
     ARCHITECTURAL ADVISORY COMMITTEE  
STAFF MEMORANDUM 

 
 
DATE:  DECEMBER 7, 2020               NEW BUSINESS 
     
SUBJECT: KOAR PALM SPRINGS, LLC, (DBA: LIVING OUT) FOR AN 

AMENDMENT TO AN APPROVED PLANNED DEVELOPMENT 
DISTRICT (CASE 5.1449 PDD 389) TO CONVERT CONDOMINIUMS TO 
122-UNIT APARTMENTS AND A REVISION TO TENTATIVE TRACT 
MAP 37602 LOCATED AT 1122 EAST TAHQUITZ CANYON WAY, ZONE 
REO, SECTION 14. (GM) 

 
FROM: Development Services Department 
 
 

SUMMARY 
 

This is a request of the Architectural Advisory Committee to consider a minor 
amendment to the approved Planned Development District and a revision to Tentative 
Tract Map 37602 to convert the Living Out project from 105 condominiums to 122 rental 
apartments.  The change will result in minor site plan revisions to building setbacks, off-
street parking, amenities, and landscaping.  In addition, the approved Tentative Tract 
Map (TTM 37602) will be revised to form one (1) large parcel for the entire 
development.  The retail building located at the street corner will remain as approved.   
 
RECOMMENDATION: 
 
Approval of a minor amendment to the approved Planned Development District and a 
revision to Tentative Tract Map 37602 to convert the project to 122 rental apartments. 
 
PLANNING COMMISSION REVIEW: 
 
The Planning Commission (PC) reviewed the amendment proposal at the November 18, 
2020 meeting and voted to continue until such time that the AAC can review the 
changes and make a recommendation.  The Planning Commission received a 
presentation from the applicant describing the overall changes to the site plan, building 
elevations, site amenities, and landscaping.  After discussions, the PC believed that the 
amendments proposed altered the original site and building designs requiring a review 
by the AAC.  Specific comments were: 
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1. Add community garden. 
2. Size swimming pool to accommodate the number of residents. 
3. Project overparked, could remove 10 to 12 spaces. 
4. Building elevations have changed. 
5. Provide detail of carport design, height, layout. 
6. Parking lot design and distance to entrances. 
7. Add shade trees along pedestrian paths. 
8. Add required four (4’)  tall wall or berm along Hermosa Drive to screen parking. 

 
At the time of Planning Commission review proper drawings showing the previously 
approved versus the proposed apartment complex were not provided and it was difficult 
for the PC to compare.  The applicant has resubmitted exhibits that clearly show the 
differences in building elevations, site and landscape plans in a side by side 
comparison.  These plans are attached as exhibits.  
 
BACKGROUND INFORMATION: 
 

Details of Application Request 
Site Area 

Site 9.94-acres 
8.75-acres after street dedications 

 
General Plan, Zoning and Land Uses of Site & Surrounding Areas 

 Existing General Plan 
Designations (Section 14) 

Existing Zoning Designation 
(Section 14) 

Existing Land Use 

Site REO 
(Retail/Entertainment/Office) 

TRC 
(Tourist/Resort/Commercial) 

Vacant 

North RA (Resort Attraction) TRC 
(Tourist/Resort/Commercial) 

Vacant 

South REO 
(Retail/Entertainment/Office) 

TRC 
(Tourist/Resort/Commercial) 

Office 

East RA (Resort Attraction) TRC 
(Tourist/Resort/Commercial) 

Hotel 

West REO 
(Retail/Entertainment/Office) 

TRC 
(Tourist/Resort/Commercial) 

Vacant 

 
Permitted Density Site Area Units Allowed Units Proposed Compliance 
15.1 to 30 per acre 8.75 Acres 262 Units 122 Units Y  
 
AMENDMENT REQUEST: 
 
Justification:  
The applicant submitted a letter requesting the amendment to convert the project from 
105 condominiums to 122 apartments units.  The increase in the number of units can be 
attributed to the under structured parking on the ground floor being moved to a surface 
lot and reconfiguration of the unit types including relocating some amenities from the 
two upper floors to the first floor.  The property owner also states that due to current 

I 
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economic conditions the modification is being requested due to costs to develop the 
project and difficulties in financing condominiums. 
 
History: 
The original Living Out project approved in 2019 is an entitled mixed-use development 
consisting of a 3-story adult living condominium community with amenities that include 
dining, meeting rooms, fitness center, dog park, extensive outdoor recreation facilities 
and structured parking.  The complex also includes a retail building for pet related 
services which will remain unchanged.  The plan also approved a Tentative Tract Map 
to subdivide the lot into four (4) parcels. 
 
Modified Development Proposal: 
The proposal is to convert the approved 105-unit condominiums into 122 rental 
apartments for an active adult living community.  The building size will be 204,311-
square feet in 3-stories with an amenity package including a dog park, swimming pool, 
hot tubs, extensive gardens, and walking paths.  Proposed units are to be fifty-three 
(53) one-bedroom units and sixty-nine (69) two-bedroom units with dens ranging in size 
from 1,100-square feet to 1,800-square feet.  The increase in the number of units can 
be attributed to the under structure parking on the ground floor being moved to a 
surface lot and a reconfiguration of the unit types within the building, including relocating 
some amenities from the two upper floors to the first floor.  The building’s three wing 
shape is to remain with the same exterior materials.   Specific changes to the approved 
plan include the following: 
 

• The apartment building is smaller in over all size from the original which was 
231,894-square feet and the revised to be 204,311-square feet. 

• The revised project has rotated the building slightly allowing for greater setbacks 
along both East Tahquitz Canyon Drive and North Hermosa Drive. 

• One (1) pool has been removed on the west side of complex. 
• Parking has been moved from the ground floor of the structure to a surface 

parking lot. 
• Carports to be added to parking lot. 
• Building height has been reduced. 

 
Below are two tables comparing the approved project versus proposed amendment and 
a separate table for off-street parking. 
 

Comparison of Approved Building and Amendment 
 Approved Amendment Comply with Code 

Building Size 231,894-sq ft 204,311-sq ft Yes 
Height 34’ feet top of roof 31’-6” feet top of roof Yes 

Setbacks 30’ feet from 
Tahquitz Canyon 
 
30’ feet from 
Hermosa Drive 
26’-6” from north  
property line 

81’ feet from Tahquitz 
Canyon 
 
50’ feet from  
Hermosa Drive 
26’-6” from north  
property line 

Yes 
 
 

Yes 
 
 

Yes 






















































