Planning Commission Staff Report

DATE: October 13, 2016 Public Hearing

SUBJECT: A REQUEST BY FREEHOLD COMMUNITIES, LLC (AVALON 1150), TO
AMEND PRELIMINARY PLANNED DEVELOPMENT DISTRICT 290, A
PREVIOUSLY APPROVED PROJECT CONSISTING OF 1,150
RESIDENTIAL UNITS, 18-HOLE GOLF COURSE, CLUBHOUSE, POOL,
SPA, TENNIS COURTS, AND A PARK LOCATED ALONG THE NORTH
SIDE OF SAN RAFAEL DRIVE, EAST OF NORTH INDIAN CANYON
DRIVE, SOUTH OF THE WHITEWATER RIVER AND WEST OF
SUNRISE WAY, ZONE PDD 290, SECTION 35 (CASE 5.0982-PD 290 /
TTM 31848)(ER).

FROM: Department of Planning Services

SUMMARY

The Planning Commission shall consider a request by Freehold Capital Management,
LLC (Avalon 1150), to amend Preliminary Planned Development District 280 (PDD
290), originally approved by City Council. The 2004 approval provided for residential
development on a 309.39 acre site consisting of 752 single-family and 398 multi-family
homes, an 18-hole executive golf course, a golf clubhouse, a goif maintenance facility,
and a park. The proposed amendment will eliminate the 97-acre golf course, and
replace it with hiking, biking trails, dog parks, community gardens and sustainable
landscaping/orchards; adjust the unit size ranges to allow a broader spectrum of home
sizes; and modify the previously-approved site plan, development standards,
architecture, community clubhouse, and landscape design (the "Amended Project”).

RECOMMENDATION:

The Planning Commission to recommend approval of the Amended Project to the City
Council.

ISSUES:
e The Avalon development, formerly known as The Palm Springs Village, was
originally approved in 2004 by the Planning Commission and the City Council.
¢ The maximum number of residential units remains unchanged at 1,150 units.
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e The proposed amendment will convert the 97-acre golf course to be replaced with

hiking, biking trails, dog parks, community gardens and sustainable
landscaping/orchards.

PRIOR CITY ACTIONS:

Related Relevant Prior Ci Actions

Most Recent Chan e of Ownershi

Rela ed Bu Idin Permits/Business Licenses

Permits for Golf Clubhouse, office, retail pro-shop, café/bar, cart storage
building.

Nei hborhood Meetin s

Field Check
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Details of A lica on Re uest
Site Area

Surrounding Land Uses, General Plan & Zoning Designations:

Plan designation Zoning Designation Existing Uses

Site Low & Med. Density Res. PDD 290 Vacant

North Industrial & Watercourse W -Watercourse Whitewater River

West School, Industrial & Res. R-1-C C-1 C-M Commercial. Industrial &
Residential Uses

South | Medium Density Res C-M, PD 210 PD 116A | Palermo Condo Complex
Mobile Homes & SFRs

East Very Low Residential R-1-C, PD 116A Single Family Residential

Mobile Home and Vacant

BACKGROUND AND SETTING:

The previously-approved project, commonly known as the Avalon {previously called the
Palm Springs Village), and now known as “Miralon” was approved on May 5, 2004. The
subdivision of the 308.39-acre parcel consisted of 752 single-family units and 398 multi-
family units for a total of 1,150 residential units, a golf ciubhouse, a golf maintenance
facility, golf storage facility, tennis courts, a spa, pools and a park. Preliminary Planned
Development District 290 (PDD 290) was approved by the Planning Commission and
City Council in-lieu of a change of zone from R-1-C to PDD to allow the creation of a
multi-family and single-family residential development at the location. The entire
property has been rough graded with streets, pads and underground utilities. Off-site
improvements including instaliation of some streets, walls and some perimeter
landscaping were initiated, but not yet completed at the site. Due to the economic
recession and financial crisis beginning in 2008, the project was never completed. The
property emerged from a bankruptcy and was acquired by new ownership who is now
proposing an amendment to the project.

Proposed Planned Development District Amendment:

The proposed amendment will eliminate some components of the original project but
the site plan will mostly remain consistent with the original approval. The previously
approved design and development standards contained in PDD 290 will see some
changes as the applicant is seeking for deviations from the original development
standards. The proposed amendment will not vary from the intent of the original PDD;
the project will remain consistent with the approved land use. Specifically, the proposed
changes will include the following:

» Eliminate the previously approved executive style 97-acre goif course.
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* Replace golf course with hiking, biking trails, dog parks, community gardens and
sustainable landscaping/orchards.

» Existing 3.3 miles of golf course paths will be enhanced by additional 4.3 miles of
trails and converted to pedestrian walkways with active recreation facilities.

» Previously approved clubhouse to be constructed as an HOA managed facility
used by all project residents.

» Modification of rear setbacks of singie-family residential lots backing onto open
space areas formerly part of the golf course.

» Expanded range of home sizes including a reduction in minimum square footage.

Site Plan and Project Design:

As stated earlier, the original site layout will not change as a result of this amendment.
One significant change proposed involves the elimination of the 18-hole executive style
golf course. The golf course will be replaced with hiking, biking trails, dog parks,
community gardens and sustainable landscaping/orchards to be owned by the Home
Owners Association (HOA). The original siting of single-family residential, multi-family
residential, facility maintenance building and other structures will remain the same. As
was originally approved, the Miralon project consists of small lots, with a minimum lot
size of 4,000 square feet. Lots range in size from 4,000 to 14,485 square feet, with an
average size of 5,000 square feet. The amendment does not call for any changes to
previously approved lot sizes. As the Table below indicates, the lot sizes, widths, depths
and minimum dwelling sizes will remain the same. The lot widths vary from 40 feet to 60
feet; the lot depths are all a minimum of 100 feet deep. As part of the amendment, the
applicant is also proposing a reduction in home sizes and the ability to reduce the
number of two-story homes consistent with current market demand.

Table 3: Develo ment Standards - Com arison between current and ro osed revision:
Approved P D 290 Proposed Amendment to
Standard Standards PDD 290

 Front from living area

» Side-loaded garage

» Front-loaded garage

« Side yard setback 5 feet
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Approved PDD 290 Proposed A endment to
Standard Standard PDD - 90
Same

Development Standards:
The applicant is seeking minor changes to the original development standards involving

setbacks and open space areas formerly part of the proposed abandoned golf course.
The table above represents the approved and proposed changes to development
standards for single-family residences within the development. The applicant is seeking
setback reductions to the rear yard setback on selected lots based on their locations
within the site. The proposed reductions will range from five (5) feet to twelve (12) feet
on single-family lots backing the former golf course spaces which will now have an
exclusive use easement into the former golf course space. Overall, up to six (6) acres of
the former golf course space will become exclusive use areas, but such areas will be
maintained as open space. The repurposed/added portions in the rear yard areas will
range from seven (7) to twenty (20) feet on each of the single-family lots backing onto
the former golf course space. Additional changes include a proposed reduction of
housing sizes and having more single-story homes. According to the applicant, this is
intended to provide a greater diversity of product and price points.

Architecture:

The applicant has submitted new housing products featuring Modern Architectural
designs incorporating different variations. These new housing products will replace the
specific architectural styles that were previously approved as part of preliminary PDD
290 in 2004. The single-family homes will vary on 40 feet, 45 feet, 50 feet and 60 feet
wide lots; all of the lots will be able to accommodate small pools (“spools”). Proposed
homes on 40-foot wide lots are 1,400 to 2,400 square feet in size. These are homes
with covered patios and two-car garages and small pools. Homes on 45-foot wide lots
will range between 1,600 to 2,800 square feet in size, with single-story buildings, and
will have attached two-car garages and covered patios. Homes on 50-foot lots have
options for one or two stories, ranging from 2,000 to 3,200 square feet in size with
covered patios, and attached two-car garages. Finally, the proposed housing products
on 60-foot wide lots will range between 2,400 to 3,600 square feet in size. These homes
will have covered patios and attached two-car garages. As proposed, three types of
floor plans will be offered on each of the four different lot sizes. The same applies to the
elevations, in that there will be three types of elevations noted as Variations A, B, and
C. The characteristics, materials and colors of each elevation will differ significantly
from the others; however the overall theme will be cohesive. The project is restricted to
one story structures on the perimeter of the site and as a result, there will be no two-
story homes on the perimeter lots of the development. Consistent with the original
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PDD, the multi-family parcels are to be submitted for a separate review and approval at
a later date.

Clubhouse:

On August 26, 2006, the Planning Commission approved final development plans for
landscaping and architectural elevations for the Community Clubhouse, the
Guardhouse and Maintenance building consistent with the requirements of the Planned
Development District. Cnly the guardhouse was completed, the clubhouse was never
built at the time. The applicant has now submitted new conceptual plans for the
clubhouse consisting of a 5,394-square foot social space/club room, a service room, a
pavilion, a demonstration kitchen, a 4,181 square feet fitness room and a 727-square
foot administration space. The architecture of the clubhouse features a modern style
with the use of large overhangs, glass windows and doors. As with the single-family
residential products, final development plans with detailed architectural plans for the
clubhouse will be submitted for review at a later date.

Landscape Design Guidelines:
In 2006, the Planning Commission approved final development plans for landscaping

and architectural elevations for the Community Clubhouse, the Guardhouse and
Maintenance building for the Avalon development. The developer at the time installed
perimeter walls and landscaping; however the landscaping has not been properly
maintained. The new owners have indicated that rehabilitation and maintenance of the
previously installed landscape will be carried out soon.

The proposed amendment includes the repurposing of the golf course to open space. A
master plan landscape design guidelines with a master plant palette intended to create
a unified community was submitted for consideration by the applicant. The master plan
includes wall and fence plans, the “responsibility plan” that was conditioned by the AAC,
wall and fence criteria, the gate criteria, hardscape criteria and typical front yard criteria
for the single-family homes. The master plan indicates that the former golf course space
will be replaced with water efficient orchards, community gardens, recreational facilities,
4.3 miles of trails system, dog parks, fitness stations, shaded rest areas and a pool
complex. A breakdown of the revised open space usage is as follows: 47 acres of olive
groves, 33 acres of desert landscaping, 1.1 acres of citrus, 0.3 acres of community
gardens, 0.1 acres of three dog parks, 8 acres of trails and 6 acres of lakes, for a total
of 97 acres.

As currently designed, the landscaped areas will have social spaces with decorative
screen walls, decorative masonry walls, decorative metal screens, metal trellises and
shade structures, limited turf, sculptural plantings, decomposed granite, raised
vegetable beds, trimmed hedges, trees, olive groves and waterfalls. Proposed plant
palette, sizes and inert groundcovers are consistent with the materials recommended by
the Coachella Valley Water District and are appropriate for Palm Springs climate and
landscape. A detailed landscape plan that is to be reviewed by the AAC and approved
by the Planning Commission will be submitted in the future as part of the final
development plans.
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AAC Review Comments:

On July 5, 2016, the Architectural Advisory Committee reviewed the project and with a
unanimous vote recommended approval of the amended project to the Planning
Commission with conditions. Below are the recommended conditions:

¢ The applicant to conduct further studies on the setback and height requirements.

e The applicant to clarify the master developer's role for improvements (perimeter
wall, view fencing) versus individual housing developer.
» The Landscape Master Plan and the perimeter wall to come back to the AAC.

REQUIRED FINDINGS:

Pursuant to Sections 94.03.00(A) and 94.07.00(A} of the Palm Springs Zoning Code
(PSZC), the proposed project requires that findings be made for the amended planned
development district. Findings in support of the Amended Project are as follows:

a. The proposed planned development amendment is consistent and in conformity
with the general plan.

The Amended Project is consistent with the Very Low Density Residential
designation of the General Plan, in that the actual density of 3.87 dwelling units
per acre is within the proscribed range of 2.1 to 4.0 dwelling units per acre. The
conversion of the former golf course to new open space and trail uses and the
proposed open space uses are consistent with the open space land use
designation of the property under the General Plan.

b. The subject property is suitable for the uses permitted in the proposed planned
development district, in terms of access, size of parcel, relationship to similar or
related uses, and other relevant considerations.

The site is physically suitable and appropriate for the Amended Project given its
close proximity to existing residential neighborhoods and the Desert Highlands
area of the City. The location provides sufficient access points for the uses
proposed.

c. The proposed planned development amendment is necessary and proper, and is
not likely to be deirimental to adjacent property or residents.

The Amended Project modifies development standards of the previously
approved project while maintaining the original development envisioned for the
site; upon completion of the Amended Project, the development will still reflect a
manner that is conducive with the development sought for in the area.

d. That the subject use will not cause substantial injury to the values of property in
the zone within which it is proposed to be located.
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Upon completion, the Amended Project will enhance the immediate surrounding
and will improve property values within the zone. The site has been left partially
developed for a while; the completion of the Amended Project will encourage
further economic development in that part of the City.

Pursuant to PSZC Section 94.03(E)(3), the following additional findings must also be
made for an amendment to a Pianned Development District application in accordance
with the criteria listed in PSZC Section 94.04.00(B)(6):

a.

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

The residential uses and recreational uses are consistent with the original
Planned Development District approval and

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

The conversion of the golf course to passive open space and recreational
amenities is desirable and will assist in meeting the goals and objectives of the
General Plan relative to sustainability and open space, as identified in the Land
Use Element and the Recreation, Open Space & Conservation Element. The
residential and recreational uses are consistent with the Land Use Element of the
General Plan, and will not be detrimental to the residential neighborhoods and
open space area that abut the site.

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

The site is adequate for the residential and recreational uses, in that over 97
acres will be devoted to open space and recreation, and the residential density is
consistent with the density allowed for the site. While the applicant seeks to
reduce certain yards and setbacks for the individual residential lots, the open
space and buffers are adequate to provide an appropriate transition to adjacent
existing development and any future development.

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

No changes are proposed to the street layout of the project or to the project
entrances. The updated traffic letter submitted in conjunction with the Amended
Project indicates that the traffic impact will be less than originally analyzed, and
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that there is adequate capacity on the adjacent streets to accommodate the
traffic generated by the project.

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

The Conditions of Approval proposed in conjunction are intended to assure that
the project develops in an orderly fashion and will be in compliance with all codes
and regulations. The conditions will assist in protecting the public health, safety
and welfare.

ENVIRONMENTAL DETERMINATION:

A Mitigated Negative Declaration (MND}, was previously adopted by City Council on
May 5, 2004. An Addendum to the MND has been prepared which finds that the
Amended Project will not result in any new significant environmental impacts or
substantially increase the severity of previously identified significant impacts as
compared to the previously approved project. Furthermore, the Addendum concludes
that none of the conditions described in Section 15162 of the CEQA Guidelines calling
for preparation of a subsequent MND or Environmental Impact Report have occurred
and therefore the Addendum to the MND is appropriate to satisfy CEQA requirements
for the Amended Project.

NOTIFICATION:

As required by the Code, a public hearing notice was mailed to property owners within
500 foot radius of the project site. Additionally, the public hearing was published in the
local newspaper and the surrounding neighborhood organizations were also notified.
Since then, staff has not received calls from members of the neighborhood inquiring
about the Avalon project.

CONCLUSION:

This review phase involves a previously approved preliminary planned development
district project with substantial off-site improvements. The amended project involves
changes to development standards design features to housing products, open space
and landscaping. The Amended Project is consistent with the original project in terms of
overall size, scope and intent of the Planned Development District, therefore staff is
recommending approval of the proposed amendment.

Lo e
Y —

—m— E -~ e ——
Fllnn Fagg, AICP T
Director of Planning Services
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Attachments:

Vicinity Map

Draft PC Resclution

Revised Conditions of Approval

AAC Minutes from the meeting of July 5, 2016

Addendum to MND

Approved Subdivision Improvement Agreement

Settlement Agreement

11" x 17" Booklet containing Site Plans, Floor Plans, Elevations and Landscape
Plans
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RESOLUTION NO.

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF PALM SPRINGS, CALIFORNIA, RECOMMENDING TO
CITY COUNCIL APPROVAL OF AN AMENDMENT TO
PRELMINARY PLANNED DEVELOPMENT DISTRICT 290, A
PREVIOUSLY APPROVED PROJECT CONSISTING OF 1,150
RESIDENTIAL UNITS, 18-HOLE GOLF COURSE, CLUBHOUSE,
POOL, SPA, TENNIS COURTS, AND A PARK LOCATED ALONG
THE NORTH SIDE OF SAN RAFAEL DRIVE, EAST OF NORTH
INDIAN CANYON DRIVE, SOUTH OF THE WHITEWATER
RIVER AND WEST OF SUNRISE WAY.

THE PLANNING COMMISSION FINDS AND DETERMINES AS FOLLOWS:

A, The City Council of the City of Palm Springs originally approved Pianned
Development District 290 (PDD 280), on May 5, 2004, for a 1,236 single-family and
multi-family residential units; and

B. The City Council of the City of Palm Springs adopted a Mitigated Negative
Declaration (MND) for PDD on May 5, 2004; and

C. The Freehold Communities, LLC, (the “Applicant”) has filed an application with
the City to amend PDD 290 pursuant to the provisions of Section 94.03.00 (A) of the
Palm Springs Zoning Code; and

D. On July 5, 2016, the proposed amendment to PDD 290, was reviewed by the
Architectural Advisory Committee (AAC), which recommended approval to the Planning
Commission with a unanimous vote; and

E. Notice of public hearing of the Planning Commission of the City of Palm Springs
to consider a proposed amendment of PDD 290 was given in accordance with
applicable law; and

F. On September 14, 20186, a public hearing on the application was held by the
Planning Commission in accordance with applicable law; and

G. The Planning Commission has carefully reviewed and considered all of the
evidence presented in connection with the meeting on the project, including but not
limited to the staff report, and all written and oral testimony presented.

H. An Addendum to the MND has been prepared which finds that the proposed
amendment of PDD 290 will not result in any new significant environmental impacts or
substantially increase the severity of previously identified significant impacts as
compared to the previously approved project. Furthermore, the Addendum concludes
that none of the conditions described in Section 15162 of the CEQA Guidelines calling
for preparation of a subsequent MND or Environmental Impact Report have occurred
and therefore the Addendum to the MND is appropriate to satisfy CEQA requirements
for the proposed amendment of PDD 290.

l. Pursuant to Sections 94.03.00(A) and 94.02.00(B)(6) of the Palm Springs Zoning
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September 14, 2016

Code, the Planning Commission finds as follows:

a.

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

The residential uses and recreational uses are consistent with the original
Planned Development District approval and

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

The conversion of the golf course to passive open space and recreational
amenities is desirable and will assist in meeting the goals and objectives of the
General Plan relative to sustainability and open space, as identified in the Land
Use Element and the Recreation, Open Space & Conservation Element. The
residential and recreational uses are consistent with the Land Use Element of the
General Plan, and will not be detrimental to the residential neighborhoods and
open space area that abut the site.

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

The site is adequate for the residential and recreational uses, in that over 97
acres will be devoted to open space and recreation, and the residential density is
consistent with the density allowed for the site. While the applicant seeks to
reduce certain yards and setbacks for the individual residential lots, the open
space and buffers are adequate to provide an appropriate transition to adjacent
existing development and any future development.

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

No changes are proposed to the street layout of the project or to the project
entrances. The updated traffic letter submitted in conjunction with the Amended
Project indicates that the traffic impact will be less than originally analyzed, and
that there is adequate capacity on the adjacent streets to accommodate the
traffic generated by the project.

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

The Conditions of Approval proposed in conjunction are intended to assure that
the project develops in an orderly fashion and will be in compliance with all codes
and regulations. The conditions will assist in protecting the public health, safety
and welfare.
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J.

September 14, 2016

Pursuant to Sections 94.03.00(A) and 94.07.00(A) of the Palm Springs Zoning

Code, the Planning Commission finds as follows:

a.

The proposed planned development amendment is consistent and in conformity
with the general plan.

The Amended Project is consistent with the Very Low Density Residential
designation of the General Plan, in that the actual density of 3.87 dwelling units
per acre is within the proscribed range of 2.1 to 4.0 dwelling units per acre. The
conversion of the former golf course to new open space and trail uses and the
proposed open space uses are consistent with the open space land use
designation of the property under the General Plan.

The subject property is suitable for the uses permitted in the proposed planned
development district, in terms of access, size of parcel, relationship to similar or
related uses, and other relevant considerations.

The site is physically suitable and appropriate for the Amended Project given its
close proximity to existing residential neighborhoods and the Desert Highlands
area of the City. The location provides sufficient access points for the uses
proposed.

The proposed planned development amendment is necessary and proper, and is
not likely to be detrimental to adjacent property or residents.

The Amended Project modifies development standards of the previously
approved project while maintaining the original development envisioned for the
site; upon completion of the Amended Project, the development will still reflect a
manner that is conducive with the development sought for in the area.

That the subject use will not cause substantial injury to the values of property in
the zone within which it is proposed to be located.

Upon completion, the Amended Project will enhance the immediate surrounding
and will improve property values within the zone. The site has been left partially
developed for a while; the completion of the Amended Project will encourage
further economic development in that part of the City.

NOW, THEREFORE, BE IT RESOLVED that, based upon the foregoing, the

Planning Commission hereby:

1. Recommends approval of the amendment to PDD 280 (Case No. 5.0982-
PD AMND) subject to the attached conditions of approval.

ADOPTED this 13th day of October 2016.

ATTEST: CITY OF PALM SPRINGS, CALIFORNIA
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Flinn Fagg, AICP
Director of Planning Services
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EXHIBIT B
Case No. 5.0982-GPA-PD-290, Tentative Tract Map 31848
CONDITIONS OF APPROVAL
Miralon Palm Springs

October 13, 2016

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

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

PROJECT SPECIFIC CONDITIONS

Administrative

1.

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

The owner shall defend, indemnify, and hold harmless the City of Palm Springs,
its agents, officers, and employees from any claim, action, or proceeding against
the City of Palm Springs or its agents, officers or employees to attach, set aside,
void or annul, an approval of the City of Palm Springs, its legislative body,
advisory agencies, or administrative officers concerning Case 5.0982-PD-290,
TTM 31848. 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 matier 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.
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3.

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

The project is located in an area defined as having an impact on fish and wildlife
as defined in Section 711.4 of the Fish and Game Code; therefore a fee of
$1,314.00 plus an administrative fee of $50.00 shall be submitted by the
applicant in the form of a money order or a cashier's check payable to the
Riverside County Clerk prior to Council action on the project. This fee shall be
submitted by the City to the County Clerk with the Notice of Determination.

Prior to issuance of a grading permit, Fringe Toed Lizard Mitigation fees shall be
submitied to CVAG.

This project shall be subject to Chapters 2.24 and 3.37 of the Municipal Code
regarding public art. The project shall either provide public art or payment ofan n
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 feeing being 12% 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.

Pursuant to Park Fee Ordinance No. 1632 and in accordance with Government
Code Section 66477 (Quimby Act), all residential development shall be required
to contribute to mitigate park and recreation impacts such that, prior to issuance
of residential building permits, a parkland fee or dedication shall be made.
Accordingly, all residential development shall be subject to parkland dedication
requirements and/or park improvement fees. The parkland mitigation amount
shall be based upon the cost to acquire and fully improve parkland. Dedication
of the 7.55-acre park site shall be made prior to issuance of the first grading
permits.

Environmental Assessment
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8.

The mitigation measures of the environmental assessment shall apply and shall
be incorporated into the final plans, prior to issuance of permits. The applicant
has submitted a signed statement agreeing to the mitigation measures.

CCé&R's

9.

10.

11.

The applicant prior to issuance of building permits shall submit a draft
declaration of covenants, conditions and restrictions ("CC&R's") to the Director
of Planning and Zoning for approval in a form to be approved by the City
Attorney, to be recorded prior to approval of a final map. The CC&R's shall be
enforceable by the City, shall not be amended without City approval, and shall
require maintenance of all property in a good condition and in accordance with
all ordinances.

The applicant shall submit to the City of Palm Springs, a deposit in the amount
of $2500, for the review of the CC&R's by the City Attorney. A $250 filing fee, or
other fee in effect at the time of submission of the CC&Rs, shall also be paid to
the City Planning Department for administrative review purposes.

The CC&R's shall have a disclosure statement regarding the location of the
project relative to roadway noise, aircraft noise and the widening of Sunrise
Parkway in the future. Said disclosure shall inform perspective buyers about
traffic, an active recreation park-site and lighted playing fields, noise due to
Sunrise Parkway, Indian Canyon Drive, San Rafael Drive and the Palm Springs
International Airport, aircraft, and other activities which may occur in this area.

a. Prior to issuance of a building permit, the applicant must provide a
standard avigation easement and non-suit covenant in a form prescribed
and approved by the City Attorney, with reference to present and future
owners of the parcel.

b. These disclosures shall also be incorporated into a covenant to be
recorded on the title of each residential parcel.

Cultural Resources

12.

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

a. Given that portions of the project area are within an alluvial formation, the
possibility of buried resources is increased. A Native American Monitor
shall be present during all ground disturbing activities.

b. Experience has shown that there is always a possibility of buried cultural
resources in a project area, Given that, a Native American Monitor(s) shall
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be present during all ground disturbing activities including clearing and
grubbing, excavation, burial of utilities, planting of rooted plants, etc.
Contact the Agua Caliente Band of Cahuilla Indian Cultural Office for
additional information on the use and availability of Cultural Resource
Monitors. Should buried cultural deposits be encountered, the Monitor
shall contact the Director of Planning and Zoning and after the
consultation the Director shall have the authority to halt destructive
construction and shall notify a Qualified Archaeologist to investigate and, if
necessary, the Qualified Archaeoclogist shall prepare a treatment plan for
submission to the State Historic Preservation Officer and Agua Caliente
Cultural Resource Coordinator for approval.

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

Final Design

13.

14,

15.

16.

Final landscaping, irrigation, exterior lighting, and fencing plans shall be
submitted for approval by the Department of Planning and Zoning prior to
issuance of a building permit. Landscape plans shall be approved by the
Riverside County Agricultural Commissioner's Office prior to submittal.

The final development plans shall be submitted in accordance with Section
9403.00 of the Zoning Ordinance. Final development plans shall include site
plans, building elevations, floor plans, roof plans, landscape plans, irrigation
plans, wall and fence plans, exterior lighting plans, sign program, mitigation
monitoring program, site cross sections, property development standards and
other such documents as required by the Planning Commission. Final
development plans shall be submitted within two {2) years of the City Council
approval of the preliminary planned development district.

An exterior lighting plan for the clubhouse parking lot, in accordance with Zoning
Ordinance Section 93.21.00, Outdoor Lighting Standards, shall be submitted for
review and approval by the Director of Planning & Zoning prior to the issuance of
building permits. Manufacturer's cut sheets of all exterior lighting on the building
and in the landscaping shall be submitted for approval prior to issuance of a
building permit. If lights are proposed to be mounted on buildings, down-lights
shall be utilized.

Two story units shall be not be located within 200’ of the project perimeter, with
the exception that they may be on the second row of lots south of Sunrise
Parkway.
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17. Project

property development standards:

Table 3 Develo ment Standards — Com arison between current and ro osed revisions.

Standard

Approved PDD 290 Proposed Amendment
Standards
5 feet
15 feet

18. The Design Review Committee makes the following design recommendations:

a.

b.

Provide a view fence to the golf course on Indian Avenue.

Meander walls on Indian Avenue and adjacent to all other public
roadways. This shall be reviewed by the Design Review Committee as
part of Final PD plans.

Add trees to both sides of the sidewalks, where sidewalks meander,
except where conflicts with underground utilities would result.

Sidewalks and bikeways should be provided on both sides of Sunrise
Parkway.

Add additional trees to the median and landscape area at the Caballeros
Road entry.
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f. Landscape shall be desert landscape, lush but efficient, with low watering
requirements. Limit turf to active recreation areas only. Pull turf away from
streets, sidewalks and bikeways where possible.

g. Architecture must be high quality and well designed. The proposed project
architecture is not approved. Restudy the architecture, provide a variety of
architectural styles and products and consider the climate and location of
the project.

h. Include decorative paving, in all driveway areas in multi-family parcels, in
order to meet the overall 65% minimum open space requirement, or
otherwise demonstrate compliance with the minimum 65% requirement.
Minimum open space of 45% is required for Parcels "A" and "B".

19. The lots which back to existing residences on Via San Dimas, shall be
redesigned and widened to match the existing lot widths of the subdivision
located to the south.

GENERAL CONDITIONS /CODE REQUIREMENTS

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

21.Prior to issuance of a grading permit, a Fugitive Dust and Erosion Control Plan
shall be submitted and approved by the Building Official. Refer to Chapter 8.50
of the Municipal Code for specific requirements.

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

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

24.All roof mounted mechanical equipment shall be screened from all possible
vantage points both existing and future per Section 9303.00 of the Zoning
Ordinance. The screening shall be considered as an element of the overall
design and must blend with the architectural design of the building(s). The
exterior elevations and roof plans of the buildings shall indicate any fixtures or
equipment to be located on the roof of the building, the equipment heights and
type of screening. Parapets shall be at least 6" above the equipment for the
purpose of screening.

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

26.Perimeter walls shall be designed, installed and maintained in compliance with
the corner cutback requirements as required in Section 9302.00.D.

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

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

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

30.Details of pool fencing (material and color) and equipment area shall be
submitted with final landscape plan.

31.Prior to the issuance of building permits, locations of all telephone and electrical
boxes must be indicated on the building plans and must be completely screened
and located in the interior of the building. Electrical transformers must be located
toward the interior of the project maintaining a sufficient distance from the
frontage(s) of the project. Said transformer(s) must be adequately and
decoratively screened.

Parking Design

32.Standard parking spaces shall be 17 feet deep by 9 feet wide; compact sized
spaces shall be 15 feet deep by 8 feet wide. Handicap parking spaces shall be
18 feet deep by 9 feet wide plus a 5-foot walkway at the right side of the parking
space; two (2) handicap spaces can share a common walkway. One in every
eight (8) handicap accessible spaces, but not less than one (1), shall be served
by an 8-foot walkway on the right side and shall be designated as "van
accessible".

33.Handicapped accessibility shall be indicated on the site plan to include the
location of handicapped parking spaces, the main entrance to the proposed
structure and the path of travel to the main entrance. Consideration shall be
given to potential difficulties with the handicapped accessibility to the building
due to the future grading plans forth e property.

34.Compact and handicapped spaces shall be appropriately marked per Section
93.06.00.C.10.

35.Curbs shall be installed at a minimum of five (5) feet from face of walls, fences,
buildings, or other structures. Areas that are not part of the maneuvering area
shall have curbs placed at a minimum of two (2) feet from the face of walls,
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fences or buildings adjoining driveways.

36. Parking lot light fixtures shall align with stall striping and shall be located two to
three feet from curb face.

37.Islands of not less than 9 feet in width with a minimum of 6 feet of planter shall be
provided every 10 parking spaces. Additional islands may be necessary to
comply with shading requirements.

38. Shading requirements for parking lot areas as set forth in Section 9306.00 of the
Zoning Ordinance shall be met. Details to be provided with final landscape plan.

39.Parking stalls shall be delineated with a 4 to 6 inch double stripe - hairpin or
elongated "U" design. Individual wheel stops shall be prohibited; a continuous 6"
barrier curb shall provide wheel stops.

40. Concrete walks with a minimum width of two (2) feet shall be installed adjacent to
end parking spaces or end spaces shall be increased to eleven (11) feet wide.

41.Tree wells shall be provided within the parking [ot and shall have a planting area
of six feet in diameter/width.

Waste Disposal

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

POLICE DEPARTMENT

43.Developer shall comply with Section |} of Chapter 8.04 of the Palm Springs
Municipal Code.

BUILDING DEPARTMENT
44, Prior to any construction on-site, all appropriate permits must be secured.
FIRE

45.Street Widths: Sections B-B, private street A" and Section C-C, Avenida
Caballeros are at a minimum width where no parking will be allowed.

46. Turnarounds: The terminus of private street "A" into the Clubhouse area will
require an approved turnaround.

47.Building or Complex Gate Locking Devices: Locked gate(s) shall be equipped
with a KNOX key switch device or Key box. Contact the fire department at 323-
8186 for a KNOX application form. (902.4 CFC)

48.Vertical Fire Apparatus Clearances: Palm Springs Fire Apparatus require an
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unobstructed vertical clearance of not less than 13 feet 6 inches. (902.2.2.1 CFC)

49.Road Design: Fire apparatus access roads shall be designed and constructed as
all weather capable and able to support a fire truck weighing 73,000 pounds
GVW. (902.2.2.2 CFC)

50.Residential fire hydrants: Residential fire hydrants shall be installed in
accordance with DWA or Mission Springs Water District specifications and
standards. No landscape planting, walls, or fencing are permitted within 3 feet of
fire hydrants. The Fire Chief or designee may be allowed to consider subsequent
information regarding the five-minute response time and change limits where fire
sprinklers are required.

51.Mandatory Fire Sprinklers: Project beyond five-minute response time from the
closest fire station and therefore requires an automatic Fire Sprinkler System.
The developer shall fund or prepare, at the discretion of the Fire Chief, a 5-
minute response study to re-evaluate response times to the subject property.

ENGINEERING
STREETS

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

53. Coordinate with Sunline Transit Agency regarding required public transit facilities
on or adjacent to the development. Any required public transit facilities, including
bus stops, tum-outs, bus shelters and furniture, or other miscellaneous public
transit improvements shall be furnished, constructed and installed in conjunction
with construction of the associated street improvements.

54.Submit street improvement plans for all proposed streets (public and private) to
the Engineering Division. The plans shall be prepared by a Registered Civil
Engineer and approved by the City Engineer prior to issuance of any building
permits.

55.All required off-site public street improvements (San Rafael Drive, Indian Canyon
Drive, Sunrise Parkway, Indian Canyon Drive/Sunrise Parkway Traffic Signal,
and Avenida Caballeros) shall be constructed prior to development that
encompasses over 50% of the entire project, or equivalent to completion of
construction prior to issuance of the 619th certificate of occupancy (50% of 1,237
building permits), without regard to approved phasing plans for development or
as may be required adjacent to a Final Map or Maps (if the development is
phased).

INDIAN CANYON DRIVE

56.Dedicate an additional 20 feet to provide the ultimate half street right-of-way



Case 5.0982 PD 290 October 13, 2016
Conditions of Approval Page 10 of 23

width of 50 feet along the entire frontage, together with a property line - corner
cut-back at the southeast corner of the intersection of Indian Canyon Drive and
Sunrise Parkway in accordance with City of Palm Springs Standard Drawing
No.105.

57.Construct an 8-inch curb and gutter, 38 feet east of centerline along the entire
frontage in accordance with City of Palm Springs Standard Drawing No. 200.

58.Construct a 25 feet radius curb return and spandrel at each side of the
intersection of Indian Canyon Drive and the West Entrance in accordance with
City of Palm Springs Standard Drawing No. 206.

B.

Construct an 8 feet wide cross gutter at the intersection of Indian Canyon
Drive and the west entrance in accordance with City of Palm Springs
Standard Drawing No. 200 and 206.

Construct Type A curb ramps at each side of the intersection of Indian
Canyon Drive and the west entrance, in accordance with City of Palm
Springs Standard Drawing No.212.

The West Entrance shall be restricted to right-turn ingress and egress
only. The ingress and egress lanes shall have a 20 feet minimum width.
Final configuration of the west entrance shall be subject to review and
approval of the City Engineer and Fire Marshall.

Access to the Golf Maintenance area, or any facility proposed within the
golf maintenance area indicated on the revised site plan for Tentative
Tract Map 31848, shall be prohibited from Indian Canyon Drive, unless
additional improvements to Indian Canyon Drive are provided, acceptable
to the City Engineer, that restricts access into the Golf Maintenance area
to right-turn ingress and egress only. If access is proposed into the Golf
Maintenance are from Indian Canyon Drive, it shall be limited o the
southerly portion of the site, and be subject to the review and approval of
the City Engineer, and may require extension of the landscaped median
south of the south property line of the Golf Maintenance Area, including
roadway widening and, if necessary, right- of- way acquisition as required
to provide required improvements to eliminate left-tumn ingress and egress
into the Golf Maintenance area. Access into the Golf Maintenance area
shall be provided from the West Entrance, or internally within the
development, to the greatest extent possible.

59.Construct a 35 feet radius curb retumn and spandrel at the northeast and
southeast corners of the intersection of Indian Canyon Drive and Sunrise
Parkway in accordance with City of Palm Springs Standard Drawing No. 206.

60. Construct an 8 feet wide cross gutter at the intersection of Indian Canyon Drive
and Sunrise Parkway with a flow line parallel with and 38 feet east of the
centerline of Indian Canyon Drive in accordance with City of Palm Springs
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Standard Drawing No. 200 and 206.

61.Install a nuisance water drainage system to intercept storm water runoff at the
intersection of Indian Canyon Drive and Sunrise Parkway to minimize nuisance
water within the cross gutter, in a manner acceptable to the City Engineer.

62.Construct a meandering, 12 feet wide combination sidewalk and bicycle path
along the entire frontage. The sidewalk and bicycle path shall be meandering, as
approved by the Director of Planning and Zoning, and constructed with colored
Portland Cement concrete. The admixture shall be Palm Springs Tan, Desert
Sand, or approved equal color by the Engineering Division.

63.Construct Type A curb ramps at the northeast and southeast corners of the
intersection of [ndian Canyon Drive and Sunrise Parkway, in accordance with
City of Palm Springs Standard Drawing No. 212.

64.Construct a minimum pavement section of 5 inch asphalt concrete pavement
over 4-inch aggregate base with a minimum subgrade of 24 inches at 95%
relative compaction, or equal, from edge of proposed gutter to clean saw cut
edge of pavement along the entire frontage in accordance with City of Palm
Springs Standard Drawing No. 110 and 340. If an alternative pavement section is
proposed, the proposed pavement section shall be designed by a California
registered Geotechnical Engineer using “R” values from the project site and
submitted to the City Engineer for approval.

65.Construct a 14-feet wide curbed and landscaped median island along the entire
frontage. Provide left turn pockets at Corazon Avenue and Tramview Road. The
left turn pockets shall be designed in accordance with Section 405 of the current
edition of the CalTrans Highway Design Manual, as approved by the City
Engineer. Submit landscaping and irrigation system improvement plans for
review and approval by the City Engineer and Director of Planning & Zoning.

66.Construct additional street improvements north of the intersection with the
Sunrise Parkway as necessary to provide an additional south bound left-turn lane
with a 225 feet long left-turn pocket and associated tapering and widening, as
required and approved by the City Engineer. Acquire additional right-of-way for
the City of Palm Springs, if necessary, to facilitate the intersection widening
improvements.

67.The proposal for a ftraffic circle or roundabout at the Indian Canyon Drive and
Sunrise Parkway intersection, as indicated on Tentative Tract Map 31848, is not
approved.

SAN RAFAEL DRIVE (WEST OF INDIAN CANYON DRIVE)

68. Construct street improvements (asphalt pavement widening, traffic striping and
related improvements) as necessary to widen the west leg of the San Rafael
Drive and Indian Canyon Drive intersection, in a manner that improves
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intersection capacity acceptable to the City Engineer.
SAN RAFAEL DRIVE (EAST OF INDIAN CANYON DRIVE)

69. Construct an 8-inch curb and gutter, 32 feet north of centerline along the entire
frontage in accordance with City of Palm Springs Standard Drawing No. 200.

70.Construct a 12 feet wide combination sidewalk and bicycle path along the entire
frontage. The sidewalk and bicycle path shall be meandering, as approved by the
Director of Planning and Zoning, and constructed with colored Portland Cement
concrete. The admixture shall be Palm Springs Tan, Desert Sand, or approved
equal color by the Engineering Division.

71.Construct a minimum pavement section of 3-inch asphalt concrete pavement
over B-inch aggregate base with a minimum subgrade of 24 inches at 95%
relative compaction, or equal, from edge of proposed gutter to clean saw cut
edge of pavement along the entire frontage in accordance with City of Palm
Springs Standard Drawing No. 110 and 330. If an alternative pavement section is
proposed, the proposed pavement section shall be designed by a California
registered Geotechnical Engineer using “R" values from the project site and
submitted to the City Engineer for approval.

AVENIDA CABALLEROS (PUBLIC)

71A. An application shall be submitted for the vacation of existing public right-of-way
provided for the construction of a “future street” extending westerly of Avenida
Caballeros located approximately 560 feet north of San Rafael Drive, and existing
public right-of-way provided for the future westerly extension of Via San Dimas.
Excess right-of-way shall be vacated to provide for a right-of-way line 30 feet west
of the existing centerline of Avenida Caballeros.

71B. The west side of Avenida Caballeros shall be de-annexed from Parkway
Maintenance District #8 and maintained by the developer's HOA. The developer
shall pay fees to the City necessary o revise the Engineer's report to accomplish this
de-annexation.

72.Remove the existing curb ramps, curb returns, spandrels, cross-gutters, and
asphalt pavement constructed for a “future street” extending westerly of Avenida
Caballeros located approximately 560 feet north of San Rafael Drive, and
constructed for the future westerly extension of Via San Dimas.

73.Construct an 8-inch curb and gutter, 20 feet west of centerline at the location of a
“future street” extending westerly of Avenida Caballeros located approximately
560 feet north of San Rafael Drive, and located at the westerly extension of Via
San Dimas, in accordance with City of Palm Springs Standard Drawing No. 200.

74.Construct a 5 feet wide sidewalk behind the curb at the location of a “future
street” extending westerly of Avenida Caballeros located approximately 560 feet
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north of San Rafael Drive, and located at the westerly extension of Via San
Dimas in accordance with City of Palm Springs Standard Drawing No. 210.

75.Remove the existing barricade and make appropriate repairs and improvements
necessary to construct and extend Avenida Caballeros onto the proposed
development.

SUNRISE PARKWAY

76.The following recommendations regarding the construction of the Sunrise
Parkway are, in some cases, inconsistent with the proposed improvements
identified on Tentative Tract Map 31848, specifically as indicated in Section D-D
“Sunrise Parkway" on Sheet 1. The Tentative Tract Map details regarding the
Sunrise Parkway shall be considered as modified by the recommendations
specified by these conditions of approval. The Sunrise Parkway shall be
constructed as a Secondary Thoroughfare with a special street section consisting
of 4 travel lanes and a raised, landscaped median.

77.The alignment shall be revised, or easements shall be reserved on the final map,
such that minimum safe stopping site distance, in accordance with the California
Highway Design Manual, is achieved for a 45 mile per hour design speed
throughout those segments of the Sunrise Parkway with a proposed centerline
radius of 300 feet and 500 feet. Measures to require minimum safe stopping
distance shall be submitted to the City Engineer for review and approval prior to
submittal of street improvement plans for the Sunrise Parkway, and/or the first
Final Map prepared within the development.

78.Dedicate 50 feet to provide the ultimate half street right-of-way width of 50 feet
along that portion extending from the easterly property line and through the right-
of-way transition from Sunrise Way to the Sunrise Parkway.

79. Acquire additional right-of-way east of the east property line (on off-site property)
as necessary to provide a full 100 feet right-of-way for the Sunrise Parkway, from
the end of Sunrise Way and extending west of the east property line.

80. Dedicate 100 feet to provide the ultimate right-of-way width of 100 feet along the
entire frontage, from the easterly property line to Indian Canyon Drive.

81.Construct an 8-inch curb and gutter, 32 feet each side of centerline along the
entire frontage, from Indian Canyon Drive to the existing end of Sunrise Way, in
accordance with City of Palm Springs Standard Drawing No. 200.

82.Construct intersection widening and curb tapers as necessary to provide
separate turning lanes (east bound right-turn and west bound left-turn lanes) into
the North Entrance and East Entrance, as approved by the City Engineer.

83.Construct an appropriate transition with curb tapers as necessary to transition
from the northerly end of existing improvements for Sunrise Way to the Sunrise
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Parkway, as approved by the City Engineer. A proposal to transition from Sunrise
Way to the Sunrise Parkway shall be submitted to the City Engineer for review
and approval prior to submittal of street improvement plans for the Sunrise
Parkway, and/or the first Final Map prepared within the development.

84.Construct a 25 feet radius curb return and spandrel at each side of the
intersection of the Sunrise Parkway and the North Entrance and East Entrance in
accordance with City of Palm Springs Standard Drawing No. 206.

85.Construct an 8 feet wide cross gutter at the intersection of the Sunrise Parkway
and the North Entrance and East Entrance in accordance with City of Palm
Springs Standard Drawing No. 200 and 206.

86.Construct a 12 feet wide combination sidewalk and bicycle path along the both
sides of the entire frontage. The sidewalk and bicycle path shall be located
adjacent to curb or meandering, as approved by the Director of Planning and
Zoning, and constructed with colored Portland Cement concrete. The admixture
shall be Palm Springs Tan, Desert Sand, or approved equal color by the
Engineering Division.

87.Construct Type A curb ramps at each side of the intersection of the Sunrise
Parkway and the North Entrance and East Entrance, in accordance with City of
Palm Springs Standard Drawing No. 212.

88.Construct a 14-feet wide curbed and landscaped median island along the entire
frontage. Provide left turn pockets at the North and East Entrances. The left turn
lane pockets shall be designed in accordance with Section 405 of the current
edition of the CalTrans Highway Design Manual, as approved by the City
Engineer. Submit landscaping and irrigation system improvement plans for
review and approval by the City Engineer and Director of Planning & Zoning.

89.Construct a minimum pavement section of 3 inch asphalt concrete pavement
over 6 inch aggregate base with a minimum subgrade of 24 inches at 95%
relative compaction, or equal, from edge of proposed gutter to edge of proposed
gutter (full width) along the entire frontage in accordance with City of Palm
Springs Standard Drawing No. 110. If an alternative pavement section is
proposed, the proposed pavement section shall be designed by a California
registered Geotechnical Engineer using “R” values from the project site and
submitted to the City Engineer for approval.

90.Provide adequate measures for drainage of surface storm water runoff from the
Sunrise Parkway into adjacent landscaped parkways. Intercept and convey
runoff through catch basins and minor storm drain systems to detention basins
within the landscaped parkways in order to accommodate 10-year storm water
runoff, or provide other measures acceptable to the City Engineer to
accommodate surface runoff along the Sunrise Parkway.

AVENIDA CABALLEROS (PRIVATE)
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91.Dedicate a private street easement 61 and 66 feet wide as shown on Tentative
Tract Map 31848, and an easement to the City of Palm Springs for service and
emergency vehicles and personnel with right of ingress and egress over the
private street.

92.Construct a wedge curb, meeting City Engineer approval, 30 feet on both sides
of centerline along the entire frontage, with 25 feet radius curb returns and
spandrels (where required) at intersecting on-site streets in accordance with
City of Palm Springs Standard Drawing No. 2086.

93.Construct 6 feet wide cross-gutters at all intersections (where required) in
accordance with City of Palm Springs Standard Drawing No. 200 and 206.

94.Construct a 6 feet wide meandering sidewalk along the east side of the entire
frontage from the existing northerly end of Avenida Caballeros to Street “G” in
accordance with City of Palm Springs Standard Drawing No. 210.

95.Construct a 12-feet wide curbed and landscaped median island at various
locations as shown on Tentative Tract Map 31848.

96.Construct 2 minimum pavement section of 3 inch asphalt concrete pavement
over 6 inch aggregate base with a minimum subgrade of 24 inches at 95%
relative compaction, or equal, in accordance with City of Palm Springs
Standard Drawing No. 110. If an alternative pavement section is proposed, the
proposed pavement section shall be designed by a California registered
Geotechnical Engineer using "R" values from the project site and submitted to
the City Engineer for approval.

ON-SITE (PRIVATE) STREET "A"

97.Dedicate a private street easement 51 feet wide as shown on Tentative Tract
Map 31848, and an easement to the City of Palm Springs for service and
emergency vehicles and personnel with right of ingress and egress over the
private street.

98.Dedicate a 10 feet wide public utility easement along each side of the private
street.

99. Construct a wedge curb, meeting City Engineer approval, 25 feet on both sides
of centerline along the entire frontage, with 25 feet radius curb returns and
spandrels (where required) at intersecting on-site streets in accordance with City
of Palm Springs Standard Drawing No. 206.

100. Construct 6 feet wide cross-gutters at all intersections (where required) with a
flow line paralie! with and 25 feet from the centerline of the intersecting street in
accordance with City of Palm Springs Standard Drawing No. 200 and 206.

101. Construct a 6 feet wide sidewalk along both sides of Street “A" from the
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Sunrise Parkway to the gated entry in accordance with City of Palm Springs
Standard Drawing No. 210.

102. Construct a 10-feet wide curbed and landscaped median island at various
locations as shown on Tentative Tract Map 31848.

103. Construct 2 minimum pavement section of 3 inch asphalt concrete pavement
over 6 inch aggregate base with a minimum subgrade of 24 inches at 95%
relative compaction, or equal, in accordance with City of Palm Springs Standard
Drawing No. 110. If an alternative pavement section is proposed, the proposed
pavement section shall be designed by a California registered Geotechnical
Engineer using “R" values from the project site and submitted to the City
Engineer for approval.

ON-SITE (PRIVATE) STREETS "B"THRU "U"

104. Dedicate a private street easement 37 feet wide, and an easement to the City
of Palm Springs for service and emergency vehicles and personnel with right of
ingress and egress over the private streets.

105. Dedicate a 10 feet wide public utility easement along each side of the private
streets.

106. Construct a wedge curb, meeting City Engineer approval, 18 feet on both
sides of centerline along the entire frontage, with 25 feet radius curb returns and
spandrels (where required) at intersecting on-site streets in accordance with City
of Palm Springs Standard Drawing No. 206.

107. Construct 6 feet wide cross-gutters at all intersections (where required) with a
flow line parallel with and 18 feet from the centerline of the intersecting street in
accordance with City of Palm Springs Standard Drawing No. 200 and 206.

108. All on-site street “knuckles” and cul-de-sac's shall be constructed in
accordance with City of Palm Springs Standard Drawing No. 101 and 104.

109. Ali on-site streets shall have a minimum centerline radius of 130 feet.

110. Construct a minimum pavement section of 2/z-inch asphalt concrete pavement
over 4 inch aggregate base with a minimum subgrade of 24 inches at 95%
relative compaction, or equal, in accordance with City of Palm Springs Standard
Drawing No. 110. If an alternative pavement section is proposed, the proposed
pavement section shall be designed by a California registered Geotechnical
Engineer using “R" values from the project site and submitted to the City
Engineer for approval.

SANITARY SEWER

111. Connect all sanitary facilities to the City sewer system. The on site sewer
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system shall be connected to the City's public sewer system through a standard
lateral connection, and not at a sewer manhole.

112. If necessary to provide public sewer service to the easterly portion of the
subject property, construct an extension of the existing 15-inch public sewer main
within the approved alignment for the Sunrise Parkway, extending to the required
point of connection.

113. Construct an 8-inch sewer main within all on-site private streets and connect to
the public sewer main as required to the existing public sewer main in Avenida
Caballeros, San Rafael Drive or Sunrise Way.

114. Dedicate an easement across all private streets , for sewer purposes to the
City of Palm Springs

115. Submit sewer improvement plans prepared by a Registered Civil Engineer to
the Engineering Division. The plans shall be approved by the City Engineer prior
to issuance of sewer construction permits.

116. All sewer mains constructed by the developer and to become part of the City
sewer system shall be televised by the developer prior to acceptance of the
sewer line(s).

GRADING

117. Submit a Rough Grading Plan prepared by a California registered Civil
Engineer to the Engineering Division for review and approval. A Fugitive Dust
Control Plan shall be prepared by the applicant and/or its grading contractor and
submitted to the Building Department for review and approval. The applicant
and/or its grading contractor shall be required to comply with Chapter 8.50 of the
City of Palm Springs Municipal Code, and shall be required to utilize one or more
“Coachella Valley Best Available Control Measures” as identified in the Coachella
Valiey Fugitive Dust Control Handbook for each fugitive dust source such that the
applicable performance standards are met. The applicant's or its contractor's
Fugitive Dust Control Plan shall be prepared by staff that has completed the
South Coast Air Quality Management District (AQMD) Coachella Valley Fugitive
Dust Control Class. The applicant and/or its grading contractor shall provide the
Building Department 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 Elio Torrealba @ AQMD at 909-396-3752, or at etorrealba@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 Building
Department prior to approval of the Grading plan. The Grading Plan shall be
approved by the City Engineer prior to issuance of any grading or building
permits.
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The first submittal of the Grading Pian shall include the following information:
Copy of signed Conditions of Approval from Planning Department; Copy of Site
Plan stamped approved and signed by the Planning Department; Copy of current
Title Report; Copy of Soils Report; and a copy of the associated Hydrology
Study/Report.

118. Drainage swales 3 feet wide and 6 inches deep shall be provided adjacent to
all curbs and sidewalks to keep nuisance water from entering the adjacent
streets.

118. A National Pollutant Discharge Elimination System (NPDES) stormwater
permit, issued from the California Regional Water Quality Control Board (Phone
No. 760-346-7491) is required for the proposed development. A copy of the
executed permit shall be provided to the City Engineer prior to approval of the
Grading Plan.

120. In accordance with City of Palm Springs Municipal Code, Section 8.50.025 (c),
a cash bond of two thousand dollars ($2,000.00) per acre shall be posted with
the City for dust control purposes associated with grading activities on the
property.

121, A soils report prepared by a California registered Geotechnical Engineer shall
be required for and incorporated as an integral part of the grading plan for the
proposed development. A copy of the soils report shall be submitted to the
Building Department and to the Engineering Division prior to approval of the
Grading Plan.

122. Contact the Building Department to get information regarding the preparation
of the PM-10 (dust control) plan.

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

DRAINAGE

124. Accept all stormwater runoff passing through and falling onto the site and
conduct all stormwater runoff to approved drainage structures as described in the
Preliminary Hydrology Report for the "Palm Springs Village Tract Map No.
31848", prepared by Mainiero, Smith and Associates, originally dated October
16, 2003. The Hydrology Report shall be finalized to include catch basin sizing,
storm drainpipe sizing, and retention/detention basin sizing calculations and
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other specifications for construction of required on-site storm drainage
improvements.

125. Submit storm drain improvement plans for all on-site storm drainage system
facilities for review and approval by the City Engineer.

126. The project is subject to flood control and drainage implementation fees and/or
construction of drainage facilities in accordance with the approved Master
Drainage Plan for the Palm Springs Area. The acreage drainage fee at the
present time is $6,511 per acre per Resolution No. 15189 and shall be paid prior
to issuance of building permits. The developer may receive credit toward
drainage acreage fees otherwise due with regard fo the estimated cost of the
construction of Storm Drain Line 3 Laterals 3B, 3C and 3D. Coordination with
Riverside County Flood Control District (RCFC) shall be required to determine
credit for deletion of previously Master Planned storm drain facilities, and to
determine that the proposed on-site storm drainage system provides an
acceptable alternative to the construction of the Master Planned storm drain
facilities. If required as a condition of credit for storm drainage implementation
fees, a cooperative agreement between the developer, the City of Palm Springs,
and RCFC shall be established to identify the specific credit for storm drainage
implementation fees related to the deietion of Laterals 3B, 3C and 3E from the
Master Drainage Plan. Collection of storm drainage implementation fees shall
continue to be required, however, for future construction of Master Planned storm
drain facilities adjacent to the project, including Storm Drain Line 3, Lateral 3A
and Lateral 3E.

127. Construct required drainage improvements, including but not limited to catch
basins, storm drain lines, and outlet structures, for drainage of on-site streets into
retention basins, as described in a final Hydrology Report for Tentative Tract Map
31848 as approved by the City Engineer.

128. All on-site storm drain systems shall be privately maintained by a Homeowners
Association and or Golf Course owner. Provisions for maintenance of the on-site
storm drain systems shall be included in Codes, Covenants and Restrictions
(CC&R's) for this project, and shall be provided to the City Engineer for review
and approval prior to approval of the final map.

GENERAL

129. Any utility trenches or other excavations within existing asphalt concrete
pavement of off-site streets required by the proposed development shall be
backfiled and repaired in accordance with City of Palm Springs Standard
Drawing No. 115.

130. All proposed utility lines shall be installed underground.

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

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

133. In accordance with Chapter 8.04.401 of the City of Palm Springs Municipal
Code, all existing overhead electrical lines of thirty-five thousand volts or less and
overhead service drop conductors, and all gas, telephone, television cable
service, and similar service wires or lines, which are on-site, adjacent to and/or
transecting the property, shall be installed underground unless specific
restrictions are shown in General Orders 95 and 128 of the California Public
Utilities Commission and service requirements published by the utilities.

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

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

MAP

136. 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 first review of the Final Map. The Final
Map shall be approved by the City Council prior to issuance of building permits.
In the event the Tentative Tract Map is phased into multiple Final Maps, the
developer shall submit appropriate security for construction of all required off-site
public street improvements with the first Final Map submitted for approval.

137. Abandonment of record easements across the property shall be performed in
conjunction with or prior to approval of a final map. The easements, identified as
an easement to Southern California Edison recorded December 14, 1948, in
Book 1035, Page 417; and an easement to Southern California Edison recorded
as Document No. 72-160821, shall be extinguished, quit claimed, relocated or
abandoned to facilitate development of the subject property. Without evidence of
the abandonment of these easements, proposed individual lots encumbered by
these existing record easements are rendered unbuildable, until such time as
these easements are removed of record and are not an encumbrance to the
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affected lots.
TRAFFIC

138. The original traffic impact study titled "Palm Springs Village Planned
Development District Traffic Impact Study”, prepared by Endo Engineering dated
September 2003 (as amended) shall be revised to address the additional access
point into the development (the West Entrance) on iIndian Canyon Drive.
Modifications, additions and deletions to the traffic impact measures outlined in
the original study (as previously amended) shall be required, as reviewed and
approved by the City Engineer. The revised traffic impact study shall be
submitted to the City Engineer for review and approval prior to submittal of
improvement plans and/or final map associated with the development.

139. Submit traffic striping and signage plans prepared by a California registered
Civil Engineer to the Engineering Division for review and approval. All required
traffic striping and signage improvements shall be completed in conjunction with
required street improvements.

140. Install street name signs at each intersection in accordance with City of Palm
Springs Standard Drawing No. 620-625.

141. Furnish and install a 9500-lumen high-pressure sodium vapor safety street
light with glare shield on a marbelite pole on the southwest corner of the Sunrise
Parkway and the East Entrance. The developer shall coordinate with Southern
California Edison for required permits and work orders necessary to provide
electrical service to the street light,

142. A 30 inch STOP sign and standard STOP BAR and STOP LEGEND shall be
installed in accordance with City of Palm Springs Standard Drawing No. 620-625
at on-site street intersections as required by the City Engineer.

143. The following mitigation measures, as determined by the report titled “Palm
Springs Village Planned Development District Traffic Impact Study”, prepared by
Endo Engineering dated September 2003 (as amended) shall be addressed as
follows:

A. Design and install a traffic signal at the Indian Canyon Drive and Sunrise
Parkway intersection. Installation of the traffic signal shall be required in
conjunction with the complete extension of the Sunrise Parkway from Sunrise
Way to Indian Canyon Drive; or, shall be required in conjunction with
construction of the Sunrise Parkway from Indian Canyon Drive to the North
Entrance and issuance of the 100" certificate of occupancy within the
development. The developer may request preparation of a Reimbursement
Agreement, which may allow for reimbursement of up to 82.9% of the total
cost to design and install the traffic signal. If requesting a Reimbursement
Agreement, the developer shall submit a $2,000 deposit for preparation of the
Reimbursement Agreement by the City Attommey, and shall be subject to
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actual costs required for its preparation.

B. Install traffic striping improvements at the Avenida Caballeros and San Rafael
Drive intersection to provide a south bound left-turn lane, south bound
through/right-turn lane, additional west bound through lane, north bound left-
tum lane, and north bound through/right-turn lane. Traffic striping shall be
installed in conjunction with the extension of Avenida Caballeros through the
proposed development.

C. Provide a northbound left-turn lane and northbound right-turn lane at the
North Entrance and Sunrise Parkway; including a north bound stop control.

D. Provide an eastbound left-turn lane and eastbound right-turn lane at the East
Entrance and Sunrise Parkway; including an east bound stop control.

E. Payment in an amount equal to 44.7% of the cost to design and install a
traffic signal at the intersection of San Rafael Drive and Sunrise Way shall be
made to the City. Payment shall be reimbursed to others responsible for the
design and installation of the traffic signal, in accordance with the terms of a
Reimbursement Agreement between the City and the responsible parties.
Payment shall be made within 30 days notice to the developer.

F. Payment in an amount equal to 15.5% of the estimated cost to construct an
additional southbound left-turn lane at the Sunrise Way and Vista Chino
intersection shall be made to the City. An engineer's estimate for the
construction of the required improvement shall be submitted to the City
Engineer for review and approval prior to approval of a Final Map. Payment
shall be made prior to issuance of a certificate of occupancy.

G. Payment in an amount equal to 11.0% of the cost to construct an additional
northbound right-turn lane and southbound left-tum lane at the Farrell Drive
and Vista Chino intersection shall be made to the City. An engineer's estimate
for the construction of the required improvement shall be submitted to the City
Engineer for review and approval prior to approval of a Final Map. Payment
shall be made prior to issuance of a certificate of occupancy.

144. A minimum of 48 inches of sidewalk clearance shall be provided around ali
street furniture, fire hydrants and other aboveground facilities for ADA
accessibility.

145. All damaged, destroyed, or modified pavement legends and striping
associated with the proposed development shall be replaced as required by the
City Engineer prior to issuance of a certificate of occupancy.

146. Construction signing, lighting 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 California, Department of Transportation, "Manual of Traffic
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Controls for Construction and Maintenance Work Zones" dated 1996, or
subsequent additions in force at the time of construction.

147. This property is subject to the Transportation Uniform Mitigation Fee, which
shall be paid prior to issuance of building permits.
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than they usually see - it i cely conceived.

M/S/IC - ensen/Fredricks, 5-0-3 absent Lockyer, Miller, Rotman) Approve as
ed.

5. FREEHOLD COMMUNITIES, LLC, FOR AN AMENDMENT TO THE
ARCHITECTURAL STANDARDS, OPEN SPACE AND LANDSCAPING PLANS
FOR THE AVALON DEVELOPMENT; A PREVIOUSLY APPROVED PROJECT
CONSISTING OF 1,150 RESIDENTIAL UNITS, 18-HOLE GOLF COURSE,
CLUBHOUSE, POOL, SPA, TENNIS COURTS, AND A PARK LOCATED
ALONG THE NORTH SIDE OF SAN RAFAEL DRIVE, EAST OF NORTH
INDIAN CANYON DRIVE, SOUTH OF THE WHITEWATER RIVER AND WEST
OF SUNRISE WAY, ZONE PDD 290, SECTION 35 (CASE 5.0982-PD 290).{ER)

Principal Planner Robertson provided an overview of the proposed changes to the
previously approved project.

Chair Fredricks clarified what the AAC will be reviewing/approving.

Member Secoy-Jensen verified:

¢ The number of residential units.
» |Isita gated community?
o Was the project originally gated in 20047

BRAD SHUCKHART, Freehold Community, regional development manager, provided
background information on the site and an overview of the revised plans.

COLIN LIU, Hidey Architects, provided details on the architecture and design of the
development.

PAUL HADEN, C2 Collaborative Landscape Architects, provided details on the
landscape plan throughout the development.

PUBLIC COMMENT:

PAUL HENDRICKSON, resides across the street, said they've had a positive
relationship with the developer; however would like to make sure privacy, height
restrictions and traffic issues will be addressed.

HARRY COURTWRIGHT, Palermo, board member, spoke in support of the project;
however expressed concern about the height (will be surrounded on the east and north
side) and traffic issues.
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JIM RUSH, Four Seasons, general manager, appreciates that the developer has done
the neighborhood outreach and supports the amendment.

Member Song verified the details of the clubhouse and walking paths. She asked if
retail shops were considered and verified details of the streetscape.

Chair Fredricks requested clarification and/or had questions:

» The exclusive use of easements.
o Will they be fenced off?
» Will there be a continuity of fences?

Member Secoy-Jensen likes the approach of encouraging an active lifestyle and asked
if bike paths were considered. She questioned if parking spaces will be available at the
social gathering spaces - (street parking on private streets).

Vice-Chair Cassady asked if thought has been given to what the HOA fees wili be to
maintain the open-space.

Member Song requested details on the street parking and five foot setbacks on 50' and
60' lots.

Member Secoy-Jensen thinks it a creative approach and likes the references to the
local architects. She believes the development could benefit from more tennis courts
and thinks that a restaurant could be a great amenity. She noted that this is a windy
part of the city and is something to consider with all the trees and decomposed granite.

Chair Fredricks said this is a big improvement and agreed that this is windy and dusty
area. He suggested a community lap pool for a development of this size and agreed
that a restaurant would be great.

Member Song expressed concern about the street parking for the 40' lots. She would
like to see a massing study to understand the development standards and thinks the 3
styles for the homes may be limiting the design for the 700+ homes.

Member Secoy-Jensen requested details on the exterior wall - (can condition as part of
the final landscape plan.)

Vice-Chair Cassady suggested using the Alexander's as an example for variety in the
architectural elevations.

Member Purnel said this is a fresh approach for the reuse of the golf course. He likes
the citrus connecting to the desert; and suggested dates as part of the orchards as a

6
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connection to the existing agriculture. He supports the restaurant and noted concern
with the density of the streetscape.
M/S/C {Song/Secoy-Jensen, 5-0-3 Lockyer, Miller, Retman) Approve with conditions:
1. Further studies on the setback and height requirements as a block study.
2. Clarify the master developer's role for improvements (perimeter wall, view
fencing) versus individual housing developer.
3. Landscape Master Plan to come back to the AAC and include the perimeter
wall,
6. LECTION OF OFFICERS:
6A. ECTION OF CHAIR
6B. ELEC OF VICE-CHAIR
Chair Fredricks suggested  t oning the Election of Officers until September 6th when
the full body is in place. The concurred.

COMMITTEE MEMBER COMMENTS:

STAFF MEMBER COMMENTS:

Planning Director Fagg provided an update on the new appoin  nts made to the AAC.
He reported that a Joint AAC/Planning Commission orientation is  tatively scheduled
for September 14th.

ADJOURNMENT: The Architectural Advisory Committee adjourned at 5:19 pm  the
next regular meeting at 3:00 pm on Monday, July 18, 2016, Council Chamber, City
3200 East Tahquitz Canyon Way, Palm Springs.
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Flinn Fagg, AICP" 3
Director of Planning Services




ATTACHMENT #5




r N
h. 4 TERRA NOVA PLANNING & RESEARCH, INC.

October 4, 2016

Mssrs. Flinn Fagg and Edward Robertson
Principal Planner

City of Palm Springs

3200 East Tahquitz Canyon Way

Palm Springs, CA 92262

RE: CEQA Evaluation, Revised Avalon Project
Dear Flinn and Edward:

The City is currently considering an application that will result in the modification of the
partially completed Avalon project. The project was originally processed in 2004, and consisted
of General Plan Amendments, a Planned Development District and a Tentative Tract Map. The
approved project would have included an 18 hole golf course, 1,150 residential units and a park
on 309.4 acres located at the northeast corner of Indian Canyon Drive and San Rafael Road.

This analysis focuses specifically on the CEQA documentation for the project. The materials
listed below were provided to us by the City, are incorporated herein by reference, and are
available for public review at the Department of Planning Services.

* The Initial Study for TTM 31848, Case No. 5.0982-GPA-PDD 290

* The “Avalon Final Map Phasing Exhibit”

* The previously submitted application materials

* The currently submitted application materials for the “Miralon” project.

* The “Technical Memorandum” prepared by PACE to analyze landscaping water demand for
the currently proposed project.

* The traffic analysis provided by Endo Engineering, dated August 12, 2016, and comparing
the proposed project to previously approved projects.

* The biological resource analysis provided by Glenn Lukos Associates, dated August 15,
2016.

Pro’ect Environmental Review Back round

In 2004, the City processed an Initial Study for multiple General Plan Amendments (GPA)
pertaining to circulation around the project site, including the deletion of Avenida Caballeros and
the addition of Sunrise Parkway, and the deletion of two school sites; a Planned Development
District (PDD) , and a Tentative Tract Map {TTM). The Initial Study considered the impacts of
the GPA, PDD and TTM and the resulting golf course, 1,236 residential units and public park.

42635 MELANIE PLACE, SUITE 101, PALM DESERT, CA 92211 (760) 341-4800
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The Initial Study determined that potentially significant impacts would result in the following
CEQA issue areas:

¢ Air Quality

* Biological Resources

* Cultural Resources

* Geology and Soils

* Hydrology and Water Resources
* Noise

* Public Services

* Traffic and Circulation

* Utilities and Service Systems

The Imtial Study 1dentified, for each 1ssue area, mitigation measures which reduced the project
impacts to less than significant levels. As a result of the findings of the Initial Study, a Mitigated
Negative Declaration was prepared and approved by the City.

Following approval, the site was graded, the golf course was created, utilities were installed,
pads and interior streets were created, and some perimeter improvements were partially
completed. As a result of the recession of 2008, the site was abandoned, and the golf course,
although stll laid out, has been badly degraded.

Current Project
The City is currently reviewing an application which would modify the previously approved

project. The currently proposed project includes:

* The elimination of the 97 acre 18 hole golf course and replacement with hiking and
biking trails, three dog parks, community gardens, lakes and olive orchards.

* A community clubhouse on a 5 acre site.

* 1,150 residential units (752 single family and 398 multi-family units), consistent wath the
number of units approved for the original project.

* The dedication and improvement of surrounding streets.

The PDD for the proposed project is proposed for minor modifications, but will permit the same
types of residential units as the currently approved PDD. The Tract Map, which was recorded,
remains the same, so that lot sizes and layout will not change. The architectural style proposed
within the project is Modemist in nature, and includes one and two story single family homes,
and attached and detached multi-family homes.

CEQA Considerations

The amended application constitutes a “project” as defined by CEQA. CEQA grants each Lead
Agency the right to consider the need for additional CEQA review for projects that are part of a
larger project for which an EIR or Mitigated Negative Declaration has previously been prepared.
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In this case, the City completed a Mitigated Negative Declaration (MND) for the entire project
area, and correctly analyzed the “worst case” scenario, or maximum potential impacts, of the
project as a whole. The currently proposed project is within the intensity, land use and density
parameters identified in that original MND.

As stated in CEQA Section 15162:

“When an EIR has been certified or a negative declaration adopted for a project, no subsequent
EIR shall be prepared for that project unless the lead agency determines, on the basis of
substantial evidence in the light of the whole record, one or more of the following:

The CEQA Section goes on to identify 3 specific criteria which must be met in order to preclude
further analysis. The following describes each of these criteria, and determines whether
additional analysis is needed for the currently proposed Miralon project.

“Substantial changes are proposed in the project which will require major
revisions of the previous...negative de laration due to the involvement of new
significant environmental effects or a substantial increase in the severity of
previously identified significant effects.”

The currently proposed project will eliminate the proposed 97 acre golf course, and replace 1t
with desert landscaped areas, trails, olive orchards, community gardens and parks. The
residential unit count will remain the same. The site has been graded, but will require precise
grading to return the area to buildable condition, and to modify the previous golf course to
accommodate the alternative landscaping proposed.

The proposed project would result in 1mpacts that are consistent with those previously analyzed.
The amount of area previously dedicated to golf course will be developed in 2 mix of open space
uses that will be consistent in terms of area to the previously analyzed project. The number of
residential units will be the same as that approved in 2004, and 86 fewer units than previously
analyzed in the Initial Study. As a result, impacts to Geology and Soils, Hydrology, Noise,
Public Services, Utilities and Service Systems would be equivalent to those previously analyzed,
and would require the same mitigation measures as those proposed in the MND. Impacts
associated with Traffic and Circulation will be less, because the proposed project will generate
410 fewer trips than that originally analyzed'. Impacts associated with Air Quality and
Greenhouse Gases would be reduced, because construction emissions would not occur for rough
grading, which has been completed; and the project would generate 410 fewer vehicle trips, so
operational impacts would be somewhat lower. Impacts to Biological Resources will be less,
because the site has been graded and any native habitat or species have been removed by that
grading activity. Since previous grading of the site was conducted under the mitigation
requirements of the previously approved MND, Cultural Resource impacts would no longer
occur.

' Traffic analysis provided by Endo Engineering, dated August 12, 2016, comparing the proposed project to
previously analyzed project.
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Impacts associated with Aesthetics would be marginally less than those previously analyzed,
insofar as a higher number of single story units are currently proposed. Impacts associated with
visual character will be similar to those previously analyzed, insofar as the mix of open space
and residential development will be equivalent to that previously analyzed.

Impacts associated with Hazards & Hazardous Materials will remain less than significant, but
will change somewhat, because of the inclusion of the large areas of olive groves proposed for
the project site. The golf course would have required the use of fertilizer, pesticides, herbicides
and similar products for ongoing maintenance. The groves will require similar products, but
these products may be different from those used at a golf course. In either instance, however, the
use, storage and transport of these materials is strictly regulated by the County Department of
Environmental Health and the City’s Fire Department, and the currently proposed project will be
subject to those standards and requirements, just as the golf course would have been subject to
them.

Impacts associated with Water Resources are likely to be less than those previously analyzed,
insofar as the intensive use of water required for a golf course will be reduced by the
development of 33 acres of desert landscaping, and the creation of olive groves, which require a
lower water demand. Residential water demand will be somewhat reduced when compared to the
proposed project, since the number of units analyzed was 86 more than now being considered,
and the requirements for water efficiency in the Building Code and other City requirements are
now more stringent than they were in 2004.

Impacts associated with Agriculture, Land Use & Planning, Mineral Resources, Population &
Housing, and Recreation would be equivalent to those identified in the approved MND, and
would remain less than significant, because the project modifications retain the same
characteristics as the previously approved project. That is to say that recreational/common areas
remain essentially in the same layout as previously considered, residential development will
occur in the same locations as previously analyzed, and the only proposed physical change will
be associated with the character of the open space.

Overall, the proposed project will not result in 2 new significant environmental effect, nor will
there be a substantial increase in the severity of previously identified significant effects.

“Substantial changes occur with respect to the circumstances under which the
project is undertaken which will require major revisions of the previous
..Negative Declaration due to the involvement of new significant environmental
effects or a substantial increase in the severity of previously identified significant
effects; "

There has been no substantial change in the area surrounding the proposed project, nor has
development in the area surrounding the proposed project resulted in a change in the character or
environment of the area. Because of the recession of 2008, projects proposed in the general area
were not undertaken, and land remains substantially in the same condition as it did when the
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project was approved. The only project constructed in the area since project approval is Palermo,
as the northeast corner of San Rafael and Indian Canyon Drive. This project, partially developed,
was constructed during the same timeframe as the mass grading and golf course. The project
consists of two story residential units, and is compatible with the development proposed by the
current project.

There has been no substantial change in General Plan or Zoning designations in the area of the
proposed project, and development types surrounding the project are expected to be consistent
with the anticipated development types at the time the MND was prepared. There has been no
change in the circulation system in the area surrounding the proposed project. The City has
amended the General Plan to reflect the addition of Sunrise Parkway, and has included that
roadway in its currently adopted General Plan,

“New information of substantial importance, v hich was not known and could not
have been known with the exercise of reasonable diligence at the time the
previous ... Negative Declaration was adopted, shows any of the following:

(A) The project will have one or more significant effects not discussed in the
previous...negative declaration;

(B) Significant effects previously examined will be substantially more severe than
shown in the previous EIR;

(C Mitigation measure or alternatives pr viously found not to be feasible would
in fact be feasible, and would substantially reduce one or more significant
effects of the project, but the project proponents decline to adopt the
mitigation measure or alternative;

(D) Mitigation measures or alternatives which are considerably different from
those analyzed in the previous EIR would substantially reduce one or more
significant effects on the environment, but the project proponents decline to
adop! the mitigation measure or alternative.

As described above, there has been no change in the character, build out, land use designations
or zoning of the area covered by the proposed project, or its surroundings.

The City did adopt an updated General Plan in 2007, That document included a number of new
or changed policies. However, those policies are not in conflict with the proposed project. The
land use designation for the project site in the 2007 General Plan reflects the layout of the
proposed project, and designations for Low Density and Medium Density Residential in
locations that are consistent with the locations now proposed for the current project. Similarly,
the lands previously identified for golf course development are designated Open Space
Recreation in the General Plan.

The provisions of PD 290, which was approved in lien of a Zone Change, remains in effect, and
includes minor modifications which will have no impact on the type, character or intensity of
proposed development.
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The project is consistent or less impacting than the previously approved MND, as described
above. No new significant effects have been identified. The project will be subject to the same
mitigation measures as those previously approved. Because the project has consistent or less
impact than the previously approved project, those mitigation measures will be sufficient to
address and mitigate the impacts of the current project. There are no new mitigation measures, or
alternatives to the project that are different from those previously analyzed, and because of the
consistency of the two projects, no change is required to reduce the significant effects of the
project on the environment,

Conclusions Regarding Section 15162
As analyzed above, the proposed project does not require a subsequent MND, because impacts of

the proposed project have been analyzed; no new impacts have been identified; and no new
information changes the conditions under which the project will be implemented.

Conclusion

As analyzed above, the proposed project has been considered under the Initial Study prepared for
the 2004 project. The changes resulting from the conversion of the golf course to olive groves,
open space, parks and trails, the reduction in overall umt count, as well as the minor
modifications to the PDD will be consistent with the impacts identified in the approved MND,
and in some cases will reduce potential impacts. No changed circumstances, changes in the
environment or changes in regulations have occurred since the approval of the MND that would
result in a need for additional analysis or mitigation Based on the requirements of Public
Resources Code and the CEQA Guidelines, no additional environmental analysis is required for
this project.

Sincerely,

NAep

Nicole Sauviat Criste
Principal



PACE

Advanced Water Engineering
Technical Memorandum

Date: October 05, 2016

To: Tim Day

From: Sonny O. Sim, P.E.

Re: Palm Springs Village — Potable Water Use Calculation #B014

This memo wili provide a comparison between available water supply and the project's water
demand or usage of potable water. The available water supply is based on the Desert Water
Agency's 2015 Urban Water Management Plan.

Two annual water demand numbers are discussed in this memo. One is from the project Water
Supply Assessment generated for the project which indicates that the total annual domestic
water demand for the project is estimated at 3,300 acre-feet per year (AFY). The proposed
project water usage is also calculated and presented.

Water Supply — Desert Water Agency 2015 Urban Water Management Plan (UWMP) Per Capita Usage

The Desert Water Agency (DWA) prepared the 2015 UWMP to provide a working document
when determining the available supply of water. It should be noted that the DWA in the 2015
UWMP has indicated that this project is included in its overall water demand calculations. A
Water Supply Assessment has been submitted and approved by the DWA. In the UWMP, DWA
determined the water reduction to establish a continuous 10-year baseline average water use.
The baseline water use is the agency’s gross water use divided by its service area population,
reported in gallons per capita per day (gpcd). The 10 year average must have an end date
between December 31, 2004 and December 31, 2010. DWA provided a baseline usage of 430
gpcd. To determine the water use target, 80% of the baseline was used which is 344 gpcd.

The 2020 final water target can be used in conjunction with the projected population of the new
development. According to the 2075 UWMP, the total persons per household was
approximately 4.4 (2015 UWMP Section IV-3). For the purpose of this report, 4.4 people per
household will be used for water demand calculations. However, the Paim Springs 2015-2021
Housing Element General Plan indicates that the average household size is 1.93 people per
household which would result in a lower annual water volume. The table below shows the water
demand of the new development per capita usage of water use, number of people per
household based on the number of single family and multi-family units planned for the
development. There are two conditions for the 2015 UWMP. Table 1 shows the project
considered in the WSA and the Mitigated Negative Declaration prepared for the approved
project (referred to below as the Approved Project), which included the target golf course and
1236 units. Table 2 shows the proposed project under the proposed PDD amendment, including
the revised open space plan and 1150 units (referred to below as the Proposed Project.)



The calculations in Table 1 and Table 2 include both indoor and outdoor water usage estimates.

Water Usage — Indoor and Outdoor Estimates

The water usage estimates calculated below are for the areas used by single and multifamily
units which include the water use for indoors as well as water use for the landscape within the
area of each lot. To determine the total project water use, the calculated values shown in this
memo must be added to the calculated water use for the landscape (including orchards, lakes,
etc.) as described in the “Technical Memorandum” prepared by PACE dated Apnl 29, 2016 and
revised on September 30, 2016.

While water usage based on gallons per capita per day provides a general water usage, it does
not take into account specific site characteristics for each development. In order to minimize the
impact the development has on water demand, Freehold Communities has decided to pursue a
water conscious development that will utilize water efficient fixtures within the homes and select
a plant palette with irrigation methodology that will maximize the limited water available for
outdoor use (See landscape water use estimates prepared previously).

The homes will be constructed with water efficient fixtures that will meet California Green
Building Standards and the EPA’s WaterSense program. When estimating indoor water use, the
daily usage per person is calculated by the fixture's flow rate and the duration / number of uses
expected per person. The following table shows an estimation of the daily indoor usage per
capita.

Tech Memo - Palm Springs Village
Potable Water Use Calculotion /Project # B014 Page 2 of 5



Table 3 - Indoor Potable Water Usage

Indoor Potable Water Usage

Potable Water Use |Flow per Use |Daily Usage |Gallons/Capital/Day
Toilet 1.28 Gal/flush |5 flush/day 6.4
Showers 2.0Gal/min |8 min/day 16
Kitchen Faucets 1.5Gal/min |4 min/day 6
Bathroom Faucets {1.5Gal/min |2 min/day 3
Clothes Washer |13 Gal/load  |0.5 load/day 6.5
Diswasher 4.25 Gal/load |0.3 loads/day 13
Indoor Potable Water Usage _ 39.2

While the above table shows that the estimated indoor usage per capita is 39 gallons per day,
45 gallons per person per day will be used for the purpose of calculating the total water demand
of this development. This provides a more conservative number to account for possible leaks of
fixtures within the homes or the possibility that residents use more water than calculated.

Table 4 and 5 shows the estimated water usage for both indoor and outdoor use of the

proposed development. Table 4 shows the estimated water use for the Approved Project,
calculated using the estimated water demand of 45 gallons per person per day. Table 5 shows
the estimated water use for the proposed project using the same estimated water demand
calculation. To determine the outdoor water usage for each lot, it is assumed that each single
family home has 900 sf of irrigated area within each lot and each multifamily home has 250 sf.
The size of the yard along with 100% irrigation of those yards provides a conservative estimate
of outdoor water use. The figures in Table 4 and Table 5 do not include the water demand for

the 97 acre open space which is calculated separately in the "Technical Memorandum”

prepared by PACE dated September 30, 2016.

Table 4 - Approved Project Water Usage

Tech Memo - Palm Springs Village

Potable Water Use Calculation /Project # B014
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Table 5 - Proposed Project Water Usage

Summary ~ Companson of Supply and Demand

Figure 1 indicates the summary of the total supply as indicated in 2015 Urban Water
Management Plan and the demands as indicated in the original water supply assessment as
well as the calculated single/multifamily lot and landscape water required. The proposed project
will use an estimated total of 663 acre-feet per year compared with the original Water Supply
Assessment's demand of 3,300 AFY Figure 1 also indicate that the estimated total demand
(663 AFY) for the proposed project will be less than that of the available supply based on the
2015 UWMP of 1,950 AFY. The values shown in Figure 1 are estimated based on the
assumptions including population and demand per capita as stated in this memorandum and
can increase or decrease based on these assumptions.

Tech Memo - Palm Springs Village
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GLENN LUKOS ASSOCIATES

Regulatory Services

August 15, 2016

Avalon 1150, LLC
500 Boulston Street, Suite 1870
Boston, Massachusetts 02116

SUBJECT: Biological Resources Analysis for the Miralon Project, an Approximate 309-Acre
Property Located in the City of Palm Springs, Riverside County, California.

This letter report documents the results of a biological resources evaluation of the proposed
Miralen Project (Project) located in the City of Palm Spnings, Riverside County, California. The
Project would occur on an approximate 309-acre property located in Section 35, Township 5
East, and Range 4 South within the City of Palm Springs (City) [Figure 1].

Specifically, the Project site occurs at the southeastern intersection of North Indian Canyon
Drive and Sunrise Parkway. The Project is bounded by the Whitewater River Flood Control
Levee and Sunrise Parkway to the north,

San Rafael Drive to the south, Sunrise Way  Fijgyre 1. Pro’ect Site

to the east, and Indian Canyon Drive to the

west. For the analysis presented here, no

off-site improvements were anticipated.

As part of biological resources evaluation, a
field review of the Project site was
conducted by Martin Rasnick (senior
regulatory specialist) and Tricia Campbell
(senior biologist) of Glenn Lukos
Associates (GLA) on February 6, 2015 and
Juiy 18, 2016 and the following Project
documents were reviewed:

P

o K & A Engineering, Inc. (K & A)
(2014): Memo Avalon (TR
31848) Meeting at the City of Palm
Springs on March 11, 2014;

29 Orchard . Lake Forest " California 92630-8300
Telephone: (949) 837-0404 Facsimile: (949) 837-5834
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» Ecological Consultants (2003): Biclogical Assessment and Impacts Analysis of the
Proposed Palm Springs Village, dated March 2013;

e City of Palm Springs (2004): Initial Study for TTM 31848;

¢ City of Palm Springs (2004): Notice of Intent to Adopt Mitigated Negative Declaration
for TTM 31848;
Fidelity National Title Company (2014): Amended Preliminary Title Report;
Mainiero, Smith, and Associates, Inc. (MSA) (2004): Response to Comments Letter to
City of Palm Springs Planning Commission;

» Project plans (on and off site improvements) prepared by MSA; and

e Other documents provided by the Project team.

The CEQA Initial Study (1S)/Mitigated Negative Declaration (MND) was approved by the City
of Palm Springs in 2004 in conjunction with approval of the Project. At that time the Coachella
Valley Fringe-toed Lizard Habitat Conservation Plan (CVFTL HCP) was active. Since 2004, the
CVFTL HCP has been subsumed by, and incorporated into, the regional Coachella Valley
Multiple Species Habitat Conservation Plan (CVMSHCP). As such there is no longer an active
CVFTL HCP. The Project will now receive coverage under the CVMSHCP and as such, the fee
payment made to the CVFTL HCP will be subsumed (incorporated) into the CVMSHCP fee
payment required for the Project.

The information presented in this report provides an update on existing conditions present at the
Project site and the current regulatory scheme with that presented in the IS/MND.

Project History

Although construction within the Project site had commenced in 2005, the slumping economy
brought construction to a halt and the Project site has remained in its current, partially
constructed condition since activities stopped. The Project site has been mass-graded and a
majority of the golf course was previously constructed. Significant portions of the on-site sewer,
water, storm drain, and street improvements have been constructed, especially in the western
portion of the Project site. Additionally, the perimeter walls for Phase 1 of the Project have been
installed along the eastern and southern Project site boundaries, as well as most of the westemn
Project site boundary. Finally, a flood control levee was constructed along the northem Project
site boundary with the Whitewater River flood plain.

Biology

The Project site is within the Plan area for the CVMSHCP, but it does not occur within
CVMSHCP conservation areas. The Whitewater River Flood Plain Conservation Area occurs
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directly north of the Project on the north side of the Whitewater River levee, which is the
northern boundary of the Project site.

The biological resources analysis presented in the 1S/MND identified the presence of the
Coachella Valley fringe-toed lizard (Uma inornata) on the Project site and there was a
significant probability for the Coachella Valley milk-vetch (Astragalus lentiginosus var.
coachellae) to be present. Both of these species are federally listed by the United States Fish and
Wildlife Service (USFWS). In addition to these twao listed species, two non-listed special status
species were confirmed to be present, the Coachella Valley round-tailed ground squirrel
(Spermophilus tereticaudus chiorus) and loggerhead shrike (Lanius ludovicianus). Several non-
listed special status species judged to have potential to occur, but not found, included glandular
ditaxis (Ditaxis claryana), Palm Springs pocket mouse (Perognathus longimembris bangsi), and
flat-tailed horned lizard (Phrynosoma mcallii).

Although a desert tortoise (Gopherus agassizii, federally and state-listed as Threatened) survey
was not performed, the Project site was carefully checked for sign and burrows, and none were
identified or observed. The Project site was also evaluated for the presence of Coachella Valley
giant sand treader cricket (Macrobaenetes valgum), Coachella Valley Jerusalem cricket
(Stenopeimatus cahuilaensis), and Casey’s June beetle (Dinacoma caseyi). Night surveys were
performed across several evenings in March and April 2003 and none of the three species above
was observed.

All of the biological resources work performed in support of the ISMND was performed prior to
site grading and partial construction. There are no longer natural vegetation communities
present. As stated above (Project History), site development commenced in 2005 and halted due
to poor economic conditions. As such, many of the species confirmed present on the Project site
or found to have potential to be present no longer have any potential to be present and impacted
by the Project.

CVMSHCP Analysis

The following species are covered under the CVMSHCP. Those species in bold either had been
identified as having potential to occur, or were confirmed to be present in the IS/MND, prior to
site grading. Potential for occurrence has been reviewed and revised as follows based on current
site conditions and a February 6, 2015 and July 18, 2016 site review. Although drought
conditions were present during 2015 and 2016, the following conclusions were dictated by the
mass grading and infrastructure development that occurred in the past; leaving the Project site
devoid of natural vegetation communities. Therefore, the conclusions presented below would
not have changed if normal rainfall conditions had occurred in 2015 and/or 2016.
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Coachella valley milkvetch [Astragalus lentiginosus var. coachellae] - not observed; no
longer any potential to occur due to site grading and infrastructure development;

Little San Bemardino mountains linanthus [ Linanthus maculatus] - not observed; no
potential to occur;

Mecca aster [ Xylorhiza cognate] - not observed; no potential to occur;

Orocopia sage [Salvia greatae] - not observed; no potential to occur;

Triple-ribbed milkvetch [Astragalus tricarinatus] - not observed; no potential to occur;
Coachella Valley giant sand-treader cricket [Macrobaenetes valgum] - not observed;
no longer any potential to occur due to site grading and infrastructure development;
Coachella Valley Jerusalem cricket [Stenopelmatus cahuilaensis] - not observed; no
longer any potential to occur due to site grading and infrastructure development;

Desert pupfish [ Cyprinodon macularius] - not observed; no potential to occur;

Arroyo toad [Anaxyrus californicus] - not observed; no potential to occur;

Coachella Valley fringe-toed lizard [ Uma inornata) — not observed; potential to occur as
a wandering individual from floodplain. No live-in habitat present, based on site visits;
Flat-tailed horned lizard [ Phrynosoma mcallii] - not observed; potential to occur as a
wandering individual from the floodplain. No live-in habitat present, based on site visits;
Desert tortoise [ Gopherus agassizii] - not observed; no longer any potential to occur due
to site grading and infrastructure development;

Burrowing owl [Athene cunicularia) - not observed; potential to occur due to site
grading and infrastructure development;

California black rail [Laterallus jamaicensis coturniculus] - not observed; no potential to
occur;

Crissal thrasher [ Toxostoma crissale] - not observed; no potential to occur;

Gray vireo [ Vireo vicinior] - not observed; no potential to occur;

Le Conte’s thrasher [ Toxostoma lecontei] - not observed; no potential to occur;

Least Bell’s vireo [ Vireo bellii pusillus] - not observed; no potential to occur;
Southwestern willow flycatcher [ Empidonax traillii extimus] - not observed; no potential
to occur;

Summer tanager [ Piranga rubral - not observed; no potential to occur;

Yellow warbler [ Dendroica petechia brewster] - not observed; no potential to occur;
Yellow-breasted chat [cteria virens] - not observed; no potential to occur;

Yuma clapper rail [Rallus longirostris yumanensis] - not observed; no potential to occur;
Coachella Valley round-tailed ground squirrel [Spermophilus tereticaudus chlorus] -
not observed; no longer any potential to be present due to grading and infrastructure
development;

Palm Springs pocket mouse [ Perognathus longimembris bangsi] — not observed; no
longer any potential to occur due to site grading and infrastructure development;
Peninsular bighorn sheep [Ovis canadensis nelsoni] - not observed; no potential to occur;
and
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e Western yellow bat [ Lasiurus xanthinus] - not observed; no potential to occur.

For the Project to receive coverage under the CVMSHCP, it must be consistent with the policies
of the Plan. For this Project, this equates to following the requirements set forth in Sections 4.4
and 4.5 of Volume I of the CVMSHCP. Section 4.4 provides the avoidance and minimization
measures that a Project must comply with if the Project occurs within a conservation area. As
indicated above, the Project does not occur within a conservation area. Since the Project is not
located within a CVMSHCP conservation area, the only species survey that will be necessary is a
pre-construction burrowing owl survey following the CDFW Staff Report (March 2012) and
recommended survey protocol. This involves performing two field visits within two weeks prior
to ground disturbance to ensure that the burrowing owl is absent from the site. If the species is
present, passive eviction of the owl(s) would be required with CDFW approval. No
compensatory mitigation under the CVMSHCP would be required and the pre-construction
survey can occur any time of year; however, if the survey occurs during the nesting season of
burrowing owl (between March 1 and August 31) and the species is found, eviction of the owls
would be delayed until nesting was completed. This species was not discussed in the ISS/MND,
and although the Project site is graded, the species could be present. It was not detected during
either of the site visits performed in 2015 or 2016. It is a fully covered species under the
CVMSHCEP, so any potential impacts to the species or its habitat would be fully compensated by
the Plan. No new impact to burrowing owl would occur.

Section 4.5 of the CVMSHCP Plan provides guidelines to ensure potential indirect effects to
biological resources in a conservation area adjacent to proposed development are minimized
and/or avoided. The guidelines address:

¢ Drainage;
e Toxics;

e Lighting;
s Noise;

Invasive species;
e Creatton of barriers; and
¢ Grading/development directly adjacent to conservation lands.

The existing levee creates a barrier between the Whitewater River Flood Plain Conservation
Area and the Project site. Currently there is no potential for nuisance flows from the Project site
to reach the conservation area due to the levee and control of 100-year flows on site. Completion
of the perimeter block wall would further ensure protection of the conservation area from the
proposed development. If the Project will have an entrance/exit on Sunrise Parkway and have
associated landscaping and irrigation along Sunrise Parkway, it will be important to plant non-
invasive plants and ensure that all irrigation drains away from the conservation area (White
Water River). In addition, it will be important to have residential and street lighting directed
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away from the conservation area (White Water River). To avoid and minimize potential indirect
effects to the adjacent conservation area, the following measures are necessary:

* Completion of the Project perimeter wall (parallel to Sunrise Parkway) as each Phase of
the Project is constructed;

* Residential and street lighting along the north edge of the development would be directed
away from the conservation area;

¢ No invasive plant species used for landscaping; and

e Irrigation placed outside the perimeter wall will drain away from the levee.

Implementation of these avoidance and minimization measures ensure potential indirect impacts
to adjacent conservation lands would not be significant under CEQA.

Non-CVMSHCP Analysis

Casey’s June beetle is not a covered species under the Plan and was initially judged by
Ecological Consultants (2003) to have potential to occur on the Project site but was not found
during their field studies. At the time of that evaluation (2003) this species of beetle was only a
state species of special concem. Since that time, it has been listed as Endangered by the federal
government and the range of the species has been determined to be limited to Palm Canyon
Wash in Palm Canyon. As such, there is no potential for Casey’s June beetle to occur on the
Project site and no impact to the species would occur.

There are species that have been classified as having special status that were not special status
species at the time the biological resources work was performed in 2003 and hence were not
reported in the CEQA IS/MND. To identify such resources, GLA conducted a search/review of
the California Natural Diversity Database (CNDDB 2016) and a California Native Plant Society
Rare Plant Inventory (CNPS 2016). These species are singlewhorl burrobrush (Ambrosia
monogyra), Latimer's woodland-gilia (Sa/tugilia latimeri), California satintail (Imperata
brevifolia), Vaux’s swift (Chaetura vauxi) and sharp-shinned hawk (Accipiter striatus).

Based on the field review of the Project site, there is no potential for special status plants to be
present. The site has been mass-graded with pads and portions of the development infrastructure
are complete. Naturally occurring top soil has been removed and the dirt has been compacted.
These conditions eliminate the potential for specials-status plants to occur.

Based on the field review of the Project site, there are two species of non-listed special status
animals with potential to occur on the Project site, Vaux’s swift and sharp-shinned hawk. Both
species are not covered by the CVMSHCP. Neither species was detected during the 2015 and
2016 field visits nor would they occur in a manner that could be potentially significant under
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CEQA. The Project site lacks potential nesting habitat for both species and if either species was
present it would be in a foraging role. The existing Project site conditions eliminate the potential
for these two species to occur in a significant role.

Development of the Project site has the potential to impact active native bird nests if vegetation
is removed during the nesting season (January 1 to August 31). Impacts to nesting native birds
are prohibited by the Migratory Bird Treaty Act (MBTA) and State Fish and Game Code (FGC).
Neither MBTA nor FGC were addressed in the IS/MND. Although impacts to native birds are
prohibited by MBTA and FGC, impacts to native birds by the proposed Project would not be a
significant impact under CEQA. The native birds with potential to nest on the Project site would
be those that are extremely common to the region and highly adapted to human landscapes and
have no special status. To ensure Project activities comply with the MBTA and FGC, a nesting
bird pre-construction survey is necessary, if construction is proposed to commence between
February 15" and August 31 of a given year. No compensatory mitigation would be needed.

In summary, the Project site lacks potential habitat for non CVMSHCP special status plants or
animals to be present (in a constraining role) due to the absence of natural vegetation
communities and the grading and infrastructure development that occurred in the past. A native
nesting bird preconstruction survey will be necessary to ensure compliance with MBTA and
FGC. No significant impacts to non CVMSHCP would occur from development of the Project
site.

For the few special status species with potential to be present that are covered under the
CVMSHCP, fee payment to the CVMSHCP as well as conducting a preconstruction burrowing
owl survey will provide full mitigation for any potential impacts to these species by development
of the Project site. No further mitigation is necessary and the Project would have no significant
impact on these species.

U.S. Army Corps of Engineers Jurisdiction

As noted above, the Project site has already been mass-graded and a levee has been constructed
along the northern Project boundary adjacent to the Whitewater River. As the Project site has
already been mass-graded, and there are no streambeds and/or wetlands on site, there is no Corps
Jurisdiction present. This is consistent with the analysis in the ISMND. As no Corps jurisdiction
is present, further construction of the Project will not require Freehold to secure a Corps 404
permit (i.e., there is no Corps jurisdiction on site, and as such, no permit from the Corps is
needed or required). No impact to Corps jurisdiction would occur from development of the
Project site.
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GLA also understands that off site improvements to Indian Canyon Drive have been completed;
therefore, no work efforts will occur within the Whitewater River floodplain that could
potentially require a Corps permit.

Colorado River Basin Regional Water Quality Control Board Jurisdiction

The Project site has already been mass-graded and a levee has been constructed along the
northern Project boundary adjacent to the Whitewater River. As indicated above, the Project site
has already been mass-graded, and there are no streambeds and/or wetlands on site, there is no
Corps jurisdiction present. As no Corps jurisdiction is present, there is no Regional Board
Jurisdiction present as it relates to Section 401 of the CWA. Additionally, there are no features
on site providing beneficial uses that would be regulated by the Regional Board pursuant to
Section 13260 of the California Water Code. As a result, no waste discharge order is necessary
for the Project and further construction of the Project will not require the Project applicant to
secure a 401 water quality certification (i.e., there is no Regional Board jurisdiction on site, and
as such, no permit or waste discharge order from the Regional Board is needed or required).
This is consistent with the analysis in the ISMND. No impact to Regional Board jurisdiction
would occur from development of the Project site.

GLA also understands that off site improvements to Indian Canyon Drive have been completed,
therefore, no work efforts will occur within the Whitewater River floodplain that could require a
Regional Board water quality certification or waste discharge order.

California Department of Fish and Wildlife Jurisdiction

The Project site has already been mass-graded and a levee has been constructed along the
northern Project boundary adjacent to the Whitewater River. As the Project site has already been
mass-graded, and there are no streambeds (including natural lakes) and/or riparian habitat
associated with streambeds (or natural lakes) on site, there is no CDFW jurisdiction present.

This is consistent with the analysis provided in the IS/MND. As no CDFW jurisdiction is
present, further construction of the Project will not require the Project applicant to secure a 1602
Streambed Alteration Agreement (i.e., there is no CDFW jurisdiction on the Project site, and as
such, no agreement from the CDFW is needed or required). No impact to CDFW jurisdiction
would occur from development of the Project site.

GLA also understands that off site improvements to Indian Canyon Drive have been completed;
therefore, no work efforts will occur within the Whitewater River floodplain that could require a
CDFW Streambed Alteration Agreement.
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CONCLUSION

The IS/MND indicates there are no wetlands on the site, Based on a field review, GLA concurs
that no wetlands are present and in addition has confirmed the absence of Corps jurisdictional
waters, Regional Board jurisdictional waters, or CDFW jurisdiction; therefore, no
permits/agreements from any of these agencies would be required and no impact to jurisdictional
waters would occur from development of the Project site.

The IS/MND did not discuss potential impacts to burrowing owl, which has potential to be
present on the Project site. However with implementation of the burrowing owl measures
provided in this document, any potential impacts to this species would be fully mitigated. No
further compensation would be needed.

The CYMSHCP requires the Project is consistent with Section 4.5, Volume 1 of the Plan, which
addresses the potential for indirect effects to occur to conservation lands adjacent to
development. This was not addressed in the IS/MND. However, with implementation of the
measures presented in this document, the Project would be consistent with the CVMSHCP.

If you have any questions, please call me at (949) 837-0404, Ext. 17.

Sincerely,

GLENN LUKOS ASSOCIATES, INC.

@‘Wa.@/ﬁf/

Tricia A. Campbell
Principal/Senior Biologist
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Endo Engineering Traffic Engineering Air Quality Studies Noise Assessments

August 12, 2016

Mr. Marcus Fuller

Assistant City Manager/City Engineer
City of Palm Springs

3200 E. Tahquitz Canyon Way

Palm Springs, CA 92262

SuBJECT: Effect of Minor Modifications Proposed for the Miralon Project
(PDD 290 Amendment and Tract Map 31848) on the Previously
Identified Avalon Project Traffic Impacts and Mitigation

Dear Mr. Fulier;

The Miralon Project is a master planned community proposed by Freehold Communities, LLC at the
northern gateway to the City of Palm Springs, California. Figure 1 shows the project site in its regional
context. The 309.39-acre project site extends east of North Indian Canyon Drive to Sunrise Way,
and north of San Rafael Drive to Sunrise Parkway and the Whitewater River levee. Figure 2 shows
the project site in its local context.

The development of a planned community within the project site began more than a decade ago with
the approval of the original Palm Springs Village Preliminary PDD and the subsequent Avalon
Planned Development District 290 and TTM 31848. However, the Avalon development was never
completed because of the economic recession and financial crisis that began in 2008. The property
has been acquired by new owners proposing an amendment to the approved Avalon PDD 290
known as the “Miralon Project”.

The applicant is proposing to develop essentially the same project that was previously approved by
the City of Palm Springs, as shown in Figure 3 {the Approved Site Plan). The Miralon Project (PDD
290 Amendment) would be consistent with the intent of the original PDD 290 approval and the Final
Map and would not change the internal site layout of the gated community. The Miralon Project
would not change the total number of residential dwelling units to be constructed within the project
site. Like the Avalon development, the Miralon Project would include a maximum of 1,150 residential
dwelling units {including 752 single-family units and 398 multi-family units} accessed via four site
access intersections {(one in each cardinal direction). As shown in Figure 4 (the Proposed Site Plan),
the Miralon Project would replace the approved public 18-hole golf course with sustainable
landscaping/orchards and community recreation facilities.

Traffic impacts and mitigation measures associated with the development of the project site were
previously identified in the Palm Springs Village Planned Development District Traffic Impact Study
{Endo Engineering; September 22, 2003). That study, as amended by a subsequent letter {dated
February 17, 2004) responding to comments by the City of Palm Springs, is referred to herein as the
2003 TIS. The 2003 TIS evaluated 1,237 residential dwelling units (800 single-family and 437 muilti-
family units) a public 18-hole golf course (with a driving range and a 5,000 square foot clubhouse), a
small private park, and a 10-acre public park. It addressed three site access connections to the
surrounding street system but not the Western Site Access on Indian Canyon Drive that was
subsequently added and approved. The 2003 TIS documented traffic volumes and roadway and
intersection capacities, with and without on-site development in the year 2010 and 2020.

28811 Woodcock Drive, Laguna Niguel, CA 92677-1330
Phone: (949) 362-0020 E-Mail: endoengr@cox.net



Figure 1
Regional Location
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Figure 2
Study Area and Key Intersections
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Purpose and Objectives

This focused letter report was prepared to provide supplemental information necessary for the City of
Palm Springs to evaluate the traffic implications associated with the delay in the development of the
project associated with the economic downturn. Changes that have occurred since the 2003 TIS
was prepared were documented to update the previously identified traffic impacts and mitigation
measures. These changes include: (1) improvements to the transportation system in the project
vicinity; (2) changes in the existing (baseline) traffic volumes; (3) minor modifications to the land uses
and the number of trips associated with the proposed Miralon Project; (4) the 2007 Palm Springs
General Plan designation of Sunrise Parkway, between Indian Canyon Drive and Sunrise Way, as a
four-fane divided Secondary Tharoughfare; (5) the addition of the Western Site Access on Indian
Canyon Drive; and (6) the availability of updated future traffic projections. Future changes to the
adjacent circulation system and traffic volumes associated with both Phase 1 and buildout of the
Miralon Project were evaluated. The future background traffic projections were updated to reflect the
trips generated by the future growth in land uses anticipated by the Land Use Element of the 2007
Palm Springs General Plan and the Serena Park cumulative project.

Regional travel demand models simulate daily traffic on the transportation network based on the
development pattern to determine if the planned roadway system improvements will accommodate
the anticipated travel demand over the long term. Since the existing entitlements were included in
the traffic model developed for the 2007 Palm Springs General Plan, the volume of traffic generated
by the development of the site would not impact the overall roadway network planned to serve future
development upon General Plan buildout. However, regional models cannot accurately reflect site
access points or be used during the design review process to determine if a project might have an
impact on intersections in close proximity to proposed site access points.

Although the Miralon Project would not increase the traffic velumes generated during the peak hours,
the addition of the Western Site Access on Indian Canyon Drive after the 2003 TIS was completed
would change the directional distribution of vehicles approaching and leaving the site. Access
conneclions must be appropriately located and designed to avoid impacts in the immediate vicinity
related to traffic operations and safety. Therefore, a detailed analysis of the site access intersections
and adjacent key intersections along the perimeter roadways was completed to identify any potential
local impacts and ensure that acceptable levels of service would be maintained upon completion of
the Phase 1 development (in the year 2018) and upon project completion {in the year 2030).

Summary of Findings

The 2003 TIS evaluated more residential dwelling units than the existing entittements associated with
the Avalon development. The 2003 TIS addressed three site access connections to the surrounding
street system (to the north, east, and south) without the Western Site Access on Indian Canyon Drive
that was ultimately approved. The 2003 TIS evaluated project buildout conditions in the year 2010
and the year 2020 with Sunrise Parkway, between Indian Canyon Drive and Sunrise Way, as a two-
lane collector street along the northern and eastern site boundary attracting relatively little through
traffic.

The Miralon Project would generate fewer trips than the development evaluated in the 2003 TIS as
well as fewer trips than the existing entitlements. As shown in Table 2, replacing the 18-hole public
golf course with an olive grove and community recreation facilities would reduce the number of trips
generated by the development during the midday and evening peak hours on weekdays. With fewer
project-related trips that are more evenly distributed to the perimeter streets in all four cardinal
directions, the regional traffic impacts of the Miralon Project would be expected to be essentially the
same as or less than previously identified and mitigated in the 2003 TIS. The Avalon project is
consistent with the 2007 Palm Springs General Plan. Consequently, the regional impacts associated
with site development were previously identified and addressed in the 2003 TIS and in the 2007
Palm Springs General Plan Update EIR.



Access for Phase 1 of the Miralon Project would be exclusively to the west via Indian Canyon Drive
and to the north via the existing segment of Sunrise Parkway, east of Indian Canyon Drive. The
Phase 1 traffic would not have access to the south (via the future gated entry on Avenida
Caballeros, north of San Rafael Drive) or to the east (via the future East Site Access on Sunrise
Parkway/Sunrise Way). This would effectively minimize Phase 1 traffic volumes in the existing
residential areas located south and east of the project site. The applicant proposes to construct
Sunrise Parkway between the North Site Access and Sunrise Way in conjunction with adjacent
development within Phase 2. Both the East Site Access on Sunrise Parkway and the south site
access onto Avenida Caballeros would be constructed and opened in conjunction with development
within Phase 2.

The future peak hour conditions at the site access points and the key intersections along the four
perimeter streets in the vicinity were evaluated to determine if they will meet the City of Palm Springs
minimum performance standard of Level of Service *"D". With the site access improvements proposed
in conjunction with the Miralon Project (shown in Figures 16 and 17) all of the intersections evaluated
are projected to operate at acceptable levels of service during the peak hours in the year 2019 with
Phase 1 traffic volumes and in the year 2030 with the Miralon Project completed.

Other than the traffic signal required in Phase 1 at the Indian Canyon Drive/Sunrise Parkway
intersection, no additional traffic signals would be required at the intersections evaluvated to
accommodate the trips generated by the Miralon Project at acceptable levels of service. The
southbound left-turn volume at the intersection of Indian Canyon Drive with Sunrise Parkway is
projected to exceed 300 vehicles during the peak hour in the year 2030 with and without site traffic,
The provision of dual southbound left-turn lanes would improve the peak hour levels of service at this
intersection and reduce the southbound left-turn back-of-queue length.

Background and Setting

Since 2003, the development plans for the project site have evolved and been refined, resulting in
minor changes to the future land uses envisioned, and the phasing of the development. Changes to
the site access plan have occurred. The ultimate improvements required along the northern and
eastern site boundary for Sunrise Parkway have changed. Improvements have been made to the
surrounding street system. The master planned circulation system that was designed to serve the
future travel demands upon build out of the Paim Springs General Plan has been modified. Local
and regional travel demand models have been updated. Cumulative developments in the project
vicinity have changed.

The growth in traffic volumes that accompanies future development throughout the City of Palm
Springs and the Coachella Valley must be quantified to demonstrate that the site will have adequate
access in the future and acceptable levels of service will be maintained when the project is completed
in the year 2030. The updated year 2030 traffic projections from the travel demand model
developed for the 2007 update of the Palm Springs General Plan used in this analysis are not the
same as the year 2020 traffic projections used in the 2003 TIS (that were developed from the 2020
CVATS model). In addition to the difference in the planning horizon years of the two models, the
roadway network and land use assumptions in the two models were different.

Scope of Analysis

To update the baseline conditions near the four site access points, new midday and evening peak
hour traffic counts were made on Wednesday, May 25, 2016 at three intersections along San Rafael
Drive (at Indian Canyon Drive, Avenida Caballeros, and at Sunrise Way). Although Sunrise Parkway
has been constructed between Indian Canyon Drive and the North Site Access, it is currently closed
and barricaded. Since there are currently no turning volumes toffrom Sunrise Parkway, a new 24-hour
directional traffic count was made on Indian Canyon Drive at Sunrise Parkway on May 25, 20186.

The trip generation of the proposed Miralon Project was compared to that of the original Palm
Springs Village PDD and the approved Avalon development. The site traffic distribution in the 2003
TIS reflecting project buildout conditions with three site access points was modified to reflect four site



access points. In addition, a new site traffic distribution was developed for conditions in the year
2019, when Phase 1 of the Miralon development is expected to be completed. In the year 2019,
only the North Site Access on Sunrise Parkway and the West Site Access on Indian Canyon Drive will
be open to site traffic.

The future year 2010 and 2020 traffic projections in the 2003 TIS were updated. New projections
were developed for year 2019 conditions (with and without Phase 1 of the Miralon Project) and
horizon year 2030 conditions (with and without the completed Miralon Project). The 2007 Palm
Springs General Plan traffic model projections for the year 2030 were used as the basis for the
updated future background traffic projections. These projections include the projected growth in both
focal and regional development per the 2007 Palm Springs General Plan. However, the proposed
Serena Park land uses were not included in the 2007 Palm Springs General Plan. As shown in
Figure 2, the cumulative Serena Park development is located east of Sunrise Way, within the former
Palm Springs Country Club site. The cumulative traffic associated with the proposed Serena Park
development was added to the updated future background volumes.

To assess potential localized traffic impacts, peak hour traffic operations were evaluated at six key
intersections located around the perimeter of the project site (along Indian Canyon Drive, San Rafael
Drive, Sunrise Way and Sunrise Parkway). These intersections were considered the most likely to be
affected by the addition of the Western Site Access on Indian Canyon Drive. An operational analysis
was not performed for the intersection of the Western Site Access with Indian Canyon Drive, since
right-turn movements experience very little control delay. There would be no left-turn movements to
or from Dean Way conflicting with the through-traffic flows on Indian Canyon Drive. The required lane
geometrics and traffic control devices at the six intersections evaluated were reviewed to determine if
changes would be required as a result of the Miralon Project.

Changes to the previously identified traffic impacts may result from: (1) the reduction in the number
trips generated by the Miralon Project; (2) the addition of the Western Site Access on Indian Canyon
Drive at Dean Way in 2005; (3} impacts associated with the Phase 1 development proposed; and (4)
changes in the updated future background traffic projections. The change from 1,237 to 1,150
residential dwelling units that occurred after the 2003 TIS was completed and the proposed
conversion of the 18-hole 97-acre golf course to open space with sustainable landscaping (fruit
bearing groves, community gardens, desert-themed landscaping and lakes) is expected to
incrementally reduce the number of trips generated by the future development within the project site
and reduce regional traffic impacts. Therefore, the analysis was focused on potential localized
impacts in close proximity to the four site access points.

Previous Traffic Impact Study For PDD 290

The 2003 TIS evaluated: 1,237 residential dwelling units (800 single-family and 437 multi-family units)
a public 18-hole golf course (with a driving range and a 5,000 square foot clubhouse), a small private
park, and a 10-acre public park. The development pian included three site access points: a
Southern Entrance from Avenida Caballeros, north of San Rafael Drive, and a Northern and Eastern
Entrance along the future extension of Sunrise Parkway. At that time, the applicant planned to file a
Planned Development District application and a Tentative Tract Map to redistribute densities and
allow for smaller lot sizes than the maximum of six dwelling units per acre allowed under the
Controlled Low Density Residential Development (CDL-6) land use designation shown in the City of
Palm Springs General Plan (2001) for the site.

Preliminary PDD 290 was approved in 2004 in lieu of a zone change to allow the creation of the
residential development with both multiple-family and single-family dwellings. Project phasing details
were not available at that time, other than the project completion year (2010). The 2003 TIS
evaluated baseline conditions (reflecting the peak season of the year 2003) as well as project
buildout conditions in the year 2010 and the planning horizon year 2020, with and without the traffic
generated by the completed project. The future traffic projections were developed with the 2020
Coachella Valley Area Transportation Study {(CVATS)} model. The cumulative traffic generated by two
cumulative residential developments (TT 30058 and TT 30054) was added manually to the future
traffic projections.



Land Use and Site Access Changes

Existing Entitlements

The project site has entitlements asscciated with the previously approved Avalon development. The
Avalon development was approved for the project site by the Palm Springs City Council on May 5,
2004. The approved gated development consisted of 1,150 residential dwelling units (752 single-
family detached units and 398 multi-family attached units), a 97-acre 18-hole golf course (including 6
acres of lakes), a golf clubhouse, a community clubhouse, and a 10-acre neighborhood park. Figure
3 (the Approved Site Plan) shows the approved site access and internal circulation plan, including
the layout of the private residential streets, and the location of the golf course and golf clubhouse.

Building permits were issued in 2007 for the golf clubhouse (including office space, a retail pro shop,
a café/bar, and a golf cart storage building) and the community recreation center. A permit was
issued for the community clubhouse (including a multi-purpose room, a banquet room, a fitness room,
a catering kitchen, and an equipment room) as well as the common area (swimming pool, spa, and
tennis courts) at the community recreation center. Permits were issued for a golf course maintenance
and storage facility, gates, and sign monuments.

Avalon Development

On May 5, 2004, the Palm Springs City Council approved PDD 290 and TTM 31848 for the Avalon
development (formerly known as the Palm Springs Village PDD) with the addition of a Western Site
Access on Indian Canyon Drive. The gated community included, 1,237 homes surrounding an 18-
hole golf course (with associated maintenance facility, golf storage facility, and clubhouse),
community recreational facilities (pool, spa, tennis courts), and & 10-acre park. A subsequent lawsuit
reduced the maximum number of residential dwellings to 1,150 homes (including 752 single-family
units and 398 multi-family units).

Since that time, the project site was rough graded (including the four access points, streets, and
certifiable pads) and underground utilities improvements were completed. Although the 97-acre golf
course (including 6 acres of lakes) was completed, none of the 1,150 residential dwelling units were
constructed. Off-site improvements were initiated but not completed and included the installation of
some streets, walls, meandering sidewalks, and perimeter landscaping.

When the Avalon PDD 280 was approved, a new Western Site Access was added on Indian Canyon
Drive at Dean Way. The raised landscape median constructed on Indian Canyon Drive since that time
does not include & median opening at Dean Way and prevents left-turn site ingress and egress.
Eliminating left-turn movements that would conflict with the flow of through-traffic on Indian Canyon
Drive eliminates the need for a traffic signal at this location and minimizes the potential impact of the
Waestern Site Access on through traffic flows along Indian Canyon Drive.

The Eastern Site Access approved for the Avalon PDD 290 was located north of the original location
evaluated in the 2003 TIS. This change was necessary to provide the larger centerline radius
required for Sunrise Parkway as a four-lane roadway. It also provided additional space for the
transition from the Major Thoroughfare cross-section of Sunrise Way (76 feet curb-to-curb) to the
reduced cross-section of Sunrise Parkway (64 feet curb-to-curb).

When the Avalon PDD 290 was approved, the project proponent agreed to construct the ultimate full-
width improvements for Sunrise Parkway, between Indian Canyon Drive and Sunrise Way, as a four-
lane special street section with a landscaped median island. The alignment was required to provide
the minimum safe stopping sight distance for a design speed of 45 miles per hour. The segment of
Sunrise Parkway between Indian Canyon Drive and the North Site Access was constructed with a 64-
foot curb-to-curb width and a raised landscape median 14-feet in width. A traveled way 25-feet in
width was constructed on both sides of the median.



Miralon Project

The Miralon Project (PDD 290 Amendment} would be consistent with the intent of the original PDD
290 approval and the Final Map and would not change the internal site layout of the gated
community. The Miralon Project would not change the total number of residential dwelling units to be
constructed within the project site. Like the Avalon development, the Miralon Project would include a
maximum of 1,150 residential dwelling units (including 752 single-family units and 398 multi-family
units) accessed via four site access intersections (one in each cardinal direction). However, the
Miralon Project would replace the golf course with sustainable landscapingforchards and community
recreation facilities. Changes are also proposed to the design and development standards approved
in conjunction with PDD 280, including the architectural standards and open space and landscaping
plans.

The Miralon Project would amend PDD 290 to: {1) change the design standards of the single-family
residences; (2) amend the design of the golf clubhouse fo that of a recreation facility for residents of
the Miralon community, (3) convert the 18-hole golf course to open space with sustainable
landscaping/orchards; and (4) amend the previously approved landscape plans. As shown in Figure
4 (the Proposed Site Flan) the Miralon Project would replace the golf course and associated facilities
with sustainable landscaping/orchards, and active recreation facilities owned and maintained by the
Homeowners' Association.

The community recreational facility would be expanded to include a café, fitness center, pool
complex, and offices for the homeowners' association. The 97 acres of open space formerly occupied
by the golf course would be developed to include: the seven existing lakes, HOA-maintained
community orchards (47 acres of olive groves and 1.2 acres of citrus orchards), four community
gardens, 33-acres with desert-themed landscaping, and an extensive trail system with paths for
pedestrians and cyclists that lead to a series of social spaces (three dog parks, 13 fitness stations,
and shaded rest areas). A reduction in the home sizes and the number of two-story homes is
proposed, consistent with current market demand.

To minimize the potential for impacts on the roadways in the existing residential areas located south
and east of the project site, the site access plan proposed for Phase 1 of the Miralon development
would not include the construction of Sunrise Parkway between the North Site Access and Sunrise
Way. The Phase 1 traffic would have access from two of the four approved site access intersections
(i.e., the Northern Site Access on Sunrise Parkway and the Western Site Access on Indian Canyon
Drive at Dean Way). Sunrise Parkway borders the Phase 2 development area and would be
constructed between the North Site Access and Sunrise Way in conjunction with Phase 2 of the
Miralon development. Traffic volumes generated upon completion of the Miralon Project would be
distributed through all four of the approved site access intersections, rather than the three site
access intersections previously evaluated in the 2003 TIS.

Changes to Baseline Conditions

Figure 6 shows the current surrounding street system including the number of midbleck through lanes
and the exisling traffic control at the key intersections evaluated. Figure 6 shows the year 2016 peak
season midday and evening peak hour turning movement volumes at the existing key intersections
that were evaluated. Figure 7 illustrates the current approach lanes and traffic controls at the key
intersections that were used to evaluate the current intersection control delay and levels of service.

Updated Traffic Counts

New midday (11:00 AM - 1:00 PM) and evening {3:00 PM - 6:00 PM) peak hour traffic counts were
made at the key intersections on Wednesday, May 25, 2016. The traffic count data is provided in
Attachment A. The traffic count data during the midday and evening peak hours was increased by
five percent to reflect peak season conditions in the year 20186.



Figure 5
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Figure 6

Current Peak Hour Traffic Volumes
(Year 2016 Peak Season)
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Figure 7
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A new 24-hour traffic count made on Indian Canyon Drive at Sunrise Parkway was used to determine
that the traffic volume that occurs during the midday peak hour plus the volume during the evening
peak hour is equal to 13.86 percent of the daily traffic volume. This factor was used to estimate the
current weekday traffic volumes on the surrounding streets from the updated peak hour ftraffic
volumes at the key intersections. The new 24-hour traffic count and the twelve weekday traffic
volume estimates (included in Table 3) at the three key intersections along San Rafael Drive were
compared to the available traffic count data in the CVAG 2015 Traffic Census Report to verify the five
percent seasonal expansion factor.

Improvements to Surrounding Streets

Since the 2003 TIS, Indian Canyon Drive has been improved to provide a four-lane cross-section with
a raised landscape median north of San Rafael Drive to the DWA well site (opposite the project site).
A painted flush median (22 feet in width) currently exists on Indian Canyon Drive, north and south of
Sunrise Parkway. The construction of a new six-lane overpass at the Interstate 10 interchange at
Indian Canyon Drive has been completed providing increased capacity with new and realigned ramps
that are controlled by traffic signals. Indian Canyon Drive has been widened to provide four lanes
and a flush median where it crosses the Whitewater River north of the project site.

San Rafael Drive has been widened between Indian Canyon Drive and Avenida Caballeros from the
former two-lane undivided cross-section to a 4-lane roadway. Interim improvements have also been
completed to the north side of San Rafael Drive, immediately west of Indian Canyon Drive to widen
the westbound departure lane.

Adjacent commercial/industrial businesses in this area are developed to the centerline of San Rafael
Drive and encroach on the right-of-way required to widen and construct San Rafael Drive to its
ultimate width per the Secondary Thoroughfare classification shown in the Palm Springs General
Plan. The three-lane eastbound approach configuration on San Rafael Drive at Indian Canyon Drive
in 2003 (a single through lane with a single dedicated right-turn and left-turn lane) has been modified
to provide a dedicated left-turn lane, a through lane, a shared through/right lane) as shown in Figure
7. On-street bike lanes have been striped on the north and south side of San Rafael Drive, west of
Indian Canyon Drive.

Despite the improvements made to Indian Canyon Drive and San Rafael Drive, the midday and
evening peak hour traffic volumes on Indian Canyon Drive at San Rafael Drive have decreased since
2003. The current traffic volume on San Rafael Drive, west of Indian Canyon Drive, is currently 3,330
vehicles per day (VPD) compared to the 3,850 VPD in the 2003 TIS. The eastbound plus westbound
traffic volume on San Rafael Drive at this location during the evening peak hour (316 VPH) has not
changed since 2003.

All four approaches at the intersection of Avenida Caballeros with San Rafael Drive have been
improved since 2003. While the two-way stop control has not changed, all four approaches currently
provide a dedicated left-turn lane. The previous one-lane southbound approach now has two lanes,
as shown in Figure 7. The previous two-lane westbound approach now has three lanes, including
two through lanes. The intersection of Sunrise Way with San Rafael Drive, which was all-way stop-
controlled in 2003, has been signalized.

Changes to Sunrise Parkway

Sunrise Parkway has been constructed from Indian Canyon Drive to a point approximately 430 fest
east of the North Site Access as a four-lane divided Secondary Thoroughfare with a special cross-
section. A raised landscape median (14-feet wide) has been constructed with a westbound left-turn
bay at Indian Canyon Drive and at the North Site Access. Two through lanes are provided in each
direction (25-feet curb-to-curb). Sunrise Parkway, east of Indian Canyon Drive, is currently closed and
barricaded. The intersection of Indian Canyon Drive with Sunrise Parkway is currently uncontrolled.



The future westerly extension of Sunrise Parkway from Indian Canyon Drive to North Palm Canyon
Drive (SR-111) as a 4-lane divided Secondary Thoroughfare added to the 2007 Palm Springs
General Plan was deleted in 2010. Sunrise Parkway, between North Indian Canyon Drive and
Sunrise Way, is currently shown as a 4-lane divided Secondary Thoroughfare in the Circulation
Element of the Palm Springs General Plan. The Circulation Element of the Palm Springs General
Plan does not currently show Sunrise Parkway or any other roadway extending east of Sunrise Way
to Gene Autry Trail across the Whitewater River levee.

Current Peak Hour Intersection Operation

Levels of service (LOS) are commonly used to describe how well a transportation facility operates
from the traveler's perspective. Levels of service use a familiar scale ranging from LOS A (best) to
LOS F (worst). Levels of service can be used to describe the perfarmance of a highway segment or
intersection, with LOS A used to characterize essentially free-flow operation and LOS F used to
reflect substantial congestion, long delays and stop-and-go operation. Levels of service have been
widely adopted as a standard or criterion on which decisions are based regarding the approval of
land development, upgrading traffic control systems, and allocating costs for mitigating traffic impacts.

Levels of service are defined by one or more measures of effectiveness such as: speed and travel
time, traffic volume, geometric features, traffic interruptions, delays, the ability to move freely, driver
comfort and convenience, and vehicle operating costs. For peak hour traffic operations at
intersections, the six levels of service are based on relative levels of driver acceptability of delay.
Since drivers are willing to accept more delay at signalized than unsignalized intersections, separate
ranges of delay have been identified for LOS based on the intersection control type.

The preferred method of gauging congestion is to evaluate intersection operations during the peak
hours, since the appreach lane configuration at inlersections represents the limiting factor in the
capacity of the transportation system. A peak hour intersection analysis requires more data but can
more clearly define the circulation system performance characteristics. Once these characteristics are
known, the intersection approach lanes and traffic control required to accommodate the travel
demands and meet the applicable intersection performance standards can be determined.

The Palm Springs General Plan has established that roadways and intersections in the City are
required to have sufficient capacity to allow them to operate at LOS D or better when traffic volumes
are highest in the winter and spring. Intersection delay can be evaluated during the peak hours
using the methodology established in the Highway Capacity Manual to determine whether or not
mitigation would be necessary to meet the minimum intersection performance standard of LOS D.

Table 1 summarizes the current peak hour control delay and levels of service at the existing key
intersections evaluated. As shown therein, all of the existing key intersections evaluated are
currently operating at acceptable levels of service (LOS B) during the peak hours.

Trip Generation of Site Development

The trip-generation forecast associated with the Palm Springs Village PDD in the 2003 TIS is shown
in Table 2. A trip-generation forecast has also been developed for the existing entitlements of the
project site, based on the Avalon development with 1,150 residential dwelling units and the same
trip-generation rates used in the 2003 TIS. New trip-generation forecasts were developed for the
proposed Phase 1 development and the entire Miralon Project, as shown in Table 2.

The frip-generation forecast for the Miralon Project shown in Table 2 was developed from the
information in the most recent ITE Trip Generation Manual (Sth Edition, 2012). As shown in Table 2,
the Miralon Project would generate fewer weekday peak hour and daily trips than both the Avalon
development and the Palm Springs Village PDD that was.previously evaluated in the 2003 TIS.



Table 1
Current Weekday Peak Hour LOS at the Key Intersections
(Year 2016-Peak Season)®

Traffic Midday Peak Hour Evening Peak Hour

Signalized Key Intersection Control| LOS Delay V/C LOS Delay VIC

{Sec) Ratio (Sec.) Ratio

Indian Canyon Dr. @ San Rafael Drive |Signal B 149 0.21 B 16.8 0.40

Sunrise Way @ San Rafael Drive Signal B 14.8 0.23 B 123 0.30
Unsignalized Key Intersection LOS Delay Approachl LOS Delay Approach

(Sec.) (Sec.)
_—
Avenida Caballeros @ San Rafael Dr.  [TWSC B 11.9 SB B 121 sSB

a. The HCS+ worksheets are provided n Attachment B TWSC=Two-Way Stop Control SB=Scuthbound. An 8 percentt ck mx was
assumed. A peak hour factor of 1.0 was assumed  Uns gnalized intersection LOS was determined from the delay {0-10 sec veh sLOS A,
10-15 sec.veh.=LOS B; 15-25 se /veh =LOS C 25-35 sec veh.=LOS D; 35-50 sec veh =LOS E; 50+ sec./veh. = LOS F) per HCM 2000
page 17-2and 17-32 Signalized tersection LOS was determ ned from the delay per the HCM 2000 (page10-16) with <10 se veh = LOS
A; >10 and <20 sec.fveh. = LOS B; >20 and <35 sec veh =LOS C; >35 and <55 sec veh =LOSD; »>55and<80 sec ve =LOS E >B)
sec./veh. = LOS F). An 8 percent truck mix was ass med

The Miralon Project would generate approximately 970 fewer weekday trips (a reduction of 9.7 o)
than previously evaluated in the approved 2003 TIS. The Miralon Project would generate
approximately 410 fewer weekday trips (a reduction of 4.3%) than the approved Avalon
development. During the midday peak hour, the Miralon Project would generate approximatey 56
fewer trips than previously evaluated in the 2003 TIS and 19 fewer trips than generated by the
approved Avalon development. During the evening peak hour, the Miralon Project would generate
approximately 97 fewer trips than previously evaluated in the 2003 TIS and 44 fewer trips than
generated by the approved Avalon development.

Based on the reduction in trip generation associated with the Miralon Project, the proposed PDD 290
Amendment would be expected to have regional traffic impacts that would be less than or equal to
those identified and mitigated in the 2003 TIS. However, the addition of the West Site Access on
Indian Canyon Drive could affect localized traffic impacts in the immediate vicinity of the site access
points and along the five roadways connecting the site access points along the project boundaries
{Indian Canyon Drive, San Rafael Drive, Avenida Caballeros, Sunrise Parkway, and Sunrise Way},

Since no phasing information was available in the year 2003, an operational analysis of the key
intersections was not included in the 2003 TIS addressing traffic generated by the initial phase of the
site development. The land uses proposed west of Avenida Caballeros in the Miralon Phase 1
development and the trips generated by those uses are shown in Table 2.

The operational impacts at the key intersections associated with the Miralon Phase 1 development
are evaluated below. Without this analysis, the adequacy of the surrounding street system to
accommodate the Phase 1 development in the year 2019, without Sunrise Parkway extended from
the North Site Access o Sunrise Way, cannot be assessed. This analysis can also show whether or
not acceptable levels of service would be maintained following the completion of the Phase 1
development without access via the northerly extension of Avenida Caballeros as a private street with
a gated entrance to the Phase 1 development.



Table 2

Weekday Site Trip-Generation Forecast

Land Use Category Land Use Midday Peak Hour Evening Peak Hour Daily
Quantity? In Out Total In Out  Total 2-Way

Palm Springs Village PDDY
Residential {Detached) 800 DU | 142 427 569 447 252 699 7,020
Residential (Attached) 437 DU 28 136 164 139 69 208 2,280
Golf Course 18 Holes 32 8 40 22 28 50 640
Neighborhood Park 10 Acres 3 3 6 3 2 5 50
2003 TIS Total 205 574 779 611 351 962 9,990
Avalon PDD 290 & TM 31848¢
Residential {Detached) 752 DU 135 406 541 423 238 661 6,630
Residential (Attached) 398 DU 28 127 155 128 64 193 2,110
Golf Course 18 Holes 3z 8 40 22 28 50 640
Neighborhood Park 10 Acres 3 3 6 3 2 5 S50
Entitlernents Total 198 544 742 577 332 909 9,430
Proposed Miralon Project?
Residential {Detached) 752 DU 140 399 539 407 239 646 6,720
Residential (Attached) 398 DU 30 128 158 125 62 187 2,140
Agriculture {Olive Grove) 47 Acres 17 7 24 10 18 28 110
Neighborhood Park 10 Acres 1 1 2 2 2 4 50
Miralon Project Total 188 535 723 544 321 865 9,020
Difference With Miralon
Miralon Versus 2003 TIS -17 -39 -56 -67 -30 -87 -970
Miralon Versus Avalon PDD -10 -9 -19 33 -1 -44 -410
Proposed Miralon Phase 1¢
Residential {Detached) 397 DU 75 215 290 229 134 363 3,730
Residential {Attached) 166 DU 15 62 77 61 30 91 1,000
Agriculture (Olive Grove) 47 Acres 17 7 24 10 18 28 110
Miralon Phase 1 Total 107 284 391 300 182 482 4,840

=

DU=Dwelling Units. Holes=Number of holes in the public golf course.
Source; Endo Engineering, Palm Springs Village Planned Development District Traffic Impact Study, September 22, 2003.

The trip-generation forecast shown in the Palm Springs Village Planned Development District Traffic impact Study was modified to reflect

the reduced number of dwelling units per the existing entitfements,

(SANDAG; April 2002).

The Miralon Project trip-generation forecast was based on the trip-generation data published by the ITE in Trip Generation Manual (%th
Edition, December, 2012). The ITE Land Use Codes (LUC) assumed included: LUC 210 for detached residential dwellings; LUC 230 for
attached residential dwellings; LUC 412 (County Park) for the clive grove. The midday trip generation for these land uses was developed
from the rates for the morning peak hour of the generator. The trip-generation rates assumed for the neighborhood park were taken from the
Brief Guide of Vehicular Traffic Generation Rafes for the San Diego Region (April 2002) in the San Diego Traffic Generators manual




Olive Grove Trips

The ITE does not publish trip-generation data for clive groves or agricultural uses. The only similar
land use category identified by the ITE was county parks, which also have continuous landscaping
and maintenance requirements and are visited by the public as a recreational activity, The ITE
weekday trip-generation rate for this category is 2.28 daily trips per acre. SANDAG has identified a
similar trip-generation rate of 2 weekday trips per acre for agricuitural uses, but no peak hour rates
are provided in San Diego Traffic Generators (April 2002). The ITE trip-generation rates for county
parks were used to estimate the potential trip generation of the olive groves, shown in Table 2.

The maintenance of the olive trees (pruning, tying, ferilizing, weed control, cultivation etc.) would
occur throughout the year and generate trips. These trips would primarily be made in passenger
vehicles and light-duty trucks. Since olive groves smaller than 200 acres cannot support the cost of a
mechanical harvester, the olives grown within the project site would be hand picked. Harvesting by
hand would generate more trips than using a mechanical harvester, but the trips generated during
harvesting activities would occur in the summer and fall, rather than the winter and spring, when
traffic volumes peak in the project vicinity.

The number of trips generated by the olive groves would vary by season and depend on the size
and variety of the olive trees planted as well as the number of clive trees planted within the site. A
mature olive tree produces between 20 and 80 pounds of olives each year. Depending upon the
terrain, pruning, irrigation, and orchard style, between 150 and 300 trees per acre are typically
planted in olive orchards. Mature trees can produce between one and six tons of olives per acre.

Trucks are typically used to collect the olives and transport them to either a distribution facility or a
processing facility where they can be made into olive oil or other products. A single truck can typically
transport up to 40,000 pounds of olives. Assuming 180 olive trees are planted per acre and
producing 50 pounds of olives per tree, the 47 acres in the olive grove within the Miralon
development could produce 423,000 pounds of olives per year.

Approximately eleven truckloads of olives would be harvested per year, generating 22 truck trips.
Assuming a higher crop vield of six tons of olives per acre, the 47-acre olive grove would produce 14
truckloads of olives per year, generating 28 truck trips. Since each ton of olives can produce
between 12 and 50 gallons of olive oil, 212 tons of olives would be expected to produce between
2,500 and 10,600 gailons of olive oil annually that would be distributed to local farmer's markets.

Updated Site Traffic Distribution and Assignment

Only two site access connections to the surrounding street system are proposed to serve the Miralon
Project Phase 1 development. Figure 8 illustrates the Phase 1 site traffic distribution through the
North Site Access on Sunrise Parkway and the Western Site Access on Indian Canyon Drive at Dean
Way. The South Site Access onto Avenida Caballeros would remain closed to traffic associated with
the Phase 1 development. To ensure a worst-case analysis, no reduction was assumed for internal
trip interactions and all of the trips generated by the on-site development were assigned through the
study area (not assigned to other land uses within the study area).

Figure 9 shows the traffic distribution through all four of the site access points and on the
surrounding street system assumed for the Miralon Project when completed in the planning horizon
year 2030. The ftraffic distribution shown in Figure 9 matched the previous distribution in the 2003
TIS except for adjustments made to reflect the addition of the West Site Access on Indian Canyon
Drive.

Figure 10 illustrates the Phase 1 traffic volumes in the year 2019 at the North Site Access on Sunrise
Parkway and at the West Site Access on Indian Canyon Drive as well as the key intersections that
were evaluated. With the proposed access forcing all of the Phase 1 traffic entering and leaving the
site onto Indian Canyon Drive, the traffic volumes on Indian Canyon Drive (shown in Figure 10) would
exceed the site traffic volumes on indian Canyon Drive when the Miralon Project is completed in the
year 2030.
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Figure 9
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Figure 11 shows the site traffic volumes at all four of the approved site access points and the key
intersections upon completion of the Miralon Project in the planning horizon year 2030. The site
traffic would be distributed to each of the master planned streets surrounding the project site through
one site access connection in each of the cardinal directions. None of the four site access
connections to the surrounding street system would require signalization.

Updated Future Traffic Projections

Future background traffic projections for the area surrounding the project site have been developed
with three different travel demand models since the year 2003: the 2020 CVATS Model, the Riverside
County Traffic Analysis Model (RIVTAM), and the 2007 Palm Springs General Plan Update Model.
Each model included different land use and circulation network assumptions and simulated
conditions in different planning horizon years. As a result, each model produced different traffic
projections. Without a single definitive travel demand mode! or study that reflects the circulation
system currently adopted to accommodate the existing and future land uses shown in the Paim
Springs General Plan, the future traffic projections for Sunrise Parkway range from approximately
10,000 to 20,000 vehicles per day.

The horizon year 2030 traffic projections developed in conjunction with the 2007 Palm Springs
General Plan represent the best projections available at this time. As a result, they were used as the
basis for the future traffic projections in this study, The cumulative traffic that would be generated by
the Serena Park development, if approved, was not anticipated by the 2007 Palm Springs General
Plan. Consequently, the Serena Park traffic volumes identified in the 2014 Traffic Impact Study for
TTM 36681 were added to the future traffic projections developed for the 2007 Palm Springs General
Plan.' Since the Avalon development was approved in 2005, traffic generated by development within
the project site was assumed to be included in the future year 2030 traffic projections developed in
conjunction with 2007 Palm Springs General Plan.

Figure 12 shows the future year 2019 through (non-site) traffic volumes, prior to the addition of the
Miralon Phase 1 traffic. Figure 13 shows the future year 2019 total traffic volumes, following the
addition of the Phase 1 traffic. In the year 2019, only the North Site Access on Sunrise Parkway and
the West Sile Access on Indian Canyon Drive would be open to serve the Phase 1 development.
The existing improvements on Sunrise Parkway were assumed (i.e., Sunrise Parkway is not
constructed between the North Site Access and Sunrise Way).

Figure 14 provides the future planning horizon year 2030 through (non-site) traffic volumes, prior to
the addition of the traffic generated by the proposed Miralon Project. Figure 15 shows the year 2030
total traffic volumes, following the addition of the traffic generated by the completed Miralon Project.
For each of the future year 2030 scenarios, Sunrise Parkway was assumed to be constructed
between the North Site Access and Sunrise Way. All four of the approved site access points were
assumed to be open to serve the traffic generated upon completion of the Miralen development.

Table 3 provides the current and future weekday traffic projections for the roadway segments
adjacent to the site access points and the key intersections evaluated. Traffic projections are shown
for future ambient conditions (without project-related traffic volumes) as well as conditions following
the addition of site traffic. The daily site traffic volumes generated by the Phase 1 development and
the entire Miralon Project are included in Figures 10 and 11, respectively.

Future Sunrise Parkway Traffic Projections and Improvements

When the 2003 TIS was prepared, the Coachella Valley Area Transportation Study (CVATS) 2020
model was the best available traffic model for the study area. Traffic projections from the 2020
CVATS traffic model were used to evaluate future conditions with and without the development
proposed for the project site in the 2003 TIS.

1. Endo Engineering, Traffic Impact Study For TTM 36691 — The Former Palm Springs Country Club Site,
February 10, 2014.
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Figure 12
Year 2019 Through Traffic Volumes
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Figure 15
Year 2030 Total Traffic Volumes
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Table 3

Peak Season Weekday Traffic Volume Projections

Roadway Segment

Indian Canyon Drive
- North of Sunrise Parkway
- South of Sunrise Parkway
- North of San Rafael Drive
- South of San Rafael Drive

Avenida Caballeros
- North of San Rafael Drive
- South of San Rafael Drive

Sunrise Way
- North of San Rafae! Drive
- South of San Rafael Drive

Sunrise Parkway
- East of Indian Canyon Drive
- East of North Site Access
- South of East Site Access

San Rafael Drive
- West of Indian Canyon Drive
- East of Indian Canyon Drive
- West of Avenida Caballeros
- East of Avenida Caballeros
- West of Sunrise Way

Golden Sands Drive
- East of Sunrise Way

North Site Access
- South of Sunrise Parkway

West Site Access
- East of Indian Canyon Drive

South Site Access
- Gate on Avenida Caballeros

East Site Access
- West of Sunrise Parkway

Existing

Year 2016

16,610
16,610
15,480
12,250

410
1,440

4,080
10,810

oo o

3,330
5,140
6,770
6,810
7,550

1,570

Year 2019 Year 2019+ | Year 2030 Year 2030+
Ambient Project Ambient Project
20,600 21,330 39,860 41,210
19,660 22,520 33,800 34,770
18,280 22,370 31,880 33,210
14,480 17,290 27,110 29,050

420 420 450 4,100
1,810 1,940 3,270 4,110
5,740 5,740 17,660 20,490

13,700 14,390 20,780 24,870
0 3,340 16,310 17,990

0 0] 16,310 17,090

0 0 16,310 19,140
4,100 4,560 7,590 8,340
6,950 71,770 12,050 13,610
8,140 8,960 9,840 11,400
8,330 9,020 10,170 12,160
9,010 9,700 10,430 12,420
3,100 3,100 3,230 3,230
0 3,340 0 1,800

0 1,500 0 860

0 0 0 3,650

0 0 0 2,710

The future cumutative traffic volumes generated by two cumulative developments (TT 30058 and TT
30054) with a combined total of 401 single-family dwelling units were added to the future traffic
projections from the 2020 CVATS model. Collectively, they were expected to generate 3,860

weekday trips.

Country Club) were located east of the project site, with access to Sunrise Way.

13

The two cumulative developments {the Burnett Properties and the Palm Springs




The City of Palm Springs General Plan Circulation Element (dated February 19, 2001} included the
Avenida Caballeros collector street extension to Tramview Road at Indian Canyon Drive crossing the
project site but did not include Sunrise Parkway. Similarly, the 2020 CVATS meodel included a
collector street bisecting the project site with a future year 2020 traffic volume of 5,700 vehicles per
day but did not include Sunrise Parkway.

The applicant proposed amendments to the Circulation Element of the City of Palm Springs General
Plan (2001) to revise the circulation pattern within and around the project site. The proposal included
the deletion of the Avenida Caballeros collector street extension through the site. It also proposed to
replace this General Plan street with an extension of Sunrise Way to the north and west, along the
project boundary, to Indian Canyon Drive. The new alignment was called “Sunrise Parkway" and
proposed as a two-lane collector street {with 40-feet curb-to-curb).

The 2003 TIS evaluated this roadway configuration with three site access connections. Access was
proposed for the project site to the south and west via Avenida Caballeros, north of San Rafael
Drive. Access to the east was proposed at the northern terminus of Sunrise Way, approximately
2,100 feet north of San Rafael Drive. Access to the north was proposed on Sunrise Parkway,
approximately 2,200 feet east of Indian Canyon Drive.

Future vear 2020 non-site traffic volumes included cumulative traffic volumes of 6,800 vehicles per
day (VPD) generated by the Burnett Properties and the Palm Springs Country Club. The future year
2020 traffic projections for Sunrise Parkway, following the addition of site traffic, were 8,990 VPD
(west of the North Site Access) and 7,600 VPD (east of the North Site Access).

In 2004, the City of Palm Springs was initiating an amendment to the Circulation Element of the
General Plan to reintroduce a four-lane divided major thoroughfare arterial extending: north from
Sunrise Way to the south side of the Whitewater River levee, west to Indian Canyon Drive, and
eventually further to the west to connect to North Palm Canyon Drive (SR-111). The applicant
agreed to provide a 100-foot wide right-of-way for Sunrise Parkway (sufficient to accommodate a four-
lane major thoroughfare) adjacent to and along the project boundary, in the event that the City's
General Plan Amendment was approved.

The trafiic model developed for the 2007 update of the Palm Springs General Plan included Sunrise
Parkway with the characteristics of a 4-lane divided Major Thoroughfare to function as a high-speed
arterial "bypass” route for commuters. In the model, Sunrise Parkway extended west of Indian
Canyaon Drive to North Palm Canyon Drive {SR-111). As a result, the future year 2030 traffic
projection for Sunrise Parkway, east of Indian Canyon Drive in the 2007 General Plan traffic model of
17,500 VPD was more than twice the previous projection of 8,990 VPD (for the year 2020 with site
traffic) developed in the 2003 TIS.

The horizon year 2030 traffic projection shown in the 2007 Palm Springs General Plan for Sunrise
Parkway, adjacent to the project site, is 17,500 VPD. A four-lane cross section would be required to
accommodate a future travel demand of this magnitude at acceptable levels of service. This future
traffic projection was based on the extension of Sunrise Parkway west of Indian Canyon Drive to
North Palm Canyon Drive (SR-111) with a future traffic volume of 7,900 VPD. The potential future
development with access to Sunrise Parkway, west of Indian Canyon Drive, would be limited by the
Whitewater River levee located along on the north side of the Sunrise Parkway alignment. Therefore,
the projected future demand of 7,900 VPD would be primarily “through traffic,” including commuters
using Sunrise Parkway to bypass the Palm Springs downtown.

Concurrent with the development review of the College Park Specific Plan in 2010, the City of Palm
Springs deleted Sunrise Parkway, between North Palm Canyon Drive and North Indian Canyon Drive,
from the 2007 Palm Springs General Plan. The deletion of Sunrise Parkway, west of the project site,
would substantially reduce the ultimate traffic demand on Sunrise Parkway adjacent to the project
site. The selection of the Palm Springs Mall site (rather than the College Park Specific Plan} as the
future location for the West Valley Campus of the College of the Desert would also substantially
reduce the ultimate traffic demand on Surnrise Parkway adjacent to the project site,
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Updated Future Operational Analysis

The future peak hour traffic operations at the key intersections were updated to reflect year 2019
conditions (with and without the Miralon Phase 1 development) and year 2030 conditions (with and
without all of the traffic generated by the Miralon Project). The Phase 1 development area is located
west of the North Site Access and would be developed with 563 residential dwelling units (49 percent
of the residential units). Sunrise Parkway has been constructed along the narthern site boundary
adjacent to the Phase 1 development area. The future construction of Sunrise Parkway o Sunrise
Way would occur within and adjacent to the Phase 2 development area.

The off-site circulation improvements proposed in conjunction with the Miralon Project would include
the design and installation of new traffic signals at the intersection of North Indian Canyon Drive with
Sunrise Parkway when traffic signal warrants are met. A southbound left-turn lane would be striped
on Indian Canyon Drive at the intersection of Sunrise Parkway. Both of these improvements would be
made in conjunction with the Phase 1 development.

The extension of Sunrise Parkway as a four-lane divided secondary thoroughfare between the North
Site Access and Sunrise Way is proposed in conjunction with the Phase 2 development. When
Sunrise Parkway is constructed and opened to through traffic between Indian Canyon Drive and
Sunrise Way, dual southbound left-turn lanes and southbound left-turn phasing will be required on
North Indian Canyon Drive at Sunrise Way to accommodate the volume of southbound through traffic
projected to divert from Indian Canyon Drive to Sunrise Parkway at this intersection. The Riverside
County thresheld criterion for the provision of protected left-turn phasing is a left-turn volume of 240
or more vehicles per hour.

Future Year 2019 Conditions

Table 4 summarizes the future year 2019 control delay and levels of service during the peak hours at
the key intersections with and without the traffic generated by the Miralon Phase 1 development.
With the improvements proposed in conjunction with Phase 1 of the Miralon Project, all of the key
intersections evaluated are projected to operate at LOS C or better in the year 2019, following the
addition of the Miralon Phase 1 traffic volumes.

Figure 16 shows the minimum required intersection approach lanes that were assumed for the
operational analysis of the year 2019 conditions, both with and without the Phase 1 traffic.
Pavement striping and markings will be required at the intersection of Indian Canyon Drive with
Sunrise Parkway including striping for a single southbound left-turn lane to accommodate the traffic
generated by the Phase 1 development. The length of the southbound left-turn lane should be
adequate to store the 95th-percentile back-of-queue length projected to occur during the peak hour,
when 45 vehicles are expecled to make southbound left turns. The pocket length should also be
sufficient to allow turning vehicles to decelerate outside of the adjacent southbound through travel
lane on Indian Canyon Drive.

Upon completion of the Phase 1 development, Sunrise Parkway (between Indian Canyon Drive and
the North Site Access) is projected to accommodate 95 percent of the outbound site traffic and 43
percent of the inbound site traffic. At that time, Sunrise Parkway would not be constructed between
the North Site Access and Sunrise Way. All of the site traffic using Sunrise Parkway would travel
between the North Site Access and Indian Canyon Drive.

Based on the trip-generation rates in the most recent ITE Trip Generation Manual, rural peak hour
traffic signal volume warrants may not be met until the 177th dwelling unit in Phase 1 is occupied.
The City of Palm Springs requires a traffic signal to be installed at the intersection of Indian Canyon
Drive with Sunrise Parkway by the 100th building permit. A ftraffic signal may be desirable even
earlier to provide protected left-turn movements to and from Indian Canyon Drive.
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Figure 16
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Table 4
Year 2019 Weekday Peak Hour LOS at the Key Intersections?

Traffic Midday Peak Hour Evening Peak Hour

Signalized Key Intersection Control| LOS Delay V/C LOS Delay V/C
(Sec.) Ratio {Sec.}) Ratio
Without Site Traffic
indian Canyon Dr. @ Sunrise Parkway {Signal | [Sunrise Pkwy. Closed] | [Sunrise Pkwy. Closed]
Indian Canyon Dr. @ San Rafael Drive |Signal B 18.1 0.26 C 22.0 0.50
Sunrise Way @ San Rafael Drive Signal B 17.5 0.36 B 15.6 0.43

With Phase 1 Traffic

Indian Canyon Dr. @ Sunrise Parkway® Signal B 13.5 0.44 B 12.7 0.53
Indian Canyon Dr. @ San Rafael Drive |Signal B 199 0.32 C 248 0.61
Sunrise Way @ San Rafael Drive Signal B 16.8 0.37 B 15.3 0.46

LOS Delay Approachl LOS Delay Approach
Unsignalized Key Intersection (Sec.) (Sec.)

Without Site Traffic
Avenida Caballeros @ San Rafael Drive |TWSC B 13.1 SB B 13.5 S8

With Phase 1 Traffic
Avenida Caballeros @ San Rafael Drive |TWSC B 1389 §&B B 14.4 SB

a. The HCS+ worksheels are provided in Attachment B TWSC=Two-Way Stop Control ~ An 8 percent truck m x and a peak ho rfact r f10
were assumed. SB = Southbound

b. Mitigation assumed included the installabion of traff  ontro signa s with southbound left-turn phasing and the restnpng | dian Ca yon
Drive to provide a single southbound left-tum ane at Sun se Parkway

The North Site Access proposed on Sunrise Parkway and the West Site Access proposed on Indian
Canyon Drive would be adequate to accommodate the Phase 1 traffic volumes in the year 2019 with
two-way stop control and the approach lanes shown in Figure 16. When the Phase 1 development is
completed, Sunrise Parkway will not be constructed between the North Site Access and Sunrise Way
and there will be no conflicting through movements on Sunrise Parkway at the North Site Access
Therefare, the motorists entering and leaving the North Site Access on Sunrise Way wil experience
very little if any control delay and an operational analysis of the North Site Access is not required.

The West Site Access on Indian Canyon Drive would be restricted to right-turn ingress and egress
movements. Residents turning right from Dean Way onto Indian Canyon Drive would experience
relatively little control delay. There would be no left-turn ingress or egress movements confl cting with
the through movements on Indian Canyon Drive. With the existing raised landscape median on
Indian Canyon Drive and no median opening proposed at Dean Way, the impact of turning
movements associated with site access on the through traffic using Indian Canyon Drive at the West
Site Access would be less than significant. No further operational analysis is required.




Based on the 55 mph posted speed limit and the future traffic projections for Indian Canyon Drive at
Sunrise Parkway, the traffic control signal would require southbound left-turn phasing once Sunrise
Parkway is extended to Sunrise Way and opened to through traffic in conjunction with Phase 2 of the
Miralon Project. Riverside County typically requires left-turn phasing when 240 vehicles per hour are
turning left at a signalized intersection. The City of Palm Springs may require left-turn phasing earlier,
based on their standard practice or consistency with other traffic control in the area. Dual
southbound left-turn lanes are recommended for Indian Canyon Drive at Sunrise Parkway iffwhen the
southbound left-turn volume exceeds 300 vehicles per hour.

Future Year 2030 Conditions

Table 5 shows the horizon year 2030 control delay and levels of service during the peak hours at the
key intersections with and without the traffic generated by the completion of the Miralon Project. With
the circulation improvements proposed in conjunction with the Miralon Project shown in Figure 17, all
of the intersections evaluated are projected to operate at acceptable levels of service (LOS D or
better) in the horizon year 2030 with and without the Miralon Project traffic volumes. All four of the
approved site access intersections are projected to provide acceptable levels of service in the peak
hours upon completion of the Miralon Project with two-way stop contraol.

Figure 17 illustrates the minimum intersection approach lanes required to maintain acceptable levels
of service during the peak hours in the year 2030 upon completion of the Miralon Project. The
approach lanes depicted therein are consistent with exist improvements plus improvements proposed
in conjunction with the project to facilitate site access. No additional improvements beyond those
shown in Figure 17 are required to maintain acceptable levels of service.

The intersection of Indian Canyon Drive with Sunrise Parkway was evaluated with a single
southbound left-turn lane, and found to operate at LOS D in the year 2030 upon completion of the
Miralon Project. However, dual southbound left-turn lanes are typically recommended when the
number of vehicles turning left exceeds 300 in the peak hour. With the existing flush median width of
22 feet on Indian Canyon Drive at Sunrise Parkway, the provision of dual southbound left-turn lanes
should be feasible. With dual southbound left-turn lanes, the peak hour level of service would be
improved at this intersection and the southbound left-turn back-of-queue length would be
substantially reduced.

Effect of Site Access Changes

The addition of the Western Site Access on Indian Canyon Drive would more efficiently distribute site
traffic to the surrounding street system without interrupting the progression of through traffic on
Indian Canyon Drive. The existing raised median on Indian Canyon Drive would eliminate conflicting
left-turn movements to and from the project site at Dean Way, thereby improving traffic operations
and traffic safety by avoiding the need to signalize the Western Site Access in the future.

The Western Site Access would provide direct and easy access to the middle of the site for future
residents of Phase 1 when returning from Downtown Palm Springs on Indian Canyon Drive.
Consequently, the inbound traffic volumes at the West Site Access would be substantially greater
than the outbound traffic volumes. Vehicles destined to the north along Indian Canyon Drive would
be able to leave the site through the West Site Access with very little control delay. The assignment
of outhound traffic to the West Site Access would reduce the northbound left-turn volume exiting the
development through the North Site Access.

Adequate access for the Phase 1 development would be provided by the West Site Access on
Indian Canyon Drive and the North Site Access on Sunrise Parkway. The Phase 1 development
would not require or be allowed access through the South Site Access on Avenida Caballeros or the
East Site Access on Sunrise Parkway. The construction of Sunrise Parkway from Sunrise Way lo the
North Site Access is not proposed in conjunction with the Phase 1 development and would not be
required to provide adequate access.
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Table 5
Year 2030 Weekday Peak Hour LOS at the Key Intersections?

Traffic Midday Peak Hour Evening Peak Hour
Signalized Key Intersection Control| LOS Delay V/C LOS Delay V/IC
{Sec.) Ratio (Sec.) Ratio
Without Site Traffic
Indian Canyon Dr. @ Sunrise Parkway® |Signal C 204 0.70 C 251 o0.88
Indian Canyon Dr. @ San Rafael Drive  |Signal C 225 0.43 C 344 0.82
Sunrise Way @ San Rafael Drive Signal C 266 054 C 254 064
With Miralon Project Completed
Indian Canyon Dr. @ Sunrise Parkway® |Signal C 226 0.77 D 421 0.96
Indian Canyon Dr. @ San Rafael Drive |Signal C 257 0.50 O 446 0.89
Sunrise Way @ San Rafae! Drive Signal C 285 0.62 C 286 0.75
LOS Delay Approach| LOS Delay Approach
Unsignalized Key Intersection (Sec.) (Sec.)
Without Site Traffic
Avenida Caballeros @ San Rafael Drive |TWSC Cc 152 SB C 235 NB
North Site Access @ Sunrise Parkway |TWSC [No Site Traffic] [No Site Traffic)
East Site Access @ Sunrise Parkway TWSC [No Site Traffic] [No Site Traffic)
With Miralon Project Completed
Avenida Caballeros @ San Rafael Drive |TWSC C 190 §SB Cc 235 NB
North Site Access @ Sunrise Parkway® |TWSC C 194 NB C 220 NB
East Site Access @ Sunrise Parkway® |TWSC B 11.8 EB B 12.8 EB

a. The HCS+ worksheels are provided in Attachment B. TWSC=Two-Way Stop Control. A 5§ percent truck mix and a peak hour factor of 1.0

were assumed. NB = Northbound. $SB = Southbound. EE = Easthound

b. Values shown assume a traffic signal is installed and a single southbound left-tum lane is striped on Indian Canyon Drive. Based on the
projected southbound lefitum peak hour volumes {which exceed 300 VPH) dual southbound lefi-lum lanes would be recommended. Dual
southbound lefi-turn lanes would improve the intersection operation by one service level and reduce the required southbound queue storage
space. HCS+ worksheels are provided in Attachment B with single and dual southbound left-turn lanes at this intersection.

c. The values shown reflect two exit lanes at each site access as well as a dedicated westbound lefi-turn enlry lane. No dedicated eastbound

right-tum lane was assumed.

The Western Site Access would be restricted to right-turn ingress and egress only. The addition of
the Western Site access would reduce the traffic demand at the intersection of Indian Canyon Drive
with Sunrise Parkway and cause a redistribution of the Phase 1 traffic passing through this
intersection. The West Site Access would allow residents approaching from the south to enter the site
from Indian Canyon Drive before reaching the intersection of Sunrise Parkway. Residents leaving the
site and traveling north fo Interstate 10 would be able to exit through the West Gate and travel north
in the through lanes on Indian Canyon Drive or turn left from the North Access then turn right from

18




Figure 17

Year 2030 Lane Geometrics
and Traffic Controls
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Sunrise Parkway onto Indian Canyon Drive. When returning to the site from the north, residents
would be able to take advantage of a protected left-turn movement on Indian Canyon Drive at the
signalized intersection of Sunrise Parkway.

The North Site Access and the West Site Access would encourage future residents of the Phase 1
development to primarily use Indian Canyon Drive and Palm Canyon Drive, both major thoroughfares,
to travel north and south of the site. This would reduce the potential for significant localized traffic
increases on Avenida Caballeros, Sunrise Way, and other roadways used by the residents of
adjacent neighborhoods to the south (Vintage Palms, Murano - TT 33933, Sunrise Palms, Racquet
Club Estales, Four Seasons, Coyote Run Apartments, Desert Park Estates).

Since both Sunrise Way and Sunrise Parkway are designated truck routes in the Palm Springs
General Plan, the proposed Phase 1 access plan would minimize the potential for construction traffic
as well as project-related traffic in the established residential areas south and east of the project site.
It would postpone project-related traffic increases as well as projected increases in through-traffic
volumes on Sunrise Parkway and Sunrise Way in the established residential areas south and east of
the project site.

The Western Site Access is expected to reduce the number of vehicles ultimately accessing the site
through the southern gate proposed on Avenida Caballeros (north of San Rafael Drive) by 14
percent. It would also reduce the number of vehicles ultimately accessing the site via the Northern
Site Access on Sunrise Parkway by 23 percent (largely outbound vehicles). As a result, the North
Site Access would operate more effectively. The reduction in future traffic at the East Site Access
would be primarily the result of the reduced trip generation associated of the Miralon Project.

Findings and Recommendations

1. All of the existing key intersections are currently operating at acceptable levels of service (LOS
B} during the midday and evening peak hours in the peak traffic season.

2. When compared to the development previously addressed in the 2003 TIS, the previously
approved Avalon PDD 290 development, and the existing entitlements of the project site, the
proposed Miralon Project would have the lowest trip generation.

3. Given the reduction in the number of trips that would be generated by the Miralon Project and
the distribution of site traffic to four, rather than three site access points, the regional impacts of
the project would be less than previously identified and mitigated in the 2003 TIS.

4. The key intersections evaluated were selected to identify any potentially significant localized
impacts that would require mitigation as a result of the proposed phasing of the Miralon
development and/or the site access improvements proposed for Phase 1 (shown in Figure 16)
and project completion (shown in Figure 17).

5. Both of the site access intersections and all of the key intersections evaluated upon completion
of the Phase 1 development in the year 2019 are projected to operate at acceptable levels of
service with the improvements proposed in conjunction with the Miralon Project {(as shown in
Figure 16). The circulation improvements proposed with Phase 1 of the Miralon Project would
be sufficient to mitigate site traffic impacts without the extension of Sunrise Parkway from the
North Site Access to Sunrise Way.

6. Providing access to Phase 1 exclusively through the North Site Access on Sunrise Parkway and
the West Site Access on Indian Canyon Drive at Dean Way would result in all of the Phase 1
site traffic using Indian Canyon Drive to access the development. Approximately 57 percent of
the Phase 1 vehicles destined for the site are expected to enter through the West Site Access
from Indian Canyon Drive. This would effectively minimize site traiffic volumes in the existing
residential areas located south and east of the project site until Sunrise Parkway is constructed
between Sunrise Way and the North Site Access in conjunction with the Phase 2 development.
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7. Without a median break on Indian Canyon Drive, opposile the West Site Access, nearly 95
percent of the Phase 1 traffic leaving the site is expected to exit through the MNorth Site Access
onto Sunrise Parkway. The intersection of Indian Canyon Drive with Sunrise Parkway should he
signalized in conjunction with the Phase 1 development when traffic signal warrants are met. [t
may be desirable to signalize this interseclion earlier to provide protected lefi-turn access to and
from indian Canyon Drive for site fraffic.

B. All four of the site access intersections and the key intersections evaluated are projected to
operate at acceptable levels of service during the peak hours in the year 2030 upon completion
of the Miralon Project with the proposed improvements shown in Figure 17. Other than the
traffic signal required in Phase 1 at the Indian Canyon Drive/Sunrise Parkway intersection, no
additional traffic signals would be required at the intersections evaluated o accommodate the
Phase 2 development at acceptable levels of service.

9. The southbound left-turn volume at the intersection of Indian Canyon Drive with Sunrise
Parkway in the year 2030 is projected to exceed 300 vehicles during the peak hour. Dual
southbound left-turn lanes are typically considered when the number of vehicles turning left
exceeds 300 in the peak hour. Dual southbound left-turn lanes would improve the peak hour
levels of service at this intersection and reduce the southbound lefi-turn back-of-queue length.

10. The future site traffic volume on San Rafael Drive, west of Indian Canyon Drive, upon

" completion of the Miralon Project (750 VPD) would be 15.7 percent lower than previously
identified in the 2003 TIS (890 VPD). The interim improvements previously required to mitigate
site traffic on San Rafael Drive have been completed. Upon project completion, a two-lane
roadway would be adequate to accommodate the future daily traffic projection of 8,340 VPD for
San Rafael Drive, west of Indian Canyon Drive. The interseclion of Indian Canyon Drive with
San Rafael Drive is projected to operate at acceplable levels of service during the peak hours
with the existing lane geometrics upon completion of the Miralon Project in the year 2030.

We trust that this supplemental information adequately responds to any concerns regarding the minor
modifications to the land uses proposed in conjunction with the Miralon Projecl. If additional
questions or comments arise, please do not hesitale to contact our offices by telephone at (949)
362-0020, or via electronic mail at endoengr@cox.net.

Sincerely,
ENDO ENGINEERING

Gregory Endo
Principal

TR 1161

Attachments: : '3-/31/610-'6
A — New Traffic Count Data
B — HCS+ Worksheets

Vicki Lee Endo
Registered Professional Traffic Engineer
TR-1161

20



ATTACHMENT #6




CITY COUNCIL STAFF REPORT

DATE: February 3, 2016 CONSENT AGENDA

SUBJECT: RESCIND AND APPROVE A REVISED SECOND AMENDMENT TO AND
ASSIGNMENT/ASSUMPTION OF THE SUBDIVISION IMPROVEMENT
AGREEMENT FOR TRACT MAP NO. 31848-1 (AVALON)

FROM: David H. Ready, City Manager
BY: Public Works and Engineering Department
SUMMARY

The City Council has reviewed a variation of this request on two prior occasions.
Reconsideration of the item is required as a result of changing buyers involved in the
acquisition of the development out of bankruptcy foreclosure. The development is identified as
“Palm Springs Village” or “Avalon”, located on the east side of Indian Canyon Drive between
the Whitewater River and San Rafael Drive. This action will rescind the City Council's recent
approval on December 16, 2015, of the Second Amendment to and Assignment and
Assumption of the Subdivision Improvement Agreement ("SIA") for Tract Map No. 31848-1,
with Avalon Land Holdings, LLC, (the “Assignment”), and approve a revised Assignment with a
new buyer, (Avalon 1150, LLC), that has entered escrow in the place of the prior buyer (Avalon
Land Holdings, LLC), with whom the City Council just recently approved the Assignment.

RECOMMENDATION:

1. Rescind approval of the Second Amendment to and Assignment and Assumption of the
Subdivision Improvement Agreement for Tract Map 31848-1 (“Avalon”), A5393, between
LV Palm Springs Village, LLC, Avalon Land Holdings, LLC, and the City of Palm Springs,
approved December 16, 2015; and

2. Approve a revised Second Amendment to and Assignment and Assumption of the
Subdivision Improvement Agreement for Tract Map 31848-1 (“Avalon”), A5393, between
LV Palm Springs Village, LLC, Avalon 1150, LLC, and the City of Palm Springs; and

3. Authorize the City Manager to execute all necessary documents.

STAFF ANALYSIS:

LV Palm Springs Village, LLC, (“LV PS Village"), is the successor to SunCal PSV, LLC,
(“SunCal") through the financial bankruptcy and default of SunCal and assignment of the
Avalon project to LV PS Village through foreclosure. SunCal and the City entered into a

TEM NO.JLQ_



City Council Staff Report
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Revised Second Amendment to TM 31848-1 Subdivision Agreement

Subdivision Improvement Agreement (“SIA") dated December 18, 2006, (A5393), and
recorded on February 16, 2007, in conjunction with recordation of Tract Map 31848-1 (the
“Tract”) consisting of approximately one-half of the Palm Springs Village project, generally
located at the southeast comer of North Indian Canyon Drive and Sunrise Parkway. An aerial
photo showing the location of the Avalon project is included in Figure 1.

Figure 1 “

The City has continued to extend the effectiveness of the SiA through a series of resolutions
adopted by the City Council. On February 18, 2015, the City Council approved a F'rst
Amendment and Assignment to the SIA with LV PS Village, and another developer (FCA CA
LLC), with whom LV PS Village had entered into escrow to purchase the Avalon project
However, subsequent to the City Council's approval of the First Amendment and Assignment
of the SIA, the property transfer did not occur, escrow was cancelled, and LV PS Village
requested that the City terminate the previously approved First Amendment and Assignment

Accordingly, on June 17, 2015, the City Council rescinded its approval of the First Amendment
and Assignment of the SIA, and approved only a First Amendment to the SIA which extended
the current termination date of the Original SIA to May 4 2016, and incorporated a new
obligation on LV PS Village to annex the Palm Springs Village project into the City's
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Revised Second Amendment to TM 31848-1 Subdivision Agreemenit

Community Facilities District (CFD) No. 2005-1 for public safety services.

As set forth in the SIA (as Amended), LV PS Village is obligated to construct and install certain
improvements to accommodate the development of the Tract. The SIA also required the
posting of bonds as security for the faithful perfermance of the work required under the SIA. In
accordance with the SIA, the original developer (SunCal) installed substantial components of
the required work; however, the work was not completed and some of the work that had been
installed has deteriorated or been vandalized, and may otherwise require repair for which LV
PS Village, as the successor developer, is obligated to complete.

On December 16, 2015, the City Council approved a Second Amendment to and Assignment
and Assumption of the SIA with LV PS Village and Avalon Land Holdings, LLC, (the "Second
Amendment’). At that time, LV PS Village had entered escrow with Avalon Land Holdings,
LLC, and the bankruplcy proceedings required that the City consent te the substitution of
Avalon Land Holdings, LLC, in lieu of LV PS Village as the Subdivider. However, subsequent
to the City Council's action, in January 2016 LV PS Village advised the City that it had
terminated escrow with Avalon Land Holdings, LLC, and had entered into escrow with a new
buyer identified as Avalon 1150, LLC, contingent on securing the City Council's approval to
substitute Avalon 1150, LLC, as the Subdivider. Pursuant to the terms of the sale, Avalon
1150, LLC, has agreed to assume all of the obligations of LV PS Village under the Amended
SIA, and to replace the existing security with replacement bonds.

The terms of the Second Amendment remain unchanged: the City will permit Avalon 1150,
LLC, a reasonable period of time in which to evaluate and repair the installed improvements
and to complete the remaining work; waive and/or deem cured all defaults, if any, of LV PS
Village that may have occurred under the SIA prior to the Second Amendment; and extend the
time period for performance of the SIA.

Staff recommends that the City Council approve the revised Second Amendment with Avalon
11580, LLC,; a copy of the Second Amendment is included as Attachment 1.

ENVIRONMENTAL IMPACT:

The “Avalon® or "Palm Springs Village™ project, identified by Case No. 5.0982, Planned
Development District (PD) 290, and Tentative Tract Map 31848, was considered a “Project”’
pursuant to the California Environmental Quality Act (“CEQA") Guidelines. The City, acting as
Lead Agency pursuant to CEQA, prepared an Initial Study and Mitigated Negative Declaration
("MND") for the Project. On May 5, 2004, the City Council adopted Resolution No. 20920
ordering the filing of the MND. Approval of the Second Amendment to and Assignment and
Assumption of the SIA for the Palm Springs Village project will facilitate completion of the
Project, and is therefore consistent with the MND previously approved by the City Councit, and
no further action with regard to CEQA is required with this requested action.
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FISCAL IMPACT:

Approval of the requested action will facilitate completion of the Project, and ultimately,
construction of the 798 single family residential units and 398 multi-family residential units
approved as part of the Project, leading to increased property tax and associated revenue for
the City, with corresponding increased public service costs. However, with the First
Amendment to the SIA, the Project is required to annex into the City's CFD 2005-1 for public
safety services, which will ultimately generate a maximum of $500 annually per residential unit
{(or $598,000 annually) at build-out which will offset the City's increased costs for public safety
services.

SUBMITTED:

Prepared by: Approved by:

i TR e

Marcus L. Fuller, MPA, P.E., P.L.S. David H. Ready, Esq., BHD.
Assistant City Manager/City Engineer City Manager
Attachments:

1. Second Amendment & Assignment to Original SIA
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WHEN RECORDED MAIL TO:

Avalon 1150, LLC

c¢/o Frechold Capital Management LLC
500 Boylston St, Suite 1870

Boston, MA 02116

Attention: Cascy Tischer and Jesse Baker

(Space above this line is for recorder’s usc)

SECOND AMENDMENT TO AND
ASSIGNMENT AND ASSUMPTION OF
SUBDIVISION IMPROVEMENT AGREEMENT

THISSECOND AMENDMENT TO AND ASSIGNMENT AND ASSUMPTION OF SUBDIVISION
IMPROVEMENT AGREEMENT (“Assignment”) is made this day of , 2016
("Assignment Effective Date"}), by and among LV PALM SPRINGS VILLAGE LLC, a Delaware limited
liability company ("Assignor”), Avalon 1150, LLC, a Delawarc limited liability company (" Assignee"), and
the City of Palm Springs, a California charter city and municipal corporation (“City™).

RECITALS

A. Assignor, as successor-in-interest to SunCal PSV, LLC, a Delaware limited liability company
(“SunCal”), and the City entered into that certain Subdivision Improvement Agreement dated December 18,
2006 and recorded on February 16, 2007 as Document No. 2007-01 13033 in the Official Records of Riverside
County, California, and the First Amendment to Subdivision Improvement Agreement, dated October 22,
2015 (as amcnded, the "Original SIA™), a copy of which is attached hereto as Exhibit A and fully
incorporaled herein by this reference, relating to the development of the propenty described by Tract Map No.
31848-1 approved by the City and filed in 2006 {the “Property™). Initially capitalized terms vsed and not
otherwise defined herein shall have the meanings set forth in the Original SIA.

B. The City has continued to extend the effectiveness of the Original SIA through a series of
resolutions adopted by the City Council, and the current termination date of the Original SIA is May 4, 2016.

C. As set forth in the Original SIA, Assignor (as successor-in-interest lo SunCal), as Subdivider,
has agreed to construct and install certain improvements to accommodate the development of Tract Map No.
31848-1. Pursuant to Section 4 1(a) of the Original SIA, Subdivider has provided the City with those ccriain
bonds, a list of which is set forth on Exhibit B attached hercto and fully incorporated hercin by this reference
(collectively, the “Existing Security [nstruments”), each as security for the Assignor’s faithful performance
of the work required under the Original SIA, including without limitation, construction of the Works of
lmprovement,

D. In accordance with the Originai SIA, Subdivider installed, on the Property and on adjoining
property subject to Tentative Tract Mop 31848 (the “Adjoining Property”, and together with the Property,
collectively, “Real Property™), substantial components of the Works of Improvement that were originally
inspecicd by the City (the “Instalied Improvements™). Subsequent to installation of the Installed
Improvements, work ceased on the Real Property and the Installed Improvements may have, in some cases,
deteriorated or been vandalized, and may otherwise requre repair.

Avalon 1150 Sevund Amendment w SIA 1.35-16 |



E. Assignor, as seller, and Assignee, as buyer, have opened escrow with Fidelity National Title
Insurance Company (“Escrow Holder™) to enable transfer of the Real Property and other tangible and
intangible property from Assignor to Assignee, as more specifically described in an additional agreement
between Assignor and Assignee (the “Transfer Agreement”) (the closing of the transaction described in the
Transfer Agreement is relerred to herein as the “Close of Escrow™).

F. Pursuant lo the Transfer Agreement, Assignor has agreed, among other things, to assign the
Original SIA 1o Assignec and Assignee has agreed, among other things, 1o assume the Original SIA and to
rcplace the Existing Security Interests with the Approved Replacement Bonds (as defined below) upon the
terms and conditions sct forth in the Transfer Agreement.

G. Assignor desires 1o assign to Assignee, without representation or warranty, all of Assignor's
rights, titles, interests, benefits, privileges, claims, duties, and obligations (collectively, the “Interests™)
pursuant to, contained within and in accordance with the Original SIA, as amended hereby and, subject to
receipt of the assurances and other agreements of the City set forth herein, Assignee desires 1o assume the
Interests in accordance with the terms of this Assignment.

H. City and Assignee further desire 1o further armend the Qriginal S1A as set forth herein in order
to {1) pesmit Assignee, as Subdivider, a reasonable period of lime in which to evaluate and repair the Installed
Improvements and to complete the remaining Works of Improvement, (2) to waive and/or deem cured all
defaults, if any, of Subdivider that may have occurred under the Original SIA prior to the Assignment
Effective Date, and {3) to extend the time period for performance of the Original SIA pursuant to the
provisions of this Assignment.

AGREEMENT

NOW, THEREFORE, for good and valuable consideration, the receipt and sufficiency of which
are acknowledged, the parties agree as follows.

1 Assignment and Assumption

1.1  Assignor hereby grants, transfers and assigns to Assignec all of Assignor’s Interests
pursuant to, under, and contained within the Original SI1A, as amended by this Assignment, withoul recourse,
representation or warranty.

1.2 Assignee hereby fully accepts the foregoing assignment and unconditionally assumes
and agrees to perform, in a timely manner, all of the duties and obligations of Subdivider ansing pursuant to,
under or contained within the Original SIA, as amended by this Assignment (the Original SIA, as so
amended, the “SIA™), with the same force and effect as if Assipnee had initially exccuted the Original SIA as
the Subdivider. Assignee agrees and acknowledges that, upon execution of this Assignment, Assignee shall
become the Subdivider under the SIA.

1.3 The assignment of the Interests of Assignor in this Assignment is in no way intended
(and in no way implies) change to any of the terms or conditions of the Transfer Agrecment nor is it intended
to imply that Assignor is making any warranty or representation to Assignee or that any of the improvemenis
contcmplated by the Original SIA may be accomplished or are feasible. Nothing contained in this
Assignment shall modify in any way any provisions of the Transfer Agreement,

2. Exoneralion and Replacement of Existing Security Interests. The City hereby agrees that
upon (a) delivery by Assignee to City of bonds in form and substance approved by the City and fully executed
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by Lexon Surety Group (the approved bonding company) and Assignee (“*Approved Replacement Bonds™),
and (b) satisfaction of the Release Conditions (as defined in the Supplemental Escrow Instructions attached
hereto as Exhibit C and incorporated herein by this reference), including without imitation, fulfilmentof the
conditions to Close of Escrow under the Transfer Agreement, City shall return the Existing Security Interests
to Assignor. Notwithstanding the foregoing, the City agrees that, upon request from Assignor, it shall execute
and deliver a separate letter stating that Assignor, SunCal and the applicable bonding companies and/or
sureties with respect to the Existing Security Interests are released and cxonerated from any and ali lability
with respect to the Onginal SIA and the Existing Security Interests, which letter shall enclose and release the
originals of each of the Existing Security Intcrests.

3. Release.

3.1 This Assignment shall constitute the City's release and cxoncration of Assignor,
SunCal and their applicable bonding companies and/or sureties with respect to the Existing Security Interests
and from any and all liability with respect to the Original SIA and the Existing Security Interests. Afier
execuhion of this Assignment by all parties, Assignor shall have no obligation to Assignee or to the City and
shall have no lizbility of any nature under the SIA.

3.2 In this regard, Assignee and City, each for itself and for their respective members,
apents, employces, predecessors, successors, assigns, agents, and all other persons or entities who may claim
through it, docs hereby release and forever discharge Assignor and #s respective members, managers,
officers, shareholders, partners, direclors, employees, agents, lenders, attorneys, successors, assigns. and
related and/or affiliated partics, from any and all manner of action, suil, lien, damage, expense (including
attorneys’ fees), claim or demand of whatever nature herclofore or herealter arising oul of, related to,
connected with the SIA.

3.3 In conncclion wilh the general release set forth herein, each of Assignee and City
specifically waives the provisions of California Civil Code Section 1542, which provides as follows:

“A GENERAL RELEASE DOES NOT EXTEND TO CLAIMS WHICH
THE CREDITOR DOES NOT KNOW OR SUSPECT TO EXIST IN HIS
OR HER FAVOR AT THE TIME OF EXECUTING THE RELEASE,
WHICH IF KNOWN BY HIM OR HER MUST HAVE MATERIALLY
AFFECTED HIS OR HER SETTLEMENT WITH THE DEBTOR.”

Each of Assignee and City knowingly and voluntarily waives the provisions of Civil Code
Scction 1542 and any other comparable provisions or principles of state, federal or common law and
acknowlcdges and agrees that this waiver is an cssential and material term of this Assignment and the relcase
provisions contained herein and that, without such waiver, this Assignment would not have been entered into,
Each of Assignce and City understands and acknowledges the significance and consequences of the release
set forth herein and this specific waiver of Civil Code Section 1542 and all other comparable provisions or
principles of state, federal law or common law.,

Assignee’s Initials City’s Initials

4, Effect of Assignment and Assumption. From and aficr the Assignment Effective Date, the
City and Assignee agree that: (a) Assignee shall be deemed a party 10 the Original SIA and any reference

thercin to “Subdivider” shall be deemed 1o refer to Assignee; and (b) Assignee shall be entitled to exercise
and cnforce the Original SIA as if Subdivider had becn a signatory to the Original SIA or a beneficiary
thereunder as of the date of its original execution.

Avalon 1150 Secund Amendment tu SIA 1-25.16 3
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5. Amendments to Original ST1A; Extensions of Time Penods for Performance. The Original

SIA contains various dates for performance and the obligation for continuous performance by Subdivider
following the commencement of construction of the Works of Improvement (as required by Section 2.4 of the
Original SIA) that have not been met and which, duc to the passage of time, are not susceptible of cure and
that will not be capable of cure until such time as final development plans have been approved for the
Property. To address this and to extend the time period for performance of obligations under the SIA, City
and Assignee hereby agree to amend the Original SIA as set forth below.

5.1 Notwithstanding any other provision of the SIA 1o the contrary, the City hereby fully
waives and releases Subdivider (as that term is used prior to, on and afler the Assignment Effective Date) with
respect to cach and every default, if any, occurring prior to the Assignment Effective Date and hereby agrees
that, except with respect to its duty to deliver the Approved Replacement Bonds, Subdivider shall have no
obligation to perform the Works of Improvement or Lo carry ocut any other obligation under the STA until the
Revised Commencement Date.

5.2 Commencement and Completion. Notwithstanding any other provision of the SIA to the
contrary:

5.2.] The definition of “Commencement Date™ as that term is used in Section 2.1
of the Original SIA shall be the daic that is six (6) months following the later of (a)
the Assignment Effective Date or (b) the City’s approval of compleled final
development plans for the open space/golf course (the “Revised Commencement
Daie™).

522 The “Completion Date” as that term is uscd in the Original SIA shall be the
date that is two (2) years following the Revised Commencement Date, provided
that if the Works of Improvement are not completed by the Completion Date, the
City and Subdivider shall work in good [aith to achieve completion within a
reasonable time period. The foregoing shall supersede any earlicr tcrmination date
approved by the City Council pursuant to one or more generally applicable
rcsolution(s) extending the dates of subdivision improvement agrcements in the
City.

3.3 Extension of Deferred or Assigned Obligations. City and Assignec hercby agree with
respect lo the provisions of Section 1.2(a} of the Original SIA:

5.3.1 The time period for performance by Subdivider of the Obligation pursuant
to Section 1.2(a) of the Original SIA has passed, and accordingly, as further
described therein, City hereby: (a) agrees that City has or hereby does assume the
Obligation, which is hereby deemed to be transferred to the City, (b) releases
Subdivider from any rcquirement to construct the Obligation, to enter into
negotiations and coordinate with RCFC in connection therewith or to have made a
payment of the Deposit prior to the Assignment Effective Date,

532 Notwithstanding any other provision of Scction [.2(a) o the contrary: (a)
the Deposit to be paid by Subdivider to the City shall be due and payable upon
issuance by the City of the first residential building permit upon a lot within Tract
Map No. 31848-1 (and as a condition therete) or upon such earlier date as physical
construction of the CV Link by RCFC or the City commences.

Avalon 1150 Second Amendment to SIA 1-25.16 4



533 The City’s right to construct the assigned Obligation shall be extended to
the date that is ten (10) years from the date of the payment of the Deposit by
Subdivider 1o City, or to any agreed extension of time thereof (the “Obligation
Date”), and if not completed by the Obligation Date, shall be retumed to the Home
Owners Association or other non-prolit mutual benelit corporation cstablished for
the residents within Tract Map No. 31848-1.

6. Eifect of Assignment on Interpretation of SIA.

6.1 Interpretation of SIA The City and Assignee hereby acknowledge and agree that, from
ond after the Assignment Effective Date, certain rights, duties and obligations under the SIA shall be
interpreted as follows:

6.1.1 Assignee shall be responsible only for the accuracy and satisfaction of those
obligations, representations and warranties of the Subdivider arising from and afllcr
the Assignment Effective Date; and

6.1.2 Components of the Insulled Improvements may have deteriorated, been
vandalized, or otherwise require repair (such componcnts, “Damaged
Components™). City agrees to cooperate with Assignee and to permit repair and
replacement of Damaged Components of the Works of Improvement rather than
complete removal and reinstallation thereof where feasible, provided that Assignee
acknowlcdges and agrees that City shall have all the rights of inspection and
acceplance of improvements set forth in the SIA.

6.13 City acknowledges that (a) Assignee is entering into this Assignment in
reliance upon the agreements of City contained in Section 5 of this Assignment to
walive defaults and cxtend the time period for performance by Assignee, and (b)
City hereby waives and hereafter shall be estopped from pursuing any rights or
remedics against Subdivider (as that term is used prior to, on and after the
Assignment Effective Date) in connection with any alleged breach of the SIA priot
1o the Assignment Effective Dale.

6.14 Notices, Demands and Communications to Subdivider from and after the
Assignment Effective Datc shall go o Assignee as indicated below:

Avalon 1150, LLC

c/o Frechold Capital Management LLC

500 Boylston St, Suite 1870

Boston, MA 02116

Attention: Casey Tischer and Jesse Baker

Phone: (617) 221-8405

E-mail: ct@Ifrecholdem.com, jrb(@freeholdem.com

With a copy to:

Lubin Olson & Niewiadomsk: LLP
600 Montgomery Street, 14* Floor
San Francisco, CA 94111
Attention: Mark Lubin

Phone: (415) 981-0550
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Email: mlubin@lubinolson.com
and with a copy 1o:

Ambruster Goldsmith & Delvac LLLP
1161] San Vicente Blvd., Suite 900
Los Angcles, CA 90049

Attention: Amy Freilich

Phone: (310) 209-8800

Email: amy@agd-landuse.com

6.1.5 Terms; No Other Changes. Unless otherwisc expressly indicated herein, all
references in Original SIA and in this Assignment to “this Agreement” or the
“S1A™ shall mean and refer to the Original SIA as modified by this Assignment and
other than the amendmeats and changes herein, all provisions of the Original SIA
remain unmodified and in full force and effect. In the cvent of any conflict or
inconsistency between the terms of the Original SLA and this Assignment, the terms
of this Assignment shall control.

7. Miscellaneous Provisions,

7.1 Effectiveness. Notwithstanding anything to the contrary contained in this Assignment,
this Assignment shall be null and void, ab ititio, if the Close of Escrow for the sale of the Real Property to
Assignee pursuant to the terms and conditions of the Transfer Agreement fails to occur on or before the
Outside Closing Date (as defined in the Transfer Agreement), as the Outside Closing Date may be extended
pursuant lo the express terms of the Transfer Agreement.

7.2 Entire Agreement. This Assignment, logether with the Original SIA, constitutes the
cnlire agreement between the parties in regards to the subject matter contained herein.

7.3 Recitals. The Recitals above are incorporated herein by reference.

74 Govemning_Law. This Assignment shall be governcd by, interpreted under, and
construed and enforceable in accordance with the laws of the State of California,

7.5 Interpretation. All of the partics hereto have been represented by legal counsel of their
choice are not relying on any statement of the other party in entering hercin, Each party has cooperated and
participated in the drafting and the preparation of this Assignment. Hence, in any construction to be made of
this Assignment, no ambiguity shall be resolved against any party by virtue of that party's participation in the
drafting of this Assignment.

7.6 Scverability. If any provision, section, paragraph, clause or sentence in this Assignment
is declared to be illegal, void, invalid, or unenforceablc by a court or other authority with jurisdiction thereof,
the remaining provisions, paragraphs, clauses, and sentences shall be severable and shali remain in full force
and effect. The parties agree that a void or invalid paragraph, clause or provision shall not affect the validity
or enforceability of the remaining provisions of this Assignment.

7.7 Counterparts. This Assignment may be executed simultancously in counterparts, each
of which shall be deemed an oniginal, but all of which, together, shall constitutc onc and the same instrumend.
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7.8 Survival. All representations, warranties, covenants and agreements made by the
partics hercunder shall be considered 1o have been relied upon by the parties and shall survive the execution,
delivery and performance of this Assignment and all other documents conlemplated herein,

7.9 Sucecessors and Assigns, This Assignment shall be binding upon and inurc to the
benelit of the successors, assignees, personal representatives, heirs and legatees of Assignor and the City and
shall be binding upon and nure to the benefit of all successors and assigns to Assignee’s right, title and
interest in and to the Property.

7.10 Amendment.

7.10.1  Any amendment to Section 1 of this Assignment shall not be binding unless in
wnting and execuled by Assignor and Assignee but shall not require execution by the City.

7.10.2  Any amendment to Sections 4, 5 and/or 6 of this Assignment shall be cffective il
executed by the City and Assignee, as Subdivider under the SIA, or any subsequent Subdivider, but shall not
require cxccution by Assignor.

7.10.3  Any amendment to Scctions 2, 3 and/or Section 6 of 1this Assignment shall require
execution of (1) Assignor, (2) Assignee, as Subdivider under the SIA, or any subsequent Subdivider, and (3)
the City.

7.11 Additional Documents. Each ofthe parties shall each execute and deliver to the other
parties, uport demand, such further documents, and shall take such further actions as are necessary or
desirable to effectuaie the intent and purposes of this Assignment.

7.12 Authority, The persons signing below represent that they have the authority to bind
their respective party, and that all necessary board of directors’, sharcholders’, partners’, agency's or other
approvals have begn obtained.

Signatures on following pages
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IN WITNESS WHEREOF, Assignor and Assignce have exccuted this Assignment as of
the day and year first wnitien above.

“ASSIGNOR” LY PALM SPRINGS VILLAGE LLC,
a Delaware limited liability company

By:

Name:
Title:

A notary public or other officer completing this
certificate verifies only the identity of the
individual who signed the document to which this
certificate is attached, and not the truthfulness,
accuracy, or validity of that document.

State of | |

County of | ]

On belore me, ; (here
insert name and title of officer). personally appearced , who

proved to me on the basis of satisfaciory evidence to be the person(s} whosc name(s) isfarc subscribed
to the within instrument and acknowledged (o me that he/she'they cxccuted the same in
his’her/their authorized capacity(ies). and that by his/her/their signature(s) on the instrumcnt the
person(s). or the entity upon behalf of which the person(s) acted, executed the instrument.

{ certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing
paragraph is true and correct

WITNESS my hand and official scal.

Signature (Seal)

[Signature Continues on Following Page]
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“ASSIGNEE" AVALON 1150, LLC,
a Delaware limited liability company

By:

Name:
Title:

A notary public or other officer complcting this
certificate verifies only the identity of the
individual who signed the document to which this
certificate is attached, and not the truthfulness,
accuracy, or validity of that document.

State of | 1

County of [ 1

On before me. {here
inscrt name and title of officer), personally appeared . who

proved to me on the basis of satisfactory evidence to be the person(s} whose name(s) is‘are subscribed
to the within instrument and acknowledged (o me that hefsheithey cxecuted the same in
his‘her/their authorized capacity(ics), and that by histher/their signature(s) on the instrument the
person(s). or the entity upon behalf of which the person(s) acied, cxecuted the instrument,

| certify under PENALTY OF PERJURY uader the laws of the Stale of California that the foregoing
paragraph is true and correclt

WITNESS my hand and official seal.

Signature (Scal)

Avalon } 158 Second Amendment 1o §IA 1-25-16
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“CITY" CITY OF PALM SPRINGS, a Culifornia
charter city and municipal corporation
ATTEST:

By:

David H. Ready,
BY: City Manager
James Thompson,
Ciuty Clerk

APPROVED AS TO FORM:

BY:
Doug Holland
City Attorney

Avalon 1150 Second Amendment 10 51A 1-25-16



Exhibit A
Original Subdivision Improvement Agreement, including First Amendment thereto

[attached]
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SUBDIVISION IMPROVEMENT AGREEMENT

THIS SUBDIVISION IMPROVEMENT AGREEMENT (this "Agreement’) is
entered into this lﬁi‘ day of Deferloli— , 2008, by and between the
CITY OF PALM SPRINGS, a Catifornia charter city ("CITY"). and SUNCAL PSV, LLC, a
Delaware Limited Liability Company, (Subdivider”).

RECITALS

A.  Subdivider is the owner of, and has obtained approval of a subdivision
map for Tract Map No. 31848-1 located in the City of Palm Springs, County of
Riverside, State of California (the "Property”), as described on Exhibit “‘A". The map
contains conditions of approval for the development of the Property (the "Conditions”)
as described on Exhibit ‘B".

B. Pursuant to the Conditions, Subdivider, by the Map, has offered dedication
to the City of Palm Springs Lots “A” through “C" for streét and public utility purposes;,
- easements for public ulility and sewer purposes with right of ingress and egress for
service and emergency vehicles and personnel over Lots “D" through “T" (private
streets), as shown on the map; easements for public utility and sewer purposes (shown
as “10' PUE") along and adjacent to Lots “D" through “T" (private streets), as shown on
the map; easements for sidewalk, public utility, and sewer purposes over Lots “U"
through “Z” and Lots “AA” through “AH", as shown on the map; easements for storm
drain purposes over Lots “X7, “AA”, “AF”, and “AJ", as shown on the map; and City
desires to accept the public dedication as shown on the final map, and certain other
* improvements described in this Agreement.

C. Subdivider has delivered to City and City has approved plans and
specifications and related documents for certain “Works of improvement” (as hereinafter
defined) which are required to be constructed and installed in order to accommodate the
development of the Property.

D.  Subdivider's agreement to construct and install the Works of Improvement
pursuant to this Agreement and its offer of dedication of the streets, easements and
other improvements and facilities, as shown on the Map, are a material consideration to
City in approving the final map for the Property and permitting development of the
Propertiy to proceed.

COVENANTS

Based upon the foregoing Recitals which are incorporated herein by reference
and in consideration of City's approving the Map for the Property and permitting
development of the Property to proceed, Subdivider agrees to timely perform all of its
obligations as set forth herein.

Page 1 of 13
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1. Constructlion Obligations.

1.1 Works of Improvement. Subdivider agrees, at its sole cost and expense, to
construct or install or cause to be constructed or installed the street, drainage, domestic
water, sanitary sewer and other improvements (herein sometimes collectively referred
to as the "Works of Improvement”), as the same may be supplemented and revised
from time to time as set forth herein (said plans and specifications, together with all
related documents, are referred to herein as the "Plans”). The estimated construction
cost for the Works of Improvement is $17,385,000 00,

1.2 Other Obligations Referenced in Conditions of Tentative Map Approval. In
addition to the foregoing, Subdivider shall satisfy all of the conditions of approval on the
Tentative Map for the Property, except as indicated in Section 1.2(a) herein below. The
conditions of approval associated with the Tentative Map are included as Exhibit 8"
aitached hereto ;

1.2(a) Deferred or Assigned Obligation. Subdivider has requested (1) deferral,
or (2) transfer and asslgnment to City, Subdivider's obligation to construct a 12 feet
wide combination sidewalk and bicycle path along the northerly frontage of the Sunrise
Parkway within Tract Map No. 31848B-1, as required by Engineering Condition #86 of the
Tentative Map, as shown on Exhibit “B°, (hereafter “Obligation”). Subdlvider's request is
based on the lack of a sufficiently wide parkway in which to construct the required
improvement and install adequate landscaping. City has agreed to either (1) defer the
Obligation, or (2) accept assignment of the Obligation, to be performed by the City in the
future. Construction of the deferred Obligation by Sudivider, or construction of the
assigned Obfigation by City, shall be completed at such time as the City and the
Riverside County Flood Control and Water Conservation District (RCFC) have entered
into 3 Joint Use and Cooperative Agreement, or other legally acceptable agreement, for
the development of recreational amenities and improvements for use by the general
public along RCFC flood control levees within RCFC easements and rights-of-way in
the City. Concurrently with the execution of this Agreement, a- Security Instrument
securing Subdividers faithful performance of the deferred Obligation, (hereafter
“Obligation Security”), in the amount -of $698.544.00, equal to 100% of the City's
estimated future cost to construct the Obligation, shall be submitted.

Subdivider hereby agrees to initiate efforts with RCFC on preparalion of a draft
Joint Use and Cooperative Agreement by which the Obligation may be constructed by
Subdivider or City. Subdivider shall make every reascnable effort to coordinale with
RCFC such that construction of the deferred Obligation by Subdivider is completed
within five (5) years, (hereafier "Deferred Deadline”).

In the event Subdivider has not completed construction of the deferred Obligation
by the Deferred Deadline, Subdivider hereby agrees to deposit with the City the sum of
$6098,544.00 (hereafter “Deposit"), and City agrees to release and return to Subdivider

Page 20l 13

21



the Obligation Security. As a condition of City’s acceptance of the assigned Obiigation
from Subdivider, Subdivider acknowledges City's right to construct the assigned
Obligation at its discretion, not to exceed ten (10) years after the date of this
Agreement, and hereby waives any rights Subdivider may have pursuant to law with
regard to the City's timely expenditure of the Deposit. City agrees to construct the
assigned Obligation within ten (10) years of the date of this Agreement, uniess such
time is extended upon mutual agreement by the Subdivider and City. If the City
determines that construction of the assigned Obligation is not feasible along the RCFC
flood control levee, the City may use the Deposit for construction of public
improvements of any kind that City determines, in its sole discretion, will benefit the
residents within Tract Map No. 31848-1. If the assigned Obligation, or an alternative
public improvement determined by the City, has not been completed by the City within
ten (10) years of the date of this Agreement, or any agreed extension of time thereof,
the City shall retun the Deposit to the Home Owners Assaciation or other non profit
mutual benefit corporalion established for the residents within Tract Map No. 31848-1,
for their use as they may determine. No interest shall accrue on the Deposit otherwise
due. In the event City is unable to retum the Deposit to a Home Owners Association or
other non profit mutual benefit corporation established for the residents within Tract Map
No. 31848-1, or none has been established or exists, City shall have the right to retain
the Deposit, which shall be used by City at its discretion.

- In acknowledgement of Subdivider's waiver of rights, if any, with regard to the
Deposit required herein, Subdivider has initialed its acceptance of the'conditions of the
deferred or assigned Obligation hereafter:

SUNCALPSV, LLG, W™

1.3 Intent of Plans. The intent of the Plans referenced in Section 1.1 is to
prescribe a complete work of improvement which Subdivider shall perform or cause 10
be performed in a manner acceptable to the City Engineer (or his/her designee) and in
full compliance with all codes and the terms of this Agreement. Subdivider shall
complete a functional or operable Improvement or facility, even though the Plans may
not specifically call out all items of work required for the contractor to complete its tasks,
incidental appurtenances, materials, and the like. If @ny omissions are made or
information necessary to carry out the full intent and meaning of the Plans, Subdivider
or its contractor shall immediately notify its design engineer who will seek approval of
the City Engineer for furnishing of detalled Instructions. In the event of any. doubt or
question arising regarding the true meaning of any of the Plans, reference shall be
made to the City Engineer whose decision thereon shall be final.

Subdivider recognizes that the Plans consist of general drawings. All authorized
alterations affecting the requirements and information given on the Plans shall be in
writing and appraved by the City Engineer. The Plans shall be supplemented by such
working or shop drawings as are necessary to adequately control the work. Without the
City Engineer's prior written approval, no change shall be made by Subdivider or
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Subdivider's contractor to any plan, specification, or working or shop drawing after it has
been stamped as approved.

1.4  Survey Monuments. Before final approval of street improvements,
Subdivider will place survey monument(s) as shown on the Map in accordance with the
provisions of the State Subdivision Map Act and the Subdivision Ordinance of the City
of Palm Springs. Subdivider shall provide security for such obligation as provided in
Section 4.1(a){iii) and, after setting the monument(s), Subdivider shall furnish the City
Engineer of the City of Palm Springs written notice of the setting of said monument(s)
and written proof of having paid the engineer or surveyor for the setting of said
monument(s).

1.5 Petformance of Work. Subdivider shall furnish or cause to be furnished all
materials, labor, tools, equipment, utilities, transportation, and incidentals required to
perform Subdivider's obligations under this Agreement.

16 Changes in the Work. The City Engineer, without invalidating this
Agreement and without notification to any of the sureties or financial institutions
referenced in Paragraph 4, may order extra work or may make changes by altering or
deleting any portion of the Works of Improvement as specified hereln or as deemed
necessary or desirable by the City Engineer as determined necessary to accomplish the
purposes of this Agreement and to protect the public health, safety, or welfare. The City
Engineer shall nofify Subdivider or Subdivider's contractor in writing (by Correction
Notice) at the time a determination has been made to require changes in the work. No
field changes performed or proposed by Subdivider or its contractor shal! be binding on
City unless approved in writing by the City Engineer.

1.7 Defeclive Work. Subdivider shall cause its contractor to repair, reconstruct,
replace, or otherwise make acceptable any work found by the City Engineer to be
defective. s

1.8 No Warranty by City. The Plans for the Works of Improvement have been
prepared by or on behalf of Subdivider or its consultants or contractors, and City makes
no representation or warranty, express or implied, to Subdivider or to any other person
regarding the adequacy of the Plans or related documents.

1.2 Authorty of the City Engineer. In addition to the authority granted to the
City Engineer elsewhere in this Agreement, the City Engineer shall have the authority to
decide all questions which may arise as to the quality and acceptability of materials
furnished and work performed, and all questions as to the satisfactory and acceptabie
fulfilment of the terms of this Agreement by Subdivider and Subdivider's contractor.

1.0 Documents Available at the Site. Subdivider shall cause its contractor to
keep a copy of all approved Plans at the job site and shall give access thereto to the
City's inspectors and engineers at all times.
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1.11 Inspection. Subdivider shall have an autharized representative on the job
site at all times during which work is being done who has full authority to act for
Subdivider, or its design engineer, and Subdivider's contractor(s) regarding the Waorks
of improvement. Subdivider shall cause its contractor to fumish the City with every
reasonable facility for ascertaining whether or not the Works of Improvement as
performed are In accordance with the requirements and Intent of this Agreement,
including the Plans. If the City inspector requests it, the contractor at any time before
acceptance of the Works of Improvement shall remove or uricover such portions of the
finished werk as may be directed which have not previously been inspected. After
gxamination, the contractor shall restore said portions of the work to the standards
required hareunder. Inspection or supervision by the City shall not be considered as
direct contral of the individual workmen on the job site City's inspector shall have the
authority to stop any and all work not in accordance with the requirements containad or

referenced in this Agreement.

The inspection of the work by City shall not relieve Subdivider or the confractor of
any obligations to fulfill this Agreement as herein provided, and unsuitable materials or
work may be.rejected notwithstanding that such materials or work may have been
previously overiooked or accepted,

1.12 Compliance With Law. [n addition to the express provisions of this
Agreement and the Plans, Subdivider shall cause construction of the Works of
Improvement to be completed in accordance with all other applicable federal, state, and

local Jlaws, ordinances, rules and regulations. :

1.13 Suspension_of Work. City Engineer shall have authorty to order
suspension of the work for failure of the contractor to comply with law pursuant to
Section-1.11, In case of suspension of work for any cause.whatever, Subdivider and its
contractor shall be responsible for all materials and shall store them properly if
necessary and shall provide suitable drainage and erect temporary structures where
necessdry.

1.14 Final Acceptance of Works of Improvement. Afler Sﬁbdivlder’s contractor

has completed all of the Works of Improvement, Subdivider shall then request a final
inspection of the work. If items are found by the inspector to be incomplete or not in
compliance with this Agreement or any of the requirements contained or referenced
herein, City will inform the contractor of such items. After the contractor has completed
these items, the procedure shall then be the same as specified above for the
contractor's initia request for final inspection. If items are found by Cify's inspector to be
incomplete or not in compliance after two (2) "final" inspections, City may require the
contractor, as a condition to performing further field inspections, to submit in writing a
detailed statement of the work performed subsequent to the date of the previous
inspection which was found to be Incomplete or not in compliance at that time.
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No Inspection or acceptance pertaining to specific parts of the Works of
Improvement shall be construed as final acceptance of any part until the overall final
acceptance by Clty Is made. Final acceptance shall not constitute a waiver by City of
defective work subsequently discoverad.

The date on which the Works of Improvement will be considered as complete
shall be the date of the Notice of Acceptance.

2. Time for Performance.
2.1 Commencement and Completion Dates. Subject to Section 2.2 and 2.3

below,-Subdivider shall (i) commence with construction and installation of the Works of
Improvement thiry (30) days following City's approval of the Plans ("Commencement
Date"); and {ii) complete or cause to be completed all of the Works of Improvement two
(2) vears after the Commencement Date. Extensions of time for completion of the
Works of Improvement may be granted upon approval by the City Engineer or his
designee. Extension of time may be granted upon mutual agreement of the City
Engineer and Subdivider, either verbally or in writing, as required by the City Engineer
or his designee. :

22 Phasing Requirements. Notwithstanding the provisions of Section 2.1, City
reserves the right to control and reguiate the phasing of completion of specific Works of
Improvement as required to comply with applicable City ordinances, regulations, and
rules relating to the timely provision of public services and facliities. In addition to
whatever other remedies City may have for Subdivider's failure fo satisfy such phasing
requirements, as the same now exist or may be amended from time to ime, Subdivider
acknowledges City's right to withhold the issuance of further building permits on the
Property until such phasing requirements are satisfied. Prior to issuance of building
permits, Subdivider shall provide satisfactory evidence that all applicable requirements
that are a condition to issuance of building permits have been satisfied. Such
requirements may include the payment of fees, construction of improvements, or both.
Final inspectlons or issuance of Certificates of Occupancy may be withheld from the
Subdivider by the City, if, upon a determination by the City Engineer or his designee,
completion' of specific Works of Improvements or other requirements associated with
the development of the Property have not been completed to his satisfaction.

2.3 Force Majeure. Notwithstanding the provisions of Section 2.1, Subdivider's
time for commencement and completion of the Works of Improvement shall be
extended for the period of any enforced delay caused due to circumstances beyond the
control and without the fault of Subdivider, including to the extent appiicable adverse
wealher conditions, flood, earthquakes, strikers, lockouts, acts or failures to act of a
public agency (including City), required changes to the scope of work required by City,
and similar causes; provided, however, that the period of any enforced delay hersunder
shall not include any period longer than five (5) days prior to City's receipt of a written
notice from Subdivider or its Contractor detailing the grounds for Subdivider's claim to a
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right to extend its time for performance hereunder. City Engineer shall evaluate all
claims to Force Majeure and his decision.shall.be final. . . .. .. . .

2.4 Continuous Work. After commencement of construction of the Works of
Improvement {or separate portion thereof), Subdivider shall cause such work to be
diligently pursued to completion, and shall not abandon the work for a consecutive
perlad or more than thirty (30) days, events of Force Majeure excepted.

25 Reversion to Acreage. In addition to whatever other rights Gity may have
due to Subdivider's fallure to timely perform its obligations hereunder, Subdivider
recognizes that City reserves the right to revert the Property to acreage subject to the
limitations and requirements set forth in California Government Code Sections
§6499.11-66499.20-3/4. In this regard, Subdivider agrees .that if the Works of
Improvement have not been completed on or before the later of two (2) years from the
date of this Agresment or within the time allowed herein, whichever is the later, and if
City thereafter initiates proceedings to revert the Property to -acreage, pursuant to
Govemment Code Section 6649916 Subdivider hereby consents to feversion and
agrees that any improvements made by or on behalf of Subdivider shall not be
considered in determining City's authority to revert the Property to acreage.

2.6 Time of the Essence. Time is of the essence of Subdivider's performance
of all of its obligations under this Agreement,

3. Labor,

3.1 Labpr Standards. Subdivider shall be responsible for causing all
contractors and subcontractors performing any of the Works of Improvement to comply
with all applicable federal and state labor standards, including to the extent applicable
the prevailing wage requirements promulgated by the Director of industrial Relations of
the State of California Department of Labor.

3.2 Nondiscrimination. Subdivider agrees that no contractor or subcontractor
performing any of the Works of Improvement shall discriminate against any employee or
prospective employee with respect to such work in hirng, promotion, seniority, or any
other terms and conditions of employment an the grounds of race, creed, color, national
origin, ancestry, religion, sex, or marital status.

3.3 Licensed Contractors. Subdivider shall cause zll of the Works of
improvement to be constructed by contractors and subcontractors with valid California
Contractors' licenses for the type of work being performed.

34 \Workers Compensation. Subdivider shali cause every contractor and
subcontractor performing any of the Warks of Improvement to camry Workers'
Compensation Insurance as required by the Labor Code of the State of California and
shall cause each such contractor and subcontractor to submit to City a Certificate of
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Insurance verifying such coverage prior to such contractor or subcontractor entering
onto the job site.

4, Security.

4.1 Required Security.

(a) At the time Subdivider executes this Agreement, Subdivider shall furnish to
City the following bonds, letters of credit, instruments of credit (assignment of deposit
account) or other security acceptable to City in its sole and absolute discretian and
satisfying the requirements of the applicable provisions of this Sectlion 4 below
{hereinafter "Security Instruments”):

() A Security Instrument securing Subdivider's faithful performance of all of the
Works of Improvement ("Faithful Performance Security [nstrument”), in the amount of
$417.385,000.00 equal to 100% of the estimated construction cost referenced in Section
1.1.

(i A Security Instrument guaranteeing the payment to contractors,
subcontractors, and other persons furnishing labor, materials, and/or equipment ("Labor
and Materials Security Instrument”) with respect to the Works of Improvement in an
amount equal to $8,692.500.00 equal to 50% of the estimated construction cost
referenced in Section 1.1.

{ii) A Securty Instrument guaranteeing the payment of the cost of setting
monuments as required in Section 1.4 in the amount of $60.000.00 equal to 100% of
the cost thereof.

This Agreement shall not be effective for any purpose until such Security
Instruments are supplied to and approved by City in accordance herewith.

() Required Security Instrument for Maintenance and Warranty, Prior to the

City Councll’s acceptance of the Works of Improvement and recordation of a Notice of
Completion, Subdivider shall deliver a Security Instrument warranting the work accepted
for a period of one (1) year following said acceptance ("Maintenance and Wamranty
Securlty Instrument”), in the amount of $2.607.750.00 equal to 15% of the estimated
construction cost set forth in Section 1.1 or a suitable amount determined by the City
Engineer.

42  Form of Security Instruments. Al Security Instruments shall be in the
amounls required under Section 4.1 (a) or 4.1(b), as applicable, shall meet the following
minimum requirements and otherwise shall be in a form provided by City or otherwise
approved by the City Attomey:
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(@) Bonds. For Security Instruments provided in the form of bonds, any such
bond must be issued and executed by an insurance company or bank authorized to
transact sufety business in the State of California. Any insurance company acting as
surety shall have a minimum rating of A-IX, as rated by the current edition of Best's Key
Rating Guide published by A M. Best's Company, Oldwick, New Jersey, 08858. Any
bank acting as surety shall have a minimum rating of AA, as rated by Moody's or
Standard & Poor's.

(b) -Letters of Credit. For Security Instruments which are letters of credit, any
letter of credit shall be an original separate unconditional, irevocable, negotiable and
transfarable commercial letter of credit issued by a financial institution with offices In the
State of California acceptable to City. Any such letter of credit shall specifically permit
City to draw on same by unilateral certification of the City Engineer of the City that
Subdivider is in default under its payment or performance obligations hereundar or in
the event Subdivider fails to deliver a replacement letter of credit not less than thirty (30)
days prior to the date of expiration of any such letter of credit and shail further be
subject to the provisions of Section 4.4.

. (¢) Instrument of Credit. . For Secunty Instruments which are Instruments of
Credit, any Instrument of Credit shall be an assignment of deposit account assigning as
security to City all of Subdivider's interest in funds on deposit in one or more bank
accounts with financial institutions acceptable to City.

(d) General Reauirements for all Security Instruments.

(i} Payments under any Security Instruments shall be required to be made (and,
with respect to bonds, litigation shall be required to be instituted and maintainedy in-the
City of Palm Springs, State of California (and the Security Instrument shall so provide).

(i) Each Security Instrument shall have a minimum term of one (1) year after
the deadline for Subdivider's completing the Works of Improvement, in accordance with
Section 2.1 (other than Instruments of Credit, which shall have no defined term or
expiration date).

(i) Each Security Instrument shall.provide that changes may be made in the
Works of Improvement pursuant to the terms of this Agreement without notice to any
issuer or surety and without affecting the obligations under such Security instrument.

4.3 Subdividers Liability. While no action of Subdivider shall be required in
order for City to realize on its security under any Secunty Instrument, Subdivider agrees
to cooperate with City to facilitate City's realization under any Security Instrument, and
to take no action to prevent City from such realization of any Security Instrument.
Notwithstanding the giving of any Security Instrument or the subsequent expiration of
any Security Instrument or any failure by any surety or financial institution to perform its
obligations with respect thereto, Subdivider shall be personally liable for performance
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under this Agreement and for payment of the cost of the labor and materials for the
improvements required to be constructed or installed hereby and shall, within ten (10)
days after written demand therefor, deliver to City such substitute security as City shall
require satisfying the requirements in this Section 4,

4.4 Letters of Credit,

(a) Inthe event a letter of credil is given pursuant to Section 4.2(b}, City shall be
entitled to draw on any such letter of credit if a replacement letter of credit (expiring in
not less than one {1) year, unless City’ agrees to a lesser_term in City's sole and
absolute discretion) is not delivered not less than thirty (30) days prior to the expiration
of the original letter of credit, such substitute letter of credit being in the same amount
and having the terms and conditions as the initial letter of credit delivered hereunder,
issued by a financial institution acceptable to City as of the date of delivery of the
replacement letter of credit,

(b) In the event of draw by the City on a letter of credit, the City may elect, In its
sola and absofute discretion, to apply any such funds drawn to the obligations secured
by such letter of credit or to hold such funds in an account under the control of the City,
with no Interest accruing thereon for the benefit of the Subdivides. If the City elects to
hold the funds in an account pursuant to the foregoing, City may thereafter at any time
elect instead to apply such funds as provided In the foregoing. Subdivider agrees and
hereby grants City a security interest in such account to the extent required for City to
realize on its interests therein and agrees to execute and deliver to City any other
documents requested by City in order to evidence the creation and perfection of City's
security interest in such account.

4,5 Release of Security Instruments.

(a) City shall release the Faithful Performance Security Instrument and Labor
and Materials Security Instrument when all of the following have occurred:

)] Sulidivider has made wﬁﬁen request for release and provided evidence of
satisfaction of all other requirements in this Section 4.5;

{ii} the Works of improvement have been accepted,

(iii) Subdivider has delivered the Maintenance and Warranty Security instrument;
and

(iv) subject to the following sentences after passage of the time within which lien
claims are required to ba made pursuant to Articie 3 (commencing with Section 3114) of
Chapter 2 of Title 15 of Part IV of Division 3 of the California Civii Code. If lien claims
have been timely filed, City shall hold the Labor and Materials Security Instrument until
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such claims have been rescived, Subdivider has provided a statutory bond, or otherwise
as required by applicable law.

(b)  City shall release the Maintenance and Warranty Security Instrument upon
Subdividers written request upon the expiration of the warranty period, provided no
claims are outstanding at that time regarding defective work.

5. Cost of Construction and Provision of inspectipn Service,
.5.1 Subdivider Responsible_for All Costs of Construction. Subdivider shall be

responsible for payment of all costs incurred for construction and installation of the
Works of Improvement. In the event Subdivider is entitled to reimbursement from City
for any of the Works of Improvement, such reimbursement shall be subject to a
separate Reimbursement Agreement to bé entered Into between Subdivider and City

prior to construction of the works.,

5.2 Payment to_City for Cost of Related Inspection and Enaineering Services

Subdivider shall compensate City for all of City's costs reasonably incurred in having its
authorized representative make the usual and customary inspections of the Works of
Improvement. In addition, Subdivider shall compensate City for alt design, plan check,
evaluating any proposed or agreed-upon changes in the work. The procedures for
deposit and payment of such fees shall be as established by the City Council. in no
event shall Subdivider be entitled. to additional inspections or a final inspection and
acceptance of any of the Works of Improvement until all City fees and charges have
been fully paid, including without limitation, charges for applicable penaities and
additional required inspections.

6. Acceptance of Offers of Dedication. The City Council shall pass as
appropriate resolution or resolutions accepting all offers of dedication shown on the Map
for the Properly, with acceptance to become effective upon completion and acceptance
by City of the Works of Improvement. Such resolution(s) shall authorize the City Clerk to
execute the Certificate made a part of the Map regarding said acceptance of the offer of
dedication. g e e

7. Waranty of Work. Subdivider shall guarantee ali Works of Improvement
against defective materials and workmanship for a period of one (1) year from the date
of final acceptance. If any of the Works of Improvement should fail or prove defective
within said one (1) year period due to any reason other than improper maintenance, or if
any settlement of fill or backfil occurs, or should any portion of the Works of
Improvement fail to fulfill any requirements of the Plans, Subdivider, within fifteen (15)
days after written notice of such defects, or within such shorter time as may reasonably
be determined by the City in the event of emergency, shall commence to repair or
replace the same together with any other work which may be damaged or displaced in
so doing. Should Subdivider fail to remedy defective material and/or workmanship or
make replacements or repairs within the period of time set forth above, City may make
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such repairs and repiacements and the actual cost of the required labor and materials
shall be chargeable to and payable by-Subdivider. The warranty provided herein shall
not be in lieu of, but shall be in addition to, any warranties ar other obligations otherwise
imposed by law.

8. Defauit.
8.1 Remedies Not Exclusive. In.any case where . this. Agreement provides a

specific remedy to City for a default by Subdivider hereunder, such remedy shall be in
addition to, and not exclusive of, City's right to pursue any other administrative, legal, or
equitable remedy to which it may by entitled.

8.2 -City Right to Perfiorm Work. In addition to whatever other rights or
remedies it may have for Subdivider's default hereunder, in the event Subdivider shall
fail to timely perform any work required 1o be performed under this Agreement and such
failure shall continue for'a period of twenty (20) days after receipt. of written notice of
defauit from Gity, or thereafter Subdivider shall fail to diligently and continuously pursue
the cure of any such default to completion, City shall have the right to enter into the
Property and perform any of the uncompleted work by force account or coniract or both
and thereupon recover from Subdivider or any Security Instrument, or both, the full cost
and expense thereby incurred by City.

8.3 Attorney's Fees and Casts. In the event that Subdivider fails to perform any
obligation under this Agreement, Subdivider agrees to pay all costs and expenses
incurrad by City in securing performance of such obligations, including costs of suit and
reasonable attorney's fees. In the event of any dispute arising out of Subdivider's
performance of its obligations under this Agreement or under any of the Security
Instruments referenced herein, the prevaiting party In such action, in addition to any
other relief which may be granted, shall be entitled to recover its reasonable attomey's
fees and costs. Such attomey's fees and cost shall include fees and costs on any
appeal, and in addition a party entitled to attorney’s fees and costs shall be entitled to all
other reasonable costs incurred in investigating such action, taking depositions and
discovery, retaining expert witnesses, and all other necessary and related costs with
respect to the litigation. All such fees and costs shall be deemed to have accrued on
commencement of the action and shall be enfarceable whether or not the action is

prosecuted to judgment.

9. Indemnity. Subdivider agrees to indemnify, defend, and hold harmless City
and City's officers, employees, and agents from and against any and all claims,
liabifities, losses, damages, causes of action, and obligations arising out of Subdivider's
failure to perform the construction and instaliation of the Works of Improvement in
accordance with the requirements contained or referenced in this Agreement. Said
indemnity obligation shall apply to personal injury, death, property damage, economic
loss, and any other monelary damage or penzly to which City may be subjected,
including without (imitation, attorney’s fees and costs and the costs of realizing on any
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Security Instrument provided by Subdivider pursuant to the terms hereof. Such
indemnity obligation shall not extend to any loss resuiting from City's sole negligence or

willful misconduct.
10. Generasl Provisions.

10.1 Successors and_Assigns. This Agreement shall be binding upon ali
successors and assigns to Subdivider's right, tile, and interest in and fo the Property
and any portion thereof. ‘ . '

10.2 No Third Parly Beneficiaries. This Agreement is intended to benefit only
the parties hereto and their respective successors and assigns. Neither City nor

Subdivider intend to create any third party beneficiary rights in this Agreement in any
contractor, subcontractor, member of the general public, or other person or entity.

10.3 Entire Agreement: Waivers and Amendmants. This Agreement integrates
all of the terms and conditions mentioned herein, or incidental-hereto, and supersedes

all negobations and previous agreements between the parties with respect to all or part
of the subject matter hereof, except as may be expressly provided herein. All waivers of
the provisions of this Agreement must be in writing and signed by an authorized
representative of the party to be charged, and all amendments hereto must be in writing
and signed by the appropriate representatives of both parties.

11. - Corporate Authority. The ‘persons executing this Agreement on behalf of
the parties hereto warrant.the (1) such party is duly organized and existing, (i) they are
duly authorized to execute and deliver this Agreement on behalf of sald party, (i} by so
executing this Agreement, such party is formally bound to the provisions of this
Agreement, and (iv) the entering into of this Agreement does not viclate any provisions
of-any other Agreement to which said party Is bound.

'I"I"ﬂ*-l'

(Signatures on Next Page)

Page 13 of 13

32



IN WITNESS WHEREOQF, the parties hereto have executed this Subdivision
Improvement Agreement as of the date first above written.

ATTEST. CITY OF PALM SPRINGS,
CALIFORNIA

David H. Ready, GityManager

James Thompson, City Clerk

TANDARD FORM CITY ATTORNEY APPROVED AGREEMENT
RECOMMENDED BY:
ATPRCVED BY CITY COUNCIL

%/?/ZL s B @bob POAD

David Baraklan, City Engineer

SUBDIVIDER:
SUNCAL PSV, LLC, a Delaware Limited Liability Company
Check one: __Individual __Partnership Corporation® ¥ Company

*Note, for Corporations, two corporate officers must sign this Agreement, as indicated

below; for all w ized agents must sign this Agreement,
i .
By: K By:

Signature {notarized) Signature (notarized)
Name:__Bruce V. Cao X Name:
Title: Q enerol Counsel Title.

(For Corporations, this document must be signed  For Corporations, this document must be signed in
in the ahove space by one of the following: the above space by one of the following
Chairman of the Board, President or any Vice Secretary, Chief Financial Officer or any Assistant

President) Traasurer)

Maifing Address:

sSunCal Companies
74-130 Country Club Drive, Suite 101
Palm Desert, CA 92260

"\)3: -



CALTFORNIA ALL - PURPOSE ACKNOWLEDGMENT

State of California

County of Orange
On  November 13, 2006 _ before me, Susan E. Morales/Notary Public
NAME, TITLE OF OFFICER

Bruce V., Cook

NaMFE OF SIGNER(S)

personally appeared

X| Personally knowntome -or-[] Proved to me on the basis of satisfactory evidence to be the
person(s) whose name(s) is/fare subscribed to the within
instrument and acknowledged to me that hefsheithey
executed the same in histher/their authorized capacity(ies),
and that by his/herftheir signalure(s) on the instrument the
person(s), or the entity upon behalf of which the person(s)

acted, executed the instrument.

SUSAN E. MORALES
Commission # 1632049

WITNESS my hand and official seal.
, :

! v Fia X
(S[GNATURE OF NOTARY)

OPTIONAL
Though the data below is not required by law, it may prove valuable to persons relying on the document
and could prevent fraudulent reattachment of this form.

CAPACITY CLAIMED BY SIGNER DESCRIPTION OF ATTACHED DOCUMENT

[0 INDIVIDUAL/OWNER
[[] CORPORATE OFFICER

Subdivision Improvement Agreement

TITLE(S) TITLE OR TYPE OF DOCUMENT
[] PARTNER(S) [ ] LIMITED 13
[J GENERAL ) NUMBER OF PAGES
[ ] MANAGING MEMBER
X] GENERAL COUNSEL : 11/13/06
DATE OF DOCUMENT
) oTHER:

SIGNER IS REPRESENTING:
NAME OF PERSON(S) OR ENTITY(IES)

SunCal PSV, LLC
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EXHIBIT "A"
TRACT MAP 31848-1 LEGAL DESCRIPTION

Tract Map No. 31848-1, as recorded in Map Book , Pages through inclusive,
records of Riverside County, Califomia,




EXHIBIT "B"

TENTATIVE TRACT MAP 31848-1 CONDITIONS OF APPROVAL

)



Resolution 20920
Page 8

. EXHIBIT B _
I Case No, 5.0982-GPA-PD-280, Tentative Tract Map 31848
Palm Springs Village, McComic Consolidated / TransWest Housing
May 5, 2004 (Rev 5/20/04)
CONDITIONS OF APPROVAL
Before final acceptance of the project, all conditions listed below shall be completed o the

salisfaction of the City Engineer, the Director of Planning and Zoning, the Chief of Police,
the Fire Chief or their designee, depending on which deparment recommended the

condition.

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

PROJECT SPECIFIC CONDITIONS

Adminisiralive

1. The proposed development of the premises shall conform to all applicable
regulations of the Palm Springs Zoning Ordinance, Municipal Code, or any other

Gty Codes, ordinances and resolutions which supplement fhe 2oning district
requiatians.

2. The owner shall defend, indernify, and hold harmiess 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 employess fo attach, set aside, void
or annul, an approval of the City of Palm Springs, its legislafive bedy, advisory
agencies, or administrative officers conceming Case 5.0882-PD-290, TTM 31848.

—_— ~===Thg 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 ¢ither
undertake defense of the matier and pay the Cily's associated legal costs or will
advance funds 1o pay for defense of the matter by the City Atlorney. If the Gily of
Paim Spiings falls 10 promptly notify the applicant of any such claim, action or
praceeding or fails ta cooperate fully in the defense, the applicant shall not,
thereafier, be responsible 1o defend, indemnify, or hold harmiess the Gity of Palm
Springs. Notwithstanding the foregoing, the City refains the right to sstile or
abandon the matter withaut the applicant's consent but should it do so, the City
shall waive the indemnification heseln, except, the Ciy's decision {o setie or
abandon a matter following an adverse judgment or failure to appeal, shall not
cause a walver of the Indemnificatian rights herein.

3. That the property owner(s) and successors and assignees in inlerest shall maintain
and repair the improvements including and without limitation sidewalks, bikeways,
parking areas, landscape, imigation, lighting, signs, walls, and fences between the
curb and property line, including sidewalk or bikeway easement areas tfiat extend
anto private property, in a first class condition, free from waste and debris, and in
aceordance with all appficable faw, rules, ordinances and regulations of all federal,
state, and local bodies and agencies having jwrisdiction at the property owner's
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sole expense. The PS Village HOA shall be responsible for the maintenance of
both sides of the Sunrise Parkway. This condition shall be included in the reoor.ded
covenant agreemen! for the property il required by the City, and shal! be required

in the CC&Rs.

The project is localed in an area defined as having an impact on fish and wildiife as
defined in Section 711.4 of the Fish and Game Code; therefore a fee of $1.314.00
plus an administrative fee of $50.00 shall be submitted by the applicant in the form
of a money order or a cashier's check payable to the Riverside Counly Glerk prior
to Council aclion on the projecl This fee shall be submitted by the City to the
Countly Clerk with the Notice of Determination.

Prior to Issuance of a grading penmit, Fringe Toed Lizard Mitigation fees shall be
submiited to CVAG.

This project shall be subject to Chapters 2.24 and 3.37 of the Municipal Code
regarding public art. The praject shall elther provide public art or payment of an in
lieu fee. In the case of the in-liet fee, the fee shalt be based upon the fotal building
permit valuation as caloulated pursuant to the valuation table in the Uniform
Building Code, the fea 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 unils exempt. Should the pubfic art ba jocated on the project site, said
location shall be reviewed and approved by the Director of Planning and Zoning
and the Public Als Commission, and the property owner shall enter into a

' recorded agreement lo maintain the art work and protect the public rights of access

and viewing. :

Pursuant fo Park Fee Ordinance No, 1632 and in accordance with Govemnment
Code Section 66477 (Quimby Act), afl residential development shall be required to
contribute to mitigate park and recreation impasts such that, prior fo issuance of
residential bullding permits, a parkland fee or dedication shall be made.
Accordingly, all rasidential development shall be subject to parkland dedication
requirements and/or park improvement fees, The parkland mitigation amount shall
be based upon the cost to acquire and fully improve parkiand. Dedication of the
7.55-acre park site shalf be made prior to issuance of the first grading permits.

Environmental Assessment

The mitigation measures of the environmental assessment shall apply and shall

8.
be incorporated Into the final plans, prior to issuance of permits. The applicant
has submitled a signed siatement agreeing to the mitigation measures.

CC&R's

9. The applicant prior to issuance of building permits shall submit a drafl declaration

of covenants, conditions and restrictions ("CC&R's*) 1o the Direclor of Planning
and Zoning for approval in & form to be approved by the City Attorney, to be

. recorded prior to approval of a final map. The CC&R's shall be enforceable by

the City, shall not be amended without City approval, and shal require
mainlenance of all properly in a good condiion and in accordance with all

ordinances.
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10,

11",

The applicant shall submit to the City of Palm Springs, a deposil in the amount of
52500, for the review of the CC&R's by the City Attorney. A $250 filing fee, or
other fes in effect at the tims of submission of the CC&Rs, shall also be paid (0
the City Pianning Departrrent for administralive review purposes.

The CC&R's shall have a disclosure statement regarding the location of the
project relative ta roadway noise, aircrafl noise and the widening of Sunrise
Parkway in the fulure. Said disclosure shall inform perspeclive buyers about
traffic, an active recreation park-site and lighted playing fields, noise due to
Sunrise Parkway, Indian Canyon Drive, San Rafael Drive and the Palm Springs
Intemational Airport, aireraft, and other activities which may occur in this area.

a. Prior to issuance of a building permit, the applicant must provide a
standard avigation easement and non-suit covenant in a form prescribed
and approved by the City Attorney, with reference lo present and future

owners of the parceal.

b. These disclosures shali also be incorporated into a covenant o be
recorded on the file of each residential parcal.

Cultural Resources

12.

Prior to any ground disturbing activity, including dearing and grubbing,
installation of ufilies, andfor any construcion related excavation, an
Archaeologist qualified according to the Secretary of the Interior's Standards and
Guidelines, shall be amployed to survey the area for the presence of cultural
resources identifiable on the ground surface.

a. Given that portions of the project area are within an alluvial formation, the
possibility of buried resources is incyeased. A Native American Monitor
shafl be present during all ground-dislurbing activities.

b. Experience has shown that there is atways a possibifity of buried cultural
resources in a project area. Given that, & Native American Monftor(s) shall
be present during ali ground disturbing aclivities induding clearing and
grubbing, excavation, birial of utiities, planting of rooted planis, efe.
Contact the Agua Caliente Band of Cahuilla Indian Cultural Office for
additiona! information on the use and avallability of Cultural Resource
Monifors. Should buried cultural depesits be encountered, the Monitor
shall contact the Direclor of Planning and Zoning and after the consultation
the Director shall have the authority fo hall destructive construction and
shall notify a Quaiified Archaeologist io investigate and, if necessary, the
Qualified Archaeologist shall prepare a treatment plan for submission to the
State Historic Preservation Officer and Agua Calienle Cultural Resource
Coaordinator for approval.

c Two copies of any cultural resource documentation generated in

connection with this project, including reporis of investigations, record
search results and sHe records/updates shall be forwarded to the Tribal
Planning, Bullding, and Engineering Depariment and one copy to the City
Planning and Zoning Department prior {o final inspection.
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Final Design

13.  Final landscaping, imigation, exteror fighting, and fencing plans shafl be
submitted for approval by the Department of Planning and Zoning prior to
issuance of a building permit. Landscape plans shall be approved by the
Riverside Counly Agricuitural Commissloner's Office prior to submittal.

14,  The final development plans shall be submitted in accordance with Section
9403.00 of the Zoning Ordinance. Final development plans shall include sie
plans, building elevations, floor plans, roof plans, landscape plans, inigation
plans, wall and fence plans, exterior lighting plans, sign program, mitigation
monitoring program, site cross sections, property development standards and
other such documents as required by the Planning Commission. Final
development plans shall be submitted within two (2) years of the City Council
approval of the preliminary planned development district.

15.  An exteror iighting plan for the clubhouse parking lot, in accordance with
Zoning Ordinance Seclion 93.21.00, Outdoor Lighting Standards, shall be
submitted for review and approval by the Director of Planning & Zoning prior to
the issuance of building permits. Manufacturer's cut sheets of all exterior lighting
on the building and in the landscaping shall be submitted for approval prior to
Issuance of a building permit. If lights are proposed to be mounted on buildings.
downights shall be utilized,

16. Two story units shall be not be localed within 200" of the on the project

perimster, :
with the exception that they may be on the second row of lots south of
Sunrise Parkway.
Project property developrment standards:

Single Family standards -~

Building Helght: 18'—-24'

Front Setback:

Residence &

Side loaded garage 5

Front loaded garage 20

Side setback: §' (with some xero lol line units)
Rear setback: 15

Multi-Family Parcels "A” and “B~  R-3 zone praperty development standards
Exceptions: 45% open space required
Building height: 25
18.  The Design Review Commiitee makes the following design recommendations:

a. Provide a view fence lo the golf course on Indian Avenue.
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b. Meander walls on Indian Avenue and adjacent to alf other public
roadways. This shall be reviewed by the Design Review Commitlee as
part of Final PD plans.
c. Add trees to both sides of the sidewalks, where sidewalks meander,
except where conflicts with underground utilities would resuit.
d. Sidewalks and bikeways should be provided on both sides of Sunrise

19.

Parkway.

e. Add additional trees to the madian and landscape area al the Caballeros
Road entry.

f. Landscape shall be deserl landscape, lush but efficient, with low watering
requirements. Limit turf to active recreation areas only. Pull turf away from
streels, sidewalks and bikeways where possible.

0.  Architecture must be high qualiy and well designed. The proposed
project architecture Is not approved. Restudy the architecture, provide a
variety of architectural styles and products and consider the climate and
location of the project.

h. Include decerative paving, in all driveway areas in mulil-family parcals, in
order to meet the overall 65% minimum open space requirement, or
otherwise demonstrate compliance with the minimum §5% requirement.
Minimum open space of 45% is required for Parcels “A” and "B".

The lofs which back to existing residences on Via San Dimas, shall be rede-
Zigned and widened to match the existing lot widths of the subdivision located to
8 south,

GENERAL CONDITIONS/CODE REQUIREMENTS

22

20. The project is subject to the Cily of Palm Springs Water Efficient
LandscapeQrdinance. The applicant shall submit an application for Final
Landscape Document Package fo the Director of Planning and Zoning for review
and approval prior lo the issuance of a buflding permit. Refer to Chapter 8.60 of
the Municipal Code for specific requirements. ’

21.  Prior to issuance of a grading permit, a Fugitive Dust and Erosion Control
Plan shall be submitted and approved by the Building Official. Refer to Chapler
8.50 of the Municipal Code for specific requirements.

The grading plan shall show the dispesition of sll cut and fili materials, Limils of
slte disturbance shall be shown and all disturbed areas shall be fully restored or
landscaped.

23.  Separate archileciural approval and permits shall be required for all signs.
A detailed sign program shall be submitted for review and approval by the
Planning Commission, prior to issuance of building permits. :
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24,

30.

All roof mounted mechanical equipment shall be screened from all possible
vantage points both existing and future per Section 9303.00 of the Zoning
Ordinance. The screening shall be considered as an element of the overall
design and must blend with the architectural design of the building(s). The
exterior elevations and roof plans of the buildings shall indicate any fixtures or
equipment to be located on the roof of the bullding, the equipment heights, and
type of screening. Parapels shall be al least 6" above the equipment for the

purpose of screening.

25. No exterior downspouts shaft be permitied on any facade on the
proposed building(s), which are visible from adjacent sireets or residential and

commercial areas.

26. Perimeter walls shalt be designed, installed and maintained in compliance
with the comer culback requirements as required in Section $302.00.0.

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

28.  The slreet address numberingflettering shall not exceed eight inches in
height,

29.  Construction of any residential unit shall meet mintmurn soundproofing
requirements prescribed pursuant to, Section 1092 and related sections of Title

. 25 of the Califonia Administrative Code. Compliance shall be demonstrated to

the satisfaction of the Director of Building and Safety.

Details of pool fencing (malerial and color} and equipment area shall be
submitted with final landscape plan. :

31, Prior to the issuance of building permits, locations of all telephone and
electrical boxes must be indicated on the building plans and must be completely
screened and located in the interior of the building. Electrical transfermers must
be located toward the interlor of the project maintaining a sufficient distance from
the frontage(s) of the project. Said transformer(s) must Be adequately and
decoratively screened. -

Parking Design

32,

Standerd parking spaces shall ba 17 feet deep by 9 feet wide: compact sized
spaces shall be 15 feet deep by 8 feet wide. Handicap parking spaces shall be
18 feet deep by 9 feel wide plus a 5-foot walkway at the right side of the parking
space; two (2) handicap spaces can share a common walkway. One in every
sight (8) handicap accessible spaces, but not less than one (1), shall be served
by an 8-foot walkway on the right side and- shall be designated as "van

accessible”.

33. Handicapped accessibility shall be indicated on the site plan to include
the location of handicapped parking spacss, the main entrance {o the propased
structure and the path of trave! lo the main enirance. Consideration shall be
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given to potential difficulties with the handicapped accessibility to the bullding

due to the future grading plans for the property.

34. Compact and handicapped spaces shall be appropriately marked per
Section 93.06.00.C.10.

35.  Curbs shall be Installed at a minimum of five () feet from face of walls,
fences, buildings, or other shructures, Areas that are not part of the maneuvering
area shall have curbs placed at a minimum of two (2) feet from the face of walls,

fences or buildings adjoining driveways.

36.  Parking lot light fixtures shall align with stall striping and shall be located
two lo three feet from curb face.

37.  lIslands of not less than 9 feet in width with 2 minimum of 6 feet of planter
shall be provided every 10 parking spaces. Addilional islands may be necessary
to comply with shading requirements.

38, Shading requirements for parking lot areas as set forth in Section 8306.00
of the Zoning Ordinance shall be met. Details o be pravided with final landscape

plan.

39.  Parking stalis shall be delineated with a 4 to 6 inch double stripe - hairpin
or elongated "U" design. Individual wheel stops shall be prohibiled; a continuous
6" barrier curb shall provide wheel stops.

40. Concrete walks with 2 minimurn width of two (2} feet shall be installed
adjacent lo end parking spaces or end spaces shall be Increased to eleven (11)

feet wide.

41.  Tree wells shall be provided within the parking lot and shall have a
planting area of six feet in diameterAwidth.

Waste Disposal

42,  Trash cans shall be screened from view and kept within fifty (50) fest of the
street

POLICE DEPARTMENT

43.  Devaloper shall comply with Section I of Chapter 8.04 of the Palm
Springs Municipal Code.

BUILDING DEPARTMENT

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

FIRE

45.  Street Widths: Sections B-B, private street "A" and Section C-C, Avenida
Caballeros are at a minimum width where no parking will be allowed.
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46.  Turnarounds: The terminus of privale street "A” inlo the Clubhouse area
will require an approved lurnaround.

47. Bulding or Complex Gate Locking Devices: Locked gate(s) shall be
equipped with a KNOX key swilch device or Key box. Contact the fire
depariment at 323-8186 for a KNOX application form. (902.4 CFC)

48.  Verlical Fire Apparatus Clearances: Palm Springs Fire Apparatus require
an unobstructed vertical clearance of not less than 13 feet 6 inches. (802.2.2.1

CFC)

49. Road Design. Fire apparatus access roads shall be designed and
constructed as all weather capable and able to support a fire truck weighing
73,000 pounds GVW. (902.2.2.2 CFC)

. 60.  Residential fire hydrants: Residential fire hydranfs shall be installed in

accordance with DWA or Mission Springs Water District specifications and
standards. No landscape planting, walls, or fencing are parmitted within 3 feet of

. fire hydrants. The Fire Chief or designee may be allowed to consider subsequent

information regarding the five-minute response time and change limits where fire
sprinklers are required.

§1.  Mandatory Fire Sprinklers: Project beyond five-minute response time
from the closest fire station and therefore requires an automatic Fire Sprinkier
System, The developer shall fund or prepare, at the discretion of the Fire Chief, a
S-minute response study to re-evaluate response times to the subject property.

ENGINEERING

STREETS

S2.

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

53.  Coordinate with Sunline Transit Agency regarding required public transit
facilities on ot adjacent to the development. Any required public transit facilities,
including bus stops, tum-outs, bus shelters and fumiture, or other miscellaneous
public transit improvemenis shall be fumished, constructed and installed in
conjunction with construction of the assoclated street improvements.

54.  Submit street improvement plans for all proposed streets (public and
private} to the Engineering Division. The plans shall be prepared by a
Registered Civil Engineer and approved by the City Enginear prior to issuance of
any building permits. )

55.  All required off-site pubiic street improvements {San Rafael Drive, Indian
Canyon Drive, Sunrise Parkway, Indian Canyon Drive/Sunrise Parkway Traffic
Signal, and Avenida Caballeros) shal! be constructed prior to development that
encompasses over 50% of the entire project, or equivalent to completion of
construction prior to Issuance of the 619th certificate of occupancy (50% of 1,237
bullding perrnits), without regard to approved phasing plans for development or
as may be required adjacent ta a Final Map or Maps (if the development is

phased). .
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INDIAN CANYON DRIVE

56.

Dedicale an additional 20 feet {0 provide the ullmate half streel right-of-way
width of 50 leet along the entire frontage, together with a property line - carner
cut-back at the southaast comer of the intarsection of Indian Canyon Drive and
Sunrise Parkway in accordance with City of Palm Springs Slandard Drawing No.
105,

57.  Construct an 8-inch curb and gutter, 38 feet east of centeriine along the
entire frontage in accordance with City of Palm Springs Standard Drawing No.
200,

58. Construct a 25 feet radius curb retum and spandrel at each side of the
intersection of Indian Canyon Drive and the West Entrance in accordance with
City of Paim Springs Standard Drawing No. 206.

8. Construct an 8 feet wide cross gutter at the intersection of Indian Canyon
Drive and the West Entrance in accordance with City of Palm Springs
Standard Drawing No. 200 and 206.

C. Construct Type A curb ramps al each side of the intersection of Indian
Canyon Drive and lhe West Entrance, in accordance with City of Palm
Springs Standard Drawing No. 212,

D. The West Entrance shall be restricled lo righttum ingress and egress
only. The ingress and egress lanes shall have a 20 feat minimum width.
Final configuration of the West Entrance shall be subject to review and
approval of the City Engineer and Fire Marshall.

E. Access to the Golf Maintenance area, or any facility proposed within the
Golf Mainfenance area indicated on the revised site plan for Tentative
Tract Map 31848, shall be prohibited from Indian Canyon Drive, uniess
additional improvernents to indian Canyon Drive are provided, acceptable
to the City Engineer, that restricts access into the Golf Maintenance area
to right-tum ingress and egress only. |If access is proposed info the Golf
Maintenance area from I[ndian Canyon Drive, it shall be limited to the
southerly portion of the site, and be subject to the review and approval of
the City Engineer, and may require extension of the landscaped median
south of the south property line of the Golf Maintenance ares, including
roadway widening and, if necessary, right-of-way acquisition as required
lo provide required improvements to eliminate left-turn ingress and egress
into the Qolf Maintenance area. Access info the Golf Maintenance area
shall be provided from the West Entrance, or intemally within the
development, to the greatest sxient possible.

53.  Construct a 35 feet radius curb retum and spandrel at the northeast and
southeast comers of the intersection of Indian Canyon Drive and Sunrise
Parkway In accordance with City of Palm Springs Standard Drawing No. 208.

60. Consiruct an 8 feet wida cross gutier at the intersection of Indian Canyon
Drive and Sunrise Parkway with a flow line parailel with and 38 feet east of the
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centeriine of Indian Canyon Drive in accordance with City of Palm Springs

Slandard Drawing No. 200 and 206.

61. Install a nuisance water drainage system to intercep!t storm waler runoff
at the intersection of Indian Canyon Drive and Sunrise Parkway 1o minimize
nuisance walar within the cross gutier, in a manner acceptable to the City

Engineer.

62.  Construct a meandering, 12 feet wide combination sidewatk and bicycle
path along the entire frontage. The sidewalk and bicycle path shall be
meandering, as approved by the Director of Planning and Zoning, and
constructed with colored Portland Cement concrets, The admixture shall be Palm
Springs Tan, Desert Sand. or approved equal color by the Engineering Division.

63.  Conslruct Type A curb ramps at the northeast and southeast corners of
the intarsection of Indian Canyon Drive and Sunrise Parkway, In accordance with

City of Palm Springs Standard Drawing No. 212. ’

64. Construct a minimum pavement section of 5 Inch asphalt concrete
pavement over 4 inch aggregate base with a minimum subgrade of 24 inches at
95% relative compaction, or equal, from edge of proposed gutter to clean saw cut
edge of pavement along the entire frontage in accordance with City of Palm
Springs Standard Drawing No. 110 and 340, If an aftemative paverent seclian
is proposed, the proposed. pavement sectlon shall be designed by a California
registered Geotechnical Engineer using "R” values from the project site and
submitted to the City Engineer for approval.

65. - Construct a 14-feet wide curbed and landscaped median island along the
enfire frontage. Provide left tum pockets at Corazon Avenus and Tramview
Road. The left tum pockets shall be designed in accordance with Section 405 of
the current edition of the CafTrans Highway Design Manual, as approved by the
City Engineer. Submit landscaping and irrigation system improvement plans for
review and approval by ihe City Enginaer and Director of Planning & Zoning.

66.  Construct additional sireet improvements north of the intersection with the
Sunrise Parkway as necessary to provide an additional south bound left-tum tane
with a 225 feet long left-tum pocket and associated tapeting and widening, as
required and approved by the Clty Engineer. Acquire additional right-of-way far
the City of Palm Springs, if necessary, o faciitate the intersection widening -

improvements,

67.  The proposal for a fraffic clrcle or roundabout at the Indian Canyon Drive
and Suntise Parkway intersection, as indicated on Tentative Tract Map 31848, Is

hot approved. :

SAN RAFAEL DRIVE (WEST OF INDIAN CANYON DRIVE)

68.  Construct street impravements (asphalt pavement widening, traffié striping and
related improvements) as necessary fo widen the west leg of the San Rafael

Drive and Indian Canyon Drive intersection, in a manner that improves
intersection capacily acceptable to the City Engineer.

SAN RAFAEL DRIVE {(EAST OF INDIAN CANYON DRIVE)
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69.  Construct an B-inch curb and gutter, 32 feet north of centerline along the
entire fronlage in accordance with Cily of Palm Springs Standard Drawing No.
200.

70.  Construct a 12 feet wide combination sidewalk and bicycle path along the
entire frontage. The sidewalk and bicycle path shall be maandering, as approved
by the Director of Planning and Zoning, and constructed with colored Portland
Cement concrete. The admixiure shall be Palm Springs Tan, Desert Sand, or
appraved equal color by the Engineering Division.

71.  Construct a minimum pavement section of 3 inch asphalt concrete
pavement ovar 6 inch aggregate base with 2 minimum subgrade of 24 inches at
95% relative compaction, or equal, from edge of proposed gutter to clean saw cut
edge of pavement along the entire frontage in accordance with City of Palm
Springs Standard Drawing No. 110 and 330. If an alternative pavement section
is proposed, the proposed pavement section shall be designed by a Califomia
registered Geotechnical Engineer using “R™ values from the project site and
submitted to the City Engineer for approval,

AVENIDA CABALLEROS (PUBLIC)

71A.

71B.

An application shall be submitted for the vacation of existing public right-of-way
provided for the ¢construction of a “juture street’ extending westerly of Avenida
Caballeros located appraximately 560 feel north of San Rafael Drive, and
existing public nght-of-way provided for the future westerly extension of Via San
Dimas. Excess right-of-way shall be vacated lo provide for a right-of-way line 30
feet west of the existing centerline of Avenida Caballeros.

The west side of Avenida Caballeros shall be de-annexed from Parkway
Maintenance District #8 and maintained by the developer's HOA. The developer
shall pay fees to the City necessary to revise the Engineer’s report to accornplish
this de-annexation. -

Remove the existing curb ramps, curb returns, spandrels, cross-gutters, and
asphalt pavement constructed for a “future street” exiending westerly of Avenida
Caballeres located approximately 560 feet north of San Rafael Drive, and
constructed for the future westetly extension of Via San Dimas.

Construct an 8 inch curb and gutter, 20 feet west of centerline at the location of a
“future street® extending westerly of Avenida Caballeros located approximately
560 feet north of San Rafael Drive, and located at the westerly extension of Via
San Dimas, in accordance with City of Palm Springs Standard Drawing No. 200.

Construct a 5 feet wide sidewalk behind the curb at the location of a “future
street” extending westerly of Avenida Caballeros located approximately 560 feet
north of San Rafael Drive, and located at the weslery extension of Via San
Dimas in accordance with City of Palm Springs Standard Drawing No. 210.
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4.

Remove the existing barricade and make appropriate repairs and improvements
necessary lo construcl and extend Avenida Caballeros onto the propased

development.

SUNRISE PARKWAY

76.

Tr.

78.

75.

80.

a1.

82,

83.

84.

The following recommendations regarding the construction of the Sunrise
Parkway are, in some cases, inconsistent with the proposed improvements
identified on Tenlative Tract Map 31848, specifically as indicated in Section D-D
“Sunrise Parkway” on Sheet 1. The Tentative Tract Map detalls regarding the
Sunrise Parkway shall be considered as modified by the recommendations
specified by these conditions of approval. The Sunrise Parkway shall be
constructed as a Secondary Thoroughfare with & special street section cansisting
of 4 travel lanes and a raised, landscaped median.

The alignment shalf be revised, or easements shall be reserved on the final map.
such that minimum safe stopping site distance, in accordance with the Califomia
Highway Deslgn Manual, is achieved for a 45 mile per hour design speed

throughout those segments of the Sunrise Parkway with a praposed centerline |

radius of 300 feet and 500 fest. Measures to require minimum safe slopping
distance shall be submitted to the City Engineer for review and approval prior to
submittal of street impravement plans for the Sunrise Parkway, and/or the first

. Final Map prepared within the development.

Dedicate 50 feet to provide the ultimate half street right-of-way width of 50 feet
along that portion extending from the easterly property line and through the right-
of-way transition jrom Sunrise Way to the Sunrise Parkway.

Acquire additiona right-of-way east of the east properly line {on ofi-site property)
as necessary to provide a full 100 feel right-of-way for the Sunrise Parkway, from
the end of Sunrise Way and extending west of the east property line.

Dedicate 100 feet to provide the ullimate right-of-way width of 100 feet along the
entire frontags, from the easterly property line to Indian Canyon Drive.

Construct an 8 inch curb and gutter, 32 feet each side of centerline along the
entire frontage, from Indian Canyon Drive to the existing end of Sunrise Way, in
accordance with City of Paim Springs Standard Drawing No. 200,

Construct intersection widening and curb tapers as necessary to provide
separale tuming lanes {sast bound right-turn and west bound ieft-lurn lanes) into
the Norih Entrance and East Entrance, as approved by the City Engineer.

Construct an appropriate fransition with curb tapers as necessary to transilion
from the northerly end of existing improvements for Sunrise Way to the Sunrise
Parkway, as approved by the City Engineer. A proposal to transition from
Sunrise Way to the Sunrise Parkway shall be submitted to the City Engineer for
review and approval prior to submittal of stree{ improvement plans for the
Sunrise Parkway, and/or the first Final Map prepared within the development.

Construct a 25 feet radius curb retum and spandrel at each side of the
intersection of the Sunrise Parkway and the: North Entrance and East Entrance in
accordance with City of Palm Springs Standard Drawing No. 2086.
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85.

8e.

87. .

8a.

89.

Construct an 8 feet wide cross gutter at the intersection of the Sunrise Parkway
and the North Entrance and East Entrance in accordance with City of Palm
Springs Standard Orawing No. 200 and 2056.

Construct a 12 feel wide combination sidewalk and bicycle path along the both
sides of the enlire frontage. The sidewalk and bicycle path shall be ocated
adjacent 1o curb or meandesing, as approved by the Director of Planning and
Zoning, and constructed with colored Portland Cement concrete. The admixture
shall be Palm Springs Tan, Deserl Sand, or approved equal color by the

Engineering Divislon,

Construct Type A curb ramps al each side of the intersection of the Sunrisa
Parkway and the North Entrance and Easl Entrance, in accordance with City of
Palm Springs Standard Drawing No. 212.

Construct a 14-feet wide curbed and landscaped median island along the entire
frontage. Provide left tum packets at the North and East Entrances. The left tumn
pockels shall be designed in accordance with Section 405 of the current edition
of tha Caltrans Highway Design Manual, as approved by the City Engineer.
Submit landscaping end imigation system improvement plans for review and
approval by the City Engineer and Director of Planning & Zoning.

Construct a minimum pavement section of 3 inch asphalt concrete pavement
over 6 inch aggregate base with 'a minimum subgrade of 24 inches at 95%
relative compaction, or equal, from edge of proposed gutter to edge of proposed
gutter (full width) along the entire frontage in accordance with City of Palm
Springs Standard Drawing No. 110. If an altemative pavement section is
proposed, the proposed pavement saction shall be designed by a California
registered Geotechnical Engineer using "R" values from the project site and
submitted to the City Engineer for approval.

Provide adequate measures for drainage of surface storm water runoff from the
Sunrise Parkway into adjacent landscaped parkways. Inlercept and convey
runoff through catch basins and minor storm drain systems to detention basins
within the landscaped parkways in order to accommodate 10-year storm water
runoff, or provide other measures acceptable {o the Cily Engineer to
accommeodate surface runoff along the Sunrise Parkway.

AVENIDA CABALLEROS (PRIVATE}

1.

Dedicate a privale street easement 81 and 66 feet wide as shown on Tentative
Trect Map 31848, and an easement to the City of Palm Springs for service and
emergency vehicles and personnel with right of ingress and egress over the
private streat, '

92.  Construct a wedge curb, meeting City Engineer approval, 30 feet on both
sides of centerling along the entire frontage, with 25 fest radius curb retums and
spandrels (where required) at intersecting on-sife streets in accordance with City
of Palm Springs Standard Drawing No. 206,

93. Construct 6 feet wide cross-gutters at all intersections (where required} in
accordance with City of Palm Springs Standard Drawing No. 200 and 206.
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04.  Constuct a 6 feel wide meandering sidewalk along the east side of the entire
frontage from the existing northerly end of Avenida Cabalileros lo Street “G™ in
accordance with Cily of Palm Springs Standasd Drawing No. 210.

95, Construct a 12-feet wide curbed and landscaped median island at various
locations as shown on Tentative Tract Map 31848.

" 86, Construct a minimum pavement section of 3 inch asphalt concrete pavement
over 6 Inch aggregate base with a minimum subgrade of 24 inches at 85%
relative compaction, or equal, in accordance with Cily of Palm Springs Standard
Drawing No. 110. If an altemative pavemant section is proposed, the proposed
pavement section shall be designed by a Califomia registered Geotechnical
Engineer using "R". values from the project site and submitted to the City

Engineer for approval.

ON-SITE (PRIVATE) STREET "A"

97. Dedicate a private street easement 51 feet wide as shown on Tentative
Tract Map 31848, and an easement to the City of Palm Springs for service and
emesgency vehicles and personnel with right of ingress and egress over the
private street.

98. Dedieate a 10 feet wide public utility easement along each side of the
private street. :

99.  Construct a wedge curb, meeting City Engineer approval, 25 feet on both
sides of centerline along the entire frontage, with 25 feet radius curb retums and
spandrels (where required) at intersecting on-site streets in accordance with City

of Palm Springs Standard Drawing No. 206.

100. Construct 6 feet wide cross-gutters at all intersections (where required)
with a flow line paraliel with and 25 feet from the centerline of the intersecling
street in accordance with City of Palm Springs Standard Drawing No. 200 and

206.

101. Construct a & feet wide sidewalk along both sides of Street “A” from the
Sunrise Parkway to the gated entry in accordance with City of Palm Springs

Standard Drawing No. 210,

102. Construct a 10-feet wide curbed and landscaped median island at various
locations as shown on Tentative Tract Map 31848.

103. Construct a minimum pavement section of 3 inch asphalt concrete
pavement over 6 Inch aggregate base with a minimum subgrade of 24 inches at
95% relalive compaction, or equal, In accordance with City of Palm Springs
Standard Drawing No. 110. [f an alternative pavement section is proposed, the
propased pavement section shall be designed by a California registered
Geotachnical Engineer using "R" values from the project site and submitted to
the City Engineer for approval.

ON-SITE (PRIVATE) STREETS “B" THRU “U"
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110.

104. Dedicate a privale street sasement 37 feet wide, and an easement to_the
City of Palm Springs for service and emergency vehicles and personrnel with right
of ingress and egress over the private strests.

105. Dedicats a 10 feet wide public utlity easement along each side of the
private streets.

108, Construct a wedge curb, meeling City Engineer approval, 18 feet on both
sides of centerline along the entire frontage, with 25 feet radius curb retums and
spandrels {where required) at intersecting on-site streets in accordance with City
of Palm Springs Standard Drawing No. 206.

107. Consiruct 6 feet wide cross-gutters at all intersections (where required)
with a flow line parallel with and 18 feel from the centetline of the intersecting
street in accordance with City of Palm Springs Standard Drawing No. 200 and
206.

108. Al on-site street “knuckdes® and cul-de-sac’s shall be construcled in
accordance with City of Palm Springs Standard Drawing No. 101 and 104,

102, Al an-site streets shall hava a minimurm centerine radius of 130 feet.

Canstruct a minimum pavement section of 2% inch asphalt concrete pavement
over 4 inch aggregate base with a minimum subgrade of 24 inches al 95%
relative compaction, or equal, in accordance with City of Palm Springs Standard
Drawing No. 110. If an altemative pavement section is proposed, the proposed
pavement section shall be designed by a Califomia registered Geotechnical
Engineer using "R values irom lhe project sile and submitted to the City

Engineer far approval.

SANITARY SEWER

111.
112,

113,

114,

115.

Cannect all sanitary facilities to the City sewer system.

If necessary to provide public sewer service to the easterly portion of the subject
properly, construct an extension of the exjsting 15-inch public sewer main within
the approved alignment for the Sunrise Parkway, extending to the raquirad point
of connection. -

Construct an 8-inch sewer main within all on-site private streets and connect to
the public sewer main as required to the existing public sewer main in Avenida
Caballeros, San Rafael Drive or Sunrise Way.

Dedicate an easement across all private streets , for sewer purposes to the City
of Palm Srings.

Submit sewer impr.o'vement plans prepared by a Registered Civil Engineer to the
Engineering Division. The plans shall be approved by the City Engineer prior o
issuance of sewer construction permits.
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116, Al sewer malns constructed by the developer and io become part of lhe Clly

sewer system shall be televised by the developer prior to acceptance of the
sewer kine(s).

GRADING

17

118.

118,

120.

121.

Submit a Rough Grading Plan prepared by a Califomnia registered Civil Engineer
to the Engineering Division for review and approval. A Fugitive Dust Control Plan
shall be prepared by the applicant and/or its grading contracior and submitted to
the Bullding Department for review and approval. The applicant and/or its
grading contraclor shall be required to comply with Chapter 8.50 of the Cily 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 Contral 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 Managament District {AQMD) Coachslla Valley Fugilive
Dust Control Class. The applicant and/or lts grading contractor shall provide the
Bullding Department with current and valid Certificate(s) of Completion (rom
AQMD for staff, that have compisted the required training. For infommation on
attending a Fugilive Dust Confrof Class and information on the Coachella Valley
Fugltive Dust Cantral Handbook and related “PM10" Dust Contro! issues, please
contact Elio Torrealba at AQMD at (909) 396-3752, or at etorrealba@AQMD.gov.
A Fugitive Dust Conlrol Plan, in confortnance with the Coachella Valiey Fugitive
Dust Control Handbock, shall be submitted to and approved by the Building
Department prior to approval of the Grading plan. The Grading Plan shall be
approved by the City Engineer prior to issuance of any grading or building

permits.

The first submittal of the Grading Plan shall inciude the following infornation:
Copy of signed Conditions of Approval from Planning Pepartment; Copy of Site
Plan stamped approved and signed by the Planning Department; Copy of current
Title Report; Copy of Soils Repot; and a copy of the associated Hydrology

Study/Report

Drainage swales 3 feet wide and 6 inches deep shall be pravided adjacent fo all
curbs and sidewalks to keep nuisance water from entering the adjacent streets.

A National Poliutant Discharge Elimination Systern (NPDES) storm water permit,
issued from the California Regional Water Quality Control Board (Phone No. 760-
346-7491) Is required for the proposed development. A copy of the executed
permit shall be pravided to the City Engineer prior to approval of the Grading

Plan,

In accordance with City of Palm Springs Municipal Code, Section 8.50.025 (c), a
cash bond of two thousand doffars ($2,000.00) per acre shall be posted with the
City for dust control purposes associated with grading activities on the property.

A soils report prepared by a Califarnia registered Geotechnical Engineer shall be
required for and incorporated as an integral part of the grading plan for the
proposed development. A copy of the soils report shall be submitled to the
Building Department and to the Engineering Division prior to approval of the

Grading FPlan.
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122. Conlac! the Building Department {o get informalion regarding the preparation of

123.

the PM-10 {dusl control) plan.

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

DRAINAGE

124.

125,

126.

127.

Accept all slorm water runoff passing through and falling onto the site and
conduct sl storm water runoff to approved drainage structures as described in
the Preliminary Hydrology Report for the “Palm Springs Village Tract Map No.
31848", prepared by Mainiero, Smith and Associates, originally dated October
16, 2003. The Hydroiogy Report shall be finafized to include catch basin sizing,
storm drainpipe sizing, and retention/detention basin sizing calculations and
other specificalions for construction of required on-site storm dralnage
improvemenls.

Submit storm drain improvement plans for all on-site storm drainage system
faciliies for review and approval by the City Engineer.

. The project is subject to flood control and drainage implementation fees and/or

construction of drainage faciliies in accordance with the approved Master
Drainage Plan for the Palm Springs Area. The acreage drainage fee at the
present time is 36,511 per acre per Resolution No. 15188 and shall be paid prior
to issuance of building permits. The develaper may receive credit toward
drainage acreage fess otherwise due with regard to the estimated cost of the
construction of Storm Drain Line 3 Laterals 3B, 3C, and 3D. Coordination with
Riverside County Flood Control District (RCFC) shall be required to determine
credit for deletion of previously Master Planned storm drain facilities, and to
determine that the propnsed on-site storm dralnage system provides an
acceptable altemative to the construclion of the Master Planned storm drain
faclifies. If required as a condition of credit for storm dralnage implementation
fees, a cooperative agreament between the developer, the City of Palm Springs,
and RCFC shafl be established fo identify the specific credit for storm drainage
implementation fees ralaled to the deletion of Laterals 3B, 3C, and 3E from the
Master Drainage Plan. Collection of storm drainage implementation fees shall
continue to be required, however, for future construction of Master Planned storm
drain facilities adjacent o the projet, including Storm Drain Line 3, Lateral 3A
and Lateral 3E.

Construct required drainage improvements, including but not limited to catch
basins, storm drain lines, and outlet structuras, for drainage of on-site streels into
retention basins, as described in a final Hydrology Report for Tentative Tract Map
31848 as appraved by the City Engineer,
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128,

All on-site storm drain systems shall be privately maintained by a Homeowners
Association and or Golf Course owner. Provisions far maintenance of the on-site
slorm drain systems shall be included in Codes, Covenanis and Restrictions
{CC&R’s) for this project, and shall be provided fo the City Engineer for review
and approval prior to approval of the final map.

GENERAL

129.

130.
131.

132.

133

135.

136.

Any utility trenches or other excavations within existing asphalt concrete
pavemenl of off-site streets required by the proposed development shall be
backfiled and repaired in accordance with City of Palm Springs Standard

Drawing No. 115.
All proposed utility lines shall be installed underground.

Al existing utilitles shall be shown on the improvement plans. The existing and
proposed service laterals shall be shown from the main fing to the property line.

The original improvement plans prepared for the proposed development and
approved by the City Engineer 'shall be documented with record drawing “as-
bullt" information and retumed to the Engineering Division prior to Issuance of a
certificate of occupancy. Any modifications or changes to approved improvement
plans shall be submitted to the Cily Engineer for approval prior to construction.

In accordance with Chapter 8.04.401 of the City of Palm Springs Municipal Code,
all existing overhead electrical lines of thirly-five thousand volts or less and
overhead service drop conductors, and all gas, telephone, television cable
service, and similar service wires or lines, which are on-site, adjacent to, and/or
transecling the property, shali be installed underground unless specific
restrictions are shown in General Orders 95 and 128 of the California Public
Utilities Cornmission, and service requirements published by the utllities.

134 Nothing shall be eonstrucied or planted in the comer cut-off area of any
driveway or intersection which does or wlil exceed the height required to rnaintain
an appropriate sight distance per City of Palm Springs Zoning Code Section

93.02.00, D. .

AR proposed trees within the public right-of-way and within 10 feet of the public
sidewalk andfor curb shall have City approved deep root bamiers instalied per
City of Palm Springs Standard Drawing No. 904.

A Final Map shall be prepared by a Califomia registered Land Surveyor of
qualified CIvll Englneer 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 lols created
therefrom, and copies of record documents shali be submitted with the Final Map
to the Engineering Division as part of the first review of the Final Map. The Final
Map shall be approved by the City Councll prior to issuance of building permits.
In the event the Tentative Tract Map is phased info muitiple Fina! Maps, the
developer shall submit appropriate security fer construction of all required off-site
public street improvements with the first Final Map submitted for appeoval.
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137.

Abandonment of record easements acrass the properly shall be performed in

. conjunction with or prior to approval of a final map. The easements, identified as

an easement to Southem California Edison recorded Dacember 14, 1948, in
Book 1035, Page 417; and an easement {o Southem California Edison recorded
as Dacument No. 72-160821, shall be extinguished, quit-claimed, relocated or
abandoned to facilitate devetopment of the subject property. Without evidence of
the abandenment of these easements, proposed individual fots encumbered by
these existing record easements are rendered unbuildable, untii such time as
these easements are removed of record and are nol an encumbrance o the

affected lots.

TRAFFIC

138,

139.

140,

142.

143.

The orginal traffic impact study tiled "Paim Springs Village Planned
Development District Traffic Impact Study,” prepsred by Endo Engineering dated
Seplember 2003 (as amended) shall be revised 1o address the additional access
point into the development (the West Enlrance) on Indian Canyon Drive.
Modifications, additions and deletions to the traffic impact measures outlined in
the original study (as previously amended) shall be required, as reviewed and
approved by the Cily Engineer. The revised traffic impact study shall be
submitted to the City Engineer for review and approval prior to submittal of
improvement plans and/or a final map associated with the development.

Submit traffic striping and signage plans prepared by a California registered Civil
Enginesr to the Engineering Division for review and approval. All required traffic
striping and signage improvements shall be completed in conjunction with
required sireet Improvements.

Install streat name signs at each street intersection in accordance with City of
Palm Springs Standard Drawing No. 620-825.

141. Fumish and install a 9500-umen high-pressure sodiumn vapor safety
street fight with glare shield on @ marbelite pole on the southwest comer of the
Sunrise Parkway and the East Entrance. The developer shall coordinate with
Southern Galifornia Edison for required permits and work orders necessary to
provide electrical service to the street light.

A 30 inch "STOP" sign and standard "STOP BAR" and *STOP LEGEND" shall be
installed in accordance with City of Paim Springs Standard Drawing No. 620-625
at on-site street intersections as required by the City Engineer.

The foliowing mitigation measures, as determined by the report titled “Paim

Springs Village Planned Development District Traffic impact Study,” prepared by

Er:do Engineering dated Septernber 2003 (as amended) shall be addressed as
lows:

A Design and install a traffic signal at the Indian Canyon Drive and Sunrise
Parkway inlersection. [nstallation of the traffic signal shall be required In
conjunction with the compléte exiension of the Sunrise Parkway from Sunrise
Way to Indlan Canyon Drive; or, shall be required In conjunction with construction
of the Sunrise Parkway from Indian Canyon Drive to the North Eritrance and
issuance of the 100th certificate of occupancy within the development. The
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144,

145.

146.

developer may request preparation of a Reimbursement Agreement, which may
allow for reimbursement of up to 82.9% of the total cost to design and install the
traffic signal. - If requesting a Reimbursement Agreement, the developer shall
submit a $2,000 deposit for preparation of the Relmbursement Agreement by the
City Attomey, and shall be subject to aclual costs required for its preparation

B. Install traffic striping improvements at the Avenida Caballeros and San
Rafael Drive intersection fo provide a south bound left-turn lane, south bound
through/right-turn lane, additiona! west bound through lane, north bound left-tun
lane, and rorth bound through/right-tumn lane. Traffic striping shall be Installed in
canjunction with the extension of Avenida Caballeros through the - proposed

devealopment. -

C. Provide a northbound lefi-tum lane and northbound right-tum lane at the
North Entrance and Sunrise Parkway, including a north bound siop control.

.D. Provide an eastbound left-turn tane-and eastbound right-turn -lane at the

East Entrance and Sunrise Parkway; including an east bound stop control.

E. -Payment in an amaunt equal to 44.7% of the cost to design and install a
traffic signal at the intersection of San Rafael Drive and Sunrise Way shall be
made 1o the City. Payment shall be reimbursed to others respansible for the
design and installation of the traffic signal, in accordance with the terms of a
Reimbursementi Agreement betwsen the Ciy and the responsible parties.
Payment shall be made within 30 days notice to the developer. c

F. Payment in an amount equal to 15.5% of the estimated cost to consiruct
an additional southbound (eft-turn lane at the Sunrise Way and Vista Chino
Intersection shall be made ta the City. An engineer's estimate for the
construction of the required improvement shall be submitied to the City Engineer
for review and approval prior to approval of a Final Map. Payment shall be made

prior {o issuance of a cerlificate of occupancy.

G, Payment in an amount equal to 11.0% of the cost to consiruct an
additional northbound right-turn lane and southbound left-turmt (ane at the Farrell
Drive and Vista Chino intersection shall be made to the City. An engineer's
estimate for the construction of the required improvement shall be submitted to
the City Engineer for review and approval prior o approval of a Final Map.
Payment shall be made prior to issuance of a certificate of occupancy.

A minimum of 48 inches of sidewalk clearance shall be provided afound alf street
fumiture, fire hydrants and other aboveground taciitties for ADA accesshbility.

All damaged, destroyed, or modified pavement iegends and striping associated
with the proposed development shall be replaced as required by the City
Engineer prior to issuance of a cerlificate of occupancy.

Construction signing, lighting and barricading shail 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 California, Department of Transportation, "Manual of Traffic Controls for
Construction and Maintenance Work Zones™ dafed 1996, or subsequent
additions in force at the time of.construction.

This property Is subject to the Transportation Uniform Mitigation Fee, which shall
be paid prior to issuance of building permits.
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WHEN RECORDED MAIL TO:
City of Pakn Springs

3200 E. Tahquitz Canyon Way
Palm Springs, CA 92262

Attention: City Clerk

(Space above this line is for recorder’s use)

FIRST AMENDMENT TO
SUBDIVISION IMPROVEMENT AGREEMENT

THIS FIRST AMENDMENT TO SUBQIYISION IMPROVEMENT AGREEMENT (“First
Amendment®) is made this day of Qs:&{ , 2015, by and among LV PALM
SPRINGS VILLAGE LLC, a Delaware limited liability company (“Successor Subdivider”), and the
City of Palm Springs. California, a California charter city and municipal corporation (*City").

RECITALS

A Successar Subdivider, as successor-in-interest to SunCal PSV, LLC, a Delaware
limited liability cornpany (*SunCal"), and the City entered into that certain Subdivision Improvement
Agreement dated December 18, 2006, and recorded on February 16, 2007, as Documeni No. 2007-
0113033 in the Official Records of Riverside County, California (the “Original S1A"), relating to the
development of the property described by Tract Map No. 31848-1 approved by the City and filed in
2006, {the "Property”). Inilially capitalized terms used and not otherwise defined herein shall have
the meanings set forth in the Original SIA.

B. The City has continued to extend the efiectiveness of the Original SiA through a
series of resolutions adopted by the City Council, and the last termination date of the Criginal SlA
was May 4, 2015,

C. As set forth in the Original SIA, Successor Subdivider, (as successor-in-interest to
SunCal), as Subdivider, has agreed to construct and install certain improvements to accommodate
the development of Tract Map No. 31848-1. Pursuant to Section 4.1(a) of the Original SIA,
Subdivider has provided the City with those certain bonds as required pursuant to the terms of the
Original SIA, each as security for the Successor Subdivider's faithful performance of the wark
required under the Original SIA, including withoul limitation, construction of the Works of
Improvement {the "Required Securities”).

D. In accordance with the Original SIA, Subdivider installed, on the Property and on
adjoining property subject to Tentative Tract Map 31848 (the “Adjoining Property”, and together
with the Property, collectively, “Real Property"), substantial components of the Works of
improvement that were originally inspected by the City (the “Ingtalled improvements”).
Subsequenit to installation of the Installed Improvements, work ceased on the Real Properly and the
Installed improvements may have, in some cases, deteriorated or been vandalized, and may
otherwise require repair.
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E. On February 18, 2015, the City Council of the City approved that certain First
Armnendment to and Assignment and Assumption of Subdivision Improvement Agreement, (the “SIA
Assigament’), to facilitate a request by the Successor Subdivider lo transfer and assign the
Original SIA 1o FCA CA, LLC, a Delaware limited liability company, ("Assigned Subdivider™),
pursuant to a proposed purchase and sale of the Property which would, among other things, have
the Assigned Subdivider assume all of the obligations of the Original SIA, replace the Required
Sacurities with replacement securities, and extended lhe time periad for performance of the Original
SIA.

F. The SIA Assignment was effective upon the close of escrow of the purchase of the
Property by the Assigned Subdivider, however, by letter dated May 4, 2015, the Successor
Subdivider notified City that (1) the purchase and sale of the Property 1o the Assigned Subdivider
will no longer take place, (2) that the SIA Assignment should be disregarded as null and void, ab
initio, (3) the Original SiA should remain the goveming document between the Successor
Subdivider and City, and (4) requested an extension of the time period for completion of the “Works
of Improvement” set forth in Section 2.1(ii) of the Criginal SIA to May 4, 2016,

AGREEMENT

NOW, THEREFORE, for good and valuable consideration, the receipt and sufficiency of
which are acknowledged, the pariies agree as follows.

1. Amendment to Original S1A; Extensions of Time Periods for Performance. The
Original SIA contains various dates for performance and the cbligation for continuous performance
by the Subdivider following the commencement of construction of the Works of Improvement (as
required by Section 2.4 of the Original SIA) that have not been mel and which, due to the passage
of time, are not susceptible of cure and that will not be capable of cure until such time as final
development plans have been approved for the Property To address this and to extend the time
period for performance of obligations under the SIA, City and Successor Subdivider hereby agree to
amend the QOriginal SIA as set forth below.

11  Commencement and Completion. The “Completion Date" as that term is
used in the Original SIA shall hereby be retroactively extended from May 4,215, to May 4,
2016.

2. Amendment to Original SIA; Community Facilities District. Section 1.2 of the Original
SIA references other obligations as identified in conditions of approval associated with the Tentative
Map for Tract Map No. 31848-1, as otherwise identified on Exhibit “B" to the Original SIA. Asa
condition of the City's approval of this First Amendment to the Qriginal SIA, the Successor
Subdivider hereby agrees to incorporate a new condition of approval requiring Successor
Subdivider's consent {o the legal annexation of the Property into the City's Community Facilities
District No. 2005-1 (Public Safety Services) upon request by the City, and accordingly to amend the
Original SIA as set forth below.

21  Section 1.2(b) is hereby added to the Original SIA to read as follows:

1.2(b) Annexation to_Community Facilities District {CFD) No. 2005-1 (Public Safely
Services). Successor Subdivider agrees to support annexation of the Property into
Community Faclities District (CFD) No. 2005-1 (Public Safety Services). Successor
Subdivider further agrees to waive any right of protest or contest such annexation, provided
that the amount of any assessment for any single family dwelling unit (or the equivalency
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thereof when applied to multiple family, commercial or industrial) shall not excead $500
annually per dwelling unit or dwelling unit equivalency uni, subject to an annual consumer
price Index escalator. Upon request by City, Successor Subdivider shali execute and return
all necessary walvers, ballots and other forms required by City {o facilitate annexation of the
Property into CFD No. 2005-1.

3. Effect of Amendment on Interpretation of SiA,

3.1 B . Unless otherwise expressly indicated herein, all
references in Original SIA and in this First Amendment to “this Agreement” orthe “SIA” shall
mean and refer to the Original SIA as modified by this First Amendment and other than the
amendments and changes herein, all provisions of the Original SIA remain unmodified and
in full force and effect. In the event of any conflict or inconsistency between the terms of the
Original SIA and this First Amendment, the terms of the Original SIA shall control,

4, Miscellaneous Provisions.

41 Effectiveness. Notwithstanding anything to the contrary contained in this
Assignment, this Assignment shall be null and void, ab initio, if the Close of Escrow for the
sale of the Real Property to Assignor pursuant to the terms and conditions of the Transfer
Agreement fails to occur on or before the Outside Closing Date (as defined in the Transfer
Agreement).

42 Entire Agreement. This First Amendment, together with the Original SIA,
constitutes the entire agreement between the parties in regards to the subject matter
contained herein.

4.3 Recitals. The Recitals above are incorporated herein by reference,

44 Goveming Law. This First Amendment shalt be governed by, interpreted
under, and construed and enforceable in accordance with the laws of the State of Califomia

45 |nterpretation. All of the parties hereto have been represented by legal
counsel of their choice are not relying on any statement of the other party in entering herein
Each party has cooperated and participated in the drafling and the preparation of this First
Amendment. Mence, in any censtruction to be made of this First Amendment, no ambiguity
shall be resolved against any party by virtue of that party's participation in the drafting of this
First Amendment.

46  Severabllity. If any provision, section, paragraph, clause or sentence in this
First Amendment is declared to be illegal, void, invalid, or unenforceable by a court or other
authority with jurisdiction thereof, the remaining provisions, paragraphs, clauses, and
sentences shall be severable and shall remain in full force and effect. The parties agree
that @ void or invalid paragraph, clause or provision shall not affect the validity or
enforceability of the remaining provisions of this First Amendment.

47  Counterparts. This First Amendment may be executed simultaneously in

counterparts, each of which shall be deemed an original, but all of which, together, shall
canstitute one and the same instrument.
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48 Survival Allrepresentations, warranties, covenants and agreements made
by the parties hereunder shall be considered to have been relied upon by the parties and
shall survive the execution, delivery and performance of this First Amendment and all other
documents contemplated herein.

49  Successors and Assigns. This First Amendment shall be binding upon and
inure 1o the benefit of the successors, assignees, personal representatives, helrs and
legatees of Successor Subdivider and the City and shall be binding upon and inure to the
benefit of all successors and assigns to Successor Subdivider's right, fitle and inferest in
and to the Property.

410 Amendment Anyamendment to this First Amendment shall not be binding
unless in writing and executed by Successor Subdivider and the City.

411 Additional Documents, Each of the parties shall each execute and deliver to
the other parties, upon demand, such further documents, and shall take such further actions
as are necessary or desirable to effectuate the intent and purposes of this First Amendment.

4.12 Authority. The persons signing below represent that they have the authority

to bind their respective party, and that all necessary board of directors’, shareholders’,
partners’, agency's or other approvals have been obtained.

[Signatures on following pages]
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iN WITNESS WHEREOF, City and Successor Subdivider have executed this First
Amendment as of the day and year first written above.

CITY OF PALM SPRINGS

ATTEST:

S T

By =
/ James Thompson, City Clerk \){ David H. Ready, Cify-®f&mager

APPROYRD AS TO FORM:

APPROVED BY CITY COUNGI
Ll 28 DO

Doug Holland, City Attorney

*SUCCESSOR SUBDIVIDER® LV PALM SPRINGS VILLAGE LLC,
a Delaware limited liability company

By. il I
Name: Jonas Stiklorjus
Title: Antharized S ignateﬂs

A notary public or other officer completing this certificate verifies only the identity of the individual
who signed the document to which this certificate is atlached, and not the truthfulness, accuracy,
or validity of that document.

State of (__#] 420 "{0/“: ]

County of [ £g£b2 L IAR

onges (/79 J 4 R0/ Beforeme, L./54 A - ?ﬁ 2L ) (here
insert name 3nd tille of officer). personally appeared & Jg 21§ Sl ol L, who
proved to me an the basis of satisfactory evidence to be the person(s) whose name(s) isfare
subscribed fo the within instrument and acknowledged to me that he/shefthey executed
the same in his/her/their authorized capacity(ies), and that by his/herfiheir signature(s) on
the instrument the person(s), or the entity upon behalf of which the person(s} acted, executed
the instrument.

| certify under PENALTY OF PERJURY under the laws of the Stale of Califomnia that the
foregoing paragraph is frue and correct

WITNESS mf hand and official seal.
{ wa @ C)M (Seal)

LISA A, PHELAN
Notary Public, State of New York
Page 5 of § Mhe&mngmc‘o:my
age cmm Elﬂ' res Novernber 4, 2017
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ACKNOWLEDGMENT OF INSTRUMENT
(Cal. Civil Code Section 1181)

State of California )

County of Riverside ) SS.
City of Palm Springs )

On October 22, 2015, before me, JAMES THOMPSON, CITY CLERK, CITY OF
PALM SPRINGS CALIFORNIA, personally appeared DAVID H. READY, who |
personally know is the CITY MANAGER of the CITY OF PALM SPRINGS whose name
is subscribed to the within instrument and acknowledged to me that he executed the
same in his official and authorized capacity on behalf of the City of Palm Springs, a

California Charter City.

| certify under PENALTY OF PERJURY under the laws of the State of California

that the foregoing paragraph is true and correct.

Witness my hand and the official sea! of the Cily of Palm Springs, California, this

22™ day of October, 2015.

Signature:

MES THOMPSON, CITY CLERK
City of Palm Springs, Califomia

Title or Type of Document:
First Amendment to Subdivision Improvement Agreement
LV PALM SPRINGS VILLAGE LLC — A5393
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S NT A RELE F

This Settlement Agreement and Release of All Claims (the "Agreement") is entered into
by and between Petitioner Citizens For Responsibls Planning ("Petitioner”), Respondents City of
Palm Springs and the Palm Springs City Coungil (the “Respondents”), and Req] Parties in
Interest McComic Consolidated, Transwest Housing and Palm Springs Village 309, LLC (the
“Real Parties™) (collectively all of the aforementioned parties are referred to as the “Partles”) to
terminate fully and finally 2l disputes erising out of, or relateq to, the Action defined hereinafter,

RECITALS

WHEREAS, on Jupe 10, 2004, Petitioner filed g petition for peremptory writ of mendate
and complaint for declaratory and injunctive relief in the Superior Court of Califomia, County of
Riverside, Case No. INC 043700 (the “Action™) against the Respondents and Rea] Parties,

including Cathton Holdings, Ino. (which no longer has any intersst in the litigation) seeking to

WHEREAS, ss alleged in the Action, the Project js a praposed planned development
distriot with 1,210 residential upits on 309-acres, an 18 hole Bolf course on 90 acres and related
developments, a 7.5 acre park site, and = tentative tract map dividing the site into 782 parcels;
and

the City of Palm Springs (the “City") by failing to set aside adequate open space, end (3)
Goverament Code § 66473.7 by approving the tentative tract map for the Project without

NOW, THEREFORE, for full and valuable consideration, the receipt and adeguacy of
which are hereby ecknowledged, and bagad upon the foregoing recitals and the terms, conditions,

Petiioner’s Initials
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covenants, and agresments contained herein, all Parties hereto agree as follows:

1, Performance And Improvements By Real Parties, Following the exacition of
this Agreement by Petitioner, execution by its comse] of record, and approval by the City and
Real Parties, the Rea] Partics, upon commencement of construction of the Project, shall be
obligated to perform each of the following improvements at the times set forth below;

2 ‘ jes. Real Pariies shall, ot their sole cost and expense,
relocete and underground thrae (3) mility poles along San Rafe) Drive, adjacent to
Vintage Palms, The utility poles ate more specifically located on the northeast

the same time ay other ufility under-grounding along San Rafael Drive, adjacent to
the Project. .

b.  Reduction In . . Real Parties agree to reduce the total
number of residential units developed in the multifamily area by sixty (60) units
from whet was originatly epproved by the City. The total nmmber of residential
units in the Project shall not exceed one thousand ona hundred fifty (1,150) units.

s Real Partiaz shall design and
construct & golf course with desert eppropriete landscaping that iy substantially
similar to the Desert Willows golf course, The intent is to only provide turf ag
needed in piayable golf areas with the temainder of ths golf carridors planted with

encouraged to use desart landscaping in the Palm Springs Villege CC&Res,
Lendscaping outside of the front yard setback of each residantia| unit, including
parks, pocket parks, and other community recreational areas, and the backyard of
each residential unit, ia not subject to this restriction.

e. Transi As approved, Real Parties represent that the Project
will have no Transitory Uses, such as hotel, mote] or timeshare uses,

0% O i - As approved, Real Parties represent
that Sunrise Parkway is intended to be 8 four lane thoroughfure comprised of two
traffic lanes in each direction of trave], .

g i i i on. Real Parties shall landscape
the west side of the Project along Indian Canyon with an undulating fence/wall
and sidewalk with setbacks that reasonably complement those of similar
developments on Indfan Canyon from San Rafuel to Vista Chino,

Pgﬁonar's Initials

ALWI3343) v, |

RECEIVED TIME OCT.19. 11:084M



h. i ng Avenida Csballe d Via i As approved,

Real Parties represent that the Project’s residential units aeross from Avenida
- Caballeros and Via San Dimas ghall have lot widths substantially similar to those

in the adjacent Vintage Palms housing development (“Vintage Palms”) with no

more than one residential unit per lot. .

i, tag venida Caballeros. Real Partles shall take all necessary

Steps to ensure that the Project's entrance on Avenida Caballeros shall be & carded

entrance for homeovwmers only., _—

1. Adiac & e. Real Partles shall re-landscape

ong the east side of Avepida Caballeros, adjacent to Vintage Palms, from San

Rafael north to the Palm Springs® Village homeowners’ gats at their sole cost and
expense to reflect similar landscaping along the west side of Avenidsa Caballeros,
The Real Partles shall not be required to cormmence said re-landscaping until such
time that (a) the golf course is installed and imrigated, and (b) the erection of &
pezimeter wall and landscaping along the west sids of Avenida Caballeros.
k i itics. Homeowners of Vintage Palms shall be
offered the opportunity to purchese g membership to Pahm Springs Village
recreational facilities upon completion of the Project, under terms that are the
same as adjacent developments,

2. Dinuissal Of Action By Petitioner, Within fjve (5) days after execution of the
Agreement by all Parties and approval of the seme by the City, Petitioner shall file with the Court
& notice of dismissel of the Action in its entirety, as to all Parties, with prejudice, Petitioner shall
serve & copy of seid notice of dismissal on all Partles at the time of filing with the Court and
promptly notify the Parties when the Court has formally dismissed the action with prejudice,
Petitioner shall take all necessary Steps 1o engure that the Action is forever dismissed [n its
entirety, ag to all Parties with prejudice, at its sole cost eand expense, Upon dismissal of the
Action, Real Partles shell pay the Petitioner’s counsel 8 sum not to exceed ten thousand
(510,000.00) dollars for Petitioner counsel’s reasonable-attomeys’ fees expended in the Action
(the “Payment”). Petitioner’s counsel shall provide Respondents’ and Real Parties invoice(s) of
all fees that Petitioner’s counsel requests paymont for within ten (10) days of execation of this
Agreement by all Parties. Payment of Petitioner counsel's reasoneble attoreys’ fees, as set forth
herein, shall be made by Real Partiey within thirty (30) days after dismissal of the Action in the
form of & check payable to Petitioner’s counsel of record, Bebak Naficy, Edg,

3. No Further Objections, In the future, Rea] Parties may clect to modify the
content of the Project subject to the terms set forth in this Agrcement, or may need further
pemmiits or authority relating to the Project or the modifications from City. Petitioner shall take
no action whatsoever to contest, delay, or otherwise involve themselves. in any such
modifications, permits or authority, or in any way delay the approval processes connected
therewith. However, nothing hersin shall permit Real Parties to modify their obligations under
this Agreement through the construction of additional housing units or to construct features og

P:%‘oncr's Initials
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the common ereas of the Project, such es decorative lakes that will substantially increase the
intended water usage at the Project, provided that Petitioner shall not be Permitted to object to
the construction of swimming pools at the Project.

"5, General Release, For valusble' consideration, the receipt and adequacy of which
are hereby acknowledged, Petitioner does hereby release and forevar discharge the “Releasess”
hercunder, consisting of the Real Parties and the Respandents, their elected aor appointed public
officials, officers, employees, and agents, including, but not limjted to, each of thefr associates,
predecessars, successors, hers, assignees, agents, directors, officers, employees, representatives,
clected or appointed public officials, attomeys, and all persons acting by, through, under or in
concert with them, or any of them, of end from any and all menner of action or actions, cause or
causes of ection, i law or fn equity, suits, debts, Hens, contracts, 8greements, promises, liability,
claims, demands, demages, loss, cost or expenses, of any nature whatsoever, known or unknown,
fixed or contingent (hervinaftar calfed “Claims™), which Petitioner has against the Releasees, or
any of them, by reason of any matter, cause, or thing whatsosver from the beginning of time to
the date of approval of this Agresment, without limiting the generality of the foregolng, any
Claims constituting, arising ont of, based upan, or selating to the Action, as wall as any matters,
causes, or things whatsoever that were or that could have been alleged in the respeotive pleadings
filed in said suit, or that arise out of or relats to the Action. .

7. Release of Unkunown Claims, The Releass set forth abovs in Paragraph § of this
Agresment is a release of ALL claims, demands, causes of action, obligations, damages, and
liebilities of any natue whatsoever that are described in the Release and is intended to
encompess all known and unknown, foreseen and unforeseen claims which the Petitioner may
have as a result of the Action, except for any actlon arising out of the terms of this Agreement.

8, Waiver of Civil Code Section 1542, Further, Petiioner expressly agrees to
waive and relinquish all rights and benefits that it may bave under Section 1542 of the Civil

Pet_.:ﬁonor's Initials
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Code of the State of Califomnis. That section reeds as follows:

" §1542, [General release; extent] A general relesse does not extend o claims
which the creditor does not know 0r suspect to exist in his favor at the time of
executing the release, which if known by him must have materially affected his
settlement with the debtor,"

"'_T'-_‘—"—,' A
Petitioner's Initiale

Jurisdiction of amy compleint or charge against the Released Parties, or their predecessors,
successors, heirs, assigns, employees, shareholders, officers, directors, agents, attomeys,
subsidiaries, divisions or effiliatsd corporations or organizations, whether previously or hereatter
affiliated {n any menner, on behalf of Petitioner, Petitjoner will request such agency or court to
withdraw end dismiss the matter forthwith,

the terms of this Agreement shall be construed in any manner as anadmissionofanyliability by
any pary hereto, or any of its employees, or an affiliated person(s) or entityfjes, including the
Respondents’ and Real Partias’ attorneys, all of whom have consistently taken the rosition that
they heve no linbility whatsoeverto Petitioner, -

other person or entity of any kind had or has any interest in any of the demands, obligations,
actions, causes of action, debts, liabilities, rights, contracts, damages, 'attomsya' fees, costs,
expenses, losses or claims referred to herein,

12.  Successors and Assigns. This Agrezment, and all the temos and provisions
hereof, shell be binding upon and shell imwre to the benefit of the Parties and to Real Parties

respective helrs, legel representatives, successars and assigns,

because of eny delays due to unfbreseeable causes beyond the control and without the fault or
negligencs of the Real Parties, including, but oot restrcted 10, Bots of God or of the public
enemy, unusually severe waather, fires, earthquakes, floods, epidemics, quarantine restrictions,
tiots, strikes, freight embargoes, wars, litigation, and/or acts of any governmental agsncy,

Pe%tiogr’a Initials
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including the City,

14, Knowing and Voluntary. This Agreement is an important legal document and in
all respects has been valuntarily and knowingly executed by the Partles hereto, The Parties
specifically represent that pror to signing this Agreement they have been provided & reasonable
period of time within which to consider whether to accept this Agreement, The Parties further
represent that they have each carefhlly reed and fully understand ell of the provisions of this
Agreemert, and that they are voluntarily, knowingly, and without coercion entering into this
Agreement based upon their own judgment. The Parties further specifically represent that prior .
to signiing thiy Agieeificiit they have conferred with their counsel to the'éxtént desired cotiderniing
the legal effect of this Agreement.

15, Assistance of Counsel. The Partles each specifically represent that they have
consulted to their satisfhction with and received independent advice from their respective counsel
prior to exccuting this Agresment conceming the terms and conditions of this Agreement,

16,  Counterparts. This Agreement may be executed in multiple counterparts, each
of which shall be considered an original but all of which shall constituts one sgreement.

17.  Singular and Plural Whenever required by the context, as used n. this
Agreement the singular shill include the plural, and the ‘masculine gender shall include the
feminine and the neuter, end the feminine gender shell include the mascnline and the neuter,

18.  No Third Party Beneficiaries. No person or entity shall be deemed to be a third

. pasty beneficiary hereof, and nothing in this Agreement (either oxpress or implied) is intended to -

confer upon any person or entity, other than the. Partes hercto, any rights, remedies, oblipations
or lishilities under or by reason of this Agreement, except as set forth in Paragraph 12, above.

159.  Severability. Should any portion, word, clause, phrase, sentence or paragraph of
this Agreement be declared void or unenforceable, such portion shall be considered independent
and severable from the remainder, the velidity of which shall ramain unaffacted, .

20.  Headings. Headings at ths baginning of each section of this Agreement are solely
for the convenience of the Partics and are not a substantive part of this Agreement.

2l.  Ambiguity. The Partles acknowledge that this Agreement was jointly prepared
by them, by and throiigh their respective legal counsel, and any uncertainty or ambiguity existing
herein shall dat be interpreted against any of the Partles, but otherwise shall be interprated
according to the application of the rules on interpretation of contracts,

22, Governing Law. Thiy Agreement is méde and entered into in the- State of
Californie, and shall in all respects be interpreted, enforced and govemed under the laws of said

State without giving sffect to conilicts of laws prneiples.
%’ loner’s Initals
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23.  Entire Agreement. This Agreement constitutes the entire agreement between the
Parties who have exccuted it and supersedes aiy and all other agrecments, understandings,
negotiations, or discussions, either oral or in writing, express or implied between the Parties to
this Agreement, The Partles to this Agreement each acknowledge that rio representations,
inducements, promises, agresments, or warranties, oral or otherwise, have been made by them, or
enyone acting on their behalf, which are not embodied in this Agreement, that they have not
executed this Agresment in reliance on any such Tepresentation, inducement, promise, agreement
or warranty, and that no representation, inducement, promise, agreement or wamanty not
contrined In this Agreement, including, but not limited to, any putported supplements,
modifications, weivers, or terminations of this Agreement shall be valid or binding, unfess
executed in viTiting by all of the Parties to this Agreement,

24.  Modifications. Any alteration, change, or modification of or to this Agreement
shell be made by written instrument executed by each party hereto in order to become cifective.

authorized to execute and deliver this Agreement on behalf of said ‘party and to bind that party,
inoluding its members, agents and assigns, (LD by so executing this Agreement, such party is
formally bound to the provisions of this Agreement, and (iv) the entering into this Agreement
does not violate any provision of any other agresment to which said party is bound. As a further
essurance that Petitioner’s representatives support the exccution of said Agreement, Petitioner
agrecs to provide the City with a letter of support for this Agreement signed by as many of it
representatives as possible to be provided to counse] for the City no laterthan seven (7) days
before the City Council meeting when the Agresment will bs considered for approval by the City

Coungil,
[SIGNATURE PAGE FOLLOWS]
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IN WITNESS WHEREOQF, the undersigned have exccuted this Settlement ‘Agreement
end Release of Claims, on the dates set forth below.

“PETTTIONER” _
Dated: dm_ /2004
“RESPONDENTS" _
Dated; , 2004 THE CITY OF PALM SPRINGS, a municipal
corporation, and the PALM SPRINGS CITY
COUNCIL
By:
City Manager
ATTEST
By:
City Clerk
“REAL PARTIES”
Dated; 3t /€ 2004 MCCOMIC CONSOLIDATED .
By: m-ﬁ'\? /‘{f_' L:__'._/ &P
Dated: Ot 8 2004 TRANSWEST HOUSING
B}Rmﬁ?’n@f/&. 4-—-—.1.. p &P
Dated: Ot /8 2004 PALM SPRINGS VILLAGE 309, LLC

By: ﬂj’"&ﬂ)"/z— 4\‘, Sl

RECEIVED TIME OCT. 19, 11:08AM



APPROVED AS TO FORM:

Dated: 00(' ?’

2004

Dated: » 2004

Dated: C3A /2004

RECEIVED TIME OCT. 19. 11:08AM

Wofrery”

By:

' LAW zez—:s OF BABAK NAFICY
[-4

BABAK NAFICY, ESQ. ¥
Attorney for Petitioner

/

-ALESHIRE & WYNDER, LLP

By:

DAVID ALESHIRE, ESQ.
City Attorney

By@ '
PAUL O'BOYLE, ES

Couiisel for Real Partids
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D e s i n G U i n e s

MIRALON

Palm Springs, California

08.24.16

R H A C2 \Collaborative ('IB MSA CONSULTING, INC.

PLANNING | CIVIL ENGINEERING | LAND SURVEYING
ROBERT HIDEY ARCHITECTS LANDSCAPE ARCHITECTURE







ARCHITECTURE GUIDELINES




HOW TO USE THE
DESIGN GUIDELINES INSIDE THE GUIDELINES

INTRODUCTION LANDSCAPING GUIDELINES
X How to Use the Design Guidelines X Intent and Overview
X Builder Plans Review Process X Master Plan
O Master Plan I Trail Map Master Plan
|
e o .
| ‘ PLANNING GUIDELINES Open Space Exclusive Use Easement
STEP 1: INTRODUCTION STEP 2: PLANNING GUIDELINES o Product Location X Open Space Exhibit
ol
I Building Height Restriction Wall and Fence Plan
X Product Types CRITERIA
R = v ARCHITECTURAL GUIDELINES | Wall and Fence Criteria
/ . . o Mailbox Criteria
Elevation Variations
o o
- Doors & Entries Trash Enclosure Criteria
o L
; . ’ ’ \\\\ Windows Common Area Hardscape Criteria
STEP 3: ARCHITECTURAL GUIDELINES STEP 4: LANDSCAPING GUIDELINES Outdoor Living Spaces B Gate Criteria
& Site Furniture Criteria

Miscellaneous LANDSCAPE CHARACTER

o

jof

o

o

X Garages
o

T Finish Materials I Mater Plant Legend
jof

Exterior Paint Colors & Materials I Typical Front Yard Criteria

O Typical Landscape Criteria




BUILDER PLAN REVIEW PROCESS

SUBMITTAL 1A: BUILDER SUBMITS ALL CONCEPTUAL
CONCEPTUAL PRODUCT PRODUCTS TO DESIGN REVIEW BOARD
REVIEW (DRB)
1. Floor Plans
. Elevations (all front and rear elevations and one set of side elevations per plan type)
. Enhanced Exterior Elevations (all applicable exposed side elevations at Special Focus Lots)
. Special Focus Lot Details DIGITAL PDF
. Materials & Colors
. Landscape Plans
SUBMITTAL 1B: BUILDER SUBMITS PLOT/SITE PLAN
PLOT/SITE PLAN REVIEW SETS TO DRB
1. Plot/Site Plan - Lot Specific (with elevation specific building footprints to demonstrate setback compliance)
2. Plan and Elevation Plotting Plan (color code plan types and designate elevation variations)
3. Monotony Code - Updated Plan
o Special Focus Lot Details DIGITAL PDF
o Elevations
o Landscape Plans
4. Fence Plan (If Prjposed or Required)

U hwN

SUBMITTAL 2A: BUILDER REVISES PLANS PER DRB
CONSTRUCTION DOCUMENTS COMMENTS AND SUBMITS COMPLETE
CONSTRUCTION DOCUMENTS TO

DRB
1. Architectural Construction Documentation Package ]
2. Color and Material Specifications DIGITALPDE
SUBMITTAL 2B:
PLOT/SITE PLAN REVIEW
BUILDER REVISES PLANS BUILDER SUBMITS PLOT/SITE PLAN
AND RESUBMITS SETS TO DRB
A 1. Plot/Site Plan - Lot Specific ]

2. Monotony Code - Updated Plan
- Special Focus Lot Details
I Elevations DIGITAL PDF
O Landscape Plans

3. Fence Plan/Wall Plan (If Proposed or Required)

l PALM SPRINGS
> APPROVED > ARCHITECTURAL ADVISORY —— > APPROVED
COMMITTEE

A

DENIED WITH COMMENTS

DENIED WITH COMMENTS




ARCHITECTURE

Woven into the fabric of every great community there will always be great
architecture. With an aim to set itself apart as one of the memorable communities
in the current marketplace, Miralon takes its aesthetic cues from the vibrant
modern architectural heritage of Palm Springs. Meticulously scripted and
scrutinized design guidelines will ensure that each residential or supplemental
structure has been purposely designed and positioned in harmony and

accordance with the vision that is Miralon.

Architects have designed sleek modern homes that embraced the desert
environment since the 1920's. The dramatic geographic surroundings of the
Coachella Valley inspired a design aesthetic in the middle of the 20th Century

now called Desert Modernism.

Notable for its clean lines, expansive use of glass, applications of natural and
manufactured materials and indoor/outdoor relationships, Desert Modernism
encouraged a lifestyle of humble elegance and informality. Influenced by the
principles of desert living and the severe climate, the style grew out of the
architects’ varied use of modern construction techniques, inventive materials

and new technologies and served an enthusiastic and progressive clientele.




MIRALON ARCHITECTURAL DESIGN GUIDELINES HIGHLIGHTS

The Miralon Design Guidelines create a theme for building and landscape
within the community to protect, maintain, and enhance property values
and sense of place. The design concepts and implementation techniques set
forth in these guidelines are not meant to discourage unique design solutions,
rather they embody the intent of the design and standards for Miralon. This list

highlights the key points.

ELEVATION VARIATIONS (REFER TO PGS. 18-25)

Interpretation of Desert Modernism
I Variation A: inspired by William Cody
I Variation B: inspired by Donald Wexler

I Variation C: inspired by Ricardo Legorreta

ENTRIES, DOORS, AND WINDOWS
(REFER TO PGS. 26-27)

O Entrance doors shall be minimum of 8'tall and be
made of either solid wood, fiberglass, aluminum, or
composite material with a stained or painted finish.

O Windows shall have frames of vinyl or aluminum. (refer to
Finished Materials on page 41 for standard colors)

OUTDOOR LIVING SPACES (REFER TO PG. 28)

O Multiple outdoor living spaces such as courtyards
and covered patios are highly encouraged.

O For 40'and 45'wide single-family lots, a side yard
reciprocal use easement is permitted.

I Second floor decks are not permitted where a single-
family lot backs up to another single-family lot.

X Covered Patios to have minimum depth of 11
for accommodate furniture placement.

T Provide 2'minimum offset between house
and covered patio at rear yard.

GARAGES (REFER TO PG. 29)

T Garage doors shall be recessed from the exterior wall a minimum of 8"

MISCELLANEOUS (REFER TO PG. 30)
O Roof
X Mechanical Equipment

O Sustainability

FINISH MATERIALS (REFER TO PG. 31)

O Primary finish materials on the body of any
elevation will be limited to two (2).

O All finishes expressed on the front elevation must wrap around
the corner of the home, continuing along the side elevations or
otherwise terminating at an inside corner of the plan at corner lot or
side open space conditions. At interior lot conditions, exterior wall
material shall return alongside elevations either to a building offset
or to a minimum dimension of 4'when an offset is not present.

RECOMMENDED EXTERIOR PAINT COLORS
AND MATERIALS (REFER TO PGS. 32-33)




MASTER PLAN ——

o LEGEND

@ Public Visitor Gated Entry (Staffed Guardhouse)
Q Private Resident Gated Entry (Key Fob)

f‘H
[
-
o
DN

(N
N wov w
N

© Olive Groves (approx. 38 acres)
NAP @ Clubhouse and Pool Club
6 Citrus Tree Pockets - Tango Mandarin (approx. 1.2 acres)
0 @ Detention Basin
@ Existing Lakes
@ Desert Themed Landscape (approx. 42 acres)
(9] Dog Separated Agility Park
@ Social Space
@® Green Space with Open Turf and/or Informal Dog Park
@ Clubhouse Parking
110} {® Fitness Station (13)
@ Attached Multi Family
® Detached Multi Family
@ Single Family Residential

SOY3ITIVEVD VAINIAVY 'N

@ Landscape Maintenance and Well Site
@ D.WA. Site

@ Community Garden (4)

D Existing Pump House

SAN RAFAEL DRIVE




Product Parcel Size Density Total Target Common Open Space
(Acres) (du/acre) Units Square Footage Adjacent
Attached Multi Family 16.76 12 to 14 242 1,000-1,400 Subject to future
application
Detached Multi Family 15.60 9.9 156 1,200-1,600 Subject to future
application
40" Wide 0
SFD Lots 7.70 8.1 62 1,400-2,400 100%
45' Wide o
SFD Lots 18.00 7.2 129 1,600-2,800 0%
50' Wide 0
SFD Lots 53.39 7.2 384 2,000-3,200 33%
60' Wide o
SFD Lots 28.55 6.0 172 2,400-3,600 77%
Custom Lots 1.00 5.0 5 2,800-3,900 0%

* For further illustration, see exhibit on the following page.




PRODUCT LOCATION
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BUILDING HEIGHT
RESTRICTIONS

| DESIGN GUIDELINES 11




SINGLE FAMILY 40" WIDE
WITH EXCLUSIVE USE EASEMENT ABUTING REAR YARD

MARKETING SUMMARY
Target Square Footage 1,400 - 2,400 COMMON OPEN SPACE L T —
— ~: ~——
—_——
DEVELOPMENT STANDARDS (Per Planned Development District - PDD) Te— — 1 ACCESS GATE ATREAR OF EACH -
Maximum Lot Coverage 50% (Excludes Covered Patio area) Includes Exclusive 5?%E%.SlD\/EETL}T\/iFE'éSPEEMSEyETPL AN LOT BACKING TO OPEN SPACE :
Use Easement area adjacent to Common Open Space - - .- - - .- - L - .- .- - - - .- .
Minimum Front Setback (from ROW): : : ! ‘Z .
Living Area 10 COVERED Ly COVERED
PATIO T PATIO
Front Loaded Garage 18' . . :
Privacy Wall (6' Max Height) 10' X
Minimum Side Setback 5'(5' Use Easement allowed) . . .
Minimum Rear Setback :
Residence or Covered Patio 3"-no less than 10" from rear of structure to outside
edge of exclusive use easement or rear property line. : : : ,
2" minimum offset between Residence and Covered Patio
SINGLE-STORY SINGLE-STORY SINGLE-STORY
Pool to Property Line 5' : LIVING ' LIVING : LIVING !
Maximum Roof Overhang 1 Sy :
Maximum Second Floor Area 50% of First Floor Living area (Includes Covered Decks) X X X
Maximum Height 24'-0" | | : :
. COVERED
Unenclosed roof decks are permitted for all structures except PATIO <4
for lots located within 200" of project boundary and back- : : ' .
to-back lots. All parapet walls, railings, and appurtenances '
must be contained within the maximum permitted height <
limit. *Note: must show how privacy is achieved. ! ! !
Parking 2-Car Garage | | |
Minimum Garage Size 20" x 20' clear inside for 2-Car Side by Side GARAGE GARAGE GARAGE
11'-6" x 40' clear inside for 2-car tandem : : : :
5X12'
OTHER REQUIREMENTS : : : :
- Minor architectural projections permitted to encroach 2" into setbacks - -~
» Roof overhangs permitted to encroach 1'into setbacks ’ ' ' : '
40' 40' 40'
PLAN 2 PLAN 1 PLAN 3
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SINGLE FAMILY 45" WIDE

WITHOUT EXCLUSIVE USE EASEMENT ABUTING REAR YARD

MARKETING SUMMARY
Target Square Footage 1,600 - 2,800

DEVELOPMENT STANDARDS (Per Planned Development District - PDD)
Maximum Lot Coverage 55% (Excludes Covered Patio area)

Minimum Front Setback (from ROW):

Living Area 10'
Front Loaded Garage 18'
Privacy Wall (6" Max Height) 10'

Minimum Side Setback 5'(5' Use Easement allowed)
Minimum Rear Setback
Residence or Covered Patio 10'
2" minimum offset between Residence and Covered Patio
Pool to Property Line 5'
Maximum Roof Overhang 1
Maximum Second Floor Area 50% of First Floor Living area (Includes Covered Decks)
Maximum Height 24'-0"

Unenclosed roof decks are permitted for all
structures except for lots located within 200’
of project boundary and back-to-back lots. All
parapet walls, railings, and appurtenances must be
contained within the maximum permitted height
limit. *Note: must show how privacy is achieved.
Parking 2-Car Garage
Minimum Garage Size 20' x 20' Clear Inside for 2-Car Side by Side

OTHER REQUIREMENTS

« Minor architectural projections permitted to encroach 2'into setbacks
- Roof overhangs permitted to encroach 1'into setbacks

PROPERTY LINE

OPTIONAL EXCLUSIVE
USE EASEMENT AT SIDE YARD

12'X5'
COVERED
. PATIO
COVERED COVERED !
PATIO PATIO
SINGLE-STORY SINGLE-STORY SINGLE-STORY
LIVING LIVING LIVING
4. 5'X12"
GARAGE GARAGE GARAGE
7'X7
45' 45' 45'
PLAN 2 PLAN 1 PLAN 3
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SINGLE FAMILY 50" WIDE
WITH EXCLUSIVE USE EASEMENT ABUTING REAR YARD

MARKETING SUMMARY
Target Square Footage 2,000 - 3,200

PROPERTY LINE

DEVELOPMENT STANDARDS (Per Planned Development District - PDD)

‘ , COMMON OPEN SPACE 7 T
Maximum Lot Coverage 55% (Excludes Covered Patio area) — .
Includes Exclusive Use Easement area - .. . _— .
adjacent to Common Open Space T —— ,
Minimum Front Setback (from ROW): 00 DEPTH vA|R|ES SERSITE PLAN LOT BACKING TO OPEN SPACE
Living Area 10' -- - -- -- -- -- -4 - - - - - - - - - - -
Front Loaded Garage 18' :
Privacy Wall (6' Max Height) 10' . CCFJ)X%ROED 77
Minimum Side Setback 5'(5' Use Easement allowed) X : COPX%ROED : C%XEFCED
Minimum Rear Setback . SECOND FLOOR
Residence or Covered Patio 3'-no less than 10' from rear of ' LIVING : :
structure to outside edge of exclusive
use easement or rear property line
2' minimum offset between : : :
Residence and Covered Patio F'RETWFNLgOR
Pool to Property Line 5' . ! SINGLE STORY
' FIRST FLOOR : : LIVING
Maximum Roof Overhang 1 LIVING X
12'X5'
Maximum Second Floor Area 50% of First Floor Living area SECOND FLOOR
(Includes Covered Decks) : : LVING :
Maximum Height 24'-0"
Unenclosed roof decks are permitted for all ' . .
structures except for lots located within 200' ' .
of project boundary and back-to-back lots. All
parapet walls, railings, and appurtenances must be ! GARAGE GARAGE GARAGE
contained within the maximum permitted height ' : :
limit. *Note: must show how privacy is achieved. 7'X7'
Parking 2-Car Garage X
Minimum Garage Size 20'x 20' Clear Inside | | ' -
a a
. g Z
OTHER REQUIREMENTS I L l
- Minor architectural projections permitted to encroach 2" into setbacks o - ” o - SO o o ’ ” - 50 o o ) - o 5 ’ o
+ Roof overhangs permitted to encroach 1" into setbacks
PLAN 3 PLAN 2 PLAN 1
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SINGLE FAMILY 50" WIDE

WITHOUT EXCLUSIVE USE EASEMENT ABUTING REAR YARD

MARKETING SUMMARY
Target Square Footage 2,000 - 3,200

DEVELOPMENT STANDARDS (Per Planned Development District - PDD)

Maximum Lot Coverage 50% (Excludes Covered Patio area)

Minimum Front Setback (from ROW): =" -
Living Area 10'
Front Loaded Garage 18'
Privacy Wall (6" Max Height) 10'
Minimum Side Setback 5'(5' Use Easement allowed)
Minimum Rear Setback
Residence or Covered Patio 10'

2' minimum offset between
Residence and Covered Patio

Pool to Property Line 5'
Maximum Roof Overhang 1
Maximum Second Floor Area 50% of First Floor Living area (Includes Covered Decks)
Maximum Height 24'-0"

Unenclosed roof decks are permitted for all
structures except for lots located within 200’

of project boundary and back-to-back lots. All
parapet walls, railings, and appurtenances must be
contained within the maximum permitted height
limit. *Note: must show how privacy is achieved.

Parking 2-Car Garage
Minimum Garage Size 20" x 20' Clear Inside

OTHER REQUIREMENTS

« Minor architectural projections permitted to encroach 2'into setbacks :
+ Roof overhangs permitted to encroach 1" into setbacks

7' X7

COVERED
PATIO

SINGLE STORY
LIVING

GARAGE

COVERED

PATIO
SINGLE STORY o
LIVING 5X12

GARAGE

-
50'
PLAN 3

PROPERTY LINE
COVERED
PATIO
SINGLE STORY
LIVING
GARAGE

6'X5'

*~

50'

PLAN 2

PLAN 1
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SINGLE FAMILY 60" WIDE

WITH EXCLUSIVE USE EASEMENT ABUTING REAR

MARKETING SUMMARY

Target Square Footage

DEVELOPMENT STANDARDS (Per Planned Development District - PDD)

Maximum Lot Coverage

Minimum Front Setback (from ROW):
Living Area
Front Loaded Garage
Privacy Wall (6" Max Height)
Minimum Side Setback
Minimum Rear Setback
Residence or Covered Patio

Pool to Property Line
Maximum Roof Overhang
Maximum Second Floor Area

Maximum Height

Parking
Minimum Garage Size

OTHER REQUIREMENTS

« Minor architectural projections permitted to encroach 2" into setbacks

2,400 - 3,600

55% (Excludes Covered Patio area)
Includes Exclusive Use Easement area
adjacent to Common Open Space

10'
18'
10'
5

3' proposed - no less than 10' from rear
of structure to outside edge of exclusive
use easement or rear property line

2" minimum offset between
Residence and Covered Patio

5
‘I 1

50% of First Floor Living area

(Includes Covered Decks)

24'-0".

Unenclosed roof decks are permitted for all
structures except for lots located within 200'

of project boundary and back-to-back lots. All
parapet walls, railings, and appurtenances must be

contained within the maximum permitted height
limit. *Note: must show how privacy is achieved.

2-Car Garage
20" x 20' Clear Inside

+ Roof overhangs permitted to encroach 1" into setbacks

YARD
PROPERTY LINE
COMMON OPEN SPACE e— T
- —
- /
' — . ACCESS GATE AT REAR OF EACH
EXCLUSIVE USE EASEMENT - —— -~ —— LOT BACKING TO OPEN SPACE
7'TO 20' DEPTH VARIES PER SITE PLAN
COVERED
PATIO COVERED -
; PATIO COVERED
PATIO
SINGLE-STORY SINGLE-STORY : SINGLE-STORY
LIVING LIVING LIVING
7'X7
GARAGE GARAGE GARAGE
-
7'X7
' : é
-
60' 60' 60'
PLAN 3 PLAN 2 PLAN 1



SINGLE FAMILY 60" WIDE
WITHOUT EXCLUSIVE USE EASEMENT ABUTING REAR YARD

MARKETING SUMMARY

Target Square Footage

2,400 - 3,600

DEVELOPMENT STANDARDS (Per Planned Development District - PDD)

Maximum Lot Coverage

Minimum Front Setback (from ROW):

Living Area

Front Loaded Garage

Privacy Wall (6" Max Height)
Minimum Side Setback
Minimum Rear Setback

Residence or Covered Patio

Pool to Property Line
Maximum Roof Overhang
Maximum Second Floor Area

Maximum Height

Parking
Minimum Garage Size

OTHER REQUIREMENTS

55% (Excludes Covered Patio area)

10'
18'
10'
5

10'

2' minimum offset between
Residence and Covered Patio

5
I

50% of First Floor Living area
(Includes Covered Decks)
240"

Unenclosed roof decks are permitted for all
structures except for lots located within 200'

of project boundary and back-to-back lots. All
parapet walls, railings, and appurtenances must be
contained within the maximum permitted height
limit. *Note: must show how privacy is achieved.

2-Car Garage
20' x 20' Clear Inside

+ Minor architectural projections permitted to encroach 2'into setbacks

- Roof overhangs permitted to encroach 1'into setbacks

PROPERTY LINE

7X7
COVERED
PATIO COVERED COVERED
PATIO PATIO
SINGLE-STORY SINGLE-STORY SINGLE-STORY
LIVING LIVING LIVING
7 X7
GARAGE
GARAGE GARAGE
7'X7
“~
» =
60’ 60’ 60’
PLAN 3 PLAN 2 PLAN 1
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ELEVATION VARIATIONS

The architectural styles of Miralon and all related building forms and details are
products of cultural tastes and values that reflect the history of Coachella Valley
and express the visions of this new community. The goal is to have a cohesive
tapestry of distinct architectural influences that tie the community together yet

allow for variety and individual expression.

Miralon's architectural theme is a modern interpretation of the works by
renowned Desert Modernism architect Ricardo Legorreta and the five most
influential architects of California desert: William F. Cody, Donald Wexler, Albert

Frey, William Krisel and E. Stewart Williams.

The three variations of Desert Modernism for Miralon are;

VARIATION A: INSPIRED BY WILLIAM CODY
VARIATION B: INSPIRED BY DONALD WEXLER
VARIATION C: INSPIRED BY RICARDO LEGORRETA

A minimum of three different elevation variations must be provided for each
residential plan type. The following describes the key elements and design
strategies for the permitted elevation variations. This section provides guidelines
for designing within the prescribed styles while creating variations among homes
and buildings. This is a guide, not a comprehensive catalog of all possibilities.

Further description of each variation is available on the following pages.

Note: images included within Architecture Chapter are for architectural
reference only. Refer to Landscape Chapter for landscape design criteria.
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45" WIDE

FRONT VIEW FRONT VIEW FRONT VIEW
REAR VIEW REAR VIEW REAR VIEW
PLAN 2A PLAN 2B PLAN 2C
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VARIATION A
INSPIRED BY WILLIAM CODY

William Francis Cody was an influential desert modern architect working
in Palm Springs during the peak of the Modern Architecture Movement. His
residential projects illustrated simplicity of form, natural light, and large windows
displaying a smooth connection between interior and exterior. What made
Cody so instrumental to the look of Palm Springs was his technical prowess and
meticulous attention to detail. Cody combined international style minimalism FRONT ELEVATION
with the indoor/outdoor way of living so emblematic of Palm Springs. Cody’s
designs hid door frames within walls, elongated steel roof spans, and reduced
steel beams to slivers so that absolutely nothing interfered with the views of
the outdoors. Some of Cody’s residential works include the Glass House (1967),
the Rancho Mirage House (1969), the Jaffe House (1963), the Perlberg Residence

(1952), the Shamel Residence (1961) and the Abernathy Residence (1962).

Cody served on the Palm Springs Planning Commission and the Planning
Collaborative in an attempt to protect the city from architectural mediocrity.
Cody left behind a legacy of important contributions to what is known today as
Desert Modernism — his career continues to serve as an inspiration to successive

REAR ELEVATION

generations of architects.

20
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CANTILEVERED FLAT ROOF
DEEP CANOPY
WING WALL EXTENSION INTO LANDSCAPE

STUCCO WALLS (30/30 SAND FINISH
AT FEATURED ELEMENT)

POST AND BEAM CONSTRUCTION
AT PRIMARY LIVING SPACES

LONG, LOW, HORIZONTAL PROPORTION
SIMPLE ROOF

SLIDING GLASS DOORS

MINIMUM DECORATIVE DETAILS
ACCENT WALL MATERIALS:

X Precision cut stones

X Fiber-cement panels

FREEHOLD COMMUNITIES | DESIGN GUIDELINES 21




VARIATION B
INSPIRED BY DONALD WEXLER

South Dakota native Donald Wexler arrived in Palm Springs as Mid-century
Modernism was in full swing and then never left. Having worked for Richard
Neutra and William Cody, Wexler became a dedicated desert Modernist, smartly
designing both to compensate for, and take advantage of, the harsh environment.
A pioneer in the use of steel in residential architecture, the architect made his
imprint on Palm Springs in notable private and public buildings. Among his FRONT ELEVATION
public works: Palm Springs International Airport (1965), Spa Hotel Bath House
(1958), Union 76 Gas Station (1962) and Canyon Country Club (1963). Residential
works include Alexander Steel Houses (1962), Lilliana Gardens Glass House (1954),

Leff House (1957), Dinah Shore Residence (1963), and Verbana Drive (2007).

The community of Palm Springs holds him dear to their hearts and respects
him as a great man and architect who helped change the landscape of the
desert forever. Donald Wexler has left a significant lasting architectural legacy for

future generations to be inspired by.

REAR ELEVATION
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CANTILEVERED FLAT ROOF
LIGHT GAGE STEEL POST AND BEAMS

STUCCO WALLS (30/30 SAND FINISH
AT FEATURED ELEMENT)

POST AND BEAM CONSTRUCTION
AT PRIMARY LIVING SPACES

LONG, LOW, HORIZONTAL PROPORTION
SIMPLE ROOF

SLIDING GLASS DOORS

MINIMUM DECORATIVE DETAILS

FREEHOLD COMMUNITIES ‘ ])F‘SI(%\ (:[fIDFII\T\‘ 23




VARIATION C
INSPIRED BY RICARDO LEGORRETA

Simplicity is often an overriding characteristic based of Cubist principles.
Each of the buildings has a basic geometrical design, often a cuboid shape. The
buildings have sharp, clean lines, ensuring that it is viewed in perspective with
ease. The windows have a square or rectangular form and do not necessarily line

up with each other, as in traditional / conventional buildings.

FRONT ELEVATION

Ricardo Legorreta was a designer of buildings that were boldly modern yet
deeply rooted in the traditional architecture of his native Mexico. Legorreta’s work
is distinguished by his use of proportions, creating simple spaces, and intense
use of colors that highlight the material and architectural elements. However,
use of bright colors is prohibited at Miralon, the goal is for these dwellings to
blend in with other architectural variations in the community. Examples of his
work include a series buildings designed for the chain of hotels Camino Real and
numerous factories and offices throughout Mexico. He became known abroad
after designing a private home for the actor Ricardo Montalban in Los Angeles.
Legorreta’s residential work includes Cervantes House (1996), Tech House (1993),
Montalban House (1985), Rancho Santa Fe House (1987), Greenberg House
(1991), House in Sonoma (1993), and La Colorada House (1996). REAR ELEVATION
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FLAT ROOF
DEEPLY RECESSED WINDOW AND DOOR OPENINGS
VARIED PLATE HEIGHTS AND/OR PARAPET WALLS

STUCCO WALLS (30/30 SAND FINISH
AT FEATURED ELEMENT)

SIMPLE, UNCOMPLICATED EXTERIOR DESIGN

DESIGNED TO ALLOW MAXIMUM
LIGHT INTO THE BUILDING

DESIGNED WITH AN OPEN SPACE INTERIOR

SHAPES OF WINDOWS AND DOORS IN HARMONY
WITH THE SHAPE OF THE BUILDING

SLIDING GLASS DOORS
MINIMUM DECORATIVE DETAILS

FREEHOLD COMMUNITIES ‘ ])F‘SI(%\ (:[fIDFII\T\‘ 25
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DOORS & ENTRIES

o}

joRNNN o TN o BN 0]

Entrance doors shall be minimum of 8'tall and be
made of either solid wood, fiberglass, aluminum, or
composite material with a stained or painted finish.

Single doors only.
Dutch or cottage doors are not allowed.
Unique windows and side lights are encouraged.

Bright colors are encouraged. White doors are not permitted.



WINDOWS

o}

Window placement should

o Take advantage of mountain and common open space views.
¢ Minimize overlook between residences.

o Make cross ventilation most effective.

All windows must be double-glazed to maximize energy
conservation. Glass may be coated or tinted to control solar heat
gain, but a reflective or mirrored appearance is not acceptable.

I Building envelope to provide shading to large glazed living area.

X In order to reinforce the connection to the outdoors,

jolNNN o o BN o}

large windows and sliding glass doors opening
from main living areas are encouraged.

Aluminum or vinyl frames.
No surrounding trim.
Minimal window breaks if any at all.

Round windows or frames are not allowed.
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OUTDOOR LIVING SPACES

T Itis the intent in Miralon the integration of indoor and
outdoor living spaces for recreation and leisurely enjoyment.
Multiple outdoor living spaces such as courtyards and
covered patios are highly encouraged for all homes.

O For 40'and 45'wide single-family lots, a side yard reciprocal
use easement is permitted. This allows consolidation of the
two side yards into one ten foot wide space extending to
the adjacent home. This use enlarged the area along one
side of the home, thereby encouraging outdoor living.

O Second floor deck areas are included in the maximum
square footage threshold and shall not be permitted where
a single-family lot backs up to another single-family lot.

O Second floor decks shall be permitted on lots that
abut the common open space and streets. Builders
must demonstrate how privacy is achieved.

4 Covered patios shall be setback a minimum of 15'from the rear
property line (refer to Development Standards on pages 20-25).

O Covered patios to have minimum depth of 11/
for accommodate furniture placement.

O Provide 2'minimum offset between house
and covered patio at rear yard.
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GARAGES

o}

o0 ox g o3

A variety of garage placements is encouraged to avoid
monotonous streetscenes. A garage should not be the
dominant feature in the architecture of a home. The impact
of repetitive, street front garages can be reduced by:

e Varying garage door appearance and placement from plan to plan.

e Varying garage front yard setbacks from
the garage and/or living space.

Provide 8" recess at all garage doors

Simple surround trim if any at all.

Simple design, windows are acceptable.

Minimal details, no hardware.

Garage doors with rounded tops are not permitted.
Dark colors are encouraged.

White garage doors are not allowed.

29




MISCELLANEQUS (SUSTAINABLE DESIGN)

ROOF ELEMENTS:

4 Roof construction must be responsive to the harsh

MECHANICAL EQUIPMENT

I All mechanical equipment, including air conditioners,

SUSTAINABILITY

O Green for Life is an energy-saving program funded by the California

30

climatic effect of desert sun, wind and rain. Roof must
be non-flammable, code-rated, and non-reflective.

O Roof overhangs may encroach one foot into the setback
areas around the envelope of the structure. Their use
is encouraged in order to provide shade for outdoor
living spaces and to reduce glass reflectivity.

satellite dishes, solar panels, etc. shall be located in
visually unobtrusive locations, screened from view.

Roof-mounted mechanical equipment shall be screen from

all possible vantage points. The screening shall be considered
as an element of the overall design and blend with the
architecture of the buildings. Parapets shall be at least six inches
higher than the equipment for the purpose of screening.

If a condenser is set on the side yard of a single-family
home, there shall be a minimum of three feet of clearance
between the condenser and the side yard wall or
structure. (Avalon Development Standards, Note 1).

Utility meters, condenser units should be positioned in discreet
locations not visible from street and common open space. Meters
to be screened in meter cabinets or architectural projections.

I Locate utility meters by garage whenever possible.
X Exposed exterior ladders are not allowed.

T All exterior lighting must be indirect and light sources (such

as light bulbs) must be concealed or shielded so that they are
not visible from any street adjacent lot or common area.

Public Utilities Commission through Southern California Edison and
administered by the Coachella Valley Association of Governments.
Visit www.greenforlifecv.org for additional information.

Builders to review Summary and Checklist for New Home from
website, and meet the minimum requirement for Green Leaf (20
points). Log on to www.greenforlifecv.org for more information.

Builders are encouraged to introduce additional
sustainability methods such as:

e High efficiency plumbing fixtures

e Roof with high SFR (solar reflectant Index)

I Solar panels encouraged. Structures pre-plumbed for solar.

O Dark sky ordinance



FINISH MATERIALS

Steel posts are encouraged at covered patios.

o
I Low walls should match finishes on the dwellings.
O 30/30 sand finish on front and rear walls

o

No flagstone, lava rock, cobble stone, brick, or
glass tiles on exterior walls / low walls.

I Stacked stone shoudl be linear and dry
stacked. Absolutely no lava rock.

O Precision-cut stone and cemtent fiber boards are STUCCO WITH 30/30 SAND FINISH ALUMINUM CLAD MULLIONS, DARK COLOR  ALUMIUM FASCIA FIBER CEMENT PANELS

encouraged and entries and feature walls.
O No brick allowed.
Q Exterior lighting is encouraged under eaves, near wall, entries, etc.
O Accent wall material

e Precision cut stones

e Fiber-cement panels

I Cement blocks subject to approval

PRECISION-CUT STONE DRY-STACK STONE STEEL ENTRY DOOR STEEL GARAGE DOOR

NO HILLSTONE OR EQUIVALENT NO BRICK NO CONCRETE ROOF, RAKES NO FOAM TRIM, FASCIA OR EAVE
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RECOMMENDED EXTERIOR PAINT
COLORS & MATERIALS CEMENT FIBER & PRECISION-CUT STONE

O Stucco color and massing not to exceed an LRV of 82,

I Entry door color to be an accent and vary per lot. See
examples on page 33 for reference colors.

I Low walls should match or enhance colors on elevations.
X Fascia and eaves will should be painted a dark, nuetral color.

O Underside of eave should match the fascia board color
or stucco call color, depending on the detail.

I Neutral color and tones are encouraged for most exterior
walls. Accent walls may vary in color and tone.

I Colors should be approved by Miralon Design Review Board.

O Garage doors should be dark, preferably match the fascia color.

NO LACK IN CONTRAST BETWEEN DON'T EXCEED 2 STUCCO
NO ACCENT COLOR ON TRIM TRIM, STUCCO AND STONE COLORS ON 1 DWELLING
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STUCCO

SW 7001

"MARSHMALLOW"

SW 6147
"PANDA WHITE"

SW 6000
"SNOWFALL"

SW 6196

"FROSTY WHITE"

SW 6148
"WOOL SKEIN"

SW 7015
"REPOSE GRAY"

SW 6197
"ALOOF GRAY"

SW 6073

"PERFECT GREIGE"

SW 7016
"MINDFUL GRAY"

SW 7045
"INTELLECTUAL
GRAY"

SW 6066
"SAND TRAP"

SW 7018
"DOVETAIL"

SW 2821
"DOWNING STONE"

SW 6061
"TANBARK"

SW 7046
"ANONYMOUS"

ENTRY DOORS

SW 6405 SW 6466
"FERVENT BRASS" "GRANDVIEW"

SW 0045
f’g’éfc‘gm.. "ANTIQUARIAN
BROWN"

SW 0077
"CLASSIC FRENCH
GRAY"

SW 7026
"GRIFFIN"

SW 0047
"STUDIO BLUE
GREEN"

SW 7598
"SIERRA
REDWOOD"

SW 7020
"BLACK FOX"

GARAGE DOORS
AND FASCIA

SW 6153
"PROTEGE BRONZE"

SW 7053
"ADAPTIVE SHADE"

SW 6202
"CAST IRON"
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LANDSCAPE DESIGN GUIDELINES
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LANDSCAPE INTENT / OVERVIEW

The intent of these guidelines is to inspire the Builder and design Professional to create a unified

community through the use of building and planting materials that visually communicate the

regional and site specific context that is associated with the valley's rich agricultural history and

resort lifestyle. These guidelines represent Freehold Communities vision and design expectations

for a visually cohesive community.

The Landscape goals of the community at Miralon are as follows:

jof

jof

A Master Landscape theme that compliments the rich agricultural history of the region
Takes advantage of the idyllic site

Promotes and preserves long distance views and vistas

Promotes a feeling that you have arrived at “somewhere special”

Environmentally sensitive and California Friendly with an emphasis in water-wise design

Promote lifestyle activities which “blur” the separation between indoor and outdoor spaces.



PHASE MASTER PLAN

SUNRISE PARKWAY

PHASE 1A
: PHASE 18
) PHASE 2
'\Zoz
%
PHASE 1A .
N

"PROPOSED PLAN IS CONCEPTUAL IN NATURE AND IS SUBJECT TO CHANGE BASED UPON FINAL SURVEYING, ENGINEERING AND DESIGN.

NOT TO SCALE
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LANDSCAPE MASTER PLAN

SUNRISE PARKWAY T

f \ INDIAN CANYON DRIVE /
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SAN RAFAEL DRIVE

"PROPOSED PLAN IS CONCEPTUAL IN NATURE AND IS SUBJECT TO CHANGE BASED UPON FINAL SURVEYING, ENGINEERING AND DESIGN.

| DesIGN GUIDELINES

LEGEND

© PUBLIC VISITOR GATED ENTRY (STAFFED GUARDHOUSE)

@ PRIVATE RESIDENT GATED ENTRY (KEY FOB)

© OLIVE GROVES (APPROX. 47 ACRES)

O CLUBHOUSE AND POOL CLUB

© CITRUS TREE POCKETS - TANGO MANDARIN (APPROX. 1.2 ACRES)
O DETENTION BASIN

@ EXISTING LAKES

© DESERT THEMED LANDSCAPE (APPROX. 33 ACRES)

© COMMUNITY DOG PARK

@ SOCIAL GARDEN

& COMMUNITY GARDEN (4)

@ SOCIAL SPACE WITH DOG PARK

® FITNESS STATION (13)

@ FUTURE MULTI-FAMILY

® DUAL PURPOSE - DETENTION BASIN / DOG PARK

@ SINGLE FAMILY RESIDENTIAL

® MAINTENANCE YARD

® FUTURE WELL SITE

@ CLUBHOUSE PARKING

I EXISTING PUMP HOUSE N

NOT TO SCALE

ROBERT HIDEY ARCHITECTS \ C2 COLLABORATIVE



TRAIL MASTER PLAN

UNRISE PARKWAY
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SAN RAFAEL DRIVE

"PROPOSED PLAN IS CONCEPTUAL IN NATURE AND IS SUBJECT TO CHANGE BASED UPON FINAL SURVEYING, ENGINEERING AND DESIGN.

FrREEHOLD COMMUNITIES

NOT TO SCALE
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OPEN SPACE EXCLUSIVE USE EASEMENT

SUNRISE PARKWAY
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DETAIL ‘A: REAR YARD GATED ENTRY DIAGRAM
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*PROPOSED PLAN IS CONCEPTUAL IN NATURE AND IS SUBJECT TO CHANGE BASED UPON FINAL SURVEYING, ENGINEERING AND DESIGN. ~ M " Developer Installed Landscape / HOA Maintained i -
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OPEN SPACE EXHIBIT

SUNRISE PARKWAY

INDIAN CANYON DRIVE

LEGEND
Z
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NAP Il coMMUNITY STREETSCAPE - 11.5 ACRES
*FRONT YARD LANDSCAPE TO BE INSTALLED BY BUILDER
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SAN RAFAEL DRIVE

"PROPOSED PLAN IS CONCEPTUAL IN NATURE AND IS SUBJECT TO CHANGE BASED UPON FINAL SURVEYING, ENGINEERING AND DESIGN.

NOT TO SCALE
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472

SHADE TREE ZONING PLAN

LEGEND
BOTANICAL: COMMON:
M Cercidium ‘Desert Museum’ Desert Museum Palo Verde

"PROPOSED PLAN IS CONCEPTUAL IN NATURE AND IS SUBJECT TO CHANGE BASED UPON FINAL SURVEYING, ENGINEERING AND DESIGN.

Prosopis glandulosa
Acacia saligna
Chilopsis linearis

Cercidium ‘Desert Museum’
Chilopsis linearis

Quercus suber

Jacaranda mimosifolia

Chitalpa X tashkentenis
Olneya tesota

Rhus lancea

Albizia julibrissin

Dalbergia sissoo
Olneya tesota

Rhus lancea
Koelreuteria bipinnata

Acacia saligna

Quercus virginiana
Brachychiton populneus
Olea europaea

Honey Mesquite
Blue Leaf Wattle
Desert Willow

Desert Museum Palo Verde
Desert Willow

Cork Oak

Jacaranda

Chitalpa
Olneya tesota
African Sumac
Silk Tree

Indian Rosewood
Olneya tesota
African Sumac
Chinese Flame Tree

Blue Leaf Wattle N
Southern Live Oak

Bottle Tree

Swan Hill Olive NOT TO SCALE

Cercidium ‘Desert Museum’

Acacia saligna

Quercus suber

Chitalpa X tashkentenis

Rhus lancea

Dalbergia sissoo

Brachychiton populneus

Quercus virginiana

Prosopis glandulosa

Chilopsis linearis

Jacaranda mimosifolia

Olneya tesota

Albizia julibrissin

Koelreuteria bipinnata

Olea europaea



WALL AND FENCE PLAN

SUNRISE PARKWAY

, —
G
w .
&
3
z
]
2
[}
2
L~
: o
A
N.A.P.

.

v

i B

SAN RAFAEL DRIVE

"PROPOSED PLAN IS CONCEPTUAL IN NATURE AND IS SUBJECT TO CHANGE BASED UPON FINAL SURVEYING, ENGINEERING AND DESIGN.
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Burnished Block
LEGEND

===== FUTURE SIDE YARD SOLID MASONRY WALL (5" MINIMUM
=== FUTURE PERIMETER VIEW FENCE

FUTURE PRIVATE RESIDENTIAL WALLS / FENCES
s FUTURE PERIMETER SOLID MASONRY WALL (5" MINIMUN.,

===== EXISTING WALL / FENCE
$  FUTURE VIEW FENCE AT VIEW CORRIDOR
A PUBLICVISITOR GATED ENTRY (STAFFED GUARDHOUSE)

PRIVATE RESIDENT GATED ENTRY (KEYCARD)

NOT TO SCALE

CM.U. Block

View Fence
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WALL AND FENCE RESPONSIBILITY PLAN

SUNRISE PARKWAY
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—_— ” ——— FUTURE SIDE YARD SOLID MASONRY WALL (5’ MINIMUM)
A %
NAP ——— FUTURE PERIMETER VIEW FENCE
FUTURE RESIDENTIAL COURTYARD / SIDEYARD WALLS
4
>
§ DEVELOPER RESPONSIBILITY:
g e FUTURE PERIMETER SOLID MASONRY WALL (5’ MINIMUM)
g
3
£ e EXISTING WALL / FENCE
S
w
««=== FUTURE VIEW FENCE AT VIEW CORRIDOR
€5 PUBLIC VISITOR GATED ENTRY (STAFFED GUARDHOUSE)
A PRIVATE RESIDENT GATED ENTRY (KEYCARD)
/ 1B i
“
P 1
SAN RAFAEL DRIVE NOT 10 SCALE
*PROPOSED PLAN IS CONCEPTUAL IN NATURE AND IS SUBJECT TO CHANGE BASED UPON FINAL SURVEYING, ENGINEERING AND DESIGN.
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WALL AND FENCE CRITERIA

The Builder is responsible to coordinate design for all interior/courtyard walls
and fences:

o The Builder is to coordinate the location of all walls and fences so that they become an integral part of
the site design concept.
o Courtyard walls, fences, and gates may vary to reflect the architectural style.
COURTYARD WALLS
o Concrete block to be Angelus Block or equal; block size to be:
6" x6"x 16" (stacked pattern).
o Courtyard walls to be burnished block. Refer to (3) color options below. (No CM.U).
o Alternate courtyard wall designs must be submitted and approved by the Architectural committee.
SIDE YARD WALLS
o Concrete block to be Angelus Block or equal; block size to be:
6"x6"x 16" (stacked pattern).
o Side yard walls to be CM.U. block. Refer to (1) color below.
a  Side yard walls can be upgraded to match courtyard walls
CORNER LOT WALLS
o Concrete block to be Angelus Block or equal; block size to be:
6"x6"x 16" (stacked pattern).
o Corner Lot walls to be burnished block. Refer to (1) color below. (No CM.U.).
REAR YARD FENCE
o View fencing shall be tubular steel painted Frazee Colorlife CL3176N Raccoon or equal. Apply (1) coat

primer and (2) coats paint, metalize after fabrication.

5'-0" min.

DETAIL:
Burnished or CM.U. Block Wall

DETAIL: WALL AND FENCE DIAGRAM

5" High Tubular Steel View Fence

Side / Rear Yard CM.U. Wall (3'-5' Set back from building)
Courtyard Wall

Corner Lot Wall

5'-0" min.

DETAIL:
View Fence - Rear Yard

COURTYARD WALLS
Burnished Block - Courtyards / Corner Lot Walls
Canyonbluff Harvest Cinder White
Burnished Block Burnished Block Burnished Block
SIDE YARD WALLS CORNER LOT WALLS
Cool Grey Canyonbluff .
CM.U. Block Burnished Block CM.U. Block - Side Yard Walls
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GATE CRITERIA

The Builder is responsible for all gates.
COURTYARD GATES

o Pedestrian gates shall be designed appropriate to the architecture style and
incorporate features consistent with the style.

o Courtyard gates to be wood, metal or glass.

o Side yard gates are to be solid metal to screen views into the yards.

o Rear yard gates to be tubular steel with kick plate and keyed entry. Painted Frazee
Colorlife CL3176N Raccoon or equal. Apply (1) coat primer and (2) coats paint,
metalize after fabrication. Refer to detail.

o All gates to meet Riverside county pool code requirements.

o In neighborhoods where gates are maintained by the Homeowner's Association, side SIDE YARD GATES

3|_4 n

yard gate designs are to be consistent. The colors may vary to match the Architecture.

o Refer to architectural guidelines for approved color palette.

a  Alternate designs must be submitted and approved by the Architectural committee.

II_I
110}

540" min.

3I_6II

L |

|

DETAIL 'C' : REAR YARD GATES
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HARDSCAPE CRITERIA

The hardscape should be a strong visual framework that relates to and reinforces the character
of the community and the architecture. The hardscape should be designed to enhance the
pedestrian and vehicular experience.

o Ata minimum, top cast concrete, with saw cut joints or pavers.

o Alleys can be asphalt.

o Pavers, exposed aggregate, seeded aggregate or top cast are encouraged in courtyards,
pedestrian entry ways and areas of frequent use where accents are desired.

o Mojave Gold crushed rock or equal to be use in planting areas.

o Alternate material must be submitted and approved by the Architectural committee.

10" Setback

DETAIL: SCORELINE DIAGRAM

CONCRETE PAVING WITH
- TOP CAST FINISH

- SAW-CUT SCORELINES
- EXPOSED AGGREGATE
- SEEDED AGGRECGATE

PAVERS

CRUSHED ROCK
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LANDSCAPE PHILOSOPHY

The intent of these Design Guidelines is to create a palette or “pattern book’, of design elements for the
use of all builders, architects, landscape architects, engineers and other design professionals engaged

to develop neighborhoods within Miralon.

These guidelines are written to inspire innovative and creative landscape designs. The concepts found in
these guidelines are intended to communicate the developer’s vision and design expectations, against

which, all builder plans and architecture will be evaluated and approved.

Water conservation is also an important component of the landscape design at Miralon. In addition,
storm water infiltration and energy conservation practices should be incorporated where possible to
encourage a sustainable landscape while meeting the requirements of the water efficient landscape

ordinance AB 1881 and or city adopted ordinance.

Planting Design Criteria:

ol Plant material forms and heights shall respond to the form, scale and style of the architecture.

o Ultimate tree and shrub sizes should be considered to insure that the neighborhood scale is maintained.
ol All trees and shrubs shall be used with regard to climate, exposure, water usage and maintenance needs.
ol Refer to subsequent Master Plant Palette.
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TYPICAL FRONT YARD CRITERIA

Front yard landscaping will be installed by the Home Builder and maintained by the private homeowner. o All plant material to receive drip/bubble irrigation. All irrigation systems to have automatic controllers.

Trees will be installed a minimum of three feet away from any utility. o Plants to be selected from the Master Plant Palette within these guidelines. Any variations from the Master Palette must be
approved by the Master Developer.

Linear root barriers should be installed at each tree planted five feet or closer from a curb or hardscape per City Standard.

Root barriers should be 48" deep and extend 48"to each side of the tree trunk. Root barrier should be manufactured by Deep 2 Minimun 2" deep of 3/4" - 1" size gravel, to be Mojave Gold or equal.

Root Corp of Westminster, California. Stock No. UB 24-2 or the equivalent made by Century Products of Yorba Linda California,

or approved equal. o Turfexcluded in front yards.

Each lot shall have at least one 36" box shade tree per the lot tree zoning plan.
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Access Gate View Fence Developer installed Property Line Pool View Fence
landscape (HOA

Maintained)

TYPICAL LANDSCAPE CRITERIA Opeh space

exclusive

easement
SINGLE FAMILY 40" WIDE ~ ¥~ — < —o——i—— /o —
Design Elements:
View Fence
o Accentuate architectural lines into the landscape
& One shade tree per home minimum
o Use planting in groupings or masses Curb to

Remain at property line
o Simple hardscape/patio forms and walkways

o Use sustainable and water conserving materials and practices
o Seem-less transition between indoors and outdoors

o Enhanced planting zone to have strong formal planting grids

Paving:

o Textured and saw cut concrete
g Stone

o Tile

o Exposed aggregate concrete
o Concrete Pavers

o Decomposed granite paving

\

Concrete Walk

Hardscape: / Steppers
o Stucco, stone, concrete and tile accent walls Homeowner
Maintained

o Modern decorative Wood and metal fences and screen patterns

Enhanced

o Modern Decorative metal, and wood patio and side yard gates Planting Zone

1 Scale appropriate minimally designed water features within courtyards

One Shade Tree Driveway / Accent Plant Courtyard Decorative Informal desert
Per Lot (min.) Entry Walk (one Per Lot) Plunge Pool Patio Wall "themed" planting
Paving (per homeowner) and Gate and/or turf

50




Wall / Fence Developer installed Property Line Pool
landscape (HOA

Maintained)
e e e — — e N
SINGLE FAMILY 45" WIDE
Design Elements:
o Accentuate architectural lines into the landscape
o One shade tree per home minimum
o Use planting in groupings or masses
o Simple hardscape/patio forms and walkways
o Use sustainable and water conserving materials and practices
o Seem-less transition between indoors and outdoors
o Enhanced planting zone to have strong formal planting grids
Paving:
o Textured and saw cut concrete
o Stone
o Tile
o Exposed aggregate concrete
o Concrete Pavers
o Decomposed granite paving
. T Concrete Walk
Hardscape: \ / Steppers
o Stucco, stone, concrete and tile accent walls ‘d“g?g?m
) "themed"
o Modern decorative Wood and metal fences and screen patterns planting
and/or turf
o Modern Decorative metal, and wood patio and side yard gates
Homeowner
o Scale appropriate minimally designed water features within courtyards Maintained
One Shade Tree Driveway / Accent Plant Courtyard Decorative Enhanced
Per Lot (min.) Entry Walk (one Per Lot) Plunge Pool Patio Wall Planting Zone
Paving (per homeowner) and Gate
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Access Gate View Fence Developer installed Property Line Pool View Fence
landscape (HOA

Maintained)

TYPICAL LANDSCAPE CRITERIA
7'-20' Open space
SINGLE FAMII_Y 50' WIDE exclusive easement

Design Elements: e e e e e — e — . e — - -

o Accentuate architectural lines into the landscape

B One shade tree per home minimum View Fence
o Use planting in groupings or masses

. Simple hardscape/patio forms and walkways
Curb to

o Use sustainable and water conserving materials and practices Remain at property line

o Seem-less transition between indoors and outdoors

o Enhanced planting zone to have strong formal planting grids

Paving:

o Textured and saw cut concrete
o Stone

o Tile

o Exposed aggregate concrete
o Concrete Pavers

o Decomposed granite paving

S

Hardscape: Concrete Walk

/ Steppers
o Stucco, stone, concrete and tile accent walls
o Modern decorative Wood and metal fences and screen patterns
o Modern Decorative metal, and wood patio and side yard gates
Homeowner
o Scale appropriate minimally designed water features within courtyards Maintained
One Shade Tree Driveway / Accent Plant Courtyard Decorative Informal desert Enh d
Per Lot (min.) Entry Walk (one Per Lot) Plunge Pool Patio Wall "themed" planting e

Paving (per homeowner)  and Gate and/or turf Planting Zone

52




Access Gate View Fence Developer installed Property Line Pool View Fence

landscape (HOA
Maintained)

7-20'
Open space

TYPICAL LANDSCAPE CRITERIA casement
SINGLE FAMILY 60" WIDE

Design Elements:

o Accentuate architectural lines into the landscape

o One shade tree per home minimum View Fence
. Use planting in groupings or masses
o Simple hardscape/patio forms and walkways

i ] ) ] Curb to
& Use sustainable and water conserving materials and practices Remain at property line
o Seem-less transition between indoors and outdoors

o Enhanced planting zone to have strong formal planting grids

Paving:

o Textured and saw cut concrete
o Stone

o Tile

o Exposed aggregate concrete

o Concrete Pavers

o Decomposed granite paving c oW \k’//
oncrete Wa

/ Steppers
Hardscape:
o Stucco, stone, concrete and tile accent walls
o Modern decorative Wood and metal fences and screen patterns
o Modern Decorative metal, and wood patio and side yard gates
Homeowner
o Scale appropriate minimally designed water features within courtyards Maintained
One Shade Tree Driveway / Accem Plant Courtyard Decorative Mnformal desert Enhanced

Per Lot (min.) Entry Walk (one Per Lot) Plun e Pool PatioWall  "themed" planting Planting Zone
Paving (per homeowner) and Gate  and/or turf
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MAILBOX CRITERIA

Builder is responsible for all mailboxes.

o Mailboxes shall comply with USPS requirements.

o Features to enhance mailboxes such as trellises, paving, low decorative walls, etc
are encouraged.

o Mailboxes are to comply with ADA requirements.
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MASTER PLANT LEGEND

TREES:
BOTANICAL NAME

Acacia farnesiana

Acacia saligna

Acacia stenophylla
Albizia julibrissin
Bauhinia blakeana
Bauhinia purpurea
Brachychiton populneus
Brahea armata

Brahea edulis

Butia capitata

Cercidium 'Desert Museum'
Chamaerops humilis
Chilopsis linearis
Chitalpa X tashkentenis
Dalbergia sissoo

Geijera parviflora
Jacaranda mimosifolia

Koelreuteria bipinnata

COMMON NAME
Sweet Acacia

Blue Leaf Wattle
Shoestring Acacia

Silk Tree

Hong Kong Orchid Tree
Purple Orchid Tree

Bottle Tree

Mexican Blue Palm
Guadalupe Island Palm
Pindo Palm

Desert Museum Palo Verde
Mediterranean Fan Palm
Desert Willow

Chitalpa

Indian Rosewood
Australian Willow
Jacaranda

Chinese Flame Tree

BOTANICAL NAME

Olea europaea
Olneya tesota
Parkinsonia hybrid
Phoenix dactylifera
Pinus eldorica
Prosopis chilensis
Prosopis glandulosa
Prosopis hybrid
Prosopis x phoenix
Prosopis velutina
Prunus caroliniana
Punica grantum
Quercus suber
Quercus virginiana
Rhus lancea
Schinus molle

Washingtonia filifera

COMMON NAME

Swan Hill Olive
Desert Ironwood
Desert Museum Palo Verde
Date Palm

Afghan Pine

Chilean Mesquite
Honey Mesquite
Hybrid Mesquite
Phoenix Mesquite
Velvet Mesquite
Carolina Cherry Laurel
Pomegranate

Cork Oak

Southern Live Oak
African Sumac
California Pepper

California Fan Palm
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MASTER PLANT LEGEND

SHRUBS:
BOTANICAL NAME

Abutilon palmerii

Achillea tomentosa

Alyogyne huegelii

Anisacanthus quadrifidus brevilobus
Anisacanthus quadrifidus wrightii
Anisacanthus thurberi

Atriplex canescens

Baccharis pilularis

Bougainvillea 'Oo-la-la’
Bougainvillea 'San Diego Red'
Buddleia marrubifolia

Buxus microphyllea japonica
Caesalpinia gilliesii

Caesalpinia mexicana
Caesalpinia pulcherrima
Calliandra eriophylla

Calliandra haematocephala

Carissa macrocarpa 'Green Carpet'

COMMON NAME
Desert Abutilon

Woolly Yarrow

Blue Hibiscus

Mountain Fire

Mexican Flame

Desert Honeysuckle
Fourwing Saltbrush
Dwarf Coyote Brush

Oo-la-la Bougainvillea

San Diego Red Bougainvillea

Woolly Butterflybush
Japanese Boxwood
Yellow Bird of Paradise
Mexican Bird of Paradise
Red Bird of Paradise
Fairy Duster

Pink Powder Puff

Natal Plum

BOTANICAL NAME

Celtis pallida
Cordia boissieri
Dalea frutescans
Dalea pulchra
Encelia farinosa
Erigonum fasciculatum v. poliofolium
Euonymus japonica
Feijoa sellowiana
Fraxinus greggii
Guaiacum coulteri
Hamelia patens

Hesperaloe parviflora

COMMON NAME

Desert Hackberry
Texas Olive

Black Dalea

Indigo Bush

Brittle Bush

Flattop Buckwheat
Evergreen Euoymus
Pineapple Guava
Little Leaf Ash
Guayacan

Scarlet Bush

Red Yucca



MASTER PLANT LEGEND

SHRUBS:
BOTANICAL NAME

llex vomitoria

Justicia brandegeana

Justicia californica

Justicia spicigera

Lantana spp.

Lavandula angustifolia
Leucophyllum candidum
Leucophullum frutescens
Leucophyllum pruninosum
Maytenus phyllanthoides

Nerium oleander

Pittosporum tobira

Prunus caroliniana‘Compacta’
Pyracantha crenatoserrate Graberi’
Pyracantha X'Santa Cruz Prostrata’
Rhaphiolepis indica

Rosemarinus officinalis

COMMON NAME

Dwarf Yaupon
Shrimp Plant
Chuparosa

Mexican Honeysuckle
Lantana

English Lavender
Violet Silverleaf
Texas Ranger

Sierra Ranger
Mangle Dulce
Oldeander
Wheeler's Dwarf
Dwarf Cherry Laurel
Pyracantha

Prostrate Pyracantha
Indian Hawthorn

Rosemary

BOTANICAL NAME

Ruellia brittoniana
Ruellia californica
Ruellia peninsularis
Salvia clevelandii
Salvia greggii

Salvia leucantha
Sedum spectabile
Senna artemisiodies

Senna artemisiodies filifolia

Senna artemisioides petiolaris

Senna wislizenii
Simmondsia chinensis
Tagetes lemmonii
Tecoma stans
Tecomaria capensis
Thevetia peruviana

Vauquelinia californica

COMMON NAME

Ruellia

California Ruellia
Baja Ruellia
Chaparral Sage
Autumn Sage
Mexican Bush Sage
Live Forever
Feathery Senna
Desert Senna
Silver Senna
Shrubby Senna
Jojoba

Mountain Marigold
Yellow Trumpet Flower
Cape Honeysuckle
Lucky Nut

Arizona Rosewood
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MASTER PLANT LEGEND

GROUNDCOVER:

BOTANICAL NAME

Acacia redolens ‘Prostrata’
Baccharis X'Centennial’
Calylophus hartwegii

Carissa macrocarpa 'Green Carpet'
Chrysactinia mexicana
Convolvulus cneorum
Convolvulus mauritanicus

Dalea capitata

Dalea greggii

Festuca glauca

Lantana montevidensis
Myoporum parivfolia
Myoporum parvifolium
Oenothera berlandieri
Oenothera stubbei

Rosmarinus officinalis ‘Prostratus’

Ruellia brittoniana ‘Katie'

Teucrium chamaedrys ‘Prostrafum'’

Trachelospermum asiaticum
Trachelospermum jasminoides

Verbena peruviana

COMMON NAME

Prostrate Acacia
Prostrate Desert Broom
Calylophus

Natal Plum

Damianita

Silver Bush Morning
Ground Morning Glory
Golden Dalea

Trailing Indigo Bush
Common Blue Fescue
Trailing Lantana
Myoporum Prostratum
Prostrate Myoporum
Mexican Evening Primrose
Chihuahuan Primrose
Prostrate Rosemary
Dwarf Ruella

Creeping Germander
Aisan Star Jasmine

Star Jasmine

Peruvian Verbena

BOTANICAL NAME

Verbena pulchella
Verbena rigida
Vinca major

Wedelia trilobata

COMMON NAME

Moss Verbena
Sandpiper Verbena
Periwinkle

Yellow Dot



MASTER PLANT LEGEND
CACTI & SUCCULENT:

BOTANICAL NAME

Agave americana

Agave americana marginata

Agave americana mediopicta

Agave parryi

Agave victoria-reginae
Agave vilmoriniana
Aloe arborescens

Aloe dawei

Aloe ferox

Aloe variegata

Aloe vera

Bulbine frutescens
Carnegiea gigantean
Dasylirion longissimum
Dasylirion wheeleri
Echinocactus grusonii
Echinocereus englemannii
Euphorbia rigida
Ferocactus cylindraceus
Ferocactus wislizenii

Fouquieria splendens

COMMON NAME

Century Plant
Variegated Century Plant
Variegated Century Plant
Parry’s Agave

Queen Victoria Agave
Octopus Agave

Tree Aloe

Dawe’s Aloe

Cape Aloe

Patridge Breast Aloe
Aloe Vera

Bulbine

Saguaro Cactus

Grass Tree

Desert Spoon

Golden Barrel Cactus
Engelmann’s Hedgehog
Gopher Plant

Compass Barrel

Fish- Hook Barrel Cactus

Ocotillo

BOTANICAL NAME

Hesperaloe funifera
Hesperaloe parvifolia
Nolina microcarpa
Opuntia basilaris
Opuntia ficus- indica
Pachypodium lamerei
Pedilanthus macrocarpus
Portulacaria afra
Stenocereus thurberi
Yucca aloifolia

Yucca baccata

Yucca elata

Yucca gloriosa

Yucca recurvifolia
Yucca rigida

Yucca whipplei

COMMON NAME

Giant Hesperaloe
Red Yucca

Bear Grass
Beavertail Prickly Pear
Indian Fig
Madagascar Palm
Slipper Flower
Elephant's Food
Organ Pipe Cactus
Spanish Bayonet
Banana Yucca
Soaptree Yucca
Spanish Dagger
Pendulous Yucca
Blue Yucca

Our Lord's Candle
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MASTER PLANT LEGEND

VINES:
BOTANICAL NAME

Antigonon leptopus
Bougainvillea spp.
Calliandra haematocephala
Campsis radicans
Clytostoma callistegioides
Gelsemium sempervirens
Hardenbergia violacea
Jasminum mesnyi
Lonicera japonica “Halliana”
Macfadyena unguis-cati
Mascagnia macroptera
Merremia aurea
Parthenocissus tricuspidata
Passiflora X alatocaerulea

Podranea ricasoliana

Rosea banksiae

Trachelospermum jasminoides

Vigna Caracalla
Vitis californica
Wisteria floribunda

Wisteria sinensis

COMMON NAME

Coral Vine, Queen’s Wreath
Bougainvillea

Pink Powder Puff
Trumpet Vine
Lavender Trumpet Vine
Carolina Jessamine
Lilac Vine

Primrose Jasmine

Hall's Honeysuckle
Catclaw

Yellow Orchird Vine
Merremia

Hacienda Creeper
Passion Flower Vine
Pink Trumpet Vine
Lady Banks Rose

Star Jasmine

Snail Vine

Californica Wild Grape
Japanese Wisteria

Chinese Wisteria

ORNAMENTAL GRASSES:

BOTANICAL NAME

Festuca glauca

Imperata cylindrical ‘Rubra’
Muhlenbergia capillaris
Muhlenbergia emersleyi
Muhlenbergia lindheimeri
Muhlenbergia rigens

Nassella tennuissima

COMMON NAME

Blue Fescue
Japanese Blood Grass
Pink Muhley

Bull Grass
Lindheimer Muhley
Deer Grass

Mexican Thread Grass



