: Planning Commission Staff Report

. Date: - January 14, 2009
Case No.: 5.1137 PD - 335; TTM 35230 and 3.3028 —MAJ.
Appiication Type: Planned  Development District; Major  Architectural

Application, and Tentative Tract Map

Location: . 300 South Palm Canyon Drive at the southeast corner of
South Palm Canyon Drive and Baristo Road

Applicant: - Wessman Holdings

Zone: - CBD (Central Business District) _

Geheral Plan: CBD
_ Alé’N: : 513-204-005

From: Craig Ewing, AICF’;‘Director of Planning Services
Project Planner: Ken Lyon, Associate Planner

PROJECT SUMMARY:

' The'project is comprised of:

1. A Planned Development District (PDD) Application to create a unique set of
development standards for a proposed mixed use development at 300 South
Palm Canyon Drive. '

2. A Major Architectural Application for a mixed-use development at 300 South
Palm Canyon Drive.

'3, A Tentative Tract Map Application for condominium purposes.

RECOMMENDATION:

" That the Planning Commission: ‘ - -
~1. Adopt the mitigated negative declaration and approve Case 5.1137, PDD 335

and 3.3028 MAJ subject to the attached conditions of approval.
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2. Recommend that the City Council adopt the mitigated negative declaration and

approve Case 5.1137; PDD 335 and TTM 35230 subject to the attached
conditions of approval.

PRIOR ACTIONS:

» The Architectural Advisory Committee (AAC) reviewed the subject project on January
- 22, 2007, March 12, 2007, March 26, 2007, June 25, 2007, August 20, 2007, and

June 8, 2008. A summary of the AAC’s comments from each of these meetings are -

“attached to this. staff report. The following comments from the AAC were
mcorporated in the current project scheme

o Ehmmat_lon ofthe proposed dining terrace on the existing building.
o Revised the south and east-facing balconies relative to the property line.

Certain comments from the AAC that are not reflected in the current scheme include: _

o Set the new building further back from Palm Canyon to preserve the view
of the bank building.

o Change the full depth balconies on the north fagade of the new building to
“Juliet balconies” to afford more space between the new bu1ld|ng and the
existing.

o Prowde more space between the new bundmg and the eX|st|ng buﬂdlng

e On October 10, 2007, the Planning Commlsswn held a.public heanng to conS|der
Case 5.1137PD-335, 3.3028MAJ, & TTM 35230 and voted 7-0-0 for the project to be
continued and forthe appilcant to restudy the project. Specific comments included:

o The dining terrace is a problem

o Clarify how the project.addresses the parameters of the Downtown Urban
~ Design Plan (DUDP). ,

o Restudy the setbacks and space between the bank building and the proposed

-~ new building, seems “shoehorned” on the site.

o Evaluate other uses for the bank building instead of a restaurant that would :

' cause less of an impact to the exterior of that building.
o Restudy provadmg more off-street.parking.
o Consider LEED certification.

In addltlon the site and existing building has been subject to the foliowmg actions
related to MunICIpaI Code Section 8.05, the Historic Preservation ordlnance

. March 13, 2007, the Historic Site Preservation Board (HSPB) voted 6 — 0 to

recommend to the City Council the designation of 300 South Palm Canyon Drive,
formerly known as the Santa Fe Federa! Savmgs Bank asa Ctass 1 historic site.

e On April 4, 2007, at a public hearing on the HSPB S recommendatlon to deS|gnate

the Santa Fe Building a Class 1 historic site, the Crty Council voted 3-2-0
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(Councilmember Foat and Mayor Pro Tem Pougnet opposing) to continue the public
hearing on the Class 1 designation in order to consider the designation concurrent
with this case (5.1137PDD- 335, 3. 3028MAJ, & TTM 35230).

BACKGROUND AND SETTING:

The proposed project site is a 0.676-acre (roughly 29, 447 net square fOot)'parceI in the
Central Business District at the southeast corner of South Palm Canyon Drive and
Baristo Road at the southern end of downtown Palm Springs.

The site measures approximately 194 feet by 166 feet. It is burrently deVeIoped with a
building constructed in 1960, known as the Santa Fe Federal. Saving Bank (“The

Wessman Building”). The site is fully developed with vehicular entry and exit on both

Baristo Road and South Palm Canyon Drive. The site slopes gently downward from
south to north. The existing building is located roughly in the northwestern corner of the

site with 17 foot. wide landscape areas facing Baristo Road and South Palm Canyon
- Drive. On the east of the building is an existing parking lot and former drive-up teller
window lane, and on the south is contlnuauon of the parking lot and exit driveway
connecting to Palm Canyon Drive.

- The southern end of the downtown area has been home to many financial institutions
since-the 1950’s and is still considered by many to be “the financial district” of Palm

Springs. The aerial photo below shows the context of the site.

Aerial photo showing the 300 South Palm Canyon Building in the center
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The Santa Fe Federal Savings Bank/Wessman Building:

The existing building was designed by prominent local architect E. Stewart Williams as a
branch office for the Santa Fe Federal Savings and Loan Corporation in 1957.
Construction was completed in 1960. The building is a steel frame structure with
extensive use of glass and distinctive aluminum sun screens. |t has wide cantilevered
roof overhangs that shield the large expanse of glass from the desert sun. The building
.rests on a raised concrete “base” with cantilevered edges that give it the appearance of
floating above the adjacent landscape.” Additional description is included in the analysis
that follows.

Contemporary Photo of the Santa Fe Federal Savings ,Bank (Wessman Building)

There are traditional pedestrian-oriented downtown commercial uses and structures to
the north and big-box retail with large parking lots to the south, the existing development
in the immediate vicinity of the project does not follow any particular style or pattem.
The surrounding land uses, General Plan deS|gnat|ons and Zoning are summarized in
Table 1 as follows:

' In 2004, the building was recognized as a significant example of the Internatlonal Modern Style of
: archltecture in the Citywide Historic Resources Survey

Based' on its April 4, 2007 action, the City Council will take up consideration of the historic designation
recommendation of the HSPB on the Santa Fe Building concurrent with its review of Baristo Lofts and
consideration of the Plannlng Commissions recommendations on this prOJect
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Table 1: Surrounding Iend uses, General Pla'n, Zoning

Land Use General Plan _ Zoning
North | Commercial (two story CBD (Central Business - CBD (Central .
vacant office building) District) Business District)
East | Commercial (single story | CBD (Central Business | CBD (Central
1 multi-tenant retail strip) District) - Business District)
South | Commercial (single story | CBD (Central Business CBD (Central
.- | big box retail store and District) Business District)
- parking lot) - : . ‘
West Commercial (two story CBD (Central Business CBD (Central
retail/office building) | District) Business District)
PROJECT DESCRIPTION

- The project is oomprised of :an adaptive reuse of an existing structure for .
- restaurant/retail uses, a proposed new structure four stories in height with ground floor

retail/commercial spaces and three floors of residential uses, structured off-street
subterranean parking, and landscaping. The proejct includes a Planned Development

District (PDD) application seeking approval for deviations from the underlying

development standards of the CBD zone and application of high-rise ordinance. The
application also includes a Major Architectural Application for the project's design

" . elements. Lastly, there is an apphcatlon for a Tentatlve Tract Map (TTM) for

condominium purposes.

. The existing structure was originaliy designed as a branch office for a bank and is

currently used as an office for the applicant. It would be remodeled to accommodate

“  restaurant/retail uses on the first floor. The exterior of the existing building would not be
modified other than to provide the necessary mechanical and exhaust systems to -

support a proposed commercial kitchen. The basement level would be gutted to provide

The proposed new fou.jr-story structure is designed to contain a mix of retail/commercial

- uses on the first floor and residential uses on the upper three floors. Roughly half of the
-roof area would be developed with an outdoor rooftop terrace and optional swimming
* pool. The remaining roof area will be used for mounting multlple condensing units for the
individual air conditioning systems in each unit. '

Off—street park;ng'wou!d be provided on the site by means of new underground
structured parking that would be connected to the basement of the existing building.
Parking is also proposed at the first floor level, on the eastern half of the site. The
parking includes standard, compact-size and tandem parking spaces. A pair of two-way
vehicular ramps accessed off Bansto Road, would provide access down to the

off-street parking and would be connected to the proposed new parking structure on the -
S|te _ :
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subterranean parkln_g area, and up to the parking at the first floor level. The off-street
parking configuration is further discussed in the zoning analysis below.

Architecture ‘

The architecture of the project consists of the eX|st|ng single story building deSIQned in
‘the International Modern Style and a new four-story buﬂdrng des:gned in a contemporary
_architectural style . : _

The eXIstmg building is essentially a rectangula_rl“giass and steel pavilion” with a wide

cantilevered roof overhang supported by unusual tapered steel “star’ columns set in
front of the glass curtain wall at a regular structural module of 25 feet resting on a

“floating’ concrete plinth or base. The bunldlng is consrdered a very good example of the -

- International Modern Style.

The proposed new bui!ding is contemporary in its design with. 'balcon‘les and -

cantilevered shade canopies that create a strong horizontal layered effect on.the

©  exterior facades.

The eastern portion of the four story building is constructed over two levels of structured
off-street parking. The west half of the-first floor of the proposed new building is a 5,000
square foot retail space. The existing driveway onto South Palm Canyon would be
eliminated. The building and parking essentially fill the site; however there are
landscape planters, walkways, and other usable outdoor open spaces created at the
ground or ﬁrst floor level. -

RPN IO I

]
[ iy By S Ay i

West Elevation showing proximity of the proposed new buiiding to the existing

The p_ro'poséd new high-rise buiiding is oriented in ah east-west 'manner, thereby

preserving view-corridors along Baristo Road. The new building is approximately -

sixteen (16) feet from the south wall of the existing building and twelve (12) feet from the
south edge of the roof of the existing building. Balconies proposed on the north side of
the proposed new building would be approximately four feet from the leading edge of
the roof of the existing building. (These balconies were recommended by the AAC o be

removed to provide more space between the bundmgs but the applicant has elected not

to do so).
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“Each re3|dent|al unit would have at Ieast one balcony, two story units would have two.
On the south side of the residential units, open-air corridors provide access to each unit
from the elevator and stair towers. The proposed new building is located -with zero
setbacks on the interior rear and side lot lines and zero setbacks at a portion of the
Palm Canyon Drive lot line. Paved walkways and planters are proposed between the
two buildings at ground level. The first floor elevation of the new building would be
- approximately two feet lower than the first floor of the existing building. "At the roof level

of the new building, a terrace, and optional pool are proposed. Air conditioning
condensing units are alsc on the roof and an area is shown for possible future solar

panels.

In response to spemfic requests in the Planning Commlssmn meetlng of OCtober 10,

2007, regarding parking, space between buildings, LEED certification, and how the *

- building relates to the Downtown Urban Design Plan (DUDP), the following is noted.

* The applicant has increased the off-etreet barking from 56 spaces to 81 spaces.
o The proposed dining terrace and modifications to the glass curtain wall on the
existing building were eliminated.

¢ Although the Planning Commission requested the space between the existing and

new building to be increased, the space between the existing building and the

proposed new building (not counting the balconies) has been slightly decreased

from 13 feet to 12 feet from the cantilevered roof edge (from 17 feet to16 feet to the

wall face of the existing building) in order to reconf:gure the floor plans on the upper

. levels.
-« The proposed development will not. be LEED certified (Leadersh;p in Energy and
Environmental Design).
o Staff's review of the project agalnst the DUDP is included in the Analysis section
below. _

Site Deeiqn. Landscape 'a.nd.Open Space. _ , _
. Because of the density of the proposed project, the primary focus of site design,

landscape and open space is at the perimeter of the lot- and in the many- balconies |

serving the residential units. A variety of plant material, most of which is drought-
tolerant and desert appropriate, is proposed for the project. Landscape planters are

provided at the perimeter of the site, on both sides of the access ramps to the parking .

structure, along the street frontages, and between the two buildings. A variety of palm
trees and ground covers as well as a "hedgerow” of bamboo along part of the south
elevation soften and enhance the archltecture of the SIte
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~ ANALYSIS

General Plan Consistency

~ The proposed project site has a General Plan designation of CBD (Central Business

District). The General Plan explalns the intended uses and deswed development for the
CBD as follows :

(GP page 2-7) Central Business District (1.0 FAR, 21-30 dwelling units |
per acre). Bounded approximately by Ramon Road, Calle Encilia, Alejo
- Road and Belardo Road, the Central Business District designation allows
for a ‘mix of commercial, residential, and office uses at a higher
-~ concentration, density and intensity than in other areas of the City. The
CBD serves as the main activity center and cultural core of the community
and, as such, theaters, museums, retall and other enter'tamment venues
- are encouraged here. :

The commercial component of this project has an FAR (floor area ratio) of 0.39, which is
within the FAR limit of 1.0 for the CBD. For the residential component, the project
proposes 19 condominium units on 0.68 acres, or 28 dwelling units per acre; within the

21-30 dwelling units per acre limit in the CBD. Therefore Staff had concluded that the

project conforms to the type of use and density defined in the General Plan for the CBD.

The CBD is broken down further into defined sub-areas with differing densities and
desired development parameters. These sub-areas are described in the Downtown
Urban Design Plan {DUDP) as noted below. The DUDP is part of the General Plan, and

- can be found in Appendix A of that document The subject parcel is located in an area -
~defined as a “transition zone”.

(DUDP Page 33) Transition zones should serve as less intense c¢onriector
areas between the high intensity downtown core and north and south
gateways to help create a varied downtown experience. These areas are
. ideal for theme based districts (areas with similar or complementary uses
- Such as restaurants, art galleries, etc.) and should consist primarily of
- shorter, one to two story (max 30 ft) commercial/office mixed-use
buildings. - Slightly taller mixed-use buildings with ground floor retail/office
and residential lofts above (max 45 ft) are permltted on the east side of
Palm Canyon Drive.

, The proposed project is c':onsistent with this statement because it is 45 feet tall. Elevétor' '

and stair towers are 58 feet tall, but such height overages are permitted in the Palm
Springs - Zoning Ordinance and such “architectural intrusion features” are recognized

~ and identified as acceptable in the DUDP. Further regarding buridmg he:ght the DUDP

notes:

- (DUDP Page . 37) Bun’dmg massing should step back above the. ground
- floor to mamtam and protect public view corridors along streets .
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The General Plan does not provide a specific dimensional requirement for stepping back
a building's upper floors to protect public view corridors. Along this section of Palm
Canyon Drive, Mexican Fan Palms line both sides of the street and establish a visual
‘vertical edge’ to the north-south view corridor. These trees frame the southward view
corridor to the mountains as shown from the street in Photo 1 below. Behind the palms,
on the sidewalk side, the view of the mountains is obscured by palm tree skiﬁs and
other vegetation as shown in Photo 2. Although roughly half of the building’s frontage is
at the front property line, the building remains ‘behind’ the vertical edge of the view shed
established by the palm trees and thus does not obscure or impact the public view
corridor along Palm Canyon Drive, either from the street or the sidewalk. -

the mountalns is framed by palms : 300 South Palm Canyon, no view corridor exists because
‘ palm skirts and other vegetation obscure the view.

- In addition to the placement of the building at the front property line, a horizontal
- shading device extends three feet into the public right of way roughly just above the first
floor. The northern half of this facade is set back approximately six feet from the front
property line. The proposed rew building steps back roughly twelve feet at the fourth
floor. This step back creates a balcony with usable outdoor space for the residential

units along the street front. (See the diagrams below comparing the proposed new .

| buridlng to'the concept sketch showmg vertlcal setbacks in the DUDP).
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Buﬂdmg Stepped Back at street o own Urban Design Plan) -~ Proposed Building steps back 12 feet at the 4th floor

{not to scale)

~The project is someWhat consistent with _the' step-back concept statement because the -

building massing steps back away from the street at the fourth floor. Staff believes

however, that the-issue of step backs to protect the view corridor is moot because the
- view corridor does not exist on the sidewalk side of the line of palm trees along Palm

Canyon Drive. ~ Views of the mountains from the sidewalk are effectively blocked by

palm fronds ‘and other vegetation. The actual view corridor, seen from the street, will

not be impacted by the proposed new building. The proposed horizontal shading device
will limit upward-oriented views from the sidewalk, but also will not impact public view
corridors toward the mountains. - :

~ With regard to bUI|dIrlg orientation and massing; the DUDP notes:
(DUDP Page 37) An east-west orientation of taller buildings will reduce the

bulk facing the mountains which will help create/preserve view corrrdors in
the downtown area. :

- The proposed project is conéiétent with this statement because it sites fhe taller element

of the project in an east-west orientation, thereby minimizing the impact on the -east-
west view corridors. View corridors are identified on most of the east-west streets in the
downtown area (DUDP Page 17). ‘Baristo Road is a noted view corridor.

. PoIAiciy HS1.5: Direct higher density residential uses near major activity
- centers and along corridors conSIStent with adopted architectural and
: desrgn gu:dehnes

The prOJect is con5|stent w:th this General Plan pollcy because the CBD is a major
activity center and the proposed development conforms to the adopted architectural and
design guidefines therein. Based on the above, staff has concluded that the proposed
‘project is consistent wnth the General Plan, mcfudlng Appendix A, The Downtown Urban
'_DeS|gn Plan. :
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Zoning Analysis: . _
- The subject project is located in the Central Business District (CBD) zone. Section

92.09.00 of the PSZO regulates uses and development standards in the CBD zone. It

describes the downtown as a pedestrian-oriented area with a wide range of uses. It
‘encourages development in a compact manner that allows the downtown to develop as
a vibrant, lively, intensively-used gathering and shopping area WIth open plazas, and
outdoor seating and other pedestrian amenities. :

: Permrtted Uses

A variety of retail and commercial uses are permitted in the CBD Zone mcludlng'
restaurants and various retail spaces. The project proposes 6,647 square. feet of

commercial/restaurant. uses in the existing building and 5,033 square feet of

-commercial/retail uses on the first floor of the proposed new building. PSZO Section
92.09.01(26) notes that residential uses, including condominiums are permitted in the
- CBD zone subject to the development standards of the R-4 zone (92.05. OO) ~The
project thus conforms to the permitted uses in the CBD zone. .

Planned Development District:

A Planned Development District (PDD) is included in the appllcatlon to establish unlque'

~ development standards for the prOJect and to seek relief from the follow:ng development
standards

. Building Height (application of the High-Rise Ordinanc';e)
Greater Density, and Smaller Setbacks

o Off-Street Parking; quantity and design sta_ndards width of vehicular entrance "

driveway aisles, no off-street Ioadlng dock

" Property Development Standards — Central Busmess District (CBD)

General property development standards for the CBD are outlined in Table 2 on the .

following page which also provides a comparison with the deviations in the
deveIOpments standards proposed by the PDD.
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Table 2: ‘
Comparison of Development Standards by Zone, General Plan & Proposed PDD

CBD Zone R-4 Zone General - Proposed PD- 335
Plan/Dntn.
_ Urban Des. Plan :
Lot Area 9,600 - Minimum 2 acres | none _ 29,447 Conforms to CBD.
Density FAR=1 1,500 sf of net Commercial: 33,064 SF
site area per - FAR = 1; 11,680 SF Commercial
dwelling unit Residential: 21 — | (Conforms at 0.39 FAR
30 dufac ' ‘combined at 1.12 does not)
' Residential at 28 Du/ac,
: . , (Conforms)
Height 30 feet except | 30 feet except 35 feet with ‘45 feet to top of roof, and 58 feet
high rise bldgs. | high rise bidgs.. | exceptions to top of stair/elevator tower.
_ + Max. of 60 feet. | Max. 60 feet. : Conforms to High-rise Code
Lot width 75 feet 130 feet - N/A 166 Feet - Conforms
Lot depth | 128 feet 155 feet N/A 194 Feet - Conforms
Frontyard. | 10 ft. from . 36 feet Hi-rise . 20. ft. from proposed RW of
: Baristo Rd.- code: 3ftforev1 | N/A Baristo Rd. - Hi-rise code: 3ft
ft of height from for ev. 1 ft of height from
opposite side of opposite side of street ROW —
street ROW Does not conform. ‘
Street S| 10 ft. from 8. 30Ft.fromS. | N/A 20 ft. from S. Palm Canyon Dr.
Side yard | Palm Canyon Palm Canyon Dr. Hi-rise code: 3ft for ev 1 ft of
Hi-rise code: 3ft height from oppdsite side of -
forev 1 ft of street ROW — Does not
height from conform.
opposite side of
. _ street ROW. : |
int. side 0 ft.. 20 ft.{CBD) Hi- N/A 0 ft — Hi-rise code: 3ftforev 1 ft
yard rise code:_ 3ft for of height — Does not conform.
: ev 1 ft of height - : : ' : _
Rear yard | 0 foot 20 feet CBD; Hi- | N/A 0 ft — Hi-rise code: 3ftforev 11t
' rise code: 3ft for of height Does not conform
ev 1 ft of height '
Open Per P.C. | 45%; Hi-rise N/A Approx. 63% mcfudmg balconres
Space - code requires - Conforms
: 60% open space
-| Distance N/A 15 feet N/A. 12 feet — Does not conform
.between ' with R-4 standards
bidgs.
Parking D" Comblnlng ‘D" Combirning NA 81 off-street spaces — Does not
required Zone: : Zone: 1 S conform.
1space/375 gsf space/375 gsf for
for mixed-use | mixed-use '
projects over projects over
- 20,000 sf =88 | 20,000 sf.
spaces - . | 33,064sf =88
spaces
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Burldrng Height - High Rise Standards apply:

Section 91.00.10 of the PSZO provides the definition and methodology for determlnmg :

buﬂdlng height as follows:

‘Building height” means the vertical distance plus eighteen (18) inches
measured from the average grade at the curb adjacent to the property

‘The maximum buﬂdmg height. for the CBD zone is thirty (30) feet Buildings in excess of |

 thirty-five (35) feet are defined in the PSZO as high rise buildings. High-rise buildings
are permitted in the CBD zone but must conform to the development standards of PSZ0O

- Section 93.04.00 “high-rise buildings”. The project is evaluated against.the standards of

the high-rise code below because the height of the proposed new buﬂdlng is in excess
of 35 feet.

Property Develo,oment Standards - High-rise Buildings: '

The new building as measured from the adjacent grade is 45. feet tall to the roof level
and approximately 58 feet to the top of the elevator/stair tower’. The maximum height
for high-rise buildings is 60 feet. Thus the project is within the height limits of the high-
rise ordinance. The project’'s conformity with other development standards of the high-
rise ordinance is evaluated as follows:

Open Space

Pursuant to 93.04. OO(A) s:xty percent (60%) of a site for a high-rise buﬂdmg shall-be
usable outdoor open space, landscape and recreation area. The project proposes
8,611 square feet of landscaped -and paved usable open space at ground level. This is
approximately 29% of the site area. The project provides an additional 10,373 square
feet of livable open space on balconies, terraces, and the roof top deck. Combining this

balcony area with the site area yields 63% open space’. The project thus conforms. to -

,thls reqwrement

Setbacks:

Setbacks for high-rises are regulated in PSZO Section 93.04.00(C) which states that ,

there shall be three feet of horizontal setback from property lines for every one foot of
vertical height of the building. When abutting a street, the 1 to 3 setback shall be

r_measured'from the right” of way line on the opposite side of the street. The project-
proposes a building height of 45 feet, thus setbacks from interior rear and side property

lines would need to be 135 feet. The proposed new building does not conform to this
standard  because it abuts the property line on the south and east Iot lines with no
setback. South Palm Canyon has an eighty foot right of way and approximately half of
the length of the west fagade of the building is also at the property line. As calculated
for sides that abut a street, the building would need to be 144 feet from the ROW line on

2 Projections up to 15 -feet above the height limits for elevator housing and stair towers may be approved by the
: Plannmg Commission.

3 Pursuant PSZO Section 91.00. 10, Space that is open on one or more sides and is an extension of the exterior
open space shall not constitute the burldlng area. Staff therefore believes it is reasonable to include balconies i in the
calculatlon of open space. :
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the opposite S|de of Palm Canyon. It is only eighty feet and thus does not conform.
Staff believes the project would seem less imposing in its height if it were at least pulled
back from the Palm Canyon property line to align with the front edge of the existing
Santa Fe Building on the site. This may require smaller units or loss of units on the
residential floors. Given that the lot is only 194 feet by 166 feet, strict application of the
high-rise setbacks would virtually prevent this type of development from occurring on
smaller lots like this one in the CBD. Thus setbacks are one of the development
standards for which the PDD'is seeking relief. :

- The zero setbacks proposed on the interior lot lines pose other chaII'enges; a'mong

them, the impact to this project if the adjacent property owners seek to develop their

= sites to a similar height and density. Adjacent property owners who might seek similar -
high-rise development with zero setbacks in the future, may render the open-air “decks”
on this project as little more than narrow and dark ‘light wells' adjacent to artificially lit

“corridors”.  While this is not uncommon in urbanized areas of many cities, it is a
development condition that is not common in Palm Springs. The Fashion Plaza mall and

| ~the Hyatt Hotel have-zero setbacks on their common side property line, however neither

building is designed with windows or other openings common fo one another (except the
passageway into the mall at the first floor).

Staff believes that consolidation of the small sized lots in the downtown area to create

" larger development opportunities would alleviate some of the setback issues seen with
~this type of development proposal.  Since a variety of constraints make such lot

acquisition and consolidation unlikely, it may be necessary for the Planning Commission
to realize significant deviations in setbacks as proposed in this PDD in order to promote
high-rise, higher density redevelopment within the CBD. The City's General Plan

includes a vision of loft-type development in this area. The physical consequences of

attempting this vision on the small lots in the CBD creates a development condition quite

- different from what Palm Springs is accustomed to seeing. Staff recommends the zero

setbacks, recognizing. their necessity in order to achieve the type: of development

envisioned in the General Plan on the small lots in'the CBD. We further note however, .

that a full. understanding of the resultant development pattern caused by fh!S kind of

- density must be carefully considered.

Other Setback Requ:rements '

- PSZO Section 92.09.03 states new buﬂdmgs on Palm Canyon between Alejo and

Ramon shall be set back at least 50 feet from the street's centerline. The project
proposes a 40 foot setback from the centerline of Palm Canyon and thus does not

_ conform

Dens;ty Floor Area Ratio (FAR) and Dweilmg Unn‘s per Acre (du/ac)
Section 92.09.02(D)(1) of the Zoning Ordinance notes :that density in the CBD is

Aevaluated based on Floor Area Ratio (FAR) or Floor Coverage The. maximum floor
area coverage (FAR) in the CBD is 1. Density for residential uses in the CBD |s,
-evaluated on the R-4 zone which allows 21 - 30 dwelling unlts per acre.
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Unlike the General Plan, the Zoning Code does not fullyr address a means of evaluating -

density for a mixed use project that has both commercial and residential uses. The net

area of the site is approximately 29,447 square feet. The area of the commercial

portions of the existing building is 11,680 square feet, and the total building floor area for
the entire development i is 33,064 square feet comprised as follows;

Density Analysis __Gross floor area (Sq Ft)  Open Spao_e Balconies

First Floor {commercial) ' 5,033

~ Second Floor (residential) 7,493 - E ‘ - 2,808
Third Floor (residential) 7,493 : 2,808
Fourth Floor (residential) - 6,398 ' 2,702
Roof Level o - 0 .- 2,055
Existing Building : __ 6,647 0
TOTAL. : : 21,384 + 11,680 = 33,064sf  10,373sf

The Zoning Ordinance uses Floor Coverage (FAR) for all uses in the CBD to define the
bulk of the building. It allows residential dwelling unit count at 1.500 square foot of site
area per dwelling unit, but provides no guidance for separate density calculations when
both commercial and residential uses are combined on the same site (i.e. "Mixed-use”).

‘Thus the density of the project conforms with the General Plan with an FAR of 0.36 and

19 du/ac; but when calculated for the Zoning Ordinance, the FAR is 1.12 (gross building
which includes both commercial and residential) at 19du/ac. It is staff's belief that the
density proposed is consistent and within the limits imposed by the General Plan and
- thus the application of the PDD to reflect “mixed use” density limits imposed by the

~ calculation method of the General Plan rather than the Zoning Ordlnance is reasonable.

Off-street Parking

Off-street parking requirements in the CBD are regulated by PSZO Section 93.06. 00
“Off-street - Parking”, 92.09.04 “Performance Requirements for the CBD Zone” and
92.26.00 "The Downtown Parking Combining Zone”. . The off-street parking
requirements of Section 92.26.00 (Downtown Parking Combining Zone) are used here
to analyze the off-street parking requirements for this pro;ect

The “D” overlay is intended to provide relaxed requirements for off-street parking for

parcels generally within the downtown area of the City. In applying the requirements of

the “D” parking overlay, eighty-eight (88) total parking spaces would be required for the
proposed development®. The project proposes elghty-one (81) off street parking spaces
- comprised of full size, compact, handicap accessrble and tandem- parking spaces;
‘seven spaces less than required by the ordinance® The project is therefore roughly
10% short of the required number of off-street parking spaces. Typically, a reduction of

10% of the requrred off-street parking can be accommodated with an Administrative

4 Off-street parking for Mixed-Use developments in the D overlay area requires 1 space for every 375

- square feet of gross building area. The project's gross area is 33,084sf and thus 88 off-street. parkmg

spaces are required.

® The applicant has requested consideration of on-street curbsrde spaces be counted, which staff has not
included because the applicant has not met the requirements for including this credit.
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“Minor Modifieatien:(AMM). Since this project is submitted as a PDD, it can be the -

mechanism by which the 10% reduction can be considered. Staff believes the proposed
number of off-street parking spaces is reasonable gwen the project’s proximity to the
_ public parking structure immedlately north of this project®.

Off-street parking spaces are provided as follows:

Standard spaces 52
Compact spaces | 29
Handicap Accessible ’ ‘ 4
- Tandem Spaces o 22

~ Pursuant to 93.06;00(0)(6-) Tandem spaces so arranged as to require the moving of any

vehicle in order to enter or leave any other stall shall be prohibited in any zone unless
specifically approved by the Director of Planning and Building. Staff believes if each
pair of tandem-arranged spaces are dedicated to an individual residential unit, such that

both vehicles are associated with the same residential unit, then these tandem spaces

- should be acceptable without valet services or other special arrangements. - This would
provide two spaces for eleven of thé nineteen residential units and Staff would
recommend this as a condition of approval for this prOJect :

Parking Design Standards

Section 93.06.00(C)2)(d) of the PSZO addresses design standards for off street parking

such as curbs, wheel stops, dimensions, landscape buffers, end space requirements,

added space depth for structured parking, aisle width, decorative paving, etc. At this

preliminary design stage, not all .of the parking design issues have been worked out.
Staff believes however, that the applicant will be able to successquy lntegrate to these
parking design requu'ements as part of the final PDD submission..

Bicycle Parkmg

Section 93.06.00(C)(5) of the PSZO states that bicycle racks or bicycle parking facilities
‘may be required on projects submitted for architectural approval. No bicycle parking
facilities are proposed for this project. Staff recommends bicycle parking facilities
should be provided that would suppor’t the Clty s sustainability initiatives and goals

Off- Street Loading and Trash Enclosures
Section 93.07.00 of the PSZO regulates development standards for off-street Ioadmg

~and trash enclosures.  Every commercial building shall have and maintain loading -

spaces, but the PSZO also notes that parking areas and drive aisles may be used for

- the loading space for a project subject to approval of the Planning Commission. The

‘subject project has no loading dock. Staff believes loading can be adequately
accommodated by short term parkmg in the dnve aisles or parking spaces within the
parkmg structure on the site. : :

¢ The Cltys Economic Development Department reports this parking structure is seldom full and usually
. operates at apprommately half full capacity.

Q3INNVId

11N3Wd013AEG

leulsya°.




. Planning Commission Staff Report January 14, 2008
Case: 5.1137 — PD335; 3.3028 - MAJ; and TTM 35230 Barisio Lofts : . Page 17 of 25

The trash enclosure is located at the top of the ramp to the upper parkmg level, near the

Baristo Road vehicular entry to the site. - Staff recommends modifying this to provide an -

enclosed vertical trash chute to accommodate trash delivery to the garbage area from
- the upper residential floors. Sealed compacting dumpsters are also recommended to

mitigate and control odors at the trash enclosure due to restaurant use waste.

Pursuant to Section 93.07.02(D) a recycling enclosure capable of containing a 3 cubic
yard container shall be incorporated in the vicinity of the trash enclosure. The project

does not identify a recycling enclosure, but Staff believes creating one is possible and

 has mcluded this as-a condition of approval

Sighage ' '
Section 93.20.09 of the PSZO regulates S|gns for buiidings in the Downtown/Uptown

area. Sign programs are required for buildings with two or more tenants. The =

“recommendation will be conditioned to reqwre a sign program WhICh may be submitted
-under a separate application.

“In conclusmn Staff believes the: desirable result of granting the deviations requested in
“the PDD is that it achieves a high- density, multi-use development as envisioned in the
- General Plan. The requested departures from the development standards of the Zoning
~ Ordinance however, are significant and will yield a development intensity that Palm
Springs is not’ accustomed to seeing. :

Tentative Tract map

The project includes an application for a Tentative Tract Map'(TTM) to subdivide the

- existing parcel for condominium purposes. Under the provisions of Section 66426 of the
~Subdivision Map Act, a Tentative Tract Map is required for the creation of five or more
- condominiums. The findings for the Tentative Tract Map are noted below.

The project also includes a separate application 'through the Public Works Department
for the City to vacate a portion of the street right-of-way dedication for Baristo Road
totaling approximately 1,624 square feet (0.037 acre). The City’s General Plan adopted

.in October 2007 down-graded Baristo Road from a secondary thoroughfare to a

- collector. In doing so, the required right of way width for this roadway was reduced from
a range of 80-88 feet to 60-66 feet (or a half street ROW dimension of 30 to 33 feet).

Recommended curb-to-curb dimension was reduced from 64 feet to 40 feet (equal to 20 -

feet centerline to face of curb). The existing curb-to-curb width of Baristo Road in this
'~ area is 44 feet (22 feet from centerline to face of south side curb). The pedestrian
sidewalk is -approximately ten feet wide on the south side of Baristo, (for a total of 32

feet from centerline to edge of back of sidewalk). Since the current half-street right of - .

way easement is 44 feet, there is an excess of approximately 12 feet of dedicated

. roadway easement that the applicant has requested that the City vacate. The public

hearing on the vacation was heard separately from today s publlc hearing and approved
by Clty Counc;l on October 15, 2008.
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REQUIRED FINDINGS

ARCHITECTURAL

Although there are no required findings for applications for archltecturai approval which

require environmental assessments, the Zoning ‘Ordinance Section 94. 04 00(D)(1-9)
. provides guidelines for the evaluatlon of projects.

- Specific aspects of design shall be examined to determine whether the proposed
development will provide a desirable environment for its occupants as well as being
compatible with the character of adjacent and surrounding developments, and whether
aesthetically it is of good composition, materials; textures and colors. Conformance will
be evaluated based on conS|derat|on of the foIIowmg

1. Site layout, or:entatfon location of structures and relatlonshfp to one
another and fto open spaces and topography. Definition of pedestnan and
vehicular areas; i.e., sidewalks as distinct from parkmg lot areas;

The project proposes a high-density, mixed-use deve!opment proposal consistent with
- the type and character encouraged in the City's General Plan, however the project is
- significantly more “urban” it its design than Palm Springs is accustomed to seeing. To
give more space between the existing and proposed building, the AAC recommended

eliminating the north side balconies and placing a railing immediately in front of the
sliding: doors (“Juliet balconies”). The applicant has not elected to incorporate this

recommendation. Staff however, would recommend these balconies be revised to
“Juliet balconies” as a condition of approval. The east-west orientation of the proposed
. high-rise respects the view corridor along Baristo Road. It is also placed on the
southern haif of the site, thereby further preserving westward views toward the
mountains. Staff has concluded that the proposed very dense project on this small site
makes for a “close call” in determining if it is harmonious with this guideline.

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

The project is most similar to existing devetopment to the north which represents typical

pedestrian-focused downtown commercial uses and buildings. The project reflects the

type of future development encouraged in the General Plan for the CBD Transition
Zones. Staff therefore believes the project is harmonious within its neighborhood. -

3. Maximum height, area, setbacks and overall mass, as well as parts of any
structure (buildings, walls, screens, towers or signs} and effect:ve
concealment of all mechanical equrpment

The. proposed development is consistent W|th building heights for the zone under the
‘application of the hi_gh-rise building ordinance. There is concealment of mechanical
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equipment and parking areas. With the approval of the PDD establishing unique
development standards for the site, the project would be consistent with this finding.

4. Building design, materials and colors to be sympathetic with desert
surroundings; AND 5. Harmony of materials, colors and composition of
those elements of a structure, including overhangs, roofs, and
substructures, which are visible simultaneously;

The design of the proposed high-rise is complementary and sympathetic with the desert
and surrounding buildings in the vicinity because there is harmony in materials, color,
composition, and massing. The building offers variety in materials, texture, and
successfully integrates horizontal and vertical shading devices that respond to the solar
orientation of the project. East and west facing elevations will be subjected to direct sun
exposure on the upper floors during morning and afternoon periods. This will require
the incorporation of high-performance glass or other means to reduce the glare and
solar heat gain on these parts of the building. Staff believes the project is sympathetic
and harmonious to its surrounding.

5. Consistency of composition and treatment:

The proposed project provides consistent material and architectural treatment of all four
facades of the new building. Therefore Staff believes it is consistent with this guideline.

6. 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 landscaping for the project is appropriate because it lntegrates plant materials
conducive to the desert climate. Staff recommends the Mexican Fan Palms and Date
Palm along the Palm Canyon frontage be replaced with California Fan Palms, consistent
with the downtown landscape street plan as a condition of approval for the project.

 FINDINGS FOR THE PLANNED DEVELOPMENT DISTRICT (PDD).

The provisions of Section 94.03.00(B) of the Palm Springs Zoning Code states that the
Planning Commission and City Council shall find that the proposed uses as shown on
the development plan for the PDD are in conformity with the required findings and
conditions as set forth in Section 94.02.00 (Conditional Use Permit), the General Plan
and sound community development:

These findings and a discussion of the project as it relates to each of these findings are
noted below.

a. That the use applied for at the location set forth in the application is
properly one for thch a cond:tlonal use permit is authonzed by fthis
Zoning Code; :
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The uses proposed are ones that are authorized by the zoning code because
commercial uses including restaurants and general retail, as: well as residential uses are
permitted in the CBD zone. The prOJect conforms to this finding.

~b. That the use is necessary or desirable for the development of the
community, is in harmony with the various elements or objectives:of the
general plan, and is not detrimental to existing uses or to future uses

~ specifically permrtted in the zone in whrch the pro,oosed use is to be
located;

' The proposed .uses are identified in the General Plan as suitable and appropriate in the |

- Downtown. The proposed uses and project density are harmonious with the stated
objectives and development of this specific portion (“a transition area’) of the Downtown.
The uses are ones that are encouraged in order to create greater vitality and activity in
the downtown area. Therefore staff has concluded that the uses are desnrable and in
_harmony with the objectives of the General Plan.

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

The lot is conforming in size and dimension to the zone. The site is adequate for the
proposed retail and. multi-family uses, because the project meets the open space
" requirements for the zone and the land use designation. The proposed development
conforms to the height limit of the high-rise ordinance. The project includes an existing
~one-story building that occupies approximately 25% of the site. Significant deviations in
the setback requirements of the high-rise .ordinance are necessary through the
- application of a PDD to accommodate both the existing and the proposed building. Staff
believes the use of the PDD to encourage a high-density mixed-use type of project for
the downtown is reasonable, however the zero setbacks proposed in this application
~would not be a deveIOpment pattern that Staff would necessarily support for other parts
~ of the City.. _

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

Elimination of the existing driveway curbcut onto Palm Canyon Drive is desirable

because it redirects Palm Canyon-bound traffic from the site to the signalized

intersection of Baristo and Palm Canyon. Vehicular access to this site is from ‘Baristo
Road, a collector street that can accommodate vehicular movement to and from the ‘site
- without conflicts with through traffic on Palm Canyon or Indian Canyon Drive. Palm
Canyon Drive is-a major thoroughfare and confirmed in the General Plan Future Traffic
Analysis to continue to function at acceptable levels of service (LOS) at buildout for this

area of Downtown. Baristo Road has been downgraded to a collector in the new
.General Plan in this area and is also predlcted to functlon at acceptable levels at
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~ buildout. Staff has therefore concluded that the site relates to surroundlng streets
properly and those streets are adequate for the intended use. :

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 proposed Condltlons of Approval accompany this staff report. Among other
. conditions set forth, the foIiowmg condftlons are recommended as noted:

Incorporate blcycle parking-on the site.

* Incorporate an enclosure for recycling waste including a trash enclosure chute :

from upper floors of the high-rise building.

e Revise the balconies on the north elevation of the proposed high-rise to be “Juliet -

balconies” to provide more space between the existing and proposed new
-~ building.

 Incorporate decorative paving on the dnveways to-the. structured parkmg areas

pursuant to Section 92.09.04(B)(2) of the Zoning Ordinance.

»  Bring back the design of the proposed new building to the AAC 'for review of the

specrﬂc architectural details of the proposed new structure.
» The commercial uses will be regulated through the business license process per
. - the requirements of the zone.

» Hours of operation for the commercial businesses quI be determmed at the time
' any use application is submitted and according to the mun|C|paI code and zone

~ requirements.

e CC&R'’s fo reduce nuisances and assure compatibility among users and. adjacent

~ properties are required and w:ll be rewewed for acceptability by the City Attorney.

FINDINGS OF PUBLIC BENEFIT OF THE PLANNED DEVELOPMENT DISTRICT: 7
The City Council adopted the policy, “Planned Development Districts and Public
Benefits” on September 17, 2008. Consequently, the Commission will review the PDD
with regard to public benefit that would be derived from the grantlng of deviations from
. the development standards requested therein. :

‘Two of the primary faCtors in the public benefits policy is '"proportionality”, and that it be
above and beyond “required improvements”. Proportionality is discussed as follows:

The public benefit shall be proportional to the nature, type and extent of
the flexibility granted from the standards and prows:ons of the Palm
Springs Zoning Code. .

The concept.of a public benefit being above and beyond “requlred improvements” is
_ dlscussed as follows: :

A feature, improvement or dedication may only be considered as-a public
- benefit when it exceeds the level of improvement needed to mitigate a -

daNNV1d

1N3Wdo1aAaa-

tOlHlSH]




Planning Commission Staff Report January 14, 2009
Case: 51137 — PD335; 3.3028 - MA.J; and TTM 35230 Baristo Lofts Page 22 of 25

project’s environmental impacts or comply with dedication or exactions
which are imposed on all projects, such as Quimby Act, public art, utility
undergrounding, efc.

The application requests three areas of deviation or flexibility from the Zoning Code as
noted below. Staff has listed the deviations in order of what it believes are the greatest
to the least in terms of magnitude of the deviation.

1. Reduced Setbacks,
2. Density (total project FAR (floor area ratio)),
3. Off-Street Parking Count,

In considering the proportionality of the requested deviations against the public benefit
- created by those deviations, staff believes that the requested deviations are “significant”
in terms of the magnitude of the deviations from the underlying development standards.
The Council may consider among the approved set of options: (see attached policy):

. The project as Public Benefit
o bringing a mixed-use commercial/residential project to the CBD,
o removal of a driveway curb cut from Palm Canyon Drive.
. Key features of the Project
o preservation or possible historic de5|gnatlon of an existing architecturally
significant building,
. Off-site Improvements
o Any other public improvements off the project site. (examples: replace
Mexican Fan Palms (Washingtonia Robusta) along both sides of Palm
Canyon from Baristo to Ramon with Cailfornia Fan Paims (Washingtonia
Filliferas, install public toilets downtown, etc).

The applicant has identified the following as the proposed public benefits provided by
this project in exchange for the requested deviations requested in the development
standards via the PDD application:

. The project itself is a public benefit: Bringing a mixed use project to the
downtown area with a residential component that will contribute to increased
vitality in the CBD.

. The preservation of the existing building (The Santa Fe Federal Savings Bank).

(The owner does not support the proposed Class 1 historic site designation, but
is proposing no exterior changes to the building.)

Staff will incorporate the Commissions’ recommendatlons to the Clty Council on Public
Benefit into the proposed resolution of approval.
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TENTATIVE TRACT MAP FINDINGS

Findings for the proposed tract map are noted in Section 86474 of the State of California
Subdivision Map Act. These findings and a discussion of the project as it relates to
these findings follow:

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

The proposed project site has a General Plan designation of CBD (Central Business
District) and a Zone of CBD (Central Business District). The proposed land use of mixed
use commercial/residential is consistent with the General Plan.

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

The proposed uses and most development standards conform fo those of the underlying
CBD zone and the high-rise ordinance. Certain development standards that deviate
from the underlying standards will be incorporated with the acceptance of a Planned
Development District. Staff therefore has concluded that with the approval of the PDD,
the design and improvements will be consistent with the zone.

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

The site is essentially flat, with good vehicular access off Baristo Road that does not
conflict with traffic flow on Palm Canyon. It is adjacent to the high pedestrian traffic area
of the central downtown making it conducive for first floor commercial/retail uses. The
site is large enough to allow the proposed high-rise building to be located at the
- southern half of the site, thereby preserving the east-west view corridor along Baristo
Road. With the approval of the PDD application, a new set of development standards
will be created suitable for this type of high-density development as envisioned in the
City's General Plan for the CBD. Staff has therefore concluded that the site is suitable,
but this represents a type of development that is new to Palm Springs and not
- hecessarily a type that staff would recommend elsewhere in the City.

d.. The design of the subdivision is not likely to cause environmental
damage or substantially and avoidably injure fish, wildlife, or their
habitats.
The Mitigated Negative Declaration prepared for the proposal adequately addresses the
general environmental setting of the project and finds that the project will have no
adverse impacts on the environment. The applicant has worked with the City and its
Architectural Advisory Committee and modified the design to respond to many of their
concerns about the built environment and existing significant structures on the site.

e. The design of the subdivision or type of improvements is not Irkely fo
cause serious public health problems.
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- Theré are no known aspects of the design that would cause serious public health
problems. All physical improvements will require building permits and to conform to
City, State, and National codes and regulations.

f 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.
The design of the development w:ll not conflict with any easements or restrict necessary
publlc access through the property

CONCLUSION

The PDD and Major Architectural Application are recommended for approval beCaus_e the

proposed development of the site is consistent with the General Plan, the findings for a

PDD and the architectural guidelines of the Zoning Ordinance. Staff however believes this

is.a close call because the zero setbacks and dense urban form proposed in this project

_ require  significant deviations from the High-rise Ordinance and are uncommon
development patterns for Palm Springs. :

. The Planning Commission may recommend and the City Council may identify those public
~ benefits that are derived by the granting of the PDD and incorporate them in the Conditions
of Approval.
The TTM is recommended for approval because it is consrstent with the. reqwred TT™
fi ndings

ENVIRONMENTAL ASSESSMENT

" Pursuant to Section 15063 of the California Environmental Quality Act (CEQA)

Guidelines, an Initial Study was prepared and a Notice of Intent (NOI) to adopt a ~

Mitigated Negative Declaration (MND) was sent to applicable agenCaes and published in
“the Desert Sun for a 20-day review period. The 20-day review period for the NOI was
from October 17, 2008 through November 15, 2008

The City received comment letters on the Notice of Intent. These comment Ietters and
staff's responses are attached to this staff report as Exh|b|t 5

In considering the publ:c comments on the environmental analysis, Staff concluded that

no new-information has been provided that would necessitate recirculation of the Notice
of Intent or the initiation of an Environmental Impact Report. Staff recommends the
Planning Commission adopt the MND as an adequate environmental document for the
project. : _
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NOTIFICATION

A public hearing notice was advertised and was mailed to all property owners within 400
feet of the subject property/adjacent property owners. As of the writing of this report, the
City has rrceived correspondence regarding this projegt

?/{/M'/(//I—"—
Ken Lyorj/ |
Associatg Planner
ATTACHMENTS:
1. Vicinity Map.
2. Draft Resolution / Conditions of Approval.
3. Initial Study / Mitigated Negative Declaration / Notice of intent to adopt a Mitigated

Negative Declaration.
4. Site Plans & Elevations.

5. Letters of public comment on the project's environmental analysis and staff
responses.

6. Excerpt from the Secretary of the Interior Standards for Rehabilitation of Historic

' Structures.

7. Excerpt from the National Register Bulletin “How to Apply the National Register

Criteria for Evaluation”,

Summary of comments from various Architectural Advisory Committee meetings.

Excerpt from minutes of the Planning Commission meeting of October 10, 2007.

0. Excerpts from the staff report to City Council dated April 4, 2007 on Class 1
designation recommendation of the Santa Fe Federal Savings Bank Building.

11.  Excerpts from the minutes of HSPB meeting of March 13, 2007.

12. Copy of concept drawing dated March 22, 1969 titled “Scheme C Santa Fe

Square”
13.  Primary Record from 2004 Historic Resources Survey. L
14.  Policy on Granting Public Benefits through PDD’s \
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CITY OF PALM SPRINGS
- JCASE NO: 5. 1137 PD-335, DESCR!PT!ON To. consider a request by Wessman
' ' - - 3.3028 MAJ ‘ Holdings, LLC for a Planned . Development District
_ TTM 35230 ' {(PDD) and a Major Architectural Application (MAJ) to

: ' construct a four-story mixed use development
APPLICANT: Wessman Holdings, LLC comprised of first-floor commercial/retail uses and 19
' - residential condominium. units on the upper floors.
Adaptive re-use of an existing: building known as the
Santa. Fe . Federal Savings Bank {(“Wessman Office
Building”) for retail/restaurant uses is also proposed, as
isa Tentative Tract Map (TTM 35230) for condominium
‘purposes. Zone CBD. APN: 513- 204-005.




RESOLUTION NO.

A RESOLUTION OF THE PLANNING COMMISSION
OF THE CITY OF PALM SPRINGS, CALIFORNIA,
APPROVING CASE 5.1137, PLANNED
DEVELOPMENT DISTRICT 335 AND CASE 3.3028
MAJOR ARCHITECTURAL APPLICATION AND
RECOMMENDING THAT THE CITY COUNCIL
CERTIFY THE MITIGATED NEGATIVE
DECLARATION, APPROVE CASE 5.1137, PLANNED
DEVELOPMENT DISTRICT 335, AND TENTATIVE
TRACT MAP 35230, A MAP FOR CONDOMINIUM
PURPOSES FOR A FOUR-STORY MIXED USED
DEVELOPMENT AND ADAPTIVE REUSE OF AN
EXISTING BUILDING ON A 0.676 ACRE SITE AT 300
SOUTH PALM CANYON DRIVE,

WHEREAS, Wessman Holdings, LLC. (the “Applicant”) has filed applications with
the City pursuant to Government Code 65350 ef seq (Case 5.1137), pursuant to
Section 94.03.00 (Planned Development District) of the Palm Springs Zoning
Code for the establishment and development of a Planned Development District
(PD 335) under the provisions of 94.02.00 (Conditional Use Permit) of the Palm
Springs Zoning Code, a Tentative Tract Map 35230 pursuant to Chapter 9.62 of
the Palm Springs Municipal Code and Case 3.3028, a Major Architectural
Application under Section 94.04.00 (Archltectural Review) of the Palm Springs
Zoning Code; and

WHEREAS, notice of public hearing of the Planning Commission of the City of

Palm Springs to consider Case 5.1137 PD 335, 3.3028 MAJ TTM 35230, was
given in accordance with applicable law; and

.WHEREAS, on QOctober 10, 2007, a public hearing on the applications was

scheduled with the Planning Commission, and

WHEREAS, at said hearing the Planning Commission reviewed all written and
oral material presented on the case and voted 7-0-0 to direct the applicant to
restudy the project and resubmit it with changes to the dining terrace, the
compliance with the Downtown Urban Design Plan, setbacks and space between
the buildings, general uses for the existing building, off-street parking, and
possible LEED certification, and

WHEREAS, notice of public hearing of the Planning Commission of the City of

Palm Spnngs to consider Case 5.1137 PD 335, 3. 3028 MAJ TTM 35230, was
given in accordance with applicable Iaw and
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Resolution No

WHEREAS, on December 10, 2008, a public hearing on the applications was
scheduled but said hearing was continued to a date certain of January 14, 2009,
and

WHEREAS on January 14, 2009 a public hearing was held by the Planning
Commission in accordance with applicable law; and |

WHEREAS, the proposed project is considered a “project” pursuant to the terms
of the California Environmental Quality Act (“CEQA”), and an Environmental
Assessment has been prepared for this project and has been distributed for
public review and comment in accordance with CEQA; and

WHEREAS, the Planning Commission has carefully reviewed and considered all
of the evidence presented in connection with the meetings on the project,
including but not limited to the staff reports, environmental documentation, and all
written and oral testimony presented.

~ THE PLANNING COMMISSION HEREBY FINDS AS FOLLOWS:
Section 1:  Environmental Analysis

A Mitigated Negative Declaration (MND) has been completed in compliance with
‘CEQA, the State CEQA Guidelines, and the City's CEQA Guidelines. The
“Planning Commission found that with the incorporation of proposed mitigation
- measures, potentially significant environmental impacts resuiting from this project
‘will be reduced to a level of insignificance. The Planning Commission
independently reviewed and considered the information contained in the MND
prior to its review of this Project and the MND reflects the Planning Commission’s
independent judgment and analysis. '

Section 2:  Planned Development District

The provisions of Section 94.03.00(B) of the Palm Springs Zoning Code states
that the Planning Commission and City Council shall find that the proposed uses
as shown on the development plan for the PDD are in conformity with the
required findings and conditions as set forth in Section 94.02.00 (Conditional Use
Permit), the General Plan and sound community development:

These findings and an analysis of the project as it relates to each of these
findings are noted below.

a. That the use applied for at the location Sét forth in the application

is properly one for which a conditional use permit is authorized by
this Zoning Code,
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The uses proposed are ones that are authorized by the zoning code because
commercial uses including restaurants and general retail, as well as residential
uses are permitted in the CBD zone.

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 fo
future uses specifically permitted in the zone in which the proposed
use is to be localed;

The proposed uses are identified in the General Plan as suitable and appropriate
in for the Downtown. The proposed uses and project density are harmonious
with the stated objectives and development of this specific portion (“a transition
area”) of the Downtown. The uses are ones that are encouraged in order to
create greater vitality and activity in the downtown area. Therefore the Planning
Commission has concluded that the uses are desirable and in harmony with the
objectives of the General Plan.

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

Most lots and building sites in the downtown are inadequate in size and shape to
accommodate the type of mixed-use use, vitality and density envisioned in the
General Plan and the Downtown Urban Design Plan. In order to facilitate and
encourage new development, the integration of new residential uses, and
revitalization of the downtown described in the General Plan, adjustments in
development standards using a Planned Development District application is
necessary and appropriate. The Planning Commission believes the PDD has
been used reasonably to encourage a high-density mixed-use type of project
envisioned by the General Plan for the downtown. Although presently fully
developed, future redevelopment on adjacent properties to the south or east may
require setbacks of buildings along interior property lines adjacent to this parcel
to assure adequate light and space to buildings on both parcels.

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

Elimination of the existing driveway curbcut onto Palm Canyon Drive is desirable
because it reduces vehicular entry onto the street and enhances traffic flow on
this segment of South Palm Canyon. Vehicular access to this site is from Baristo

‘Road, a coliector street that can accommodate vehicular movement to and from
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the site without conflicts with through traffic on Palm Canyon or Indian Canyon
Drive. Palm Canyon Drive is a major thoroughfare and confirmed in the General
Plan Future Traffic Analysis to continue to function at acceptable levels of service
(LOS) at buildout for this area of Downtown. Baristo Road has been downgraded
to a collector in the new General Plan in this area and is also predicted to
function at acceptable levels at buildout. The Planning Commission has
therefore concluded that the site relates to surrounding streets properly and
those streets are adequate for the intended use.

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 proposed Conditions of Approval accompany this staff report. Among
other conditions set forth, the following conditions are recommended as noted:

fncorporate bicycle parking on the site.
Incorporate an enclosure for recycling waste including a trash enclosure
chute from upper floors of the high-rise building.

* Revise the balconies on the north elevation of the proposed high-rise to be
“Juliet balconies” to provide more space between the existing and
proposed new building.

» Prohibition of constructing a dining terrace on the existing building and no

- modifications to the exterior of the existing structure.

e Incorporate decorative paving on the driveways to the structured parking
areas pursuant to Section 92.09.04(B)(2) of the Zoning Ordinance.

+ Bring back the design of the proposed new building to the AAC for review
of the specific architectural details of that structure.

e The commercial uses will be regulated through the business license
process per the requirements of the zone.

e Hours of operation for the commercial businesses will be determined at

the time any use application is submitted and according to the municipal
code and zone requirements.

CC&R’s to reduce nuisances and assure compatibility among users and adjacent
properties are required and will be reviewed for acceptability by the City Attorney.

Section 3:  Architectural Review

Although there are no required findings for applications for architectural approval
which require environmental assessments, the Zoning Ordinance Section
94.04.00(D)(1-9) provides guidelines for the evaluation of projects. -

kY
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Specific aspects of design shall be examined to determine whether the proposed
development will provide a desirable environment for its occupants as well as
being compatible with the character of adjacent and surrounding developments,
and whether aesthetically it is of good composition, materials, textures and

. colors. Conformance will be evaluated, based on consideration of the following:

1. Site layout, orientation, location of structures and relationship to one
another and fo open spaces and fopography. Definition of
pedestrian and vehicular areas; ie., sidewalks as distinct from
parking lot areas;

The project proposes a high-density, mixed-use development proposal consistent
with the type and character encouraged in the City's General Plan. The
Architectural Advisory Committee has recommended the balconies on the
proposed new building overlooking the Santa Fe Building be pulled back and
become “Juliet balconies”. (Essentially eliminating the balconies and placing a
railing immediately in front of the sliding doors to give the opportunity to open the
doors, but not to step out) With this adjusiment, the AAC feit the existing
building was given sufficient “breathing room” from the proposed new high-rise to
recommend approval.

The east-west orientation of the proposed high-rise respects the view corridor
along Baristo Road. It is also placed on the southern edge of the site, thereby
further preserving views toward the mountains. The Palm Canyon fagade steps
back at upper floor levels, thereby also respecting the north-south view corridor
down Palm Canyon Drive. :

Zero side and rear interior lot line setbacks are necessary to create the high-
density, urban quality described in the General Plan.

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

With traditional pedestrian-oriented downtown commercial uses and structures to
the north and big-box retail with large parking lots to the south, the existing
development in the immediate vicinity of the project does not follow any particular
style or pattern. The project is most similar to existing development to the north
which represents typical pedestrian-focused downtown commercial uses and -

buildings. The massing and height, while greater than adjoining developments,

is configured to respect view corridors. The project reflects the type of future
development encouraged in the General Plan for the CBD Transition Zones.

. Staff therefore believes the project is harmonious within its neighborhood. '
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3. 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 proposed development is consistent with building heights for the zone under
the application of the high-rise building ordinance. There is concealment of
mechanical equipment and parking areas. With the approval of the PDD
establishing unique development standards for the site, the project would be
consistent with this finding. '

4. Building design, materials and colors to be sympathetic with desert
surroundings; AND 5. Hammony of materials, colors and
composition of those elements of a structure, including overhangs,
roofs, and substructures, which are visible simulftaneously;

The design of the proposed high-rise is complementary and sympathetic with the
desert and surrounding buildings in the vicinity because there is harmony in
materials, color, composition, and massing. The building offers variety in
materials, texture, and successfully integrates horizontal and vertical shading
devices that respond to the solar orientation of the project. East and west facing
elevations which have substantial amounts of glazing will require the
~ incorporation of high-performance glass to reduce the glare and solar heat gain
on the upper floor of these elevations.

5. Consistency of composition and treatment;

The proposed project provides consistency in composition and treatment
because it blends architectural elements from the existing building into the new
building, and provides consistency in composition and treatment of all four
facades of the new building.

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

The landscaping for the project is appropriate because it integrates plant
materials conducive to the desert climate.

Section 4:  Tentative Tract Map

Findings for the proposed tract map are noted in Section 66474 of the State of

California Subdivision Map Act. These findings and a dlscussmn of the project
as it relates to these findings follow:
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a. The proposed Tentative Tract Map is consistent with all
applicable general and specific plans.

The proposed project site has a General Plan designation of CBD (Central
Business District) and a Zone of CBD (Central Business District). The proposed
land use of mixed use commercial/residential is consistent with the General Plan.

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

The proposed uses and most development standards conform to those of the
underlying CBD zone and the high-rise ordinance. Certain development
standards that deviate from the underlying standards will be incorporated with the
acceptance of a Planned Development District in order to combine uses in a

- compatible relationship with one another that otherwise could not be achieved by

applying the basic standards for the zone. The Planning Commission therefore
has concluded that the design and improvements are consistent with the zone.

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

The site is essentially flat, with good vehicular access off Baristo Road that does
not conflict with traffic flow on Palm Canyon. It is adjacent to the high pedestrian
traffic area of the central downtown making it conducive for first floor
commercial/retail uses. Although a PDD is required to allow deviations from the
development standards of the zone, the site is large enough to allow the
proposed high-rise building to be located at the southern half of the site, thereby

- preserving the east-west view corridor along Baristo Road. The developer has

attempted to achieve a high density development while providing as much space
and distance between the existing building and the new building as possible.
Further reduction in number of units or size of the proposed new building would
provide more open space and better setbacks, however the high density/high
intensity development envisioned in the General Plan for this area would be
reduced. It is located in an area of downtown where this type of development is
encouraged through policies and design statements in the General Plan. The

Planning Commission has therefore concluded that despite a somewhat tight fit,

the site is physically suited for this type of development.

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

‘The Mitigated Negative Declaration prepared for the proposal adequately

addresses the general environmental setting of the project and finds that the
project will have no adverse impacts on the environment. The applicant has
worked with the City and its Architectural Advisory Committee and modified the

design to respond to concerns about the built environment and existing
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significant structures on the site.  The applicant has agreed to eliminate a
proposed dining terrace and exterior modifications to the existing building to
minimize the visual and physical impact of the proposed new building on the
existing building.

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

There are no known aspects of the design that would cause serious public health
problems. All physical improvements will require building permits and to conform
to City, State, and National codes and regulations.

. f.. 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.

The design of the development will not conflict with any easements or restrict
necessary public access through the property.

Section 5:  Findings of Public Benefit

The Council adopted the policy, “Planned Development Districts and Public
Benefits” on September 17, 2008. Consequently, the Commission will review the
PDD with regard to public benefit that would be derived from the granting of
‘deviations from the development standards requested therein.

One of the primary factors in the public benefits policy is “proportionality”, which
is stated in the policy, as follows:

The public benefit shall be proportional to the nature, type and
extent of the flexibility granted from the standards and provisions of
the Palm Springs Zoning Code.

The project involves three areas of deviation from the Zoning Code as noted
below. The Planning Commission has listed the deviations in order of what it
believes are the greatest to the least in terms of magnitude of the deviation.

1. Setbacks and Open Space (including balconies),
2. Density,
3. Parking Design Standards and Off-Street Parking Count,

In considering the proportionality of the requested deviations against the public

benefit created by those deviations, the Planning Commission believes that the
requested deviations are “moderate to significant” in terms of the magnitude of
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the deviations from the underlying development standards. The Council may
consider among the approved set of options: (see attached policy):

. The project as Public Benefit
o bringing a mixed-use commercialiresidential project to the CBD,
o removal of a driveway curb cut from Palm Canyon Drive.
. Key features of the Project
o preservation or historic designation of an existing architecturally
significant building, '
. Off-site Improvements
o  Any other public improvements off the project site.

The Planning Commission recommends to the City Council that the following be
recognized as the Public Benefit provided by the applicant in response to the
granting of deviations from the development standards for the zone with the
Planned Development District.

(Planning Commission Recommendations to be inserted here)

NOW, THEREFORE, BE IT RESOLVED that, based upon the foregoing, the
Planning Commission approves Case 5.1137 PDD 335 and Case 3.3032 MAJ a

Major Architectural Application for a mixed-use development and recommends

that the City Council adopts the Mitigated Negative Declaration and approve
Case 5.1137. PD 335, and TTM 35230, to establish a Planned Development
District, and Tentative Tract Map for condominium purposes for a mixed-use
development. The development is comprised of the adaptive reuse of the
existing Santa Fe Federal Savings Bank for restaurant/retail use, development of
a new four-story mixed-use high-rise building with commercial/retail on the first
floor and 19 residential condominium units on floors 2, 3 and 4. The project will
include a rooftop terrace with optional swimming pool, on-site subterranean and
structured parking for 81 vehicles, and landscaping on a 0.676 acre site, subject
to the conditions contained in Exhibit A, which is attached hereto and made a
part of this resolution.

ADOPTED this fourteenth day of January, 2009.

AYES:
NOES:
ABSENT:
ABSTAIN:

- ATTEST: CITY OF PALM SPRINGS, CALIFORNIA

Craig A. Ewing, AICP
Director of Planning Services
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RESOLUTIONNO.
EXHIBIT A
Case 5.1137 PD 335, 3.3028 MAJ, TTM 35230

Baristo Lofts -
~ 300 South Palm Canyon Drive

January, 14, 2009
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 Chief of Police,

the Fire Chlef or their designee, depending on which department recommended the
cond[tlon

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

' ADMINISTRATIVE CONDITIONS
ADM1 Project Description.  This approval is for the p!’OJeCt described per Case

5.1137 PD 335, 3.3028 MAJ and TTM 35230; except as modified with the
approved Mitigation Monitoring Program and the conditions below; ‘

'ADM2 : The site shall be developed and maintained in accordance with the approved
plans, date stamped December 10, 2008, 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. _

ADM3  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.

ADM4  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. : :

~ADM5  Tentative Map. This approval is for Tentative Tract Map 35230' located af 300
: South Palm Canyon Drive, date stamped August 18, 2008. This approval is
subject to all applicable regulations of the Subdivision Map Act, the Palm




Resolution - _ . '
Conditions of Approval Page 2 of 20
Case 5.1137 PD 335 3.3028 MAJ TTM 35230 Bansto Lofts . January 14, 2009

Springs Muni(;lpal Code and any other apphcab!e Clty Codes, ordinances
and resolutions.

ADM6  Indemnification. The owner shall defend, indemnify, and hold harmless the .
City of Palm Springs, its agents, officers, and employees from any claim,
action, or proceeding against the City of Palm Springs or its agents, officers
or employees to attach, set aside, void or annul, an approval of the City of
Palm Springs, its legislative body, advisory agencies, or administrative
officers concerning Case 5.1137 PD 335, 3.3028 MAJ, TTM 35230. 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.

- ADM7  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 sidéwalk 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.

ADM8  Time Limit on Approval. .Approval of the Planned Development District (PDD)
- . Tentative Tract Map (TTM) and Major Architectural Applications (MAJ) shall
be.valid for a period of two (2) years from the effective date of the approval.
Extensions - of time may be granted by the Planning Commission upon

' demonstrahon of good cause.

ADM9  Right to Appeal. DeC|S|0ns of an admlnlstratlve officer or agency of the Clty

: ~of Palm Springs may be appealed in accordance with Municipal Code

Chapter 2.05.00. Permmits W|II not be rssued untli the appeal period has =~
concluded. . _ _

- ADM10  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




Resolution

Conditions of Approval ' _ - Page 3of 20

ADM11

ADM12

... ADM13

" -Case 5.1137 PD 335 3.3028 MAJ TTM 35230 Barist_o Lofts : January 14, 2009

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
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 1V, by multiplying the

area of park to be dedicated by the fair market value of the land being

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

Communltv Services District. The PI’OjeCt will bring a significant number of

- additional residents to the community. The City's existing public safety and

recreation services, including police protection, criminal justice, fire protection
and. suppression, ambulance, paramedic, and other safety services and

recreation, library, cultural services are near capacity. Accordingly, the City
may determine to form a Community Services District under the authority of

Government Code Section 53311 et seq., or other appropriate statutory or
municipal authority.  Developer agrees to support the formation of such
assessment district and shall waive any right to.protest, provided that the
amount of such assessment shall be established through appropriate study

and shall not exceed $500 annually with a consumer price index escalator.
The district shall be formed prior to sale of any lots or a covenant agreement

shall be recorded against each parcel permlttmg incorporation of the parcel mn

“the district,

Maintenance of Outdoor Seating/Dining.  Daily cleaning and wash down of
sidewalks for any outdoor seating areas or paseos 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 nghts—of—way
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Case 5.1137 PD 335 3.3028 MAJ TTM 35230 Baristo Lofts . January 14, 2009
ADM14  Comply with City Noise Ordinance. This use shall comply with the provisions |

ADM15.

ADM 16.

of Section 11.74 Noise Ordinance of the Palm Springs Municipal Code.
Viola_tions may result in revocation of this Conditional Use Permit.

Control of Noise.. Live entertainment is permitted in the location shown on the
approved floor plan only. [If complaints are received, all exterior doors and .
windows shall be closed immediately upon request of the enforcement officer.
A limited bar service window may remain open for the mdoor/outdoor bar
service.

CC&R’S. Prior to recordation of -a finai Tentative Tract Map' or issuance of

“building permits, the applicant shall submit a draft declaration of covenants,

conditions and restrictions ("CC&R's") to the Director of Planning for approval -

in a format to be approved by the City Attomney. The draft CC&R package.

shall include:

a. The document to convey title

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

- ¢. Provisions for joint access to the proposed parcels and any open space

restrictions.

d. A provision, which provides that the CC&R’s may not be terminated or
. substantially amended without the consent of the City and the developer's
_ successor-in-interest. -

Approved CC&R’s are to be recorded foIIowmg approval of the final map.
The CC&R's may be enforceable by the City, shall not be amended without
City approval, and shall require maintenance of all property |n a good

‘condltlon and in accordance with all ordlnances

CC&R’s Deposits & Fees. The -a_ppllcant shall_ submit to the City of Palm
- Springs,. a deposit in the -amount of $3,500, for the review of the CC&R's by

the City Attorney. A $675 filing fee shall also be paid to the Clty Planning.
Department for administrative review purposes. o

CC&R’s Noise Dlsclosure The CC&R's shall ‘have a disclosure statement
regarding the location of the project relative to roadway noise, City special
events, roadway closures for special events and other activities which may

 occur in the Central Business District, Desert Museum and Desert Fashion

- Plaza. Said disclosure shall inform perspective buyers about traffic, noise and

other activities Wthh may occur in this area.

Notlce to Tenants. The applicant shall provide all tenants W|th a copy of the :
Condmons of Approval for this prOJect ' :
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ENVIRONMENTAL ASSESSMENT CONDITIONS

ENV1 Coachel[a Valley Multiple-Species Habitat Conservat:on Plan (CVMSHCP)

‘ Local Development Permit Fee (LDMF) required. Al projects within the City

-of Palm Springs are subject to payment of the CVMSHCP LDMF prior to the
issuance of certificate of occupancy.

ENV2  California Fish & Game Fees Required. The project is required to pay a fish
and game impact fee as defined in Section 711.4 of the California Fish and
_Game Code. This CFG impact fee plus an administrative fee for filing the
action with the County Recorder shall be submitted by the applicant to the
City in the form. of a money order or a cashier's check payable to the

- Riverside County Clerk prior to the final City action on the project (either
‘Planning Commission or City Council determination). This fee shall be

. submitted by the City to the County Clerk with the Notice of Determination.

- Action on this application shall not be final until such fee is paid. The project
may be eligible for exemption or refund of this fee by the California
Department of Fish & Game. Applicants may apply for a refund by the CFG -
at www.dfg.ca. gov for more information. '

ENV3 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. : :

ENV4  Cultural Resource Survey Required. Prior to any ground disturbing activity, .
' including clearing and grubbing, installation of utilities, andfor 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

‘ENVS Cultural Resource Site Monitoring. There is a possibility of buried cultural or

Native American tribal resources on the site. A Native American Monltor shall .

be present during all ground-disturbing activities.

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 dep03|ts be encountered,
- the Monitor shall contact the Director of Planning. After consuitation the.
- Director shall have the authority to halt destructive construction and shall
notify a Qualified Archaeologist to further investigate the site. If necessary,
the Qualified Archaeologist shall prepare a treatment plan for submission to
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the State Historic Preservation Officer and Agua Caliente Cultural Resource
Coordinator for approval.

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

PLANNING DEPARTMENT CONDITIONS

PLN 1. Qutdoor 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. '

PLN 2. Water Efficient Landscaping Conformance. The project is subject to the
-~ Water Efficient Landscape Ordinance (Chapter 8.60.00) of the Palm Springs
Municipal Code. 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. Refer
to Chapter 8.60 of the Municipal Code for specific requirements. (See

Chapter 8.60.020 for exemptions)

PLN 3.~ 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.

PLN 4. 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: (to be determined by Planning Commission).
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PLN 5.  Palm Tree Reguirement. In accordance W|th Planning Commission .

" PLNS.

PLN 7.

PLN 8.

- PLN9.

PLN 10.

PLN 11.

PLN 12,
PLN 13.

~ PLN14.

Resolution No. 1503, dated November 18, 1970, the developer is required to
plant Washingtonia Fillifera palm trees (14 feet from ground to fronds in
height) 60 feet apart along the entire frontage of Palm Canyon Drive and/or
the Tahquitz Canyon Way median. This will require temoval of the existing
Mexican Fan Palms and Date Palm that presently are planted along the
frontage of thlS site.

Sign Applications Required. No signe are approved by this action. Sepa_rate

‘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 must conform to
California Title 24 thermal standards for “Cool Roofs”. Such roofs must have
a minimum initial thermal emittance of 0.75 and minimum initial solar

reflectance of '0.70. Only matte (non-specular) roofing is allowed in colors
'such as off-white, beige or tan. Bright white should be avoided where

possible.”

Maintenance of Awnings & Prolectlons All awnlngs shall be maintained and '
periodically cleaned ' . |

Screen Roof-mounted Equipment. Al roof mounted mechanical equipment
shall be screened per the reqwrements of Section 93.03. 00 of the Zoning
Ordlnance :

_Surface Mounted Downspouts Prohibited. No exterior downspouts shall be

permitted on any facade on the proposed building(s) that are Vvisible from
adjacent streets or reS|dent|aI and commercial areas.

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

Exterlor Alarms & Audio Systems. No swens, outside pag'lng or any type-of

signalization will be permitted, except approved alarm systems.

Outside " Storage Prohlblted No outside storage of any klnd shall be
permltted 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 buﬂdmg site unless a parking management
plan has been approved ' _ . ‘ : _
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PLN 15. The project shall be required to provide secure bicycle parking facilities on

PLN 16.

- PLN17.

PLN 18.

PLN 19.

P_LN'zo.

'PLN 21.

site for use by residents and commercial/retail patrons and owners. Locatlon
and design shall be approved by the Director of Planning.

The applicant shall be prohlblted from constructlng a dining terrace on the

‘existing structure and shall make no. modlﬂcatlons to the exterior of the

existing structure.

Off-street parking spaces that __are-‘ configi.rred as tandem spaces, "(i.e. one -

space behind the other requiring the movement of one vehicle to get the

second one out) shall only be assigned as a pair of parkmg spaces per
residential unit. : . : :

Enclosures for the containment of recycled materials shall be provided for the
convenience of all residents and commercial tenants with sealed and rated
trash chutes from the upper residential floors. Sealed garbage containers

- andfor compacting garbage collection systems to control odors and liquid
- seepage from garbage shall be required. :

Modify balconies on the north side of the proposed new building to “Juliet

~balconies” (l.e.railings at the building wall with no actual balcony area outside

the face of the building) to provide more special relief between the eXIstlng

bUIIdmg and the proposed new building.

- Provide decorative pavement at the driveway entrances pursuant to Section

¢

92.09.04(B)(2) of the Zoning Ordinance as approved by the Drrector of

Planning.

-The applicant is requir'ed to bring' the project design back to the Architectural

Advisory Committee for review of specific archltectural details of the proposed
new structure. :

ACCESS_IBILITY CONDITIONS

ADA1.

| ADA 2.

a minimum 5 foot width measured from the building towards the street. It is
important to ascertain that the cross slope within this pedestrian path of travel

- be no more that 2%.The plan indicates a 5% slope. Although it appears that

this 5% cross slope measures from the ADA path of travel towards the street,

Path of Travel. The “ADA “ path of travel along Palm Canyon Drive provides -

we need to confirm that the ADA path of travel have a cross ‘slope that does -

not exceed 2% so that it complies with CBC 1133B.7.1.3.

Detectable Wamings. A 36 inch wide band of detectable warnings consisting

of truncated domes shall be provided where the walk intersects with the “van ‘

accessible” access aisle serving the disabled parkmg spaces This shall

comply with CBC 1133B 8. 5
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ADA 3. Ramps and Handrails. The plan indicates an 8.33 % sloped ramp located
' between the existing building and the proposed new retail building which is
compliant with CBC1133B.5.1 through CBC 1133B.5.4.2. However, to
comply with CBC 1133B.5.5.1, handrails are required on both sides of the

ramp and shall comply with all handrail technical requirements.

ADA 4.  ADA Signage. Provide a directional and informational sign indicating the
accessible route of travel from the disabled parking area leading to the ADA
path of travel between the existing building and the proposed new retall
buﬂdmg so as to comply with CBC 11178 51.2&.3.

. BUILDING DEPARTMENT CONDITIONS

BLD 1.  Prior to any construction on—site, app appropriate permits mdst bé secured.

~ ENGINEERING DEPARTMENT CONDITIONS

The Engineering Division reoommends that if this application is approved, such
approval is subject to the fo[iowmg conditions belng completed in compllance with City

. standards and ordinances.

Before flnai acceptance of the project, all conditions Ilsted 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

S. PALM CANYON DRIVE -

"ENG 2. Construct new sidewalk within the area between the propoeed dining deck .

and existing sidewalk at the southeast corner of Palm Canyon Drive and
Baristo Road, in accordance with City of Palm Sprmgs Standard Drawmg No.
210.

ENG 3. An application for an Encroachment License shall be submitted to the

- Engineering Division to allow construction of the roof edge of the first floor
~ retail building at the southwest corner of the site, within the public right-of-way
- of Palm Canyon Drive. The application for the Encroachment License shall be

approved by City Council prior to issuance of a building permit. -
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ENG 4. Existing palm trees along the Palm Canyon Drive frontage are maintained by

ENG &.

ENG 6.
ENG 7.

ENG 8.

the City and shall be protected in place until new trees required by this project
are installed. Removal of any palm tree will require advance approval by the
City Engineer and Director of Parks and Recreation, and require relocation
and adjustment of existing irrigation and lighting system improvements.

New or transplanted palm trees shall be guaranteed for a period of 90 days
from the date of acceptance by the City Engineer. Any palm trees that fail
during the 90-day landscape maintenance period shall be replaced with a
new palm tree of similar trunk diameter and height to the satisfaction of the
City Engineer, and shall be subject to a subsequent 90-day landscape
maintenance period.

The existing decorative lighting system along the Palm Canyon Drive frontage
is maintained by the City and shall be protected in place. Any relocation of
lighting improvements will require advance approval by the City Engineer.

Remove the existing driveway approach adjacent to the southwest corner of
the site and replace with new curb, gutter, and sidewalk to match existing
street improvements, in accordance with applicable City Standards.

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

- BARISTO ROAD

ENG 9.

ENG 10.

Construct divided access driveways that are 22 feet wide (for ingress/egress
for the underground parking garage) and 20 feet wide (for ingress/egress for
the surface level parking area) in accordance with City of Palm Springs
Standard Drawing No. 201. The centerline of the driveway approach shall be
approximately 30 feet from the east property line. The east half of the
driveway approach (into the underground parking garage) shall be for the use
of residents only and shall include an 11 feet wide egress only lane (adjacent
to the east property line) and an 11 feet wide ingress only lane for the

underground parking garage ramp. The west half of the driveway approach

(into the surface level parking area) shall be for the use of visitors and retail
customers only and shall include a 10 feet wide ingress only lane (adjacent {o
the existing building) and a 10 feet wide egress only lane for the surface level
parking area. The east and west halves of the 47 feet wide driveway
approach shall be separated by a 5 feet wide on-site median.

Remove the existing street improvements as necessary to construct a new
driveway approach in accordance with City of Palm Springs Standard
Drawing No. 201. '

ENG 11. All broken or off grade street improvements shall be repaired or replaced.
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: SANITARY SEWER

ENG 12. All sanitary facmtles shall be connected to the public sewer system. The
existing sewer service lateral to the property may be used for new sanltary
facilities. New laterals shaH not be connected at manholes.

" GRADING

ENG 13. The proposed project involves the constructron of a new buudmg W|th
: - subterranean garage, extending the entire boundaries of the subject parcei
A Grading Plan is not required for the proposed project; however, the
applicant shall comply with applicable dust control regulations during any site
disturbance, including excavations for the subterranean garage. 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 contractor shall be required to comply with Chapter

8.50 of the City of Palm Springs Municipal Code, and shall be required to

utilize one or more “Coachella Valley Best Available Control Measures” as -
identified in the Coachella Valley Fugitive Dust Control Handbook for each
fugitive dust source such that the applicable performance standards are met.

. The applicant's or its contractor's Fugitive Dust Control Plan. shall be -

prepared by staff that has completed the South Coast Air Quality
- Management District (AQMD) Coachella Valley Fugitive Dust Control Class.
The applicant and/or its contractor shall provide the Engineering Division with
current and valid Certificate(s) of Completion from AQMD for staff that have
completed the required training. For information on attending a Fugitive Dust
- Control Class and information on the Coachella Valley Fugitive Dust Control
- Handbook and related “PM10” Dust Control issues, please contact AQMD at
(909) 396-3752, or at 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 Engineerlng Division prior 1o issuance of
a building permit.

S ENG 14 Prior to issuance of a buﬂdlng permit, the apphcant 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 monitorlng
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ENG 15. In accordance with an a_pproved PM-10 Dust Control Plan, perimeter fencing
shall be installed. Fencing shall have screening that is tan in color; green
screening will not be allowed. Perimeter fencing shall be installed after
issuance of Grading Permit, and |mmed|ate!y prior to commencement of
grading operations.

ENG 16. 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- wmd andlng

ENG 17. Wlthm 10 days of ceasing all construction activity. and when construction
activities are not scheduled to occur for at least 30 days; the disturbed areas
on-site shall be permanently stabilized, in accordance with Palm Springs
Municipal Code Section 8.50.022. Following stabilization of -all disturbed

areas, perimeter fencing shall be removed, as required by the City Engineer.

'ENG 18. In cooperation with the Riverside County Agricultural Commissioner and the
Califomia Department of Food and Agriculture Red Imported Fire Ant Project,
the export of soil from this site will require 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
issuance of a building permit.. The California Department of Food and
Agriculture office is located at 73-710 Fred Waring Drive, Palm Desert
{(Phone: 760-776- 8208) ' :

o DRAINAGE

ENG 19. This project will be required to install measures in-accordance with applicable
National Pollution.Discharge Elimination System (NPDES) Best Management
Practices (BMP’s) included as part of the NPDES Permit issued for the
Whitewater River Region from the Colorado River Basin Regional Water
Quality Control Board (RWQCB). The applicant is advised that installation of
BMP's, including mechanical or other means for pre-treating stormwater
runoff, will be required by regulations imposed by the RWQCB. It shall be the
applicant’s responsibility to design and install appropriate BMP’s, in
accordance with the NPDES Permit, that effectively intercept and pre-treat
stormwater runoff-from the project site, prior to release to the City’s municipal
separate storm sewer system (“MS4”), to the satisfaction of the City Engineer
‘and the RWQCB. 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 Caovenants,
Conditions, and Restrictions (CC&R’s) required for the development (if any).
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A Water Quality Management Plan (WQMP) shall be submitted to and

ENG 20.

approved by the City Engineer prior to issuance of a 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 surface areas

~ on-site. . Direct release of nuisance water to adjacent public streets is

prohlblted Construction of operatlonaf BMP’s shall be mcorporated into the
structural building plans for this prOJect

 GENERAL

ENG 21.

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

paving and/or overlaying existing asphalt concrete pavement of off-site.
streets as required by and at the discretion of the City Engineer, including

additional pavement repairs to pavement repairs made by utility companies
for utilities installed for the benefit of the proposed development (i.e. Desert
Water Agency, Southern California Edison, Southern California Gas

Company, Time Warner, Verizon, etc.). Multiple excavations, trenches, and .

‘other street cuts within existing asphalt concrete pavement of off-site streets

required by the proposed development may require complete grtndmg 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 shalil be

', returned to a condition equal to or better than existed prior to ‘construction of

ENG 22.

ENG 23.

ENG 24.

' ENG25;

‘the proposed deveIOpment

_All proposed utility lines shall be installed underground. -

All existing utilities shall be shown .orn the lmprovemént plans required for the
project. The existing and proposed service laterals shall he shown from the
main hne to the proper”[y I|ne

Upon approval of any |mproveme'nt plan by the City Engineer, the
improvement plan shall be provided to the City in digitat 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 Clty may be
authorrzed upon prior approval of the Clty Engineer.

The original improvement plans prepared for the proposed devélopment and

approved by the City Engineer shall be documented with record drawing “as-

built” information and retured to the Engineering Division prior to issuance of
a final certificate of occupancy. Any modifications or changes to approved

-
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ENG 26. Nothing shall be constructed or planted in the corner cut-off area of any

ENG 27.

ENG 28,

MAP

ENG 29.

ENG 30.

ENG 31.

intersection or driveway which does or will exceed the height required to
maintain an appropriate sight dlstance per City of Palm Springs Zoning Code
Section 93.02.00, D.

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

(not used).‘

A Final Map shall be prepared by a California registered Land Surveyor or
qualified Civil Engineer and submitted to the Engineering Division for review
and approval. A Title Report prepared for subdivision guarantee for the
subject property, the traverse closures for the existing parcel and all lots
created therefrom, and copies of record documents shall be submitted with
the Final Map to the Engineering Division as part of the review of the Map.
The Final Map shall be approved by the City Council prior to issuance of
building permits.

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

Upon approval of a final map, the final map shall be provided to the City in
G.1.S. digital format, consistent with the “Guidelines for G.I.S. Digital

-~ Submission” from the Riverside County Transportation and Land

Management Agency.” G.1.S. digital information shall consist of the following
data: California Coordinate System, CCS83 Zone 6 (in U.S. feet); monuments
(ASCIl drawing exchange file); lot lines, rights-of-way, and centerlines shown
as continuous lines; full map annotation consistent with annotation shown on
the map; map number; and map file name. G.I.S. data format shall be

provided on a CDROM/DVD containing the following: ArcGIS Geodatabase,

ArcView Shapefile, Arcinfo Coverage or Exchange file (e00), DWG (AutoCAD
2004 drawing file), DGN (Microstation drawing file), DXF (AutoCAD ASCII
drawing exchange file) ), and PDF (Adobe Acrobat 6.0 or greater) formats.
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Varlatlons of the type and format of G.I.S. digital data to be submltted to the
_City may be authorized, upon prior approval of the City Engineer.

TRAFFIC

ENG 32. Provide signage for eastbound and westbound traffic on Baristo Road,
indicating that the two-way eastern half of the driveway is for residential
. vehicles only, into the underground parking garage ramp adjacent to the
‘northeast corner of the site, as required by the City Engineer. Install raised
reflectorized pavement markers between the residential entry ramp and exit
‘ramp lanes to discourage reS|dent|aI vehicles from crossmg into oncoming
traffic. :

ENG,33. Provide signage for eastbound and westbound traffic on Baristo Road,
- - indicating that the two-way western half of the driveway is for visitor/retail
vehicles only, into the ground level parking area, as required by the City
‘Engineer. Install raised reflectorized pavement markers between the
visitors/retail entry lane and exit lane to dlscourage visitor/retail vehicles from

crossmg info oncoming traffic.

- -ENG 34. Install distinctive entry treatments (including signage, lighting, pavement

markings, and/or other visual cues) at the residential only eniry adjacent to -
- the northeast comner of the site on Baristo Road, to decrease the potential for
motorist confusion.

ENG 35. Install a 24 inch stop sign, stop bar, and “STOP” legend for traffic exiting the

development at both the residential exit and the visitors/retail exit on Baristo
‘Road, in accordance with City of Palm. Sprlngs Standard Drawing Nos 620-
625. '

- ENG 36. A minimum of 48 inches of clearance for héndlcap eccessmlllty shell be

provided on- public sndewalks or pedestrlan paths of travel ‘within the
development. . '

_""ENG 37. All damaged, destroyed, or modified pavement 'Iegends, traffic control

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

ENG 38. _Constructlon signing, I:ghtmg and barricading shall be provided for on all

projects 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 State of Califernia, Department of Transportation, "Manual of
Traffic Controls for Construction and Maintenance Work Zones" dated 1996,

or subsequent additlons in force at the tlme of construction. '
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ENG 39. This property is subject to the Transportation Uniform Mitigation Fee which

shall be paid prior to issuance of building permit.

" FIRE DEPARTMENT CONDITIONS

These conditions are subject to final plan check and review. Initial fire department
conditions have been determined on the site plan dated 3/15/2008. Additional
requirements may be required at that time based on revisions to site plans.

Fire Department Cdn'ditions were based on the 2007 California Fire Code. Four
complete sets of plans for private fire service mains, fire alarm, or fire sprinkler systems
must be submitted at time of the building plan submittal.

FID 1.

"FID 2.

FID 3.

Public Safety CFD: The Project will bring a significant number of additional
residents to the community. The City’s existing public safety and recreation
services, including police protection, criminal justice, fire protection and
suppression, ambulance, paramedic, and other safety services and recreation,
library, cultural services are near capacity.. Accordingly, the City may determine

~to form a Community Services District under the authority of Government Code
~ Section 53311 et seq, or other appropriate statutory or municipal authority.
Developer agrees to support the formation of such assessment district and shall

waive any right to protest, provided that the amount of such assessment shall be
established through appropriate study and shall not exceed $500 annually with a
consumer price index escalator. The district shall be formed prior to sale of any
fots or a covenant agreement shall be recorded against each parcel permitting
incorporation of the parcel in the district.

-Radio Communications: Must install an in-building Public Safety Radio
Communications Coverage System composed of a radiating cable system or
an‘internal multiple antenna system with FCC-certified bi- directional 800 MHz
and 150 MHz (as required to meet the two indicated 150 MHz frequencies)
amplifier(s), distribution system, and subcomponents 'shall be required for all
buildings in excess of three stories, or has subterranean floors, or subterranean
parking. This system must meet the City of Palm Springs Public Safety Radio
System Coverage Speclflcatlons as stated in the Palm Spnngs Municipal Code"'
Chapter 1 1.03. .

Plot Plan: Prior to completion of the project, an 8.5"x11” plot plan or drawing,
~and an electronic version in an industry standard file format capable of being

used in a geographical information system (GIS) preferably an.ESRI shape

-~ file(s) shail be provided to the fire department. The GIS file shall be projected in
the California State Plane Zone VI coordinate system and capable of being re-

projected into the North American Datum 1983 coordinate system. PDF files by
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themselves wiII not meet this requirement. The GIS and ESRI shape file(s) shall
clearly show all access points, fire hydrants, KNOX™ box locations, fire
department connections, dwelling unit or suite identifiers, main electrical panel
location(s), sprinkler riser and fire alarm locations. industry standard symbols
used in emergency management and pre-fire planning are encouraged. Large
projects may require more than one page. AutoCAD files will be accepted but
must be approved prior to acceptance -

Access During Construction (CFC 503): Access for flreflghtmg equipment shall

" be provided to the immediate job site at the start of construction and maintained

until all construction is complete. Fire apparatus access roads shall have an
unobstructed . width ‘of not less than 20 feet. and an unobstructed vertical
clearance of not less than 13'6". Fire Department access roads shall have an
all weather driving surface and support a minimum weight of 73,000 fbs.

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

- padiock during construction.

| Fire De;)artment Access: Roads/driveways shall be prowded so that no portion

of the exterior wall of the first floor of any bmldmg will be more than 150 feet

“from such roads.

FID7.

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

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

include the' visitor parking spaces above the subterranean parking structure.

-This access is required to meet the mid rise requirements for the lofts on the

FID 8.

third and forth level.

Aerial Fire Access Roads (CFC 503.2.8): Buildings .or portions of buildings or
facilities exceeéding 30 feet in height above the lowest level of fire department

- vehicle access shall be provided with approved fire apparatus access roads
‘capable of accommodating fire department aerial apparatus. Overhead utility -
-and power lines shall not be- located W|th|n the aerial fire apparatus access
roadway.

"FID 9.

" FID10.

Aerial Fire Access Road Width (CFC 503.2.8.1). Fire apparatus access roads

shalt have a minimum unobstructed width of 26 feet in the immediate wcmlty of

any bu1ld|ng or portion of building more than 30 feet in height.

Aerial Access Proximity to Building (CFC 503.2.8.2): At least one of the

required access routes for buildings or facility exceeding 30 feet in height above |

the lowest level of fire department vehicle access shall be located within a

‘minimum of 15 feet and a maximum of 30 feet from the building and shail be
~-positioned parallel to one entire s:de of the bwldlng
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FID11. Class_1 Standpipe: A Class 1-Standpipe system is required and shall be
installed. Standpipes will be required at every level in the stairwells from the
subterranean garage to the roof of the new mixed use building. '

-FID 12. Stairways: Both stairways mUst go from the subtefranean parking to every floor
and including the roof of the new mixed use building.

-FID 13. Underground Parkmq Automatlc smoke removal system to be required for
' subterranean parking.. :

“FID 14. Premises tdentification (CFC 505.1}: New and existing buildings shall have

- approved address numbers, building numbers. or approved building | :

identification placed in a position that is plainly legible and visible from the
street or road fronting the property. These numbers shall contrast with their
background. Address numbers shall be Arabic numerals or alphabet letters.
Numbers shall be a minimum of 4" high with a minimum stroke width of 0.5”.

FID 15, Key Box Required to be Installed (CFC 506.1): Where access to or within a

- structure or an area is restricted because of secured openings or where

immediate access is necessary for life-saving -or fire-fighting purposes, the fire

code official is authorized to require a key box to be installed in an approved

" location. The key box shall be of an approved type and shall contaln keys to
gain necessary access as required by the fire code OffICIal

FID 16. Location of Knox boxes: Secured emergency access gates serving apartment,
: town home or condominium complex courtyards must provide a key box.in
addition to association or facility locks. A Knox box shall be installed at every

- locked gate. Boxes shall be mounted at 5 feet above grade. Show location of

boxes on plan eievation views. Show requirement in pian notes.

FID 17. QOperational Flre Hvdrant(s) (CFC 508.1, 508.5.1 & 1412.1); Operational fire

' hydrant(s) shall be installed within 250 feet of all combustible construction.

They shall be installed and made serviceable prior to and during construction.

No landscape planting, walls, or fencing is permitted within. 3 feet of flre_
hydrants, except ground cover plantmgs : -

* FID 18. Identification (CFC 510.1): Fire protection equipment shall be identified in an

' ~approved manner. Rooms containing controls for air-conditioning systems,
sprinkler risers and valves, or other fire detection, suppression or control -

- elements shail be identified for the use of the fire department. Approved signs
required to identify fire protection equipment and equipment location, shall be
constructed of durable materials permanently installed and readily visible. -

FIiD 19.-NFPA 13 Fire Sprinkler Svstem is Required: An automatic fire sprinkler system
s requu'ed for both the existing building and new buﬂding The change in use




Resolution

. Conditions

AN

of Approval ' . ' Page 19 of 20

. Case 5.1137 PD 335 3.3028 MAJ TTM 35230 Baristo Lofts ' ' . January 14,2009

to Group A Occupancy of the existing building requires this building to now be
protected with fire sprinklers. Only a C-16 licensed fire sprinkler contractor shall
perform system design and installation. System to be designed and installed in
accordance with NFPA 13, 2002 Edition, except the seismic bracing and

-restraints shall comply with NFPA 13, 2007 Edition using Cp of 0.74 and lr

Ratio of 200. No portion of the fire sprinkler system shall be installed prior to
plan approval. Prior to final approval of the instailation, contractor shall submita
completed Contractors Material and Test Certificate for Aboveground. Piping to

. the Fire Department. (16.1 NFPA 13, 2002 Edition and 10. 10 NFPA 24, 2002
' Edition)

FID 20.

Balconies and decks (9'03.3.1.2.1'). Sprinkler protection shall be provided for
exterior balconies, decks and ground floor patios of dwelling units where the

. building is of Type V construction. Sidewall sprinklers that are used to protect

FID 21.

such areas shall be permitted to be located such that their defiectors are within
1 inch (25 mm) to 6 inches (152 mm) below the structural members and a
maximum distance of 14 inches (356 mm) below the deck of the exterior
balconies and decks that are constructed of open wood joist construction.

Audible Water Flow Alarms (CFC 903.4.2): An approved audible sprinkler flow

- alarm- (Wheelock horn/strobe ‘# MT4-115-WH-VFR with WBB back box or

FID 22.

FID 23.

equal) shall be provided on the exterior of the building in an approved location.
An approved audible sprinkler flow alarm (Wheelock horn/strobe # MT4-115-
WH-VFR with WBB back box or ‘equal) to alert the occupants shall be provided
in the interior of the building in a normally occupled location.

Valve and Water-Flow Monitoring (CFC 903.4): All valves controlling the fire .
sprinkier system water supply, and all water-flow switches; shall be electrically
monitored. All control valves shall be locked in the open position. Valve and
water-flow alarm and trouble signals shall be distinctly dlfferent and shall be
automatlcally transmitted to an approved central station. :

Central Statlon' Protective_Signaling Serwce (CFC 903.4.1): A UL listed and

certified Protective Signaling Service (Central Station Service) .is required.

- Provide the Fire Department with proof of listing and current certificate. The

FID 24.

FID 25.

Fire Department shall be notified !mmedlately of change in service.

Fire Alarm Svstem Fire alarm system is required and mstallation shall comply
with the requnrements of NFPA 72, 2002 Edltlon

Portable Fire Extinguisher (CFC 906.1). Portable fire extinguishers shall be
installed. Provide one 2-A:10-B:C portable fire extinguisher for every 75 feet of
floor or grade travel distance for normal hazards. Portable fire extinguishers
shall not be obstructed or obscured from view. Portable fire extmgu:shers shall

o be installed so that the top 1| not more than 5 feet above the ﬂoor
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FID 26. Residential Smoke Aiarms Installation With Fire Sprinklers (CFC 907.2.10.1.2,

907.2.10.2 & 907.2.10.3). Provide Residential Smoke Alarms (FIREX # 0498
accessory module connected to multi-station FIREX smoke alarms or equal for
residential units above businesses and fire sprinkler flow switch). Alarms shall

“receive their primary power from the building wiring, and shall be equipped with

FID 27.

FID 28.

a battery backup. Alarms shall be interconnected so that operation of any
smoke alarm causes all smoke alarms within the dwelling to sound.

Fire. Department Connections (CFC 912.2.1 & 912.3): ‘Fire Department
connections shall be visible and accessible, have two 2.5 inch NST female
inlets, and have an approved check valve located as close to the FDC as
possible. All FDC's shall have KNOX locking protective caps. Contact the fire

prevention secretary at 760-323-8186 for a KNOX application form.

Fire Hydrant & FDC Location (CFC 912.2): A public commercial fire hydrant is
required within 30 feet of the Fire Department Connection (FDC). Fire Hose -
must be protected from vehicular traffic and shall not cross. roadways, streets,

- railroad tracks or driveways or areas subject to ﬂoodlng or hazardous material

" FID 29.

or liquid releases.

Elevator Recall Required (CFC 607.1): Existing elevators with a travel distance
of 25 feet (7620 mm) or more above or below the main floor or other level of a
building and intended to serve the needs of emergency personnel for fire-
fighting or rescue. purposes shall be provided with emergency operation in
accordance with ASME A17.3. New elevators shall be provided with Phase |

~ emergency recall operation and Phase Il emergency in- car operation in
~accordance with ASME A17. 1

FID 30.

Elevator Stretcher Requirement (CBC 3002.4): Elevator shall be designed to
accommodate medical emergency service in buildings four or more stories .
above grade plane or four or more stories below grade plane, at least one
elevator shall be provided for fire department emergency access to all floors.
The elevator(s) so designed shall accommodate the loading.and transport of an ‘

ambutance gurney or stretcher 24 inches by 84 inches in the hortzontal

FID 31.

position.

Proposed Restaurant Fire department conditions for the proposed restaurant
will be developed when detailed plans are submitted.

END OF CONDITIONS



‘NOTICE OF INTENT
To ADOPT THE MITIGATED NEGATIVE DECLARATION FOR
300 South Palm Canyon Drive
October 27, 2008

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

CON.TAC'_I' PERSON:  KenLyon, Associate' Planner (760) 323-8245

'PROJECT TITLE: | Baristo Lofts Case: 5.1137 Planned Development District 335,
E 3.3029 Major Architectural Application, and :
- Tentative Tract Map 35230 -

: ‘PRO_JECT LOCATION: 300 South Palm Canyon Drive at the southeast corner of
~South Palm Canyon Drive and Baristo Road

' PROJECT DESCRIPTION: The project is oompnsed of a Planned Development District
(PDD) application to establish a set of development standards that vary from those of the
underlying Central Business District (CBD) zone and to apply the high-rise ordinance, a Major
Architectural Application (MAJ) to construct a four-story mixed use development comprised of
commercial/retail uses on the first floor, 19 residential condominium units on floors 2, 3, and
4, a roof deck with optional pool, and an adaptive re-use of an existing building known as the
Santa Fe Federal Savings Bank (“Wessman Office Building”) for retail/restaurant uses; and a
Tentative Tract Map (TTM 35230) for condominium purposes. The project includes off-street
parking and landscaping on a 0.676 acre (29,447 square foot) lot at the southeast corner of
South Palm Canyon Drive and Baristo Road in the Centrat Busmess District (downtown) of -
Patm Sprlngs : :

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

PUBLIC REVIEW PERIOD A 20-day public review period for the Draft Negatlve Deolaratlon
will commence at 8:00 am on Ocober 27, 2008 and end on November 15, 2008 at 5:00 p.m.
for interested individuals and public agencies to submit written comments on the document.
Any written comments on the Mitigated Negative Declaration must be received at the above
address within the public review period. In addition, you may email comments to the
following ~address: Ken.Lyon@palmsprings-ca.gov. Copies of the Mitigated Negative
- Declaration and Initial Study are available for review at the above address and at the Clty

library. : :

'.-'PUBLIC MEETING This matter has been tentatlve!y set for pubhc hearing for the
_ Planning Commission meeting on December 10, 2008 and for a future City Councﬂ_

meeting..




Environmental Initial Study

for
Case 5.1137 PD 335
Baristo Lofts
300 South Palm Canyon Drive

Prepared by:
The City of Palm Springs, CA
September, 2008
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ENVIRONMENTAL CHECKLIST FORM

1. Project title:

Case 5.1137 PD 335; Baristo Lofts

2, Llead agency name and address:

City of Palm Springs

Department of Planning Services
3200 East Tahquitz Canyon Way,
Palm Springs, CA 92263

3. Contact person and phone number:

Edward O. Robertson, Principal Planner 740 323 8245
Ken Lyon, Asscciate Planner 760 323 8245

4. Project location:
300 South Palm Canyon Drive; Palm Springs, CA 92262
5. Project sponsor's name and address:

Wessman Holdings, LLC
300 South Palm Canyon Drive
Palm Springs, Ca. 92262

4. General plan designation:
Ceniral Business District

7. loning:

Central Business District

8. Descripﬁon of project:

The project is comprised of a Planned Development District to request deviations from the
underlying development standards and application of the high-rise ordinance to construct o
four-story mixed use development comprised of commercial/retail uses on the first floor, 19
residential condominium units on floors 2, 3, and 4, a roof deck with optional pool, and an
- adaptive re-use of an existing building known as the Santa Fe Fedeéral Savings Bank (“Wessman
- Office Building”) for retail/restaurant uses., a Major Architectural Application, and a Tentative
Tract Map (TTM} for condominium purposes, The project includes off-street parking and
landscaping on a 0.676 acre (29,447 square foot) lot at the southeast corner of South Paim
Canyon Drive and Baristo Road in the Central Business District {downtown) of Palm Springs.
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?. Surrounding land uses and setting: Briefly describe the project's surroundings:

The project is located on the south end of the downtown Palm Springs in a fully developed
urbanized area. The south end of downtown has, since the 50's been the location of a
concentration of financial institutions and offices. To the west of downtown is ¢ residential
 neighborhood called the Tennis Ciub Neighborhood comprised of single family residences and
small hotels.  To the south is more commercial development along South Palm Canyon Drive, to
the east are commercial uses along Indian Canyon Drive and other mixes of residential and
retail, and to the north is the downtown commercial area of Palm Springs.

North- Existing commercial, CBD (Central Business District) Zone
South- Existing commercial, CBD (Ceniral Business District) Zone
East - Existing commercial, CBD {Central Business District) Zone
West - Exisfing commercial, CBD {Central Business District) Zone

10, Other public agencies whose approval is required (é.g., permits, financing approval, or
participation agreement:  [none}

11. Environmental Factors Potentially Affected:
The environmental factors checked below would be potentially affected by this project,

involving at least one impact that is a "Potentially Significant Impact' as indicated by the
checklist on the following pages.

X Aesthetics [0 Agriculture Resources 0 Air Quality

[0 Biological Resources " X Cultural Resources [] Geology/Soils

[1 Hazards & Hazardous Materials [ ] Hydrology/Water Quality [] Land Use/Planning
[1 Mineral Resources {1 Noise [l Population/Housing
[0 Public Services [l Recreation [[1 Transportation/Traffic
[ Utilities/Service Systems [] Mandatory Findings of Significance

DETERMINATION: {To be completed by the Lead Agency)
On the basis of this initial evaluation:

| find that the proposed project COULD NOT have a significant effect on the
environment, and a NEGATIVE DECLARATION will be prepared.
| find that although the proposed project could have a significant effect on the
] environment, there will not be a significant effect in this case because revisions in the
- project have been made by or agreed o by the project proponent. A MITIGATED
NEGATIVE DECLARATION will be prepared.
1 | find that the proposed project MAY have a significant effect on the environment,
and an ENVIRONMENTAL IMPACT REPORT is required.
[ find that the proposed project MAY have a "potentidlly significant impact” or
"potentially significant unless mitigated” impact on the environment, but at least one
M effect 1) has been adequately analyzed in an earier document pursuant fo
applicable legal standards, and 2) has been addressed by mitigation measures based
on the earlier analysis as described on attached sheets. An ENVIRONMENTAL IMPACT
REPORT is required, but it must analyze only the effects that remain to be addressed.
| find that although the proposed project could have a significant effect on the
D environment, because all potentially significant effects (a) have been analyzed
adequately in an earlier EIR or NEGATIVE DECLARATION ‘pursuant to applicable
standards, and {b) have been avoided or mitigated pursuant to that earlier EIR or

X
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NEGATIVE DECLARATION, including revisions or mitigation measures that are imposed
upon the posed project, nothing further is reguired.

S 10/isfo?
Ken Lyon / Date’ !
Associate P er
). g\aﬁl lo15.T8
Edward O. Rob rtson - Date

Principal Planne
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EVALUATION OF ENVIRONMENTAL IMPACTS:

1)

3)

A brief explanation is required for all answers except "No Impact' answers that are
adequately supported by the information sources a lead agency cites in the parentheses
following each question. A "No impact” answer is adequately supported If the referenced
information sources show that the impact simply does not apply to projects like the one
involved (e.g., the project falls outside a fault rupture zone). A "No Impact” answer should be
explained where it is based on project-specific factors as well as general standards {e.g., the
project will not expose sensitive receptors to pollutants, based on a project-specific
screening analysis).
All answers must take account of the whole action involved, including off-site as well as on-
site, cumulative as well as projeci-level, indirect as well as direct, and construction as well as
operational impacts.
Once the lead agency has determined that a particular physical impact may occur, then-
the checklist answers must indicate whether the impact is potentially significant, less than
significant  with mitigation, or less than significant. "Potentially Significant Impact” is
appropriate if there is substantial evidence that an effect may ke significant. If there are one
or more "Pofentially Significant Impact” enfries when the determination is made, an ER is
required.

"Negative Declaration: Less Than Significant With Mifigation Incorporated” applies where the

incorporation of mitigafion measures have reduced an effect from "Potentially Significant

Impact” to a "Less Than Significant Impact.” The lead agency must describe the mitigation

measures, and briefly explain how they reduce the effect to a less than significant level

{mitigation measures "Earlier Analyses," as described in (5) below, may be cross-referenced).

Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA

process, an effect has been adequately analyzed in an earlier EIR or negative declaration.

Section 15063{c}{3)(D}. In this case, a brief discussion should identify the following:

a} Earlier Analysis Used. Identify and state where they are available for review.,

b} Impacts Adequately Addressed. Identify which effects from the above checklist were
within the scope of and adequately analyzed in an earfier document pursuant to
applicable legal standards, and stafe whether such effects were addressed by
mitigation measures based on the earier analysis.

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

Lead agencies are encouraged to incorporate into the checklist references to information

sources for potential impacts {e.g.. generdl plans, zoning ordinances). Reference to a

previously prepared or outside document should, where appropriate, include o reference to

the page or pages where the statement is substantiated.

Supporting Information Sources: A source list should be attached, and other scurces used or

individuals contacted should be cited in the discussion.

This is only a suggested form, and lead agencies are free to use different formats; however,

lead agencies should normally address the questions from this checklist that are relevant to a

project's environmental effects in whatever format is selected.

The explanation of each issue should identify:

a) the significance criteria or threshold, if any, used to evaluate each guestion; and

b) the mitigation measure identified, if any, to reduce the impact fo less than significance
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AESTHETICS. Would the project:

a) Have a substantial adverse effect on a scenic
vista? L E IE D
b} Substantially damage scenic  resources,
including, but not limited to, trees, rock O M 57 [
)

outcroppings, and historic buildings within a
state scenic highway?

¢} Substantially degrade the existing visual
character or quality of the site and its ] | X ]
surroundings?

d) Create a new source of substantial light or glare
that would adversely affect day or nighttime 1 | 2] ]
views in the area?

a) The subject development is consistent with the General Plan including Appendix A, The
Downtown Urban Design Plan. The General Plan recognizes view corridors along most of the
east-west streets in the downtown areaq, including Baristo Road, on which this project fronts. The
project proposes a 4 story building, however its impact is less than significant on scenic vistas

-because it s set at the far south end of the site and is oriented in an east-west direction to
minimize any impacts on view cormdors and scenic vistas.

b} The subject parcel is not within or near a designated scenic highway. However the site is

- developed with the existing Santa Fe Federal Bank Building (Currenily used for the applicant's

office}. The building is recognized as a historic resource pursuant 1o the CEQA definition of a.
historic resource because it is on a citywide historic resources survey that was accepted by the
‘City Councit in 2004. The proposed project includes the construction of a 4 story high-rise
building immediately adjacent and to the south of the existing building. Although the proposed
high-rise would partially block views of the existing building when looking north at the site, the
proposed new building does not modify or attach to the existing building and therefore does not
cause any substantial damage to the existing building. At the north and west sides of the
existing building, a concrete terrace and railings are proposed to be attached to the existing
building. The terrace will be used as an outdoor dining area. It impacts the visual appearance

- of the historic resource.  Theoretically the proposed terrace could be removed ‘and the original

building's appecarance would be infact, therefore the project is not found fo substantially
damage the historic building. The applicant may also consider eliminating the terrace addition
and modifying the exisfing glass curtain wall to create open-air dining within the existing building
that would not have an adverse impact on the visual appearance of the building.

c) The visual character of the site will be changed from that of an open, low scale, low density
site fo a high density site incorporating a new building and subterranean parking, ramps and
terraces. The proposed higher density and intensity of use is encouraged in the policies of the
General Plan and the Downtown Urban Design Plan which envisions high density, multi-floor,
mixed use development in this area. The proposed building complements the character and
architecture of the area and the existing building on the site.  For these reasons, the project is

- determined to have less than significant impact on the existing visual character of the site and its

surroundings.
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d) As a high-rise building of four stories, the large expanses of glass at the upper residential levels
may be a potential source of light from the interior of the residential units and glare if the sun
strikes the glass af certain angles during certain parts of the day. However, the residential units
will be provided with conventional interior window coverings and drapes and the balconies and
- overhangs will shield the glazing during most parts of the day. Furthermore, the City's ouidoor
lighting standards in Section 93.21.00 of the Palm Springs Zoning Code ensures there will not be
substantial amounts of glare radiafing from the subject property in terms of its outdoor lighting
component. Therefore, the project will cause a less than significant impact in terms of light and
glare.
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II. AGRICULTURE RESOURCES. In determining whether impacts to agricultural resources are
significant environmental effects, lead agencies may refer to the California Agricultural Land
Evaluation and Site Assessment Model (1997), prepared by the California Department of
Conservation as an optional model to use in assessing impacts on agriculture and farmiand. Would
the project:

a) Convert Prime Farmland, Unique .Farmland, or

Farmland of Statewide Importance (Farmland),

as shown on the maps prepared pursuant to the ] M ] 5]

Farmland Mapping and Monitoring Program of

the California Resources Agency, to non-

agricultural use? .
b) Conflict with existing zoning for agricultural

use, or a Williamson Act contract? L O O X
¢} Involve other changes in the existing

environment which, due to their location or <

nature, could result in conversion of Farmland O O u B

to non-agricultural use?

a) The proposed site is located in an urban area and is fully developed with a building, parking and
landscaping. it does not contain prime, unique, or farmland of statewide importance. Therefore, no
impact would occur

b) - Currently Williamson Act Contracts are not located on the parcel comprising the project site.
Furthermore, no Williamson Act Contracts are located in the immediate vicinity of the project site
{(Williamson Acts Contracts) of the Palm Springs General Plan EIR (Palm Springs, 2007). The
proposed project will not cause any impact with existing zoning for agricultural use or a Williamson
Act Contract. :

c) There is no agricultural land on, near or in the vicinity of the proposed project, therefore, no impact
on agricultural land would occur.
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iln. AIRRQ ITy. Where availa & the 5|gn|f[cance crltena estabirshed by the apphcable air quallty
management or air pollution control district may be relied upon to make the following
determinations. Would the project:
a) Conflict with or obstruct implementation of the ] 0 = M
applicable air guality plan?
b) Violate any air quality standard or contribute
substantially to an existing or projected air N ] X [
quality violation?
¢} Result in a cumulatively considerable net
increase of any criteria pollutant for which the
project region is in non-attainment under an :
applicable federal or state ambient air quality ] ] ] <]
standard (including releasing emissions that
exceed quantitative thresholds for ozone

precursors)?
d) Expose sensitive receptors to substantial pollutant
. P
concentrations? u U D X
€) . Create objectionable odors affecting a substantial M u I [

number of people?

a&b)  The project is highly unlikely to conflict with the local air quality plan or violate air quality standards
or contribute substantially to existing or projected air quality problems within the jurisdiction of the
South Coast Air Quality Management District (SCAQMD). The SCQAMD Governing Board adopted
the 2003 Air Quality Management Plan (AQMP) on August 1, 2003, The 2003 AQMP updates the
attainment demonstration for federal standards for ozone and PM10; replaces the 1997 attainment
demonstration for the federal carbon monoxide (CO) standard and provides a basis for the
maintenance plan for CO for the future; and updates the maintenance plan for the federal nitrogen
dioxide (NO2) standard that the South Coast Air Basin has met since 1992. The revision of the
AQMP points to the urgent need for additional emissions reductions (beyond those incorporated in
the 1997/99 Plan) from all sources, specifically those under the jurisdiction of the California Air
Resources Board and the US EPA which account for approximately 80 percent of the ozone

-precursor emissions in the Basin (www.agmd.goviagmp/).

The project is not anticipated to conflict with or obstruct implementation of the 2003 AQMP.
Therefore, there will be no impact,

The Federal and California State Ambient Air Quality Standards for important pollutants are
summarized in Table 1 and described in detail below:
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Table 1
Federal and State Ambient Air Quality Standards
Pollutant Averaging Time Federal Primary Standard State Standard
Ozone (03) 1-Hour 0.12 ppm 0.09 ppm
8-Hour 0.08 ppm -
Carbon Monoxide (CO) 8-hour 9.0 ppm 9.0 ppm
1-hour 35.0 ppm 20.0 ppm
Nitrogen Oxide (NOx) Annual 0.05 ppm _ -
1-hour - 0.25 ppm
Sulfur Dicxide (502) Annual 0.03 ppm . -
24-hour 0.14 ppm 0.05 ppm
1-hour - 0.5 ppm
PM10 Annual 50 ug/m? 30 ug/m’
24-hour 150 pg/m? 50 ug/m?
PM2.5 Annual 15ug/m’ -
24-hour 65 ug/m? -
| Lead 30-day Avg. - 1.5 pg/m?
Month Avg, 1.5 ugfm? -

Source: California Air Resources Board, “Ambient Air Quality Standards,” January 25, 1999

ppm = parts per million

Hg/m? = micrograms per cubic meter

Ozone (Q3) is the most prevalent class of photochemical oxidants formed in the urban atmosphere. The creation of ozone is
a result of complex chemical reactions between hydrocaibons and oxides of nitrogen in the presence of sunshine. Unlike
other pollutants, ozone is not released directly into the atmosphere from any sources. The major sources of oxides of nitrogen
and reactive hydrocarbons, known as ozone precursors, are combustion sources such as factories and automobiles, and
evaporation of solvents and fuels. The health effects of ozone are eye irritation and damage to lung tissues.

Carbon Monoxide (CO) is a colorless, odorless, toxic gas formed by incomplete combustion of fossil fuels. CO concentrations
are generally higher in the winter, when meteorological conditions favor the build-up of directly emitted contaminants. CO
health warning and emergency episodes occur almost entirely during the winter, The most significant source of carbon
monoxide is gasoline-powered automobiles, as a result of inefficient fuel usage in internal combustion engines. Various
industrial processes also emit carbon monexide,

Nitrogen Oxides (NOx) the primary receptors of ultraviolet light initiating the photochemical reactions to produce smog.
Nitric oxide combines with oxygen in the presence of reactive hydrocarbons and sunlight to form nitrogen dioxide and ozone,
Oxides of nitragen are contributors to other air pollutant problems including: high levels of fine particulate matter, poor
visibility and acid disposition.

Sulfur Dioxide (SO2)} results from the combustion of high sulfur content fuels. Fuel combustion is a major source of SO2,
while chemical plants, suifur recover plants, and metal processing are minor contributors. Sulfates result from a relation of
sulfur dioxide and oxygen in the presence of sunlight. So2 levels are generally higher in the winter than in the summer (when
sunlight is plentiful and sulfate is more readily formed).

Particulate Matter (PM10 and PM2.5) consists of particles in the atmosphere as a by-product of fuel combustion, through
abrasion such as tire wear, and through scil erosion by wind. Particulates can also be formed through photochemical
reactions in the atrmosphere,” PM10 refers to finely divided solids or liquids such as soot, dust, and aerosols which are 10

_microns or less in diameter and can enter the lungs. Fine particles are those less than 2.5 microns in diameter and are also
referred to as PM2.5.

" Lead is found in old paints and coatings, plumbing and a variety of other materials.. Once in the blood stream, lead can cause
damage Lo the brain, nervous system, and other body systems. Children are most susceptible to the effects of lead. The South
County Air Basin and Riverside County portion of the Salton Sea Air Basm are in attainment for Federal and State standards for
fead. :
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The SCAQMD has established significance thresholds for operational and construction-related
emissions. Daily and quarterly thresholds are established. Since a project’s quarterly emissions are
determined by averaging over a 3-month period (including only actual working days), it is possible to
not exceed the gquarterly thresholds while exceeding the daily thresholds shown in Table 2.

Table 2
Emissions Significance Threshold Criteria (Pounds/Day)

Poliutant CO ROG NOx SO2 : PM10
Operational _

Emissions 2.22 0.24 0.92 0.00 0.09
Pounds/Day 550 55 100 150 150
Construction

Emissions 65.53 8.59 55.02 0.01 2.30
Pounds/Day 550 75 100 150 150

¢} The project site is also located within the Salton Sea Air Basin. This basin has been designated as
a "severe-17" Ozone non-attainment area due to the violations of the federal ambient air quality
standards for ozone primarily due to pollutant transport from the South Coast Air Basin. This
designation indicates that the attainment date for Federal ozone standards is November 2007 (17
years after the enactment of the Federal Clean Air Act)

The project’s proposed land use is consistent with the City’s General Plan. When adopted in 2007,
the City Council adopted a Statement of Overriding Consideration regarding air quality. This
statement acknowledges that it is not feasible to reduce City-growth impacts to air quality to a level
of significance at this time. The project will also be consistent with the South Coast Air Quality
Management District CEQA Air Quality Handbook.

d) Construction of the proposed project will result in disturbance of the site that could generate dust.
The project developer will be required to complete a Stormwater Pollution Prevention Plan
SWPPP/PM10 Plan that must be prepared and implemented to the satisfaction of the City Building
and Safety Department. The Plan must be consistent with the approved AQMD standards intended
to minimize health hazards.

Sensitive Receptors are generally defined as people that are of the highest risk of respiratory
problems from emissions. Sensitive receptors are often times associated with schools, hospitals,
convalescent homes, etc. The site is located within the central business district of Palm Springs
which is commercially developed and the nearest potential sensitive receptors would be the single-
family residential dweilings to the west of the subject property As discussed above, the proposed
project is not anticipated lto generate substantial pollutant concentrations and will not create
objectionable odors beyond those associated with common construction activities and approved
warehouse uses (diese| fumes, etc.)

e} The project proposes a restaurant as an adaptive reuse of the existing structure on the site,
Associated with that restaurant will be a commercial kitchen which may generate odors from its
exhaust fan systems, however typical kitchen exhaust systems will be used that incorporate filters and
other air quality control mechanisms that will render these exhaust odors less than 5|gnlf|cant in
‘terms of their impact to a significant number of peop!e
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Iv.

BIOLOGICAL RESOURCES. Would the project:

a)

c)

d)

e)

Have a substantial adverse effect, either directly
or thraugh habitat modifications, on any species
identified as a candidate, sensitive, or special
status species in local or regional plans, policies
or regulations, or by the California Department of
Fish and Game or U.S. Fish and Wildlife Service?
Have a substantial adverse effect on any riparian
habitat or other sensitive natural community
identified in local or regional plans, policies or
regulations, or by the California Department of
Fish and Game or U.S. Fish and Wildlife Service?
Have a substantial adverse effect on federally
protected wetlands, as defined by Section 404 of
the Clean Water Act (including, but not limited
to, marsh, vernal pool, coastal wetlands, etc.),
through direct removal, filling, hydrological
interruption or other means?

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

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

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

O

O

[

a) The project will not have a substantial adverse effect, either directly or through habitat modifications,

on any species identified as a candidate, sensitive, or special status species in local or regional plans,
policies or regulations, or by the California Department of Fish and Game or U.S. Fish and Wildlife
Service. The proposed project site is located in an urbanized area of the Central Business District of
the City of Palm Springs and is currently developed with an office building and associated parking.
Therefore, the project would not result in impacts to endangered, threatened, or rare species or their
habitats.

The subject site is developed with an existing building and associated parking and is not identified as

b)
having any natural community that could be affected by the project. Therefore, the project would
not have an adverse effect on any riparian habitat or other sensitive natural community.

c} Section 404 of the Clean Water Act regulates the dredge and/or fill of waters and wetlands in the

United States, specifically relating to how these activities may cause an adverse effect to, or loss of,
federal wetland/water resources. Regulatory responsibility falls under the jurisdictional authority of
the U.5. Army Corps of Engineers (ACOE). Under Section 404, any development or activity which
may result in temporary or permanent impacts to these federally-protected resources must prepare a
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f}

Pre-Construction Notification for review, and potential permitting, by the ACOF, The site does not
contain any wetland areas or waters. Therefore, no impact to federally protected wetlands as defined
by Section 404 would occur.

The project site is located within an urbanized area with existing infrastructure. It is logical to
assume that wildlife would use areas with less intense development and less existing infrastructure as
corridors. No impact is anticipated.

The project does not propose to remove or disturb any sensitive biological resources or landmark
trees. Therefore, no conflicts with local policies or ordinances protecting biological resources would
occur, causing no impact.

The City of Palm Springs has adopted the Coachella Valley Multi-species Habitat Conservation Plan

(CVMSHCP). The project is not located in or near a designated conservation area of the MSHCP and
therefore, the project would have no significant impact on this plan, '
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URCES. Would the project:

V. CULTURAL RE

a) Cause a substantial adverse change in the
significance of a historical resource as defined in {1 O X L]
“15064.52

b) Cause a substantial adverse change in the
significance of an archaeological resource ] ] 1 X
pursuant to * 15064.57

c) Directly or indirectly destroy a unique
paleontological resource or site or unique L] O ] X
geological feature?

d) Disturb any human remains, including those O ] ]

X

interred outside of formal cemeteries?

a) The site contains an existing building which has been identified as a historic resource by CEQA
definition because it has been identified in a citywide historic resource survey that was accepted by the
City Council in 2004. In 2007, the Palm Springs Historic Site Preservation Board (HSPB) recommended
to the City Council that it designate the Santa Fe Federal Savings Bank a Class 1 Historic Site. The City
Council held a public hearing on April 4, 2007 concerning the HSPB recommendation and elected to
continue its hearing to combine it with the hearing of the project that is the subject of this initial study.

CEQA defines a “substantial adverse change in the significance of a historic resource” as “physical
destruction, relocation, or alteration of the resource or its immediate surroundings such that the
significance of a historic resource would be materially impaired.” A historic resource is considered
“materiaily impaired” when a project:

(A} demolishes or materially alters in an adverse manner those physical characteristics of a historic
resource that convey its historical significance and justify its inclusion or eligibility for inclusion in the
California Register of Historic Places,

(B) Demolishes or materially alters the characteristics that account for its inclusion in a local register of
historic resources”

(C) Demolishes or materially alters in an adverse manner those characteristics of a historic resource that
convey its historic significance and that justify its eligibility for inclusion in the California Register of
Historical Resources as determined by a lead agency for purposes of CEQA.

The proposed project would significantly alter the immediate surroundings of the site of the Santa Fe
Federal Savings Bank by constructing a new 4 story building in close proximity to it. However, the
proposed new building would not materially alter the historic character-defining architectural elements of
the existing building, and thus is considered a less than significant impact. The addition of the proposed
front concrete dining terrace and railings would materially alter the historic character-defining
architectural feature of the linear, uninterrupted cantilevered concrete base and clean lines of the existing
building. It may be possible to design and construct the terrace addition and railings such that they could
be removed at a future date to return the building to its original condition. This impact could also be
resolved by eliminating the proposed terrace addition and achieving open-air dining instead by
madifying the curtain wall of the existing building to allow it to slide open to create the open-air dining

_experience,

b,c, & d}) The General Plan for the City of Palm Springs indicates there should be no impact to
prehistoric archeoclogical resources as a result of this project because there are no known resources on
the site, '
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The Agua Caliente Band of Cahuilla Indians utilized a vast territory.beyond the bounds of the existing
reservation. The possibility of finding human remains does exist in this area. In accordance with Public
Resources Code 5.097.94, if human remains are found, the Riverside County Coroner must be notified
within 24 hours of the discovery. If the coroner determines that the remains are not recent, the coroner
will notify the Native American Heritage Commission in Sacramento to determine the most likely
descendants for the area. The designated Native American representative then determines in
consultation with the property owner the disposition of the human remains.

Due to the proximity of Tribal lands, there is the potential for previously undiscovered cultural resources
to be discovered during the project construction and site grading activities. Tribal interests in such

previously undiscovered resources prescribe the following Conditions of Approval:

1. An Archeologist qualified according to the Secretary of Interior’s Guidelines shall perform a record
search of the proposed project are, to be conducted prior to the initiation of construction

2. A Cultural Resource Monitor, designated by the Agua Caliente Cultural Resource Office, shall be
present during all ground-disturbing activities. Should buried deposits be encountered, the Cultural
Resources Monitor shall have the authority to halt construction and notify a Qualified Archeologist
(Secretary of the Interior’s Standards and Guidelines) to prepare a mitigation plan for submission to
the City, State Historic Preservation Officer and the Agua Caliente Cultural Resource coordinator for
approval and any repatriation of cultural materials to be done in cooperation with the Agua Caliente
Band of Cahuilla Indians.

Adherence to the Conditions of Approval identified above will ensure potential impacts to cultural
resources are not significant. '
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VI GEOLOGY AND SOILS. Would the project:
a) Expose people or structures to potential substantial

adverse effects, including the risk of loss, injury or

death, involving:

) Rupture of a known earthquake fault, as
delineated on the most recent Alquist-Priolo
Earthquake Fault Zoning Map issued by the
' State Geologist for the area or based on other [l ] ] X
substantial evidence of a known fault? Refer to
Division of Mines and Geology Special
Publication 42.

i) Strong seismic ground shaking? Il ] O =

i) Seismic-related ground failure, including
liquefaction? O O L X

iv) Landslides? n - | X

b) Result in substantial soil erosion or the loss of
topsoil? [ L U X
) Be located on a geologic unit or sail that is

unstable, or that would become unstable as a result

of the project, and potentially result in on- or off- ] ] [1 X

site  landslide, lateral spreading, subsidence,

liguefaction or collapse?

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

18-1-B of the Uniform Building Code (1994), 7 J ] 2

creating substantial risks to life or property?

&) Have sotls incapable of adequately supporting the

use of septic tanks or alternative wastewater =

disposal systems where sewers are not available for L L [ 2

the disposal of wastewater?

(a) The majority of Riverside County lies within areas subject to seismic hazards. The subject site lies
south of the Banning Fault Mission Creek Strand. The site is not located within the Alquist-Priolo
earthquake hazard zone and there are no known faults crossing the project site. However, the
project site, as with virtually all sites within the state, would. be vulnerable to ground shaking in the
event of an earthquake. The project site and surrounding vicinity are relatively flat, eliminating the
potential for landslides. The City of Palm Springs requires that the project be designed and
constructed in accordance with the requirements of the Uniform Building Code (UBC). Adherence
to the provisions of the UBC would reduce the potential for structural damage in the event of an
earthquake. Therefore, no impact would accur.

b. Existing codes regulate land grading and erosion control. Adherence to these regulations is required
as part of the building permit process. Therefore, no impact would occur.

{c-dy) See items a and b, above.
e} The proposed project will require a soils report to be submitted to the Departments of Building and

Safety and Engineering to ensure the integrity of the project design. The project design will be
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required to address and compensate for any soil inadequacies that may be discovered through the
sails report; therefare, no impact would occur.
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VII. HAZARDS AND HAZARDQUS MATERIALS. Would the project:

a) Create a significant hazard to the public or the
environment through the routine transport, use or | ] ] [
disposal of hazardous materials? '

b) Create a significant hazard to the public or the
environment through reasonably foreseeable
upset and accident conditions involving the [:I M O A
release  of hazardous materials into the
envircnment?

¢) Emit hazardous emissions or handle hazardous or
acutely hazardous materials, substances or waste [ ] | 5
within one-quarter mile of an existing or proposed
school?

d) Be located on a site which is included on a list of
hazardous materials sites compiled pursuant to
Government Code §65962.5 and, as a result, ] | ] X
would it create a significant hazard to the public
or the environment?

e} For a project located within an airport land use
pian area or, where such a plan has not been
adopted, within two miles of a public airport or a
public use airport, would the project result in a u o . o B
safety hazard for people residing or working in
the project areat

fi  For a project within the vicinity of a private
airstrip, waould the project result in a safety hazard £ D il X
for people residing or working in the project area? :

g Impair implementation of, or physically interfere
with, an adopted emergency response plan or O 0l U X
emergency evacuation plan?

h) Expose people or structures to a significant risk of
loss, injury or death involving wildland fires,
including where wildlands are adjacent to ] J ] LX]
urbanized areas or where residences are
intermixed with wildlands?

a-b} No hazardous material uses are proposed as part of the project. Therefore, there would be no
significant impact.

c-d) The project site is not included on a list of hazardous material sites compiled pursuant to
Government Code Section 65962.5. No impact would occur. The commercial/office use will not
‘emit hazardous emissions. '

e-f) - The nearest airport is the Palm Springs International Airport which is maore than two miles from the
- subject site. The project is therefore not within an airport land use plan.

g} The City of Palm Springs Emergency Plan was established to address planned response to
extraordinary emergency situations associated with natural disasters and technological accidents. .
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h)

The Plan focuses on operational concepts relative to large-scale disasters, which can pose major
threats to life and personal property requiring unusual emergency response. The proposed project
will have no impact on the City’s ability to implement the Plan.

Based on the site’s location, which is within an urbanized area of, commercial and residential
development, it would not be subject to wild land fire. No impact would occur.
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VHI.

HYDROLOGY AND WATER QUALITY. Would the project:

a)

b)

<)

d)

h)

i)

)

Violate any water quality standards or waste
discharge requirements?

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

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

Substantially alter the existing drainage pattern of
the site or area, including through the alteration of
the course of a stream or river, or substantially
increase the rate or amount of surface runoff in a
manner that would result in flooding on- or off-site?
Create or contribute runoff water which would
"exceed the capacity of existing or planned
stormwater drainage systems or provide substantial
additional sources of polluted runoff?

Otherwise substantially degrade water quality?

Place housing within a 100-year flood hazard area
as mapped on a federal Flood Hazard Boundary or
Fiood insurance Rate Map or other flood hazard
delineation map?

Place within a 100-year flood hazard area structures
that would impede or redirect flood flows?

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

Inundation by seiche, tsunami or mudflow?

L]

Lo o O o O

[

O O 0O 0O O

Ll

]

O O 0O 0O O

]

O

=

B

X

X

X

a,e)

2

The project would be required to meet all applicable water quality standards or waste discharge
requirements thereby avoiding violation of such standards or requirements. The project site is within
a tract with approved storm-water run-off facilities. Therefore, no changes to approved drainage
patterns are anticipated.

The proposed project does not require significant guantities of potable water. The landscape design
must conform to the City's water-efficient landscape ordinance, requiring lower quantities of water

than traditional landscape design schemes. A net deficit in aquifer volume or a lowering of the local
groundwater table as a result of this project is not anticipated and therefore, no impact would occur.
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c-d)  The project would not alter the course of any stream or river, as none are located on-site or in the
immediate vicinity of the site. Therefore, no impact would occur.

f)  No additional impacts to water quality are anticipated.

g-h} The Federal Emergency Management Agency (FEMA) indicates in the Flood Insurance Rate Map for
the project site area, that the site is not within the 100-year floodplain, therefore there are no’
floading impacts associated with the proposed project.

i) The Palm Springs General Plan Environmental Impact Report-does not identify ficoding as a result of
levee or dam failure as having a potential to expose people or structures to a significant risk of loss

injury or death in the City of Palm Springs. Therefore, no impact would occur.

j) The City of Palm Springs is not located in an area subject to seiche, tsunami, or mudflow. Therefore,
no impact would occur.
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1X.

LAND USE AND PLANNING. Would the project:

a)
b)

c)

Physically divide an established community?
Conflict with any applicable land use plan, policy or
regulation of an agency with jurisdiction over the
project (including, but not limited to, the general
plan, specific plan, local coastal program or zoning
ordinance) adopted for the purpose of avoiding or
mitigating an environmental effect?

Conflict with any applicable habitat conservation

O

L] [ X

[ ] X

plan or natural community conservation plan?

a) The proposed project is located on a site that is located in the urbanized Central Business District,
therefore; there is no established community that will be divided.

b) The proposed project would be consistent with the allowable uses within the General Plan
designation of CBD (Central Business District), which allows for mixed use development of retail
commercial and residential uses. The project application includes a Planned Development District

~which would establish a unique set of development standards for the site, which if approved, would
enable the project to conform to applicable zoning codes. No other land use plans or regulations are
applicable to the proposed project site. Therefore, no impact would occur.

¢) The project would not conflict with an applicable habitat conservation plan or natural community

conservation plan, No impact would occur.
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X.  MINERAL RESOURCES. Would the project:

a) Result in the loss of availability of a known mineral
resource that would be of value to the region and the ] [ Ol X
residents of the state?

b) Result in the foss of availability of a locally important
mineral resource recovery site delineated on a local ] [ J 24
general plan, specific plan or other land use plan?

a-b) No significant mineral resources have been identified in the project area. The Palm Springs General Plan
EIR has not identified any mineral resources in the vacmlty of the project site. Therefore, no impact on
mmeral resources would occur.
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NOISE. Would the project result in:

a)

c)

e}

Exposure of persons to or generation of noise levels

in excess of standards established in the local 1 H ] ]
general plan or noise ordinance or of applicable
standards of other agencies?

Exposure of persons to ar generation of excessive

groundborne vibration or groundbome noise ] ] Ol X
levels?

A substantial permanent increase in ambient noise

levels in the project vicinity above levels existing M ] ] X

without the project?

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

For a project located within an airport land use
plan area or, where such a plan has not been
adopted, within two miles of a public airport or a n ] 0 X
public use airport, would the project expose

people residing or working in the project area to

excessive noise levels? .

For a project within the vicinity of a private airstrip,

would the project expose people residing or

working in the project area to excessive noise O ]
levels?

[
[
X
[

O <

a0,d) Construction and site grading activities associated with the proposed project will produce
temporary increases in the ambient noise level in the immediate vicinity of the project site.
Construction activities are regulated by City Ordinance 1581, which limits construction activities to 7
AM-7PM Monday through Friday, 8AM-5PM Saturdays, and prohibits construction activities on
Sundays and major holidays. Adherence to this ordinance will ensure that less than significant
impacts would occur, :

) No increase in noise over the approved limits of the Palm Springs Noise Ordinance is anticipated.

ef) The proposed project is not within the airport noise overlay within the City of Palm Springs Zoning
Map. Therefore, there is no impact.
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XIl. POPULATION AND HOUSING. Would the project:

a) Induce substantial population growth in an area,
either directly (e.g., by proposing new homes and ] [] 5 B
businesses} or indirectly {e.g., through extension of
roads or other infrastructure}?

b) Displace -substantial numbers of existing housing,
necessitating the constriction of replacement ] 1 L] =
housing elsewhere!?

) Displace substantial numbers of people,
necessitating the construction of replacement ] [] 1 X
housing elsewhere?

a-c) No housing currently exists on the proposed project site. The proposed project would provide 19
new residential units. The City of Palm Springs General Plan Housing Element anticipates additional
housing units will be created over time as the city is built out. The proposed project is consistent
with the General Plan in that it contemplates mixed use projects in the downtown that include a
residential component, Therefore, while the project proposes a small number of residential units, it
will have a less than significant impact on regional population growth.
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XIt.

PUBLI RVICES. Would the project result in substantial adverse physical impacts associated with
the provision of new or physically altered governmental facilities, need for new or physically altered
governmental facilities, the construction of which could cause significant environmentat impacts, in
order to maintain acceptable service ratios, response times or other performance objectives for any of
the following public services:

a) Fire protection? L] X L] L]
b} Police protection? [] | O <
¢) Schools? [] L] X [
d) Parks? ] ] |
e} Other public facilities? L] 1 [] X

a)

)

d)

e)

The Palm Springs Fire Department has established conditions of approval including a Community
Facilities District that may be imposed on the subject project to address the fong term cumulative
impacts of development and growth in the CBD and to provide a funding mechanism to contribute
to the cost of new fire fighting apparatus and to ensure that there is no significant impact on the Fire
Departments ability to service the community to their standard level of service.

The project site is located within the service area of the City of Palm Springs Police Department
(PSPD). PSPD currently has adequate staff resources to provide police protection services as needed
to the proposed project. Therefore, impacts to police protection would not be significant.

The Palm Springs Unified School District has incorporated the projected future housing growth
anticipated in the City’s General Plan on its long term capital improvement and development
program for new and expanded schools. Therefore, although the project proposes a small number of
new residential units, there wouid be a less than significant impact on schools.

he project includes a roof top pool and recreation area. This development of 19 residential units and
retail commercial would not significantly increase the demand for parks and recreation services.
Therefore, no impact would occur.

The proposed project would not create any significant impact to the service levels of other public
facilities. The property will be required to contribute to a Community Facility District if the area is
designated as a district that requires additional public services, therefore a mitigation measure has
been incorporated in the Conditions of Approval that would result in no impact on other public
facilities. '
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XIV. RECREATION.

a)

Would the project increase the use of existing
neighborhood and regional parks or other
recreational facilities such that substantial physical
deterioration of the facility would occur or be
accelerated?

Does the project include recreational facilities, or
require the construction or expansion of
recreational facilities, which might have an
adverse physical effect on the environment?

[

O [ X

a-h}

The City’s General Plan indicates an adequate number of total acreage per capita of open space and
recreational facilities. The project proposal includes a roof top terrace and optional swimming pool
but does not require construction of or expansion of recreational facilities that would have an
adverse impact on the environment. Therefore, no impact would occur. -
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XV. TRANSPORTATION/TRAFFIC. Would the project:

a)

b)

c)

d)

Cause an increase in traffic that is substantial in
relation to the existing traffic load and capacity of
the street system f{i.e., result in a substantial
increase in either the number of vehicle trips, the
volume-to-capacity ratio on roads, or congestion at
intersections)?

Exceed, either individually or cumulatively, a level
of service standard established by the county
congestion management agency for designated
roads or highways?

Result in a change in air traffic patterns, incfuding
either an increase in traffic levels or a change in
location that results in substantial safety risks?
Substantially increase hazards due to a design
feature (e.g., sharp curves or dangerous
intersections) or incompatible uses (e.g., farm
equipment)?

Result in inadequate emergency access?

Result in inadequate parking capacity?

Conflict with adopted policies, plans or programs
supporting alternative transportation (e.g., bus
turnouts, bicycle racks)?

L1

0O OO o

1

O OO O

[

b od O

X

2

X KK

a-b)

<)

d-e}

f-g)

Impacts to traffic resulting from the proposed project will be consistent with the levels of service
anticipated for the proposed density of the site as allowed by the General Plan. The proposed project

_is consistent with the City of Palm Springs General Plan Circulation Element. There will be no

impact on the levels of service (LOS) for the area.

The proposed project does not include any components that could impact air traffic operations, The
proposed project is located further than two miles from the Palm Springs International Airport and is
not within the Airport Land Use Compatibility Plan.

The proposed project will not substantially increase hazards due to a design feature. Emergency
access to the project site will comply with the requirements identified by the City Fire Department.
The proposed elimination of a driveway onto South Palm Canyon Drive will likely improve traffic
safety by eliminating a mid-block source of traffic and a point of vehicular/pedestrian conflict at that
drive.

The project proposes a substantial number of offstreet parking spaces as defined in the Planned
Development District application. With approval of this PDD, the project’s off-street parking will be
consistent with the requirements within the Palm Springs Zoning Ordinance. Therefare, no
significant impact will occur,
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XVI.

UTILITIES AND SERVICE SYSTEMS. Would the project:

a)

b)

c)

d)

e)

g

Exceed wastewater treatment requirements of the
applicable Regional Water Quality Control Board?
Require or result in the construction of new water
or wastewater treatment facilities or expansion of
existing facilities, the construction of which could
cause significant environmental effects?

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

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

Result in a determination by the wastewater
treatment provider that serves or may serve the
project that it has adequate capacity to serve the
project’s projected demand, in addition to the
provider's existing commitments?

Be served by a landfill with sufficient permitted
capacity to accommodate the project’s solid waste
disposal needs?

Comply with federal, state and local statutes and

[
O

O
[

O
[

X

[X]

X

regulations related to solid waste?

ab,ce)  The proposed.project is consistent with development densities and uses proposed in the General

Plan for the CBD {Central Business District) General Plan. The General Plan does not indicate that
water wastewater treatment, storm or drainage facilities will be adversely impacted by this level of
development, therefore the project has no impact,

d) The proposed project will not require expanded entitlements to ensure adequate water capacity.

Therefore, the project wiil have no impact.

t-g) The City of Palm Springs contracts with Palm Springs Disposal Services (PSDS) for solid waste

collection services. Solid waste generated in the area is collected at the Edom Hill landfill which is a
transfer site for solid waste taken to other regional landfills. The General Plan identifies that these
landfills are anticipated to have a remaining life of approximately 25 years. The City and Palm
Springs Disposal Services has also entered into a new single-source recycling collection program
which is anticipated to decrease the amount of waste per household going into the landfills and will
increase the amount of waste that is diverted to be recycled.  Therefore, no significant impact
would occur, '
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XVH. MANDATOR DINGS OF SIGNIFICANCE
a) Does the project have the potential to degrade the
quality of the environment, substantially reduce
the habitat of a fish or wildlife species, cause a fish
or wild-life population to drop below self-
sustaining levels, threaten to eliminate a plant or ] O M - X
animal community, reduce the number or restrict
the range of rare or endangered plants or animals,
or eliminate important examples of the major
periods of California history or prehistory?
b) Does the project have impacts that are individually
limited, but  cumulatively  considerable?
"Cumulatively considerable” means that the
-incremental effects of a project are considerable [] 1 ] 24
when viewed in connection with the effects of past
projects, the effects of other current projects, and
the effects of probable future projects.
c) Does the project have environmental effects that
will cause substantial adverse effects on human [l 1 1 =4
beings, either directly or indirectly?

a) The proposed project would not degrade the quality of the environment; result in an adverse
impact on fish, wildlife, or plant species including special status species, or eliminate important
examples of major periods in California’s history or prehistory because the project components

“do not include any construction or development on areas that are identified as sensitive,
endangered, not within conservation areas.
Prehistoric or historic cultural resources would not be adversely affected hecause no
archeological resources are known to exist in the proposed project areas. The project’s impact
on historic resources on the site has been evaluated and determined to be less than significant or
less than significant with mitigation measures enacted. Further, project implementation includes
compliance with appropriate procedures for avoiding or preserving artifacts or human remains if
they are discovered.

b) All project impacts would be reduced by adhering to basic regulatory requirements and/or
conditions of approval.

o The proposed project would not have any direct or indirect adverse impacts on humans.

REFERENCES
1) City of Palm Springs. City of Palm Springs Draft Environmental Impact Report, 2007,
2) City of Palm Springs. City of Palm Springs General Plan, 2007.
3) City of Palm Springs. City of Palm Springs Zoning Code, 2004 et seq.
4) South Coast Air Quality Management District. CEQA Air Quality Handbook, 1993.
5) U.S. Code of Federal Regulations, Title 23, Chapter 26, Subchapter IV. “Clean Water Act”, 1994.
6) Government Code Section 65962.5(f). “Hazardous Waste and Substances Statement”.
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CHATTEN-BROWN & CARSTENS
2601 OCEAN PARK BOULEVARD

TELEPHONE:(310) 314-8040 SUITE 205
FACSIMILE: (310) 314-8050 SANTA MONICA, CALIFORNIA 90405

www.cbcearthlaw.com

E-MAIL;
ACM(@ICBCEARTHLAW.COM

November 14, 2008

Via Email
Original to follow

Ken Lyon

Associate Planner

City of Palm Springs

3200 E. Tahquitz Canyon Way
Palm Springs, CA 92263 '

Re:  Baristo Lofts Mixed Use Commercial/Residential Project; Case No. 5.1137
Planned Development District 335; Case No. 3.3029-Major Architectural
Application; Tentative Tract Map 35230 _

Dear Mr. Lyon:

On behalf of the Palm Springs Modern Committee, we object to the use of a
mitigated negative declaration (“MND”) for the Wessman Holdings, LLC’s proposed
Baristo Lofts Mixed Use Commercial/Residential project, (“Baristo Lofts project” or the
- “Project”) at 300 South Palm Canyon Drive. The proposed Project includes the
construction of a four-story, mixed-use complex immediately next to the existing
- historically significant former Santa Fe Federal Savings and Loan Building (“Santa Fe
Building™). The Santa Fe Building is a distinctive example of commercial mid-century
Desert Modern architecture designed by prominent local architect E. Stewart Williams.
The Project includes 5,033 square feet of new retail, 19 condominium units, and proposes
- to convert the 6,647 square foot Santa Fe Building into a restaurant. The Santa Fe

Building is currently used as an office building.

" An'Environmetita | Impact Report (“EIR”) must'be prepared and certified; rather:
< “thanthe pr0posed MND." Of particular concern to the Palm Springs Modern Committee
are the severe impacts this Project would have on the historically significant Santa Fe
Building by physically altering the ﬁ@c building and constructing

overwhelms and encroaches upon it.} There is substantial evidence to support a fair

argument thaf there may be significant adverse 1mgacts from this proposed Project in the

areas of cultural resources, aesthetics, parkmgE oise, and land use. [ Furth

g fi_fi;g:i-'_';lmproperly defers mitigation of its many impacts.

NOV 17 2808
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I Adoption of the MND and Approval of the Project as Proposed Would Violate
CEQA

A. This Project Does Not Meet the Legal Standards for a MND

The California Environmental Quality Act (“CEQA”) requires an EIR whenever a
project may have a significant adverse impact on the environment. (Public Resources
Code section 21151.) “If there is substantial evidence of a significant environmental
impact, evidence to the contrary does not dispense with the need for an EIR when it can
still be “fairly argued’ that the project may have a significant impact.” (Friends of “B”
Street v. City of Hayward (1980) 106 Cal.App.3d 988, 1001.) Thus, a MND is
appropriate only when, before the CEQA review process begins, there is not a fair
argument that there may be adverse impacts.

According to Public Resources Code section 21064.5:

“Mitigated negative declaration” means a negative declaration prepared for
a project when the initial study has identified potentially significant effects
on the environment, but (1) revisions in the project plans or proposals made
by or agreed to by, the applicant before the proposed negative declaration
and initial study are released for public review would avoid the effects or -
mitigate the effects to a point where clearly no significant effect on the
s environment would occur, and (2) there is no substantial evidence in light
~of the whole record before the public agency that the pro_] ect, as revised,
may have a significant effect on the environment.

Because there is substantial evidence to support a fair argument that there may be
significant adverse impacts, even after mitigation, an EIR must be prepared, circulated,
and ultimately certified, that accurately describes the Project, assesses the Project’s
significant impacts, and identifies mitigation measures that can reduce those impacts, and
describes and compares the environmental impacts of potentially feasible alternatives.
Ultimately, the Project may not be approved if there are significant adverse impacts
unless all feasible mitigation measures or alternatives have been adopted.

" B. The Project May Have Significant Impacts

_ An BIR must be prepared instead of a MND when there is substantial ev1dence to
- support a fair argument that the project may have significant adverse environmental
impacts. “The fair argument standard is a "low threshold" test for requiring the
preparation of an EIR.” (Pocket Protectors v. City Of Sacramento. (2004) 124
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Cal. App.4th 903, 928.) JA fair argument can be made that this Project may have
sigmticant cultural resources, aesthetic, parking, noise, and land use impacts.

1. The Historically Significant Santa Fe Federal Savings and Loan
Building Will be Adversely Impacted by the Project

CEQA section 21084.1 mandates that “[a] project that may cause a substantial

adverse change in the significance of an historical resource is a project that may have a

- significant effect on the environment.” The MND acknowledges that the Santa Fe
Building is a significant historic resource because the building has been identified in a
citywide historic resource survey that was accepted by the City Council. (MND p. 16; see
also CEQA Guidelines § 15064.5(a).) Additional evidence of the historic significance of
the Santa Fe Building is contained in the expert reports of Peter Moruzzi and Patrick

| McGrew that are attached to this comment letter as well as the many letters submitted in

| support of listing the building as a Class 1 Historic Site, the Palm Springs Historic Site

Preservation Board’s finding that the Santa Fe Building is eligible for listing as a Class 1

Historic Site, and the letters objecting to the Baristo Lofts project in 2007".

A substantial adverse change in the significance of an historical resource means
“physical demolition, destruction, relocation, or alteration of the resource or ifs
- immediate surroundings such that the significance of an historical resource would be
materially impaired.” (CEQA Guidelines § 15064.5(b)(1), emphasis added.) Material
impairment includes altering those physical characteristics of an historical resource that -
its historical significance. (CEQA Guidelines § 15064.5(b)(2).)] The Baristo
Lofts project would significantly adversely impact the historically significant Santa Fe
Building by physically altering several character defining features of the historic building

and by negatively altering the building’s setting, :
The MND itself provides evidefice of the Project’s significant historic resource

impacts. It states that “[t]he addition of the proposed front concrete dining terrace and
railings would materially alter the historic character-defining architectural feature of the
linear, uninterrupted cantilevered concrete base and clean lines of the existing building.”
This is a significant impact that must be studied and mitigated in a full EIR. (Attachment
1, Moruzzi Report.) The MND also proposes that instead of altering the Santa Fe

- Building by adding on a terrace, the project may modify the glass curtain wall of the
existing building. This glass curtain wall is a key character-defining feature of the
International Style and its alteration or removal would result in a significant adverse

1 Palm Springs Modern Committee requests that all comments submitted regarding the negative declaration for this
. project that was circulated for comment in 2007 and regarding the Class 1 designation of the Santa Fe Building be
evaluated as part of the current environmental review and be include in the administrative record for this project.
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impact to the Santa Fe Building. (/bid.) The previous iteration of the Baristo Lofts
project also proposed to remove the teller windows from the Santa Fe Building, but it is
unclear whether the currently proposed project would do so. Removal of the teller
windows would also result in a significant impact to the historic Santa Fe Building.

The Baristo Lofts project would cause an additional substantial adverse change in
the historic significance of the Santa Fe Building by negatively altering the setting of this
_historic resource. “{A] key aspect of Williams™ design i3 ifS setting; the building si
freestanding pavilion surrounded by open space — analogous to a classical Greek temple
(a common design theme in bank architecture) — which allows the structure to be viewed
as a sculptural object in its dramatic corner location.” (Moruzzi Report.) The Project
encroaches upon and proposes to dwarf this one story, freestanding historic building with
a new four story building immediately to the south of the Santa Fe Building, significantly
affecting the original setting of the building as intended by the architect. Although not
disclosed in the MND, the building plans for the Project submitted by Cioffi Architect in
May of 2008 show the decks from the proposed new four story building to be only
- approximately five feet from the character-defining overhanging eaves of the historic

- Santa Fe Building. Thus the Project would significantly impact the Santa Fe Building’s

immediate surroundings.

The MND fails to include mitigation for the significant impacts the Project would

have on the historic Santa Fe Building. The CEQA Guidelines state: “Generally, a
project that follows the Secretary of the Interior’s Standards for the Treatment of Historic
Properties with Guidelines for Preserving, Rehabilitating, Restoring, and Reconstructing
Historic Buildings or the Secretary of the Interior’s Standards for Rehabilitation and
Guidelines for Rehabilitating Historic Buildings (1995), Weeks and Grimmer, shall be
considered as mitigated to a level of less than significant impact on the historical
resource.” (CEQA Guidelines § 15064.5(3).) As detailed in the expert report of Patrick
McGrew, the Project fails to follow many of the Secretary of Interior’s Standards.
(Attachment 2, McGrew Report.) The Standards state that only minimal changes to
defining characteristics of historic resources should be allowed, the removal of historic
materials and spaces that characterize an historic site should be avoided, distinctive
features should be preserved, and itions should not destroy historic materials.
' The Baristo Lofts project fails to comply with these Standards by physically altering the

Santa Fe building and the historic spaces that characterize the building and its setting,

 (McGrew Report.)

2. Aesthetic Impacts

“[A]ny substantial, negative effect of a project on view and other features of
beauty could constitute a "significant” environmental impact under CEQA.” (Quail
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Botanical Gardens Foundation, Inc. v. City of Encinitas (1994) 29 Cal. App.4™ 1597,
1604.) According to the California Court of Appeal, lay opinions that articulate the ba51s
of the opinion can constitute substantial evidence of a negative aesthetic impact. (Ocean
View Estates Homeowners Assoc., Inc. v. Montecito Water District (2004) 116
Cal.App.4th 396, 402.) Expert testimony on the matter is not required because the
overall aesthetic impact of a proj ject is a subjective matter for which personal observations
are sufficient evidence of the impact. (/d.; Oro Fine Gold Mining Corp. v. County of El

Dorado (1990) 225 Cal.App.3d 872, 882.)

_ The MND finds that the aesthetic impacts of the Project will be less than
~ significant because the height of the building is in keeping with the Guidelines of the
Downtown Urban Design Plan. (MND p. 8.) First, this finding appears to be incorrect
based on the latest site plans prepared for the Project. The Project site is located ina
mixed use office residential transition zone. There is a 45 foot height limit in this zone
according to the Downtown Urban Demgn Plan, but a ‘height.of 45 feet is only be allowed
~ if a project has a height of 18 feet on the street front, then steps back to 45 feetto
_-_accommodate residential lofts. O)owntown Urban Design Plan p. 37. ) The May 2008
_Cig Architectplans for the Proje how the nroposed new four sto bu11d1nghav1nga
'hexght above this limit, approx1mately 55 feet. Thisis in v101at10n of the Downtown ~ '
Urban Design Plan art o City’s General Plan) and would result in a
sieprfieantimpadt. Additionally, the Project fails to comply with the Downtown Utrbz
l esign Plan’s requirement to step back the height of the building away from the street

" front. I

The Project would also have a significant aesthetic impact by substantially
degrading the existing visual character and quality of the site. The Project proposes to
build a four story structure immediately to the south of the historic Santa Fe Building.
The new structure is not congsistent with the character of this iconic, pavilion-like J

rstructure The setting of the architectural masterpiece would be destroyed by the
roposed Project, resulting in a significant aesthetic impact. it
proposes modifications to the appearance of This histort ture, adding a terrace on the

north and west sides of the building. This is not consistent with the design of the building

“and will impact the aesthetic splendor of the building’s design which currently makes the
structure appear to float above the site. (See Attachment 3, discussion of Santa Fe
Federal Savings and Loan in Palm Springs Weekend, p. 123, 125.)

3. The Project May Have Significant Parking Impacts

The MND claims that there will be no parking impact because the Project proposes
- a “substantial number” of off-street parking spaces and that with approval of the Planned
Development District (“PDD”) the amount of off-street parking would be consistent with
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the Palm Springs Zoning Ordinance. (MND p- 30.) The Palm Sprlngs Zomng Ordinance
section 94.03.00(C)(2), which sets out regulatlons for PDDs, states that

requirements for PDDS shall be subject to the requirements of section 93.06.00 and these
requirements can only be modified upon the submittal of a specific parking plan. As
there 15 no specific parking plan referenced in the MND and none was found else
the record for this Project pursuant to a Public Records Act request, Zoning Ordinance
section 93.06.00 applies to the Baristo Lofts project. According to Zoning Ordinance
section 93.06.00 requirements, the Project would be required to provide 1 space per 400
square feet of retail and commercial, including the new restaurant, if it will include “in-
lieu” payments to partially satisfy parking requirements (if no payments are required,
parking should be provided at a rate of 1 space per 300 square feet), and for the
residential 1.25 spaces for one bedroom units and 1.5 for two bedrooms, with an
additional one visitor’s space for every four residential units.

According to the May 2008 Cioffi Architect plans, the Project would include 5,033
square feet of new retail and the new restaurant would be 6,647 square feet, for a total of
11,680 square feet of retail/commercial. The project would also include 7 two bedroom
units and 12 one bedroom units. Thus the Project would be required to provide 29
parking spaces for retail/commercial (if an “in-lieu™ payment is made, otherwise 39
parking spaces for retail uses would be required) and 31 residential parking spaces for a
. total of 60 parking spaces required pursuant to the Paim Springs Zoning Ordinance. The
' May 2008 Cioffi Architect plans show that the Project would violate this requirement by
providing only 51 parking spaces off-site parking spaces. Thus, even if the Project

- includes an “in-lieu” payment to offset the cost of allowing a portion of the Project
generated traffic to park in City owned parking lots, it is still significantly under-parked.
This is a significant impact. Additionally, traffic expert Weston Pringle has found that
the Project’s lack of parking may lead to additional traffic congestion in the area, which

could result in a significant impact. (Attachment 4, Pringle Report.)

4. The Project Failed to Provide the Required Acoustical Report

An acoustical report is required to be submitted with residential developments
adjacent to certain high traffic streets in the City of Palm Springs. The City requires this
report to be submitted with the application indicating the noise impact from traffic, as it
affects the development, and mitigation measures to reduce the impact t ceptable
evel. Palm Canyon Drive is included in the list of high traffic streets requirti
acoustlcal report by a reglstered professmnal acoustical consultant. However, despite the

R Is Act request,. ich report could be found by the Palm Sprlngs

Modern Comm1ttee in the C1ty s ﬁle for this Project.
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5. Land Use Impacts

The Palm Spring’s General Plan requires the protection and preservation of

- historically and architecturally significant buildings and sites throughout the City of Palm

Springs. (General Plan Policy RC10.1.) As discussed above, the proposed Project would
adversely impact the historically significant Santa Fe Building by destroying this historic
resources setting and materially altering its character-defining features. In doing so, the
Project is inconsistent with Policy RC10.1 of the City’s General Plan and that lack of
consistency is a significant land use impact. |

The Project may also exceed the allowable floor area ratio (“FAR™) of 1 set forth
in Palm Springs Zoning Ordinance section 92.09.03(D). An FAR of 1 means that the
square footage of the Project cannot exceed the square footage of the lot the Project is
located upon. The MND states that Project is located on a 29,447 square foot lot. As
disclosed in an email from architect James Cioffi to the City’s Planning Department, the
Project will have a total floor area (including the Santa Fe Building, the new retail and
new residential development) of 33,062 square feet. This results in a FAR of 1.12, in

~ violation of Zoning Ordinance section 92.09.03(D) and significant land use impact.

- C. The Mitigation Measures Proposed as Part of the Project are Improperly
- Deferred and Unenforceable.

Mitigation measures must be “required in, or incorporated into™ a project. (Pub.
Resources Code § 21081 (a)(1); Federation of Hillside and Canyon Assoc. v. City of Los
Angeles (2000) 83 Cal. App.4™ 1252, 1261.) Deferral of the analysis of the feasibility and
adoption of mitigation measures violates CEQA. (Sundstrom v. County of Mendocino
(1988) 202 Cal.App.3d 296, 306-308.) Additionally, CEQA’s mandate requires a project

- to have effective, enforceable mitigation measures. Mitigation must be included as part

of the project “before the proposed negative declaration and initial study are released for
public review.” (Public Resources Code section 21064.5, emphasis added.)

. The MND declares that the Project would have no significant impact and therefore
does not require mitigation (MND p. 5) and then paradoxically suggests that mitigation
measures are for the Project. Many of the mitigation measures the MND states as being

- necessary are improperly deferred or unenforceable in violation of CEQA’s requirements.

The MND states that a storm water pollution prevention/PM-10 plan should be prepared
to combat air quality impacts, but does not require the plan to be prepared until after
Project approval. (MND p. 13.) The MND also finds that the restaurant proposed as part
of the Project may result in offensive odors and that some type of kitchen exhaust system -
with filters incorporated would reduce this impact, but fails to require the inclusion of
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such a system as a mitigation measure for the project. The preparation of a soils report to
assess the integrity of the project design is also an improperly deferred mitigation
measure for potential geotechnical impacts.

CONCLUSION

CEQA requires an EIR whenever a project may have a significant adverse impact
on the environment. (Pub. Res. Code § 21151.) A MND is appropriate only when there -
is not a fair argument that there may be adverse impacts. Because the MND provides an
inadequate analysis of impacts, and because of the substantial evidence to support a fair
argument that many impacts may be significant, a full EIR must be prepared.

Thank you for your attention to this matter.

| SmW
@ Minteer
Attorney at Law
~ Attachments:
- (1) Expert analysis of historic resource impacts by Peter Moruzzi with resume
attached;
(2) Expert analysis of historic resource impacts by Patrick McGrew with resume
attached;

(3) Excerpt from Palm Springs Weekend,, -
(4) Traffic impact assessment by Weston Pringle with qualifications attached.

cc:  Palm Springs Pianning Commission
Palm Springs Modern Committee
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November 7, 2008

City of Palm Springs
Planning Commission

3200 Tahquitz Canyon Way
Palm Springs, CA 92262

Squect: Impacts of Baristo Lofts project on the historic former Santa Fe Federal Savings

Building by E. Stewart Williams

Honorable Commission Members:

You may be familiar with my role as Founding President of the Palm Springs Modern
Committee (PS ModCom) established in 1999 to maintain the heritage of modern
architecture and historic neighborhoods in Palm Springs. You might not have known
that I am also a full-time Architectural Historian with over six years of experience with
cultural resource issues who meets the Secretary of the Interior’s professional
qualification standards for Architectural History. My knowledge encompasses history,
architectural history, and historic preservation. I have extensive experience in the
preparation of historic resource assessment reports, CEQA-related and Section 106
documentation, historic resources surveys, landmark nominations, and Historic American

“ Buildings Surveys (HABS). I am also a recognized expert in the history of twentieth
century Modern architecture. My resume is attached.

The purpose of this letter is to underscore the negative impacts of the proposed Baristo
Lofts project to the historic resource located at 300 South Palm Canyon Drive originally
known as the Santa Fe Federal Savings Building (currently the offices of the Wessman

Development Company).

The Santa Fe Federal Savings Building was designed in 1957 by local architect E.
Stewart Williams on a prominent corner of the City’s major thoroughfare, Palm Canyon
Drive. E. Stewart Williams (1909-2005) has been widely recognized as one of the fathers
of Desert Modern design whose work in Palm Springs from 1946 through 1996 includes
several of the City’s most recognizable landmarks, such as the Oasis Office Building, the
Frank Sinatra Residence, and the Edris Residence (a designated Class One Historic Site).
Indeed, Williams was the posthumous recipient of the Palm Springs Modern Committees’
Lifetime Achievernent Award in 2005 for his outstanding architectural achievements in

the Coachella Valley.

The building is an excellent example of Williams” adaptation of the International Style of
architecture for a desert climate in creating a new, hybrid form now known as Desert -
Modemnism. Elements of the Desert Modern style exhibited in the building include its
extensive use of glass (for views and an indoor/outdoor feel), deep overhanging caves
(for protection from the sun), and, in this case, sliding brise soleil screens (for additional



sun control). The bank’s International Style elements include its broad horizontality,
slender metal support posts, and the building’s ‘floating’ quality attained by raising it
above a bed of river rocks. Additionally, a key aspect of Williams’ design is its setting:
the building sits as a freestanding pavilion surrounded by open space — analogous to a
classical Greek temple (a common design theme 1n bank architecture) — which allows the
structure to be viewed as a sculptural object in its dramatic corner location.

As proposed, the multi-story Baristo Lofts project would significantly harm the design
integrity and setting of the bank building as an iconic structure by encroaching and
overwhelming it the south side, thereby destroying the building’s presence as a
freestanding pavilion. These significant adverse impacts have not been thoroughly
examined by the City in the current approval process and no viable alternatives to the
project that would potentially lessen or mitigate these harmful impacts have been
adequately investigated.

The Baristo Lofts project would also cause a substantial adverse change in the
significance of the historic Santa Fe Federal Savings Building by materially altering the
building. As acknowledged by the MND, “[t]he addition of the proposed front concrete
dining terrace and railings would materially alter the historic character-defining

- architectural feature of the linear, uninterrupted cantilevered concrete base and clean lines
of the existing building.” The MND also proposes that instead of altering the Santa Fe
Federal Savings Building by adding on a terrace, the project may modify the curtain wall
of the existing building. This glass curtain wall is a key character-defining feature of the
International Style and should not be altered or removed from the Santa Fe Federal
Savings Building. Physically altering this historic building is a significant adverse
impact that shouid not be allowed. Additionally, the proposed alteration would further
impact the setting of the Santa Fe Federal Savings Building by takmg away from the

“floating™ quality of the building.

In summary, the significant adverse aesthetic and cultural resource impacts of the Baristo
Lofts project on the Santa Fe Federal Savings Building caused by physically altering the
building and aifecting the architect’s original design as a freestanding, floating pavilion
have not been properly assessed. Therefore, a full environmental impact report
addressing these key issues must be required.

Sincerely,

I
Peter Moruzzi
- Architectural Historian




Peter MOI‘HZZi, ARCHITECTURAL HISTORIAN

2935 Angus Street, Los Angeles, CA 90039

0151

Professional History

e B.A., Economics, History sub-
specialty, University of
California, Berkeley, Berkeley,
California, 1983

s Historic Resources Consultant,
Moruzzi Historic Resources
Consulting, Los Angeles,
California, 2005 - Present

»  Cultural Resources Specialist,
PCR Services Corporation, Santa
Meonica, California, 2003- 2005

»  Historic Resources Specialist,
Science Applications International
Corporation (SAIC), Pasadena,
California, 2001 - 2002

*  Architectural Historian, Leslie '
Heumann & Associates, Los
Angeles, California, 2002

e«  Historic Resources Consultant,
Los Angeles, California, 2001 -
2003

*  Sales Representative,
SoftwareWow.com, Los Angeles,
California, 2000 - 2001

»  Sales Representative, Digi
International, Los Angeles,
California, 1994 - 20060

Expertise

Peter Moruzzi, an Architectural
Historian with over six years of
experience with cultural resource
issues, meets the Secretary of the
Interior’s professional qualification
standards for Architectural History.
Mr. Moruzzi has significant experience
in the preparation of historic resource
assessment reports, CEQA-related and
Section 106 documentation, historic
resources surveys, and landmark
nominations. He is also an expert in

pmoruzzi @earthlink.net

the history of twentieth century
Modern architecture.

Experience

As an Architectural Historian, Mr.
Moruzzi has completed numerous
historic resources surveys for
individual properties and historic
districts in the California cities of Los
Angeles, Beverly Hills, Rancho
Mirage, Pasadena, Santa Moniéa,
South Pasadena, Riverside, and Santa
Ana. Tasks included fieldwork,
research, documentation, evaluation,
and public presentation of findings.
He has written historic resources

assessments and technical reports fora

variety of property types throughout
Southern California. For the Cities of
Santa Monica and Long Beach, Mr.
Moruzzi provides on-call historic
resources services including landmark
assessments and HABS-related
documentation. Additionally, he has
authored several National Register and
California Register nominations. Mr.
Moruzzi has experience in the
application of the Secretary of the
Interior’s Standards for the Treatment
of Historic Properties and its
applicable Guidelines.

Environmental Compliance:

Mr. Moruzzi has been a contributor
and preparer of documents for
Environmental Impact Reports and
Statements specific to cultural
resources under California
Environmental Quality Act and Section
106 guidelines. These tasks include
defining the areas of potential effect
(APE); identifying, researching, and
evaluating cultural resources; and

- analyzing potential impacts/effects of

proposed projects including the
recommendation of mitigation

213-706-

measures for project implementation.
Project locations include Pasadena,
Santa Monica, Monrovia, Lennox,
Westchester, and Boyle Heights.

Modern Architecture Expertise:

Mr, Moruzzi is an acknowledged
expert in 20® Century Modern design.
He has authored several booklets on
the subject and has spoken on issues
relating to the preservation of modern
architecture at numerous conferences
and events.

Volunteer Activities: Mr. Moruzzi is
the Founding President of the Palm
Springs Modern Committee. For six
years he served on the board of
directors of the Los Angeles
Conservancy, and was also the
longtime Chair of the Conservaney’s
Modern Committee.

Awards and Professional
Memberships: In 2002, Mr. Moruzzi
received the Presidential Public
Service Citation from the ATA
California Council for work in the
preservation of Modernist architecture
in Southern California. Heis a
member of the National Trust for
Historic Preservation, the California
Preservation Foundation, and the
Society of Architectural Historians,
Southern California Chapter.
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MeGREW / ARCHITECTURE

November 12, 2008

Ms. Amy Minteer, Altomey at Law
Chatten-Brown & Carstens

3250 Ocean Boulevard, Suite 300
Santa Monica, California 90405

Re: Initial Study: 300 South Palm Canyon Drive

Palm Springs, California

Dear Ms. Minteer,

I have reviewed the above referenced document which makes a finding that the proposed

- project has a “Less Than Significant Impact” on Culiural Resources. In order to make this

finding, the proposed project must be found to comply with the applicable Secretary’s
Standards. in the analysis that follows, only five of the ten Secretary’s Standards are
applicable to the proposed project. Ofthose five, the proposed project does not comply with

‘four of the Standards and offers only partial compliance with the fifth. Based upon this

analysis, it would seem that, contrary to the Initial Study, the proposed project will have a
potentially significant negative impact on the envirenment, the consequences of which
should be studied in a full Environmental Impact report.

Should you have any questions, please don't hesitate to give me call.

Sincerely,

Patrick Mecrew

ARCHITECTURE + PRESERVATION

674 SOUTH GRENFALL ROAD « PALM SPRINGS, CALIFORNIA 92264 « (760) 416-7818




Ms. Amy Minteer
Page: 2
November 12, 2008

Project Description: “The proposed project includes the construction of a 4 story high-rise
building immediately adjacent and to the south of the existing building. Although the
proposed high-rise would partially block views of the existing building when looking north
at the site, the proposed new building does not modify or attach to the existing building and
therefore does not cause any substantial damage to the existing building.. At the north and
west sides of the existing building; a concrete terrace and railings are proposed to be
attached to the existing building. The terrace will be used as an ouidoor dining area. It
impacts the visual appearance of the historic resource. Theoretically the proposed terrace
could be removed and the original building's appearance would be intact, therefore the
project is not found to substantially damage the historic building. The applicant may also
consider eliminating the terrace addition and modifying the existing glass curtain wall to
create open-air dining within the-existing building that would not have an adverse impact on
the visual appearance of the building."

j "CEQA defines a ‘substantial adverse change in the significance of a historic resource' as
% _ ‘physical destruction, relocation, or alteration of the resource or its immediate surroundings
such that the significance of a historic resource would be materially impaired.’ A historic
| resource is considered "materially impaired" when a project: -

{A) demolishes or materially alters in an adverse manner those physical
characteristics of a historic resource that convey its historical significance and justify
its inclusion or eligibility for inclusion in the California Register of Historic Places,

(B} Demolishes or materially alters the characteristics that account for its inclusion
‘ in a local register of historic resources,"

(C) Demolishes or materially alters in an adverse manner those characteristics of
a historic resource that convey its historic significance and that justify its eligibility
for inclusion int the California Register of Historical Resources as determined by a
lead agency for purposes of CEQA.

The rationale for the finding of “No Significant Impact” is as follows: “The proposed project
would significantly alter the immediate surroundings of the site of the Santa Fe Federal
Savings Bank by constructing a new 4 story building in close proximity to it. However, the

proposed new building would not materially alter the historic character-defining architectural

- elements of the existing building, and thus is considered a less than significant impact. The
addition of the proposed front concrete dining terrace and railings wouid materially alter the
historic character-defining_architectural fealure of the linear, uninterrupted cantilevered
concrete base and clean lines of the existing building. it may be possible to design and
construct the terrace addition and railings such that they could be removed at a future date
to return the building to its original condition. This impact could also be resolved by
eliminating the proposed terrace addition and achieving open-air dining instead by
modifying the curtain wall of the existing building to allow it to slide open to create the open-

Case 5.1137 Baristo Lofts, Initial Study, Page 8/32

ARCHITECTURE + PRESERVATION

674 SOUTH GRENFALL ROAD « PALM SPRINGS, CALIFORNIA 82264 » (760) 416-7819
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-air dining experience.” An analysis of the proposed project’s compliance with the
Secretary’s Standards is as follows:

Compliance of the Secretary of the Interior’s Standards for Rehabilitation of Historic
Structures to the Proposed Project (The following Standards are to be applied to specific
rehabilitation projects in a reasonable manner, taking into cons:deraﬂon economic and
technical feasibility.)

(1) A property shall be used for its historic purpose or be pfaced in a new use that requires
minimai change to the defining characteristics of the building and its environment,

Compliance Statement: The new use with its additional four story building and its
terrace additions to the existing building must be considered substantial changes
to both the setting and the architectural character of the existing historic resource,
and therefore are not in compliance with this standard.

(2) The historic character of a properiy shall be retained and preserved. The removal of
historic materials and spaces that characterize a property shall be avoided.

- Compliance Statement: The new use with its additional four story building and its
terrace additions to the existing building constitutes the removal of historic spaces
that characterize both the building and its setting, and therefore are not in
compliance with this standard.

(3) Each property shall be recognized as a physical record of its time, place, and use.
Changes made to create a false sense of historical development, such as adding conjectural
features or architectural elements from other buildings, shall not be undertaken.

Compliance Statement: Not applicable.

(4) Most properties change' over fime; those changes that have acquired historical
significance in their own right shall be preserved.

Compliance Statement: Not applicable.

(5) Distinctive features, finishes, and construction techniques or examples of craftsmanship
that characterize a historic property shall be preserved.

Compliance Staternent: The buifding's fundamental characteristic is that of a free-
slanding pavilion surrounded by open space. It is one of the most distinctive
examples of this prototypical form in Palm Springs. The proposed addition of the
front and side concrete dining terrace and railings would materially alter the historic
character-defining architectural feature of the linear, uninterrupted cantilevered
concrete base and clean lines of the existing building. Thus, the proposed project
is not in compliance with this standard.

ARCHITECTURE + PRESERVATION

674 SOUTH GRENFALL ROAD « PALM SPRINGS, CALIFORNIA 92264 « (760) 416-7819
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(6) Deteriorated historic features shall be repaired rather than replaced. When the severity
of deterioration requires replacement of a distinctive feature, the new feature shall match the
old in design, color, texture, and other visual qualities and, where possible, materials.
Replacement of missing features shall be substantiated by documentafy, physical, or
pictorial evidence.

Comp.'iance Statement: Not applicable.

(7} Chemical or physical treatments such as sandblasting, that cause physical damage to
historic materials shall not be used. The surface cleaning of structures, if appropriate, shall

be undertaken by the gentlest means possible,
Compliance Statement: Not Applicable.

(8) Significant archeological resources affected by a project shall be protected and
preserved. If such resources must be d:sturbed mitigation measures shall be undertaken,

Compliance Statement: Not applicable,

(9) New additions, exterior afterations, or related new construction shall not destro y historic
materials that characterize the property. The new work shall be differentiated from the old
and shall be compatible with the massing, size, scale, and archifectural features fo protect
the hisforic integrity of the property and its environment.

Compliance Statement: The proposed new terrace is incompatible with the
massing and architectural features of the existing resources and fails to protect the
historic integrity of the property and its environment. Thus, the proposed project
is not in compliance with this standard.

{10) New additions and ad[iabent or related new construction shall be undertaken in such a
manner that if removed in the future, the essential form and integrity of the historic property

and its environment would be unimpaired.

Compliance Staternent: Review of the details regarding howthe proposed Terrace
addition will be constructed would be required to make a determination regarding
the proposed project’s compliance with this standard. However, the likelihood of
the future removal of either the proposed terrace addition or the proposed four-story
high-rise adjacent to the historic resource is questlonable At best, the project
offers a partiat compliance with this standard,

ARCHITECTURE + PRESERVATION

674 SOUTH GRENFALL ROAD - PALM SPRINGS, CALIFORNIA 92264 « (760) 416-7818



Historic Consaultant Qualifications

Professional Quaiifications Standards: The Code of Federal Regulations, 36 CFR Part 61 defines the minimum
education and experience required o perform historic preservation identification, evaiuation, registration, and
treatment activities. The minimum professional qualifications in architecture are a professional degree in
architecture plus at least two years full-time experience in archltecture or & State license to practice

architecture.

Patrick McGrew received his Bachelor of Architecture from the University of Oklahoma in 1965. He has been
actively engaged in the architectural profession , specializing in historic preservation, since then. McGrew has
been a licensed architect in the State of California since 1970, as well as a holder of the NCARB (national
licensing) certificate. He possesses an in-depth knowledge of all procedures and standards utilized in the
identification, evaluation, registration, and treatment of historic properties as evidenced by a his lengthy career
known for the depth and breadth of accumufated architectural / historical knowledge. He places a high value
on the objectivity and completeness of his written works. He has several years experience in research, writing,
practicing and teaching architecture with a academic and historical agencies and institutions. He has made a
substantial contribution through research and publication of a body of scholarly knowledge in the field of
California architectural history. His experience has included the preparation of numerous historic research
reports, National Register nominations, and San Francisco Landmark nominations, as well as the preparation of
plans and specifications for architectural preservation projects. He regulates his firm through the use of Ethics
Standards developed by the Society of Architectural Historians.

Patrick McGrew's knowledge and reputatlon in the field of historic preservation provided the basis his public
service as the long- time President of San Francisco’s Landmarks Preservation Advisory Board, which extended
over an eighteen year span beginning in 1978 when he was first appointed by then-Mayor George Moscone; he
served the next ten years under Mayor Dianne Feinstein. Although he served less than a year under Mayor Art
Agnos, it was Agnos who declared November 17, 1991 “Landmarks of San Francisco Day” to honor the
publication of McGrew's first book, Landmarks of San Francisco (Harry Abrams, New York, 1991.)
Reappointed in 1992 by Mayor Frank Jordan, McGrew served four more years. This acknowledgment by
govemment and/or regulatory agencies, combined with Mr. McGrew’s impressive list of publications on
California’s historic architecture, is a testament to his proficiency as a leading expert in California architectural
‘history. He is a member of the Society of Architectural Historians, and has received many awards for his work
during a distinguished career. In 1885, his book The Historic Houses of Presidio Terrace, received an award of

honor from the California Heritage Council.

Upon the occasion of Mr. McGrew’s induction into the City Club of San Francisco's Wall of Honor, Mayor Willie
‘Brown declared November 30, 2003 as ‘Patrick McGrew Day’ in San Francisco, and a Commendation fromthe
United States Senate was presented in recognition of McGrew's ‘distinguished career and outstandmg

¢ontributions to the Clty of San Francisco.’
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Weston Pringle

TRAFFIC & TRANSPORTATION ENGINEERING

June 19, 2007

Ms Amy Minteer
. Chatten-Brown & Carstens \
- 3250 Ocean Park Blvd., Suite 300
Santa Monica, CA 90405

SUBJECT: BARISTO LOFTS PROJECT, PALM SPRINGS

Dear Ms Minteer:

This letter report summarizes my review of the proposed Negative Declaration for the subject proj ect.
The review focused upon traffic considerations.

PROJECT DESCRIPTION

The project is located on the southeast corner of Palm Canyon Drive and Baristo Road and consists
of the conversion of an existing 6,600 square foot {SF) office use to a restaurant with the addition
of 25 residential condominiums and 4,440 SF of retail use. Both surface and subterranean parking are
proposed. All vehicular access is on Baristo Road. '

DISCUSSION

The City documents indicate that a traffic study is required for projects that would generate 500 or
more daily trip ends. A trip generation estimate was submitted that indicated the daily trip ends for
the residential and retail uses. No estimate was provided for the conversion of the office use to
- restaurant use. Based upon factors from the Institute of Transportation Engineers publication, “ Trip
Generation”, the restaurant use would generate 594 daily trip ends. The current office use generates
an estimated 75 daily trip ends resulting in an increase of 519 daily trip ends. A total of 865 new daily
1rip ends can be anticipated which would require a traffic study in conformance with City guidelines.

There would also be a significant increase in PM peak hour trip generation which could result in
traffic impacts.

44 Rirhmand Hill ¢ | aguna Niauel. CA 92677 ¢ 949/443-5049 * Fax 949/443—5049 _ o




Parking provisions are not clearly defined. While the City’s evaluation indicates that Code
Requirements are satisfied, it is not clear from the information provided. The operation of parking
is a potential concern. Surface parking for 17 vehicles is indicated and would not be adequate for a
6,600 SF restaurant. This could result in congestion and queues at the dnveway that would impact

traffic operations and safety on the adjacent streets.

SUMMARY

The review of the proposed Negative Declaration for the planned Baristo Lofts project has identified
some traffic related concerns. An underestimate of the trip generation for the proje'r';t was found. No
consideration was given to the increased trip generation due to the conversion of office use to
restaurant use. With this consideration, the estimated daily trip generation exceeds the 500 level and
a traffic study would be required under City Policy.

An additional concern was the parking provisions and operation, There is a potential for traffic
impacts upon the adjacent street system due fo restaurant parking demands.

I trust that this review while be of assistance to you. If you have any questions or require additional
‘information, please contact me.

Respectfully submitted

z/w@/// |

Weston S. Pringle, P.E., PTOE
Registered Professional Engineer
State of California numbers C16828 & TR565
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TRAFFIC STRAHsPORmﬂON ENGINEERING

WESTON STEWART PRINGLE
~ Firm Principal

- Registered Frofessional Engineer, .S'.faté bealg'amm, Civil and ¢ Engineering.
- Professional Traffic Operations Engineer Traflic Engineering.
- Fellow, Institure of Transportation Engineers and Life Member, American Society of Chvil Enginesrs,

lnei tion £ ’:1~ Activigies: Ir:temafionawfrecmr; President, Disirier 6; President, Southern Californi, .
Delegate, am Development Confereiice; Member; Special Publications Commitee; Member, fmmﬁmcﬁ%;gff;@
Transfers Committee; Senior Editor, "Technical Notes": Member, Parking Facilistes for Industrial Plants Committes: Member Traffic
Improvement Data Collection Guidelines Committee: Member, Traffic Charauterisiies and Considerations for Tomorrow 'séfm
Committee; Member, Impact Analysis of Proposed New Development Committee; Member, Employment Center Péhhg Facilities
- Committee; Member, Gutdelines for Yransportation Impact Assessment of Proposed New Development Comminee and Chairperson,

Implementing Road Safety Audits in the Unites States Commitsee.

Mr. Pm_;gie received ﬂs_e Burton W Mwsizﬂ ward for Distinguished Service from the Instirute of Tronsportation Engineers in 2000 This
award was in recognition of long-term aid continwing outstanding contributions. In 2004, ke recetved the Lifetime Achievement Awerd
Jrom District 6 of the institute of Transportation Engineers, '

Mr. Pringle hos had a varied experience m both the planming and operationdl fields of trafiic engineering, Some of the profects with
which he has been involved inchude: : ' S
TRANSPORTATION PLANNING - Circulation and Transportation Elements qt" General Plans for cities; Jreeway location

& impact studies; access, circulation, and parking Systems for indusiricl plants, airports, central business districts, colleges,
shopping centers, and other developments; traffic impact anolyses for Environmental Impact Reports, '

TRAFFIC OPERATIONS - TOP-.{tS' areawide plan studies for eleven clties; traffic signal and traffic signal sysiem designs;
parking studies; street and, parking lot lighting designs; school safety programs; access, circeulation, and, parking studies for
commercial, residential, and public developments,
"Mr.-Pringie has also provided Wﬁc'engia;eeﬂng services related to litigation for both plaintiff and defense in approximately 2000
cases. This involvement has included both deposition and cour? testimony. :

AMr. Pringle has served as &.S&:bijarrer Expeﬂ  for the California Board of Registration for Professional Engineers & Land Surveyors
in the field of iraffic engineering. This has included the prepavation and veview of test guestions cnd the evaluation of test materials.

EDbC:ATIONAL QUALIFICA TIONS: C;&Hfom!a State University - Fresno, Bachelor of Science in Civil Engineering, 1960
Certificate, Municipol Public Works Admipistration; Guest Lecturer in Transportation and Trafilc Engineering, California State

‘Polytechnic University, Pomona.; Instructor, Fundamentals of Ivaffic Engineering, University of California, Institute of Transportation

Studies. |
From 1860, M}' Pringle has been Civil EngfneeﬁngAssfs:mr, City of West Covina; Assistont Traffic Engineer, Traffic Engineer, -a_nd
Associate Civil Engineer, City of Downey; Frincipal Engineer, Wilbur Smith and Axssociates, Consuiting Engineers, Los Angeles; Vice
President, Lampmnan and Assoclates, Inc., Consulting Engineers, Pomona; Vice President, Crommelin-Pringle and Associates, Inc.,
Placentia; and owner of Weston Pringle & Associates since 1976. : :
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City of Palm Springs

Department of Planning Services

3200 East Tahquitz Canyon Way ® Palm Springs, CA 92262
Tel: 760-323-8245 « Fax: 760-322-8360

Case 5.1137 PDD 335 TTM 35230 — Baristo Lofts
Exhibit 5 - Response to Comments on the Environmental Analysis.

The most extensive comments were from Chatten-Brown & Carstens (CBC) on behalf of the Palm
Springs Modern Committee. CBC challenged several aspects of the City's conclusions on the
environmental analysis. Staff has evaluated the comments and provided responses below:

1 Adoption of the MND and approval of the project as proposed would violate CEQA.
A This project does not meet the leqal standards for an MND.

The commenter asserts that the California Environmental Quality Act (“CEQA”) requires the City to
prepare an Environmental Impact Report (“EIR”) as opposed to a Mitigated Negative Declaration.
CBC argues that there is a “fair argument” that the project would have potentially significant
- environmental impacts. However, City staff has evaluated the information that CBC has submitted
to support their allegations and concludes that either (1) the project has been subsequently
modified to avoid any potentially significant environmental impact that would otherwise trigger an
EIR, or (2) the evidence presented does not amount to “substantial evidence” supporting a “fair
argument” of a significant environmental impact to require an EIR. City staff's responses to CBC’s
-~ specific allegations are set forth in more detail below.

1. The Santa Fe Federal Savings & Loan will be adversely impacted by the
project.

The initial study identifies the construction of the proposed dining terrace as an element that would

“materially alter the historic resource of the Santa Fe Building. The City identified elimination of the
dining terrace as a mitigation measure that would reduce the impacts to the existing building to
“less than significant”. The applicant has subsequently agreed to not only eliminate the proposed
dining terrace, but to also eliminate any modifications to the exterior of the existing structure. Staff
has added a proposed condition of approval prohibiting construction of a dining terrace and any
modification to the exterior of the existing structure. Therefore, the City asserts no significant
adverse impacts will occur to the existing historic resource on the site as a result of the proposed
project.

The CBC letter further claims, based on reports submitted by its retained consultants, that the
project would cause a substantial adverse change in the historical significance of the Sante Fe
Building by negatively altering the setting of this historic structure. CBC quotes a line from one of
expert reports that “[A] key aspect of the Williams design is its setting: the building sits as a
freestanding pavilion surrounded by open space —analogous to a classical Greek temple (a
common design theme in bank architecture) — which allows the structure to be viewed as a
~ sculptural object in its dramatic corner location.” However, it is important to note that this
- statement does not accurately reflect the true environmental setting, including the area




Case 5.1137 PDD 335 TTM 35230 3.3028 MAJ - Baristo Lofts Page 2 of 5
Exhibit 5 - Reponses to Comments on Environmental Analysis

immediately surrounding the bank building. In fact, the only two sides of the building that include
any “open space” areas are the sides that face South Palm Canyon Dr. and Baristo Road.
Moreover, only a small portion of “open space” area exists along Baristo Road. The remaining
area along Baristo Road includes some concrete fixtures and planters. The other two sides of the
building include a wrap around parking lot that is “at grade” with the bank building. Accordingly,
the expert opinions that purport to demonstrate the project's potentially impact on historical
resources are based on erroneous facts about the existing physical conditions on the site. In
addition, to the extent that the “open space” areas along Palm Canyon Dr. and Baristo Road do
contribute to the historical significance of this bank building, these areas will be not be altered by
this project and will be preserved.

In addition, the City addressed the condition of “setting” and “open space” in the City Council Staff
Report dated April 4, 2007 {exerpts attached). In that report it was noted that the original architect
of the Santa Fe Building (E. Stewart Williams) developed a proposal dated March 22, 1969, for a
four story building in roughly the same location as the currently proposed new building (copy
attached). The CBC letter asserts the new proposed building to the south of the existing building
"would significantly affect the original setting of the building intended by the archifect’. However
the basis for this assertion of the “architects’ intent” was not provided. Staff reviewed various
materials to determine the source of this assertion.

In 2004, the 300 South Palm Canyon Drive site was included in a citywide survey of potentially
significant historic structures conducted by expert architectural historians, The Architectural
Resources Group (ARG). The DPR Primary Record form completed in that survey for this
property (attached) states, “The building was designed for the convenience of customers arriving
by automobile; consequently, the south and east elevations face parking lots.” it does not identify
these areas as contributing to the historic significance of the site.

Furthermore, the 1969 concept sketches suggest that the architect had considered an infill
scheme with a four-story building in the open space along the south side of the site in close
proximity to the existing building. The infill scheme from 1969 is similar to the current project. The
City therefore concluded that this particular open space was not a defining historic characteristic of
the site. Other than providing parking for cars on the site, evidence was not found that would
substantiate that the open space is a critically important component to the architect in the design
of the original building nor in the defining characteristics of the historic resource on the site. Staff
therefore continues to believe that no adverse impacts on a historic resource could be possible as
a result of the project as it relates to the open space behind the building.

2. The project would have significant adverse impacts on Aesthetics

~ The proposed new building has been set back from the east-west view/scenic corridor of Baristo

Road and steps back at the upper level along the frontage of Palm Canyon. The proposed new
building does not modify or attach to the existing building in any way except at the basement level
for the creation of off-street parking. Visual and physical access to all four sides of the existing

. building remains. The City therefore continues to believe that no significant impact to aesthetics

on or about the site would occur as a result of the proposed project.

Post Office Box 2743 * Palm Springs, CA 92263-2743 + Web: www.palmsprings-ca.gov
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As noted above, the City evaluated the quality of “setting” relative to views and the aesthetic of
the historic resource in the staff report dated April 4, 2007, (excerpts attached). As noted on page
4 of the CBC letter, the most prominent or dramatic views of the Santa Fe Building are from the
corner of Palm Canyon and Baristo Road. These views, as well as the ability to view and
experience the existing building on all four sides remain unaffected with the proposed project.
The City therefore asserts no adverse aesthetic impact is imposed by the project.

The Chatten-Brown Carstens letter further asserts the Downtown Urban Design Plan (DUDP)
states the 45 foot height “is only allowed if a project has a height of 18 feet on the street front...”.
On page 37, the DUDP states “On the east side of Palm Canyon Drive, mixed-use buildings with
residential lofts are excepted from the 30 foot restriction. They should be a maximum of 45 feet
(18 feet on street front stepping back to 45 feet on the second floor) fo accommodate the
residential lofts.” It also states, "Building massing should step back above the ground floor to
maintain and protect public view corridors along streets.” In this case, the building does step back
from the street-front at the fourth floor. As noted in the General Plan analysis of this staff report,
the north-south view corridors cannot be impacted by the building because the existing Palm trees
already frame and define the view corridor. The front of the building is well behind the vertical
edge of the view corridor defined by the palm trees. In this case, the issue of vertical setbacks in
- the fagade of the building to preserve view corridors is not relevant because the view corridor
exists on the “street-side” of the palm trees, not along the front property line or building edge.
Staff therefore continues to believe that the proposed building does not cause significant adverse
impacts on aesthetics, view corridors, or land use policies of the City.

- Regarding the height of the stair and elevator towers; Section 93.04.00(B)(1) of the PSZO states:
“An additional fifteen (15) feet maximum may be aflowed for stairways, elevators and mechanical
equipment on the roof; provided, the bulk of the building does not appear to be over sixty (60)
feet’. The Downtown Urban Design Plan also excludes “architectural intrusion features™; i.e.
minor architectural elements of the building’s design from the height recommendations. The City
therefore concluded that project conforms to the requirement of the General Plan, the Downtown
Urban Design Plan and the Zoning Ordinance. Therefore this is not a significant adverse impact
on aesthetics that would require further analysis or an EIR.

The CBC letter states that the proposed new structure is “not consistent with the character of this

iconic, pavilion-like structure.” The proposed building is contemporary in its architectural styling:
similar and complementary to the modern style of the historic resource on the site. The Secretary
of the Interior Standards for Rehabilitation of Historic Structures states in item 9 of its 10-point
standards (attached): "The new work shall be differentiated from the old...” In this case, the City
believes that this concept has been achieved and thus no significant adverse impact on aesthetics
would occur as a result of the different architectural style of the proposed project.

The National Register Bulletin “How to Apply the National Register Criteria for Evaluation”,
Chapter VIII “How to evaluate the integrity of a property” states under “Defining the essential
physical features” on page 46 (attached): “All properties change over time. It is not necessary for
a property to retain alf its historic physical features or characteristics”. The property must retain,
however, its essential physical features that enable it to convey its historic identify.” In this case,
the City believes the essential physical characteristics of the historic resource are the building
itself and the open space on the north and west sides of the existing building. These

Post Office Box 2743 * Palm Springs, CA 92263-2743 ¢« Web: www.palmsprings-ca.gov
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cHaracteristics remain unaltered with the proposed project. Therefore no significant adverse
impacts are caused to the aesthetics of the historic resource by the proposed project. .

3.- The project will cause adverse parking Impacts.

The project proposes 81 off-street parking spaces; seven less {(or 8%} than required by the Zoning
Ordinance. Up to 10% relief from the required parking standards can be granted by the Planning
Director or Planning Commission. Also, the project is directly across the street from the municipal
parking structure to the north which contains over three hundred spaces. The City's Economic
Development Department estimates that this garage is typically only half full on any given day.
The City asserts that the project is adequately parked and there is no significant adverse impact to
parking created by the proposed project.

4, The Environmental Analysis is flawed because of the City’s failure to require
an acoustical report.

The City did not require an acoustic study for the project even though it is located on a major
thoroughfare. This segment of Palm Canyon Drive has a posted speed limit of twenty-five miles
per hour and is_not a designated truck route. Vehicles traveling at this speed typically produce
minimal noise as compared to vehicles traveling at higher speeds. Because of its posted speed,
this segment of major thoroughfare is significantly quieter than other major thoroughfare.
Furthermore since Palm Canyon Drive through the entire downtown is not a designated truck

" route, there is no potential for noise impacts due to regular traffic from commercial trucks, semi-

tractor trailers and other larger vehicles that would typically operate on a truck route. The potential
for adverse impacts to occupants of the project from road noise therefore was determined fo be
less than significant and did not warrant an acoustical study. Furthermore, residential projects in
and around the downtown are routinely conditioned in their Conditions of Approval and CC&R'’s
notifying owners and occupants of periodic noise from special events (parades, street fairs, etc)
that may occur in the vicinity. This project is so conditioned. There are no known noise sources in
the vicinity of the project therefore that would adversely impact the project. As far as occupants of
the building generating nuisance noise, enforcement of the City’'s Noise Ordinance renders such
nuisance noise as having no significant adverse impact. Therefore the City concluded that no
noise study was required and noise issues related to the proposed project were less than
significant. The project did not warrant further study or an EIR.

5. The project will cause adverse Land Use impacts

CBC asserts “the project is inconsistent with General Plan Policy RC 10.1." This policy states,

“Support the preservation and protection of historically, architecturally, or archaeologically

significant sites, places, districts, structures, landforms, objects, native burial sites and other
features.” As discussed above, the City has concluded that the project is not inconsistent with this
or other land use policies because the historic resource on the site remains unaffected by the
proposed project. As part of its public hearing on this project the City Council will consider the
City’s Historic Site Preservation Board's recommendation that the Santa Fe Federal Savings Bank
Building be designated a Class 1 historic site. Staff believes the project is consistent with the
referenced General Plan policy and no significant impact on land use would occur as a result of
the project.

Post Office Box 2743 ¢ Palm Springs, CA 92263-2743 « Web: www.palmsprings-ca.gov
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" The project proposes site coverage and density in excess of the City’s codes and
ordinances.

The allowable site coverage is addressed in the Planned Development District application as a
development standard for which the application seeks relief. The City has evaluated the request
and determined the proposed site coverage or FAR is within that which is allowable by the City’s
General Plan. Thus Staff has concluded that no significant adverse impact is possible regarding
land use and site coverage.

B.  Mitigation measures are impropery deferred and unenforceable.

The initial study did not identify any specific mitigation measures to address specific construction
impacts. Instead, the initial study identifies existing regulatory requirements that are designed to
reduce temporary construction impacts. For example, the City requires all new development to
submit a stormwater poliution prevention program; a PM-10 plan that is designed to mitigate water
quality impacts from stormwater runoff and control dust during construction. The City also
requires all new restaurants to provide odor filtration on any exhaust fans. At this point, it would
be impractical to identify any specific odor filtration plan and exhaust system requirements without
knowing the specific details about the particular restaurant use or the proposed tenant
improvements. To address potential geology and soils impacts, the initial study relies on the City's
extensive code requirements to ensure that these impacts would be less than significant.

After the preparation of the MND, the applicant agreed to delete the dining terrace and all exterior
modifications to the existing building and Staff has included a Condition of Approval prohibiting the

construction of a dining terrace and exterior modification to the existing structure; therefore no
mitigation measures are necessary for these items.

(end of comments and responses)

Post Office Box 2743 * Palm Springs, CA 92263-2743 * Web: www.palmsprings-ca.gov
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Mr. Ken Lyon ARCHITECT
Associate Planner

City of Palm Springs

3200 E. Tahquitz Canyon Way

Palm Springs, Ca 92262

Re Case # 5.1137 PD 335 Baristo Lofis

Dear Ken,
This letter is in response to your initial study dated September 2008 and we would
request that it be made part of the record.

On page 8, item B, there is a discussion of the proposed terrace that would be attaciied to
the existing building, impacting the visual appearance of the historic resource. There has
also been much discussion that such a terrace would negatively affect the “floating
pavilion” character of the building. We do not agree with that argument. The proposed
terrace will only add to the “floating” character of the building in its current state.

It is important to note that the building, as originally designed, did not “float” as it was
surrounded on the west and north sides by a retaining wall and juniper shrubs that
effectively masked the podium of the building. A correct historical response would be to
replace the wall and pla:nter whlch ‘may ehmmate the need for the glass railing on the
new: terrace, REE R : S

I have enclosed a photo of the building in it’s original as built condition which makes this
point very clear.

Thank you for your thorough and accurate report. We look forward to our hearing in
December.

Jaghes Cioffi %g
Project Architect : @%E
Y 12 2008
CC Mr-'JOhIl Wessman o | - - fiézgua N
Ce Ms. Emily Hemphill -~ 0 ¢ 0 00 il e PLANNING SERVIC e
DEPARTMENT

Enclosed: “Black and White photo of building.

| 2121 B. TAHQUITZ CANYON WAY, SUITE 3
| PALM SPRINGS, CALIFORNIA 92262-7021

TEL 760 325 1557
FAX 760 327 8214
WWW. CIOFFIARCHITECT.COM







City of Palm Springs

Department of Planning Services

3200 East Tahquitz Canyon Way ¢ Palm Springs, CA 92262
Tel: 760-323-8245 » Fax: 760-322-8360

November 13, 2008

Mr. Jim Cioffi
2121 E Tahquitz Canyon Way Suite 3
Palm Springs, CA 92262

Re:  Case 5.1137 PD 335 Baristo Lofts 300 South Palm Canyon Drive, Palm Springs, CA
Response to comment letter dated November 7, 2008 on Environmental Analysis

Thank you for your comment letter on the environmental evaluation of the proposed project. You wrote
concerning the discussion in the initial study on the impact of the proposed dining terrace appendage to the
existing structure at 300 South Palm Canyon Drive (referred to as the Santa Fe Federal Savings Bank or
“Wessman Building”).

The design of the existing building includes a concrete base “podium” or “plinth” with a thin, cantilevered
edge that is visible from Baristo Road and Palm Canyon Road. The initial study identifies that the design of
this plinth element is a defining characteristic and that it contributes to the historic significance of the
existing building as a cuitural resource. This was concluded because the long, uninterrupted cantilevered

edge gives the building the appearance of “floating” above the adjacent landscape, a characteristic often’
. associated with buildings of the International Modern Period.

The Julius Shulman photo you provided with your letter is taken at the southwest corner of the site. From
this vantage point, the adjacent drive aisle rises in elevation to just below the top of the plinth or podium
and ties in with a wide entry stair that terminates the cantilevered edge detait of the podium on the south
elevation. However additional Shulman photos (included herein) taken from the northwest show the
cantilevered edge clearly visible above the landscape and the (now removed) retaining wall at the perimeter
of the site. [t is at this northwest corner - where the cantilever and floating appearance is most visible -
that the proposed dining terrace is proposed. The original slump stone retaining wall could indeed be
replicated, but it is not considered a defining historic characteristic. It also does not appear that doing so

~ would ameliorate the need for railings on the proposed dining terrace as suggested in your letter.

From the evidence in these photos and other materials, the City has concluded that the proposed dining
terrace would materially alter the characteristics of a historic resource at this site.

Sincerely,

Jen LQ;;\;ciate Planner

Attachment: Photos (2) ¢. 1960's, of Santa Fe Federal Savings Bank (credit: Julius Shulman)

Post Office Box 2743 * Palm Springs, CA 92263-2743 » Web: www.palmsptings-ca.gov
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From:Sunline Transit Agency 7603430576 11/12/2008 13:59 #167 P.002/002

TRANGIT AGENE

Serving the Desert Since 1877

years of service N MEMBERS: Desert Hat Springs  Palm Springs  CathedralCity  Rancho Mirage
h " ‘.,_‘,,.»""J Palm Desert indlan Wells La Quinta indle Coachelia Riverside County

A Public Agency

November 13, 2008

Mr. Ken Lyon, Associate Planner
Department of Planning Services
City of Palm Springs

3200 East Tahquitz Canyon Way .
Palm Springs, CA 92262

Re: Baristo Lofts Case 5.1137 Major Architectural

Dear Mr. Lyon:

This letter responds to your request for comments regarding the proposed project
focated on 300 South Palm Canyon Drive at the southeast corner of South Paim
Canyon Drive and Baristo Road. SunLine Transit Agency (SunLine) staff has
reviewed the project and offers the following comments.

SunLine currently provides bus service to the proposed project site along South
Palm Canyon Drive. Based on our review of existing transit amenities in the vicinity,
Sunitine has an existing bus stop in close proximity to the proposed
development. Bus stop #128 is directly west of the proposed development and is
served by Lines 14, 30 and 111.

Given this, the developer should not be required fo construct additional
amenities, including bus turnout and bus shelter. In addition, shouid the proposed
development impact the bus stop and/or service provided by SunlLine, the
developer is required to contact Sunline 15 days prior to beginning of
construction. This will give SunlLine sufficient time to schedule removal of any
bus stops, as well as inform passengers of any changes in service.

Should you have questions or concerns regarding this letter, piease contact me
at 760-343-3456, ext. 162.

Sincerely,

Alfonso Hernandez
Assistant Planner

ce:  C. Mikel Oglesby, General Manager
_ Eunice Lovi, Director of Planning -
Marcus Fuller, P.E., P.L.S. Assistant Director of Public Works/
Assistant City Engineer
City of Palm Springs
David Barakin, Director of Public Works/ City Englneer
City of Palm Springs

" 32-505 Harry Ofiver Trail, Thousand Palms, California 92276 Phone 760-343-3456 Fax 760-343-3845 www.sturline.org




.
~ PALM SPRINGS ,
_ PRESERVATION FOUNDATION

January 9, 2007

Palm Springs Historic Site Preservation Board
City Hall |
Palm Springs, CA 92262

Dear Chairman,

Please be advised that the Paim Springs Preservation Foundation does not
support the proposed project by Wessman and Associates around the

illiams building.at-300-South.Palm.Canyonformerly the Santa Fe
gé\?itr?;aﬂ Williams burltjt@gﬁg é%%ﬁ%%i%%%ﬁ anyon;farmerly the S
The proposed project is inappropriate in concept, density, and building mass to
the existing building. : ) _
It is for these reasons that the Preservation Foundation would hope that this
. project is denied by HSPB. ' :
Thank you.
Regards,

ik

Wilfiam Kopelk, president _

Post Oﬂice Box 1122, Palm Springs, California 92263 Phone (760} 837.7117  www.pspf.net




<, The Secretary of the Interior's Standards for Rehabilitation & Illustrated Guidelines for R... Page 2 of 3

“ provide for an efficient contemporary use; however, these repairs and
alterations must not damage or destroy materials, features or finishes that are
-+ importantin defining the building’s historic character. For example, certain
- treatments—if improperly applied—may cause or accelerate physical .
.. deterioration of the historic building. This can include using improper repointing
.- or exterior masonry cleaning techniques, or introducing insulation that
- damages historic fabric. In almost all of these situations, use of these materials
and treatments will result in a project that does not meet the Standards.
Simifarly, exterior additions that duplicate the form, material, and detailing of
the structure to the extent that they compromise the historic character of the
structufe will fail to meet the Standards. : :

' cultural values.”

The Secretary of the Interior's
- Standards for Rehabilitation

- The Standards (Department of Interior
- - regulations, 36 CFR 67) pertain to historic
~ buildings of all materials, construction types,
sizes, and occupancy and encompass the
exterior and the interior, related landscape
features and the building's site and environment
as well as attached, adjacent, or related new
construction. The Standards are to be applied to
specific rehabilitation projects in a reasonable
manner, faking into consideration economic and
technical feasibility.
RN R T 1. A property shall be used for its historic
. -purpose or be placed in a new use that requires minimal change to the
_ ‘_'gefining characteristics of the building and its site and environment.

; - 2. The historic character of a property shall be retained and preserved.
The removal of historic materials or aiteration of features and spaces

that characterize a property shall be avoided.

3. Each property shall be recognized as a physical record of its time,
- place, and use. Changes that create a false sense of historical
. development, such as adding conjectural features or architectural
. elements from other buildings, shall not be undertaken.

4. Most broperties"&hange over time; those changes that have acquired ~
historic significance in their own right shall be retained and preserved.

'5. Distinctive features, finishes, and construction techniques or
.. - examples of craftsmanship that characterize a property shail be
¢ preserved. - ' - R

6. Deteriorated historic features shall be repaired rather than-replaced.
... Where the severity of deterioration requires replacement of a distinctive
" . feature, the new feature shall match the old in design, color, texture, and .
- other visual qualities and, where possible, materials. Replacement of

The Standards are
_ - to be applied to'
- specific =

._reh_ablgtqtlo “missing features shall be substantiated by documentary, physical, or

: 'l?er:ii":labl;:éa .. pictorial evidence. - S

" manner, taking - ST S I o

"into consideration - - 7- Chemical or physical treatments, such as sand blasting, that cause
economic and -~ damage to historic materials shall not be used. The surface cleaning of
technical - R structures, if appropriate, shall be undertaken using the gentlest means .

http://www.aps.gov/history/hps/TPSftax/hb/stand bt~ 111272007

A




 The Secretary of the Interior's Standards for Rehabilitation & Tilustrated Guidelines for R... Page 3 of 3

feasibiiity. possible.

8. Significant archeological resources affected by a project shail be
protected and preserved. If such resources must be disturbed, mitigation
measures shall be undertaken,.

9. New additions, exterior alterations, or related new construction shail
not destroy historic materials that character:ze the property. The new _

work shall be differentiated from the old and shall be compatible with the
massing, size, scale, and architectural featiires to protect the historic
integrity of the property and its environment.

10. New additions and adjacent or related new construction shall be
undertaken in such a manner that if removed in the future, the essential
form and integrity of the historic property and its environment would be
unimpaired.

|

Home | Next| Previous

'http://Www.nps.gov/history/hps/TPS/tax/rhb/stand.htm : : o 11/12/2007







DEFINING THE ESSENTIATY
PHYSICAL FEATURES

All properties change over time. [t
is not necessary for a property to
retain all its historic physical features,
or characteristics. The property must
retain, however, the essential physical
features that enable it to convey its
historic identity. The essential
physical features are those features
that define both why a property is
significant (Applicable Criteria and
Areas of Significance) and when it w.
significant (Periods of Significance).
They are the features without which a
property can no longer be identified

s, for instance, a late 19th century
dairy barn or an early 20th century
commercial district.

A property that is significant for its
historic association is eligible if it
retains the essential physical features
that made up its character or appear-
ance during the period of its associa-
tion with the important event, histori-
cal pattern, or person(s). If the

‘property is a site (such as a treaty site)
where there are no material cultural
remains, the setting must be intact.

Archeological sites eligible under
Criteria A and B must be in overall
good condition with excellent preser-
vation of features, artifacts, and
spatial relationships to the extent that
these remains are able to convey
important associations with events or
persons.

CRITERION C

A property important for illustrat-
ing a particular architectural style or
construction technique must retain
most of the physical features that
constitute that style or technique. A
property that has lost some historic
materials or details can be eligible if it
retains the majority of the features
that illustrate its style in terms of the
massing, spatial relationships, propor-
tion, pattern of windows and doors,

" texture of materials, and ornamenta-
tion. The property is not eligible,
however, if it retains some basic
features conveying massing but has
lost the majority of the features that
once characterized its style.

Archeological sites eligible under
Criterton C must be in overall good
condition with excellent preservation

46

of features, artifacts, and spatial
relationships to the extent that these
remains are able to illustrate a site
type, time period, method of construc-
tion, or work of a master.

CRITERION D

For properties eligible under
Criterion D, including archeological
sites and standing structures studied
for their information potential, less
attention is given to their overall
condition, than it they were being
considered under Criteria A, B, or C.
Archeological sites, in particular, do
not exist today exactly as they were
formed. There are always cultural
and natural processes that alter the
deposited materials and their spatial
relationships.

For properties eligible under
Criterion D, integrity is based upon
the property’s potential to yield
specific data that addresses important
research questions, such as those
identified in the historic context
documentation in the Statewide
Comprehensive Preservation Plan or
in the research design for projects
meeting the Secretary of the Interior's
Standards for Archeological Documenta-
ton,

INTERIORS

Some historic buildings are virtu-
ally defined by their exteriors, and
their contribution to the built environ-
ment can be appreciated even if their
interiors are not accessible. Examples
of this would include early examples
of steel-framed skyscraper construc-
tion. The great advance in American
technology and engineering made by
these buildings can be read from the
outside. The change in American
popular taste during the 19th century,
from the symmetry and simplicity of
architectural styles based on classical
precedents, to the expressions of High
Victorian styles, with their combina-
tion of textures, colors, and asym-
metrical forms, is readily apparent
from the exteriors of these buildings.

Other buildings “are” interiors.
The Cleveland Arcade, that soaring
19th cenhury glass-covered shopping
area, can only be appreciated from the
inside. Other buildings in this
category would be the great covered
train sheds of the 19th century.

In some cases the loss of an interior
will disqualify properties from listing

in the National Register—a historic
concert hall noted for the beauty of its
auditorium and its fine acoustic
qualities would be the type of prop-
erty that if it were to lose its interior,
it would lose its value as a historic
resource. In other cases, the over-
arching significance of a property’s
exterior can overcome the adverse
effect of the loss of an interior.

In borderline cases particular
attention is paid to the significance of
the property and the remaining )
historic features.

HISTORIC DISTRICTS

For a district to retain integrity as a
whole, the majority of the compo-
nents that make up the district’s
historic character must possess
integrity even if they are individually
undistinguished. In addition, the
relationships among the district’s
components must be substantially
unchanged since the period of signifi-
cance,

When evaluating the impact of
intrusions upon the district’s integ-
rity, take into consideration the
relative number, size, scale, design,
and location of the cornponents that
do not contribute to the significance.
A district is not eligible if it contains
so many alterations or new intrusions
that it no longer conveys the sense of
a historic environment.

A component of a district cannot
contribute to the significance if:

* it has been substantially altered
since the period of the district's
significance or

* it does not share the historic asso-
ciations of the district.

VISIBILITY OF PHYSICAL
FEATURES

Properties eligible under Criteria
A, B, and C must not only retain their
essential physical features, but the
features must be visible enough to
convey their significance. This means
that even if a property is physically
intact, its integrity is questionable if
its significant features are concealed
under modern construction. Archeo-
logical properties are often the
exception to this; by nature they
usually do not require visible features
to convey their significance.




Date:

Subject:

CITY OF PALM SPRINGS
DEPARTMENT OF PLANNING SERVICES

MEMORANDUM

January 14, 2009

Comments from Architectural Advisory Meetings on Baristo Lofts 5.1137

e On January 22, 2007 the Architectural Advisory Committee (AAC) reviewed the
 project and voted 3-2-1 to restudy. Comments included:

o}
@]

<

Give more view of the existing Stu Williams bank building; too crowded.
Preserve the two street frontage elevations and green space on the existing
bank building.

Set the new building back more from Palm Canyon for preserving view of bank
building.

On March 12, 2007 the AAC reviewed the project and voted 6-1-0 to restudy the

project again. Comments included:

O

000000

Dining terrace on the existing building is a problem. Place it at grade instead
of attached to the podium of the existing bank building, move the outdoor
dining to the space between the existing and new building where it is better
protected from the sun, replace the emstmg glass wall with sliding glass for
open air dining, or eliminate it.

Still seems too tight against the original building.

Need major separation between new and existing building.

Dining terrace destroys the lightness of the existing building, restudy.

Consider transfer of density to another site, this is too much for this site.

Don’t change the look of the existing building.

Railing on dining terrace detracts from historic bank bundlng

Open space around the bank building is vital.

e On March 26, 2007, the Architectural Advisory Committee (AAC) reviewed the

project and a motion to recommend that the Planning Commission approve the

- project resulted in a 3 to 3 tie vote, therefore, there was no recommendation made
to the Planning Commission. Comments from the meeting included

O
O
e}

Integrity of the historic bank building should be better maintained.
if the bank was used for something other than a restaurant, it would be better.
Project is too big for the site.

¢ OnJune 25, 2007, the Architectural Advisory Committee (AAC) reviewed the project
again, and voted 6-0-0 to re-study the project. Comments included:
o Stairs on back lot line is problematic.
o Scheme is not appropriate for this site.
o New building too close to existing.

3200 E. TAHQUITZ CANYON WAY, PALM SPRINGS, CA 92262

TEL: (760) 323-8245 FAX: (760) 322-8360 E-MAIL: KEN.LYON(ZPALMSPRINGS-CA.GOV




Balconies too close to property line.

Very crowded site.

Safety codes not being followed.

Restudy south and east property line issues.

O 0 C ¢

On August 20, 2007, the Architectural Advisory Commitiee (AAC) reviewed the
revised project and voted 4-2-0 (Cioffi & King opposing) to recommend that the
Planning Commission deny the project. Comments included:

o Landscape is confusing.

o Dining terrace is not going to work.

o This development would be betier somewhere else.

o New building is too close to the existing.

o Problems with railing around the historic building.

On June 9, 2008 the AAC reviewed a resubmitted design for the subject project and
voted 4-1-1 (Ortega opposed, Cioffi abstained) to recommend that the Planning
Commission approve the project with the following recommendations:

o Pull back the balconies at the north side of the proposed new building to give
more space between the cantilevered roof edge of the existing building and
the new (modify these to “Juliet, or French” balconies, where the railing of the
balcony is immediately in front of the sliding doors).

o Study and provide more articulation (in general) in the architectural detailing of
the proposed project. (A general comment was offered that the architecture
overall is good, but the detailing needs to be brought back for further study
and AAC review).

o The dining terrace is still a problem. The possibility of table umbrellas or
retractable awnings, misters, or winter time portable heaters that would further
detract from the aesthetic of the existing building was considered problematic.
Re-evaluate the proposed dining terrace as follows;

» Consider an alternative to pull it back to the window wall and create “open
dining” by sliding window walls along the existing building window line in lieu
of the extension and addition to the plinth;

= Create an alternative with a lowered terrace, preserving the emstmg plinth
edge/line with steps/framps to connect it to the main building level.

= Consider an alternative to the glass railing/barrier such as low planters to
provide a safety barrier that is less noticeable or obtrusive on the aesthetic
of the original building.

= Carefully re-assess the usability of this west-facing terrace in terms of sun

intensity and address whether (or how) will it truly be habitable for lunch and

- afternoon/early dining without umbrellas, canopies, misters, heaters, and
other visually intrusive components that would clutter up the aesthetics of
the Stu Williams building).

3200 E. TAHQUITZ CANYON WAY, PALM SPRINGS, CA 922262
TEL: (760) 323-8245 FAX: (760) 322-8360 E-maAiIL: KEN.LYON@PA_LMSPRINGS-CA‘GOV




City of Palm Springs
Ptanning Commission Minutes
of October 10, 2007

*Awnings shall be cleane intained on a regular basis.
*Allowance of a two (2) square feet” nda
*The neon accessory sign shall be reduced to si
*Existing barber pole to remain,

Mr. Ewing reported that the Planning Commission decision may be appes
Council within 10 days of written notice.

PUBLIC HEARINGS:

4. Case 5.1137 GPA PD 335 / 3.3028 MAJ / TTM 35230 (Baristo Lofts) < An
application by Wessman Holdings, LLC., to construct a four-story, mixed-
use project consisting of 4,725 square feet of new retail commercial, 4,300
square feet of office space on the second floor and 15 condominium units
with a roof top pool, underground parking, a General Plan Amendment to
reclassify Baristo Road from a Secondary Thoroughfare to a Collector
Road and a Tentative Tract Map located at 300 South Palm Canyon Drive,
Zone CBD, Section 15, APN: 513-204-005. (Project Planner:  Fred
Lowndes, Associate Planner)

Fred Lowndes, Associate Plariner, provided background information as outlined in the
staff report dated October 10, 2007. Mr. Lowndes reported on Aprit 4, 2007, the City
Council voted to. continue the public hearing for the Historic Site Preservation Board's
request to designate the site as a Class 1 Historic Site until such time as the application

- for the Planned Development District is bought before them. Mr. Lowndes stated

that the issue of the Class I site is not before the Planning Commission and not a part of.
this proceeding. Mr. Lowndes noted an error in the surrounding street names and

- zoning, on page 4 of the Negative Declaration, and will be changed to reflect the correct

information.

Chair Marantz noted a concern with flooding on Baristo Road and the request o

reclassify it as a narrow street. Mr. Fuller responded that there will be no physical

thange to the streets and the curbs will remain the same.

Commissioner Hutcheson noted the Downtown Urban Design Guidelines states an 18
- feet building height along Palm Canyon and felt there is insufficient open space and

parking spaces.

Commissioner Cohen requested staff address the east side setbacks. Staff responded
that the east setbacks are 13 feet and noted there is a targe overhang on the roof

- towards the rear of the building.




City of Palm Springs
Planning Commission Minutes
of October 10, 2007

Chair Marantz opened the Public Hearing:

‘-John Wessman, applicant, provided further details on the revisions made to the project,
and encouraged the adaptive re-use of historic buildings. ‘
-Sidney Williams, chair of the Historic Site Preservation Board, spoke of the growth in
the city and the importance of preserving the historical heritage. :

-Gary Johns, Palm Springs, stated the Architectural Advisory Committee recommended
denial of the project primarily due to the aesthetics.

Peter Moruzzi, president of Palm Springs Modern Committee, stated the committee
urged denial of the project and voiced concern with the density and parking.

-John Wessman, responded to testimony, stated many approved developments have
not moved forward and reiterated the importance of adaptive re-use of historic buildings
for the current times.

There being no further appearances, the Public Hearing was closed.

Commissioner Huicheson stated he is not in favor of the project because of the
importance of historic buildings in the city, inadequate parking space, insufficient open
space and building height relating to the Downtown Guidelines.

Chair Marantz expressed concern over the unavailabiiity df comments from the
Architectural Advisory Committee and noted her concern with the density of this site.

Commissioner Ringlein noted a correction of page 3 and 4, conditions #10 - #14
are duplicated in conditions #15 - #19; and suggested addressing commercial trash
- collection and deliveries in the downtown area. Ms. Ringlein stated that she is not
overly concerned with the parking because of the parking structure directly across the
street and public parking behind the Vineyard. Ms. Ringlein noted that the building
would be ideal for a restaurant and outdoor patic with no alterations to the building.

Commissioner Hutcheson noted that the concept of adaptive re-use fora restaurant
would be spectacular with a plaza instead of the abutting lofts with no alterations to the
building.

Commissioner Scott stated as an architect, he feels the édaptive re-use of historic
- buildings are very important, spoke in favor of a restaurant and suggested relocating the
dining plaza to the south where the retait buiiding is proposed.

. Commissioner Caffery stated he feels the archifecture compliments the original
structure and noted a concern with the deck because it deters from the floating feature
- of the building. ' - - : '




City of Palm Springs
Planning Commission Minutes
of October 10, 2007

Commissioner- Cohen stated he attended the Architectural Advisory Commitiee
meetings and said that they are very complimentary of what the applicant is doing with
the building and explained the variation in the voting due fo absences and
abstentions. Mr. Cohen suggested protecting the beauty of the existing building and
requested further review of the project.

M/SIC (Vice Chair Hochanadel/Scott, 7-0) To continue to an indefinite date and- refer the
project back to the Architecturat Advisory Committee fo address: :

A. The relationship to the Interim Design Guidelines.

B. The terrace on the existing building. | _

C. The setbacks in relationship to the existing building from the new building.

D. Additional discussion on the adaptive reuse of the building and options for the
restaurant.

ﬂ

COMMISSION WORK PROGRAM: *
*Work Program Priorities and Subcommittee Assignments

Craig ANEwing stated that there will be no City Council Study Session tonight and
provided an\ypdate on upcoming projects.

6 COMMISSIONISTAFF REPORTS AND REQUESTS:

- Vice Chair Hochanadel ndted that he spoke with many people who attended the past
weekend event called "Amegican Heat" and the feedback was that they will go to
another city if this event isn't allowed back on the main street. Mr. Hochanadel stated
that a huge portion of the event issg that people can leisurely walk through the stores
and look &t the bikes creating more of a downtown experience. Mr. Hochanade! said
the police enforcement during this weeksgd event was oo aggressive and uncalled for
and would like to see the same enforceability when other events come into town such
as the white party or the pride parade.

- Mr. Cohen said that he noticed business was no very good for this weekend event
because it was too far away from the storefronts and Yestaurants. Mr. Cohen noted the
importance of larger projects needing more time Yor review. Staff responded
early public hearings, with no detailed staff reports, will be Reld for larger projects.

The Commission discussed the “Architectural Advisory Committee’s procedure of
-meetings. -




" CITY COUNCIL STAFF REPORT

DATE: APRIL 4, 2007 PUBLIC HEARING

SUBJECT: CASE HSPB #54: APPLICATION FOR DESIGNATION OF THE
PROPERTY AT 300 SOUTH PALM CANYON DRIVE (FORMER SANTA
FE FEDERAL SAVINGS AND LOAN} AS A CLASS 1 HISTORIC SITE

FROM: David H. Ready, City Manager
BY: The Planning Department
SUMMARY

Under Section 8.05 of the Palm Springs Municipal Code (Historic Resources), the City
Council may designate properties as “Class 1" historic sites. The City's Historic Site
Preservation Board (HSPB) has recommended such a designation for the property at
- 300 South Palm Canyon Drive. The Council will conduct a public hearing and

determine if the site and building should be designated. Class 1 designation would
require that any future changes to the building or site be reviewed by the HSPB for the
effect such changes may have on the historic character and value of the site.

HSPB RECOMMENDATION

Adopt Resolution No. : “A RESOLUTION OF THE CITY COUNCIL OF THE CITY
OF PALM SPRINGS, CALIFORNIA DESIGNATING THE BUILDING AND ALL OPEN
SPACE SURROUNDING IT ON THE SITE AT 300 SOUTH PALM CANYON DRIVE,
“THE SANTA FE FEDERAL SAVINGS AND LOAN BUILDING” A CLASS ONE
HISTORIC SITE".

STAFF RECOMMENDATION

Adopt Resolution No. . “ARESOLUTION OF THE CITY COUNCIL OF THE CITY
OF PALM SPRINGS, CALIFORNIA DESIGNATING THE BUILDING AND THE OPEN
SPACE ON THE BARISTO ROAD AND THE SOUTH PALM CANYON DRIVE SIDE OF
THE BUILDING AT 300 SOUTH PALM CANYON DRIVE, “THE SANTA FE FEDERAL
SAVINGS AND LOAN BUILDING” A CLASS ONE HISTORIC SITE.”




. +ClHty Council Staff Report April 4, 2007

Case: HSPB No. 54 /300 S. Palm Canyon Dilve Page 2 of 6

PROJECT DESCRIPTION

The City of Palm Springs, via the Historic Site Preservation Board has filed an
application requesting the structures and surrounding open space at the subject
property be designated a Class | historic site. Such designation would:

1. Place the subject property under the guidance of Municipal Code Section 8.05

2. Require present and subsequent owners to maintain the site consistent with that
ordinance,

3. Grant possible property tax reduction opportunities to the owner under the State
of California Mills Act.

A full project description, historic assessment report and Staffs findings and
recommendations can be found in the attached staff report to the Historic Site
Preservation Board dated March 13, 2007.

RECENT PRIOR ACTIONS

On Tuesday, March 13, 2007, The Historic Site Preservation Board voted 6-0-0 to
recommend that City Council designate the Santa Fe Federal Savings Bank / Wessman
Building at 300 South Palm Canyon Drive a Class | Historic Site in accordance with
Municipal Code Section 8.05. HSPB Resolution #54 is attached.

ANALYSIS

The staff report to the HSPB with analysis and findings are attached. During its
deliberations, the Board discussed the findings and recommendations of the staff report
and determined that in addition to the defining characteristics pf the structure, there are
additional characteristics contributing to the historic values of the property: Setting and
open space. The Board believes the historic significance of the Santa Fe Federal /
Wessman Building includes the open space around it, and thus this open space should
be preserved. Consequently, the Board directed Staff to include open space in the
defining characteristics of the site, and determined that not just the building, but the
entire site should be included in the Class 1 designation.

Staff analyzed the issue of setting and open space as a potential defining historic
characteristic of this site in three ways:

1. To seek a definition of open space and setting relative to - historic
preservation, _
2. To determine the ‘value’ or importance of the open space surrounding the

Santa Fe Federal / Wessman Building on the overall design and aesthetic
impact of the building, and

3. Whether it can be determined if open space was a conscious consideration
made on the part of E. Stewart Williams in the design and placement of the
structure on the site at 300 South Palm Canyon Drive.
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1. Definition of open space and setting.

The definition of a historic site in the Municipal Code Section 8.05.020 states,

An historic site is any real property such as. a building;, a structure,
including but not limited to archways, tiled areas and similar architectural
elements; an archaeological excavation or object that is unique or
significant because of ifs location, design, setting, materials,
workmanship or aesthetic effect.
The Municipal Code does not provide a definition for “setting”. However, the United
States Department of the Interior provides a definition of ‘setting’ and ‘location’ in, “How
to Apply National Register Criteria in Evaluating Historic Sites”.! The following excerpt
provides an example of the definition of setting within the context of historic preservation
that may be considered in evaluating the Boards’ request to include this quality in the

defining characteristics of this site.

Setting is the physical environment of a historic property. Whereas
location refers to the specific place where a property was built or an event
occurred, setting refers to the character of the place in which the property
played its historical role. It involves how, not just where, the property is
situated and its relationship fo surrounding features and open space.

Setting often reflects the basic physical conditions under which a property
was built and the functions if was intended to serve. In addition, the way in
which a property is positioned in its environment can reflect the designer's
concept of nature and aesthetic preferences.
The physical features that constitute the setting of a historic property can
be either natural or manmade, including such elements as:
o Topographic features (a gorge or the crest of a hill);
+ Vegetation;
» Simple manmade features (paths or fences); and
« Relationships between buildings and other features or open space.
These features and their relationships should be examined not only
within the exact boundaries of the property, but also between the
property and its surroundings. This is particularly important for
districts.

Staff also took into consideration the National Trust's approach to the issue of “location”
in attempting to clarify the condition of ‘setting’ and open space in this particular case:

The National Register of Historic Places is the Nation's official list of cultural resources worthy of
preservation. Authorized under the National Historic Preservation Act of 1966, the National Register is
part of a national program to coordinate and support public and private efforts to identify, evaluate, and
protect historic and archeological resources.
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Location is the place where the historic property was constructed or
the place where the historic event occurred. The relationship between
the property and its location is often important to understanding why the
property was created or why something happened. The actual location of
a historic property, complemented by its setting, is particularly important in
recapturing the sense of historic events and persons.

Because these definitions are generally accepted at the national level for evaluating
historic sites, staff applied these definitions to its review of the issue of open space
guestion at 300 South Palm Canyon.

2. Analysis of relative value and importance of the open spaces on this site.

Building Placement and Qrientation:

The seiting and the location of the Santa Fe Federal Savings Bank is on a prominent
corner on the City’s ‘main street’, South Paim Canyon Drive and Baristo Road. The
building is pulled forward on the site close to the two streets in order to provide
maximum open space on the south and east for parking, the drive-up teller window and
a service drive.

The building’s floor plane is several feet above the adjacent sidewalk and streets, giving
it a visual sense of being ‘floating’ above the level of the adjacent streets and sidewalks.
From Baristo Road, one must ascend ten steps to get to the building entrance. Palm
Canyon Drive rises in grade from north to south, thus from Palm Canyon at the
southwest corner of the building, the building is reached by ascending 4 steps. The
- buildings’ two primary entrances are at opposite corners (northeast and southwest) and
suggest that there is no defined sense of ‘front’ and ‘back’ of the building.

Architectural Relationship to Setting:

- The defining extenor characteristics of the building are aIE found on the north and west
sides of the building.?2 The cantilevered concrete base is absent on the east and south
~ sides because the elevation of the asphalt of the parking lot and service drive is at the
same elevation as the floor of the building. The south elevation possesses the defining
long roof overhang, the slender steel columns, but instead of continuation of the glass
curtain-wall, there is a solid stacked bond masonry wall along that elevation.

Staff believes the siting of the building was created to provide a prominent aesthetic
presence on the street sides, while the sides facing the parking lot are more functional,
if still attractive. The street side elevations are clearly the strongest in terms of purity of
form and composition of the building; the open space there seems to be created to
present the ‘best view’ of the building. These areas would thus appear to be of highest
importance. The south and east elevations, while well detailed, are secondary

2 As discussed in the HSPB staff report, these defining characteristics are the long uninterrupted
expanses of glass curtain-wall, long horizontal lines of the buildings’ roof overhang, slender steel columns
_ disengaged from the exterior wall, and a cantilevered concrete base.
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elevations and the purpose of the open space there is to accommodate the parking lot,
drive-through, and service and utility needs of the structure.

Vehicular Circulation and Setting:

Given the importance of the automobile in post World War Hl America, the design
requirements for this branch bank clearly had to accommodate vehicular circulation.
The open space on the buildings south and east side maximize parking and vehicular
queuing on a relatively small downtown site. Staff concludes that the open space on
the east side of the building is relevant but less important that the open space on the
street fronts. The open space on the south side is of least importance with the
exception of the southwest corner near Palm Canyon Drive which is critical to the visual
and pedestrian access to the building.

3. Interpreting intent of the architect to integrate open space in the design

Staff is not aware of any statement of design intent created by the architect E. Stewart
Williams that would reveal the relative importance he placed on the open space at this
site. However, a conceptual sketch by Williams dated March 22, 1969, titled “Scheme
‘C’, Santa Fe Square”, shows a four story office building and large open plaza added to
the Santa Fe Federal Savings & Loan site (see attachment).

The proposed office tower, a long rectangular building in plan, is not connected to the

“existing building, but rather is located roughly fifteen feet south of the existing Santa Fe

Federal Savings / Wessman Building. While the purpose of this sketch is not known
and cannot be used to validate the historic value of the open space on this site, it offers
one particular idea by the building’s architect about adapting or modifying the space
around the present building.

Staff concludes that the open spaces specifically at the front of the building along

' Baristo Road and Palm Canyon Drive are the two most important areas of open space

on the site. The open space to the east and to the southwest of the existing building,
are of secondary importance, because:

1. They accommodate the drive aisle for the original bank teller drive-up window — a
more functional use, than aesthetic;

2. They face the ‘back sides’ of the building, based on the lower level of defining
architectural elements on the east and south building elevations, and

3. They were considered by the architect as potential future building area in the
1969 concept sketch.

in considering the designation recommendation for this site and the issue of designating
and preserving open space on the site as historic, the City Council may choose to;

1. Designate the building without including any open space in the defining
historic characteristics, .
2. Designate the building and only the open space along the two street

frontages as part of the defining historic characte_ristic,s,
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3. Designate the building and entire site, as recommended by the HSPB.
4, Reject any designation of the site.

Based on the aforementioned analysis Staff recommends option 2.

NOTIFICATION

Pursuant to section 8.05.140 of the Municipal Code of Palm Springs, All property
owners within three hundred (300) feet of the subject property have been notified and
notice was made in a newspaper of general circulation. As of the writing of this report, -
staff as not received any inquiries on this matter.

FISCAL IMPACT: | Finance Director Review:

No fiscal impact.

Craig A. Ewing, AICP Thomas J. Wilson
Director of Planning Services Assistant City Manager, Dev’t Svcs

David H. Ready
City Manager

ATTACHMENTS

Exhibit of Scheme “C” Santa Fe Square (E. Stewart Williams, 1969)
Vicinity Map

Draft City Council Resolution HSPB Recommendation

Draft City Council Resolution Staff Recommendation

Resolution #54 of the HSPB

Minutes of the March 13, 2007 HSPB meeting

Staff Report to the Historic Site Preservation Board dated March 13, 2007
Historic Resources Analysis Report with attachments

Application for Class One Historic Site Designation
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CITY OF PALM SPRINGS
HISTORIC SITE PRESERVATION BOARD MEETING
Minutes of Meeting -Tuesday, March 13, 2007
Large Conference Room, City Hall, 3200 East Tahquitz Canyon Way
Palm Springs, California 92262

FY 2006-2007

Present Present Excused Absences

BOARD MEMBERS This Meeting Year-to-Date To-Date
Sidney Williams, Chairperson X 10 0

Jade Nelson, Vice Chair X 8 2

James Hayton X 9 1

John Williams X 9 1

Harold “Bud” Riley X 10 0

Brian Strahl X 8 0

STAFF PRESENT:
Craig Ewing, Director of Planning Loretta Moffett, Administrative Assistant
Ken Lyon, Associate Planner

e’

3. REPORT OF POSTING OF AGENDA: This Agenda was available and posted in accordance with state
and local procedures for pubtic access at the City Hall exterior bulletin board and the Department of Planning Services
counter by 4:00 p.m. Thursday, ch 8, 2007. :

NOTE: Audio Cassettes and DVDs o"NHSPB Meetings are available for review. Cassettes will be kept
for six months only. DVDs of the meetings Will.be kept indefinitely. Minutes format is more action related

than verbatim except where special interest or spec \@:are involved.

4,  APPROVAL OF MINUTES: Februaryr 13, 2007 Vice C 'Qﬁison asked for correction of page 3
of 3 under Section 12 — Board Member Comments — first senience is not complete and has two
different ideas in one sentence. Needs clarification.

M/S/C (Hayton/Riley) moved that the February 13, 2007 Minute e approved as

corrected. (6 Yes, 0 No, 0 Absent)

5" PUBLIC COMMENTS (s mmmtesy—

William Kopelk, President of P.S. Preservation Foundation, spoke in behalf of the Foundation and
support of HSPB voting in favor of the Class 1 Historic designation of the Santa Fe Federal Bank
Building at 300 South Palm Canyon Drive.

Robert Firth, real estate broker representing the owner of the property at 1000 North Palm
Canyon Drive, the former Potter Clinic, explained that the owner is neither in favor of or against
this property being designated as a Historic Site.

E Roxanne Ploss, spoke in support of preserving the property at 300 South Palm Canyon Drive.
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6. REPORT FROM THE CHAIR: Chair S. Williams stated she feels that it's important the

Board move forward with the discussion of the Santa Fe Federal Bank Building and the Potter
Clinic and that the Board is moving forward with additional properties for potential Historic Site
Class 1 designations.

7.  PUBLIC HEARINGS:
A. Santa Fe Federal Bank Building, 300 South Palm Canyon Drive
Application for Designation to Class 1 Historic Site #54

Staff member Lyon reported that the Staff Report has been revised since being mailed out in
- Board packets and the revised report handed out today is the correct report to refer to during this
discussion. ’

Board member Strahi asked for clarification as to what can be declared historic -- the existing
building vs. the new project now being proposed.

Staff member Lyon reported that the owner has filed a development application with the City
and if this designation and recommendation to Council goes forward and Council approves the
historic recommendation prior to when the development application comes before Council. That
development application would then be subject to governance of Section 8.05, the Historic Site
Preservation Ordinance and would then come before HSPB for approval of the building permit. It
is the “site” that will come under this Section 8.05 — designations are related to an APN number
. and the site of the property.

Planning Director Ewing directed HSPB to the “Findings” in the staff report. The Ordinance
does identify historic resources as “sites”, however, in the past Council has adopted a more
narrow protection on various sites where only certain buildings or certain portions of buildings
have been granted protection. There is a basis for the Board to protect less than a site if that is
‘the Board’s direction to Council.

Staff gave the Oasis Hotel as an example...the Tower is the designated site within this property.

Board member Hayton spoke in favor of saving the area around the existing building to maintain
view corridors and spirit of the original development. The buildings now being considered by
HSPB were developed with the entire site area in mind, not just the structure.

Board member J. Williams read from the report that ..."In 1969 the Inland California Chapter of the
American Institute of Architecture awarded a special citation to the firm Williams and Williams for
the design”...and asked if a copy of this citation is available? (It is not) Nine years after the
building was completed, it was already recognized as significant building — it is important to have
a copy of that in the file,

Board member J. Williams read from Section 4, Hem #3 that states.."No permit for the
alteration of the exterior, including any and all of the defining elements and characteristics shall be
issued.” and asked if that shouid not further state..."shall be issued without Historic Site
Preservation Board approval?” He asked that this be added.

Vice Chair Nelson asked if the Staff Report could be to protect the entire site — not just the
structure.

Director Ewing stated it is important that the Board identify what the Board concludes are the
historic characteristics to be identified and preserved. If the Staff Report has not identified them
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as the Board believes, then they should be put in the Findings and the Conditions of Approval as
the Board requests. The Board needs to focus on what facts are believed to be relevant, this is
not a growth control ordinance, it is a Historic Preservation Ordinance. He referred to and read
Section 4, item #2 in the Staff Report relative to “exterior modifications.”

Staff member Lyon referred to page 2 of the revised Staff Report regarding “setting.” Itis within
the Board’s authority to make an argument about what is the key characteristic of “setting” in this
case. ' :

PUBLIC COMMENTS:

Nicki McLaughlin, Vice President of the P.S. Modern Committee, spoke in behalf of the entire
membership of Mod Com (400+) to encourage the Board to vote 300 South Palm Canyon Drive
as a Class 1 Historic Site.

Michael Braun, representative of Wessman Holdings, the owner of the Santa Fe Federal
Building at 300 South Palm Canyon Drive, stated that they object and oppose the listing of this
building as a Class 1 Historic Site for several reasons ... (read from a statement --attached for
reference)

William Butler spoke in favor of the nomination including the entire site.
PUBLIC COMMENTS CLOSED

Staff member Lyon noted that the Baristo Lofts project was reviewed by the Architectural
Advisory Committee and sent back for a second restudy after this Staff Report was written.

Board member Nelson advised that prior to this building being there, it was the site of the Hotel
Del Tahguitz — one of the first hotels in Palm Springs, which makes the site even more
historically significant, richer, and more valuable.

Board member Hayton encouraged everyone to support for this historical designation.

Chair S. Williams referred to the article written in The Public Record when Mr. Williams received
his FAIA award... it indicates that this was one of his favorite buildings. An earlier speaker
commented there were other buildings more significant.

- Board member Strahl agreed that this building is unique and it being shy of the 50 year standard
“is not relevant. The Santa Fe Federal Bank building is unique in its own charactertstlcs and it
“should be preserved.

Board member Nelson feels that because of this building’s uniqueness it is probably the single
- most important commercial building in the valley.

Board member J. Williams agreed - it is one of the most significant buildings in Palm Springs.

Board member Strahl stated that he is very pleased to see members of the public coming out to
support this building.

Staff member Lyon asked the Board to clarify the issues on the ‘setting” when makmg a motlon
related to this project.
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Vice Chair Nelson moved to recommend to the City Council the designation of 300 South Palm
Canyon Drive, formerly known as Santa Fe Federal as a Class 1 historic site with the
stipulation that the entire setting aka “site” be designated a Class 1 Historic Site without any future
alterations, modifications, or development to the APN in its entirety. Seconded by Board member
James Hayton

Board member J. Williams recommended adding...without Historic Site Preservation Board's
approval.”

The motion was amended to read: Vice Chair Nelson moved to recommend to the City
Council the designation of 300 South Palm Canyon Drive, formerly known as Santa Fe
Federal as a Class 1 historic site with the stipulation that the entire setting aka “site” be
designated a Class 1 Historic Site without any future alterations, modifications, or
development to the APN in its entirety without the Historic Site Preservation Board’s
approval.

Staff member Lyon stated that this is also amending Item #3 of the Draft Resolutions.

Pfanning Director Ewing stated there needs to be more discussion on the Findings in this
Resolution to provide guidance for the reasons the Board wants to capture the entire site. Before
voting on the motion, Board needs to clarify the key issues of the “setting”.

Board member Strahl suggested this be done in the Staff Report to Council — page 7 by adding 4.
‘g.” One of the things that makes this building important to HSPB is it's partial floating pavilion
style on its open setting with nothing crowding around it. Change the Staff Report to add the
additional Finding “g.” that HSPB feels it's important the building remain in its “open setting” on all
four sides including the parking lot. Wants to call out the “openness on all four sides” — this is
important.

Planning Director Ewing read from his notes.... "partial pavilion style on open setting with

nothing crowding around it on ail four sides, including the parking lot on the open side of the

building. The idea is there is-open space on all four sides of the building, including those sides
- facing the parking lot.”

VOTE: M/S/IC (Nelson/Hayton — 6 yes, 0 No, 0 Absent, 0 Abstention} to nominate
designation of 300 South Palm Canyon Drive (Santa Fe Federal Bank Building) passed
unanimously. Motion stated above.

CERTIFICATE OF APPROVAL REQUESTS: NONE

Board member J. Williams asked ab e historic building evaluation’s “Conclusions and

. Recommendations” (page 12) and asked if thisjs a typical conclusion for a building that only
qualified for local designation? One of those optionswas comprehensive documentation if
demolition was being considered. '

- Staff responded that similar recommendations are coming through of e of the other buildings,
particularly around the Monte Vista Hotel, Orchid Tree, and the Racquet C eports. ltisa
language consistent with buildings that don’t have a high level of defined significa
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Page 7 of 1 . Resource Name or #: (Assigned by recorder) Wassman Development Company Building

P1. Other Identifier: formerly Sante Fe Federal Savings Building/American Savings Building

P2. Location: [ | Not for Publication Unrestricted a. County Riverside

and (P2b and P2c or P2d. Attach a Location Map as necessary.) _ . R
b. USGS 7.5’ Quad Palm Springs Date 1996 T :R P 1/4 of 1/4 of Sec ; . B.M.
c. Address 300 South  Palm Canyon Drive City - Paim Springs Zip 92262
d. UTM: (Give more than one for large and/or linear resources)  Zone 11 P - mE/ mN

e. Other Locational Data: {e.g., parcel #, directions to resource, glevation, etc., as appropriate}

City of Palm Springs Section 15 :
' ' Parcel No. 513 204 005

P3a. Description: (Describe resource and its major slements. Include design, materials, condition, alterations, size, setting, and boundaries)

- This single-story office building was originally constructed for use as a bank in a Modern architectural style. The building has a -
general square-shaped plan with a flat roof and wide eaves around the perimeter. Full-height, metal-framed window walls comprise
the building elevations and a distinctive exterior metal sunscreen is present on the west elevation. The building incorporates a
raised concrete podium approximately one-foot off of the ground with cantilevered concrete walk surrounding the street-facing
elevations to achieve the sense that he building is floating above the ground. The building was designed for the convenience of
customers arriving by automobile ; consequently, the south and east elevations face parking lots. The original bank drive-through
window is located on the east elevation. The north and west elevation are fronted by rectangular swaths of green fawn contained in
low concrete curbing. Overall, the buildings exterior appears to be in good condition. .

_ "‘;Pab. Resource Attributes: HP86 - 1-3 Story Commercial Building . ‘ ‘ _
'P4. Resources Present: [X] Building [ Structure [ ] Object [ ]Site (] District [ Element of District |_] Other {Isolates,etc.)
P5b. Description of Photo:
(View, date, accession #)
View south
August 2003

P5a. Photo or Drawing (Photo required for buildings, structures, and objects.)

Pé. Date ConétrﬂctedIAge and Sources:
Historic ] Prehistoric [ ] Both
c. 1960 - ' :
Visual inspection

P7. Owner and Address:

" Wessman Holdings, LLC
1565 S Palm Canyon Dr #G-10
Palm Springs CA 92264

P8. Recorded by:
Maley/Petrin/Tinsley/Watson
Architectural Resources Group

" Pier 9, The Embarcadero
San Francisco, CA 94111

P9. Date Recorded: August 2003
P10. Survey Type (Describe)
Reconnaissance Survey

P11. Report Citation: (Cite éurvey report and other sources, or en'ter “none.”) . _
Architectural Resources Group, City of Palm Springs Historic Resources Survéy Summary Report, 2004.

“Attachments: _ '

" S None ["] Continuation Sheet [[] District Record ] Rock Art Record [] Other. {List)
[]Location Map (] Buildirig, Structure, and Object Record [] Linear Feature Record. [} Artifact Record -
[JSketchMap  [] Archaeological Record L] Miliing Station Record [_] Photograph Record

PPR 523A (1/95)
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il Policy Statement
Adopted September 17, 2008

PLANNED DEVELOPMENTS AND THE REQUIREMENT FOR PUBLIC BENEFITS

In order to provide for the long-term improvement of the community, every application for a
Planned Development District (PDD) and every amendment thereto — includinig all those
enacted in lieu of a change of zone — shall include a public benefit in accordance with the
provisions listed below.

1. The concept of a “public benefit” shall be a condition of granting zoning flexibility via
approval of a Planned Development District, and is consistent with the goals, policies and
objectives of the Palm Springs General Plan.

.2, The public benefit of an approved PDD shall be specifically identified by the Planning
Commission and City Council within the record of approval (resolulion or ordinance, as
applicable). -

3. The public benefit shall be proporticnal fo the nature, type and extent of the flexibility -
" granted from the standards and provisions of the Palm Springs Zoning Code.

() . 4. A feature, improvement or dedication may only be considered as.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, utility undergrounding, etc,

5. Anapproved public benefit shall be one of the foliowing types;

a. The project as Public Benefit — The project fulfills key General Plan objectives for
land use (such as “mixed-use”), economic development, community beautification,

additional parking, improved circulation, blight removal or the like.

b. Key Features of the Project — The project includes features such as through-streets

not indicated on the General Plan, interior parks, community open space, community

- meeting rooms, entry features, preservation of important buildings, preservation of
natural features, daycare facility or other similar amenities.

' ¢ Sustainable Features — The project includes features which measurably aid
- achievement of the City's sustainability gaals, including water conservation, energy
conservation (e.g., LEED certified), active and passive solar features, California
Green Building techniques, and other sustainabls features. :

d. QOffsite Improvements ~ The project includes off-site dedications and / or
improvements, such as widened thoroughfares with meandering bikeways, public
park lands, hiking trails, recreation facilities, construction of decorative medians, or
other public improvements located off the project site. - . - '




