RESOLUTION NO. 3884

A RESOLUTION OF THE CITY OF SANTA PAULA PLANNING COMMISSION
APPROVING A CONDITIONAL USE PERMIT (DESIGN REVIEW, LANDSCAPE
PLAN, SHOPPING CENTER, FAST FOOD RESTAURANT, FAST FOOD
RESTAURANT WITH DRIVE-THROUGH, GROCERY STORE, HARDWARE
STORE, HOME IMPROVEMENT STORE WITH OUTDOOR DISPLAY OF
LUMBER/GARDEN) AND RECOMMENDING CITY COUNCIL APPROVAL OF
TENTATIVE MAP NO. 6101 FOR THE DEVELOPMENT OF A 14.22-ACRE
(APPROX.) VACANT SITE IN THE EAST AREA 2 (‘EAST GATEWAY’)
PLANNING AREA AT 18114 EAST TELEGRAPH ROAD WITH A NEW
NEIGHBORHOOD RETAIL COMMERCIAL CENTER

PROJECT NO. (2025-CDP-02)

The Planning Commission of the City of Santa Paula does resolve as follows:

SECTION 1: The Planning Commission finds and declares that:

A.

On March 28, 2025, Parkstone Group (Project Representative) submitted an application on
behalf of Santa Paula East, LLC (Applicant) for a Conditional Use Permit (Design Review,
Landscape Plan, Shopping Center, Fast Food Restaurant, Fast Food Restaurant with Drive-
Through, Grocery Store, Hardware Store, Home Improvement Store with Outdoor Display
of Lumber/Garden) and approval of Tentative Map No. 6101 for the development of a 14.22-
acre (approx.) vacant site in the East Area 2 (‘East Gateway’) Planning Area at 18114 East
Telegraph Road with a new neighborhood retail commercial center;

The project site is located on the easterly end of Santa Paula, and includes four (4) abutting
parcels (APNs 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 SR126. All four parcels are
owned by Santa Paula East, LLC. These parcels were officially annexed into the City in
early 2013, as part of the Ventura LAFCo approval of the East Area 1 annexation. Regional
access to the site is provided by SR126 and SR150. Local access to the site is provided by
Hallock Drive and Telegraph Road;

The Santa Paula General Plan land use designation for the site is Mixed Use:
Commercial/Light Industrial and the site is zoned C-LI (Commercial/Light Industrial) within
a Housing Opportunity (HO) overlay zone. 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, but has been rendered largely moot by the City's code
update to allow residential uses by-right in commercial zones. Regardless, as a commercial
project, the HO overlay would not be utilized in this case;

Per SPMC §16.15.020, Land Use and Permit Requirements, C-LI Zone, Planning
Commission approval of a Conditional Use Permit is necessary for approval of a Shopping
Center (50,000-150,000 gross square feet of leasable area), Fast Food Restaurant, Fast
Food Restaurant with Drive-Through, Grocery Store, Hardware Store, and Home
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Improvement Store with Outdoor Display of Lumber/Garden, all of which will be constructed
as part of this proposed shopping center;

Per SPMC §16.66, Drive-Through Facilities, Planning Commission approval of a Conditional
Use Permit is necessary for approval of drive-through facilities to ensure that they do not
result in adverse impacts on adjacent properties and residents or on surrounding
neighborhoods due to customer and employee parking demand, traffic generation, noise,
light, litter, or cumulative impact of such demands in one area, consistent with the goals,
objectives, and policies of the General Plan;

Per SPMC §16.80, Subdivision Regulations, approval of a Tentative and Final Map is
required for all subdivisions creating five or more parcels; and when the land consists of a
parcel or parcels of land having approved access to a public street or highway which
comprises part of a tract of land zoned for industrial or commercial development, and which
has the approval of the governing body as to street alignments and widths. The Planning
Commission must hold a public hearing to consider the Tentative Map application and
determine the extent to which the Tentative Map complies with the City’s General Plan and
municipal code and recommend to the City Council whether to approve, conditionally
approve, or deny the Tentative Map application;

This application was reviewed by the City’s Planning Division, in part, for consistency with
the General Plan and conformity with the Santa Paula Municipal Code (“SPMC”);

The City’s Planning Division reviewed the Project’s environmental impacts pursuant to the
California Environmental Quality Act (Public Resources Code §§ 21000, et seq., “CEQA”),
the regulations promulgated thereunder (14 Cal. Code of Regulations §§15000, et seq., the
“CEQA Guidelines”), and the City’s Environmental Guidelines (“Santa Paula Guidelines”);
CEQA, CEQA Guidelines and, Santa Paula Guidelines collectively referred to as “CEQA
Regulations”;

The City’s Planning Division completed its review and scheduled a public hearing regarding
the application before this Commission for June 23, 2026;

On June 23, 2026, the Planning Commission opened a public hearing to receive public
testimony and other evidence regarding the Project including, without limitation, information
provided to the Commission by the Applicant’s representative;

The Planning Commission considered the information provided by City staff, public
testimony, and the Applicant’s representative. This Resolution, and its findings, are made
based upon the evidence presented to the Commission at its hearing on June 23, 2026,
including, without limitation, the staff report submitted by the Planning Division.

SECTION 2: Factual Findings and Conclusions. The Planning Commission finds the following
facts exist:

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
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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 (8) proposed retail commercial buildings include two larger buildings,
approximately 28,000 and 35,000 square feet in size, and six (6) smaller buildings ranging
in size from approximately 1,875 to 7,600 square feet, as shown in the project plans
(Attachment C). Tenants proposed for the two (2) larger buildings include a neighborhood
market/grocery store for Building A and a rural lifestyle/home improvement store for Building
H, which includes a 24,000 (approx.) square foot outdoor display area. Buildings C, F, and
G are proposed as fast food/quick service restaurants with drive-throughs. At this time,
Buildings B, D, and E are proposed as small retail shops, restaurants without drive-throughs,
and a bank;

The project site supported an avocado orchard until approximately 2006, when the trees
were removed and the site was graded. Currently, the project site is vacant. The project
site ranges in elevation from approximately 305 to 310 feet above mean sea level and
generally slopes from the northeast to southwest. The project site carries an “A99” flood
hazard zone designation, as identified on FEMA Map No. 06111C0781E and related Letter
of Map Revision materials. As conditioned, proposed building pads, equipment pads, and
finished floor elevations within the FEMA Special Flood Hazard Area shall be elevated at
least one foot above the FEMA 100-year Base Flood Elevation, or to such higher elevation
as may be required by the City Engineer, Building Official, FEMA requirements, or applicable
law;

The site of the proposed subdivision is zoned Commercial-Light Industrial (C-LI) under the
City zoning code, and has a General Plan land use designation of Mixed Use: Commercial-
Light Industrial. The proposed uses are either permitted or conditionally permissible under
the City zoning code, which promotes commercial use in the C-LI zone, and consistent with
the General Plan goals for that area of providing a range of goods and services for the entire
community at a concentrated scale.

SECTION 3: Conditional Use Permit Findings. Pursuant to SPMC § 16.218.040, the Planning
Commission makes the following findings:

A.

The proposed use at the particular location is necessary or desirable to provide a service or
facility that will contribute to the general convenience or welfare of the neighborhood or
community. Santa Paula has not seen construction of a brand-new, ground-up shopping
center in decades. The Santa Paula Center at 550-660 W. Main St., currently anchored by
Vons and CVS y mas, was originally built in 1978, and extensively redeveloped and
renovated in the mid -2000's. The former Kmart Center was approved in the late 1980's to
feature Kmart, another anchor store, smaller retail shops and restaurants. The Kmart building
was constructed and opened in 1991, but the rest of the complex was never built, for a variety
of reasons. Kmart closed as part of the chain's overall bankruptcy in early 2020, and the long-
vacant retail site has since been approved for redevelopment as residential townhomes. No
large retailer has filled the goods and services void left by Kmart since its closing, and the
bankruptcy shuttering of the Rite Aid store on Harvard Blvd. in mid-2025 has only further
limited the retail options of Santa Paula residents. Vons, and Superior Grocers at 280
Harvard Blvd., are the only large grocery stores in Santa Paula, and are located at the
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westerly and central sections of the city. No large grocery store is located near the eastern
end of the city. Considering the population growth on the east end brought by the ongoing
construction at the Harvest at Limoneira development, along with the soon-to-open Citrus
Flats apartments on East Telegraph Rd., a large grocery store and home improvement/rural
lifestyle retailer are clearly needed to serve both new and existing Santa Paula residents.
Santa Paula is also home to several smaller hardware/supply/home improvement stores,
notably Miner's Ace Hardware in the Santa Paula Shopping Center and Frank's Paint and
Hardware on Main Street. There is no large home improvement or rural lifestyle retailer in
the city. Here again, a definite need exists for more options for residents. Therefore, the
proposed use is desirable and will contribute to the general convenience and welfare of the
community;

B. The characteristics of the proposed use are not unreasonably incompatible with the types of
uses permitted in the surrounding areas. The project site is located on vacant land next to a
new 300-unit apartment complex set to open in late 2026, and abuts the main entry into the
ongoing Harvest at Limoneira development of several thousand new homes. The proposed
tenant mix will address the needs of the Santa Paula citizenry for a large grocery store on
the east end of the city and a large retail home improvement/rural lifestyle store. Proposed
buildings, landscaping, parking, entrances/exits, paths of travel, delivery routes, and traffic
circulation have been thoroughly reviewed and thoughtfully arranged on the project site to
maximize efficient usability and minimize potentially detrimental impacts. Additionally, the
proposed fast food drive-through facilities are complementary to the retail uses in the
proposed shopping center and are similar in size and service to existing facilities directly
across from the east end of the project site on Hallock Drive, and are not anticipated to result
in any significant level of damage or nuisance from noise, glare, smoke, odors, fumes, dust,
or vibration.

C. The proposed use is consistent with the objectives, policies, general land uses, and programs
of the Santa Paula General Plan. The project is consistent with Land Use Goal LU3:
Balanced Land Use and Economic Opportunity; Land Use Policy LU1.2: Commercial and
Industrial Neighborhoods and LU1.8: Quality Development, and Economic Development
Policy EDD 1.2: Business Attraction of the 2040 General Plan.

D. Granting of a Conditional Use Permit is not detrimental to the public health, safety, or general
welfare nor injurious to property or improvements in the zone or neighborhood in which the
property is located because adherence with this Resolution will ensure that the Project must
comply with all applicable laws, codes, and regulations. The granting of a Conditional Use
Permit is to ensure consistency with land use regulations and compatibility with surrounding
properties. All project plans have been reviewed and approved by applicable City and
County divisions and departments. As conditioned, the project will comply with all applicable
development standards in the Santa Paula Municipal Code.

SECTION 4: Design Review. Pursuant to SPMC § 16.226, Design Review is required to ensure
that adverse aesthetic and environmental impacts on and surrounding the site are minimized:

A. The proposed project’'s architectural design is intended to reflect Santa Paula’s rural,
agricultural, and Heritage Valley context through a contemporary ranch/agrarian design
vocabulary. The design uses varied building massing, articulated facades, pedestrian-scale



entries, muted earth-tone colors, standing seam metal roof elements, and materials intended
to complement the surrounding area while providing a cohesive appearance for the
commercial center..

Proposed landscaping shall comply with the California Model Water Efficient Landscape
Ordinance and applicable City landscaping standards. The final landscape plan shall
emphasize drought-tolerant, climate-appropriate, non-invasive plant materials, with
California-native species used where appropriate and feasible. Landscaping shall include
shade trees, perimeter planting, parking lot landscaping, shrubs, and low-growing
vegetation intended to soften views of parking areas, enhance the Telegraph Road frontage,
and provide visual continuity throughout the project site.

SECTION 5: Tentative Map. Required Findings. Pursuant to Government Code § 66474, the

Planning Commission recommends the City Council make the following findings to approve TM
6101, subject to the conditions of approval:

A.

The proposed subdivision is consistent with applicable general and specific plans. The
proposed subdivision has been reviewed for conformity and deemed consistent with the
adopted 2040 City of Santa Paula General Plan. There is no Specific Plan for the project
site, but it does fall within the East Area 2 Specific Plan Planning Area. The site of
the proposed subdivision is zoned Commercial-Light Industrial (C-LI) under the City zoning
code, and has a General Plan land use designation of Mixed Use: Commercial-Light
Industrial. The proposed uses are either permitted or conditionally permitted under the City
zoning code;

The design and improvement of the proposed subdivision is consistent with the
applicable general plan and specific plans. The design and improvement of the proposed
subdivision has been reviewed for conformity and deemed consistent with the adopted 2040
City of Santa Paula General Plan. There is no Specific Plan for the project site, but it
does fall within the East Area 2 Specific Plan Planning Area. The site of the proposed
subdivision is zoned Commercial-Light Industrial (C-LI) under the City zoning code, and has
a General Plan land use designation of Mixed Use: Commercial-Light Industrial. The
proposed uses are either permitted or conditionally permitted under the City zoning code;

The site is physically suitable for the type of development. The site of the proposed Tentative
Map No. 6101 is currently vacant and cleared of agricultural trees. The site is able to
physically accommodate the proposed number of lots, future improvements, site
landscaping, and parking, while complying with all applicable development regulations,
such as street widths, lot sizes, and requirements in the City Subdivision and Zoning
Codes, street standards, and development standards. Further, as conditioned, proposed
building pads, equipment pads, and finished floor elevations within the FEMA Special Flood
Hazard Area shall be elevated at least one foot above the FEMA 100-year Base Flood
Elevation, or to such higher elevation as may be required by the City Engineer, Building
Official, FEMA requirements, or applicable law;

The site is physically suitable for the proposed density of development. The site has a
total area of 14.22 acres. The site is physically suitable for the proposed density and
intensity of development. The site has a total area of approximately 14.22 acres and is
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proposed to be subdivided into eight commercial lots, together with associated access,
parking, landscaping, drainage, utility, and common-area improvements. The proposed
buildings, parking fields, drive aisles, pedestrian routes, loading areas, outdoor display area,
drainage improvements, and landscape areas are shown on the project plans and Tentative
Map No. 6101. As conditioned, the project will comply with applicable development
standards, access requirements, utility requirements, drainage requirements, and public
safety requirements. Based on the record, the site is physically suitable for the proposed
commercial subdivision and related development intensity.;

The design of the subdivision or and the proposed improvements are not likely to cause
substantial environmental damage or substantial and avoidable injury to fish or wildlife or
their habitat. The design of the subdivision and the proposed improvements are not likely
to cause substantial environmental damage or substantially and avoidably injure fish or
wildlife or their habitat. The project site is vacant and was previously cleared of agricultural
trees. The City reviewed the project pursuant to CEQA, the previously certified East
Gateway Specific Plan Final Environmental Impact Report, State Clearinghouse No.
2011071068, and the Addendum prepared for the proposed project. Based on substantial
evidence in the record, including the Addendum and prior FEIR, the Planning Commission
finds that the subdivision and related improvements would not result in new significant
environmental effects or a substantial increase in the severity of previously identified
significant effects, and no subsequent or supplemental EIR is required.;

The design of the subdivision and the proposed improvements are not likely to cause
serious public health problems. The design of the subdivision and the proposed
improvements are in compliance with all required standards. The subdivision proposes
facilities and adequate infrastructure to support the proposed commercial uses. In addition,
as conditioned, the subdivision and related improvements are required to comply with all
applicable federal, state, county, and City laws, regulations, and standards, including but
not limited to the currently adopted California Building Code, California Fire Code, California
Mechanical Code, California Electrical Code, California Plumbing Code, California Green
Building Standards Code, City development standards, and applicable Ventura County Fire
Protection District requirements. Further, the proposed subdivision will not involve the
generation, disposal, use, release, or transportation of a significant amount of toxic or
hazardous substances and will not create noxious or offensive odors. Therefore, it is
not anticipated that the proposed subdivision will cause serious health problems;

The design of the subdivision and the type of improvements will not conflict with
easements of record or established by court judgment or acquired by the public at large for
access through or use of property within the proposed subdivision; or, if such easements
exist, that alternate easements for access or for use will be provided and these will be
Substantially equivalent to ones previously acquired by the public. Review of the
subdivision has revealed that the improvements will not conflict with existing easements
acquired for the purposes of providing public access through, or use of, the property;

The proposed subdivision will not discharge waste into an existing community sewer
system in violation of existing requirements prescribed by the California regional water
quality control board pursuant to Division 7 (commencing with Section 13000) of the Water
Code. There is sufficient capacity at the Santa Paula Water Recycling Facility to treat the
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volume of wastewater generated by the proposed subdivision;

l. The subdivision is in the interest of the public health and safety because the proposed
development would improve and extend City infrastructure and utilities to better serve the
project site and the surrounding area;

J. The subdivision is a necessary prerequisite to the orderly development of the surrounding
area for the reasons described above.

SECTION 6: Environmental Assessment. The Planning Commission makes the following
environmental findings:

A. The City has reviewed the Project pursuant to the California Environmental Quality Act,
Public Resources Code section 21000 et seq., the CEQA Guidelines, 14 California Code
of Regulations section 15000 et seq., the City’s environmental procedures, the previously
certified East Gateway Specific Plan Final Environmental Impact Report, State
Clearinghouse No. 2011071068, and the Addendum prepared for Project No. 2025-CDP-
02.

B. The Planning Commission has independently reviewed and considered the prior FEIR,
the Addendum, the staff report, the project plans, public testimony, written comments,
and all other evidence in the record before acting on the Project.

C. Based on substantial evidence in the whole record, the Planning Commission finds that
the Project does not involve substantial changes that would require major revisions to the
prior FEIR due to new significant environmental effects or a substantial increase in the
severity of previously identified significant effects; that no substantial changes have
occurred with respect to the circumstances under which the Project would be undertaken
that would require major revisions to the prior FEIR; and that no new information of
substantial importance shows that the Project would result in new significant effects,
substantially more severe significant effects, or new feasible mitigation measures or
alternatives that would substantially reduce significant effects and that were not
previously adopted.

D. The Planning Commission therefore finds that the Addendum is the appropriate CEQA
document for the Project and that no subsequent or supplemental EIR is required. The
prior FEIR, Addendum, and applicable mitigation measures and conditions of approval
are incorporated into the record for this Project.

SECTION 7: Approval & Recommendation. The Planning Commission makes the following
approval, and recommendation to the City Council:

A.  Subject to the conditions listed in the attached Exhibit “A,” which are incorporated into this
Resolution by reference, the Planning Commission approves the Conditional Use Permit,
Design Review, Landscape Plan, and related land use approvals for Project No. 2025-CDP-
02.



B. The Planning Commission recommends that the City Council approve Tentative Map No.
6101, subject to the applicable Conditions of Approval set forth in Exhibit “A,” which are
incorporated into this Resolution by reference.

SECTION 8: Reliance on the Record. Each and all of the findings and determinations in this
Resolution are based on the competent and substantial evidence, both oral and written, contained
in the entire record relating to the project. The findings and determinations constitute the
independent findings and determinations of the Planning Commission in all respects and are
fully and completely supported by substantial evidence in the record as a whole.

SECTION 9: Limitations. The Planning Commission’s analysis and evaluation of the project is
based on the best information currently available. It is inevitable that in evaluating a project that
absolute and perfect knowledge of all possible aspects of the project will not exist. One of the
major limitations on analysis of the project is the Planning Commission’s lack of knowledge
of future events. In all instances, best efforts were made to form accurate assumptions.
Somewhat related to this are the limitations on the City's ability to solve what are in effect
regional, state, and national problems and issues. The City must work within the political framework
within which it exists and with the limitations inherent in that framework.

SECTION 10: Summaries of Information. All summaries of information in the findings, which
precede this section, are based on the substantial evidence in the record. The absence of any
particular fact from any such summary is not an indication that a particular finding is not based in
part on that fact.

SECTION 11: Effectiveness; Advisory Recommendation on Tentative Map. The Planning
Commission’s approval of the Conditional Use Permit, Design Review, Landscape Plan, and related
land use approvals set forth in Section 7.A shall take effect in accordance with the appeal provisions
in Section 14 and all applicable provisions of the Santa Paula Municipal Code. The Planning
Commission’s action on Tentative Map No. 6101, as set forth in Section 7.B, is advisory only and
constitutes a recommendation to the City Council. No final action on Tentative Map No. 6101 shall
occur unless and until the City Council approves, conditionally approves, or denies Tentative Map
No. 6101.

SECTION 12: This Resolution will remain effective until superseded by a subsequent resolution.

SECTION 13: The Commission Secretary is directed to mail a copy of this Resolution to Applicant
and Applicant’s Representative and to any other person requesting a copy.

SECTION 14: Appeal. This Resolution, including the Planning Commission’s approval of the
Conditional Use Permit, Design Review, Landscape Plan, and related land use approvals, may be
appealed in accordance with Chapter 16.206 of the Santa Paula Municipal Code. Any appeal must
be filed in writing with the City Clerk within ten calendar days after adoption of this Resolution;
provided, however, that if the tenth day falls on a weekend or City holiday, the appeal period shall
be extended to the next City workday. A timely and effective appeal shall stay the decision to which
the appeal relates pending review. The Planning Commission’s recommendation concerning
Tentative Map No. 6101 is advisory to the City Council and shall be transmitted to the City Council
for final action on the Tentative Map.
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PASSED AND ADOPTED this 23rd day of June 2026.

ATTEST:

James Mason
Secretary, Planning Commission

APPROVED AS TO FORM:

b

Henry Castillo
Assistant City Attorney

Austir-Auger

Chairperson, Planning Commission
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EXHIBIT A

CONDITIONS OF APPROVAL
Resolution No. 3884
Project No. 2025-CDP-02
Santa Paula East Shopping Center
18114 East Telegraph Road
(APNS: 107-0-042-070, -080, -045, -065)

In addition to all applicable provisions of the Santa Paula Municipal Code (“SPMC”), Santa Paula
East, LLC (“Applicant” and/or “Property Owner”), for itself and its successors and assigns, shall
comply with the following Conditions of Approval for the City of Santa Paula’s approval of Project
No. 2025-CDP-02. These Conditions of Approval shall run with the subject property and shall
bind the Applicant, Property Owner, future property owners, tenants, lessees, operators,
successors, and assigns, as applicable.

PUBLIC WORKS/ENGINEERING DEPARTMENT:

General Conditions

1. If any hazardous waste or material is encountered during the construction of this project,
all work must be immediately stopped and the Ventura County Environmental Health
Department, the Ventura County Fire Protection District, the Santa Paula Police
Department, and the City Engineer and Public Works Director must be notified
immediately. Work may not proceed until clearance has been issued by all of these
agencies.

Permit-Specific Conditions

2. All parking areas and drive aisles must be surfaced with asphalt, concrete, or other
surface acceptable to the Community and Economic Development Director, City Engineer
and Public Works Director, and must include adequate provisions for drainage, National
Pollution Discharge Elimination System (NPDES) compliance, striping and appropriate
wheel blocks, curbs, or posts in parking areas adjacent to landscaped areas. All parking,
loading and common areas must be maintained at all times to ensure safe access and
use by employees, public agencies and service vehicles.

Operational Requirements (Commercial)

3. Construction Phasing Plan. Prior to or concurrently with issuance of a Zoning
Clearance for a Grading Permit, the Applicant shall submit a construction phasing plan
for review and approval by the Community and Economic Development Director, City
Engineer, and Public Works Director. The plan shall identify the sequence of grading,
underground utilities, stormwater improvements, access improvements, fire access,
parking areas, landscaping, building construction, temporary fencing, dust control,
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erosion control, truck routes, staging areas, and anticipated dates for each phase. Each
phase shall maintain safe access for emergency vehicles, construction vehicles,
pedestrians, bicyclists, adjacent properties, and public agencies, and shall include
temporary measures to minimize dust, noise, traffic, stormwater, and visual impacts..

Landscaping, Lighting & Maintenance Requirements

4. All landscaping must be maintained in a healthy and thriving condition, free of weeds,
litter and debris. All paved surfaces: including, but not limited to, the parking area and
aisles, on-site walkways must be maintained free of litter, debris and dirt. Walkways,
parking areas and aisles must be swept, washed, or vacuumed regularly. When swept
or washed, litter, debris and dirt must be trapped and collected to prevent entry to the
storm drain system in accordance with NPDES requirements.

5. Developer shall submit a stormwater quality control measures maintenance and
operations plan ("the Plan") for this project. The property owner is responsible for the
long-term maintenance and operation of all BMPs included in the project design. Upon
request by the City, property owner shall provide written proof of ongoing BMP
maintenance operations twice a year, once immediately prior to October 1st and once in
April. No grading or building permit shall be issued until the City Engineer approves the
Plan and Developer provides an executed copy of the City’s stormwater covenant with
the Plan included as an exhibit for recordation by the City.

Engineering Division

6. Prior to construction, applicant shall submit a construction traffic control plan for the
review and approval of the City Engineer and Public Works Director. Traffic control plan
shall include construction advisory speed limits, speed limit posting locations, and
enforcement measures if needed.

7. Prior to any work being conducted within any State, County, or City right-of-way, the
applicant shall obtain all necessary encroachment permits from the appropriate agencies
and provide copies of these approved permits and the plans associated with the permits
to the City Engineer.

8. Reactive organic compounds, nitrogen oxides (ozone/smog precursor), and particulate
matter (aerosols/dust) generated during construction operations must be minimized in
accordance with the City of Santa Paula standards and the standards of the Ventura
County Air Pollution Control District (APCD). When an air pollution Health Advisory has
been issued, construction equipment operations (including but not limited to grading,
excavating, earthmoving, trenching, material hauling, and roadway construction) and
related activities must cease in order to minimize associated air pollutant emissions.

9. Prior to construction, the applicant shall post, in a conspicuous location, the construction
hour limitations and make each construction trade aware of the construction hour
limitations to the satisfaction of the City.



10.During construction the applicant shall utilize all prudent and reasonable measures

11.

(including installation of a 6-foot-high chain link fence around the construction site(s)
and/or provision of a full time licensed security guard) to prevent unauthorized persons
from entering the work site at any time and to protect the public from accidents and injury.

Prior to the issuance of a Grading Permit, the applicant shall post sufficient surety with
the City, in a form acceptable to the City Engineer and Public Works Director,
guaranteeing completion of all onsite and offsite improvements required by these
Conditions of Approval and/or the Municipal Code including, but not limited to grading,
street improvements, storm drain improvements, temporary and permanent Best
Management Practice (BMP) for the control of non-point water discharges, landscaping,
fencing, and bridges. Grading and backbone improvements shall be designed, bonded,
and constructed as a single integrated project, unless the City Engineer and Public Works
Director approve phased construction in writing. Any approved phasing shall identify the
improvements required before issuance of each building permit and before occupancy of
each building or phase, including access, fire protection, drainage, stormwater quality,
utilities, parking, lighting, pedestrian access, landscaping, and erosion control.

12. Prior to the issuance of a Grading Permit, the applicant shall provide written proof to the

City Engineer that any and all wells that may exist or have existed within the project have
been properly sealed, destroyed or abandoned per Ventura County Ordinance No. 4468
and per California Department of Conservation, Division of Qil, Gas, and Geothermal
Resources requirements.

13. During construction written weekly progress reports and a grading completion report must

be submitted to the City Engineer and/or the City Inspector by the project geotechnical
engineers. These reports must include the results and locations of all compaction tests,
as-built plans of all required fill removal, over excavation and remedial grading, including
geologic mapping of the exposed geology of all excavations showing cut cross-sections
and sub-drain depths and locations. The lists of excavations approved by the engineering
geologist must also be submitted. Building permits will not be issued without
documentation that the grading and other pertinent work has been performed in
accordance with the geotechnical report criteria and applicable Grading Ordinance
provisions.

14.During construction, the applicant shall provide temporary irrigation, hydroseeding and

erosion control measures, approved by the Community and Economic Development
Director, City Engineer and Public Works Director. Temporary grading is defined to be any
grading partially completed and any disturbance of existing natural conditions due to
construction activity. These measures will apply to a temporary or permanent grading
activity that remains or is anticipated to remain unfinished or undisturbed in its altered
condition for a period of time greater than thirty (30) calendar days except that during the
period October 1 to April 15 these measures will be implemented immediately.
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15. All construction equipment and vehicles must be stored or parked on the subject site, and
must not be stored or parked on City streets, except as may be permitted by the City
Engineer for a specified temporary period through written authorization or as agreed upon
as a result of the Construction Management Plan to be developed, reviewed and
approved by the City.

16.Grading may occur between October 1 and April 15 only when approved in writing by the
City Engineer, Public Works Director, and Community and Economic Development
Director, and only when approved erosion control measures are installed and maintained.
In order to start or continue grading operations between October 1 and April 15, project-
specific erosion control plans that provide detailed Best Management Practices for
erosion control during the rainy season must be submitted to the City Engineer and Public
Works Director no later than September 1 of each year that grading is in progress. During
site preparation and construction, the contractor shall minimize disturbance of natural
groundcover on the project site until such activity is required for grading and construction
purposes. Between October 1 through April 15 all graded slopes must be covered with a
woven artificial covering immediately after completion of each graded slope. Grading
operations must cease if the applicant fails to place effective best management measures
on graded slopes immediately after construction. No slopes may be graded or otherwise
created when the National Weather Service local three-day forecast for rain is twenty
percent (20%), or greater, unless the applicant is prepared to cover the permanent and
temporary slopes before the rain event. The artificial covering and planting will be to the
satisfaction of the Community and Economic Development Director, City Engineer, and
Public Works Director.

17.Prior to the commencement of any construction activities (including site demolition), the
applicant shall comply with the City standard requirements for dust control, including, but
not be limited to, minimization of ground disturbance, application of water/chemicals,
temporary/permanent ground cover/seeding, street sweeping, and covering loads of dirt
for the review and approval of the City Engineer and Public Works Director. All clearing,
grading, earth moving, excavation, soil import and/or soil export operations must cease
during periods of high winds (greater than 15 mph averaged over one hour).

18.At least one (1) week prior to commencement of grading or construction, the applicant
shall prepare a notice that grading or construction work will commence. This notice shall
be posted at the site and mailed to all owners and occupants of property within five-
hundred feet (500") of the exterior boundary of the project site, as shown on the latest
equalized assessment roll. The notice must include current contact information for the
applicant, including all persons with authority to indicate and implement corrective action
in their area of responsibility, including the name of the contact responsible for maintaining
the list. The names of individuals responsible for noise and litter control, tree protection,
construction traffic and vehicles, erosion control, and the twenty-four (24) hour emergency
number, must be expressly identified in the notice. The notice must be re-issued with each
phase of major grading and construction activity. A copy of all notices must be
concurrently transmitted to the Community and Economic Development Department. The



notice record for the City must be accompanied by a list of the names and addresses of
the property owners notified and a map identifying the notification area.

19. Applicant has full right to exercise the service of a new engineer responsible at any time
during a project. When there is a change in engineer, the applicant/owner shall notify the
City Engineer and Public Works Director in writing within 48 hours of such change. Said
letter shall specify successor California Registered Civil Engineer and shall be stamped
and signed and dated by said engineer in responsible charge and shall accept
responsibility of project. The letter will be kept on file at the City.

20.Prior to issuance of a Grading Permit the applicant shall coordinate with Caltrans District
7 Office of Permits for any encroachments within State right of way, including, but not
limited to, right of way access, excavations, and drainage connections. Evidence of
Encroachment Permit Approval is required prior to the issuance of a Grading Permit.

21.Prior to issuance of a Grading Permit, site access and fire hydrant locations shall be
reviewed and approved by the Ventura County Fire Department.

22_All other requirements, notes and regulations arising from plan review as determined
necessary by the City and their reviewers shall be incorporated into the design as required
by the City prior to Grading Permit issuance.

23.Prior to issuance of a Grading Permit, existing utility points of connection shall be potholed
to verify location and elevation. An encroachment permit shall be obtained from Public
Works prior to related work being performed in Public Right of Way or easements. Utility
plans shall be updated as necessary prior to final approval.

24 . Prior to issuance of a Grading Permit the applicant shall be responsible for identifying all
easements and related encumbrances on the project plans and related documents and
ensuring that all such easements and encumbrances are not impeded, burdened, and
are adequately maintained in accordance with the terms and language of the original
easement. Determination of such compliance shall be subject to the City of Santa Paula
Public Works approval.

25.Grading operations involving the hauling of dirt shall be controlled and reasonable efforts
to avoid the spillage of dirt onto public streets shall be enforced. The grading contractor
shall maintain on site at all times a means of preventing blowing dust within the project
site and onto adjacent sites.

26.Any deviations from the approved grading plan must be reviewed and approved in
advance by the Public Works Department. The City Engineer may issue a Stop Work
Order if field conditions deviate from the approved plans without obtaining prior approval
from all appropriate City Departments.
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27.The applicant shall have a tract map prepared for the project. Such map shall be prepared
by a Registered Land Surveyor, licensed to practice in the State of California, or a
Registered Civil Engineer, whose status allows him to practice land surveying, licensed
in the State of California.

28.The tract map shall contain a title sheet that includes provisions for signatures of parties
required to appear on the map, including, but not limited to, those listed in the Title Report.
In addition, the cover sheet shall contain provisions for the signature of the City Surveyor,
City Engineer, and the Community Development Director of the City of Santa Paula.

29.The final map shall contain a plat which reflects the subject property, property lines,
easements of record, any new easements proposed (which are intended to be conveyed
by the final map), a metes and bounds legal description, basis of bearings, data tables
and other pertinent data.

30.The final map shall be recommended for approval by the Public Works and Community
Development Departments and approved by the City Council of the City of Santa Paula.

31.If the applicant wishes to record the final map prior to issuance of the Grading permit,
then, the applicant shall provide a Subdivision Improvement Agreement (SIA). SIA shall
be recorded and approved by the City.

Grading & Geotechnical

32.The applicant shall submit precise grading plans, prepared by a California Registered
Civil Engineer, detailing the design of finished surfaces including parking lot pavement,
drive aisles, curbs, gutter, local depressions, sidewalks, disabled accessible parking,
ramps, connections to public right-of-way, existing or planned transit stops along East
Telegraph Road, and disabled-access circulation within the site. The plans should include
design grades for proposed buildings, including pad and finished floor elevations, required
over-excavations cut/fill slopes, keyways, subdrains, limits and details of any required
remedial grading. Required retaining walls shall be detailed with top of wall/top of footing
callouts every 25 to 50 feet, related finished grades at the top of walls, and details of
provisions for subdrains and connections to approved points of disposal. Precise grading
plans shall be submitted to the Public Works and Community and Economic Development
Departments for review and approval prior to the issuance of a Grading Permit.

33.Flood Elevation. Proposed building pads, equipment pads, and finished floor elevations
within the FEMA Special Flood Hazard Area shall be elevated at least one foot above the
FEMA 100-year Base Flood Elevation, or to such higher elevation as may be required by
the City Engineer, Building Official, FEMA requirements, or applicable law. Required
elevation information shall be shown on the precise grading plans and building permit
plans.

34.The applicant shall submit a design level Geotechnical Report prepared by a
Geotechnical Engineer and Engineering Geologist. The Geotechnical Report shall
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provide specific recommendations for cutffill slopes, foundations, retaining walls,
temporary excavations, utility trenches, by the proposed development. The report shall
present detailed geotechnical recommendations for design and construction of the
proposed project and improvements, as well as mitigation of known geologic hazards.
The Geotechnical Report shall be prepared in accordance with the County of Ventura
standards and shall be submitted to the Public Works Department for review and approval
prior to the issuance of a Grading Permit.

35.All pavement structural sections shall be designed by the project Geotechnical Engineer
and Engineering Geologist and submitted in conjunction with the final geotechnical report
for review and approval by the Public Works Department prior to the issuance of a
Grading Permit.

36.All slopes shall be 2:1 (horizontal to vertical) or less in accordance with the approved
geotechnical studies.

37.The applicant shall provide for the mitigation of the potential for liquefaction and lateral
spreading based on the recommendations in the project Geotechnical Report.
Liquefaction mitigation measures and related plans and details shall be submitted to the
Public Works Department for review and approval prior to the issuance of a Grading
Permit.

38.The applicant shall eliminate or remediate all geologic hazards associated with this
proposed development to the satisfaction of the Public Works Department.

39. Prior to issuance of Grading Permit the applicant shall delineate required over-excavation
limits (horizontal/vertical) to address the removal of loose alluvium deposits below
undocumented fill on the project Grading Plans.

40.During grading, the project geotechnical engineer shall observe and approve all keyway
excavations, and related removals to depth specified in the approved geotechnical report
or compact subgrade (whichever is deeper), and installation of all sub-drains including
their connections. All fill slope construction must be observed and tested by the project
geotechnical engineer, and the density test results and reports submitted to the City
Engineer and Public Works Director to be kept on file. Cuts and slopes must be observed
and mapped by the project geotechnical and civil engineers who will provide any required
slope modification recommendations based on the actual geologic conditions
encountered during grading. Written approval from the City Engineer and Public Works
Director must be obtained prior to any modification of approved plans or geotechnical
report requirements.

41.The applicant agrees to address any and all Geotechnical Design and Geological Hazard
Mitigation requirements not contained within these conditions, associated with the
proposed development that may arise during final design.
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42.Prior to final design the applicant shall provide a current copy of the preliminary title report
(dated within the last ninety (90) days of the initial submittal date), for the subject property.

43.The applicant’s engineer shall plot all referenced easements on the site plans and grading
plans. All existing and proposed easements shall be reflected on the project plans.

44 .During construction all grading and excavation shall be observed and documented by the
project Geotechnical Engineer, who shall verify that the excavation, grading, subdrainage,
backfill, compaction, and related operations are executed by the site construction
personnel in conformance with the provisions of the approved Geotechnical Report. Any
deficiencies noted shall be brought to the attention of the grading contractor and the City.
Such observations, verifications, related tests, and other pertinent documentation shall
be submitted to the Public Works and Community and Economic Development
Departments for review and approval prior to the issuance of a Building Permit.

45.Rough Grade Report. At the completion of rough grading, the project Geotechnical
Engineer shall submit a comprehensive rough grade report summarizing the required
observations, verifications, related tests, and other pertinent documentation to Public
Works and Community and Economic Development Departments for review and approval
prior to the issuance of a Building Permit. The report shall include the results of all
compaction tests as well as a map depicting the limits of over excavation, observed
geologic conditions, locations of all density tests, locations and elevations of all removal
bottoms, and location and elevation of all retaining wall back-drains and outlets.

46.Rough Grade and Building Pad Certifications. Upon completion of rough grading, the
applicant shall submit Rough Grade and Building Pad Certifications on the City’s forms.
The certifications shall be signed by the project Geotechnical Engineer and project Civil
Engineer, as well as the Grading Contractor. The certification shall be accompanied by
as-built survey where deemed necessary by the City Engineer to verify compliance with
the limits and elevations required by the approved grading and drainage plans. The
Rough Grade and Building Pad Certifications shall be reviewed in conjunction with the
Rough Grade Report by the City of Santa Paula Public Works Department for approval
prior to the issuance of a Building Permit.

47.Approval of Rough Grading. The project Rough Grade Report and Rough Grade and
Building Pad Certifications shall be reviewed and approved by the City Engineer.
Evidence of such approval shall be provided to the Community and Economic
Development Department, Building and Safety Division, prior to the issuance of a Building
Permit. No Building Permit shall be issued for the project without these approvals.

48.Final Grade Certification. Prior to the issuance of a certificate of occupancy (C of O) for
any structure, the applicant shall submit a Fine Grade Certification on the City’s form for
that structure. The project can be phased and a Fine Grade Certification can be issued
per building. The final grade certification shall be reviewed and approved by the City
Engineer prior to issuance of a C of O for the project.

63



49.Prior to the issuance of a C of O, the applicant shall submit elevation certifications for
proposed buildings on forms provided by FEMA.

50.During construction, the applicant shall over-excavate any loose alluvium deposits below
undocumented fill, characterize geotechnical conditions at bottom depth and perform
testing and evaluation to delineate and substantiate over excavation depths. Limits of
over excavation shall be approved by the City prior to the placement of engineered fill in
excavated areas.

51.Prior to the issuance of a Grading Permit the applicant shall perform additional tests within
all proposed onsite infiltration areas in conformance with the Ventura County Technical
Guidance Manual for Stormwater Quality Control Measures. Test results and related
infiltration recommendations shall be incorporated in the project Geotechnical Report and
the design of proposed drainage facilities.

52.The applicant shall provide a geotechnical map prior to issuance of Grading Permit
depicting geological data from subsurface field explorations, limits of known fill, geological
contacts, and structures. Applicant shall utilize final grading plans as a base map for
geotechnical map and provide any additional geotechnical recommendations based on
the final grading and geotechnical map.

53.Prior to the issuance of a Grading Permit the applicant shall provide recommendations
for foundation design for the proposed buildings to address anticipated accumulative
seismic and static settlements. Such recommendations shall be included in the profile
geotechnical report and incorporated in the plans.

54.The applicant shall determine the expansion potential of the finish grade materials at the
completion of grading. Grading and foundation design recommendations shall address
the expansion potential of finish grade materials. Recommendations shall be included in
the rough grade report and pad certification and approved by the City Engineer prior to
the issuance of a building permit.

55.At the completion of grading the applicant shall provide samples of the upper grade
materials tested for R-Value. Final recommendations for pavement design should be
based on the R-Values of the finish grade materials.

56.At the completion of grading the applicant shall provide samples of the onsite soils
collected and tested for corrosion potential. Final recommendations for measures
including cement type should be based on the corrosion potential of the finish grade
allowable materials, concrete type, and protective measures. Recommendations shall be
included in the rough grade report and pad certification and approved by the City Engineer
prior to the issuance of a building permit.

57.During construction all foundation excavations must be observed and approved by the
Project Geotechnical Consultant prior to placement of reinforcing steel.
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58.The final grading, drainage, shoring, and foundation plans shall be reviewed, signed and
wet stamped by the project geotechnical consultant.

59.The final shoring and foundation plans shall be reviewed and approved by the Community
and Economic Development Department Director.

Public and Private Streets & Related Improvements

60.Prior to construction of any public improvement, the applicant shall enter into an
agreement with the City to complete public improvements, with sufficient surety posted to
guarantee the complete construction of all improvements, except as specifically noted in
these Conditions of Approval.

61.Prior to final inspection of improvements, the project Registered Civil Engineer shall
submit certified original "record drawing" plans with three (3) sets of paper prints and the
appropriate plan revision review fees to the City Engineer and Public Works Director along
with electronic files in a format satisfactory to the City Engineer and Public Works Director.
These "record drawing" plans must incorporate all plan revisions and all construction
deviations from the approved plans and revisions thereto. The plans must be "record
drawings" on 24" X 36" Mylar® sheets (made with proper overlaps) with a City title block
on each sheet. In addition, the applicant shall provide an electronic file update of the City's
Master Base Map electronic file, incorporating all streets, sidewalks, streetlights, traffic
control facilities, street striping, signage and delineation, storm drainage facilities, water
and sewer mains, lines and appurtenances and any other utility facility installed for this
project.

62.Prior to construction of any public improvement, the applicant shall obtain an
Encroachment Permit from the City’s Public Works Department.

63.All construction involving public improvements and/or connection to public utilities shall
be performed by a competent Class A — General Engineering Contractor with a license in
good standing, issued by the Contractors State License Board.

64.The applicant shall submit a site disabled accessibility plan that addresses disabled
access paths of travel connecting common areas, parking, public right of way, public
transit stops (E. Telegraph Rd) and buildings per CBC. Site accessibility plan shall be
reviewed and approved by the City Engineer and Community and Economic Development
Director prior to the issuance of a Grading Permit.

65. Applicant shall submit a pedestrian access and circulation plan to address pedestrian
access and connections between buildings, common areas and public right of way.
Pedestrian access shall be coordinated with disabled access routes and shall consider
sight distance at intersections and crossings of vehicle travel areas. Site pedestrian
access and circulation plan shall be reviewed and approved by the City Engineer and
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Community and Economic Development Director prior to the issuance of a Grading
Permit.

66. Applicant shall submit a disabled accessible vehicle plan illustrating locations, numbers
and required dimensions of accessible parking for commercial units, common areas, and
vehicle charging spaces. The parking plan shall be reflected on the precise grading plan
with sufficient information to clarify compliance with slope limitations of the current
adopted CBC.

67.Prior to issuance of grading or building permits, the applicant shall dedicate in fee as a
twenty (20) foot wide strip of land along the project’s northern property frontage adjacent
to East Telegraph Road to accommodate roadway widening and associated pedestrian
and bicycle improvements. The dedication shall be reflected on the final map, which shall
be approved by the City and recorded with the County Recorder prior to issuance of a
Grading Permit.

68. Prior to Grading Permit the applicant shall dedicate public access easements to the City
for sidewalk improvements where sidewalks and related public circulation components
extend beyond existing public right of way, as well as for site circulation driveways where
fire, police and solid waste services access are required. Proposed easements shall be
approved and recorded by the County of Ventura prior to the issuance of a Grading
Permit.

69.Before the final inspection and/or occupancy, the Applicant/Property Owner must remove
and replace any part of existing public improvements damaged during construction of the
Project.

Drainage & Hydrology

70.Prior to issuance of a Grading Permit, the applicant shall submit on-site storm drain plans
in plan and profile format at a minimum scale of 1’=20" (maximum scale of 1"=40’), with
supporting calculations that analyze conditions before and after development for the
review and approval by the City Engineer and Public Works Director. Quantities of
stormwater, flow rates, on site and contributory offsite drainage areas and patterns,
diversions, collection systems, flood hazard areas, sumps, sump locations, detention and
NPDES facilities and drainage courses must be addressed in the drainage plans and
associated calculations.

71.All storm water detention, retention, and impoundment facilities shall provide access for
maintenance purposes. This includes, but is not limited to, maintenance access roads,
vehicle and/or man gates, and adequate space to maneuver equipment.

72.1f drainage is conveyed to or through adjacent properties, additional easements and/or
approvals may be required prior to the issuance of a Grading Permit.
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73.The applicant shall submit a Project Drainage Report, prepared by a California Registered
Civil Engineer, to address existing and proposed hydrology, including offsite flow patterns
which currently influence the project site. Report shall address developed hydrology
associated with the site development, based on the provisions of the Ventura County
Hydrology Manual and associated methodology, addressing both 10-year and 100-year
existing and proposed drainage conditions, including provisions for the interception and
conveyance of the 10-year design storm and flood hazards associated with the 100-year
storm. Calculations for the mitigation of increased stormwater runoff shall be provided to
support on-site detention facility sizing. Calculations shall address the detailing and sizing
of area drains, catch basins and storm drain laterals on site, and shall be coordinated with
the project Storm Drain Plans. The Project Drainage Report shall be submitted to the
Public Works Department for review and approval prior to the issuance of a Grading
Permit.

74.Hydrology calculations must be per current Ventura County Standards, utilizing the VCRat
software with site specific design parameters, and to the satisfaction of the City Engineer
and Public Works Director prior to the issuance of a Grading Permit.

75.The applicant shall provide for the interception of tributary areas of offsite drainage to
maintain existing drainage patterns for adjacent properties. Onsite storm drain systems
shall be designed to accommodate the interception and associated conveyance of such
tributary offsite drainage to the satisfaction of the City Engineer and Public Works Director
prior to the issuance of a Grading Permit.

76.The applicant’s engineer shall provide for detention of on-site storm drainage based on
Ventura County Standards of no net increase in peak stormwater runoff for each
respective storm event. Such calculations shall be included in the project drainage report
to the satisfaction of the City Engineer and Public Works Director prior to the issuance of
a Grading Permit.

77.The applicant shall avoid the use of grated inlets for drainage interception at alleys,
driveways, and roadways. Side inlets shall be provided at alleys, driveways, and
roadways.

78.The localized widening of Telegraph Road will require storm drain improvements to
convey stormwater intercepted by the new curb line along the northerly project frontage.
The applicant shall quantify this flow to be intercepted and clarify the provision of storm
drain inlet(s) with associated storm drain piping to address these flows. Offsite runoff shall
be treated in the detention basin or shall be directed to the Caltrans outlet.

79.The applicant shall provide a non-erosive connection between the onsite discharge point
and the existing Caltrans culver. The connection must be reviewed and approved by
Caltrans and the City Engineer.



80.Runoff coefficient values shall be reflective of final design conditions. Storm drain
infiltration devices shall be sized according to final runoff coefficient values. Such
calculations shall be included in the Project Drainage Report to the satisfaction of the City
Engineer and Public Works Director prior to the issuance of a Grading Permit.

81.Unless specifically approved by the City, the project storm drain system shall be privately
owned and maintained. Storm drain plans shall clarify that the project storm drain system
is not to be maintained by the City of Santa Paula.

National Pollutant Discharge Elimination System (NPDES)

82.Prior to the start of grading or any ground disturbance, the applicant shall identify a
responsible person experienced in NPDES compliance who is acceptable to the City
Engineer and Public Works Director. The designated NPDES person (superintendent)
shall be present, on the project site Monday through Friday and on all other days when
the probability of rain is forty percent (40%) or greater and prior to the start of and during
all grading or clearing operations until the release of grading bonds. The superintendent
shall have full authority to rent equipment and purchase materials to the extent needed
to effectuate Best Management Practices. The superintendent shall be required to
assume NPDES compliance during the construction of streets, storm drainage systems,
all utilities, buildings, and final landscaping of the site.

83.Development shall conform to the requirements of the applicable Countywide MS4
Permit, City NPDES requirements, and other stormwater quality requirements in effect at
the time of Grading Permit issuance, unless vested rights or other legally applicable
standards require use of an earlier standard as determined in writing by the City Engineer
and Public Works Director..

84.All stormwater quality control measures, calculations, and facilities shall conform to the
Ventura County Technical Guidance Manual for Stormwater Quality Control Measures
applicable to the Project as determined in writing by the City Engineer and Public Works
Director.

85. In-tract improvements shall incorporate Low Impact Development standards.

86.A State Storm Water Pollution Prevention Plan (SWPPP) is required for all ground
disturbing activities that are greater than one acre. Prior to Grading Permit issuance, a
Notice of Intent (NOI) and the SWPPP shall be filed with the State Water Resources
Control Board, and a Waste Discharger Identification (WDID) number must be obtained.

87.Development shall conform to the 2011 Ventura County Technical Guidance requirements
for the County’s MS4 permit for new developments since the project was deemed
complete by City of Santa Paula prior to new regulations being implemented. The
applicant’s engineer shall design required water quality mitigation features and related
storm water mitigation volumes (Qpm) in accordance with the 2011 Ventura County
Technical Guidance Manual for Stormwater Quality Control Measures, NPDES and City
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requirements. Calculations shall be submitted with the Project Drainage Report. All
covenants shall be submitted to the Public Works Department for review and approval
and be recorded prior to Grading Permit issuance.

88.Prior to the issuance of a Grading Permit applicant shall provide for the mitigation of the
project’s storm water quality impacts. The applicant shall provide calculations for the
sizing and location of devices intended to mitigate such impacts and coordinate the
locations of required water quality treatment devices on the Storm Drain Plans. The
details of the required devices shall be included in the Project Drainage Report and
detailed on the project plans.

89. Prior to the issuance of any construction/Grading Permit and/or the commencement of
any ground disturbing activities, the applicant for projects with facilities identified as
subject to the State Board General Industrial and Commercial permits shall prepare and
submit a Stormwater Pollution Prevention Plan (SWPPP). The SWPPP must address
post-construction compliance with stormwater quality management regulations for the
project. The SWPPP, improvement plans and grading plans must note that the contractor
shall comply with the latest edition of the California Best Management Practices New
Development and Redevelopment Handbook, published by the California Stormwater
Quality Association. The SWPPP must comply with the Ventura Countywide Stormwater
Quality Management Program Land Development Guidelines, Technical Guidance
Manual for Stormwater Quality Control Measures, and the Stormwater Management
Program (SMP) to develop, achieve, and implement a timely, comprehensive, cost-
effective stormwater pollution control program to reduce pollutants to the maximum extent
practicable. The SWPPP must be prepared in compliance with the form and format
established in the Ventura Countywide Stormwater Quality Management Program, and
submitted, with appropriate review deposits, for the review and approval of the City
Engineer/Public Works Director. The proposed plan must also address all relevant
NPDES requirements, maintenance measures, estimated life spans of Best Management
Practices facilities, operational recommendations and recommendations for specific Best
Management Practices technology, including all related costs. The use of permanent
dense ground cover planting approved by the City Engineer/Public Works Director and
Community and Economic Development Director is required for all graded slopes.
Methods of protecting the planted slopes from damage must be identified. Proposed
management efforts during the lifetime of the project must include best available
technology. “Passive” and “natural” BMP drainage facilities are to be provided such that
surface flows are intercepted and treated on the surface over biofilters (grassy swales),
infiltration areas and other similar solutions. The use of filters, separators, clarifiers,
absorbents, adsorbents or similar “active” devices is not acceptable and may not be used
without specific prior approval of the City Council. The use of any bioremediation,
biological filtering of stormwater, and similar measures that operate without annual
maintenance, and are failsafe, are required; that when maintenance is needed, they
would present the need in an obvious fashion and will be maintainable in a cost effective
and nondisruptive manner. As deemed appropriate for each project, the SWPPP must
establish a continuing program of monitoring, operating and maintenance to:



Water

Provide discharge quality monitoring.

Assess impacts to receiving water quality resulting from discharged waters.
|dentify site pollutant sources.

Educate management, maintenance personnel and users, to obtain user
awareness and compliance with NPDES goals.

Measure management program effectiveness.
Investigate and implement improved BMP strategies.

Maintain, replace and upgrade BMP facilities (establish BMP facility inspection
standards and clear guidelines for maintenance and replacement).

[{peei) (P 1)

Secure the funding, in perpetuity, to achieve items “a” through “g” above.

90. Prior to the issuance of a Grading Permit the applicant shall submit a comprehensive
water utility plan clarifying:

a.

b.

The proposed water system alignment and meter configuration for each building;

The existing City water system easements to be quitclaimed;

The proposed alignment, width and extents of easements to be conveyed for
proposed water mains and related appurtenances.

91.Upon approval of the water utility plan, the applicant shall submit plans for the on-site
water system for approval by the Public Works Department Water Division in plan and
profile format at a minimum scale of 1"=20’ (maximum scale of 1"=40’). The on-site water
system and related design shall comply with the City’s Water Standards, with water mains
designed to meet vertical and horizontal separation requirements in accordance with
California State Water Resources Control Board’s Title 22 Code of Regulations, without
a requirement for the approval of waivers by the Board’s Division of Drinking Water
(DDW). Details of required separation from and crossings above site storm drain and
sewer system components shall be provided as necessary to clarify compliance. On-site
water system plans and details shall be submitted to the Public Works Department for
review and approval prior to the issuance of a Grading Permit.

92.Prior to the issuance of a Grading Permit all water system facilities and appurtenances
shall be approved by the Public Works Department Water Division.
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a. Water meters shall be sized per the latest edition of the California Plumbing Code.

b. Separate irrigation meters are required. The landscaping and irrigation design shall
meet the Mandatory Water Conservation requirements, with metering and meter
locations to be approved by the Public Works Department Water Division.

93.Water system improvements must be constructed as approved by the City Engineer.

These improvements will consist of the installation and test of backflow devices approved
by the Ventura County Health Department. Separate water services must be installed to
serve all units and fire services. The size of the fire services will be subject to approval of
the Ventura County Fire Department. All services must be connected to the existing water
main by a qualified person. Proposed water mains shall be provided with isolation valves
to allow for shutdowns of no more than 2 buildings groups at a time.

94.Proposed water meters shall be located only within sidewalks or parkways.

95.Unless specifically approved by the City, the on-site water system laterals are not to be

maintained by the City.

96.Prior to the first building permit, the applicant shall either pay water in-lieu fees in

accordance with SPMC or dedicate project required water rights within the Santa Paula
Groundwater Basin to offset projected project use.

97.Prior to the issuance of a first building permit, the applicant must pay the total estimated

Public Works Water Capital Facilities Fees in accordance with SPMC.

98.The applicant shall provide plats and legal descriptions associated with easements for

water mains and related appurtenances to be dedicated to the City. Proposed easements
and associated plats and legals shall be reviewed and approved in conjunction with the
proposed water system design by the City Public Works Department Water Division.
Proposed easements shall be approved and recorded by the County of Ventura prior to
the issuance of a Grading Permit.

Sewer

99. Prior to the issuance of a Grading Permit the applicant shall provide sewer impact study

100.

addressing the project’s sewer contribution to the existing City sewer system relative to
capacity and system hydraulics, as well as the hydraulic impacts of the proposed
relocation of the existing sewer main. The sewer impact study shall be coordinated with
the City’s recently updated Sewer Master Plan and address any existing or projected
deficiencies with the project limits, as well as deficiencies in the downstream portions of
the existing City sewer main.

Prior to the issuance of a Grading Permit the applicant shall submit a comprehensive
sewer utility plan clarifying:
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a. The proposed sewer system alignment and lateral configuration for each building;

b. The existing City sewer system easements to be quitclaimed;

c. The proposed alignment, width and extents of easements to be conveyed for
proposed sewer mains.

101. Upon approval of the sewer utility plan, the applicant shall submit plans for the project
sewer system for approval by the Public Works Department Water Division in plan and
profile format at a minimum scale of 1’=20’ (maximum scale of 1”=40’). The sewer system
and related design shall comply with the City’s Standards and shall include any off-site
reaches of sewer required to be improved to address deficiencies identified in the sewer
impact study. Sewer system plans and details shall be submitted to the Public Works
Department for review and approval prior to the issuance of a Grading Permit.

102. Unless specifically approved by the City, the on-site sewer laterals are not to be
maintained by the City of Santa Paula.

103. The applicant shall provide plats and legal descriptions associated with easements for
sewer mains to be dedicated to the City. Proposed easements and associated plats and
legals shall be reviewed and approved in conjunction with the proposed sewer system
design by the City Public Works Department. Proposed easements shall be approved and
recorded by the County of Ventura prior to the issuance of a Grading Permit.

104. Prior to final inspection, and/or occupancy, the property must be connected to the public
sewer system.

105. Sewer Connection Fee. Prior to issuance of each building permit, a separate sewer
connection fee must be paid.

106. Prior to issuance of the first building permit, the applicant must pay the total estimated
Public Works Sewer Capital Facilities Fees in accordance with SPMC.

Refuse Containers

107. Prior to Grading Permit the developer shall provide a plan addressing the location and
distribution of refuse enclosures for refuse containers throughout the project site in
accordance with City of Santa Paula Standard 428 and Santa Paula Municipal Code
16.40.110. The locations of refuse enclosures shall be detailed on the project’s precise
grading plans to address refuse truck access, maneuvering and related requirements.
Plans shall be submitted for approval shall be reviewed by the City’s solid waste service
provider (Athens) and approved by the City Engineer and Community and Economic
Development Director prior to the issuance of a Grading Permit.

PLANNING DIVISION:




General Conditions

108.

109.

110.

111.

112.

113.

114.

115.

116.

Awareness. These Conditions of Approval have been adopted with the knowledge,
understanding and consent of the Property Owner/Applicant.

Compliance. The Applicant shall comply with all federal, state, and local laws, including
all City ordinances, codes, development codes, regulations, policies, and conditions
(including those herein) and pay all applicable fees and assessments to the City. At the
time of building permit submittal, a signed Certificate of Compliance form must be
submitted to ensure the permit plans comply with the entittement requirements and
approved exhibits.

Substantial Conformance. If project requirements (including conditions of approval)
cannot be met without meeting Development Code exemptions or being considered by
the Planning Division to be in substantial conformance with the approved design, a new
review may be required. That new review, if required, must be approved prior to issuance
of any building permit.

Violation. The Property Owner/Applicant’s failure to comply with, or breach of, any project
conditions may result in the amendment or revocation of this permit, any related permits,
or other enforcement action, as may be appropriate in the case. The City may undertake
such acts and incur such expenses as it may consider necessary to effect compliance,
the cost thereof including without limitation, administration costs and recoverable
attorney’s fees to be reimbursed by the applicant or current property owners as may be
appropriate in the case.

Scrutiny. Violations of the conditions of approval may be subject to ongoing review and
the City maintains the right to initiate amendment or revocation proceedings consistent
with SPMC 16.206.070-16.206.090.

Assignment. This approval is granted for the subject property only and is not transferable
to any other site. The approval and these Conditions of Approval shall run with the subject
property and shall bind the Applicant, Property Owner, future property owners, tenants,
lessees, operators, successors, and assigns, as applicable..

Signatory. Before submitting plans to the Building and Safety Division for plan check, the
Applicant must sign the Conditions of Approval and return the wet signature to the
Planning Division.

COA’s on Plans. Plans submitted to the Building & Safety Division for building permits
must have these Conditions of Approval printed directly onto the building plans and the
Project number, “2025-CDP-02” in the title blocks of the blueprints for this Project.

Solar. The Project shall comply with all applicable solar, energy efficiency, and electric-
readiness requirements of the California Energy Code, California Green Building
Standards Code, Santa Paula Municipal Code, and other applicable state and local
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117.

118.

119.

120.

121.

requirements in effect at the time of building permit issuance. Any proposed voluntary
solar energy systems shall be shown on the applicable building permit plans or submitted
under separate permit.

Design. Exterior building designs, colors, and placements shall conform with those
presented to the Planning Commission as of the date of this approval and as shown in
the Tentative Map. Substantial changes to the approved plans or map shall be subject to
Planning Commission and/or City Council approval.

In that certain sites may be delayed in construction, a low asphalt berm or similar
separator shall be placed around these unimproved areas and a dust/erosion inhibitor
placed on the pad(s). Vacant pad(s) shall be kept free of trash, graffiti and weeds at all
times, and temporary screening methods may be required by the Planning Division to
obscure the vacant pad(s) until construction takes place.

Before final inspection, the property owner or contractor must certify a letter indicating
that all of the proposed improvements have been completed according to the approved
plans and associated conditions of approval.

Haz Mat. Prior to final inspection and/or occupancy of any tenant space involving
hazardous materials, hazardous waste, propane exchange, compressed gases,
regulated chemicals, or other CUPA-regulated activities, the tenant or operator shall
obtain all required approvals, permits, and clearances from the Ventura County Certified
Unified Program Agency / Hazardous Materials Program and shall provide evidence of
such approval to the Planning Division and Building & Safety Division.)

Air Quality. Prior to final inspection and/or occupancy of any tenant space involving
equipment, operations, or emissions requiring Ventura County Air Pollution Control
District approval or permit clearance, the tenant or operator shall obtain all required
VCAPCD permits and approvals and shall provide evidence of such approval to the
Planning Division and Building & Safety Division. This condition applies only to activities
subject to VCAPCD jurisdiction.

Tentative/Final Map

122.

123.

Tentative Map. If approved by the City Council, Tentative Map No. 6101 shall expire 24
months from the date of City Council approval, unless extended pursuant to the
Subdivision Map Act and the Santa Paula Municipal Code. The Planning Commission’s
action on Tentative Map No. 6101 is advisory only and does not constitute final approval
of the Tentative Map.

Final Map. Prior to issuance of any building permit, unless otherwise approved in writing
by the City Engineer, the Applicant shall submit a Final Map for the entire development,
or an approved phase thereof, reflecting all applicable lot mergers, subdivisions,
easements, dedications, access rights, maintenance obligations, and public/private utility
rights. The Final Map shall be reviewed by the City Engineer and other applicable City
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departments and shall be approved by the City Council and recorded with the County of
Ventura before issuance of building permits for development dependent on the
subdivision.

Landscaping

124.

125.

126.

127.

128.

129.

130.

131.

132.

All landscaping shall be in accordance with SPMC 16.15.040: Landscaping.

Prior to issuance of building permits, a complete landscaping and irrigation plan detailing
type, number and location of plants and preparation of the soil for planting shall be
submitted to and approved by the Planning Division. The landscaping shall be completed
in accordance with the approved plan prior to occupancy being granted.

Removal of any onsite trees listed as protected under SPMC 156.584 is prohibited, unless
a valid Tree Removal Permit is first obtained from the Planning Division. Existing
protected trees and protected trees proposed for removal shall be shown on all plans.
Should any protected tree(s) be planted onsite as part of new landscaping and later
require removal, a Tree Removal Permit must first be obtained from the Planning Division.

To the extent feasible, trailing vegetation shall be planted along retaining and perimeter
walls, for both aesthetic benefit and to discourage graffiti.

All landscaped areas shall be provided with a permanent underground irrigation system
controlled by an automatic watering system. This system shall be maintained in good
working order at all times by the property owner(s) or responsible party.

All landscaping shall comply with Ventura County Fire Department requirements.

All landscaping and irrigation shall be Ventura County MWELO-compliant and all required
documentation certifying compliance shall be submitted to the Planning Division prior to
commencement of any landscaping activities.

The final landscape plan shall use drought-tolerant, climate-appropriate, non-invasive
plant materials suitable for Santa Paula’s climate and the project’s commercial setting.
California-native species shall be used where appropriate and feasible, particularly in
perimeter, stormwater, and low-maintenance landscape areas. No plant species listed as
“High” or above in the California Invasive Plant Council’s Invasive Plant Inventory shall
be installed. Any non-native ornamental species shall be subject to Planning Division
approval and shall be selected for water efficiency, long-term health, compatibility with
public safety and visibility, and consistency with the approved design theme..

All vegetation shall be maintained in healthy condition after installation and after
commencement of onsite operations. Dead, dying, diseased, missing, or unsightly
vegetation shall be removed and replaced promptly with healthy plant material of the
same or substantially similar type, unless the Planning Division approves an alternative
species consistent with the approved landscape plan and Condition 131..
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Lighting

133.

134.

135.

Lighting shall comply with SPMC 16.42.050. A photometric study of permanent onsite
lighting shall be submitted to the Planning Division for review and approval prior to
installation.

Temporary construction lighting and permanent onsite lighting shall be directed downward
onto the subject property and shall not shine onto public streets, State Route 126, or
surrounding properties.

The type of light standards and light fixtures shall be shown on the final building plans
and shall be subject to the approval of the Planning Division.

Screening, Undergrounding & Trash Enclosures

136.

137.

138.

Per SPMC 16.15.030(4) all mechanical/electrical equipment and antennae must be
screened by architectural treatments compatible with the architecture of the building they
serve. All rooftop equipment must be placed behind a permanent parapet wall or
equipment screen so that it is completely screened from view from the ground level. To
the extent feasible, consideration shall be given to equipment visibility from State Route
126 as well. The mechanical equipment and method of screening shall be shown on the
building plans.

All electrical and communication conduit and conductor service facilities shall be installed
underground within the project. The applicant must make the necessary arrangements
with each of the serving utilities for underground installation.

Trash enclosures compliant with City standards shall be provided onsite and placed in
locations subject to the approval of the Planning Division, City Engineer and/or Athens
Services. Trash enclosures shall be screened in compliance with City standards.

Parking, EV Charging & Deliveries

139.

140.

141.

142.

Onsite parking shall be provided in compliance with SPMC Chapter 16.46. All parking
spaces shall be striped.

All ADA-required parking spaces, loading zones, paths of travel, and warning areas shall
be striped, marked, and/or signed in accordance with applicable state and federal laws.

Electric vehicle charging and designated parking shall be provided onsite in compliance
with SPMC Chapter 16.77 and applicable state and federal laws.

Prior to issuance of the first certificate of occupancy, the Applicant shall submit a final
delivery and truck circulation plan for review and approval by the Planning Division, City
Engineer, Public Works Director, Police Department, and Ventura County Fire Protection
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143.

Signs

144.

145.

146.

District, as applicable. The plan shall identify truck routes, loading areas, refuse collection
routes, turning templates, restricted areas, fire lane clearances, pedestrian conflict areas,
drive-through lane conflicts, delivery hours, and tenant notification procedures..

Large delivery trucks shall use the approved delivery and truck circulation plan. Delivery
operations shall not block public streets, fire lanes, required parking aisles, drive-through
queues, accessible routes, pedestrian crossings, or emergency access. The Planning
Division may require operational changes, including modified delivery hours, revised
routes, signage, striping, or tenant delivery procedures, if delivery operations create
documented circulation, safety, noise, or access impacts..

A Master Sign Plan is required for the Project pursuant to SPMC Chapter 16.48 and shall
be submitted to the Planning Division for review and approval before issuance of any
permanent sign permit and before installation of any permanent project, tenant,
monument, wall, directional, or freestanding sign. This Conditional Use Permit and
Resolution No. 3884 do not approve the Master Sign Plan or any permanent sign..

The Master Sign Plan shall be reviewed and approved by the Planning Commission, or
by such other approval authority as may be required by SPMC Chapter 16.48, before
installation of permanent signage. If the SPMC requires a separate Conditional Use
Permit, amendment, or other discretionary approval for the Master Sign Plan, the
Applicant shall obtain that approval before issuance of sign permits.

Minor revisions to an approved Master Sign Plan may be approved by the Director if the

revisions are consistent with the intent, design character, sign locations, sign types, and
maximum sign area approved in the Master Sign Plan. Substantial revisions, including
new sign types, increased sign area, new freestanding or monument signs, or changes
that materially alter the approved sign program, shall require Planning Commission
approval or other approval required by the SPMC.

Graffiti Abatement

147.

Noise

148.

Pursuant to SPMC Chapter 94: Nuisances any onsite graffiti, defacement, or vandalism
shall be abated by the property owner(s), business owner(s), or responsible party as
quickly as possible to minimize harm to persons and property in the community. This
required abatement shall apply both during the construction phase and after onsite
operations have commenced.

Construction noise shall be limited to requirements set by Building & Safety Division
and/or Public Works Department.
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149. Onsite operations following completion of construction shall comply with all applicable
requirements, sound level limits, and enforcement actions in SPMC Chapter 93: Noise.

Drive-Throughs, Outdoor Dining/Entertainment & Outdoor Retail/Storage

150. All onsite drive-through facilities shall comply with SPMC Chapter 16.66: Drive-Through
Facilities.

151. This Conditional Use Permit approves drive-through facilities for Buildings C, F, and G,
as shown in the approved project plans. Minor changes to final drive-through layout, lane
geometry, striping, menu board location, or equipment location may be approved by the
Community and Economic Development Director and/or City Engineer if the changes
remain in substantial conformance with the approved plans and do not create new
circulation, queuing, pedestrian safety, noise, lighting, or emergency access impacts. Any
substantial change, relocation, or additional drive-through facility shall require separate
discretionary approval as required by the SPMC 16.66.220..

152. SPMC 156.033 provides that all uses shall be conducted entirely within an enclosed
building in commercial zones; SPMC 16.40.080 prohibits the outdoor display of goods
and materials for sale, lease, or rent; and SPMC 16.15.050(C)(1) states all sales and
manufacturing activity in the C-LI Zone, with the exception of vehicle sales, must occur
within a fully enclosed building or other approved interior space to the principal building.
As such, sidewalks and other open areas within the project shall not be used for display
or storage of merchandise except as may be allowed under the "sidewalk sale" provisions
of SPMC 16.228 or as noted in Condition #153 below.

153. The rural lifestyle/home improvement business proposed for the combined area noted as
Building H (retail, greenhouse, shed, fenced outdoor display area, trailer equipment
display, and nearby related areas) in the project plans (Attachment C), shall be permitted
to conduct “outdoor” sales in the aforementioned areas, provided they do not pose a risk
to the public (i.e. fire or fall) and do not block public right-of-way or emergency access at
any time. Anything placed by this business in the common area of the shopping center
shall be brought back within the leased premises prior to closing each evening.

154. Onsite storage and/or retail of hazardous materials (e.g. propane tank exchange,
flammable/caustic/explosive chemicals, etc.) shall be subject to review and approval by
the Planning Division, Building & Safety Division, and/or the Ventura County Fire
Department.

155. Outdoor dining for onsite restaurants shall be subject to the requirements of SPMC
16.15.030(5) and applicable regulation by the Ventura County Environmental Health
Division.

156. Live entertainment, food trucks, vendors and special events shall be subject to review
and approval by the Planning Division and/or other applicable City/County departments.
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Shopping Carts

157.

158.

Onsite businesses choosing to provide shopping carts or other shopping assistance
devices shall do so in accordance with SPMC Chapter 100: Shopping Carts.

Before final inspection or occupancy of any tenant that provides shopping carts or similar
customer assistance devices, the tenant or Property Owner shall submit a shopping cart
containment and retrieval plan to the Planning Division for review and approval. The plan
shall comply with SPMC Chapter 100 and shall identify cart storage areas, cart corrals,
retrieval procedures, responsible contacts, signage, employee monitoring procedures,
and procedures for retrieval of carts removed from the site.

Special Conditions

159.

160.

Indemnification. The Applicant shall indemnify, protect, defend and hold the City harmless
from any and all claims, demands, lawsuits, writs of mandamus, and other actions or
proceedings (whether legal, equitable, declaratory, administrative or adjudicatory in
nature), and alternative dispute resolution procedures (including, but not limited to
arbitrations, mediations, and other such procedures), damages, costs (including, without
limitation, attorney’s fees), injuries, or liability (collectively, “Actions”) brought against the
City that challenge, attack, or seek to modify, set aside, void, or annul, any action of or
any approval issued by the City (including actions approved by the voters of the City) for
or concerning Project No. 2025-CDP-02, whether such actions are brought under the
Ralph M. Brown Act, California Environmental Quality Act, the Planning and Zoning Law,
the Subdivision Map Act, Code of Civil Procedure Sections 1085 or 1094.5, or any other
federal, state, or local constitution, statute, law, ordinance, rule, regulation, or any
decision of a court of competent jurisdiction. Should the City be named in any suit, or
should any claim be brought against it by suit or otherwise, whether the same be
groundless or not, arising out of the City approval of Project No. 2025-CDP-02, the
Applicant agrees to defend the City (at the City’s request and with counsel satisfactory to
the City), agrees to reimburse City for any costs and expenses directly and necessarily
incurred by the City in the course of the defense, and will indemnify the City for any
judgment rendered against it or any sums paid out in settlement or otherwise. For
purposes of this section “the City” includes the City of Santa Paula’s elected officials,
appointed officials, officers, employees, agents, departments, agencies, authorized
volunteers, and instrumentalities thereof.

Remains. In the event that human remains are discovered during excavation, grading, or
construction activities, all work shall cease immediately within a minimum 100-foot radius
of the find. The Ventura County Coroner shall be notified pursuant to California Health
and Safety Code Section 7050.5. If the coroner determines that the remains are of Native
American origin, the coroner shall notify the Native American Heritage Commission
(NAHC) within 24 hours. The NAHC shall designate a Most Likely Descendant (MLD),
who shall be granted access to the site and shall make recommendations for the
treatment and disposition of the remains and any associated grave goods in accordance
with Public Resources Code Section 5097.98. The applicant/developer shall comply with
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all requirements of the MLD and applicable state law. Work may resume only after
authorization from the appropriate authorities and implementation of all required
mitigation measures.

BUILDING & SAFETY DIVISION

161. The Planning project number (2025-CDP-02) and Conditions of Approval for the project
and mitigations must be printed on the building plans prior to submitting to the Building
and Safety Division for plan review.

162.

163.

164.

A statement shall be printed on the cover sheet stating: “This project shall comply with
the currently adopted editions of the California Building code, Mechanical code, Electrical
code, Plumbing code, Fire Code, Energy Code, Green Building Standards code, City of
Santa Paula Municipal Codes and all State of California and U.S. Federal regulations.”

Submittal Documents:

a. A complete set of signed and sealed set of plans shall be electronically submitted, in
pdf format, at the initial submittal and all subsequent submittals. A complete set of
plans shall include Civil Plans (for reference only), architectural plans, mechanical,
electrical, plumbing, structural, and landscape plans.

b. A signed and sealed soils report and structural calculations shall be electronically
submitted, in pdf format, on the initial submittal and all subsequent submittals.

c. Grading & Drainage, Street Improvement & Utility plans shall be submitted separately
under separate permit, issued by the Santa Paula Public Works Department.

Fees:

a. Allplan review fees shall be paid at the time of initial submittal of the project for building
plan review.

b. All permit fees shall be paid at the time of permit issuance.

c. All development impact fees shall be paid prior to final inspection.

d. Adepositin an amount determined by City of Santa Paula Public Works Department
shall be submitted for the initial plan review at the time of the initial Building Division
plan review.

e. All outstanding plan review & permit fee balances shall be paid prior to issuance of a
building permit.

f. All applicable fees shall be paid to the Santa Paula Unified School District prior to

permit issuance.
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165.

166.

167.

168.

169.

Prior to issuance of a building permit all department and agency clearances by the
Authorities Having Jurisdiction shall be completed.

Prior to issuance of a building permit a certificate of a certified pad, executed by the
Engineer of Record, shall be reviewed and approved by Public Works and submitted to
Building and Safety.

Prior to the issuance of a certificate of occupancy(s), all final inspections shall be
completed and signed off by all City Departments and Authorities Having Jurisdiction.

All State of California Division of Occupational Safety and Health Administration (Cal
Osha) standards shall be strictly enforced during the course of construction by the
Contractor of Record.

A notice of construction hours shall be posted at all entrances to the construction site.
Such notice must be titled in letters at least one inch in height and be placed at least five
feet above ground level:

“Construction Activities: 8:00 am to 6:00 pm, Monday through Friday. Powered equipment
used on a temporary, occasional or infrequent basis operated between the hours of 8:00
a.m. and 6:00 p.m. Monday through Friday. No piece of equipment may generate noise
in excess of 5 dBA at 50 feet. SPMC 93.23(C)”

FINANCE DEPARTMENT:

170.

171.

City Fees & Charges. Before the final inspection and/or occupancy, all Department/
Division (Building & Safety, Planning, Public Works and Legal) fees and charges must
be paid in full.

Business License. Within 30-days of the final inspection and/or occupancy, the business
owner(s) must obtain valid City business license(s) for all applicable business activities
onsite. Business license forms and information are available on the City website here:
(https://www.spcity.org/208/Business-License-Forms)

POLICE DEPARTMENT:

172.

173.

174.

Lighting shall be provided so that visual control of the project is available to patrolling
officers.

Landscaping shall be installed and maintained so that visual control of the project is
available to patrolling officers, particularly regarding visibility into the southwest corner of
the property.

If alarm system(s) are used, access to those respective buildings and sites must be
provided to the Police Department.
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VENTURA COUNTY FIRE DEPARTMENT (PER MEMO# FPLN26-00141 04.03.2026):

175.

176.

177.

178.

179.

180.

181.

182.

Complete - This project has been reviewed by the Ventura County Fire Protection District
and has been found to be complete.

High Fire Hazard Severity Zone - This project is in a Local Responsibility Area (LRA)
High Fire Hazard Severity Zone (HFHSZ), all structures shall meet hazardous fire area
building-code requirements. Contact the Building Department for guidance.

Fire Hazard Severity Zones Defensible Space - When located within a Hazardous Fire
Area, Fuel Modification Zone (FMZ) and/or Landscape plans shall be submitted for review
and approval to the Fire Prevention Bureau for any new building, or additions to existing
buildings. Plans shall be submitted prior to landscaping installation or Final Fire
Inspection, whichever is first.

Apparatus Access Roads - Fire apparatus access roads shall comply with the currently
adopted Public Road Standards and currently adopted Ventura County Fire Code,
whichever is most restrictive.

Access Point(s) on Roads - Roads shall be provided such that any portion of the exterior
walls, at grade level, of a building or structure, is not more than 150 feet from a road as
measured by an approved route around the exterior of the building. Exception: The
distance shall be permitted to be extended to 250 feet when the building is protected by
an automatic fire sprinkler system in accordance with NFPA 13 and provided with an
approved access walkway leading from the road to the exterior openings around the
structure.

Dead-end Roads and Secondary Access - The maximum length of dead-end roads
shall not exceed 800 feet. Two means of ingress/egress shall be provided in accordance
with VCFPD access standards. Separation shall be measured at the point which each
road terminates at a location where a vehicle operator can choose two independent
directions in which to travel.

Fire Lanes - Prior to construction the applicant shall submit a scaled site plan to the Fire
District for approval of the location of fire lanes. Prior to occupancy, all fire lanes shall be
posted “NO PARKING-FIRE LANE-TOW AWAY” in accordance with California Vehicle
Code, the California Fire Code and current VCFPD Fire Lane Standards. All signs and/or
Fire Lane markings shall be within recorded access easements.

Access Road Certification - The access road(s) shall be certified by a registered civil
engineer as having an all-weather surface in conformance with Public Works and/or Fire
District standards. This certification shall be submitted to the Fire District for review and
approval prior to occupancy.
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183.

184.

185.

186.

187.

188.

189.

Construction Access - Prior to combustible construction, a paved all-weather access
road/driveway suitable for use by a 20-ton Fire District vehicle shall be installed at
locations approved by the Fire District.

Construction Access Utilities - Prior to combustible construction, all utilities located
within the access road and the first lift of the access road pavement shall be installed. A
minimum 20-foot clear width shall remain free of obstruction during any construction
activities within the development once combustible construction starts.

Fire-Flow Verification - The applicant shall provide to the Fire District, verification from
the water purveyor that they can provide the required fire flow in accordance with the
current adopted edition of the California Fire Code, Appendix B.

Fire Hydrant(s) Required - Fire hydrant(s) shall be provided in accordance with the
current adopted edition of the California Fire Code, Appendix C and adopted
amendments. On-site fire hydrants shall be required as determined by the Fire District.

Fire Hydrant Design (Commercial, Industrial, Multi-family buildings) - Fire hydrants
shall be installed and in service prior to combustible construction and shall conform to the
minimum standard of the Ventura County Public Works Waterworks Manual and the
following.

= Each hydrant shall be a 6-inch wet barrel design and shall have one 4-inch and
two 2 z-inch outlet(s).

= The required fire flow shall be achieved at no less than 20-psi residual pressure.
* Fire hydrants shall be set back from the curb face 24-inches on center.

= No obstructions, including walls, trees, lights, signposts, and meters shall be
placed within three feet of any hydrant.

= A concrete pad shall be installed extending 18-inches in all directions from the fire
hydrant.

= Ground clearance to the lowest operating nut shall be between 18 to 24-inches.

Fire Hydrant Installation - Prior to combustible construction on any parcel, a fire hydrant
capable of providing the required fire flow and duration shall be installed and in service
along the access road at a location approved by the Fire District, but no further than 250
feet from the building site. The owner of the combustible construction is responsible for
the cost of this installation.

Fire Sprinklers - All structures shall be provided with an automatic fire sprinkler system
in accordance with California Building Code and California Fire Code requirements, and
current Ventura County Fire Ordinance at the time of building permit application.
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190.

191.

192.

193.

194.

195.

Water System Plans - Plans for water systems supplying fire hydrants and/or fire
sprinkler systems and not located within a water purveyor’s easement, shall be submitted
to the Fire District for review and approval prior to issuance of grading and/or building
permits or signing of grading plans, whichever is first. Plans shall reflect only dedicated
private fire service lines and associated appurtenances.

Fire Alarm System - A fire alarm system shall be installed in all buildings in accordance
with the current California Building Code and California Fire Code requirements at the
time of building permit application.

Fire-Flow (Commercial, Industrial, Multi-family buildings) - The minimum fire-flow
required shall be determined as specified by the current adopted edition of the California
Fire Code Appendix B with adopted Amendments and the applicable Water Works Manual
for the jurisdiction (whichever is more restrictive). The applicant shall verify that the water
purveyor can provide the required volume and duration for the project prior to obtaining a
building permit by having them fill out VCFD Form #625, Fire-Flow Verification.

Fire Department Clearance - Applicant shall submit VCFD Form #610, Fire Permit
Application, prior to obtaining a building permit for any new structures.

Building Plan Review - Building plans of all A, E, I, H, R-1, R-2, or R-4 occupancies shall
be submitted to the Fire District for review and approval prior to obtaining a building
permit.

Address Numbers (Commercial, Industrial, Multi-family buildings) - Building address
numbers, a minimum of 10-inches high, shall be installed prior to occupancy, shall be of
contrasting color to the background, and shall be readily visible at night. Brass or gold-
plated numbers shall not be used. Where structures are set back more than 150-feet from
the street, larger numbers will be required so that they are distinguishable from the street.
In the event a structure(s) is not visible from the street, the address number(s) shall be
posted adjacent to the driveway entrance on an elevated post. Individual unit numbers
shall be a minimum of 4-inches in height and shall be posted at the front and rear entrance
to each unit. Additional address directional signs may be required at common building
entrances and stairways.

[SIGNATURES ON NEXT PAGE]

84



Docusign Envelope ID: 79CF55F7-C039-8909-812F-5DA7BD2EC7D5

By signing this document, the Applicant certifies that they have read, understood, and

agree to the project conditions listed in this document.

DocuSigned by:

S

D4CACESFZUREAS /™

Santa Paula East, LLC
(Applicant)

Parkstonb Companies
(Applicant Representative)

6/24/2026
Date

& / ;‘":f j; \:){" i:" &

Date
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