Resolution No. PC 2022-18 EXHIBIT A

Exhibit A - Resolution No. PC2022-18
CONDITIONS OF APPROVAL
CONDITIONAL USE PERMIT NO. 354, ARCHITECTURAL REVIEW NO. 21-07 JJWR
HOLDINGS MANUFACTURING AND RV STORAGE PROJECT

General Conditions

1. Conditional Use Permit No. 354 and Architectural Review 21-07 shall be valid for 12 months
from the effective date of said City Council approvals unless the applicant requests an
extension of time and granted by the Planning Commission. The conditional use permit shall
expire and shall become void one year following the date on which the conditional use
became effective, unless prior to the expiration of one year a building permit is issued and
construction is commenced and diligently pursued toward completion, or a certificate of
occupancy is issued.

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

3. Within five business days of project approval, the applicant shall submit to the Planning
Division a check made payable to the County of Riverside in the amount of $50 for filing
the CEQA Notice.

4. RV Storage uses shall be a secondary use for the project site and shall occupy less than 50%
of the proposed condominium warehouse spaces to be considered consistent with the
Coachella General Plan’s identification of automotive uses as secondary uses. Any future
Zoning Ordinance Amendments to the Coachella Municipal Code or General Plan
Amendment or Use Interpretation that expressly allows RV storage to be considered a
primary use in the M-H Zone or Industrial District shall override this condition of approval.

Architectural Design

5. Trash enclosures installed for the project shall be architecturally compatible with the building
and include storage areas for recycling containers. The enclosure shall be constructed to
Burrtec Waste Management Standards and be consistent with the Design Guidelines. Both
Burrtec Waste Management and the City Engineer shall approve the location of the trash
enclosure.
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6. All roof mounted mechanical equipment, except solar panels, shall be view obscured by a
parapet wall greater in height than the equipment installed. Ground mounted mechanical
equipment shall be view obscured by landscaping or enclosure.

7. Outdoor storage areas shall be obscured from public view and specifically shall not be visible
from any public roads.

8. If buried cultural materials are discovered inadvertently during any earth-moving operations
associated with the project, all work within 50 feet of the discovery should be halted or
diverted until a qualified archaeologist can evaluate the nature and significance of the finds.

9. If human remains are discovered, HSC 87050.5 prohibits any further disturbance until the
Riverside County Coroner has made the necessary findings as to the origin. Human remains
of Native American origin will need to be treated per consultations among the Most Likely
Descendant, the City of Coachella, and the project proponent in accordance with PRC
85097.98.

Landscaping

10. Landscaping and irrigation shall be provided in accordance with Section 17.54.010(J) of the
Municipal Code and in accordance with the State Model Water Efficient Landscape Ordinance
(AB 1881). Water budget calculations, including the Maximum Applied Water Allowance
(MAWA) and Estimated Total Water Use (ETWU) shall be provided as part of the
landscaping and irrigation plan.

11. Desert Gold groundcover shall be modified from 1/8” to 3/4”.
12. Cobble and boulders are identified on the conceptual landscape plan legend but not shown on
the plan. Provide locations of cobble and boulders on the final landscape plan for approval

by the Development Services Director.

13. Provide landscape improvements in areas of the proposed retention basin on the final
landscape plan.

General - Engineering

14. A focused Traffic Analysis (TA) shall be prepared for the project by an appropriately licensed
professional engineer. Prior to the preparation of the TA, the engineer shall submit a scoping
letter for the TA for the City Engineer’s approval. The TA shall include but not limited to
identification of trip generation, traffic distribution and impact on existing transportation
facilities and at time of General Plan build-out, all relevant, ingress and egress movements,
lines of sight, queuing analysis, and alignment studies (preliminary signing and striping plan).
Applicant shall obtain approval of site access and circulation from the Fire Marshall.
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15.

16.

17.

18.

19.

20.

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

A comprehensive drainage report, prepared by California Registered Civil Engineer, shall be
submitted for review and approval by the City Engineer prior to issuance of any permits. The
report shall contain pre- and post-development hydrology maps showing on-site and off-site
tributary drainage areas and shall be prepared in accordance with the requirements of the
Riverside County Flood Control District. Adequate provisions shall be made to accept and
conduct the existing tributary drainage flows around or through the site in a manner which
will not adversely affect adjacent or downstream properties. If the design of the project
includes a retention basin, it shall be sized to contain the runoff resulting from a 10-year storm
event and the runoff from a 100-year storm event shall be contained within basin with shallow
ponding (3.5' max.). The basin shall be designed to evacuate a 10-year storm event within 72
hours. The size of the retention basin(s) shall be determined by the hydrology report and be
approved by the City Engineer. Retention basin shall be provided with a minimum of 2.00
feet sandy soil if determined to contain silt or clay materials. Maximum allowable percolation
rate for design shall be 10 gal./s.f./day unless otherwise approved by the City Engineer. A
percolation test for this site is required to be submitted. A combination drywell vertical drain
field shall be constructed at all points where runoff enters the retention basin. Drywell &
vertical drain field design shall be based on soils borings made at the proposed drywell
locations after the retention basins have been rough graded. Minimum depth shall be 45-feet.
A log that includes sieve analysis for each strata of the borings shall be submitted to the City
Engineer for confirmation of depth of the vertical drain fields. Underground retention under
the proposed parking area will be considered as an alternative to surface retention subject to
the approval of the City Engineer.

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

A storm water quality management plan shall be prepared for the project by California
Registered Civil Engineer in compliance with NPDES and State Water Quality Control Board
regulations. The project shall be designed to specify preferential use of Low Impact
Development Best Management Practices that reduce pollutants and runoff volume.
Applicant shall comply with the valley wide NPDES permit requirements including but not
limited to submittal of a WQMP for plan review accompanied by a $3,000 plan check deposit
for approval including executed maintenance agreement. All unused plan check fees will be
refunded to the applicant upon approval of the Final WQMP.

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

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

22. Site access improvements shall be in conformance with the requirements of Title 24 of the
California Administrative Code. This shall include access ramps for off-site and onsite streets
as required.

23. Applicant shall obtain approval of site access and circulation from Fire Marshall.

24. The applicant shall provide necessary utility easements for 11D and underground overhead
distribution lines within the project boundaries. Applicant shall submit to the City a letter from
11D that satisfies this requirement.

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

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

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

PRECISE GRADING:

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

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

31. Provide and record a reciprocal use and maintenance agreement to assure common ingress
and egress and joint maintenance of all common access, parking areas and drives.
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32.

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

STREET IMPROVEMENTS:

33.

34.

35.

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

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

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

1) Enterprise Way- Public Roadway as shown on the RAC and per these comments shall
include the following:
a. Street measured at Center line to westerly curb shall have a width of 26-foot

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

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

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

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

SEWER and WATER IMPROVEMENTS:
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36.

37.

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

Applicant shall construct all off-site and on-site water improvements and any other incidental
works necessary to complete the improvements. Size and location of sewer and water
improvements shall be approved by the City Engineer.

PRIOR TO ISSUANCE OF BUILDING PERMITS:

38.

39.

40.

41.

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

Provide a set of proposed Covenants, Conditions and Restrictions (CC&R) for review and
approval. The proposed CC&Rs shall contain the Association’s/Owner’s maintenance
obligations with respect to various facilities including, but not limited to, right-of-way and
private landscaping, private streets, sidewalks, utilities, street lights, and Water Quality
Management Plan (WQMP) features. This document must be submitted to and approved by
the City before it is submitted to any other governmental entity. The City of Coachella shall
be listed as a third party beneficiary.

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

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

PRIOR TO RELEASE OF OCCUPANCY PERMITS/ACCEPTANCE OF PUBLIC

IMPROVEMENTS:

42.

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

43.

44,

45.

46.

47.

48.

Final landscaping and irrigation plans shall be submitted to the Development Services
Department for review and approval. Said plans shall conform to the landscaping plan
submitted as part of the subject Architectural Review, and as conditioned herein. Landscape
lighting shall be incorporated. All landscape materials shall be identified on a legend and
identified graphically on a landscape plan including planting counts, tree caliper, and planted
tree heights.

Landscaping and irrigation shall be provided in accordance with Section 17.54.010(J) of the
Municipal Code and in accordance with the State Model Water Efficient Landscape
Ordinance (AB 1881). Water budget calculations, including the Maximum Applied Water
Allowance (MAWA) and Estimated Total Water Use (ETWU) shall be provided as part of
the landscaping and irrigation plan.

The proposed landscape shall be in conformance with the City's Landscape Development
Guidelines and should include water-efficient plantings as encouraged for the commercial
development. A detailed landscape and irrigation plan shall be submitted that addresses
landscape requirements for the project site. All landscaping shall fulfill the general
requirements of the Coachella Municipal Code Chapter 17.54 as follows:

a. Internal landscaping equal to a minimum of five percent 5% of the parking area and
driveway area is required and shall be distributed throughout the parking area.

b. All landscape planter beds in interior parking areas shall be not less than five (5) feet
in width and bordered by a concrete curb not less than six (6) inches nor more than
eight (8) inches in height adjacent to the parking surface. The landscaped planter along
the north side of the drive-thru lane shall be a minimum of five feet in width.

c. Where adrive aisle abuts the side of a parking space a landscaped planter shall separate
the parking space from the drive aisle.

d. At least one (1) fifteen (15) gallon tree shall be provided within the parking area for
every ten (10) parking spaces, with size, height and species acceptable to staff.

e. All internal landscape planters shall have permanent and automatic sprinkler or drip
irrigation systems.

The landscape plan shall be revised to accommodate usable areas at the west side of Building
A for residents and the customers of the retail space that allow for greater visibility and
consistent with the Pueblo Viejo Revitalization Plan goals for common use spaces. Plant
trees in grates on east and west sides of Building A retail space.

The Planning Division may request minor substitutions of plant materials or request
additional sizing or quantity of materials during plan check.

The applicant shall submit, and must obtain approval from the Development Services
Director, a letter from a registered landscape architect confirming that landscaping and
irrigation have been installed in accordance with the approved plans prior to issuance of a
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certificate of occupancy. Any damaged, dead or decayed landscaping landscape areas within

the remainder of the commercial center shall be replaced per approved landscape plans upon

landscape inspection by the Development Services Department and prior to issuance of a
certificate of occupancy.

49. The site landscaping shall be maintained in good condition at all times, and the owner or
operator of the facility shall be responsible for replacing any damaged, dead or decayed
landscaping as soon as practicable, and in accordance with the approved landscape plan.

50. Include low intensity landscape lighting.

Coachella VValley Water District:

51. Applicant must comply with Coachella Valley Water District regulations pertaining to
irrigation infrastructure protect-in-place practices, relocation or abandonment of
infrastructure, if needed.

Fire Department (chris.cox@fire.ca.gov 760-393-3386)

52. Fire Hydrants and Fire Flow: Prior to the issuance of building permits, plans for the water
system shall be submitted to the fire department for review and approval. The water system
shall be capable of delivering the required fire flow. Based on the application, the largest
proposed building is 4500 square feet, assuming construction type VB, with fire sprinklers,
therefore the minimum required fire flow is 1000 gallons per minute at 20 psi for 2 hours.
Fire hydrant location and spacing shall comply with the fire code. An approved water supply
for fire protection during construction shall be made available prior to the arrival of
combustible materials on site. Reference 2019 California Fire Code (CFC) 507.5.1, 3312,
Appendices B and C.

53. Fire Department Access: Prior to building permit issuance, a fire access site plan shall be
approved. Approved vehicle access, either permanent or temporary, shall be provided during
construction. CFC 503.1.1, 3310.1 and 503.2.1

54. Requests for installation of traffic calming designs/devices on fire apparatus access roads
shall be submitted and approved by the Office of the Fire Marshal. Ref. CFC 503.4.1

55. Phased Construction Access: If construction is phased, each phase shall provide approved
access for fire protection prior to any construction. Ref. CFC 503.1

56. Construction Permits Fire Department Review: Submittal of construction plans to the Office
of the Fire Marshal will be required.
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57. Prior to building permit issuance, a statement of intended use from the owner or business
representative shall be provided to the Office of the Fire Marshal about the proposed
manufacturing, operations, and storage in the building. Ref. CFC 105.4.2.

58. Fire Sprinkler System: All new commercial structures 3,600 square feet or larger shall be
protected with a fire sprinkler system. Ref CFC 903.2 as amended by the City of Coachella.

59. Fire Alarm and Detection System: A water flow monitoring system and/or fire alarm system
may be required and determined at time of building plan review. Ref. CFC 903.4, CFC 907.2
and NFPA 72.

60. Knox Box and Gate Access: Buildings shall be provided with a Knox Box. The Knox Box
shall be installed in an accessible location approved by the Office of the Fire Marshal. Gates
installed across access walkways and maintained locked shall be provided with approved
Knox equipment. Electric gate operators shall be provided with Knox key switches. Electric
gate operators shall also be connected to a remote signal receiver compatible for use with the
preemption devices on the Riverside County fire apparatus. The gate shall automatically
open upon receiving a remote signaled form the fire apparatus and remain in the fully open
position for a minimum of 20 seconds. Ref. CFC 506.1

61. Addressing: All commercial buildings shall display street numbers in a prominent location
on the street side of the premises and additional locations as required. Ref. CFC 505.1

Environmental Compliance:

62. Must submit water and sewer plans for approval and determine impacts to systems from
Utilities Dept. - project required to connect to City public sewer and water system.

63. Detailed plumbing and mechanical plans required.

64. Tenant Improvements must submit a Source Control survey to determine necessary
pretreatment controls.

65. WQMP: required for priority projects - Parking lot > 5,000 sq. ft. or > 25 parking spaces -
CC&R found in the WQMP incomplete and will need to be completed for approval.
66. Install Above Ground "Double Check Detector Assembly” DCDA for fire system.

67. Install RP/Backflow device at least 12" within all water meters servicing landscape,
commercial and or industrial facilities.

68. Install separate AMI 4-G metering system for each building.

69. Install separate AMI 4-G water service meter for irrigation system.
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70. Verify if truck docks are below the grade and submit design for drainage system.



