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CHAPTER 1 - INTRODUCTION

1.1 Background and Regional Context

The 2007 City of Palm Springs General Plan (the “General Plan”) accurately describes the
background and regional context in which Section 14 and the surrounding area has evolved

and will continue to grow:

“Bounded by the Santa Rosa and San Jacinto Mountains on the south and west and the desert
on the north and east, Palm Springs is a product of its relationship with its surrounding natural
and geographic environments. The expansive desert terrain contributes to the City’s coveted warm
climate; the mountains provide a dramatic visual backdrop and shelter from the winds. The proximity
to metropolitan Los Angeles, Orange, and San Diego counties, combined with the City’s superior

physical setting, is a primary reason that Palm Springs has become a popular resort destination.”

The area encompassing the present City of Palm Springs was discovered centuries ago by the
Agua Caliente Band of Cahuilla Indians, who established their village around the natural hot mineral
springs known for their medicinal and healing capabilities. Throughout the 19th century, many
explorers, colonizers, and soldiers came through the desert, but it wasn’t until 1853 that United
States Topographical Engineers described the combination of palm trees and warm springs they

encountered as ‘Palm Springs.” The name became more commonly used several years later.

In 1877, the Southern Pacific Railroad completed its line through the desert to the Pacific Ocean.
Early development in Palm Springs was associated with attempts to establish agricultural activity
in the area and the southern portions of the Coachella Valley. In the 1920s, the region became
a retreat for successful business and movie personalities, who took advantage of the warm weather,
the remote location, and the hot water spas. The tourist and resort community of Palm Springs
developed over the following decades and dramatically changed the character and economy of the

Coachella Valley. In 1938, the City of Palm Springs was officially incorporated.

Today, Palm Springs not only prides itself on its resort amenities, but also on the village character

it has been able to maintain. At the same time, Palm Springs has many major amenities typically
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found in cities with much larger populations, such as the Palm Springs International Airport,
Convention Center, Agua Caliente Spa Resort Casino, Palm Springs Art Museum, Aerial Tramway,
Desert Regional Medical Center, a broad range of public services, and diverse residential
neighborhoods. Open space and mountainous areas comprise almost half of the City’s total area

and provide treasured natural recreation opportunities and habitat areas.”

1.2 Why Prepare a Specific Plan for Section 14?

Whereas the General Plan is currently the primary guide to the physical growth, development,
and improvement throughout the City of Palm Springs (the “City”), the Agua Caliente Band
of Cahuilla Indians (the “Tribe”) elected to work with the City to prepare a specific plan for
Section 14. In essence, by preparing a specific plan, the Tribe and the City were able to
pay particular attention to the unique characteristics of Section 14. As the name suggests,
the Section 14 Specific Plan (the “Specific Plan”) allows the Tribe and the City to specifically
tailor the planning process and subsequent implementation programs to help realize the vision
for Section 14’s physical development. The authority to prepare and adopt specific plans is
derived from California's planning, zoning, and development laws, Sections 65450, et. seq.

of the California Government Code.

1.3 What are the Boundaries of the Specific Plan Area?

Section 14 of the Agua Caliente Indian Reservation (the “Reservation”) is located in the City
of Palm Springs, a desert community situated at the eastern base of the magnificent San Jacinto
Mountains at the western edge of the Coachella Valley (see Figure 1-1). Bounded by Alejo
Road (north), Sunrise Way (east), Ramon Road (south), and Indian Canyon Drive (west),
the approximately 640-acre Section 14 is a short block east of Palm Canyon Drive in downtown
Palm Springs (see Figure 1-2), and just a mile west of the Palm Springs International Airport.
Tahquitz Canyon Way, the corridor that connects downtown and the airport, bisects Section

14 from east to west.
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1.4 What is the Purpose and Intent of the Section 14 Specific Plan?

The purpose of the Section 14 Specific Plan is to provide an attractive, feasible and marketable
vision for the area's future development in order to achieve the highest and best use of the
lands within Section 14. To accomplish this, the Specific Plan builds upon the existing strengths
of the area, offers the desired elements that are currently missing in downtown and Section
14, and comprehensively coordinates and connects the area's development. It also addresses
development incentives and details regulations and standards that promote high quality design

in future development. Specifically, the Section 14 Specific Plan is intended to:

. Maximize and coordinate the development potential of Indian Trust and fee lands in

Section 14;

. Ensure compatibility with existing, proposed, and planned development in the downtown

area;

. Provide a flexible development framework that responds to changing market conditions

and promotes timely implementation;

« Encourage the revitalization of existing uses and as well as the development of new

ones;
. Plan for infrastructure (streets and utilities) to support the proposed land uses; and

« Encourage high-quality development, architecture, and landscape continuity,

independent of ownership.

1.5 How does the Specific Plan Apply to Indian Land?
The Section 14 Specific Plan area includes approximately 640 acres encompassing Tribally
owned land, Allotted Indian Trust land, which include those parcels that were apportioned to

individual members of the Agua Caliente Band of Cahuilla Indians as part of the Equalization
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Act of 1959, and fee parcels that were allotted to a Tribal Member but have since been sold

out of Trust to another entity.

Despite its location within the boundaries of Palm Springs, land use regulation within Section
14 is not entirely under the jurisdiction of the City. As determined by case law over the past
half century, the status of the Tribe as a sovereign nation with independent authority over the
lands of the Agua Caliente Indian Reservation is without question; neither the State of California

nor its political subdivisions have the authority to regulate Indian Trust lands.

In an effort to minimize conflicts and facilitate the development process on the Reservation,
the Tribe and the City entered into a Land Use Contract in 1977. The Land Use Contract
recognized the Tribe's authority to regulate Indian Trust lands, and the Tribe and the City agreed
to the following: (1) the Tribe will adopt the City’s land use regulations for the Indian Trust
lands located within the City’s boundaries, and designate the City to act as the Tribe's agent
to enforce such regulations; (2) the City will consult with the Tribe with regard to any action
that may affect Indian Trust lands; (3) any party aggrieved by a decision of the City Council
affecting Indian Trust lands may appeal to the Tribal Council; and (4) there is a mutual benefit

of having a consistent planning/development process.

As a result of this agreement, the policies and regulations of this Specific Plan regulate
development in Section 14. There is a strong commitment to cooperation between the Tribe
and the City, and this Specific Plan will provide a mutually agreeable set of guidelines and

standards applicable for all parcels located within Section 14.
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1.6 What is the Relationship of the Specific Plan to the General Plan and

City Zoning?

1.6.1 Authority
State law authorizes local governments with certified general plans to prepare and adopt specific
plans (Government Code 65450 et seq.). At a minimum, a specific plan must include “text

and a diagram or diagrams which specify all of the following in detail:

(1) The distribution, location, and extent of the uses of land, including open space, within

the area covered by the plan.

(2)The proposed distribution, location, and extent and intensity of major components of
public and private transportation, sewage, water, drainage, solid waste disposal, energy,
and other essential facilities proposed to be located within the area covered by the

plan and needed to support the land uses described in the plan.

(3)Standards and criteria by which development will proceed, and standards for the
conservation, development, and utilization of natural resources, where applicable [;

and]

(4)A program of implementation measures including regulations, programs, public works
projects, and financing measures necessary to carry out paragraphs (1), (2), and (3)”

(Government Code Section 65451(a)).

A specific plan must also “include a statement of the relationship of the specific plan to the

general plan” (Government Code Section 65451(b)).

Unless otherwise noted, this Specific Plan replaces City General Plan Land Use and Zoning
regulations within Section 14, including land uses permitted, the amount of development
permitted, and standards for that development. Secondarily, it defines the character and form

of the development in Section 14 through a series of design guidelines. This Specific Plan
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Chapter 1: Introduction

also serves as a supplement to other existing City regulations; however, where there is a conflict,
zoning and other applicable City regulations must be amended to be consistent with this Specific

Plan. In short, Specific Plan regulations supersede other City regulations. Where a topic is

not specifically addressed by the Specific Plan, other City or Tribal regulations shall apply.
However, the final decision on Indian Trust lands rests with the Tribal Council pursuant case

law and the 1977 Land Use Contract.

1.6.2 Validity
If any section, subsection, sentence, clause, phrase, or portion of this Specific Plan is for any
reason held to be invalid by decision of any court or competent jurisdiction, such decision shall

not affect the validity of the remaining portion of the Specific Plan.

1.6.3 Applicability of the Specific Plan
The Section 14 Specific Plan shall be applied only to the area indicated in Figure 1-1. The
Specific Plan boundaries and land use designations shall be shown on the "Official Zoning

Map" of the City of Palm Springs.

1.6.4 References to the Zoning Ordinance
All references to the Zoning Ordinance in this Specific Plan mean the Palm Spring Zoning
Ordinance (PSZO) 1294, as it may be amended from time to time. All such citations are

incorporated into this Specific Plan by such reference.
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CHAPTER 2 - EXISTING CONDITIONS AND KEY ISSUES

This Chapter describes existing physical conditions, reviews the regulations and plans that
have previously governed growth in Section 14, outlines the issues, opportunities, and
constraints influencing development in the area, and summarizes current market conditions
and development potential. It is also intended to help acquaint the reader with Section 14

and provide a context and understanding of how the Specific Plan and its vision evolved.

2.1 Existing Conditions

2.1.1 Existing Land Use

Located in the heart of Palm Springs, just outside the commercial shopping and entertainment
district of downtown, Section 14 presents a patchwork landscape of developed and undeveloped
property. Surrounded by one of the most active and established areas of Palm Springs, Section
14 contains over 123 acres of vacant land. Existing development provides the area with a
varied and appealing array of land uses. As shown in Figure 2-1, these include a mix of hotel,
retail, office, restaurant, residential, open space, and institutional land uses. In 2013, Section
14 possessed approximately 1,000,000 square feet of commercial office and retail development,

1,600 hotel rooms, and 3,326 residential dwelling units.

Most commercial development in Section 14 focuses along Tahquitz Canyon Way and Indian
Canyon Drive, with some scattered businesses located along Sunrise Way. The majority of
hotels in Section 14 are located on Tahquitz Canyon Way, as are smaller-scale retail businesses,
restaurants, general and professional office buildings, and a small cineplex. Indian Canyon
Drive is characterized by a mix of restaurants, convenience services, and retail stores.
Interspersed with the retail businesses are many of the remaining hotels of Section 14. Other
prominent attractions include the Spa Resort Casino and Palm Springs Convention Center

which are located off Amado Road.
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Housing is the most prominent use in Section 14. Most residential development is
multiple-family, both condominiums and apartments, built to a density of between about 6 to
30 units per acre. One single-family home remains in a small subdivision off Alejo Road
between Calle Encillia and Calle ElI Segundo, and a new gated single-family development

has been constructed at the southeast corner of Avendia Caballeros and Alejo Road

Adjacent to Section 14 lies the historic shopping core of Palm Springs that has served visitors
in the desert region for decades. Restaurants, boutiques, art galleries, clothing stores, hotels,
and theaters characterize this pedestrian-oriented district. Surrounding the remainder of
Section 14 are a variety of single- and multi-family residences, various small commercial uses,

and a public park.

2.1.2 Parcel Ownership and Lease Status

Unusual land ownership patterns have resulted within Section 14 due to the unique history
and regulations that affect Indian reservations. At the time of its formation in 1876, all
Reservation land, including Section 14, was Tribally owned. Today, three different types of
land ownership status characterize Section 14. These include Tribal, Allotted, and Fee lands,

as described below and shown on Figure 2-2.

e Tribal lands consist of the Tribal Cemetery, Spa Hotel, Spa Resort Casino, Village
Traditions residential development, the parking lots on Calle Encilia between Andreas
and Alejo Roads, several vacant parcels along Tahquitz Canyon Way, Indian Canyon
Drive and Alejo Road, and the U.S. Post Office which is subject to a ground lease
between the Tribe and the Federal Government. The Tribe is responsible for the

management of these lands.

o Allotted Trust parcels include those that were apportioned to individual Members of the
Agua Caliente Band of Cahuilla Indians as part of the Equalization Act of 1959. This

Congressionally approved program permitted the allotment of the Reservation under
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Chapter 2: Existing Conditions and Key Issues

a system that sought to equalize the value of land that each Tribal Member received.
Under the program, each Member of the Tribe over 18 years of age was allotted a
piece of the Reservation. In addition, because of Section 14's adjacency to downtown
Palm Springs and, therefore, its higher value, each Member of the Tribe also received

an allotment within Section 14.

Although the Allotted parcels were originally granted to single individuals, today a
number of Allottees may control a single parcel, children having inherited shares of the
parcel from a parent. Additionally, although all Tribal Members received an allotment
of land 40 years ago, today there are more Tribal Members without allotted land than

members with allotments. The land status of Allotted parcels includes:

o Allotted and Leased parcels are those owned by individual Allottees, but have
been leased on a long-term basis to other entities. For example, the Palm
Springs Convention Center and Renaissance Hotel are located on Allotted Trust
parcels under a unitized or master lease, where various Allottees have joined

together to establish a single lease and share the income.

o Allotted and Not Leased parcels are those that have been retained by individual

Allottees and are generally undeveloped.

e Fee parcels are those that were allotted to a Tribal Member, but have since been sold

out of Trust to another entity.

2.1.3 Urban Fabric and Character

Section 14 is a partially developed and visually fragmented area possessing a varied design
character and quality. The fragmentation stems from an environment characterized by
developed and undeveloped land, large- and small-scale buildings, and the weakly defined

relationships between them.
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Tahquitz Canyon Way is the most visible and prominent place within Section 14, characterized
by spectacular views of the San Jacinto Mountains, stately landscaping, and large-scale
structures. The sense of place at the pedestrian level, however, is less pronounced (see photo
characterization in Figure 2-3). The many hotels along the street are large-scale, but express
a relatively diminished presence on the street due to their large setback and orientation away
from the street. Some older, more traditional retail / office buildings on the south side of Tahquitz
Canyon Way create a stronger street presence. The Tribal Cemetery, set amongst the visual
open space of the surrounding vacant land, is one of the few places with a relatively strong

presence on the street formed by an attractive wall and desert landscaping.

Indian Canyon Drive, a moderate-speed, one-way corridor, presents an inconsistent visual
appearance along its length. Much of the development along it is aging, small-scale, one-
to two-story structures, some of which are built oriented to the sidewalk similar to development
on Palm Canyon Drive. But this development is interrupted repeatedly by parking lots, parking
lot access, and vacant lots. Further diminishing the quality of this street is its expansive width,
and the "backside"” character of development on its west side created by parking lots and the

backs of buildings on Palm Canyon Drive.

Residential development defines the character of most of the remaining interior streets. The
residential uses largely consist of inwardly oriented complexes of one- to three-story buildings.
These walled residential developments are lushly landscaped, and generally well designed
and maintained. They frequently incorporate pools, tennis courts, and other special amenities,

as well as internal circulation systems.

Building Height. Within Section 14, most buildings stand to a height of one- to two-stories,
creating a low and consistent visual character. The hotels and some residential developments
reach heights of between three- and five-stories, creating one of the most densely developed
areas in the City. These exceptions to height, however, do little to alter the generally low-lying

environment of the area.
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Cultural and Open Space Resources. Cultural and open space resources within Section 14
include the Tribal Cemetery, Baristo Park, and the Tennis Center, which vary in use, aesthetic
character, and community importance. The Tribal Cemetery is one of the reserves of land
set aside as Tribal land in 1959. Although historically different peoples have been buried there,
today only Tribal Members and their spouses can be interred, giving it a significant place in
the culture of the community. Baristo Park is a neighborhood park that provides passive spaces
as well as recreational resources, such as playground equipment and basketball courts. The

Tennis Center offers nine tennis courts.

View Corridors. The view of the majestic San Jacinto Mountains constitutes one of the most
defining and striking features of Section 14. The mountains are visible throughout Section
14 when looking west and southwest, creating a monumental backdrop for the area. With its
wide roadway and stately, palm tree-lined median, Tahquitz Canyon Way offers the most
stunning view corridor of the mountains. Other east-west streets also offer similar, although
less embellished views. Retaining these views of the mountains will help to enhance the quality

of the environment and experience in Section 14.

Pedestrian Linkages and Corridors. Existing pedestrian linkages in Section 14 are relatively
weak, not yet having achieved their full potential for connecting points of activity. Tahquitz
Canyon Way is a natural primary link between downtown and Section 14, as are Andreas
Road and Arenas Road to lesser degrees. The absence of consistent and intimate landscaping
and pedestrian amenities (seating, lights), and the scale and character of adjacent buildings
diminish the pedestrian appeal of these streets. Similarly, there is no clearly established
pedestrian route connecting such active and compatible sites as the hotels and the Convention
Center. Enhancing the linkages within Section 14 will help to mutually support activities by

bringing these places within easier reach of visitors.
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2.1.4 Circulation and Streetscape

The circulation system within Section 14, which serves automobiles, public transit, and bicycles,
is a rectilinear grid of wide streets. Major thoroughfares, including Indian Canyon Drive, Ramon
Road, and Sunrise Way, form the area's boundaries, and Tahquitz Canyon Way, another major

thoroughfare, provides east-west access through the middle of Section 14.

In addition to providing access, the streets in Section 14 play a significant part in creating the
area's image and establishing a first impression. Most streets in Section 14 appear extremely
wide for the amount of traffic they carry, and these widths yield expanses of heat-generating
asphalt. Adjacent to parcels where development has not occurred, the roads often have not
been widened or improved with curbs and sidewalks, creating a haphazard and poorly
maintained appearance. In some locations, the abrupt changes in street widths may generate

roadway hazards and confusion.

Tahquitz Canyon Way is the most prominent roadway within Section 14, which runs from
downtown to the Palm Springs International Airport. Throughout its length within Section 14,
the four-lane, two-way roadway is embellished with a landscaped median, that includes stately
Washingtonia robusta palm trees surrounded by prominent hardscape features, boulders, and
lush indigenous landscaping. The stately trees, which also flank the sides of the street between
Avenida Caballeros and downtown, create a sense of grandeur about this route. A large statue
titted “Agua Caliente Women” located at the street’s intersection with Indian Canyon Drive

emphasizes the importance of this entrance into Section 14.

Despite the concentration of activity in the area around Section 14, traffic travels very freely.
In most communities peak traffic occurs in the morning and evenings during commute hours,
and based on data from the City of Palm Springs’ 2007 General Plan Update Traffic Analysis,
all measured roadways in Section 14 operate at Level of Service (LOS) A, which is considered

excellent.
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2.1.5 Parking

Although residents and visitors to downtown Palm Springs frequently feel that parking availability
is a problem, adjacent Section 14 generally has a plentiful supply. Similar to Palm Canyon
Drive, the tightest parking situation occurs on Indian Canyon Drive, which is characterized
by older, small-scale retail businesses. Much of the parking lot space serving newer
developments appears to be underutilized. On-street parking also is readily available and

unrestricted in most locations.

During special events, such as film festivals and conventions where participants drive in from
nearby locations, parking availability may be strained. The Convention Center makes the
adjacent vacant lots to the east, across Avenida Caballeros, available during these temporary
peak periods to provide additional space. Also, the parking structure at The Courtyard is used
by special events attendees as a central parking location. Although parking supply for normal
demand may be adequate or even in excess within Section 14, temporary rises in parking
demand created by special events will need to be considered, especially as the area develops
and vacant land becomes less available. Figure 2-4 highlights the properties used for parking

by the Convention Center.

2.1.6 Utilities

Water. Water for Section 14 is currently provided by the Desert Water Agency (DWA). The
Coachella Valley is fortunate to have ground water available to provide a source of domestic
supply to its many users. The DWA service area, including Section 14, is located within the
Palm Springs Sub-area of the Whitewater River ground water sub-basin, and DWA operates
numerous wells to extract water from this source. Additional water supply is contracted through

the Metropolitan Water District and the State Water Project.

Water facilities in Section 14 are adequate and supply is sufficient to serve the area. Section
14 is currently networked with a series of pipe distribution grids varying in diameters from 6

inches to 16 inches. Gaps in this system exist at five locations in Section 14. The DWA's
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future General Plan improvements are intended to fill the gaps, as well as up-size pipe

diameters to improve the efficiency in the delivery of water.

Sewer. Sewer service for Section 14 is provided by the City of Palm Springs. The City operates
a 10.9 million gallons per day (MGD) sewage treatment plant that treats influent to the
secondary level. The City's facility is currently operating at annual average rate of 5.696
MGD, well below its capacity. Assuming a conservative projected future City growth rate of

1,000 people per year, the 10.9 MGD capacity will not be exceeded for over 20 years.

The City sewer system is comprised of vitrified clay and plastic truss pipes ranging in diameters
from 6 inches to 42 inches, parts of which were constructed as early as 1941. Sewers within
Section 14 vary in diameter from 8 inches to 24 inches. Sewer conveyance through the Section

is generally southeasterly, with the large diameter collectors located in the east-west streets.

The sewage conveyance system adequately services existing development within Section 14.
The City of Palm Springs' Sewer Master Plan (2009) identifies the Indian Canyon 12-inch
collector sewer as being deficient to convey the ultimate General Plan build-out flow. This
collector line should be up-sized to 15 inches prior to new development in the southwest quarter
of Section 14. New development should be well serviced by the remaining existing trunk sewer
facilities with new collector lines extended where required to service the new growth. In addition,
any new development will pay the applicable connection fees and any up-sizing required; future

users will pay the user fees.

Drainage. Drainage relief for Section 14 is provided by the Palm Springs Master Drainage
Plan and the Riverside County Flood Control and Water Conservation District. The study area
lies within the level valley floor portion of the Coachella Valley and is comprised of an alluvial
fan. Drainage is primarily generated by the San Jacinto Mountains to the west, where storm
water flows through the Tachevah and Tahquitz Canyons into retention/debris basins

constructed on the valley floor at the terminus of both canyons. Basin overflow is collected
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in the Tachevah outlet and Line 15 storm drains, and conveyed into Section 14 to the Baristo

Channel, through to Tahquitz Creek, Palm Canyon Channel and ultimately to the Salton Sea.

The City’s Master Plan of Drainage does not approach the level of design detail presented
in Chapter 4 and Appendix A of this Specific Plan; however, it does establish design criteria
and a development fee assessment. The City reviews all proposed storm drain improvement
plans to assure compliance with its Master Drainage Plan, as well as assess the drainage fee

as a condition of the tract/parcel map or other project approval.

Electric. Electric power for Section 14 is currently provided by Southern California Edison
(SCE). SCE maintains major transmission lines in addition to their normal distribution lines
through Section 14. These lines are predominantly underground; however, overhead lines
occur above ground on Alejo Road and through easements approximately 300 feet west of
and parallel to Sunrise Way, and in the northwest corner of Section 14 serving the remaining

single-family home between Calle Encilia and Calle ElI Segundo.

2.2 Key Issues

Located in the heart of Palm Springs between the focal points of the downtown and the airport,
Section 14 is a partially developed and visually fragmented area with, however, some significant
assets: the Spa Resort Casino, Convention Center, and major hotels. The key to strengthening
Section 14’s attractiveness lies in its development as a cohesive environment of varied and
lively recreational, shopping, commercial, and residential uses that capitalize on the nearby
character and activities of the downtown, and that incorporates currently missing elements that
will transform it into a memorable center and resort area. The following represent the key issues,

opportunities, and constraints to the successful development of Section 14.

2.2.1 Image and Identity of Section 14
Visitors to the Palm Springs area come primarily for the relaxation, recreational activity, fine

dining, shopping, and desert air. Section 14 attracts these visitors with over 1,600 hotel rooms,
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a convention center, and a casino, as well as a sunny setting graced with stunning mountain
views. Yet current visitor attractions and scenic desert elements have not realized Section

14's full potential as a vacation mecca.

Although directly adjacent to downtown, Section 14 is visually fragmented and only partially
developed, weakly conveying any type of strong identity or sense of place. Within the area,
there is a noticeable absence of visual and physical elements as well as activities that knit
it together into a singular and memorable location. As well, Section 14 is missing a clear image

of what the area is about and what it has to offer.

With a distinctive natural environment, culture, and history, Section 14 can more strongly
communicate its identity by emphasizing its indigenous features, such as the geology, flora
and faunas of the desert and the culture and heritage of the Tribe. Integration of these native
themes into the activities and physical character of Section 14, including its building architecture

and landscaping, can infuse the area with an attractive and rich identity.

Because piecemeal development has resulted in an environment that weakens the visual unity
and cohesiveness that are needed to create a recognizable and attractive urban place, future
growth will need to unify existing features through both design and use. A key to invigorating
Section 14 will lie in the creation of bold, mixed-use projects that establish a strong visual image
and foci of activity, and that knit together existing development into a unified place. Linking
and clustering synergetic new attractions that catalyze compatible development, demand high
quality and coherent architecture, and draw upon the distinctive native features of the region

will engender a rich environment that attracts a wide range of visitors.

2.2.2 Development Opportunities and Constraints
As reflected in the character of its existing development, the possibility for change in Section
14 is great. Certain sites are not likely to change dramatically within the next ten to twenty

years, but other locations, in particular the many vacant and/or underutilized lots, are more
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open to change. Investments in Section 14 have included hotels, the Spa Resort Casino,
Convention Center, cultural and open space resources, and multiple-family residential

developments. These places also are special assets upon which future activity can build.

Figure 2-5 identifies areas of development opportunities and constraints within Section 14
comprised of one or more of the following: vacant parcels, underutilized properties, older or
poorly maintained structures that may or may not be functionally obsolete, and buildings
experiencing high vacancies. These areas present key opportunities for investment and
revitalization. Much of Indian Canyon Drive and portions of Tahquitz Canyon Way fall into

a category of sites that would benefit from rehabilitation, infill development, or redevelopment.

The vacant land shown in Figure 2-5 clearly reflects the area with the most potential for quickly
injecting new life into Section 14 on a large scale. Just over 20% of the 640 acres of land
within Section 14, or 123 acres, is currently vacant. The vacant areas vary in size and location
from single 2-acre parcels to large expanses of land located at highly visible locations. The
most significant opportunity sites emerge where vacant parcels are contiguous and create large
areas of available land. The size of these parcels is advantageous because it will allow flexibility
in design and development options. As the major route through Section 14 and an attractive
visual resource, the vacant areas along Tahquitz Canyon Way embody significant potential

as a primary location for bold, mixed-use projects.

2.2.3 Ownership and Leases

The opportunity for facilitating change also hinges on the variable pattern of ownership and
leasing in Section 14. Almost every individual parcel is controlled by a different owner or Allottee,
and in some cases, by a group of Allottees. This configuration inhibits consolidation of parcels
into large land holdings which in turn reduces development potential and feasibility as well
as the likelihood of coordinated development. Where vacant areas are controlled by a limited
number of Allottees, heirs, or owners, change may proceed more quickly compared to parcels

that will require consensus on decisions among a number of parties. Similarly, in addition to
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an Allottee, some parcels, including vacant sites, currently are under lease agreements with

additional parties. These leases may also limit how and when change can proceed.

Expiration of existing leases is a tricky situation that also may hinder change. As long-term
leases approach to within 30 to 40 years of their expiration date, banks hesitate to provide
financing for new construction, rehabilitation or even upkeep of properties. As a result,
properties under these conditions may begin to appear shabby since the lessee has limited

access to funding for revitalization.

2.2.4 Changing Market Forces

Economic & Planning Systems, Inc. (EPS) conducted a market and fiscal analysis for Section
14 and concluded that future residents and visitors will be attracted to Palm Springs and Section
14’s hotel, retail, and residential offerings. The report prepared by EPS, which is included
as Appendix B, identified that the concerts and festivals in the region, along with the future
revitalization of downtown with expanding retail and hotel amenities, and Palm Springs’ growing
reputation as a fashionable destination will help support demand for new development in Section
14. The Report specifically found that demand for residential land over the next 20 years
will likely consume all residentially-zoned land in Section 14, especially considering the
continued growth in demand for single-family attached, townhouse, and small-lot single-family
detached products at densities well below what is currently permitted. Conversely, projected
demand for retail, office, entertainment, and hotel uses over the next 20 years will fall short

of the available supply of commercially-zoned land in Section 14.

2.2.5 Revitalization of Existing Uses

Portions of Section 14 would better contribute to its ambiance and overall image with a
revitalized appearance. Many buildings on Indian Canyon Drive, a highly visible and
well-traveled arterial, are aging, and in some cases are experiencing unusually high vacancies.
These buildings, in combination with a weak streetscape character, create a lackluster image

of Section 14. Retaining and enhancing existing buildings and constructing new buildings on

Page 2-18 Section 14 Specific Plan



Chapter 2: Existing Conditions and Key Issues

infill sites could reinvigorate the street, especially in combination with public right-of-way
improvements. Opportunities for revitalization also exist on the south side of Tahquitz Canyon
Way in the mixed retail-office buildings located near Indian Canyon Drive. Remodeling these
structures, which are located at a key entrance to Section 14, could help to recharge this corridor

with pedestrian activity and business.

2.2.6 Pedestrian Linkages, Bikeways, and Transit

Pedestrian linkages, bikeways and transit will help knit together existing and future foci of activity
in Section 14. In addition to bringing attractions "closer" by easing access between them,
these elements can enhance the vitality and appeal of the whole area and create a market
for new business. The distance between downtown Palm Springs and the intersection of
Tahquitz Canyon Way and Avenida Caballeros, the center of Section 14, is one-half mile,

which is considered a reasonable distance for pedestrian travel.

Within Section 14, opportunities for connecting places with pedestrian linkages exist along
Andreas Road, from the downtown shopping/entertainment district through to the Convention
Center and Renaissance Hotel. Similar linkages could be considered at Arenas Road, Tahquitz
Canyon Way, and Calle Encilia. Creating these linkages would suggest the need to enhance
the uses, building design, and streetscape character along these routes. Improving the more
far-reaching trail and bikeway networks that connect Section 14 to other parts of the City would
not only help reduce future roadway traffic, but also serve as additional recreational facilities

and scenic attractions, luring tourists and local residents to Section 14.

A rubber-tire shuttle or other transit options might also reduce dependency on private
automobiles and address the constraints raised by certain walking distances within Section
14. Transit would be an option for visitors to shuttle them between the hotels, Convention

Center, Spa Resort Casino, downtown, and any future attractions within the area.

Section 14 Specific Plan Page 2-19



Chapter 2: Existing Conditions and Key Issues

2.2.7 Vehicular Circulation and Parking

The street system in Section 14 provides access throughout the area, and also plays a role
in defining its image and identity. The existing system is both very prominent due to the size
of the streets and monotonous as a result of its grid organization. To optimize the use of land,
certain streets could be narrowed or closed. The wide streets, in addition to contributing too
much asphalt to the landscape, encourage higher-speed traffic that is less likely or able to
slow down and stop at existing and future business activity. Narrowing streets would also

be an option for reducing speeds and potentially encouraging pedestrian activity.

A crucial issue regarding circulation is the treatment of Indian Canyon Drive, which operates
as the northbound route of a one-way couplet with Palm Canyon Drive, the primary shopping
street of downtown. Indian Canyon Drive carries four lanes northbound and Palm Canyon
carries three lanes southbound. Indian Canyon Drive is perceived by business owners as
a street that visitors only use as an egress out of town. As a result, visitors to Palm Canyon
Drive rarely stop on Indian Canyon Drive. Alternative street designs for Indian Canyon Drive

are discussed in Chapter 5.

2.2.8 Design Quality and Amenities

To realize a place that is fitting for up-scale business and clientele, yet comfortable for all
will necessitate improvements to the quality of Section 14's physical environment. Focused
attention to the quality of building design and public improvements and amenities will help to
enhance the appeal of Section 14 to visitors, residents, and businesses. The development
standards and guidelines provided in this Specific Plan will give developers a framework for
designing projects that are consistent with the sought-after ambiance for the area and
compatible with its setting. Seeking to achieve designs that draw from the region's architectural
heritage and natural environment, guideline options include continuing the early tradition of
Spanish Colonial Revival styles, or emphasizing elements from the area's rich collection of
modern and futuristic building designs by such notable architects as Richard Neutra, John

Lautner, and Albert Frey.
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Related to building design quality is the need to improve the quality of the public environment
that exists between structures. Features that would achieve beneficial changes include trees
and landscaping, decorative paving, pedestrian-scale lighting, banners, distinctive signage,
and public art, as well as special amenities, such as seating, newspaper racks, and sun shelters.
Larger-scale open space amenities, including parks, plazas, bikeways, and pedestrian trails,
also are potential alternatives for enhancing the overall visual and physical environment of
Section 14. Palm Springs' dual images as an arid desert and verdant oasis, as well as its
Indian heritage could all be emphasized and integrated into the design character of these public

places.

2.2.9 Intensity of Development

One of the appeals of Palm Springs and the desert region rests with its low-scale, low-intensity
building environment that fits with the wide-open space of the desert and grants spectacular
views of the mountains. It is vital to balance the need for a critical mass of activity and highest
and best use of property, with the demand for an attractive environment that preserves views
and retains the flavor of the desert. To attract visitor demand, development in Section 14
must be careful not to diminish the very qualities that visitors seek to enjoy. Yet, Section 14
should also distinguish itself in image and identity from the village atmosphere of downtown
Palm Springs. Intensifying development in focused clusters will proceed to generate a
concentration of activity as well as visual landmarks, while potentially permitting lower

development intensities elsewhere in Section 14.
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CHAPTER 3 - VISION AND DEVELOPMENT STRATEGY

To achieve the stated objectives of this Specific Plan, a broad vision for Section 14 was adopted.
This vision was derived from an evaluation of existing physical, policy, and market conditions,
and an analysis of the area's potential. As well as describing the overall vision for Section
14's future, this Chapter outlines a series of crucial, action-oriented development strategies

to be pursued by the Tribe and the City to achieve it.

3.1 Vision

In order for Section 14 to play a key role in energizing downtown Palm Springs, it must have
a vital, impressive image and new, expanded and revitalized uses that appeal to a wide range
of age groups of tourists and permanent residents. To accomplish this, the Specific Plan's

overall vision for Section 14 emphasizes the following:

* Section 14 should be a unique and cohesive district with its own identity, which is

separate but linked to downtown Palm Springs;

* The entire Section should be seen as a high-quality and integrated destination resort

and living environment;

* The character of Section 14 should reflect both the desert and oasis environment, and

should emphasize the area's Indian heritage and culture; and

* Section 14's assets, such as its mountain views and existing hotels, casino, and
convention center, along with new attractions, should serve as the basis for a lively

and visually exciting place.

The Specific Plan's vision for Section 14 is that of a bold and lively place providing fun and
excitement for visitors, locals, and residents. The Specific Plan links Section 14 to downtown
Palm Springs and envisions it being an active resort area for people of all ages. Similar to
a private resort complex but on a larger and more open scale, Section 14 will offer features

such as accommodations, dining, recreational activities, and places for relaxation.
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To further promote the sense that all of Section 14 is a resort, the Specific Plan emphasizes
use of alternative transportation modes within the area to give visitors a vacation from their
automobile. Options such as walking and cycling will be encouraged by a network of walkways
and bikeways that are integrated into the existing street grid and link up major attractions.
An abundance of green and flowering drought-tolerant desert landscaping, colorful shade trees,
water elements, meandering sidewalks, and shade features, such as awnings, cantilevered
overhangs, or trellises along these pathways will attract both recreational and destination-
oriented pedestrians and cyclists. A rubber-tire shuttle linking the airport, Section 14, and the
downtown village, with stops at major hotels and attractions, will directly connect Section 14
to the region and the nation via the airport, as well as transport visitors and residents around

Section 14.

Tahquitz Canyon Way, with its spectacular views of the San Jacinto Mountains, stately
landscaped median, and direct linkage between downtown and the airport, will be the "Grand
Boulevard" of Section 14. The shuttle, bikeway, and pedestrian features, such as textured
paving reflective of Indian symbols, canopy trees, street lights, benches, banners, and the Indian
Culture and Art Walk will draw human activity to Tahquitz Canyon Way. The Indian Culture
and Art Walk will transform the street itself into a "guide book" visitor destination characterized
by art works and Indian culture interpretive exhibits along its length. The landscaping and
building design will evoke the sense of the lush canyon oases for which Palm Springs is known

with flowing water elements, groupings of boulders, pools and desert gardens.

The resort, attraction, entertainment, and retail activities in Section 14 will primarily unfold on
Tahquitz Canyon Way. Small-scale, one- to two-story buildings with shopping and outdoor
dining to attract pedestrians will be common on Tahquitz Canyon Way, but will be offset by
large-scale, intensive, mixed-use complexes offering a myriad of visitor activities. The Specific
Plan envisions these complexes as destinations that inject a strong sense of place into Section

14 and that function as a nucleus of activity to which visitors are lured.
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In addition to new development, revitalizing existing structures would also contribute to a new
and invigorated environment in Section 14. At a minimum, modifications to existing building
facades that up-date their architecture, add variety, and create a more pedestrian-friendly

character will be important contributions to a livelier Section 14.

A healthy variety of residential use types, for both renters and owners, will characterize the
remainder of Section 14. In addition to the traditional second-home market, future residential
development in Section 14 will attract permanent residents, including seniors, who will be served
by the expanded services provided in the area. To facilitate travel within Section 14 to nearby
commercial activity, most residential development will be connected by an enhanced walkway/

bikeway network that leads to the streets with commercial activity.

3.2 Strategy for Achieving the Vision
A concerted effort on the part of the Agua Caliente Band of Cahuilla Indians, Section 14 land
owners, and the City of Palm Springs will be necessary to attain the kind of place envisioned

by this Specific Plan. The necessary steps toward Section 14 realizing this vision include:
* Alteration of the land-use mix;
* Incentives for revitalizing existing uses and encouraging new development;
* Improving the pedestrian, biking and shuttle network;
* Physical streetscape improvements;
* Streamlining the development process; and

* Implementing and enforcing design standards and guidelines.

Key strategies for implementation of the vision include the following:

. Adopt design standards and guidelines in the Specific Plan to eliminate development

uncertainties and ensure high-quality future development.
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- Capitalize on the area's close proximily to the airport and downtown by creating and
marketing a walking, bicycling and transit-friendly environment that complements an

attractive vehicular circulation system (see Figure 3-1).

« Concentrate on the development of more attractions for both tourists and
permanent residents to strengthen the market for hotels and other existing investments,

and to encourage new development.

- Promote and provide incentives for "critical mass" projects with a mix of uses to
establish a bold, new visual environment and a strong sense of place in Section 14,

and to encourage other investments.

« Encourage new uses for which there is a market (restaurant row, specialty retail,
etc.) to locate in the most advantageous locations to ensure success and to stimulate

other development.

« Encourage year-round uses that support and enhance existing uses and serve resort

visitors and permanent residents.

« Encourage expenditures by the City and the Tribe to improve the local streetscape
and public infrastructure, and by private property owners to improve facades, rehabilitate

existing uses, and redevelop underutilized properties.
« Remove perceived regulatory impediments to development on Indian Land.

« Recognize that Section 14 and downtown, though distinct, must be strongly linked,
and must effectively compete in the region together to be successful. The Tribe and
the City must aggressively pursue opportunities for new, large-scale resort-shopping-
entertainment development on Section 14's vacant sites, while also pursuing the

revitalization/redevelopment of existing developed sites in Section 14 and downtown.
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CHAPTER 4 - FEATURES OF THE SPECIFIC PLAN

This Specific Plan emerged from a comprehensive analysis of Section 14’s natural environment,
man-made improvements, market conditions, and the objectives of the Agua Caliente Band
of Cahuilla Indians and the City of Palm Springs. While the Vision describes the ideal character
of development in Section 14, this Chapter specifically describes the features of the Specific
Plan that will guide future growth. It presents the Land Use Plan for Section 14 and describes
the overall character of land use, design, streetscaping, and circulation promoted by the Specific
Plan. Specific development, design, and streetscape standards and guidelines are presented

in the following chapters which are derived from the broader concepts presented in this Chapter.

This Chapter discusses the following:
* Land Use
* Consolidated Projects
* Pedestrian/Bikeway/Shuttle Network and Open Space System
* Urban Design and Streetscape Concept

* Infrastructure Plan

Due to the interrelationship of these elements, there is no one feature that dominates the
Specific Plan. Instead, the combination of these multiple components will contribute to a

welding of scale, treatments, and visual experiences.

4.1 Land Use

4.1.1 Land Use Concept
A Dynamic Visitor Destination and Peaceful Living Environment. The Specific Plan
promotes a vision of Section 14 as an active destination resort, living, and entertainment area

that serves all ages of visitors and residents. Today, a variety of land uses characterize Section

Section 14 Specific Plan Page 4-1


http://www.aguacaliente.org/
http://www.aguacaliente.org/
http://www.ci.palm-springs.ca.us/

Chapter 4: Features of the Specific Plan

14 and the Specific Plan seeks to emphasize and to focus these land uses by building on their

character and location to create a cohesive and memorable place.

Resort, Shopping & Entertainment District. Section 14's collection of existing visitor
attractions, such as the hotels, casino, and convention center would be expanded into a lively,
large-scale resort district. Within the Resort, Shopping & Entertainment District, the Specific

Plan would:

« Emphasize the importance of
Section 14 as a commercial and
visitor center, and the focus of
varied, large-scale attractions

for all of Palm Springs.

. Encourage a myriad of
commercial recreation activities,

as well as additional hotels.

« Emphasize entertainment
attractions focused on the
changing demographics of local
residents and visitors to the

City.

. Integrate a mixture of fun and exciting retail, restaurant, entertainment, and office uses
designed with a scale, character, and orientation that creates a strong and attractive

pedestrian place, such as:

o theme restaurants and specialty shopping;

o sports and entertainment retail;
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o sports bars; and

o hew, cutting-edge attractions, such as live entertainment and outdoor food

markets.

« Concentrate this district along Tahquitz Canyon Way, between Amado to Arenas Roads,

and along Indian Canyon Drive.

. Transform Tahquitz Canyon Way and Indian Canyon Drive into the main activity spines

of the Resort, Shopping & Entertainment District.

Local Serving Commercial District. Along Arenas Road and south on Indian Canyon Drive
are a number of small stores and older business establishments, such as appliance shops,
second-hand stores, and small restaurants. The moderate traffic speed on Indian Canyon
Drive and the varied physical character of existing development make an emphasis on
pedestrian-oriented design and uses feasible for this district. Within the Local Serving

Commercial District, the Specific Plan would:

. Permit the ongoing growth of this area as a small-scale, local-serving commercial

district.
. Continue to support restaurants, antique/second-hand shops, and convenience retail.

. Encourage development that is designed to be comfortable and attractive to pedestrians,

yet facilitate access by automobiles.

. Incentivize the consolidation and redevelopment of parcels for large-scale development

consistent with the land use concept for the Resort, Shopping & Entertainment District.

Residential. Residential development in Section 14 today consists of beautifully landscaped

developments that integrate outdoor amenities, such as pools or tennis courts. Most of the
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remaining land in Section 14 would be dedicated to residential land uses. Within the residential

neighborhoods, the Specific Plan would:

4.1.2

Support high and moderate-density residential development, including market-rate
congregate care facilities and primary residences, in addition to traditional second

homes.

Allow lower-intensity resort units designed with a similar character as the surrounding

residential development.

Encourage medium density residential development along Alejo Road and Sunrise
Way north of Amado Road as a buffer to neighboring lower intensity housing

development.

Permit further residential development that offers housing in a private and quiet setting,

emphasizing open spaces and a building scale that creates an intimate setting.

Land Use Plan

Based on the Vision, Development Strategy, and Land-Use Concept that were laid out in the

preceding Chapters, Figure 4-1 (Land Use Plan) illustrates how this Specific Plan designates

land use within Section 14. The Specific Plan's land use designations, which are further defined

in Chapter 6, include the following:

Specialty Retail-Entertainment-Office (REO) - This designation allows for the
integration and concentration of large-scale specialty retail, restaurant, entertainment
and office development along portions of Tahquitz Canyon Way and Indian Canyon

Drive and emphasizes a pedestrian-transit focus.

Resort-Attraction (RA) - This designation allows for large-scale resort hotel complexes,
hotels, and major commercial recreation attractions integrated with retail and

entertainment facilities.

Page 4-4 Section 14 Specific Plan



FEE TFEE

TFEE

FEp 1022 FEETFEE  61a 65  71A FEE
Treg TFEE TFEE
FEE TFEE TFEE FEE FEE FEE 66B FEE FEE FEE  46B
Son T5464 T106A  25A 798 72A 74A
T39A
an T42A T75A  26A 79B FEE 88A
2uA FEE 86B  93B  25B 101B 83B 53B  32B  FEE
T50A T73A  27A  31A FEE
45A
FEE FEE
86A
34A T54A T5340 28A 30A 105A
FEE ;15(;1 758 76B  88B  8O0B 97B  92B  FEE
T
TT = T56A T33A  41A 76A 78A 102A
T1020TT 958
T1012 T1012 18A 15A FEE 1BA
FEE
FEE 10A 11A 23A 85A 718 FEE FEE FEE FEE 788  22B
T1012 17A 16A FEE 1B
T1012 FEE
FEE 22A FEE FEE 9A Te2B
117EE 118E T1015
99A 97A 94A To8B 99B  T1027T1027558 54B  21B
118E 118E FEE FEE T1027
2A 21A T1015
FEE GAB T
4A 80A
19A FEEFEE93A  FEE gacC
FEE 20A 11015 FEE GAA FEE 104B 102B FEE FEE FEE  16B
61A CA 95A
53A DAB FEE
FEE
53AA  53A 49A 1008 32A HA FEE FEE M81BA
43A FEE 104A
FEE 51A
1A 1019 FEE FEE 31B GB HB  FEE
FEE
6A FEE
36AB 3:22'5 - TS3AT89A 100A 81A 103A 1038 FEE
36A T111A 103B FEE
7A FEE
5A 29 T30BA 84AB FEE 84B  82B  FEE 3B FEE wmi78  FEE
84AA82A 3A  67A
35A 39B T77A

- HR - Residential High
- MR - Residential Medium
- MBR - Residential Medium-Buffer

- REO - Retail/Entertainment/Office

RA - Resort Attraction

NC - Neighborhood Commercial

LSC - Local Serving Commercial

NSP - Neighborhood/ Specialized Park
C - Cemetery

W - Watercourse

FEE, 56A Allotment Number

250

)

500 1,000

Feet

Figure4 -1

Land Use Plan




Chapter 4: Features of the Specific Plan

Local Serving Commercial (LSC) - This designation allows for smaller-scale retail and
service activities, and emphasizes varied uses that will serve 