Exhibit B
City Council Resolution # 5436
Miramonte — Vesting Tentative Map

Standard Conditions

Approval of this vesting tentative map (VTM) is conditional upon adoption by the City
Council of related amendments to the Soledad 2005 General Plan and prezoning of the
site, and upon completion by the Local Agency Formation Commission of annexation of
the subject property to the City of Soledad, after which date the vesting map shall be
effective and time limits begin to run. Note: The zone classification established through
the prezoning procedure shall become effective and enforceable at the time annexation of
the territory to the City becomes effective. The expiration of the VTM, unless formally
extended, shall terminate all proceedings and no final map on all, or any portion, of the
real property shall be filed without first processing a new VTM. Extensions of time shall
be considered pursuant to the City of Soledad Subdivision Ordinance and the State Map
Act.

Prior to expiration of the approved VTM, a final map(s) shall be prepared in compliance
with this conditional map approval and all applicable City and State regulations. The final
map(s) shall be submitted for the review and approval of the Public Works Director/City
Engineer and Community Development Director. Improvement plans shall accompany
submittal of the final map(s).

All improvements as described in Chapter 16.24 of the Soledad Municipal Code and as
required in these conditions and any subsequent improvement agreement, development
agreement, and all mitigation measures shall be designed and/or installed to the
satisfaction of the Public Works Director/City Engineer and Community Development
Director. Unless otherwise noted, all improvements shall be designed by a Civil Engineer
licensed in the State of California.

All structures shall be designed and constructed to resist a major earthquake, as required
by the latest edition of the Uniform Building Code. All recommendations regarding
seismic concerns identified in a geotechnical investigation prepared for the site, as well as
all such recommendations set forth in any required hydrology report shall be incorporated
into the final building and improvement plans for the project. A qualified professional
geotechnical engineer shall perform on-site monitoring of all grading and excavation
activities on the project site. Evidence of an agreement with a geotechnical engineer
shall be submitted for review and approval of the City Engineer prior to recordation of a
final subdivision map for each phase of the project. Said engineer will submit evidence
that grading and excavation were performed consistent with the recommendations of the
geotechnical investigation.

The developer shall obtain encroachment permits from the State Department of
Transportation (Caltrans) and/or the City of Soledad for any work performed in the
public rights-of-way and a contractor licensed in the State of California, having a City of
Soledad Business License, shall construct the work.



10.

11.

Any offers of dedication, bonding or other financial security, or development agreements,
as specified in the special conditions below, shall be prepared by the developer and
reviewed as to form, accuracy and sufficiency by the City attorney and City staff, and
shall be presented to the City Council for acceptance prior to completion and recordation
of any final map.

A development agreement shall be established between the developer and the City, which
shall incorporate and provide for implementation of the VTM and the conditions of
approval set forth herein. The development agreement shall contain the subdivision
phasing plan, comprehensive financing plan required by these conditions, and shall
address other issues of concern to the parties including, but not limited to, defining
responsibilities of the developer and the City (e.g. dedication of land, utility and roadway
infrastructure, water, wastewater, and storm water improvements, affordable housing
requirements, timing for commercial development, definition of the Residential Study
Area, definition of the conservation easement over the open space area, establishment of
and payment provisions for development impact fees (which may vary from those
applicable city-wide both in terms of improvements and amount of fees), responsibilities
for school district improvements, police/fire substation, etc.). The development
agreement shall be approved by both parties and submitted for consideration and
approval by the City Council prior to acceptance of the first final map.

The developer shall prepare separate subdivision improvement agreements for each phase
of the project requiring submittal of a separate final map. Said agreements shall set forth
the necessary public service improvements to serve any phase of the project, including
transportation, water service, sewer service and storm water improvements, and shall
require performance, materials, and labor bonds to cover such improvements. The
subdivision improvement agreements shall be submitted for consideration and approval
by the City Council prior to or concurrent with requests for approval of final maps.

Unless otherwise specified, developer shall be responsible for and agrees to pay all land
costs and related legal fees should it be necessary for the City to use its condemnation
powers to obtain land that is under separate ownership or leasehold in order to implement
the conditions of project approval contained herein.

Developer agrees that the improvements shown on the VTM are only conceptual, and that
the final configuration of the improvements will be determined during review and
approval of the final map(s), improvement plans and supporting design calculations
reviewed by the City Engineer and Public Works Director prior to recordation of the final

map(s).

Developer shall reimburse the City of Soledad for all engineering, inspection, legal and
administrative expenses, included or to be incurred by the City in connection with the
project, including expenses incurred through the use of outside consultants and additional
inspectors, where necessary. An account with the City for costs associated with the
processing of the project has previously been established by the developer. At the time of
submission of improvement plans for the project, the developer shall deposit funds
sufficient to raise said account to the total of $50,000. The City shall account to the
developer for all expenses for which reimbursement is claimed, providing copies of all
back-up materials in a timely manner, and shall return any portion of said deposit in
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12.

13.

14.

15.

16.

17.

excess of the actual amount of expenses incurred. If, in the judgment of the City
Manager, it appears that the amount deposited isinsufficient to cover all expenses,
developer shall, within fifteen (15) days after written request for City, make an additional
deposit of funds in an amount determined by the City Manager to be sufficient to make
up the deficiency. At no time after submission of improvement plans for each phase shall
the balance of the deposit fund be less than $25,000. The need for the maintenance of
this account shall cease upon: 1) compliance with all tentative map conditions, and 2)
compliance with all of the provisions of subdivision improvement agreements for all
phases of the project, and 3) compliance with all mitigation measures set forth in the
Mitigation, Monitoring and/or Reporting plan, and 4) acceptance of all phases of the
subdivision depicted on the VTM. Developer’s failure to maintain the balances set forth
in this paragraph shall entitle City and all employees and agents thereof to terminate all
work on the project until compliance is achieved.

The conditions of approval contained herein shall be perpetual and it is the intention of
the City that the conditions of approval run with the land and bind the landowner,
successors and assigns in interest of the subject property to all of the conditions of
approval.

Developer(s) shall be responsible for carrying out all duties assigned to developer in the
Mitigation, Monitoring and/or Reporting Program adopted for the project. To the extent
necessary, developer’s compliance with said Program shall be subject to review and
approval by those agencies and officials designated in the Program.

Developer shall submit a subdivision guarantee disclosing any and all easements, deed
restrictions, dedications, and changes in ownership in a form acceptable to the City. The
subdivision guarantee shall be submitted prior to approval of any final subdivision

map(s).

Developer shall provide evidence of commitment to serve from utilities, including, but
not limited to, electrical service, natural gas service, telephone service, cable television
service, internet service, and postal service. Said evidence shall be reviewed and
approved by the City Public Works Director prior to approval of any final subdivision
map(s) by the City Council.

Developer shall prepare a Covenant of Codes and Restrictions for all units within the
project which shall be reviewed and approved by City prior to approval of the final map
for each phase, and recorded against each residential unit on the project. The CC&Rs
shall include a provision requiring review and approval by the City prior to any future
revisions to each unit.

Failure to comply with any conditions specified herein as the basis for approval of this
application shall render the VTM invalid.

Project Specific Conditions

18.

Conditions Precedent: Approval of this VTM is conditional upon completion of
Conditions Precedent. Approval of this VTM is also conditional upon adoption by the
City Council of related amendments to the Soledad 2005 General Plan and prezoning of
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19.

20.

21.

the site, and upon completion of annexation of the subject property to the City of
Soledad. Note: The zone classification established through the prezoning procedure shall
become effective and enforceable at the time annexation of the territory to the City
becomes effective.

a. The applicant/developer(s) are responsible for the preparation of all maps, payment of
all processing and impact fees, and costs of City application processing and
administrative costs throughout project implementation, including immediate staff
and consultant costs for the LAFCO sphere amendment and annexation requests.
Prior to City initiation of the sphere of influence amendment and reorganization
(annexation) requests, the applicant shall provide at their expense, all engineered base
maps necessary for the LAFCO applications, and payment of fees.

Consistency with Specific Plan: Final tract maps shall be prepared to be in substantial
conformance with Figure 1-4, Miramonte Specific Plan Land Use Diagram, and
Figure 2-3, Miramonte Specific Plan Land Use Diagram and Conceptual Lotting
Program, which require revisions to the VTM, implemented through final map(s),
showing that specific plan policies have been met prior to acceptance of any final map(s)
and subject to review and approval by the City Community Development Director (CDD)
and City Council.

Agricultural Mitigation: Concurrent with recordation of the first final subdivision map,
developer(s) shall provide mitigation for conversion of Prime Farmland by entering into a
contractual agreement with the City and/or a non-profit to provide agricultural mitigation
to compensate for the conversion and loss of Prime Farmland or Farmland of statewide
importance to urban uses, as required by the Miramonte Specific Plan Policy LU — J, by
one of the following methods:

a. Provide the in-kind direct purchase/acquisition of an agricultural mitigation
easement at a 1:1 ratio and dedicate the easement to an agricultural land trust
or other qualifying entity; and/or

b. If available, purchase agricultural banked mitigation credits at a 1:1 ratio from
a qualifying entity; and/or

c. Pay an in-lieu mitigation fee, which amount shall be determined by the City
prior to approval by the City Council of the first final map. The amount of the
fee should reasonably be expected to lead to the reservation of agricultural
land. Said fee shall be kept by the City in a fund established specifically for
agricultural land mitigation purposes; and/or

d. Implement other innovative approaches as approved by the City that results in
the preservation of agricultural land within areas targeted by the City.

This requirement shall also be reflected in the development agreement (DA).
Deed Restriction — Right-to-Farm: Developer shall prepare a deed restriction for each

new lot in the proposed project indicating the right-to-farm for adjacent agricultural
operations. The deed restriction shall only be enforced as long as the adjacent
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22.

23.

24,

25.

agricultural/vinticultural operations continue and are not converted to urban uses. The
deed restriction shall be recorded concurrently with the final subdivision map(s) for each
phase and evidence of said recordation shall be submitted to the Community
Development Director and Public Works Director concurrent with the recording of the
final subdivision map for each phase.

Residential Study Area:

a. The land subdivision, street layout, drainage and utility infrastructure,
including a minimum 100-foot wide agricultural buffer on the northern
boundary for the Residential Study Area, noted as Sub-area 13 on the Specific
Plan Land Use Diagram, shall be included on the final map prior to its
acceptance by the City.

b. The final map within Sub-area 13 shall include a minimum of two acres for
the Soledad High School Future Farmers of America program facility prior to
acceptance of the final map by the City Council.

Affordable Housing:

a. The developer(s) shall have prepared, at their expense, and enter into an
Affordable Housing Agreement with the City, subject to review, discussion,
and revision by City Staff and City Council approval prior to or concurrent
with City Council approval of the first final map and improvement plans.

b. The Affordable Housing Agreement shall be subject to the City requirements
and include, but not be limited to, affordable housing unit types, numbers,
level of affordability, restrictions, financing (if known), and timing/trigger
mechanisms for when units are required to be built.

Multi-Family Development: Development of multi-family dwellings shall be limited to
two story structures, with no more than twenty (20) units allowed per building within a
residential multi-family development.

Multi-Family and Affordable Housing:

a. The developer shall enter into a Development Agreement with the City that shall
require that at least 12 percent of the total project units are available to very low
and low income households; 8 percent of the total units are available to moderate
income residents; and 30 percent of medium density housing units are available as
rentals. These ratios shall apply to each residential development phase, and
affordable housing units shall be constructed concurrently with the market rate
housing units consistent with specific plan Policy LU — C, and the terms of the
Development Agreement.

b. Housing types for low and very low income residents may be multi-family units
or single-family units, such as zero lot line, at not less than 20 du/net acre. For
moderate income units, a density of up to 19 du/net acre is required which may be
designed as attached single-family and multi-family dwellings.



26.

27.

28.

29.

30.

31.

c. City design review, shall be required for each separate phase of multi-family
development.

Police/Fire Site Dedication: The developer(s) shall, at their expense, prepare an offer to
dedicate the police/fire substation site identified in the Miramonte Specific Plan to the
City, at no cost to the City, prior to City Council approval of the first final map; and shall
record the dedication concurrent with recordation of the first final subdivision map or as
specified in the developmental agreement.

Police/Fire Improvements Operations Maintenance: The property owner or developer(s)
shall be required to pay public safety impact fees at the time of issuance of a building
permit, which may be off-set by designing, funding and constructing police/fire capital
facilities (or facility). The Community Facilities District (CFD) for the plan area shall
include public safety long-term operations and maintenance costs in the CFD to provide
service to the plan area, and may include public safety capital improvement costs.

Police and Fire Mutual Aid Agreements: The property owner or developer(s) shall, at
their expense, work with the City Fire and Police Departments and supporting agencies to
expand current mutual aid agreements to service the Plan Area boundaries prior to
issuance of the first building permit.

Cal Fire Service: The property owner or developer(s) shall, at their expense, work with
the City and Cal Fire to revise any contract between the said parties to extend fire service
to the plan area boundaries prior to issuance of the first building permit.

Schools:

a. The developer(s) shall prepare, at their expense, an offer to dedicate two
elementary school sites and one two-acre site for the Soledad High School
Future Farmers of America program, at no cost to the City or the Soledad
Unified School District, as identified in the Miramonte Specific Plan, prior to
City Council approval of the first final map; and shall record the dedication
concurrent with recordation of the first final subdivision map or as specified in
the development agreement.

b. The developer(s) shall pay school impact fees prior to issuance of building
permits, which may be off-set by school facility capital improvements that are
designed, funded, and constructed by the developer.

School Site Dedications, Fees and Improvements:

a. Two elementary school sites of approximately 11 acres each, as shown on the
specific plan Land Use Diagram, and an additional two acres of Sub-area 13 shall
be offered for dedication to the Soledad Unified School District, and included on
the final map prior to recordation of the first final map. Proof of the offer of
dedication shall be submitted to the City Planning Director prior to acceptance of
the first final map.



b. School Impact Fees shall be submitted to the Soledad Unified School District
prior to the time of issuance of building permits for the first phase of
development, unless otherwise agreed to by the Soledad Unified School District.
School impact fees shall include those fees required by State law, as well as any
additional amount agreed upon by the developer and the District for each
residential lot created by the project. Evidence shall be submitted to the City CCC
by the developer that the developer and District have met in good faith in an
attempt to agree upon the amount of school impact fees to be paid by developer
prior to the recordation of the first final map. Evidence of payment shall be
submitted to the City Community Development Department prior to issuance of
the first building permit.

32. Library Service:

a. The property owner or developer(s) shall pay development impact fees,
including library fees, to support the increase in library service within the City
created by the demand from the plan area’s increased population growth, prior to
recordation of final map(s). These fees will be identified in the required
comprehensive financing plan and included in the development agreement
approved by the City Council and can be off-set by the developer(s) designing,
funding, and constructing library capital facilities (or a facility).

b. The developer(s) shall include in the Plan Area CFD library capital facilities
to be designed, financed, and constructed within the plan area boundary.
These facilities shall be determined by the City in consultation with the
County Library Service and Soledad Union School District, prior to City
Council approval of the CFD. The CFD shall also include designated
expenditures for on-going costs related to long-term operations and
maintenance for those facilities (or facility).

33. Water Supply and Distribution:

a. Prior to acceptance of any final map for development of the uses consistent
with the Specific Plan, the developer(s) shall, at their expense, engage an
Engineer licensed by the State of California to prepare a Miramonte Hydraulic
Analysis and Water Master Plan outlining the required water system
improvements for the Specific Plan area and necessary connections to existing
infrastructure consistent with City design and performance standards. The
Miramonte Specific Plan water supply system shall be designed, financed, and
constructed by the developer(s), subject to review and approval of the City
Public Works Director and the City Council.

b. The Hydraulic Analysis and Water Master Plan shall at minimum include the
following information:

= Location of project;

= |dentification of and location of infrastructure improvements including a
minimum of two (2) new domestic water wells and a one million gallon
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storage tank, or equivalent storage/pumping capacity infrastructure
improvements, that provide sufficient water supply to serve the buildout of
the Miramonte Specific Plan Area;

= Geological verification is required for any proposed new wells;
= Use of lower zone storage in any upper zone is not allowed,;

= Proposed Point(s) of Connection: the plan shall clearly identify the
proposed tie-ins to the existing City system. Show proposed connection
points to future adjacent development areas, based on best available
information;

= Proposed System Layout: Indicate the size and route of proposed
dedicated infrastructure including:
- Elevation data and indicate maximum and minimum elevations
of service and anticipated pressures; and
- Show pressure zone boundaries and additional pressure zones
if required. Zones are defined by elevations where water
storage can provide gravity water pressures from 45-90 PSI to
all water services in that Zone;

= The location(s) of all proposed new pump stations, wells, or reservoir
facilities and hydraulic data (as available at this point in the project); and

= Calculations of average day, maximum day, and peak hour demand for the
proposed development using demand factors approved by the City
Engineer.

Use of lower zone storage in any upper zone is not allowed,;

Geological verification is required for any proposed new wells;

Adequate fire flows shall include calculations demonstrating minimum fire
flow requirements of 1,500 gpm for 2 hours in residential areas and 2,500
gpm for 3 hours for commercial and industrial developments; and fire hydrant
residual pressure of 20 PSI must be clarified to be over 20 PSI during required
fire flow and during the Peak Hour of the Max Day.

ShD OO

g. Backbone water supply and distribution facilities improvements shall be
constructed by the developer(s) of the subdivisions first phase.

34. Existing Wells - Non-Potable Water Use:

a. Existing agricultural wells on the site shall not be used for potable water.

b. The use of the existing wells on the site for non-potable water use is subject to
approval by the Monterey County Health Department and the City Engineer.



35.

36.

37.

38.

c. If existing wells are utilized for non-potable use, the developer shall identify
this use and as part of the Miramonte Hydraulic Analysis and Water Master
Plan and shall conduct sufficient testing that demonstrates that the use of on-
site wells will not jeopardize the water quality of the City’s groundwater

supply.

d. All non-potable water generated within the Plan Area for irrigation use shall
meet California Regional Water Quality Control Board (RWQCB), Central
Coast Region (RWQCB) regulations to adequately treat domestic wastewater
to the point that the recycled water (effluent) meets the requirements of
existing Title 22, Chapter 3 regulations of the California Code of Regulations.

Recycled Water: If utilized, all purple pipe recycled water lines shall be designed and
constructed in compliance with City Code Section 13.11.110, the size and location and/or
type of recycled water service lines, service connections, meters, backflow protection
devices, and any/all other appurtenances shall be included in the Miramonte Water
System Master Plan, and are subject to review and approval of the City Public Works
Director.

Landscape Plan: Prior to issuance of grading or building permit for each phase of
development, the developer(s), at their expense, shall prepare a landscape plan, prepared
by a licensed landscape architect, subject to approval of the Community Development
Director and City Council. The landscape plan shall include, but not be limited to
standards for consistent entry monumentation for major project entries and separate and
distinct entry monumentation for neighborhood entries, parks, open space, and trail and
walkway connections throughout the plan area, and all public spaces, and shall include
number size and species of landscape plants for residential front yards. It shall be the
developer(s) responsibility to design, finance, and construct the landscaping defined in
the landscape plan.

Signage Plan: Prior to issuance of grading or building permits for each phase of
development, the developer(s), at their expense, shall prepare a signage plan, prepared by
a licensed landscape architect, subject to approval of the City Community Development
Director and the City Council. The signage plan shall include entry monumentation (for
both major plan area entries and distinct neighborhood entries), wayfinding, educational,
public space, and commercial signage. It shall be the developer(s) responsibility to
design, finance, and construct the signage defined herein.

Storm Water Master Plan:

a. Prior to acceptance of any final map for development of the uses in substantial
conformance with the VTM, the developer(s) shall, at their expense, engage a
licensed engineer to prepare a comprehensive Storm Water Collection System
Master Plan that identifies design and performance standards for all on and
off-site storm water infrastructure improvements necessary to serve
development of the Plan Area. The Storm Water Collection System Master
Plan shall include, at minimum, the following information:

= Location of project;



= Location of infrastructure improvements, including design and
construction of new storm water facilities and method of connection to
existing storm water facilities on and off the site that are necessary to
serve the buildout of the Miramonte Specific Plan Area;

= Proposed System Layout: indicate the size and route of proposed
dedicated infrastructure including:
- Elevation data; and
- Calculations of storm water flows using factors approved by
the City Engineer; and

= Low Impact Development (LID) designs.

b. The storm water collection system shall be designed, financed, and
constructed by the developer(s), subject to review and approval of the City
Public Works Director.

c. Low Impact Development (LID) designs shall be required for all proposed
storm water improvements and shall be incorporated into the Storm Water
Collection System Master Plan and into final map improvement plans. Prior to
issuance of building permits Best Management Practices and LID shall be
identified on the improvement plans demonstrating compliance with the
Central Coast Regional Water Quality Control Board’s Post-Construction
Storm Water Management Requirements for Development Projects in the
Central Coast Region, Resolution No. R3-2013-0032, dated July 12, 2013.
Each phase of development will incorporate infiltration-based systems to treat
and retain the runoff associated with the 95th Percentile Storm. All runoff
associated with storms larger than the 95th Percentile Storm may be directed
to the linear park and retention basin. This approach complies with the Central
Coast Regional Water Quality Control Board Post Construction Stormwater
Management Requirements for Development and Projects in the Central Coast
Region, Resolution No. R3-2013-0032, dated July 12, 2013.

39. Wastewater:

a. Prior to acceptance of any final map for development of the uses in substantial
conformance with the VTM, the developer(s) shall, at their expense, engage a
licensed engineer to prepare a comprehensive Wastewater Collection System
Master Plan outlining the required wastewater collection system
improvements for the Specific Plan area, and necessary off-site improvements
consistent with City design and performance standards. The Miramonte Sewer
Collection System Master Plan is subject to review and approval by the City
Public Works Director prior to approval of the first final map. The Miramonte
Wastewater Collection System Master Plan shall include, at minimum, the
following information:

= Location of project;
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40.

41.

= Location of infrastructure improvements, including method of connection
to existing sanitary sewer mains on San Vicente Road and construction of
new sanitary sewer mains and related sewer infrastructure necessary to
serve the buildout of the Miramonte Specific Plan Area;

= Proposed Point(s) of Connection: the plan shall clearly identify the
proposed tie-ins to the existing City system;

= Proposed System Layout: Indicate the size and route of proposed
dedicated infrastructure including:
- Elevation data; and
- A pre-design report in accordance with Section 5 of the Public
Works Engineering Standards (PWES) for any proposed pumping
facilities or dedicated infrastructure.

= Calculations of Average Dry Weather (ADWF) and Peak Wet Weather
Flows (PWWF) using the flow factors approved by the City Public Works
Director for all land use types;

= Modeling of flows from adjacent properties that will be tributary to the
proposed infrastructure; and

b. The wastewater collection system shall be designed, financed, and constructed by the
developer(s), subject to review and approval of the City Public Works Director.

Street Names: Street names shall be approved by the City Council as a part of the

approval of each final map.

Phasing Plans for Final Map(s) Submittal and Infrastructure Improvement Plans:

a. Prior to submittal of the first final map, the developer shall prepare for City
Public Works Director review and approval, an infrastructure-phasing plan.
Timing of installation of all improvements shall be determined by the City
Public Works Director based on this plan and in consultation with the
developer. The infrastructure-phasing plan shall be coordinated with the
intended phasing of final subdivision map(s).

b. Prior to submittal of the first final map, the developer shall submit for City
review and approval, a phasing plan that establishes the overall sequence of
any phased final maps. The first phase of development shall commence with
Specific Plan neighborhoods 1-4 as indicated on the Specific Plan Lotting
Plan (Figure 2-3). The phasing plan shall specify that development proceeds
contiguously adjacent to the City’s existing development and from the lowest
topographic area, of each phase in progress, to the highest in order to assure
continuity in infrastructure.
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42.

C.

Development shall be phased to ensure preservation and ongoing use of
adjacent farmland to the extent feasible, and adequate provision of urban
services within the Specific Plan area.

Public Improvements and Infrastructure: The developer shall install and dedicate the

following improvements at its sole cost, or shall pay the City its full cost to install the
improvements through contribution of development impact fees, funds generated by the
Mello Roos CFD or other special charges as determined by the City. The final
configuration of the project improvements shall provide for continuous and unimpeded
public access to all facilities for the maintenance, repair and replacement of such
improvements.

a.

C.

d.

Public Streets. All public streets within the specific plan area, as shown on
the conditionally approved VTM (Exhibit 1) and Miramonte Specific Plan
Circulation Diagram (Exhibit Il), including the construction, dedication and
extensions of Market Street, Gabilan Drive, and the improvements and related
dedications of San Vicente Road, and all other off-site local streets adjacent to
or within the subdivision and all associated curbs, gutters, and sidewalks
designed and constructed to City of Soledad standards, or any modified
standards that may be agreed to during submission of final map(s),
improvement plans, or as a provision of the Development Agreement, shall be
installed as approved by the City Public Works Director and/or applicable
agencies having jurisdiction.

Storm Drainage Facilities. All storm drainage improvements within the
specific plan area, as shown on the conditionally approved VTM, including
any off-site improvements as identified in the Storm Water Collection System
Master Plan and related infrastructure phasing plan, to serve the proposed
project and adjacent or tributary future projects, shall be designed and
constructed to City of Soledad Standards, or any modified standards that may
be agreed to during submission of final map(s), improvement plans, or as a
provision of the Development Agreement, and shall be installed as approved
by the City Public Works Director or applicable agency having jurisdiction.

Water System. All water system improvements within the specific plan area,
as shown on the conditionally approved VTM, including any off-site
improvements as identified in the approved Hydraulic Analysis and Water
Master Plan and related infrastructure phasing plan, to serve the proposed
project and adjacent or tributary future projects, shall be designed and
constructed to City of Soledad Standards, or any modified standards that may
be agreed to during submission of final map(s), improvement plans, or as a
provision of the Development Agreement, and shall be installed as approved
by the City Public Works Director or applicable agency having jurisdiction.

Street Trees and Landscaping.

= Street trees shall be planted along all public rights-of-way and on each lot
per City standards. Developer shall submit detailed landscape and
irrigation plans using Xeriscape principles, per City standards, for all
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landscaped areas of the subdivision, including but not limited to open
space areas, parks, public rights-of-way, residential front yards, multi-
family development, and commercial areas as denoted on the VTM,;

= All landscaped areas shall be maintained free of weeds, trash and debris
and all plant material shall be continuously maintained in a healthy,
growing condition by the developer until acceptance by the City or
inclusion in an appropriate maintenance district;

= All landscaping appurtenant to each phase of development shall be in
place and completed and accepted by the City prior to occupancy approval
of any development within said phase. The City may authorize that
installation of landscaping be deferred when necessary to ensure it is not
damaged by construction of the improvements. Unless otherwise agreed
to by City and project proponent in writing, all landscaping shall be
installed on a phase-by-phase basis, prior to the first occupancy permit
being issued within a given phase.

e. Undergrounding of Utilities. All new utilities on the project site associated
with the proposed subdivision, including gas, electrical, telephone, cable TV,
and electrical transformers, shall be placed underground. All existing
overhead utilities shall be reinstalled underground. Undergrounding shall be
indicated on the final subdivision map improvement plans for each phase and
shall be reviewed and approved by the City Public Works Director prior to
recordation of each final map(s) (phase), unless otherwise agreed upon by the
City Council.

f. Street Lights. Street lights shall be installed in a number and at locations
sufficient to provide adequate lighting levels for public safety. An exterior
street lighting plan shall be prepared and submitted to the City for approval by
the Police, Public Works and Community Development departments.

g. Retaining Walls. Where grading of pads will result in slopes steeper than 3:1,
masonry retaining walls shall be installed at rear and/or side property lines to
a height commensurate with the grade being retained to ensure long-term
viability and maintenance for future property owners. Wooden fences shall be
installed on top of the retaining walls, but in no case shall the overall height of
the walls and fencing be greater than six (6) feet as measured in relation to the
highest adjacent grade.

43. Other Agency Permitting Requirements:

a. All detention/retention ponds shall be constructed to meet the requirements of the
Monterey County Water Resources Agency and be fenced for public safety as
needed. If determined to be safe for public use, the detention/retention ponds are
intended to serve as dual park and recreation areas. Natural runoff shall be
contained on the site and shall not exceed pre-development levels to mitigate
impacts to downslope properties. Necessary improvements shall be constructed in
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accordance with approved plans and permits/agreements as required have been
obtained.

b. The applicant shall provide evidence that all required local, state and federal
permits have been acquired prior to construction. Agencies include, but are not
limited to, California Department of Fish & Wildlife and the California Regional
Water Quality Control Board.

44. Open Space and Park Dedications and Improvement Plans:

a. Park Dedication. The developer(s) shall, at their expense, offer to dedicate
parkland identified in the Miramonte Specific Plan to the City, at no cost to the
City, prior to City Council approval of the first final map; and shall record the
dedication concurrent with completion of the required improvements and prior to
occupancy of the twentieth (20) home in the subdivision phase. Park and Open
Space dedications shall be provided as shown on the Specific Plan totaling
196.4.8 acres.

b. Park Facilities. The developer(s) shall be required to improve parks within the
Plan Area and pay park impact fees at the time of issuance of a building permit.
These park impact fees may be off-set by designing, funding, and constructing
park facilities, and may also include park facility capital improvements in the
CFD for the plan area, but shall include park facility long-term operations and
maintenance costs in the CFD to provide parks services to the plan area.

c. Parking for Parks. Prior to recordation of the final map in each phase, all public
parks shall be designed to include sufficient parking within the park space (and
not on the public street), subject to approval of the Public Works Director, and
said parking shall be designed, financed, and constructed by the developer(s).
These park parking facilities may of-set park impact fees and may be included in
the CDF.

d. If within any proposed parkland, a storm water storage basin, above or below
ground detention or retention facility, or other similar drainage system is proposed
as an interim measure, this area shall not be counted towards meeting the City
requirements for parkland dedication until such time as the temporary facilities
have been removed and the parkland area is reconstructed for use by the public.
Any such facility shall be the responsibility of the developer for seasonal
inspections and maintenance until such time as permanent drainage facilities have
been constructed, are functioning and have been accepted by the responsible
public agency.

e. Following completion of permanent drainage facilities, developer shall modify the
detention or retention facilities area to serve as parkland. Detailed plans shall be
prepared, subject to the review and approval of the Public Works Director and
Community Development Director prior to re-construction and installation of
permanent parkland facilities and shall be installed immediately following
abandonment of temporary drainage/storage facilities so that no public nuisance
shall be created. If parkland reconstruction work is performed after completion of
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the final phase of development, the developer shall provide a bond or other
financial security sufficient to guarantee completion of the parkland
reconstruction.  All park improvements will be continuously maintained by
developer until acceptance by City or inclusion into a CFD, park and open space
maintenance district or benefit assessment district.

f. Park design and improvement plans shall be submitted, with each final map if
development is phased, to the City for review and acceptance by the Public Works
Director and Community Development Director. A breakdown of developers
share of costs and any credit to developer for cost of improvements shall be
determined by the City Manager and City Council as part of a developers
subdivision agreement, prior to approval of a final map. Developer’s park
designer shall consult with the City to develop the most efficient method of
maximizing park improvements to be included. At a minimum, all public parks
and open space areas required by these conditions shall be improved with
landscaping, irrigation, lighting, signage, furniture, play and sports equipment
prior to acceptance by the City offers of dedication improvements and for the
project phase within which they are located.

g. The developer(s) may retain ownership of the large open space area above the
400’ contour, but are required to prepare, at their expense, a conservation
easement, subject to City review, to be either dedicated to the City, a non-profit,
or another qualifying entity prior to recordation of the first final map, that
preserves the area for passive recreation, clubhouse type use to serve the
community or neighborhood, alternative energy, infrastructure, and agricultural
grazing.

h. The developer(s) shall design, fund, and construct as an off-set to impact fees or
as part of the CFD, trail, trail furniture, educational and interpretive signage,
landscaping and other improvements, subject to the review and approval of the
City CCD, prior to occupancy of adjacent development in sub-areas 1, 14 and 16.

i. The property owner or developer(s) shall provide vehicle access and parking
adjacent to the open space area in at least two locations, along with multiple
pedestrian and bike access points from within the residential neighborhoods,
subject to review and approval of the Public Works Director.

j. The property owner or developer(s) shall design, finance, and construct
emergency vehicle access into the open space area, with a minimum of two (2)
points of ingress and egress, subject to review and approval of the Fire Chief,
Police Chief, and Public Works Director.

45, Finance of Public Improvements and Maintenance:

a. Comprehensive Financing Plan:
= Prior to City Council approval of the first final map and improvement plans,
the developer(s) shall have prepared, at their expense, a Comprehensive
Financing Plan, subject to City Staff review and City Council approval. The
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Comprehensive Financing Plan shall identify capital improvements necessary
to serve the Plan Area and shall allocate funding between impact fees, Mello-
Roos Community Facilities District (CFD) bond financing, and may include
other potential financing mechanisms. The CFD financing mechanism will be
designed to fund capital improvements and long-term operations and
maintenance of dedicated utility and roadway infrastructure, public parks and
open space, and other public facilities infrastructure improvements required
herein and in the adopted mitigation measures. At minimum, the following
items shall be included in the Comprehensive Financing Plan:

- Project-specific development impact fee study, including an
assessment of ongoing governmental administrative and public safety
costs customized to the Miramonte Specific Plan Area;

= Project-specific traffic impact fee study; and
= On- and off-site capital improvement plans with cost estimates attached.

Unless otherwise noted, the developer shall pay to the City the above fees equal to
the project’s fair share of the costs of providing capital improvements to the
sanitary sewer collection system, storm drainage collection system and roadway
network identified in the specific plan, mitigation measures, and conditions of
approval herein, in an amount required to serve all uses in the Plan Area, while
maintaining existing levels of service. If such improvements must be completed at
one time, rather than on an incremental basis coordinated with project phases,
developer agrees that it will advance up to 100 percent of the impact fees for the
entire project at the time of filing a final map for the first phase and in accordance
with the timing established in the Development Agreement for this project.
Required fees are as follows:

= Wastewater Impact Fees;

= Water Impact Fees

= Storm Drainage Impact Fees;

= City of Soledad Traffic Impact Fees;

=  Park Fees;
= Police Fees;
=  Fire Fees;

= TAMC Regional Traffic Impact Fees; and
= General Government Fees.

Financing Program:

= In order to coordinate financing of public improvements, and/or following
construction to maintain the improvements in good condition, the developer
shall initiate and complete formation of a CFD assessment district(s), or some
other financing mechanism acceptable to the City, prior to filing final map(s)
as follows:

16



46.

47.

48.

- Community Facilities District (CFD) for the Acquisition,
Construction, and on-going maintenance of Public Improvements.
Prior to recordation of the final subdivision map for the first phase of
the project, the developer may request the formation of an appropriate
CFD that will enable bonds to be let to pay for the acquisition,
construction, and on-going maintenance of specified public facilities,
including park improvements; and/or

- Benefit Assessment district. Prior to recordation of the final
subdivision map for the first phase of the project, the developer shall
initiate and complete formation of a benefit assessment district for the
acquisition and construction of public improvement; and

- Parks and Open Space Maintenance Assessment District. Prior to
recordation of the final subdivision map for the first phase of the
project, the developer shall initiate and complete formation of a “Parks
and Open Space Maintenance Assessment District” for the permanent
maintenance of all parkland, open space and/or public landscaped
areas and street lighting within the VTM areas.

Neighborhood Design: Prior to submittal of the final map for any phase, the developer
shall submit and the City Community Development Director will review an overall plan
showing the location of housing units on each lot. These plans shall provide for the
following:

a. Building footprint on each lot showing building setbacks. Setbacks shall vary in
accordance with the adopted specific plan regulations and community design
guidelines in order to provide a pleasing appearance to the neighborhood.

b. Residential lots wider than 60 feet shall have one side yard setback sufficient to
allow vehicle access to the rear yard area, typically a minimum of nine (9) feet.

c. Due to the varied lot sizes, the standard sized lots (6,000 sqg. ft. +) and the smaller
lots (5,000 sq. ft. or less) shall each have a minimum of four (4) house plans to
provide variation in appearance. The eight (8) variations of house plans (for
smaller and larger lots) shall be similar in architectural style so as to appear
unified in architectural style and details.

Construction Hours of Operation:

Weekdays: between 7:00 am and 7:00 pm
Saturdays: between 8:00 am and 6:00 pm
Sundays and Holidays: prohibited

Greenhouse Gas and Criteria Air Pollutant Reduction Plan

a. Prior to submittal of the first final map, the developer shall prepare Emissions
Reduction Plan in accordance with the requirements of mitigation measure 4.3-3.
The Emissions Reduction Plan shall include a description and quantification of
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49,

measures that are proposed to be implemented by the entire specific plan area,
including one or more of the greenhouse gas (GHG) and criterial air pollutant
reduction measures provided in Appendix F-1 of the certified Miravale IlI
Specific Plan EIR, attached hereto and incorporated herein by reference (Exhibit
X). The recommended emissions model for land use emissions is CalEEMod,
California Emissions Estimator Model.

. The Emissions Reduction Plan shall include quantified evidence that

demonstrates the baseline GHG and criteria air pollutant (CAP) emissions
compared with reductions that will be achieved by implementation of the chosen
emissions reduction measures, and other applicable mitigation measures and
conditions of approval related to emissions sources.

As part of the Emissions Reduction Plan, the following programs are required to
be prepared by the developer and are subject to the review and approval of the
Public Works Director prior to recordation of the final map for each phase of the
project.

= A Transportation Demand Management Program shall be prepared consistent
with the requirements of the Transportation Agency of Monterey County. The
Program shall demonstrate reductions in vehicle miles travelled and related
mobile source criteria air pollutant emission that would be achieved through
the implementation of measures (See Exhibit X) that reduce traffic generated
by the proposed project; and

= A Waste Diversion and Reduction Program identifying waste diversion
measures consistent with state requirements and with the City Code Chapter
13.05 subject to the review and approval of the Community Development
Director prior to recordation of the final map for each phase of the project.

For each of the measures not included, the applicant shall describe why the
measure was not included. The Emissions Reduction Plan shall present estimated
reductions in GHG and CAP emissions based on best available information
sources.

No certificate of occupancy for any phase, or portion thereof, of the project shall
be granted until all of the applicable measures have been implemented by the
project proponent. The proponent shall demonstrate that measures that must be
implemented throughout the life of the project are included in all applicable
CC&Rs, commercial center rules and/or regulations, and draft tenant lease
agreements.

Acceptance of Mitigation, Monitoring and/or Reporting Program: The Conditions of

Approval include the mitigation measures identified in the project EIR, project EIR
Addendum, and Mitigation Monitoring and Reporting Program. The Mitigation,
Monitoring and Reporting Program is attached hereto and incorporated by reference with
this document. Acceptance of the Mitigation, Monitoring and/or Reporting Program is
required and evidence by the signature on the original document. Return the original
document to the City within 30 days of project approval. At no time may any of the
conditions be eliminated, removed, altered or modified without prior approval by the City
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50.

Council, a designated authority or professional authorized to act on behalf of the City
Council.

Circulation Master Plan: Prior to acceptance of the first final map, the developer shall
prepare, at its expense, a Circulation Master Plan identifying all on and off-site
transportation improvements, including studies, improvement designs, financing, timing
for construction to begin, and responsibilities of the developer, that are required by the
specific plan, and by mitigation measures and related conditions of approval adopted for
the project. Details for compliance with specific plan policies, mitigation measures and
conditions of map approval may include all or some of the components listed above, and
would be finalized in the required development agreement established between the
developer and the City (refer to Standard Condition of Approval #7), prior to City
Council approval of the first final map.

The Master Circulation Plan is subject to the review and approval of the Director of
Public Works and shall, at minimum, include the following components:

a. An engineered on-site circulation plan for the project with the design criteria and
performance thresholds for complete streets.

b. Off-site intersection improvements required by Mitigation Measure 4.13-7 and
Mitigation Measure 4.13-8;

c. Upon acquisition of right-of-way by the City or dedication of suitable right-of-
way by others, and prior to issuance of the 622nd building permit, the developer
shall design, finance, and construct the realignment of San Vicente Road, adjacent
to the southwest corner of the site, in substantial conformance with the specific
plan. The developer shall install street improvements to City Standards.

d. Projects developed under the Specific Plan shall facilitate transit service to the
plan area by providing the necessary bus shelters and turn-outs to serve each
development phase as recommended by the Monterey-Salinas Transit District,
subject to approval by the City Public Works Director. Locations for such
facilities shall be identified in the Circulation Master Plan and included on the
final map(s) for any phase.

= Traffic Level of Service Monitoring Program. The applicant or developer
shall conduct the Level of Service Monitoring Program required by Mitigation
Measure 4.13-15 for the intersections of Moranda Road/Front Street; U.S.
Highway 101 Northbound Ramps and Moranda Road / Front Street; San
Vicente Road and Front Street; San Vicente Road and Gabilan Drive; Main
Street and Gabilan Drive; to ensure that acceptable levels of service are
maintained in accordance with the City of Soledad’s adopted standards as
determined by the Director of Public Works until required intersection
improvements or extensions of Market Street and/or Gabilan Drive are
complete. Monitoring shall commence no later than issuance of the first
residential building permit, and shall be routinely conducted as set forth in
mitigation measure 4.13-15.
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The plan shall identify and demonstrate the project’s contribution to address
cumulative impacts requiring off-site major transportation facility improvements
required by the mitigation measures identified in the EIR Addendum and
Mitigation Monitoring Program, using some or all of following items subject to
review and approval by the Director of Public Works:

= Payment of the project’s fair share of City of Soledad traffic impact fees in
effect at the time of building permit issuance based on site-specific traffic
impact fees that would be determined through the comprehensive financing
program for capital improvements and/or an updated City traffic impact fee
program;

= Monitoring of traffic conditions (required by Mitigation Measures 4.13-15)
may be used by the city to identify future traffic improvements to add to
traffic facility improvement projects funded by the City’s traffic impact fee
program updates;

= Fund an initial City-wide traffic impact fee update, in addition to or instead of
a site-specific impact fee analysis;

= Provide engineering design assistance for the Market Street and/or Gabilan
Drive Extension;

= Once public right-of-way is obtained by the City or by other means, construct
a Market Street and/or Gabilan Drive Extension and enter into a
reimbursement agreement with the City.

Building permit issuance shall be based upon completion of applicable milestone
studies or improvements identified in these conditions of approval, the
Development Agreement, and the Circulation Master Plan as directed by the
Director of Public Works.

No certificate of occupancy for any phase, or portion thereof, of the project shall
be granted until improvements necessary to maintain the City’s acceptable levels
of service on area roadways are constructed, unless the monitoring results indicate
that the subject intersections are operating at LOS D or better to the satisfaction of
the Director of Public Works.

Market Street Extension. If the necessary public right of way is acquired by the
City or developer, and the developer chooses to construct the Market Street
extrension in advance of the City’s anticipated timing, the developer shall design,
finance and construct the Market Street Extension. The City shall provide the
developer a reimbursement agreement that provides the developer reimbursement
funds for expenditures beyond the developers fair share.

Gabilan Drive Extension. If the necessary public right of way is acquired by the
City or developer, and the developer chooses to construct the Gabilan Drive
extension in advance of the City’s anticipated timing, the developer shall design,
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finance and construct the Gabilan Drive Extension. The City shall provide the
developer a reimbursement agreement that provides the developer reimbursement
funds for expenditures beyond the developers fair share.

| hereby declare under penalty of perjury that | have read the foregoing conditions and that they

are, in fact, the conditions which were imposed upon the approval of the VTM. | agree to abide
fully with these conditions.

Dated: Applicant:

Print Name

Secretary, Planning Commission
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