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Miles Crossing City of Indian Wells
SPECIFIC PLAN -

INTRODUCTI

PURPOSE

The purpose of this Specific Plan is to set forth the detailed development principles, guidelines,
and programs to facilitate the development of a 32+/- acre site located at the northeast and
northwest corners of Miles Avenue and Highway 111, and within a portion of the Whitewater
Channel south of Miles Avenue, east and west of Warner Trail, in the City of Indian Wells,
California (Exhibit 1 — Vicinity Map).

This Specific Plan is intended to meet the requirements for a Specific Plan as set forth by State
law. The State authorizes cities and counties to adopt Specific Plans as an appropriate tool in
implementing their General Plans. Such a plan is to include the detailed regulations, conditions,
programs, and any proposed legislation that is necessary for the systematic implementation of
the General Plan. The Specific Plan provides the linkage between the General Plan, the
general goals and policies of the County, and the detailed implementation of that plan with tools
such as zoning ordinances, subdivision ordinances, and the like. The Government Code
(Section 65451) sets forth the minimum requirements of a Specific Plan and states:

"A Specific Plan shall include a text and diagram or diagrams which specify all of the
following in detail:

1). The distribution, location, and extent of the uses of land, including any 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 by the
plan.

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

4). A program of implementation measures including regulations, programs, public
works projects, and financing measures necessary to carry out paragraphs (1),
(2), and (3)."
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Miles Crossing City of Indian Wells
SPECIFIC PLAN - : )

The Specific Plan shall include a statement of the relationship of the Specific Plan to the
General Plan. The establishment of specific performance, design, and development standards
is set forth to guide the development of the subject property in such a way as to implement the
General Plan while maintaining some flexibility to respond to changing conditions which may be
a factor in any long term development program.

PROJECT SUMMARY

Miles Crossing is a three component project encompassing approximately 32 acres of
undeveloped land (Exhibit 2 — Aerial). The development is comprised of approximately 121,000
square feet of commercial (Planning Area 1), a 129 unit condominium hotel (Planning Area 2),
and 26 residential condominium units, known herein as Accent Homes, with a density of 6
d.u./acre (Planning Area 3). The proposed project would contain a mixture of uses designed to
allow residents, guests, and residents of nearby existing developments to meet many service,
employment, and recreational needs.

PROJECT SETTING

The project site is surrounded by views of the San Jacinto Mountains and the Santa Rosa
Mountains. Miles Crossing is surrounded in all directions by residential and golf course uses.
Adjacent landmarks include The Golf Resort at Indian Wells to the northwest, The Indian Wells
Country Club to the south, and the Indian Wells Tennis Garden to the northeast (see Exhibit 3 -
USGS Topographic Map).

THE PROCESS

The purpose of a Specific Plan is to provide a detailed plan for a selected area within the City
for the purpose of implementing the General Plan. This Specific Plan outlines and directs all
facets of development for this site. The land use designation on the City's General Plan is a
combination of RMD — Residential Medium Density and WC — Watercourse. The Zoning
designation is identical to the General Plan land use designation, with the only exception being
that Planning Areas 1 and 2 (both RMD) have a Senior Housing Overlay and Special Study
Area Overlay respectively. The Senior Housing Overlay Zone permits the development of what
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Miles Crossing City of Indian Wells
SPECIFIC PLAN ‘

the City Zoning Ordinance refers to as active retirement communities, independent living units,
and congregate housing as additional uses to what is permitted within the base zoning
designation of RMD. The purpose of a Special Study Area Overlay Zone is to provide a
procedure for the Indian Wells City Council to review alternative land uses on selected
properties that offer unique planning and economic opportunities, while maintaining the
underlying development potential consistent with the base zoning of the subject property.

Miles Crossing is approximately 121,000 square feet of commercial space and a 129 unit
condominium resort hotel (uses proposed for Planning Areas 1 and 2 respectively).
Development of the project is allowed through an adoption of a General Plan Amendment and
Change of Zone (see Exhibits 4a and 4b) to Community Commercial (CC) from Residential
Medium Density (RMD) in Planning Area 1; to Resort Commercial (RC) from Residential
Medium Density (RMD) in Planning Area 2; and to Residential Medium Density (RMD) from
Watercourse (WC) for Planning Area 3. A Conditional Use Permit is required for the
development of the Commercial site. The overlay zones associated with Planning Areas 1 and
2, described above, will be removed once the change of zone is adopted. Approval of the Miles
Crossing Specific Plan and approval of three Tentative Tract Maps numbered 34256, 34257,
and 34258 (Exhibits 4c, 4d and 4e) are also required to allow development of the proposed
project.

The proposed density of 5.9 dwelling units/acre for Planning Area 3 is consistent with the
maximum permitted density of 7 dwelling units per acre on RMD zoned land. The 26 units

proposed are well below the overall allowable number of units.

Environmental

The City of Indian Wells, as Lead Agency for the project, prepared an Environmental Initial
Study pursuant to the California Environmental Quality Act (CEQA). A mitigated Negative
Declaration with appropriate mitigation measures is recommended for the proposed
development.

Relationship to Other Plans

The Miles Crossing Specific Plan provides regulations, guidelines and standards that are
consistent with the goals and policies of the City’s General Plan. The proposed Specific Plan
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Miles Crossing City of Indian Wells
SPECIFIC PLAN ’ B

contains development standards and regulations to guide all facets of the project. Adopted by
ordinance, the Specific Plan will provide the zoning regulations for all three sites.

Relationship to Other Agencies

In addition to City approvals, permits will be required by the Coachella Valley Water District
(CVWD) for improvements to the water and sewer lines, or any development that falls within the
Whitewater Channel right-of-way. The development of condominiums within the Whitewater
Channel must also be assessed and approved by CVWD. Other infrastructure improvements
will be required by Southern California Edison (electrical), Verizon for telephone service and
Time Warner for cable TV service.

AMENDMENTS TO THE SPECIFIC PLAN

Any major amendments to the Specific Plan shall be made in accordance with the adopting
provisions of the original Specific Plan and Section 21.06.030 of the City of Indian Wells
Municipal Code, i.e., hearings before the Planning Commission and City Council.

According to Section 21.06.030(f) of the City of Indian Wells Municipal Code, a revision to a
Specific Plan which is determined by the Director of Community Development to be major shall
be approved by the City Council A major revision to a Master Development Plan or Specific
Plan constitutes re-approval, and the time limits noted in Section 21.06.030(e) shall apply. All

other revisions shall be approved by the Director of Community Development. (Ord. 387 §1,
1996)
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SPECIFIC PLAN

LAND USE PLAN

Exhibits 5a through 5d show the site plans for the entire project as a whole, followed by
each individual planning area in greater detail.

Development standards not specifically addressed in The Miles Crossing Specific Plan
shall be in compliance with the City of Indian Wells Zoning Ordinance and other
applicable ordinances.

DEVELOPMENT STANDARDS
To ensure the orderly and sensitive development of land proposed for The Miles

Crossing Specific Plan, special development standards have been created. These
development standards are a supplement to the provisions of the City of Indian Wells
Municipal Code, and they aid in establishing Planning Area No. 7 within the City (Miles
Avenue/Washington Street area). Should conflict occur between the Municipal Code and
the Specific Plan, the provisions of the Specific Plan and supporting text shall prevail.
The following general development standards are:

1. Uses and development standards will be in accordance with The Miles
Crossing Specific Plan and will further be defined by Specific Plan
objectives, design guidelines, and future detailed development proposals

including subdivisions, plot plans, and/or conditional use permits.

2. Development standards not specifically addressed in The Miles Crossing
Specific Plan shall be in accordance with the City of Indian Wells
Municipal Code.

3. As a requirement of the California Solid Waste Reuse and Recycling Act
of 1991, adequate areas shall be provided for collection and loading of
recyclable materials in residential areas where solid waste is collected

and loaded in an area that contains five or more units.
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Miles Crossing
SPECIFIC PLAN

The following

City of Indian Wells

Standards relating to signage, landscape, parking, and other related
design elements appropriate to various sections of this Specific Plan.
When appropriate and necessary to meet the goals and objectives of the
Specific Plan, the standards contained in this document will exceed the
City’s Municipal Code requirements. Detailed design guidelines for the
elements listed above can be found in Section 3 of this Specific Plan.

The property will be developed in accordance with the mandatory
requirements of the City of Indian Wells Municipal Code. This Specific
Plan conforms to State laws.

Any lots created pursuant to this Specific Plan and any subsequent
tentative maps shall be in conformance with the Specific Plan zoning

designation that applies to the property.

outlines development standards and permitted uses for each of the

planning areas for Miles Crossing.

Planning Area 1 — Commercial

The commercial component of Miles Crossing is designed to be developed with open air

restaurants and shopping, on approximately 14 acres located at the northeast corner of

Miles Avenue and Highway 111. The land uses and standards listed in this section are

applicable to

Planning Area 1. The following uses are conditionally permitted in

Planning Area 1. Any change in use will require review to determine if the new use is

substantially the same as the prior use, or if the Conditional Use Permit will need to be

modified.
| ~ COMMERCIAL CONDITIONAL USES
Retail and Service Businesses
éSpecialty Market
Gourmet Shop
(Coffee House
Day Spa
January 2006
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[Sit Down Restaurants with and without Bar or Cocktail Lounge
{Medlcal Suntes

1|Ava|IabIe Offxce Uses (znd ﬂ°°r)
[HotelResort Hotel Complex
[Museum and Art Galleries
|Dry Cleaner

E;Underground Parklng T

COMMERCIAL PROHIBITED USES

?AII uses not specified herein shall be prohibited, unless the Planning Commission§
determines, on a case by case basis that a proposed use is similar to a listed use and

therefore allowed pursuant to the Indian Wells Zoning Code Section 21.06.080 (Use:
|Determination).

COMMERCIAL DEVELOPMENT STANDARDS

MaXImum Bu:ldmg Helght from approved 30 ft.
pad grade

Maximum _ Number ofStorles from: 23tones
/approved pad grade ;

Minimum CommerC|aI Lot Wldth S| D 105 ﬂ

kalmum CommerCIaI Lot Depth ’ | 75 ft

Minimum bunldlng setback ” from 3 ft
commercial lot line (not including property
lines from Highway 111 and Miles Ave)

Minimum building setback from Hwy 111 | Tt
Minimum building setback from Mlles 30 ft.
Ave.
Parking Spaces
Retail/Office/Quick Service Food 17351 sq. ft.
Full Service Sit Down Restaurants ~ 14/1,000 sq. ft.
§Minimum Parking Space Dimensions 9ft. x 18 ft.

Planning Area 2 ~ Condominium Hotel

Planning Area 2 is the Fairmont Residences with 41 villas, 12 Townhomes, and 76 in-
Lodge Units, for a total of 129 units on approximately 14 acres at the northwest corner of
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Miles Avenue and Highway 111. The villas will be separated into six clusters with the
Lodge located centrally. The Villa or Casita will be approximately 1,684 square feet, the
Townhome will be approximately 1,408 square feet on the first floor and 1,052 square
feet on the second floor. Lodge units vary in size, including studios at 549 square feet, 1
bedroom units from 1,031 square feet, and 2 bedroom units from 1,602 square feet.
The following land uses and standards are applicable to Planning Area 2.

CONDOMINIUM HOTEL CONDITIONAL USES

[Resort Style Hotel
;IResort Casitas/Villas
lCondommlums
ﬂ[Underground Parklng
Iqujwawqrant with Bar and Cocktail Lounge

[Fitness / Spa Facilities
[Retail Uses ancillary to the Resort (Gift Shops, etc.) |
|Offices / Meeting Faciltes

CONDOMINIUM HOTEL PROHIBITED USES

1All uses not spécified he‘r'eiri”éhallwaeﬂbrohibited, unless the Planning Commission
determines, on a case by case basis that a proposed use is similar to a listed use and
therefore allowed pursuant to the Indian Wells Zoning Code Section 21.06.080 (Use

Determination).

CONDOMINIUM HOTEL DEVELOPMENT STANDARDS

{ M|n|mumS|te Slze (acres) o [ - 10 acres ‘ “

| Building Height Vo

| Hotel Lodge - Maxumum bundlng helght 80 ft.
above approved pad elevations R o
Hotel Lodge — Maximum No. of 5 stories (above approved pad
stories | | elevation)
Townhomes/Condos/Villas — Maximum 30 ft.
bldg. height ,
Townhomes/Condolellas Maximum 2 stories
No. of Stories

January 2006
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1 Minimum Build’iﬁ”évSetba&}rom Hwy
1111

: MwmumBqudmg Setbackfrom M||es e 100Mﬁ e
| Ave 1

| Side Setbacks ] L 15 ft.
| Rear Setbacks L 201t o
| Parking o o
|TotalSpaces | 230 “

| Minimum Parking Space Dimensions || oft x18ft.

Planning Area 3 — Accent Homes

The residential condominium portion of Miles Crossing, proposed as Miles Avenue
Accent Homes, is located on approximately 4 acres within the northern edge of the
Whitewater Channel. The four acres can be found south of Miles Avenue, to the east
and west of Warner Trail. The 22 residential condominiums will be separated from the
Resort and Commercial areas of the project by the Whitewater Channel, and will have a
density of approximately 5.5 du/acre. The condominiums will be located above the 500-
year flood hazard zone. The following land uses and standards are applicable to the
Accent Homes portion of the project.

t ACCENT HOMES CONDITIONAL USES
\Condominiums (5.5 du/acre maximum on approximately 4 acres)
Sewer Lift Station

Utility Building

ACCENT HOMES PROHIBITED USES

————

ECommercial uses
Industrial Uses

January 2006
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City of Indian Wells

i ACCENT HOMES DEVELOPMENT STANDARDS
[

Condo Clusters and Guest
| Parking located between
| Clusters

Maximum Number of units r 22
Maximum Allowable Density | 5.5 du/acre
| Minimum Dwelling Size | 2,000 sq. ft.
Maximum Building Height E 18 ft.
above the centerline of Miles
Avenve |
| Maximum Number of Stories | 3 stories
| Setbacks 1
Front (from south property 40 ft.
Line) u
: Garage Door Setback (from 20 ft.
/| Private Drive)
Minimum Distance Between 16 ft.
yyyyy Condo Clusters 1
| Rear (from Miles Ave) 1 10 ft.
Minimum Distance Between 5 ft.

[Resident Parking

2 garage spaces per unit, 2
driveway spaces per unit

[ Guest Parking

11 spaces (.50 spaces/unit)

| Minimum Dimensions of Guest
| Parking Spaces on site

9ft. x 18 ft.
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|SECTION |

ARCHITECTURE AND LANDSCAPE DESIGN GUIDELINES

INTRODUCTION

The purpose of this section is to detail the design guidelines that will be common to the
entire project site, and those that will be specific to each of the three Planning Areas of
Miles Crossing. All exhibits and photographs shown in this section are conceptual in
nature, but are the preferred landscape and architectural designs that are modeled after
similar land uses within the City of Indian Wells and surrounding communities.

The Design Guidelines contained in this section are intended to establish a medium
density residential, community commercial, and resort commercial development which is
consistent with the City General Plan. The guidelines for the Project have been
developed to:

e Assist in implementing the intent of the Specific Plan by establishing
Project designs;

e Delineate criteria for enhancing natural features, native plant materials
and habitat areas;

e Provide a consistent approach to building designs, streetscape
- treatments, entry treatments, signage, walls, color, lighting, landscaping
‘ and other design elements that will endure for the life of the Project;

¢ To ensure development in keeping with the desired character of the City;
and

¢ To ensure high quality architecture.

COMMON DESIGN GUIDELINES

The following design guidelines shall apply to all three Planning Areas within the Miles
Crossing project site. Each Planning Area within Miles Crossing contains unique land
uses that will have varying structural designs and landscaping styles, however, there are
a number of guidelines that shall be common to all three areas to create a sense of
uniformity within the project.

Architectural Character

The buildings shall maintain a consistent theme carried out by quality materials and
imaginative design consistent with the existing character of Indian Wells. Building
design shall be unique to the site in that the configuration should take advantage of and
preserve surrounding vistas. The following standards are provided to ensure a level of
quality that must be complied with:

1. The use of simple plaster masses with deep punched openings,
. arched entryways, and shading elements.
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2. Horizontal and vertical building offsets to create articulated breaks
and visual relief.

3. Wood detailing, tile work and strong colors at key places along broad
plaster masses.

4. Building integration with indigenous landscaping, such that the
architecture appears as an extension and outgrowth of the landscape.

5. Strategic orientation and configuration of buildings and shading
elements to passively heat and cool spaces.

6. False roofs are prohibited. Flat roofs may be used in combination
with other roof forms (masards, hips, gables, etc.).

7. Designs shall demonstrate a consistent use of colors, materials, and
detailing throughout all elevations of the building.

8. Provide courtyards with landscaping and pedestrian amenities.

9. Provide convenient pedestrian circulation between buildings and
parking areas.

10. Link buildings using enhanced paving materials.

11. Building entries shall be protected from the elements and shall create
a focus of sense of entry for the building by incorporating such things
as wall recesses, and arcades. :

12. Variation in roof lines shall be used to add interest, and reduce the
massive scale of large commercial buildings.

13. Parapet walls shall be treated as an integral part of the structurai
design.

14. Provide four-side architecture for all buildings.

Detailed photographs displaying the architectural designs of each Planning Area, which
follow the above guidelines, will be presented later in this section of the Miles Crossing
Specific Plan. The simple yet strong architectural vocabulary for the development
should rely on strategically placed key details and the careful selection of landscape
materials. The details employed include arcades, balconies, deeply recessed openings,
low walls, wood detailing and awnings. Final building elevations and landscaping shall
be reviewed and approved by the Architectural Landscape Committee prior to building
plan check submittal.

Lighting

The lighting guidelines listed below are consistent with the City of Indian Wells General
Plan and Mt. Palomar Ordinance. When incorporated into the development of Miles

January 2006
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City of Indian Wells

Crossing, they will eliminate sources of light pollution and aesthetic disturbance within

the City:

. The use of low or high pressure sodium light fixtures shall be

prohibited.

Street lighting will be provided only where site-specific safety
conditions warrant.

Exterior lighting will be located and fully shielded so as to direct light
away from adjoining lots, buildings, and streets (public or private).

Any architectural, landscape, or accent lighting [lighting used for
decorative effects] will be turned off between 11:00 p.m. and sunrise
in order to protect Palomar Observatory from light pollution. Common
recreational areas [club house, common pool areas, etc.) may be
lighted while those facilities are actually in use. This requirement shall
exclude outdoor lighting used for illuminating walkways, or other
outdoor security lighting as permitted.

Glare free type opaque fixtures for general task lighting shall be
provided.

Path lighting shall be accomplished with bollard fixtures and surface
mounted building fixtures.

Parking lot lighting shall be accomplished with low profile pole lighting
with a maximum height of 16°-0” or lower depending on a photometric
study. Exhibit 6 includes desired light pole designs for both path and
parking lot lighting.

Service Areas (Trash Enclosures / Loading Facilities)

1.

January 2006

All trash and garbage bins shall be in approved enclosures as
approved by the Architectural Landscape Committee.

The location of trash enclosures shall all have convenient access for
each tenant.

All trash receptacles selected shall be in conformity with existing color
schemes and materials found within each Planning Area. Examples
of trash receptacles for use within the project site can be found within

Exhibit 6.
Loading facilities shall be located and concealed from public view.

Recycling shall be provided in all Planning Areas subject to Section
16 of the Indian Wells Municipal Code.
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Landscaping Materials

The landscape theme for all three Planning Areas focuses on a modified desert palette
that incorporates the lushness of the existing planting along Highway 111 with more
water efficient tree and shrub species to meet current water use requirements. Turf
areas are limited to parkways for consistency with the current established planting and
usable areas within the project. Plants, trees, shrubbery, and groundcover will be
consistent with surrounding landscaping and plant species common to the area.
Exhibits 7a through 7f that follow this page photographically present the plant types that
shall be incorporated into the Miles Crossing project. These exhibits provide the visual
representation of plant types listed within the Plant Palette tables presented for each
Planning Area in later exhibits.

Monument Signage

Pursuant to Title 17.12.100 of the Indian Wells Municipal Code, ail monument signage
related to each project component shall be made of natural materials (wood, tile, rock,
etc.) and shall primarily utilize colors compatible with the desert (i.e. browns, tans,
beiges, greens, etc.). Other colors may be utilized as accents as approved. Any lighting
of signs will be externally located at the base of the sign. All monument signs shall be
placed in a landscaped area with annual color.

Roof Requirements

Roof designs or combinations thereof consistent with the general architectural theme for
each area are acceptable and encouraged for main building masses. Acceptable roofing
materials for pitched roofs include concrete tile, and weathering metals. Where concrete
tile materials are used, a multi-hued mixture of earth tone (terra cotta, buff, olive and the
like) shall be used except where specific architectural themes require a consistent color.

Although the use of concrete tile and decorative metal roofs is recommended, it is not
specifically required for secondary or service building roofs provided other roof designs
are compatible with the general architectural theme.

Equipment Screening

All mechanical equipment shall be screened from public view. Roof-mounted
mechanical equipment, ductwork and vents shall be screened from view by an
architectural device consistent with the building design. Mechanical equipment shall not
be loaded on the roof of a structure unless the equipment can be screened from public
view by building elements that are an integral part of the Building Design. Roof-mounted
mechanical equipment is prohibited on pitched roofs. Roof-mounted equipment is
permitted on flat roofs if screened from view by a parapet designed to be compatible with
the architecture, materials and color of the building.
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PLANNING AREA 1 — COMMERCIAL — DESIGN GUIDELINES

Exhibits 8 through 21d outline the design details associated with structural and
landscape architecture for Planning Area 1. Any substantial variation in design must be
approved by the City of Indian Wells Planning Department.

PLANNING AREA 1 - COMMERCIAL - GENERAL STOREFRONT GUIDELINES

General Storefront Criteria

The basic objectives of storefront criteria are to ensure high quality design and use of
materials consistent with the overall theme of Miles Crossing, and to produce a wide
variety of storefront designs, each uniquely different from its neighbors. The intent of
these criteria is to provide the Tenant with the best opportunity to establish their desired
image.

Basic Storefront Requirements:

¢ All storefront designs and plans shall be subject to the approval of the
Landlord.

¢ Storefront designs may be rejected on the basis of not maintaining the design
quality of the building architecture and also may require modification in the event
that they are similar to a neighboring store.

e Openings may be placed on each plane of the storefront.

e Storefronts are encouraged to have multiple planes in relation to the building
architecture to create a variety of volumes and spaces.

Storefront Entries

Acceptable means of storefront entries are:

e Out-swinging framed or frameless doors. Doors may be fully glazed, solid, or
any combination.

¢ In no event shall roll down grills or metal sliders be permitted.

Storefront Lighting Criteria

With different types of merchandise displayed by the Tenants of Miles Crossing, a
variety of lighting qualities are required to suit the various uses:

e Provide glare free type fixtures for general store lighting. Exposed fluorescent
fixtures will not be permitted within those areas of the store interior that are
visible to the public.
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e Exposed lights, other than purely decorative, are not permitted.

e H.LD. lighting shall not be used unless approved by the Landlord.

e Recessed or concealed incandescent lighting is encouraged. Recessed
fluorescent fixtures must be provided with prismatic or parabolic shielding.

e Display window must be illuminated during the hours Miles Crossing is open, and
ilumination must be controlled by a time clock.

e Neon is prohibited.
Construction
All materials and methods of construction must be acceptable for outdoor use. Miles
Crossing is covered but not enclosed and therefore is subject to sun, rain and wind
conditions. A waterproof membrane must seal the width of the entire storefront at the
base.

Tenant Storefront Materials

Acceptable storefront materials and styles are illustrated in Exhibits 8, 9a, and 9b.

All storefronts shall be constructed of high quality durable materials that can be easily
maintained.

Tenants are encouraged to use materials in a non-traditional creative manner.
All materials and their finished installation are subject to the approval of the Landlord.
Non-Acceptable Storefront Materials

» Simulated materials such as wood grain and brick. (Some exceptions as faux

stone may be approved by submitting a minimum 1'-0" square sample to
Landlord.)

Painted drywall (including exterior soffits).

Wallpaper or wall covering.

Rustic materials such as rough wood, “distressed wood”, used brick.

Plywood paneling.

Textured or colored acrylic (i.e., imitation stained glass).
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Mirrors

Soft Wood

Translucent fiberglass sheeting.

Mill finished aluminum.

Metal or plastic laminates.
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PLANNING AREA 1 -DESIGN GUIDELINES BY STOREFRONT TYPE

A variety of sign types are permitted within Planning Area 1 of Miles Crossing. The
following descriptions outline the organization as well as design guidelines for each plan.
Exhibit 10 displays graphically what is discussed for storefront signage.

Storefront Signage

Storefronts can be located within all areas of the Miles Crossing Commercial
component. These storefronts may not project beyond the lease line.

= Primary Tenant signage must be located in the Overhead Projected Sign Area
shown in Plan.

= For tenants smaller than 5,000 square feet, the following criteria apply:
- Maximum letter height: 2'6"
- Maximum sign length: Up to 75% of the width of the storefront
- Size: Total square footage of the sign should be up to 1.5
square feet of sign area per linear foot of leased premises, up
to a maximum of 150 square feet per elevation.

= For tenants larger than 5,000 square feet in multi-tenant buildings and tenants
with their own buildings, the following criteria apply:
- Maximum letter height: 3’; up to 4’ if approved by the City’s
Architectural Landscape Committee.
- Maximum sign length: Up to 75% of the width of the storefront
- Size: Total square footage of the sign should be up to 1.5
square feet of sign per linear foot of leased premises, up to a
maximum of 250 square feet per elevation.

= An awning or shade structure of glass, or metal is required at these store-
fronts. Exhibit 12 illustrates the three permitted awning styles. The awning must
have open sides, extend the full width of the storefront and may project a
maximum of 6’-0". The awning may have a maximum 12" valance along the front
edge only.

* A blade sign is required and must be suspended from the Tenant awning
structure, or the building wall. The blade sign may be a maximum of three square
feet and must be a minimum of 7"-6” clear from the finished floor (this sign must
be externally illuminated with the design of lighting approved by the City's
Architecture and Landscape Committee). One blade sign is allowed per Tenant
per elevation. Examples of blade signs can be found within Exhibit 14.

Monument Signage

Three monument signs will be allowed along the Miles Crossing Highway 111 frontage.
The maximum square footage of sign area will be 60 square feet per side. Each
monument sign will have two sides. The three monument signs, directional signage, and
any accessibility signage shalil be incorporated into a planned sign program which shall
be approved by the City’s Architectural Landscape Committee at a later date.
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PLANNING AREA 1 -DESIGN GUIDELINES BY STOREFRONT TYPE

A variety of sign types are permitted within Planning Area 1 of Miles Crossing. The
following descriptions outline the organization as well as design guidelines for each plan.
Exhibit 10 displays graphically what is discussed for storefront signage.

Storefront Signage

Storefronts can be located within all areas of the Miles Crossing Commercial
component. These storefronts may not project beyond the lease line.

= Primary Tenant signage must be located in the Overhead Projected Sign Area
shown in Plan.

» For tenants smaller than 5,000 square feet, the following criteria apply:
- Maximum letter height: 2’6"
- Maximum sign length: Up to 75% of the width of the storefront
- Size: Total square footage of the sign should be up to 1.5
square feet of sign area per linear foot of leased premises, up
to a maximum of 150 square feet per elevation.

= For tenants larger than 5,000 square feet in multi-tenant buildings and tenants
with their own buildings, the following criteria apply:
- Maximum letter height: 3’; up to 4’ if approved by the City's
Architectural Landscape Committee.
- Maximum sign length: Up to 75% of the width of the storefront
- Size: Total square footage of the sign should be up to 1.5
square feet of sign per linear foot of leased premises, up to a
maximum of 250 square feet per elevation.

= An awning or shade structure of glass, or metal is required at these store-
fronts. Exhibit 12 illustrates the three permitted awning styles. The awning must
have open sides, extend the full width of the storefront and may project a
maximum of 6’-0". The awning may have a maximum 12" valance along the front
edge only.

» A blade sign is required and must be suspended from the Tenant awning
structure. The blade sign may be a maximum of three square feet and must be a
minimum of 7"-6” clear from the finished floor (this sign must be externally
illuminated with the design of lighting approved by the City’s Architecture and
Landscape Committee). One blade sign is allowed per Tenant per elevation.
Examples of blade signs can be found within Exhibit 14.

Monument Signage

Three monument signs will be allowed along the Miles Crossing Highway 111 frontage.
The maximum square footage of sign area will be 60 feet per side. Each monument sign
will have two sides. The three monument signs, directional signage, and any
accessibility signage shall be incorporated into a planned sign program which shall be
approved by the City’s Architectural Landscape Committee at a later date.
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PLANNING AREA 1 - GRAPHICS & SIGNAGE DESIGN

= Imaginative, unusual, and non-traditional signage is encouraged as long as it is
within the design standards of Planning Area 1.

= A mixture of blade, awning mounted, and surface mounted sign types is
encouraged throughout Planning Area 1. Awning mounted and surface mounted
sign types are iliustrated in Exhibits 15 and 16 respectively.

= One mounted sign or graphic treatment is allowed at each storefront elevation.
An additional blade sign is allowed suspended from a trellis or covered walkway.

= Neon and incandescent light sources are not allowed.
» Non-internally illuminated signs must be pinmounted.
= Sign illumination must be on a time clock coordinated with mail lighting.

Unacceptable Sign Types

» Box or cabinet type construction.

= Vacuum formed luminous letters.

= Vinyl letters.

= Letters with exposed fastenings and unfinished edges.

» Paper, cardboard, Styrofoam, cloth, and similar stickers or decals.
* Neon

= Moving or rotating signs.

= Signs employing flashing, flickering, or moving lights of any kind.

= Signs painted directly on the storefront sign band.
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Copy Requirements

Wording of signage is limited to Tenant's registered trade name. Logos may be

included, and shall be reviewed and approved by the City’s Architectural and Landscape
Committee.

Sign Design Requirements

Creative and unusual designs are encouraged: three dimensional shapes such as
cubes, cylinders, spheres, pyramids or actual objects that define the Tenants
merchandise or services offered. Examples are: eyeglasses, shoes, jewelry, wrapped
gifts, containers or other objects symbolizing the activity within the Tenants premises.

Wording of signage is limited to nationally recognized, registered Tenant’s trade name

and/or logo. All designs must be approved by the Landlord or the Landlord's
representative.

Transparency or “openness” is encouraged as well as unusual or asymmetrical profiles.
Other suggested sign types are:

e Edge-lit glass or plexiglass with sand-blasted or carved image.

¢ Grillwork.

e Three dimensional objects carved of light- weight wood plaques.

¢ Routed metal face with internal illumination.

Banner Signs

Promotional or seasonal banner signs may be used by tenants on storefronts or
walkways, as seen in exhibit 20c. When these signs are used, they will be temporary
and in compliance with the City of Indian Wells Municipal Code.

Sign lllumination
Projecting blade signs may be externally illuminated by light fixtures contained in support

brackets per Landlord specifications. Any internally and externally illuminated blade
signs will be subject to review by the City’s Architectural Landscape Committee.
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All illumination must be on rheostat with brightness level subject to the approval of the
Landlord. Electrical requirements are listed below:

e All electrical sources must come from within the Tenant’s space and be on the
Tenant's meter. Sign contractor is responsible for repair to the mall bulkhead.

e No exposed wiring, conduits, tubing, crossovers, or raceways will be permitted.

e All conductors, transformers, cabinets, housings, and other equipment must be
concealed.

e Provide disconnect switch at sign transformer or near electrical junction box.

Sign Construction Requirements

Materials:

e All fastenings must be of hot-dipped iron, stainless steel, aluminum,
brass, bronze, or black iron materials.

e All “pegged out” letters must use threaded rods or anchored bolts sleeved
to conceal fastening. No clips are permitted.

Fabrication and Installation:

e Manufacturer's names, stamps, decals, or U.L. labels must not be visible
from the mall. Location of all openings for conduit and sleeves in sign
panels of exterior storefront shall be indicated by the sign contractor on
drawings submitted to the Landlord.

Electrical:

¢ No canned signs, raceways, or internally illuminated signs are permitted
except with Architectural Landscape Committee approval.

e All illuminated signs must be fabricated and installed with national local
building and electrical codes and must bear the U.L. label.

¢ No exposed wiring, conduits, tubing, crossovers or raceways will be
permitted.

e All conductors, transformers, cabinets, housings, and other equipment
must be concealed.
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o Electrical services to all signs will be on a time clock, on a separate
service, and wired to Tenant’'s meter.

e All signs must be illuminated during the hours that the mall is open.

e Provide disconnect switch at sign transformer or near electrical junction
box.

Miscellaneous Requirements

There will be a standard Tenant identification on service doors throughout as specified
through a common manufacturer by the Landlord.

Tenant may install on its enclosed mall storefront, if required by the U.S. Post Office, the
numbers only of the street address in the exact location stipulated by the Landlord.
Size, type and color of numbers shall be as stipulated by the Landlord. Floor signs, such
as inserts into marble paving, etc., shall be permitted within the Tenant’'s Lease Line in
their storefronts, if approved by the Landiord.

Before proceeding with signs or graphic fabrication, detailed shop drawings must be
submitted in four (4) copies (with colors identified) to the Landlord for approval. Once

approved, Tenant’s Contractor must submit drawings for permit application to the proper
authorities.

A sign, banner, advertisement, notice, decal, or other lettering shall not be exhibited,
inscribed, painted, or affixed on any part of any storefront, unless specifically approved
by the Landlord. Paper signs and stickers are prohibited.

Advertising banners or placards inside store must be at least 4'0” from storefront.

PLANNING AREA 1 - OUTDOOR FEATURES AND LANDSCAPING

Outdoor Patios

Planning Area 1 will contain dining establishments that will utilize outdoor patio space.
The patio areas will be covered by trellis, umbrellas, or fabric tension structures, and
may be at ground level or elevated on deck structures enclosed by wrought iron railings.
Furniture styles may vary, but colors and themes will remain consistent with the building
materials used throughout the site. Exhibit 17 shows examples of furniture, coverings,
and railing detail for the outdoor patio areas within Planning Area 1.

Art in Public Places

Planning Area 1 shall provide a contribution to the cuitural enrichment of the community
through participating in an art in public places program. Examples of public art styles to
be utilized throughout Miles Crossing Planning Area 1 are shown in Exhibit 18. All
proposed public art shall be approved by the City Council.
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Pedestrian Circulation Element

Because Planning Area 1 is an open-air commercial center, an efficient and enjoyable
pedestrian circulation element is an important component of the design. Underground
parking structures, along with above ground parking areas being located far enough
away from the commercial buildings and screened with landscaping, will both aid in
lessening the presence of automobiles as much as possible. Numerous sidewalks and
pedestrian corridors, as shown in Exhibit 19, will serve as the basis for pedestrian
circulation around the commercial site. Exhibits 20a through 20d illustrate the
conceptual streetscape views within the commercial site through the eyes of the
pedestrian on the ground. Architectural design features shown in previous exhibits are
also called out within these exhibits.

Landscaping

Planning Area 1 relies on a mixed planting of Date and hybrid Fan Palms to provide an
“oasis” feeling along major corridors and to give the project a unique skyline when
viewed from a distance. Interior small scale planters against buildings and highly visible
“view corridors” will be treated with a more residential feel with small scale shrubs,
accent plants and unique ground plane treatments of cobble and decorative gravels.
Plantings will include Sweet Acacia, Cascalote, Crape Myrtle, Tipu tree, Century Plant,
Aloe, Easter Egg bush, Purple Opuntia, Penstemon and Autumn Sage. The parkways
will be treated similarly to the current parkways and will blend with those existing on the
senior housing and resort parkways. Exhibits 21a through 21d display the conceptual
landscaping plans and plant palette for Planning Area 1.

Service Areas (Trash Enclosures / Loading Facilities)

The following design guidelines are applicable to all service areas within Planning Area
1. Service areas within the Commercial portion are those areas designated for trash

enclosures and loading/unloading facilities. Schematic designs of these areas are
illustrated in Exhibits 17b and 17c.

1. All trash and garbage bins shall be in approved enclosures as
approved by the Architectural Landscape Committee.

2. The location of trash enclosures shall all have convenient access for
each tenant.

3. All trash receptacles selected shall be in conformity with existing color
schemes and materials found within each Planning Area. Examples

of trash receptacles for use within the project site can be found within
Exhibit 6.

4. lLoading facilities shall be located and concealed from public view.

5. Recycling shall be provided in all Planning Areas subject to Section
16 of the indian Weilis Municipal Code.
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PLANNING AREA 2 — CONDOMINIUM HOTEL - DESIGN GUIDELINES

Architecture

Exhibits 22a through 26 detail the proposed architectural designs for Planning Area 2.
The descriptions below are meant to supplement the visual detail provided by these
exhibits.

The following architectural elements should be incorporated in order to increase building
articulation and reduce the scale of the resort lodge and clustered villas:

= Rich building materials and colors that blend into the surrounding desert
landscape (see Exhibits 22a through 23c).

= Varying roof plate heights that create a layered or staggered roofline (see
Exhibits 22a and 23a).

= Elements such as arcades or balconies that “step” in plan and elevation,
creating shadow and depth.

= Entries should be articulated with larger openings in the facade, richer
building materials and colors, and arcades or portals.

= Pool cabanas, entry plazas and courtyards should include shading elements
such as trellises and landscaping (see Exhibit 24)

= Elements such as awnings, balconies, roof overhangs, or trellises that
protrude from building elevations (see Exhibits 25, 26, and 27).

= All Windows will be constructed with high performance glass, and metal
window frames will be concealed using stucco and stone veneer materials.

Landscaping

Planting themes vary on the Condominium Hotel site in that Palms are not used as the
maijor theme element, but overall character is consistent with a residential enclave with
emphasis being given to entry areas and the individual residences. Additionally, each
pool area will be given a unique character which reflects their overall theme. Plantings
which utilize Mulga trees, African Sumac, Yellow Oleander, Tipu tree, Mediterranean
Fan Palms, Bougainvillea, Mexican and Red Bird of Paradise, Hop Bush, Texas Ranger,
Penstemon, Dwarf Pink and White Rullia, and Orange Jubilee will dominate. The
exhibits that follow the Lodge and Condominium architecture (Exhibits 28a, 28b, and 29)
display the landscaping plans and plant palette for Planning Area 2.
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PLANNING AREA 3 — RESIDENTIAL ACCENT HOMES — DESIGN GUIDELINES

Architecture

Exhibits 30a through 33 detail the proposed architectural designs for Planning Area 3.
These include exterior elevations as well as interior floor plans The descriptions below
are meant to supplement the visual detail provided by the exhibits that follow.

The design of Planning Area 3 shall incorporate elements that respond to the climate of
Indian Wells. Such design features include patios, balconies, and courtyards. Extended
roof overhangs shall be incorporated into building design to provide additional shade.
Overall design of the residential component shall incorporate the following guidelines:

= Architectural design shall be unique in character, but consistent with the
surrounding area.

= QOrientation of structures should consider the climate of the area.

» Housing edges should maximize view potential and access to natural open
areas.

= Porches and balconies should be designed to be an integral component of
the buildings architectural style.

= Mechanical elements of the building shall be screened from view by walls,
fences or landscaping.

= Varying house configurations is encouraged to promote variety in the street
scene.

Landscaping

Street improvements have been recently completed along Miles Avenue including the
bridge that crosses the Whitewater Channel. These improvements include landscaping
along the south side of Miles Avenue, which is the proposed frontage of Planning Area
3. Date Palm trees, shrubs, and small trees have been planted in this area, and lighting
elements and watering systems have also been installed. The photographs in Exhibit 34
display the existing landscaping along Miles Avenue. Landscaping for the Accent
Homes site will be incorporated into what the City of Indian Wells has already envisioned
for this area of Miles Avenue. Typical landscaping plans for the condo clusters as well
as the corners of the site are also included in Exhibit 34. Any new landscaping elements
will conform to what has already been planted, and will follow the plant palette
photographs shown earlier in Exhibits 7a through 7f.
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Accent Homes Composite Floor Plans - First Floor
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RELOCATED UTILITIES

Certain existing utilities will require relocation in order to develop the Fairmont
Residence Club and the Miles Crossing Commercial component. Existing utilities and
proposed relocation routes discussed below are illustrated in the preliminary utility plans
(Exhibits 35 through 37) which follow.

Planning Area 1 — Miles Crossing Commercial

An existing sewer force main and a sewer gravity flow main must be relocated to allow
for the proposed site development (see Exhibit 35).

Planning Area 2 - Fairmont Residence Club

An existing sewer force main and a sewer gravity flow main must be relocated to allow
for the proposed site development. In addition, there is a So. Cal Edison transformer
and energized line currently located on the westerly section of the site that will be
abandoned and not relocated. There are miscellaneous irrigation valves and minor
water meters, which also must be abandoned. However, the existing main water lines
will not be impacted by the proposed development (see Exhibit 36).

Planning Area 3 - Accent Homes

No utility relocation is required.

NEW UTILITIES

New sewer and water lines will be installed as per the preliminary utility plans for each
Planning Area (Exhibits 35 through 37). Connections and capacities are available and
are also indicated on these exhibits.

Planning Area 1 - Miles Crossing Commercial

The water connection is presently adjacent to the site. There is an existing 18” water line
running east/west along Highway 111 which will service the project. The sewer
connection will require boring under Highway 111 to connect into the existing 12" sewer
line on the south side of Highway 111 (see Exhibit 35).

Planning Area 2 - Fairmont Residence Club

The water connection is presently adjacent to the site. There is an existing 18" water line
running east/west along Highway 111 which will service the project. The sewer
connection will occur on site via an existing 15" sewer main (see Exhibit 36).
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Planning Area 3 - Accent Homes

A 12" water line will connect into the existing 12" line which is running on Miles Avenue.
The sewer will require a private lift station to pump the sewage up into the existing sewer
pump station immediately west of the residential development (see Exhibit 37).

STREET IMPROVEMENTS

Highway 111

The Miles Crossing Commercial and the Fairmont Residences when completed will have
over 3,000LF of frontage along Highway 111. The City of Indian Wells intends to widen
Highway 111 to 6 lanes with a 16’-0" wide center median. According to Willdan, the City
Engineer, the fair share requirement for this project is 50% of the cost of these
improvements.

The City of Indian Wells has not determined how these improvements will be managed
or when they will be constructed. There will also be two new traffic signals instalied. Both
signals will be at the entrances of Planning Areas 1 and 2 along Highway 111.

Miles Avenue
The Miles Avenue Bridge and street improvements have recently been completed. The
only impact that the Accent Homes will have on Miles Avenue will be the installation of

curb cuts for the two project entries. All of the parkway landscaping has also been
installed.
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. UTILITY AND STREET IMPROVEMENTS COST ESTIMATE

The table below displays the cost estimates for utility improvements within the Miles
Crossing Project by Planning Area. The memo that follows from Willdan Engineering

outlines the fair share contribution for the improvements to Highway adjacent to the
project.

MILES AVENUE, LCC
PRELIMINARY WATER AND
SEWER,
HIGHWAY 111 AND CVYWD
CHANNEL LINING
QUANTITY ESTIMATE
20-Dec-05

Preliminary Water $439,250
Commercial Total

Preliminary Sewer $386,000
Commercial Total

Preliminary Water $202,000
Residential Total

. Preliminary Sewer $148,000
Residential Total

Preliminary Water $543,750
Hotel Total

Preliminary Sewer $313,000
Hotel Total

TOTAL $2,032,000

The above estimate does not include raw land, legal fees, agency permits and fees,
professional engineering fees, construction phasing, bonds, financing/carrying costs,
construction staking, soils testing, accounting and construction management. MSA
Consulting, Inc. makes no representation concerning the estimate and cost figures other
than that all such figures are estimates only and the Engineer shall not be responsible for
fluctuations in cost factors or the actual cost at the time of construction.
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Miles Crossing City of Indian Wells
SPECIFIC PLAN

HIGHWAY 111 IMPROVEMENTS

Developer's Fair Share Contribution per Willdan memo dated 9/29/05 $2,583,415
CVWD CHANNEL
LINING
Hotel Total $681,000
Commercial Total $978,000
Residential Total $748,000
$2,407,000
RESPONSIBLE
PARTIES

The following utility purveyors are responsible for approving the proposed utility
installations:

1) Sewer, water, storm drainage, channel lining - CVWD
2) ALL Highway 111 right-of-way improvements - City of Indian Wells

Financing for
Improvements

The financing for the installation of the above mentioned improvements will be a typical
arrangement which is acceptable to CVWD. A performance bond, letter of credit as a
set aside letter will be provided to CVWD.

All improvements and relocations discussed herein will be accomplished in accordance
with the terms and specifications of the Disposition and Development Agreement (DDA).
The City of Indian Wells will be providing 50% of the cost of the Highway 111 right-of-
way improvements. The total cost of the work will be deposited into a joint escrow
account and "drawn down" to completion.

Phasing

The utility and street improvements will be completed in a single phase.
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Miles Crossing City of Indian Wells
SPECIFIC PLAN -

l /20,2008 17:28 FAX 780 34# 0407 CFIY OF INDIAN WRLLS @oo2/0as

-

&/ WLLLDAN
Sering Prilc Agar cies

X Complete the ulthmate half-section street impeovements for
Highway 111 to include throe westbound through lanes along
the peoject frontege. Tapering of the third throogh lane will
occur before the western poject boundary to two lanes. This
wideming will include a rmisod modian on Highway 111 along
the project frontage, with median breaks for the intersection of
Highway 111/Miles Avenue and recommended easthound 1eft
ot pockets into the site for both the hotel development snd

The Bstimated Cost: §5,268,500.00

Developer’s Fair Share: $2,583,415.00
Non-Developer's Fair Shara: $2.685.085.00

Sincersly,
WILLDAN

R Scott Bacsikin, P.E.
VP / Division Manager - Traffic
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