City Council Chamber
1515 6™ Street, Coachella, California
(760) 398-3502 ¢ www.coachella.org

AGENDA

OF A REGULAR MEETING
OF THE

CiTtY OF COACHELLA
PLANNING COMMISSION

May 20, 2026
6:00 PM

In-Person Meeting If you would like to attend the meeting via Zoom, here is the link:
Location:

https://us02web.zoom.us/j/84544257915?pwd=VTdHWitpYVdJOUKINQWS8vZ1pgUm0zQT
City Council Chamber 09
1515 6% Street,
Coachella, CA Or One tap mobile : +16694449171,,845442579154,,,,*380084#

Or Telephone:

US: +1 669 900 6833
Webinar ID: 845 4425 7915
Passcode: 380084

Spanish: El idioma espafiol esta disponible en Zoom seleccionado la opcién en la parte de
abajo de la pantalla

e Public comments may be received either in person, via email, telephonically, or via Zoom with a limit
of 250 words, or three minutes:

o InReal Time:

If participating in real time via Zoom or phone, during the Public Comment Period, use the “raise hand”
function on your computer, or when using a phone, participants can raise their hand by pressing *9 on the
keypad.

o In Writing:
Written comments may be submitted to the City Council electronically via email

to kreif@coachella.org. Transmittal prior to the start of the meeting is required. All written
comments received will be forwarded to the City Council and entered into the record.

o If you wish, you may leave a message at (760) 398-3102 Ext. 122 before 5:30 p.m. on the day of the meeting.

e The live stream of the meeting may be viewed online by accessing the city's website at
www.coachella.org, and clicking on the "Watch Council Meetings" tab located on the home page, and then

clicking on the "live™ button.



http://www.coachella.org/
https://us02web.zoom.us/j/84544257915?pwd=VTdHWitpYVdOUk1NQW8vZ1pqUm0zQT09
https://us02web.zoom.us/j/84544257915?pwd=VTdHWitpYVdOUk1NQW8vZ1pqUm0zQT09
mailto:kreif@coachella.org.
http://www.coachella.org/

CALL TO ORDER:

PLEDGE OF ALLEGIANCE:

RoLL CALL:

ROTATION OF CHAIR AND VICE CHAIRPERSON:

APPROVAL OF AGENDA:

“At this time the Commission may announce any items being pulled from the agenda or continued to another date
or request the moving of an item on the agenda.”

APPROVAL OF THE MINUTES:

1. Planning Commission Meeting Minutes — May 6, 2026

WRITTEN COMMUNICATIONS:

PuBLIC COMMENTS (NON-AGENDA ITEMS):

“The public may address the Commission on any item of interest to the public that is not on the agenda, but is
within the subject matter jurisdiction thereof. Please limit your comments to three (3) minutes.”

REPORTS AND REQUESTS:

NON-HEARING ITEMS:

PuBLIC HEARING CALENDAR (QUASI-JUDICIAL):

2. A Public Hearing to Consider Resolution No. PC2026-10, Resolution No. PC2026-11, Resolution No.
PC2026-12 and Resolution No. PC2026-13 of the Planning Commission of the City of Coachella for: (1) the
recommendation of conditional approval of Tentative Tract Map No. 38943 for condominium purposes to
allow the sale of individual storage units; (2) conditional approval of Conditional Use Permit No. 379 for the
proposed mini storage and RV storage use, (3) conditional approval of Architectural Review No. 24-05 for the
construction of an office clubhouse, nine storage buildings, and an industrial lease space; (4) adoption of an
Initial Study/ Mitigated Negative Declaration with a Mitigation Monitoring and Reporting Program (MMRP)
(SCH# 2026010502) pursuant to the California Environmental Quality Act (CEQA). Applicant: Steve Myers,
Coachella Vault LLC

3. A Public Hearing to Consider Resolution No. PC2026-15 for the conditional approval of AR No. 24-17 for the
remodel of a two-story commercial building located at 1694 6" Street (APN: 778-100-001), and determining
that the proposed project is categorically exempt pursuant to California Environmental Quality Act (CEQA)
Guidelines Section 15301 (Class 1 Existing Facilities). Applicant: Nick Meza

INFORMATIONAL :

ADJOURNMENT:




Complete Agenda Packets are available for public inspection at the
City Clerk’s Office at 53-462 Enterprise Way, Coachella, California, and on the
City’s website Www.coachella.org.

THIS MEETING IS ACCESSIBLE TO PERSONS WITH DISABILITIES



http://www.coachella.org/

City Council Chamber
1515 6% Street, Coachella,
(760) 398-3502
www.coachella.org

AGENDA
DE UNA REUNION DE LA

COMISION DE PLANIFICACION
PLANNING COMMISSION

20 de Mayo de 2026
6:00 PM

Lugar de lareuniénen | Si desea asistir a la reunion a través de Zoom, aqui esta el enlace:

persona: https://us02web.zoom.us/|/84544257915?pwd=VTdHWitpYVdOUKINQW8vZ1pqUmOz
Cémara del QT09

Ayuntamiento O one tap mobile: Us: +16699006833,, 845442579154#,,,,* 380084# US

1515 6th Street, o

Coachella, CA O teléfono:

Us: +1 669 900 6833
ID del webinar: 845 4425 7915
Cadigo de acceso: 380084

Espafiol: El idioma espafiol esta disponible en Zoom seleccionado la opcién en la parte
de abajo de la pantalla

Los comentarios publicos se pueden recibir por correo electronico, por teléfono o por zoom con un limite de
250 palabras o tres minutos:

En vivo:

Si participa en vivo a traves de zoom o teléfono, durante el periodo de comentarios publicos, use la
funcidn "levantar la mano" en su computadora, o cuando use un teléfono, los participantes pueden
levantar la mano presionando *9 en el teclado.

Por escrito:

Los comentarios escritos pueden enviarse a la comision electrénicamente por correo electrénico a
kreif@coachella.org. Se requiere la transmision antes del inicio de la reunion. Todos los comentarios escritos
recibidos seran enviados a la comision e ingresados en el registro.

SILO DESEA, PUEDE DEJAR UN MENSAJE EN EL (760) 398-3102, EXTENSION 122, ANTES DE LAS
5:30 P.M. DEL DIA DE LA REUNION


http://www.coachella.org/
https://us02web.zoom.us/j/84544257915?pwd=VTdHWitpYVdOUk1NQW8vZ1pqUm0zQT09
https://us02web.zoom.us/j/84544257915?pwd=VTdHWitpYVdOUk1NQW8vZ1pqUm0zQT09
mailto:kreif@coachella.org.

LLAMADO AL ORDEN:

JURAMENTO A LA BANDERA:

PASE DE LISTA:

ROTACION DE PRESIDENTE Y VICEPRESIDENTE:

APROBACION DE LA

AGENDA:

“En este momento, la Comisién puede anunciar cualquier punto que esta siendo retirado de la agenda o
continuado a otra fecha o solicitar el traslado de un punto de la agenda”.

APROBACION DE LAS ACTAS:

1. Borrador de las Actas de la Comision de Planificacion - 06 de Mayo de 2026.

COMUNICACIONES ESCRITAS:

COMENTARIOS DEL PUBLICO (PUNTOS QUE NO ESTAN EN LA AGENDA):

“El publico puede dirigirse a la Comision sobre cualquier tema de interés para el publico que no esté en la
agenda, pero que esté dentro de la jurisdiccidn de la materia de la misma. Por favor limite sus comentarios a
tres (3) minutos”.

INFORMES Y SOLICITUDES:

SESION DE ESTUDIO

PUNTOS QUE NO SON DE AUDIENCIA:
CALENDARIO DE AUDIENCIAS PUBLICAS (CUASI-JUDICIAL):

2. Una Audiencia Publica para considerar la Resolucion No. PC2026-10, la Resolucion No.
PC2026-11, la Resolucion No. PC2026-12 y la Resolucion No. PC2026-13 de la Comision de
Planeacion de la Ciudad de Coachella para: (1) la recomendacion de aprobacion condicional del
Mapa Tentativo de Tracto No. 38943 con fines de condominio para permitir la venta de unidades
de almacenamiento individuales; (2) la aprobacion condicional del Permiso de Uso Condicional
No. 379 para el uso propuesto de mini bodegas y almacenamiento de vehiculos recreativos (RV);
(3) la aprobacion condicional de la Revision Arquitectonica No. 24-05 para la construccion de
una oficina tipo casa club, nueve edificios de almacenamiento y un espacio industrial en
arrendamiento; y (4) la adopcion de un Estudio Inicial/Declaracion Negativa Mitigada con un
Programa de Monitoreo y Reporte de Mitigacion (MMRP) (SCH# 2026010502) de conformidad
con la Ley de Calidad Ambiental de California (CEQA). Solicitante: Steve Myers, Coachella
Vault LLC.

3. Una audiencia publica para considerar Resolucion No. PC2026-15 para la aprobacion
condicional de la Revision de Arquitectura No. 24-17 para la remodelacion de un edificio
comercial de dos pisos ubicado en 1694 6th Street (APN: 778-100-001), y determinando que el
proyecto propuesto esta categoricamente exento conforme a las directrices de la Ley de Calidad
Ambiental de California (CEQA), Seccion 15301 (Clase 1 Instalaciones Existentes).
Solicitante: Nick Meza



INFORMATIVO:

SE SUSPENDE LA SESION:

Los paquetes completos de la agenda estan disponibles para inspeccion publica en el
Departamento de Servicios de Desarrollo en 53-990 Enterprise Way, Coachella, California, y
en el sitio web de la ciudad www.coachella.org.

ESTAREUNION ES ACCESIBLE PARA PERSONAS CON DISCAPACIDADES


http://www.coachella.org/

City Council Chamber
1515 6 Street, Coachella, California
(760) 398-3502 ¢ www.coachella.org

MINUTES

OF A REGULAR MEETING
OF THE

CiTY OF COACHELLA
PLANNING COMMISSION

May 6, 2026
6:00 PM
CALL To ORDER: 6:04 P.M.
PLEDGE OF ALLEGIANCE:
Commissioner Ordorica.
RoLL CALL:
Commissioners Present: X __ Chairperson Lara
X __Vice Chairperson Torres
X __ Commissioner Fonseca
X __ Commissioner Ordorica
Commissioner Murillo
Staff Present: *Kendra Reif, Community Development Director.
*Lizzandro Diaz, Building Official.
*Anahi Fernandez, Management Analyst.
*Jason Stevens, Information Technology Manager.
*Jesus Medina, Information Technology Tech.
* Nicole Criste, City of Coachella Planning Consultant.
APPROVAL OF AGENDA:

“At this time the Commission may announce any items being pulled from the agenda or continued to another
date or request the moving of an item on the agenda.”

MOTION MOVED BY VICE CHAIRPERSON TORRES SECONDED BY COMMISSIONER ORDORICA
TO APPROVE THE AGENDA.

Approved by the following roll call vote:

AYES: Commissioner Ordorica, Commissioner Fonseca, Vice Chairperson Torres, Chairperson Lara.
NOES: None

ABSTAIN: None

ABSENT: Commissioner Murillo.


http://www.coachella.org/

APPROVAL OF THE MINUTES:

1. Planning Commission Meeting Minutes March 18, 2026.

MOTION MOVED BY COMMISSIONER ORDORICA SECONDED BY CHAIRPERSON LARATO
APPROVE THE MINUTES.

Approved by the following roll call vote:

AYES: Commissioner Ordorica, Commissioner Fonseca, Vice Chairperson Torres, Chairperson Lara.
NOES: None

ABSTAIN: None

ABSENT: Commissioner Murillo.

WRITTEN COMMUNICATIONS:

WRITTEN COMMENT LETTERS WERE RECEIVED FOR AGENDA ITEM NO. 4. THOSE COMMENT
LETTERS HAVE BEEN DISTRIBUTED TO THE PLANNING COMMISSIONERS AND COPIES WERE
MADE AVAILABLE FOR THE PUBLIC AT THE MEETING.

PUBLIC COMMENTS (NON-AGENDA ITEMS):

“The public may address the Commission on any item of interest to the public that is not on the agenda, but is
within the subject matter jurisdiction thereof. Please limit your comments to three (3) minutes.”

Public Comments Opened at 6:07 PM by Chairperson Lara.

James Rodriguez, Coachella Resident, requested a moratorium on all discretionary land use approvals
until a CPA-led audit of the DIF ledger is completed and released to the public. He also discussed the
Data Center Campus and the City’s proposed electrical utility. He stated he will have comments on the
other agenda items.

Joann Lamas, Coachella Valley Resident, spoke in opposition to the proposed data center project.
Public Comments Closed at 6:11 PM by Chairperson Lara.

REPORTS AND REQUESTS:

NON-HEARING ITEMS:

PUBLIC HEARING CALENDAR (QUASI-JUDICIAL):

2. A Public Hearing to Consider Resolution No. PC 2026-14 of the Planning Commission of the City of
Coachella: Request for conditional approval of the Conditional Use Permit application for the
construction of an 85-foot-high wireless communication facility designed as a mono-palm on a 2,500
square foot leased space located at 49640 Oates Lane (APN 603-300-013). The proposed project
includes a waiver request for the design and/or other requirements and restrictions set forth in Section
17.86.090 of the Coachella Municipal Code, and determining that the proposed project is exempt from
the California Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Section 15303 — New



Construction or Conversation of Small Structures and 15332, In-fill Development. Applicant: APC
Towers, David Elliott, Eukon Group.

Anahi Fernandez, Management Analyst, gave a brief presentation for the item. A copy of the presentation is on
file with the Planning Division. After the completion of Anahi Fernandez’s presentation, the applicant, David
Elliott from the Eukon Group, was given the opportunity to speak and he stated he had nothing more to add at

this time.

Public Comments Opened at 6:18 PM by Chairperson Lara.
James Rodriguez, Coachella Resident, provided public comment.
Public Comments Closed at 6:21 PM by Chairperson Lara.

IT WAS MOVED BY COMMISSIONER ORDORICA AND SECOND BY VICE CHAIRPERSON TO
APPROVE RESOLUTION NO. PC 2026-14, CONDITIONALLY APPROVING THE CONDITIONAL USE
PERMIT APPLICATION FOR THE CONSTRUCTION OF AN 85-FOOT-HIGH WIRELESS
COMMUNICATION FACILITY DESIGNED AS A MONO-PALM ON A 2,500 SQUARE-FOOT LEASED
SPACE LOCATED AT 49640 OATES LANE (APN 603-300-013). ADDITIONALLY, A REQUEST WAS
MADE FOR AN UPDATE ON CELL TOWERS AND WIRELESS COMMUNICATION FACILITIES
WITHIN THE CITY OF COACHELLA.

Approved by the following roll call vote:

AYES: Commissioner Ordorica, Commissioner Fonseca, Vice Chairperson Torres, Chairperson Lara.
NOES: None.

ABSTAIN: None

ABSENT: Commissioner Murillo.

3. A Public Hearing to Consider Resolution No. PC 2026-16 of the Planning Commission of the City of
Coachella: Request for Conditional Approval of Conditional Use Permit No. 401 to allow liquor sales
(ABC Type 40, On Sale Beer) within an existing 1,625 square-foot commercial suite located at 49915
Cesar Chavez Street (APN 603-281-044); and determining that the proposed project is categorically
exempt from California Environmental Quality Act (CEQA) review pursuant to State CEQA Guidelines
Section 15301 (Existing Facilities). Applicant: Salvador Islas

Anahi Fernandez, Management Analyst, gave a brief presentation for the item. A copy of the presentation is on
file with the Planning Division.

Public Comments Opened at 6:34 PM by Chairperson Lara.
James Rodriguez, Coachella Resident, provided public comment.
Public Comments Closed at 6:40 PM by Chairperson Lara.

IT WAS MOVED BY COMMISSIONER ORDORICA AND SECONDED BY VICE CHAIR TORRES TO
APPROVE CONDITIONAL USE PERMIT NO. 401 TO ALLOW LIQUOR SALES (ABC TYPE 40, ON SALE
BEER) WITHIN AN EXISTING 1,625 SQUARE-FOOT COMMERCIAL SUITE LOCATED AT 49915 CESAR

CHAVEZ STREET (APN 603-281-044).



Approved by the following roll call vote:

AYES: Commissioner Ordorica, Commissioner Fonseca, Vice Chairperson Torres, Chairperson Lara.
NOES: None.

ABSTAIN: None

ABSENT: Commissioner Murillo.

4. A Public Hearing to Consider Resolution No. PC 2026-09 of the Planning Commission of the City of
Coachella: Request for Planning Commission recommendation of approval to the City Council of Change
of Zone, CZ 20-01, from MH to MS and CG; and conditional approval of Tentative Parcel Map 39721;
CUP 324 to allow commercial cannabis uses; CUP 325 to allow drive through restaurant; CUP 326 to
allow service station and mini-mart; AR 20-04 to approve site design, architecture and signage (billboard)
and DA 25-02 to approve a Development Agreement, for 43+ acres of land located at the northwest corner
of Airport Boulevard and SR 86 (APNs 763-330- 013, 763-330-018, and 763-330-029), and
recommending certification of the Coachella Airport Business Park Development Environmental Impact
Report (SCH No. 2023040106), including Findings and a Statement of Overriding Considerations, in
conformance with the California Environmental Quality Act. Applicant: Empire Airport LLC.

Nicole Criste, Consulting Planner with city, gave a presentation for the item. A copy of the
presentation is on file with the Planning Division.

Chris Fahey, with the Haagen Company, provided applicant comments.

Public Comments Opened at 7:06 PM by Chairperson Lara.

James Rodriguez, Coachella Resident, provided public comment.

Louie Lopez, business agent for the Iron workers Local 433, provided public comment.

Amy Smith, representative of the California allied for a responsible economy, known as Care California
provided public comment.

John Sissly, representing the union plumbers, provided public comment.
Joan Lamas, Coachella Valley Resident, provided public comment.
Aiden Marshall, speaking on behalf of Care California, provided public comment.

Haley Uno, Law Clerk from Lozeau Drury on behalf of supporter’s alliance for environmental
responsibility or SAFER, provided public comment.

Nicole Criste, City of Coachella Planning Consultant, answered questions and provided clarifications.
James Vaughn, land use counsel for the project applicant, provided comments on behalf of the applicant.
Public Comments Closed at 7:32 PM by Chairperson Lara.

Nicole Criste, City of Coachella Planning Consultant, spoke of the improvements that are required as
part of the Conditions of Approval for the project

Public Comments Re-Opened at 7:56 PM by Chairperson Lara.



Chris Fahey, with Haagen Company, provided comments on behalf of the applicant.
Louie Lopez, business agent for the Iron workers Local 433, provided public comment.
Joan Lamas, Coachella Valley Resident, provided public comment.

Public Comments Closed at 8:05 PM by Chairperson Lara.

IT WAS MOVED BY COMMISSIONER FONSECA, TO CONTINUE THE ITEM TO PROVIDE TIME TO
STAFF AND THE APPLICANT TO DEFINE HOW THE PROJECT WILL BENEFIT THE COMMUNITY AND
HOW THE APPLICANT WILL WORK WITH THE COMMUNITY AND LABOR UNIONS AND TO GO TO
THE COMMUNITIES AND CONSULT WITH THE RESIDENTS TO MAKE THEM FEEL SEEN THERE WAS
NO SECOND MOTION, MOTION FAILS

IT WAS MOVED BY CHAIRPERSON LARA AND SECONDED BY COMMISSIONER ORDORICA TO
RECOMMEND THE PROJECT FOR APPROVAL TO THE CITY COUNCIL AND THAT FURTHER
DISCUSSION ABOUT LABOR UNIONS AND COMMUNITY OUTREACH WAS AT THE CITY COUNCIL’S
DISCRETION.

Approved by the following roll call vote:

AYES: Chairperson Lara, Vice Chairperson Torres, Commissioner Ordorica.
NOES: Commissioner Fonseca,

ABSTAIN: None

ABSENT: Commissioner Murillo.

INFORMATIONAL:

* Town Hall meeting to discuss the Data Center it will be held on May 11, 2026 at the Boys & Girls.

ADJOURNMENT: 8:21 P.M.

RESPECTFULLY SUBMITTED BY,

KENDRA REIF

PLANNING COMMISSION SECRETARY

Complete Agenda Packets are available for public inspection in the
Development Services Department at 53-990 Enterprise Way, Coachella, California, and on the
City’s website Www.coachella.org.



http://www.coachella.org/

STAFF REPORT

5/20/2026
To: Planning Commission Chair and Commissioners
FROM: Kendra Reif, Community Development Director

Adrian Moreno, Associate Planner

SUBJECT: A Public Hearing to Consider Resolution No. PC2026-10, Resolution No.
PC2026-11, Resolution No. PC2026-12 and Resolution No. PC2026-13 of the
Planning Commission of the City of Coachella for: (1) the recommendation of
conditional approval of Tentative Tract Map No. 38943 for condominium
purposes to allow the sale of individual storage units; (2) conditional approval of
Conditional Use Permit No. 379 for the proposed mini storage and RV storage
use, (3) conditional approval of Architectural Review No. 24-05 for the
construction of an office clubhouse, nine storage buildings, and an industrial
lease space; (4) adoption of an Initial Study/ Mitigated Negative Declaration with
a Mitigation Monitoring and Reporting Program (MMRP) (SCH# 2026010502)
pursuant to the California Environmental Quality Act (CEQA). Applicant: Steve
Myers, Coachella Vault LLC

STAFF RECOMMENDATION

Staff recommends that the Planning Commission open the public
hearing, receive public testimony, and conditionally approve (1) the
recommendation of conditional approval of Tentative Tract Map No.
38943 for condominium purposes to allow the sale of individual
storage units; (2) conditional approval of Conditional Use Permit No. Site
379 for the proposed mini storage and RV storage use, (3) conditional

Avenue 48

approval of Architectural Review No. 24-05 for an office clubhouse, I_
nine storage buildings, and an industrial lease space; (4) conditional 3

approval of Environmental Assessment No. 24-01 for the adoption of s

an Initial Study/ Mitigated Negative Declaration with a Mitigation g

Monitoring and Reporting Program (MMRP) for the Coachella Vault A
project located on an approximately 11 acre parcel at APN: 603-290-
005 pursuant to CEQA.

Figure 1 -Vicinity Map

EXECUTIVE SUMMARY:

80237.00007\45004781.2
80237.00007\45004781.2



The applicant, Steve Myers on behalf of Coachella Vault, LLC., requests that the Planning
Commission recommend conditional approval to the City Council of:

e TTM No. 38943 for condominium purposes to allow the sale of individual storage units.

The applicant, Steve Myers on behalf of Coachella Vault, LLC., requests that the Planning
Commission recommend conditional approval of:

e CUP No. 379 for the proposed mini storage use and RV storage use allowable as a conditional
use under Section 17.34.020(C)(1) of the Coachella Municipal Code for the M-W Wrecking
Yard zone.

e AR No. 24-05 for the proposed construction of an office clubhouse, nine storage buildings,
and an industrial lease space.

e EA No. 24-01 which was prepared to address the direct, indirect, and cumulative
environmental effects of the proposed Coachella Vault project on an approximately 11-acre
site located east of Harrison Street and 1,300 feet south of Avenue 48 (APN: 603-290-005).

.

gl 4 . projectSite

R, 4

Figure 2 - Vicinity Map

BACKGROUND:

80237.00007\45004781.2 2
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On March 4, 2024, applicant Steve Myers on behalf of Coachella Vault, LLC., submitted an
application for a Tentative Tract Map, Conditional Use Permit, Architectural Review, and
Environmental Assessment for the Coachella Vault project located on an approximately 11-acre
parcel at APN: 603-290-005.

The 11-acre property is currently vacant and undeveloped. At buildout, the project will consist of
an office/clubhouse, nine storage buildings, and an industrial lease space. The office/clubhouse
will be two stories and 3,970 square feet (1,230 square feet first floor, 2,740 square feet second
floor). The industrial space for lease will be 3,140 square feet. The storage buildings will range in
size between 17,750 square feet and 34,650 square feet each, for a total building area of 225,230
square feet of storage space. In addition to the proposed buildings, development of the site would
also include landscaping, street improvements, drive aisles, and parking. Access to the project will
be provided from two entry points on Harrison Street. The project proposes a total of 272 parking
spaces (3 ADA spaces, 64 surface parking spaces, and 205 spaces within the storage units).The
project will also develop roof-top solar panels and associated electrical equipment (batteries and
generator) to support the solar facilities.

‘ PHASE 1 PHASE PHASE 3

HARRISON ST.

Figure 3 - Site Plan Coachella Vault

Table 1

General Plan, Zoning, and Surrounding Existing Uses

General Plan Zoning Surrounding Existing Uses

Site: Industrial District (M-W) Wrecking Yard Vacant Lot

North: Industrial District (M-W) Wrecking Yard Duran’s Lock and Key
Locksmith

South: Industrial District (M-S) Manufacturing Agricultural Date Palms

Service
East: Suburban Suburban Neighborhood Vacant Lot
Neighborhood (Tribal (Tribal Land)
Land)

80237.00007\45004781.2 3
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West: Industrial District (M-W) Wrecking Yard Desert Truck and Auto
Parts and ABC Towing

LANDSCAPE DESIGN:

The preliminary landscape plan for the Coachella Vault project addresses the landscaping along
Harrison Street, project entries, and the overall interior landscape areas for the project.

The project entry includes an approximately 15-foot landscape area between the sidewalk and
parking areas. The front landscape area includes date palms, an assortment of shrubs that include
‘weber agave’ and ‘new gold lantana’, and include % crushed rock groundcover. The project
interior landscaping includes a minimum of %” crush rock in all landscape areas, an assortment of
shade trees, and shrubs.

Harrison

Figure 4 - Harrison Street Entry Landscaping

80237.00007\45004781.2 4
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Trees

Shrubs

Accents

WALL AND FENCE PLAN:

Figure 5 - Landscape List

A copy of the proposed wall and fence plan is illustrated in Figure 6 below. A ten-foot tilt-up
concrete wall will be constructed along the perimeter of the property. The majority of the project

perimeter will be screened by the rear wall of the proposed storage buildings.

SCREEN WALL SECTION

MONUMENT SIGN

TLT-UP CONC. SCREEN
WALL PAINTED, SW3166 ——
DRIFT OF MIST =

CAST IN REVEAL JOINTS ——____

= T & THICK REINFORCED CONC.
TILT-UP PANEL

SCREEN WALL TYPICAL ELEVATION

Figure 6 - Perimeter Wall

TILT-UP SCREEN WALL 0
SCALE 1/2° = -0 .
T

o B 4 8T

The project proposes a 6-foot height and12-foot-wide monument sign that includes deep reverse
channel letters on a Corten steel background element. The sign face is 35 sq. ft. The base of the
monument sign provides a concrete base & vertical return with board foam pattern that is
compatible with the building architecture of the site. The monument sign is visible from the public
right-of-way. The size of the sign monument meets the size requirements of the Signage Ordinance
Chapter 17.56, as the size of the sign is less than 10 square feet per acre and is less than 6 feet in
height. The sign provides channel letters as requested by staff, and provides a design that include

80237.00007\45004781.2
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Corten Steel and concrete design that incorporates the design and materials accenting the
architectural them of the main building as required by the Signage Ordinance.

SICHAGE. AREA SIGNACE AREA
5 5F EA SIDE

35 & EASIDE \
7 1/2° H X 4" DEEP.
REVERSE CHANNEL LETTERS —__
e /— I SATIN ALLAINM . 5 _

| ‘\ COACHELLA | __7_E‘:§g:35235%£~17_7_7_7_‘\\@©A@HELLA | ‘| | “H‘H

: VAULT ; ! Hl—‘h;am;earff:ﬁ—-:WAULT !|‘!| !‘H

S I I e I S il
,L i "I, - L ’Il. 7 ql, =€ L

NORTH ELEVATION WEST ELEVATION SOUTH ELEVATION EAST ELEVATION

Figure 7 - Monument Sign

ARCHITECTURE:

The building elevations on Harrison Street include a stucco design with expansion joints that
provide horizontal articulation, and a tilt-up concrete wall design that provides vertical articulation.
Red-toned steel overhangs are an additional architectural feature, enhancing the building’s visual
interest. The building features a color palette composed of white, gray, and red tones. The interior
storage buildings continue the architectural design by providing a white wilt-up concrete wall
panel design with red-tone steel overhangs. As required by the conditions of approval for the
project, the trash enclosure shall be designed to be compatible with the main building architecture.

Figure 8 - Building A and Building B West Elevation (visible from‘Harrison Street)

80237.00007\45004781.2 6
80237.00007\45004781.2



Figure 9 - Store Building Elevations

CONSISTENCY WITH GENERAL PLAN

The project site is within the Industrial District land use designation. Industrial District are
intended to accommodate a range of light and heavy commercial and industrial businesses that
provide employment and generate more noise, light, odors or truck traffic than would be
appropriate in the Urban Employment District.

Coachella’s Industrial District is characterized by larger blocks, lots and buildings that would be
incompatible with the scale and character of Coachella’s neighborhoods and centers. This District
accommodates higher concentrations of heavy business activity. Nonetheless, the streetscapes of
this District are well landscaped and include good quality pedestrian and bicycle routes so
employees and visitors may conveniently arrive by bicycle or transit, while safely and comfortably
walk to restaurants and service businesses in the course of their workday.

Allowed land uses include industrial and research and development uses, with support retail and
office uses. The project proposes recreational vehicle storage, mini-storage, and office uses that
are consistent with the allowed land uses within the Industrial District.

The project is within Subarea 10 — North Employment District of the 2035 Coachella General Plan.
While much of this area is under tribal governance and subject to their land use and development
decisions, the North Employment District is intended to become an employment center with
industrial and, to a lesser degree, office jobs and residential uses. The North Employment district
allows for a mixture of office and light fabrication in a block structure and building fabric
compatible with a mixture of urban commercial and residential uses, becoming a jobs center that
hosts a wide variety of employment opportunities. Limited residential uses could be near the
Whitewater River on the east and multi-family residential is also found on the south of the area, in
a mixed-use configuration that supports the Downtown Expansion Subarea with nearby residents.
The project proposes recreational vehicle storage, mini-storage, and office uses that are consistent
with the employment center with industrial and office uses envisioned by Subarea 10 — North
Employment District.

CONSISTENCY WITH ZONING

The project site is currently zoned Wrecking Yard (M-W) which implements the Industrial District
land use designation of the General Plan. The M-W zone allows for those conditional uses allowed
by Section 17.32.020(C) of the M-H (Heavy Industrial) zone. Those conditional use allowed in
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the M-H zone include “recreational vehicle storage such that standalone uses shall not exceed
fifteen (15) percent of the M-H Zone”, and “all conditional uses permitted by Section 17.30.020
of the M-S (Manufacturing Service) zone”. In the M-S zone, “mini-storage warehouse” is allowed
as a conditional use. At the time of writing of this staff report, there are no recreational vehicle
storage uses currently in use or approved in the M-H zone. The proposed recreational vehicle
storage use proposed by this project would not be in conflict with the 15 percent maximum
requirement for recreational vehicle storage uses. For these reasons, recreational vehicle storage
and mini-storage uses are allowed land uses subject to a conditional use permit in the M-W
Wrecking Yard zone. Coachella’s Industrial District is characterized by larger blocks, lots and
buildings that would be incompatible with the scale and character of Coachella’s neighborhoods
and centers. This District accommodates higher concentrations of heavy business activity.
Nonetheless, the streetscapes of this District are well landscaped and include good quality
pedestrian and bicycle routes so employees and visitors may conveniently arrive by bicycle or
transit, while safely and comfortably walk to restaurants and service businesses in the course of
their workday.

PROPOSED FINDINGS:

Tentative Map

Pursuant to Coachella Municipal Guidelines Chapter 16.12, Tentative Map, subject to the
provisions of this chapter, the Planning Commission must make the following findings for the
recommendation of Tentative Map approval to the City Council:

The Planning Commission shall recommend denial of a tentative map, as required by the
Subdivision Map Act, if it makes the following findings:

1. That the proposed map is not consistent with applicable general and specific plans;

The location of the project site has a General Plan land use designation of Industrial District
which permits the development of industrial and research and development uses. The proposed
tentative tract map does not subdivide the property, and instead is for condominium purposes to
allow the sale of individual storage units. The development intensity allowed under the Industrial
District is a floor-area-ratio of 0.1 to 2.0. The proposed development includes a total building
area of 232,490 SF on an 11-acre parcel, which provides a development intensity consistent with
the floor-area-ratio development intensity allowed under the Industrial District. The residential
development intensity is classified as non-applicable under the Industrial District. The proposed
project does not propose any residential units as part of this project. For the foregoing reasons,
the Tentative Map is consistent with the General Plan and is not inconsistent with any element of
its General Plan designation.

2. That the design or improvement of the proposed subdivision is not consistent with
applicable general and specific plans;

The location of the project site has a General Plan land use designation of Industrial District which
permits the development of industrial and research and development uses. The development
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intensity allowed under the Industrial District is a floor-area-ratio of 0.1 to 2.0. The proposed
development includes a total building area of 232,490 SF on an 11-acre parcel, which provides a
development intensity consistent with the floor-area-ratio development intensity allowed under the
Industrial District. The residential development intensity is classified as non-applicable under the
Industrial District. The proposed project does not propose any residential units as part of this
project. The proposed project provides two vehicular access points on Harrison Street and would
provide access to the project that has been determined suitable by the City Engineer/ Public Works
Director and the Riverside County Office of the Fire Marshal. The proposed project is not within
an existing or proposed specific plan boundary. For the foregoing reasons, the design or
improvement of the proposed Tentative Map is consistent with the applicable general and specific
plans.

3. That the site is not physically suitable for the type of development;

The location of the project site has a General Plan land use designation of Industrial District which
permits the development of industrial and research and development uses. The development
intensity allowed under the Industrial District is a floor-area-ratio of 0.1 to 2.0. The proposed
development includes a total building area of 232,490 SF on an 11-acre parcel, which provides a
development intensity consistent with the floor-area-ratio development intensity allowed under the
Industrial District. The residential development intensity is classified as non-applicable under the
Industrial District. The proposed project does not propose any residential units as part of this
project. The proposed project provides two vehicular access points on Harrison Street and would
provide access to the project that has been determined suitable by the City Engineer/ Public Works
Director and the Riverside County Office of the Fire Marshal. Infrastructure to serve the proposed
parcels have been assessed and determined to be available from the water and electrical utilities.
Furthermore, the site has no topographical constraints and the proposed uses are consistent with
that has been analyzed in the General Plan, and the Coachella Municipal Code. Therefore, it can
be determined that the proposed subdivision is physically suitable for the site.

4. That the site is not physically suitable for the proposed density of development;

The location of the project site has a General Plan land use designation of Industrial District which
permits the development of industrial and research and development uses. The development
intensity allowed under the Industrial District is a floor-area-ratio of 0.1 to 2.0. The proposed
development includes a total building area of 232,490 SF on an 11-acre parcel, which provides a
development intensity consistent with the floor-area-ratio development intensity allowed under the
Industrial District. The residential development intensity is classified as non-applicable under the
Industrial District. The proposed project does not propose any residential units as part of this
project. For the foregoing reasons, the design of the Tract Map is physically suitable for the
proposed density of development.

5. That the design of the subdivision or the proposed improvements are likely to cause
substantial environmental damage or substantially and unavoidably injure fish or wildlife
or their habitat;
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An Initial Study with Mitigated Negative Declaration (ISSMND) was completed to address the
potential impacts from the implementation of the project. The environmental analysis includes but
is not limited to the analysis of environmentally sensitive areas, potential impacts to natural
vegetation and significant trees, watercourses, historic buildings and places, and other features of
value to the community. The proposed project will develop currently vacant highly disturbed land
in east Coachella. The existing setting does not contain any significant trees, watercourses, or
historic buildings or places. The parcel has minimal natural vegetation, and what is there is
common to many vacant parcels within the City of Coachella and the greater Coachella Valley.
The scarce natural vegetation will be removed during the preliminary grading phase of the
development of the site, and the IS/MND found that with the adoption of mitigation measures, any
potential impact will be mitigated to have a less than significant impact. The MMRP includes
mitigation measures that ensure protection of environmentally sensitive land uses and species
within the project area. For the foregoing reasons, the design of the Tract Map is not likely to cause
substantial environmental damage or substantially and unavoidably injure fish or wildlife or their
habitat.

6. That the design of the subdivision or the type of improvements is likely to cause serious
public health problems; and

The location of the project site has a General Plan land use designation of Industrial District
which permits the development of industrial and research and development uses. The proposed
tentative map is consistent with the applicable general plan guidelines. The proposed map
consists of one parcel, and provides two vehicular access points on Harrison Street. The tentative
tract map is not inconsistent with the network and connectivity, and street design guidelines of
the Industrial District general plan land use designation. The adjacent properties to the north,
south, and west have a general plan designation of Industrial District, while the adjacent property
to the east has a general plan designation of Suburban Neighborhood. The conditions of approval
for the project will ensure that the project improvements are consistent with general plan
guidelines of the Industrial District. For this reason, the conditions of approval for the project
ensure the proposed tentative map will be developed in accordance with Industrial District
general plan guidelines, and will be compatible with the adjacent properties as envisioned by the
general plan. For the foregoing reasons, the design of the Tract Map or the type of improvements
is not likely to cause serious public health problems.

7. That the design of the subdivision or the type of improvements will conflict with
easements, acquired by the public at large, for access through or use of property within the
proposed subdivision. In this connection, the governing body may approve a map if it finds
that alternate easements, for access or for use, will be provided, and that these will be
substantially equivalent to ones previously acquired by the public.

As proposed, TTM No. 38943 will not conflict with any public easements acquired for access or
use by the public at large within the proposed Tract Map. The Riverside County Office of the Fire
Marshal and Engineering Department/Public Works Department have reviewed and approved the
access points to the site. Additional battery storage and generators will be developed with the
future buildings to accommodate the solar facilities. The project is intended to be 100 percent
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solar-operated. Although the project is designed to operate on solar power due to the current lack
of available Imperial Irrigation District (I11D) electrical capacity in the area, it will connect to the
11D electrical system once adequate capacity becomes available The Tract Map will not conflict
with easements for access through or use of property and as such, the Tract Map’s design is
confirmed to be in harmony with existing public easements.

Conclusion:

Staff concludes that the findings set forth in Government Code Section 66474 and Coachella
Municipal Code Chapter 17.14.030 can affirmatively be made for the proposed Tentative Tract
Map No. 38943. The proposed parcel subdivision is consistent with the City of Coachella
General Plan and the Coachella Municipal Code. The parcel subdivision will not conflict with
easements acquired by the public at large, for access through or use of property within the
proposed parcel subdivision, and it will not cause substantial environmental damage or
substantially avoidably injure fish, wildlife, or their habitat. The required conditions of approval
ensure the Project will not be detrimental to the public health, safety, or welfare, and the
conditions prevent material injury to properties or improvements in the vicinity.

Conditional Use Permit

Pursuant to Coachella Municipal Guidelines Chapter 17.74, Conditional Uses, subject to the
provisions of this chapter, the Planning Commission must make the following findings for
Conditional Use Permit approval:

1. The proposed use will not be in conflict with, but will be in harmony with and in
accordance with the objectives of the general plan.

The location of the project site has a General Plan land use designation of Industrial District
which permits the development of industrial and research and development uses. The proposed
mini storage and RV storage use for the proposed Coachella Vault project is consistent with the
allowed land uses in the Industrial District general plan designation. The development intensity
allowed under the Industrial District is a floor-area-ratio of 0.1 to 2.0. The proposed development
includes a total building area of 232,490 SF on an 11-acre parcel, which provides a development
intensity consistent with the floor-area-ratio development intensity allowed under the Industrial
District. The residential development intensity is classified as non-applicable under the Industrial
District. The proposed project does not propose any residential units as part of this project. For
the foregoing reasons, the proposed mini storage and RV storage use for the Coachella Vault
project is consistent with the objectives of the General Plan.
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2. The proposed use will be located, designed, constructed, operated and maintained so as
to be compatible with the existing or intended character of the general vicinity and shall
not change the essential character of the same area.

The location of the project site has a General Plan land use designation of Industrial District
which permits the development of industrial and research and development uses. The
development intensity allowed under the Industrial District is a floor-area-ratio of 0.1 to 2.0. The
proposed development includes a total building area of 232,490 SF on an 11-acre parcel, which
provides a development intensity consistent with the floor-area-ratio development intensity
allowed under the Industrial District. The residential development intensity is classified as non-
applicable under the Industrial District. The proposed project does not propose any residential
units as part of this project. The proposed project provides two vehicular access points on
Harrison Street and would provide access to the project that has been determined suitable by the
City Engineer/ Public Works Director and the Riverside County Office of the Fire Marshal. The
northern, western and southern adjacent properties have land uses of Industrial District, and the
eastern land use has a Suburban Neighborhood land use designation. The proposed mini storage
and RV storage use is consistent with the allowed land uses within the Industrial District general
plan designation, and is compatible with the adjacent land uses in accordance with the City of
Coachella General Plan. For the foregoing reasons, the proposed mini storage and RV storage
use for the Coachella VVault project will be located, designed, constructed, operated and
maintained so as to be compatible with the existing or intended character of the general vicinity
and shall not change the essential character of the same area.

3. Consideration is to be given to harmony in scale, bulk, coverage and density, to the
availability of public facilities and utilities, to harmful effect, if any, upon desirable
neighborhood character, to the generation of traffic and the capacity of surrounding
streets, and to any other relevant impact of the development.

The location of the project site has a General Plan land use designation of Industrial District
which permits the development of industrial and research and development uses. The
development intensity allowed under the Industrial District is a floor-area-ratio of 0.1 to 2.0. The
proposed development includes a total building area of 232,490 SF on an 11-acre parcel, which
provides a development intensity consistent with the floor-area-ratio development intensity
allowed under the Industrial District. The residential development intensity is classified as non-
applicable under the Industrial District. The proposed project does not propose any residential
units as part of this project. The proposed project provides two vehicular access points on
Harrison Street and would provide access to the project that has been determined suitable by the
City Engineer/ Public Works Director and the Riverside County Office of the Fire Marshal.
Infrastructure to serve the proposed parcels have been assessed and determined to be available
from the water and electrical utilities. Furthermore, the site has no topographical constraints and
the proposed uses are consistent with that has been analyzed in the General Plan and the
Coachella Municipal Code. For the foregoing reasons, the proposed mini storage and RV storage
use for the Coachella VVault project will in harmony in scale, bulk, coverage and density, to the
availability of public facilities and utilities, to harmful effect, if any, upon desirable
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neighborhood character, to the generation of traffic and the capacity of surrounding streets, and
to any other relevant impact of the development.

4. Where the proposed use may be potentially hazardous or disturbing to existing or
reasonably expected neighboring uses, it must be justified by the common public interest as
a benefit to the community as a whole.

The intent and purpose of the Industrial District designation, as described in the City of
Coachella General Plan, is to accommodates a range of light and heavy commercial and
industrial businesses that provide employment and generate more noise, light, odors or truck
traffic than would be appropriate in the Urban Employment District. The project proposes a mini
storage use and RV storage use that includes the construction of an office clubhouse, nine
storage buildings, and an industrial lease space. In addition to the proposed buildings,
development of the site would also include landscaping, street improvements, drive aisles, and
parking. The project will also develop roof-top solar panels and associated electrical equipment
(batteries and generator) to support the solar facilities. An Initial Study with Mitigated Negative
Declaration (ISMND) was completed to address the potential impacts from the implementation
of the project. The environmental analysis includes but is not limited to the analysis of
environmentally sensitive areas, potential impacts to natural vegetation and significant trees,
watercourses, historic buildings and places, and other features of value to the community. The
proposed project will develop currently vacant highly disturbed land in east Coachella. The
existing setting does not contain any significant trees, watercourses, or historic buildings or
places. The parcel has minimal natural vegetation, and what is there is common to many vacant
parcels within the City of Coachella and the greater Coachella Valley. The scarce natural
vegetation will be removed during the preliminary grading phase of the development of the site,
and the IS/MND found that with the adoption of mitigation measures, any potential impact will
be mitigated to have a less than significant impact. The MMRP includes mitigation measures that
ensure protection of environmentally sensitive land uses and species within the project area. For
the foregoing reasons, the proposed use is not found to be potentially hazardous or disturbing to
existing or reasonably expected neighboring uses.

5. The proposed use will include vehicular approaches to the property designed for
reasonable minimal interference with traffic on surrounding public streets or roads.

The location of the project site has a General Plan land use designation of Industrial District
which permits the development of industrial and research and development uses. The
development intensity allowed under the Industrial District is a floor-area-ratio of 0.1 to 2.0. The
proposed development includes a total building area of 232,490 SF on an 11-acre parcel, which
provides a development intensity consistent with the floor-area-ratio development intensity
allowed under the Industrial District. The residential development intensity is classified as non-
applicable under the Industrial District. The proposed project does not propose any residential
units as part of this project. The proposed project provides two vehicular access points on
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Harrison Street and would provide access to the project that has been determined suitable by the
City Engineer/ Public Works Director and the Riverside County Office of the Fire Marshal.
Infrastructure to serve the proposed parcels have been assessed and determined to be available
from the water and electrical utilities. Furthermore, the site has no topographical constraints and
the proposed uses are consistent with that has been analyzed in the General Plan and the
Coachella Municipal Code. For the foregoing reasons, the proposed mini storage and RV storage
use for the Coachella Vault project will include vehicular approaches to the property designed
for reasonable minimal interference with traffic on surrounding public streets or roads.

Conclusion:

Staff concludes that the findings set forth in Coachella Municipal Code Chapter 17.74.020 can
affirmatively be made for the proposed Conditional Use Permit No. 379 for the proposed mini
storage and RV storage use for the Coachella VVault project. The proposed Coachella Vault
Project is consistent with the City of Coachella General Plan and the Coachella Municipal Code.
The Coachella VVault Project will be compatible with the existing or intended character of the
general vicinity and shall not change the essential character of the same area, and consideration
was given to the potential impacts of the development. It is determined that the project is
justified by the common public interest as a benefit to the community as a whole. The proposed
use will include vehicular approaches to the property designed for reasonable minimal
interference with traffic on surrounding public streets or roads. The required conditions of
approval ensure the Project will not be detrimental to the public health, safety, or welfare, and
the conditions prevent material injury to properties or improvements in the vicinity.

Architectural Review

Pursuant to Coachella Municipal Guidelines Chapter 17.72, Architectural Review, subject to the
provisions of this chapter, the Planning Commission must make the following findings for
Architectural Review approval:

1. The proposed project is consistent with the general plan.

The location of the project site has a General Plan land use designation of Industrial District which
permits the development of industrial and research and development uses. The proposed mini
storage and RV storage use for the proposed Coachella VVault project is consistent with the allowed
land uses in the Industrial District general plan designation. The project proposes the construction
of an office clubhouse, nine storage buildings, and an industrial lease space for the Coachella VVault
Project. The development intensity allowed under the Industrial District is a floor-area-ratio of 0.1
to 2.0. The proposed development includes a total building area of 232,490 SF on an 11-acre
parcel, which provides a development intensity consistent with the floor-area-ratio development
intensity allowed under the Industrial District. The residential development intensity is classified
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as non-applicable under the Industrial District. The proposed project does not propose any
residential units as part of this project. For the foregoing reasons, the proposed mini storage and
RV storage use and proposed construction for the Coachella Vault project is consistent with the
objectives of the General Plan.

2. The proposed project complies with zoning regulations.

The location of the project site has a General Plan land use designation of Industrial District which
permits the development of industrial and research and development uses. The project site is
currently zoned Wrecking Yard (M-W) which implements the Industrial District land use
designation of the General Plan. The M-W zone allows for those conditional uses allowed by
Section 17.32.020(C) of the M-H (Heavy Industrial) zone. Those conditional use allowed in the
M-H zone include “recreational vehicle storage such that standalone uses shall not exceed fifteen
(15) percent of the M-H Zone”, and “all conditional uses permitted by Section 17.30.020 of the
M-S (Manufacturing Service) zone”. In the M-S zone, “mini-storage warehouse” is allowed as a
conditional use. At the time of writing of this staff report, there are no recreational vehicle storage
uses currently in use or approved in the M-H zone. The proposed recreational vehicle storage use
proposed by this project would not be in conflict with the 15 percent maximum requirement for
recreational vehicle storage uses. For these reasons, recreational vehicle storage and mini-storage
uses are allowed land uses subject to the approval of a conditional use permit in the M-W Wrecking
Yard zone. This zone is intended to provide for, and to encourage the orderly development of
heavy industrial uses and recycling operations deemed to be of regional significance, but of such
nature that extra care must be taken in the regulation of said uses to protect the community's health
and wellbeing, and where said uses are subject to aesthetic and environmental conditions which
require the provision of safeguards to control and suppress some of the heavier manifestations of
said uses to prevent adverse effects on the community. The project development plan set complies
with Section 17.43.030 — Property Development Standards of the (M-W) Recking Yard zone. For
the foregoing reasons, the proposed construction of an office clubhouse, nine storage buildings,
and an industrial lease space for the Coachella VVault Project complies with the zoning regulations
of the (M-W) Wrecking Yard zone.

3. The proposed project is consistent with the city's design guidelines.

The location of the project site has a General Plan land use designation of Industrial District which
permits the development of industrial and research and development uses. The project
development plan set complies with Section 17.43.030 — Property Development Standards of the
(M-W) Wrecking Yard zone. This includes compliance with the yard requirements and height
limits, screening requirements, paving, parking space, and landscape requirements of the (M-W)
Wrecking Yard zone. The project is subject to Architectural Review as set forth in Section
17.72.010 of the Coachella Municipal Code. For the foregoing reasons, the proposed construction
of an office clubhouse, nine storage buildings, and an industrial lease space for the Coachella VVault
Project complies with the city’s design guidelines of the (M-W) Wrecking Yard zone.
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4. The proposed development will not be detrimental to the public health, safety, or
welfare, or materially injurious to properties and improvements in the vicinity.

An Initial Study with Mitigated Negative Declaration (ISMND) was completed to address the
potential impacts from the implementation of the project. The environmental analysis includes but
is not limited to the analysis of environmentally sensitive areas, potential impacts to natural
vegetation and significant trees, watercourses, historic buildings and places, and other features of
value to the community. The proposed project will develop currently vacant highly disturbed land
in east Coachella. The existing setting does not contain any significant trees, watercourses, or
historic buildings or places. The parcel has minimal natural vegetation, and what is there is
common to many vacant parcels within the City of Coachella and the greater Coachella Valley.
The scarce natural vegetation will be removed during the preliminary grading phase of the
development of the site, and the IS/MND found that with the adoption of mitigation measures, any
potential impact will be mitigated to have a less than significant impact The MMRP includes
mitigation measures that ensure protection of environmentally sensitive land uses and species
within the project area. For the foregoing reasons, the design of the proposed construction of an
office clubhouse, nine storage buildings, and an industrial lease space for the Coachella Vault
Project will not be detrimental to the public health, safety, welfare, or materially injurious to
properties and improvements in the vicinity.

5. The proposed project is located, designed, constructed, operated and maintained so as to
be compatible with the existing or intended character of the general vicinity and shall not
change the essential character of the same area.

The location of the project site has a General Plan land use designation of Industrial District which
permits the development of single-family residential homes and community amenities. The
development intensity allowed under the Industrial District is a floor-area-ratio of 0.1 to 2.0. The
proposed development includes a total building area of 232,490 SF on an 11-acre parcel, which
provides a development intensity consistent with the floor-area-ratio development intensity
allowed under the Industrial District. The residential development intensity is classified as non-
applicable under the Industrial District. The proposed project does not propose any residential units
as part of this project. The proposed project provides two vehicular access points on Harrison
Street and would provide access to the project that has been determined suitable by the City
Engineer/ Public Works Director and the Riverside County Office of the Fire Marshal.
Infrastructure to serve the proposed parcels have been assessed and determined to be available
from the water and electrical utilities. Furthermore, the site has no topographical constraints and
the proposed uses are consistent with that has been analyzed in the General Plan and the Coachella
Municipal Code. For the foregoing reasons, the proposed construction of an office clubhouse, nine
storage buildings, and an industrial lease space for the Coachella Vault Project will be located,
designed, constructed, operated and maintained so as to be compatible with the existing or intended
character of the general vicinity and shall not change the essential character of the same area.

Conclusion:
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Staff concludes that the findings set forth in Coachella Municipal Code Chapter 17.72.010 can
affirmatively be made for the proposed Architectural Review No. 24-05 for the proposed
construction of an office clubhouse, nine storage buildings, and an industrial lease space for the
Coachella Vault Project. The proposed project is consistent with the general plan. The proposed
project complies with zoning regulations. The proposed project is consistent with the city's design
guidelines. The proposed development will not be detrimental to the public health, safety, or
welfare, or materially injurious to properties and improvements in the vicinity. The proposed
project is located, designed, constructed, operated and maintained so as to be compatible with the
existing or intended character of the general vicinity and shall not change the essential character
of the same area.

PUBLIC HEARING NOTICE:

A notice of public hearing to consider the Project was published in the Desert Sun, the
newspaper of record, on May 10, 2026, and a public hearing notice was mailed to property
owners within a radius of 300- feet of the subject property on April 30, 2026, pursuant to Section
17.74.010G of the Coachella Municipal Code. At the time of issuance of this staff report, staff
had not received public comments on this application.

ENVIRONMENTAL REVIEW:

Pursuant to the California Environmental Quality Act (CEQA) and the State CEQA Guidelines,
the City is the lead agency for purposes of CEQA for this Project. The City prepared an Initial
Study/Mitigated Negative Declaration (ISSMND) (SCH# 2026010502) to evaluate the potential
environmental impacts of the proposed Project.

The IS/IMND concluded that the Project would result in less than significant impacts to Aesthetics,
Agriculture and Forestry Resources, Air Quality, Energy, Greenhouse Gas Emissions, Hazards
and Hazardous Materials, Hydrology and Water Quality, Noise, Population and Housing, Public
Services, Recreation, Transportation, Utilities and Service Systems, and Wildfire. The IS/MND
determined that the project would have less than significant impacts with implementation of
mitigation measures for Biological Resources, Cultural Resources, Tribal Resources, and Geology
and Soils, the Project would not have a significant environmental impact. As a result, the City also
prepared a Mitigation Monitoring and Reporting Program (MMRP) in compliance with CEQA.
These mitigation measures (MMM BI0O-1, CUL-1, CUL-2, GEO-1) have been included in the
MMRP. The MMRP is included in Exhibit B of Resolution No. 2026-13.

The City circulated the 1IS/MND for a 20-day public review period from January 20, 2026, to
February 9, 2026. The City also filed a Notice of Intent to adopt the IS/MND with the State
Clearinghouse and the County Clerk and posted in accordance with CEQA requirements. The City
received 3 comments during the public review period. Responses to comments have been prepared
for the comments received and are included in Exhibit C of Resolution No. PC2026-13.
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Staff recommends that the Planning Commission adopt the IS/MND and MMRP based on the
findings set forth in the accompanying resolution. The IS/MND reflects the City’s independent
judgment and analysis and provides a complete and adequate assessment of the Project's potential
environmental impacts, as required by CEQA.

A Notice of Determination will be filed with the County Clerk and the State Clearinghouse within
five days of Project approval.

TTM No. 38943 ALTERNATIVES:

1) Approve Resolution No. 2026-10 recommending that the City Council conditionally
approve TTM No. 38943 with the findings and conditions as recommended by Staff.

2) Approve Resolution No. 2026-10 recommending that the City Council conditionally
approve TTM No. 38943 with the findings and conditions as recommended by Staff, with
modifications as proposed by the Planning Commission.

3) Deny Resolution No. 2026-10.

4) Continue this item and provide staff and the applicant with direction.

CUP No. 379 ALTERNATIVES:

1) Approve Resolution No. 2026-11 conditionally approving CUP No. 379 with the findings
and conditions as recommended by Staff.

2) Approve Resolution No. 2026-11 conditionally approving CUP No. 379 with the findings
and conditions as recommended by Staff, with modifications as proposed by the Planning
Commission.

3) Deny Resolution No. 2026-11.

4) Continue this item and provide staff and the applicant with direction.

AR NoO. 24-05 ALTERNATIVES:

1) Approve Resolution No. 2026-12 conditionally approving AR No. 24-05 with the findings
and conditions as recommended by Staff.
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2) Approve Resolution No. 2026-12 conditionally approving AR No. 24-05 with the findings
and conditions as recommended by Staff, with modifications as proposed by the Planning
Commission.

3) Deny Resolution No. 2026-12.

4) Continue this item and provide staff and the applicant with direction.

EA NO. 24-01 ALTERNATIVES:

1) Approve Resolution No. 2026-13 conditionally approving EA No. 24-01 with the findings
and conditions as recommended by Staff.

2) Approve Resolution No. 2026-13 conditionally approving EA No. 24-01 with the findings
and conditions as recommended by Staff, with modifications as proposed by the Planning
Commission.

3) Deny Resolution No. 2026-13.

4) Continue this item and provide staff and the applicant with direction.

RECOMMENDED ALTERNATIVE(S):

Staff recommends Alternative #1 for TTM No. 38943, CUP No. 379, AR No. 25-05, and EA No.
24-01.

Attachments:

1. Resolution No. PC2026-10 (TTM)
a. Exhibit A — Conditions of Approval
b. Exhibit B — Tentative Tract Map
2. Resolution No. PC2026-11 (CUP)
a. Exhibit A — Conditions of Approval
3. Resolution No. PC2026-12 (AR)
a. Exhibit A — Conditions of Approval
b. Exhibit B — Development Plan Set
4. Resolution No. PC2026-13 (EA)
a. Exhibit A — Conditions of Approval
b. Exhibit B — Initial Study Mitigated Negative Declaration (ISMND)
c. Exhibit C — ISMND Response to Comments
Preliminary Grading Exhibit
Published Copy of the Notice of Public Hearing
7. Site Photos

SRl
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RESOLUTION NO. PC2026-10

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
COACHELLA RECOMMENDING CONDITIONAL APPROVAL OF
TENTATIVE TRACT MAP NO. 38943 FOR CONDOMINIUM
PURPOSES TO ALLOW THE SALE OF INDIVIDUAL STORAGE UNITS
FOR THE COACHELLA VAULT PROJECT LOCATED ON AN
APPROXIMATELY 11 ACRE PARCEL AT APN: 603-290-005; AND
DETERMINING THAT THE PROJECT IS COMPLIANT WITH
SECTION 15063 OF THE CALIFORNIA ENVIRONMENTAL QUALITY
ACT (CEQA) GUIDELINES. APPLICANT: STEVE MYERS,
COACHELLA VAULT LLC.

WHEREAS, on April 15, 2025, the applicant, Steve Myers, on behalf of Coachella
Vault, LLC., submitted a Tentative Tract Map application, Conditional Use Permit,
Architectural Review, and Environmental Assessment application, and associated
environmental documentation for the proposed Coachella Vault project mini storage and
RV storage use that includes the construction of an office clubhouse, nine storage
buildings, and associated improvements on an approximately 11 acre parcel at APN: 603-
290-005; and

WHEREAS, the project site is located east of Harrison Street and 1,300 feet south
of Avenue 48 (Assessor’s Parcel Number: 603-290-005)(“Property”); and,

WHEREAS, the project site has a zoning designation of (M-W) Wrecking Yard and
a General Plan 2035 land use designation of Industrial District; and,

WHEREAS, the proposed project is consistent with and intended to implement the
vision of the Coachella Municipal Code and the General Plan 2035 pertaining to land use
patterns, building and site design, and public right-of-way improvements; and

WHEREAS, pursuant to section 21067 of the Public Resources Code, and section
15367 of the State CEQA Guidelines (Cal. Code Regs., tit. 14, 8 15000 et seq.), the City is
the lead agency for the proposed Project and has prepared an Initial Study/Mitigated
Negative Declaration (SCH#2026010502) (“IS/MND”) and a Mitigation Monitoring and
Reporting Program (“MMRP”) for the Project;

WHEREAS, the Subdivision Map Act also requires that, prior to any map approval,
the City must find that the proposed subdivision, together with the provisions for its design
and improvement of any tentative map or a parcel map, is consistent with the general plan
and any applicable specific plan, and that the site is physically suitable for that type of
development and the proposed density, and that the design of the subdivision is not likely
to cause serious public health problems, conflict with easements, or cause substantial
environmental damage or substantially and avoidably injure fish, wildlife, or their habitat
(Government Code Section 66473.5); and
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WHEREAS, the Tentative Tract Map is consistent with the General Plan 2035 and
meets the Industrial District land use designation requirements and is consistent with the
requirements outlined in the Coachella Municipal Code; and

WHEREAS, the Tentative Tract Map will not conflict with easements acquired by
the public at large, for access through or use of property within the proposed tract map as
all such improvements will be constructed to be adequate for the Project, and it will not
cause substantial environmental damage or substantially avoidably injure fish, wildlife, or
their habitat; and

WHEREAS, the proposed design of the tract map improvements contemplated by
the proposed parcel subdivision is not likely to be detrimental to public health, safety, or
welfare as adequate sewer and water systems will be available to the tract map. The parcels
have the necessary infrastructure to adequately serve the proposed development and all
proposed uses as allowed by the zoning ordinances that regulate the Project Site; and

WHEREAS, a notice of a public hearing to consider Tentative Tract Map No.
38943, Conditional Use Permit No. 379, Architectural Review No. 24-05, and
Environmental Assessment 2024-01 was issued in accordance with Coachella Municipal
Code Section 17.74.010G, inclusive of the publication on May 10, 2026, of a legal public
hearing notice which was published in the Desert Sun, the City’s newspaper of record and
mailing of a public hearing notice to a certified list of property owners within 300 feet of
the subject properties on April 30, 2026; and,

WHEREAS, on May 20, 2026, the Planning Commission held a duly noticed public
hearing to consider the application for the Project during which evidence, both written and
oral, including the staff report and supporting documents, was presented at said hearing;
and,

WHEREAS, at the conclusion of the public hearing and following discussion, the
Planning Commission approved this Resolution No. PC2026-10 recommending the City
Council conditionally approve Tentative Tract Map No. 38943 for condominium purposes
to allow the sale of individual storage units for the Coachella Vault project as conditioned
with the motion vote outcome specified in the meeting minutes for the May 20, 2026,
Planning Commission meeting.

NOW, THEREFORE, BE IT RESOLVED, THE PLANNING COMMISSION OF
THE CITY OF COACHELLA, CALIFORNIA DOES HEREBY FIND
DETERMINE AND RESOLVE AS FOLLOWS:

SECTION 1. Incorporation of Recitals. The Planning Commission hereby
specifically finds that all of the facts set forth in the recitals of this Resolution are true
and correct and are incorporated into this Resolution by reference and constitute a
material part of this Resolution.

SECTION 2. Environmental Findings. Pursuant to the California Environmental
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Quality Act (Public Resources Code, § 21000 et seq.) and the State CEQA Guidelines
(California Code of Regulations, title 14, § 15000 et seq.) (Collectively, “CEQA”), the
Planning Commission adopted Resolution No. PC2026-13 determining that there is no
substantial evidence that the approval of the Project would result in a significant adverse
effect on the environment, provided appropriate mitigation measures, as identified in the
MMRP, are imposed on the Project.

SECTION 3. Tentative Tract Map Findings. Based upon the evidence presented at the
hearing, including the staff report, the Planning Commission hereby finds and determines
the Project complies with the necessary findings as required by Coachella Municipal Code
Section 16.12 and the Subdivision Map Act. The Subdivision Map Act, in Government
Code Section 66474, sets forth the findings required for tentative maps and are
summarized as follows:

1. The location of the project site has a General Plan land use designation of Industrial
District which permits the development of industrial and research and development
uses. The proposed tentative tract map does not subdivide the property, and instead is
for condominium purposes to allow the sale of individual storage units. The
development intensity allowed under the Industrial District is a floor-area-ratio of 0.1
to 2.0. The proposed development includes a total building area of 232,490 SF on an
11-acre parcel, which provides a development intensity consistent with the floor-area-
ratio development intensity allowed under the Industrial District. The residential
development intensity is classified as non-applicable under the Industrial District. The
proposed project does not propose any residential units as part of this project. For the
foregoing reasons, the Tentative Map is consistent with the General Plan and is not
inconsistent with any element of its General Plan designation.

2. The location of the project site has a General Plan land use designation of Industrial
District which permits the development of industrial and research and development
uses. The development intensity allowed under the Industrial District is a floor-area-
ratio of 0.1 to 2.0. The proposed development includes a total building area of 232,490
SF on an 11-acre parcel, which provides a development intensity consistent with the
floor-area-ratio development intensity allowed under the Industrial District. The
residential development intensity is classified as non-applicable under the Industrial
District. The proposed project does not propose any residential units as part of this
project. The proposed project provides two vehicular access points on Harrison Street
and would provide access to the project that has been determined suitable by the City
Engineer/ Public Works Director and the Riverside County Office of the Fire Marshal.
The proposed project is not within an existing or proposed specific plan boundary.
For the foregoing reasons, the design or improvement of the proposed Tentative Map
is consistent with the applicable general and specific plans.

3. The location of the project site has a General Plan land use designation of Industrial
District which permits the development of industrial and research and development
uses. The development intensity allowed under the Industrial District is a floor-area-
ratio of 0.1 to 2.0. The proposed development includes a total building area of 232,490
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SF on an 11-acre parcel, which provides a development intensity consistent with the
floor-area-ratio development intensity allowed under the Industrial District. The
residential development intensity is classified as non-applicable under the Industrial
District. The proposed project does not propose any residential units as part of this
project. The proposed project provides two vehicular access points on Harrison Street
and would provide access to the project that has been determined suitable by the City
Engineer/ Public Works Director and the Riverside County Office of the Fire Marshal.
Infrastructure to serve the proposed parcels have been assessed and determined to be
available from the water and electrical utilities. Furthermore, the site has no
topographical constraints and the proposed uses are consistent with that has been
analyzed in the General Plan, and the Coachella Municipal Code. Therefore, it can be
determined that the proposed subdivision is physically suitable for the site.

4. The location of the project site has a General Plan land use designation of Industrial
District which permits the development of industrial and research and development
uses. The development intensity allowed under the Industrial District is a floor-area-
ratio of 0.1 to 2.0. The proposed development includes a total building area of 232,490
SF on an 11-acre parcel, which provides a development intensity consistent with the
floor-area-ratio development intensity allowed under the Industrial District. The
residential development intensity is classified as non-applicable under the Industrial
District. The proposed project does not propose any residential units as part of this
project. For the foregoing reasons, the design of the Tract Map is physically suitable
for the proposed density of development.

5. An Initial Study with Mitigated Negative Declaration (IS/MND) was completed to
address the potential impacts from the implementation of the project. The
environmental analysis includes but is not limited to the analysis of environmentally
sensitive areas, potential impacts to natural vegetation and significant trees,
watercourses, historic buildings and places, and other features of value to the
community. The proposed project will develop currently vacant highly disturbed
land in east Coachella. The existing setting does not contain any significant trees,
watercourses, or historic buildings or places. The parcel has minimal natural
vegetation, and what is there is common to many vacant parcels within the City of
Coachella and the greater Coachella Valley. The scarce natural vegetation will be
removed during the preliminary grading phase of the development of the site, and
the IS/MND found that with the adoption of mitigation measures, any potential
impact will be mitigated to have a less than significant impact. The MMRP includes
mitigation measures that ensure protection of environmentally sensitive land uses
and species within the project area. For the foregoing reasons, the design of the Tract
Map is not likely to cause substantial environmental damage or substantially and
unavoidably injure fish or wildlife or their habitat.

6. An Initial Study with Mitigated Negative Declaration (ISMND) was completed to
address the potential impacts from the implementation of the project. The
environmental analysis includes but is not limited to the analysis of environmentally
sensitive areas, potential impacts to natural vegetation and significant trees,
watercourses, historic buildings and places, and other features of value to the
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community. The proposed project will develop currently vacant highly disturbed
land in east Coachella. The existing setting does not contain any significant trees,
watercourses, or historic buildings or places. The parcel has minimal natural
vegetation, and what is there is common to many vacant parcels within the City of
Coachella and the greater Coachella Valley. The scarce natural vegetation will be
removed during the preliminary grading phase of the development of the site, and
the IS/MND found that with the adoption of mitigation measures, any potential
impact will be mitigated to have a less than significant impact. The project will adopt
a Mitigation and Monitoring Reporting Program (MMRP) that will certify mitigation
measures to protect environmentally sensitive land uses and species within the
project area. For the foregoing reasons, the design of the Tract Map or the type of
improvements is not likely to cause serious public health problems.

7. As proposed, TTM No. 38943 will not conflict with any public easements acquired
for access or use by the public at large within the proposed Tract Map. The Riverside
County Office of the Fire Marshal and Engineering Department/Public Works
Department have reviewed and approved the access points to the site. Additional
battery storage and generators will be developed with the future buildings to
accommodate the solar facilities. The project is intended to be 100 percent solar-
operated. Although the project is designed to operate on solar power due to the current
lack of available Imperial Irrigation District (11D) electrical capacity in the area, it will
connect to the 11D electrical system once adequate capacity becomes available. The
Tract Map will not conflict with easements for access through or use of property and
as such, the Tract Map’s design is confirmed to be in harmony with existing public
easements.

SECTION 4. Location and Custodian of Records. The documents and materials that
constitute the record of proceedings on which these findings are based are located at
Coachella Civic Center. The Development Services Director is the custodian of the record
of proceedings.

SECTION 5. Execution of Resolution. The Planning Commission Chairperson shall sign
this Resolution and the Planning Commission Secretary shall attest and certify to the passage
and adoption thereof.

SECTION 6. Planning Commission Approval. Based on the foregoing recitals and
findings above, and the written and oral comments, facts and evidence presented, the City
of Coachella Planning Commission recommends the city council to conditionally approve
Tentative Tract Map No. 38943, to allow the sale of individual storage units for the
Coachella Vault Project located at APN: 603-290-005; and determining that the project is
compliant with Section 15063 Of The California Environmental Quality Act (CEQA)
Guidelines. The applicant shall demonstrate compliance with ALL Conditions of Approval,
as set forth in Exhibit “A”, and Tentative Tract Map in “Exhibit B” of this Resolution.
Failure to demonstrate compliance with these conditions of approval may result in the delay
of the Proposed Use or the rescinding of the City of Coachella’s conditional use permit
approval. Where the term “Applicant” is used in any condition of approval, this term shall
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also apply to the Property Owner, any developer, or any successor in the interest of the
Applicant. It is the Applicant’s or Applicant’s successor in interest responsibility to fully
comply with the conditions of approval unless subsequently modified in accordance with
the City’s required processes and procedures.

SECTION 7. SEVERABILITY. If any section, subsection, sentence, clause, phrase, or
portion of this Resolution is for any reason held to be invalid or unconstitutional by the
decision of any court of competent jurisdiction, such decision shall not affect the validity of
the remaining portions of this Resolution. The Planning Commission of the City of
Coachella hereby declares that it would have adopted this Resolution and each section,
subsection, sentence, clause, phrase, or portion thereof irrespective of the fact that any one
or more sections, subsections, sentences, clauses, phrases, or portions be declared invalid or
unconstitutional.

PASSED APPROVED and ADOPTED this 201 day of May 2026.
AYES:

NOES:

ABSENT:

ABSTAIN:

Eva Lara, Chairperson
City of Coachella

ATTEST:

Kendra Reif
Planning Commission Secretary

APPROVED AS TO FORM:

Best Best & Krieger
City Attorney
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Resolution No. PC2026-10 EXHIBIT A

Exhibit A — Resolution No. PC2026-10
CONDITIONS OF APPROVAL FOR TENTATIVE TRACT MAP NO. 38943

General Conditions

1.

Tentative Tract Map No. 38943 is approved for condominium purposes to allow for the sale of
individual storage units for the Coachella Vault Project located on approximately an 11 acre
parcel at APN 603-290-005, and the determination that the proposed project is compliant with
California Environmental Quality Act (CEQA) Guidelines Section 15073 - Public Review of a
Proposed Negative Declaration or Mitigated Negative Declaration.

The applicant shall defend, indemnify and hold harmless the City of Coachella, its officials,
officers, employees, and agents from and against any claim, action, or proceeding against the
City, its officials, officers, employees or agents to attack, set aside, void or annul any project
approval or condition of approval of the city concerning this project, including but not limited
to any approval or condition of approval or mitigation measure imposed by the City Council or
Planning Commission. The City shall promptly notify the applicant of any claim, action, or
proceeding concerning the project and the City shall cooperate fully in the defense of the matter.
The City reserves the right, at its own option, to choose its own attorney to represent the City,
its officials, officers, employees and agents in the defense of the City Attorney, within five days
of the effective date of this approval.

The working drawings shall include within the first four pages a list of all conditions of approval
included in this resolution.

The project includes a parcel map for condo purposes for the individual storage units to be sold.
A final map shall be recorded with the engineering department in accordance with the Coachella
Municipal Code.

Landscaping. All landscape areas visible from the public R.O.W shall provide a % inch gravel
design. All landscape areas within the project site shall include a mix of shrubs and plant
accents. The final landscape design shall be in conformance with the planning commission
approved conceptual landscape design to the satisfaction of the Community Development
Director.

Landscaping. A detailed landscape and irrigation plan shall be submitted that addresses
landscape requirements for the project site. Prior to issuance of building permits, a final
landscape plan shall be submitted and approved by the Community Development Director or
his/her designee.

Lighting. A detailed lighting plan shall be submitted that address site lighting for the project
site. Prior to issuance of building permits, a detailed lighting plan shall be submitted that address
site lighting for the project site and the final design shall be approved by the Community
Development Director or his/her designee. Light shall be shielded to prevent light spillover to
adjacent properties or the public right-of-way. The site shall provide sufficient lighting to the
satisfaction of the Community Development Director.



10.

11.

12.

13.

14.
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Signage. All new proposed signage shall comply with the guidelines established under Chapter
17.56 of the City of Coachella Municipal Code. Signage shall provide channel lettering or
individual lettering casings and logos in lieu of cabinets or painted signs. A detailed sign plan
shall be submitted to the Community Development Director and the final design shall be
approved by the Community Development Director or his/her designee.

Rooftop Equipment. Screening of new rooftop equipment is required. Exposed mechanical
equipment shall be visually screened by a seventy-five (75) percent (minimum) opaque or solid,
non-reflective visual barrier. The design and materials of the visual barrier shall comply with
the following requirements: Screening be comprised of parapets, screen walls, trellis systems,
or mechanical penthouses and shall include common design elements and finish materials of
the building facades. Screening shall be as high and wide or higher and wider than the
equipment it screens. Mechanical equipment screening shall be to the satisfaction of the
Development Services Director.

Fencing. All screening shall be of a uniform height in relation to the ground upon which it
stands, and shall be a minimum of eight feet and shall not exceed ten (10) feet in height. Where
screening exceeds a height of eight feet and is located on street or highway frontages, it shall
be set back at least three feet from the lot line. The area between the screening and the lot line
shall be fully landscaped. Revisions to the site plan will be required to ensure the site fence
screening meets this requirement. Site rear and side perimeter fencing shall be a tilt-up concrete
wall design or gray masonry block to be compatible with frontage fencing to the satisfaction of
the Community Development Director.

Architecture. Architectural finishes and design shall be in conformance with Planning
Commission approved plans and shall be submitted for review and approval to the satisfaction
of the Community Development Director.

Trash Enclosure. Trash enclosure shall be designed to be compatible with the existing structure,
and shall include overhead enclosure. The trash enclosure shall be of masonry construction with
metal gates and shall be architecturally compatible with main buildings. Trash enclosure shall
be sufficient in size to fit trash bins. Please reach out to Cynthia Avalos — Burrtec
cavalos@burrtecdesert.com for trash enclosure requirements. Applicant shall submit trash
enclosure plans to be approved and installed prior to Certificate of Occupancy.

The applicant will be required to comply with the City’s Art in Public Places Ordinance. If the
applicant elects to place artwork on the project site, the applicant shall place artwork in outdoor
areas of the private property accessible to the public in a manner satisfactory to the Public Arts
Commission. If the applicant elects to pay in-lieu art fees, then the fees shall be deposited into
the Public Arts Fund at an amount of (1) One-half (1/2) of one percent (1%) for new commercial
and industrial construction.

The storage units approved under this project shall be used solely for storage purposes and shall
not be used, occupied, or converted for human habitation, either temporarily or permanently.
No unit shall be equipped with or contain facilities that would support residential occupancy,
including but not limited to sleeping areas, cooking equipment, or bathroom fixtures (beyond
those expressly approved for the facility). The property owner and operator shall be responsible
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for enforcing this condition at all times. Failure to comply with this condition may result in
enforcement, including but not limited to revocation of project approvals.

CEQA

15. The applicant shall comply with all mitigation measures and the mitigation monitoring reporting
program of the project Initial Study Mitigated Negative Declaration as adopted and attached to
Resolution No. PC2026-13 approval for EA No. 24-01.

Building

16. The project shall be designed to meet all the 2025 California Budging Code Title 24 regulations.
Review the 2025 CALIFORNIA GREEN BUILDING STANDARDS CODE MANDATORY
REQUIREMENTS FOR NONRESIDENTIAL as these requirements may have an adverse effect
on your project if you do not incorporate these regulations in your initial design.

17. Because of the anticipated demand for building inspections associated with this project and the
city’s limited resources for building inspectors, the owner shall compensate the city for an
inspector/s of record. The inspector of record will be selected and report to the City Building
Official.

Utilities

18. The project may be required to connect to the City’s public water and wastewater systems. In the
event that new connections are required, the applicant shall submit water and sewer plans for
approval.

19. New water and sewer connections are subject to the collection of impact fees.

20.  All fire lines require the installation of Double Check Detector Assemblies.

21. Backflow devices are required on all non-residential connections installed within 12” of the meter
box.

22.  All buildings may require individual meters.

23. lIrrigation may require its own meter.

24.  All water connections shall install 4G AMI master meters.

25.  All service lines shall be copper tubing per the approved list of materials.

26. All materials shall be per the approved list of materials provided by the Engineering Department or
the Utilities Department.

27. No new water connections shall be shown on landscaping plans, all connections shall be in the water
improvement plans.

28. Trees/shrubs must have a minimum of 15 separation distance from the Ultilities water/sewer
laterals. Or minimum 10’ separation distance from water/sewer laterals with root barrier.
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29.

30.
31.

32.

33.

34.

Fire
35.

36.

37.

Provide plumbing blueprints depicting sanitary, industrial, and/or grease waste line. (all lines that
are applicable)

Ilustrate domestic water and sewer point of connection to the City’s utilities.
Provide plumbing code fixture schedule with total DFU’s listed.

Complete Utilities Department’s wastewater discharge survey and submit to Development Services.
For tenant improvements, current and proposed plumbing code fixture schedule must be provided.

Pretreatment equipment/Sample box: (if applicable) Provide manufacture specifications and sizing
chart. Pretreatment Equipment Minimum Requirements:

1) 750 gal minimum

2) Clean outs and vents before and after pretreatment equipment

3) Sample box immediately downstream of the pretreatment equipment

4) Multi suite buildings requesting pretreatment installation require separate sewer lateral
connection per pretreatment device

5) Made from precast concrete form

Outside drains connected to the sanitary sewer are prohibited unless drains are protected from rain
water by having a permanent berm within a shade structure. Storm water is prohibited from entering
the sanitary sewer.

General Advisory Conditions. Fire Protection Water Supplies/Fire Flow - Minimum fire flow for
the construction of all buildings and project is required per CFC Appendix B. Will Serve Letters
from the responsible water purveyor with capabilities of water in the public street along the property
line is required prior to a map recordation. Prior to building permit issuance for new construction,
the applicant shall provide documentation to show there exists a water system capable of delivering
the required fire flow. Specific design features may increase or decrease the required fire flow.

Fire Protection Water Supplies/Hydrants - The minimum number of fire hydrants required, as well
as the location and spacing of fire hydrants, shall comply with CFC Appendix C and NFPA 24. Fire
hydrants shall be located no more than 400 feet from all portions of the exterior of the building
along an approved route on a fire apparatus access road, unless otherwise approved by the fire
department. In areas where new water mains are extended along streets and hydrants are not needed
for protection of structures, standard fire hydrants shall be provided at spacing not to exceed 1,000
feet along streets for transportation hazards. Fire hydrants shall be at least 40 feet from the building
it is serving. A fire hydrant shall be located within 20 to 100 feet of the fire department connection
for buildings protected with a fire sprinkler system. The size and number of outlets required for the
approved fire hydrants are 4” x 2 5” x 2 42” (super hydrant). Reference CFC as amended and NFPA
24,

Fire Department Access and Fire Lanes Marking - Fire apparatus access roads shall be provided
within 150 feet of all exterior portions of buildings, unless otherwise approved by the fire
department. Fire apparatus access roads shall have an unobstructed width of no less than 24 feet.
Dead-end fire apparatus access roads exceeding150 feet in length shall provide an approved turn



38.

39.

40.

41.

42.

43.

44,
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around. The construction of the fire apparatus access roads shall be all weather and capable of
sustaining 80,000 Ibs. Unless otherwise approved, the grade of a fire apparatus access road shall
not exceed 16 percent and the cross slope shall not exceed 2.5 percent. The angles of approach and
departure for fire apparatus access roads shall be a maximum of 6 percent grade change for 25 feet
of approach/departure. Reference CFC as amended and Riverside County Fire Department Policies
and Standards: Fire Lane marking: Identification and marking of fire lanes, including curb details
and signage, shall comply with all Riverside County Fire Department Standards.

Fire Hydrant Street Blue Reflective Markers - Fire hydrant location shall be visually indicated with
blue reflective markers. Any hydrant marker damaged or removed during street construction or
repair shall be immediately replaced.

Fire Department Access Turn Around — On-parcel dead-end fire apparatus access roads exceeding
150 feet in length shall provide a bulb turnaround at the terminus measuring a minimum of 38 feet
outside radius and 17 feet inside radius. Parallel parking around the perimeter of the bulb is
acceptable provided the bulb outside turning radius is increased by 8 feet. In-lieu of a bulb, a
hammer-head type turnaround is acceptable where the top of the “T”” dimension is 120 feet with the
stem in the center. Additional turnaround designs may be acceptable as approved by the Fire
Department. Reference CFC as amended and Riverside County Fire Department Policies and
Standards.

Fire Secondary Access — Unless otherwise approved by the Fire Department, dead end fire
apparatus access roads shall not exceed 1,320 feet. Secondary egress/access fire apparatus access
roads shall provide independent egress/access from/to the area or as otherwise approved by the Fire
Department. Secondary egress/access fire apparatus access roads shall be as remote as possible from
the primary fire apparatus access road to reduce the possibility that both routes will be obstructed
by a single emergency. Additional fire apparatus access roads based on the potential for impairment
by vehicle congestion, condition of terrain, climatic conditions, anticipated magnitude of a potential
incident, or other factors that could limit access may be required by the Fire Department. Reference
CFC as amended and Riverside County Fire Department Policies and Standards.

Traffic Calming Devices - Requests for installation of traffic calming designs/devices on fire
apparatus access roads shall be submitted and approved by the Fire Code Official. Reference CFC
as amended.

Loading Zone - On private properties, where fire apparatus access roads are utilized for loading and
unloading or utilized for passenger drop-off or pick-up, an additional eight (8) feet of width shall
be added to the minimum required width for the fire apparatus access road.

Gate Access - All electronically operated gates shall be provided with Knox key switches and
automatic sensors for access. These gates shall be provided with access to gate equipment or another
method to open the gate if there is a power failure. (Manual gates shall not be locked unless a Knox
padlock or Knox Box containing the key to the lock is installed in an approved location on the
approach side of the gate). A pedestrian gate, if used to provide access, shall be a minimum 3 feet
wide and provided with a Knox Box/Padlock if locked. Reference CFC as amended

Fire Department Building Construction Plan Review - Submittal of construction plans to the Fire
Department will be required. Final fire and life safety conditions will be addressed when the Fire
Department reviews the plans. These conditions will be based on California Fire Code, California
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Building Code (CBC), and related codes/standards adopted at the time of construction plan
submittal. Reference CFC as amended.

45.  Prior to Grading - Water Plans. The applicant or developer shall furnish one copy of the water
system plans to the Fire Department for review. Plans shall be signed by a registered civil engineer,
containing a Fire Department approval signature block, and shall conform to hydrant type, location,
spacing and minimum fire flow. Once plans are signed by the local water company, the originals
shall be presented to the Fire Department for review.

46. Prior to Grading - Fire Access Road Improvements. The applicant shall submit Precise Grading
Plans identifying on-parcel Fire Access Road improvements to all structures in compliance with
Fire Department Standards.

47. Prior to Permit - Phased Construction Access and Water Supply. If construction is phased, an
approved phasing plan shall be approved by the Fire Department. Each phase shall provide
approved access and water supply for fire protection prior to any construction. Contact our office
for submittal instructions.

48. Prior to Permit Issuance — Fire Department Access. Fire Department emergency vehicle apparatus
access road locations and design shall be in accordance with the California Fire Code and Riverside
County Fire Department Standards. Plans must be submitted to the Fire Marshal office for review
and approval prior to building permit issuance.

49. Prior to Final — Fire Department Final Inspections. Prior to issuance of a Building Certificate of
Occupancy, the Fire Department shall perform all fire final inspections within the Building, fire
suppression systems and other related fire permits.

Engineering

GENERAL.:

50. A preliminary soils report shall be prepared for the project by an appropriately licensed professional
engineer. Ata minimum, the soils report shall provide specific analyses and recommendations for
grading, pavement structural sections, and infiltration.

51. A comprehensive drainage report, prepared by California Registered Civil Engineer, shall be
submitted for review and approval by the City Engineer prior to issuance of any permits. The report
shall contain pre- and post-development hydrology maps showing on-site and off-site tributary
drainage areas and shall be prepared in accordance with the requirements of the Riverside County
Flood Control District. Adequate provisions shall be made to accept and conduct the existing
tributary drainage flows around or through the site in a manner which will not adversely affect
adjacent or downstream properties. If the design of the project includes a retention basin, it shall be
sized to contain the runoff resulting from a 10-year storm event and the runoff from a 100-year
storm event shall be contained within basin with shallow ponding (3.5' max.). The basin shall be
designed to evacuate a 10-year storm event within 72 hours. The size of the retention basin(s) shall
be determined by the hydrology report and be approved by the City Engineer. Retention basin shall
be provided with a minimum of 2.00 feet sandy soil if determined to contain silt or clay materials.
Maximum allowable percolation rate for design shall be 10 gal./s.f./day unless otherwise approved
by the City Engineer. A percolation test for this site is required to be submitted. A combination
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drywell vertical drain field shall be constructed at all points where runoff enters the retention basin.
Drywell & vertical drain field design shall be based on soils borings made at the proposed drywell
locations after the retention basins have been rough graded. Minimum depth shall be 45-feet. A
log that includes sieve analysis for each strata of the borings shall be submitted to the City Engineer
for confirmation of depth of the vertical drain fields. Underground retention under the proposed
parking area will be considered as an alternative to surface retention subject to the approval of the
City Engineer.

Prepare and record necessary drainage easements to implement the project in accordance with
drainage law.

A storm water quality management plan shall be prepared for the project by California Registered
Civil Engineer in compliance with NPDES and State Water Quality Control Board regulations. The
project shall be designed to specify preferential use of Low Impact Development Best Management
Practices that reduce pollutants and runoff volume.

Applicant shall comply with the valley wide NPDES permit requirements including but not limited
to submittal of a WQMP for plan review accompanied by a $3,000 plan check deposit for approval
including executed maintenance agreement. All unused plan check fees will be refunded to the
applicant upon approval of the Final WQMP.

The developer shall submit a Fugitive Dust Control and Erosion Control plan in accordance with
Guidelines set forth by CMC and SCAQMD to maintain wind and drainage erosion and dust control
for all areas disturbed by grading. Exact method(s) of such control shall be subject to review and
approval by the City Engineer. No sediment is to leave the site. Additional securities, in bond
form, in amount of $2,000.00 per acre of gross area, and a one-time cash deposit of $2,000.00 are
required to insure compliance with this requirement. No work may be started on or off site unless
the PM-10 plan has been approved, the original plans, and executed dust control agreement, are
filed in the engineering department at the City of Coachella.

Applicant shall submit for review and approval by the City Engineer all documents related to any
existing and proposed on-site and off-site easements that may affect the development of the site.
All easements shall be identified on the engineering plans.

Site access improvements shall be in conformance with the requirements of Title 24 of the
California Administrative Code. This shall include access ramps for off-site and on-site streets as
required.

Applicant shall obtain approval of site access and circulation from Fire Marshall.
The applicant shall provide necessary utility easements for 1ID and underground overhead
distribution lines within the project boundaries. Applicant shall submit to the City a letter from 11D

that satisfies this requirement.

The applicant shall pay all necessary plan check, permit and inspection fees. Fees will be
determined when plans are submitted to the City Engineering Department for plan check.
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ROUGH GRADING:
Prepare and submit rough grading and erosion control plans for the project.

The project’s soils engineer shall certify to the adequacy of the grading plan.

All projects developing one (1) acre or more of total land area, or which are part of a larger phased
development that will disturb one acre of land, are required to obtain coverage under the State Water
Resources Control Board’s (SWRCB) General Permit for storm water discharges associated with
construction activity. Proof of filing a Notice of Intent (NOI) with the SWRCB for coverage under
this permit is required. The Waste Discharger’s Identification Number (WDID), issued by the
SWRCB, must be shown on the grading plans. The project’s Storm Water Pollution Prevention
Plan shall be submitted for the City’s review and approval.

PRECISE GRADING:

A precise grading/improvement plan, prepared by a California Registered Civil Engineer, showing
building footprints, pad elevations, finished grades, drainage routes, retaining walls, erosion
control, slope easements, and all other pertinent information shall be submitted for review and
approval by the City Engineer.

Rough grading shall be certified by the project soils engineer prior to issuance of a permit for precise
grading or building construction.

Provide and record a reciprocal use and maintenance agreement to assure common ingress and
egress and joint maintenance of all common access, parking areas and drives.

If applicant is planning to build a wall, separate permits shall be required for wall construction. The
maximum height of any wall shall be limited to six (6) feet as measured from an average of the
ground elevations on either side.

STREET IMPROVEMENTS:

Street improvement plans prepared by a California Registered Civil Engineer shall be submitted for
review and approval by the City Engineer. All street improvements including street lights shall be
designed and constructed in conformance with City Municipal Code, General Plan, and Standards
and Specifications. Street flow line grade shall have a minimum slope of 0.35 %.

Applicant shall construct all off-site and on-site improvements including street pavement, curb,
gutter, sidewalk, street trees, perimeter walls, perimeter landscaping and irrigation, storm drain,
street lights, and any other incidental works necessary to complete the improvements. Driveways
shall conform to City of Coachella standards for commercial driveways with a minimum width of
24.00 feet and curbed radius entrances.

Applicant shall construct and the following street and street improvements to conform to the
General Plan and/or requirements of Traffic Study.

1) Harrison Street- Public Roadway as shown on the RAC and per these comments shall
include the following:



71.

72.

73.

74.

75.

Resolution No. PC2026-10 EXHIBIT A

a.Dedication of land along northbound lane within project limits is required. This
street is classified as a Local Industrial with 74 feet of right-of-way minimum
as per City of Coachella General Plan.

b.Street measured at Center line to easterly curb shall have a width of 27-foot

c.Applicant shall construct street widening and improvements along Coachella
RV Storage Project’s Harrison Street frontage to the Satisfaction of the City
Engineer prior to the issuance of the first COO.

d.Applicant shall install all sidewalk, curb and gutter transitions to uniformly
connect to existing adjacent improvements and coordinate installation and/or
relocation of fire hydrants, water meters, storm drain, wells, streetlights,
landscape and all other appurtenances as required to the satisfaction of the City
Engineer.

e.Applicant is responsible for the construction of all appurtenant roadway
components within project limits such as, but not limited to: curb and gutter,
sidewalk, ADA ramps, Traffic control striping, legends, and signage to the City
Engineer.

f. Applicant shall underground all existing dry utilities at northbound lane within
project limits such as, but not limited to: power poles, telecommunication poles
and all other existing dry utilities to the satisfaction of the City Engineer, with
the exception of high voltage Electrical Distribution lines.

Should some required aspects of the Major Arterial Road be deemed to be not yet feasible for
construction, then the applicant shall enter into a cash-in-lieu of construction agreement to meet the
obligation of the project. The cash in-lieu of construction payment shall be for a sum of 150% of
the value of the remaining construction obligations and shall be recorded prior to COO. The City
shall reserve the right to spend this money on any similar projects within the City limits and at the
point of feasibility, the City will build all remaining right-of-way construction obligations at no
additional cost to the applicant.

SEWER and WATER IMPROVEMENTS:
Sewer & Water Improvement Plans prepared by a California Registered Civil Engineer shall be
submitted for engineering plan check and City Engineer approval.

Applicant shall construct all off-site and on-site water improvements and any other incidental works
necessary to complete the improvements. Size and location of sewer and water improvements shall
be approved by the City Engineer.

PRIOR TO ISSUANCE OF BUILDING PERMITS:
A final soils report, compaction report and rough grading certificate shall be submitted and
approved prior to issuance of any building permits.

Provide a set of proposed Covenants, Conditions and Restrictions (CC&R) for review and approval.
The proposed CC&Rs shall contain the Association’s/Owner’s maintenance obligations with
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respect to various facilities including, but not limited to, right-of-way and private landscaping,
private streets, sidewalks, utilities, street lights, and Water Quality Management Plan (WQMP)
features. This document must be submitted to and approved by the City before it is submitted to
any other governmental entity.

Prior to issuance of building permits, all required public improvements, including landscaping and
lighting of the retention basins, and landscaped areas along the exterior streets, shall be completed
or secured with appropriate sureties to the satisfaction of the City Engineer. An engineering final
inspection is required. "As-built" plans shall be submitted to and approved by the City Engineer.
Prior to acceptance of the improvements by the City, such plans, once approved, shall be given to
the city on compact disk in AutoCad format. All off-site and on-site improvements shall be
completed to the satisfaction of the City Engineer prior to acceptance of improvements for
maintenance by the City.

The applicant’s Civil Engineer shall field verify and certify that all BMPs are designed, constructed,
and functional in accordance with the approved WQMP.

PRIOR TO RELEASE OF OCCUPANCY PERMITS/ACCEPTANCE OF PUBLIC

IMPROVEMENTS:

Prior to issuance of certificate of occupancy, all public improvements, including landscaping and
lighting of the retention basins, and landscaped areas along the exterior streets, shall be completed
to the satisfaction of the City Engineer. An engineering final inspection is required. "As-built"
plans shall be submitted to and approved by the City Engineer. Prior to acceptance of the
improvements by the City, such plans, once approved, shall be given to the city on compact disk in
AutoCad format. All off-site and on-site improvements shall be completed to the satisfaction of the
City Engineer prior to acceptance of improvements for maintenance by the City.
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RESOLUTION NO. PC2026-11

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
COACHELLA CONDITIONALLY APPROVING CONDITIONAL USE
PERMIT NO. 379 FOR THE PROPOSED MINI STORAGE AND RV
STORAGE USE FOR THE COACHELLA VAULT PROJECT LOCATED
ON AN APPROXIMATELY 11 ACRE PARCEL AT APN: 603-290-005;
AND DETERMINING THAT THE PROJECT IS COMPLIANT WITH
SECTION 15063 OF THE CALIFORNIA ENVIRONMENTAL QUALITY
ACT (CEQA) GUIDELINES. APPLICANT: STEVE MYERS,
COACHELLA VAULT LLC.

WHEREAS, on April 15, 2025, the applicant, Steve Myers, on behalf of Coachella
Vault, LLC., submitted a Tentative Tract Map application, Conditional Use Permit,
Architectural Review, and Environmental Assessment application, and associated
environmental documentation for the proposed Coachella Vault project mini storage and
RV storage use that includes the construction of an office clubhouse, nine storage
buildings, and associated improvements on an approximately 11 acre parcel at APN: 603-
290-005.

WHEREAS, the Site is located east of Harrison Street and 1,300 feet south of
Avenue 48 (Assessor’s Parcel Number: 603-290-005)(“Property”); and,

WHEREAS, the site has a zoning designation of M-W Wrecking Yard and a
General Plan 2035 land use designation of Industrial District; and,

WHEREAS, the Project is consistent with and intended to implement the vision of
the Coachella Municipal Code and the General Plan 2035 pertaining to land use patterns,
building and site design, and public right-of-way improvements; and

WHEREAS, pursuant to section 21067 of the Public Resources Code, and section
15367 of the State CEQA Guidelines (Cal. Code Regs., tit. 14, § 15000 et seq.), the City is
the lead agency for the proposed Project and has prepared an Initial Study/Mitigated
Negative Declaration (SCH#2026010502) (“IS/MND”) and a Mitigation Monitoring and
Reporting Program (“MMRP”) for the Project;”

WHEREAS, a notice of a public hearing to consider Tentative Tract Map No.
38943, Conditional Use Permit No. 379, Architectural Review No. 24-05, and
Environmental Assessment 2024-01 was issued in accordance with Coachella Municipal
Code Section 17.74.010G, inclusive of the publication on May 10, 2026, of a legal public
hearing notice which was published in the Desert Sun, the City’s newspaper of record and
mailing of a public hearing notice to a certified list of property owners within 300 feet of
the subject properties on April 30, 2026; and,

WHEREAS, on May 20, 2026, the Planning Commission held a duly noticed public
hearing to consider the application for the Project during which evidence, both written and
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oral, including the staff report and supporting documents, was presented at said hearing;
and,

WHEREAS, at the conclusion of the public hearing and following discussion, the
Planning Commission approved this Resolution No. PC2026-11 for the conditional
approval of Conditional Use Permit No. 379 for the proposed mini storage and RV storage
use for the Coachella VVault Project as conditioned with the motion vote outcome specified
in the meeting minutes for the May 20, 2026, Planning Commission meeting.

NOW, THEREFORE, BE IT RESOLVED, THE PLANNING COMMISSION OF
THE CITY OF COACHELLA, CALIFORNIA DOES HEREBY FIND
DETERMINE AND RESOLVE AS FOLLOWS:

SECTION 1. Incorporation of Recitals. The Planning Commission hereby
specifically finds that all of the facts set forth in the recitals of this Resolution are true
and correct and are incorporated into this Resolution by reference and constitute a
material part of this Resolution.

SECTION 2. Environmental Findings. Pursuant to the California Environmental
Quality Act (Public Resources Code, § 21000 et seq.) and the State CEQA Guidelines
(California Code of Regulations, title 14, § 15000 et seq.) (Collectively, “CEQA”), the
Planning Commission adopted Resolution No. PC2026-13 determining that there is no
substantial evidence that the approval of the Project would result in a significant adverse
effect on the environment, provided appropriate mitigation measures, as identified in the
MMRP, are imposed on the Project.

SECTION 3. Conditional Use Permit Findings. Based upon the evidence presented
at the hearing, including the staff report and written and verbal testimony, which are all
incorporated herein by reference, the Planning Commission hereby finds that:

1. The location of the project site has a General Plan land use designation of Industrial
District which permits the development of industrial and research and development
uses. The proposed mini storage and RV storage use for the proposed Coachella Vault
project is consistent with the allowed land uses in the Industrial District general plan
designation. The development intensity allowed under the Industrial District is a floor-
area-ratio of 0.1 to 2.0. The proposed development includes a total building area of
232,490 SF on an 11-acre parcel, which provides a development intensity consistent
with the floor-area-ratio development intensity allowed under the Industrial District.
The residential development intensity is classified as non-applicable under the
Industrial District. The proposed project does not propose any residential units as part
of this project. For the foregoing reasons, the proposed mini storage and RV storage
use for the Coachella Vault project is consistent with the objectives of the General
Plan.

2. The location of the project site has a General Plan land use designation of Industrial
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District which permits the development of industrial and research and development
uses. The development intensity allowed under the Industrial District is a floor-area-
ratio of 0.1 to 2.0. The proposed development includes a total building area of 232,490
SF on an 11-acre parcel, which provides a development intensity consistent with the
floor-area-ratio development intensity allowed under the Industrial District. The
residential development intensity is classified as non-applicable under the Industrial
District. The proposed project does not propose any residential units as part of this
project. The proposed project provides two vehicular access points on Harrison Street
and would provide access to the project that has been determined suitable by the City
Engineer/ Public Works Director and the Riverside County Office of the Fire Marshal.
The northern, western and southern adjacent properties have land uses of Industrial
District, and the eastern land use has a Suburban Neighborhood land use designation.
The proposed mini storage and RV storage use is consistent with the allowed land
uses within the Industrial District general plan designation, and is compatible with the
adjacent land uses in accordance with the City of Coachella General Plan. For the
foregoing reasons, the proposed mini storage and RV storage use for the Coachella
Vault project will be located, designed, constructed, operated and maintained so as to
be compatible with the existing or intended character of the general vicinity and shall
not change the essential character of the same area.

3. The location of the project site has a General Plan land use designation of Industrial
District which permits the development of industrial and research and development
uses. The development intensity allowed under the Industrial District is a floor-area-
ratio of 0.1 to 2.0. The proposed development includes a total building area of 232,490
SF on an 11-acre parcel, which provides a development intensity consistent with the
floor-area-ratio development intensity allowed under the Industrial District. The
residential development intensity is classified as non-applicable under the Industrial
District. The proposed project does not propose any residential units as part of this
project. The proposed project provides two vehicular access points on Harrison Street
and would provide access to the project that has been determined suitable by the City
Engineer/ Public Works Director and the Riverside County Office of the Fire Marshal.
Infrastructure to serve the proposed parcels have been assessed and determined to be
available from the water and electrical utilities. Furthermore, the site has no
topographical constraints and the proposed uses are consistent with that has been
analyzed in the General Plan and the Coachella Municipal Code. For the foregoing
reasons, the proposed mini storage and RV storage use for the Coachella VVault project
will in harmony in scale, bulk, coverage and density, to the availability of public
facilities and utilities, to harmful effect, if any, upon desirable neighborhood
character, to the generation of traffic and the capacity of surrounding streets, and to
any other relevant impact of the development.

4. The intent and purpose of the Industrial District designation, as described in the City
of Coachella General Plan, is to accommodates a range of light and heavy commercial
and industrial businesses that provide employment and generate more noise, light,
odors or truck traffic than would be appropriate in the Urban Employment District.
The project proposes a mini storage use and RV storage use that includes the
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construction of an office clubhouse, nine storage buildings, and an industrial lease
space. In addition to the proposed buildings, development of the site would also
include landscaping, street improvements, drive aisles, and parking. The project will
also develop roof-top solar panels and associated electrical equipment (batteries and
generator) to support the solar facilities. An Initial Study with Mitigated Negative
Declaration (ISSMND) was completed to address the potential impacts from the
implementation of the project. The environmental analysis includes but is not limited
to the analysis of environmentally sensitive areas, potential impacts to natural
vegetation and significant trees, watercourses, historic buildings and places, and other
features of value to the community. The proposed project will develop currently
vacant highly disturbed land in east Coachella. The existing setting does not contain
any significant trees, watercourses, or historic buildings or places. The parcel has
minimal natural vegetation, and what is there is common to many vacant parcels
within the City of Coachella and the greater Coachella Valley. The scarce natural
vegetation will be removed during the preliminary grading phase of the development
of the site, and the ISMND found that with the adoption of mitigation measures, any
potential impact will be mitigated to have a less than significant impact. The MMRP
includes mitigation measures that ensure protection of environmentally sensitive land
uses and species within the project area. For the foregoing reasons, the proposed use
is not found to be potentially hazardous or disturbing to existing or reasonably
expected neighboring uses.

. The location of the project site has a General Plan land use designation of Industrial
District which permits the development of industrial and research and development
uses. The development intensity allowed under the Industrial District is a floor-area-
ratio of 0.1 to 2.0. The proposed development includes a total building area of 232,490
SF on an 11-acre parcel, which provides a development intensity consistent with the
floor-area-ratio development intensity allowed under the Industrial District. The
residential development intensity is classified as non-applicable under the Industrial
District. The proposed project does not propose any residential units as part of this
project. The proposed project provides two vehicular access points on Harrison Street
and would provide access to the project that has been determined suitable by the City
Engineer/ Public Works Director and the Riverside County Office of the Fire Marshal.
Infrastructure to serve the proposed parcels have been assessed and determined to be
available from the water and electrical utilities. Furthermore, the site has no
topographical constraints and the proposed uses are consistent with that has been
analyzed in the General Plan and the Coachella Municipal Code. For the foregoing
reasons, the proposed mini storage and RV storage use for the Coachella VVault project
will include vehicular approaches to the property designed for reasonable minimal
interference with traffic on surrounding public streets or roads.

SECTION 4. Location and Custodian of Records. The documents and materials that

constitute the record of proceedings on which these findings are based are located at
Coachella Civic Center. The Development Services Director is the custodian of the record
of proceedings.
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SECTION 5. Execution of Resolution. The Planning Commission Chairperson shall sign
this Resolution and the Planning Commission Secretary shall attest and certify to the passage
and adoption thereof.

SECTION 6. Planning Commission Approval. Based on the foregoing recitals and
findings above, and the written and oral comments, facts and evidence presented, the City
of Coachella Planning Commission conditionally approves Conditional Use Permit No. 379,
for proposed mini storage and RV storage use for the Coachella Vault project located at
APN: 603-290-005; and determining that the project is compliant with Section 15063 Of
The California Environmental Quality Act (CEQA) Guidelines. The applicant shall
demonstrate compliance with ALL Conditions of Approval, as set forth in Exhibit “A” of
this Resolution. Failure to demonstrate compliance with these conditions of approval may
result in the delay of the Proposed Use or the rescinding of the City of Coachella’s
conditional use permit approval. Where the term “Applicant” is used in any condition of
approval, this term shall also apply to the Property Owner, any developer, or any successor
in the interest of the Applicant. It is the Applicant’s or Applicant’s successor in interest
responsibility to fully comply with the conditions of approval unless subsequently modified
in accordance with the City’s required processes and procedures.

SECTION 7. SEVERABILITY. If any section, subsection, sentence, clause, phrase, or
portion of this Resolution is for any reason held to be invalid or unconstitutional by the
decision of any court of competent jurisdiction, such decision shall not affect the validity of
the remaining portions of this Resolution. The Planning Commission of the City of
Coachella hereby declares that it would have adopted this Resolution and each section,
subsection, sentence, clause, phrase, or portion thereof irrespective of the fact that any one
or more sections, subsections, sentences, clauses, phrases, or portions be declared invalid or
unconstitutional.

PASSED APPROVED and ADOPTED this 20" day of May 2026.
AYES:

NOES:

ABSENT:

ABSTAIN:

Eva Lara, Chairperson
City of Coachella

ATTEST:
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Kendra Reif
Planning Commission Secretary

APPROVED AS TO FORM:

Best Best & Krieger
City Attorney
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Resolution No. PC2026-11 EXHIBIT A

Exhibit A — Resolution No. PC2026-11
CONDITIONS OF APPROVAL FOR CONDITIONAL USE PERMIT NO. 379

neral Condition

1. Conditional Use Permit (CUP) No. 379 is approved for individual storage units for the
Coachella Vault Project located on approximately an 11 acre parcel at APN 603-290-005, and
the determination that the proposed project is compliant with California Environmental Quality
Act (CEQA) Guidelines Section 15073 - Public Review of a Proposed Negative Declaration
or Mitigated Negative Declaration.

2. The applicant shall defend, indemnify and hold harmless the City of Coachella, its officials,
officers, employees, and agents from and against any claim, action, or proceeding against the
City, its officials, officers, employees or agents to attack, set aside, void or annul any project
approval or condition of approval of the city concerning this project, including but not limited
to any approval or condition of approval or mitigation measure imposed by the City Council
or Planning Commission. The City shall promptly notify the applicant of any claim, action, or
proceeding concerning the project and the City shall cooperate fully in the defense of the
matter. The City reserves the right, at its own option, to choose its own attorney to represent
the City, its officials, officers, employees and agents in the defense of the City Attorney, within
five days of the effective date of this approval.

3. The working drawings shall include within the first four pages a list of all conditions of
approval included in this resolution.

4. The project includes a parcel map for condo purposes for the individual storage units to be
sold. A final map shall be recorded with the engineering department in accordance with the
Coachella Municipal Code.

5. Landscaping. All landscape areas visible from the public R.O.W shall provide a % inch gravel
design. All landscape areas within the project site shall include a mix of shrubs and plant
accents. The final landscape design shall be in conformance with the planning commission
approved conceptual landscape design to the satisfaction of the Community Development
Director.

6. Landscaping. A detailed landscape and irrigation plan shall be submitted that addresses
landscape requirements for the project site. Prior to issuance of building permits, a final
landscape plan shall be submitted and approved by the Community Development Director or
his/her designee.

7. Lighting. A detailed lighting plan shall be submitted that address site lighting for the project
site. Prior to issuance of building permits, a detailed lighting plan shall be submitted that
address site lighting for the project site and the final design shall be approved by the
Community Development Director or his/her designee. Light shall be shielded to prevent light
spillover to adjacent properties or the public right-of-way. The site shall provide sufficient
lighting to the satisfaction of the Community Development Director.
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8. Signage. All new proposed signage shall comply with the guidelines established under Chapter
17.56 of the City of Coachella Municipal Code. Signage shall provide channel lettering or
individual lettering casings and logos in lieu of cabinets or painted signs. A detailed sign plan
shall be submitted to the Community Development Director and the final design shall be
approved by the Community Development Director or his/her designee.

9. Rooftop Equipment. Screening of new rooftop equipment is required. Exposed mechanical
equipment shall be visually screened by a seventy-five (75) percent (minimum) opaque or
solid, non-reflective visual barrier. The design and materials of the visual barrier shall comply
with the following requirements: Screening be comprised of parapets, screen walls, trellis
systems, or mechanical penthouses and shall include common design elements and finish
materials of the building facades. Screening shall be as high and wide or higher and wider than
the equipment it screens. Mechanical equipment screening shall be to the satisfaction of the
Development Services Director.

10. Fencing. All screening shall be of a uniform height in relation to the ground upon which it
stands, and shall be a minimum of eight feet and shall not exceed ten (10) feet in height. Where
screening exceeds a height of eight feet and is located on street or highway frontages, it shall
be set back at least three feet from the lot line. The area between the screening and the lot line
shall be fully landscaped. Revisions to the site plan will be required to ensure the site fence
screening meets this requirement. Site rear and side perimeter fencing shall be a tilt-up concrete
wall design or gray masonry block to be compatible with frontage fencing to the satisfaction
of the Community Development Director.

11. Architecture. Architectural finishes and design shall be in conformance with Planning
Commission approved plans and shall be submitted for review and approval to the satisfaction
of the Community Development Director.

12. Trash Enclosure. Trash enclosure shall be designed to be compatible with the existing
structure, and shall include overhead enclosure. The trash enclosure shall be of masonry
construction with metal gates and shall be architecturally compatible with main buildings.
Trash enclosure shall be sufficient in size to fit trash bins. Please reach out to Cynthia Avalos
— Burrtec cavalos@burrtecdesert.com for trash enclosure requirements. Applicant shall submit
trash enclosure plans to be approved and installed prior to Certificate of Occupancy.

13. The applicant will be required to comply with the City’s Art in Public Places Ordinance. If the
applicant elects to place artwork on the project site, the applicant shall place artwork in outdoor
areas of the private property accessible to the public in a manner satisfactory to the Public Arts
Commission. If the applicant elects to pay in-lieu art fees, then the fees shall be deposited into
the Public Arts Fund at an amount of (1) One-half (1/2) of one percent (1%) for new
commercial and industrial construction.

14. The storage units approved under this project shall be used solely for storage purposes and
shall not be used, occupied, or converted for human habitation, either temporarily or
permanently. No unit shall be equipped with or contain facilities that would support residential
occupancy, including but not limited to sleeping areas, cooking equipment, or bathroom
fixtures (beyond those expressly approved for the facility). The property owner and operator
shall be responsible for enforcing this condition at all times. Failure to comply with this
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condition may result in enforcement, including but not limited to revocation of project
approvals.

CEQA
15. The applicant shall comply with all mitigation measures and the mitigation monitoring
reporting program of the project Initial Study Mitigated Negative Declaration as adopted and
attached to Resolution No. PC2026-13 approval for EA No. 24-01.

Building

16. The project shall be designed to meet all the 2025 California Budging Code Title 24
regulations. Review the 2025 CALIFORNIA GREEN BUILDING STANDARDS CODE
MANDATORY REQUIREMENTS FOR NONRESIDENTIAL as these requirements may
have an adverse effect on your project if you do not incorporate these regulations in your initial
design.

17. Because of the anticipated demand for building inspections associated with this project and the
city’s limited resources for building inspectors, the owner shall compensate the city for an
inspector/s of record. The inspector of record will be selected and report to the City Building
Official.

Utilities
18. The project may be required to connect to the City’s public water and wastewater systems. In
the event that new connections are required, the applicant shall submit water and sewer plans
for approval.
19. New water and sewer connections are subject to the collection of impact fees.

20. All fire lines require the installation of Double Check Detector Assemblies.

21. Backflow devices are required on all non-residential connections installed within 12” of the
meter box.

22. All buildings may require individual meters.

23. Irrigation may require its own meter.

24. All water connections shall install 4G AMI master meters.

25. All service lines shall be copper tubing per the approved list of materials.

26. All materials shall be per the approved list of materials provided by the Engineering
Department or the Utilities Department.

27. No new water connections shall be shown on landscaping plans, all connections shall be in the
water improvement plans.

28. Trees/shrubs must have a minimum of 15” separation distance from the Utilities water/sewer
laterals. Or minimum 10’ separation distance from water/sewer laterals with root barrier.
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29. Provide plumbing blueprints depicting sanitary, industrial, and/or grease waste line. (all lines
that are applicable)

30. Hlustrate domestic water and sewer point of connection to the City’s utilities.
31. Provide plumbing code fixture schedule with total DFU’s listed.

32. Complete Utilities Department’s wastewater discharge survey and submit to Development
Services. For tenant improvements, current and proposed plumbing code fixture schedule must
be provided.

33. Pretreatment equipment/Sample box: (if applicable) Provide manufacture specifications and
sizing chart. Pretreatment Equipment Minimum Requirements:

750 gal minimum

Clean outs and vents before and after pretreatment equipment

Sample box immediately downstream of the pretreatment equipment

Multi suite buildings requesting pretreatment installation require separate sewer lateral
connection per pretreatment device

e. Made from precast concrete form

oo o

34. Outside drains connected to the sanitary sewer are prohibited unless drains are protected from
rain water by having a permanent berm within a shade structure. Storm water is prohibited
from entering the sanitary sewer.

35. General Advisory Conditions. Fire Protection Water Supplies/Fire Flow - Minimum fire flow
for the construction of all buildings and project is required per CFC Appendix B. Will Serve
Letters from the responsible water purveyor with capabilities of water in the public street along
the property line is required prior to a map recordation. Prior to building permit issuance for
new construction, the applicant shall provide documentation to show there exists a water
system capable of delivering the required fire flow. Specific design features may increase or
decrease the required fire flow.

36. Fire Protection Water Supplies/Hydrants - The minimum number of fire hydrants required, as
well as the location and spacing of fire hydrants, shall comply with CFC Appendix C and
NFPA 24. Fire hydrants shall be located no more than 400 feet from all portions of the exterior
of the building along an approved route on a fire apparatus access road, unless otherwise
approved by the fire department. In areas where new water mains are extended along streets
and hydrants are not needed for protection of structures, standard fire hydrants shall be
provided at spacing not to exceed 1,000 feet along streets for transportation hazards. Fire
hydrants shall be at least 40 feet from the building it is serving. A fire hydrant shall be located
within 20 to 100 feet of the fire department connection for buildings protected with a fire
sprinkler system. The size and number of outlets required for the approved fire hydrants are 4”
x 2 Y2 x 2 14” (super hydrant). Reference CFC as amended and NFPA 24.
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37. Fire Department Access and Fire Lanes Marking - Fire apparatus access roads shall be
provided within 150 feet of all exterior portions of buildings, unless otherwise approved by the
fire department. Fire apparatus access roads shall have an unobstructed width of no less than
24 feet. Dead-end fire apparatus access roads exceedingl50 feet in length shall provide an
approved turn around. The construction of the fire apparatus access roads shall be all weather
and capable of sustaining 80,000 Ibs. Unless otherwise approved, the grade of a fire apparatus
access road shall not exceed 16 percent and the cross slope shall not exceed 2.5 percent. The
angles of approach and departure for fire apparatus access roads shall be a maximum of 6
percent grade change for 25 feet of approach/departure. Reference CFC as amended and
Riverside County Fire Department Policies and Standards: Fire Lane marking: Identification
and marking of fire lanes, including curb details and signage, shall comply with all Riverside
County Fire Department Standards.

38. Fire Hydrant Street Blue Reflective Markers - Fire hydrant location shall be visually indicated
with blue reflective markers. Any hydrant marker damaged or removed during street
construction or repair shall be immediately replaced.

39. Fire Department Access Turn Around — On-parcel dead-end fire apparatus access roads
exceeding 150 feet in length shall provide a bulb turnaround at the terminus measuring a
minimum of 38 feet outside radius and 17 feet inside radius. Parallel parking around the
perimeter of the bulb is acceptable provided the bulb outside turning radius is increased by 8
feet. In-lieu of a bulb, a hammer-head type turnaround is acceptable where the top of the “T”
dimension is 120 feet with the stem in the center. Additional turnaround designs may be
acceptable as approved by the Fire Department. Reference CFC as amended and Riverside
County Fire Department Policies and Standards.

40. Fire Secondary Access — Unless otherwise approved by the Fire Department, dead end fire
apparatus access roads shall not exceed 1,320 feet. Secondary egress/access fire apparatus
access roads shall provide independent egress/access from/to the area or as otherwise approved
by the Fire Department. Secondary egress/access fire apparatus access roads shall be as remote
as possible from the primary fire apparatus access road to reduce the possibility that both routes
will be obstructed by a single emergency. Additional fire apparatus access roads based on the
potential for impairment by vehicle congestion, condition of terrain, climatic conditions,
anticipated magnitude of a potential incident, or other factors that could limit access may be
required by the Fire Department. Reference CFC as amended and Riverside County Fire
Department Policies and Standards.

41. Traffic Calming Devices - Requests for installation of traffic calming designs/devices on fire
apparatus access roads shall be submitted and approved by the Fire Code Official. Reference
CFC as amended.

42. Loading Zone - On private properties, where fire apparatus access roads are utilized for loading
and unloading or utilized for passenger drop-off or pick-up, an additional eight (8) feet of width
shall be added to the minimum required width for the fire apparatus access road.

43. Gate Access - All electronically operated gates shall be provided with Knox key switches and
automatic sensors for access. These gates shall be provided with access to gate equipment or
another method to open the gate if there is a power failure. (Manual gates shall not be locked
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unless a Knox padlock or Knox Box containing the key to the lock is installed in an approved
location on the approach side of the gate). A pedestrian gate, if used to provide access, shall
be a minimum 3 feet wide and provided with a Knox Box/Padlock if locked. Reference CFC
as amended

44. Fire Department Building Construction Plan Review - Submittal of construction plans to the
Fire Department will be required. Final fire and life safety conditions will be addressed when
the Fire Department reviews the plans. These conditions will be based on California Fire Code,
California Building Code (CBC), and related codes/standards adopted at the time of
construction plan submittal. Reference CFC as amended.

45. Prior to Grading - Water Plans. The applicant or developer shall furnish one copy of the water
system plans to the Fire Department for review. Plans shall be signed by a registered civil
engineer, containing a Fire Department approval signature block, and shall conform to hydrant
type, location, spacing and minimum fire flow. Once plans are signed by the local water
company, the originals shall be presented to the Fire Department for review.

46. Prior to Grading - Fire Access Road Improvements. The applicant shall submit Precise Grading
Plans identifying on-parcel Fire Access Road improvements to all structures in compliance
with Fire Department Standards.

47. Prior to Permit - Phased Construction Access and Water Supply. If construction is phased, an
approved phasing plan shall be approved by the Fire Department. Each phase shall provide
approved access and water supply for fire protection prior to any construction. Contact our
office for submittal instructions.

48. Prior to Permit Issuance — Fire Department Access. Fire Department emergency vehicle
apparatus access road locations and design shall be in accordance with the California Fire Code
and Riverside County Fire Department Standards. Plans must be submitted to the Fire Marshal
office for review and approval prior to building permit issuance.

49. Prior to Final — Fire Department Final Inspections. Prior to issuance of a Building Certificate
of Occupancy, the Fire Department shall perform all fire final inspections within the Building,
fire suppression systems and other related fire permits.

Engineering

GENERAL:

50. A focused Traffic Analysis (TA) shall be prepared for the project by an appropriately licensed
professional engineer. Prior to the preparation of the TA, the engineer shall submit a scoping
letter for the TA for the City Engineer’s approval. The TA shall include but not limited to
identification of trip generation, traffic distribution and impact on existing transportation
facilities and at time of General Plan build-out, all relevant, ingress and egress movements,
lines of sight, queuing analysis, and alignment studies (preliminary signing and striping plan).
Applicant shall obtain approval of site access and circulation from the Fire Marshall.
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51. A preliminary soils report shall be prepared for the project by an appropriately licensed
professional engineer. At a minimum, the soils report shall provide specific analyses and
recommendations for grading, pavement structural sections, and infiltration.

52. A comprehensive drainage report, prepared by California Registered Civil Engineer, shall be
submitted for review and approval by the City Engineer prior to issuance of any permits. The
report shall contain pre- and post-development hydrology maps showing on-site and off-site
tributary drainage areas and shall be prepared in accordance with the requirements of the
Riverside County Flood Control District. Adequate provisions shall be made to accept and
conduct the existing tributary drainage flows around or through the site in a manner which will
not adversely affect adjacent or downstream properties. If the design of the project includes a
retention basin, it shall be sized to contain the runoff resulting from a 10-year storm event and
the runoff from a 100-year storm event shall be contained within basin with shallow ponding
(3.5" max.). The basin shall be designed to evacuate a 10-year storm event within 72 hours.
The size of the retention basin(s) shall be determined by the hydrology report and be approved
by the City Engineer. Retention basin shall be provided with a minimum of 2.00 feet sandy
soil if determined to contain silt or clay materials. Maximum allowable percolation rate for
design shall be 10 gal./s.f./day unless otherwise approved by the City Engineer. A percolation
test for this site is required to be submitted. A combination drywell vertical drain field shall
be constructed at all points where runoff enters the retention basin. Drywell & vertical drain
field design shall be based on soils borings made at the proposed drywell locations after the
retention basins have been rough graded. Minimum depth shall be 45-feet. A log that includes
sieve analysis for each strata of the borings shall be submitted to the City Engineer for
confirmation of depth of the vertical drain fields. Underground retention under the proposed
parking area will be considered as an alternative to surface retention subject to the approval of
the City Engineer.

53. Prepare and record necessary drainage easements to implement the project in accordance with
drainage law.

54. A storm water quality management plan shall be prepared for the project by California
Registered Civil Engineer in compliance with NPDES and State Water Quality Control Board
regulations. The project shall be designed to specify preferential use of Low Impact
Development Best Management Practices that reduce pollutants and runoff volume.

55. Applicant shall comply with the valley wide NPDES permit requirements including but not
limited to submittal of a WQMP for plan review accompanied by a $3,000 plan check deposit
for approval including executed maintenance agreement. All unused plan check fees will be
refunded to the applicant upon approval of the Final WQMP.

56. The developer shall submit a Fugitive Dust Control and Erosion Control plan in accordance
with Guidelines set forth by CMC and SCAQMD to maintain wind and drainage erosion and
dust control for all areas disturbed by grading. Exact method(s) of such control shall be subject
to review and approval by the City Engineer. No sediment is to leave the site. Additional
securities, in bond form, in amount of $2,000.00 per acre of gross area, and a one-time cash
deposit of $2,000.00 are required to insure compliance with this requirement. No work may
be started on or off site unless the PM-10 plan has been approved, the original plans, and
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executed dust control agreement, are filed in the engineering department at the City of
Coachella.

57. Applicant shall submit for review and approval by the City Engineer all documents related to
any existing and proposed on-site and off-site easements that may affect the development of
the site. All easements shall be identified on the engineering plans.

58. Site access improvements shall be in conformance with the requirements of Title 24 of the
California Administrative Code. This shall include access ramps for off-site and on-site streets
as required.

59. Applicant shall obtain approval of site access and circulation from Fire Marshall.

60. The applicant shall provide necessary utility easements for 11D and underground overhead
distribution lines within the project boundaries. Applicant shall submit to the City a letter from
11D that satisfies this requirement.

61. The applicant shall pay all necessary plan check, permit and inspection fees. Fees will be
determined when plans are submitted to the City Engineering Department for plan check.

ROUGH GRADING:
62. Prepare and submit rough grading and erosion control plans for the project.

63. The project’s soils engineer shall certify to the adequacy of the grading plan.

64. All projects developing one (1) acre or more of total land area, or which are part of a larger
phased development that will disturb one acre of land, are required to obtain coverage under
the State Water Resources Control Board’s (SWRCB) General Permit for storm water
discharges associated with construction activity. Proof of filing a Notice of Intent (NOI) with
the SWRCB for coverage under this permit is required. The Waste Discharger’s Identification
Number (WDID), issued by the SWRCB, must be shown on the grading plans. The project’s
Storm Water Pollution Prevention Plan shall be submitted for the City’s review and approval.

PRECISE GRADING:

65. A precise grading/improvement plan, prepared by a California Registered Civil Engineer,
showing building footprints, pad elevations, finished grades, drainage routes, retaining walls,
erosion control, slope easements, and all other pertinent information shall be submitted for
review and approval by the City Engineer.

66. Rough grading shall be certified by the project soils engineer prior to issuance of a permit for
precise grading or building construction.

67. Provide and record a reciprocal use and maintenance agreement to assure common ingress and
egress and joint maintenance of all common access, parking areas and drives.



Resolution No. PC2026-11 EXHIBIT A

68. If applicant is planning to build a wall, separate permits shall be required for wall construction.
The maximum height of any wall shall be limited to six (6) feet as measured from an average
of the ground elevations on either side.

STREET IMPROVEMENTS:

69. Street improvement plans prepared by a California Registered Civil Engineer shall be
submitted for review and approval by the City Engineer. All street improvements including
street lights shall be designed and constructed in conformance with City Municipal Code,
General Plan, and Standards and Specifications. Street flow line grade shall have a minimum
slope of 0.35 %.

70. Applicant shall construct all off-site and on-site improvements including street pavement, curb,
gutter, sidewalk, street trees, perimeter walls, perimeter landscaping and irrigation, storm
drain, street lights, and any other incidental works necessary to complete the improvements.
Driveways shall conform to City of Coachella standards for commercial driveways with a
minimum width of 24.00 feet and curbed radius entrances.

71. Applicant shall construct and the following street and street improvements to conform to the
General Plan and/or requirements of Traffic Study.

a. Harrison Street- Public Roadway as shown on the RAC and per these comments shall
include the following:
i. Dedication of land along northbound lane within project limits is required. This
street is classified as a Local Industrial with 74 feet of right-of-way minimum
as per City of Coachella General Plan.

ii. Street measured at Center line to easterly curb shall have a width of 27-foot

iii.  Applicant shall construct street widening and improvements along Coachella
RV Storage Project’s Harrison Street frontage to the Satisfaction of the City
Engineer prior to the issuance of the first COO.

iv. Applicant shall install all sidewalk, curb and gutter transitions to uniformly
connect to existing adjacent improvements and coordinate installation and/or
relocation of fire hydrants, water meters, storm drain, wells, streetlights,
landscape and all other appurtenances as required to the satisfaction of the City
Engineer.

v. Applicant is responsible for the construction of all appurtenant roadway
components within project limits such as, but not limited to: curb and gutter,
sidewalk, ADA ramps, Traffic control striping, legends, and signage to the City
Engineer.

vi. Applicant shall underground all existing dry utilities at northbound lane within
project limits such as, but not limited to: power poles, telecommunication poles
and all other existing dry utilities to the satisfaction of the City Engineer.
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72. Should some required aspects of the Major Arterial Road be deemed to be not yet feasible for
construction, then the applicant shall enter into a cash-in-lieu of construction agreement to
meet the obligation of the project. The cash in-lieu of construction payment shall be for a sum
of 150% of the value of the remaining construction obligations and shall be recorded prior to
COO. The City shall reserve the right to spend this money on any similar projects within the
City limits and at the point of feasibility, the City will build all remaining right-of-way
construction obligations at no additional cost to the applicant.

SEWER and WATER IMPROVEMENTS:
73. Sewer & Water Improvement Plans prepared by a California Registered Civil Engineer shall
be submitted for engineering plan check and City Engineer approval.

74. Applicant shall construct all off-site and on-site water improvements and any other incidental
works necessary to complete the improvements. Size and location of sewer and water
improvements shall be approved by the City Engineer.

PRIOR TO ISSUANCE OF BUILDING PERMITS:
75. A final soils report, compaction report and rough grading certificate shall be submitted and
approved prior to issuance of any building permits.

76. Provide a set of proposed Covenants, Conditions and Restrictions (CC&R) for review and
approval. The proposed CC&Rs shall contain the Association’s/Owner’s maintenance
obligations with respect to various facilities including, but not limited to, right-of-way and
private landscaping, private streets, sidewalks, utilities, street lights, and Water Quality
Management Plan (WQMP) features. This document must be submitted to and approved by
the City before it is submitted to any other governmental entity.

77. Prior to issuance of building permits, all required public improvements, including landscaping
and lighting of the retention basins, and landscaped areas along the exterior streets, shall be
completed or secured with appropriate sureties to the satisfaction of the City Engineer. An
engineering final inspection is required. "As-built” plans shall be submitted to and approved
by the City Engineer. Prior to acceptance of the improvements by the City, such plans, once
approved, shall be given to the city on compact disk in AutoCad format. All off-site and on-
site improvements shall be completed to the satisfaction of the City Engineer prior to
acceptance of improvements for maintenance by the City.

78. The applicant’s Civil Engineer shall field verify and certify that all BMPs are designed,
constructed, and functional in accordance with the approved WQMP.

PRIOR TO RELEASE OF OCCUPANCY PERMITS/ACCEPTANCE OF PUBLIC
IMPROVEMENTS:

79. Prior to issuance of certificate of occupancy, all public improvements, including landscaping
and lighting of the retention basins, and landscaped areas along the exterior streets, shall be
completed to the satisfaction of the City Engineer. An engineering final inspection is required.
"As-built" plans shall be submitted to and approved by the City Engineer. Prior to acceptance
of the improvements by the City, such plans, once approved, shall be given to the city on
compact disk in AutoCad format. All off-site and on-site improvements shall be completed to
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the satisfaction of the City Engineer prior to acceptance of improvements for maintenance by
the City.



RESOLUTION NO. PC2026-12

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
COACHELLA CONDITIONALLY APPROVING ARCHITECTURAL
REVIEW NO. 24-05 FOR AN OFFICE CLUBHOUSE, NINE STORAGE
BUILDINGS, AND AN INDUSTRIAL LEASE SPACE FOR THE
COACHELLA VAULT PROJECT LOCATED ON AN
APPROXIMATELY 11 ACRE PARCEL AT APN: 603-290-005; AND
DETERMINING THAT THE PROJECT IS COMPLIANT WITH
SECTION 15063 OF THE CALIFORNIA ENVIRONMENTAL QUALITY
ACT (CEQA) GUIDELINES. APPLICANT: STEVE MYERS,
COACHELLA VAULT LLC.

WHEREAS, on April 15, 2025, the applicant, Steve Myers, on behalf of Coachella
Vault, LLC., submitted a Tentative Tract Map application, Conditional Use Permit,
Architectural Review, and Environmental Assessment application, and associated
environmental documentation for the proposed Coachella Vault project mini storage and
RV storage use that includes the construction of an office clubhouse, nine storage
buildings, and associated improvements on an approximately 11 acre parcel at APN: 603-
290-005.

WHEREAS, the Site is located east of Harrison Street and 1,300 feet south of
Avenue 48 (Assessor’s Parcel Number: 603-290-005)(“Property”); and,

WHEREAS, the site has a zoning designation of M-W Wrecking Yard and a
General Plan 2035 land use designation of Industrial District; and,

WHEREAS, the Project is consistent with and intended to implement the vision of
the Coachella Municipal Code and the General Plan 2035 pertaining to land use patterns,
building and site design, and public right-of-way improvements; and

WHEREAS, pursuant to section 21067 of the Public Resources Code, and section
15367 of the State CEQA Guidelines (Cal. Code Regs., tit. 14, § 15000 et seq.), the City is
the lead agency for the proposed Project and has prepared an Initial Study/Mitigated
Negative Declaration (SCH#2026010502) (“IS/MND”) and a Mitigation Monitoring and
Reporting Program (“MMRP”) for the Project;

WHEREAS, a notice of a public hearing to consider Tentative Tract Map No. 38943,
Conditional Use Permit No. 379, Architectural Review No. 24-05, and Environmental
Assessment 2024-01 was issued in accordance with Coachella Municipal Code Section
17.74.010G, inclusive of the publication on April 19, 2026, of a legal public hearing notice
which was published in the Desert Sun, the City’s newspaper of record and mailing of a
public hearing notice to a certified list of property owners within 300 feet of the subject
properties on April 13, 2026; and,

WHEREAS, on April 29, 2026, the Planning Commission held a duly noticed
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public hearing to consider the application for the Project during which evidence, both
written and oral, including the staff report and supporting documents, was presented at
said hearing; and,

WHEREAS, at the conclusion of the public hearing and following discussion, the
Planning Commission approved this Resolution No. PC2026-12 for the conditional
approval of Architectural Review No. 24-05 for an office clubhouse, nine storage
buildings, and an industrial lease space for the Coachella VVault Project as conditioned
with the motion vote outcome specified in the meeting minutes for the April 1, 2026,
Planning Commission meeting.

NOW, THEREFORE, BE IT RESOLVED, THE PLANNING COMMISSION OF
THE CITY OF COACHELLA, CALIFORNIA DOES HEREBY FIND
DETERMINE AND RESOLVE AS FOLLOWS:

SECTION 1. Incorporation of Recitals. The Planning Commission hereby
specifically finds that all of the facts set forth in the recitals of this Resolution are true
and correct and are incorporated into this Resolution by reference and constitute a
material part of this Resolution.

SECTION 2. Environmental Findings. Pursuant to the California Environmental
Quality Act (Public Resources Code, § 21000 et seq.) and the State CEQA Guidelines
(California Code of Regulations, title 14, § 15000 et seq.) (Collectively, “CEQA”), the
Planning Commission adopted Resolution No. PC2026-13 determining that there is no
substantial evidence that the approval of the Project would result in a significant adverse
effect on the environment, provided appropriate mitigation measures, as identified in the
MMRP, are imposed on the Project.

SECTION 3. Architectural Review Findings. Based upon the evidence presented at the
hearing, including the staff report and written and verbal testimony, which are all
incorporated herein by reference, the Planning Commission hereby finds that:

1. The location of the project site has a General Plan land use designation of Industrial
District which permits the development of industrial and research and development
uses. The proposed mini storage and RV storage use for the proposed Coachella Vault
project is consistent with the allowed land uses in the Industrial District general plan
designation. The project proposes the construction of an office clubhouse, nine storage
buildings, and an industrial lease space for the Coachella Vault Project. The
development intensity allowed under the Industrial District is a floor-area-ratio of 0.1
to 2.0. The proposed development includes a total building area of 232,490 SF on an
11-acre parcel, which provides a development intensity consistent with the floor-area-
ratio development intensity allowed under the Industrial District. The residential
development intensity is classified as non-applicable under the Industrial District. The
proposed project does not propose any residential units as part of this project. For the
foregoing reasons, the proposed mini storage and RV storage use and proposed
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construction for the Coachella VVault project is consistent with the objectives of the
General Plan.

2. The location of the project site has a General Plan land use designation of Industrial
District which permits the development of industrial and research and development
uses. The project site is currently zoned Wrecking Yard (M-W) which implements
the Industrial District land use designation of the General Plan. The M-W zone
allows for those conditional uses allowed by Section 17.32.020(C) of the M-H
(Heavy Industrial) zone. Those conditional use allowed in the M-H zone include
“recreational vehicle storage such that standalone uses shall not exceed fifteen (15)
percent of the M-H Zone”, and “all conditional uses permitted by Section 17.30.020
of the M-S (Manufacturing Service) zone”. In the M-S zone, “mini-Storage
warehouse” is allowed as a conditional use. At the time of writing of this staff
report, there are no recreational vehicle storage uses currently in use or approved in
the M-H zone. The proposed recreational vehicle storage use proposed by this
project would not be in conflict with the 15 percent maximum requirement for
recreational vehicle storage uses. For these reasons, recreational vehicle storage and
mini-storage uses are allowed land uses subject to the approval of a conditional use
permit in the M-W Wrecking Yard zone. This zone is intended to provide for, and to
encourage the orderly development of heavy industrial uses and recycling operations
deemed to be of regional significance, but of such nature that extra care must be
taken in the regulation of said uses to protect the community's health and wellbeing,
and where said uses are subject to aesthetic and environmental conditions which
require the provision of safeguards to control and suppress some of the heavier
manifestations of said uses to prevent adverse effects on the community. The project
development plan set complies with Section 17.43.030 — Property Development
Standards of the (M-W) Recking Yard zone. For the foregoing reasons, the proposed
construction of an office clubhouse, nine storage buildings, and an industrial lease
space for the Coachella VVault Project complies with the zoning regulations of the
(M-W) Wrecking Yard zone.

3. The location of the project site has a General Plan land use designation of Industrial
District which permits the development of industrial and research and development
uses. The project development plan set complies with Section 17.43.030 — Property
Development Standards of the (M-W) Wrecking Yard zone. This includes compliance
with the yard requirements and height limits, screening requirements, paving, parking
space, and landscape requirements of the (M-W) Wrecking Yard zone. The project is
subject to Architectural Review as set forth in Section 17.72.010 of the Coachella
Municipal Code. For the foregoing reasons, the proposed construction of an office
clubhouse, nine storage buildings, and an industrial lease space for the Coachella
Vault Project complies with the city’s design guidelines of the (M-W) Wrecking Yard
zone.

4. An Initial Study with Mitigated Negative Declaration (ISMND) was completed to
address the potential impacts from the implementation of the project. The
environmental analysis includes but is not limited to the analysis of environmentally
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sensitive areas, potential impacts to natural vegetation and significant trees,
watercourses, historic buildings and places, and other features of value to the
community. The proposed project will develop currently vacant highly disturbed
land in east Coachella. The existing setting does not contain any significant trees,
watercourses, or historic buildings or places. The parcel has minimal natural
vegetation, and what is there is common to many vacant parcels within the City of
Coachella and the greater Coachella Valley. The scarce natural vegetation will be
removed during the preliminary grading phase of the development of the site, and
the IS/MND found that with the adoption of mitigation measures, any potential
impact will be mitigated to have a less than significant impact. The MMRP includes
mitigation measures that ensure protection of environmentally sensitive land uses
and species within the project area. For the foregoing reasons, the design of the
proposed construction of an office clubhouse, nine storage buildings, and an
industrial lease space for the Coachella VVault Project will not be detrimental to the
public health, safety, welfare, or materially injurious to properties and improvements
in the vicinity.

. The location of the project site has a General Plan land use designation of Industrial
District which permits the development of single-family residential homes and
community amenities. The development intensity allowed under the Industrial District
is a floor-area-ratio of 0.1 to 2.0. The proposed development includes a total building
area of 232,490 SF on an 11-acre parcel, which provides a development intensity
consistent with the floor-area-ratio development intensity allowed under the Industrial
District. The residential development intensity is classified as non-applicable under
the Industrial District. The proposed project does not propose any residential units as
part of this project. The proposed project provides two vehicular access points on
Harrison Street and would provide access to the project that has been determined
suitable by the City Engineer/ Public Works Director and the Riverside County Office
of the Fire Marshal. Infrastructure to serve the proposed parcels have been assessed
and determined to be available from the water and electrical utilities. Furthermore, the
site has no topographical constraints and the proposed uses are consistent with that
has been analyzed in the General Plan and the Coachella Municipal Code. For the
foregoing reasons, the proposed construction of an office clubhouse, nine storage
buildings, and an industrial lease space for the Coachella VVault Project will be located,
designed, constructed, operated and maintained so as to be compatible with the
existing or intended character of the general vicinity and shall not change the essential
character of the same area.

SECTION 4. Location and Custodian of Records. The documents and materials that

constitute the record of proceedings on which these findings are based are located at
Coachella Civic Center. The Development Services Director is the custodian of the record
of proceedings.

SECTION 5. Execution of Resolution. The Planning Commission Chairperson shall sign
this Resolution and the Planning Commission Secretary shall attest and certify to the passage
and adoption thereof.
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SECTION 6. Planning Commission Approval. Based on the foregoing recitals and
findings above, and the written and oral comments, facts and evidence presented, the City
of Coachella Planning Commission conditionally approves Architectural Review No. 24-
05, for the proposed construction of an office clubhouse, nine storage buildings, and an
industrial lease space for the Coachella Vault project located at APN: 603-290-005; and
determining that the project is compliant with Section 15063 Of The California
Environmental Quality Act (CEQA) Guidelines. The applicant shall demonstrate
compliance with ALL Conditions of Approval, as set forth in Exhibit “A”, and Development
Plan Set in “Exhibit B” of this Resolution. Failure to demonstrate compliance with these
conditions of approval may result in the delay of the Proposed Use or the rescinding of the
City of Coachella’s conditional use permit approval. Where the term “Applicant” is used in
any condition of approval, this term shall also apply to the Property Owner, any developer,
or any successor in the interest of the Applicant. It is the Applicant’s or Applicant’s
successor in interest responsibility to fully comply with the conditions of approval unless
subsequently modified in accordance with the City’s required processes and procedures.

SECTION 7. SEVERABILITY. If any section, subsection, sentence, clause, phrase, or
portion of this Resolution is for any reason held to be invalid or unconstitutional by the
decision of any court of competent jurisdiction, such decision shall not affect the validity of
the remaining portions of this Resolution. The Planning Commission of the City of
Coachella hereby declares that it would have adopted this Resolution and each section,
subsection, sentence, clause, phrase, or portion thereof irrespective of the fact that any one
or more sections, subsections, sentences, clauses, phrases, or portions be declared invalid or
unconstitutional.

PASSED APPROVED and ADOPTED this 29" day of April 2026.
AYES:
NOES:

ABSENT:

ABSTAIN:

Eva Lara, Chairperson
City of Coachella

ATTEST:
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Kendra Reif
Planning Commission Secretary

APPROVED AS TO FORM:

Best Best & Krieger
City Attorney
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Exhibit A — Resolution No. PC2026-12
CONDITIONS OF APPROVAL FOR ARCHITECTURAL REVIEW NO. 24-05

General Conditions

1.

Architectural Review (AR) 24-05 is approved for the architectural design for the Coachella
Vault Project located on approximately an 11 acre parcel at APN 603-290-005, and the
determination that the proposed project is compliant with California Environmental Quality Act
(CEQA) Guidelines Section 15073 - Public Review of a Proposed Negative Declaration or
Mitigated Negative Declaration.

The applicant shall defend, indemnify and hold harmless the City of Coachella, its officials,
officers, employees, and agents from and against any claim, action, or proceeding against the
City, its officials, officers, employees or agents to attack, set aside, void or annul any project
approval or condition of approval of the city concerning this project, including but not limited
to any approval or condition of approval or mitigation measure imposed by the City Council or
Planning Commission. The City shall promptly notify the applicant of any claim, action, or
proceeding concerning the project and the City shall cooperate fully in the defense of the matter.
The City reserves the right, at its own option, to choose its own attorney to represent the City,
its officials, officers, employees and agents in the defense of the City Attorney, within five days
of the effective date of this approval.

The working drawings shall include within the first four pages a list of all conditions of approval
included in this resolution.

The project includes a parcel map for condo purposes for the individual storage units to be sold.
A final map shall be recorded with the engineering department in accordance with the Coachella
Municipal Code.

Landscaping. All landscape areas visible from the public R.O.W shall provide a % inch gravel
design. All landscape areas within the project site shall include a mix of shrubs and plant
accents. The final landscape design shall be in conformance with the planning commission
approved conceptual landscape design to the satisfaction of the Community Development
Director.

Landscaping. A detailed landscape and irrigation plan shall be submitted that addresses
landscape requirements for the project site. Prior to issuance of building permits, a final
landscape plan shall be submitted and approved by the Community Development Director or
his/her designee.

Lighting. A detailed lighting plan shall be submitted that address site lighting for the project
site. Prior to issuance of building permits, a detailed lighting plan shall be submitted that address
site lighting for the project site and the final design shall be approved by the Community
Development Director or his/her designee. Light shall be shielded to prevent light spillover to
adjacent properties or the public right-of-way. The site shall provide sufficient lighting to the
satisfaction of the Community Development Director.



10.

11.

12.

13.

14.
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Signage. All new proposed signage shall comply with the guidelines established under Chapter
17.56 of the City of Coachella Municipal Code. Signage shall provide channel lettering or
individual lettering casings and logos in lieu of cabinets or painted signs. A detailed sign plan
shall be submitted to the Community Development Director and the final design shall be
approved by the Community Development Director or his/her designee.

Rooftop Equipment. Screening of new rooftop equipment is required. Exposed mechanical
equipment shall be visually screened by a seventy-five (75) percent (minimum) opaque or solid,
non-reflective visual barrier. The design and materials of the visual barrier shall comply with
the following requirements: Screening be comprised of parapets, screen walls, trellis systems,
or mechanical penthouses and shall include common design elements and finish materials of
the building facades. Screening shall be as high and wide or higher and wider than the
equipment it screens. Mechanical equipment screening shall be to the satisfaction of the
Development Services Director.

Fencing. All screening shall be of a uniform height in relation to the ground upon which it
stands, and shall be a minimum of eight feet and shall not exceed ten (10) feet in height. Where
screening exceeds a height of eight feet and is located on street or highway frontages, it shall
be set back at least three feet from the lot line. The area between the screening and the lot line
shall be fully landscaped. Revisions to the site plan will be required to ensure the site fence
screening meets this requirement. Site rear and side perimeter fencing shall be a tilt-up concrete
wall design or gray masonry block to be compatible with frontage fencing to the satisfaction of
the Community Development Director.

Architecture. Architectural finishes and design shall be in conformance with Planning
Commission approved plans and shall be submitted for review and approval to the satisfaction
of the Community Development Director.

Trash Enclosure. Trash enclosure shall be designed to be compatible with the existing structure,
and shall include overhead enclosure. The trash enclosure shall be of masonry construction with
metal gates and shall be architecturally compatible with main buildings. Trash enclosure shall
be sufficient in size to fit trash bins. Please reach out to Cynthia Avalos — Burrtec
cavalos@burrtecdesert.com for trash enclosure requirements. Applicant shall submit trash
enclosure plans to be approved and installed prior to Certificate of Occupancy.

The applicant will be required to comply with the City’s Art in Public Places Ordinance. If the
applicant elects to place artwork on the project site, the applicant shall place artwork in outdoor
areas of the private property accessible to the public in a manner satisfactory to the Public Arts
Commission. If the applicant elects to pay in-lieu art fees, then the fees shall be deposited into
the Public Arts Fund at an amount of (1) One-half (1/2) of one percent (1%) for new commercial
and industrial construction.

The storage units approved under this project shall be used solely for storage purposes and shall
not be used, occupied, or converted for human habitation, either temporarily or permanently.
No unit shall be equipped with or contain facilities that would support residential occupancy,
including but not limited to sleeping areas, cooking equipment, or bathroom fixtures (beyond
those expressly approved for the facility). The property owner and operator shall be responsible
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for enforcing this condition at all times. Failure to comply with this condition may result in
enforcement, including but not limited to revocation of project approvals.

CEQA

15.  The applicant shall comply with all mitigation measures and the mitigation monitoring reporting
program of the project Initial Study Mitigated Negative Declaration as adopted and attached to
Resolution No. PC2026-13 approval for EA No. 24-01.

Building

16. The project shall be designed to meet all the 2025 California Budging Code Title 24 regulations.
Review the 2025 CALIFORNIA GREEN BUILDING STANDARDS CODE MANDATORY
REQUIREMENTS FOR NONRESIDENTIAL as these requirements may have an adverse effect
on your project if you do not incorporate these regulations in your initial design.

17. Because of the anticipated demand for building inspections associated with this project and the
city’s limited resources for building inspectors, the owner shall compensate the city for an
inspector/s of record. The inspector of record will be selected and report to the City Building
Official.

Utilities

18. The project may be required to connect to the City’s public water and wastewater systems. In the
event that new connections are required, the applicant shall submit water and sewer plans for
approval.

19. New water and sewer connections are subject to the collection of impact fees.

20.  All fire lines require the installation of Double Check Detector Assemblies.

21. Backflow devices are required on all non-residential connections installed within 12” of the meter
box.

22.  All buildings may require individual meters.

23. lIrrigation may require its own meter.

24.  All water connections shall install 4G AMI master meters.

25.  All service lines shall be copper tubing per the approved list of materials.

26. All materials shall be per the approved list of materials provided by the Engineering Department or
the Utilities Department.

27. No new water connections shall be shown on landscaping plans, all connections shall be in the water
improvement plans.

28. Trees/shrubs must have a minimum of 15° separation distance from the Utilities water/sewer
laterals. Or minimum 10’ separation distance from water/sewer laterals with root barrier.
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29.

30.
31.

32.

33.

34.

Fire
35.

36.

37.

Provide plumbing blueprints depicting sanitary, industrial, and/or grease waste line. (all lines that
are applicable)

Illustrate domestic water and sewer point of connection to the City’s utilities.
Provide plumbing code fixture schedule with total DFU’s listed.

Complete Utilities Department’s wastewater discharge survey and submit to Development Services.
For tenant improvements, current and proposed plumbing code fixture schedule must be provided.

Pretreatment equipment/Sample box: (if applicable) Provide manufacture specifications and sizing
chart. Pretreatment Equipment Minimum Requirements:

750 gal minimum

Clean outs and vents before and after pretreatment equipment

Sample box immediately downstream of the pretreatment equipment

Multi suite buildings requesting pretreatment installation require separate sewer lateral
connection per pretreatment device

e. Made from precast concrete form

oo oy

Outside drains connected to the sanitary sewer are prohibited unless drains are protected from rain
water by having a permanent berm within a shade structure. Storm water is prohibited from entering
the sanitary sewer.

General Advisory Conditions. Fire Protection Water Supplies/Fire Flow - Minimum fire flow for
the construction of all buildings and project is required per CFC Appendix B. Will Serve Letters
from the responsible water purveyor with capabilities of water in the public street along the property
line is required prior to a map recordation. Prior to building permit issuance for new construction,
the applicant shall provide documentation to show there exists a water system capable of delivering
the required fire flow. Specific design features may increase or decrease the required fire flow.

Fire Protection Water Supplies/Hydrants - The minimum number of fire hydrants required, as well
as the location and spacing of fire hydrants, shall comply with CFC Appendix C and NFPA 24. Fire
hydrants shall be located no more than 400 feet from all portions of the exterior of the building
along an approved route on a fire apparatus access road, unless otherwise approved by the fire
department. In areas where new water mains are extended along streets and hydrants are not needed
for protection of structures, standard fire hydrants shall be provided at spacing not to exceed 1,000
feet along streets for transportation hazards. Fire hydrants shall be at least 40 feet from the building
it is serving. A fire hydrant shall be located within 20 to 100 feet of the fire department connection
for buildings protected with a fire sprinkler system. The size and number of outlets required for the
approved fire hydrants are 4” x 2 12” x 2 12” (super hydrant). Reference CFC as amended and NFPA
24,

Fire Department Access and Fire Lanes Marking - Fire apparatus access roads shall be provided
within 150 feet of all exterior portions of buildings, unless otherwise approved by the fire
department. Fire apparatus access roads shall have an unobstructed width of no less than 24 feet.
Dead-end fire apparatus access roads exceeding150 feet in length shall provide an approved turn
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around. The construction of the fire apparatus access roads shall be all weather and capable of
sustaining 80,000 Ibs. Unless otherwise approved, the grade of a fire apparatus access road shall
not exceed 16 percent and the cross slope shall not exceed 2.5 percent. The angles of approach and
departure for fire apparatus access roads shall be a maximum of 6 percent grade change for 25 feet
of approach/departure. Reference CFC as amended and Riverside County Fire Department Policies
and Standards: Fire Lane marking: Identification and marking of fire lanes, including curb details
and signage, shall comply with all Riverside County Fire Department Standards.

Fire Hydrant Street Blue Reflective Markers - Fire hydrant location shall be visually indicated with
blue reflective markers. Any hydrant marker damaged or removed during street construction or
repair shall be immediately replaced.

Fire Department Access Turn Around — On-parcel dead-end fire apparatus access roads exceeding
150 feet in length shall provide a bulb turnaround at the terminus measuring a minimum of 38 feet
outside radius and 17 feet inside radius. Parallel parking around the perimeter of the bulb is
acceptable provided the bulb outside turning radius is increased by 8 feet. In-lieu of a bulb, a
hammer-head type turnaround is acceptable where the top of the “T”” dimension is 120 feet with the
stem in the center. Additional turnaround designs may be acceptable as approved by the Fire
Department. Reference CFC as amended and Riverside County Fire Department Policies and
Standards.

Fire Secondary Access — Unless otherwise approved by the Fire Department, dead end fire
apparatus access roads shall not exceed 1,320 feet. Secondary egress/access fire apparatus access
roads shall provide independent egress/access from/to the area or as otherwise approved by the Fire
Department. Secondary egress/access fire apparatus access roads shall be as remote as possible from
the primary fire apparatus access road to reduce the possibility that both routes will be obstructed
by a single emergency. Additional fire apparatus access roads based on the potential for impairment
by vehicle congestion, condition of terrain, climatic conditions, anticipated magnitude of a potential
incident, or other factors that could limit access may be required by the Fire Department. Reference
CFC as amended and Riverside County Fire Department Policies and Standards.

Traffic Calming Devices - Requests for installation of traffic calming designs/devices on fire
apparatus access roads shall be submitted and approved by the Fire Code Official. Reference CFC
as amended.

Loading Zone - On private properties, where fire apparatus access roads are utilized for loading and
unloading or utilized for passenger drop-off or pick-up, an additional eight (8) feet of width shall
be added to the minimum required width for the fire apparatus access road.

Gate Access - All electronically operated gates shall be provided with Knox key switches and
automatic sensors for access. These gates shall be provided with access to gate equipment or another
method to open the gate if there is a power failure. (Manual gates shall not be locked unless a Knox
padlock or Knox Box containing the key to the lock is installed in an approved location on the
approach side of the gate). A pedestrian gate, if used to provide access, shall be a minimum 3 feet
wide and provided with a Knox Box/Padlock if locked. Reference CFC as amended

Fire Department Building Construction Plan Review - Submittal of construction plans to the Fire
Department will be required. Final fire and life safety conditions will be addressed when the Fire
Department reviews the plans. These conditions will be based on California Fire Code, California
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Building Code (CBC), and related codes/standards adopted at the time of construction plan
submittal. Reference CFC as amended.

45.  Prior to Grading - Water Plans. The applicant or developer shall furnish one copy of the water
system plans to the Fire Department for review. Plans shall be signed by a registered civil engineer,
containing a Fire Department approval signature block, and shall conform to hydrant type, location,
spacing and minimum fire flow. Once plans are signed by the local water company, the originals
shall be presented to the Fire Department for review.

46. Prior to Grading - Fire Access Road Improvements. The applicant shall submit Precise Grading
Plans identifying on-parcel Fire Access Road improvements to all structures in compliance with
Fire Department Standards.

47. Prior to Permit - Phased Construction Access and Water Supply. If construction is phased, an
approved phasing plan shall be approved by the Fire Department. Each phase shall provide
approved access and water supply for fire protection prior to any construction. Contact our office
for submittal instructions.

48. Prior to Permit Issuance — Fire Department Access. Fire Department emergency vehicle apparatus
access road locations and design shall be in accordance with the California Fire Code and Riverside
County Fire Department Standards. Plans must be submitted to the Fire Marshal office for review
and approval prior to building permit issuance.

49. Prior to Final — Fire Department Final Inspections. Prior to issuance of a Building Certificate of
Occupancy, the Fire Department shall perform all fire final inspections within the Building, fire
suppression systems and other related fire permits.

Engineering

GENERAL.:

50. A focused Traffic Analysis (TA) shall be prepared for the project by an appropriately licensed
professional engineer. Prior to the preparation of the TA, the engineer shall submit a scoping letter
for the TA for the City Engineer’s approval. The TA shall include but not limited to identification
of trip generation, traffic distribution and impact on existing transportation facilities and at time of
General Plan build-out, all relevant, ingress and egress movements, lines of sight, queuing analysis,
and alignment studies (preliminary signing and striping plan). Applicant shall obtain approval of
site access and circulation from the Fire Marshall.

51. Apreliminary soils report shall be prepared for the project by an appropriately licensed professional
engineer. Ata minimum, the soils report shall provide specific analyses and recommendations for
grading, pavement structural sections, and infiltration.

52. A comprehensive drainage report, prepared by California Registered Civil Engineer, shall be
submitted for review and approval by the City Engineer prior to issuance of any permits. The report
shall contain pre- and post-development hydrology maps showing on-site and off-site tributary
drainage areas and shall be prepared in accordance with the requirements of the Riverside County
Flood Control District. Adequate provisions shall be made to accept and conduct the existing
tributary drainage flows around or through the site in a manner which will not adversely affect
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adjacent or downstream properties. If the design of the project includes a retention basin, it shall be
sized to contain the runoff resulting from a 10-year storm event and the runoff from a 100-year
storm event shall be contained within basin with shallow ponding (3.5' max.). The basin shall be
designed to evacuate a 10-year storm event within 72 hours. The size of the retention basin(s) shall
be determined by the hydrology report and be approved by the City Engineer. Retention basin shall
be provided with a minimum of 2.00 feet sandy soil if determined to contain silt or clay materials.
Maximum allowable percolation rate for design shall be 10 gal./s.f./day unless otherwise approved
by the City Engineer. A percolation test for this site is required to be submitted. A combination
drywell vertical drain field shall be constructed at all points where runoff enters the retention basin.
Drywell & vertical drain field design shall be based on soils borings made at the proposed drywell
locations after the retention basins have been rough graded. Minimum depth shall be 45-feet. A
log that includes sieve analysis for each strata of the borings shall be submitted to the City Engineer
for confirmation of depth of the vertical drain fields. Underground retention under the proposed
parking area will be considered as an alternative to surface retention subject to the approval of the
City Engineer.

Prepare and record necessary drainage easements to implement the project in accordance with
drainage law.

A storm water quality management plan shall be prepared for the project by California Registered
Civil Engineer in compliance with NPDES and State Water Quality Control Board regulations. The
project shall be designed to specify preferential use of Low Impact Development Best Management
Practices that reduce pollutants and runoff volume.

Applicant shall comply with the valley wide NPDES permit requirements including but not limited
to submittal of a WQMP for plan review accompanied by a $3,000 plan check deposit for approval
including executed maintenance agreement. All unused plan check fees will be refunded to the
applicant upon approval of the Final WQMP.

The developer shall submit a Fugitive Dust Control and Erosion Control plan in accordance with
Guidelines set forth by CMC and SCAQMD to maintain wind and drainage erosion and dust control
for all areas disturbed by grading. Exact method(s) of such control shall be subject to review and
approval by the City Engineer. No sediment is to leave the site. Additional securities, in bond
form, in amount of $2,000.00 per acre of gross area, and a one-time cash deposit of $2,000.00 are
required to insure compliance with this requirement. No work may be started on or off site unless
the PM-10 plan has been approved, the original plans, and executed dust control agreement, are
filed in the engineering department at the City of Coachella.

Applicant shall submit for review and approval by the City Engineer all documents related to any
existing and proposed on-site and off-site easements that may affect the development of the site.
All easements shall be identified on the engineering plans.

Site access improvements shall be in conformance with the requirements of Title 24 of the

California Administrative Code. This shall include access ramps for off-site and on-site streets as
required.

Applicant shall obtain approval of site access and circulation from Fire Marshall.
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The applicant shall provide necessary utility easements for 1ID and underground overhead
distribution lines within the project boundaries. Applicant shall submit to the City a letter from 1D
that satisfies this requirement.

The applicant shall pay all necessary plan check, permit and inspection fees. Fees will be
determined when plans are submitted to the City Engineering Department for plan check.

ROUGH GRADING:
Prepare and submit rough grading and erosion control plans for the project.

The project’s soils engineer shall certify to the adequacy of the grading plan.

All projects developing one (1) acre or more of total land area, or which are part of a larger phased
development that will disturb one acre of land, are required to obtain coverage under the State Water
Resources Control Board’s (SWRCB) General Permit for storm water discharges associated with
construction activity. Proof of filing a Notice of Intent (NOI) with the SWRCB for coverage under
this permit is required. The Waste Discharger’s Identification Number (WDID), issued by the
SWRCB, must be shown on the grading plans. The project’s Storm Water Pollution Prevention
Plan shall be submitted for the City’s review and approval.

PRECISE GRADING:

A precise grading/improvement plan, prepared by a California Registered Civil Engineer, showing
building footprints, pad elevations, finished grades, drainage routes, retaining walls, erosion
control, slope easements, and all other pertinent information shall be submitted for review and
approval by the City Engineer.

Rough grading shall be certified by the project soils engineer prior to issuance of a permit for precise
grading or building construction.

Provide and record a reciprocal use and maintenance agreement to assure common ingress and
egress and joint maintenance of all common access, parking areas and drives.

If applicant is planning to build a wall, separate permits shall be required for wall construction. The
maximum height of any wall shall be limited to six (6) feet as measured from an average of the
ground elevations on either side.

STREET IMPROVEMENTS:

Street improvement plans prepared by a California Registered Civil Engineer shall be submitted for
review and approval by the City Engineer. All street improvements including street lights shall be
designed and constructed in conformance with City Municipal Code, General Plan, and Standards
and Specifications. Street flow line grade shall have a minimum slope of 0.35 %.

Applicant shall construct all off-site and on-site improvements including street pavement, curb,
gutter, sidewalk, street trees, perimeter walls, perimeter landscaping and irrigation, storm drain,
street lights, and any other incidental works necessary to complete the improvements. Driveways
shall conform to City of Coachella standards for commercial driveways with a minimum width of
24.00 feet and curbed radius entrances.
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Applicant shall construct and the following street and street improvements to conform to the
General Plan and/or requirements of Traffic Study.

a. Harrison Street- Public Roadway as shown on the RAC and per these comments shall
include the following:
i. Dedication of land along northbound lane within project limits is required. This
street is classified as a Local Industrial with 74 feet of right-of-way minimum
as per City of Coachella General Plan.

ii. Street measured at Center line to easterly curb shall have a width of 27-foot

iii.  Applicant shall construct street widening and improvements along Coachella
RV Storage Project’s Harrison Street frontage to the Satisfaction of the City
Engineer prior to the issuance of the first COO.

iv. Applicant shall install all sidewalk, curb and gutter transitions to uniformly
connect to existing adjacent improvements and coordinate installation and/or
relocation of fire hydrants, water meters, storm drain, wells, streetlights,
landscape and all other appurtenances as required to the satisfaction of the City
Engineer.

v. Applicant is responsible for the construction of all appurtenant roadway
components within project limits such as, but not limited to: curb and gutter,
sidewalk, ADA ramps, Traffic control striping, legends, and signage to the City
Engineer.

vi. Applicant shall underground all existing dry utilities at northbound lane within
project limits such as, but not limited to: power poles, telecommunication poles
and all other existing dry utilities to the satisfaction of the City Engineer.

Should some required aspects of the Major Arterial Road be deemed to be not yet feasible for
construction, then the applicant shall enter into a cash-in-lieu of construction agreement to meet the
obligation of the project. The cash in-lieu of construction payment shall be for a sum of 150% of
the value of the remaining construction obligations and shall be recorded prior to COO. The City
shall reserve the right to spend this money on any similar projects within the City limits and at the
point of feasibility, the City will build all remaining right-of-way construction obligations at no
additional cost to the applicant.

SEWER and WATER IMPROVEMENTS:
Sewer & Water Improvement Plans prepared by a California Registered Civil Engineer shall be
submitted for engineering plan check and City Engineer approval.

Applicant shall construct all off-site and on-site water improvements and any other incidental works
necessary to complete the improvements. Size and location of sewer and water improvements shall

be approved by the City Engineer.

PRIOR TO ISSUANCE OF BUILDING PERMITS:
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A final soils report, compaction report and rough grading certificate shall be submitted and
approved prior to issuance of any building permits.

Provide a set of proposed Covenants, Conditions and Restrictions (CC&R) for review and approval.
The proposed CC&Rs shall contain the Association’s/Owner’s maintenance obligations with
respect to various facilities including, but not limited to, right-of-way and private landscaping,
private streets, sidewalks, utilities, street lights, and Water Quality Management Plan (WQMP)
features. This document must be submitted to and approved by the City before it is submitted to
any other governmental entity.

Prior to issuance of building permits, all required public improvements, including landscaping and
lighting of the retention basins, and landscaped areas along the exterior streets, shall be completed
or secured with appropriate sureties to the satisfaction of the City Engineer. An engineering final
inspection is required. "As-built" plans shall be submitted to and approved by the City Engineer.
Prior to acceptance of the improvements by the City, such plans, once approved, shall be given to
the city on compact disk in AutoCad format. All off-site and on-site improvements shall be
completed to the satisfaction of the City Engineer prior to acceptance of improvements for
maintenance by the City.

The applicant’s Civil Engineer shall field verify and certify that all BMPs are designed, constructed,
and functional in accordance with the approved WQMP.

PRIOR TO RELEASE OF OCCUPANCY PERMITS/ACCEPTANCE OF PUBLIC

IMPROVEMENTS:

Prior to issuance of certificate of occupancy, all public improvements, including landscaping and
lighting of the retention basins, and landscaped areas along the exterior streets, shall be completed
to the satisfaction of the City Engineer. An engineering final inspection is required. "As-built"
plans shall be submitted to and approved by the City Engineer. Prior to acceptance of the
improvements by the City, such plans, once approved, shall be given to the city on compact disk in
AutoCad format. All off-site and on-site improvements shall be completed to the satisfaction of the
City Engineer prior to acceptance of improvements for maintenance by the City.



COACHELLA RV STORAGE

HARRISON STREET
COACHELLA, CA 92236

Exhibit B - Development Plan Set

PROJECT DATA:

JOB ADDRESS:

ASSESSORS PARCEL NUMBER:

ZONING:

PROPOSED USE:
DESCRIPTION OF WORK:

HARRISON STREET
COACHELLA, CA 92236

603-290-005

M-W (WRECKING YARD ZONE)

RV STORAGE

NEW 2 STORY, TILT-UP CONCRETE CLUBHOUSE & OFFICES
WITH NEW INTERIOR PARTITION WALLS, NEW MECHANICAL,
PLUMBING, & ELECTRICAL.

(9) NEW SINGLE STORY TILT-UP CONCRETE RV STORAGE
BUILDINGS

NEW SITE IMPROVEMENTS TO INCLUDE NEW A/C PAVING,
NEW LANDSCAPING, AND NEW DETENTION BASIN

OWNER: STEVE MYERS ARCHITECTURAL
MYERS CONCRETE CS-1.0 COVER SHEET A-3.0 CLUBHOUSE COLOR ELEVATIONS
78206 VARNER ROAD, STE. D152 AS-1.0 SITE PLAN A-3.1 BLDG. A COLOR ELEVATIONS
PALM DESERT, CA 92211 A-1.0 CLUBHOUSE FIRST FLOOR PLAN A-3.2 BLDG. B COLOR ELEVATIONS
PHONE: (760) 275-6820 A-1.1 CLUBHOUSE SECOND FLOOR PLAN A-3.3 BLDG. C COLOR ELEVATIONS
A-1.2 BLDG'S A, B, & C FLOOR PLANS A-3.4 BLDG. D COLOR ELEVATIONS
A-1.3 BLDG'S D, E, & F FLOOR PLANS A-3.5 BLDG. E COLOR ELEVATIONS
A-1.4 BLDG'S G, H, & J FLOOR PLANS A-3.6 BLDG. F COLOR ELEVATIONS
A-2.0 CLUBHOUSE ELEVATIONS A-3.7 BLDG. G COLOR ELEVATIONS
A-2.1 BLDG. A ELEVATIONS A-3.8 BLDG. H COLOR ELEVATIONS
ARCHITECT: MCGEE SHARON ARCHITECTS, INC. A-2.2 BLDG. B ELEVATIONS A-3.9 BLDG. J COLOR ELEVATIONS
WILLIAM SHARON. PRINCIPAL A-2.3 BLDG. C ELEVATIONS A-4.1 SITE LIGHTING PLAN - PHASE 1
3479 KURTZ ST. A-2.4 BLDG. D ELEVATIONS A-4.2 SITE LIGHTING PLAN - PHASE 2
SAN DIEGO, CA 92110 A-2.5 BLDG. E ELEVATIONS A-4.3 SITE LIGHTING PLAN - PHASE 3
PHONE: (619) 2999111 A-2.6 BLDG. F ELEVATIONS A-4.4 LIGHT FIXTURE CUT-SHEETS
FAX: (619) 260-1112 A-2.7 BLDG. G ELEVATIONS A-5.0 MONUMENT SIGN & SCREEN WALL
: A-2.8 BLDG. H ELEVATIONS
EMAIL: wsharon@mcgeesharon.com A-2.9 BLDG. J ELEVATIONS

VICINITY MAP:

AVENUE 48

PROJECT SITE:

HARRISON STREET
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