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Chapter 1 Introduction 

 Overview 

The Coachella Vault project is proposing the development of a storage facility and office/clubhouse 
located on approximately 11 acres in the City of Coachella. The site is formed by APN 603-290-005 east of 
Harrison Street and approximately 1,300 feet south of Avenue 48. The 11-acre property is currently vacant 
and undeveloped; however, the site has been previously disturbed and cleared of vegetation. Previous 
onsite disturbance is evident from the vehicle tracks onsite. The 11-acre site has a General Plan 
designation of Industrial District and is zoned Wrecking Yard (M-W). 
 
At buildout, the project will consist of an office/clubhouse, nine storage buildings, and an industrial lease 
space. The office/clubhouse will be two stories and 3,970 square feet (1,230 square feet first floor, 2,740 
square feet second floor). The industrial space for lease will be 3,140 square feet. The storage buildings 
will range in size between 17,750 square feet and 34,650 square feet each, for a total building area of 
225,230 square feet of storage space. In addition to the proposed buildings, development of the site 
would also include landscaping, street improvements, drive aisles, and parking. Access to the project will 
be provided from two entry points on Harrison Street. The project proposes a total of 272 parking spaces 
(3 ADA spaces, 64 surface parking spaces, and 205 spaces within the storage units). The project will also 
develop roof-top solar panels and associated electrical equipment (batteries and generator) to support 
the solar facilities.  

 Authority 

The City of Coachella is the lead agency for the proposed Coachella Vault project. This City undertook the 
review of the applicant’s submittal, and determined that it is a project, as defined by the California 
Environmental Quality Act (CEQA). Since the project includes discretionary action, the City concluded that 
an Initial Study should be prepared. This Initial Study/Mitigated Negative Declaration has been prepared 
in accordance with Public Resources Code Section 21000 et. seq.   

 Scope of Environmental Review 

This Initial Study evaluates the proposed project’s potential environmental effects on the following topics 
as contained in Appendix G of the CEQA Guidelines, as follows:  
 Aesthetics 
 Agricultural Resources 
 Air Quality 
 Biological Resources 
 Cultural Resources 
 Energy 
 Geology and Soils 
 Greenhouse Gas Emissions 
 Hazards and Hazardous Materials 
 Hydrology and Water Quality 
 Land Use and Planning 
 Mineral Resources 
 Noise 
 Population and Housing 
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 Public Services 
 Recreation 
 Transportation 
 Tribal Cultural Resources 
 Utilities and Service Systems 
 Wildfire 
 Mandatory Significance of Findings  

 Impact Assessment Terminology 

The Environmental Checklist identifies impacts using four levels of significance as follows: 

No Impact: When the analysis finds that the project would not affect the environment. 

Less than Significant: When the analysis finds that a project would not substantially impact the 
environment and no mitigation is required to reduce the impact to less than significant.  

Less than Significant with Mitigation Incorporated:  When the analysis finds that project would result in 
substantial impact on the environment, but feasible mitigation measures can be successfully implemented 
to reduce levels to less than significant.   

Potentially Significant:  When the analysis finds that a project would result in substantial impact on the 
environment and no mitigation measures can implemented to reduce the impacts to less than significant.  

 Organization of the Initial Study 

This Initial Study has been completed in the following format: 

Chapter 1 Introduction: This chapter provides a brief summary of the proposed project and describes the 
regulatory framework for the preparation of an Initial Study under CEQA.  

Chapter 2 Project Description: This chapter provides a comprehensive description of the applicant’s 
proposal for the project, the General Plan and Zoning for the project and the surrounding land uses.   

Chapter 3 Environmental Checklist: This chapter contains the analysis of each topic identified in CEQA 
Appendix G, and includes a discussion of the environmental setting, the project’s impacts, the 
determination of significance, and mitigation measures where necessary.  

Chapter 4 References: This chapter identifies the documents and technical reports used for this Initial 
Study. 

 Documents Incorporated by Reference 

In addition to the documents listed in Chapter 4, the City of Coachella’s General Plan, General Plan EIR 
and Municipal Code were used as part of the evaluation of the proposed project. These documents are 
available on the City’s website at www.coachella.org and at the Development Services Department, 
located at 53990 Enterprise Way.  

http://www.coachella.org/
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Chapter 2 Project Description 

 Project Description 

The Coachella Vault project is located on approximately 11 acres of vacant land in the City of Coachella. 
The project property sits on APN 603-290-005 east of Harrison Street and 1,300 feet south of Avenue 48. 
Based on historical aerial imagery, the western one-third of the site was used for storage between 2002 
and 2016. Aerial imagery from 2002 indicates storage containers were kept onsite. In 2009, aerial imagery 
shows both storage containers and automobiles were stored onsite. The western one-third of the site 
continued to operate as vehicle storage until 2016, when the site was cleared. Since 2016 the site has 
remained vacant. The eastern two-thirds of the site have remained vacant and undeveloped; however, 
this portion of the site has been disturbed, as indicated by vehicle tracks and the clearing of vegetation. 
Currently, the 11-acre site has an Industrial District General Plan land use designation, and Wrecking Yard 
(M-W) zoning designation.  
 
The project proposes the development of a storage facility, with office/clubhouse, and industrial lease 
space. At buildout, the project will consist of 225,230 square feet of storage space, 3,970 square feet of 
associated office/clubhouse space, and 3,140 square feet of industrial space for lease. The table below 
indicates the proposed buildings areas.  

 
Table 1 Proposed Building Area 

Building Area (SF) 
Industrial Lease Area 3,140 SF 
Clubhouse First Floor 2,740 SF 

Clubhouse Second Floor 1,230 SF 
A 24,150 SF 
B 28,600 SF 
C 19,750 SF 
D 23,080 SF 
E 34,650 SF 
F 17,750 SF 
G 24,700 SF 
H 33,550 SF 
I 19,000 SF 

Total 232,340 SF 
 

In addition to the 232,340 square feet of building area, development of the site would also include 24,022 
square feet (0.55 acres) of landscaping and retention areas, and 211,370 square feet (4.85 acres) of access 
roads, drive aisles, and parking. Access to the project will be provided from two entry points on Harrison 
Street, and the project will provide 272 parking spaces onsite. The project will submit a Tentative Tract 
Map (TTM No. 38943) for condominium purposes. The project will also participate in Coachella’s 
Architectural Review.    
 
The project also proposes roof-top solar panels to power all operations. The first phase will install roof-
top solar on Building B, and associated generators and battery backup. The proposed generators and 
battery backup will be on the east side of Building E and Building D.  
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Project development is proposed to occur in phases. The first phase will include the two-story 
office/clubhouse, Building B, and associated power facilities (i.e., solar panels, batteries, and generator 
equipment), as well as associated street frontage improvements, paved drive aisles, and parking areas. 
The solar panels proposed on Building B will provide electric power to the buildings developed in the first 
phase. As funding is obtained, the remaining buildings will be developed. The remaining buildings will also 
include roof-top solar panels constructed in a similar manner to those used for Building B. Additional 
battery storage and generators will be developed with the future buildings to accommodate the solar 
facilities. The project is intended to be 100 percent solar-operated. Although the project is designed to 
operate on solar power due to the current lack of available Imperial Irrigation District (IID) electrical 
capacity in the area, it will connect to the IID electrical system once adequate capacity becomes available. 

 Proposed Land Use and Parking Breakdown 

The proposed breakdown for the project is as follows: 

Table 2 Parking Calculations  

 

 General Plan and Zoning Designation 

The existing General Plan Land Use designation for the project site is Industrial District. The existing zoning 
designation is Wrecking Yard (M-W).   

2.4   Environmental Setting and Surrounding Land Uses 

The proposed project site is located within the City’s Industrial district. Industrial districts accommodate 
a range of light and heavy commercial and industrial businesses that provide employment and generate 
more noise, light, odors, or truck traffic. Allowed uses include industrial and research development uses, 
with support retail and office use. The site has been disturbed and previously cleared of most vegetation. 
Surrounding land uses include: 

North: Industrial uses, including Duran’s Lock and Key and SA Recycling 

South: Agriculture, date palm grove 

East: Unpaved Avenue 48 alignment, vacant land, Coachella canal 



INITIAL STUDY/MITIGATED NEGATIVE DECLARATION 

City of Coachella  Coachella Vault 
January 2026                       Initial Study/Mitigated Negative Declaration 

5 

West: Harrison Street, Industrial uses, including Desert Truck and Auto and ABC Towing, and the Desert 
Rock project 

 Permits/Approvals required from other public agencies: 

State Water Resource Control Board (SWRCB) 
South Coast Air Quality Management District (SCAQMD) 
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Environmental Impact Analysis 

 

INITIAL STUDY/MITIGATED NEGATIVE DECLARATION 

 
 

Project Title: Coachella Vault  

Case No. Architectural Review – AR No. 24-05 
Tentative Tract Map – TTM 38943 
Conditional Use Permit – CUP 379 
Environmental Assessment – EA 24-01  

Assessor’s Parcel No. 603-290-005 

Project Location: East of Harrison St. & 1,300 feet south of Avenue 48 
Coachella, CA 92236  
Riverside County 

Project Sponsor’s Name and 
Address: 

Myers Concrete Corporation 
c/o Steve Myers; 760-275-6820 

78206 Varner Road Suite D152 
Palm Desert, CA 92211  

General Plan Designation(s): Industrial District 

Zoning: Wrecking Yard (M-W) 

Lead Agency Name and Address: City of Coachella – Planning Division  
53990 Enterprise Way 
Coachella, California 92236 

Lead Agency Contact Person: Adrian Moreno 
Associate Planner 

Phone Number: (760) 398-3502 

Date Prepared: January 2026 
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Environmental Factors Potentially Affected: 

The environmental factors checked below would be potentially affected by this project, as indicated by the checklist 
and corresponding discussion on the following pages. 

Aesthetics Agriculture and Forestry 
Resources Air Quality 

Biological Resources Cultural Resources Energy 

Geology & Soils Greenhouse Gas Emissions Hazards & Hazardous Materials 

Hydrology / Water Quality Land Use / Planning Mineral Resources 

Noise Population / Housing Public Services 

Recreation Transportation Tribal Cultural Resources 

Utilities / Service Systems Wildfire Mandatory Findings of 
Significance  

DETERMINATION:  The City of Coachella Planning Department 

On the basis of this initial evaluation: 

I find that the proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE 
DECLARATION will be prepared. 

I find that although the proposed project could have a significant effect on the environment there will not 
be a significant effect in this case because revisions in the project have been made by or agreed to by the 
project proponent.  A MITIGATED NEGATIVE DECLARATION will be prepared. 

I find that the proposed project MAY have a significant effect on the environment, and an ENVIRONMENTAL 
IMPACT REPORT is required. 

I find that the proposed project MAY have a “potentially significant impact” or “potentially significant unless 
mitigated” impact on the environment, but at least one effect 1) has been adequately analyzed in an earlier 
document pursuant to applicable legal standards, and 2) has been addressed by mitigation measures based 
on the earlier analysis as described on attached sheets.  An ENVIRONMENTAL IMPACT REPORT is required, 
but it must analyze only the effects that remain to be addressed. 

I find that although the proposed project could have a significant effect on the environment, because all 
potentially significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE 
DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated pursuant to that 
earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation measures that are imposed upon 
the proposed project, nothing further is required. 

Adrian Moreno Date 
Associate Planner 

1/8/26

nvann
Typewritten Text
X
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PURPOSE OF THIS INITIAL STUDY 
 
This Initial Study has been prepared in accordance with the CEQA Guidelines Section 15063(c) to provide a 
preliminary analysis of a proposed project’s actions and to determine if the project, as proposed, may have a 
significant effect upon the environment. The findings determined from the preliminary analysis are presented in the 
form of the Initial Study, which will be used in support of the preparation of a Mitigated Negative Declaration.   
 
EVALUATION OF ENVIRONMENTAL IMPACTS 
 
1) A brief explanation is required for all answers except “No Impact” answers that are adequately supported by 

the information sources a lead agency cites in the parentheses following each question.  A “No Impact” answer 
is adequately supported if the referenced information sources show that the impact simply does not apply to 
projects like the one involved (e.g., the project falls outside a fault rupture zone).  A “No Impact” answer should 
be explained where it is based on project-specific factors as well as general standards (e.g., the project will not 
expose sensitive receptors to pollutants, based on project-specific screening analysis). 

2) All answers must take into account the whole action involved, including offsite as well as onsite, cumulative as 
well as project-level, indirect as well as direct, and construction as well as operational impacts. 

3) Once the lead agency has determined that a particular physical impact may occur, then the checklist answers 
must indicate whether the impact is potentially significant, less than significant with mitigation, or less than 
significant.  "Potentially Significant Impact" is appropriate if there is substantial evidence that an effect may be 
significant. If there are one or more "Potentially Significant Impact" entries when the determination is made, an 
EIR is required. 

4) "Negative Declaration: Less Than Significant With Mitigation Incorporated" applies where the incorporation of 
mitigation measures has reduced an effect from "Potentially Significant Impact" to a "Less Than Significant 
Impact." The lead agency must describe the mitigation measures, and briefly explain how they reduce the effect 
to a less than significant level mitigation measures from Section XVII, "Earlier Analyses," may be 
cross-referenced). 

5) Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an effect has 
been adequately analyzed in an earlier EIR or negative declaration.  Section 15063(c)(3)(D). In this case, a brief 
discussion should identify the following: 

a) Earlier Analysis Used.  Identify and state where they are available for review. 

b) Impacts Adequately Addressed.  Identify which effects from the above checklist were within the 
scope of and adequately analyzed in an earlier document pursuant to applicable legal standards, 
and state whether such effects were addressed by mitigation measures based on the earlier 
analysis. 

c) Mitigation Measures.  For effects that are "Less than Significant with Mitigation Measures 
Incorporated," describe the mitigation measures, which were incorporated or refined from the 
earlier document and the extent to which they address site-specific conditions for the project. 

6) Lead agencies are encouraged to incorporate into the checklist references to information sources for potential 
impacts (e.g., general plans, zoning ordinances). Reference to a previously prepared or outside document 
should, where appropriate, include a reference to the page or pages where the statement is substantiated. 

7) Supporting Information Sources:  A list of references used during the preliminary analysis and research should 
be attached with this document. In addition, other sources used or individuals contacted should be cited in the 
discussion. 

8) The explanation of each issue should identify: 

a) The significance criteria or threshold, if any, used to evaluate each question; and 

b) The mitigation measure identified, if any, to reduce the impacts to less than significance.  
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I. AESTHETICS 
 
 
Except as provided in Public Resources Code Section 21099, 
would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant With 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

a) Have a substantial adverse effect on a scenic vista?      

b) Substantially damage scenic resources, including, but 
not limited to, trees, rock outcroppings, and historic 
buildings within a state scenic highway?  

    

c) In non-urbanized areas, substantially degrade the 
existing visual character or quality of public views of the 
site and its surroundings? (Public views are those that 
are experienced from publicly accessible vantage 
point). If the project is in an urbanized area, would the 
project conflict with applicable zoning and other 
regulations governing scenic quality?  

    

d) Create a new source of substantial light or glare, which 
would adversely affect day or nighttime views in the 
area?  

    

(Sources: “California Scenic Highway Mapping System,” 2019; 2035 Coachella General Plan Update, 2015; Coachella 
Municipal Code.)  
 
Setting 
 
The topography in the City of Coachella, and surrounding cities, is defined as a low and relatively flat 
desert basin bounded by mountainous terrain due to past seismic activity. The most notable surrounding 
mountain ranges include the Little San Bernardino Mountains to the north and east, San Gorgonio 
Mountains to the northwest, the Santa Rosa Mountains to the south, and the San Jacinto Mountains to 
the west. The topographic variety in the Coachella Valley establishes elevations from over 10,000 feet at 
the Mount San Jacinto peak, 1,000 feet in the Mecca Hills to the east, to approximately 160 feet below 
sea level south of Thermal. Although the elevation varies widely, the City of Coachella is relatively flat, 
with a gentle slope from northwest to southeast. The project site is located in the northwestern portion 
of the City on vacant and previously disturbed, flat land. 
 
Based on historical aerial imagery, the western one-third of the site was used for storage between 2002 
and 2016. Aerial imagery from 2002 indicates storage containers were kept onsite. In 2009, aerial imagery 
shows both storage containers and automobiles were stored onsite. The western one-third of the site 
continued to operate as vehicle storage until 2016, when the site was cleared. Since 2016 the site has 
remained vacant, and vegetation started to regrow on the western one-third. The eastern two-thirds of 
the site has remained vacant and undeveloped.  
 
Surrounding land uses include existing industrial businesses to the north and west, vacant land to the east, 
and agricultural land to the south. Harrison Street is a paved right-of-way that delineates the project’s 
western boundary.  
 
The project proposes the development of a 225,230-square-foot storage facility with 3,970 square feet of 
office/clubhouse space, and a 3,140-square-foot space for industrial lease on 11 acres. Associated 
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improvements include pedestrian walkways and sidewalks, and paved aisles and parking spaces. 
Development would involve the construction of nine storage buildings ranging in size between 17,750 
square feet and 34,650 square feet. The project will improve the existing street frontages with a perimeter 
wall and landscaping complimenting the desert environment. The buildings will also have modern 
architecture with a neutral color palate consisting of whites, greys, earth tones and accent colors. 
Additional discussion of project aesthetics is provided below. 
 
General Plan 
The City of Coachella categorizes the different land uses into six specific designations. The project site is 
located in the City’s Industrial District land use category. This designation accommodates a range of light 
and heavy commercial and industrial businesses that provide employment and generate more noise, light, 
odors, or truck traffic than would be appropriate in the Urban Employment District. Allowed uses include 
industrial and research and development uses, with support retail and office uses.  
 
The intended physical character for the Industrial District is characterized by larger blocks, lots and 
buildings that would be incompatible with the scale and character of Coachella’s neighborhoods and 
centers. This District accommodates higher concentrations of heavy business activity. Nonetheless, the 
streetscapes of this District are well landscaped and include good quality pedestrian and bicycle routes so 
employees and visitors may conveniently arrive by bicycle or transit, while safely and comfortably walk to 
restaurants and service businesses in the course of their workday. Building heights are generally one and 
two stories but office buildings may be up to three stories. Increased height limits may be allowed if 
necessitated by specific uses and industries so long as there is no negative impact on health, welfare or 
the economic development opportunity of other properties in the District or nearby areas (2035 Coachella 
General Plan Update).  
 
Zoning  
Currently, the zoning designation for the site is Wrecking Yard (M-W). This zone is intended to provide for, 
and to encourage the orderly development of heavy industrial uses and recycling operations deemed to 
be of regional significance, but of such nature that extra care must be taken in the regulation of said uses 
to protect the community’s health and wellbeing, and where said uses are subject to aesthetic and 
environmental conditions which require the provision of safeguards to control and suppress some of the 
heavier manifestations of said uses to prevent adverse effects on the community.  
 
The project’s proposed use is consistent with the Industrial District land use designation and M-W zoning 
designation.  
 
Discussion of Impacts 
 
a) Less Than Significant Impact. The City of Coachella lists various aspects of scenic beauty in the 

City’s 2035 General Plan Update (2035 GPU), such as the views of the mountains, the rural, 
agricultural character, and parks and open space areas. According to the 2023 GPU, the natural 
topography of the hills, the existing agricultural uses and the views of the surrounding mountains 
should be maintained and preserved for its scenic quality. The value of scenery can be highly 
subjective due to personal preference and opinion. Scenic value is generally affected by the 
presence and intensity of neighboring man-made improvements, such as structures, overhead 
utilities and landscape, to name a few. Certain man-made features can either add to or detract 
from a scenic vista.  
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The project site is located in on approximately 11 acres, in the General Plan’s Industrial District 
land use designation and Wrecking Yard (M-W) zoning designation (see Setting, above). The 11-
acre project property is surrounded by existing industrial businesses to the north and west, 
agricultural date palm grove to the south, and vacant land to the east. Harrison Street delineates 
the project’s western boundary.  
 
The project proposes the development of a 225,230-square-foot storage facility with 3,970 square 
feet of office/clubhouse space, and a 3,140-square-foot industrial space for lease. Associated 
improvements include pedestrian walkways and sidewalks, and paved aisles and parking spaces. 
Ingress and egress from the project will be provided by two access points on Harrison Street. Curb 
improvements along the eastern side of Harrison Street are proposed as part of project 
development.  
 
According to the Coachella 2035 GPU, hillsides and mountains in the Coachella Valley create 
scenic vistas around the City. From the project site, views of the San Jacinto Mountains to the 
west, Santa Rosa Mountains to the south, and Little San Bernardino Mountains to the north and 
northeast are distant. The views of these mountain ranges are partially obstructed by existing 
manmade structures (i.e., buildings, block walls), infrastructure (i.e., streetlights, utility poles) and 
landscaping. However, due to the distance of these vistas, mid-range and peak views are visible 
from Harrison Street, adjacent to the proposed project. The surrounding mountains are largely 
observed by motorists and pedestrians travelling along Harrison Street, and the private properties 
north, south, and west of the project. The following discussion analyzes the project’s impact on 
scenic vistas from Harrison Street, and the surrounding properties.  
 
From Harrison Street (West) 
From the segment of Harrison Street along the project’s western frontage, views of the Little San 
Bernardino Mountains and Indio Hills to the north and northeast, the Santa Rosa Mountains to 
the south, and the San Jacinto Mountains to the west, are distant. Existing structures, 
landscaping/vegetation, and manmade facilities obstruct the baseline views of the mountains 
from Harrison Street. However, mid-range and peak views of the Little San Bernardino Mountains, 
Indio Hills, and Santa Rosa Mountains are visible. Views of the San Jacinto Mountains (to the west) 
are obstructed by the existing industrial business west of the project site.  
 
Development of the proposed project would result not result in obstructions to the San Jacinto 
Mountains (to the west) from motorists and pedestrians traveling along Harrison Street, due to 
the project’s orientation east of Harrison Street. Additionally, development of the project would 
not result in impacts to views of the Little San Bernardino Mountains and Indio Hills to the north, 
or the Santa Rosa Mountains to the south. This is because Harrison Street is a north-south 
trending right-of-way and the project will be situated to the west.  However, the project may 
result in some impacts to the Little San Bernardino Mountains to the northeast, due to the 
project’s orientation east of the right-of-way. The proposed project buildings will be one story, 
with the exception of the two-story office associated with the storage facility. The building heights 
will be compliant with the Municipal Code for M-W zones. Additionally, the buildings will be set 
back from the roadway, compliant with the Municipal Code. The proposed building heights and 
setbacks are typical of those throughout the City and existing industrial buildings. The project will 
be developed in compliance with the Coachella Municipal Code. The project’s setbacks and 
restricted building heights of one- and two-stories, will reduce impacts by reducing the massing 
and scale of the buildings from the frontage. The project buildings will be typical of industrial 
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buildings within the City. Therefore, the project’s impacts to scenic vistas viewed from Harrison 
Street will be less than significant. 

 
Overall, impacts to the scenic vistas when viewed from Harrison Street would be less than 
significant.  
 
From Existing Properties - North 
As previously stated, the property immediately north of the project consists of an industrial 
business (Duran’s Lock and Key). From the northern property, views of the Little San Bernardino 
Mountain and Indio Hills to the north, San Jacinto Mountains to the west, and Santa Rosa 
Mountains to the southwest are distant. Development of the proposed project would not result 
in impacts to the Mountains north, west, and southwest of the northern property, due to the 
project’s orientation south of the existing industrial business. Minimal impacts to the southwest 
could be experienced at the eastern end of the adjacent property, however, impacts public 
viewsheds are the primary consideration under CEQA. 
 
From Existing Properties - West 
As previously stated, the property west of the project consists of an industrial business (Desert 
Truck and Auto, and Desert Rock). From the western property, views of the Little San Bernardino 
Mountain and Indio Hills to the north and northeast, San Jacinto Mountains to the west, and Santa 
Rosa Mountains to the southwest are distant. Baseline and midrange views of these mountains 
are largely obstructed by existing buildings, landscaping, and electric power poles. Development 
of the proposed project would not result in impacts to the Mountains west and southwest of the 
northern property, due to the project’s orientation east of the existing industrial business. 
However, the project may result in some impacts to the Little San Bernardino Mountains to the 
northeast, due to the project’s orientation east of the existing business. However, the project’s 
setbacks and restricted building heights of one- and two-stories, will reduce impacts by reducing 
the massing and scale of the buildings from the frontage. The project buildings will be typical of 
industrial buildings within the City. Therefore, the project’s impacts to scenic vistas viewed from 
the industrial business to the west will be less than significant.  

 
From Existing Properties - South 
The property south of the project consists of a date palm grove. Existing date palm trees line the 
property’s boundary. Currently, the project does not obstruct views of the north-lying mountains, 
due to the vacant condition of the project. Development of the project would result in impacts to 
the scenic vistas to the north compared to existing conditions, due to the project’s location 
immediately north of the date palm grove. However, the project proposes uses permitted within 
Industrial Districts in the City of Coachella. Additionally, it should also be noted that scenic vistas 
are not typically enjoyed or observed from the date palm grove unless observing from the 
northern property line, because the date palm trees on the property obstruct views from within 
the property. Therefore, impacts will be less than significant.  

 
From Existing Properties - East 
The existing property east of the project is vacant and undeveloped. From the undeveloped 
property, views of the Little San Bernardino Mountain and Indio Hills to the north and northeast, 
San Jacinto Mountains to the west, and Santa Rosa Mountains to the southwest are distant. Views 
of the Santa Rosa Mountains to the southwest are distant and largely obstructed by the date palm 
grove to the southwest. Development of the project will not obstruct views of the Little San 
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Bernardino Mountain, Indio Hills, and Santa Rosa Mountains, due to the project’s orientation west 
of the vacant property. Views of the San Jacinto Mountains to the west are distant and baseline 
and mid-range views of the mountains are obstructed by existing structures, landscaping, etc. 
Currently, the project does not obstruct views of the west-lying mountains, due to the vacant 
condition of the project. Development of the proposed project may result in impacts to the San 
Jacinto Mountains to the west. However, the project buildings will be set back from the eastern 
property by a minimum of approximately 40.3 feet. Additionally, the buildings are proposed to be 
oriented to provide building breaks that allow views of the western mountains. Impacts will be 
less than significant. The building setbacks and orientation will reduce the building’s massing and 
scale when viewed from the eastern property. 

 
Overall, the proposed project is not anticipated to adversely alter the existing viewshed on any 
scenic vistas and less than significant impacts are expected. 

 
b) No Impact. The approximately 11-acre project property is located east of Harrison Street in a 

developed area of Coachella. The project site is vacant and undeveloped; however, disturbance is 
evident onsite from vehicle tracks. The property does not contain any landmarks or scenic 
resources, such as trees, rock outcroppings, or historic buildings that may be altered or damaged 
by utilization of the site. 

 
The State Scenic Highway Program was established to preserve and enhance the natural beauty 
of California. It not only adds to the pleasure of the residents, but also encourages the growth of 
recreation and tourism in the State. The Department of Transportation (Caltrans) manages the 
State Scenic Highway Program. To be listed as a scenic highway, the road must traverse an area 
of outstanding scenic quality, containing striking views, flora, geology, or other unique natural 
attributes (Caltrans). There are three officially designated state scenic highways in Riverside 
County. They include Highway 273, 62, and the closest, Highway 74, which is approximately 12 
miles northwest of the project site. The northern section Highway 111 (Palm Springs to Palm 
Desert) and the southern section (Mecca to the Salton Sea) is categorized as an eligible state 
scenic highway, but it is not officially designated.  
 
According to the Coachella 2023 General Plan Update (GPU) Environmental Impact Report (EIR), 
certain sections of old Highway 99 (now Dillon Road between Grapefruit Boulevard and Interstate 
10), Old Highway 86 (Harrison Street south of Grapefruit Boulevard) and Old Highway 111 
(Grapefruit Boulevard) represent visual corridors and serve as an aesthetic resource for the City. 
The project lies approximately 0.33 miles west of the closest City designated visual corridor, Old 
Highway 86, thus, development of the project will not impact the aesthetic resource. 

 
Conclusively, the proposed project is not located within close proximity to any designated county 
scenic highway, as identified by Caltrans. Additionally, there are no significant trees, rock 
outcroppings, or historical buildings due to the cleared and vacant character of the site. Therefore, 
the proposed development would not result in adverse impacts to scenic resources adjacent to 
or near a State scenic highway. Less than significant impacts are expected. 

 
c) Less Than Significant Impact. According to the City’s GPU, the preservation of the natural beauty 

and scenic quality of the City is a community goal. Although the alteration of the existing 
landscape is unavoidable due to future development, the views of the mountains, rural, 
agricultural character should be respected, maintained and preserved. 
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The project site is located in an urbanized area of the City. The project site is currently 
characterized by undeveloped and vacant land. Human disturbance onsite is evident from vehicle 
tracks on the soil. Scattered vegetation occurs onsite.  

 
As previously stated, the project site is located within the Wrecking Yard (M-W) zoning 
designation and Industrial District land use designation in the City of Coachella. The Coachella 
General Plan and Municipal Code provides guidance on the type of buildings that should be 
constructed in order to create the form and character envisioned by the City. The project shall 
comply with the City’s standards for projects in Industrial District land use and M-W zoning 
designations. The table below illustrates the development standards established for M-W zones 
Per Section 17.34.030 of the Municipal Code.  
 

Table I-1 M-W Zone Development Standards  

Development Standards  M-W Zone 

Minimum Lot Size  10,000 sf 
Minimum Lot Width 100 ft 
Minimum Lot Depth 100 ft 
Maximum Lot Coverage  None 

Yard Requirements  

Where the zone abuts upon a street or highway where two-thirds of the property in the block on 
the opposite side of the street is zoned residential, a yard shall be provided of 10 feet in depth.  
Where the zone abuts upon a street or highway and where one or both adjoining zones are 
residential, a yard shall be provided which is equal in depth to the average of the required yards of 
the adjoining zones.  
Where the zone abuts upon a Major Arterial, Major Arterial with Enhanced Bicycle Facilities, 
Primary Arterial with Enhanced Bicycle Facilities as designated on the circulation element of the 
general plan, a yard of 10 feet in depth shall be provided.  
Where the zone directly abuts a residential zone, there shall be a yard of not less than 30 feet 
adjoining that zone. This shall be reduced to 20 feet where there exists a public alley separating 
the two zones 
Permitted Encroachments in Required Yards. The yards required in subsections 1—3 of this 
section may be used as part of an automobile parking area, provided however that a minimum 
three-foot wide screen planting shall be maintained adjacent to the planned highway right-of-
way line. 

Maximum Height Limits  50 feet  
Enclosure Required All operations and storage, including all equipment used in conducting an automobile dismantling 

or junk and salvage business, other than parking, shall be conducted within an enclosed building, 
or within an area enclosed by screening.  

Parking Regardless of the size of the yard area, a minimum of six parking spaces shall be provided. 
Screening  1. All screening shall be of a uniform height in relation to the ground upon which it stands, and 

shall be a minimum of eight feet and shall not exceed ten (10) feet in height. Where screening 
exceeds a height of eight feet and is located on street or highway frontages, it shall be set 
back at least three feet from the lot line. The area between the screening and the lot line shall 
be fully landscaped. 

2. Two gates not less than eight feet in height and not more than twelve (12) feet in width each, 
may be installed at a convenient place in said screening. Such gates shall be kept closed when 
not in use. Such gates shall be of material and color compatible with said screening. 

Paving All driveways, fire lanes, or other access ways shall be paved with an asphalt surfacing or an oil 
and aggregate mixture to prevent emission of dust or tracking of dust and mud onto public rights-
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of-way, provided however, the Planning Commission may approve other paving materials while 
provide, in their opinion, the equivalent in service and useful life.  

Landscaping  At least two square feet of landscaping shall be provided for each lineal foot of street frontage 
and said landscaping shall be developed in accordance with a site plan that complies with the 
following criteria: 
1. Landscaping shall be distributed along said frontage in accordance with the site plan approved 

by the planning commission. 
2. No planting area shall have a horizontal dimension of less than three feet. 
3. A permanent watering system or hose bibs shall be provided which satisfactorily irrigates all 

planted area. When hose bibs are utilized, they shall be located not more than twenty-five 
(25) feet apart. 

4. All landscaped areas shall be continuously and properly maintained in good condition. 
Source: Section 17.34.030, M-W Property Development Standards, Coachella Municipal Code.  

 
The project will comply with the development standards established for M-W zones.  
 
As previously stated, the project site is located within the City’s Industrial District land use 
designation. Per the General Plan, Industrial Districts accommodate a range of light and heavy 
commercial and industrial businesses that provide employment and generate more noise, light, 
odors, or truck traffic compared to other land uses. The General Plan also provides form guidelines 
for Industrial Districts. The table below outlines the form guidelines and indicates whether the 
project is consistent with the guidelines.  
 

Table I-2 Industrial District Form Guidelines 

Form Guideline Consistency  

Lot coverage is generally in the 25- to 50-percent range 
but may be lower for uses with significant outdoor 
operations and higher for uses requiring only small 
amounts of parking.  

Consistent: The project proposes 231,110 square feet of building space on 
approximately 466,502 square feet (net) of the site. This is 49.6 percent lot 
coverage. Significant outdoor operations are not proposed for the storage 
facility and industrial lease space.  

Buildings should face the street with simple, attractive 
facades with main entries and windows, welcoming 
visitors, providing light and view for the occupants and 
animating the architecture.  

Consistent: The project proposes nine storage buildings, associated two-
story office/clubhouse, and industrial lease space. The project buildings 
are designed with modern architecture and features, including tilt-up 
concrete walls, steel overhangs, and storefront window systems. See 
exhibits below illustrating renderings.  

Buildings may be set back from the street with 
appropriate landscaping to provide an attractive visual 
barrier. 

Consistent: From the Harrison Street frontage storage buildings, and 
industrial lease space will be set back approximately 69 feet, while the 
office/clubhouse will be set back approximately 87 feet. Landscaping along 
the Harrison Street frontage will include trees to enhance the frontage. 

Allowed building types are office/R&D, Industrial and 
Suburban Retail.  Consistent: The project proposes industrial uses and building types.  

Building heights are generally one and two stories but 
office buildings may be up to three stories. Higher height 
limits may be allowed if necessitated by specific uses and 
industries so long as there is no negative impact on 
health, welfare or the economic development 
opportunity of other properties in the District or nearby 
areas.  

Consistent: The project proposes a one-story industrial lease space and 
storage units, and a two-story office/clubhouse in association with the 
storage facility. The project proposes a maximum building height of 29 
feet.  

Other functions and activity areas - such as lunchrooms 
– should be organized at the frontage when feasible to 

Consistent: Activity areas proposed for the project include the 
office/clubhouse associated with the storage facility. Activity areas are 
proposed to occur at the western side of the property, along the Harrison 
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provide a human scale and sense of activity along the 
streetscapes.  

Street frontage. The office/clubhouse use will provide a human scale and 
sense of activity within the project.  

Loading functions should be located toward the rear of 
the property. Employee parking lots should also be 
located decide or behind buildings when possible rather 
than in front.  

Not applicable: The project will provide employee and visitor parking areas 
along the western project boundary. This area is considered the front 
because it is located along Harrison Street, which is the primary access 
point for the project.  

Simple modern masonry and concrete architecture is 
recommended. Large buildings should be organized into 
multiple simple masses and articulated with 
fenestration. Galleries, arcades, and projecting 
sunscreens are recommended architectural elements, 
providing valuable shade and visual depth to the 
architecture.  

Consistent: As previously stated, the project buildings are designed with 
modern architecture and features, including tilt-up concrete walls, steel 
overhangs, and storefront window systems. Simple, modern concrete 
buildings are proposed. See exhibits below illustrating project renderings.  

Natural masonry, concrete and metal materials that 
weather and age with grace, are recommended.  

Consistent: As previously stated, painted concrete and steel materials 
are proposed for the project. Colors used will include greys, beiges, and 
whites. Steel materials for awnings and gates are proposed as accent 
features.  

 
The project is designed to have modern architecture that will complement the desert landscape 
and the existing surroundings. The architectural features will create texture and wall breaks, 
concrete finishes, and an exterior plaster which will contribute to the modern façade. Project 
landscaping will include a mix of various trees, shrubs and ground coverings to provide shade for 
pedestrians, and vertical variation and interest. The images below illustrate building renderings.  

 
Exhibit I-1 Project Rendering (Frontage) 
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Exhibit I-2 Project 

 
 

 
 

Additionally, the project is required to go through Architectural Review (AR) to provide flexibility 
in the placement and interrelationship of the proposed structures; to provide for the 
implementation of sound site plan design concepts while maintaining the overall intensity of land 
use and density of population; to review the site plan of those uses which are not intrinsically 
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objectionable to the predominant use category of the district, but which have inherent 
characteristics which, if not properly handled, have potentials for becoming detrimental to the 
health, safety, or general welfare of the public, or to neighboring land uses; to determine whether 
or not a proposed development will properly comply with the architectural guidelines of the city 
and the provisions and development standards required by this chapter or as prescribed by the 
planning director, or other authorized agent; to improve the quality of development and to 
provide a mechanism whereby the city can insure well-designed development (Section 17.72.010, 
Coachella Municipal Code). 
 
With the proposed enhancements, the modern architecture, and Architectural Review, the 
project is not expected to conflict with applicable zoning and other regulations governing scenic 
quality. The project shall follow the City of Coachella’s standards for buildings in General 
Commercial zones, thus, less than significant impacts are expected.  

 
d) Less Than Significant Impact. As explained previously, the project site is located in the Industrial 

District land use designation in the City of Coachella. The project site is currently vacant and 
undeveloped and does not contribute to daytime or nighttime lighting. The project is surrounded 
by existing industrial businesses to the north and west, and agricultural date palm grove to the 
south. The existing industrial businesses contribute to the daytime and nighttime lighting in the 
area. Additional sources of fixed nighttime lighting can be attributed to the streetlights along 
Harrison Street to the west, and lights associated with the vehicular traffic.  

 
 The project proposes the development of a 225,230-square-foot storage facility with 3,970 square 

feet of office/clubhouse space, and a 3,140-square-foot industrial space for lease on 11 acres. 
Buildout of the proposed project can be expected to generate increased levels of light and glare 
from interior and exterior building lighting, safety and security lighting, landscape and signage 
lighting and vehicles accessing the site. However, lighting and glare levels are not expected to 
exceed typical levels within the surrounding urban environment. The project will be required to 
adhere to the lighting standards established in the Coachella Municipal Code. Chapter 17.54.010 
(K) (off-street parking and loading: lighting) of the Coachella Municipal Code, states that parking 
area lighting is not always required; however, if lit parking areas are required, parking lighting 
fixtures shall include hoods provided and adjusted, so as to preclude the direct glare of the light 
from shining onto property or streets. The project shall comply with Chapter 17.54.010 (K) in order 
to provide lighting for cars and pedestrians without generating excess light and spillage.  

 
 Pertaining to glare, the project would not introduce buildings with large reflective surfaces that 

would generate substantial glare, nor would the project involve new sources of high-intensity 
lighting that would be deemed incompatible with the surrounding existing properties. The 
proposed structures are expected to have light finishes (including white) combined with earth-
tones that do not have highly reflective properties or other conditions that would cause 
substantial daytime or nighttime glare. Less than significant impacts are expected.  

 
Mitigation Measures: None required 
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II. AGRICULTURAL RESOURCES 
Potentially 
Significant 

Impact 

Less Than 
Significant With 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No 

Impact Would the project: 

a) Convert Prime Farmland, Unique Farmland, or 
Farmland of Statewide Importance (Farmland), as 
shown on the maps prepared pursuant to the Farmland 
Mapping and Monitoring Program of the California 
Resources Agency, to non-agricultural use?  

    

b) Conflict with existing zoning for agricultural use, or a 
Williamson Act contract?      

c) Conflict with existing zoning for, or cause rezoning of, 
forest land (as defined in Public Resources Code section 
12220(g)), timberland (as defined by Public Resources 
Code section 4526) or timberland zoned Timberland 
Production (as defined by Government Code section 
51104(g))? 

    

d) Result in the loss of forest land or conversion of forest 
land to non-forest use?     

e) Involve other changes in the existing environment 
which, due to their location or nature, could result in 
conversion of Farmland, to non-agricultural use or 
conversion of forest land to non-forest use?  

    

(Sources: 2035 Coachella General Plan, Figure 3-6, 2015; “Riverside County Important Farmland 2014 Map,” sheet 2 
of 3, California Department of Conservation, updated November 2016.) 
 
Setting 
 
As a part of Riverside County, the city of Coachella’s agricultural lands are a key aspect of the county and 
its character. Agricultural land covers approximately 40 percent of the city’s planning area. Though, most 
of the agricultural land is located in and around the unincorporated areas of Coachella, with the more 
centralized areas being converted into or being used for urban or industrial use.  
 
Per the California Land Conservation Act, also known as the Williamson Act, was adopted in 1965 in order 
to encourage the preservation of the State’s agricultural lands and to prevent its premature conversion 
to urban uses. The Act creates an arrangement whereby private land owners’ contract with counties and 
cities to voluntarily restrict land to agricultural and open-space uses. Under the Williamson Act, an 
agricultural preserve must consist of no less than 100 acres, any development on the property must be 
related to the primary use of the land for agricultural purposes, and development must be in compliance 
with local uniform rules or ordinances. Williamson Act contracts are estimated to save agricultural 
landowners from 20 to 75 percent in property taxes each year.  
 
The vehicle for these agreements is a rolling-term, 10-year contract (i.e., unless either party files a “notice 
of nonrenewal,” the contract is automatically renewed annually for an additional year). In return, 
restricted parcels are assessed for property tax purposes at a rate consistent with their actual use, rather 
than potential market value (California Department of Conservation, 2006). If a “notice of nonrenewal” is 
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filed by a landowner, a nine-year nonrenewal period commences. Over this period of time, the annual tax 
assessment gradually increases. At the end of the nine-year nonrenewal period, the contract is 
terminated. Only the landowner can petition to cancel a Williamson Act contract. 
 
Discussion of Impacts 

a) No Impact. Agricultural lands are a key aspect of the county and City’s character. Preservation of 
agriculture is considered integral to the City’s future. According to the City’s GPU 2035, 
agricultural land covers approximately 40 percent (21,840 acres) of the City’s planning area. 
 

     The project site is located in the Industrial District in the Coachella GPU 2035. The property is 
currently characterized as vacant land that has been heavily graded/cleared in the past. According 
to the most recent Riverside County Important Farmland Map, the western portion of the 
property is designated as Urban and Built-up Land and the remaining portion of the property is 
designated as Other Land. “Urban and Built-up Land” is defined as land occupied by structures 
with a building density of at least 1 unit to 1.5 acres, or approximately 6 structures to a 10-acre 
parcel. Common examples include residential, industrial, commercial, institutional facilities, 
cemeteries, airports, golf courses, sanitary landfills, sewage treatment, and water control 
structures. “Other Land” is defined as land not included in any other mapping category. Common 
examples include low density rural developments; brush, timber, wetland, and riparian areas not 
suitable for livestock grazing; confined livestock, poultry, or aquaculture facilities; strip mines, 
borrow pits. Vacant and nonagricultural land surrounded by urban development and greater than 
40 acres is mapped as Other Land.  
 
 The project site is not designated as Prime Farmland, Unique Farmland or Farmland of Statewide 
Importance by the California Department of Conservation. Therefore, no impacts are anticipated.  

 
b) No Impact. There are no lands with a Williamson Act contract in the immediate project vicinity. 

According to the California Department of Conservation Williamson Act Enrollment Finder, there 
is no Williamson Act contract land within a mile of the project site. No impacts are anticipated. 

 
c) No Impact.  Development of project will not conflict with the existing zoning or result in the re-

zoning of forest land, timberland or timberland zoned for timberland production. No impacts are 
anticipated. 
 

d) No Impact. The proposed Project will occur in an existing urban desert setting zoned for Wrecking 
Yard (M-W) uses. No forest land, timberland or Timberland Production zoning occurs on the 
project site or in the surrounding area because forest vegetation is not characteristic of the 
Coachella Valley desert environment. No impacts are anticipated. 
 

e) No Impact. As previously described, the Project site and vicinity are designated by the City of 
Coachella Zoning map as Wrecking Yard (M-W). The proposed storage facility will not result in 
conversion of any farmland or forest land because no farmland or forest land is situated on the 
project site. No impacts are anticipated. 

 
 

Mitigation Measures: None required 
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III. AIR QUALITY 

Potentially 
Significant 

Impact 

Less Than 
Significant With 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact No Impact 

Where available, the significance criteria established by 
the applicable air quality management district or air 
pollution control district may be relied upon to make the 
following determinations. Would the project: 

a) Conflict with or obstruct implementation of the 
applicable air quality plan?      

b) Result in a cumulatively considerable net increase of 
any criteria pollutant for which the project region is 
non-attainment under an applicable federal or state 
ambient air quality standard?   

    

c) Expose sensitive receptors to substantial pollutant 
concentrations?      

d) Result in other emissions (such as those leading to 
odors) adversely affecting a substantial number of 
people?  

    

Sources: Final 2022 Air Quality Management Plan (AQMP), by SCAQMD, December 2022; Final 2003 Coachella Valley 
PM10 State Implementation Plan (CVSIP), by SCAQMD, August 2003; Analysis of the Coachella Valley PM10 
Redesignation Request and Maintenance Plan, by the California Air Resources Board, February 2010; South Coast 
AQMD Rule Book; California Emissions Estimator Model (CalEEMod) Version 2022.1.1.29, California Air Pollution 
Officers Association (CAPCOA) and California Air Districts. 

Setting 
 
Summary of Existing Air Quality Regulatory Framework: 
The project site and Coachella Valley are situated within the Riverside County portion of the Salton Sea 
Air Basin (SSAB), under the jurisdiction of the South Coast Air Quality Management District (SCAQMD) and 
the adopted 2022 Air Quality Management Plan (2022 AQMP). The 2022 AQMP builds upon and 
supersedes the prior 2016 AQMP with updated strategies toward air quality attainment, while recognizing 
the challenges from experiencing the worst levels of ground-level ozone (smog) and among the highest 
levels of fine particulate matter (PM2.5) in the nation, despite the progress in air pollution reduction. The 
2022 AQMP also recognizes the Coachella Valley’s necessity to meet federal ozone standards due to 
transport of pollution from the upwind South Coast Air Basin. As a result, the updated strategies focus on 
reducing emissions of nitrogen oxides (NOx) – the key pollutant that creates ozone – by 67 percent more 
than is required by adopted rules and regulations by 2037. This is to be achieved in part through the 
extensive use of zero emission technologies across all stationary and mobile sources, combined with 
additional controls over stationary sources that currently account for approximately 20 percent of NOx 
emissions. The 2022 AQMP recognizes that the overwhelming majority of NOx emissions are from heavy-
duty trucks, ships and other State and federally regulated mobile sources that are mostly beyond the 
South Coast AQMD’s control, so federal regulatory action will help advance AQMP goals. The current 
AQMP does not involve numeric revisions to the South Coast AQMD Air Quality Significance Thresholds, 
nor is it understood to implement land use and land development restrictions. The 2022 AQMP 
incorporates information and assumptions from the 2020 Regional Transportation Plan/Sustainable 
Communities Strategy (RTP/SCS) to support the integration of land use and transportation toward 
meeting the federal Clean Air Act requirements.  
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Local air quality relevant to the standards for criteria air pollutants and attainment status is measured at 
three established Coachella Valley monitoring stations that are part of the SCAQMD 2025 Annual Air 
Quality Monitoring Network Plan: Palm Springs (AQS ID 060655001), Indio (AQS ID 060652007), and 
Mecca (Saul Martinez - AQS ID 060652005).  
 
The 2022 AQMP provides guidance for the State Implementation Plans (SIP) for attainment of the 
applicable ambient air quality standards. The Coachella Valley region is in non-attainment for Particulate 
Matter (PM10) and Ozone (O3), which are described below. 
 
Particulate Matter (PM10): 
 
PM10 is a criteria air pollutant consisting of particulate matter (airborne particles) with an aerodynamic 
diameter of up to 10 microns. In terms of health effects, elevated levels of ambient particulate matter are 
linked to increases in respiratory infections, number and severity of asthma attacks, the number of 
hospital admissions, and mortality rates. As indicated in the 2022 AQMP, the Coachella Valley is currently 
designated as a serious nonattainment area for PM10.   
 
PM10 levels in the Coachella Valley are largely attributed to sources of fugitive dust (e.g., construction 
activities, re-entrained dust from paved and unpaved road travel, and natural wind-blown sources). The 
Coachella Valley is subject to frequent high winds that generate wind-blown sand and dust, leading to 
high episodic PM10 concentrations, especially from disturbed soil and natural desert blow sand areas.  
 
The Final 2003 Coachella Valley PM10 State Implementation Plan (CVSIP) was approved by the U.S. 
Environmental Protection Agency (EPA) on December 14, 2005. It incorporated updated planning 
assumptions, fugitive dust source emissions estimates, mobile source emissions estimates, and 
attainment modeling with control strategies and measure commitments. Some of those measures are 
reflected in SCAQMD Rules 403 and 403.1, which are enacted to reduce or prevent man-made fugitive 
dust sources with their associated PM10 emissions.  
 
Rule 403.1 recognizes blowsand as a form of larger particulate matter that can contribute to the 
production of the smaller PM10 (Particulate Matter with a diameter of 10 micrometers or smaller) 
particles in two ways: (1) by direct particle erosion and fragmentation as natural PM10, and (2) by 
secondary effects, as sand deposits on road surfaces.  
 
Ozone and Ozone Precursors: 
 
Ozone (O3) is a photochemical oxidant formed through chemical reactions of nitrogen oxides (NOx), 
volatile organic compounds (VOCs), and oxygen in the presence of sunlight. In terms of health effects, 
individuals exercising outdoors, children, and people with preexisting lung disease, such as asthma and 
chronic pulmonary lung disease, are the most susceptible sub-groups for the effects of ozone.  
 
The Coachella Valley portion of the Salton Sea Air Basin (SSAB) is deemed to be in nonattainment for the 
1997 8-hour ozone standard. The Coachella Valley is unique in its geography due to its location downwind 
from the South Coast Air Basin (SCAB).  As such, when high levels of ozone are formed in the South Coast 
Air Basin upstream, they are transported to the Coachella Valley. Similarly, when ozone precursors such 
as NOx and VOCs are emitted from mobile and stationary sources located in the South Coast Air Basin, 
they are also transported to the Coachella Valley. The 2022 AQMP has found and established that the 
Coachella Valley does not have large sources of smog-forming emissions and therefore, local sources of 
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air pollution have a limited impact on ozone levels compared to the transport of ozone precursors 
generated upwind in SCAB. Based on the 2022 AQMP, the attainment date for the said ozone standard is 
August 2033. SCAQMD continues to reduce ozone and improve air quality in the Coachella Valley, in part 
by providing more than $50 million in grant funding towards paving dirt roads and parking lots, clean 
energy projects and cleaner vehicles. Future emission reductions anticipated to occur in the South Coast 
Air Basin associated with current and planned regulations on mobile and stationary sources are expected 
to contribute to improvements in ozone air quality in the Coachella Valley and lead to attainment of the 
standard. 
 
Eastern Coachella Valley Community Emissions Reduction Plan: 
 
 The project site is located within the Eastern Coachella Valley (ECV) Community Emissions Reduction Plan 
(CERP), approved in July of 2021 to implement Assembly Bill (AB) 617, which was signed into law in 2017 
to address the disproportionate impacts of air pollution in environmental justice communities. The ECV 
boundary under AB 617 includes the incorporated and unincorporated portions of the Eastern Coachella 
Valley and City of Coachella. The CERP was developed to achieve air pollution emission and exposure 
reductions within the ECV community and address this community’s air quality priorities. The plan 
describes the community outreach conducted to develop the CERP and provides emissions and exposure 
reduction actions, an implementation schedule, and an enforcement plan. The CERP finds that the primary 
sources of air pollution emissions in the ECV community are on-road vehicles, farming equipment, trains, 
off-road equipment, and certain industrial activities. The ECV is also deemed to be highly impacted by the 
declining Salton Sea levels, resulting in increasing dust emissions from the Salton Sea playa.  
 
To protect public health, the CERP has identified efforts for improved monitoring, collaboration, and 
enforcement activities to be undertaken by the various responsible agencies across the ECV. Both 
California Air Resources Board (CARB) and South Coast AQMD enforcement staff have had a presence in 
the community of Eastern Coachella Valley for many years. From 2017 through 2019, CARB conducted 
over 1,500 inspections and South Coast AQMD responded to approximately 370 complaints and 
conducted over 300 inspections within the Eastern Coachella Valley community. The CERP indicates that 
both CARB and South Coast AQMD will continue to coordinate their enforcement programs to address air 
pollution sources effectively within their respective jurisdictions. The most relevant topics and concerns 
of the CERP applicable to the project are 1) pesticides, 2) fugitive road dust and off-roading, and 3) open 
burning/illegal dumping. 
 
Regional Significance Threshold Criteria: 

The SCAQMD has determined that impacts to air quality are significant if there is a potential to contribute 
or cause regional and/or localized exceedances of the federal and/or state ambient air quality standards, 
such as the NAAQS and CAAQS. To assist lead agencies in determining the significance of air quality 
impacts, SCAQMD has established suggested short-term construction-related and long-term operational 
impact significance thresholds for direct and indirect impacts on air quality. Table III-1 displays the 
established SCAQMD Air Quality Significance Thresholds applicable to construction and operational 
activities to which the project-specific air emissions results will be compared. Table III-1 is based on the 
most current standards, published in March of 2023.  
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Table III-1 
SCAQMD’s Air Quality Significance Thresholds 

(Pounds/Day) 
Emission Source CO VOC NOx SOx PM10 PM2.5 

Construction 550 75 100 150 150 55 

Operation 550 55 55 150 150 55 
 

Source: Air Quality Analysis Guidance Handbook and SCAQMD Air Quality Significance Thresholds, March 2023 
  

Localized Significance Threshold Criteria: 

The South Coast Air Quality Management District (SCAQMD) has also developed and published the Final 
Localized Significance Threshold (LST) Methodology to help identify potential impacts that could 
contribute or cause localized exceedances of the federal and/or state ambient air quality standards 
(NAAQS/CAAQS). LST methodology was developed in response to environmental justice and health 
concerns raised by the public regarding exposure of individuals to criteria pollutants in local communities. 
The purpose of analyzing LSTs is to determine whether a project may generate significant adverse 
localized air quality impacts in relation to the nearest exposed sensitive receptors, such as schools, 
churches, residences, hospitals, day care facilities, and elderly care facilities. The separation distances 
between project sites and sensitive receptors, set forth by the LST methodology, range from 25 meters 
(82 feet) to 500 meters (1,640 feet). LST thresholds represent the maximum emissions from a project that 
will prevent an exceedance of the most stringent applicable federal or state ambient air quality standard 
at the nearest sensitive receptor, taking into consideration ambient concentrations in each source 
receptor area (SRA), project, size, and distance to the sensitive receptor. Therefore, meeting the lowest 
allowable emissions thresholds translates to meeting the most stringent air quality standards for a project 
locality.  
 
As part of the LST methodology, SCAQMD has divided its jurisdiction into 37 source receptor areas (SRAs) 
which can be used to determine whether a project may generate significant adverse localized air quality 
impacts. The proposed development is located in SRA 30, which covers the Coachella Valley and City of 
Coachella. LSTs only apply to certain criteria pollutants: carbon monoxide (CO), oxides of nitrogen (NOx) 
particulate matter equal to or less than 10 microns in diameter (PM10), and particulate matter equal to 
or less than 2.5 microns in diameter (PM2.5). 
 
Geographic Information Systems (GIS) mapping analysis was used to identify the project site in relation to 
the nearest potential sensitive receptors, such as residential dwelling units or schools. The project site 
occurs within a designated industrial land use district. For purposes of this analysis, the nearest sensitive 
receptor is located approximately 1,545 feet (470 meters) northwest of the project site, involving a 
dwelling unit at 84800 Avenue 48. As a conservative approach, the shortest separation interval (25 
meters/82 feet) was used as the basis for analysis. This will ensure that the lowest emissions threshold is 
used as a standard for determining significance. This will ensure that the lowest emissions threshold is 
used as a standard for determining significance. 
 
Air Emissions Methodology: 
 
This analysis relies on the quantitative findings from the latest version of the California Emissions 
Estimator Model™ (CalEEMod™) Version 2022.1.1.29, which serves as an adopted software platform, 
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developed in conjunction with the California Air Pollution Control Officers Association (CAPCOA) and other 
California air districts, to calculate both construction emissions and operational emissions of criteria air 
pollutants and greenhouse gases from land use projects. The parameters considered for CalEEMod and 
air quality analysis were obtained from the most current technical site plan for the project, as 
subsequently summarized. The most conservative interpretation of proposed land uses, equitable 
modelling criteria, and associated air quality impacts have been utilized to capture impacts associated 
with 100% of the proposed onsite structures and operations.  
 
The CalEEMod 2022.1.1.29 analysis for this project accounted for the proposed development parameters 
(land uses and facility dimensions) based on the proposed site plan as model inputs for calculating the 
associated criteria air pollutants. Information from the Coachella Vault Trip Generation and VMT 
Screening Assessment was utilized to estimate the project trips in an equivalent manner with CalEEMod 
input requirements and metrics. 
 
The proposed project includes a roof-mounted photovoltaic (PV) solar system to supply power to all on-
site facilities. The system would operate as a microgrid, supported by two backup energy storage 
batteries. Up to two emergency standby generators, each rated between 600 and 700 brake horsepower, 
would be installed to provide backup power, consistent with the limitations and exemption provisions of 
South Coast AQMD Rule 1110.2. Operation of the emergency generators would be limited to 200 hours 
annually, as documented by an elapsed operating time meters. Both the solar facilities and standby 
generators were factored into CalEEMod. 
 
The model also incorporated the fugitive dust control measures required during construction under the 
City’s Dust Control Ordinance and SCAQMD Rules 403 and 403.1. The measures of temporary soil 
stabilization required under this local regulatory framework are designed to prevent sediment track-out 
onto public roads, prevent visible dust emissions from exceeding a 20-percent opacity, and prevent visible 
dust emissions from extending more than 100 feet (vertically or horizontally from the origin of a source) 
or crossing any property line. Being a requirement in the Coachella Valley, the dust control practices are 
not considered mitigation. 
 
Discussion of Impacts 
 
a) Less Than Significant Impact. Table III-2 demonstrates that the construction-related activities 

consisting of site preparation, grading, utilities/building construction, paving, and architectural 
coating associated with the proposed project will not exceed the applicable SCAQMD Air Quality 
Significance Thresholds for criteria pollutants, including PM10 and Ozone precursors. As a 
standard requirement, dust control measures will be implemented during construction as part of 
a City-approved fugitive dust control plan in accordance with SCAQMD Rule 403/403.1 and the 
City of Coachella dust control requirements. Thus, a less than significant impact would occur for 
the construction-related emissions in relation to the applicable South Coast AQMD Air Quality 
Significance Thresholds. 
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Table III-2 
Short Term Air Pollutant Emissions 

Associated With Construction of the Proposed Project  
(Unmitigated) (Pounds/Day) 

 ROG/VOC NOx CO SO2 PM10 PM2.5 
Peak Emissions 
Resulting from 

Site Preparation, 
Grading, Building 

Construction, Paving, 
and Architectural 

Coating  

49.6 31.2 29.7 0.08 6.51 3.81 

SCAQMD Air Quality 
Significance 
Threshold 

75 100 550 150 150 55 

Threshold Exceeded No No No No No No 
Note: The PM10 and PM2.5 emissions account for required compliance with local dust control 
requirements. Includes an estimated export quantity of 11,663 cubic yards during grading. 

 
CalEEMod analysis was also used to calculate the long-term operational air pollutant emissions 
that would occur during the life of the project. These operations include area, energy and mobile 
sources. As shown in Table III-3 below, the project-related operational emissions of criteria 
pollutants are also not expected to exceed the SCAQMD Air Quality Significance Thresholds.  
 

Table III-3 
Long Term Operational Air Pollutant Emissions 

Associated With Development of the Project (Unmitigated) (Pounds/Day) 
Emission Source ROG/VOC NOx CO SO2 PM10 PM2.5 

Peak Area Sources, 
Energy Use, Mobile 

Sources 
9.95 5.33 21.3 0.03 1.67 0.63 

SCAQMD Air Quality 
Significance Threshold 55 55 550 150 150 55 

Threshold Exceeded No No No No No No 
 
In summary, the project is not expected to result in emission levels, population growth or land 
use changes that would interfere with the City or region’s ability to comply with the most current 
air quality plans, such as the 2022 AQMP and State Implementation Plan strategies for PM10 and 
ozone level attainment efforts. Moreover, the project’s short-term construction and long-term 
operational emissions would not exceed the South Coast AQMD Air Quality Significance 
Thresholds for criteria pollutants. 
In addition to the emission levels discussed above, another measure of determining consistency 
with the governing AQMP is outlined in Chapter 12, Section 12.2 and Section 12.3 of SCAQMD’s 
CEQA Air Quality Handbook (1993), as provided and evaluated below: 
 
Consistency Criterion No. 1: The proposed project will not result in an increase in the frequency 
or severity of existing air quality violations or cause or contribute to new violations or delay the 
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timely attainment of air quality standards or the interim emissions reductions specified in the 
AQMP. 
 
The relevant emission standards are compiled in the South Coast AQMD Air Quality Significance 
Thresholds and also provided in Table III-1 pertaining to construction and operation. As 
demonstrated by the CalEEMod results in Tables III-3 and III-4, project construction and operation 
would not result in emission levels exceeding the AQMD Air Quality Significance Thresholds for 
any criteria air pollutant category, including PM10 and ozone precursors, and therefore would not 
conflict with the AQMP according to this criterion. 
 
Consistency Criterion No. 2: The project will not exceed the assumptions in the AQMP based on 
the years of project build-out phase. 
 
Project implementation will not involve land use changes that would exceed the locally adopted 
land development assumptions and other growth projections in a meaningful manner. Therefore, 
the project is not expected to result in emission levels, growth or land use changes that would 
interfere with the City or region’s ability to comply with the most current air quality plans, 
including the 2022 AQMP and State Implementation Plan strategies for PM10 and ozone level 
attainment efforts. Moreover, the project’s short-term construction and long-term operational 
emissions would not exceed the established regional thresholds for criteria air pollutant 
emissions. 
 
Eastern Coachella Valley Community Emissions Reduction Plan: As previously introduced, the 
project is located within the Eastern Coachella Valley (ECV) Community Emissions Reduction Plan 
(CERP), approved by SCAQMD in July of 2021. The CERP was developed to achieve air pollution 
emission and exposure reductions within the ECV community and address this community’s air 
quality priorities. The CERP calls for coordination with various agencies, including CARB and South 
Coast AQMD, to improve air monitoring, collaboration and enforcement across various sectors. 
The CERP finds that the primary sources of air pollution emissions in the ECV community are on-
road vehicles, farming equipment, trains, off-road equipment, and certain industrial activities. The 
ECV is also deemed to be highly impacted by the declining Salton Sea levels, resulting in increasing 
dust emissions from the Salton Sea playa. The most relevant topics of the CERP applicable to the 
project are 1) pesticides, 2) fugitive road dust and off-roading, and 3) open burning/illegal 
dumping and the Greenleaf Desert View Power Plant (DVP) facility.  
 
Pesticides: The ECV community includes a large amount of agricultural activity with associated 
use of pesticides that has raised concerns over the adverse health effects. The CERP recognizes 
that CARB, South Coast AQMD, Department of Pesticide Regulation (DPR), and Office of 
Environmental Health Hazard Assessment (OEHHA) are to be responsible for undertaking 
continued research and air monitoring to identify exposure reductions. The proposed 
development will not constitute a new source of pesticide application. The project would not 
interfere with the measures undertaken by the responsible agencies. 
 
Fugitive Road Dust and Off-Roading: The CERP identifies a concern over inhalable particulate 
matter (PM10) emitted from unpaved and paved roadways and from dust resuspended by off-
road vehicles. To address community concerns about emissions from fugitive road dust and off-
roading in ECV, the CERP has identified additional agency monitoring and enforcement efforts, 
combined with the pursuit of opportunities to implement paving to reduced unpaved travel. 
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The project will include the appropriate street improvements (paving) at its property frontage on 
Harrison Street, thus eliminating the unpaved shoulder condition that would otherwise contribute 
to fugitive dust. During construction, fugitive dust will be regulated by an approved dust control 
plan under SCAQMD Rule 403/403.1 and under the City’s Dust Control Ordinance (Chapter 8.20). 
Therefore, project implementation would not interfere or impede CERP implementation on this 
community concern. 
 
Open Burning and Illegal Dumping: The CERP identified as concern over agricultural burning, 
particularly associated with grapes, dates, citrus, and other crops. To address community 
concerns about open burning and illegal dumping emissions and exposures, the CERP has 
identified additional agency monitoring and enforcement efforts, combined with the pursuit of 
opportunities to work with agricultural operators for reduced open burning activities. The 
proposed project would not involve new potential sources of open burning or illegal activity. 
Therefore, project implementation would not interfere or impede CERP implementation on this 
community concern. 
 
Greenleaf Desert View Power Plant (DVP): The DVP facility has previously been identified as a 
community concern for air quality in the ECV study area under this plan. This facility has been in 
operation since 1992. Since this facility is located on tribal land, it is regulated by Region 9 of the 
U.S. EPA. The CERP acknowledges the concerns raised about air pollutant emissions from this 
facility and has established various actions under the SCAQMD responsibility to compile further 
information about the facility emissions, including monitoring and air quality measurements, and 
implement reduction measures as necessary. On April 30, 2024, the operator of DVP announced 
an indefinite idling of operations. The proposed development would not interfere or impede CERP 
implementation on this community concern involving closed DVP facility. 
 
In summary, the project is not expected to result in emission levels, population growth or land 
use changes that would interfere with the City or region’s ability to comply with the most current 
air quality plans, such as the 2022 AQMP, State Implementation Plan strategies for PM10 and 
ozone level attainment efforts, and the CERP strategies. The project’s short-term construction and 
long-term operational emissions would not exceed the established regional thresholds for criteria 
air pollutant emissions. Pertaining to the obstruction of an applicable air quality plan, including 
the CERP, less than significant impacts are anticipated. 

    
b) Less Than Significant Impact. As discussed previously, the Coachella Valley portion of the Salton 

Sea Air Basin (SSAB) is in nonattainment for the 1997 8-hour ozone standard. Under the 2022 
AQMP, the target attainment date for this standard is August 2033. SCAQMD has established that 
the Coachella Valley does not have large sources of smog-forming emissions and therefore, local 
sources of air pollution have a limited impact on ozone levels compared to the transport of ozone 
precursors generated upwind in SCAB. As demonstrated in tables III-2 and III-3, project-related 
short-term construction and long-term operational emissions would not exceed the SCAQMD Air 
Quality Significance Thresholds for ozone precursors, such as NOx and ROG/VOC. Therefore, 
pertaining to the ozone nonattainment status, the proposed project would not result in an 
exceedance to the applicable threshold or result in a cumulatively considerable net increase in 
the precursors of this criteria pollutant. 
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Furthermore, the Coachella Valley is currently designated as a serious nonattainment area for 
PM10 and is under the EPA-approved Coachella Valley PM10 State Implementation Plan with an 
attainment strategy for meeting the PM10 standard. Some of the existing measures include the 
requirement of detailed dust control plans from builders that specify the use of more aggressive 
and frequent watering, soil stabilization, wind screens, and phased development to minimize 
fugitive dust. Appropriate air quality measures to prevent fugitive dust are required by the City’s 
Fugitive Dust Control ordinance and plan implementation requirements, which are consistent 
with SCAQMD Rules 403 and 403.1 that apply to the Coachella Valley strategy for reducing fugitive 
dust emissions. Under the City’s dust control regulations, a Local Air Quality Management Plan 
(LAQMP) must be prepared and approved prior to any grading, earth-moving, demolition, or 
building operation with a disturbed surface area of more than five thousand (5,000) square feet. 
Consistent with SCAQMD Rules 403 and 403.1, implementation of the Fugitive Dust Control Plan 
is required to occur under the supervision of an individual with training on Dust Control in the 
Coachella Valley. The plan will include methods to prevent sediment track-out onto public roads, 
prevent visible dust emissions from exceeding a 20-percent opacity, and prevent visible dust 
emissions from extending more than 100 feet (vertically or horizontally from the origin of a 
source) or crossing any property line. The most widely used measures include proper construction 
phasing, proper maintenance/cleaning of construction equipment, soil stabilization, installation 
of track-out prevention devices, and wind fencing. As shown in tables III-2 and III-3, project-
related short-term construction and long-term operational emissions that factor in the required 
soil stabilization measures are expected to not exceed the applicable SCAQMD Air Quality 
Significance Thresholds for PM10. Therefore, pertaining to the PM10 nonattainment status, the 
proposed project would not result in an exceedance to the applicable threshold or result in a 
cumulatively considerable net increase in the precursors of this criteria pollutant. Less than 
significant impacts are anticipated. 
 

c) Less Than Significant Impact. A sensitive receptor is a person or group in the population 
particularly susceptible (i.e. more susceptible than the population at large) to health effects due 
to exposure to an air contaminant.  Sensitive receptors and the facilities that house them are of 
particular concern if they are located in close proximity to localized sources of carbon monoxide, 
toxic air contaminants, or odors. Residences, long-term health care facilities, schools, 
rehabilitation centers, playgrounds, convalescent centers, childcare centers, retirement homes, 
and athletic facilities are generally considered sensitive receptors.  

 
The SCAQMD has developed and published the Final Localized Significance Threshold (LST) 
Methodology to help identify potential impacts that could contribute or cause localized 
exceedances of the federal and/or state ambient air quality standards (NAAQS/CAAQS). LST 
methodology was developed in response to environmental justice and health concerns raised by 
the public regarding exposure of individuals to criteria pollutants in local communities. The 
purpose of analyzing LSTs is to determine whether a project may generate significant adverse 
localized air quality impacts in relation to the nearest exposed sensitive receptors, such as those 
listed above. LSTs represent the maximum emission levels that comply with the most stringent 
applicable federal or state ambient air quality standard at the nearest sensitive receptor, taking 
into consideration ambient concentrations in each source receptor area (SRA), project, size, and 
distance to the sensitive receptor. Therefore, meeting the lowest allowable emissions thresholds 
translates to meeting the most stringent air quality standards for a project locality in 
consideration of sensitive receptors. As part of the LST methodology, SCAQMD has divided its 
jurisdiction into 37 source receptor areas (SRAs) which can be used to determine whether a 
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project may generate significant adverse localized air quality impacts. The proposed development 
is located in SRA 30, which covers the Coachella Valley and City of Coachella. LSTs only apply to 
certain criteria pollutants: carbon dioxide (CO), oxides of nitrogen (NOx) particulate matter equal 
to or less than 10 microns in diameter (PM10), and particulate matter equal to or less than 2.5 
microns in diameter (PM2.5). 
 
For purposes of this analysis, the nearest sensitive receptor is located approximately 1,545 feet 
(470 meters) northwest of the project site, involving a dwelling unit at 84800 Avenue 48. As a 
conservative approach, the shortest separation interval (25 meters/82 feet) as the basis for 
analysis. This will ensure that the lowest emissions threshold is used as a standard for determining 
significance. 

 
Table III-4 

Localized Significance Thresholds (LSTs) Associated with Project Construction with 
Receptors at 25 Meters (82 Feet), (In Pounds/Day) 

Emission Source NOx CO PM10 PM2.5 
Peak Unmitigated Construction Emissions 31.2 29.7 6.51 3.81 

SCAQMD LST Threshold for SRA 30 304 2,292 14 8 

LST Threshold Exceeded? No No No No 
Sources: CalEEMod Results and AQMD LST Look-Up Tables 
Note: The PM10 and PM2.5 emissions factor dust control compliance with SCAQMD Rule 403 and 403.1 and City’s dust control 
requirements. 

 
The results provided in Table III-4 demonstrate that the construction-related emission levels 
would occur below the applicable thresholds, taking into account the source receptor area and 
nearest sensitive receptor location to the project. Therefore, the project would not result in 
emissions capable of exposing sensitive receptors to localized substantial pollutant 
concentrations. Moreover, the proposed project would not situate new housing in a location 
known to be exposed to existing or planned sources of substantial emissions. Less than significant 
impacts are anticipated. 

 
d) Less Than Significant Impact. Objectionable odors can be associated with toxic or non-toxic 

emissions.  While offensive odors seldom cause physical harm, they can be unpleasant and lead 
to considerable annoyance and distress among the public. Examples of facilities commonly known 
to generate considerable odors include wastewater treatment plants, sanitary landfills, 
composting/green waste facilities, recycling facilities, petroleum refineries, chemical 
manufacturing plants, painting/coating operations, rendering plants, and food packaging 
facilities, none of which are located in the project vicinity. The land uses and populations 
considered more likely to experience concern over odors include residences, retirement homes, 
schools, playgrounds, and athletic facilities, among others. 

 
As demonstrated in the discussions above, construction-related and operational emissions 
resulting from the proposed development would occur below the applicable South Coast AQMD 
Air Quality Significance Thresholds. The project would also comply with the numeric Localized 
Significance Thresholds relevant to the localized project setting.  
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The project will result in potential short-term odor emissions associated with the temporary 
operation of construction equipment, handling of petroleum-based products, and application of 
certain materials, such as asphalt pavement. These temporary odors would be perceptible within 
close proximity to the active construction areas dissipate with distance, to the point of becoming 
undetectable.  
 
During the life of the project, storage, office, and warehousing activities within the respective 
structures are not expected to represent a source of odor to the surrounding uses. Therefore, the 
project is not expected to result in odor or other emissions adversely affecting nearby neighbors 
or a substantial number of people. Less than significant impacts are anticipated. 

  
Mitigation Measures: None Required  
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IV. BIOLOGICAL RESOURCES 
 
Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant With 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Have a substantial adverse effect, either directly or 
through habitat modifications, on any species identified 
as a candidate, sensitive, or special status species in 
local or regional plans, policies, or regulations, or by the 
California Department of Fish and Game or U.S. Fish 
and Wildlife Service?  

    

b) Have a substantial adverse effect on any riparian 
habitat or other sensitive natural community identified 
in local or regional plans, policies, or regulations or by 
the California Department of Fish and Game or US Fish 
and Wildlife Service?  

    

c) Have a substantial adverse effect on state or federally 
protected wetlands (including, but not limited to, 
marsh, vernal pool, coastal, etc.) through direct 
removal, filling, hydrological interruption, or other 
means?  

    

d) Interfere substantially with the movement of any native 
resident or migratory fish or wildlife species or with 
established native resident or migratory wildlife 
corridors, or impede the use of native wildlife nursery 
sites?  

    

e) Conflict with any local policies or ordinances protecting 
biological resources, such as a tree preservation policy 
or ordinance?  

    

f) Conflict with the provisions of an adopted Habitat 
Conservation Plan, Natural Community Conservation 
Plan, or other approved local, regional, or state habitat 
conservation plan?  

    

 
Setting 
 
The proposed storage development, comprised of 231,110 square feet of building uses, would exist on 
approximately 11 acres. The approximate 11-acre site was investigated for the biological survey and 
impact analysis. The site has been cleared and graded in the past. The site is currently surrounded by 
fencing, some of which has been damaged. The site is littered with various automotive and household 
refuse, building materials, garbage, and domestic dog and cat scat.  
 
Prior uses of the site based off aerial imagery include automotive storage on the western side of the 
subject property in 2002 until at least 2018. Previous grading and clearing of the site deteriorated the 
condition of the site; therefore, the subject property does not support natural vegetation communities. 
The project is located within the Coachella Valley Multiple Species Habitat Conservation Plan area 
(CVMSHCP) but is not within a Conservation Area.  
 
To ascertain the impacts of a storage development on the biological resources of the project site and 
immediate vicinity, a biological survey and impact analysis was conducted by BIOCON2, Biological 
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Consulting. General and focused surveys were conducted from October 1st through October 20th, 2023. 
Surveys were conducted during the morning and early evening hours. Surveys were conducted by walking 
cardinal direction transects at ten-meter intervals. The triangular polygon was walked two times within a 
two-week period. Each successive transect was walked at right angles to the previous cardinal direction 
to create a crisscross pattern thereby maximizing search efforts. This survey pattern is both more effective 
and more stringent than the U.S.F.W.S. requirement for determining the presence or absence of desert 
tortoise & burrowing owl. This type of intensive survey method exceeds the federal standard and results 
in no officially listed or federally protected species being overlooked. Animal surveys were conducted 
simultaneously with plant surveys. Attempts to identify plants listed in previous surveys were 
accomplished using dichotomous keys, websites, and field guides. Animals were identified through direct 
observation and reading signs. No pitfall traps or small mammal traps were deployed. 
 
Invertebrate identification was established with area expertise, websites, field guides, and consultation 
with area ecologists. In order to determine if large animal corridors existed within the boundaries of the 
project, special attention was given to observation and identification of animal tracks. Smoothing the 
loose windblown sand in a given area produced very easily identifiable tracks. Area roadkill and 
depredation sites were monitored for activity. Surveys were conducted in early fall. Most days exceeded 
80 degrees Fahrenheit. The region’s long-term drought can adversely affect plant germination and 
distribution and reproduction.  
 
Findings from the biological surveys are discussed below in regard to project impacts. 
 
Discussion of Impacts 
 
a) Less Than Significant Impact with Mitigation Incorporated. The approximate 11-acre site would 

be developed into an enclosed storage facility. The project’s surroundings include automotive 
locksmith services to the north, a tow shop, truck and auto shop, and Harrison Street to the west, 
a date palm grove to the south, and vacant land and the Coachella Valley Stormwater Channel to 
the east.  

 
As discussed above, the site has been graded in the past. Based off aerial imagery, prior uses of 
the site include automotive storage on the western side of the subject property by 2002 until at 
least 2018.  
 
During the biological survey, a search of the California Natural Diversity Database shows there 
were nine plant taxa identified during previous surveys in the vicinity; however, no evidence of 
any listed plants was found on site. The partially developed edges of the site show a limited 
mixture of native and nonnative shrubs and trees. Observed plants were tamarix, saltbush 
(Atriplex canescens), and arrow weed (Pluchea sericea). No special status vegetation was 
observed, and none are expected; therefore, no impacts are expected on special status plant 
species.  

 
The fauna of the project site is composed of very few species, which could be expected in a 
severely disturbed environment that is mostly fenced off. Four mammals were detected during 
the surveys: coyote (Canis latrans), desert cottontail (Sylvilagus audobonii), common house cat 
(Felis catus), and common dog (Canis lupus familierus). Two reptile species were observed, side 
blotched lizard (Uta) and desert iguana (Dipsosaurus dorsalis). Three birds were observed: raven 
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(Corvus corax), mourning dove (Zenaida macroura), and northern mockingbird (Mimus poly 
glottis). These bird species were observed flying over the site.  
 
No burrowing owls (Athene cunicularia) were observed during the surveys, and no sign of the 
presence of burrowing owls were observed. However, the project site has a history of burrowing 
owl sightings and contains prime foraging habitat for the species. Additionally, several large holes 
were observed on the project site.  In order to ensure that burrowing owls are not impacted by 
the development of the project, a pre-construction survey shall be required 30 days prior to any 
ground disturbance in order to locate owls or active burrows if any. If burrowing owls are found 
on site or with 550 yards of the site, certain standards shall be followed, as stated below under 
“Mitigation Measures” in Mitigation Measure BIO-1. With the implementation of Mitigation 
Measure BIO-1, impacts to the burrowing owl, a special status avian species, would be less than 
significant.  
 
No observation was made of Coachella Valley fringe toed lizard (Uma inornata) although there is 
suitable habitat in the region. A significant effort was made to locate signs of the species. The 
Coachella Valley fringe toed lizard is officially listed as protected, Threatened, and Endangered. 
This species is covered under the CVMSHCP. No sign of the species and no firsthand observations 
or evidence of any kind was found on or near the site. No impact is expected on the species. 
 
The desert tortoise (Gopherus agassizi) is officially listed as Federally Protected and Threatened 
and Endangered. There were no individuals observed, no burrows or sign of desert tortoise, no 
firsthand observations, or evidence of any kind on or near the site. There were also no 
observations from previous surveys. No further action is necessary, and no impact on this species 
is expected. 
 
Due to the overall lack of biodiversity and the results from the biological survey, less than 
significant impacts to candidate, sensitive or special status species are anticipated to result from 
project implementation.   

 
b) No Impact. The project does not contain nor is it adjacent to any riparian habitat or other sensitive 

natural community identified in local or regional plans, policies, and regulations or by the 
California department of Fish and Wildlife, or U.S. Fish and Wildlife service. There is no blue line 
stream within the project property as depicted on the United States Geological Survey 
topographic maps or National Hydrography Dataset. The proposed project will comply with the 
City’s development standards.  As a result, no impacts to riparian habitat or other sensitive natural 
communities are anticipated.  

 
c) No Impact. The project site does not contain, nor is adjacent to, federally protected wetlands, 

marshes, or other drainage features. The Coachella Valley Stormwater Channel is to the east of 
the project site; however, vacant land separates the project site from the channel. As a result, 
implementation of the proposed project would not result in the direct removal, filing or other 
hydrological interruption of these resources. The project applicant will also be required to develop 
and implement a Project-Specific Water Quality Management Plan (WQMP) to ensure that the 
project does not contribute pollutants of concern from storm runoff (see Hydrology and Water 
Quality for further discussion). Therefore, no impacts are anticipated.   
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d) Less than Significant with Mitigation Incorporated. No migratory wildlife corridors or native 
wildlife nursery sites are found on the project or adjacent properties. The project site has been 
heavily impacted by pervious grading efforts and development, with no sign of untouched habitat 
contained. There is little chance of impacting any crucial interaction with surrounding biota. 
Moreover, there are no existing drainages that would support wildlife nursery sites or corridors, 
and the site is not located in a known wildlife corridor. 

 
No burrowing owls (Athene cunicularia) were observed during the surveys, and no sign of the 
presence of burrowing owls were observed. However, the project site has a history of burrowing 
owl sightings and contains prime foraging habitat for the species. Additionally, several large holes 
were observed on the project site.  To ensure that burrowing owls are not impacted by the 
development of the project, a pre-construction survey shall be required 30 days prior to any 
ground disturbance in order to locate owls or active burrows if any. If burrowing owls are found 
on site or with 550 yards of the site, certain standards shall be followed, as stated below under 
“Mitigation Measures” in Mitigation Measure BIO-1. With the implementation of Mitigation 
Measure BIO-1, impacts to the burrowing owl would be less than significant.  
 
With the implementation of Mitigation Measure BIO-1, less than significant impacts to 
movement of any native resident or migratory fish or wildlife species, corridors or wildlife nursery 
sites are expected.   

 
e) No Impact. The site has been disturbed for a number of years and as a result does not support 

natural vegetation communities or habitats. The proposed project will include landscaping 
improvements in a manner that is consistent with local development standards. The project will 
comply with the CVMSHCP and there are no other unique local policies or ordinances protecting 
biological resources that would cause a conflict nor does the site support high valuable biological 
resources that could be affected. There are no applicable tree preservation policies or ordinances, 
and no impacts are expected.  

 
f) No Impact. The project lies within the boundary of the CVMSHCP, which outlines policies for 

conservation of habitats and natural communities. However, the project is not located within or 
adjacent to a designated Conservation Area under this plan. Therefore, it is not subject to 
CVMSHCP requirements regarding lands adjoining Conservation Areas. The CVMHSCP 
implements a Local Mitigation Development Fee (LDMF) for all new development to support the 
acquisition of conservation lands. The fee would be applied per Chapter 4.48.060 of the City of 
Coachella Municipal Code. Based on these provisions, the applicable fees would be collected by 
the City and the project is expected to comply with the provisions of the CVMSHCP. No impact is 
expected.  

 
Mitigation Measures  
 
BIO-1: Per the 2012, California Department of Fish and Wildlife (CDFW) Staff Report on Burrowing Owl 

Mitigation (CDFW Staff Report), a burrowing owl clearance survey shall be performed by a 
certified avian biologist 30 days prior to any site disturbance (grubbing, grading, and 
construction). The pre-construction survey is required to use the accepted protocol of the CDFW 
Staff Report. The survey shall contain the project site and a 550-yard radius of the site. If no active 
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burrows are found in the survey area, site disturbance may commence providing a biological 
monitor is onsite.  

 
 Another pre-construction survey shall be conducted 24 hours before ground disturbance. If owls 

are observed during this survey, a biological monitor, with the authority to halt or redirect 
grading, should be present whenever grading or construction vehicles are present and operating 
at the project site. The function of the monitor is to protect burrowing owls that arrive on or near 
the project site after the clearance survey during the construction period.  

 
 If owls are found to be present during the breeding season (February 1 through August 31), no 

construction disturbances of any kind should occur within 550 yards of an active burrow, as 
demarcated by the certified avian biologist, during this time period. No construction activity shall 
occur until the certified avian biologist has determined that the nest site is inactive. Thus, on a 
project site, it is recommended that grading should take place from September 1st though January 
30th to avoid restriction or cancellation of grading permits because of the presence of burrowing 
owls during the breeding season.  

 
If resident owls are present on or near the project site outside of breeding season, in some cases, 
the owl(s) can be relocated to other sites by a permitted biologist under the authorization of the 
U.S. Fish and Wildlife Service. 
 

Monitoring 
 
BIO-A  The project applicant shall submit complete preconstruction survey and provide the survey to the 

City, prior to the commencement of ground disturbing activities.  
 

Responsible Parties: Project Applicant, Project Biologist/Certified Avian Biologist, Community 
Development Department, City Engineer
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V. CULTURAL RESOURCES 
 
 
Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant With 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Cause a substantial adverse change in the significance of 
a historical resource pursuant to Section 15064.5?      

b) Cause a substantial adverse change in the significance of 
an archaeological resource pursuant to 15064.5?      

c) Disturb any human remains, including those interred 
outside of dedicated cemeteries?      

(Source: City of Coachella General Plan 2035, 2015; City of Coachella General Plan 2035 Draft Environmental Impact 
Report, 2015; Cultural Resources Assessment Report, Statistical Research, Inc (SRI), December 2023) 
 
Setting 
 
The City of Coachella is in the middle of the Coachella Valley, a low valley sandwiched between the Santa 
Rosa Mountains to the south and southeast and the Little San Bernardino Mountains to the north. The 
valley is part of the Colorado Desert geomorphic province, an area that includes both sides of the lower 
Colorado River as well as the Coachella and Imperial Valleys of California. 
 
The first known human inhabitants of the Coachella Valley included the Cahuilla Indians, whose occupancy 
spread from the Banning Pass to the Salton Sea. Anthropologists divided the Cahuilla into three groups 
based on their geographic setting: (1) the Pass Cahuilla of the San Gorgonio Pass-Palm Springs area; (2) 
the Mountain Cahuilla of the San Jacinto and Santa Rosa Mountains; and (3) the Cahuilla Valley, and the 
Desert Cahuilla of the eastern Coachella Valley. Varying clan groups of the Desert Cahuilla had many 
villages throughout the Coachella Valley. Planted crops, as well as hunting and gathering, were identified 
as the primary way of life for the Cahuilla.  
 
The first official United States land survey in Southern California in the mid-1850’s noted eight Indian 
villages or Indian rancherias within, or just outside, the present boundaries of Coachella, presumably 
occupied by the Desert Cahuilla people. The City of Coachella contains a significant number of 
archeological resources due to its rich cultural history and historical settlements within its boundaries. 
 
The project proposes a luxury storage facility for RV’s, and other high end luxury vehicles. At buildout, the 
project will consist of an office/clubhouse, industrial lease space, and nine storage buildings. The 
office/clubhouse will be two stories and 3,970 square feet (2,740 square feet first floor, 1,230 square feet 
second floor). The industrial lease space will be 3,140 square feet. The storage buildings will range in size 
between 17,750 square feet and 34,650 square feet, for a total building area of 225,230 square feet of 
storage space. In addition to the proposed buildings, development of the site would also include 
landscaping, street improvements, drive aisles, and parking. Access to the project will be provided from 
two entry points on Harrison Street. The project proposes 273 parking spaces onsite. 
 
The discussion below evaluates the property’s potential impact on cultural resources.  
 
Discussion of Impacts 
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a) No Impact. Records searches and other archival research were conducted at the California 
Historic Research Information System (CHRIS) Eastern Information Center (EIC), Department of 
Anthropology, University of California, Riverside, on October 18, 2023, by SRI. The records search 
looked at all reports of archaeological work done within a 1-mile radius of the project site. The 
search included examining USGS topographical maps held by EIC that show locations of previous 
cultural resource surveys and known archaeological sites as well as survey reports and records for 
previously recorded sites. The records search also included consulting the National Register of 
Historic Places (NRHP) and/or designated California Historical Landmarks. SRI conducted 
additional archival research, reviewing primary and secondary sources for information pertinent 
to historical-period activities within the project area, consulting the USGS’s online collection of 
Historical Topographic Maps, online U.S. General Land Office (GLO) records, and historical aerial 
imagery for information regarding specific historical-period land use in and around the project 
area. 

GLO records identified that the project area was once part of two land patents. The first land 
patent (Patent No. 1013387) was granted to Louisa Jim, a member of the Cabazon Indian 
Reservation, on March 10, 1928. The second land patent (Patent No. 1143736) was granted to 
LeRoy J. Alvarez, heir of Louisa Jim, on April 5, 1954, and consisted of the same plot of land.  

The earliest imagery available and on file is from 1953. From 1953 to 1996, the parcel was vacant 
and covered with sparse scatters of brush and trees. By 1996, the site was cleared of all trees and 
suggests the site was being prepared for use. In 2002, the western (approx. 2-acre) portion of the 
site along Harrison Street has been graded flat for use as a shipping container or semi-truck trailer 
storage. Possible structures also appear in this area in imagery from 2009. By 2016, aerial imagery 
shows the site completely cleared out and returned to a vacant state by 2018.  

No structures have been recorded within the project area maps dated from 1944 to now. 
Information gathered from historical aerial imagery suggests that the surface of the project area 
has been mechanically stripped or flattened, although no information is available to indicate that 
the depth of that disturbance was anything more than surficial. 

The records search identified 43 previously recorded cultural resources within the records-search 
area, none of which is within the project area. The previously recorded cultural resources are 24 
prehistoric resources (14 prehistoric sites and 10 prehistoric isolated artifacts [flaked stone and 
ceramic]), 13 multicomponent sites, and 6 historical-period resources. The historical period 
resources are identified as two refuse scatters, a segment of Dillon Road, a segment of Avenue 
48, a segment of the Southern Pacific Railroad/Union Pacific Railroad line, and a single-family 
home.  

Of the 43 resources, only 10 were evaluated for eligibility for listing in the NRHP, the California 
Register of Historical Resources (CRHR), or local registers. Eight of those resources are 
recommended not eligible for listing in the NRHP due to a lack of site integrity. One of the 
resources, a segment of Dillon Road, was “found ineligible for NRHP, CRHR or local designation 
through survey evaluation. Segments of the Southern Pacific/Union Pacific Railroad have been 
evaluated as “individually eligible for local listing or designation” or determined ineligible for 
NRHP by consensus through Section 106 process.  
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The approximately 11-acre site was surveyed by SRI. There were numerous fragments of modern-
day refuse, including discarded tires and plastic barrels. During the survey, three isolated 
resources were discovered. They consisted of fragments of sun-colored amethyst and pieces of 
glass that appeared to originate from a single vessel.  

The three isolated artifacts fail to meet any of the four criteria for eligibility for listing in the CRHR. 
They lack association with events that have made a significant contribution to the broad patterns 
of California’s history and cultural heritage (Criterion 1); cannot be shown to be associated with 
the lives of persons important in our past (Criterion 2); do not embody distinctive characteristics 
of a type, period, region, or method of construction, or represent the work of an important 
creative individual, or possess high artistic values (Criterion 3); and are unlikely to yield 
information important in prehistory or history (Criterion 4). 

No historical-period or prehistoric sites were identified within the project area. No undocumented 
historical-period resources were identified through archival research. Also, the NAHC Sacred 
Lands File search was negative for known Tribal resources.  

Therefore, there are no recognizable potential historical resources as defined in Section 15064.5 
of the CEQA Guidelines that would be adversely affected by the proposed project. No impacts are 
anticipated.   

b) Less Than Significant Impact with Mitigation Incorporated. As previously discussed, SRI 
conducted a records search with the EIC. The results of the records search indicated that 48 
previous cultural resource projects had been conducted within the records-search area. Three of 
the previous cultural resource projects (RI-03245, RI-10406, and RI-11025) intersected the project 
area. RI-0345 consisted of a 1990 cultural resource sensitivity overview of the Coachella Valley 
Enterprise Zone—a 27,000-acre area that includes the Cities of Coachella and Indio as well as the 
unincorporated communities of Thermal, Mecca, Bermuda Dunes, and Thousand Palms. RI-10406 
consisted of an archaeological sensitivity model for the Whitewater River Stormwater Channel. 
RI-11025 was a cultural resource survey of the property in support of the development of the 
planned High Hampton Coachella Cannabis Farm project; although no cultural resources were 
discovered during the project, CRM TECH recommended that because of the presence of 
previously recorded prehistoric resources east of the project area, the eastern portion of the 
project area should be considered sensitive for buried prehistoric materials (Tang et al. 2017). 
 
As noted above, the records search also identified 43 previously recorded cultural resources 
within the records-search area, none of which is within the project area. The previously recorded 
cultural resources are 24 prehistoric resources (14 prehistoric sites and 10 prehistoric isolated 
artifacts [flaked stone and ceramic]), 13 multicomponent sites, and 6 historical-period resources. 
The prehistoric sites largely consist of artifact scatters, and there are three habitation sites. Two 
of the sites (CA-RIV-2985 and CA-RIV-4127) included cremations. The multicomponent sites are 
composed of prehistoric lithic and/or ceramic scatters or habitation sites and historical-period 
refuse. One of the multicomponent sites (CA-RIV-2982) included human cremations.  
 
The archaeological survey of the project area identified three isolated resources consisting of 
fragments of sun colored amethyst glass. None of the three isolated resources is eligible for listing 
in the CRHR. No historical-period or prehistoric sites were identified within the project area. No 
undocumented historical-period resources were identified through archival research.  
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However, based on the soil sensitivity and the several prehistoric sites and isolated resources 
identified within the records-search area, there is potential for buried resources in the project 
area. It is recommended that archaeological monitoring be conducted during all ground 
disturbance during the development of the project site. As part of the project, SRI submitted a 
request for a Sacred Lands File search to the Native American Heritage Commission (NAHC) in 
December 2023, and the search produced negative results. The NAHC provided a list of 25 
contacts that could provide additional information regarding cultural resources within the project 
area, and SRI reached out to all 26 contacts.  
 
The Agua Caliente Band of Cahuilla Indians (ACBCI) responded requesting the presence of an 
approved cultural resource monitor during ground-disturbing activities. However, subsequent to 
the 2023 Cultural Report, the ACBCI submitted a letter to the City of Coachella during their AB 52 
process conducted in June 2024 and deferred to the Cabazon Band of Mission Indians and 
concluded their consultation efforts.  Therefore, only an archaeological monitor shall be required 
during ground disturbance.  A monitoring plan shall be developed and implemented to ensure 
that any unanticipated discoveries made during project-related ground-disturbing activities are 
properly treated. The monitoring plan shall include provisions for a qualified archaeologist a 
monitor to be present during ground-disturbing activities. The monitoring plan should also be 
flexible and allow for the archaeologist, to reduce or terminate monitoring when it is indicated by 
field conditions that doing so would be appropriate. This is required by Mitigation Measure CUL-
1. With the implementation of CUL-1, less than significant impacts to archeological resources are 
anticipated.   
 

c) Less Than Significant Impact with Mitigation Incorporated. As discussed above, no 
archaeological or historical resources were found during the field survey and EIC indicated that 
no previously recorded cultural resources were documented within the project area. However, 
based on the cultural sensitivity of the area there is the potential to find human remains during 
subsurface grading activities. While no human remains were found on the project site during the 
survey, a cremation site has previously been identified within the records-search area. Project 
construction entails grading and excavation, which could result in the discovery of previously 
unrecorded human remains, including Native American burials.  
 
Pursuant to the State of California Health and Safety Code Section 7050.5 and the CEQA 
Guidelines Section 15064.5 require that in the event of discovery or recognition of any human 
remains in any location other that a dedicated cemetery, there shall be no further excavation or 
disturbance of the site, or any nearby area reasonably suspected to overlay adjacent remains, 
until the County Coroner has examined the remains. If the coroner determines the remains to be 
Native American or has reason to believe that they are those of Native American, the coroner 
shall contact by telephone within 24-hours the Native American Heritage Commission. Pursuant 
to the mentioned California Health and Safety Code, proper actions shall take place in the event 
of a discovery or recognition of any human remains during project construction activities.  This 
requirement is listed as Mitigation Measure CUL-2 in order to ensure that it is included in the 
Mitigation Monitoring and Reporting Program. 
 
With the compliance of the CUL-2, less than significant impacts are expected from the project.  
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Mitigation Measures 
 
CUL-1 Prior to ground disturbance (including clearing, grubbing, etc.) the applicant/developer will 

retain a qualified archaeological monitor to be present during all ground disturbing activities. 
If cultural materials are discovered during grading or excavation, the construction contractor 
shall cease all earthmoving activity within and around the immediate discovery area until a 
qualified archaeologist can assess the nature and significance of the find. An archaeological 
monitoring plan will be developed and implemented to ensure that any unanticipated 
discoveries made during project-related ground-disturbing activities are properly treated. The 
archaeologist, shall be consulted to reduce or terminate monitoring when it is indicated by 
field conditions and as appropriate. 

 
CUL-2 In the event that any human remains are discovered, the applicant shall cease all work and 

contact the Riverside County Coroner’s Office and work shall not resume until such time that 
the site has been cleared.  If the human remains are determined to be prehistoric, the Coroner 
will notify the Native American Heritage Commission (NAHC), which will determine and notify 
a most likely descendant (MLD). 

 
Monitoring: 
 
CUL-A The project applicant shall submit an archaeological monitoring plan to the City, prior to the 

commencement of any ground disturbance.  
 

Responsible Parties: Project Applicant, Project Archaeologist, Community Development 
Department, City Engineer  
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VI. ENERGY 
 
 
Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant With 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Result in potentially significant environmental impact 
due to wasteful, inefficient, or unnecessary 
consumption of energy resources, during project 
construction or operation?  

    

b) Conflict with or obstruct a state or local plan for 
renewable energy or energy efficiency?      

 
(Sources: The City of Coachella 2035 General Plan, 2015; City of Coachella Climate Action Plan, 2014; California 
Energy Consumption Database, California Energy Commission, 2025; CalEEMod Version: CalEEMod.2022.1.1.29, 
accessed June 2025; U.S. Energy Information Administration, 2025). 
 
Setting 
 
The project site occupies approximately 11 acres of land east of Harrison Street and approximately 1,300 
feet south of Avenue 48, in the City of Coachella. The project in question proposes the development of a 
225,230-square-foot storage facility with 3,970 square feet of office/clubhouse space, and a 3,140-square-
foot industrial space for lease. Associated improvements include pedestrian walkways and sidewalks, and 
paved aisles and parking spaces. The project also proposes roof-top solar panels on Building B, and 
associated generators and battery backup.  
 
Project development is proposed to occur in phases. The first phase will include the two-story 
office/clubhouse, Building B, and associated power facilities (i.e., solar panels, batteries, and generator 
equipment), as well as associated street frontage improvements, paved drive aisles, and parking areas. 
The solar panels proposed on Building B will provide electric power to the buildings developed in the first 
phase. As funding is obtained, the remaining buildings will be developed. The remaining buildings will also 
include roof-top solar panels. The project is intended to be 100 percent solar-operated upon buildout. 
  
According to the City of Coachella’s Climate Action Plan (CAP), energy is used for heating and cooling, 
transportation, manufacturing, and producing food. The most common sources of energy include fossil 
fuels like oil, gasoline, natural gas and coal. The consumption of these energy sources leads to the 
production of greenhouse gas (GHG) emissions. In 2010, total GHG emissions in Coachella were 
approximately 382,787 metric tons (MTCO2e), a 22 percent increase over 2005 emissions of 312,628 
MTCO2e. This number accounts for direct emissions from the on-site combustion of fuels and the 
combustion of fuel in vehicles, as well as indirect emissions associated with community electricity 
consumption, and emissions from solid waste generated, crop management and water consumed by 
Coachella. The residential sector was the third largest producer of GHG emissions within the City, after 
transportation and commercial/industrial. The City of Coachella established various methods to reduce 
energy related GHG emissions produced by the City in their CAP.  
 
Electricity is provided to the City of Coachella by Imperial Irrigation District (IID). IID is the sixth-largest 
utility in California, has an energy service area of 6,471 square miles, serving more than 145,000 customers 
and controlling more than 1,100 megawatts (MW) of energy. Electricity is delivered through high voltage 
transmission and low voltage distribution power lines. Distribution power lines transport anywhere from 
4 kV to 69 kV, while transmission lines can transport 69 kV to 765 kV of electricity. Combination 
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transmissions and distribution power poles lie on the western boundary of the project. The project 
proposes roof-top solar facilities.  
 
The Southern California Gas Company (SoCalGas or the Gas Company) provides natural gas to the City of 
Coachella, including the project site. Natural gas is used primarily for space and water heating, as well as 
cooking. High pressure distribution pipelines operate at pressures above 60 psi and deliver gas in smaller 
volumes to the lower pressure distribution system. 
 
The project is expected to consume energy in the form of electric generators and petroleum during project 
construction, and natural gas and petroleum during project operation. The latest version of CalEEMod 
(Version 2022.1.1.29) was utilized to calculate construction-source and operational-source energy use. 
The discussion of the findings is provided below.  
 
Discussion of Impacts 
 
a)  Less than Significant Impact. As previously stated, the project is expected to consume energy via 

natural gas and petroleum during its construction and operation. This was calculated using the 
latest version of CalEEMod.  Project-related energy consumption is analyzed below. 

 
Electricity  
 
Construction 
Temporary electrical power for lighting and electronic equipment, such as computers inside 
interim construction trailers, would be provided by generators. Electricity consumed for onsite 
construction trailers, which are used by managerial staff during the hours of construction 
activities, as well as electrically powered hand tools are expected to use a minimal amount of 
electricity. However, the electricity used for such activities would be temporary and negligible. 
Most energy used during construction would be from petroleum consumption (discussed further 
below).  
 
Operation  
The project proposes roof-top solar and associated equipment (batteries and back-up generators) 
to power the site. However, the project will connect to IID electrical system once adequate 
capacity becomes available.  

 
Natural Gas  
 
Natural gas is provided to the City of Coachella, and the project site, by the SoCalGas Company. 
According to the California Energy Commission, SoCal Gas provided 6,565.65 millions of therms 
in 2022, while Riverside County consumed 431 millions of therms in 2022.  
 

 Note: The CalEEMod program uses thousand British thermal units (kBTU) to quantify natural gas 
use, where 1 therm equals approximately 100 kBTU. For example, the approximately 600,000 
therm increase of natural gas consumption between 2005 and 2010 is equivalent to 
approximately 600,000,000 natural gas consumption below.  

  
Construction  



INITIAL STUDY/MITIGATED NEGATIVE DECLARATION 

City of Coachella  Coachella Vault 
January 2026                       Initial Study/Mitigated Negative Declaration 

48 

Natural gas is not anticipated to be required during construction of the project. Fuels used for 
construction would primarily consist of diesel and gasoline, which are discussed under the 
following petroleum subsection. Any minor amounts of natural gas that may be consumed 
because of project construction would be temporary and negligible and would not have an 
adverse effect. 

 
Operation 
The consumption of natural gas typically is consumed during building heating and water heating, 
which will occur during project operation. The project’s expected natural gas consumption was 
calculated using the CalEEMod default values. Based on the CalEEMod calculations, the project is 
estimated to consume approximately 4,068,644 thousand British thermal units (kBTU) of natural 
gas annually during operation of the storage (unrefrigerated warehouse), approximately 42,544 
kBTU of annual natural gas use for the office/clubhouse (general office building), and 59,931 kBTU 
of annual natural gas for the industrial space for lease (unrefrigerated warehouse). This is 
displayed in Table VI-2, Operational Natural Gas Demand, below.  
 
As such, the project would result in a long-term increase in demand for natural gas. However, the 
project would be designed to comply with Title 24, Part 6 of the California Code of Regulations 
(CCR). Natural gas consumption would be appropriate and not place a significant burden on SoCal 
Gas services. 

Table VI-2 Operational Natural Gas Demand 

 Natural Gas Use 

Land Use kBTU/yr 

Unrefrigerated Warehouse – No Rail 4,068,644 

General Office Building  42,544 

Parking Lot 0 

Unrefrigerated Warehouse – No Rail 59,931 
Total  4,171,119 

 
Petroleum  
 
Petroleum accounts for approximately 92 percent of California’s transportation energy sources. 
In 2024, California consumed 26.4 billion gallons of petroleum, including 13.6 billion gallons of 
finished gasoline and 3.5 billion gallons of diesel. Gasoline and other vehicle fuels are 
commercially provided commodities and would be available to the project via commercial outlets. 
Technological advances, market trends, consumer behavior and government policies could result 
in significant changes to fuel consumption by type and total. Various policies, rules and regulations 
have been enacted to improve vehicle fuel efficiency, promote the development and use of 
alternative fuels, reduce transportation-source air pollutants and greenhouse gas (GHG) 
emissions, and reduce vehicle miles traveled (VMT), at Federal and State levels. Technological 
advances have made use of other energy resources or alternative transportation modes 
increasingly feasible, as market forces have driven the price of petroleum products steadily 
upward. 
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The transportation sector within the City of Coachella produced approximately 130,000 MTCO2e 
in 2010, being the largest contributor to GHG emissions in the City. Overall, the transportation 
sector emitted 45 percent of the City’s GHG emissions in 2010. Transportation sector emissions 
were estimated in the City’s CAP by applying conversion factors to daily vehicle miles traveled 
(VMT). It was estimated that 75 percent of the greenhouse gas emissions from the transportation 
sector were the result of burning gasoline, and the remainder resulted from burning diesel fuel.  
 
Construction  
Petroleum would be consumed throughout construction of the project. Fuel consumed by 
construction equipment would be the primarily energy resource expended over the course of 
construction, while VMT associated with the transportation of construction materials and 
construction worker commutes would also result in petroleum consumption. Heavy-duty 
equipment used for project construction would rely on diesel fuel, as would haul trucks involved 
in off-hauling materials from excavation. Construction workers are expected to travel to and from 
the project site in gasoline-powered passenger vehicles. There are no unusual project 
characteristics or construction processes that would require the use of equipment that would be 
more energy intensive that is used for comparable activities or use of equipment that would not 
conform to current emission standards (and related fuel efficiencies).  
 
Heavy-duty construction equipment of various types would be used during each phase of 
construction. CalEEMod was used to estimate construction equipment usage. In the analysis of 
the project the mitigated construction figures were used, based on the assumption that the 
project will implement applicable mitigation measures. Fuel consumption from construction 
equipment was estimated by converting the total CO2 emissions from each construction phase to 
gallons using the conversion factors shown in the tables included below.  
 
Table VI-3, Construction Worker Gasoline Demand (below), illustrates the demand of gasoline fuel 
for construction worker trips to and from the site. Construction worker demand equals a total of 
14,694.0 gallons of gasoline fuel during operation of the project.  
 

Table VI-3 Construction Worker Gasoline Demand 

Phase Days Trips Miles VMT KgCO2e Kg/CO2/Gallon Gallons 
Site Preparation 10 17.5 12.8 2,240 770 8.89* 83.2 
Grading 30 20 12.8 7,680 2,530 8.89 284.6 
Building Const. 300 97.2 12.8 373,248 122,500 8.89 13,779.5 
Paving 20 15 12.8 3,840 1,240 8.89 139.5 
Arch. Coating  45 19.4 12.8 11,174.4 3620 8.89 407.2 

Total  14,694.0 
*https://www.epa.gov/energy/greenhouse-gases-equivalencies-calculator-calculations-and-references 
https://www.epa.gov/energy/greenhouse-gas-equivalencies-calculator 

Table VI-4, Construction Vendor Diesel Fuel Demand (below), illustrates the demand of diesel fuel 
for construction vendor trips to and from the site. These trips are associated with the delivery of 
construction materials during the construction phase. Construction vendor demand equals a total 
of 13,506.9 gallons of diesel fuel.  

 
Table VI-4 Construction Vendor Diesel Demand 

https://www.epa.gov/energy/greenhouse-gases-equivalencies-calculator-calculations-and-references
https://www.epa.gov/energy/greenhouse-gas-equivalencies-calculator
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Phase Days Trips Miles VMT KgCO2e Kg/CO2/Gallon Gallons 

Site Preparation 10 0 0 0 0 10.18 0 
Grading 30 0 0 0 0 10.18 0 
Building Const. 300 38.1 8.33 95,211.9 137,500 10.18 13,506.9 
Paving 20 0 0 0 0 10.18 0 
Arch. Coating  45 0 0 0 0 10.18 0 

Total 13,506.9 
 
Table VI-5, Construction Hauling Diesel Fuel Demand (below), illustrates the demand of diesel fuel 
for construction hauling trips from the site. These trips are associated with the hauling of 
materials during the grading phase. Construction hauling demand equals a total of 4,538.3 gallons 
of diesel fuel.  
 

Table VI-5 Construction Hauling Diesel Demand 

Phase Days Trips Miles VMT KgCO2e Kg/CO2/Gallon Gallons 

Hauling  10 48.6 20 9,720 46,200 10.18 4,538.3 
Total 4,538.3 

 
Table VI-6, Construction Equipment Diesel Fuel Demand, displays the demand of diesel fuel for 
construction vehicles on-site during the various construction phases. Construction equipment 
diesel demands equals a total of 45,062 gallons of diesel fuel. 
 

Table VI-6, Construction Equipment Diesel Fuel Demand 

Phase Days Equipment Units KgCO2e Kg/CO2/Gallon Gallons 

Site Preparation 10 7 24,100 10.18 2,367.4 
Grading 30 8 90,100 10.18 8,850.7 
Building Const. 300 9 328,000 10.18 32,220.1 
Paving  20 6 13,800 10.18 1,355.6 
Arch. Coating 45 1 2,730 10.18 268.2 

Total 45,062 
 
Overall, the project is estimated to consume approximately 14,694 gallons of gasoline and 
63,107.2 gallons of diesel fuel during the project’s construction phases. In total, the project will 
consume approximately 77,801.2 gallons of petroleum. Petroleum use is necessary to operate 
construction equipment. The US EPA applied a Tier 4 program in order to reduce the impacts of 
motor vehicles on air quality and public health. The vehicle emissions standards will reduce both 
tailpipe and evaporative emissions from passenger cars, light-duty trucks, medium duty passenger 
vehicles, and some heavy-duty vehicles. The construction equipment will utilize Tier 4 engines or 
higher, therefore would be newer off-road equipment units.  
 
The energy used during the construction of the project would be limited to the development of 
the project and would not require long-term petroleum use. Additionally, there are no unusual 
project characteristics or construction processes that would require the use of equipment that 
would be more energy intensive than is used for comparable activities or use of equipment that 
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would not conform to current emissions standards (and related fuel efficiencies). Thus, project 
construction would not consume petroleum in a wasteful or inefficient manner.  
 
Operation 
Lowering transportation emissions requires making vehicles and their fuels cleaner, reducing the 
length of driving trips, managing the demand for travel, and providing alternatives such as 
walking, biking, and transit for travel. According to the Coachella CAP, in 2010 the City produced 
approximately 900,000 vehicle miles traveled each day, producing 180,078 MTCO2e from 
transportation-related emissions.  
 
According to the figures provided by the CalEEMod calculations, the project would have an 
estimated annual VMT of 498,717, depicted in Table VI-7 below. Total mobile source CO2e is 185 
MT per year, or 185,000 kg per year. CalEEMod assumes 92.5 percent of VMT burns gasoline, 
while the remaining 7.5 percent burn diesel. Thus, of the 185,000 kg of mobile emissions, 171,125 
kg is generated by gasoline combustion and 13,875 kg is generated by diesel combustion. The 
project would have an annual gasoline demand of 19,249.2 gallons and an annual diesel demand 
of 1,363 gallons, as displayed in the following Table VI-8.  
 

Table VI-7, Operational Petroleum Demand 

Land Use Annual VMT 

Unrefrigerated Warehouse – No Rail 390,989 
General Office Building  95,778 
Parking Lot 0 
Unrefrigerated Warehouse – No Rail 11,950 
Total  498,717 

 
Table VI-8 Operational Annual Petroleum 

 Annual VMT KgCO2e Kg/CO2/Gallon Annual Gallons 
Gasoline 461,313.2 171,125 8.89 19,249.2 
Petroleum  37,403.8 13,875 10.18 1,363 

Total  20,612.2 
 
Over the lifetime of the project, the fuel efficiency of vehicles in use is expected to increase, as 
older vehicles are replaced with newer more efficient models. Therefore, it is expected that the 
amount of petroleum consumed due to the vehicle trips to and from the project site during 
operation would decrease over time. Additional advancement of technology includes the use of 
plug-in hybrid and zero emission vehicles in California, which will also decrease the amount of 
future petroleum consumed in the state. With the foregoing, operation of the project is expected 
to use decreasing amounts of petroleum over time, due to advances in fuel economy.  
 
Additionally, the proposed project is primarily not located near existing residential communities. 
Commercial uses are not located in proximity to the project area. The closest commercial 
development to the project site is located approximately 0.38 miles southwest along Grapefruit 
Boulevard/Highway 111. 
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Bus services, provided by SunLine Transit, will also be accessible to the project. The closest bus 
stop to the project is approximately 1 mile (walking or driving) at Grapefruit Boulevard and 
Avenue 48. The availability of bus lines and services will reduce the amount of potential VMTs 
created by the proposed project.  

 
Although the project would result in an increase in petroleum use during construction and 
operation compared to the existing, vacant conditions, the project would comply with the City’s 
General Plan Update, City Municipal Code, and Climate Action Plan regarding VMT reduction. 
Additionally, the project would provide a pedestrian access network that internally links the 
proposed commercial uses to the surrounding uses. Providing a pedestrian access network to link 
areas within the project site and surrounding areas encourages people to walk instead of drive, 
therefore reducing the regional VMTs and associated vehicular-source emissions. Given these 
considerations, petroleum consumption associated with the project operation would not be 
considered excessive.  

 
Development and operation of the proposed project would increase demand for energy in the 
project area and in the service areas of SoCalGas Company. However, based on the findings 
described above, project construction and operation are not anticipated to result in potentially 
significant impacts due to wasteful, inefficient, or unnecessary consumption of energy resources, 
during project construction or operation. 

 
b) Less Than Significant Impact. The approximately 11-acre project site proposes the development 

of a storage facility and industrial lease space. As stated in the previous discussion, project 
development and operation are not anticipated to use an unnecessary or wasteful amount of 
energy resources. To ensure the conservation of energy, the state of California and the City of 
Coachella implements various regulations in order to be more energy efficient and reduce the 
amount of GHG emissions. Some of the state-wide and local regulations are listed below.   

 
State Regulations  
 
Assembly Bill 32 
Assembly Bill 32 (AB 32) was signed in 2006 to establish and reduce the amounts of greenhouse 
gases being emitted on a state-wide level. Specifically, AB 32 requires a reduction of emissions to 
1990 levels by 2020. It plans to do this by establishing an annual reporting program for significant 
sources. Energy efficiency goals listed in AB 32 includes maximizing energy efficiency building and 
appliance standards, and pursuing additional efficiency efforts including new technologies, and 
new policy and implementation mechanisms.  
 
CARB Scoping Plan 
A specific requirement of AB 32 was to prepare a Climate Change Scoping Plan for achieving the 
maximum technologically feasible and cost-effective GHG emission reduction by 2020 (Health and 
Safety Code section 38561(h)). The California Air Resources Board (CARB) developed an AB 32 
Scoping Plan that contains strategies to achieve the 2020 emissions cap. The initial Scoping Plan 
was approved in 2008, and contains a mix of recommended strategies that combined direct 
regulations, market-based approaches, voluntary measures, policies, and other emission 
reduction programs calculated to meet the 2020 statewide GHG emission limit and initiate the 
transformations needed to achieve the State’s long-range climate objectives. Updates to the 
Scoping Plan occurred in 2014, 2017, and 2022. 
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Assembly Bill 1493/Pavley Regulations 
California Assembly Bill 1493 (AB 1493), enacted on July 22, 2002, required CARB to develop and 
adopt regulations that reduce GHGs emitted by passenger vehicles and light duty trucks. In 2005, 
the CARB submitted a “waiver” request to the Environmental Protection Agency (EPA) from a 
portion of the federal Clean Air Act in order to allow the State to set more stringent tailpipe 
emission standards for CO2 and other GHG emissions from passenger vehicles and light duty 
trucks. On December 19, 2007, the EPA announced that it denied the “waiver” request. On 
January 21, 2009, CARB submitted a letter to the EPA administrator regarding the State’s request 
to reconsider the waiver denial. The EPA approved the waiver on June 30, 2009.  
 
Executive Order S-3-05  
Executive Order (EO) S-3-05, passed in 2005, established reduction targets of an 80 percent of 
1990 levels reduction by 2050, and created agencies to achieve these targets. The passage of this 
regulation requires the use of more energy efficient practices regarding building development 
and operation in order to reduce the amount of GHGs produced.  
 
State of California Energy Plan  
The California Energy Commission (CEC) is responsible for preparing the State Energy Plan, which 
identifies emerging trends related to energy supply, demand, conservation, public health and 
safety, and the maintenance of a healthy economy. The Plan calls for the state to assist in the 
transformation of the transportation system to improve air quality, reduce congestion, and 
increase the efficient use of fuel supplies with the least environmental and energy costs. To 
further this policy, the plan identifies a number of strategies, including assistance to public 
agencies and fleet operators and encouragement of urban designs that reduce vehicle miles 
traveled and accommodate pedestrian and bicycle access.  
 
Title 20: Appliance Efficiency Standards 
The California Code of Regulations (CCR), Title 20: Division 2, Chapter 4, Article 4, Sections 1601-
1608 (Appliance Efficiency Regulations) regulates the sale of appliances in California. The 
Appliance Efficiency Regulations include standards for both federally regulated appliances and 
non-federally regulated appliances. 23 categories of appliances are included in the scope of these 
regulations. The standards within these regulations apply to appliances that are sold or offered 
for sale in California, except those sold wholesale in California for final retail sale outside the state 
and those designed and sold exclusively for use in recreational vehicles or other mobile 
equipment.  
 
Title 24: Building Energy Efficiency Standards and CALGreen Building Standards Code  
In addition to Title 20 (Sections 1601-1608) of the CCR, Title 24, parts 6 and 11, also outlines 
energy efficient building designs for new development. The CCR’s Building Energy Efficiency 
Standards (Title 24, Part 6), and the CALGreen Building Standards Code (Title 24, Part 11), establish 
mandatory guidelines and standards requiring more energy efficient new and existing 
developments. The California Energy Commission adopted the Building Energy Efficient Standards 
for all new residential and nonresidential construction to reduce greenhouse gases, as a part of 
the California Building Code, Title 24. The code emphasizes heat pumps for space heating and 
water heating; and extends the benefits of photovoltaic and battery storage systems and other 
demand flexible technology. Title 24, Part 11, establishes design and development methods that 
include environmentally responsible site selection, building design, building siting and 
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development to protect, restore and enhance the environmental quality of the site and respect 
the integrity of adjacent properties. The proposed project will be required to comply with the 
state implemented standards for energy efficient new developments. 
 
California’s Renewable Portfolio Standards 
The California Renewable Portfolio Standards will reduce GHG emissions by requiring utility 
companies, such as IID, to switch from non-renewable resources, such as coal-fired power plants, 
to renewable resources, such as wind turbines and solar power.  
 
Low Carbon Fuel Standard 
The Low Carbon Fuel Standard (LCFS), or Executive Order (EO) S-1-07, establishes a low carbon 
fuel standard for transportation fuels in California. EO S-1-07 was enacted to reduce carbon 
intensity in transportation fuels as compared to conventional petroleum fuels, such as gasoline 
and diesel. It requires that the carbon intensity of California’s transportation fuels be reduced at 
least 10 percent by 2020. 
 
Clean Car Standards 
The Clean Car Standards, otherwise known as Pavley 1493, sets more stringent vehicle fuel 
economy standards for cars and light trucks that reduce greenhouse gas emissions. In 2009, the 
federal government enabled the state of California to enforce stricter tailpipe emissions limits on 
new passenger vehicles. In 2010, the US EPA and the Department of Transportation’s National 
Highway Safety Administration announced new vehicle greenhouse gas emission standards and 
corporate average fuel economy standards that reinforce California’s standard. 
 
City Regulations 
 
The City of Coachella Climate Action Plan 
The City of Coachella developed their Climate Action Plan (CAP) in 2014 in order to achieve 
community-wide greenhouse gas emissions reductions. The CAP quantifies emissions from the 
build-out of the City and includes additional policies and implementation actions to help Coachella 
further reduce emissions. The CAP analyzes policies from the General Plan Update, that reduce 
energy use, vehicle miles traveled, resource consumption, and greenhouse gas emissions, 
comparing the emissions to voluntary statewide emissions targets outlined in the California 
Climate Action Scoping Plan and Executive Order S-03-05. In compliance with the statewide 
emission targets, the City established a per service population 2020 emissions reduction target of 
15 percent below 2010 levels and a 2035 emissions reduction target of 49 percent below 2010 
levels.  
 
The CAP organizes the General Plan polices into six strategies to reduce emissions reductions 
throughout the City: building and infrastructure energy efficiency, renewable energy generation, 
land use and transportation, vegetation and open space, solid waste, and water use. According to 
the CAP residential and non-residential buildings produce approximately 39 percent of 
Coachella’s emissions and are a primary target for the CAP. The City plans to achieve this 
emissions reduction through energy efficiency policies for homes, and businesses including 
energy performance targets to construct buildings 15 percent more energy efficient than Title 24 
standards.  
 
Coachella General Plan Update 
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The City of Coachella’s General Plan Update (GPU) emphasizes the importance to increase energy 
conservation and efficiency and reduce energy consumption and emissions within its City. The 
various goals and policies outlined within the Sustainability and Natural Environment Element of 
the GPU focuses on City development and its impact to climate change, energy and water 
resources, while presenting the goal to implement green building design into new developments 
in the City. Reoccurring policies include GHG emissions reductions, water conservation methods, 
energy efficient building design, and implementation of renewable energy sources. Goal 2 
specifically requires an energy efficient community that relies primarily on renewable and non-
polluting energy sources. Policies within this goal include building design strategies such as 
passive solar design, use of alternative energy, construction standards, and energy performance 
targets in order to create a more energy efficient community.  
 
The importance of efficient land use and transportation patterns is also a goal in the GPU, in order 
to reduce emissions and VMTs, while improving air quality. The overall goal is to reduce energy 
consumption in the City to improve air quality, reduce GHG emissions, to increase the quality of 
life for the City’s residents. 
 
Coachella Municipal Code  
Similar to the City’s CAP and GPU, the City’s Municipal Code also encourages the reduction of air 
pollution created by vehicle emissions. Chapter 12.40, Transportation Demand Management 
Program, of the Coachella Municipal Code, is intended to protect the public health, welfare and 
safety by reducing air pollution caused by vehicle trips and VMTs. This chapter is intended to 
reduce emissions by requiring the development of a trip reduction and travel demand element to 
the congestion management plan (CMP), and adoption and implementation of trip reduction and 
travel demand ordinances by local agencies.   

 
The project proposes a storage facility and industrial lease space on approximately 11 acres of 
vacant and undeveloped land in the City of Coachella. The project will comply with state-
implemented building standards such as those outlined in Title 20 and Title 24 of the California 
Code of Regulations. High efficiency lighting will be implemented during project operation. As 
stated in the previous discussion, project-related energy consumption and VMTs created by the 
project are not anticipated to be substantial. Construction activities would require the use of 
equipment that would be more energy intensive that is used for comparable activities. However, 
construction equipment will comply with the Tier 4 program engines or higher, therefore there 
would be newer off-road equipment units. The project also proposes the installation of solar 
panels and associated facilities (i.e., batteries and back-up generators) to provide electric power 
to the site. The site intends to be 100 percent solar at buildout. Although the project is designed 
to operate on solar power due to the current lack of available Imperial Irrigation District (IID) 
electrical capacity in the area, it will connect to the IID electrical system once adequate capacity 
becomes available. 
 
The project property is located in an urban environment, surrounded by existing industrial uses 
to the north and west and agricultural uses to the south. Pedestrian pathways that internally links 
all uses and connects to all existing planned external streets are proposed in the project design.  
 
The project property will comply with all applicable State and local guidelines and regulations 
regarding energy efficient building design and standards. Therefore, the proposed project is not 
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anticipated to conflict or obstruct a state or local plan for renewable energy or energy efficiency. 
Less than significant impacts are expected. 

 
Mitigation Measures: None Required  
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VII. GEOLOGY AND SOILS 
 
 
Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant With 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Directly or indirectly cause potential substantial adverse 
effects, including the risk of loss, injury, or death 
involving: 

    

 i) Rupture of a known earthquake fault, as delineated 
on the most recent Alquist-Priolo Earthquake Fault 
Zoning Map issued by the State Geologist for the 
area or based on other substantial evidence of a 
known fault? Refer to Division of Mines and Geology 
Special Publication 42. 

    

 ii) Strong seismic ground shaking?      

 iii) Seismic-related ground failure, including 
liquefaction?      

 iv) Landslides?      

b) Result in substantial soil erosion or the loss of topsoil?      

c) Be located on a geologic unit or soil that is unstable, or 
that would become unstable as a result of the project, 
and potentially result in on- or off-site landslide, lateral 
spreading, subsidence, liquefaction or collapse?  

    

d) Be located on expansive soil, as defined in Table 18-1-B 
of the Uniform Building Code (1994), creating substantial 
direct or indirect risks to life or property?  

    

e) Have soils incapable of adequately supporting the use of 
septic tanks or alternative wastewater disposal systems 
where sewers are not available for the disposal of 
wastewater?  

    

f)  Directly or indirectly destroy a unique paleontological 
resource or site or unique geologic feature?      

(Sources: The City of Coachella 2035 General Plan, 2015; The City of Coachella 2035 General Plan Update EIR, 2015; 
Technical Background Report to the Safety Element, 2014; Geotechnical Investigation, Sladden Engineering, 2023; 
Department of Water Resources Sustainable Groundwater Management Act Web Map Viewer; FEMA Flood Zone 
Map: Riverside County, 2017; Cultural Resource Assessment of the Proposed 2731 Myers Concrete Project, 
Coachella, Riverside County, California, Statistical Research Inc., 2023.) 
 
Setting 
 
Coachella defines its city as highly diverse both physically and geologically. The multiple faults that 
traverse the area and climate helps define the Coachella Valley region as a low and relatively flat desert 
basin bounded by mountainous terrain. The surrounding mountain ranges specifically include the Little 
San Bernardino Mountains to the northeast, the Santa Rosa Mountains to the south, and the San Jacinto 
Mountains to the west. The topographic variety in the Coachella Valley establishes elevations from 1,000 
feet in the Mecca Hills to the east, to approximately 160 feet below sea level south of Thermal. Although 
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the elevation varies widely, the City of Coachella is relatively flat, with a gentle slope from northwest to 
southeast. The project site is located in the west side of the City on previously disturbed, flat land. 
 
The City of Coachella, including the project site, is located within a northwest-southeast structural 
depression extending from the Banning Pass to the Gulf of California. This region is designated as the 
Salton Trough, which was inundated by the Colorado River’s water, forming ancient Lake Cahuilla. Since 
that time, the floor of the Trough has been repeatedly flooded with other “fresh” water lakes, the most 
recent being the current Salton Sea. The Trough is an internally draining area with no readily available 
outlet to the Gulf of California portions well below sea level. The sole outlet for these waters is 
evaporation, leaving behind vast amounts of terrestrial sediment materials. 
 
In 2014 the City of Coachella published a Technical Background Report to the Safety Element Update, 
which analyzes various hazards that can possibly occur in the City. The various hazards addressed within 
the Technical Background Report include seismic, geologic, flood, fire, hazardous material and severe 
weather hazards. The seismic and geologic hazards sections of the Technical Background Report were 
consulted for this Geology and Soils Section.  
 
Sladden Engineering composed a project-specific Geotechnical Investigation in December 2023. The 
purpose of the Geotechnical Investigation was to determine specific engineering characteristics of the 
near surface soil on the site in order to provide recommendations for foundation design and site 
preparation. The investigation included field exploration, laboratory tests, literature review and 
engineering analysis.  
 
Based on the results of the project-specific Geotechnical Investigation, Sladden Engineering compiled 
various recommendations to ensure the safety of the proposed project. These recommendations include:  
 

1. Site Clearing: Prepare grading areas by clearing vegetation, roots, underground utilities, and 
debris. Ensure spaces designated for fill are devoid of previous fills and irreducible materials. 
Dispose of or stockpile strippings for future landscaping use. Properly backfill voids created by 
obstructions following compaction recommendations outlined in the Geotechnical Investigation. 
 

2. Preparation of building areas: In order to provide firm and uniform bearing conditions over-
excavation throughout the proposed building areas is recommended. All low-density near-surface 
native soil should be removed to a depth of at least 4 feet below existing grade or 3 feet below 
the bottom of the footings, whichever is deeper. Remedial grading should extend laterally, a 
minimum of five feet beyond the building perimeter. The native soil exposed by over-excavation 
should be scarified, moisture conditioned to near optimum moisture content and compacted to 
at least 90 percent relative compaction prior to fill placement. The previously removed soil may 
then be replaced as compacted engineered soil in accordance with the recommendations in the 
report. Remedial grading should not be necessary where drilled pier foundation systems are 
utilized.  

 
3. Compaction: Soil to be used as engineered fill should be free of organic material, debris, and other 

deleterious substances. All fill material should be placed in thin lifts, not exceeding six inches in a 
loose condition. If import fill is required, the material should be of a low to non-expansive nature 
and should meet the criteria provided in the report. The subgrade and all fill should be compacted 
with acceptable compaction equipment, to at least 90 percent relative compaction. The bottom 
of the exposed subgrade should be observed by a representative of Sladden Engineering prior to 
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fill placement. Compaction testing should be performed on all lifts to ensure proper placement of 
all fill materials. Excavation and compaction recommendations are provided in the Geotechnical 
Investigation.  
 

4. Shrinkage and Subsidence: Volumetric shrinkage of the material that is excavated and replaced 
as controlled compacted fill should be anticipated. It is estimated that the shrinkage should be 
between 15 and 25 percent. Subsidence of the surfaces that are scarified and compacted should 
be between 1 tenth and 3 tenths of a foot. This will vary depending upon the type of equipment 
used, the moisture content of the soil at the time of grading and the actual degree of compaction 
attained.  

 
The 2023 Geotechnical Investigation was consulted for this Geology and Soils Section and discussed 
further below.  
 
Discussion of Impacts 
 
a.i)  No Impact. The City of Coachella recognizes the potential of seismic hazards in the region. 

Coachella’s 2035 General Plan Update states that because the San Andreas Fault passes through 
the northeastern portion of the City, the potential for primary surface fault rupture and strong 
ground shaking are very high. For this reason, a project’s location relative to the Alquist-Priolo 
Earthquake Fault Zone is evaluated to determine the project’s susceptibility to seismically induced 
rupture. The Alquist-Priolo Earthquake Fault Zone is a northwest-southeast descending zone 
established in 1971 to reduce losses from surface fault rupture on a statewide basis. The intent 
of the zone is to ensure public safety by prohibiting the siting of most structures for human 
occupancy across traces of active faults that constitute potential hazards to structures from 
surface faulting or fault creep.  

 
According to the City of Coachella’s Technical Background, the maximum magnitude recorded 
from the San Andreas Fault was 7.2, and the Coachella section is the only section of the southern 
San Andreas Fault that has not produced a major earthquake in historic times. Sladden 
Engineering’s project-specific Geotechnical Investigation states that surface rupture is expected 
to occur along pre-existing, known active fault traces, however, it could potentially splay or step 
from the known active faults or rupture along unidentified traces. After consulting the Alquist-
Priolo Earthquake Fault Zone Map issued by the State Geologist, it was concluded that the subject 
property lies approximately 1.30 miles northeast of the closest Alquist-Priolo Earthquake Fault 
Zone. Additionally, there were no signs of active surface fault rupture or secondary seismic effects 
on the project property during Sladden Engineering’s site assessment.  
 
The City of Coachella’s current municipal code reflects the possible impacts of potential seismic 
hazards in Chapter 15.66, Seismic Hazards Mitigation. New buildings are required to follow these 
codes in order to be theoretically stronger and more likely to survive an earthquake, with the 
main purpose to prevent the collapsing of structures. Therefore, risks associated with fault 
rupture at the project site is considered low since the project site is not located within the Alquist-
Priolo Earthquake Fault Zone and will comply with required building codes and recommendations 
provided in the Geotechnical Investigation. No impacts are anticipated.  

 
a.ii) Less Than Significant Impact. The project site is located in a seismically active region where 

earthquakes originating on local and regional seismic faults can produce severe ground shaking. 
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Like most of the Coachella Valley, the project site has been subjected to past ground shaking by 
nearby faults. According to the Geotechnical Investigation, activity from nearby active faults is 
expected to produce strong seismic shaking during the design life of the proposed project.   

 
In order to reduce hazards associated with ground shaking impacts on people and buildings, the 
City of Coachella implements the latest seismic safety design standards outlined in both the 
Coachella General Plan Technical Background Report, and the most recent California Building 
Code (CBC). The City of Coachella requires new buildings to be constructed in accordance with the 
most recent edition of the CBC and City Municipal Code. The Coachella Municipal Code provides 
regulations for collapse-resistant design, which will be enforced during structure design and 
construction. Remedial grading and construction will work to reduce exposure of people or 
structures to adverse effects to the greatest extent possible against seismic hazards. 
 
Sladden Engineering has reviewed the 2022 CBC and ASCE7-16 to develop site-specific ground 
motion parameters for the subject site.  

 
The buildings and structures proposed for the project will be required to follow all applicable 
building standards outlined in the CBC and the City’s Municipal Code, in order to ensure the safety 
of the residents. All grading and construction plans will be reviewed by the City. Therefore, 
project-related impacts associated with seismic ground shaking are less than significant. 

 
a.iii) Less Than Significant Impact with Mitigation Incorporated. The General Plan’s Technical 

Background Report addresses the different forms of ground failure that the City of Coachella may 
be susceptible to after the event of an earthquake, including liquefaction, settlement and slope 
failure. Liquefaction, according to the Technical Background Report, typically occurs in saturated, 
loose, fine- to medium-grained sandy to silty soils in the presence of ground accelerations of 0.2g, 
and groundwater within 50 feet below the ground surface. In an event of an earthquake, the 
increase of subsurface water pressure may fill the pores and increase subsurface water pressure, 
causing the soil to lose strength and behave like a liquid, and potentially compromising the 
ground. According to the General Plan Technical Background Report, Plate 1-3, Seismic Hazard 
Zones Map, the project site is located in an area with high liquefaction susceptibility due to the 
youthful, unconsolidated sediments, and historically shallow groundwater within 30 feet of the 
ground surface.  

 
 The Coachella Water Authority and Sanitary District operates and maintains the water distribution 

system for the project property and the City of Coachella. According to the Department of Water 
Resources, Sustainable Groundwater Management Act, Web Map Viewer, one of the nearest 
monitored, public well to the project is identified as CWA Well 10. Based on the most recent 
monitoring information, reported on May 23, 2023, the depth to groundwater at this well site 
was approximately 30.7 feet. During the boring tests for the 2023 project-specific Geotechnical 
Investigation, a groundwater depth of approximately 30 feet below the existing ground surface 
was found onsite. Generally uniform site conditions were encountered during the site inspection 
as well.  

 
Settlement is a potential consequence of seismic activity and liquefaction, where the excess pore 
pressure generated by ground shaking and leading to liquefaction is associated with the tendency 
for loosely compacted, saturated soil to rearrange into a denser configuration during shaking. 
Dissipation of that excess pore pressure will produce volume decreases (termed consolidation or 
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compaction) within the soil that may be manifested at the ground surface as settlement. 
Unconsolidated young alluvial deposits are especially susceptible to this hazard.  

 
Mitigation measures for seismically induced settlement and liquefaction are similar, according to 
the Technical Background Report. The measures generally fall into one of two categories: (1) 
ground improvement and (2) foundation design. Recommended methods of ground improvement 
involve over-excavation and re-compaction of low-density soils, removal of excess ground water, 
and densification of soils to name a few. When addressing the foundation design, the Technical 
Background Report recommends the input of deep piles as reinforcement of shallow foundations.  
 
In addition to the Technical Background Report, Sladden Engineering’s Geotechnical Investigation 
lists similar recommendations specific to the project site. These suggestions include stripping of 
vegetation, root systems and debris, over-excavation and re-compaction, and compaction. The 
potential for seismic related ground failure at the project site is projected to be less than 
significant with mitigation efforts associated with liquefaction listed as Mitigation Measure GEO-
1.  
 
Strong ground shaking can cause existing slopes to become unstable, which may lead to landslides 
or rockfalls that can overrun structures, harm people or damage property, sever utility lines and 
block roads. Rockfalls and landslides are more likely to occur in the northeastern portion of the 
City due to the steep slopes located there. Protection from rockfalls or surficial slides can often 
be achieved by protective devices such as barriers, retaining structures, catchment areas, or a 
combination of the above. According to Plate 1-3, Seismic Hazard Zones, in the Technical 
Background Report, the project property is not located in an area that is susceptible to seismically 
induced rockfalls, rock slides, soil falls, soil slides and soil slumps. This is due to the project’s 
location in a generally developed and urban area, as well as its distance from the nearest sloped 
areas.  
 
With the implementation of Mitigation Measure GEO-1, the project is not expected to be 
significantly impacted by seismically induced liquefaction, settlement or landslides or rockfalls, 
and impacts would be less than significant.  

 
a.iv) No Impact. The City defines landslides as movements of relatively large landmasses, either as 

nearly intact bedrock blocks, or as jumbled mixes of bedrock blocks, fragments, debris and soils. 
The potential for landslides is dependent on various factors including slope height, slope 
steepness, shear strength and orientation of various weak layers underground.  According to the 
City of Coachella’s Technical Background Report to the Safety Element Update, the majority of 
the City has a 0 to 10 percent grade, including the project site (Plate 2-2, Slope Distribution Map). 
Areas with a 10 percent grade or greater involves the areas along the San Andreas Fault northeast 
of the project site. In the Technical Background Report, the City recognizes and maps the various 
landslide and rockfall hazard areas in Coachella (Plate 1-3). These areas are also located where 
the percent grade is higher than 10 percent.  
 
In addition to Coachella’s Technical Background Report, the project-specific Geotechnical 
Investigation states that the subject site is located on relatively flat ground and is not located 
immediately adjacent to any slopes. As such, risks associated with slope instability are considered 
negligible. Therefore, no impacts associated with landslides are anticipated.  
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b) Less Than Significant Impact. The Coachella Technical Background Report states that climate, 
topography, soil and rock types and vegetation are all influential factors of erosion, runoff and 
sedimentation in the Coachella Valley. Human activities, such as grading and construction, is also 
a large contributor to erosion in the region. The soils most susceptible to erosion include the 
unconsolidated sediments in the canyon bottoms and valley floor, as well as the granular semi-
consolidated sediments forming the hills. Windborne, waterborne and human-borne erosion are 
concerns for the City of Coachella, especially because wind-blown sand causes soil loss, dryness 
and deterioration of soil structure, nutrient and productivity losses, air pollution, sediment 
transport and deposition, and health problems. 
 
Windborne erosion is a widespread concern in Riverside County, especially in the Coachella Valley. 
Approximately 20 percent of land area in the County is vulnerable to “high” and “very high” wind 
erosion. The Coachella Valley floor, including the subject property, is highly susceptible to wind 
erosion due to the high winds funneled from the west (Riverside County 2016 General Plan Figure 
S-8). As previously stated, windborne erosion not only causes physical and structural damage, but 
also damages to the public health by causing respiratory problems.  
 
The proposed project will require activities such as clearing onsite vegetation as well as 
construction, and other ground disturbances by heavy machinery that could result in the loss of 
some topsoil and generate particulate matter. The City of Coachella requires mitigation of this 
hazard with the implementation of a Fugitive Dust Control Plan (Coachella Municipal Code 
Chapter 8.20, Fugitive Dust Control). The Fugitive Dust Control Plan is a document that describes 
fugitive dust sources at a site and the corresponding control measures. Pursuant to SCAQMD 
Rules 403 and 403.1, the project is required to implement the Fugitive Dust Control Plan and the 
use of best management practices (BMPs) during operations capable of generating fugitive dust 
in the Coachella Valley.  
 
In addition to windborne erosion, the City of Coachella determines that a majority of the City, 
including the project site, is susceptible to water erosion due to the distal fan and lake deposits. 
The entire project is located within the FEMA Flood Zone X, which are areas determined to have 
moderate to low flood risk. Flood Zone X corresponds to areas of 500-year flood, areas of 100-
year flood with average depths of less than one foot or with drainage areas less than one square 
mile, and areas protected by levees from 100-year flood. Approximately 300 feet east of the 
project property is the Coachella Valley Stormwater Channel, which FEMA designates as Flood 
Zone AE. This flood zone is defined as an area subject to inundation by the 1-percent-annual-
chance flood event and likely to create erosion within the zone.  
 
The mitigation of waterborne erosion at the project site during construction activities includes 
the developer’s compliance with the State’s most current Construction General Permit (CGP) 
(Order No. 2009-0009-DWQ, as amended by 2010-0014-DWQ and 2012-0006-DWQ). Compliance 
with the CGP involves the development and implementation of a project-specific Stormwater 
Pollution Prevention Plan (SWPPP) designed to reduce potential adverse impacts to surface water 
quality during the period of construction. The required plan will identify the locations and types 
of construction activities requiring BMPs and other necessary compliance measures to prevent 
soil erosion and stormwater runoff pollution. The plan will also identify the limits of allowable 
construction-related disturbance to prevent any exceedances or violations. Waterborne erosion 
and the City’s Standard Conditions associated with it are thoroughly discussed in the Hydrology 
and Water Quality Section of this document.  
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To reduce the amount of soil erosion created, the project shall implement a Fugitive Dust Control 
Plan and a Stormwater Pollution Prevention Plan and best management practices, which are 
required not only by Coachella but also the Riverside County. With the former being stated, less 
than significant impacts regarding soil erosion at the project site are anticipated.  

 
c) Less Than Significant Impact with Mitigation Incorporated. The proposed project site is located 

on the western side of the City of Coachella, on previously graded/cleared land. The majority of 
the City has a grade of 0 to 10 percent, meaning that Coachella is relatively flat. The Technical 
Report in the City of Coachella’s General Plan claims lake and distal fan as being a substantial 
deposit of the City, including the project site (Plate 2-1a, Geologic Map & Plate 2-1b, Explanation 
for Geologic Map). This consists of predominantly fine-grained sand, silt and clay. According to 
the project-specific Geotechnical Investigation, site native soils primarily consist of fine-grained 
silty sand (SM), sandy silt (ML), and sandy/silty clay (CL). Generally, granular soil was found to be 
dry to wet, medium dense, and grayish brown in in-situ color. Cohesive layers were found to be 
dry to wet, stiff to hard, grayish brown in in-situ color, and exhibited slight to medium plasticity 
characteristics. The various soil components are vital to the stability of the project site specifically 
regarding landslides, lateral spreading, subsidence, liquefaction or collapse.   

 
As described above, the soils encountered on the site consisted mainly of SM. This soil type paired 
with the current depth to groundwater levels at the site, makes the project site potentially 
susceptible to liquefaction during seismic shaking. Since the site is potentially susceptible to 
liquefaction, it may also be susceptible to settlement and lateral spreading, which also requires a 
shallow water table or proximity to a water source that could cause inundation of onsite soils. 
Based on the current depth to groundwater and the generally uniform soil conditions underlying 
the site, the settlement that would occur due to ground shaking would be relatively minor (less 
than 1 inch) and is predicted to occur over a horizontal distance of approximately 100 feet. 

 
The site is not susceptible to landslides due to its relatively flat terrain and distance from 
mountainous slopes, and although tectonic subsidence has been documented in the Coachella 
Valley, it is not known to occur in the project vicinity.  

 
Settlement or collapsible soils, as the Safety Element of the Coachella GPU states, typically occur 
in recently deposited sediments that accumulated in arid or semi-arid environments. Collapsible 
soils do not appear to be widespread in the planning area, but most likely do occur in localized 
areas, especially in those with distal fan and lake deposits. Sladden Engineering determined that 
settlement resulting from the anticipated foundation loads should be minimal provided that the 
recommendations included in their Geotechnical Investigation are considered in foundation 
design and construction. 
 
Implementation of Mitigation Measure GEO-1 will ensure that project-related impacts associated 
with soil instability will be less than significant. 

 
d) Less Than Significant Impact. Expansive soils typically contain large amounts of clay that expand 

when water is absorbed and shrink when they dry. The best defense against this hazard in new 
developments is to avoid placing expansive soils near the surface or over watering the expansive 
soils.  
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Generally, the near-surface soil consists of SM. Based on the results of the laboratory testing, the 
materials underlying the site are considered to have a “very low” expansion potential. SM was the 
most prominent soil discovered during bore testing. Sandy silt and sandy clay were also 
encountered during the bore tests. The laboratory tests indicated that the surface soil within the 
upper 5 feet consists of SM. Expansion tests conducted by Sladden Engineering indicated an 
expansion category soil of very low, in accordance with the California Building Code. Therefore, 
risks of structural damage caused by expansive soils at the project site is anticipated to be less 
than significant.  
 

e) No Impact. The project site is currently vacant with evidence of grading onsite. Prior uses of the 
site based off aerial imagery include automotive storage on the western side of the subject 
property in 2002 until at least 2018. The proposed project will connect to the City’s existing sewer 
system. No alternative wastewater disposal systems are proposed. No adverse impacts associated 
with wastewater disposal systems will occur. No impacts are expected regarding wastewater 
disposal systems and sewers. 
 

f) No Impact. The City values its rich history and paleontological resources; therefore, the 
preservation of these resources is highly important. The protection of important archaeological 
and paleontological resources from loss or destruction depends on the implementation of 
appropriate mitigation during development activities.   
 
The Coachella GPU EIR considers the project site and surrounding area as having an 
“undetermined sensitivity” for paleontological resources (Figure 4.4-3, Paleontological Resource 
Sensitivity). Undetermined potential is assigned to areas which are underlain by Lake Cahuilla 
sediments, but which are overlain by recent sediments from the Whitewater Delta and have been 
disturbed by agriculture.  
 
As stated in the City’s GPU EIR, existing regulations protecting paleontological resources are in 
place and prevent the removal or destruction of any resource without presenting the findings and 
restricting and preserving the resources, or determination of resources not being worthy of 
reporting.  
 
For areas like the project site, considered to be an area that cannot be determined to have 
paleontological resources, the following policies from the Sustainability + Natural Environment 
Element of the Coachella GPU (CGPU) provide regulatory framework:  
 

• 10.3 Archaeological resource preservation. Preserve important archaeological and 
paleontological resources from loss or destruction and require development to include 
appropriate mitigation to protect the quality and integrity of these resources.  

• 10.4 Mitigation and preservation of cultural resources. Require development to avoid 
archaeological and paleontological resources, whenever possible. If complete avoidance 
is not possible, require development to minimize and fully mitigate the impacts to the 
resources.  

• 10.5 Grading. Require that proposed projects that involve a significant amount of grading 
shall have an archaeological and paleontological survey conducted before construction. 
12.6 Paleontological resources. Require any paleontological artifacts found within the City 
or Sphere of Influence be reported to the City and temporarily loaned to local museums 
like the Western Science Center for Archaeology and Paleontology, in Hemet, CA.  
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The regulations covering the City that protect paleontological resources serve as the foundation 
for reducing impacts to these resources and proposed projects would be required to comply with 
the existing regulations in order to obtain development permits. Additionally, projects proposed 
like the proposed project would be required to comply with CGPU policies and guidelines in order 
to be granted permits. Failure to follow regulations and CGPU guidelines and policies would result 
in permits not being granted. It is the combined regulations that will be used in the development 
permit review stage where decision makers can conduct site-by-site analysis of any negative 
paleontological impacts from development. Because of this regulatory framework protecting 
paleontological resources, negative impacts to paleontological resources on the project site are 
considered less than significant. 

 
Mitigation Measures 
 
GEO-1 The applicant shall comply with all recommendations set forth in the Geotechnical 

Investigation prepared for the project (Appendix C) during construction.  
 
Monitoring 
 
GEO-A  Responsible Parties: Project Applicant, Project Geologist, City Engineer 
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VIII. GREENHOUSE GAS EMISSIONS 
 
 
Would the project: 

Potentially 
Significant 

Impact 

Potentially 
Significant 

Unless 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Generate greenhouse gas emissions, either directly or 
indirectly, that may have significant impact on the 
environment?  

    

b) Conflict with an applicable plan, policy or regulation 
adopted for the purpose of reducing the emissions of 
greenhouse gases? 

    

(Sources: California Emissions Estimator Model (CalEEMod), Version 2022; California Greenhouse Gas Emissions for 
2000 to 2020, Trends of Emissions and Other Indicators, 2022 Edition, California Air Resources Board; California 
Greenhouse Gas Emissions for 2000 to 2019, Trends of Emissions and Other Indicators, 2021 Edition, California Air 
Resources Board; Release No. 18-37 & 19-35, California Air Resources Board Press Release, July 2018 and August 
2019) 

 
Setting 
 
Summary of Local and Statewide Greenhouse Gas Regulations and Trends: 

 
Greenhouse gases (GHG) are a group of gases that trap solar energy in the Earth’s atmosphere, preventing 
it from becoming too cold and uninhabitable. Common greenhouse gases in the Earth’s atmosphere 
include water vapor, carbon dioxide (CO2), methane (CH4), nitrous oxide (N2O), ozone, and 
chlorofluorocarbons to a lesser extent. Carbon dioxide is the main GHG thought to contribute to climate 
change. Carbon dioxide reflects solar radiation back to Earth, thereby trapping solar energy and heat 
within the lower atmosphere. Human activities (such as burning carbon-based fossil fuels) create water 
vapor and CO2 as byproducts, thereby impacting the levels of GHG in the atmosphere. Carbon dioxide 
equivalent (CO2e) is a metric used to compare emissions of various greenhouse gases. It is the mass of 
carbon dioxide that would produce the same estimated radiative forcing as a given mass of another 
greenhouse gas.  

 
To address the long-term adverse impacts associated with global climate change, California’s Global 
Warming Solutions Act of 2006 (AB 32) requires California Air Resource Board (CARB) to reduce statewide 
emissions of greenhouse gases to 1990 levels by 2020. In 2016, Governor Jerry Brown signed Senate Bill 
32 (SB32) that requires California to reduce GHG emissions to 40 percent below 1990 levels by 2030. With 
the passage of the California Global Warming Solutions Act of 2006 (Assembly Bill 32) in California, 
environmental documents for projects pursuant to CEQA are required to analyze greenhouse gases and 
assess the potential significance and impacts of GHG emissions.  

 
California's annual statewide GHG emission inventory is a relevant tool for tracking California's progress 
in reducing GHGs and achieving the statewide GHG target. The GHG inventory relies on data collected 
through various California Global Warming Solutions Act (AB 32) programs. On July 11, 2018, CARB 
announced in a press release (No. 18-37) that greenhouse gas pollution in California fell below 1990 levels 
for the first time since emissions peaked in 2004, an achievement roughly equal to taking 12 million cars 
off the road or saving 6 billion gallons of gasoline a year. Moreover, according to the CARB report on 
California Greenhouse Gas Emissions for 2000 to 2017 (published in 2019), which tracks the trends of GHG 
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emissions, California’s GHG emissions have followed a declining trend between 2007 and 2017. In 2017, 
emissions from GHG emitting activities statewide were 424 million metric tons of CO2 equivalent 
(MMTCO2e), 5 MMTCO2e lower than 2016 levels and 7 MMTCO2e below the 2020 GHG Limit of 431 
MMTCO2e. The data also show that for the first time since California started to track GHG emissions, the 
state power grid used more energy from zero-GHG sources like solar and wind power than from electrical 
generation powered by fossil fuels. On July 28, 2021, CARB announced via Press Release No. 21-34 that 
state Greenhouse Gas Inventory shows emissions have continued to drop below 2020 target, which is a 
return to the 1990 GHG levels. The target was achieved four years ahead of schedule in 2016. 

 
On October 26, 2022, CARB published the California Greenhouse Gas Emissions for 2000 to 2020, Trends 
of Emissions and Other Indicators. Based on this report, in 2020, emissions from GHG emitting activities 
statewide were 369.2 million MMTCO2e, 35.3 MMTCO2e lower than 2019 levels and 61.8 MMTCO2e 
below the 2020 GHG Limit of 431 MMTCO2e.  The 2019 to 2020 decrease in emissions was deemed likely 
due in large part to the impacts of the COVID-19 pandemic. Economic recovery from the pandemic may 
result in emissions increases over the next few years. As such, the total 2020 reported emissions are likely 
an anomaly, and any near-term increases in annual emissions should be considered in the context of the 
pandemic.  

 
South Coast Air Quality Management District:  

 
On December 5, 2008, the SCAQMD Governing Board adopted the staff proposal for an interim GHG 
significance threshold for projects where the SCAQMD is lead agency. A threshold for projects where 
SCAQMD is not the lead agency has not been adopted. The City of Coachella also has not adopted a GHG 
numeric threshold of significance. From the interim GHG guidance, a GHG emission level of 3,000 MTCO2e 
has traditionally served as measure to distinguish small projects that can be screened out while achieving 
the emission capture rate of 90 percent for all new or modified projects subject to environmental review.  
According to the SCAQMD guidance, the 90 percent emission capture rate sets the emission threshold 
low enough to capture a substantial fraction of future stationary source projects that will be constructed 
to accommodate future statewide population and economic growth, while setting the emission threshold 
high enough to exclude small projects that will in aggregate contribute a relatively small fraction of the 
cumulative statewide GHG emissions. This assertion is based on estimates that these GHG emissions 
would account for less than one percent of future 2050 statewide GHG emissions target (85 MMTCO2eq 
per year). In addition, these small projects would be subject to future applicable GHG control regulations 
that would further reduce their overall future contribution to the statewide GHG inventory.  

The City of Coachella Climate Action Plan: 

The City of Coachella developed their Climate Action Plan (CAP) in 2014 in order to achieve community-
wide greenhouse gas emissions reductions. The CAP quantifies emissions from the build-out of the City 
and includes additional policies and implementation actions to help Coachella further reduce emissions. 
The CAP analyzes policies from the General Plan Update, that reduce energy use, vehicle miles traveled, 
resource consumption, and greenhouse gas emissions, comparing the emissions to voluntary statewide 
emissions targets outlined in the California Climate Action Scoping Plan and Executive Order S-03-05. In 
compliance with the statewide emission targets, the City established a per service population 2020 
emissions reduction target of 15 percent below 2010 levels and a 2035 emissions reduction target of 49 
percent below 2010 levels.  
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The CAP organizes the General Plan polices into six strategies to reduce emissions reductions throughout 
the City: building and infrastructure energy efficiency, renewable energy generation, land use and 
transportation, vegetation and open space, solid waste, and water use. According to the CAP residential 
and non-residential buildings produce approximately 39 percent of Coachella’s emissions and are a 
primary target for the CAP. The City plans to achieve this emissions reduction through energy efficiency 
policies for homes, and businesses including energy performance targets to construct buildings 15 percent 
more energy efficient than Title 24 standards. 
 
As previously discussed, CalEEMod Version 2022 was used to quantify GHG emissions associated with 
construction and operation of the proposed project. The parameters considered for CalEEMod and air 
quality analysis involved the site dimensions and traffic information from the Coachella Vault Trip 
Generation and VMT Screening Assessment. 

 
Discussion of Impacts 
 
a) Less Than Significant Impact: The project parameters were factored into CalEEMod to evaluate 

whether the GHG emissions would exceed the screening levels and therefore conflict with the 
plans and efforts of reducing the emissions of greenhouse gases. Construction-related GHG 
emissions were amortized over a 30-year period and added to the project’s annual operational 
GHG emissions. The operational GHG emissions can be attributed to area sources, mobile 
sources, solid wastes and water supply, treatment and distribution of the proposed operations. 
As previously discussed, the screening threshold of 3,000 metric tons of carbon dioxide 
equivalent MTCO2e) per year will serve as the numeric threshold of significance. The GHG 
emissions estimates resulting from CalEEMod are displayed below in Table VIII-1.  

 
Table VIII-1 Total Project Greenhouse Gas Emissions 

Unmitigated Emission Source 
Emissions  

(metric tons per year) 
Total CO2E 

Annual Construction Emissions Amortized Over 30 Years 18.21 
Mobile, Area, Energy, Water, Waste, Refrigerant Sources 763.29 

Total CO2E (All Sources) 781.5 
SCAQMD Screening Threshold 3,000 

Threshold Exceeded? NO 

Table VIII-1 demonstrates that the project is expected to generate approximately 781.5 MTCO2e 
per year from construction, mobile, area, energy, water, waste, and refrigerant sources. 
Therefore, the project would not result in GHG emissions at a scale or level capable of having a 
significant impact on the environment. Less than significant impacts are anticipated. 
 

b) Less Than Significant Impact: The project is expected to result in GHG emissions totaling 781.5 
MTCO2e per year, which is below the applicable screening level of 3,000 MTCO2e per year set 
forth under the SCAQMD regional jurisdiction that generally categorizes small-scale projects. As 
a result, the project is not expected to conflict with any applicable plan, policy or regulation for 
the purpose of reducing GHG emissions. 

 



INITIAL STUDY/MITIGATED NEGATIVE DECLARATION 

City of Coachella  Coachella Vault 
January 2026                       Initial Study/Mitigated Negative Declaration 

69 

The City of Coachella has prepared and adopted Climate Action Plan (CAP) in conjunction with a 
General Plan Update as a roadmap for achieving community-wide greenhouse gas emissions 
reductions. The CAP builds on the 2013 General Plan Update, quantifying emissions from the 
build-out of the proposed plan and includes additional policies and implementation actions to 
help Coachella further reduce emissions. It also includes strategies to protect public health and 
make the community more resilient to climate change. Coachella’s CAP is designed to provide 
clear policy guidance to the City staff and decision-makers on how to reduce greenhouse gas 
emissions. It identifies a pathway to reduce emissions within a range of voluntary, state-level 
emissions reduction targets. This path includes strategies for improving connectivity and land use 
patterns, transportation modes and systems, incorporating energy efficiency standards, 
increasing the City’s renewable energy supply, and reducing waste and consumption. By providing 
an emissions inventory, emissions targets, and strategies for reducing greenhouse gas emissions, 
the City of Coachella has established a framework evaluating and mitigating greenhouse gas 
emissions. Part of these emissions reductions will need to be achieved through better 
environmental performance of new development. 
 
The CAP organizes General Plan policies into six strategies to reduce emissions throughout the 
City: building and infrastructure energy efficiency; renewable energy generation; land use and 
transportation; vegetation and open space; solid waste; and water use. Each strategy is supported 
by a number of more specific programs, actions, and measures that will be implemented as part 
of the City’s General Plan.  
 
Energy Efficiency: Residential and non-residential buildings produce approximately 39% of 
Coachella’s emissions and are a primary target for the CAP. This strategy for energy performance 
targets to construct buildings 15% more energy efficient than Title 24, increase passive solar 
design features, and planting new shade trees.   
 
The proposed development will include a roof-mounted photovoltaic (PV) solar system to supply 
power to all on-site facilities. The system would operate as a microgrid, supported by two backup 
energy storage batteries. Such systems will comply with and support the energy efficiency 
strategy of the City’s Climate Action Plan. Electricity generation provided by local electricity 
providers has varying carbon intensities based on the portfolio of energy sources. Because PV 
systems generate zero GHG emissions, this measure displaces the emissions that would have been 
produced had electricity been supplied by the local electricity provider and thus results in a 
reduction in emissions. Onsite renewable systems can also provide backup power as an 
alternative to diesel generators in the event of grid power outages.  
 
Energy Generation: This strategy includes General Plan policies that will help homes and 
businesses in Coachella increase renewable energy production. It includes requirements for solar 
photovoltaic infrastructure on new homes and businesses and pursuing clean energy through 
community choice aggregation.  
 
As previously mentioned, the proposed roof-mounted photovoltaic (PV) solar system, intended 
to power all on-site facilities, would constitute a form of renewable energy, therefore supporting 
the energy generation strategy of the City’s Climate Action Plan. 
 
Land Use and Transportation: Coachella’s General Plan provides clear guidance for how Coachella 
will become a city of walkable neighborhoods tied together by multi-modal transportation 
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corridors and interspersed with vibrant districts for shopping, working, entertaining, and 
commerce. The walkable neighborhoods will have a diverse mix of housing types and will be in 
close proximity to shopping and neighborhood services so that the majority of one’s daily needs 
are a short walk away. This strategy evaluates the land use and transportation policies in the 
General Plan that aim to reduce vehicle miles travelled and improve mobility. Specific 
implementation measures involve changing land uses, adopting a new perspective on community 
design, promoting alternative modes of travel, and revising antiquated parking standards. 
 
The proposed development will not involve a permanent population. Traffic generation will be 
attributed to storage, office, and warehousing trips by authorized persons. Therefore, the project 
is not expected to conflict with this strategy. 
 
Solid Waste: Solid waste generation produces only a small percentage of Coachella’s emissions 
(3%), but with population and employment growth, the specific actions outlined in the General 
Plan to increase waste diversion can result in significant emissions reductions. This strategy 
includes General Plan policies related to increase residential and commercial recycling and 
construction recycling. The proposed development is expected to follow the City’s most current 
recycling and other waste diversion programs, as applicable. Therefore, no conflicts with this 
strategy are anticipated. 
 
Vegetation and Open Space: Not only do trees and open space enhance the appearance of a 
community, they reduce ambient air temperature, lower energy use, reduce air and water 
pollution, and absorb greenhouse gases. Coachella’s General Plan includes polices for increasing 
access to parks and open spaces and planting new trees. This compilation of General Plan polices 
focuses on the carbon sequestration benefits of new vegetation and trees.   
 
The nature of the proposed project within an industrial land use district is not expected to conflict 
with or burden the vegetation and open space strategies by the City. 
 
Water Use: Water use represents one of the fastest growing emissions sectors in the Coachella 
CAP with potable water use growing 45% between 2005 and 2010. The General Plan includes 
policies to address indoor and outdoor water use and future water supply. This strategy analyzes 
the effectiveness of these measures at reducing greenhouse gas emissions.  
 
The proposed development is expected to implement the required water-efficient landscape 
irrigation and indoor fixtures to support the water use strategy.  
 
The construction of new storage and associated facilities would comply with the most current 
building energy efficiency and water efficiency standards. The applicability and implementation 
of statewide vehicle emission standards would not be impeded or burdened by the proposed scale 
and land use of the project that has been factored into the governing General Plan. Less than 
significant impacts are anticipated. 

 
Mitigation Measures: None required 
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IX. HAZARDS AND HAZARDOUS MATERIALS 
 
 
Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant With 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Create a significant hazard to the public or the 
environment through the routine transport, use, or 
disposal of hazardous materials?  

    

b) Create a significant hazard to the public or the 
environment through reasonably foreseeable upset and 
accident conditions involving the release of hazardous 
materials into the environment?  

    

c) Emit hazardous emissions or handle hazardous or 
acutely hazardous materials, substances, or waste within 
one-quarter mile of an existing or proposed school?  

    

d) Be located on a site which is included on a list of 
hazardous materials sites compiled pursuant to 
Government Code Section 65962.5 and, as a result, 
would it create a significant hazard to the public or the 
environment?  

    

e) For a project located within an airport land use plan or, 
where such a plan has not been adopted, within two 
miles of a public airport or public use airport, would the 
project result in a safety hazard or excessive noise for 
people residing or working in the project area?  

    

f) Impair implementation of or physically interfere with an 
adopted emergency response plan or emergency 
evacuation plan?  

    

g) Expose people or structures, either directly or indirectly, 
to a significant risk of loss, injury or death involving 
wildland fires?  

    

(Sources: City of Coachella 2035 General Plan Update, 2015; Coachella Municipal Code; Coachella Technical 
Background Report to the Safety Element Update, 2014; Enforcement and Compliance History Online, EPA; 
EnviroStor, Department of Toxic Substances Control; GeoTracker, State Water Resources Control Board; Phase I 
Environmental Site Assessment APNs 768-350-002 and 768-400-001, MSA Consulting, Inc., February 2019. 
 
Setting 
 
The project site is located on 11 acres of vacant land east of Harrison Street and approximately 1,300 feet 
south of Avenue 48. The vacant site has been disturbed as evident by vehicle tires and cleared vegetation. 
The project proposes a 225,230-square-foot storage facility with 3,970-square-foot offices/clubhouse, 
and a 3,140-square-foot industrial space for lease.  
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The Coachella Fire Services, as part of the Riverside County Fire Department, supports the Riverside 
County Health Department in maintaining a program requiring that anyone operating a hazardous 
occupancy or using, storing, or transporting hazardous materials has a permit.  
 
Discussion of Impacts 
 
a-b) Less Than Significant Impact. The approximately 11-acre project proposes the development of an 

storage facility and industrial lease space in the City of Coachella’s Industrial District land use 
designation and Wrecking Yard (M-W) Zone. The proposed storage and warehouse use are 
permitted within Industrial Districts and M-W zones. The project site is surrounded by existing 
industrial businesses to the north and west, vacant land to the east, and a date palm grove to the 
south.   
 
The Code of Federal Regulations (CFR Title 40, Part 261) defines hazardous materials based on 
ignitability, reactivity, corrosivity, and/or toxic properties. The State of California defines 
hazardous materials as substances that are toxic, ignitable or flammable, reactive and/or 
corrosive, which have the capacity of causing harm or a health hazard during normal exposure or 
an accidental release. As a result, the use and management of hazardous or potentially hazardous 
substances is regulated under existing state, federal and local laws. Hazardous wastes require 
special handling and disposal methods to reduce their potential to damage public health and the 
environment. Manufacturer’s specifications also dictate the proper use, handling, and disposal 
methods for the specific substances.  

 
Project construction would involve the use of heavy equipment that have a potential of fuel and 
oil spills due to the usage of fuel, oil, lubricants and other potential flammable substances. The 
contractor will be required to identify a staging area for storing these materials, as well as other 
practices to prevent any hazardous discharge or release into the environment, in their Storm 
Water Pollution Prevention Plan (SWPPP). The SWPPP requires a list of pollutant sources and the 
identification of construction areas where additional control measures are necessary to prevent 
pollutants from being discharged. Best management practices (BMPs) are necessary for proper 
material delivery and storage, material use and spill prevention and control. The measures will 
outline the required physical improvements and procedures to prevent impacts of pollutants and 
hazardous materials to workers and the environment during construction. For example, all 
construction materials including paints, solvents, and petroleum products must be stored in 
controlled areas and according to the manufacturer’s specifications. Additionally, perimeter 
controls (fencing with wind screen), linear sediment barriers (gravel bags, fiber rolls or silt 
fencing), and access restrictions (gates) would help prevent temporary impact to the public and 
environment; therefore, less than significant impacts during the construction of the project site 
are expected.  
 
The proposed storage facility operations will include people driving to the facility and storing their 
RVs in the contained storage area. The nature of these activities is not expected to involve, as a 
primary activity, the routine transport, use or disposal of hazardous materials in quantities or in a 
manner that would pose a threat to the project and its surroundings or create a significant hazard 
through a foreseeable accident condition involving the release of hazardous materials into the 
environment. The regular operation of the of the storage facility will involve the handling, 
application, and storage of cleaning agents, building maintenance products, paints, solvents and 



INITIAL STUDY/MITIGATED NEGATIVE DECLARATION 

City of Coachella  Coachella Vault 
January 2026                       Initial Study/Mitigated Negative Declaration 

73 

other related substances commonly used with the maintenance of industrial buildings. These 
products are not expected to be used in amounts harmful to the public. 
 
The project also proposes the development and operation of a 2,640-square-foot industrial space 
for lease, with 500 square feet of associated offices. The future industrial business leasing the 
3,140-square-foot space may store, supply, or distribute industrial materials. Any hazardous 
materials onsite will be stored in compliance with the manufacturer’s instructions. Under Chapter 
6.95, Article 2, of the California HSC, operators of stationary sources of hazardous materials (if 
they are deemed an accident risk) are required to prepare risk management plans (RMPs), 
detailing strategies to reduce the risk of accidental hazardous material release and submit them 
to the California Emergency Management Agency. Additionally, industrial facilities that store 
hazardous materials (e.g., fuel, pesticides) exceeding the threshold quantity would prepare a 
Hazardous Materials Business Plan (HMBP), as required by Chapter 6.95 of the California HSC and 
enforced by the Riverside County Department of Environmental Health (DEH). A Hazardous 
Materials Handler is identified as any facility storing hazardous materials and or wastes in 
quantities greater than or equal to 55 gallons of a liquid substance; 500 pounds of a solid 
substance; or 200 cubic feet of compressed gas. 
 
If the industrial business leasing the 3,140-square-foot space stores the hazardous materials in 
quantities greater than or equal to the amounts listed above, the project must implement a 
HMBP. The information from the HMBP is made available to first responders in the County for 
emergency response activities. All handlers are required to disclose their inventory of hazardous 
materials in the HMBP. The Riverside County DEH, as CUPA for the County, will manage and assure 
implementation of a project-specific HMBP, should the project tenant require one. Data 
generated for HMBP compliance is managed through the Statewide California Environmental 
Reporting System (CERS). 
 
HMBPs must include at least the following:  
• A list of the chemical name and common names of every hazardous substance or chemical 

product handled by the business;  
• The category of waste, including the general chemical and mineral composition, of every 

hazardous waste handled by the business; 
• The maximum amount of each hazardous material or mixture containing a hazardous 

material that is present onsite; 
• Sufficient information on how and where the hazardous materials are handled by the 

business to allow fire, safety, health, and other appropriate personnel to prepare adequate 
emergency responses to potential releases of the hazardous materials; 

• Emergency response plans and procedures in the event of a reportable release or threatened 
release of a hazardous material; and  

• Training for all new employees and annual training, including refresher courses, for all 
employees on safety procedures in the event of a release or threatened release of a 
hazardous material.  

 
Under the administration of the County of Riverside DEH, and in compliance with the Hazardous 
Materials Release Response Plans and Inventory Law, Chapter 6.95 of the HSC, any business 
handling and/or storing a hazardous material shall obtain a permit from the DEH and 
electronically submit a business plan in the Statewide Informational Management System. 
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The industrial space could include the storage or handling of hazardous materials, as defined in 
Chapter 8.64 of the Riverside County Code and would be required to follow the procedures 
established in the Municipal Code and Chapter 6.95 of the HSC. The implementation of the HMBP 
and its compliance with the codes listed above as well as the adherence to federal, State, and 
regional regulatory standards listed above would ensure impacts related to the storage and the 
risk of accidental releases of hazardous materials associated with the project are less than 
significant.   
 
The handling, application and storage of cleaning agents, building maintenance products, paints, 
solvents and other related substances is expected to occur within the project in order to carry out 
the necessary operations for industrial uses. However, these materials would not be present in 
sufficient quantities that pose a significant hazard to public health and safety, or the environment. 
Less than significant impacts are anticipated.  
 

c) Less than Significant Impact. The closest school to the project site is Cesar Chavez Elementary 
School, located approximately 0.60 miles southwest of the project. The project is located more 
than a quarter mile from the closest school. Therefore, no hazardous material-related impacts to 
schools are expected. 
 

d) Less Than Significant Impact. As previously discussed, the project site occupies approximately 11 
acres of vacant and undeveloped land. The project is located within Coachella’s Industrial District 
and is surrounded by existing industrial businesses to the north and west. As discussed in the 
project description, the western one-third of the project site was used for storage between 2002 
and 2016. Aerial imagery from 2002 indicates storage containers were kept onsite. In 2009, aerial 
imagery shows both storage containers and automobiles were stored onsite. The western one-
third of the site continued to operate as vehicle storage until 2016, when the site was cleared. 
Since 2016 the site has remained vacant, and vegetation started to regrow on the western one-
third. The eastern two-thirds of the site has remained vacant and undeveloped. 

 
Record searches on the project property were performed within multiple database platforms, 
pursuant to Government Code 65962.5 and its subsections. The resources consulted included 
GeoTracker, EnviroStor and the EPA Enforcement and Compliance History Online (ECHO).  
 
GeoTracker is a database maintained by the State of California Water Resources Control Board 
that provides online access to environmental data. It serves as the management system for 
tracking regulatory data on sites that can potentially impact groundwater, particularly those 
requiring groundwater cleanup and permitted facilities, such as operating underground storage 
tanks and land disposal sites.  
  
EnviroStor is a database maintained by the State of California Department of Toxic Substances 
Control (DTSC). The EnviroStor database identifies sites with known contamination or sites for 
which there may be reasons to investigate further. It includes the identification of formerly 
contaminated properties that have been released for reuse; properties where environmental 
deed restrictions have been recorded to prevent inappropriate land uses; and risk 
characterization information that is used to assess potential impacts to public health and the 
environment at contaminated sites. 
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Moreover, the ECHO database focuses on inspection, violation, and enforcement data for the 
Clean Air Act (CAA), Clean Water Act (CWA) and Resource Conservation and Recovery Act (RCRA) 
and also includes Safe Drinking Water Act (SDWA) and Toxics Release Inventory (TRI) data.  
  
In June 2025, a search was performed on all three database platforms. The three consulted 
databases did not list any facilities related to the project site. The three databases, however, 
recorded sites within a half-mile radius of the project property. The results are described below: 

 
GeoTracker is a database maintained by the State of California Water Resources Control Board to 
provide online access to environmental data. It serves as the management system for tracking 
regulatory data on sites that can potentially impact groundwater. The database search results 
revealed three Leaking Underground Storage Tanks (LUST) Cleanup Sites within half a mile of the 
project site. The facilities are listed as follows: 
 
• Sossa’s Market #7, at 48975 Grapefruit Boulevard, approximately 0.36 miles southwest of the 

project site. This site is listed as a LUST Cleanup Site. 
• Quail Oil at 4848 Grapefruit Boulevard, approximately 0.43 miles west of the project site. This 

site is listed as a LUST Cleanup Site. 
• Walter Oversen at 84540 Mitchell, approximately 0.43 miles west of the project site, is listed 

as a LUST Cleanup Site.  
 
Each facility is listed as Case Closed, therefore, they are not anticipated to impact the project site. 
 
The EnviroStor database did not reveal a cleanup site of facility within a half a mile radius of the 
project property. The closest facility in the database is US Auto Salvage (US Metals), at 84481 
Cabazon Road, approximately 0.60 miles northwest of the project site. This facility is listed as a 
standard voluntary agreement, undergoing continuous review and soil sampling from the DTSC 
to ensure soil contamination does not occur.  
 
When consulting the Enforcement and Compliance History Online (ECHO) database, the database 
search results revealed eleven registered sites within half a mile of the project site. The facilities 
are listed as follows: 
 
• Desert Truck and Auto Parts, located west of the project site at 48451 Harrison Street, is listed 

by the Resource Conservation and Recovery Act (RCRA) as an active facility. 
• SA Recycling, located approximately 400 feet north of the project at 48100 Harrison Street, is 

listed by the CWA as a non-major general permit covered facility, and the RCRA as an active 
large quantity generator (LQG).  

• Manufacturing 360, located 550 feet north of the project at 48115 Harrison Street, is listed 
by the RCRA as an active facility.  

• Kismet Organic, located approximately 0.18 miles north of the project at 48050 Harrison 
Street, is registered by the RCRA as both an active LQG and inactive facility. 

• AJAX Auto Wrecking, Inc., located approximately 0.20 miles northwest at 84851 Avenue 48, 
is registered by the RCRA as an active facility.  

• Coachella Manufacturing LLC, located approximately 0.22 miles northwest at 84811 Avenue 
48, is registered by the RCRA as an active facility.  
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• R and S Auto Wrecking, located approximately 0.22 miles northwest at 84811 Avenue 48, is 
registered by the RCRA as an active small quantity generator (SQG).  

• Gartik Corp DBA D9 Manufacturing, Inc., located approximately 0.31 miles northwest at 84805 
Avenue 48 Suite 3A-3, is registered by the RCRA as an active facility.  

• Mojave Jane LLC, located approximately 0.31 miles northwest at 84805 Avenue 48 Suite 1-B, 
is registered by the RCRA as an active facility.   

• Marcelo’s Auto Repair, Inc., located approximately 0.36 miles northwest at 84801 Avenue 48, 
is registered by the RCRA as an active facility.  

• Food 4 Less Fuel Center #517, located approximately 0.42 miles southwest at 49245 
Grapefruit Boulevard, is registered by the RCRA as an active LQG.  

• Beltran’s Truck Repair Company, Inc., located approximately 0.46 miles west at 84540 Ed 
Mitchell Drive, is registered by the RCRA as an active facility.  

 
Each facility is listed as having no violation within the 3-year reporting period; therefore, they are 
not anticipated to impact the project site. 
 
Per the records search pursuant of Government Code 65962.5, the project site was not registered 
as having any Leaking Underground Storage Tank (LUST) Cleanup Sites, Land Disposal Sites, 
Military Sites, DTSC Hazardous Waste Permits, DTSC Cleanup Sites, or Permitted Underground 
Storage Tanks onsite. No violations were recorded with the associated site. Less than significant 
impacts are anticipated. 

 
e) No Impact. The Jacqueline Cochran Regional Airport is located approximately 4 miles southeast 

of the project site. The project is not located within the boundaries of the airport’s land use 
compatibility plan. The project site is also not located in the vicinity of a private airstrip. The 
project will not result in safety hazards or excessive noise for people living or working in the area. 

 
f) Less Than Significant Impact. The City of Coachella’s Technical Background Report to the Safety 

Element Update analyzes various safety hazards within the City. These potential hazards include 
seismic hazards, geologic hazards, fire hazards, hazardous materials management and severe 
weather hazards. The preparation, response and recovery of these hazards are outlined within 
Chapter 7 of the Technical Background Report. According to Chapter 7, the City of Coachella is a 
participant member of the Riverside County Operational Area Multi-Jurisdictional Hazard 
Mitigation Plan (HMP) approved by FEMA in 2005 and ongoing updates to the document.  
 
The Coachella Fire Department Station is located approximately 3.2 driving miles southwest of 
the project site, at 1377 6th Street. The closest police station to the project site is the Indio Police 
Department at 46800 Jackson Street (approximately 2.9 driving miles northwest). The Police 
Department typically serves as the lead organization in carrying out evacuations, supported by 
the Fire Department as appropriate. The Public Works Department typically assists in the 
identification of the best evacuation routes and in barricading the evacuated areas. 
 
As depicted in Plate 7-2 in the Technical Background Report, Avenue 48 is the closest City 
designated evacuation route to the project, lying approximately 1,300 feet north of the property.  
 
The proposed project will not significantly alter the existing circulation pattern in the project area 
or adversely impact evacuation plans, considering that the site is currently surrounded by existing 
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industrial businesses and the existing paved right-of-way, Harrison Street. The project lies within 
the City’s Industrial District, which accommodates a range of light and heavy commercial and 
industrial businesses. The properties north and west of the project operate as industrial 
businesses, while the property to the south includes a date palm grove.  
 
As previously discussed, primary ingress and egress to the storage facility will be located at two 
points on the west side of the property, on Harrison Street. Proposed parking and circulation plans 
will be reviewed by the Fire and Police Departments to assure that the project’s ingress/egress 
driveways and roads are adequate for accommodating emergency vehicles. A construction traffic 
plan will be required to be submitted to the Fire Department for review prior to development in 
order to assure that the project does not interfere with emergency access during development. 
Therefore, less than significant impacts are anticipated.  

 
g) No Impact. Large areas of Southern California are susceptible to wildfires all year around due to 

the region’s weather, topography and vegetation conditions. The Coachella Valley’s hot, dry 
summer with the dry brush vegetation creates ideal conditions to fuel most wildfires. The 
California Board of Forestry considers wildland as important source of water, timber, minerals, 
wildlife, recreation and forage. Wildland fire protection in California is the responsibility of either 
the State, local government, or federal government. Local responsibility areas include 
incorporated cities where fire protection is typically provided by City fire departments, fire 
protection districts, counties and by CAL Fire under contract to local government.  

 
 The project site is located in the Industrial District land use in Coachella zoned Wrecking Yard. It 

is located in an urbanized area of the City with existing industrial and agricultural properties to 
the north, west, and south. The Riverside County General Plan and the CAL Fire Maps for Western 
Riverside County indicate that the project and its surroundings are not located within the Very 
High Fire Hazard Severity Zone for both State or Federal Responsibility Areas and Local 
Responsibility Areas. With the foregoing, the project would not expose people or structures to 
significant injury, loss or death due to wildfires. No impacts are anticipated.  

 
Mitigation Measures: None Required. 
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X. HYDROLOGY AND WATER QUALITY  
 
 
Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant With 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Violate any water quality standards or waste discharge 
requirements or otherwise substantially degrade 
surface or ground water quality?  

    

b) Substantially decrease groundwater supplies or 
interfere substantially with groundwater recharge such 
that the project may impede sustainable groundwater 
management of the basin?  

    

c) Substantially alter the existing drainage pattern of the 
site or area, including through the alteration of the 
course of a stream or river or through the addition of 
impervious surfaces, in a manner that would:  

    

i) result in substantial erosion or siltation on- or off-
site;      

ii) substantially increase the rate or amount of surface 
runoff in a manner which would result in flooding 
on- or off-site;  

    

iii) create or contribute runoff water which would 
exceed the capacity of existing or planned storm-
water drainage systems or provide substantial 
additional sources of polluted runoff; or  

    

iv) impede or redirect flood flows?      

d) In flood hazard, tsunami, or seiche zones, risk release of 
pollutants due to project inundation?      

e) Conflict with or obstruct implementation of a water 
quality control plan or sustainable groundwater 
management plan?  

    

 (Sources: Flood Insurance Rate Map 06065C2260H, Federal Emergency Management Agency, March 6, 2018; 2035 
Coachella General Plan, 2015, City of Coachella; Water Quality Control Plan for the Colorado River Basin Region, 
January 2019; 2020 Coachella Valley Regional Urban Water Management Plan, June 2021) 
 
Setting 
 
Summary of Regulatory Framework Relevant to Hydrology and Water Quality: 
Hydrology refers to the occurrence, distribution, and movement of surface water, including water found 
in rivers and stormwater drainage systems. Stormwater particularly refers to the surface runoff and 
drainage resulting from rain events. Stormwater runoff and surface drainage patterns are determined by 
the soil conditions, topography, and associated gradients of the land. Surface water quality refers to 
selected physical, chemical, or biological characteristics found in stormwater in relation to existing 
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standards. Groundwater is the water found underground in the voids in soil, sand, and rock. It is stored in 
and moves slowly through aquifers. Groundwater supplies are naturally replenished, or recharged, by 
precipitation that seeps into the land’s surface and by replenishment efforts made by local water agencies. 
 
The Clean Water Act (CWA) of 1972 was enacted to restore and maintain the chemical, physical, and 
biological integrity of the nation’s waters by regulating the discharge of pollutants to waters of the U.S. 
from point sources. The National Pollutant Discharge Elimination System (NPDES) was enacted as a 
program under the CWA to regulate non-point source discharges from urban land runoff and other 
diffused sources that were also found to contribute to runoff pollution. Under CWA, the Environmental 
Protection Agency (EPA) delegated the NPDES program responsibility to various state, tribal, and 
territorial governments, enabling them to perform many of the permitting, administrative, and 
enforcement aspects of the program. California is a delegated NPDES state and has authority to administer 
the NPDES program within its limits. 
 
The Porter-Cologne Water Quality Control Act (California Water Code section 13000 et seq.) is the 
principal law governing water quality regulation for surface waters in California, thus effectuating the 
delegated provisions of the federal CWA and its NPDES program. It has set forth a comprehensive program 
to protect water quality and the beneficial uses applicable to surface waters, wetlands, and ground water 
and to point and nonpoint sources of pollution. The Porter-Cologne Act establishes that, as a matter of 
policy, all the waters of the State shall be protected; all activities and factors affecting the quality of water 
shall be regulated to attain the highest water quality within reason; and that the state must be prepared 
to exercise its full power and jurisdiction to protect the quality of water in the state from degradation. 
The Porter-Cologne Act established the State Water Resources Control Board (SWRCB) and nine California 
Regional Water Quality Control Boards (RWQCBs), including Region 7, Colorado River Basin Regional 
Water Quality Control Board, which has jurisdiction in the City of Coachella and project site. 
 
Under this framework, the Colorado River Basin Water Quality Control Plan (Basin Plan) serves as the 
guiding document prepared, adopted, and maintained to identify the existing and potential beneficial 
uses of waters of the State and establish water quality objectives to protect these uses. It is worth noting 
that as defined in Section 13374 of the California Water Code (CWC), the term "Waste Discharge 
Requirements” (WDRs) is equivalent of the term "permits” and is therefore attained through a regulatory 
compliance process. Compliance with WDRs is achieved through the appropriate permit registration 
process under the applicable National Pollutant Discharge Elimination System (NPDES) programs 
described in this section. 
 
At the regional level, the project is located within the Whitewater River Watershed, which is an arid desert 
region encompassing approximately 1,645 square miles. Within this watershed, an area of approximately 
367 square miles (22 percent) encompassing most of the existing development in the Coachella Valley 
region, is regulated under the established Whitewater River Region Municipal Separate Storm Sewer 
System Permit (MS4 Permit). The Riverside County Flood Control and Water Conservation District 
(RCFC&WCD), Coachella Valley Water District, and the incorporated Coachella Valley cities, including 
Coachella have joint permittee responsibility for coordinating the regional MS4 Permit compliance 
programs and other activities aimed at reducing potential pollutants in urban runoff from land 
development construction, municipal, commercial, and industrial areas to the maximum extent possible. 
These public entities are generally in charge of stormwater management within their jurisdiction. 
 
At the City level, Chapter 13.16 (Water Quality Control) of the Coachella Code of Ordinances serves as the 
local stormwater management standard, aligning with the MS4, NPDES, and CWA programs.  
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Existing Drainage Conditions: 
 
The project site exhibits a vacant and relatively level terrain with sparse vegetation coverage on visibly 
uniform soils, made up primarily of three mapped soil types: Gilman fine sandy loam (GcA), Gilman silt 
loam (GfA), and Indio very fine sandy loam (It). Based on the USGS Web Soil Survey, the underlying site 
soils correspond to Hydrologic Soil Group B, which is characterized for having moderate runoff potential 
and moderate infiltration rates. The site elevation has a gentle gradient from west to east, descending 
three feet from approximately 53 feet below sea level at the west-end to approximately 56 feet below 
sea level at the east-end. The vacant site is absent of any formal structures or other permanent 
improvements. The property perimeter is delineated primarily by chain link fencing. The property frontage 
on the west lacks any public or private storm drainage improvements, such as curb, gutters or lines for 
street drainage conveyance. 
 
The project site is located west of the Coachella Valley Stormwater Channel (CVSC), which is the primary 
regional flood control facility serving the City of Coachella and other upstream areas of the Coachella 
Valley. As a partially lined, engineered extension of the Whitewater River, CVSC accepts agricultural 
irrigation return water and conveys treated wastewater, urban runoff, and stormwater runoff to the 
Salton Sea. Near the project site, CVSC occurs within a dedicated channel right-of-way containing an 
earthen engineered levee system that is operated and maintained by CVWD. Due to the northwest to 
southeast bearing of the CVSC, the separation between the project site and the channel right-of-way is 
approximately 115 feet at the northeast corner of the site and 345 feet at the southeast corner. The 
project site does not include or encroach on any portion of the CVSC, nor does the project propose any 
new discharge point into this existing facility. 
 
Summary of Regional Groundwater Resource Management: 
 
The project site is located within the domestic water service area of Coachella Water Authority (CWA), 
which is the primary domestic water purveyor for the City of Coachella, primarily relying on groundwater 
as the primary supply.  
 
The Coachella Valley Groundwater Basin is the primary groundwater source for the project region’s 
domestic water purveyors, including CWA. Based on the California Department of Water Resources 
(DWR), the Coachella Valley Groundwater Basin has an approximate storage capacity of 39.2 million acre-
feet (AF) of water within the upper 1,000 feet and is divided into four subbasins: Indio, Mission Creek, 
Desert Hot Springs, and San Gorgonio. The project site is specifically underlain by the Indio Subbasin, 
which is also known as the Whitewater River Subbasin. DWR has estimated that the Indio Subbasin 
contains approximately 29.8 million AF of water in the first 1,000 feet below the ground surface, 
representing approximately 76 percent of the total groundwater in the Coachella Valley Groundwater 
Basin. Local groundwater management is currently taking place under the framework of the 2020 
Coachella Valley Regional Urban Water Management Plan (2020 RUWMP), the preparation of which 
involved the collaboration of the six urban water suppliers in the Coachella Valley, including CWA. The 
2020 RUWMP describes the region’s water supplies and anticipated demands through 2045, along with 
each agency’s programs to encourage efficient water use.   
 
Indio Subbasin is served by the operation and maintenance of three replenishment facilities: 1) the 
Whitewater River Groundwater Replenishment Facility, 2) the Thomas E. Levy Groundwater 
Replenishment Facility, and 3) the Palm Desert Groundwater Replenishment Facility. Artificial 
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replenishment, or recharge, is recognized by the water districts as one of the most effective methods 
available for preserving local groundwater supplies, reversing aquifer overdraft and meeting demand by 
domestic consumers. According to the CVWD, the primary operator of these facilities, local agencies have 
percolated over 650 billion gallons of water back into the aquifer.  Combined with water conservation and 
efficiency requirements, individual development projects can contribute to groundwater sustainability by 
implementing the required stormwater retention and infiltration facilities.   
 
The collaboration among CWA, CVWD, and other local water districts has resulted in an established water 
conservation, water reuse, and groundwater recharge strategy to ensure water availability and system 
capacity to meet the growing needs of the City. These planning efforts include: residential and commercial 
landscape and irrigation upgrade rebates, water audits, water conservation kits, budget-tiered rate 
structure, water conservation workshops, and a Memorandum of Understanding to help ensure a 
sufficient and reliable water supply for development projects within the City and in its Sphere of Influence. 
 
Discussion of Impacts 
 
a) Less Than Significant Impact. Project implementation will require compliance with the applicable 

CWA, NPDES, state, and local regulations designed to prevent violations or impacts to surface 
water quality standards and waste discharge requirements pertinent to surface or ground water 
quality. This form of compliance must be demonstrated to the City and other regulatory entities 
prior to site disturbance and grading. 
 
During the period of construction, the project proponent must comply with the State’s most 
current NPDES Construction General Permit (2022 CGP), which requires the preparation of a 
Notice of Intent (NOI) and a project-specific Storm Water Pollution Prevention Plan (SWPPP), 
designed to prevent potential adverse impacts to surface water quality, including erosion and 
siltation, during the period of construction. The NOI and SWPPP are submitted to the State Water 
Resources Control Board (SWRCB) for approval and permit coverage. The SWPPP is a site-specific 
compliance plan required to identify a strategy of storm water Best Management Practices (BMPs) 
in accordance with Section XIV (SWPPP Requirements) of the CGP. Storm water BMPs refer to a 
schedule of activities, prohibitions, practices, maintenance procedures, and other management 
practices to avoid, eliminate, or reduce the pollution of the receiving waters, primarily focused on 
preventing erosion, siltation, illicit discharge, and contamination. The SWPPP will include such 
measures as erosion control, sediment control, storm drain inlet protection, proper waste 
management and pollution prevention.  The SWPPP must be prepared concurrently with final 
engineering design and must meet all NPDES plan review elements for acceptance by the City of 
Coachella. Compliance and plan implementation during construction will be regulated and 
enforced as part of the local agency site inspection protocols.  
 
In order to obtain a grading permit, the project proponent is required to submit and obtain 
approval for a Project-Specific Water Quality Management Plan (WQMP) in accordance with the 
current standards of the Whitewater River Region Water Quality Management Plan for Urban 
Runoff, the Whitewater River Watershed MS4 Permit, and the City of Coachella’s engineering 
requirements. The WQMP is a compliance plan required to account for the stormwater facilities 
and management conditions to be followed by the site operator during the life of the project 
(post-construction). A Preliminary WQMP has been prepared for this project in order to meet the 
City’s engineering approval requirements. Under this plan and the related Preliminary Hydrology 
Report, the project site is divided into eight drainage management areas (“A” through “H”) 
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totaling 11.02 acres, combined. Runoff from drainage areas A through F, will be conveyed into 
designated underground retention facilities consisting of 48-inch-diameter corrugated metal pipe 
(CMP) wrapped with crushed rock and non-woven geotextile fabric, generally located under the 
asphalt surface. Drainage areas G and H will be conveyed to respective retention basins located 
at the east-end of the project property. Each retention facility, underground and surface, has been 
sized to contain and infiltrate stormwater runoff from the controlling 100-year storm event of the 
tributary area, therefore complying with the local development requirements for retention. In 
doing so, the provided capacity adequately retains the smaller stormwater volume for water 
quality purposes, as defined by the Whitewater Watershed guidance. As a result, project runoff 
will be completely contained within the project proponent’s facilities and will not result in 
discharge capable of resulting in downstream hydrologic modifications or a contribution of urban 
runoff pollutants that would affect surface water quality. As a requirement, all elements of the 
WQMP implementation, including maintenance, must be documented during the life of the 
project. The project’s engineering plans, hydrology report, and WQMP will be subject to City 
review and approval to validate MS4 compliance.  
 
The project includes two fuel-powered generators to provide operational emergency standby 
power to on-site facilities. The operation and maintenance of such generators will involve the 
standard handling of fuel (e.g. diesel), oil, and coolant. Standard original equipment design 
features and maintenance protocols are established to prevent or contain leaks that would 
otherwise pose a potential risk of contamination when not properly managed. Such standard 
features include sealed gasket joins and hose connections, single- or dual-walled fuel tanks with 
built-in secondary containment, sloped top tank plates to contain accidental spillage, and welded 
secondary containment basins. Moreover, where necessary, the concrete pads supporting the 
emergency generators will be protected with bollards to prevent risk of vehicle impact. Therefore, 
the incorporation of standard design features associated with the emergency generators will 
prevent these facilities from posing a risk of contamination in a manner that would degrade 
surface or ground water quality. 
 
In summary, during construction and operation, project implementation will require plan- and 
permit-based compliance with CWA, NPDES, and local regulations to prevent impacts to water 
quality standards and the beneficial uses assigned to local receiving waters. Following City 
engineering review and approval, the stormwater capture and management strategy for on- and 
off-site runoff will avoid waste discharge violations through the implementation of properly sized 
retention facilities. Less than significant impacts are expected. 

   
b) Less Than Significant Impact. The proposed development is deemed consistent with the City’s 

General Plan land use designation. The established groundwater replenishment facilities 
described above for the Indio Subbasin are not located near the project. Therefore, from the 
aspect of land use and location, project implementation is not deemed to be in conflict with any 
existing or planned groundwater recharge facility or associated infrastructure. 

 
The nature of the proposed storage site is not expected to involve the use of extensive indoor 
water use or outdoor landscaping water use. Outdoor landscaping will rely on drought tolerant 
plantings on inert (decomposed granite) groundcover, therefore meeting the local efficiency 
standards. Office-related restroom facilities will be expected to use low-flow plumbing fixtures in 
accordance with the most current building codes. As a standard condition for service connections, 
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the project will be expected to furnish the appropriate payment to CWA based on the meter size, 
ongoing flow charges, agency fees, and groundwater recharge fees.  

 
The proposed project aligns with the local and regional groundwater recharge strategies by 
implementing on-site retention, infiltration and low impact development improvements as part 
of the site design. Project’s stormwater management design includes a system of on-site retention 
facilities designed to collect and infiltrate storm water runoff resulting from the controlling 100-
year event, in accordance with the City’s engineering standards. Based on the preliminary 
engineering estimates, the proposed underground retention structures will have a combined 
capacity of approximately 82,850 cubic feet. As such, the entire volume of stormwater runoff 
generated on-site up to the 100-year event will be percolated on-site, contributing to 
groundwater recharge. As a function of the WQMP, operation of the development will include 
the required non-structural and structural pollution source control measures that work toward 
the protection of groundwater quality during the life of the project and under the project owner’s 
responsibility. Non-structural source control measures consist of site operations, activities, 
and/or programs to be finalized in the WQMP and implemented by the project operator to 
educate site managers, employees, and users to prevent potential pollutants from being 
produced, coming into contact with the storm drain system. Structural source control measures 
consist of physical facility design standards to prevent direct contact between potential pollutants 
and stormwater runoff. The storm drain and retention system will be privately operated and 
maintained during the life of the project per a required WQMP agreement to be entered between 
the project proponent and the City. The proposed facilities are therefore not expected to violate 
or interfere with the groundwater quality. Regarding ground water quality, less than significant 
impacts are anticipated. 
 

c.i) Less Than Significant Impact. The undeveloped project site is absent of any naturally occurring 
drainage or flood-prone patterns. Therefore, development of the site would not result in any 
alteration or obstruction of any river, stream, or other naturally occurring drainage pattern, 
including the nearby CVSC which is designed and maintained as a regional flood control facility. 
 
Based on the USGS Web Soil Survey, the site soil corresponds to Hydrologic Soil Group B, which is 
characterized for having a moderate infiltration rates and moderate runoff potential. Given the 
absence of drainage patterns and slopes, the site soils are not deemed to be prone to existing 
erosion or siltation in a considerable manner. 
 
As a standard practice, erosion and siltation conditions will be prevented during construction and 
operation through the required compliance plans. The required Stormwater Pollution Prevention 
Plan (SWPPP) will include best management practices for proper soil stabilization and perimeter 
controls to prevent erosion and siltation from being generated by site clearing, grading, and 
construction activities. Upon completion, all construction related soil disturbance will be properly 
restored to a stabilized condition consisting of permanent project improvements (structures, 
hardscape, street pavement, and landscaping) with the properly designed storm drainage system 
and retention system. 
 
During the life of the project, the ongoing maintenance and operation of facilities will ensure that 
all permanently improved ground surfaces are adequately maintained. As required by the City’s 
engineering standards and practices, all project-related runoff must be adequately handled along 
engineered conveyances (sheet flow, swales, gutters, or pipes) to the designated retention 
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facilities. Such storm drain system will be a function of the site plan and final engineering plans 
subject to City review and approval. Less than significant impacts are anticipated regarding 
substantial erosion or siltation, on- or off-site.  
 

c.ii) Less Than Significant Impact. The project’s on-site stormwater retention system has been 
adequately sized to protect the proposed buildings and facilities from flooding conditions up to 
the controlling 100-year storm event. According to the Federal Emergency Management Agency 
(FEMA) Flood Insurance Rate Maps (FIRMs) (Panel 06065C2260H), entire project property is 
located within Zone X, which applies to areas of 0.2 % annual chance flood; areas of 1% annual 
chance flood with average depths of less than 1 foot or with drainage areas of less than 1 square 
mile; and areas protected by levees from 1% annual chance flood. Furthermore, this flood zone is 
categorized as an area of minimal flood hazard.  

 
As a standard requirement, the proposed development includes adequate improvements and site 
design features to handle the relevant hydrologic conditions in a way that prevents inundation to 
the proposed structures and facilities. The project will introduce impervious surfaces (buildings, 
hardscape, asphalt, etc.) to a vacant property, but will also include the required storm drain 
system (catch basins, lines, outlets, and retention facilities) to intercept, convey and retain the 
controlling storm event stormwater volume from the site. In adhering to the City’s engineering 
and retention requirements, the proposed development is not expected to substantially increase 
the rate or amount of surface runoff in a manner which would result in flooding on- or off-site. 
Less than significant impacts are anticipated. 

 
c.iii) Less Than Significant Impact. The City of Coachella is a Permittee of the Whitewater River 

Watershed Municipal Separate Storm Sewer System (MS4) permit area. Within the City limits, 
MS4 facilities include a system of conveyances (including roads with drainage systems, municipal 
streets, catch basins, curbs, gutters, ditches, man-made channels, or storm drains) designed for 
collecting and conveying stormwater. Storm drain facilities can be public or private. Examples of 
public facilities include pipes, gutters, channels, and basins occurring within the public right-of-
way and/or maintained by a public agency. Private facilities are distinguished by being maintained 
separately by a private entity. As discussed previously, the project site is absent of any private or 
public storm drain infrastructure.  

 
The traditional land development process generally results in the conversion of pervious ground 
surface (pre-development condition) into a setting with a higher impervious cover, occurring 
through the introduction of buildings, streets, and hardscape (post-development condition). This 
conversion generally leads to an increase in post-construction runoff volumes and rates compared 
to the pre-development condition.  

 
As a standard requirement, the project is required to include retention facilities sized to contain 
stormwater volume resulting from the controlling 100-year, 24-hour duration storm event. This 
retention capacity is provided by multiple underground retention structures and basins sized to 
contain approximately 82,850 cubic feet, which is sufficient to meet the local engineering 
requirements. The project’s engineering plans and retention capacity will be subject to standard 
City review and approval. Therefore, by complying with the local retention requirements that take 
into account the existing facilities, the project will prevent a runoff discharge condition capable 
of contributing to or exceeding the MS4 capacity. Less than significant impacts are anticipated. 
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c.iv) Less Than Significant Impact. As previously discussed, the project site is absent of any mapped 
natural drainage courses or designated FEMA zones with flood flow concerns. The proposed 
development is not situated in an area where flood flows could be impeded, redirected, or 
increased as a result of project implementation. The site’s proposed storm drain system will meet 
the local MS4 and City requirements by including the properly sized retention facilities. Therefore, 
less than significant impacts are anticipated. 

 
The project site is located outside of any designated special flood hazard area (SFHA), floodway, 
or drainage flow line as determined by FEMA and USGS maps. The nearby Coachella Valley 
Stormwater Channel is designed and maintained to contain regional flood flows, but the proposed 
project will not encroach upon or rely on this facility for discharge. Therefore, the project will not 
impede or redirect any discernable drainage course, floodplain, or flood prone area. The final 
grading and hydrology plans, as described above, for the proposed project will be subject to 
standard City review and approval. In doing so, the project will not impede or redirect flood flows, 
resulting in less than significant impacts. 

 
d) No Impact. Flood Insurance Rate Maps (FIRMs) serve as the basis for identifying potential flood 

hazards. According to FIRM panel 06065C2260H, effective March 6, 2018, the entire Subject 
Property is located within Zone X, which applies to areas of 0.2 % annual chance flood; areas of 
1% annual chance flood with average depths of less than 1 foot or with drainage areas of less than 
1 square mile; and areas protected by levees from 1% annual chance flood. Furthermore, this 
flood zone is categorized as an area of minimal flood hazard.  The project is not located near any 
coastal areas and therefore is not prone to tsunami hazards.  

 
The nearby Coachella Valley Stormwater Channel is designed and maintained to contain regional 
flood flows. The project is not located near a body of standing water and therefore is not prone 
to seiche hazards. The project’s storm drain system is designed to properly capture the site’s 
urban runoff to prevent any risk of uncontrolled pollutant discharge. The project site will not host 
the outdoor or otherwise exposed storage of pollutants, petroleum products, or other hazardous 
materials in conditions which would be deemed a risk of release in an inundation condition. 
Therefore, no impacts are anticipated. 

 
e) Less Than Significant Impact. As discussed previously, the project proponent is required to 

implement a project-specific Water Quality Management Plan (WQMP) to comply with the most 
current standards of the Whitewater River Region Water Quality Management Plan for Urban 
Runoff, Whitewater River Watershed MS4 Permit, and the City of Coachella’s Water Quality 
Control regulations outlined in the Code of Ordinances (Chapter 13.16). The WQMP will 
incorporate grading, hydrology, and other plans to document the site design, source controls, and 
treatment controls with a required operation and maintenance program to comply with the 
hierarchy water quality objectives. Moreover, the project’s storm water retention facilities will 
ensure that urban runoff is recharged into the ground via infiltration. Combined with the required 
water conservation practices, the project is expected to contribute to the groundwater 
sustainability efforts implemented for the Coachella Valley region. Less than significant impacts 
are anticipated. 

 
Mitigation Measures: None required 
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XI. LAND USE AND PLANNING  
 
 
Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant With 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Physically divide an established community?      

b) Cause a significant environmental impact due to a 
conflict with any land use plan, policy, or regulation 
adopted for the purpose of avoiding or mitigating an 
environmental effect?  

    

Sources: City of Coachella 2035 General Plan Update, 2015; Coachella Municipal Code) 
 
Setting 
 
According to the Coachella General Plan Land Use Designations Map, the project site is located within the 
Industrial district land use designation. According to the Coachella 2023 GPU, Industrial Districts 
accommodate a range of light and heavy commercial and industrial businesses that provide employment 
and generate more noise, light, odors, or truck traffic than would be appropriate in the Urban Employment 
District. Currently, the project site is vacant and undeveloped.  
 
The project site is primarily surrounded by developed, industrial businesses to the north and west, a date 
palm grove to the south, and vacant land to the east. The table below shows the surrounding land uses 
and designations.  
 

Table XI-1 Existing Uses and Land Use Designations 
Direction Existing Uses Land Use Designations 

Noth Industrial businesses Industrial District 
East Vacant, Coachella Canal Rural Rancho/Tribal Land 

South  Agricultural date palm grove Industrial District 
West Industrial businesses Industrial District 

 
Per Coachella’s 2023 GPU, industrial uses occupy approximately 892 acres of the City. This makes up 
approximately 3 percent of the total area within the City, while vacant land occupies approximately 53 
percent. Agricultural land uses occupy 33 percent of the City’s area, being the second largest land use 
classification in the City. Transportation, communications and utilities are the third largest land use, 
covering approximately 6 percent of the City. As distinguished in the Project Description provided earlier 
in this document, and as graphically portrayed in the site exhibits, the site of the proposed project is 
currently characterized by previously disturbed, vacant, and undeveloped land.  
 
General Plan Land Use and Zoning Designations 
 
Future development of the project site and all lands within the City of Coachella are subject to land use 
and other development related goals and policies contained in the recently adopted Coachella 2023 GPU 
2035, and the codified regulations, standards and other criteria provided in the Coachella Municipal Code. 
The current GPU Land Use designation for the project site is Industrial District. Industrial Districts are 
characterized by larger blocks, lots and buildings that would be incompatible with the scale and character 
of Coachella’s neighborhoods and centers. This District accommodates higher concentrations of heavy 
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business activity. Nonetheless, the streetscapes of this District are well landscaped and include good 
quality pedestrian and bicycle routes so employees and visitors may conveniently arrive by bicycle and 
transit, while safely and comfortably walk to restaurants and service businesses in the course of their 
workday. Allowed land uses include industrial and research and development uses, with support retail 
and office uses. The development intensity for Industrial Districts allows a floor area ration (FAR) of 0.1 to 
2.0. Residential uses are not permitted within Industrial Districts.  
 
The zone in which the project site lies is Wrecking Yard (M-W), as designated by the City of Coachella. M-
W zones are intended to provide for, and to encourage the orderly development of heavy industrial uses 
and recycling operations deemed to be of regional significance, but of such nature that extra care must 
be taken in the regulation of said uses to protect the community’s health and wellbeing, and where said 
uses are subject to aesthetic and environmental conditions which require the provision of safeguards to 
control and suppress some of the heavier manifestations of said uses to prevent adverse effects on the 
community (Section 17.34.010 Coachella Municipal Code).  
 
For planning purposes, the City of Coachella is divided into 17 unique subareas and every parcel in the 
City is located in one of these areas. The purpose of the subareas is to define an overall vision and specific 
policy direction that supplements the General Plan Designations and the citywide goals and policies. The 
project is located in Subarea 10, North Employment District, which is used primarily for agricultural 
activities, but also includes some industrial and residential uses. The vision for the North Employment 
District is to become an employment center with industrial and, to a lesser degree, office jobs and 
residential uses. The North Employment District allows for a mixture of office and light fabrication in a 
block structure and building fabric compatible with a mixture of urban commercial and residential uses, 
becoming a jobs center that hosts a wide variety of employment opportunities.  
 
The project proposes the development of nine storage buildings, associated office/clubhouse, and an 
industrial lease space. These uses are permitted within Industrial Districts and Wrecking Yard zones.  
 
Discussion of Impacts 
 
a) No Impact. The 11-acre project site is characterized by disturbed, vacant land east of Harrison 

Street and approximately 1,300 feet south of Avenue 48. The project site is surrounded by 
developed industrial uses to the north and west, a date palm grove to the south, and vacant, 
undeveloped land to the east. The project site is owned by a single entity and is surrounded by 
chain link fencing to deter trespassing. The properties to the north, south, west, and east of the 
project are also owned by entities separate from the project. Therefore, the project site is not 
anticipated to physically divide an established community.  No impacts are anticipated. 

 
b) Less Than Significant Impact. As stated in the Setting, above, the subject property occurs in an 

area designated for Industrial Districts, according to the General Plan Map. The Official Zoning 
Map identifies the project as being located in Wrecking Yard (M-W) zone. M-W zones are intended 
to provide for and to encourage the orderly development of heavy industrial uses and recycling 
operations deemed to be of regional significance.  
 
The project proposes a storage facility with associated office, and industrial lease space. The 
proposed uses are permitted within Industrial Districts and M-W zones. The project will be 
developed to comply with the development standards established in Section 17.34.030, Property 
development standards, for M-W zones as established in the Coachella Municipal Code.   
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Additionally, the project is required to go through Architectural Review (AR) to provide flexibility 
in the placement and interrelationship of the proposed structures and uses; to provide for the 
implementation of sound site plan design concepts while maintaining the overall intensity of land 
use and density of population; to review the site plan of those uses which are not intrinsically 
objectionable to the predominant use category of the district, but which have inherent 
characteristics which, if not properly handled, have potentials for becoming detrimental to the 
health, safety, or general welfare of the public, or to neighboring land uses; to determine whether 
or not a proposed development will properly comply with the architectural guidelines of the city 
and the provisions and development standards required by this chapter or as prescribed by the 
planning director, or other authorized agent; to improve the quality of development and to 
provide a mechanism whereby the city can insure well-designed development (Section 17.72.010, 
Coachella Municipal Code). 
 
Overall, the project will comply with the land use policies provided by the City of Coachella to 
ensure impacts are less than significant. 

 
Mitigation Measures: None required 
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XII. MINERAL RESOURCES  
 
 
Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant With 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Result in the loss of availability of a known mineral 
resource that would be of value to the region and the 
residents of the state?  

    

b) Result in the loss of availability of a locally important 
mineral resource recovery site delineated on a local 
general plan, specific plan or other land use plan?  

    

(Sources: Coachella 2035 General Plan, 2015; California Division of Mines and Geology, 1987; Riverside County 
General Plan, 2015) 
 
Setting 
 
Riverside County emphasizes the importance of mineral resources and their protection. For this reason, 
the State Mining and Geology Board (SMGB) listed and prioritized the mineral deposits in Riverside 
County. These Mineral Resource Zones (MRZ) help identify mineral deposits that need to be protected 
from encroaching urbanization and land uses incompatible with mining. The SMGB categorized the 
mineral resources into six zones and identifies designation as having either a regional or a statewide 
economic significance. The purpose of these designations is to identify those areas that are of prime 
importance in meeting the future needs of the study region and protect these areas from a land use 
perspective.   
 
As described in Section VII of this document, the sedimentary units in the Coachella area are composed 
of a mix of water-transported alluvial sand, silt, clay and gravel derived from erosion of the adjacent hills 
and mountains and very fine-grained ancient lake deposits. Very young, unconsolidated alluvial sediments 
line the drainage courses. The existing and potential mineral resources in Coachella include sand and 
gravel, clay, oil, gas, and geothermal. 
 
Discussion of Impacts 
 
a-b) No Impact. The project site is designated as Mineral Resource Zone 1 (MRZ-1) by the State Mining 

and Geology Board. This project, therefore, will not result in the loss of availability of a known 
mineral resource that would be of value to the region and the residents of the state. Due to the 
mineral resource designation, the project is not expected to result in the loss of availability of a 
locally important mineral resource recovery site defined on a local general plan, specific plans or 
other land use plans. No project-related impacts to mineral resources are anticipated. 

 
Mitigation Measures: None required. 
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XIII. NOISE  
 
 
Would the project result in: 

Potentially 
Significant 

Impact 

Less Than 
Significant With 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Generation of a substantial temporary or permanent 
increase in ambient noise levels in the vicinity of the 
project in excess of standards established in the local 
general plan or noise ordinance, or applicable 
standards of other agencies?  

    

b) Generation of excessive groundborne vibration or 
groundborne noise levels?      

c) For a project located within the vicinity of a private 
airstrip or an airport land use plan or, where such a plan 
has not been adopted, within two miles of a public 
airport or public use airport, would the project expose 
people residing or working in the project area to 
excessive noise levels?  

    

(Sources: Coachella 2035 General Plan, 2015) 
 
Setting 
 
Noise is simply defined as “unwanted sound.” When interfering with normal activities, causing physical 
harm or causing adverse effects on health, sound becomes unwanted. Noise is measured on a logarithmic 
scale of pressure level known as a decibel (dB). An A-weighted decibel (dBA) is an expression of the relative 
loudness of sounds in air as perceived by the human ear. In the A-weighted system, the decibel values of 
sounds at low frequencies are reduced compared with unweighted decibels, in which no correction is 
made for audio frequency. Excessive noise or prolonged exposure to noise can contribute to temporary 
and permanent impairments, such as hearing loss, fatigue, stress, sleep deprivation, anxiety and 
annoyance. Although noise has been accepted as a necessary by-product of urban development, it can 
become an environmental hazard. A variety of components of the urban environment generate noise; 
these include construction equipment and activities, motor vehicles, air traffic, mechanical equipment, 
household appliances, and other sources. 
 
The State of California requires each city and county to adopt Noise Elements as a part of their General 
Plan. In addition to the 12 Land Use Categories included in the Noise Element, there are 4 Community 
Noise Equivalent Level’s (CNEL), in order to interpret the compatibility of the 12 Land Use Categories. Zone 
A (Green) – Clearly Compatible, Zone B (Yellow) – Normally Compatible, Zone C (Orange) – Normally 
Incompatible, Zone D (Red) Clearly Incompatible. The four zones of compatibility are dependent on the 
Land Use Categories (Figure 10-2) (Coachella General Plan). 
 
According to the Coachella General Plan Noise Element, the predominant noise source in the City is motor 
vehicles. High volume roadways in the City are Highway 111/Grapefruit Boulevard, State Route 86, and 
Harrison Street, which generate vehicle noise along these roadways. Other major sources of noise in 
Coachella include the railway that runs through Coachella along the east side of Highway 111 and 
factories, processing, and distribution facilities. Other, less significant noise sources in Coachella include 
aircraft overflights, air conditioning units and other mechanical equipment on buildings, landscaping 
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equipment and human speech. None of these sources significantly contribute to overall noise levels when 
compared to traffic noise.  
 
The General Plan states, noise levels are generally low in agricultural and rural areas; higher in more 
urbanized areas. Noise in eastern Coachella Valley is generally related to linear sources, or “noise 
corridors,” such as roadways and railroads, or to aircraft. Within the General Plan Area, principal noise 
corridors are major roadways such as Highway 111 and Highway 86/86s; Southern Pacific Railroad; 
Harrison Street segment south of Highway 111, and the Jacqueline Cochran Regional Airport. Other 
sources of vehicular noise include the local streets in the General Plan Area. Transportation noise is 
concentrated along these roadways and can vary with the volume of traffic, the vehicular speed, the 
vehicular mix and the roadway cross-section. The project is not situated in proximity to these roadways. 
 
In Coachella, Interior and Exterior Noise Standards are between 45 (interior) and 65 (exterior) for 
Residential, as well as between 45 and 65 dB for Commercial, Industrial and Institutional. Various sources 
are used to calculate noise level in the City. As part of the development of the Noise Element of the 
General Plan, noise level measurements were collected at 11 different locations throughout the City. The 
noise measured at Highway 111, between Avenue 48 and Avenue 50, was the closest noise measurement 
to the proposed project. Noise level measurement at this location was 74.2 Leq dBA.  
 
The project site is located east of Harrison Street and approximately 1,300 feet south of Avenue 48, within 
the City’s Industrial District. Surrounding uses include existing industrial businesses to the north and west, 
vacant land to the east, and a date palm grove to the south. The existing industrial businesses contribute 
to noise in the area surrounding the project. Vehicular traffic along Harrison Street also contributes to 
noise in the area.    
 
Discussion of Impacts 
 
a) Less Than Significant Impact. The proposed project is approximately 11 acres, located west of 

Harrison Street, and approximately 1,300 feet south of Avenue 48. The project proposes to 
develop a storage facility and industrial lease space. The site is currently vacant with scattered 
vegetation. Human disturbance onsite is evident from the tire tracks throughout (based on aerial 
imagery). The project site is fenced to deter any trespassing.    

  
 According to the Coachella General Plan, noise sources in Coachella can be divided into two basic 

categories, transportation sources (primarily traffic) and non-transportation sources. 
Transportation sources are by far the largest contributor to noise in Coachella. A local government 
has little direct control of transportation noise at the source. Local governments mitigate 
transportation noise through land use planning that reduces vehicle trips and physical 
interventions that reduce the impact of the noise on the community. Noise barriers and setbacks 
have historically been common methods of protecting noise-sensitive land uses from excessive 
transportation-related noise in many communities. Recent attempts to emphasize pedestrian-
friendly design and mixed us development have led to consideration of alternative strategies for 
dealing with transportation-related noise sources. These alternative strategies include land use 
planning to reduce and slow (or calm) vehicle trips, and incorporation of noise-attenuating 
features (i.e., block walls, landscape screening) into the design of projects. 

   
Construction 
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Construction of the project site is expected to generate short-term noise increases compared to 
the existing levels. A temporary incremental increase in noise levels along local roadways is 
expected to occur during the transport of workers and equipment to and from the site. Noise 
increases will also be generated by the actual on-site construction activities. Equipment used 
during the construction phases would generate both steady state and episodic noise that would 
be heard both on and off the project site.  
 
Noise levels generated during various construction phases are presented in Table XIII-1, Typical 
Maximum Noise Levels for Construction Phases, below. Equipment estimates used for the analysis 
for grading and building construction noise levels was provided by the U.S. Department of 
Transportation and are representative of worst-case conditions, since it is unlikely that all the 
equipment contained on-site would operate simultaneously.  
 

Table XIII-1 Typical Maximum Noise Levels for Construction Phases 
 Appropriate Leq dBA without Noise Attenuation 
Construction Phase 25 Feet 50 Feet 100 Feet 200 Feet 
Clearing 90 84 78 72 
Excavation 94 88 82 78 
Foundation/Conditioning 94 88 82 78 
Laying Subbase/Paving 85 79 73 67 

Source: U.S. Department of Transportation, Construction Noise Handbook, Chapter 9.0, August 2006. 
 
As previously stated, the project is located in an area with developed uses to the west and north, 
vacant land to the east, and agricultural uses to the south. The project is located within an area 
designated for industrial uses. Thus, the project is not located near sensitive receivers such as 
residential neighborhoods, hospitals, schools, etc. Based on the County directory of dwelling 
units, the closest residential structure is approximately 1,545 feet northwest of the project. 
Although the project is not located near sensitive receptors, the project shall follow common 
industry standards that will help limit noise level increases during construction. For example, all 
construction equipment, fixed or mobile, should be equipped with properly operating and 
maintained mufflers and the engines should be equipped with shrouds. Approved haul routes 
shall be used to minimize exposure of sensitive receptors to potential adverse levels from hauling 
operations. All construction equipment shall be in proper working order and maintained to reduce 
backfires. Grading activities would involve the use of standard earth moving equipment, which 
would be stored on the site during construction to minimize disruption of the surrounding land 
uses. Above-grade construction activities would involve the use of standard construction 
equipment, such as hoist, cranes, mixer trucks, concrete pumps, laser screeds and other related 
equipment.  
 
Construction traffic and equipment is also anticipated to generate noise along access routes to 
the proposed development. The larger pieces of heavy equipment would be moved onto the 
development only one time for each construction activity (i.e., site prep, grading, etc.). Daily 
transportation of construction workers and the hauling of materials both on and off the project 
site are expected to cause increases in noise levels along Harrison Street to the west.  
 
As a standard requirement, the project is expected to abide by the Municipal Code regulations on 
construction hours, which limit activities to the less sensitive times of the day. Section 7.04.070 
of the Coachella Municipal Code (CMC) specifically exempts noise sources associated with 
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construction, erection, demolition, alteration, repair, addition to or improvement of any building, 
structure, road or improvement to realty, provided that such activities take place during daytime 
hours, as follows: 

 
 October 1st through April 30th 
  
  Monday – Friday: 6:00 a.m. to 5:30 p.m. 
  Saturday: 8:00 a.m. to 5:00 p.m. 
  Sunday: 8:00 a.m. to 5:00 p.m. 
  Holidays: 8:00 a.m. to 5:00 p.m. 
 
 May 1st through September 30th 
  
  Monday – Friday: 5:00 a.m. to 7:00 p.m. 
  Saturday: 8:00 a.m. to 5:00 p.m. 
  Sunday: 8:00 a.m. to 5:00 p.m. 
  Holidays: 8:00 a.m. to 5:00 p.m. 
 
 To maintain normal noise levels during construction and vehicle movement on/off the project 

site, the staging area(s) will be required to maintain a safe minimal distance from the nearby 
residences and abide by the construction hours established by the City to avoid high noise levels. 
Less than significant impacts are anticipated.  

 
Operation  
 
Primary project-related operational noise sources will include vehicular traffic accessing the site, 
grounds maintenance equipment, heating, ventilation and air conditioning (HVAC) units. The 
vehicle mix will be comparable with existing vehicles on surrounding roads. The interior noise 
standard for industrial (manufacturing, warehousing, wholesale, utilities) is 65 (Table 1 in Noise 
Technical Appendix for the Coachella General Plan). City of Coachella does not currently have an 
exterior noise standard that applies to industrial uses; however, Coachella Land Use/Noise 
Compatibility Matrix (2035 GPU, Figure 10-1) defines noise levels up to 70 CNEL within industrial 
developments are clearly compatible, and noise levels between 70 and 85 CNEL within are 
normally compatible.  
 
The project site is currently vacant and undeveloped. The project is zoned Wrecking Yard (M-W). 
The project proposes the development of a storage facility, with associated office/clubhouse, and 
an industrial lease space. These uses are permitted within M-W zones and will not likely generate 
unacceptable noise levels with the operation of the storage facility or warehouse. Typically, 
storage facilities do not generate unacceptable noise levels. Noise generated by storage facilities 
include idling cars, RVs, and trucks, people talking, car doors shutting, storage doors opening, etc. 
These activities do not generate noise levels that are incompatible with industrial zones. 
Additionally, operation of the industrial lease space will not result in significant noise since most 
activities will occur within the building. Therefore, the operation of the storage facility and 
industrial lease space would not result in significant noise impacts.  
 

 The transport of workers, equipment, and building materials to and from the construction site 
will incrementally increase noise levels and vibration along the roadways leading to and from the 
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site. The increase, although temporary in nature, could be perceived by surrounding uses located 
along the roadways utilized for this purpose. Even though there could be a relatively high single 
event noise exposure potential with passing trucks causing annoyance, the effect on ambient 
noise levels would be substantially less than 3 dBA when truck noise (87 dBA at 50 feet) is added 
to existing noise levels and averaged over a 24-hour period. 

 
Development of the proposed project is consistent with surrounding land uses and therefore will 
not result in unacceptably high noise levels requiring mitigation. The City requires that all projects 
conform to all applicable General Plan goals and policies and will include noise attenuation 
strategies in its review of the project-specific design. Less than significant impacts are anticipated.  

  
b) Less Than Significant Impact. Groundborne vibration also referred to as earthborne vibration, can 

be described as perceptible rumbling, movement, shaking or rattling of structures and items 
within a structure. Groundborne vibration can generate a heightened disturbance in residential 
areas. These vibrations can disturb residential structures and household items while creating 
difficulty for residential activities such as reading or other tasks. Although groundborne vibration 
is sometimes perceptible in an outdoor environment, it does not result in the degree of 
disturbance that is experienced inside a building. Groundborne vibration can be measured in 
terms of amplitude and frequency or vibration decibels (VdB).  
 
Trains, buses, large trucks and construction activities that include pile driving, blasting, earth 
moving, and heavy vehicle operation commonly cause these vibrations. Other factors that 
influence the disturbance of groundborne vibration include distance to source, foundation 
materials, soil and surface types. Table XIII-2, Groundborne Vibration and Noise from Typical 
Construction Equipment is provided below.  
 

Table XIII-2 Groundborne Vibration and Noise from Typical Construction Equipment 

 



INITIAL STUDY/MITIGATED NEGATIVE DECLARATION 

City of Coachella  Coachella Vault 
January 2026                       Initial Study/Mitigated Negative Declaration 

95 

Note: No pile drivers, bulldozers, rock breakers, or auger drill rigs would be utilized during  
construction of the project. 

 
As shown in Table XIII-2, specific vibration levels associated with typical construction equipment 
are highly dependent on the type of equipment used. Vibration levels dissipate rapidly with 
distance, such that even maximum impact pile driving activities would result in vibration levels 
below Caltrans’ recommended 0.5 PPV threshold for transient vibration-induced damage in 
historic, older buildings at a distance of 100 feet. All other activities would be below Caltrans’ 
threshold for transient vibration-induced damage in historic, older buildings at a distance of 25 
feet. Historic, older buildings are not located adjacent or in the vicinity of the project property.  
Standard construction equipment (e.g., bulldozers, trucks, jackhammers) generally does not cause 
vibration that could cause structural or cosmetic damage but may be felt by nearby receptors. 
However, the use of bulldozers, rock breakers, auger drill rigs, or pile drivers will not occur onsite. 
Vibratory rollers are typically utilized at construction sites to compact and densify soil, asphalt or 
other materials. It is likely that a vibratory roller will be used at to compact the soils and asphalt 
materials used for the project’s proposed internal street. However, the use of the vibratory roller 
will not occur in the same location for prolonged periods of time. The closest sensitive receiver to 
this operation is approximately 1,545 feet northwest of the project. Therefore, impacts of a 
vibratory roller to existing sensitive receivers will be less than significant.  

 
 The transport of workers, equipment, and building materials to and from the construction site 

will temporarily increase vibration along the roadways leading to and from the site. The increase, 
although temporary in nature, could be perceived by surrounding uses located along the 
roadways utilized for this purpose. Even though there could be a relatively high single event 
vibration exposure potential with passing trucks causing annoyance, the effect on sensitive 
receivers will be less than significant because the closest sensitive receiver is located 
approximately 1,545 feet northwest of the project. Additionally, truck traffic will likely occur along 
arterials such as Highway 111, Dillon Road, and State Route 86.  
 
Construction of the project will involve the temporary operation of vehicles and equipment that 
could result in localized, short-term vibration increases during the permitted hours of 
construction established by the City. All construction equipment staging will be located within the 
temporary construction limits, while vehicular and equipment access to the construction site 
would be restricted to only the approved entry points that minimize disturbance to local traffic. 
Short-term increases in vibration and sound during construction are not expected to result in 
significant impact.  
 
After construction, the nature of the proposed residential property would not typically involve 
activities expected to generate excessive vibration or groundborne noise. All activities within the 
project will be required to adhere to the City’s Noise Ordinance. Less than significant impacts are 
anticipated. 

  
c) Less Than Significant Impact. The project is located approximately 4 miles north of the 

Jacqueline Cochran Regional Airport and is located outside of the 70, 65 and 60 CNEL noise 
contours associated with this facility. Furthermore, the project is not located within the 
boundaries of the Jacqueline Cochran Regional Airport Land Use Plan. Less than significant 
impacts are expected. 
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Mitigation Measures: None required 
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XIV. POPULATION AND HOUSING 
 
 
Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant With 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Induce substantial unplanned population growth in an 
area, either directly (for example, by proposing new 
homes and businesses) or indirectly (for example, 
through extension of roads or other infrastructure)?  

    

b) Displace substantial numbers of existing people or 
housing, necessitating the construction of replacement 
housing elsewhere?  

    

(Source: Coachella 2035 General Plan, 2015; E-5 Population and Housing Estimates prepared by the California 
Department of Finance; SCAG: Profile of the City of Coachella [2019]) 
 
Setting 
 
Based on the 2025 California Department of Finance population and housing estimates, the City of 
Coachella’s current total population is approximately 44,384 with an average household size of 4.19 
persons per household (pph). The project proposes the development of a storage facility with associated 
office/clubhouse, and an industrial lease space.  
 
Discussion of Impacts 
 
a) Less Than Significant Impact. The proposed project involves the construction and operation of an 

industrial property with 225,230 square feet of storage in nine buildings, 3,970 square feet of 
associated offices, and 3,140 square feet of industrial lease space.  

 
The City of Coachella’s General Plan EIR analyzed future growth under Chapter 4.13, Population 
and Housing. Figure 4.13-2 in the EIR forecasts a population of 135,000 by year 2035. As of 2023, 
the City of Coachella had a population of 44,384 (California Department of Finance). The current 
population is approximately 32.8 percent of the projected 2035 population of 135,000. As a result 
of project build-out, the proposed development could provide employment opportunities for 
people, therefore, slightly increasing the City’s population. However, it is likely that some of the 
employees working at the facility would be current residents of Coachella, as well as people 
commuting to the project from surrounding cities. Therefore, it is not likely that the proposed 
project would result in a substantial unplanned increase in population or employment.  

 
Furthermore, the project site is within an area that is served by existing infrastructure, public 
services and utilities. As a result, development of the project would not cause potential growth 
inducing effects by extending utilities into an undeveloped area.  
 
Therefore, approval and development of this project is not expected to result in significant 
unplanned growth in the City. Less than significant impacts are expected. 
 

b) No Impact. The project site is currently vacant and undeveloped. The site does not provide 
housing, therefore, the proposed project will not displace substantial numbers of existing people 
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or housing, necessitating the construction of replacement housing elsewhere. No impacts are 
anticipated.  
 

Mitigation Measures: None required 
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XV. PUBLIC SERVICES  
 
 
Would the project result in: 

Potentially 
Significant 

Impact 

Less Than 
Significant With 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No Impact 

Substantial adverse physical impacts associated with the 
provision of new or physically altered governmental 
facilities, need for new or physically altered governmental 
facilities, the construction of which could cause significant 
environmental impacts, in order to maintain acceptable 
service ratios, response times or other performance 
objectives for any of the public services: 

    

a) Fire protection?      

b) Police protection?      

c) Schools?      

d) Parks?      

e) Other public facilities?      

 
Setting 
 
Fire Protection: 
The City of Coachella contracts with Riverside County Fire Department (RCFD) for a full range of fire 
protection services provided 24-hours a day, 7-days a week. The RCFD is staffed with a combination of 
County and State of California Department of Forestry & Fire Protection employees. They operate nearly 
100 fire stations that serve approximately two million residents over 7,004 square miles of Riverside 
County. The City of Coachella has one Fire station, Battalion 6, Coachella Fire Station No. 79, located at 
1377 6th Street and approximately 3 driving miles southeast of the site.  According to the Coachella 
General Plan Environmental Impact Report (EIR), Fire Station No. 79 is staffed by 18 full-time personnel, 
10 volunteer firefighters, and 10 explorer cadets. Six firefighters are always on duty. The Station is 
equipped with two Type 1 fire engines which includes a staff of three persons per engine per day. It is the 
goal of the RCFD fire service to have the first engine company arrive on the scene within five minutes 90 
percent of the time. Response times to emergency calls within the City average approximately four 
minutes or less 80% of the time. 
 
Police: 
Law enforcement services are provided to the City of Coachella through a contractual agreement with 
Riverside County Sheriff’s Department. The Sheriff’s department provides 24-hour municipal police 
services associated with a City police department. The Sheriff’s station is located at 86-625 Airport 
Boulevard in Thermal, approximately 6.5 driving miles southeast of the subject property. Per the City’s 
General Plan EIR, the Coachella Police Department has 35 sworn officers. Nineteen of these positions are 
dedicated to the patrol division with the remaining deputies dedicated to special assignments such as the 
Community Action Team, a School Resources Officer, and Gang and Narcotics Enforcement.  The Coachella 
Police Department divides the City into three beats. The Patrol Division of the department covers an area 
of 30 square miles.     
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Schools: 
The project site falls within the boundary of the Coachella Valley Unified School District (CVUSD). The 
nearest elementary school is Martin Van Buren Elementary School located at 47733 Van Buren in Indio 
approximately 1.5 miles from the site. Thomas Jefferson Middle School located at 83-089 Highway 111 is 
the closest secondary school, approximately 3 miles from the project site. Indio High School is 
approximately 4.6 miles northwest of the project site. 
 
Parks:   
The Coachella Valley Recreation and Park District (CVRPD) provides park and recreational services to the 
City.  Per the City of Coachella website, there are eight public parks located within the City of Coachella. 
The closest park to the project site is Van Buren at Rancho Las Flores, approximately 1.5 miles west.  
 
Discussion of Impacts 
 
a) Less Than Significant Impact. The proposed project would be constructed on a site in an area that 

is currently provided fire protection and emergency services by Riverside County Fire. 
Development of the project could result in an increase in emergency and public service calls for 
fire services; however, based on the project site’s proximity to Fire Station 79 and Fire Station 86 
(3 miles), the project would not require new or expanded facilities. Moreover, to ensure adequate 
emergency fire protection services, the City of Coachella maintains a mutual aid agreement with 
surrounding City and County jurisdictions. There are two other existing stations that are within 
proximity of the City. These include Fire Station No. 39, located outside of the City limits at the 
Jacqueline Cochran Airport in Thermal and Fire Station No. 70 located at Avenue 54 and Madison 
Street in La Quinta. Fire Station 39 is approximately 7.5 miles away from the project site, and Fire 
Station 70 is approximately 7.7 miles away. 
 
Through the Regional Fire Serve System, the City of Coachella received an immediate response 
from the outlying stations, including personnel and equipment for any major event or multiple 
events that may occur within the City. The City also participates in a cost sharing agreement with 
the Cities of Indio, La Quinta, and Riverside County for the use of the 100’ ladder truck located at 
Fire Station 86 in Indio. 
 
The project will be designed to comply with all applicable fire safety requirements, to include, 
installation of fire hydrants, and sprinkler system and construction provisions contained in Title 
14 (Buildings and Construction), California Building Code, and Riverside County Fire Department 
Standards. Additionally, the project would be required to comply with the City’s Development 
Impact Fees in place at the time of construction. Payment of these feels helps offset impacts by 
providing revenue for necessary improvements to ensure acceptable fire facilities, response 
times, equipment and personnel are maintained. The Project will be required to annex into the 
City’s Communities Facilities District for Fire Services, which is a special tax used to pay for public 
services. Therefore, less than significant impacts to fire protection services are expected as a 
result of project implementation.   
 

b) Less Than Significant Impact. Project development may increase calls and demand for police and 
emergency services. However, this demand is not expected to hinder the City’s ability to provide 
police services or create demands that would require the construction of a new police station. 
The proposed project would be located in an already developed area that is served by the 
Riverside County Sheriff’s Department. The project will be required to comply with the City’s 
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Development Impact Fees in place at the time of construction. These fees on new development 
allow the City to continue to finance public facilities which goes towards the funding of various 
public services, including police. It also assists in offsetting impacts by providing enough revenue 
for necessary emergency service improvements to ensure acceptable police and fire response 
times, equipment, and personnel are maintained. The project will be required to annex into the 
City’s Communities Facilities District for Police Services, which is a special tax used to pay for 
public services. Therefore, less than significant impacts to fire protection services are expected as 
a result of project implementation.   
 

c)  No Impact. The project would consist of a storage facility and would not include residential 
property; therefore, there would not be an impact on school services in the City.  

 
d) No Impact. The City of Coachella offers a diverse range of park and recreation facilities. The City 

operates eight parks, one tot lot, two community centers, one boxing club and a swimming pool. 
As discussed in the Recreation Section (XVI) of this document, the proposed project would not 
create additional demand for public park facilities or result in the need to modify existing or the 
construction of new park facilities. Therefore, no impacts are expected.  
 

e) No Impact.  No increase in demand for government services or other public facilities is expected 
beyond those discussed in this section. No impact to other public facilities are expected.  

 
Mitigation Measures: None required. 
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XVI. RECREATION 
 
 
Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant With 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Increase the use of existing neighborhood and regional 
parks or other recreational facilities such that substantial 
physical deterioration of the facility would occur or be 
accelerated?  

    

b) Does the project include recreational facilities or require 
the construction or expansion of recreational facilities, 
which might have an adverse physical effect on the 
environment?  

    

(Sources: Coachella 2035 General Plan, 2015) 
 
Setting  
 
Parks and open space contribute to the preservation, continued growth and enhancement of Coachella’s 
parklands, recreational areas and surrounding open spaces. Open spaces are areas intended to remain 
essentially open with limited or no development. This includes spaces used for passive recreation, 
resource protection and /or hazard avoidance. Parks include greenways, developed parks and other areas 
primarily used for recreation. Typically, these areas are characterized by a high degree of open area and 
a limited number of buildings. Parks frequently include sports fields, playground equipment, and picnic 
areas, sitting areas, concession businesses, open turf, natural areas, trails and public golf courses. The City 
provides a variety of recreation facilities and currently has eight parks, one tot lot, two community centers, 
one boxing club and a swimming pool. The parks are funded by the Coachella Parks and Recreation 
Foundation.  
 
Discussion of Impacts 
 
a-b) Less Than Significant Impact. The proposed project would develop a storage facility. The 

increased use of the City’s existing park facilities associated with the project would not be 
substantial due to the nature of the project. No impacts are expected.  

 
Mitigation Measures: None required 
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XVII. TRANSPORTATION 
 
 
Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant With 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Conflict with a program plan, ordinance or policy 
addressing the circulation system, including transit, 
roadway, bicycle and pedestrian facilities?  

    

b) Would the project conflict or be inconsistent with CEQA 
Guidelines Section 15064.3, subdivision (b)?      

c) Substantially increase hazards due to a geometric design 
feature (e.g., sharp curves or dangerous intersections) or 
incompatible uses (e.g., farm equipment)?  

    

d) Result in inadequate emergency access?      

(Sources: Coachella 2035 General Plan, 2015; Coachella General Plan Update EIR, Circulation Section, 2015; 
Memorandum, Coachella RV Storage Trip Generation and VMT Screening Assessment, Fehr and Peers, 2023.) 
 
Discussion of Impacts 
 
a-b)  Less than Significant Impact.  
 

Setting 
The proposed project property is located east of Harrison Street between Avenue 48 and Avenue 
50 in the City of Coachella. The site proposes to construct 225,230 square feet of Storage space 
(Buildings A through Building I), 3,140 square feet of industrial lease space, and 3,970 square feet 
of office space on 11 gross acres. The project also proposes roof-top solar panels to power 
operations. The property exists in an industrial district, with towing and auto services on the west, 
lock smith, recycling, and towing services to the north, vacant land and the Coachella Valley 
Stormwater Channel to the east, and a date palm grove to the south. The property can be 
identified as Assessor’s Parcel Numbers (APN) 603-290-005 within Section 32, Township 5 South, 
Range 8 East, San Bernardino Principal Meridian.  

 
Primary access as well as emergency access to the site is provided on Harrison Street.  Harrison 
Street is a north/south roadway designated as a Local Industrial Street, with a 74 feet right-of-
way, two lanes of travel, a median lane and parking on both sides of the road. Harrison is currently 
paved with no curb or gutter adjacent to the project.  
 
Harrison Street connects to Avenue 48 to the north. Grapefruit Boulevard, located approximately 
1 driving mile west of the project site, provides regional access. 
 
Level of Service 
As required by SB 743, Vehicle Miles Traveled (VMT) replaced the former metric used to analyze 
traffic impacts which was Level of Service (LOS). With the implementation of SB 743, intersection 
LOS is not calculated to determine transportation impacts; however, it provides information 
regarding intersection capacity and general plan consistency for the City. VMT is discussed 
following this LOS discussion. 
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LOS is a measure of transportation system performance based upon the ratio of traffic volume 
relative to the capacity of the roadway or intersection. The volume-to-capacity ratio (V/C) 
indicates the overall performance of the roadway segment or intersection and corresponds to a 
rating of A through F identifying its level of capacity utilization and relative level of congestion. 
LOS A represents free-flow traffic with little or no delay whereas LOS F represents a breakdown 
of traffic flow and a high incidence of delay. The City of Coachella has established LOS D as the 
acceptable LOS for its intersections.  

 
Table XVII-1 Level of Service Thresholds 

Level of Service Intersection Control Delay (Seconds / Vehicle) 
Signalized Intersection Unsignalized Intersection 

A ≤ 10.0 ≤ 10.0 
B > 10.0 to ≤ 20.0 > 10.0 to ≤ 15.0 
C > 20.0 to ≤ 35.0 > 15.0 to ≤ 25.0 
D > 35.0 to ≤ 55.0 > 25.0 to ≤ 35.0 
E > 55.0 to ≤ 80.0 > 35.0 to ≤ 50.0 
F > 80.0 > 50.0 

    Source: Transportation Research Board, Highway Capacity Manual (6th Edition.) 
 

Vehicle Miles Travelled (VMT)  
The current recommended metric in the CEQA guidelines for transportation impacts is VMT per 
capita per SB 743. The legislative intent of SB 743 is to balance the needs of congestion 
management with statewide goals for infill development, promotion of public health through 
active transportation and reduction of greenhouse gas emissions. 
 
VMT is a measure of the amount of travel for all vehicles in a geographic region over a given period 
of time, typically a one-year period. The analysis of VMT (SB743) attributable to a project in CEQA 
went into full effect statewide on July 1, 2020. According to the Governor’s Office of Planning and 
Research (OPR) proposed CEQA Guideline implementing SB 743, projects that decrease vehicle 
miles traveled in a project area compared to existing conditions should be considered to have a 
less than significant transportation impact. The California Air Pollution Control Officers 
Association (CAPCOA) publishes a resource for Local Government to assess emission reductions 
from greenhouse gas mitigation measures. The CAPCOA report recognizes that land use planning 
provides the best opportunity to influence GHG emissions through a reduction in overall VMT. 
 
According to the National Center for Sustainable Transportation, a number of cities, regions and 
states across the United States have begun to deemphasize vehicle delay metrics such as LOS. In 
their place, policymakers are considering alternative transportation impact metrics that more 
closely approximate the true environmental impacts of driving. VMT is one metric that is 
increasingly being utilized. 
 
Goals for reducing Greenhouse Gasses (GHG) have been the primary motivation for the shift to 
VMT measures. Reductions in VMT produce many other potential benefits such as reductions in 
other air pollutant emissions, water pollution, wildlife mortality and traffic congestion, as well as 
improvements in safety and health and savings in public and private costs. 
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TUMF 
The Transportation Uniform Mitigation Fee (TUMF) program identifies network backbone and 
local roadways that are needed to accommodate growth. The regional program was put into place 
to ensure that developments pay their fair share, and that funding is in place for the construction 
of facilities needed to maintain an acceptable level of service for the transportation system. The 
TUMF is a regional mitigation fee program and is imposed and implemented in every jurisdiction 
in Riverside County.  
 
Ordinance No. 673 was established by the County of Riverside to implement a Coachella Valley 
TUMF Program. The purpose of Ordinance No. 673 is to authorize the County’s participation in 
the TUMF program, which establishes and sets forth policies, regulations, and authorized uses of 
fees collected relating to the funding for the construction of improvements and facilities to 
enlarge the capacity of the Regional System, as necessary to address the direct and cumulative 
environmental effects generated by new development projects. Under TUMF, developers of 
residential, industrial, and commercial property pay a development fee to fund transportation 
projects that will be required as a result of the growth the projects create.  
 
Additionally, the City of Coachella implements a Development Impact Fee (DIF.) The proposed 
project is located within the City of Coachella and will therefore be subject to the DIF. Eligible 
facilities for funding the City DIF program are identified on the finance page of the City’s website.  
 
Alternative Transportation 
The City of Coachella is served by SunLine Transit Agency. Sunline Transit Agency buses are 
wheelchair accessible and include bicycle racks accommodating two or three bicycles. Sunline 
Transit Agency provides bus services to the City of Coachella through Lines 1EV, 6, and 8. Route 1 
EV is the nearest to the project. This route runs from the City of Coachella to the City of Palm 
Desert, with a majority of the stops along Highway 111. The nearest bus stop is located 
approximately 2.9 miles south in driving/biking distance at 5th Street and Vine Avenue. The project 
is not proposing any elements that will change existing operations. The use of local bus services 
by project users is not expected to conflict with or substantially increase the demand for this 
transit service. Project implementation is not anticipated to interfere with the existing service or 
performance at bus stop facilities. The proposed project would not impact pedestrian or bicycle 
mobility.  
 
SunDial is a valley wide, origin-to-destination paratransit service designed to meet the 
requirements of the Americans with Disabilities Act (ADA). The purpose is to provide next day 
public transportation service for people who are unable to use the regular SunLine 
service. SunDial service is available within 3/4 of a mile on either side of any local SunLine route 
(not including Commuter Link 220 & Line 95). 
 
Transit service is reviewed and updated by SunLine periodically to address issues such as budget, 
ridership, and community demand. Changes in land use can affect these periodic changes, which 
could lead to enhanced service where appropriate.  
 
Existing Transportation Conditions Summary 
Regional access to the project is provided by Highway 111/Grapefruit Boulevard, approximately 
1 mile driving distance west of the project. Harrison Street serves as the primary access to the 
project. According to the Mobility Section of the City’s General Plan, Harrison Street is a “country 
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road.” A country road is described as a two-land roadway designed to carry traffic through rural 
areas of the City. It is designed for higher speeds and a variety of vehicles including cars, large 
trucks, and agricultural equipment as necessary. Limited bicycle and pedestrian usage are 
anticipated. 

 
Future Traffic Conditions 
The Institute of Transportation Engineers (ITE) Trip Generation Manual (11th Edition, 2021) trip 
generation rates were queried to determine trip generation for the proposed project. However, 
although the proposed uses are similar to ITE Land Uses Codes 150 (Warehousing), due to the 
unique use, traditional ITE trip generation rates were found to be not representative of the 
project. As recommended by the ITE, vehicle counts were collected as empirical data at a similar 
site to represent realistic trip generation behavior unique to the project and location. The nearby 
LUXTOR RV Storage and Service (located at 49751 Oates Lane, located south of the date palm 
grove south of the project site) was identified as a similar use that would be most representative 
of the proposed project.  
 
24-hour traffic counts were collected at the two access driveway locations of the LUXTOR RV 
Storage and Service on Tuesday, October 10, 2023, during fair weather. The custom trip 
generation rates were estimated for daily, AM peak hour and PM peak hour and are considered 
conservative as the sample site provides additional services, such as on-site maintenance, that 
the Project will not provide. Table XVII-2 presents the custom trip generation rates, and Table 
XVII-3 presents trip generation estimates for the Project. As shown in Table XVII-3, the Project is 
estimated to generate 212 daily trips, including approximately 25 (16 inbound/9 outbound) 
vehicle trips during the AM peak hour, and approximately 23 (6 inbound/17 outbound) vehicle 
trips during the PM peak hour. 

 
Table XVII-2: Custom Trip Generation Rates 

 

Source: Fehr and Peers, 2023 
Table XVII-3: Project Trip Generation  

 

Source: Trip Generation Manual 11th Edition (Institute of Transportation Engineers, 2021), Fehr and Peers, 2023. 
Note: KSF = 1,000 square feet 
 

According to Appendix B of the Riverside County Transportation Analysis Guidelines for Level of 
Service and Vehicle Miles Traveled, Traffic Analysis Exemptions, certain types of development 
proposals are generally exempt from Traffic Analysis requirements per Board of Supervisor’s 

 
Land Use 

 
Quantity 

 
Unit 

Traffic Counts Custom Trip Generation Rates 
Daily  
Trips 

AM Peak PM Peak Daily 
Rate 

AM Peak PM Peak 
In Out Total In Out Total Rate In  Out Rate In Out 

Existing RV 
Storage 

101 Storage  
Units 

121 9 8 17 4 11 15 1.20 0.14 53% 47% 0.12 27% 73% 

 
Land Use 

 
ITE 

Land 
Code 

 
Quantity 

 
Unit 

Traffic Counts Custom Trip Generation Rates 
Daily  
Rate 

AM Peak PM Peak Daily 
Trips 

AM Peak PM Peak 
Rate  In  Out Rate  In Out In Out Total In Out Total 

RV Storage / 
Office 

N/A 146 Storage  
Units 

1.20 0.14 53% 47% 0.12 27% 73% 175 11 9 20 5 
 

13 18 

Warehousing 150 6.84 KSF 1.71 0.17 77% 23% 0.18 28% 72% 12 1 0 1 0 1 1 
Office 710 2.34 KSF 10.84 1.52 88% 12% 1.52 17% 83% 25 4 0 4 1 3 4 

Net New External Trips 212 16 9 25 6 17 23 



INITIAL STUDY/MITIGATED NEGATIVE DECLARATION 

City of Coachella  Coachella Vault 
January 2026                       Initial Study/Mitigated Negative Declaration 

107 

action November 5, 1996 (Item no. 3.27). Exemption #10 indicates that an exemption is 
appropriate for any use which can demonstrate, based on the most recent edition of the Trip 
Generation Report published by the Institute of Transportation Engineers (ITE) or other approved 
trip generation data, trip generation of less than 100 trips during the peak hours. As noted above 
the project is anticipated to generate approximately 25 AM peak hour trips and 23 PM peak hour 
trips, which are both less than 100 peak hour trips. Therefore, the Project satisfies the LOS traffic 
analysis exemption criteria. No further LOS analysis is required for the Project and less than 
significant impacts are expected. 
 

b)  Less than Significant Impact.  
 

VMT Methodology 

The City of Coachella utilizes the December 2020 County of Riverside Transportation Analysis 
Guidelines (County’s TA Guidelines). The County’s TA Guidelines set forth screening criteria under 
which Projects are not required to submit detailed VMT analysis. This guidance for determination 
of non‐significant VMT impact is primarily intended to avoid unnecessary analysis and findings 
that would be inconsistent with the intent of SB 743.  VMT screening criteria for development 
projects include the following: 

• Small Local Serving Projects with low trip generation based on the County Greenhouse Gas 
Emissions Screening Tables resulting in a 3,000 Metric Tons of Carbon Dioxide Equivalent 
(MTCO2e) per year screening level threshold. Project trip generation is less than 110 trips per 
day per the ITE Manual or other acceptable source determined by Riverside County. Specific 
examples include retail buildings with area less than or equal to 60,000 sf, general office 
buildings less than or equal to 165,000 sf, and general light industrial buildings less than or 
equal to 179,000 sf., and warehouse (unrefrigerated) buildings less than or equal to 208,000 
sf. 

• Map Based Screening within an area of development under threshold as shown on screening 
map as allowed by the Transportation Department. 

• Local Essential Service includes day care, park, medical/dental office building under 50,000 
square feet, police or fire facility, and government offices which are considered local-serving 
facilities that shorten non-discretionary trips by putting those services closer to residents, 
resulting in an overall reduction in VMT. 

Project Screening 

A warehouse (unrefrigerated) is referenced to estimate the emission equivalent maximum daily 
trips allowed within the 3,000 MTCO2e per year emission threshold. Based on the County’s TA 
Guidelines Appendix G: Unit Based Screening Thresholds for Small Projects, the maximum size for 
warehouse (unrefrigerated) generating less than 3,000 MTCO2e per year is 208,000 square feet, 
which will result in 356 total daily trips. Based on the project’s VMT Screening Assessment by Fehr 
and Peers, the project is estimated to generate 212 daily trips, less than the emission equivalent 
daily trip threshold. Therefore, it can be assumed that the project would generate less than 3,000 
MTCO2e per year and would qualify for Small Project screening. The GHG section of this CEQA 
analysis illustrates this consistency. Small Project screening is consistent with the requirements of 
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the County’s TA Guidelines. As the project is presumed to result in less than significant 
transportation impacts related to VMT, no further VMT analysis is required for the project.  

Conclusions 

The project is considered a Small Project facility. Therefore, the project will not conflict or be 
inconsistent with CEQA Guidelines Section 15064.3 subdivision (b). Less than significant impacts 
are anticipated.  

Cumulative Impacts: None 

Mitigation Measures: None 

c)  Less than Significant Impact.  

The project site plan has been designed according to City of Coachella standards.  It provides an 
internal circulation system without sharp curves or dangerous intersections that is subject to 
review and approval by the City Traffic Engineer during standard City review processes.  The 
project entry consists of two proposed access points, both on the western border of the project 
site along Harrison Street. Emergency Access would be from the project’s entry points off Harrison 
Street. 

These driveways will be designed to incorporate proper stacking, sight distance and intersection 
control (e.g. left turn pockets) features.  Automobiles would be the primary vehicle type 
generated by the project.  

The project’s pedestrian access points will be located with adequate visibility, and project-
generated traffic will be consistent with existing traffic in the area. No roadway improvements 
are proposed as part of the project. 

A Traffic Control Plan may be required as a condition of approval to be implemented throughout 
all construction activities. This plan will work to reduce potential impacts that may arise due to 
conflicts with construction traffic. Impacts will be less than significant.  

The project is not anticipated to increase hazards due to geometric design features or 
incompatible uses. Following the review and approval process at the City of Coachella, impacts 
are less than significant.  

d)  Less than Significant Impact.  Regional access to the project site will be provided via a major 
arterial, primary arterial and local roads. Primary Project access will be provided via two access 
points on Harrison Street along the western border of the project site. This entry access would 
also serve as the emergency access point. Gated entrances will be accessible to emergency 
vehicles via an emergency lock box system such as Knox Box Rapid Entry System.  

The project’s pedestrian access points will be located with adequate visibility, and project-
generated traffic will be consistent with existing traffic in the area. No offsite roadway 
improvements are proposed as part of the project. 
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Prior to construction, both the Fire Department and Police Department will review the project 
site plan to ensure safety measures are addressed, including emergency access. The project is not 
anticipated to result in inadequate emergency access. Approval of the project is not anticipated 
to result in inadequate emergency access. Therefore, impacts are less than significant relative to 
inadequate emergency access. 
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XVIII. TRIBAL CULTURAL RESOURCES 
 
 
Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant With 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Would the project cause a substantial adverse change in 
the significance of a Tribal cultural resource, defined in 
Public Resource Code Section 21074 as either a site, 
feature, place, cultural landscape that is geographically 
defined in terms of the size scope of the landscape, 
sacred place, or object with cultural value to a California 
Native American tribe, and that is:                                  

    

i) Listed or eligible for listing in the California Register 
of Historical Resources, or in a local Register of 
historical resources as defined in Public Resource 
Code Section 5020.1(k), or; 

    

ii) A resource determined by the lead agency in its 
discretion and supported by substantial evidence, to 
be significant pursuant to criteria set forth in 
subdivision (c) of Public Resources Code Section 
5024.1. In applying the criteria set forth in 
subdivision (c) of Public Resources Code Section 
5024.1, the lead agency shall consider the 
significance of the resource to a California Native 
American Tribe.   

    

(Sources: Cultural Resources Assessment, Statistical Research).  
 
Setting 
 
As discussed in the Cultural Section of this Initial Study, the Coachella Valley is a historical center of Native 
American settlement, where U.S. surveyors noted large numbers of Indian villages and rancherías, 
occupied by the Cahuilla people, in the mid-19th century. While having a rich Native American historical 
background, the Native American population is still present in Coachella. Due to its historical, cultural and 
archaeological resources, most of the City is designated as “medium sensitivity to historical resource 
sensitivity” (Coachella 2035 GPU Final EIR, Figure 4.4-2).  
 
The aboriginal group that occupied the northern Coachella Valley during the historical period was the 
Desert Cahuilla, who, along with the Mountain and Pass Cahuilla, constituted the ethnographic Cahuilla. 
The Cahuilla spoke a language of the Takic branch of Northern Uto-Aztecan, and the Desert Cahuilla spoke 
a distinct dialect of Cahuilla. There have been few archaeological studies of the historical-period Cahuilla, 
but testing at the former Mission Creek Indian Reservation, approximately 11.2 km (7 miles) northwest of 
the project area, identified occupations stretching from the Late Prehistoric period into the early 
twentieth century. Similarly, excavations at Tahquitz Canyon, 54 km (33.5 miles) southeast of the project 
area, found a large village complex dating to between A.D. 1600 and 1870. Villages were located in areas 
with access to a number of resources, either at springs or where wells could be easily dug. As a result, 
most villages relied on hand-excavated walk-in wells for water. These wells were dug to a depth of about 
6 m (20 feet), to reach the water table. Villages were loose clusters of houses spread over an area up to 1 
km (0.6 miles) across. Some of the houses were large, whereas others were smaller, and at least one large 
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ceremonial structure was present in each village. Once established, villages were considered permanent 
and were occupied by lineages. Villages were connected to each other by a complex system of trails.  
 
Discussion of Impacts 

a i) No Impact. As previously discussed in the Cultural Resource section of this document, no 
previously recorded resources were identified within the project area. SRI submitted a request 
for a Sacred Lands File Search to the Native American Heritage Commission (NAHC) on October 4, 
2023. On November 21, 2023, the NAHC responded and indicated that the results of the Sacred 
Lands File Search were negative for known cultural resources within the vicinity of the project 
area. No resources were found to be listed in the catalog of California Historical Landmarks (CHLs). 
No historical-period structures or other features are depicted in any of the historical maps, 
records, or aerial photographs. Available aerial imagery shows no historical-period structures 
within the project area. Therefore, the project site is not expected to cause a substantial adverse 
change in the significance of a Tribal cultural resource as defined by Public Resource Code §21074 
and no impacts are expected. 

  
a ii) Less than Significant Impact with Mitigation Incorporated.  Assembly Bill 52 (AB 52) requires lead 

agencies to notify their local tribes about development projects. It also mandates lead agencies 
consult with Tribes if requested and sets the principles for conducting and concluding the required 
consultation process. Pursuant to AB 52 consultation requirements, the City of Coachella initiated 
the AB52 consultation process in June 2024. Only one response was received from the Agua 
Caliente Band of Cahuilla Indians (ACBCI), who deferred to the Cabazon Band of Mission Indians. 
No other responses were received, and the Tribal Consultation period was concluded.  

  
 Although no Tribal Cultural resources were found during the field survey and the Sacred Lands 

File search produced negative results, the site remains sensitive to buried archaeological 
resources due to the isolated prehistoric artifacts and cremation site previously documented in 
the records search area.  

 
 With implementation of Mitigation Measure CUL-1, impacts to Tribal cultural resources would be 

less than significant. 
   
Mitigation Measures: See CUL-1  
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XIX. UTILITIES AND SERVICE SYSTEMS 
 
 
Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant With 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Require or result in the relocation or construction of new 
or expanded water, wastewater treatment or storm 
water drainage, electric power, natural gas, or 
telecommunications facilities, the construction or 
relocation of which could cause significant 
environmental effects?   

    

b) Have sufficient water supplies available to serve the 
project and reasonable foreseeable future development 
during normal, dry and multiple dry years?  

    

c) Result in a determination by the wastewater treatment 
provider which serves or may serve the project that it 
has adequate capacity to serve the project's projected 
demand in addition to the provider's existing 
commitments?  

    

d) Generate solid waste in excess of State or local 
standards, or in excess of the capacity of local 
infrastructure, or otherwise impair the attainment of 
solid waste reduction goals?  

    

e)  Comply with federal, state, and local management and 
reduction statutes and regulations related to solid 
waste?  

    

 
Setting 
 
Water 
Groundwater is the primary source of domestic water supply in the Coachella Valley; the Coachella Water 
Authority (CWA) provides over 8,000 municipal water service connections and over 2,128 million gallons 
(MG) of water to customers in their service area. CWA’s existing water system consists of different 
pressure zones, groundwater wells, storage reservoirs, booster pumping stations, and distribution 
facilities. Groundwater is pumped from six wells within the City’s distribution system. The total capacity 
of active wells is approximately 11,400 gallons per minute (gpm). CWA has three storage reservoirs within 
the City, with a total reservoir capacity of approximately 10.5 MG. CWA’s distribution system network 
consists of approximately 120 miles of pipeline, which ranges from 4-inches to 36-inches in diameter.  

 
Wastewater 
Wastewater services are provided to the City by the Coachella Sanitary District. The City of Coachella’s 
sewer system consist of approximately 90 miles of sanitary sewers that collect local flows generated from 
the City’s residential, commercial, and industrial areas and discharge to the City’s Avenue 54 Wastewater 
Treatment Plan (WWTP) with a capacity of 4.5 million gallons per day (MGD).   
 
Solid Waste 
Solid waste disposal and recycling services for the City Coachella is provided by Burrtec. Residential, 
Commercial waste and recycling is taken to the Coachella Valley Transfer Station. Waste from the Transfer 
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Station is then taken to a permitted landfill or recycling facility outside of the Coachella Valley. These 
include Badlands Disposal site, El Sobrante Sanitary Landfill, and Lamb Canyon Disposal Site.  
 
Other Utilities  
The site is under the jurisdiction for electricity from Imperial Irrigation District (IID), natural gas from 
Southern California Gas Company (So Cal Gas), and Frontier and Charter Communications for 
telecommunications. All utility services are located on Harrison Street and Avenue 48. 
 
Discussion of Impacts 
 
a) Less Than Significant Impact. The project site is in an urban setting with utility connections 

located in Harrison Street and along the unimproved portion of Avenue 48. Domestic water is 
provided to the site by the Coachella Water Authority (CWA) and wastewater services are 
provided to the site by the Coachella Sanitary District. The project would connect to the existing 
water and sewer mains along Harrison Street and the unimproved portion of Avenue 48. The 
project does not propose to connect to IID electricity to power the site. The project will include 
rooftop solar panels, battery storage, and generator backup systems to provide power to the 
facility. Development will occur in phases, and solar energy systems will be installed for each 
building as it is constructed. and SoCal Gas for natural gas services, telecommunication 
connections are provided by Frontier. All connections of these utilities are located adjacent to the 
project’s boundary. The proposed onsite storm drain system includes facilities which have been 
preliminarily sized to provide enough storage for the 100-year controlling storm event. The 
extension of all onsite utilities will occur within the project’s boundary and no new construction 
of public water, wastewater, electric power, natural gas, or telecommunications facilities will 
need to be constructed or relocated. Therefore, less than significant impacts are expected.  
 

b) Less Than Significant Impact. Groundwater is the primary source of domestic water supply in the 
Coachella Valley. CWA’s 2020 Regional Urban Water Management Plan (RUWMP) has been 
developed to assist the agency in reliably meeting current and future water demands in a cost-
effective manner. The comprehensive Water Management Plan guides efforts to eliminate 
overdraft, prevent groundwater level decline, protect water quality, and prevent land subsidence. 
CWA functions as one principal source of water supply, local groundwater is pumped from the 
CWA‐owned wells. There are currently six wells within the City’s distribution system. The total 
pumping capacity of active wells is approximately 11,400 gallons per minute (gpm) or 16.5 million 
gallons per day (MGD). There are three storage reservoirs within the City, the 1.5-million-gallon 
(MG) Dillion Road Reservoir, the 3.6 MG Mecca Reservoir, and the 5.4 MG Well 18 Reservoir. CWA 
has a total reservoir storage capacity of 10.5 MG. 

 
CWA has a current baseline water demand rate of 200 gallons per capita per day (GPCD). CWA’s 
actual water usage is 141 GPCD and is 40.8% lower than the targeted reduction for 2020. It is 
anticipated that future users will continue to achieve a lower GPCD average usage across all 
customer classes due to implementation of plumbing code and updated landscape ordinance 
requirements.  The City’s Municipal Code has several ordinances to ensure water supply and 
efficiency measures are in place.  Additionally, the project will be required to comply with the 
City’s Landscape Development Guidelines and would include water efficient landscaping.  
Compliance with these guidelines and City ordinances will ensure that future development 
reduces water demand to meet CWA’s target demands. 
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The project site is undeveloped and currently not connected to domestic water services. The 
proposed project would connect to the existing infrastructure on Harrsion Street through on-site 
improvements of a 4” water line and will comply with the existing water management program in 
place. The addition of industrial use will result in an increase in demand for water supplies.  
 
CWA’s 2020 RUWMP projected demands are shown in Table 5-7. The demand projections in Table 
5-7 were based on the regional growth forecast prepared by the Southern California Association 
of Governments (SCAG) as part of their regional transportation plan. SCAG gathered input from 
cities and counties throughout Southern California about expected growth and development for 
the next 25 years and incorporated the land use designations in each jurisdiction’s General Plan. 
SCAG analysis includes estimates of population, households, and employment in each Traffic 
Analysis Zone (TAZ) in their study area.  Additional analysis of vacancy rates was performed to 
estimate baseline and projected housing units for the study area, including housing units used by 
seasonal residents and other part-time uses. Future estimates of employment were used to drive 
future growth in Commercial, Industrial, and Institutional (CII) demands.  
 

Table XIX-1 DWR 4-2R Projected Demands for Water 

Use Type Projected Water Use (AFY) 
2025 2030 2035 2040 2045 

Single Family 7,072 8,364 9,575 10,840 11,785 
Multi-Family 1,005 1,189 1,422 1,799 2,342 
Commercial/Industrial/ Institutional  1,181 1,370 1,558 1,674 1,790 
Landscape 935 1,096 1,257 1,449 1,641 
Other  22 26 31 36 41 
Losses 654 774 888 1,021 1,147 
Total 10,869 12,819 14,731 16,819 18,746 
Source: Table 5-7 CWA 2020 Regional Urban Water Management Plan 
 

The RUWMP estimates a population projection out to 2045, as shown in Table 5-3, the 2020 
population is estimated at 45,522. The current population of the City of Coachella is 42,462 
persons (2023 Department of Finance Population and Housing Estimates) which is still below the 
UWMP population estimates. The Project site is vacant and therefore is not currently utilizing 
domestic water services provided by CWA. The Project proposes a luxury vehicle storage facility 
and industrial office space which will result in a small increase in water services. The proposed 
project would not result in an increase in the population and would not have a substantial increase 
to the City’s population estimates projected in the City’s General Plan and CWA’s RUWMP. The 
2020 RUWMP indicates that adequate water supplies will be available to accommodate 
development and population increase under normal year, single year, and multiple dry year 
scenarios.  

Table XIX-2 DWR 3-1R Current and Project Population 
Population Served  2020 2025 2030 2035 2040 2045 
CWA 45,522 66,478 78,735 90,991 100,248 115,504 
Source: Table 5-3 CWA 2020 Regional Urban Water Management Plan 
 

The infrastructure and design components for the project will be consistent with CWA 
requirements and water management plan. The project will also be reviewed by CWA and City 
staff to ensure compliance with all current and applicable requirements. The proposed 
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development will be expected to implement water conservation measures to reduce impacts to 
public water supplies. Additionally, water installation and connection fees in place at the time of 
development will be collected by CWA. Therefore, less than significant impacts to available water 
supplies are expected.  
 

c) Less Than Significant Impact. The City manages the Coachella Sanitary District that operates a 
4.5-MGD secondary treatment wastewater facility. In 2010, the City upgraded the capacity of the 
Coachella Water Reclamation Facility to 4.5 MGD, and the current average daily discharge is 
approximately 2.7 MGD. The plant remains a full secondary treatment facility with oxidation 
ditches for denitrification. This WWTP has a capacity of 4.5 million gallons per day (mgd). The 
City’s collection system includes 90 miles of sanitary sewer and two pumping stations. The City 
currently does not have recycled water use within its service area. While the City plans to use 
recycled water in some capacity in the future, additional information related to a potential 
recycled water system is being developed as part of regional planning efforts.  
 
The proposed project would connect into the existing sewer main along the eastern side of the 
project and provide waste water services to the site through a series of 8” sewer laterals. The 
project will undergo review by Coachella Sanitary District and City staff to ensure wastewater 
capacity and compliance with the current wastewater treatment requirements. Additionally, 
sewer and water installation and connection fees in place at the time of development will be 
collected by the City. No new or expanded treatment facilities are expected as a result of project 
implementation, nor is the project expected to exceed wastewater capacity. Therefore, less than 
significant impacts to available wastewater are expected.  

 
d, e) Less Than Significant Impact. Solid waste disposal and recycling services for the City of Coachella 

is provided by Burrtec. Solid waste and recycling collected from the proposed project will be 
hauled to the Coachella Valley Transfer Station, which has a 1, 100 tons per day capacity. Waste 
from this transfer station is then sent to a permitted landfill or recycling facility outside of the 
Coachella Valley. These include Badlands Disposal Site, El Sobrante Sanitary Landfill and Lamb 
Canyon Disposal Site. Cal-Recycle data indicates the Badlands Disposal site has 7,800,000 cubic 
yards of remaining capacity, the El Sobrante Landfill has a remaining capacity of 143,977,170  tons 
of solid waste, and Lamb Canyon Disposal has a remaining solid waste capacity of 19,242,950 
cubic yards.   
 
As part of its long-range planning and management activities, the Riverside County Department 
of Waste Resources (RCDWR) ensures that Riverside County has a minimum of 15 years of 
capacity, at any time, for future landfill disposal. Pursuant to AB939, the County prepared the 
1996 Countywide Integrated Waste Management Plan (CIWMP) in collaboration with its cities to 
ensure a coordinated effort at solid waste reduction and landfilling. The 15-year projection of 
disposal capacity is prepared each year as part of the annual reporting requirements for the 
CIWMP. The most recent 2019 Annual Summary has a 19-years of disposal capacity, and no 
additional capacity is needed to dispose of countywide waste through 2038. Less than significant 
impacts are anticipated. 
 
The project will comply with all applicable solid waste statutes and guidelines. All development is 
required to comply with the mandatory commercial and multi-family recycling requirements of 
Assembly Bill 341. The project will also comply with the recycling requirements of Cal Green and 
develop a waste management plan that will include diverting at least 50% of construction and 
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demolition material fill from landfills. Less than significant impacts are expected relative to 
applicable solid waste statues and regulations. 
 

Mitigation Measures: None required 
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XX. WILDFIRE 
 
 
If located in or near state responsibility areas or lands 
classified as very high fire hazard severity zones, would the 
project: 

Potentially 
Significant 

Impact 

Less Than 
Significant With 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Substantially impair an adopted emergency plan or 
emergency evacuation plan?      

b) Due to slope, prevailing winds, and other factors, 
exacerbate wildfire risks, and thereby expose project 
occupants to, pollutant concentrations from a wildfire 
or the uncontrolled spread of a wildfire?  

    

c) Require the installation or maintenance of associated 
infrastructure (such as roads, fuel breaks, emergency 
water sources, power lines or other utilities) that may 
exacerbate fire risk or that may result in temporary or 
ongoing impacts to the environment?  

    

d) Expose people or structures to significant risks, including 
downslope or downstream flooding or landslides, as a 
result of runoff, post-fire slope instability, or drainage 
changes?  

    

 
(Sources: The City of Coachella 2035 General Plan, 2015); Cal Fire Fire Hazard Severity Zones Map.  
 
a-d) No Impact. The project site occupies approximately 11 acres of vacant and undeveloped land east 

of Harrison Street and 1,300 feet south of Avenue 48. The project is surrounded by industrial uses 
to the north and west, a date palm grove to the south, and vacant land to the east.  
 
According to Cal Fire’s Fire and Resource Assessment Program the proposed project site is not 
located within a Very High Fire Hazard Severity Zone. As a result, the project is not expected to 
impair an adopted emergency response plan or emergency evacuation plan. No impacts are 
anticipated. 

 
 Wildfire risk is related to a number of parameters, including fuel loading (vegetation), fire weather 

(winds, temperatures, humidity levels and fuel moisture contents) and topography (degree of 
slope). Steep slopes contribute to fire hazards by intensifying the effects of wind and make fire 
suppression difficult. Fuels such as grass are highly flammable because they have a high surface 
area to mass ratio and require less heat to reach the ignition point. The project site is not expected 
to expose project occupants to pollutant concentrations from a wildfire or the uncontrolled 
spread of a wildfire. 

 
The project proposes development of water, sewer, and stormwater infrastructure. The proposed 
improvements would allow for a decrease in fire risk relative to existing conditions. The project 
would not impair implementation of or physically interfere with an adopted emergency response 
plan or emergency evacuation plan. As a result, the project is not expected to require the 
installation or maintenance of associated infrastructure that may exacerbate fire risk or that may 
result in temporary or ongoing impacts to the environment. 
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The project site will be connecting to an existing network of City streets. Access to the project will 
occur on the paved right-of-way of Harrison Street. The project will provide curb and gutter 
improvements along the Harrison Street frontage. The property is located in a developed area. 
Landslides include rockfalls, deep slope failure, and shallow slope failure. Factors such as the 
geological conditions, drainage, slope, vegetation, and others affect the potential for landslides. 
One of the most common causes of landslides is construction activity that is associated with road 
building. The project site is relatively flat; therefore, the potential for a landslide in the project 
site is essentially non-existent. As a result, the project is not expected to expose people or 
structures to significant risks, including downslope or downstream flooding or landslides, as a 
result of runoff, post-fire slope instability, or drainage changes and no impact is expected to result 
from the project. 

 
Mitigation Measures: None required 
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XXI. MANDATORY FINDINGS OF SIGNIFICANCE 
 
NOTE:  If there are significant environmental impacts which cannot be mitigated and no feasible project alternatives 
are available, then complete the mandatory findings of significance and attach to this initial study as an appendix.  
This is the first step for starting the environmental impact report (EIR) process. 
 
 
 
 
Does the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant With 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 

No Impact 

a) Have the potential to substantially degrade the quality 
of the environment, substantially reduce the habitat of 
a fish or wildlife species, cause a fish or wildlife 
population to drop below self-sustaining levels, 
threaten to eliminate a plant or animal community, 
substantially reduce the number or restrict the range of 
a rare or endangered plant or animal or eliminate 
important examples of the major periods of California 
history or prehistory?  

    

b) Have impacts that are individually limited, but 
cumulatively considerable? ("Cumulatively 
considerable" means that the incremental effects of a 
project are considerable when viewed in connection 
with the effects of past projects, the effects of other 
current projects, and the effects of probable future 
projects) 

    

c) Have environmental effects which will cause 
substantial adverse effects on human beings, either 
directly or indirectly?  

    

 
Discussion of Impacts 
 
a) Less Than Significant Impact with Mitigation Incorporated.  As concluded in the Biological and 

Cultural Resources Section of this Initial Study, the proposed project would result in no impacts, 
less than significant impacts, or less than significant with mitigation to these resources. The 
project is compatible with the City of Coachella General Plan and its surroundings. The project will 
not significantly degrade the overall quality of the region’s environment, or substantially reduce 
the habitat of a wildlife species, cause a fish or wildlife population to drop below self-sustaining 
levels, threaten to eliminate a plant or animal community, reduce the number or restrict the range 
of a rare of endangered plant or animal community. The project site has been previously disturbed 
over the years and development of the site would not eliminate important examples of major 
periods of California History or pre-history.  Based upon the information provided in the biological 
and cultural sections within this Initial Study, approval and implementation of the project is not 
expected to substantially alter or degrade the quality of the environment and mitigation measures 
included in this document will reduce potential impact to less than significant levels.   
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b) Less Than Significant Impact.  The proposed project and its location are found to be adequate 
and consistent with existing federal, state, and local policies and is consistent with the City of 
Coachella General Plan and surrounding land use. Approval and implementation of the proposed 
project will result in less than significant impacts related to cumulatively considerable impacts.     

 
c) Less Than Significant Impact.  As discussed in the various sections throughout this Initial Study, 

the proposed project would not include land use that could result in substantial adverse effects 
on human beings. The project has been designed to comply with established design guidelines 
and current building standards. The City’s detailed review process will ensure that applicable 
guidelines are being followed. Based upon the findings provided in this document, and mitigation 
measures and standard conditions incorporated into the project, less than significant impacts are 
expected.   

 
Mitigation Measures: See Biological Section IV and Cultural Section V. 
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