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

AGENDA

Wednesday
April 10, 2019

1:30 PM Regular Meeting

Dennis Woods, Chair
Peter Moruzzi, Vice Chair
Doug Donenfeld
Grace Garner
Michael Hirschbein
Doug Hudson
Maria Song
Staff Liaisons:
Flinn Fagg, AICP, Director of Planning Services
Jim Priest, Attorney
Terri Hintz, Administrative Coordinator
Rick Minjares, Engineering Associate
Glenn Mlaker, AICP, 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 4:00 pm on
Thursday, April 4, 2019.

Planning Commission Agenda
April 10, 2019
City of Palm Springs

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 4A
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: REGULAR AND SPECIAL MEETING MINUTES OF MARCH 27,
2019
RECOMMENDATION: Approval.

2.

PUBLIC HEARINGS: None.

3.

UNFINISHED BUSINESS: None.

4.

NEW BUSINESS:
A.

PINNACLE PALM SPRINGS, LLC, FOR A MAJOR ARCHITECTURAL APPLICATION FOR
THE CONSTRUCTION OF A 3,224-SQUARE FOOT HOUSE ON A HILLSIDE LOT AND AN
ADMINISTRATIVE MINOR MODIFICATION FOR A REDUCTION IN THE FRONT YARD
SETBACK AND AN INCREASE IN BUILDING HEIGHT LOCATED AT 1747 PINNACLE
POINT (LOT 7), ZONE PDD 79 (CASES 3.4095 MAJ & 7.1562 AMM). (GM)
RECOMMENDATION: Approval.

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, April 24, 2019, City
Hall, Council Chamber, 3200 E. Tahquitz Canyon Way, Palm Springs, California.

Planning Commission Regular
Meeting Date: 04/10/2019

1.A.

Subject
APPROVAL OF MINUTES: REGULAR AND SPECIAL MEETING MINUTES OF MARCH 27, 2019
RECOMMENDATION: Approval.

Attachments
Regular Mtg Minutes
Special Mtg Minutes

PLANNING COMMISSION MINUTES
CITY OF PALM SPRINGS, CALIFORNIA
March 27, 2019
Council Chamber, City Hall
3200 East Tahquitz Canyon Way, Palm Springs, California

CALL TO ORDER:
Chair Woods called the meeting to order at 1:30 pm.
ROLL CALL:
Present:

Donenfeld, Garner, Hirschbein, Hudson, Vice Chair Moruzzi, Chair
Woods

Excused:

Song

Staff Present:

Planning Director Fagg, Attorney Priest, Administrative Coordinator
Hintz, Engineering Associate Minjares, Associate Planner Mlaker

REPORT OF POSTING OF AGENDA: The Agenda was available for public access at the
City Hall exterior bulletin board (west side of Council Chamber) and the Planning Services
counter by 5:00 pm on Thursday, March 21, 2019.
ACCEPTANCE OF THE AGENDA:
Donenfeld, seconded by Moruzzi to accept the agenda as presented.
AYES:
ABSENT:

Donenfeld, Garner, Hirschbein, Hudson, Moruzzi, Woods
Song

PUBLIC COMMENTS: None.
1.

CONSENT CALENDAR:
1A.

APPROVAL OF MINUTES: MARCH 13, 2019

Moruzzi, seconded by Garner to approve minutes as amended.
AYES:
ABSENT:
ABSTAIN:
2.

Donenfeld, Garner, Hirschbein, Hudson, Moruzzi
Song
Woods

PUBLIC HEARING:
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Chair Woods noted a business-related conflict of interest and would not be participating in
the discussion and vote on this project. He left the Council Chamber at 1:34 pm.
2A.

KOAR PALM SPRINGS, LLC, FOR A PRELIMINARY PLANNED
DEVELOPMENT DISTRICT APPLICATION (PDD 389); A TENTATIVE
TRACT MAP (TTM 37602); A MAJOR ARCHITECTURAL APPLICATION
(3.4105 MAJ); AND ADOPTION OF AN ADDENDUM TO A PREVIOUSLY
APPROVED MITIGATED NEGATIVE DECLARATION FOR THE
CONSTRUCTION OF A 95-UNIT, THREE (3) STORY CONDOMINIUM
BUILDING AND A 4,990-SQUARE FOOT RETAIL STRUCTURE LOCATED
AT 1122 EAST TAHQUITZ CANYON WAY, ZONE REO, SECTION 14.

Associate Planner Mlaker presented the proposed 95-unit, three (3) story condominium
building, retail structure and pet services as outlined in the staff report.
JESUS HERRERA CORTEZ, Environmental Planner, CEQA Addendum, said that after
reviewing the components of the project it was determined that the prior environmental
review and updated supplemental portion are in conformance to the most current CEQA
guidelines.
LOREN OSTROW, owner, Koar International, on the board of LGBT since ’93 and has
known for many years that there would be an issue affecting the LGBT community as they
age. He said this project has a lot of open space and amenities and provided details on
the pet store (commercial) and requested the condition for the bus shelter and turn out on
Tahquitz Canyon be removed.
MARK PRIOR, said he knows the applicant and spoke well of him. He spoke in favor of
the project.
DAVID BRINKMAN, said as the LGBT community ages they will become more vulnerable
and they deserve a place where they will be cared for and respected.
BARRY JONES, executive assistant to Mike Thompson, CEO, The Center, read a letter
into the record, said the Living Out project aligns with and complements the mission of the
LGBT Community Center. He said this type of residential environment is missing from the
current Palm Springs housing stock.
DALE MCGHEE, said as an elderly LGBT, he has interest in this project. He expressed
concern that the parking appears to be some distance from the units and wonders how
convenient it would be for the elderly. He requested consideration to be given to this
issue.
KEVIN BAST, spoke in support of the project. He said they take care of people in their
homes- some gay, some straight. He said that socializing is extremely important to a
person’s well-being and encouraged approval of this project.
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ROB WRIGHT, said he’s aware of the discrimination of elderly same sex couples. He’s
pleased that they have selected this city and urged approval of this project.
BILL SHAW, urged approval of this project.
There being no further speakers the public hearing was closed.
Commissioner Donenfeld said this is very needed in this community. He thinks Palm
Springs should be the example for this demographic. He said that the design is quite
lovely and in keeping with Palm Springs and spoke in favor of this project.
Commissioner Hudson thinks the changes that have been made to the project especially
to the vehicular circulation is superior to what was shown before. He said that adding
more landscaping to the residential wings will be a better scheme. He thinks the
architecture is quite wonderful and does speak to Palm Springs. He thinks the Corten
steel panels need more work to ensure that some of the characteristics of Corten Steel do
not affect the building which could be achieved by sealing the panels or using powder
coated steel panels. He thinks the landscaping and exterior amenities are unbelievable
and will be a selling point for this project. He encouraged more details be added to the
landscape design at the public amenity plaza such as shading, seating areas, drinking
fountain and a discrete signage indicating it’s open to the public.
Commissioner Garner agrees that it’s a wonderful project. She understands that there’s
not a lot of use for the bus stop right now. She thinks as the community changes and as
we become more environmentally friendly in our city and in our country bus stops are
going to be vital and increasing in the amount of use. She thinks putting in the bus shelter
and turn out would be great; noting that there have been more tours and traffic on Tahquitz
Canyon and providing these types of resources is going to be important. She said they
need to think long-term when considering bus stops and putting these in place as they
move forward instead of waiting until there is a need. Because by the time there is a need
they are already doing a disservice to a number of people.
Commissioner Hirschbein said that he is not so sure there is a need for a turn out because
a bus stopping on Tahquitz at the present curb is not very disruptive to traffic. He said that
Tahquitz is never going to be a major thoroughfare unlike Ramon Road. He does agree
that a bus shelter would be appropriate and does not impinge on the site plan. He agrees
with Commissioner Hudson’s comments about the added amenities at the dog park and
spoke in favor of the project.
Hirschbein, seconded by Hudson to approve with changes:
1. Revise ENG. CONDITION #9: The applicant shall provide a bus shelter
on Tahquitz Canyon Way and incorporate the vocabulary of the
commercial building; and delete the requirement for a bus turn out.
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2. Revise PLN CONDITION #10: Public Benefit: The applicant shall provide
more shading, benches or seating area, drinking fountain and discrete
signage identifying it as a public plaza.
AYES:
ABSENT:
ABSTAIN:

Donenfeld, Garner, Hirschbein, Hudson, Moruzzi
Song
Woods

3.

UNFINISHED BUSINESS: None.

4.

NEW BUSINESS: None.

PLANNING COMMISSION REPORTS, REQUESTS AND COMMENTS:
CITY COUNCIL LIAISON REPORT:
PLANNING DIRECTOR’S REPORT:
ADJOURNMENT: The Planning Commission adjourned at 2:59 pm to a Special Meeting
at 3:00 pm, Wednesday, March 27, 2019, City Hall, Council Chamber, 3200 East Tahquitz
Canyon Way.

_______________________
Flinn Fagg, AICP
Director of Planning Services

PLANNING COMMISSION MINUTES
SPECIAL MEETING
CITY OF PALM SPRINGS, CALIFORNIA
March 27, 2019
Council Chamber, City Hall
3200 East Tahquitz Canyon Way, Palm Springs, California

CALL TO ORDER:
Chair Woods called the meeting to order at 3:10 pm.
ROLL CALL:
Present:

Donenfeld, Garner, Hirschbein, Hudson, Vice Chair Moruzzi, Chair
Woods

Excused:

Song

Staff Present:

Planning Director Fagg, Attorney Priest, Administrative Coordinator
Hintz, Engineering Associate Minjares, Senior Engineering Assistant
Primera

REPORT OF POSTING OF AGENDA: The Agenda was available for public access at the
City Hall exterior bulletin board (west side of Council Chamber) and the Planning Services
counter by 12:00 pm on Monday, March 25, 2019.
PUBLIC COMMENT: None.
1. NEW BUSINESS:
2A.

JAMES MILLIGAN FOR A REQUEST TO ABANDON AND VACATE THE
RIGHT-OF-WAY FOR A PORTION OF BISNAGA AVENUE, IN SECTION
25, TOWNSHIP 4 SOUTH, RANGE 4 EAST (ENG. R 18-09).

Senior Engineering Assistant Primera provided an overview on the request to abandon
and vacate a portion of the public right-of-way for Bisnaga Avenue within the Araby Tract.
Donenfeld, seconded by Garner to approve as presented.
AYES:
ABSENT:

Donenfeld, Garner, Hirschbein, Hudson, Moruzzi, Woods
Song

PLANNING COMMISSION REPORTS, REQUESTS AND COMMENTS:
• Request to receive context on upcoming projects;

Planning Commission Minutes
March 27, 2019
Page 2 of 2

•
•
•

Status of Dream Hotel, Downtown Park, Cameron interim landscape plan, Virgin
Hotel site improvement;
Cameron project right-of-way lighting is definitely an improvement;
Update on Boulders project construction.

CITY COUNCIL LIAISON REPORT: None.

PLANNING DIRECTOR’S REPORT:
• At the meeting a Planning Commission subcommittee was formed to study
submittal requirements for applications and requested consideration of including
one member of the AAC.

ADJOURNMENT: The Planning Commission adjourned at 3:32 pm to the regular meeting
at 1:30 pm, Wednesday, April 10, 2019, City Hall, Council Chamber, 3200 East Tahquitz
Canyon Way.

_____________________________
Flinn Fagg, AICP
Director of Planning Services

Planning Commission Regular
Meeting Date: 04/10/2019

4.A.

Subject
PINNACLE PALM SPRINGS, LLC, FOR A MAJOR ARCHITECTURAL APPLICATION FOR THE
CONSTRUCTION OF A 3,224-SQUARE FOOT HOUSE ON A HILLSIDE LOT AND AN
ADMINISTRATIVE MINOR MODIFICATION FOR A REDUCTION IN THE FRONT YARD SETBACK
AND AN INCREASE IN BUILDING HEIGHT LOCATED AT 1747 PINNACLE POINT (LOT 7), ZONE
PDD 79 (CASES 3.4095 MAJ & 7.1562 AMM). (GM)
RECOMMENDATION: Approval.

Attachments
Item 4A - Pinnacle Point (Lot 7)
4A- Pinnacle Point- Exhibit 1
4A - Pinnacle Point - Exhibit 2

PLANNING COMMISSION STAFF REPORT
DATE:

APRIL 10, 2019

SUBJECT:

PINNACLE PALM SPRINGS, LLC, FOR A MAJOR ARCHITECTURAL
APPLICATION FOR THE CONSTRUCTION OF A 3,224-SQUARE FOOT
HOUSE ON A HILLSIDE LOT AND AN ADMINISTRATIVE MINOR
MODIFICATION FOR A REDUCTION IN THE FRONT YARD SETBACK
AND AN INCREASE IN BUILDING HEIGHT LOCATED AT 1747
PINNACLE POINT (LOT 7), ZONE PDD 79. (CASES 3.4095 MAJ &
7.1562 AMM)

FROM:

Department of Planning Services

SUMMARY
This is a request of the Planning Commission to review a Major Architectural Application for
the construction of a one-story 3,224-square foot house on a hillside lot and a request for an
Administrative Minor Modification for a front yard setback reduction of two (2’) feet to eighteen
(18’) feet and an increase in building height of six (6”) inches to a maximum of eighteen feet –
six inches (18’-6”) located in the development known as Pinnacle Point.
RECOMMENDATION:
Approval by the Planning Commission with conditions.
BUSINESS PRINCIPLE DISCLOSURE:
The applicant has filed a Public Integrity Disclosure form stating that Pinnacle Palm Springs,
LLC is a California Limited Liability Company with the following person owning 99% of the
business: Alexa Axton. The signed Public Integrity Disclosure form is attached.

BACKGROUND:
Related Relevant City Actions by Planning, Fire, Building, etc…
02/04/1981 City Council adopted Resolution #13676 approving Planned Development
District (PDD 79) for a 12 lot subdivision on 12.5-acres in the Urban
Reserve (UR) zone.
09/17/2018 Architectural Advisory Committee reviewed a previous house design and
recommended a restudy.
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03/18/2019

04/14/2010
04/1/2019
04/4/2019

June 2018
Net Area
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Architectural Advisory Committee reviewed the project and recommended
approval to the Planning Commission.
Most Recent Ownership
Pinnacle Palm Springs, LLC
Notification
Notice sent to adjacent and abutting property owners.
Email notification sent to the Andreas Hills Neighborhood Organization.
Field Check
Staff visited site to observe existing conditions
Site Area
9,216-square feet

Subject Site: 1747 Pinnacle Point – Lot 7
Surrounding
Property
Subject
Property
North
South
East

Existing General Plan Existing Land Use
Designations
ER (Estate Residential),
Vacant
2 Units per acre
ER (Estate Residential),
Vacant
2 Units per acre
ER (Estate Residential),
Residence
2 Units per acre
Open Space Vacant
Watercourse

Existing
Zoning
Designations
PDD 79 (SingleFamily Residential)
PDD 79 (SingleFamily Residential)
R-1-C (Single
Family Residential)
PDD 79 (SingleFamily Residential)
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West

ER (Estate Residential),
2 Units per acre
DEVELOPMENT STANDARDS:
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Vacant

PDD 79 (SingleFamily Residential)

Section 92.01.03 (A) of the PSZC for the R-1-C development standards.

Lot Area
Lot Width
Lot Depth
Front Yard
Side Yard
Rear Yard
Building Height
(max.)

Bldg.
Coverage
House /
Garage
Off-street
parking
Landscaping

R-1-C
10,000-square feet
100 feet
100 feet
20 feet cul-de-sac
10 feet
10 feet
12 feet at setback line to
max 18 feet at a 4:12
slope
35% lot coverage

Proposed Project
9,216-square feet
99 feet
112 feet
18 feet
10 feet
10 feet
12’ feet at front
setback to a
maximum height of
18’-6” feet
35%

Comply
Yes
Yes – Cul-de-Sac
Yes
Yes with AMM
Yes
Yes
Yes with AMM

1,100 – sq ft minimum

3,224-square feet

Yes

2 covered spaces

2 garage spaces

Yes

No specific requirements

Landscape plan
provided

Yes

Yes

PROJECT DESCRIPTION:
The applicant is seeking approval to construct a 3,224-square foot house and two car garage
on a vacant hillside lot in the gated twelve (12) lot subdivision named Pinnacle Point. This
subdivision was first platted in 1981 with a final map recorded in 1989. The tract consists of
one street ending at a cul-de-sac with a total of twelve (12) single-family lots fronting Pinnacle
Point Road. A larger 8-acre common lot surrounds the development which is to remain as
unbuildable open space. The subdivision currently contains three (3) existing homes built in
mid-2000 which are similar in design style and size.
The original Tentative Tract Map approved in 1981 denoted areas within each lot with dashed
boxes showing the allowed buildable area for the siting of future homes relative to setbacks for
lots within the subdivision. Three homes are within the original buildable area, but the front
and side yard setbacks vary per lot. For consistency in siting, future homes within the tract will
utilize the Administrative Minor Modification (AMM) process to grant setback relief or increase
in building height from the R-1-C zone standards. This will allow individual structures to be
sited with consistent setbacks and height evaluated against the development standards for the
zone with flexibility allowed for hillside lots.
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The subject parcel is Lot 7 which fronts on the end of a cul-de-sac to the west and an existing
2-story home on the south side of the lot with a steep slope at the rear of the property. The lot
is 9,216-square feet in size and is a semi-graded parcel with an existing pad that is six (6) feet
higher than the street curb which is consistent with the adjoining lot. The new house will be
sited with a front yard setback of eighteen (18’) feet from the front property line to the garage;
side yards of ten (10’) feet; and a rear yard of ten (10’) feet as permitted for an irregularly
shaped cul-de-sac lot pursuant to PSZC Section 91.00.10. The applicant is requesting an
Administrative Minor Modification (AMM) to reduce the front yard setback from twenty (20’) feet
to eighteen (18’) feet, and increasing the building height of six (6”) inches for the top portion of
a shed roof. Section 94.06.01(A)(8) of the PSZC allows for an increase in building height with
the granting of an AMM.
The main portion of the structure will have a building height at the front yard setbacks of twelve
(12’) feet and will confirm to the PSZC. The massing of the roof over the great room which is
located at the rear of the house will have a maximum height of eighteen feet-six inches (18’-6”)
with a large clerestory window. The one-story house as compared to the adjacent two-story
house appears to be compatible as shown in the cross-section on Exhibit Sheet A-5.2.
The house consists of a two (2) car garage, three (3) bedrooms and large open
kitchen/dining/living room leading to outdoor pools in the front and rear yards. The main living
area is located in the center of the structure with bedrooms on either side. Building materials
include stucco for the main body in a light tan color named “Flintstone” and accent color in a
darker brown named “Treasure Chest”. The window frames are to be a natural aluminum color,
with precision concrete block for walls surrounding the property and roof color to be tan.
Exterior dimmable illumination on the building will be recessed LED can lights placed
underneath the front and rear façade overhangs. Each of these recessed lights will have a
shield that will focus the light downward and not allow light spill. According to the outdoor light
schedule, the light levels will be 1000 lumens per fixture including landscape lighting. The pool
enclosure fencing will be ¾” square picket tubes at 60” tall placed on the side and rear
property lines. The front wall will be a combination of precision CMU block and frosted glass.
The landscaping plan includes the use of angular sidewalks, plantings such as Cascalote,
Ironwood, and Palo Verde trees, Yucca, Brittle Bush and various varieties of cactus. The inert
material proposed includes boulders, desert gold as an accent to the front entry, several sizes
of crushed rock in gray tones, and artificial turf in the rear yard area.
Architectural Advisory Committee
The Architectural Advisory Committee (AAC) reviewed the project on March 18, 2019 and
voted unanimously to recommend approval to the Planning Commission as presented.
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Administrative Minor Modification
The applicant is requesting a reduction to the front yard setback from twenty (20’) feet to
eighteen (18’) feet pursuant to the Palm Springs Zoning Code (PSZC) Section 94.06.01(A)(8)
– for areas with a grade of ten (10) percent or more, modification of front yard to a minimum of
ten (10’) feet upon approval of a site plan. Lot 7 sits at the end of a cul-de-sac and the PSZC
allows for a front yard of twenty (20’) feet. The request to reduce the front yard setback will
provide a greater buildable area. A steep slope to the rear of the property exists further
constraining the buildable area of the lot. The AMM reducing the front yard setback will allow
the house to be sited closer to the street while still providing an eighteen (18’) foot long
driveway allowing a vehicle to be parked off the street. In addition, the AMM will allow for an
increase in building height of six (6”) inches to a maximum height of eighteen feet-six inches
(18”-6”) to allow the top portion of a shed roof to exceed eighteen (18’) feet. The PSZC allows
an increase in building height on hillside lots with the approval of the Planning Commission.
The granting of the AMM is justified by environmental features, site conditions and historic
development patterns of the neighborhood.
ARCHITECTURAL APPROVAL
Although there are no required findings for applications for architectural approval which do not
require environmental assessments, the Zoning Ordinance Section 94.04.00(D)(1-9) provides
guidelines for the architectural review of development projects to determine that the proposed
development will provide a desirable environment for its occupants as well as being compatible
with the character of adjacent and surrounding developments, and whether aesthetically it is of
good composition, materials, textures and colors. Conformance is evaluated, based on
consideration of the following:
1. Site layout, orientation, location of structures and relationship to one another and to open
spaces and topography. Definition of pedestrian and vehicular areas; i.e., sidewalks as
distinct from parking areas;
The construction of a 3,224-square foot house located within the Pinnacle Point subdivision
will be sited in a manner that will maximize existing views and preserve the natural
environment. The proposed one-story house will consist of a two (2) car garage, three (3)
bedrooms and large open kitchen/dining/living room leading to two (2) pools in the front and
rear yards with spa areas. The main portion of the house is rectangular in size with the
garage setback eighteen (18’) feet facing the cul-de-sac. Building materials include stucco
for the main body in a medium brown color, with one accent color in a darker shade of
brown.
2. Harmonious relationship with existing and proposed adjoining developments and in the
context of the immediate neighborhood community, avoiding both excessive variety and
monotonous repetition, but allowing similarity of style, if warranted;
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The Pinnacle Point subdivision consists of twelve (12) lots with three (3) existing homes
constructed. The proposed project is a one-story home with maximum height of eighteen
feet-six inches (18’-6”) feet sited on Lot 7 in a way that will not impede views of nearby
residences. The front yard setback reduction and the use of modern contemporary
architecture utilizing building materials, and colors that are complementary to the hillside
landscape and topography will be harmonious with the neighborhood. A cross-section of
Lot 7 relative to the adjacent Lot 6 reflects similar heights of the proposed new house as it
relates to the adjacent existing structure.
3. Maximum height, area, setbacks and overall mass, as well as parts of any structure
(buildings, walls, screens towers or signs) and effective concealment of all mechanical
equipment;
The height of the proposed project is twelve (12’) feet at the setback line rising to a
maximum height of eighteen feet-six inches (18’-6”) located eighteen (18’) feet from the
front property line will meet the requirement of the PSZC with the approval of an
Administrative Minor Modification (AMM). The proposed architecture includes the use of
angled and shed roofs with expansive glass walls on the front and rear elevations. The
siting of the house will meet all side and rear yard setbacks along with the granting of an
Administrative Minor Modification (AMM) for the front yard and building height. The
mechanical equipment will be ground mounted with rooftop solar panels to be concealed
and the proposal meets the requirements of the finding.
4. Building design, materials and colors to be sympathetic with desert surroundings;
AND
5. Harmony of materials, colors and composition of those elements of a structure, including
overhangs, roofs, and substructures which are visible simultaneously,
AND
6. Consistency of composition and treatment,
The proposed building materials include stucco for the main body in a medium brown color,
with one accent color in a darker shade of brown. The window frames are to be a natural
aluminum color, with precision concrete block for walls surrounding the property and roof
color to be tan. Exterior dimmable illumination on the building will be recessed LED can
lights placed underneath the front and rear façade eaves. Each of these recessed lights
will have a shield that will focus the light downward and not allow light spill. Two pools are
proposed in the front and rear yards with associated decking. The proposed materials and
building colors will be sympathetic to the desert surroundings and in harmony with existing
homes within the Pinnacle Point subdivision and the finding has been met.
7. Location and type of planting, with regard for desert climate conditions. Preservation of
specimen and landmark trees upon a site, with proper irrigation to insure maintenance of all
plant materials;
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The landscaping plan proposes the use of desert plantings to include Cascalote and Palo
Verde trees, Ocotillo, Agave, and barrel cactus. The inert material proposed includes
boulders, white rock as an accent to the front entry, and several sizes of crushed rock in
gray tones. All plants proposed are appropriate with desert climate conditions and the
finding has been met.
Findings of the Administrative Minor Modification
1. The requested minor modification is consistent with the General Plan, applicable Specific
Plan(s) and overall objectives of the zoning ordinance.
There is no General Plan Policy that would be adversely affected by this modification
nor are there any specific plans associated with this property. The Palm Springs Zoning
Code (PSZC), Section 94.06.01(A)(8) specifically allows for the requests.
2. The neighboring properties will not be adversely affected as a result of the approval or
conditional approval of the minor modification.
The request to reduce the front yard setback from twenty (20’) feet to eighteen (18’) feet
will provide greater buildable area within the hillside lot. The Pinnacle Point subdivision
is considered as a hillside development and the reduction of the front yard setback on a
cul-de-sac lot will allow the driveway to be long enough for a vehicle to park off the
street. In addition, a steep slope to the rear of the property exists further constraining
the buildable area of the lot. The front yard setback reduction will allow for a better
house design and can be considered a minor modification. Similar setback reductions
are present within the Pinnacle Point community. In addition, an increase in building
height of six (6”) inches to eighteen feet-six inches (18’-6”) will allow for the top portion
of a shed roof to extend above the maximum height of eighteen (18’) feet.
3. The approval of the minor modification will not be detrimental to the health, safety, or
general welfare of persons residing or working on the site or in the vicinity.
All building and renovations will be built to the Uniform Building Code, and Palm Springs
Zoning Code as modified by this Administrative Minor Modification, and Fire Code.
4. The approval of the minor modification is justified by environmental features, site
conditions, location of existing improvements, or historic development patterns of the
property or neighborhood.
The modification is warranted due to hillside conditions present within the Pinnacle Point
subdivision including a steep drop off at the rear of the subject lot and being sited at the
end of a cul-de-sac which further constrains the parcel. The proposed new construction
will meet the side and rear yard setback standards established for the zone. Staff has
determined the nature of the front yard setback reduction and increase in building height
of six (6”) inches is in harmony with the current standards of the neighborhood, and is in
keeping with historical development patterns of the surrounding area.

Department of Planning Services
Vicinity Map

CITY OF PALM SPRINGS
Case # 3.4095 Lot 7
1747 Pinnacle Point Road

RESOLUTION NO.
A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF PALM SPRINGS, CALIFORNIA, APPROVING CASE
NO. 3.4095 MAJ FOR A MAJOR ARCHITECTURAL
APPLICATION FOR THE CONSTRUCTION OF A 3,224SQUARE FOOT HOUSE; AND CASE NO. 7.1562 AMM FOR
AN ADMINISTRATIVE MINOR MODIFICATION FOR A FRONT
YARD SETBACK REDUCTION AND AN INCREASE IN
BUILDING HEIGHT ON A HILLSIDE LOT LOCATED AT 1747
PINNACLE POINT, ZONE PD 79, SECTION 13.
THE PLANNING COMMISSION FINDS AND DETERMINES AS FOLLOWS:
A. Pinnacle Palm Springs, LLC, Owner (collectively, “Applicant”) has filed an
application with the City pursuant to Section 94.04.00 and 94.06.01(A)(5) & (8) of
the Zoning Ordinance for the construction of a new a 3,224-square foot house and a
front yard setback reduction from twenty (20’) feet to eighteen (18’) feet, and an
increase of building height of six (6”) inches to a maximum of eighteen feet-six
inches (18’-6”) on a hillside lot located at 1747 Pinnacle Point, Zone PD 79, Section
13.
B. On March 3, 2019, the Architectural Advisory Committee reviewed the project
and voted to recommend approval of the project to the Planning Commission as
presented.
C. On April 10, 2019, a public meeting on the application to consider Case 3.4095
MAJ and 7.1562 AMM was held by the Planning Commission in accordance with
applicable law.
D. The proposed project is considered a “project” pursuant to the terms of the
California Environmental Quality Act (“CEQA”), and has been determined to be
categorically exempt pursuant to Section 15303(a) of the CEQA Guidelines (Class
3, New Single-Family Residence).
E. The Planning Commission has carefully reviewed and considered all of the
evidence presented in connection with the project, including, but not limited to, the
staff report, and all written and oral testimony presented.
F. Pursuant to Section 94.04.00 of the Palm Springs Zoning Code, the Planning
Commission finds:
1. Site layout, orientation, location of structures and relationship to one another and
to open spaces and topography. Definition of pedestrian and vehicular areas;
i.e., sidewalks as distinct from parking areas;
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The construction of a 3,224-square foot house located within the Pinnacle Point
subdivision will be sited in a manner that will maximize existing views and
preserve the natural environment. The proposed one-story house will consist of
a two (2) car garage, three (3) bedrooms and large open kitchen/dining/living
room leading to two (2) pools in the front and rear yards with spa areas. The
main portion of the house is rectangular in size with the garage setback eighteen
(18’) feet facing the cul-de-sac. Building materials include stucco for the main
body in a medium brown color, with one accent color in a darker shade of brown.
2. Harmonious relationship with existing and proposed adjoining developments and
in the context of the immediate neighborhood community, avoiding both
excessive variety and monotonous repetition, but allowing similarity of style, if
warranted;
The Pinnacle Point subdivision consists of twelve (12) lots with three (3) existing
homes constructed. The proposed project is a one-story home with maximum
height of eighteen feet-six inches (18’-6”) feet sited on Lot 7 in a way that will not
impede views of nearby residences. The front yard setback reduction and the
use of modern contemporary architecture utilizing building materials, and colors
that are complementary to the hillside landscape and topography will be
harmonious with the neighborhood. A cross-section of Lot 7 relative to the
adjacent Lot 6 reflects similar heights of the proposed new house as it relates to
the adjacent existing structure.
3. Maximum height, area, setbacks and overall mass, as well as parts of any
structure (buildings, walls, screens towers or signs) and effective concealment of
all mechanical equipment;
The height of the proposed project is twelve (12’) feet at the setback line rising to
a maximum height of eighteen feet-six inches (18’-6”) located eighteen (18’) feet
from the front property line will meet the requirement of the PSZC with the
approval of an Administrative Minor Modification (AMM).
The proposed
architecture includes the use of angled and shed roofs with expansive glass
walls on the front and rear elevations. The siting of the house will meet all side
and rear yard setbacks along with the granting of an Administrative Minor
Modification (AMM) for the front yard and building height. The mechanical
equipment will be ground mounted with rooftop solar panels to be concealed and
the proposal meets the requirements of the finding.
4. Building design, materials and colors to be sympathetic with desert surroundings;
AND
5. Harmony of materials, colors and composition of those elements of a structure,
including overhangs, roofs, and substructures which are visible
simultaneously,
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AND
6. Consistency of composition and treatment,
The proposed building materials include stucco for the main body in a medium
brown color, with one accent color in a darker shade of brown. The window
frames are to be a natural aluminum color, with precision concrete block for walls
surrounding the property and roof color to be tan. Exterior dimmable illumination
on the building will be recessed LED can lights placed underneath the front and
rear façade eaves. Each of these recessed lights will have a shield that will
focus the light downward and not allow light spill. Two pools are proposed in the
front and rear yards with associated decking. The proposed materials and
building colors will be sympathetic to the desert surroundings and in harmony
with existing homes within the Pinnacle Point subdivision and the finding has
been met.
7. Location and type of planting, with regard for desert climate conditions.
Preservation of specimen and landmark trees upon a site, with proper irrigation
to insure maintenance of all plant materials;
The landscaping plan proposes the use of desert plantings to include Cascalote
and Palo Verde trees, Ocotillo, Agave, and barrel cactus. The inert material
proposed includes boulders, white rock as an accent to the front entry, and
several sizes of crushed rock in gray tones. All plants proposed are appropriate
with desert climate conditions and the finding has been met.
G. Pursuant to Section 94.06.01(B)(2)(a-d) of the Palm Springs Zoning Code,
Administrative Minor Modification, the Planning Commission finds:
1. The requested minor modification is consistent with the General Plan, applicable
Specific Plan(s) and overall objectives of the zoning ordinance.
There is no General Plan Policy that would be adversely affected by this
modification nor are there any specific plans associated with this property. The
Palm Springs Zoning Code (PSZC), Section 94.06.01(A)(8) specifically allows
for the requests.
2. The neighboring properties will not be adversely affected as a result of the
approval or conditional approval of the minor modification.
The request to reduce the front yard setback from twenty (20’) feet to eighteen
(18’) feet will provide greater buildable area within the hillside lot. The Pinnacle
Point subdivision is considered as a hillside development and the reduction of
the front yard setback on a cul-de-sac lot will allow the driveway to be long
enough for a vehicle to park off the street. In addition, a steep slope to the rear
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of the property exists further constraining the buildable area of the lot. The front
yard setback reduction will allow for a better house design and can be
considered a minor modification. Similar setback reductions are present within
the Pinnacle Point community. In addition, an increase in building height of six
(6”) inches to eighteen feet-six inches (18’-6”) will allow for the top portion of a
shed roof to extend above the maximum height of eighteen (18’) feet.
3. The approval of the minor modification will not be detrimental to the health,
safety, or general welfare of persons residing or working on the site or in the
vicinity.
All building and renovations will be built to the Uniform Building Code, and Palm
Springs Zoning Code as modified by this Administrative Minor Modification, and
Fire Code.
4. The approval of the minor modification is justified by environmental features, site
conditions, location of existing improvements, or historic development patterns of
the property or neighborhood.
The modification is warranted due to hillside conditions present within the Pinnacle
Point subdivision including a steep drop off at the rear of the subject lot and being
sited at the end of a cul-de-sac which further constrains the parcel. The proposed
new construction will meet the side and rear yard setback standards established
for the zone. Staff has determined the nature of the front yard setback reduction
and increase in building height of six (6”) inches is in harmony with the current
standards of the neighborhood, and is in keeping with historical development
patterns of the surrounding area.
THE PLANNING COMMISSION RESOLVES:
Based upon the foregoing, the Planning Commission hereby (1) approves Case 3.4095
MAJ; and 7.1562 AMM for the construction of a 3,224-square foot house on a hillside
lot located at 1747 Pinnacle Point subject to the conditions of approval attached herein
as Exhibit A.
ADOPTED this 11th day of April, 2019.

AYES:
NOES:
ABSENT:
ABSTAIN:
ATTEST:

CITY OF PALM SPRINGS, CALIFORNIA

Planning Commission Resolution No.
Case 3.4090 MAJ & 7.1557 AMM – 1721 Pinnacle Point

_______________________________________

Flinn Fagg, AICP
Director of Planning Services

December 12, 2018

RESOLUTION NO.
EXHIBIT A
Case 3.4095 MAJ; and 7.1562 AMM
Pinnacle Palm Springs
1747 Pinnacle Point
April 10, 2019

CONDITIONS OF APPROVAL
Before final acceptance of the project, all conditions listed below shall be completed to the
satisfaction of the City Engineer, the Director of Planning Services, the Director of Building and
Safety, the Chief of Police, the Fire Chief or their designee, depending on which department
recommended the condition.
Any agreements, easements or covenants required to be entered into shall be in a form
approved by the City Attorney.
ADMINISTRATIVE CONDITIONS
ADM 1.

Project Description. This approval is for the project described per Case 3.4095 MAJ;
and 7.1562 AMM except as modified by the conditions below;

ADM 2.

Reference Documents. The site shall be developed and maintained in accordance
with the approved plans, date stamped March 6, 2019, including site plans,
architectural elevations, exterior materials and colors, landscaping, and grading on
file in the Planning Division except as modified by the conditions below.

ADM 3.

Conform to all Codes and Regulations. The project shall conform to the conditions
contained herein, all applicable regulations of the Palm Springs Zoning Ordinance,
Municipal Code, and any other City County, State and Federal Codes, ordinances,
resolutions and laws that may apply.

ADM 4.

Minor Deviations. The Director of Planning or designee may approve minor
deviations to the project description and approved plans in accordance with the
provisions of the Palm Springs Zoning Code.

ADM 5.

Indemnification. The owner shall defend, indemnify, and hold harmless the City of
Palm Springs, its agents, officers, and employees from any claim, action, or
proceeding against the City of Palm Springs or its agents, officers or employees to
attach, set aside, void or annul, an approval of the City of Palm Springs, its
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legislative body, advisory agencies, or administrative officers concerning Case
3.4095 MAJ; and 7.1562 AMM. The City of Palm Springs will promptly notify the
applicant of any such claim, action, or proceeding against the City of Palm Springs
and the applicant will either undertake defense of the matter and pay the City's
associated legal costs or will advance funds to pay for defense of the matter by the
City Attorney. If the City of Palm Springs fails to promptly notify the applicant of any
such claim, action or proceeding or fails to cooperate fully in the defense, the
applicant shall not, thereafter, be responsible to defend, indemnify, or hold harmless
the City of Palm Springs. Notwithstanding the foregoing, the City retains the right to
settle or abandon the matter without the applicant's consent but should it do so, the
City shall waive the indemnification herein, except, the City's decision to settle or
abandon a matter following an adverse judgment or failure to appeal, shall not cause
a waiver of the indemnification rights herein.
ADM 6.

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

ADM 7.

Time Limit on Approval. Approval of the Major Architectural Application (MAJ) shall
be valid for a period of two (2) years from the effective date of the approval.
Extensions of time may be granted by the Planning Commission upon demonstration
of good cause.

ENVIRONMENTAL ASSESSMENT CONDITIONS
ENV 1.

Notice of Exemption. The project is exempt from the California Environmental
Quality Act (CEQA); therefore, an administrative fee of $50 shall be submitted by the
applicant in the form of a money order or a cashier’s check payable to the Riverside
County Clerk within two business days of the Commission’s final action on the
project. This fee shall be submitted by the City to the County Clerk with the Notice
of Exemption. Action on this application shall not be considered final until such fee
is paid (projects that are Categorically Exempt from CEQA).

PLANNING DEPARTMENT CONDITIONS
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PLN 1.

The granting of an Administrative Minor Notification (AMM) to reduce the front yard
setback to eighteen (18’) feet for a hillside property in accordance with Section
94.06.01(A)(5) of the PSZC.

PLN 2.

The granting of an Administrative Minor Notification (AMM) to increase building
height by six (6”) inches to a maximum height of eighteen feet-six inches (18’-6”) for
a hillside property in accordance with Section 94.06.01(A)(5) of the PSZC.

PLN 3.

Water Efficient Landscaping Conformance. The project is subject to the Water
Efficient Landscape Ordinance (Chapter 8.60.00) of the Palm Springs Municipal
Code and all other water efficient landscape ordinances. The applicant shall submit
a landscape and irrigation plan to the Director of Planning for review and approval
prior to the issuance of a building permit. Landscape plans shall be wet stamped
and approved by the Riverside County Agricultural Commissioner's Office prior to
submittal. Prior to submittal to the City, landscape plans shall also be certified by
the local water agency that they are in conformance with the water agency’s and the
State’s Water Efficient Landscape Ordinances.

PLN 4.

Notice to future buyers on views. All prospective buyers of 1747 Pinnacle Point shall
be put on notice that there are no written or implied rights to the preservation of
scenic views from any lot.

PLN 5.

Smart Controller for landscape irrigation. The applicant is to use “smart controllers”
available from the Desert Water Agency for water efficiency in the irrigation system.

BUILDING DEPARTMENT CONDITIONS
BLD 1.

Prior to any construction on-site, all appropriate permits must be secured.

ENGINEERING DEPARTMENT CONDITIONS
PINNACLE POINT (PRIVATE STREET)
ENG 1.

All broken or off grade street improvements along the project frontage
shall be repaired or replaced.

SANITARY SEWER
ENG 2.

All sanitary facilities shall be connected to the public sewer system. The
existing sewer service to the property shall be used for new sanitary
facilities. New laterals shall not be connected at manholes.

GRADING
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ENG 3.

Submit a Precise Grading Plan prepared by a California registered Civil
engineer to the Engineering Services Department for review and approval.
The Precise Grading Plan shall be approved by the City Engineer prior to
issuance of grading permit.
a. A Fugitive Dust Control Plan shall be prepared by the applicant and/or its
grading contractor and submitted to the Engineering Services Department
for review and approval. The applicant and/or its grading contractor shall
be required to comply with Chapter 8.50 of the City of Palm Springs
Municipal Code, and shall be required to utilize one or more “Coachella
Valley Best Available Control Measures” as identified in the Coachella
Valley Fugitive Dust Control Handbook for each fugitive dust source such
that the applicable performance standards are met. The applicant’s or its
contractor’s Fugitive Dust Control Plan shall be prepared by staff that has
completed the South Coast Air Quality Management District (AQMD)
Coachella Valley Fugitive Dust Control Class. The applicant and/or its
grading contractor shall provide the Engineering Services Department with
current and valid Certificate(s) of Completion from AQMD for staff that
have completed the required training. For information on attending a
Fugitive Dust Control Class and information on the Coachella Valley
Fugitive Dust Control Handbook and related “PM10” Dust Control issues,
please contact AQMD at (909) 396-3752, or at http://www.AQMD.gov. A
Fugitive Dust Control Plan, in conformance with the Coachella Valley
Fugitive Dust Control Handbook, shall be submitted to and approved by
the Engineering Services Department prior to approval of the Grading
plan.
b. The first submittal of the Grading Plan shall include the following
information: a copy of final approved conformed copy of Conditions of
Approval; a copy of a final approved conformed copy of the Site Plan; a
copy of current Title Report; a copy of Soils Report.

ENG 4.

Prior to approval of a Grading Plan (or issuance of a Grading Permit), the
applicant shall obtain written approval to proceed with construction from
the Agua Caliente Band of Cahuilla Indians, Tribal Historic Preservation
Officer or Tribal Archaeologist ( a copy of the written approval must be
provided to the City) . The applicant shall contact the Tribal Historic
Preservation Officer or the Tribal Archaeologist at ACBCITHPO@aguacaliente.net to determine their requirements, if any,
associated with grading or other construction. The applicant is advised to
contact the Tribal Historic Preservation Officer or Tribal Archaeologist as
early as possible. If required, it is the responsibility of the applicant to
coordinate scheduling of Tribal monitors during grading or other
construction, and to arrange payment of any required fees associated with
Tribal monitoring.
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ENG 5.

In accordance with an approved PM-10 Dust Control Plan, temporary dust
control perimeter fencing shall be installed. Fencing shall have screening
that is tan in color; green screening will not be allowed. Temporary dust
control perimeter fencing shall be installed after issuance of Grading
Permit, and immediately prior to commencement of grading operations.

ENG 6.

Temporary dust control perimeter fence screening shall be appropriately
maintained, as required by the City Engineer. Cuts (vents) made into the
perimeter fence screening shall not be allowed. Perimeter fencing shall
be adequately anchored into the ground to resist wind loading.

ENG 7.

Within 10 days of ceasing all construction activity and when construction
activities are not scheduled to occur for at least 30 days, the disturbed
areas on-site shall be permanently stabilized, in accordance with Palm
Springs Municipal Code Section 8.50.022. Following stabilization of all
disturbed areas, perimeter fencing shall be removed, as required by the
City Engineer.

ENG 8.

In accordance with City of Palm Springs Municipal Code, Section 8.50.022
(h), the applicant shall post with the City a cash bond of two thousand
dollars ($2,000.00) per disturbed acre (if there is disturbance of 5,000
square feet or more) at the time of issuance of grading permit for
mitigation measures for erosion/blowsand relating to this property and
development.

ENG 9.

A Geotechnical/Soils Report prepared by a California registered
Geotechnical Engineer shall be required for and incorporated as an
integral part of the grading plan for the proposed development. A copy of
the Geotechnical/Soils Report shall be submitted to the Engineering
Services Department with the first submittal of a grading plan. (if required)

ENG 10.

The applicant shall provide all necessary geotechnical/soils inspections
and testing in accordance with the Geotechnical/Soils Report prepared for
the project. All backfill, compaction, and other earthwork shown on the
approved grading plan shall be certified by a California registered
geotechnical or civil engineer, certifying that all grading was performed in
accordance with the Geotechnical/Soils Report prepared for the
project. Documentation of all compaction and other soils testing are to be
provided even though there may not be a grading plan for the
project. Prior to issuance of Building Permits.

ENG 11.

The applicant shall provide Grading Certification for all building (or
structure) pads in conformance with the approved grading plan (if
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required), to the Engineering Services Department prior to issuance of any
Building Permit.
ENG 12.

In cooperation with the Riverside County Agricultural Commissioner and
the California Department of Food and Agriculture Red Imported Fire Ant
Project, applicants for grading permits involving a grading plan and
involving the export of soil will be required to present a clearance
document from a Department of Food and Agriculture representative in
the form of an approved “Notification of Intent To Move Soil From or
Within Quarantined Areas of Orange, Riverside, and Los Angeles
Counties” (RIFA Form CA-1) prior to approval of the Grading Plan (if
required). The California Department of Food and Agriculture office is
located at 73-710 Fred Waring Drive, Palm Desert (Phone: 760-7768208).

DRAINAGE
ENG 13.

All stormwater runoff across the property shall be accepted and conveyed
in a manner acceptable to the City Engineer and released to an approved
drainage system. Stormwater runoff may not be released directly to the
adjacent streets without first intercepting and treating with approved Best
Management Practices (BMPs).

ENG 14.

The project is subject to flood control and drainage implementation fees.
The acreage drainage fee at the present time is $4213.00 per acre in
accordance with Resolution No. 15189. Fees shall be paid prior to
issuance of a building permit.

GENERAL
ENG 15.

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

ENG 16.

All proposed utility lines shall be installed underground.

ENG 17.

All existing utilities shall be shown on the improvement plans if required for
the project. The existing and proposed service laterals shall be shown
from the main line to the property line.
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ENG 18.

Upon approval of any improvement plan (if required) by the City Engineer,
the improvement plan shall be provided to the City in digital format,
consisting of a DWG (AutoCAD 2004 drawing file), DXF (AutoCAD ASCII
drawing exchange file), and PDF (Adobe Acrobat 6.0 or greater) formats.
Variation of the type and format of the digital data to be submitted to the
City may be authorized, upon prior approval by the City Engineer.

ENG 19.

The original improvement plans prepared for the proposed development
and approved by the City Engineer (if required) shall be documented with
record drawing “as-built” information and returned to the Engineering
Services Department prior to issuance of a final certificate of occupancy.
Any modifications or changes to approved improvement plans shall be
submitted to the City Engineer for approval prior to construction.

ENG 20.

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

ENG 21.

This property is subject to the Coachella Valley Multiple Species
Habitat Conservation Plan Local Development Mitigation Fee
(CVMSHCP-LDMF). The LDMF shall be paid prior to issuance of
Building Permit.

TRAFFIC
ENG 22.

Construction signing, lighting and barricading shall be provided during
all phases of construction as required by City Standards or as directed
by the City Engineer. As a minimum, all construction signing, lighting
and barricading shall be in accordance with Part 6 “Temporary Traffic
Control” of the California Manual on Uniform Traffic Control Devices
(CAMUTCD), dated November 7, 2014, or subsequent editions in force
at the time of construction.

ENG 23.

This property is subject to the Transportation Uniform Mitigation Fee
which shall be paid prior to issuance of building permit.

FIRE DEPARTMENT CONDITIONS
FID 1.

These Fire Department conditions may not provide all requirements.
Owner/developer is responsible for all applicable state and locally adopted
fire & building codes. Detailed plans are still required for review. Conditions
are subject to final plan check and review. Initial fire department conditions
have been determined from the plans received May 17, 2018. Additional
requirements may be required at that time based on revisions to site and /or
architectural plans.
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FID 2.

Fire Department Conditions were based on the 2016 California Fire Code as
adopted by City of Palm Springs, Palm Springs Municipal Code, PSFD
Appendix “O” Development Requirements and latest adopted NFPA
Standards. Three (3) complete sets of plans for private fire service mains, fire
alarm, or fire sprinkler systems must be submitted at time of the building plan
submittal. No deferred submittals accepted.

FID 3.

PLANS AND PERMITS
Complete plans for private fire service mains or fire sprinkler systems should
be submitted for approval well in advance of installation. Plan reviews can
take up to 20 working days. Submit a minimum of three (3) sets of drawings
for review. Upon approval, the Fire Prevention Bureau will retain one set.
Plans shall be submitted to:
City of Palm Springs
Building and Safety Department
3200 East Tahquitz Canyon Way
Palm Springs, CA 92262
Counter Hours: 8:00 AM – 6:00 PM, Monday – Thursday
A deposit for Plan Check and Inspection Fees is required at the time of Plan
Submittal. Inspection fees are charged at the fully burdened hourly rate of the
fire inspector. These fees are established by Resolution of the Palm Springs
City Council.
Complete listings and manufacturer’s technical data sheets for all system
materials shall be included with plan submittals. All system materials shall be
UL listed or FM approved for fire protection service and approved by the Fire
Prevention Bureau prior to installation.
Plans shall include all necessary engineering features, including all hydraulic
reference nodes, pipe lengths and pipe diameters as required by the
appropriate codes and standards. Plans and supporting data, (calculations
and manufacturers technical data sheets) including fire flow data, shall be
submitted with each plan submittal. Complete and accurate legends for all
symbols and abbreviations shall be provided on the plans.

FID 4.

Conditions of Approval – “Conditions of Approval” received from the Palm
Springs Planning Department must be submitted with each plan set. Failure
to submit will result in a delay of plan approval.

FID 5.

NFPA 13D Fire Sprinklers Required: An automatic fire sprinkler system is
required. Only a C-16 licensed fire sprinkler contractor shall perform system
design and installation. System to be designed and installed in accordance
with NFPA standard 13D, 2013 Edition, as modified by local ordinance.
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FID 6.

Operational Fire Hydrant(s) (CFC 507.1): An approved water supply
capable of supplying the required fire flow for fire protection shall be provided
to premises upon which facilities, buildings or portions of buildings are
hereafter constructed or moved into or within the jurisdiction. Operational fire
hydrant(s) shall be installed within 250 feet of all combustible construction.
They shall be installed and made serviceable prior to and during construction.
No landscape planting, walls, or fencing is permitted within 3 feet of fire
hydrants, except ground cover plantings.

FID 7.

Required Fire Flow (CFC B101.1): Fire-flow requirements for this project 1,250 GPM; 1/2-hour duration.

FID 8.

Residential Smoke and Carbon Monoxide Alarms Installation with Fire
Sprinklers - R-3 & Household Fire Alarm System (CFC 907.2.11.2, CRC
R314 & R315 and California Health & Safety Code 17926): Provide and
Install Residential Smoke and Carbon Monoxide Alarms. Alarms shall receive
their primary power from the building wiring, and shall be equipped with a
battery backup. In new construction, alterations, repairs and additions, smoke
and carbon monoxide alarms shall be interconnected. The operation of any
smoke alarm or the fire sprinkler flow switch will cause all smoke alarms within
the dwelling to sound and activate the exterior horn/strobe. The operation of
any carbon monoxide alarm will cause all carbon monoxide alarms within the
dwelling to sound.

FID 9.

Audible Residential Water Flow Alarms - NFPA 13D Fire Sprinklers &
Household Fire Alarm System (CFC 903.4.2): An approved audible
sprinkler flow alarm (Wheelock horn/strobe with WBB back box or equal) shall
be provided on the exterior of the building in an approved location. It shall be
powered by the household fire alarm system. The horn/strobe shall be outdoor
rated.

FID 10

FIRE HAZARD SEVERITY ZONES (CFC 4901): Geographical areas
designated pursuant to California Public Resources Codes, Sections 4201
through 4204 and classified as Very High, High, or Moderate in State
Responsibility Areas or as Local Agency Very High Fire Hazard Severity
Zones designated pursuant to California Government Code, Sections 51175
through 51189. The California Code of Regulations, Title 14, Section 1280
entitles the maps of these geographical areas as “Maps of the Fire Hazard
Severity Zones in the State Responsibility Area of California.”
LOCAL AGENCY VERY HIGH FIRE HAZARD SEVERITY ZONE. An area
designated by a local agency upon the recommendation of the CDF Director
pursuant to Government Code, Sections 51177(c), 51178 and 5118, that is not
a state responsibility area and where a local agency, city, county, city and
county, or district is responsible for fire protection.
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• Construction methods and requirements within established limits
(CFC 4905.2): Within the limits established by law, construction methods
intended to mitigate wildfire exposure shall comply with the wildfire protection
building construction requirements contained in the California Building
Standards Code, including the following:
1. California Building Code, Chapter 7A,
2. California Residential Code, Section R327,
3. California Referenced Standards Code, Chapter 12-7A and this
chapter.
Project Note: Project lies within the VHFHSZ.

END OF CONDITIONS
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THESE PLANS, SPECIFICATIONS, AND DESIGNS ARE PROPERTY OF TKD
ASSOCIATES, INCORPORATED. THE USE AND PUBLICATION OF THESE PLANS,
SPECIFICATIONS, AND DESIGNS SHALL BE RESTRICTED TO THE ORIGINAL SITE
AND PHASE FOR WHICH THEY WERE PREPARED AND TITLE THERETO REMAINS
WITH TKD ASSOCIATES, INCORPORATED AND USE WITHOUT THE WRITTEN
CONSENT OF TKD ASSOCIATES, INCORPORATED IS STRICTLY PROHIBITED.
VISUAL CONTACT CONSTITUTES ACCEPTANCE OF THESE RESTRICTIONS.

DATE:

2-15-19

ISSUED FOR:
EFFECTIVE DATE:
DESIGN BY:

TKD

DRAWN BY:

TD

FILENAME:

2068

TOTAL

SHEETS

PLANT SCHEDULE
TREES

QTY

BOTANICAL NAME / COMMON NAME

SIZE

Olneya tesota
3

Caesalpinia cacalaco `Smoothie` TM / Cascalote

TURF

36"box

Cercidium praecox / Sonoran Palo Verde

48"box

ROCKERY

Water Use: Low (0.2)
1

Olneya tesota / Desert Ironwood

SHRUBS

QTY

BOTANICAL NAME / COMMON NAME

SIZE

2

Cordia boissieri `White Geiger` / Anacahuita

15 gal

Blend with Native Rock
Pewter Accent Rock

2

Encelia farinosa / Brittle Bush

5 gal

Eremophila hygrophana Blue Bells / Emu Bush

25

3/4" Gray Crushed Rock 3" thick in Interior Service Areas
3/8" Pewter Crushed Rock 3" thick in Accent Planting Areas

Water Use: Low (0.2)
4

QTY

3/8" Decomposed Granite to Match Existing Natural Areas

Water Use: Low (0.2)

Eremophila Hygrophana Blue Bells Stenocereus
Hesperaloe parviflora

COMMON NAME
3'-5' Dia. Cresta Boulders

36"box multi tr.

Water Use: Low (0.2)

300 Sqft

Artificial Turf - Syn Fescue 253

Water Use: Low (0.2)
1

SQFT

BOTANICAL NAME / COMMON NAME

Russelia equisetiformis

5 gal

Water Use: Low (0.2)
4

Eremophila x `Summertime Blue` / Emu Bush

5 gal

Grey Crushed Rock
Caesalpinia cacalaco `Smoothie` TM

Water Use: Low (0.2)
3

Hesperaloe parviflora / Red Yucca

15 gal

Water Use: Mod (0.3)
5

Leucophyllum frutescens `Green Cloud` TM / Green Cloud Texas Ranger

Eremophila x `Summertime Blue`

5 gal

Water Use: Low (0.2)
9

Encelia

Russelia equisetiformis / Firecracker Plant

Enchinocactus grusonii

5 gal

Water Use: Low (0.2)
CACTI

QTY

Water Use:
(0.2) NAME
BOTANICAL
NAMELow
/ COMMON

SIZE

11

Agave parryi `Truncata` / Parry`s Agave

5 gal

Water Use: Low (0.2)
14

Cereus peruvianus / Peruvian Apple Cactus Multi-trunk

Master
Bath

5` Multi

29

Echinocactus grusonii / Golden Barrel Cactus

FAU

Water Use: Low (0.2)
14" dia

Water Use: Low (0.2)

Dressing
Suite
EALED
CONC
CLOSET
ORGANIZERS

Artificial Turf Accent Area

Master
Bedroom

FP

Olneya tesota

TV

3/8"PEWTER GREY CRUSHED 3/4" GREY CRUSHED

TV

Lounge
Room
Great
ING IN GREAT ROOM
Cordia boissieri 'White Geiger'

CEIL
TO BE FLAT & PARALLEL
TO THE FINISHED FLOOR

CRESTA BOULDERS

3/8" DESERT GOLD

Dining

Pewter Accent Rock
Boulder Retaining

RESIDENCE
Kitchen

Entry

Cercidium praecox

THESE PLANS, SPECIFICATIONS, AND DESIGNS ARE PROPERTY OF TKD
ASSOCIATES, INCORPORATED. THE USE AND PUBLICATION OF THESE PLANS,
SPECIFICATIONS, AND DESIGNS SHALL BE RESTRICTED TO THE ORIGINAL SITE
AND PHASE FOR WHICH THEY WERE PREPARED AND TITLE THERETO REMAINS
WITH TKD ASSOCIATES, INCORPORATED AND USE WITHOUT THE WRITTEN
CONSENT OF TKD ASSOCIATES, INCORPORATED IS STRICTLY PROHIBITED.
VISUAL CONTACT CONSTITUTES ACCEPTANCE OF THESE RESTRICTIONS.

ARTIFICIAL TURF

Pan

try

Laundry

Pwdr

Media
Cabinet

Blend with Native Rock
2 Car
Garage

Echinocactus grusonii

Bed 3

Bath 3

Clo 3

Cereus peruvianus

Bath 2

FAU

Bed 2

Clo 2

Caesalpinia cacalaco `Smoothie`
Agave parryi `Truncata`

ar
ela

Ad

Tankless
WH

2-15-19

ISSUED FOR:
EFFECTIVE DATE:

.
Rd
3/8" Decomposed Granite to Match Existing

DATE:

0

5
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16

DESIGN BY:

TKD

DRAWN BY:

TD

FILENAME:

2090

21 feet
TOTAL

Boulder Retaining
Grey Crushed Rock

Cordia boissieri `White Geiger`

3/16" = 1'-0"

SHEETS

PLANT SCHEDULE
TREES

QTY

BOTANICAL NAME / COMMON NAME

SIZE

TURF
3

Caesalpinia cacalaco `Smoothie` TM / Cascalote

(2)

36"box

Water Use: Low (0.2)
1

Cercidium praecox / Sonoran Palo Verde

48"box

Olneya tesota / Desert Ironwood

ROCKERY

SHRUBS

QTY

BOTANICAL NAME / COMMON NAME

SIZE

2

Cordia boissieri `White Geiger` / Anacahuita

15 gal

Blend with Native Rock
Pewter Accent Rock

2

Encelia farinosa / Brittle Bush

5 gal

Eremophila hygrophana Blue Bells / Emu Bush

25

3/4" Gray Crushed Rock 3" thick in Interior Service Areas
3/8" Pewter Crushed Rock 3" thick in Accent Planting Areas

Water Use: Low (0.2)
4

QTY

3/8" Decomposed Granite to Match Existing Natural Areas

Water Use: Low (0.2)

Eremophila Hygrophana Blue Bells Stenocereus
Hesperaloe parviflora

COMMON NAME
3'-5' Dia. Cresta Boulders

36"box multi tr.

Water Use: Low (0.2)

300 Sqft

Artificial Turf - Syn Fescue 253

Water Use: Low (0.2)
1

SQFT

BOTANICAL NAME / COMMON NAME

Russelia equisetiformis

5 gal

Water Use: Low (0.2)
4

Eremophila x `Summertime Blue` / Emu Bush

5 gal

Grey Crushed Rock
Caesalpinia cacalaco `Smoothie` TM

Water Use: Low (0.2)
3

Hesperaloe parviflora / Red Yucca

15 gal

Water Use: Mod (0.3)
5

Leucophyllum frutescens `Green Cloud` TM / Green Cloud Texas Ranger

Eremophila x `Summertime Blue`

5 gal

Water Use: Low (0.2)
9

Encelia

Russelia equisetiformis / Firecracker Plant

Enchinocactus grusonii

5 gal

Water Use: Low (0.2)
CACTI

QTY

Water Use:
(0.2) NAME
BOTANICAL
NAMELow
/ COMMON

SIZE

11

Agave parryi `Truncata` / Parry`s Agave

5 gal

Water Use: Low (0.2)
14

Cereus peruvianus / Peruvian Apple Cactus Multi-trunk

Master
Bath

5` Multi

29

Echinocactus grusonii / Golden Barrel Cactus

FAU

Water Use: Low (0.2)
14" dia

Water Use: Low (0.2)

Dressing
Suite
EALED
CONC
CLOSET
ORGANIZERS

Artificial Turf Accent Area

Master
Bedroom

FP

Olneya tesota

TV

3/8"PEWTER GREY CRUSHED 3/4" GREY CRUSHED

TV

Lounge
Room
Great
ING IN GREAT ROOM
Cordia boissieri 'White Geiger'

CEIL
TO BE FLAT & PARALLEL
TO THE FINISHED FLOOR

CRESTA BOULDERS

3/8" DESERT GOLD

Dining

Pewter Accent Rock
Boulder Retaining

RESIDENCE
Kitchen

Entry

Cercidium praecox

THESE PLANS, SPECIFICATIONS, AND DESIGNS ARE PROPERTY OF TKD
ASSOCIATES, INCORPORATED. THE USE AND PUBLICATION OF THESE PLANS,
SPECIFICATIONS, AND DESIGNS SHALL BE RESTRICTED TO THE ORIGINAL SITE
AND PHASE FOR WHICH THEY WERE PREPARED AND TITLE THERETO REMAINS
WITH TKD ASSOCIATES, INCORPORATED AND USE WITHOUT THE WRITTEN
CONSENT OF TKD ASSOCIATES, INCORPORATED IS STRICTLY PROHIBITED.
VISUAL CONTACT CONSTITUTES ACCEPTANCE OF THESE RESTRICTIONS.

ARTIFICIAL TURF

Pan

try

Laundry

Pwdr

Media
Cabinet

Blend with Native Rock
2 Car
Garage

Echinocactus grusonii

Bed 3

Bath 3

Clo 3

Cereus peruvianus

Bath 2

FAU

Bed 2

Clo 2

Caesalpinia cacalaco `Smoothie`
Agave parryi `Truncata`

ar
ela

Ad

Tankless
WH

2-15-19

ISSUED FOR:
EFFECTIVE DATE:

.
Rd
3/8" Decomposed Granite to Match Existing
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DESIGN BY:

TKD

DRAWN BY:
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FILENAME:

2090

21 feet
TOTAL

Boulder Retaining
Grey Crushed Rock

Cordia boissieri `White Geiger`

3/16" = 1'-0"

SHEETS

IRRIGATION_SCHEDULE

SYMBOL

MANUFACTURER/MODEL

PSI

GPM

Rain Bird 1800-1400 Flood

30

0.50

SYMBOL

MANUFACTURER/MODEL/DESCRIPTION

MANUFACTURER/MODEL/DESCRIPTION

A

Rain Bird ESP4ME with (1) ESP-SM3
7 Station, Hybrid Modular Outdoor Controller.
For Residential or Light Commercial Applications.

AA

Rain Bird RSD-BEx
Rain Sensor, with metal latching bracket, extension
wire.

Rain Bird XCZ-075-PRF
Low Flow Drip Control Kit, 3/4" Low Flow Valve,
3/4" Pressure Regulating RBY Filter, and 30psi
pressure regulator. 0.2gpm-5gpm.

DR

IP

ZO

NE
:3

A

Proposed Water Meter Installed by DWA
Irrigation Lateral Line: PVC Class 200

Rain Bird DV
Electric Remote Control Valve, Standard
Configuration. 3/4"

Irrigation Mainline: PVC Schedule 40
PVC Schedule 40 irrigation pipe.

Automatic Flush Valve
3/4" PVC ball valve in 10" valve box.

Pipe Sleeve: PVC Schedule 40

Rain Bird XB-PC-1032 Single outlet drip emitter
Single Outlet, Pressure Compensating Drip
Emitters. Comes with a 10-32 threaded inlet x
barb outlet.

N

Matco-Norca 770S
PVC White Ball Valve for Sch 40 and Sch 80 Pipe,
solvent slip ends with "T" Handle, same size as
mainline.

4
3

3
3

D.W.A.
WATER USE CALCULATIONS

4

4"

3

R
D

IP

ZO

A
2
:
E

Master
Bath

FAU

SYMBOL

Dressing
Suite D
CONCEALE
CLOSET
ORGANIZERS

4"

Master
Bedroom

FP
TV

TV

Lounge

Room
Great
ING IN GREAT ROOM

CEIL
TO BE FLAT & PARALLEL
TO THE FINISHED FLOOR

Dining

THESE PLANS, SPECIFICATIONS, AND DESIGNS ARE PROPERTY OF TKD
ASSOCIATES, INCORPORATED. THE USE AND PUBLICATION OF THESE PLANS,
SPECIFICATIONS, AND DESIGNS SHALL BE RESTRICTED TO THE ORIGINAL SITE
AND PHASE FOR WHICH THEY WERE PREPARED AND TITLE THERETO REMAINS
WITH TKD ASSOCIATES, INCORPORATED AND USE WITHOUT THE WRITTEN
CONSENT OF TKD ASSOCIATES, INCORPORATED IS STRICTLY PROHIBITED.
VISUAL CONTACT CONSTITUTES ACCEPTANCE OF THESE RESTRICTIONS.

Kitchen

Entry

DRIP ZONE: 1A
Pan

try

Laundry

Pwdr

Media
Cabinet

2 Car
Garage
1

ela

Ad

Bed 3

3

Bath 3

4"

2
3

R
ar
d.

A AA

3

4"

Bath 2

Bed 2

4

Clo 3

FAU

Clo 2

Tankless
WH

DATE:

2-15-19

ISSUED FOR:
EFFECTIVE DATE:

DRIP ZONE: 3A

0

5

10

16

DESIGN BY:

TKD

DRAWN BY:

TD

FILENAME:

2090

21 feet
TOTAL

3/16" = 1'-0"

SHEETS

LIGHTING_SCHEDULE
MANUFACTURER/MODEL/DESCRIPTION

QTY

Finish
PVD

Watts
6W

Color Temp
2750K

Optics
Flood

Mounting

Tree Uplight:
SPJ Lighting Titan

4

1/2" NPT Dual Fin Spike

Path Light:
SPJ Lighting SPJ-SQ100-1PVDG

12

PVD

1.5W

2750K

N/A

1/2" NPT Dual Fin Spike

Accent Light:
SPJ Lighting Mr.Universe

7

PVD

3W

2750K

Flood

1/2" NPT Dual Fin Spike

Master
Bath

FAU

SYMBOL

SPJ-SQ100-1-PVDG

Dressing
Suite D
CONCEALE
CLOSET
ORGANIZERS

SPJ- TITAN

Master
Bedroom

FP
TV

TV

Lounge

Room
Great
ING IN GREAT ROOM

CEIL
TO BE FLAT & PARALLEL
TO THE FINISHED FLOOR

Dining

MR UNIVERSE

RESIDENCE

THESE PLANS, SPECIFICATIONS, AND DESIGNS ARE PROPERTY OF TKD
ASSOCIATES, INCORPORATED. THE USE AND PUBLICATION OF THESE PLANS,
SPECIFICATIONS, AND DESIGNS SHALL BE RESTRICTED TO THE ORIGINAL SITE
AND PHASE FOR WHICH THEY WERE PREPARED AND TITLE THERETO REMAINS
WITH TKD ASSOCIATES, INCORPORATED AND USE WITHOUT THE WRITTEN
CONSENT OF TKD ASSOCIATES, INCORPORATED IS STRICTLY PROHIBITED.
VISUAL CONTACT CONSTITUTES ACCEPTANCE OF THESE RESTRICTIONS.

Kitchen

Entry

Pan

try

Laundry

Pwdr

Media
Cabinet

2 Car
Garage

R
ar

ela

Ad

Bed 3

Bath 3

Clo 3

Bath 2

FAU

Bed 2

Clo 2

d.

Tankless
WH

DATE:

2-15-19

ISSUED FOR:
EFFECTIVE DATE:
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DESIGN BY:

TKD

DRAWN BY:

TD

FILENAME:

2090

21 feet
TOTAL

3/16" = 1'-0"

SHEETS

NOTE:
STAKE DETAIL ONLY APPLIES TO STANDARD
TRUNK TREES.

THESE PLANS, SPECIFICATIONS, AND DESIGNS ARE PROPERTY OF TKD
ASSOCIATES, INCORPORATED. THE USE AND PUBLICATION OF THESE PLANS,
SPECIFICATIONS, AND DESIGNS SHALL BE RESTRICTED TO THE ORIGINAL SITE
AND PHASE FOR WHICH THEY WERE PREPARED AND TITLE THERETO REMAINS
WITH TKD ASSOCIATES, INCORPORATED AND USE WITHOUT THE WRITTEN
CONSENT OF TKD ASSOCIATES, INCORPORATED IS STRICTLY PROHIBITED.
VISUAL CONTACT CONSTITUTES ACCEPTANCE OF THESE RESTRICTIONS.

DATE:

2-15-19

ISSUED FOR:
EFFECTIVE DATE:
DESIGN BY:

TKD

DRAWN BY:

I.O.

FILENAME:

2098

TOTAL

SHEETS

