RESOLUTION NO. PC 2023-31

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
COACHELLA, CALIFORNIA APPROVING CONDITIONAL USE
PERMIT NO. 369 TO ALLOW THE CONSTRUCTION OF A MINI
STORAGE WAREHOUSE AND RECREATIONAL VEHICLE
STORAGE FACILITY; ARCHITECTURAL REVIEW NO. 23-06 FOR
THE REVIEW OF THE PROPOSED ELEVATIONS AND FLOOR
PLANS AND ENVIRONMENTAL ASSESSMENT NO. 23-05 THAT WAS
PREPARED TO ADDRESS THE DIRECT, INDIRECT AND
CUMULATIVE ENVIRONMENTAL EFFECTS OF THE PROPOSED
PROJECT; ON A 4.85 ACRE SITE LOCATED AT THE END OF TYLER
LANE, NORTH OF AVENUE 54, WEST OF GRAPEFRUIT
BOULEVARD, AND EAST OF TYLER STREET; APN 763-141-018;
SUNRIDGE SELF-STORAGE LLC, JAMES DELHAMER, APPLICANT,

WHEREAS, James Delhamer (on behalf of Sunridge Self-Storage LLC) filed
applications for a Conditional Use Permit No. 369, Architectural Review No. 23-06, and
Environmental Assessment 23-05, to allow 62,979 square feet of self-storage units, 71
covered RV storage spaces, and a 900 square foot leasing office on a vacant 4.85 acre
project site located at the end of Tyler Lane, north of Avenue 54, west of Grapefruit
Boulevard, and east of Tyler Street; APN 763-141-018, and,

WHEREAS, on November 15, 2023, the Planning Commission conducted a duly
noticed public hearing on CUP No. 369, AR No. 23-06, EA No. 23-05 in the Coachella
Civic Center, 53990 Enterprise Way, Coachella, California; and,

WHEREAS, the Applicant and members of the public were present and were
afforded an opportunity to testify regarding the Project; and,

WHEREAS, the Project is permitted pursuant to the Coachella Municipal Code,
and the attendant applications for a Conditional Use Permit, Architectural Review to allow
the Project; and,

WHEREAS, the proposed use is necessary or desirable for the development of the
community, is consistent with the objectives of the City’s General Plan, and is not
detrimental to the existing uses or the uses specifically permitted in the zone in which the
proposed use is to be located; and,

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

WHEREAS, the site for the proposed use relates properly to streets which are
designed to carry the type and quantity of traffic to be generated by the proposed use; and,

WHEREAS, pursuant to the provisions of the California Environmental Quality

Act, an initial study was prepared that determined that the project would not have a
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significant effect on the environment; and,

WHEREAS, the conditions of approval as stipulated by the City are necessary to
protect the public health, safety and welfare of the community.

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

SECTION 1. Recitals. The above recitals are true and correct and incorporated
herein as findings of fact.

SECTION 2. Compliance with the California Environmental Quality Act.

As the advisory body for the Project, the Planning Commission has reviewed and
considered the information contained in the Mitigated Negative Declaration Initial Study
for Environmental Assessment No. 23-05, comments received, and other documents
contained in the administrative record for the Project. The Planning Commission find
that the Mitigated Negative Declaration, Initial Study and administrative record contain
a complete and accurate reporting of the environmental impacts associated with the
Project. The Planning Commission further find that the Mitigated Negative Declaration,
Initial Study, and Mitigation Monitoring and Reporting Program (MMRP) as provided in
“Exhibit B” have been completed in compliance with CEQA, the State CEQA Guidelines,
and the City of Coachella’s Local CEQA Guidelines.

SECTION 3. Findings of Environmental Impacts. Based on the whole record before
it, including the Mitigated Negative Declaration, Initial Study, the administrative record
and all other written and oral evidence presented to the Planning Commission, the
Planning Commission finds that all environmental impacts of the Project as outlined in
the Mitigated Negative Declaration and Initial Study can be mitigated to a level of less
than significant. The Planning Commission further find that there is no substantial
evidence in the administrative record supporting a fair argument that the Project may
result in any significant environmental impacts. The Planning Commission find that the
Mitigated Negative Declaration contains a complete, objective, and accurate reporting of
the environmental impacts associated with the Project and reflects the independent
judgment and analysis of the Planning Commission.

SECTION 4 Adoption of the Negative Declaration. The Planning Commission
hereby finds adequacy in the environmental review documents and adopts the Mitigated
Negative Declaration as provided in “Exhibit B.”

SECTION 5. Conditional Use Permit, Architectural Review Findings

With respect to Conditional Use Permit No. 369 and Architectural Review No. 23-06, the
Planning Commission finds as follows for the proposed for the 62,979 square feet of self-
storage units, 71 covered RV storage spaces, and a 900 square foot leasing office project:
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1. The proposed conditional use permit and architectural review are consistent with the
General Plan and the City of Coachella Official Zoning Map governing the site. The
subject site is a 4.85-acre vacant parcel with adequate access and lot dimensions to allow
for the intended single-family residential lot development in a manner consistent with the
Industrial District land use designation of the General Plan and Manufacturing Service
Zoning Designation. The proposed project also is permissible within the limits for min-
storage and RV storage in the M-S Zone. The project will substantially comply with the
General Plan 2035 document which calls for a “Industrial District” encouraging a range
of light and heavy commercial and industrial businesses.

2. The proposed use will be located, designed, constructed, operated and maintained so as
to be compatible with the existing or intended character of the general vicinity and shall
not change the essential character of the same area. The mini storage warehouse and
recreational vehicle storage facility would be located in an existing manufacturing service
area and is compatible with other existing manufacturing service and industrial businesses
in the vicinity, including an existing adjacent mini storage warehouse and recreational
vehicle storage facility immediately adjacent to the east of the proposed project.

3. Consideration was given to harmony in scale, bulk, coverage and density, to the
availability of public facilities and utilities, to harmful effect, in any, upon desirable
neighborhood character, to the generation of traffic and the capacity of surrounding
strects, and to any other relevant impact of the development. The proposed 62,979 square
feet of self-storage units, 71 covered RV storage spaces, and a 900 square foot leasing
office are compatible uses with existing similar uses in the area.

4. Where the proposed use may be potentially hazardous or disturbing to existing or
reasonable expected neighboring uses, it must be justified by the common public interest
as a benefit to the community as a whole. The Development Services Department does
not anticipate any potentially hazardous or disturbing impacts on existing or neighboring
uses. The proposed mini storage warehouse and recreational vehicle storage facility is
anticipated to add an amenity to City residents and to the entire Coachella Valley in
providing a mini storage warehouse and recreational vehicle storage facility within the
limits permitted in the Coachella Zoning Ordinance. The proposed project is also
anticipated to increase economic development in the City of Coachella.

SECTION 6. Location_and Custodian of Records. The documents and materials that
constitute the record of proceedings on which these findings are based are located at
Coachella Civic Center. The Development Services Director is the custodian of the record
of proceedings.

SECTION 7. Execution of Resolution. The Chairman shall sign this Resolution and the
City Clerk shall attest and certify to the passage and adoption thereof.

SECTION 8. Planning Commission Approval Based on the foregoing recitals and
findings above, and the written and oral comments, facts and evidence presented, the City
of Coachella Planning Commission hereby approves Conditional Use Permit No. 369 , and
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Architectural Review 23-06 for the Sunridge Self-Storage facility and subject to the
Conditions of Approval as set forth in “Exhibit A” and the plans set forth in “Exhibit C.”
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PASSED APPROVED and ADOPTED this 15th day of November 2023.

il

Ruben Gonzalez, Chairperson
Coachella Planning Commission

ATTEST:

Gabriel Perey J
Planning Commissign Secretary

APPROVED AS TO FORM:

Carlos Cames>__

City Attorney
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I HEREBY CERTIFY that the foregoing Resolution No. PC-2023-31, was
duly adopted at a regular meeting of the Planning Commission of the City of

Coachella, California, held on the 15th day of November, by the following roll call
vote:

AYES: Commissioner Murillo, Commissioner Ramirez, Commissioner Arvizu,
Chair Gonzalez, Vice Chair Hernandez.

NOES: None.
ABSENT: None.

ABSTAIN: None.

NIy

Gabriel Perez/
Planning Commissiop/8ecretary
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Resolution No. PC2023-31 EXHIBIT A

Exhibit A — Resolution No. PC2023-31

CONDITIONS OF APPROVAL FOR
CONDITIONAL USE PERMIT NO. 369, ARCHITECTURAL REVIEW NO, 23-06
SUNRDIGE SELF-STORAGE PROJECT

G 1 Condition

1. CUP 369 and AR 23-06 is approved for the construction of a mini storage warehouse and
recreational vehicle storage facility on a 4.85 acre parcel at APN 763-141-018, a CUP that
permits the mini storage warehouse and recreational vehicle storage use; and an Architectural
Review that includes 62,979 square feet of self-storage units, covered parking stalls, and a
900 foot leasing office.

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

3. A detailed landscape and irrigation plan shall be submitted that addresses landscape
requirements for the project site, Prior to issuance of building permits, a final landscape plan
shall be submitted and approved by the Development Services Director or his’her designee.
Proposed 5/8 inch decomposed granite shall be modified to % inch decorative gravel. All
landscaping shall be maintained in a first-class condition and per standards of care identified
in the final landscape plan.

4, All new proposed signage shall comply with the guidelines established under Chapter 17.56
of the City of Coachella Municipal Code. The applicant shall modify the proposed sign plan
to include individual channel lettering and logos in lieu of the proposed cabinets or painted
signs. A detailed sign plan shall be submitted to the Development Services Director and the
final design shall be approved by the Development Services Director or his/her designee.

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

Building Division

6. Access from the public right of way to the office shall be made from the North side of Tyler
Relocate proposed accessible path of travel from the public right of way. Sidewalk
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improvements have been made on the North side of Tyler Street and no sidewalk improvement
have been made to the South side of Tyler Street.

Landscaping shall meet minimum requirements of the California Green Building Standards
Code sections 5.106.12 through section 5.106.12.3- Shade Trees.

Utilities Department

8.

9.

Submit water and sewer plans to Engineering for approval from Utilities Manager —project
required to connect to City public sewer and water system

Water & Sewer impact fees to be paid prior to final approval of plans

10. Project to install 4G AMI master meters

11. Backflows required on all meters

12. Above ground DCDAs required on fire lines

13. Water service line Type K Soft Copper Tubing Polywrap-C Blue (6Mil, use applicable size)

14. A title report is required to verify easements

15. Lines may need to be relocated if structures are proposed to be built over them

16. Potholing will be required to verify existing pipe alignments, concerns about water lines being

along the north property line adjacent to the cvwd easement.

17. Additional requirements subject to water and sewer plan checking process

18. Access to the well site highlighted needs to be addressed. See Agency Comments from Utilities

Department.

Riverside County Fire Department

19. Fire Protection Water Supplies/Fire Flow - Prior to building permit issuance for new

construction, the applicant shall provide documentation to show there exists a water system

capable of delivering 1,250 gallons per minute at 20 psi for 2 hours. Specific design features
may increase or decrease the required fire flow.

20. Fire Protection Water Supplies/Hydrants - The minimum number of fire hydrants required, as

well as the location and spacing of fire hydrants, shall comply with CFC Appendix C and
NFPA 24. The size and number of outlets required for the approved fire hydrants are 4” x 2
¥2” x 2 V2" (super hydrant). Reference CFC 507.5, CFC Appendix C and NFPA 24: 7.2.3

21. Fire Department Access - The minimum required turning radius of a fire apparatus access road

is 38 feet outside radius and 14 feet inside radius. The construction of the fire apparatus access
roads shall be all weather and capable of sustaining 75,000 Ibs. Where parking is not permitted
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along one OR both sides of a fire apparatus access road, the no parking area shall be identified
by painted red curbing or by installation of signs along one or both sides of the fire apparatus
access road as applicable. Parallel parking is permitted on both sides of a required fire
apparatus access road when the clear width is 8 minimum of 36 feet. Parallel parking is
permitted on one side of a required fire apparatus access road when the clear width is a
minimum of 30 feet. Reference the County of Riverside and Riverside County Office of the
Fire Marshal Technical Policy #TP22-002

22. Fire Department Building Construction Permit Review - Submittal of construction plans to the
Fire Department will be required. Final fire and life safety conditions will be addressed when
the Fire Department reviews these plans. These conditions will be based on California Fire
Code, California Building Code (CBC), and related codes/standards adopted at the time of
construction plan submittal. Reference CFC 105.1

23. Fire Sprinkler System - All new commercial buildings and structures 3,600 square feet or
larger, including shade canopies for vehicles, are required to be protected with a fire sprinkler
system. Reference CFC 903.2 as amended by the County of Riverside

24. Fire Alarm and Detection System - A water flow monitoring system and/or fire alarm system
may be required as determined at time of building construction plan review. Reference CFC
903.4 and CFC 907.2

25. Traffic Calming Devices - Requests for installation of traffic calming designs/devices on fire
apparatus access roads shall be reviewed and approved by the Office of the Fire Marshal before
construction. Reference CFC 503.4.1

26. Driveway Gate Access: All electronically operated gates shall be provided with Knox key
switches and automatic sensors for access. Reference CFC 506.1

Coachella Valley Water District

27. The City of Coachella (City) shall require mitigation measures to be incorporated into the
development to prevent flooding of the site or downstream properties. These measures shall
require 100 percent on-site retention of the incremental increase of runoff from the 100-year
storm. In addition, flood protection measures shall comply with California Drainage Law and
provide that offsite stormwater flows are received onto the property and discharged from the
property in a manner that is reasonably compatible with redevelopment conditions. Coachella
Valley Water District (CVWD) requests review of said flood protection measures for
compliance with California Drainage Law from a regional valley floor drainage perspective

28. Design for retention basins for this area must consider high groundwater levels and clay soils.

29. There are existing United States Bureau of Reclamation (USBR) facilities not shown on the
development plans. There may be conflicts with these facilities. The City shall withhold
issuance of grading permits until CVWD has reviewed the proposed development and related
impacts to the USBR facilities and associated right-of-way and provided the City with written
confirmation that there is no interference. The USB conflicts include but are not limited to
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[rrigation Lateral 119.64-2.6-3.7. Developer should contact CVWD to obtain drawings of
these facilities. A permit from CVWD and/or USBR may be necessary for any encroachments
or modifications.

30. The project lies within the East Whitewater River Subbasin Area of Benefit. Groundwater
production within the area of benefit is subject to a replenishment assessment in accordance
with the State Water Code.

31. Any entity producing more than 25 acre-feet of water during any year from one or more wells
must equip the wells) with a water-measuring device. A CVWD Water Production Metering
Agreement is required to provide CVWD staff with the authority to regularly read and maintain
this water-measuring device.

32. The Sustainable Groundwater Management Act (SGMA) is a law requiring that groundwater
basins are managed to achieve sustainability. In accordance with the SGMA, CVWD
submitted the Coachella Valley Water Management Plan as an alternative to a Groundwater
Sustainability Plan (Alternative Plan) for the Indio Subbasin. On July 17, 2019, the Department
of Water Resources (DWR) sent a notification approving the Alternative Plan. The goal of the
Alternative Plan is to reliably meet current and future water demands in a cost-effective and
sustainable manner. This development lies within the Indio Subbasin and will contribute to the
total water demand in the subbasin. The elements and actions described in the Alternative Plan
shall be incorporated into the design, construction, and operation of this development to reduce
its negative impact on the Indio Subbasin.

ENGINEERING DEPARTMENT

PRIOR TO APPROVAL OF ENGINEERING PLANS or ISSUANCE OF ENGINEERING
PERMITS:

GENERAL:

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

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

35. A comprehensive drainage report, prepared by California Registered Civil Engineer, shall be
submitted for review and approval by the City Engineer prior to issuance of any permits. The
report shall contain pre- and post-development hydrology maps showing on-site and off-site
tributary drainage areas and shall be prepared in accordance with the requirements of the
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Riverside County Flood Control District. Adequate provisions shall be made to accept and
conduct the existing tributary drainage flows around or through the site in a manner which will
not adversely affect adjacent or downstream properties. If the design of the project includes a
retention basin, it shall be sized to contain the runoff resulting from a 10-year storm event and
the runoff from a 100-year storm event shall be contained within basin with shallow ponding
(3.5' max.). The basin shall be designed to evacuate a 10-year storm event within 72 hours.
The size of the retention basin(s) shall be determined by the hydrology report and be approved
by the City Engineer. Retention basin shall be provided with a minimum of 2.00 feet sandy
soil if determined to contain silt or clay materials. Maximum allowable percolation rate for

* design shall be 10 gal./s.f./day unless otherwise approved by the City Engineer. A percolation
test for this site is required to be submitted. A combination drywell vertical drain field shall
be constructed at all points where runoff enters the retention basin. Drywell & vertical drain
field design shall be based on soils borings made at the proposed drywell locations after the
retention basins have been rough graded. Minimum depth shall be 45-feet. A log that
includes sieve analysis for each strata of the borings shall be submitted to the City Engineer
for confirmation of depth of the vertical drain fields. Underground retention under the
proposed parking area will be considered as an alternative to surface retention subject to the
approval of the City Engineer.

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

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

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

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

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

41. Site access improvements shall be in conformance with the requirements of Title 24 of the
California Administrative Code. This shall include access ramps for off-site and on-site
streets as required.
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42. Applicant shall obtain approval of site access and circulation from Fire Marshall.

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

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

ROUGH GRADING:
435. Prepare and submit rough grading and erosion control plans for the project.
46. The project’s soils engineer shall certify to the adequacy of the grading plan.

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

PRECISE GRADING:

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

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

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

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

52. All permanent onsite parking, ingress/egress paths and areas subject to vehicular traffic shall
have an engineered hard surface, such as asphalt concrete or engineered pavers and shall
include engineered cross sections and subgrade preparation recommendations in compliance
with the findings of an approved soils report.

53. All temporary onsite parking, ingress/egress paths and areas subject to vehicular traffic that
are not proposed to have a hard surface shall have at a minimum an engineered gravel surface,
and shall include engineered cross sections and subgrade preparation recommendations in
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compliance with the findings of an approved soils report.

STREET IMPROVEMENTS:

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

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

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

1) Tyler lane Public Roadway as shown on the RAC and per these comments shall include
the following:

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

b. Applicant shall construct all appurtenant roadway components within project limits
such as, but not limited to: sidewalk, ADA ramps, Traffic control striping, legends,
Traffic control signs, Street Lights and street name signs to the satisfaction of the
City Engineer.

c. Applicant shall remove and replace existing curb and gutter that is not on good shape
condition such as, but not limited to: crack, deteriorated or any kind of concrete
fractures to the satisfaction of the City Engineer

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

SEWER and WATER IMPROVEMENTS:

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

58. Applicant shall construct all off-site and on-site water improvements and any other incidental
works necessary to complete the improvements. Size and location of sewer and water
improvements shall be approved by the City Engineer.
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PRIOR TO ISSUANCE OF BUILDING PERMITS:

59. A final soils report, compaction report and rough grading certificate shall be submitted and
approved prior to issuance of any building permits.

60. Provide a set of proposed Covenants, Conditions and Restrictions (CC&R), or an equivalent
document for review and approval. The proposed document shall contain the Owner’s
maintenance obligations with respect to various facilities including, but not limited to, right-
of-way private streets, and ingress and egress areas. This document must be submitted to and
approved by the City before it is submitted to any other governmental entity.

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

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

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

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

Planning Conditions

64. Final Landscape Plans shall incorporate Xeriscaping with locally native California species
including species from CVMSHCP “Table 4-112: Coachella Valley Native Plants
Recommended for Landscaping.”

65. Final Landscape Plans shall incorporate water-efficient and targeted irrigation systems
including drip irrigation.

66. The Project Biologist, Vincent Scheidt, shall report any special status species and natural
communities detected during Project surveys to the California Natural Diversity Database
(CNDDB).
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67. Applicant shall enter into a Landscape Maintenance Agreement with the City of Coachella
prior to Certificate of Occupancy.

68. Applicant shall provide % gravel material in all landscaped areas.



Initial Study and Notice of Intent to Adopt a
Mitigated Negative Declaration

EXHIBIT B

Application for Conditional Use Permit and Architectural Review

Sunridge Self-Storage (Formerly AAA Storage of Coachella, LLC)

86-220 Tyler Lane
Coachella, California

Prepared for Lead Agency:

City of Coachella
Community Development Department
1515 Sixth Street
Coachella, CA 92236

Prepared by:

Coachella Valley Engineers
77-933 Las Montanas Road, Suite 101
Palm Desert, CA 92211

November 21, 2023
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City of Coachella

Development Services Department
1515 6th Street

Coachella, CA 9223

(760) 398-3102

Fax (760) 398-5421

Chapter 1 Introduction

1.1 Environmental Initial/Mitigated Negative Declaration Study Overview

Project Title:
Case No:

Lead Agency
And Address:

Contact Person

Sponsor’s Name
And Address:

Engineer:

Project Location:

Project Description:

General Plan
Designations:

Zoning
Classifications:

Sunridge Self-Storage (Formerly AAA Storage of Coachella, LLC)
Conditional Use Permit No. 369/Architectural Review No. 23-06/ EA No. 23-05

City of Coachella
53990 Enterprise Way
Coachella, CA 92236

Adrian Moreno
Associate Planner
(760) 398-3102

Sunridge Self- Storage (Formerly AAA Storage of Coachella, LLC)
86-220 Tyler Lane, Coachella, CA 92236

Coachella Valley Engineers
77-933 Las Montanas Road, Suite 101, Palm Desert CA, 92211

Adjacent to Northeastern end of Tyler Lane, West of Hwy 111, and North of Avenue 54
APN: 763-141-018

The applicant, Sunridge Self-Storage (Formerly AAA Storage of Coachella, LLC), is
proposing an expansion of their existing RV and Self-Storage facility at Hwy 111 on an
adjacent vacant 4.85-acre parcel to the west. Phase | of the Project proposes
approximately 34,821 square feet of self-storage units, configured into various sizes, and
60 uncovered RV storage spaces. Phase Il of the Project proposed approximately
28,152 square feet of self-storage units for a total of 62,979 square feet of self-storage
units, configured into various sizes, and 71 covered RV storage spaces. The Project also
includes a 900 square foot office and five parking spaces, all accessed from Tyler Lane.

Industrial District

M-S (Manufacturing Service)

Onsite and Surrounding

Land Uses Setting:

1.2 Authority

The Project site is a graded flat vacant parcel that was farmed for row crops up to the
1970's/80’'s. The property is regularly plowed for weed abatement purposes and the site
supports no native vegetation. There are no structures or other improvements and there
is no business activity taking place. Immediate surrounding properties include vacant
land, RV storage, vehicle and piping materials storage and an electrical contractor.
South beyond the adjacent vacant parcel is Imperial Western Products, a long-time
recycling operation.



The City of Coachella is the lead agency for the proposed Project. The City Council is the governing body for
the approval of the proposed Project and adoption of the Mitigated Negative Declaration {(MND). Because the
proposed Project involves a change to the existing site, the City Council's consideration of the Project and its
potential environmental effects is a discretionary action that is subject to the California Environmental Quality
Act (CEQA). This Initial Study (IS) and its appendices have been prepared in accordance with the CEQA
(Statute) and the State’s Guidelines for Implementation of CEQA (Guidelines) (as amended, 2018, This IS,
when combined with the Notice of Intent (NOI) to Adopt a MND, serves as the environmental document for the
proposed Project pursuant to the provisions of CEQA (Public Resources Code 21000 et seq.) and the CEQA
Guidelines {California Code of Regulations Section 15000, et seq.).

1.3 Determination

This Initial Study determined that development of the proposed Project would not have significant impacts on
the environment, with the implementation of mitigation measures.

1.4 Public Review Process

This IS/MND will be circulated for public review to responsible and trustee agencies and interested parties for a
period of 20 days. Following the public review and comment process, the City plans to issue a Mitigated
Negative Declaration and prepare and file a Notice of Determination.

1.5 Scope of Environmental Review

The IS evaluates the proposed Project’s potential environmental impacts on the following topics:

» Aesthetics « Land Use/Planning

« Agricultural and Forestry Resources * Mineral Resources

+ Air Quality * Noise

« Biological Resources » Population/Housing

» Cultural Resources * Public Services

* Energy * Recreation

» Geology/Soils » Transportation/Traffic

« Greenhouse Gas Emissions » Tribal Cultural Resources
» Hazards/Hazardous Materials » Utilities/Service Systems
« Hydrology/Water Quality « Wildfire

* Mandatory Findings of Significance
1.6 Impact Assessment Terminology

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

¢ No Impact. A finding of no impact is made when it is clear from the analysis that the proposed
Project would not affect the environment.

« Less than significant. A finding of less than significant is made when it is clear from the analysis that
a proposed Project would cause no substantial adverse change in the environment and no
mitigation is required.

s Less than significant with_mitiqation_incorporated. A finding of less than significant with mitigation
incorporated is made when it is clear from the analysis that a proposed Project would cause no
substantial adverse change in the environment when mitigation measures are successfully
implemented by the Project propenent.

« Potentially Significant. A finding of potentially significant is made when the analysis concludes that
the proposed Project could have a substantially adverse impact on the envircnment related to one
or more of the topics listed in the previous section, Scope of the Initial Study.




As allowed by CEQA Guidelines Section 15150, a MND may incorporate by reference all or portions of another
document that is generally available to the public. The document used must be available for public review for
interested parties to access during public review of the IS and NOI to Adopt a Mitigated Negative Declaration
for this Project. The following documents are incorporated by reference.

+ City of Coachella General Plan 2035.
+ City of Coachella General Plan Final EIR.
+ City of Coachella Municipal Code (online content January 2023).

These documents are also available for review at the City’s Development Services Department, located at
1515 Sixth Street, Coachella, CA 92236. Project specific studies are attached to this report.

Chapter 2 Project Description

2.1 Project Location and Setting

The Target Property is located in the southeast area of the City of Coachella in south-central Riverside County.
The Target includes one (1) assessor’s parcel totaling 4.85 Acres adjacent to the northeastern end of Tyler
Lane west of Hwy 111 and north of Avenue 54. Hwy 111 is a major arterial road traversing the County. The
Target Property is vacant land that was farmed for row crops up to the 1970's/80's. There are no structures or
other improvements and there is no business activity taking place. Immediate surrounding properties include
vacant land, vehicle and piping materials storage and an electrical contractor. South beyond the adjacent
vacant parcel is Imperial Western Products, a long-time recycling operation.

Surface and groundwater generally drain to the southeast. The water table is within about 25 to 45 feet of the
surface. The Target Property lies at an elevation of 96 feet below sea level. The depth to bedrock is several
hundreds of feet. The property lies in the northwestern area of the mid Coachella Valley, between the Santa
Rosa Mountains and the Little San Bernardino Mountains. The Valley is seismically active. The San Andreas
Fault is active and lies approximately seven miles to the north of the property. The Target Property is a
undeveloped vacant land with no improvements and no business activity taking place. There were no visible
signs of migration of hazardous substances from off-site.

2.2 Project Description

The applicant, Sunridge Self-Storage (Formerly AAA Storage of Coachella, LLC), is proposing an expansion of
their existing RV and Self-Storage facility at Hwy 111 on an adjacent vacant 4.85-acre parcel to the west.
Phase | of the Project proposes approximately 34,821 square feet of self-storage units, configured into various
sizes, and 60 uncovered RV storage spaces. Phase |l of the Project proposed approximately 28,152 square
feet of self-storage units for a total of 62,979 square feet of self-storage units, configured into various sizes,
and 71 covered RV storage spaces. The Project also includes a 900 square foot office and five parking
spaces, all accessed from Tyler Lane.

EXISTING AND PROPOSED GENERAL PLAN AND ZONING

GENERAL PLAN ZONING
EXISTING Industrial District M-S (Manufacturing Service)
COACHELLA SURROUNDING LAND USES AND ZONING
GENERAL PLAN ZONING CURRENT LAND USE
NORTH Industrial District M-S (Manufacturing | Vacant property with pipes and
Service) materials storage and an auto
repair yard
SOUTH Industrial District M-H (Heavy Vacant undeveloped industrial
Industrial) property
| EAST Industrial District M-S (Manufacturing | Self-storage/vehicle storage

3



Service)

WEST Urban Employment U-E (Urban

Employment)

Electrical contractor facility

Table 1: Land Use and Zoning for Project and Surrounding Area

2.3 Actions and Approvals
Required Entitlements:

» Architectural Review
 Approval of Mitigated Negative Declaration and adoption of the Monitoring Plan

The Lead Agency has primary authority for the approval and supervision of the proposed Project. As such, the
City of Coachella is the Lead Agency for this Project pursuant to CEQA. This Initial Study/Mitigated Negative
Declaration (IS/MND} is intended to serve as the CEQA document for all necessary discretionary approvals by
the Lead Agency and other agencies, including, but not limited to the following:

Government Agency Permit/Approval Required
FEDERAL No federal agencies identified
STATE State Water Resources Control Construction Stormwater General Permit
Board Notice of Intent to Comply with Section
402 of the Clean Water Act
Construction Stormwater Pollution
Prevention Plan (SWPPP)
REGIONAL South Coast Air Quality PM-10 Plan for compliance with Rule
Management District 403.1, Dust control in the
Coachella Valley
Regional Water Quality Control Water Quality Management Plan (WQMP)
Board Region 7 .
Riverside County Airport Land Use Review of Project for consistency with the
Commission Airport Land Use
Compatibility (ALUC) Plan
LOCAL City of Coachella Approval of the following entitlements:
« Architectural Review
« Approval of Mitigated Negative
Declaration

Table 2: Agencies and Permit Approvals required for Project
2.4 Utilities and Service Providers
The following agencies and companies will provide service to the project site:

Sanitary Sewer: Coachella Sanitary District (CSD)
Water: Coachella Water Authority (CWA)

Electricity: iImperial Irrigation District (1ID)

Gas: Southern California Gas Company

Telephone: Frontier Communications, Spectrum
Trash disposal: Burrtec Waste and Recycling Services

R e

Existing facilities for these utilities occur adjacent to the Project site. All extensions to these facilities occur
onsite and existing disturbed right-of-way. Connections will therefore not impact the native environment.
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Exhibit 2-1 Regional Context + Regional Topo
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Exhibit 2-3 Site Aerial
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