PLANNING COMMISSION STAFF REPORT

DATE:

OCTOBER 27, 2021

PUBLIC HEARING

SUBJECT: SUNIA INVESTMENTS LLC., FOR A MAJOR ARCHITECTURAL
APPLICATION CASE 3.3959 MAJ; AND A TENTATIVE TRACT MAP (TTM
37143) FOR THE CONSTRUCTION OF A TWENTY-FOUR (24) UNIT
CONDOMINIUM PROJECT LOCATED AT 305 WEST SAN RAFAEL
ROAD, ZONE R-2. (CASES 3.3959 MAJ; 37143 TTM)
FROM:

Development Services Department

SUMMARY:
The Planning Commission to conduct a public hearing for a Tentative Tract Map and
review of a Major Architectural Application for the construction of a twenty-four (24) unit
condominium project consisting of two-unit types which are one-story in height. This
project was previously approved by the Planning Commission on October 26, 2016, and
a subsequent one-year time extension was granted on November 14, 2018. All
entitlements have expired, and the applicant seeks approval to construct the project as
originally approved with no changes to the site plan, building architecture, building
materials, and landscaping.
The following applications have been filed in conjunction with this request:
• Case 3.3959 MAJ a Major Architectural Application for the construction of a twentyfour (24) unit condominium complex.
• Case TTM 37143 a Tentative Tract Map for a one-lot tract and condominium map
overlay.
RECOMMENDATION:
Staff recommends approval of the applications, subject to conditions
BUSINESS PRINCIPAL DISCLOSURE:
Sunia Investments, LLC is solely owned by Director, Jerome Pelayo of Malibu, California.
Public Integrity Disclosure form is attached.
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BACKGROUND INFORMATION:
Related Relevant City Actions.
09/06/2016
Architectural Advisory Committee (AAC) recommended approval of the
project to the Planning Commission.
10/26/2016
Planning Commission approved a Tentative Tract Map (37143 TTM)
and Major Architectural Application (3.3959 MAJ). Reso #6592
11/16/2016
City Council approves Tentative Tract Map 37143. Reso # 24136
01/2017
Community Facilities District (CFD) approved by City Council.
04/13/2017
Plans submitted to Building Department as Plan Check.
7/12/3017
Street Improvement and Grading Plans submitted to Engineering for
Plan Check.
10/18/2018
Applicant received 5th Plan Check corrections.
11/14/2018
Planning Commission approves a one-year time extension for the MAJ
and TTM entitlements.
Most Recent Ownership
2/19/2016
Sunia Investments, LLC.
Neighborhood Meeting / Notification
Notice of public hearing mailed to addresses within 500-feet of the
site, notifying that the subject application would be considered by
10/14/2021
the Planning Commission at a public hearing on October 27,
2021. The public hearing notice was also emailed to
Neighborhood Organizations within one-mile of the project
site/subject property
10/14/2021
Email notification sent to Racquet Club West Organization;
Racquet Club Estates; and Desert Highlands.
Field Check
October 2021

I Staff visited site to observe existing conditions

DETAILS OF APPLICATION REQUEST:
Site Area
Net Area
Surrounding
Property
Subject
Property
North

4.05-acres
Existing General Plan Existing Land Use
Designations
MXD (Mixed-Use / Multi Vacant
Use), 15 units per acre
MXD (Mixed-Use /
Industrial
Multi Use), 15 units

Existing
Zoning
Designations
R-2 (Multi-Family
Residential)
M-1 (Industrial)
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South
East
West

per acre
ER (Estate
Residential), 2 Units
per acre
MXD (Mixed-Use /
Multi Use), 15 units
per acre
MDR (Medium Density
Residential), 15 units
per acre

Single-Family
Residential

R-1-A (SingleFamily Residential)

Vacant

R-2 (Multi-Family
Residential)

Condominium
Complex

R-2 (Multi-Family
Residential)
Compliance
Yes (see
discussion below)

Specific Plan Area
College Park Specific Plan
DEVELOPMENT STANDARDS:

Development standards for the project are to be evaluated by the Planning Commission
pursuant to the Palm Springs Zoning Code (PSZC) Section 92.03.03 for the R-2 zone
relative to architectural review as follows:
Standard
Lot Area

Required/Allowed
20,000-square feet

Lot Width
Lot Depth
Front Yard Virginia Rd and
Puerta Del Sol
Street Side
Yard – San
Rafael Rd.
Rear Yard
Building Height
(max.)
Bldg. Coverage
Trash
Enclosure
Open Space
Mech. Equip.
Parking

160 feet
180 feet

Perimeter Wall

25 feet
25 feet
16 feet after street
dedication

Provided
176,545-square
feet
963 feet
496 feet
20 feet
74 feet
15 feet

15 feet backing on R-1 15 feet
15 feet backing on R-1 12 feet
50% lot coverage
Required

36%
2 Trash
Enclosures
50%
65%
Screened
Roof Top Screen
2.25 spaces per unit = 24 carports + 30
54 spaces + 6 guest = unit spaces + 6
60 required spaces
guest spaces = 60
Total
6 foot masonry
6 foot masonry

Compliance
Yes
Yes
Yes
Yes with AMM
No, project
conditioned to move
bldg. 1’ to comply
Yes
Yes
Yes
Yes
Yes
Yes
Yes

Yes
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Permitted Density
15 Units Per Acre

Site Area
4.05 Acres

Units Allowed
60 Units

Units Proposed
24 Units

Compliance
Y

Pursuant to PSZC Section 93.06.00, the following parking standards apply:
Parking Requirement
Required
Provided
SF or # Parking
Use
HandiHandiof Units
Ratio
Reg.
Reg.
cap
cap
Residential
24 Units 2.25/unit
54
54
Guest
1 per 4
6
6
units
TOTAL SPACES REQUIRED
60
60
Regular and Handicap Spaces Req.
57
3
57
3

Comp.

Y
Y

ANALYSIS:
Site Plan:
The proposed site consists of six vacant lots to be merged into one 4.05 acre parcel for
the purpose of constructing twenty-four (24) condominium units. The site is located along
West San Rafael Road between North Virginia Road and North Puerta Del Sol. West
San Rafael Road is a semi-improved secondary thoroughfare and the project will require
the half widening of the street, construction of curbs and gutters, and a sidewalk along
the front of the parcel. In addition street improvements and installation of sidewalks will
be required along North Virginia Road and North Puerta Del Sol.
The site can be described as a long rectangle with 963 feet of frontage along West San
Rafael Road. The site slopes downward from west to east with a fifteen (15) foot grade
difference as shown in provided site cross-sections. The proposed condominiums will be
built as four attached units in six buildings symmetrically placed around a center plaza or
common area. The plaza will contain several community amenities to include one pool,
an orchard, communal tables, fire pit, two pergolas, walkthrough sculptures, and
community building. The project consists of two unit types: “Unit J” which is 3 bedrooms
- 2,034-square feet; and “Unit T” which is 3-bedrooms - 1,853-square feet. The communal
building is proposed to be 1,142-square feet in size.
The proposed project has street frontage on three sides with a single-family residential
community to the south; industrial buildings to the north; and a condominium project to
the west. The project backs up to R-1 zoned single-family residential one-story properties
and the new development will be compatible with to the adjacent residential uses by
having a fifteen (15) foot setback and one-story in height. The development will provide
a transition from the industrial uses present along the north side of West San Rafael Drive
and the low density residential properties to the south.
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The off-street parking for the project is located at both ends of the development with
access from North Virginia Road and North Pureta Del Sol. The Zoning Code requires
2.25 parking spaces per unit with one space covered for each unit. A row of carports
covering twenty-four (24) spaces is proposed in each parking lot and meets the
requirement with a total number of sixty (60) parking spaces required, including six (6)
guest spaces. Two fire lane access points are required from West San Rafael Road and
will separate the building groupings. Pedestrian access is proposed as part of the fire
lane access gates. Two trash enclosures are incorporated into the off-street parking lots
and will service the development.
Mass and Scale:
The proposed development will be one-story with a maximum height of twelve (12’) feet
to the top of the building parapet. The adjacent properties immediately to the south are
low density one-story single-family residences and the parcels across West San Rafael
Drive are one-story industrial buildings containing a mix of auto-related and warehouse
uses. The proposed 24-unit condominium complex as proposed will provide an
appropriately scaled project that provides a transition from the industrial uses to the lowdensity residential neighborhood.
Building Design and Detailing:
The proposed project will consist of four attached condominium units in six buildings
symmetrically placed around a center plaza or common area with off-street parking
located at the ends of the development. Unit J will be a 2,034-square foot 3-bedroom
condo; and Unit T will be a 1,853-square foot 3 bedroom condo. Each unit will have
access to a large private outdoor patio area surrounded by a six (6’) tall masonry wall.
The building design is a series of flat vertical roof lines with wide window overhangs and
interior courtyard steel patio covers. Building materials to include smooth stucco walls
painted “Omega White”.
Landscaping and Buffers:
The proposed landscape plan includes the planting of Palo Verde trees along West San
Rafael Road and the side streets in 36” boxes along with water efficient plantings
providing varying heights and color. The interior plaza which runs the length of the
complex will contain the greatest variety of plants and other accent pieces. A six (6’) foot
tall masonry perimeter wall is proposed painted in subtly different tones of white and light
grey that correspond to the placement of street trees. The goal is to connect the wall
movement to objects in the landscaping. The wall is to be constructed of CMU block in
an alternating pattern painted light grey or white in a stacked pattern.
The interior landscaping is broken into three parts and each section having a distinct
theme: the Orchard; the Pool Area; and Native Pollinator Plantings. The Orchard area
will utilize fruit trees neatly planted adjacent to acid etched concrete walkways. Other
plantings include specimen Olive trees, accent succulents and agaves. Hardscape
elements will include a black steel pergola shade structure, several community tables
constructed of concrete and planting beds for seasonal vegetable growing.
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The pool area will include a large pool and deck with several small community buildings
serving as gathering spaces. Steel shade structures will also be attached to the
accessory buildings. Minimal ground plantings are proposed with larger Olive and
Mesquite trees providing shade.
The Native Pollinator Planting area will utilize Palo Verde trees, specimen Olives, large
succulents, and agaves. Hardscape elements include two walk-through sculptures, a
steel pergola, and community fire pit. The design of this area is to provide native plantings
with sand groundcover tying the area into the surrounding desert landscape.
The parking lot planting will include Palo Verde trees and ground cover to provide shade
and meet the requirements of the Palm Springs Zoning Code.
College Park Specific Plan:
The subject site is located within the College Park Specific Plan which provides design
guidelines for Planning Area 6 (PA-6). While these guidelines are not firm development
standards, they were devised to help in the future planning of West San Rafael Drive. A
stated goal of these guidelines is to provide quality housing that is well integrated with
surrounding neighborhoods and the local street system. The following is a comparison
of the stated specific plan guidelines relative to the proposed development:
1.

Development should be limited to one-story multi-family units that are clustered to
form interior courtyards that provide protection from the prevailing northerly winds.
Proposed buildings to be one-story with a maximum height of twelve (12) feet. The
project consists of four attached condominium units in six buildings symmetrically
placed around a center plaza or common area with off-street parking located at the
ends of the development. The plan meets this goal.

2.

Residential units shall be designed to optimize season-appropriate shade and
solar gain and shall use roof designs that facilitate the use of rooftop solar.
Building elevations show appropriately sized roof overhangs and pergola’s to act
as patio covers. All buildings will be wired for photovoltaic panels and the project
meets the goal.

3.

Access and circulation for this development shall rely on a single main access drive
off San Rafael Drive with a secondary access from North Virginia Road.
The proposed development provides access to off-street parking lots from North
Virginia Road and North Puerta Del Sol with emergency access from West San
Rafael Road. Staff believes that due to the site layout the intent of this goal has
been met by directing vehicular access to the local servicing streets and
eliminating direct access to the secondary thoroughfare.
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4.

Covered and uncovered parking shall be provided in accordance with parking
standards set forth in Section II of the Specific Plan. Parking areas and
landscaping shall be located along the southern site boundary to buffer residences
to the south.
Plan provides twenty-four (24) covered carport parking spaces with an overall
space count of sixty (60) meeting the requirements of the Specific Plan. The
parking lots and the perimeter lot line to the south will be fully landscaped to
provide a buffer to adjacent neighborhoods.

5.

Open space amenities shall include thoughtfully conceived desert themed
gardens.
The project open space is broken into three parts with each section having a
distinct theme: the Orchard; the Pool Area; and Native Pollinator Plantings.
Proposed open space will be landscaped utilizing fruit trees neatly planted
adjacent to acid etched concrete walkways specimen Olive trees, accent
succulents and agaves. Hardscape elements to include a black steel pergola
shade structure, several community tables constructed of concrete and planting
beds for seasonal vegetable growing. Based upon these design elements the
project meets this goal.

6.

The streetscape along San Rafael Drive and North Indian Canyon Drive should
include a six-foot masonry wall or serpentine comparable design.
The project perimeter wall along West San Rafael Road, Virginia Road and Puerta
Del Sol will be six (6’) feet tall, stepped masonry wall painted in subtly color tones
of white and light grey that correspond to the placement of street trees and the
plan meets this goal.

Planning Commission Approval
The Planning Commission approved the project on October 26, 2016, and voted
unanimously to approve the project with the following conditions:
1. Pedestrian gates to be provided at all Fire Lane access points.
2. A recommendation that additional carports be added in the parking areas
for the units (not guest parking) through a Variance process, if applicable.
3. Interlocking pavers be used for Fire Lane surface.
4. Landscape plan to utilize similar plantings throughout the development.
5. Pools/spas water edge to be permitted within three (3) feet of property lines.
6. CC&R's to restrict rentals to no less than thirty (30) days.
The applicant made substantial progress since the Planning Commission approval in
2016 with the inclusion of the Community Facilities District (CFD) by the City Council;
street improvement and grading plans submitted to the Engineering Department for plan
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check; submittal of the CC&R’s; and building permits receiving five (5) rounds of
corrections.
In addition, all conditions added as part of the 2016 Planning Commission approval have
been incorporated into the plans and CC&R’s.
On November 14, 2018, the applicant requested a one-year time extension with the
justification that the project was in the advanced stages of plan review with fees paid.
The Planning Commission granted the time extension, however the project never
received final permit issuance. The applicant has submitted an email (see attachment)
explaining the reasons why the project did not move forward. It states:
“The reason for our inability to build the project at 305 San Rafael in 2016 was
financial- we were unable to get a construction loan.
That has changed for two reasons:
1. The Palm Springs real estate market has improved significantly sine then,
which means more lenders are willing to process loans in that market (at more
favorable terms).
2. Most importantly, I will be self-funding the project this time, rather than looking
for equity partners.
Having the equity as well as more lenders to choose from is what is going to allow
us to build this project, starting in 2022.”
FINDINGS – MAJOR ARCHITECTURAL APPLICATION (Case #3.3959 MAJ):
Section 94.04.00(D) of the Palm Springs Zoning Code (PSZC) requires an evaluation of
the proposed development to determine if it will provide a desirable environment for its
occupants, be compatible with the character of adjacent and surrounding developments,
and whether it is of good composition, materials, textures and colors. Staff has analyzed
the findings in order below.
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 lot areas.
The proposed site consists of six vacant lots to be merged into one 4.05 acre parcel
for the purpose of constructing twenty-four (24) condominium units. The proposed
site consists of four attached condominium units in six buildings symmetrically placed
around a center plaza or common area with off-street parking located at the ends of
the development. The site is located along West San Rafael Road between North
Virginia Road and North Puerta Del Sol. West San Rafael Road is a semi-improved
secondary thoroughfare and the project will require the half widening of the street,
construction of curbs and gutters, and a sidewalk along the front of the parcel.
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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 proposed project has street frontage on three sides with a single-family residential
community to the south; industrial buildings to the north; and a condominium project
to the west. The project backs up to R-1 zoned single-family residential one-story
properties and the new development will be compatible with the adjacent residential
uses by having a fifteen (15) foot setback and one-story height. The development
will provide a transition from the industrial uses present along the north side of West
San Rafael Drive and the low density residential properties to the south.
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 proposed development will be one-story with a maximum height of twelve (12’)
feet to the top of the building parapet. The building setbacks are consistent and
conform to the R-2 zone development standards. The adjacent properties immediately
to the south are low density one-story single-family residences. The parcels across
West San Rafael Drive are one-story industrial buildings containing a mix of auto
related and warehouse uses. The development as proposed will provide an
appropriately scaled project that provides a transition from the industrial uses to the
low-density residential neighborhood and generally conforms to the College Park
Specific Plan by meeting the design guidelines for Planning Area 6 (PA-6).
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.
Building materials to include smooth stucco walls painted “Omega White”. The project
consists of two unit types: “Unit J” which is 3 bedrooms - 2,034-square feet; and “Unit
T” 3-bedrooms - 1,853-square feet. Each unit will have access to a large private
outdoor patio area surrounded by a six (6’) tall masonry wall. The building design is a
series of flat vertical roof lines with wide window overhangs and interior courtyard steel
patio covers. Carports are proposed in each parking lot consisting of a simple steel
support post with corrugated metal roof painted tan.
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 landscape plan includes the planting of Palo Verde street trees along West San
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Rafael Road and the side streets in 36” boxes along with water efficient plantings
between the perimeter wall and sidewalk providing varying heights and color. The
development interior plaza will contain a variety of plants and other hardscape pieces
to provide amenities to the residents. A six (6’) feet tall masonry stepped perimeter
wall is proposed painted in subtly different tones of white and light grey that
correspond to the placement of street trees.
FINDINGS – TENTATIVE TRACT MAP (Case 37143 TTM):
Pursuant to Section 66474 of the Subdivision Map Act, the following findings must be
made relative to the proposed map:
1. The proposed Tentative Tract Map or Tentative Parcel Map is consistent with all
applicable general and specific plans.
The TTM proposes one (1) lot equaling 4.05-acres for the purpose of a twenty-four
(24) unit condominium project. The proposed development consists of four attached
condominium units in six buildings symmetrically placed around a center plaza or
common area with off-street parking located at the ends of the development. The
proposed use meets the density requirement for the Mixed Use/Multi-Use (MXD) land
use designation consistent with the General Plan, in addition the proposed density
meets the requirement in the College Park Specific Plan and this finding has been
met.
2. The design and improvements of the proposed Tentative Tract Map or Tentative
Parcel Map is consistent with the zone in which the property is located.
The proposed subdivision is consistent with the R-2 zone in which the property is
located. The Tentative Tract Map will consist of one lot equaling 4.05-acres. The
design of the proposed condominium development is consistent with the applicable
zoning and the finding has been met.
3. The site is physically suited for this type of development.
The proposed development on a vacant flat lot will have access to a public street and
will provide an appropriately scaled project that provides a transition from the industrial
uses to north and the low-density residential neighborhood to the south and generally
conforms to the College Park Specific Plan by meeting the design guidelines for
Planning Area 6 (PA-6). The site is physically suited for this type of development and
the finding has been met.
4.

The site is physically suited for the proposed density of development.
The proposed twenty-four (24) unit condominium project on a 4.05-acre lot is consistent
with the allowable density of 6.1 – 15 dwelling units per acre in the MXD General Plan
designation.
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5. The design of the subdivision is not likely to cause environmental damage or
substantially and avoidably injure fish, wildlife, or their habitats.
The proposed Tentative Tract Map for the development of a twenty-four (24) unit
condominium complex is located on a flat semi graded lot surrounded by existing urban
streets with adequate public utilities serving the lot. The surrounding development
includes an industrial park, condominiums, and single-family residences. The proposed
4.05-acre site is not likely to cause environmental damage or substantially and
unavoidably harm unique fish, wildlife, or their habitats.
6. The design of the subdivision or type of improvements is not likely to cause serious
public health problems.
The design of the proposed condominium complex includes connections to all public
utilities including water and sewer systems. Access to the site parking lots is from
Virginia Road and Puerta Del Sol with emergency fire lanes providing pedestrian
connections from the development interior to West San Rafael Road.
7. The design of the subdivision or type of improvements will not conflict with easements,
acquired by the public at large, for access through or use of the property within the
proposed subdivision.
There are no known public easements across the subject property; therefore the design
of the subdivision will not conflict with easements for access through or use of the
property. Any utility easements can be accommodated within the project design.
ENVIRONMENTAL ANALYSIS:
City Staff has evaluated the proposed project for compliance with the California
Environmental Quality Act (CEQA) and has determined that the project is categorically
exempt from the requirements of CEQA pursuant to Section 15332 (In-Fill Development
Projects) of the CEQA Guidelines. The proposed project is categorically exempt
because:
1. The project is consistent with the applicable general plan designation and
applicable zoning designation;
2. The project is located within the city limits on sites of no more than five acres
substantially surrounded by urban uses;
3. The project is not located on sites that have value as habitat for endangered,
rare or threatened species;
4. The project will not result in any significant impacts relating to traffic, noise, air
quality, or water quality; and
5. The project can be adequately served by all required utilities and public
services.
A Notice of Exemption will be filed with the Riverside County Clerk.
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CONCLUSION:
The project as proposed conforms to the development standards for the R-2 zone and is
a by-right project. The College Park Specific Plan provides general guidelines for site
layout, access, open space, streetscape design and building massing which are met by
the proposed development. The project has not been altered since the previous approval
in 2016 and based upon this determination, Staff recommends approval of the project
subject to Conditions of Approval.
PREPARED BY:
REVIEWED BY:

Glenn Mlaker, AICP – Associate Planner
David Newell, AICP – Assistant Planning Director
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RESOLUTION NO.
A RESOLUTION OF THE PLANNING COMMISSION OF
THE
CITY
OF
PALM
SPRINGS,
CALIFORNIA,
APPROVING A MAJOR ARCHITECTURAL APPLICATION
(CASE NO. 3.3959 MAJ); AND A TENTATIVE TRACT MAP
(TTM 37143) FOR THE CONSTRUCTION OF A TWENTYFOUR (24) UNIT CONDOMINIUM PROJECT LOCATED AT
305 WEST SAN RAFAEL DRIVE, ZONE R-2, SECTION 4.
THE PLANNING COMMISSION FINDS AND DETERMINES AS FOLLOWS:
A. Sunia Investments LLC, (“Applicant”) has filed an application with the City
pursuant to Section 94.04.00 of the Zoning Ordinance for the construction of a
twenty-four (24) unit condominium complex; and pursuant to Chapter 9.62 of the
City’s Municipal Code (Maps) and Section 66426 of the State of California
Subdivision Map Act, for a Tentative Tract Map for condominium purposes located at
305 West San Rafael Road, Zone R-2, Section 4 (Project).
B. On October 26, 2016, the Planning Commission held a public hearing on the
application to consider Cases 3.3959 MAJ and TTM 37143 in accordance with
applicable law and passed Resolutions #6592 and #6593 approving the project.
C. On November 16, 2016 the project was approved by the City Council for
Tentative Tract Map, Resolution #24136.
D. On January 5, 2017, the project was approved by the City Council for annexation
of the development into the Community Facilities District (CFD).
E. On November 14, 2018, the Planning Commission approved a request for a oneyear extension of time for the Major Architectural Application and Tentative Map.
F. A notice of public hearing of the Planning Commission of the City of Palm
Springs to consider Cases 3.3959 MAJ and TTM 37143 was given in accordance
with applicable law.
G. On October 27, 2021 the Planning Commission held a public hearing to discuss
the re-approval of the Sunia Development to include a Major Architectural
Application Case 3.3959 MAJ and TTM 37143 being that the original and time
extension approvals had expired and the project is substantially the same as
approved in 2016.
H. The City has evaluated the Project for compliance with the California
Environmental Quality Act (*CEQA) and has determined that the Project is
categorically exempt from the requirements of CEQA pursuant to Section 15332 (“InFill Development Projects”) of the CEQA guidelines
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And,
The proposed Project is categorically exempt because:
1. The Project is consistent with the applicable general plan designation and
applicable zoning designation,
2. The Project is located within the city limits on sites of no more than five acres
substantially surrounded by urban uses.
3. The Project is not located on sites that have value as habitat for endangered,
rare or threatened species;
4. The Project will not result in any significant impacts relating to traffic, noise,
air quality, or water quality; and
5. The Project can be adequately served by all required utilities and public
services.
Accordingly, upon approval of this item, a Notice of Exemption will be prepared and
filed with the Riverside County Clerk.
I. The Planning Commission has carefully reviewed and considered all of the
evidence presented in connection with the hearing on the Project, including, but not
limited to, the staff report, and all written and oral testimony presented.
J. 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;
The proposed site consists of six vacant lots to be merged into one 4.05 acre
parcel for the purpose of constructing twenty-four (24) condominium units. The
proposed site consists of four attached condominium units in six buildings
symmetrically placed around a center plaza or common area with off-street
parking located at the ends of the development. The site is located along West
San Rafael Road between North Virginia Road and North Puerta Del Sol. West
San Rafael Road is a semi-improved secondary thoroughfare and the project will
require the half widening of the street, construction of curbs and gutters, and a
sidewalk along the front of the parcel.
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 proposed project has street frontage on three sides with a single-family
residential community to the south; industrial buildings to the north; and a
condominium project to the west. The project backs up to R-1 zoned single-
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family residential one-story properties and the new development will be
sympathetic to the surrounding residential uses by having a fifteen (15) foot
setback and one-story in height. The development will provide a transition from
the industrial uses present along the north side of West San Rafael Drive and the
low density residential properties to the south.
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 proposed development will be one-story with a maximum height of twelve
(12’) feet to the top of the building parapet. The building setbacks are consistent
and conform to the R-2 zone development standards. The adjacent properties
immediately to the south are low density one-story single-family residences. The
parcels across West San Rafael Drive are one-story industrial buildings
containing a mix of auto related and warehouse uses. The development as
proposed will provide an appropriately scaled project that provides a transition
from the industrial uses to the low-density residential neighborhood and generally
conforms to the College Park Specific Plan by meeting the design guidelines for
Planning Area 6 (PA-6).
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,
Building materials to include smooth stucco walls painted “Omega White”. The
project consists of two unit types: “Unit J” which is 3 bedrooms - 2,034-square
feet; and “Unit T” 3-bedrooms - 1,853-square feet. Each unit will have access to
a large private outdoor patio area surrounded by a six (6’) tall masonry wall. The
building design is a series of flat vertical roof lines with wide window overhangs
and interior courtyard steel patio covers. Carports are proposed in each parking
lot consisting of a simple steel support post with corrugated metal roof painted
tan.
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 landscape plan includes the planting of Palo Verde street trees along West
San Rafael Road and the side streets in 36” boxes along with water efficient
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plantings between the perimeter wall and sidewalk providing varying heights and
color. The development interior plaza will contain a variety of plants and other
hardscape pieces to provide amenities to the residents. A six (6’) feet tall
masonry stepped perimeter wall is proposed painted in subtly different tones of
white and light grey that correspond to the placement of street trees.
K. Pursuant to Municipal Code Chapter 9.64 (Maps) and the State of California
Subdivision Map Act Section 66474, the City Council finds as follows:
a. That the proposed Tentative Parcel Map is consistent with all applicable
general and specific plans.
The TTM proposes one (1) lot equaling 4.05-acres for the purpose of a twentyfour (24) unit condominium project. The proposed development consists of four
attached condominium units in six buildings symmetrically placed around a center
plaza or common area with off-street parking located at the ends of the
development. The proposed use meets the density requirement for the Mixed
Use/Multi-Use (MXD) land use designation consistent with the General Plan, in
addition the proposed density meets the requirement in the College Park Specific
Plan and this finding has been met.
b. The design and improvements of the proposed Tentative Tract Map are
consistent with the zone in which the property is located.
The proposed subdivision is consistent with the R-2 zone in which the property is
located. The Tentative Tract Map will consist of one lot equaling 4.05-acres. The
design of the proposed condominium development is consistent with the
applicable zoning and the finding has been met.
c. The site is physically suited for this type of development.
The proposed development on a vacant flat lot will have access to a public street
and will provide an appropriately scaled project that provides a transition from the
industrial uses to north and the low-density residential neighborhood to the south
and generally conforms to the College Park Specific Plan by meeting the design
guidelines for Planning Area 6 (PA-6). The site is physically suited for this type of
development and the finding has been met.
d. The site is physically suited for the proposed density of development.
The proposed twenty-four (24) unit condominium project on a 4.05-acre lot is
consistent with the allowable density of 6.1 – 15 dwelling units per acre in the MXD
General Plan designation. In addition, the R-2 zone requires 3,000-square feet per
dwelling unit which is within the zone density requirement.
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e. The design of the subdivision is not likely to cause environmental damage or
substantially and avoidably injure fish, wildlife, or their habitats.
The proposed Tentative Tract Map for the development of a twenty-four (24) unit
condominium complex is located on a flat semi graded lot surrounded by existing
urban streets with adequate public utilities serving the lot. The surrounding
development includes an industrial park, condominiums, and single-family
residences. The proposed 4.05-acre site is not likely to cause environmental
damage or substantially and unavoidably harm unique fish, wildlife, or their habitats.
f. The design of the subdivision or type of improvements is not likely to cause
serious public health problems.
The design of the proposed condominium complex includes connections to all
public utilities including water and sewer systems. Access to the site parking lots is
from Virginia Road and Puerto Del Sol with emergency fire lanes providing
pedestrian connections from the development interior to West San Rafael Road.
g. The design of the subdivision or type of improvements will not conflict with
easements, acquired by the public at large, for access through or use of the
property within the proposed subdivision.
There are no known public easements across the subject property; therefore the
design of the subdivision will not conflict with easements for access through or use
of the property. Any utility easements can be accommodated within the project
design.
NOW, THEREFORE, THE PLANNING COMMISSION OF THE CITY OF PALM
SPRINGS DOES HEREBY RESOLVE AS FOLLOWS:
SECTION 1. That the findings and determinations reflected above are true and
correct, and are incorporated by this reference herein as the cause and foundation for
the action taken by the and through this Resolution.
SECTION 2. That based on the entire record before the Planning Commission,
and the findings made in the staff report and this Resolution, the Planning Commission
of the City of Palm Springs hereby recommends that the City Council approve Tentative
Tract Map 37143.
Based upon the foregoing, the Planning Commission hereby approves Case 3.3959
MAJ for a Major Architectural Application for the construction of a twenty-four (24) unit
condominium complex, and Tentative Tract Map 37143 for condominium purposes
located at 305 West San Rafael Road subject to the conditions of approval attached
herein as Exhibit A.
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ADOPTED this 27th day of October, 2021.
AYES:
NOES:
ABSENT:
ABSTAIN:
ATTEST:

_________________________________

David Newel, AICP
Assistant Planning Director

CITY OF PALM SPRINGS, CALIFORNIA

RESOLUTION NO.

EXHIBIT A
Major Architectural 3.3959 MAJ
Tentative Tract Map 37143 TTM
Twenty-Four Unit Condominium Complex located at
305 West San Rafael Road
October 27, 2021
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
3.3959 MAJ and TTM 37143;

ADM 2.

Reference Documents. The site shall be developed and maintained in
accordance with the approved plans, date stamped May 17, 2016, including
site plans, architectural elevations, exterior materials and colors, landscaping,
and grading on file in the Planning Division.

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 legislative body, advisory agencies, or administrative
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officers concerning Case 3.3959 MAJ & TTM 37143. 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.

ADM 8.

Right to Appeal. Decisions of an administrative officer or agency of the City
of Palm Springs may be appealed in accordance with Municipal Code
Chapter 2.05.00. Permits will not be issued until the appeal period has
concluded.

ADM 9.

Public Art Fees. This project shall be subject to Chapters 2.24 and 3.37 of
the Municipal Code regarding public art. The project shall either provide
public art or payment of an in lieu fee. In the case of the in-lieu fee, the fee
shall be based upon the total building permit valuation as calculated pursuant
to the valuation table in the Uniform Building Code, the fee being 1/2% for
commercial projects or 1/4% for residential projects with first $100,000 of total
building permit valuation for individual single-family units exempt. Should the
public art be located on the project site, said location shall be reviewed and
approved by the Director of Planning and Zoning and the Public Arts
Commission, and the property owner shall enter into a recorded agreement to
maintain the art work and protect the public rights of access and viewing.
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ADM 10. Park Development Fees. The developer shall dedicate land or pay a fee in
lieu of a dedication, at the option of the City. The in-lieu fee shall be
computed pursuant to Ordinance No. 1632, Section IV, by multiplying the
area of park to be dedicated by the fair market value of the land being
developed plus the cost to acquire and improve the property plus the fair
share contribution, less any credit given by the City, as may be reasonably
determined by the City based upon the formula contained in Ordinance No.
1632. In accordance with the Ordinance, the following areas or features shall
not be eligible for private park credit: golf courses, yards, court areas,
setbacks, development edges, slopes in hillside areas (unless the area
includes a public trail) landscaped development entries,
meandering
streams, land held as open space for wildlife habitat, flood retention facilities
and circulation improvements such as bicycle, hiking and equestrian trails
(unless such systems are directly linked to the City’s community-wide system
and shown on the City’s master plan).
ADM 11. Comply with City Noise Ordinance. This use shall comply with the provisions
of Section 11.74 Noise Ordinance of the Palm Springs Municipal Code.
Violations may result in revocation of this Conditional Use Permit.
ADM 12. CC&R’s The applicant prior to issuance of building permits shall submit a
draft declaration of covenants, conditions and restrictions (“CC&R’s”) to the
Director of Planning for approval in a format to be approved by the City
Attorney. These CC&R’s may be enforceable by the City, shall not be
amended without City approval, and shall require maintenance of all property
in a good condition and in accordance with all ordinances.
ADM 13. CC&R’s. Prior to recordation of a final Tentative Tract Map or issuance of
building permits, the applicant shall submit a draft declaration of covenants,
conditions and restrictions ("CC&R's") to the Director of Planning for approval
in a format to be approved by the City Attorney. The draft CC&R package
shall include:
a. The document to convey title
b. Deed restrictions, easements, of Covenant Conditions and Restrictions to
be recorded.
c. Provisions for joint access to the proposed parcels, and any open space
restrictions.
d. A provision, which provides that the CC&R’s may not be terminated or
substantially amended without the consent of the City and the developer’s
successor-in-interest.
Approved CC&R’s are to be recorded following approval of the final map.
The CC&R's may be enforceable by the City, shall not be amended without
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City approval, and shall require maintenance of all property in a good
condition and in accordance with all ordinances,
ADM 14. CC&R’s Deposits & Fees. The applicant shall submit to the City of Palm
Springs, a deposit in the amount of $3,500, for the review of the CC&R's by
the City Attorney. A $675 filing fee shall also be paid to the City Planning
Department for administrative review purposes.
ADM 15. CC&R’s Noise Disclosure. The CC&R’s shall have a disclosure statement
regarding the location of the project relative to roadway noise, City special
events, roadway closures for special events and other activities which may
occur in the Central Business District, Desert Museum and Desert Fashion
Plaza. Said disclosure shall inform perspective buyers about traffic, noise and
other activities which may occur in this area.
ADM 16. Notice to Tenants. The applicant shall provide all tenants with a copy of the
Conditions of Approval for this project.
ENVIRONMENTAL ASSESSMENT CONDITIONS
ENV 1.

Coachella Valley Multiple-Species Habitat Conservation Plan (CVMSHCP)
Local Development Mitigation Fee (LDMF) required. All projects within the
City of Palm Springs, not within the Agua Caliente Band of Cahuilla Indians
reservation are subject to payment of the CVMSHCP LDMF prior to the
issuance of certificate of occupancy.

ENV 2.

California Fish & Game Fees Required. The project is required to pay a fish
and game impact fee as defined in Section 711.4 of the California Fish and
Game Code. This CFG impact fee plus an administrative fee for filing the
action with the County Recorder shall be submitted by the applicant to the
City in the form of a money order or a cashier's check payable to the
Riverside County Clerk prior to the final City action on the project (either
Planning Commission or City Council determination). This fee shall be
submitted by the City to the County Clerk with the Notice of Determination.
Action on this application shall not be final until such fee is paid. The project
may be eligible for exemption or refund of this fee by the California
Department of Fish & Game. Applicants may apply for a refund by the CFG
at www.dfg.ca.gov for more information.

ENV 3.

Cultural Resource Survey Required. Prior to any ground disturbing activity,
including clearing and grubbing, installation of utilities, and/or any
construction related excavation, an Archaeologist qualified according to the
Secretary of the Interior’s Standards and Guidelines, shall be employed to
survey the area for the presence of cultural resources identifiable on the
ground surface.
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Cultural Resource Site Monitoring. There is a possibility of buried cultural or
Native American tribal resources on the site. A Native American Monitor shall
be present during all ground-disturbing activities. (check for duplication in
engineering conditions)
a).
A Native American Monitor(s) shall be present during all ground
disturbing activities including clearing and grubbing, excavation, burial of
utilities, planting of rooted plants, etc. Contact the Agua Caliente Band of
Cahuilla Indian Cultural Office for additional information on the use and
availability of Cultural Resource Monitors. Should buried cultural deposits
be encountered, the Monitor shall contact the Director of Planning. After
consultation the Director shall have the authority to halt destructive
construction and shall notify a Qualified Archaeologist to further
investigate the site. If necessary, the Qualified Archaeologist shall
prepare a treatment plan for submission to the State Historic Preservation
Officer and Agua Caliente Cultural Resource Coordinator for approval.
b).
Two copies of any cultural resource documentation generated in
connection with this project, including reports of investigations, record
search results and site records/updates shall be forwarded to the Tribal
Planning, Building, and Engineering Department and one copy to the City
Planning Department prior to final inspection.

PLANNING DEPARTMENT CONDITIONS
PLN 1.

PLN 2.

Submission of an Administrative Minor Modification (AMM) for the following:
1.

Modify the side-front yard setback facing West San Rafael to sixteen
(16) feet due to street dedication for the widening of the street
including new curb, gutter, and sidewalk.

2.

Final location of carports to meet setbacks requirements per Section
92.04.03.

3.

Perimeter walls heights to meet Section 93.02.00 of the PSZC

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.
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PLN 3.

Sign Applications Required. No signs are approved by this action. Separate
approval and permits shall be required for all signs in accordance with Zoning
Ordinance Section 93.20.00. The applicant shall submit a sign program to
the Department of Planning Services prior to the issuance of building permits.

PLN 4.

Notice to future buyers on views. All prospective buyers of units shall be
notified that there are no written or implied rights to the preservation of scenic
views from the parcel.

PLN 5.

Prior to recordation of the final subdivision map, the developer shall submit for
review and approval the following documents to the Planning Department
which shall demonstrate that the project will be developed and maintained in
accordance with the intent and purpose of the approved tentative map:
a. The document to convey title.
b. Deed restrictions, easements, covenant conditions and restrictions that
are to be recorded.
c. The approved documents shall be recorded at the same time that the
subdivision map is recorded. The documents shall contain provisions for
joint access to the proposed parcels and open space restrictions. The
approved documents shall contain a provision which provides that they
may not be terminated or substantially amended without the consent of
the City and the developer’s successor-in-interest.

PLN 6.

Pedestrian gates to be provided at all Fire Lane access points.

PLN 7.

Planning Commission recommends that additional carports be added in the
parking areas through the Variance process.

PLN 8.

Interlocking pavers be used for Fire Lanes surface.

PLN 9.

Landscape plan to utilize similar plantings throughout the development.

PLN 10. Pools/Spas water edge to be permitted within three (3) feet of property lines.
PLN 11. CC&R’s to restrict short term rental to no less than thirty (30) days.
PLN 12. Recommendation to the Engineering Department to allow parking along West
San Rafael Road.
POLICE DEPARTMENT CONDITIONS
POL 1.

Developer shall comply with Section II of Chapter 8.04 “Building Security
Codes” of the Palm Springs Municipal Code.
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BUILDING DEPARTMENT CONDITIONS
BLD 1.

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

FIRE DEPARTMENT CONDITIONS
FID 1.

These conditions are subject to final plan check and review. Initial Fire
Department conditions have been determined from the plans received and
dated May 11, 2016. Additional requirements may be required at that time
based on revisions to site plans.

FID 2.

Fire Department Conditions were based on the 2019 California Fire Code as
adopted by City of Palm Springs, Palm Springs Municipal Code and latest
adopted NFPA Standards. Four (4) 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 four (4) 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 E. 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
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Prevention Bureau prior to installation.
Plans shall indicate all necessary engineering features, including all hydraulic
reference nodes, pipe lengths and pipe diameters as required by the
appropriate codes and standards. Plans and supportive data (calculations and
manufacturer's technical data sheets) 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.

Surface (CFC 503.2.3): Fire apparatus access roads shall be designed and
maintained to support the imposed loads of fire apparatus (73,000 lbs. GVW)
and shall be surfaced so as to provide all-weather driving capabilities.
• Fire Lanes – signage and/or curb markings required.
• Fire Lanes – shall be secured with gates meeting fire department
requirements.
• Fire Lanes – no other vehicle access allowed.

FID 6.

Security Gates (CFC 503.6): The installation of security gates across a fire
apparatus access road shall be approved by the fire code official. Where
security gates are installed, they shall have an approved means of emergency
operation. Secured automated vehicle gates or entries shall utilize a
combination of a Tomar Strobeswitch™, or approved equal, and an approved
Knox key electric switch. Electric gate operators, where provided, shall be
listed in accordance with UL 325. Gates intended for automatic operation shall
be designed, constructed and installed to comply with the requirements of
ASTM F 2200 and an approved Knox key electric switch. Secured nonautomated vehicle gates or entries shall utilize an approved padlock or chain
(maximum link or lock shackle size of ¼ inch). Approved security gates shall
be a minimum of 14 feet in unobstructed drive width on each side with gate in
open position.
In the event of a power failure, the gates shall be defaulted or automatically
transferred to a fail safe mode allowing the gate to be pushed open without
the use of special knowledge or any equipment. If a two-gate system is used,
the override switch must open both gates.
If there is no sensing device that will automatically open the gates for exiting,
a fire department approved Knox electrical override switch shall be placed on
each side of the gate in an approved location.
A final field inspection by the fire code official or an authorized representative
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is required before electronically controlled gates may become operative. Prior
to final inspection, electronic gates shall remain in a locked-open position.
FID 7.

Key Box Required (CFC 506.1): Where access to or within a structure or an
area is restricted because of secured openings or where immediate access is
necessary for life-saving or fire-fighting purposes, the fire code official is
authorized to require a key box to be installed in an approved location. The
key box shall be flush mount type and shall contain keys to gain necessary
access as required by the fire code official.

FID 8.

NFPA 13R 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 13R, 2013 Edition, as modified by local ordinance.
Shall comply with Palm Springs Fire Code Appendix L.
FID 9

FID 9

Require Fire Flow (CFC B101.0): Fire flow requirements for this project =
1,500 GPM; 2-hour duration.

FID 10

Operational Fire Hydrant(s) (CFC 507.1, 507.5 & C105.1): An approved
water supply capable of supplying the required fire flow for fire protection shall
be provided.
Maximum distance from any point on street frontage to a public hydrant – 200
feet (reduced from 250’ due to dead-end street).
Operational fire hydrant(s) shall be installed within 250 feet of all combustible
construction and shall be serviceable prior to and during construction

FID 11

Fire Extinguisher Requirements (CFC 906): Provide one (1) 2A-10B:C
portable fire extinguisher for every 75 feet of floor or grade travel distance for
normal hazards. Show proposed extinguisher locations on the plans.
Extinguishers shall be mounted in a visible, accessible location 3 to 5 feet
above floor level. Preferred location is in the path of exit travel or near an exit
door.

FID 12

Smoke & Carbon Monoxide Alarms – Required. Hardwired, interconnected
battery backup.

ENGINEERING DEPARTMENT CONDITIONS
The Engineering Division recommends that if this application is approved, such
approval is subject to the following conditions being completed in compliance with City
standards and ordinances.
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Before final acceptance of the project, all conditions listed below shall be completed to
the satisfaction of the City Engineer.
STREETS
ENG 1.

Any improvements within the public right-of-way require a City of Palm
Springs Encroachment Permit. All improvements are subject to inspection
and a 48-hour inspection notification is required.

ENG 2.

Submit street improvement plans prepared by a registered California civil
engineer to the Engineering Division. The plan(s) shall be approved by the
City Engineer prior to issuance of any building permits.

SAN RAFAEL DRIVE
ENG 3.

Dedicate an additional 4’ feet to provide the ultimate half street right-ofway width of 44’ feet along the entire frontage, together with a property
line - corner cut-back at the southeast corner of the intersection of Virginia
Road and San Rafael Drive, and the southwest corner of the intersection
of Puesta Del Sol and San Rafael Drive, in accordance with City of Palm
Springs Standard Drawing No. 105. A current title report; or a copy of a
current tax bill and a copy of a vesting grant deed shall be provided to
verify current property ownership. A right-of-way plan check fee shall be
paid by the applicant per the latest fee schedule at time of application.

ENG 4.

Construct a 6 inch curb and gutter, 32 feet south of centerline along the
entire frontage, with a 35 feet radius curb return and spandrel at the
southeast corner of the intersection of Virginia Road and San Rafael
Drive, and the southwest corner of the intersection of Puesta Del Sol and
San Rafael Drive in accordance with City of Palm Springs Standard
Drawing No. 200 and 206.

ENG 5.

Construct the east half of a 6 feet wide cross gutter at the southeast
corner of the intersection of Virginia Road and San Rafael Drive, and west
half of a 6 feet wide cross gutter at the southwest corner of the
intersection of Puesta Del Sol and San Rafael Drive with a flow line
parallel with and located 32 feet south of the centerline of San Rafael
Drive in accordance with City of Palm Springs Standard Drawing No. 200
and 206.

ENG 6.

Construct a minimum 24 feet wide emergency access driveway
approaches. First approach located 475’ feet east of the centerline of
Virginia Road and second approach located 336’ west of the centerline of
Puesta Del Sol in accordance with City of Palm Springs Standard Drawing
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No. 201. The access shall be gated and locked; and lock box key provided
to the Fire Department for emergency access.
ENG 7.

Construct a 5 feet wide sidewalk separated by a 2’ to 3’ wide landscape
strip behind the curb along the entire frontage in accordance with City of
Palm Springs Standard Drawing No. 210.

ENG 8.

Construct a Type A curb ramp meeting current California State
Accessibility standards at the southeast corner of the intersection of
Virginia Road and San Rafael Drive, and the southwest corner of the
intersection of Puesta Del Sol and San Rafael Drive accordance with City
of Palm Springs Standard Drawing No. 212.

ENG 9.

Construct pavement with a minimum pavement section of 3 inches asphalt
concrete pavement over 6 inches crushed miscellaneous base with a
minimum subgrade of 24 inches at 95% relative compaction, or equal,
from edge of proposed gutter to clean sawcut edge of pavement along the
entire San Rafael Drive frontage in accordance with City of Palm Springs
Standard Drawing No. 110. (Additional pavement removal and
replacement may be required upon review of existing pavement crosssections, and to ensure grade breaks of the pavement cross-section do
not occur within a travel lane.) If an alternative pavement section is
proposed, the proposed pavement section shall be designed by a
California registered Geotechnical Engineer using "R" values from the
project site and submitted to the City Engineer for approval.

ENG 10.

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

VIRGINIA ROAD
ENG 11.

Construct a 6 inch curb and gutter, 18 feet east of centerline along the
entire frontage in accordance with City of Palm Springs Standard Drawing
No. 200.

ENG 12.

Construct a 24 feet wide driveway approach in accordance with City of
Palm Springs Standard Drawing No. 201.

ENG 13.

Dedicate an easement 4 feet wide along the back of the driveway
approach for sidewalk purposes. A current title report; or a copy of a
current tax bill and a copy of a vesting grant deed shall be provided to
verify current property ownership. A right-of-way plan check fee shall be
paid by the applicant per the latest fee schedule at time of application.

Planning Commission Resolution No.
Case 3.3930 MAJ & TTM 37039
Conditions of Approval

Page 12 of 22

ENG 14.

Construct a 5 feet wide sidewalk separated by a 2’ to 3’ wide landscape
strip behind the curb along the entire frontage in accordance with City of
Palm Springs Standard Drawing No. 210.

ENG 15.

Construct pavement with a minimum pavement section of 3 inches asphalt
concrete pavement over 4 inches crushed miscellaneous base with a
minimum subgrade of 24 inches at 95% relative compaction, or equal,
from edge of proposed gutter to centerline along the entire Virginia Road
frontage in accordance with City of Palm Springs Standard Drawing No.
110. (Additional pavement removal and replacement may be required
upon review of existing pavement cross-sections, and to ensure grade
breaks of the pavement cross-section do not occur within a travel lane.) If
an alternative pavement section is proposed, the proposed pavement
section shall be designed by a California registered Geotechnical
Engineer using "R" values from the project site and submitted to the City
Engineer for approval.

ENG 16.

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

PUESTA DEL SOL
ENG 17.

Construct a 6 inch curb and gutter, 18 feet west of centerline along the
entire frontage in accordance with City of Palm Springs Standard Drawing
No. 200.

ENG 18.

Construct a 24 feet wide driveway approach in accordance with City of
Palm Springs Standard Drawing No. 201.

ENG 19.

Construct a 5 feet wide sidewalk separated by a 2’ to 3’ wide landscape
strip behind the curb along the entire frontage in accordance with City of
Palm Springs Standard Drawing No. 210.

ENG 20.

Construct pavement with a minimum pavement section of 3 inches asphalt
concrete pavement over 4 inches crushed miscellaneous base with a
minimum subgrade of 24 inches at 95% relative compaction, or equal,
from edge of proposed gutter to centerline along the entire Puesta Del Sol
frontage in accordance with City of Palm Springs Standard Drawing No.
110. (Additional pavement removal and replacement may be required
upon review of existing pavement cross-sections, and to ensure grade
breaks of the pavement cross-section do not occur within a travel lane.) If
an alternative pavement section is proposed, the proposed pavement
section shall be designed by a California registered Geotechnical
Engineer using "R" values from the project site and submitted to the City
Engineer for approval.
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All broken or off grade street improvements along the project frontage
shall be repaired or replaced

ON-SITE
ENG 22.

The minimum pavement section for all on-site pavement (drive
aisles, parking spaces) shall be 2-1/2 inches asphalt concrete
pavement over 4 inches crushed miscellaneous base with a
minimum subgrade of 24 inches at 95% relative compaction, or
equal. If an alternative pavement section is proposed, the proposed
pavement section shall be designed by a California registered
Geotechnical Engineer using "R" values from the project site and
submitted to the City Engineer for approval.

ENG 23.

On-site drive aisles and/or parking lot shall be constructed with
curbs, gutters, and cross-gutters, as necessary to accept and
convey street surface drainage of the on-site streets to the on-site
drainage system, in accordance with applicable City standards.

SANITARY SEWER
ENG 24.

All sanitary facilities shall be connected to the public sewer system
(via the proposed on-site private sewer system). New laterals shall
not be connected at manholes.

ENG 25.

All on-site sewer systems shall be privately maintained by a Home
Owners Association (HOA). Provisions for maintenance of the onsite sewer system acceptable to the City Engineer shall be included
in the Covenants, Conditions and Restrictions (CC&R’s) required
for this project.

GRADING
Submit a Precise Grading Plan prepared by a California registered Civil engineer to the
Engineering Division 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 Division 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
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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 Division 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
Division 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; and a
copy of the associated Hydrology Study/Report; and a copy of the
associated Water Quality Management Plan (WQMP).

ENG 26.

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.

ENG 27.

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 28.

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.
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ENG 29.

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 30.

Drainage swales shall be provided adjacent to all curbs and sidewalks to
keep nuisance water from entering the public streets, roadways, or
gutters.

ENG 31.

A Notice of Intent (NOI) to comply with the California General Construction
Stormwater Permit (Water Quality Order 2009-0009-DWQ as modified
September 2, 2009) is required for the proposed development via the
California Regional Water Quality Control Board online SMARTS system.
A copy of the executed letter issuing a Waste Discharge Identification
(WDID) number shall be provided to the City Engineer prior to issuance of
a grading or building permit.

ENG 32.

This project requires preparation and implementation of a stormwater
pollution prevention plan (SWPPP). As of September 4, 2012, all
SWPPPs shall include a post-construction management plan (including
Best Management Practices) in accordance with the current Construction
General Permit. Where applicable, the approved final project-specific
Water Quality Management Plan shall be incorporated by reference or
attached to the SWPPP as the Post-Construction Management Plan. A
copy of the up-to-date SWPPP shall be kept at the project site and be
available for review upon request.

ENG 33.

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 34.

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
Division with the first submittal of a grading plan (if required) or prior to
issuance of any permit.
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ENG 35.

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 36.

The applicant shall provide Grading Certification for all building (or
structure) pads in conformance with the approved grading plan to
the Engineering Services Department for review and approval prior
to installation of forms and ground plumbing.

ENG 37.

In cooperation with the California 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” (Revised - RIFA Form CA-1) prior to approval of the Grading
Plan (if required). The California Department of Food and Agriculture
office is located at 6819 East Gage Avenue, Commerce, Ca 90040
(Phone(760)782-3271,(562)505-6415),Sonia.Oran@cdfa.ca.gov.

WATER QUALITY MANAGEMENT PLAN
ENG 38.

This project shall be required to install measures in accordance with
applicable National Pollution Discharge Elimination System (NPDES) Best
Management Practices (BMP’s) included as part of the NPDES Permit
issued for the Whitewater River Region from the Colorado River Basin
Regional Water Quality Control Board (RWQCB). The applicant is
advised that installation of BMP’s, including mechanical or other means for
pre-treating contaminated stormwater and non-stormwater runoff, shall be
required by regulations imposed by the RWQCB. It shall be the
applicant’s responsibility to design and install appropriate BMP’s, in
accordance with the NPDES Permit, that effectively intercept and pre-treat
contaminated stormwater and non-stormwater runoff from the project site,
prior to release to the City’s municipal separate storm sewer system
(“MS4”), to the satisfaction of the City Engineer and the RWQCB. Such
measures shall be designed and installed on-site; and provisions for
perpetual maintenance of the measures shall be provided to the
satisfaction of the City Engineer, including provisions in Covenants,
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Conditions, and Restrictions (CC&R’s) required for the development (if
any).
ENG 39.

A Final Project-Specific Water Quality Management Plan (WQMP) shall be
submitted to and approved by the City Engineer prior to issuance of a
grading or building permit. The WQMP shall address the implementation
of operational Best Management Practices (BMP’s) necessary to
accommodate nuisance water and storm water runoff from within the
underground parking garage and the on-site private drive aisles. Direct
release of nuisance water to adjacent public streets is prohibited.
Construction of operational BMP’s shall be incorporated into the Precise
Grading and Paving Plan.

ENG 40.

Prior to issuance of any grading or building permits, the property owner
shall record a “Covenant and Agreement” with the County-Clerk Recorder
or other instrument on a standardized form to inform future property
owners of the requirement to implement the approved Final ProjectSpecific Water Quality Management Plan (WQMP). Other alternative
instruments for requiring implementation of the approved Final ProjectSpecific WQMP include: requiring the implementation of the Final ProjectSpecific WQMP in Home Owners Association or Property Owner
Association Covenants, Conditions, and Restrictions (CC&Rs); formation
of Landscape, Lighting and Maintenance Districts, Assessment Districts or
Community Service Areas responsible for implementing the Final ProjectSpecific WQMP; or equivalent. Alternative instruments must be approved
by the City Engineer prior to issuance of any grading or building permits.

ENG 41.

Prior to issuance of certificate of occupancy or final City approvals (OR of
“final” approval by City), the applicant shall: (a) demonstrate that all
structural BMP’s have been constructed and installed in conformance with
approved plans and specifications; (b) demonstrate that applicant is
prepared to implement all non-structural BMP’s included in the approved
Final Project-Specific WQMP, conditions of approval, or grading/building
permit conditions; and (c) demonstrate that an adequate number of copies
of the approved Final Project-Specific WQMP are available for the future
owners (where applicable).

DRAINAGE
ENG 42.

All stormwater runoff passing through the site shall be accepted and
conveyed across the property in a manner acceptable to the City
Engineer. For all stormwater runoff falling on the site, on-site retention or
other facilities approved by the City Engineer shall be required to contain
the increased stormwater runoff generated by the development of the
property. Provide a hydrology study to determine the volume of increased
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stormwater runoff due to development of the site, and to determine
required stormwater runoff mitigation measures for the proposed
development. Final retention basin sizing and other stormwater runoff
mitigation measures shall be determined upon review and approval of the
hydrology study by the City Engineer and may require redesign or
changes to site configuration or layout consistent with the findings of the
final hydrology study. No more than 40-50% of the street frontage
parkway/setback areas should be designed as retention basins. On-site
open space, in conjunction with dry wells and other subsurface solutions
should be considered as alternatives to using landscaped parkways for
on-site retention.
ENG 43.

Direct release of on-site nuisance water or stormwater runoff shall not be
permitted to San Rafael Drive, Virginia Road or Puesta Del Sol. Provisions
for the interception of nuisance water from entering adjacent public streets
from the project site shall be provided through the use of a minor storm
drain system that collects and conveys nuisance water to landscape or
parkway areas, and in only a stormwater runoff condition, pass runoff
directly to the streets through parkway or under sidewalk drains.

ENG 44.

This project shall be required to install measures in accordance with
applicable National Pollution Discharge Elimination System (NPDES) Best
Management Practices (BMP’s) included as part of the NPDES Permit
issued for the Whitewater River Region from the Colorado River Basin
Regional Water Quality Control Board (RWQCB). The applicant is
advised that installation of BMP’s, including mechanical or other means for
pre-treating contaminated stormwater and non-stormwater runoff, shall be
required by regulations imposed by the RWQCB. It shall be the
applicant’s responsibility to design and install appropriate BMP’s, in
accordance with the NPDES Permit, that effectively intercept and pre-treat
contaminated stormwater and non-stormwater runoff from the project site,
prior to release to the City’s municipal separate storm sewer system
(“MS4”), to the satisfaction of the City Engineer and the RWQCB. Such
measures shall be designed and installed on-site; and provisions for
perpetual maintenance of the measures shall be provided to the
satisfaction of the City Engineer, including provisions in Covenants,
Conditions, and Restrictions (CC&R’s) required for the development.

ENG 45.

The project is subject to flood control and drainage implementation fees.
The acreage drainage fee at the present time is $ 7287.76 per acre in
accordance with Resolution No. 15189. Fees shall be paid prior to
issuance of a building permit.

ENG 46.

The proposed underground retention system(s) shall be installed on-site
and not within the public right-of-way. The underground stormwater
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retention system shall be sized to have a sufficient capacity equal to the
volume of increased stormwater runoff due to development of the site, as
identified in a final hydrology study approved by the City Engineer. A
decrease to the required retention volume may be allowed for percolation
of the stormwater runoff into the underlying gravel and soil, not to exceed
2 inches per hour. Provisions for maintenance of the underground
stormwater retention system(s) shall be included in Covenants,
Conditions, and Restrictions (CC&R’s) for the Home Owners Association
(HOA), including reference to the fact that maintenance and/or
replacement of the system may require removal of existing landscaping
improvements within the landscape parkway at the sole expense of the
HOA. The CC&R’s shall reserve the right of the City to inspect and
ensure that the underground retention system is operable, and in the
event of its failure, shall provide the City the right to advise the HOA and
require its repair or replacement to the satisfaction of the City Engineer.
GENERAL
ENG 47.

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. The developer shall be responsible for
removing, grinding, paving and/or overlaying existing asphalt concrete
pavement of off-site streets as required by and at the discretion of the City
Engineer, including additional pavement repairs to pavement repairs made
by utility companies for utilities installed for the benefit of the proposed
development (i.e. Desert Water Agency, Southern California Edison,
Southern California Gas Company, Time Warner, Verizon, Mission
Springs Water District, etc.). Multiple excavations, trenches, and other
street cuts within existing asphalt concrete pavement of off-site streets
required by the proposed development may require complete grinding and
asphalt concrete overlay of the affected off-site streets, at the discretion of
the City Engineer. The pavement condition of the existing off-site streets
shall be returned to a condition equal to or better than existed prior to
construction of the proposed development.

ENG 48.

All proposed utility lines shall be installed underground.

ENG 49.

In accordance with Chapter 8.04.401 of the City of Palm Springs Municipal
Code, all existing and proposed electrical lines of thirty-five thousand volts
or less and overhead service drop conductors, and all gas, telephone,
television cable service, and similar service wires or lines, which are onsite, abutting, and/or transecting, shall be installed underground unless
specific restrictions are shown in General Orders 95 and 128 of the
California Public Utilities Commission, and service requirements published
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by the utilities. The existing overhead utilities across the East and South
property lines meet the requirement to be installed underground. The
applicant is advised to investigate the nature of these utilities, the
availability of undergrounding these utilities with respect to adjacent and
off-site properties, and to present its case for a waiver of the Municipal
Code requirement, if appropriate, to the Planning Commission and/or City
Council as part of its review and approval of this project.
If utility undergrounding is deferred in accordance with specific direction by
the Planning Commission and/or City Council, the record property owner
shall enter into a covenant agreeing to underground all of the existing
overhead utilities required by the Municipal Code in the future upon
request of the City of Palm Springs City Engineer at such time as deemed
necessary. The covenant shall be executed and notarized by the property
owner and submitted to the City Engineer prior to issuance of a grading
permit. A current title report; or a copy of a current tax bill and a copy of a
vesting grant deed shall be provided to verify current property ownership.
A covenant preparation fee in effect at the time that the covenant is
submitted shall be paid by the developer prior to issuance of any grading
or building permits.
ENG 50.

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.

ENG 51.

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 52.

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
Division 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 53.

Nothing shall be constructed or planted in the corner cut-off area of
any intersection or 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.
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ENG 54.

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

ENG 55.

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.

MAP
ENG 56.

A Final Map shall be prepared by a California registered Land
Surveyor or qualified Civil Engineer and submitted to the Engineering
Division for review and approval. A Title Report prepared for
subdivision guarantee for the subject property, the traverse closures
for the existing parcel and all lots created therefrom, and copies of
record documents shall be submitted with the Final Map to the
Engineering Division as part of the review of the Map. The Final Map
shall be approved by the City Council prior to issuance of building
permits.

ENG 57.

In accordance with Government Code 66426 (c), an application for a
Tentative Tract Map shall be submitted to the Planning Department if
the subject property is proposed to be subdivided for purposes of sale,
lease, or financing of
commercial parcels (and/or residential
condominium units) within the proposed development. No building
permit shall be issued until a Final Map for condominium purposes has
been approved by the City Council.

ENG 58.

A copy of draft Covenants, Conditions and Restrictions (CC&R’s) shall
be submitted to the City Attorney for review and approval for any
restrictions related to the Engineering Division’s recommendations.
The CC&R’s shall be approved by the City Attorney prior to approval of
the Final Map by the City Council, or in the absence of a Final Map,
shall be submitted and approved by the City Attorney prior to issuance
of Certificate of Occupancy.

ENG 59.

Acceptance of public improvements required of this development shall
be completed by resolution of the City Council to release the faithful
performance bond and acceptance of replacement maintenance bond
to be held for one year. An inspection will be performed nine months
after said acceptance as part of the notice of completion process, a
notice of completion will be filed certifying the improvements are
complete.
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TRAFFIC
ENG 60.

A minimum of 48 inches of clearance for accessibility shall be provided
on public sidewalks. Minimum clearance on public sidewalks shall be
provided by either an additional dedication of a sidewalk easement if
necessary and widening of the sidewalk, or by the relocation of any
obstructions within the public sidewalk along the frontage of the subject
property.

ENG 61.

All damaged, destroyed, or modified pavement legends, traffic control
devices, signing, striping, and street lights, associated with the
proposed development shall be replaced as required by the City
Engineer prior to issuance of a Certificate of Occupancy.

ENG 62.

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.

This property is subject to the Transportation Uniform Mitigation Fee which shall be paid
prior to issuance of building permit
END OF CONDITIONS
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ORCHARD, SEE LEGEND

PLANT LEGEND
SYMBOL SCIENTIFIC NAME

COMMON NAME

QTY. SIZE

WUCOLS

TREES
Cercidium x 'Desert
Museum'
Cercidium x 'Desert
Museum'

Desert Museum Palo
Verde
Desert Museum Palo
Verde

15/ 48" Box

L

20/ 36" Box

L

Ce De

Cercidium x 'Desert
Museum'

Desert Museum Palo
Verde - Street Tree

43/ 36" Box

L

Ol Eu

Olea europaea

Olive

46/ 36" Box

L

Ol Eu

Olea europaea

Olive

10/ 60" Box

L

Pr Pu

Prosopis pubescens

Screwbean Mesquite

24/ 36" Box

L

Ag De

Agave deserti

Desert Agave

70/ 5g

L

Ag Vi

Agave vilmorniana

Octopus Agave

50/ 15g

L

As Su

Asclepias subulata

Rush Milkweed

60/ 5g

L

Fe Cy

Ferocactus cylindraceus

Barrel Cactus

80/ 5g

L

He Wh

Hesperoyucca whipplei

Our Lord's Candle

200/ 5g

L

Hy Em

Hyptis emoryi

Desert Lavendar

400/ 5g

L

Ju Ca

Justicia californica

Chuparosa

80/ 5g

L

Op Ba

Opuntia basilaris

Beavertail Pricklypear

300/ 5g

L

Sa Ap

Salvia apiana

White Sage

600/ 1g

L

Sa Er

Salvia eremostacya

Rose Sage

300/ 1g

L

Sp Am

Sphaeralcea ambigua

Desert Mallow

200/ 5g

L

Yu Sp

Yucca brevifolia

Joshua Tree

7/ TBD

L

Yu Sp

Yucca schidigera

Mojave Yucca

50/ 15g

L

NA

Phoenix dactylifera

Date Palm

32/ 24"box

L

NA

Citrus, Various

Citrus, Various

64/ 24" box

M

NA

Prunus persica 'Desert
Gold'

Desert Gold Peach

32/ 24" box

L

Ce De
Ce De

SHRUBS

ORCHARD

PLANTING PLAN
SCALE: 1/32”= 1’-0”

LIGHTING LEGEND
Project Name:
______________________________________________________________________________________________________________
______________________________________________________________________________________________________________
Location:
______________________________________________________________________________________________________________
Type:
______________________________________________________________________________________________________________
Qty:
______________________________________________________________________________________________________________
Comments:

Lightcraft Outdoor Environments
Specification Features

11250AZT30

Finish

Textured Architectural Bronze

Available Finishes

AZT, BKT, BKT

Dimensions
Extension

6.50"

Height from center of Wall
opening

3.25"

Base Backplate

5.00 X 5.00

Weight

2.60 LBS

Photometrics
Kelvin Temperature

3000K

Color Rendering Index

90

Specifications
Material

Aluminum

Electrical
Voltage

120-277V

Input Voltage

Dual (120/140)

Qualifications

Dimensions
Height

7.00"

Safety Rated

Wet

Width

5.00"

Title 24

Yes

Class 2

Yes

Dark Sky

Yes

Expected Life Span

40000 Hours

Warranty

www.kichler.com/warranty

Primary Lamping

Notes:

Integrated

Number of Lights/LEDs

1

Delivered Lumens

350

Delivered Efficacy

33

Max or Nominal Watt

11W

1) Information provided is subject to change without notice.
All values are design or typical values when measured under
laboratory conditions.
2) Incandescent Equivalent: The incandescent equivalent as
presented is an approximate number and is for reference only.

Halogen:
Model#: PS-502B-MR16
Size: 5 ½”w x 2 1/4”h x 24” (stem)
Material: Solid Brass
Finish: Bronze
Mounting: Stake
Lens: Tempered Flat Clear
Max Lamp: 35w (not incl.)
Electrical: 12V AC
Light Spread: 4-6 ft.
Lumens: 525 avg.
Lamp Life: 4,000 hours avg.
Snoot: Angle or Flat Option
LED
Model#: PS-502B-MR16-LED
Size: 5 ½”w x 2 1/4”h x 24” (stem)
Material: Solid Brass
Finish: Bronze
Mounting: Stake
Lens: Tempered Flat Clear
LED Option: 3.5w, 4.5w, 5.5w MR16
Electrical: 12V AC
Light Spread: 4-6 ft.
Lumens: 280, 360, 440
Lamp Life: 30,000 hours avg.
Snoot: Angle or Flat Option
9811 Owensmouth Ave. Unit 1 Chatsworth, CA 91311
818.349.2663 Phone * 818-349-2676 Fax
sales@lightcraftoutdoor.com

Finish:

Lens:
Model: SPJ-MW1000-CP
Finish: Satin Brass

Our naturally etched finishes will withstand the test of time. All finishes are
individually treated insuring consistency. Our meticulous application results
in a fixture that truly becomes “a one of a kind”.

Housing:

Solid brass

Trim:

Solid brass

Electrical:

Well Light

Labels:

KICHLER 3000 K OUTDOOR LANTERN
MODEL#: 11250AZT30
MATERIAL: TEXTURED ARCH BRONZE
LED LAMP: 10W
VOLTAGE: 120-277V
LUMENS: 350

Clear UV Rated Acrylic

Available in 8-15v, 12-15v or 120v
ETL Standard Wet Label
C-ETL

QTY.

96

Interior Wood Installation

TOP VIEW

DESCRIPTION

Model#:
Material:
Color Temp:
Optic:
Options:

33/8”

SPJ-MW1000-CP
Solid Brass
2700K
Spot, Flood, Wide Flood,
Wide Angle Flood
Lamp
Electrical Lumens
FB-3W-CYL-TA105
8-15v
105
FB-5W-CYL-TA125
8-15v
125
FB-7W-CYL-TA210 12-15v, 120v
210
FB-10W-CYL-TA300 12-15v, 120v
300
In-Ground (concrete pour housing)
Nichia

Mounting:
LED:
Adjustable
Beam Angle: 0-40 Degree

ARCHITECT'S PATH/UP LIGHT
MODEL#: PS-502B-MR16-LED
MATERIAL: BRASS
LED: 5.5W
ELECTRICAL: 12V AC
LIGHT SPREAD: 4-6ft
LUMENS: 440

Countersunk
8/32 screws

Optic
FB-3W-CYL-TA105

5”

Lead

131

Wire Exit
Specify: Bottom
or Side

Wet Listed

25/8”

-C

A

7711 East Pleasant Valley Road
Cleveland, Ohio 44131-8010
Toll free: 866.558.5706 or kichler.com

LED

Lamp Included

Halogen: PS-502B-MR16
LED:
PS-502B-MR16-LED

Architect’s Path- Brass
Key Features:
Contemporary Side Stem Design
Angle or Flat Snoot Option
O Ring Seal
Use as Path or Up Light Above Plants

US

Kichler

Light Source

LIGHT FIXTURE INFORMATION

SPECIFICATION FEATURES

Ordering Information
Product ID

SYMBOL

Forever Bright

* Of Domestic & Foreign
Components

.C

OM • C A 0 A A

3

11250AZT30 (Textured Architectural Bronze)

15

3000 K LED Outdoor Lantern - AZT AZT

SPJ IN-GROUND LIGHTS
MODEL#: SPJ-MW1000-CP
ENGINE #: FB-7W-CYL-TA210
MATERIAL: SATIN BRASS
LED: 7W
ELECTRICAL: 12V-15V
LUMENS: 210

.0

ORDERING INFORMATION

Model#

Finishes

Wattage

Optics

Lumens

Color Temp.

Electrical

SPJ-MW1000-CP

SB

3W

FLOOD

105

2700K

8-15V

3W
5W
7W
10W

Spot
Flood
Wide Flood
Wide Angle Flood

105
125
210
300

2700K
4000K
6500K

8-15V
12V-15V
120V

V
M
AG
MBR
SB

=
=
=
=
=

Verde
Moss
Aged Brass
Matte Bronze
Satin Brass

GM =
B =
R =
PVDP =
PVDS =

Gun Metal
Black
Rusty
PVD Polished
PVD Satin

WWW.SPJLIGHTING.COM

LIGHTING PLAN
SCALE: 1/32”= 1’-0”
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AERIAL PERSPECTIVE LOOKING NORTH EAST

PERSPECTIVE AT MAIN PATHWAY

VIEWS

NOTE: RENDERINGS ARE FOR VISUAL REFERENCE ONLY. RENDERINGS MAY NOT REFLECT UPDATED DESIGN.
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AERIAL PERSPECTIVE LOOKING SOUTH WEST

PERSPECTIVE AT WALKTHROUGH SCULPTURE

VIEWS

NOTE: RENDERINGS ARE FOR VISUAL REFERENCE ONLY. RENDERINGS MAY NOT REFLECT UPDATED DESIGN.

W SAN RAFAEL DR

D

C

5' TALL POOL FENCE
6' TALL CONCRETE
SCREENS

8' TALL STEEL
PERGOLA

COMMUNITY BUILDING W/
STEEL PERGOLA

COMMUNITY BUILDING W/
STEEL PERGOLA

82' x 13'-4" POOL

WALKTHROUGH
SCULPTURE

POOL AMENITY BUILDING

COMMUNITY BUILDING W/
STEEL PERGOLA

RAISED VEGETABLE
BOXES

COMMUNITY BUILDING
W/ STEEL PERGOLA

8' TALL STEEL PERGOLA
OVER DINING AREA

N

8'-6" T
CARP
CARP

ORCHARD

I
RG
VI
A
NI
RD

N PUERTA DEL SOL

POOL AMENITY BUILDING

8'-6" TALL COVERED
CARPORT, SEE
CARPORT PAGE

N VIRGINIA RD

PARKING

B

A

82' x 13'-4" POOL
POOL AMENITY
BUILDING
BUILDING
6' TALL PERIMETER
WALL

5' TALL POOL FENCE
6' TALL CONCRETE
SCREENS
BUILDING
6' TALL PERIMETER
WALL

W SAN RAFAEL DR

PERSPECTIVE AT N VIRGINIA RD

C

PERSPECTIVE AT W SAN RAFAEL DR
PLAN BLOW UP OF
STEPPED CMU WALL
8"

8"

8"

1'-4"

8"

A

STEPPED CMU WALL,
STACKED PATTERN
- PAINTED LIGHT
GRAY, USE BENJAMIN
MOORE ICED CUBE
SILVER

B

PERSPECTIVE AT PUERTA DEL SOL

D

PALO VERDE STREET
TREE

FIRELANE AND
PEDESTRIAN GATE
- STEEL LOUVERED

ELEVATION OF WALL AT SAN RAFAEL

STREET VIEWS

NOTE: RENDERINGS ARE FOR VISUAL REFERENCE ONLY. RENDERINGS MAY NOT REFLECT UPDATED DESIGN.

STEPPED CMU WALL,
STACKED PATTERN
- PAINTED WHITE, USE
BENJAMIN MOORE
SUPER WHITE

CARPORT SPECS

CARPORT REFERENCE IMAGES

CARPORTS FROM VALLEY CARPORTS- SINGLE POST DESIGN

IMAGE BOARD- TEXTURES AND COLORS

ACCENT SUCCULENTS

NATIVE PLANTS

PALO VERDE

BOARD FORMED WALL

SMOOTH WHITE
STUCCOCOLORTEK PREMIUM
STUCCO COLOR 10OMEGA WHITE

PAINTED WHITE
ALUMINUM ROOFTOP
MECHANICAL SCREENING

PLANTING IN SAND

SPECIMEN OLIVE

ACCENT AGAVES
BOARD FORMED WALL

BLACK ANODIZED
ALUMINUM WINDOWS W/
A WHITE POWDERCOATED
1/4” STEEL OVERHANG

SMOOTH WHITE STUCCO
- COLORTEK PREMIUM
STUCCO COLOR 10OMEGA WHITE

BLACK POWDERCOATED
STEEL PERGOLA

SAND GROUNDCOVER

ACID ETCH CONCRETE WALKWAYS

MATERIALS- SECTIONS AT NATIVE PLANTING

NOTE: RENDERINGS ARE FOR VISUAL REFERENCE ONLY. RENDERINGS MAY NOT REFLECT UPDATED DESIGN.

ACCENT SUCCULENTS

NATIVE PLANTS

BOARD FORMED WALL

PAINTED WHITE
ALUMINUM ROOFTOP
MECHANICAL SCREENING

BLACK ANODIZED
ALUMINUM WINDOWS W/
A WHITE POWDERCOATED
1/4” STEEL OVERHANG

ORCHARD

SPECIMEN OLIVE

ACCENT AGAVES
BOARD FORMED WALL

SMOOTH WHITE
STUCCOCOLORTEK PREMIUM
STUCCO COLOR 10OMEGA WHITE

ORCHARD

BLACK POWDERCOATED
STEEL PERGOLA
SAND GROUNDCOVER

ACID ETCH CONCRETE WALKWAYS

MATERIALS- SECTIONS AT ORCHARD

NOTE: RENDERINGS ARE FOR VISUAL REFERENCE ONLY. RENDERINGS MAY NOT REFLECT UPDATED DESIGN.

1. SPECIMEN OLIVES
2. SPECIMEN PALO VERDE
3. BLACK POWDER COATED STEEL PERGOLA
4. SAND GROUNDCOVER
5. SMOOTH WHITE STUCCO BUILDINGS- COLORTEK
PREMIUM STUCCO COLOR 10 OMEGA WHITE

1

7. BOARD FORM SCREEN WALLS
8. ACID ETCH CONCRETE WALKWAYS
9. JOSHUA TREE

6

3

4
8

10

3

5

4

6

2

6. STEEL RETAINING STEPS

11

2
1

11. LARGE COMMUNAL FIRE PIT

12
9

10. NATIVE PLANTING

12. WALKTRHOUGH PORTAL

5

7

7

8
9

10

11

12

LANDSCAPE MATERIALS- PLAN

NOTE: RENDERINGS ARE FOR VISUAL REFERENCE ONLY. RENDERINGS MAY NOT REFLECT UPDATED DESIGN.

1. SPECIMEN OLIVES
2. SPECIMEN PALO VERDE
3. LARGE COMMUNAL TABLE
4. SAND GROUNDCOVER
5. SMOOTH WHITE STUCCO BUILDINGS- COLORTEK
PREMIUM STUCCO COLOR 10 OMEGA WHITE

1

6

3

9. JOSHUA TREE
6

3

4

9

10. NATIVE PLANTING
11. RAISED VEGETABLE BEDS

8

10

7. BOARD FORM SCREEN WALLS
8. ACID ETCH CONCRETE WALKWAYS

5

4

11

2

6. STEEL RETAINING STEPS

12. PRODUCTIVE ORCHARD

5

12

2
1

7

7

8
9

10

11

12

LANDSCAPE MATERIALS- PLAN

NOTE: RENDERINGS ARE FOR VISUAL REFERENCE ONLY. RENDERINGS MAY NOT REFLECT UPDATED DESIGN.
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12' - 0"
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NORTH ELEVATION_TYPICAL CLUSTER
1/8" = 1'-0"

SCREENS

3

PERGOLA

A3

1

UTILITIES FENCE

A3

1

1

1

1

1

1

1

1

1

1

12' - 0"

1

9' - 6"

1

5' - 0"

4' - 0"
9' - 6"

7
1

DOWNSPOUTS

PERGOLA

2

4' - 0"

PERGOLA

7

A3

2

PRIVACY WALL
PERGOLA

2
7

1

1

1

1

2

7

7' - 0"

7' - 0"

9' - 6"

9' - 0"

1

PROJECTION

1

SOUTH ELEVATION_INTERIOR_TYPICAL CLUSTER
1/8" = 1'-0"

1

PERGOLA

SCREEN

PRIVACY WALL
SCREEN

A4

4

PERGOLA

12' - 0"

9' - 6"

7' - 0"

9' - 0"

7' - 0"

9' - 0"

4

9' - 6"

12' - 0"
4

4

A3

EAST ELEVATION_TYPICAL CLUSTER
1/8" = 1'-0"

PRIVACY WALL
PERGOLA

1

SCREEN

SCREEN

A3

PERGOLA

4

5

WEST ELEVATION_TYPICAL CLUSTER
1/8" = 1'-0"

4

7' - 0"

7' - 0"

4

9' - 6"

12' - 0"

A4

A2

305 W. SAN RAFAEL, PALM SPRINGS, CA 92262

PERGOLA

PRIVACY WALL

4' - 0"

A3

ELEVATIONS

2' - 6"

PRIVACY WALL

3

2

7' - 0"

12' - 0"

PERGOLA

PROJECTION

2' - 6"

SOUTH ELEVATION_TYPICAL CLUSTER
1/8" = 1'-0"

2

3

9' - 6"

1

SCREENS

2

1

5' - 0"

1

1

1

1

1

9' - 6"

1

9' - 6"

1

7

UTILITIES FENCE

9' - 6"

4' - 0"

PERGOLA

A3

4' - 0"

A3

SCREENS

2

SCREENS

2

PERGOLA

SKYLIGHT

3

2' - 0"

SCREEN

A3

SOLAR PANELS

PERGOLA

10' - 0"

4' - 0"

9' - 6"

9' - 6"

12' - 0"

HVAC

A3

SECTION 1_TYPICAL CLUSTER
1/8" = 1'-0"

1

HVAC

12' - 0"

9' - 6"
2

PROJECTION

10' - 0"

SLOPE FOR DRAINAGE

PRIVACY WALL

PROJECTION

SECTION 2_TYPICAL CLUSTER
1/8" = 1'-0"

HVAC

PERGOLA

A3

SCREEN
PROJECTION

4

PROJECTION

3

10' - 0"

12' - 0"

A4

SECTION 3_TYPICAL CLUSTER
1/8" = 1'-0"

A3

305 W. SAN RAFAEL, PALM SPRINGS, CA 92262

SCREEN

SECTIONS

SOLAR PANELS

9' - 6"

SKYLIGHT

9' - 0"

PERGOLA

9' - 0"

1

2

6' HIGH PARTITION WALL

3

6' HIGH PARTITION WALL

A3

A3

SKYLIGHT ABOVE

SKYLIGHT ABOVE

18' - 0"

2' - 0"

7' - 0"

FIREPLACE

DECK

DECK

FIREPLACE
UTILITIES

15' - 7"

CLOSET

BATH
MASTER BATH

MASTER BEDROOM

DECK

BEDROOM

MASTER BEDROOM

DECK

MASTER BATH
BEDROOM

34' - 0"

3' - 0"

BATH
BEDROOM

CLOSET

CLOSET

3' - 8"

BEDROOM

DECK

622' - 6"

5' HIGH FENCE

CLOSET

7' - 0"

DECK

14' - 7 1/2"

CLOSET

13' - 4"

DECK

CLOSET

7' - 1 1/2"
3' - 0"

13' - 5"

20' - 0"

DECK

DECK

3' - 0"

DECK

2' - 0"

SKYLIGHT ABOVE

SKYLIGHT ABOVE

4' - 0"
625' - 0"

A3

TV AREA

DINING

KITCHEN

KITCHEN

DINING

FIREPLACE
KITCHEN

DINING

KITCHEN

DECK

18' - 0"

TV AREA

DISHWASHER

16' - 0"

1

TREE

18' - 0"

FIREPLACE

TREE

DINING

DECK

SKYLIGHT ABOVE

SKYLIGHT ABOVE

DECK

22' - 5"

BEDROOM

BEDROOM

22' - 0"

TREE

54' - 6"

PRIVACY WALL

PRIVACY WALL

3.

5%

PRIVACY WALL

4.58%

5%
3.

PRIVACY WALL

PRIVACY WALL

PRIVACY WALL

305 W. SAN RAFAEL, PALM SPRINGS, CA 92262

5' - 0"

41' - 6"
PRIVACY WALL

CLOSET

FIRST LEVEL PLAN_TYPICAL

15' - 3"

MASTER BATH

CLOSET

CLOSET

4' - 0"

6' - 0"

DECK

DECK

10' - 0"

TV AREA

2' - 0"

20' - 0"

3' - 0"

2' - 0"

CLOSET

MASTER BEDROOM

BEDROOM

BEDROOM
MASTER BATH

BATH

TV AREA

MASTER BEDROOM

CLOSET

DECK

11' - 8"

BATH

CLOSET

22' - 0"

PRIVACY WALL

TREE

CLOSET

CLOSET

BEDROOM

MASTER BATH

DECK

DECK

SKYLIGHT ABOVE

MASTER BEDROOM

DECK

CLOSET

BATH

MASTER BATH

BEDROOM

BEDROOM

CLOSET

MASTER BEDROOM

TV AREA

TV AREA

20' - 0"

CLOSET

CLOSET

BEDROOM

DECK

SKYLIGHT ABOVE

BATH

KITCHEN

BEDROOM
MASTER BATH

FIREPLACE

MASTER BEDROOM

DECK

DECK

MASTER BEDROOM

MASTER BATH

BEDROOM

CLOSET

BEDROOM

CLOSET

CLOSET

CLOSET

20' - 0"

TREE

CLOSET

CLOSET

BATH

DECK

SKYLIGHT ABOVE

SKYLIGHT ABOVE

BEDROOM

DINING

TV AREA

DINING

KITCHEN

KITCHEN

DINING

TREE

TV AREA

FIREPLACE

DINING

KITCHEN

DECK

16' - 0"

18' - 0"

625' - 0"

BATH

622' - 6"

5' HIGH FENCE

FIREPLACE

DECK

DECK

FIRST LEVEL_TYPICAL CLUSTER
1
1/8" = 1'-0"

SKYLIGHT ABOVE

6' HIGH PARTITION WALL

DECK

DECK

UTILITIES
FIREPLACE

DECK

DECK

DECK

DECK
SKYLIGHT ABOVE
6' HIGH PARTITION WALL

A1.1

ACCESSIBLE BATHROOM

36" MIN.
GRAB
BAR

3' - 0" 1' - 6"

6' - 1"

1' - 0"

BATH

Switches, outlets and
controls shall comply with
accessibility requirements

1' - 6"

Reinforced walls to allow for
the future installation of grab
bars around the toilet, tub
and shower

CLOSET

Reinforced walls to allow for
the future installation of grab
bars around the toilet, tub
and shower

4'-6"x3'-6" MIN.
CLEAR SPACE
(pull side of
swing door)

15' - 3"

KITCHEN

3' - 0"
3'-6"x3'-6" MIN.
CLEAR SPACE
(push side of
swing door)

BEDROOM

2' - 0"

1' - 6"

6' - 0"

BEDROOM

2' - 6"

2' - 0"

CLOSET

DECK

22' - 5"

3' - 0"

TV AREA

2' - 6"

MASTER BEDROOM

3'-6"x3'-6" MIN. CLEAR
SPACE EITHER SIDE OF
THE DOOR

10' - 0"

2' - 4"

0' - 6"

MASTER BATH

4' - 0"

3' - 8"

305 W. SAN RAFAEL, PALM SPRINGS, CA 92262

22' - 0"

3' - 0"

0' - 6"

1' - 6"

SKYLIGHT ABOVE

11' - 9"
5' - 10 1/2"
4' - 0"

KITCHEN

5' - 0"

LINEAR FLOOR DRAIN

Switches, outlets and
controls shall comply with
accessibility requirements

Reinforced walls to allow for
the future installation of grab
bars around the toilet, tub
and shower

FREE STANDING TUB

0' - 6"

OPEN SHOWER

16' - 0"

18' - 0"

DINING

DECK

4' - 0"

SKYLIGHT ABOVE

TV AREA

TREE

Reinforced walls to allow for
the future installation of grab
bars around the toilet, tub
and shower

20' - 0"

42" MIN.
GRAB BAR

3' - 0"

FIREPLACE

4' - 0"

4' - 0"

3' - 0"

625' - 0"

1' - 6"

18' - 0"

4' - 0"

3' - 6"

ADA REQUIREMENTS

0' - 6"

11' - 8"

42" MIN.
GRAB BAR

34' - 0"

CLOSET

1' - 6"

0' - 6"

DECK

3'-6"x3'-6" MIN. CLEAR
SPACE EITHER SIDE OF
THE DOOR

36"x48"
CLEAR
SPACE
3' - 8"

1' - 6"

1' - 0"

3'-6"x3'-6" CLEAR
MANEUVERING
SPACE (push side
of swing door)

MASTER BEDROOM

10' - 0"

36" MIN. GRAB BAR

1' - 6"

2' - 0"

4'-6"x3'-6" CLEAR
MANEUVERING
SPACE (pull side
of swing door)

CLOSET

MASTER BATH

3' - 6"

BATH

DINING

30"x48"
CLEAR
SPACE

14' - 7 1/2"

15' - 7"

LINEAR
FLOOR
DRAIN
BEDROOM

30"x48" CLEAR
MANEUVERING SPACE
(door swing inside bath)

CLOSET

18' - 0"

CLOSET

1' - 3"

3' - 0"

30"x48"
BEDROOM CLEAR
SPACE

0' - 4"

SKYLIGHT
ABOVE

20' - 0"

13' - 4"

0' - 6" 4' - 0"

DECK

BUILT-IN
SEAT
1' - 3"

3' - 0"

13' - 5"

DECK

DECK

BUILT-IN
SEAT

3' - 0"

48" MIN.
GRAB BAR

7' - 0"

0' - 4"

DECK

54' - 6"

48" MIN. GRAB BAR

8' - 8 3/8"

7' - 1 1/2"

5' - 0"

41' - 6"

22' - 0"

PARTIALLY ACCESSIBLE BATHROOMS
"J"-TYPE HOUSE

1

ADA REQUIREMENTS_TYPICAL CLUSTER
1/4" = 1'-0"

"T"-TYPE HOUSE

A1.2

23' - 6"

2

SOLAR PANELS

1' - 0"

68' - 0"

PE
SLO
1'
ER
P
"
1/4

SKYLIGHT

PERGOLA

12' - 0"

12' - 0"

5' - 11"
PE
'
O
R1
SL
E
P
4"
1/

20' - 0"

6' - 6"

4' - 0"

6' - 6"

4' - 0"
4' - 0"

4' - 0"
4' - 0"

1' - 2"

7' - 6"

6' - 8"

4' - 0"

12' - 0"

18' - 0"

4' - 0"

4' - 0"

A3

6' - 0"

SOLAR PANELS

HVAC EQUIPMENT

4' - 0"

1

DOWNSPOUTS

8' - 0"

12' - 0"

A3

PERGOLA
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