EXHIBIT A
CITY OF TEMECULA

DRAFT CONDITIONS OF APPROVAL

Planning Application No.: PA21-1525

Project Description: A Modification to the to the previously approved Temecula Valley Hospital
Master Plan that at buildout will include the existing 206,341 square foot
hospital building and 5,180 square foot storage building along with a
proposed approximately 20,000 square foot expansion to the emergency
department, a 125,000 square foot, five story second hospital tower, a
80,000 square foot, four story medical office building, and a 14,000 square
foot utility plant in Phase 2, an approximately 125,000 square foot, five story
third hospital tower, a 80,000 square, three story medical office building,
and a four story parking structure with the existing helipad relocated from its
interim location to the roof of the parking structure in Phase 3. The project
is located at 31700 Temecula Parkway.

Assessor's Parcel No.: 959-080-039

MSHCP Category: N/A (no new grading)

DIF Category: N/A (no new grading)

TUMF Category: N/A (no new grading)

Quimby Category: N/A (non-residential)

New Street In-lieu of Fee: N/A (Project not located in the Uptown Temecula Specific Plan)
Approval Date: June 23, 2025

Expiration Date: June 23, 2028

PLANNING DIVISION
Within 48 Hours of the Approval
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Applicant Filing Notice of Determination. APPLICANT ACTION REQUIRED:

The applicant/developer is responsible for filing the Notice of Determination for the
Environmental Impact Report required under Public Resources Code Section 21152 and
California Code of Regulations Section 15904 within 48 hours of the project approval. If within
said 48-hour period the applicant/ developer has not filed the Notice of Determination as
required above, the approval for the project granted shall be void due to failure of this
condition. Failure to submit the Notice of Determination will also result in an extended period
of time for legal challenges.

FEES:

Fees for the Notice of Determination are Four Thousand One Hundred One Dollars and
Twenty-Five Cents($4,101.25) which includes the Four Thousand Fifty-One Dollars and
Twenty-Five Cents ($4,051.25) fee, required by Fish and Wildlife Code Section 711.4(d)(3)
plus the Fifty Dollars ($50.00) County administrative fee. The County of Riverside charges
additional fees for credit card transactions.

FILING:

The City shall provide the applicant with a Notice of Determination within 24 hours of approval
via email. If the applicant/developer has not received the Notice of Determination within 24
hours of approval, they shall contact the case Planner immediately. All CEQA documents
must be filed online with the Riverside County Assessor — County Clerk- Recorder. A direct
link to the CEQA filings page is available at TemeculaCA.gov/CEQA.

COPY OF FILINGS:
The applicant shall provide the City with a digital copy of the required filings within 48 hours

General Requirements

2.

Indemnification of the City. Indemnity, Duty to Defend and Obligation to Pay Judgments and
Defense Costs, Including Attorneys’ Fees, Incurred by the City. The Applicant shall defend,
indemnify, and hold harmless the City, its elected officials, officers, employees, volunteers,
agents, and those City agents serving as independent contractors in the role of City officials
(collectively “Indemnitees”) from and against any claims, damages, actions, causes of actions,
lawsuits, suits, proceedings, losses, judgments, costs, and expenses (including, without
limitation, attorneys’ fees or court costs) in any manner arising out of or incident to the
Planning Commission’s actions, this approval and the City Council’s actions, related
entittements, or the City’s environmental review thereof. The Applicant shall pay and satisfy
any judgment, award or decree that may be rendered against City or the other Indemnitees in
any such suit, action, or other legal proceeding. The City shall promptly notify the Applicant of
any claim, action, or proceeding and the City shall reasonably cooperate in the defense. If the
City fails to promptly notify the Applicant of any claim, action, or proceeding, or if the City fails
to reasonably cooperate in the defense, the Applicant shall not thereafter be responsible to
defend, indemnify, or hold harmless the City or the Indemnitees. The City shall have the right
to select counsel of its choice. The Applicant shall reimburse the City, and the other
Indemnitees, for any and all legal expenses and costs incurred by each of them in connection
therewith or in enforcing the indemnity herein provided. Nothing in this condition shall be
construed to require the Applicant to indemnify Indemnitees for any claim arising from the sole
negligence or willful misconduct of the Indemnitees. In the event such a legal action is filed
challenging the City’s determinations herein or the issuance of the approval, the City shall
estimate its expenses for the litigation. The Applicant shall deposit said amount with the City
or, at the discretion of the City, enter into an agreement with the City to pay such expenses as
they become due.
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10.

Expiration. This approval shall be used within three years of the approval date; otherwise, it
shall become null and void. Use means the beginning of substantial construction
contemplated by this approval within the three year period, which is thereafter diligently
pursued to completion, or the beginning of substantial utilization contemplated by this
approval, or use of a property in conformance with a Conditional Use Permit.

A modification made to an approved development plan does not affect the original approval
date of a development plan.

Time Extension. The Director of Community Development may, upon an application being
filed prior to expiration, and for good cause, grant a time extension of up to five extensions of
time, one year at a time.

A modification made to an approved development plan does not affect the original approval
date of a development plan.

Consistency with Planned Development Overlay. This project and all subsequent projects
within this site shall be consistent with the Temecula Hospital Planned Development Overlay
District. (PDO-9).

Compliance with EIR. The project and all subsequent projects within this site shall comply
with all mitigation measures identified within EIR No. SCH 2005031017.

Conformance with Approved Plans. The development of the premises shall substantially
conform to the approved site plan and elevations contained on file with the Planning Division.

Modifications or Revisions. The developer shall obtain City approval for any modifications or
revisions to the approval of this project.

Previous Conditions of Approval. All previous Conditions of Approval from PAQ07-0200,
PA07-0202, PA10-0194, PA13-0141, and PA18-1258 shall remain in full effect unless
superseded herein.

Future Development Plans. Each future building within the Temecula Valley Hospital Master
Plan shall be submitted individually to the Planning Department for review in the form of a
Development Plan application.

Outside Agencies

11.

Compliance with Geotechnical. The applicant shall comply with the recommendations set
forth in the Leighton Consulting, Inc transmittal dated February 21, 2022, a copy of which is
attached.

PUBLIC WORKS DEPARTMENT

General Requirements

12.

13.

14.

Conditions of Approval. The developer shall comply with all Conditions of Approval, the
Engineering and Construction Manual and all City codes/standards at no cost to any
governmental agency.

Entittement Approval. The developer shall comply with the approved site plan, the
conceptual Water Quality Management Plan (WQMP) and other relevant documents approved
during entitlement. Any significant omission to the representation of site conditions may
require the plans to be resubmitted for further review and revision.

Precise Grading Permit. A precise grading permit for on site improvements (outside of public
right-of-way) shall be obtained from Public Works.
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15.

16.

17.

18.

Haul Route Permit. A haul route permit may be required when soils are moved on public
roadways to or from a grading site. The developer/contractor is to verify if the permit is
required. If so, he shall comply with all conditions and requirements per the City’s
Engineering and Construction Manual and as directed by Public Works.

Encroachment Permits. Prior to commencement of any applicable construction,
encroachment permit(s) are required and shall be obtained from Public Works for public offsite
improvements.

Private Drainage Facilities. All onsite drainage and water quality facilities shall be privately
maintained.

Underlying Approvals. The Applicant shall comply with all the underlying Conditions of
Approval for PA07-0200 as approved on January 22, 2008 and all subsequent approvals.

Prior to Issuance of a Grading Permit

19.

20.

21.

22.

Environmental Constraint Sheet (ECS). The developer shall comply with all constraints per
the recorded ECS with any underlying maps related to the subject property.

Grading/Erosion & Sediment Control Plan. The developer shall submit a grading/erosion &
sediment control plan(s) to be reviewed and approved by Public Works. All plans shall be
coordinated for consistency with adjacent projects and existing improvements contiguous to
the site. The approved plan shall include all construction-phase pollution-prevention controls
to adequately address non-permitted runoff. Refer to the City’s Engineering & Construction
Manual at: www.TemeculaCA.gov/ECM

Erosion & Sediment Control Securities. The developer shall comply with the provisions of
Chapter 18, Section 18.24.140 of the Temecula Municipal Code by posting security and
entering into an agreement to guarantee the erosion & sediment control improvements.

NPDES General Permit Compliance. The developer shall obtain project coverage under the
State National Pollutant Discharge Elimination System (NPDES) General Permit for
Construction Activities and shall provide the following:

a. A copy of the Waste Discharge Identification Number (WDID) issued by the State Water
Resources Control Board (SWRCB);

b. The project’s Risk Level (RL) determination number; and

c. The name, contact information and certification number of the Qualified SWPPP
Developer (QSD)

Pursuant to the State Water Resources Control Board (SWRCB) requirements and City’s
storm water ordinance, a Storm Water Pollution Prevention Plan (SWPPP) shall be generated
and submitted to the Board. Throughout the project duration, the SWPPP shall be routinely
updated and readily available (onsite) to the State and City. Review
www.cabmphandbooks.com for SWPPP guidelines. Refer to the following link:
http://www.waterboards.ca.gov/water_issues/programs/stormwater/construction.shtml
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23. Water Quality Management Plan (WQMP) and O&M Agreement. The developer shall submit
a final WQMP (prepared by a registered professional engineer) with the initial grading plan
submittal, based on the conceptual WQMP from the entitlement process. It must receive
acceptance by Public Works. A copy of the final project-specific WQMP must be kept onsite
at all times. In addition, a completed WQMP Operation and Maintenance (O&M) Agreement
shall be submitted for review and approval. Upon approval from City staff, the applicant shall
record the O&M agreement at the County Recorder's Office in Temecula. Refer to the WQMP
template and agreement link: www.TemeculaCA.gov/WQMP. As part of the WQMP approval,
the Engineer of Record shall report and certify BMP construction per City of Temecula NPDES
requirements.  Should the project require Alternative Compliance, the developer is
responsible for execution of an approved Alternative Compliance Agreement.

24, RCFC&WCD Approval. A copy of the grading and improvement plans, along with supporting
hydrologic and hydraulic calculations, shall be submitted to the Riverside County Flood
Control and Water Conservation District for approval.

25. Drainage. All applicable drainage shall be depicted on the grading plan and properly
accommodated with onsite drainage improvements and water quality facilities, which shall be
privately maintained. Alterations to existing drainage patterns or concentration and/or
diverting flows is not allowed unless the developer constructs adequate drainage
improvements and obtains the necessary permissions from the downstream property owners.
All drainage leaving the site shall be conveyed into a public storm drain system, if possible.
The creation of new cross lot drainage is not permitted.

26. Drainage Study. A drainage study shall be prepared by a registered civil engineer and
submitted to Public Works with the initial grading plan check in accordance with City, Riverside
County and engineering standards. The study shall identify storm water runoff quantities (to
mitigate the 10 and 100-year storm event for 24 hour storm duration peak flow) from the
development of this site and upstream of the site. It shall identify all existing or proposed
offsite or onsite, public or private, drainage facilities intended to discharge this runoff. Runoff
shall be conveyed to an adequate outfall capable of receiving the storm water runoff without
damage to public or private property. The study shall include a capacity analysis verifying the
adequacy of all facilities. Any upgrading or upsizing of drainage facilities necessary to
convey the storm water runoff shall be provided as part of development of this project.

27. Soils Report. A soils report, prepared by a registered soil or civil engineer, shall be submitted
to Public Works with the initial grading plan submittal. The report shall address the site’s soil
conditions and provide recommendations for the construction of engineered structures and
preliminary pavement sections.

28. Letter of Permission/Easement. The developer shall obtain documents (letters of permission
or easements) for any offsite work performed on adjoining properties. The document’s format
is as directed by, and shall be submitted to, Public Works for acceptance. The document
information shall be noted on the approved grading plan.

29. American Disability Act. The developer shall ensure that all frontage areas to the proposed
development within the public right of way are ADA compliant. Any sidewalk within the public
right of way found to be non-compliant shall be the responsibility of the property owner to be
removed and replaced with ADA compliant sidewalk per the Streets and Highway Code
Section 5610.

Prior to Issuance of Encroachment Permit(s)
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30.

31.

32.

33.

Public Utility Agency Work. The developer shall submit all relevant documentation due to
encroaching within City right-of-way; and is responsible for any associated costs and for
making arrangements with each applicable public utility agency.

Traffic Control Plans. A construction area traffic control plan (TCP) will be required for lane
closures and detours or other disruptions to traffic circulation; and shall be reviewed and
approved by Public Works. The TCP shall be designed by a registered civil or traffic engineer
in conformance with the latest edition of the Caltrans Manual on Uniform Traffic Control
Devices (MUTCD) and City standards.

Improvement Plans. All improvement plans (including but not limited to street, storm drain,
traffic) shall be reviewed and approved by Public Works.

Street Trenching. All street trenches shall conform to City Standard No. 407; refer to the
City’s Paving Notes.

Prior to Issuance of Building Permit(s)

34.

Certifications.  Certifications are required from the registered civil engineer-of-record
certifying the building pad elevation(s) per the approved plans and from the soil's
engineer-of-record certifying compaction of the building pad(s).

Prior to Issuance of a Certificate of Occupancy

35.

36.

37.

38.

39.

Completion of Improvements. The developer shall complete all work per the approved plans
and Conditions of Approval to the satisfaction of the City Engineer. This includes all on site
work (including water quality facilities), public improvements and the executed WQMP
Operation and Maintenance agreement.

Utility Agency Clearances. The developer shall receive written clearance from applicable
utility agencies (i.e., Rancho California and Eastern Municipal Water Districts, etc.) for the
completion of their respective facilities and provide to Public Works.

Replacement of Damaged Improvements/Monuments. Any appurtenance damaged or
broken during development shall be repaired or removed and replaced to the satisfaction of
Public Works. Any survey monuments damaged or destroyed shall be reset per City
Standards by a qualified professional pursuant to the California Business and Professional
Code Section 8771.

Certifications. All necessary certifications and clearances from engineers, utility companies
and public agencies shall be submitted as required by Public Works.

Water Quality Management Plan (WQMP) Verification. As part of the WQMP approval, the
Engineer of Record shall report and certify BMP construction per City of Temecula NPDES
requirements. Should the project require alternative compliance, the developer is responsible
for execution of an approved Alternative Compliance Agreement.

BUILDING AND SAFETY DIVISION

General Requirements

40.

Final Building and Safety Conditions. Final Building and Safety conditions will be addressed
when building construction plans are submitted to Building and Safety for review. These
conditions will be based on occupancy, use, the California Building Code (CBC), and related
codes which are enforced at the time of building plan submittal.
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41.

42.

43.

44.

45.

46.

47.

48.

49.

Compliance with Code. All design components shall comply with applicable provisions of the
most current edition of the California Building, Plumbing and Mechanical Codes; California
Electrical Code; California Administrative Code, Title 24 Energy Code, California Title 24
Disabled Access Regulations, and Temecula Municipal Code as identified in Title 15 of the
Temecula Municipal Code.

ADA Access. Applicant shall provide details of all applicable disabled access provisions and
building setbacks on plans to include:

Disabled access from the public way to the main entrance of the building.

Van accessible parking located as close as possible to the main entrance of the building.
Accessible path of travel from parking to the furthest point of improvement.

Path of accessibility from parking to furthest point of improvement.

Accessible path of travel from public right-of-way to all public areas on site, such as trash
enclosures clubhouses, and picnic areas.

®Poo oo

County of Riverside Mount Palomar Ordinance. Applicant shall submit, at time of plan
review, a complete exterior site lighting plan showing compliance with County of Riverside
Mount Palomar Ordinance Number 655 for the regulation of light pollution. All streetlights
and other outdoor lighting shall be shown on electrical plans submitted to the Building and
Safety Division. Any outside lighting shall be hooded and aimed not to shine directly upon
adjoining property or public rights-of-way. All exterior LED light fixtures shall be 3,000 kelvin
or below.

Street Addressing. Applicant must obtain street addressing for all proposed buildings by
requesting street addressing and submitting a site plan for commercial or multi-family
residential projects or a recorded final map for single-family residential projects.

Obtain Approvals Prior to Construction. Applicant must obtain all building plans and permit
approvals prior to commencement of any construction work.

Obtaining Separate Approvals and Permits. Trash enclosures, patio covers, light standards,
and any block walls will require separate approvals and permits. Solid covers are required
over new and existing trash enclosures.

Sewer_and Water Plan Approvals. On-site sewer and water plans will require separate
approvals and permits.

Hours of Construction. Signage shall be prominently posted at the entrance to the project,
indicating the hours of construction, as allowed by the City of Temecula Code Section
9.20.060, for any site within one-quarter mile of an occupied residence. The permitted hours
of construction are Monday through Saturday from 7:00 a.m. to 6:30 p.m. No work is
permitted on Sundays and nationally recognized Government Holidays.

Protection of Drains and Penetration. Protection of joints and penetrations in fire
resistance-rated assemblies shall not be concealed from view until inspected for all designed
fire protection. Required fire seals/fire barriers in fire assemblies at fire resistant penetrations
shall be installed by individuals with classification or certification covering the installation of
these systems. Provide certification for the installation of each area and certification of
compliance for Building Official's approval.

FIRE PREVENTION

General Requirements
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50.

51.

52.

Fire Hydrants. The Fire Prevention Bureau is required to set minimum fire hydrant distances
per CFC Appendix C. Standard fire hydrants (6” x 4” x (2) 2 2" outlets) shall be located on
fire access roads and adjacent public streets. For all Commercial project hydrants shall be
spaced at 350 feet apart, and shall be located no more than 210 feet from any point on the
street or Fire Department access road(s) frontage to a hydrant. The required fire flow shall
be available from any adjacent hydrant(s) in the system. The fire line may be required to be a
looped system. The upgrade of existing fire hydrants may be required (CFC Appendix C and
Temecula Municipal Code Section 15.16.020).

Fire Dept. Plan Review. Final fire and life safety conditions will be addressed when building
plans are reviewed by the Fire Prevention Bureau. These conditions will be based on
occupancy, use, the California Building Code (CBC), California Fire Code (CFC), and related
codes which are in force at the time of building plan submittal.

Fire Flow. The Fire Prevention Bureau is required to set a minimum fire flow for the remodel
or construction of all commercial and residential buildings per CFC Appendix B. The
developer shall provide for this project, a water system capable of delivering 4,000 GPM at
20-PSI residual operating pressure for a 4-hour duration for this commercial project. The fire
flow as given above has taken into account all information as provided. (CFC Appendix B and
Temecula Municipal Code Section 15.16.020).

Prior to Issuance of Grading Permit(s)

53.

54.

55.

56.

57.

Access Road Widths. Fire Department vehicle access roads shall have an unobstructed
width of not less than 24 feet and an unobstructed vertical clearance of not less than 13 feet 6
inches (CFC Chapter 5 and Temecula Municipal Code Section 15.16.020).

Two Point Access. This development shall always maintain a minimum of two points of
access, via all-weather surface roads, as approved by the Fire Prevention Bureau (CFC
Chapter 5).

All Weather Access Roads. Fire apparatus access roads shall be designed and maintained
to support the imposed loads of fire apparatus and shall be with a surface to provide
all-weather driving capabilities. Access roads shall be 65,000 Ibs. GVW with a minimum of
AC thickness of .25 feet. In accordance with Section 3310.1, prior to building construction, all
locations where structures are to be built shall have fire apparatus access roads. (CFC
Chapter 5 and Temecula Municipal Code Section 15.16.020).

Gradient of Access Roads. The gradient for fire apparatus access roads shall not exceed 15
percent (CFC Chapter 5 and Temecula Municipal Code Section 15.16.020).

Turning Radius. Dead end roadways and streets in excess of 150 feet which have not been
completed shall have a turnaround capable of accommodating fire apparatus (CFC Chapter 5
and Temecula Municipal Code 15.16.020).

Prior to Issuance of Building Permit(s)

58.

Required Submittals (Fire Underground Water). Any changes to the existing underground
water system will require plans to be submitted for review and approval. The developer shall
furnish three copies of the water system plans to the Fire Prevention Bureau for approval prior
to installation for all private water systems pertaining to the fire service loop. Plans shall be
signed by a registered civil engineer, contain a Fire Prevention Bureau approval signature
block, and conform to hydrant type, location, spacing and minimum fire flow standards.
Hydraulic calculations will be required with the underground submittal to ensure fire flow
requirements are being met for the on-site hydrants. The plans must be submitted and
approved prior to building permit being issued (CFC Chapter 33 and Chapter 5).
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59.

60.

Required Submittals (Fire Sprinkler Systems). Fire sprinkler plans shall be submitted to the
Fire Prevention Bureau for approval for any buildings outside of OSHPD. Three sets of
sprinkler plans must be submitted by the installing contractor to the Fire Prevention Bureau.
These plans must be submitted prior to the issuance of building permit.

Required Submittals (Fire Alarm Systems). Fire alarm plans shall be submitted to the Fire
Prevention Bureau for approval for any new proposed buildings outside of OSHPD. Three
sets of alarm plans must be submitted by the installing contractor to the Fire Prevention
Bureau. The fire alarm system is required to have a dedicated circuit from the house panel.
These plans must be submitted prior to the issuance of building permit.

Prior to Issuance of Certificate of Occupancy

61.

62.

63.

64.

65.

66.

67.

Gates and Access. For any gates proposed or may be added in the future on required Fire
Department access roads or obstructing Fire Department building access shall be provided
with the Knox Rapid entry system for emergency access by firefighting personnel (CFC
Chapter 5).

Hydrant Verification. Hydrant locations shall be identified by the installation of reflective
markers (blue dots) (Temecula Municipal Code Section 15.16.020).

Knox Box. A “Knox-Box” shall be provided. The Knox-Box shall be installed a minimum of
six feet in height and be located to the right side of the fire riser sprinkler room (CFC Chapter
5).

Addressing. New and existing buildings shall have approved address numbers, building
numbers or approved building identification placed in a position that is plainly legible and
visible from the street or road fronting the property. These numbers shall contrast with their
background. Commercial buildings shall have a minimum of 12-inch numbers with suite
numbers being a minimum of six inches in size. All suites shall have a minimum of 6-inch
high letters and/or numbers on both the front and rear doors. (CFC Chapter 5 and Temecula
Municipal Code Section 15.16.020).

Site Plan. The applicant shall prepare and submit to the Fire Department for approval, a site
plan designating fire lanes with appropriate lane painting and/or signs (CFC Chapter 5).

Additional Submittals (Fire Above/Below Ground Tanks). The developer/applicant shall be
responsible for obtaining underground and/or aboveground tank permits for the storage of
combustible liquids, flammable liquids or any other hazardous materials from both the County
Health Department and Fire Prevention Bureau (CFC Chapter 57 and Temecula Municipal
Code Section 15.16.020).

File Format Requirements. A simple plot plan and a simple floor plan, each as an electronic
file of the .DWG format, must be submitted to the Fire Prevention Bureau. Contact Fire
Prevention for approval of alternative file formats which may be acceptable
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Le i g h.l-o n A Leighton Group Company

Anniversary

February 21, 2022
Project No. 11760.030

City of Temecula, Planning Department
4100 Main Street
Temecula, CA 92590

Attention: Mr. Scott Cooper, Associate Planner I

Subject: Geotechnical Peer Review- Mast Plan Update
Temecula Valley Hospital, (PA21-1525)
31700 Temecula Parkway, Temecula, California

In accordance with your request, we have prepared this letter in regards to future building
submittals for the subject Temecula Valley Hospital Master Plan Update. We understand
existing building expansion or new building design may be submitted incrementally.

We recommend a Geotechnical Peer Review be performed for each submittal that may
consist of an individual building expansion, new structure or multiple structures. The main
purpose of review is to confirm that the submitted report generally complies with the
requirements of the 2019 California Building Code (or then current code), applicable Local
and State technical guidelines, and standard of care typically used in this area and for this
type of construction.

We appreciate this opportunity to be of service to City and please do not hesitate to us if
you have any question.

Respectfully submitted,

ENGINEERING | 4 |
*\ “ceoLoaisT / *

Robert F. Riha, CEG 1921
Senior Principal Geologist
Ext 8914 rriha@Ieightongroup.com

Distribution: (1) Addressee (PDF copy via email)

41715 Enterprise Circle N, Suite 103, Temecula, CA 92590 T:951.296.0530



