
COACHELLA 
OBJECTIVE DESIGN STANDARDS

PLANNING COMMISSION

June 21, 2023 | 5:00 p.m.  

This project is funded and managed by the Southern California Association of Governments (SCAG) through their Regional Early Action 
Planning (REAP) program with grant funding from State of California Department of Housing and Community Development (HCD)
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AGENDA

1. Presentation 20 Minutes

2. Clarification Questions
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OBJECTIVE DESIGN STANDARDS

STATE LEGISLATION 
Coachella is required to accelerate 
housing production and reduce 
housing costs through:

1. Certainty in adopted ODS. 

2. Faster permitting 
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WHY DO WE NEED OBJECTIVE DESIGN STANDARDS?

The Coachella Planning Commission currently 
uses the discretionary Architectural Review 
process to the Pueblo Viejo Design Guidelines 
to review multi-family housing development 
applications. 

1. The guidelines contain ambiguous and 
unclear recommendations for the review of 
new development that can interpreted 
multiple ways. 

2. Subjectivity of guidelines often results in 
inconsistent interpretations, as well as 
prolonged review processes that impede the 
creation of new townhomes, apartments, 
and condominiums.

NO ODS CURRENTLY EXIST
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Objective development standards offer 
no “gray area” for interpretation.

1. Objective development standards are 
‘requirements’ (e.g., ‘shall’ or ‘must’) that 
are measurable and verifiable, as opposed 
to guideline ‘recommendations’ (e.g.; ‘may’ 
or ‘should’) that are subjective. 

2. The objectivity of standards provides 
predictable outcomes because projects are 
reviewed without interpretation by City 
Planning Staff, facilitating the creation of 
new apartments, townhomes, and 
condominiums.

ODS WILL BE PREDICTABLE 

WHAT ARE OBJECTIVE DESIGN STANDARDS?
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The standards are applicable only to 
new development in the following 
General Plan Update 2035 Land Use 
designated areas:

1. Mixed use apartment development 
in Downtown, Urban Employment, 
and Neighborhood Center areas.

2. Apartment and townhome 
development in the Urban 
Neighborhood and General 
Neighborhood areas.

3. Objective Development Standards 
DO NOT apply to single-family 
Suburban Neighborhood areas.

WHERE WILL THESE STADARDS APPLY?

NEW DEVELOPMENT 
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Development review will be ‘ministerial’, 
provided exclusively by City Staff.

• NO review by the Planning Commission or 
City Council

• Discretionary. Applicants can opt out and 
use existing Architectural Review process.

Requires a submittal of:

• Senate Bill (SB) 330 Application.

• SB 35 Affordable Housing Eligibility 
Application. Is optional.

CITY STAFF REVIEW

WHO WILL REVIEW THE PROJECTS?
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Development Application review 
will be streamlined.

• 90 Days: Approval for projects 
150 units or less.

• 180 Days: Approval for projects 
more than 150 units.

• CEQA: SB 35 eligible projects 
are exempt from 
lengthy environmental 
review processes.

Image: Crandall Arambula

FOR DEVELOPERS: 

WHAT ARE THE BENEFITS OF ODS CITY STAFF REVIEW?
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Increased supply of high-quality 
development

• Building design based on 
community values.

• Sidewalk and plaza amenities 
constructed and maintained by 
developers.

• Additional shopping opportunities 
at businesses in mixed use 
projects.

FOR CITY RESIDENTS: 

WHAT ARE THE BENEFITS OF ODS CITY STAFF REVIEW?
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OBJECTIVE DESIGN
STANDARDS

CONTENT 
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THE ODS WILL REGULATE

• Public Realm Improvements

• Site Design

• Building Design

HOW WILL THE ODS STANDARDS BE STRUCTURED?
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THE ODS WILL REGULATE

• PUBLIC REALM IMPROVEMENTS

HOW WILL THE ODS STANDARDS BE STRUCTURED?
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‘PUBLIC REALM’ 
IMPROVEMENTS
(Perimeter streetscape standards)

• Widened sidewalks
• Canopy street trees
• Shrubs and ground cover
• Ornamental lighting
• Benches and bike racks

HOW WILL THE ODS BE STRUCTURED?
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Safe walking and rolling access for people walking is lacking on many busy streets. 

PUBLIC REALM STANDARDS

BUSY STREETS

Standards will be provided to address 
pedestrian safety and comfort

Multi-family
development site

Image: Google Earth
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Standards apply to streets 
generally that are  wider and have 
higher traffic volumes. 

PUBLIC REALM STANDARDS

BUSY STREETS STANDARDS

Image: Crandall Arambula
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PUBLIC REALM STANDARDS

BUSY STREETS STANDARDS

Multi-family buildings on sites 
that front the following street 
classifications* shall comply with 
these standards:

• Major Arterial 
• Primary Arterial 
• Collector Streets 

(*Coachella General Plan designation)
Image: Crandall Arambula
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The intent of standards is to foster safe and comfortable pedestrian access by 
providing a more robust landscaped buffer between the roadway and the sidewalk.

PUBLIC REALM STANDARDS

BUSY STREETS

Landscape buffer 
example

No landscape 
buffer example

THISNOT THIS
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PUBLIC REALM STANDARDS

BUSY STREETS

Three distinct and
contiguous sidewalk zones 
comprise the 20’ wide public 
realm.

• Parkway Zone (PKZ)
• Sidewalk Zone (SWZ)
• Transition Area Zone (TAZ)

A public easement will be 
required.
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These streets generally are 
narrower and have lower traffic
volumes. 

PUBLIC REALM STANDARDS

QUIET STREETS STANDARDS
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PUBLIC REALM STANDARDS

QUIET STREETS STANDARDS

Multi-family buildings on sites 
that front the following street 
classifications* shall comply with 
these standards:

• Collector
• Suburban Residential
• Urban Residential
• Cul-de-sac

(*Coachella General Plan designation)
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The intent of standards is to foster a safe, direct, and comfortable pedestrian 
access to first floor residential entries, internal driveways, common spaces, and 
paseos and encourage first floor street-oriented residential activity and visibility.

PUBLIC REALM STANDARDS

QUIET STREETS

Landscape buffer 
example

No landscape 
buffer example

THISNOT THIS

Direct access to 
residences
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PUBLIC REALM STANDARDS

QUIET STREETS

Three distinct and
contiguous sidewalk zones 
comprise the 15’ wide public 
realm.

• Parkway Zone (PKZ)
• Sidewalk Zone (SWZ)
• Transition Area Zone (TAZ)

A public easement will be 
required.
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PUBLIC REALM TRANSITION
(privacy and livability standards)

• Address potential first floor 
residential or commercial building 
conditions 

• Establish requirements for any 
required building setback. 

HOW WILL THE ODS STANDARDS BE STRUCTURED?

First floor 
residential 
standards 

First floor 
commercial  
standards 
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AT-GRADE STANDARDS FIRST 
FLOOR RESIDENTIAL USE

The intent of the standards is to 
provide adequate privacy separation 
between the first floor unit interior 
living space and the public realm 
providing a setback. 

PUBLIC REALM TRANSITION
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Standards are intended ensure privacy and provide usable outdoor space.

Standards will establish conditions for at-grade residential uses. 

PUBLIC REALM TRANSITION

Required first 
floor setback

First floor 
residences

Patios  permitted  
in setback

CONDITION 1 CONDITION 1
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Standards will establish standards for at-grade conditions 

Standards will be created to provide privacy for first floor residents

PUBLIC REALM TRANSITION

CONDITION 2

Landscaping  
permitted  in 

setback

Required first 
floor setbackFirst floor 

residences

CONDITION 2
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ABOVE-GRADE FIRST FLOOR 
RESIDENTIAL USE.

Provide a privacy grade separation 
between the first floor units and the 
public realm when the building is not 
setback.

PUBLIC REALM TRANSITION
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Standards will establish standards for above-grade conditions 

Ground floor residential uses 
setback from  the sidewalk to 

accommodate a stoop and 
stairs

Standards will be created to provide privacy for first floor residents

PUBLIC REALM TRANSITION

Required first 
floor setback
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Standards will establish standards for above-grade conditions 

Ground floor residential units constructed to 
the sidewalk line are permitted, but finished 
floor must be raised above adjacent sidewalk 
grade to prevent views into residences

Finished Floor

Finished Floor

Standards are inted to provide privacy for first floor residents

PUBLIC REALM TRANSITION
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PUBLIC REALM TRANSITION

AT-GRADE FIRST FLOOR 
COMMERCIAL USE

Permit direct first floor
access between first floor 
commercial and sidewalk when the 
building is not setback.
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Standards will establish standards for at-grade conditions 

Standards will be created to foster day and evening activity.

PUBLIC REALM TRANSITION

Setbacks will be permitted for 
public or private outdoor 
seating and landscaping.

Ground floor commercial shall be 
permitted to be the sidewalk. 

gperez
Text Box
Attachment 3



THE ODS WILL REGULATE

• Public Realm Improvements

• SITE DESIGN

HOW WILL THE ODS STANDARDS BE STRUCTURED?
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LANDSCAPING

• Unify multiple buildings

• Enhance the enjoyment and beauty 
of public and private spaces

• Provide visual screening 

• Providing shade from the sun and 
shelter from the wind.

SITE PLANNING STANDARDS
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OUTDOOR LIGHTING

• Ensure nighttime safety

• Animate gathering areas 

• No lighting shall create any 
unnecessary nuisance

SITE PLANNING STANDARDS
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UTILITIES

• Do not detract from the visual 
quality of a public realm or building 
facades.

• Underground where feasible

• Screened

SITE PLANNING STANDARDS
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WALLS, FENCES, AND GATES

• Parking lots

• Adjacent development

• First floor residential unit privacy 
patio walls 

• Common areas

SITE PLANNING STANDARDS
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THE ODS WILL REGULATE

• Public Realm Improvements

• Site Design

• BUILDING DESIGN

HOW WILL THE ODS STANDARDS BE STRUCTURED?
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BUILDING DESIGN STANDARDS

OPTION 1 AND OPTION 2 

OPTION 3

BUILDING MODULATION

INTENT: 

• Optional architectural approaches.

• Reduce the building’s scale— the 
perceived size and presence in 
relation to its existing or planned 
setting

• Building massing— the overall 
volume of the structure. Building 
should be perceived as multiple 
structures.
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BUILDING MODULATION

OPTION 1

The standard shall be applied where:

• Minimum density— 20 dwelling 
units per acre.

• General Neighborhood, Urban 
Neighborhood, and Urban 
Employment zones.

BUILDING DESIGN STANDARDS

Three and four 
floor buildings
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OPTION 1

VERTICAL MODULATION

• Requires asymmetrically arranged, 
irregularly stepped variations in 
building facade height and width.

• Includes standards for three or four  
floor buildings

BUILDING DESIGN STANDARDS

Stepped facades
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VERTICAL MODULATION

• Variation—include a minimum of 3 
façade heights

• Arrangement— no single facade 
height shall comprise more than 75 
percent of the total building 
façade.

BUILDING DESIGN STANDARDS — OPTION 1 
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OPTION 1

HORIZONTAL MODULATION

• Achieved by providing a 
combination and variation in 
location, width, and depth of 
façade recesses and projections.

• Applies to buildings are greater 
than 2 stories in height.

BUILDING DESIGN STANDARDS

Recessed or projected 
facades
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HORIZONTAL MODULATION

• Arrangement— A minimum of 25% of the 
total façade area shall be modulated

• Width— modulation shall be a minimum 
of 10 feet in width. No more than 4 facade 
projections or recesses shall be of equal 
width.

• Depth— recesses and projections shall be 
4 foot or greater in depth. A minimum of 
10% modulated facade area shall 10 feet 
or greater in depth.

BUILDING DESIGN STANDARDS — OPTION 1 
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ROOF FORM & MATERIALS

• Roof volume and massing shall 
contribute to and complement 
facade horizontal and vertical 
modulation. All buildings shall 
create a varied building silhouette 
by providing a variety of primary 
and secondary roof forms that are 
comprised of different widths, 
heights, and sizes. 

BUILDING DESIGN STANDARDS — OPTION 1 

Varied sloped and flat 
roof forms

gperez
Text Box
Attachment 3



ROOF FORM & MATERIALS

• Required sloped roof forms—
hipped or gabled roofs shall be 
required for a minimum of 60 
percent of all roof area.

• Permitted flat roof forms— Parapet 
and mansard-screened flat roofs 
are permitted. Flat roofs with 
mansards or parapet wall 
enclosures shall not comprise more 
than 40 percent of total roof area.

BUILDING DESIGN STANDARDS — OPTION 1 
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BUILDING MODULATION

OPTION 2

The standard shall be applied where:

• Maximum density— 20 dwelling 
units per acre.

• General Neighborhood, Downtown 
Transition , and Urban Employment 
zones.

BUILDING DESIGN STANDARDS

Two floor 
buildings
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OPTION 2

VERTICAL MODULATION

• Requires asymmetrically arranged, 
irregularly stepped variations in 
building facade height and width.

• Standards apply to two floor 
buildings

BUILDING DESIGN STANDARDS — OPTION 2 

Stepped facades
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VERTICAL MODULATION

• Variation—maximum of 80 percent 
of the total primary facade area 
shall be of a uniform height. 
stepped facade height shall be a 
minimum of 5 feet higher or lower 
than the primary facade height.

• Vertical differentiation— buildings 
2 floors or greater are not required 
to provide facade differentiation 
between lower (base) and upper 
(top) floors

BUILDING DESIGN STANDARDS — OPTION 2 
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HORIZONTAL MODULATION

• Variation—include a minimum of 3 
façade Arrangement— a minimum 
of 25 percent of a the total façade 
area shall be recessed or projected 
from the primary façade.

• Width— recesses or projections 
shall be a minimum of 10 feet in 
width.

• Depth— recesses and projections 
shall be 6 feet or greater in depth

BUILDING DESIGN STANDARDS — OPTION 2 

Recessed or projected 
facades
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HORIZONTAL MODULATION

• Variation—include a minimum of 3 
façade Arrangement— a minimum 
of 25 percent of the total façade 
area shall be recessed or projected 
from the primary façade.

• Width— recesses or projections 
shall be a minimum of 10 feet in 
width.

• Depth— recesses and projections 
shall be 6 feet or greater in depth

BUILDING DESIGN STANDARDS — OPTION 2
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ROOF FORM & MATERIALS

• Roof volume and massing shall 
contribute to and complement 
facade horizontal and vertical 
modulation. 

• All buildings shall create a varied 
building silhouette by providing a 
variety of primary and secondary 
roof forms that are comprised of 
different widths, heights, and sizes. 

BUILDING DESIGN STANDARDS — OPTION 2
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BUILDING MODULATION

OPTION 3

The standards are intended to result 
in simple horizontally emphasized,
streamline building form, volume, 
and massing.

The standard shall be applied where:
• All zones where multifamily use is 

permitted
• No minimum or maximum density 

requirements

BUILDING DESIGN STANDARDS

Two floor or 
greater buildings
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OPTION 3

VERTICAL MODULATION

• Buildings two floors or less —
variation in façade height is not 
required in height.

• Buildings three floors or more —
three variation facade heights shall 
be permitted for all building 
facades. 

BUILDING DESIGN STANDARDS

Stepped facades 
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VERTICAL MODULATION

• Arrangement— the primary facade 
shall not comprise more than 80 
percent of the total facade area.

• Excludes—stair and elevator 
penthouse structure or rooftop 
common area structures.

BUILDING DESIGN STANDARDS — OPTION 3 
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HORIZONTAL MODULATION

Building horizontal façade 
modulation shall be achieved by 
providing facade recesses and/or 
projections that include uniform and 
consistent modulation in :

• Location
• Width
• Depth 

BUILDING DESIGN STANDARDS — OPTION 3 

Recesses or 
projections
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HORIZONTAL MODULATION

• Variation— a minimum of 20 
percent of the total facade area of 
buildings shall be recessed or 
projected.

• Width— recesses or projections 
shall be a minimum of 10 feet in 
width.

• Depth— recesses and projections 
shall be a minimum of 10 feet and a 
maximum of 30 feet.

BUILDING DESIGN STANDARDS — OPTION 3 
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APPROVAL PROCESSES

Image: Crandall Arambula
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Development Application review 
will be streamlined.

• 90 Days: Approval for projects 
150 units or less.

• 180 Days: Approval for projects 
more than 150 units.

• CEQA: SB 35 eligible projects 
are exempt from 
lengthy environmental 
review processes.

MINISTERIAL REVIEW:

APPROVAL PROCESS

Preapplication
Conference e

Ministerial Review of 
Complete Development 

Application

Building Permit

Submit SB330 Application/
SB 35 Eligibility Form

Compliance   Determined

ODS   Met
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Development Application review 
will be streamlined.

• 90 Days: Approval for projects 
150 units or less.

• 180 Days: Approval for projects 
more than 150 units.

• CEQA: SB 35 eligible projects 
are exempt from 
lengthy environmental 
review processes.

MINISTERIAL REVIEW:

APPROVAL PROCESS

Preapplication
Conference e

Ministerial Review of 
Complete Development 

Application

Building Permit

Submit SB330 Application/
SB 35 Eligibility Form

Completeness   Determined

ODS   Met
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SB 330 PRELIMINARY APPLICATION FORM
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SB-35 AFFORDABLE HOUSING APPLICATION FORM
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Development Application review 
will be streamlined.

• 90 Days: Approval for projects 
150 units or less.

• 180 Days: Approval for projects 
more than 150 units.

• CEQA: SB 35 eligible projects 
are exempt from 
lengthy environmental 
review processes.

MINISTERIAL REVIEW:

APPROVAL PROCESS

Preapplication
Conference e

Ministerial Review of 
Complete Development 

Application

Building Permit

Submit SB330 Application/
SB 35 Eligibility Form

Compliance   Determined

ODS   Met
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ODS EVALUATION FORM 

Application Information.

• Applicant

• Property Owner

• Project Information

MINISTERIAL REVIEW:
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ODS EVALUATION FORM 

ODS EVALUATION CHECKLIST.

• Objective Standard

• Not Applicable Determination

• Compliance Determination

MINISTERIAL REVIEW:
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ODS EVALUATION FORM — EXHIBIT EXAMPLES

ELECTRONIC FILES SUBMITTED.

• Upload/Attach Graphics

• Upload/Attach Narrative text

•

APPLICANT PROVIDE SUPPORTING MATERIALS:
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ODS EVALUATION FORM — EXHIBIT EXAMPLES
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ODS EVALUATION FORM — NARRATIVE EXAMPLES
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QUESTIONS?

Image: Crandall Arambula
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COACHELLA 
OBJECTIVE DESIGN STANDARDS

PLANNING COMMISSION

June 21, 2023 | 5:00 p.m.  

This project is funded and managed by the Southern California Association of Governments (SCAG) through their Regional Early Action 
Planning (REAP) program with grant funding from State of California Department of Housing and Community Development (HCD)
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