PLANNING COMMISSION
CITY OF PALM SPRINGS, CALIFORNIA
Council Chamber, 3200 East Tahquitz Canyon Way, Palm Springs, California
www.palmspringsca.gov

SPECIAL MEETING AGENDA

Wednesday
October 3, 2018

12:00 PM Regular Meeting

Kathy Weremiuk, Chair
Lyndon Calerdine, Vice Chair
Doug Donenfeld
Michael Hirschbein
Doug Hudson
Peter Moruzzi
Dennis Woods
Staff Liaisons:
Flinn Fagg, AICP, Director of Planning Services
William Priest, Attorney
Terri Hintz, Planning Administrative Coordinator
David Newell, Associate Planner
Pursuant to the Government Code Section 54957.5(b)(2) the designated office for inspection of public records in connection with
the meeting is the Office of the City Clerk, City Hall, 3200 E. Tahquitz Canyon Way. Complete Agenda Packets are available for
public inspection at: City Hall, Office of the City Clerk. Agenda and staff reports are available on the City’s website:
www.palmspringsca.gov. If you would like additional information on any item appearing on this agenda, please contact the
Planning Department at (760) 323-8245.
It is the intention of the City of Palm Springs to comply with the Americans with Disabilities Act (ADA) in all respects. If, as an
attendee or a participant at this meeting, or in meetings on a regular basis, you will need special assistance beyond what is
normally provided, the City will attempt to accommodate you in every reasonable manner. Please contact the Planning
Department, (760) 323-8245, at least 48 hours prior to the meeting, to inform us of your particular needs and to determine if
accommodation is feasible.
Planning Commission regular meetings are webcast live on the City's website: www.palmspringsca.gov and PSCTV Channel 17.
Meetings are re-broadcast (following the meeting) on Wednesday at 1:30 pm and Sunday at 1:30 pm.

CALL TO ORDER:
ROLL CALL:
REPORT OF POSTING OF AGENDA: Agenda available for public access at the City Hall exterior
bulletin board (west side of Council Chamber) and the Planning Services counter by 6:00 pm on
Thursday, September 27, 2018.
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ACCEPTANCE OF THE AGENDA: The Planning Commission will discuss the order of the agenda,
may amend the order, note abstentions and request Consent Calendar items be removed from the
consent calendar for discussion.
PUBLIC COMMENT: This time has been set aside for members of the public to address the Planning
Commission on Consent Calendar and other agenda items; and items of general interest within the
subject matter jurisdiction of the Commission. Please note that the Planning Commission is prohibited
from taking action on items not listed on the posted agenda. Three (3) minutes is allowed for each
speaker. Testimony for Public Hearings maybe offered at this time or at the time of the
hearing. MEMBERS OF THE PUBLIC WHO WOULD LIKE TO COMMENT ON ITEMS #1A AND
#3A ARE DIRECTED TO COMMENT UNDER THIS PORTION OF THE AGENDA.
1.

CONSENT CALENDAR:
The following routine matters may be acted upon by one motion. Individual items may be
removed by the Commission for separate discussion at this time.
A.

APPROVAL OF MINUTES: JULY 25, 2018 STUDY SESSION
RECOMMENDATION:
Approval.

EXCLUDED CONSENT CALENDAR: Items removed from the Consent Calendar for separate
discussion are considered at this time.
2.

PUBLIC HEARINGS:
A.

CITY OF PALM SPRINGS FOR A ZONE TEXT AMENDMENT TO ESTABLISH A CITYWIDE
ORDINANCE FOR THE REDEVELOPMENT OF GOLF COURSES (CASE NO. 5.1444 ZTA).
(DN) (CONTINUED FROM THE SEPTEMBER 12, 2018 MEETING)
RECOMMENDATION:
Recommend approval to the City Council.

B.

CITY OF PALM SPRINGS FOR A ZONE TEXT AMENDMENT TO ESTABLISH A CITYWIDE
ORDINANCE FOR THE TRANSFER OF DEVELOPMENT RIGHTS (CASE 5.1450 ZTA). (DN)
RECOMMENDATION:
Recommend approval to City Council.

C.

CITY OF PALM SPRINGS FOR A ZONE TEXT AMENDMENT TO THE PALM SPRINGS
ZONING CODE (PSZC) RELATING TO MODIFICATIONS TO THE PLANNED
DEVELOPMENT DISTRICT (PDD) ORDINANCE (CASE 5.1439 ZTA). (FF)
RECOMMENDATION:
Recommend approval to City Council.

3.

DISCUSSION ITEM:
A.

DISCUSSION OF PROPOSED SMALL-LOT RESIDENTIAL ZONE (R-1-E) DEVELOPMENT
STANDARDS (CASE 5.1398 ZTA). (FF)
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PLANNING COMMISSION REPORTS, REQUESTS AND COMMENTS: Brief general comments
and/or other issues of concern from members of the Planning Commission.
CITY COUNCIL LIAISON REPORT:
PLANNING DIRECTOR’S REPORT: Update the Planning Commission on important items.
ADJOURNMENT: The Planning Commission will adjourn to 1:30 pm, Wednesday, October 10, 2018,
City Hall, Council Chamber, 3200 E. Tahquitz Canyon Way, Palm Springs, California.

Planning Commission Regular
Meeting Date: 10/03/2018

1.A.

Subject
APPROVAL OF MINUTES: JULY 25, 2018 STUDY SESSION

Attachments
1A- draft minutes

CITY OF PALM SPRINGS
Planning Commission Study Session Minutes
Wednesday, July 25, 2018
City Hall, Large Conference Room
3200 E. Tahquitz Canyon Way, Palm Springs, California

CALL TO ORDER:
Chair Weremiuk called the meeting to order at 10:03 a. m.

ROLL CALL:
Present:

Donenfeld, Hirschbein, Hudson, Moruzzi, Vice Chair Calerdine,
Chair Weremiuk

Excused:

Woods

Staff Present:

Planning Director Fagg, Assistant City Manager Fuller, Attorney
Priest, Associate Planner Newell

PUBLIC COMMENT:
ALBERT HOWELL, applicant, provided general details about the proposed project and
the density of the project.
JANE GARRISON, stated that she is glad the hotel is no longer part of the project;
noting that the owner knew the property was open space when he purchased it. She
does not support the extension of Mesquite Avenue and suggested that half of the site
should be open space and an EIR should be required.
TANYA MALELL, expressed concern about Mesquite Avenue becoming a thoroughfare,
the restriping of the street has helped, but the project will add more than 900 additional
cars per day. She stated that people come to Palm Springs to enjoy open space, and
that her property values will be damaged by the project.
GREG VARRA, spoke in opposition of the project. He said that an EIR was needed to
assess the impact on wildlife and traffic impacts; he requests that the City Council
impose a moratorium.
CAROLYN LUMBER, stated that her concern was about the loss of open space; once
it's gone it's gone forever.
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MICHELE JOHNSON spoke in opposition of the in-lieu open space on the outskirts of
town. She said that open space is needed to preserve as a nature area, and Mesquite
Avenue should not be extended.
DAVID HYAMS, said he concurs with a moratorium, the in-lieu concept is ridiculous,
and that you can’t relocate nature.
DISCUSSION ITEM:
1.

BEL AIR GREENS GOLF COURSE REDEVELOPMENT - PRE-APPLICATION
18-001 (DN)

Associate Planner Newell provided a staff report and overview of the project.
The Commission asked general questions about the 100-year floodplain, the
boundaries of the floodway; and about the applicant’s proposal to modify the floodway
boundary. They also requested information on the studies that had been received to
date, and questioned if the applicant had submitted a revised floodplain analysis.
Chair Weremiuk requested that staff address the extension of Mesquite, provide details
on the changes to the floodway, and the legal issues relative to the inconsistency
between the General Plan and the zoning.
Marcus Fuller, Assistant City Manager, provided details on the street section for the
extension of Mesquite, and noted that driveways for the new residences would neither
be prohibited nor encouraged on Mesquite Avenue.
Commissioner Hirschbein requested details on the redistribution of traffic if Mesquite
were to be extended.
Commissioner Hudson questioned if the City could be proactive in authorizing traffic
studies for the extension of Mesquite. He would like to see an update to the traffic study
that was conducted for the 2007 General Plan update.
Vice Chair Calerdine said he'd like to see alternatives to narrow the Mesquite Avenue
right-of-way and the street off-set for traffic-calming purposes.
Commissioner Moruzzi verified that Mesquite Avenue will still remain off-set at El Cielo.
Mr. Fuller responded that the City could consider alternate alignments for Mesquite
Avenue if supported by traffic studies. He discussed the FEMA floodplain map; and
noted that the proposed development plan may require the floodway to be channelized.
Chair Weremiuk questioned if flooding at north and south of the project would be
addressed and controlled as part of the development. She asked if endangered species
would be impacted by any floodway improvements.
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Mr. Fuller responded that the applicant would be required to show that the project would
not be impacting the floodplain depth.
Vice Chair Calerdine asked if the City has documented flooding on adjacent streets and
if the floodway improvements would require channelization.
Commissioner Donenfeld questioned the review process for floodway changes, and
which agencies would review the plans prior to construction- (Riverside County Flood
Control and FEMA would review the proposed changes).
Chair Weremiuk questioned if the Commission is obligated to approve a General Plan
Amendment (GPA) for the site.
Mr. Priest responded that a GPA application is legislative and discretionary; and that the
application would be necessary to develop residential uses on the site. He also stated
that a Change of Zone application to R-1-D is a discretionary action.
Commissioner Moruzzi questioned if the conflict issue between the General Plan
designation and zoning would need to be resolved.
Commissioner Donenfeld verified that the applications could be filed concurrently.
Vice Chair Calerdine confirmed the size of the lots to the south of the site; and
questioned if R-1-D would be more dense that R-1-C. He also questioned if the CV Link
alignment would impact the site design.
Chair Weremiuk asked if the proposed lots on the south side of the development would
align with the existing lots to the south- (the applicant indicated that they would not align
directly); and if there is a landscape buffer proposed between the new development and
the existing residential development. (The applicant responded that there is no
landscape buffer but there would be an additional setback.)
ALBERT HOWELL, applicant, provided an overview of the project. He indicated that he
had received an email from neighbors about their support of the project and discussed
general flooding issues. He clarified that when the property was purchased in 2006, the
General Plan designation was L-4 (low-density residential).
MARVIN ROOS, on behalf of the applicant, provided a history of the zoning and
entitlements for the site.
The Commission had general questions for the applicant, including the following:
• Could the Mesquite Avenue street section be reduced?
• How will CV Link and the horse trail be accommodated?
• How can the retention space shown on the site plan be used by residents?
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Will there be a wall or landscape buffer along El Cielo? (The lots will have
additional depth.)
Will there be a grade change between the development site and the existing
residential properties to the south? (The properties to the south are higher.)
Albert Howell indicated that he wasn't aware of the 2007 change in the General
Plan land use designation for the site.
Was the applicant aware of the current General Plan designation when you
became involved with the development? (The owners who are still involved were
aware of the GPA Amendment and did not formally object.)
Is it the intention to obtain the entitlements and then sell the project to a
developer? (Yes)
What will be the boundaries of the new floodway?
Will all proposed homes be out of the floodplain? (Yes, two feet of fill will be
added to the site.)
Will the floodway be channelized? (Yes – with concrete or rip-rap.)
Is it possible to retain 50% of the site as open space? (It isn’t feasible to provide
50% open space.)
The applicant indicated that they had not investigated clustering because the
adjacent residents would be upset with greater density.

Following questions of the applicant, the Commission made general comments about
the project as proposed.
Commissioner Hudson stated that the applicant should explore an alternative strategy
for the housing to allow for open space, and that the open space should be situated
adjacent to the floodway. He also opined that Mesquite Avenue should not be extended
as an automobile thoroughfare to El Cielo, but the CV Link pathway should extend
through.
Commissioner Hirschbein agreed that an alternate strategy for the housing should be
considered to increase open space, such as attached units. He noted that the proposed
through-parcels are an inefficient design, and is uncertain whether Mesquite Avenue
should be extended to El Cielo.
Commissioner Donenfeld said that they are dealing with an area that has been open
space and they must be sensitive to environmental issues. He also said that the site
plan could be more creative in terms of locating density, greenways and view corridors.
Vice Chair Calerdine expressed interest in seeing alternatives in a potential EIR. He
encouraged the applicant to explore the design of the floodway channel so that it is
more natural in appearance. He said that an EIR should address a different route for
Mesquite Avenue and review impacts for through traffic. He also stated that if a
General Plan application is filed, the applicant needs to look at the City’s affordable
housing goals with the possibility of providing moderate income housing and higher
density in a concentrated location on the site, potentially at the northeasterly area.
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Chair Weremiuk stated that she is generally in favor of a grid pattern of streets, and that
an alternate plan may be needed to discourage through-traffic. She requested that the
applicant look at the design of the floodway and encouraged consistency between the
upstream and downstream channels. She said that she is unsympathetic to owners
who don’t pay attention to General Plan land use designations and requested additional
information on the legal issues surrounding the conflict between the zoning and the
General Plan. Ms. Weremiuk said that the preservation of open space is very important
and would like to see a plan with more clustering and open space. She expressed
concern about the trail alignment and is interested in seeing buffers between the
existing homes and the new development. She also requested more information on the
impacts of flooding in the area, and stated that the proposed street pattern within the
development is inefficient.

ADJOURNMENT:
There being no further comments, Chair Weremiuk adjourned the Study Session at
12:16 pm to the regular meeting at 1:30 pm, Wednesday, July 25, 2018, City Hall, Large
Conference Room.

__________________________
Flinn Fagg, AICP
Director of Planning Services
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2.A.

Subject
CITY OF PALM SPRINGS FOR A ZONE TEXT AMENDMENT TO ESTABLISH A CITYWIDE
ORDINANCE FOR THE REDEVELOPMENT OF GOLF COURSES (CASE NO. 5.1444 ZTA). (DN)
( CONTINUED FROM THE SEPTEMBER 12, 2018 MEETING)

Attachments
2A- Golf Course Ordinance

CITY OF PALM SPRINGS
DEPARTMENT OF PLANNING SERVICES

MEMORANDUM
Date:

October 3, 2018

To:

Planning Commission

From:

Department of Planning Services_;pJ·

Subject:

Agenda Item #2A
Case 5.1444 ZTA - 93.23.17 Conversion of Golf Courses

On September 12, 2018, the Planning Commission continued the subject Case without holding
a hearing or discussion in order to allow additional time for the preparation of a transfer of
development rights (TOR) ordinance. The TOR ordinance provides a process to transfer
density for golf course property, as required by the General Plan (Policy LU 2.2), and will be
considered as a separate item on the Commission's agenda today.
The Golf Course Conversion ordinance includes changes described in the attached 9/12
Planning Commission Memorandum, as well as references to reflect the TOR ordinance
requirements. A density transfer will be processed through a Conditional Use Permit, which is
included in the paragraphs (8)(1 )(b)(iii) and (0)(1 )(b) of the Golf Course Conversion ordinance.

Attachments:
1. Draft Ordinance (clean copy)
2. Draft Ordinance (redlined copy of 6/27/18 version)
3. 9/12/18 PC Memorandum
4. 6/27/18 PC Staff Report
5. Public Comment Letters (received since 6/27/18 meeting)

10/03/2018

93.23.17 - Conversion of Golf Courses
A. Purpose and Intent. The purpose of this ordinance is to assess and mitigate the
impact of a golf course conversion on real property by establishing appropriate
procedures, by requiring outreach with residents, property owners and community
members and by establishing specific development standards to ensure
compatibility with the existing land uses. The ordinance seeks to protect the public
health, safety and welfare through the following:
1. Maintain open space. Recognizing there may be certain loses of open space
with any conversion, this ordinance is intended to maintain usable and passive
open spaces in perpetuity. These spaces provide benefits to nearby residents
impacted by such conversions as well as the community at large.
2. View preservation and access. This ordinance is intended to preserve open
space views from public roads and residential property surrounding golf course
property, while allowing public access to open space land to the maximum
extent possible under law.
3. Neighbor outreach. The intent is to require extensive communication between
the applicant and nearby residents, property owners and interested community
members (collectively, “community members”) on the proposed conversion. In
particular, the ordinance is designed to address the conversion of golf courses
surrounded, in whole or in part, by existing residential uses or lands zoned
residential.
4. Public scoping process. The ordinance requires a two-step application process
with the intent of resolving conflicts, addressing neighbor concerns and
exploring project alternatives during the early stages of a proposed conversion.
To that end, this ordinance requires an applicant to complete an intent to
convert/scoping application process followed with the formal conversion
application process for the applicable development entitlements to convert a
golf course (see “conversion application” below).
5. Development standards. It is the intent of the specific development standards
contained herein to encourage the applicant to propose a conversion project
with land uses and amenities that are compatible and complementary to
existing neighborhoods. Further, the applicant is encouraged to incorporate
reasonable input provided by nearby residents, property owners and community
members into the development proposal.
B. Applicability.
1. The following zoning actions and General Plan Amendments, hereafter
collectively referred to as "conversion applications," shall be subject to this
section. A conversion application shall be required when an applicant seeks to
change a constructed golf course to a non-golf course use.
a. General Plan Amendments. This section applies to a golf course constructed
in any general plan designation where the proposed non-golf course use is
not permitted by the Land Use Element. Amendments to the General Plan
shall be subject to requirements and procedures described in the General
Plan and California Government Code Sections 65300 et. seq.

PS Golf Course Conversion Ordinance ‐‐ Draft

10/03/2018

b. Zoning actions. This section applies to a golf course constructed in any
zoning district where the proposed non-golf course use is not permitted,
accessory, or conditional in the zoning district or tract for which an
entitlement is sought.
i. Specific Plan. A specific plan shall be prepared and adopted for the entire
golf course site to provide a comprehensive land use plan complying with
the goals and policies of the general plan and the requirements of this
ordinance. A specific plan is required to address the unique characteristics
and qualities of a project site. The specific plan may refer to and
incorporate uses and standards outlined in the zones established by the
zoning code, such as the R-1, R-2 or R-3 zoning districts.
ii. Development Agreement. In addition to a specific plan, a development
agreement shall be prepared for a conversion that requires a transfer of
development rights (density transfer). The development agreement shall
specify the development rights transaction consisting of either in-kind
replacement of such open space elsewhere in the City, payment of in-lieu
fees, or replacement of converted open space through the use of density
transfer, in accordance with General Plan policies and any applicable city
ordinances. The development agreement shall be prepared in accordance
with the requirements and procedures set forth in this section and Zoning
Code section 94.08.00.
iii. Conditional Use Permit. If a density transfer is proposed, a Conditional
Use Permit shall be submitted and processed in accordance with Section
93.23.18 of the Zoning Code.
2. Notwithstanding the applicability of Section 93.23.17(B)(1) of the Zoning Code,
the City is not precluded from enforcing local codes requiring regular
maintenance of a golf course, including the issuance of warnings, citations, etc.
The golf course property owner(s) shall continue to maintain golf course property
in accordance with Section 93.19.00 of the Zoning Code.
C. Intent to convert application procedures.
1. Intent to convert application. The applicant shall submit an "Intent to Convert"
application to the City prior to submitting a formal conversion application. The
Director of Planning Services shall establish the procedure and application
submittal requirements, including but not limited to:
a. A title report that identifies the current owner of the property and all
encumbrances, including covenants, leases, easements, rights to purchase
and any other legally binding instrument, against the property;
b. A property owner statement shall be submitted that expressly identifies any
and all master leases, recreational leases, private use restrictions, covenants
and open space easements that may impact and/or are within the chain of
title to any portion of the golf course property (hereinafter, collectively referred
to as the “Existing Agreements”). To the extent there are any Existing
Agreements, the applicant shall attach such Existing Agreements to the Intent
to Convert application and shall further identify whether or not the Existing
Agreements impact any maintenance obligations and/or use of the golf
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course property. The applicant will further identify whether or not they are in
default of any Existing Agreements (such as failure to maintain the golf
course property) as well as the names, addresses, telephone number and
contact persons of any and all parties (other than the applicant) to such
Existing Agreements;
c. The Developer's Alternatives Statement, as provided for in paragraph (C)(2)
below;
d. A statement describing the methods to be used to engage community
members at the Neighbor Outreach Meetings, as provided for in paragraph
(C)(3) below;
e. Within 15 days after submitting the Intent to Convert Application, the applicant
shall post on-site signage to inform the public that an Intent to Convert
application has been submitted to the City. The applicant shall install one 3foot by 4-foot sign per street frontage and an additional sign every 300 lineal
feet along such streets to the satisfaction of the Director of Planning Services.
The sign design shall be similar to the signage required in Section
94.09.00(F) of the Zoning Code, with project information, developer and city
contact information and other criteria, as specified by the Director of Planning
Services;
f. A fee shall be paid in such amount as has been prescribed by resolution of
the city council for the purpose of defraying the City’s costs of processing the
application; and
g. Environmental Constraints. The applicant shall provide preliminary analyses
and environmental studies that identify and evaluate environmental
constraints on the project site. At a minimum, the submittal shall contain
preliminary environmental analyses that address the following criteria:
i. Biological resources (potentially affected wetlands or waterways,
potentially affected endangered/threatened species, wildlife migration);
ii. Cultural resources (prehistoric and/or historic resources/structures);
iii. Floodwaters (creeks, washes and/or water channels that cross the site,
100-year floodplains, delineation of federal and state waters, etc.);
iv. Geotechnical (earthquake faults, landslides, liquefaction);
v. Hazardous materials on site or proposed to be used in construction on
site;
vi. Required permits and permitting agencies for the project (including
compliance with the National Environmental Policy Act (NEPA), if
required); and
vii. Water quality (surface and groundwater usage/depletion, Regional Water
Quality Control Board or other agency compliance).
h. The owner shall attest that there are no active or outstanding code
enforcement activities on the golf course.
2. Developer's Alternatives Statement.
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The purpose of the Developer's Alternatives Statement (Alternatives Statement)
is to serve as a tool to inform community members and the City about the
applicant's development options and intentions. It is intended to encourage
communication and cooperation between the applicant, community members,
and the City. The Alternatives Statement shall be prepared by the applicant and
shall clearly identify the goals and objectives for the conversion project. The
Alternatives Statement shall address, at a minimum, the four alternatives noted
below. Each alternative shall be accompanied with an economic analysis that
details its viability. The alternatives are not intended to be mutually exclusive;
the conceptual development plan described below may incorporate one or more
of the alternatives in the conversion project.
a. No conversion: The applicant shall examine opportunities to retain all or part
of the golf course. The following considerations are to be assessed:
i. Whether any of the existing property owners' association(s) with an
Existing Agreement and/or which owns or manages any residential unit or
common area within 500-feet of the golf course property, are willing and
able to purchase all or part of the golf course; and
ii. Whether any of the existing property owners' association(s) and/or any
new association with an Existing Agreement and/or which owns or
manages any residential unit or common area within 500-feet of the golf
course property, can coordinate joint control for all or part of the golf
course.
iii. The economic feasibility of continuing to operate the golf course.
b. Partial conversion: The applicant shall prepare a conceptual development
plan where a nine-hole and/or par three course is part of the project and
provide a narrative that describes the operational aspects of the course and
its compatibility with existing and proposed uses, and the economic feasibility
of partial conversion.
c. Donation or purchase: The applicant shall coordinate with the City, local land
conservancy agencies and abutting homeowners or homeowner’s
associations to determine if there is interest on the applicant’s part to donate
or sell, and the city’s, land conservancy’s, and/or homeowner’s associations’
part to accept a donation or purchase ownership, or maintain a portion or all
of the property for a public or private use, such as a public or private park,
open space, civic use, or other facility. This section shall not require the City,
land conservancy or homeowner’s association to purchase or accept a
donation of any lands, nor shall this require the property owner to donate or
sell any land.
d. Full conversion development plan: The applicant shall prepare one or more
proposed conceptual development plans, consistent with the development
standards established in section 93.23.17(F) of the Zoning Code, depicting
the proposed conversion. The applicant shall share the conceptual
development plan with the neighboring residents at the Outreach Meetings as
described in paragraph (C)(3) below. The conceptual development plan shall
depict the retained and proposed land uses, including residential, nonPage 4 of 10
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residential, and preserve areas; existing and proposed roadway and
pedestrian systems; existing and proposed trees and landscaping, including
the study and preservation of specimen trees; and the proposed location for
the desert greenway, including any passive recreational uses. The narrative
shall identify the intensity of the proposed land uses; how the proposed
conversion is compatible with the existing surrounding land uses and any
methods to provide benefits or mitigate impacts to the community members. It
shall also identify any proposed deviations from the General Plan or Zoning
Code. Visual exhibits to describe the conceptual development plan and
amenities, including the desert greenway, shall also be provided.
3. Neighbor outreach meetings.
The Neighbor Outreach Meetings (Outreach Meetings) are intended to engage
the residents, property owners and interested community members, early in the
conversion project and inform the applicant as to what these parties find
important in the neighborhood, what they consider compatible with the
neighborhood, and what types of land uses they would support to be added to
the neighborhood. An assigned City planner shall attend the Outreach Meetings
and observe the process. The following is required of the applicant:
a. The applicant shall conduct a minimum of two in-person Outreach Meetings in
accordance with the procedures outlined by the Director of Planning Services.
Notification of these meetings shall be provided to surrounding residents
(including renters/occupants and property owners) and community
associations that are located within 500-feet of any boundary of the subject
golf course. When a portion of a community association is within 500-feet of a
boundary, the notice shall be provided to all residents and property owners
within the association. Notification of these meetings shall also be provided to
all Neighborhood Organizations through the Office of Neighborhood
Involvement. Additionally, the applicant shall host a website that provides
information on Outreach Meetings and conceptual plans at any time there is
an Intent to Convert application submitted to the City. The website address
shall be incorporated in the mailings notifying the residents, community
members and Neighborhood Organizations of the in-person Outreach
Meetings. All costs of the Outreach Meetings shall be borne exclusively by
the applicant.
b. At the Outreach Meetings, the applicant shall, in good faith, provide
information to the residents, property owners and community members about
the purpose of the meeting, including a presentation on the goals and
objectives of the conversion project, the conceptual development plan, the
desert greenway concept, and the measures taken to ensure compatibility
with the existing surrounding neighborhood.
c. Outreach Meetings report for conversion applications. After completing both
Outreach Meetings the applicant shall prepare an Outreach Meetings report.
The report shall include a list of attendees, a description of the public
outreach methods used, results from outreach methods, and copies of the
materials used during the Outreach Meetings. The applicant shall also include
a point-counterpoint list, identifying input from the community members and
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how and why it was or was not incorporated in the conversion application.
The report shall be organized such that the issues and ideas provided by the
community members are clearly labeled by the applicant in the list and the
conversion application.
d. In addition to the above outreach requirements, the applicant shall, at the
request of the City, hold additional meetings after the formal conversion
application(s) is submitted.
4. Planning Commission Scoping Meeting.
Once the requirements of Sections (C)(1) through (C)(3) have been completed
as determined by staff, the Planning Commission shall review the Intent to
Convert application materials at a study session. The Commission may provide
comments to the applicant, but shall not take any action on the Intent to Convert
application, nor shall it preliminarily indicate approval, conditional approval or
disapproval of the proposed project at this stage.
D. Formal conversion application procedures.
1. Application. An applicant shall not submit a conversion application (e.g. specific
plan, development agreement, General Plan Amendment) until the Intent to
Convert process outlined in subsection (C) is deemed complete. An Intent to
Convert application may not be deemed completed unless and until all
outstanding issues relating to any Existing Agreements have been resolved
between/among the parties to such Existing Agreements. Thereafter, the
applicant may proceed by submitting a formal conversion application with the
City as follows:
a. General Plan Amendments. For projects subject to 93.23.17 B.1.b., the
applicant shall file a General Plan Amendment application.
b. Other actions. For projects subject to 93.23.17 B.1.a., the applicant shall file a
specific plan application and an application(s) for applicable entitlement(s).
The specific plan shall include text and diagrams specifying (1) the
distribution, location, and extent of uses of land, including open space, (2)
standards by which development will proceed, (3) location of public and
private improvements, (4) design guidelines, and (5) other criteria specific in
Government Code Section 65451. In addition, the applicant shall file an
application for a development agreement for a density transfer, in-kind
replacement of open space or payment of in-lieu fees, as required by Policy
LU 2.2 of the General Plan, and a Conditional Use Permit for a transfer of
development right. Deviations from Zoning Code section 93.23.17 shall be
prohibited; further, proposed deviations from the other sections of the Zoning
Code shall be described in these applications when proposing development
that deviates from the City’s zoning districts.
c. Environmental documentation. The project will require environmental analysis
and documentation, in accordance with the California Environmental Quality
Act (CEQA). The City shall be the lead agency for the CEQA document and
shall direct its preparation, as permitted under state law. The type of
environmental document will be determined to be consistent with Section
15064 of the CEQA Guidelines. Environmental analysis for any federal
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approvals that require review under the National Environmental Policy Act
(NEPA) should be coordinated with the federal agency with jurisdiction.
d. Fees. When the conversion application is filed, a fee shall be paid in such
amount as has been prescribed by resolution of the city council for the
purpose of defraying the City’s costs of processing the application. The
applicant shall be responsible for paying fees associated with the review of
the application, including but not limited to costs for third party consultants,
staff and the city attorney’s office.
2. Staff Investigation. After the application is deemed complete, staff shall make an
investigation of the facts bearing on the case to provide the information
necessary for action consistent with this ordinance and shall report the findings to
the Planning Commission and City Council. Staff shall provide an analysis of the
Guidelines as provided in subsection (E) below and any other findings applicable
to the development entitlements being sought by the applicant.
3. Planning Commission.
a. Public hearing. The Planning Commission shall hold a public hearing in the
manner provided for in Section 94.09.00.
b. Review and recommendation. After holding a public hearing and deliberating
the facts of the conversion application, the Commission shall make a
recommendation to the City Council, including conformity recommendations
related to findings of related project development entitlements, if applicable.
In the event the Commission is unable to make a favorable recommendation
and denies the conversation application, the applicant may appeal the
decision to the City Council in accordance with the procedures of Section
2.05 of the Palm Springs Municipal Code.
4. City Council.
a. Public hearing. The City Council shall hold a public hearing in the manner
provided for in Section 94.09.00.
b. Review and decision. After holding a public hearing, considering the Planning
Commission’s recommendations and deliberating the facts of the
applications, the City Council may approve or deny the conversion
application.
E. Compatibility review guidelines.
The staff report shall evaluate, and the Planning Commission and City Council shall
make written findings on each of the following:
1. Whether the applicant has met the requirements established in this section and
development standards in the Zoning Code. In particular, that the proposed
design and use(s) of the open space and desert greenway, as applicable, meet
the standards as described in paragraph (F)(3) and the minimum fifty percent
(50%) open space described in paragraph (F)(5) below.
2. Whether the Outreach Meetings report and point-counterpoint list described
above reasonably reflect the discussions that took place at the Outreach
Meetings.
3. Whether the applicant incorporated reasonable input provided by the
community members to address impacts of the golf course conversion on
community members’ real property.
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4. Whether the applicant provided an explanation as to why input from the
community members was not incorporated into the conceptual development
plan.
5.

Whether the applicant appropriately demonstrated opportunities and constraints
of an existing site and economic viability of the chosen proposal.
6. Whether the applicant complies with other required findings for the requested
development entitlements.
7. Whether there are any Existing Agreements that would prevent the application
from moving forward.
8. Whether there are significant environmental impacts that cannot be mitigated
with the proposed project.
9. Whether the proposed development adequately provides for the maintenance of
the open space and desert greenway, flood zones, and washes.
10. Whether the applicant has demonstrated good faith in the maintenance of the
property since acquisition by not allowing the property to deteriorate, or
otherwise violated applicable State and local maintenance codes.
11. Whether the proposed development is compatible with the existing adjacent
residential development.
12. Whether the proposed development is adequately set back from the existing
residential development, or is buffered by desert greenway.
F. Development standards.
The following are additional minimum design standards for General Plan
Amendments and/or other zoning actions that propose to convert a golf course.
1. Previously approved open space. Golf course acreages utilized to meet the
minimum open space requirements for a previously approved project shall be
retained as open space and shall not be included in open space calculations for
any subsequent conversion projects.
2. Design Guidelines. In addition to the requirements of Government Code Section
65451, a specific plan shall include design guidelines that specify the form and
type of design intended for the development.
3. Open space requirements. Minimum Required. At least half (50%) of any
conversion project shall remain as open space. The open space shall include
desert greenways (as required in paragraph F.4. below), landscape buffers,
water channels, waterways, and to the extent feasible artificial ponds, and will be
based on the project’s gross acreage. For the purposes of this section, open
space does not include:
a. Streets (pavement and curbs),
b. Driveways,
c. Private residential yards for single family homes,
d. Setbacks for all new uses (R-1, R-2, R-3, R-4, commercial and hotel zones),
e. Public and private open space required for new R-1, R-2, R-3, R-4,
commercial and hotel uses, including but not limited to pool areas,
clubhouses, tennis courts, playgrounds, parks, etc. that are exclusive to those
uses.
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The open space shall be a separate parcel(s) from other parcels used for private
development.
4. Desert greenway. The purpose of the greenway is to retain an open space view
for community members, support active/passive recreational uses, preserve
specimen trees, and support existing wildlife habitat, to the maximum extent
possible. For the purposes of this section the desert greenway shall be identified
as a continuous strip of land set aside for passive recreational uses, such as:
open space, nature trails, parks, playgrounds, golf courses, disc golf courses,
exercise equipment, appropriate urban agriculture, landscape buffers and multiuse paths. The City Council may approve other passive recreational uses that
were considered by the Planning Commission. The desert greenway shall not
include required yards (setbacks) of any individual lots.
a. The desert greenway shall be contiguous to the existing residential properties
surrounding the golf course and generally located along the perimeter of the
proposed development. The Council may approve an alternative design that
was considered by the Planning Commission.
b. The greenway shall have a minimum average width of 100 feet, and a width
of no less that than 75 feet at any one location. The greenway shall span the
length of the property to the greatest extent possible.
c. Maintenance of the greenways, artificial ponds, flood channels and
floodways, shall be identified through the specific plan review process.
d. Existing trees and understory (shrubs and groundcover) shall be preserved
and maintained to the greatest extent possible within the desert greenway.
The site plan shall identify all existing trees, identify those trees that will be
kept in current locations, those that will be transplanted to the desert
greenway from other locations, and those that are proposed to be removed.
New trees shall also be identified on the site plan. Trees should be sited
along biking and walking paths in the desert greenways.
e. The proposed new plant materials within the desert greenway shall be
selected from the Lush and Efficient Landscape Guidelines, published by the
Coachella Valley Water District. The use of native plants is strongly
encouraged.
f. A portion of the greenway may provide stormwater management.
g. The applicant shall record a restrictive covenant in the County's official
records describing the use and maintenance of the greenway as described in
the zoning action. The covenant shall to the extent feasible contain a
provision that provides the public with a non-exclusive easement over the
paths, walkways and bike trails within the desert greenway. The greenway
shall retain its zoning designation as open space.
5. Building Setbacks.
a. Single Story Structures. All one-story non-golf course uses, except for the
Desert greenway, shall provide a minimum average 50-foot setback from the
property line of existing lands zoned residential or with residential uses,
however the setback shall be no less than 35 feet at any one location, except
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where a single fairway is lined with existing homes on both sides. In that
case, the setback requirement may be reduced on one side of the fairway by
City Council.
b. Multi-story Structures. All structures exceeding one-story within the project
area shall provide a minimum setback of 150 feet from the property line of
existing lands zoned residential or with residential uses. This setback may be
reduced to 100 feet if the area is buffered by a desert greenway.
c. The area between the structures and perimeter property line shall be
landscaped and maintained. If unobstructed by walls/fences and consistent
with Desert Greenways, this landscape buffer may be included in the open
space standards identified in paragraph F.3. above.
6. Stormwater management requirements. The applicant shall demonstrate that the
stormwater management for the surrounding uses will be maintained at an
equivalent or improved level of service. This shall be demonstrated by a pre
versus post development stormwater runoff analysis.
7. Floodplain review. In accordance with Riverside County Flood Control and
FEMA, the project shall address all issues related to floodplain
management. Any areas proposed for structures shall be outside the 100-year
floodplain after development. The post development condition shall not increase
flood risk for any existing structures.
8. All other development standards. The conversion of golf courses shall be
consistent with the development standards in the Zoning Code, as amended.
Building heights, open space and other development standards shall comply with
one or more of the zones listed in the Zoning Code. However, an alternative land
plan with site specific standards may be considered when vetted through the
process outlined in this ordinance, provided open space is preserved.
9. Existing roadways identified by the General Plan as Major or Secondary
Thoroughfares, if previously interrupted by the existing golf course, shall be
reconnected during the conversion process.
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93.23.17 - Conversion of Golf Courses
A. Purpose and Intent. The purpose of this ordinance is to assess and mitigate the
impact of a golf course conversion on real property by establishing appropriate
procedures, by requiring outreach with residents, property owners and community
members and by establishing specific development standards to ensure
compatibility with the existing land uses. The ordinance seeks to protect the public
health, safety and welfare through the following:
1. Maintain open space. Recognizing there may be certain loses of open space
with any conversion, this ordinance is intended to maintain usable and passive
open spaces in perpetuity. These spaces provide benefits to nearby residents
impacted by such conversions as well as the community at large.
2. 2.
View preservation and access. This ordinance is intended to preserve
open space views from public roads and residential property surrounding golf
course property, while allowing public access to open space land to the
maximum extent possible under law.
3. Neighbor outreach. The intent is to require extensive communication between
the applicant and nearby residents, property owners and interested community
members (collectively, “community members”) on the proposed conversion. In
particular, the ordinance is designed to address the conversion of golf courses
surrounded, in whole or in part, by existing residential uses or lands zoned
residential.
34. Public scoping process. The ordinance requires a two-step application process
with the intent of resolving conflicts, addressing neighbor concerns and
exploring project alternatives during the early stages of a proposed conversion.
To that end, this ordinance requires an applicant to complete an intent to
convert/scoping application process followed with the formal conversion
application process for the applicable development entitlements to convert a
golf course (see “conversion application” below).
45. Development standards. It is the intent of the specific development standards
contained herein to encourage the applicant to propose a conversion project
with land uses and amenities that are compatible and complementary to
existing neighborhoods. Further, the applicant is encouraged to incorporate
reasonable input provided by nearby residents, property owners and community
members into the development proposal.
B. Applicability.
1. The following zoning actions and General Plan Amendments, hereafter
collectively referred to as "conversion applications," shall be subject to this
section. A conversion application shall be required when an applicant seeks to
change a constructed golf course to a non-golf course use.
a. General Plan Amendments. This section applies to a golf course constructed
in any general plan designation where the proposed non-golf course use is
not permitted by the Land Use Element. Amendments to the General Plan
shall be subject to requirements and procedures described in the General
Plan and California Government Code Sections 65300 et. seq.
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b. Zoning actions. This section applies to a golf course constructed in any
zoning district where the proposed non-golf course use is not permitted,
accessory, or conditional in the zoning district or tract for which an
entitlement is sought.
i. Specific Plan. A specific plan shall be prepared and adopted for the entire
golf course site to provide a comprehensive land use plan complying with
the goals and policies of the general plan and the requirements of this
ordinance. A specific plan is required to address the unique characteristics
and qualities of a project site. The specific plan may refer to and
incorporate uses and standards outlined in the zones established by the
zoning code, such as the R-1, R-2 or R-3 zoning districts.
ii. Development Agreement. In addition to a specific plan, a development
agreement shall be prepared for a conversion that requires a transfer of
development rights (density transfer) as required by the policies and goals
of the general plan.). The development agreement shall specify the
development rights transaction consisting of either in-kind replacement of
such open space elsewhere in the City, payment of in-lieu fees, or
replacement of converted open space through the use of density transfer,
in accordance with General Plan policies and any applicable city
ordinances. The development agreement shall be prepared in accordance
with the requirements and procedures set forth in this section and Zoning
Code section 94.08.00.
iii. Conditional Use Permit. If a density transfer is proposed, a Conditional
Use Permit shall be submitted and processed in accordance with Section
93.23.18 of the Zoning Code.
2. Notwithstanding the applicability of Section 93.23.XX17(B)(1) of the Zoning
Code, the City is not precluded from enforcing local codes requiring regular
maintenance of a golf course, including the issuance of warnings, citations, etc.
The golf course property owner(s) shall continue to maintain golf course property
in accordance with Section 93.19.00 of the Zoning Code.
C. Intent to convert application procedures.
1. Intent to convert application. The applicant shall submit an "Intent to Convert"
application to the City prior to submitting a formal conversion application. The
Director of Planning Services shall establish the procedure and application
submittal requirements, including but not limited to:
a. A title report that identifies the current owner of the property and all
encumbrances, including covenants, leases, easements, rights to purchase
and any other legally binding instrument, against the property;
b. A property owner statement shall be submitted that expressly identifies any
and all master leases, recreational leases, private use restrictions, covenants
and open space easements that may impact and/or are within the chain of
title to any portion of the golf course property (hereinafter, collectively referred
to as the “Existing Agreements”). To the extent there are any Existing
Agreements, the applicant shall attach such Existing Agreements to the Intent
to Convert application and shall further identify whether or not the Existing
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Agreements impact any maintenance obligations and/or use of the golf
course property. The applicant will further identify whether or not they are in
default of any Existing Agreements (such as failure to maintain the golf
course property) as well as the names, addresses, telephone number and
contact persons of any and all parties (other than the applicant) to such
Existing Agreements;
c. The Developer's Alternatives Statement, as provided for in paragraph (C)(2)
below;
d. A statement describing the methods to be used to engage community
members at the Neighbor Outreach Meetings, as provided for in paragraph
(C)(3) below;
e. Within 15 days after submitting the Intent to Convert Application, the applicant
shall post on-site signage to inform the public that an Intent to Convert
application has been submitted to the City. The applicant shall install one 3foot by 4-foot sign per street frontage and an additional sign every 300 lineal
feet along such streets to the satisfaction of the Director of Planning Services.
The sign design shall be similar to the signage required in Section
94.09.00(F) of the Zoning Code, with project information, developer and city
contact information and other criteria, as specified by the Director of Planning
Services;
f. A fee shall be paid in such amount as has been prescribed by resolution of
the city council for the purpose of defraying the City’s costs of processing the
application; and
g. Environmental Constraints. The applicant shall provide preliminary analyses
and environmental studies that identify and evaluate environmental
constraints on the project site. At a minimum, the submittal shall contain
preliminary environmental analyses that address the following criteria:
i.

Biological resources (potentially affected wetlands or waterways,
potentially affected endangered/threatened species, wildlife migration);

ii. Cultural resources (prehistoric and/or historic resources/structures);
iii. Floodwaters (creeks, washes and/or water channels that cross the site,
100-year floodplains, etc.);delineation of federal and state waters, etc.);
iv. Geotechnical (earthquake faults, landslides, liquefaction);
v. Hazardous materials on site or proposed to be used in construction on
site;
vi. Required permits and permitting agencies for the project (including
compliance with the National Environmental Policy Act (NEPA), if
required); and
vii. Water quality (surface and groundwater usage/depletion, Regional Water
Quality Control Board or other agency compliance).
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h. The owner shall attest that there are no active or outstanding code
enforcement activities on the golf course.
2. Developer's Alternatives Statement.
The purpose of the Developer's Alternatives Statement (Alternatives Statement)
is to serve as a tool to inform community members and the City about the
applicant's development options and intentions. It is intended to encourage
communication and cooperation between the applicant, community members,
and the City. The Alternatives Statement shall be prepared by the applicant and
shall clearly identify the goals and objectives for the conversion project. The
Alternatives Statement shall address, at a minimum, the four alternatives noted
below. Each alternative shall be accompanied with an economic analysis that
details its viability. The alternatives are not intended to be mutually exclusive;
the conceptual development plan described below may incorporate one or more
of the alternatives in the conversion project.
a. No conversion: The applicant shall examine opportunities to retain all or part
of the golf course. The following considerations are to be assessed:
i. Whether any of the existing property owners' association(s) with an
Existing Agreement and/or which owns or manages any residential unit or
common area within 500-feet of the golf course property, are willing and
able to purchase all or part of the golf course; and
ii. Whether any of the existing property owners' association(s) and/or any
new association with an Existing Agreement and/or which owns or
manages any residential unit or common area within 500-feet of the golf
course property, can coordinate joint control for all or part of the golf
course.
iii. The economic feasibility of continuing to operate the golf course.
b. Partial conversion: The applicant shall prepare a conceptual development
plan where a nine-hole and/or par three course is part of the project and
provide a narrative that describes the operational aspects of the course and
its compatibility with existing and proposed uses, and the economic feasibility
of partial conversion.
c. City or land conservancy donationDonation or purchase: The applicant shall
coordinate with the City and, local land conservancy agencies and abutting
homeowners or homeowner’s associations to determine if there is interest on
the applicant’s part to donate or sell, and the city’s and/or,
land
conservancy’s, and/or homeowner’s associations’ part to accept a donation or
purchase ownership, or maintain a portion or all of the property for a public or
private use, such as a public or private park, open space, civic use, or other
public facilities.facility. This section shall not require the City or, land
conservancy or homeowner’s association to purchase or accept a donation of
any lands, nor shall this require the property owner to donate or sell any land.
d. Full conversion development plan: The applicant shall prepare one or more
proposed conceptual development plans, consistent with the development
standards established in Zoning Code section 93.23.XX 17(F) of the Zoning
Code, depicting the proposed conversion. The applicant shall share the
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conceptual development plan with the neighboring residents at the Outreach
Meetings as described in paragraph (C)(3) below. The conceptual
development plan shall depict the retained and proposed land uses, including
residential, non-residential, and preserve areas; existing and proposed
roadway and pedestrian systems; existing and proposed trees and
landscaping, including the study and preservation of specimen trees; and the
proposed location for the desert greenway, including any passive recreational
uses. The narrative shall identify the intensity of the proposed land uses; how
the proposed conversion is compatible with the existing surrounding land
uses and any methods to provide benefits or mitigate impacts to the
community members. It shall also identify any proposed deviations from the
General Plan or Zoning Code. Visual exhibits to describe the conceptual
development plan and amenities, including the desert greenway, shall also be
provided.
3. Neighbor outreach meetings.
The Neighbor Outreach Meetings (Outreach Meetings) are intended to engage
the residents, property owners and interested community members, early in the
conversion project and inform the applicant as to what these parties find
important in the neighborhood, what they consider compatible with the
neighborhood, and what types of land uses they would support to be added to
the neighborhood. An assigned City planner shall attend the Outreach Meetings
and observe the process. The following is required of the applicant:
a. The applicant shall conduct a minimum of two in-person Outreach Meetings in
accordance with the procedures outlined by the Director of Planning Services.
Notification of these meetings shall be provided to surrounding residents,
(including renters/occupants and property owners,) and community
associations and that are located within 500-feet of any boundary of the
subject golf course. When a portion of a community association is within 500feet of a boundary, the notice shall be provided to all residents and property
owners within the association. Notification of these meetings shall also be
provided to all Neighborhood Organizations through the Office of
Neighborhood Involvement. Additionally, the applicant shall host a website
that provides information on Outreach Meetings and conceptual plans at any
time there is an Intent to Convert application submitted to the City. The
website address shall be incorporated in the mailings notifying the residents,
community members and Neighborhood Organizations of the in-person
Outreach Meetings. All costs of the Outreach Meetings shall be borne
exclusively by the applicant.
b. At the Outreach Meetings, the applicant shall, in good faith, provide
information to the residents, property owners and community members about
the purpose of the meeting, including a presentation on the goals and
objectives of the conversion project, the conceptual development plan, the
desert greenway concept, and the measures taken to ensure compatibility
with the existing surrounding neighborhood.
c. Outreach Meetings report for conversion applications. After completing both
Outreach Meetings the applicant shall prepare an Outreach Meetings report.
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The report shall include a list of attendees, a description of the public
outreach methods used, photos from the meetings demonstrating the
outreach process, results from outreach methods, and copies of the materials
used during the Outreach Meetings. The applicant shall also include a pointcounterpoint list, identifying input from the community members and how and
why it was or was not incorporated in the conversion application. The report
shall be organized such that the issues and ideas provided by the community
members are clearly labeled by the applicant in the list and the conversion
application.
d. In addition to the above outreach requirements, the applicant shall, at the
request of the City, hold additional meetings after the formal conversion
application(s) is submitted.
4. Planning Commission Scoping Meeting.
Once the requirements of Sections (C)(1) through (C)(3) have been completed
as determined by staff, the Planning Commission shall review the Intent to
Convert application materials at a study session. The Commission may provide
comments to the applicant, but shall not take any action on the Intent to Convert
application, nor shall it preliminarily indicate approval, conditional approval or
disapproval of the proposed project at this stage.
D. Formal conversion application procedures.
1. Application. An applicant shall not submit a conversion application (e.g. specific
plan, development agreement, General Plan Amendment) until the Intent to
Convert process outlined in subsection (C) is deemed complete. An Intent to
Convert application may not be deemed completed unless and until all
outstanding issues relating to any Existing Agreements have been resolved
between/among the parties to such Existing Agreements. Thereafter, the
applicant may proceed by submitting a formal conversion application with the
City as follows:
a. General Plan Amendments. For projects subject to 93.23.XX17 B.1.b., the
applicant shall file a General Plan Amendment application.
b. Other actions. For projects subject to 93.23.XX17 B.1.a., the applicant shall
file a specific plan application and an application(s) for applicable
entitlement(s). The specific plan shall include text and diagrams specifying (1)
the distribution, location, and extent of uses of land, including open space, (2)
standards by which development will proceed, (3) location of public and
private improvements, (4) design guidelines, and (5) other criteria specific in
Government Code Section 65451. In addition, the applicant shall file an
application for a development agreement iffor a density transfer is, in-kind
replacement of open space or payment of in-lieu fees, as required. by Policy
LU 2.2 of the General Plan, and a Conditional Use Permit for a transfer of
development right. Deviations from Zoning Code section 93.23.XX17 shall be
prohibited; further, proposed deviations from the General Plan and other
sections of the Zoning Code shall be described in these applications when
proposing development that deviates from the City’s zoning districts.
c. Environmental documentation. The project will require environmental analysis
and documentation, in accordance with the California Environmental Quality
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Act (CEQA) and to the extent applicable, the National Environmental Policy
Act (NEPA).). The City shall be the lead agency for the CEQA document and
shall direct its preparation, as permitted under state law. The type of
environmental document will be determined to be consistent with Section
15064 of the CEQA Guidelines. Environmental analysis for any federal
approvals that require review under the National Environmental Policy Act
(NEPA) should be coordinated with the federal agency with jurisdiction.
d. Fees. When the conversion application is filed, a fee shall be paid in such
amount as has been prescribed by resolution of the city council for the
purpose of defraying the City’s costs of processing the application. The
applicant shall be responsible for paying fees associated with the review of
the application, including but not limited to costs for third party consultants,
staff and the city attorney’s office.
2. Staff Investigation. After the application is deemed complete, staff shall make an
investigation of the facts bearing on the case to provide the information
necessary for action consistent with this ordinance and shall report the findings to
the Planning Commission and City Council. Staff shall provide an analysis of the
Guidelines as provided in subsection (E) below and any other findings applicable
to the development entitlements being sought by the applicant.
3. Planning Commission.
a. Public hearing. The Planning Commission shall hold a public hearing in the
manner provided for in Section 94.09.00.
b. Review and recommendation. After holding a public hearing and deliberating
the facts of the conversion application, the Commission shall make a
recommendation to the City Council, including conformity recommendations
related to findings of related project development entitlements, if applicable.
In the event the Commission is unable to make a favorable recommendation
and denies the conversation application, the applicant may appeal the
decision to the City Council in accordance with the procedures of Section
2.05 of the Palm Springs Municipal Code.
4. City Council.
a. Public hearing. The City Council shall hold a public hearing in the manner
provided for in Section 94.09.00.
b. Review and decision. After holding a public hearing, considering the Planning
Commission’s recommendations and deliberating the facts of the
applications, the City Council may approve or deny the conversion
application.
E. Compatibility review guidelines.
The staff report shall evaluate, and the Planning Commission and City Council shall
make written findings on each of the following:
1. Whether the applicant has met the requirements established in this section and
development standards in the Zoning Code. In particular, that the proposed
design and use(s) of the open space and desert greenway, as applicable, meet
the standards as described in paragraph (F)(3) and the minimum fifty percent
(50%) open space described in paragraph (F)(5) below.
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2. Whether the Outreach Meetings report and point-counterpoint list described
above reasonably reflect the discussions that took place at the Outreach
Meetings.
3. Whether the applicant incorporated reasonable input provided by the
community members to address impacts of the golf course conversion on
community members’ real property.
4. Whether the applicant provided an explanation as to why input from the
community members was not incorporated into the conceptual development
plan.
5.

Whether the applicant appropriately demonstrated opportunities and constraints
of an existing site and economic viability of the chosen proposal.
6. Whether the applicant complies with other required findings for the requested
development entitlements.
7. Whether there are any Existing Agreements that would prevent the application
from moving forward.
8. Whether there are significant environmental impacts that cannot be mitigated
with the proposed project.
9. Whether the proposed development adequately provides for the maintenance of
the open space and desert greenway, flood zones, and washes.
10. Whether the applicant has demonstrated good faith in the maintenance of the
property since acquisition by not allowing the property to deteriorate, or
otherwise violated applicable State and local maintenance codes.
11. Whether the proposed development is compatible with the existing adjacent
residential development.
12. Whether the proposed development is adequately set back from the existing
residential development, or is buffered by desert greenway.
F. Development standards.
The following are additional minimum design standards for General Plan
Amendments and/or other zoning actions that propose to convert a golf course.
1. Previously approved open space. Golf course acreages utilized to meet the
minimum open space requirements for a previously approved project shall be
retained as open space and shall not be included in open space calculations for
any subsequent conversion projects.
2. Design Guidelines. In addition to the requirements of Government Code Section
65451, a specific plan shall include design guidelines that specify the form and
type of design intended for the development.
33. Open space requirements. Minimum Required. At least half (50%) of any
conversion project shall remain as open space. The open space shall include
desert greenways (as required in paragraph F.4. below), landscape buffers,
water channels, waterways, and to the extent feasible artificial ponds, and will be
based on the project’s gross acreage. For the purposes of this section, open
space does not include:
a. Streets (pavement and curbs),
b. Driveways,
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c. Private residential yards for single family homes,
d. Setbacks for all new uses (R-1, R-2, R-3, R-4, commercial and hotel zones),
e. Public and private open space required for new R-1, R-2, R-3, R-4,
commercial and hotel uses, including but not limited to pool areas,
clubhouses, tennis courts, playgrounds, parks, etc. that are exclusive to those
uses.
The open space shall be a separate parcel(s) from other parcels used for private
development.
4. Desert greenway. The purpose of the greenway is to retain an open space view
for community members, support active/passive recreational uses, preserve
specimen trees, and support existing wildlife habitat, to the maximum extent
possible. For the purposes of this section the desert greenway shall be identified
as a continuous strip of land set aside for passive recreational uses, such as:
open space, nature trails, parks, playgrounds, golf courses, disc golf courses,
exercise equipment, appropriate urban agriculture, landscape buffers and multiuse paths. The City Council may approve other passive recreational uses that
were considered by the Planning Commission. The desert greenway shall not
include required yards (setbacks) of any individual lots.
a. The desert greenway shall be contiguous to the existing residential properties
surrounding the golf course and generally located along the perimeter of the
proposed development. The Council may approve an alternative design that
was considered by the Planning Commission.
b. The greenway shall have a minimum average width of 100 feet, and a width
of no less that than 75 feet at any one location. The greenway shall span the
length of the property to the greatest extent possible.
c. Maintenance of the greenways, artificial ponds, flood channels and
floodways, shall be identified through the specific plan review process.
d. Existing trees and understory (shrubs and groundcover) shall be preserved
and maintained to the greatest extent possible within the desert greenway.
The site plan shall identify all existing trees, identify those trees that will be
kept in current locations, those that will be transplanted to the desert
greenway from other locations, and those that are proposed to be removed.
New trees shall also be identified on the site plan. Trees should be sited
along biking and walking paths in the desert greenways.
e. The proposed new plant materials within the desert greenway shall be
selected from the Lush and Efficient Landscape Guidelines, published by the
Coachella Valley Water District. The use of native plants is strongly
encouraged.
f. A portion of the greenway may provide stormwater management.
g. The applicant shall record a restrictive covenant in the County's official
records describing the use and maintenance of the greenway as described in
the zoning action. The covenant mayshall to the extent feasible contain a
provision that provides the public with a non-exclusive easement over the
Page 9 of 11

PS Golf Course Conversion Ordinance ‐‐ Draft

6/2710/03/2018

paths, walkways and bike trails within the desert greenway. The greenway
shall retain its zoning designation as open space.
4. Landscape Buffers. A landscape buffer shall be provided between the proposed
development and existing sites zoned residential or with residential uses
adjacent to the overall site. The buffer shall be an average of 50 feet with a
minimum of 35 feet in width, except where a single fairway is lined with existing
homes on both sides. 5. Building Setbacks.
a. Single Story Structures. All one-story non-golf course uses, except for the
Desert greenway, shall provide a minimum average 50-foot setback from the
property line of existing lands zoned residential or with residential uses,
however the setback shall be no less than 35 feet at any one location, except
where a single fairway is lined with existing homes on both sides. In that
case, the setback requirement may be reduced on one side of the fairway by
City Council.
b. Multi-story Structures. All structures exceeding one-story within the project
area shall provide a minimum setback of 150 feet from the property line of
existing lands zoned residential or with residential uses. This setback may be
reduced to 100 feet if the area is buffered by a desert greenway.
5. Open space requirements. Minimum Required. At least half (50%) of any
conversion project shall remain as open space. The open space shall include
desert greenways (as required in Section 93.23.XX F.3 above), landscape
buffers, water channels, waterways, and to the extent feasible artificial ponds,
and will be based on the project’s gross acreage. For the purposes of this
section, open space does not include:
a. Streets (pavement and curbs),
b.a.

Driveways,

c.a.

Private residential yards for single family homes,

d.a. Setbacks for all new uses (R-1, R-2, R-3, R-4, commercial and hotel
zones),
e.a. Public and private open space required for new R-1, R-2, R-3, R-4,
commercial and hotel uses, including but not limited to pool areas,
clubhouses, tennis courts, playgrounds, parks, etc. that are exclusive to those
uses.
The open space shall be a separate parcel(s) from other parcels used for private
development.
c. The area between the structures and perimeter property line shall be
landscaped and maintained. If unobstructed by walls/fences and consistent
with Desert Greenways, this landscape buffer may be included in the open
space standards identified in paragraph F.3. above.
6. Stormwater management requirements. The applicant shall demonstrate that the
stormwater management for the surrounding uses will be maintained at an
equivalent or improved level of service. This shall be demonstrated by a pre
versus post development stormwater runoff analysis.
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7. Floodplain review. In accordance with Riverside County Flood Control and
FEMA, the project shall address all issues related to floodplain
management. Any areas proposed for structures shall be outside the 100-year
floodplain after development. The post development condition shall not increase
flood risk for any existing structures.
8. All other development standards. The conversion of golf courses shall be
consistent with the development standards in the Zoning Code, as amended.
Building heights, open space and other development standards shall comply with
one or more of the zones listed in the Zoning Code. However, an alternative land
plan with site specific standards may be considered when vetted through the
process outlined in this ordinance, provided open space is preserved.
99..

Building Setbacks.

b. Single Story Structures. All one-story non-golf course uses, except for the
Desert greenway, shall provide a minimum average 50-foot setback from the
property line of existing lands zoned residential or with residential uses,
however the setback shall be no less than 35 feet at any one location, except
where a single fairway is lined with existing homes on both sides. In that
case, the setback requirement may be reduced by City Council if vetted
during the Outreach Meetings as described in Section 93.23.XX F.3.a.
c.a. Multi-story Structures. All structures exceeding one-story within the project
area shall provide a minimum setback of 150 feet from the property line of
existing lands zoned residential or with residential uses. This setback may be
reduced to 100 feet if the area is buffered by a desert greenway.
10. Existing roadways identified by the General Plan as Major or Secondary
Thoroughfares, if previously interrupted by the existing golf course, shall be
reconnected during the conversion process.
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PLANNING COMMISSION STAFF REPORT

DATE:

June 27, 2018

PUBLIC HEARING

SUBJECT:

CITY OF PALM SPRINGS FOR A ZONE TEXT AMENDMENT TO
ESTABLISH A CITYWIDE ORDINANCE TO ADDRESS GOLF COURSE
REDEVELOPMENT (CASE NO. 5.1344 ZTA).

FROM:

Department of Planning Services

SUMMARY:
The Planning Commission will consider establishing a new Zoning Code Section
(93.23.17) addressing the redevelopment/conversion of golf course property throughout
the City. The ordinance was prepared with direction from a Planning Commission ad
hoc subcommittee and includes procedures and standards to assess and reduce the
impacts of golf course conversions on real property.
RECOMMENDATION:
1. Recommend approval to the City Council; or
2. Direct staff to study the matter further and return with additional information.
ISSUES:
There are ten golf courses in the city which constitute a total of 171 golf holes and
roughly 1,137 acres of open space land throughout Palm Springs. One of these courses
has been approved for redevelopment and others are currently at-risk of closure and/or
redevelopment.
BACKGROUND INFORMATION:
At the direction of the Planning Commission last December, an ad hoc Planning
Commission subcommittee was formed to study golf course redevelopment. The
subcommittee members – Chair Weremiuk, Vice-chair Calerdine and Commissioner
Moruzzi – first met on January 17, 2018, when the following goals were established:
1. Establish policy/ordinance mechanisms for the redevelopment/re-use of golf
course open space.
2. Consider short- and long-term remedies to address future golf course
conversions.

Planning Commission Staff Report
5.1444 ZTA – Golf Course Redevelopment Ordinance
June 27, 2018 – Page 2 of 5

3. Create standards for open space, thoroughfares, housing and other relevant
criteria.
4. Consider ownership and maintenance options, including the city, other agencies
designated by the city, and adjacent homeowners associations.
5. Recognize General Plan Goals and Policies relevant to recreational open space,
including policies RC1.2, RC1.5 and RC1.6 of the 2007 General Plan Recreation,
Open Space, and Conservation Element.
6. Understand redevelopment issues addressed by other jurisdictions.
After establishing these goals, the subcommittee met on three occasions (January
18th and 31st and February 28th) to prepare and present a draft version of the ordinance
to the Planning Commission. On April 11, 2018, the Planning Commission held a study
session on the ordinance and provided favorable feedback on the general direction of
ordinance, but noted further refinements would be appropriate and directed the
subcommittee to continue working on revisions. After the study session, the
subcommittee held additional meetings on April 18th and 25th, May 9th and June 13th, to
refine and modify the ordinance. Throughout these meetings, members of the public
have attended and provided input on the text of the ordinance.
ANALYSIS:
Currently, the City has no regulations on the redevelopment of golf courses that are
designated as open space by the General Plan. Applicants redeveloping a golf course
may submit applications as they see fit to amend the land use designation and establish
a new use for a site. However, there are a whole host of issues that are associated with
this type redevelopment and the process by which it is largely unregulated at this time.
Some of the biggest concerns are the lack of neighbor input and in-depth studies of
potential alternative uses for a golf course. To address these issues, the Planning
Commission ad hoc subcommittee worked with staff to draft an ordinance. The
document is found as Attachment 1 to this report.
The ordinance begins with its purpose and intent, and defines the applicability to
entitlement applications and general plan amendments (Sections A and B of the
ordinance, respectively). Under the ordinance, golf course conversions may only occur
with the approval of a general plan amendment and a specific plan, which eliminates the
possibility of other forms of discretionary review applications such as a zone change or
planned development district. Per the ordinance, a development agreement application
would also be submitted when a transfer of development rights (AKA, density transfer)
is required.
The ordinance requires a two-step process to redevelop a golf course site. The first step
is found in Section C of the ordinance and involves an Intent to Convert application. In
this step, an applicant is required to submit property background information (title report,
existing agreements, etc.), a statement of project alternatives, a statement on neighbor
outreach methods and preliminary environmental analyses, among other requirements.
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The alternatives statement requires an applicant to examine and report alternatives to a
conversion project. The alternatives would include:
(1) A no conversion scenario where the golf course remains;
(2) A partial conversion scenario where a nine-hole course or par three course is
part of a project;
(3) A city or land conservancy donation or purchase where the applicant investigates
the possibility of transferring the land to an entity for public use, such as a public
park, open space, civic use or other public facility; and
(4) A full conversion development plan scenario where the property is redeveloped.
Also in the Intent to Convert application process, the ordinance requires an applicant to
hold at least two public outreach meetings to solicit input from residents, property
owners and other interested community members. Once all of the above items are
completed, the ordinance requires the Intent to Convert application materials be
reviewed by the Planning Commission at a study session.
After the Intent to Convert process is complete, the second step may begin and an
applicant may submit the formal entitlement applications – a specific plan, development
agreement and general plan amendment. Section D of the ordinance outlines the
entitlement application requirements and process, including review and
recommendation by the Planning Commission and final decision by the City Council.
These bodies are to consider twelve compatibility review guidelines listed in Section E
of the ordinance, and the proposal’s conformance to development standards for golf
course conversions found in Section F.
The development standards include provisions for incorporating desert greenways,
open space, stormwater management, floodplain review and setbacks to existing
residential developments. Of particular importance are requirements for open space,
landscape buffers and building setbacks, as these will affect the amount of development
that would be permitted with any golf course conversion project:
• Open space – All projects are required to provide 50% open space as a part of
any redevelopment proposal. The open space shall be landscape buffers, water
channels, waterways, artificial ponds and desert greenway (a term used in the
ordinance to describe a continuous area of land set aside for passive recreational
uses). However, the open space shall not include streets, driveways, yards and
setbacks, or public/private open space required that are exclusive to those uses.
• Landscape buffers – Any proposed development must incorporate an average
landscape buffer of 50-feet (but no less than 35-feet) between new development
and the existing sites zoned residential.
• Building setbacks –
o Single-story structures. All proposals must provide a minimum average
setback of 50-feet (but no less than 35-feet) from existing lands zoned
residential or with residential uses to new single-story structures. Where
fairways are lined with homes on both sides, this standard may be reduced by
City Council.
o Multi-story structures. All structures exceeding one-story are to provide a
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minimum setback of 150 feet from existing lands zoned residential or with
residential uses. This setback may be reduced to 100 feet if the area is
buffered by a desert greenway.
Unless otherwise stated in the ordinance, deviations to the development standards in
Section F are prohibited.
REQUIRED FINDINGS:
In accordance with Section 94.07.01.A.2, any zone text amendment must be evaluated
to determine if it is, “…consistent with the intent of this Zoning Code and the general
plan…”
Zoning Code Consistency: The proposed zoning code amendment is consistent with
the intent of the zoning code, because, according to Section 91.00.00, the Zoning Code
is adopted “For the purpose of promoting and protecting the public health, safety and
welfare of the people of the city of Palm Springs and to provide for the social, physical
and economic advantages resulting from comprehensive and orderly planned use of
land resources…”. The Conversion of Golf Courses ordinance is consistent with this
intent, as it seeks to protect the public health, safety and welfare through maintaining
open space and establishing development standards for compatible and complementary
land uses. In addition, the ordinance facilitates a neighbor and public scoping process.
General Plan Consistency: The proposed zoning code amendment is consistent with
the intent of the general plan, as follows: The intent of the General Plan is expressed in
“The Palm Springs Vision” contained in the opening pages of the 2007 Palm Springs
General Plan:
The Palm Springs Vision
- A world-renowned desert resort community where residents and visitors enjoy safe
neighborhoods, an exciting social environment and a relaxing leisure experience.
- We enhance our natural, cultural, and historical resources with sustainable
economic growth and high style.
- We provide responsive, friendly and efficient public services within a government
that fosters unit among all our citizens;
The proposed zone text amendment would establish development standards to reduce
impacts associated with the loss of golf course open space, which contribute to the
City’s image as a world-renowned desert resort community.
ENVIRONMENTAL ANALYSIS:
Pursuant to the California Environmental Quality Act (CEQA) Guidelines, the proposed
Zone Text Amendment has been deemed a “project”. Staff has determined that the
proposed zone text amendment (Case 5.1444 ZTA) may be deemed Categorically
Exempt from the provisions of CEQA under Section 15305 (Minor Alterations in Land
Use Limitations) of the CEQA Guidelines. The proposed zone text amendment
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proposes new regulations that will expand the process by which an entitlement
application is considered and maintain open space land previously used for recreational
purposes.
CONCLUSION:
The draft ordinance provides a well-rounded process for receiving public Input, studying
redevelopment alternatives and identifying environmental constraints associated with
golf course conversions, through the two-step review process. Additionally, the
ordinance establishes development standards for open space, building setbacks,
landscape buffers, etc. to minimize complete loss of open space and provide
development that is compatible with adjacent residential development.
The Planning Commission may consider the ordinance adequate in its current fonn and
recommend approval to the City Council. Alternatively, the .Commission can provide
direction to make revisions to the ordinance. One suggestion by a member of the ad
hoc subcommittee is to prepare a transfer of density/development rights ordinance in
conjunction with the proposed ordinance as a way to strengthen the preservation of
open space throughout the City.

3/.~~
David kNeWen
Associate Planner
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REPLY To:

LENA D. WADE, ESQ.

Palm Springs, California

wade@sbemp com
ADMJTTED lN CA

August31,2018

VIA FIRST CLASS MAIL
City of Palm Springs
Planning Commission Members
c/o Flinn Fagg, Planning Director
3200 Tahquitz Canyon Drive
Palm Springs, CA 92262

RE:

Bel Air Greens Property and Proposed Golf Course Conversion Ordinance

Dear Sir/Madam:
The leaseholder of the former Bel Air Greens ("BAG,.) property rsubject Property"), Ash, Inc.,
understands from the background of the golf course conversion ordinance under consideration
by the Palm Springs Planning Commission ("Proposed Ordinancelt) that the purposes of the
Proposed Ordinance include:
•
•
•

Protecting property owners abutting existing golf courses from unexpected development
of zoned and planned Open Space; and
Protecting the community from losing promised open space that happens to be a golf
course where the full zoning density was transferred away from the golf course : and
Preserving all existing (or future) golf courses as permanent open space or possibly allow
a modicum of development while requiring 50% of the property as open space accessible
to the public essentially at no charge to the City (and apparently to be improved and
maintained at the land owners expense).

The managing General Partner of the Leasehold interest for the Subject Property objects to the
former golf property being included as one of the targets of the Proposed Ordinance and
requests/demands that the property located at 1001 S. El Cielo Road (City Case No, PA 18-003)
be removed from the Proposed Ordinance for the following reasons:
•

The Subject Property is NOT an operational golf course and has not been for several
years. The Planning Director has stated that the Conditional Use Permit that had allowed
the operation of a commercial recreation center on the Subject Property has expired due
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•
•

•

•

•

•

•

to non-usage of the facility. The Subject Property is no longer authorized to operate a golf
course and , therefore, does not qualify as a property subject to the Proposed Ordinance.
BAG never sold perimeter. residential real estate nor promised permanent open space to
support the golf course and related commercial recreation center on the Subject Property.
The Subject Property is and has been zoned W-R-1-C since at least 1975. W-R-1-C
zoning allows single-family use which is the intended use of the Subject Property once the
Subject Property is protected from Tahquitz Creek flooding . (The City is reviewing a FEMA
approved map revision showing that most of the Subject Property is flood-free.)
This allotted Indian-land parcel has had a leasehold in place since 1975 allowing the
commercial recreation center as an interim use until the flooding was contained at which
time single-family residential and other uses are considered appropriate by the leasehold.
When the former Clarkston Golf Center was approved and built in 1975, there were no
abutting residential neighbors and no golf course neighbors. To protect future neighbors,
the City required the Subject Property to be heavily landscaped around the perimeters to
protect future neighbors from stray golf balls as well as from the light and glare of the
driving range and miniature golf activities which allowed night-time lighting.
At the time of its development in 1975, no permanent open space was guaranteed by
condition or offer, and no density transferred; clearly 1 the first two bullet points rationalizing
the Proposed Ordinance are not applicable to the Subject Property.
Since the Subject Property never transferred density nor promised permanent open
space, any taking of any of the Subject Property for public ownership without just
compensation appears to qualify as a regulatory taking . This includes both the proposed
zoning action as well as the previous General Plan map changes.
The property owner has begun the process to re-designate the General Plan to its
previous Low-Density Residential use as required by the Indian leasehold on the Subject
Property.

As discussed above, the Subject Property does not fit the criteria for a targeted golf course as set
forth in the Proposed Ordinance and must, therefore, be removed therefrom . Furthermore, the
Property owner should be allowed to process the needed General Plan amendments and other
entitlement applications needed to use the Subject Property as allowed by the long-standing
underlying zoning.
Sincerely,
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BY: Lena D. Wade
cc:

Albert Howell
Marvin Roes
Altum Group)
Edward Kotkin, City Attorney

David Newell
From:
Sent:
To:
Subject:

Flinn Fagg
Monday, August 13, 2018 7:24 AM
David Newell
FW: golf courses

From: hwbranch@aol.com [mailto:hwbranch@aol.com]
Sent: Thursday, August 9, 2018 1:51 PM
To: Edward Robertson <Edward.Robertson@palmspringsca.gov>; Flinn Fagg <Flinn.Fagg@palmspringsca.gov>
Subject: golf courses
It is my continuing hope that ecology will prevail at the Tahquitz, Bel Air and Mesquite Golf courses. Combined they
constitute connectivity. The alternative would be ecological islands, each less rich than if connected.
The area is a mix of unique and critical desert wash and desert riparian habitat. Perhaps the three golf courses might be
reduced to two. Perhaps hiking trails or other features might be added. Wastewater might be used to enhance
restorations.
Naturalized golf courses incorporate geological and ecological parameters into their design. They can provide a wildlife
corridor. Real estate development can block all this potential if allowed in the wrong location.
The Mesquite course is 65 acres. This isn't really such a big chunk of public open space. Golden Gate Park in San
Francisco is 1,017 acres. Central Park in Manhattan is 843 acres.
The current owners bought a golf course. The City owes them nothing in the way of rezones or system tweaks. If they
don't want to own a golf course they should sell it. If they do, it would be a wise investment for the City.
The true value of this property for the citizens of Palm Springs lies in its ecological potential. Any plan should begin with
those bigger questions.
Harry Branch
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David Newell
From:
Sent:
To:
Subject:

Flinn Fagg
Thursday, July 26, 2018 8:57 AM
David Newell
FW: Golf Course Ordinance

From: Linda Dixon [mailto:walker260@me.com]
Sent: Wednesday, July 25, 2018 12:30 PM
To: Flinn Fagg <Flinn.Fagg@palmspringsca.gov>
Cc: Geoff Kors <Geoff.Kors@palmspringsca.gov>; Lisa Middleton <Lisa.Middleton@palmspringsca.gov>
Subject: Golf Course Ordinance

Dear Planning Commissioners,
Thank you for all of your hard work constructing this new ordinance.
Unfortunately, I am not able to attend your July 25 meeting. Here are a few issues I’d like to address regarding
the golf course ordinance:
EIR - please add language to the ordinance stating that an EIR may be necessary. It will make the ordinance
much stronger. Please do not give a developer the opportunity to say, “there’s no mention of an EIR in your
ordinance.” Adding the EIR language can’t hurt anything even though there are CEQA requirements.
OPEN SPACE - I urge you to increase the open space to 60- 70%. Fact is - more and more young adults,
millennials, want open space and are vacationing and visiting areas that provide it. Additionally, we need open
space for parks, our pets and recreation areas for our citizens and our wildlife. Yes, development will happen,
but developers should be required to address the quality of life for those in the community and the area where
they intend to build. Will developers of any golf course property be required to add a park/recreation area to the
development project?
OVERLAY DISTRICT - Consider an overlay district for all golf course property. Floodplains, riparian areas,
wildlife corridors, forested areas and recreational space are well suited for overlay zones. Overlay districts are
superimposed over one or more overlaying conventional zoning districts to preserve and protect natural
resources. The most common application of overlay districts are in flood hazard districts where certain types of
land use and development are required to comply with site and building standards if the properties located
within a mapped flood hazard area.
MORATORIUM - Please send a strong message to our elected officials requesting that they impose a
moratorium on all golf courses until an ordinance is carefully constructed and adopted. A 6-18 month
moratorium will give you the time you need to perfect what you are currently working on. Our city has zoning
codes that have not been updated in over 40 years. This is unbelievable to me, and I don’t know how past
elected officials or the city manager has allowed this to happen. Additionally, when the general plan was last
updated the underlying zoning was not. This alone is good reason for a moratorium. And now that a person at
today’s study session indicated that this ordinance will likely find its way to a lawsuit, I believe this is more
reason for a moratorium.
1

Please continue to work to make sure any housing developed on golf courses is compatible with surrounding
homes. For instance, if there are 10,000 sq. ft. lots with single story family homes, work to approve and develop
a project of the same nature, not 5,000 sq. ft. - zero lot line homes.
Please consider adding the property (open space) that houses Los Compadres Stable and Smoketree Stables to
this ordinance. It is possible that sometime in the future they may request zoning changes so their property may
be developed.
Again, thank you,
Linda W. Dixon
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David Newell
From:
Sent:
To:
Subject:

Flinn Fagg
Wednesday, July 25, 2018 7:59 AM
David Newell
FW: Golf Course Conversions

From: Patty Shenker <pattypushka@gmail.com>
Sent: Monday, July 23, 2018 9:17 PM
To: Robert Moon <Robert.Moon@palmspringsca.gov>; Geoff Kors <Geoff.Kors@palmspringsca.gov>; Lisa Middleton
<Lisa.Middleton@palmspringsca.gov>; JR Roberts <JR.Roberts@palmspringsca.gov>; Christy Holstege
<Christy.Holstege@palmspringsca.gov>; Christina Chartier <Christina.Chartier@palmspringsca.gov>
Subject: Golf Course Conversions
7/23/18
Dear Mayor Moon & City Councilmembers,
My husband and I are very concerned about the amount of open space that is proposed at the Bel Air Greens. There
simply isn't enough of it!
We bought a home two years ago in this neighborhood for many reasons. We have always loved Palm Springs & visited
regularly for over 30 years. We love the diversity of people, the ease of getting around, unlike Los Angeles, the small
town feel, the mountains and clouds and the animals & plants native to this beautiful desert.
Therefore, it comes as no surprise that we are not happy with the proposed development at the Greens. We don't want
that much development and consequential traffic; we want more open spaces! Our understanding is that it could cause
more flooding for surrounding neighborhoods.
We ask that a full Environmental Impact Report is done prior to any consideration of an application. We also ask
that you put a moratorium on all golf course conversions until this issue is completely studied and please uphold our
general plan that designates Bel Air Greens as open space. The current owner purchased this land FULLY knowing
it was designated as open space.
We thank you for your time and attention to this important matter.
Patty Shenker & Doug Stoll
825 S. Riverside Dr.
Palm Springs, Ca. 92264
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David Newell
From:
Sent:
To:
Subject:

Flinn Fagg
Monday, July 23, 2018 3:45 PM
David Newell
FW: Golf Course Conversion Ordinance

From: michele johnson [mailto:33mich@sbcglobal.net]
Sent: Monday, July 23, 2018 1:24 PM
To: Flinn Fagg <Flinn.Fagg@palmspringsca.gov>
Subject: Re: Golf Course Conversion Ordinance

Hi Flinn,
I'm hoping to make the Wed meeting (I don't know where all the rest came from) but if I don't could
you pass on one more thing? Ask the commission to push for the 70% open space recommendation
because then maybe we'll get 50. You know the developers will ask for less and you know the city
council will give them anything they want. So if we start out at more maybe we'll get lucky. Thanks.
Also, is there any place where I can see what are the standard lot sizes and coverage? I looked all
through the planning site and couldn't find anything like that.
Thanks,
Michele
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David Newell
From:
Sent:
To:
Subject:

Flinn Fagg
Tuesday, July 24, 2018 1:16 PM
David Newell
FW: Bel Air Greens Pre-App

From: tanya petrovna [mailto:tanya.petrovna@gmail.com]
Sent: Tuesday, July 24, 2018 12:53 PM
To: Flinn Fagg <Flinn.Fagg@palmspringsca.gov>; terri.hinz@palmspringsca.gov
Cc: tanya petrovna <tanya.petrovna@gmail.com>
Subject: Re: Bel Air Greens Pre‐App

Please forward to Planning Commission. Thanks!
Dear Planning Commission Members,
I have viewed the new submission of Bel Air Greens and I am saddened.
They are converting the open space to 95 packed-in homes. The open space they show is silly at best. Mesquite
becomes a thoroughfare of noise, cars and traffic. I don't like having to pray for my life just from a simple task
of going to get the mail or trying to turn into my driveway. I am extremely grateful for the road diet that
occurred, but it is still scary and Mesquite going through to El Cielo would be the nail in my coffin.
Having my home on Mesquite and Farrell since it was built by the Alexanders in 1963 I have seen almost 100%
of our natural wildlife and plant life disappear in the entire city. By the time I was 35 in '95 (I was born in Palm
Springs and started my businesses here after college) it was almost all gone. Bel Air Greens has its own well
and has two ponds that have encouraged migratory birds to land. Right now it is particularly important as the
heat is upon us that they are able to continue to land there, with dwindling landing spots for migratory birds in
California due to development, these birds have taken on these man made "gifts." Did you know large birds can
not fly when it's so hot, just like airplanes they have to stay down. We may have some endangered species
protected in the Migratory Bird Treaty Act now nesting there. U.S. Fish and Wildlife should be notified.
Bel Air has been a golf course since it was conceived and later designated as open space, it should stay open
space. Why change the rules now for a developer? They are not the only people that bring business to the city.
We've given enough PDD's and bonuses to them, what about the rest of us that bring business here?
We are also losing business to certain groups of thoughtful people young and old because we are becoming
more concrete and less nature. We are in a time when nature is being rediscovered and science is matching the
facts with the feeling of health and wellness we receive from it. The CVB has made health and wellness the
prime target of bringing tourism to the valley as the most dollars are spent in this category world wide.
A few moments on Instagram and Facebook will show you that people come here to hike and young people, the
Millennials and younger, are going to the high desert to experience weddings and events in the middle of the
desert landscape, the natural one. Check out Tumbleweed Sanctuary in Yucca Valley, Studio Kate Floral, and
Walk Down the Aisle. The Cactus Mart in Morongo is overwhelmed with floral orders for desert style weddings
out in nature. Morton's Botanical can't charge enough to deter people from renting out space for parties and
1

weddings.This age group is my customer as well. We catered a wedding event in the middle of nowhere in
Wonder Valley, people flew in from Europe to attend!
As I just watched the last awesome purple verbena field plowed down for a concrete packed in development
called Vibe, my heart sank again. It seems to be a trend to have four letter word names for developments.
Though now I do always seem to utter one when I drive by. Are they trying to make Palm Springs cool? Cool
would start with the city having some ordinances to leave some of the nature scape. Did they have to plow
down every desert plant that has been there for hundreds of years? Wipe out the last wildlife? Vibe was also the
last creosote reserve in the city.
I notice we have no ordinances to keep any kind of native plants, or trees standing or to replace with such, and
no relocation of wildlife before a big development. I drive down Baristo daily past "Vibe" and witnessed many
dead animals on the road following the bulldozing.
Smoke Tree Ranch comes to mind as a prime example of development and nature. If the landscaping and
planning of Smoke Tree Ranch was good enough for Walt Disney, could we possibly make something like this
a consideration with our remaining open space and future developments? The way Cioffi saved the smoke trees
while building the animal shelter was wonderful, but is that all we get?
The Mission Statement for the city states it provides excellent public service to "preserve the quality of life for
current and future generations," it is not working.
You are in a very powerful and important position to take aim to help our community move into a positive
direction to keep the beauty and our quality of life intact. Once it's gone, we are done.
I hope before consideration for this pre-application that a full Environmental Impact Report is required that will
consider the traffic, animals, plants and flooding impacts to our neighborhood and our greater Palm Springs
community.
Please help keep Palm Springs a living city and one that is a nice place to live.
Sincerely,

-Tanya Petrovna
Chef and Founder
www.cheftanyaskitchen.com
Life is short, do it (t)all!
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David Newell
From:
Sent:
To:
Subject:

Flinn Fagg
Tuesday, July 24, 2018 4:26 PM
David Newell
FW: Golf Course Ordinance

From: Linda Dixon [mailto:walker260@me.com]
Sent: Tuesday, July 24, 2018 4:01 PM
To: Flinn Fagg <Flinn.Fagg@palmspringsca.gov>
Cc: Geoff Kors <Geoff.Kors@palmspringsca.gov>; Lisa Middleton <Lisa.Middleton@palmspringsca.gov>
Subject: Golf Course Ordinance

Dear Planning Commissioners,
Thank you for all of your hard work constructing this new ordinance.
Unfortunately, I am not able to attend your July 25 meeting. Here are a few issues I’d like to address regarding
the golf course ordinance:
EIR - please add language to the ordinance stating that an EIR may be necessary. It will make the ordinance
much stronger. Please do not give a developer the opportunity to say, “there’s no mention of an EIR in your
ordinance.” Adding the EIR language can’t hurt anything even though there are CEQA requirements.
OPEN SPACE - I urge you to increase the open space to 60- 70%. Fact is - more and more young adults,
millennials, want open space and are vacationing and visiting areas that provide it. Additionally, we need open
space for parks, our pets and recreation areas for our citizens and our wildlife. Yes, development will happen,
but developers should be required to address the quality of life for those in the community and the area where
they intend to build. Will developers of any golf course property be required to add a park/recreation area to the
development project?
OVERLAY DISTRICT - Consider an overlay district for all golf course property. Floodplains, riparian areas,
wildlife corridors, forested areas and recreational space are well suited for overlay zones. Overlay districts are
superimposed over one or more overlaying conventional zoning districts to preserve and protect natural
resources. The most common application of overlay districts are in flood hazard districts where certain types of
land use and development are required to comply with site and building standards if the properties located
within a mapped flood hazard area.
MORATORIUM - Please send a strong message to our elected officials requesting that they impose a
moratorium on all golf courses until an ordinance is carefully constructed and adopted. A 6-18 month
moratorium will give you the time you need to perfect what you are currently working on. Our city has zoning
codes that have not been updated in over 40 years. This is unbelievable to me, and I don’t know how past
elected officials or the city manager has allowed this to happen. Additionally, when the general plan was last
updated the underlying zoning was not. This alone is good reason for a moratorium. And now that a person at
today’s study session indicated that this ordinance will likely find its way to a lawsuit, I believe this is more
reason for a moratorium.
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Please continue to work to make sure any housing developed on golf courses is compatible with surrounding
homes. For instance, if there are 10,000 sq. ft. lots with single story family homes, work to approve and develop
a project of the same nature, not 5,000 sq. ft. - zero lot line homes.
Please consider adding the property (open space) that houses Los Compadres Stable and Smoketree Stables to
this ordinance. It is possible that sometime in the future they may request zoning changes so their property may
be developed.
Again, thank you,
Linda W. Dixon
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Pennie L Feehan Consulting
2393 S. Brentwood Drive
Palm Springs, CA 92264
Office (760) 980-0830- Cell (925) 323-3553 ·Fax (866)212-9802

RECEIVED
JUL 1120\8

July 6, 2018
Re: Conversion of Golf Courses

PLANNING SERVICES

DEPARTMF.NT

Dear Planning Commissioners,
Thank you for serving on our behalf. 1 know you have all spent many hours creating this
document and I appreciate all your hard work.
Not until attending the meeting on June 27, did I realized that this document was ready to move
forward. I am happy to hear that you identified missing or confusing language and set aside time
to hear more public input.
Here are my concerns and recommended changes.
In a number of locations, the language used is too vague and therefore reduces the ability to
enforce the ordinance.
1 added the AHJ (Authority Having Jurisdiction) language in place of City Council, so that
anyone authorized (Zoning Manager, Building Official, Fire Marshall, etc.) could enforce or
allow exceptions within the ordnance. The way it is written now, the City Council is the only
authorized entity that can make exceptions to the ordinance, which is excessive.
Reason Statement:
I believe this section referring to Property Maintenance Code 11.72.170, if so, it should state that.
J. Section B - Applicability #2
Notwithstanding the applicability ofSection 93.23.XX(B)(1) ofthe Zoning Code, i:J ttBip,.eeltHJetl

foem the Citv mav enforce the Praperrv Maintenance Code 1J. 72.170 and other local codes
requiring regular maintenance to maintain a safe and healthv condition.

Reason Statement:
This reason applies to the next 3 items. These sections are vague and will be difficult to enforce.
The developers will have the opportunity to debate and argue that the Greenway, Landscape
Buffers, and Setbacks clearances or distances are not required and should be reduced.
2. Section F • Development Standards- NJ Desert Greenways (b)
The greenway shall have o minimum 6¥ef'tlge width of JOOfeet;,
Exceptions:
Where the 100-!0ot width is unattainable a width ofnot less then 75 feet at any one
location may be considered by the AHJ.

3. Section F - Development Standards #4 Landscape Buffers.
The buffer shall ha11e a minimum width o(he tHf tWef'tlge ef50feet.
Exception:
1. Where the 50-fOot width is unattainable wHit a minimNm 6fwidth of35 feet itt
wkl#r, may be considered bv the AHJ.
2. aeept-wWhere a singlefainvay is lined with existing homes on both sidesL~IH
Hltll ett5e, the setback requirements may be reduced by the AHJ Cily Cat6reil.

4. Section F- Development Standards #9 Building Setbacks (a).
Single Story Structures. The setback (Or llA/1 one-story structures zoned residential nsn galf
etHtHe uses, euept fo;a #re l:Je~e;a.• Grree'tu'tlj', slrall p,.evi9e a have a minimum ay.e,t~ge 50-feel
feet sethaekfrom the property lines~ ef~islhrg lamh ~tmes H:sitle"liale;a with ;aesiienlial ll!es,
Exception:
1. Where the 50-(0ot width is unattainable hew-ever #re :~elhaekshs!J he 1te lesslhtJit
wiflt a mi1tim11m ofwHJ#t distance of35 feet ilf witlllt, mav be considered bv the
AHJ.
2. eeepl wWhere a sing/efainvay is lined with exi.fting homes on both side. In that
case, the setback requirement may be reduced by AHJ. City CeiHtei! ifl'ettetl
th,.;ng h~e Ottwaeh Ueelings as ~e,.ihetl in SeetiBif 9J.2JXXF.3.a

I wrote this in the fonnat used for code documents developed through the ANSI process.
My professional experience includes:
• Consultant/Lobbyist for Copper Development Association, copper pipe and tubing
division. focusing on Codes and Standards pertaining to plumbing and mechanical
systems
• Voting member on the following committees:
o IAPMO's Technical Committees for the Uniform Plumbing and Mechanical
Codes and with over 25 years experience
o ICC International Residential Code Committee and NFPA 54 Fuel Gas Code
• Fonner Chief Plumbing and Mechanical Inspector for the City of Oakland
• Former State of California's Building Standards Commission Advisory Board
• Former Instructor for JAPMO and Chabot Junior College teaching Plumbing and
Mechanical Code classes and seminars
Certified Plumbing Inspector #1024462, Certified Mechanical Inspector ##090042
Member ofiCC #8037452, NFPA #2776534 and IAPMO #444
Sincerely,

Pennie L. Feehan

David Newell
From:
Sent:
To:
Cc:
Subject:

Jim Knauss <jfknla@gmail.com>
Thursday, June 28, 2018 7:10 AM
David Newell
Pennie Feehan; Jan Alden; Jen Gagner; Jeff Marx
Re: Golf Course Conversion Ordinance

Thanks David BTW, if that was you briefing the draft Ordinance yesterday, you are amazing! (sorry we haven't met yet). You
did a terrific job. Having retired from a high tech company, I don't take those skills for granted.
After attending the session yesterday I have a few more comments. Please let me know how best to get these
addressed:
1) We had about a half dozen neighborhood Organization Board members (4 from mine alone) who were
surprised that the sub-committee has been having meetings since January on this and no one knew about it. I
know Mr. Moruzzi said they were "agendized", but whatever that means, it does not mean that affected
individuals in the city knew about them. I think the City could do well to review their notification process. If
we had not gotten the notice from Joanne, we still would not be aware this was even going on. What about the
City's Facebook, Instagram and Nextdoor presences? Private citizens actually posted this meeting on Nextdoor,
but only for this latest session so they didn't know about the subcommittee meetings either. The Town Hall
suggestion was a good one.
2) As far as single fairways and deciding what sort of buffer is appropriate, maybe the Commission should try
and understand what sort of development is suitable for a single fairway and then decide what sort of buffer is
right. The fairways don't seem to be wide enough for a row of two homes with yards and a road in between, so a
single row of homes with a road? Two story development should be discouraged since that would adversely
affect both sides of existing homes both from a value and a quality of life standpoint. Also, in considering the
separation requirements, hopefully the City has considered the impact on the value of existing homes that were
bought based on being on a single fairway and the recourse disgruntled citizens might have.
3) The matter of open space including waterways is interesting. Our Neighborhood is on the Tahquitz Creek
Wash which we understand is not under the jurisdiction of the City and therefore not part of any development
transaction the City would conduct, although the Golf Resort is currently using it. Since it would be outside of
the development, if we are correct, it should not be part of any 50% open space calculation, though the draft
Ordinance implies otherwise.
4) In our case, we have a couple hundred homes on or around our golf course. It may well be plausible to start
an HOA type of arrangement with those homes to take over a portion of the golf course if development is
needed. In our case we have an existing, 501(c)4 incorporated Neighborhood Organization that could be used
to do that. Has this been considered?
Anyway, I know you are really busy and I don't want to be a burden. We are coming to the party late and that's
why there are so many questions and comments. PLEASE let me know when the sub-committee and
Commission are meeting to reconsider this topic so we can be sure and be there.
Many thanks - Jim
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Planning Commission Regular
Meeting Date: 10/03/2018

2.B.

Subject
CITY OF PALM SPRINGS FOR A ZONE TEXT AMENDMENT TO ESTABLISH A CITYWIDE
ORDINANCE FOR THE TRANSFER OF DEVELOPMENT RIGHTS (CASE 5.1450 ZTA). (DN)

Attachments
2B- Transfer of Dev. Rights

PLANNING COMMISSION STAFF REPORT

DATE:

October 3, 2018

PUBLIC HEARING

SUBJECT:

CITY OF PALM SPRINGS FOR A ZONE TEXT AMENDMENT TO
ESTABLISH A CITYWIDE ORDINANCE FOR THE TRANSFER OF
DEVELOPMENT RIGHTS (CASE NO. 5.1450 ZTA). (DN)

FROM:

Department of Planning Services

SUMMARY:
The Planning Commission will consider establishing a new Zoning Code Section
(93.23.18) related to the transfer of development rights within the City. The ordinance
was prepared with direction from a Planning Commission ad hoc subcommittee to allow
the transfer of residential density or commercial intensity from open space or historic
property to another property better suited for the increased density or intensity. The
purpose of the ordinance is to incentivize protection of open space or historic property.
RECOMMENDATION:
1. Recommend approval to the City Council; or
2. Direct staff to study the matter further and return with additional information.
ISSUES:
•

The 2007 General Plan provides generalized description on how a transfer of
development rights might occur. An ordinance is needed to specify the process
and desired formula should a transfer occur.

BACKGROUND INFORMATION:
In the mid-2000s, there was much debate in the City about development proposals in
the mountain and hillside areas of the City. In particular, projects in the Chino Cone and
Palm Hills areas of the City created renewed interest in ensuring sensitive or limited
development of these hillside areas with the following occurring:
•

In 2004, an urgency ordinance was adopted, directing that new regulations be
prepared for the Chino Cone and adjacent areas. The urgency ordinance was
extended thru October 2006.
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•

•

In 2005, the following ballot measures were placed before the voters:
o Measure B proposed a maximum residential development density in the
Chino Cone of one unit per 40 acres. The measure failed.
o Measure C was a referendum to rescind a Council approval of a Palm
Hills development project, consisting of homes, resort hotel and golf
course across 1,200 acres. The measure passed.
Also in 2005, a citizens task force – Citizen’s Task Force for Mountain and
Foothill Preservation and Planning – (CTF) formed with the stated aim of,
“…seeking common ground for the development of land use policies for the
areas subject to Measures B and C…” The CTF received Council Support with
the inclusion of two Council members on the Task Force and the resources to
hire an attorney. The CTF held meetings and workshops resulting in a final report
presented to the City Council in December 2005.

In 2006, as a result of the above, the Council established the Environmentally Sensitive
Area Specific Plan (ESA-SP) Zone with the intent of providing “…for the development of
environmentally sensitive areas of the city in a manner that will preserve the open, rural
character of these areas while allowing development of ranchettes and clustered singleand multiple family or resort projects.” When approved, the ordinance applied to the
Chino Cone and the North Palm Canyon Drive north entry corridor areas.
The ESA-SP zone defines a total of 9 Planning Areas. A transfer of density is permitted
by the ESA-SP zone in three ways:
(1) Between Properties – Within any Planning Area, a residential density transfer of
one-to-one is permitted, subject to Specific Plan approval.
(2) Between Planning Areas – Between any Planning Area, a residential density
bonus transfer of 1.2 units at a receiving site for any one unit from a sending site
is permitted, subject to a single Specific Plan approval for all Planning Areas
involved with the transfer.
(3) Outside Planning Areas – Any Planning Area may transfer residential density to
any lot within the city with a bonus of 1.2 units at the receiving site for every unit
from the sending site, subject to approval of a specific plan for the sending
planning area and an appropriate entitlement for the receiving site, including but
not limited to a specific plan, conditional use permit, or a planned development
permit
Section 92.21.1.07 of the ESA-SP provides further standards and limitations of density
transfers for ESA-SP zones. However, the zoning code does not define the manner in
which density is calculated, only that a density bonus of 1.2 is permitted when sending
density outside of one Planning Area to another or to another location in the City.
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ANALYSIS:
General Plan
In 2007, the City completed a comprehensive update of the General Plan. The Land
Use Element established the distribution, location and density/intensity of land uses
throughout the City, representing a land use “road map” for the City’s future with goals,
policies and actions items. Those that support the proposed Transfer of Development
Rights ordinance are listed in an attachment to this report. In general, the goal is to
support the preservation of open spaces, especially hillsides/mountains, watercourses,
and natural desert and habitat areas. The General Plan also seeks to balance the parks
and recreation open space needs for residents and visitors to enjoy. The General Plan
designates these areas of the City as follows:
•
•
•
•
•
•

Open Space – Conservation (1 dwelling unit/20 acres). Total area: 1,284 acres.
Open Space – Desert (1 dwelling unit/10 aces). Total area: 4,305 acres.
Open Space – Mountain (1 dwelling unit/40 acres). Total area: 52,113 acres.
Open Space – Parks/Recreation (No density permitted). 1,517 acres.
Open Space – Water (No development permitted).
Special Policy Areas. This designation applies to the Chino Cone/Snow Creek
and Palm Hills areas. Chino Cone is permitted densities of 1 dwelling unit/40
acres, but additional density may be allowed if approved by Specific Plan. Palm
Hills permitted density is 1 dwelling/hotel unit per acre, not to exceed 1,200 units.
A Specific Plan is required for all areas. Total area: 4,487 acres.

Due to the location of City’s boundary and sphere of influence extending far beyond the
developed area, the major share of land in the City is designated Open Space –
Mountain. According to Table 2-1 of the General Plan, this land is more than 81-square
miles. In an effort to preserve this land, the designation states,
…any areas in parcels in excess of a 30 percent slope may not be used
for development or for purposes of calculating density except for purposes
of density transfer where (a) a portion of the subject parcel also lies within
an area designated for residential use or is otherwise suitable for
residential development, and all the extra units allowed can be
appropriately placed in these areas and (b) the area not used for
residential development is dedicated for open space purposes to the City
of Palm Springs or other appropriate accepting agency approved by the
City. Off-site density transfer may also be allowed if it can be
demonstrated that the additional density can be absorbed by the host site.
Density transfers shall be subject to the approval of a planned
development district.
Thus, the proposed transfer of development rights ordinance will facilitate transferring
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density from the largest share of open space land in the City to more appropriate areas,
particularly in the occasions when a mountain area has little or no suitable area for
residential development.
The ordinance is also appropriate to implement General Plan Policy as it relates to the
protection of Open Space – Parks/Recreation areas:
LU2.2

Projects that propose to convert open space areas that are
designated “Open Space – Parks/Recreation” to developable
areas (for residential, commercial, etc.) must either offer in-kind
replacement of such open space elsewhere in the City, make
payment of in-lieu fees, or replace the converted open space
through the use of density transfer.

When evaluating these three options (in-kind replacement, in-lieu fees or density
transfer), the transfer of development rights ordinance will provide a practical solution
for converting parks/recreation space while also meeting General Plan goals to
preserve other open spaces in the City. Property in the Open Space Parks/Recreation
designation is city-owned parks and private-owned golf courses, so in-kind replacement
by a private entity of the same elsewhere would be highly unlikely due to limited same
size acreage available for parks/recreation facilities. In-lieu fees can be complex,
difficult to determine and challenging to administer long term. The most probable
solution is the density transfer through the transfer of development rights ordinance.
Proposed Ordinance
When staff prepared the draft transfer of development rights ordinance, the goal was to
establish a simple, appropriate process and formula for a transfer to occur. As written,
the ordinance requires a Conditional Use Permit (CUP) to process a transfer. The five
required findings for CUP approval found in Section 94.02.00 of the Zoning Code, would
apply to both the sending site(s) (open space property sending its development rights)
and receiving site(s) (land receiving right to develop). All requests would be processed
and reviewed by the Planning Commission and City Council in accordance with the
CUP procedures.
Sites eligible for a transfer are defined in Section C of the draft ordinance. Both sending
and receiving site must be privately owned. Sending sites are land that is open space,
special policy areas or environmentally sensitive areas per the General Plan or Zoning
maps. A sending site may also be historic property. Receiving sites must be residential
or commercial, as defined by the General Plan or Zoning maps.
The formula for calculating development rights is a five step process defined in Section
D of the draft ordinance:
1. Step 1. Identify the owner’s reserved area. The owner may reserve all
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2.

3.

4.

5.

or a portion of the sending site to generate development rights for
transfer. The reserved area will be expressed in acres or square feet.
Step 2. Identify the undevelopable reserved area. This is expressed in
acres or square feet. Undevelopable reserved area includes the
following:
a. Area already occupied by above- or below-ground residential units,
structures or parking lots;
b. Areas encumbered by public or private easements;
c. Areas required for landscape, flood control, drainage, or other
environmental protection; and
d. Areas where development is already prohibited by the City.
Step 3. Determine the developable reserved area. The developable
reserved area is determined by subtracting the undevelopable
reserved area identified in Step 2 from the owner’s reserved area
identified in Step 1. The developable reserved area will be expressed
in acres or square feet.
Step 4. Identify the maximum density or intensity of the sending site.
The maximum density or intensity is determined by the sending site’s
General Plan designation. If the sending site allows residential, this
maximum will be expressed as a density of dwelling or hotel units per
acre. If the sending site allows commercial, the maximum will be
expressed as an intensity of square footage.
Step 5. Calculate the development rights. The development rights are
calculated by multiplying the developable reserve area determined in
Step 3 by the maximum density or intensity identified in Step 4. If the
sending site allows residential, the development rights will be
expressed as housing or hotel units. If the sending site allows
commercial, the development rights will be expressed as square feet.

This equation allows an easy calculation when determining quantities of development
rights to be transferred. Methods used by other cities and counties, such as transfer
credits or market-based appraisals of land, can be time consuming, costly and difficult
to administer for a city with the resource limitations of Palm Springs.
Additional requirements are found in Sections E and F of the draft ordinance. Staff
proposes a transfer bonus for hotel and residential uses at a ratio of 1.2 units at the
receiving site for every one unit from a sending site. This would be consistent with the
precedent established in the ESA-SP zones discussed in the Background Information
section of this report. Other requirements in the draft ordinance include conservation
easement recordation, transfer limitations, and other clarifications for administering a
transfer of development right application.
ENVIRONMENTAL ANALYSIS:
Pursuant to the California Environmental Quality Act (CEQA) Guidelines, the proposed
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Zone Text Amendment has been deemed a "project". Staff has determined that the
proposed zone text amendment (Case 5.1450 ZTA) may be deemed Categorically
Exempt from the provisions of CEQA under Section 15308 (Actions by Regulatory
Agencies for Protection of the Environment) of the CEQA Guidelines. The proposed
zone text amendment proposes new regulations that will establish a process to protect
the natural mountain and desert areas.
CONCLUSION:
The draft ordinance provides a practical process for a transfer of development right
proposal and would support the General Plan goals for preserving the City's natural and
historic resources. The Planning Commission may recommend approval of the draft
ordinance to the City Council or table the item for additional study and direct staff as
appropriate.

~ t
David A Newell, AICP
Associate Planner
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Fli n Fagg, AICP
Director of Planning Services

ATTACHMENTS:
1 . Draft Ordinance
2. List of related General Plan Goals, Policies and Actions

ORDINANCE NO. _____
AN ORDINANCE OF THE CITY OF PALM SPRINGS,
CALIFORNIA, ADOPTING SECTION 93.23.18 OF THE
PALM SPRINGS MUNICIPAL CODE, RELATING TO THE
TRANSFER OF DEVELOPMENT RIGHTS.
City Attorney’s Summary
This Ordinance adds Section 93.23.18 to the City’s
Municipal Code relating to transfer of development rights. A
transfer of development rights allows the owner of an open
space, agricultural, or historic property to transfer
development rights—residential density or commercial
intensity—for that property to another property better suited
for the increased density or intensity. The purpose of the
ordinance is to incentivize protection of open space,
agricultural, or historic property.
The City Council of the City of Palm Springs ordains:
Section 1.
Section 93.23.18 of the Palm Springs Zoning Code, TRANSFER OF
DEVELOPMENT RIGHTS, is hereby adopted, to read as follows:
93.23.18

Transfer of Development Rights

A.

Purpose. The purpose of this section is to allow for the voluntary transfer of
development rights from one parcel, the sending site, to another parcel or
parcels, the receiving site or sites. This section is intended to encourage the
protection and preservation of open space, agricultural and historic lands and to
encourage the development of increased residential density and commercial
intensity in suitable areas in the City.

B.

Review. An application for a transfer of development rights shall be completed,
processed, and reviewed as a conditional use permit per Section 94.02.00,
except that the findings required for approval must be made for both the sending
site and the receiving site(s).

C.

Eligible sites.
1.

Eligible sending sites. Development rights may be transferred from the
following sending sites:
a.

Privately owned; and

b.

Be at least one of the following:
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2.

D.

i.

Land designated as, or operating as a use permissible in,
open space in the General Plan or zoning code;

ii.

Land containing a structure with a Class 1 or Class 2 historic
designation or located within a Council-designated historic
district;

iii.

Land designated as Special Policy Area in the General Plan
or Environmentally Sensitive Area in the Zoning Code.

Eligible receiving sites. Development rights may be transferred to the
following receiving sites:
a.

Privately owned; and

b.

Be at least one of the following:
i.

Land designated as residential in both the General Plan and
Zoning Code; or

ii.

Land designated as commercial in both the General Plan
and the Zoning Code.

Calculating development rights.
1.

Step 1. Identify the owner’s reserved area. The owner may reserve all or a
portion of the sending site to generate development rights for transfer. The
reserved area will be expressed in acres or square feet.

2.

Step 2. Identify the undevelopable reserved area. This is expressed in
acres or square feet. Undevelopable reserved area includes the following:

3.

a.

Area already occupied by above- or below-ground residential units,
structures or parking lots;

b.

Areas encumbered by public or private easements;

c.

Areas required for landscape, flood control, drainage, or other
environmental protection; and

d.

Areas where development is already prohibited by the City.

Step 3. Determine the developable reserved area. The developable
reserved area is determined by subtracting the undevelopable reserved
area identified in Step 2 from the owner’s reserved area identified in Step
1. The developable reserved area will be expressed in acres or square
feet.
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4.

Step 4. Identify the maximum density or intensity of the sending site. The
maximum density or intensity is determined by the sending site’s General
Plan designation. If the sending siteallows residential, this maximum will
be expressed as a density of dwelling or hotel units per acres. If the
sending site allows commercial, the maximum will be expressed as an
intensity of square footage.

5.

Step 5. Calculate the development rights. The development rights are
calculated by multiplying the developable reserve area determined in Step
3 by the maximum density or intensity identified in Step 4. If the sending
site allows residential, the development rights will be expressed as
housing or hotel units. If the sending site allows commercial, the
development rights will be expressed as square feet.

E.

Transfer. The owner(s) of the sending site, the owner(s) of the receiving site, and
the City, shall execute a deed, covenant or similar recordable document to
confirm any City-approved transfer of development rights, which shall be
approved by the Director of Planning Services and the City Attorney and then
recorded in Riverside County on title for both the sending site and the receiving
site.

F.

Use of sites and rights.
1.

Use of sending site. The owner of the sending site, which generated the
development rights for transfer, shall record a conservation easement
against the property per California Civil Code section 815.

2.

Use of development rights on receiving site.
a.

Transfer to like uses. The receiving site must be of the same zoning
category, residential or commercial, as the sending site.

b.

Number of receiving sites. The development rights may be
transferred to one receiving site or multiple receiving sites.

c.

Number of rights per site. The number of development rights
transferred per site may not result in development exceeding 125
percent of the receiving site’s zoning district’s density or intensity
limit.

d.

Transfer bonus for residential/hotel uses. If the sending and
receiving sites allow residential or hotel uses, development rights
may be transferred at the ratio of 1.2 units at the receiving site for
every one unit reserved from development at the sending site,
unless otherwise restricted by Section 92.21.1.07 of the Zoning
Code.
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e.

No variance. Use of the development rights does not require a
variance or modification to the receiving site.

f.

Other approvals. Approval of a transfer of development rights is not
an approval of a use or development for the receiving site. Any
change of use or development on the receiving site requires the
necessary permits and approvals required by City.

Section 2.
Section 94.02.00(A)(2) of the Palm Springs Zoning Code is hereby
amended to add the following subsection:
p.

Sending and receiving sites when establishing transfer of development
rights in accordance with Section 93.18.00 of the Zoning Code.

Section 3.
If any section or provision of this Ordinance is for any reason held to be
invalid or unconstitutional by any court of competent jurisdiction, or contravened by
reason of any preemptive legislation, the remaining sections and/or provisions of this
ordinance shall remain valid. The City Council hereby declares that it would have
adopted this Ordinance, and each section or provision thereof, regardless of the fact
that any one or more section(s) or provision(s) may be declared invalid or
unconstitutional or contravened via legislation.
Section 4.
The City Council Determines that the project is categorically exempt from
further review per State CEQA Guidelines (Cal. Code Regs., § 15000 et seq.). The
whole of the Ordinance is exempt, because the code amendment is an administrative
activity which will not result in a direct or reasonably foreseeable indirect physical
change to the environment. (§ 15060(c)(2).) The whole of Ordinance is exempt because
the code amendment is not a "project" as defined by section 15378, since it has no
potential for resulting in a direct or indirect physical change to the environment. (§
15060(c)(3).) A Notice of Exemption (NOE) will be posted should the project receive
final approval.
Section 5.
The Mayor shall sign and the City Clerk shall certify to the passage and
adoption of this Ordinance and shall cause the same, or the summary thereof, to be
published and posted pursuant to the provisions of law and this Ordinance shall take
effect thirty (30) days after passage.
PASSED AND ADOPTED THIS ______ DAY OF ________________, 2018.
AYES:
NOES:
ABSENT:
ABSTAIN:
_____________________________________
Robert Moon, Mayor
ATTEST:
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Anthony J. Mejia, City Clerk

APPROVED AS TO FORM:

____________________________
City Attorney

General Plan References to Transfer of Development Rights
10/03/2018 Planning Commission
Policy LU1.2: Encourage the exchange of public and private lands and the
consolidation of parcels to create buildable sites and to achieve greater efficiency of
land use.
Policy LU1.8: Allow density transfers within planned developments in exchange for the
provision of enhanced amenities and permanent open space.
Action LU1.2: Phase development into undeveloped areas according to the following
criteria:
a) Availability of services (streets, water, sewer, and emergency services);
b) Logical extension of services;
c) Contiguity with existing development; and/or
d) Conformance with an approved specific plan or planned development district.
Policy LU 2.2: Projects that propose to convert open space areas that are designated
“Open Space – Parks/Recreation” to developable areas (for residential, commercial,
etc.) must either offer in-kind replacement of such open space elsewhere in the City,
make payment of in-lieu fees, or replace the converted open space through the use of
density transfer.
Policy LU2.3 Encourage the exchange of public and private lands to eliminate unusable
parcels and to permit the orderly development and conservation of areas appropriate for
each site.
Action LU2.1: Develop limited-density bonus provisions for enhancements such as
outstanding design submissions, affordable housing, environmental sustainability, or
successful revitalization and incorporate them into the Zoning Ordinance. Additional
criteria that will be evaluated when determining a project’s ability to be considered for
the density bonus provision will include:
• Lot consolidation
• Adaptive reuse of historic structures
• Compliance with Leadership in Energy and Environmental Design (LEED®)
standards, and the development of sustainable “green buildings”
Goal LU 9 Preserve the City’s unique mountain resources for future generations.
Policy LU9.2 Preserve the frontal slopes of the Santa Rosa and San Jacinto Mountains
above the toe of the slope.
Policy LU 9.5 Encourage public acquisition and placement into public trust of
environmentally sensitive hillside areas.
Policy LU 9.9 Continue active interjurisdictional and interagency planning for the
conservation and preservation of the Santa Rosa Mountains in their natural state with
the Bureau of Land Management (BLM) and the Coachella Mountains Conservancy.

General Plan References to Transfer of Development Rights
10/3/18
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Policy LU 9.10 Encourage the acquisition of hillside parcels by public trusts or other
conservation-oriented entities where such parcel acquisition contributes to city-wide
open space conservation goals and plans.
Policy LU 9.12 Protect the scenic beauty of the mountains from erosion caused by
development.
Action LU 9.2 Work with public and private natural resource and conservation groups
to explore opportunities to preserve the Santa Rosa Mountains, San Jacinto Mountains,
Chino Cone and Snow Creek in their natural state.
Policy LU 13.2 Protect and conserve sensitive habitat areas through development
restrictions and clustering of land uses.
Policy LU 13.3 Continue to seek opportunities to acquire or designate open space for
preservation. This could include land dedication, in-lieu fees, grants, density transfer, or
other sources.
Action LU13.2 Apply the use of density transfers between properties located within the
Chino Cone and to properties elsewhere in the City to encourage the preservation of
views and natural resources.
Goal LU 14 Create a first class resort and residential development in Palm Hills that
preserves valued open space, hillsides, view corridors, and biological resources.
Policy LU14.1 Establish an innovative planning process to analyze and guide all
aspects of future development in the Palm Hills area including biological resources,
aesthetics, and infrastructure.
Policy LU14.2 Preserve the frontal slopes of the Santa Rosa Mountains that are visible
from the desert floor as open space.
Policy LU14.3 Public lands that are not used as part of a development project may not
be credited for density transfer purposes to an off-site development.
Policy LU 14.4 Explore opportunities for the exchange of public and private lands to
create proper development areas and viable habitat conservation areas.
Policy LU 14.5 Maximum density is one unit per acre (residential or hotel);
development on slopes above 30 percent is prohibited.
Policy LU14.6 Allow credits for density transfer where sensitive biological habitats,
including hillsides, washes, canyons, etc. are protected and dedicated as permanent
open space.
Action LU 14.1 Require the preparation of a Specific Plan for any development
proposed in Palm Hills.

General Plan References to Transfer of Development Rights
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Action LU 14.2 Establish a program for the permanent preservation of open space to
mitigate wildlife habitat loss and to provide recreational amenities. Programs should
complement the applicable conservation programs to the extent that they do not conflict
with the General Plan and the MSHCP.
Action LU14.3 Explore strategies to purchase the property for preservation, including
but not limited to issuance of bonds, matching funds from conservation agencies, and
partial acquisition of the site.
Mountain and Hillside Areas (p. 2-36 of Land Use Element):
• Open space is a limited and valuable resource which is a part of the City’s
historic heritage and the City should identify sensitive open space areas for
conservation and should acquire and preserve such areas.
• The City should continue its policies for open space acquisition and designation
by which approximately 3,000 acres have been acquired (as of 2006), including
mitigation of developer impacts through land dedication, density transfer and
payment of in-lieu fees, acceptance of gifts of land, obtaining federal and state
grants for conservation, working with regional conservation agencies, and
developing other funding sources.

Planning Commission Regular
Meeting Date: 10/03/2018

2.C.

Subject
CITY OF PALM SPRINGS FOR A ZONE TEXT AMENDMENT TO THE PALM SPRINGS ZONING
CODE (PSZC) RELATING TO MODIFICATIONS TO THE PLANNED DEVELOPMENT DISTRICT
(PDD) ORDINANCE (CASE 5.1439 ZTA). (FF)

Attachments
2C - ZTA - PDD Ordinance

CITY OF PALM SPRINGS
DEPARTMENT OF PLANNING SERVICES

MEMORANDUM
Date:

October 3, 2018

To:

Planning Commission

From:

Flinn Fagg, AICP
Director of Planning Services

Subject:

Agenda Item #2C – Case 5.1439 ZTA
Planned Development District Ordinance

As noted in previous memos on the topic of the Planned Development District (PDD)
ordinance, the City Attorney identified two issues with the draft ordinance that would
require further research:
1.
2.

Public benefit requirements; and
Termination of the PDD.

The following discussion describes the basis for the proposed changes to the draft
ordinance. The legislative draft ordinance, included as Attachment #2 to this report,
highlights the proposed changes discussed in this memo.
Public Benefit:
In researching the issue of the proposed public benefit requirements, the law of
exactions to prevent unconstitutional takings will apply. A dedication of property or
payment of money (an “exaction”) required for discretionary approval must satisfy the
United States and California Supreme Courts’ “essential nexus” requirement of Nollan v.
California Coastal Commission (1987). In addition, the exaction must also satisfy the
“rough proportionality requirement” of Dolan v. City of Tigard (1994). The draft
language as previously proposed exceeded the level of exaction allowable under the
law, and changes have been made so that public benefit requirements will be
proportional to any waivers requested and related directly to the impacts of the project.
It should be noted that two factors support the reduced need for public benefit under the
revised PDD ordinance:
• The proposed changes to the PDD ordinance drastically reduce the type and
quantity of exceptions to development standards that may be requested. The
proposed draft ordinance will prohibit single-use developments, prohibit
exceptions to height limitations, prohibit exceptions to perimeter setbacks, and

•

require open space that is equal to or greater than the underlying zoning. With
these limitations, the number of requested exceptions will be reduced, and the
corresponding need for public benefit will also decrease.
The adoption of new policies and ordinances over the past several years have
standardized some of the public benefit requirements, such as the “Sustainable
Features” benefit. With the adoption of the Water Efficient Landscape Ordinance
in 2016, the Solar Policy for New Residential Development in 2018, and recent
changes to the California Building Standards Code, most new developments will
already provide the energy conservation features suggested under the 2008
public benefit policy. Consequently, this former public benefit has become a
standardized practice.

Termination of the PDD:
Relative to the issue of procedures for termination of a PDD, the ordinance must allow
for adequate due process in revoking the discretionary approval. This requires notice to
the permittee, a public hearing to consider the revocation, and evidence to support the
findings for revocation. In addition, the process for reverting to the original zoning
designation also requires a noticed public hearing and findings in support of the
reversionary action. Based on these requirements, the draft ordinance has been
revised to incorporate necessary hearing process to terminate a PDD and return the
property to its previous zoning designation.

Attachments:
1.
Legislative Draft Ordinance
2.
Draft Resolution
3.
Planning Commission Staff Report – 06/27/18
4.
Final Recommendations – Ad Hoc PDD Committee
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Legislative Draft
Planned Development District Ordinance
Case 5.1439 ZTA
October 3, 2018

94.03.00 Planned Development District (POD).
A.

Purpose and Intent. The purpose of planned development districts is as
follows:
1.
Allow development of multiple land parcels under a single development
plan.
2.
Allow a mixture of land uses, housing types, or zones within a single
development project.
3.
Allow flexibility in certain development standards, where contextually
appropriate.
4.
Provide-pH~ic benoUts not requi~e applicable zoning distfiGk:H=
ether land develepmoot codes.
5.
Promote innovation and excellence in site and urban design, resulting in
projects of significantly higher quality than would be achieved through
conventional design practices and standards, and/or the underlying
zoning.
6.
Promote design variety within a development.
7.
Promote open space preservation througt:l municipal dedicatieA-ef
commun ity association owneF6A~.
8.
Promote more efficient traffic and pedestrian circulation.
9.
Promote preservation of natural features or significant historic/architectural
features.
(Implements Recommendations #1- #9)

B.

Applicability. The following regulations and general rules set forth in this
section shall apply in a planned development district. A planned development
district application is equivalent to a change of zone as specified in Section
94.07.00. A planned development district application may be required to
implement the goals, policies and objectives of a specific plan. Development in a
planned development district shall be subject to the requirements of this Section
and shall conform to the specifications of the preliminary and final development
plans as approved.

C.

Application and Procedures.
1.

General Requirements. A planned development district may be
established through application of the property owner or his legal
representative or the City Council in accordance with the procedures as
established in this Section, compliance with the requirements of the
California Environmental Quality Act, and the approval of preliminary and
03 October 2018
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final development plans. The process for approval of a planned
development district shall be as follows:
a.
b.
c.
2.

Pre-application Submittal;
Preliminary Development Plan; and
Final Development Plan.

Pre-application Submittal Process.
a.

b.

Pre-application Submittal.
Prior to submitting a planned
development district application, the applicant shall submit a preapplication package in a form as determined by the Director of
Planning Services. The pre-application submittal shall include the
following:
i.
Scaled and dimensioned site plans in a schematic format;
ii.
Schematic massing diagrams and/or building elevations,
showing the overall height of the project;
iii.
A project justification statement, as outlined in Section (3)(d);
and
iv.
At the discretion of the Director of Planning Services, the
applicant may be required to provide preliminary analyses and
evaluate
environmental studies that identify and
environmental constraints on the project site.
Neighbor Outreach Meeting.
A Neighbor Outreach Meeting
(Outreach Meeting) is intended to engage residents, property owners
and interested community members early in the conceptual design
of the planned development district and inform the applicant as to
what these parties find important in the neighborhood, what they
consider compatible with the neighborhood, and what types of land
uses they would support to be added to the neighborhood. An
assigned City planner shall attend the Outreach Meeting and
observe the process. · The following is required of the applicant:
i.
The applicant shall conduct at least one (1) in-person
Outreach Meeting in accordance with the procedures outlined
by the Director of Planning Services. Notification of the
meeting shall be provided to surrounding residents, property
owners, community associations and Neighborhood
Organizations.
ii.
At the Outreach Meeting, the applicant shall, in good faith,
provide information to the residents, property owners and
community members about the purpose of the meeting,
including a presentation on the goals and objectives of the
planned development district, the conceptual development
plan, and measures taken to ensure compatibility with the
existing surrounding neighborhood.
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After completing the Outreach Meeting, the applicant shall
prepare an Outreach Meeting report. The report shall include
a list of attendees and copies of the materials used during the
Outreach Meeting. The applicant shall also include a list of
input received from community members, and how and why it
was or was not incorporated in the pre-application submittal.
The report shall be organized such that issues and ideas
provided by the community members are clearly labeled by
the applicant in the list and the pre-application submittal.
iv.
In addition to the above Outreach Meeting, the applicant shall,
at the request of the City, hold additional meetings after the
formal planned development district application is submitted.
Planning Commission Scoping Meeting. Once the requirements of
Section (2)(a) and (2)(b) have been completed as determined by
staff, the Planning Commission shall review the pre-application
submittal materials at a study session. The Commission may provide
comments to the applicant, but shall not take any action on the preapplication submittal, nor shall it preliminarily indicate approval,
conditional approval or disapproval of the proposed project at this
stage.
(Implements Recommendation #26)
iii.

c.

3.

Formal Application - Preliminary Development Plan. The applicant shall
submit a preliminary development plan for review by the Planning
Commission and City Council. The following items shall be required in
conjunction with the submittal of a preliminary development plan
application:
a.

b.
c.

d.

Plans, Elevations, and Sections. The applicant shall submit a site
plan, landscape plan, building massing and elevations, and site
sections, which shall be provided in schematic form.
Permitted Uses. The applicant shall provide a list of permitted uses
that shall be allowable in the planned development district.
Development Standards. The applicant shall provide a list of
development standards for the proposed planned development
district, including but not limited to setback requirements, height
limits, lot coverage requirements, open space requirements,
parking requirements, permitted accessory structures, and setback
requirements for accessory structures and swimming pools. The
applicant may also be required to submit architectural design
guidelines for projects that are intended to be constructed in
multiple phases.
Project Justification Statement. The applicant shall submit a project
justification statement, identifying the following:
i.
How the proposed development is superior to that which is
permitted by right-of-zone;
03 October 2018
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ii.

e.

f.

g.

How the proposed application conforms to the purpose of a
planned development district as identified in Section
94.03.00{A);
iii.
Which exceptions to the underlying zoning regulations are
being requested and why those departures are necessary;
iv.
What recreational or open space amenities are being
provided for residents of the development that are not
etReJWise-re~ired by the underlying zonJAg; and
5)
How the architectural form and site planning is superior to
that which would otherwise result from conformance to the
standard zoning district requirements.
(Implements Recommendations #10- #13)
Outreach Meeting Report. The applicant shall be required to
provide a copy of the Outreach Meeting report, as outlined in
Section {2){b), with the preliminary development plan application.
Public Benefit. The applicant shall identify the public benefit that is
being provided to mitigate the impacts of the proposed
development in accordance with the requirements of Section
94.03.00{0){3).
Concurrent Applications. Any associated applications required for
the planned development district, such as a major architectural
application, conditional use permit, or subdivision map, may be
submitted and processed concurrently with the preliminary
development plan application.

5.

Preliminary Development Plan-·· Recommendation by the Planning
Commission. The Planning Commission shall hold a public hearing in
accordance with the requirements of Section 94.09.00 to review the
preliminary development plan for conformance to the requirements of this
Section and shall make a recommendation to the City Council. The
Planning Commission may recommend approval, approval with
conditions, or denial of the application. The Planning Commission shall
also make a recommendation to the City Council regarding the sufficiency
of the public benefit provided by the applicant.

6.

Preliminary Development Plan -Approval by the City Council. The City
Council shall hold a public hearing in accordance with the requirements of
Section 94.09.00 to review the preliminary development plan for
conformance to the requirements of this Section. Action to approve the
plan shall constitute approval of a preliminary planned development
district. The preliminary development plan shall, by reference, be
incorporated into and become a part of the planned development district.

7.

Final Development Plan-Approval by Planning Commission. The
applicant shall submit a final development plan for approval by the
Planning Commission. The final plan shall be substantially in conformance
03 October 2018
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with the approved preliminary plan and shall incorporate all modifications
and conditions to the preliminary development plan made by the City
Council. Should the final plan propose modifications which are not in
substantial conformance with the approved preliminary plan, such plan
shall be processed as a new application.

D.

8.

Final Development Plan-Appeal of Planning Commission Action.
Approval of the final development plan by the Planning Commission shall
be final unless appealed to the City Council. The appeal procedure shall
be pursuant to Chapter 2.05 of the Palm Springs Municipal Code.

9.

Recordation of Final Map. Any final map required for a planned
development district shall not be recorded until the Final Development
Plan has been approved by the Planning Commission. or the City Council
iton appeal.

10.

Designation of Planned Development District on Zoning Map. Each
planned development district shall be numbered, the first being shown on
the official zoning map as PD(1) and each district subsequently applied for
being numbered successively. All planned development districts granted
final plan approval and constructed in accordance with the final plan shall
be shown on the official zoning map of the city. Designation of a planned
development district on the official zoning map shall constitute an
amendment of the official zoning map. Planned development districts
which are terminated pursuant to this Section shall revert to the previous
zoning pursuant to Section 94.03.00(H).

Minimum Development Standards.
1.

Uses Permitted. The Planning Commission and City Council shall find that
the proposed uses as shown on the preliminary development plan for the
planned development district are in conformity with the required findings
and conditions as set forth in this Section, the general plan, and sound
community development. Only those uses approved by the Planning
Commission and City Council may be permitted in the planned
development district. The following types of uses may be permitted in a
planned development district:
a.
Mixed-Use Development. Planned development districts may
include a multiplicity of uses, provided the proposed uses are
permitted by the general plan land use designation. The form and
type of development on the site boundary shall be compatible with
the existing or potential development of the surrounding
neighborhoods.
b.
Housing Uses. Planned development districts may include a
multiplicity of housing types, provided the density conforms to the
overall gross density of the general plan requirements. A planned
03 October 2018
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c.

d.

e.

2.

development district application for a single housing type is
prohibited, unless combined with commercial or civic/institutional
uses, or for the development of affordable housing units.
Industrial Uses. In industrial zones, a property which combines
industrial and service commercial uses may be approved as a
planned development district subject to the performance standards
of the M-1-P zone to protect the health, safety and welfare of the
area. Such planned development districts shall be permitted on a
major or secondary thoroughfare as indicated on the general plan
street plan or when these uses are integrated into an overall
development plan. In both instances the proposed use shall not
adversely affect the uses of properties in adjoining areas.
Civic/Institutional Uses. Additional uses may be permitted in the
planned development district including churches, nursery and day
schools for pre-school children, civic uses, and other similar uses
when these uses are located on a secondary or major thoroughfare
as indicated on the general plan street plan or when these uses are
integrated into an overall development plan and when in both
instances the proposed use would not adversely affect the uses of
property in adjoining areas.
Gaming Uses -Allotted Trust Land. On allotted trust lands of the
Agua Caliente Indian Reservation, a property which contains a
gaming facility may be approved as a planned development district
subject to the objectives and general plan land use section to
protect the health, safety and welfare of the area. Such planned
development district may include support uses such as resort
hotels, restaurants, retail commercial, and entertainment and
parking facilities. Such planned development district shall be
permitted on a major or secondary thoroughfare as indicated on the
general plan street plan or integrated into an overall development
plan. In both instances the proposed use shall not adversely affect
the uses of adjoining properties.

Property Development Standards. The Planning Commission and the City
Council shall establish a full range of development standards appropriate
to the orderly development of the site, which shall include the following
minimum standards:
a.
Building Height. Building heights shall conform to the requirements
of the comparable underlying zoning district, or as may be
permissible under the General Plan. (Implements
Recommendation #15)
b.
Parking Requirements. Parking and loading requirements shall be
subject to the requirements of Sections 93.06.00 and 93.07 .00,
respectively. Reductions in parking requirements may be approved
as part of a planned development district application where there is
a mixture of uses on the site and such uses may benefit from a
03 October 2018
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c.

d.

e.

f.

shared parking arrangement. A parking study shall be submitted
for review as part of any request to reduce parking requirements
based on a shared parking arrangement.
Setback Requirements. Front yard setbacks compatible with the
existing or potential development adjacent and/or opposite from
existing development shall be required to provide for an orderly and
uniform transition along the streetscape to preserve, protect and
enhance the properties adjacent to the proposed planned
development district. Non peripheral areas of the planned
development district shall not be subject to this requirement but
shall be determined by approval of the preliminary development
plan by the City Council. Exceptions to internal setback
requirements or minimum building separation requirements shall be
mitigated by increased open space. (Implements
Recommendations #17 & #18)
Lot Width. Minimum lot frontage not less than that of existing lots
adjacent and/or opposite from existing developments shall be
required to provide for an orderly and uniform transition along the
streetscape to preserve, protect and enhance the properties
adjacent to a proposed planned development district.
Nonperipheral areas of the planned development district shall not
be subject to this requirement but shall be determined by approval
of the preliminary development plan by the Planning Commission.
Development Form. The form and type of development on the
planned development district site boundary shall be compatible with
the existing or potential development of the surrounding parcels.
Open Space Requirements. Open space for planned districts shall
be equal to or greater than the minimum open space requirement
for the comparable zone in which the planned development district
is located. Recreational areas, drainage facilities and other manmade structures may be considered to meet a part of the open
space requirements, where such facilities provide recreational
opportunities for residents or are enhanced with landscape
treatments that adequately screen the facilities.
i.
Natural Features. Protection of natural landscape features
such as watercourses, sensitive land area, existing native
vegetation, wildlife, unique topographical features, and views
shall be required . Open spaces shall be integrated into the
overall design of the project.
Open Space for Commercial/Industrial Uses. The
ii.
percentage of open space for commercial, industrial and
mixed uses shall be determined by the development plan
approved by the City Council, and shall include features
such as plazas, pocket parks, or other similar features where
feasible.
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iii.

g.

h.

i.

k.

3.

Open Space for Residential Uses. Of the total required open
space area, a maximum of 50% may be designated as
private open space. The remainder of the required open
space area shall be designated as common open space.
(Implements Recommendations #16, #25, & #56)
Street/Driveway Alignment. Planned development districts shall
respect the existing street grid, so that entrances to the
development or streets within the development align with the
existing street grid at the perimeter of the development. In addition,
the planned development district shall conform to the street
alignments identified in the Circulation Plan of the General Plan.
(Implements Recommendation #19)
Density- Affordable Housing. Housing density may be increased
in conformance with state and local regulations if the planned
development district assists the city in meeting its affordable
housing goals as set forth in the housing element of the general
plan. (Implements Recommendation #24)
Perimeter Landscape Buffer. A ten (1 0) foot wide landscape buffer
area shall be required between any perimeter wall and any abutting
public right-of-way.
Pedestrian and Bicycle Access. Pedestrian and bicycle access to
the development shall not be gated and shall remain open and
accessible.
(The design standards implement Recommendation #67)

Public Benefit.
a.
General. Each application for a planned development district shall
require the provision of public benefit to offset any additional
impacts specifically created by waivers of development standards
requested under this section in asoordanse y,rith tho roqHiFemaRts
ef-li:Ks.£eGlion. A feature , im~rovQment-er-eeaication shall only be
eoosieeroo B&a-f*i~S\i&-t:Jenefit when it:
i.
Ex-seeds the ~actions 'Nhioh aro imposed oR-aU-sempara91e
pro:lectsj such as Figl:lt-ef-wa)' dedisations, minimum opeR
space dedisaUon and amenities, payment of QHimby AG!
fees, pro•risjon of p~is art, utiUty undefgrounding. and
similaF- reqwirements; and
ii.
Exceeds the level of impro•tement needed to miti§ate..a
development's CRvimenl-al-if:Rpaots beyond a level ef
si§flmeaHG&.b.
Exclusions. The projo&t-iM;elf shall not be considered as a public
benefit. The elements listed below shall not be considered as a
public benefit:
i.
The pro ject itself shall not be considered as a public enefit.
unlessa minimum of twenty-five percent (25%) of the gross
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a

c.

d.

floor area of the project has been developed as affordable
housing units;
ii.
The dedication of land or public imw ovements. the oayment
of standard impact fees or any other exaction which is
imposed on all comparable development projects not
seeking waivers of development standards under this
section.
Determination of Public Benefit. The public benefit shall 9e
proportionally offset the additional impacts created by the ~
numbeF, t~e-and extent of waivers requested as part of the
planned development district application. The applicant shall be
responsible for identifying the requested waivers and the
aeeornpanying public benefit u~at will be provided, their impact on
public infrastructure and/or services and the accompanying public
benefit that will offset that impact. The Planning Commission and
the City Council shall review the proposed public benefit for
sufficiency and shall specifically identify the public benefit in the
conditions of approval for the development.
Types of Public Benefit Required. An approved public benefit shall
include one or more of the elements listed below or any similar
element that is intended to proportionally offset the addition impacts
specifically created by the waivers requested under this section.
An element shall only be oonsider-ed a f*Jblie-benefit 'lJhere it
exceeds the e><aGtiGns which are imposed on a'll comparable
projects.
i.
Affordable Housing. The payment of fees to the City's
affordable housing fund, construction of affordable housing
units on the site, or the construction of off-site affordable
housing units.
ii.
5\Jslainable Features. Inclusion of features as part of the
Geve1Gpment whish measurably aid aehie~f6ment of the
Gity's sustalnabilit:y-gaats, includ~ng enhanced water
conservationnJr.eenhouse ga-5-FeGuGtion, solar pooi-Aeat*Afh
aGttve-and-passive solar systems which exceed State
~mmenls, LEED eertlfication (Sijver-Geft#f&aOO&Gr
~l=lefi , and other sustah:Jab1e feaWF&&.
iii.
On-site Public Amenities. The provision of on-site amenities
which will be available to or benefit the general public such
as parks and plazas, community open space dedication,
community meeting rooms, civic facilities, day care facilities,
preservation of historic structures, preservation of natural
features, or similar amenities.
iv.
Off-site Improvements. H:lel~;~sion The provision of off-site
amenities and dedications, including traffic enhancements,
traffic calming improvements, bikeways and trails, f*!GOO.
park lands, public recreation facilities, or other similar public
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improvements located off the project site which are intended
to proportionally offset the additional impacts specifically
created by the waivers requested und this section for the
project.
(Implements Recommendations #21- #23)
E.

Criteria and Findings - Preliminary Development Plan. The City Council
shall not approve a preliminary development plan unless the following findings
are made:
1.
The uses, density and intensity of the proposed preliminary development
plan are in conformance to the general plan land use designation for the
site; (Implements Recommendations #14 & #33)
2.
The uses permitted under the proposed development plan are in
conformance to the requirements listed in Section 94.03.00(0)(1 ), and are
not detrimental to adjacent properties or residents; (Implements
Recommendation #34)
3.
The preliminary development plan is in conformance to the property
development standards listed in Section 94.03.00(0)(2);
4.
The site is adequate in size and shape to accommodate the density and/or
intensity of the proposed development;
5.
The site for the proposed preliminary development plan has adequate
access to streets and highways properly designed and improved to carry
the type and quantity of traffic to be generated by the proposed use, and
the design for the site enhances or continues the city's existing grid in
accordance with the Circulation Plan of the City of Palm Springs General
Plan;
6.
The public benefit provided by the development is semmeRStJrate ~o,.qth
mitigates any waivers or exceptions requested as part of the preliminary
development plan; and
7.
That the conditions to be imposed and shown on the approved preliminary
development plan are necessary to protect the public health, safety and
general welfare.

F.

Criteria and Findings- Final Development Plan. The Planning Commission
shall not approve a final development plan unless the following findings are
made:
1.
The final development plan is in substantial conformance with the
preliminary development plan;
2.
The final development plan is in substantial conformance with all other
associated entitlements for the development; and
3.
The final development plan incorporates all modifications and conditions
to the preliminary development plan as approved by the City Council.

G.

Modification of a Planned Development District. A planned development
district may be modified by submitting a request for such modification to the
Department of Planning Services.
03 October 2018
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1.

2.

H.

Minor Modifications. Minor modifications to the approved preliminary
development plan or final development plan may be approved by the
Director, or may be referred to the Planning Commission for approval at
the discretion of the Director. Minor modifications may include any of the
following:
a.
Reduction in the number of units or overall building square footage
by no more than 10%;
b.
Minor adjustments to building footprints or building setbacks,
provided conformance is maintained to perimeter setback
requirements;
c.
Minor adjustments to the configuration of parking areas, provided
conformance is maintained to parking requirements ;
d.
Minor adjustments to landscape buffer areas or open space areas,
provided lot coverage and open space requirements are
maintained;
e.
Adjustments to the approved colors or materials specified for the
development, provided such adjustments do not materially impact
the visual appearance or aesthetic quality of the development;
f.
Minor modifications to the list of permitted uses for the planned
development district, provided such modifications do not materially
change the intent of the planned development district.
Major Modifications. Any modification that does not qualify as a minor
modification as defined in this Section shall require review in a public
hearing by the Planning Commission and the City Council in accordance
with the initial submittal requirements.

Termination of Proceedings.
1.

Termination of Proceedings- Preliminary Development Plan. If, within
two (2) years after the date of approval by the City Council of the
preliminary development plan, the final development plan, as indicated in
Section 94.03.00(C), has not been approved by the Planning Commission,
the procedures and actions which have taken place up to that time shall
be null and void and the preliminary planned development district shall
expire. Extensions of time may be allowed in accordance with the
provisions of Section 94.12.00. The extension of any associated tentative
map shall not be extended beyond the term approved for the preliminary
development plan. (Implements Recommendation #35)

2.

Termination of Proceedings- Final Development Plan.
If the owner or owners of property in the planned development
a.
district have not commenced construction within six (6) twelve (12)
months from the date of the approved final development plan as
approved by the Planning Commission, the planned development
district shall become ~YI~Ad -voia be subject to revocation/repeal
03 October 201 B
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b.

3.

by the Planning Commission. after holding a noticed public hearing.
The Planning Commission may extend the st~ twelve (12}
month period required for commencing construction in accordance
with the application procedures and criteria listed in Section
94.12.00.
Planned development districts which are approved in conjunction
with an approved development agreement shall be subject to the
termination requirements of the development agreement.

Reversion to Previous Zoning. Any POD which has been
revoked/repealed as provided in subsection (H}(2)(a) not staFted
construction 'Nithin tho tiR1e constFaints of this SestiGR shall revert to the
original zoning designation and the planned development district
designation shall be removed from the zoning map.

91.00.10 Definitions.
"Affordable Housing" means housing that is affordable to lower income households, as
defined in Section 50079.5 of Division 31 of the California Health and Safety Code, and
is generally defined to mean households earning up to 80% of the area median income
(AMI).
"Lot coverage" means the percentage of lot area covered by all buildings and
structures. Swimming pools or any portion of a structure which is open on at least one
side and is an extension of the exterior open space, in the opinion of the director of
planning services, shall not constitute a building for the purpose of this definition.
"Open Space" means any parcel or area of land or water which is set aside, dedicated,
designated, or reserved for public use or for the private use and enjoyment of owners
and occupants of land adjoining or neighboring such open space. Open space may
include natural areas, parks, trails, sidewalks, landscaped medians, swimming pools,
recreational facilities, water features, drainage facilities, and similar features and
amenities, but shall not include streets, driveways, parking lots, or habitable buildings.
"Open Space, Common" means open space that is designed and intended for the
common use or enjoyment by residents, guests, or members of the general public.
"Open Space, Private" means a usable open space adjoining and directly accessible to
a dwelling unit, reserved for the exclusive use of residents of the dwelling unit and their
guests.
(The definitions implement Recommendation #56)

93.05.00 Vehicular Access.
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E.

Controlled Access.

Requests for controlled access to a development shall be reviewed and approved by
the Planning Commission. Where controlled access to a development is proposed by
the use of guardhouses, gates or other similar controls, the design of such access shall
incorporate such features as service and emergency access, on-site turn-around,
relevant signing, or other similar features as may be required by the Planning
Commission. Controlled access is discouraged where it will interrupt the existing street
grid. Controlled access to developments shall only be approved by the Planning
Commission where the applicant can establish that the development will be impacted by
unauthorized parking from adjacent uses, traffic impacts from adjacent uses beyond the
design capacity of the internal streets, or public safety issues.
(Implements Recommendation #45)

Legend:
Underlined text in red represents proposed modifications to the draft ordinance based
upon review by the City Attorney; striGkeR~ represents language that is to be
removed .
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RESOLUTION No.
A RESOLUTION OF THE PLANNING COMMISSION OF
THE
CITY
OF
PALM
SPRINGS,
CALIFORNIA,
RECOMMENDING APPROVAL OF AN AMENDMENT TO
PALM SPRINGS ZONING CODE (PSZC) SECTIONS
91.00.10, 93.05.00, AND 94.03.00 RELATING TO
REGULATIONS
FOR
PLANNED
DEVELOPMENT
DISTRICTS (CASE 5.1439 ZTA).

THE PLANNING COMMISSION FINDS AND DETERMINES AS FOLLOWS:

A.

On July 20, 2017, the City Council held a joint meeting the Planning
Commission to review the recommendations of the Ad Hoc POD Committee, and directed
staff to develop a work plan to implement the recommendations of the Committee.
B.
On January 3, 2018, the City Council reviewed a proposed work plan to
implement the recommendations of the Ad Hoc POD Committee, and gave direction to
staff to proceed with the implementation of the recommendations as outlined in the work
plan.
C.
On January 10, 2018, the Planning Commission appointed a subcommittee
to work with staff on drafting amendments to the Planned Development District Ordinance
in accordance with the recommendations of the Ad Hoc POD Committee.
D.
On April11, 2018, the Planning Commission held a discussion on the draft
rev1s1ons to the Planned Development District Ordinance, and provided additional
direction to staff relative to the proposed amendments.
E.
On June 27, 2018, the Planning Commission reviewed the proposed draft
ordinance at a noticed public hearing, took public testimony concerning the draft
ordinance, and voted to continue the item to a date certain of July 11, 2018.

F.
On July 11, 2018, the Planning Commission reviewed the proposed draft
ordinance at a noticed public hearing, and continued the item to a date certain of
September 11, 2018, based on a request from the Agua Caliente Band of Cahuilla Indians
to defer action on the item until September.
G.
On September 11, 2018, the Planning Commission reviewed the
recommendations of the City Attorney relative to changes to the draft ordinance, and
tabled the matter for further review.
H.
Notice of a public hearing of the Planning Commission of the City of Palm
Springs to consider Case 5.1439 ZTA was given in accordance with applicable law.
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I.
On October 3, 2018, a public hearing on the proposed Zone Text
Amendment was held by the Planning Commission in accordance with applicable law.

J.

The proposed Zone Text Amendment is not subject to the California
Environmental Quality Act (Public Resources Code Section 21000 et seq.) pursuant to
Section 15060(c)(2) and 15060(c)(3) of the State Guidelines, because the Ordinance will
not result in a direct or reasonably foreseeable indirect physical change in the
environment and is not a "project," as that term is defined in Section 15378 of the State
Guidelines.
K.
The Planning Commission has carefully reviewed and considered all of the
evidence presented in connection with the hearing on the Zone Text Amendment,
including, but not limited to, the staff report, and all written and oral testimony presented.
L.
The Planning Commission finds that approval of the proposed Zone Text
Amendment would:
1.

Implement a majority of the recommendations of the Ad Hoc POD
Committee relative to the POD Ordinance and processing of POD
applications;

2.

Require conformance to the General Plan relative to land use and
density;

3.

Improve the minimum development standards for POD projects so
the community character is retained;

THE PLANNING COMMISSION OF THE CITY OF PALM SPRINGS RESOLVES:
SECTION 1. The Planning Commission recommends that the City Council approve
Case 5.1439 ZTA to revise the standards for planned development district applications
as contained in Sections 91.00.1 0, 93.05.00, and 94.03.00 of the Palm Springs Zoning
Code as set forth herein.
SECTION 2. Amend Section 91.00.10 of the Palm Springs Zoning Code to include the
following definitions:
"Affordable Housing" means housing that is affordable to lower income
households, as defined in Section 50079.5 of Division 31 of the California Health
and Safety Code, and is generally defined to mean households earning up to
80% of the area median income (AMI).
"Lot coverage" means the percentage of lot area covered by all buildings and
structures. Swimming pools or any portion of a structure which is open on at
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least one side and is an extension of the exterior open space, in the opinion of
the director of planning services, shall not constitute a building for the purpose of
this definition.
"Open Space" means any parcel or area of land or water which is set aside,
dedicated, designated, or reserved for public use or for the private use and
enjoyment of owners and occupants of land adjoining or neighboring such open
space. Open space may include natural areas, parks, trails, sidewalks,
landscaped medians, swimming pools, recreational facilities, water features,
drainage facilities, and similar features and amenities, but shall not include
streets, driveways, parking lots, or habitable buildings.
"Open Space, Common" means open space that is designed and intended for
the common use or enjoyment by residents, guests, or members of the general
public.
"Open Space, Private" means a usable open space adjoining and directly
accessible to a dwelling unit, reserved for the exclusive use of residents of the
dwelling unit and their guests.
SECTION 3. Rescind and replace Section 93.05.00(E) of the Palm Springs Zoning Code
as follows:
E.

Controlled Access.

Requests for controlled access to a development shall be reviewed and approved
by the Planning Commission. Where controlled access to a development is
proposed by the use of guardhouses, gates or other similar controls, the design of
such access shall incorporate such features as service and emergency access,
on-site turn-around, relevant signing, or other similar features as may be required
by the Planning Commission. Controlled access is discouraged where it will
interrupt the existing street grid. Controlled access to developments shall only be
approved by the Planning Commission where the applicant can establish that the
development will be impacted by unauthorized parking from adjacent uses, traffic
impacts from adjacent uses beyond the design capacity of the internal streets, or
public safety issues.
SECTION 4. Rescind and replace Section 94.03.00 of the Palm Springs Zoning Code as
follows:

94.03.00 Planned Development District (POD).
A.

Purpose and Intent. The purpose of planned development districts is as
follows:
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1.
2.
3.
4.

5.
6.
7.
8.

Allow development of multiple land parcels under a single development
plan.
Allow a mixture of land uses, housing types, or zones within a single
development project.
Allow flexibility in certain development standards, where contextually
appropriate.
Promote innovation and excellence in site and urban design, resulting in
projects of significantly higher quality than would be achieved through
conventional design practices and standards, and/or the underlying
zoning.
Promote design variety within a development.
Promote open space preservation.
Promote more efficient traffic and pedestrian circulation.
Promote preservation of natural features or significant historic/architectural
features.

B.

Applicability. The following regulations and general rules set forth in this
section shall apply in a planned development district. A planned development
district application is equivalent to a change of zone as specified in Section
94.07.00. A planned development district application may be required to
implement the goals, policies and objectives of a specific plan. Development in a
planned development district shall be subject to the requirements of this Section
and shall conform to the specifications of the preliminary and final development
plans as approved.

C.

Application and Procedures.
1.

General Requirements. A planned development district may be
established through application of the property owner or his legal
representative or the City Council in accordance with the procedures as
established in this Section, compliance with the requirements of the
California Environmental Quality Act, and the approval of preliminary and
final development plans. The process for approval of a planned
development district shall be as follows:
a.
b.
c.

2.

Pre-application Submittal;
Preliminary Development Plan; and
Final Development Plan.

Pre-application Submittal Process.
a.

Pre-application Submittal.
Prior to submitting a planned
development district application, the applicant shall submit a preapplication package in a form as determined by the Director of
Planning Services. The pre-application submittal shall include the
following:
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i.
ii.

b.

c.

Scaled and dimensioned site plans in a schematic format;
Schematic massing diagrams and/or building elevations,
showing the overall height of the project;
iii.
A project justification statement, as outlined in Section (3)(d);
and
iv.
At the discretion of the Director of Planning Services, the
applicant may be required to provide preliminary analyses and
environmental studies that identify and evaluate
environmental constraints on the project site.
Neighbor Outreach Meeting.
A Neighbor Outreach Meeting
(Outreach Meeting) is intended to engage residents, property owners
and interested community members early in the conceptual design
of the planned development district and inform the applicant as to
what these parties find important in the neighborhood, what they
consider compatible with the neighborhood, and what types of land
uses they would support to be added to the neighborhood. An
assigned City planner shall attend the Outreach Meeting and
observe the process. The following is required of the applicant:
i.
The applicant shall conduct at least one (1) in-person
Outreach Meeting in accordance with the procedures outlined
by the Director of Planning Services. Notification of the
meeting shall be provided to surrounding residents, property
owners, community associations and Neighborhood
Organizations.
ii.
At the Outreach Meeting, the applicant shall, in good faith,
provide information to the residents, property owners and
community members about the purpose of the meeting,
including a presentation on the goals and objectives of the
planned development district, the conceptual development
plan, and measures taken to ensure compatibility with the
existing surrounding neighborhood.
iii.
After completing the Outreach Meeting, the applicant shall
prepare an Outreach Meeting report. The report shall include
a list of attendees and copies of the materials used during the
Outreach Meeting. The applicant shall also include a list of
input received from community members, and how and why it
was or was not incorporated in the pre-application submittal.
The report shall be organized such that issues and ideas
provided by the community members are clearly labeled by
the applicant in the list and the pre-application submittal.
iv.
In addition to the above Outreach Meeting, the applicant shall,
at the request of the City, hold additional meetings after the
formal planned development district application is submitted.
Planning Commission Seeping Meeting. Once the requirements of
Section (2)(a) and (2)(b) have been completed as determined by
staff, the Planning Commission shall review the pre-application
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submittal materials at a study session. The Commission may provide
comments to the applicant, but shall not take any action on the preapplication submittal, nor shall it preliminarily indicate approval,
conditional approval or disapproval of the proposed project at this
stage.
3.

Formal Application- Preliminary Development Plan. The applicant shall
submit a preliminary development plan for review by the Planning
Commission and City Council. The following items shall be required in
conjunction with the submittal of a preliminary development plan
application:
a.

b.
c.

d.

e.

f.

Plans, Elevations, and Sections. The applicant shall submit a site
plan, landscape plan, building massing and elevations, and site
sections, which shall be provided in schematic form .
Permitted Uses. The applicant shall provide a list of permitted uses
that shall be allowable in the planned development district.
Development Standards. The applicant shall provide a list of
development standards for the proposed planned development
district, including but not limited to setback requirements, height
limits, lot coverage requirements, open space requirements,
parking requirements, permitted accessory structures, and setback
requirements for accessory structures and swimming pools. The
applicant may also be required to submit architectural design
guidelines for projects that are intended to be constructed in
multiple phases.
Project Justification Statement. The applicant shall submit a project
justification statement, identifying the following :
i.
How the proposed development is superior to that which is
permitted by right-of-zone;
ii.
How the proposed application conforms to the purpose of a
planned development district as identified in Section
94.03.00(A);
iii.
Which exceptions to the underlying zoning regulations are
being requested and why those departures are necessary;
iv.
What recreational or open space amenities are being
provided for residents of the development; and
5)
How the architectural form and site planning is superior to
that which would otherwise result from conformance to the
standard zoning district requirements.
Outreach Meeting Report. The applicant shall be required to
provide a copy of the Outreach Meeting report, as outlined in
Section (2)(b), with the preliminary development plan application.
Public Benefit. The applicant shall identify the public benefit that is
being provided to mitigate the impacts of the proposed

Resolution No.
October 3, 2018

Page7

g.

development in accordance with the requirements of Section
94.03.00(D)(3).
Concurrent Applications. Any associated applications required for
the planned development district, such as a major architectural
application, conditional use permit, or subdivision map, may be
submitted and processed concurrently with the preliminary
development plan application.

5.

Preliminary Development Plan - Recommendation by the Planning
Commission. The Planning Commission shall hold a public hearing in
accordance with the requirements of Section 94.09.00 to review the
preliminary development plan for conformance to the requirements of this
Section and shall make a recommendation to the City Council. The
Planning Commission may recommend approval, approval with
conditions, or denial of the application. The Planning Commission shall
also make a recommendation to the City Council regarding the sufficiency
of the public benefit provided by the applicant.

6.

Preliminary Development Plan - Approval by the City Council. The City
Council shall hold a public hearing in accordance with the requirements of
Section 94.09.00 to review the preliminary development plan for
conformance to the requirements of this Section. Action to approve the
plan shall constitute approval of a preliminary planned development
district. The preliminary development plan shall, by reference, be
incorporated into and become a part of the planned development district.

7.

Final Development Plan -Approval by Planning Commission. The
applicant shall submit a final development plan for approval by the
Planning Commission. The final plan shall be substantially in conformance
with the approved preliminary plan and shall incorporate all modifications
and conditions to the preliminary development plan made by the City
Council. Should the final plan propose modifications which are not in
substantial conformance with the approved preliminary plan, such plan
shall be processed as a new application.

8.

Final Development Plan -Appeal of Planning Commission Action.
Approval of the final development plan by the Planning Commission shall
be final unless appealed to the City Council. The appeal procedure shall
be pursuant to Chapter 2.05 of the Palm Springs Municipal Code.

9.

Recordation of Final Map. Any final map required for a planned
development district shall not be recorded until the Final Development
Plan has been approved by the Planning Commission, or the City Council
if on appeal.
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10.

D.

Designation of Planned Development District on Zoning Map. Each
planned development district shall be numbered, the first being shown on
the official zoning map as PD(1) and each district subsequently applied for
being numbered successively. All planned development districts granted
final plan approval and constructed in accordance with the final plan shall
be shown on the official zoning map of the city. Designation of a planned
development district on the official zoning map shall constitute an
amendment of the official zoning map. Planned development districts
which are terminated pursuant to this Section shall revert to the previous
zoning pursuant to Section 94.03.00(H).

Minimum Development Standards.
1.

Uses Permitted. The Planning Commission and City Council shall find that
the proposed uses as shown on the preliminary development plan for the
planned development district are in conformity with the required findings
and conditions as set forth in this Section, the general plan, and sound
community development. Only those uses approved by the Planning
Commission and City Council may be permitted in the planned
development district. The following types of uses may be permitted in a
planned development district:
a.
Mixed-Use Development. Planned development districts may
include a multiplicity of uses, provided the proposed uses are
permitted by the general plan land use designation. The form and
type of development on the site boundary shall be compatible with
the existing or potential development of the surrounding
neighborhoods.
b.
Housing Uses. Planned development districts may include a
multiplicity of housing types, provided the density conforms to the
overall gross density of the general plan requirements. A planned
development district application for a single housing type is
prohibited, unless combined with commercial or civic/institutional
uses, or for the development of affordable housing units.
c.
Industrial Uses. In industrial zones, a property which combines
industrial and service commercial uses may be approved as a
planned development district subject to the performance standards
of the M-1-P zone to protect the health, safety and welfare of the
area. Such planned development districts shall be permitted on a
major or secondary thoroughfare as indicated on the general plan
street plan or when these uses are integrated into an overall
development plan. In both instances the proposed use shall not
adversely affect the uses of properties in adjoining areas.
d.
Civic/Institutional Uses. Additional uses may be permitted in the
planned development district including churches, nursery and day
schools for pre-school children, civic uses, and other similar uses
when these uses are located on a secondary or major thoroughfare
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e.

2.

as indicated on the general plan street plan or when these uses are
integrated into an overall development plan and when in both
instances the proposed use would not adversely affect the uses of
property in adjoining areas.
Gaming Uses - Allotted Trust Land. On allotted trust lands of the
Agua Caliente Indian Reservation, a property which contains a
gaming facility may be approved as a planned development district
subject to the objectives and general plan land use section to
protect the health, safety and welfare of the area. Such planned
development district may include support uses such as resort
hotels, restaurants, retail commercial, and entertainment and
parking facilities. Such planned development district shall be
permitted on a major or secondary thoroughfare as indicated on the
general plan street plan or integrated into an overall development
plan. In both instances the proposed use shall not adversely affect
the uses of adjoining properties.

Property Development Standards. The Planning Commission and the City
Council shall establish a full range of development standards appropriate
to the orderly development of the site, which shall include the following
minimum standards:
a.
Building Height. Building heights shall conform to the requirements
of the comparable underlying zoning district, or as may be
permissible under the General Plan.
b.
Parking Requirements. Parking and loading requirements shall be
subject to the requirements of Sections 93.06.00 and 93.07.00,
respectively. Reductions in parking requirements may be approved
as part of a planned development district application where there is
a mixture of uses on the site and such uses may benefit from a
shared parking arrangement. A parking study shall be submitted
for review as part of any request to reduce parking requirements
based on a shared parking arrangement.
c.
Setback Requirements. Front yard setbacks compatible with the
existing or potential development adjacent and/or opposite from
existing development shall be required to provide for an orderly and
uniform transition along the streetscape to preserve, protect and
enhance the properties adjacent to the proposed planned
development district. Nonperipheral areas of the planned
development district shall not be subject to this requirement but
shall be determined by approval of the preliminary development
plan by the City Council. Exceptions to internal setback
requirements or minimum building separation requirements shall be
mitigated by increased open space.
d.
Lot Width. Minimum lot frontage not less than that of existing lots
adjacent and/or opposite from existing developments shall be
required to provide for an orderly and uniform transition along the
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e.

f.

g.

h.

i.

streetscape to preserve, protect and enhance the properties
adjacent to a proposed planned development district.
Non peripheral areas of the planned development district shall not
be subject to this requirement but shall be determined by approval
of the preliminary development plan by the Planning Commission.
Development Form. The form and type of development on the
planned development district site boundary shall be compatible with
the existing or potential development of the surrounding parcels.
Open Space Requirements. Open space for planned districts shall
be equal to or greater than the minimum open space requirement
for the comparable zone in which the planned development district
is located. Recreational areas, drainage facilities and other manmade structures may be considered to meet a part of the open
space requirements, where such facilities provide recreational
opportunities for residents or are enhanced with landscape
treatments that adequately screen the facilities.
i.
Natural Features. Protection of natural landscape features
such as watercourses, sensitive land area, existing native
vegetation, wildlife, unique topographical features, and views
shall be required. Open spaces shall be integrated into the
overall design of the project.
ii.
Open Space for Commercial/Industrial Uses. The
percentage of open space for commercial, industrial and
mixed uses shall be determined by the development plan
approved by the City Council, and shall include features
such as plazas, pocket parks, or other similar features where
feasible.
Open Space for Residential Uses. Of the total required open
iii.
space area, a maximum of 50% may be designated as
private open space. The remainder of the required open
space area shall be designated as common open space.
Street/Driveway Alignment. Planned development districts shall
respect the existing street grid, so that entrances to the
development or streets within the development align with the
existing street grid at the perimeter of the development. In addition,
the planned development district shall conform to the street
alignments identified in the Circulation Plan of the General Plan.
Density- Affordable Housing. Housing density may be increased
in conformance with state and local regulations if the planned
development district assists the city in meeting its affordable
housing goals as set forth in the housing element of the general
plan.
Perimeter Landscape Buffer. A ten (1 0) foot wide landscape buffer
area shall be required between any perimeter wall and any abutting
public right-of-way.
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k.

3.

Pedestrian and Bicycle Access. Pedestrian and bicycle access to
the development shall not be gated and shall remain open and
accessible.

Public Benefit.
a.
General. Each application for a planned development district shall
require the provision of public benefit to offset any additional
impacts specifically created by waivers of development standards
requested under this section.
b.
Exclusions. The elements listed below shall not be considered as a
public benefit:
i.
The project itself shall not be considered as a public benefit,
unless a minimum of twenty-five percent (25%) of the gross
floor area of the project has been developed as affordable
housing units;
ii.
The dedication of land or public improvements, the payment
of standard impact fees or any other exaction which is
imposed on all comparable development projects not
seeking waivers of development standards under this
section.
c.
Determination of Public Benefit. The public benefit shall
proportionally offset the additional impacts created by the waivers
requested as part of the planned development district application.
The applicant shall be responsible for identifying the requested
waivers their impact on public infrastructure and/or services and the
accompanying public benefit that will offset that impact. The
Planning Commission and the City Council shall review the
proposed public benefit for sufficiency and shall specifically identify
the public benefit in the conditions of approval for the development.
d.
Types of Public Benefit Required. An approved public benefit shall
include one or more of the elements listed below or any similar
element that is intended to proportionally offset the addition impacts
specifically created by the waivers requested under this section.
i.
Affordable Housing. The payment of fees to the City's
affordable housing fund, construction of affordable housing
units on the site, or the construction of off-site affordable
housing units.
iii.
On-site Public Amenities. The provision of on-site amenities
which will be available to or benefit the general public such
as parks and plazas, community open space dedication,
community meeting rooms, civic facilities, day care facilities,
preservation of historic structures, preservation of natural
features, or similar amenities.
iv.
Off-site Improvements. The provision of off-site amenities
and dedications, including traffic enhancements, traffic
calming improvements, bikeways and trails, park lands,
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recreation facilities, or other similar public improvements
located off the project site which are intended to
proportionally offset the additional impacts specifically
created by the waivers requested und this section for the
project.
E.

Criteria and Findings - Preliminary Development Plan. The City Council
shall not approve a preliminary development plan unless the following findings
are made:
1.
The uses, density and intensity of the proposed preliminary development
plan are in conformance to the general plan land use designation for the
site;
2.
The uses permitted under the proposed development plan are in
conformance to the requirements listed in Section 94.03.00(0)(1), and are
not detrimental to adjacent properties or residents;
3.
The preliminary development plan is in conformance to the property
development standards listed in Section 94.03.00(0)(2);
4.
The site is adequate in size and shape to accommodate the density and/or
intensity of the proposed development;
5.
The site for the proposed preliminary development plan has adequate
access to streets and highways properly designed and improved to carry
the type and quantity of traffic to be generated by the proposed use, and
the design for the site enhances or continues the city's existing grid in
accordance with the Circulation Plan of the City of Palm Springs General
Plan;
6.
The public benefit provided by the development is mitigates any waivers
or exceptions requested as part of the preliminary development plan; and
7.
That the conditions to be imposed and shown on the approved preliminary
development plan are necessary to protect the public health, safety and
general welfare.

F.

Criteria and Findings- Final Development Plan. The Planning Commission
shall not approve a final development plan unless the following findings are
made:
1.
The final development plan is in substantial conformance with the
preliminary development plan;
2.
The final development plan is in substantial conformance with all other
associated entitlements for the development; and
3.
The final development plan incorporates all modifications and conditions
to the preliminary development plan as approved by the City Council.

G.

Modification of a Planned Development District. A planned development
district may be modified by submitting a request for such modification to the
Department of Planning Services.
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1.

2.

H.

Minor Modifications. Minor modifications to the approved preliminary
development plan or final development plan may be approved by the
Director, or may be referred to the Planning Commission for approval at
the discretion of the Director. Minor modifications may include any of the
following:
a.
Reduction in the number of units or overall building square footage
by no more than 10%;
b.
Minor adjustments to building footprints or building setbacks,
provided conformance is maintained to perimeter setback
requirements;
c.
Minor adjustments to the configuration of parking areas, provided
conformance is maintained to parking requirements;
d.
Minor adjustments to landscape buffer areas or open space areas,
provided lot coverage and open space requirements are
maintained;
e.
Adjustments to the approved colors or materials specified for the
development, provided such adjustments do not materially impact
the visual appearance or aesthetic quality of the development;
f.
Minor modifications to the list of permitted uses for the planned
development district, provided such modifications do not materially
change the intent of the planned development district.
Major Modifications. Any modification that does not qualify as a minor
modification as defined in this Section shall require review in a public
hearing by the Planning Commission and the City Council in accordance
with the initial submittal requirements.

Termination of Proceedings.
1.

Termination of Proceedings- Preliminary Development Plan. If, within
two (2) years after the date of approval by the City Council of the
preliminary development plan, the final development plan, as indicated in
Section 94.03.00(C), has not been approved by the Planning Commission,
the procedures and actions which have taken place up to that time shall
be null and void and the preliminary planned development district shall
expire. Extensions of time may be allowed in accordance with the
provisions of Section 94.12.00. The extension of any associated tentative
map shall not be extended beyond the term approved for the preliminary
development plan.

2.

Termination of Proceedings- Final Development Plan.
a.
If the owner or owners of property in the planned development
district have not commenced construction within twelve (12) months
from the date of the approved final development plan as approved
by the Planning Commission, the planned development district shall
be subject to revocation/repeal by the Planning Commission, after
holding a noticed public hearing. The Planning Commission may
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b.

3.

extend the twelve (12) month period required for commencing
construction in accordance with the application procedures and
criteria listed in Section 94.12.00.
Planned development districts which are approved in conjunction
with an approved development agreement shall be subject to the
termination requirements of the development agreement.

Reversion to Previous Zoning. Any POD which has been
revoked/repealed as provided in subsection (H)(2)(a) shall revert to the
original zoning designation and the planned development district
designation shall be removed from the zoning map.

ADOPTED THIS 3R0 DAY OF OCTOBER, 2018.

AYES:
NOES:
ABSENT:
ABSTAIN:

ATTEST:

Flinn Fagg, AICP
Director of Planning Services

PLANNING COMMISSION STAFF REPORT

DATE:

June 27, 201 B

SUBJECT:

REQUEST BY THE CITY OF PALM SPRINGS FOR A ZONE TEXT
AMENDMENT TO AMEND PALM SPRINGS ZONING CODE SECTIONS
91.00.10, 93.05.00, AND 94.03.00 RELATING TO THE REGULATIONS
FOR PLANNED DEVELOPMENT DISTRICTS (CASE 5.1439 ZTA).

FROM:

Department of Planning Services

PUBLIC HEARING

SUMMARY:
This is a request for consideration of proposed amendments to the Palm Springs Zoning
Code (PSZC) relative to the regulations for Planned Development District applications. A
Planning Commission subcommittee was appointed to study proposed amendments to
the Planned Development District ordinance, in accordance with the work plan approved
by the City Council earlier this year to implement the recommendations of the Ad Hoc
PDD Committee. The proposed ordinance will implement many of the recommendations
of the Ad Hoc PDD Committee.

RECOMMENDATION:
1.
2.

Recommend approval to the City Council; or
Alternatively, request modifications to the draft ordinance and continue the public
hearing to a future meeting date.

BACKGROUND INFORMATION:

Related Relevant City Actions
July 2016 March 2017

05/10/17

The Ad Hoc PDD Committee met 15 times between July 2016 and
March 2017, and formulated a list of proposed recommendations to
revise and improve the process for consideration of Planned
Development District (PDD) applications.
After several noticed public hearings and a study session, the Planning
Commission voted to recommend approval of the recommendations of
the Ad Hoc PDD Committee to the City Council, subject to certain
revisions.
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Related Relevant Ci!Y_ Actions
The City Council and the Planning Commission reviewed the
recommendations of the Ad Hoc POD Committee in a joint meeting,
07/20/17
and approved the recommendations with revisions. Staff was directed
to return to the City Council with a work plan for implementation of the
recommendations.
The City Council reviewed a proposed work plan for implementation of
01/03/18
the recommendations of the Ad Hoc POD Committee, and directed
staff to proceed with the work plan as proposed.
The Planning Commission appointed a subcommittee (Weremiuk,
Calerdine, Hirschbein) to study amendments to the POD ordinance in
01/10/18
accordance with the approved recommendations of the Ad Hoc POD
Committee.
The Planning Commission reviewed a draft of the proposed POD
04/11/18
amendments, and provided input to staff.

ANALYSIS:
The recommendations of the Ad Hoc POD Committee, approved by the City Council in
July 2017, include a total67 recommendations relative to improvements and revisions to
the City's process for reviewing and approving POD applications. A total of 30 of the
recommendations relate to specific changes to the POD ordinance and the administrative
aspects of processing POD applications; a copy of the recommendations is attached to
this report.
The Planning Commission appointed a subcommittee in January 2018 to study the
proposed amendments to the PDD ordinance, and has met several times to discuss the
proposed revisions. Staff has prepared a draft ordinance based on the recommendations
of the Ad Hoc POD Committee and the input of the Planning Commission subcommittee.
The primary changes to the ordinance are summarized as follows:
• Revises the purpose and intent statement for planned development districts Section 94.03.00(A).
• Proposes revisions to the uses that are permitted within a planned development
district- Section 94.03.00(C).
• Proposes modifications to the development standards for planned development
districts - Section 94.03.00(0).
• Incorporates the City Council's Public Benefit Policy Statement as part of the
ordinance, with minor adjustments to the elements that may be considered as a
public benefit- Section 94.03.00(E).
• Modifies the application process to require a pre-application review (Planning
Commission Seeping Meeting) as part of the process- Section 94.03.00(F).
• Provides specific criteria and findings for review of planned development district
applications- Section 94.03.00(G).
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•
•
•
•

Clarifies procedures for the approval of modifications to approved planned
development applications- Section 94.03.00(1).
Requires map extensions to be concurrent with the entitlements for a planned
development district- Section 94.03.00(J).
Adds standards and criteria for vehicular gates- Section 93.05.00.
Adds definitions for lot coverage and open space to clarify the requirements for
each as they pertain to planned development districts - Section 91.00.1 0.

The proposed revisions to the Planned Development District Ordinance will implement
the following recommendations of the Ad Hoc POD Committee; the entire list of
recommendations is included as an attachment to this staff report.
Section 1 - Purpose of Planned Development Districts
1. Allow development of multiple land parcels under a single development plan.
2. Allow a mixture of land uses or zones in a single project.
3. Allow flexibility in development standards, where contextually appropriate.
4. Provide community benefits not required under the applicable zoning district or
other land development codes.
5. Promote innovation and excellence in site and urban design, resulting in
projects of significantly higher quality than would be achieved through
conventional design practices and standards.
6. Promote design variety within a development.
7. Promote open space preservation through municipal dedication or community
association ownership.
8. Promote more efficient traffic and pedestrian circulation.
9. Promote preservation of natural or significant/historic architectural features.
Section 2- POD Project Justification
10. Specify why and how the project is better than by right-of-zone, and why the
PDD process is desirable for the project.
11. Specify exactly which exceptions are being requesting from the underlying
zoning regulations and why those departures are necessary.
12.A POD application shall specify the objectives of the project and how they relate
to the POD application.
13. Provide recreational facilities for residents of the development not otheiWise
required under the zoning district or other land development codes.
Section 3 - POD General Requirements
14. The project shall comply with the land use map and policies as specified by the
General Plan. A General Plan amendment shall be filed in conjunction with the
POD application where the proposed project is inconsistent with the existing
land use designation of the General Plan.
15. The project shall comply with the height of the underlying zoning district, unless
otherwise authorized by a specific plan or the General Plan.
16. Open space shall meet or exceed the open space requirements of the
underlying zoning district.
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17. The project shall respect the setback requirements of the underlying zoning at
the perimeter of the development site.
18. Exceptions to setback requirements or other development standards shall be
mitigated by increased open space.
19. Preserve the existing street grid, and require streets or driveways of a POD
project to align with streets at the perimeter of the project.
Section 4 - Public Benefit
21 . Amend the POD ordinance to require the provision of public benefit; define what
constitutes public benefit, and preclude the project itself from being defined as
the major public benefit.
22. A POD application shall list the public benefits proposed with the project,
including additional public open space, affordable housing units, additional
public amenities, addnional off-site improvements, or similar benefits that are
not required as standard development conditions. Items such as roadways,
required traffic signals, payment of impact fees, landscape materials, or similar
items that are required for all standard developments cannot be counted
towards satisfying the public benefit requirement.
23. Modifications to development standards shall not be thought of as "waivers,"
but as minor modifications to development standards. Any modification shall
be in exchange for desired public benefits specified by the zoning ordinance or
General Plan policies.
Section 5- Other Standards/Requirements
24. Allow density bonuses in accordance with State law through the POD process
for affordable housing units and senior housing units.
25. Use the POD process for environmentally sensitive parcels to allow for
clustering of housing and preservation of open space.
Section 6- Process Changes
26. Require PDD projects to be reviewed by the Planning Commission in a study
session prior to formal submittal.
33. Revise the findings required for a POD to include: a) general consistency with
development standards; b) conformance to the General Plan; c) public benefit;
d) major architectural standards with enhanced design requirements; and e)
specific development standards.
34. Prior to approving a POD, the Planning Commission and the City Council shall
make findings that the PDD is consistent with the General Plan, that the use is
consistent with the proposed underlying zoning. and that any modifications to
development standards are offset by the public benefits of the project.
35. Coordinate the expiration of POD entitlements with any mapping action
associated with the project so that both actions expire at the same time.
Section 7- General Plan Changes
45. Gates around developments should be precluded where it interrupts the grid
pattern.
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Section 8- Zoning Code Changes
56. Refine the definition of "open space" and coordinate with definitions for "lot
coverage" and "common open space." Clearly identify where "common open
space" is required, versus a percentage of open space that includes the
landscaped areas of individual units.
67. Develop increased design standards/requirements for POD projects.
While many of the recommendations of the Ad Hoc POD Committee will be addressed by
this ordinance, there are still a number of recommendations to be implemented. Based
on the work plan approved by the City Council, staff will begin working on the
implementation of the following items:
Task: Modify Procedures for Processing POD Applications
Description: Revise PDD application fonns and administrative processes to align
with new PDD regulations and review requirements.
Start Date:
Recommendations Implemented:
Process:
#27-32, #38
Administrative
Summer2018

I

I

Task: Small-Lot Development Regulations
Description: Amend the Zoning Code to include small-lot development standards
as an alternative to the PDD application process.
Recommendations Implemented:
Process:
Start Date:
#20, #52-54, #60
Zoning Text Amendment
Summer 2018

I

I

Task: M'1xed- Use Deve opment R~g_u Iaf1ons
Description: Amend the Zoning Code to include mixed-use development
standards and regulations as an alternative to the PDD application process.
Recommendations Implemented:
#58,#60

Process:
Zoning Text Amendment

I

Start Date:
Fall2018

ENVIRONMENTAL ANALYSIS:
The proposed Zone Text Amendment is not subject to the California Environmental
Quality Act (Public Resources Code Section 21 000 et seq.) pursuant to Section
15060(c)(2) and 15060(c)(3) of the State Guidelines, because the Ordinance will not
result in a direct or reasonably foreseeable indirect physical change in the environment
and is not a "project," as that term is defined in Section 15378 of the State Guidelines.
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Director of Planning Services

ATIACHMENTS:
1. Legislative Draft- POD Ordinance Revisions.
2. Draft Resolution.
3. Final Recommendations- Ad Hoc POD Committee.

Recommendations – Ad Hoc PDD Committee
Suggested Changes to the PDD Ordinance (Section 94.03.00)
Purpose of Planned Development Districts
1. Allow development of multiple land parcels under a single development plan.
2. Allow a mixture of land uses or zones in a single project.
3. Allow flexibility in development standards, where contextually appropriate.
4. Provide community benefits not required under the applicable zoning district or other land
development codes.
5. Promote innovation and excellence in site and urban design, resulting in projects of significantly
higher quality than would be achieved through conventional design practices and standards.
6. Promote design variety within a development.
7. Promote open space preservation through municipal dedication or community association ownership.
8. Promote more efficient traffic and pedestrian circulation.
9. Promote preservation of natural or significant/historic architectural features.
PDD Project Justification
10. Specify why and how the project is better than by right-of-zone, and why the PDD process is
desirable for the project.
11. Specify exactly which exceptions are being requesting from the underlying zoning regulations and
why those departures are necessary.
12. A PDD application shall specify the objectives of the project and how they relate to the PDD
application.
13. Provide recreational facilities for residents of the development not otherwise required under the
zoning district or other land development codes.
PDD General Requirements
14. The project shall comply with the land use map and policies as specified by the General Plan. A
General Plan amendment shall be filed in conjunction with the PDD application where the proposed
project is inconsistent with the existing land use designation of the General Plan.
15. The project shall comply with the height of the underlying zoning district, unless otherwise
authorized by a specific plan or the General Plan.
16. Open space shall meet or exceed the open space requirements of the underlying zoning district.

Dissenting
Opinion(s):

Planning Commission Recommendation/Comments
Forward to the City Council.
Forward to the City Council.
Forward to the City Council.
Forward to the City Council.
Forward to the City Council.

Dissenting
Opinion(s):

Forward to the City Council.
Forward to the City Council.
Forward to the City Council.
Forward to the City Council.
Planning Commission Recommendation/Comments
Forward to the City Council.
Forward to the City Council.
Forward to the City Council.
Forward to the City Council.

Dissenting
Opinion(s):

Planning Commission Recommendation/Comments
Forward to the City Council.
Forward to the City Council.
Forward to the City Council.
20 July 2017
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Suggested Changes to the PDD Ordinance (Section 94.03.00)
17. The project shall respect the setback requirements of the underlying zoning at the perimeter of the
development site.
18. Exceptions to setback requirements or other development standards shall be mitigated by
increased open space.
19. Preserve the existing street grid, and require streets or driveways of a PDD project to align with
streets at the perimeter of the project unless contextually inappropriate.
20. Refine the definition of “open space” and coordinate with definitions for “lot coverage” and
“common open space.” Clearly identify where “common open space” is required, versus a percentage
of open space that includes the landscaped areas of individual units.
Public Benefit
21. Amend the PDD ordinance to require the provision of public benefit; define what constitutes public
benefit, and preclude the project itself from being defined as the major public benefit.
22. A PDD application shall list the public benefits proposed with the project, including additional
public open space, affordable housing units, additional public amenities, additional off-site
improvements, or similar benefits that are not required as standard development conditions. Items such
as roadways, required traffic signals, payment of impact fees, landscape materials, or similar items
that are required for all standard developments cannot be counted towards satisfying the public
benefit requirement.
23. Modifications to development standards shall not be thought of as “waivers,” but as minor
modifications to development standards. Any modification shall be in exchange for desired public
benefits specified by the zoning ordinance or General Plan policies.
Other Standards/Requirements
24. Allow density bonuses in accordance with State law through the PDD process for affordable
housing units and senior housing units.
25. Use the PDD process for environmentally sensitive parcels to allow for clustering of housing and
preservation of open space.

Forward to the City Council.
Forward to the City Council.
Forward to the City Council; objection to the phrase
“unless contextually inappropriate.”
Forward to the City Council.
Dissenting
Opinion(s):

Planning Commission Recommendation/Comments
Forward to the City Council.
Forward to the City Council.

Forward to the City Council; the recommendation should
be moved to the “PDD General Requirements” section.
Dissenting
Opinion(s):

Planning Commission Recommendation/Comments
Forward to the City Council.
Forward to the City Council, with the notation that this
recommendation is included to the extent that the issue is
not covered by other ordinances. In addition, the
Planning Commission has noted that this recommendation
should be included under the “Purpose of Planned
Developments” section.
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Suggested Changes to the Processing of PDD Applications
Process Changes

Dissenting
Opinion(s):

26. Require PDD projects to be reviewed by the Planning Commission in a study session prior to formal
submittal.
27. Planning staff shall identify compliance with the General Plan, development standards for the
underlying zoning district, and other land use requirements.
28. Staff reports shall detail specifically how proposed projects comply with the General Plan land
use designation, policies, and other provisions.
29. Staff reports shall detail specifically how proposed projects comply with the underlying zoning
district.
30. PDD applications that require excessive exceptions to development standards shall be
recommended for denial or shall be revised and resubmitted.
31. The City Council and Planning Commission need to acknowledge the role of staff as the regulatory
gatekeeper, and give staff the authority to enforce the General Plan and development standards.
32. PDD applications that do not conform to the General Plan land use designation and policies in
terms of use or density shall require the submittal of a General Plan amendment or a Change of Zone
application.
33. Revise the findings required for a PDD to include: a) general consistency with development
standards; b) conformance to the General Plan; c) public benefit; d) major architectural standards with
enhanced design requirements; and e) specific development standards.
34. Prior to approving a PDD, the Planning Commission and the City Council shall make findings that
the PDD is consistent with the General Plan, that the use is consistent with the proposed underlying
zoning, and that any modifications to development standards are offset by the public benefits of the
project.
35. Coordinate the expiration of PDD entitlements with any mapping action associated with the
project so that both actions expire at the same time.
36. Allow a PDD to be approved for a period of 3 years; allow no more than (3) one-year
LC
extensions. Any extensions shall be timed to expire with any associated tentative tract map or
tentative parcel map.

Planning Commission Recommendation/Comments
Forward to the City Council.
Forward to the City Council.
Forward to the City Council.
Forward to the City Council.
Forward to the City Council.
Forward to the City Council.
Forward to the City Council.
Combine the recommendations regarding findings
(Recommendations #33 and #34), and forward to the
City Council.
Combine the recommendations regarding findings
(Recommendations #33 and #34), and forward to the
City Council.
Forward to the City Council.
Do not forward to City Council; the recommendation
should reflect the same timeframe as the recent Extension
of Time ordinance (Case 5.1405 ZTA).
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Suggested Changes to the Processing of PDD Applications
Changes to Meeting Format

Dissenting
Opinion(s):

37. Modify the entitlement process to send applications to the Planning Commission first for land use
approval, and then to the Architectural Advisory Committee for architectural review.

38. Keep the public comment period open until after a motion by the Planning Commission; allow a 1minute public comment period after the motion is made, with comments limited solely to the motion as
made.

Suggested Changes to the General Plan
General Plan Changes
39. Identify areas suitable for small-lot development.
40. Study the addition of multifamily housing in areas zoned for shopping centers as a means to
encourage affordable housing, and study incentives for density/height and reduced parking for
affordable or senior-assisted living facilities within or adjacent to commercial areas.
41. Schedule an update to the General Plan.
42. Bring the zoning code into conformance and alignment with the General Plan. Clarify that
consistency with the General Plan (while not required for Charter Cities) is to be encouraged for
adopted General Plan policies.
43. Review all sections of the General Plan that mention the PDD process and determine if a zoning
ordinance update to a CUP or other permit can handle the issue.
44. Language in the General Plan that mandates the use of the PDD process as the entitlement
application for certain land uses (such as Mixed Use) should be modified to allow the PDD for new and
emerging concepts, but also mandate that the zoning ordinance be updated to cover these new
development concepts as quickly as possible.
45. Gates around developments should be precluded where it interrupts the grid pattern. Gating of
private roads may be considered on a case-by-case basis upon making findings.

LC

Dissenting
Opinion(s):

Planning Commission Recommendation/Comments
Forward to the City Council, with the comment that
Planning Commission should review development
standards and conceptual architectural design first, and
then forward to the AAC for architectural review. The
application would then be returned to the Planning
Commission for final architectural review.
Forward to the City Council, with a comment that the
additional public comment period shall be limited to
comments on the motion, and cannot include additional
comments on CEQA issues.

Planning Commission Recommendation/Comments
Forward to the City Council.
Forward to the City Council.
Forward to the City Council.
Forward to the City Council.
Forward to the City Council.
Forward to the City Council.

LC, KW

Forward to the City Council, with the elimination of the
second sentence. The presumption should be against
gates, unless there is a compelling argument to provide
gates.
20 July 2017
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Suggested Changes to the General Plan
General Plan Changes

Dissenting
Opinion(s):

46. Study the lower threshold of the higher density residential General Plan categories.
47. Carefully define “mixed-use and multi-use,” and specify if it must include commercial and
residential uses on the development site. Establish a residential bonus for true mixed-use development.
48. Determine which development standards in zoning cannot be modified with a PDD application,
and move such standards to the General Plan.
49. Prepare a zoning/General Plan consistency map that could point to rezoning of inconsistent
properties.
50. Establish where bonuses may be appropriate for affordable housing, provision of public parking,
provision of additional open space, etc.
51. Establish goals and policies for the reuse or redevelopment of existing golf course facilities.
Suggested Changes to the Zoning Ordinance
Zoning Code Changes
52. Establish standards for small-lot development in place of utilizing the PDD process. Consider
small-lot development in the R-2 and R-3 zones as may be appropriate, based on density.
53. For small-lot development, require an average of 5,000 SF lot area or provide common open
space.
54. In the RGA-6/8 and R-2 zones, change the default single-family standards from R-1-C to the
proposed small-lot standards.
55. Establish development standards for the reuse of existing golf courses facilities that incorporate
best practices from other jurisdictions.
56. Refine the definition of “open space” and coordinate with definitions for “lot coverage” and
“common open space.” Clearly identify where “common open space” is required, versus a percentage
of open space that includes the landscaped areas of individual units.
57. Establish a maximum height limit by zoning district; consider the elimination or modification of the
High-Rise Ordinance after review of permitted heights in all zoning districts. If the High-Rise
Ordinance is retained, consider different standards for different areas of the city, based on context.
58. Modify the zoning code to allow mixed-use development by right, and establish development
standards for mixed-use projects.

Planning Commission Recommendation/Comments
Forward to the City Council.
Forward to the City Council.
Forward to the City Council.
Forward to the City Council.
Forward to the City Council.
Forward to the City Council.

Dissenting
Opinion(s):

Planning Commission Recommendation/Comments
Forward to the City Council.
Forward to the City Council; clarify that the intent is to
maintain an effective lot size of 5,000 square feet and
provide common open space.
Forward to the City Council.
Forward to the City Council.
Forward to the City Council.
Forward to the City Council.
Forward to the City Council.
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Suggested Changes to the Zoning Ordinance
Zoning Code Changes
59. Rezone land not currently zoned for residential use (such as unbuilt or underutilized commercial
land) to include cluster or multifamily uses to make up for increasing small-lot development.
60. Create new zones to accommodate the types of development actually being built (example:
small-lot residential zone).
61. Remove language in the zoning code that specifically allows the City Council to approve
modifications of development standards.
62. Add appropriate development standards in the zoning code for institutional uses, religious uses,
properties split by zoning, and mixed-use development, so that these uses can be built by right rather
than relying on the PDD process.
63. Review all sections of the General Plan that mention the PDD process and determine if a zoning
ordinance update to a CUP or other permit can handle the issue.
64. Consider more/other ways to create flexibility in standards (such as the CUP process) to achieve
better design, etc.
65. Consider standards to address grading of hillside parcels or parcels with significant slopes.
66. Develop standards to address shading and mitigation of solar impacts.
67. Develop increased design standards/requirements for PDD projects.

Dissenting
Opinion(s):

Planning Commission Recommendation/Comments
Forward to the City Council.
Forward to the City Council, with the comment that the
zoning code should be amended to accommodate new
development types, instead of relying on the PDD
process.
Forward to the City Council, with the direction to first
identify the citations in the zoning code which grant the
City Council authority to waive development standards.
Forward to the City Council.
Forward to the City Council.
Forward to the City Council.
Forward to the City Council, with the comment to remove
the term “significant” and to recommend that grading
standards be adopted for hillside development.
Forward to the City Council.
Forward to the City Council; the recommendation should
be added under the “PDD General Requirements” section.

Legend: Text in red font reflects the recommendations of the Planning Commission.
Dissenting Opinion:
SB – Scott Bigbie
LC = Lyn Calerdine
TC = Tracy Conrad
JH = James Harlan
MJ = Michael Johnston
MR = Marvin Roos
KW = Kathy Weremiuk
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Planning Commission Regular
Meeting Date: 10/03/2018

3.A.

Subject
DISCUSSION OF PROPOSED SMALL-LOT RESIDENTIAL ZONE (R-1-E) DEVELOPMENT
STANDARDS (CASE 5.1398 ZTA). (FF)

Attachments
3A- Small-Lot Dev. Standards

PLANNING COMMISSION STAFF REPORT

DATE:

October 3, 2018

DISCUSSION

SUBJECT: DISCUSSION OF PROPOSED SMALL-LOT RESIDENTIAL ZONE (R-1E) DEVELOPMENT STANDARDS (CASE 5.1398 ZTA).
FROM:

Department of Planning Services

SUMMARY:
This is a request for discussion of proposed development standards for a new small-lot
residential zone, to be titled the R-1-E zoning district. The proposed zone district will
assist in implementing the recommendations of the Ad Hoc PDD Subcommittee, and
reflects the work of the Planning Commission Small Lot Subcommittee that was
appointed to address the issue. The proposed zoning district will allow for the
development of single-family subdivisions with lots that are a minimum of 5,000 square
feet in net lot area, utilizing standard street widths as stipulated by the City of Palm
Springs General Plan.

RECOMMENDATION:
Discuss the proposed development standards for the R-1-E zone and provide direction
to staff.

ANALYSIS:
Proposed R-1-E Development Standards:
The following table outlines the development standards for the proposed new R-1-E
zoning district; the complete development standards are outlined in the Legislative Draft
Ordinance, which is included as Attachment #1 to this report.
Standard
Min. Lot Size:
Min. Lot Width:

Requirement
5,000 SF; lots will generally range between 5,000
SF and 7,500 SF
50’ for interior lots
55’ for corner lots
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Standard
Min. Lot Depth:
Setbacks:
Front Yard – to House:
Front Yard – to Garage:
Side Yard – Interior Lot:
Side Yard – Corner Lot:
Rear Yard:
Max. Lot Coverage:
Height:
Parking:

Requirement
90’
15’
20’
6’
15’
15’
45%
1 story; 12’ height limit at side yard setback, 18’
maximum height at center of site
2 covered parking spaces required; tandem garage
permissible

While the proposed development standards for the R-1-E zone closely mirror the
development standards of the other R-1 zoning districts (R-1-A through R-1-D), the
Planning Commission subcommittee has recommended several minor exceptions for
the R-1-E zone:
• Allow zero-lot line development;
• Allow tandem garages to satisfy parking requirements; and
• Exempt covered outdoor living areas (e.g., covered porches) from lot coverage
requirements.
Staff has prepared a series of graphics outlining how the proposed development
standards (setbacks, lot coverage) impact the size and placement of residential
structures on the lot. The graphics are included as Attachment #2 to this report.
Comparable R-1-E Development:
The proposed R-1-E zoning district is modeled after the Vista Santa Rosa Subdivision,
which is located between Ramon Road on the north and Camino Parocela on the south,
and includes the following streets: Calle Encilia, Calle Santa Rosa, Calle Abronia, and
Calle Palo Fierro. The lots within the Vista Santa Rosa Subdivision range between
5,000 square feet and 6,000 square feet in area, and are typically 100 feet in depth.
The right-of-way for streets within the subdivision is generally 60 feet in width, with the
pavement being approximately 36 feet wide; while sidewalks are limited within the
subdivision, there is adequate area within the right-of-way to accommodate sidewalks
on both sides of the streets. Single-family houses within the subdivision are modest in
scale, with a one-story height limit. 1 The Vista Santa Rosa Subdivision was developed
by Raymond Cree in 1927, and was intended to be a subdivision with homes for the
working people of Palm Springs. 2 Based on the scale, development pattern, and origin
of the subdivision, it serves an appropriate model for a small-lot development standards.
The proposed R-1-E development standards are intended to replicate the development
1

Please note that the area including the Vista Santa Rosa subdivision is currently zoned R-2, as there is
no comparable zoning district for the existing lot sizes and setbacks.
2
Citywide Historic Resources Survey, City of Palm Springs.

Planning Commission Staff Report
Case 5.1398 ZTA
October 3, 2018 – Page 3 of 4

scale of the Vista Santa Rosa Subdivision.

MAP SHOWING THE LOCATION OF THE VISTA SANTA ROSA SUBDIVISION

General Plan Conformance:
The proposed R-1-E zoning district is intended to be consistent with the Low Density
Residential (4.1 – 6.0 dwelling units per acre) and the Medium Density Residential (6.1
– 15.0 dwelling units per acre) land use designations. The Low Density Residential
designation is intended for typical single-family detached residential development; the
Medium Density Residential designation is intended for a range of housing types,
including single-family attached and single-family detached projects. With lots ranging
from 5,000 to 7,500 net square feet, the density of R-1-E development would generally
range from approximately 5.0 dwelling units per gross acre to 7.5 dwelling units per
gross acre. Parcels proposed for rezoning to the R-1-E zone would be required to be
consistent with the density of the applicable General Plan land use designation for the
development site.
Implementation of the R-1-E Zoning District:
Adoption of the R-1-E zoning district standards would not result in any immediate
rezoning actions by the City. Applicants would be required to file a Change of Zone
application in conjunction with a Tentative Tract Map application, which would be
reviewed by the Planning Commission and approved by the City Council. Any proposed
Change of Zone to R-1-E would be required to be consistent with the General Plan land
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subdivisions would be required to adhere to the standards of the General Plan, which
requires a minimum 50-foot right-of-way width, with a 36-foot wide street width. The width
of the street would allow for on-street parking, which will more than adequately serve the
parking needs for the R-1-E zone.

CONCLUSION:
The proposed R-1-E zoning district will address the need for small-lot development
standards while maintaining the character and scale of existing development in Palm
Springs. Combined with the proposed revisions to the Planned Development District
Ordinance, the adoption of the R-1-E zone will eliminate future applications for small-lot
development via a Planned Development District application.

Director of Planning Services

ATTACHMENTS:
1. Legislative Draft Ordinance- R-1 Zones
2. Graphics- R-1-E Zone
3. Examples- Floor Plans for R-1-E Zone

ATTACHMENT #1
LEGISLATIVE DRAFT
ORDINANCE

Legislative Draft
R-1-E Small-Lot Residential District
Case 5.1398 ZTA
October 3, 2018

92.01.03 Property development standards.
The following property development standards shall apply to all land and buildings in the
R-1 zones, except that any lot created in compliance with applicable laws and
ordinances in effect at the time of is creation may be used as a building site.
All lots hereafter created shall comply with the following minimum standards and lots
now held under separate ownerships or of record shall not be reduced below these
standards.
A.

Minimum Lot Standards.

1. Lot area
(in square feet)
(fairway lots only)
2. Minimum width (in feet):
Interior lots
Corner lots:
a. Siding local/ collector street
b. Reverse
c. Siding major thoroughfare
d. Siding secondary thoroughfare
e. Cul-de-sac/curve lots (average
widths)
3. Minimum depth (in feet):
Backing on:
a. Interior lot/Local/Collector street
b. Major thoroughfare/State hwy.
c. Secondary thoroughfare
d. Fairway
Facing on:
a. Major thoroughfare
b. Secondary thoroughfare

B.

R-1-AH

R-1-A

R-1-B

R-1-C

R-1-D

R-1-E

20,000
-

20,000
-

15,000
-

10,000
12,500

7,500
-

5,000
-

130

130

120

100

75

50

140
140
165
155
130

140
140
165
155
130

130
130
150
140
120

110
110
140
130
100

82
92
117
107
75

55
55
N/A
N/A
50

120
160
150
120

120
160
150
120

120
160
150
120

100
140
130
100

100
140
130
100

90
N/A
100
90

145
135

145
135

145
135

125
115

125
115

N/A
N/A

R-1-AH

R-1-A

R-1-B

R-1-C

R-1-D

R-1-E

25

25

25

25

25

15

Yards and Building Standards.

1. Front yards:
a. Local/Collector street
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b. Major thoroughfare
c. Secondary thoroughfare
d. Service road
e. Curve lot/Cul-de-sac
f. Special conditions
(See Section 93.01.00)
2. Side yards:
a. Interior
b. Corner
(1) Local/Collector street
(2) Reverse on local street
(3) Major thoroughfare
(4) Secondary thoroughfare
(5) Service road
(6) Special conditions
(See Section 93.01.00)
3. Rear yards:
a. Backing on interior
lot/local/collector street
b. Backing on major thoroughfare
c. Backing on secondary
thoroughfare
d. Backing on fairway
e. Special conditions
(See Section 93.01.00)
4. Lot coverage (max.)
5. Minimum dwelling size
(excluding garage/carport)
6. Building Envelope. Buildings shall
not exceed one (1) story and twelve
(12) feet in height at the minimum
setback. From the minimum setback,
the height may be allowed to
increase along a plane which has a
slope of 4:12, until a building height
of eighteen (18) feet is attained.
Gable ends, dormers and front
entrance treatments, not exceeding
fifteen (15) feet in height, may
encroach past the building envelope
limits. These regulations may be
modified by the planning commission
for hillside lots pursuant to Section
94.06.01(A)(8).
7. Garages/Carports. Garages shall be

R-1-AH
50
25
25
20

R-1-A
50
25
25
20

R-1-B
50
25
25
20

R-1-C
50
25
25
20

R-1-D
50
25
25
20

R-1-E
N/A
N/A
15
15

10

10

10

10

7.5

6

20
25
50
25
25

20
25
50
25
25

20
25
50
25
25

20
25
50
25
25

15
25
50
25
25

15
15
N/A
N/A
15

15

15

15

15

15

15

25
25

25
25

25
25

25
25

25
25

25
25

20

20

20

20

20

15

35%
1,500

35%
1,500

35%
1,500

35%
1,100

35%
1,100

45%
N/A
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located not less than twenty-five (25)
feet from the property line abutting
the street from which such garage
has vehicular access and twenty-five
(25) feet from the opposite side of
the alley from which such garage has
vehicular access. In the R-1-E zone,
garages shall be located not less
than twenty (20) feet from the front
and corner side property
lines. Garages may be detached
from the main building in the R-1-A,
R-1-AH and hillside areas only.

C.

R-1-AH

R-1-A

R-1-B

R-1-C

R-1-D

R-1-E

Yard Exceptions.
1.
Front Yards.
a.
Lots substandard in depth by ten (10) percent or greater than the
zone requirement facing on a major or secondary thoroughfare
shall have a front yard of not less than twenty-five (25) feet.
i.
The front fifteen (15) feet of such yard shall be landscaped
and maintained. The rear portion of such front yard may be
used for accessory nondwelling structures and uses;
provided:
(A)
A wall or solid fence not more than six (6) feet in
height or solid screen landscaping is installed not less
than fifteen (15) feet from the front property line or
future highway line;
(B)
No accessory structures within such rear portion shall
have a height greater than ten (10) feet;
(C)
No accessory structure within such rear portion shall
be less than ten (10) feet from such wall, fence or
screen landscaping unless the height of such
structure is less than the height of such wall, fence or
screen landscaping;
(D)
No structure shall be permitted in any corner cutback
area.
b.
Key lots shall have a front yard not less than the front yard for the
adjoining interior lot. When the front yard on the adjoining interior
lot is less than prescribed by this Zoning Code, the key lot front
yard may be the same but shall in no case be less than fifteen (15)
feet.
c.
Partially Built-up Blocks. Where lots comprising fifty (50) percent or
more of the block frontage are developed with a front yard lesser
than that prescribed in this Zoning Code, the average of such
existing front yards shall establish the front yard for the remaining
lots in the block frontage; provided, a front yard determined in this
3 October 2018
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2.

3.

manner shall be not less than fifteen (15) feet. Existing front yards
greater than forty (40) feet shall be computed as forty (40) feet in
computing the average.
d.
Neighborhood Unit Plans. Where the entire block frontage is
designed and developed as a unit, the front yard requirements may
be varied by not more than five (5) feet in either direction; provided
that, the average front yard for the entire block frontage is not less
than that required in the zone.
Side Yards.
a.
Lots substandard in width ten (10) percent or greater than the zone
requirement shall have a side yard on each side of not less than ten
(10) percent of the width of the lot, but in no case shall such yard
be less than five (5) feet in width.
b.
Corner lots substandard in width ten (10) feet or greater than the
zone requirement shall have a side yard on the street or
thoroughfare side of not less than twenty (20) percent of the width
of the lot but in no case shall such yard be less than fifteen (15) feet
or ten (10) feet in width for R-1-A, R-1-AH, R-1-B, R-1-C and R-1-D
zones respectively.
c.
Corner or reversed corner lots siding on major or a secondary
thoroughfare shall have a side yard of not less than twenty-five (25)
feet. Such side yard may be used for accessory nondwelling
structures and uses; provided:
i.
A wall or solid fence not more than six (6) feet in height or
solid screen landscaping is installed on future highway line;
ii.
No accessory structures within such side yard shall have a
height greater than ten (10) feet; fifteen (15) feet in R-1-AH
and R-1-A zones;
iii.
No accessory structure within such side yard shall be less
than ten (10) feet or fifteen (15) feet in R-1-A and R-1-AH
zones from such wall, fence or screen landscaping unless
the height of such structure is less than the height of such
wall;
iv.
No structure shall be permitted in any corner cutback area.
Rear Yards.
a.
Lots substandard in depth by ten (10) percent or greater than the
zone requirement backing on a state highway or major or
secondary thoroughfare shall have a rear yard of not less than
twenty-five (25) feet. Such rear yard may be used for accessory
nondwelling structures and uses; provided:
i.
A wall or solid fence not more than six (6) feet in height or
solid screen landscaping is installed on the future highway
line;
ii.
No accessory structures within such rear yard shall have a
height greater than ten (10) feet;
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iii.

iv.

No accessory structure within such rear yard shall be less
than ten (10) feet from such wall, fence or screen
landscaping unless the height of such structure is less than
the height of said wall, fence or screen landscaping;
No structure shall be permitted in any corner setback area.

D.

Exceptions – Lot Coverage. In the R-1-E zone, non-habitable covered porches,
which are open on at least two sides, shall be excluded from lot coverage
requirements. Non-habitable covered porches shall be subject to setback
requirements.

D.E.

General Provisions.
1.
See Section 92.01.03(B)(7).
2.
Hillside Lots. Hillside lot front yards and building heights may be modified
by the director of community development as provided in Section
94.06.01.
3.
Exceptions. For exceptions (Permitted projections into required yards),
the provisions of Section 93.01.00(F) shall apply.
4.
Distance Between Buildings.
a.
For structures relating to the keeping of horses, the provisions of
Section 92.21.01(D)(4) shall apply.
b.
Minimum distance between buildings, accessory or main, shall be
ten (10) feet unless such buildings have a common wall.
c.
Buildings, accessory or main, over ten (10) feet in height shall be
separated by a minimum distance of fifteen (15) feet unless such
buildings have a common wall.
d.
Requirements for space between buildings shall be increased two
and one-half (2 1/2) feet for each ten (10) feet of building height or
fraction thereof above the first fifteen (15) feet of building height.
5.
Walls, Fences and Landscaping. The provisions of Section 93.02.00 shall
apply, except that walls and fences, not exceeding six (6) feet in height,
may be installed not less than fifteen (15) feet from the front property line
(or future right-of-way line) on parcels which have frontage on major
thoroughfares as indicated by the general plan.
6.
Access. The provisions of Section 93.05.00 shall apply.
7.
Off-Street Parking. Parking is permitted only where improved per Section
93.06.00 and in areas designed specifically for that use, unless otherwise
approved by the planning commission or the planning director. Such areas
shall be located no closer than five (5) feet to any property line adjacent to
a street.
8.
Off-Street Loading. The provisions of Section 93.07.00 shall apply.
9.
Signs. The provisions of Section 93.20.00 shall apply.
10. Antennas. The provisions of Section 93.08.00 shall apply.
11. Yard Lighting. Any nonincandescent light source shall not be visible from
off the property and shall be so arranged to reflect light away from
adjoining properties and streets.
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12.

Zero-Lot Line Development.
a.
Districts where permitted. Zero-lot line development may be
permitted in the R-1-E zoning district.
b.
Permitted Development Types. Zero-lot line developments may
include the following configurations:
i.
Dwelling unit is situated on a parcel so that one or more
portions of the structure is located on the side property line;
ii.
Dwelling unit is situated on a parcel so that one or more
portions of the structure is located on the side property line
and attached to the dwelling unit on the abutting parcel; or
iii.
Side yard setback for the dwelling unit is reduced, and an
exclusive use easement is provided on the abutting parcel.
c.
Development Standards.
i.
Lot size. The minimum lot size shall comply with the
requirements for the R-1-E zone.
ii.
Lot coverage. The lot coverage shall comply with the
requirements for the R-1-E zone.
iii.
Setbacks. Front and rear yard setbacks shall comply with
the requirements for the R-1-E zone. Side yard setbacks
may be reduced along one property line, provided the
opposite side yard setback is increased by the
corresponding setback reduction. Accessory buildings and
structures shall conform to the setbacks established for the
primary dwelling unit. This setback reduction shall not apply
to side yard setbacks adjacent to parcels that are not part of
the zero lot-line development.
iv.
Distance between buildings. The minimum distance
between buildings shall be twelve (12) feet.
v.
Height Limitation. The maximum building height shall
comply with the requirements for the R-1-E zone.
d.
Application Procedures. Zero-lot line developments shall be
processed and reviewed via a Tentative Map application. The map
shall identify the zero-lot line configuration on each parcel, the
setbacks for each parcel, and the area for any exclusive use
easement.

93.06.00 Off-street Parking.
C.

Parking Design Standards.
6.

Tandem Parking.
Automobile parking so arranged as to require the moving of any
vehicle in order to enter or leave any other stall shall be prohibited
in any zone unless specifically approved by the director of planning
3 October 2018
Page 6

and building Director. Tandem spaces may be permitted in the R1-E zone, subject to all other applicable development standards.
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ATTACHMENT #2
GRAPHICS
R-1-E ZONE

ATTACHMENT #3
FLOOR PLAN
EXAMPLES
(Note: The attached floor plans are intended to
show examples of the size and configuration of
houses that may be appropriate in the proposed
R-1-E zone)

