








EXHIBIT A

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) FINDINGS FOR VESTING
TENTATIVE TRACT MAP #2025-03 — SAN LUIS ESTATES SUBDIVISION

Pursuant to the requirements of California Public Resources Code Section 21000 et seq.
(“CEQA”) and Title 14, California Code of Regulations Section 15000 et seq. (the “CEQA
Guidelines”), the City as Lead Agency under CEQA adopts the following findings required
by CEQA, along with the facts and evidence upon which each finding is based.

The City of Los Banos Planning Commission hereby finds as follows:

1.

Pursuant to CEQA, the CEQA Guidelines, Section 15183 (Project Consistent with
a Community Plan, General Plan, or Zoning) and the City of Los Banos
Environmental Quality Guidelines, the project was evaluated within the context of
the Los Banos General Plan 2042 Environmental Impact Report (EIR) (SCH
#202201054), certified by the City of Los Banos on October 19, 2022;

The EIR was adequately noticed, circulated for public review, considered at public
hearings, and duly certified by the Los Banos City Council;

The Project will have significant and unavoidable impacts on prime agricultural
lands for which no feasible mitigation measures are available., but specific
overriding economic, legal, and social benefits of the project outweigh the adverse
environmental effects, and a Statement of Overriding Considerations was adopted
when the Los Banos General Plan 2042 EIR was certified;

The Project will have significant and unavoidable impacts on air quality and
although all feasible mitigation measures that are available have been applied, a
significant impact remains; but specific overriding economic legal, and social
benefits of the project outweigh the adverse environmental effects, and a
Statement of Overriding Considerations was adopted when the Los Banos General
Plan 2042 EIR was certified;

The City determined that the Vesting Tentative Tract Map could have a significant
effect on the environment, however, all potentially significant effects were analyzed
adequately in the EIR, and mitigation measures presented in the Los Banos
General Plan 2042 EIR have been included as conditions of project approval, and
will reduce potentially significant impacts, other than those on prime farmland and
air quality, to a less than significant level;

The proposed project was adequately described, examined, and evaluated in Los
Banos General Plan 2042 EIR.

The proposed project is consistent with the General Plan land use designation and
zoning district applicable to the project site. The project’s density of 10.5 units per
net acre falls within the allowable density range of seven (7) to twenty (20) units
per net acre for this zoning district. The project meets the density requirements
and will be required to adhere to the City's Policies of the General Plan 2042, the
development and operational standards set forth in the Los Banos Municipal Code,
and all regulations administered by the City and relevant agencies. Additionally,
the proposed project is within the development density that has been analyzed
through the Los Banos General Plan 2042 EIR;

. No significant new information or changes in the environmental setting have

occurred that would result in new or greater significant effects not studied in the
EIR;

No further environmental documentation is required because the proposed project
was contemplated and adequately analyzed in the EIR;

10.The project was adequately noticed on November 26, 2025 and considered at a

public hearing on December 10, 2025;



11.The project will be subject to the applicable mitigation measures presented in the
EIR;

12.The City will monitor the implementation of mitigation measures in accordance with
the Los Banos General Plan 2042 EIR Mitigation Monitoring Program; and

13.The EIR and the CEQA findings for the EIR are incorporated herein by reference.



EXHIBIT B

FINDINGS FOR APPROVAL OF VESTING TENTATIVE TRACT MAP #2025-03 — SAN
LUIS ESTATES SUBDIVISION

The City of Los Banos Planning Commission hereby finds as follows:

1.

The Los Banos General Plan was adopted by the City in October 2022 and
the Los Banos General Plan 2042 EIR was prepared pursuant to the Los
Banos General Plan and adopted by the City on October 19, 2022.

The proposed project is consistent with the City of Los Banos General Plan
“Medium Density Residential” land use designation for the site, and with the
Los Banos Municipal Code “Medium Density Residential” designation for
the site.

The proposal will not be detrimental to the health, safety, comfort, or general
welfare of the persons residing or working in the City of Los Banos, or
injurious to property or improvements in the surrounding neighborhoods or
within the City. The project will enhance the surrounding area and offer the
surrounding community choices for housing.

The proposed Vesting Tentative Tract Map is compatible with the adjacent
uses, properties, and neighborhoods, and will not be detrimental or injurious
to property or improvements in the neighborhood or to the general welfare
of the City, and the specific types, densities, and configuration of residential
uses are compatible with the surrounding residential and educational uses
and will not result in detrimental effects to neighboring properties or to City
services.

The project will provide adequate pedestrian and bicycle routes within the
project, and, as conditioned, to nearby destinations including schools.



EXHIBIT C

CONDITIONS OF APPROVAL FOR VESTING TENTATIVE TRACT MAP #2025-03 —
SAN LUIS ESTATES SUBDIVISION

General

1.

The applicant shall submit a revised Vesting Tentative Tract Map to the
Community and Economic Development Department reflecting any
modifications, additions, and/or conditions of approval, within 30 days from
Planning Commission approval. If necessary, the revised Vesting Tentative
Tract Map shall be reviewed by the City Engineer and the Community and
Economic Development Director and signed by the Community and
Economic Development Director for purposes of providing a clear record of
the approved Vesting Tentative Tract Map.

Prior to the recordation of a Final Map the Developer shall form or annex
the Subject Property to a Community Facilities District created for the
purposes of funding public safety, as authorized by Government Code
Section 53313(a) and (b). The form, terms and conditions and the tax rate
for the formation of the Mello-Roos district, or in the alternative the
annexation of the subject property to an existing district, shall be as
approved by the City Council, as determined in its sole and exclusive
discretion. District formation or annexation shall be at the sole cost of the
Developer.

Prior to approval of any Final Map, the Developer shall form or annex the
subject property to a Lighting and Landscaping District created for purposes
of maintaining public landscape areas, signage and public lighting including
a share of traffic signal maintenance costs as authorized pursuant to the
Landscape and Lighting Act of 1972, Part 2 of Division 15 of the California
Streets and Highways Code, and Article XIIID of the California Constitution.
The form, terms and conditions and the tax rate for the formation of the
Lighting and Landscaping District, or in the alternative the annexation of the
subject property to an existing district, shall be as approved by the City
Council, as determined in its sole and exclusive discretion. It is the intent of
the parties that the assessment of the subject property will be apportioned
to each parcel in proportion to the special benefit it receives. District
formation or annexation shall be at the sole cost of the developer.

The project shall be subject to and the Developer shall pay development
impact fees enacted by the City, including scheduled or periodic increases
as provided for in the adopting ordinance or resolutions in effect at the time
of the Developer's request for the issuance of a building permit and/or as
included in the Subdivision Improvement Agreement.

The Vesting Tentative Tract Maps, Final Maps, and Improvement Plans
shall be consistent, as conditioned.

The project shall comply with all applicable Caltrans requirements,
conditions, and improvement obligations, and shall obtain an encroachment
permit from Caltrans for any work occurring within or adjacent to the
Caltrans right-of-way.

Approval and life of the Vesting Tentative Tract Maps shall be as set forth
in the Los Banos Municipal Code.

All development shall be consistent with the Vesting Tentative Tract Map
#2025-03, reflecting any amendments added during approval.

The Final Map(s) shall be in substantial compliance with the approved
Vesting Tentative Tract Map, including any changes set forth in the
conditions of approval.



10.

11.

12.

13.

14.

18.

16.
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18.

19.

20.

21.

22.

The design, appearance, and architectural features of all residential units
within the subdivision shall be in substantial compliance with the
architectural plan set submitted to the City on June 13, 2025. Minor
modifications may be approved by the Community and Economic
Development Director, provided such changes do not materially alter the
character, style, or overall design intent of the approved plans.

A Final Map shall be prepared by a professional land surveyor licensed in
California or a professional engineer licensed in California and qualified to
practice land surveying, according to the Subdivision Map Act, and local
ordinances.

At least two points on the Final Map shall be tied to the California State
Plane Coordinate System (NAD 83) with ties shown and closure
calculations depicting the tie bearings and distances.

A letter from the Tax Collector shall be submitted prior to the recording of
the Final Map which indicates that taxes have been paid or a bond has been
posted.

A Final Map Guarantee shall be prepared and provided to the County
Recorder.

When the submittal has been technically approved, the original mylars and
a conforming mylar will be signed and notarized (notary shall not be
stamped on the map) and delivered to the Public Works Department.

Developer shall include a Public Utility Easement of ten (10) feet along all
road frontages.

For subject properties within 1,000 feet of agricultural operations, deed
notices shall be recorded with the final map. The deed notice shall require
property purchasers to acknowledge the existing and ongoing commercial
and/or agricultural uses on adjacent and nearby properties, and the Merced
County Right-to-farm Ordinance.

Building Master Plans shall be approved by the Community and Economic
Development Department and Building Department prior to issuance of the
first building permit and shall be consistent with Vesting Tentative Tract Map
#2025-03.

Improvement Plans shall be submitted to the City for approval prior to/or
concurrent with the application for each final map and the following note
shall be required: “The Contractor is responsible for protecting and
preserving survey monuments and other survey markers. Any survey
monuments damaged as a direct or indirect result of construction activities
shall be re-established by a duly licensed land surveyor at the Contractor’s
sole expense. A corner record shall be filed in accordance with State law
for any reset monuments at the Contractor’s sole expense.”

Improvement Plans shall include a street signage and striping plan to be
approved by the Public Works Director.

Subdivision improvements may be constructed prior to the recording of the
Final Map subject to City approval of Improvement Plans and payment of
applicable plan check and inspection fees, and satisfaction of all
construction conditions of approval.

If applicable, off-site public improvement plan(s) shall be submitted to the
Public Works Department for approval prior to/or concurrent with the
application for the Final Map. The developer shall not commence off-site
improvements until approval is received by the Public Works Department.
The developer shall enter into a subdivision improvement agreement with



28.

24.

25.

26.
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28.

29.

30.

31.

32.

33.

34.

35.

the City and provide labor and maintenance bonds in an amount of 100%
of the Engineer's Estimate for public improvements to be completed
following recordation of the Final Map.

The project is subject to the appropriate Development Impact Fees as
established by the City.

Masonry walls shall be installed where residential lots are adjacent to San
Luis Street, Place Road, Canal Farm Lane, and Miller Lane as illustrated on
the VTTM. Maintenance of masonry wall segments facing the public right-
of-way shall be funded and provided through the Lighting and Landscape
Maintenance District. The interior-facing side of the masonry wall shall be
maintained by the respective property owners.

The masonry wall along Canal Farm Lane shall extend the full length of the
15-foot rear yard adjacent to the curb ramp on lots 48 and 54.

The applicant shall obtain City approval in advance for permanent and
temporary on-site and off-site signs through separate sign reviews and
bonding consistent with the development criteria of the Los Banos Municipal
Code — Sign Ordinance.

It is the applicant's responsibility to ensure that the development complies
with the Americans with Disabilities Act requirements.

It shall be the responsibility of the applicant to convey copies of the
conditions of approval to all contractors and sub-contractors.

Building permits will be issued in accordance with City Subdivision Policy
that identifies the improvements required in order for a building permit to be
issued.

All structures, foundations, and footings for future buildings on the project
site shall be designed and constructed to conform with the current Uniform
Building Code for Seismic Zone 4 to minimize structural damage resulting
from potential seismic activity.

An engineering soils report shall be prepared for all projects in order to
identify soil characteristics requiring special structural design. On-site and
off-site structural design shall conform to the findings and recommendation
of the engineering soils report. The report shall be prepared prior to
issuance of a grading permit, subject to review and approval of the Los
Banos City Engineer.

Prior to issuance of building permits for development of sensitive residential
land uses (e.g. houses, schools, parks, day care), or other uses in which
persons may contact soils), a Phase 1 environmental assessment shall be
prepared to determine if soils contain hazardous materials. If necessary, a
remediation plan shall be created and implemented. The assessment and
any necessary remediation plans shall be subject to the approval of the
Community Development Department.

Improvement Plans and Grading Plans shall delineate the location and
design of all required walls and fences including retaining walls.

Undeveloped portions of the subdivision shall be controlled of weeds and
free of debris and litter.

Due to the possibility that significant buried cultural resources might be
found during construction, the following language shall be included in any
permits issued for the project site, including, but not limited to building
permits for future development, subject to the review and approval of the
Los Banos Planning Division:



36.

If archaeological resources or human remains are discovered during
construction, work shall be halted at a minimum of 200 feet from the find
and the area shall be staked off. The project developer shall notify a
qualified professional archaeologist. If the find is determined to be
significant, appropriate mitigation measures shall be formulated and
implemented.

In the event of an accidental discovery or recognition of any human remains
in any location other than a dedicated cemetery, the City shall ensure that
this language is included in all permits in accordance with CEQA Guidelines
section 15064.5(e):

If human remains are found during construction there shall be no further
excavation or disturbance of the site or any nearby area reasonably
suspected to overlie adjacent human remains until the Los Banos Police
Department contacts the coroner of Merced County to determine that no
investigation of the cause of death is required. If the coroner determines
the remains to be Native American, the coroner shall contact the Native
American Heritage Commission within 24 hours. The Native American
Heritage Commission shall identify the person or persons it believes to be
the most likely descendent from the deceased Native American. The most
likely descendent may then make recommendations to the landowner or the
person responsible for the excavation work, for means of treating or
disposing of, with appropriate dignity, the human remains and associated
grave goods as provided in Public Resources Code Section 5097.98. The
landowner or his authorized representative shall rebury the Native
American human remains and associated grave goods with appropriate
dignity on the property in a location not subject to further disturbance if: a)
the Native American Heritage Commission is unable to identify a most likely
descendent or the most likely descendent failed to make a recommendation
within 24 hours after being notified by the commission; b) the descendent
identified fails to make a recommendation; or c) the landowner or his
authorized representative rejects the recommendation of the descendent,
and the mediation by the Native American Heritage Commission fails to
provide measures acceptable to the landowner.

Pre-Construction and Construction

36.

37,

38.

39.

A minimum 200-foot separation shall be maintained between residences
and material stockpiles, debris piles or containers and equipment storage
during the construction process. If such storage must be located within 200
feet of a residence, a six-foot high opaque fence shall shield the storage
area from view when the storage area is inactive for more than eight hours.
This requirement shall be incorporated into the specifications for all
construction plans, subject to review and approval by the City of Los Banos
Community and Economic Development Director.

Two points of all-weather access shall be provided to all areas of the
development during all phases of construction to the satisfaction of the Fire
Department in areas where residential units are under construction.

Temporary construction trailers shall be permitted only in areas immediately
adjacent to or within that portion of the subdivision where active subdivision
construction is taking place. Placement of said construction trailer is subject
to the Community and Economic Development Director approval in
accordance with Title 9, Chapter 3, Article 38, Temporary Use Ordinance of
the Los Banos Municipal Code.

During construction, and for safety purposes, the developer and assigned
contractors shall keep the public right-of-way clear of obstructions, and
provide for clean up on a daily basis.



40.

41.

42.

43.

44.

45.

46.

47.

Air Quality:

Prior to acceptance of public improvements, all entries to the subdivision
shall be barricaded to prevent the public from entering the construction site.

Undeveloped portions of development sites shall be controlled of weeds
and free of debris and litter. The applicant shall provide protection against
wind and water soil erosion on undeveloped portions of the project site.
Temporary vegetation on undeveloped portions of the project site shall not
be allowed to grow taller than eighteen inches.

All contractors and subcontractors performing work relative to this project
shall obtain City of Los Banos Business Licenses, prior to start of work on
the project. All work performed on the project shall comply with the
requirements of the State Business and Professions Code.

Construction shall be limited to those times allowed by City Ordinance:
Monday through Friday from 7:00 am to 7:00 pm; Saturday from 8:00 am to
7:00 pm; and Sunday from 9:00 am to 7:00 pm. Properly muffled equipment
shall be used.

The developer shall incorporate soil erosion control measures into grading
and drainage plans that comply with NPDES storm water regulations.
These measures shall be monitored for effectiveness by the City of Los
Banos. Such measures may include, but not be limited to, the following:

a. Limit disturbance of soils and vegetation disturbance removal to the
minimum area necessary for access and construction;

b. Confine all vehicular traffic associated with construction to the right-of-
way of designated access roads;

c. Siltfencing installed in accordance with the American Society for Testing
and Materials standard D6462.

d. Adhere to construction schedules designed to avoid periods of heavy
precipitation or high winds;

e. Ensure that all exposed soil is provided with temporary drainage and soil
protection when construction activity is shut down during the winter
periods;

f. Inform construction personnel prior to construction and periodically
during construction activities of environmental concerns, pertinent laws
and regulations, and elements of the proposed erosion control
measures;

g. Compliance with National Pollution Discharge Elimination System
(NPDES) permits administered by the California Regional Water Quality
Control Board; and

h. Development of a plan to employ best management practices that
reduce the level of pollutants discharged into natural waterways and
wetlands.

Where standard corner lot side yards abut a street, a minimum three-foot
landscaping area shall be provided between the back of sidewalk and the
fence.

Restricted access rights shall be irrevocably offered for dedication to the
City along the rear edge of private property where properties back onto
streets, and shall be shown on final maps.

Masonry walls shall be in conformance with Vesting Tentative Map.

10



48.

49.

50.

51.

Housing units shall be oriented to maximize passive solar cooling and
heating when practicable.

Electrical outlets shall be installed around the exterior of residences to
encourage use of electrical landscape maintenance equipment.

Only low emitting, EPA approved fireplace inserts or natural gas fireplaces
shall be installed. No open hearth fireplaces shall be allowed.

The developer shall comply with all applicable Indirect Source Rule
requirements of the San Joaquin Valley Air Pollution Control District.
Developer shall prepare an air emissions reduction if required.

Access and Circulation:

52.

53.

54.

55,

56.

5.

58.

59.

60.

61.

Where applicable, and as determined by the Public Works Director, all
street traffic impact fee reimbursements shall be per the Transportation
Impact Fee program (TIF).

Half-street sections will not be permitted in the construction of VTTM #2025-
03.

Full-width improvements for Place Road extension from Canal Farm Lane
to San Luis Street, shall be constructed in conformance with the VTTM. Any
improvements that extend beyond the fair share of Place Road may be
reimbursable as deemed appropriate by the Public Works Director. Full-
width improvements for this segment of Place Road extension shall be
completed and accepted by the City Council concurrent with the completion
of Phase 1.

All bicycle paths shall be designed in conformance with Caltrans design
standards, and shall specifically be designed to reduce intersection conflicts
between cyclists and automobiles, using signage, lighting, and/or special
street pavement treatments at and near points of intersection.

The developer shall be responsible for constructing public streets per the
Vesting Tentative Tract Map including, but not limited to curb, gutter and
sidewalk, decorative masonry wall, and landscaping where noted. The City
recognizes the Project’s final mapping and development may be phased.
As Final Maps are filed with the City for the Project, the Developer shall
coordinate with the City Engineer and the City Engineer shall determine the
scope of improvements required for each phase, or each Final Map.

Improvements to arterials and collector streets shall be completed prior to
occupancy of any use within each phase as shown on the improvement
plans, and improvements to neighborhood streets shall be complete prior
to occupancy of any house that requires the street for access.

All street signage and striping within the project area shall be approved by
the Public Works Department and shall meet all line-of-sight requirements.

Prior to acceptance of subdivision improvements, the developer shall install
all street and traffic control signs, pavement striping, and street name signs
in accordance with the public improvement plans and City and/or Caltrans
standards.

Final Map(s) shall show a non-access strip 12 inches in width on private
property along Miller Lane, San Luis Street, Canal Farm Lane, and Place
Road, except at driveways, for the purpose of constructing sound walls and
decorative masonry walls.

The developer shall be responsible for obtaining encroachment permits

from the City of Los Banos prior to performing any work within the City’s
right-of-way.
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62.

63.

64.

Utilities:

65.

66.

67.

68.

69.

70.

71:

Water:

72.

73.

74.

75.

Sewer:

Prior to Final Map approval, the developer shall have a Traffic Engineer
design traffic calming measures throughout the project area to be approved
by the Public Works Director/City Engineer. Traffic calming measures may
include, but are not limited to, raised intersections, speed cushions, stop
signs, varied cross sections, solar speed limit radars, and roundabouts to
be installed by the developer.

Developer shall construct a six (6) inch curb at the back of all ADA ramps
per Cal Trans Standard Case C Ramp.

Driveway widths shall comply with City standards.

The applicant shall construct water, sewer, and storm drainage facilities as
noted on the Vesting Tentative Tract Map, in accordance with City
standards. The project shall comply with the current City Plans, Standards,
and Specifications, all Master Plan requirements, and the applicant shall
work with the Public Works Department in regards to needed infrastructure
and development during the Improvement Plan review stage.

In conformance with the Subdivision Map Act, the developer shall permit
installation of underground cable television delivery systems within public
utility easements. All dwellings shall be made cable ready.

Prior to approval of Improvement Plans or Final Maps, the developer shall
obtain any necessary easements for utilities across adjoining properties.

All existing overhead utilities shall be placed underground with the
exception of high voltage power lines. No new overhead utility lines and
equipment shall be shown on Improvement Plans and Grading Plans.

Where the invert is six feet or greater below finish grade, a minimum
clearance of five feet from lip of gutter to the edge of pipe shall be provided
for underground utility lines.

All street lighting shall be hooded and/or fitted with prismatic directional
lenses to prevent illumination onto adjoining properties and glare into on-
coming traffic. Streetlight locations shall be shown on Improvement Plans.
Developer shall install street lights to meet the illumination standards
required in the City street light standards.

If capacity of public sewer/water facilities required to service this tract are
deemed insufficient, the developer may be required to upgrade facilities as
necessary.

The proposed project shall conform to the requirements of the Los Banos
Water Master Plan, including payment of the water connection impact fee.

Approved backflow devices shall be installed as required.
Domestic water services shall not be placed in driveways.
Prior to recordation of a Final Map, certification shall be obtained by the
Central California Irrigation District that the property has been detached

from CCID, or that remaining CCID lines will be intact or rerouted to the
satisfaction of CCID.
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76.

¥t

The developer shall construct all on-site and off-site sewer facilities
necessary to serve the project, subject to reimbursement for over-sizing, as
determined by the City.

Prior to submission of improvement plans for the first phase of development,
a Master Sewer Plan for the development shall be submitted, reviewed, and
approved by the City Engineer.

Storm Drainage:

78.

74.

80.

81.
82.

83.

Upon issuance of a building permit, reimbursements for the San Luis Storm
Line and Basin at Talbot Park Reimbursement shall be payable to the City
of Los Banos in the amount of $858.61 per unit.

If the public storm drain facilities that are required to service this tract are
deemed insufficient the developer may be required to upgrade facilities as
necessary.

Final Improvement Plans for the storm drainage system shall utilize the TR-
55 analysis method.

All development shall comply with the Phase |l storm water regulations.

Final Improvement Plans for the storm drainage system shall be submitted
to the City and reviewed and approved by the City Engineer prior to
issuance of a grading permit.

The Developer shall generate a Storm Water Pollution Prevention Plan
(SWPPP) for pre and post construction best management practices
(BMPs). A Notice of Intent (NOI) shall be submitted and approved prior to
construction by the State Department of Water Resources.

Public Safety:

84.

85.

86.

87.

88.

89.

90.

91.

Fire department requirements for the placement of fire hydrants shall be
complete prior to approval of development permits.

Fire hydrants shall be installed at locations approved during the
Improvement Plan stage and shall be installed based upon City standards.

Fire hydrant location/spacing and proposed emergency vehicle
access/circulation will be subject to review by the City of Los Banos Fire
Department.

The developer, as specified by City development standards, shall install
“Blue Dot” fire hydrant locators.

Each residence shall have a 6-inch lighted address numbers of contrasting
color installed on the front elevations or alternative size as agreed to by
developer and Fire Chief.

The developer shall comply with the City Fire Codes and regulations subject
to Fire Department approval in regards to building requirements, fire hydrant
placement, and sprinkler requirements.

Fire hydrants (or other methods approved by the Fire Chief) shall be in place
and functioning prior to approval of the first residential building permit. Fire
hydrants (or other methods approved by the Fire Chief) shall be operational
to the satisfaction of the Fire Chief prior to combustible material being
located on the site.

Street names shall be approved by the Fire Department.

13



92.

93.

Curb cuts along separated sidewalk, driveways, parking lots, water lines,
fire hydrants, and underground utilities shall be completed prior to issuance
of building permits.

Upon completion and approval of the project plans, developer shall submit
an electronic file to the Fire Department providing information on street
layout, hydrant locations, water mains, storm drain inlets (i.e. Fire
Department pre-planning).

Landscaping:

Parks:

94.

95.

96.

97.

88.

99.

100.

101.

102.

103.

All residential lots shall have fully landscaped front yards prior to occupancy
of each dwelling. Front yard landscape plans shall be submitted with the
development Master Plans prior to building permit issuance and shall be
approved by the City Engineer and Community and Economic Development
Director.

Draught tolerant planting may replace front yard turf as approved by the
Community and Economic Development Department and Public Works
Department.

The developer shall comply with the adopted street tree ordinance.
Masonry walls shall be landscaped to discourage graffiti.

The applicant shall submit landscape and irrigation plans with each phase
of the improvement plans for City review and approval of streetscape
landscaping.

Landscape plans for single-family residences shall utilize drought tolerant
plantings for no less than 75 percent of front yards. Turf varieties shall be
chosen for drought tolerance. lIrrigation systems shall be set to minimize
water use and spillage onto paved areas.

Landscape plans shall be designed in accordance with any adopted revised
Water Efficient Landscape Ordinance and revised landscape standards
including adoption of amendments to the existing and revised Ordinance
and/or standards, such revised standards shall apply to the Project
immediately upon adoption by the City Council. However, said revised
landscape standards shall not apply to new landscaping for any residential
lot where a building permit has been issued prior to the adoption of the
revised Ordinance and/or standards.

Landscaped pedestrian walkways shall be installed at the ends of
Homestead Drive and Dragonfly Drive to provide pedestrian and
emergency vehicle access to San Luis Street.

A Park Dedication and Parks and Recreation Impact Fee shall be paid with
each building permit for the development of new recreational facilities in Los
Banos.

In accordance with the Los Banos Municipal Code Title 9, Chapter 2, Article
16, the Developer shall dedicate land for park and recreational purposes or
pay in-lieu fees, or a combination thereof, as determined by the City, with
recordation of the first final map. In-lieu fees shall be paid per residential
unit prior to issuance of each building permit. The amount of land
dedication and/ or in-lieu fees shall be determined by the Director of Public
Works in accordance with the formulas set forth in Sections 9-2.1604 and
9-2.1606 of the Los Banos Municipal Code and based on the most recent
population per household data published by the California Department of
Finance and the fair market value per buildable acre established by City
Council resolution.
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Notice: This approval may contain fees, dedications, reservations or other exactions as
defined by the Mitigation Fee Act (Government code sections 66000 et seq.) This notice
triggers the 90 day protest period as provided for by the Mitigation Fee Act.
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