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SUBJECT:  General Plan Amendment #14-04, Revision #2 to the Fahrens Creek 

Specific Plan, and Site Utilization Plan Revision #4 to Planned 
Development (P-D) #46, initiated by Golden Valley Engineering, on 
behalf of Barbara Bruno, property owner.  This application is a request to 
modify the designations of the General Plan, Fahrens Creek Specific Plan, 
and Site Utilization Plan for Planned Development (P-D) #46 for an 
approximately 10.42 acre parcel generally located at the southwest corner 
of Pacific Drive and Horizons Avenue.  The requested changes include 
changing the General Plan designation for approximately 6.2 acres of the 
parcel from Low Density (LD) Residential to Village Residential (VR) 
and changing the designation within the Fahrens Creek Specific Plan and 
the Site Utilization Plan for Planned Development #46 for approximately 
6.76 acres of the property from Low Density Residential to Multi-Family 
Residential.  These changes would allow the future construction of an 
apartment complex with 136 units on an approximately 5.9-acre portion of 
the property.  *PUBLIC HEARING* 

ACTION: PLANNING COMMISSION: 

Recommendation to City Council 

1) Environmental Review #14-26 (Mitigated Negative Declaration) 
2) General Plan Amendment #14-04 
3) Revision #2 to the Fahrens Creek Specific Plan 
4) Site Utilization Plan Revision #4 to Planned Development #46 

CITY COUNCIL: 

Approve/Disapprove/Modify 

1) Environmental Review #14-26 (Mitigated Negative Declaration)  
2) General Plan Amendment #14-04  
3) Revision #2 to the Fahrens Creek Specific Plan 
4) Site Utilization Plan Revision #4 to Planned Development #46  

ATTACHMENT 13
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SUMMARY 
The applicant is requesting changes to the land use designations for a portion of a 10.42-acre 
parcel located at the southeast corner of Pacific Drive and Horizons Avenue within Planned 
Development (P-D) #46 (Attachment A).  If approved, the applicant is proposing to construct a 
136-unit apartment complex on an approximately 5.9-acre portion of the parcel (Attachment B).  
The parcel has a variety of land use designations according to the City’s General Plan Land Use 
Diagram (Attachment C).  Approximately 4 acres of the parcel have a General Plan designation 
of Village Residential (VR), approximately 6.2 acres have a Low Density Residential (LD) 
designation, and approximately 0.22 acres have an Open Space/Parks designation.  The Fahrens 
Creek Specific Plan and Site Utilization Plan for Planned Development #46 identify 
approximately 3.66 acres of the site as Village Residential and the remaining area as Low-
Density Residential (Attachment D).  The proposed apartment complex would be marketed to 
students attending UC Merced, but could also be rented to the general public.   

If the General Plan Amendment and Site Utilization Plan Revision are approved, the developer 
would apply for a Conditional Use Permit to approve the construction of the 136-unit apartment 
complex including the required parking, an office/lounge building, and a swimming pool 
(Attachment B).  The apartment complex would have a total of 17 buildings with 8 units each (4 
units downstairs and 4 units upstairs).  Covered parking would be provided for all units.  
Approximately 4.5 acres of the site have been designated as a “floodway” on the Flood Insurance 
Rate Map (FIRM) making it undevelopable for structures (Attachment E).  Therefore, the project 
area only encompasses approximately 5.9 acres.  A small portion of the parking area would 
encroach into the floodway which would be allowable if proper documentation is provided and 
approved per Merced Municipal Code Section 17.48.190 (Attachment I).  However, the applicant 
has provided an alternative site plan that reduces the number of units and removes all structures 
out of the flood way at Attachment L.  This option may be presented at the Conditional Use 
Permit stage for approval.   

Although a preliminary site plan has been provided with this application, the Planning 
Commission’s action is to make a recommendation on the General Plan Amendment, Specific 
Plan Revision, and Site Utilization Plan Revision.  The site plan could be changed at the 
Conditional Use Permit stage as per Condition #1 below.  At the Conditional Use Permit stage, 
staff would provide details on the actual development including the number of bedrooms, 
parking, amenities, etc.  Staff is recommending approval subject to the conditions below. 

RECOMMENDATION 
Planning staff recommends that the Planning Commission recommend: a) approval of 
Environmental Review #14-26 (Mitigated Negative Declaration); b) General Plan Amendment 
#14-04; c) Revision #2 to the Fahrens Creek Specific Plan; and, d) Site Utilization Plan Revision 
#4 to Planned Development #46 (including the amendment to Planning Commission Resolution 
#2675 deleting Condition #18), and (including the adoption of the Resolution at Attachment M) 
subject to the following conditions:  
*1) The proposed project shall be constructed/designed as shown on Exhibit 1 (site plan) - 

Attachment B of Planning Commission Staff Report #15-05-3rd Addendum, except as 
modified by the conditions below or subsequent Conditional Use Permit approval.  
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*2) The proposed project shall comply with all standard Municipal Code and Subdivision 

Map Act requirements as applied by the City Engineering Department. 

*3) The Project shall comply with the conditions set forth in Planning Commission 
Resolution #2675 (Attachment F of Planning Commission Staff Report #15-05-3rd 
Addendum) for Annexation Application #00-03, Pre-Zone Application #00-03, General 
(including Specific) Plan Amendment #00-09, and Environmental Review #00-31 
(including the Mitigation Monitoring Program found at Attachment G of Planning 
commission Staff Report #15-05-Addendum #3) previously approved for this project, 
except as amended by this action (which includes the deletion of Condition #18).  

*4) All other applicable codes, ordinances, policies, etc., adopted by the City of Merced shall 
apply. 

*5) Approval of the General Plan Amendment, Revision to the Fahrens Creek Specific Plan, 
and Site Utilization Plan Revision are subject to the applicant's entering into a written 
(developer) agreement that they agree to all the conditions and shall pay all City and 
school district fees, taxes, and/or assessments, in effect on the date of any subsequent 
subdivision and/or permit approval, any increase in those fees, taxes, or assessments, and 
any new fees, taxes, or assessments, which are in effect at the time the building permits 
are issued, which may include public facilities impact fees, a regional traffic impact fee, 
Mello-Roos taxes—whether for infrastructure, services, or any other activity or project 
authorized by the Mello-Roos law, etc.  Payment shall be made for each phase at the time 
of building permit issuance for such phase unless an Ordinance or other requirement of 
the City requires payment of such fees, taxes, and or assessments at an earlier or 
subsequent time.  Said agreement to be approved by the City Council prior to the 
adoption of the ordinance, resolution, or minute action. 

*6) In accordance with Merced Municipal Code Section 20.42.130, this project will be 
constructed according to the following development schedule:  construction shall begin 
no later than January 1, 2016 with completion of construction by June 1, 2017.  On each 
anniversary of the approval of this application until the entire project is constructed, an 
updated development schedule shall be submitted to the Planning Division. 

*7) The developer/applicant shall indemnify, protect, defend (with counsel selected by the 
City), and hold harmless the City, and any agency or instrumentality thereof, and any 
officers, officials, employees, or agents thereof, from any and all claims, actions, suits, 
proceedings, or judgments against the City, or any agency or instrumentality thereof, and 
any officers, officials, employees, or agents thereof to attack, set aside, void, or annul, an 
approval of the City, or any agency or instrumentality thereof, advisory agency, appeal 
board, or legislative body, including actions approved by the voters of the City, 
concerning the project and the approvals granted herein.  Furthermore, 
developer/applicant shall indemnify, protect, defend, and hold harmless the City, or any 
agency or instrumentality thereof, against any and all claims, actions, suits, proceedings, 
or judgments against any governmental entity in which developer/applicant’s project is 
subject to that other governmental entity’s approval and a condition of such approval is 
that the City indemnify and defend (with counsel selected by the City) such governmental 
entity.  City shall promptly notify the developer/applicant of any claim, action, or 
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proceeding.  City shall further cooperate fully in the defense of the action.  Should the 
City fail to either promptly notify or cooperate fully, the developer/applicant shall not 
thereafter be responsible to indemnify, defend, protect, or hold harmless the City, any 
agency or instrumentality thereof, or any of its officers, officials, employees, or agents. 

*8) The developer/applicant shall construct and operate the project in strict compliance with 
the approvals granted herein, City standards, laws, and ordinances, and in compliance 
with all State and Federal laws, regulations, and standards.  In the event of a conflict 
between City laws and standards and a State or Federal law, regulation, or standard, the 
stricter or higher standard shall control. 

*9) Community Facilities District (CFD) formation is required for annual operating costs for 
police and fire services as well as storm drainage, public landscaping, street trees, street 
lights, parks and open space. CFD procedures shall be initiated before final map approval 
or the issuance of a building permit.  Developer/Owner shall submit a request agreeing to 
such a procedure, waiving right to protest and post deposit as determined by the City 
Engineer to be sufficient to cover procedure costs and maintenance costs expected prior 
to first assessments being received. 

*10) Conditional Use Permit approval is required prior to development of any project on this 
site. 

*11) At the time this site is developed, all public improvements shall be installed along the 
property frontage (including frontage on Pacific Drive, Stinson Drive, Horizons Avenue, 
and Compass Pointe Avenue). 

*12) Any development on the site shall comply with all mitigations measures outlined in 
Initial Study #14-26 (Attachment H of Planning Commission Staff Report #15-05 – 3rd 
Addendum) and described in the mitigation monitoring program found at Attachment L 
of Attachment H of Planning Commission Staff Report #15-05 – 3rd Addendum.   

(*) Denotes non-discretionary conditions. 
 
PROJECT DESCRIPTION 
The project request is to allow a change to the General Plan land use designation, Fahrens Creek 
Specific Plan designation and the designation on the Site Utilization Plan for Planned 
Development (P-D) #46 for a portion of the 10.42-acre parcel.  The applicant is requesting the 
land use designation for the parcel be changed to Village Residential and Multi-family 
Residential to allow the construction of a 136-unit apartment complex.  The applicant’s request 
includes the following changes:  
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Requested Changes 
Plan Area Existing Designation Proposed Designation 

General Plan  6.2 acres (+/-) 
Low Density 

Residential (LD) Village Residential (VR) 
Fahrens Creek  
Specific Plan 6.76 acres (+/-) 

Low Density 
Residential (LD) Village Residential (VR) 

Site Utilization Plan for 
Planned Development 
(PD) #46 6.76 acres (+/-) 

Low Density 
Residential (LD) Village Residential (VR) 

If the requested changes to the land use designations are approved, the applicant would submit an 
application for a Conditional Use Permit to allow the construction of the proposed 136 apartment 
units.  The apartment complex would have a total of 17 buildings with 8 units each (4 units 
downstairs and 4 units upstairs).  Covered parking would be provided for all units.  The complex 
would also include an office/lounge building and a swimming pool.  Refer to Attachment B for a 
site plan of the proposed complex. 

Approximately 5 acres of the project site is located within an area that has been designated as a 
“Floodway” on the Flood Insurance Rate Map (FIRM).  As such, this area is not available for 
development of structures.  The proposed site plan does not show any structures located within 
the floodway.  However, a portion of the parking lot would be within the floodway.  According 
to the Merced Municipal Code (MMC) Section 17.48.190, if certification is provided by a 
registered professional engineer or architect demonstrating that encroachments would not result 
in any increase in the flood levels during the occurrence of the base flood discharge, construction 
of certain types of improvements (including a parking lot as proposed) may be allowed within 
the floodway area. 

The project site is located within close proximity to property designated for commercial 
development (Attachment A) and is across the street from the Compass Pointe Apartments which 
should be under construction within the next few months.  The Compass Pointe Apartments are 
required to install a bus stop along their property frontage on Horizons Drive.  This bus stop 
could also be utilized by this proposed development.    
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Surrounding Uses  
(Attachment A) 

Surrounding  
Land 

Existing Use 
of Land 

Zoning 
Designation 

City General Plan 
Land Use Designation 

North 
Single-Family Residential 

(across Pacific Drive) P-D #46 
Low Density Residential 

(LD) 

South 
Dog Park  

(across Fahrens Creek) P-D #46 
Open Space/Recreation 

(OS) 

East Vacant P-D #46 
Low Density Residential 

(LD) 

West 

Future Apartment Complex 
(across Horizons Avenue)/ 
Vacant and Single-Family 

Residential (across 
Compass Pointe Avenue) P-D #46 

Village Residential 
(VR)/Neighborhood 

Commercial Office (CN) 

BACKGROUND 
The project site was annexed into the City in January 2003, as part of an approximately 273.6-
acre area that created the Fahrens Creek Specific Plan and established Planned Development (P-
D) #46.  The Fahrens Creek Specific Plan includes the area bounded by Highway 59 to the west, 
Lehigh Drive (extended) to the north, R Street to the east, and Yosemite Avenue to the south 
(with the exception of the northeast corner of Highway 59 and Yosemite Avenue which remains 
in the County).  Planned Development (P-D) #46 is within those same boundaries.  The subject 
site had two land use designations as part of the Fahrens Creek Specific Plan and Planned 
Development (P-D) #46.  As shown on the map at Attachment D, a portion was designation for 
Village Residential (VR) and another portion was designated for Low Density Residential (LD). 

This project was originally scheduled to come before the Planning Commission on February 4, 
2015.  However, due to an error found in the report and environmental document regarding the 
flood map provided, staff advised the item should be tabled and re-noticed to allow the re-
circulation of the revised environmental document.   

New public hearing notices were sent out for this item to be heard on March 4, 2015.  However, 
prior to the meeting, the owner requested the item be continued to the Planning Commission 
meeting of April 22, 2015, to allow the owner and developer time to work out some issues that 
had arisen.  Prior to that meeting, staff had received a letter from Keith Tetangco which 
expressed his concern with the change from Low-Density Residential to High Density 
Residential.  This letter can be found at Attachment J.   

Prior to the meeting of April 22, 2015, staff received another request from the property owner 
requesting this project be continued to the meeting of May 20, 2015.   
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FINDINGS/CONSIDERATIONS: 
General Plan Compliance and Policies Related to This Application 
A) The applicants are requesting to change the land use designation for a 6.2-acre portion of 

the 10.42-acre subject property from Low Density Residential (LD) to Village 
Residential (VR) and to amend the land use designations of the Fahrens Creek Specific 
Plan and Site Utilization Plan for Planned Development (P-D) #46 from single-family 
residential to multi-family residential.  The rest of the property, with the exception of the 
small portion designated as Open Space/Park (OS), is already designated as Village 
Residential (VR). 
The proposed changes would achieve the following General Plan land use policies: 

Land Use 1.2.a: Encourage higher-density residential developments within 
walking distance (approximately ¼ mile) of commercial 
centers. 

Land Use 2.8.e: Preserve the existing housing stock and build a mix of new 
higher density housing. 

Land Use 3.1.c: Plan areas for higher density development within ¼ mile of 
locations identified as transit hubs and commercial centers.   

Land Use 3.1.d: Encourage higher densities in areas served by the full range 
of urban services.  Consider higher housing densities for 
areas around existing and planned transit hubs.   

Housing H-1.1: Support increased densities in residential areas. 

Traffic/Circulation 
B) The project consists of 136 future apartments and is located at the southeast corner of 

Pacific Drive (Collector Road) and Horizons Avenue (Local road).  The project also has 
frontage along Stinson Drive (local road) between Compass Pointe Avenue (Collector 
Road) and Horizons Avenue (refer to location map at Attachment A).  The subject site 
consists of 10.4 acres, but because of the floodway on the southern end of the property, 
only 6.4 acres (approximately) are developable.  Access to the site would be from the 
main driveway on Horizons Avenue or the secondary driveway on Stinson Drive.   

According to the Institute of Transportation Engineers (ITE) Trip Generation Manual 
(8th Edition), the Average Daily Trips (ADT’s) for Apartments based on the number of 
units is 6.65 trips per unit.  Based on this rate, the project would generate 904 Average 
Daily Trips.  Peak Hour Trips (PHT’s) for one hour between 4 and 6 p.m. are calculated 
at a rate of 0.62 trips per unit, resulting in 84 PHT’s.   

If the gross site area was developed at maximum density under the current land use 
designations (without a reduction due to the floodway), the area designated for Village 
Residential would generate 798 ADT’s and 74 PHT’s.  The area designated as Low 
Density Residential would generate 345 Average Daily Trips and 36 Peak Hour Trips.  
Based on this, the total Average Daily Trips for this site would equal 1,143 ADT’s and 
the Peak Hour Trips would equal 110 PHT’s.  Therefore, if the site was developed at 
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maximum density under the current land use designations, the traffic generated would be 
more than that of the proposed development.   

Level of Service (LOS) 

The major roadways surrounding the site are R Street to the east, North Highway 59 to 
the west, and Yosemite Avenue to the south.  According to Table 4.4 (Merced SUDP/SOI 
Arterial Street System Traffic Volume & Level of Service) of the Merced Vision 2030 
General Plan, R Street and Yosemite Avenue are currently operating at an acceptable 
level of service.  The General Plan designates a Level of Service (LOS) D as an 
acceptable level for traffic flow.  Based on projections for 2030 (General Plan Buildout), 
R Street would be operating at an LOS F between Olive Avenue and Yosemite Avenue 
and would be operating at an LOS C+ from Yosemite Avenue to Cardella Road.  
Yosemite Avenue is expected to maintain its current level of service of C+ at General 
Plan Buildout.  North Highway 59 is currently operating at an LOS F from Olive Avenue 
to Yosemite Avenue which is below the acceptable level of service (LOS) established by 
the General Plan.  According to the projections for 2030, this roadway segment is 
expected to improve to an acceptable level of LOS D. 

Although the level of service for R Street is expected to drop below an acceptable level at 
General Plan Buildout, it would not be due to this proposed change.  Therefore, this 
project is not responsible for any future improvements to R Street.  The same is true for 
North Highway 59.  Even though it currently operates at an unacceptable level (LOS F), 
this project is not responsible for any improvements to this roadway.  The proposed 
project would not generate enough traffic on any of the City’s major roadways to reduce 
the level of service below an acceptable level.  The Public Facilities Impact Fees and 
Regional Transportation Impact Fees for the project will pay for its impacts to regional 
and City roadways. 

It should also be noted that a bus stop will be constructed on Compass Pointe Avenue as 
part of the Compass Pointe Apartments project.  This will provide an alternative 
transportation method within close proximity to the proposed project site.  This should 
help reduce some of the traffic in the area. 

Parking 
C) Parking requirements for apartments are 1.75 spaces for each unit up to 30 units and 1.5 

spaces for each unit thereafter.  Based on this ratio, the proposed apartments would be 
required to provide 212 parking spaces.  The proposed site plan shows 228 parking 
spaces.  Information on the parking is provided for information only.  The parking for the 
site would be approved with the Conditional Use Permit.  

Public Improvements/City Services 
D) Water 

An 8-inch water line exists in Horizons Avenue near Pacific Drive.  There is also an 8-
inch line in Compass Pointe Avenue and a 16-inch water line in Pacific Drive.  The 
development would be able to connect to any of these locations to provide water service 
to the site. 
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Wastewater 
Sewer lines are also located in these same streets.  There is sufficient capacity within 
these lines to serve the proposed development.   

Storm Drainage 
Storm drain lines exist in Pacific Drive and Compass Pointe Avenue.  The project would 
be required to provide storage of storm water on the site and meter it into the City’s storm 
drain system.  The developer would be required to provide calculations to confirm there 
is capacity in the existing system to serve the proposed project.  If there is not sufficient 
capacity, the developer would be required to provide an alternative to using the existing 
lines. 

Streets 
The project would be required to install all missing street improvements, including 
streets, sidewalk, curb, gutter, and street trees along the property frontage.  Currently, 
Stinson Drive and the portion of Horizons Avenue south of Pacific Drive do not exist.  
These roadways would be installed with the Compass Pointe Apartment project to the 
west, but the proposed project on this site would be responsible for reimbursing the 
owners of the Compass Pointe Apartments for a portion of the road and for installing 
curb, gutter, sidewalk, and street trees along the property frontage.   

Flood Zone/Floodway 
E) The project site has three different flood zones.  The northern portion (approximately 1.5 

acres) is not located outside the 100 year flood plain and is designated as a Flood Zone X 
on the Floor Insurance Rate Map (FIRM), revised December 2, 2008.  Moving south 
from the northern corner, approximately 1.7 acres are designated as a Shaded X (0.2% 
chance of flooding).  Continuing south, approximately 3.1 acres are within an AE Flood 
Zone.  The remaining portion of the parcel, approximately 4 acres is within a designated 
floodway (see map at Attachment E).  The construction of the apartment buildings would 
be within the X, Shaded X, and AE designated areas.  However, a small portion of the 
parking area (pavement only) would be located within the floodway.  In order to ensure 
the construction of the parking area would not affect the floodway and increase the risk 
of flooding to the area, the developer would be required to provide certification as 
required by MMC Section 17.48.190 (Attachment I).  In addition, all other mitigation 
measures approved with the annexation of the site would be implemented (Attachment 
G).  Some of the residential structures would be constructed within a flood zone.  All 
measures required by the California Building Code (CBC) and the Federal Emergency 
Management Agency (FEMA) would be required to ensure the finished floor of the 
residential structures are above the flood level. 

Building Design 
F) The applicant has not submitted detailed building plans at this point.  If this request is 

approved, the applicant would apply for a Conditional Use Permit at which time the 
building design would be reviewed as well as information provided on the number of 
bedrooms, parking, and other amenities.   
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Site Design 
G) The following information on the site design is being provided for information only.  The 

site design would be reviewed at the Conditional Use Permit stage. 

The site includes 17 apartment buildings, an office/lounge building and a swimming pool.  
The project proposes the main driveway entrance to be on Horizons Avenue, just south of 
Pacific Drive and a secondary driveway on Stinson Drive, east of Compass Pointe 
Avenue.  Nine of the seventeen buildings are located along the street.  The other six 
apartment buildings and the office/lounge building are on the interior of the lot.    

The site plan option provided at Attachment L reduces the number of buildings to 13 and 
the number of units to 104.  This option removes all buildings from the floodway.  The 
applicant would determine at the Conditional Use Permit stage which option they wish to 
submit for approval.   

Neighborhood Impact/Interface 
H) The site is located on the south side of Pacific Avenue.  Currently, there are no uses 

adjacent to the site, but the Compass Pointe Apartments (96 units) will begin construction 
in the near future.  There are single-family dwellings to the north of the site across Pacific 
Drive.   

Given the roadway design, there would only be 3 buildings visible from Pacific Drive 
and two on Compass Pointe Avenue (Attachment B).  All the buildings would be two-
story buildings, but are separated from the single-family homes by a roadway.  All the 
houses along Pacific Drive would be at least 100 feet from the nearest building.  The 
nearest building to the homes along Compass Pointe Avenue would be approximately 88 
feet away.   

Although there is a parcel to the east that is designated for Low-Density Residential 
development, an application has been submitted requesting a change to the land use 
designation for that property to also allow multi-family development.  If approved, there 
would be no single-family dwellings adjacent to this site.  This application will likely be 
considered by the Planning Commission and City Council in the next few months. 

The proposed project would add traffic to the area, but given the fact that traffic would 
not have to enter the surrounding single-family neighborhoods to access the project site, 
the impact from traffic would be mostly limited to Pacific Drive and Compass Pointe 
Avenue.  Pacific Drive is a Collector Street and intended to carry a larger volume of 
traffic.  Given the fact that the primary entrance is closer to Pacific Drive than Compass 
Pointe and the fact that only right turns could be made on Yosemite Avenue from 
Compass Pointe Avenue, it’s anticipated that the majority of the traffic would be using 
Pacific Drive.  

At the time of the Conditional Use Permit review, conditions could be placed on the 
project to limit potential impacts to the neighborhood and ensure the design is compatible 
with the surrounding neighborhoods.   

Public hearing notices were sent out to all property owners within 300 feet of the site.  To 
date, staff has not received any comments or concerns regarding this project.  In addition, 
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on January 22, 2015, the applicant held a neighborhood meeting.  Notices were sent to all 
property owners within 300 feet of the site.  No one attended the meeting. 

Prior to the April 22, 2015, Planning Commission meeting, staff received a letter from 
Keith Tetangco expressing his concern about the land use change (Attachment J). 

On May 1, 2015, Joan Porter hand-delivered a letter to the Planning Department 
regarding construction in the floodplain (Attachment K).  Although the letter does not 
identify this project as the subject of her letter, this is the only project staff is currently 
working on that involves the flood plain.  Therefore, staff has included the letter as part 
of this report.   

Deletion of Condition #18 of Planning Commission Resolution #2675 
I) As previously discussed, this property was part of an annexation that consisted of 273.6 

acres.  At the time of annexation, the Fahrens Creek Specific Plan and the establishment 
of Planned Development (P-D) #46 were also approved.  One of the conditions placed on 
development at that time included Condition #18 of Planning Commission Resolution 
#2675 as follows (Attachment F): 

18) No approvals will be adopted or permits issued by the City of Merced, for actual 
construction on the portion of the Fahrens Creek Specific Plan depicted on 
Attachment 3* and Exhibit 1*, as further described as that portion outlined by 
heavy dashed line, until authorization has been received from, or a waiver 
acceptable to the City has been granted by, the U.S. Army Corps of Engineers 
(the “Corps”) regarding flood control measures to be taken to comply with that 
portion of the Merced Streams Group Project located within the Fahrens Creek 
Specific Plan.  If the Corps does not authorize construction in that portion of the 
property, or grant a satisfactory waiver by December 31, 2005, the applicant may 
request review of this condition by the City Planning Commission to determine 
whether, at that time, an extension of this condition is necessary or advisable 
(*Attachment 3 to City Manager Administrative Report on Fahrens Creek 
Specific Plan Adoption, dated December 10, 2001; and Planning 
Commission/City Council Exhibit 1:  Fahrens Creek Specific Plan). 

Currently there is no approved plan, alignment, or concept for a flood channel, and 
channelization is not considered to be feasible at this time.  Therefore, staff is 
recommending that the previously approved Condition #18 from Planning Commission 
Resolution #2675 be deleted.   

Land Use/Density Issues 
J) The project site currently has three land use designations:  Village Residential, Low 

Density Residential, and Open Space/Park.  The proposal is a request to change the site 
(excluding the area designated as Open Space/Park – approximately 0.22 acres) to 
Village Residential.  If approved, 10.2 acres would be available to develop multi-family 
residential units.  The proposed 136-unit apartment complex would equal a density of 13 
units per acre.  The applicant is requesting a Village Residential (VR) land use 
designation which allows 7 to 30 units per acre for a minimum average of 10 dwelling 
units per acre.   
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Currently, approximately 6.2 acres of the site is designated for Low Density Residential 
(LD).  This land use designation would allow 2 to 6 dwelling units per acre.  As such, 
under the current LD designation, a maximum of 37 units would be allowed on this 
portion of the site. 

Approximately 4 acres of the site are already designated for Village Residential.  Based 
on the maximum density allowed (30 units/acre), 120 units could be allowed on this 4 –
acre portion of the site. 

Based on the above information, the maximum density for the site could be 157 units.  
The proposed project would construct 136 units which is within the density allowed for 
Village Residential (VR). 

It should also be noted that because of the awkward shape of this parcel, “a reverse L,” it 
would be difficult to develop the site with a traditional single-family development.  Its 
proximity to future commercial development also makes it desirable for multi-family 
development.  For these reasons, staff is recommending approval of the change in land 
use.  

Environmental Clearance 
K) The Planning staff has conducted an environmental review (Initial Study # 14-26) of the 

project in accordance with the requirements of the California Environmental Quality Act 
(CEQA), and a Draft Mitigated Negative Declaration (i.e., no significant effects in this 
case because of the mitigation measures and/or modifications described in Initial Study 
#14-26) is being recommended (Attachment H).   

Attachments: 

A) Location Map – Refer to Attachment 1 of Administrative Report 
B) Site Plan – Refer to Attachment 2 of Administrative Report 
C) General Plan Land Use Diagram – Refer to Attachment 3 of the Administrative 

Report 
D) Fahrens Creek Specific Plan/Site Utilization Plan Map - Refer to Attachment 4 of 

the Administrative Report 
E) Flood Map - Refer to Attachment 6 of the Administrative Report    
F) Planning Commission Resolution #2675 (with proposed amendment) - Refer to 

Attachment 8 of the Administrative Report 
G) Mitigation Monitoring Program for Expanded Initial Study #00-31 
H) Initial Study #14-26 - Refer to Attachment 9 of the Administrative Report 
I) Merced Municipal Code Section 17.48.190 - Refer to Attachment 7 of the 

Administrative Report 
J) Letter from Keith Tetangco - Refer to Attachment 10 of the Administrative Report 
K) Letter from Joan Porter - Refer to Attachment 11 of the Administrative Report 
L) Optional Site Plan - Refer to Attachment 5 of the Administrative Report 
M) Draft Planning Commission Resolution – Refer to Attachment 12 of the 

Administrative Report. 
Ref:  N:shared/planning/staff reports/2015/SR #15-05-Addendum#3_GPA #14-04_Rev #2 to Fahrens Creek Sp 
Plan_SUP Rev #4 to PD #46 



REFER TO ADMINISTRATIVE REPORT ATTACHMENTS FOR PLANNING 
COMMISSION STAFF REPORT #15-05 – 3RD ADDENDUM ATTACHMENTS 
A THROUGH F AND H THROUGH M. 
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