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1.0  INTRODUCTION 

1.1  Project Background  

When a Final Environmental Impact Report (EIR) has been certified for a project, the California 
Environmental Quality Act (CEQA) provides for the update of the information in the Final EIR to 
address changes to a project or changes to the circumstances under which a project will occur. An 
Addendum to a Final EIR may be prepared if changes or additions to the EIR are needed, but none of 
the conditions calling for a Subsequent EIR or Supplemental EIR, as defined in the CEQA Guidelines, 
have occurred.  

In January 2013, the City certified the East Gateway Project Final EIR prior to approval of the 95-acre 
East Gateway Project, which included: (1) an amendment to the City’s General Plan to apply the 
proposed land use designations; (2) pre-zoning for the East Gateway Project Area; (3) approval of the 
East Gateway Specific Plan (SP 4) for the easternmost 35-acres of the East Gateway Project Area 
located south of SR-126 by ordinance; (4) a development agreement to implement the East Gateway 
Specific Plan; and (5) an application to the Ventura Local Agency Formation Commission (LAFCO) 
for jurisdictional reorganization. As required by CEQA, the City adopted findings of fact for the 
significant impacts identified in the Final EIR, a Mitigation Monitoring and Reporting Program, and a 
statement of overriding considerations for those impacts identified as significant and unavoidable 
after the incorporation of all feasible mitigation measures. In May 2013, the Ventura LAFCO approved 
the East Area 2 Reorganization (annexation) and subsequently the annexation was recorded.  

Addendum No. 1 to the Final EIR, prepared in January 2023, evaluated a 298-unit apartment complex 
proposed on an approximate 11.3-acre site located on East Telegraph Road within the East Area 2 
Planning Area. 

This Addendum (No. 2) to the Final EIR addresses the development of an approximate 14.8-acre 
vacant site in the East Area 2 Planning Area at 18114 East Telegraph Road in Santa Paula (Project Site) 
with a neighborhood retail commercial center. The Project Site has a General Plan land use 
designation of Commercial and is zoned C-LI (Commercial/Light Industrial). Pursuant to the Santa 
Paula Municipal Code, commercial uses are permitted by-right in the C-LI zone and this designation 
allows for heavy commercial and light industrial uses to stimulate economic development. The East 
Gateway Project Final EIR assumed the Project Site and adjacent properties would be developed with 
retail commercial uses at a floor area ratio (FAR) of 25 percent, equivalent to approximately 155,000 
square feet of retail commercial development on the Project Site.  

1.2  Applicable Review Standards  

When a Final EIR has been certified for a project, the CEQA and the CEQA Guidelines define 
standards and the procedure for an additional environmental review. Sections 15162–15164 of the 
CEQA Guidelines, 14 Cal. Code. Regs. §§ 15000 et seq., define the standards for determining the level 
of additional environmental review required when an EIR has been certified for a project. 
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When it can be determined, based on substantial evidence in light of the whole record, that changes 
to the Project or changes in the circumstances under which the Project would be undertaken 
constitute new information that would result in the identification of new significant impacts, or a 
substantial increase in the severity of significant impacts identified in the certified Final EIR, an 
Addendum to an EIR may be prepared. Public review of an Addendum is not required by CEQA. 
Instead, the information in an Addendum is to be considered with the previously certified Final EIR 
prior to a decision being made on the action being considered. If new significant impacts or a 
substantial increase in the severity of significant impacts identified in the certified Final EIR would 
occur, then preparation and circulation of a Subsequent or Supplemental EIR is required. 

Based on review of the whole record, including the certified Final EIR, this Addendum concludes that 
no new significant impacts are likely to result from the proposed apartment project. This conclusion 
is drawn from the following findings pursuant to Section 15162(a) of the CEQA Guidelines: 

1. No substantial changes are proposed in the Project that would require major revisions of the 
previous EIR due to the occurrence of new significant effects or a substantial increase in the 
severity of previously identified significant impact;  

2. No substantial changes in circumstances under which the Project is undertaken would occur 
that would require major revisions of the previous EIR due to the occurrence of new 
significant environmental effects or a substantial increase in the severity of previously 
identified effects; and  

3. No new information of substantial importance has been discovered that was not known and 
could not have been known with the exercise of reasonable diligence at the time the previous 
EIR was prepared. Specifically, a review of current conditions and the proposed Project 
demonstrates the following: 

a. The proposed Project would not have one or more significant effects not discussed in the 
previous EIR; 

b. Significant effects previously examined would not be substantially more severe than 
shown in the Final EIR; 

c. There are no new mitigation measures or alternatives previously found not to be feasible 
that would now in fact be feasible that would substantially reduce one or more significant 
effects of the proposed Project, and that the proposed Project proponents decline to 
adopt; and 

d. No new mitigation measures or alternatives that are considerably different from those 
analyzed in the previous EIR that would substantially reduce one or more significant 
effects on the environment, and that the proposed Project proponents decline to adopt, 
are recommended. 

Based on the information contained in this Addendum, the development of the proposed 
commercial uses within the East Gateway Planning Area would not result in any new significant 
impacts or any substantial increase in severity of the significant impacts identified in the Final EIR. 
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Additionally, no new information of substantial importance has been identified that indicates the 
Project would result in any new significant impacts or any substantial increase in the severity of the 
significant impacts identified in the Final EIR. 
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2.0  PROJECT DESCRIPTION  

Santa Paula East, LLC (Project Applicant) is proposing the Santa Paula East Shopping Center Project 
(“Project” or “proposed Project”), on vacant property located on East Telegraph Road in the East 
Gateway Project Area in the City of Santa Paula, Ventura County, California.  

2.1  Project Location  

The Project Site consists of approximately 14.80 acres proposed at 18114 East Telegraph Road in Santa 
Paula, as shown in Figure 2.0-1: Project Location. The Project Site includes four (4) parcels (APN 
107-0-042-070, 107-0-042-080, 107-0-042-045, and 107-0-042-065) located south of Telegraph Road, 
west of Hallock Drive and north of SR-126. Regional access to the site is provided by SR-126 and SR-
150. Local access to the site is provided by Hallock Drive and Telegraph Road.  

2.2  Project Site  

The Project Site supported a avocado orchard until 2006, when the trees were removed and the site 
was graded. Currently, the Project Site is vacant and contains non-native plant species that became 
established after the site was cleared and graded in 2006. The Project Site ranges in elevation from 
approximately 305 to 310 feet above mean sea level and generally slopes from the northeast to 
southwest. 

As shown in Figure 2.0-2: City of Santa Paula Land Use Map and Figure 2.0-3: City of Santa Paula 
Zoning Map, the Santa Paula General Plan land use designation for the site is Mixed Use: 
Commercial/Light Industrial1 and the site is zoned C-LI (Commercial/Light Industrial) within a 
Housing Opportunity Overlay Zone.2 The Housing Opportunity Overlay Zone was adopted by the City 
to facilitate the development of affordable housing in the City’s Commercial/Light Industrial Zone. 
Pursuant to the Santa Paula Municipal Code, commercial uses are permitted by-right in the C-LI zone 
and this designation allows for heavy commercial and light industrial uses to stimulate economic 
development.  

2.3  Surrounding Uses   

As shown in Figure 2.0-2: City of Santa Paula Land Use Map and Figure 2.0-3: City of Santa Paula 
Zoning Map, parcels adjacent to the Project Site to the north, east, and west have a Santa Paula 
General Plan land use designation of Mixed Use: Commercial/Light Industrial and are zoned C-LI 
(Commercial/Light Industrial). Parcels adjacent to the southeast have a land use designation of 
Mixed Use: Commercial/Light Industrial and are zoned C-LI (Commercial/Light Industrial), and 

 

1  City of Santa Paula. 2040 General Plan. “Land Use Map.” https://www.spcity.org/DocumentCenter/View/1704/2040-General-Plan-
Map-Final-2020-03-04---Web-Optimized. Accessed February 2025.  

2  City of Santa Paula. “Zoning Map.” https://www.spcity.org/DocumentCenter/View/2739/COSP-Zoning-Map-072022-24x36. Accessed 
February 2025.  
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parcels adjacent to the southwest have a land use designation of Industrial: Industrial Park and are 
zoned I (Industrial). 

Uses north of Telegraph Road are developed with commercial and industrial uses including an auto 
repair shop and gas station; east of Hallock Drive is a small commercial center, south of SR-126 are 
commercial and industrial uses including a gas station and industrial equipment supplier 
warehouses; and industrial and residential uses are west of the Project Site, including the Citrus Flats 
apartment project, currently under construction, and a contractor equipment yard and office 
immediately west of the Project Site,  

2.4  Project Characteristics  

As shown in Figure 2.0-4: Project Site Plan, the proposed Project is an 87,796 square foot retail 
commercial center comprised of eight (8) separate buildings. The proposed development also 
includes approximately 312,612 square feet (7.18 acres) of paved parking/driveway area, 51,797 square 
feet (1.19 acres) of hardscape, and 3.44 acres of landscaping. Additionally, the proposed Project 
includes 0.58 acres of offsite improvements along Telegraph Road for a total Project Site of 14.80 
acres. 

The eight proposed retail commercial buildings include two larger buildings, approximately 28,000 
and 35,000 square feet in size, and six smaller buildings ranging in size from approximately 1,875 to 
7,600 square feet, as shown in Figure 2.0-4. 

Tenants proposed for the two larger buildings include a grocery store for Building G and a rural 
lifestyle/home improvement store for Building H, which includes a 24,000 square foot outdoor 
display area. 

2.4.1 Access, Circulation, and Parking  

Regional access to the site is provided by SR-126 and SR-150. Local access to the site is provided by 
Hallock Drive and Telegraph Road. The Project proposes two full-access driveways on Telegraph 
Road, including an eastern driveway providing access to the center of the site and a western driveway 
serving the truck loading area and main parking lot. Both driveways intersect Telegraph Road at right 
angles. All users, including emergency and maintenance vehicles, pedestrians, and cyclists, will 
access the site via Telegraph Road. Internal circulation includes drive aisles and pedestrian 
sidewalks. 

The total building area for the proposed Project is 87,796 square feet, which in accordance with the 
City’s Municipal Code parking regulations would require a minimum of 565 parking spaces, including 
11 accessible spaces in compliance with ADA regulations and 113 EV capable spaces. The proposed 
Project would provide 565 parking spaces, including 547 standard spaces, 18 accessible spaces, and 
114 EV capable spaces. Parking would be spread out across the entire Project Site, in between 
structures and along the Project Site perimeter.  
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Figure 2.0-1 Project Location 
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Figure 2.0-2 City of Santa Paula Land Use Map  
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Figure 2.0-3 City of Santa Paula Zoning Map  
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Figure 2.0-4 Project Site Plan  
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In addition to vehicle parking spaces, the proposed Project would also require a minimum of 29 short 
term bike spaces and 2 long term bike facilities. Accordingly, the proposed Project would provide 33 
short term bike spaces and 4 long term bike facilities for a total of 37 bike spaces.  

2.4.2 Emergency Access  

Emergency vehicles access to the Project Site would be provided at the two driveways proposed on 
Telegraph Road. The west driveway is situated at the northwestern corner of the Project Site and 
provides full access from Telegraph Road. The driveway entrance contains two lanes for inbound 
vehicles and two lanes for outbound vehicles. The entrance is 48 feet wide and splits into two 30-foot 
roads; one for loading access and one for parking lot access. The east driveway is situated along the 
center of the northern edge of the Project Site and proposes two travel lanes in each direction. The 
entrance is 48 feet wide and leads to the main parking lot. Within the Project Site, the narrowest drive 
aisles are 25 feet wide, though most are 26 feet wide or more. 

Most emergency services are located less than five miles from the Project Site. The nearest fire 
station (Ventura County Fire Station 29 and Santa Paula Fire Department) is located approximately 
one mile west of the Project Site, on North 10th Street. The nearest police station (Santa Paula Police 
Department) is located 1.3 miles southwest of the Project Site on South 10th Street. Santa Paula 
Hospital is the closest hospital, which is located 2.2 miles northwest of the Project Site. 

2.4.3 Site Lighting 

Implementation of the proposed Project would add new sources of light on the Project Site. Exterior 
lighting fixtures would include double-arm pole mounted area lighting, single-arm pole mounted 
area lighting, wall mounted lighting, and sign lighting. There are existing light sources along 
surrounding roads and in the surrounding developed areas, and new light sources associated with 
the proposed Project would be function similarly to existing conditions. All new light sources 
associated with the proposed Project would be comprised of Dark Sky Compliant lighting fixtures 
with no open fixtures, and all outdoor lighting would be designed to comply with the outdoor lighting 
regulations of the California Building Code and the City’s Municipal Code.3 

2.4.4 Utilities 

The Project would be served by City of Santa Paula for municipal water supply and municipal sewer 
access. Southern California Edison (SCE) supplies electrical power to Santa Paula and would provide 
electrical power to the Project Site. Southern California Gas Company supplies gas service to Santa 
Paula and would provide gas service to the Project Site.  

 

3  City of Santa Paula, California. “§ 16.042.050 Light and Glare.” Municipal Code. Accessed March 2025. 
https://codelibrary.amlegal.com/codes/santapaula/latest/santapaula_ca/0-0-0-61568#JD_16.42.050.  
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2.4.5 Project Construction  

Construction of the Project would utilize currently accepted typical construction methods. All 
buildings would be constructed using fire resistant materials and would be equipped with an 
overhead sprinkler system. The contractor would establish access routes and staging areas for travel 
within the Project Site and storage of materials and equipment. If needed, dust control would employ 
a standard water truck equipped with spray nozzles. 

Schedule and Work Hours 

Table 2.0-1: Project Construction Schedule provides the dates and durations of each of the 
activities that will take place during construction, as well as a brief description of the scope of work. 

TABLE 2.0-1: PROJECT CONSTRUCTION SCHEDULE 

Construction 

Activity 

Approximate 

Start Date 

Approximate 

End Date 

Duration 

(Days) 
Description 

Grading 3/1/2026 4/10/2026 30 Grading of the Project Site, import of 
58,547 cubic yards of soil 

Building 
Construction 4/11/2026 6/4/2027 300 Construction of Proposed Project  

Paving 6/5/2027 7/2/2027 20 Paving of asphalt surfaces 

Architectural 
Coating 6/5/2027 7/16/2027 30 Application of architectural coatings 

to building materials  

  

Source: Refer to Appendix A: Air Quality and Greenhouse Gas Study 

Equipment 

Table 2.0-2: Proposed Construction Equipment provides a list of anticipated construction 
equipment for Project construction. The actual equipment used during construction would be 
determined by the contractor and the construction schedule.  



2.0 Project  Descript ion  

Meridian Consultants 2.0-9 Addendum No. 2 to the East Gateway Project EIR  
443-001-25  June 2025 

TABLE 2.0-2: PROJECT CONSTRUCTION DIESEL EQUIPMENT INVENTORY 

Phase 
Off-Road Equipment 

Type 
Amount Daily Hours 

Horsepower 

[HP] 

 (Load Factor) 

Grading 

Excavators 2 8 36 (0.38) 

Graders 1 8 148 (0.41) 

Rubber Tired Dozers 1 8 367 (0.40) 

Scrapers 1 8 423 (0.48) 

Tractors/Loaders/Backhoes 2 8 84 (0.37) 

Building 
Construction 

Cranes 1 7 367 (0.29) 

Forklifts 3 8 82 (0.20) 

Generator Sets 1 8 14 (0.74) 

Tractors/Loaders/Backhoes 3 7 84 (0.37) 

Welders 1 8 46 (0.45) 

Paving 

Pavers 2 8 81 (0.42) 

Paving Equipment 2 8 89 (0.36) 

Rollers 2 8 36 (0.38) 

Architectural 
Coating 

Air Compressors 1 6 37 (0.48) 

  

Source: Refer to Appendix A: Air Quality and Greenhouse Gas Study 

2.4.6 Project Approvals and Permits  

Request for approval of Design Review and a Tentative Parcel Map to subdivide the subject property 
into eight parcels is requested to implement the proposed Project. 
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3.0  ENVIRONMENTAL ANALYSIS  

This section includes separate subsections for each environmental topic addressed in the East 
Gateway Project Final EIR (Final EIR). Each topical section includes a summary of the information 
and conclusions of the analysis in the Final EIR. Updated information reflecting any changes in the 
environmental setting related to each topic is presented first in each subsection, followed by analysis 
of the environmental impacts of the proposed Project. For each topic, a determination is also made 
whether the proposed Project would result in any new significant impacts or any substantial increase 
in the severity of the impacts identified in the Final EIR.  

3.1   Aesthetics  

Summary of Analysis in the Final EIR 

The Final EIR (Final EIR) provided analysis of the significance of changes to the visual character of the 
East Gateway Project Area that would result from annexation of the area to the City of Santa Paula 
and subsequent development with the uses allowed by the City’s General Plan land use designations 
and zoning for the area. Scenic resources in and near the East Gateway Project Area identified in the 
EIR included agricultural lands, Santa Paula Creek, and open spaces in the foreground and middle-
ground viewing zones from State Route 126 (SR-126), background views of South Mountain to the 
south of SR- 126 and the Santa Clara River, and background views of foothills and slopes rising to 
Santa Paula Ridge on the north side of the SR-126.  

The EIR identified that the proposed annexation would not directly result in any changes in scenic 
vistas visible from SR-126, while subsequent development would change the existing visual 
characteristics of the area. Impacts on scenic vistas available from SR-126 could occur if scenic 
elements that contribute significant scenic value to a vista are removed or if something is 
constructed that obstructs parts or all of a scenic vista. Also, that the landscape edge along SR-126 
would be maintained and additional landscaping added with new development would not obstruct 
existing views for eastbound or westbound highway travelers along SR-126. 

The Final EIR concluded that impacts to Aesthetics would be less than significant with the 
implementation of Mitigation Measure 5.1-1 which requires the creation of a property management 
association to provide for the maintenance of landscaping along SR-126 prior to the issuance of 
occupancy permits for projects within the East Gateway Project area. 

Analysis of Proposed Project  

The proposed Project would be developed on vacant land situated between land developed with 
industrial uses to the south across SR-126, commercial-light industrial and residential uses to the 
east residential uses to the north, and commercial-light industrial uses to the west. SR-126 is located 
south of the Project Site and runs in a generally east-to-west direction. Views to the north from SR-
126 include existing development with background views of the higher elevation hills and mountains. 
As shown in Figure 3.0-1: Site Views, the surrounding hills and mountains would remain visible from 
the Project Site once construction of the proposed Project is complete. 
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As shown in Figure 2.0-4: Project Site Plan, Buildings A and B would be located in the northwestern 
portion of the Project Site, Buildings C and D in the northern portion of the Project Site, Buildings E 
and F in the southeastern portion of the Project Site, and Buildings G and H in the northeastern 
portion of the Project Site. Parking would be spread out across the entire Project Site, in between 
buildings and along the Project Site perimeter. Similarly, landscaped areas would be located in 
medians and along the Project Site perimeter. The property would be enclosed with a black 
aluminum fence and stone wall. Design of the proposed Project would also include an entry sign to 
the property and a freeway sign visible from SR-126. 

During construction views would include construction staging areas, grading, excavation, 
construction equipment, material storage areas, construction debris, exposed trenches, etc. Project 
construction activities could temporarily degrade the existing visual character of the Project Site and 
its immediate surroundings. This impact would be short term in nature and construction equipment 
would be removed following construction activities. Given the temporary nature of construction, 
visual impacts during construction would be less than significant. 

Implementation of the proposed Project would add new sources of light on the Project Site. Exterior 
lighting fixtures would include double-arm pole mounted area lighting, single-arm pole mounted 
area lighting, wall mounted lighting, and sign lighting. There are existing light sources along 
surrounding roads and in the surrounding developed areas, and new light sources associated with 
the proposed Project would function similarly to existing conditions. All new outdoor light sources 
associated with the proposed Project would be designed to comply with the outdoor lighting 
regulations of the California Building Code and the City’s Municipal Code.4 

No new potentially significant impacts would occur as a result of the proposed Project, and the 
additional information provided in this addendum does not identify any substantial increase in the 
severity of the potential significant impacts previously identified in the East Gateway Project EIR. 

  

 

4  City of Santa Paula, California. “§ 16.042.050 Light and Glare.” Municipal Code. Accessed March 2025. 
https://codelibrary.amlegal.com/codes/santapaula/latest/santapaula_ca/0-0-0-61568#JD_16.42.050.  
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Figure 3.0-1 Site Views  
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3.2  Agricultural Resources  

Summary of Analysis in the Final EIR 

The Final EIR (Final EIR) identified that implementation of the East Gateway Project would result in 
the conversion of approximately 52 acres of active and inactive farmland to non-agricultural uses. 
Some of the land proposed for annexation within the East Gateway Project Area was identified on the 
State Important Farmland Map as Prime (43.6-acres) and Unique (8.0 acres) Farmland at the time 
the EIR was prepared in 2012/2013. The East Gateway Project Area also contained a total of 28.35 
acres that either 1) were planted with fruit-bearing trees that returned over $400 per acre on an annual 
basis or contained Class I/II soils or 2) had a Storie Index rating of 80 to 100, meeting the definition of 
prime agricultural land as defined in Government Code § 56064, the criteria used by the Ventura 
County LAFCo to identify prime agricultural. 

The Final EIR determined that the project would result in a loss of farmland and impacts would be 
potentially significant. The Final EIR identified Mitigation Measure 5.2-1 to mitigate the impact of 
converting important farmland to urban use and Mitigation Measure 5.2-2 to address potential 
cumulative impacts associated with conversion of Important Farmland (Prime Farmland, Farmland 
of Statewide Importance, Unique Farmland as designated on the State Important Farmland Map) to 
urban uses. Mitigation Measure 5.2-1 applies to the conversion of Prime and Unique farmland within 
the East Gateway Specific Plan area as designated on the Department of Conservation’s most recent 
State Important Farmland Map. This measure requires the recordation of an agricultural 
conservation covenant on Prime or Unique Agricultural Land within the City’s Area of Interest 
providing for the same production value as the land being converted. Mitigation Measure 5.2-2 
applies to future development in Adams and Fagan Canyons allowed by the City’s General Plan and 
requires development to be clustered to minimize the conversion of agricultural land.  The Final EIR 
concluded that even with implementation of Mitigation Measures 5.2-1 and 5.2-2 the project would 
result in significant and unavoidable impacts related to agricultural resources due to the conversion 
of important farmland to non-agricultural uses. 

Analysis of Proposed Project  

According to the Project Site description in Appendix B: Geotechnical Engineering Study, a review 
of historical images dating back to as early as 1994 indicates the majority of the Project Site contained 
orchards, with several structures located on the Project Site. Between 2005 and 2006 all of the trees 
onsite associated with the orchards were removed, and by 2019 all of the structures had been 
removed. According to the Farmland Mapping and Monitoring Program of the California Natural 
Resources Agency (CNRA), the eastern portion of the Project Site is categorized as Urban and Built-
Up Land, and the western portion of the Project Site is categorized as Farmland of Local Importance.5 
However, because all of the trees onsite associated with the avocado orchards were removed in 2006 

 

5  California Department of Conservation. “Important Farmland Mapping and Monitoring Program.” 2022. Accessed March 2025. 
https://maps.conservation.ca.gov/DLRP/CIFF/.  
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the Project Site no longer meets the definition of Farmland of Local Importance.6 The Project Site is 
zoned for Commercial-Light industrial uses and is not subject to a Williamson Act contract.7 As the 
Project Site does not include Important Farmland (Prime Farmland, Farmland of Statewide 
Importance, Unique Farmland as designated on the most recent State Important Farmland Map), 
Mitigation Measure 5.2-1 does not apply to the Project. As Mitigation Measure 5.2-2 only applies to 
Adams and Fagan Canyon, this mitigation measure also does not apply to the Project.  

No new potentially significant impacts would occur as a result of the proposed Project, and the 
additional information provided in this addendum does not identify any substantial increase in the 
severity of significant impacts previously identified in the East Gateway Project EIR. 

3.3  Air Quality  

Summary of Analysis in the Final EIR 

The Final EIR (Final EIR) included air quality projections from the 2007 Air Quality Management Plan 
(AQMP), which were based on residential population growth estimates within the various growth and 
non-growth areas of the County. As the East Gateway Project was proposed to implement the Santa 
Paula General Plan, the growth associated with the East Gateway Project was determined to not 
conflict with the 2007 AQMP. For this reason, the Final EIR determined the East Gateway Project 
would not jeopardize attainment of state and national ambient air quality standards in Ventura 
County. 

The Final EIR concluded that dust control and equipment emissions mitigation measures would be 
implemented during construction in accordance with City practices. The Ventura County Air 
Pollution Control District (VCAPCD) does not recommend any thresholds of significance for 
construction-related emissions, as construction–related activities are generally short-term in 
duration. Instead, the VCAPCD bases the determination of significance on consideration of if the 
control measures are to be implemented. As such, construction emissions were found to be less 
than significant with the implementation of Mitigation Measures 5.3-1 and 5.3-2.  

The Final EIR assessed the potential for increases in air emissions from subsequent development in 
the East Gateway Project Area after annexation. Table 3.3-1: Estimated Operational Emissions — 
East Gateway Project Areas shows the emissions estimated from development in the East Gateway 
Project Area. As shown, the estimated daily operational emissions of ROC and CO were above the 
thresholds of significance recommended by the VCAPCD. 

 

6  Farmland Type Description: Land of importance to the local agricultural economy as determined by each county’s board of 
supervisors and a local advisory committee.  

7 CA Department of Conservation. “California Williamson Act Enrollment Finder.” Accessed April 2025. 
https://maps.conservation.ca.gov/dlrp/WilliamsonAct/App/index.html.  
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TABLE 3.3-1: ESTIMATED OPERATIONAL EMISSIONS — EAST GATEWAY PROJECT 

AREAS 

Emissions Source 

Emissions in Pounds Per Day 

ROC CO NOx SOx PM10 PM2.5 

Area Sources 16.92 0.01 0.84 0.00 0.00 0.00 

Energy Sources 0.20 1.82 1.49 0.01 0.14 0.14 

Mobile Sources 45.07 65.78 320.20 0.77 90.63 4.19 

Total Emissions 62.19 67.61 322.53 0.78 90.77 4.33 

VCAPCD Thresholds  25.00 25.00 NT NT NT NT 

Significant Impact? Yes Yes No No No No 

Source: Cadence Environmental Consultants, 2012. Table 5.3-5 of DEIR. Calculation data are provided in East Gateway DEIR. 

Note: 

NT = no threshold of significance. 

The VCAPCD recommended measures to reduce these emissions, and most of these measures were 
determined to already be characteristics of the East Gateway Project. These recommended 
measures included fugitive dust and combustion-related emissions control measures for 
construction activities as well as requiring future commercial/retail uses in the East Gateway 
Specific Plan area to provide information on alternative transportation to employees and 
contribution to a City-managed off-site transportation demand management (TDM) fund. Mitigation 
Measures 5.3-1, 5.3-2, 5.3-3, and 5.3-4 reduced impacts to construction and operational air quality 
emissions to less than significant by reducing fugitive dust emissions and pollutants caused by 
construction equipment, requiring the use of low-emission technology in buildings, and requiring 
contributions to a TDM fund prior to occupancy of new buildings. The off-site TDM is a mitigation 
measure that can be used by project proponents for projects and programs that exceed the ROC and 
NOx significance thresholds. This measure applies to commercial, industrial, institutional, and 
residential projects, and calls for contributing to a city or county mobile source emission reduction 
fund established specifically to reduce emissions from transportation sources. 

The Final EIR determined that the project would generate average daily operational emissions that 
exceed the thresholds of significance recommended by the VCAPCD. As such, the project would 
generate a cumulatively considerable net increase of criteria pollutants. This would be a significant 
cumulative impact. The Final EIR concluded that impacts to Air Quality would be less than significant 
with the implementation of Mitigation Measures 5.3-1 through 5.3-4. 

Analysis of Proposed Project  

The VCAPCD’s 25 pounds per day thresholds for ROG and NOx are not intended to be applied to 
construction emissions since such emissions are temporary. Nevertheless, for construction 
impacts, the VCAPCD recommends minimizing fugitive dust through dust control measures. Fugitive 
dust control measures are required by VCAPCD Rule 55, which includes fugitive dust reduction 
measures such as securing tarps over truck loads and watering to treat bulk material to minimize 
fugitive dust. For architectural coating, VCAPCD requires VOC content limits under Rule 74.2 for 
specific coating categories. Compliance with Rule 55 and Rule 74.2 would ensure that construction 
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emissions would not be generated in such quantities as to cause injury, detriment, nuisance, or 
annoyance to any considerable number of persons or to the public, or which may endanger the 
comfort, repose, health, or safety of any such person or the public. 

Emissions modeling was conducted for the proposed Project to estimate the criteria pollutant 
emissions from construction activities and occupancy of the Project after construction. The 
emissions were estimated using the most recent emission factors and load factors obtained from 
the California Emissions Estimator Model (CalEEMod version 2022.1).8 Construction activities 
involving grading and excavation would primarily generate PM2.5 and PM10 emissions. Mobile sources 
(such as diesel-fueled equipment on site and vehicles traveling to and from the Project Site) would 
primarily generate NOx emissions. The application of architectural coatings would primarily result in 
the release of ROG emissions.  

Table 3.3-2: Estimated Maximum Construction Emissions identifies daily emissions that are 
estimated for peak construction days for each construction year. Based on the modeling, 
construction of the Project would exceed regional ROG and NOx concentration thresholds. As 
discussed above, VCAPCD has not recommended a specific numerical criterion for construction, as 
emissions are considered to be temporary. However, the VCAPCD includes control measures to 
reduce construction-related emissions if estimates of ROG and NOx emissions from the heavy-duty 
construction equipment exceeds 25 pounds per day. If all appropriate emissions control measures 
recommended in the Ventura County Air Quality Assessment Guidelines relating to construction 
activities are implemented for a project, then construction emissions are not considered significant. 
The proposed Project would implement the previously identified Mitigation Measures 5.3-1 and MM 
5.3-2 as identified in the East Gateway Project EIR. Construction of the Project would be consistent 
with the Ventura County Air Quality Assessment Guidelines and would not generate any significant 
environmental impacts associated with air quality compliance. 

TABLE 3.3-2: ESTIMATED MAXIMUM CONSTRUCTION EMISSIONS 

Source 
ROG NOx CO SOx PM10 

PM2.5 

pounds/day 

2026 3.4 49.6 34.1 0.2 8.4 3.5 

2027 27.7 10.4 15.6 <0.1 1.1 0.5 

VCAPCD Thresholds 25 25 NT NT NT NT 

Threshold Exceeded? Yes Yes NT NT NT NT 

Notes: Totals in table may not appear to add exactly due to rounding in the computer model calculations. 

NT = no threshold of significance. 

Source: See Appendix A: Air Quality and Greenhouse Gas Study. 

 

8   See Appendix A: Air Quality and Greenhouse Gas Study 
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Air pollutant emissions from occupancy of the Project after construction would primarily be 
generated by vehicle trips. Table 3.3-3: Estimated Operational Phase Criteria Pollutant Project 
Emissions are compared to the VCAPCD -established operational significance thresholds. As 
shown in Table 3.3-3, the operational emissions would exceed the regional ROG and NOx 

concentration thresholds, with the largest source of these emissions associated with mobile 
sources, or vehicle trips associated with the Project. However, as discussed in Section 3.16, 
Transportation and Traffic in this Addendum, the proposed Project is a local serving retail commercial 
center and the California Governor’s Office of Planning and Research (OPR) Technical Advisory on 
Evaluating Transportation Impacts under CEQA states that local-serving retail generally reduce 
vehicle miles traveled (VMT), which would also reduce mobile source emissions generated by vehicle 
trips associated with the proposed retail commercial center. 

As described above, the Project is located within the East Gateway Project Area. Consistent with the 
East Gateway Project EIR, the Project would implement Mitigation Measures 5.3-3 and 5.3-4 as 
identified in the East Gateway Project EIR by including low-emission technology (such as water 
heaters including solar, air-source heat pump, natural gas or gas-boosted solar) into the proposed 
Project and contributing to the TDM fund prior to building occupancy. The amount of funding that 
would be required to comply with the off-site TDM fund, included in Mitigation Measures 5.3-4, 
would be commensurate with the amount of emissions that need to be mitigated. The operation of 
the Project would not generate any significant environmental impacts associated with air quality 
compliance. 

TABLE 3.3-3: ESTIMATED OPERATIONAL PHASE CRITERIA POLLUTANT PROJECT 

EMISSIONS 

Source 
ROG NOx CO SOx PM10 

PM2.5 

pounds/day 

Mobile 23.2 16.9 146 0.4 36.1 9.3 

Area  4.2 0.0 6.1 <0.1 <0.1 <0.1 

Energy <0.1 0.2 0.2 <0.1 <0.1 <0.1 

Total 27.5 26.2 152 0.4 36.1 9.4 

VCAPCD Thresholds 25 25 NT NT NT NT 

Threshold Exceeded? Yes Yes NT NT NT NT 

Notes: Totals in table may not appear to add exactly due to rounding in the computer model calculations. 

NT = no threshold of significance. 

Source: See Appendix A: Air Quality and Greenhouse Gas Study. 

The construction and operational activities associated with the Proposed Project would also not 
conflict with, or obstruct implementation of, the AQMP or the City’s General Plan. The air quality 
section of the East Gateway Project EIR was developed based on the VCAPCD Rules, VCAPCD’s 2003 
Air Quality Assessment Guidelines (VCAPCD Guidelines) and the Final Ventura County 2007 Air 
Quality Management Plan (AQMP). The most recent AQMP that has been adopted by VCAPCD is the 
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2022 AQMP.9 The VCAPCD considers construction projects temporary projects and does not 
recommend any thresholds of significance for their associated emissions. Instead, the VCAPCD 
bases the determination of significance on consideration of the control measures to be 
implemented. The proposed Project’s incremental pollutant increase would contribute to non-
attainment but would not be cumulatively considerable. As such, the proposed Project would not 
conflict with or obstruct implementation of the AQMP or policies within the City’s General Plan that 
support the VCAPCD.  

No new potentially significant impacts would occur as a result of the proposed Project, and the 
additional information provided in this addendum does not identify any substantial increase in the 
severity of previously identified significant impacts in the East Gateway Project EIR. 

3.4  Biological Resources  

Summary of Analysis in the Final EIR 

The Final EIR (Final EIR) determined that there was a low probability of any sensitive plant species 
occupying portions of the semi-natural habitats within the East Gateway Project Area, including 
Haun Creek and Drainage Area A. Within the East Gateway Specific Plan area, there is one 
channelized, soft-bottom drainage (Drainage A) confined on both sides by row crop agriculture 
located south of (SR-126). Other minor but potentially jurisdictional drainages include a concrete V-
ditch that collects parking lot runoff from north of SR-126, and two irrigation drainages that collect 
runoff from agricultural fields north of the East Gateway Project area. Each of these drainages flow 
into Drainage A in the eastern portion of the East Gateway Project area. No development was 
proposed within Santa Paula Creek. However, impacts could occur to areas of United States Army 
Corps of Engineers (USACE) jurisdiction within Haun Creek and Drainage A. Mitigation Measures 
5.4-13, 5.4-14, and 5.4-15 were identified to reduce impacts to federally protected wetlands by 
requiring the project biologist to coordinate with the California Department of Fish and Wildlife 
(CDFW) and USACE to verify the impact to state-protected waters and associated vegetation in the 
proposed disturbance area(s). 

No sensitive plant species were observed during surveys. Potential impacts to southern tarplant, 
umbrella larkspur, Coulter’s goldfields, white rabbit-tobacco, chaparral ragwort, or vernal barley, 
which could be present in the East Gateway Project area, were considered potentially significant. 
Implementation of the East Gateway Project could also result in indirect impacts to special-status 
wildlife and their habitats or sensitive vegetation types as a result of the increased human presence 
associated with future development. Potential impacts to sensitive wildlife, vegetation types, and 
habitats, resulting from increased human and domestic animal presence within the East Gateway 
Project area, are potentially significant. Mitigation Measures 5.4-1 through 5.4-12 require focused 

 

9  Ventura County Air Pollution Control Board. 2022AQMP Available at: http://www.vcapcd.org/pubs/Planning/AQMP/2022/Final-
2022-AQMP-without-appendices.pdf. Accessed April 2025.  



3.0 Impact  Analys is  

Meridian Consultants 2.0-19 Addendum No. 2 to the East Gateway Project EIR  
443-001-25  June 2025 

surveys and inspections by a qualified biologist prior to the issuance of grading permits and the 
development and implementation of landscaping and irrigation plans. 

The Final EIR determined that the project would have potentially significant impacts to sensitive 
wildlife and vegetation habitats. The Final EIR concluded that impacts to Biological Resources would 
be less than significant with the implementation of Mitigation Measures 5.4-1 through 5.4-15. 

Analysis of Proposed Project  

A Biological Resources Assessment was conducted for the Project Site in April 2025 (see Appendix 
C) as required by the mitigation measures identified in the East Gateway Project EIR. Biological 
resources were assessed based upon a field survey and literature research. The field survey was 
conducted on February 11, 2025 and encompassed the entire Project Site, including a 300-foot buffer 
area for birds and a 500-foot buffer area for raptors around the Project Site as recommended by the 
California Department of Fish and Wildlife (CDFW).  

According to the Biological Resources Assessment (Appendix C), literature research indicates that 
the Project Site is not located within any adopted Habitat Conservation Plan (HCP) area, Natural 
Community Conservation Plan (NCCP) area, or other approved local, regional, or state habitat 
conservation plan area. Therefore, the project would not conflict with the provisions of an adopted 
HCP, NCCP, or other approved local, regional, or state conservation plan.  

Implementation of the proposed Project would not interfere substantially with the movement of any 
native resident or migratory wildlife species, native resident or wildlife corridors, or impede the use 
of wildlife nursery sites. No special-status plant or wildlife species have a high potential to occur 
within the Project Site. A low to moderate potential for special-status species to occur within the 
Project Site due to its proximity to the Santa Paula Creek and the Santa Clara River watershed was 
identified. One (1) plant and fourteen (14) wildlife species have a low potential to occur on the Project 
Site, while one (1) species – the coastal whiptail lizard (Aspidoscelis tigris-stejnegeri) – has a 
moderate potential to occur on the Project Site. 

No coastal whiptail or sign of the species were observed during the field survey; however, suitable 
habitat is present within the woodland and riparian areas with sparse vegetation in the vicinity of the 
Project Site. The proposed Project could have direct or indirect impacts on this species during 
vegetation clearance and ground disturbance activities. Additionally, the Project Site contains 
suitable nesting habitat10 for various bird species although no nesting bird activity was observed 
within the Project Site during the field survey. Therefore, the proposed Project would implement 
Mitigation Measures 5.4-1 and 5.4-3 identified in the East Gateway Project EIR to reduce potential 
impacts to coastal whiptail and nesting birds to less-than-significant. 

The Project would not alter the course of any nearby stream or river and construction activities would 
not be performed in the southern culvert bordering the Project Site. As a result, there would be no 

 

10  Suitable nesting habitat on the Project Site includes the ground, shrubs, and trees. 
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impact to any water features subject to state or federal jurisdiction, and potential impacts associated 
with erosion or sedimentation on- or off-site would be less than significant. 

No new potentially significant impacts would occur as a result of the proposed Project, and the 
additional information provided in this addendum does not identify any substantial increase in the 
severity of significant impacts previously identified in the East Gateway EIR.  

3.5  Cultural Resources  

Summary of Analysis in the Final EIR 

Parcels within the East Gateway Project Area were identified as having existing structures while 
several of the parcels were vacant and contained no buildings. For parcels with structures, a Historic 
Report conducted for the East Gateway Project identified eight parcels as having structures that have 
the potential to be considered historic resources for the purposes of CEQA, all within the areas 
proposed for annexation. There were no sites listed on the Ventura County inventory that were 
located within the East Gateway Project area.11 Mitigation Measure 5.5-1 reduced potential impacts 
to historic resources to less than significant by requiring evaluations for properties within the 
annexation areas that are rated with a CHR Status Code prefix of five (5) or lower to determine if they 
are eligible for listing in the NRHP, CRHR or for City of Santa Paula Landmark designation. As the 
proposed Project Site consisted of undeveloped land at the time the EIR was prepared, no potential 
for historic resources was identified for the proposed Project Site. 

The Phase I archaeological survey of the East Gateway Project Area did not identify any unrecorded 
archaeological sites, either prehistoric or historical in nature. The archival records search indicated 
that the East Gateway Project Area had never been surveyed previously. Further, no prehistoric 
archaeological sites were identified at that time. However, a potential to encounter subsurface 
archaeological resources during grading and subsurface excavations was identified in the Final EIR. 
Mitigation Measures 5.5-2, 5.5-3, and 5.5-4 reduced potential impacts to archaeological resources 
to less than significant by requiring project applicants to submit a Phase I Cultural Resources 
Assessment to the City and implement monitoring during ground-disturbing activities.  

The potential to encounter subsurface paleontological resources during grading and subsurface 
excavations was also identified in the Final EIR. Therefore, a potentially significant impact related to 
paleontological resources was identified. Mitigation Measures 5.5-5 through 5.5-12 were identified 
to reduce potential impacts to paleontological resources to less than significant by requiring the 
services of a qualified paleontologist to assess and monitor construction activities. Additionally, 
Mitigation Measure 5.5-13 requires all construction excavation to halt in the event of the discovery of 
human bones, suspected human bones, or a burial site during ground-disturbing activities and the 
area of the find protected until a qualified archaeologist determines whether the bone is human. 

 

11  Ventura County General Plan. “Resources Appendix.” June 2011 (Amended March 2019). Figure 1.8.2. Available at: 
https://docs.vcrma.org/images/pdf/planning/plans/General-Plan-Resources-Appendix.pdf. Accessed January 2023.  
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Mitigation Measure 5.5-14 addresses cumulative impacts to historic resources and includes 
additional requirements of the Phase I Cultural Resources Assessment. 

The Final EIR concluded that impacts to Cultural Resources would be less than significant with the 
implementation of Mitigation Measures 5.5-1 through 5.5-14. 

Analysis of Proposed Project  

A Phase I Archaeological Study was prepared for the Project in May 2025 (See Appendix D) which 
included the results of a records search and literature review and an archaeological survey of the 
Project Site.  

According to the Phase I Archaeological Study, the Project Site does not contain significant 
archaeological resources based on the absence of surface cultural materials and prior disturbances 
from agricultural activity. The literature review indicated that the Kimura Ranch, eligible for listing on 
the National Register of Historic Places (NRHP) and California Register of Historical Resources 
(CRHR) included a portion of the Project Site. However, no historic homes, properties, or artifacts 
were observed on the Project Site during the survey of the Project Site. Analysis of satellite imagery 
indicates that all structures on the Project Site were removed prior to 2006.  

As required under AB 52, letters requesting consultation were sent to local tribal groups with 
ancestral ties to the area, including the Santa Ynez Band of Chumash Indians and the 
Barbareño/Ventureño Band of Mission Indians. At the time of the preparation of this Addendum, no 
responses have been received expressing interest in the Project and requesting consultation. Further 
consultation is ongoing, and recommendations from tribes would be integrated into the final 
treatment plan in the event that cultural resources are identified.  

Based on the previous disturbance to the Project Site, the likelihood of encountering unanticipated 
significant subsurface archaeological or paleontological resources is considered low.  
Implementation of the Mitigation Measure 5.5-3 as identified in the East Gateway Project Final EIR 
would avoid impacts associated with the unanticipated discovery of archaeological resources by 
requiring construction to cease if previously unidentified archaeological resources are discovered. 
Further, a qualified paleontologist would monitor construction activities and coordinate with 
appropriate construction contractor personnel to provide information regarding City and County 
requirements concerning the protection of paleontological resources as required by Mitigation 
Measures 5.5-5 through 5.5-12 identified in the East Gateway Project Final EIR. 

In the unlikely event that human remains are encountered, the proposed Project would implement 
the Mitigation Measure 5.5-13 identified in the East Gateway Project Final EIR, which requires 
construction excavation to stop in the event of a discovery of human bones, suspected human 
bones, or a burial, during ground-disturbing activities and the area of the find protected until a 
qualified archaeologist determines whether the bone is human which would reduce potential 
impacts to less than significant.  
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No new potentially significant impacts would occur as a result of the proposed Project, and the 
additional information provided in this addendum does not identify any substantial increase in the 
severity of potential significant impacts previously identified in the East Gateway Project EIR. 

3.6  Energy  

Summary of Analysis in the Final EIR 

At the time of the preparation of the Final EIR (Final EIR) for the East Gateway Project, Energy was not 
included in the CEQA Guidelines Appendix G Checklist and, therefore, analysis was not required. The 
Final EIR did not contain information regarding potential environmental impacts related to energy. 

Analysis of Proposed Project 

In 2019, the California Governor’s Office of Land Use and Climate Innovation (LCI) provided 
comprehensive updates to the CEQA Guidelines. With this, several text revisions to the Appendix G 
Checklist were made, including the addition of the Energy section.  

A significant impact would occur if a Project would substantially increase demand for energy 
resources, and energy demands would exceed the available supply. The proposed Project would be 
constructed in accordance with all applicable laws and regulations, including applicable State and 
federal laws, and building regulations adopted to promote efficient utilization of resources and 
minimize environmental impacts.  

During construction, energy would be consumed in the form of electricity associated with the 
conveyance of water used for dust control, and on a limited basis, powering lights, electronic 
equipment, or other construction activities necessitating electrical power. Construction activities 
typically do not involve the consumption of natural gas. Construction would also consume energy in 
the form of petroleum-based fuels associated with the use of off-road construction vehicles and 
equipment within the Project Site and construction worker travel trips. 

Construction of the proposed Project would require the use of various forms of energy. Table 3.6-1: 
Summary of Fuel Use During Construction summarizes the quantity of petroleum fuels that would 
be consumed during construction. As shown in Table 3.6-1, 71,116 gallons of fuel and additionally 88.1 
kilowatt-hours (kWh) of electricity would be consumed during construction. 

TABLE 3.6-1: SUMMARY OF FUEL USE DURING CONSTRUCTION 

Fuel Type Quantity (gallons) 

Off-Road Construction Equipment 26,288 

Construction Worker 10,430 

Construction Hauling 24,198 

Construction Vendor  10,200 

Total 71,116 

  

Source: Appendix E: Energy Calculations. 
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Due to the relatively short duration of the construction process, and the fact that the extent of fuel 
consumption is inherent to construction projects of this size and nature, fuel consumption impacts 
would not be considered excessive or substantial with respect to regional fuel supplies. There are no 
unusual project characteristics or construction processes that would require the use of equipment 
that would be more energy-intensive than is used for comparable activities; or equipment that would 
not conform to current emissions standards (and related fuel efficiencies). The energy demand 
during construction would be typical of construction projects of this size and would not necessitate 
additional energy facilities or distribution infrastructure. As a result, the proposed Project would not 
result in inefficient, or unnecessary consumption of transportation resources during construction.  

Energy consumption associated with occupancy and use of the Project would include transportation 
energy demands (energy consumed by employee and patron vehicles accessing the Project Site) and 
facilities energy demands. Table 3.-6-2: Estimated Vehicle Operations Fuel Consumption shows 
that an estimated 427,510 gallons of gasoline and 972,324 gallons of diesel fuel would be consumed 
per year for the operation of the proposed Project.  Trip generation and VMT generated by the 
proposed Project were estimated by CalEEMod based on the Project’s land uses. The proposed 
Project does not propose uses or operations that would inherently result in excessive and wasteful 
vehicle trips and VMT, nor associated excess and wasteful vehicle energy consumption. A 
Transportation Analysis Memo prepared for the proposed Project (Appendix F) determined that the 
proposed Project would serve local demand and is expected to reduce travel distances, resulting in 
a less than significant impact on cumulative VMT. Furthermore, the State of California consumed 
approximately 4.2 billion gallons of diesel and 15.1 billion gallons of gasoline in 2015. Therefore, the 
increase in fuel consumption from the proposed Project is insignificant in comparison to the State’s 
demand. As such, Project transportation energy consumption would not be considered inefficient, 
wasteful, or otherwise unnecessary. 

TABLE 3.6-2: ESTIMATED VEHICLE OPERATIONS FUEL CONSUMPTION 

Land Use Annual VMT Gasoline Usage (gallons) Diesel Usage (gallons) 

Regional Shopping Center  13,544,382   427,509.9   72,324.4  

Parking Lot  -     -     -    

Total 13,544,382 427,509.9 72,324.4 

  

Source: Appendix E: Energy Calculations. 

Building operation and site maintenance (including landscape maintenance) would result in the 
consumption of electricity (provided by Southern California Edison [SCE]) and natural gas (provided 
by Southern California Gas Company [SoCalGas]). The annual natural gas and electricity demands 
were provided per the CalEEMod output and are provided in Table 3.6-3: Project Annual 
Operational Energy Demand Summary. As shown, the estimated electricity demand for the 
proposed Project is approximately 1,816,953 kWh per year (1.8 gigawatt hours [GWh]). SCE estimates 
that electricity consumption within its planning area will be approximately 118,133 GWh annually by 
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2028, when the proposed Project would be fully built out.12 
The Project would account for less than 

0.01 percent of the projected 2028 annual consumption in SCE’s planning area. As such, the 
proposed Project would account for a negligible portion of the projected annual consumption in 
SCE’s planning area.  

The estimated natural gas consumption for the proposed Project is approximately 834,738 kBTU per 
year. Based on the 2024 California Gas Report, the California Energy and Electric Utilities estimates 
natural gas supply within SoCalGas’ planning area will be approximately 1,377,875 million cubic feet 
(MMcf) per year in 2028. The proposed Project would account for less than 0.01 percent of the 2028 
annual forecasted supply in SoCalGas’ planning area. Accordingly, natural gas demand during 
operation would be less than significant. 

TABLE 3.6-3: PROJECT ANNUAL OPERATIONAL ENERGY DEMAND SUMMARY 

Land Use kWh/year 

Water Usage Water-Related 
Electricity Use 

(kWh/yr) 

Total Annual 
Electricity Use 

(kWh) Indoor (gal/yr) 
Outdoor 
(gal/yr) 

Regional 
Shopping Center 

1,363,866 10,340,005 1,936,340 80658.6 1,444,525 

Parking Lot 372,428 0 0 0.0 372,428 

Total  1,736,294   10,340,005   1,936,340   80,658.6   1,816,953  

  

Source: Appendix E: Energy Calculations. 

 

Based on the analysis presented above and the calculations provided in this report, the proposed 
Project would not result in the wasteful, inefficient, or unnecessary consumption of energy and, 
therefore, would  not result in significant impacts related to energy use and consumption.  

No new significant impacts would occur as a result of the proposed Project. 

3.7  Geology and Soils  

Summary of Analysis in the Final EIR 

The Final EIR (Final EIR) evaluated potential impacts related to geology and soil conditions in the East 
Gateway Project area. The East Gateway Project Area is not located within a designated Alquist-
Priolo Earthquake Fault Zone (APEFZ) or crossed by a known active fault. As such, the risk of loss, 
injury or death associated with surface rupture of a known earthquake fault was identified as very 
low.  

Based on the presence of the Oak Ridge fault zone immediately south of the East Gateway Project 
Area and the estimated Peak Horizontal Ground Acceleration (PHGA) from a potential earthquake on 
this fault, potential significant impacts related to ground shaking was identified. Mitigation 

 

12  CEC, California Energy Demand Forecast, CED 2021 Baseline Forecast SCE Mid Demand Case, https://www.energy.ca.gov/data-
reports/reports/integrated-energy-policy-report/2021-integrated-energy-policy-report/2021-1. Accessed December 2024. 
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Measures 5.6-1, 5.6-2, and 5.6-3 were identified in the Final EIR to reduce potentially significant 
impacts related to surface rupture and seismic ground shaking to less than significant. These 
measures require a site-specific geotechnical report for individual development sites and designing 
all structures in accordance with the California Building Code. 

Portions of the East Gateway Project were identified as being located within a liquefaction hazard 
zone as designated by the State of California and the City of Santa Paula. Settlement caused by 
ground shaking is often non-uniformly distributed, which can result in differential settlement. If 
settlement occurs, it could result in damage to improvements. Therefore, liquefaction was identified 
as a potentially significant impact. Mitigation Measure 5.6-4, requiring a site-specific liquefaction 
analysis, was identified to reduce potentially significant impacts related to ground failure to less than 
significant.  

The native topsoil and alluvial soils in the East Gateway Project Area were identified as moderately 
susceptible to erosion. Native topsoil and alluvial soils will be particularly prone to erosion during 
construction or earth moving activities, especially during heavy rains. The impact of erosion within 
the East Gateway Project Area is considered to be potentially significant. Additionally, the alluvial 
soils present in the East Gateway Project Area were expected to exhibit a low expansion potential. 
However, soils with a higher expansion potential (medium or greater) may be encountered locally. 
Depending on the improvements planned for the area, expansive soils could pose a risk to property. 
Therefore, geologic, soils, and geotechnical impacts were identified as potentially significant. 
Mitigation Measures 5.6-5 through 5.6-10 were identified to reduce potential impacts related to 
erosion and expansive soils to less than significant by requiring the preparation of an erosion control 
plan, a geotechnical report, and implementation of all applicable California Building Code (CBC) 
design requirements.  

The Final EIR determined that, without engineering modification, the soils underlying the East 
Gateway Project Area would make poor foundation materials and geologic, soils, and geotechnical 
impacts would be potentially significant. The Final EIR concluded that impacts to Geology and Soils 
would be less than significant with the implementation of Mitigation Measures 5.6-1 through 5.6-
10. 

Analysis of Proposed Project 

A site-specific geotechnical report was prepared as required by the adopted mitigation measures for 
the East Gateway Project EIR (see Appendix B: Geotechnical Report). The Project Site is not located 
within a designated Alquist-Priolo Earthquake Fault Zone (APEFZ) or crossed by a known active fault. 
The nearest active fault is the Oak Ridge fault, approximately 2,200 feet south-southeast of the 
Project Site.13 Since there are no known surface fault traces crossing the Project Site, the potential 
for on-site ground rupture is not considered a significant hazard. Completion of the Geotechnical 
Report for the proposed Project fulfills the requirements of the previously identified Mitigation 

 

13  Appendix B: Geotechnical Report.  



3.0 Impact  Analys is  

Meridian Consultants 2.0-26 Addendum No. 2 to the East Gateway Project EIR  
443-001-25  June 2025 

Measure 5.6-1 of the East Gateway Project EIR, which reduces potential impacts of on-site ground 
rupture to a less than significant level.  

Based on the presence of the Oak Ridge fault zone immediately south of the Project Site and the 
estimated peak ground acceleration (PGA) for the Project Site, the potential for amplified ground 
shaking during the design life of the Project is potentially significant. Additionally, seismic settlement 
could occur on the Project Site and is thus considered a potentially significant impact. 
Implementation of Mitigation Measures 5.6-2 and 5.6-3 as identified in the East Gateway Project 
Final EIR, which require a site-specific geotechnical report and adherence to the most recent 2022 
CBC guidelines would reduce potential impacts to less than significant. The proposed Project would 
also implement identified Mitigation Measure 5.6-4 as identified in the East Gateway Project Final 
EIR to reduce impacts to less than significant through the completion of a site-specific evaluation of 
groundwater and soil/alluvial conditions on-site.  

The native topsoil and alluvial soils on the Project Site may be moderately susceptible to erosion. 
Due to the extent of grading, there may be a substantial loss of topsoil on the Project Site 
necessitating topsoil removal as part of geotechnical remediation, and/or covering with roadways, 
parking areas, and buildings. Therefore, impacts would be potentially significant during construction. 
Implementation of previously identified Mitigation Measures 5.6-5 through 5.6-9 as identified in the 
East Gateway Project Final EIR to reduce potential impacts of erosion to less than significant by 
implementing construction erosion control measures and long-term erosion control measures. 
Additionally, the proposed Project would include construction of fill slopes in the southwestern 
portion of the site so that the slope surface will be sufficiently cohesive and not easily susceptible to 
erosion.14  

The alluvial soils present within the Project Site are expected to exhibit a very low to low expansion 
potential. However, soils with a higher expansion potential (medium or greater) may be encountered 
locally. Therefore, geologic or soil-related impacts would be potentially significant. The proposed 
Project would implement Mitigation Measure 5.6-10 9 as identified in the East Gateway Project Final 
EIR to reduce impacts by requiring a geotechnical report to provide recommendations for the design 
of future improvements prior to the issuance of a grading permit. For these reasons, geologic or soil-
related impacts would be less than significant. 

No new potentially significant impacts would occur as a result of the proposed Project, and the 
additional information provided in this addendum does not identify a substantial increase in the 
severity of previously identified significant impacts in the East Gateway Project EIR. 

 

14  Appendix B: Geotechnical Report. 
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3.8  Greenhouse Gases  

Summary of Analysis in the Final EIR 

For the purpose of evaluating the greenhouse gas (GHG) impacts associated with the East Gateway 
Project, the Final EIR (Final EIR) utilized draft 6.6 MTCO2e per service population threshold for plan 
level analyses identified by the South Coast Air Quality Management District (SCAQMD) at the time 
the EIR was prepared. The EIR identified that operational emissions would be generated by area, 
energy, and mobile sources, waste disposal, and water and wastewater treatment and conveyance 
activities associated with normal day-to-day activities within the annexation area. The net increase 
in annual operational GHG emissions was calculated utilizing the California Emissions Estimator 
Model (CalEEMod v. 2011.1.1) recommended by the Ventura County Air Pollution Control District 
(VCAPCD) and the conservative assumption that the East Gateway Project Area would be fully 
developed by 2015. The Final EIR determined that development of the East Gateway Annexation Area 
would generate average annual operational GHG emissions that would not exceed the 6.6 MTCO2e 
per service population draft threshold. For this reason, no mitigation was identified. The Final EIR 
noted that Mitigation Measures 5.3-3 and 5.3-4 for Air Quality impacts identified in the Final EIR 
would also reduce expected GHG emissions associated with the East Gateway Project by requiring 
low-emission water heaters and alternative fuel landscaping equipment. 

The East Gateway Project was also determined to be consistent with applicable strategies of the 
2006 Climate Action Team (CAT) Report and the recommended measures of Air Resources Board 
Scoping Plan to reduce greenhouse gas emissions in California.  

The Final EIR concluded that the project would result in less than significant impacts related to 
greenhouse gas emissions and no mitigation was required. The Final EIR also noted that while no 
mitigation was needed, Mitigation Measures 5.3-3 and 5.3-4 identified to address air quality 
impacts would also reduce the operational air pollutant and greenhouse gas emissions associated 
with the project. 

Analysis of Proposed Project  

In an effort to reduce and mitigate climate change impacts, State and local governments have been 
implementing policies and initiatives aimed at reducing GHG emissions. California, one of the largest 
state contributors to the national GHG emission inventory, has adopted significant reduction targets 
and strategies. The State Legislature passed Senate Bill (SB) 32, which set a 2030 GHG emissions 
reduction target of 40 percent below 1990 levels.15 AB 32 requires the California Air Resources Board 
(CARB) to develop a Scoping Plan which lays out California’s strategy for meeting the goals. The 
Scoping Plan is updated every five years. The 2022 Scoping Plan is the most recent update that lays 
out a path to achieve targets for carbon neutrality and reduce anthropogenic GHG emissions by 85 

 

15  California State Legislature. “Senate Bill 32.” Available at: 
https://leginfo.legislature.ca.gov/faces/billNavClient.xhtml?bill_id=201520160SB32. Accessed March 2025.  



3.0 Impact  Analys is  

Meridian Consultants 2.0-28 Addendum No. 2 to the East Gateway Project EIR  
443-001-25  June 2025 

percent below 1990 levels no later than 2045, as directed by Assembly Bill 1279.16 The actions and 
outcomes in the plan will achieve: significant reductions in fossil fuel combustion by deploying clean 
technologies and fuels, further reductions in short-lived climate pollutants, support for sustainable 
development, increased action on natural and working lands to reduce emissions and sequester 
carbon, and the capture and storage of carbon. To meet the statewide reduction targets, projects 
must contribute to slowing the increase in GHG emissions and should contribute to reducing the 
state’s GHG output. In order to reach California’s GHG reduction targets, per capita emissions would 
need to be reduced by approximately five percent each year from 2022 to 2030, with continued 
reductions through 2050. 

Emissions modeling was conducted for the proposed Project to estimate the greenhouse gas 
emissions for the construction phase and operational phase of the Project. The emissions were 
estimated using emission factors and load factors obtained from the California Emissions Estimator 
Model (CalEEMod) User’s Guide, Emission Factors (EMFAC) model and the South Coast Air Quality 
Management District (SCAQMD).17 During construction of the proposed Project greenhouse gas 
emissions would be generated by off-road equipment and on-road vehicles for workers, hauling, and 
material delivery. These emissions would be temporary and cease upon completion of the proposed 
Project. One-time, short-term emissions are converted to average annual emissions by amortizing 
them over the service life of a building. For buildings in general, it is reasonable to look at a 30-year 
time frame because this is a typical interval before a new building requires its first major renovation.18  

Operation of the proposed Project would generate GHG emissions from vehicle trips traveling to and 
from the Project Site. However, as discussed in Section 3.16, Transportation and Traffic in this 
Addendum, the proposed Project is a local serving retail commercial center and the California 
Governor’s Office of Planning and Research (OPR) Technical Advisory on Evaluating Transportation 
Impacts under CEQA states that local-serving retail generally reduce vehicle miles traveled (VMT), 
which would also reduce GHG emissions generated by with vehicle trips associated with the 
proposed retail commercial center. 

In addition, emissions would result from area sources on site, such as natural gas combustion, 
landscaping equipment, and use of consumer products. Emissions from mobile and area sources 
and indirect emissions from energy and water use, wastewater, as well as waste management would 
occur every year after full development of the uses allowed by the proposed Project. Operational 
emissions are shown in Table 3.7-1: Operational GHG Emissions below. As shown in Table 3.7-1, 
average annual operational emissions from the proposed Project would not exceed the 6.6 MTCO2e 
per service population draft threshold used in the Final EIR. 

 

16  California Air Resources Board (CARB). Final 2022 Scoping Plan Update. Available at: https://ww2.arb.ca.gov/our-work/programs/ab-
32-climate-change-scoping-plan/2022-scoping-plan-documents. Accessed March 2025. 

17  See Appendix A Air Quality and Greenhouse Gas Emissions Study.  

18 International Energy Agency (IEA). Energy Efficiency Requirements in Building Codes. Energy Efficiency Policies for New Buildings, IEA 
Information Paper. https://www.iea.org/reports/energy-efficiency-requirements-in-building-codes-policies-for-new-buildings. 
Accessed March 2025. 

https://www.iea.org/reports/energy-efficiency-requirements-in-building-codes-policies-for-new-buildings
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TABLE 3.7-1: OPERATIONAL GHG EMISSIONS 

Source 

Unmitigated 

MTCO2e per year 

Construction (amortized) 28 

Area 4,435 

Energy 465 

Mobile 2 

Waste 34 

Water 46 

Total 5,010 

Service Population 3,741 

MTCO2e Emissions per Service Population 1.3 

Significance Threshold 6.6 

Threshold Exceeded No 
Refer to Appendix A. 

Abbreviation: MTCO2e = metric tons of carbon dioxide emissions. 

Additionally, the significance of the GHG emissions associated with the proposed Project was 
evaluated for consistency with CEQA Guidelines Section 15064.4(b) by considering whether the 
Project complies with applicable plans, policies, regulations and requirements adopted to 
implement a statewide, regional, or local plan for the reduction or mitigation of GHG emissions. For 
this Project, the most directly applicable adopted regulatory plans to reduce GHG emissions are the 
California Air Resources Board (CARB) 2022 Scoping Plan Update and Southern California 
Association of Government’s (SCAG) 2024—2050 RTP/SCS. The proposed Project would comply with 
the 2022 Scoping Plan, 2024-2050 RTP/SCS, and the most recent CalGreen Code and Building 
Efficiency Standards per the California Energy Commission. Moreover, Statewide efforts like 
Executive Order B-55-18 (carbon neutrality) and CARB’s Advanced Clean Fleets would further reduce 
greenhouse gas emissions during the lifetime of the proposed Project. As such, the proposed Project 
would not conflict with applicable strategies to reduce greenhouse gas emissions.  

No new potentially significant impacts would occur as a result of the proposed Project.  

3.9  Hazards and Hazardous Materials  

Summary of Analysis in the Final EIR 

The East Gateway Project EIR identified that a number of the existing structures in the East Gateway 
Project Area were constructed prior to the ban of asbestos-containing building material (ACBM) and 
lead containing paints and could, for this reason, contain these materials. The East Gateway Project 
Area also has a history of being used for agricultural purposes, which typically included the use of 
organochlorine pesticides such as DDD, DDE, and DDT prior to use of these pesticides being 
prohibited. The EIR noted that any new development of any sites containing hazardous materials 
would be preceded by remediation and cleanup under the supervision of the State Department of 
Toxic Substance Control (DTSC), or other regulatory agency as deemed appropriate, before 
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construction activities could begin, if such actions have not already occurred. Mitigation Measures 
5.8-1, 5.8-2, 5.8-3, and 5.8-4 were identified to reduce potentially significant impacts from the 
release of hazardous materials in the environment to less than significant by requiring surveys and 
sampling for all buildings to be demolished or refurbished as part of individual projects and the 
preparation and implementation of a Risk Management Plan in the event that previously unknown 
soil and/or groundwater contamination is discovered during construction.  

A listing of hazardous materials sites compiled pursuant to Government Code § 65962.5 was 
reviewed. The LUST “leaking underground storage tank list identified three (3) sites in the East 
Gateway Project Area, and no sites were identified within the East Gateway Project Area on the other 
lists. 

The Final EIR concluded that implementation of the East Gateway Project would not result in a 
reduction of the number of lanes along the evacuation route roadway segments in the area. 
Additionally, the East Gateway Project would not result in the placement of an impediment to the 
flow of traffic. During the development review on each individual project associated with the East 
Gateway Project, the City of Santa Paula would be responsible for ensuring that the future land uses 
do not impair or physically interfere with an adopted emergency response or evacuation plan. 
Mitigation Measure 5.8-5 was identified to reduce any potential impacts associated with an 
adopted emergency response plan to less than significant by requiring construction contractors to 
prepare and submit a construction traffic management plan (CTMP) for review and approval by the 
City prior to the issuance of a grading permit.  

The Final EIR determined that project construction activities would result in potentially significant 
impacts related to soil and groundwater contamination from past agricultural use and obstructions 
to evacuation routes within the City. The Final EIR concluded that impacts related to Hazards and 
Hazardous Materials would be less than significant with the implementation of Mitigation Measures 
5.8-1 through 5.8-5. 

Analysis of Proposed Project  

During the construction and operation of the proposed Project, there would be deliveries and 
disposal of hazardous materials such as fuels, oils, solvents, and other materials. Existing federal 
and State laws adequately address risks associated with the transport of hazardous materials. These 
include regulations outlined in the Hazardous Materials Transportation Act, administered by the U.S. 
Department of Transportation. The routine use of hazardous materials during construction or 
operation of the proposed Project would not result in a significant impact on the Project Site or 
surrounding areas. 
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Based on a review of the California Department of Toxic Substances Control websites, the Project 
Site is not listed as a location of concern and there are no environmental liens or activity and use 
limitations regarding the Project Site.19,20 

The nearest airport is the Santa Paula Airport, located approximately one mile southwest of the 
Project Site. Consequently, the Project Site is located within the Santa Paula Airport Traffic Pattern 
Zone (TPZ), which is defined as the area beneath the outer edge of flight paths.21 For proposed uses 
within the TPZ, the City of Santa Paula restricts structural coverage to no more than 50 percent. As 
currently proposed, the proposed Project would not conflict with the requirements of the Airport 
Comprehensive Land Use Plan or the City’s General Plan.  

No new potentially significant impacts would occur as a result of the proposed Project, and the 
additional information provided in this addendum does not identify any substantial increase in the 
severity of significant impacts previously identified in the East Gateway Project EIR. 

3.10  Hydrology and Water Resources  

Summary of Analysis in the Final EIR 

The East Gateway Project EIR noted that future development in the East Gateway Project Area would 
be subject to the requirements of Municipal Stormwater Permit Order No. R4-2010-0108 issued by 
the Regional Water Quality Control Board, which requires all future development projects in the East 
Gateway Project Area to incorporate design features, such as bioswales, bioretention cells, 
infiltration trenches and permeable pavement to retain and treat storm runoff and allow surface 
water runoff percolation. Mitigation Measure 5.9-1 requires the preparation and implementation of 
a Stormwater Quality Urban Impact Mitigation Plan (SQUIMP), as required by Municipal Stormwater 
Permit Order No. R4-2010-0108.  

Federal Emergency Management Agency (FEMA) Flood Insurance Rate Maps (FIRM) available at the 
time that the EIR was prepared showed the East Gateway Project Area within a flood designation of 
Zone ‘A’ (without Base Flood Elevation [BFE]) from Haun Creek and Zone ‘A99’ from Santa Paula 
Creek. The approved East Area 1 Specific Plan Project includes flood protection improvements that 
will reduce flooding from Haun Creek. The East Gateway Project will improve the existing natural 
channel that parallels Haun Creek to contain the floodwaters from Haun Creek, thereby impacts to 
adjacent property will be less than significant.  

The Final EIR identified the potential for runoff from construction sites could impact nearing 
drainages. Mitigation Measures 5.9-2, 5.9-3, and 5.9-4 were identified to reduce potential 

 

19  DTSC. “Hazardous Waste and Substances Site List.” EnviroStor. Accessed March 2025. https://calepa.ca.gov/sitecleanup/corteselist/.  

20  DTSC. “GeoTracker.” Accessed March 2025. https://geotracker.waterboards.ca.gov/map/?CMD=runreport&myaddress=Sacramento.  

21  Ventura County Airport Land Use Commission. “Chapter 4 Santa Paula Airport.” Airport Comprehensive Land Use Plan Update for 
Ventura County. July 2000. Accessed March 2025. 
https://vcportal.ventura.org/AIRPORTS/docs/document_library/Doc_Airport_LandUse_Plan.pdf. 
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significant impacts to less than significant by implementing temporary erosion controls during 
construction and employing a full-time superintendent for NPDES compliance.  

Additionally, a portion of the East Gateway Project Area was identified as being located within the 
100-year floodplain as defined by FEMA, and within the Santa Paula Creek floodplain as defined at 
the time by the Ventura County Watershed Protection District and United States Army Corps of 
Engineers (USACE). Mitigation Measure 5.9-5 was identified to reduce impacts from flooding in 
annexation areas that are within the 100-year flood plain to less than significant by requiring 
applicants to design drainage and flood protection improvements to remove the portion of the 
annexation area from the FEMA-defined 100-year flood plain hazard area. 

The  Final EIR determined that some parcels in the annexation area would be located within the 100-
year floodplain and impacts would be potentially significant for these areas, but less than significant 
for the remainder of the East Gateway Project area. Additionally, the Final EIR determined that 
potentially significant impacts could result in the event that runoff from construction activities enters 
nearby drainages. The Final EIR concluded that impacts to Hydrology and Water Resources would be 
less than significant with the implementation of Mitigation Measures 5.9-1 through 5.9-5. 

Analysis of Proposed Project  

A Drainage Report was prepared for the Project Site by Jensen Design & Survey, Inc. (see Appendix 
G) in May 2024. According to the Drainage Report, existing water on the Project Site flows from the 
northeast to the southwest and is collected in a concrete drainage channel owned by Caltrans, which 
carries it into a large underground storm drain (a 96”x48” reinforced concrete box) at the edge of State 
Route 126. From there, the water eventually flows into the Santa Clara River. Water from nearby areas, 
including north of the Project Site and Hallock Drive to the south, also flow through the Project Site 
via natural channels and riprap before entering the same storm drain system. 

According to the current flood insurance rate map (FIRM), the Project Site is located within Zone X, 
which is defined as an area of minimal flood hazard and the area between the limits of the base flood 
and the 0.2-percent-annual-chance (or 500-year) floodplain.22,23 Therefore, the Project Site is not 
subject to significant flood risk, and impacts related to flooding hazards would be less than 
significant. 

The proposed Project would comply with all standard Municipal Stormwater Permit Order No. R4-
2010-0108 conditions. Conditions of the Construction General Permit require the preparation and 
implementation of a Storm Water Pollution Prevention Plan (SWPPP) (consistent with the previously 
identified Mitigation Measure 5.9-1 from the East Gateway Project EIR) and the implementation of 
best management practices (BMPs) concerning erosion control which would be outlined within the 
Erosion Control Plan described in Mitigation Measures 5.9-2 from the East Gateway Project EIR. 

 

22  Federal Emergency Management Agency (FEMA). “National Flood Hazard Layer (NFHL) Viewer.” Accessed March 2025. 
https://hazards-fema.maps.arcgis.com/apps/webappviewer/index.html?id=8b0adb51996444d4879338b5529aa9cd.  

23  FEMA. Flood Zones. July 2020. Accessed March 2025. https://www.fema.gov/about/glossary/flood-zones.  
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Incorporation of these mitigation measures would reduce water quality impacts resulting from 
implementation of the proposed Project to a level that is less than significant. 

The proposed Project will not create a significant new source of stormwater run-off which would 
exceed the capacity of existing or planned stormwater drainage system or contribute to substantial 
amounts of polluted run-off. However, in addition to the mitigation measures identified above, 
implementation of Mitigation Measure 5.9-3 identified the East Gateway Project Final EIR would 
reduce impacts regarding potentially polluted runoff to a less-than-significant level by implementing 
temporary irrigation, hydroseeding, and erosion control/sedimentation control measures during 
construction. As described  above, the proposed Project would include construction of fill slopes in 
the southwestern portion of the site so that the slope surface will be sufficiently cohesive and not 
easily susceptible to erosion.24 Therefore, impacts related to erosion would be less than significant. 

No new potentially significant impacts would occur as a result of the proposed Project, and the 
additional information provided in this addendum does not identify any substantial increase in the 
severity of previously identified significant impacts in the East Gateway Project EIR.  

3.11  Land Use and Planning  

Summary of Analysis in the Final EIR 

The East Gateway Project involved annexation of approximately 95 acres of unincorporated territory 
into the City of Santa Paula. The Final EIR concluded the proposed municipal boundary 
reorganization would eliminate existing islands of unincorporated territory and would not divide any 
existing communities. Further, the East Gateway Project included pre-zoning of the annexation area 
with zones consistent with the City’s General Plan Land Use Element designations. Upon annexation, 
this zoning became effective, replacing the existing Ventura County land use and zoning 
designations.  

The consistency of the East Gateway Project with applicable land use plans and policies, as well as 
the compatibility of the proposed East Gateway Specific Plan for the eastern 35-acres of the 
annexation area, with surrounding land uses, were analyzed in the Final EIR. This evaluation 
addressed the consistency of the Project with the City’s 2020 General Plan, the Ventura County 
Guidelines for Orderly Development, and the Southern California Association of Governments 
(SCAG) Compass Blueprint Growth Visioning Principles, and the Local Agency Formation 
Commission (LAFCo) policies. No significant impacts related to inconsistencies with applicable land 
use plans and policies were identified in the Final EIR and no mitigation measures were identified in 
the Final EIR.  

The Final EIR concluded that impacts to Land Use would be less than significant, and no mitigation 
was required. Subsequent to the certification of the Final EIR and approval of the East Gateway 

 

24  Appendix B: Geotechnical Report. 
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Project in January 2013, the Ventura LAFCO approved the East Area 2 Reorganization (annexation) In 
May 2013, and the annexation was recorded.  

Analysis of Proposed Project  

The Santa Paula General Plan land use designation for the site is Mixed Use: Commercial/Light 
Industrial25 and the site is zoned C-LI (Commercial/Light Industrial) within a Housing Opportunity 
Overlay Zone.26 The Housing Opportunity Overlay Zone was adopted by the City to facilitate the 
development of affordable housing in the City’s Commercial/Light Industrial Zone. Pursuant to the 
Santa Paula Municipal Code, commercial uses are permitted by-right in the C-LI zone and this 
designation allows for heavy commercial and light industrial uses to stimulate economic 
development. 

The City’s Municipal Code allows residential development in all of the City’s commercial zones, 
including the Commercial/Light Industrial Zone. The proposed commercial use is consistent with the 
applicable development standards for commercial development in the Commercial/Light Industrial 
Zone, including density, building height, and setbacks.  

The land use density and intensity within the East Gateway Project Area would remain consistent 
with the existing General Plan land use designation and zoning with approval of the proposed Project. 
No new streets, flood control channels, utility lines or other major infrastructure is proposed that 
would involve any substantial physical alterations to the existing community structure that would 
physically divide the City, within or outside of the Project Site boundaries.  

The East Gateway Project Final EIR assumed the Project Site and adjacent properties would be 
developed with retail commercial uses at a floor area ratio (FAR) of 25 percent, equivalent to 
approximately 155,000 square feet of retail commercial development on the Project Site. The 
Proposed Project includes approximately 87,500 square feet of building area, with an outdoor display 
area of approximately 23,800 square feet associated with one of the proposed retail commercial 
buildings. The total amount of retail commercial area proposed is well below the amount assumed 
and analyzed in the East Gateway Project Final EIR. 

No new potentially significant impacts would occur as a result of the proposed Project. 

3.12  Mineral Resources  

Summary of Analysis in the Final EIR 

The Initial Study prepared for the East Gateway Project determined that the potential effects of the 
Project were not significant with regard to Mineral Resources. A brief statement was included in 
Section 5.15: Effects Found Not to Be Significant of the Final EIR (Final EIR). According to Section 

 

25  City of Santa Paula. 2040 General Plan. “Land Use Map.” https://www.spcity.org/DocumentCenter/View/1704/2040-General-Plan-
Map-Final-2020-03-04---Web-Optimized. Accessed February 2025.  

26  City of Santa Paula. “Zoning Map.” https://www.spcity.org/DocumentCenter/View/2739/COSP-Zoning-Map-072022-24x36. Accessed 
February 2025.  
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5.15.1: Mineral Resources, the southern and eastern portions of the East Gateway Project Area 
(approximately 20 acres are located within the state of California recognized Mineral Resource Zone 
2 and City of Santa Paula recognized aggregate resource area. These areas are relatively small and 
are surrounded by or adjacent to existing industrial development outside of the annexation area. In 
addition, the East Gateway Project does not preclude future mining of mineral resources in this area. 
The Final EIR concluded that impacts to Mineral Resources would be less than significant, and no 
mitigation was required. 

Analysis of Proposed Project  

The Environmental and Cultural Resources Section of the City’s General Plan identifies the Santa 
Clara River as a significant resource area for aggregate materials within the City, as well as the 
historically significant oil fields. The upper portions of Adams Canyon, Fagon Canyon, Sulphur 
Mountain, and South Mountain have been historical sites for oil extraction. According to the City’s 
General Plan, the Project Site is not located within an oil field or Significant Mineral Resource area.27 
Further, based on CalGEM’s Well Finder which presents California’s oil and gas industry information, 
the Project Site does not contain any oil or gas use.28 The Project Site is designated for 
Commercial/Light Industrial use, not mineral resource extraction. Therefore, there would be no 
impact to mineral resources as a result of the proposed Project. 

No new potentially significant impacts would occur as a result of the proposed Project. 

3.12  Noise  

Summary of Analysis in the Final EIR 

The Final EIR identified that traffic growth from future development of the East Gateway Project Area 
would result in significant increase in noise along five roadway segments. Table 3.11-1: Significant 
Noise Levels with Implementation of Project at 75 Feet from Roadway Centerline identifies these 
segments and the projected increase in noise from traffic growth. These segments of Hallock Drive, 
Telegraph Road and Harvard Boulevard will experience noise level increases since they are the 
primary access routes to the East Gateway Project area. Existing onsite residential land uses along 
Telegraph Road, Ferris Lane, Texas Lane, and Whipple Road within the East Gateway Project are the 
closest sensitive receptors and therefore, represent the worst-case impact associated with parking 
lot noise from the East Gateway Project. 

TABLE 3.11-1: SIGNIFICANT NOISE LEVELS WITH IMPLEMENTATION OF PROJECT 

(DB(A) CNEL)  AT 75 FEET FROM ROADWAY CENTERLINE 

Roadway Segment 
Without 

Project 
With Project Change 

Hallock Drive s/o State Route 126 54.1 59.5 5.4 

 

27  City of Santa Paula. Adopted 2040 General Plan. March 2020. Accessed March 2025. https://www.spcity.org/213/Long-Range-
Planning-Special-Studies.  

28  CalGEM. “Well Finder.” Accessed March 2025. https://maps.conservation.ca.gov/doggr/wellfinder/.  
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TABLE 3.11-1: SIGNIFICANT NOISE LEVELS WITH IMPLEMENTATION OF PROJECT 

(DB(A) CNEL)  AT 75 FEET FROM ROADWAY CENTERLINE 

Roadway Segment 
Without 

Project 
With Project Change 

Hallock Drive between SR-126 and Telegraph Road 55.5 60.3 4.8 

Telegraph Road n/o State Route 126 59.8 64.3 4.5 

Telegraph Road/Main Street 58.9 62.2 3.3 

Harvard Blvd between 12th Street and Telegraph 
Road/Main Street 

58.2 61.5 3.3 

Source: Meridian Consultants LLC. East Gateway Project DEIR. Table 5.11-4. September 2012. 

Due to the high level of traffic noise along SR-126 in the East Gateway Project area, normal daytime 
parking lot noise was considered not likely to be audible due to the masking of noise by traffic on 
nearby roadways. However, single noise events could be an annoyance to onsite and surrounding 
residents and may exceed a 3 dB(A) increase over ambient conditions at receptor locations. For this 
reason, impacts were identified as potentially significant. 

The Final EIR also identified that new uses in the East Gateway Project Area could introduce various 
stationary noise sources, including electrical and mechanical air conditioning, most of which would 
be located on rooftops. Typically, equipment noise sources from retail and commercial uses produce 
noise levels of approximately 56 dB(A) at 50 feet. Given the location of proposed onsite uses near 
residential uses, the possibility exists that during nighttime periods these sources could exceed a 3 
dB(A) increase at receptor locations. Therefore, impacts were considered to be potentially 
significant. Additionally, noise levels at on-site and adjacent noise-sensitive land uses to the East 
Gateway Project Area could experience noise level increases during construction activities. 
Mitigation Measures 5.11-1, 5.11-2, 5.11-3, 5.11-4, 5.11-5 and 5.11-7 were identified in the Final EIR to 
reduce exposure to noise levels in excess of standards to less than significant by including rubberized 
asphalt and reduced speed limits on the five off-site roadways segments as well as sound 
attenuation measures to be incorporated into the parking areas to minimize noise from parking lots 
and loading decks.  

Ground vibrations from construction activities very rarely reach levels that can damage structures, 
but they can achieve the audible range and be felt in buildings very close to the site. In the case of the 
East Gateway Project, construction could result in vibration levels near sensitive receptors above 80 
VdB and result in significant impacts. Mitigation Measure 5.11-6 was identified in the Final EIR to 
reduce impacts from ground vibration to less than significant by implementing best management 
practices (BMPs) during construction within the East Gateway Project Area. 

The Final EIR determined that sensitive land uses surrounding the East Gateway Project Area within 
the unincorporated areas of Ventura County may experience construction noise levels in excess of 3 
dB(A) over existing ambient noise conditions resulting in potentially significant construction noise 
impacts. Additionally, project could result in vibration levels near sensitive receptors above 80 VdB 
and result in significant impacts. However, these impacts would be short-term and not constant in 
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duration. The Final EIR concluded that impacts related to Noise would be less than significant with 
the implementation of Mitigation Measures 5.11-1 through 5.11-7. 

Analysis of Proposed Project  

A Noise Study prepared for the proposed Project in May 2025 addressed existing and projected noise 
levels at the Project Site (Appendix H).  Noise from construction activities would be affected by the 
amount of construction equipment, the location of this equipment, the timing and duration of 
construction activities, and the relative distance to noise-sensitive receptors. Construction activities 
that would occur during the construction phases would generate both steady-state and episodic 
noise that would be heard both on and off the Project Site. Each construction phase involves the use 
of different types of construction equipment and, therefore, has its own distinct noise 
characteristics. Construction activities would involve typical construction equipment, such as 
bulldozers, graders, mini excavators, skid steer loaders, trenchers, etc. The Noise Study estimated 
maximum construction related noise estimates at nearby sensitive receptors. As shown in Table 
3.12-1: Construction Maximum Noise Estimates, average noise levels during construction would 
not result in increases above the significance threshold of 85 dBA at any of the nearby sensitive uses. 
Further, the City’s Noise Ordinance, Title IX, Chapter 93 of the Santa Paula Municipal Code, specifies 
that motor vehicle noise and construction noise between 8:00 AM and 6:00 PM are normally exempt 
from meeting the General Plan’s Maximum Noise Limits. Therefore, impacts due to noise during 
Project construction activities would be less than significant. 

3.12-1 : CONSTRUCTION MAXIMUM NOISE ESTIMATES 

Nearest Off-Site 

Building Structures 

Calculated Noise Level (Leq) by 

Construction Phase Significan

ce 

Threshold 

Increase 

Above 

Significanc

e 

Threshold 

Grading 

Building 

Constructio

n 

Paving 
Architectura

l Coating 

Commercial uses along 
South Hallock Drive  

79.0 77.6 72.4 64.4 85 No 

Industrial Uses along Old 
Hallock Drive  

65.6 64.3 59.0 51.1 85 No 

Residential uses along 
East Telegraph Road  

84.7 83.3 78.1 70.2 85 No 

  

Source: Appendix H: Noise Study. 

According to the Noise Study, noise levels at the Project Site primarily result from traffic on SR-126 
and to a lesser extent East Telegraph Road.29 Based on the 15-minute noise measurements 
conducted, the areas of the Project Site most effected by traffic related noise are the areas adjacent 
to SR-126 and East Telegraph Road, with the highest noise levels near State Route 126. Leq noise levels 

 

29  See Appendix H. 
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in these areas exceeded the General Plan residential daytime maximum exterior noise limit of 65 dBA 
during the 15-minute monitoring period. Lmax noise levels exceeded the General Plan residential 
daytime maximum exterior noise limit of 65 dBA during the 15-minute monitoring period at all three 
monitoring locations. Based on the 15-minute noise measurements the CNEL noise levels closer to 
SR-126 would likely be elevated and would likely exceed 65 dBA. Mitigation Measures 5.11-1, 5.11-2, 
5.11-3, 5.11-4, 5.11-5 and 5.11-7 were identified by the Final EIR to reduce exposure to noise levels in 
excess of standards to less than significant by including rubberized asphalt and reduced speed limits 
on the five off-site roadways segments as well as sound attenuation measures to be incorporated 
into the parking areas to minimize noise from parking lots and loading decks.  

The proposed Project would include noise reducing materials and construction techniques for walls, 
windows, doors, etc., per CCR Title 24, Part 2; and construct noise barriers such as earthen berms, 
walls or fences, and/or planting of dense vegetation along the noise sources. 

No blasting, pile driving, or other special construction methods associated with excessive noise or 
groundborne vibration are anticipated during Project construction. Therefore, it is anticipated that 
vibration resulting from construction activities would not affect noise-sensitive uses.  

The proposed retail commercial noise uses are not noise sensitive and are compatible with the 
existing noise environment.  

No new potentially significant impacts would occur as a result of the proposed Project, and the 
additional information provided in this addendum does not identify any substantial increase in the 
severity of previously identified significant impacts in the East Gateway Project EIR. 

3.13  Population and Housing  

Summary of Analysis in the Final EIR 

The Initial Study prepared for the East Gateway Project determined that the potential effects of the 
Project were not significant with regard to Population and Housing. A brief statement was included 
in Section 5.15: Effects Found Not to Be Significant of the Final EIR. According to Section 5.15.2: 
Population and Housing, at the time the EIR was prepared, the East Gateway Project was not 
expected to include any housing as the General Plan Land Use Designations and zoning allowed 
commercial and light industrial uses. As the vacant and underutilized land in the East Gateway 
Project Area were vacant or used for agricultural purposes, no existing housing would be affected. 
The Final EIR concluded the planned commercial and light industrial uses would not directly increase 
population in the City. Existing residential uses in the East Gateway Project Area would remain. The 
Final EIR concluded Population and Housing impacts would be less than significant, and no 
mitigation was required. 
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Analysis of Proposed Project  

The Santa Paula General Plan land use designation for the site is Mixed Use: Commercial/Light 
Industrial30 and the site is zoned C-LI (Commercial/Light Industrial) with a Housing Opportunity 
Overlay Zone.31 The Housing Opportunity Overlay Zone was adopted by the City after preparation of 
the Final EIR, approval of the East Gateway Project and annexation of the East Gateway Project Area 
to the City to facilitate the development of affordable housing in the City’s Commercial/Light 
Industrial Zone.  

Pursuant to the Santa Paula Municipal Code, commercial uses are permitted by-right in the C-LI zone 
and this designation allows for heavy commercial and light industrial uses to stimulate economic 
development. The land use density and intensity within the East Gateway Area would remain 
consistent with the existing General Plan land use designation and zoning of the Project Site with 
approval of the proposed Project. No new streets, flood control channels, utility lines or other major 
infrastructure is proposed that would involve any substantial physical alterations to the existing 
community structure that would physically divide the City, within or out of the Project boundaries. 
The proposed Project does not include any residential development. Further, the Project Site is 
currently vacant and does not contain existing residential units that would be displaced by 
development of the proposed Project. 

A temporary workforce would be required to construct the proposed commercial development. The 
proposed Project does not involve any highly specialized construction methods that would require 
uniquely qualified workers to be sourced outside of the region. The proposed retail commercial uses 
would generate additional employment opportunities in the City. Based on employment density 
factors for commercial uses identified by the Southern California Association of Governments, the 
retail commercial uses in Ventura County generate one job for every 412 square feet of floor area.  
Based on this factor, the Proposed Project, which includes approximately 87,800 square feet of floor 
area and an additional 23,800 square feet of outdoor retail area, could generate approximately 270-
275 jobs.   

Data provided by the California Employment Development Department (CEDD) in 2024 found that 
the unemployment rate for the City is at 11.1 percent, which is higher than the state average (5.5 
percent).32,33 In addition, according to the Southern California Association of Governments (SCAG), 
the population of the City of Santa Paula is approximately 8,800, as of 2019, with a projected growth 

 

30  City of Santa Paula. 2040 General Plan. “Land Use Map.” https://www.spcity.org/DocumentCenter/View/1704/2040-General-Plan-
Map-Final-2020-03-04---Web-Optimized. Accessed February 2025.  

31  City of Santa Paula. “Zoning Map.” https://www.spcity.org/DocumentCenter/View/2739/COSP-Zoning-Map-072022-24x36. Accessed 
February 2025.  

32  Employment Development Department (EDD). “Cities and Census Designated Places by Individual County.” Labor Force and 
Unemployment Rate for Cities and Census Designated Places. Accessed March 2025. https://labormarketinfo.edd.ca.gov/data/labor-
force-and-unemployment-for-cities-and-census-areas.html.  

33  EDD. “Official California Press Release – Employment Development Department.” Labor Market Information for the State of California 
(Statewide Summary). Accessed March 2025. https://labormarketinfo.edd.ca.gov/geography/california-statewide.html.  
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to 10,600 in 2050.34 The proposed Project’s temporary and permanent employment would likely be 
met by the County’s existing labor force without people needing to relocate into the City and, for this 
reason, the proposed Project would not stimulate population growth or population concentration 
above what is assumed in local and regional land use plans. 

No new potentially significant impacts would occur as a result of the proposed Project. 

3.14  Public Services  

Public Schools 

Summary of Analysis in the Final EIR 

At the time East Gateway Project EIR was prepared, residential development was not anticipated in 
the East Gateway Project area. The Final EIR determined there was some potential for future 
employees of businesses in the East Gateway Project Area with school age children to occupy homes 
in the City.  However, it was not possible to estimate the number of these potential students, and 
since those future households would occupy existing dwelling units within the School Districts’ 
current service boundaries, there would be no need to construct additional school facilities beyond 
those that already serve those areas. The Final EIR also noted that additional sites for school facilities 
were identified in the East Area 1 Specific Plan Area. The Final EIR concluded that impacts to Public 
School Services would be less than significant, and no mitigation was required. 

Analysis of Proposed Project 

In 2013, the Santa Paula Elementary School District and the Santa Paula Union High School District 
merged to form the Santa Paula Unified School District (SPUSD). The Project Site is located within 
the SPUSD service area.  SPUSD operates an early childhood education program, six K-5 elementary 
schools, one 6-8 middle school, one comprehensive high school, and one continuation high school. 
The closest school to the Project Site is the Grace Thille Elementary School located approximately 
0.6 miles to the southwest of the Project Site.  

During the 2023-24 school year, the nearest elementary school (Grace Thille Elementary School), 
middle school (Isbell Middle School), and high school (Santa Paula High School) to the Project Site 
had estimated enrollments of 375 students, 671 students, and 1,659 students, respectively.35 

According to the 2015 SPUSD Long Range Facilities Master Plan, the District has fewer permanent 
classrooms than needed to support its current enrollment.36   

As discussed previously, the proposed Project is a retail commercial development and does not 
include any residential development. The proposed Project would not stimulate population growth 
or population concentration above what is assumed in local and regional land use plans. 

 

34  SCAG. “Demographics and Growth Forecast.” Final Connect SoCal 2024. Accessed March 2025. https://scag.ca.gov/connect-socal.  

35  Santa Paula Unified School District (SPUSD). School Accountability Report Cards. Accessed March 2025. 
https://www.santapaulausd.org/about-us1/school-accountability-report-cards.  

36  SPUSD. Long Range Facilities Master Plan. January 2015. Accessed March 2025. 
https://www.santapaulausd.org/departments1/business-services/facilities-and-construction/facilities-master-plan.  



3.0 Impact  Analys is  

Meridian Consultants 2.0-41 Addendum No. 2 to the East Gateway Project EIR  
443-001-25  June 2025 

Additionally, the proposed Project would comply with Education Code Section 17620, which allows 
school districts to assess fees on new construction within their respective boundaries. This 
development impact fee estimated by SPUSD would be required to be paid prior to the issuance of a 
building permit in order to fund construction of new school facilities necessitated by the impact of 
the Project.37 Therefore, any increase in enrollment associated with the proposed Project’s would 
feasibly be accommodated by the required development impact fee and the existing and proposed 
school facilities within the City.  

No new potentially significant impacts would occur as a result of the proposed Project. 

Fire Protection 

Summary of Analysis in the Final EIR 

The Final EIR (Final EIR) determined that development of the East Gateway Project Area over the long-
term would increase the demand for services and resources provided by the Santa Paula Fire 
Department (SPFD). The Final EIR determined that adequate levels of fire prevention, suppression 
and emergency medical response can be provided to the East Gateway Project area, without 
detriment to the existing community, through the resources available at the City’s two existing fire 
stations, and through resources at a new station that was planned to be located in the East Area 1 
Specific Plan Area at the time the Final EIR was prepared. 

Future development within the East Gateway Project Area would also be subject to a number of City 
conditions of approval to ensure SPFD standards for water flow rates are met. Therefore, fire flow 
requirements would be less than significant. Since no new or physically altered fire protection 
facilities that are not already planned would be required for the project, impacts related to fire 
protection would be less than significant. The Final EIR concluded that impacts to Fire Protection 
Services would be less than significant, and no mitigation was required. 

Analysis of Proposed Project 

In 2018 the City of Santa Paula was annexed into the Ventura County Fire Department (VCFD) and a 
Memorandum of Agreement between the City and VCFD was executed describing services and 
funding.38 Under this agreement, VCFD provide fire protection services in the City of Santa Paula. 
VCFD also protects the State Responsibility Area (SRA) lands within Santa Paula’s Sphere of 
Influence under an agreement with CAL FIRE. The closest fire station to the Project Site is Station No. 
29, located at 114 S 10th Street, approximately 0.9 miles southwest of the Project Site.  

Construction of the proposed Project may result in accidents, fire, or emergency incidents that would 
require fire services. However, construction activities would be short-term and limited in scope. After 

 

37  Santa Paula Unified School District (SPUSD). 2022 Developer Fee Justification Study. November 2022. Accessed March 2025. 
https://resources.finalsite.net/images/v1679583405/santapaulaunifiedorg/swdpghd8twoeas6wz9mq/SPUSD2022DeveloperFeeJusti
ficationStudy.pdf.  

38  City of Santa Paula, California. General Plan 2040. Accessed March 2025. https://www.spcity.org/DocumentCenter/View/1700/City-
of-Santa-Paula-2040-General-Plan---Final-Adopted-2020-03-04.  
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construction, there could be an increase in demand for emergency medical and fire protection 
services. The VCFD has determined that adequate service could be provided by the two existing fire 
stations in the City and, for this reason, a new fire station would not be needed to accommodate the 
proposed development in the East Gateway Project area.  

No new potentially significant impacts would occur as a result of the proposed Project. 

Police Protection 

Summary of Analysis in the Final EIR 

The East Gateway Project Area is served by the Santa Paula Police Department (SPPD). The need for 
police officers would occur incrementally over a period of years as the East Gateway Project Area 
builds out, rather than all at once. The fiscal impact analysis conducted for the East Gateway Project 
estimated that the City’s costs to expand patrols and other resources to this area would increase by 
approximately $123,509 per year for a business park development scenario, and by approximately 
$214,466 per year for a retail commercial development scenario. This additional cost would be for 
patrol services and associated administrative and logistical support resources. These annual costs 
would be more than offset by the East Gateway Project’s net positive recurring tax revenues that 
would accrue to the City’s General Fund.11  

Since the East Gateway Project would not require construction of new or expanded police protection 
facilities that have not already been planned, project-related police protection impacts would be less 
than significant. The Final EIR concluded that impacts to Police Protection Services would be less 
than significant, and no mitigation was required. 

Analysis of Proposed Project 

Police protection services are provided by the Santa Paula Police Department (SPPD). The main 
police station is located at 214 South Tenth Street, located approximately 0.7 miles northwest of the 
Project Site. At present, the SPPD also utilizes a Community Policing Building located within Las 
Piedras Park.  

The SPPD would provide law enforcement services for all areas encompassed within East Gateway 
Project area, including the Project Site. Construction of the proposed Project may result in accidents, 
fire, or emergency incidents that would require or police services. However, construction activities 
would be short-term and limited in scope. Emergency services related to Project operation were 
analyzed within the East Gateway Project EIR, which concluded that adequate emergency service 
response would be maintained and provided to the Project Site without detriment to the existing 
community. 

No new potentially significant impacts would occur as a result of the proposed Project. 
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Library Services 

Summary of Analysis in the Final EIR 

The East Gateway Project EIR determined that annexation of the East Gateway Project areas would 
shift local government services to the City of Santa Paula from the County of Ventura. It was 
anticipated that all City required municipal services can be provided from the City’s existing 
administrative facilities. The added costs for these municipal services would be more than offset by 
one-time and annually recurring tax revenues generated as the East Gateway Project Area is 
developed. The fiscal impact analysis prepared for the East Gateway Specific Plan anticipated 
substantial annual surpluses in tax revenues to the City versus costs to provide the full range of 
municipal services.  

The proposed detachment of the East Gateway Project Area from the Ventura County Resource 
Conservation District (VCRCD) would likely decrease the need for services provided by VCRCD that 
agency, because the urbanization of the project area would not require technical assistance for the 
land conservation that VCRCD provides. The Final EIR concluded that impacts to Library Services 
would be less than significant, and no mitigation was required. 

Analysis of Proposed Project 

The City of Santa Paula has one public library, the Blanchard Community Library, located at 119 North 
8th Street approximately 1.1 miles east of the Project Site.39 The library is an independent California 
Special District created by the community to serve a specific need and is funded primarily from Santa 
Paula property taxes including a property tax special assessment. Chapter 160 of the City’s Municipal 
Code imposes development impact fees for all development projects within the City, which includes 
fees for library services.40 Payment of this required development impact fee will mitigate impacts to 
library services to less than significant.  

No new potentially significant impacts would occur as a result of the proposed Project. 

3.15  Recreation  

Summary of Analysis in the Final EIR 

The East Gateway Project EIR addressed potential environmental impacts related to Parks and 
Recreation facilities in Section 5.12: Public Services. The East Gateway Project EIR determined that 
since the Project would not result in an increase in the residential population of the City, the demand 
would not increase for City parks and recreation facilities. Businesses proposed as part of the East 
Gateway Specific Plan do not typically generate any regular or significant demand on parks and 
recreation facilities, as the occupants are normally at the business site throughout the workday or 
perhaps travel briefly off-site from time-to-time for meals or errands. Implementation of the East 
Gateway Project would not result in an increase in the level of use of existing parks and would not 

 

39  City of Santa Paula. General Plan 2040. Accessed March 2025. https://www.spcity.org/DocumentCenter/View/1700/City-of-Santa-
Paula-2040-General-Plan---Final-Adopted-2020-03-04.  

40  City of Santa Paula Municipal Code (SPMC). Title XVI. Chapter 160. Section 160.20. 
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increase demand to a level that would generate a need for new or expanded parks facilities. The Final 
EIR concluded that impacts on Public Services would be less than significant, and no mitigation was 
required. 

Analysis of Proposed Project  

The current City park system includes two neighborhood parks, nine mini parks, and two special 
interest parks.41 Additionally, the first phase of a 37-acre sports park in the Harvest at Limoneira 
Project in the East Area 1 Specific Plan Area recently opened. The proposed Project would not 
increase population and use of the City’s park and recreation facilities, as the proposed Project is a 
commercial development. No off-site parks or recreational improvements are proposed or required 
as part of the Project.  

For these reasons, no new potentially significant impacts would occur as a result of the proposed 
Project. 

3.16  Transportation and Traffic  

Summary of Analysis in the Final EIR 

The Final EIR (Final EIR) concluded that annexation of the East Gateway Planning area would allow 
for a single jurisdiction, the City of Santa Paula, to implement the Santa Paula General Plan, which 
addresses the regional transportation system, and the circulation facilities needed in the East Area 
2 Planning Area to support the uses allowed by the General Plan. To determine the impact of traffic 
from the East Gateway Project in relation to the City level of service (LOS) standards, traffic projected 
for the East Gateway Project was added to the existing traffic volumes. The following six intersections 
are projected to operate at LOS D, E, or F during one or both peak hours with the addition of traffic 
generated by the East Gateway Project: 

• Study Intersection 1: SR-126 and South Hallock Drive 

• Study Intersection 2: Telegraph Road and South Hallock Drive 

• Study Intersection 15: 10th Street and Harvard Boulevard 

• Study Intersection 17: 10th Street and SR-126 Eastbound Ramps 

• Study Intersection 27: Palm Avenue and SR-126 Eastbound Ramps 

• Study Intersection 34: Peck Road and SR-126 Eastbound Ramps 

The impact of the East Gateway Project at these six intersections was identified as significant. The 
three stop-sign controlled freeway ramp intersections located west of the East Gateway Project Area 
at 10th Street, Palm Avenue, and Peck Road (Intersections 17, 27, and 34) operated at LOS D or worse 
during the PM peak period. The Final EIR determined that traffic from the East Gateway Project could 

 

41  City of Santa Paula. 2040 General Plan Update – Draft Program EIR. Available at: 
https://www.spcity.org/DocumentCenter/View/1703/City-of-Santa-Paula-2040-General-Plan---Volume-II-DEIR-Revised-Final-
Tracked-2020-03-04. Accessed January 2023.  
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contribute to the existing level of congestion at these freeway ramp intersections during peak traffic 
hours. Installation of traffic signals at these ramp intersections when warranted by future traffic 
conditions could result in these intersections operating at an acceptable level of service. Mitigation 
Measures 5.13-1, 5.13-2, 5.13-3, and 5.13-4 reduced transportation and traffic impacts to less than 
significant by widening and reconfiguring Intersections 1, 2, and 15 and requiring a fair share 
contribution from project applicants to the cost of installing traffic signals at Intersection 17.  

Under future conditions without the East Gateway Project, the projected LOS at the intersection of 
SR-126 and Hallock was LOS E. Under future conditions with the East Gateway Project including 
mitigation, the level of service at SR-126 and Hallock Drive would operate at an acceptable level of 
Service D. Mitigation Measure 5.13-5 was identified in the Final EIR to reduce the significance of 
hazards due to design features or incompatible uses to less than significant by implementing new 
rail crossing arms and warning lights on northbound Hallock Drive, north of Telegraph Road.  

The Final EIR determined that traffic from the East Gateway Project would result in significant 
impacts to the intersections analyzed. The Final EIR concluded that impacts to Transportation and 
Traffic would be less than significant with the implementation of Mitigation Measures 5.13-1 through 
5.11-5. 

Mitigation Measures 5.13-6 through 5.13-13 were identified in the Final EIR to mitigate projected 
cumulative impacts at all intersections to less than significant, with the exception of the intersection 
of 10th Street and Harvard Boulevard, where LOS C cannot be achieved. The improvements identified 
for this intersection would mitigate the contribution of traffic from the East Gateway Project at this 
intersection to a less than significant level; however, the cumulative impact at this intersection from 
other projected growth would be significant and unavoidable. 

Analysis of Proposed Project  

In December, 2018, the California Natural Resources Agency adopted revised CEQA Guidelines, 
which included the removal of vehicle delay and LOS from consideration for transportation impacts. 
Starting July 1, 2020, transportation impacts are to be evaluated based on a project’s effect on vehicle 
miles traveled (VMT).  

A Transportation Analysis Memo (Appendix F) was prepared for the proposed Project in accordance 
with the Technical Advisory on Evaluating Transportation Impacts in CEQA and the current CEQA 
guidelines.42 Access to the Project Site would be via two driveways along Telegraph Road, including 
an eastern driveway leading to the center of the Project Site and a western driveway serving the truck 
loading area and main parking lot. Both driveways intersect Telegraph Road at right angles. Internal 
circulation includes drive aisles and pedestrian sidewalks. 

The Transportation Analysis Memo was prepared in accordance with the California Governor’s Office 
of Planning and Research (OPR) Technical Advisory on Evaluating Transportation Impacts under 

 

42  Wood Rodgers. Santa Paula Apartments Project – Traffic Impact Study. March 2022. See Appendix G.  
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CEQA (OPR Guidelines) and the criteria described in “Appendix G” of the CEQA Statutes & Guidelines 
(Section XVII. Transportation. As described in the Transportation Analysis Memo, the proposed 
Project would not conflict with any transportation-related State, County, or City plan, ordinance, or 
policy adopted to protect the environment. The proposed Project would result in a less than 
significant impact to programs, plans, ordinances, or policies addressing the circulation system. 

The OPR Guidelines state that local-serving retail generally reduce vehicle miles traveled (VMT). 
While not explicitly defined, the advisory suggests that retail stores over 50,000 square feet may be 
considered regional-serving, making 50,000 square feet a common threshold for identifying local-
serving retail. Seven of the proposed Project’s eight buildings (Buildings A through G as shown in 
Figure 2.0-4) are smaller than 50,000 square feet in gross floor area (GFA) and are proposed to 
feature uses including a grocery store, general retail, fast food, and general restaurant space. Based 
on their size and use, proposed Buildings A through G components of the Project can all be 
considered as local-serving retail and be presumed to shorten trips and reduce VMT.  

The proposed Project also includes Building H, a 28,000 square foot store with a 24,000 square foot 
outdoor display area, totaling 52,000 square feet, proposed to be occupied by a rural lifestyle/home 
improvement store offering products for home improvement, agriculture, pet care, and related 
needs. While this store would be slightly larger than the 50,000 square foot threshold typically used 
to define local-serving retail under the OPR Guidelines, this store can be considered local-serving 
based on the proposed tenant and regional context as similar stores are located in Moorpark, Ventura 
and Santa Clarita, indicating this store would serve local demand and is expected to reduce travel 
distances and therefore reduce VMT. The proposed Project would, therefore, have a less than 
significant impact with regard to cumulative VMT. 

Pedestrian access to the Project Site will be provided via sidewalks along Telegraph Road, which 
connect to internal walkways. Cyclists can use the General Plan-designated bike lane, which the 
proposed Project includes, along the site frontage and enter via sidewalks or driveways. All users, 
including emergency and maintenance vehicles, pedestrians, and cyclists, will access the site via 
Telegraph Road. The final site design will comply with applicable engineering standards, including 
the City’s Design Guidelines, the California Manual on Uniform Traffic Control Devices (MUTCD), and 
Americans with Disabilities Act (ADA) requirements, as to not introduce geometric hazards. 
Additionally, the Transportation Analysis Memo determined that the proposed Project would not 
result in inadequate emergency access with regard to internal site access and the broader 
emergency services network. Therefore, the proposed Project would not substantially increase 
hazards due to geometric design features or result in inadequate emergency access and impacts 
would be less than significant. 

No new potentially significant impacts would occur as a result of the proposed Project, and the 
additional information provided in this addendum does not identify any substantial increase in the 
severity of previously identified significant impacts in the East Gateway Project EIR. 
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3.17  Tribal Cultural Resources  

Summary of Analysis in the Final EIR 

At the time of the preparation of the Final EIR for the East Gateway Project, Tribal Cultural Resources 
was not included in the CEQA Guidelines Appendix G Checklist and, therefore, analysis was not 
required. However, the Final EIR analyzed environmental impacts related to Tribal Cultural Resources 
within Section 5.5: Cultural Resources of the Final EIR. 

As required by SB 18, the City notified tribal organizations identified by the California Native American 
Commission as having traditional lands or cultural places located within the City’s Planning Area and 
received no responses regarding the presence of Native American sites, including burial sites. In 
addition, the East Gateway Project EIR found no record of human remains in any archaeological 
record within the East Gateway Project area. Nonetheless, ground-disturbing activities have the 
potential to uncover previously unknown resources, therefore, implementation of MM 5.5-13 of the 
East Gateway Project EIR would mitigate these impacts to a less than significant level.  

Analysis of Proposed Project  

A Phase I Archaeological Study was prepared for the Project in May 2025 (See Appendix D) which 
included the results of an archaeological search of the Project Site as well as a records search and 
literature review.  

As previously discussed, letters requesting consultation were sent to local tribal groups with 
ancestral ties to the area, including the Santa Ynez Band of Chumash Indians and the 
Barbareño/Ventureño Band of Mission Indians as required by AB 52. At the time of the drafting of this 
Addendum, no responses have been received requesting consultation on the Project.  

In the unlikely event that human remains are encountered, the proposed Project would implement 
the previously identified Mitigation Measure 5.5-13 from the East Gateway Project EIR, which 
requires construction excavation to stop in the event of a discovery of human bones, suspected 
human bones, or a burial, during ground-disturbing activities and the area of the find protected until 
a qualified archaeologist determines whether the bone is human which would reduce potential 
impacts to less than significant.  

No new potentially significant impacts would occur as a result of the proposed Project, and the 
additional information provided in this addendum does not identify any substantial increase in the 
severity of previously identified significant impacts in the East Gateway Project EIR. 

3.18  Util ities and Service Systems  

Summary of Analysis in the Final EIR 

Water service to the East Gateway Project Area is provided by the City of Santa Paula Water System. 
The East Gateway Project EIR noted that existing water lines that cross the area from the north would 
need to be re-routed to accommodate future development. Four existing wells operated by Farmers 
Irrigation Company (FICO) are located along the southern edge of the East Gateway Project area. 
These wells and their service lines will be accommodated in the final development plan so they can 
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remain active. No new groundwater wells were proposed as part of the East Gateway Project.  
Additionally, a WSA prepared for the East Gateway Project determined that adequate water was 
available within the existing City water supply to meet the demands of the East Gateway Project. No 
additional water supplies would be required. 

The East Gateway Project was projected to result in average daily wastewater flows of 0.034 million 
gallons per day (MGD). The City’s Wastewater Master Plan indicates that the East Area 2 planning 
area would generate a total 0.066 MGD of average dry weather flow and 0.052 MGD for the future 
factored wastewater average dry weather flow. As the East Gateway Project is anticipated to generate 
less than the projected average daily wastewater generation for the area and the City’s Wastewater 
Master Plan projects adequate capacity of the Water Reclamation Facility (WRF), impacts would be 
less than significant. 

The nearest landfill (Toland Road) was permitted through 2027 at the time the Final EIR was prepared 
with a limit on its daily capacity of 1,500 tons per day (tpd). The East Gateway Project would comply 
with AB 939 and AB 231 and the City’s Construction and Demolition Diversion section of the SPMC 
which states that demolition, construction, and remodeling shall divert 50 percent of waste tonnage. 
However, given that future landfill capacity may not be assured should the East Gateway Project is 
fully developed, impacts were identified as potentially significant. Mitigation Measures 5.14-1 and 
5.14-2 reduced potentially significant impacts to solid waste to less than significant by requiring 
project applicants to implement waste reduction and recycling programs to divert construction solid 
waste from the area landfill.  

The Final EIR concluded that impacts to Utilities and Service Systems would be less than significant 
with the implementation of Mitigation Measures 5.1-1, 5.4-1 to 5.4-14; 5.5-1 to 5.5-3; 5.6-1 to 5.6-8; 
5.9-1 to 5.9-3; 5.11-1 to 5.11-7; 5.13-1 to 5.13-11; and 5.14-1 to 5.14-2. 

Analysis of Proposed Project  

The Final EIR assessed water demands for a range of development options for the East Gateway 
Project area. Installation of the water and wastewater lines and connections, including the sanitary 
gravity main, water main, and fire hydrants, are considered part of Project construction and would 
occur during site grading activities. There is an existing 6-foot cast iron water main along the north 
side of Telegraph Road, including a 12-foot waterline at the intersection with Hallock Drive. The 
proposed Project would connect to the 12-foot existing waterline and extend it across the property 
frontage, where it would reconnect to the existing 6-foot waterline at the westerly Project Site 
boundary. 

The total proposed building footprint of the Project Site is approximately 87,796 square feet, which 
would result in a water demand of 4.07 AFY.43 Additionally, the proposed Project would have 
approximately 3.4 acres of landscaping, resulting in landscape irrigation demand of 7.63 AFY, and an 

 

43  Appendix I: Water Tech Memo 
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overall total water demand of 11.7 AFY. The City of Santa Paula’s 2020 UWMP estimates demand for 
commercial/institutional/mixed-use uses at 662 AFY in 2040.44 The Project would constitute 
approximately 1.8 percent of the estimated projected multi-family water demand for the City and the 
impact of the Project on the City’s water supply would be less than significant.45 In addition, the 
proposed Project would implement the City’s current “drought tolerant” standards, as detailed in the 
City’s Municipal Code.46  

Construction of the City’s Water Recycling Facility (WRF) was completed in 2010. Capacity of the 
WRF is 4.2 million gallons per day (MGD) or 4,704 AFY.47 The projected average daily water flow for 
the East Gateway Project, including the proposed Project, was calculated as 0.018 MGD.48 This 
would constitute approximately five percent of the total daily wastewater flow, which would be 
feasibly accommodated by the WRF and impacts would be less than significant. 

The proposed Project would generate solid waste from excavation activities, roadway materials, and 
general waste. All solid waste collected at the Project Site would be brought the Toland Road Landfill. 
The Toland Road Landfill is well below its maximum permitted capacity of 30,000,000 tons with 
7,600,000 cubic yards remaining capacity as of 2021.49 Based on CalRecycle’s estimated solid waste 
generation rates, which utilize a waste generation factor of 2.5 pounds per 1000 square feet per day, 
the proposed Project would generate approximately 1,612 pounds (0.81 tons) per day or 341,318 
pounds (296 tons) per year if fully occupied.50 In 2021, the closure date for Toland Landfill was 
extended to April 2033 and the permitted maximum disposal rate to a maximum of 2,864 tons per 
day. The proposed Project would generate a relatively small amount of solid waste per day, as 
compared to the permitted daily capacity at the Toland Road Landfill. Construction and operation of 
the proposed Project would comply with all Federal, State, and local statutes and regulations related 
to solid waste.  

No new potentially significant impacts would occur as a result of the proposed Project, and the 
additional information provided in this addendum does not identify any substantial increase in the 
severity of previously identified significant impacts in the East Gateway Project EIR. 

 

44  City of Santa Paula. 2020 Urban Water Management Plan. July 2021. Accessed March 2025. https://www.spcity.org/245/Urban-
Water-Management-Plan.  

45  City of Santa Paula. 2020 UWMP. Available at: https://spcity.org/DocumentCenter/View/2017/Urban-Water-Management-Plan---
2020-Update-?bidId=. Accessed January 2023.  

46  City of Santa Paula, California. “Chapter 58: Water Conservation.” Municipal Code. Accessed March 2025. 
https://codelibrary.amlegal.com/codes/santapaula/latest/santapaula_ca/0-0-0-69871.  

47  City of Santa Paula. 2040 General Plan Update – Draft Program EIR. Accessed March 2025. 
https://www.spcity.org/DocumentCenter/View/1703/City-of-Santa-Paula-2040-General-Plan---Volume-II-DEIR-Revised-Final-
Tracked-2020-03-04.  

48  Appendix I: Water Tech Memo 

49 CalRecycle. SWIS Facility Detail. “Toland Road Landfill (56-AA-0005).” 
https://www2.calrecycle.ca.gov/SolidWaste/SiteActivity/Details/606?siteID=3952. Accessed January 2023. 

50 CalRecycle. Waste Characterization. “Estimated Solid Waste Generation Rates.” Accessed March 2025. 
https://www2.calrecycle.ca.gov/WasteCharacterization/General/Rates.  
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3.19  Wildfire  

Summary of Analysis in the Final EIR 

At the time of the preparation of the Final EIR (Final EIR) for the East Gateway Project, wildfire was 
not included in the CEQA Guidelines Appendix G Checklist and, therefore, analysis was not required. 
However, the Final EIR analyzed environmental impacts related to wildland fires within Section 5.8: 
Hazards and Hazardous Materials of the Final EIR. 

The East Gateway Project EIR identified that the Project area was designated as a local responsibility 
area (LRA) and had been ranked as having little or no threat to having an extreme threat due to 
wildland fires. In addition, the City’s General Plan Safety Element designates the East Gateway 
Project Area as a low range fire hazard area. Notwithstanding, new development within the East 
Gateway Project Area would be developed in accordance with the SPMC, Title 15, Chapter 150: 
Building Regulations, which include fire prevention measures. For these reasons, exposure of people 
or structures to a significant risk of loss, injury, or death involving wildland fires, including where 
wildlands are adjacent to urbanized areas or where residences are intermixed with wildlands, would 
be less than significant. 

Analysis of Proposed Project  

Within the City of Santa Paula, fire protection is provided by the Ventura County Fire Department 
(VCFD), and regulated by the VCFD’s Unit Strategic Fire Plan, as well as adopted standards and 
guidelines, which serve to reduce fire hazards in the City. The Project Site is within an urbanized area 
of the City and is not located on or near state responsibility area (SRA) or local responsibility area 
(LRA) lands classified as Very High Fire Hazard Severity Zone (VHFHSZ).51,52  Therefore, the proposed 
Project would not expose people or structures, either directly or indirectly, to a significant risk of loss, 
injury or death involving wildland fires. Additionally, the Project Site is not located on a hillside and 
the development of the proposed Project would not change or exacerbate current risks that expose 
the proposed Project occupants to pollutant concentrations from a wildfire or the uncontrolled 
spread of the wildfire. 

According to the City’s Emergency Operations Plan, the Project Site is located within Sector #3 East 
Side.53 The Project Site is not located within a disaster route, and the nearest disaster route is located 
along 12th street, approximately 0.5 miles west of the Project Site.54 According to the Transportation 

 

51  City of Santa Paula, California. 2040 General Plan. March 2020. Accessed March 2025. https://www.spcity.org/213/Long-Range-
Planning-Special-Studies. 

52  CALFire. “Fire Hazard Severity Zone Viewer.” Accessed March 2025. 
https://experience.arcgis.com/experience/03beab8511814e79a0e4eabf0d3e7247/.  

53  City of Santa Paula, California. Emergency Operations Plan. 2019. Accessed March 2025. https://www.spcity.org/710/Emergency-
Services.  

54  City of Santa Paula, California. Emergency Operations Plan. 2019. Accessed March 2025. https://www.spcity.org/710/Emergency-
Services.  
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Analysis Memo (Appendix F), the proposed Project would not result in inadequate emergency 
access with regard to internal site access and the broader emergency services network.  

As previously discussed, the proposed Project would involve the installation of utility infrastructure 
on the Project Site during grading activities. The proposed Project would be developed in accordance 
with the regulations of the California Building Code and Santa Paula Municipal Code Title 15, Chapter 
150: Building Regulations, which includes fire prevention measures. Impacts related to fire resulting 
from the installation of infrastructure on the Project Site would be less than significant. 

No new potentially significant impacts would occur as a result of the proposed Project. 
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