Planning Commission Staff Report

DATE: April 12, 2017 New Business

SUBJECT: FREEHOLD COMMUNITIES, LLC, REQUESTING APPROVAL OF FINAL
DEVELOPMENT PLANS FOR PHASE 1 LANDSCAPING AT THE
MIRALON DEVELOPMENT 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 280, SECTION 35 {CASE 5.0982-PD 290 / TTM 31848)(ER).

FROM: Department of Planning Services

SUMMARY

The Planning Commission to review proposed final development plans for Phase 1
landscaping and open space planting at the Miralon development. On March 20, 2017,
the AAC recommended approval of the landscaping plan and open space plantings
subject to a final review by a subcommittee of two members of the AAC.

RECOMMENDATION:

The Planning Commission to approve the proposed Phase 1 landscaping and open
space planting final development plans as submitted.

Site Area
Net Acres | 309.39 Acres

Related Relevant City Actions

05/05/04 The City Council adopted a Mitigated Negative Declaration (MND) for

the project and approved Case 5.0982 — PDD 290 and TTM 31848.

The Planning Commission approved an extension of time for PDD 290
05/17/06 and recommended approval of an extension of time for TTM 31848 to
the City Council.
The Planning Commission approved final development plans for the
08/23/06 community clubhouse, maintenance building and perimeter landscaping
for the project.
11/02/06 Parcel for public park dedicated to the City of Palm Springs.
12/18/06 The City Council approved a Subdivision Improvement Agreement (SIA)
for the development.
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02/16/07 Phase | Final Map for TTM 31848 recorded.
05/18/07 The City Council approved a one-year extension of time for Phase Il of
TTM 31848.
An amendment to the SIA was approved by the City Council, with the
02/03/16 new property owner to assume responsibility for all required
improvements.
04/20/16 The City Council approved a one-year extension of time for Phase |l of
TTM 31848.
07/05/16 The AAC reviewed the proposed amendment to PDD 290, and
recommended approval to the Planning Commission by a vote of 5-0.
The Planning Commission reviewed the proposed amendment to PDD
10/13/16 290, and recommended approval to the City Council, subject to
conditions. Prior to taking action on the item, the Planning Commission
held a Study Session on September 28, 2016.
The City Council approved a proposed amended project eliminating the
11/02/16 golf course and changes to design and development standards of the
project.
The AAC reviewed proposed Final Development plans for the Amenity
01/03/17 Center and recommended approval to the Planning Commission subject
to conditions of approval.
01/25/17 The Planning Commission approved Final Development plans for the
Miralon Amenity Center / Clubhouse.
The AAC reviewed the proposed landscaping and open space planting
03/20/17 final development plans and recommended approval to the Planning
Commission subject to a final review by a subcommittee.
Surrounding Existing Land Use | Existing General Plan Existing Zoning
Property Per Chapter 92 Designation Designation
Partially developed Low Density
. golf course and Residential; Medium
Sl 2 17 residential Density Residential; oDl
subdivision Open Space
North Whitewater River Open Space Watercourse Zone
Sé':agsli%;?triz:l_y Very Low Density
South e Residential; Medium R-1-C; C-M; PD
ol Density Residential
Residential y
. . Very Low Densit
East Sg\glg-Famlly Residential; Medigm PD
esidential Densi A -
ensity Residential
School;
Undeveloped; Neighborhood
Commercial Uses; Community . .
Ut Multifamily Commercial; Mixed- AR
Residential use; Medium Density
Residential
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BACKGROUND AND SETTING:

The project, now commonly known as “Miralon”, was originally approved on May 5,
2004. The original approval of the 309.39-acre parcel consists of 1,150 residential units;
a breakdown of 752 single-family units and 398 multi-family units. An amendment to the
Preliminary Planned Development District 290 (PDD 290) was approved by the
Planning Commission on October 13, 2016 and City Council on November 2, 2016. The
applicant is required to bring back the final development plans for substantial
conformance review to ensure that approved landscaping and plantings are consistent
with the amended development standards.

Landscape Plan:

Pursuant to Section 94.03.00(E)(4) of the Palm Springs Zoning Code, the applicant is
required to bring back final development plans of the individual components for final
approval by the Planning Commission. According to the Code, “the final plan shall be
substantially in conformance with the approved preliminary plan and shall incorporate all
modifications and conditions lo the preliminary development plan made by the
Commission and City Council”. The proposed landscape final development plan covers
Phase 1 of the site with the exception of the perimeter landscaping which was
previously approved and currently under reconstruction. The applicant has also included
a proposed view fence to be installed along North Indian Canyon Drive as part of the
ongoing wall, sidewalks and perimeter landscaping repairs. The view fence will consist
of tubular steel pickets installed at four inches (4") on center maximum with tubular steel
posts at eight feet (8') on center maximum.

The final plans consist of detailed landscape plan which includes the replacement of the
former golf course with a system of orchards combined with walking trails and social
spaces. The final development plans also include the type of plants and the overall
planting scheme. As designed, the scheme includes manicured desertscape adjacent to
the single-family lots; large stands of Olive trees arranged in a triangular grid. Series of
trails meander through the orchards and are designed to provide residents and visitors
opportunity to walk or bike amongst the trees as they grow.

Amenity Center:

The final landscape plans for the amenity center / clubhouse are not a part of this
review process; they were previously reviewed by the AAC on January 3, 2017, and
approved by the Planning Commission on January 25, 2017. The construction plans for
the amenity center are currently going through plan check.

Gated Entries:

The gated entries were previously approved in 2006 along with the landscape final
development plans for the amenity center / clubhouse and perimeter landscaping. At
this time, the applicant has already commenced rehabilitation of those areas consistent
with the previously approved final PDD landscape plans.

Social Spaces:
There are four social space locations within the Miralon development: one on the
southwesterly portion and the second one on the southeasterly portion within Phase 1
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of the site. As designed, the social spaces will have 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.

The other two are located on the northerly and northeasterly portion of Phase 2 of the
site. Final development plans for these parts of the landscape plan along with the
required pedestrian paths leading to streets will be submitted separately for review.

Olive Grove:

The olive trees will be planted in a triangular grid and will be irrigated using the
polyethylene tubing that utilizes a combination of high efficiency micro-sprayers and drip
typical of orchard plantings. This process is intended to minimize water waste by
delivering just enough water to the trees as required. An exhibit showing the planting
and varieties of proposed Olive trees to be planted on approximately 45 acres of the site
can be found on page 4 of the attached drawings booklet.

Streetscape Palette
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Streetscape.
The applicant has proposed a framework utilizing primary, secondary, specimen and

accent plant selections for the streetscape. According to the applicant, the primary and
secondary plant selections will bring continuity to the streets with some variation
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allowed to provide interest. Specimen and accent planting selections will bring a unique
character to the streetscene. The planting scheme will provide an oasis of palm grove
and bougainvillea for historical context; Acacia, Albizia and Jacaranda will provide
shading. The table above contains proposed plant palette for the streetscape.

Overall, the proposed plant materials are appropriate for the desert climate. As
previously indicated at the preliminary review phase, the landscaped areas will have
social spaces, community gardens, a sculptural shading structure, bocce courts and
covered cabanas. 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. The table below contains proposed
tree, accent shrub, shrub and ground cover schedules.

Planning Commission’s Project Specific Conditions of Approval:

On November 2, 2016, the City Council reviewed the proposed open space planting and
irrigation lakes project. The Council approved the project with the Planning
Commission's specific conditions relative the site landscape. Below are the conditions
and staff analysis on the applicant’s responses:

PC 4. Sidewalk — Multi-family (Phase 1), Provide a temporary sidewalk along the street
frontage of the Phase 1 multi-family parcel so as to provide a safe pedestrian
connection for the socuthern trail loop.

The applicant has indicated to staff that the temporary sidewalk along the street
frontage will be installed as a part of the multi-family parcel development. The applicant
will submit a separate application for this phase of the development.

PC 6. Social Areas — Access. Provide adequate pedestrian access to the Social Areas
from the nearest adjacent internal street.

The Social Spaces are not included with this final development plan review; a separate
application for this component of the project will be submitted separately. A final
development plan application to include social spaces and pedestrian access points to
the facilities will be submitted at a later date.

PC 8. Trails — Clear Zone. Provide a minimum two-foot clear zone on either side of
each trail path.

The proposed plans call for a two-foot clear zone on either side of the trails to allow
pedestrians to step off the trails to avoid cyclists as needed.

PC 30. Trail and Common Area Orchards/Landscape/Amenities: The trails and any
commoen area landscaping and improvements within each phase of the
development shall be completed prior to completion of 50% of the single-family
residences within that phase of the development. The parcels for multi-family
residences in Phase 1A and 2A shall be excluded from the 50% calculation and
compietion requirement.
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construction of the unit that represents half of the single family homes to be constructed

in any one phase. The phasing is shown in the attached exhibit (Attachment 2); this

phasing has been presented to both the Planning Commission and Council in the past.

Also, on January 25, 2017, the Planning Commission approved the preliminary plans for

open space planting and irrigation plans subject to the condition below:

PC 1. With a preference for Olive trees that produces higher oil content.

The legend on page 4 of the attached drawings booklet shows a breakdown of the QOlive

trees varieties proposed at the site.

TREE SCHEDULE:

SYMBOL BOTANICAL NAME COMMON NAME SIZE FORM SPACING
ﬂ Cercidium x 'Desert Museum’ Desert Museum Palo Verde 24" . 48" box Multi Per plan
ﬁ Chilopsis linearis Desert Willow 15 gal - 24" box Multi Per plan
%) Citrus reticulata ‘Tango’ Tango Mandarin Orange 36" box Standard 20 oc
@ Olea eurcpaea Olive Tree Field Grown Per plan
PFinus halepensis Aleppa Pine 24" - 36" box Standard Per plan
ﬁ Prosopis chilensis Thornless Chilean Mesquite 15 gal - 4B” box Multi Per plan
; f& Washingtonta filifera California Fan Palm 8'-16'8TH Per plan
ACCENT SHRUB SCHEDULE:
SYMBOL BOTANICAL NAME COMMON NAME SIZE FORM SPACING
Agave desn]eltiana Smooth Agave 5 gal 36" o.c.
Agave geminifiora Twin-flowered Agave 5 gal 247 oc.
s Agave victoriae-reginae Queen Victaria Agave 5 gal 4 oc
Aloe polyphylla spiral Aloe 5 gal 24" oc.
Aloe vera Aloe Vera 15 gal 24" 0.
SHRUB SCHEDULE:
SYMBOL BOTANICAL NAME COMMON NAME SIZE FORM SPACING
Agave americana Century Plant 5-15¢gal Per Plan
Agave desesti Desert Agave 5 gal Per Plan
a Agave parryi Parry's Agave 5.15 gal Per Plan
Agave salmiana Giant Agave 5 gal Per Plan
Agave tequilana Blue Agave 5 gal Per Plan
Agave vilmaniniana Octopus Agave 5 gal Pes Plan
Caesalpinia pulcherrima " Red Bird of Paradise 5 gal Per Plan
Calliandra californica Baja Fairy Duster 5 gal Per Plan
Q Dalea capitata Lemon Dalea 1 gal Per Plan
Encelia farinesa Brittlebush 1 gal Per Plan
Hesperalae pasvillora Red Yucca 5 gal Per Plan
Lantana camara ‘Gold Mound® Gold Mound Lantana 1gal Per Plan
Lantana sellowiana "Monma’ White Lightnin' Trailing Lantana 1 gal Per Plan
; Senna nemophila Desert Cassia 5 gal Per Plan
@ Stenocereus thurberi Organ Pipe Cactus 15 gal Per Plan
Yucca thompsaniana Thompson Yucca 15 gal/24° box Per Plan
Yutea rastrata Big Bend Yucca 15 gal Per Plan
GROUND COVER SCHEDULE:
SYMBOL BOTANICAL NAME COMMON NAME SIZE FORM SPACING
Bougainvitlea 'Do-la-la’ Oo-la-la Bougainvillea (Red) 5 gal 24" o,

Marathon Fescue Il

Turf

Sodded
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AAC Review Comments:

On March 20, 2017, the Architectural Advisory Committee reviewed the project and with
a unanimous vote recommended approval to the Planning Commission subject to a final
review by a subcommittee of two members of the AAC. Along with the recommendation
of approval, the AAC directed the applicant to include quantities of trees and shrubs in
the plan’s legend. The applicant has met this requirement and can be found on page 7
of the attached drawings booklet.

The proposed plant materials are generally consistent with the materials recommended
in the Lush and Efficient Landscape Guidelines published by the Coachella Valley
Water District, and therefore, meet the material selection requirement stated in Section
8.60.060(b) of the Palm Springs Municipal Code (Water Efficient Landscaping —
Landscape Design Plan). Additionally, the proposed landscape design incorporates
material diversity requirement stated in the Technical Assistance for Turf Removal and
Water Efficient Landscapes guidelines.

ltems that will come back to the Commission:

This review process involve Phase 1 final landscaping and open space planting
consisting of replacement of the former golf course with a system of orchards, desert
themed landscaping along the edges of the Olive groves and finally, the view fence to
be installed along North Indian Canyon Drive. The following items will be brought back
to the Planning Commission for a separate review:

e Phase 2 landscape final plans.
* Phase 1 Social spaces landscape.
s Individual landscape for single-family and multi-family residential plans.

Architectural Review Guidelines:
Section 94.04.00(D), Planning Commission Architectural Advisory Committee Review

Guidelines of the Palm Springs Zoning Code states the following:

The planning commission architectural advisory committee shall examine the material
submitted with the architectural approval application and specific aspects of design shall
be examined to determine whether the proposed development will provide desirable
environment for its occupants as well as being compatible with the character of adjacent
and surrounding developments, and whether aesthetically it is of good composition,
malerials, textures and colors. Conformance will be evaluated, based on consideration
of the following:
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item Guideline: Conforms Staff Evaluation:

1 Does the proposed The project is in keeping with the original concept
development provide a and the Amended Planned Development District.
desirable environment for its | COnforms | The proposed landscape final development plan for
occupants? the site will provide a desirable environment for its

accupants and visitors.,

2 Is the proposed development The proposed final development plan is compatible
compatible with the character with the character of the preliminary PDD and
of adjacent and surrounding | CONforms | urrounding development. The revised plan with
developments? orchards, trails and community gardens is unique to

the residential development but fits the location.

3 Is the proposed development The new landscape design without the golf course
of good composition, materials, has good composition and planting materials typical
textures, and colors? Conforms | of 5 desert climate. The proposed design incorporates

an organic patten which follows the site’s topography
and size. The design of the residential landscape areas is
differentiated from the rest of the project site enough to
make the area stand out while maintaining the spatial and
visual connectivity from the overall site.

4 Harmonious  relationship  with The site layout will not change as a result of the
existing and proposed adjoining proposed landscaping final development plan. As
developments and in the context originally designed, the entire site layout of the
of the immediate neighborhood / | Conforms pro!'ect .relates appropriately  with .the overall
community, avoiding both residential deye!opment. Pro;?osed trails and other

. . features are distinct from parking areas.
excessive variety and monotonous
repetition, but allowing similarity of
style, if warranted.

5 Consistency of composition There is consistency in the composition and design
and treatment of the landscape plan. The scheme is distinctive

Conforms

given that olive groves, social spaces, ftrails,
community gardens and lakes are unique features
of the landscape plan..
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6 Location and type of planting, Proposed plant materials are appropriate for the
with regard for desert climate desert climate. Landscaped areas will have social
conditions. Preservation of spaces, community gardens, a sculptural shading

. structure, bocce courts and covered cabanas.
specimen ar?d Iand'mark trees Conforms | Proposed plant palette, sizes and inert
upon @ site, with proper groundcovers are consistent with the materials
rrigation to insure maintenance recommended by the Coachella Valley Water
of all plant materials District and are appropriate for Palm Springs

climate and landscape. There are no specimen and
landmark trees at the site for preservation. The
irrigation system and on-site lakes will insure
adequate water and maintenance of all plant
materials.

CONCLUSION:

This review involves the Miralon's Phase 1 landscape final development plan previously
approved preliminary planned development district project which calls for substantial
conformance with preliminary design and development standards of all individual
components of the project. The proposed project is generally consistent with Section
94.04 (Architectural Review) and Section 8.60.060 (Water Efficient Landscaping -
Landscape Design Plan) of the City of Palm Springs Municipal Code, as well as the
Technical Assistance for Water Efficient Landscapes guidelines. Staff recommends
approval of the proposed project as recommended by the AAC.

oo

Edward Robertson
Principal Planner

Attachments:
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RESOLUTION NO.

A RESOLUTION OF THE PLANNING COMMISSION OF
THE CITY OF PALM SPRINGS, CALIFORNIA, FINDING
THE FINAL DEVELOPMENT PLANS FOR PHASE 1
LANDSCAPING AND OPEN SPACE PLANTING ARE IN
SUBSTANTIAL CONFORMANCE, WITH THE
PREVIOUSLY APPROVED PRELIMINARY PLANNED
DEVELOPMENT PLANS FOR THE  MIRALON
DEVELOPMENT; PLANNED DEVELOPMENT DISTRICT
290 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.

THE PLANNING COMMISSION FINDS AND DETERMINES AS FOLLOWS:

A. Freehold Communities, LLC, (“Applicant”} has filed a Final Planned Development
District application with the City pursuant to Section 94.03.00(E)(4) of the City of Paim
Springs Zoning Code for Phase 1 of landscaping and open space planting at the
Miralon development located the northeast corner North Indian Canyon Drive and San
Rafael Drive, Zone PD 290.

B. On May 5, 2004, the City Council adopted a Mitigated Negative Declaration
MND; approved tentative tract map 34148 and Preliminary Planned Development
District 290 for the development of 1,150 residential units.

C. On April 12, 2017, the Planning Commission held a public meeting to review the
final development plans for the project.

D. On April 12, 2017, the Planning Commission found the Phase 1 Final
Development Plans for landscaping and open space planting at the Miralon
Development to be in substantial conformance with the Preliminary Plans.

E. A Mitigated Negative Declaration for the project was previously adopted by the
City Council on May 5, 2004, in conjunction with the approval of Preliminary Planned
Development District (PD-290) and Tentative Tract Map (TTM 34148); and

F. 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 reports, all written and oral testimony submitted by the applicant, and
all written and oral testimony presented.

THE PLANNING COMMISSION HEREBY FINDS AS FOLLOWS:
Section 1:

An Addendum to the MND has been prepared which finds that the proposed project will
not result in any new significant environmental impacts or substantially increase the
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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
Phase 1 final plans for landscaping and open space planting at the Miralon
development.

Section 2:

NOW, THEREFORE, BE IT RESOLVED that, based upon the foregoing, the Planning
Commission finds that the Phase 1 final development plans for landscaping and open
space planting are in substantial conformance with the conditions imposed by the City
Council for Planned Development District 290, Case No. 5.0982; PDD-290.

ADOPTED this 12" day of April, 2017.

AYES:
NOES:
ABSENT:
ABSTAIN:

ATTEST: CITY OF PALM SPRINGS, CALIFORNIA

Flinn Fagg, AICP
Director of Planning Services
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TREE HEDULE:
SYMBOL BOTANICAL NAME COMMON NAME SIZE FORM SPACING
9 Ceraidum x "Desert Museum Desert Museum Palo Verde 247 . 387 box Mutt Pei plan
e Chilopss ingans Desernt Willow 15 gal - 247 bex Multy Per plan
9 Catrus reticulata ‘Tango’ Tango Mandanin Orange 36" box Standard 20 oc.
@ Dlea eurapaea Dhve Tree fielt Grown Per plan
Pinus hatepensis Aleppo Pine 247 - 36" box Standard Per plan
g Prosopis chifensis Thoenless Chilean Mesquite 15 gal - 48" box Mult Par plan
* Washingtoma hilifesa Caiifornia Fan Palm 8 -16 BIH Per pian
ACCENT SHRUB SCHEDULE:
SYMBOL BOTANICAL NAME COMMON NAME SIZE FORM SPACING
Agave desmettiana Smouth Agave 5 gal 36" oc.
Agave geminiflora Twin-llowered Agave 5 gal 4% o
= Agave victonae-reginae chugen Viclark Agave > LR
Aloe pelyphylla Spiral Aloe 5 gal 247 o,
Alee vera Aloe Vera 15 gal H"sc
SHRUB SCHEDULE:
SYMBOL BOTANICAL NAME COMMON NAME SIZE FORM SPACING
Agave americana Century Plant 5-15gal Per Plan
Agave deserti Desers Agave 5 gat Per Plan
0 Agave pasyi Parry's Agave 515 gal Per Plan
Agave salmiana Giant Agave 5 gat Per Plan
Agave tequilana Blue Agave 5 gat Per Plan
Agave vimanniana Octopus Agave 5 gal Par Plan
Caesalpinia pulchernma Red Bud of Paradise 5 gat Per Plan
Calliandra califernica Baja Fairy Duster 5 gal Per Flan
g Dalea capitata Lemon Dalea 1 gat Per Plan
Enceha farinosa Britlebush 1 gat Per Plan
Hesperaloe parviflora Red Yucca 5 gat Per Plan
Lantana camara "Gold Mound’ Gold Mound Lantana 1 gat Per Ptan
Lantana sellowiana ‘Monma White Lightmn' Trathng Lantana 1 gal Per Plan
Senna nemophita Deser: Cassia 5 gal Per Plan
Stenacerews thutben Organ Pipe Cactus 15 gal Par Plan
Yucca thompsoniana Thempson Yucca 15 gal!24” box Per Plan
Yucca rostrata Big Bend Yucca 15 gal Per Plan
GROUND COVER SCHEDULE:
SYMBOL BOTANICAL NAME COMMON NAME SIZE FORM SPACING
Bougarnvillea 0o la la 00 la-la Bougaimviffea (Hed) 5 gat 24" oc
Marathon Fescue || Tust Sadded

TREE QUANTITIES:

SHRUB QUANTITIES:

Q000000000000 OOCOOCOOOOOOOLOOOOOOOOOLOOOOOOCOO0

) 15gal, 30% 1gal: 35%

24" box - 15% 5gal 60%

l 36" box  25% 15 gal 5%

48" box : 10%
{
f
o\
DESERT PLANTING ENLARGEMENT P — @

TYPICAL OLIVE GROVE AND DESERT PLANTING
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LANDICAPE PLANTING SPECIFICATIONS
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LANDICAPE PIANTING SPECIFICATIONS
PART 1 - GENERAL CONDITIONS
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