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Exhibit B 

PROPERTY DESCRIPTION 

 

That portion of Sections 2 and 3, Township 7 South, Range 14 East, Mount Diablo Base and Meridian, in 

the County of Merced, State of California, described as follows:  

Beginning at a point on the South line of said Section 3 which lies S. 89 deg. 54’ 21” E. 50.02 feet from 

the Southwest corner of said Section 3, said point being at the Southeast corner of that parcel granted to 

Merced County by Deed recorded in Volume 2288 of Official Records of Merced County, at Page 783; 

thence N. 01 deg. 45’ 25” E. 2620.39 feet, along the East line of said parcel granted to Merced County, 

being parallel with the West line of said Section 3; thence S. 89 deg. 09’ 04” E. 4984.81 feet; thence N. 00 

deg. 50’ 56” E. 129.31 feet; thence S. 89 deg. 56’ 10” E. 1764.31 feet; thence N. 61 deg. 18’ 48” E. 206.92 

feet; thence S. 89 deg. 09’ 04” E. 3593.12 feet to the East line of said Section 2; thence S. 01 deg. 23’ 48” 

W. 2903.17 feet, along said East line, to the Southeast corner of said Section 2; thence N. 88 deg. 06’ 02” 

W. 5277.95 feet, along the South line of said Section 2 to the Southwest corner of said Section 2; thence 

N. 89 deg. 54’ 21” W. 5259.27 feet, along the South line of said Section 3, to the point of beginning.  

Also being shown as “Adjusted Parcel 2” by Certificate of Compliance No. 16009 for Property Line 

Adjustment No. 16014 recorded October 19, 2016 as Series No. 2016035817 of Official Records, Merced 

County.  

 

Assessor’s Parcel No.: 060-010-004-000; 060-020-048-000 

 

 

 



Exhibit C 

City Public Facility Financing Plan Fee 

Applicable to Project 





Land Use Type Unit Fire Police
Public 

Works
IT Total

Residential
R-1 Low (12,500) Dwelling Unit 1,658$           1,263$          190$           147$           3,258$           
R-1 Low-Medium (7000) Dwelling Unit 1,658$           1,263$          190$           147$           3,258$           
R-1 Medium Dwelling Unit 1,658$           1,263$          190$           147$           3,258$           
R-1 Medium Cluster Dwelling Unit 1,658$           1,263$          190$           147$           3,258$           
R-2 (Cluster) Dwelling Unit 1,658$           1,263$          190$           147$           3,258$           
R-3 Medium High Dwelling Unit 1,316$           1,003$          151$           117$           2,587$           
R-4 High Dwelling Unit 1,316$           1,003$          151$           117$           2,587$           
Town Center Mixed Use Dwelling Unit 1,316$           1,003$          151$           117$           2,587$           

Commercial
Retail Mixed SF 1.30$             0.99$            0.15$          0.12$          2.56$             
Office SF 1.48$             1.13$            0.17$          0.13$          2.91$             
NC/Retail SF 1.30$             0.99$            0.15$          0.12$          2.56$             
Community Commercial SF 1.30$             0.99$            0.15$          0.12$          2.56$             

Elementary School Students

Parks Acres

City Impact Fees



Exhibit D 

Specific Plan Fees 

Applicable to Project 





Land Use Type Unit Traffic Parks

Residential
R-1 Low (12,500) Dwelling Unit 1,251$        8,489$       

R-1 Low-Medium (7000) Dwelling Unit 1,251$        8,489$       
R-1 Medium Dwelling Unit 1,251$        8,489$       
R-1 Medium Cluster Dwelling Unit 1,251$        8,489$       
R-2 (Cluster) Dwelling Unit 1,251$        8,489$       
R-3 Medium High Dwelling Unit 1,251$        5,306$       
R-4 High Dwelling Unit 695$           5,306$       
Town Center Mixed Use Dwelling Unit 580$           3,979$       

Commercial
Retail Mixed SF 3.86$          1.40$         
Office SF 1.64$          1.40$         

NC/Retail SF 3.86$          1.40$         
Community Commercial SF 3.86$          1.40$         

Elementary School Students 319$           -$           

Parks Acres 526$           -$           

Specific Plan Impact 

Fees



Exhibit E 

Timing and Payment of Impact Fees; Adjustments 





Timing and Payment of Impact Fees 

 

1. City PFFP Impact Fees and Specific Plan Impact Fees shall be paid in time, manner and with the 

adjustments described in City of Merced Administrative Policies and Procedures regarding 

“Public Facilities Impact Fees and Administrative Policy” A-32 dated December 19,  2022 and 

included herein. 

 

2. Credits and adjustments to City PFFP Impact Fees and Specific Plan Impact Fees for affordable 

housing units and projects shall be in conformance with the “Affordable Housing Project Impact 

Fee Schedule of Adjustments” included herein. 
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Income Category % of AMI  (% fee  reduction)

Acutely Low 0-15 100%

Extremely Low 15-30 90%

Very Low 30-50 80%

Low 50-80 60%

Moderate 80-120 40%

Above Moderate over 120 0%

Community Bldg/Office* 100

Acutely low income: 0-15% of AMI

Extremely low income:  15-30% of AMI

Very low income:  30% to 50% of AMI

Lower income:  50% to 80% of AMI; the term may also be used to mean 0% to 80% of AMI

Moderate income:  80% to 120% of AMI

Affordable Housing Project Impact Fee Schedule of Adjustments

*The Community Bldg/Office serves the tenants of the apartment complex. Therefore there are no additional 

impacts.  A 100% reduction in impact fees is given for the Community Bldg/Office
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Project Backbone and Offsite Infrastructure 

 





Project Backbone and Offsite Infrastructure 

 

Circulation Improvements 1A 1B 1C 1D 1E

Lake Road  from Cardella to Virginia Smith X

Lake Road (Virginia Smith to Meyers Gate) X

Campus Parkway (Virginia Smith to Cardella) X

University Avenue  (Meyers Gate - Campus Parkway X

Campus Parkway (Meyers Gate to Virginia Smith) X

Campus Parkway (Virginia Smith to Cardella Road) X

Meyers Gate Road (Lake Road to Golden Bobcat) X

Meyers Gate Road (Golden Bobcat to Kibby Road) X

Golden Bobcat Ave (Meyers Gate Road to Virginia Smith) X

Golden Bobcat Ave (Virginia Smith to Cardella Road) X

Virginia Smith Parkway (Lake Road - Golden Bobcat Avenue) X

Virginia Smith Parkway (Golden Bobcat Avenue - Kibby Road ) X

Virginia Smith Parkway ( Kibby Road - Canal ) X

Main Street (Meyers Gate to Virginia Smith) X

Main Street (Virginia Smith - Cardella Road) X

Kibby Road (Meyers Gate Road to Virginia Smith) X

Kibby Road (Virginia Smith to Cardella Road) X

Cardella (Lake Road to Golden Bobcat) X

Cardella (Golden Bobcat to Kibby Road) X

Cardella (Kibby Road to Canal) X

Road A from Virginia Smith to Cardella Road X

Sewer Improvements

Lift Station and forcemain to existing SS @ Bellevue RD X

Gravity Sewer in Cardella from Lift Station to Golden Bobcat X

Gravity in Virginia Smith Parkway to Golden Bobcat X

Gravity Sewer in Meyers Gate Between Lake Road and Golden Bobcat X

Gravity Sewer in University Avenue X

Gravity Sewer In Campus Parkway from Meyers Gate to Virginia Smith Parkway. X

Gravity Sewer in Golden Bobcat from Meyers Gate to Virginia Smith Parkway X

Gravity Sewer in Meyers Gate and Virginia Smith between Golden Bobcat and Kibby Road X

Gravity Sewer in Main Street from Meyers Gate to Virginia Smith X

Gravity Sewer in Cardella Road from Golden Bobcat to Road A X

Gravity in Main Street and Kibby Road from Virginia Smith to Cardella X

Gravity in Virginia Smith Parkway and Cardella from Kibby road to Phase 1 east boundary X

Gravity Sewer in Road A from Virginia Smith Parkway to Cardella Road. X

Water Improvements

Water main in Lake Road from Bellevue to Cardella Road X

Water main in Virginia Smith Parkway and Cardella from Lake Road to Golden Bobcat X

Water main in Campus parkway and Golden Bobcat from Virginia Smith Parkway to Cardella. X

Install Water Well on East side of Golden Bobcat Ave. X

Water main in Campus parkway and Golden Bobcat from Meyers Gate Road and Virginia Smith X

Water main in Meyers Gate from Lake Road to Golden Bobcat X

Water main in Meyers Gate Road and Virginia Smith Parkway from Golden Bobcat to Kibby Road X

Water main in Main Street and Kibby Road from Meyers Gate Road to Virginia Smith Parkway X

Water main in Main Street and Kibby Road from Virginia Smith Parkway to Cardella Road X

Water main in Cardella Road from Golden Bobcat Road to Kibby Road X

Water main in Virginia Smith Parkway and Cardella Road from Kibby Road to Phase 1 eastern boundary
X

Water main in Road A from Virginia Smith and Cardella Road X

Storm Drainage Improvements

Storm Drain infrastructure in Virginia Smith Parkway X

Storm Drain Basins along Virginia Smith Parkway between Lake Road and Golden Bobcat X

Storm Drain Basins along Campus Parkway and Creek between Virginia Smith Parkway and Cardella X

Storm Drain infrastructure in Campus Parkway, University and Golden Bobcat between Meyers Gate 

Road and Virginia Smith Parkway
X

Storm Drain Basins along University Avenue and Campus Parkway X

Storm Drain infrastructure along Main Street and Kibby Road between Meyers Gate Road and Virginia 

Smith Parkway
X

Storm Drain Basins along Virginia Smith and Kibby Road between Golden Bobcat Ave  and Kibby X

Storm Drain infrastructure along Cardella Road between Kibby Road and Golden Bobcat X

Storm Drain Basins along Cardella between Kibby Road and Golden Bobcat X

Storm Drain infrastructure along Virginia Smith and Cardella Road between Kibby Road and Phase 1 

eastern edge (including bypass line)
X

Storm Drain Basins along Cardella and adjacent to the canal (including outlets to canal) X

Phase of Development



Exhibit H 

Phasing Plan 
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Exhibit I 

Public Infrastructure by Phase 
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Exhibit J 

Campus Parkway Connection Rights of Way and Improvements 
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Exhibit K 

Affordable Housing Plan 



Virginia Smith Trust Property 

Affordable Housing Plan 

In the larger scheme, the housing stock in Merced is adequate and affordable. Prices are still some- 

what depressed from over-supply and the effects of the Great Recession. Apartments provide an 

affordable alternative to home ownership. However, it is still believed that programs should be 

provided to create workforce housing, increase the supply of housing available to UC employees and 

students, and provide preferences and incentives for individuals who work on campus at UC Merced. 

There should also be owner-occupancy restrictions in the single-family detached units to eliminate or 

substantially reduce the potential for converting single family neighborhoods to tracts of investor-

owned rental for students (Isla Vista), and a special Workforce Housing Incentive Program should be 

established (basically a first time homebuyers program) which will provide deed-restricted units for 

workforce housing eligible households (households earning 121-160% of the Area Median income). This 

workforce housing program seeks to target the Project to all UC employees, reduce the influence of 

investors in the limitation of housing choice and availability, provide a down payment assistance 

program for Workforce In- come families, and provide a certain number of units that will be deed-

restricted. Finally, VST and its builders will team up with affordable housing providers to provide lots for 

“sweat equity” self-help housing.  There are two options for the VST Affordable Housing Program involving 

solely onsite construction and a “hybrid” that includes in lieu fees and onsite production of units.  The 

common elements of the program are as follows: 

1. Local Preference (“UC Workers First”). The UC and University Community Plan areas have been 

planned as an integrated unit for the last 25 years. The hope has always been that the UCP proper- 

ties, including VST, would provide the residential and commercial support for UC’s students and 

staff. It is known that many of the UC’s staff live outside of the community and students are being 

accommodated inside the City at other locations. These commute trips result in an estimated 17.7 

million vehicle miles (VMT) traveled each year by students and staff using passenger cars to and 

from the university. If VST can capture 35 percent of the current students, and 50% of the current 

staff, all vehicle trips will be shortened, and there will be a significant shift to non-vehicle modes of 

transportation resulting in a VMT reduction of approximately 9 million miles per year. 
 

Incentives will be established to provide priority for existing UC staff and students as follows: 

a. Each development phase of VST is to maintain the interest list and shall separate and prioritize 

names of local employees based on interest in product type. 

b. When housing units are to become available, usually 270-360 days prior to certificate of 

occupancy (assuming a 180-day construction period), the builder shall notify those UC staff 

on the reservation list of the opportunity to purchase a residence starting with the “top of 

the list.” 



Those individuals shall have approximately 60 days to get pre-qualified to purchase the 

residence and to provide the builder with proof that the individual is a UC employee (i.e. 

paycheck or bonafide offer of employment from a local employer.) 

c. If an individual fails to get pre-qualified or fails to provide the builder with proof of UC 

employment within the time periods above, then the builder may remove or put that name at 

the end of the interest list. 

d. UC staff and employees shall be provided with an incentive package worth $2,000, including 

reductions off base price, option allowances, free bikes for transportation, allowance for 

closing costs, allowance for upgrades, or similar incentives at the discretion of the builder. 

This incentive would apply to all UC staff regardless of income. 

 

2. Owner-Occupancy Restrictions. Establishing a stable and desirable neighborhood for UC staff will 

require some segmentation and separation of the student rentals and the ownership units. Builders 

will agree to include restrictions in the purchase agreement and Covenants Conditions and Re- 

strictions (CC&Rs) for the R-1 single family detached units and at least 75% of the R-2 units to re- 

strict these units for owner-occupancy only for the first five years after sale. In the case of units with 

Accessory Dwelling Units (ADUs), the Principal Dwelling or the ADU will need to be occupied by the 

property owner. The final form of these agreements will be determined at the time of development 

of the first final map, and will provide for appropriate monitoring and enforcement. 

3. Down Payment Assistance Program. The project would provide a matching down payment 

assistance (DPA) ranging from $2,500 to $5,000 as a “silent second” on the initial sale of 50 of the R-

1 and R-2 homes.  These units would have to be occupied by a UC staff with incomes within the 

“Moderate Income Limit” for Merced County as determined by State Housing and Community 

Development Department (HCD). These units would be occupied by a household for a minimum of 

ten (10) years; if resold within this ten-year period, the units would need to be sold to another 

income qualifying Workforce Housing buyer and the 10-year deed restriction would reset to 10 

more years with the new buyer of the home. The DPA loan would be re- paid upon sale of the unit 

or refinancing, and the proceeds would be placed in a revolving loan fund to assist future 

workforce, moderate, or lower income home buyers in the VST project. Unlike a reduction in price 

that would be captured by a future seller at the end of the affordability term, this assistance would 

continue throughout the life of the funds to assist buyers in the development. 



4. Self Help Housing. VST would provide 25 to 50 improved R-2 lots for Self Help housing for Low and 

Very Low Income families. Floor plans, exterior elevations and finishes would be established by a 

master builder with the same basic specifications and finish qualities of market rate homes that are 

con- structed by a builder for the balance of the development. Sites will be provided in 

conformance with Table 2 of the Specific Plan. Under the “Onsite” option, 25 sites would be 

provided for Low Income families.  Under the “Hybrid” option, 25 sites would be provided for Low 

Income families and 25 sites would be provided for Very Low Income families. 

 
5. Multifamily Construction Program.   Under the “Onsite” option, the project will provide improved 

sites that are adequate for up to 450 dwelling units, with sites for at least 350 units Phases 1A 

through 1E and 100 units in Phase 2. These sites will be provided to affordable housing providers 

and will be developed with a combination of market rate units, 150 deed-restricted Moderate 

Income units, 100 units for Extremely Low Income households, 100 units for Very Low Income 

House-holds, and 100 units for Low Income Households. In total this program will result in 450 

units that will be enforceably restricted. In addition there would be 25 units for Very Low Income 

households in the Village Center Mixed Use area. Sites would be provided in conformance with 

Table 2 of the Specific Plan.  Under the Hybrid option the project will provide improved sites that 

are adequate for up to 200 dwelling units, with sites for at least 100 units Phases 1A through 1E 

and 100 units in Phase 2.  These sites will be provided to affordable housing providers and will be 

developed with a combination of market rate units, 50 deed-restricted Moderate Income units,  50 

units for Very Low Income House-holds, and 100 units for Low Income Households.   

 
6. Density Bonus Program. The level of affordable housing in the Project is made possible by usage of 

the State and local Density Bonus Program (Chapter 20.56 of the Merced Municipal Code). The 

Project would dedicate land for the Self Help Housing and the Multifamily Construction programs, 

including 2.96 acres for 25 R-2 units for Low Income Self Help units, and 10.7 acres of R-4 land for 

300 units (20.17% of total R4 units) on multiple sites, including 100 Low Income units, 100 Very Low 

income units, and 100 Extremely Low Income units. These would be constructed on multiple sites 

per the schedule and buildout in Table 2 of the Specific Plan. The dedication of the R-4 land would 

result in a 25% Land Dedication Density Bonus to the R-4 area for the 20.1% of affordable units in 

the R-4 area that would yield 372 additional R-4 units. For the purposes of this density bonus, the 

“development” would be defined as the entire 53-acre, 1,489-unit R-4 area. The dedicated land 

would be adequate for 300 Extremely Low, Very Low Income units and Low Income units. The 

dedicated R-4 sites would be provided with a 50% density bonus on the affordable sites totaling 

150 market rate or Moderate Income units. There would be a total of 522 bonus units, 35% of the 

total development (and within the City guidelines), with 372 of the bonus units used in the R-4 area 

outside of the dedicated land, and 150 units used on the dedicated R-4 land. 

 
There would also be a density bonus for the Very Low Income units in the Town Center Mixed Use 

area. The 25 Very Low Income Units would be 23.1% of the total units and would yield a 50% 

density bonus, increasing the total number of Town Center Mixed Use units to 162 units. 

 

 

 

  



7. In Lieu Fee Program.  The City of Merced has developed an affordable housing that is intended to 

fund affordable housing projects throughout the community.  The City has extensive experience 

with its HOME, CDBG and other housing programs in providing assistance to affordable housing 

providers in an efficient and effective manner.  Recently, the City leveraged $11.7 million of City 

contributions for 264 Extremely Low, Very Low and Low Income units in the Devonwood and Bella 

Vista projects, resulting in a cost of approximately $44,500 per unit.  Under the Hybrid approach 

described herein, each R-1 and R-2 unit would pay an affordable housing fee of $1.65 per square 

foot of conditioned floor area (living area, not including garage or outside storage area), up to a 

maximum of $3,800 per dwelling unit.  This program is expected to raise $6.68 million and would 

produce 150 Extremely Low Income, Very Low Income and Low Income units.    

    

 

 



Specific Plan Table 2 
 

Development Per Phase   Phase 1   Phase 2 Total 

Land Use Type Phase 
1A 

Phase 
1B 

Phase 
1C 

Phase 
1D 

Phase 
1E 

Total 
Phase 1 

  

Residential (Units)         

R-1 109 226 -- 141 186 662 615 1,277 

R-2 36 — 64 24 131 255 225 480 

R-3 — — 364 — — 364 140 504 

R-4 696 — 456 — — 1,152 336 1,488 

Mixed Use — — 108 — — 108 — 108 

Total Residential (Units) 841 226 992 165 317 2,541 1,316 3,857 

Commercial (SF)         

Retail Mixed/Town Center) — — 275,000 32,500 — 307,500 — 307,500 

Hotel/Office — — 275,000 — — 275,000 — 275,000 

Neighborhood Commercial 50,000 — — — — 50,000 54,500 104,500 

Community Commercial — — — 175,000 — 175,000 — 175,000 

Total Commercial (SF) 50,000 — 550,000 207,500 — 807,500 54,500 862,000 

Parks (Acres)         

Linear Parks 1.23 4.16  1.40 4.50 11.29 8.47 19.76 

Public Parks 2.14 3.48  7.30 15.50 28.42 34.79 63.21 

School Parks     4.82 4.82  4.82 

Private Parks 1.88  5.79   7.67 2.36 10.03 

Total Parks (Acres) 5.25 7.64 5.79 8.70 24.82 52.20 45.62 97.82 

Public Facilities (Acres)         

Backbone Roads 10.58 6.52 12.92 6.17 6.17 42.36 27.46 69.82 

Water 1.50 4.20    5.70 9.84 15.54 

Other 7.50     7.5 7.5 15.0 

Schools   4.40  14.89 19.29  19.29 

Total Public Facilities (Acres) 19.58 10.72 17.32 6.17 21.06 74.85 44.80 119.65 

Affordable Housing         

Workforce Housing Program 25  25  25 75 75 150 

Self Help Housing Program  13   12 25  25 

Multifamily New Construction 100  125   225 100 325 

Total Affordable Housing Units 125 13 175  37 325 175 500 
(Units counts do not include permitted density 
bonuses for qualified projects.) 

        

 
  





Affordable Housing Options 
 

 

Onsite Hybrid

R4 Land Dedication (Acres) 10.00                       5.00                              

Onsite Produced Units

XLow 100                          

Vlow 100                          50                                 

Low 100                          100                               

Moderate 150                          50                                 

Total 450                          200                               

Self Help R-2 Land Dedication

Onsite Produced Units

XLow

Vlow 25                                 

Low 25                            25                                 

Moderate

Total 25                            50                                 

Mixed Use Multifamily

Onsite Produced Units

XLow

Vlow 25                            25                                 

Low 25                                 

Moderate

Total 25                            50                                 

Subtotal-Onsite Produced Units

XLow 100                          -                                

Vlow 125                          100                               

Low 125                          150                               

Moderate 150                          50                                 

Total 500                          300                               

Base 3,857                       3,857                            

Density Bonus Units

R4 Market 297                          

R4 Project 150                          75                                 

Mixed Use Project 54                            54                                 

Total Units 4,358                       3,986                            

Market Rate Units 3,858                       3,686                            

Onsite Affordable Units 500                          300                               

Subtotal Offsite Produced Units with Fee

XLow 50                                 

Vlow 50                                 

Low 50                                 

Moderate

Total Onsite and Offsite Units -                                

XLow 100                          50                                 

Vlow 125                          150                               

Low 125                          200                               

Moderate 150                          50                                 

Total 500                          450                               

Fees

R1/R2 In lieu fees 3,800$                          

R1/R2 In lieu fees (per SF) 1.65$                            

R3/R4/MU iin lieu fees

Total Estimated Fees Paid 6,676,600$                   





Exhibit L 

Water System Master Plan 
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Exhibit M 

Onsite Campus Parkway to be Constructed by VST 
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Exhibit N 

Bicycle and Multimodal Transportation Improvements 
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Exhibit O 

V Street Bypass Sewer Trunk Line 
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