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1.0 INTRODUCTION 
 
The Final Environmental Impact Report (Final EIR) for the proposed Vista del Agua Specific Plan 
has been prepared in accordance with the California Environmental Quality Act (CEQA) 
Guidelines and the City of Coachella policies for implementing CEQA. 
 
The following is an excerpt from State CEQA Guidelines section 15132 that states: “The Final EIR 
shall consist of: 
 
(a) The Draft EIR or a version of the draft. 
(b) Comments and recommendations received on the Draft EIR either verbatim or in summary. 
(c) A list of persons, organizations, and public agencies commenting on the Draft EIR. 
(d) The responses of the Lead Agency to significant environmental points raised in the review and 

consultation process. 
(e) Any other information added by the Lead Agency.” 
 
The Final EIR includes all of these required components. Volumes I and II are the EIR and EIR 
Appendices, respectively.  Volume III is the Draft Specific Plan, which forms the basis for the 
“Project” being evaluated in this EIR.  This Volume IV document includes all of the additional 
items needed to comprise the Final EIR. 
 
In accordance with section 15088 of the State CEQA Guidelines, the City of Coachella, as the 
lead agency for the proposed Project, evaluated comments received on the EIR (State 
Clearinghouse No. 2015031003) and has prepared the following responses to the comments 
received.  The preceding Table of Contents provides of a list of all persons, organizations, and 
public agencies commenting on the EIR.  Section 2.0 includes the Responses to Comments 
received by the City of Coachella on the EIR.  It should be noted that responses to comments also 
resulted in various editorial clarifications and corrections to the original EIR text.  Added or 
modified text is shown in Section 3.0, Errata, by underlining (example) while deleted text is shown 
by striking (example).  The additional information, corrections, and clarifications do not 
substantively affect the conclusions within the EIR.   
 
Responses to comments have also been sent directly to commenting agencies.  This satisfies the 
requirement of Section 21092.5 of CEQA to send responses to the public agency comments 
received on the EIR at least 10 days prior to Project approval.   
 
BACKGROUND 
 
On March 2, 2015, the City of Coachella issued a Notice of Preparation (NOP) for the proposed 
Project to identify the potential environmental impacts of the project (refer to Program EIR 
Appendix A).  An NOP is a document that is sent by the lead agency to notify public agencies and 
interested parties that the lead agency plans to prepare an EIR for the Project.  The purpose of 
the NOP is to solicit comments from public agencies and interested parties, and to identify issues 
that should be considered in the EIR. 
 
The NOP for the proposed Project was sent to trustee and responsible agencies, members of the 
public, other interested parties, and the California Office of Planning and Research, State 
Clearinghouse for the required 30-day public review period, which ended on April 1, 2015. During 
the review period, public agencies and members of the public had the opportunity to respond to 
the NOP to identify issues of special concern to them and to suggest additional issues to be 
considered in the EIR. 
 
In addition, the City held a public scoping meeting on March 12, 2015 to discuss characteristics of 
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the proposed Project, its planning status, the nature of its potential environmental effects, and the 
scope (i.e., the specific issues) of the EIR analysis. The scoping meeting provided further 
opportunities for public input regarding environmental concerns and issues that should be 
addressed in the EIR. 
 
The EIR for the proposed Project was distributed to trustee and responsible agencies, members 
of the public, other interested parties, and the California Office of Planning and Research, State 
Clearinghouse on June 8, 2018.  This began the 45-day public review period, which ended on July 
23, 2018.  Public comments were received by the City of Coachella Development Services 
Department and have been responded to by the City in accordance with CEQA requirements; 
there were a total of 12 Comment Letters received. 
 
Due to a noticing technicality, the EIR for the proposed Project was re-distributed to trustee and 
responsible agencies, members of the public, other interested parties, and the California Office of 
Planning and Research, State Clearinghouse on August 10, 2018 (Refer to Appendix 1, EIR 
Distribution List.).  This began a second 45-day public review period, which ended on September 
24, 2018.  Public comments were received by the City of Coachella Development Services 
Department and have been responded to by the City in accordance with CEQA requirements; 
there were a total of 4 Comment Letters received on the re-distributed EIR. 
 
Section 3.0 includes any additional or clarifying information resulting from preparation of the 
Responses to Comments as well as any minor revisions (additions or deletions) to the text of the 
EIR.  Additionally, it should be noted that these Responses to Comments and Errata merely 
clarify, amplify, and expand on the fully adequate analysis and significance conclusions that were 
already set forth in the EIR for public review.  CEQA Guidelines Section 15088.5 makes clear that 
such clarifications and amplifications are appropriate under CEQA and do not require recirculation 
of the EIR.  Specifically, Section 15088.5 states: 
 

“(a) A lead agency is required to recirculate an EIR when significant new information is 
added to the EIR after public notice is given of the availability of the draft EIR for public 
review under Section 15087 but before certification. As used in this section, the term 
“information” can include changes in the project or environmental setting as well as 
additional data or other information. New information added to an EIR is not 
“significant” unless the EIR is changed in a way that deprives the public of a 
meaningful opportunity to comment upon a substantial adverse environmental effect of 
the project or a feasible way to mitigate or avoid such an effect (including a feasible 
project alternative) that the project’s proponents have declined to implement. 
“Significant new information” requiring recirculation includes, for example, a disclosure 
showing that: 

 
(1) A new significant environmental impact would result from the project or from a 

new mitigation measure proposed to be implemented. 
 

(2) A substantial increase in the severity of an environmental impact would result 
unless mitigation measures are adopted that reduce the impact to a level of 
insignificance. 

 
(3) A feasible project alternative or mitigation measure considerably different from 

others previously analyzed would clearly lessen the significant environmental 
impacts of the project, but the project’s proponents decline to adopt it. 
 

(4) The draft EIR was so fundamentally and basically inadequate and conclusory in 
nature that meaningful public review and comment were precluded. 
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(b) Recirculation is not required where the new information added to the EIR merely 
clarifies or amplifies or makes insignificant modifications in an adequate EIR.” 

 
As set forth in more detail in these Responses to Comments and Errata, none of the clarifications 
or amplifications set forth herein change the significance conclusions presented in the EIR or the 
substantially alters the analysis presented for public review.  Furthermore, the EIR circulated for 
public review, and re-circulated, was fully adequate under CEQA such that meaningful public 
review was not precluded.  Thus, the clarifications provided in these Responses to Comments and 
Errata do not constitute significant new information that might trigger recirculation. 
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2.0 COMMENTS AND RESPONSES 
 

2.0 a. COMMENTS RECEIVED FROM INITIAL EIR CIRCULATION – JUNE 2018 
 

Comment Letter No. 1.1 
 

Scott Morgan, Director 
State Clearinghouse, State Office of Planning and Research (6-7-18) 

 
1.1a This is a transmittal letter from the State Clearinghouse to the City of Coachella indicating 

that the City has complied with CEQA notification procedures relative to State Agencies.  
No further response is required. 
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Comment Letter No. 1.2 
 

Scott Morgan, Director 
State Clearinghouse, State Office of Planning and Research (6-14-18) 

 
1.2a This is a copy of a transmittal letter from the State Clearinghouse to the Reviewing 

Agencies indicating that the City corrected information regarding the Project.  No further 
response is required. 
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Comment Letter No. 2 
 
Lijin Sun, J.D., Program Supervisor 
South Coast Air Quality Management District (SCAQMD) (6-14-18) 
 
2a These are introductory statements that do not require a response. 
 
2b Comments provided by SCAQMD staff are addressed in Responses 2d through 2j, below. 
 
2c These are introductory statements that do not require a response. 
 
2d This comment pertains to information contained in Chapter 3, Project Description of the 

EIR.  According to pp. 4-4-35, Air Quality and Greenhouse Gas of the EIR: 
 

“Construction was anticipated to begin no sooner than January 2015 with a time 
horizon for completion by 2022. To represent a worst-case scenario, the Project 
was analyzed in a single phase of construction.” 

 
In addition: 

 
“The CalEEMod default construction equipment list was multiplied by three (3) to 
meet the expedited schedule.” 

 
As stated above, for construction purposes, and to present a conservative, worst-case 
scenario, one (1) phase of construction is proposed, and this phase will be expedited in 
order to meet rigorous construction timelines.  Therefore, the amount of anticipated 
overlap between construction and operations will be minimal.  Regional construction 
emissions were deemed to be less than significant with the incorporation of Standard 
Condition SC-AQ-1, and Mitigation Measures MM-AQ-1 through MM-AQ-10.  Localized 
construction emissions were deemed to be under SCAQMD thresholds.   

 
As stated on p. 4.4-56 of the EIR:  

 
“When the Project is fully operational, the Project would exceed SCAQMD 
regional thresholds for VOC, NOx and CO. Even with the incorporation of 
mitigation measures the Project would have a significant and unavoidable impact 
as it pertains to air quality.  There will be a time gap between construction and 
“fully operational” thereby, further supporting the fact that the amount of 
anticipated overlap between construction and operations will be minimal.” 

 
The Project was analyzed at the program level and the specific construction phasing and 
timing of each tract and planning area is not known at this time.  The EIR has put into 
place several specific mitigation measures to ensure daily emissions levels do not exceed 
the allowable thresholds; including limiting the amount of daily disturbance area, using 
clean diesel equipment, using low VOC paints and coating techniques, and restricting 
construction phasing to assure thresholds are not exceeded.   As part of that analysis, a 
current baseline will be utilized, as well as an understanding of other activities 
(construction or operations), which would encompass any overlap that could have an 
effect on emissions.  Thresholds will not be allowed to be exceeded. 

 
Lastly, Per SCAQMD requirements for analyzing and reporting emissions, as stated in the 
SCAQMD CEQA Air Quality Handbook (1993), Chapter 9, Page 9-15, construction and 



City of Coachella 

Comments and Responses 
 

Page 2-9 

Vista del Agua Specific Plan Final EIR 
  

 
 

operation related emissions should be considered separately when comparing results to 
the thresholds of significance. 

 
Therefore, additional analysis of overlapping phases is not required to comply with the 
established SCAQMD guidelines.  The analysis considers the worst-case, daily emissions 
from all Project phases occurring simultaneously.  Additional analysis is not required. 

 
2e This comment reiterates information from the Health Risk Assessment (HRA) analysis 

contained in the EIR.  No additional response is required. 
 
2f Per the California Supreme Court Case, California Building Industry Association v. Bay 

Area Air Quality Management District (December 17, 2015, Case No. S213478) (CBIA), 
CEQA does not generally consider the existing environment’s effect on a project’s future 
users or residents.  This means, in this case, that the impact from diesel emission 
exposure (a known human carcinogen) caused by this project, on project residents along 
the I-10 Freeway does not fall under CEQA’s purview.  However, this issue is still a factor 
that decision-makers may consider in determining whether or not to approve the proposed 
Project. Further, SCAQMD does not support siting homes, schools and other sensitive 
uses along freeways, and doing so would be in conflict with CARB's Land Use Handbook 
and the Strategies to Reduce Air Pollution Exposure near High-Volume Roadways.  

 
In addition, the following General Plan policy would apply to the City’s position in terms of 
siting sensitive receptors in proximity to the I-10 Freeway: 

 
SUSTAINABILITY + NATURAL ENVIRONMENT: 

 
11.3 “Sensitive receptors.  Prohibit the siting of land uses that adversely 
impact existing sensitive receptors, including schools, childcare centers, 
senior housing, and subsidized affordable housing.  The minimum distance 
separating these uses should be 500 feet.” 

 
As measured from the outermost travel lane of the I-10 Freeway, the closest sensitive 
receptor (PA 3 – Multi-Family Attached) would be well over 500 feet as shown on the 
Figure below. 

 
As previously described above, based on the CBIA case findings, the impact from diesel 
emission exposure to residents along the I-10 Freeway does not fall under CEQA’s 
purview. 

 
The Project is consistent with the SCAQMD Guidance Document for Addressing Air 
Quality Issues in General Plans and Local Planning, CARBs AIR QUALITY AND LAND 
USE HANDBOOK: A COMMUNITY HEALTH PERSPECTIVE, and the City of Coachella’s 
General Plan, as the Project has no residential units that will be located within 500 feet 
from the travel way of the freeway, which is the area where higher pollution concentrations 
would occur.   The discussion of ADT on the I-10 is not considered a screening threshold, 
but rather informational data which describes the existing environmental setting within the 
context of the relative concentration of diesel particulate matter in relation to the distance 
from the edge of a freeway.  The guidance documents describe busy roads with ADT of 
50,000 to 100,000 vehicles having high pollution levels within 500 feet; therefore, siting a 
residential development further than 500 feet away from a roadway with less than 50,000 
vehicles would be consistent with State’s recommendations.  A condition of approval will 
be added to the Project to ensure no residential homes are located within 500 feet of the I-
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10, this may require designating a small portion of the northeast corner of PA 3 to be 
restricted to parking, storage, or open space area only. 

 

 
 
 
2g Please reference the discussion in Response to Comment 2f, above. 
 
2h Based on the information in Response to Comment 2f, above, no additional analysis is 

required.  No additional mitigation is required.  Therefore, no filtration systems (MERV 13 
or better) will be needed. 

 
2i Please reference the discussion in Response to Comment 2f, above.  No filters will be 

required.  No enforcement will be required. 
 
2j The recommended language change to Mitigation Measure MM-AQ-2, requiring the use of 

Tier 4 or better, has been made.  Please reference Section 3.0, Errata. 
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Comment Letter No. 3 
 
Anthony Madrigal Jr., Tribal Historic Preservation Officer 
Twenty-Nine Palms Band of Mission Indians (6-11-18) 

 
3a These are introductory statements that do not require a response. 

 
3b These are restatements of information contained in Subchapter 4.6, Cultural Resources of 

the EIR that do not require a response. 
 

3c This is a restatement of Mitigation Measure MM-CUL-1 as it pertains to avoidance of RIV-
7835 (Planning Area 5).  The Tribal Historic Preservation Officer (THPO) met with the City 
and modification to the language contained in Mitigation Measure MM-CUL-1 was 
provided.  Please reference Section 3.0, Errata. 

 
3d This is a restatement of Mitigation Measure MM-CUL-2 as it pertains to Archaeological 

and Native American Monitors.  No modifications were requested by the THPO to 
Mitigation Measure MM-CUL-2. 

 
3e This is a restatement of Mitigation Measure MM-CUL-3 as it pertains to an Archaeological 

Monitoring Plan and Accidental Discovery.  The THPO met with the City and modification 
to the language contained in Mitigation Measure MM-CUL-3 was provided.  Please 
reference Section 3.0, Errata. 

 
3f This is a restatement of Mitigation Measure MM-CUL-4 as it pertains to disposition of 

Human Remains.  No modifications were requested by the THPO to Mitigation Measure 
MM-CUL-4.   

 
3g The Tribe will be notified of modifications to Mitigation Measures MM-CUL-1 through 

Mitigation Measure MM-CUL-4 through the Final EIR process. The last paragraph is a 
closing statement that does not require a response. 
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Comment Letter No. 4.1 
 
Richard Drury 
Lorzeau / Drury LLP on behalf of the Laborers International Union of North America, Local Union 
1184 (6-13-18) 

 
4.1a These are introductory statements that do not require a response. 

 
4.1b This is a request for notification of any and all actions or hearings related to activities 

undertaken related to the Project.  Consistent with the notification for the EIR, the offices 
of Lozeau Drury LLP will be notified of any actions taken pursuant to CEQA, as well as 
any hearings related to the Project. 

 
4.1c This is a statement reiterating Public Resources Code Sections 21092.2 and 21167(f), and 

Government Code Section 65092 as it pertains to the City of Coachella mailing notices to 
any person who has filed a written request.  No response is needed. 
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Comment Letter No. 4.2 
 
Douglas Chermack 
Lorzeau / Drury LLP on behalf of the Laborers International Union of North America, Local Union 
1184 (7-10-18) 

 
4.2a These are introductory statements that do not require a response. 

 
4.2b This comment states that the EIR fails as an informational document but does not identify 

any specific issues relating to the EIR’s analyses or mitigation measures.  The City notes 
this comment, but no further discussion is required by CEQA.  The Final EIR will be 
provided a minimum of ten (10) days prior to the public hearing for this Project.  Comment 
noted about reserving the right to supplement the comments in this comment letter. 
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Comment Letter No.5 
 
Luke Milick, AFM 
Riverside County Fire Department (7-11-18) 

 
5a These are introductory statements that do not require a response. 

 
5b The Project will not be solely responsible for the need for an additional fire station.   

 
According to p. 4.13-5 of the EIR: 

 
“The City of Coachella has one (1) Fire Station, Battalion 6 Coachella Fire 
Station #79, located at 1377 Sixth Street in the City of Coachella, which serves 
the incorporated portions of the City.  To ensure adequate fire protection services 
in the event of an emergency, the City maintains a mutual aid agreement with 
surrounding city and county jurisdictions where additional resources are available 
to the City when the need arises.  

 
Other existing stations proximate to the City of Coachella and the Project site 
include: 

 
• Fire Station #86, located approximately 5.5 miles west of the Project site at 

46990 Jackson Street in the City of Indio; 
• Fire Station #87, located approximately 4.5 miles northwest of the Project site 

at 42900 Golf Center Parkway in the City of Indio; and, 
• Fire Station #39, located approximately 7.5 miles south of the Project site at 

86911 Avenue 58 in the unincorporated community of Thermal. 
 

Through the Regional Fire Service System, the City of Coachella receives 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 of Coachella is also 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.” 

 
According to p. 4.13-6 of the EIR: 

 
“The station serving this area is the Coachella Fire Station #79, located 
approximately 3.5 miles southwest of the Project site.  This station staffs 11 full-
time firefighters including one (1) paramedic and is equipped with one (1) Type-1 
fire engine that provides 24-hour, year around service.  Fire engine staffing 
includes three (3) to four (4) persons per engine per day and includes paramedic 
staff.  (Staffing, unit types, and hours verified through verbal communication). 

 
Based on this information, Fire Station #79 would arrive within approximately 9 
minutes; Fire Station #86 within approximately 13 minutes; Fire Station #87 
within approximately 9 minutes; and Fire Station #39 within approximately 13 
minutes.  These times are approximate and actual response times currently meet 
or exceed the Urban Land Use protection goals found in the Fire Protection 
Master Plan.  According to the Riverside County Map My County, the Project site 
is not located within a hazardous fire area.” 
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 It should be noted that according to the Specific Plan, fire stations are a permitted use in 
the following Planning Areas: 

 
• Planning Area 1 (Commercial),  

 
 It should also be noted that according to the Specific Plan, fire stations are a conditionally 

permitted use in the following Planning Areas: 
 

• Planning Area 2 (Residential),  
• Planning Area 3 (Residential),  
• Planning Area 4 (Residential),  
• Planning Area 5 (Residential),  
• Planning Area 6 (Residential),  
• Planning Area 7 (Residential),  
• Planning Area 8 (Residential),  

 
5c The Project site is located within an area that is planned for conversion of existing 

agricultural uses to urban style development.  As also stated on p. 4.13-5 of the EIR: 
 

“It should be noted that the General Plan Update Final EIR (2015) recommended 
that the City of Coachella consider the addition of new fire service facilities to meet 
the increased demand for future fire protection and emergency medical services 
under the General Plan Update Final EIR (2015).  The La Entrada Project 
Development Agreement 
(https://laentradacommunity.com/download/ordinance_1067/FINAL%20APPROVE
D%20La%20Entrada%20Development%20Agreement.pdf) requires that upon 
issuance of a certificate of occupancy for the 1,500th Unit, the Master Developer 
shall provide the necessary land and facilities for a three-person engine company. 

 
Chapter 4.45 of the Coachella Municipal Code establishes a Development Impact 
Fee be placed on all new development within the City which is directly related to 
the funding and construction of fire protection and emergency response facilities 
necessary to address direct and cumulative impacts generated by new 
development.  According to Section 4.45.030 of Chapter 4.45 of the Coachella 
Municipal Code the following public facilities must be constructed, installed and 
paid for or financed: General Government facilities; library facilities, park and 
recreation facilities, street facilities, fire facilities and police facilities.  Development 
Impact Fees are reviewed and adjusted administratively on an annual basis each 
fiscal year.” 

 
In addition, as stated on p. 4.13-19 of the EIR: 

 
“The FIA demonstrates the annual recurring revenues to the City’s General Fund at 
Project build-out will equal $2,434,685 compared to recurring fiscal costs of 
$2,376,070; a net benefit to the City of approximately $58,615.  The largest 
sources of revenue will result from property tax, property tax in lieu of vehicle 
license fees, and sales tax.  This finding demonstrates that the Project’s future 
demands on the provision of fire protection and emergency response services will 
be more than fulfilled in the future after it is developed.” 

 
Lastly, according to p. 4.13-15 of the EIR: 
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“Information obtained from Fire Station #79 indicates that actual response times 
currently meet or exceed the Urban Land Use protection goals established in the 
City’s Fire and Emergency Medical Services Master Plan.” 

 
Fire facilities planning will be coordinated between the Riverside County Fire Department 
(RVCFD) and the City of Coachella in order to assure that all future projects (including the 
proposed Project) will be adequately served. 

 
Lastly, all plans will be submitted to the Riverside County Fire Marshall, prior to building 
permit issuance.  This is a standard condition and is required per Municipal Code Section 
15.24 (Fire Code).  No additional mitigation measures are necessary. 

 
5d Mitigation for adverse impacts will be provided by the Project through adherence to 

Section 15.24, Fire Code of the Municipal Code, payment of Development Impact Fees 
(Chapter 4.45 of the Municipal Code) and generation of recurring revenues to the City’s 
General Fund.   
 
According to p. 4.13-5 of the EIR, payment of Development Impact Fees, as 
summarized in response 5c, and the Specific Plan providing for the location of Fire 
Stations in various Planning Areas, as discussed in response 5b, will ensure that the 
need for an additional fire station can be met. 

 
5e All plans, which demonstrate Fire Department emergency vehicle access road locations 

and design (in accordance with California Fire Code, Riverside County Ordinance 787, 
and Riverside County Fire Department Standards) will be submitted to the Riverside 
County Fire Marshall, prior to building permit issuance.  This is a standard condition. 

 
5f  All Fire Department waster system(s) plans, (in accordance with California Fire Code, 

Riverside County Ordinance 787, and Riverside County Fire Department Standards) will 
be submitted to the Riverside County Fire Marshall, prior to building permit issuance.  This 
is a standard condition. 

 
5g All plans, (in accordance with California Fire Code, Riverside County Ordinance 787, and 

Riverside County Fire Department Standards) will be submitted to the Riverside County 
Fire Marshall, prior to building permit issuance.  This is a standard condition. 

 
5h Comment noted.  No additional response is required. 
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Comment Letter No.6 
 
Mark Roberts, ACIP 
California Department of Transportation (7-18-18) 

 
6a These are introductory statements, which includes the Project location and Project 

description, that do not require a response. 
 

6b This comment about Caltrans jurisdiction of the State Highway System is noted.  No 
response is required. 

 
6c Comment noted.  No response is required. 

 
6d This comment indicates that Caltrans is requesting a current, full Traffic Impact Study 

(TIS); that all State facilities within a 5-mile radius of the Project site should be analyzed; 
the data in the TIS should not be more than 2 years old; based on the 2016 Southern 
California of Government 2016 Regional Transportation Model; and lastly, use the 
Highway Capacity Manual 6 methodology for all traffic analysis. 

 
A full Project Specific TIS (The City of Coachella General Plan, Traffic Impact Study City of 
Coachella, California, prepared by RK Engineering Group, Inc., dated October 14, 2014, 
revised June 14, 2016) was provided as Appendix O to the EIR. 

 
The Project study area was based on the Riverside County TIA guidelines criteria.  The 
minimum study area includes any intersection of “Collector” or higher classification street, 
with “Collector” or higher classification streets, at which the proposed project will add 50 or 
more peak hour trips, not exceeding a 5-mile radius from the Project site (p. 4.14-5 of the 
EIR).  Caltrans facilities analyzed are included in Table 4.13.2-2 (p. 4.14-6 of the EIR). 
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Table 4.14.2-2 
Study Area Intersections 

 
 North-South Street East-West Street 

1. Dillon Road I-10 WB Ramps 

2. Dillon Road I-10 EB Ramps 

3. Dillon Road Vista Del Sur 

4. Dillon Road Shadow View Boulevard 

5. Dillon Road SR-86 NB Ramps 

6. Dillon Road SR-86 SB Ramps 

7. Dillon Road Avenue 48 

8. Grapefruit Boulevard (Hwy 111) Avenue 48 

9. Tyler Street Vista Del Sur 

10. Tyler Street Avenue 47 

11. Tyler Street Avenue 48 

12. Tyler Street Avenue 50 

13. SR-86 Avenue 50 

14. Street “A” Vista Del Sur 

15. Street “A” Avenue 47 

16. Street “A” Avenue 48 

17. Polk Street Avenue 48 

18. Polk Street Avenue 50 
 

The baseline for the analysis in this EIR is the conditions at the time the Notice of 
Preparation (NOP) was issued.  The NOP review period began on March 2, 2015 and 
ended 30 days later on April 1, 2015.  The environmental setting has changed little since 
the NOP was issued.  This was validated through the revisions to the Air Quality, 
Greenhouse Gas, Noise, and Traffic technical studies in mid-2016 (p. 4.14-3 of the EIR).  
Traffic counts were conducted in May 2014.  The standard acceptable time period for 
establishing baseline conditions is usually within of year of the Notice of Preparation 
(NOP) for the EIR (2015).  The traffic counts were conducted within a one (1) year period 
of the NOP filing and should be considered an adequate representation of baseline 
conditions.  Based on discussion with City of Coachella staff, there has not been 
significant development in the area since traffic counts were obtained and cumulative 
development traffic has not significantly changed.  Traffic counts from May 2014 are still 
considered adequate for analysis of baseline conditions (p. 4.14-7 of the EIR).  Therefore, 
the data is not more than 2 years old. 

 
The Southern California Association of Governments noted that new development be 
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guided toward existing infrastructure and services and reviewed for conformity with the 
Regional Transportation Plan (RTP) and Sustainable Communities Strategy (SCS) 
pursuant to SB 375 (Letter #11).  SB 375 is also addressed under subchapter 4.4 Air 
Quality and Greenhouse Gas.  Please refer to Subchapter 4.12, Population and Housing, 
for the Project consistency analysis with the Regional Transportation Plan (RTP) and 
Sustainable Communities Strategy (SCS) (p. 4.14-3 of the EIR). 

 
Lastly, as it pertains to the Highway Capacity Manual (HCM), according to p. 4.14-4 of the 
EIR: 

 
“The current technical guide to the evaluation of traffic operations is the 
Highway Capacity Manual (HCM).  The HCM defines level of service as a 
qualitative measure which describes operational conditions within a traffic 
stream, generally in terms of such factors as speed and travel time, freedom to 
maneuver, traffic interruptions, comfort and convenience, and safety.  The 
criteria used to evaluate LOS (Level of Service) conditions vary based on the 
type of roadway and whether the traffic flow is considered interrupted or 
uninterrupted. 

 
The level of service is typically dependent on the quality of traffic flow at the 
intersections along a roadway.  The HCM methodology expresses the level of 
service at an intersection in terms of delay time for the various intersection 
approaches. 

 
The HCM uses different procedures depending on the type of intersection 
control.  The levels of service determined in the TIS are determined using the 
HCM methodology. 

 
For signalized intersections, average control delay per vehicle is used to 
determine level of service.  Levels of service at signalized study intersections 
have been evaluated using the HCM intersection analysis program.” 

 
6e The Project Specific TIS (The City of Coachella General Plan, Traffic Impact Study City of 

Coachella, California, prepared by RK Engineering Group, Inc., dated October 14, 2014, 
revised June 14, 2016) was provided as Appendix O to the EIR.  No new TIS will be 
prepared. 
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Comment Letter No. 7 
 

M. Katherine Jensen, Rutan & Tucker, LLP 
DiMare - Shadow View T.I.C. - Rutan (7-20-18) 

 
7a These are introductory statements that do not require a response. 

 
7b The locations of the off-site improvements were coordinated with information contained in 

the City’s General Plan Circulation Element, as well as the Shadow View Specific Plan.  
This is public information.  The Project has been planned utilizing this information.  As 
shown in the Specific Plan, improvements are anticipated to take place on privately owned 
property of the Shadow View Owners. 

 
The EIR reasonably assumes the construction of Shadow View Boulevard, based on that 
roadway’s inclusion in various, long-standing planning documents.  Specifically, the 
Shadow View Specific Plan shows Shadow View Boulevard as a proposed street crossing 
the Shadow View Specific Plan area (see Shadow View Specific Plan, p. 3-11 [Exhibit 3-
5]).  The Shadow View Specific Plan also includes Shadow View Boulevard cross 
sections, indicating that Shadow View Boulevard will ultimately be constructed to a 120-
foot right of way (see Shadow View Specific Plan, p. 3-12 [Exhibit 3-6]).  Finally, the 
Shadow View Specific Plan shows Shadow View Boulevard as a road to be constructed by 
the residential developer of Shadow View (see Shadow View Specific Plan, pp. 3-9 and -
10).   
 
Further, the City of Coachella General Plan 2035 shows Shadow View Boulevard as part 
of the City’s Circulation Element, as an arterial street (see General Plan, p. O5-7 [Figure 5-
1], and p. O5-3 [Table 5-1, Street Typologies]).   
 
Construction of Shadow View Boulevard has already been analyzed under the California 
Environmental Quality Act as part of the Coachella General Plan 2035 Program EIR, 
which was certified by the City Council on April 22, 2015 via Resolution 2015-03.   
 
General Plan Figure 5-1 illustrates that Shadow View Blvd is designated as a Major 
Arterial with Bicycle Facility (to be developed to a 118-foot right-of-way with six travel 
lanes) and is planned to connect Dillon Road easterly to Avenue 48.   
 
City administrative practice allows minor re-alignments of Section-Line streets.  Shadow 
View Boulevard is currently aligned with the Avenue 48 section line and the old section-
line street easement will be adjusted to connect northwesterly to Dillon Road, pursuant to 
the General Plan. 

 
Further, Tentative Tract Map 34993, which approved the residential villages subdivision for 
Shadow View, recorded the street right-of-way through the Shadow View 
properties.  However, the owners let the tentative map expire.  (See City Resolution No. 
2007-73 for Tentative Tract Map No. 34865 [adopted September 12, 2007].)  Shadow 
View Boulevard is described as running from Dillon Road to the intersection of Tyler Street 
and Avenue 48 on this Tentative Map. 

 
7c All available Project documents have been provided to the Shadow View Owners. Without 

further specificity as to which Project documents they are claiming to have been denied, 
no further response is required.  Comment noted pertaining to the right to provide 
additional comments. 
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7d Comment noted.  No response is required. 
 

7e “This comment is general in nature and does not provide specific information as to how the 
Notices of Completion supposedly fails to comply with Public Resources Code Section 
21092(b)…As described throughout the EIR, it has been prepared in compliance with 
Public Resources Code Section 21092(b).” 

 
7f The EIR was recirculated from August 10, 2018 to September 24, 2018.  Notice of the 

public review and comment period for the recirculated EIR was provided consistent with 
CEQA Guidelines (Section 15105), resulting in a comment period of 45 days. 

 
7g The EIR was originally circulated on June 8, 2018.  The letter that was sent on June 13, 

2018 (mentioned in the comment letter from Rutan & Tucker, LLP) was an addendum to 
the original notice revising the Project APNs; this was not the re-circulation notice.  As 
described in 7g, the EIR was recirculated from August 10, 2018 to September 24, 2018.  
Notices were mailed out on August 7, 2018 and the City’s review period began on August 
10, 2018, giving three (3) days for the mail to travel (The review period, per CEQA, begins 
when the Office of Planning and Research receives the document/package, which was on 
August 9, 2018; however, the City wanted to grant extra time for mail to travel.).  Notice of 
the public review and comment period for the recirculated EIR was provided consistent 
with the CEQA Guidelines (Section 15105. Public Review Period for an EIR or a Proposed 
Negative Declaration or Mitigated Negative Declaration) with a 45 day review period, the 
EIR was recirculated and the length and description of the public review was correct, and 
the comment period was for the correct 45 days.  A full 45 days was provided under the 
second notice. 

 
7h All Notices of Completion/Availability (dated June 8, 2018 for the original notice and 

August 7, 2018 for the re-circulation) of the EIR that were issued, identified the City of 
Coachella as the lead agency, and provided the contact person, mailing address and 
phone number.  This satisfies the requirement to identify the address at which copies of all 
documents can be made available for inspection.  All available Project documents have 
been provided to the Shadow View Owners.  See Response 7i with respect to comment 
about City’s alleged denial of access to documents. 

 
7i At this time, the Applicant and the City are still negotiating the terms of the Development 

Agreement (DA) and therefore no DA is currently before the City for review and approval. 
When and if a DA is completed, it will come before the City for consideration, review and 
approval at a duly noticed public hearing. However, the DA terms will focus on 
administrative and financial issues associated with the Project, and therefore the terms are 
not anticipated to result in any physical environmental impacts different from those 
analyzed and disclosed in the EIR. Regardless, if and when a DA is brought forward, its 
terms will be compared against the EIR for consistency with the Project Description 
provided in the EIR, and to ensure that the terms will not result in any new or substantially 
more severe environmental impacts. As required by CEQA, in the unanticipated event that 
the terms of a DA are determined to result in potentially significant impacts different than 
those disclosed in the EIR, supplemental environmental review would be required prior to 
execution of the DA.  

 
7j Please refer to response to comment 7i.  

 
7k Comment noted that tentative maps have expired and that no roadway or other right-of-

way dedications has been provided.  The alignments of the roadways were coordinated 
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with information contained in the City’s General Plan Mobility Element, as well as the 
Conceptual Amendment to the Shadow View Specific Plan as illustrated as Figure 4-25 of 
the Coachella General Plan. Furthermore, Policy Directive 11 located on p. 04-77 of the 
General Plan Update states: 

 
 “Require an amendment to portions of the Shadow View Specific Plan in general, 

conceptual conformance with the site plan concept shown in Figure 4-25. With this 
modification, and notwithstanding the percentages set forth in Policy Directive No. 12, the 
remaining components of the Shadow View Specific Plan, as shown on Exhibit 3-4, Land 
Use Master Plan, of the approved Specific Plan, including the single family residential 
development, is determined to be consistent with the goals and policies of the Commercial 
Entertainment District.”  

 
 The Vista Del Agua EIR used the general alignment of Shadow View Boulevard as shown 

on Figure 5-1, Transportation Network contained in the Mobility Element of the General 
Plan and Figure 4-25, Conceptual Amendments to the Shadow View Specific Plan as 
shown on Figure 4-25 of the Coachella General Plan for the general alignment of Shadow 
View Boulevard for the analysis in the EIR. 

 
Based on that information, no analysis was deferred.  Upon submittal of future plans that 
have a definitive roadway alignment, said plans will be reviewed for consistency with the 
EIR.  If they are consistent with the analysis contained in the EIR, then no further analysis 
will be required.  If they are inconsistent, then additional analysis may be required 
pursuant to CEQA Sections 15162 (Subsequent EIRs and Negative Declarations) and/or 
15163 (Supplement to an EIR).  Section 3.5 does not identify the approvals necessary for 
the acquisition of property within the Shadow View Specific Plan area.  Chapter 3.5, as 
well as the analysis contained in the EIR, focuses upon the physical effects of these 
improvements upon the environment. 

 
As stated in Response 7b, the Shadow View Property owners were contacted by the 
Project applicant subsequent to receiving this comment letter. 

 
7l Chapter 3, Project Description describes the nature and locations of the off-site Project 

components.  According to the General Plan Circulation Element Map, Avenue 48 and 
Avenue 47 are shown as “New Major Corridor” and “New Minor Corridor,” respectively, on 
Figure 2-3, Road Network Vision of the General Plan.  Therefore, it is the intent of the City 
for these roadways to be improved and open for public use.  Chapter 4 references to 
“rights-of-way” refer to the general locations of these roadways.  At the time of the NOP, 
these were still potential rights-of-way on the active Shadow View maps.  At the time of the 
circulation of the EIR, these maps had expired.  Right of way will need to be acquired in 
order to construct these roadways.  The roadway alignments for Avenue 48, Shadow View 
Boulevard and Avenue 47 are conceptual at this time.  However, their locations are 
consistent with the General Plan Circulation Element and the Shadow View Specific Plan.  
There is no discussion about property rights or eminent domain.  There is no discussion 
about property rights/eminent domain.  As stated in Response to comment 7k, the EIR 
does not identify the approvals necessary for the acquisition of property within the Shadow 
View Specific Plan area (i.e., eminent domain).  The analysis contained in the EIR focus 
upon the physical effects of these improvements upon the environment.   Should the 
Project be approved, and the necessary rights-of-way be acquired, the EIR may be used 
for CEQA purposes.  No additional analysis is required. 

 
7m This comment entirely or partially consists of the expression of an opinion not supported 
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by factual evidence or legal argument.  The City is unable to determine the true issue that 
the comment raises with respect to the project description because the comment is too 
vague and does not lend itself to further explanation.  The City notes this comment, but no 
further discussion is required by CEQA. 

 
7n According to Figure 3.4.2-3, Circulation Plan of the EIR, Avenue 48 and Avenue 47 are 

shown as extending westerly from the Vista Del Agua Site, past Tyler Street, through the 
Shadow View Project site, connecting to Shadow View Boulevard.  Both Avenue 48 and 
Avenue are identified in the City of Coachella General Plan, Traffic Impact Study City of 
Coachella, California, prepared by RK Engineering Group, Inc., dated October 14, 2014, 
revised June 14, 2016 (TIS, Appendix O), as “Future or Unpaved Roads.”  According to 
the General Plan Circulation Element Map, Avenue 48 and Avenue 47 are shown as “New 
Major Corridor” and “New Minor Corridor,” respectively, on Figure 2-3, Road Network 
Vision of the General Plan.  Therefore, it is the intent of the City for these roadways to be 
improved and open for public use.  Right of way will need to be acquired in order to 
construct these roadways.  The comment pertaining to the homeless encampments is 
noted and will be provided as information to the decision makers.  No additional analysis is 
required. 

 
7o Please reference the Figure below, which supplements Figure 4.11.2-1, Circulation Plan, 

of the EIR, which depicts the approximate 29 acres for the off-site improvements.  The 
roadway alignments for Avenue 48, Shadow View Boulevard and Avenue 47 are 
conceptual at this time and are shown on Figure 4.11.2-1, which uses a recent aerial 
photo base, to allow for ease of identification. However, their locations are consistent with 
the General Plan Circulation Element and the Shadow View Specific Plan.  As shown in 
the Figure below, the entire right-of-way width was multiplied by the length (linear feet) to 
get the total approximate 29 acres for the off-site improvements.  This represented a 
“worst-case” scenario for the scope of the off-site improvement areas.  As discussed 
below, 30’ wide pavement is proposed within these right-of-way areas, with the remainder 
of the right-of-way remaining undeveloped. 
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7p Please reference the discussion about Circulation Element Roadways and proposed right-
of-way acquisition in response to comment 7l.  No right-of-way currently exists; however, 
the General Plan Circulation Element and the Shadow View Specific Plan indicate that 
future roadways are anticipated. 

 
7q The circulation improvements on p. 3-5 of the EIR primarily pertain to the on-site Project 

circulation.  As it pertains to the off-site roadway improvements, these are characterized 
correctly, stating the ultimate right-of-way for Avenue 48, Shadow View Boulevard and 
Avenue 47 (p. 3-5 of the EIR).  No schematic of the 30’ of pavement is provided at this 
time, as the location is approximate and will be located within the ultimate right-of-way.  
There is no specific design, only a general area where these roadways will be installed.  
Final, specific design will be outlined per Project Conditions of Approval, and is subject to 
City review and approval, subsequent to both Project approval and the review and 
approval of street improvement plans. The interim 30’ of pavement will be utilized solely 
for vehicular traffic; RK Engineering Group, Inc., was consulted for their input regarding 
this comment, their calculations confirm that 30 feet of pavement would allow for a 2-lane 
undivided roadway and no bike lanes are provided.  The improvements shown on pp. 5-1 
and 5-2 of the Vista Del Agua Specific Plan are also the on-site Project roadways.  These 
provide more detail for the subsequent implementing projects (i.e. tract map, development 
plan, conditional use permit). 

 
7r RK Engineering Group, Inc., was consulted for their input regarding this comment, their 

calculations confirm that 30 feet of pavement would allow for a 2-lane undivided roadway 
with a minimum ADT capacity up to 10,400 vehicles per day.  Based on the City of 
Coachella General Plan and the Traffic Impact Study City of Coachella, California, 
prepared by RK Engineering Group, Inc., dated October 14, 2014, revised June 14, 2016 
(TIS, Appendix O), the Project would assign approximately 7,800 average daily trips 
(ADT) to this segment.  Therefore, the interim improvements shall be adequate to 
accommodate the entire buildout of the Project.  The 30 feet width of pavement will serve 
to mitigate Project impacts and is not considered a “fair share” contribution.  Shadow View 
Boulevard will serve to mitigate Project impacts.  This roadway was not slated for fair-
share contribution in the EIR; rather, intersections were identified in the EIR for fair share 
contributions (reference MM-TR-3 p. 4.14-61 and 4.16-62)  As a condition of approval, 
subsequent traffic analyses will be required as each phase of the development is 
proposed and any additional improvements, such as to widen intersections, would be 
identified. 

 
7s Please see response to comment 7r above as it pertains to the correlation between ADT 

capacity and the need for 30 feet of pavement. 
 

7t Page 1-5 of the TIS indicates local 2-lane undivided roadways have a capacity of up 
10,400 ADT.  Please refer to response to comment 7r indicating that 30 feet of pavement 
would allow for a 2-lane undivided roadway with a minimum ADT capacity up to 10,400 
vehicles per day. 

 
7u MM-TR-1 will be revised to read, “For Existing Plus Project Conditions, the Project 

applicant is required to make the following improvements at the following intersections and 
roadway segments…”  Also, the first bullet point under MM-TR-1 will be revised to remove 
the requirement that the Project, “Construct new extension of Avenue 47/Shadow View 
Boulevard to Dillon Road.”  Instead add the following: 
• Roadway Segment Improvements 

o Construct new extension of Shadow View Boulevard from to Dillon Road to 
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Avenue 48; 
o Construct new extension of Avenue 47 from Tyler Street to Shadow View 

Boulevard; and 
o Construct new extension of Avenue 48 from Tyler Street to Shadow View 

Boulevard. 
 

The revisions to MM-TR-1 represent clarifications and refinements that will not require 
recirculation of the EIR.  Shadow View Drive is identified as Avenue 48/Shadow View 
Boulevard in the EIR (see Section 3.4.2.4). 

 
7v The responsibility to ensure all mitigation measures are implemented and fair-share 

contributions are paid is the responsibility of the City of Coachella. 
 

7w Comment noted about General Plan Policy 2.10 (Contiguous development pattern).  Key 
words to be noted are “encourage,” “incentivize,” and “minimize.”  As it pertains to General 
Plan p. 2-09, key words include “will generally be” and “will be avoided.”  While these are 
suggestive, they are not mandated.  When taken into a greater context, the Project is 
located easterly of the Shadow View Specific Plan and within an area that is 
slated/planned for an urban level of development.  The Project is a long-term plan and is 
anticipated to be developed in a manner and time frame consistent with the surrounding 
properties. 

 
7x Please reference the discussion in 7w above. 

 
7y As stated on p. 5-18 of the EIR:  

 
“The Vista del Sur Alternative (VDSA) is being analyzed in the event that the 
westerly extension of Avenue 48/Shadow View Boulevard cannot be completed 
due to the need for the Project applicant to acquire the necessary right-of-way to 
install this roadway.  Vista del Sur is a dedicated City roadway which connects to 
the northerly extension of Street “A.”  This alternative would allow for the 
development of the Project as proposed but with another connection to Dillon Road 
to the west of the Project site.  Under the VDSA scenario, approximately 5,834 
linear feet of roadway (at 30’ in width) will be constructed.  This is in contrast to the 
Project’s westerly extension of Avenue 48/Shadow View Boulevard that would 
involve 11,600 linear feet of roadway improvements.” 

 
While not stated in the EIR, this assumption utilized for this alternative was similar to the 
trip distribution patterns that would be utilized for the Project.  Similar to Avenue 
48/Shadow View Boulevard, Vista Del Sur would provide the primary access (via Street 
“A”).  Secondary access would be provided via existing Tyler Street.  Tyler Street 
intersection improvements are included in Mitigation Measures MM-TR-1 through MM-
TR-3. 

 
7z As stated on p. 5-18 of the EIR, under the Vista del Sur Alternative scenario, 

approximately 5,834 linear feet of roadway (at 30’ in width) will be constructed.  It is 
anticipated that this improvement would be within the existing Vista del Sur right-of-way.  
Please reference Response to comment 7y. 

 
7aa The City, as lead agency, has analyzed three alternatives (Chapter 5 of the EIR), 

consistent with the applicable text in the State CEQA Guidelines contained in Section 
15126 as follows: 
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Section 15126.6 (a): Alternatives to the Proposed Project. An EIR shall describe a range 
of reasonable alternatives to the project, or to the location of the project, which would 
feasibly attain most of the basic objectives of the project but would avoid or substantially 
lessen any of the significant effects of the project, and evaluate the comparative merits of 
the alternatives.  An EIR need not consider every conceivable    alternative to a project.  
Rather it must consider a reasonable range of potentially feasible alternatives that will 
foster informed decision making and public participation. 

 
Section 15126.6 (b) Purpose.  Because an EIR must identify ways to mitigate or avoid the 
significant effects that a project may have on the environment (Public Resources Code 
Section 21002.1), the discussion of alternatives shall focus on alternatives to the project or 
its location which are capable of avoiding or substantially lessening any significant effects 
of the project, even if these alternatives would impede to some degree the attainment of 
the project objectives or would be more costly. 

 
Pursuant to Section 15126.6(d), Evaluation of Alternatives, the significant effects of each 
alternative are discussed in less detail than those of the proposed Project but in enough 
detail to provide perspective and allow for a reasoned choice among alternatives to the 
proposed Project. 

 
The alternatives considered in this EIR included: 
 
1 No Project Alternative (NPA); 
2 Reduced Residential Density Alternative (RRDA); and  
3 Vista del Sur Access Alternative (VDSA). 

 
Two alternative locations were dismissed from analysis because they were not under the 
control of the applicant, and they were considerably larger in size than the proposed 
Project.  An analysis of an alternative site was therefore not feasible. 

 
No other alternatives to the proposed Project were given consideration or evaluated in the 
EIR since no other practical or feasible alternatives were proposed. 

 
All issue areas analyzed with the proposed Project were analyzed for the three 
alternatives.  These issue areas included: aesthetic resource, agriculture and forestry 
resources, air quality/greenhouse gas, biological resources, cultural resources, geology 
and soils resources, hazards and hazardous materials, hydrology and water quality 
resources, land use and planning, mineral resources, noise, population and housing, 
public services (fire and sheriff services, libraries, schools, health services), 
transportation/traffic, and utilities and service systems (water and sewer, natural gas and 
electricity, solid waste, maintenance of public facilities and other governmental services, 
adopted energy conservation plans). 

 
The analysis was comprehensive and thorough as it pertained to the alternatives and their 
respective comparisons with the Project.  This will provide the decision makers adequate 
information should they choose to approve an alternative rather than the Project. 

 
7bb Comment noted.  The commenter will be provided with future notifications as it pertains to 

the Project.  
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Comment Letter No.8 
 
Katie Kroft, Cultural Resources manager 
Agua Caliente Band of Cahuilla Indians (7-20-18) 

 
8a These are introductory statements that do not require a response. 

 
8b Comment noted.  Per Comment Letter #3, the Twenty-Nine Palms Band of Mission 

Indians has requested to monitor the site during ground disturbance activities. 
 

8c These are closing statements that do not require a response. 
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Comment Letter No.9 
 
Monique Wilber, Conservation Program Support Supervisor 
Department of Conservation (7-22-18) 

 
9a These are introductory statements that do not require a response. 

 
9b This is a description of the Project.  No response is required. 

 
9c This is a description of the Project location and setting.  No response is required. 

 
9d This paragraph sites CEQA Section 21002 as it pertains to alternatives and mitigation to 

lessen the effects of the Project.  This comment also addresses the conclusions reached 
by the City’s General Plan Environmental Impact Report (2015 EIR).  As stated on p. 4.3-
11 of the EIR: 

 
“The Coachella General Plan Update (2015) identifies agriculture as an integral 
part of the City’s identity and economic future; however, it also recognizes the 
need to diversify land uses within the City’s planning area to accommodate future 
growth, housing needs and job creation.  To efficiently plan and manage the 
City’s growth, the land use plan (Figure 4-24 of the General Plan) divides the City 
into 17 distinct subareas, reference Figure 4.3.4-2, General Plan Subareas Map.  
The Project is located in Subarea 11, Commercial Entertainment District, which is 
located at the junction of Interstate 10 and State Route 86S, an area with 
exceptional regional accessibility and visibility to motorists traveling the adjacent 
highways.  The City envisions that this area will contain much of the new 
development that attracts visitors to Coachella, including destination retail, hotels 
and resorts, and entertainment uses. 

 
The General Plan Update (2015) land use designations for the Project (on-site 
and off-site components) are Suburban Retail District, Urban, General, and 
Suburban Neighborhood, and Neighborhood Center, therefore; it has been 
anticipated by the City that urbanization is planned and will ultimately occur in the 
Project vicinity.  Although the Project is proposing uses that are somewhat 
different than the current land use designations, they are still urban/suburban, not 
agricultural in nature, and consistent with the City’s vision of development within 
the Project area.” 

 
The City has considered the recommendation to “reevaluate the establishment and use of 
such mitigation programs and/or detail why such mitigation programs remain unfeasible as 
related to the proposed project.”  They City has determined that the policy direction and 
analysis for this issue has already discussed in the General Plan and 2015 EIR.  No 
additional mitigation will be added. 

 
9e The City has considered the recommendation for the use of permanent agricultural 

conservation easements.  They City has determined that the policy direction and analysis 
for this issue has already discussed in the General Plan and 2015 EIR.  No additional 
mitigation will be added. 

 
9f Comment noted.  No additional response is required. 
 
9g These are closing statements that do not require a response. 
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Comment Letter No.10 
 
Luke Milick, AFM 
Riverside County Fire Department (7-11-18) 

 
10a These are introductory statements that do not require a response. 

 
10b & 10c Comment noted.  The Project will not be solely responsible for the need for an 

additional fire station.  The Project site is located within an area that is planned for 
conversion of existing agricultural uses to urban style development.  As stated on p. 
4.13-5 of the EIR: 

 
“It should be noted that the General Plan Update Final EIR (2015) recommended 
that the City of Coachella consider the addition of new fire service facilities to meet 
the increased demand for future fire protection and emergency medical services 
under the General Plan Update Final EIR (2015).  The La Entrada Project 
Development Agreement 
(https://laentradacommunity.com/download/ordinance_1067/FINAL%20APPROVE
D%20La%20Entrada%20Development%20Agreement.pdf) requires that upon 
issuance of a certificate of occupancy for the 1,500th Unit, the Master Developer 
shall provide the necessary land and facilities for a three-person engine company. 

 
Chapter 4.45 of the Coachella Municipal Code establishes a Development Impact 
Fee be placed on all new development within the City which is directly related to 
the funding and construction of fire protection and emergency response facilities 
necessary to address direct and cumulative impacts generated by new 
development.  According to Section 4.45.030 of Chapter 4.45 of the Coachella 
Municipal Code the following public facilities must be constructed, installed and 
paid for or financed: General Government facilities; library facilities, park and 
recreation facilities, street facilities, fire facilities and police facilities.  Development 
Impact Fees are reviewed and adjusted administratively on an annual basis each 
fiscal year.” 

 
In addition, as stated on p. 4.13-19 of the EIR: 

 
“The FIA demonstrates the annual recurring revenues to the City’s General Fund at 
Project build-out will equal $2,434,685 compared to recurring fiscal costs of 
$2,376,070; a net benefit to the City of approximately $58,615.  The largest 
sources of revenue will result from property tax, property tax in lieu of vehicle 
license fees, and sales tax.  This finding demonstrates that the Project’s future 
demands on the provision of fire protection and emergency response services will 
be more than fulfilled in the future after it is developed.” 

 
Fire facilities planning will be coordinated between the Riverside County Fire Department 
(RVCFD) and the City of Coachella in order to assure that all future projects (including the 
proposed Project) will be adequately served. 

 
Lastly, all plans will be submitted to the Riverside County Fire Marshall, prior to building 
permit issuance.  This is a standard condition. 

 
10d This comment about adverse impacts is noted.  Please refer to responses to comments 5b 

& 5c, above.  Mitigation for adverse impacts will be provided by the Project. 

https://laentradacommunity.com/download/ordinance_1067/FINAL%20APPROVED%20La%20Entrada%20Development%20Agreement.pdf
https://laentradacommunity.com/download/ordinance_1067/FINAL%20APPROVED%20La%20Entrada%20Development%20Agreement.pdf
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10e All plans, which demonstrate Fire Department emergency vehicle access road locations 
and design (in accordance with California Fire Code, Riverside County Ordinance 787, 
and Riverside County Fire Department Standards) will be submitted to the Riverside 
County Fire Marshall, prior to building permit issuance.  This is a standard condition. 

 
10f  All Fire Department waster system(s) plans, (in accordance with California Fire Code, 

Riverside County Ordinance 787, and Riverside County Fire Department Standards) will 
be submitted to the Riverside County Fire Marshall, prior to building permit issuance.  This 
is a standard condition. 

 
10g All plans, (in accordance with California Fire Code, Riverside County Ordinance 787, and 

Riverside County Fire Department Standards) will be submitted to the Riverside County 
Fire Marshall, prior to building permit issuance.  This is a standard condition. 

 
10h Comment noted.  No additional response is required. 
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Comment Letter No.11 
 
Michael Mirelez, Cultural Resource Coordinator 
Torres Martinez Desert Cahuilla Indians (7-26-18) 

 
11a Comment noted that the Project site is located within the Tribal Traditional Use area for 

the Torres Martinez Desert Cahuilla Indians.  No response is required. 
 

11b According to p. 4.6-2 of the EIR, the following Project-specific studies were used in the 
analyses presented in Subchapter 4.6, Cultural Resources: 
• Phase I Cultural Resources Survey and Assessment of the Vista del Agua Project, a 

277-Acre Parcel Just South of Interstate 10 between Tyler and Polk Streets in the City 
of Coachella, Riverside County, California, prepared by Professional Archaeological 
Services, dated October 10, 2014 (2014 CSRA I, Appendix F) 

• Phase II Evaluation of the Cultural Resources of the Vista del Agua Project, a 277-
Acre Parcel with 4300 Feet of Linear Offsite Improvements Just South of I-10 
between Tyler and Polk Streets in the City of Coachella, Riverside County, California, 
APNs: 603-122-05; 603-130-03, -04 & -09; 603-150-04, -05 & -07 thru -12, prepared 
by Professional Archaeological Services, dated May 20, 2015 (2015 CSRA II, 
Appendix G). 

 
These were included in the Technical Appendices to the EIR (enclosed CD). 

 
11c The City of Coachella Development Services Department prepared and circulated an NOP 

for the Project.  The NOP review period began on March 2, 2015 and ended 30 days later 
on April 1, 2015.  This established the baseline for the Project.  Assembly Bill 52 was not 
in affect at the time of the issuance of the NOP.  No consultation is required. 

 
11d Mitigation Measures MM-CUL-1 through MM-CUL-4 pertain to Tribal Monitoring.  No 

additional response is required. 
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Comment Letter No. 12 
 
Donald Vargas, Compliance Administrator II 
Imperial Irrigation District (7-19-18) 

 
12a These are introductory statements that do not require a response. 

 
12b Comment noted.  These applications are typically made at the final map stage of the 

Project. 
 

12c Please reference response to comment 12b. 
 

12d Comment noted.  It is anticipated that due to the size and scale of the Project, there will be 
an impact to IID facilities.  As stated in Chapter 2 of the EIR (pp. 2-3) this is a Program 
EIR.  More specifically, the EIR states: 

 
“This Environmental Impact Report (EIR) will serve as a Program EIR (EIR) 
pursuant to CEQA Guidelines Section 15168, which states that: 

 
“A Program EIR is an EIR which may be prepared on a series of actions that can 
be characterized as one large project and are related either: 

 
(1) Geographically, 
(2) As logical parts in the chain of contemplated actions, 
(3) In connection with issuance of rules, regulations, plans, or other general 

criteria to govern the conduct of a continuing program, or 
(4) As individual activities carried out under the same authorizing statutory or 

regulatory authority and having generally similar environmental effects which 
can be mitigated in similar ways.” 

 
This EIR analyzes the proposed Project under CEQA at a program level for the 
entire Project, which consists of approximately 275 acres of on-site development, 
as well as approximately 29 acres of off-site infrastructure improvements, totaling 
approximately 304 acres, both on and off-site.  The proposed Project includes a 
master-planned community on approximately 275-acres that would include a mix 
of residential, commercial, open space, and recreational uses.  As a worse-case 
assumption, the proposed Project would be implemented by 2022 time.  This EIR 
has been prepared as a Program EIR for the following reasons: 

 
• The proposed Project would be implemented over a large geographic area, approximately 

275-acres on-site and 29-acres off-site, totaling 304-acres. 
 

• Final grading and construction plans and details have not been developed for each 
planning area, as of yet. 

 
A worst-case construction scenario was developed to analyze construction 
impacts throughout this EIR. 

 
Subsequent activities associated with implementation of the Specific Plan would 
be evaluated for compliance with CEQA in light of this EIR to determine whether 
additional environmental documentation must be prepared.  Specifically, if 
Tentative Tract Maps, improvement plans, or other discretionary approvals 
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associated with implementation of the Specific Plan are submitted and proposed, 
the environmental impacts of implementing those maps, plans, and approvals will 
be compared against the analysis set forth in this EIR and CEQA’s mandates for 
subsequent and/or supplemental environmental review.” 

 
 The overall development of the Specific Plan will require the subsequent submittal, review, 

and approval of implementing projects (i.e., tract maps, development plans, conditional 
use permits, etc.).  It is at that time that the specific impacts can be analyzed – on an 
implementing project-by-project basis, as to whether there will be substantial impacts to 
the IID electrical system.  At that time, the current baseline of IID electrical system 
faculties will be identified and subsequent implementing project-specific impacts/mitigation 
(if required) will be assessed. 

 
12e This comment is noted and provided as information to the decision makers.  These 

applications will be made at the final map stage of the Project.  As stated on pp. 4.15-36 
and 4.15-37 of the EIR: 

 
“All new distribution lines will be constructed as underground facilities concurrently 
with Project development.” 

 
The analysis in the EIR anticipated that these facilities would be in the locations of the on-
site and off-site Project component and rights-of-way.  The City will take steps to ensure 
that upon submittal to IID for a Will Serve letter, all plans and materials will be consistent 
with the EIR.  Please reference response to comment 12d as it pertains to the scope of the 
Program EIR. 

 
12f This comment on costs to be bourne by the developer for electrical upgrades is noted.  No 

further response is required. 
 

12g This comment does not specify the location for the substation site.   Should it be located 
within the Project boundaries, please reference response to comment 12d. 

 
12h This comment is noted and provided as information to the decision makers.  Please refer 

to response to comments 12d and 12e. 
 

12i This comment is noted and provided as information to the decision makers.  No further 
response is required. 

 
12j This comment is noted and provided as information to the decision makers.  No further 

response is required. 
 

12k This comment is noted and provided as information to the decision makers.  No further 
response is required. 

 
12l This comment is noted and provided as information to the decision makers.  No further 

response is required. 
 
12m This comment is noted and provided as information to the decision makers.  No further 

response is required. 
 

12n This comment is noted and provided as information to the decision makers.  No further 
response is required. 
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12o This comment is noted and provided as information to the decision makers.  No further 
response is required. 

 
12p As stated in response to 12d, this is a programmatic level analysis.  The overall 

development of the Specific Plan will require the subsequent submittal, review and 
approval of implementing projects (i.e., tract maps, development plans, conditional use 
permits, etc.).  It is at that time that the specific impacts can be analyzed – on an 
implementing project-by-project basis as to whether there will be substantial impacts to the 
IID electrical system.  At that time, the current baseline of IID electrical system faculties 
will be identified and subsequent implementing project-specific impacts/mitigation (if 
required) will be assessed.  A programmatic approach to the analysis is not akin to 
“piecemealing.”  It provides a systematic approach to addressing impacts/mitigation based 
on the current scope of the Project and allows for tiering for subsequent implementing 
projects without deferring analysis. . 

 
12q This comment is noted and provided as information to the decision makers.  No further 

response is required. 
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2.0 b. COMMENTS RECEIVED FROM EIR RECIRCULATION – AUGUST 2018 

Comment Letter No. R1 
 
Anthony Madrigal Jr., Tribal Historic Preservation Officer 
Twenty-Nine Palms Band of Mission Indians (8-10-18) 

 
R1a These are introductory statements that do not require a response. 

 
R1b - R1f Comments noted.  Please see Comment Letter #3 in Section 2.0 a. for responses to 

prior concerns. 
 

R1g The Tribe will be notified of them modifications to Mitigation Measures MM-CUL-1 through 
Mitigation Measure MM-CUL-4 through the Final EIR process. The last paragraph is a 
closing statement that does not require a response. 
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Comment Letter No. R2 
 
Donald Vargas, Compliance Administrator II 
Imperial Irrigation District (8-13-18) 

 
R2a These are introductory statements that do not require a response. 

 
R2b Comment noted.  Please see Comment Letter #12, provided in Section 2.0 a., for 

responses to prior concerns. 
 

R2c Comments noted.  Please see Comment Letter #12, provided in Section 2.0 a., for 
responses to prior concerns. 
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Comment Letter No. R3 
 
Paul Rull, ALUC Urban Regional Planner IV 
Airport Land Use Commission (ALUC) (8-9-18) 

 
R3a Comment noted; ALUC review is not required.  No further response is required. 
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Comment Letter No. R4 
 
M. Katherine Jensen, Rutan & Tucker, LLP 
DiMare - Shadow View T.I.C. - Rutan (9-20-18) 

 
R4a Comment noted.  No additional response is necessary. 

 
R4b Comment noted.  Please see Comment Letter #7 in Section 2.0 a. for responses to prior 

concerns. 
 

R4c Comment noted.  Ms. Jensen and the Shadow View Property Owners will be included on 
all future notifications regarding this Project. 

 
R4d Comments noted.  Please see Comment Letter #7 in Section 2.0 a. for responses to prior 

concerns. 
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2.0 c. COMMENTS RECEIVED FROM PLANNING COMMISSION WORKSHOP – MARCH 2019 

Although this comment letter was not received directly in relation to the circulation of 
the EIR, the City of Coachella determined that is was important to include here in the 
Final EIR and to provide responses. 

 
Comment Letter - PC 

 
M. Katherine Jensen, Rutan & Tucker, LLP 
DiMare - Shadow View T.I.C. - Rutan (3-18-19) 

 
PCa These are introductory statements that do not require a response. 

 
PCb Prior concerns raised by the Shadow View Owners have been addressed in responses to 

comments in their letters dated July 20, 2018 and September 20, 2018.  These comment 
letters and responses to comments are provided in the Final EIR.  The responses to 
comments (specifically in to the July 20, 2018 comment letter) address the Project access 
and utility provision.  The City, as lead agency, feels that these concerns have been 
adequately and fully addressed.  Please reference response to comment 7b of the July 20, 
2018 letter as it pertains to Project access via a future Shadow View Boulevard 
construction. 

 
PCc Off-site improvements are shown to take place on the Shadow View Property.  Please 

reference the response to comment 7l of the July 20, 2018 letter, provided in Section 2.0 
of the FEIR.  Conversations were held between the applicant and the Shadow View 
Owner.  Please reference response to comment 7b of the July 20, 2018 letter.  The 
opinion provided pertaining to the “carving up” of the Shadow View Specific Plan is also 
fully discussed in response to comment 7b.  The EIR describes/characterizes the current 
condition of the Shadow View Property (see Chapter 3 – Project Setting and Project 
Description, p.  3-2) and is consistent with what is depicted in the Shadow View Specific 
Plan for Shadow View Boulevard (see Shadow View Specific Plan Circulation Master Plan, 
Exhibit 3-5, p. 3-13). 

 
PCd Prior concerns raised by the Shadow View Owners have been addressed in responses to 

comments in their letters dated July 20, 2018 and September 20, 2018, provided in 
Section 2.0 a. of the FEIR.  All available Project documents have been provided to the 
Shadow View Owners. Without further specificity as to which Project documents they are 
claiming to have been denied, no further response is required.  Comment noted pertaining 
to the right to provide additional comments. 

 
PCe The Development Agreement (DA) is one of the 5 entitlements included in the EIR (see 

Chapter 3 – Project Setting and Project Description, p.  3-8).  The DA was not included in 
the appendices of the EIR, as it was not available at the time of the public circulation of the 
EIR.  Comment noted on the chronology provided pertaining to request for copies of the 
DA. 

 
PCf As stated in response to comment 7i of the July 20, 2018 letter, provided in Section 2.0 a. 

of the FEIR, the EIR anticipated the submittal/approval of a DA, and the analysis of the 
EIR factored in a development agreement.  Upon submittal of a DA, it will be reviewed for 
consistency with the EIR.  If the DA is consistent with the analysis contained in the EIR, 
then no further analysis will be required.  This response represents the City’s independent 
judgment as it pertains to the scope of any anticipated DA.  The remainder of this 



City of Coachella 

Comments and Responses 
 

Page 2-93 

Vista del Agua Specific Plan Final EIR 
  

 
 

comment entirely or partially consists of the expression of an opinion not supported by 
factual evidence or legal argument.   The comment is too vague and does not lend itself to 
further explanation.  The City notes this comment, but no further discussion is required by 
CEQA. 

 
PCg The City acknowledges that no roadway or other right-of-way dedications have been 

granted by the Shadow View Owners or their predecessors.  The remainder of this 
comment was addressed in response to comment 7b on the July 20, 2018 comment letter, 
provided in Section 2.0 a. of the FEIR.  No further discussion is required by CEQA. 

 
PCh This comment was addressed in response to comment 7l of the July 20, 2018 comment 

letter, provided in Section 2.0 a. of the FEIR.  No further discussion is required by CEQA. 
 

PCi This comment was addressed in response to comment 7l of the July 20, 2018 comment 
letter, provided in Section 2.0 a. of the FEIR.  No further discussion is required by CEQA. 

 
PCj This comment was addressed in response to comment 7m of the July 20, 2018 comment 

letter, provided in Section 2.0 a. of the FEIR.  No further discussion is required by CEQA. 
 

PCk This comment was addressed in response to comment 7n of the July 20, 2018 comment 
letter, provided in Section 2.0 a. of the FEIR.  No further discussion is required by CEQA. 

 
PCl This comment was addressed in response to comment 7o of the July 20, 2018 comment 

letter, provided in Section 2.0 a. of the FEIR.  No further discussion is required by CEQA. 
 

PCm This comment was addressed in response to comment 7p of the July 20, 2018 comment 
letter, provided in Section 2.0 a. of the FEIR.  No further discussion is required by CEQA. 

 
PCn This comment was addressed in response to comment 7q of the July 20, 2018 comment 

letter, provided in Section 2.0 a. of the FEIR.  No further discussion is required by CEQA. 
 

PCo This comment was addressed in response to comment 7r of the July 20, 2018 comment 
letter, provided in Section 2.0 a. of the FEIR.  No further discussion is required by CEQA. 

 
PCp The Planning Commission is being provided the following for consideration: 
 

• General Plan Amendment No. 14-01;  
• Specific Plan No. 14-01; 
• Change of Zone No. 14-01; 
• Tentative Parcel Map No. 36872; and 
• Environmental Impact Report (EA No. 14-04).  

 
These plans and documents accurately depict the proposed improvements that will be 
provided in the off-site locations.  This information has been made available to the Shadow 
View Owners during the Notice of Preparation (NOP) as well as during the public 
circulation of the EIR.  No comments were received during the NOP from the Shadow 
View Owners (reference Subchapter 2.2.3 of the EIR – Summary of Responses to the 
NOP).  Two letters were received by the City from the Shadow View Owners during the 
public circulation of the EIR (July 20, 2018 and September 20, 2018).  All off-site 
improvements, and the locations of these improvements were disclosed during the NOP 
and EIR. 
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PCq This comment was addressed in response to comments 7s and 7t of the July 20, 2018 
comment letter, provided in Section 2.0 a. of the FEIR.  No further discussion is required 
by CEQA. 

 
PCr This comment was addressed in response to comment 7u of the July 20, 2018 comment 

letter, provided in Section 2.0 a. of the FEIR.  No further discussion is required by CEQA. 
 

PCs This comment was addressed in response to comment 7v of the July 20, 2018 comment 
letter, provided in Section 2.0 a. of the FEIR.  No further discussion is required by CEQA. 

 
PCt This comment was addressed in response to comments 7w and 7x of the July 20, 2018 

comment letter, provided in Section 2.0 a. of the FEIR.  No further discussion is required 
by CEQA. 

 
PCu This comment was addressed in response to comment 7y of the July 20, 2018 comment 

lette, provided in Section 2.0 a. of the FEIR r.  No further discussion is required by CEQA. 
 

PCv This comment was addressed in response to comment 7z of the July 20, 2018 comment 
letter, provided in Section 2.0 a. of the FEIR.  No further discussion is required by CEQA. 

 
PCw This comment was addressed in response to comment 7aa of the July 20, 2018 comment 

letter, provided in Section 2.0 a. of the FEIR.  No further discussion is required by CEQA. 
 

PCx Comment noted.  The commenter has been added to the CEQA Consultant’s EIR 
Distribution List and will be provided with future notifications as it pertains to the Project. 
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3.0 ERRATA 
 

Changes to the EIR are noted below.  Underlining indicates additions to the text; striking indicates 
deletions to the text.  The changes to the EIR do not affect the overall conclusions of the 
environmental document.  These errata represent changes to the EIR to provide clarification, 
corrections, or revisions as needed as a result of public comments on the EIR, or due to additional 
information received during the public review period.  These clarifications and corrections are not 
considered to result in any new or more severe impacts than identified in the EIR and are not 
otherwise deemed to warrant EIR recirculation pursuant to CEQA Guidelines §15088.5.  Changes are 
listed by page and where appropriate by paragraph.  Added or modified text is shown by underlining 
(example) while deleted text is shown by striking (example). 
 
It is important to note that a Development Agreement (DA) was drafted after the EIR was circulated.  
The year 2022 was assumed in the EIR as the Project buildout year; this is more conservative (i.e. 
would uncover more impacts) than a longer build horizon would be.  With the incorporation of the 
terms included in the DA, a 2030 buildout year is assumed.  By assuming a 2022 buildout year, more 
impacts would have been uncovered in the EIR, than if the EIR had assumed a 2030 buildout year, 
which would uncover similar or lesser impacts due to the longer time horizon.  The EIR is not revising 
the text from 2022 to 2030, however, this is presented here for informational purposes and applies to 
the following pages of the EIR where the 2022 buildout year is referenced: 
 
Page 1-6; Page 1-43; Page 2-3; Page 4-1; Page 4.4-3; Page 4.4-4; Page 4.4-35; Page 4.11-17; Page 
4.11-27; Page 4.11-28; Page 4.11-29; Page 4.11-32; Page 4.11-33; Page 4.11-34; Page 4.11-42; 
Page 4.14-3; Page 4.14-18; Page 4.14-22; Page 4.14-30; Page 4.14-31; Page 4.14-32; Page 4.14-
33; Page 4.14-34; Page 4.14-35; Page 4.14-36; Page 4.14-37; Page 4.14-38; Page 4.14-39; Page 
4.14-40; Page 4.14-42; Page 4.14-44; Page 4.14-45; Page 4.14-46; Page 4.14-54; Page 4.14-55; 
Page 4.14-56; Page 4.14-60; Page 4.14-61; Page 4.14-93; Page 4.14-94; and Page 6-11. 
 
EIR Page 1-12 Thresholds b. and c. under Aesthetics, as outlined in Table 1-5-1, Summary of 
Impacts and Mitigation Measures Discussed in this EIR, are transposed.  The modification is as 
follows: 
 
b. Would the Project 
result in the degradation 
of the existing visual 
character or quality of 
the site and its 
surroundings? 
b. Would the Project 
substantially damage to 
scenic resources, 
including, but not limited 
to, trees, rock 
outcroppings, and 
historic buildings within 
a state scenic highway? 

Mitigation not required Not applicable Not applicable Mitigation 
not required 

b. Would the Project 
substantially damage to 
scenic resources, 
including, but not limited 
to, trees, rock 
outcroppings, and 
historic buildings within 
a state scenic highway? 
c. Would the Project 
result in the degradation 

Mitigation not required Not applicable Not applicable Mitigation 
not required 
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of the existing visual 
character or quality of 
the site and its 
surroundings? 
 

EIR Page 1-13 MM-AQ-2 as outlined in Table 1-5-1, Summary of Impacts and Mitigation 
Measures Discussed in this EIR, and Page 4.4-54, Section 4.4.5 (Standard Conditions and 
Mitigation Measures), MM-AQ-2.  This change was made to the mitigation measure per the South 
Coast Air Quality Management District Letter and the City of Coachella. 

 
MM-AQ-2 The Project shall require that construction contractor use construction equipment 

that have Tier 4, or better, final engines, level 3 diesel particulate filters (DPF), 
with oxidation catalyst that impart 20% reduction and apply coatings with a VOC 
content no greater than 10 grams per liter (g/L). 

 
EIR Page 1-15 MM-AQ-10 as outlined in Table 1-5-1, Summary of Impacts and Mitigation 
Measures Discussed in this EIR, and Page 4.4-56, Section 4.4.5 (Standard Conditions and 
Mitigation Measures), MM-AQ-10.  This change was made to the mitigation measure per the City of 
Coachella. 
 

MM-AQ-10 Construction Waste Management Plan.   Prior to issuance of a building permit, 
the applicant shall submit a Construction Waste Management Plan.  The plan 
shall include procedures to recycle and/or salvage at least 75 percent of 
nonhazardous construction and demolition debris and shall identify materials to 
be diverted from disposal and whether the materials would be stored on-site or 
commingled.  Excavated soil and land-clearing debris do not contribute to this 
credit.  Calculation can be done by weight or volume but must be documented. 

 
EIR Page 1-15 MM-AQ-11 as outlined in Table 1-5-1, Summary of Impacts and Mitigation 
Measures Discussed in this EIR, and Page 4.4-56, Section 4.4.5 (Standard Conditions and 
Mitigation Measures), MM-AQ-11.  This change was made to the mitigation measure per the City of 
Coachella. 

 
MM-AQ-11 Project shall improve the pedestrian network by incorporating sidewalks and 

paseos within the property. 
 
EIR Pages 1-15 and 1-18 MM-AQ-12 as outlined in Table 1-5-1, Summary of Impacts and 
Mitigation Measures Discussed in this EIR, and Pages 4.4-56 and 4.4-58, Section 4.4.5 (Standard 
Conditions and Mitigation Measures), MM-AQ-12.  This change was made to the mitigation measure 
per the City of Coachella. 
 
MM-AQ-12 Project Operations.  Prior to issuance of any construction permits, the Project 

applicant shall submit for review and approval by the City of Coachella Public 
Works Director, building plans that incorporate measures such as, but not 
limited to, the following:   
 
Operational Mitigation Measures (Materials Efficiency) 
 
Project plans for each Tentative Tract Map will include the following materials 
efficiency components.  Materials used for buildings, landscape, and 
infrastructure will be chosen with a preference for the following characteristics: 

• Rapidly renewable; 
o Increased recycle content (50 percent or greater); locally 
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sourced materials (within the South Coast Air Basin); 
o Utilization of sustainable harvesting practices; and 
o Materials with low or no volatile organic compounds (VOCs) off-

gassing. 
 

Operational Mitigation Measures (Transportation) 
 

• Provide one electric car charging station for every 10 high-density 
residences and provisions for electric car charging stations in the 
garages of all medium-, low-, and ultra-low-density housing residential 
dwellings as required by the California Energy Commission. Provide at 
least two designated parking spots for parking of zero emission vehicles 
(ZEVs) for car-sharing programs in all employee/worker parking areas.   

 
Operational Mitigation Measures (Energy Efficiency).  Project plans for each 
Tentative Tract Map will include the following energy efficiency components:   

• Design to United States Green Building Council (USGBC) Leadership in 
Energy and Environmental Design (LEED); 

• GreenPoint Rated standard, or better for all new buildings constructed 
within the Project; 

• Energy-efficient light-emitting diode (LED) lighting and solar 
photovoltaic lighting fixtures in all common areas of the site; 

• Energy-efficient appliances (ENERGY STAR or equivalent), and high 
efficiency heating, ventilation, and air conditioning (HVAC) systems in 
all on-site buildings; 

• Green building techniques that increase building energy efficiency 
above the minimum requirements of Title 24; 

• Installation of photovoltaic panels on a minimum of 25 percent of the 
buildings on site, or as required by the California Energy Commission in 
year 2020; and 

• Utilization of high reflectance materials for paving and roofing materials 
on residential, commercial, and school buildings 

 
EIR Page 1-23 MM-CUL-1 as outlined in Table 1-5-1, Summary of Impacts and Mitigation 
Measures Discussed in this EIR, and Page 4.6-18, Section 4.6.5 (Standard Conditions and 
Mitigation Measures), MM-CUL-1.  Changes were made to the mitigation measure per discussions 
with local Tribes. 
 

MM-CUL-1  RIV-7835 Avoidance (Planning Area 5).  Prior to the issuance of a grading plan permit, 
or any activity that would involve initial ground disturbance in the vicinity of RIV-7835, 
the Project archaeologist will review said plans/activities to determine that none of the 
resources located in RIV-7835 shall be impacted by the Project development.  The 
Project archaeologist shall make recommendations, where applicable, to protect 
resources contained in RIV-7835 from potential encroachment from the Project that 
includes fencing or flagging during all phases of development. The fencing and 
flagging of RIV-7835 shall be removed after construction is completed and the area 
shall be planted with low maintenance vegetation. 

 
EIR Page 1-23 MM-CUL-2 is added to Table 1-5-1, Summary of Impacts and Mitigation Measures 
Discussed in this EIR, under Threshold b. 
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b. Would the Project 
cause a substantial 
adverse change in the 
significance of an 
archaeological 
resource pursuant to 
Section 15064.5? 

See MM-CUL-2, above. 
 
MM-CUL-3 Archaeological Monitoring 
Plan and Accidental Discovery.  Prior to 
commencement of any grading 
activity… 
 

 
MM-CUL-3 Prior 

to 
commencement 
of any grading 

activity 

 
MM-CUL-3 

City of 
Coachella 
Director of 

Development 
Services 

Less than 
significant 

 
EIR Pages 1-23 to 1-26 MM-CUL-3 as outlined in Table 1-5-1, Summary of Impacts and Mitigation 
Measures Discussed in this EIR, and Pages 4.6-19 and 4.6-20, Section 4.6.5 (Standard Conditions 
and Mitigation Measures), MM-CUL-3.  Changes were made to the mitigation measure per 
discussions with local Tribes. 
 
MM-CUL-3 Archaeological Monitoring Plan and Accidental Discovery.  Prior to 

commencement of any grading activity on the Project site and consistent with the 
findings of the cultural resources surveys and reports regarding the sensitivity of 
each area on the Project site for cultural resources, the City shall prepare a 
Monitoring Plan. The Monitoring Plan shall be prepared by a qualified 
archaeologist and shall be reviewed by the City of Coachella Director of 
Development Services, in consultation with the 29 Band of Mission Indians.  The 
Monitoring Plan will include at a minimum: 

 
(1) A list of personnel involved in the monitoring activities; 
(2) A description of how the monitoring shall occur; 
(3) A description of frequency of monitoring (e.g., full-time, part-time, spot 

checking);  
(4) A description of what resources may be encountered; 
(5) A description of circumstances that would result in the halting of work at the 

Project site (e.g., what is considered a “significant” archaeological site); 
(6) A description of procedures for halting work on site and notification procedures; 

and 
(7) A description of monitoring reporting procedures. 
 
If any significant historical resources, archaeological resources, or human remains 
are found during monitoring, work should stop within the immediate vicinity (precise 
area to be determined by the archaeologist in the field) of the resource until such 
time as the resource can be evaluated by an archaeologist and any other 
appropriate individuals.  Project personnel shall not collect or move any 
archaeological materials or human remains and associated materials. To the 
extent feasible, Project activities shall avoid such resources. 

 
Where avoidance is not feasible, the resources shall be evaluated for their 
eligibility for listing in the California Register of Historical Resources.  If a resource 
is not eligible, avoidance is not necessary.  If a resource is eligible, adverse effects 
to the resource must be avoided, or such effects must be mitigated.  Mitigation can 
include, but is not necessarily limited to: excavation of the deposit in accordance 
with a cultural resource mitigation or data recovery plan that makes provisions for 
adequately recovering the scientifically consequential information from and about 
the resource (see California Code of Regulations Title 4(3) Section 
15126.4(b)(3)(C)).  The data recovery plan shall be prepared and adopted prior to 
any excavation and should make provisions for sharing of information with Tribes 
that have requested Senate Bill 18 (SB 18) consultation.  The data recovery plan 
shall employ standard archaeological field methods and procedures; laboratory 
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and technical analyses of recovered archaeological materials; production of a 
report detailing the methods, findings, and significance of the archaeological site 
and associated materials; curation of archaeological materials at an appropriate 
facility for future research and/or display; an interpretive display of recovered 
archaeological materials at a local school, museum, or library; and public lectures 
at local schools and/or historical societies on the findings and significance of the 
site and recovered archaeological materials.  Results of the study shall be 
deposited with the regional California Historical Resources Information Center 
(CHRIS) repository. 

 
It shall be the responsibility of the City Department of Public Works to verify that 
the Monitoring Plan is implemented during Project grading and construction.  Upon 
completion of all monitoring/ mitigation activities, the consulting archaeologist shall 
submit a monitoring report to the City of Coachella Director of Development 
Services and to the San Bernardino Archaeological Information Center Eastern 
Information Center c/o Dept. of Anthropology, University of California Riverside 
summarizing all monitoring/mitigation activities and confirming that all 
recommended mitigation measures have been met.  The monitoring report shall be 
prepared consistent with the guidelines of the Office of Historic Preservation’s 
Archaeological Resources Management Reports (ARMR): Recommended 
Contents and Format.  The City of Coachella Director of Development Services or 
designee shall be responsible for reviewing any reports produced by the 
archaeologist to determine the appropriateness and adequacy of findings and 
recommendations. 

 
EIR Pages 1-36 through 1-37 MM-NOI-1 as outlined in Table 1-5-1, Summary of Impacts and 
Mitigation Measures Discussed in this EIR, and Page 4.11-40, Section 4.11.5 (Standard 
Conditions and Mitigation Measures), MM-NOI-1.  This change was made to the mitigation measure 
per the City of Coachella. 
 
MM-NOI-1  During any earth movement construction activities during any phase of 

development the developer shall: 
• Locate stationary construction noise sources such as generators 

or pumps at least 300 feet from sensitive land uses, as feasible; 
• Locate construction staging areas should be located as far from 

noise sensitive land uses as feasible; 
• Ensure all construction equipment is equipped with appropriate 

noise attenuating devices to reduce the construction equipment 
noise by 8 to 10 dBA; 

• Turn off idling equipment when not in use; 
• Maintain equipment so that vehicles and their loads are secured 

from rattling and banging; 
• Limit the amount of heavy machinery equipment operating 

simultaneously to two (2) pieces of equipment within a 50-foot 
radius of each other (when located with 100 feet of existing 
residential units); and  

• Install temporary noise control barriers that provide a minimum 
noise level attenuation of 10.0 dBA when Project construction 
occurs near existing noise-sensitive structures.  The noise control 
barrier must present a solid face from top to bottom.  The noise 
control barrier must be high enough and long enough to block the 
view of the noise source.  Unnecessary openings shall not be 
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made. 
• The noise barriers must be maintained and any damage 

promptly repaired. Gaps, holes, or weaknesses in the 
barrier or openings between the barrier and the ground 
shall be promptly repaired. 

• The noise control barriers and associated elements shall 
be completely removed and the site appropriately 
restored upon the conclusion of the construction activity. 

 
EIR Pages 1-42 and 1-43 MM-TR-1 as outlined in Table 1-5-1, Summary of Impacts and Mitigation 
Measures Discussed in this EIR, and Pages 4.14-59 and 4-14-60, Section 4.14.5 (Standard 
Conditions and Mitigation Measures), MM-TR-1.  This change was made to the mitigation measure 
based on comments received on the EIR from Rutan and Tucker, LLP per the Project Traffic 
Engineer and City of Coachella. 
 
MM-TR-1  For Existing Plus Project Conditions, the Project applicant is required to make 

the following improvements at the following intersections and roadway 
segments (prior to the 1st occupancy): 

• Roadway Segment Improvements 
o Construct new extension of Shadow View Boulevard 

from to Dillon Road to Avenue 48; 
o Construct new extension of Avenue 47 from Tyler Street 

to Shadow View Boulevard; and 
o Construct new extension of Avenue 48 from Tyler Street 

to Shadow View Boulevard. 
• Intersection of Dillon Road and Shadow View Boulevard: 

o Construct new extension of Avenue 47/Shadow View Boulevard 
to Dillon Road. 

o Install traffic signal 
o Install southbound (SB) left-turn lane. 
o Install westbound (WB) left-turn lane. 
o Install WB right-turn signal. 

• Intersection of Tyler Street and Avenue 47: 
o Install all-way stop signs. 

• Intersection of Tyler Street and Avenue 48: 
o Install all-way stop signs. 

• Intersection of Street “A” and Vista Del Sur: 
o Install all-way stop signs. 
o Install NB left-turn lane. 
o Install EB right-turn signal. 

• Intersection of Street “A” and Avenue 47: 
o Install all-way stop signs. 
o Install northbound (NB) left-turn lane. 
o Install NB thru-turn lane. 
o Install NB thru/right-turn lane. 
o Install SB left-turn lane. 
o Install SB thru-turn lane. 
o Install SB thru/right-turn lane. 
o Install eastbound (EB) left-turn lane. 
o Install EB thru-turn lane. 
o Install EB thru/right-turn lane. 
o Install WB left-turn lane. 
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o Install WB thru-turn lane. 
o Install WB thru/right-turn lane. 

• Intersection of Street “A” and Avenue 48: 
o Install all-way stop signs. 
o Install NB left-turn lane. 
o Install NB thru-turn lane. 
o Install NB thru/right-turn lane. 
o Install SB left-turn lane. 
o Install SB thru-turn lane. 
o Install SB thru/right-turn lane. 
o Install EB left-turn lane. 
o Install EB thru-turn lane. 
o Install EB thru/right-turn lane. 
o Install WB left-turn lane. 
o Install WB thru-turn lane. 
o Install WB thru/right-turn lane. 

• Intersection of Polk Street and Avenue 48: 
o Install all-way stop signs. 
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4.0 MITIGATION MONITORING AND REPORTING PROGRAM 
 
A. Mitigation Monitoring Requirements and Procedures 
 
The California Environmental Quality Act (CEQA) was amended in 1989 to add Section 
21081.6, which requires a public agency to adopt a monitoring and reporting program for 
assessing and ensuring compliance with any required mitigation measures applied to a 
proposed development. As stated in Section 21081.6 of the Public Resources Code, 
 

“…the public agency shall adopt a reporting or monitoring program for the changes to 
the project which it has adopted, or made a condition of project approval, in order to 
mitigate or avoid significant effects on the environment.” 

 
Section 21081.6 provides general guidelines for implementing mitigation monitoring programs 
and indicates that specific reporting and/or monitoring requirements, to be enforced during 
project implementation, shall be defined prior to final certification of the EIR. 
 
The mitigation monitoring table below lists those mitigation measures that may be included as 
conditions of approval for the Project.  To ensure that the mitigation measures are properly 
implemented, a monitoring program has been devised which identifies the timing and 
responsibility for monitoring each measure.  The developer will have the primary responsibility 
for implementing the measures, and the various City of Coachella departments will have the 
primary responsibility for monitoring and reporting the implementation of the mitigation 
measures. 
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Impact 
Category Impact Mitigation Measures Implementation 

Timing 
Responsible 
Party 

Method of 
Verification 

City 
Verification 
of 
Compliance 
(Date/Initials) 

Aesthetics 

d. Would the Project result in 
the creation of a new source 
of substantial light or glare 
which would adversely affect 
day or nighttime views in the 
area? 

MM-AES-1 Photometric Study.  
Prior to the approval of any Site Plans for 
any phase of development, the applicant 
shall submit to the City of Coachella (City) 
a photometric (lighting) study (to include 
parking areas and access way lights, 
external security lights, lighted signage, 
and ball field lighting) providing evidence 
that the project light sources do not spill 
over to adjacent off-site properties in 
accordance with the City’s Municipal Code.  
All Project-related outdoor lighting, 
including but not limited to, street lighting, 
building security lighting, parking lot 
lighting, and landscaping lighting shall be 
shielded to prevent spillover of light to 
adjacent properties. 
 
Shielding requirements and time limits 
shall be identified on construction plans for 
each phase of development. 

Prior to the 
approval of any 
permits for 
lighting. 

Planning 
Division and 
Building 
Division. 

Plan check 
and 
on-site 
inspection. 

 

Air Quality & 
Greenhouse 
Gas 

a. Would the Project conflict 
with or obstruct 
implementation of the 
applicable air quality plan? 

MM-AQ-1 Prior to the issuance of a 
grading permit, the Project applicant shall 
indicate on the grading plan areas that will 
be graded and shall not allow any areas 
more than 5 acres to be disturbed on a 
daily basis.  Said plan shall clearly 
demarcate areas to be disturbed and limits 
5 acres and under. 
 
MM-AQ-2 The Project shall require that 
the construction contractor use 
construction equipment that have Tier 4, or 
better, final engines, level 3 diesel 
particulate filters (DPF), with oxidation 
catalyst that impart 20% reduction and 
apply coatings with a VOC content no 
greater than 10 grams per liter (g/L). 
 

MM-AQ-1 Prior 
to the issuance 
of a grading 
plan. 
 
 
 
 
 
MM-AQ-2 
During grading. 
 
 
 
 
 
 
 

MM-AQ-1 
Public Works 
Department. 
 
 
 
 
 
 
MM-AQ-2 
Public Works 
Department. 
 
 
 
 
 
 

MM-AQ-1 
Plan check. 
 
 
 
 
 
 
 
MM-AQ-2  
On-site 
inspection & 
Separate 
submittal - 
reports, 
studies, 
plans. 
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Impact 
Category Impact Mitigation Measures Implementation 

Timing 
Responsible 
Party 

Method of 
Verification 

City 
Verification 
of 
Compliance 
(Date/Initials) 

MM-AQ-3 EPA Tier 4-Final Emissions 
Standards.  Prior to construction, the 
construction contractor shall provide the 
City of Coachella Public Works Director or 
designee a comprehensive inventory of all 
off-road construction equipment equal to or 
greater than 50 horsepower that will be 
used an aggregate of 40 or more hours 
during any portion of construction activities 
for the project.  The inventory shall include 
the horsepower rating, engine production 
year, and certification of the specified Tier 
standard.  A copy of each such unit’s 
certified Tier specification, best available 
control technology (BACT) documentation, 
and California Air Resources Board (ARB) 
or SCAQMD operating permit shall be 
provided on site at the time of mobilization 
of each applicable unit of equipment. Off-
road diesel-powered equipment that will be 
used an aggregate of 40 or more hours 
during any portion of the construction 
activities for the project shall meet the 
United States Environmental Protection 
Agency (EPA) Tier 4–Final emissions 
standards, and off-road equipment greater 
than 300 horsepower shall be equipped 
with diesel particulate filters. 
 
MM-AQ-4 Application of Architectural 
Coatings.  Prior to issuance of any grading 
permits, the Director of the City of 
Coachella Public Works Department, or 
designee, shall verify that construction 
contracts include a statement specifying 
that the Construction Contractor shall 
comply with South Coast Air Quality 
Management District (SCAQMD) Rule 
1113 and any other SCAQMD rules and 

MM-AQ-3 Prior 
to construction. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
MM-AQ-4 Prior 
to the issuance 
of grading 
permits. 
 
 
 
 
 
 

MM-AQ-3 
Public Works 
Department. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
MM-AQ-4 
Public Works 
Department. 
 
 
 
 
 
 
 

MM-AQ-3  
On-site 
inspection & 
Separate 
submittal - 
reports, 
studies, 
plans. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
MM-AQ-4 
Plan check. 
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Impact 
Category Impact Mitigation Measures Implementation 

Timing 
Responsible 
Party 

Method of 
Verification 

City 
Verification 
of 
Compliance 
(Date/Initials) 

regulations on the use of architectural 
coatings or high volume, low-pressure 
(HVLP) spray methods. Emissions 
associated with architectural coatings 
would be reduced by complying with these 
rules and regulations, which include using 
precoated/natural colored building 
materials, using water-based or low-
volatile organic compounds (VOC) coating, 
and using coating transfer or spray 
equipment with high transfer efficiency. 
 
MM-AQ-5 Construction Equipment 
Maintenance.  Throughout the construction 
process, general contractors shall maintain 
a log of all construction equipment 
maintenance that shows that all 
construction equipment has been properly 
tuned and maintained in accordance with 
manufacturers’ specifications.  This 
condition shall be included in development 
plan specifications. 
 
MM-AQ-6 Construction Equipment 
Operating Optimization.  General 
contractors shall ensure that during 
construction operations, trucks and 
vehicles in loading and unloading queues 
turn their engines off when not in use. 
General contractors shall phase and 
schedule construction operations to avoid 
emissions peaks and discontinue 
operations during second-stage smog 
alerts.  This condition shall be included in 
development plan specifications. 
 
MM-AQ-7 Construction Generator Use 
Minimization.  General contractors shall 
ensure that electricity from power poles is 

 
 
 
 
 
 
 
 
 
 
 
MM-AQ-5 
Throughout the 
construction 
process. 
 
 
 
 
 
 
 
MM-AQ-6 
During 
construction. 
 
 
 
 
 
 
 
 
 
 
MM-AQ-7 
During 
construction. 
 

 
 
 
 
 
 
 
 
 
 
 
MM-AQ-5 
Public Works 
Department. 
 
 
 
 
 
 
 
 
MM-AQ-6 
Public Works 
Department. 
 
 
 
 
 
 
 
 
 
 
MM-AQ-7 
Public Works 
Department. 
 

 
 
 
 
 
 
 
 
 
 
 
 
MM-AQ-5 
On-site 
inspection. 
 
 
 
 
 
 
 
MM-AQ-6 
On-site 
inspection. 
 
 
 
 
 
 
 
 
 
 
MM-AQ-7 
On-site 
inspection. 
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Impact 
Category Impact Mitigation Measures Implementation 

Timing 
Responsible 
Party 

Method of 
Verification 

City 
Verification 
of 
Compliance 
(Date/Initials) 

used rather than temporary diesel- or 
gasoline-powered generators to the extent 
feasible.  This condition shall be included 
in development plan specifications. 
 
MM-AQ-8 Construction Equipment Idling 
Minimization.  General contractors shall 
ensure that all construction vehicles are 
prohibited from idling in excess of 5 
minutes, both on site and off site.  This 
condition shall be included in development 
plan specifications. 
 
MM-AQ-9 Construction Phase Overlap.  
Prior to issuance of any construction 
permits, the City of Coachella Public 
Works Director shall restrict the timing of 
construction phasing in order to assure 
that thresholds are not exceeded. 
 
MM-AQ-10 Construction Waste 
Management Plan.   Prior to issuance of a 
building permit, the applicant shall submit 
a Construction Waste Management Plan.  
The plan shall include procedures to 
recycle and/or salvage at least 75 percent 
of nonhazardous construction and 
demolition debris and shall identify 
materials to be diverted from disposal and 
whether the materials would be stored on-
site or commingled.  Excavated soil and 
land-clearing debris do not contribute to 
this credit.  Calculation can be done by 
weight or volume but must be 
documented. 
 
MM-AQ-11 Project shall improve the 
pedestrian network by incorporating 
sidewalks and paseos within the property. 

 
 
 
 
 
MM-AQ-8 
During 
construction. 
 
 
 
 
 
MM-AQ-9 Prior 
to issuance of 
any construction 
permits. 
 
 
 
 
MM-AQ-10 Prior 
to issuance of a 
building permit. 
 
 
 
 
 
 
 
 
 
 
 
MM-AQ-11 
During any 
improvement 
project. 

 
 
 
 
 
MM-AQ-8 
Public Works 
Department. 
 
 
 
 
 
MM-AQ-9 
Public Works 
Department. 
 
 
 
 
 
MM-AQ-10 
Building 
Division. 
 
 
 
 
 
 
 
 
 
 
 
MM-AQ-11 
Planning 
Division. 
 

 
 
 
 
 
MM-AQ-8 
On-site 
inspection. 
 
 
 
 
 
MM-AQ-9 
Plan check. 
 
 
 
 
 
 
MM-AQ-10  
Plan check. 
 
 
 
 
 
 
 
 
 
 
 
 
 
MM-AQ-11 
Plan check. 
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MM-AQ-12 Project Operations.  Prior to 
issuance of any construction permits, the 
Project applicant shall submit for review 
and approval by the City of Coachella 
Public Works Director, building plans that 
incorporate measures such as, but not 
limited to, the following:  
 
Operational Mitigation Measures (Materials 
Efficiency): 
• Project plans for each Tentative Tract 

Map will include the following 
materials efficiency components.  
Materials used for buildings, 
landscape, and infrastructure will be 
chosen with a preference for the 
following characteristics: 
o Rapidly renewable; 
o Increased recycle content (50 

percent or greater); locally 
sourced materials (within the 
South Coast Air Basin); 

o Utilization of sustainable 
harvesting practices; and 

o Materials with low or no volatile 
organic compounds (VOCs) off-
gassing. 

 
Operational Mitigation Measures 
(Transportation): 
• Provide one electric car charging 

station for every 10 high-density 
residences and provisions for electric 
car charging stations in the garages of 
all residential dwellings as required by 
the California Energy Commission. 
Provide at least two designated 
parking spots for parking of zero 
emission vehicles (ZEVs) for car‐

MM-AQ-12 Prior 
to issuance of 
any construction 
permits. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

MM-AQ-12 
Public Works 
Department. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

MM-AQ-12 
Plan check. 
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sharing programs in all 
employee/worker parking areas. 

• Provide incentives for employees and 
the public to use public transportation 
such as discounted transit passes, 
reduced ticket prices at local events, 
and/or other incentives. 

• Implement a rideshare program for 
employees at retail/commercial sites. 

• Create local “light vehicle” networks, 
such as neighborhood electric vehicle 
(NEV) systems. 

• Require the use of the most recent 
model year emissions-compliant diesel 
trucks, or alternatively fueled, delivery 
trucks (e.g., food, retail, and vendor 
supply delivery trucks) at 
commercial/retail sites upon project 
build out (at the time of operations). If 
this is not feasible, consider other 
measures such as incentives, and 
phase-in schedules for clean trucks, 
etc. 

• Prior to issuance of any Site 
Development permits, the Director of 
the City of Coachella (City) Public 
Works Department, or designee, shall 
include prioritized parking for electric 
vehicles, hybrid vehicles, and 
alternative fuel vehicles. 

 
Operational Mitigation Measures 
(Landscaping).  Project plans shall include 
following landscaping components: 
• The Project shall require landscaping 

and irrigation that reduces outside 
water demand by at least 20%. 

• The Project shall require that at least 
2,406 new trees are planted on-site 
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(approximately 2 trees per residential 
unit and 25 trees per acre of parks). 

• The Project shall include Landscape 
Design Features that will be reflected 
on the Project plans for each Tentative 
Tract Map, and will include the 
following landscape design 
components: 
o Community-based food 

production within the Project by 
planning for community gardens; 

o Native plant species in 
landscaped areas; 

o A landscape plant palette that 
focuses on shading within 
developed portions of the site and 
in areas of pedestrian activity. 

o Tree-lined streets to reduce heat 
island effects; 

o Non-turf throughout the 
development areas where 
alternative ground cover can be 
used, such as artificial turf and/or 
xeriscaping; and 

o Landscaping that provides 
shading of structures within 5 
years of building completion. 

 
       Operational Mitigation Measures (Water 

Conservation and Efficiency Features).  
Project plans for each Tentative Tract Map 
will shall include following water efficiency 
components: 
• Drought-tolerant landscaping, non-

potable reclaimed, well, or canal water 
for irrigation purposes; 

• High-efficiency plumbing fixtures and 
appliances that meet or exceed the 
most current CALGreen Code in all 
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buildings on site; 
• Efficient (i.e., “Smart”) irrigation 

controls to reduce water demand on 
landscaped areas throughout the 
Project; 

• Restriction of irrigated turf in parks to 
those uses dependent upon turf areas, 
such as playing fields and picnic 
areas; 

• An integrated storm water collection 
and conveyance system; and 

• Dual plumbing within recreation areas, 
landscaped medians, common 
landscaped areas, mixed 
use/commercial areas, and parks to 
allow the use of reclaimed water when 
available. 

 
Operational Mitigation Measures (Energy 
Efficiency).  Project plans for each 
Tentative Tract Map will include the 
following energy efficiency components: 
• Design to United States Green 

Building Council (USGBC) Leadership 
in Energy and Environmental Design 
(LEED); 

• GreenPoint Rated standard, or better 
for all new buildings constructed within 
the Project; 

• Energy-efficient light-emitting diode 
(LED) lighting and solar photovoltaic 
lighting fixtures in all common areas of 
the site; 

• Energy-efficient appliances (ENERGY 
STAR or equivalent), and high 
efficiency heating, ventilation, and air 
conditioning (HVAC) systems in all on-
site buildings; 

• Green building techniques that 
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increase building energy efficiency 
above the minimum requirements of 
Title 24; 

• Installation of photovoltaic panels on a 
minimum of 25 percent of the buildings 
on site, or as required by the California 
Energy Commission in year 2020; and 

• Utilization of high reflectance materials 
for paving and roofing materials on 
residential, commercial, and school 
buildings  

 
Operational Mitigation Measures (Other) 
 
• Require the use of electric or 

alternative fueled maintenance 
vehicles by all grounds maintenance 
contractors. 

• All commercial and retail development 
shall be required to post signs and 
limit idling time for commercial 
vehicles, including delivery trucks, to 
no more than 5 minutes. This 
condition shall be included on future 
site development plans for review and 
approval by the City of Coachella 
Director of Development Services. 

• The City shall identify energy efficient 
street lights which are currently 
available and which, when installed, 
would provide a 10 percent reduction 
beyond the 2010 baseline energy use 
for this infrastructure, and shall require 
the use of this technology in all new 
development. All new traffic lights 
installed within the project site shall 
use light emitting diode (LED) 
technology. 
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MM-AQ-13 The Project (and subsequent 
projects within the Specific Plan) shall 
score a minimum of 100 points on the 
“Development Review Checklist” contained 
in the City’s CAP. 

MM-AQ-13 Prior 
to issuance of a 
building permit. 

MM-AQ-13 
Planning 
Division. 
 

MM-AQ-13 
Plan check 
- Separate 
submittal - 
reports, 
studies, 
plans. 

b. Would the Project violate 
any air quality standard or 
contribute substantially to an 
existing or projected air 
quality violation? 

See MM-AQ-1 through MM-AQ-13, above.  

d. Would the Project expose 
sensitive receptors to 
substantial pollutant 
concentrations? 

See MM-AQ-1 through MM-AQ-10, above.  

e. Would the Project create 
objectionable odors affecting 
a substantial number of 
people? 

See MM-HYDRO-1, below.  

f. Would the Project generate 
greenhouse gas emissions, 
either directly or indirectly, 
that may have a significant 
impact on the environment? 

See MM-AQ-1 through MM-AQ-13, above.  

Biological 
Resources  Would the Project 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? 

MM-BIO-1 To avoid any potential impact to 
nesting birds and other protected species, 
including those protected by the Migratory 
Bird Treaty Act, construction of the Project 
shall occur outside of the breeding season 
(February 1 through September 15).  As 
long as trees, shrubs, and herbaceous 
vegetation with the potential to support 
nesting birds is removed from September 
16 to January 31 (outside of the nesting 
season), then no further actions are 
required. 
 
Where the nesting season (February 1 to 

MM-BIO-1 Prior 
to 
grading/ground 
disturbance. 
 
 
 
 
 
 
 
 
 
 

MM-BIO-1 
Planning 
Division. 
 
 
 
 
 
 
 
 
 
 
 

MM-BIO-1 
On-site 
inspection & 
Separate 
submittal - 
reports, 
studies, 
plans. 
 
 
 
 
 
 

 



Vista del Agua Specific Plan Final EIR Mitigation Monitoring and Reporting Program  
 

 

 
 

City of Coachella              Page 4-12 
 
 

Impact 
Category Impact Mitigation Measures Implementation 

Timing 
Responsible 
Party 

Method of 
Verification 

City 
Verification 
of 
Compliance 
(Date/Initials) 

September 15) cannot be avoided during 
construction, a qualified biologist shall 
conduct a nesting bird survey within three 
days prior to any disturbance of the site, 
including disking, vegetation removal, 
demolition activities, and grading.  The 
survey area shall include the Project site 
and an appropriate buffer (consistent with 
the Migratory Bird Treaty Act) around the 
site.  Any active nests identified shall have 
an appropriate buffer area established 
(consistent with Migratory Bird Treaty Act 
protocol at the time of disturbance) of the 
active nest.  Construction activities shall 
not occur within the buffer area until the 
biologist determines that the young have 
fledged. 
 
MM-BIO-2 In the event a burrowing owl is 
found to be present on site during the 
preconstruction survey, the Project 
applicant shall ensure the following 
applicable avoidance measures, are 
implemented: 
• Avoid disturbing occupied burrows 

during the breeding nesting period, 
from February 1 through August 31.  If 
burrows are occupied by breeding 
pairs, an avoidance buffer should be 
established by a qualified biologist.  
The size of such buffers is generally a 
minimum of 300 feet, but may 
increase or decrease depending on 
surrounding topography, nature of 
disturbance and location and type of 
construction.  The size of the buffer 
area will be determined by a qualified 
biologist. Continued monitoring will be 
required to confirm that the specified 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
MM-BIO-2 Prior 
to 
grading/ground 
disturbance. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
MM-BIO-1 
Planning 
Division. 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
MM-BIO-1 
On-site 
inspection & 
Separate 
submittal - 
reports, 
studies, 
plans. 
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buffer is adequate to permit continued 
breeding activity. 

• Avoid impacting burrows occupied 
during the nonbreeding season by 
migratory or nonmigratory resident 
burrowing owls. 

• Avoid direct destruction of occupied 
burrows through chaining (dragging a 
heavy chain over an area to remove 
shrubs) or disking. 

• Develop and implement a worker 
awareness program to increase the 
on-site worker’s recognition of and 
commitment to burrowing owl 
protection. 

• Place visible markers near burrows to 
ensure that equipment and other 
machinery does not collapse occupied 
burrows. 

• Do not fumigate, use treated bait, or 
other means of poisoning nuisance 
animals in areas where burrowing 
owls are known or suspected to occur. 

 
If an occupied burrow is present within the 
approved development area, the Project 
applicant shall ensure that a clearance 
mitigation plan is prepared and approved 
by the CDFW prior to implementation.  
This plan will specify the procedures for 
confirmation and exclusion of nonbreeding 
owls from occupied burrows, followed by 
subsequent burrow destruction.  There 
shall also be provisions for maintenance 
and monitoring to ensure that owls do not 
return prior to construction.  Breeding owls 
shall be avoided until the breeding cycle is 
complete. 
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 Would the Project 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? 

See MM-BIO-1, above. 
 

 

Cultural 
Resources 

a. Would the Project cause a 
substantial adverse change in 
the significance of a historical 
resource as defined in 
§15064.5? 

MM-CUL-1 RIV-7835 Avoidance (Planning 
Area 5).  Prior to the issuance of a grading 
permit, or any activity that would involve 
initial ground disturbance in the vicinity of 
RIV-7835, the Project archaeologist will 
review said plans/activities to determine 
that none of the resources located in RIV-
7835 shall be impacted by the Project 
development.  The Project archaeologist 
shall make recommendations, where 
applicable, to protect resources contained 
in RIV-7835 from potential encroachment 
from the Project that includes fencing or 
flagging during all phases of development. 
The fencing and flagging of RIV-7835 shall 
be removed after construction is 
completed and the area shall be planted 
with low maintenance vegetation. 
 
MM-CUL-2 Archaeological and Native 
American Monitors.  Prior to 
commencement of any grading activity on 
the Project site and consistent with the 
findings and recommendations of the 
cultural resources surveys and reports 
regarding the sensitivity of each area on 
the Project site for cultural resources, the 
City of Coachella (City) Director of 
Development Services, or designee, shall 
retain an archaeological monitor and a 

MM-CUL-1 Prior 
to the issuance 
of a grading 
permit. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
MM-CUL-2 Prior 
to 
commencement 
of any grading 
activity. 

MM-CUL-1 
Project 
archaeologist. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
MM-CUL-2 
City of 
Coachella 
(City) Director 
of 
Development 
Services, or 
designee. 

MM-CUL-1 
Plan check. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
MM-CUL-2 
Plan check. 
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Native American monitor to be selected by 
the City after consultation with interested 
Tribal and Native American 
representatives.  Both monitors shall be 
present at the pre-grade conference in 
order to explain the cultural mitigation 
measures associated with the Project.  
Both monitors shall be present on site 
during all ground-disturbing activities (to 
implement the Project Monitoring Plan) 
until marine terrace deposits are 
encountered.  Once marine terrace 
deposits are encountered, archaeological 
and Native American monitoring is no 
longer necessary, as the marine deposits 
are several hundred thousand years old, 
significantly predating human settlement in 
this area. 

b. Would the Project cause a 
substantial adverse change in 
the significance of an 
archaeological resource 
pursuant to Section 15064.5? 

See MM-CUL-2, above. 
 
MM-CUL-3 Archaeological Monitoring Plan 
and Accidental Discovery.  Prior to 
commencement of any grading activity on 
the Project site and consistent with the 
findings of the cultural resources surveys 
and reports regarding the sensitivity of 
each area on the Project site for cultural 
resources, the City shall prepare a 
Monitoring Plan. The Monitoring Plan shall 
be prepared by a qualified archaeologist 
and shall be reviewed by the City of 
Coachella Director of Development 
Services, in consultation with the 29 Band 
of Mission Indians.  The Monitoring Plan 
will include at a minimum: 
 
(1) A list of personnel involved in the 
monitoring activities; 
(2) A description of how the monitoring 

MM-CUL-3 Prior 
to 
commencement 
of any grading 
activity. 

MM-CUL-3 
City of 
Coachella 
Director of 
Development 
Services. 

MM-CUL-3 
Plan check. 
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shall occur; 
(3) A description of frequency of 
monitoring (e.g., full-time, part-time, spot 
checking); 
(4) A description of what resources may be 
encountered; 
(5) A description of circumstances that 
would result in the halting of work at the 
Project site (e.g., what is considered a 
“significant” archaeological site); 
(6) A description of procedures for halting 
work on site and notification procedures; 
and 
(7) A description of monitoring reporting 
procedures. 
 
If any significant historical resources, 
archaeological resources, or human 
remains are found during monitoring, work 
should stop within the immediate vicinity 
(precise area to be determined by the 
archaeologist in the field) of the resource 
until such time as the resource can be 
evaluated by an archaeologist and any 
other appropriate individuals.  Project 
personnel shall not collect or move any 
archaeological materials or human 
remains and associated materials. To the 
extent feasible, Project activities shall 
avoid such resources. 
 
Where avoidance is not feasible, the 
resources shall be evaluated for their 
eligibility for listing in the California 
Register of Historical Resources.  If a 
resource is not eligible, avoidance is not 
necessary.  If a resource is eligible, 
adverse effects to the resource must be 
avoided, or such effects must be mitigated.  
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Mitigation can include but is not 
necessarily limited to: excavation of the 
deposit in accordance with a cultural 
resource mitigation or data recovery plan 
that makes provisions for adequately 
recovering the scientifically consequential 
information from and about the resource 
(see California Code of Regulations Title 
4(3) Section 15126.4(b)(3)(C)).  The data 
recovery plan shall be prepared and 
adopted prior to any excavation and 
should make provisions for sharing of 
information with Tribes that have 
requested Senate Bill 18 (SB 18) 
consultation.  The data recovery plan shall 
employ standard archaeological field 
methods and procedures; laboratory and 
technical analyses of recovered 
archaeological materials; production of a 
report detailing the methods, findings, and 
significance of the archaeological site and 
associated materials; curation of 
archaeological materials at an appropriate 
facility for future research and/or display; 
an interpretive display of recovered 
archaeological materials at a local school, 
museum, or library; and public lectures at 
local schools and/or historical societies on 
the findings and significance of the site 
and recovered archaeological materials.  
Results of the study shall be deposited 
with the regional California Historical 
Resources Information Center (CHRIS) 
repository. 
 
It shall be the responsibility of the City 
Department of Public Works to verify that 
the Monitoring Plan is implemented during 
Project grading and construction.  Upon 
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completion of all monitoring/ mitigation 
activities, the consulting archaeologist 
shall submit a monitoring report to the City 
of Coachella Director of Development 
Services and to the Eastern Information 
Center c/o Dept. of Anthropology, 
University of California Riverside 
summarizing all monitoring/mitigation 
activities and confirming that all 
recommended mitigation measures have 
been met.  The monitoring report shall be 
prepared consistent with the guidelines of 
the Office of Historic Preservation’s 
Archaeological Resources Management 
Reports (ARMR): Recommended Contents 
and Format. The City of Coachella Director 
of Development Services or designee shall 
be responsible for reviewing any reports 
produced by the archaeologist to 
determine the appropriateness and 
adequacy of findings and 
recommendations. 

c. Would the Project directly 
or indirectly destroy a unique 
paleontological resource or 
site or unique geologic 
feature? 

MM-CUL-5 Paleontological Resources 
Impact Mitigation Program.  Prior to 
commencement of any grading activity on 
the Project site and consistent with the 
findings of the paleontological resources 
surveys and reports regarding the 
sensitivity of each area on the Project site 
for paleontological resources, the City’s 
Director of Development Services, or 
designee, shall verify that a qualified 
paleontologist has been retained and will 
be on site during all rough grading and 
other significant ground-disturbing 
activities in paleontologically sensitive 
sediments. 
 
Prior to any ground-disturbing activities, 

MM-CUL-5 Prior 
to 
commencement 
of any grading 
activity. 

MM-CUL-5 
City’s Director 
of 
Development 
Services, or 
designee. 

MM-CUL-5 
Plan check  
& Separate 
submittal - 
reports, 
studies, 
plans. 
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the paleontologist shall prepare a 
Paleontological Resources Impact 
Mitigation Program (PRIMP) for the 
proposed Project.  The PRIMP should be 
consistent with the guidelines of the 
Society of Vertebrate Paleontologists 
(SVP) (1995 and 2010) and should include 
but not be limited to the following: 
 
• Attendance at the pre-grade 
conference in order to explain the 
mitigation measures associated with the 
Project. 
• During construction excavation, a 
qualified vertebrate paleontological monitor 
shall initially be present on a full-time basis 
whenever excavation will occur within the 
sediments that have a High 
Paleontological Sensitivity rating and on a 
spot- check basis in sediments that have a 
Low Sensitivity rating.  Based on the 
significance of any recovered specimens, 
the qualified paleontologist may set up 
conditions that will allow for monitoring to 
be scaled back to part-time as the Project 
after monitoring has been scaled back, 
conditions shall also be specified that 
would allow increased monitoring as 
necessary.  The monitor shall be equipped 
to salvage fossils and/or matrix samples as 
they are unearthed in order to avoid 
construction delays.  The monitor shall be 
empowered to temporarily halt or divert 
equipment in the area of the find in order 
to allow removal of abundant or large 
specimens. 
• The underlying sediments may 
contain abundant fossil remains that can 
only be recovered by a screening and 
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picking matrix; therefore, these sediments 
shall occasionally be spot-screened 
through one-eighth to one-twentieth-inch 
mesh screens to determine whether 
microfossils exist.  If microfossils are 
encountered, additional sediment samples 
(up to 6,000 pounds) shall be collected 
and processed through one-twentieth-inch 
mesh screens to recover additional fossils.  
Processing of large bulk samples is best 
accomplished at a designated location 
within the Project disturbance limits that 
will be accessible throughout the Project 
duration but will also be away from any 
proposed cut or fill areas.  Processing is 
usually completed concurrently with 
construction, with the intent to have all 
processing completed before, or just after, 
Project completion.  A small corner of a 
staging or equipment parking area is an 
ideal location. If water is not available, the 
location should be accessible for a water 
truck to occasionally fill containers with 
water. 
• Preparation of recovered 
specimens to a point of identification and 
permanent preservation.  This includes the 
washing and picking of mass samples to 
recover small invertebrate and vertebrate 
fossils and the removal of surplus 
sediment from around larger specimens to 
reduce the volume of storage for the 
repository and the storage cost for the 
developer. 
Identification and curation of specimens 
into a museum repository with permanent, 
retrievable storage, such as the Eastern 
Information Center c/o Dept. of 
Anthropology, University of California 
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Riverside. 
• Preparation of a report of findings 
with an appended, itemized inventory of 
specimens.  When submitted to the City of 
Coachella Director of Development 
Services or designee, the report and 
inventory would signify completion of the 
program to mitigate impacts to 
paleontological resources progresses. 

d. Would the Project disturb 
any human remains, including 
those interred outside of 
formal cemeteries? 

MM-CUL-4 Human Remains. Consistent 
with the requirements of California Code of 
Regulations (CCR) Section 15064.5(e), if 
human remains are encountered during 
site disturbance, grading, or other 
construction activities on the Project site, 
work within 25 feet of the discovery shall 
be redirected and the County Coroner 
notified immediately.  State Health and 
Safety Code Section 7050.5 states that no 
further disturbance shall occur until the 
County Coroner has made a determination 
of origin and disposition pursuant to Public 
Resources Code Section 5097.98.  If the 
remains are determined to be Native 
American, the County Coroner shall notify 
the Native American Heritage Commission 
(NAHC), which will determine and notify a 
most likely descendant (MLD).  With the 
permission of the City of Coachella, the 
MLD may inspect the site of the discovery. 
 
The MLD shall complete the inspection 
within 48 hours of notification by the 
NAHC.  The MLD may recommend 
scientific removal and nondestructive 
analysis of human remains and items 
associated with Native American burials. 
Consistent with CCR Section 15064.5(d), if 
the remains are determined to be Native 

MM-CUL-4 
During site 
disturbance, 
grading, or other 
construction 
activities. 

MM-CUL-4 
City’s Director 
of 
Development 
Services, or 
designee. 

MM-CUL-4  
On-site 
inspection & 
Separate 
submittal - 
reports, 
studies, 
plans. 
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American and an MLD is notified, the City 
of Coachella shall consult with the MLD as 
identified by the NAHC to develop an 
agreement for the treatment and 
disposition of the remains. 
 
Upon completion of the assessment, the 
consulting archaeologist shall prepare a 
report documenting the methods and 
results and provide recommendations 
regarding the treatment of the human 
remains and any associated cultural 
materials, as appropriate, and in 
coordination with the recommendations of 
the MLD.  The report should be submitted 
to the City of Coachella Director of 
Development Services and the Eastern 
Information Center c/o Dept. of 
Anthropology, University of California 
Riverside. The City of Coachella Director 
of Development Services, or designee, 
shall be responsible for reviewing any 
reports produced by the archaeologist to 
determine the appropriateness and 
adequacy of findings and 
recommendations. 

Geology and 
Soils 

 Would the Project expose 
people or structures to 
potential substantial adverse 
effects, including the risk of 
loss, injury, or death involving 
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 

MM-GEO-1 Compliance with Geotechnical 
Investigations.  Prior to approval of any 
future development applications, a project-
level, site-specific final geotechnical study 
for each specific planning area shall be 
completed by the Project applicant.  These 
studies shall be submitted for review and 
approval by the City of Coachella (City) 
Engineer to ensure that each planning 
area with future development has been 
evaluated at an appropriate level of detail 
by a professional geologist.  The location 
and scope of each final geotechnical report 

Prior to approval 
of any future 
development 
applications. 

Building 
Division. 

Plan check  
& Separate 
submittal - 
reports, 
studies, 
plans. 
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known fault? shall be tiered off of the two geotechnical 
reports previously prepared for the overall 
site, Fault Investigation Report for Land 
Planning Purposes Alpine 280 Property 
Located East of Tyler Street, West of Polk 
Street, West of Polk Street, South of I-10 
and North of Avenue 48, City of Coachella, 
Riverside, California, Petra Geosciences, 
Inc., April 9, 2007, and Geotechnical 
Investigation Report, Petra Geosciences, 
Inc., May 7, 2015. 
 
The final geotechnical report for each 
planning area shall document any artificial 
fill and delineate the precise locations of 
any and all active faults and shall 
determine the appropriate building 
setbacks and restricted use zones within 
the planning area.  Prior to the issuance of 
grading permits, the City Engineer shall 
confirm that all grading and construction 
plans incorporate and comply with the 
recommendations included in the final 
specific geotechnical report for each 
planning area.  Design, grading, and 
construction would adhere to all of the 
seismic requirements incorporated into the 
2010 California Residential Code and 2016 
California Building Code (CBC) (or most 
current building code) and the 
requirements and standards contained in 
the applicable chapters of the City of 
Coachella Municipal Code, as well as 
appropriate local grading regulations, and 
the specifications of the Project 
geotechnical consultant, including but not 
limited to those related to seismic safety, 
as determined in the final area-specific 
geotechnical studies prepared in 
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association with all future development 
application conditions, subject to review by 
the City of Coachella Development 
Services Director, or designee, prior to the 
issuance of any grading permits. 

 Would the Project expose 
people or structures to 
potential substantial adverse 
effects, including the risk of 
loss, injury, or death involving 
strong seismic ground 
shaking? 

See MM-GEO-1, above. 
 
MM-GEO-2 California Building Code 
Compliance and Seismic Standards.  
Structures and retaining walls, if proposed, 
shall be designed in accordance with the 
seismic regulations as recommended in 
the CBC.  Prior to issuance of any building 
permits, the Project engineer and the 
Director of the City of Coachella 
Development Services, or designee, shall 
review site plans and building plans to 
verify that structural design conforms to 
the CBC. 

Prior to 
issuance of any 
building permits. 

Project 
engineer and 
the Director of 
the City of 
Coachella 
Development 
Services, or 
designee. 

Plan check.  

 Would the Project expose 
people or structures to 
potential substantial adverse 
effects, including the risk of 
loss, injury, or death involving 
seismic-related ground 
failure, including liquefaction? 

See MM-GEO-1, above. 
 

 

 Would the Project result in 
substantial soil erosion or the 
loss of topsoil? 

See MM-GEO-1, above. 
 

 Would the Project 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? 

See MM-GEO-1, above. 
 
MM-GEO-3 Subsidence. Prior to the 
issuance of grading permits for 
development applications or entire 
planning areas, area-specific geotechnical 
studies shall be prepared by the 
applicant’s qualified geotechnical engineer 
and submitted to the City of Coachella for 
review and approval by the City Engineer. 

Prior to 
issuance of any 
grading permits. 

City Engineer. Plan check.  
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These studies shall include testing for 
collapsible soils. Laboratory analysis shall 
be conducted on selected samples to 
provide a more complete evaluation 
regarding remediation of potentially 
compressible and collapsible materials.  
Where appropriate, these studies shall 
contain specifications for overexcavation 
and removal of soil materials susceptible 
to subsidence, or other measures as 
appropriate to eliminate potential hazards 
associated with subsidence. 

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

MM-GEO-4 Expansive Soils.  As planning 
areas are designed and prior to issuance 
of grading permits, site-specific 
geotechnical studies, including laboratory 
testing for expansive soils, shall be 
completed by a qualified geotechnical 
engineer and submitted to the City of 
Coachella for review and approval by the 
City Engineer.  If expansive soils are found 
within the area of proposed foundations, 
geotechnical testing shall be employed 
such as excavation of expansive soils and 
replacement with nonexpansive 
compacted fill, additional remedial grading, 
utilization of steel reinforcing in 
foundations, nonexpansive building pads, 
presoaking, and drainage control devices 
to maintain a constant state of moisture.  
In addition to these practices, homeowners 
shall be advised about maintaining 
drainage conditions to direct the flow of 
water away from structures so that 
foundation soils do not become saturated. 
 
During construction, the Project engineer 
shall verify that expansive soil mitigation 
measures recommended in the final 

Prior to 
issuance of 
grading permits. 

City Engineer. Plan check  
& Separate 
submittal - 
reports, 
studies, 
plans. 
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foundation design recommendations are 
implemented, and the City Building Official 
shall conduct site inspections prior to 
occupancy of any structure to ensure 
compliance with the approved measures. 

Hazards and 
Hazardous 
Materials 

 Would the Project create a 
significant hazard to the 
public or the environment 
through the routine transport, 
use, or disposal of hazardous 
materials? 

MM-HAZ-1 During grading, and/or during 
construction, should an accidental release 
of a hazardous material occur, the 
following actions will be implemented: 
construction activities in the immediate 
area will be immediately stopped; 
appropriate regulatory agencies will be 
notified; immediate actions will be 
implemented to limit the volume and area 
impacted by the contaminant; the 
contaminated material, primarily soil, shall 
be collected and removed to a location 
where it can be treated or disposed of in 
accordance with the regulations in place at 
the time of the event; any transport of 
hazardous waste from the property shall 
be carried out by a registered hazardous 
waste transporter; and testing shall be 
conducted to verify that any residual 
concentrations of the accidentally released 
material are below the regulatory 
remediation goal at the time of the event.  
All of the above sampling or remediation 
activities related to the contamination will 
be conducted under the oversight of 
Riverside County Site Cleanup Program.  
All of the above actions shall be 
documented and made available to the 
appropriate oversight agency such as the 
Department of Environmental Health or the 
Department of Toxic Substances Control 
(DTSC) prior to closure of the 
contaminated area. 
 

MM-HAZ-1 
During grading, 
and/or during 
construction. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

MM-HAZ-1 
Building 
Division and 
Department of 
Environmental 
Health or the 
Department of 
Toxic 
Substances 
Control. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

MM-HAZ-1  
On-site 
inspection. 
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MM-HAZ-2 During grading, if an unknown 
contaminated area is exposed, the 
following actions will be implemented: any 
contamination found during construction 
will be reported to the Riverside County 
Site Cleanup Program and all of the 
sampling or remediation related to the 
contamination will be conducted under the 
oversight of the Riverside County Site 
Program; construction activities in the 
immediate area will be immediately 
stopped; appropriate regulatory agencies 
will be identified; a qualified professional 
(industrial hygienist or chemist) shall test 
the contamination and determine the type 
of material and define appropriate 
remediation strategies; immediate actions 
will be implemented to limit the volume and 
area impacted by the contaminant; the 
contaminated material, primarily soil, shall 
be collected and removed to a location 
where it can be treated or disposed of in 
accordance with the regulations in place at 
the time of the event; any transport of 
hazardous waste from the property shall 
be carried out by a registered hazardous 
waste transporter; and testing shall be 
conducted to verify that any residual 
concentrations of the accidentally released 
material are below the regulatory 
remediation goal at the time of the event.  
All of the above actions shall be 
documented and made available to the 
appropriate oversight agency such as the 
Department of Environmental Health or the 
Department of Toxic Substances Control 
prior to closure of the contaminated area. 

MM-HAZ-3 Prior to the issuance of a 
grading permit, the applicant shall contact 

MM-HAZ-2 
During grading. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
MM-HAZ-3 Prior 
to the issuance 

MM-HAZ-2 
Building 
Division and 
Department of 
Environmental 
Health or the 
Department of 
Toxic 
Substances 
Control. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
MM-HAZ-3 
Riverside 

MM-HAZ-2 
On-site 
inspection. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
MM-HAZ-3 
Plan check. 
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the Riverside County Community Health 
Agency, Department of Environmental 
Health, Water Engineering Department in 
Indio, California to ascertain the locations 
of wells.  If determined by this oversight 
agency that the closure of the wells is 
required, then they shall be closed in 
accordance with the specific requirements 
for the closure of wells of the Riverside 
County Community Health Agency, 
Department of Environmental Health, 
Water Engineering Department. 
 
MM-HAZ-4 Prior to the issuance of a 
grading permit, the applicant shall conduct 
sampling of the near surface soil to assess 
whether residual concentrations exceed 
State of California action levels is 
recommended in areas that were in 
agricultural use prior to 1972.  The 
presence of pesticides in the soil may 
represent a health risk to tenants or 
occupants on the Property and the soil 
may require specialized handling and 
disposal.  A grid shall be used to take 
representative samples where crops were 
grown on the Property.  Any samples shall 
be analyzed for pesticides using EPA 
Method 8081.  A qualified contractor shall 
be contacted to remove such materials.  
Any work conducted shall be in 
compliance with guideline set by an 
oversight agency such as the Department 
of Environmental Health or the Department 
of Toxic Substances Control. 
 
MM-HAZ-5 If any materials are discovered 
at the site during any future activities that 
may contain asbestos, a qualified 

of a grading 
permit. 
 
 
 
 
 
 
 
 
 
 
HAZ-4 Prior to 
the issuance of 
a grading 
permit. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
HAZ-5 Prior to 
grading permit 
final. 

County 
Community 
Health 
Agency, 
Department of 
Environmental 
Health, Water 
Engineering 
Department. 
 
 
 
MM-HAZ-4 
Department of 
Environmental 
Health or the 
Department of 
Toxic 
Substances 
Control. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
MM-HAZ-5 
Department of 
Environmental 
Health or the 

 
 
 
 
 
 
 
 
 
 
 
 
MM-HAZ-4  
Plan check. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
MM-HAZ-5 
Plan check. 



Vista del Agua Specific Plan Final EIR Mitigation Monitoring and Reporting Program  
 

 

 
 

City of Coachella              Page 4-29 
 
 

Impact 
Category Impact Mitigation Measures Implementation 

Timing 
Responsible 
Party 

Method of 
Verification 

City 
Verification 
of 
Compliance 
(Date/Initials) 

contractor be contacted to remove such 
materials.  As it pertains to the shed roof, it 
shall be tested prior to any demolition.  All 
work conducted shall be in compliance 
with guidelines set by an oversight agency 
such as the Department of Environmental 
Health or the Department of Toxic 
Substances Control, prior to grading permit 
final. 

Department of 
Toxic 
Substances 
Control. 

 Would the Project 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? 

See MM-HAZ-1 through MM-HAZ-5, above. 

 

Hydrology and 
Water Quality 

f. Would the Project otherwise 
substantially degrade water 
quality? 

MM-HYD-1 Vector Control Program.  Prior 
to issuance of grading permits, the 
applicant shall develop a Vector Control 
Program in coordination with the Coachella 
Valley Mosquito and Vector Control 
District.  The Vector Control Program shall 
address control of flies, eye gnats, 
imported red fire ants, and mosquitos. The 
vector control program shall include 
measures such as landscape 
maintenance, removal of vegetation and 
landscape clippings, irrigation 
management, use of desert landscaping, 
irrigation management, and turf 
management. 

Prior to 
issuance of 

grading permits. 

Coachella 
Valley 

Mosquito and 
Vector Control 

District. 

Plan check  
& Separate 
submittal - 

reports, 
studies, 
plans. 

 

Noise a. Would the Project result in 
exposure of persons to or 
generation of noise levels in 
excess of standards 
established in the local 
general plan or noise 

MM-NOI-1 During any earth movement 
construction activities during any phase of 
development the developer shall: 
• Locate stationary construction noise 

sources such as generators or pumps 
at least 300 feet from sensitive land uses, 

MM-NOI-1 
During any earth 
movement 
construction 
activities. 
 

MM-NOI-1 
Building 
Division. 
 
 
 

MM-NOI-1 
On-site 
inspection. 
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ordinance, or applicable 
standards of other agencies? 

as feasible; 
• Locate construction staging areas as 

far from noise sensitive land uses as 
feasible; 

• Ensure all construction equipment is 
equipped with appropriate noise 
attenuating devices to reduce the 
construction equipment noise by 8 to 
10 dBA; 

• Turn off idling equipment when not in 
use; 

• Maintain equipment so that vehicles 
and their loads are secured from 
rattling and banging; 

• Limit the amount of heavy machinery 
equipment operating simultaneously to 
two (2) pieces of equipment within a 
50-foot radius of each other (when 
located with 100 feet of existing 
residential units); and  

• Install temporary noise control barriers 
that provide a minimum noise level 
attenuation of 10.0 dBA when Project 
construction occurs near existing 
noise-sensitive structures.  The noise 
control barrier must present a solid 
face from top to bottom.  The noise 
control barrier must be high enough 
and long enough to block the view of 
the noise source.  Unnecessary 
openings shall not be made. 
o The noise barriers must be 

maintained and any damage 
promptly repaired. Gaps, holes, 
or weaknesses in the barrier or 
openings between the barrier and 
the ground shall be promptly 
repaired. 

o The noise control barriers and 
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associated elements shall be 
completely removed and the site 
appropriately restored upon the 
conclusion of the construction 
activity. 

 
MM-NOI-2 Prior to the approval of an 
implementing project, the Project applicant 
shall submit plans to the Building and 
Safety Department that will demonstrate 
the necessary performance standards for 
adequate noise reduction for residences 
located in PA2, PA3 and PA8, that are 
adjacent to Avenue 47: 
• Areas Exceeding 70 dBA CNEL (within 

23 feet from centerline of Avenue 47): 8 
foot (combination of earthen berm and 
maximum 6’ high wall) for ground level 
outdoor living areas such as backyards 
or patios. 

• Areas Exceeding 65 dBA CNEL (within 
73 feet from centerline of Avenue 47): 6 
foot for ground level outdoor living areas 
such as backyards or patios. 

• Areas Exceeding 60 dBA CNEL 
(within 231 feet from centerline of 
Avenue 47): 5 foot for ground level 
outdoor living areas such as backyards 
or patios. 

 
MM-NOI-3 Prior to the approval of an 
implementing project, the Project applicant 
shall submit plans to the Building and 
Safety Department that will demonstrate 
the necessary performance standards for 
adequate noise reduction for residences 
located in PA5, PA7 and PA10, that are 
adjacent to Avenue 48: 
• Areas Exceeding 70 dBA CNEL (within 

 
 
 
 
 
 
MM-NOI-2 Prior 
to the approval 
of an 
implementing 
project 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
MM-NOI-3 Prior 
to the approval 
of an 
implementing 
project. 
 
 
 
 

 
 
 
 
 
 
MM-NOI-2 
Building 
Division. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
MM-NOI-3 
Building 
Division. 
 
 
 
 
 
 

 
 
 
 
 
 
 
MM-NOI-2 
Plan check. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
MM-NOI-3 
Plan check. 
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23 feet from centerline of Avenue 47): 8 
foot (combination of earthen berm and 
maximum 6’ high wall) for ground level 
outdoor living areas such as backyards 
or patios. 

• Areas Exceeding 65 dBA CNEL (within 
73 feet from centerline of Avenue 47): 6 
foot for ground level outdoor living areas 
such as backyards or patios. 

• Areas Exceeding 60 dBA CNEL 
(within 231 feet from centerline of 
Avenue 47): 5 foot for ground level 
outdoor living areas such as backyards 
or patios. 

 
MM-NOI-4 Prior to the approval of an 
implementing project, the Project applicant 
shall submit plans to the Building and 
Safety Department that will demonstrate 
the necessary performance standards for 
adequate noise reduction for residences 
located in PA5, PA6 and PA7, that are 
adjacent to Street “A”: 
• Areas Exceeding 70 dBA CNEL (within 

18 feet from centerline of Street “A”): 8 
foot (combination of earthen berm and 
maximum 6’ high wall) for ground level 
outdoor living areas such as backyards 
or patios. 

• Areas Exceeding 65 dBA CNEL (within 
57 feet from centerline of Street “A”): 6 
foot for ground level outdoor living areas 
such as backyards or patios. 

• Areas Exceeding 60 dBA CNEL (within 
181 feet from centerline of Street “A”): 
5 foot for ground level outdoor living 
areas such as backyards or patios. 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
MM-NOI-4 Prior 
to the approval 
of an 
implementing 
project. 
 
 
. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
MM-NOI-4 
Building 
Division. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
MM-NOI-4 
Plan check 
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MM-NOI-5 The Project will require a final 
acoustical analysis (for each implementing 
project) once a site plan or tract map has 
been developed.  The acoustical analyses 
must demonstrate the interior noise level 
will not exceed the City’s 45 dBA CNEL 
noise limit.  Potential mitigation may 
include a “windows closed” condition and 
possibly upgraded windows (increased 
STC window/door ratings). 

MM-NOI-5 Prior 
to the approval 
of an 
implementing 
project. 

MM-NOI-5 
Building 
Division. 

MM-NOI-5 
Plan check  
& Separate 
submittal - 
reports, 
studies, 
plans. 

b. Would the Project result in 
exposure of persons to or 
generation of excessive 
groundborne vibration or 
groundborne noise levels? 

See MM-NOI-2 through MM-NOI-5, above. 

 

c. Would the Project result in 
a substantial permanent 
increase in ambient noise 
levels in the Project vicinity 
above levels existing without 
the Project?  

See MM-NOI-2, above. 

 

Transportation/
Traffic 

 Would the Project conflict with 
an applicable plan, ordinance 
or policy establishing 
measures of effectiveness for 
the performance of the 
circulation system, taking into 
account all modes of 
transportation including mass 
transit and non-motorized 
travel and relevant 
components of the circulation 
system, including but not 
limited to intersections, 
streets, highways and 
freeways, pedestrian and 
bicycle paths, and mass 
transit? 

MM-TR-1 For Existing Plus Project 
Conditions, the Project applicant is 
required to make the following 
improvements at the following 
intersections and roadway segments (prior 
to the 1st occupancy): 
• Roadway Segment Improvements 
o Construct new extension of Shadow 

View Boulevard from to Dillon Road to 
Avenue 48; 

o Construct new extension of Avenue 
47 from Tyler Street to Shadow View 
Boulevard; and 

o Construct new extension of Avenue 
48 from Tyler Street to Shadow View 
Boulevard. 

• Roadway Segment Improvements 
o Construct new extension of Shadow 

MM-TR-1 prior 
to the 1st 
occupancy. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

MM-TR-1 
Public Works 
Department. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

MM-TR-1 
Plan check. 
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View Boulevard from to Dillon Road to 
Avenue 48; 

o Construct new extension of Avenue 
47 from Tyler Street to Shadow View 
Boulevard; and 

o Construct new extension of Avenue 
48 from Tyler Street to Shadow View 
Boulevard. 
o Construct new extension of 

Avenue 47/Shadow View 
Boulevard to Dillon Road. 

o Install traffic signal 
o Install southbound (SB) left-turn 

lane. 
o Install westbound (WB) left-turn 

lane. 
o Install WB right-turn signal. 

• Intersection of Tyler Street and 
Avenue 47: 
o Install all-way stop signs. 

• Intersection of Tyler Street and 
Avenue 48: 
o Install all-way stop signs. 

• Intersection of Street “A” and Vista Del 
Sur: 
o Install all-way stop signs. 
o Install NB left-turn lane. 
o Install EB right-turn signal. 

• Intersection of Street “A” and Avenue 
47: 
o Install all-way stop signs. 
o Install northbound (NB) left-turn 

lane. 
o Install NB thru-turn lane. 
o Install NB thru/right-turn lane. 
o Install SB left-turn lane. 
o Install SB thru-turn lane. 
o Install SB thru/right-turn lane. 
o Install eastbound (EB) left-turn 
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Impact 
Category Impact Mitigation Measures Implementation 

Timing 
Responsible 
Party 

Method of 
Verification 

City 
Verification 
of 
Compliance 
(Date/Initials) 

lane. 
o Install EB thru-turn lane. 
o Install EB thru/right-turn lane. 
o Install WB left-turn lane. 
o Install WB thru-turn lane. 
o Install WB thru/right-turn lane. 

• Intersection of Street “A” and Avenue 
48: 
o Install all-way stop signs. 
o Install NB left-turn lane. 
o Install NB thru-turn lane. 
o Install NB thru/right-turn lane. 
o Install SB left-turn lane. 
o Install SB thru-turn lane. 
o Install SB thru/right-turn lane. 
o Install EB left-turn lane. 
o Install EB thru-turn lane. 
o Install EB thru/right-turn lane. 
o Install WB left-turn lane. 
o Install WB thru-turn lane. 
o Install WB thru/right-turn lane. 

• Intersection of Polk Street and Avenue 
48: 
o Install all-way stop signs. 

 
MM-TR-2 For Project Completion 
(Year 2022) With Project Conditions, the 
Project applicant is required to make the 
following improvements at the following 
intersections (prior to the 1st occupancy): 
 
• Tyler Street and Avenue 47: 

o Install NB left-turn lane. 
o Install NB thru-turn lane. 
o Install SB left-turn lane. 
o Install SB thru-turn lane. 
o Install EB left-turn lane. 
o Install EB thru-turn lane. 
o Install WB left-turn lane. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
MM-TR-2 prior 
to the 1st 
occupancy. 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
MM-TR-2 
Public Works 
Department. 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
MM-TR-2 
Plan check. 
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Category Impact Mitigation Measures Implementation 

Timing 
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Party 

Method of 
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City 
Verification 
of 
Compliance 
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o Install WB thru-turn lane. 
• Intersection of SR-86 and Avenue 50: 

o Install a traffic signal. 
 

MM-TR-3 For Project Completion 
(Year 2022) With Project and Cumulative 
Projects Conditions, the Project applicant 
shall make a fair-share contribution for the 
following improvements at the following 
intersections, as shown on Table 4.14.4-12 
(prior to the 1st occupancy): 
• Dillon Road and I-10 WB Ramps: 

13.5% 
o Install Traffic Signal 

• Dillon Road and I-10 EB Ramps: 
17.94% 
o Install Traffic Signal 

• Dillon Road and Shadow View 
Boulevard: 20.86% 
o Install Two (2) NB right-turn lanes 
o Install NB right-turn overlap phase 
o Install One (1) additional SB left-

turn lane 
o Install One (1) additional WB left-

turn lane 
o Install WB right-turn overlap 

phase 
• Dillon Road and SR-86 NB Ramps: 

22.83% 
o Install One (1) additional NB thru 

lane 
• Dillon Road and SR-86 SB Ramps: 

24.14% 
o Install One (1) additional NB thru 

lane 
o Install One (1) additional NB right-

turn lane 
• Dillon Road and Avenue 48: 23.96% 

o Install One (1) additional EB right-

 
 
 
 
MM-TR-3 prior 
to the 1st 
occupancy. 
 
 
 
 
 
 

 
 
 
 
MM-TR-3 
Public Works 
Department. 
 
  

 
 
 
 
MM-TR-3 
Plan check. 
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of 
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turn lane 
o Install One (1) additional WB 

right-turn lane 
• Tyler Street and Avenue 47: 48.34% 

o Install Traffic Signal 
o Install One (1) additional NB left-

turn lane 
• Tyler Street and Avenue 48: 32.62% 

o Install Traffic Signal 
o Install NB left-turn lane 
o Install NB thru lane 
o Install SB left-turn lane 
o Install SB thru lane 
o Install EB left-turn lane 
o Install EB thru lane 
o Install WB left-turn lane 
o Install WB thru lane 

• Tyler Street at Avenue 50: 13.82% 
o Install Traffic Signal 
o Install Three (3) NB left-turn lanes 
o Install One (1) additional SB thru 

lane 
o Install Two (2) additional SB right-

turn lanes 
o Install SB right-turn overlap phase 
o Install Two (2) EB left-turn lanes 
o Install Two (2) EB right-turn lanes 
o Install EB right-turn overlap phase 

• SR-86 and Avenue 50: 13.59% 
o Install One (1) additional NB thru 

lane 
o Install Two (2) additional SB right-

turn lanes 
o Install Two (2) additional EB left-

turn lanes 
o Install One (1) additional EB thru 

lane 
o Install One (1) EB right-turn lane 
o Install One (1) WB right-turn lane 
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o Install One (1) additional WB thru 
lane 

o Improve signal phasing to 
protected east/west 

• Polk Street at Avenue 50: 3.33% 
o Install Traffic Signal 
o Install NB left-turn lane 
o Install NB thru turn lane 
o Install SB left-turn lane 
o Install SB thru turn lane 
o Install EB left-turn lane 
o Install EB thru turn lane 
o Install WB left-turn lane 
o Install WB thru turn lane 

 Would the Project conflict with 
an applicable congestion 
management program, 
including, but not limited to 
level of service standards and 
travel demand measures, or 
other standards established 
by the county congestion 
management agency for 
designated roads or 
highways? 

See MM-TR-2 and MM-TR-3, above.  

 

 Would the Project substantially 
increase hazards due to a 
design feature (e.g., sharp 
curves or dangerous 
intersections) or incompatible 
uses (e.g., farm equipment)? 

MM-TR-4 Prior to any construction on the 
Project site, the Project applicant shall 
submit a traffic control plan (TCP) to the 
City Engineering Department for review 
and approval.  Said TCP shall be prepared 
for any subsequent implementing project 
and will contain, at a minimum, the 
following:  lane closures, detouring, 
qualifications of work crews, duration of 
the plan and signing. 
 
MM-TR-5 Concurrent with subsequent 
development projects within the Specific 
Plan, Sunline Transit District shall be 

MM-TR-4 Prior 
to any 
construction on 
the Project site. 
 
 
 
 
 
 
 
MM-TR-5 
Concurrent with 
subsequent 

MM-TR-4 City 
Engineering 
Department. 
 
 
 
 
 
 
 
 
MM-TR-5 City 
Engineering 
Department 

MM-TR-4 
Plan check  
& Separate 
submittal - 
reports, 
studies, 
plans. 
 
 
 
 
MM-TR-5 
Plan check. 
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Impact 
Category Impact Mitigation Measures Implementation 

Timing 
Responsible 
Party 

Method of 
Verification 

City 
Verification 
of 
Compliance 
(Date/Initials) 

consulted to coordinate the potential for 
expanded transit/bus service and vanpools 
and to discuss and implement potential 
transit turnout locations within the Project 
area. 

development 
projects within 
the Specific 
Plan. 

and Sunline 
Transit 
District. 

 Would the Project result in 
inadequate emergency 
access? 

See MM-TR-4, above. 

 Would the Project conflict with 
adopted policies, plans, or 
programs regarding public 
transit, bicycle, or pedestrian 
facilities, or otherwise 
decrease the performance or 
safety of such facilities? 

See MM-TR-5, above. 
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Riverside County Fire Dept. 
Attn: Luke Milick, Assistant Fire Marshal 
77-933 Las Montanas Rd., Suite 201
Palm Desert, CA 92211

City of La Quinta 
Planning Manager 
78495 Calle Tampico 
La Quinta, CA 92253 

Riverside County Geologist 
Attn: David Jones 
P.O. Box 1409 
Riverside, CA 92502 

Agricultural Commissioner’s Office 
Indio District Office 
81077 Indio Blvd., Ste. K 
Indio, CA 92201 

CVAG 
Attn: Tom Kirk 
73710 Fred Waring Dr, Ste 200 
Palm Desert, CA 92260 

Regional Water Quality Control Board--
#7 Colorado River Basin Region 
73720 Fred Waring Dr 
Palm Desert, CA 92260 

Riverside County LAFCO 
Attn: George Spiliotis 
3850 Vine Street, Suite 110 
Riverside, Ca. 92507 

CV Mosquito & Vector Control 
43420 Trader Place 
Indio, CA 92201 

Riverside Co Environmental Health 
47923 Oasis Street 
Indio, CA 92201 

Center for Biological Diversity 
1212 Broadway, Ste. 800 
Oakland, CA 94612 

Verizon (Engineering) 
295 N Sunrise Way 
Palm Springs, CA 92262 

CV Mountains Conservancy 
73-710 Fred Waring Dr Ste 112
Palm Desert, CA 92260

Department of Public Health 
Health Administration Building 
4065 County Circle Drive 
Riverside, CA 92503 

Mission Springs Water District 
66575 Second Street 
Desert Hot Springs, CA 92240 

SCAG 
900 Wilshire Blvd., Ste. 1700 
Los Angeles, CA 90017 

Riverside County Transp. Commission 
4080 Lemon Street, 3rd Floor 
P.O. Box 12008 
Riverside, CA 92502-2208 

Riverside County Transp. Dept. 
Development Review Section 
4080 Lemon Street, 8th Floor 
P.O. Box 1090 
Riverside, CA 92502-1090 

SCAQMD 
21865 E Copley Dr 
Diamond Bar, CA 91765-4182 

Sierra Club 
San Gorgonio Chapter 
Attn: Tahquitz Group 
4079 Mission Inn Avenue 
Riverside, CA 92501-3204 

Desert Recreation District 
45-305 Oasis Street
Indio, CA 92201

Desert Sands USD 
47-950 Dune Palms
La Quinta, CA 92253

U.S. Bureau of Land Management 
Palm Springs - South Coast Field Office 
1201 Bird Center Drive 
Palm Springs, California 92262 

Coachella Valley Water Dist. Engineering 
Department 
P.O. Box 1058 
Coachella, CA 92236 

City of Indio 
Community Development Dept. 
P.O. Box 1788 
Indio, CA 92202 

Riverside County Sheriff 
86625 Airport Blvd 
Thermal, CA 92274-9703 

Riverside County Airport Land Use 
Commission 
4080 Lemon St., 14th Floor 
Riverside, CA 92502 

Riverside County Supervisor 
73-710 Fred Waring Drive, Suite 222
Palm Desert, CA 92260

Riverside County Transportation 
77588 El Duna Ct. Ste. H 
Palm Desert, CA 92211 

Riverside County Planning Dept. 
P.O Box 1409
Riverside, CA 92502-1409

Imperial Irrigation District 
La Quinta Office-Dist. Supt. 
81600 Ave. 58 
La Quinta, CA 92253 



Brian Gumpert, CBO 
Willdan Engineering 
1515 6th Street 
Coachella, CA 92236 

California Dept. of Fish & Wildlife 
Attn: Kim Nicol 
70-078 Country Club Ste 109
Bermuda Dunes, CA 92203

U.S. Fish & Wildlife Service 
Eastern Sierra & Inland Region 
Attn: Jenness Mcbride 
777 E Tahquitz Canyon Way, Suite 208 
Palm Springs, CA 92262 

California Energy Commission 
1516 Ninth St. Ms-29 
Sacramento, CA  95814-5512 

Sunline Transit Agency 
Attn: Anita M. Petke 
32-505 Harry Oliver Trail
Thousand Palms, CA 92276-3501

California Native American Heritage 
Commission 
1550 Harbor Blvd., Suite 100 
West Sacramento, CA  95691 

Time Warner Construction Dept 
83473 Avenue 45 
Indio, CA 92201 

Verizon Planning Department 
16071 Mojave Drive 
Victorville, CA 92392 

Burrtec Waste Disposal 
41575 Eclectic 
Palm Desert, CA 92260 

Desert Valleys Builders Association 
Attn: Gretchen Gutierrez 
75100 Mediterranean 
Palm Desert, CA 92211 

SoCal Gas 
Attn: Vern Kenner 
211 N Sunrise 
Palm Springs, CA 92262 

Bigelow Development Associates 
6252 Cavalleri Road 
Malibu, Ca. 90265 

Shadow View Management, LLC 
Thomas F. DiMare, Manager 
82-025 Avenue 44
Indio, CA 92201

Andrzej Matyczynski 
William Boggan 
6100 Center Drive 
Suite 900 
Los Angeles, CA 90045 

All American Green, LLC 
Attn: George R. Phillips, JR 
800 Wilshire Boulevard, Fifteenth Floor 
Los Angeles, CA 90017-2619 

Charles Ellis 
P.O. Box 3850 
Haily, ID 83333 

Joseph Ontiveros 
Cultural Resources Director 
Soboba Band of Luiseno Indians 
P.O Box 487
San Jacinto, CA 92581

John A. James, Chairperson 
Cabazon Band of Mission Indians 
84-245 Indio Springs Parkway
Indio, CA  92203-3499

Santa Rosa Band of Cahuilla Indians 
P.O. Box 391820 
Anza, CA 92539 

Patricia Garcia 
Tribal Historic Preservation 
Agua Caliente Band of Cahuilla Indians – 
5401 Dinah Shore Drive 
Palm Springs, CA  92264 

Los Coyotes Band of Mission 
Indians 
P.O. Box 189 
Warner Springs, CA  92086 

Anthony Madrigal, Jr., Chairperson 
Cahuilla Band of Indians 
P.O. Box 391760 
Anza, CA  92539 

Augustine Band of Mission Indians 
P.O. Box 846 
Coachella, CA  92236 

Morongo Band of Mission Indians 
12700 Pumarra Road 
Banning, CA  92220 

Ramona Band of Cahuilla Indians 
P.O. Box 391371 
Anza, CA  92539 

Agua Caliente Band of Cahuilla Indians – 
Tribal Chairperson 
5401 Dinah Shore Drive 
Palm Springs, CA  92264 

Michael Mirelez 
Cultural Resource Coordinator 
Torres-Martinez Desert Cahuilla Indians 
P.O. Box 1160 
Thermal, CA  92274 

Morongo Band of Mission Indians 
Environmental Protection Dept. 
12700 Pumarra Rd 
Banning, CA  92220 

Darrell Mike 
Tribal Chairman 
29 Palms Band of Mission Indians 
46200 Harrison Street 
Coachella, CA 92236 

Jacquelyn Barnum 
Director of Environment & Compliance 
Cabazon Band of Mission Indians 
84245 Indio Springs Drive 
Indio, CA 92201 



Coachella Valley Resource 
Conservation District 
81077 Indio Blvd., Suite A 
Indio, CA 92201 

Coachella Library 
1538 7th Street 
Coachella, CA 92236 

Komalpreet Toor 
Lozeau/Drury LLP 
410 12th Street; Suite 250 
Oakland, CA. 94607 







   

   

    

    

    

   

   



   

   

    

   

 

 

   



 

    

 

    

 

 

 





 

    

     

    

 

    

    



 

    

 

     

     

    

 

 





    

 

 

   

    

 

    




	Volume IV – Final EIR
	3.0 ERRATA
	EIR Page 1-12 Thresholds b. and c. under Aesthetics, as outlined in Table 1-5-1, Summary of Impacts and Mitigation Measures Discussed in this EIR, are transposed.  The modification is as follows:
	EIR Page 1-13 MM-AQ-2 as outlined in Table 1-5-1, Summary of Impacts and Mitigation Measures Discussed in this EIR, and Page 4.4-54, Section 4.4.5 (Standard Conditions and Mitigation Measures), MM-AQ-2.  This change was made to the mitigation measure ...
	MM-AQ-2 The Project shall require that construction contractor use construction equipment that have Tier 4, or better, final engines, level 3 diesel particulate filters (DPF), with oxidation catalyst that impart 20% reduction and apply coatings with a...
	EIR Page 1-15 MM-AQ-10 as outlined in Table 1-5-1, Summary of Impacts and Mitigation Measures Discussed in this EIR, and Page 4.4-56, Section 4.4.5 (Standard Conditions and Mitigation Measures), MM-AQ-10.  This change was made to the mitigation measur...
	EIR Page 1-15 MM-AQ-11 as outlined in Table 1-5-1, Summary of Impacts and Mitigation Measures Discussed in this EIR, and Page 4.4-56, Section 4.4.5 (Standard Conditions and Mitigation Measures), MM-AQ-11.  This change was made to the mitigation measur...
	MM-AQ-11 Project shall improve the pedestrian network by incorporating sidewalks and paseos within the property.
	EIR Pages 1-15 and 1-18 MM-AQ-12 as outlined in Table 1-5-1, Summary of Impacts and Mitigation Measures Discussed in this EIR, and Pages 4.4-56 and 4.4-58, Section 4.4.5 (Standard Conditions and Mitigation Measures), MM-AQ-12.  This change was made to...
	MM-AQ-12 Project Operations.  Prior to issuance of any construction permits, the Project applicant shall submit for review and approval by the City of Coachella Public Works Director, building plans that incorporate measures such as, but not limited t...
	Operational Mitigation Measures (Materials Efficiency)
	Operational Mitigation Measures (Transportation)
	 Provide one electric car charging station for every 10 high-density residences and provisions for electric car charging stations in the garages of all medium-, low-, and ultra-low-density housing residential dwellings as required by the California E...
	Operational Mitigation Measures (Energy Efficiency).  Project plans for each Tentative Tract Map will include the following energy efficiency components:
	 Design to United States Green Building Council (USGBC) Leadership in Energy and Environmental Design (LEED);
	 GreenPoint Rated standard, or better for all new buildings constructed within the Project;
	 Energy-efficient light-emitting diode (LED) lighting and solar photovoltaic lighting fixtures in all common areas of the site;
	 Energy-efficient appliances (ENERGY STAR or equivalent), and high efficiency heating, ventilation, and air conditioning (HVAC) systems in all on-site buildings;
	 Green building techniques that increase building energy efficiency above the minimum requirements of Title 24;
	 Installation of photovoltaic panels on a minimum of 25 percent of the buildings on site, or as required by the California Energy Commission in year 2020; and
	 Utilization of high reflectance materials for paving and roofing materials on residential, commercial, and school buildings
	EIR Page 1-23 MM-CUL-1 as outlined in Table 1-5-1, Summary of Impacts and Mitigation Measures Discussed in this EIR, and Page 4.6-18, Section 4.6.5 (Standard Conditions and Mitigation Measures), MM-CUL-1.  Changes were made to the mitigation measure p...
	EIR Page 1-23 MM-CUL-2 is added to Table 1-5-1, Summary of Impacts and Mitigation Measures Discussed in this EIR, under Threshold b.
	MM-CUL-3 Archaeological Monitoring Plan and Accidental Discovery.  Prior to commencement of any grading activity…
	EIR Pages 1-23 to 1-26 MM-CUL-3 as outlined in Table 1-5-1, Summary of Impacts and Mitigation Measures Discussed in this EIR, and Pages 4.6-19 and 4.6-20, Section 4.6.5 (Standard Conditions and Mitigation Measures), MM-CUL-3.  Changes were made to the...
	EIR Pages 1-36 through 1-37 MM-NOI-1 as outlined in Table 1-5-1, Summary of Impacts and Mitigation Measures Discussed in this EIR, and Page 4.11-40, Section 4.11.5 (Standard Conditions and Mitigation Measures), MM-NOI-1.  This change was made to the m...
	EIR Pages 1-42 and 1-43 MM-TR-1 as outlined in Table 1-5-1, Summary of Impacts and Mitigation Measures Discussed in this EIR, and Pages 4.14-59 and 4-14-60, Section 4.14.5 (Standard Conditions and Mitigation Measures), MM-TR-1.  This change was made t...
	MM-TR-1  For Existing Plus Project Conditions, the Project applicant is required to make the following improvements at the following intersections and roadway segments (prior to the 1st occupancy):
	• Intersection of Dillon Road and Shadow View Boulevard:
	o Construct new extension of Avenue 47/Shadow View Boulevard to Dillon Road.
	o Install traffic signal
	o Install southbound (SB) left-turn lane.
	o Install westbound (WB) left-turn lane.
	o Install WB right-turn signal.
	• Intersection of Tyler Street and Avenue 47:
	o Install all-way stop signs.
	• Intersection of Tyler Street and Avenue 48:
	o Install all-way stop signs.
	• Intersection of Street “A” and Vista Del Sur:
	o Install all-way stop signs.
	o Install NB left-turn lane.
	o Install EB right-turn signal.
	• Intersection of Street “A” and Avenue 47:
	o Install all-way stop signs.
	o Install northbound (NB) left-turn lane.
	o Install NB thru-turn lane.
	o Install NB thru/right-turn lane.
	o Install SB left-turn lane.
	o Install SB thru-turn lane.
	o Install SB thru/right-turn lane.
	o Install eastbound (EB) left-turn lane.
	o Install EB thru-turn lane.
	o Install EB thru/right-turn lane.
	o Install WB left-turn lane.
	o Install WB thru-turn lane.
	o Install WB thru/right-turn lane.
	• Intersection of Street “A” and Avenue 48:
	o Install all-way stop signs.
	o Install NB left-turn lane.
	o Install NB thru-turn lane.
	o Install NB thru/right-turn lane.
	o Install SB left-turn lane.
	o Install SB thru-turn lane.
	o Install SB thru/right-turn lane.
	o Install EB left-turn lane.
	o Install EB thru-turn lane.
	o Install EB thru/right-turn lane.
	o Install WB left-turn lane.
	o Install WB thru-turn lane.
	o Install WB thru/right-turn lane.
	• Intersection of Polk Street and Avenue 48:
	o Install all-way stop signs.
	4.0 MITIGATION MONITORING AND REPORTING PROGRAM
	A. Mitigation Monitoring Requirements and Procedures
	The California Environmental Quality Act (CEQA) was amended in 1989 to add Section 21081.6, which requires a public agency to adopt a monitoring and reporting program for assessing and ensuring compliance with any required mitigation measures applied ...
	“…the public agency shall adopt a reporting or monitoring program for the changes to the project which it has adopted, or made a condition of project approval, in order to mitigate or avoid significant effects on the environment.”
	Section 21081.6 provides general guidelines for implementing mitigation monitoring programs and indicates that specific reporting and/or monitoring requirements, to be enforced during project implementation, shall be defined prior to final certificati...
	The mitigation monitoring table below lists those mitigation measures that may be included as conditions of approval for the Project.  To ensure that the mitigation measures are properly implemented, a monitoring program has been devised which identif...
	MM-CUL-2 Archaeological and Native American Monitors.  Prior to commencement of any grading activity on the Project site and consistent with the findings and recommendations of the cultural resources surveys and reports regarding the sensitivity of each area on the Project site for cultural resources, the City of Coachella (City) Director of Development Services, or designee, shall retain an archaeological monitor and a Native American monitor to be selected by the City after consultation with interested Tribal and Native American representatives.  Both monitors shall be present at the pre-grade conference in order to explain the cultural mitigation measures associated with the Project.  Both monitors shall be present on site during all ground-disturbing activities (to implement the Project Monitoring Plan) until marine terrace deposits are encountered.  Once marine terrace deposits are encountered, archaeological and Native American monitoring is no longer necessary, as the marine deposits are several hundred thousand years old, significantly predating human settlement in this area.
	MM-CUL-3 Archaeological Monitoring Plan and Accidental Discovery.  Prior to commencement of any grading activity on the Project site and consistent with the findings of the cultural resources surveys and reports regarding the sensitivity of each area on the Project site for cultural resources, the City shall prepare a Monitoring Plan. The Monitoring Plan shall be prepared by a qualified archaeologist and shall be reviewed by the City of Coachella Director of Development Services, in consultation with the 29 Band of Mission Indians.  The Monitoring Plan will include at a minimum:
	MM-CUL-5 Paleontological Resources Impact Mitigation Program.  Prior to commencement of any grading activity on the Project site and consistent with the findings of the paleontological resources surveys and reports regarding the sensitivity of each area on the Project site for paleontological resources, the City’s Director of Development Services, or designee, shall verify that a qualified paleontologist has been retained and will be on site during all rough grading and other significant ground-disturbing activities in paleontologically sensitive sediments.
	Prior to any ground-disturbing activities, the paleontologist shall prepare a Paleontological Resources Impact Mitigation Program (PRIMP) for the proposed Project.  The PRIMP should be consistent with the guidelines of the Society of Vertebrate Paleontologists (SVP) (1995 and 2010) and should include but not be limited to the following:
	 Attendance at the pre-grade conference in order to explain the mitigation measures associated with the Project.
	 During construction excavation, a qualified vertebrate paleontological monitor shall initially be present on a full-time basis whenever excavation will occur within the sediments that have a High Paleontological Sensitivity rating and on a spot- check basis in sediments that have a Low Sensitivity rating.  Based on the significance of any recovered specimens, the qualified paleontologist may set up conditions that will allow for monitoring to be scaled back to part-time as the Project after monitoring has been scaled back, conditions shall also be specified that would allow increased monitoring as necessary.  The monitor shall be equipped to salvage fossils and/or matrix samples as they are unearthed in order to avoid construction delays.  The monitor shall be empowered to temporarily halt or divert equipment in the area of the find in order to allow removal of abundant or large specimens.
	 The underlying sediments may contain abundant fossil remains that can only be recovered by a screening and picking matrix; therefore, these sediments shall occasionally be spot-screened through one-eighth to one-twentieth-inch mesh screens to determine whether microfossils exist.  If microfossils are encountered, additional sediment samples (up to 6,000 pounds) shall be collected and processed through one-twentieth-inch mesh screens to recover additional fossils.  Processing of large bulk samples is best accomplished at a designated location within the Project disturbance limits that will be accessible throughout the Project duration but will also be away from any proposed cut or fill areas.  Processing is usually completed concurrently with construction, with the intent to have all processing completed before, or just after, Project completion.  A small corner of a staging or equipment parking area is an ideal location. If water is not available, the location should be accessible for a water truck to occasionally fill containers with water.
	 Preparation of recovered specimens to a point of identification and permanent preservation.  This includes the washing and picking of mass samples to recover small invertebrate and vertebrate fossils and the removal of surplus sediment from around larger specimens to reduce the volume of storage for the repository and the storage cost for the developer.
	 Preparation of a report of findings with an appended, itemized inventory of specimens.  When submitted to the City of Coachella Director of Development Services or designee, the report and inventory would signify completion of the program to mitigate impacts to paleontological resources progresses.
	MM-GEO-2 California Building Code Compliance and Seismic Standards.  Structures and retaining walls, if proposed, shall be designed in accordance with the seismic regulations as recommended in the CBC.  Prior to issuance of any building permits, the Project engineer and the Director of the City of Coachella Development Services, or designee, shall review site plans and building plans to verify that structural design conforms to the CBC.
	MM-GEO-4 Expansive Soils.  As planning areas are designed and prior to issuance of grading permits, site-specific geotechnical studies, including laboratory testing for expansive soils, shall be completed by a qualified geotechnical engineer and submitted to the City of Coachella for review and approval by the City Engineer.  If expansive soils are found within the area of proposed foundations, geotechnical testing shall be employed such as excavation of expansive soils and replacement with nonexpansive compacted fill, additional remedial grading, utilization of steel reinforcing in foundations, nonexpansive building pads, presoaking, and drainage control devices to maintain a constant state of moisture.  In addition to these practices, homeowners shall be advised about maintaining drainage conditions to direct the flow of water away from structures so that foundation soils do not become saturated.
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