RESOLUTION NO. 2025-008

A RESOLUTION OF THE DIXON PLANNING COMMISSION RECOMMENDING TO
THE DIXON CITY COUNCIL APPROVAL OF LARGE-LOT VESTING TENTATIVE
SUBDIVISION MAP (TM 23-01), SMALL LOT TENTATIVE SUBDIVISION MAP (TM
24-01), AND DESIGN REVIEW FOR DESIGN GUIDELINES AND SITE
IMPROVEMENTS FOR THE CAMPUS PROJECT
(PLANNING APPLICATION - PA 23-16)

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, submitted a planning
application (PA23-16) requesting a Large Lot Vesting Tentative Subdivision Map (TM23-01), Small Lot
Tentative Subdivision Map (TM24-01) and Design Review, along with applications for a Development
Agreement (DA23-01), Specific Plan amendment (SP23-01) and Planned Development Rezoning (RX23-
01) 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, the vesting large-lot Tentative Map proposes creation of 23 larger lots for the Dixon
Opportunity Center, Commercial area, Residential villages, Parks and Retention Basin, and the lower-
density Residential master lots would be subsequently further subdivided into individual lots through the
submitted Small-Lot Tentative Map which would reflect the actual parcelization proposed based on the
density and land plan for each of the residential villages; and

WHEREAS, the City 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 with adoption of a Project
Mitigation and Monitoring Plan, while potentially significant environmental impacts 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 the proposed Tentative Maps and Design Review and other necessary entitlements, received
public testimony and evidence, and received a staff report and presentation on the Project; 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.

WHEREAS, on March 5, 2025, by adoption of separate Resolutions, the Planning Commission

has reviewed the Final EIR and accepted public comment and recommended Certification of the EIR,
including adopting CEQA findings and approval of Mitigation Monitoring and Reporting program and
adopted Statement of Overriding Considerations.

NOW, THEREFORE, BE IT RESOLVED, the Planning Commission of the City of Dixon

hereby makes the following findings related to the Large Lot and Small Lot Tentative Subdivision Maps:

1.

Findings of Fact
Large Lot Vesting Tentative Map (TM23-01 and Small Tentative Maps (TM24-01)

The proposed Tentative Maps are consistent with the Dixon General Plan 2040 and the Northeast
Quadrant Specific Plan, as amended, specifically follows:

a)

b)

c)

The maximum intensity and density proposed by the Project and these maps are within those
allowed by the General Plan land use designation of CAMU, which allows up to 30 units to the
acre for residential density and between 30%-60% FAR on the site, combined for residential and
non-residential development.

The proposed land use uses of residential, industrial and commercial, with associated parks and
other improvements are consistent with the types of uses allowed in the Campus Mixed use General
Plan land use designation.

The Project and the maps are consistent with the applicable General Plan 2040 goals and policies
as documented in the Land Use chapter of the EIR.

That the site is physically suitable for the type of development given that:

a)

b)

The intensity of development is within the maximum allowable residential density and FAR
established by the General Plan Campus Mixed Use land use designation.

The proposed land use uses of residential, industrial and commercial, with associated parks and
other improvements are consistent with the types of uses allowed in the Campus Mixed use General
Plan land use designation.

The potential environmental impacts were evaluated through an EIR, consistent with CEQA, and most
impacts were found to be no impact, less than significant, or less than significant with mitigation. Those
remaining impacts that were not able to mitigated to less than significant level, including Air Quality,
Agriculture and Transportation impacts, remain as significant and unavoidable, and a Statement of
Overriding Considerations has been adopted, by separate Resolution, finding that on balance, the
project benefits outweigh the impacts.

a)

b)

The 260 acre site is physically suitable for the proposed density of development given that:

The maximum intensity and density proposed by the Project and these maps are within those
allowed by the General Plan land use designation of CAMU, which allows up to 30 units to the
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7.

acre for maximum residential density and between 30%-60% FAR, combined for residential and
non-residential development.

¢} Thetype and amount of density and uses was evaluated and considered as part of the Dixon General

Plan 2040 EIR that was adopted when the land use designation was changed for this site to Campus
Mixed Use.

d) Consistent with the requirement of CEQA, a project level EIR has been prepared and considered
for this Project and the type and intensity of development was not identified as a significant impact
or cumulative impact.

e) Furthermore, the potential environmental impacts of this proposed Project, including the Large Lot
and Small Lot Tentative Subdivision maps were evaluated through a project level EIR, consistent
with CEQA, and most impacts were deemed no impact, less than significant, or less than significant
with mitigation. Those remaining impacts that were not able to mitigated to less than significant,
including Air Quality, Agriculture and Transportation, remain as significant and unavoidable, and
a Statement of Overriding Considerations has been adopted by separate Resolution, finding that on
balance, the Project benefits outweigh the impacts.

The Project provides the residential lot, private, open space amenities and the necessary infrastructure
and access to City services needed to serve the future growth of Dixon. The amount of parkland
provided is consistent with the requirement under the Quimby Act, and land would be dedicated, and
all improvements to the parks would be built by the Applicant and then dedicated to the City.

The proposed Project would provide the infrastructure required by city development standards and
adequacy of infrastructure has been evaluated through the EIR and found to be adequate and meeting
standards. In addition, the Project would oversize certain infrastructure to the benefit of other

properties, and would receive reimbursement from existing fees collected and/or other sites as they
develop.

The design of the subdivision or the proposed improvements would not cause substantial environmental
damage or substantially and avoidably injure fish or wildlife or their habitat given that:

a) The property is adjacent to land already planned and designated for urban development pursuant to
the General Plan and NEQSP.

b) As noted above, an EIR was prepared for this Project. The EIR was considered in evaluating the
applications for the Project, including the Tentative Maps. Most impacts were deemed no impact,
less than significant, or less than significant with mitigation. Those remaining impacts that were
not able to mitigated to less than significant, including Air Quality, Agriculture and Transportation,
remain as significant and unavoidable, and a Statement of Overriding Considerations has been
adopted by separate Resolution, finding that on balance, the Project benefits outweigh the impacts

The design of the subdivision or the type of improvements is not likely to cause serious public health
problems given that:

a) Asnoted in prior findings that an EIR was prepared and considered prior to approval of this Project
and no significant unavoidable impacts are of a level to cause serious public health problems.

b) The proposed lots that would be created from the Tentative Maps would be consistent with the
General Plan land use designation and will meet all required infrastructure that is tied to city
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8.

9.

development standards. Further, future development, including residential, commercial and light
industrial development, will require further review by the City to ensure all city standards are met
as part of the Design Review and building permit processes.

The design of the subdivision or the type of improvements would not conflict with easements, acquired
by the public at large, for access through or use of property within the proposed subdivision given that
the Tentative Maps have been reviewed by City Department staff and outside agencies, including the
Department of Public Works/Engineering Department and other local government and utility agencies.

The subdivision does not conflict with any easements for access through or use of the property within
the subdivisions. In addition, the Project will be made consistent with all city infrastructure
requirements.

The Project site is not subject to Section 66474.4 of the Subdivision Map Act, that the subject land is
not subject to a contract entered into pursuant to the California Land Conservation Act of 1965
(commencing with Cal. Gov’t Code § 51200) and that the resulting parcels following a subdivision of
the land would not create lots too small to sustain their agricultural use given that:

a) The property is not subject to any contract pursuant to the California Land Conservation Act.

b) Although the site is currently used for agricultural purposes, the site has been designated for urban
development and the current and past General Plans for over 30 years have identified this site for
Industrial or Mixed use development Therefore, agricultural uses are not currently allowed by
General Plan or zoning on the site, and they are considered legal, non-conforming and this Project
would develop a project that is consistent with the City’s General Plan, Zoning and Specific Plan.

BE IT FURTHER RESOLVED, the Planning Commission of the City of Dixon makes the following

findings related to the Design Review:

Findings
Design Review

1.

The overall design of the project including its scale, massing, site plan, exterior design, and landscaping
will enhance the appearance and features of the project site and surrounding natural and built
environment given that:

a} The standards prescribe that the development of the site would follow the overall height limits
established by the General Plan and Zoning Ordinance.

b) Adequate buffers and walls are provided around the site to set the development back from the edge
of new and expanded roadways, particularly from Pedrick Road, through a significant landscape
buffer and retention basin, that would reduce perceived mass and bulk.

¢) The Design Guidelines provide for quality residential development through use of The Design
Guidelines (in concert with the Specific Plan amendments) and identify a range of design objectives
that address residential building massing, scale, lot coverages, setbacks and architectural styles.
The latter includes design provisions addressing use of variation in building styles and sizes, roof
forms, entry statements, and general architectural detailing; and

d) The proposed Design Guidelines provide high quality architectural standards for the residential
development and design of the model homes for the various villages will be reviewed through a
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Design Review process to ensure conformance to the design standards.

2. The project design is appropriate to the function of the project and will provide an attractive and
comfortable environment for occupants, visitors, and the general community given that:

a) The proposed Project implements the vision for the Campus Mixed Use area by providing a variety
of residential and non-residential uses on this 260 acre site, with multiple amenities and close
proximity to employment, services and the transportation.

b) Adequate landscaping, buffers are provided both within and around the site to soften the edges of
the development and provide an attractive viewscape of the Project from public streets, external to
the Project site, and within the Project site.

¢) The Design Guidelines provide for quality residential development through use of The Design
Guidelines (in concert with the Specific Plan amendments) and tdentify a range of design objectives
that address residential building massing, scale, lot coverages, setbacks and architectural styles.
The latter includes design provisions addressing use of variation in building styles and sizes, roof
forms, entry statements, and general architectural detailing.

3. Project details, materials, signage and landscaping, are internally consistent, fully integrated with one
another, and used in a manner that is visually consistent with the proposed architectural design in that
the Design Guidelines provide for quality residential development through use of The Design
Guidelines (in concert with the Specific Plan amendments), and identify a range of design objectives
that address residential building massing, scale, lot coverages, setbacks and architectural styles. The
project would have common components of design to tie it together while allowing creativity in various
villages to provide some interest and reduce monotony of design. The latter includes design provisions
incorporating variation in building styles and sizes, roof forms, entry statements, and general
architectural detailing.

4, The design of streetscapes, including street trees, lighting, and pedestrian furniture, is consistent with
the intended character of the area given that the project provides a key central greenspace that serves
as a major spine through the site, from north to south. Roadways are heavily landscaped and all site
amenities such as fencing, walls, landscaping and pedestrian future would be consistent in design and
provide high quality materials.

5. Parking areas and other hardscape areas are designed and developed to buffer surrounding land uses;
complement pedestrian-oriented development; minimize stormwater run-off; and achieve a safe,
efficient, and harmonious development given that:

a} High quality materials are used for hardscape.
b) Adequate storm water runoff would be addressed through best management practices and minimize
additional storm drain basins in the rest of Northeast Quadrant area, but crealing a large capacity

storm drain basin to serve not only this site, but others upstream,

c¢) The proposed central paseo promotes and focuses the development pedestrian orientation, with
ample walking and biking facilities within and around the site.

6. Lighting and lighting fixtures are designed to complement buildings, be of appropriate scale, provide
adequate light over walkways and parking areas to create a sense of pedestrian safety and avoid creating
glare.
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a) Common subdivision lighting would be low level to provide security, but not create glare off site.

b) Specific home lighting is addressed as part of the design guidelines and would be reviewed as part
of design review that is required for model homes in each village.

7. Landscaping is designed to be compatible with and enhance the architectural character and features of
the buildings on site, and help relate the building to the landscape that is appropriate to the Dixon
context given that the landscape plan provides ample planting area to buffer the site and areas within
the site, the central paseo connects the north park to the south park and would result in a wide, tree
lined paseo, to be visually appealing to both pedestrians and vehicles as well as serve as a sense of
identity.

BE IT FURTHER RESOLVED, the Planning Commission of the City of Dixon hereby
recommends approval of the Large Lot Vesting Tentative Subdivision Map (TM23-01), Small Lot
Tentative Subdivision Map (TM24-01) and Design Review subject to the conditions of approval provided
in Exhibit A.

BE IT FURTHER RESOLVED, the Planning Commission of the City of Dixon hereby
recommends approval of the Street Names as provided in Exhibit B, as modified by the conditions of
approval.

BE IT FURTHER RESOLVED, the Planning Commission of the City of Dixon hereby
recommends approval of the Campus Design Guidelines as provided in Exhibit C

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

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

ABSTAIN:  None 7 / / %/

/jACK CALDWELL, CHAIR
DIXON PLANNING COMMISSION

DEPUTY CLERK/SECRETARY

Exhibit A: Conditions of Approval
Exhibit B: Approved Street Names

Exhibit C: Campus Design Guidelines
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Exhibit A
CONDITIONS OF APPROVAL
Large Lot Vesting Tentative Map, Small Lot Tentative Subdivision Map and Design Review

Community Development Dept - Planning Division

1. Unless otherwise extended as specified in a Development Agreement between the City and the
Applicant, the Large Lot and Small Lot Vesting Tentative Maps shall be valid for 2 years from the
decision approving the tentative maps, subject to any extension as may be applicable. If the maps are
not recorded in this timeframe and no extension is pursued, then the approval of the tentative maps
shall lapse, and new tentative maps will be required.

2. These approvals are contingent upon the approval or adoption of the associated applications,
including amendment to Northeast Quadrant Specific Plan, Planned Development Rezoning, and
Development Agreement and certification of the EIR and adoption of the Statement of Overriding
Considerations for this Project.

3. This Project shall be subject to all requirements and obligations as identified in the adopted
Development Agreement for the Campus Project. Compliance and conformance with all terms and
obligations are hereby incorporated as conditions of approval.

4. The Applicant and any subsequent Applicants or homebuilders shall be responsible to monitor, track,
and document compliance in detail steps and methods of compliance with these conditions of
approval during all phases of this Project. PRIOR TO ANY SUBSEQUENT APPLICATION FOR
PERMITS (i.e., grading permit, encroachment permit, Final Maps, building permit, etc),
documentation of compliance with the conditions of approval shall be provided by the Applicant to
the City in a form acceptable to the Community Development Director.

5. Prior to Approval of plans for any future city permits, the City shall ensure substantially conformity
to the materials and plans for the Campus development approved by the City Council on TBD
_through adopted Resolutions and Ordinance, including:

a) Project Description by applicant, January 4, 2025

b) Northeast Quadrant Specific Plan (as amended as part of City approval actions for The
Campus development)

¢) Development Agreement, as adopted by Ordinance

d) Planned Development Overlay and Standards, as adopted by Ordinance

¢} Campus Design Guideline, February 20, 2025

f) Land Use Plan, January 4, 2025

g) Illustrative Land Use Plan, February 20, 2025

h) TIllustrative Land Use Plan (with Tech Park), February 20, 2025

i) Phasing Plan, February 21, 2025

1) Large Lot Vesting Tentative Map, February 20, 2025

k) Small Lot Tentative Map, February 20, 2025

1) Preliminary Grading Plan, February 20, 2025

m) Preliminary Utilities Plan, February 20, 2025

n) Illustrative Master Landscape Plans, February 20, 2025

0) I-Courts Details (For Villages 3+4), February 20, 2025

6. The Applicant shall conform to the Project Phasing Plan provided in their Project Description dated
January 4, 2025, as approved by the City Council on TBD  and on-file in the Community

Development Department.

7. All exterior lighting shall be located and/or shielded so as not to cast glare on nearby properties. All
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10.

11.

12.

13.

14,

15.

16.

17.

Exhibit A
CONDITIONS OF APPROVAL
Large Lot Vesting Tentative Map, Small Lot Tentative Subdivision Map and Design Review

lighting fixtures shall have concealed or recessed lighting elements. Walkway lighting should utilize
bollard style lighting. The lighting be designed to architecturally enhance the proposed building
architecture. The proposed lighting will be subject to Planning Department review and approval.

All exterior lighting shall have concealed or recessed lighting elements and be found by Planning to
be generally consistent and complement the architectural style of the building. The walkways and
parking lot lighting shall utilize bollard style lighting.

PRIOR TO FINAL INSPECTION OF ANY BUILDING, the applicant shall contact the Planning
Department for review and final approval of the design and verify the installed landscaping.

PRIOR TO FINAL INSPECTION OF ANY BUILDING, including individual lots within each
village, the applicant/builder shall provide a letter from their licensed landscape architect certifying
the installed landscaping is consistent with the approved plans and complies with WELO.

The applicant shall meet the standards and comply with city agreements with the contracted waste,
recycling, and organics hauler.

Refuse and recycling shall be implemented in accordance with City standards. All trash enclosures
shall be large enough to accommodate both refuse and recycling dumpsters, as well as grease
containers (if applicable). The Applicant shall coordinate with the Recology Dixon. The materials
used on the exterior of the trash enclosure shall match those used on the building. The location of all
trash enclosures shall be designed and located to the satisfaction of the Community Development
Department and Recology Dixon.

PRIOR TO THE SUBMITTAL OF ANY GRADING PERMIT, IMPROVEMENT PLAN, OR
BUILDING PERMIT, including master plans for model homes, the following shall be included on
the plan sets
a). These Conditions of Approval, including the mitigation measures, shall be printed on a
note sheet
b). Dust control measures.

Issuance of a sign permit by staff is required for any on-site or approved off-site subdivision
directional signage prior to sign installation.

The Applicant shall provide will-serve letters from the following utility providers: City of Dixon
water and sewer, gas, electric, and communications as part of its first building permit package
submitted to the City.

The Applicant shall indemnify, defend, and hold harmless the City, and the officers, agents and
employees of the City from any and all claims, damages and liability which may result from approval
or implementation of the Project (including, but not limited to, damages, attorney's fees, expenses of
litigation, or costs of court). Provided, however, this duty to indemnify and defend shall not extend to
any claim, suit or action arising from the active negligence or willful misconduct of the City or its
officers, agents, or employees.

EXCEPT AS MODIFIED BY THE DEVELOPMENT AGREEMENT, Development Impact Fees, as

applicable, shall be paid for the necessary public facilities to serve this Project must be paid for each
building permit using the low and medium density (noted as single family) and high density (noted as

Exhibit A-2



Exhibit A
CONDITIONS OF APPROVAL

Large Lot Vesting Tentative Map, Small Lot Tentative Subdivision Map and Design Review

multi family residential) rates established by the City’s current AB 1600 fee schedule. The fees are
based on the specifics of the plans as submitted. The fees include:

a). Administrative Facilities Impact Fee

b}. Police Facilities Fee

c¢). Fire Facilities Impact Fee

d). Parks Impact Fee

e). Transportation Impact Fee

f). Drainage Improvement Impact Fee

g). Wastewater Impact Fee

h). Water Connection Impact Fee

i). Solano County Capital Facilities Fee, including Dixon Library Fee (Collected by City as
part of building permit and transmitted to County)

j)- School Impact Fee (charged and paid directly to Dixon Unified School District)

18. WITHIN FIVE (5) DAYS OF THE CITY COUNCIL APPROVAL, the applicant shall be responsible
for all other fees associated with the recordation of the Notice of Determination, including those fees
related to CA Dept of Fish and Wildlife EIR Review fee and Solano County recordation fees.

19.

The applicant/master Applicant shall disclose to any merchant builder of single-family homes (low
and medium density residential} within the Project and any Applicant of the multi-family portion
(high density residential) of the Project 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.

a).

b).

¢).

Any builder of single-family homes and the Applicant of the multi-family units within the
Project shall include a disclosure of the Campbell Facility which includes the following:

i.  Identifies the presence, location and ongoing operations of the Campbeli Facility.

ii.  Describe the typical range of operations conducted at the Campbell Facility, including
the seasonality of the operation and its operating hours.

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

For the single-family home construction, any homebuilder, PRIOR TO RECORDATION OF
THE FINAL MAP, shall prepare and include the above-required disclosure in the
Covenant’s, Codes and Restriction (CC&R’s) for all of its lots in the Project. The disclosure
language shall be submitted to the City Attorney and Community Development Director for
their review and approval. Once approved, the homebuilder shall record the CC&Rs on title
of every lot in that village. If CC&R’s are no longer proposed, City and Applicant shall
discuss and agree upon an equally effective method to provide disclosure to future owners of
residential property within The Campus.

For the multi family portion of the Project, PRIOR TO ISSUANCE OF THE FIRST
CERTIFICATE OF OCCUPANCY for the multi-family project, the Applicant shall include
the required disclosure in the standard lease agreement and submit such language to the City
Attorney and Community Development Director for their review and approval. Following
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Exhibit A
CONDITIONS OF APPROVAL
Large Lot Vesting Tentative Map, Small Lot Tentative Subdivision Map and Design Review

such approval all future lease agreements with tenants of the multi-family project shall
include the city-approved disclosure language.

d). A final copy of the city-approved disclosure language, CC&R’s and standard lease agreement
shall be provided to and retained by the Community Development Department.

20. The Design Guidelines are hereby approved for the low and medium density residential component of
the Project. The approved land plan outlines nine (9) Villages (Villages 1, 2a, 2b, 3, 4, 5, 6, 7, and 8)
and for each village, Design Review is required at staff level, as outlined in The Campus Design
Guidelines.

a). Prior to any building permit being issued, the applicant for each village shall

b). Obtain property owner/Applicant approval that their design is consistent with The
Campus Design Guidelines.

c). File an application for Staff level design review with the City of Dixon. The purpose of
the Design Review will be to confirm that each village and the various home designs
proposed in each village are consistent with the Campus Design Guidelines, including
architecture, colors, materials, site plan, fencing and landscaping and ensuring that the
lotting plan is adequate. Submittal materials shall include:

i. A complete set of architectural elevations, colors, materials, fencing and
landscaping for each model and variation.

ii. A lotting plan for the entire village shall be submitted, illustrating each lot within
the village, the lot number, address if available, and the model type and any
variation and color scheme shall be noted.

1. Lotting shall consider incorporating a variety of models and variations,
so there is variation on every part of the village.

2. Minimize use of two story structures on comer lots to the extent feasible,
but if a two story is proposed on a comner lot, incorporate additional
architectural treatments to break up the large street facing fagade,
through means such as belly bands, additional giazing, variation in colors
and materials, step backs or other such treatments.

d). Once approved, the final lotting plan shall be submitted to the Community Development
Department and that will be used to evaluate production lots as they are submitted for
building permit to ensure they comply with the lotting plan.

21. The Design Guidelines do not address or approve any specific development or design of the high
density residential area, or any of the non-residential uses. Therefore, these approvals do not entitle
any specific design of development for the Dixon Opportunity Center (light industrial, technology,
research and development uses), commercial or high density residential components of the Project.
BEFORE BUILDING PERMITS CAN BE ISSUED FOR ANY STRUCTURE IDENTIFIED IN
THIS CONDITION, each project shall require the application for Design Review, subject to the
requirements and level of review outlined in the Design Review Chapter (DMC 18.23) in effect at the
date of application for Design Review. The Northeast Quadrant Specific Plan, as amended, includes
certain design parameters and guidelines for future development of these high density residential and
non residential components of the plan and should referred to while developing any future proposal.
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22,

23.

24,

27.

28.

29.

30.

Exhibit A
CONDITIONS OF APPROVAL
Large Lot Vesting Tentative Map, Small Lot Tentative Subdivision Map and Design Review

Except as modified by the Development Agreement, the non-residential components of the Project
shall be subject to all impact fees charged and collected in accordance with the then current City’s AB
1600 fees.

The Applicant shall maintain the minimum funding amounts on deposit, as required by the executed
funding agreement, or new or separate funding agreements shall be established for the duration of the
Project during construction to cover staff or third party consultant time associated in review and
processing subsequent permits, Development Agreement administration, project administration or
condition of approval and mitigation measures verification.

The street names as proposed on the Tentative Map are hereby approved with the following
modifications

a. Change “Coon Creek Place” to “Cache Creek Place”

b. Change “Bam Owl Place™ to “Black Kite Place”

PRIOR TO SUBMITTAL OF FINAL MAP(S), the applicant shall ensure that the approved street
names, as modified by condition above, are shown on the Final Map
a. For Large Lot Final Map, all major street names shall be included on the Final Map.
b. For Small lot Final Maps, all street names within each village, in addition to the major
street names bordering the village, shall be included on the Final Map.

Villages 3+4 are proposed to have common areas and private alleys, therefore will be required to
establish a Homeowner’s Association with Covenant’s, Code and Restrictions (CC&R’s) to take
responsibility of the common landscaping, alley maintenance and other features. PRIOR TO
APPROVAL OF FINAL MAP(S), the applicant shall submit a copy of Draft CC&R’s for review and
approval of the City. The City shall review AND ensure proper mechanisms are included in the
CC&R’s for maintenance and responsibility of those private amenities, ensure City has adequate
rights to correct or remedy issues if not addressed by the HOA and that the CC&R’s do not obligate
the City to responsibility of financial burden.

The Applicant and any subsequent Applicants or homebuilders, shall be responsible to monitor, track,
and document compliance in detail steps and methods of compliance with the adopted Mitigation
Measures and the Mitigation Monitoring and Reporting Program. Documentation of compliance with
the mitigation measures shall be provided by the Applicant to the City prior to any subsequent
application for permits (ie grading permit, encroachment permit, Final Maps, building permit, etc), or
may be requested at any point during construction, on a form acceptable to the Community
Development Director.

All mitigation measures specified by the Project’s Environmental Impact Report and its adopted
Mitigation Monitoring and Reporting Program, approved and adopted by the City Council on TBD
and on-file in the Community Development Department, shall be applicable, including but not limited
to, the following:

a. Mitigation Measure 3.1-3: The Project applicant shall develop and implement a signage and
lighting plan, as approved in the City’s Site Plan and Design Review process, to ensure that all
outdoor lighting associated with the Project is designed to minimize lighting that is misdirected,
excessive, or unnecessary by requiring lighting for development to be directed downward and
minimize spill-over onto adjacent properties.
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Exhibit A
CONDITIONS OF APPROVAL
Large Lot Vesting Tentative Map, Small Lot Tentative Subdivision Map and Design Review

b. Mitigation Measure 3.2-1: The Project proponent shall provide conservation of agricultural land
within the Dixon Planning Area or within a ten-mile radius of the City at a 1:1 ratio, or pay the
appropriate fee to participate in the City’s master agricultural conversion program.

c. Mitigation Measure 3.3-1(a): Prior to the issuance of each building permit, the Project applicant
shall ensure that the Project buildings are designed to exceed the Title 24 Building Envelope
Energy Efficiency Standards by 1% or greater.

d. Mitigation Measure 3.3-1(b): During Project construction, operators of heavy-duty trucks that
travel to and from the Project site are required to use trucks that have 2010 model year or newer
engines that meet the CARB’s 2010 engine emission standards of 0.01 g/bhp-hr for particulate
matter (PM} and 0.20 g/bhp-hr of NOx emissions, or newer, cleaner trucks and equipment.

e. Mitigation Measure 3.3-1(c): The Project applicant shall require the use of super compliant, low-
VOC paints (less than 10 g/L} during the architectural coating construction phase of Project
construction, and during Project maintenance.

f. Mitigation Measure 3.3-1(d): During Project construction, the Project applicant shall install Level
2 EV charging stations in 15% of all parking spaces for multi-family developments and pre-
wiring to allow for a Level 2 EV charging stations in all single-family residential garages.

g. Mitigation Measure 3.3-2: The Project applicant shall implement the following dust control
measures during all construction activities. These measures shall be incorporated as part of the
building and grading plans.

i. Water all active construction sites at least two times daily. Frequency should be based on the
type of operation, soil, and wind exposure.

ii. Apply water or dust palliatives on exposed earth surfaces as necessary to control dust
emissions. Construction contracts shall include dust control treatment in late morning and at
the end of the day, of all earth surfaces during clearing, grading, earth moving, and other site
preparation activities. Non-potable water shall be used, where feasible. Existing wetls shall
be used for all construction purposes where feasible. Excessive watering will be avoided to
minimize tracking of mud from the Project onto streets as determined by Public Works.

iii. Grading operations on the site shall be suspended during periods of high winds (i.e. winds
greater than 15 miles per hour).

iv. Outdoor storage of fine particulate matter on construction sites shall be prohibited.

v. Contractors shall cover any stockpiles of soil, sand and similar materials. There shall be no
storage of uncovered construction debris for more than one week.

vi. Re-vegetation or stabilization of exposed earth surfaces shall be required in all inactive areas
in the Project.

vii. Cover all trucks hauling dirt, sand, or loose materials, or maintain at least two feet of
freeboard within haul trucks.

viii. Apply non-toxic binders (e.g., latex acrylic copolymer) to exposed areas after cut and fill
operations and hydroseed area (as applicable).
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ix. Sweep streets if visible soil material is carried out from the construction site.
x. Treat accesses to a distance of 100 feet from the paved road with a 6-inch layer of gravel.

xi. Reduce speed on unpaved roads to less than 5 miles per hour.

h. Mitigation Measure 3.4-4(a): A qualified biologist shall conduct surveys following the
Department of Fish and Game Staff Report on Burrowing Owl Mitigation (2012) methodology
(hups:/’wildlife.ca.gov/Conservation/Survey-Protocols#377281284- birds) and prepare a report
documenting the survey results. Surveys for nesting burrowing owl shall be conducted if Project
construction starts during nesting season (February 1 to August 31), and surveys for wintering
burrowing owl shall be conducted if the construction starts during the wintering season
(September 1 to January 31). The surveys shall encompass the Project site and a sufficient buffer
zone to detect owls nearby that may be impacted, which is up to 500 meters (1,640 feet), to the
extent access to off-site properties is allowed, around the Project site pursuant to the above
methodology. Surveys shall occur each year of Project construction, as conditions may change
annually and suitable refugia for burrowing owl, such as small mammal burrows, can be created
within a few hours or days, unless otherwise approved in writing by CDFW.

Time lapses between surveys or Project activities shall trigger subsequent surveys including, but
not limited to, a final survey within 24 hours prior to ground disturbance. The qualified biologist
shall have a minimum of two years of experience implementing the above methodology resulting
in burrowing owl detections. The Project shall immediately notify CDFW if burrowing owl] is
detected and implement a construction avoidance buffer around any detected burrowing owl
pursuant to the buffer distances outlined in the Department of Fish and Game Staff Report on
Burrowing Ow] Mitigation (2012), which may be up to 500 meters (1,640 feet} to the extent
access to off-site properties is allowed. Any detected owl shall be monitored by the qualified
biologist to ensure it is not disturbed during construction activities, unless otherwise approved in
writing by CDFW. Impacts to nesting burrowing owl shall be fully avoided.

i. Mitigation Measure 3.4-4(b): If the Project would impact an unoccupied nesting burrowing owl
burrow or burrow surrogate (i.e., a burrow known to have been used in the past three years for
nesting), or an occupied burrow (where a non-nesting owl would be evicted as described below),
the following habitat mitigation shall be implemented prior to Project construction. Impacts to
each burrowing owl nesting site shall be mitigated by permanent preservation of two burrowing
owl occupied nesting sites with appropriate foraging habitat within Solano County, unless
otherwise approved by CDFW, through a conservation easement and implementing and funding a
long-term management plan in perpetuity. The same requirements shall apply for impacts to non-
nesting evicted owl sites except two burrowing owl occupied non-nesting (i.e., wintering) sites
shall be preserved. The Project may implement alternative methods for preserving habitat with
written acceptance from CDFW,

j. Mitigation Measure 3.4-4(c): The applicant has contracted to acquire conservation easements to
mitigate for impacts to potential Swainson's hawk foraging habitat with in-kind habitat at a
minimum 1:1 ratio which equally benefits burrowing owl foraging as establishing a conservation
easement over irrigated pasture land will provide wintering and foraging habitat for burrowing
owl. The Project site contains 261.19 acres of cropland habitats which provide suitable foraging
habitat for Swainson’s hawks. Impacts to suitable foraging habitat for Swainson’s hawk will be
mitigated at a minimum 1:1 ratio {one acre of foraging habitat preserved for each acre of
development). Other species known to benefit from this habitat type include: tricolored blackbird,
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white-tailed kite, northern harrier, yellow-billed magpie, burrowing owl, and migratory birds and
raptors.

Mitigation Measure 3.4-4(d): To prevent burrowing owl from sheltering or nesting in exposed

material; all construction pipes, culverts, hoses or similar materials greater than two inches in
diameter stored at the Project site shall be capped or covered before the end of each work day and
shall be inspected thoroughly for wildlife before the pipe or similar structure is buried, capped,
used, or moved.

Mitigation Measure 3.4-4(e): The project proponent shall implement the following measures to

avoid or minimize impacts on Swainson’s hawk:

L.

il

iii.

If construction activities will begin during the Swainson’s hawk nesting season (March 20
to September 15), prior to beginning work on the Project, a qualified biologist shall conduct
at least the minirnum number of surveys called for within at least two survey periods prior
to the initiation of construction in accordance with the Recommended Timing and
Methodology for Swainson’s Hawk Nesting Surveys in California’s Central Valley
(Swainson’s Hawk Technical Advisory Committee 2000) or the current CDFW-approved
protocol and prepare a report documenting the survey results. Current survey periods
specified by the Guidelines are March 20 to April 5, April 5 to April 20, April 21 to June
10, and June 10 to July 30. All potential nest trees within 0.5-mile of the Project footprint
shall be visually examined for potential Swainson’s hawk nests, as accessible.

If no active Swainson’s hawk nests are identified on or within 0.5-mile of the Project, a
letter report documenting the survey methodology and findings shall be submitted to the
Project proponent and no additional mitigation measures are recommended.

If active Swainson’s hawk nests (a nest becomes active once the first egg is laid and
remains active until the fledged young are no longer dependent on the nest [USFWS 2018])
are found within 0.5-mile of the Project footprint, a survey report shall be submitted to
CDFW, and an avoidance and minimization plan shall be developed for approval by
CDFW prior to the start of construction. The avoidance plan shall identify measures to
minimize impacts to the active Swainson’s hawk nest depending on the location of the nest
relative to the project footprint. These measures may include:

1. Conduct a worker awareness training program prior to the start of construction;

2. Establish a buffer zone and work schedule to avoid impacting the nest during critical
periods. No work will occur within 200 yards of the nest while it is in active use. If
work will occur within 200 yards of the nest, then construction will be monitored by
a qualified biologist to ensure that no work occurs within 50 yards of the nest during
incubation or within 10 days after hatching (Swainson’s Hawk Technical Advisory
Committee 2000);

3. Have a biological monitor conduct regular monitoring of the nest during
construction activities; and

4. Should the project biologist determine that the construction activities are disturbing
the nest; the biologist shall halt construction activities until the CDFW is consulted.

iv. The Project site, including off-site improvement areas, contains 279.76 acres of suitable

foraging habitat for Swainson’s hawks. CDFW has provided guidelines for mitigating
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impacts to Swainson’s hawk foraging habitat as summarized below (CDFW 1994):

1. Projects within 1 mile of an active nest tree shall provide:

a. One acre of foraging habitat for each acre of development at a ratio of 1:1.
Mitigated lands shall consist of 10 percent of the land requirements met by fee
title acquisition or a conservation easement allowing for the active
management of the habitat, and the remaining 90 percent of the land protected
by a conservation easement on agricultural lands or other suitable habitats
which provide foraging habitat for Swainson's hawk (grasslands, rangeland,
etc.) and no requirements for active management of the habitat; or

b. One-half acre of foraging habitat for each acre of development authorized at a
ratio of 0.5:1. All the land requirements shall be met by fee title acquisition or a
conservation easement, which allows for the active management of the habitat
for prey production on the land. Prey abundance and availability is determined
by land and farming patterns including crop types, agricultural practices, and
harvesting regimes. Actively managed land for prey production may result in
the land becoming less valuable for crop production due to management
limitations but increases the value for Swainson’s hawk through functional lift.

2. Projects within 5 miles of an active nest tree but greater than 1 mile from the nest tree
shall provide 0.75 acre of foraging habitat for each acre of urban development at a
ratio of 0.75:1. All foraging habitat may be protected through fee title acquisition or
conservation easement on agricultural lands or other suitable habitats.

3. Projects within 10 miles of an active nest tree but greater than 5 miles from an active
nest tree shall provide 0.5 acre of Habitat Management land for each acre of urban
development at a ratio of 0.5:1. All foraging habitat may be protected through fee
title acquisition or a conservation easement on agricultural lands or other suitable
habitat.

Mitigation bank credits may also be used to satisfy Swainson’s hawk mitigation
requirements as approved by the City and CDFW.

m. Mitigation Measure 3.4-7: The Project proponent shall implement the following measure to avoid
or minimize impacts on potentially jurisdictional waters:

ii.

iii.

Before any activities that would result in discharge, fill, removal, or hydrologic interruption
of any of the water features occur within the Project site, the Project proponent shall obtain a
preliminary jurisdictional delineation (PJD) from the USACE.

For any impacts on jurisdictional features, the Project proponent shall obtain the appropriate
CWA Section 404 and or 401 permits. All permit conditions including required avoidance,
minimization, and mitigation measures included as conditions of the permit shall be followed.

Section 404 authorization from the USACE and a Section 401 Water Quality Certification
from the RWQCB shall be required prior to the start of construction that would impact any
waters of the U.S. Any waters of the U.S. or jurisdictional wetlands that would be lost or
disturbed shall be replaced or rehabilitated on a “no-net-loss” basis in accordance with the
USACE mitigation guidelines and City of Dixon requirements. Habitat restoration,
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rehabilitation, and/or replacement shall be at a location and by methods agreeable to the
agencies.

If a 404 permit is required for the Project, then water quality concerns during construction
shall be addressed in the Section 401 water quality certification from the Regional Water
Quality Control Board. A Storm Water Pollution Prevention Plan (SWPPP) shall also be
required during construction activities. SWPPPs are required in issuance of a National
Pollutant Discharge Elimination System (NPDES) construction discharge permit by the U.S.
Environmental Protection Agency. Implementation of Best Management Practices (BMPs)
during construction is standard in most SWPPPs and water quality certifications. Examples of
BMPs include stockpiling of debris away from regulated wetlands and waterways; immediate
removal of debris piles from the site during the rainy season; use of silt fencing and
construction fencing around regulated waterways; and use of drip pans under work vehicles
and containment of fuel waste throughout the site during construction.

If the ditches are determined to not be subject to federal jurisdiction, then these features may
still be subject to waste discharge requirements under the Porter-Cologne Water Quality
Control Act. Section 13260(a) of the Porter-Cologne Water Quality Control Act {(contained in
the California Water Code) requires any person discharging waste or proposing to discharge
waste, other than to a community sewer system, within any region that could affect the
quality of the waters of the State (all surface and subsurface waters) to file a report of waste
discharge. The discharge of dredged or fill material into the ditches may constitute a
discharge of waste that could affect the quality of waters of the State. A report of waste
discharge shall be filed for impacts to non-federal waters, if required.

n. Mitigation Measure 3.4-11: Should the Solano Multispecies Habitat Conservation Plan (Solano
HCP) be adopted prior to initiation of any ground disturbing activities for any phase of
development associated with the project, the Project shall be developed in accordance with the
Solano HCP and the Programmatic Endangered Species Act Consultation issued by the U.S. Fish
and Wildlife Service. The Solano HCP is to include avoidance and minimization measures as
well as mitigation protocols for covered species and sensitive habitats. The City of Dixon is a
voluntary participant in the Solano HCP.

The Project applicant, the City of Dixon, and a representative from the Solano HCP shall ensure
that ali mitigation/conservation requirements of the Solano HCP are adhered to prior to and
during construction. To the extent there is duplication in mitigation for a given species, the
requirements of the Solano HCP shall supersede. If this measure is implemented after adoption of
the Solano HCP, the project proponent shall comply with all requirements of the Solano HCP.

o. Mitigation Measure 3.5-1(a): The Project proponent shall develop and implement an
Archaeological Monitoring Program, whereby the Project proponents shall retain the services of
an experienced archaeologist who will be present on-site to observe ground-disturbing activities
requiring grubbing, grading, trenching, or excavation within defined Project areas. The
Archaeological Monitor will be given access to inspect all ground surface and subsurface
modifications, excavations, installations, equipment parking, and any other construction-related
activities in the vicinity of the defined Project areas. These defined Project areas consist of the
two (now filled-in) historic drainage areas, located in the northern and southern portions of the
APE, and the graveled-over area, located within the central-western portion of the APE.
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The archaeological monitoring will consist of on-the-ground and close observation by an
experienced archaeologist for any kind of archaeological or cultural remains that might be
exposed during ground-disturbing construction activities. Construction activities witl be
monitored by following the construction equipment as it removes or modifies soils and
vegetation, and may involve walking cuts or excavations after the machinery has passed, or
standing to the side and observing the soil removal activity. The archaeologist on-site will be
given “stop work authority” so that in the event that they observe a change in soil conditions
and/or artifacts or structural remains, they shall bring all construction activities within a 164 ft
radius of the area to a stop so that they may further assess the find. Further ground disturbances
in the vicinity of the find will remain stopped while an assessment is underway and until the
archaeologist on-site can provide recommendations for treatment of the discovery. If a
potentially significant find cannot be avoided by the project, the retained archaeologist, who
meets the Secretary of the Interior’s Professional Qualifications Standards, will develop an
evaluation plan in consultation with the City that contains a research design to guide assessments
of the resource’s significance and scientific potential.

Mitigation Measure 3.5-1(b): The Project proponent shall develop and implement a Worker
Awareness Training Program, where all construction personnel involved in ground-disturbing
activities shall be trained in the recognition of possible cultural resources and the protection of
such resources. The training program will inform all construction personnel of the procedures to
be followed upon the discovery of archaeological materials, including Native American artifacts.
Construction personnel will be instructed that cultural resources must be avoided and that all
travel and construction activity must be confined to designated roads and areas. The training will
include a review of the local, state, and federal laws and regulations related to cultural resources,
as well as instructions on the procedures to be implemented should unanticipated resources be
encountered during construction, including stopping work in the vicinity of the find and
contacting the appropriate environmental compliance specialist.

Mitigation Measure 3.5-3: If an inadvertent discovery of human remains is made at any time
during project-related construction activities or project planning, the following performance
standards shall be met before implementing or continuing actions such as construction that may
result in damage to or destruction of human remains. In accordance with the California Health
and Safety Code (HSC), if human remains are encountered during ground-disturbing activities,
the City shall immediately halt potentially damaging excavation in the area of the remains and
notify the Solano County Coroner and a qualified archacologist (meeting the Secretary of the
Interior’s Professional Qualifications Standards for Archeology) to determine the nature of the
remains. The coroner is required to examine all discoveries of human remains within 48 hours of
receiving notice of a discovery on private or state lands (HSC Section 7050.5[b]).

i. If the human remains are of historic age and are determined by the Solano County Coroner to
be not of Native American origin, the City will follow the provisions of HSC Section 7000 et
seq. regarding the disinterment and removal of non—Native American human remains.

ii. Ifthe coroner determines that the remains are those of a Native American, he or she must
contact the Native American Heritage Commission (NAHC) by phone within 24 hours of
making that determination (HSC Section 7050[c]). After the coroner’s findings have been
made, the archacologist and the NAHC-designated Most Likely Descendant, in consultation
with the landowner, shall determine the ultimate treatment and disposition of the remains.
The responsibilities of the City for acting upon notification of a discovery of Native
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r.

American human remains are identified in Public Resources Code Section 5097.9 et seq.

Mitigation Measure 3.5-4(b): A tribal cultural resources awareness brochure and training program
for all personnel involved in the project’s ground disturbing activities (site grading, utility
infrastructure installation, construction, etc.) shall be developed in coordination with interested
Native American Tribes. The brochure shall be distributed and the training will be conducted by
Native American representatives, or tribal monitors from culturally affiliated Native American
Tribes, before any stages of project implementation and construction activities begin on the
Project site. The training may be done in coordination with the project archaeologist. The
program will include relevant information regarding sensitive tribal cultural resources, applicable
regulations and protocols for avoidance, and consequences of violating state laws and regulations.
The program will describe appropriate avoidance and minimization measures for resources that
have the potential to be located on the Project site and will outline what to do and whom to
contact if any potential tribal cultural resources or archaeological resources are encountered. The
program will underscore the requirement for confidentiality and culturally appropriate treatment
of any find with cultural significance to Native Americans’ tribal values. All operators of ground-
disturbing equipment shall receive the training and sign a form that acknowledges receipt of the
training,

Mitigation Measure 3.7-5: If fossils or fossil-bearing deposits are encountered during ground-
disturbing activities, work within a 25-foot radius of the find shall halt, the Dixon Community
Development Department shall be notified, and a professional vertebrate paleontologist (as
defined by the Society for Vertebrate Paleontology) shall be contacted immediately to evaluate
the find. The paleontologist shall have the authority to stop or divert construction, as necessary.
Documentation and treatment of the discovery shall occur in accordance with Society of
Vertebrate Paleontology standards. The significance of the find shall be evaluated pursuant to the
CEQA Guidelines. If the discovery proves to be significant, before construction activities resume
at the location of the find, additional work such as data recovery excavation may be warranted, as
deemed necessary by the paleontologist.

Mitigation Measure 3.15-2: The effectiveness of various VMT mitigation strategies as
documented in the literature is summarized in the California Air Pollution Control Officers
Association {CAPCOA) Handbook for Analyzing Greenhouse Gas Emission Reductions,
Assessing Climate Change Vulnerabilities, and Advancing Health Equity (CAPCOA Handbook).
Table 3.15-6 [of this Draft EIR] summarizes the maximum potential effectiveness of various
applicable strategies documented in the CAPCOA Handbook that were considered for potential
incorporation into the project.

Community Development Department - Building Division
31. A building permit shall be obtained prior to constructing any new structure and all construction shall

comply with the then current, applicable codes, as adopted by the City of Dixon in Title 16 of the
Dixon Municipal Code. Applicable codes are those that are adopted and in effect at the time of
submittal.

32.

Permit application date is subject to the Building Code cycle in effect that that time of application.
Should the master plans for the low or medium density residential village be submitted and approved
under one building code cycle, but the code cycle changes before all production lot permit are issued,
the master plan shall be revised to meet the new code in effect at the time of the permit application a
production lot.
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Building elements, such as common masonry walls, or other such features that are on private
property, or shared property lines, shall require application for building permit, submitted to the
Building Division for review and approval.

Prior to construction of any model home(s) or production home(s), the applicant shall:
a. First obtain Design Review approval from the Planning Division for each model home in
a village to review and approve home designs and elevation and options variations,
establish a lotting plan and approve landscaping and fencing.

b. Then, applicant shall submit to Building Division applications for master building permit
plans for each model type in the specific village. Depending on the number of variations,
a separate master plan shall be required to be reviewed and approved for conformance
with applicable construction codes and regulations. The review of master plans shall be
submit to plan check fees, but not any other building permit or impact fees.

¢. Once master plans are approved, then the applicant can apply for building permits for
each individual lot as a production home permit and pay all applicable building permit,
and impact fees.

Building permits shall be required for construction of all structures, site improvements and amenities,
where required by the Building Code.

Low and medium density units need to be at least 6 feet from each other CRC T302. Min 3 feet to
property line {(with internal sprinkler system).

Overhangs are permitted 2 feet from PL if protected on underside OR fireblocked and no gable vent.
Otherwise, 3 feet is required for overhangs (w/ internal sprinkler system).

Common spaces may be subject to CBC chapter 11A and/or 11B, as applicable (amenities, accessible
routes, etc.)

Opening size (windows, etc.) unlimited in size minimum 3 feet from property line (with internal
sprinkler system)

FOLLOWING DESIGN REVIEW AND PRIOR TO APPROVAL OF MASTER PLANS FOR
EACH VILLAGE, the applicant shall submit to the Building Division a proposed street addressing
map and associated table for each village(s) for review and approval
a. The addressing shall use the street names as approved on this Tentative Map, except as
modified by these conditions of approval.

b. Street addressing shall comply with Dixon Municipal Code (DMC) Section 13.03.020.

c. The proposed address map shall illustrate all lots within a village, identify the lot number
and the proposed street number and street name. If a property is on a corner, the street
address should be assigned to the frontage that is the primary frontage for access, and
generally aligns with the front door.

d. The proposed address table shall be in a spreadsheet form and identify the Village #,
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Village name (if any), and for each lot, the subdivision lot number, APN #, proposed
street number and street name.

Once addressing is approved, the Applicant shall submit the final addressing map and associated GIS
files in a Geodatabase format.

Given the size of the residential development and the likely pace of construction, it is highly unlikely
that the City will be able to provide timely inspection services within existing staffing levels.
Applicant shall contact the Community Development Department as early as possible, once general
pacing and phasing of the residential development is known to discuss alternatives for staff
augmentation or third party contractor assistance to the City.

a. Any staff augmentation or third-party contractor assistance would be paid for by the
Applicant, through establishment of a funding agreement and submittal of a deposit.

b. Please note, solicitation of third-party assistance will take the City some time to find
available contractors, obtain proposals, review proposals with builder/Applicant and then
enter into a contact with third party contractor. So, this process will need to be initiated
by the Applicant/builder as soon as they have clear plans for their phasing an pacing of
the residential components

Fire Department

43.

44,

45.

46.

47.

48.

49.

50.

A minimum of 2 approved emergency site accesses shall be provided. Access site locations shall be
separated by a distance approved by the Fire Code Official.

All emergency site accesses, if gated, shall be equipped with an approved Applicant-provided
emergency access system. (Knox Box Padlock)

Emergency access roads shall be of a surface capable of supporting 75,000 vehicles in all weather
conditions. (first lift of blacktop)

Prior to any vertical construction or staging of combustible materials, emergency access roads shall
be maintained to provide a 15 wide clear path of travel.

Fire water system shall be installed in accordance with the latest edition of the City of Dixon
Engineering Design Standards.

Prior to any vertical construction or staging of combustible materials, an approved fire-water system
shall be accessible and fully operational and signed off by Fire Department.

Fire hydrants shall be Clow Model 960.

Fire Hydrants shall be painted white and mounted with their large diameter port facing the roadway.

Public Works Department - Parks

51.

Trees/streetscapes shall be designed to avoid use of mono-cultures {continued use of limited number
of tree species), as specified in The Campus Design Guidelines. The use of tree species shall be
broken up using groups of five (5) per tree cluster/grouping, with different species and Genus
intermixed to avoid disease/pest progression.
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All street trees and park/paseo trees shall be at a minimum double staked and the landscape
maintenance agreement shall state that all tree stakes shall be removed after two years from
installation. Residential front yard and common area landscaping shall also comply with the State of
California Model Water Efficiency Ordinance.

Final landscape plans for common areas, parks/paseos and street trees shall be subject to review and
approval of the Public Works Director prior to landscape installation, with maintenance of landscape
areas required pursuant to be addressed through the creation of a Community Facilities District.

The 23-acre on-site retention basin shall include use of a perimeter 3- to 4-foot tall cable/post fence
(masonry wall between the west side of the basin and adjoining residential lots in Villages 2a and 2b).
This cable/post fence shall be placed on the outside edge of the retention basin’s required public
access trail/maintenance access road, except where adjacent to a public roadway. Additionally,
between the edge of the public access trail/maintenance access road and the top of the retention basin
slope, a 4-foot tall fence (use of chain link or other material as approved by the Public Works
Director) shall be installed. Both a vehicular gate and a man gate shall be provided at the entry points
at southwest and northwest edges of the retention basin, allowing for separate vehicular and
pedestrian access. A vehicle access gate shall also be provided for inner gate to allow for vehicle
access. The vehicle maintenance gates shall be constructed with materials ensuring the gate is visible
for vehicle safety purposes.

General Conditions

55,

56.

57.

PRIOR TO BUILDING PERMIT, the applicant shall be required to provide an ongoing funding
mechanism to offset the impacts of the Project caused to city services, in a form and amount
acceptable to City. Such mechanism may take the form of a Community Facilities District (CFD) to
offset the fiscal impact of new development to City services and operations. All costs associated with
the annexation/formation must be paid by the Applicant. The Unanimous Approvals/Waivers for all
CFDs must be signed and recorded prior to permit issuance. In the event of any conflict between this
condition and the Development Agreement, the Development Agreement shall govern.

PRIOR TO BUILDING PERMIT, the Applicant shall be required to provide an ongoing funding
mechanism for City’s costs to maintain the public improvements and facilities constructed for the
Project. Such mechanism may take the form of a Community Facilities District (CFD) for costs
related to City maintenance of earthwork, roads, stormwater drainage, sewer, water, roadway and
common area landscaping, street lighting, parks and paseos, walls, and other public works facilities.
All costs associated with the annexation/formation must be paid by the Applicant. The Unanimous
Approvals/Waivers for all CFDs must be signed and recorded prior to permit issuance. In the event of
any conflict between this condition and the Development Agreement, the Development Agreement
shall govern.

For residential Villages 3 and 4; based on current alley and I-court designs, a Homeowner’s
Association (HOA) shall be formed for maintenance of private alleys on common area landscaping.
The HOA shall be formed prior to recordation of the Final Maps for Villages 3 and 4. Noted is that in
Villages 3 and 4, the City would, through the CFD, maintain the main loop roads through the Villages
and any masonry walls built at the edges of private lots and common open areas.

Engineering/Utilities Department

58.

Plan Area Fee Program for the Northeast Quad Specific Plan: PRIOR TO BUILDING PERMIT,
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Applicant shall be subject to its pro rata share for public facilities needed to serve the Project and the
Northeast Quadrant Specific Plan, as described and identified in the Northeast Quadrant Infrastructure
and Public Improvement Plan (Northeast Quad Financing Plan), as may be amended. Applicant’s pro
rata share shall be subject to the annual construction cost increase implemented as part of the
Northeast Quad Financing Plan. In the event Applicant plans to construct public facilities identified in
the Northeast Quad Financing Plan, PRIOR TO CONSTRUCTION, the reimbursement that will be
provided to Applicant shall be memorialized in a reimbursement agreement between City and
Applicant. Any request for reimbursement from Applicant pursuant to the Northeast Quad Financing
Plan shall include, at minimum: {a} a description of the public facilities and its reference in the
Northeast Quad Financing Plan, (b) a cost estimate for the public facilities, subject to review by the
City Engineer, and (c) the proposed method of reimbursement, by fee credits or other form of
reimbursement.

59. The Project shall be designed in conformance with the latest edition of the City of Dixon’s
Engineering Design Standards & Construction Specifications (City of Dixon Standards) or as
approved by the City Engineer, the mitigation measures outlined in the Final Environmental Impact
Report (FEIR) and Master Development Agreement Relative to the Development known as Campus
Specific Plan (DA) except as noted on the tentative map and within these conditions.

60. Any work in the public right-of-way shall:
a. Be in accordance with the latest edition of the City of Dixon’s Engineering Design
Standards & Construction Specifications (City of Dixon Standards) or as approved by the
City Engineer, the mitigation measures outlined in the Final Environmental Impact
Report (FEIR) and Master Development Agreement Relative to the Development known
as Campus Specific Plan (DA) except as noted on the tentative map and within these
conditions.

b. Bein accordance with the federal Americans with Disabilities Act (ADA) and the State
of California Title 23 Accessibility Standards

61. The subdivision map shall:

a. While multiple subdivision maps are allowed, an overall multiple subdivision map
phasing plan shall be submitted for City acceptance. Each subdivision map as part of the
phasing plan shall be recorded before issuance of any building permit for that particular
phased map. Any infrastructure needed to support the development of each phase shall
be determined by the City Engineer and installed by the Applicant as required by the City
Engineer. The right-of-way associated with such infrastructure shall be irrevocably
dedicated to the City prior to approval of any improvement plans.

b. The Applicant shall enter into a Subdivision Improvement Agreement (SLA) for the
construction, installation, and bonding of all public improvements and payment of any
associated fees. If multiple maps are recorded, and SIA shall be entered info for each
map.

c. Any soundwalls abutting the public right-of-way shall be placed in the public right-of-
way.

d. All existing and proposed utilities shall be undergrounded at the Applicant’s expense.

€. Telephone and electric service shall be made available to each parcel at the Applicant’s
expense with each phase of development. The applicant shall coordinate with AT&T and
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Pacific Gas & Electric for size and location of conduits and connections.

All curb, gutter, and sidewalk or other public improvements damaged prior to or during
construction shall be removed and replaced to City standards by the Applicant.

All streets shall be constructed by the Applicant as shown on the Tentative Map.

A Storm Water Pollution Prevention Plan (SWPPP) shall be submitted for review and
approval by the Engineering Department with a grading permit application or with the
first submittal of improvement plans, whichever comes first. The Applicant shall also
submit evidence of national Pollutant Discharge Elimination System (NPDES) permit
from the Regional Water Quality Control Board prior to issuance of a grading permit or
approval of improvement plans. The Applicant shall comply with said plan the SWPPP
and NPDES permit.

All offsite utility improvements required for the subdivision shall be completed by the
Applicant at no expense to the City.

The Applicant shall comply with Title 16 of the Dixon Municipal Code regarding grading
and storm water control.

Construction of improvements shall be at the discretion and to the satisfaction of the City
Engineer.

62. Water (specific)

a.

Water sampling station shall be located at all source points into the water system and at
other locations as directed by the City Engineer.

Gate valves shall be used on pipes with 14-inch diameter or smaller.

Waterlines shall be looped at all locations possible without crossing private lots such as
Parcels connecting subdivision streets to existing public streets and at all cul-de-sacs with
parcels adjacent to the bulbs.

The City Engineer can, at anytime during construction, require that a proposed waterline
be constructed to improve lot pressure to occupied lots. The City Engineer has the
discretion to halt the issuance of building permits or certificates of occupancy until such
lines are constructed or allow a specific number of building permits or certificates of
occupancy that will be allowed prior to completion of the required waterline.

Per City of Dixon Municipal Code, landscape irrigation services are required to include
an approved backflow prevention assembly, at the Applicant’s expense. The desired
location, service size, and flowrate for the backflow prevention assembly must be
submitted for approval.

63. Sewer (specific)

a.

The Applicant shall comply with Title 14 of the Dixon Municipal Code regarding
sanitary sewer requirements.

Vitrified Clay Pipes (VCP) shall be used unless an alternative material is approved by the
City Engineer

All sewer lines shall be a minimum of 8" diameter.

Any proposed trash enclosures shall be designed in accordance with California
Stormwater BMP Handbook Development fact sheet SD-32 Trash Storage Areas.
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64. Roadway and sidewalks (specific):
a. All sidewalks greater than 6’ in width will require a thicker section, thickened edges, and
rebar as approved by the City Engineer. The extension of the driveway width to the flow
line of the roadway shall not cross the extension of the lot line.

b. Curb ramps shall be in accordance with the latest Caltrans standards.

c. Public alleys shall be meet the City’s new alley standard which is 23" in width unless
approved by the City Engineer.

65. Mapping (specific)
a. Abutters rights shall be relinquished along side yards and curb returns on corner lots.

66. Grading and Drainage (specific)
a. Overland release shall be provided for the 100-year storm. The Applicant shal! provide
an overland release exhibit prior to approval of the grading

b. The basin shall meet the design requirements found in Section DS4-08 and DS4-09 of the
City Standards or as approved by the City Engineer.

c. Imigation (or drainage) water from parcels adjacent to the subdivision boundary shall not
be allowed to flow into subdivision lots.

d. An operations and maintenance manual shall be provided to the City for any proposed
storm drainage facilities.

67. Landscaping (specific)

a. The Applicant shall provide landscape maintenance until the CFD has been in place and
has viable funds to maintain the landscaping as determined by the City Engineer.

68. City Engineering also provides the following comments on both the Large Lot and Small Lot Vesting
Tentative Maps. These corrections/modifications will be reviewed by the City prior to action on the
respective Final Maps:

a. Campus Vesting Large Lot Tentative Map:
Sheet 2
i. Utility Providers: Cable TV provider is ASTOUND BROADBAND

ii. Detail 1 & 2: Provide for a 10° wide sidewalk on both sides of the street.

iii. Detail 3a: Residential is not located on the west side of the street, and the
sidewalk on the west side should be 10° wide.

iv. Detail 3b: Sidewalk on the west side should be at least 10° wide.

v. Detail 5¢c; Masonry wall should be fully located in the City right-of-way.

vi. Is south of Professional Drive actually identified (referred to} as Enterprise
Drive? If it is, it should be noted that it is a private road.

b. Campus Small Lot Tentative Map:
Sheet 1
i. Utility Providers: Water service in this area is The City of Dixon only (California
Water Service does not provide water service at the Campus location).
ii. Cable TV provider is Astound Broadband.
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iii. The retention basin design shall meet the City’s standards, including use of an
all-weather access path / sidewalk around it for both pedestrians and maintenance
vehicles.

Sheet 2:

i.  Masonry walls should be fully on the public side of property boundaries and
maintenance for funding by use of a Community Facilities District or similar
mechanism as approved by the City.

ii.  Detail 1: Provide a 10" wide sidewalk on both sides of the street.

iii.  Detail 3a/b/c: Residential development is not located adjacent to Pedrick Road
at these locations. Also, provide for a 10° wide sidewalk on the west side.

iv.  Detail 6: Detail 6 is not shown on the vicinity map on this sheet. If the path
adjacent to the linear basin is 12’ wide, then it should also be 12” wide along
Pedrick Road where the linear basin is located.

Sheet 4/5
i.  Grading shown for the retention basin does not match City Standards for an all-
weather path for pedestrians and maintenance vehicle around the inner
perimeter of the basin site.

Sheet 7/8
i.  The alleys shown shall be 23" wide per the City’s New Aliey Standard if the
alleys are to be public; if applicant decides to retain 20° wide alleys, they alleys
shall be private.

Solano Irrigation District (**SID™)

69.

70.

71.

72.

73.

The Developer has executed a SID development work order. The work order’s required deposit is the
funding source of all fees and charges associated with SID staff time for meetings, reviews,
inspections, boundary adjustments, facility modifications and/or installation. As deposit funds are
depleted, additional deposit must be provided 1o SID to continue work on the project. Word will stop
until new funds are received.

SID owns and operates and existing 42" raw water pipeline that runs under I-80 near the southwest
corner of Campus/257 and runs south along the alignment of Professional Drive 1o Vaughn Road. The
pipe must be replaced in its’ entirety beginning at the south side of I-80 and connecting to the existing
pipe in Vaughn Road with the construction of Professional Drive and/or new utilities.

SID must have a minimum 20-foot permanent easement plus an additional 20-foot easement available
for use as necessary for construction and repairs.

The Developer shall execute a Facilities Protection Agreement with SID prior to approval of plans
and prior to any construction along Professional Drive.

All existing and proposed SID easements within proposed road right-of-way or in landscape

easements will need to have a companion agreement for the surface improvements (paving, concrete,
landscaping, detention basins, etc.) and traffic control with City as Successor.
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74.

75.

76.

77.

78.

79.

80.

81.
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The raw water pipe is full of water year-round and is active for irrigation season from approximately
March 15 through October 15 although dates may vary based on weather conditions.

The existing pipeline is fragile as it consists of monolithic concrete pipe, monolithic concrete pipe
with Techite liner, and direct bury Techite.

After new pipe is active the existing pipeline shall be removed or filled with sand or with controlled
low strength materials.

Water service to agricultural customers outside the project boundary shall be maintained and
protected as all times.

There is an existing well (DW-8) which, if SID determines it is still needed, will be relocated at
Developer’s expense.

SID must review and place its certificate on the improvement plans and maps for parcels that do not
detach from SID prior to their approval.

All work within the SID PUE and on the SID pipelines will require a SID encroachment permit and
applicable fees paid prior to permit issuance.

Electronic AutoCAD files or PDFs (300 dpi) are required upon completion of the project showing
“As-Builts” for SID electronic archiving.
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Proposed Steet Names for The Campus

December 20, 2024
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Ashley River
Alamo Creek
American Robin
Bam-Owd
Berryessa Creek
Black River
Black Creek
Broad River
Browns Creek
Campus

Chapel Creek
Chattahoochee River
Chattahoochee River
Colly Creek
Cenntreek
Congaree River
Commercial
Cooper River
Cypress Creek
Elmira Creek
Great Egret

Great Pee Dee
Gunnison Creek
Hammonds Creek
Harrier

Little Colly Creek
Little Pee Dee
Mallard Duck
Middle River
Mill Creek
Mobile River
North Santee

Old Pearl
Opportunity
Pascagoula River

Loop
Drive
Parkway
Drive
Way
Court

Drive
Way
Parkway
Way

Change to Black Kite Place

Change to Cache Creek Place
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36
37
38
39
40
4
42
43
44
45
46
47
48
49
50
51
52
53
54

Pascagoula River
Pedrick

Phoebe
Professional
Putah Creek
Savannah River
Socastee

South Santee

Six Mile Creek
Steele Creek
Stono River
Tenshaw River
Turkey Creek
Ulatis Creek
Waccamaw River
Wando River
Wateree River
Wilson Snipe
Yauhannah Creek

Exhibit B
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THE CAMPUS DESIGN GUIDELINES
on the following pages
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