RESOLUTION NO. 2025-006

A RESOLUTION OF THE DIXON PLANNING COMMISSION RECOMMENDING
TO THE DIXON CITY COUNCIL ADOPTION OF AN ORDINANCE APPROVING
A DEVELOPMENT AGREEMENT FOR THE CAMPUS PROJECT
(PLANNING APPLICATION - PA23-16)

WHEREAS, on May 9, 1995, the City Council adopted the Northeast Quadrant Specific Plan
(NESP) pursuant to Resolution 95-63, with multiple amendments made to the NESP since its original
adoption, with the last amendment being approved by the City Council on January 7, 2025 by City Council
Resolution No. 25-006; and

WHEREAS, on May 18, 2021, the City of Dixon adopted Dixon General Plan 2040, a
comprehensive update to the City’s General Plan, The General Plan land use designation for the 268 acres
in the NESP which are part of the project is Industrial. Most recently, in May 2024, the City also completed
rezoning of lands in the NESP, through a comprehensive update to the Zoning Ordinance, to bring zoning
of this site into conformance with the General Plan land use designation of Campus Mixed Use. This
included rezoning of the 260-acre Project site to Campus Mixed Use- Northeast Quadrant Specific Plan
Overlay (CAMX — NESP); and

WHEREAS, on May 23, 2023, the applicant, Dixon Venture, LLC, has submitted a planning
application (PA23-16) requesting a Development Agreement (DA23-01), along with applications for a
Specific Plan amendment (SP23-01), Planned Development Rezoning (RX23-01) and Large Lot Vesting
Tentative Subdivision Map (TM23-01), Small Lot Tentative Subdivision Map (TM24-01) and Design
Review for The Campus project to allow the creation of a 48-acre Dixon Opportunity Center for up to
660,000 square feet of warehousing, office and related uses, 2 acres of commercial uses, up to 1,041
residential units, along with parks, paseos, and related infrastructure improvements {(the “Project”) on an
approximately 260 acre site zoned Campus Mixed Use— NESP Overlay, located west of Pedrick Road and

north of Vaughn Road (Assessor’s Parcel Numbers 0111-040-010, -020, -030, -040, and 0111-080-050);
and

WHEREAS, to strengthen the public planning process, encourage private participation in
comprehensive planning and reduce the economic risk of development, the Legislature of the State of
California adopted Government Code Section 65864, ef seq. (the "Development Agreement Statute™),
which authorizes the City and any person having a legal or equitable interest in the real property to enter
into a development agreement, establishing certain development rights in the Property which is the subject
of the development project application.

WHEREAS, Developer owns certain real property located in the City of Dixon, County of Solano,
more particularly described as Assessor’s Parcel Numbers 0111-040-010, -020, -030, -040, and 0111-080-
050); and further described in Exhibit A-1 and depicted in Exhibit A-2 attached hereto and incorporated
herein (the "Property"). Developer represents that all persons holding legal or equitable interests in the
Property shall be bound by this Agreement.

WHEREAS, City and Dixon Venture, LLC, seek to enter into a development agreement for the
Project (the "Development Agreement") pursuant to the Development Agreement Statute and all applicable
local and state laws; and

WHEREAS, development of the Property will result in a need for municipal services and facilities,

some of which services and facilities will be provided by the City to the Project subject to the performance
of Developer’s obligations hereunder. With respect to water, pursuant to Government Code Section
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65867.5, any tentative map approved for the Property will comply with the provisions of Government Code
66473.7.

WHEREAS, the Parties desire to enter into this Agreement relating to the Property in conformance
with the applicable provisions of state and local law in order to achieve development of the Project in
accordance with the Project Approvals, City ordinances and resolutions, the City Code, and the Zoning
Code, which together assure the health, safety and general welfare of the City and its existing residents. In
addition, the Parties want to provide clear public benefits not usually obtained through the land development
approval process and to achieve the development permitted under this Agreement and the provision of
public services, public uses and infrastructure all in the promotion of the health, safety and general welfare
of the City. City has determined that as a result of the development of the Property in accordance with the
Project Approvals, including this Agreement, clear public benefits will accrue to the City and its residents
that may not otherwise be obtained to the same extent through applicable development approval processes.

WHEREAS, Developer agrees to contribute to the costs of such public facilities and services as
may be required herein to mitigate impacts on the community resulting from the development of the
Property, and City agrees to provide such public facilities and services, as required under its municipal
responsibilities, as may be required herein to assure that Developer may proceed with and complete
development of the Property in accordance with the terms of this Agreement. City and Developer recognize
and agree that, but for Developer’s contributions to mitigate the impacts arising from the development
entitlements granted pursuant to this Agreement, City would not and could not approve the development of
the Property as provided by this Agreement and that, but for City's covenant to provide certain facilities
and services for development of the Property, Developer would not and could not commit to provide the
mitigation as provided by this Agreement. City's vesting of the right to develop the Property as provided
herein is in reliance upon and in consideration of Developer’s agreement to make contributions toward the
cost of public improvements as herein provided to mitigate the impacts of development of the Property as
development occurs.

WHEREAS, the Planning Division has prepared an Environmental Impact Report for the Project
pursuant to the requirements of the California Environmental Quality Act. The EIR determined that the
Project’s environmental impacts were found to be insignificant or could be reduced to levels of significance
with adoption of a Project Mitigation and Monitoring Plan, while potentially significant environmental
impacts were identified in the areas of Agricultural Resources, Air Quality, and Traffic, for which a
Statement of Overriding Considerations has been prepared; and

WHEREAS, on March 5, 2025, the Dixon Planning Commission, following notification in the
prescribed manner, conducted a public hearing at which the Planning Commission considered the Project,
including a Development Agreement, received public testimony and evidence, and received a staff report
and presentation on the Project; and

WHEREAS, the Project includes a Development Agreement. The Development Agreement is
intended to provide longer timelines for development, address how the project may be developed over time,
and includes specific details outlining responsibilities of both the developer and a City. The Development
Agreement includes a 20-year term, with oplions for extension. The Development Agreement also includes
information on financial responsibilities related to project buildout, and addresses provision of public
benefits (i.e., creation of jobs, payment above and beyond standard impact fees), and related obligations;
and

WHEREAS, the Planning Commission found the proposed Development Agreement to be
consistent with the City of Dixon’s General Plan, NEQP and provisions of Chapter 18.30 (Development
Agreements) of the Dixon Municipal Code; and
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WHEREAS, the Planning Commission has considered all written and oral testimony presented at

the hearing and all evidence previously submitted to the Planning Commission, including staff reports and
correspondence,

NOW, THEREFORE, BE IT RESOLVED the Planning Commission of the City of Dixon makes
the following findings related to the Development Agreement:

1.

2.

The above recitals are true and represent the Planning Commission’s findings regarding the
adoption of the proposed Development Agreement; and

The proposed Ordinance, including the Development Agreement, are attached hereto as Exhibit
A.

. The Planning Commission recommends to the City Council that the provisions of the agreement

are consistent with the Dixon General Plan 2040 and any applicable Specific Plan, as amended,;
and

The Planning Commission finds that an Ordinance approving the Development Agreement will
allow the City to adequately regulate and address all impacts of the Project in the City in
accordance with state law; and

The Planning Commission finds that this ordinance is in the best interest of the health, welfare,
and safety of the public; and

Any tentative map prepared for the subdivision will comply with the provisions of Cal. Gov’t
Code § 66473.7

BE IT FURTHER RESOLVED, that the Planning Commission of the City of Dixon hereby

recommends approval of the draft Ordinance approving a Development Agreement for The Campus Project
by and between Dixon Venture, LLC, a California Corporation and the City of Dixon.

ADOPTED AT A SPECIAL MEETING OF THE PLANNING COMMISSION OF THE CITY OF
DIXON, STATE OF CALIFORNIA, ON THE 5™ DAY OF MARCH, 2025:

AYES: Allard, Cooley, Drayton, Chair Caldwell
NOES: Davis, Hernandez-Covello
ABSENT: Diaz

ABSTAIN: None

JACK CALDWELL, CHAIR
DIXON PLANNING COMMISSION

ttes
RANDI ANDER pe
DEPUTY CLERK/SECRETARY

Exhibit A: Draft City Council Ordinance with Attached Draft Development Agreement
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EXHIBIT A
DRAFT CITY COUNCIL ORDINANCE

ORDINANCE NO.

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF DIXON
APPROVING A DEVELOPMENT AGREEMENT BETWEEN THE CITY OF DIXON
AND DIXON VENTURE, LLC FOR THE CAMPUS PROJECT

WHEREAS, on May 9, 1995, the City Council adopted the Northeast Quadrant Specific Plan
(NESP) pursuant to Resolution 95-63, with multiple amendments made to the NESP since its original
adoption, with the last amendment being approved by the City Council on January 7, 2025 by City Council
Resolution No. 25-006; and

WHEREAS, on May 18, 2021, the City of Dixon adopted Dixon General Plan 2040, a
comprehensive update to the City’s General Plan. The General Plan land use designation for the 268 acres
in the NESP which are part of the project is Industrial. Most recently, in May 2024, the City also completed
rezoning of lands in the NESP, through a comprehensive update to the Zoning Ordinance, to bring zoning
of this site into conformance with the General Plan land use designation of Campus Mixed Use. This
included rezoning of the 260-acre Project site to Campus Mixed Use— Northeast Quadrant Specific Plan
Overlay (CAMX — NESP); and

WHEREAS, on May 23, 2023, the applicant, Dixon Venture, LLC (“Developer”), submitted a
planning application (PA23-16) requesting a Development Agreement (DA23-01), along with applications
for a Specific Plan amendment (SP23-01), Planned Development Rezoning (RX23-01) and Large Lot
Vesting Tentative Subdivision Map (TM23-01), Small Lot Tentative Subdivision Map (TM24-01) and
Design Review for The Campus project to allow the creation of a 48-acre Dixon Opportunity Center for up
to 660,000 square feet of warehousing, office and related uses, 2 acres of commercial uses, up to 1,041
residential units, along with parks, paseos, and related infrastructure improvements (the “Project”) on an
approximately 260 acre site zoned Campus Mixed Use— NESP Overlay, located west of Pedrick Road and
north of Vaughn Road (Assessor’s Parcel Numbers 0111-040-010, -020, -030, -040, and 0111-080-050);
and

WHEREAS, to strengthen the public planning process, encourage private participation in
comprehensive planning and reduce the economic risk of development, the Legislature of the State of
California adopted Government Code Section 65864, et seq. (the "Development Agreement Statute"),
which authorizes the City and any person having a legal or equitable interest in the real property to enter
into a development agreement, establishing certain development rights in the Property which is the subject
of the development project application; and

WHEREAS, Developer owns certain real property located in the City of Dixon, County of Solano,
more particularly described as Assessor’s Parcel Numbers 0111-040-010, -020, -030, -040, and 0111-080-
050); and further described in Exhibit A-1 and depicted in Exhibit A-2 attached hereto and incorporated
herein (the "Property"). Developer represents that all persons holding legal or equitable interests in the
Property shall be bound by this Agreement; and

WHEREAS, City and Dixon Venture seek to enter into a development agreement for the Project
(the "Development Agreement") pursuant to the Development Agreement Statute and all applicable local
and state laws; and

WHEREAS, development of the Property will result in a need for municipal services and facilities,
some of which services and facilities will be provided by the City to the Project subject to the performance
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EXHIBIT A
DRAFT CITY COUNCIL ORDINANCE

of Developer’s obligations thereunder. With respect to water, pursuant to Government Code Section
65867.5, any tentative map approved for the Property will comply with the provisions of Government Code
66473.7; and

WHEREAS, the Parties desire to enter into this Agreement relating to the Property in conformance
with the applicable provisions of state and local law in order to achieve development of the Project in
accordance with the Project Approvals, City ordinances and resolutions, the City Code, and the Zoning
Code, which together assure the health, safety and general welfare of the City and its existing residents;
and

WHEREAS, the City has prepared an Environmental Impact Report (State Clearinghouse
#2023080739); for the Project pursuant to the requirements of the California Environmental Quality Act.
The EIR determined that the Project’s environmental impacts were found to be insignificant or could be
reduced to levels of significance with adoption of a Project Mitigation and Monitoring Plan, while
potentially significant environmental impacts were identified in the areas of Agricultural Resources, Air
Quality, and Traffic, for which a Statement of Overriding Considerations has been prepared; and

WHEREAS, on March 5, 2025, the Dixon Planning Commission, following notification in the
prescribed manner, conducted a public hearing at which the Planning Commission considered the Project,
including a Development Agreement, received public testimony and evidence, and received a staff report
and presentation on the Project; and

WHEREAS, the Project includes a Development Agreement. The Development Agreement is
intended to provide longer timelines for development, address how the project may be developed over time,
and includes specific details outlining responsibilities of both the developer and a City. The Development
Agreement includes a 20-year term, with options for extension. The Development Agreement also includes
information on financial responsibilities related to project buildout, and addresses provision of public
benefits (i.e., creation of jobs, payment above and beyond standard impact fees), and related obligations;
and

WHEREAS, by separate Resolutions, the Planning Commission found the proposed Development
Agreement to be consistent with the City of Dixon’s General Plan, NEQP and provisions of Chapter 18.30
(Development Agreements) of the Dixon Municipal Code; and

WHEREAS, by separate Resolutions, the Planning Commission has recommended certification of
the EIR, making appropriate findings, and adopted a Statement of Overriding considerations that the
benefits of the project outweigh the remaining significant unavoidable impacts; and

WHEREAS, the City Council, based on its independent review and analysis of City staff’s
recommendations, oral and written testimony, and the record as a whole, finds after due study, deliberation,
and public hearing, and based on its independent judgment, that the following circumstances exist:

1. The Development Agreement is consistent with the goals, policies, and standards of the City’s
General Plan, the Northeast Quadrant Specific Plan, and all other applicable standards and
ordinances of the City.

2. In accordance with state law, the City Council finds that the Development Agreement:

a. Is consistent with the objectives, policies, general land uses, and programs specified in the
City’s General Plan;
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EXHIBIT A
DRAFT CITY COUNCIL ORDINANCE

b.  Will not be detrimental to the health, safety, and general welfare of persons residing in
the immediate area nor detrimental to the general welfare of the residents of the City as a
whole;

c.  Will not adversely affect the orderly development of property or the preservation of
property values;

d. Is consistent with the provisions of Government Code sections 65864 through 65869.5;
and

e. Contains a legal description of the Property.

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF DIXON DOES ORDAIN AS
FOLLOWS:

SECTION 1. The City Council approves the Development Agreement by and between the City and
Developer, attached hereto as Exhibit A, and instructs the City Manager to execute the Development
Agreement subject to final, technical revisions approved by the City Attorney. Upon execution of the
Development Agreement, the City Clerk shall cause it to be recorded in the Official Records of Solano
County within ten (10) days after this Ordinance is legally effective, (thirty (30) days after the second
reading).

SECTION 2. The City shall review the Development Agreement and all amendments for compliance with
its terms and conditions not less than once every twelve (12) months from the effective date of the
Development Agreement.

SECTION 3. The City Council evaluated the potential environmental impacts of the overall Campus
Project, including the Development Agreement through an Environmental Impact Report and by separate
resolution adopted the required California Environmental Quality Act (Public Resources Code section
21000 et seq.; California Code of Regulations, title 14, section 15000 et seq.) (“CEQA”) findings, a
Statement of Overriding Considerations, and a Mitigation Monitoring and Reporting Program.

SECTION 4. Notice of the public hearing on the Ordinance was published in a newspaper of general
circulation, printed and published in the City of Dixon; and notices of the public hearing on the
Development Agreement were mailed to all interested parties and property owners within three hundred
(300) feet of the property, according to the most recent assessor’s roll.

SECTION 5. If any section, subsection, sentence, clause, phrase, or word of this Ordinance is for any
reason held by a court of competent jurisdiction to be unconstitutional or invalid for any reason, such
decision shall not affect the validity of the remaining portions of the Ordinance. The City Council hereby
declares that it would have passed this Ordinance and each section, subsection, sentence, clause, phrase,
and word thereof, irrespective of the fact that any one or more section(s), subsection(s), sentence(s),
clause(s), phrase(s), or word(s) be declared invalid.

SECTION 6. This Ordinance shall become effective thirty (30) days from and after its final passage and
adoption, and publication of the Ordinance shall occur in a newspaper of general circulation at least fifteen
(15) days prior to its effective date, or a summary of the Ordinance published in a newspaper of general
circulation at least five (5) days prior to adoption and again at least fifteen (15) days prior to its effective
date.
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EXHIBIT A
DRAFT CITY COUNCIL ORDINANCE

SECTION 7. This Ordinance was introduced and approved by Ordinance No. at aregular meeting
of the City Council of the City of Dixon held on the __ day of 2025, and adopted at a
regular meeting of the City Council of the City of Dixon held on the  day of 2025
by the following vote:
AYES:
NOES:
ABSTAIN:
ABSENT:

APPROVED:

Steve Bird

Mayor of the City of Dixon
ATTEST:

Kristin M. Janisch
City Clerk of the City of Dixon

Exhibit A Draft Development Agreement with Exhibits
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DRAFT DEVELOPMENT AGREEMENT WITH EXHIBITS

DRAFT DEVELOPMENT AGREEMENT WITH EXHIBITS
on following pages
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DEVELOPMENT AGREEMENT
RELATIVE TO THE CAMPUS

This DEVELOPMENT AGREEMENT (“Agreement”) is made and entered into by
and between Dixon Venture, LLC, a California limited liability company (“Developer”) and the City
of Dixon, a California municipal corporation (“City”), as of , 2025 (the
“Effective Date”). City and Developer may be referred to herein individually as a “Party” or
collectively as the “Parties.” There are no other parties to this Agreement.

RECITALS

A. Authorization. To strengthen the public planning process, encourage private
participation in comprehensive planning and reduce the economic risk of development, the
Legislature of the State of California adopted Government Code Section 65864, et seq. (the
"Development Agreement Statute"), which authorizes the City and any person having a legal or
equitable interest in the real property to enter into a development agreement, establishing certain
development rights in the property which is the subject of the development project application.

B. Property. Developer owns certain real property located in the City of Dixon,
County of Solano, more particularly described in Exhibit A-1 and depicted in Exhibit A-2 attached
hereto and incorporated herein (the "Property"). Developer represents that all persons holding
legal or equitable interests in the Property shall be bound by this Agreement.

C. Project. Developer has obtained various approvals from City (described in more
detail in Recital F below), including approval of a Specific Plan Amendment, Planned
Development Rezoning, Large and Small Tentative Subdivision Maps, and Design Review
entitlements for a project known as The Campus (“The Campus” or the “Project”) to be located
on the Property. The approved land plan for the Project is attached hereto as Exhibit B-5. All
conditions of approval of the Project are incorporated into this Agreement as though fully set forth
herein.

D. Project Approvals. Numerous actions have been taken in connection with the
Project, which include the following approvals by City, as may be modified or amended from time
to time as provided for in this Agreement (collectively, the “Project Approvals”):

1. Planning Commission. On , 2025, Planning Commission
for the City of Dixon (“Planning Commission”) adopted Planning Commission Resolution No.
, recommending that the City Council for the City of Dixon (“City Council”) certify the Final
Environmental Impact Report for the Project. The Planning Commission also recommended that
the City Council approve the following for the Project: (1) an amendment to the Northeast Quad
Specific Plan (the “NEQSP”); (2) Planned Development Rezoning; (3) large lot tentative
subdivision map; (4) small lot tentative subdivision map; (5) design review for design guidelines;
and (7) this Agreement.

2. Certified Final Environmental Impact Report. On
2025, the City Council adopted Resolution No. , certifying as adequate and complete, the
Final Environmental Impact Report (“EIR”) (SCH #: 2023080739) for the Project. Mitigation
measures have been established to reduce the levels of identified impacts to less than significant,
with the exception of potential impacts related to Agricultural Resources, Air Quality, and

DEVELOPMENT AGREEMENT
City of Dixon & Dixon Venture, LLC
The Campus Project
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Transportation, which would remain as significant and unavoidable. The City Council considered
and granted a Statement of Overriding Considerations with respect to these potentially significant
impacts. The mitigation measures have been incorporated into the Project and into the terms and
conditions of this Agreement, as reflected by the findings adopted by the City Council concurrently
with this Agreement.

3. Specific Plan Amendment. On 2025, the City Council
adopted Ordinance No. , approving an amendment to the NEQSP.

4. Planned Development Rezoning Amendment. On
2025, the City Council adopted Ordinance No. , @ zoning amendment to the Property,
allowing for the land uses set forth in Exhibit B-2.

5. Large Lot Tentative Subdivision Map. On 2025, the
City Council adopted Resolution No. , approving a large lot tentative subdivision map

(“Large Lot Map”) for the Project, including all conditions of approval associated with the Large
Lot Map as set forth in Exhibits B-3.

6. Small Lot Tentative Subdivision Map. On 2025, the
City Council adopted Resolution No. , approving a small lot tentative subdivision map
(“Small Lot Map”) for the Project, including all conditions of approval associated with the Small
Lot Map as set forth in Exhibits B-4.

7. Design Review for Design Guidelines. On 2025, the
City Council adopted Resolution No. , approving design guidelines for the Project, as set
forth in Exhibit B-1.

8. Development Agreement. On 2025, the City Council
adopted Ordinance No. , approving this Agreement.
E. Need for Services and Facilities. Development of the Property will result in a

need for municipal services and facilities, some of which services and facilities will be provided
by the City to the Project subject to the performance of Developer’s obligations hereunder. With
respect to water, pursuant to Government Code Section 65867.5, any tentative map approved for
the Property will comply with the provisions of Government Code Section 66473.7.

F. Intent of the Parties; Benefit to Public Health, Safety, and Welfare. The Parties
desire to enter into this Agreement relating to the Property in conformance with the applicable
provisions of state and local law in order to achieve development of the Project in accordance
with the Project Approvals, City ordinances and resolutions, the City Code, and the Zoning Code,
which together assure the health, safety, and general welfare of the City and its existing residents.
In addition, the Parties want to provide clear public benefits not usually obtained through the land
development approval process and to achieve the development permitted under this Agreement
and the provision of public services, public uses, and infrastructure all in the promotion of the
health, safety, and general welfare of the City. City has determined that as a result of the
development of the Property in accordance with the Project Approvals, including this Agreement,
clear public benefits will accrue to the City and its residents that may not otherwise be obtained
to the same extent through applicable development approval processes.

DEVELOPMENT AGREEMENT
City of Dixon & Dixon Venture, LLC
The Campus Project
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G. Contribution to Costs of Facilities and Services. Developer agrees to
contribute to the costs of such public facilities and services as may be required herein to mitigate
impacts on the community resulting from the development of the Property, and City agrees to
provide such public facilities and services, as required under its municipal responsibilities, as may
be required herein to assure that Developer may proceed with and complete development of the
Property in accordance with the terms of this Agreement. City and Developer recognize and agree
that, but for Developer’s contributions to mitigate the impacts arising from the development
entittements granted pursuant to this Agreement, City would not and could not approve the
development of the Property as provided by this Agreement and that, but for City's covenant to
provide certain facilities and services for development of the Property, Developer would not and
could not commit to provide the mitigation as provided by this Agreement. City's vesting of the
right to develop the Property as provided herein is in reliance upon and in consideration of
Developer’s agreement to make contributions toward the cost of public improvements as herein
provided to mitigate the impacts of development of the Property as development occurs.

H. Development Agreement Ordinance. City and Developer have taken all actions
mandated by, and fulfilled all requirements set forth in Chapter 18.30 of the Dixon Municipal Code
establishing procedures for consideration of Development Agreements.

l. Consistency with General Plan and State Law. City has determined that
development of the Project, pursuant to the terms and conditions of this Agreement, is consistent
with the City of Dixon’s General Plan and Government Code Section 65867.5, and that the City
has conducted all necessary proceedings in accordance with City and state rules and regulations.

NOW, THEREFORE, in consideration of the mutual covenants and agreements contained
herein, and other good and valuable consideration, the receipt and legal sufficiency of which are
hereby acknowledged, the Parties do hereby agree as follows:

AGREEMENT

ARTICLE 1
GENERAL PROVISIONS

Section 1.1. Effective Date of Development Agreement. The effective date of this
Agreement ("Effective Date") is , 2025, which is the effective date of City
Ordinance No. , adopting this Agreement.

Section 1.2. Recitals. The Recitals above are true and correct and are hereby incorporated
into and made a part of this Agreement. In the event of any inconsistency between the Recitals
and the provisions of this Agreement, the provisions of this Agreement shall prevail.

Section 1.3. Exhibits. The following (“Exhibits”) are attached hereto and incorporated into and
made a part of this Agreement:

Designation Description
Exhibit A-1 Legal Description of Campus
Exhibit A-2 The Campus
Exhibit B Approved Land Plan
DEVELOPMENT AGREEMENT
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Exhibit B-1 Design Guidelines
Exhibit B-2 Planned Development Rezoning Amendment
Exhibit B-3 Large Lot Tentative Subdivision Map
Exhibit B-4 Small Lot Tentative Subdivision Map
Exhibit B-5 Approved Land Plan for Campus
Exhibit B-6 Phasing Plan
Exhibit C-1 Project Parks
Exhibit C-2 Parks Concept Plan
Exhibit D-1 Retention Basin
Exhibit D-2 Retention Basin Access Road / Trall
Exhibit E-1 Water Improvements
Exhibit E-2 Water Improvements Benefit Area
Exhibit F-1 Sewer Improvements

Exhibit F-2 Sewer Improvements Benefit Area
Exhibit G-1 Pedrick Road
Exhibit G-2 Pedrick Road Phase 1
Exhibit G-3 Pedrick Road Phase 2
Exhibit G-4 Professional Drive
Exhibit G-5 Professional Drive Phase 1
Exhibit G-6 Professional Drive Phase 2
Exhibit G-7 Commercial Drive (Vaughn Road Bypass)
Exhibit G-8 East Dorset Drive Campus Parkway Opportunity Parkway

Exhibit H Development Impact Fees

Exhibit | Assignment and Assumption Agreement

Section 1.4. Project is a Private Undertaking. It is understood that this Agreement is a
contract that has been negotiated and voluntarily entered into by City and Developer, and that
Developer is not an agent of City. City and Developer hereby renounce the existence of any form
of joint venture or partnership between them and agree that nothing contained herein or in any
document executed in connection herewith shall be construed as making City and Developer joint
venturers or partners.

Section 1.5. Project Subject to Municipal Code and Policies. Various provisions of the City’s
Municipal Code and numerous development policies, regulations, standards, and specifications
have been adopted by City that affect the development of the Project (collectively, “Municipal
Code _and Policies”). Development of the Project shall be subject to the Municipal Code and
Policies that are in effect as of the Effective Date. The Municipal Code and Policies shall be
applied and construed consistent with the purpose of this Agreement. Amendments to the
Municipal Code and Policies after the Effective Date may only apply to the Project if they are: (a)
not in conflict with the terms of this Agreement and they would not unduly increase the cost of,
delay, or prevent, the development of the Project, or (b) expressly authorized by this Agreement
or mutually agreed to by the Parties in signed writing.

DEVELOPMENT AGREEMENT
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Section 1.6. Covenant Running with the Land. Developer represents that it has a legal or
equitable interest in the Property, as identified by Assessor’s Parcel Number (“APN”) in Exhibit
A-1. This Agreement shall constitute a covenant running with the land, and the burdens and
benefits of this Agreement shall bind and inure to all successors-in-interest to Developer, until
such time that the Agreement terminates.

Section 1.7. Recordation of Development Agreement. The City Clerk shall cause a copy of
this Agreement to be recorded against the title to the Property subject to this Agreement within
ten (10) business days of the Effective Date. City shall deliver a recorded copy of the Agreement
to each Developer following recordation of the Agreement.

Section 1.8. Priority of Enactment. In the event of conflict in interpreting between the various
land use documents that govern development and use of the Property, the Parties agree that the
following sequence of approvals establishes the relative priority of the approvals, each approval
superior to the approvals listed thereafter: (1) City of Dixon General Plan 2040 (the “General
Plan”); (2) this Agreement; (3) NEQSP; (4) Project Approvals (not including the foregoing); and
the (5) Municipal Code and Policies.

Section 1.9. Agreement Costs. Developers shall reimburse City for all expenses incurred by
City related to preparation or defense of this Agreement or any Project Approvals or Subsequent
Approvals (as defined below), including recording fees, publishing fees, legal fees, and
reasonable staff and consultant fees and costs not otherwise included in Developer’s application
fees or funding agreement related to the Project. Payments made pursuant to this Section shall
be due and payable within thirty (30) calendar days of presentation to Developer a written
statement of charges. At any time, Developer may request that City issue an accounting of costs
and expenses paid. Failure of Developer to pay reimbursable costs and expenses within the time
specified shall be considered a default of this Agreement, and City can elect to terminate this
Agreement on that basis, provided City has provided Developer with thirty (30) calendar days’
advance written notice of this default.

ARTICLE 2
TERM AND TERMINATION

Section 2.1. Term of Agreement. This Agreement shall commence on the Effective Date and
extend for a period of twenty (20) years (“Term”), unless otherwise terminated earlier, modified or
extended by the mutual written consent of the Parties. Following the expiration of the Term, this
Agreement shall be deemed terminated and of no further force or effect.

Section 2.2. Term for Project Maps. Pursuant to California Government Code section
66452.6(a), City will automatically extend the term of any parcel map or tentative subdivision map
subject to this Agreement for the Term of this Agreement.

Section 2.3. Legal Challenge Tolling. In the event that this Agreement or any of the Project
Approvals are the subject of legal challenge or any subsequent approvals or permits required to
implement the Project Approvals are subjected to legal challenge by a third party, the terms,
timing of obligations imposed, and the requirement that the City perform any obligations pursuant
to this Agreement, other than Section 13.4 of this Agreement, shall be automatically tolled during
the pendency of the litigation upon service of lawsuit on the City. The tolling shall terminate upon
the earlier of the two following dates: (1) the date of entry of a final order or judgment upholding
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this Agreement, the Project Approvals, or the challenged approvals with no further appeals
remaining, or (2) the date of entry of dismissal of the litigation pursuant to stipulation of the Parties.
In the event a court enjoins either the City or Developer from taking actions with regard to the
Project as a result of such litigation that would preclude either or any of them from enjoying the
benefits of this Agreement, the term of this Agreement shall be automatically tolled during the
period of time such injunction or restraining order is in effect.

Similarly, if Developer is unable to develop the Project due to the imposition by City, pursuant to
Section 4.3 of this Agreement, or by any other public agency of a development moratoria for a
health or safety reason unrelated to the performance of Developer’'s obligations hereunder, the
term of this Agreement and timing for obligations imposed pursuant to this Agreement shall, upon
written request of Developer, be extended and tolled for the period of time that such moratoria
prevents development of the Project.

Notwithstanding any extension or tolling of the Term of this Agreement as provided in this Section,
City shall, at Developer's sole risk and cost, process any preliminary plans submitted by
Developer, including, without limitation, any applications for tentative or final parcel map or
tentative or final subdivision map, or improvement plans during such tolling period, provided,
however, no such applications or plans shall be approved unless or until the tolling period has
been terminated, without modification to the Project Approvals, and all fee obligations outlined in
this Agreement and the Project Approvals have been satisfied.

Section 2.4. Automatic Termination Upon Completion and Sale of Single-Family or
Condominium Residential Lots. This Agreement shall automatically be terminated, without any
further action by either Party or need to record any additional document, with respect to any
single-family residential lot or condominium residential lot, within a parcel designated by the
Project Approvals for residential use upon completion of construction and issuance by the City of
a final occupancy permit for a dwelling unit upon such single-family residential lot, condominium
residential lot, and conveyance of such improved single-family residential lot or condominium
residential lot by Developer to a bona-fide good-faith purchaser thereof. In connection with its
issuance of a final inspection for such improved lot, City shall confirm that all improvements, which
are required to serve the lot, as determined by City, have been accepted by City. Termination of
this Agreement for any such single-family residential lot or condominium residential lot, as
provided for in this Section shall not in any way be construed to terminate or modify any
assessment district or Mello-Roos Community Facilities District lien affecting such lot at the time
of termination.

Section 2.5. Termination Upon Developer Request. This Agreement may also be terminated
at the election of the then property owner, with respect to any legally subdivided parcel designated
by the General Plan for residential or non-residential use (other than parcels designated for public
use), when recording a final residential lot subdivision map for such parcel, or receiving a
certificate of occupancy for final inspection, whichever is applicable, for a multi-family or non-
residential building within such parcel, by giving written notice to City of its election to terminate
the Agreement for such parcel, provided that all improvements which are required to serve the
parcel, as determined by City, have been accepted by City. Termination as provided for in this
Section shall not in any way be construed to terminate or modify any assessment district or Mello-
Roos Community Facilities District lien affecting such parcel at the time of termination. City shall
cause any written notice of termination approved pursuant to this Section to be recorded against
the applicable parcel with the County Recorder.
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Section 2.6. Survival After Termination. The rights and obligations of the Parties set forth in
the terms and conditions of this Agreement, which by their express terms or nature and context
are intended to survive termination of this Agreement, will survive any such termination under this
Article.

ARTICLE 3
SUBSEQUENT APPROVALS

Section 3.1. Subsequent City Approvals. Development of the Project will require Developer
to obtain additional approvals and permits from City, in addition to the Project Approvals
(collectively, the “Subsequent Approvals”). Subsequent Approvals may include, without limitation,
tentative subdivision maps, final maps, parcel maps, subdivision improvement plans and
agreements, design review for architectural and site plan reviews, encroachment permits, building
permits, landscaping plans, grading plans and permits, lot line adjustments, use permits, and
occupancy certificates. Subsequent Approvals shall also include, where allowed by law or
necessary for consistency with the Project Approvals, any conditions of approval adopted in
conjunction with or made a part of any Subsequent City Approvals.

Section 3.2. Further Discretionary Actions. The exercise of City's authority and independent
judgment is recognized under this Agreement, and nothing in this Agreement shall be interpreted
as limiting City’s discretion to approve or deny any Subsequent Approvals or impose any
conditions on Subsequent Approvals, where allowed by law or necessary for consistency with the
Project Approvals, to require additional information or studies from Developers, or to hold legally
required public hearings. Except as otherwise set forth herein, such discretion and action taken
by City shall be reasonable and not prevent development of the Property for the uses set forth
herein or limit the rate or timing of development as contemplated in this Agreement, provided
Developer is not in default.

Section 3.3. Cooperation Between City and Developer. City shall use its best efforts to
process, within a reasonable time, any Subsequent Approvals requested by Developer during the
Term of this Agreement. City agrees to cooperate with Developer, on a timely basis, to secure
permits or licenses that may be required by any other public agency with permitting or licensing
jurisdiction over the Project.

Section 3.4. City's Right to Withhold Subsequent Approvals. City reserves the right to
withhold any Subsequent Approvals if any portion of the Project owned or controlled by a Party
seeking such Subsequent Approvals fails to conform to the Project Approvals, or has not complied
with its obligations under this Agreement, or if City reasonably determines that additional
information is required in accordance with CEQA.

ARTICLE 4
RIGHT TO DEVELOP AND APPROVED LAND USES

Section 4.1. Right to Develop. Developer shall have the right to develop the Property and
Project in accordance with the terms and conditions of the Project Approvals and Subsequent
Approvals. Developer is assured, and City agrees, that the development rights, obligations,
terms, and conditions specified in the Project Approvals and Subsequent Approvals are fully
vested in Developer and may not be modified or terminated by City, except as set forth in this
Agreement or with Developer’s written consent (collectively, Developer's “Vested Rights”).
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Except where provided otherwise in this Agreement, no ordinance, resolution, growth control
measure, initiative, referendum, or other land use restriction adopted or enacted after the Effective
Date, whether by action of City or otherwise, which reduces the development rights conferred by
the Project Approvals or Subsequent City Approvals shall apply to development of the Property.

Section 4.2. Permitted Uses and Development Standards. The permitted uses of the
Property, the density and intensity of use, the maximum height and size of proposed buildings,
provisions for reservation or dedication of land for public purposes, the location, design and
maintenance of on-site and off-site improvements, location of public utilities, and other terms and
conditions of development applicable to the Property shall be those set forth in the Project
Approvals and the Subsequent Approvals. City acknowledges that the Project Approvals provide
for the land uses and approximate acreages shown in Exhibit B.

Section 4.3. Limitations on Developer’s Vested Rights. City and Developer agree that the
vested rights conferred by this Agreement are subordinate to the following:

Section 4.3.1. Initiatives and Referenda. Any City ordinance, rule, or regulation enacted
or imposed by a citizen-sponsored initiative or referendum after the Effective Date that reduces
the development rights provided to Developer in this Agreement shall not apply to the Project.
The Parties acknowledge, however, that City’s approval of this Agreement is a legislative action
subject to referendum, so long as such citizen-sponsored referendum or initiative is not in conflict
with State Housing laws, including SB 330 (Government Code section 65905.5, et seq) the
Housing Accountability Act (Government Code section 65589.5) and the Housing Crisis Act
(Government Code section 66300, et seq). In the event of any such referendum that reduces the
development rights conferred by this Agreement, City shall cooperate with Developer and
undertake such reasonable actions as may be appropriate to ensure that Developers may develop
the Project in accordance with State law, Project Approvals, all development rights as set forth
herein.

Section 4.3.2. Regulation by Other Public Agencies. The Parties acknowledge that
other public agencies, outside of the control and authority of City, regulate or have authority over
City and the public infrastructure required to serve the Project, and that the exercise of such public
agency authority could negatively impact development of the Project. Nothing in this Agreement
limits the authority of such public agencies. City shall not be found to be in breach of this
Agreement due to any action taken by another public agency that negatively impacts this
Agreement or development of the Project.

Section 4.3.3. Changes in California Building Standards Codes. Development of the
Project shall be subject to changes occurring from time to time to the California Building Code, as
well as all associated California Codes (Electrical, Mechanical, Plumbing, Fire, etc.), as adopted
by the City in Dixon Municipal Code, Title 16.

Section 4.3.4. Changes Mandated by Federal or State Law. The Project shall be
subject to subsequently enacted federal or state laws or regulations that conflict with this
Agreement or the Project Approvals, that mandate adoption of local regulations, or that preempt
the Municipal Code and Policies. As provided in section 65869.5 of the Development Agreement
Statute, in the event that state or federal laws or regulations enacted after the Effective Date
prevent or preclude compliance with one or more provisions of this Agreement, such provisions
shall be modified or suspended as may be necessary to comply with such state or federal laws
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or regulations. Upon discovery of a subsequently enacted federal or state law that conflicts with
this Agreement or otherwise affects the Project, City or Developer shall provide the other Party
with written notice of the federal or state law or regulation and a written statement of the conflicts
raised by such law or regulation. Promptly thereafter, City and Developer shall meet and confer
in good faith to modify this Agreement, as necessary, to comply with such law or regulation. In
such discussions to resolve the conflict, City and Developer shall attempt to preserve the terms
of this Agreement to the maximum extent feasible.

Section 4.3.5. Health and Safety Emergencies. In the event that any future public health
and safety emergencies arise during development of the Project, City agrees that it shall attempt
to address such emergency in a way that does not have a material adverse impact on the Project.
If City determines that it is not reasonably possible to address such emergency without adversely
affecting the Project, City shall address such emergency in a way that minimizes the adverse
impacts to the Project while still addressing such health and safety emergency in a manner
acceptable to City, as to be determined by City in its sole discretion.

Section 4.4. Timing of Development. The Parties acknowledge that Developer cannot, at this
time, definitively predict when each phase of the Project will be developed. Such decisions
depend upon numerous factors that are not within the control of Developer, such as economic
conditions, consumer demand, interest rates, absorption rates, and other factors. It is the desire
of the Parties that Developer shall have the vested right to develop the Project in such order, rate,
and time as Developer deems appropriate in the exercise of its business judgment, subject to the
terms and conditions set forth in this Agreement.

Section 4.5. Application of Housing Law Requirements. Based on the mixed-use nature of
the Project, SB 330 (Gov. Code § 65905.5, et seq.), the Housing Accountability Act (Gov. Code
§ 65589.5) and the Housing Crisis Act (Gov. Code § 66300, et seq.) apply to the Project. However,
Developer expressly waives its ability to rely on SB 330 (Gov. Code § 65905.5, et seq.), the
Housing Accountability Act (Gov. Code § 65589.5) and the Housing Crisis Act (Gov. Code §
66300, et seq.) to either: (i) seek any City entitlements, approvals, or permits for the non-
residential portions of the Project or (ii) to challenge any City condition or comment on any
tentative subdivision maps, final maps, parcel maps, or design review for architectural and site
plan reviews for the residential portions of the Project.

Section 4.6. Eminent Domain. City agrees to use its statutory powers of eminent domain to
acquire all properties needed for rights-of-way to be located on properties other than the Property
or for construction of the improvements which are necessary for the development of the Project.
Any such use of eminent domain by City shall be at Developer’s sole cost and expense, including
the cost of any staff time or legal costs. City will use its statutory powers of eminent domain only
after Developer has exhausted all other methods to secure such required property.

ARTICLE 5
COMMUNITY FACILITIES DISTRICTS

Section 5.1. Project Financing and Obligations. Developer may request and City will agree
to allow Major Improvements (as defined below) to be financed through the establishment of a
new community facilities district or by including the Properties in an existing community facilities
district pursuant to the Mello-Roos Act (the “Infrastructure CFD”). In addition to the Infrastructure
CFD, Developer will be required to annex into the City’s existing services community facilities
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district (“Service CED”) and annex into the maintenance community facilities district the City is
currently establishing (“Maintenance CFD”).

Section 5.2. Infrastructure CFD. If requested by Developer, City shall either establish a new
community facilities district for, or annex into an existing community facilities district, the low and
medium density residential portions of the Property to allow Developer to finance, in whole or in
part, the Major Improvements described in Article 6 of this Agreement. Developer may initiate the
annexation or creation of Infrastructure CFD financing by filing a petition with City requesting
annexation or formation of a new community facilities district for the Project. Upon receipt of this
petition, City will take such actions as are necessary to fully comply with the Mello-Roos Act to
cause the Project to be annexed into a new CFD to be established or annexed into an existing
CFD. City shall conduct all necessary proceedings, adopt all resolutions, ordinances and orders,
recording all maps, notices, and releases required to levy these special taxes, and provide for the
issuance of community facility district bonds from the existing Infrastructure CFD for the Project.
It is expressly acknowledged, understood, and agreed by the Parties that City reserves complete
discretion with respect to legally required findings and determinations that must be made in
connection with the annexation or formation of a community facilities district. Developer shall be
responsible for any and all costs, staff time, and legal costs associated with the annexation or
formation of the Infrastructure CFD.

Where a new community facilities district is actually formed, Developer agrees not to protest or
object to formation of the new community facilities district, issuance of bonds, or levy of an
appropriate special tax consistent herewith. The rate and method of apportionment for the special
tax shall be drafted to allow a property owner to permanently satisfy the special tax (and remove
the lien thereof) as to any taxable parcel by prepayment pursuant to Government Code Section
53344 of the Mello-Roos Act.

Any new community facilities district for this Project shall be formed prior to recordation of any
final map on the Properties.

Section 5.3. Priority of Infrastructure CFD Bond Proceeds. If a new Infrastructure CFD is
formed for the Project, the Parties agree to meet and confer to establish the priority of Major
Improvements to be funded or reimbursed by Infrastructure CFD bonds (“CED Priority”). Any
agreement between the Parties regarding the CFD Priority shall be memorialized in an operating
memorandum. The City Manager shall have the authority to execute any such operating
memorandum. Any executed operating memorandum regarding the CFD Priority shall be
considered a minor amendment to this Agreement. Notwithstanding, City reserves complete
discretion over the improvement facilities, and the area within the Project to be included in any
Infrastructure CFD. Furthermore, only the Parties and area of the Property subject to any
Infrastructure CFD will be allowed to participate in and receive bond proceeds from the
Infrastructure CFD.

Section 5.4. Termination of Infrastructure CFD Proceedings. Developer may withdraw its
Infrastructure CFD petition at any time prior to annexation or formation of Property into an
Infrastructure CFD. Upon any such termination, Developer shall remain responsible for any and
all costs, staff time, or legal fees incurred by City prior to Developer’s termination.

Section 5.5. Service CFD. Prior to issuance of the first residential building permit issued for
the Project, Developer shall have the option of annexing the residential portion of the Project into
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the City’s Service CFD, or proposing such other financing mechanism that City may approve in
its sole discretion to fully fund the Project’s Service CFD obligations. The non-residential portion
of the Project will not be annexed into the Service CFD or be subject to a financing mechanism
for services. If Developer elects to annex into the City’s Service CFD, Developer consents to and
shall cooperate in the annexation and the imposition of Service CFD on the Property. Once
annexed, Developer consents to the levy of such special taxes as are necessary to fully fund the
Service CFD obligations and hereby acknowledges that any such special tax is necessary to
provide services to the Project. Developer expressly agrees that any parcel or lot conveyed or
dedicated or to be conveyed or dedicated to City shall be excluded from any assessment to be
imposed by the Service CFD. The Service CFD will provide funding required for new or enhanced
services provided by City to the Project which would not have been necessary but for the approval
of the Project. The funds shall be utilized for, among other things, fire and police protection
services.

Section 5.6. Maintenance CFD. City is in the process of establishing a Citywide financing
district to offset the impacts of new development to City maintenance operations (“Fiscal Impact
Adjustment”). The Fiscal Impact Adjustment measures the fiscal impact of new development by
estimating the revenues that City will collect in the form of property taxes, sales taxes, and other
similar revenue sources, and comparing these revenues to the expected cost of City maintenance
operations. Prior to issuance of any building permit for the Project, Developer agrees to provide
ongoing funding to City based on the Fiscal Impact Adjustment for the Project. Such mechanism
for ongoing funding may include participation in a Citywide financing district established for the
Fiscal Impact Adjustment, once formed (“Maintenance CFD”). City shall share with Developer
any information that supports or describes the Fiscal Impact Adjustment applied to the Project,
as may be reasonably requested by Developer. If Developer elects to annex into the City’s
Maintenance CFD, Developer consents to and shall cooperate in the annexation and the
imposition of Maintenance CFD on the Property. Once annexed, Developer consents to the levy
of such special taxes as are necessary to fully fund the Maintenance CFD obligations and hereby
acknowledges that any such special tax is necessary to provide maintenance for the Project.
Developer expressly agrees that any parcel or lot conveyed or dedicated or to be conveyed or
dedicated to City shall be excluded from any assessment to be imposed by the Maintenance CFD.
The Maintenance CFD will provide funding required for new or enhanced maintenance services
provided by City to the Project which would not have been necessary but for the approval of the
Project. The funds shall be utilized for, among other things, (a) maintenance of open space,
paseos, trails, and parkland within the Project; (b) maintenance of entry features, masonry walls,
landscape setback areas, and street lighting within or along the perimeter of the Project, and (c)
maintenance for retention basin, stormwater conveyance and stormwater quality facilities within
or along the perimeter of the Project.

Section 5.7. General Fund and City Bonding Capacity. Nothing in this Agreement shall be
construed as requiring City to pay, contribute, loan, or use its general fund or City bonding
capacity to construct or extend public infrastructure, complete any improvements, or take any
action for the Project that would adversely affect City’s general fund or City’s bonding capacity.

Section 5.8. SCIP or BOLD Financing. In the event that the City chooses to participate in
either the Statewide Community Infrastructure Program (“SCIP”) program or Bond Opportunities
for Land Development (“BOLD”) program or both during the period in which the Project is under
development, Developer shall have the ability to apply to the City for participation in either or both
financing programs.
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ARTICLE 6
IMPROVEMENTS AND INFRASTRUCTURE

Section 6.1. Improvements Consistent with Project Approvals. Developer shall be
responsible for constructing the infrastructure improvements and facilities required for the Project
consistent with the Project Approvals. The improvements and infrastructure listed in this Article
are defined and shall be considered “Major Improvements” for purposes of this Agreement. The
Major Improvements are described in more detail in the Project Approvals. All plans establishing
the design of the Major Improvements constructed by Developers shall be Subsequent Approvals
and subject to review and approval by City.

Section 6.2. Phasing. The Phasing for the Project is depicted in Exhibit B-6, attached hereto.
City agrees that Developer may proceed with development of the Property in accordance with
their business judgment, subject to the terms and conditions of this Agreement and the Project
Approvals.

Section 6.3. Parks. Developer shall dedicate 15.37 acres of land for three (3) parks and
greenbelts on the Property. These parks and greenbelts shall be referenced as the North Park,
South Park, Dog Park and Greenbelts as more specifically depicted in Exhibit C-1 (each a
“Project Park” and collectively, the “Project Parks”). Dedication of the land comprising the Project
Parks exceeds and fully satisfy Developer’s total park acreage obligation of 14.94 acres required
by Government Code section 66477 (“Quimby Act”). In addition to this land dedication, Developer
shall also improve each Project Park as generally depicted on the concept plans attached hereto
as Exhibit C-2. Developer will be responsible for maintaining any Project Park accepted by City
or providing City with sufficient funding to maintain the Project Park for the period following City
acceptance and receipt of sufficient funds from the Maintenance CFD to cover the cost of ongoing
maintenance for all accepted Project Parks. Developer shall improve and dedicate to City each
Project Park as follows:

Section 6.3.1. North Park. North Park shall be improved and dedicated to City prior to
issuance of the first certificate of occupancy for the Dixon Opportunity Center (“DOC”) area of the
Project north of Opportunity Parkway. Prior to the issuance of the 300th residential building permit
for production homes in the Project, Developer shall construct a maintenance building, including
a unisex restroom and two off-street parking spaces, within the North Park site and thereafter
dedicate the same to City.

Section 6.3.2. South Park, Dog Park and Greenbelts. South Park, Dog Park and the
Greenbelts shall be improved and dedicated to City prior to issuance of the 300th residential
building permit for production homes in the Project.

Section 6.4. Stormwater. Developer shall construct a 23.3-acre retention basin to retain the
entirety of its stormwater on the Project site at the location shown in Exhibit D-1, attached hereto
(“Retention Basin”). The Retention Basin shall eliminate the Project’'s downstream stormwater
flows. A pedestrian trail/maintenance road encompassing approximately 3.35 acres of the 23.3-
acre basin area and protective fencing shall be constructed around the perimeter of the retention
basin allowing for public access as well as access for City maintenance vehicles, as shown
generally in Exhibit D-2, attached hereto (“Retention Basin Trail”). Developer shall dedicate the
Retention Basin and Retention Basin Trail to City upon City’s acceptance of such improvements
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prior to issuance of the 1%t residential building permit for production homes in the Project. As a
result of Developer’s obligation to construct the Retention Basin and the Retention Basin Trail,
Developer shall pay no drainage fees for the Project.

Section 6.4.1. City Conversion to Sub-Regional Detention Basin. City is considering
a sub-regional stormwater drainage solution for the NEQSP area and properties outside the
NEQSP. A component of that sub-regional stormwater drainage solution may include converting
the Retention Basin to a detention basin (“Sub-Regional Detention Basin”) requiring modifications
to the Retention Basin to increase storage capacity and install a detention basin pump. In the
event the Sub-Regional Detention Basin is converted to a retention basin, Developer will not be
responsible for any costs or expenses associated with this conversion.

Section 6.5. Water. Developer shall construct a 1,500 gallon per minute (“GPM”) municipal
water well, located inside a building with office and unisex bathroom, and conveyance facilities to
service the Project and other benefitted landowners within the NEQSP area as shown in Exhibit
E-1, attached hereto. The well site shall be sized to accommodate the future construction by
other benefitted landowners of a one (1) million-gallon (MG) storage tank and associated booster
pumps and booster pump buildings. The municipal water well shall meet all drinking water
standards and shall operate between 55 and 65 psi while meeting the minimum fire flow
requirement of 1,000 gallons per minute (gpm) prior to the issuance of a certificate of occupancy
for the first production home for the Project, with dedication to the City of the well and all related
facilities within ninety (90) days after written approval of the facilities by the City Engineer.
Construction of such facilities exceeds the size of facilities necessary to serve only the Project
and provides a direct benefit to other landowners within the NEQSP area. The landowners
benefiting from the water improvements constructed by Developer are shown in Exhibit E-2.

Section 6.6. Sewer. Developer shall construct sewer facilities that will be upsized to provide
sewer service for the benefit of the Project and other landowners within the NEQSP area as shown
in Exhibit F-1. All sewer facilities shall be improved and dedicated to City prior to issuance of the
first residential building permit issued for the Project and thereafter dedicated to the City. The
landowners benefiting from the sewer improvements constructed by Developer are shown in
Exhibit F-2.

Section 6.7. Roads. Developer shall improve or construct the following roadway improvements:

Section 6.7.1. Pedrick Road. Developer shall improve and construct Pedrick Road in
two phases along the Project’s frontage. These roadway improvements on Pedrick Road shall
consist of two new southbound travel lanes, a two-way left-turn lane / landscape median, and two
northbound through lanes as shown in Exhibit G-1. Phase 1 shall be constructed from
Commercial Drive to the north Project boundary as shown in Exhibit G-2. Phase 1 of Pedrick
Road shall be completed prior to issuance of the first residential building permit for production
homes in the Project. Phase 2 of Pedrick Road shall be constructed from Commercial Drive south
to the Union Pacific Railroad as shown in Exhibit G-3 and shall be completed prior to issuance
of the 515" residential building permit for production homes in the Project.

Section 6.7.2. Professional Drive. Developer shall construct in two phases one-half of
Professional Drive, ultimately a 4-lane arterial roadway from Vaughn Road around the western
and northern edge of the Project to connect to Pedrick Road. Improvements shall consist of one
northbound/eastbound travel lane, one southbound/westbound travel lane, and frontage
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improvements consisting of curb, gutter, sidewalk and frontage landscaping as shown in Exhibit
G-4, attached hereto. Phase 1 of Professional Drive will be constructed as shown in Exhibit G-
5, attached hereto, prior to issuance of the first residential building permit for production homes
in the Project. Phase 2 of Professional Drive to Pedrick Road, as shown in Exhibit G-6, attached
hereto, shall be constructed prior to issuance of the certificate of occupancy for the first building
in the DOC, north of Opportunity Parkway.

Section 6.7.3. Commercial Way (Vaughn Road Bypass). Developer shall construct
Commercial Drive as a two-lane section from Pedrick Road to Professional Drive as shown in
Exhibit G-7. Improvements constructed by Developer shall consist of a two-lane section together
with curb, gutter, a ten-foot multi-use path on the north side of the roadway, and frontage
landscape improvements also as shown in Exhibit G-7. Commercial Drive shall be constructed
prior to issuance of the 515th residential building permit for production homes in the Project.

Section 6.7.4. East Dorset Drive, Campus Parkway, and Opportunity Parkway.
Developer shall construct East Dorset Drive as a two-lane section from Professional Drive to
Campus Parkway, Campus Parkway as a two-lane section from Opportunity Parkway to future
Congaree River Drive, and Opportunity Parkway as a two-lane section from Campus Parkway to
Pedrick Road, all as shown in Exhibit G-8, attached hereto. Improvements constructed by
Developer shall consist of a two-lane section together with curb, gutter, and frontage landscape
improvements also as shown in Exhibit G-8. East Dorset Drive, Campus Parkway, and
Opportunity Parkway shall be constructed prior to the issuance of the first residential building
permit for production homes in the Project.

ARTICLE 7
FEES, CREDITS AND REIMBURSEMENTS

Section 7.1. City Impact Fees.

Section 7.1.1. Fee Amounts. City charges certain fees to new development, including
impact fees to new development to offset impacts to City’s public facilities in accordance with the
Mitigation Fee Act (Gov. Code, § 66000 et seq.) (“AB 1600 Fees”). However, as provided in
Government Code section 66000, a fee for the purposes of the Mitigation Fee Act does not include
fees collected under development agreements adopted pursuant to the Development Agreement
Statute, such as this Agreement. For the purposes of this Agreement, City and Developer have
negotiated the following with regard to the fees for the Project:

Section 7.1.1.1. Development Agreement Fees. As detailed in Exhibit H, attached
hereto, all applicable AB 1600 Fees which Developer shall pay for the residential component of
the Project have been aggregated into a total amount and then divided into a per unit fee for single
family and multi-family units, as follows: $63,182.25 per unit to be collected from each residential
unit constructed in low-density and medium-density plan areas and $32,864.33 per unit to be
collected from each residential unit constructed in high density plan areas. These aggregated fees
are the “Development Agreement Fees”. The Development Agreement Fees are not and shall not
be considered AB 1600 Fees for any purpose.

Section 7.1.1.2. Public Benefit Fees. In addition to the Development Agreement
Fees in Section 7.1.1.1, Developer shall pay an additional $2,000,214.00 which shall be divided
into a per unit fee for each single family unit and multi family unit, as follows: $2,079.00 per unit
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to be collected from each residential unit constructed in low-density and medium-density plan
areas and $1,350.00 per unit to collected from residential units constructed in high-density plan
areas. This additional fee provides public services, public uses, and infrastructure in the promotion
of the health, safety, and general welfare of the City. These fees shall be referred to as the “Public
Benefit Fees”. The non-residential components of the Project shall not be subject to the Public
Benefit Fees.

Section 7.1.1.3. The Development Agreement Fees and Public Benefit Fees are set
forth in the tables below. City may elect to utilize the Development Agreement Fees and the Public
Benefit Fees collected under this Agreement for any eligible public facility category listed in the
tables below, and in any amount determined by City in its sole and absolute discretion. Except as
provided otherwise by this Agreement, each dwelling unit shall only be subject to the following
Development Agreement Fees and Public Benefit Fees for the applicable public facilities:

SINGLE-FAMILY*

Eligible Facilities Total Fee Per Unit Conditions
Fire; Development Agreement | City in its sole discretion
Police; Fees may use the fees collected
Administrative; $63,185.25 to construct any of the
Parks; eligible facilities described
Water; Public Benefit Fees herein.
Wastewater; $2,079.00
Transportation;
Public Benefit

*“Single-family” shall refer to all units constructed within the low-density and medium-
density plan areas, as indicated in the NEQSP.

MULTI-FAMILY*

Eligible Facilities Total Fee Per Unit Conditions
Fire; Development Agreement | City in its sole discretion
Police; Fees may use the fees collected
Administrative; $32,864.33 to construct any of the
Parks; eligible facilities described
Water; Public Benefit Fees herein.
Wastewater; $1,350.00
Transportation;
Public Benefit

£

Multi-family” shall refer to all units constructed within the high-density plan areas,
as indicated in the NEQSP.

INDUSTRIAL
Eligible Facilities Total Fee Conditions
Fire; Developer shall pay City in its sole discretion
Police; applicable City Impact may use the fees collected
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Administrative;

Fees at the time of Building

to construct any of the

Parks; Permit eligible facilities described
Water; herein.
Wastewater,;
Transportation
COMMERCIAL

Eligible Facilities Total Fee Conditions
Fire; Developer shall pay City in its sole discretion
Police; applicable City Impact may use the fees collected
Administrative; Fees at the time of Building | to construct any of the
Parks; Permit eligible facilities described
Water; herein.
Wastewater;
Transportation

Section 7.1.2. Development Agreement Fees Annual Escalator; Timing for Payment
of All Development Agreement Fees and Public Benefit Fees. Beginning after the Effective
Date, all Development Agreement Fees for the Project shall be increased by three percent (3%)
annually on January 1st of each calendar year. The Public Benefit Fees shall not be increased
on an annual basis. Except as set forth herein, the Project shall not be subject to any new AB
1600 Fees adopted by City after the Effective Date, or to any increase to AB 1600 Fees adopted
by City after the Effective Date. Payment of all Development Agreement Fees and Public Benefit
Fees shall be due at the time of building permit. Based on a written request from Developer, the
City Manager, in his or her sole discretion, may in writing defer payment of any Development
Agreement Fees or Public Benefit Fees to a later time.

Section 7.1.3. Fee Credits. Except for the Major Improvements identified in Section 6.4
of this Agreement, if Developer constructs any public facility specifically identified in Article 6 of
this Agreement or identified in any City capital improvement plan, NEQFP (defined below), or
other such plan forming the basis of a particular Development Agreement Fees, including the
oversizing of such facilities for the benefit of others, which City would have otherwise constructed,
or would have required others to construct, without development of the Project, then Developer
may receive fee credits pursuant to a written agreement between Developer and City. Fee credits
may be accrued and applied from any eligible facility type listed in Section 7.1.1. The Development
Agreement Fees and Public Benefit Fees for single family residential is $65,264.25 per unit,
regardless of AB 1600 Fee categories used to formulate the Development Agreement Fees. On
that basis, the following example applies: If Developer has $6,500,000.00 in fee credits resulting
from constructing water improvements, Developer can apply this credit amount and use up to
$65,264.25 per unit against the Development Agreement Fees and Public Benefit Fees until that
and all other Developer fee credits have been used. Notwithstanding the foregoing, Developer
and City agree that the maximum fee credit Developer may apply to the first 80 single family
residential building permits is $25,000.00. Terms of the fee credits shall be subject to the written
approval of the City. The amount of the fee credits shall be based on the actual cost of the public
facility in the plan forming the basis of the Development Agreement Fees and the percentage of
such pubilic facility constructed by Developer.
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Section 7.2. Application, Processing, and Inspection Fees. This Agreement does not limit
City’s authority to charge Developer administrative, legal, processing, inspection, and plan check
fees (including any post-Effective Date increases in such fees and charges) to process land use
approvals, building permits, or other similar permits, where such fees are meant to reimburse City
and its consultants for actual time and costs to provide the services contemplated. Developer
has maintained an ongoing funding agreement with City for its pro rata share of entitlement costs
relating to the Project (“Funding Agreement”). Prior to City’s consent to any assignment of
Developer’s interest in any portion of the Project pursuant to Section 13.4 of this Agreement, the
Assignee shall enter into a separate funding agreement for such portion of the Project for
purposes of funding City’s ongoing costs associated with implementing development of the
Project.

Section 7.3. Other City Fees. This Agreement does not restrict City from charging fees other
than Development Agreement Fees and Public Benefit Fees that City is required to collect from
new development projects in accordance with its Municipal Code and Policies. Such fees include,
but are not limited to, charges related to water meter installation or street trees. At Developer’s
request, City shall provide a summary in reasonable detail of any other charges other than
Development Agreement Fees and Public Benefit Fees that will apply to the Project. All fees
charged to the Project under this Section shall be the same fees in effect citywide for new
development projects.

Section 7.4. Fees Charged by Other Public Agencies. This Agreement does not preclude
City from collecting fees from Developers that are lawfully imposed on the Project by other public
agencies and which City is required to collect. Developer acknowledges that the Project is subject
to impact fees charged by other agencies, including but not limited to, Solano County and the
Dixon Unified School District. Developer shall pay such fees prior to issuance of building permit,
unless the public agency requires otherwise.

Section 7.5. Reimbursement for Oversizing Improvements.

Section 7.5.1. Oversized Improvements. As a condition of developing the Property, City
may require Developer to install improvements which benefit properties other than Developer’s
Property, and that exceed Developer’s fair share toward the improvement or the acquisition of
rights-of-way for the improvement (“Oversized Improvements”). Oversized Improvements
include, without limitation, streets, sewer, water, telephone, cable, gas, and electricity. Oversized
Improvements shall not include the Major Improvements identified in Section 6.4 of this
Agreement.

Section 7.5.2. City Approval of Reimbursement Terms. Where Developer constructs
oversized facilities for which it has maximized its fee credits for such oversized facilities as allowed
under Section 7.1.3 of this Agreement, Developer shall obtain City’s approval of the terms of
reimbursement prior to installing any Oversized Improvement. Where Developer requests
reimbursement for Oversized Improvements, Developer shall provide to City written
documentation describing the expenses to be reimbursed and the allocation of those expenses
to the benefited parcels.

Where City has already collected fees from benefitted parcels for Oversized
Improvements constructed by Developer, City shall reimburse such fees collected to Developer
within thirty (30) days of accepting such Oversized Improvements.
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Section 7.5.3. Area of Benefit. City shall cooperate with Developer in the formation of,
consistent with all applicable City and state laws, a local benefit district, area of benefit, or other
funding mechanism for the purpose of reimbursing Developer those costs exceeding Developer’s
fair share for the Oversized Improvements. Developer agrees to reimburse City for any actual
costs incurred by City in forming a local benefit district or establishing a reimbursement fee in the
area of benefit.

Section 7.5.4. Reimbursement Conditions. City shall impose the reimbursement
obligation as a condition on the benefited property at the time such landowner requests its next
discretionary entitlement from City, or at such time when City can impose such
condition. Developer acknowledges that any reimbursement payments under this Section
depend on development of the benefited property, and that if the identified benefited property is
not developed, City shall have no obligation to provide or pass through such reimbursement from
that property.

ARTICLE 8
ADDITIONAL ACTIONS

Section 8.1. Amend City’s Roadway Capital Improvement Program. To facilitate the
construction of Pedrick Road as required by this Agreement, City shall, concurrent with the
approval of the Project, amend its Roadway Capital Improvement Plan (“Roadway CIP”) to include
the construction cost for the middle two lanes, center median and turning lanes, and easterly
frontage lane of Pedrick Road from Interstate 80 to a point beyond the southern boundary of the
Project. If for any reason City fails to amend its Roadway CIP as required hereunder, Developer
shall still receive fee credits against the Development Impact Fees for the cost of constructing the
improvements described in this Section 8.1.

Section 8.2. Update of the NEQSP Finance Plan. Upon final approval of the Project, the City
shall within six (6) months prepare, review, and approve an amended NEQFP, taking into
consideration the infrastructure to be constructed by Developer as part of its development of the
Project, the benefit to such infrastructure to other undeveloped properties within the NEQSP, and
updated costs of the infrastructure to be funded by the NEQFP. Nothing in this Agreement shall
limit the applicability of the NEQFP to the Project.

Section 8.3. Cooperation on Renaming of Pedrick Road. City and Developer shall
cooperate in pursuing the name change of Pedrick Road to University Parkway. Developer shall
be responsible for all costs associated with the name change of Pedrick Road to University
Parkway.

Section 8.4. Disclosure of Existing Uses. Developer shall provide any merchant builder of low,
medium, and high-density residential units within the Project area with notice of the obligation to
disclose the existence and operation of the Campbell Soup Company’s tomato processing facility
(“Campbell Facility”) located opposite the Project on the east side of Pedrick Road to bona-fide
good-faith purchasers of single family residential units and renters of multi-family residential units
within the Project.

Section 8.4.1. Disclosure Requirements. Disclosure of the Campbell Facility shall
include the following elements:
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Section 8.4.1.1. Identify the presence, location and ongoing operations of the
Campbell Facility.

Section 8.4.1.2. Describe the typical range of operations conducted at the
Campbell Facility, including the seasonal variations of the operations and hours of operation.

Section 8.4.1.3. Disclose the potential for noise, odors, and truck traffic related to
the Campbell Facility and the related agricultural operations.

Section 8.4.2. Single Family Residential Unit Requirements. All final maps associated
with single-family residential units in the Project shall include the required disclosure of the
Campbell Facility in the Covenant’s, Codes and Restriction (CC&R’s) applicable to such final map.
The builder requesting approval of each final map shall include the required disclosure of the
Campbell Facility in the CC&Rs for its portion of the Project and submit such language to the City
Attorney and Community Development Director for their review and approval. If CC&R’s are not
included on the final map, City and Developer shall mutually agree upon an equally effective
method to provide disclosure to future owners of residential property within Project.

Section 8.4.3. Multi-Family Residential Unit Requirements. Prior to issuance of the
first certificate of occupancy for any multi-family units, the builder of the multi-family residential
units shall include the required disclosure of the Campbell Facility in its standard lease agreement
and submit such language to the City Attorney and Community Development Director for their
review and approval. Following such approval all future lease agreements with tenants of the
multi-family project shall include the City-approved disclosure language.

ARTICLE 9
ECONOMIC DEVELOPMENT ASSURANCES

Section 9.1. Zoning Restrictions. To ensure that the Project provides a mixed use
environment, the City expects that Developer shall maintain the current industrial zoning
designation for the DOC portion of the Project, complete the necessary infrastructure to serve the
DOC portion of the Project during Phase 1, and diligently market the DOC site for industrial
development. Further, Developer shall not request a change in the General Plan or Zoning of the
DOC portion of the Project to allow for residential development of the DOC portion of the Project
during the Term of this Agreement.

Section 9.2. DOC Subcommittee Requirements.

Section 9.2.1. DOC Subcommittee Meeting Before Residential Build-Out of Project.
Developer shall meet with a subcommittee appointed by the City Council ("Subcommittee") once
per calendar year, at a date set by the City Manager or Community Development Director
beginning on the Effective Date of this Agreement, to discuss the DOC portion of the Project until
build-out of the residential portion of the Project is complete. The purpose of these meetings shall
include:

Section 9.2.1.1. Inform the City of Developer's marketing efforts associated with
the Project.

Section 9.2.1.2. Allow the City to provide input on such marketing efforts.

DEVELOPMENT AGREEMENT
City of Dixon & Dixon Venture, LLC
The Campus Project

Page 21
4921-8226-4599, v. 20 Exhibit A



Section 9.2.1.3. Provide the City updates on potential interest and potential users
for the site.

Section 9.2.2. DOC Subcommittee Meeting Post-Residential Build-Out of Project.
Upon the completing build-out of the low-density and medium-density residential portions of the
Project, Developer shall increase its meetings with the Subcommittee to once every six (6)
months, as set by the City Manager or Community Development Director. The purpose of these
meetings shall include:

Section 9.2.2.1. Inform the City of Developer's ongoing marketing efforts
associated with the Project.

Section 9.2.2.2. Provide information and documentation, at the City’s request,
demonstrating that Developer is following industry standards in its marketing and sales efforts to
ensure the listing is attractive, there are no significant barriers to potential users and that the listing
price is within the market rate for sale or lease rates.

Section 9.2.2.3 Provide the City updates on potential interest and potential users for the site.

Section 9.3. Failure to Comply. Developer’s failure to comply with the requirements set forth
in Section 9.2 of this Agreement shall constitute a material breach of this Agreement. In the
event of such a breach the City may:

Section 9.3.1. Serve written notice of non-compliance with a thirty (30) day period
to cure the non-compliance, or other such cure period deemed appropriate in the sole discretion
of the City.

Section 9.3.2. If non-compliance is not cured within thirty (30) days or otherwise
specified cure period, the City may elect to withhold any Subsequent Approvals for the Project as
provided in Section 3.4 of this Agreement.

Section 9.3.3. Continued non-compliance may result in the City seeking injunctive
relief to compel compliance or termination of this Agreement.

Section 9.4. Dispute Resolution. In the event of a dispute between Developer and the City
regarding marketing efforts or adherence to industry standards related to the marketing of the
Project, the Parties shall first attempt to resolve the dispute through good faith negotiations. If
the dispute cannot be resolved through negotiations within thirty (30) days, either Party may
request mediation by a neutral third party, with the costs of mediation to be shared equally by the
Parties. If mediation does not resolve the dispute, either Party may pursue any remedies available
at law or in equity under the jurisdiction of the State of California.

ARTICLE 10
INSURANCE; INDEMNITY

Section 10.1. Insurance. Developer shall require all persons or entities doing work on the
Project, including its contractors and subcontractors (collectively, “Developer” for purposes of this
Article 10 only), to obtain and maintain insurance of the types and in the amounts described in
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this Article with carriers reasonably satisfactory to City. An associated umbrella insurance policy
in combination with underlying liability coverage may be used to satisfy the minimum liability
coverages specified herein.

Section 10.1.1. General Liability Insurance. Developer shall maintain commercial
general liability insurance or equivalent form with a limit of not less than Two Million Dollars
($2,000,000) (or as otherwise approved, in writing, by City) per claim and Two Million Dollars
($2,000,000) each occurrence. Such insurance shall also:

Section 10.1.1.1. Name City, its elected and appointed councils, boards,
commissions, officers, agents, employees, and representatives as “Additional Insureds” by
endorsement with respect to performance of this Agreement. The coverage shall contain no
special limitations on the scope of its protection afforded to the above-listed additional insured.

Section 10.1.1.2. Be primary with respect to any insurance or self-insurance
programs covering City, its officials, employees, agents, and representatives.

Section 10.1.1.3. Contain standard separation of insured provisions.

Section 10.1.2. Automotive Liability Insurance. Developer shall maintain business
automobile liability insurance or equivalent form with a limit of not less than One Million Dollars
($1,000,000) for each accident. Such insurance shall include coverage for owned, hired, and
non-owned automobiles. Such insurance shall also:

Section 10.1.2.1. Name City, its elected and appointed councils, boards,
commissions, officers, agents, employees, and representatives as Additional Insureds by
endorsement with respect to performance of this Agreement. The coverage shall contain no
special limitations on the scope of its protection afforded to the above-listed Additional Insureds.

Section 10.1.2.2. Be primary with respect to any insurance or self-insurance
programs covering City, its officials, employees, agents, and representatives.

Section 10.1.2.3. Contain standard separation of insured provisions.

Section 10.1.3. Workers’ Compensation Insurance. Developer shall take out and
maintain during the Term of this Agreement, workers’ compensation insurance for all of
Developer's employees employed at or on the Project, and in the case any of the work is
subcontracted, Developer shall require any general contractor or subcontractor similarly to
provide workers’ compensation insurance for such contractor’s or subcontractor’'s employees,
unless such employees are covered by the protection afforded by Developer. In case any class
of employee engaged in work on the Project is not protected under any workers’ compensation
law, Developer shall provide and shall cause each contractor and subcontractor to provide
adequate insurance for the protection of employees not otherwise protected. Developer hereby
indemnifies City for any damage resulting from failure of Developer, its agents, employees,
contractors, or subcontractors to take out or maintain such insurance. Workers’ compensation
insurance with statutory limits and employer’s liability insurance with limits of not less than One
Million Dollars ($1,000,000) for each accident shall be maintained.
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Section 10.2. Other Insurance Requirements. Developer shall do all of the following:

Section 10.2.1. Prior to taking any actions under this Agreement, furnish City with properly
executed certificates of insurance that clearly evidence all insurance required in this Article,
including evidence that such insurance will not be canceled, allowed to expire, or be materially
reduced in coverage without thirty (30) days’ prior written notice to City.

Section 10.2.2. Provide to City, upon request, and within seven (7) days of said request,
certified copies of endorsements and policies, and properly executed certificates of insurance
evidencing the insurance required herein.

Section 10.2.3. Replace or require the replacement of certificates, policies, and
endorsements for any insurance required herein expiring prior to the termination of this
Agreement.

Section 10.2.4. Maintain all insurance required herein from the Effective Date of this
Agreement to the earlier of the expiration of the Term or the mutual written termination of this
Agreement.

Section 10.2.5. Place all insurance required herein with insurers licensed to do business
in California with a current Best's Key Rating Guide reasonably acceptable to City.

Section 10.3. Indemnity. To the fullest extent permitted by law, Developer shall defend,
indemnify, and hold harmless City and its agents, elected and appointed officials, officers,
employees, consultants, and volunteers (collectively, “City’s Agents”) from any and all liability
arising out of a claim, action, or proceeding against City, or City’s Agents, to attack, set aside,
void, or annul an approval concerning the Project, this Agreement, the Project Approvals,
Conditions of Approval, or any Subsequent City Approvals.

Upon receiving notice of a claim, action, or proceeding, Developer shall assume the defense of
the claim, action, or proceeding through the prompt payment of all reasonable attorneys’ fees and
costs, incurred in good faith and in the exercise of reasonable discretion, of City’s counsel in
defending such an action. City and Developer shall cooperate in good faith in the control of the
litigation and the making of litigation decisions, including, but not limited to, selecting counsel to
defend City and settlement or other disposition of the matter.

Section 10.4. Prevailing Wages. Developer acknowledges the requirements of California Labor
Code Section 1720 et. seq (“Prevailing Wage Law”), and that it is Developer’s obligation to
determine if the Prevailing Wage Law applies to any work done by Developer on the Project or
any portion of the Project. Developer shall defend, indemnify, and hold harmless City and City’s
Agent’s from any claim or liability arising out of any alleged failure of Developer to comply with
the Prevailing Wage Law.

Section 10.5. Failure to Indemnify; Waiver. Failure to indemnify City, when required by this
Agreement, shall constitute a material breach of this Agreement and of any applicable Project
Approvals and Subsequent City Approvals, which shall entitle City to all remedies available under
law, including, but not limited to, specific performance and damages. Failure to indemnify City
shall constitute grounds upon which City may rescind or withhold its approval of this Agreement,
the Project Approvals, or any Subsequent City Approvals. Developer’s failure to indemnify City
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shall be a waiver by Developer of (i) any right to proceed with the Project, and (ii) Developer’s
right to file a claim, action, or proceeding against City or City’s Agents based on City’s rescission
or withholding of any Project Approvals or Subsequent City Approvals, or based on City’s failure
to defend any claim, action, or proceeding based on Developer’s failure to indemnify City.

Section 10.6. Waiver of Damages Against City. Notwithstanding anything in this Agreement
to the contrary, the Parties acknowledge that City would not have entered into this Agreement
had it been exposed to liability for damages from Developer and, therefore, Developer hereby
waives all claims for damages against City for breach of this Agreement. Developer’s remedies
under this Agreement shall be limited to specific performance.

ARTICLE 11
MORTGAGEE PROTECTION

Section 11.1. Mortgagee Protection. This Agreement shall be superior and senior to any lien
placed upon the Property, or any portion thereof after the date of recording this Agreement,
including the lien for any deed of trust or mortgage ("Mortgage"). Notwithstanding the foregoing,
no breach hereof shall defeat, render invalid, diminish or impair the lien of any Mortgage made in
good faith and for value, but all the terms and conditions contained in this Agreement shall be
binding upon and effective against any person or entity, including any deed of trust beneficiary or
mortgagee ("Mortgagee") who acquires title to the Property, or any portion thereof, by foreclosure,
trustee's sale, deed in lieu of foreclosure, or otherwise.

Section 11.2. Mortgagee Not Obligated. No Mortgagee shall have any obligation or duty under
this Agreement to construct or complete the Improvements for the Project, or to guarantee such
construction or completion. A Mortgagee who takes lawful possession of the Property shall,
however, assume all development rights associated with this Agreement.

Section 11.3. Notice of Default to Mortgagee and Right to Cure. If City receives notice from
a Mortgagee requesting a copy of any notice of default given to Developer, then City shall deliver
to such Mortgagee, concurrently with service thereon to Developer, any notice given to Developer
with respect to any claim by City that Developer has committed an event of default. Each
Mortgagee shall have the right during the same period available to Developer to cure, or to
commence to cure, the event of default set forth in City's notice.

ARTICLE 12
ANNUAL REVIEW; DEFAULT

Section 12.1. Annual Review. The City Manager or his or her appointee shall, at least every
twelve (12) months during the Term of this Agreement, review the extent of substantial, good faith
compliance of Developer and City with the terms of this Agreement, pursuant to Government
Code section 65865.1. At the time of such annual review, Developers shall provide such
information as may be reasonably requested by the City Manager to ascertain compliance with
this Agreement. Developers shall provide such information within thirty (30) days of receiving City
Manager’s request for information. A finding by the City Manager of good faith compliance with
this Agreement shall conclusively determine such good faith compliance only up to the date of
such review. Where the City Manager, on the basis of substantial evidence, finds that Developer
has not complied with the terms of this Agreement, Developer may appeal such determination to

DEVELOPMENT AGREEMENT
City of Dixon & Dixon Venture, LLC
The Campus Project

Page 25
4921-8226-4599, v. 20 Exhibit A



the City Council within ten (10) days of receiving the City Manager’s determination. The failure
of City to conduct the annual review shall not affect the validity of this Agreement.

Section 12.2. Estoppel Certificates. Upon Developer’s request, City shall, with at least thirty
(30) days’ advance written notice, execute, acknowledge and deliver to Developer, Developer’s
lender, potential investors or assignees, an “Estoppel Certificate” in writing which certifies that this
Agreement is in full force and effect and that there are no breaches or defaults under the
Agreement. The City Manager shall be authorized to execute such Estoppel Certificate. At
Developer’s option, the City Manager’s failure to deliver such Estoppel Certificate within the stated
time period shall be conclusive evidence that the Agreement is in full force and effect and that
there are no uncured breaches or defaults in Developer’s performance of the Agreement.

Section 12.3. Default. Failure or unreasonable delay by either Party to perform any term or
condition of this Agreement shall constitute a default. In the event of default, the Party alleging
such default or breach shall give the other Party not less than thirty (30) days’ notice in writing
specifying the nature of the alleged default and the manner in which said default may be
satisfactorily cured. During any such 30-day period, the Party charged shall not be considered in
default for purposes of termination of this Agreement or institution of legal proceedings. After
notice and expiration of the 30-day period, if such default has not been cured or cure is not being
diligently pursued in the manner set forth in the notice, the charging Party may at its option: (i)
terminate this Agreement, in which event neither Party shall have any further rights against or
liability to the other with respect to this Agreement, or (ii) institute legal or equitable action to cure
or remedy any default, including but not limited to, an action for specific performance of the terms
of this Agreement.

Section 12.4. Withholding of Permits. If any Party has defaulted or has been provided with a
default notice pursuant to this Article, City may, in its sole discretion, refuse to issue or withhold
any permit or entitlement for any structure or improvement relating to the portion of the Project
owned or controlled by such Party, including without limitation, a notice of completion, building
permit, sign permit, grading permit, or occupancy certificate.

Section 12.5. Default by City. In the event City does not accept, review, approve, or issue
development applications, permits, or entitlements in good faith or in a timely fashion, or if City
otherwise defaults under the terms of this Agreement, City agrees that Developer shall not be
obligated to proceed with or complete the Project or any phase thereof, nor shall resulting failures
or delays in Developer’s performance constitute grounds for termination of this Agreement.

Section 12.6. Enforced Delay, Extension of Times of Performance. Delays in performance,
by either Party, shall not be deemed a default if such delays or defaults are due to war,
insurrection, terrorism, strikes, walkouts, riots, floods, earthquakes, fires, casualties, pandemics,
epidemics, acts of God, governmental restrictions imposed where mandated by governmental
entities other than City, enactment of conflicting state or federal laws or regulations, new or
supplementary environmental regulations enacted by the state or federal government, litigation,
economic collapse, or other force majeure events. An extension of time for such cause shall be
in effect for the period of forced delay or longer, as may be mutually agreed upon by the Parties.
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ARTICLE 13
ADMINISTRATION OF AGREEMENT

Section 13.1. Administration of Agreement. The City Manager or his or her designee is
responsible for the interpretation and administration of the provisions of this Agreement. Should
a disagreement arise between the Parties with respect to the interpretation or administration of
any provision of this Agreement, such decision may be appealed to the City Council within fifteen
(15) days of the City Manager's decision.

Section 13.2. Amendment of Agreement. This Agreement shall be amended only by mutual
consent of the Parties affected by such amendment and any amendment must be in writing, as
provided below:

Section 13.2.1. Major Amendment. The City Council shall approve any major
amendment to the Agreement. An amendment shall be deemed a “major amendment” if it (i)
modifies the Project’s permitted uses and densities, or (ii) constitutes a material change to City’s
financial obligations (with City Manager having the sole discretion to determine what constitutes
a “material change”). Any major amendment shall comply with the procedures of the Development
Agreement Statute.

Section 13.2.2. Minor Amendment. The Parties acknowledge that development of the
Project and the details of performance by the Parties require administrative flexibility. The City
Manager shall have the authority to approve minor amendments to this Agreement. An
amendment shall be deemed a “minor amendment” if it is not a major amendment and does not
incur any financial obligation that exceeds the City Manager’s authority. If City and Developer
mutually agree that a minor amendment is appropriate, they shall effectuate the minor
amendment through an operating memorandum approved by the Parties with the City Manager
acting on behalf of City. An executed operating memorandum shall become effective immediately.
Each operating memorandum shall be attached to this Agreement as an addendum and become
a part of this Agreement. Unless otherwise required by law, a minor amendment shall not require
any notice or hearing.

Section 13.3. Streamlined Implementation. The Parties desire to simplify and streamline the
process for implementing the Project. Accordingly, the following modifications may be considered
non-substantial and approved without the need for any amendment to this Agreement, as
provided below:

Section 13.3.1. Conditions of Approval. Any modification to the Conditions of Approval
attached to this Agreement or conditions of approval associated with any Subsequent City
Approvals, which are determined to be non-substantial in the sole discretion of the Planning
Director.

Section 13.3.2. Streets and Rights-of-Way. Any modification of the alignment, location,
naming, width, length, or specification of streets, utility rights-of-way, or other public rights-of-way
or facilities that is determined to be non-substantial in the sole discretion of the City Engineer.

Section 13.3.3. Appeals of Non-Substantial Modifications. Developers may appeal
any decision made by the Planning Director or City Engineer pursuant to this Section to the

DEVELOPMENT AGREEMENT
City of Dixon & Dixon Venture, LLC
The Campus Project

Page 27
4921-8226-4599, v. 20 Exhibit A



Planning Commission by filing a written appeal with the City Clerk within ten (10) days’ receipt of
the Planning Director’s or City Engineer’s decision.

Section 13.4. Assignment and Assumption. Subject to the requirements of Section 7.2 of this
Agreement, and City’s consent, which consent shall not be unreasonably withheld, Developer
shall have the right to sell, assign, or transfer all or any part of its rights, title, and interests together
with its obligations in all or a portion of the Property, or Project, subject to or a part of this
Agreement, to any person, firm, corporation, or entity during the Term of this Agreement, provided
however that Developer shall provide advance notice to the City Manager. This assignment
provision includes third parties as well as corporate and business entities of Developer. Developer
shall prepare an Assignment and Assumption Agreement, in the form attached hereto as Exhibit
I, attached hereto. The Assignee shall expressly acknowledge that they are subject to the Project
Finance Plan.

Section 13.5. Notices. Any notice or communication required hereunder between City and
Developer must be in writing, and may be given either personally, by registered or certified mail
(return receipt requested), or by Federal Express, UPS, or other similar couriers providing
overnight delivery. If personally delivered, a notice shall be deemed to have been given when
delivered to the Party to whom it is addressed. If given by registered or certified mail, such notice
or communication shall be deemed to have been given and received on the first to occur of (i)
actual receipt by any of the addressees designated below as the party to whom notices are to be
sent, or (ii) five (5) days after a registered or certified letter containing such notice, properly
addressed, with postage prepaid, is deposited in the United States mail. If given by Federal
Express or similar courier, a notice or communication shall be deemed to have been given and
received on the date delivered, as shown on a receipt issued by the courier. Any Party hereto
may at any time, by giving ten (10) days’ written notice to the other Party hereto, designate any
other address in substitution of the address to which such notice or communication shall be given.

Such notices or communications shall be given to the Parties at their addresses set forth below:

If to City: City of Dixon
600 East A Street
Dixon, California 95620
Attention: City Manager

and White Brenner LLP
1608 T Street
Sacramento, California 95811
Attention: Douglas L. White, Esq.

If to Developer: Dixon Venture, LLC
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ARTICLE 14
GENERAL TERMS AND CONDITIONS

Section 14.1. General Terms and Conditions.

Section 14.1.1. Venue; Governing Law. Venue for all legal proceedings shall be in the
Superior Court for the County of Solano. The validity, interpretation, and performance of this
Agreement shall be controlled by and construed pursuant to the laws of the State of California.

Section 14.1.2. Waiver. No Party shall be deemed to have made any waiver of any
breach of any term, condition, or covenant unless said waiver is in writing and signed by the Party
so waiving. Such waiver by any Party shall not be deemed to be a waiver of any subsequent
breach of the same term, covenant, or condition.

Section 14.1.3. Integration. This Agreement, together with its specific references,
attachments, and Exhibits, constitutes all of the agreements, understandings, representations,
conditions, warranties, and covenants made by and between the Parties hereto. Unless set forth
herein, neither Party shall be liable for any representations made, express or implied, which are
not specifically set forth herein.

Section 14.1.4. Supersedes Prior Agreement. |t is the intention of the Parties hereto
that this Agreement shall supersede any prior agreements, discussions, commitments,
representations or agreements, written, electronic or oral, between the Parties hereto with respect
to the Project.

Section 14.1.5. Captions. The captions of this Agreement are for convenience and
reference only and the words contained therein shall in no way be held to explain, modify, amplify
or aid in the interpretation, construction, or meaning of the provisions of this Agreement.

Section 14.1.6. Severability. If any portion of this Agreement is declared by a court of
competent jurisdiction to be invalid or unenforceable, such portion shall be deemed severed from
this Agreement and the remaining parts shall remain in full effect as though such invalid or
unenforceable provision had not been a part of this Agreement.

Section 14.1.7. Mandatory and Permissive. “Shall” and “will” and “agrees” are
mandatory. “May” or “can” are permissive.

Section 14.1.8. Constructive Notice and Acceptance. Every person who after the
Effective Date and recording of this Agreement owns or acquires any right, title, or interest to any
portion of the Property shall be conclusively deemed to have consented and agreed to every
provision contained herein, whether or not any reference to this Agreement is contained in the
instrument by which such person acquired an interest in the Property, and all rights and interests
of such person in the Property shall be subject to the terms, requirements, and provisions of this
Agreement.

Section 14.1.9. Counterparts. This Agreement may be executed simultaneously or in
two (2) or more counterparts, each of which shall be deemed an original, but which together shall
constitute one (1) and the same instrument.

DEVELOPMENT AGREEMENT
City of Dixon & Dixon Venture, LLC
The Campus Project

Page 29
4921-8226-4599, v. 20 Exhibit A



Section 14.1.10. Further Acts; Other Documents. The Parties agree that they shall
cooperate in good faith to accomplish the objectives of this Agreement and to that end, agree to
execute and deliver such other instruments or documents and to perform any further acts, as may
be necessary and convenient to fulfill the purposes and objectives of this Agreement.

Section 14.1.11. Time is of the Essence. Time is of the essence in this Agreement in
each covenant and term and condition herein.

Section 14.1.12. Authority. All Parties to this Agreement warrant and represent that they
have the power and authority to enter into this Agreement and the names, titles, and capacities
herein stated on behalf of any entities, persons, states, or firms represented or purported to be
represented by such entities, persons, states, or firms and that all former requirements necessary
or required by state or federal law in order to enter into this Agreement had been fully complied
with. Further, by entering into this Agreement, no Party hereto shall have breached the terms or
conditions of any other contract or agreement to which such Party is obligated, which such breach
would have a material effect hereon.

Section 14.1.13. Joint Preparation. All Parties to this Agreement have negotiated it at
length and have had the opportunity to consult with and be represented by their own competent
counsel. Each provision of this Agreement shall be construed as though all Parties participated
equally in the drafting of the same. Consequently, the Parties acknowledge and agree that any
rule of construction that a document is to be construed against the drafting party shall not be
applicable to this Agreement.

Section 14.1.14. Attorney’s Fees and Costs. If any action at law or in equity, including
action for declaratory relief, is brought to enforce or interpret provisions of this Agreement, the
prevailing Party shall be entitled to reasonable attorney's fees and costs, which may be set by the
court in the same action or in a separate action brought for that purpose, in addition to any other
relief to which such Party may be entitled.

Section 14.1.15. Calculation of Time Periods. All time referenced in this Agreement
shall be calendar days, unless the last day falls on a legal holiday, Saturday, or Sunday, in which
case the last day shall be the next business day.

[Signatures on Following Pages]
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IN WITNESS WHEREOF, this Agreement has been entered into by and between
Developer and City as of the Effective Date of the Agreement, as defined above.

CITY

CITY OF DIXON, CA
a California Municipal Corporation

By:
Jim Lindley
City Manager
Attest:
By:

City Clerk

Approved to as Form:

By:

Douglas L. White
City Attorney

4921-8226-4599, v. 20
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DEVELOPER

Dixon Venture LLC, a California limited
liability company

By:

Name:

Its:
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California All-Purpose Acknowledgment

A notary public or other officer completing this certificate verifies only the identity of the individual who
signed the document to which this certificate is attached, and not the truthfulness, accuracy, or validity
of that document.

State of California

N N N

County of

On , before me , a

Notary Public, personally appeared

who proved to me on the basis of satisfactory evidence to be the

person(s) whose name(s) is/are subscribed to the within instrument and acknowledged to
me that he/she/they executed the same in his/her/their authorized capacity(ies), and that by
his/her/their signature(s) on the instrument the person(s), or the entity upon behalf of which

the person(s) acted, executed the instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the

foregoing paragraph is true and correct.

Witness my hand and official seal.

(Signature)

(Seal)
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California All-Purpose Acknowledgment

A notary public or other officer completing this certificate verifies only the identity of the individual who
signed the document to which this certificate is attached, and not the truthfulness, accuracy, or validity
of that document.

State of California

N N N

County of

On , before me , a

Notary Public, personally appeared

who proved to me on the basis of satisfactory evidence to be the

person(s) whose name(s) is/are subscribed to the within instrument and acknowledged to
me that he/she/they executed the same in his/her/their authorized capacity(ies), and that by
his/her/their signature(s) on the instrument the person(s), or the entity upon behalf of which

the person(s) acted, executed the instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the

foregoing paragraph is true and correct.

Witness my hand and official seal.

(Signature)

(Seal)
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EXHIBIT A-1

Legal Description

THE LAND REFERRED TO HEREIN BELOW IS SITUATED DIXON, IN THE COUNTY OF
SOLANO, STATE OF CALIFORNIA, AND IS DESCRIBED AS FOLLOWS:

PARCEL ONE:

BEGINNING AT THE NORTHWEST CORNER OF THE SOUTHEAST 1/4 OF SECTION 1,
TOWNSHIP 7 NORTH, RANGE 1 EAST; THENCE RUNNING SOUTH 0° 01' WEST, 1654.6
FEET TO A POINT; THENCE NORTH 88° 31 ' EAST, 412.2 FEET TO A POINT; THENCE
SOUTH 0° 30 T WEST 79.8 FEET TO A POINT; THENCE SOUTH 63 0 46' EAST, 54.0 FEET
TO A POINT; THENCE SOUTH 89 0 29' EAST, 557.9 FEET TO A POINT; THENCE NORTH
1750.2 FEET TO THE NORTH LINE OF SAID QUARTER SECTION; THENCE ALONG THE
NORTH LINE OF SAID QUARTER SECTION, NORTH 89° 50' WEST, 1017.4 FEET TO THE
PLACE OF BEGINNING.

EXCEPTING THEREFROM THAT CERTAIN PARCEL OF LAND CONVEYED BY LOUIS
WARNKEN TO THE STATE OF CALIFORNIA, BY DEED DATED MARCH 18, 1940 AND
RECORDED APRIL 24, 1940 IN BOOK 213 OF OFFICIAL RECORDS, AT PAGE 97, AS
INSTRUMENT NO. 2746.

ALSO EXCEPTING THE REFROM THE PARCEL OF LAND CONVEYED IN THE DEED FROM
ANTON E. ERACA, ET UX, TO THE STATE OF CALIFORNIA, DATED NOVEMBER 9, 1960,
RECORDED FEBRUARY 15, 1961 IN BOOK 1066 OF OFFICIAL RECORDS, AT PAGE 105, AS
INSTRUMENT NO. 3244.

APN: 0111-040-010
PARCEL TWO:

BEGINNING AT A POINT ON THE NORTH LINE OF THE SOUTHEAST QUARTER OF
SECTION 1, TOWNSHIP 7 NORTH, RANGE 1 EAST, M.D.B.&M., NORTH 89 0 50' WEST,
831.8 FEET FROM THE NORTHEAST CORNER OF SAID SOUTHEAST 1/4 OF SECTION 1;
THENCE NORTH 89° 50' WEST, 786.00 FEET; THENCE SOUTH, 1750.2 FEET; THENCE
SOUTH 89° 20 1 EAST, 788.9 FEET AND THENCE NORTH 0° 05' WEST, 1755.4 FEET TO
THE PLACE OF BEGINNING.

APN: 0111-040-020
PARCEL THREE:

BEGINNING AT THE SOUTHEAST CORNER OF SECTION 1, TOWNSHIP 7 NORTH, RANGE
1 EAST, M.D.B.&M.«, RUNNING THENCE SOUTH 89° 55 T WEST, 2635.5 FEET TO THE
SOUTHWEST CORNER OF SAID QUARTER SECTION; THENCE ALONG THE WEST LINE
OF SAID QUARTER SECTION, NORTH 0° 01' EAST, 989.9 FEET; THENCE NORTH 88° 31'
EAST, 412.2 FEET; THENCE SOUTH 0° 30'

WEST, 79-.8 FEET; THENCE SOUTH 63 0 46' EAST, 54 FEET; THENCE SOUTH 89° 29' EAST,
2176.4 FEET TO THE EAST LINE OF SAID QUARTER SECTION; THENCE ALONG THE EAST
LINE OF SAID QUARTER SECTION, SOUTH 871.0 FEET TO THE PLACE OF BEGINNING.

APN: 0111-040-040
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PARCEL FOUR:

COMMENCING AT THE NORTHWEST CORNER OF THE NORTHEAST 1/4 OF SECTION 12,
TOWNSHIP 7 NORTH,

RANGE 1 EAST, M.D.B.&M., RUNNING THENCE FROM SAID POINT OF COMMENCEMENT,
SOUTH 89 0 50' EAST, ALONG THE NORTHERLY LINE OF SAID 1/4 SECTION, 2604 FEET
TO THE WESTERLY LINE OF COUNTY ROAD NO. 104; THENCE SOUTH 00 0 21' WEST,
ALONG SAID WESTERLY LINE, 1886.5 FEET TO THE NORTHWESTERLY LINE OF SAID
RIGHT OF WAY OF THE SOUTHERN PACIFIC COMPANY; THENCE

SOUTH 34° 57' WEST, ALONG SAID NORTHWESTERLY LINE, 137.5 FEET; THENCE NORTH
89 ° 41' WEST, 1155.7 FEET; THENCE

NORTH 00 0 02' EAST, 571.1 FEET; THENCE SOUTH 89 ° 39' WEST, 1363 FEET TO THE
WESTERLY LINE OF SAID 1/4 SECTION; THENCE NORTH 00 ° 16' EAST, ALONG SAID
WESTERLY LINE, 1437 FEET TO THE POINT OF COMMENCEMENT.

EXCEPTING THEREFROM THAT PORTION THEREOF DESCRIBED IN THE DEED FROM IDA
S. VAUGHN TO THE COUNTY OF SOLANO, DATED MARCH 5, 1964 AND RECORDED
AUGUST 25, 1964 IN BOOK 1289 OF OFFICIAL RECORDS, PAGE 379, AS

INSTRUMENT NO. 23263.

APN: 0111-080-050
PARCEL FIVE

BEGINNING AT THE NORTHEAST CORNER OF THE SOUTHEAST 1/4 OF SECTION 1,
TOWNSHIP 7 NORTH, RANGE 1 EAST, RUNNING THENCE NORTH 89° 50' WEST 831.8
FEET TO A POINT; THENCE SOUTH 0° 05' EAST 1755.4 FEET TO A POINT; THENCE
SOUTH 89 0 29' EAST 829.6 FEET TO THE EAST LINE OF SAID QUARTER SECTION AND
THENCE NORTH ALONG THE EAST LINE OF SAID QUARTER SECTION 1761 FEET TO THE
PLACE OF BEGINNING.

EXCEPTING THEREFROM: THE PORTION THEREOF WITHIN COUNTY ROAD NO. 104
WHICH RUNS ALONG AND OVER THE EAST BOUNDARY THEREOF.

APN: 0111-040-030
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EXHIBIT A-2

The Campus
EXHIBIT A-2
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EXHIBIT B

EXHIBIT B
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Residential Neighborhoods and Streetscapes

EXHIBIT B-1
Design Guidelines

Rowrdand: Voo
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The Campus

The Campus is new, yet
grounded in context. It’s
creative, it’s collaborative,
and it’s a community.

he Campus is central

to everything:
close to shopping,
jobs, and new
opportunities. It’s
next door to UC
Davis, and next to
1-80. The Campus

is connected by green space

just outside everyone’s front
door, and connected to every
destination just over the horizon.

Design Guidelines

Dixon, California
February 20, 2025
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Section A - The Campus Overview

THE CAMPUS

Design Guidelines

Dixon, California A Section A — Overview
February 20, 2025

A.1 Purpose and Applicability

7 hese Design Gridetines specifically apply to the single-family residential por ions and the overall community
design of The Campus project. They are intended to serve as 2 gride to design professionals, property owners,
builders, and staff to help ensuze the ordered development of The Campus as envisioned. The guidelines are
designed to provide for & cohesive . while ensuring the Level of and villege-
based variability

These Design Guidelines are intended to be used in conjunction with and in addition to the existing City of Dixon
General Plan, Noztheest Quadrant Specific Plaz, and Zoning Code. In the event of @ conflict between these
docurzents, the more restrictive document shall apply. This docurment has been created only as a means for
identifying special design considerations specific to The Campus. For all general design considerations, refer to the
City of Dizon General Plax, the Northeas: Quadzent Speciic Plan, and the city’s Zoring Code.

These design guidelines shall apply to all current and futuze phases of development within The Campus.

‘These Design Guidelines are intended to support design objectives of the above-mentioned general plan and specific

plan. . A TE '
The planning concept for The Campus is implemented in toro ways: W

(1) create a walkable pedestrian-oriented environment,
(%) create community spaces in the form of parks and open space corridors, which allow residents of The Camps to
come together to use and enjoy their shared community.

These guidelines address the design criteria inherent to The Campus and cover the most critical features necessary to
guide the overall development for the Campus as 2 community.

These guidelines are written to ensure variation in architectural design and inspire innovation and creattvity, Unless
otherwise specified herein, they are not intended to be 2 Literal set of rules. The basic concepts found in these
guidelines are flexible in their siructure, but are intended to communicate the Developer’s vision and design
expectations, against which, all builder plans and architecture will be evaluated and approved by the Design Review
Committee (DRC) prior to submittal to the City of Dizon for review.

Note: Refer to the Disclaimer in Appendix - 1 zegarding the accuracy and o1 modifications to e sections, site plans,

illustrations, etc. within this document.

"The Design Guidelines are arranged with four (4) sections.

Section A — The Campus Overview section provides the local context for The Campus, and design objectives for the
plan. This section also includes The Campus Iustrative Plan which illustrates the form and land uses of the project,

. t 1
Section B — The Axchitectural / Residential Land Uses section discusses the single-family housing in The Campus W@ NMN
Section C — Landscape Giscusses the Community Identity, Theming, and Landscape design conicept

Section D — Submittal and Approval Proceduze discusses the proposed process for approval of development
consistent with these guidelines.

THE CAMPUS

Desion Guidelines

Dixon, California Al Section A — Overview
February 20, 2025
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A.1.1 The Community of The Campus

Pt he Campus isnew, yet grounded in contest. 1¢s creative, ' collborative, and s a community. The Campus is central to eveything: close o shopping, fobs, nd new opportunitie. I¢s et
door to UC Daris, and nest to 1-80. The Campus is connected by green space just outside everyone’s front door, and connected to every destination just over the horizon.

Tn addition to evoking the development's prozimity to 1-80 and UC Davis campus, it conveys a place of community and refuge. The Campus is welcoming — with broad allées of trees, generous landscaped entries, and open space,
The Campus is relazing — including walkable tree-Ened streets, zecreation, and places to stop and catch up with neighbors. The Campus is safe — designed to create a shared sense of community ownership, and with sidewalks
separated fom traffic by parkway sirips. With a mixtute of uses on site, The Campus is a vibrant and cozg hwb in Dizon.

A. 1.2 Supporting Documents

greement, Planned D

"] hese Design Gridelines areinendicl o sspportand be i an adcition o the California Building Code, City of Dzon Bulding Code & Zoning Cods, Project Conditions of Approval, Der
BIF. Misgation Messorss, Landsays Code, and all Heatdh 8 Babory Detes Apylicable Sunlaids, Codes, and Guidelinesrascrtnehuderth City ot Disiors— Criroral Plare S0 (Adopted Map 001}, Gy o Do - Marthesse
Quadrant Specific Plan (Adopted April 1995, revised January 2025), and model Water Bfficient Landscape Ordinance. The design pattems contzined herein do not supersede any existing applicable codes or ordinances. The
Builder iz ultimately responsible for satisfying all applicable zoning and building code requirements, local ardinances and the specific Village land use entiflements.

A. 13 Vicinity Map A. 1.4 Local Map Northeast Quadrant Specific Plan
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THE CAMPUS

Section A — Overview

Dixon, California
February 20, 2025

A2 Tlustrative Master Plan for The Campus

THE CAMPUS

Desi gn Guidelines

Section B — Overview
February 20, 2025

Dixon, California A2
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A3 Community Design Patterns Concepts and Objectives

pastofthe oy ommunity

he Campus has its ewn unique combination of characteristicswhile remaining a ¢
fabric. The community is influenced by the surounding area and is planned to blend seamlessly with the

city of Dixon.

great traditional neighborhoods have in the past, The

By zespecting natural, spatial, and environmental qualities,
th all the conveniences of a new

ents can enjoy the feeling of a community deeply rooted to ite pas

Campus
community

ecific design concepts of sensitive

These Community Design Concept
sing the following.

community planning, which will se

. h neighborhacd, thereby eliminating over-building of

orhood end community

* Varied massing, scale, and proportion of the homes within a
te 2 visually appealing street scene

relatios
+ Rear yard and building articulation that sensitively considers abutting perimeter conditions

p, to cr

* Maximization of view orientation of the home to natural and man-made amenities.

+ Landscape features of

iy / intersections

Parks

signage, and monuments

THE CAMPUS

Design Guidelines
Dixon, California Section A — Overview
February 20, 2025

Section B - Architecture

THE CAMPUS

Design Guidelines
Dixon, California Section B — Architectural
February 20, 2025
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B.2 Architecture Theme B.2.1 Theme Application

he architectural theme for The Campus is described as a collection of styles, that can be found throughout | picstion of the desin themne chaxactsisics f  crivcal component and challenge fo the sucoess of The
the central valley regions of California. Based on the existing character and building development history Campus. The following architectural styles are intended to illustrate a possible palette of architectural

of the region, a variety of azchitectural styles ate appropriate for The Campus and will be considered at the imagery and features, to inspire the builder and their design professionals. The Builders and their design
time of architectural design review. professionals will be called upon to define the appropriste architectusal styles and balance of styles within

cach Village to support the vision of The Campus, Builders and their design professionals are encouraged
to create unique horme designs that utilize a mix of design features associated with the architectural styles
chosen using the construction means available in our industry.

The goals and theme respond to The Campus ‘visior? of a premmium quality community, Central Califomnia
specific that zeflects the casual kmagery of ranch/country architecture.

sidered a

Additionally, the historical styles cen be adapted to a contemnporized version or whet can be ¢
“Irensitional translation of the historical reference. would simplify or contemporize the
historical stple’s detailing and finishes, while maintaining the overall historical theme with regards to massing,

The following aesthetic and supporting technical information will provide the basis for application of the

architectural theme i The Campus.

form, and proportions.
The design charactesistics of The Campus theme permit the opportunity to create neighborhood and individual
home designs through:

«  Simple cost-effective plan configurations

- Ease of construction

« Best utilization of the building envelope

Oppostunity to apply historically reminiscy

detaiing

Quality exterior and interior finishes

Strong forms accented with rich colors and materials appropriate to the specific architecturalstyle

Detaling indicative of the selected style applied appropriately with respect to the home size, lot size
and massing (aote: not all styles maybe appropriate with narrow lot products)

‘Modern Farmhouse

Fenestration materials including; siding, stucco, b
wood calumns and timbers, wrought iron and minimal use

., stone, shingles, board, and batten, flat tile zoofs,
£ barrel or “5” roof tile.

Detailing that is simple and casual zather than overly omate
Use of covered porches as dominant features, however vasied per each style

Consideration of varied architectural styles within each village of The Campus is encouraged within the
famework of the Design Review process defined by these Design Guidelines

Craftsman

THE CAMPUS Prairie
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B.1 Principals and Goals

T e Campus provides a balanced mix of
ncludes single-family zesidential and parks/open space, as well as multi-family residential, neighborhood

Most impostantly, the patterns will address issues relative to the near and distant edge conditions. How The
Campus as a whole and it indvidual long these edges through the use of the required building

setbacks, meximum building envelopes and maximum coverage ratios for each Village

and uses, including entry-level and move-up housing. The plan

ive of the intended

s that are expres

Following sections charactesize and illustrate building materials and

serving commercial, and the Dizon Opportunity Centez. As clarified in: Section 4, these Design Guidelines

specifically address the single-family residential uses and the community landscape plan, which is more architectural theme. Ttis the intent of these guidelines to create a consistent architectural theme for The Campr
specifically defined in Section C. These guidelines are intended to support the creation of distinctive offered as 2 visual expression of the intended character and appropriate design solutions.
iderity ReThe Gampus: "Thevascliteciinel pringibles and podsfinthe communilyaraiitendll i Bdlide The Campusisa master planned community, intended to be developed by a single or by multiple mﬁrr‘hanh

the crcation homes reflecting the character and persondlity of achitectural styles and other styles befitting et aBveralysara. Al ek, prodict
e Campus, utilizing cost effective constzuction techniques
details and finishes appropriate within The Campus. The Campus’ residential housing is orgenized into

cight (8) distinctive residential villages that will provide a diversity of housing types. The distinct villages
will
playing within The Campus.

B
2

w65 (houses) will be designed to provide 2 strati
the zpplication of historically reminiscent and prices, in order to provide a variety of housing choices. Therefore, the following sections are in:
provide genezal guidelines for architecture, while allowing for some individually among the building community.
al of

vell-connected to form a balanced community that promotes walking, socializing, learning and

The objective of this section is the key factor for the selection of the architectural styles and ultimate pattern
concept. Consideration as to which styles or architectural theme is best suited to achieve these goals is based o
simnplicity of massing, proportions and scale with casual features or elements or detailing and finishes that set o
higher degzee of style, quality, and livebility.

The primary goal is to create homes with a balance of form, massing, and scele, The following Builder criteria
establich *he essential chazacteristics that vl promote and support hese goals:

* Varied building massing at the stzeet scene and fzom rear & side view conditions

* Rear building asticulation/enhancements must be sensitively considered to create variety of massing (ina
simple applicatior) and the use of applied fenestration materials, details and projections when viewed from.
2 distance

+ Balanced massing, either symmetrical or asymmetrical

- Varied roof forms, either gabled, hipped or shed.

- Fntry statements that are proportional with the overall structure

= Long horizontal masses broken and counter balanced by strong vertical elements

sphasic of the garage from the street Fontage and creativity in their location, configuration & detailing Yiweteq e

= Use of eaves and overhangs providing shadow and texture o the home

= Use of various exterior finish materials and combinations

- Tnplementation of quality architectural detailing

Integration of covered patios
« Detailing indicative of the appropriste histozical styles

Windows and doors positioned proportionately within the primary clevation where they are applied

Strong roof forms

THE CAMPUS
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B.3  Architectural Technical Requirements
e 2
those items previously described in these Design Guidelines. Additional requizeme
governmental agencies are in addition to these requirements. It is the builder’s and their de
professionzls’ responsibility to research local agency requirements as necessary.

nical clude specific critical

B.4 Residential Development Standards

! e specific sesidriil Developraent Sandards for application vitin the buides vilages of The Carpus
ate fully defined within Section 7.0 “The Campus” of the City of Dixon — Northeast Quadrant Specific

Plen (adopted April 1995, revised January 2025).

B.5 Architectural Guidelines

1. Authentic Architecture

o

a.  Building massing, forms, material, colors, details, and roof design shall
aschitectuzal style.

b, Develop floor plans and massin

solutions that aze consistent with the architectural style.

Elevation Style Requitements

a. A minimum of three (3) elevation styles chall be provided per floor plan.
b, Noidentical plans and elevations are permitted side by side except for reverse building footprints

of identical pl: tovided that each has a different elevation and material /color palette.

Building Siting and Orientation
a.  Front eniries, windows, porches and living area:

asticulated architecture visually dominates the street scene,
. Vasiable building and garage setbacks a:

e sizeet so that active,

ncouraged along the streets to create visual diversity
and interest in street scenes,

THE CAMPUS

4. Landscaping
“The front and strest side yard landscaping for each lot shall be installed prior to final inspection of the
structure to the satisfaction of the Community Director. Said g shell include at
‘minimum one 15- gallon tree, 5-gallon shrubs and may inchude turf or acceptable ground cover to the
satisfaction of the Community Development Diector.

5. Retaining Walls in Front and Street Side Yards

Tndividual retaining structures located in the front yard or street side yard shall not exceed thirty (30)
inches in heigat. The aggregate height of multiple retaining structures in the front yard and street side
yard shall not exceed five (5) feet and there shall be & minimum twenty-four (24) inch bench between
setaining structures to the satisfaction of the Community Developmen

t Director.

Design Guidelines

Dixon, California B3
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B.6  Architectural Harmony, Variety & Quality

W acmony, variety is an important objective, and i
encouraged. Quality is the primary objective in the goal of architectural harmony. By qu

he quality of materials, the quality of design and the quality of construction.

overall goal is one of architectural

lity, we mean

“The function of the architectural portion of

regarding what level of Gesign, variety and qu;

However, itis not the infent of these guidelines to require designs that do not respond to and res
d appropriate and reaso and implementation

plement is to provide detailed guidance to the builder

is required of the architecture for these villages.

the

able construction cos

B.7 Articulated Architecture

A rticulated architecture is one of the key ingredients for creating unique a
relationship to the street scene, views, and the overall community. Building fo
configuration should be developed to create variation of the front yard setbacks,

G varied I

es

and plan

Building articulations and varied setbacks ae encouraged to front,

ar and side (where applicable) elevations/
yazds as follows:

« Distinctive massing of 2 building. Building blocks of a hous
thoughtful design, n

¢ are arranged in a way that portrays a

box. There is “movement” on elevations that is artistic in n;

otprints to be designed beyond the basic zectangle oz “L-shaped” garage forward house design
+ Tnteresting roof lines. A series of hips, gables, projections (e.g. dormers), and rao
accordance with recognized architectural style

create variation in planes in
- The use of different 100f pitches and materials for different designs andstyles
* Varied roof form direction

- W

* Variety in exterior finishes, colors and details

dosr shapes and placerment that break up large blanik walls

* Tncorporation of porches, trellises, and outdoor living areas
- Building offsets in plan & in vestical form
- & two-:

= Special attention to cormer lots, providing yard & building

=+ Combinations of

e

7y building pr

zeaks, offeets, one-story massing etc.

+ Wiithin a given stzeet scene, o two elevations of the same style or plan type, side-by-side are permitted

THE CAMPUS

B.8 Model Variations

1 order to prevent the appearance

f unrelated villages and promote the sense unity, each
builder should promote as much variety in design as possible within each residential village s well as

between villages. A minimum of three (3) elevation styles shall be provided per
75 three (3) models shall be provided. For villages in excess of 75 homes

oI, For villages up to
uz (4 models shll be

5 home:

ome should be organized as a whole, and should not appear a
e forms should also be established by

& mixture of unrelated
the architectuzal style.

within

Duellings shall be designed and plotted in
ablock. Tk

1anner to provide vatiety in massing, scale, and proporti
Tollowing techniques are appzopriate means to achieve proper massing, scale, and proportion.

* Different azchitectural styles that have variation in roof pitch and form.

Roof design change of direction (front to back vs side to side)

Mizture of one- and two-story componen:

vithin a two-story home

Vasied setbacks for different components of the home such as: garage, second flooss, etc. at the front porch

An assemblage of multi-dimensional components

* Homes at one with the land, giving the sense of permanence

* Minimum of three cade element breaks at the building front elevation

+ Minimize corner homesite impact by

cting homes with reduced building heights at corners

* Cantilevered elements

Variation in building height, bulk, shape, and footprint

Special attention to comer homesites, providing yard & building breaks, offsets, efc.

Varied los

ons of second floot massing on front

Mistuze of one- and two-story home

thin a nejghborhood (single-family detached oxly)

- Single- buildings

9 elements incorporatic

« Staggered off-set wall

1 planes at front

* Mizture of non-rej

tious use of the above patterns

* Vaziation in building massing

Desion Guidelines
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B.10 Edge Patterns

T, dee Pettemns respond to the edge conditions of each vilage contsibuting £ the qualiaive navie of the publi
# spaces within The Campus community.

Critical Edge Conditions include any edges viewable from:
- Collector roads
* Internal streets
+ Pedestrian paths & trails
- Paks

- Open spac

Proper architectural patterning is required where homes are viewed from these conditions.

o the near and distant v

e i articulation fenhan edge relationships.

Of critical imports
Enhancements to all effected building elevations shall include,

sment as it appli

Near Edge Conditions - adjacent homes and miczo neighborhoods zequire more attention to rear and side

elevations, reflecting the front architectural chara:

* Exterior finishes and

* Additional detail

- Avoid zepetition of pattems

Distant Edge Conditions - arterial streets, aczoss open space home to hom

= Miztire of one- and two-story homes or massing within the neighborhood.

* Roof articulation

Plan articulation / offsets
Varied setbacks

Avoid repetition of pattems

THE CAMPUS

B.11 Roof Form & Configuration

R

oof form and
Roof variations must be carefully considere
ould be considered:

overall

The following techniques

Primary raof forms of gables, hips, and sheds with multiple combinations

Shed z00fs may be applied to main toof forms at porches, garages, entrances, bay windows,etc.

Roof pitches ranging from 3:12 to 10:12 as applicable based on the architecturalstyle

hitec

A variety of eave details and overhang dimensions are applicable based on the architecturalstyle

Use of various roof materials and calor appropriate to the architectural style
Mixture of raof heights and pitch within the same home (architectural style dictated)
Vatied fascia, rake, and eave detailing

Combin:

of one- and two-story zoof planes
Mixture of main span roof irections within a neighborhood
Permitted roof materials as appropsiate to the azchitectural style
Flat «

ace not permitted under any

Design Guidelines

Dixon, California B.10 Section B — Architectural
February 20, 2025
B.12 Garages
: . “ . 0
R c-emmphss of the garage e ofprimazy importance shen developing homes for The Campus. Articulation of
the garage facades important for all foor plans
Several techniques can be used to reduice the garage’s visual impact. These include:
* Side load
: E I
- Tandem
« Detached (lot dependent)
- Semi-detached (ot dependent)
~ Split garages with motor court configuration (lot dependent) Garages must be fully enclosed and may be o
integrated mto the main smucture, or connected to the home through the use of 2 breeseway, patio, Side Load el
garden zoom ox other similar eleme P
« Integrared garages should be visually removed to reduce the impact onto the strectscene
= Carports (for the prirpose of permanent parking are prohibited), however motor courts and porte-
cocheres are permitted
- Split and for separate garage doors are encouraged
- Rear three-car tandem and spli: design garages A
- Garage door design must reflect the selected azchitecturel style (carriage style door designs are encouzaged) M
+ Nomore than two doors mzy exist on the same plane A A A‘A
« Third garage doors must be offset by & minimum of three feet (2-07) l
« Each garzge may have a separate bay or maximum dovble bay facade
« Corner siting provides the ability to orient the garage for side entry
- All garage doors shall have a minimum G-inch (12 inch preferred) frame to create 2 shadow line
ShallowRecessed ~ Tandem Medium Recess
Typical Garage Conditions
Design Guidelines
Dixon, California B12 Section B — Architectural

February 20, 2025
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B.13  Accessory Buildings B.15 Building Exterior Treatment & Materials

A ccesson buiklings or ut-buildings are permited within The Campus homestes, with the provision that 1B vilding materals are an important element in maintaining the character of the individual villages in The
all structures mect the required setback standards. Requirements for accessory buildings are: Campus. Building material and colors shall match the overall village design theme palette, and be consistent
+ Structures must maintain a one-story profile with the building’s architectural style. "The imaginative usc of building materials can be combined to create

unique designs, while providing individual identity to cach home.

Uses include detached garages, guest houses, pool houses, trelis, outdoor fireplace & permanent BBQ,
storage sheds, gazebos, efc. + Combinations of v

arious finish materials as described within each architectur.

al style

Stand alone or be connected to the main dwelling by a breeze-way or walled-in porch + Use of material change (vertical and/or horizontal) to break-up building form and create movement

+ Structurally and visually compatible with the main dwelling along the facade

are allowed within The Campus co + Fomes with their back or side to streets and near conditions should have the trim material continue

* ADU (Additional Dwelling Units) istent with rules and setback -
along the visible side of the home

established by State Law

+ Lixpos

B.14 Windows & Doors .

ed concrete footings are not permited to exceed eight (8) inches at soil conditions, two (2) inches at
concrete

ns are to terminate at

Finish material transs ide corners, a mi
floor outside comers is requircd to terminate at the side yard priva
four (24) inches whichever is greater.

* Wrap-a

mum wrap back at the ground plan 1st
y fence/wall or a minimum of twenty-

X/ indow projections and window: / door decling patterns should be compatibl n scle with the home and
the architecrural character.

round porches and porches combined with entry clements

+ Arched, circular or square accent windows may be used sparingly subject fo historical precedence and DRC

: + Wide variety of column details and materials are encouraged
approval

+ Entry clements with varied heights and proportions

Windows are encouraged to have divided lights, removable divided lights are permitted

* Windows and doors that are detailed, sized,
architecrural style

nd positioned appropriately within the context of the
+ Windows may be grouped together provided a vertical trim or wall clement separates them

+ ‘Transom windows are permitted bz

d on the appropriate architectural style and wall ma

i they are applied

* All rear and side elevation detailing, finishes, etc. are to be enhanced when visible from streets, open

© space, and off-site views
+ Recessed doors and windows are with the supporting arct Istyle + Inlicu of wood details, trims, cxposed rafter tails, ctc., composite wood / Cementous materials, stucco
+ Wood & wood clad windows are preferred, however, aluminum, vingl o steel hinged windows are permitted wrapped foam, styrenc faux materials, ct. may be used
+ Glass block is permitted provided it is not used in a dominant elevation location
+ Mirrored glass is not permitted B.16 Color
+ Door & window shutters are encouraged, operable with authentic hardware s encouraged ( clorcanactasatheme ing clement thatis reflective of a particular architecrural style. Combinations

+ Entry doo of subducd and rich colors that are

e encouraged to be constructed of solid wood panels, wood planks, carved wood, or

rthy in nature are encouraged to be used as predominant colo

combinations of the above. Other materials may be used such as steel, fiberglass, ctc. throughout the community. The use of bright, vibrant exterior colors must be evaluated on a ca
+ Appropriately colored accented entry doors are permitred as historically related to the architecrural style basia by thie DRC.
+ Contemporary sliding glass, I'rench or pocket doors are permitted + Awide range of trim and accent colors are permitted on houses to add variety and character to the

community. They are to be consistent with the historic context of the architectural themes.

+ Primary entries including entry doors and surrounds, porticos and associated entry walls must be
proportioned o a human scale « Color transitions are to terminate at inside corners or none vis
corners are not permitted.

ible areas. Color changes at ou

+ Color and material information is required to be submitted to the Design Review Committee (DRC) for
initial approval, including building wrap-around elevations indicating their application.

THE CAMPUS
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B.17 Building / Site Iiquipment & Elements

A. Vents 3

o

"I'rash Containers
1. All vent stacks and pipes must be colored to match the adjacent roof or wall material 1. Eachhomesite musthavea trash containerarca, d
2. Ventstack

igned to bescreened from view of all neighbors

hould be grouped on the roof where least seen from view and street or must be stored in the garage

3. Vents should not extend above the ridge line Not permitted to be located in the front yard setback zone

B. Antennas & Satellite Dishes H. Exterior Lighting
1. Tlomeowners may not install, or cause to be installed, any television, rado, or citizen band (CB) 1. Esterior lighting is to be indirect and shiclded to prevent spill-over onto adjacent homesire
antenna, large satellte dish or other large clectronic recciving or broadcasting device on the exterior of 2. Allexterior lighting (including landscape and sccurity lighting) will be reviewed and approved by
any home or structurc. Exceptions may be made on a case-by-case basis by the DRC the DRC
2. Small ground or structure mounted satellite dishes (18” in diameter or less) must be appropriately
screened from view subject to the review and approval of the DRC L. Mechanical Equipment
3. Any such installations must be in compliance with all applicable ordinances .
Y P PP 1 r conditioning, heating equipment, soft water tanks and pool equipment must be screened
 sol from view
Solar
2. Required to be insulated for sound attenuation
1. Pancls and frames must be bronze anodized, muted silver or to match the roofcolor 5. Al conditioning it are probibited t be mounted on foofs o wind
i 3. Air conditioning units arc prohibited to be mounted on roofs or in windows
2. Natural aluminum frames are prohibited
3. Solar equipment (piping, conduit, electrical pancls, etc) i to be srcened from the view of adjacent
homesites and public strcets § B.18 Remodels & Additions
4. Conduits shall be painted to match adjacent wall color i X
R iremens for futur remodling and aditions (0 the exteio ofthe homes ithin The Campus are o
- . abide by the architectural pattems and standards set forth in these Design Guidelines.
D. Flashing and Sheet Metal abide by the architectural patters and standards set forth in these Design Guideline
1. All flashing and sheet metal must be colored to match adjacent material
E. Gas and Electric Meters
1. Meters are to be ocated in enclosed cabinets, within recesses or behind screen walls as part of the
architecture and must conform with utility company standards
2. Uility meters must be located in side yards of the home and hidden from street view
3. landscape ptable
4. Gas meters shall not be located behind locked fences, walls, or gates
E. Homesite Address Numbers

1. Location will be d d by the Owner and agency

THE CAMPUS
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Section C - Landscape

THE CAMPUS

Design Guidelines

Dixon, California C Section C — Landscape
February 20, 2025

C.1 Landscape Design Concept

T he landscapes within The Campus recalls the arez’s history as fazmland, reflecting agrarian forms and A.  Primary Monument: Community Identity
relying on massing to make 2 stzong contribution to the visual character of the neighborhood. Typical of
agrasian planting, the concepts of function and form predominste, Landscape plantings are intentional, Including the base, but not including low planter walls, the mazimum oveall dimensions for primary
purposeful, and carefully designed, as opposed to scattered and random. Throughout the community, ‘momumentation is pproximately 7 high by 15 wide

landscape planting is arzanged in a tiered hiesarchy of turf, groundeover, accent plantings, mid-ground and
backgzound shrubs, transitioning fom the horizontal pedestrian realm to vertical architectural forms. o
300 2-b

Atall primary roadways, planted packway strips unify the community, separate pedestrian space from vehicular
space, and interrupt the monotony of paving. At the ground plane within parkway strips, & consistent
appearance that can tzke egular foot traffic is created by the uniform use of turf, Creating intuitive way finding,
a singular species is planned along sach street s the domnent tree, planted at a regular spacing in the parkway
and forming a consistent chade canopy. At longer blocks (generally ezceeding 1,000, such as along Campus
Patkway, the tree species may vary by block, or, longer blocks may be broken into a series of “zooms” allowing
for diversity within the tree canopy, while still providing a regular, intentional appearance. Subordinate tress,
primarily evergreen and planted behind street trees where space allows, add vetiety and form & visual backdrop.
Accent trees, planted near intersections, entries, monumentation, and other features, add interest and denote
these unique clements.

Landscape is an important element in both the sireet and alley. At the alley, planting will oceur on both sides of
each driveway, while still accommodating side-yard access. Storage for garbage cans will be provided within a
fenced side-yard area at each home,

Varied residential products within The Campus each have a unique identity, form, and character.

To the extent practical, edible landscape will be incorporated in community and open space ateas designated for
active of passive use (not just circulation), such as parks. This may include fruiting frees, plants with edible fuit
ot other parts, and any common areas designated as community gardens

These guidelines are intended to define the visual and physical framework of public and private landscape
within the Campus. Prior to construction, landscape plans (Construction Documents) prepared by a California
Registered Landscape Architect (CRLA), are zequired to demonstrate compliance with

e City's Water Efficient g B \
Lendscape Ozdinance (WELO), these design guidelines, the City's Municipal Code, and applicable State Codes. @ Vezon

Chanvel
. . . Mot 4o ~
C.2 Community Identity & Theming - BB Orvoma, Pl sk
A\ ey locations, monuments il announce and identily The Campus a3 a unigue community. Monuments ~ . A= f
iy i ¢ 4l 2 aridiee \ 2 Matwial
will recall agrarian and artisan-inspized forms inherent in the architectural design and reference other design N el j
1 ¥ = = ~ R _EE I
elements, such as crop zows and authentic materials. Monuments will be constzucted of durable materials, B . T e =
and respect sightlines and other requirements. Lettering and graphics (signage) on community monuments - EEA mﬂ ik

may be directly illuminated with halo-style backlighting, internally lighted, or indirectly illurminated.
Concepts for monumentation below are intended to illustrate potential design aventes, and overall scale

and formy and are not necessarily a final design. Wwop('&rh”b
THE CAMPUS L
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B.  Secondary Monument: Community Entry

Secondary monumentation is lacated at additional project entries and intersections. This style of
monumentation may also be adapted for use as a park name sign, or other similar uses. 'The base, but not
including low planter walls, shall be a minizmum of 36 in any dimension.

C.  Tertiary Monument

Roundabouts afford distinct cppastunities to reinforce the agrarian theme and may inchade unique built

elements recalling water towers, barns, and similar structures.

THE CAMPUS

Tertiary Monument Elevation

Design Guidelines
Section C — Landscape

Dixon, California

February 20, 2025

D. Tower Monument

“The Dixon Opporhunity Center “Di0.C.” offers an ided] location for locating a prominent placemaeing
monument, however, the exact location of such a monument shall be determined during final design. This
montment type is  minimum of 30" tall and the base shall be minimum 6 in any dimension

Tower Monument Elevation

E.  Signage & Wayfinding
City-standazd Stzect signage will be specified for all roadway signs. Along primary access and circulation routes,
dizectional signage denoting places of interest, such s the D.O.C or parks, may be constructed to match the
forms and materials of, and otherwise maintain consistency with, monument signage above.

F.  Tempotary Homebuilder Signage

All temporacy signage (model homes, etc.) shall be consistent in materiels and design, and shall be congruent
with the overall community. These standards will be established and enforced by the master developer.

THE CAMPUS

C.3 Monumentation Plan for The Campus

* *
*

ey

el
e *
K oo
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C4 Lighting

ecorative sireetlights will be used at all interior dedicated roads. Alley and shared-driveway lighting
at clustezed lots will be provided via well-mounted carrisge lights on each residence. Residence-
mounted fiztures illuminating alleys and shared driveways chall be maintained by the HOA to
ensuire consistent lighting levels are maintained. At minor paseos (including community,
neighborhood, and townhome paseos), tegularly spaced lighted bollards will provide additional
lighting. Larger walkways and roads will be illuminated by decorative pole-top lighting. Primary
Comrmunity monuments vl be externally lighted (and may also be Lighted internally). Secondary,
tertiary, and other monuments may be internally or externally lighted and may include iluminated
alley names and/or address numbers to aid in wayfinding.

Light poles will be round straight ot tapered, and poles and fixtures shall be black. Fixtures will be a simple
dome-siyle with angled shade, mounted on crossarmms with & chagonal brace. Pedestrian lighting will be 10-14
above Snish grade (measured to the bottom of the Light fxtuze); Parking lot lighting may vary between 14-16°
above fnish grad, and street lighting may be up to 20’ sbove finish grade.

Specialty lighting including uplights, "halo" effect lights, in-ground pucks or uplights, and other similasly styled
effects will be used to create a sense of place and highlight communiry entries, morumentation, and other key
features.

Primary outdoos lighting shall be shieled to minimize ofE-site light spillage.

THE CAMPUS

Design Guidelines

Dixon, California C4 Section C — Landscape
February 20, 2025

C.5 Site Furnishings

B enches trash receptactes, bicycle racis, clustered mail bos wnits (CBU'S) and other ste furnishings in public
spaces will be commercial-grade, readily available, durable, and low-maintenance. Unless otherwise
approved, all furnishings shall be powder-coated black. The design of site furishings and amenities shall
be consistent throughous the public realm of The Campus.

Images shown aze representative, and do not necessarily represent an exact item of product specification.

THE CAMPUS
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C.6 Walls & Fences
A. Soundwalls

S

oundwalls will be masonzy block, post-tensioned o1 conventionally zeinforced. Block shall be 6 thick with
8 wide x 3” high cap, with chemfered edges. Block walls shall e “stepped” in 8” increments, not less
then 32” apact, and not less than 12” from pilesters or 4 from property Lnes

Wall pilzsters shall be located et 2ll wall changes in éizection, and not lecs than 200’ o.c., and hall be
approzimately equally spaced across each wall rus, centered on property lines whezever applicable. Pilasters shall
be “fll” with minimum 247 square masonzy cores generally, and 32” square masonzy cores at community
entries. Pilasters hll include precast caps with stepped cove detail, and shall be fully faced with stone veneer
with grouted foints (dry stack shall niot be acceptable). Stone venser shall be “Craft Peak Ledge,” in colos
“Greypearl” as manufactured by Creative Mines.

Block walle shall include two-toned horizontzl banding, utilizing a ight gray and a medium gray. All block
facing the public realm (including ends) shall be split-face; the reverse side facing inferior private lots shall be
combed o splt-face.

Soundwalle are intended for use sparingly as required within The Campus. Soundwalls are proposed as a
transition between residential homes and the Linear Parks. Villages that utilize product types (e.g: I-Courts) that
allow plan architechure to engage with the Linear Park shall use soundwalls to separate the private yard spaces
only. Soundwalls Preliminary locations of propased soundwalls within The Campus are defined in the Fence &
Wall Plan.

Soundwall heights within The Campus are determined by the project’s approved mitigation measures where
applicable, as well as, within the Design Review process defined by these guidelines.

Preliminary location of proposed soundwalls within The Campus are defined in the Fence & Wall Plan.

THE CAMPUS

p= =2
20" TYP. OR 2:6° AT
COMMUNITY ENTRIES

Soundwall & Pilaster
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B. Fences

I3

encing at open space, inchuding at the edges of streetscapes and parks (1o define boundaries and control
access) shall be post-and-cable or concrete split-rail (two rail). If required, view fencing shall be tubular

o sTaEIr

steel, black, with min. 5/8” square pickets and 1” sq. top and bottom rails. View fences may include sxcwn
masonty knee walls, similer to soundwalls, ¥ 5 | B
<
All fencing at zesidential lots shall be redwood, western 1ed cedar, or douglas fir. “Side-yard” fences end fence woan
1eturns facing the public realm hall be butted-joint 1x6 boards, with a 26 cap. All “Good Neighbor” fencing b ofoees
shall be alternating panel butted-joint 16 boazds, and may be dog-eared or capped.
Good neighbor fences shall be ctained or painted B
At sideyard fence returns to house walls, the setback from the front elevation of the structuse will vary but shall Lol
be 2 minimum of & at the garage side (to allow for utility bozes etc. to be mounted within the “public” realm, e
and a minimum of 4 at the opposite side (congruent with enhanced material wrapping beyond the front ol e
elevatior). Within the commmnity, where alley-loaded homes are adjacent community open space, alleys, and i
ther public areas, and the “closed” side of the home (without an internal porch) is facing these areas, no side- 5 i
yard fencing shall be installed on the side of the home facing these areas. Where the “open” or “intemal” side of | { | -2
the home is facing these public areas, fencing shall enclose a side-yard and utility area, and this area shall not be : L T o T e e e
enlarged by the homeowner without the approval of the DRC. At all single-family detached front-loaded homes, e
side-yard fencing or walls will be installed regardless of the orientation of the home. Side-yard Fence
Fences are limited to 6' in height, with an optional 1' lattice extension (which shall also include 2 cap). Bven on
slopes, in o case shall fences exceed §'in height as measured in an arc with a center at any point along the
fence line.
1, ez
TV 0w B0TToM ‘ . o e
- e s\
J‘ T ‘ i i
H i
e tHarT e T
Good Neighbor Fence
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C.8 Public Landscape

A. Freeway Buffer
Buffering the freeway and extending across the northerly boundary of the project, lot 20 will be a bermed area
& include vieual landscaping. The buffer area may be utilized for drainage os defined in the City of Dixon’s
Northeast Quadrant Specific Plan

B. Roundabout & Inters

edians should have a growth habit low enough to avoid
ce or hedging (not more tha: ", typically). Roundabouts shall receive special design
articulate community themes. In addition to signage, accent trees and plantings will
of the entries and zoadways throughout the community. Accent tzees shall be
such as sightlines or view terminus points.

Accent planting and shrubs in parkoray strips and

continuous maints
treatment o accentuate ax
Further define the physical fon
used to highlight entries and other key featur

C. Project Entries & Primary Roadways

Landscape along all streetecapes will be installed in a layered form, with large evergreen screen shrube adjacent
s of mid ground shrubs, arnamental grasses and accent
planting inter; continuity, and groundeover at the foreground. Trees
should be selected for their architectural form, seasonal color, and /or flower habi, with large, broad canopy
trees within parkway strips to shade all paving, but paticularly sidewalks, bikeways, and other non-vehicular
circulation. Secondary trees, primarily evergreen, will be planted behind the back-of-walk where space allows
Along Pedrick Road, screen trees (tall and/or broad evergreen trees) are required to mitigate views and buffer
sound and dust from adjacent industsial and/or agricultural uses.

soundwalls and private property lines, widk

erest while maintainis

ingled to create

THE CAMPUS
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C.9 Common Area Landscape (Dedication to City)

A. North Park

Nozth Park is a unique 27 acre urban pack forming the visual focus of The Campus, and is a focal point within
pportunity Center (D.0.C). North Park includes a lazge mu
with azially oriented walkways, creating a view corridor extending from Campus Parkway to the south, thron
the park, and continuing through the D.0.C. paseo to the North. Multi-use furf surzounded by amenities such

-use recreational turf area,

‘The Campus’ Dizon

as restrooms, a shaded picai
wenue for community eve:
community space. North Park is designated to provide passive recreation and as a gathering place for the
community. Besides its passive recreation value and visual presence, the North Park is designed to
accommodate a variety of community activities such as a farmer’s market, arts and crafts shows, celebrations,
and performance arts. Additionally, North Park will include a service area with garage, storage, driveway, and
parking for City of Dixon staff and operations. This facility will be decicated to and maintained by the City of
Dizon.

area, and a pickleball court, creates an activated gathering space that can be a
Large trees are located along the perimeter to provide shade and define the central

B. Linear Park

Linear Park is a 7 acre recreation facikity that is the spine of the community, serving both as circulation, visual
amenity, and limited recreation. This park also may include stormwater planters, and act s such as bocce of
small lawn areas. This facility will be dedicated to and maintained by the City of Dizon.

C. Neighborhood Park

The Neighborhood Park is & +5 acre active recreation facility, including softball, soccer, basketball, a
playground, and picnic azea, This Park serves as the active hub of the community, and is the place for after-
school fin and weekend pick-up games. This facility will be dedicated to and maintained by the City of Dixon.

D. Drainage Basin

The Drainage Basin is centrally located and provides stormwate: stozage and treatm .
ty and buffer between residential uses and the existing industrial /agricultural

basin also cerves as  visual ame
uses within the County. This facility will be dedicate:

to and maintained by the City of Dizon.

E. Other Areas

Trzoughout the community, other smaller ereas provide additional green relief and opportunity for recreation.
These include 2 dog patk ot the western perimeter of the community, enhanced landscape along vatious Toads
such as Dorset Drive, Socastee Way, Commercial Drive, a pocket park, and various paseos and walkways s may
be included in mdividual developments.

THE CAMPUS

C.10 Residential Landscape

A. General

As
the community, while still providing interest, variation, and personal expression. Planting shall avoid complete
uniformity and monotony by varying plant species between individual lots, while maintaining consistency 1
plant types and forms, as well as averall design themes. At each neighborhood, a consistent palette of planting
will unite the public-facing landscaped aeas

at of The Campus

ster-planned community, residential front yards shall reinforce the averall themes of

Within residential lndscapes, plent selections may emphasize flowering species. Combined with striking
seasonel and year-ound leaf color, plenting selections are envisioned to provide a diverse range of color and
testure. Planting will include a mixed palette of plents, from low foregzound planting to large background

shrubs. Natural tuzf while not prohibited, will generally be replaced by swaths of low-growing groundcoves,
emphasizing low-water inable principles.

All planting and irrigation will conform to the City's Water Efficient Landscape Ordinance Point-source drip

emitters will be used to irigate shrubs and grour
be "smart" (self-adjusting). All other requirements of the ordinance -
deep layer of “walk-ox” natural bark mulch (dyed bark is prohibited) in all non-tur planter areas

over. Imgation controllers will include weather sensors, and

ill be followed, mcluding a minimum

Shribs and groundeover shall be minimum 1-gallon size, except for the first row of planting adjacent building
and fences, which shall be minimum 5-gallon size at installation. All plants shall be spaced for maturity, ex
that 1-gallon plants shall not be spaced greater than 36 on center.

Garden walls, steps, checkwalls, etc. shall be constructed with materials compatible with the overall theme of
ape. Stuccoed
eneer and precast caps, or walls constructed.

as railroad ties, of rough

the community, and in colors matching the originally approved homes or common area lands
walls (smooth, lace, o light texture only), walls with stone or bri
of narural materials (rock) are appropriate. Wialls constructed of other materials, such
timber are not appropriate

B. Trees

Trees shall be 2 minimum of 15-gallon size. All traditional inline single-family detached lots shall include a
minirmm of () trees (1 street tree and 1 accent/secondary tree), except where clearance to utilities or other
appurtenances prevent placement. Cotner lots shall include additional street trees proportionate to the depth of
the lot, o maintzin a street tree spacing not greater than 35’ o.c. (exclusive of driveways) across all residential lot
frontage.

Street trees shall be selected from the City's Street tree list, available at:

hitps: / /orew cityofdixoncagov/media/CommunityDeveloprment/Planning /Stzeet %20Tree%20List-
Adopted?/2006.12.22.pdf, 25 described in. Appendix X, or 2 approved within landscape construction
documents

Design Guidelines
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C. Turf

If desired, natural turf shall be builder-installed at larger lots (45° wide and above) only, to avoid “postage-
s than 10’ wide, tucf shall be krrigated by sub-surface inline duip tubing, oz

cam, multi-trajectory rotating (MSMTR) nozzles, which comply with standards for “low-volume”
5 be located at the back of walk, provided that such systems do not create umoff o1 overspray
+ than traditional spray nozzles.

Synthetic tuf, if desized at front yards (within the “public” zealm) shall be high quality and is requited to have a

minimum of:

1.5 pile height
weight

shaped blad

Multiple colors of primary blades, and in addition, a “thatch” layer
Sand or natural (ie. coiz) infill (not rubber crumb)

Full perimeter nailer and adhered seams

SN LIRS

C.11 Connectivity & Circulation
A. Pedestrian

Thzoughout the community, sidewalks are at I
parkway strips along arterial and colle

S wide, and separated from vehicula: traffic by planted
or roads,

B. Bicydle

Major destinations, including the D.0.C., North Pack, and the Neighborhood Park, aze linked by enhanced
pedestrian corridors, These featuze wide sidewalks, broad canopy trees, and where space allows, wide parkway
<. By integrating
existing circulation system from

rridors also includs

strip planters. These c s 1 multi-use paths, a< do all perimetes roadway
wide, safe corzidors within and surrounding The Campus, access to the City’;
every front door within the community is provided for bicyclists and pedestrians of all abilities.

THE CAMPUS

C.12 Bicyde & Pedestrian Circulation Plan

s e
—rrseass s
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C.13 Common Landscape Requirements

A. Water Conservation

The community plan provides ample opportunities for a variety of landscape, from formal to naural. To ensure
these areas are designed to maximize function, be maintainable, be attractive, and minimize water use, a
community-wide approach to water budgeting will be used. This approach provides flexibility and allows for
appropriate allocation of planting and green space when developing new communities, campuses, and other
planned areas. While somehat higher water use turf is appropriate in areas such community amenities and.
parks, where &t will receive foot treffic and will re-generate, higher water use planting will be off-set by low-
swater use planting in other aress on a community-wide basis, rather than “per-point-of-connection” basis.

B. Stormwater Mitigation

Th

ty, stormuater featuzes such as vegetated swales and rainwater gardens will be
eas wil drain towards lendscape wherever possible to allow infilization
tis provided through a central

oughout the commun
rpotated wherever possible. Paved
and increase contact time, zeducing peak flows. Lacger, community-wide trea
detention basin, which will be attractively landscaped to include planted buffers and fencing, Seasonally
inundated azeas will be planted with hydrophilic native and adapted grasses and sedges.

inc

C. Energy Conscrvation

vays, will be controlled by a

Lighting illuminating public aress, including private streets, alleys, and dri
common photocell (ot individual photocells on each Exture), and all applicable requizements, including title 24,
Iiigation pumps shall be furnished with a varizble frequency dsive (VED) to maximize efficiency while
minimizing run-time and enezgy use,

D. Landscape Maintenance

All originally installed planting shall be maintained in an es installed or better condition. Any dead oz failing
plants chall be zeplaced with planting from The Campus plant legend, o as appzoved by the DRC. Additions
and changed to develop ouraged, however, wholesale removel,
replacement, oz other modifications to landscape which change the fundamental character of the community o
I be keptin place and replenished as

installed landscape are anticipated end e

are not in keeping with the general design style are prohibited. Mulch

required on at least an every-other-year basis to ensure that the originally installed depths are maintained.

THE CAMPUS
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Section D - Submittal and Approval Procedure

D.1 'The Campus Design Review Committee (DRC)

he primary function of The Campus Design Review Committee (DRC) isto ensure compliance with design
dlar

tentwith industry

standards as defined by these Design Guidelines an 1« applications for new
construction within The Campus, The DRC review is intended to ensure an aesthetically pleasing and
architecturally compatible envizonment. The D approval responsibilities embrace all
aspects of the construction of the home and homesite improvements within The
e following:

con:

review a

Campus including, but

t limsted to,

Architectural Design
- Landscape Design
*+ Model Complex and Signage Design

s intended to verify
Planning

The DRC*
complian:
Department. The intent of these Design Guidelines is to provide the framework by which the design of future

zeview and approval process for new construction within The Campu

view process by the City of D:

on’

vith these Design Guidelines in support the final ze

construction will be measured, reviewed, and ultimately approved by the City of Dixon.
The intent is that final determination of compliance with these Design Guidelines and approval for construction
will be made at the staff level in the City of Dizon by the Planning Dir

tor,

sional team members,

The DRC will be comprised of The Camp
stakeholders as defined by The C:

Ownership Group, design prof
npus Ovwner

b Group.

‘e Campus Design

s encouraged on behalf of The Campus Ownership Group,
been established to maintain a measure of qualiy an

Whle individual creativity
Guidelines (‘Design Guidelines’

throughout the community.

consistency

To ensuze community and design contizwity, The Campus DRC will remain in-place through build-out of the
project.

To enable and encourage an-going creativity within The Campus, minor deviations to requirements defined by
of the:

ORC and City Staff review for consistency with the overall inty

these guidelines are allowed
guidelines.

THE CAMPUS

D.1.1 Authotity of the DRC

" he DRC has been established by The Campus Ovnership Group. The DRC has exclusive jurisdiction over

all construction of homes and homesites within The Can

The DRC will (a) 2pply standards established in the Design Guidelines for construction of homes and hom:
ve ol

w Applications and Design Documents in

and (b) teview and approve or disappr
Design Guidelines.

accor vith

wisions contained in

: the pr

seasonable judgement, such action is required

DRC may disapprove any Design Review Application for nor
the Design Guidelines o on purely aesthetic grounds
to maintein the esized character of the overall community, village, neighborhoods or individual homes

compliance w

The DRC action response times for review

DRCw
will vary for each review submittal. However, it is the DR

< required torev
Sint

rames established by The Campus Ownership Group.

o all applications expeditiously in

accordance with the time
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D.2 The Campus Design Review Process

=

Initial Meeting — Architectural Concepts Review

Builder shall present their proposed conceptual design to The Campus Design Review Committee
(DRQ) for design review.

The recommended materials each Builder will be prepared to present should include the following
minimum requirements:

)

The S¢
elevations shall illustrate second story massing for each plan
include elevations ard floor pl
architectual styles identified in The Campus D
show basic plant pal

Village Design Program
ofiles and c

position of each mejor grouping for the village
Translation of progeam to architectuzal design

Oppor
Proposed product mix

Proposed bedraom and bath counts
style” design choices
Importance of interior
pportunities / zppro;
eptual floor plen:
Conceptual front and zear elevations of each plan (
Street section (tough sketch), showing at min:
articulation at the street scene

ties for one

ry homes based on

buger profile and lotenvelope

ace and /or single stories vs. de;
teness of varied garage orientat
three (3) minimum

7 of yards and total square footages

tions

Formal sketches are appropriate at minimum)
our (4) hos acting to varied elevation

=

Format - any size that adequarely illustrates your design concept - minimum requirement
sets 8-1/2” % 117 of the builder program, floor plans and elevations

ve (5)

. Schematic Design Submittal

atic Design Sub

sittal shall inchude 2 ste plan

uding the home footprints and the

Schemnatic architectural material should
s, end demonstzate how the Builder ntends to incorpoate the

uidelines. Schematic landscape plans should

ncepts, and

open sp ing types and locations

Builder to Provide:

Colored preliminary elevations. One for each plan type (1/8” scale minimur)

Choice of architectural styles for construction

One full size site plan at 40 or 50 scale and six 11217 copies showing average lot dimension:
building footprints, garage orientations and validation of meeting the required building off-se
setbacks, and articulation

e full size schematic landscape plan at 40 or 50 scale and six 11217 copies 3
welks, open space elements,
Product segmentation summary to include base house sq. §
£t for each plan

THE CAMPUS

street trees,

g areas

and all optional zoom addition sq.

w

&

* Maximum Project Coverage Ratio calculations

« Fencing plan to include

- E

+ Floor plans and elevations including alfernatives (1/8” scale minimum)

~ Preliminary model complex location and design

= Three sets black znd white of the architectural portion
review

sign and materials

monumentation

s submittal package is required for

Schematic Design Review

omments

ceting will be held to review the Bulders proposed site design incorporating the DRC
hematic architectural and landscape designs. The DR
nsist

will review all design mater

ensure

cywith The Campus Design Guidelines and provide comments for final design

development,

Final Design Package Submittal

The Builder will submit the following documents implementing comments fom the DRC Schematic
Design Review.

Builder to Provide

Final site plan as approved by DRC

Six 11317 and three 1/8” scale copies of fioor plans
Grapt
incorporating DRC comment
Landscape palettes and landscape plan with
dentifying tree g
List of harc:
special features

Preliminary list of exterior building materials to be sed in the constriction of the homes

ic showing average lot dimensions, building footprints, and garage orientations

treet trees, walks, special features, and planting areas,

es and shrub and furf massing

aterials and finishes for streets, walks, common areas, v

s, fences, and other

Project name and logo

Elevations to include final street scene clevations in six sets 11x17 (minimum size) format and full
wrap-around elevations of each floor plan.
sided elevations at 1/8” scale minimum (three sets)
Final entry monume

architecu

1 style, enhanced rear elevations and 4-

Color Boards

Final model site plan including preliminary model complex plan with sales office location parking

duct segmentation summary to include base house sq. ft. and all optional room addition
sq. ft for each plan

Three sets black and white of the archite:

ctural portion of this submittal package is required for

review

Design Guidelines
Dixon, California D2 Section D — Review & Approval Procedure
February 20, 2025
5. DRC Final Package Review
DRC will review the Builder’s marketing package to include colored architectiral elevations, landscape
concepts, and final site design. DRC will provide final review of all submtred material including sire
Gesign, architectire, and landscape architecture. Provided that the package is complete and there are no
Further issues regarding the site design, the DRC will approve the final submittal, at which poin: Builder
may proceed o step 6.
D.3 The City Review Design Process
6. City Revised Exhibit “A7” Architectural Plan Check & Plot Plan Submittal
Builder submittal to the City of Dixon Planning Department for staff level review for compliance with
these Design Guidelines and industry standards. Additionally, the Builder is to submit one set of the
same submittal to the DRC to confirm conformance with the Final Package Review ments. Any
changes arising from City of Dizon's staff review will also be addressed
7. Final Model Complex Submission
2 Site plan highlighting 1l improvements
. ‘Floor plaris
¢. Four-sded clevations
4. Landscape desigr
e Tdentify all non-standard and temporary improvements to be removed.
8. Construction Implementation
The DRC must be notified if conditions encountered during construction of fe project change e
previously approved design
Design Guidelines
Dixon, California D25 Section D - Review & Approval Procedure

February 20, 2025
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Appendix

1. Disclaimer

These Design Guidelines were prepared for The Campus Ownership Group which reserves all ownership sights
herein. The Campus resecves the right in its sole discretion from time to time and without noice to modify
these Design Guidelines, to grant variances from the terms hereof, and /ot to waive provisions hereof. Any
variance or waiver must be in writing and shall be applicable only in the specific instance granted and shall not
apply in any other instance. No oversight of any noncompliance of failure to enforce any provision hereof in
any specific instance shall result in any waiver, and corrective changes may later be required to bring any

J into compliance with these Design Guidelines. No reference to any particular
improvement herein constitutes a commitment that such improvement or any pasticular version or design
thereof will be constructed or completed, and The Campus Oumership Group reserves the right to modify irs
plans for such improvements

m time to time in its sole discretion and without notice,

Compliance with these Design Guidelines does not waive compliance with any Federal, State, or local law or
tegulation. Bach builder in The Campus shall comply with all such laws and regulations in ll respects, and
obtzin all necessary permits and epprovels for their work. The approval by The DRC of any plans or
specifications are approved only as to conformity of such items with these Design Guidelines and are not
approval for o1 engineering design nor representation or waranty as to the adequacy or sufficiency of
such plans end specifications oz the construction contemplated thezeby.

All drawings, maps, plans, and illustrations herein are artist’s rendering only and aze not to scale. By accepting
these Design Guidelines, the recipient agrees not to zeproduce the information contained herein m whole oz in
part, or any other infc subsequently be provided, without the written permission
Campus Ownership Group. Neither The Campus Ownerchip Group nos its agents (which includes its advisors,
related entities, officers, employees, attomeys, consultants, and other agents) make any zepresentations oz
warzanties of any nature with regard to these Design Guidelines. Statements made in these Design Guidelines as
to the content of any contract or other document are not complete or definitive descriptions, but are summaries

ation which ma

ot portions thezeof, and each such statement is qualified by the full text of such contracts or docurments, copies
of which will be made available by The Campus Ownership Group upon request. Only The Campus Ownership
Group shall have the sight to enforce these Design Guidelines, and 1o person or entity shall be deemed a third
party beneficiary hereof for any purpese. Nothing contained in these Design Guidelines may be construed to
constitute legal o tax advise concerning the Project or any part thereof or the development thereof.

THE CAMPUS
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Appendix A - Approved Plant Palette for The Campus

BOTANICAL NAME SUGGESTED VARIETIES COMMON NAME WUCOLS DEC
EVER
STREET/SHADE TREES
This v street z sholl be selected, except in cose of fong streets (more than 15 homes in a row), which
shall be divided into "rooms" having one common tree per “room.” Seiect trees of appropriate Max street 35%0.c. (exclusive of driveway:
ACER RUBRUM ‘RED POINTE', ‘RED SPIRE' RED MAPLE M °
ACER X FREEMANII ARMSTRONG' FREEMAN MAPLE M )
AESCULUS X CARNEA RED HORSECHESNUT M o
ARBUTUS X MARINA ARBUTUS (MULTHTRUNK OR STANDARD) L E
CARPINUS BETULUS FASTIGATA' EUROPEAN HORNBEAM M o
GINKGO BILOBA ‘FARMOUNT OR ‘PRINCETON SENTRY' MAIDENHAIR TREE M o
KOELREUTERIA PANICULATA GOLDEN RAIN TREE M o
LIRIODENDRON TULIP IFERA TULP TREE M o
NYSSA SYLVATICA SOUR GUM M o
PARKINSONIA FLORIDA ‘DESERT MUSEUM" PALO VERDE i o
PISTACIA CHINENSIS KEITH DAVEY" CHINESE PISTACHE u o
PLATANUS X ACERIFOLIA ‘cOLUMBIA' LONDON PLANE TREE M o
PYRUS CALLERVANA| "HOLMFORD" NEW BRADFORD RLOWERING PEAR M o
QUERCUS AGRIFOLIA COAST LIVE OAK L 3
QUERCUS LOBATA LLEY OAK o
QUERCUS RUGOSA NETLEAF OAK L o
QUERCUS SHUMARDI! IUMARD OAK M o
QUERCUS TROJANA MACEDONIAN OAK L o
QUERCUS VIRGINIANA CATHEDRAL' SOUTHERN LIVE 0AK M o
TILIA CORDATA ‘GREENSPIRE' LITTLELEAF LINDEN M o
ULMUS PARVIFOLA 'DRAKE' ‘ATHENA' OR TRUE GREEN' EVERGREEN ELM (IMPROVED VARIETIES) M o
ULMUS PROPINQUA ‘EMERALD SUNSHINE' EMERALD SUNSHINE ELM uN o
uMUS X 'ACCOLADE', PROSPECTOR ELM HYBRIDS uN o
ZELKOVA SERRATA ‘GREEN VASE', 'VILLAGE GREEN SAWLEAF ZELKOVA ™
‘SECONDARY/SCREEN TREES
CEDRUS DEODARA DEODAR CEDAR L E
1AGNOL 1A GRANDIFLORA SOUTHERN MAGNOLIA M E
PINUS CANARIENSS CANARY ISLAND PINE L E
PINUS PINEA ITALIAN STONE PINE L €
QUERCUS AGRIFOLIA COAST LIVE OAK w E
QUERCUS VIRGINIANA- ‘CATHEORAL' SOUTHERN LIVE 0AK M E
MEDIUM/SMALL TREES.
This ‘accent’ trees which ond color front yards, and to entries, etc.
ACER BUERGERIANUM STREETWISE' TRIDENT MAPLE M o
CERCIS CANADENSIS 'OKLAHOMA' OR ‘FOREST PANSY' EASTERN REDBUD M o

THE CAMPUS
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Appendix A - Approved Plant Palette for The Campus

CHIONANTHUS RETUSUS

MAGNOLIA GRANDIFLORA
MAGNOLIA STELLATA
MAGNOLIA X SOULANGIANA
‘OLEA EUROPEA'SWAN HILL'
PRUNUS SERRULATA
PYRUS KAWAKAMII

VITEX AGNUS<ASTUS

X CHITALPA TASHKENTENSIS

LARGE EVERGREEN SHRUBS
ARBUTUS UNEDO
ARCTOSTAPHYLOS DENSIFLORA
CUPRESSUS EMPERVIRENS
DODONAEA VISCOSA
ELAEOCARPUS DECIPIENS
FELIOA SELLOWIANA
HETEROMELES ARBUTIFOLIA
LAURUS NOBILIS

PODOCARPUS MACROPHYLLUS MAKI
PRUNUS CAROLINIANA

PRUNUS LAUROCERASUS

RHAMNUS CALIFORNICA
RHAPHIOLEPIS X

TEUCRIUM FRUTICANS

VIBURNUM TINUS

WESTRINGIA FRUTICOSA
WESTRINGIA FRUTICOSA

XYLOSMA CONGESTUM

MIDGROUND SHRUBS

“WILSONIF

'LITTLE GEMY', KAY PARRIS'
‘ROYAL STAR'

SWAN HILL,
KWANZAN'

MAJESTIC BEAUTY'

"MORNING CLOUD"

‘COMPACTA'
"HOWARD MCMINN'

(TO BE USED SINGLELY AS AN ACCENT ONLY)
"PURPUREA'

“LITTLE EMPEROR'

P OR'SARATOGA"
TEXANUM'
UTTLEOLLE

VARIEGATA'
'BRIGHT 'N TIGHT' OR'COMPACTA'

COMPACTA'
EVECASE'

‘COMPACTA'

(CHINESE FRINGE TREE
CcmRUS
KOUSA DOGWOOD
JAPANESE BLUEBERRY TREE
BRONZE LOQUAT

CHITALPA

DWARF STRAWBERRY TREE
MANZANTA
ITALIAN CYPRESS
HOPSEEDBUSH

JAPANESE BLUEBERRY TREE
PINEAPPLE GUAVA

Tovon

SWEET BAY

ENGLISH LAUREL
CALIFORNIA COFFEEBERRY

BUSH GERMANDER
SPRING BOUQUET LAURUSTINUS
COAST ROSEMARY
‘COAST ROSEMARY

=
comomoomommmmomo

Frrzrrrzrzzzzszcgrzcoc-

S e S i oot S A e — B
CALLETEMON Y sentnon o s b
THE CAMPUS
Dcs]E Guidelines
Dixon, California A Appendix
behnmry 20, 2025
Appendix A - Approved Plant Palette for The Campus
CamELLs U caeta W R
TS MRS ST AR sl L
Cor anie Sl -
CervsuERLENTUS S ik -
CISTUS SALVIIFOLIUS SP. OR'PROSTRATUS' L 3
ibenpuityinet ounnan CaTana N s Lo
Py Lsrroer Ao Wk
LOROPETALUM CHINENSE RUBRUM (VAR.) 'FIRE DANCE', 'RAZZLEBERRY', 'RUBRUM' PURPLE LEAF FRINGE FLOWER M E
roearioneune o W

THE CAMPUS

FLOWERING ACCENT AND PERENNIAL SHRUBS
ACHILLEA MILLEFOLIUM

AGAVE DESMETTIANA
AGAVE X
ANIGOZANTHOS SP.
ASPARAGUS DENSFLORUS
ASPIDISTRA ELATIOR
BULBINE FRUTESCENS
COLEONEMA PULCHRUM
DIANELLA REVOLUTA

POLYSTICHUM MUNITUM
SALVIA (VAR)

SALVIA CHAMAEDRYO DES
SALVIA LEUCANTHA

(VAR)
BLUE', WHITE

VARIEGATA'
BLUE GLOW' (similar 'GREEN GLOW')

MYERS

'DWARF PINK'
LITTLE REV!, 'BIG REV'

‘SILVER STREAK'

'WAYNE RODERICK'

'STELLA DE ORO' OR STELLA SUPREME'
'BRAKELIGHTS' (PERPA')

MUNSTEAD, ‘GOODWIN CREEK
‘SAFARISUNSET, "WINTER RED'
BIG BLUE' OR VAREGATA'
VAR)

FURMANS RED), 'POZO BLUE', 'DARA'S CHOICE"

COMMON YARROW
LILY OF THE NILE
CANDELABRUM AGAVE
AGAVE

BLUE GLOW AGAVE

PINK BREATH OF HEAVEN
FLAXLILY

FAXLILY

SEASIDE DAISY

DAYLILY

RED YUCCA
REBLOOMING TORCHLILY
FRENCH LAVENDER

LLY TURF
NEW ZEALAND FLAX

WESTERN SWORD FERN

ALV

MEXICAN BLUE SAGE OR GERMANDER SAGE
MEXICAN BUSH SAGE

rrrgggg(rrggrrgrggffrrgr
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Appendix A - Approved Plant Palette for The Campus

THE CAMPUS

SALVIA MICROPHYLLA
SALVIA NEMOROSA
SANTOLINA CHAMAECYPARISSUS.

ZAUSCHNERIA CALIFORNICA

ORNAMENTAL GRASSES AND SEDGES
BOUTELOUA GRACLIS
CALAMAGROSTISX ACUTIFLORA
CAREX DIVULSA
CHONDROPETALUM TECHTORUM
FESTUCA GLAUCA

FESTUCA MAIREI
HELICTOTRICHON SEMPERVIRENS
JUNCUS PATENS

LEYMUS CONDENSATUS

LEYMUS TRITICOIDES
LOMANDRA LONGIFOLIA
MISCANTHUS SINENSIS
MUHLENBERGIA CAPILLARIS
MUHLENBERGIA DUBIA
MUHLENBERGIA RIGENS
PENNISETUM SPATHIOLATUM
PENNISETUM X

VINES
ACTINIDIA ARGUTA

CLEMATIS LIGUSTICIFOLIA
CLYTOSTOMA CALLISTEGIOIDES
FICUS PUMILA

HARDENBERGIA VIOLACEA
LONICERA JAPONICA
MACFADYENA UNGUISCATI
PARTHENOCISSUS TRICUSPIDATA

TRACHELOSPERMUM JASMINOIDES
WISTERIA FLORIBUNDA

GROUNDCOVERS
ACACIA REDOLENS
ARCTOSTAPHYLOS X
COPROSMA PUMILA
COTONEASTER DAMMER!
ERIGERON KARVINSKIANUS
EUONYMUS FORTUNEI

HOT LPS'
PINK FRESLAND'

'ANTHONY WATERER!

BLONDE AMBITION'
“KARL FOERSTER'

(AND OTHERS)

. OR'ELCAMPO'

ELUAH BLUE' OR 'SISKYOU BLUE'
‘GREENLEE'S FORM' AS AVALL

‘CANYON PRINCE'
‘GREY DAWN'
BREEZE'

MORNING LIGHT'

‘FARY TALS, "HAMELN'

HALLIANA'

VECHIN
‘CECILE BRUNNER'

DOMINO'
‘Llow BoY'
‘EMERALD CARPET'
"VERDE VISTA'
LOWFAST
“PROFUSION'
‘COLORATA"

LIPSTICK SAGE
MEADOW SAGE
LAVENDER COTTON

CALIFORNIA FUCHSIA

BLUE GRAMA
FEATHER REED GRASS
BERKELEY SEDGE
CAPE RUSH

BLUE FESCUE

ATLAS FESCUE

BLUE OAT GRASS

CREEPING WILD RYE
MAT RUSH

EULALIA GRASS
PINKMUHLY

PINE MURLY

DEER GRASS

SLENDER VELDT GRASS
EVERGREEN FOUNTAIN GRASS

KIWIVINE
WESTERN WHITE CLEMATIS
VIOLET TRUMPET VINE
CREEPING FIG

LILAC VINE

HALL'S JAPANESE HONEYSUCKLE
CATCLAW TRUMPET VINE
BOSTON VY

STAR JASMINE
IAPANESE WISTERIA, AS AVALL.

PROSTRATE ACACIA
MANZANITA
CREEPING COPROSMA
BEARBERRY COTONEASTER
SANTA BARBARA DAISY
WINTER CREEPER

zzrzrzzzzzT e ,-g,-g.-g,-

zrrrzs

ofe
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This list is not inf

GREVILLEA LANIGERA
JUNIPERUS HORZONTALIS
JUNIPERUS SABINA

LANTANA MONTEVIDENSIS
MYOPORUM PARVIFOLIUM
OPHIOPOGON JAPONICUS

TEUCRIUM CHAMAEDRYS
THYMUS PRAECOX
TRACHELOSPERM UM ASIATICUM
TRACHELOSPERM UM JASMINO IDES
VERBENA CANADENSIS

VINCA MINOR

WESTRINGIA FRUTICOSA

led to be exclusive or exhaustive. Alternate

THE CAMPUS

'COASTAL GEM' OR 'T. TAMBORITHA'

'BLUE RUG' OR 'BLUE CHIP'
'BUFFALO"

WOOLLY GREVILLEA
JUNIPER
BUFFALO JUNIPER

x ections shall be reviewed and approved by th
including size and maintainability et maturity, for the locations in which they are proposed.

TRAILING PURPLE' TRAILING WHITE'
'PROSTRATUM', ‘PINK' OR 'PUTAH CREEK'

FLOWER CARPET ROSE,' NOALA,' OR NOASHNEE"

'HUNTINGTON CARPET'
BLUE CHALK FINGERS'

PROSTRATUM'
‘PURPLE CARPET

HOMESTEAD PURPLE

‘MUNDI

DRC, insofer as they ate dermon

TRAILING MYOPORUM
MONDO GRASS

GROUNDCOVER ROSE

ROSEMARY

DWARF BLUE CHALK STICKS

FESCUE BLEND.

90% DWARF FESCUE, 10% PERENNIAL RYE GRASS

PERIWINKLE
COAST ROSEMARY

L §

Design Guidelines

Dixon, California
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EXHIBIT B-2
Planned Development Rezoning Agreement

58
4921-8226-4599, v. 20



EXHIBIT B-3

Large Lot Tentative Subdivision Map

THE CAMPUS-EXISTING CONDITIONS PLAN
NORTHEAST GUADRANT SPECIFIC PLAN (NEQSP)
FEBAUAAY 20, 2026 - SHEET 1 OF 3
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THE CAMPUS-VESTING LARGE LOT TENTATIVE PLAN
NORTHEAST QUADRANT SPECIFIC PLAN (NEQSP) R

FEBRUARY 20, 2035 - SHEET 2 OF 3 [

e e e e s

SITE ADDRESS: PROPOSED PARCELS LA, e e s e
—_ —_ . Er-t =
OwER: LITY OF DIXGN R

5 ADJASENT 10 UHEAR PARK

o= T T _—

[TENTATIVE MAP MOTES

T i T e

EACREE - -
s - mpP
SHIVE (PANVETE] ity e et b it i =
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THE CAMPUS-VESTING LARGE LOT TEMTATIVE PLAN
NORTHEAST QUADRANT SPECIFIC PLAN (NEQSP)

FEEAUAAY 20, 2035 - SHEET 3 OF 3

PROFESSIOMAL DRIVE

2
-
e
g
] ]
1 1
b
o d
e : \ _
i | B
i F | Ha
[ o= 5 |
H w
i
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EXHIBIT B-4

Small Lot Tentative Subd

Map
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EXHIBIT B-5
Approved Land Plan for Campus
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EXHIBIT B-6
Phasing Plan

CAMPUS PHASING PLAN

=[
||:—|__|L_
%

A a

LA
/% 3
i/ o
//_4 E
-8

PROPERTY

" BOUMDARY

PEDRICK ROAD

.E
I

&

q
i

AY

M. FIRST ST. ! |

THE CAMPUS

—_ e — —

THE CAMPUS DEVELOPMENT AGREEMENT
CITY OF DIXON
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EXHIBIT C-1

Project Parks
EXHIBIT C-1
PROJECT PARKS N 2
/ )l{zf///

= ot
8 3
5 5
g g
| O
u) &
oY
N %
N3,
0Ox
o2
AT 1 > EVAUGHN"'E'GAD
il ';: 3 i
; | H
E o i
Z | N
1 E'
THE CAMPUS
THE CAMPUS DEVELOPMENT AGREEMENT REV: FEBRUARY 20, 2025

CITY OF DIXON
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EXHIBIT C-2
Parks Concept Plans

EXHIBIT C-2
PARKS CONCEPT PLANS Kevwotes

NOR GREENBELTS
Pano. 0% : T U0

'~

i} NORTH PARK (+216AC)
(18) POTENTIAL CONNECTION TODIXON
OPPORTUMITY CENTER, TYP.
18) ONE (1) PICKLEBALL COURT
\15) OPEN TURF
-J_t:) COVERED PICNIC AREA
1E) RESTROOM & STORAGE
2)  UNEARPARK(:5%3 AC)

?;ﬂ.) 1 CLASS | MULTI-USE PATH, TYP.

@ # PEDESTRMAN WALK, TYP
(2C) DESCGOLF COURSE, TYP
20) OPEN TURE, TYP,

@ STORMWNATER SWALE, TYP.
2F) POTENTIAL CONNECTIONTO!

RESIDENTIAL PASEQ, TYF.

39} LANCSCAPED BERM, TYP
Zy) MOMUMENTS AT ROUNDABOUT, TYP.,
‘?_D BENCH PAD, TYP.
(24) TWO (2} BOCCE BALL COURTS

\l} NEXGHBORHOOD PARK (25 73 AC)
(38) COVERED PICNIC AREA

@ PLAY AREA (AGE $-12)

‘J-[;) ONE (1) HALF COURT BASKETBALL
30) OPEN TURF AREA ENOUGH FOR A
M0 X 150 SOCCER FIELD
\:9 ONE (1) SOFTRALL FIFLD (226 OR

=0
‘9 DOG PARK

-f_a) ARGE DOG (30 LBS) AREA
f') SMALL DOG (<30 LBS) AREA

E— L i 5)  PRAARY ENTRY MONUMENT WITH
| " ACCENT FLANTING
EOO0EEDY - ) SEOONDARY ENTRY MONUMENT
WITH ACCENT PLANTING
1)  10CLASSIMULTLUSE PATH
y CLASS || BIKE LANE
i} CLASS [V SEPARATED BIKEWAY
10} DOSTING RAILROAD
THE CAMPUS
THE CAMPUS DEVELOPMENT AGREEMENT REV: FEBRUARY 20, 2025
CITY OF DIXON
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EXHIBIT D-1
Retention Basin

EXHIBIT D-1
RETENTION BASIN

THE CAMPUS

THE CAMPUS DEVELOPMENT AGREEMENT REV: FEBRUARY 2025
CITY OF DIXON
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EXHIBIT D-2

Retention Basin Access Road / Trail

EXHIBIT D-2

POST & CABLE

FENCE
TRAILACCESS ROAD .

PROTECTIVE FENCE N

MASONRY WALL

TRAIL/ACCESS ROAD .
FPROTECTIVEFENCE

-8

“BASIN

STREET ) ——/

_~RETENTION

=g -3 oy o o o ¥ o 5 3 o 3 g 3 g

PEDRICK ROAD

RETENTION BASIN ACCESS ROAD / TRAIL ;

— STREET/
SIDEWALK

SIDEWALK

| THE CcAMPUS

il THE CAMPUS DEVELOPMENT AGREEMENT REV: FEERUARY 2025
CiTY OF DIXON
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EXHIBIT E-1
Water Improvements

EXHIBIT E-1

e PROFOSED 12" WATER LINE

-ALTERMATIVE COMMECTION ﬁfﬁi

EXISTING WATER LINE

LT 5 1A I}
(i) FROPOSED WATER WELL ,.#V

\
A\l
L
HEF Boundery

TOWATER MAINS. /

tS g
e J ‘ ) /,y/

/ W PROFERTY

- E ECUNDARY

Pednt L8175 1358 (RO

R [ Sk IEAHDM
k
-3
=
\:«
DR

X

HAL DENVE

[
|
E .
i "W

.:" COMRBOAL DL
LINCOLM 5T. | oW W
—r- =

[~
A E - g
g 7 3 /)
:
3
§ THE CAMPUS
E THE CAMPUS DEVELOPMENT AGHEEMENT REV: AUGUST 1, 2024
B GITY OF DIX¥ON
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EXHIBIT E-2
Water Improvements Benefit Area

- *f‘ 1 1
’ 1
C |
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N2 fo /
I 2
M. LINCULN =510 ___ll__.--_-_-_______- ._.J_fj.
. I b o ' VAUGHN ROAD - T
1 [ s s g
zl > BY

THE CAMPUS

EXHIBIT E-2
WATER IMPROVEMENTS BENEFIT AREA
0 WATER IMPROVEMENTS
BENEFIT AREA -
D thecampus i
&  PROPOSED WATER WELL = i:l
| I
A I i
# !

PAOFERTY
J EDUKDARY

THE CAMPLS DEVELOPUENT AGREEMENT
CITY OF DIXON

REV: AUGUET 4, 2024
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EXHIBIT F-1
Sewer Improvements

EXHIBIT F-1
SEWER IMPROVEMENTS

— PROPOSED SEWER MAIN

=== EXISTING SEWER MAIN

MOTE PIPE DIAMETERS SHOMWN CORRESPOMD
TO SEWER MAINA

PROPERTY
EQUHDARY

PEDRICE ROAD

g

— "___F/ : H - —
15"% i

A

VALIGHN ROAD

THE CAMPUS

AMPUS DEVELOPMENT AGREEMENT

;
i
8
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EXHIBIT F-2
Sewer Improvements Benefit Area

EXHIBIT F-2
SEWER IMPROVEMENTS BENEFIT AREA
[ SEWERIMPROVEMENTS
BEMEFIT AREA - |
D reecameus !
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THE GALIFUS DEVELOFLENT AGREEMENT REV: AUGUET &, 2024
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EXHIBIT G-1
Pedrick Road

EXHIBIT G-1

o
PEDRICK ROAD L
P moal
P WP
LEGEMD 4 e
A 7 S
EEEEER PpROFCSED PEDRICK ROAD WIDEMING ;/f?
MZOIFIED 4-LANE ARTERIAL ROADWAY ..f":'
T MEW SOUTHEOUND TRAWVEL //,/r/

LANES, A TWO-WAY LEFT-TURN LANE ¢
LANDECARE MEDVAN, AND TWO

NORTHEOUND THROUGH LaME.
==
nORTH
cole 17=1700" _CD]:
IS
e g3
W I o
o b2
e % &
S g
Cl
&f}x
&4/
$7
y/4
.
Pv——— "--" ..... ——— = e —
| e ; E :%VM}CI-IN ROAD
g 5 2
= =1 i
ii - E-:.I_.
THE CAMPU
HE CAMPLS DEVELOPMENT AGREEMENT EV: FEBRUARY 202
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EXHIBIT G-2
Pedrick Road Phase 1

EXHIBIT G-2

Far
PEDRICK ROAD PHASE 1 :;’/
ff_| "_/ﬁz
LEGEND / ;’4#
— % —
EEEEN  [RCE0SED PEDRICK ROAD WIDENMG //;/ _|
o
FHASE 1 OF PEDRICK ROAD SHALL BE Al

COMPLETED PRIOR TQ ISSUANCE OF
THE FIRST CERTIFICATE OF
QCCUPAMCY FOR A STNGLE-FAMILY
HOME 500D TO A THIRD PARTY.

PEDRICK ROAD
ARTERIAL
EXISTING 2-LANE

|VAUGHN ROAD

: i

_KID5 WAY

74
4921-8226-4599, v. 20



EXHIBIT G-3
Pedrick Road Phase 2

EXHIBIT G-3

e
PEDRICK ROAD PHASE 2 ,:;//
e
P W
LEGEND % ¥
EEEEEN pROECSED PEDRICK ROAD WIDENNG /}//// _‘|
Pt
PHASE 2 OF PEDRICK ROAD SHALL BE 7-'/.;?//, I:
COAPLETED PRIOR TO (SSUANCE OF "/ Lo —4-}

THE §05th SINGLE-FAMILY BUILDING
PERMIT FOR THE PROUECT.

__FROPERTY
ECLNDARY |

NORTH
Scole 1= 1700"

FEDRICK ROAD
ARTERIAL
EXISTING 2-LANE

=
g

‘\t\&f
e

e
\.__\-‘\}i

'\.\\
Y
e
COMMERCE
WAY

|[VAUGHN RDAD

__MFRST ST,

ATZGERALD DR,

FEBRUARY 2021
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EXHIBIT G-4
Professional Drive

EXHIBIT G-4
PROFESSIONAL DRIVE Y

LEGEND

s amm  PROPOSED PROFESSIONAL DRIVE
[FOUR-LAME ARTERIAL ROADWAY)

o, e

CONE NORTHEQUNDVEASTEOUND TRAWEL
LAME, ONWE SQUTHEOLWDARWESTEOUND
TRAVEL LAME, AND FROMTAGE
IMPROVEMENTE CONSISTING OF CLURE,
GUTTER, SIDEWALK AND FRONTAGE
LANDECARING

PROFEATY
-~ BOUNDARY

PEDRICK ROAD

=
m—
& B
o=
= 7
A o 3 37
i oo )
# 75} L o
L -
| S % v,
o J
N LINCOLM 5T,
) S— VAUCHN ROAD
& | s 8
g o
T =
2|
THE CAMPUS
THE CAMPUS DEVELOPMENT AGREEMENT REV: AUGUSTS 6, 2024

CITY OF DixoN
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EXHIBIT G-5
Professional Drive Phase 1

EXHIBIT G-5
PROFESSIONAL DRIVE PHASE 1 B /

LEGEND oo ¥

mmwrmm 12 PRCPCSED PROFESSICNAL CRIVE - A
[FOUR-LANE ARTERIAL RCADWAY) !

ONE MORTHEOUNDYEASTEOUND TRAVEL
LAME, OME SQUTHEOLNDAVESTEOUND
TRAVEL LANE, AND FRONTAGE
IMPROVEMENTE CONSISTING OF CURE,
GUTTER, SIDEWALK AND FRONTAGE
LAMDECADNG

b

Scole ) "w 200

PROFEATY
SDUNDARY

THE CAMPUS

PEDRICK ROAD
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EXHIBIT G-6
Professional Drive Phase 2

EXHIBIT G-6
PROFESSIONAL DRIVE PHASE 2 /

LEGEND T

ENENEE 12 PROPOSED PROFESSICMAL CRIVE o & e
[FOUR-LANE ARTERIAL RCADWAY) T

ONE NORTHEQUND/EASTEOUND TRAVEL
LANE, OWE SOUTHEOLNDAWESTEDOUND
TRAVEL LANE, AND FRONTAGE
IMPROVEMENTE CONSISTING OF CLIRE,
GUTTER, SIDEWALK AND FRONTAGE
LAMDSCARING

FROFESSIONAL DRIVE

IFROFOSED &-LAKE ARTERIAL

at

Scole 1"a 1200

PROFEATY
EOUNCARY

PEDRICK ROAD

$
1
THE CAMPUS
THE CAMPUS DEVELOPMENT AGREEMENT REV: AUGUST 6, 2024

CITY OF [HXON
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EXHIBIT G-7
Commercial Drive (Vaughn Road Bypass)

EXHIBIT G-7
COMMERCIAL DRIVE | Y
(VAUGHN ROAD BYPASS)

LEGEWD

mmew  FROPOSED COMMERCIAL DRIVE o
(TWO-LANE COLLECTOR ROADWVAY) -

THO-LANE SECTION TOSETHER WITH

CURE GUTTER, A TEN-FOOT MULTI-USE -
PATH OM THE NORTH SIDE OF THE
ROADWAY, AND FRONTAGE
LANDSCAPE IWPROVEMENTS
== :
| I @
R &/
o
@é PROFERTY
__.-"_ ECUNDARY
o
o THE CAMPUS E
" &
-4
. o !
l" %‘ q?’ F
o
£
o
et
_N. LINCOLN ST, E3
A 1 % g VAGN O
& =
g A '
L | =
Z ;
THE CAMPUS
THE CAMPUS DEVELOPMENT AGREEMENT REV: AUGUST & 2024
CITY OF DIXON
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EXHIBIT G-8
East Dorset Drive Campus Parkway
Opportunity Parkway
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EXHIBIT H
Development Impact Fees

AL RESIDENTIAL - A
# Units / Impact Fee/ # Units/ [ ImpactFee/ Unit

Impact Fee Type) Connections Unit* Total Cost per ImpactFee | Connections i Total Cost per Impact Fee
[AB1600 FIRE (SFR) 816 $2,191.17 $1,787,994.72
AB1600 FIRE (MFR) 225 £1,745.92 $392,832.00
AB1600 POLICE (SFR) 816 $87296 $712,335.36
(AB1600 POLICE (MFR) 225 $694.86 §156,343.50
AB1600 ADMINISTRATIVE (SFR) f816 $1,714.89 $1,399,350.24
AB1600 ADMINISTRATIVE (MFR) 225 $1,365.43 $307,221.75
AB1600 PARKS (SFR) 816 $18,151.49 $14,811,615.84
AB1600 PARKS (MFR) 225 $15,422.81 $3.470,132.25
AB1600 WATER Ci N 1" (DOM) 816 $7,989.64 $6,519,546.24
AB1600 WATER CONN 4" (DOM) - MFR 225 $591.94 $133,187.20
AB1600 WATER CONN 4" (DOM) - MFR 225 $591.72 $133,137.20
AB1600 WATER CONN 2" (IRR) - MFR 225 $84.43 51899696
AB1600 WASTEWATER CONN (SFD) 16 $18,668.36 $15,233,38L.70
AB1600 WASTEWATER CONN 4" (MFR) - Medium Strength 225 $2,338.30 $526,118.44
AB1600 WASTEWATER CONN 4" (MFR) - Medium Strength 225 $2.338.30 $526,118.44
AB1600 TRANSPORTATION (SFR) 816 $13,596.74 $11,094,939.84
AB1600 TRANSPORTATION (MFR) 225 £7.690.61 $1,730,387.25
[AB1600 STORM DRAIN (SFD) - Area D /G £0.00 $£0.00 £0.00 $0.00
AB1600 STORM DRAIN (MFD) - Area D/G $0.00 $0.00 $0.00 $0.00
* Effective 4,/21/25 Subtotal $63,185.25 $51,559,164.00 Subtotal $32,864.33 §7,394,474.99
PUBLIC BENEFIT FEE $2,079.00 $1,696,464.00 $1,350.00 $303,750.00
DEVELOPMENT AGREEMENT FEE Total $65,264.25 $53,255,628.00 Total $34,214.33 $7,698,224.99
**These two domestic can also be 1 6", instead of 2, 1", but same fee
SOLANO COUNTY PUBLIC FAC FEE (SFR) 816 $8,545.77 $6,973,348.32
SOLANO COUNTY FUBLIC FAC FEE (MFD) 225 $6,222.90 $1,400,152.50

Subtotal 36,973,348.32 Subtotal $1,400,152.50

Assumptions

1. Counted their MFD same as LDR for impact fee purposes, since detached structures.

2. Used the updated Impact fee schedule that was just adopted and will be effective 3/24/25.

3. Fees stated above are gross fees. Developer will be entitled to fee credits for improvements constructed (i.e. Parks and Rec, Water, Transportation, and Sterm Drain Improvements).
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EXHIBIT 1
Assignment and Assumption Agreement
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EXHIBIT 1
Assignment and Assumption Agreement
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RECORDING REQUESTED
BY AND WHEN RECORDED
MAIL TO:

City of Dixon

Dixon City Hall

600 East A Street

Dixon, California 95620-3697
Attn: City Clerk

Exempt from Recording Fees (Space above this line reserved for recorder’s use)
(Gov. Code § 6103)

ASSIGNMENT AND ASSUMPTION AGREEMENT
This ASSIGNMENT AND ASSUMPTION AGREEMENT (“Agreement”) is made

and entered into as of , 20__ (“Effective Date”), by and between
, a (“Assignor”) and (“Subsequent

Landowner”).

RECITALS

A. Assignor has entered into a Development Agreement (the
“‘Development Agreement”) with the City of Dixon, dated , 20,
which was recorded on , 20__ as Document No.
in Book _ , Page __ of the Official Records of Solano

County, California, pursuant to which Assignor agreed to develop certain property
more particularly described in the Development Agreement as the portion of the
“Subject Property” identified as and subject to certain terms
and conditions set forth in the Development Agreement.

B. Assignor and Subsequent Landowner have agreed to assign
Assignor’s interests in [all or a portion of] by a deed or other
written instrument, which [was or will be] recorded in the Official Records of Solano
County, California, on , 20 _, as Document No.
in Book __ , Page __ of the Official Records of Solano
County (herein the “Assigned Property”).

C. Subsequent Landowner desires to assume all of Assignor’s rights,
duties and obligations under the Development Agreement with respect to the
Assigned Property and to relieve Assignor of all of said assigned rights, duties and
obligations in reference to the Assigned Property, to the extent permitted by the
Development Agreement.
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NOW, THEREFORE, Assignor and Subsequent Landowner hereby agree as
follows:
AGREEMENT
1. Assignor hereby assigns, effective as of [the Effective Date or
Assignor's conveyance of the Assigned Property to Subsequent Landowner], all of
the rights, title and interest of Applicant under the Development Agreement with
respect to the Assigned Property. Assignor retains all the rights, interest, and
interests under the Development Agreement with respect to all other property
within the Subject Property owned by Assignor.

2. Subsequent Landowner hereby assumes all of the burdens and
obligations of Assignor under the Development Agreement, and agrees to observe
and fully perform all of the duties and obligations of Assignor under the
Development Agreement, and to be subject to all the terms and conditions thereof,
with respect to the Assigned Property, it being the express intention of both
Assignor and Subsequent Landowner that, upon the Effective Date, Subsequent
Landowner shall become substituted for Assignor as a “Developer” under the
Development Agreement with respect to the Assigned Property. Assignor
acknowledges that Assignor shall remain subject to the obligations of the
Development Agreement if Assignor retains any portion of the Subject Property
subject to the Development Agreement.

3. All of the covenants, terms, and conditions of the Development
Agreement and set forth herein shall be binding upon and shall inure to the benefit
of the parties hereto and their respective heirs, successors and assigns.

4. Subsequent Landowner’s address for all notices, as described in
Section 13.5 of the Development Agreement, shall be as follows:
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IN WITNESS WHEREOF, the parties hereto have executed this Agreement as of
the above-referenced Effective Date.

ASSIGNOR: SUBSEQUENT LANDOWNER:
) a , a
By: By
Name: Name:
Title: Title:
APPROVED:

City Manager
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	ExA_Reso 25-006_Campus Development Agreement (Final Draft)_02.25.25
	RECITALS
	A. 22TAuthorization22T.  To strengthen the public planning process, encourage private participation in comprehensive planning and reduce the economic risk of development, the Legislature of the State of California adopted Government Code Section 65864...
	B. 22TProperty22T.  Developer owns certain real property located in the City of Dixon, County of Solano, more particularly described in Exhibit A-1 and depicted in Exhibit A-2 attached hereto and incorporated herein (the "UPropertyU").  Developer repr...
	C. 22TProject21T22T.  Developer has obtained various approvals from City (described in more detail in Recital F below), including approval of a Specific Plan Amendment, Planned Development Rezoning, Large and Small Tentative Subdivision Maps, and Desi...
	D. 22TProject Approvals22T.  Numerous actions have been taken in connection with the Project, which include the following approvals by City, as may be modified or amended from time to time as provided for in this Agreement (collectively, the “UProject...
	E. 22TNeed for Services and Facilities22T.  Development of the Property will result in a need for municipal services and facilities, some of which services and facilities will be provided by the City to the Project subject to the performance of Develo...
	F. Intent of the Parties; Benefit to Public Health, Safety, and Welfare.  The Parties desire to enter into this Agreement relating to the Property in conformance with the applicable provisions of state and local law in order to achieve development of ...
	G. 22TContribution to Costs of Facilities and Services22T.  Developer agrees to contribute to the costs of such public facilities and services as may be required herein to mitigate impacts on the community resulting from the development of the Propert...
	H. 22TDevelopment Agreement Ordinance22T.  City and Developer have taken all actions mandated by, and fulfilled all requirements set forth in Chapter 18.30 of the Dixon Municipal Code establishing procedures for consideration of Development Agreements.
	I. 22TConsistency with General Plan and State Law22T.  City has determined that development of the Project, pursuant to the terms and conditions of this Agreement, is consistent with the City of Dixon’s General Plan and Government Code Section 65867.5...

	AGREEMENT
	Section 1.1. Effective Date of Development Agreement.  The effective date of this Agreement ("UEffective DateU") is ____________, 2025, which is the effective date of City Ordinance No.________, adopting this Agreement.
	Section 1.4. Project is a Private Undertaking.  It is understood that this Agreement is a contract that has been negotiated and voluntarily entered into by City and Developer, and that Developer is not an agent of City.  City and Developer hereby reno...
	Section 2.1. Term of Agreement.  This Agreement shall commence on the Effective Date and extend for a period of twenty (20) years (“UTermU”), unless otherwise terminated earlier, modified or extended by the mutual written consent of the Parties.  Foll...
	Section 2.2. Term for Project Maps.  Pursuant to California Government Code section 66452.6(a), City will automatically extend the term of any parcel map or tentative subdivision map subject to this Agreement for the Term of this Agreement.
	Section 2.4. 25TAutomatic Termination Upon Completion and Sale of Single-Family or Condominium Residential Lots25T.  This Agreement shall automatically be terminated, without any further action by either Party or need to record any additional document...
	25TSection 2.5. Termination Upon Developer Request.  This Agreement may also be terminated at the election of the then property owner, with respect to any legally subdivided parcel designated by the General Plan for residential or non-residential use ...

	Section 2.6. Survival After Termination.  The rights and obligations of the Parties set forth in the terms and conditions of this Agreement, which by their express terms or nature and context are intended to survive termination of this Agreement, will...

	UARTICLE 5
	COMMUNITY FACILITIES DISTRICTS
	Section 6.1. Improvements Consistent with Project Approvals.  Developer shall be responsible for constructing the infrastructure improvements and facilities required for the Project consistent with the Project Approvals.  The improvements and infrastr...
	Section 6.2. Phasing.  The Phasing for the Project is depicted in Exhibit B-6, attached hereto.  City agrees that Developer may proceed with development of the Property in accordance with their business judgment, subject to the terms and conditions of...

	ARTICLE 11
	MORTGAGEE PROTECTION
	Section 11.1. Mortgagee Protection. This Agreement shall be superior and senior to any lien placed upon the Property, or any portion thereof after the date of recording this Agreement, including the lien for any deed of trust or mortgage ("Mortgage")....
	Section 11.2. Mortgagee Not Obligated.  No Mortgagee shall have any obligation or duty under this Agreement to construct or complete the Improvements for the Project, or to guarantee such construction or completion. A Mortgagee who takes lawful posses...
	ARTICLE 12
	ANNUAL REVIEW; DEFAULT
	Section 12.1. Annual Review. The City Manager or his or her appointee shall, at least every twelve (12) months during the Term of this Agreement, review the extent of substantial, good faith compliance of Developer and City with the terms of this Agre...
	Section 12.2. Estoppel Certificates.  Upon Developer’s request, City shall, with at least thirty (30) days’ advance written notice, execute, acknowledge and deliver to Developer, Developer’s lender, potential investors or assignees, an “Estoppel Certi...
	Section 12.3.  Default.  Failure or unreasonable delay by either Party to perform any term or condition of this Agreement shall constitute a default.  In the event of default, the Party alleging such default or breach shall give the other Party not le...
	Section 12.5. Default by City.  In the event City does not accept, review, approve, or issue development applications, permits, or entitlements in good faith or in a timely fashion, or if City otherwise defaults under the terms of this Agreement, City...
	Section 12.6. Enforced Delay, Extension of Times of Performance.  Delays in performance, by either Party, shall not be deemed a default if such delays or defaults are due to war, insurrection, terrorism, strikes, walkouts, riots, floods, earthquakes, ...
	Section 13.2.1. Major Amendment.  The City Council shall approve any major amendment to the Agreement.  An amendment shall be deemed a “major amendment” if it (i) modifies the Project’s permitted uses and densities, or (ii) constitutes a material chan...
	ARTICLE 14
	GENERAL TERMS AND CONDITIONS
	Section 14.1. General Terms and Conditions.
	Section 14.1.1. Venue; Governing Law.  Venue for all legal proceedings shall be in the Superior Court for the County of Solano.  The validity, interpretation, and performance of this Agreement shall be controlled by and construed pursuant to the laws...
	Section 14.1.2. Waiver.  No Party shall be deemed to have made any waiver of any breach of any term, condition, or covenant unless said waiver is in writing and signed by the Party so waiving.  Such waiver by any Party shall not be deemed to be a wai...
	Section 14.1.3. Integration. This Agreement, together with its specific references, attachments, and Exhibits, constitutes all of the agreements, understandings, representations, conditions, warranties, and covenants made by and between the Parties h...
	Section 14.1.4. Supersedes Prior Agreement.  It is the intention of the Parties hereto that this Agreement shall supersede any prior agreements, discussions, commitments, representations or agreements, written, electronic or oral, between the Parties...
	Section 14.1.5. Captions. The captions of this Agreement are for convenience and reference only and the words contained therein shall in no way be held to explain, modify, amplify or aid in the interpretation, construction, or meaning of the provisio...
	Section 14.1.6. Severability.  If any portion of this Agreement is declared by a court of competent jurisdiction to be invalid or unenforceable, such portion shall be deemed severed from this Agreement and the remaining parts shall remain in full eff...
	Section 14.1.7. Mandatory and Permissive. “Shall” and “will” and “agrees” are mandatory. “May” or “can” are permissive.
	Section 14.1.8. Constructive Notice and Acceptance. Every person who after the Effective Date and recording of this Agreement owns or acquires any right, title, or interest to any portion of the Property shall be conclusively deemed to have consented ...
	Section 14.1.9. Counterparts. This Agreement may be executed simultaneously or in two (2) or more counterparts, each of which shall be deemed an original, but which together shall constitute one (1) and the same instrument.
	Section 14.1.10. Further Acts; Other Documents. The Parties agree that they shall cooperate in good faith to accomplish the objectives of this Agreement and to that end, agree to execute and deliver such other instruments or documents and to perform ...
	Section 14.1.11. Time is of the Essence. Time is of the essence in this Agreement in each covenant and term and condition herein.
	Section 14.1.12. Authority.  All Parties to this Agreement warrant and represent that they have the power and authority to enter into this Agreement and the names, titles, and capacities herein stated on behalf of any entities, persons, states, or fi...
	Section 14.1.13. Joint Preparation.  All Parties to this Agreement have negotiated it at length and have had the opportunity to consult with and be represented by their own competent counsel.  Each provision of this Agreement shall be construed as th...
	Section 14.1.14. Attorney’s Fees and Costs.  If any action at law or in equity, including action for declaratory relief, is brought to enforce or interpret provisions of this Agreement, the prevailing Party shall be entitled to reasonable attorney's ...
	Section 14.1.15. Calculation of Time Periods.  All time referenced in this Agreement shall be calendar days, unless the last day falls on a legal holiday, Saturday, or Sunday, in which case the last day shall be the next business day.
	IN WITNESS WHEREOF, this Agreement has been entered into by and between Developer and City as of the Effective Date of the Agreement, as defined above.





