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AGENDA

CITY COUNCIL MEETING

CITY HALL COUNCIL CHAMBERS
520 J Street

Los Banos, California

AUGUST 5, 2020 - 3:00 PM

Temporary Public Comment Email Established for the City of Los Banos
City Council Meeting of August 5, 2020 - emails must be received by 3:00 PM:

The City has established a temporary email address citizens can use to email public
comments on any agenda item, limited to 250 words or less. Any public comments

received by August 5. 2020 prior to 3:00 PM will be read aloud during the
appropriate time and agenda item.

The email address is cityclerk@losbanos.org

Public comment during Public Hearings will be taken in real time via email.
Once the Public Hearing is opened, the City Council will pause the meeting in order to

receive emails directed at the Public Hearing (up to 250 words) and will read
comments into the record after resuming the meeting, as time permits.

Please indicate that comments are for a particular Public Hearing by putting
"Public Hearing" in the subject line of the email and the title of the Public Hearing.

The Council Chambers are closed to the public, those interested in viewing the
City Council meeting can do so on the City of Los Banos' Website at:

https:llwww youtube.com/watch?v=sc3NQ8A8iuE&feature=youtu.be

! ':

If you require special assistance to attend or participate in this meeting, please call the
City Clerk's Office @ (209) 827-7000 at least 48 hours prior to the meeting.

The City of Los Banos complies with the Americans with Disabilities Act (ADA) of 1990.
* * * *. * * ** * * * * * *.

Si requiere asistencia especial para atender 0 participar en esta junta por favor IIame a la of/cina
de la Secretaria de la ciudad al (209) 827-7000 a 10 menos de 48 horas previas de la junta.

La Cuidad de Los Banos cumple con la Acta de Americanos con Deshabilidad (ADA) de 1990.
~ _ _ _ _ __.._..__ __._-_.._..__-_ _--_ _ _ _ _..__.._--_ __ __ _._ _._ _.._ _..__.._--_..- _~ _ ~

Any writings or documents provided to a majority of the City Council
regarding any item on this agenda will be made available for public inspection at the meeting

and in the City Clerk's office located at City Hall, 520 J Street, Los Banos, California
during normal business hours. In addition. such writings and documents may be posted

on the City's website atwww.losbanos.org.
**********

Cualquier escritura 0 los documentos proporcionaron a una mayorfa del Ayuntamiento respecto a cualquier
articulo en este orden del dia sera hecho disponible para la

inspecci6n publica en la reunion y en la of/cina de la Secretaria de la ciudad en City Hall, 520 J Street. Los Banos,
California durante horas de of/cina normales. Ademas, tales escrituras y los documentos

/Jueden ser anunciados en el website de la ciudad en www.losbanos.orq........................................................................................................................................................................................................................................................ ..
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1. CLOSED SESSION. 3:00 PM
(Members of the public may address the City Council Members on the following
closed session items. Speakers may submit their comments by submitting a
written statement, limited to 250 words or less, by dropping it off in the Utility
Payment Box at City Hall, 520 J Street, by mail or emailing
cityclerk@losbanos.org. Comments received will be read into the record during the
City Council Meeting.)

A. Conference with Labor Negotiators, Pursuant to Government Code Section
54957.6, Agency Designated Representatives: City Manager Terrazas, City
Attorney Vaughn, City Clerk/Human Resources Director Mallonee, Finance
Director Williams, Legal Counsel Tuffo; Employee Organizations: Los Banos
Police Officers Association (LBPOA), Los Banos Police Sergeants
Association (LBPSA), Los Banos Fire Fighters Association (LBFFA), Los
Banos Police Dispatchers/Community Services Officers Association
(LBPDCSOA), Los Banos Public Employees Union (Public Works) Local
1/AFSCME and Unrepresented Miscellaneous Employees.

2. CALL TO ORDER.

3. PLEDGE OF ALLEGIANCE.

4. ROLL CALL: (City Council Members)

Faria _, Johnson-Santos __, Jones __, Lewis __, Villalta _

5. CONSIDERATION OF APPROVAL OF AGENDA.

4:00 PM

6. PUBLIC FORUM. (Members of the public may address the City Council Members
on any item of public interest that is within the jurisdiction of the City Council;
includes agenda and non-agenda items. No action will be taken on non-agenda
items. Speakers may submit their comments by submitting a written statement,
limited to 250 words or less, by dropping it off in the Utility Payment Box at City
Hall, 520 J Street, by mail or emailing cityclerk@losbanos.org. Comments received
will be read into the record during the City Council Meeting.)

7. CONSIDERATION OF APPROVAL OF CONSENT AGENDA. (Items on the
Consent Agenda are considered to be routine and will be voted on in one motion
unless removed from the Consent Agenda by a City Council Member.)

A. Check Register for #222973 - #223245 in the Amount of $2,257,798.45.

Recommendation: Approve the check register as submitted.

B. Fourth Quarter Investment Report for the 2019/2020 Fiscal Year.

Recommendation: Accept the report as submitted.
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C. Minutes for the July 15, 2020 City Council Meeting.

Recommendation: Approve the minutes as submitted.

D. Minutes for the July 29, 2020 Special City Council Meeting.

Recommendation: Approve the minutes as submitted.

E. City Council Resolution No. 6243 - Authorizing the City Manager to File a
Regional Surface Transportation Program (RSTP) Exchange Program Fund
Claim Form for Fiscal Year 2019-2020 in the Amount of $482,931.

Recommendation: Adopt the resolution as submitted.

F. City Council Resolution No. 6244 - Approving the Annual Local
Transportation Fund (LTF) Claim to be Filed with the Merced County
Association of Governments (MCAG) for Fiscal Year 2020-2021.

Recommendation: Adopt the resolution as submitted.

G. City Council Resolution No. 6245 - Authorizing Award of Construction
Contract to Joe's Landscaping and Concrete Inc. in the Amount of $234,770
with a 5% Contingency in the Amount of $11,738.50 for the Los Banos Dog
Park Project and Adopt a Revised Budget for the Fiscal Year 2020-2021 as it
Pertains to the Los Banos Park Fund Account.

Recommendation: Adopt the resolution as submitted.

H. City Council Resolution No. 6246 - Approving and Adopting Final Tract Map
No. 2017-01 Stonecreek at Los Banos the Villages VII Phase 2B Unit 1 and
Accompanying Subdivision Improvement Agreement (Anderson Homes).

Recommendation: Adopt the resolution as submitted.

I. City Council Resolution No. 6247 - Approving and Adopting Final Tract Map
No. 2017-01 Stonecreek at Los Banos the Villages VII Phase 2B Unit 2 and
Accompanying Subdivision Improvement Agreement (Anderson Homes).

Recommendation: Adopt the resolution as submitted.

J. City Council Resolution No. 6248 - Amending City Council Resolution No.
6012 Relating to the City's Conflict of Interest Code.

Recommendation: Adopt the resolution as submitted.

K. City Council Resolution No. 6249 - Ratifying Executive Order 2020-03 and
Amendment NO.1 to Executive Order 2020-02 as it Pertains to Temporary
Outdoor Operations and Planning Commission Meeting Times.

Recommendation: Adopt the resolution as submitted.

8. 2020 CENSUS UPDATE PRESENTATION.

Recommendation: Informational item only, no action to be taken.
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9. BILLY WRIGHT LANDFILL PRESENTATION.

Recommendation: Informational item only, no action to be taken.

10. PUBLIC HEARING. (If you challenge the proposed action as described herein in
court, you may be limited to raising only those issues you or someone else raised
at the public hearing described herein or in written correspondence delivered to the
City at, or prior to, the public hearing.)

A. Public Hearing - To Receive Public Comment and Consideration of
Repealing Local Amendments Section 8-1.18 A and Section 8-1.18 B of the
Los Banos Municipal Code Related to "Water Heater Prohibited Locations
and Water Heater Protection from Damage".

1) Ordinance No. 1186 - Repealing Previously Enacted Local Amendments
to the California Plumbing Code as it Pertains to Water Heaters.

(Second Reading & Adoption)

Recommendation: Receive staff report, open the public hearing, receive public comment,
close the public hearing, waive the second reading, and adopt the ordinance as submitted.

B. Public Hearing - To Receive Public Comment and Consideration of Levying
Properties for Weed Abatement Services Performed During the Fiscal Year
2019-2020 or Prior for Areas of Land Located in the City of Los Banos,
Merced County as Follows: Assessor Parcel Numbers 025-033-019, 027
055-017, 027-086-009, 027-096-013, 081-200-004, 081-200-005, 081-200
008, 081-200-009, 081-200-011, 081-200-012, 082-594-001, 083-390-073,
084-243-012,428-255-016.

1) City Council Resolution No. 6250 - Authorizing the Levy and Collection
of Assessments for Weed Abatement within the City of Los Banos.

Recommendation: Receive staff report, open the public hearing, receive public comment,
close the public hearing and adopt the resolution as submitted.

C. Public Hearing - To Receive Public Comment and Consideration of a Final
Development Plan #2020-01 for Mission Village South Phases 5A and 5B for
the Project Site Located East of Mercey Springs Road, South of Mission Drive
and North of Willmott Avenue, APN 428-280-012.

1) City Council Resolution No. 6251 - Approving Final Development Plan
#2020-01 for Mission Village South Phase 5.

Recommendation: Receive staff report, open the public hearing, receive public comment,
close the public hearing and adopt the resolution as submitted.

11. COVID-19 STATUS UPDATE.

Recommendation: Informational item only, no action to be taken.

12. ADVISEMENT OF PUBLIC NOTICES. (Four reports)
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13. CITY MANAGER REPORT.

14. REPORT/UPDATE ON MERCED COUNTY ASSOCIATION OF GOVERNMENTS
(MCAG) AND MEASURE V COMMITTEE.

Recommendation: Informational item only, no action to be taken.

15. CITY COUNCIL MEMBER REPORTS.

A. Tom Faria

B. Daronica Johnson-Santos

C. Brett Jones

D. Deborah Lewis

E. Mayor Mike Villalta

16. ADJOURNMENT.

I hereby certify under penalty of perjury under the laws of the State of California that the foregoing
~M::". bulletin board not less than 72 hours prior to the meeting.

Sara Blevins, Deputy City Clerk Dated this 30th day of July 2020
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At the Cf-oss,.oads oj C,tl~f()nda
asa

City of

----as
Agenda Staff Report

TO:

FROM:

DATE:

Mayor VillaIta and City Council Members

Stacy Souza Elms, Community and Economic Development Director <g8£.
August 5, 2020

TYPE OF REPORT: Public Hearing

SUBJECT: Consideration of Final Development Plan #2020-01 for Mission Village
South Phase 5

Recommendation:

Staff requests that the City Council open the public hearing, receive public comment, and
consider the following action:

1. Adopt a Resolution approving Final Development Plan #2020-01 for Mission
Village South Phase 5.

Background:

The project site is known as Mission Village South Phase 5 which is part of the larger
development project known as Mission Village South.

Mission Village South Phase 5 is zoned Medium Density Residential (R-2) with a General
Plan designation of Medium Density Residential (MDR). The purpose of R-2 zoning is to
maintain a residential character of the district and permit a suitable environment for family
living on a smaller scale by permitting higher density, such as triplexes, duplexes and
detached single family homes. The General Plan MDR land use designation is intended
for small lot single family, low density apartment complexes, and multiple unit homes with
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typical lot sizes ranging from 2,000 to 5,000 square feet. Allowable residential density is
between minimum of 7 and a maximum of 18 units per net acre.

In 2001 the project area was rezoned (ZC #2001-04) to a Planned Development overlay.
The Planned Development overlay allows for flexibility in land use and design with the
goal of creating greater efficiency in land use. The Planned Development overlay
provides for flexibility in uses permitted, lot sizes, yard and building setbacks, and lot
coverage. One constraint of the Planned Development overlay is that the density of the
development shall not be lower than the density of the underlying district. In this case,
as indicated above, the minimum allowable density is 7 units per net acre.

On December 12, 2019, the Los Banos Planning Commission approved a Vesting
Tentative Tract Map (VTTM #2019-01) for the development known as Mission Village
South Phase 5A. VTTM #2019-01 subdivided 8.85 acres into 10 Medium Density
Residential lots and a 7.81 acre remainder parcel. The Los Banos Planning Commission
is the decision making body for the approval of Tentative Tract Maps per the Los Banos
Municipal Code.

On July 8, 2020, the Los Banos Planning Commission approved a second Vesting
Tentative Tract Map (VTTM #2020-02) for the development known as Mission Village
South Phase 5B. (VTTM #2020-02) subdividing the 7.81 acre remainder parcel into forty
(40) Medium Density Residential lots and a 43,036 square foot lot designated for two (2)
multi-family structures. Each multi-family structure will consist of eight (8) residential units,
totaling sixteen (16) multi-family units.

Both maps VTTM #2019-01 and VTTM #2020-02 are conditioned upon the approval of a
Final Development Plan. A Final Development Plan is required by the Los Banos
Municipal Code for all development within a Planned Development Zone. The Los Banos
City Council is the decision making body for the approval of a Final Development Plan.

On July 8, 2020, the Los Banos Planning Commission reviewed Final Development Plan
#2020-01, held a public hearing, and conditionally recommended approval to the Los
Banos City Council of Mission Village South Phase 5.

Discussion:

The project site is located east of Mercey Springs Road, south of Mission Drive, and north
of Willmott Avenue. Vehicle access to Mission Village South Phase 5A Mission Drive and
Phase 5B access will be off of Willmott Avenue. The project site is outlined in yellow on
the area map below. Phase 5A which is proposed to consist of 10 single family lots is
located along the north side of the project area facing Mission Drive. Phase 5B is the
remaining project area (gated) and is located to the south of Phase 5A and is proposed
to consist of 40 single family lots and one large lot with 2 eight-plexes.
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LAND USE:

The project site is currently undeveloped. The project site is zoned Medium Density
Residential (R-2) with a Planned Development overlay. The General Plan designation is
Medium Density Residential (MDR). The following table shows the adjacent land uses:

Property Land Use
Project Site Undeveloped

North Residential

East Residential

South Residential

West Undeveloped

Zone
R-2/PD

R-1

R-1

R-1

H-C

General Plan
MDR

LDR

LDR

LDR

C

R-1 = Low Density Residential

R-2 =Medium Density Residential

H-C = Highway Commercial

PD = Planned Development

3
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MDR = Medium Density Residential
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ENVIRONMENTAL ASSESSMENT:

Pursuant to the California Environmental Quality Act (CEQA) and the City of Los Banos
Environmental Quality Guidelines, this project was previously evaluated in the Mission
Village & Mission Estates Subdivisions and Rezone (SCH #2001021115) Mitigated
Negative Declaration, which was approved by the Los Banos Planning Commission on
July 2001. Staff has determined that environmental review for the project is adequate and
consequently did not prepare a subsequent Mitigated Negative Declaration in accordance
to Section 15162 of the CEQA guidelines. The evidence in the project file support that no
circumstances of further impacts requiring the preparation of a subsequent Mitigated
Negative Declaration are present in this case.

FINAL DEVELOPMENT PLAN ANALYSIS:

Pursuant to Section 9.3-401 of the Los Banos Zoning Code, the purpose of the Planned
Development District (P-D) is:

• To provide an integrated neighborhood development which would otherwise not
be possible under traditional "Iot-by-Iot" zoning.

• Planned Development District encourages innovative and creative development
by allowing flexibility in land use and design.

• The Planned Development District allows the opportunity to provide amenities and
conveniences while maintaining a suitable neighborhood environment and permits
development based on a high standard of performance and design by creating
greater efficiency in land use by providing for flexibility in strict application of the
Zoning Code.

• This is achieved by maximizing open space, preserving natural amenities, and
creating additional amenities as approved by the City Council.

A Final Development Plan is required for the total project or an approved phase of the
project in order for development to occur in the Planned Development District. The City
Council by resolution may grant approval of the Final Development Plan subject to
conditions, or may deny the request. The Planning Commission and the City Council may
impose conditions deemed necessary or desirable to maintain neighborhood compatibility
and to protect the public health, safety or welfare. Examples of such conditions are
height, signs, lot coverage, yards, density, and parking requirements. There are no
minimum lot sizes in the PO overlay; yard areas and building setbacks as set forth in the
Final Development Plan; allowable coverage shall not exceed 70% with the remaining
areas devoted to landscaped open areas, yards, and outdoor recreation.

Project Design
The project is designed for two phases. Phase 5A faces Mission Drive consisting of 10
detached single family residential lots. Phase 5B is the gated portion of the development
and includes 40 single family lots. The majority of the lots are 4,000 to 5,000 square feet,
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there are also a number of larger lots consisting of 6,000 to 7,000 square feet in size.
Phase 58 also consists of a multi family component consisting of two (2) two-story eight
plexes on a 43,046 square foot lot. The stated intent of the design was to present a range
of home choices from seven different home models along with several elevation options
ranging from one (1) and two (2) story attractive production homes positioned on varying
lot sizes throughout the project and to provide a gated community with a multi-family
development consisting to appeal to home buyers who desire a more private lifestyle. As
discussed below, the project does not provide for any significant open space, recreation
areas, or other project amenities.

Of note, Phase 58 is designed without sidewalks. Staff does not support the project
without sidewalks and has conditioned the project to provide sidewalks in accordance
with City standards. It is Staff's position that no sidewalks, even within a gated
development, creates a health and safety issue for pedestrians within the development.
The streets have not been widened from the minimum standards to allow for safe
pedestrian walkability. The development has not been designed to provide for additional
off-street parking to take parked cars off the street to mitigate the lack of pedestrian
access to a sidewalk. Staff has conditioned the Final Development Plan to include
sidewalks per City standards. The applicant objected to this condition at the Planning
Commission Public Hearing.

Land Use
The project site is designated as Medium Density Residential according to the Los 8anos
General Plan with an R-2 zoning and a Planned Development overlay.

Mission Village South Phase 5A proposes 10 Medium Density Residential detached
single family homes on lot sizes varying from 3,755 square feet to 4,697 square feet.

Mission Village South Phase 58 proposes 40 residential detached single family homes
on lot sizes ranging from 4,046 to 12,135 square feet. Also proposed is one multi-family
lot at 43,036 square feet as the location for two (2) eight-plexes. Phase 58 is proposed
to be gated. The resulting density of the proposed project is 7.57 dwelling units per gross
acre (dulac). As discussed below the project does not provide for any significant open
space, recreation areas, or other project amenities.

Architecture
The proposed architecture for the project reflects the character of many older
communities found throughout California's Central Valley such as: Early Californian,
California Coastal, and California Rustic architectural styles. The Final Development Plan
architecture provides a variety in elevation, color scheme, house designs, and setbacks
to provide compatibility with the existing Mission Estates neighborhood. The proposed
elevation styles used within the proposed Final Development Plan will be compatible with,
and complementary to, the existing context in terms of scale, height, and neighborhood
feel. The design will consist of articulated front elevations and set back second stories. A
mixture of gable and hip roofs vary appearance and each design uses a roof pitch that is
consistent with the style it represents giving the different elevations higher or lower
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ridgelines depending on style. The proposed elevations for the production homes utilize
variations in building style, colors, and materials. Each architectural plan group consists
of an elevation of stone veneer used on the base of the homes or different portions of the
front elevations with the body of the structure mainly consisting of stucco with some
options having wood siding. Each architectural plan group also consists of the use of
different types of decorative aesthetic vent features throughout various plans. The
proposed designs have the front door recessed while garages and the elevation adjacent
to the door are similarly or slightly off-set extended to the front fa9ade with minimum two
(2)-car garages.

The Final Development Plan proposes seven (7) different architectural plan groups each
consisting of three (3) distinct elevation styles per plan adding up to a total of twenty-one
(21) different design styles.

The proposed multi-family structures will be two (2) story structures which will have similar
architectural features as the proposed single family structures. The multi-family structures
will have a gabled roof with stone veneer on portions of all elevations with the body of the
structure mainly consisting stucco. There will be arches in the entry locations of the multi
family structure.

Circulation
Mercey Springs Road is an arterial located to the west of the project and Place Road is
an arterial located east of the project site. Willmott Avenue is designated as a minor
arterial which will be the main entry access point to the gated community for Mission
Village Phase 58. Mission Village South Phase 58 will have three (3) private streets, one
of them, Street A, connecting with Willmott Avenue at the only entry point. All private
streets have been proposed to be forty (40') feet wide with rolled curbs. There is a
secondary gate at the Mission Drive, however that will be utilized as an Emergency
Vehicle Access only. Willmott Avenue connects to Las Palmas Street which is designated
as neighborhood/local residential. Las Palmas Street connects to the designated minor
collector, Mission Drive, which is the main access for Mission Village South Phase 5A.
Willmott Avenue has an existing Class II bike lane connecting to Las Palmas which has
an existing Class I bike path which connects to a Class I bike path at Place Road.

There is pedestrian circulation connectivity as the gated community will be conditioned to
provide sidewalks to maintain and enhance the pedestrian connectivity from the gated
community residents to the rest of the surrounding developments. There will be a
restricted pedestrian access gate for the gated community residents which will connect
to sidewalks on Willmott Avenue and Mission Drive. All of the streets are existing minus
the proposed private streets within the proposed gated community. Staff has conditioned
the Final Development Plan to include sidewalks per City standards. The applicant
objected to this condition at the Planning Commission Public Hearing.

Open Space and Recreation
The applicant has not proposed any significant open space, recreation areas, or other
project amenities for the project as required under the PD overlay. Staff has conditioned
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the Final Development Plan to include an open space! park area within the gated
community with certain amenities, but not limited to: play structure, picnic tables, and a
shade canopy structure. The applicant objected to this condition at the Planning
Commission Public Hearing. The nearest parks to the proposed development are Talbot
Park located south of the project site off of San Luis Street and Verona Park located east
of the project site off Palermo Drive. A component criteria for the Planned Development
is the developer incorporate amenities for the residents such as open space, parks, and!
or recreational areas. It is Staff's position that this condition is the minimum standard
necessary to meet the criteria of the PD overlay.

The proposed subdivision will be required to annex into a Landscape and Lighting District
to finance the ongoing maintenance of street lighting, landscaped street medians and
rights-of-ways, storm drainage facilities, water and sewer, sidewalks, street signs, parks
and related facilities, masonry walls, fences, and traffic signals.

Infrastructure/Services
Water: The City of Los Banos would provide domestic water services by connecting to
an existing twelve (12") inch water line at Mission Drive. Routine eight (8") inch distribution
lines are proposed to be installed throughout the project site. All existing groundwater
wells within the boundary of the map have been conditioned to be abandoned to Merced
County Standards. The project is subject to the provisions of the Los Banos Water Master
Plan and will conform to its requirements including, but not limited to, payment of water
impact fees.

Sewer: The City of Los Banos would provide wastewater service to the project site by
connecting to an existing six (6") inch sanitary sewer line at. Mission Drive and an existing
eight (8") inch sanitary sewer line located at Willmott Road. Routine six (6") inch to eight
(8") inch lines are proposed to be installed throughout the project site. The Project build
out has been contemplated in the Wastewater Master Plans and will conform to its
requirements including, but not limited to, payment of the wastewater impact fees.

Drainage: The City of Los Banos would provide storm water drain services by an existing
twelve (12") storm drain along Somerset Avenue which will be extended to Mission Drive
to serve Phase SA. There is an existing catch basin that presently serves Mission Drive.
An existing thirty (30") storm drain located on Willmott Avenue will be used to serve the
proposed gated community Phase 5B. There is an existing eighteen (18") inch storm drain
line stubbed to Phase 5B, which will be abandoned. The storm drain lines will be
consistent to City standards and specifications and to be in accordance with the Storm
Drain Master Plan.

It should be noted that all City infrastructure has been sized to accommodate this use and
will be built in accordance with the City's Utility Master Plans.

CONDITIONS OF APPROVAL:
Staff is recommending approval of Final Development Plan #2020-01 subject to
conditions of approval contained within the Resolution (Attachment 1), including the four
conditions set forth below. The applicant has provided public comment in opposition to
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the staff recommended conditions below, which consist of the following:

3. Prior to issuance of the building permit of the twenty-first (21 5t) single family
dwelling unit, the developer shall commence construction of the multi-family
component of the project.

19. Sidewalks shall be designed and constructed per City standards.

24. Prior to occupancy of the first (1 51) multi-family dwelling unit, a private park shall be
constructed for the gated community.

25. The proposed park shall have but not limited to: a play structure, shade canopy,
and picnic tables to the satisfaction of the Community and Economic Development
Director in accordance with the adopted Final Development Plan.

Staff recommends requiring commencing construction of the multi-family unit prior to
issuance of the 21St single family dwelling unit to ensure the project gets built concurrent
with the single family units. The project is zoned Medium Density Residential (R-2) and
needs the multi-family component to meet the density standards of the General Plan.

Staff believes sidewalks are necessary for safety of pedestrian connectivity in the
community. It is envisioned that this gated community would consist of families with
children walking and riding bikes, and sidewalks would help eliminate conflicts with
vehicles.

Staff believes the park component is necessary to provide an amenity to the gated
community. The multi-family residence will not have yards for outdoor activities and a
centralized space for residents to use would be a healthy amenity. The purpose of the
Planned Development (PD) zoning district is to provide amenities and conveniences while
maintaining a suitable neighborhood environment, which can be achieved by maximizing
open space and creating additonal amenities. The nearest park is approximately % of a
mile away from the project site, and an outdoor recreation area would be a benificial
amenity to the gated community.

For the foregoing reasons, Staff does not support the project without the above described
conditions of approval.

PUBLIC COMMENT:
A public hearing notice was published in the Los Banos Enterprise and notices were
mailed out to property owners within a 300' radius of the project site on July 24, 2020. As
of the date of this staff report, no comments were received.
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Alex Terrazas, City Manager

Attachments:

1. Resolution
Exhibit A: CEQA Findings
Exhibit B: Findings for Approval
Exhibit C: Conditions of Approval

2. Final Development Plan
3. Architectural Elevations
4. Public Hearing Notice - July 24, 2020
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RESOLUTION NO. __

A RESOLUTION OF THE CITY COUNCIL OF THE
CITY OF LOS BANOS APPROVING FINAL
DEVELOPMENT PLAN #2020-01 FOR MISSION
VILLAGE SOUTH PHASE 5

WHEREAS, the Los Banos General Plan was adopted in July 2009, and is the
guiding document for land use in the City of Los Banos; and

WHEREAS, the project site is zoned PD (Planned Development), and Title 9,
Chapter 3, Article 4 - Planned Development District of the Los Banos Municipal Code
(LBMC) outlines the procedure for establishing development standards within PO
districts; and

WHEREAS, the Planned Development was adopted by the City of Los Banos City
Council on June 6, 2001, and

WHEREAS, the applicant submitted a Final Development Plan in accordance with
the Los Banos Zoning Code Sections 9-3.403 and 9-3.407 on May 21,2020; and

WHEREAS, pursuant to CEQA, the CEQA Guidelines, and the City of Los Banos
Environmental Quality Guidelines, the Mission Village South Phase 5 Final Development
Plan #2020-01 was previously and adequately evaluated in the Mitigated Negative
Declaration (SCH #2001021115) for the Mission Village & Mission Estates Subdivisions
and Rezone, which was adopted by the City in July 6, 2001; and

WHEREAS, the Los Banos Planning Commission held a public hearing on July 8,
2020, for the purpose of considering Vesting Tentative Tract Map #2020-02 and Final
Development Plan #2020-01, and environmental documentation, and at the completion
of the public hearing, duly considered the evidence presented and conditionally approved
Vesting Tentative Tract Map #2020-02 and recommended approval of Final Development
Plan #2020-01 to the Los Banos City Council; and

WHEREAS, the City Council of the City of Los Banos scheduled and duly noticed
a public hearing in accordance with California Government Code Section 65091 by
advertisement and notices by mail to property owners within a 300 foot radius of the
project boundaries on July 24, 2020 to consider and take testimony regarding these
matters on August 5,2020; and

WHEREAS, at the City Council meeting of August 5, 2020, the Los Banos City
Council heard and considered testimony, if any, of all persons desiring to be heard;
reviewed the Project Final Development Plan and staff report; studied the compatibility of
the applicant's request with adjacent land uses; has considered the applicant's request in
accordance with the Final Development Plan criteria established in Title 9, Chapter 3,



Article 4 of the Los Banos Municipal Code; and

BASED UPON THE EVIDENCE PRESENTED AT THE PUBLIC HEARING, the
City Council of the City of Los Banos does hereby make the findings set forth in Exhibit A
(CEQA Findings), and Exhibit B (Findings of Approval), attached hereto and incorporated
herein by this reference.

NOW, THEREFORE, BE IT RESOLVED that the City Council of the City of Los
Banos does hereby approve Final Development Plan #2020-01 for Mission Village South
Phase 5, subject to the Conditions of Approval set forth in Exhibit C, attached hereto and
incorporated herein by this reference.

The foregoing Resolution was introduced at a regular meeting of the City Council
of the City of Los Banos held on the 5th day of August 202020, by Council Member---
who moved its adoption, which motion was duly seconded by Council Member _
and the Resolution adopted by the following vote:

AYES:
NOES:
ABSENT:

APPROVED:

Michael Villalta, Mayor

ATTEST:

Lucille L. Mallonee, City Clerk
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EXHIBIT A

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) FINDINGS FOR FINAL
DEVELOPMENT PLAN #2020-01 - MISSION VILLAGE SOUTH PHASE 5

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 City Council hereby finds as follows:

1. Pursuant to CEQA, the CEQA Guidelines, and the City of Los Banos
Environmental Quality Guidelines, the Mission Village South Phase 5B, Vesting
Tentative Tract Map #2020-02 was previously and adequately evaluated in the
Mitigated Negative Declaration (SCH #2001021115) for the Mission Village &
Mission Estates Subdivisions and Rezone, which was adopted by the City in July
6,2001.

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

3. The Project will have significant impacts on air quality, biological resources, and
hydrology and water quality and the City adopted a Statement of Overriding
Considerations when adopting the Los Banos General Plan, with which this project
is consistent with. Feasible mitigation measures identified in the MND will reduce
the project impacts on air quality, biological resources, and hydrology and water
quality.

4. All potentially significant effects were analyzed adequately in the MND, and subject
to the mitigation measures presented in the MND, and will reduce potentially
significant impacts, to a less than significant level.

5. The proposed project was adequately described, examined, and evaluated in the
MND.

6. The Mission Village and Mission Estates MND contemplated a build-out of 621
residential units, the project is the last map of residential development within the
Project Plan, and will utilize 50 single family and 16 multi-family of the
contemplated units, bringing development to a cumulative total of 622 units and
therefore, the proposed project is substantially within the development density
anticipated in the Mission Village and Mission Estates MND.

7. 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
MND.
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8. No further environmental documentation is required because the proposed project
was contemplated and adequately analyzed in the MND.

9. The project was adequately noticed on July 24, 2020, and considered at a public
hearing on August 5, 2020.

10. The project will be subject to the applicable mitigation measures presented in the
MND.

11.The City will monitor the implementation of mitigation measures in accordance with
the Mission Village and Mission Estates Mitigation Monitoring Program.

12.The MND and the CEQA findings for the Mission Village and Mission Estates MND
are incorporated herein by reference.

13. The City of Los Banos Community and Economic Development Department,
located at 520 J Street in Los Banos, is the custodian of the documents that
constitute the record of proceedings upon which the determination to adopt the
MND was based.
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EXHIBIT B

FINDINGS FOR APPROVAL OF FINAL DEVELOPMENT PLAN #2020-01 - MISSION
VILLAGE SOUTH PHASE 5

The City of Los Banos City Council hereby finds as follows:

1. The Los Banos General Plan was adopted by the City in July 15, 2009 and
the Planned Development was prepared pursuant to the Los Banos General
Plan and adopted by the City of Los Banos June 6, 2001.

2. 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
Mission Village South Phase 5 "Planned Development" designation for the
site.

3. The project, as conditioned, complies with the provisions of the City's
Zoning Ordinance, and includes a Final Development Plan to implement the
Planned Development designation pursuant to the requirements of the Los
Banos Municipal Code section 9-3.403 and 9-3.407.

4. The conceptual architectural renderings and schematic building designs,
landscape and lighting designs, and other designs presented in the Final
Development Plan, as conditioned, substantially conform to the
requirements of the City's Residential Design Guidelines.

5. 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 and recreation.

6. The designs of the Final Development Plan, as conditioned, are consistent
with the General Plan and the Mission Village South Phase 5 Planned
Development goals, policies, and programs, and that the project density and
development intensity are consistent with the General Plan and Planned
Development land use designations for the site.

7. The proposed open spaces are 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.
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8. The project will provide adequate pedestrian and bicycle routes within the
project, and, as conditioned, to nearby destinations including schools.

6



EXHIBIT C

CONDITIONS OF APPROVAL FOR FINAL DEVELOPMENT PLAN #2020-01 
MISSION VILLAGE SOUTH PHASE 5

General:

1. All development shall be consistent with the Final Development Plan, reflecting
any conditions of approval or amendments approved by the Los Banos City
Council, which includes: the Vesting Tentative Tract Map, the land use type,
pedestrian and vehicular access, architectural design, parks, open space, and
recreation, public facilities, services, and infrastructure, and phasing plan.

2. Building Master Plans shall be consistent with the Final Development Plan and
approved by the Community and Economic Development Department and
Building Department prior to issuance of a building permit.

3. Prior to issuance of the building permit of the twenty-first (21 8t ) single family
dwelling unit, the developer shall commence construction of the multi-family
component of the project.

Lighting:

4. All street lighting shall be LED. The streetlights shall meet the illumination
standards in the City Street Light standards. After Public Works inspection and
approval, all street light electrical boxes shall be slurried per Public Works
direction.

Architecture and Physical Design:

5. Gate access at Mission Drive shall be for Emergency Vehicle Access (EVA)
only and shall not be used as a general vehicle entrance or exit for the
residence living within the gated community. A pedestrian gate with private
access shall be provided at Mission Drive to allow pedestrian travel for
residents within the gated community.

6. This project shall be subject to P-D (Planned Development) Design Standards
as presented in the Final Development Plan.

7. The monotony of straight building lines shall be alleviated by varying the size
of individual buildings, staggering the front yard setbacks, varying exterior
building materials and colors, articulating building facades, and utilizing
extensive landscaping.

8. The variation in setbacks, unit placement, and materials and colors shall be
implemented in a random fashion with no apparent pattern, to avoid monotony.
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9. The minimum front yard setback for production homes with front-loading
garages shall be 20'. The minimum setback to living areas shall be 15' from
the front yard property line. The minimum front yard setback to porches shall
be 15'.

10.The minimum side-yard setback shall be 5'. Minimum reverse corner street
yard setback shall be 15'.

11. The minimum rear-yard setback shall be 10' for single story, and 18' for multi
story units.

12. The typical architecture and plot plans set forth in the Final Development Plan
are conceptually approved with this application. Plans submitted for building
permits shall be consistent with these elevations in terms of style, material, and
character.

13. To protect privacy, building placement that offsets side-facing second-story
bedroom windows at adjacent houses shall be required.

14. Residential dwelling units shall not exceed 30 feet in height and multi-family
buildings shall not exceed 32' in height.

15. The developer shall provide entry monumentation and/or landscaping to
provide for a neighborhood identity, substantially similar to that shown in the
Final Development Plan.

16.lf parking for model homes is to be provided in a temporary parking lot, such
lot shall be approved by the Community and Economic Development Director
as a commercial lot conforming with Los Banos Municipal Code section 9
3.2009, and shall be removed within 60 days of the end of sales, if not intended
to serve a permanent use.

Physical Amenities:

17. Enhanced pedestrian treatments shall be used at the gated entry of Private
Street A such as, but not limited to stamped concrete as approved by the
Community and Economic Development Director.

18. The developer shall install a seven-foot high decorative masonry wall along the
western property line abutting the commercial parcel to the west of the project
site at the rear of private properties. The developer shall install a 6' high
decorative masonry wall along Willmott Avenue and north lot line of Lot 25.

19. Sidewalks shall be designed and constructed per City standards.

8



Parks and Landscaping:

20. Landscape plans shall emphasize deciduous shade tree plantings to the south
and west of buildings.

21. Landscaping and site design shall substantially conform to the conceptual
plans of the Final Development Plan.

22. The applicant shall comply with the landscaping and irrigation requirements
imposed by the Public Works Department.

23. The developer shall have provide a common park area with, but not limited to:
a play structure, shade canopy structure, and picnic tables.

24. Prior to the occupancy of the first (1 5t) multi-family dwelling unit, a private park
shall be constructed for the gated community.

25. The proposed park shall have, but not limited to the following amenities: a play
structure, shade canopy, and picnic tables to the satisfaction of the Community
and Economic Development Director in accordance with the adopted Final
Development Plan.

26. Landscape plans for each residential front yard shall utilize drought tolerant
plantings. The developer shall be required to follow local and State mandates
regarding water conservation and water efficiency. Once the City adopts a new
water efficient landscape ordinance, the developer shall be required to follow
the new ordinance requirements. Landscaping shall be installed prior to
Certificate of Occupancy.

9



J,]

9

/
I

8

7

~I

HOME

11+ "
SSMI-! ;f?
'?4 41 8"

40

29

31

+

27

30

\
\
\,

.J2

. ...3 <"'

'It .. i·~

-----------~_..



Mission Village South Phase 5

Final Development Plan

Los Banos, California

May 2020

Prepared by:
Benchmark Engineering Inc.



PROJECT PROPONENTS

Property Owner:

STONEFIELD HOME INC.
Greg Hostetler
923 E. Pacheco Blvd., Suite C
Los Banos, CA 93635
(209) 826-6200

Subdivider:
HOM E.com

STONEFIELD HOME INC.
Jovan Granados
9 2 3 E. Pa ch ecoB I v d ., Su it e C
Los Banos, CA 93635
(209) 826-6200

Civil Engineer:

BENCHMARK ENGINEERING, INC.
Rick Mummert
915 17 th Street
Modesto, CA 95354
(2009) 548-9300

Mission Village South Phase 5 - Final
Development Plan



INTRODUCTION

TABLE OF CONTENTS

Section 1: INTRODUCTION

1.1 PURPOSE AND CONTENT

1.2 PROJECT SITE LOCATION
1.3 SITE SETTING / EXISTING CONDITIONS

1.4 PROJECT CONCEPT

Section 2: LAND USE

2.1 INTRODUCTION
2.2 LAND USE SUMMARY

2.3 RESIDENTIAL LAND USE
2.4 OPEN SPACE

2.5 SCHOOLS, PARKS AND PUBLIC USES

2.6 RESIDENTIAL DEVELOPMENT GUIDELINES
2.7 MEDIUM DENSITY RESIDENTIAL

Section 3: CIRCULATION

3.1 CONCEPT

3.2 EXISTING ROADWAYS
3.3 PROPOSED ROADWAYS

3.4 PUBLIC TRANSPORTATION
3.5 STREET LIGHTING

Section 4: PARKS, OPEN SPACE & RECREATION

4.1 PURPOSE AND INTENT

4.2 REQUIRED FACILITIES

Section 5: PUBLIC FACILITIES, SERVICES AND INFRASTRUCTURE

5.1 PURPOSE AND INTENT
5.2 WATER FACILITIES

5.2.1 EXISTING FACILITIES
5.2.2 PROPOSED FACILITIES

5.3 SANITARY SEWER

5.3.1 EXISTING FACILITIES
5.3.2 PROPOSED FACILITIES

Mission Village South Phase 5 - Final
Development Plan



INTRODUCTION

5.4 STORM DRAINAGE

5.4.1 EXISTING FACILITIES

5.4.2 PROPOSED FACILITIES

5.4.3 PIPE DESIGNS

Section 6: ARCHITECTURE

6.1 NEIGHBORHOOD CHARACTERSITICS AND COMPATIBILITY

6.2 ARCHITECTURE AND APPEARANCE

Section 7: PHASING AND FINANCING

7.1 PURPOSE AND INTENT
7.2 PHASING OF IMPROVEMENTS
7.3 PROJECT BENEFIT
7.4 FINANCING MECHANISM

7.4.1 CAPITAL FACILITES
7.4.2 DEVELOPER FINANCING
7.4.3 LANDSCAPE AND LIGHTING DISTRICTS

Mission Village South Phase 5 - Final
Development Plan



INTRODUCTION

APPENDICES

Appendix A:

Appendix B:

Appendix C:

Appendix D:

Appendix E:

CERTIFICATE OF COMPLIANCE, LLA NO. 2018-02

AND PLATS

TITLE REPORTS

600' RADIUS MAP

TENTATIVE SUBDIVISION MAP - MISSION

VILLAGE SOUTH PHASE 5B

SITE PHOTOGRAPHS

Mission Village South Phase 5 - Final
Development Plan



INTRODUCTION

LIST OF EXHIBITS

Section 1: INTRODUCTION

VICINITY MAP

ENLARGED VICINITY MAP

FINAL DEVELOPMENT PLAN - LOT LAYOUT

Section 2: LAND USE

LAND USE EXHIBIT WITH PROJECT DENSITIES

LOT SIZE VARIETY

Section 3: CIRCULATION

VEHICULAR CIRCULATION

BIKE / PEDESTRIAN CIRCULATION

STREET SECTION - MINOR ARTERIAL EXHIBIT

STREET SECTION - MINOR COLLECTOR EXHIBIT

STREET SECTION - PRIVATE STREET EXHIBIT

Section 4: PARKS, OPEN SPACE AND RECREATION

GATED ENTRY EXHIBIT

MONUMENT SIGN CONCEPT

Section 5: PUBLIC FACILITIES, SERVICES AND INFRASTRUCTURE

EXISTING WATER SYSTEM EXHIBIT

PROPOSED WATER SYSTEM EXHIBIT

EXISTING STORM DRAIN EXHIBIT

PROPOSED STORM DRAIN EXHIBIT

EXISTING SEWER SYSTEM EXHIBIT

PROPOSED SEWER SYSTEM EXHIBIT

Section 6: ARCHITECTURE

ARCHITECTURAL RENDERING BOOKLET (SEPARATE

DOCUMENT)

Mission Village South Phase 5 - Final
Development Plan



INTRODUCTION

Section 1

INTRODUCTION

Mission Village South Phase 5 - Final
Development Plan



INTRODUCTION

1.1 PURPOSE AND CONTENT

The purpose of this document is to present Mission Village South
Phase 5 Final Development Plan (FOP), as detailed within the seven
following sections:

Section 1 INTRODUCTION

Section 2 LAND USE

Section 3 CIRCULATION

Section 4 PARKS, OPEN SPACE AND RECREATION

Section 5 PUBLIC FACILITIES, SERVICES, AND INFRASTRUCTURE

Section 6 ARCHITECTURE

Section 7 PHASING AND FINANCING

Mission Village South Phase 5, being a subdivision of Parcel 2 as
described in the Grant Deed dated February 27, 2019,as Document
No. 2019005706, Merced County Records and lying in the north half
of Section 13, Township 10 South, Range 10 East, Mount Diablo Base
and Meridian, in the City of los Banos, County of Merced, State of
California. On December 11, 2019 Vesting Tentative Tract Map #2019
01 for Mission Village South 5A was approved by the Los Banos
Planning Commission. The approved Vesting Tentative Tract Map
#2019-01 consisted of 10 medium density residential (R-2) lots
fronting on Mission Drive. Mission Village South 5B Vesting Tentative
Tract Map proposes to subdivide the "remainder" of the above
described Parcel 2 into 40 medium density residential (R-2) lots and
1 multi-family residential lot containing 16 one bedroom and two
bedroom apartment units within a private gated community. In 2007
Mission Village South Phase 5 was previously entitled (FDP#2006-09)
as the remainder parcel of the original Mission Village South
Subdivision. The site has carried a Medium Density general plan
designation since the 1999 General Plan was adopted. The site is
currently zoned as R-2 with a PO (Planned Development) overlay.

Mission Village South Phase 5- Final
Development Plan



INTRODUCTION

Mission Village South Phase 5 follows guidelines set forth in the City
of Los Banos General Plan.

Mission Village South Phase 5 Final Development Plan (FOP) brings
forth medium density single family residential and multi-family
residential land use, provides for efficient internal and external
circulation, and identifies the infrastructure and public facilities
which will serve the project.

The development concepts, land uses, low maintenance drought
tolerant landscape and architectural features, unique layout, and use
of advanced guidelines and design standards are intended to ensure
the quality and character of the FPD.

1.2 PROJECT SITE LOCATION

Mission Village South Phase 5 is located within the existing City
limits, located to the East of Mercy Springs Road between Mission
Drive to the north and Willmott Road to the south, forming the final
part of the Mission Village South Subdivision. Phase SA, of the
proposed project consists of 1.04 acres and Phase 5B consists of 7.81
acres of APN 428-280-012 (8.85 acres total).

The Mission Village South Phase 5 project is located within the
primary growth area envisioned with the previous entitlements, and
General Plan. Legal descriptions and plats are presented in Appendix
A of this document.

1.3 SITE SETTING I EXISTING CONDITIONS

The property is surrounded by vacant land to the west, homes under
construction to the east, and existing residential homes to the north
and south. An elementary school is under construction approximately
one-quarter mile to the east. The vacant land to the west is planned
for commercial development.

Mission Village South Phase 5- Final
Development Plan



INTRODUCTION

1.4 PROJECT CONCEPT

The project provides a mix of land uses consistent with medium
density residential zoning. Mission Village South 5A is 10 medium
density lots fronting a public street Mission Drive. Mission Village
South 5B is a gated community with 40 medium density lots and one
multi-family parcel consisting of 16 units. Mission Village South 5B
is in conformance with the medium density land use.

The Los Banos General Plan and Residential Design Standards serve
as guiding principles for Mission Village South Phase 5.

The open space on the west side of Mission Village South Phase 5 is
to be commercial.

Mission Village South Phase 5- Final
Development Plan
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LAND USE

2.1 INTRODUCTION

This section provides descriptions of the proposed land uses and
identifies the general guidelines utilized for the overall development
of Mission Village South Phase 5.

The intent of the proposed project is to develop approximately 8.85
acres in accordance with the design goals of the los Banos General
PI an.

The proposed FOP will enhance the surrounding area and offer the
neighboring community a variety of choices for housing. Mission
Village South Phase 5 provides a variety of housing options including
small lot detached single-family homes as well as apartment living.

2.2 LAND USE SUMMARY

Mission Village South Phase 5A includes 10 medium density detached
single family dwellings. The medium density single family homes are
on lot sizes varying from 3,755 square feet to 4,697 square feet as
shown in Table 2-1 below. Minimum lot size would be 3,755 square
feet. lot widths generally vary from 45 to 60 feel, with a depth of
83 feet.

Mission Village South Phase 5B includes 40 medium density detached
single family dwelling units and 16 multi-family units. The medium
density single family homes are on lot sizes varying from 4,046 square
feet to 12,135 square feet and 1 multi-family lot at 43,036 square
feet as shown in Table 2-1 below. Minimum lot size proposed is 4,
046 square feet. lot widths generally vary from 33 to 80 feet, with
varying lot depths of 89 to 140 feet.

All of the units would be one and two stories, with seven different
models and several elevation options available. The houses are about
1,380 to 2,392 square feet. The two multi-family dwellings will be
9,068 square feet each.

Mission Village South Phase 5 - Final
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LAND USE

TABLE 2-1
LOT SIZES (SQ. FT.)

Approximate
Number Square

Densitv of Lots FootaQe Lot Area Average
MVS 5A Medium 1O 3,755 - 4697 3,869
MVS 58 Medium 40 4,046 - 12,135 5,414

Multi-Family 1 43,036 43,036

The project will have adequate pedestrian routes to neighborhood
parks and commercial areas, sidewalks and/or pathways connect or
will connect to an adjacent commercial area to the west and to a
nearby elementary school and a neighborhood park to the east.

The proposed land use is presented in the Land Use Plan exhibit at
the end of this section.

2.3 RESIDENTIAL LAND USE

Approximately 7.49 acres of the total 8.85 acres of Mission Village
South Phase 5A is proposed for residential development excluding
the two separate parcels south of Willmott Road (Lots A and B). At
build-out there will be 50 single family detached homes and 16 multi
family units. Lots of varying sizes are shown on the Land Use Exhibit
at the end of this section. The medium density residential
development will be approximately 7.41 units per gross acre.

The proposed residential uses are 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. The medium density housing is
compatible to the commercial zone to the west and low density
residential to the east and southeast included in the planned
development overlay approved for the Mission Village South
Subdivision. The specific types, densities, and configuration of
residential uses are compatible with the surrounding residential uses
and will not result in detrimental effects to neighboring properties
or to the City services.

Mission Village South Phase 5 - Final
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2.4 OPEN SPACE

Although no open space is proposed; additional landscape areas are
incorporated into the gated entry for Mission Village South Phase 5B
along Willmott Road, Lot "A", Lot "B" and the multi-family lot.

2.5 SCHOOLS, PARKS, AND PUBLIC USES

Mission Village South Phase 5 is about one-quarter mile west of an
elementary school currently under construction. Pacheco High School
is less than a mile southeast of the project site. Also, Los Banos
Junior High School and Elena Talbot Park are both less than a mile
south of the project site. A neighborhood park on Palermo Drive is
0.6 miles to the east.

2.6 RESIDENTIAL DEVELOPMENT GUIDELINES

The following sections present general development guidelines for
residential uses. These guidelines are consistent with the City of Los
Banos General Plan vision. The FOP will establish densities, lot sizes,
setbacks, and architectural features. The underlying zoning standards
of the City of Los Banos Zoning Ordinances are consistent with the
proposed land use and shall apply unless exempted or otherwise
changed with a Development Agreement.

2.7 MEDIUM DENSITY RESIDENTIAL

Setbacks from the property lines shall be a minimum front yard
setback of 20 feet to a front-loading garage, and 15 feet to the living
area. Setbacks to the porch are proposed to be 15 feet.

Exterior side-yard setbacks shall be a minimum of 5 feet. Rear-yards
shall be a minimum of 10 feet for single story, and 18 feet for multi
story units.

Mission Village South Phase 5 - Final
Development Plan
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MISSION VILLAGE SOUTH- PHASE 5

LOT SQUARE FOOTAGE

Mission Village South SA

LOT # SQFOOTAGE LOT # SQ FOOTAGE

1 3,805 LOT A 2,870

2 3,800 LOTB 3,647

3 3,809
4 3,804

5 3,755

6 3,755

7 3,755

8 3,755

9 3,755

10 4,697
Mission Village South 58

1 5,127 24 5,106

2 4,046 25 4,781

3 4,496 26 4,176

4 4,046 27 4,176

5 4,496 28 4,176

6 4,051 29 4,507

7 7,726 30 4,176

8 12,135 31 4,177

9 7,445 32 5,092

10 4,291 33 5,796

11 4,299 34 7,402

12 4,738 35 6,340

13 4,236 36 6,950

14 5,197 37 5,800

15 43,036 38 4,637

16 5,195 39 6,435

17 4,950 40 6,765

18 4,950 41 7,220

19 4,950 LOT A

20 6,908 LOTB

21 4,500 STREET A

22 4,500 STREET B

23 4,500 STREETC

Mission Village South SA

Min 3,755 SF

Max 4,697 SF

Average 3,869 SF

Mission Village South 58

Min 4,046 SF

Max 12,135 SF

Average 5,414 SF

Lot 15 Apartment 43,036 SF

K:/209239/Planning/FDP/FDP Draft/Medium Density Lists MVS Ph 5-KR
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CIRCULA TION

3.1 CONCEPT

One objective of the development plan is to provide for safe and
efficient movement of motorists, pedestrians, and bicycles both
within the project and to greater Los Banos.

The circulation system provides landscaped park strips between curb
and gutter and sidewalks for safe walking space.

The project provides various home sizes on smaller lots, which would
provide a variety of housing options within the City. As was intended
when the neighboring properties were re-zoned to commercial (to the
west) and single-family residential (to the east) the development
would provide a transitional buffer between these two uses.

Mission Village South Phase 5 will be built in two phases. Phase SA
will include 10 lots on the north end of the project. Phase 5B will be
a gated community with single family residential lots and multi
family housing. This FDP application is for Mission Village South
Phase SA and 5B.

3.2 EXISTING ROADWAYS

Mercey Springs Road to the west is Highway 165. Place Road, to the
east. Willmott Avenue on the south are minor arterials and Mission
Drive on the north is a minor collector. The remaining roadways and
cul-de-sac within the vicinity are neighborhood streets designed for
low traffic volumes.

3.3 PROPOSED ROADWAYS

As referenced in Section 3.2 Mission Drive has existing curb, gutter,
and pavement. Sidewalks will be installed a minimum four feet in
width and will be shaded by street trees in the planting strips for
lots fronting Mission Village South Phase SA. With Mission Village
South 5B the sidewalk will be extended from the west end of SA and
connect to the existing sidewalk within the existing cul-de-sac. A
secondary gated entry/exit will serve Mission Village South Phase 5B

Mission Village South Phase 5 - Final
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from Mission Drive. Roadways within the gated community will
incorporate drive-over curb and gutter with no sidewalks.

3.4 PUBLIC TRANSPORTATION

A limited amount of public transportation currently is available in
Los Banos. Additional routes and more buses will be made available
as demand develops. One important guideline for public
transportation is that no resident should be more than one-quarter
mile from the nearest bus stop.

3.5 STREET LIGHTING

LED lighting will be located throughout Mission Village South
subdivision. City standard cobra-head style streetlights are existing
along Mission Drive and Willmott Road. Cobra-head LED style
streetlights will also be incorporated into the gated community.

Mission Village South Phase 5 - Final
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Section 4

PARKS, OPEN SPACE AND RECREATION
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P ARKS, OPEN SP ACE AND RECREA TION

4.1 PURPOSE AND INTENT

landscaped components of Mission Village South Phase 5 consist of
park strip landscaping, street trees, landscaped gated entries and
multi-family parcel landscaping.

4.2 REQUIRED FACILITIES

The City of los Banos Recreation and Parks Department provides and
maintains park facilities throughout the City. The Parks and Open
Space Master Plan identify a parkland dedication standard of five
acres per 1,000 residents.

Mission Village South Phase 5 proposes 50 single family dwelling
units and 16 multi-family units. No new parks are proposed within
the project site. Park fees would be paid in lieu of park and open
space dedication.
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PUBLIC FACILITIES, SERVICES, AND
INFRASTRUCTURE

5.1 PURPOSE AND INTENT

Mission Village South Phase 5 will include public facilities and
services including potable water, sanitary sewer, and storm water
drainage.

5.2 WATER FACILITIES

Water for domestic use and fire protection will be provided by the
City of Los Banos in accordance with the City's Water Master Plan.

5.2.1 EXISTING FACILITIES

Existing water facilities include a 12-inch main on Mission Drive
along the project frontages.

5.2.2 PROPOSED FACILITIES

The project will be served by the water mains described in Section
5.2.1. Water services will distribute water to individual lots, multi
family units and common landscape areas. All water improvements
will conform to the City of Los Banos Water Master Plan.

Fire hydrant and "Blue dot" hydrant locaters will be installed as
specified by the City of Los Banos Improvement Standards and
Specifications.

5.3 SANITARY SEWER FACILITIES

Sanitary sewer will be provided by the City of Los Banos in
accordance with the City's Sewer Master Plan.

5.3.1 EXISTING FACILITIES

The project will be served by an existing 6" sanitary sewer line in
Mission Drive and an 8" sewer line in Willmott Road.

Mission Village South Phase 5 - Final
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PUBLIC FACILITIES, SERVICES, AND
INFRASTRUCTURE

5.3.2 PROPOSED FACILITIES

The City of Los Banos will provide sanitary sewer collection and
treatment for the FOP. All sewer improvements shall conform to City
of Los Banos Improvement Standards and Specifications. The exact
location and final design of the system must be approved by the City
of Los Banos.

5.4 STORM DRAINAGE

5.4.1 EXISTING FACILITIES

Existing storm drain facilities include a 12-inch drain along Somerset
Avenue constructed to Mission Drive. An existing catch basin serves
existing Mission Drive. An existing 30" storm drain line in Willmott
Road will serve the gated community. An existing 18" storm drain
stubbed to Phase 5B will be abandoned.

5.4.2 PROPOSED FACILITIES

Storm drainage disposal would be by local collection system and
connection to City's storm drain system.

5.4.3 PIPE DESIGN

Storm drain piping shall be designed according to City of Los Banos
Improvement Standards and Specifications.

Mission Village South Phase 5 - Final
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ARCHITECTURE

6.1 NEIGHBORHOOD CHARACTER AND COMPATIBILITY

Our goal for Mission Village South Phase 5 is to provide high quality
architecture and planning that combine to create neighborhoods of
diverse character that are compatible to the surroundings areas as
well as an enhancement to the overall value of the community. This
diversity is achieved through the use of a variety of lot sizes, floor
plans, elevation styles, differing rooflines and garage configurations,
and a wide range of colors and material selections.

The single family detached lots have been arranged to minimize the
number of rear yards abutting the lots of Mission Village South Phase
3C to the east. The apartment buildings have been arranged on the
site plan so that only one side of one building abuts the lots to the
east. The northern apartment building is designed with the shorter
side of the structure facing only proposed Lot 14. Parking areas and
open space on the site provides a buffer between the project and
future homes to the east.

6.2 ARCHITECTURE AND APPEARANCE

Mission Village South Phase 5 consists of 7 different, detached
single-family floor plans ranging from 1,380 square feet to 2,392
square feet with 2 car garages. These plans are divided among
neighborhoods of 3,755 to 12,135 square foot lots, with 4 single
story and 3 two-story designs. Plan widths are 35' while the depths
vary from 43' to 60'.

Each plan includes 3 distinct elevation styles and color/material
palettes. By mixing single and two-story plans and varying floor plan
types, elevation styles, colors and materials each neighborhood is
insured a rich texture of facades and massing. Differing garage
treatments will provide for an articulated streetscape.

6.3 ELEVATION STYLES

The elevation styles chosen for Mission Village South Phase 5 invoke
the character and charm of many of the older communities found
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throughout the central valley. Recognizable styles such as Early
Californian, California Coastal and California Rustic are part
California's architectural history since the turn of the century and
many examples can be found in the surrounding neighborhoods.

As mentioned in the previous subsection, each plan will have three
distinct corresponding elevations adding up to a total of 21 different
designs. Articulated front elevations and set back second stories
provide richness to the massing of the homes. A mixture of gable and
hip roofs vary appearance and each design uses a roof pitch that is
consistent with the style it represents giving the different elevations
higher or lower rid gel i n e s depending on the style. Exterior materials
and detailing also vary between styles. This diverse combination of
elements will produce neighborhoods that are visually dynamic and
rich in architectural character.

6.4 COLORS AND MATERIALS

Materials and colors have been chosen for each design to be
compatible with its corresponding style. There are 3 color schemes
per style, allowing for 21 unique color schemes spread across the
neighborhood.
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5A 58 Financing

Mission Village South Phase 5 - Final
Development Plan



PHASING AND FINANCING

7.1 PURPOSE AND INTENT

The following text addresses the proposed phasing of the project and
the associated major infrastructure improvements that will be
required for the sequential build out of Mission Village South Phase
SA and 5B.

Various funding methods for financing the FDP capital improvements
are available to the owner.

Various lenders may be used to meet the funding needs as they arise
depending upon phasing sizes, infrastructure complexity, and
economies of scale and market demand.

7.2 PHASING OF IMPROVEMENTS

This is the final residential phase of the larger Mission Village South
project. It is anticipated that build out of the FOP will occur in two
phases. This document identifies improvements that will have to be
undertaken both on-site and off-site. They must correspond in timing
and capacity to the phasing.

7.3 PROJECT BENEFIT

Some project facilities will consist of improvements that will benefit
the FDP solely. These will be termed in-tract improvements. These
improvements will be fully funded by the project proponents and will
not be eligible for reimbursement through the City. Examples of such
ineligible improvements are:

• curbs, gutters, sidewalks, and park strip landscaping of
neighborhood and collector streets

• all paving on neighborhood streets and slurry seal on Mission
Drive

• on-site sanitary sewer collection system
• on-site storm drainage collection system including pipes,

manholes, inlet structures and outlet structures
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• domestic water and fire flow distribution system, piping,
valves, and hydrants

If there are beneficiaries of the project infrastructure other than the
proponents, it is expected that the City of Los Banos will enter into
appropriate reimbursement agreements as permitted by the
Municipal Code.

7.4 FINANCING MECHANISMS

7.4.1 CAPITAL FACILITIES

The City of Los Banos currently has ordinances that describe the
procedures for obtaining reimbursement for utilities and roads that
may benefit off-site areas. Mission Village South Phase 5B will use
existing City mechanisms for reimbursement for such conditions if
they occur.

7.4.2 DEVELOPER FINANCING

Developers typically finance in-tract subdivision improvements
including roads, sewer, storm drainage, water, landscaping and
utilities using private funding sources. In addition, major public
facilities can be financed by the developers at the request of, and
reimbursed by, the City of Los Banos. This will be addressed in the
Developer's Agreement.

7.4.3 LANDSCAPE AND LIGHTING DISTRICTS

The Landscape and Lighting Act of 1972 permits the installation,
maintenance and servicing of landscaping and lighting through annual
assessments on real property benefiting from those improvements.
Mission Village South Phase 5 is annexed to the City of Los Banos
Landscape and lighting District.
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EIe~lronicIIIyRe~orded in OffltialRecords, MERCED COUNTY
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CERTIFICATE OF COMPLIANCE
(Government Code, Section 66499.35)

C1TY OF LOS BANOS, STATE OF CALIFORNIA

Lot Line Adjustment No. 2018-02

Acting at the reqllest of the CITY OF LOS BANOS, CALIFORNIA, the Subdivision Review Board of the
C1ty of Los llanos, pursuant to Section 66412. (d] and 66499.35, of the Subdivision Map Act and
Section 9-2.1011 oftbe City of Los llanos Municipal Code, as amended,

HEREBY CERTIFIES:

(1) That the rea) property and the adjustment thereof, described herein compiles with the
applicable provisions 0 f the Subdivision Map Act and of the City of Los Banos Code as of the date of
issue; and,

(2) That any conditions impGsed in granting this Certificate of Compliance have been fulfilled
and implemented, and that recording of new deeds as described in (3) I'emains to be fulfilled and
Implemented; and,

(3) That the issuance and recordation of this Certlficllte of Compliance has been duly authorized
and approved by the City of L.os Banos. The recording of new deeds with the legal descriptions
entitled ~PARCEL1~ and ·PARCEL 2" shall complete thiS tlpproval.

The l'eal property affected by this action is situated in the City of Los Banos, CalifornIa, and is more
commonly known as Assessor Parcel No 42B·280-001, and 428-280·002 and are partiCUlarly
described In Exhibits "AN and Exhibit HB", attached hereto and made part hereof for all purposes.

OWNERS:
Trevino Pioneer, LLC, Parcell
Tl'evJno Pioneer, LLC, Parcel 2

DATE OFISSUANCEJ A5e.~~

APN: 428-280-001
APN: 428-280·002

""~~Ma k Fachin. P,E.
PubJicWorks DirectorJ City Hnginee."
City of Los Banos



RECORDING REQUESTED BY:

City ofLos Banos

WEEN RECORDED RETURN TO:

City Clerk
City ofLos Banos
520 J Street
Los Banos. CA 93635 ~ 1l:\~~ above this line for Recorder's use.

CERTIFICATE OF COMPLIANCE
(Gover1Uuent Code, Section 66499.35)

CITY OF LOS BANOS, STATE OF CALIFORNIA

Lot Line Adjustment No. 2018-02

Acting at the reqllest of the CITY OF LOS BANOS. CALIFORNIA, the Subdivision Review Board of the
City of Los Banos, pursuant to Section 66412. (d) and 66499.35, of the Subdivision Map Act and
Section 9-2.1011 of the City of Los Banos Municipal Code, as amended,

HEREBY CERTIFIES:

(1) That the real property and the adjustment thereof, described herein complies with the
applicable provisions of the Subdivision Map Act and of the City of Los Banos Code as of the date of
issue; and,

(2) That any conditions imposed in granting this Certificate of Compliance have been fulf111ed
and implemented, and that recording of new deeds as described in (3) remains to be fulfilled and
implemented: and,

(3) That the issuance and recordation of this Certificate of Compliance has been duly authorized
and approved by the City of Los Banos. The recording of new deeds with the legal descriptions
entitled "PARCEL 1" and uPARCEL 2" shall complete this approval.

The real property affected by this action is situated in the City of Los Banos, California, and is more
commonly known as Assessor Parcel No 428-280-001, and 428-280-002 and are particularly
described in Exhibits "An and Exhibit "B", attached hereto and made part hereof for aU purposes.

OWNERS:
T."evino Pioneer, LLG, Parcell
Trevino Pioneer, LLC, Parcel 2

DATE OF ISSUANCE; .fI:J2.1~

APN: 428-280-001
APN: 4-28-280-002

BY,X!:bACAJL-
Mark Fachin, P.E.
Public Works Director/City Engineer
City ofLos Banos

..... oj .. ~ "'1"': 'I .,. I ..



State of California acknoWledgment effective January 1, 201'5

A notary public or other officer completing this

Certificate verifies only the identity of the

Individual who signed the document to which this

Certificate is attached, and not the truthfulness,

accuracy, or validity of that document.

State of California

County' of

On H..¥xu0\'Vj '1,10\ C" before me, (here insert the name and title of officer),

p.ersonally appeared \2 ~(.A){) &ch\e?S
who proved to me on the basis of satisfactory evidence to be the person(s) whose name(s)

~are subscribed to the within instrument and acknowledged to me that

~he/theyexecutfX1 the same in ~er/their authorized capaclty(ies), and that

by~er/theirsignature(s) on the instrument the person(s), or the entity upon

behalf of which the person(s) acted, executed the instrument.

I certify under PENALTV OF PERJURY under the laws of the State of California

that the foregoing paragraph is true and correct.

Witness my hand and official seal.

Signature l j~

...................... ·..1······ !'·,·1·_·····"·····:H ...
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IIA notary public or other officer completing this certificate verifies only the identity of the individual who signed thel
II document, to which this certificate is attached. and not the truthfulness, accuracy, or validity of that document. I

Stile of
e.ty If lIP..... }ss

Sandra Bene"tti, Notar Public,On February 8, 2019 before me,

personally appeared Mark Fachin-----------------------------1

SANDRA BENETTI
CommissIon # 2121756 Z
Notary Public· California ~

~ '. Merced county i.'
L:;: ~ ;; ~X ~oen; ~eeUj ~~~~

Place Notary Seal Above

who proved to me on the basis of satisfactory
evidence to be the person(s) whose name{s) is/ale
subscribed to the within instrument and
acknowledged to me that he/sRe/tl=ley executed the
same in hisl~ authorized capacity(ies), and
that by hislAerItReif signature on the instrument the
person(s), or the entity(ie&) upon behalf of which the
person(s) acted, executed the instrument.

I certify under PENALTV OF PERJURY under the
laws of the State of California that the foregoing
paragraph is true and correct.

my hand and offi ial seal.

i

OPTIONAL
Though the information below is not required by law, it mayprove valuable to persons relying on the document

and could prevent fraudulent removal and reattachment of this form to another document.
Description of Attached Document
Title or Type of Document: _C=-e:....:rt~i =-'c:....:a:..:.t-=-e-=.oL.....:::....:....:..:..~;:".::.=.:.~ __j

Document Date: Number of Pages: 7-----------l
Signer(s) Other Than Named Above: -:.R:.....<.-a_n---4-._S_c_h_ie_s_s --;

Signer's Name: _M_a_r_k_~_a_c_h_;n _

o Individual
o Corporate Officer - Title(s): _N~/,--:A _
o Partner - 0 Limited 0 General
o Attomey of Fact
D Trustee
o Guardian or Conservator
o Other:

Si

! :

N/A

." .... ·..I·····',···,··!· '" ...••... , ..-..,



LEGAL DESCRIPTION

PROPOSED PARCEL 1

All that certain real property situate, lying, and being a portion of Lot 5 as shown on the map of Mission
Village South, Phase 1, filed for record in Volume 72 of Official Plats, at Pages 4 to 8, Merced County
Records, in the north half of Section 13, Township 10 South, Range 10 East, Mount Diablo Base and
Meridian, in the City of Los Banos, County of Merced, State of California, being more particularly
described as follows:

Lot 5 as shown on said map of Mission Village South, Phase 1; EXCEPTING THEREFROM the following
described land:

BEGINNING at the northeast corner of said Lot 5, thence, along the north line of said Lot 5,
North 88°23'51" West 142.79 feet; thence, South 0°55'25" West 750.71 feet, to a point on the north line
of Willmott Road, as shown on said map of Mission Village South, Phase 1; thence, along the north line
of said Willmott Road, South 89°04'35" East 142.34 feet, to the southeast corner of said Lot 5; thence,
along the east line of said lot 5, North 0°57'25" East 749.02 feet, to the point of beginning.

Conta ining a total of 9.06 acres, more or less.

Subject to conditions, covenants, restrictions, easements, and rights-of-way of record, if any.

M'fchael Halterman, LS 8040

This legal description was prepared by me, or under my direction.

J1Jli~

! ' ··1·······1'..;··! . -, ......•.....; ....



LEGAL DESCRIPTION

PROPOSED PARCEL 2

All that certain real property situate, lying, and being lot 4 and a portion of lot 5 as shown on the map
of Mission Village South, Phase 1, filed for record in Volume 72 of Official Plats, at Pages 4 to 8, Merced
County Records, in the north half of Section 13, Township 10 South, Range 10 East, Mount Diablo Base
and Meridian, in the City of Los Banos, County of Merced, State of California, being more particularly
described as follows:

Lot 4 as shown on said map of Mission Village South, Phase 1; TOGETHER WITH the following described
land:

BEGINNING at the northwest corner of said Lot 4, thence, along the north line of Lot 5 as shown on said
map of Mission Village South, Phase 1, North 88°23'51" West 142.79 feet; thence, South 0"55'25" West
750.71 feet, to a point on the north line of Willmott Road, as shown on said map of Mission Village
South, Phase 1; thence, along the north line of said Willmott Road, South 89°04'35" East 142.34 feet, to
the southwest corner of said Lot 4; thence, along the west line of said Lot 4, North 0°57'25" East
749.02 feet, to the point of beginning.

Containing a total of 8.85 acres, more or less.

Subject to conditions, covenants, restrictions, easements, and rights-of-way of record, if any.

This legal description was prepared by me, or under my direction.

Michael Halterman, LS 8040

1'\""'1""
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Eleclroni:allyRecorded In Official Records, MERCED COUNTY

RECORDING REQUESTED BY:
Fldeltty ~allonlll TIUe Company

When Recorded Mall Document.
<tn.d Tax Sl$toment To:.
Trevino Pioneer
923 ~. P~r;:1uroo Blvd
los 13Qnos, CA ·93~

BARBARA J LEVEY
Merced County CIark - Recorder

204 Fidelity NationaI Title

Doc#: 2019005706

IIIIIIIIHIIIIIWIIII~
*SROO 0025224 2$ *

noes:
Fees
Taxes
Hewing Fee

PAID

02127/2019
11:26 AM

re16

Pages: 5
26.00

0.00
75.00

101.00

J:$crow Order No.; FFOM·3011801491

APNfParceIIO(s): 428-2aO~01 portion
428-280-002 portfon

The undersigned gr8Olor($) declartl(sY

SPACE AB.OVE THIS liNE FOR RECORDER'S USE
. .. -

Exempt from fee per GC sec 27388.1 (a)
(1); fee cap of $22S reached

.GRANTDEED

~ This trsnsfeds exempt from the doeum~ntaty trsmfer tax,..
The grantors .and the grantees In this conveyanee. are comprised of the S'Bme parties wh~ c.ontlnue
to hold the same pr.opartieltale fn(et'eat In the 'prop¥trty, R & T 11911. This 18 .. Morger De.ud
requlred ,pUI'S\l8.nt to·~ Certifl~ate-¢ COlrlpliance recording concurrently·herewith.

[J The docurnentsfY lransfer lax is $ 0.00 and IS computed on:
o the full val~ of the Inlarestor properly c011veyed.
o the full value les~nhe Ilent or encumbrances remaining thereon at the time of sale.

The property Is 1000ated In ItJ the CIt)' of Los Banos.

FOR A VALUABLI; CONSIDERATION, receipt ofwhfch Is harub~ackoO"Wledged.

Trevino Pioneer, LLC, a California Umiled Uablrrly CGmpany

tJereby GRANT(S) ~o

Tr.evfno Pioneer, LLC. a CaOfomla Urnlted Uabillty CDmpany

the 'following desctlblkJ rea~ property·In tha CIl~of Los Banos, County of Merced, State of CallfOmfa:

PARCEL.2 of Certificate of compfianc8 described ~ore Pilrticulat)l on "An & "8" attaohed ·hereto and .made~ p.art
hertloJ '

EXCEPTING THEReFR()M THE P.R¢PERTY·RlGHT$ e><CEP.TED ANo RESERVED IN DEED RECORDeD i\PRlL.29, 1936 IN
eOOKS02 OF OI=FICIAlRECORDS, PAGE 108, AS INSTRUMENT NO, "124; MEROED COUNTY RECORDS. e»,SANI< OF
AMERICA NATiONAL TRUS1AND. SAVINGS ASSOCIATION, A NATIONAl. BANJ(ING.AS~QCIATtON. SAID PROPERTY RIGHTS
"BEING AN UNOIYIDED 1/2 INTEREST INALL Oil, GAS ANO-oTHER HYDROCARBONS,ANO·MINERALS WITH THe RIGHT OF
ENTR'i'.

MAIL TAX ~TATEMENTS AS DIRECTED ABOVE

! .

Gr.ent Oetel.
SCAOOOO1211:doe/UpdaItd: 11.20.17

Prtnled; '0-04. f8@GS:15PM
()4.FT·l'fOM~lafO.D&2301 ,FI'~1lf180149t



•Notary Pub,lic.

G.RANTDEED
(continued)

APNfParceIID(s): 428-28{)·OO1 PORTION
428...280·002 PORTION

Os.ted: October 4,2018

• the nder&lgned have e)Cecuted this do~ument on the daters) set (orlh belQw.

BY:~mtiriitiilii9i;:-:rn~~~~~~Gr~g Htist&Uer. Trust e Bypass' Trust under the 2008 Amended and Restated Hostetler Revocable
Trust. Member

A notary public or other officer completing this certificate
verifies only the identity of the I.odtvh::lual who si~ned the
document. to which this c:erlificate is attached. and not the
truthfulness, auouracYt or validity of that document

State o.f CALIFORNIA~ ~_

County-of MERCED....· _

00 \)euY"'b0t" \2 \ pol<£' before me, .A. C/j DV\2:de-l...
(here insertname and title of the officer)

personally appeared GREG HOSTETlER . . 1

who -proved to me on the basis of satlsfactory evidence to be the· person(s} whose name($) islara subscrib~d to the
withIn instrument and acknowledged to me that he/shelfheyexeo.uted the same in .hiS/her/their ~thorjzed capaclty{le.~),

and that by hislherlthelr slgnature(s) on the Instrument th$ person(s), or the l:Intily ulJon behalf of Which the persQn{$}
acted. executed the instrument. ..

I oertlfyunoer PENALTY OF PERJURY u.nc,1er the laws of t~e $t1i'te ·of Califomia th~t th~ foreg9lng. p~ragr~ph is true and
correct.

Signatur

(seal.)

Glent DllQd
SCAOOOO.1211.doc I Updll!fld: 11.m17

~ :

Prlnlll(l: 111.D4.1~@05:15PM

CMT.FFOM.()15.10.o8230HfQM-3011~H9l

... ··j":··-r'I.... j ... : ......., ....•.....



GOVERNMENT CODE 27361.7

I certify under pena Ity of perjury that the notary seal on the document to which this statement is

attached reads as follows:

Name of Notary: A. Gr7YJ2.4/eZ.
Date Commission Expires: /;;{ - (; -) 1
Place of Execution: meRc~J( C.;:f

l
onrvee... /::<. ;:<013

I

Date: ;). - (j .- /1 by: '7!J)

. "•

,", """"!"'''I ", ""''''!'' •



EXHIBIT A
LEGAL DESCRIPTION

PARCEL 2

All that certain real property situate, lying, and being Lot 4 and a portion of Lot 5 as shown on the map
of Mission Village South, Phase 1, filed for record in Volume 72 of Official Plats, at Pages 4 to 8, Merced
County Records, in the north half of Section 13, Township 10 South, Range 10 East, Mount Diablo Base
and Meridian, in the City of Los Ba nos, County of Merced, State of California, being more particularly
described as follows:

Lot 4 as shown on said map of Mission Village South, Phase 1; TOGETHER WITH the folloWing described
land:

BEGINNING at the northwest corner of said Lot 4, thence, along the north line of Lot 5 as shown on said
map of Mission Village South, Phase 1, North 88°23'51" West 142.79 feet; thence, South 0°55'25" West
750.71 feet, to a point on the north line of Willmott Road, as shown on said map of Mission Village
South, Phase 1; thence, along the north line of said Willmott Road, South 89°04'35" East 142.34 feet, to
the southwest corner of said lot 4; thence, along the west line of said lot 4, North 0°57'25" East
749.02 feet, to the point of beginning.

Containing a total of 8.85 acres, more or less.

Subject to conditions, covenants, restrictions, easements, and rights-of-way of record, if any.

This legal description was prepared by me, or under my direction.

~
Michael Halterman, LS 8040

'1' ~l.': 'I'" . ,' l' -. •
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EleclronlcaDyReeorded In Offlclal Rewrds, MERCED COUNTY
...

RECORDING REQUESTED BY:
Fidelity·National Tille Company

When Recorded Mail Document
and Tax Stlltement T.o:
Trevlna Pioneer
923 E. Pacheco Bh1d
ltls Banos, CA 93635

BARBARAJLEVEY
Merced county Clerk· Recorder

204 Fidelity National Title

Doc#: 2019005705

I~IIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIII
*$ ROD 0025 2241$ *

Titles:
Fees
Taxes
Housng Fee

PAID

0212712019
11:26 AM

re16

Pages: 5
26.00

0.00
75.00

101.00

Escrow Oi'derNo.: "FFOM-3011801491

APN/ParoeIID(s,): 41a-28(}.()01 portJon

The undersigned aranto.r(a) declare(s)

GRANlOEi:P

0" ThIs transfer iBeKempHrom the dooumentarY transfer taK.
The granti3Y5 and the grantees In this oonvayanco ara oDJY1pri~eij of the same pal'tJes .who continue
to ~Old .tbll sanw proportIonate interest /n \he property, R & T 11914. Thlsls'-3'Merger Deed
r.equlrad pursuant to a Certificate of Compliance rellDrdlna concurrently. h~wJth,

o The docutnentary transfer tal( Is $'0.00 and is computlK1 on:
o the full value ot the interest or property conve~ed.

o the tun value leBa the liens or encumbrances remaIning thereon $1 the lime 'of sale,
The propedy I$locale.it In ~ (he City of LQ$. BanC>$.

FOR A VALUABLE CONS/DERATION, r~lpt of wl1lch Is hlJr.oby edknowleuged,

Trevino PIoneer. LlC, 9 Califomla I.lmited Liability COmpa'ny

him~.by GRANT(S) ·to

Trevino Pioneer, LLC, a California limited Lla~l1Ily Company.

ih1t followlng ~escrlbed rea1.prO"J)&rfY in the Gily ofLos Banos, County of Merced, Slate of California:

PARCEL 1 .Qf Ge'rt,ifical& Of .COmpliance described more pa.tflculary PO "A" & 'B~ attached .hereto an.d .matte ~ pan
hereof

EXCEPTING THEREFROM THE PROPERTY RIGHTS exGEP:TED AND RESERVED fN .DEED RECORDED" APRIL 29, 1S36 IN
BOOK 5.Q:l OF OFFiCiAl RECORDS, PAGE '\08. AS tNsTRUMENT NO. 412.'1, M~OED COUNTY RECORDS, BY BANK Of
AMERICA NATIONAl. tRUST AND SAVINGS ASSOCIATION. A NATIONAL BANKINGASsOCIATIO~, SAID PROPERlY RIGHTS
BEING AN UNDMDED 112 INTEREST IN ALL OIL. ~s AND OTHEa HYDROOARf30HS AND MINEAAlS WITH THE RIGHT OF'
E!'ITRY.

MAIL TAX STATEMENTS AS DIRECTED MOVE

! : .' .··1··.... ··~~·~··J ."." .. I······· ~ -..



GRANT DEED
(c<>nUnued)

APN/ParcellD(s}: 428-280-001 PORTION

Dated: October 4,20t8

IN WITNESS WHEREOF 1e un . rslgned have executed this d.ocument on the dafe(S) set forth below;

BY: .=.....i.-'__..-c:::::t=::=--r
Greg Hosletler., Tr

Trust. Member

BY:~~~c-:':_:--:-~~~_---:'='"
Gr~ Hostetler. Trustee of t ypass Trust under the.20Q8 Amended and Re.stated Hostetler R~vocable
Tru.st. Member

A notary public or other officer completlng this. certifi.cate·
verities a)ly the identity Of the individual who signed the
document to which this certificate Is attached, and not the
truthfulness. accuracy. or validity of that document

State of CALIFORNIA, _

County of MERCl:D _

On Dec~e.y I.:L, ~ .15 before me, _.L.A~.~(~:di.::C~V\Z1A..=~~~2.=::....,~~..,...__~--=-_. Nota.ry Public,
(here. In~ert namE) and tlUe of th~ officer)

personally appeared GREG HOSTETLER ,
who' proved to me on tho basis of sallsfactory evlden~ to· l?!3 the person(.8') whose namePJ) is/are 'subscribed to the
within Instrument and acknowl&dg9o to rna ttlat be/she.'they ex~cut6d the same in hlslher/t,heir aulhoJlzedcapacityCleS}.
and that by h1s~lr slgnatuteCs} on' the Instrument the p8rSOtl~, or the entIty 'upon behalf of Which the person,(S)
acte(l', executed ·the instrument.

I certify under PENALTY OF PERJURY under the laws of the State of CalifornIa that lhe foregoing paragraph Is true and
correct.

Signa

($8al)

Grent Qeed
SCAOOOO129.dolliUpdaled: 1120.17

Pfln(ed: 10,04;16@05:15fiM
CA..t'T·FFOM-01610,Q82301,FFOM~1-1801491



GOVERNMENT CODE 27361.7

1certify under penalty of perjury that the notary seal on the document to which this statement is

attached reads as follows:

Name of Notary: A. 0r7YJZ4lez....
Date Commission Expires: I ~ - {; - I ;-
Place of Execution: fflf3/tc~Jl C./f

(

~
Date: _---!;l:....:.....----:0_-..!....I....!..or --.Jby:((t)/

. -'•

.. j ··'····1..·~ ..1.,..."- ".- .. ~ ..-. ,



EXHIBIT A
LEGAL DESCRIPTION

PARCELl

All that certain real property situate, lying, and being a portion of lot 5 as shown on the map of Mission
Village South, Phase 1, filed for record in Volume 72 of Official Plats, at Pages 4 to 8, Merced County
Records, in the north half of Section 13, Township 10 South, Range 10 East, Mount Diablo Base and
Meridian, in the City of Los Banos, County of Merced, State of California, being more particularly
described as follows:

lot 5 as shown on said map of Mission Village South, Phase 1; EXCEPTING THEREFROM the following
described land:

BEGINNING at the northeast corner of said Lot 5, thence, along the north line of said lot 5,
North 88°23'51" West 142.79 feet; thence, South 0°55'25" West 750.71 feet, to a point on the north line
of Willmott Road, as shown on said map of Mission Village South, Phase 1; thence, along the north line
of said Willmott Road, South 89°04'35/1 East 142.34 feet, to the southeast corner of said lot 5; thence,
along the east line of said lot 5, North 0°57'25" East 749.02 feet, to the point of beginning.

Containing a total of 9.06 acres, more or less.

Subject to conditions, covenants, restrictions, easements, and rights-of-way of record, if any.

This legal description was prepared by me, or under my direction.

JAjV1a~

" . "1··0:··· ~)'":"! _. -.• ,.. ..",
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_ Fidelity National TItle Company'

PRELIMINARY REPORT

In response to the application for a policy of title insurance referenced herein, Fidelity National Title Company
hereby reports that it is prepared to issue, or cause to be issued, as of the date hereof, a policy or policies of title
insurance describing the land and the estate or interest therein hereinafter set forth, insuring against loss which
may be sustained by reason ofany defect, lien or encumbrance not shown or referred to as an exception herein or
not excluded from coverage pursuant to the printed Schedules, Conditions and Stipulations or Conditions of said
policy forms.

The printed Exceptions and Exclusions from the coverage and Limitations on Covered Risks of said poficy or
policies are set forth in Attachment One. The policy to be issued may contain an arbitration clause. When the
Amount of Insurance is less than that set forth in the arbitration clause, all arbitrable matters shall be arbitrated at
the option of either the Company or the Insured as the exclusive remedy of the parties. Limitations on Covered
Risks applicable to the CLTA and ALTA Homeowner's Policies of Title Insurance which establish a Deductible
Amount and a Maximum Dolfsr Limit of liability for certain coverages are also set forth in Attachment One. Copies
of the poficy forms should be read. They are available from the office which issued this report.

This report (and any suppfements or amendments hereto) is issued solely for the purpose of facilitating the
issuance of a policy of title insurance and no liability is assumed hereby. If it is desired that liability be assumed
prior to the issuance ofa policy of title insurance, a Binder or Commitment should be requested.

The policy(ies) of title Insurance to be issued hereunder wifJ be policy(ies) of Fidelity National Title Insurance
Company, a Florida corporation.

Please read the exceptions shown or referred to herein and the exceptions and exclusions set forth In
Attachment One of this report carefully. The erceptions and exclusions are meant to provide you with
notice of matters which are not covered under the terms of the title insurance policy and should be
carefully considered.

It is important to note that this preliminary report is not a written representation as to the condition of title
and may not list all/iens. defects and encumbrances affecting title to the land.

Fidelity National Title Insurance Company

By:

Countersigned By:

Authorized Officer or Agent

CLTA preliminary Report Form - Modified (11.17.06)
SCA0002402.doc I Updated: 07.10.19

Attest:

President

Secretary

Printed: 04.13.2O@ 10:14 AM byLM
CA-SP5-1·2ll-FF0M-3011900431

'" '.!



Visit Us on our Website: www.fntic.com

e Fidelity National TItle Company"

ISSUING OFFICE: 2540 W. Shaw Lane, Suite 112, Fresno, CA 93711

FOR SETTLEMENTINQUIRIES, CONTACT:
Fidelity National TItle Company

155 West EI Portal Drive, Suite B • Merced, CA 95340
(209)722-3911 • FAX (209)722-7812

Another Prompt Delivery From Fidelity National Title Company Title Department
Where Local Experience And Expertise Make A Difference

PRELIMINARY REPORT
AmendmentE
Title Officer: Bob Tully
Email: robert.tully@fnf.com
Title No.: FFOM-3011900431-BT

TO: Trevino Pioneer, LLC, a California limIted Liability Company
923 E. Pacheco Blvd.
Los Banos, CA 93635
Attn:

PROPERTY ADDRESSeES): Parcel 2 of Certificate of Compliance recorded as #2019--005704, Los Banos, CA

EFFECTIVE DATE: March 12, 2020 at 07:30 AM

The form of policy or policies of title insurance contemplated by this report is:

CLTA Subdivision

1. THE ESTATE OR INTEREST IN THE LAND HEREINAFTER DESCRIBED OR REFERRED TO COVERED
BY THIS REPORT IS:

A Fee

2. TITLE TO SAID ESTATE OR INTEREST AT THE DATE HEREOF IS VESTED IN:

Stonefiled Home, Inc., a California Corporation

3. THE LAND REFERRED TO IN THIS REPORT IS DESCRIBED AS FOLLOWS:

SEE EXHIBIT "A" ATTACHED HERETO AND MADE A PART HEREOF

CLTA Preliminary Report Form· Modified (11.17.06)
SCA0002402.doc: I Updated: 07.10.19 2

Printed: 04.13.20@ 10:14 AM by LM
CA-SP5-1·2o-FFOM-3011900431



EXHIBIT "A"
Legal Description

For APN/ParceIID(s): 428·280·012

THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE CITY OF LOS BANOS, COUNTY OF
MERCED, STATE OF CALIFORNIA AND IS DESCRIBED AS FOLLOWS:

Parcel 2 of Certificate of Compliance, Lot Line Adjustment No. 2018-02, recorded February 27, 2019 as Document
No. 2019005704 of Official Records; more particularly described as follows:

All that certain real property situate, lying and being Lot 4 and a portion of Lot 5, as shown on the map of Mission
Village South, Phase 1, recorded November 10, 2005 in Book 72, Pages 4 to 8, inclusive, of Maps, Merced County
Records, in the North half of Section 13, Township 10 South, Range 10 East, Mount Diablo Base and Meridian, in
the City of Los Banos, County of Merced, State of California, being more particularly described as follows:

Lot 4 as shown on said map of Mission Village South, Phase 1; together with the following described land:

Beginning at the NorthWest comer of said Lot 4; thence along the North line of Lot 5 as shown on said map of
Mission Village South, Phase 1, North 8S· 23' 51" West 142.79 feel; thence South 00· 55' 25· West 750.71 feet to
a point on the North line of Willmott Road, as shown on said map of Mission Village South, Phase 1; thence along
the North line of said Willmott Road, South 890 04' 35" East 142.34 feet to the Southwest comer of said Lot 4;
thence along the West line of said Lot 4, North 00· 57' 25" East 749.02 feet to the point of beginning.

Excepting therefrom an undivided one-half interest in all oil, gas, and other hydrocarbons and minerals, with the
right of entry, as reserved by Bank of America National Trust and Savings Association, NA, in deed recorded April
29, 1936 in Book 502, Page 10S of Official Records.
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Title No.: FF0M-3011900431·BT
Amendment: E

AT THE DATE HEREOF, EXCEPTIONS TO COVERAGE IN ADDITION TO THE PRINTED EXCEPTIONS AND
EXCLUSIONS IN SAID POLICY FORM WOULD BE AS FOLLOWS: .

1. Property taxes, which are a lien not yet due and payable, including any assessments collected with taxes
to be levied for the fiscal year 2020-2021.

2. The lien of supplemental or escaped assessments of property taxes, if any, made pursuant to the
provisions of Chapter 3.5 (commencing with Section 75) or Part 2, Chapter 3, Articles 3 and 4,
respectively, of the Revenue and Taxation Code of the State of California as a result of the transfer of title
to the vestee named in Schedule A or as a result of changes in ownership or new construction occurring
prior to Date of Policy.

3. Easement(s) for the purpose(s) shown below and rights incidental thereto as reserved in a document;

Reserved by:
Purpose:

Recording Date:
Recording No.:

Miller and Lux, Inc.
public streets/roads; telephone, telegraph &electric power lines;
pipelines; sewers; drainage ditches; canals; reclamation & irrigation
works; maintenance
August 7, 1931
Book 338, Page 376 of Official Records

The exact location and extent of said easement is not disclosed of record.

4. Matters contained in that certain document

Entitled:
Dated:
Executed by:

Recording Date:
Recording No.:

Development Agreement
October 12, 2001
The City of Los Banos,
Mission Village, LLC, and
Anderson Homes, Inc.
February 11, 2002
6859 of Official Records

Amendment to Development Agreement recorded August 31, 2009 as Document No. 2009-042677 of
Official Records.

Reference is hereby made to said document for full particulars.

5. The herein described property lies within the boundaries of a Mello-Roos Community Facilities District
(CFD) as follows:

CFD No.:
For:
Disclosed by:

Recording Date:
Recording No.:

2002-01
financing certain public safety services
Resolution No. 4279 • Approval of Boundary Map - Interit to Establish 
City of Los Banos Community Facilities District No. 2002·01
(PUblic Safety Services) to Levy a Special Tax in said Community
Facilities District
August 19, 2002
2002-039324 of Official Records (and all amendments thereunder)

This property, along with all other parcels in the CFD, is liable for an annual special tax. This special tax is
included with and payable with the general property taxes of the City of Los Banos, County of Merced. The
tax may not be prepaid.
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Title No.: FF0M-3011900431-BT
Amendment: E

EXCEPTIONS
(continued)

6. An instrument entiUed Subdivision Improvement Agreement

Executed by:
In favor of:
Recording Date:
Recording No.:

Anderson Homes
City of Los Banos
November 8, 2005
2005-089301 and 2005-089302 of Official Records

Reference is hereby made to said document for full particulars.

and Recording Date:
and Recording No.:

August30,2006
2006-060472 of Official Records

7. The following as disclosed on the Official Plat referenced on the legal description attached herewith:

Right to Farm statement the property described on the Final Map is in the vicinity of land utilized for
agricultural and residents of this property may be SUbject to inconvenience or discomfort arising from the
use of agricultural chemicals, including, but not limited to, pesticides and fertilizers, and from the pursuit of
agricultural operations, but not limited to, plowing, spraying and burning which occasionally may generate
dust, smoke, noise and odor.
The County of Merced has established agriculture as a priority use in agricultural zones which are outside
of an established Specific Urban Development Plan (SUDP) boundary, Rural Residential Center (RRC)
boundary, Highway Interchange Center (HIC) boundary, or Agricultural service Center (ASC) boundary,
and residents of property in the vicinity of such agricultural zones should be prepared to accept
inconvenience or discomfort from normal, necessary agricultural operations.

8. Easement(s) .for the purpose(s) shown below and rights incidental thereto as delineated or as offered for
dedication, on the map of Mission Village South, Phase 1, Tract No. 2001-02:

Purpose:
Affects:
Recording No.:

public utilities and incidental purposes
as shown on said map
Book 72, Page 4 of Maps

9. Matters contained in that certain document

Entitled:

Dated:
Executed by:

Recording Date:
Recording No.:

First Amendment to Reimbursement Agreement Between the
City of Los Banos and Ranchwood Homes Corp.
September 7,2016
City of Los Banos, a California municipal corporation and
Ranchwood Homes Corp., a Califomia corporation
October 11, 2016
2016034739 of Official Records

Reference is hereby made to said document for full particulars.
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Title No.: FFOM-3011900431-BT
Amendment: E

EXCEPTIONS
(continued)

10. A deed of trust to secure an indebtedness in the amount shown below,

Amount:
Dated:
Trustor/Grantor
Trustee:
Beneficiary:
Loan No.:
Recording Date:
Recording No.:

Recording Date:
Recording No.:

$6,206,750.00
November 14, 2016
Trevino Pioneer, LLC, a California limited liability company
Fidelity National Title Company
U.S. Bank National Association, d/b/a Housing Capital Company
2511L
December 8, 2016
2016043887 of Official Records of Merced County

December 8,2016
1622497 of Official Records of Kings County

Affects: The herein described Land and other land.

Said deed of trust has been partially reconveyed by instrument

Recording Date:
Recording No.:

February 17, 2017
2017005484 of Official Records

The land described in said partial reconveyance is as follows: property not contained herein

Said deed of trust has been partially reconveyed by instrument

Recording Date:
Recording No.:

December 18,2017
2017042811 of Official Records

The land described in said partial reconveyance is as follows: property not contained herein

Said deed of trust has been partially reconveyed by instrument

Recording Date: January 31 , 2018
Recording No.: 2018003036 of Official Records

The land described in said partial reconveyance is as follows: property not contained herein

Said deed of trust has been partially reconveyed by instrument

Recording Date:
Recording No.:

April 20, 2018
2018011633 of Official Records

The land described in said partial reconveyance is as follows: property not contained herein

Said deed of trust has been partially reconveyed by instrument

Recording Date: September 21, 2018
Recording No.: 2018029482 of Official Records

The land described in said partial reconveyance is as follows: property not contained herein
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Title No.: FFOM-3011900431·BT
Amendment E

EXCEPTIONS
(continued)

Said deed of trust has been partially reconveyed by instrument

Recording Date:
Recording No.:

October 4,2018
2018030974 of Official Records

The land described in said partial reconveyance is as foUolNS: property not contained herein

Said deed of trust has been partially reconveyed by instrument

Recording Date:
Recording No.:

October 10, 2018
2018031590 of Official Records

The land described in said partial reconveyance is as follows: property not contained herein

11. Matters contained in that certain document

Entitled:
Dated:
Executed by:
Recording Date:
Recording No.:

Certificate of Compliance
February 7,2019
City of Los Banos
February 27, 2019
2019005704 of Official Records

Reference is hereby made to said document for full particulars.

12. The Company will require the following documents for review prior to the issuance of any title insurance
predicated upon a conveyance or encumbrance by the corporation named below:

Name of Corporation: Stonefiled Home, Inc., a California Corporation

a) A Copy of the corporation 8y~laws and Articles of Incorporation

b) An original or certified copy of a resolution authorizing the transaction contemplated herein

c) If the Articles and/or By-laws require approval by a 'parent' organization, a copy of the Articles
and By-Jaws of the parent

d) A current dated certificate of good standing from the proper governmental authority of the state in
which the entity was created

The Company reserves the right to add additional items or make further requirements after review ofthe
requested documentation.

END OF EXCEPTIONS
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TItle No.: FF0M-3011900431-BT
Amendment: E

NOTES

Notice: Please be aware that due to the conflict between federal and state laws concerning the
cultivation, distribution, manufacture or sale of marijuana, the Company is not able to close or insure
any transaction involving Land that is associated with these activities.

Note 1. Note: The charge for a policy of title insurance, \l\lhen issued through this application for title
insurance, will be based on the Short Term Rate.

Note 2. Note: The name(s) of the proposed insured(s) furnished with this application for title insurance is/are:

No names were furnished with the application. Please provide the name(s) of the buyers as soon as
possible.

Note 3. Note: Property taxes for the fiscal year shown below are PAID. For proration purposes the amounts
were:

Tax Identification No.:
Fiscal Year:
1st Installment:
2nd Installment:
Exemption:
Land:
Improvements:
Personal Property:
Code Area:

428-280-001-000
2019-2020
$5,757.65
$5,757.65
$0.00
$1,044,511.00
$0.00
$0.00
004-001

Prior to close of escrow, please contact the Tax Collector's Office to confirm all amounts owing,
including current fiscal year taxes, supplemental taxes, escaped assessments and any delinquencies.

Note 4. Note: Property taxes for the fiscal year shown below are PAID. For proration purposes the amounts
were:

Tax Identification No.:
Fiscal Year:
1st Installment:
2nd Installment:
Exemption:
Land:
Improvements:
Personal Property:
Code Area:

428-280-002-000
2019-2020
$3,085.58
$3,085.58
$0.00
$559,342.00
$0.00
$0.00
004-001

Prior to close of escrow, please contact the Tax Collector's Office to confirm all amounts owing,
including current fiscal year taxes, supplemental taxes, escaped assessments and any delinquencies.

Note 5. Note: The only conveyance(s) affecting said Land, which recorded within 24 months of the date of this
report, are as follows:

Grantor:
Grantee:
Recording Date:
Recording No.:

Trevino Pioneer, LLC, a California Limited Liability Company
Trevino Pioneer, LLC, a California Limited Liability Company
February 27,2019
2019005706 of Official Records
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Title No.: FFOM-3011900431-BT
Amendment: E

NOTES
(continued)

Grantor.
Grantee:
Recording Date:
Recording No.:

Trevino Pioneer, LLC, a California Limited Liability Company
Stonefiled Home, Inc., a Catifornia Corporation
January 22, 2020
2020002376, of Official Records

Note 6. The application for title insurance was placed by reference to only a street address or tax identification
number. The proposed Insured must confirm that the legal description in this report covers the
parcel(s) of Land requested to be insured. If the legal description is incorrect, the proposed Insured
must notify the Company and/or the settlement company in order to prevent errors and to be certain
that the legal description for the intended parcel(s) of Land will appear on any documents to be
recorded in connection with this transaction and on the policy of tiUe insurance.

Note 7. If a county recorder, title insurance company, escrow company, real estate broker, real estate agent or
association provides a copy of a declaration, governing document or deed to any person, California law
requires that the document provided shall include a statement regarding any unlawful restrictions. Said
statement is to be in at least 14-point bold face type and may be stamped on the first page of any
document provided or included as a cover page attached to the requested document. Should a party
to this transaction request a copy of any document reported herein that fits this category, the statement
is to be included in the manner described.

Note 8. Note: Any documents being executed in conjunction with this transaction must be signed in the
presence of an authorized Company employee, an authorized employee of an agent, an authorized
employee of the insured lender, or by using BancseN or other approved third-party service. If the
above requirement cannot be met, please call the Company at the number provided in this report.

Note 9. Pursuant to Government Code Section 27388.1, as amended and effective as of 1-1-2018, a
Documentary Transfer Tax (OTT) Affidavit may be required to be completed and submitted with each
document when OTT is being paid or when an exemption is being claimed from paying the tax. If a
governmental agency is a party to the document, the form will not be required. on Affidavits may be
available at a Tax Assessor-County Clerk-Recorder.

Note 10. Due to the special requirements of S8 50 (California Public Resources Code Section 8560 et seq.), any
transaction that includes the conveyance of title by an agency of the United States must be approved in
advance by the Company's State Counsel, Regional Counsel, or one of their designees.

END OF NOTES
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IRE SAFE", !Inquirebeforeyouwirel

WIRE FRAUD ALERT

This Notice is not intended to provide legal or professional advice.
If you have any questions, please consult with a lawyer.

All parties to a real estate transaction are targets for wire fraud and many have lost hundreds of thousands of
dollars because they simply relied on the wire instructions received via email, without further verification. If funds
are to be wired In conjunction with this real estate transaction, we strongly recommend verbal verification
of wire instructions through a known, trusted phone number prior to sending funds.

In addition, the following non-exclusive self-protection strategies are recommended to minimize exposure to
possible wire fraud.

• NEVER RELY on emails purporting to change wire instructions. Parties to a transaction rarely change wire
instructions in the course of a transaction.

• ALWAYS VERIFY wire instructions, specifically the ABA routing number and account number, by calling the
party who sent the instructions to you. DO NOT use the phone number provided in the email containing the
instructions, use phone numbers you have called before or can otherwise verify. Obtain the number of
relevant parties to the transaction as soon as an escrow account Is opened. DO NOT send an email to
verify as the email address may be incorrect or the email may be intercepted by the fraudster.

• USE COMPLEX EMAIL PASSWORDS that employ a combination of mixed case, numbers, and symbols.
Make your passwords greater than eight (8) characters. Also, change your password often and do NOT reuse
the same password for other online accounts.

• USE MULTI-FACTOR AUTHENTICATION for email accounts. Your email provider or IT staff may have
specific instructions on how to implement this feature.

For more information on wire-fraud scams or to report an incident, please refer to the following links:

Federal Bureau of Investigation:
http://www.fbi.goy

Internet Crime Complaint Center:
http://www.ic3.gov

Wire Freud Alert
Original Elfectjve Date: 511112017
CUITent Vel!lion Dale: 511112017 FF0M-30119Dll431-JC - WlREOO16 (OSI Rev. 12107/17)
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RDELITY NATIONAL FINANCIAL
CALIFORNIA PRIVACY NOTICE

Fidelity National Financial, Inc. and its majority-owned subsidiary companies (collectively, "FNF," "our," or ''we")
respect and are committed to protecting your privacy. This California Privacy Notice explains how we collect, use,
and disclose Personal Information, when and to whom we disclose such information, and the rights you, as a
California resident ("Consumer"), have regarding your Personal Information ("Califomia Privacy Rights"). Some
subsidiaries maintain separate Califomia Privacy Notices or privacy statements. If a subsidiary has a separate
California Privacy Notice, it will be available on the subsidiary's website, and this California Privacy Notice does not
apply.

Collection of categories of Personal Information:

In the preceding twelve (12) months FNF has collected, and will continue to collect, the following categories of
Personal Information from you:

• Identifiers such as name. address, telephone number, IP address. email address, account name, social
security number, driver's license number, state identification card, financial information, date of birth, or
other similar identifiers;

• Characteristics of protected classifications under Califomia or Federal laW;

• Commercial information, including records of personal property, products or services purchased, or other
purchasing or consuming histories;

• Intemet or other electronic network activity information including, but not limited to browsing history,
search history, and information regarding a Consumer's interaction with an Internet website;

• Geolocation data;

• Professional or employment infonnation;

• Education Information.

This Personal Information is collected from the following sources:

• Information we receive from you on applications or other forms;

• Information about your transactions with FNF, our affiliates, or others;

• Information we receive from consumer reporting agencies and/or governmental entities, either directly
from these entities or through others;

• Information from the use of our websites and mobile applications.

This Personal Information is collected far the following business pumases:

• To provide products and services to you or in connection with a transaction involving you;

• To perform a contract between FNF and the Consumer;

• To improve our products and services;

• To comply with legal obligations;

• To protect against fraudulent or illegal activity;

• To communicate with you about FNF or our affiliates;

• To maintain an account with FNF or our affiliates;

• To provide, support, personalize, and develop our websites, prOdUCts, and services;

• As described to you when collecting your personal infonnation or as otherwise set forth in the California
Consumer Privacy Act.

Prfvacy Statement
SCA0002402.docl Updated: 01.01.20
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Disclosures of Personallnfonnation for a business purpose:

In the preceding twelve (12) months FNF has disclosed, and will continue to disclose, the categories of Personal
Information listed above for a business purpose. We may disclose Personal Information for a business purpose to
the following categories of third parties:

• FNF affiliates and subsidiaries;

• Businesses in connection with the sale or other disposition of all or part of the FNF business and/or
assets;

• Service Providers;

• Law enforcement or authorities in connection with an investigation, or In response to a subpoena or court
order.

Sale of Personallnfonnation:

In the preceding twelve (12) months, FNF has not sold Personal InformatIon. FNF does not sell Personal
Information.

Pel"Sonallnfonnation of minors:

FNF does not knowingly collect the Personal Information of minors.

Right to know:

Consumers have a right to know about Personal Information collected, used. disclosed, or sold. Consumers have
the right to request FNF disclose what personal information it collected, used, and disclosed in the past twelve (12)
months.

Right to request deletion:

Consumers have a right to request the deletion of their personal Information.

Right to non-eliscrimination:

Consumers have a right not to be discriminated against by exercising their consumer privacy rights. We will not
discriminate against Consumers for exercising any of their Califomia Privacy Rights.

Right to U!U~ an Authorized Agent:

A Consumer may use an Authorized Agent to submit a request to know or a request to delete his or her
information. Should a Consumer utilize an Authorized Agent, FNF will require the Consumer provide the agent
written permission to make the request and verify his or her identity with FNF. .

To exercise any of your California Privacy Rights, please follow the link "California Privacy Request" or
call Toll Free 888-413-1748.

Upon making a California Privacy Request, Consumers will be prompted to verify their identity through a
third-party fD validation or by utilizing an existing login if applicable.

The above rights are subject to any applicable rights and obligations including both Federal and California
exemptions rendering FNF, or Personal Information collected by FNF, exempt from certain CCPA requirements.

Privacy Statement
SCAOOO2402.doc I Updated: 01.01.20
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FNF website services for mortgage loans:

Certain FNF companies provide services to mortgage loan servicers, including hosting websites that collect
customer information on behalf of mortgage loan servicers (the "Service Websites"). The Service Websites may
contain links to both this Privacy Notice and the mortgage loan servicer or lender's privacy notice. The sections of
this Privacy Notice describing the categories, sources, and uses of your Personal Information do not apply to the
Service Websites. The mortgage loan servicer or lender's privacy notice governs use, disclosure, and access to
your Information. FNF does not share Information collected through the Service Websites, except (1) as required
or authorized by contract with the mortgage loan servicer or lender, or (2) as required by law or in the good faith
belief that such disclosure is necessary to comply with a legal process or applicable law, to enforce this Privacy
Notice, or to protect the rights, property, or safety of FNF or the pUblic.

California Privacy Notice· Effective Date:

This California Privacy Notice was last updated on January 1, 2020.

Contact for more information:

For questions or concerns about FNF's California Privacy Notice and privacy practices, or to exercise any of your
Califomia Privacy Rights, please follow the link "California Privacy," call Toll Free 888-413-1748, or by mail to the
below address.

We may use your Personal Information for our affiliates (companies owned by FNF) to directly market to you. If
you do not want FNF affiliates to directly market to you, you may send an "opt out" request to privacy@fnf.com, by
phone to (888) 934-3354, or by mail to:

Fidelity National Financial, Inc.
601 Riverside Avenue

Jacksonville, Florida 32204
Attn: Chief Privacy Officer

Privacy Statement
SCAOOO2402.doc I Updated: 01.01.20
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ATTACHMENT ONE

CALIFORNIA LAND TITLE ASSOCIATION
STANDARD COVERAGE POLICY ·1990

EXCLUSIONS FROM COVERAGE

The folowing matters are expressly excluded from the coverage of this poncy and the Company will not pay loss or damage, costs, attorneys'
fees or expenses which arise by reason of:

1. (a) Any law, ordinance or governmental regulation (including but not limited to building or 20nlng laws, ordinances, or regulations)
restricting, regulating, prohibiting or relating (i) the occupancy, use, or enjoyment of the land; (D) the character, dimensions or
location of any improvement now or hereafter erected on the land; (iii) a separation in ownership or a change in the dimensions or
area of the land or any parcel of which the land is or was a part; or CI\/) environmental protection, or the effect of any \liolaUon of
these laws, ordinances or governmental regulations, except to the extent that a notice of the enforcement thereof or a notice of a
defect, lien, or encumbrance resulting from a violation or aleged lliolaUon affecting the land has been recorded In the public records
at Date of Policy.

(b) Any governmental police power not excluded by (a) above, except to the extent that a notice of the exercise thereof or notice of a
defect, lien or encumbrance resulting from a violation or alleged violation affecting the land has been recorded in the public records
at Date of Policy.

2. Rights of eminent domain unless notice of the exercise thereof has been recorded in the public records at Date of Policy, but not
eXcluding from coverage any taking whIch has occurred prior to Date of Policy which would be binding on the rights of a purchaser for
value without knowledge.

3. Defects, liens, encumbrances, adverse claims or other matters:

(a) whether or not recorded in the public records at Date of Policy, but created, sUffered, assumed or agreed to by the insured
claimant;

(b) not known to the Company, not recorded in the pUblic records at Date of Policy, but known to the Insured claimant and not
disclosed in writing to the Company by the Insured claimant prior to the date the Insured claimant became an insured under this
policy; t

(c) resulting in no loss or damage to the Insured claimant;

(d) attaching or created SUbsequent to Date of Policy; or

(e) resulting in loss or damage which would not have been sustained If the Insured claimant had paid value for the inliured mortgage or
for the estate or Interest Insured by this polley.

4. Unenfcrceablllty of the lien of the insured mortgage because of the Inability or failure of the Insured at Date of Policy, or the Inability or
failure of any SUbsequent owner of the Indebtedness, to comply with the applicable doing business laws of the state in which the land is
situated.

5. Invalidity or unenforceabUIty of the lien of the insured mortgage, or claim thereof, which arises out of the transaction eVidenced by the
insured mortgage and is besed upon usury or eny consumer credit protection or truth in lending law.

6. Any claim, which arises out of the transaction vesting In the Insured the estate or Interest insured by this policy or the transaction
creating the interest of the Insured lender, by reason of the operation of federal bankruptcy, state Insolvency or similar creditors' rights
laws.

EXCEPTIONS FROM COVERAGE· SCHEDULE B, PART I

This policy does not insure against loss or damage (and the Company will not pay costs, attorneys' fees or expenses) which arise by
reason of:

1. Taxes or assessments which are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on
real property or by the public records.

Proceedings by a public agency which may result In taxes or assessments. or notices of such proceedings, whether or not shown by the
records of such agency or by the public records.

2. Any facts, rights, interests, or claims which are not shown by the public reconds but which could be ascertained by an Inspection of the
land or which may be asserted by persons in possession thereof.

3. Easements, liens or encumbrances, or claims thereof, not shown by the public records.

4. Discrepancies, conflicts in boundary lines, shortage in area, encroachments, or any other facts which a correct survey would disclose,
and which are not shown by the public records,

5. (a) Unpatented mining claims; (b) reservations or exceptions In patents or In Acts authorizing the Issuance thereof; (c) water rights,
claims or title to water, whether or not the matters excepted under (a), (b) or (c) are shown by the public records.

6. Any lien or right to a lien for serllices, labor or material not shown by the public records.

Attachment One (05/06It6)
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ATTACHMENT ONE
(CONTINUED)

CLTA HOMEOWNER'S POUCY OF TITLE INSURANCE (12-o2~13)

ALTA HOMEOWNER'S POLICY OF TITLE INSURANCE

EXCLUSIONS

In addition to the Exceptions in Schedule B, You are not Insured agaInst loss, costs, attorneys' fees, and expenses resulling from:
1. Governmental police power, and the existence or violalfon of those portions of any law or government regulation concerning:

a. bundlng;
b. zoning;
c. land use;
d. improvements on the Land;
e. land division; and
f. environmental protection,
This Exclusion does not limit the coverage described in Covered Risk 8.a., 14, 15,16,18,19,20,23 or 21.

2. The flilllure of Your existing structures, or any part of them, to be constructed in accordance with applicable buDding codes. This
Exclusion does not limit the coverage described in Covered Risk 14 or 15.

3. The right to take the Land by condemning It. This Exclusion does not limit the coverage described in Covered Risk 17.
4. Risks:

a. that are created, allowed, or agreed to by You, whether or not they are recorded in the Public Records;
b. that are Known to You at the PoliCY Date, but not to Us, unless they are recorded in the Public Records at the Policy Date;
c. that result In no loss to You; or
d. that first occur after the Policy Date • thts does not limit the coverage described In Covered Risk 7, 8.e" 25, 26, 27 or 28.

6. Failure to pay value for Ypur Title.
6. lack of a right:

a. to any land outside the area specifically described and referred to in paragraph 3 of Schedule A; and
b. In streets, alleys, or waterways that touch the Land.
This Exclusion does not limit the coverage described in Covered Risk 11 or 21.

7. The transfer of the TiUe to You is invalid as a preferential transfer or as a fraudulent transfer or conveyance under federal bankruptcy,
state insolvency, or slmDar creditors' r1ghts laws.

8. Contamination. eJ<plosion. flre, flooding, vibration, fracturing, earthquake or subsidence.
9. Negligence by a person or an Entity exercising a right to extract or develop minerals. water, or any other substances.

LIMITATIONS ON COVERED RiSKS
Your insurance for the following Covered Risks Is limited on the Owner's Coverage Statement as
fonows:

For Covered Risk 16. 18, 19 and 21, Your Deductible Amount and Our Maximum Dollar Umlt of
Liability shown In SchedUle A.

The deductible amounts and maximum dollar limits shown on Schedule A are as follows:

Covered Risk 16:

Covered Risk 18:

Covered Risk 19:

Covered Risk 21:

Your Deductible Amount

1.00% of Policy Amount Shown In Schedule A
or

$2,500.00
(Whichever is less)

1.00% of Policy Amount Shown in Schedule A
or

$5,000.00
(whichever Is less)

1.00% of Policy Amount Shown in Schedule A
or

$5,000.00
(whichever Is less)

1.on% of Policy Amount Shown in Schedule A
or

$2,500.00
(whichever is less)

Our Maximum Dollar Limit of liabilitv

$ 10,000.00

$ 25,000.00

$ 25,000.00

$ 5,000.00
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ATIACHMENT ONE
(CONTINUED)

2006 ALTA LOAN POLICY (06-17-06)

EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damage, costs,
attomeys' fees, or expenses that arise by reason of:
1. (a) My law, ordinance, permit, or govemmental regulation (including those relating to building and zonIng) restricting, regulating,

prohibiting, or relating to
(I) the occupancy, use, or enjoyment of the Land;
(II) the character, dimensions, or location of any Improvement erected on the Land;
(iii) the subdivision ofland; or
(Iv) emAronmental protection;
or the effect of any violation of these laws, ordinances, or govemmental regUlations. This Exclusion 1(a) does not modify or limit
the coverage provided under Covered Risk 5.

(b) Any govemmental police power. This Exclusion 1(b) does not modify or limit the coverage provided under Covered Risk 6.
2. Rights of eminent domain. This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.
3. Defects, liens, encumbrances, adverse claims, or other matters

(a) created, suffered, assumed. or agreed to by the Insured Claimant;
(b) not Known to the Company, not recorded In the Public Records at Date of Policy, but Known to the Insured Claimant and not

disclosed In writing to tile Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this
policy;

(c) resulting In no loss or damage to the Insured Claimant;
(d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage proVIded under Covered Risk

11,13, or 14); or
(e) resulting in loss or damage that would not have been sustained if the Insured Claimant had paid value for the Insured Mortgage.

4. Unenforceablllly of the lien of the Insured Mortgage because of the Inability or failure ot an Insured to comply with applicable
dolng-business laws of the state where the Land Is situated.

5. Invalidity or unenforceability in whole or In part of the Uen of the Insured Mortgage that arises out of the transaction evidenced by the
Insured Mortgage and Is based upon usury or any consumer credit protection or truth-ln-lendlng law.

6. My claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors' rights laws, that the transaction
creating the lien ofthe Insured Mortgage, is
(a) a fraudulent conveyance or fraudulent transfer, or
(b) a preferential transfer for any reason not stated in Covered Risk 13(b) of this poUcy.

7. Any lien on the TI1Ie for real estate taxes or assessments imposed by governmental authority and created or aUBching between Date of
Policy and the date of recording of the Insured Mortgage in the Public Records. This Exclusion does not modify or limit the coverage
provided under Covered Risk 11 (b).

The above policy form may be Issued to alford either Standard Coverage or Extended Coverage. In addition to the above ExclusIons from
Coverage, the Exceptions from Coverage In a Standard Coverage polley will also Include the following Exceptions from Coverage:

EXCEPTIONS FROM COVERAGE
[Except as provided in Schedule B - Part 11,[ t[or nhis polley does not insure against loss or damage, and the Company will not pay costs,
attomeys' fees, or expsn$Sl> that ari$e by reason of:

[PART I
[The above policy torm may be Issued to afford either Standard Coverage or Extended Coverage. In addition to the above Exclusions from
Coverage, the Exceptions from Coverage in a Standard Coverage policy will also include the following Exceptions from Coverage:
1. (a) Taxes or assessments that are not shown as existing Iien& by the records of any taxing 8uthority that levies taxes or assessments on

real property or by the Public Records; (b) proceedings by a pubnc !lgency that may result In taxes or assessments, or notices of such
proceedings, whether or not shown by the records of such agency or by the Public Records.

2. Any facts, rights, interests, or claims that are not shown by the Public RecordS but that could be ascertained by an Inspection of the
L8nd or that may be asserted by persons in possession of the Land.

3, Easements, liens or encumbrances, or claims thereof, not shown by the Public Records.
4. Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be dlsclO$ed by an accurate

and complete land survey of the Land and not shown by the Public Records.
5. (a) Unpatented mining claims; (b) reservations or exceptions In patents or in Acts authorizing the Issuance thereof; (c) wa.ter rights,

claims or title to water, whether or not the matters excepted under (a), (b), or (c) are shown by the Public Records.
6. Any lien or rlght to a lien for services, labor OT material not shown by the Public Records.)

PART II
in addition to the matters set forth in Part I of this Schedule, the T1Ue Is subject to the following matters. and the Comp8ny Insures against
loss or damage sustained in the event that they are not subordinate to the lien of the Insured Mortgage:]

Attadlm..m One (05/06116)



ATTACHMENT ONE
(CONTINUED)

2006 ALTA OWNER'S POUCY (06-17-06)

EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this poDcy, and the Company WIll not pay loss or damage, costs,
attomeys' fees, or expenses that arise by reason of:

1. (a) Any law, ordinance, permit, or govemmental regulation (including those relating to buDding and zoning) restricting, regulating,
prohibiting, or relating to

(I) the occupancy. use, or enjoyment of the Land;

(ii) the character, dimensions, or location of sny improvement erected on the Land;

(iii) the subdivision ofland; or
(Iv) enllironmental protection;

or the effect of any lliolatlon of these laws, ordinances, or govemmental regulations. This Exclusion 1(a) does not modify or limit
the coverage provided under Covered Risk 5.

(b) Any govemmental police power. This Exclusion 1(b) does not modify or limit the coverage provided under Covered Risk 6.

2. Rights of eminent domain. This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.

3. Defects, liens, encumbrances, adverse claims, or other matters

(ll) crellted, suffered, assumed, or agreed to by the Insured Claimant;

(b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the InSUred Claimant and not
disclosed in writing to the Company by lhe Insured Claimant prior to the date the Insured ClaImant became an Insured under this
policy;

(c) resulting in no loss or damage to the Insured Claimant;

(d) attaching or created subsequent to Date of Policy (however, this does not modify or limit lhe coverage provided under Covered Risk
9 and 10); or

(e) resulting In loss or damage that would not have been sustained If the Insured Claimant had paid value for the Title.
4. Any claim, by reason of the operation of federal bankroptcy, state insolvency, or similar creditors' rights laws, that the transaction vesting

the Title as shown in Schedule A, Is
(a) a frl3udulent conveyance or fraudulent transfer; or
(b) a preferential transfer for any reason not stated In Covered Risk 9 of this policy.

5. Any lien on the Title for real estate taxes or assessments Imposed by govemmental authority and created or attaching between Date of
Policy and the date of recording of the deed or olher instrument of transfer In the Public Records that vests Title as shown in
ScheduleA.

The above policy form may be Issued to afford either Standard Coverage or Extended Coverage. In addition to the above Exclusions from
Coverage, the Exceptions from Coverage in a Standard Coverage policy will also include the following Exceptions from Coverage:

EXCEPTIONS FROM COVERAGE

This policy does not insure I3gainst loss or damage, and the Company will not pay costs, attomeys' fees, or expenses !hilt arise by reason of:
[The above policy fonn may be Illsued to afford either Standard Coverage or Extended Coverage. In addition to the above Exclusions from
COVllfBge, the Exceptions from Coverage in a Standard Coverage policy will also Include the following Exceptions from Coverage:

1. (a) Taxes or assessments lhat are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on
real property or by the Public Records; (b) proceedings by a public agency that may result in taxes or assessments. or notices of such
proceedings, whether or not shown by the records of such agency or by the Public Records.

2. Any facts, rights, interests, or claims that are not shown by lhe Public Records but that could be ascertained by an Inspection of the
Land or thet may be asserted by persons in possession of the Land.

3. Easements, liens or encumbrances, or claims thereof, not shown by the PubUc Records.
4. Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be disclosed by an accurate

and complete land survey of the Land and not shown by the PlJbllc Records.
5. (a) Unpatented mining claims; (b) reservations or exceptions In patents or in Acts authorizing the issuance thereof; (e) water rights,

claims or title to water, whether or not the matters excepted under (a), (b), or (c) are shown by the Public Records.

6. Any lien or right to a lien for services, labor or material not shown by the Public Records.]
7. [Variable exceptions such as taxes, easements, CC&R's, etc., shown here.]
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ATIACHMENT ONE
(CONTINUED)

ALTA EXPANDED COVERAGE RESIDENTIAL LOAN POLICY -ASSESSMENTS PRIORITY (04-02-15)

EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy and the Company wil not pay loss or damage, costs, attorneys'
fees or expenses which anse by reason of;

1. (a) Any law, ordinance, permit, Of governmental regulation (induding those relating to building and zoning) restricting, regulating,
prohIbiting, or relating to

(i) the occupancy, use, or enjoyment of the Land;

(II) the character, dimensions, or location of any improvement erected on the Land;

(Ill) the subdivision of land; or
(IV) environmental proteetJon;
or the effect of any violation of these laws, ordinances, or governmental regulations. This Exclusion 1{a) does not modify or limit
the coverage provided under Covered Risk 5, 6, l3(e), l3(d), 14 or 16.

(b) Any governmental police power. This Exclusion 1(b) does not modify or limit the coverage provided under Covered Risk 5, 6, 13(e),
13(d), 14 or 16.

2. Rights of eminent domain. ThIs Exclusion does not modify or limit the coverage provided under Covered RJsk 7 or 8.

3. Defects, liens, encumbrances, adverse claims, or other matters
(a) created, suffered, assumed, Dr agreed to by 1he Insured Claimant;
(b) not Known to the Company, not recorded In the Public Records at Date of Policy, but Known to the Insured Claimant and not

disclosed In writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this
policy;

(c) resulting In no loss or damage to the Insured Claimant;

(d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered Risk
11,16,17,18,19,20,21,22,23,24,27 or 28); or

(e) resulting in loss or damage that would not have been sustained iftlhe Insured Claimant had paid value for the Insured Mortgage.

4. UnenforceabUity of the lien of the Insured Mortgage because of the inability Dr failure of an Insured to comply with applicable
doing-business laws of the state where tIhe Land is situElted.

6. Invalidity or unenforceability In whole or in part of the lien of the Insured Mortgage that ariSes out of the transaction evidenced by the
Insured Mortgage and is based upon usury, Dr any consumar credit protectil)ll or truth-in-lending law. This exclusion does not modify or
limit the coverage provided in Covered Risk 26.

6. Any claim of invalidity, unenforceabUIty or lack of priority of the lien of the Insured Mortgage as to Advances Of' modltlcatlons made after
the Insured has Knowledge that the vestee shown in Schedule A is no longer the owner of the estate or Interest covered by this polley.
This Exclusion does not modify or limit the coverage provided In Covered Risk 11.

7. Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching subsequent to
Date of Policy. This Exclusion does not modify or limit the coverage provided In Covered Risk 11 (b) or 25.

8. The failure of the residential structure, or any portion of It, to have been constructed before, on or after Date of Polley in accordance with
applicable building codes. This Exclusion does not modify or limit the coverage provided in Covered Risk 5 or 6.

9. Any claim, by rellson of the operation of federal bankruptcy, state Insolvency, or similar creditors' rights laws, that the transaction
creating the lien of the Insured Mortgage, is

(a) a fraudulent conveyance or fraudulent transfer, or

(b) a preferential transfer for any reason not stated in Covered Risk 27{b) of this policy.
10. Contamination, explosion, lim,floodlng, vibration, fracturing, earthquake, or subsidence.

11. Negligence by a person or an Entity exercising a right to extract or develop minerals, water, or any other substances.

Attachment One (05106116)

I •



Underwritten by FNF Underwriters
CTIC - Chicago Title Insurance Company
CLTIC - Commonwealth Land Title Insurance Company
FNTIC - Fidelity National Title Insurance Company
FNTIC - Fidelity National Title Insurance Company
CTIC - Chicago Title Insurance Company
CLTIC - Commonwealth Land Title Insurance Company
CTIC • Chicago Title Insurance Company

Notice of Available Discounts

Pursuant to Section 2355.3 in Title 10 of the California Code of Regulations Fidelity National Financial, Inc. and its
subsidiaries ("FNF") must deliver a notice of each discount available under our current rate filing along with the
delivery of escrow Instructions, a preliminary report or commitment. Please be aware that the provision of this
notice does not constitute a waiver of the consumer's right to be charged the filed rate. As such, your transaction
may not qualify for the below discounts.

You are encouraged to discuss the applicability of one or more of the below discounts with a Company
representative. These discounts are generally described beloW; consult the rate manual for a full description of
the terms, conditions and requirements for such discount. These discounts only apply to transactions involving
services rendered by the FNF Family of Companies. This notice only applies to transactions involving property
improved with a one-to-four family residential dwelling.

Not all discounts are offered by every FNF Company. The discount will only be applicable to the FNF Company as
indicated by the named discount.

FNF Underwritten Title Companies
CTC ~ Chicago Title Company
CLTC - Commonwealth Land Title Company
FNTC - Fidelity National Title Company of California
FNTCCA - Fidelity National Title Company of California
TICOR - Ticor Title Company of California
LTC - Lawyer's Title Company
SLTC - ServiceLink Title Company

Available Discounts

DISASTER LOANS (CTIC, CLTlC, FNTIC)
The charge for a Lender's Policy (Standard or Extended coverage) covering the financing or refinancing by an
owner of record, within twenty-four (24) months of the date of a declaration of a disaster area by the government
of the United States or the State of California on any land located in said area, which was partially or totally
destroyed in the disaster, will be fifty percent (50%) of the appropriate title insurance rate.

CHURCHES OR CHARITABLE NON·PROFIT ORGANIZATIONS (CTIC, FNTIC)
On properties used as a church or for charitable purposes within the scope of the normal activities of such entities,
provided said charge is normally the church's obligation the charge for an owner's policy shall be fifty percent
(50%) to seventy percent (70%) of the appropriate title insurance rate, depending on the type of coverage
selected. The charge for a lender's policy shall be forty percent (40%) to fifty percent (50%) of the appropriate title
insurance rate, depending on the type of coverage selected.

Notice of Available Discounts
SCA0002402.doo I Updated: 07.10.19

Prlnted: 04.13.20 @10:14AM by LM
CA-FT·FFOM·01610.062301-FF0M-3011900431
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APPENDICES

Appendix C

600' RADIUS MAP

Mission Village South Phase 5- Final
Development Plan
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APPENDICES

Appendix D

TENTATIVE SUBDIVISION MAP - MISSION VILLAGE SOUTH
PHASE 5B

Mission Village South Phase 5- Final
Development Plan
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Appendix E

SITE PHOTOGRAPHS

Mission Village South Phase 5- Final
Development Plan
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Date:

Re:

COMMUNITY AND ECONOMIC DEVELOPMENT DEPARTMENT

July 24, 2020

Notice of Public Hearing

Proposal: Final Development Plan #2020-01- Mission Village South Phase 5

NOTICE IS HEREBY GIVEN THAT a Public Hearing will be held by the Los Banos City Council
to consider a Final Development Plan #2020-01 for Mission Village South Phases 5A and 5B.
The project site is located east of Mercey Springs Road, south of Mission Drive and north of
Willmott Avenue; more specifically identified as Assessor's Parcel Numbers: 428-280-012.

The Los Banos Planning Commission held a public hearing on July 8, 2020, for the purpose of
considering the mentioned project. At the completion of the public comment, the Planning
Commission recommended approval of Final Development Plan #2020-01 to the City of Los
Banos Council.

A PUBLIC HEARING on this matter will be held at the next scheduled meeting of the City
Council on Wednesday, July 8, 2020 at 4:00 p.m. in the Council Chambers of Los Banos City
Hall located at 520 "J" Street. Questions regarding the above-referenced item may be directed
to Stacy Souza Elms, Community & Economic Development Director at City Hall or at (209)
827-2433.

All persons are invited to be present at the public hearing. Written and oral testimony is invited.
Notice is hereby further given that if you challenge the above described Project in court, you
may be limited to raising only those issues you or someone else raised at the public hearing
described in this Notice, or in written correspondence delivered to the City Council at, or prior to,
the public hearing.

Additional information may be obtained from the Community & Economic Development
Department at 520 J Street, Los Banos, California. In compliance with the Americans with
Disabilities Act, if you need special assistance to participate in this meeting, please contact the
Office of the City Clerk at (209) 827-7000. Notification at least 72 hours prior to the public
hearing will enable the City to make reasonable arrangements to allow participation at this
hearing

THE CITY OF LOS BANOS

Stacy Souza Elms
Community and Economic Development Director
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COMMUNITY AND ECONOMIC
DEVELOPMENT DEPARTME T

Date: July 31,2020

Regarding: Notice of Public Hearing

Proposal: Child Day Care Ordinance

NOTICE IS HEREBY GIVEN THAT a Public Hearing will be held by the Los Banos
Planning Commission to consider and make a recommendation to the Los Banos City
Council to amend.Chapter 3 of Title 9, Article 37 Child Day Care Facilities of the Los
Banos Municipal Code.

A PUBLIC HEARING on this matter will be held at the next scheduled meeting of the
Los Banos Planning Commission on Wednesday, August 12, 2020 at 5:30 p.m. in the
Council Chambers of Los Banos City Hall located at 520 "J" Street. Questions
regarding the above-referenced item may be directed to Stacy Souza Elms, Community
and Economic Development Director, at City Hall or at (209) 827-2433.

All persons are invited to be present at the public hearing. Written and oral testimony is
invited. Notice is hereby further given that if you challenge the above described
Ordinance in court, you may be limited to raising only those issues you or someone else
raised at the public hearing described in this Notice, or in written correspondence
delivered to the Planning Commission at, or prior to, the publ'ic hearing per Government
Code Section 65009.

Additional information may be obtained from Community & Economic Development
Department at 520 J Street, Los Banos, California. In compliance with the Americans
with Disabilities Act, if you need special assistance to participate in this meeting, please
contact the Office of the City Clerk at (209) 827-7000. Notification at least 72 hours
prior to the public hearing will enable the City to make reasonable arrangements to
allow participation at this hearing

THE CITY OF LOS BANOS

Stacy Souza Elms
Community and Economic Development Director
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COMMUNITY AND ECONOMIC DEVELOPMENT DEPARTMENT

Date: July 31, 2020

Regarding: Notice of Public Hearing

Proposal: Mobile Food Vendor Permit #2020-08 - Cruz Luna

NOTICE IS HEREBY GIVEN THAT a Public Hearing will be held by the Los
Banos Planning Commission to consider a Categorical Exemption from the
California Environmental Quality Act (CEQA) and a Mobile Food Vendor Permit
#2020-08 to allow the operation of a mobile food vending vehicle on route
throughout the City of Los Banos within the public-right-of way for Cruz Luna.

A PUBLIC HEARING on this matter will be held at the next scheduled meeting of
the Los Banos Planning Commission on Wednesday, August 12, 2020 at 5:30
p.m. in the Council Chambers of Los Banos City Hall, located at 520 "J" Street,
Los Banos, California. Questions regarding the above-referenced item may be
directed to Rudy Luquin, Associate Planner, at City Hall or at (209) 827-2432.

All persons are invited to be present at the public hearing. Written and oral
testimony is invited. Notice is hereby further given that if you challenge the above
described Project in court, you may be limited to raising only those issues you or
someone else raised at the public hearing described in this Notice, or in written
correspondence delivered to the Planning Commission at, or prior to, the public
hearing.

Additional information may be obtained from the Community & Economic
Development Department at 520 J Street, Los Banos, California. In compliance
with the Americans with Disabilities Act, if you need special assistance to
participate in this meeting, please contact the Office of the City Clerk at (209)
827-7000. Notification at least 72 hours prior to the public hearing will enable the
City to make reasonable arrangements to allow participation at this hearing

THE CITY OF LOS BANOS

Rudy Luquin
Associate Planner
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COMMUNITY AND ECONOMIC DEVELOPMENT DEPARTMENT

Date: July 31,2020

Regarding: Notice of Public Hearing

Proposal: Mobile Food Vendor Permit #2020-09 - Elizabeth Alvarez (dba
Tacos y Mariscos EI Plebe)

NOTICE IS HEREBY GIVEN THAT a Public Hearing will be held by the Los
Banos Planning Commission to consider a Categorical Exemption from the
California Environmental Quality Act (CEQA) and a Mobile Food Vendor Permit
#2020-09 to allow the operation of a mobile food vending vehicle on private
property for Elizabeth Alvarez dba Tacos y Mariscos EI Plebe. The subject
property is located within the Mixed Use Zoning District at 939 Sixth Street, more
specifically identified as Assessor's Parcel Number: 025-241-013.

A PUBLIC HEARING on this matter will be held at the next scheduled meeting of
the Los Banos Planning Commission on Wednesday, August 12, 2020 at 5:30
p.m. in the Council Chambers of Los Banos City Hall, located at 520 "J" Street,
Los Banos, California. Questions regarding the above-referenced item may be
directed to Rudy Luquin, Associate Planner, at City Hall or at (209) 827-2432.

All persons are invited to be present at the public hearing. Written and oral
testimony is invited. Notice is hereby further given that if you challenge the above
described Project in court, you may be limited to raising only those issues you or
someone else raised at the public hearing described in this Notice, or in written
correspondence delivered to the Planning Commission at, or prior to, the public
hearing.

Additional information may be obtained from the Community & Economic
Development Department at 520 J Street, Los Banos, California. In compliance
with the Americans with Disabilities Act, if you need special assistance to
participate in this meeting, please contact the Office of the City Clerk at (209)
827-7000. Notification at least 72 hours prior to the public hearing will enable the
City to make reasonable arrangements to allow participation at this hearing

THE CITY OF LOS BANOS

Rudy Luquin
Associate Planner
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COMMUNITY AND ECONOMIC DEVELOPMENT DEPARTMENT

Date: July 31,2020

Regarding: Notice of Public Hearing

Proposal: Mobile Food Vendor Permit #2020-10 - Juan C Angulo (dba La
Cocina de Mama)

NOTICE IS HEREBY GIVEN THAT a Public Hearing will be held by the Los
Banos Planning Commission to consider a Categorical Exemption from the
California Environmental Quality Act (CEQA) and a Mobile Food Vendor Permit
#2020-10 to allow the operation of a mobile food vending vehicle on private
property for Juan C Angulo dba La Cocina De Mama. The subject property is
located within the Highway Commercial Zoning District at 402 Washington
Avenue, more specifically identified as Assessor's Parcel Number: 026-062-006.

A PUBLIC HEARING on this matter will be held at the next scheduled meeting of
the Los Banos Planning Commission on Wednesday, August 12, 2020 at 5:30
p.m. in the Council Chambers of Los Banos City Hall, located at 520 "J" Street,
Los Banos, California. Questions regarding the above-referenced item may be
directed to Rudy Luquin, Associate Planner, at City Hall or at (209) 827-2432.

All persons are invited to be present at the public hearing. Written and oral
testimony is invited. Notice is hereby further given that if you challenge the above
described Project in court, you may be limited to raising only those issues you or
someone else raised at the public hearing described in this Notice, or in written
correspondence delivered to the Planning Commission at, or prior to, the public
hearing.

Additional information may be obtained from the Community & Economic
Development Department at 520 J Street, Los Banos, California. In compliance
with the Americans with Disabilities Act, if you need special assistance to
participate in this meeting, please contact the Office of the City Clerk at (209)
827-7000. Notification at least 72 hours prior to the public hearing will enable the
City to make reasonable arrangements to allow participation at this hearing

THE CITY OF LOS BANOS

Rudy Luquin
Associate Planner




