
 

City Council Chamber 

1515 6th Street, Coachella, California 

(760) 398-3502      www.coachella.org 

AGENDA 

 

OF A REGULAR MEETING 

OF THE  

 

 

 CITY OF COACHELLA 

 

PLANNING COMMISSION MEETING 

November 19, 2025 

6:00 PM 
 

 

In-Person Meeting 

Location: 

 

City Council Chamber 

1515 6th Street, 

Coachella, CA 

 

If you would like to attend the meeting via Zoom, here is the link: 

 

https://us02web.zoom.us/j/84544257915?pwd=VTdHWitpYVdOUk1NQW8vZ1pqUm0zQT

09 

 

Or One tap mobile : +16694449171,,84544257915#,,,,*380084# 

Or Telephone: 

     US: +1 669 900 6833   

Webinar ID: 845 4425 7915 

Passcode: 380084 

Spanish: El idioma español está disponible en Zoom seleccionado la opción en la parte de 

abajo de la pantalla 

 Public comments may be received by 12:00 P.M.  either in person, via email, telephonically, or via 

Zoom with a limit of 250 words, or three minutes: 

o In Real 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 cityclerk@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.  

 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:cityclerk@coachella.org
http://www.coachella.org/
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CALL TO ORDER: 

PLEDGE OF ALLEGIANCE: 

ROLL CALL: 

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 - October 15, 2025 

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. Resolution No. PC2025-18: Request for conditional approval of the Encanto Modification project, a 

modification to Tentative Tract Map No. 38429, Conditional Use Permit No. 376 (Modification), 

Architectural Review No. 22-11 (Modification), a proposal to subdivide 19.2 acres into 192 single family 

lots with a minimum lot size of 2,500 square feet with nine single family residential production model 

homes located west of Van Buren Street, between Avenue 51 and Avenue 52, APN 779-360-001; and 

determining that the project is compliant with Section 15073 of the California Environmental Quality Act 

(CEQA) Guidelines. Applicant: Joseph Rivani, Global Investment and Development. 

3. Resolution No. PC2025-19:  Request for conditional approval of the Conditional Use Permit 

(Modification) application for Las Damas retail cannabis business and lounge to modify the existing use 

from a retail cannabis microbusiness with an indoor lounge to cannabis retail only with an indoor 

consumption lounge at 85995 Grapefruit Blvd. and determining that the proposed project is categorically 

exempt from environmental review pursuant to Section 15301 (Existing Facilities) of the California 

Environmental Quality Act (CEQA) Guidelines. Applicant: Las Damas, LLC. 

4. Resolution No. PC2025-20 and Resolution No. PC2025-21: Request for conditional approval of PC2025-

20 for the architectural review application AR 25-12, for the 6th St. Senior Apartments for the development 

of 4-story 53 affordable senior apartment units, 4,375 square feet of commercial space, 1,100 square foot 

community room, and associated improvements on a 0.86 acre lot (APN #778-113-001 and -002) at the 

southeast corner of Tripoli Ave. and 6th St., and for the request for condition of approval of PC2025-21 for 

the variance application VAR 25-06 from municipal code standards including design requirements, and 
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determining that the proposed project is exempt from the California Environmental Quality Act (CEQA) 

pursuant to CEQA Guidelines Section 15332 – In-fill Exemption - Applicant:  Chelsea Investment 

Corporation 

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 6th Street, Coachella, California 

 (760) 398-3502    www.coachella.org 

MINUTES 

 

OF A REGULAR MEETING 

OF THE  

 

 

 CITY OF COACHELLA 

 

PLANNING COMMISSION 

October 15, 2025    

6:00 PM 
 

 

CALL TO ORDER:   6:01 P.M. 

PLEDGE OF ALLEGIANCE:  

__COMMISSIONER LARA_____ 

ROLL CALL: 

Commissioners Present: ____ Chair Murillo 

__X__ Vice Chair Fonseca 

_  X_   Commissioner Lara 

__X__ Commissioner Ordorica 

__X__ Commissioner Torres 

 

Commissioner Lara was absent. 

  

 

Staff Present:   *Kendra Reif, Community Development Director. 

  *Vanessa Sanchez, Planning Technician. 

*Adrian Moreno, Associate Planner. 

*Lizzandro Diaz, Building Official. 

*Jason Stevens, Information Technology Manager. 

 

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 COMMISSIONER LARA AND SECONDED BY COMMISSIONER ORDORICA TO 

APPROVE THE AGENDA.  

 

Approved by the following roll call vote:   

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

NOES: None. 

ABSTAIN: None. 

ABSENT: Chairperson Murillo. 

 

 

http://www.coachella.org/


 

 

APPROVAL OF THE MINUTES: 
 

1. Planning Commission Meeting Minutes September 3, 2025 

 

MOTION MOVED BY COMMISSIONER TORRES SECONDED BY COMMISSIONER ORDORICA TO 

APPROVE THE MINUTES. 

 

Approved by the following roll call vote:   

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

NOES: None 

ABSTAIN: None  

ABSENT: Chairperson Murillo 

 

 

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.” 

 Public Comments Opened at 6:03 PM by Vice Chair Fonseca. 

 Public Comments Closed at 6:04 PM by Vice Chair Fonseca. 

 Public Comments Re-opened at 6:04 PM by Vice Chair Fonseca. 

A resident had a question about the CVHC Mariposa Pointe project.  Kendra Reif, Community 

Development Director, notified the resident that this was an item on the agenda and was going to be 

presented as the third item.  

 Public Comments Closed at 6:05 PM by Vice Chair Fonseca.  

REPORTS AND REQUESTS: 

 

NON-HEARING ITEMS: 

  

PUBLIC HEARING CALENDAR (QUASI-JUDICIAL): 

 

2.  Resolution No. PC 2025-17: Request for Sunridge Self-Storage (First, 12 Month Time Extension) A request 

     for a one-year time extension for the conditionally approved Conditional Use Permit (CUP 369) and 

     Architectural Review (AR 23-06) for the proposed expansion of the existing Sunridge RV and Self-Storage 

     facility located along Grapefruit Boulevard (Highway 111). The expansion is proposed on an adjacent vacant 

     4.85-acre parcel (APN 763-141-018) and includes the construction of approximately 62,979 square feet of 

     self-storage units, RV storage spaces, covered parking canopies, and a 900-square-foot leasing office. 

     Applicant: James Delhamer (Sunridge Self-Storage LLC) 

 Vanessa Sanchez, Planning Technician, gave a brief presentation for the item. A copy of the presentation 

is on file with the Planning Division.  

 David Turner, with Coachella Engineers, made himself available and provided comments.  



 

 

 

IT WAS MOVED BY COMMISSIONER LARA AND SECONDED BY COMMISSIONER TORRES TO 

GRANT A FIRST 12-MONTH TIME EXTENSION FOR SUNRIDGE RV AND SELF-STORAGE 

CONDITIONAL USE PERMIT 369 (CUP 369) ARCHITECTURAL REVIEW (AR 23-06) WITH THE 

FINDINGS AND CONDITIONS RESOLUTION NO. PC 2025-17 A NEW EXPIRATION DATE OF 

NOVEMBER 15, 2026.  

 

Approved by the following roll call vote:   

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

NOES: None. 

ABSTAIN: None. 

ABSENT: Chairperson Murillo. 

 

3. Resolution No. PC 2025-16: Request for conditional approval of AR 25-08 Mariposa Pointe - CVHC for the 

    architectural review of 24 proposed homes at the southwest corner of Avenue 50 and Calhoun Street, located 

    at Assessor’s Parcel Number (APN): 779-272-001 thru -016, and 779-301-001 thru –008, and certifying the 

    projects Initial Study with Mitigated Negative Declaration is in compliance with Section 15074 of the is 

    compliant with California Environmental Quality Act (CEQA) Guidelines Applicant: Coachella Valley 

    Housing Coalition – Pedro S. G. Rodriguez. 

Adrian Moreno, Associate Planner, gave a brief presentation for the item. A copy of the presentation is on 

file with the Planning Division.  

 Public Hearing Opened at 6:27 PM by Vice Chairperson Fonseca. 

 Pedro S. G. Rodriguez, applicant, made himself available and provided comments. 

 Public Hearing Closed at 6:38 PM by Vice Chairperson Fonseca.  

IT WAS MOVED BY VICE CHAIRPERSON FONSECA AND SEONCDED BY COMMISSIOENR 

LARA TO APPROVE RESOLUTION NO. PC 2025-16 ARCHITECTURAL REVIEW 25-08 

MARIPOSA POINTE – CVHC FOR THE ARCHITECTURAL REVIEW OF 24 PROPOSED HOMES 

AT THE SOUTHWEST CORNER OF AVENUE 50 AND CALHOUN STREET, LOCATED AT 

ASSESSOR’S PARCEL NUMBER (APN) 779-272-001 THRU -016, AND 779-301-001 THRU -008, 

AND CERTIFYING THE PROJECTS INITIAL STUDY WITH MITIGATED NEGATIVE 

DECLARATION IS IN COMPLIANCE WITH SECTION 15074 OF THE IS COMPLIANT WITH 

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) GUIDELINES. 

 

Approved by the following roll call vote:   

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

NOES: None. 

ABSTAIN: None.  

ABSENT: Chairperson Murillo. 

 

 

 

INFORMATIONAL:  

  3.  Director’s Development Update. 

 * Resident engagement academy, applications are available for anyone that wants to apply.   



 

 

 * State of the City, is on October 23, 2025 for those of you that are interested and able to attend. 

 * Rail station feasibility study, is on October 16, 2025 at the Library. 

ADJOURNMENT:  6:57 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/
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STAFF REPORT 

11/19/2025 

TO: Planning Commission Chair and Commissioners 

FROM: Adrian Moreno, Associate Planner  

SUBJECT: Resolution No. PC2025-18: Request for conditional approval of the Encanto 

Modification project, a modification to Tentative Tract Map No. 38429, 

Conditional Use Permit No. 376 (Modification), Architectural Review No. 22-11 

(Modification), a proposal to subdivide 19.2 acres into 192 single family lots with 

a minimum lot size of 2,500 square feet with nine single family residential 

production model homes located west of Van Buren Street, between Avenue 51 

and Avenue 52, APN 779-360-001; and determining that the project is compliant 

with Section 15073 of the California Environmental Quality Act (CEQA) 

Guidelines. Applicant: Joseph Rivani, Global Investment and Development. 
 

 

STAFF RECOMMENDATION 

 

Staff requests the Planning Commission to approve, modify,  

continue, or deny Resolution No. PC2025-18 for the conditional 

approval of the Encanto Modification project, a modification to 

Tentative Tract Map No. 38429, Conditional Use Permit No. 376 

(Modification), Architectural Review No. 22-11 (Modification), a 

proposal to subdivide 19.2 acres into 192 single family lots with a 

minimum lot size of 2,500 square feet with nine single family 

residential production model homes located west of Van Buren 

Street, between Avenue 51 and Avenue 52, APN 779-360-001; and 

determining that the project is compliant with Section 15073 of the 

California Environmental Quality Act (CEQA) Guidelines, 

pursuant to the findings and conditions of approval contained in the 

attached resolution.  

 

BACKGROUND: 

 

On April 17, 2024, the Planning Commission approved Resolution No. PC 2024-10 for 

recommendation for the City Council to approve Change of Zone No. 24-01 for the change of zone 

from Regional Commercial (R-C) to Regional Commercial – Planned Unit Development (R-C-

PUD); Tentative Tract Map No. 38429 to subdivide the project site into 111 single family lots, 

Conditional Use Permit No. 376 to utilize the provisions of Section 17.38 (Planned Unit 

Development); Architectural Review No. 22-11 for the review of the proposed elevations and floor 
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plans, and Environmental Assessment No. 22-04 for the review and approval of an Initial Study 

Mitigated Negative Declaration that was prepared to address the direct, indirect and cumulative 

environmental effects of the project. On May 8, 2024, City Council approved the project. On June 

12, 2024 the projects second reading was approved by City Council.  

 

The Encanto (Modification) project consists of the following applications: 

 

 A modification to TTM No. 38429 proposes to subdivide 19.2 acres into 192 single family 

lots with a minimum lot size of 2,500 square feet.  The proposed project also includes a 

neighborhood park, a water retention basin, monument signage, and street and utility 

improvements. The proposed project would result in a density of 10 dwelling units per acre 

which is consistent with the General Neighborhood land use designation of the Coachella 

General Plan. 

 

 AR No. 22-11(Modification) is for architectural review for 9 single family residential homes 

floor plans and landscaping. 

 

 CUP No. 376 (Modification) proposes to utilize the provisions of Section 17.38 (Planned Unit 

Developments) of the Coachella Municipal Code. A Planned Unit Overlay is utilized to 

provide for attractive, planned, residential districts in accordance with the general plan; to 

provide a means of achieving greater quality, variety, and flexibility in residential 

developments. In this case, the Applicant is proposing the following: 

 

The Applicant is also proposing flexibility with the below standards. For a staff analysis 

on the below items, see Attachment 5 to this staff report.  
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1. Articulation:  

Pursuant to Section 17.19.020(D)(2)(B) the project is only required to meet the 

articulation elements per the attached elevations.  

  

2. Window Trim or Recess:  

Pursuant to Section 17.19.020(D)(3) the project is only required to meet the window trim 

or recess elements per the attached elevations.  

  

3. Building Entry:  

Pursuant to Section 17.19.020(D)(4) the project is only required to meet the building 

entry elements per the attached elevations.  

  

4. Building Roofs:  

Pursuant to Section 17.19.020(D)(5)(c) and (e) the project is only required to meet the 

gable overhang and roof vents per the attached elevations.  

  

5. Siding Materials:  

Pursuant to Section 17.19.020(D)(6)(b) the project is only required to meet the colors and 

materials elements per the attached elevations.  

  

6. Window Placement:  

Pursuant to Section 17.19.020(D)(7)(a) the project is only required to meet the window 

placement elements per the attached elevations.  

  

7. Perimeter Landscape Setback:  

Pursuant to Section 17.14.030(K) the project is only required to meet the landscape 

elements per the attached development plan set.  

  

8. Equestrian and Agricultural Theme Improvements:  

Pursuant to Section 17.14.030(M) the project is only required to meet the landscape 

elements per the attached development plan set.  

  

9. Street and Pathway Landscaping:  

Pursuant to Section 17.14.020(C)(2) the project is only required to meet the landscape 

elements per the attached development plan set.  

  

10. Circulation:  

Pursuant to Section 17.14.030(O) the project is only required to meet the circulation 

design per the attached development plan set.  
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Figure 1: Aerial Photo of Encanto project sit

 

DISCUSSION/ANALYSIS: 

 

Surrounding land uses and zoning designations are as follows: 

 

North:  Coral Mountain Academy (51375 Van Buren St); General Plan designation: 

School; Existing Zoning: Suburban Neighborhood. 

South:  Vacant, General Plan designation: Regional Retail District; Existing Zoning: 

Regional Commercial (R-C).  

East:  Van Buren Street and Existing Agricultural Uses (Date Farm): Regional Retail 

District designation; Zoning: Regional Commercial (R-C)   

West:  Vacant: General Plan designation: General Neighborhood; Existing Zoning: 

General Neighborhood (G-N). 

 

Site plan 

 

The exhibit below illustrates the proposed site plan layout for the Encanto project. The site plan 

includes 7 distinct floor plans.  A unique feature of this project is that no residential homes will 

have their rear to the main arterial road which will largely include landscape and front elevations 

visible from Van Buren Street. A copy of the site plan is included below: 

 

Figure 2: Encanto Site Plan 
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Architectural Design (See Exhibit E for a full set of architectural renderings) 

 

The Encanto project includes three distinct floor plans that provide nine distinct elevations that 

are all two-story homes. The architectural plans are all a combination of Spanish architectural 

design: 

 

 Plan 1 – 1,734 sq. ft Two-Story (3-Bedroom, 2.5-Bath) residence 

 Plan 2 – 1,854 sq. ft Two-story (4-Bedroom, 3-Bath) residence 

 Plan 3 – 2,047 sq. ft. Two-story (5-Bedroom, 3-Bath) residence 

 

Figure 3: Proposed Architectural Models 
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Figure 3 Top Row (Plan 1A, 1B, 1C), Center Row (Plan 2A, 2B, 2C), Bottom Row (3A, 3B, 3C) 

 

Figure 4: Elevation A (Front) 

 

 
 

                  
Figure 4 – Decorative Gable Accents  Figure 4 Stucco Projections 
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Figure 1 Stucco Projections 

 

Elevation A schemes exterior materials include stucco, concrete ‘S’ tile roofing, decorative gable 

accents, and stucco projections at front eaves. 

 

Figure 5: Plan B Elevation (Front) 

 

 
 

         
       Figure 2 Scored Stucco Accents        Figure 5 Window Trim 

Plan B exterior materials include stucco, concrete flat tile roofing, and scored stucco accents. 

 

Figure 6: Plan C Elevation (Front) 
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Figure 6 Stone Veneer        Figure 6 Trim Pop-outs 

 
Figure 6 Board and Batten Stucco 

 

Plan C exterior building materials include stucco, board and batten stucco, concrete flat tile 

roofing, stucco finished window trim, decorative veneer, and decorative gable accents. 

 

LANDSCAPE DESIGN 

 

The landscape plan for the Encanto project addresses the proposed landscaping along Van Buren 

Street, Friday Way, project entries, the overall project wall and fence plan, park and retention area 

landscaping and typical front yard landscaping.  

 

A 6-foot-high decorative block wall will be constructed along Frida Way. The Van Buren Street 

project frontage will provide a total 15’6” common area that includes a 4-foot curb adjacent 

landscape setback with shade trees per the direction of General Plan Mobility guidelines, a 5-foot 

sidewalk, equestrian vinyl fence and 5’ 6” multi-use perimeter DG trail. The applicant requests as 

part of the PUD flexibility with the development standards which includes the 20-foot landscape 

area setback requirement pursuant to Section 17.14.030(M), and instead only provides a total 9’ 

6” foot landscape setback area (4-foot curb adjacent landscape area and 5’6” multi-use perimeter 

DG trail).  

 

Figure 7: Van Buren Street Common Area 
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Figure 8: 2 Project Entryways, Perimeter Landscape and Street Medians 
 

 
The project entry includes enhanced pavement at the main project entry and an entry monument 

sign in the entry median at the south entry.  The project entry also includes a 6-foot-wide 

landscaped median  

 

The 16’ wide Van Buren Street landscape median will be constructed and is proposed to include 

date palm and Palo Verde trees and a variety of shrubs and ground cover. The landscape median 

will require modification for consistency with the 2008 Citywide Street Median Guidelines to 

include two rows of palm trees and shade trees consistent with a “Shady Oasis” concept within the 

median. 

 

Figure 9: Van Buren Street Proposed Landscaping  

 

 
   Figure 10: Proposed Entry Median Monument Signs 
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Figure 11: Proposed Van Buren Street Roadway section 

  
 

Figure 12: Proposed Frida Way Roadway section 
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Wall and Fence Plan 

 

A copy of the proposed wall and fence plan is illustrated on Figure 13 below. A 6 ft high block 

wall will be constructed along the perimeter of the project, with the entire block wall visible 

from Van Buren Street to be a split dace block wall with a precision cap. Any street visible block 

shall be decorative block that includes a decorative split face block band with a precision cap, 

and shall also provide metal view obscured gates. Interior fencing not visible from the street are 

allowed to be vinyl fencing.  

 

Figure 13: Proposed Wall and Fencing Materials 
 

 
 

Retention Basin Landscaping 

 

The retention basin landscaping is illustrated in Figure 11 and appears to largely include 

decomposed granite (DG) or decorative gravel but is not identified on the landscape legend. 

Shrubs are proposed on the slopes of the retention basin. The retention basin includes some 3” – 

6” copper canyon crushed rock areas at the basin perimeter. 

 

Mini Park Areas  

 

The Project is proposing a community park. The park will include passive uses which include two 

shade structures with picnic tables and meandering walkway. A site plan for the park and plant 

palette are provided in Figure 14 below. There will also be as small landscape lot at the southwest 

corner, and two large landscape buffers at approximately 20 feet in depth that will help serve as 

an attractive buffer from the proposed homes to Van Buren Street.  

 

  Figure 14: Proposed Park Improvements 
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Typical Front Yard Landscaping and Plant Palette 

 

A landscape plan has not been submitted for front yard typical landscaping but will be required to 

be submitted as a final landscape plan to include water efficient landscaping that meets municipal 

code requirements.  

  

Figure 15: Landscaping Tree and Plant Palette 



 13 

 
 

 

CONSISTENCY WITH GENERAL PLAN 

 

The project site is within the Regional Retail District land use designation and is intended to 

provide a wide range of shopping and entertainment in a variety of urban and suburban formats.  

These includes regional shopping centers, mixed destination centers or similar uses.   The uses 

allowed in this designation will cater to regional clientele and provide a unique amenity to all 

residents of the Coachella Valley and an important revenue source for the City.  The primary 

purpose of the District is to provide for commercial opportunities, with residential uses supporting 

the retail environment.  The land use designation in this area was established in anticipation of 

development of big box regional commercial development, though the feasibility of big box retail 

development as a primary destination for buying goods has decreased with the popularity of online 

purchasing. 

 

The fundamental character of these neighborhoods is defined by high-branching deciduous trees 

along pedestrian-oriented streets. Sound walls and other similar barriers should be avoided.  

Allowed land uses include residential land uses at a development intensity of 10-15 DU/AC.   

 

The Encanto project proposes 192 single family homes on a 19.2-acre site that equates to a net 

density of 10 du/acre. Staff believes that establishing housing at this site would still accommodate 

regional commercial to the South and increase the viability of the commercial uses with the 

construction of nearby homes.  The project meets the general plan density requirements and meets 

the design standards for network connectivity, street design, parks and open space and urban form 

guidelines.   
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CONSISTENCY WITH ZONING 

The project site is currently zoned Regional Commercial Planned Unit Development (R-C-PUD), 

which implements the Regional Retail District land use designation of the General Plan. The 

project modifications are in compliance with Chapter 17.38 PUD Planned Unit Development 

standards. The R-C zone permits a minimum density of 10 dwelling units per acre, and the 

proposed project modification requests minimum lot size of 2,500 square feet with a minimum 

interior lot width of 44 feet and minimum lot depth of 60 feet. The proposed minimum front yard 

requirement is 18’ to garage and 7’ to livable area or porch. The proposed rear yard setback is an 

average of 10 feet but no less than 8 feet. The applicant proposes a minimum side setback of 4 

feet. The applicant proposes minimum 19’ x 19’interior garage space at 361 square feet. These 

requests from the applicant differ from the allowed zoning development standards, which is why 

the Applicant is using the Planned Unit Development provisions (Section 17.38) of the Municipal 

Code in order to utilize flexible development standards.  

 

Table 1 – Zoning Ordinance Development Standards 

 Zoning Ordinance Proposed Complies 

with Code 

Density 10-15 du/acre 10 du/ac Yes 

Parking 

(Minimum) 

One per dwelling unit, to be 

covered or in a garage. Plus one 

and one third open space per 

dwelling unit. 

 Yes. Each 

unit includes 

a 2-car 

garage 

Lot 

Requirements 

4,000 sq. ft. 

Minimum Lot width 40’ 

Minimum Lot depth 75’ 

All proposed parcels are 

4,504 sq. ft. or greater 

(4,504-9,211 sq. ft.) 

Minimum Lot Width: 45’ 

Minimum Lot depth: 90’ 

Yes 

Minimum Yard 

Requirement 

Front Yard:  15 feet 

Side Yard: 5 feet 

Rear Yard: 20 feet 

Front Yard: 7 feet 

Side Yard: 4 feet 

Rear Yard: 8 feet 

No. 

However, the 

proposal is 

consistent 

with PUD 

standards 
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Height 

(maximum) 

45 feet 28 feet Maximum Yes. The 

maximum 

height 

proposed is 

less than 45 

feet 

 

 

FINDINGS: 

 

Pursuant to Coachella Municipal Code Chapter 16.12, Tentative Maps, and subject to state law, 

the Planning Commission shall deny approval of a tentative map, as required by the map act, if it 

makes any of the following findings:   

 

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

2.That the design or improvement of the proposed subdivision is not consistent with 

applicable general and specific plans; 

The proposed subdivision map is consistent with applicable general plans, and there are no 

applicable specific plans for this project. The design or improvement of the proposed subdivision 

is consistent with applicable general and specific plans. The subject site is a 19.2-acre vacant 

parcel with adequate access and lot dimensions to allow for the intended single-family residential 

lot development in a manner consistent with the Regional Retail District land use designation of 

the General Plan and Regional Commercial-Planned Unit Development Zoning Designation. The 

project will substantially comply with the General Plan 2035 document which calls for a higher 

density residential development. 

 

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

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

The site is physically suitable for the type of development and the proposed density of 

development. The proposed density of 10 dwelling units per acre is consistent with the 

underlying land use and zoning designations. The proposed subdivision will provide adequately 

sized lots for new single-family residential lots.  All proposed lots will have adequate 

dimensions, and ingress and egress to accommodate the proposed 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; 

The design of the subdivision and type of improvements are not likely to cause substantial 

environmental damage or substantially and avoidably injure fish or wildlife or their habitat. 

There are no sensitive habitats or bodies of water in the immediate vicinity of the site.  The 

initial environmental study prepared for this project did not identify any biological resources on 

the site or in the vicinity of the project that would be impacted by the proposed project. 
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6.That the design of the subdivision or the type of improvements is likely to cause serious 

public health problems; and 

The design of the subdivision and type of improvements are not likely to cause any serious 

public health problems. As proposed, the proposed project would allow for single-family 

residential lots with a minimum lot size of 2,500 square feet.  The adjoining uses are consistent 

with the proposed use of the property as a single-family detached subdivision. 

 

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. 

The design of the subdivision and type of improvements will not conflict with easements, 

acquired by the public at large, for access through or use of property within the proposed 

subdivision.  The project is located on the west side of Van Buren Avenue, south of Avenue 51, 

north of Avenue 52.  

 

Pursuant to Coachella Municipal Code Chapter 17.72, Architectural Review, and subject to state 

law, the Planning Commission must make the follow findings for architectural review approval:   

 

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

The proposed project is consistent with the general plan. The subject site is a 19.2-acre vacant 

parcel with adequate access and lot dimensions to allow for the intended single-family residential 

lot development in a manner consistent with the Regional Retail District land use designation of 

the General Plan and Regional Commercial-Planned Unit Development Zoning Designation. The 

project will substantially comply with the General Plan 2035 document which calls for a higher 

density residential development. 

 

2. The proposed project complies with zoning regulations; 

The proposed project complies with zoning regulations. The project is in compliance with the 

applicable Regional Commercial development standards and in accordance with the Planned 

Unit Development provisions (Chapter 17.38) of the Coachella Municipal Code in order to 

utilize flexible development standards.  

 

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

The proposed project is consistent with the city's design guidelines. As noted in Architectural 

Review Finding #2 above, the proposed project is developed in accordance with the Planned 

Unit Development provisions (Chapter 17.38) of the Coachella Municipal Code in order to 

utilize flexible development standards.  
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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; and 

The proposed development will be constructing single-family homes on a previously disturbed 

and currently vacant lot. The proposed project is compliant with the general plan and the 

Coachella Municipal Code zoning regulations. The proposed project has also been reviewed by 

the following agencies including but not limited to: the Public Works Department, the Utilities 

Department, the Community Development Department, Riverside County Fire Department, and 

the Riverside County Sheriff’s Office. The project has been reviewed and conditioned to ensure 

that the proposed project not be detrimental to the public health, safety, or 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 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 proposed project is compatible with the adjacent 

residential zoned uses to north and west, and the parcel is a high-density residential use 

compatible with the southern and eastern adjacent zones. 

 

Pursuant to Coachella Municipal Code Chapter 17.74, Conditional Use Permit, and subject to state 

law, the Planning Commission must make the follow findings for architectural review 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 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 subject site is a 19.2-acre vacant parcel with 

adequate access and lot dimensions to allow for the intended single-family residential lot 

development in a manner consistent with the Regional Retail District land use designation of the 

General Plan and Regional Commercial-Planned Unit Development Zoning Designation. The 

project will substantially comply with the General Plan 2035 document which calls for a higher 

density residential development. 

 

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 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 proposed use is in accordance with the high-density 

residential development standards in conformance with the Regional Commercial zone, and is 

compatible with the Regional Retail District general plan designation. This will ensure the 

project is compatible with the adjacent east and southern parcels, which are under the same zone 
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and general plan designation as the subject parcel. The project is a detached single-family 

subdivision project which provides compatibility with the adjacent northern parcel which is an 

existing school and zoned as single-family residential, and the project is compatible with the 

adjacent western parcel which is zoned as general neighborhood which allows for detached 

single-family residential uses.  

 

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. 

Consideration was given to harmony in scale, bulk, coverage and density, to the availability of 

public facilities and utilities, to harmful effect, in 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 proposed project is compatible with the adjacent residential zoned uses 

to north and west, and the parcel is a high-density residential use compatible with the southern 

and eastern adjacent zones.  

 

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. 

Where the proposed use may be potentially hazardous or disturbing to existing or reasonable 

expected neighboring uses, it must be justified by the common public interest as a benefit to the 

community as a whole. Single family residential dwellings are not uses known to create 

hazardous or disturbing effects upon the neighborhood.  

 

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 proposed use will include vehicular approaches to the property designed for reasonable 

minimal interference with traffic on surrounding public streets or roads. The project provides a 

main entrance on Van Buren Street at the southern portion of the eastern portion of the tract map, 

and a secondary entrance at the northern portion of the eastern portion of the tract map which is 

anticipated to provide minimal interference with traffic on surrounding public streets or roads 

 

PUBLIC HEARING NOTICE:  

A notice of a public hearing to consider a modification to Tentative Tract Map No. 38429, 

Conditional Use Permit No. 376 (Modification), Architectural Review No. 22-11 (Modification), 

was issued in accordance with Coachella Municipal Code Section 17.74.010.G, inclusive of the 

publication on November 9, 2025, of a legal public hearing notice published in the Desert Sun, the 

City’s newspaper of record, and the mailing of a public hearing notice to a certified list of property 

owners within 300 feet of the subject properties on November 5, 2025. 
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ENVIRONMENTAL REVIEW: 

Pursuant to CEQA, an initial study was prepared for the Encanto Project. The Initial Study 

concluded that the project would result in less than significant impacts to Aesthetics, Agriculture 

and Forestry Resources, Air Quality, Greenhouse Gas Emissions, Energy, Hydrology and Water 

Quality, Land Use and Planning, Mineral Resources, Noise, Population and Housing, Public 

Services, Recreation, Transportation, Utilities and Service Systems and Wildfire.  

 

The Initial Study concluded that the project would result in a less than significant impact with 

mitigation incorporated to Biological Resources, Cultural Resources, Geology and Soils, Hazards 

and Hazardous Materials and Tribal Cultural Resources.  

 

A 30-day public review period ran from February 9, 2024, to March 10, 2024. 5 comment letters 

were submitted during the comment period. A Mitigation Monitoring and Reporting Program 

(MMRP) has been prepared.  

 

Environmental Assessment No. 22-04 was prepared for TTM 38429 pursuant to the California 

Environmental Quality Act (CEQA) and a Mitigated Negative Declaration was adopted by the 

City Council on May 8, 2024. The proposed residential construction is consistent with the project 

evaluated under EA No. 22-04. The Planning Division has determined 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.  

 

 

 

ALTERNATIVES: 

 

1)  Adopt Resolution No. PC2025-18 recommending that the City Council approve a 

modification to TTM No. 38429, CUP No. 376 (Modification), and AR No. 22-11 

(Modification) with the findings and conditions as recommended by Staff.  

 

2) Adopt Resolution No. PC2025-18 recommending that the City Council approve a 

modification to TTM No. 38429, CUP No. 376 (Modification), and AR No. 22-11 

(Modification) with the findings and conditions as recommended by Staff with 

modifications as proposed by the Planning Commission.  

 

3) Deny Resolution No. PC2025-18 

 

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

RECOMMENDED ALTERNATIVE(S): 

 

Staff requests the Planning Commission to approve, modify, continue, or deny Resolution No. 

PC2025-18. 

  

Attachments: 
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1. Resolution No. PC2025-18 

a. Exhibit A – Conditions of Approval 

b. Exhibit C – Original Conditions of Approval 

c. Exhibit B – Tentative Tract Map No. 38429 

d. Exhibit B – Planned Unit Development 

e. Exhibit C – Development Plan Set 

f. Exhibit C – Original Conditions of Approval 

2. EA 22-04 Mitigated Negative Declaration 

3. 2008 Street Median Development Guidelines 

4. Original Development Plan Set Encanto 

5. Flexible Development Standards Analysis 

6. Response to Architectural Comments from Applicant 

7. Encanto PUD Justification Statement 
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RESOLUTION NO. PC 2025-18 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 

COACHELLA RECOMMENDING TO THE CITY COUNCIL OF THE 

CITY OF COACHELLA APPROVAL OF A MODIFICATION TO 

TENTATIVE TRACT MAP NO. 38429, CONDITIONAL USE PERMIT 

NO. 376 (MODIFICATION), ARCHITECTURAL REVIEW NO. 22-11 

(MODIFICATION), A PROPOSAL TO SUBDIVIDE 19.2 ACRES INTO 

192 SINGLE FAMILY LOTS WITH A MINIMUM LOT SIZE OF 2,500 

SQUARE FEET WITH NINE SINGLE FAMILY RESIDENTIAL 

PRODUCTION MODEL HOMES LOCATED WEST OF VAN BUREN 

STREET, BETWEEN AVENUE 51 AND AVENUE 52, APN 779-360-001; 

AND DETERMINING THAT THE PROJECT IS COMPLIANT WITH 

SECTION 15073 OF THE CALIFORNIA ENVIRONMENTAL QUALITY 

ACT (CEQA) GUIDELINES. APPLICANT: JOSEPH RIVANI, GLOBAL 

INVESTMENT AND DEVELOPMENT  

 

WHEREAS, Joseph Rivani of Global Investment and Development filed 

applications on a vacant 19.2 acre project site located west of Van Buren Street, south of 

Avenue 51 and north of Avenue 52 on Assessor’s Parcel Number (APN) 779-360-001; 

and, 

 

WHEREAS, the City has processed said application pursuant to the Subdivision 

Map Act (commencing with Section 66400, Title 7 of the Government Code), Title 16 of 

the Coachella Municipal Code, and the California Environmental Quality Act of 1970 as 

amended; and, 

 

WHEREAS, on April 17, 2024, the Planning Commission conducted a duly 

noticed public hearing on CZ No. 24-01, TTM No. 38429, AR No. 22-11, CUP No. 376 

and EA No. 22-04 in the City Council Chambers, 1515 6th Street, Coachella, California; 

and, 

 

WHEREAS, on April 17, 2024, the Planning Commission conducted a duly 

noticed public hearing on Change of Zone No. 24-01 in the City Council Chambers, 1515 

6th Street, Coachella, California; and, 

 

WHEREAS, on May 8, 2024, the City Council conducted a duly noticed public 

hearing on CZ No. 24-01, TTM No. 38429, AR No. 22-11, CUP No. 376 and EA No. 22-

04 in the City Council Chambers, 1515 6th Street, Coachella, California; and, 

 

WHEREAS, on June 12, 2024, the City Council conducted a duly noticed public 

hearing on Change of Zone No. 24-01 in the City Council Chambers, 1515 6th Street, 

Coachella, California; and, 

 

WHEREAS, on November 19, 2025, the Planning Commission conducted a duly 

noticed public hearing on a modification to TTM No. 38429, CUP No. 376 (Modification), 

and AR No. 22-11 (Modification) in the City Council Chambers, 1515 6th Street, Coachella, 
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California; and, 

 

WHEREAS, the Applicant and members of the public were present and were 

afforded an opportunity to testify regarding the Project; and, 

 

WHEREAS, the Project is permitted pursuant to the Coachella Municipal Code, 

and the attendant applications for a Change of Zone, Tentative Tract Map, Conditional Use 

Permit, Architectural Review to allow the Project; and, 

 

WHEREAS, the proposed use is necessary or desirable for the development of the 

community, is consistent with the objectives of the City’s General Plan, and is not 

detrimental to the existing uses or the uses specifically permitted in the zone in which the 

proposed use is to be located; and, 

 

WHEREAS, the proposed site is adequate in size and shape to accommodate the 

proposed development; and, 

 

WHEREAS, the site for the proposed use relates properly to streets which are 

designed to carry the type and quantity of traffic to be generated by the proposed use; and, 

 

WHEREAS, pursuant to the provisions of the California Environmental Quality 

Act, an initial study was prepared that determined that the project would not have a 

significant effect on the environment; and, 

 

WHEREAS, the conditions of approval as stipulated by the City are necessary to 

protect the public health, safety and welfare of the community; and, 

 

WHEREAS, the Planning Commission of the City of Coachella finds that 

Tentative Tract Map No. 38429 is in compliance with the Subdivision Map Act and the 

City’s Subdivision Ordinance. 

 

NOW, THEREFORE, BE IT RESOLVED, THE PLANNING COMMISSION OF 

THE CITY OF COACHELLA, CALIFORNIA DOES HEREBY FIND 

DETERMINE AND RESOLVE AS FOLLOWS: 

 

     SECTION 1. Recitals.  The above recitals are true and correct and incorporated 

herein as findings of fact. 

 

       SECTION 2. Compliance with the California Environmental Quality Act.   

Based upon its review of the entire record, including the Staff Report, any public 

comments or testimony presented to the Planning Commission, and the facts outlined 

below, the Planning Commission hereby finds and certifies that the projects Initial Study 

with Mitigated Negative Declaration is in compliance with Section 15073 of the 

California Environmental Quality Act (CEQA) Guidelines. Environmental Assessment 

No. 22-04 was prepared for Tentative Tract Map 38429 pursuant to the California 

Environmental Quality Act (CEQA) and a Mitigated Negative Declaration was adopted 

by the City Council on May 8, 2024.  The proposed residential construction is consistent 
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with the project evaluated under EA No. 22-04. 

 

SECTION 3. Tentative Tract Map Findings. 

 

With respect to the proposed modification to Tentative Tract Map No. 38429 the Planning 

Commission finds as follows for the proposed for the 192-unit single-family residential 

development project: 

 

1. The proposed subdivision map is consistent with applicable general plans, and there 

are no applicable specific plans for this project. The design or improvement of the 

proposed subdivision is consistent with applicable general and specific plans. The 

subject site is a 19.2-acre vacant parcel with adequate access and lot dimensions to 

allow for the intended single-family residential lot development in a manner 

consistent with the Regional Retail District land use designation of the General Plan 

and Regional Commercial-Planned Unit Development Zoning Designation. The 

project will substantially comply with the General Plan 2035 document which calls 

for a higher density residential development. 

 

2. The site is physically suitable for the type of development and the proposed density 

of development. The proposed subdivision will provide adequately sized lots for new 

single-family residential lots.  All proposed lots will have adequate dimensions, and 

ingress and egress to accommodate the proposed development. 
 

3. The design of the subdivision and type of improvements are not likely to cause 

substantial environmental damage or substantially and avoidably injure fish or 

wildlife or their habitat. There are no sensitive habitats or bodies of water in the 

immediate vicinity of the site.  The initial environmental study prepared for this 

project did not identify any biological resources on the site or in the vicinity of the 

project that would be impacted by the proposed project. 
 

4. The design of the subdivision and type of improvements are not likely to cause any 

serious public health problems. As proposed, the proposed project would allow for 

single-family residential lots with a minimum lot size of 2,500 square feet.  The 

adjoining uses are consistent with the proposed use of the property as a single-family 

detached subdivision. 
 

5. The design of the subdivision and type of improvements will not conflict with 

easements, acquired by the public at large, for access through or use of property within 

the proposed subdivision.  The project is located on the west side of Van Buren 

Avenue, south of Avenue 51, north of Avenue 52. 

 

 

SECTION 4. Architectural Review Findings. 

 

With respect to Architectural Review 22-11 (Modification), the Planning Commission finds 

as follows for the proposed for the 192 unit single-family residential development project: 
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1. The proposed project is consistent with the general plan. The subject site is a 19.2-

acre vacant parcel with adequate access and lot dimensions to allow for the intended 

single-family residential lot development in a manner consistent with the Regional 

Retail District land use designation of the General Plan and Regional Commercial-

Planned Unit Development Zoning Designation. The project will substantially comply 

with the General Plan 2035 document which calls for a higher density residential 

development. 

 

2. The proposed project complies with zoning regulations. The project is in compliance 

with the applicable Regional Commercial development standards and in accordance 

with the Planned Unit Development provisions (Chapter 17.38) of the Coachella 

Municipal Code in order to utilize flexible development standards. 

 

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

Architectural Review Finding #2 above, the proposed project is developed in 

accordance with the Planned Unit Development provisions (Chapter 17.38) of the 

Coachella Municipal Code in order to utilize flexible development standards. 

 

4. The proposed development will be constructing single-family homes on a previously 

disturbed and currently vacant lot. The proposed project is compliant with the general 

plan and the Coachella Municipal Code zoning regulations. The proposed project has 

also been reviewed by the following agencies including but not limited to: the Public 

Works Department, the Utilities Department, the Community Development 

Department, Riverside County Fire Department, and the Riverside County Sheriff’s 

Office. The project has been reviewed and conditioned to ensure that the proposed 

project not be detrimental to the public health, safety, or 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 proposed project is 

compatible with the adjacent residential zoned uses to north and west, and the parcel 

is a high-density residential use compatible with the southern and eastern adjacent 

zones. 

 

SECTION 5. Conditional Use Permit Findings. 

 

With respect to Conditional Use Permit No. 376 (Modification), the Planning Commission 

finds as follows for the proposed for the 192 unit single-family residential development 

project: 

 

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 subject site is a 19.2-acre vacant 

parcel with adequate access and lot dimensions to allow for the intended single-family 

residential lot development in a manner consistent with the Regional Retail District 

land use designation of the General Plan and Regional Commercial-Planned Unit 
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Development Zoning Designation. The project will substantially comply with the 

General Plan 2035 document which calls for a higher density residential development. 

 

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 proposed use is in accordance 

with the high-density residential development standards in conformance with the 

Regional Commercial zone, and is compatible with the Regional Retail District general 

plan designation. This will ensure the project is compatible with the adjacent east and 

southern parcels, which are under the same zone and general plan designation as the 

subject parcel. The project is a detached single-family subdivision project which 

provides compatibility with the adjacent northern parcel which is an existing school 

and zoned as single-family residential, and the project is compatible with the adjacent 

western parcel which is zoned as general neighborhood which allows for detached 

single-family residential uses. 

 

3. Consideration was given to harmony in scale, bulk, coverage and density, to the 

availability of public facilities and utilities, to harmful effect, in 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 proposed project is 

compatible with the adjacent residential zoned uses to north and west, and the parcel is 

a high-density residential use compatible with the southern and eastern adjacent zones. 

 

4. Where the proposed use may be potentially hazardous or disturbing to existing or 

reasonable expected neighboring uses, it must be justified by the common public 

interest as a benefit to the community as a whole. Single family residential dwellings 

are not uses known to create hazardous or disturbing effects upon the neighborhood. 

 

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 

project provides a main entrance on Van Buren Street at the southern portion of the 

eastern portion of the tract map, and a secondary entrance at the northern portion of the 

eastern portion of the tract map which is anticipated to provide minimal interference 

with traffic on surrounding public streets or roads 

 

SECTION 6. 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 7. Execution of Resolution.  The Chairman shall sign this Resolution and the 

City Clerk shall attest and certify to the passage and adoption thereof. 

 

      SECTION 8. 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 hereby recommends to the City Council approval of a 

modification To Tentative Tract Map No. 38429, Conditional Use Permit No. 376 
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(Modification), Architectural Review No. 22-11 (Modification), a proposal to subdivide 

19.2 Acres into 192 single family lots with a minimum lot size of 2,500 square feet with 

nine single family residential production model homes located west of Van Buren Street, 

between Avenue 51 And Avenue 52, APN 779-360-001; And determining that the project 

is compliant with Section 15073 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 Exhibit “B”, Tentative Tract Map in “Exhibit C”, Planned 

Unit Development and Elevations in “Exhibit D”, Development Plan Set in “Exhibit E” 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. 

 

 

PASSED APPROVED and ADOPTED this 19th day of November 2025.  
 

 

 

__________________________________ 

Isela Murillo, Chairperson 

Coachella Planning Commission 

 

ATTEST:  

 

 

___________________________________ 

Kendra Reif  

Planning Commission Secretary 

 

 

 

APPROVED AS TO FORM: 

 

 

___________________________________ 

City Attorney 
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STATE OF CALIFORNIA   ) 

COUNTY OF RIVERSIDE   ) ss. 

CITY OF COACHELLA   ) 

 

 

            I HEREBY CERTIFY that the foregoing Resolution No. PC-2025-18, was 

duly adopted at a regular meeting of the Planning Commission of the City of 

Coachella, California, held on the 19th day of November 2025, by the following roll 

call vote: 

 

AYES:    

   

NOES:    

   

ABSENT:    

 

ABSTAIN:   

 

 

 

___________________________________ 

Kendra Reif 

Planning Commission Secretary 
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Exhibit A – Resolution No. PC2025-18 

CONDITIONS OF APPROVAL FOR A MODIFICATION TO TENTATIVE TRACT MAP 

NO. 38429, CONDITIONAL USE PERMIT NO. 372 (MODIFICATION), and 

ARCHITECTURAL REVIEW NO. 22-11 (MODIFICATION) 

 

General Conditions 

 

98. The applicant shall comply with all requirements and conditions of approval as included in 

Tentative Tract Map No. 38429, Conditional Use Permit No. 376, Architectural Review No. 

22-11, and any modifications or extensions thereof, as listed in those Notice of Actions or 

Resolutions for each respective approval and City Council Resolution No. 2024-15 and 

Ordinance No. 1210, unless otherwise modified per the requirements and conditions of 

approval per this resolution. 

 

99. 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. 
 

100. Condition #9 of the original approved conditions of approval shall be modified to include the 

additional bolded items as follows: The proposed subdivision shall be improved with a 

decorative masonry perimeter wall consisting of tan slumpstone, splitface block, or precision 

with smooth stucco finish wall, and a decorative cap and/or equivalent approved by the City 

Engineer and Development Services Director. The entire block perimeter wall on Van Buren 

Street shall be a split face block wall with a precision cap. Any street visible block shall be 

decorative block that includes a decorative split face block band with a precision cap, and 

shall include metal view obscured access gates. Interior fencing not visible from the street 

are allowed to be vinyl fencing. A minimum of one 12-inch square masonry pilaster at every 

50 feet along Van Buren Avenue shall be used along any masonry wall facing a public street as 

shown on the conceptual landscape plans. 
 

101. Condition #6 shall be modified as follows: The final map, grading and landscape plans shall 

provide a perimeter common area setback at a minimum total 14’6” that shall provide 

improvements that include a 5’6” equestrian trail, 5’ concrete sidewalk, and 4’ curb 

adjacent landscape planter with shade trees. The final map, grading and landscape plans 

shall be modified to provide a perimeter landscaped setback at a minimum 26’ and 

improvements consistent with the equestrian theme approved for the Sevilla II TTM No. 

38557 project, which includes a compacted decomposed granite trail of 10 feet wide, 

equestrian fencing and minimum 6 foot concrete non-contiguous sidewalk. 

 

102. Condition #75 of the original approved conditions of approval shall be modified to include the 

additional bolded items as follows: The entire retention basin landscape plan shall include 3/8-
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inch crushed gravel to match the adjacent landscape areas, with the exception of the D.G 

path adjacent to the retention basin as indicated on the plan set.  a meandering cluster of 

large rock from north to south. 
 

103. Condition #84 of the original approved conditions of approval shall be modified to include the 

additional bolded items as follows: The internal open space landscape plan shall incorporate 

native and edible landscaping for both groundcover, shrubs, and trees. 

 

104. Conditions #1, #11, #12, #71, #77, #87, #88, #91, and #92 of the original approved conditions 

of approval shall be removed. Those conditions listed above shall only meet the fencing, 

architectural elements, energy efficient design and heat island reduction items, etc. per the 

approved and attached elevations and development plan set, and these conditions of approval 

for this modification.  

 

Building 

 

105. Parking pockets at private park will require accessible parking spaces. 

 

106. Parking spaces at private park shall provide access to the public right of way.  

 

107. Minimum accessible parking space depth is 18’, proposed cross section depicts the parking 

spaces to be 16’ deep, reconcile. 

 

108. Landscaping plan shall demonstrate compliance with 2022 California Green Building Code 

section 5.106.12 Shade Trees. 

 

109. Provide a barrier for the proposed retention basin.  

 

110. Submit a maintenance plan for the proposed DG path. Van Buren and School Path maintained 

by CFD. In-Tract paths maintained by HOA.  

 

Utilities 

 

111. 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.  

 

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

 

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

 

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

meter box.  

 

115. All buildings may require individual meters. 

 

116. Irrigation may require its own meter. 
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117. All water connections shall install 4G AMI master meters.  

 

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

 

119. All materials shall be per the approved list of materials provided by the Engineering Department 

or the Utilities Department.  

 

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

water improvement plans.  

 

121. Trees must have a minimum of 7’ separation distance from the Utilities water/sewer laterals. 

Or minimum 7’ separation distance from water/sewer laterals with root barrier. 
 

122. Please note that the City will not accept the 1st water and sewer improvement plans submittal 

without the hydraulic analysis having been first complete 
 

Fire 

 

123. The maximum distance from any point on the street to a hydrant shall be 250ft.  

 

124. The maximum spacing between hydrants is 500ft.  

 

125. Minimum street width is 24ft as measured from flow line to flow line. Shall add 8ft of street 

width for each side where parking is requested with the other side marked for no parking. 

Currently the street details are showing the measurement taken from the sidewalk side of the 

curb, not from the flow line. Shall increase street width to meet the minimum requirements.  

 

126. Fire flow letter required.  

 

127. Shall provide details for emergency access gate being proposed. Gates and barriers shall be 

located a minimum of 46 feet from any street.  

 

128. General Fire Department Advisory Comments – Commercial. With respect to the planning 

conditions for the referenced project, the fire department requires the following fire protection 

measures to be provided in accordance with Coachella City Ordinances, the current edition of 

California Fire Code (CFC) as adopted and amended by the City of Coachella and/or recognized 

fire protection standards. These conditions are preliminary, and further review will be 

conducted upon receipt of additional entitlement and/or construction submittals. Additional 

requirements may be required based upon the adopted codes at the time of submittal. 
 

129. Fire Department Advisory Comments – Residential Tracts. With respect to the planning 

conditions for the referenced project, the fire department requires the following fire protection 

measures to be provided in accordance with Coachella City Ordinance, the current edition of 

California Fire Code (CFC) as adopted and amended by the City of Coachella and/or recognized 

fire protection standards. These conditions are preliminary, and further review will be 

conducted upon receipt of additional entitlement and/or construction submittals. Additional 

requirements may be required based upon the adopted codes at the time of submittal. 
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130. Fire Protection Water Supplies/Fire Flow - Minimum fire flow for the construction of all 

buildings is required per CFC Appendix B. Prior to building permit issuance for new 

construction, the applicant shall provide documentation to the Fire Department 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. Reference CFC as amended. Will Serve Letters from 

the responsible water purveyor are required prior to a map recordation. 
 

 

131. 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 the CFC Appendix C. Fire 

hydrants shall be located no more than 600 feet from all portions of the exterior of the building 

along an approved route from a fire apparatus access road. 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 1000 feet along streets for transportation hazards. 

The size and number of outlets required for the approved fire hydrants are 4” x 2 ½”. Final fire 

hydrant locations shall be determined during the fire water plan review. Reference CFC as 

amended. 

 

132. Tract Water Plans - If fire hydrants are required to be installed, applicant/developer shall furnish 

the water system fire hydrant plans to Fire Department for review and approval prior to building 

permit issuance. Plans shall be signed by a registered civil engineer, and shall confirm hydrant 

type, location, spacing, and minimum fire flow. Once plans are signed and approved by the 

local water authority, the originals shall be presented to the Fire Department for review and 

approval. Reference CFC as amended. 

 

133. Fire Department Access - Fire apparatus access roads shall be provided within 300 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 exceeding 150 feet shall provide an approved turn around. The minimum 

required turning radius of a fire apparatus access road is 38 feet outside radius and 14 feet inside 

radius. The construction of the fire apparatus access roads shall be all weather and capable of 

sustaining 75,000 lbs. 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. 
 

134. Fire Lane marking: Identification and marking of fire lanes, including curb details and signage, 

shall comply with all Riverside County Fire Department Standards. 

 

135. 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 14 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. 
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136. Fire and Life Safety Requirements - Final fire and life safety conditions will be addressed when 

the Fire Department reviews any subsequent submittals. These conditions will be based on the 

California Fire Code (CFC), California Building Code (CBC), and related codes/standards 

adopted and amended at the time of construction plan submittal. 

 

137. 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 practical 

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. 

 

138. Residential Fire Sprinklers: Residential fire sprinklers are required in all one and two-family 

dwellings per the California Residential Code (CRC). Plans must be submitted to the Office of 

the Fire Marshal for review and be approved prior to installation. Reference CRC. 

 

139. 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. Reference CFC as amended. 

 

140. Traffic Calming Devices - Requests for installation of traffic calming designs/devices on fire 

apparatus access roads shall be submitted and reviewed by the Fire Code Official. Reference 

CFC as amended. 

 

141. Fire Planning Review: This planning case will also be reviewed by the Riverside County Fire 

Department’s Fire Planning Division for the cumulative impact on the Fire Department’s ability 

to provide an acceptable level of service. Additional requirements may be conditioned by Fire 

Planning to mitigate these impacts. Questions for Fire Planning can be addressed to: 

RVCPlanningSubmittals@fire.ca.gov  

 

142. Fire Protection Water Supplies/Fire Flow - Minimum fire flow for the construction of all 

buildings is required per CFC Appendix B. Prior to building permit issuance for new 

construction, the applicant shall provide documentation to the Fire Department 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. Reference CFC as amended.  
 

a. Will Serve Letters from the responsible water purveyor are required prior to a map 

recordation.  

 

143. 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 the CFC Appendix C. Fire 

hydrants shall be located no more than 600 feet from all portions of the exterior of the building 

along an approved route from a fire apparatus access road. Where new water mains are extended 

mailto:RVCPlanningSubmittals@fire.ca.gov
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along streets and hydrants are not needed for protection of structures, standard fire hydrants 

shall be provided at spacing not to exceed 1000 feet along streets for transportation hazards. 

The size and number of outlets required for the approved fire hydrants are 4” x 2 ½”. Final fire 

hydrant locations shall be determined during the fire water plan review. Reference CFC as 

amended.  

 

144. Tract Water Plans - If fire hydrants are required to be installed, applicant/developer shall furnish 

the water system fire hydrant plans to Fire Department for review and approval prior to building 

permit issuance. Plans shall be signed by a registered civil engineer, and shall confirm hydrant 

type, location, spacing, and minimum fire flow. Once plans are signed and approved by the 

local water authority, the originals shall be presented to the Fire Department for review and 

approval. Reference CFC as amended. 

 

145. Fire Department Access - Fire apparatus access roads shall be provided within 300 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 exceeding 150 feet shall provide an approval for approved turn around. 

The minimum required turning radius of a fire apparatus access road is 45 feet outside radius 

and 24 feet inside radius. The construction of the fire apparatus access roads shall be all weather 

and capable of sustaining 75,000 lbs. 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. 

 

a. a. Fire Lane marking: Identification and marking of fire lanes, including curb details 

and signage, shall comply with all Riverside County Fire Department Standards. 

 

146. Fire and Life Safety Requirements - Final fire and life safety conditions will be addressed when 

the Fire Department reviews any subsequent submittals. These conditions will be based on the 

California Fire Code (CFC), California Building Code (CBC), and related codes/standards 

adopted and amended at the time of construction plan submittal.  

 

147. Secondary Access – Unless otherwise approved by the Fire Department, dead end fire apparatus 

access roads shall not exceed 1,320 feet. Secondary access roads shall provide independent 

egress/access from/to the area or as otherwise approved by the Fire Department. Secondary 

access roads shall be as remote as practical 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.  

 

148. Residential Fire Sprinklers: Residential fire sprinklers are required in all one and two-family 

dwellings per the California Residential Code (CRC). Plans must be submitted to the Office of 

the Fire Marshal for review and be approved prior to installation. Reference CRC. 
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149. 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. Reference CFC as amended.  

150. 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. 

 

151. Fire Planning Review: This planning case will also be reviewed by the Riverside County Fire 

Department’s Fire Planning Division for the cumulative impact on the Fire Department’s ability 

to provide an acceptable level of service. Additional requirements may be conditioned by Fire 

Planning to mitigate these impacts. 
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 Exhibit C - Resolution No. 2024-10   

CONDITIONS OF APPROVAL FOR  

TENTATIVE TRACT MAP NO. 38429, CONDITIONAL USE PERMIT NO. 376, 

ARCHITECTURAL REVIEW NO. 22-11  

ENCANTO PROJECT 

 

 

General Conditions 

 

1. Tentative Tract Map 38429, CUP 376 and AR 21-11 are approved for a 111-lot subdivision 

with a minimum lot size of 4,500 square feet; a CUP that utilizes the provisions of Section 

17.38 of the Coachella Municipal Code (Planned Unit Development); and an Architectural 

Review that includes a total of 3 floorplans and 9 elevations. (3 elevations per floorplan). 

 

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 applicant shall be subject to further requirements that it participate in the Community 

Facilities District for residential lots within Tentative Tract Map 38429 that the City proposed 

to establish under the Mello-Roos Community Facilities Act of 1982, Section 13311 of the 

California Government Cod, as amended, for all undeveloped property within the boundaries 

of the City, including the subject property subject to this development approval (Architectural 

Review No. 22-11 and Tentative Tract Map No. 38429), to finance police and fire services for 

such property.  The applicant shall do everything necessary for inclusion of the property subject 

to this development approval within such District upon its establishment. This development 

approval is subject to such requirement as a condition, unless such District is established prior 

to the effectiveness of this development approval in which case, it shall be a condition 

precedent.  The Community Facilities District shall be established before issuance of the first 

certificate of occupancy. 

 

5. The owner shall agree to the formation of a Landscape and Lighting Maintenance 

District(LLMD) for the maintenance of the lighting, perimeter wall, landscaping and irrigation.  

The owner shall prepare the improvement plans, Engineer's Report, Estimated Costs, and 

submit to the City Engineer as required for the formation of the LLMD.  The funds to be 

deposited shall be a minimum of $1,000.  Costs over $1,000 shall be billed by the City to the 

owner for payment prior to the recordation of the Final Map.  The LLMD shall be formed 

before issuance of the first certificate of occupancy. 
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6. The final map, grading and landscape plans shall be modified to provide a perimeter 

landscaped setback at a minimum 26’ and improvements consistent with the equestrian theme 

approved for the Sevilla II TTM No. 38557 project, which includes a compacted decomposed 

granite trail of 10 feet wide, equestrian fencing and minimum 6 foot concrete non-contiguous 

sidewalk. 
 

7. Landscape median improvements on Van Buren Street shall be modified for consistency with 

the City’s 2008 Landscape Median Design Guidelines upon final landscape plan submittal. 

 

8. Prior to the recordation of the final map the applicant shall submit detailed landscaping 

irrigation plans and sign plans for review, including plans for the neighborhood park and 

retention basin for approval by the City Engineer and Development Services Director. The 

applicant shall improve the retention basin and neighborhood park of Tentative Tract Map 

38429 in accordance with the conceptual landscape plans contained in the Design Guidelines, 

subject to review by the Development Services Director and City Engineer.  

 

9. The proposed subdivision shall be improved with a decorative masonry perimeter wall 

consisting of tan slumpstone, splitface block, or precision with smooth stucco finish wall, and 

a decorative cap and/or equivalent approved by the City Engineer and Development Services 

Director. A minimum of one 12-inch square masonry pilaster at every 50 feet along Van Buren 

Avenue shall be used along any masonry wall facing a public street as shown on the conceptual 

landscape plans. 
 

10. Post-tension, non-grouted walls shall not be used unless approved by the Building Official. 

The builder shall use Type 5 concrete specifications for all CMU footings and for the base 

course of CMU wall, including the use of sealants to protect against corrosive soils, subject to 

review and approval by the Building Official.   

 

11. Interior fencing for single family lots shall utilize block wall with metal view obscured access 

gates.  Any street visible block shall be decorative block including tan slumpstone, splitface 

block, or precision block with smooth stucco and or equivalent approved by the City Engineer 

and Development  Services Director.  
 

12. Decorative wrought iron shall be used for fencing to replace any proposed decorative tubular 

steel fence and shall be colored black.  The fence design of the fencing shall be approved by 

the Development Services Director prior to fence permit issuance.  
 

13. Identification signs for the subdivision shall include high quality and durable design with 

accent lighting.  A detailed sign plan shall be submitted to the Development Services Director 

and the final design shall be approved by the Development Services Director. 

 

14. All street names and addressing shall be consistent with City and USPS policies. 
 

15. The application shall coordinate with City staff to determine feasibility of accommodating a 

class 1 bike along the northern boundary of the project that can connect to a potential future 

class 1 bike lane easterly from Van Buren Street to Fredrick Street, while maintaining existing 

residential lot counts consistent with Regional Retail District general plan policies to establish 



Resolution No. 2024-10               EXHIBIT C

   

pedestrian, bicycle, and multi-use paths every 400 to 500 feet.  Accommodation of such a path 

may require modification of residential lots 33-42. 

 

Coachella Valley Water District 

 

16. The City of Coachella may require mitigation measures to be incorporated into the 

development to prevent flooding of the site or downstream properties. These measures shall 

require on-site retention of the incremental increase of runoff from the 100-year storm. 

 

17. The applicant shall meet and confer with the Coachella Valley Water District and provide 

verification that there are not interferences with the proposed subdivision and any United 

States Bureau of Reclamation facilities, or CVWD/private facilities not shown on the 

development plans.  

 

18. The project lies within the East Whitewater River Sub basin Area of Benefit. Groundwater 

production within the area of benefit is subject to a replenishment assessment in accordance 

with the State Water Code. 

 

19. All water wells owned or operated by an entity producing more than 25 acre-feet of water 

during any year must be equipped with a water-measuring device. A CVWD Water Production 

Metering Agreement is required to ensure CVWD staff regularly read and maintain this water-

measuring device. 

 

20. Prior to recordation of the final map, the subdivider shall meet and confer with the Coachella 

Valley Water District to incorporate into the design, construction, and operation of the 

subdivision to reduce its negative impact on the Indio Subbasin, pursuant to the approved 

Coachella Valley Water Management Plan Alternative to the Groundwater Sustainability Plan.  

 

ENGINEERING DEPARTMENT 

 

PRIOR TO APPROVAL OF ENGINEERING PLANS or ISSUANCE OF 

ENGINEERING PERMITS: 

 

Tentative Map 

21. 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. 

22. 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. 

23. 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 
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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.   

24. Identify and clearly show all necessary drainage easements to implement the project in 

accordance with drainage law. 

25. 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. 

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

Final Map 

 

27. The Final Map shall comply with the Subdivision Map Act and City of Coachella Subdivision 

Ordinance. 

28. All public streets shall be dedicated to City of Coachella. 

29. Prior to submittal of the final map to the City Council for approval, the applicant shall post 

securities (Bonds) to guarantee the installation of required improvements and a Subdivision 

Improvement Agreement shall be submitted to Engineering Division for City Engineer and 

City Attorney approval. 

30. Prior to approval of the Final Map, the applicant shall resolve CVWD issues related to  existing 

tile drains or irrigation mains located within the tract boundary or along the streets adjacent to 

the tract.   If necessary, tile drains and irrigation lines shall be relocated and easement 

documents prepared for the new location of any such lines.  The easement shall be shown on 

the final map.  Plans for the tile drain or irrigation relocation shall be submitted to CVWD for 

approval and a copy of the plans shall be submitted to the City for evaluation regarding possible 

conflict with City facilities.  The applicant shall submit to the City approved copies of any such 

relocation plans. 




