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ATTACHMENTS: 
 

1. Project Description 
2. Exhibits (6), included within the Project Description 
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1.0 PROJECT LOCATION AND SETTING 

The proposed La Entrada Specific Plan, a comprehensive amendment to and expansion of the 
previously- approved McNaughton Specific Plan, is located in the City of Coachella, within the Coachella 
Valley region of Riverside County.  

The project site is located along the foothills of the Little San Bernardino Mountains on the eastern flank 
of the Coachella Valley, north of the Salton Sea. Refer to Exhibit 1, Regional Location Map. The site is 
located south of Interstate 10 (I-10) and north of the Coachella Branch of the All American Canal, both of 
which are presently barriers to vehicular access to the site (refer to Exhibit 2, Project Vicinity Map). The 
site consists of approximately 2,200 gross acres, of which approximately 1,612 acres are currently  in the 
City of Coachella and 588 acres are in unincorporated Riverside County but within the City of 
Coachella’s Sphere of Influence (SOI) and the planning area of the City as identified in the City of 
Coachella General Plan. 

Topographically, the site lies between the relatively flat-lying alluvial floor of the Coachella Valley to the 
west and bedrock highlands of the Little San Bernardino and Orocopia Mountains to the northeast, east 
and southeast. The property includes several southwest-trending ridges of relatively low relief with 
intervening alluvial drainages. Elevations range from about 50 feet to about 700 feet above mean sea 
level. Surface drainage is generally directed toward the southwest.  

The project site is located in the Salton Trough that comprises a portion of the Colorado Desert 
geomorphic province. The project site is underlain by mid- to late-Quaternary sedimentary units 
consisting of (oldest to youngest) the Canebrake, the Palm Spring Formation, and the Ocotillo 
Conglomerate, as well as fluvial/alluvial deposits associated with the current drainages located on-site. 
The San Andreas Fault zone is located along the southwestern margin of the project and is located 
primarily off site. Additional active and potentially active faults have been identified within the project 
limits and been identified as building restriction zones.   

The project site is located in the Colorado Desert region of southern California, which has an arid climate. 
Temperatures range from occasional freezes in the winter to over 112 degrees Fahrenheit in the summer. 
Prevailing winds typically come from the south and east. Rainfall in the project area is seasonal, with the 
largest amounts of rainfall occurring during the months of November through January. In addition, 
thunderstorms occur during the summer months (typically in August) that generate short-term rainstorms 
with occasional flooding. 

Vegetation typically consists of scattered small shrubs, flowers, creosote, and small, dispersed trees. The 
property is currently vacant and undeveloped. Man-made features include an abandoned segment of old 
US Highways 60/70 (replaced by I-10) along the northwestern portion of the site, an electrical 
transmission line adjacent to the southwestern border, and a smaller power line in the central portion of 
the property.  
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2.0 BACKGROUND AND HISTORY  

The proposed La Entrada Specific Plan is a comprehensive amendment of the previously-approved 1989 
McNaughton Specific Plan, which allows up to 8,000 residential dwelling units, a mixture of commercial, 
hotel/hospitality uses, golf course, and other recreational uses on 1,620 acres. Since 1989, the current 
project applicant has initiated the entitlement process and preparation of the La Entrada Specific Plan, 
which is intended to amend and supersede the previously-approved McNaughton Specific Plan. 

The La Entrada Specific Plan would expand the area included in the Specific Plan from that previously 
included in the McNaughton Specific Plan by approximately 588 acres in the City of Coachella Sphere of 
Influence, but it also would reduce intensity of use. Although the project area would increase, the total 
number of residential units would drop from 8,000 units under the existing zoning to 7,800 units under 
the proposed plan. The original McNaughton Specific Plan resulted in a gross density of 4.94 dwelling 
units per acre over its 1,620 acre area; the La Entrada project would result in a reduced density of 3.5 
dwelling units per acre over the 2,200 acre project area.  

Table 1-1 below summarizes the approved McNaughton Specific Plan. Density categories have been 
added to allow a direct comparison with the proposed La Entrada Specific Plan amendment. 
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Table 1-1 
Approved McNaughton Specific Plan  

 

Land Use Gross Acres 
(AC) 

 
Density 

(DU/AC) 
 

Dwelling Units 
(DU) 

Residential    

Low Density Residential (LDR) 
  Single Family (Hillside) 
  Single Family (Golf Course) 

 
 

220 
360 

3.5 
5.5 

 
 

770 
1,980 

Medium Density Residential (MDR) 
  Townhouse 

 
153 

 
10 

 
1,530 

High Density Residential (HDR) 
  Condominium 
  Multi-Family 

 
110 
75 

20 
20 

 
2,200 
1,520 

  Subtotal Residential 919 8.7 8,000 
Commercial    
General Commercial 25   
Shopping Center 45   
Office Park 30   
Commercial Recreation (RV Resort) 75   
Hotels/Lodge 75   
  Subtotal Commercial 250   
Parks/Recreation    
Rowing Club 10   
Polo/Equestrian Center 78   
Golf Courses 260   
  Subtotal Parks/Recreation 348   
Open Space    
Interior Open Space 103   
  Subtotal Open Space 103   

MC NAUGHTON SPECIFIC PLAN 
TOTALS 1,620 4.94 8,000 
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3.0 EXISTING GENERAL PLAN AND ZONING 

The La Entrada Specific Plan is located in both the City of Coachella and unincorporated Riverside 
County within the City of Coachella’s approved Sphere of Influence and General Plan planning area. The 
following are the respective existing general plan land use and zoning classifications for these two 
jurisdictions: 
 
 
3.1 CITY OF COACHELLA 
3.1.1 General Plan Land Use 
The 1,612-acre portion of the project site located in the City is currently designated as Low Density 
Residential (RL), Entertainment Commercial (CE), General Commercial (CG), and Open Space (OS). 
The 588-acre portion located within the City’s Sphere of Influence and General Plan planning area is 
designated Low Density Residential (RL) and Open Space (OS). The City is undergoing a comprehensive 
General Plan Update, which is anticipated to redesignate the project area to “Specific Plan.” 
 
3.1.2 Zoning 
The 1,612-acre portion located within the City is zoned General Commercial (C-G), Open Space (O-S), 
Residential Single Family (R-S), and Residential Multiple Family (R-M), consistent with the previously-
adopted McNaughton Specific Plan. The 588-acre portion within the Coachella Sphere of Influence is 
currently pre-zoned Residential Single Family (R-S) and Open Space (O-S). 
 
 
3.2 RIVERSIDE COUNTY 
3.2.1 General Plan Land Use 
The 588-acre portion located within unincorporated Riverside County is currently designated as 
Agricultural (AG) land use on the Riverside County General Plan Land Use Map.  
 
3.2.2 Zoning 
The 588-acre portion located within unincorporated Riverside County is currently zoned Natural Assets 
(N-A) 

.
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4.0 PROJECT OBJECTIVES   

The applicant envisions  La Entrada as a new Master Planned community within the City of Coachella 
that will serve as an eastern gateway to the Coachella Valley by offering a mix of residential, commercial, 
and recreational opportunities organized by the natural character of the land. The project is both system-
based and sensitive to the human experience with design concepts that respond to the physical, social, and 
emotional needs of its residents. Logically-phased infrastructure improvements including roadways 
(Avenue 50/52 extensions and I-10 Interchange), drainage, etc., have been identified and sensitively 
incorporated into an Urban Design Concept that celebrates the public realm and place. 

As proposed, La Entrada will be a collection of walkable districts with a variety of housing choices 
organized around key town features such as parks, plazas, recreation and nature as the community’s 
outdoor rooms. La Entrada’s bent grid street system follows the site’s landform and avoids harsh grading, 
which design responds to the site’s setting. The project employs pedestrian elements such as a village 
paseo, a village green, view-top parks, linear parks, passive open space, natural trails and active recreation 
uses (including soccer and civic recreation areas) to integrate the elements. 

The project proponent cites sustainability as a core element of the project design. Residential areas have 
been planned to maximize the potential for passive and active solar energy and to support other 
efficiencies for land uses and building orientation, transportation and alternative modes of transit, 
reclaimed water (as it becomes available) and xeriscape, and decreased energy consumption and 
greenhouse gas emissions. The proposed project is designed to complement the existing desert terrain by 
incorporating many of the site’s natural features and blending development-utilizing transitional 
landscape programs such as parkway landscaping and edge treatments along residential properties, and 
preserving natural drainage patterns. The land use plan is intended to reduce vehicle miles traveled by 
creating a walkable project and providing for alternative modes of transit.  

The applicant’s proposed project objectives include the following: 

• Develop a master planned community that incorporates fundamentals of great neighborhood design 
by balancing land uses, providing for vehicular and pedestrian mobility, providing for the 
preservation/enhancement of recreation and open spaces, and reducing the impacts of the previous 
approvals. 

• Establish a land use plan that orients activated uses, community-serving elements, higher densities 
and mixed-use designations within activity areas (“community cores”). 

• Reduce development intensity along the periphery and provide a full range of residential, commercial, 
recreational and business activities and services to the City. 

• Create activity nodes with reduced development intensity along the periphery. 

• Identify opportunities for a variety of residential land uses throughout the development, with high and 
medium density uses close to transit and mixed-use activity nodes/community cores. 
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• Distribute commercial uses throughout the site to promote non-vehicular access to retail services and 
minimize auto-centric orientation. 

• Implement a circulation master plan that enhances connectivity with existing General Plan 
Circulation Element roadways, promotes connections to existing downtown Coachella via Avenue 50, 
and provides the opportunity for a new freeway interchange along Interstate 10.  

• Create a network of non-vehicular pathways through the development that promotes connectivity to 
schools, commercial areas, and recreational facilities, allows for greater mobility for residents, and 
reduces the use of motor vehicles within the project.   

• Provide a variety of recreational opportunities incorporating a comprehensive trail system, parks, and 
recreation areas. 

• Develop a land use plan that is responsive to the topography and reduces hillside grading where 
possible, preserving select natural features in their original state and concentrating higher density 
residential areas in areas with more gently sloping topography. 

• Retain the existing natural drainages on site to use as open space connections for pedestrian mobility 
along the edges, and for storm flow conveyance. 

• Create a land use concept that minimizes development within areas of known geologic hazards 
through the use of appropriate recreational uses, setbacks, and restricted use areas. 

• Promote the use of green building practices and sustainable development methods throughout the 
project. 

• Implement community design and landscaping elements that complement and are responsive to the 
Coachella Valley desert environment. 
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5.0 PROJECT DESCRIPTION  

The project includes all aspects of construction and implementation of the proposed La Entrada Specific 
Plan and associated entitlements, permits, and agreements noted in Section 1.7, Permits and Approvals. 
The project information contained in this project description is based on associated applications submitted 
for the project, the Draft La Entrada Specific Plan, associated project technical studies, and related 
references.  

 
 
5.1 LA ENTRADA SPECIFIC PLAN 
The La Entrada Specific Plan, a comprehensive amendment to the McNaughton Specific Plan, proposes a 
master planned residential community on 2,200 acres within the City of Coachella and its approved 
Sphere of Influence. The Specific Plan proposes:  

• A mix of approximately 7,800 residential units (on approximately 990 acres); 135 acres of Mixed Use 
(High Density Residential, Commercial, Public Facilities, and other Non-Residential uses)  

• 61.5 acres of Elementary Schools 

• 343.8 acres of Parks/Recreation uses 

• 112.2 acres of circulation uses (including on-site interchange grading) 

• 556.9 acres of Open Space 
  

Many of the land uses and planning areas in the Specific Plan will be linked by a village paseo 
approximately 50-80 feet wide, which will connect many of the park/recreation areas with the residential, 
mixed use, and commercial areas. Table 1-2, Land Use Summary, identifies land uses proposed as part of 
the Specific Plan.  
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Table 1-2 

Land Use Summary 

Land Use 
Gross 
Acres 
(AC) 

% Area Density 
(DU/AC) 

Dwelling 
Units 
(DU) 

FAR 
Square 
Footage 

(SF) 

Residential       
Very Low Density Residential (VLDR) 66.4 3.02% 0.5-2.9 133 - - 

Low Density Residential (LDR) 449.5 20.43% 3.0-5.9 2,055 - - 

Medium Density Residential (MDR) 382.5 17.40% 6.0-12.9 3,060 - - 

High Density Residential (HDR) 91.6 4.16% 13.0-25.0 1,832 - - 

  Subtotal Residential 990.1 45% 7.1 7,080 - - 

Mixed Use (MU)       
Retail Commercial 99.0 4.5% 

- - 
0.35 

1,260,879 

Office Commercial - - 250,000 

High Density Residential (HDR) 36.0 1.64% 13.0-25.0 720 - - 

Community/Public Facilities* * - - - - - 

  Subtotal Mixed Use 135.0 6.14 - 720 0.35 1,510,879 

School       
Elementary School 61.5 2.79% - - - - 

Parks/Recreation       
Regional Park 176.6 8.03% - - - - 

Community Parks 44.4 2.03% - - - - 

Neighborhood Parks/Vista Points 14.1 0.64% - - - - 

Village Paseo/Linear Park 27.8 1.26% - - - - 

Drainage/Wash Linear Parks 80.9 3.68% - - - - 

  Subtotal Parks/Recreation 343.8 15.64% - - - - 

Open Space       
Natural Open Space 381.1 17.33% - - - - 

Drainage/Wash 175.8 7.99% - - - - 

  Subtotal Open Space 556.9 25.32% - - - - 

Roadways       
Right-of-Way 99.9 4.54% - - - - 

Interchange Grading 12.3 0.56% - - - - 

  Subtotal Roadways 112.2 5.1% - - - - 

SPECIFIC PLAN TOTALS 2,199.5 100% 3.5 7,800  1,510,879 
* Community/Public Facilities in the Mixed Use areas may include police station, fire station, places of worship, community 
center, farmers market, etc. 
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5.2 LAND USE CONCEPT 
The Conceptual Land Use Plan aims to create a community where a diversified mix of housing, 
commercial, and recreational/open space uses are developed cohesively providing amenities to residents 
of the planned community and the City of Coachella. The Conceptual Land Use Plan provides four (4) 
residential land use categories ranging from very low density to high density uses. Many of the High 
Density residential areas are located in close proximity to commercial uses, with the intent of creating 
Mixed Use areas within certain locations of the Specific Plan, forming community core areas. Circulation 
and infrastructure to support uses are also incorporated in the Land Use Plan (refer to Exhibit 3, 
Conceptual Land Use Plan). 
 
 
5.3 RESIDENTIAL LAND USES 
The Specific Plan proposes the development of four (4) residential land uses, as described below: 
 
5.3.1 Very Low Density Residential (VLDR) 
The VLDR land use designation proposes up to approximately 133 residential dwelling units within two 
planning areas on approximately 66.4 acres of the site. As proposed, this land use designation would 
allow a range of 0.5-2.9 dwelling units per acre although densities could be lower in the easternmost 
portion of the site. The lower density associated with this designation is meant to complement the open 
space surrounding these planning areas, and to work with the existing landforms to create a neighborhood 
that blends with the existing slopes and uses landform grading to the extent possible. The Specific Plan 
will provide hillside grading guidelines and standards that would apply to these planning areas. 

 
5.3.2 Low Density Residential (LDR)  
The LDR land use designation proposes up to approximately 2,055 residential dwelling units within nine 
planning areas on approximately 449.6 acres of the site. As proposed, this land use designation would 
allow a range of 3.0-5.9 dwelling units per acre, located predominantly within the northeastern portions of 
the Specific Plan area east of Street “A.” Many of these planning areas are located in areas of higher 
elevation adjacent to the open space areas along the northeastern edge of the Specific Plan. This low 
intensity land use provides a transition between the open space areas and the higher intensity development 
areas of the project. 

 
5.3.3 Medium Density Residential (MDR) 
The MDR land use designation proposes up to approximately 3,060 residential dwelling units within 19 
planning areas on approximately 382.5 acres of the site. As proposed this land use designation would 
allow a range of 6.0-12.9 dwelling units per acre although lower densities could be located predominantly 
along the southwestern portion of the Specific Plan area, with a majority of them sited west of Street “A.” 
Many of these planning areas are located adjacent to the village paseo, park/recreation, and open space 
areas of the Specific Plan, and are associated with the community core areas of the plan (which are 
comprised of mixed use and higher density residential uses). 

 
5.3.4 High Density Residential (HDR) 
The HDR land use designation proposes up to approximately 1,832 residential dwelling units within six 
planning areas on approximately 91.6 acres of the site. As proposed this land use designation would allow 
a range of 13.0-25 dwelling units per acre although lower densities could be located close to Mixed Use 
areas proposed in the Specific Plan. The HDR planning areas are located mainly along the major   
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collector/arterial roadways within the Specific Plan and adjacent to the freeway. In addition, HDR uses 
are anticipated within the Mixed Use areas of the plan (see discussion below). 

 
 

5.4 MIXED USE (MU) 
The Mixed Use designation proposes development of commercial/office and other community uses along 
with high density residential uses in strategic locations through the site, associated with three community 
core areas of the project. The primary and largest Mixed Use location is proposed at the intersection of 
Avenue 50 and Street “A” in the northwestern portion of the site. Avenue 50 within this area is proposed 
to connect to Interstate 10, which will provide this portion of the site freeway access. Two other less 
intense Mixed Use areas are proposed along the Street “A” corridor. The three Mixed Use areas are 
connected by the village paseo and the off-street trail system on Avenue “A,” or by a potential future 
Sunline Transit Agency bus route extension to allow for non-vehicular access to the retail services. 
 
Totaling approximately 135 acres, the MU designation would allow up to 99 acres of retail commercial 
and office use and up to approximately 720 high density residential units within 8 planning areas. 
Commercial development potential associated with the Mixed Use designation is estimated at 
approximately 1,510,879 square feet of retail commercial and office use, based on a floor area ratio of 
0.35.  
 
In addition to the residential and commercial uses allowed, other community/public facilities (i.e. police 
station, fire station, places of worship, community center, farmers markets, etc.) could be located within 
these planning areas. 
 
 
5.5 SCHOOLS 
Four elementary school sites totaling approximately 61.5 acres have been identified within the Specific 
Plan. These sites range from 15 to 18 acres in size and are anticipated to accommodate elementary school 
uses that support the Specific Plan. 
 
 
5.6 PARKS/RECREATION (PR) 
Approximately 343.8 acres of Parks/Recreation use are designated within the Specific Plan. These uses 
can be categorized in the following ways: 
 
5.6.1 Regional Park  
Approximately 176.6 acres of the site is designated for regional park use, which is anticipated to 
accommodate a variety of regional-serving recreational uses. This park area is located west of the 
proposed extension of Avenue 50 through the project with access to both the future interchange with I-10 
and the rest of Coachella to the west. In addition, this park is designed to accommodate recreational uses, 
both public and commercial, such as an outdoor entertainment venue/amphitheater, sports facilities, 
including a potential soccer complex, or other large scale uses that involve recreational and related 
commercial activity. Sports-related uses in this park are anticipated to include lighted fields. The Specific 
Plan will include lighting standards and guidelines to minimize glare and impacts on surrounding areas. 
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5.6.2 Community Parks  
Approximately 44.4 acres of the site is designated for community parks, which could include a variety of 
sports facilities (soccer, football, baseball, and basketball), playground equipment, picnic areas, restrooms 
and other park amenities, and open areas for multi-purpose use. Sports-related uses in this park are 
anticipated to include lighted fields. The Specific Plan will include lighting standards and guidelines to 
minimize glare and impacts on surrounding areas. 

 
5.6.3 Neighborhood Parks/Vista Points 
Approximately 14.1 acres of the site are designated for passive neighborhood parks/vista points in the 
upper elevations of the Specific Plan, which will take advantage of the views from certain areas within the 
site. In addition, as individual planning areas are developed, the creation of smaller neighborhood/mini 
parks is anticipated to provide small scale recreation opportunities for residents within the proposed 
residential neighborhoods.  

 
5.6.4 Village Paseo/Linear Park 
Approximately 27.8 acres of the site is designated as a 50-80 foot wide Village Paseo/Linear Park, which 
is intended to provide recreational based access/pathways and provide a unifying feature that connects the 
residential, mixed-use, open space, and park/recreational areas.  

 

5.6.5 Drainage/Wash Linear Parks 
Approximately 80.9 acres of the site is designated as multiple 30-50 foot wide linear parks/greenbelts 
sited along the edges of the drainage corridors on-site. These linear parks would include off-street trails 
14-feet in width on the upper edges of the drainage channel corridors and facilitate bicycle, NEV and 
pedestrian connections between homes, schools, and the mixed use areas of the project. 
 
 
5.7 OPEN SPACE (OS) 
Approximately 556.9acres of the Specific Plan are designated for Open Space use, which can be 
categorized as follows: 
 
5.7.1 Natural Open Space 
Approximately 381.1 acres of the site are designated as natural open space which includes areas generally 
left in their original condition, due to steep topography, the presence of geologic constraints such as 
faults, and/or other conditions preventing development from occurring within these areas. The 
westernmost open space areas serve as a fault setback zone. 

 
5.7.2 Drainage/Wash 
Approximately 175.8 acres of the site are designated drainage/wash to accommodate the seven existing 
drainage features that traverse the Specific Plan area. These areas are reserved for the conveyance and 
storage of on-site and off-site storm water runoff. As proposed, several of the parks/recreation uses will 
be sited in close proximity to some of these drainages, which may provide additional opportunities for 
recreational use. The upper edges of these wash areas will incorporate a linear park/greenbelt that will 
include an off-street trail 14-feet in width to allow for both bicycles and pedestrians. This linear 
park/greenbelt will also incorporate native landscaping. These trails will help provide a connection 
between the Paseo and Elementary Schools.  
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5.8 ON-SITE VEHICULAR CIRCULATION 
The Circulation Plan consists of approximately 99.9 acres of land dedicated to the roadway network 
necessary to serve the proposed project. In addition, a network of multi-use trails (village paseo), 
bikeways and pathways would be developed within the project, to provide residents with additional 
mobility options throughout the development. An additional 12.3 acres of grading for the I-10 interchange 
is also present within the property boundaries. 
 
The Circulation Plan provides regional access from Avenue 50 and Avenue 52, and from a proposed 
future interchange with Interstate 10 along the northern border of the Specific Plan. The I-10 interchange 
has been proposed as a separate project that would serve areas both north and south of the freeway. The 
La Entrada Specific Plan is designed to accommodate the proposed future interchange, but it is not reliant 
on it for access. The Specific Plan area allows for approximately 12.3 acres of potential future interchange 
grading outside of the existing I-10 right-of-way. Internal circulation includes arterial and collector 
roadways that connect with the regional access points as well as provide off-site access to private 
properties to the east and south. All roadways within the project site are within the City of Coachella and 
its approved Sphere of Influence. Traffic movement generated by the proposed project is planned for 
street designs that support and meet City of Coachella Level of Service Criteria. Refer to Exhibit 4, 
Circulation Plan. 
 
The Vehicular Circulation System proposed for the La Entrada Specific Plan is a hierarchy of roadways 
that include the following: 

 
5.8.1 Arterials 
5.8.1.1 6-Lane Arterial. 
Avenue 50 is proposed as a 6-lane major arterial roadway that would be extended eastward from its 
present terminus at Highway 86S and then eastward over the Coachella Branch of the All American Canal 
providing access into the Specific plan area and then it could traverse northeast through the site to the 
proposed future interchange along the I-10 Freeway if the interchange is to be built as a separate project. 
This roadway is anticipated to provide regional access between the Specific Plan area and the rest of the 
City of Coachella to the west and from I-10 Freeway, if the interchange is constructed, and accommodate 
traffic generated by the Specific Plan project. In addition to Avenue 50, a portion of proposed Street “A” 
in the Specific Plan area will also be designed as a 6-lane Arterial.  

 
The six-lane Arterial is anticipated to include a raised landscaped median and incorporate a 14-foot 
improved off-street trail on both sides of the road which includes an 8-foot wide bicycle lane and a 6-foot-
wide pedestrian path. Avenue 50 is anticipated to be constructed in phases, with grading and a portion of 
pavement in the project’s first phase and the remaining right-of-way in succeeding phases, depending 
upon traffic study recommendations and development of the proposed future I-10 interchange. 

 
5.8.1.2 4-Lane Arterial 
Avenue 52 is proposed as a 4-lane arterial that would extend from its present terminus eastward over the 
Coachella Branch of the All American Canal and provide access to the southern portions of the project 
and provides a second access to the Specific plan area from the west. Avenue 52 is anticipated to include 
a raised landscaped median and incorporate a 14-foot improved off-street trail on one side of the road 
which includes an 8-foot wide bicycle lane and 6 foot wide pedestrian path. Pedestrian paths would be 
provided on both sides of the road. Avenue 52 is anticipated to be constructed in phases, with grading and  
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a portion of pavement in the project’s first phase and the remaining right-of-way in succeeding phases if 
required by the project’s traffic study. 

 
In addition to Avenue 52, the remainder of Street “A” east of the primary drainage channel and a portion 
of Street “C” (between Street “B” and Avenue 50) are proposed as a 4-lane Arterials. These roadways are 
anticipated to accommodate traffic from the mixed use, low/medium/high density residential, and school 
uses proposed in the central portion of the Specific Plan. The 4-lane Arterial is anticipated to include a 
raised landscaped median and incorporate a 14-foot improved off-street trail on the one side of the road 
which includes an 8-foot wide bicycle lane and 6 foot wide pedestrian path. Pedestrian paths would be 
provided on both sides of the road. 

 
5.8.1.3 2-Lane Collector 
All other backbone roadways (Streets “B”, “D” and a portion of Street “C”) are proposed as 2-lane 
collector roads that will provide access to the remaining planning areas within the Specific Plan. . The 2-
lane collectors would include an eight foot wide on-street striped bicycle lane. 

 
5.8.2 Local Streets 
Local streets will be developed within each planning area in accordance with the overall circulation goals 
and objectives of the project. Local streets will be designed in a way to provide adequate and safe access 
to all proposed neighborhoods within the Specific Plan.  

 
As currently designed, Streets “B” and “D” terminate in the upper eastern portion of the site in a potential 
roundabout configuration, which would allow for internal connection between these streets as part of 
subdivision design for these neighborhoods. 

 
 

5.9 NON-VEHICULAR CIRCULATION 
5.9.1 Trails 
The project includes a system of on- and off-street trails for the use of bicycles, pedestrians, and allows 
for future use by Neighborhood Electric Vehicles (NEVs). Six- and four-lane arterials within the project 
include 14-foot-wide off-street trails with separated pavement sections for bicycles/NEVs and 
pedestrians. Collectors include striped 8-foot-wide on-street bicycle lanes. In addition, as part of the open 
space concept, a 50-80-foot-wide paseo/linear park will include an off-street trail to connect the 
neighborhoods of the project and provide linkages to schools and mixed use areas. Additional off-street 
trails on the upper edges of the drainage channel corridors will also facilitate bicycle, NEV and pedestrian 
connections between homes, schools, and the mixed use areas of the project. 

 
5.9.2 Neighborhood Electric Vehicles 
NEVs may include several types of small electric vehicles as defined by the California Vehicle Code, 
including golf carts and electrically powered low-speed vehicles. Under existing law, NEVs may utilize 
any residential street with a speed limit of less than 25 miles per hour and other streets with a posted 
speed limit of less than 35 miles per hour. In addition, in La Entrada, NEVs may utilize the off-street 
trails provided on Avenues 50 and 52 and Street “A” as well as the trails within the village paseo and on 
the edges of the drainage channels. The potential use of NEVs within La Entrada is intended to provide 
alternate modes of transportation and reduce vehicle miles traveled within the community. The La 
Entrada circulation and trail plans allow for, but do not mandate, the use of NEVs.  
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5.9.3 Transit and Mobility 
La Entrada presents an opportunity for extension of existing Sunline Transit Agency bus routes up the 
Avenues 50 and 52 corridors and looping within the project on Street “A.” An extension of the existing 
Sunline Transit Agency bus routes would allow for public transit connection of the high density 
residential uses, mixed use areas, parks with the existing community. 

 
 

5.10 OFF-SITE IMPROVEMENTS 
5.10.1 Circulation 
The proposed project will take access from Avenue 50 and Avenue 52 from the west. Off-site roadway 
improvements are proposed to connect the General Plan Circulation Element roadways to the La Entrada 
backbone circulation system. Both of these roadway connections require crossings of the Coachella 
Branch of the All American Canal and the existing Bureau of Reclamation levee which are located on the 
property’s western edge. The proposed crossings will consist of a fill embankment over a box culvert at 
the Canal, and a fill embankment at the existing levee with concrete arch culverts for drainage of regional 
flood events.  
 
5.10.1.1  Avenue 50 
Avenue 50 is anticipated to be extended approximately 2,600 linear feet east from the current terminus of 
the paved roadway at Fillmore Street to the project boundary. It is assumed that this roadway would be a 
6-lane arterial road similar to what is proposed in the Specific Plan circulation plan. Exhibit 5 shows the 
anticipated footprint of this off-site improvement.  

 
5.10.1.2  Avenue 52  
Avenue 52 is anticipated to be extended approximately 1,300 linear feet east from the current terminus of 
the paved roadway (400 feet west of the Canal) to the project boundary. It is assumed that this roadway 
would be a secondary arterial road similar to what is proposed in the Specific Plan circulation plan. 
Exhibit 5 shows the anticipated footprint of this off-site improvement.  

 
5.10.1.3  Proposed Freeway Interchange  
Avenue 50 is proposed to traverse the Specific Plan area and terminate at a proposed freeway interchange 
along the I-10 Freeway. This interchange is currently anticipated to be constructed with two slip ramps, 
two hook ramps, and two loop ramps, which will provide ingress/egress along the westbound and 
eastbound portions of the freeway in this part of the City. This new interchange is intended to provide 
greater regional access to this portion of the City. CEQA clearance for this proposed interchange is not 
considered a part of the environmental analysis within the La Entrada EIR, so it will be performed under a 
separate environmental document. 

 
 

5.11 GRADING 
Grading of the project site will be conducted using a phased approach, with the ultimate goal of balancing 
cut and fill activities within the site. In total, the project proposes the excavation and placement of 
approximately 17,687,000 cubic yards of earthwork within the developed footprint of the proposed 
project and the earthwork required for the Avenues 50 and 52 crossings of the All American Canal. Areas 
identified as natural open space will generally remain ungraded except where certain infrastructure needs 
to be constructed (water line, tank, etc.). Mass grading of the site will be conducted in a manner consistent 
with the proposed Conceptual Grading Plan (refer to Exhibit 6, Conceptual Grading Plan) and will   
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generally start in the lower (western) portions of the site  and move towards the higher elevations of the 
site in the east as development occurs. Grading will be performed on a phased basis to minimize export 
and balance grading quantities on the project site. It is anticipated that grading will be contained within 
the project boundaries, extending beyond the project boundaries only in cases where off-site infrastructure 
improvements such as road or utility improvements are required. As a requirement of the Specific Plan, 
grading plans will be designed so that no import or export from the site is required, and so as to conform 
and adhere to applicable City and County standards. The Specific Plan will include project specific 
grading guidelines and standards. 
 
 
5.12 DRAINAGE 
The site is traversed by seven alluvial drainages which trend in a southwest direction and terminate at the 
East Side Dike of the Coachella Canal on the project’s southwestern edge. The project would channelize 
these drainages through the site and continue to convey storm water flows to the East Side Dike and from 
there to the Whitewater River via Wasteway No. 2. A backbone drainage system for internal project 
related flows will also be provided that will convey flows to these regional channels and provide an 
appropriate level of flood protection. 
 
5.13 WATER AND SEWER 
The project will provide water and sewer infrastructure to serve the La Entrada land uses. Water and 
sewer lines will be extended to the project site from existing facilities in the City of Coachella via existing 
and planned public rights of way in Avenues 50 and 52. Additional well sites may be required. 
 
 
5.14 PROJECT PHASING  

Development of the project would occur in a series of phases and be coordinated closely with the 
construction/extension of the regional roadway network (Avenue 52 and Avenue 50) over the Coachella 
Branch of the All American Canal and the future new proposed interchange along the I-10. Development 
of the proposed project is anticipated to occur in four (4) master phases, based on future development 
patterns and existing and future availability of infrastructure. Streets, emergency vehicle access, utilities, 
and off-site improvements would be constructed as part of each corresponding phase. The phasing plan 
does not prohibit the simultaneous development of more than one (1) phase of development. Each master 
phase of the Specific Plan can also be divided into sub-phases if the market demand dictates that one (1) 
portion be developed prior to others. Each overall phase would be designed as independent of other 
phases, so subsequent phases could commence prior to the completion of previous phases. Ultimate 
timing of phases would be based upon infrastructure requirements, market demand, and City approval. 
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6.0 PERMITS AND APPROVALS  

The project will require a variety of approvals from local, State and Federal agencies. Table 1-3, 
Requested Approvals, lists anticipated agreements, permits, and approvals. 
 

Table 1-3 
Requested Approvals 

 
 

Permit/Approval Currently Being Sought Agency 
Final EIR Certification City of Coachella 
Specific Plan 88-3 Amendment Adoption City of Coachella 
General Plan Amendment* City of Coachella 
Zone Change/Pre-Annexation Zoning City of Coachella 
Development Agreement City of Coachella 
Annexation and Plan of Services Review City of Coachella/Riverside County LAFCO 
Large Lot Tentative Tract Map Approval City of Coachella 
Water Supply Assessment City of Coachella – Water Department 

Funding For Roads and Bridges Infrastructure Riverside County Transportation Commission / 
Coachella Valley Association of Governments 

Crossings over the All-American Canal Coachella Valley Water District / Bureau of 
Reclamation 

1602 Permit California Department of Fish and Game 
404 Permit U.S. Army Corps of Engineers 
401 Permit Regional Water Quality Control Board  
NPDES Regional Water Quality Control Board 
 
* The City of Coachella is undergoing a comprehensive General Plan update. It is anticipated that the update will incorporate a 
new designation of “Specific Plan” for the La Entrada project area. If this occurs prior to approval of the La Entrada Specific 
Plan, no General Plan Amendment would be required. However, a General Plan Amendment is assumed for purposes of 
environmental analysis. 

As listed above, one (1) of the approvals associated with the proposed project is the execution of a 
Development Agreement between the City and the applicant. It is anticipated that the Development 
Agreement will document certain agreed-upon terms and obligations related to carrying out the proposed 
project. This Development Agreement, however, will not authorize any ground-disturbing activities or 
other activities that may result in direct or reasonably foreseeable indirect impacts to the environment 
beyond those to be documented and analyzed in the project’s EIR. Additionally, the Development 
Agreement would not alter mitigation measures as they are described in the project’s EIR.  
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7.0 PROBABLE ENVIRONMENTAL EFFECTS 

The project’s probable environmental effects will be analyzed in detail in the Environmental Impact 
Report. Based on preliminary study and previous technical analysis of the site, the most likely areas of 
environmental concern per CEQA are Air Quality, Biological Resources, Cultural Resources, Geology, 
Greenhouse Gas Emissions, Hydrology, Noise, and Traffic. Each of these subject areas is likely to have 
associated mitigation measures to reduce environmental impacts below a level of significance. Some, 
such as Air Quality, may have associated mitigations that still may not reduce impacts to below a level of 
significance, which is typical of projects of this size in the Coachella Valley. 

Due to the certainty of Environmental Impact Report preparation, no Initial Study is attached. 

 



L S A  A S S O C I A T E S ,  I N C .L S A  A S S O C I A T E S ,  I N C .L S A  A S S O C I A T E S ,  I N C .L S A  A S S O C I A T E S ,  I N C .     
J U L Y  2 0 1 3J U L Y  2 0 1 3J U L Y  2 0 1 3J U L Y  2 0 1 3     

D R A F T  E N V I R O NM E N T A L  D R A F T  E N V I R O NM E N T A L  D R A F T  E N V I R O NM E N T A L  D R A F T  E N V I R O NM E N T A L  I M P A C T  R E P O R TI M P A C T  R E P O R TI M P A C T  R E P O R TI M P A C T  R E P O R T
L A  E N T R A D A  S P E C I F I C  L A  E N T R A D A  S P E C I F I C  L A  E N T R A D A  S P E C I F I C  L A  E N T R A D A  S P E C I F I C  P L A NP L A NP L A NP L A N

CCCC I T Y  O F  C O A C H E L L AI T Y  O F  C O A C H E L L AI T Y  O F  C O A C H E L L AI T Y  O F  C O A C H E L L A

    
    

P:\CLA1201A\Draft EIR\Appendices\Appendix A NOC, NOP and Comment Letters\App A Cover.doc (07/02/13) 

COMMENT LETTERS 

 



























































Please see e-mail response from BOR Office in Yuma, AZ.  
  
Luis Lopez  
Development Services Director 
City of Coachella – Development Services Dept.  
1515 Sixth Street  
Coachella,  CA 92236  
Tel:  (760)398-3102 
Fax: (760)398-5421 
LLopez@coachella.org 
  
From: DeSantiago, Julian A [mailto:JDesantiago@usbr.gov]  
Sent: Friday, September 21, 2012 9:12 AM 
To: Luis Lopez 
Cc: Pinnell, Anna M; Dale, Jill 
Subject: RE: NOP - For the La Entrada Specific Plan. 
  
Luis, 
  
We have a couple of comments on the proposed “La Entrada Specific Plan”: 
  

1.       Crossing of the Coachella Branch of the All-American Canal (in order to provide legal access to 
the proposed La Entrada Specific Plan development) will require Right-of-Way (ROW) permits 
from the Bureau of Reclamation’s Yuma Area Office (YAO).  The ROW permit will need to be 
coordinated between the Coachella Valley Water District and YAO.   

2.       It is critical that CVWD coordinate early with YAO to ensure all required federal compliance 
permits (i.e. NEPA, ESA, and SHPO...) are being developed in conjunction with CEQA 
requirements for this proposed plan.  

  
For lands/ROW related questions, please contact Ms. Anna Pinnell at 928-343-8514 and for 
Environmental questions contact Ms. Jill Dale (Environmental Group Manager at 928-343-8127 or me.  
  
Thanks,  
Julian DeSantiago 
Environmental Protection Specialist 
Bureau of Reclamation - Yuma Area Office 
7301 Calle Agua Salada 
Yuma AZ 85364 
(Office) 928-343-8259 
fax 928-343-8320 
jdesantiago@usbr.gov 
  
From: Luis Lopez [mailto:llopez@coachella.org]  
Sent: Tuesday, August 28, 2012 12:58 PM 
To: DeSantiago, Julian A 
Subject: RE: NOP - For the La Entrada Specific Plan. 
  
Julian,  
  

mailto:jdesantiago@usbr.gov
mailto:%5Bmailto:llopez@coachella.org%5D


Please see the attached project description and exhibits.  
There will be two new crossings over the canal at Avenue 50 and Avenue 52.  
  
They will likely use the existing Avenue 56 crossing for construction traffic.   
  
Luis Lopez  
Development Services Director 
City of Coachella – Development Services Dept.  
1515 Sixth Street  
Coachella,  CA 92236  
Tel:  (760)398-3102 
Fax: (760)398-5421 
LLopez@coachella.org 
  
From: DeSantiago, Julian A [mailto:JDesantiago@usbr.gov]  
Sent: Tuesday, August 28, 2012 12:14 PM 
To: Luis Lopez 
Subject: NOP - For the La Entrada Specific Plan. 
  
Hi Luis, 
  
We received a copy of the Notice of Public scoping meeting for the preparation of an environmental 
impact report of the La Entrada Specific Plan Project.   In the notice it listed you as a contact 
person,  could you email us the NOP which includes a detailed project description for the proposed 
project area.  We would like to see if there are any plans to cross over the Coachella Canal to access this 
proposed development?    
  
Thanks,  
Julian DeSantiago 
Environmental Protection Specialist 
Bureau of Reclamation - Yuma Area Office 
7301 Calle Agua Salada 
Yuma AZ 85364 
(Office) 928-343-8259 
fax 928-343-8320 
jdesantiago@usbr.gov 
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For your information. 
 
Luis Lopez  
Development Services Director 
City of Coachella – Development Services Dept.  
1515 Sixth Street  
Coachella,  CA 92236  
Tel:  (760)398-3102 
Fax: (760)398-5421 
LLopez@coachella.org 
 
From: Luis Lopez  
Sent: Tuesday, August 28, 2012 12:58 PM 
To: 'DeSantiago, Julian A' 
Subject: RE: NOP - For the La Entrada Specific Plan. 
 
Julian,  
 
Please see the attached project description and exhibits.  
There will be two new crossings over the canal at Avenue 50 and Avenue 52.  
 
They will likely use the existing Avenue 56 crossing for construction traffic.   
 
Luis Lopez  
Development Services Director 
City of Coachella – Development Services Dept.  
1515 Sixth Street  
Coachella,  CA 92236  
Tel:  (760)398-3102 
Fax: (760)398-5421 
LLopez@coachella.org 
 
From: DeSantiago, Julian A [mailto:JDesantiago@usbr.gov]  
Sent: Tuesday, August 28, 2012 12:14 PM 
To: Luis Lopez 
Subject: NOP - For the La Entrada Specific Plan. 
 
Hi Luis, 
 
We received a copy of the Notice of Public scoping meeting for the preparation of an environmental 
impact report of the La Entrada Specific Plan Project.   In the notice it listed you as a contact person,  
could you email us the NOP which includes a detailed project description for the proposed project 
area.  We would like to see if there are any plans to cross over the Coachella Canal to access this 
proposed development?    
 
Thanks,  
Julian DeSantiago 

mailto:LLopez@coachella.org
mailto:LLopez@coachella.org
mailto:%5Bmailto:JDesantiago@usbr.gov%5D


Environmental Protection Specialist 
Bureau of Reclamation - Yuma Area Office 
7301 Calle Agua Salada 
Yuma AZ 85364 
(Office) 928-343-8259 
fax 928-343-8320 
jdesantiago@usbr.gov 
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I got this late entry last week. 
 
Luis Lopez  
Development Services Director 
City of Coachella – Development Services Dept.  
1515 Sixth Street  
Coachella,  CA 92236  
Tel:  (760)398-3102 
Fax: (760)398-5421 
LLopez@coachella.org 
 
From: Baez, Ken [mailto:KBAEZ@rctlma.org]  
Sent: Thursday, August 30, 2012 11:05 PM 
To: Luis Lopez 
Subject: LA ENTRADA SP 
 
Mr. Lopez 
I was requested to contact you regarding the Scoping Meeting for the Preparation of an EIR for the 
subject site.  It has to come to our attention that the proposed project site may be within Coachella 
Valley MSHCP Conservation Area, and we urge the City of Coachella to determine the issues 
associated with assembly reserve assembly in conjunction with other projects anticipated in the 
unincorporated area of the County. 
 
 
Ken Baez 
Principal Planner  
Planning Department  
 
County of Riverside 
4080 Lemon Street 
12th Floor 
Riverside, CA 92501 
Phone: (951) 955-2009 
Cell: (951) 233-1269 
Riverside Office Hours: Tuesdays and Wednesdays 7:00am to 5:30pm 
 
Palm Desert Office 
38686 El Cerrito Road 
Palm Desert, CA 92211 
Phone: (760) 863-8277 
Palm Desert Office Hours: Mondays 12:00pm to 4:00pm and Thursdays 9:30 am to 4:00 pm 
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Leila,  
 
It’s good to hear from you.  
 
The future I-10 Freeway Interchange is shown on the attached La Entrada land use plan as a blue 
circle with the words “Proposed Interchange” on it.  
The interchange would be ¼ mile west of the Pierce Street alignment.  I’ve attached the project 
Circulation Plan for your review as well.  
 
The City of Coachella has been working with Cal Trans on this interchange for several years.  It was 
previously known as the McNaughton Interchange.  
Our 1997 General Plan Circulation Element (attached) shows the interchange and future connection 
to Polk/Landfill Road/Dillon to the north. 
 
Cal Trans in the past has inquired about the connecting roadways to the north and south, because they 
prefer that active project be in place in order to continue working on the interchange approvals. 
The 1500 acres on the north side of the freeway were being master-planned by Lennar Desert Lakes 
LLC in 2005, but that joint venture fell apart and I’ve heard that it may be coming back.  
 
We are still working on our comprehensive General Plan Update and I should have a draft document 
in about 75 days for public review.  
The City is moving towards a form-based land use approach with circulation being distributed 
through a grid network of streets at every ½-mile.  
 
Let us know if you have questions, and feel free to attend the scoping meeting next Tuesday at 6:00 
pm at City Hall.  
 
Luis Lopez  
Development Services Director 
City of Coachella – Development Services Dept.  
1515 Sixth Street  
Coachella,  CA 92236  
Tel:  (760)398-3102 
Fax: (760)398-5421 
LLopez@coachella.org 
 
From: Leila Namvar [mailto:lnamvar@indio.org]  
Sent: Friday, August 24, 2012 11:37 AM 
To: Luis Lopez 
Subject: Public Scoping Meeting/La Entrada SP  
Importance: High 
 
Hi Luis, 
 
Hope everything is well with you.  
 



I would like to know more about the above noted project, specifically I would like to know about 
traffic.  As far as I know there is no exit from I-10 to the project site at this time.  I am assuming there 
are would be one.  And I would assume the City of Coachella is negotiating with CalTrans regarding 
such exit. Please let me know where is the future connection from the site to I-10. And if there is any 
effect on Dillon Road and the Sphere of influence of the City of Indio.  
 
Please let me know if you could email me the circulation map for the project.  
 
Thanks, 
Leila Namvar 
Assistant Planner 
760-541-4258 
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