CITY OF MERCED 675 W, 16th Steet

‘ ) Merced, CA 95340
e

MERCED ADMINISTRATIVE REPORT

File #: 25-638 Meeting Date: 7/9/2025

Report Prepared by: Jonnie Lan, AICP, Acting Planning Manager and Valeria Renteria, Associate Planner,
Development Services Department

SUBJECT: Public Hearing - General Plan Amendment #24-03, Residential Planned Development
(RP-D) Establishment #83, Vesting Tentative Subdivision Map #1333, Zone Change #435 and
Environmental Review Checklist #24-30, initiated by Lennar Homes of California, on behalf of
Merced Gateway, LLC and Lyons Investments, property owners. These actions are to support the
construction of over 61 acres of residential development (up to 570 detached units) and over 9
acres of commercial development. The approximate 73.7-acre subject site is located at 3610
East Gerard Avenue (APNs 061-680-001, 061-710-009 and 061-710-023) generally located on
the southwest corner of East Gerard Avenue and Campus Parkway.

REPORT IN BRIEF

Request for Planning Commission to consider recommending approval of General Plan
Amendment #24-03 to amend the General Plan Land Use Designation from being listed as
Business Park (BP) and Manufacturing/Industrial (IND) to Business Park (BP), Low Medium
Residential (LMD), High-Medium Residential (HMD) and Open Space-Park Recreation (OS-PK)
and recommend approval or denial of Zone Change #435 to rezone the site to establish
Residential Planned Development (RP-D) #83. In addition, staff requests that the Planning
Commission consider approving Vesting Tentative Subdivision Map (VSTM) #1333 and adopting
Environmental Review Checklist #24-30. The applicant is proposing to develop 570 residential
lots and about 9 acres of commercial/business park uses.

RECOMMENDATION

Recommend approval or denial to City Council:

1) Environmental Review #24-30 (Negative Declaration)
2) General Plan Amendment #24-03

3) Residential Planned Development Establishment #83
4) Zone Change #435

Approve/Disapprove/Modify:

1) Environmental Review #24-30 (Negative Declaration)

2) Vesting Tentative Subdivision Map #1333

[subject to City Council approval of General Plan Amendment #24-03, Residential Planned
Development Establishment #83 and Zone Change #435]
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ALTERNATIVES

1. Approve or recommend approval; or,

2. Deny or recommend denial; or,

3. Refer back to staff for reconsideration of specific items (to be addressed in the
motion); or,

4. Continue to a future meeting (date and time to be specified in the motion).

DISCUSSION

Project Description

The Project Site consists of 3 parcels that total approximately 73.7 acres located at 3610 East Gerard
Avenue (APNs 061-680-001, 061-710-009 and 061-710-023) (Attachment A). The properties are
currently designated in the General Plan as Business Park and Manufacturing/Industrial (IND)
(Attachment D). The properties are currently zoned as Business Park (B-P) and Heavy Industrial (I-
H). The subject site is surrounded to the north by residential uses, to the west by commercial uses,
to the east by vacant land in the City limits zoned Heavy Industrial and to the south vacant County
land zoned by Merced County as General Agricultural and designated as Business Park Reserve by
the City of Merced General Plan.

The applicant is requesting approval to amend the General Plan Land Use Designation from
Business Park (BP) and Manufacturing/Industrial (IND) to Business Park (BP), Low Medium
Residential (LMD), High-Medium Residential (HMD) and Open Space-Park Recreation (OS-PK)
(Attachment E) and recommend approval or denial of Zone Change #435 to rezone the site to
establish Residential Planned Development (RP-D) #83. The action is being requested to support
the development of 570 single-family homes, 3 acres of open space and 9 acres of
commercial/business park uses. The proposed residential lots would range in size between 2,347
square feet and 6,889 square feet.

The developer has submitted building designs for the residential lots. Because this site is proposed
to be zoned as Residential Planned Development, any changes to the building design/elevations
shall be reviewed and approved by Planning Staff prior to issuance of a building permit for this
subdivision. The homes shall be required to comply with the City’s minimum design standards for
single-family homes as required under Merced Municipal Code Section 20.46.020 - Design
Standards for Single-Family Dwellings and Mobile Homes. The minimum parking requirement for
single-family homes is one parking space per unit. These units have at least one covered parking
space. In addition, each unit has at least one space located on the driveway. Attachment G
illustrates the proposed elevations for the residential units. Attachment H illustrates the parking. The
commercial/business park parcels will be developed at a later time.

Surrounding uses as noted in Attachment A

Surrounding Land  |Existing Use of Land |City Zoning City General Plan
Designation Land Use Designation
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North Single-Family Low Density Low Density
Homes (across E. |[Residential (R-1-5) |Residential (LDR)
Gerard Avenue)
South County Agriculture  [County Business Park
Reserve (BP)
West Regional Regional Low Density
Commercial Commercial Via Residential (LDR) and
Merced Gateway Commercial Office
Master Plan (CO)
East \Vacant Heavy Industrial (I-H)[Manufacturing/Industri
Manufacturing/Indust al (IND)
rial (IND)

Background

The subject site (approximately 73.7 acres) was annexed into the City in 1999, as part of the Lyons
Annexation (Annexation No. 183). This annexation incorporated approximately 565 acres of land into
the City limits. The subject site is designated Business Park (BP) Nd Manufacturing/Industrial (IND).
However, the site has remained vacant for several decades.

Findings/Considerations

Please refer to Exhibit B of the Draft Planning Commission Resolution at Attachment B for the
Findings related to General Plan Amendment #24-03, Zone Change #435 and the establishment of
Residential Planned Development #83. Please refer to Exhibit B of the Draft Planning Commission
Resolution at Attachment C for the Findings related to Vesting Tentative Subdivision Map #1333

Environmental Review

Planning staff conducted an environmental review of the project in accordance with the requirements
of the California Environmental Quality Act (CEQA) and concluded that Environmental Review #24-
30 results in a Mitigated Negative Declaration as the proposal would not have significant effects on
the environment if mitigations are implemented. A copy of the Initial Study with a Mitigated Negative
Declaration can be found at Attachment J. This review was posted for public comment in accordance
with CEQA law.

ATTACHMENTS

Location Map

Draft Planning Commission Resolution #4163 (GPA, ZC and RPD Est #83)
Draft Planning Commission Resolution #4164 (Approving Tentative Map)
Current Land Use Diagram

Proposed Land Use Diagram

Tentative Map

Residential Unit Elevations
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H. Parking Exhibit and Illustrative Detail

I. Development Standards
J. Initial Study (Mitigated Negative Declaration) |Available at Attachment 11 of Staff Report #842

K. Presentation
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CITY OF MERCED
Planning Commission

Resolution #4163

WHEREAS, the Merced City Planning Commission at its regular meeting of July 9, 2025,
held a public hearing and considered General Plan Amendment #24-03, Zone Change
#435 and Residential Planned Development Establishment #83, initiated by Lennar
Homes of California, on behalf of Merced Gateway, LLC and Lyons Investments property
owners for the property located at 3610 East Gerard Avenue (APNs 061-680-001, 061-710-
009 and 061-710-023). The General Plan Amendment would change the General Plan land
use designation of the 73.7-acre site from Business Park (BP) and Manufacturing/Industrial
(IND) to Business Park (BP), Low Medium Residential (LMD), High-Medium Residential
(HMD) and Open Space-Park Recreation (OS-PK). Zone Change #435 would rezone the
site to establish Residential Planned Development (RP-D) #83 changing the zone for 64.6
acres from Business Park (BP) and Heavy Industrial (I-H) to Residential Planned
Development #83 and to Business Park for the remaining 9 acres. The approximate 73.7-
acre subject site 1s generally located on the southwest corner of East Gerard Avenue and
Campus Parkway. The property being more particularly described as Lots “9” and “23” of
Assessors Map Book 61 - Page 71 and Lot “1” of Assessors Map Book 61 — Page 68.

WHEREAS, the Merced City Planning Commission concurs with Findings/Considerations
A through E of Staff Report #25-638 (Exhibit B of Planning Commission Resolution
#4163); and,

WHEREAS, the Merced City Planning Commission concurs with the Findings for Planned
Development (P-D) Zoning Districts in Merced Municipal Code Section 20.20.020 (J); and,

NOW THEREFORE, after reviewing the City’s Initial Study and Draft Environmental
Determination, and fully discussing all the issues, the Merced City Planning Commission
does resolve to hereby recommend to City Council adoption of a Negative Declaration
regarding Environmental Review #24-30, and recommend approval of General Plan
Amendment #24-03, Zone Change #435 and Residential Planned Development #83
Establishment, subject to the Conditions set forth in Exhibit A attached hereto and
incorporated herein by this reference.

Upon motion by Commissioner , seconded by Commissioner
, and carried by the following vote:

AYES: Commissioner(s)
NOES: Commissioner(s)

ABSENT: Commissioner(s)
ABSTAIN: Commissioner(s)

ATTACHMENT B



PLANNING COMMISSION RESOLUTION #4163
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July 9, 2025

Adopted this 9™ of July 2025

Chairperson, Planning Commission of
the City of Merced, California

ATTEST:

Secretary

Exhibits:
Exhibit A — Conditions of Approval
Exhibit B — Findings/Considerations



CITY OF MERCED
Planning Commission

Resolution #4164

WHEREAS, the Merced City Planning Commission at its regular meeting of July
9, 2025, held a public hearing and considered Vesting Tentative Subdivision Map
#1333 initiated by Lennar Homes of California, on behalf of Merced Gateway, LLC
and Lyons Investments property owners for the property located at 3610 East Gerard
Avenue (APNs 061-680-001, 061-710-009 and 061-710-023). The Vesting
Tentative Subdivision Map would divide the site and create 570 single-family
residential lots, four lots designated as open space, and two lots designated for
business park/commercial uses. The approximate 73.7-acre subject site is generally
located on the southwest corner of East Gerard Avenue and Campus Parkway. The
property being more particularly described as Lots “9” and “23” of Assessors Map
Book 61 - Page 71 and Lot “1” of Assessors Map Book 61 — Page 68; and,

WHEREAS, the Merced City Planning Commission concurs with
Findings/Considerations A through J of Staff Report #25-638 (Exhibit B of Planning
Commission Resolution #4164); and,

NOW THEREFORE, after reviewing the City’s Initial Study and Dratft
Environmental Determination, and fully discussing all the issues, the Merced City
Planning Commission does resolve to hereby adopt a Mitigated Negative
Declaration regarding Environmental Review #24-30 and approve Vesting Tentative
Subdivision Map #1333 subject to the Conditions set forth in Exhibit A attached
hereto and incorporated herein by this reference.

Upon motion by Commissioner , seconded by
Commissioner , and carried by the following vote:

AYES: Commissioner(s)
NOES: Commissioner(s)

ABSENT: Commissioner(s)
ABSTAIN: Commissioner(s)

ATTACHMENT C
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July 9, 2025

Adopted this 9th day of July 2025

Chairperson, Planning Commission of
the City of Merced, California

ATTEST:

Secretary

Exhibits:
Exhibit A — Conditions of Approval
Exhibit B — Findings/Considerations



Conditions of Approval
Planning Commission Resolution # 4164
Vesting Tentative Subdivision Map #1333

General

l.

The proposed project shall be constructed/designed as shown on Attachment
G of Planning Commission Staff Report 25-638 (Site Plan, Floor Plans and
Elevations), and as supported by the conditions of approval within this
resolution.

The Project shall comply with all applicable conditions set forth in the
resolutions for Annexation No. 183 previously approved for this site.

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

The developer/owner is required to finance the annual operating costs for
police and fire services as well as storm drainage, public landscaping, street
trees, streetlights, parks and open space, which may include a financing
mechanism such as a Community Facilities District (CFD) or, assessment
district. Procedures for financing these services and on-going maintenance
shall be initiated before final map approval or issuance of a certificate of
occupancy for any building, whichever comes first. 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.

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
EXHIBIT A
OF PLANNING COMMISSION RESOLUTION #4164
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City indemnify and defend (with counsel selected by the City) such
governmental entity. City shall promptly notify the developer/applicant of
any claim, action, suits, or proceeding. Developer/applicant shall be
responsible to immediately prefund the litigation cost of the City including,
but not limited to, City’s attorney’s fees and costs. If any claim, action, suits,
or proceeding is filed challenging this approval, the developer/applicant shall
be required to execute a separate and formal defense, indemnification, and
deposit agreement that meets the approval of the City Attorney and to provide
all required deposits to fully fund the City’s defense immediately but in no
event later than five (5) days from that date of a demand to do so from City.
In addition, the developer/applicant shall be required to satisfy any monetary
obligations imposed on City by any order or judgment.

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.

Building

7.

The project shall comply with all requirements of the California Building
Code and all flood requirements of the Federal Emergency Management
Agency (FEMA), as well as the requirements for the California Urban Level
of Flood Protection (CA 200-year flood) at the time of permit issuance.

Landscaping

8.

All landscaping in the public right-of-way shall comply with State Water
Resources Control Board Resolution No. 2015-0032 “To Adopt an
Emergency Regulation for Statewide Urban Water Conservation” and the
City’s Water Conservation Ordinance (Merced Municipal Code Section
15.42) and any amendments. Xeriscape or pervious artificial turf shall be used
in place of natural sod or other living ground cover. If turf is proposed to be
installed in park-strips or on-site, high quality artificial turf (approved by the
City Engineer and Development Services Director) shall be installed. All
irrigation provided to street trees, parking lot trees, or other landscaping shall
be provided with a drip irrigation or micro-spray system. All landscaping shall

EXHIBIT A
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10.

11.

comply with the City’s Water Efficient Landscape Ordinance (MMC Section
20.36.030) and any amendments

All landscaping shall be kept healthy and maintained in good condition. Any
damaged or missing landscaping shall be replaced immediately.

Trees and or fast-growing vines or other plants shall be planted on or near the
required sound wall along roadways to soften the visibility of the walls and
protect them from graffiti. Details to be worked out with Planning staff during
the building permit stage.

Sound walls must be coated in a graffiti protectant coating as approved by
Public Works director or designee to protect them from tagging and graffiti
prior to landscape growth.

Engineering

12.

13.

14.

15.

16.

Full public improvements shall be installed/repaired if the permit value of the
project exceeds $100,000.00. Public improvements may include, but not be
limited to, repairing/replacing the sidewalk, curb, gutter, and street corner
ramp(s), so that they comply with ADA standards and other relevant City of
Merced/State/Federal standards and regulations.

Any missing or damaged improvements along the property frontage shall be
installed/repaired to meet City Standards. Any improvements that don’t meet
current City Standards shall be replaced to meet all applicable standards.

The project shall comply with all the Post Construction Standards required to
comply with State requirements for the City’s Phase II MS-4 Permit
(Municipal Separate Storm Sewer System) and include onsite or approved
offsite stormwater retention capacity for a 50-year, 24-hour storm.

The developer must address general storm water drainage on-site unless
approved by the City Engineer or their designee. The developer will submit
storm water drainage plans and agreements, if applicable, with their final map
application, all to be approved by the City Engineer.

All residential exterior setback areas, excluding areas required for access to
the property, shall be landscaped. Landscaping may consist of any
combination of living plants such as trees, shrubs and turf; related natural
features such as rock, stone or bark chips; or pervious artificial turf that meets
acceptable standards as determined by the Department of Development
Services Director or their designee. Decorative hardscape featuring pervious
EXHIBIT A
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17.

18.

19.

20.

21.

22.

23.

24.

materials are permitted within required landscaping areas. Drought tolerant
landscape materials are required, unless otherwise approved with a minor use
permit. Any street trees must be per city standards.

Drainage from the individual residential lots shall be retained on the lots. No
drainage shall run-off onto adjacent properties or the right of way.

Prior to approval of final map, Developer will work with the City Engineer or
their designee to satisfy the requirements for a looped water system from
Mission Avenue to Gerard Avenue

Prior to approval of final map, Developer will work with the City Engineer or
their designee to satisfy the requirements for the development to be served by
City sewer, including ensuring there is enough sewer capacity and that it can
be supported by the proposed lift station. If required, the Project Developer
will enter into a fair-share agreement to address the sewer services.

Prior to approval of final map, developer shall provide the City Engineer with
storm drainage calcs for the proposed storm drainage basin.

Developer must work with utilities who will serve this area and comply with
all requirements.

Developer will provide their fair share of improvements as determined by the
City Engineer including, but not limited to street, curb, sidewalk and any
traffic control devices along Pluim, Gerard, Campus Parkway and/or Mission.

Improvement agreement for any and all improvements, including, but not
limited to those listed above shall be provided to the City Engineer prior to
approval of final map.

Any temporary improvements must be reviewed by the City Engineer.

Merced Irrigation District

25.

26.

An Encroachment Agreement with MID will be required for any work
associated with MID facilities and for any roadways, walkways, bike paths,
utilities and pipelines crossing MID facilities or rights of way. A joint use
agreement between the City of Merced and MID will be executed for those
sections of the City’s improvements within MID’s right of way.

Pending MID Board approval, MID will quitclaim its existing 40.00-foot
easement. In return, the developer will grant back to MID an exclusive 30.00-
foot-wide easement prior to the subdivision map filing.

EXHIBIT A
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27. If storm water runoff from the site is to be discharged into an MID facility,
the Owner would be required to enter into a Storm Drainage Agreement with
the MID, paying all applicable fees.

28.  Design plans for the development shall be reviewed for any impacts to MID
facilities and signed off by MID.

29. No structures, trees or fences will be allowed within MID rights of way.

30.  MID reserves the right for further comment as unforeseen circumstances may
arise.

Public Safety

31. Developer shall work with the Police Department and the City Engineer to
establish location of stop signs during the final map approval process.

32. Any gates to support public access shall be provided with a Knox Box, as
required by the Fire Department.

33. Any construction must meet any and all fire codes applicable at the time of
development and building permit application.

Planning

34.  Minor modifications to the tentative map may be reviewed and approved by
the Director of Development Services or designee as allowed by Merced
Municipal Code Section 20.20.020 (O). If the Director of Development
Services determines the map modifications require a higher level of approval,
they may elevate the review and refer the consideration to the Site Plan
Committee or Planning Commission, as the changes require.

35. This resolution for a Vesting Tentative Subdivision Map (VTSM #1333) does
not become effective until the General Plan Amendment (GPA #24-03) and
establishment of Residential Planned Development (R-PD #83) are approved
by the City Council.

36.  All mechanical equipment shall be screened from public view.

37. A sound wall shall be required and constructed to a minimum height of 7 feet

above ground level along all residential properties adjacent to arterial and
collector roads unless otherwise determined by the City. Suitable construction
materials include concrete blocks, masonry, or stucco on both sides of a wood
or steel stud wall.

EXHIBIT A
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38.

39.

40.

41.

42.

43.

44,

The developer/applicant will be subject to the mitigations as determined by
ERC #25-30 Mitigated Negative Declaration (SCH 2025060379).

Unless further restricted in the City of Merced Municipal Code, grading and
construction shall not take place beyond the hours of 7:00 A.M. and 7:00 P.M.
Monday- Sunday.

Two-story home construction of lots that will be directly adjacent with
Campus Parkway shall be constructed without second-floor balconies. A note
prohibiting such second-floor balconies shall be placed as a Note on the
VSTM #1333, and all plans and specs.

The developer shall use proper dust control procedures during site
development in accordance with San Joaquin Valley Air Pollution Control
District rules.

Developer shall dedicate and improve the proposed park spaces unless
otherwise approved by the City.

Developer will pay impact fees applicable at the time of building permit
submission.

Any modifications to the street parking plan as shown in Attachment H of SR
25-638 shall be reviewed by the Director of Development Services or
designee.

EXHIBIT A
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Findings and Considerations
Planning Commission Resolution # 4164
Vesting Tentative Subdivision Map #1333

FINDINGS/CONSIDERATIONS:

General Plan Compliance and Policies Related to This Application

A)

If the General Plan Amendment is approved, the proposed project would
comply with the General Plan land use designation of Business Park (BP),
Low Medium Residential (LMD), High-Medium Residential (HMD) and
Open Space-Park Recreation (OS-PK), which allows for the development of
a residential small lot subdivision, open space and adjacent
commercial/business park uses. The project would also comply with the
Zoning classification of Residential Planned Development (RP-D) #83 with
the change in land use designation from Business Park (BP) and Heavy
Industrial (I-H) to Business Park (BP), Low Medium Residential (LMD),
High-Medium Residential (HMD) and Open Space-Park Recreation (OS-PK).

The proposed project, with conditions of approval, will help achieve the
following General Plan land use policies:

Policy L-3.2: Encourage Infill Development and a Compact Urban Form

The proposed project would develop an approximate 73.7-acre site that has
been vacant for decades. Developing this site addresses some maintenance
issues associated with undeveloped parcels, such as overgrown weeds (fire
hazard), vandalism, and loitering which could impact neighboring parcels. In
addition, infill development is an efficient use of development that utilizes
existing infrastructure within City limits as opposed to annexing land that
requires expanding City infrastructure and services.

Traffic/Circulation

B)

The proposed development includes a small lot subdivision that is proposed
with approximately 570 residential units, and 9 acres of adjacent Business
Park/Commercial uses. The site is located on an approximately 73.7-acre
vacant parcel located at 3610 East Gerard Avenue at the southwest corner of
East Gerard Avenue and Campus Parkway. The project site fronts a collector
road to the north (East Gerard Avenue) Campus Parkway to the east and an

EXHIBIT B
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arterial to the south (East Mission Avenue). Vehicle access would be available
from East Gerard Avenue, East Mission Avenue and Pluim Drive, once it is
completed. Campus Parkway, which dissects the development, is designed to
carry large volumes of traffic traveling north and south from Highway 99 to
eventually the University of California, Merced, campus. Its close connection
to Highway 99 connects this development and the rest of Merced with other
regional communities throughout the State.

Vehicle Miles Traveled

The residential use is expected to generate 5,141 daily trips with an internal
trip capture of 912 daily trips. Though the expected daily trips required that
analysis be done, the result of that analysis showed that with mitigations the
impact of the proposed trip generation would be less than significant with
implemented mitigations. The roadways surrounding the project are built to
address the additional traffic.

Improvements

The development requires the construction of a street network connecting the
residential subdivision to Campus Parkway, East Gerard Avenue and East
Mission Avenue. This street network shall be built to Merced City Standards
(Planning Commission Resolution #4164 — Attachment C of Planning
Commission Staff Report #25-638).

Public Improvements/City Services

C)

D)

Any damaged or missing public improvements shall be repaired if the permit
value of the project exceeds $100,000.00. The need for repairs or replacement
of any missing improvements would be evaluated at the building permit stage
by the City’s Engineering Department.

Developer/applicant will share the cost of improvements as needed and
required by the City Engineer to support the circulation and operation of the
development. These costs may be addressed through paid fees. If those
improvement agreements are private, the City Engineer must be made aware
of such arrangements and agree that such arrangements meet the requirements
necessary to support development. This information will be supplied to the
City Engineer at final map application.

EXHIBIT B
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Parking

E)  The parking requirements for Single Family Dwellings is 1 parking stall per
unit. The proposed residential development proposes at least a one-car garage
per unit which would meet the parking requirements.

Site Design

F)  The proposed development includes a residential subdivision of 570
residential lots, 3 acres of open space and 9 acres of business park/commercial
uses. The applicant proposes two-story units. The proposed residential lots
would range in size between 2,347 square feet and 6,889 square feet.

Development Standards for the 570 residential lots shall meet standards set on
Attachment I - Planned Development Standards of Staff Report #25-638.
Because this site has a zoning classification of Residential Planned
Development, the building design/elevations shall be reviewed and approved
by Planning Staff prior to issuance of a building permit for this subdivision.
The minimum parking requirement for single-family homes is one parking
space per unit. Each one of these units would have at least one covered parking
space within a garage, with some of the units have two parking spaces located
within a garage.

Elevations

G) The elevations shown at Attachment G illustrate the proposed residential
structures for this project. The developer/applicant will be required to provide
variation in the elevations for visual interest.

Landscaping

H)  The proposal does not include a landscape plan, but all future landscaping for
mulch, shrubs, turf, or trees should be drought tolerant and all irrigation
systems must comply with the latest requirements for water conservation. In
addition, parking lot trees in the future commercial shall be installed as
required by the City’s Parking Lot Landscape Standards at the time of
development approval. Parking lot trees shall be selected from the City’s
approved tree list, providing a 30-foot minimum canopy at maturity. If
needed, street trees would be installed along East Gerard Avenue, Campus
Parkway, Pluim Drive and East Mission Avenue as required by City
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standards. All trees shall be planted away from the City’s 10-foot clear vision
corner triangle area.

Neighborhood Impact

)

The subject site is surrounded by a variety of uses which include residential
to the north, vacant industrial to the east, county agricultural uses to the south
and regional commercial to the west. The subject site is designated Business
Park (BP) and Heavy Commercial (I-H). Even though the applicant is
proposing a General Plan designation of Business Park, Low Medium Density
Residential (LMD), High Medium Density Residential (HMD) and Open
Space-Park Recreation (OS-PK), the proposed uses are expected to produce
less traffic than expected for a Business Park development and would not
significantly alter the traffic patterns throughout the adjacent neighborhood.

Public hearing notices were sent to all property owners within 300 feet of the
project site. At the time that this report was prepared, the City had not
received any comments regarding this project.

Environmental Clearance

J)

Infill projects over 5 acres or projects that don’t comply with Zoning/General
Plan designations require an Initial Study, per the California Environmental
Quality Act (CEQA). In this case, the project is over 5 acres (at 73.7 acres),
and the site is not consistent with Zoning or the General Plan requiring an
Initial Study. An Initial Study includes a wide range of analysis required by
the State covering an array of subjects including, but not limited to, impacts
on vehicle miles traveled, air quality, biological resource, public services,
cultural resources, and City utilities. Planning staff has conducted an
environmental review of the project in accordance with the requirements of
CEQA and concluded that Environmental Review #24-30 results in a
Mitigated Negative Declaration as the proposal would not have a significant
effect on the environment if mitigations are implemented (Attachment J of
Planning Commission Staff Report #25-638) and does not require the
preparation of an Environmental Impact Report. A copy of the Initial Study
with a Mitigated Negative Declaration can be found at Attachment J of
Planning Commission Staff Report #25-638.

EXHIBIT B
OF PLANNING COMMISSION RESOLUTION #4164
Page 4

19



0¢

d LNHWHOV.LLV

- e e—— — — — — — —— | —

3NN3AY NOISSIN '3

INIT AYVONNOS 103r04d 03S0d0Hd "
INTAVM 40 LHOM ONILSIT ——— — —— |
INITAVM 40 LHOIH ONILSI]  — — — — _

INTTIOHYAONIISKT — — — — — - - T
(GNI) TVIHLSNANI .

/ONIENLOVANNYIN :NOILYNDISIA dD

(dg) YHvd SSINISNG NOILYNDISIA d9 .

C\ERER _

[00—089—[80
NdV

INNIAY QHYHID 3 1 4

Yorne vy o a0 ¥20Z ‘4390100
119IHX3 NV1d TVH3IN3O d304d3IN 40 ALID ONILSIX3
AVM3L1VO d30d3N

ONI ‘dNOY9 9NIYIIANIONI YVISHLIYON ~¥20C © 1HOIMALOD BMpP(Z0—-017+20Z) SHAlYx3 BUOZOY—YdO ™ ADMOIDOPBIISN\2UOZ8Y PUD YdO\sHAIyxF\buluupid\Aomeipg paatsiy cove—cz\i4 FNVYNOMA
upqINyg A9 Q31101d Wd (2% ¥20z/Z/0L :03L107d

© ININNYI o« INAFAYNS © INIYTINIONT_TIAKD »




I AHYONNOE 1234 ES0a0td — ——
WAV J0 JHO SNILSE Y — — ——
INTLAWM 0 LHOW DNILEMY — = = —

NN BIHvd ONLLISEA
{OND TYRILS NN .

SOMBINLIY-NNA NOILYNSISIA 49
{45 We¥d SSINISNE MOLLYNDISIA 4O .

(oW TWLLNOISTY
ALISHERT WIHOSIN-HIIH “NOLLYNEEEI] 49

o
TVULNGOISTH WIITIN-MO') NDLLYNSISIO 49 %
AN3O3T

[00—089—[90
NdV

m_:zma& Zo_mm_E E

4 LNIINHOV.LLV

I
I
|
i

IAKA WINTd
|
|
ne
| # §;§“=—_
|
|
|

(W
%,
i Tes.
g
A

ANNIAY AHVYHEO 3

_.——.——-'

r

6Z0Z 'HOYVYN

AVM31lVD d30H3N

LI9IHX3 NV1d TVA3IN3O A30d3N 40 ALID A3S0d0ud

DMl "ANOHD SMINTINIONT HYISHINON EX0T O LHOIHAH40D

BEpL | —0OTCZ0Z) SULNT DTN -y SRAMIOPROH MR TIH PUB Yol 2h MO B o f e v.-u.a.z
g A8 IR0

_H..,. TIRRIT
T SEOE/TL/T O

21



22

LAL

03 975526 (607) WU S2GE~#25 (602)

T HOUAIDI O

SINOOIVE HOOQ:
AV SNV HLIM INTOVPY ALLO:

s: 1 03043,
S3HNLONKLS GALOFHANN ANY 3LIS NO

—
a30d3an

AVMILYO A304d3N
133HS 43A00

VINYO4ITYO

EINONE O

INVOMddY 8

AON3OW AHOLVIND3H V.

NOILYINHOANI LO3rOdd

o

SNOIIS30

SNoisay

30

X3ANI L33HS

VINHOATY0 50

NOILdI¥OS3d VO3

SIN
dVIN ALINIDIA

]

T

(NANNEEEAEE AT

JANNIAY &——

&

£00-0£9-190
Nd¥

(INFALSIANI
SNOAT)
800-089—190

N

NNZANN

=]

INIAV SNOSHYd ~

SININLSV Y
SNOWWOI
AVMILYI F8N1N4

e |2 ﬁ:,

R 9$ZLON T 9521 ON
NOISAIGENS HHd NOISIIENS IHd
It FUSVOaNYS FUSVINVS

,<_zm_Ou__._<o (eERXE]N

NOISIAIAENS AVMALVYO A340d3dIN
dVIN NOISIAIQENS JALLYLNIL ONILSIA

0350404d

ONILSIXT

AaN3o31

o 0 v 5214 U
KB 05 SET0CAD LTS

a1




¢ LANL

woron s e 0%
e DS < S D
I tnoas Bursoambug

03 975526 (607) WU S2GE~#25 (602)

—
a30d3an

AVM3ILYO A3043IN
SNOILO3S SSOHD TWOIdAL

VINYO4ITYO

SNOWaIIS30

SNoisnay

30

]

3AIHA WINTd MY #2

T ANOSYA
mmmuuorﬁ\

TIVA AUNOSYHY

AV NOISSIN MY .vL

sy

TN T3V
zr

TIV AHNOS Y

3AV QHVHIO MH 7L

JINETEIZ)
X3 LNOMYS

40181
o
n wy

V1 ONY 1908

wy

59 oA e

M

‘-

—3INNIAVY
[T

INNIAV L-
) | =

TEERESERRN

T

ANNIAY S-
¢

L

LT

JNNIAVY

E

w
o
= (.
y T

=

@

né s | o [ ,s_? o | XA

||

EAEN e

—IAANHA VY

i
o

[y

— v ||\ )
LIS

0913352 Lok




INI'dN0KD NINZINIONE YYLSHLUON S0Z. LHOIAL0D O .

L ¢NL

S L6 [FUC [Fob [E8E FLE BYE [EYE ETE S P
o = o o 0 0 0 0 0 Lol 41
Y
T 1 |l
vz |62 |92 |22 |82 |62 |08 | l¢ g
s | st (s | sow | s [ s | asoome | asoose s 0} # Y9
= S N S 2 R i | Sl _ E
Y AN c e sl 6 s =
Gr1g [ : -——-— - -3l —— - —— s Pl
798 2
g 5% o ] &7 T T T w T [ 0 = L g o _ S
nE L % sf
NN e 98 fopg [ S0
PER 88 e s = 1p [0y |68 |86 [=l6 [<9E |29 |+¥E T
PRIEES L sf e o ssome| s 060e ssooe | dsoore |ssooee | asooee | ssooee [ asooee [ ssoose | asoose s &
SR 9t t ot £ ) l
Q s =
B E G 9L il 8L 6L | vy |= op |sop gy |60 |=05 |+ 16
uwmum o s | moe | mows | oo s | ssowe [some | ssome | sowe [ sooe | sswee | ssome
PSS o o o o o o oF 3 . N
Lol &
o -— \-\‘\‘w\uzmou-\‘\‘,
= anawasva gy [ T
- s
m QIN 0350d0¥d . & mN |~ ~
P o e FCL ol =69 [=89 [+29 599 [559 |19 519 209 [+65 [+85 <46 |95 [=95 [ ¥S
m o B ssuee | ssoewe | s | s | asoom | asooe | ssooer | asooee soe | asooe |ssomme | ssoome [ ssoose [ asoosr | ssooee | asooee
1o ¥ = il z o 3 o o » o o o o y o o o
g s ] 3 g o 3 or 3 6] 5 S 3 &

= 79 |=G9 |2 99 [= L9 |= 89 |z 69 |5 0L

sow | ssom | sww | osese | osseme | osew | ssese

s [ %G5 |2 95 = 4G |85 |2 65 [509 |5 19

swn | wow | s | mew | sow | swe | o
\\\\\\\\\ G £ gt 1e : £ ) [ 2 b S ) Sv
—— e —- — - 133MIsy —— - —— - ——— -
,,,,,, S B Pt e s R W

=6/ (28, [#lL |2 9L |2 GL |2V |5 €L

ssew | ssooe | sseme | osseme | ossese | s | seese

/8 [598 [2G8 |5¥8 [z €8 % ¢8

sseae sseew | sseee | assee | ssee | s

AVM3ILYO A3043IN
NV1d AHdVHO0dO0L ANV SNOISNINIA

° " 56 =66 |+ 96 |+ J6|= 96 [:66 [:00L |10F |+ p01 [5501 [:904 |5 201 |- 8O [+601 |2 0L ﬁL
NI | N B4t SO AN | I [ 7 B \ Gy o B : )
m & W B & 5 5 i K@
=z — —
s |
- e e o i —
s A8 G3WIVIOLIND
Soiiuet Fisteoet gy |-
! v | o | BCL 2821 |2 gL |s 02t [sG2t [rvg) [€2) =gk 6Ll [8LL [sZLL [59LE (= GLE [epLL [ELL |2
| s ssom | s s 558 58 5578 58 sz | dssae 5578 e sz | sssue sz
y—+ QIW 03S0doYd i2 db 95 oy St v
e 5 ] S 3 S 3
¥ CClafs -
oo | P UEL fecel fgg feygl gl [s6e) 001 fs bl =tbl |ssbh [fObL [z vk |- 8yl [s60L (051 |
3 - i~ —_— M(/ SO ey | osewr | owsesse | swae | sew | sswe | s same | sew | sese | oo [ ose ssazie
|2 31995 0L 10N - = y(g,wa, MJmn = = = = = = = = - e
VA e e e VS —
awm i . N 2 = 0 T 0 0 T = W W 0 T
o e 9 4 Q500N s ge
e 2101 - & - .
- PSR oz paz fe oz fse bue sz | dore s o e e e ad N o
E N " et 45 5268 436288 456288 45 0888 45 160% 430008 250008 AS 0908 F A5 000% 250008 45 180¢ 5% 45 986E 456689
_w_ e o s st s s o o o o o st s o &5 5 )
S SET—3NGAY QHVHID I
BEEEEAER

24

ARG 05 SET0CA0 LTS

APCUDL IO 12 L TR LD 0 0 €04 I
£




¢'¢NL

INI'dN0KD NINZINIONE YYLSHLUON S0Z. LHOIAL0D O

g

25

oo v 5214 I
ARG 05 SET0CA0 LTS

£

AP 0DL 1 L B

L'ZNL L33HS 33S

g

M8k N -
L R L | S R 4 s | R v G N N L L e S N N P ek Wi e W W e e —
xﬁﬁz N 6 sz #
N O " v ———
e ——— VDIV SNy
2 W
8 e
121 W
897 i - ;
o 5|3 S S
L ca o ;
FHE S . .
Sa|g « —=
EE RS LA
R
2 @
S 149
LS |
[ !
a2lf|® |
S i
28l i
i
=
3 =) /
Q =N /
] SorsssIssiTsssIizzzzozsy s | 2\l
c |z R - Al oer A
| SNEEA | I .
® " il -
o bn .l 1E] 4] V1ol
= 5 Dot
ay Tl e o
Pl > z o
|z , el
o | Y c il - cel o
— >4 S
o) o Koo M= | o
218 2 e RET
m| o = . T
= [0) 651 3 i 67 afs 8EL i K
z W s 3 09] i o y
< < e 5888 o
| LE} A
- St S T 0N 2789 /NS e B g \oomem T See g/ N\ ERE S
o
9 <
| = u
M — e e =
2 | Z
5 <1z [0z [:60 8L it [591 |G vl
e 262 |9z =iz =82 |62 |08 |5 1e
3 i i3 i3 i i i i3 _.m
z
iz = —— = —— = R —— = o
&2 s a2 2
B IS 0L 10N S fET —r o T ] o T 7 =& 5 T =
18 s -
dYW A [FE8 28 |k <1y [0y [6e |8 [=se 29 |=oe [eve
< % 500 52 8l 6L | vy |Gy |9y v =8y |67 [=06 |2 1S
- sseme | see | sseoe 6088 s | som [ | swe | ssoe | o | asoome | soo T
_w_ 3 i 0 03 [ 03 03 3 X
|
~ e - ——— - ——— - ——— — —3AHda4d I
T (o]
N— QN 0350dONd m
-89 |49 |99 |+59 v9 519 509 [+66 |85 |46 |95 [=6S [+ 45 2
ssoogz | asonz | ssoosz | soose | ssoose soogz | ooz |ssooz | ssoowz | asoore | asoore | ssoome [ asoose %
|
2 85 [= 65 |= 09 |5 19 2 b9 69 [599 |5 29 |+ 89 |2 69 | 0L
s | som | s | s | sow ) sum | o | sow | sow | swe | swe | s f




26

€ CNL

s
135

INI'dN0KD NINZINIONE YYLSHLUON S0Z. LHOIAL0D O

1 ettt

oo v 5214 I
ARG 05 SET0CA0 LTS

£

mwwaﬂ
P olalS
Hile
1
Pl
S 149
LHEE
RE[+[
Leofg| &
Ssl3]
=

m

x

o

m

1o

VINJO4IT¥O
AVM3ILYO A3043IN
NV1d AHdVHO0dO0L ANV SNOISNINIA

SNOWaIIS30

SNoisnay

30

]

YIS 0L LON

dVIN AGN

[ I

v v o i B

INGNOEISNI 3LVt
A8 QINVIOLIND
39 OL IN3W3SV3
QN ONLLSIX3 07

Inawasva
ain 0350404 |
o

(06 i

3 GE st

W WA W2 A WA W W WP

"

"

AY

GZfwe 1
:
!

9g R

143

=
gg s
0,

—

u,,, IR

| %
o Op L s T ap ) e

E

\ 2

oyl s

®

Sl

Sz

6]
]

6]

0G} Sz 19

QY|
T | Rz

T onl,

8 50607
©

881

7 \ 1S «
¢'CINL 1L33HS 33S

g

yxas

028

R LLHOLHB0HBO0HZ0HI0K G0 )l 66
i | I N\ T s i i i W W A M o s e I N N bl £6 5% o
[T - INNIAY 1- - 6 e
Bow 1y . \ 5\ |6 o oA
96 0 T T N ! 3
9 P ) @N@E@lim‘am?; iy N 5 06 5o 4
MWE : ipzL S o GO) s . 590z i 7 s 60z mew [ Lpg b 1 EEEEE
o iGg) st of pOsite 21 691 e g 5 01" e [ Opg Fom o 3
?wz oz si o g9l st I s 0/ 1 <o N sl 1127 sam |» 6EC Ko Iy 5
Ob e 1 ST R YD R ERYE. N o 21" e v Qg R o o]
:M% N [EPTIFSTN INTYI SR | R | SPYT N sl 617" sum |5 JE7 5w B 51 68 =t
[P - - = REPR—
mf“w i 7 I S 510755 nh Y12 s |5 OEC Ram 7 2! 78 o
&3 sz ) e 7 3 T W N G0 K
mﬁm D 0] sae w| 6Glsum  [f D syl A 500 s 3 5l G12" wam v GEZ Bew || O J| €8s o
BT = = z % z % ™ N T
E— S IEers® o gorst W[ 5 M1 566 | 1 ol S M 912" s v pezRee Bl S H (8 som 8
B SN = = 7 e = P | ST y—
St B E Mzelote o 2512w Wi E Hplor ol € [ 21e™ s |r geg bue o) & |2 1855 o
EIETE | N = = T T m T 0g <
- I SETRERDY W S 2161 B Iy ,. 5l QI " suse |3 g€gRes ] 1 [I{H 08k
s St Iy AN o2 S — 7 = 53 N % o
- Dg = - = 58/ ) Kue 296 st o] 2 61" sam |3 167 Ran o 7 = 65 o
sl g1 Ew | - ~ %
wﬁ: - - o 61 iz K 7 sl 00" som 3 087 a3 5t B wsse
& e | E % !
b1 s o 1 08) 2oer r s 122" s 622 R o -
5 02 % T IR w % E3 .
- g i 181 S N S 222" wem |5 827 Rew §
e He 0y . © sus |y 5 m E
: _Ns S mm_f 28} # N o 622" s [p L27 Bee ||
= MNMN:,N & IS _m‘ B 1 g PEaR 5 €81 B B o2 vNN”, 456152 3 922 Mg: . -
i m.; ’ H 8 va, sz [3 Nm_.zﬁ =) T ) €L s
oL e bl 861" sueals |GhTae Tog1oh

ovseE
v SSINISNE NN
g101

101 AL HAMIS
H101

ovserE
il SSINISNE FUNLNS
viol

AP 0DL 1 L B




27

L'ENL

s
135

EXNE
nwmﬂm
ifE
)
~ 148
Sils
s
Loff| &
Seld

=

m

P

(@]

m

=

=

m (0]
X
2|2
LU
o =
W— 9
m|
sz
=

2

15

(o]

X

z

>

o

SNOWaIIS30

SNoisnay

30

]

INI'dN0KD NINZINIONE YYLSHLUON S0Z. LHOIAL0D O

3108 0L LON
dVIN AGN

| =

[

i
‘{IIIIIIIIIIIIIIII
\
|

|STESIEEIERESIE

s

| inanava
\- ain GBsgaoNd
\ 0g

INIWNELSKI 31Vavd3s
A8 GIAIVIOLINO. \
38 0L INN3SYA )

ININISVE L
QI 4350408
o

g

C¢'¢INL 133HS 338

8l | LI

9L

e | 8¢

6¢

%EE D 3

—— —3AHdD ———

95 | S5 | ¥

7

JNNIAV O—

JAIHA WINd

%650

028

P 0 5% |
=
~

ovzor
0¥ 0350d0Nd
5101

b0

—— —3AHAY- ——

7

-y ==
7

eV

7

===JONIAY QHVHID F===

e S S S S —

——g an

oo v 5214 I
ARG 05 SET0CA0 LTS

£

P00 1 o s s




28

INI'dN0KD NINZINIONE YYLSHLUON S0Z. LHOIAL0D O .

CENL

s
135

NG SN
\\\\\\\\\ e < |
=l | s\ R\ e e
$51E M
1REE
S e
Sils
Tof| B
v aatodond T B
g
m P
oW | o
F X K48 V101
"
18 3 %
: ovt c
B |
S M W yAsah m /mm_v
¢ 2 5 8yl 6eL 7 =
1E 3 vel)
Z <
m| 2 :
=2z |
) |
L.
2
15
o
X
z
>
- 6L |8 | 2L |9t
m
m <
i o
E| ] :
oo :
dVIN AT
B ()

]

£ b y !
. >
\ ainGaspacns vl 5 a
% 65 |85 | 26 | 95 \E €
& L ,

99 19| 89| 69 | 04 | K

014
EE 28

028

[ 0.25%
-
.
N

V'EAL LITHS 338

g

oo v 5214 I

550348 GUIY 0511 SEC80 GLTIE

P00 1 o s s




e
VINYO4ITYO

'a3043N
AVMILYO d3043N

& DN NASAITS & NN N7 8

SNOWaIIS30

SNoisnay

NV1d ONIQVHO

I tnoas Bursoambug

owoug Szee-#2§ (602)
1S izt 079

SHEET
NUMBER

SEE SHEET TM3.2

KEY MAP

NOT TO SCALE

EASEMENT

2
B
3

Y
4
s
|4

40 EXISTING MID
EASEMENT TO BE
QUITCLAIMED BY

SEPARATE INSTRUMENT

60

1= 60
©COPYRIGHT 2025 NORTHSTAR ENGINEERING GROUP, INC

%4
72,7

7,

Y

A

.

Lo
P s
“/

2
7.
S

7

Y

7

/

7

Y

Z
///////§ Z
///,%/

Z.
.

4
G
%

N\

N
\\
N

LOTA

Z i35 AC

-

%
H
{
H
A
=
H

\\\,,\Q\\
AR S
LIRS

\ N\
\ \\: f‘i\\\’\‘

W

AMPUS PARKWAY =

148

/
/

;S

- — TAVENUE—— —

AP

LoTH

SEWER UTILITY LOT

- —— —3NNaI\vVd—— - ——

76
77

o< | v
||

78
79

o= |y
o | o | o

87

o| = 3o}
S| oo

LoTB
FUTURE BUSINESS PARK .
£4.65AC

=

PG 1L SR A RO 07424 I

3 BETE 054 SOC0EA0 G2LITa

29



30

INI'dN0KD NINZINIONE YYLSHLUON S0Z. LHOIAL0D O

P
C¢'VINL L33HS 33S

3

'a3043n

AVMILYO A304d3N
NV1d ALNILN

|STESIEEIERESIE

i
o o
Q P
| [= <
5 3
o c
2 @
z . -3 ‘
= V\M
g
%
|
Jr—
e
3
m. 3
H 31995 0L LN
dVIN AN
| —— N
- ovios
v T350d0Ns
o101
B £
H |

Inawasva
N— QIiv 3s0doxd
3

[&13 19

g H+—

E

=

B

mwmﬂm i
iwm [
SR < L
e |5
) {[i'c
EHEE nq M9
42

550

o

©

||

|

—

NS ¥V ONLSH
for 0

[
:

o038 a1 05

U e




Uug

2eais w1 029

suouy szee-+zS (502)
“ouT Ynoas> s

& DN NASAITS & NN N7 8

x03 9zer-25 (602)
7556 10 'ois3poN

'a3043n

AVMILYO A304d3N
NV1d ALNILN

VINYO4ITYO

I

0

SNOWaIIS30

SNoisnay

30

]

INI'dN0KD NINZINIONE YYLSHLUON S0Z. LHOIAL0D O

09 =.1

——

09 0 o0e 09

3108 0L LON
dVIN AGN

| =

. e

R

P
€VINL L.mme m_m_m.

S \\M_/\

31

oo

P

£

AVMIHYd SNdINY!

L1 W AL B e

ovserE
Siivel SSINISNE JNLNS
viol

i

s

o

Morenazz e

OL103NNOD

OLID3INNOD

o~
g

3]
~

LT INETATTN}

L'PINL LI3HS 33S

—~—ug—

Mot 8050l
8IS 3MES
OL103NNOD

NS NIVHQ AHOLS

BN1S HALYM ONLLSHE




EvINL

s
135

ELTE
nwmﬂm
e 1
bRtERS
3 |45
HE
{ @
- 148
EH
S
3 i
soff| B
85l3
2l

'a3043n

AVMILYO A304d3N
NVId ALNILN

VINYO4ITYO

o

SNOWaIIS30

SNoisnay

30

]

INI'dN0KD NINZINIONE YYLSHLUON S0Z. LHOIAL0D O

YIS 0L LON

He— S —— —— g 3

oA T o T T Y

(

} CCHICROCHBERBENZEROLASHIY LY

ELNEINAT

SLUCHILLROHIB0KHBOHZOKI0HSON O HEONZOH LOKOOH 66| 86 3“

INGANEISNI 31Vl
A8 GINVIOLIND

38 0L INIW3SV3
QN ONLLSIX3 07

|

Inanasva
aiva3sodotd 1]
o0

JA%4

a1 _1_I_

o vz 962
w (4 4
2| 91z [
m 112 €6z

— =4 ==l s e AN

ZvYINL L33HS 33S

~~ug—

101 AL HAM3S
H101

ovsgrF
v SSINISNE FuNLNS
101

oveerF

Siivel SSINISNE INLNS

viol

32

oo

P

£

U e




Elevations and Plot Plans

ATTACHMENT G

33



091 091 Jooy Japun o3l
1-1 133HS 0 0 ood
33 52 wid
12z 12z s60109
AJT3 "d3LNI 0951 091 Daly BUAT P3Ol L0-L = .8/L 308 L0-L = .8/L AWos
SNV 1d Y0014 589 Ge9 D21y bup Joo)y puooag]
5L9 529 021y bunt ool 153 NV1d d00714 dNOJ3S NV1d d00714 LSdld
<1x4<1’ SYN /M 3INVd
S39VL004 3F3VNOS
H3ANNN NVId VSSNY :
re T B 3
oV , , i
NYWNSL4Y 5O _ N
L0-L = /1 3V | |
zz-0£-1L
| _avozws  § HM SVO © 1IVL3A ISVHI) & , , R Bk
BiArptisa ) d00714 ANOO3S)| |° f ; ) T
NMOLdIW 1 N
40 [ | | . [Fovavo N_oNanvT m)mw%mm "3000
: _ by 13356 3700 SN A8 3¥IND3Y IYIHM SSY19 AIYIJNIL IAINOMd
Ef ° SLNINZAINOIA[\| ; F——— )
e | A 3o & 'S37IS ¥3QV3H ANV SITNGIHOS MOANIM/H00A
g o 5
[ , Iy Ery = I8 TIV ¥04 133HS S3LON TWHINID 33S
N L : 'SIION
m I8 ¢—waag — EAGS
N v
WM SVO ¥04 Tleesr .6-9 L0- L = ,8/1 FIvo8
N ATNO 3SVHO—HE=<T! R
o | [H3A04 Iy SNOILVATTI dOIH43LNI
W N =
m m B M nd " D=
& Dz m s |3 .
E) =2gm © & o -7 -
o L 3
mo® g s Z—HLvE ALITILN HLYE S.d3NMO
R W — | ™ m 0-¥ ¥3MVHEQ 3STV4 Y3IMVHA 3STVH
m % W IR 5 S 9o — L N L EmNAT= (eI
0 g =1 T TR TERT
z =3 i o L o 8 | I
o - 30 . i o = EEr N o % Foue [ | 2\
- = =3h IS .. . % . A | 2050n | |4 o o E/,amwwm = | o s
5 = 4 s 2 2 . -
M ™ 5> 2 L : s 24 ] iy o T
O 5 M R = 2 #
- N 3 R . RS
m O gez i "o N ¥3M0d a N3HOLDY ol
= .
2P i 2 o 1 sig o sig [ o N E
W = S s S : 20 R P I XYW b p— o %
momg id ¢—Ndag ‘ TIVM 2/1 "LOH LZ/L € mDm
i 46)) ONINIQ =
mmmumummm geRzne 552 N — —
338357 dmagle @ 95 oA § | ENE]
S m | [ 5 7 5 . g L LT =L
= F L . ~NHae
e o " _ k I b - )
SRR EC Blaa < Iy ans |2 & & &
mmmmmmmmm smmmmmm 5 S HINMO = m ER
FERCELEE Pl LEE ju ~ H- “-
mmwmmmmmm mmmmmmm N e NIHOLY aNoAZE NIHOLIA
mmmmmmmmm mmmmmmw 4 NOOY ATIAV4 as mes M0 gg /TR0 a8 YIS XVH £
m;“m 5oE odemie, ¥ _aaTy —T<I— <]
mmmﬂm“mw G iy P 3
e ” > - : : >
wnmnammmn smmnnw 5 2 5 M = AT
mwmummm m Saggis : 2 : ‘4 o 5 YN0
mmumwmmmm mmmumm i Tvm L9 T Lz en
mmmmvmmnm mmmmmm = . NOA38 OL N3dD i "
g H ML o NMNW: 3 Iy el g
Algae ahs 5 s o i 2
i el | s .
mwmmnmmm b i £2-20-20 uts waonrn ] d 5
gk mmmm mmmm £2—£0-20 |uas ga-onrn
LI 1 SNOISIAZY

34



L=b¢ 133HS

WV
NOILVYAFTS

qlLZsl

¥3IEWNN_NVId VSSNV

oV
NVYWSLAV¥d

2C¢-0E—1L
31va 3nss|

P

0rg9—7co iz INong
51 SVl HONVNE, SUINYS

ol “TLinS 3NV A3IA AITIVA 0081

NMOLdIW

a3aIng

SRINZNINIS T

NOLLJINOSID

NOILOF 10D
NOL T1aM Sl

‘0T "SIOGEYAY NADLI 0L NOLLWSNIANOD AVIINOR %0 /QNV QIS ONGA SONITIE

“LEDIHALOD

*SLOBLIHOEY NMOLAIN

:
;
)
2
H
H
§
8
1
.

ot

83
Ham
i
:
.MM
!
g
i
i
g5l
i
<
b
8
i
g

g
m
H
m
;
:
:
g
:

ANV HAO GINSQE0UE EXVA SNOUSTALSH QMY 'SIONVMITHO 55000 TVIOT NV “GLvis VUGS TV “ALON

]
8
g
2
5
:
f
i
:
]
m
4
i
H
¢
4
H
H

0-.L = .8/l 3I¥0S

vV — NOILVAFT3 LNOd4

dOL QL 44V

5= © SYINNN

SSIHI0V_ TILNNOW—

| QIOHSIHL
= __H__ __H__ NOH3 Wi
H —QHM— 0
= = 1o} ‘gl 93dS
= o ¥3d 150d 9,9
| STONHS dHOD
= F\IQE i
] — -
Iy STONHS 00 T = as B
= ) b H L
5 143 Fa3
s “dAl ‘S03dS
s ALINANOD ¥3d
S (0021LS H0) Nl X1
. — /M SNIS WLNOZIOH
(3uN50cK3) L
“dAL WML ¥XL
[
TEH 40 MoLLo8
= —" -
STONHS 0D TR 0 do)
HOLId 249
STIONHS dH0D
HoLld 219
o
% 0 AUNOSYW 40 %
L4 DS £hT V101
14 DS ggve 9NIaS
13 S 0 ANOSVH V101
U4 05 0 :090NLS
13 DS 0 :INOLS/>0NNE
V—=NOILYINOTVO AYNOSYNWN

~ = M 'S3ZIS ¥3AV3IH ANV S3LON
m m 3 ) IYOIdL0313 /STINAIHOS MOANIM /¥00a
m ) qu m TV 804 L33HS S3LON TVY3IN3ID 33S
mnZm © -S3LON
5395 4
(e}
- [
>
m "A313 ¥3d Q3LNNOW
w 38 OL SLHOM HO¥Od ® NANT0O ¥OI¥3LX3
:3LON_VORIIOITI
o o ok
m @ u NOILJIMOS3a ONIGIS ¥O4 "SA3T3 335
o3z
S R3 ‘3LON ONITIS
= 2
Dk
o >
> ™ S,2XL /M 1N0—Q3¥dNn4 38 OL MOE NI
z © w SMOANIM ¥IHLO TV — S,ZXL /M LNo—a3dind
o o 39 01 XOI¥8 NI SMOONIM AMLN3 LNOY4
el
310N 3OINYOO
ET—LT—Y0 [pL0S ¥WOd-IH-Y!
€£Z—L0—T0 [BL0S ¥Od-IVH-V¥
€Z—£0—T0 |£105 ¥3d-IVH-¥
SNOISIATY

£0-8

2

0-8

%

3

-l = .91/l ‘3IVOS

NOIKZERERE[SEEE]

AL 93ds
¥3d 150d 9%,
dAL WL X}
IV & — 1 T IvE 8
4 |3 — dAL 'SI3dS
oo, STIONIES. OO ALINIANO)
 FoLid ¢l L ¥3d (000NLS
—— X \w,eoz} Em
Uvid 8 —
Ml — - —— WINOZIOH
wwu um %W%‘ - = (3UNS0dX3) L

STIONIHS 0D
HOLid ¢h:9

STIONIHS_dN0D

HOLId b9

0-) = 91/L 3v0S

NOILVAFTd 3dIS LHOIA

Halld 21t WB« avd &

— e 'soaes

NARDD

All
L ¥3d (030NIS

A0) WAL

L XL /M ONIdIS

Avid 8

T3H 30 WOLI08
TEEH 40 dol

HOLId 219

JeNozion
(3uNS0dX3) .L

L0-L = 8L/L TV0S

NOILVAT TS dv3d

D M: :M‘ AL MRLL XL
HOLId 219
@ ININMY = L]
T ‘AL 'S93dS
EIVAEN Bpum— KINTAOD
44 ¥3d (0931US
- 40) Wil
Iy XL /M ONIOIS
d WINOZIMOH
(NS03) L
wvd 8
T 40 MOTIOR
TIH 207doT
D =

35



l—a¢ 133HS
B
NOILVA3T3
dlZGl
YIGANN_NVId VSSNV 0-.l = ,8/1 3OS WO L = ,91/L FIVOS
g — NOILVATTI LNOYH NOILVATF TS 3dIS 1431
0L 0L 44y
S=S 0 SUININ
oV SS3H00V TIINNON— .
NYASLAVHA R ] = e
dAL *93ds
- TIOHSRIHL
22-08—11 e 1 [] __H__ NO¥3 WIa ¥3d 150d 9%, “dAL ML XL
31vd 3nssi -
yezsl SUCL RNy A8 Sy | @ﬁ 0 o s HW Zal IVE &
o3 Siing Ghvn WA ATivA 001 O a4 o s |5 — L Sons
NMOLOIN H o ¥3d 150d 9,9 o STIONIES 0D Uk
- __H__ __H__ STONHS dNOD , HOLld ehy - ¥id (09INIS
1 - HoLId 21 \zov WL
=1 av1d 8 — X1 /M ONKIS
ﬂ/@\ — — ¥ TE3H 30 FOLLOR - Qmﬁ%ﬁw&
1 ! - RO T :
— -3 STONIHS dH0D
a 9 Vﬂ/\kﬁm B HOLId 219
& N AL S35 STIONIES 0D
3 2 ALINANOD $3d g
ﬂ * N (0001LS H0) NRLL X1 Halid 219
: [ /W NG WINOZIOH |
E (unsodxa) L |2
N “dAL R P e 8
N T 30 nowos T
LT 0-) = 91/L 3v0S
W soNKS ano NOILVAZTH 3dIS LHOIY
@ Holld 219
=)
3
2
3 s
3 HOIId 21 s
N 'KLINNRAOD
O i % 0 AUNOSYN 40 % Emm%uz:%
O - Xk /M ONIIS
‘14 DS 0svT V0L VLNOZOH
— 14 DS 0S4T ONIOKS REECE S unsoa
(. M 14 DS 0 SAYNOSYIN TV10L ]
m 1305 0 “099NLS HOLId 219
M 13 °0S 0 “3INOLS/ ORE =
O —
— g—NOILYINOTVO AHUNOSVAN
o4g
= m £l m 'S3ZIS_¥3AV3IH ONV SILON omt = o/t s
2 m 3 ) IYOIMLOTTI /STINAIHOS MOANIM /HO0d Cht
Q2 qu m TV d04 L33HS SILON TVH3INIO 33S Zo_|_-<>MI_M m<mm
m W s “ ‘S310N
33 g
Zggasangs geoncne 5 B
manmmmm“u g lis @ 'A313 ¥3d GILNNOW
mmmnmmm;m ”mmmmmm S 38 OL SLHOM HO¥Od ® NANI00 ¥OR3LX3 M:_JZM‘ AL MR VKL
Bilaga 07 Bdadfin HOLId 219 ]
.n,mxmamm“m mmﬁmm, ‘310N TVORILOITI © ININMY. =
e i | [ 0 o 2 TEE —] o
Shgnkaid “qEike3 o L=
mummmmmmu K mmmm m oW NOILAINDS3A ONIGIS ¥04 'SAI13 338 4 1O
REERT] .mmumm m 2= T XL /M ONIDIS
s || 55 2 : -
geoaely Jpaiden 9 R3 :3LON_ONIOIS g (iiozbor
mmmm mmmm mmmmmmm EN A 8 “
m.nmu m i mwwmumm El S.ZXL /M LNO—Q3¥¥N4 38 OL 08 NI mwﬁmwumﬁ 8
mwumunmmm Sgr R z O w SMOONIM ¥3HLO TV — SZXL /M LNO—a3xund N
SsBcfapes Bz fe 35 38 0L YOINE NI SMOONIM A¥LN3 INOM4 7 =
B iy % &
Mmmmmwmmm EEld, “3LON_3OINYOO
SEgy 5228458
umummmmmn m Ehe
mmmmmammw mmm.m
EEREEER L] m
s et
Tont i
diggail 08
pedfecdi ahied
HoggEas 8 addg
b ..w,wmm gpils 2120 pits woeoory
mmmmnmma g £2-2£0-20 juts waonrn
i 55 mmmm £2-£0-20 juts 50500
LR SNOISIATY

36



L—3¢ L33HS

W
NOILVYATTS

qlLZsl

¥3IEWNN_NVId VSSNV

oV
NVYWSLAV¥d

2C¢-0E—1L
31va 3nss|

0rg9—7co iz INong
eZ5L SYXIL. HONVNE, SUINYS
ol “TLinS 3NV A3IA AITIVA 0081
NMOLdIW

a3aIng

SRINZNINIS T

NOLLJINOSID

NOILOF 10D
NOL T1aM Sl

0-.l = ,8/1 3OS

O — NOILVATT3 LNO44

d0L 0L 44V
S—G © SHIBNNN
SSIY0QY C3LNNON—

IT STIINIHS_dN0D

HILld 21

T =
v T

/1 o=z

|

‘dhl 593
ALINAWADO ¥3d (000US ¥0) il
Xb/M v @ ONGIS 354100 140HS-

“LEDIHALOD

*SLOBLIHOEY NMOLAIN

:
;
)
2
H
H
§
8
1
.

‘0T "SIOGEYAY NADLI 0L NOLLWSNIANOD AVIINOR %0 /QNV QIS ONGA SONITIE
ot

83
Ham
i
:
.MM
!
g
i
i
g5l
i
<
b
8
i
g

g
m
H
m
;
:
:
g
:

ANV HAO GINSQE0UE EXVA SNOUSTALSH QMY 'SIONVMITHO 55000 TVIOT NV “GLvis VUGS TV “ALON

]
8
g
2
5
:
f
i
:
]
m
4
i
H
¢
4
H
H

% 0 AUNOSYN 40 %
14 DS 8IbE V101
14 °0S 8lbT ONIOKS
1405 0 ‘AUNOSYW Tv.10L
U405 0 090NLS
13 °0S 0 :INOLS/>0liE

O—NOILYTINOTVO AUNOSYNWN

R M 'S3ZIS ¥3AV3IH ANV S3LON
m m 3 ) IYOIdL0313 /STINAIHOS MOANIM /¥00a
m ) qu m TV 804 L33HS S3LON TVY3IN3ID 33S
mnZEZm © -S3LON
5395 4
(e}
- [
>
@ "A313 ¥3d Q3LNNOW
w 38 OL SLHOM HO¥Od ® NANT0O ¥OI¥3LX3
:3LON_VORIIOITI
o ok
m @ u NOILJIMOS3a ONIGIS ¥O4 "SA3T3 335
o3z
S R3 ‘3LON ONITIS
= 2
Dk
o >
> ® S,2XL /M 1N0—Q3¥dNn4 38 OL MOE NI
z © w SMOANIM ¥IHLO TV — S,ZXL /M LNo—a3dind
o o 39 01 XOI¥8 NI SMOONIM AMLN3 LNOY4
el
310N 3OINYOO
ET—LT—Y0 [pL0S ¥WOd-IH-Y!
€£Z—L0—T0 [BL0S ¥Od-IVH-V¥
€Z—£0—T0 |£105 ¥3d-IVH-¥
SNOISIATY

TIOHSTUHL
Wo¥d WG

“dAL *03dS

¥3d 1S0d ,9%,3
STIONIHS dNOD
HOLld 2b%

- T Ivd R
- - /3

“dAL ‘503dS

— /N ONIIS WINOZINOH

(34ns0e3) L

_ W8
TIH 40 NOLLO8

TEH 20 dol

STIONIHS dNOD

HOLld 219
“dAL ‘WML OLXL
¥30 AL TXI

+

T

W0-L = ,81/L 3V

NOILVAFT3 3dIS 1437

oo dAL '93dS

= d3d 130d 9%,

dAL R ¥X)
Eiar:a B ~1vaa
43 IcS T
oo, STIONIES. OO e
& Hlid ¢l L ¥id (090015
¥0) z&w
U4 8 —

T oL — —— WINOZIMOH
sl mm %Wcm _ (3unS0d13) oL

STTONIHS d0O:
HaLld ¢l'9

STIINHS_dN0d
HILld 219

L0-t = ,91/1 :TI¥0S

NOILVAZT 3dIS LHOMH

TdAL NRL ¥
- —3 N
wﬁﬁulm\ = — IVid §
] o “dAL '$33dS
o ALINNRAOY
& - - ¥3d (090NIS
H0) WL
ST =———_ )
HH MNMDMF Jene

STIINHS_dNad
HaLld Z19

Z18

e

W0-L = .,91/1 :FIVOS

NOILVATTY dv3d

5

HOLId 21:9

S L

IViT & dAL "S93dS
EE]

M:j:um F—— "dAL 'L ¥XL

ALINTANOD
¥dd (090n1S
H0) WML
XL /M ONIOIS
WINOZIHOH
(3UNS0dX3) L
A 8
TIIH 20 MOTIOR
TIIH 40 doT
o Zs

37



l—pPg 133HS
WL
NOILVAIT3
d1ZGL
L0-1 = .8/l IS L0-L = ,91/1 30
NOILVAI13 3aiS 1331
dOL 0L 44V
S-S © SIANIN
v S53d00v GINNOH— .
NVASLAVHA 3 IT T e
UL QIOHSIAHL s
2z-0£- 11 mmmmi = __H__ __H__ noad wa STIONES. d0D dAL N ¥X
31va 3nss| = HOLld ¢}
OTee-Zre i Ao = I - Br— - v
of3 %ing G Waik KaTvA et = = | [of e iy @
H 0] dAL "33 * $03dS_ALINNJYHOO ¥3d dAL ‘S33dS
NMOLdIW - 0] ¥3d 150d 9.9 = 000NLS O (TVOILYIA NNY 0L
| STONHS dH0D LNIVH9) 08 LNIAGO NIV 000M —|
(s — HoLld 2l HINO NILLVE ONV Q¥Y08 2XL
=! BM S — — —— WINOZIHOH
= —1ves T =X T U\M‘ N (3NnS0dX3) L
STIONIS dNOD— [ T = — - —: 0 STIONIHS 0D
2 . Hudziw (&S = .\&A ~ HOLId 2139
g S
5 i — “dAL ‘S03dS
3 3 sy3ds ALNOHNGO ALINDAOD §3d Bl "
< 43 oganis (0001ILS 40) WRAL XI
I H0 (WO [— /M ONGIS WINOZWOH |3
g NNy OL NIVi9) Gunsodd) L |&
g ININIO NIVD
Q00N 830 N3LIVE
N NV CaV08 X1
i i _wveg |
Nw TEH 40 WoLoE ¢
-
T 40 doL 0-1 = 91/ 3OS
W sToNkS ano NOILVAZ TS 3dIS LHOIY
@ HoLld 7133
E) o L]
T dAL
Y0 '503dS ALINTNGD 3d
00ONLS ¥0) Mt Xt
o /N 9NIAS WLNOZINOH
2 (39nS04X3) L
3
g
N
(@] o % 0 AUNOSVN 40 %
O ‘14 DS 8evT V101
— 14 DS 8eT ONIdIS T 040D 0
— = 1405 0 ‘AUNOSYW V101 STONHS 0D
m U405 0 090NLS HOLId 219
M 13 DS 0 :NOLS/YORiE
O —
— J—NOILYTNOTIVD AHMNOSVAN
= —
O o N ]
=z = - - g S3ZIS ¥30V3H ONV S3LON 0-l = o1/t s
2 m 3 b IYOIRILOTTI /STINAIHOS MOANIM /H00Q e =
S 2z g TV ¥04 L33IHS SILON a&mz%mwwoz NOILVATTT ¥VvV3d
mZm :
o D o m
2 2 geageao L -
£ 3 Saanil ‘A3T3 43d OILNNOA
g ag m;..m @
H B mmmmmmm w 38 OL SLHOM HO¥Od ® NANTOD ¥OWALX3 M: :M‘iz L ¥XL
B 3 ZHgzhcy R HOLId 219 ]
H m Seiask 310N VORILOT T3 © ONNAY =
g L-E AR e “dhl 'S03dS
g 2 SaEani < Lo s — ALINTAROJ
5 ] mmmummu ngo NOILdINDSIA ONIGIS ¥04 'SAT13 338 — muuz%ﬁm
3 L] m 2= iy X1 /M ONIGS
B Bezqu.k oz . &
4 52 a : * TVANOZINOH
m m mm mmmm 3 z W R s avyid 8 (@uns0da) L
3 mm‘ i o %" T 40 HOIID
£ H mwwmumm > % c S;ZxL /M 1N0—03wdnd 38 OL ORI NI ELLE Ryt
8 g Loat BE z o3 SMOONIM ¥3HLO TV — S2ZXL /M LNO—Q3dnd PN
m £ mnmmmm ~ 3 39 0L YOINE NI SMOONIM ANMLNI LNOM4 =z =
] § sapgis »
H m mnmmmm :3LON_30INY¥OD
3 25594
E PREGEL
m 3 5e:
1 3
v 3 B5p%
Jls G
m & cgasoz
& o 5 mm
E 3 yeSEep
8 2 Adigsk
m mmmmu; £2—LT—FD bL03 Wu=0VI-I
FEheg ©2—20~20 s we-onin
i mmmm €2 £0—20 1105 0eoviw
i g0 SNOISIAZY

38



0181 018! 400y Japun (0301
I—1 133HS 0 0 onod
65 65 g
122 122 360109
AF13 TH3LNI 051 0551 Daly_BUAT PYoL P O = 8/l WS
SNY1d Y0014 3%} 78 Dasy_Bupp o)y puoaeg e e
889 | 89 b21y bupn kol J513 NV1d 400714 ANOO3S NV1d 400714 1Sy
qd1€G1 SYN /M 3NV
S3OVL00J 3V NOS =
HISNNN NVId VSSNY \_.” n \_.”
.4 .4 0-F .4 -8 4 R
IV Iy [ B Iy N ISFNGNS 18 3000 170 0708 &
NYWSLAV¥Q - = /L WS - { . _s BN 9'H = ‘”Q ¥4 PUz J0 INA W‘ ~ge |
2202-08—L1 - - | [ | sl o
| v | THM SVO ® 1IVL3Q 3SVHO | | 2 A | | -
o35 S R 40074 ANOO3S | [l S - ! | | Regt
Sl 1 : e | L s
T4 fit § =| || Fosod | ) 3000
. T T _ 4 [ 2oVEvO N oNan Flef| 940 A8 Q3YINDIY IYIHM SSVI9 AI¥IJWIL 3AINOM
b | ity o & 133HS ¥3A0D) e =
P M Sv9_ 0 = n e NEEohhamtey I 219 = 'S3ZIS ¥3IAV3IH ANV SITNAIHOS MOANIM/H00A
< AN 3SVHO| N £ 40 AL 338 —_— E£|9
ﬂ_ 2 = p ERN T A TV J04 L33FHS S3LON TVH3INIO 33S
- AIV 4T O =
NIV T ‘S310ON
() " i
- Iy avd
N s o/v
WO- L= .8/1 Fvos
7 58 ; i
S o SNOILVATTI dOIH43LNI
W N
o o 3 M
©c o2 C
& Dz m B
Z o £ o . |&
E) 35 5[5 s ! -
n M m N = ¢—HLvg ALITILN HLYE S,43NMO
-
B > . ¥IMVHEA 3STV4
M % W WQ‘ W - . R ] . o— m,mm»m_(mn_@ mmm;,(u
3 . 2 L EN | | TUin0S AILY| 2 \giﬁ/ Ja o | e
L, F o o - 3 B R . . ~- e xm‘,\ﬁ\@y&m
@) o m IN R o & 0 )
o - 390 = = e S| LE e % S (5l | Qs
— =S 3m s |HosEn (e os wsism G/ o | e | a0 [
- = c® R Iy LB
M ™ % =3 ; el = o R
o S g
O — QX " =
— 3 iy "
o = B B Iy H@ “-
m O e & = | 304 NIHOLDY 12
N o O 0O JM I XVA £
> > £y Slg NV slg -
W M M JM @ % 3TN XYW b —_— H
Z mm * Iy m m
sags gy gedesy <5 W “ 9 SNINTG Dmﬂ_
BESE: umm graageg > 3@ ot r-1
Al 25 8 ; wy | wRE
Sanil mmnmw i * oA RN
s m‘maw BEaxp% > o - N NI 5
shspeie peeeits H
e =~ 2 . 3y
mmmmnm%m wmmmmmm W 2 i H - oy oY
"mmmmmm“m smummmm S 3 - & S
ittt gl : 3 ] ; — 7
HEgEGREs 38 u = =
g hil i B L - NIHOL L TEEaTEL]
mmmmmmmmm mmm.mmmm s o M g /YN0 a8 AT XN £
mmmmmwmmm i NOOY X TIAV3 T ﬁmﬂ T | n
LR | " Iy N2 A& <
mnmnmmmmm mmmnmm " o " = = NS
mwmmmmmmu mmmmmm v 2 s & UMY
EadzcheR mmumm * = d = AT — ES ] o
mmmmummnm g8 55E = T w& . NOA38 OL N3dD i "
2a788R50F Za85os Iy 2 o
Algae ahs 5 s T N :
Rerisel Mmmmm i
mmmmwmmm .mm.nmn £2—20-20 |pws we-onrw| v -
gk mmmm mmmm £3-20~20 |uos marovrw] = . =% 3
8% LI SNOISIATY

39



L=bg 133HS

WV
NOILVYAITS

qIesl

YIGNNN_NY1d VSSNY

ovM
NVYASLAV¥D

¢20C—08—11

31vd 3nss!
0189—Fs iz INorg
ezl SVXIL, HONVAE SUSNV
o0+ “ThinS SNV MaiA A3TIVA 0021

NMOLdIW

AEINANINIST il

NOILOFTIOO
NOLTTIM Gl

“LHOBIAIOD

*SLOGLIHOUY NAGLADK

@20z ~

OT! “SIDALIEONY NAOLIN 03 NOILVSNADWI SEVIINON 30 /QNV GIIIS NG $qamne

QX NV 4D NOMONSISNGO ONINNISH SHOMEH “IVENIDNNIS ONY ‘OVAH *NOLIVINIDE ‘STILHS
‘ol 7AVSSAIIN NOUVREOA NDILONBUSNOD ISVE 5k JA0RA. 0L GHUNAINI Y SNV1d GSAEL
i

AV HEAD SONSEIORA SV, SNOLOTAASE QXY "SEINVAITHO 'S3003 TVIOT TN “ALViS TVERGA TV “ALON

ONDIFSNIONS SITLNC NIVIEO SATTIR D JSNAO WAL IVEX GRONSWNODS SI I “GOV SISYADENd 0
CHONIRNDD SI NOLOTAISNG) ANV TEQIH HINOISS Bl 40 NOLNLLIY WIVITRROU SHL 01 30088 9 0L
ST INDOK 4T "NOISSIN 0/INV “40NY “JONVATHDEIC ANV ‘IO8FORS SIHL d0 AINOTINY NI NOSIIA TLL HO
UATUOA W5k A4 TIDEED UNY WIARIAA S JSON SNVIA ASHRL “BHIIONALS STHL TMTINOD ATVUAVISEDS

¥303a (¢

308v71 30INJ0O (T
yINvad (L

0L Q3Nddns

NVIOILOTT3 (9
3408V MoE (s
308yl FONIHS (¥

WSOl

= .8/l 31v0s

vV — NOILVATT3

1NO4d4

) I H TIOHSIIHL

L LT = NOu3 Wig

Tmn H dOL 0L "4V

| -5 @ SYIINN

LU WU S53800¥ G3INMOW

1 “dAl ‘03dS

¥3d 1S0d L9%,3

_ STONHS dNDD T

Holld 2 _

FEl

ML — ] AL S

Iy ALINARROD

s — — ¥id (0pINLS

< — — WisL

= — — XL /M ONIdIS

— — Jeozgon

(3UNS0X3) L

dAL “NRL ¥

_uvd 8

TEH 40 MoLloa

TEH 0 oL

STIONHS_dH0d

Halld 218 STIBNHS dHod

HOLId 219
% 0 AUNOSYW 40 %
14 DS §19Z v10L
14 DS Sl9z 9NIAS
13 08 0 AUNOSVH V101
U4 0S 0 :020NLS
U4 DS 0 :3NOLS/>0Ri8
V—=NOILYINOTVO AYNOSYNWN

'S3ZIS ¥30V3H ANV S3LON

IVOIMLOFT3 /SITINAIHOS MOANIM /¥00d

TV ¥04 L133HS S3ILON TVH3INIO 33S
-S310N

"A313 ¥3d QILNMOW
38 OL SLHOM HO¥Od ® NANTOO HORIALX3

LON TVOR4LO3T3

NOLLI¥OS3A ONIQIS ¥04 "SAIT3 338

-3LON ONIQIS

S2XL /M LNO—a3¥dnd 38 OL Xowa NI
SMOONIM ¥3HLO TV — S,2XL /M LNO—a3udnd
38 0L YOIYB NI SMOONIM AMLN3 LNO¥H

“3LON 3DINYDO

£2—£2—0 p10s oa-ovr-vH|

£2—£0-20 [pws 304-onr-vn|

£2-£0-20 J10s a04-anr-vn|

SNOISIAFY

!

08

et

0.1 = .91/1 WIS

NOILVAT 3 3055 1331

AL '03dS
¥3d 150d
W99 N
AL =
B —
¥0) ML XE /i L AL HRLL XL
s Nilozon =
S0dK3) L
EE — 5 IWHE S
EE} . o .
— “dL 'S03dS
ALNNGD
|| ¥3d (090NIS
\3 R
L XL /M ONQS
v g
M 30 OLL08 (alzE0
TEH o doL X STIONHS dN0D

STIONIHS dN0D
HOLid z1'9

Halld 219

.0-L = ,91/L TV

NOILVAFT3 3dIS 1HOIY

“dAL WL XL

AL 'Sq3dS

ALINNAINOD ¥3d

(000rUS ¥0) WL XL—f==

m; ONITIS TVLNOZRIOH
NS0X3) L

Avd 8

T 10 HOLLog

TEH 30 ool

STINHS_dnaa
HLid 2 =

W0-L = .91/1 3OS

NOILVATTI dv3d

< D =l — WL vx
N “dAL ‘S03dS
s ——| W

¥id ovooam
0) WAL
tous 2o XL /M ONITIS
WINOZI
(3unS0dX3) L
YR
33H 0 WOLLOR "
T D &L
EIRS ez}
zt z1

TINOZ

By
(2unS0dX3

40



1—9¢ 133HS
WHa
NOILVAT TS
d1eGl
¥3GNNN_NV1d vSsSnv 02 = 91/ A0S
.0-1 = .8/l 3OS L '3 ZO_._.<>MI_M mo_m ._.II_MI_
— ¥3d 150d i
g NOILVAT TS LNOYA S o e v
oV N
ST3dS ALINAOD
NVISLAv 0 m%m@o@m\;
¢20C—08—11L [ — — = T u@mm&m%@w&% I AL R XL
o zes H g = 2 s
015 %ing G Wk A o681 = e AL s
NMOLdIW = __H__r o, <~&% Sadin ® 5 ¥id (000NIS
f | o~ Sszdaov caLNnaw d H
=00 B rom i Aol
H [ au ‘035 TN 0 oL .
¥3d 150d 94,9 STIONHS 90
ELT N EES
- — = STIONIHS, 40D o
STONIHS_dH0D T 5 g
ﬂ N HOIId 219 Al 'Sord” v Hlld g
L INAN0Y
E 3 ¥d (G
N XL/MONGS  |=
WINOZWOH  |&
N a%mo&@f oL
AL WL vk —
N UV 8
W T3 40 WoLIo8 |- 0-.b = .91/ FIVOS
o NOILVAZTd 3dIS LHOIY
@ STONIHS dH0D AL NRIL $X1
Holld z1:9
3
EICar - a— -
EE] Z WS
"t
— wid (0Q0NIS
O ¢ % 0 AUNOSVN 40 % v 2 ¥0) Wil
O e T X1 /M ONKIS
o — - T30 20 AOLT0d WINOZINOH
— 14 DS 9992 V101 REELE _ (unosa
14 DS 9997 9NIOS STIONIHS dN0D
I 14 70S 0 A¥NOSYW V101 HOLld 219
I A =
m 13 '0S 0 “090NLS =
o M 1305 0 “INOLS/ORiE
—
— g—NOILVINOTIVO AdNOSVN
= =
Qo “wN v
Z = ~ - § 'S3ZIS_¥3QV¥3H ANV S3LON omt = o/t oS
=3 m 3 ) IVOIMLOTT3 /STINAIHOS MOONIM /H00d DA o
Q 2 qu @ TV d04 L33HS S3LON 4<mm2mo.mmm Zo_n_-<>MI_m m<um
& Zn -S310N
Q3 4
Q@
ggERsRRs gRasgds 5
mnmmmmm“m mmnmunm @ 'A313 ¥3d GALNMOW
mwmnuammm h.mmumwm 2 38 0L SLHOM HOMOd % NANI0D ¥ORIALX3
ghitsiohy mebba = = A
mwmmmmmmm mmwm;mn > o - LON YORILOTT3 == == e
Ss8fagody o mmmm LD E=I
Silazad i i —— ,
mwmmmmmmu mm.unmm m oW NOILAINOSIA ONIGIS ¥04 "SAI1I 335 T Whies
N mmmmmmm ‘mmmmm m 2L ¥3d (030US
agehios mmu‘mmm 9253 310N ONITIS HoLd Z19 v ) el
)| 2o oy e
FEELEL SEyg E ¥
m.nmm dwm mmmm;mm m W — SZXL /M 1N0—a3Nd 38 OL Xowg NI %;o\tg
mmmmnmmmm .a..m.mmm. z O W SMOANIM ¥3HLO 1V — S:2Xi /M 1NO—a3ddnd Tl
sHcfepes HanacE ~ 3 38 0L YOIMB NI SMOONIM AMLNI LNO¥4
mmwma.ﬁwum mmmmmmo 2 DN Zr
BegFiice® ERRdel “3LON_30INYDO
gl
Badegiof Shr
EH 2552
mmmmum«mu ummmmm
gadiodedd fzef
L T
nmmmm”mmm Eodian
[PTE: P
Sy mmmmmm
BEEcEd il 22270 fus wov
mwumwmmm LT £2-£0—20 [pws wa-onew|
mmm mmmm mmmm £2-£0-20 |03 wa-onrv|
LI T SNOISIATY

41



L=9¢ 133HS
WD
NOILVYA TS
NITaen 0L = 8/L 3OS L0-4 = .9L/1 FWVos
9~ NOWVAFII LNOS NOILVAIT13 3aIS L331
YISNON_NVTd VSSNY
g
e 549 AL L XL
) I | GIOHSTHL oL
VA L — Nowd WG muﬁm ALINANOD
T H ¥3d (090NLS
p— H SR o7on
TT0T—08—1L1 T = L oLy - u%mo%@q L
5 7 T - >
__Lva anss UL UL LU SS300 GIINNON = L — o o
$EZSL 'SYXIL HONVHE SHINVI M —
015 %ing G oIk A 681 o -
NMOLAIW | "dAL "03dS < 1
MOL ¥3d 1504 9,9
1 - wee —
_ i -k L
L 9X1 L ~ STIONKS dnoo
N dAL ‘SO3dS o !
B sy > HoLld 2179
= = — o WAL STIONHS dN0D =
s B || == mry 1 .
= = H VLNOZRIOH &
ﬂ = ] — azawomxum oL
IRV = = H
[ = =LA
— _uvd 8 |
I 40 noLLoe o
TEH 0 oL :
2 T
) STONS TS L0-.L = ,91/L 31V
W NOILVAFT3 3dIS LHOM
& dAL ‘ML XL
®
Ivde —
ZE] 7
—_ iy
O @)l % 0 AMNOSVA 40 % )
W g
Q i 14 S 29T V1oL RELE G ozl
r 14 0S 52T 9NIgS T 0 doL STINHS_dnaa o, (s0da)
[ M 13 08 0 ANNOSYA IVLOL HLid 2 =
mm 13 S 0 000NLS 2T
14 0S 0 :3NOLS/>018 o
O —
— O—=NOILYINOTIVO AYUNOSVA
o4
O “wN oo
Z = - > g 'S3ZIS_¥3QV3H ANV S3ILON B .
2993 3 0110313 /STINAIHIS MOANIM /H00a 04 = 91/1 TWOS
Q2 qu m TV d04 L33HS SILON TVY3INIO 33S Zo_|_|<>ul_u m<um
REfm © S3I0N
X ™ gyl —
Q
snozgiEpE EdgEdn I
mwmmmmmmm mmnmmmm & "A3T3 ¥3d GALNNOW X
mwmnnammm h.mmumwm =] 38 OL SLHOM HO¥Od ® NAMTOD HORELX3
gA= s CHz 3ESERAn o — — o
o [ : n=H=«me
gREEEREF Sg2%Eax o O ==
GERCzEefa fogEnat g [ HW 50345
mwmmmmwmu mm.mnmm m o w NOILdI¥OS3A ONIQIS ¥04 'SA313 33S s
R o
BEESEEER: SRRy o QZ : HoLId 219
ummmamnmm mmmmmmm T e 3LON ONIGIS 2 © INNHY VLNOZWOH
33c8 m.mmm §edgane S cm JETC e i
m.nwu Il mmmm;mm > & S2XL /M LNO—-Q3N4 38 OL MOkIE NI B
mmumnmmmm .a..m.mmm, z 0 3 SMOONIM ¥3HLO TV — S,2XL /M LNO—a3udnd T L 2
gHoares GHagnct » 38 0L OB NI SMOONIM ANLN3 LNO¥A
SEdcRapes a%ef o
mmumaumum el 2 N Zx
Ees mnmmm mmmmmmz :310N 3DINYDD
ELEEL LT 25038
mmmmummm“ mmmmwmu
Sasaitztd Gpil
sitel decdie
Bt oy
el
mmmmmmwmm mnmmmm £2—22-70 o woa-ovrw]
mwmm“mmm g | femozopm o
g8 mmmm mmmm 22020 [uss -]
8% 5 s SNOISIATY

42



I—=P¢C 133HS

W
NOILVAT TS

qIesl

YIGNNN_NY1d VSSNY

ovM
NVYASLAV¥D

¢20C—08—11

31vd 3nss!
0189—Fs iz INorg
ezl SVXIL, HONVAE SUSNV
o0+ “ThinS SNV MaiA A3TIVA 0021

NMOLdIW

AEINANINIST il

NOILOFTIOO
NOLTTIM Gl

“LHOBIAIOD

*SLOGLIHOUY NAGLADK

@20z ~

OT! “SIDALIEONY NAOLIN 03 NOILVSNADWI SEVIINON 30 /QNV GIIIS NG $qamne

QX NV 4D NOMONSISNGO ONINNISH SHOMEH “IVENIDNNIS ONY ‘OVAH *NOLIVINIDE ‘STILHS
‘ol 7AVSSAIIN NOUVREOA NDILONBUSNOD ISVE 5k JA0RA. 0L GHUNAINI Y SNV1d GSAEL
i

ONDIFSNIONS SITLNC NIVIEO SATTIR D JSNAO WAL IVEX GRONSWNODS SI I “GOV SISYADENd 0
CHONIRNDD SI NOLOTAISNG) ANV TEQIH HINOISS Bl 40 NOLNLLIY WIVITRROU SHL 01 30088 9 0L
UATUOA W5k A4 TIDEED UNY WIARIAA S JSON SNVIA ASHRL “BHIIONALS STHL TMTINOD ATVUAVISEDS

AV HEAD SONSEIORA SV, SNOLOTAASE QXY "SEINVAITHO 'S3003 TVIOT TN “ALViS TVERGA TV “ALON
ST INDOK 4T "NOISSIN 0/INV “40NY “JONVATHDEIC ANV ‘IO8FORS SIHL d0 AINOTINY NI NOSIIA TLL HO

¥303a (¢

308v71 30INJ0O (T
yINvad (L

0L Q3Nddns

NVIOILOTT3 (9
3408V MoE (s
308yl FONIHS (¥

.0-1 = .8/l 3OS

d — NOILVATTI LNOY4

0-8

| 1 TIOHSIAHL
= __H__ __H__ Y0k Wa
— 1 ol dOL 0L “44Y
| ™ | fob—5-S © S¥3ENN
= o~ Ssadaov caLNnaw
= __H__ __H__ 9
H [ au ‘035
¥3d 150d 94,9
T Ivd 8
STONIHS_df0D — — T3
N HIId ¢1'9 AL ‘$3dS
iy A0S
5 ¥id (030NS
= WRiL
= XL /M ONKIS
JuiNozgon
(NS0dX3) oL
AL WL vk — o
)
~ £
| _auvd e
Bi%brgnned T33H 40 HoLIo8
M0 (VILUIA - [ -
N OL NIV29) T3 40 dOL
a0 G0
9|
230 NALLYE o = STONE PSS
Ny 0408 2t oy,
7
w1
0 W
% 0 AUNOSYN 40 %
14 DS 0992 V101
14 DS 0992 9NIOS
14 05 0 AUNOSYW TV.10L
130 0 “090NLS
U4 0S 0 :3NOLS/>0kig
J—NOILVINOTIVO A4NOSVAN

'S3ZIS ¥30V3H ANV S3LON

IVOIMLOFT3 /SITINAIHOS MOANIM /¥00d

TV ¥04 L133HS S3ILON TVH3INIO 33S
-S310N

"A313 ¥3d QILNMOW
38 OL SLHOM HO¥Od ® NANTOO HORIALX3

LON TVOR4LO3T3

NOLLI¥OS3A ONIQIS ¥04 "SAIT3 338

-3LON ONIQIS

S2XL /M LNO—a3¥dnd 38 OL Xowa NI
SMOONIM ¥3HLO TV — S,2XL /M LNO—a3udnd
38 0L YOIYB NI SMOONIM AMLN3 LNO¥H

“3LON 3DINYDO

£2—£2—0 p10s oa-ovr-vH|

£2—£0-20 [pws 304-onr-vn|

£2-£0-20 J10s a04-anr-vn|

SNOISIAFY

"

- = .91/l 3OS

e NOILVAT T3 3

als 1437

¥3d 150d i
99 . AL HRL XL
Dhas Annnnos
I dAL 'S93dS ALINONNOD
i oonls s (R
80) WL XL /M XU /M _NIGIS VINOZINOH
NIOIS SW.QEOI I (38nS0dX3) L
N50d(3) L
Ividg — 5 1Vl 8
EE! o @
=
aAvd 8 =
33H 20 MoiTod
THH D0 dol
STIONHS dH0D
2 Halld 29
RS
STIONIHS, dH0D o
Hlld 19
0-} = ,91/L 30
dAL WL $X1
Ivide — -
t e Z WS
el 'so3ds
ALNNAAOY
wid Dvsem
¥0) Wil
avid 8 X1 /M ONIIS
TIH 0 NOLLOE WINOZINOH
TH O L (3u15043) L
SRS
=19
o
W01 = ,91/1 T3S
& B | au e vt
T — AL 'SI3dS
s - ALINNAOY

HOLId 219
© ONINMY

ECATI:
TIH 0 WOLITE
TH O 401

VLNOZIOH

(34nS0dG) oL

43



MERCED GATEWAY - WELTON-15 25'X95'
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JEWEL - Plan 3002
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JEWEL - Plan 3002
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KEEPSAKE - Plan 3003
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KEEPSAKE - Plan 3003

1,755 Square feet

LENNAR TREASURES SERIES
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KEEPSAKE - Plan 3003

1,755 Square feet

LENNAR TREASURES SERIES
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LENNAR

Alfa Series




Alfa Series
Charlie
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Alfa Series
Delta

Elevation A
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Alfa Series
Echo

Elevation A




Alfa Series
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Alfa Series

Foxtrot

Elevation A




Alfa Series

Foxtrot

First Floor Second Floor




Alfa Series

Plan Mix

ALFA SERIES (Core 30%)
Plan Mame Square Footage | Beds | Baths |Garage | Floors
LO15 Charlie 1,576 3 2.5 2 2
LO17 Delta 1,677 3 2.5 2 2
LO16 Echo 1,847 4 2.5 2 2
LO34 Foxtrot 1,969 4 2.5 2 2
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MERCED GATEWAY
WELTON PRODUCT (25' x 95')
ILLUSTRATIVE PARKING EXHIBIT

APRIL 03, 2025

. .
Engineering Group, Inc.
® CIVIL_ENGINEERING ® SURVEYING & PLANNING ®
620 12th Street Modesto, CA 95354
(209) 524-3525 Phone  (209) 524-3526 Fax

LEGEND

DRIVEWAY (TYP.)

STANDARD MID-SIZED AUTOMOBILE
(SOURCE: CAR AND DRIVER)

.%;I STREET LIGHT
( I ‘ FIRE HYDRANT WITH PAINTED RED CURB

|

GARAGE (TYP.)—_

JHL

UTILITY BOX
(.' (.' HEE WASTE BINS
| [ ] ] 2'%10.5' MAILBOX CLUSTER
NOTES

ALL LOTS ARE TYPICALLY 25' WIDE BY 95' DEEP.
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Merced Gateway
Residential Design Standards
Vesting Tentative Map #1333

The design standards have been outlined to ensure design consistency within the community
and should be followed for all site plan and design review.

Traditional Front-Loaded Lots

All lots are shown as Traditional Front-Loaded Lots and the following design standards shall
apply to these lots.

1. Lot & Setback Standards

d.

Single & Two Story Single Family Detached Homes with a max height of 32’
Each home will have at least a one-car garage, and one parking space for a
standard sized vehicle in driveway. Must have 20 foot setback from front
property line to garage door
House Setbacks

Front Yard — 10’

Side Yard — 3’-6”

Rear Yard — 15’

Side yards will have a 6’ tall privacy fence between each home.

2. Architectural Standards

a.

Each plan shall have a minimum or three different architectural styles.

Plans shall incorporate a mixture of exterior finishes including stucco, stone,
brick, siding & tile.

Each plan shall have three different color scheme options.

Roofs will be either tile, composition and may incorporate metal roofs where
required for architectural authenticity.

Window trim and grids shall be standard on all front and rear of homes.

Corner lots shall have enhanced elevations.

ATTACHMENT I
68



Presentation

POWER POINT PRESENTATION TO BE PRESENTED
AT PLANNING COMMISSION MEETING

Attachment K 1077



	25-638
	25-638 - Attachment - Attachment A - Location Map.pdf
	25-638 - Attachment - Attachment B Resolution # 4163 GPA #24-03.pdf
	25-638 - Attachment - Attachment C Resolution #4164 VTSM #1333.pdf
	25-638 - Attachment - Attachment D Current GP Land Use MercedGateway.pdf
	25-638 - Attachment - Attachment E Proposed General Plan Land Use Diagram .pdf
	25-638 - Attachment - Attachment F Merced Gateway Tent Map update (6.25).pdf
	25-638 - Attachment - Attachment G Elevations and Plot Plans.pdf
	25-638 - Attachment - Attachment H Merced Gateway Parking Exhibit_COMBINED 2025.pdf
	25-638 - Attachment - Attachment I Draft Development Standards.pdf
	25-638 - Attachment - Attachment J Draft IS-MND CEQAnet Package Updated.pdf
	25-638 - Attachment - Attachment K - Presentation.pdf



