar in size to 
the Four Seasons development located to the northwest.  The northerly 
triangle includes smaller compact lots surrounding the residential mobile 
home park. 
 

6 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 

No The proposal is seeking deviations to development standards as shown in 
the zoning analysis above.   

7 Building design, materials 
and colors to be sympathetic 
with desert surroundings 

Yes Conceptual building designs have been provided and appear well 
composed.  Final building materials and colors will be evaluated during 
the Final Development Plan review.  

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

Yes Awnings and building overhangs are shown over windows and doors for 
solar control and to enhance building appearance.  Further analysis will 
be completed when the Final PDD is submitted 

9 Consistency of composition 
and treatment 

Yes Proposed building elevations include a variety of building materials and 
shapes that are crafted to create a unique contemporary design. 

10 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 

Unknown This cannot be evaluated because landscape architectural plans have not 
been submitted.  This aspect will be evaluated when the final PD is 
submitted.   

 
 
ENVIRONMENTAL DETERMINATION: 
 
In accordance with Section 15063 of the CEQA Guidelines, the City of Palm Springs 
(Lead Agency) conducted an Initial Study and determined that the project raised 
potentially significant concerns. A Draft Environmental Impact Report (Draft EIR) was 
prepared to assure adequate review of potential impacts associated with the approval 
and implementation of the proposed project. 
 
On December 23, 2015, the City of Palm Springs prepared and distributed the Initial 
Study and Notice of Preparation (NOP) to public agencies, including responsible and 
trustee agencies, members of the public, and the California office of Planning and 
Research, State Clearinghouse.  In accordance with CEQA requirements, this began 
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Attachments: 
 

1. Vicinity Map 
2. Draft Resolution with Conditions of Approval 
3. Edits Proposed to ROSC Element (excerpt) 
4. 6/09/2014 AAC Minutes (excerpt) 
5. Applicant Letter 
6. Applicant Summary of Neighborhood Meetings 
7. Public Correspondence  
8. 11”x17” Booklet containing Site Plans, Floor Plans, Elevations and Landscape 

Plans 
9. Draft and Final EIR (distributed separately) 
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