CITY OF MERCED
Site Plan Review Committee

MINUTES
Planning Conference Room
2" Floor Civic Center

Thursday, November 29, 2018

Chairperson McBRIDE called the meeting to order at 1:33 p.m.
1. ROLL CALL

Committee Members Present:  Chief Building Official Frazier, City Engineer
Son, and Director of Development Services
McBride

Committee Members Absent:  None

Staff Present: Planning Manager Espinosa, Associate Planner
Nelson, Planner Mendoza-Gonzalez,
Development Associate Mendoza, Economic
Development Director Quintero, and Fire
Inspector 1 Abeyta

2. MINUTES

M/S SON-FRAZIER, and carried by unanimous voice vote, to approve
the Minutes of November 8, 2018, as submitted.

3. COMMUNICATIONS

None.

4, ITEMS

[Secretary’s Note: Items 4.2 and 4.3 were moved ahead of Item 4.1 to help run
the meeting more efficiently.]

4.2 Site Plan Application #427, submitted by David Valencia, property
owner, to construct a 5,000-square-foot warehouse and a 1,600-
square-foot office for D&A Concrete at 1955 Grogan Avenue, within
a Light Industrial (I-L) Zone.




Site Plan Review Committee Minutes

Page 2

November 29, 2018

4.3

Planner MENDOZA-GONZALEZ reviewed the application. Refer
to Draft Site Plan Resolution #427 for further information.

M/S SON - FRAZIER, and carried by the following vote to adopt a
Categorical Exemption regarding Environmental Review #18-64,
and approve Site Plan Application #427, subject to the Findings and
thirty-seven (37) conditions set forth in Draft Resolution #427:

AYES: Committee Members Frazier, Son, and Chairperson
McBride

NOES: None

ABSENT: None

Site Plan Application #428, submitted by Lupita Cazarez, applicant
for Joe Esparza and Bernadette Esparza, property owners, to allow a
food truck on the same parcel as a gas station (Chevron) located at
1050 W. Olive Avenue, within Planned Development (P-D) #15 with
a General Plan designation of Thoroughfare Commercial (CT).

Planner MENDOZA-GONZALEZ noted that he received a comment
from the Fire Department recommending to add Condition #20. This
would require the food truck to be located at least 25 feet from the
gas station’s underground fuel storage tank access lids.

M/S FRAZIER - SON, and carried by the following vote to adopt a
Categorical Exemption regarding Environmental Review #18-65,
and approve Site Plan Application #428, subject to the Findings and
nineteen (19) conditions set forth in Draft Resolution #428 with the
addition of Condition #20 as follows:

(Note: Strikethrough deleted language, underline added language.)

“20. The food truck shall be located at least 25 feet from any
underground fuel storage tank access lids.”

AYES: Committee Members Frazier, Son, and Chairperson
McBride

NOES: None

ABSENT: None
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S.

4.1

Site Plan Application #426, submitted by Barghausen Engineering,
applicant for Gateway Park Development Partners, LLC, property
owners. This application allows the construction of a 3,348-square-
foot convenience market, a 1,121-square-foot car wash, and a 6,050-
square-foot gas station canopy with 8 pumps on approximately 1.33
acres, generally located at the southeast corner of Campus Parkway
and Coffee Street (810 and 814 South Coffee Street) within Planned
Development (P-D) #74, with a General Plan designation of
Regional/Community Commercial (RC).

Associate Planner NELSON noted that she received a Memo from
the Fire Department recommending to add Condition #29. This
would require the developer to install a fire sprinkler system (or other
fire suppression system) on the fuel pump canopy.

M/S SON - FRAZIER, and carried by the following vote to adopt a
Categorical Exemption regarding Environmental Review #18-63,
and approve Site Plan Application #426, subject to the Findings and
twenty-eight (28) conditions set forth in Draft Resolution #426 with
the addition of Condition #29 as follows:

(Note: Strikethrough deleted language, underline added language.)

“29. Fire sprinklers or another approved fire suppression system
shall be required for the fueling canopy, subject to approval of
the Fire Department.”

AYES: Committee Members Frazier, Son, and
Chairperson McBride

NOES: None

ABSENT: None

INFORMATION ITEMS

5.1

Calendar of Meetings/Events

There was no discussion regarding the calendar of meetings/events.
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6. ADJOURNMENT

There being no further business, Chairperson McBRIDE adjourned the meeting
at 2:10 p.m.

Respectfully submitted,

im Espinosa, Secretary
Merced City Site Plan Review Committee

APPROVED:

Dt e sup

Scott McBride, Chairperson/
Director of Development Services
Merced City Site Plan Review Committee



CITY OF MERCED
SITE PLAN REVIEW COMMITTEE
RESOLUTION #426

Barghausen Engineering for Gateway
Park Development Partners, LLC

Construction of a Gas Station,
Convenience Market, and Car Wash

APPLICANT

133 Old Wards Ferry Rd.

PROJECT

810 & 814 S. Coffee Street

ADDRESS

Sonora, CA 95370

PROJECT SITE

061-250-092

CITY/STATE/ZIP

(209) 533-3333

APN

Planned Development (P-D) #74

PHONE

ZONING

In accordance with Chapter 20.68 of the Merced City Zoning Ordinance, the Site Plan
Review Committee reviewed and approved Site Plan Application #426 on November 29,
2018, submitted by Barghausen Engineering, applicant for Gateway Park Development
Partners, LLC, property owners. This application allows the construction of a 3,348-
square-foot convenience market, a 1,121-square-foot car wash, and a 6,050-square-foot gas
station canopy with 8 pumps on approximately 1.33 acres, generally located at the
southeast corner of Campus Parkway and Coffee Street (810 and 814 South Coffee Street)
within Planned Development (P-D) #74, with a General Plan designation of
Regional/Community Commercial (RC). Said property being more particularly described
as a 1.33 acre portion of the property described in the Grant Deed recorded as Document
No. 2017-042844 in Merced County Records; also known as Assessor’s Parcel Number
(APN) 061-250-092.

WHEREAS, The Planning staff has conducted an environmental review of the project in
accordance with the requirements of the California Environmental Quality Act (CEQA),
and concluded that Environmental Review #18-63 is a second tier environmental
document, based upon the City's determination that the proposed development remains
consistent with the current General Plan and provisions of CEQA Guidelines, Section
15162 [Environmental Review #15-18 [EIR for the Merced Gateway Master Plan (SCH
#2015101048)]. A copy of the Section 15162 Findings can be found at Exhibit J; and,

WHEREAS, the Merced City Site Plan Review Committee makes the following Findings:

A) The proposal complies with the General Plan designation of
Regional/Community Commercial (RC) and the Zoning classification of
Planned Development (P-D) #74.
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B)

C)

D)

E)

F)

G)

H)

NOW,

The applicant is proposing to construct a convenience market, car wash, and gas
station on approximately 1.33 acres of land within the Merced Gateway Master
Plan area (Exhibits A and B).

The proposed project is consistent with the Merced Gateway Master Plan
(Exhibit D). All applicable conditions of approval contained in City Council
Resolution #2017-44 (Exhibit E) and all applicable Mitigation Measures
contained in the Mitigation Monitoring Program (Exhibit F) adopted with City
Council Resolution #2017-43 shall apply.

The parking requirements for the convenience market, car wash, and gas station
are three spaces plus one space for every 250 square feet of retail sales area.
Based on this calculation, the project is required to have 16 parking spaces. The
site plan provides a total of 17 spaces. Parking lot trees at a ratio of one tree for
every six parking spaces are required (Condition #8).

Gas Stations are exempt from providing bicycle parking spaces, however, the
convenience market is not exempt. Therefore, bicycle parking spaces are
required in compliance with Section 20.38.080 (Condition #9).

As required by Condition #16 of City Council Resolution #2017-44, the
Circulation Transportation Improvement Phasing Plan (CTIPP) has been
modified (refer to Exhibit G). No additional roadway improvements are
required with this development.

Zoning Ordinance Section 20.44.160 prohibits tobacco sales within 1,000 feet
of a school site. The Weaver Middle School is located at the southwest corner
of Gerard Avenue and Coffee Street and is within 1,000 feet of the project site
(Exhibit 1.

A Parcel Map to subdivide this property into 9 separate parcels was submitted
November 15, 2018 (Lot Split Application #18-03) (Exhibit H). Once the parcel
map is recorded, the parcel for this project may be outside the 1,000-foot buffer
for tobacco sales. Refer to Condition #17 regarding tobacco sales.

Alcohol sales are not proposed with this application. Alcohol sales for this
project would require approval of a Conditional Use Permit (Condition #16).

THEREFORE, BE IT RESOLVED that the Merced City Site Plan Review

Committee does approve Site Plan Application #426 subject to the following conditions:

1)

2)

The site shall be constructed as shown on Exhibit B (site plan), Exhibit C
(elevations), and as modified by the conditions of approval within this resolution.

All conditions contained in Site Plan Review #79-1 — Amended (“Standard
Conditions for Site Plan Review Application”) shall apply.
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3)

4)

5)

6)

7)

8)

All other applicable codes, ordinances, policies, etc., adopted by the City of Merced
shall apply, including, but not limited to, the California Building Code and Fire
Codes.

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

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.

Notwithstanding all other conditions, all construction and improvements shall be in
strict accordance with Zoning, Building, and all other codes, ordinances, standards,
and policies of the City of Merced.

Community Facilities District (CFD) formation is required for the entire Merced
Gateway Master Plan Area for annual operating costs for police and fire services
as well as storm drainage, public landscaping, street trees, street lights, parks, and
open space. CFD procedures shall be initiated before issuance of the first building
permit (since this project is the first building permit, CFD procedures must be
initiated prior to this development.) 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.

A minimum of 16 parking stalls shall be provided to serve the convenience market,
car wash, and gas station. The parking lot layout shall comply with all applicable
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9)

10)

11)

12)

13)

14)

15)

16)

17)

18)

City Standards. Parking lot trees shall be provided at a ratio of one tree for every
six parking spaces within this site. These trees shall be installed per the City’s
Parking Lot Landscape Standards, shall be a minimum of 15 gallons, and be of a
type that provides a 30-foot minimum canopy at maturity (trees shall be selected
from the City’s approved tree list).

Bicycle parking shall be provided as required by Zoning Ordinance Section
20.38.080. Short-term bicycle parking shall be equivalent to 8% (1 space) of
required automobile parking spaces. Long-term parking spaces are not required for
this use. All bicycle parking spaces shall meet the City’s design standards for
bicycle racks.

The property owner shall contact MID and enter into all necessary agreements for
all crossings over or under any MID facilities including utilities, bridges,
driveways, and pipelines and for all work associated with MID facilities.

Appropriate turning radii shall be provided within the parking areas to allow for
Fire Department and refuse truck access.

All improvements including, but not limited to, sidewalk, curb, gutter, street lights,
and street trees, shall be installed along the project frontage on Coffee Street and
Campus Parkway.

Access to the site shall be from a shared driveway on Coffee Street and a shared
driveway on Campus Parkway. All improvements as required by the City Engineer
shall be installed with these driveways.

The design of the intersection of Campus Parkway and Coffee Street, including the
northbound turn lanes and stacking distances, shall be subject to approval of the
City Engineer.

The applicant shall demonstrate to the satisfaction of the City Engineer that
sufficient stacking room is provided for the turn lane on Coffee Street. If sufficient
stacking room is not provided, an additional turn lane shall be provided.

Alcohol sales are not permitted with this approval. If alcoholic beverages are to be
sold at this location, approval of a Conditional Use Permit shall be required. If the
Census Tract for this location is over-concentrated as determined by the California
Department of Alcoholic Beverage Control (ABC), a Finding of Public
Convenience or Necessity by the City Council shall be required.

Tobacco sales are not permitted with this approval. However, if in the future, the
parcel is determined to be more than 1,000 feet from a school, tobacco sales would
be allowed.

Irrigation for all on-site landscaping shall be provided by a drip system or micro-
spray system in accordance with the State’s Emergency Regulation for Statewide
Urban Water Conservation or any other state or city mandated water regulations
dealing with the current drought conditions.
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19)
20)

21)

22)

23)
24)

25)

26)

27)

28)

29)

The on-site landscape design shall include the use of xeriscape landscaping and
avoid the use of turf as much as possible.

All landscaping shall be kept healthy and maintained, and any damaged or missing
landscaping shall be replaced immediately.

All signing shall comply with Merced Gateway Master Sign Program. Building
permits shall be obtained prior to installing any permanent signing. A Temporary
Sign Permit shall be obtained prior to installing any temporary signs or banners.
Temporary freestanding or A-frame signs are not allowed. Approval from the
property owner, acknowledging compliance with the Master Sign Program, shall
be submitted along with the building permit for each sign. The wall posters shown
on the building elevations for the convenience market are counted toward the
maximum sign allowance for the building.

A sand/oil separator shall be installed for the car wash and a grease interceptor or
other approved device shall be installed for the convenience market.

All mechanical equipment shall be screened from public view.

A backflow prevention device shall be provided for all water services (i.e.,
domestic, irrigation, and fire).

The refuse container location is approved as proposed. All refuse containers shall
be located within a refuse enclosure constructed per City Standards. The opening
for a front access enclosure must be a minimum of 16 feet from post to post.

The project shall comply with all City Standards for storm drainage. The developer
shall work with the City Engineer to determine the requirements for storm drainage
on the site. The developer shall provide all necessary documentation for the City
Engineer to evaluate the storm drain system. All storm drain systems shall be
installed to meet City Standards and State regulations.

The project shall comply with all the Post Construction Standards required to
comply with state requirements for the City’s Phase Il MS-4 Permit (Municipal
Separate Storm Sewer System).

The premises shall remain clean and free of debris at all times. All graffiti shall be
removed within 48 hours.

Fire sprinklers or another approved fire suppression system shall be required for
the fueling canopy, subject to approval of the Fire Department.
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If there are any questions concerning these conditions and recommendations, please
contact Julie Nelson at (209) 385-6858.

Julie Nelson

11/29/18 %47 p/zjﬁv
on

DATE

Associate Planner

TITLE

Exhibits
A) Location Map
B) Site Plan
C) Elevations
D) Master Development Plan
E) City Council Resolution 2017-44
F) Mitigation Monitoring Program
G) Updated CTIPP
H) Proposed Parcel Map
I) Map of 1,000-foot radius from a School
J) CEQA Section 15162 Findings
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MERCED GATEWAY

Merced, California

Conceptual Retail Plaza Sketch

Figure 9

Key Map - Conceptual retail plaza location

14| MERCED GATEWAY PLANNED DEVELOPMENT MASTER PLAN
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RESOLUTION NO. 2017-_s4

A RESOLUTION OF THE CITY COUNCIL OF THE
CITY OF MERCED, CALIFORNIA, APPROVING
GENERAL PLAN AMENDMENT #15-03, WHICH
AMENDS THE GENERAL PLAN DESIGNATION FOR
PROPERTY GENERALLY LOCATED AT THE
NORTHEAST CORNER OF COFFEE STREET AND
CAMPUS PARKWAY BY RECONFIGURING AND
REDUCING THE AREA BY APPROXIMATELY 12
ACRES DESIGNATED AS HIGH-MEDIUM DENSITY
RESIDENTIAL (HMD), CHANGING THE GENERAL
PLAN DESIGNATION TO REGIONAL/COMMUNITY
COMMERCIAL (RC), AND AMENDING THE
CIRCULATION ELEMENT

WHEREAS, the City is processing an application for a General Plan
Amendment for approximately 12 acres of land generally located on the northeast
corner of Coffee Street and Campus Parkway and shown on the map at Exhibit
“A,” attached hereto and incorporated herein by reference; and

WHEREAS, the Planning Commission of the City of Merced held a noticed
public hearing on June 21, 2017, at which time all those interested in the matter
were provided the opportunity to speak or provide written or oral testimony
regarding the application; and

WHEREAS, after hearing all of the evidence and testimony, the Planning
Commission adopted Resolution #3084, attached hereto as Exhibit “C,” and
incorporated herein by reference, recommending that the City Council approve the
General Plan Amendment; and,

WHEREAS, The City Council held a noticed public hearing on August 7,
2017, at which time all those interested in the matter were provided the opportunity
to speak or to provide written or oral testimony regarding the application.

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF
THE CITY OF MERCED AS FOLLOWS:

SECTION 1. GENERAL PLAN AMENDMENT ADOPTION. The
General Plan of the City of Merced is hereby amended by approving General Plan
Amendment #15-03, which reconfigures the area designated as High-Medium

X:\Resolutions\2017\Planning\Approving GPA # 15-03 & Legislative Action Agreement Re Coffee & Campus Parkway.docx

EXHIBIT E



Density Residential (HMD) and reduces the area designated as High-Medium
Density Residential (HMD) by approximately 12 acres by changing the General
Plan designation for that area to Regional/Community Commercial (RC) for land
generally located at the northeast corner of Coffee Street and Campus Parkway as
shown on Exhibit “B,” attached hereto and incorporated herein by reference.

SECTION 2. APPROVAL OF LEGISLATIVE ACTION
AGREEMENT. The Legislative Action Agreement between the City of Merced
and the Pluim Family Partnership, pertaining to the approvals granted herein and
the development of the property subject to these approvals is hereby approved.
The approvals granted herein are contingent upon the property owner executing
and returning the Developer Agreement and the documents being recorded. The
City Manager or Assistant City Manager is hereby authorized to execute the
Legislative Action Agreement on behalf of the City of Merced.

PASSED AND ADOPTED by the City Council of the City of Merced at a

regular meeting held onthe 7 day of _ august 2017, by the following
vote:
AYES: 7 Council Members: BELLUOMINI, BLAKE, MARTINEZ,

MCLEOD, MURPHY, PEDROZO, SERRATTO

NOES: o Council Members: NONE

ABSENT: o Council Members: NONE

ABSTAIN: o Council Members: NONE

APPROVED:

N Mayor

X:\Resolutions\2017\Planning\Approving GPA # 15-03 & Legislative Action Agreement Re Coffee & Campus Parkway.docx
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(SEAL)

APPROVED AS TO FORM:

dﬁ%ﬁwﬂw HIAY

1ty Attorney
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ALFARATA

GENERAL PLAN AMENDMENT #15-03
MERCED GATEWAY MASTER PLAN

DINKEY CREEK

=
L =
e o &
3 (=)
o Q
LL
<
o
GERARD
SUBJECT
PARSONS SITE

COFFEE

CAMPUS PKWY

SUBJECT
SITE

MISSION

EXHIBIT A




1
L

GENERAL PLAN AMENDMENT #15-03
MERCED GATEWAY MASTER PLAN
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Reconfigure the area designated as HMD and reduce the
area designated as HMD by approximately 12 acres by
changing the General Plan designation from HMD to RC.
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CITY OF MERCED
Planning Commission

Resolution #3084

WHEREAS, the Merced City Planning Commission at its regular meeting of
June 21, 2017, held a public hearing and considered General Plan
Amendment #15-03, Zone Change #422, and the Establishment of
Planned Development (P-D) #74, for the proposed Merced Gateway Master
Plan (hereinafter referred to as the “Project”), initiated by Gateway Park
Development Partners, LLC, on behalf of Pluim Family Partnership, property
owner. General Plan Amendment #15-03 would: 1) reconfigure the boundary
between the Regional/Community Commercial (RC) and High to Medium
Density Residential (HMD) designations; and, 2) amend the Official
Circulation Plan by adding several driveways along the Campus Parkway
Expressway. Planned Development Establishment #74 would establish a Site
Utilization Plan for 601,127 square feet of commercial uses (including retail,
restaurants, a hotel, and gas station), 178 multi-family residential dwelling
units, and a 1.53-acre fire station site; along with development standards.
Zone Change #422 would relocate and reduce the size of a High-Medium
Density Residential (R-3-2) site, and change the designation of the
Regional/Central Commercial (C-C) area to Planned Development (P-D) #74.
The project site is bounded by Gerard Avenue, Coffee Street, Mission Avenue
and Pluim Drive (extended), on property currently designated
Regional/Community Commercial and High to Medium Density Residential;
also known as Assessor’s Parcel No. 061-250-092; and,

WHEREAS, the Merced City Planning Commission concurs with Findings
A through P of Staff Report #17-11; and,

NOW THEREFORE, after reviewing the City’s Environmental Impact
Report, and fully discussing all the issues, the Merced City Planning
Commission does resolve to hereby recommend to City Council Approval of
General Plan #15-03, Zone Change #422, and the Establishment of Planned
Development (P-D) #74, subject to the Conditions set forth in Exhibit A
attached hereto and incorporated herein by this reference.

EXHIBIT C



PLANNING COMMISSION RESOLUTION #3084

Page 2

June 21, 2017

Upon motion by Commissioner padilla , seconded by

Commissioner colby , and carried by the following vote:

AYES: Commissioner(s) Camper, Colby, Padilla, Smith, and
Chairperson Dylina

NOES: Commissioner(s) None

ABSENT: Commissioner(s) Baker and Smoot

ABSTAIN: Commissioner(s) None

Chairperson, Planning Commission of
the City of Merced, California

Adopted this 21 day of June 2017

ATTEST:

V3

Secretary

Attachment:
Exhibit A — Conditions of Approval

n:shared:planning:PC Resolutions:GPA #15-03/ZC #422/Est of PD #74 & FEIR #15-18 (GPA Res)



Conditions of Approval
Planning Commission Resolution #3084
General Plan Amendment #15-03, Zone Change #422, and
Establishment of Planned Development (P-D) #74

The proposed project shall be constructed/designed in substantial
compliance with Exhibit 1 (site plan) and Exhibit 2 (the Merced
Gateway Master Plan), -- Attachments F and G of Staff Report #17-
11, except as modified by the conditions below or as approved by the
Site Plan Review Committee.

The approval of the Merced Gateway Master Plan is an approval of
the conceptual design of the project. Specific details related to access,
site design, and architectural details shall be approved by the Site Plan
Review Committee prior to each phase of construction.

In compliance with Merced Municipal Code Section 20.20.020 Q,
Site Plan Review permits are required prior to construction to address
conformance with the standards of Planned Development (P-D) #74,
including but not limited to, building elevations, landscaping,
signage, etc.

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

EXHIBIT A
of Planning Commission Resolution #3084
Page 1



The proposed project shall comply with all standard Municipal Code
and Subdivision Map Act requirements as applied by the City
Engineering Department.

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

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 (with counsel selected by the City), and hold harmless the
City, or any agency or instrumentality thereof, against any and all
claims, actions, suits, proceedings, or judgments against any
governmental entity in which developer/applicant’s project is subject
to that other governmental entity’s approval and a condition of such
approval is that the City indemnify and defend such governmental
entity. City shall promptly notify the developer/applicant of any
claim, action, or proceeding. City shall further cooperate fully in the
defense of the action. Should the City fail to either promptly notify
or cooperate fully, the developer/applicant shall not thereafter be
responsible to indemnify, defend, protect, or hold harmless the City,
any agency or instrumentality thereof, or any of its officers, officials,
employees, or agents.

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.

Community Facilities District (CFD) formation is required for annual
operating costs for police and fire services as well as storm drainage,

EXHIBIT A
of Planning Commission Resolution #3084
Page 2



10.

11.

12.

13.

14.

15.

16.

public landscaping, street trees, street lights, parks and open space.
CFD procedures shall be initiated before issuance of the first building
permit. Developer/Owner shall submit a request agreeing to such a
procedure, waiving right to protest and post deposit as determined by
the City Engineer to be sufficient to cover procedure costs and
maintenance costs expected prior to first assessments being received.

The project shall comply with all mitigation measures required by the
Mitigation Monitoring program (Exhibit B of Planning Commission
Resolution #3083 — Attachment M of Staff Report #17-11).

All development shall be in accordance with the design guidelines and
standards of the Merced Gateway Master Plan unless otherwise
modified by this resolution or future action of the Site Plan Review
Committee.

Minor modifications to the Merced Gateway Master Plan, including
the site plan are subject to approval by the Development Services
Director or, at his/her discretion, may be referred to the Site Plan
Review Committee. Changes to the Master Plan and/or site plan shall
be supported by evidence showing that the changes would not create
conflicts within the Master Plan area or surrounding area. The
Director of Development Services may require changes to the Master
Plan or Site Plan if it is determined the proposed plan creates an
unsafe situation.

If the final site plan is approved in phases, evidence shall be provided
showing that the phase being approved would not conflict with future
phases. A site plan of the entire Master Plan area shall be provided
with the approval of each phase to allow the Site Plan Review
Committee to confirm each phase will work in conjunction with
existing and future phases.

At the time the City determines it is needed, the owner shall offer for
dedication a minimum 1.5-acre parcel for a future fire station as
shown on the site plan found at Attachment F of Staff Report #17-11.

Roadway improvements shall be made in accordance with the
Circulation Transportation Improvement Phasing Plan found at
Attachment | of Staff Report #17-11.

The Circulation Transportation Improvement Phasing Plan (CTIPP)
shall be modified prior to the first phase of construction at the owner’s

EXHIBIT A
of Planning Commission Resolution #3084
Page 3



17.

18.

19.

20.

21.

sole expense to determine what improvements are necessary.
Subsequent modifications shall be made at the owner’s sole expense
If the phasing of the project is different than what is analyzed in the
CTIPP. Any modifications to the CTIPP shall be approved by the
Development Services Director and City Engineer and in consultation
with Caltrans regarding improvements within its jurisdiction.

Any modifications to the CTIPP shall be supported by a traffic
analysis subject to City and Caltrans approval which identifies:

a. When “Interim” improvements to the SR 99 / Mission Avenue
/ Campus Parkway interchange are needed,

b. Design requirements for “Interim” improvements in terms of
lane length, signage, markings, etc.;

C. When improvements to the Campus Parkway / Coffee Street
intersection are needed; and,

d. What level of overall project development can be
accommodated prior to the need for ultimate SR 99/Mission
Avenue / Campus Parkway interchange improvements.

The construction of Pluim Drive, including the signal at Pluim Drive
and Campus Parkway, shall be required when the eastern access
driveway is necessary to either the north or south parcels. This may
be as determined by the phasing of the site or when deemed necessary
by the City Engineer to ensure adequate circulation and safety.

A signal shall be installed at the intersection of Parsons Avenue and
Coffee Street. The traffic signal shall be constructed at the time
Parsons Avenue is extended and the shopping center entrance is
constructed unless otherwise approved by the Development Services
Director and City Engineer.

All streets shall be built to City Standards (with the exception of a
portion of Parsons Avenue — see Condition #21).

Parsons Avenue shall extend through the shopping center and connect
to Pluim Drive. However, the design shown on the proposed Site Plan
and Merced Gateway Master Plan are not approved as proposed. The
developer shall work with the City Engineer, Public Works Director,
and Director of Development Services to determine the alignment and
design of Parsons Avenue. The City Engineer and Public Works
Director shall also determine if public utilities would be needed in this

EXHIBIT A
of Planning Commission Resolution #3084
Page 4



22.

23.

24,

25.

26.

section of Parsons Avenue and if the applicant will be responsible for
maintenance of the roadway.

A Class Il Bike Lane shall be included on the following streets: 1)
Coffee Street — east side of the street for the full length of Coffee
Street between Gerard and Mission Avenue; 2) Gerard Avenue —
south side of street for the full length between Coffee Street and Pluim
Drive; and 3) Mission Avenue from Coffee Street to Pluim Drive.
Refer to Figure 32 of the Merced Gateway Master Plan.

Full frontage improvements, including, but not limited to sidewalk,
curb, gutter, street lights, and street trees, shall be installed along the
frontage adjacent to each building or group of buildings at the time of
construction. Additional areas may be required to be improved by the
Site Plan Review Committee or as determined necessary by the
Engineering Department at the time of building permit review.

The project shall dedicate all necessary right-of-way along Coffee
Street (Collector Street), Gerard Avenue (Arterial Street), Pluim
Drive (future Collector Street), and Mission Avenue (Collector
Street) to comply with City Standards or as determined by the City
Engineer.

Prior to the construction of any phase which proposes direct access to
Campus Parkway between Coffee Street and Pluim Drive, a traffic
analysis shall evaluate the impacts of this access on the operation of
SR 99 ramps ,and identify desirable driveway location and design. If
required by Caltrans, dual right turn lanes for eastbound traffic on
Campus Parkway into the western driveway access for the southern
parcel shall be constructed.

“Interim” improvements to the SR 99 NB ramps / Mission Avenue
and SR 99 SB ramps / Mission Avenue intersection shall be
constructed with the first phase of development unless determined to
be needed under an alternative schedule by an updated CTIPP,
“Interim” improvements shall include:

a. restripe the northbound off ramp to include a shared
left/through/right lane and an exclusive right turn lane. The
outside (#1) right-turn lane shall be designated for northbound
Coffee Street by appropriate signing and markings approved by
Caltrans
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21.

28.

29.

30.

31.

32.

b. restripe the southbound off ramp to have a shared
right/through/left lane and an exclusive left turn lane.

C. All work within the State right of way shall be completed under
an encroachment permit issued subject to Caltrans approval
and shall be accompanied by a supporting traffic analysis
subject to Caltrans approval which evaluates specific design
requirements.

The project may be eligible for reimbursement for certain
Improvements subject to the provisions of the Merced Municipal
Code (MMC).

Per the Merced Gateway Master Plan, an enhanced bicycle crossing
should be considered at the intersection of Campus Parkway and
Coffee Street. Additionally, an enhanced bicycle crossing should be
considered at Campus Parkway and Pluim Drive. The developer shall
work with the City Engineer and Director of Development Services
to determine if such crossings are needed. If it is determined the
enhanced crossings are needed, the developer shall work with the City
Engineer and Director of Development Services to determine the
design of the crossings. The crossings shall be subject to Caltrans
approval.

Deceleration and acceleration lanes shall be constructed at all non-
signalized entrances/exits to the project site along Campus Parkway.
The length of these lanes shall be approved by the City Engineer and
Caltrans.

All uses within the Merced Gateway Master Plan area shall comply
with the parking requirements set forth in Merced Municipal Code
Section (MMC) 20.38 — Parking and Loading.

Sidewalks or pedestrian pathways shall be incorporated into the
parking areas to provide pedestrian access from the parking areas to
the buildings. Details shall be worked out with the Planning
Department at the Site Plan Review stage.

A minimum turning radius of 33 feet inside, curb-to-curb and 49 feet
wall-to-wall for fire apparatus access must be provided throughout the
project site. Refuse containers or other items shall not be permitted
to be placed in the required clear space of the turning area.
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34,

35.

36.

37.

38.

39.

40.

41.

42.

Bicycle parking shall meet the minimum requirements of the
California Green Building Code and MMC 20.38.080.

All driveways shall comply with the City of Merced Standard for
commercial driveways and are to be reviewed by the Fire Department
as part of the review of the improvement plan submittals.

The developer shall work with UC Merced (Cat Tracks) and the
Merced Transit System (The Bus) to determine the best location for
public transit facilities. The location of these facilities will be subject
to review and approval by the Development Services Director and
City Engineer or through the Site Plan Review process.

Consideration shall be given to circulation and vehicle stacking room
for all uses with a drive-through window. Vehicles waiting in the
drive-through aisle shall not conflict with the circulation on the site.

If the apartment complex or any other part of the project has gated
entrances/exits, each entrance/exit shall be provided with a Knox-box
that is equipped with “click-to-enter” technology for the Fire
Department and Public Works Departments. Details to be reviewed
by Fire Department at the building permit stage. The
developer/owner shall provide the necessary remotes to operate the
gates to the City.

If the apartment complex or any other part of the project is gated,
pedestrian access gates shall be provided to allow pedestrian access
to the public sidewalks as well as into the shopping center.

Prior to any demolition work, the applicant shall obtain all necessary
approvals from the San Joaquin Valley Air Pollution Control District.

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

All construction activity shall be conducted in accordance with City
of Merced standards for times of operation.

All landscaping shall comply with the Section 20.36.040 — Landscape
and Sprinkler Plans, of the City’s Zoning Ordinance in addition to all
applicable state laws and the Merced Gateway Master Plan
requirements.
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43.

44,

45.

46.

47.

48.

49.

50.

Changes to the tree and plant list approved with the Merced Gateway
Master Plan are subject to approval by the Planning Manager for any
on-site landscape areas. All landscaping in the public right-of-way is
subject to approval by the City’s Public Works Department.

Full landscape and irrigation plans shall be submitted at the time of
building permit application. Landscaping is required with each
building at the time of construction and in common areas connecting
buildings as these areas are constructed, as well as the public right-of-
way adjacent to each building. Additional areas may be required to
be landscaped at the time of building permit review or by the Site Plan
Review Committee.

Parking lot trees shall be installed per the City’s Parking Lot
Landscape Standards. Trees shall be a minimum of 15-gallons, and
be of a type that provides a 30-foot minimum canopy at maturity
(trees shall be selected from the City’s approved tree list). Trees shall
be installed at a ratio of at least one tree for each six parking spaces.
The trees may be located in planter areas that protrude into the parking
areas, or which run along the edge of the parking areas and shall be
located to accommodate any carport or shade structures (details to be
worked out with Planning Staff).

All walking paths, bicycle and vehicle parking areas, and recreational
areas shall be provided with sufficient lighting to ensure a safe
environment.

Lighting near the apartment complex at the northwest corner of the
site or across the street from residential uses shall be oriented and/or
shielded in such a way as to not spill-over into the apartment units.

The project shall comply with the Post Construction Standards in
accordance with the requirement for the City’s Phase 11 MS-4 Permit
(Municipal Separate Storm Sewer System).

All storm water shall be retained onsite and metered out to the City’s
storm water system in accordance with City Standards. The storm
drainage plan proposed by the Merced Gateway Master Plan is
conceptually approved. The City Engineer shall approval final design
of the storm drain system prior to construction.

The use of the County of Merced-owned terminal drainage basin at
the intersection of Mission Avenue and Coffee Street is approved
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52.

53.

54,

55.

56.

S7.

58.

subject to the approval of a license agreement with Merced County
and approval of the Local Agency Formation Commission (LAFCo).

A 16-inch water line shall be installed in Mission Avenue along the
full frontage of the project site. A 12-inch water line (or a size
determined to be acceptable by the Public Works Director) shall be
installed in Pluim Drive. All water lines shall be installed per City
Standards. The developer may be eligible for reimbursement from
the adjacent property owner and for any over-sizing of the water lines
in accordance with the Merced Municipal Code.

The developer shall work with the Public Works Director to
determine if a sewer line is required in Mission Avenue and Pluim
Drive. If sewer lines are required, they shall be installed per City
Standards. The developer may be eligible for reimbursement from
the adjacent property owner and for any over-sizing of the water lines
in accordance with the Merced Municipal Code.

All new utilities (including electrical lines) shall be installed
underground.

A backflow prevention device shall be provided for all water services
(i.e., domestic, irrigation, and fire).

All signs shall comply with the sign requirements adopted with the
Merced Gateway Master Plan. Single and multi-tenant buildings shall
be permitted two square feet of sign area for each linear foot of
building frontage. Primary anchor tenants (30,000 square feet or
larger) shall be permitted up to one square foot of sign area for each
linear foot of building frontage. Modifications to the sign program
may be approved by the Director of Development Services.

The project shall comply with all FEMA Flood Zone requirements
and with the California 200-year Urban Level of Flood Protection
requirements.

The applicant shall work with the City’s Refuse Department to
determine the best location for the refuse enclosures serving each
building or group of buildings. The enclosures shall be constructed
per City Standards.

The premises shall remain clean and free of debris, weeds, and graffiti
at all times.
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59. Fire Hydrants shall meet minimum fire-flow requirements and be
located in accordance with City of Merced codes and standards. The
maximum spacing between hydrants is 500 feet. The placement of
fire hydrants and the number of hydrants for the site is to be worked
out with the Fire Department no later than the review of building
permit plans.

n:shared:planning:PC Resolutions:GPA#15-03/Z2C#422/Est. of PD #74 (Merced Gateway) Exhibit A
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Transportation Engineers

i

November 1, 2018

Ms. Kim Espinosa

City of Merced Planning Department
678 West 18" Street

Merced, CA 95340

RE: CAMPUS PARKWAY ARCO STATION, MERCED, CA:
CONSISTENCY WITH MERCED GATEWAY MASTER PLAN MITIGATION
MONITORING PROGRAM

Dear Ms. Espinosa:

This letter summarizes KDAnderson & Associates review of the ARCO am/pm gas station proposed near
the intersection of Campus Parkway / Coffee Street in the Merced Gateway Master Plan area of the City
Merced. Our review is intended to fulfill the requirements of Merced Gateway’s Mitigation TRANS-1g
which requires consideration of the incremental impacts of individual Master Plan phases. Our review
makes use of work we prepared in 2017 to support the Merced Gateway Master Plan’s DEIR and is
intended to identify the extent to any which identified mitigation measures should accompany the ARCO

am/pm project.

June 1, 2017 Phasing Analysis

Our firm completed a focused Circulation / Transportation Improvement Phasing Analysis for Merced
Gateway in the summer of 2017, and that document is attached. That analysis identified the incremental
impacts of ten distinct development phases for Merced Gateway as had been identified at the time and
focused on the need to improve the key Campus Parkway / Coffee Street intersection.

The analysis’ executive summary identified the following key conclusions:

Executive Summary

1. An all-way stop control at Campus Parkway / Coffee Street will operate at LOS C with Phase 3
but would reach LOS E with Phase 4. With Phases 1-3 eastbound queueing on Campus
Parkway will not extend to the NB ramp intersection, and modifying the NB off ramp to
provide a second right turn lane is not immediately required. A total of 775 new p.m. peak
hour trips would be generated with Phases 1-3. This represents 32% of the project’s total new
p.m. peak hour trips.

2. A traffic signal at Campus Parkway / Coffee Street would be needed with Phase 4, and the NB
SR 99 off ramp will need to be reconfigured to provide a second right turn lane. Without
additional SR 99 interchange modifications the Campus Parkway/ Coffee Street intersection
would operate at LOS D or better through Phase 6, but under the original access configuration

3853 Taylor Road, Suite G ¢ Loomis, CA 95650 * (916) 660-1555 = FAX (916) 660-1535

EXHIBIT G



Ms. Kim Espinosa
City of Merced
November 1, 2018
Page 2

(i.e., full access at Coffee Street) LOS E would occur at the Campus Parkway / Coffee Street
intersection with Phase 7. A total of 1,398 new p.m. peak hour trips would be generated by
Phases 1-6. This represents 58% of the project’s total new p.m. peak hour trips.

3. Because the Circulation Element Access Alternative provided incrementally better Level of
Service, the amount of development that is permissible with the partial signal at Coffee Street
and a full signal at Pluim Drive can reasonably be expected to exceed the limit under the
original access plan. However, for the purpose of this assessment, Phase 6 is also assumed to
be the limit of permissible development without additional interchange improvements.

4. A traffic signal may be warranted at Parsons Avenue / Coffee Street with Phase 8 if left turns
are prohibited at the Central Access on Coffee Street (intersection 15). A total of 1,676 new
p.m. peak hour trips would occur as a result of Phases 1-7, or 70% of the project total.

As suggested by the executive summary, the initial phases of Merced Gateway could proceed without
capacity improvements to the Campus Parkway / Coffee Street intersection or to the adjoining State
Route 99 / Campus Parkway interchange. Frontage improvements were expected to be installed as each

phase proceeds.

Assessment Approach

Because the June 2017 analysis determined that initial Merced Gateway development could proceed
without major mitigations, the assessment herein was intended to confirm that those conclusions are still
applicable to the ARCO am/pm site. This confirmation was based on consideration of these factors:

e Does the ARCO am/pm project fall within the area of a Merced Gateway phase which was
expected to be develop initially?

e Does the trip generation estimate for the ARCO am/pm fall within the limits of the estimates
made for initial Merced Gateway Phases?

e s there evidence that any other factor may have altered background traffic conditions in the area
of Merced Gateway to that point that the need for improvements may have been accelerated?

ARCO am/pm location. Review of the 2017 analysis indicates that the ARCO am/pm site lies within
the assumed Merced Gateway Phase 1. That phase generally included the southeast corner of the Campus
Parkway / Coffee Street intersection and was the first phase expected to be developed.

ARCO am/pm Trip Generation Estimate. Table 1 identifies the original trip generation estimate for
Merced Gateway Phase 1. As shown that phase was assumed to include a gasoline station and fast food
restaurant and was expect to generate 171 “new” trips after discount for “pass by” trips. Alternatively the
ARCO am/pm is expected to generate 98 new p.m. peak hour trips. Because its forecast is lower, the
ARCO am/pm can reasonably be assumed to fall within the mitigation requirements of Phase 1.

Y
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TABLE 1
MERCED GATEWAY PHASING TRIP GENERATION FORECASTS
Trip Generation
Phase |Description Quantity PM Peak Hour
In | Out_ | Total
June 2017 Analysis Results
Fast Food Restaurant with drive-thru 5.35 ksf 91 84 175
Pass-by Trips 50% 45 42 87
Net New Trips 46 42 88
1 Gasoline Sales with C-store 12 Fueling Position 85 81 166
Pass-by Trips 42 41 83
Net New Trips 43 40 83
Total New Trips 89 82 171
Proposed ARCO am/pm
ITE 945 |Gasoline Station with Convenience Store | Fueling position 51% 49% 13.99
ARCO am/pm 16 fueling positions 114 109 223
Pass-by Trips 56% 64 61 <125>
Net New Trips 50 48 98

Phase 1 Mitigation Requirements. The June 2017 analysis specifically considered the Campus
Parkway / Coffee Street intersection and concluded that Phase 1 could be occupied with a satisfactory
Level of Service using the existing all-way stop controls. A traffic signal (i.e., MM TRANS-If) is not
required with Phase 1, and this conclusion would be consistent for the ARCO am/pm.

The June 2017 study also spoke to the adjoining State Route 99 interchange. NB ramp improvements
(MM TRANS 1-e) were considered, and we determined that this mitigation was not required with Phase
1 because Level of Service was adequate and the queue of eastbound traffic from the Coffee Street
intersection would not reach the northbound SR 99 ramps intersection. The June 2017 analysis reviewed
conditions at the Mission Avenue / SB SR 99 ramps intersection and found acceptable Level of Service
would remain, thus MM TRANS 1-d and MM TRANS 2 are not required.

The June 2017 analysis also looked to the Coffee Street / Parsons Avenue intersection and determined
that without development of a phase adjoining that intersection no improvements were needed (i.e., MM
TRANS 1-¢).

Other EIR Mitigations. Other EIR mitigation locations were not specifically analyzed in June 2017 but
can be judged based on the location of the ARCO am/pm.



Ms. Kim Espinosa
City of Merced
November 1, 2018
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MM TRANS 1-a requires improvements to the Coffee Street / Gerard Avenue intersection. Because
Coffee Street remains discontinuous between Parson Avenue and Gerard Avenue no ARCO am/pm traffic
will be at that intersection and this mitigation is not required. Similarly, MM TRANS 1-b required
widening Coffee Street from Parson Avenue to Campus Parkway, and the ARCO am/pm traffic
contribution in this area would be too small to justify immediate widening.

Mitigation MM TRANS 3-b requires widening Coffee Street to four lanes from Campus Parkway to
Mission Avenue. The ARCO am/pm is along this stretch of Coffee Street and will be installing frontage
improvements that are consistent with this mitigation requirement. However, the traffic volume caused
by the ARCO am/pm is too small to reach the level that would create the need for full roadway widening
from Campus Parkway to Mission Avenue.

Mitigation MM TRANS 1-g requires preparation of a transportation improvement phasing plan. This
mitigation requirement was predicated on the assumption that Merced Gateway’s actual development
schedule was likely to vary from description provided in the CEQA review, and the mitigation was likely
to be needed to address changing circumstances. In this case, because the ARCO am/pm is within the
physical limits originally identified for Phase 1 and generates fewer trips, additional analysis to confirm
its impacts or mitigation requirements is not required.

Similarly, we are not aware of any appreciable change to the baseline circumstances that were known
when the Merced Gateway project was assessed and when the June 2017 analysis was prepared. No
major development projects have been occupied in the area tributary to the study intersections. Review of

the Caltrans traffic volume data base does not provide any information to suggest that the traffic volume
on SR 99 ramps has increased.

Thank for your review of these materials. Please feel free to contact me if you have any questions.
Sincerely Yours,

KD Anderson & Associates, Inc.

Kenneth D. Anderson, P.E.
President

Attachment: June 2017 Merced Gateway Phasing Analysis

Merced Gateway ARCO Assessment.ltr

KDA



KD Auderson & Aidociales, Inc.

Transportation Engineers

June 1, 2017

Mr. Jason Brandman

FIRST CARBON SOLUTIONS
1350 Treat Boulevard

Walnut Creek, CA 94597

RE: CIRCULATION TRANSPORTATION IMPROVEMENT PHASING PLAN FOR
MERCED GATEWAY PROJECT, MERCED, CALIFORNIA

Dear Mr. Brandman:

This letter presents a Transportation Improvement Phasing Plan that has been prepared to determine the
level of site development that can proceed prior to investing in major improvements to Campus Parkway
assuming that baseline project frontage improvements required by the City of Merced are made.

The analysis is intended to identify the level of development that could:

1. Proceed prior to exceeding LOS D under “Existing Plus Project Phases” conditions at an all-way
stop controlled intersection at Campus Parkway / Coffee Street.

2. Proceed with traffic signals at Campus Parkway / Coffee Street and/or Campus Parkway / Pluim
Drive prior to installing major improvements in the Caltrans right-of-way.

3. Proceed prior to signalizing the Parsons Avenue / Coffee Street intersection.

It is important to note that many factors make identification of an exact project phasing schedule and
transportation improvement implementation schedule difficult. In addition to market forces that may
affect commercial development, recent legislative action has accelerated the probable schedule for the
northerly extension of Campus Parkway beyond its current terminus at Childs Avenue. The DEIR
analysis assumed that Campus Parkway would eventually be extended under the long term cumulative
scenario but its presence under the “Existing Plus” conditions described herein could drastically change
forecasts traffic patterns. As a result, it is likely that this phasing strategy will need to be modified as
more information regarding both the timing of Campus Parkway and the location and nature of local
development becomes available.

Executive Summary

1. An all-way stop control at Campus Parkway / Coffee Street will operate at LOS C with Phase 3
but would reach LOS E with Phase 4. With Phases 1-3 eastbound queueing on Campus
Parkway will not extend to the NB ramp intersection, and modifying the NB off ramp to
provide a second right turn lane is not immediately required. A total of 775 new p.m. peak
hour trips would be generated with Phases 1-3. This represents 32% of the project’s total new
p-m. peak hour trips.

2. A traffic signal at Campus Parkway / Coffee Street would be needed with Phase 4, and the NB
SR 99 off ramp will need to be reconfigured to provide a second right turn lane. Without
additional SR 99 interchange modifications the Campus Parkway/ Coffee Street intersection
would operate at LOS D or better through Phase 6, but under the original access configuration

3853 Taylor Road, Suite G * Loomis, CA 95650 ® (916) 660-1555 = FAX (916)660-1535



Mr. Jason Brandman

FIRST CARBON SOLUTIONS
June 1, 2017

Page 2

(i.e., full access at Coffee Street) LOS E would occur at the Campus Parkway / Coffee Street
intersection with Phase 7. A total of 1,398 new p.m. peak hour trips would be generated by
Phases 1-6. This represents 58% of the project’s total new p.m. peak hour trips.

3. Because the Circulation Element Access Alternative provided incrementally better Level of
Service, the amount of development that is permissible with the partial signal at Coffee Street
and a full signal at Pluim Drive can reasonably be expected to exceed the limit under the
original access plan. However, for the purpose of this assessment, Phase 6 is also assumed to
be the limit of permissible development without additional interchange improvements.

4. A traffic signal may be warranted at Parsons Avenue / Coffee Street with Phase 8 if left turns
are prohibited at the Central Access on Coffee Street (intersection 15). A total of 1,676 new
p-m. peak hour trips would occur as a result of Phases 1-7, or 70% of the project total.

Development Assumptions

To assist in this analysis a potential development schedule was created that identified areas of the overall
project that might incrementally proceed. Ten (10) separate phases were identified. It is important to
note that these phases were initially identified in response to the DEIR’s proposed project and that an
alternative strategy may eventually result from implementation of the Circulation Element Alternative as

is now anticipated

Required Improvements. The extent of frontage improvements required by the City of Merced with
each phase was identified by City staff. These assumptions are noted in attachments A1-A10. It is
recognized that the summary of frontage improvements will change with implementation of the modified
Circulation Element Alternative.

Analysis Locations. The locations evaluated in this assessment are intended to provide the information
needed to address operating Level of Service and traffic signal warrants. In the case of the Parsons
Avenue / Coffee Street intersection, the volume of traffic at this location is dependent on traffic controls
installed at the Coffee Street / Central Access intersection. The DEIR traffic study assumed that left turns
would be prohibited at the Central Access is intersection under Existing Plus Project (Merced Gateway
Build Out) conditions. However, because full access will be initially permitted at the Central Access, it is
necessary to evaluate this driveway’s operation in order to determine whether turn prohibitions are
justified and if additional traffic will be diverted to the Parsons Avenue intersection by such prohibition.

Trip Generation Forecasts. The p.m. peak hour trip generation associated with each development phases

was identified using the trip generation rates employed for the DEIR, and these rates are presented in
Table 1. Table 2 presents the resulting trip generation forecasts.

KDA
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Mr. Jason Brandman
FIRST CARBON SOLUTIONS
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2017

TABLE 2

MERCED GATEWAY TRIP GENERATION FORECASTS

Trip Generation
Phase | Description Quantity PM Peak Hour
In Out Total
Fast Food Restaurant with drive-thru 5.35 ksf 91 84 175
Pass-by Trips 50% 45 42 87
Net New Trips 46 42 88
1 Gasoline Sales with C-store 12 Fueling Position 85 81 166
Pass-by trips 42 41 83
Net new trips 43 40 83
Total New Trips 89 82 171
Supermarket 54.2 ksf 262 252 514
Pass-by trips 36% 94 91 185
Net New Trips 168 161 329
) | High Turnover Sit Down Restaurant 4.3 ksf 25 16 41
Pass-by trips 35% 9 5 14
Net New Trips 16 11 27
Hotel 81 rooms 25 24 49
Total New Trips 209 196 405
| High Turnover Sit-Down Restaurant 5.4 ksf 32 22 54
Pass-by Trips 35% 11 8 19
Net new Trips 21 14 35
3 Retail 50.8 ksf 92 101 193
Pass-by Trips 15% 14 15 29
Net New Trips 78 86 164
Total New Trips 99 100 199
1-3 Total New Trips Phase 1-3 397 378 (3727;,)
High Turnover Sit-Down Restaurant 5.4 ksf 32 22 54
Pass-by Trips 35% 11 8 19
Net New Trips 21 14 35
4 Retail 48.9 ksf 89 96 185
Pass-by Trips 13 14 27
Net New Trips 76 82 158
Total New Trips 97 96 193
Multi-Family Residential 178 du’s 72 38 110
Fast Food 5.35 kst 91 84 175
5 Pass-by Trips 45 42 87
Net New Trips 46 42 88
Total New Trips 118 80 198

KDA
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TABLE 2 (cont’d)
MERCED GATEWAY TRIP GENERATION FORECASTS
Trip Generation
Area | Description Quantity PM Peak Hour
In Out Total
Fire Station 1 4 4 8
Transit Center 1 1 1 2
High Turnover Sit-Down Restaurant 5.4 ksf 32 22 54
Pass-by Trips 35% 11 8 19
Net New Trips 21 14 35
6 Retail 50.4 ksf 92 99 191
Pass-by Trips 15% 14 15 29
Net New Trips 78 84 162
Farm & Ranch Supply 21.3 ksf 14 16 30
Pass-by Trips 15% 2 3 5
Net New Trips 12 13 25
Total New Trips 116 116 232
4-6 Total Phases 4-6 331 292 623
Total Phases 1-6 (15’;9: )
Movie Theater 38.8 ksf 118 72 190
Fast Food Restaurant 5.35 ksf 91 84 175
7 Pass-by Trips 50% 45 42 87
Net New Trips 46 42 88
Total New Trips 164 114 278
Total New Trips Project Build Out (Phases 1-10) 2,392

Trip Distribution. The directional distribution assumptions made for “Existing plus Project” conditions
in the DEIR traffic study were re-used. As was noted in the DEIR traffic study, because existing traffic
volumes are low, it was assumed that background volumes on Campus Parkway or Coffee Street were not
sufficient to be an appreciable source of the project’s pass-by trips. Pass-by trips were again assumed to
be diverted from through traffic on SR 99.

Trip Assignment. Trips were assigned to the study area circulation system assuming access that is
available under each phase. In the case of driveways on Coffee Street, full access was assumed for the
new retail driveways under these initial conditions.

Evaluation

Existing plus Project Phases traffic volume were evaluated within the context of the circulation system
that would be available under each phase. Improved intersections were identified, Simtraffic simulation
was performed and resulting Levels of Service were calculated in order to identify the development phase
that would result in conditions in excess of the City’s LOS D standard.
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Permissible Development with All-Way Stop at Campus Parkway / Coffee Street. The simulation
results indicated that Phases 1 thru 3 could be accommodated with an all-way stop at LOS C, but that
Phase 4 would result in LOS E conditions at the intersection.

Figure 1 illustrates Existing Plus Phases 1-3 traffic volumes and schematically notes the intersection
geometry that would be available at the end of Phase 3 under the original access alternative. An all-way
stop remains at the Campus Parkway / Coffee Street intersection, but required frontage improvements
have resulted in some additional lanes at the intersection. Under the Circulation Element Alternative it is
anticipated the Coffee Street approaches will not be widened because only single right turn lanes will
ultimately be created with the partial traffic signal.

As noted in Table 3, at these volume levels the SR 99 ramp intersections continue to operate at LOS A.
The effect of all-way stop operation on queueing in the area of the Campus Parkway intersections has also
been evaluated. With Phase 1-3, the eastbound queues extending from Coffee Street back towards SR 99
would reach 190 feet (left turn lane) 160 feet (through lane and 110 feet (through plus right turn lane).
These queues would not interfere with the operation of the NB ramp intersection, and as a result it would
not be necessary to reconfigure the NB off ramp to provide a second right turn lane until after Phase 3.

TABLE 3
EXISTING PLUS PHASES 1-3 INTERSECTION LEVELS OF SERVICE
EITHER ACCESS ALTERNATIVE
PM Peak H
Int ti Control Average Dele: 7 Traffesigasl
= g y LOS Warranted
(sec/veh)
9. Parsons Avenue / Coffee Street AWS - - No
10. SB SR 99 ramps / Mission Avenue Signal 8.9 A -
11. NB SR 99 ramps / Campus Parkway Signal 5.5 A -
12. Campus Parkway / Coffee Street AWS 19.4 C
15. Coffee Street / Central Access

Permissible Development with a Full Access Traffic Signal at Campus Parkway / Coffee Street.
The simulation results indicate that under the original access proposal Phases 1 thru 6 could be
accommodated with a full access traffic signal at the Campus Parkway / Coffee Street intersection, but
that Phase 7 would result in LOS E conditions at the intersection. It is important to note, however, that
this evaluation does not assume that Campus Parkway is extended northerly beyond Childs Avenue. This
street extension could reasonably be anticipated to occur before the project exceeded Phase 3 and would
appreciably affect local traffic conditions. As a result additional analysis may be required as development
proceeds. Figure 2 illustrates Existing Plus Phases 1-6 traffic volumes and schematically notes the
intersection geometry that would be available at the end of Phase 6. A traffic signal has been installed at
the Campus Parkway / Coffee Street intersection, but portions of the required frontage improvements can
now be used to create auxiliary lanes that were not feasible with an all-way stop (i.e., dual left turn lanes).
As noted in Table 4, at these volume levels the SR 99 ramp intersections continue to operate at LOS A or
LOS B. However, to address queuing issues in the area between Coffee Street and SR 99 the Northbound
SR 99 off ramp would be reconfigured to provide a second right turn lane when the Coffee Street

intersection is signalized.
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TABLE 4
EXISTING PLUS PHASES 1-6 INTERSECTION LEVELS OF SERVICE
ORIGINAL ACCESS (FULL ACCESS AT COFFEE STREET)
Intersection Control A l]‘MDPleak s ixa e Signal
‘ VeRARSIIE Y LOS Warranted
(sec/veh)

9. Parsons Avenue / Coffee Street AWS - - No
10. SB SR 99 ramps / Mission Avenue Signal 12.6 B -
11. NB SR 99 ramps / Campus Parkway Signal 8.0 A -
12. Campus Parkway / Coffee Street Signal 33.5 C -
15. Coffee Street / Central Access

Westbound Approach WB Stop 105 B No

Table 5 summarizes conditions with Phase 7. As shown, while the SR 99 ramps would operate at LOS B,
the Campus Parkway / Coffee Street intersection operates at LOS E, which exceeds the City’s LOS D
minimum.

TABLE 5
EXISTING PLUS PHASES 1-7 INTERSECTION LEVELS OF SERVICE
ORIGINAL ACCESS (FULL ACCESS AT COFFEE STREET)

4 EM Bealk Mour Traffic Signal

Intersection Control Average Delay
| LOS Warranted
(sec/veh)

9. Parsons Avenue / Coffee Street AWS No
10. SB SR 99 ramps / Mission Avenue Signal 16.6 B -
11. NB SR 99 ramps / Campus Parkway Signal 14.3 B -
12. Campus Parkway / Coffee Street Signal 59.3 E -
15. Coffee Street / Central Access

Westbound Approach Wi Stop 144 s No
18. Coffee Street / South Access

150.
Westbound Approach WB Stop 503 F No

Permissible Development with Modified Circulation Element Alternative Traffic Signals. If the
modified Circulation Element Alternative is pursued then traffic signals will be created at the new Pluim
Drive intersection (full access) and a partial signal will be constructed at the Coffee Street intersection.
The order of installation at these locations is unknown. The exact level of development that can be
accommodated under this circulation alternative has not been calculated, however, the DEIR analysis
concluded that Levels of Service with the Circulation Element Alternative were generally better than
those identified under the original access alternative. Thus, it is reasonable to conclude that the amount of
development that can be accommodated will be similar to or greater than that identified above. (i.e.,
Phase 1-6 permitted). However, it will be appropriate to affirm this conclusion as development proceeds.

KDA
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Traffic Signal Warrant at Parsons Avenue / Coffee Street. The DEIR traffic study noted that under
the original access proposal the Parsons Avenue / Coffee Street intersection would eventually carry
volumes that satisfied MUTCD peak hour traffic signal warrants, even though the operating Level of
Service was acceptable. The phase that would result in volumes that met warrants would depend on the
traffic control at the Central Access and the location of development. Development south of Campus
Parkway has relatively little effect on the volume of traffic at the Parsons Avenue / Coffee Street
intersection. As noted in Table 6, if access at the Central Access on Coffee Street (intersection 15) were
to be limited to right-turns-only, then traffic signal warrants could be met at the Parsons Avenue / Coffee
Street intersection with completion of Phase 8.

PARSONS AVENUE / COFFEE STREET IF{\JI"T];IIi’ESECTION TRAFFIC SIGNAL WARRANTS
WITH ORIGINAL ACCESS ALTERNATIVE

I el e -
Phase 7 Full 347 304 No

No lefts 474 304 No
Phase 8 Full Access 395 346 No

No lefts 535 346 Yes
Project Build Out No lefts 559 511 Yes

In general, the Circulation Element Alternative results in less traffic on Coffee Street than was anticipated
under the original access alternative. Thus, while a traffic volume forecast has not been prepared, it is
reasonably to conclude that a traffic signal will not be needed at this intersection under this alternative
until phase 8 or later.

Please feel free to call me if you have any questions or need more information.
Sincerely yours,

KD Anderson & Associates, Inc.

Kenneth D. Anderson, P.E.
President

Attachment: Phase illustrations, TRAFFIX assignments, SimTraffic summary results

Merced Gateway Phasing Analysis 6-1-17.Itr

KDA
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SimTraffic Performance Report Phase 3 PM
Baseline 712712016

10: SR 99 SB Ramps & Mission Ave Performance by approach

Denied DelVeh () 01 0.0 00 0.0
Total Del/Veh (s) 132 17 70 89

11: SR 99 NB Ramps & Mission Ave/Campus Parkway Performance by approach

Denied Del/Veh (s) 00 00 00 00
Total Del\Veh (s) B Gk By s

12: Coffee St & Campus Parkway Performance by approach

Denied Del/\Veh (s) 00 0.0 0.0 00 0.0
Total DelVeh (s) 240 174 142 88 194

Total Zone Performance

Denied Del/Veh (s) 0.1
Total DelVeh (s) 1186.5

SimTraffic Report
Page 1



SimTraffic Performance Report Phase 6 PM with Signal at Int 12
Baseline 71292016

10: SR 99 SB Ramps & Mission Ave Performance by approach

Denied Del/Veh (s) 0.1 0.0 0.0 0.0
Total Del\Veh (s) 203 175 97 126

11: SR 99 NB Ramps & Mission Ave/Campus Parkway Performance by approach

Denied Del/\eh (s) 00 0.0 0.0 0.0
Total Del/Veh (s) 6.7 9.0 89 80

12: Coffee St & Campus Parkway Performance by approach

DeniedDelVeh(s) @ 00 00 00 00 00
Total Del/Veh (5) N5 459 B8 187 35

Total Zone Performance

Denied Del/Veh (s) 02
Total DelVeh (s) 14416

SimTraffic Report
Page 1



SimTraffic Performance Report Phase 6 PM with Signal at Int 12
Baseline 71292016

15: Coffee St & Central Access Performance by approach

i

Denied DelVeh © 02 00 0.0 0.0
Total Del/\Veh (s) 105 35 44 49

18: Coffee St & Southside Access Performance by approach

Denied Del/Veh (s) 03 00 00 02
Total DelVeh (s) N A 0

Total Zone Performance

I

Denied Del/Veh (s) 0.3
Total DelVeh (s) 644.6

SimTraffic Report
Page 1



Queuing and Blocking Report Phase 6 PM with Signal at Int 12
Baseline 71292016

Intersection: 10: SR 99 SB Ramps & Mission Ave

T T

TR T R
Meximum Queue (ft) 102 3] 63 64 200 K 3)
Average Queue (ft) 43 A 23 23 106 8
95th Queve (ft) &4 74 50 53 170 28
Link Distance (ft) a7 A7 1% 156 1076
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 1000
Storage Bk Time (%)
Queuing Penalty (veh)

Intersection: 11: SR 99 NB Ramps & Mission Ave/Campus Parkway

T T R LT R

Directions Served L T

Meximum Queue (ft) 7 120 108 9 1M1 181 38 148
Average Queue (ft) 30 52 44 16 42 91 6 63
95th Queue (ft) 64 100 20 55 2 1% 25 110
Link Distance (ft) 800 800 646 646 538
Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 330 450 425
Storage Bk Time (%)

Queviing Penalty (veh)

SimTraffic Report
Page 1



Queuing and Blocking Report Phase 6 PM with Signal at Int 12
Baseline 7/292016

Intersection: 12: Coffee St & Campus Parkway

‘ R » SHES S L

L il TR UL T T R L

Meximum Queve (ft) 310 320 239 293 81 2714 339 70 250 2713 310 81
Average Queue (ft) 157 190 58 155 33 % 134 5 91 175 46 27
95th Queve (ft) 278 203 16 263 69 227 29 49 21 263 159 61
Link Distance (ft) 646 646 416 416 416 372
Upstream Bk Time (%) 0 0
Queuing Penalty (veh) 0 0

Storage Bay Dist (ft) 45 450 270 250 250 200
Storage Bk Time (%) 0 0 2

Queuing Penalty (veh) 0 0 1

Intersection: 12: Coffee St & Campus Parkway

Directions Served T R
Meximum Queue (ft) 2 17
Average Queue (ft) 15 7
95th Queve (ft) 47 14
Link Distance (ft) 369
Upstream Bk Time (%)

Queving Penaity (veh)

Storage Bay Dist (ft) 300
Storage Blk Time (%)

Queuing Penalty (veh)

Zone Summary
Zone wide Queviing Penalty: 2

SimTraffic Report
Page 2



Queuing and Blocking Report
Baseline

Phase 6 PM with Signal at Int 12

7/29/2016

Intersection: 15: Coffee St & Central Access

Direciions Served R LT

Mexinmum Queve (ft) 134 16 141
Average Quevue (ft) 57 1 3R
95th Queve (ft) 104 9 B
Link Distance (ft) 303 39 313
Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queiing Penalty (veh)

Intersection: 18: Coffee St & Southside Access

Directions Served R TR
Meximum Queue (ft) 126 9 7
Average Queue (ft) 61 0

95th Queue (ft) N 7

Link Distance (ft) 31 8 32
Upstream Bk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Bk Time (%)

Queuing Penalty (veh)

Zone Summary

Zone wide Queviing Penalty. 0

SimTraffic Report
Page 1



SimTraffic Performance Report Phase 7 PM with Signal at Int 12
Baseline 71292016

10: SR 99 SB Ramps & Mission Ave Performance by approach

Denied Del/Veh (s) 01 0.0 0.0 0.0
Total DelVeh (s) 285 236 126 166

11: SR 99 NB Ramps & Mission Ave/Campus Parkway Performance by approach

Denied Del/Veh (s) 00 0.0 0.0 0.0
Total DelVeh (s) 133 119 262 143

12: Coffee St & Campus Parkway Performance by approach

|

Denied Del/Veh (s) 00 00 14 00 03
Total DelVeh (s) 541 548 985 218 593

Total Zone Performance

Denied Del/Veh (s) 32
Total DelVeh (s) 21280

SimTraffic Report
Page 1



SimTraffic Performance Report

Phase 7 PM with Signal at Int 12

Baseline 71292016
15: Coffee St & Central Access Performance by approach
Denied DelVeh (s) 02 00 00 00
Total Del/Veh (s) 144 49 42 6.1
18: Coffee St & Southside Access Performance by approach
Denied Del/Veh (s) 1503 00 00 760
Total DelVeh (s) 7L S R )
Total Zone Performance
Denied Del/\eh (s) 108.3
Total Del\Veh (s) 1684.7
Simraffic Report

Page 1



Queuing and Blocking Report
Baseline

Phase 7 PM with Signal at Int 12

7/29/2016

Intersection: 10: SR 99 SB Ramps & Mission Ave

Meximum Queue (ft) 123 120 80 7B 61
Average Queve (ft) 54 52 31 2% 144
95th Queve (ft) 103 9 63 58 224
Link Distance (ft) Aqrr A7 1% 156 1076
Upstream Bk Time (%)

Queving Penalty (veh)

Storage Bay Dist (ft)

Storage Bk Time (%)

Queuing Penalty (veh)

B o Pl

1000

Intersection: 11: SR 99 NB Ramps & Mission Ave/Campus Parkway

Dions

T T i T
Maximum Queue (ft) 17 34 109 175
Average Queve (ft) 7] B 108 28 64
95th Queue (ft) 8 250 258 77 129
Link Distance (ft) 800 800 646 646
Upstream Bk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 330
Storage Blk Time (%) 1
Queuing Penalty (veh) 0

gﬂo&—ﬂé‘“

SimTraffic Report
Page 1



Queuing and Blocking Report Phase 7 PM with Signal at Int 12
Baseline 71292016

Intersection: 12: Coffee St & Campus Parkway

Directions Served

L L T TR W T L L
Mendrrum Queve (f) 09 334 52 642 114 306 311 107 30 32 40 13
Average Queue (ft 188 204 200 430 49 110 208 7 2B B 3B W
95th Queve (f) 283 209 510 701 94 252 330 80 445 410 52 %6
Link Distance (ft 646 646 416 416 416 3
Upstream Bk Time (%) 0 5 0 1 0 g ) A )
Queving Penalty (veh) 1 % 1 0 0 0 198
Storage Bay Dist (f}) 450 450 270 450 450 200
Storage Blk Time (%) 0 0 1 19 =
Queving Penalty (veh) 0 0 U s ATA

Intersection: 12: Coffee St & Campus Parkway

Directions Served T R
Meximum Queue (ft) 61 213
Average Queve (ft) 14 A
95th Queue (ft) 443 170
Link Distance (ft) 369
Upstream Bk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 300
Storage Blk Time (%)

Queuing Penaity (veh)

Zone Summary
Zone wide Queving Penalty. 424

SimTreffic Report
Page 2



Queuing and Blocking Report

Baseline

Phase 7 PM with Signal at Int 12

7/29/2016

Intersection: 15; Coffee St & Central Access

Directions Served
Meximum Queue (ft)
Average Queve (ft)
95th Queve (ft)

Link Distance (ft)
Upstream Blk Time (%)
Queuing Pendlty (veh)
Storage Bay Dist (ft)
Storage Bk Time (%)
Quetiing Penalty (veh)

Intersection: 18: Coffee St & Southside Access

=

T
67 177
2 1
19 75
39 369
0 0
0 0

T

169

112
313

Directions Served
Meximum Queue (ft)
Average Queve (ft)
95th Queue (ft)

Link Distance (ft)
Upstream Bk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Zone Summary

cd2888

@R

B

N8B

Zone wide Queviing Penalty: 0

SimiTraffic Report
Page 1



SimTraffic Performance Report Phase 3 PM
Baseline 05/31/2017

10: SR 99 SB Ramps & Mission Ave Performance by approach

Denied Del/Veh (s) 0.1 0.0 0.0 0.0
Total Del/Veh (s) 124 1141 71 8.8

11: SR 99 NB Ramps & Mission Ave/Campus Parkway Performance by approach

Denied Del/Veh (s) 0.0 0.0 0.0 0.0
Total Del/Veh (s) 5.0 6.1 551 5.5

12: Coffee St & Campus Parkway Performance by approach

Denied Del/Veh (s) 0.0 0.0 0.0 0.0 0.0
Total Del/Veh (s) 174 164 110 84 151

Total Zone Performance

Denied Del/Veh (s) 0.1
Total Del/Veh (s) 931.2

SimTraffic Report
Page 1



Queuing and Blocking Report Phase 3 PM
Baseline 05/31/2017

Intersection: 10: SR 99 SB Ramps & Mission Ave

ieins See o - TR V l AV o |. o

Maximum Queue (ft) 70 80 40 42 130 40
Average Queue (ft) 27 26 14 13 75 8
95th Queue (ft) 56 57 33 35 116 28
Link Distance (ft) 3477 3477 156 156 1076
Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 1000
Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 11: SR 99 NB Ramps & Mission Ave/Campus Parkway

Directions Served T T T R LT R

Maximum Queue (ft) 61 76 78 35 77 72 31 82
Average Queue (ft) 25 31 25 7 23 38 6 35
95th Queue (ft) 51 67 59 28 56 63 23 64
Link Distance (ft) 800 800 665 665 538
Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 330 450 425
Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 12: Coffee St & Campus Parkway

Directions Served L T IR, w T T R L T LR i

Maximum Queue (ft) 216 223 135 53 107 174 28 109 52 90
Average Queue (ft) 102 49 60 20 29 73 4 49 21 40
95th Queue (ft) 188 157 103 44 66 134 18 85 47 71
Link Distance (ft) 665 665 434 434 434 377 314
Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 200 270 250

Storage Blk Time (%) 4

Queuing Penalty (veh) 6

Zone Summary
Zone wide Queuing Penalty: 6

SimTraffic Report
Page 2
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The California Environmental Quality Act
(CEQA) Section 15162 Findings:

Application: Site Plan Review #426 — Environmental Review #18-63
Assessor Parcel Number or Location: Assessor’s Parcel Number (APN): 061-250-092

Previous Initial Study/EIR Reference: This site was previously reviewed through Environmental Review
#15-18 [EIR for the Merced Gateway Master Plan (SCH #2015101048)].

Original Project Date: Initial Study #15-18 was approved on August 7, 2017, by the Merced City
Council.

Section A - Previous Studies
Yes No
1. Substantial changes are proposed in the project that will require major , L X
revisions of the previous project EIR or Negative Declaration due to the
involvement of new significant environmental effects or a substantial
increase in the severity of previously identified significant effects?

Comment/Finding: The proposed project is consistent with the previous environmental review. The
site plan for the Merced Gateway Master Plan project included a convenience market, gas station, and
car wash at this location. There is no change from the original plan that was analyzed under the previous
EIR and therefore, no new significant or increased impacts.
Yes No
2. Substantial changes have occurred with respect to the circumstances under I , X
which the project is undertaken that will require major revisions of the
previous EIR or Negative Declaration due to the involvement of new
significant environmental effects or a substantial increase in the severity of
previously identified significant effects?

Comment/Finding: There have been no changes in the circumstances under which the project is
undertaken that would require major revisions in the previous EIR. There are no new significant
environmental effects or substantial increases in the severity of previously identified environmental
effects, and the area under consideration remains the same area previously evaluated.
Yes No
3. New information of substantial importance that was not known and could L I X
not have been know with the exercise of reasonable diligence at the time the
previous EIR was certified as complete or the Negative Declaration was
adopted, has been revealed? (If “Yes” is checked, go to Section “B” below)

Comment/Finding: There is no new information of substantial importance that was not known and could
not have been known with the reasonable diligence at the time the previous EIR was adopted.

EXHIBIT J



The California Environmental Quality Act (CEQA)
Section 15162 Findings

Page 2
Section B - New Information
Yes No
A) The project will have one or more significant effects not discussed in the | [ X
previous EIR or negative declaration.
Yes No
B) Significant effects previously examined will be substantially more severe | | X
than shown in the previous EIR.
Yes No
C) Mitigation measures or alternatives previously found not to be feasible | [ X
would in fact be feasible, and would substantially reduce one or more
significant effects of the project, but the project proponents decline to adopt
the mitigation measure or alternative.
Yes No
D) Mitigation measures or alternatives which are considerably different from | L X

those analyzed in the previous EIR would substantially reduce one or more
significant effects on the environment, but the project proponents decline to
adopt the mitigation measure or alternative.

Comment/Finding: All previously identified mitigation measures will be enforced with this project
including payment of Public Facility Impact Fees. Therefore, the resulting impacts are no greater than
those previously analyzed and the previously imposed mitigation measures remain sufficient to address

all impacts from this project.

On the basis of this evaluation, in accordance with the requirements of Section
15162 of the CEQA Guidelines:

1. It is found that subsequent negative declaration will need to be prepared.

2. It is found that an addendum Negative Declaration will need to be prepared.

3. That a subsequent EIR will need to be prepared.

X | 4 No further documentation is required.

Date: November 20, 2018
Prepared By:

G /J"’
Julte Nelson,
Assdaciate Planner




CITY OF MERCED
SITE PLAN REVIEW COMMITTEE
RESOLUTION #427

Construct a 1,600-s.f. office and a
5,000-s.f. warehouse for D&A

D&A Concrete Concrete.
APPLICANT PROJECT

3024 Belcher Avenue 1955 Grogan Avenue
ADDRESS PROJECT SITE
Merced, CA 95348 059-300-043
CITY/STATE/ZIP APN

209-822-9712 Light Industrial (I-L)
PHONE ZONING

In accordance with Chapter 20.68 of the Merced City Zoning Ordinance, the Site Plan
Review Committee reviewed and approved Site Plan Application #427 on November 29,
2018, submitted by David Valencia, property owner, to construct a 5,000-square-foot
warehouse and a 1,600-square-foot office for D&A Concrete at 1955 Grogan Avenue,
within a Light Industrial (I-L) Zone. Said property being more particularly described as
Parcel 2 as shown on the map entitled “Parcel Map for Aldo Brocchini Investments,”
recorded in Book 59, Page 39 of Merced County Records; also known as Assessor’s Parcel
Number (APN) 059-300-043.

WHEREAS, the proposal is exempt from the California Environmental Quality Act
(CEQA), and is in accordance with Section 15332 (Exhibit D); and,

WHEREAS, the Merced City Site Plan Review Committee makes the following Findings:

A) The proposal complies with the General Plan designation of Industrial (IND)
and the Zoning classification of Light Industrial (I-L).

B)  Approval of this use shall be subject to approval from the Airport Land Use
Commission or its staff designee (see Condition #25). The City Council may
override the Commission’s determination.

C) The parking requirement for a warehouse is 1 parking space per 2,000 square
feet of floor area or 1 per 2 employees working during the largest shift,
whichever is greater. Based on the proposed 6,600-square-foot building, this
business would be required to have a minimum of 4 parking spaces (see
Condition #28).

D) Parking lot trees are not required, but are encouraged to be installed per the
City’s Parking Lot Landscape Standards. Trees should be a minimum of 15
gallons and be of a type that provides a 30-foot minimum canopy at maturity



Site Plan Review Resolution #427
November 29, 2018

Page 2

NOW,

(trees should be selected from the City’s approved tree list). Trees should be
installed at a ratio of at least one tree for every six parking spaces. Street trees
shall be planted as required by City Standards. Irrigation for all on-site
landscaping shall be provided by a drip system or micro-spray system in
accordance with the State’s Emergency Regulation for Statewide Urban Water
Conservation or any other State or City mandated water regulations.

THEREFORE, BE IT RESOLVED that the Merced City Site Plan Review

Committee does approve Site Plan Application #427 subject to the following conditions:

1)

2)

3)

4)

5)

6)

The subject site shall be constructed as shown on Exhibit B (site plan/floor plan)
and Exhibit C (elevations), except as modified by the conditions of approval within
this resolution.

All conditions contained in Site Plan Review #79-1 — Amended (“Standard
Conditions for Site Plan Review Application”) shall apply.

The Project shall comply with relevant conditions set forth for Tentative
Subdivision Map #1034, except as modified by the conditions of approval within
this resolution.

All other applicable codes, ordinances, policies, etc., adopted by the City of Merced
shall apply, including, but not limited to, the California Building Code and Fire
Codes.

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

The developer/applicant shall construct and operate the project in strict compliance
with the approvals granted herein, City standards, laws, and ordinances, and in



Site Plan Review Resolution #427
November 29, 2018

Page 3

7)

8)

9)

10)

11)

12)

13)
14)

15)

16)
17)

18)
19)

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.

Notwithstanding all other conditions, all construction and improvements shall be in
strict accordance with Zoning, Building, and all other codes, ordinances, standards,
and policies of the City of Merced.

All plans and supporting documents submitted for Building Permits shall meet or
exceed the building codes in effect at the time of building permit application
submittal. Plans shall be drawn by a licensed design professional.

Appropriate turning radii shall be provided within the parking areas to allow for
Fire Department and refuse truck access. This includes providing a minimum 22-
foot-wide emergency vehicle access roadway around the structures.

All required Fire Permits shall be obtained from the City of Merced Fire
Department. Some of these permits will depend on the operations or functions
conducted inside the office or warehouse, and may be required after obtaining the
certificate of occupancy for this development.

The applicant shall provide a fire sprinkler system and fire alarms that meet Fire
Department requirements.

If the site is to be gated, there must be a minimum 22-foot-wide clearance for
emergency vehicles to pass through when the gate is opened. If the gate requires
manual operation, the applicant shall provide a Knox padlock. If the gate requires
electronic operation, the applicant shall provide a Knox override switch with
“Click-to-Enter.”

Bicycle racks shall be provided at a minimum ratio equal to 5% of the vehicular
parking spaces.

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

As required by Merced Municipal Code Section 17.04.050 and 17.04.060, 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.

All mechanical equipment shall be screened from public view.

Any outdoor storage shall be screened from public view with either a chain-link
fence with privacy slats or a non-transparent fence.

The premises shall remain clean and free of debris and graffiti at all times.

The applicant shall contact the City’s Water Quality Control Division and comply
with all requirements for this type of business and obtain all pertinent permits prior



Site Plan Review Resolution #427
November 29, 2018
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20)

21)

22)
23)

24)

25)

26)

27)

28)
29)
30)

31)

to issuance of certificate of occupancy. Said requirements may include, but may
not be limited to, utilizing secondary containers and providing spill kits for leaks
or spills.

A backflow prevention device shall be provided for all water services (i.e.,
domestic, irrigation, and fire) per Merced Municipal Code.

The developer shall work with the City’s Engineering Division to determine the
requirements for storm drainage on the site. The developer shall provide all
necessary documentation for the City’s Engineering Division to evaluate the storm
drain system. All storm drain systems shall be installed to meet City Standards and
State regulations.

All landscaping shall be kept healthy and maintained; any damaged or missing
landscaping shall be replaced immediately.

The applicant shall submit an Industrial User Survey to the City’s Water Quality
Control Division during the building permit stage.

The business owner and their successors-in-interest shall be fully responsible for
any Project-related contamination that may be found on the site or away from the
site and for any necessary clean-up of such contamination. This includes all types
of hazardous materials. The site plan permit may be subject to review and
revocation by the City of Merced per the procedures in the Merced Municipal Code.

Approval of this application is subject to approval and/or recommendation by the
Airport Land Use Commission, or its staff designee, to determine that the project
Is consistent with the Airport Land Use Compatibility Plan.

All portions of the property not occupied by paving or building shall be maintained
to acceptable standards for health, fire safety, and aesthetic reasons. Grasses and
weeds shall be kept to a maximum of six inches (however, the use of xeriscape is
acceptable), or as otherwise required by the Fire Department and Merced County
Environmental Health Department.

Parking lot and building lighting shall be shielded or oriented in a way that does
not allow “spillover” onto adjacent lots in compliance with the California Energy
Code requirements. Any lighting on the building shall be oriented to shine
downward and not spill over onto adjacent properties.

A change in use or increase in number of employees working during the largest
shift may require additional parking.

The Project shall have a separate Irrigation and Domestic water service line going
from the water main to the property line.

The applicant shall replace the existing damaged curb and gutter fronting the
subject site.

The applicant shall install a curb along the edge of the parking lot to ensure vehicles
do not back into the retention basin.



Site Plan Review Resolution #427
November 29, 2018
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32)

33)

34)

35)

36)

37)

The retention basin shall be designed to meet City standards. The basin shall be
large enough to accommodate the storm runoff required for this site. If the depth
of the basin is greater than 3 feet, the applicant shall install a fence along the
perimeter of the retention basin as required by the City’s Engineering Division.

During the building permit stage, the applicant shall provide a site plan with a note
indicating who will be installing landscaping for this site.

The refuse enclosure shall be designed to meet the City’s Engineering Standards
for refuse enclosures (R-4). The applicant shall not install any posts in front of the
refuse enclosure. A side gate shall be provided with pedestrian access, as required
by the City Engineering Division.

The applicant shall work with the City’s Refuse Department to determine the best
location for the refuse enclosure and to determine if a recycling container would be
required. This may include placing the refuse enclosure further from the street to
allow the refuse truck to turn around within the subject site instead of out to the
street.

The project shall comply with Post-Construction Standards, as required by the
City’s Engineering Division.

The Project shall comply with the City’s Performance Standards for developments
within Industrial Zones as outlined under Merced Municipal Code Section
20.12.030 (C) — Development Standards for Industrial Zoning Districts —
Performance Standards (e.g. noise, air quality, odor, etc.).

If there are any questions concerning these conditions and recommendations, please
contact Francisco Mendoza-Gonzalez at (209) 385-6858.

{

11-29-18 ' (

DATE Erancisco Mendoza-Gonzalez
Planner
TITLE

Exhibits

A) Location Map

B) Site Plan/Floor Plan
C) Elevations

D) Categorical Exemption



| Fine Line

| Industries

Safti First

EXHIBIT A



l g 10" CITY SEWER MAIN
/é) (_ AT REAR PROPERTY LINE
. &
Q) Ll
A »
UNDEVELOPED PORTION OF SITE
FOR FUTURE DEVELOPMENT
NOTE: THE CONTRACTOR SHALL PROVIDE A
CERTIFICATE OF MONUMENT PRESERVATION
FOR PRE-CONSTRUCTION. ALSO, AT PROJECT
COMPLETION, A POST-CONSTRUCTION
MONUMENT PRESERVATION WILL ALSO NEED
w TO BE SUBMITTED TO THE CITY.
g
B0 70! 40.82!
X ONY B
@
: @n :
§ o | .
STORAGE g
‘ WAREHOUSE '
2
T e e =t
FIRE SPRINKLER 8/9/18. CONSTRUCT BASIN PER
'SYSTEM RESER CITY OF MERCED STANDARDS. 2
- 1 ol 3
3 O e :
o
' s - g
@ E S & =
NCH P.V.C. ~ g %) E ]
NDERGROUND )
HALL AV £ ) 1'@ E /@ ¥
ITNIMUM 18~ ¥ 1 - Y
Roump cover \’c OFFICE -ﬁ %) w
N e
Ur—y—rt 41

TRANSFORMER
LOCATION

®
“@-»
O

1

9n

4ot €

7

170.82

amch (22
F.D.C.

| INCH BACI 2

JEVICE (WILKIWNS'

JCDA MODEL)
EXISTING :
DRAIN
GRATE

i.o.c. FOR FIRE
SERVICE LINE

)

k)

®®

BGI

5 | &

27

19

GROGAN AVENUE

o~

N4

8" CITY WATER MAIN
IN GROGAN AVENUE

SITE PLAGXHIBIT B



SITE PLAN NOTES: noe: svnmLO

NEW COMMERCIAL DRIVE APPROACH PER STANDARD CITY ENGINEERING DETAIL D-7.

CONCRETE PAVING: 6° THICK CONCRETE (3,000 P.S.1., 5 SACK MIX) WITH NO. 4 REBAR AT 24" 0.C, BOTH

WAYS OVER 6" CLASS IT AGG. BASE (COMP. TO 95%) OVER NATIVE SOIL WITH TOP 8" SCARIFIED AND

RECOMPACYED TO 90%.

GRAVELLED PORTION OF SITE FOR UTILITY VEHICLE PARKING.

THICKENED EDGE OF CONCRETE PAVING (8" WIDE, 8™ DEEP).

2x6 REDWOOD HEADER WITH 2"x2"x16" SUPPORT STAKES AT 48" 0.C.

LANDSCAPED PORTION OF SITE. SEE LANDSCAPE DRAWINGS BY OTHERS.

6 FT. WIDE PEDESTRIAN WALKWAY AT PARKING. 9 FT. WIDE AT BUILDING ENTRY.

REAR OF BUTLDENG TO HAVE GRAVEL, OR, BARK MULCH COVER.

CONCRETE BLOCK REFUSE ENCLOSURE PER STANDARD CITY ENGINEERING DETAIL R-4.

CONCRETE APPROACH PER REFUSE ENCLOSURE DETAIL R-4.

INTERNATIONAL SYMBOL OF ACCESSIBILITY PAINTED ON CONCRETE PER PARKING STALL DEFAIL THIS

SHEET.

ACCESS AISLE PER PARKING STALL DETAIL THIS SHEET.

STANDARD 4" WIDE PAINTED TRAFFIC STRIPING.

STANDARD 36" LONG CONCRETE PARKING BUMPER, GLUED AND DOWELED INTO CONCRETE PAVING.

ACCESSIBLE PARKING STALL SIGN PER DETAIL THIS SHEET.

UNAUTHORIZED PARKING SIGN AY SITE ENTRANCE PER DETAIL THIS SHEET.

4" SEWER FROM BUILDING TO 10" CITY SEWER MAIN AT REAR PROPERTY LINE.

P.0.C. FOR BUILDING SEWER TO CITY SEWER MAIN PER STANDARD CITY ENGINEERING DETAIL 5-7 ON

SHEET 2.

P.0.C. FOR BUILDING WATER SERVICE LINE TO CITY WATER MAIN IN GROGAN AVENUE PER STANDARD

CITY ENGINEERING DETAIL W-4 ON SHEET 2.

1¥:" WATER SERVICE LINE TO BUILDING.

WATER SERVICE METER BOX FOR BUILDING SERVICE LINE PER STANDARD CITY ENGINEERING DETATL

W-32 ON SHEET 2.

BACKFLOW PREVENTER FOR BUILDING SERVICE LHINE PER STANDARD CITY ENGINEERING DETAIL W-9 ON

SHEET 2.

;Vz' WATER SERVICE LINE TO BUILDING PER STANDARD CITY ENGINEERING SPECIFICATION W-17 ON
HEET 2.

17 WATER SERVICE LINE FOR LANDSCAPE SPRINKEER CONNECTION.

WATER SERVICE METER BOX FOR LANDSCAPE IRRIGATION SYSTEM PER STANDARD CITY ENGINEERING

DETALL W-32 ON SHEET 2.

BACKFLOW PREVENTER FOR LANDSCAPE IRRIGATION SYSTEM PER STANDARD CITY ENGINEERING DETAIL

W-9 ON SHEET 2.

P.0.C. FOR LANDSCAPE SPRINIQ ER LINE. _

4 FT. SQUARE, 4~ THICK, CONCRETE PAD FOR H.V.A.C. CONDENSER. TOP OF PAD SHALL BE AT BUILDING

FINISHED FLOOR LEVEL, OR, ABOVE. BOLT CONDENSER IN A MIN. OF 3 LOCATIONS FOR SEISMIC

RESTRAINT.

MAIN E.EC'}RICALSERVICE PANEL (SEE ELECTRICA POWER PLAN). PROVIDE A MIN. 3 FT. FRONTAL
CLEARANCE, A MIN. 30 IN. {OR WIDTH OF THE ELECTRICAL PANEL, WHICHEVER IS GREATER) WORIKING
WIDTH, AND A MIN. 6 FT. HEIGHT CLEARANCE TN FRONT OF THE ELECTRICAL PANEL, PER THE CALIFORNIA

HECTRICAL CODE.
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10.
11.
12.
13.
14.
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EXTERIOR ELEVATIONS NOTES: woresymsoL()

NEW STANDING SEAM METAL ROOFING PANELS BY METAL BUILDING MANUFACTURER.
ROOFING SHALL BE 16" WIDTH PANELS SIMILAR TO NCI 55216 PANELS WITH STANDARD
COLOR TO BE SELECFED BY OWNER. USE HIDDEN, SCREW DOWN, CLIPS,

METAL EAVE GUTTER BY METAL BUTLDING MANUFACTURER. PROVIDE A MIN. OF 6
DOWNSPOUTS (3 PER ELEVATION) FOR THE WAREHOUSE SECTION, AND, A MIN, OF 4
DOWNSPOUTS (2 PER ELEVATION) FOR THE OFFICE SECTION.

METAL EAVE GUTTER BY METAL BUILDING MANUFACTURER.

VERTICAL SFAM METAL WALL PANELS, SIMILAR TO NCI TITAN 369, BY METAL BUILDING
MANUFACTURER.

6" HIGH CLOSURE PANEL BY METAL BUILDING MANUFACTURER.

VERTICAL SEAM METAL WALL PANELS, SIMILAR TO NCI RETRO-R, BY METAL BUILDING
MANUFACTURER.

CULTURED STONE OVER STUCCO SCRATCH AND BROWN COATS. ‘STONE SHALL BE SIMILAR
TO BORAL PRO-FIT ALPINE LEDGESTONE. USE THE STONE FOR THE EXTERIOR WAINSCOT
AND COLUMNS. i

METAL FRAME, INSULATED WINDOWS. SEE WINDOW SCHEDULE.
METAL FRAMED, STOREFRONT DOOR. SEE DOOR SCHEDULE.
METAL PEDESTRIAN DOOR. SEE DOOR SCHEDULE.

OVERHEAD ROLL-UP DOOR. SEE DOOR SCHEDULE.

PRECAST CONCRETE PLANTERS. A
RAKE TRIM FOR WAREHOUSE PORTION BY METAL BUILDING MANUFACTURER.
RAKE TRIM FOR OFFICE PORTION BY METAL BUILDING MANUFACTURER. ,

i

NOTE: PROVIDE SKYLIGHT PANELS, AND/OR, ROOF VENTING AT OWNER'S OPTION.
EXTERIOR FINISHES AND PAINTING SCHEDULE:
NOTE: ALL PAINT SYSTEMS SPECIFIED HEREIN ARE KELLY-MOORE PAINT SYSTEMS,

STANDING SEAM METAL ROOFING HAS A FACTORY FINISH.
FERROUS METAL - PRIME WITH ONE COAT 1725 KEL-GUARD ACRYLIC METAL PRIMER, THEN

FINISH WITH TWO COATS 1250 ACRY-LUSTRE EXTERIOR SEMI-GLOSS 100% ACRYLIC
FINISH.

NON-FERROUS METAL - PRIME WITH ONE COAT 1722 KEL-GUARD ACRYLIC GALVANLZED IRON
PRIMER, THEN FINISH WITH TWO COATS 1250 ACRY-LUSTRE EXTERIOR SEMI-GLOSS 180%
ACRYLIC FINISH.

METAL CLAD DOORS - IF UNPRIMED, APPLY ONE COAT 1722 KEL-GUARD ACRYLIC
GALVANIZED IRON PRIMER, THEN FINISH WITH TWO COATS 1250 ACRY-LUSTRE EXTERIOR
SEMI-GLOSS 100% ACRYLIC FINISH. IF PRIMED, FINISH WITH THE TWO COATS OF 1250
ACRY-LUSTRE EXTERIOR SEMI-GLOSS 100% ACRYLIC FINISH.CONCRETE OR STON
BLOCK - PRIME WITH ONE COAT 521 FILL & PRIME ACRYLIC BLOCK FILLER, THEN FINISH
WITH TWO COATS 1245 ACRY-VELVET EXTERIOR LOW SHEEN ACRYLIC FINISH.

WOOD SURFACES - PAINT WITH TWO COATS 1245 ACRY-VELVET EXTERIOR LOW SHEEN
ACRYLIC FINISH.

FIBERGLASS SURFACES - IF UNPRIMED, APPLY ONE COAT 255 STAIN LOCK I STAIN
RESISTANT ACRYLIC PRIMER, THEN FINISH WITH TWO CQOATS 1250 ACRY-LUSTRE EXTERIOR
SEMI-GLOSS 100% ACRYLIC FINISH,

TRAFFIC LINE STRIPING - PAINT WITH ONE COAT 1460 MARK RIGHT GLOSS LATEX CURB
MARKING PAINT.

A R U I A



NOTICE OF EXEMPTION

To: Office of Planning and Research From: (Public Agency)
P.O. Box 3044 City of Merced
Sacramento, CA 95812-3044 678 West 18th St.

Merced, CA 95340

X County Clerk
County of Merced
2222 M Street
Merced, CA 95340

Project Title: Site Plan Review #427 (Environmental Review #18-64)
Project Applicant: D & A Concrete

Project Location (Specific): 1955 Grogan Avenue APN: 059-300-043

Project Location - City:  Merced Project Location - County: = Merced
Description of Nature, Purpose, and Beneficiaries of Project:

Name of Public Agency Approving Project: City of Merced

Name of Person or Agency Carrying Out Project: D&D Pest Control

Exempt Status: (check one)
__ Ministerial (Sec. 21080(b)(1); 15268);
__ Declared Emergency (Sec. 21080(b)(3); 15269(a));
__ Emergency Project (Sec. 21080(b)(4); 15269(b)(c));
_X Categorical Exemption. State Type and Section Number:15332
____ Statutory Exemptions. State Code Number:
___ General Rule (Sec. 15061 (b)(3))

Reasons why Project is Exempt:

As defined under the above referenced Section, the proposed project is considered an in-fill
project. The project location is within the City limits on an approximately 2.50-acre parcel
surrounded by urban uses. The site can be served by all required utilities and public services, and
the project site has no value as habitat for endangered, rare or threatened species. No significant
effects resulting from traffic, noise, air quality, or water quality will result from the construction
of the building. The project is consistent with the City of Merced General Plan and Zoning

regulations.

Lead Agency: City of Merced
Contact Person: Francisco Mendoza-Gonzalez Area Code/Telephone:(209) 385-6858
Signature: Vﬁ ; Date: 11-29-2018 Title: Planner
_X Signed by Lead Agency Date Received for Filing at OPR:
(If applicable)

Authority Cited: Sections 21083 and 21110. Public Resources Code
Reference: Sections 21108, 21152, and 21152.1. Public Resources Code

EXHIBIT D



CITY OF MERCED
SITE PLAN APPROVAL
RESOLUTION #428

Lupita Cazarez Food Truck
APPLICANT PROJECT

1024 Poppy Hills 1050 W. Olive Avenue
ADDRESS PROJECT SITE
Atwater, Ca, 95301 007-320-001
CITY/STATE/ZIP APN

(831) 254-9202 Planned Development (P-D) #15
PHONE ZONING

In accordance with Chapter 20.68 of the Merced City Zoning Ordinance, the Site Plan Review
Committee reviewed and approved Site Plan Application #428 on November 29, 2018, submitted
by Lupita Cazarez, applicant for Joe Esparza and Bernadette Esparza, property owners, to allow a
food truck on the same parcel as a gas station (Chevron) located at 1050 W. Olive Avenue, within
Planned Development (P-D) #15 with a General Plan designation of Thoroughfare Commercial (CT).
Said property being more particularly described as Parcel 1 as shown on the Map entitled “Parcel
Map for J.F. Collins Co. Inc.,” recorded in Volume 1, Page 15 of Merced County Records; also
known as Assessor’s Parcel Number (APN) 007-320-001.

WHEREAS, the proposal is exempt from the California Environmental Quality Act (CEQA),and
is in accordance with Section 15311, Class 11 (Exhibit D); and,

WHEREAS, the Merced City Site Plan Review Committee makes the following Findings:

A) A food truck is allowed with Site Plan Review approval within Planned Development (P-
D) #15 and complies with the General Plan designation of Thoroughfare Commercial
(CT).

B) As proposed by the applicant, the food truck satisfies the City Standards and expectations
outlined under the Merced Municipal Code Section 20.44.020 — Food Trucks in Fixed
Locations, regarding operational standards, hours of operation, parking and access,
maintenance, advertising, and licenses.

C) The subject site is currently occupied by a gas station (Chevron) with a touchless car
wash (see Condition #19).

D) The food truck would be located near the southeast corner of the parcel, approximately
100 feet from Olive Avenue and approximately 175 feet from R Street (see Exhibit B).

E) The food truck would not block any driving aisles, fire lanes, fire hydrants, parking stalls,
or building exits.



Site Plan Review #428

Page 2

November 29, 2018

F)
G)

H)

This proposal does not include any outdoor seats or tables.

Reserved parking for food truck patrons (2 spaces as required by code) would be avail-
able along the car wash’s north elevation (see Exhibit B).

Employee restrooms would be available inside Chevron (see Condition #17).

The applicant has acknowledged that the business will not utilize or install illuminated
signs, movable signs, inflatable signs, A-Frame signs, flags, or pennants. Business sign-
age will be located on the food truck only (see Condition #8).

NOW, THEREFORE, BE IT RESOLVED that the Merced City Site Plan Review Committee
does approve Site Plan Review Application #428 subject to the following conditions:

1

2)

3)

4)

5)

All conditions contained in Site Plan Approval Resolution #79-1 (“Standard Conditions
of Site Plan Approval”) shall apply.

All other applicable codes, ordinances, policies, etc., adopted by the City of Merced shall
apply including, but not limited to, the California Building Code and Fire Codes.

The site shall be constructed as shown on Exhibit B (site plan) and as modified by the
conditions of approval within this resolution.

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

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 be-
tween City laws and standards and a State or Federal law, regulation, or standard, the
stricter or higher standard shall control.



Site Plan Review #428

Page 3

November 29, 2018

6)

7)

8)

9

10)

11)

12)

13)

14)

15)

16)

17)

18)

19)

20)

Modifications to the location of the food truck shall be subject to review by the Planning
Manager, or if deemed necessary, the Site Plan Review Committee.

At least two trash receptacles shall be provided while food is being served. The site and
immediate area shall be maintained free of all debris and trash generated from the use.

All signage shall be contained on the food truck. No A-frame signs, banners, flags, or
other moving or portable signs shall be permitted for this use anywhere onsite or off site.

The hours of operation shall be any span of time between 7:00 a.m. and 9:00 p.m. daily.

If the business is open after dark, lights shall be provided on the vehicle or on the property
that are sufficient to light the vehicle and at least a 50-foot radius around the vehicle. If
lights are not provided, the business shall close at sundown.

Disposal of waste products shall be limited to a Merced County Environmental Health
Department approved commissary or an alternatively approved facility.

The applicant shall comply with the Water Quality Control Division’s (WQCD) Best
Management Practices regarding the disposal of cooking grease and proper cleaning of
kitchen equipment, as shown on Exhibit C, or as otherwise required by the WQCD.

The applicant shall comply with all City of Merced business licensing requirements and
all requirements of the Merced County Health Department.

If problems arise as a result of this business that may require excessive Police Department
service calls to the site or within the immediate area including, but not limited to,
excessive harassment, malicious property damage, or lewd and/or disorderly conduct,
this approval may be subject to review and revocation by the City of Merced.

Food truck activities shall in no way interfere with the operation of the existing business
on the lot, or nearby businesses, including noise, litter, loitering, and traffic circulation.

The applicant shall comply with all regulations found in Merced Municipal Code Section
20.44.020 - Food Trucks in Fixed Locations.

The applicant shall provide restroom facilities for their employees. These restrooms shall
be available in a permanent building that meets the Health Department’s requirements
for distance from the business operation. Portable toilets shall not be allowed.

The food truck shall be fully self-contained for electrical, gas, and plumbing.

The food truck shall not block access to the existing car wash (even though it is currently
not in use) or the underground fuel tanks.

The food truck shall be located at least 25 feet from any underground fuel storage tank
access lids.



Site Plan Review #428
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If there are any questions concerning these findings and/or conditions, please contact Francisco
Mendoza-Gonzalez at (209) 385-6858.

11-29-2018 { %

DATE SIGNATURE
Planner
TITLE
Exhibits:
A) Location Map
B) Site Plan

C) Water Quality Control Division Best
Management Practices Brochure
D) Categorical Exemption
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MERCED MUNICIPAL CODE

15.50.050 - Discharge of non-storm water |

prohibited ‘

A. Except as provided in Section 15.50.060, it is

unlawful, and a misdemeanor subject to |

punishment in accordance with Chapter 1.12
‘of this Code, for any person to make or cause to
be made any non-storm water discharge.

B. Notwithstanding the exemptions provided |
by Section 15.50.060, if the regional water
‘quality control board or the enforcement
official determines that any otherwise exempt |
discharge causes or significantly contributes to

violations of any storm water permit, or

| conveys significant quantities of pollutantstoa |
surface water or storm water conveyance, or is |
a danger to public health or safety, such
 discharge shall be prohibited from entering

the storm water conveyance system. -
1.12.020 - General penalties

|A. Misdemeanors. Unless otherwise provided,
‘any person convicted of a misdemeanor under

the provisions of this code shall be punishable |

by a fine of not more than one thousand
dollars ($1,000.00) or by imprisonment in the
county jail of Merced County for a period not
exceeding one (1) year, or by both such fine
‘and imprisonment,

REPORT
ILLEGAL DUMPING
(209) 385-6905

City Of /\ ;ﬁ([))D TRUCKS

Mer ced STORM WATER

Gateway to Yosemite

For further information, please contact our
office at:

City of Merced
Water Quality Control Division
1776 Grogan Avenue
Merced, CA 95341
(209) 385-6204
www.cityofmerced.org

EXHIBIT C



Anything that spills or lands on the ground of areas such as streets, sidewalks, drainage channels, or
parking lots of the City of Merced eventually becomes storm water polfution. Everything that flows
into a storm drain, goes directly to our creeks and rivers, untreated. This means aquatic life can die
off and areas for water recreation become unsafe for human enjoyment.

The City of Merced is promoting storm water
pollution  prevention through public
outreach and the Storm Water Ordinance.
The Merced Municipal Code 15.50.020 -
Purpose and Intent states,

Mobile Food Trucks play a major role in minimizing storm water pollution, because of the mobile
aspect of the business. The following are important responsibilities of Food Trucks to aid in the
protection of our environment, as well as, the health, safety and general welfare of the citizens of
Merced:

A. The purpose of this chapter is to protect and
promote the health, safety, and general
welfare of the citizens of City of Merced by
controlling non-storm water discharges to the
storm water conveyance system from spills,
dumping, or disposal of materials other than
storm water, and by reducing pollutants in Visit commissary DAILY for disposing of fats, Do not dispose of waste fats, oils and grease

urban storm water discharges to the maxi- oils and grease in storm drains or r

mum extent practicable. - keep logs drainage ditches

B. This chapter is intended to assist in the < ‘
T N

protection and enhancement of the water
quality of watercourses, water bodies, and = ; e
wetlands in a manner pursuant to and consis- Clean spills using dry methods, like Do not use water to clean up spills
tent with the Federal Clean Water Act (33 U.S.C. absorbents SN s ! ‘,;-—

Sections 1251 et seq.) and any subsequent ; '
amendments thereto, by reducing pollutants
.in storm water discharges to the maximum
extent practicable and by prohibiting non-

storm water discharges into the storm drain
system. Clean kitchen equipment indoors or at wash Do not clean kitchen equipment outdoors

facility with an oil [ il where wastewater

separator or a grease - < S could impact the ﬁ

- ~ &

interceptor / P ; storm drain ‘y\“ %

\V \ VAS

Clean mobile food truck at an approved wash Do not clean mobile food truck at place of

facility residence



NOTICE OF EXEMPTION

To: Office of Planning and Research From: (Public Agency)
P.O. Box 3044 City of Merced
Sacramento, CA 95812-3044 678 West 18th St.

Merced, CA 95340

X County Clerk
County of Merced
2222 M Street
Merced, CA 95340

Project Title: Site Plan Review #428 (Environmental Review #18-65)
Project Applicant: Lupita Cazarez

Project Location (Specific): 1050 W. Olive Avenue APN: 007-320-001

Project Location - City:  Merced Project Location - County: Merced
Description of Nature, Purpose, and Beneficiaries of Project:

Name of Public Agency Approving Project: City of Merced

Name of Person or Agency Carrying Out Project: Lupita Cazarez

Exempt Status: (check one)
___ Ministerial (Sec. 21080(b)(1); 15268);
___Declared Emergency (Sec. 21080(b)(3); 15269(a));
__ Emergency Project (Sec. 21080(b)(4); 15269(b)(c));
_X Categorical Exemption. State Type and Section Number:15311, Class 11, Accessory
Structures
__ Statutory Exemptions. State Code Number:
____ General Rule (Sec. 15061 (b)(3))

Reasons why Project is Exempt:  As defined under the above referenced Section, the proposed
project consists of a minor accessory commercial use in a
commercial area, such as a food truck, which is considered
to be exempt under the CEQA Guidelines per Section 15311

Section 11.

Lead Agency: City of Merced

Contact Person: Francisco Mendoza-Gonzalez Area Code/Telephone:(209) 385-6858

Signature: % Date: 11-19-2018 Title: Planner
[z

_X Signed by Lead Agency Date Received for Filing at OPR:

(If applicable)

Authority Cited: Sections 21083 and 21110. Public Resources Code
Reference: Sections 21108, 21152, and 21152.1. Public Resources Code

EXHIBIT D
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