
CITY OF MERCED

ADMINISTRATIVE REPORT

Merced Civic Center
678 W. 18th Street
Merced, CA  95340

File #: 23-289 Meeting Date: 4/5/2023

Planning Commission Staff Report

Report Prepared by: Francisco Mendoza-Gonzalez, Associate Planner, Development Services Department

SUBJECT: General Plan Amendment #22-05, Fahrens Creek Specific Plan Amendment #5, Zone
Change #432, Establishment of Residential Planned Development (RP-D) #78, and Vesting
Tentative Subdivision Map #1326 initiated by ISEA International, property owner, for an
approximately 10.76 acre parcel generally located on the south side of Cardella Road, between
El Redonndo Drive and Horizons Avenue (1250 Cardella Road). The General Plan Amendment
would change the General Plan land use designation from Office Commercial
(CO)/Neighborhood Commercial (CN) to Low Density Residential (LD). The Fahrens Creek
Specific Plan Amendment would change the land use designation for the Specific Plan from
Office Commercial/Neighborhood Commercial to Low Density Residential. The Zone Change
would change the Zoning designation from Planned Development (P-D) #50 to Residential
Planned Development (RP-D) #78. The Vesting Tentative Subdivision Map would subdivide the
parcel into 53 single-family lots, ranging in size from 5,000 square feet to 6,718 square feet,
*PUBLIC HEARING*

ACTION PLANNING COMMISSION:
Recommendation to City Council

1) Environmental Review #22-50 (Negative Declaration)
2) General Plan Amendment #22-05
3) Fahrens Creek Specific Plan Amendment #5
4) Zone Change #432
5) Residential Planed Development (RP-D) #78

Approve/Disapprove/Modify:

1) Environmental Review #22-50 (Negative Declaration)
2) Tentative Subdivision Map #1326
(subject to City Council approval of General Plan Amendment #22-05, Fahrens
Creek Specific Plan Amendment #5, Zone Change #432, and Establishment of
Residential Planned Development (RP-D) #78)

                        CITY COUNCIL:

Approve/Disapprove/Modify:

1) Environmental Review #22-50 (Negative Declaration)
2) General Plan Amendment #22-05
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3) Fahrens Creek Specific Plan Amendment #5
4) Zone Change #432
5) Establishment of Residential Planned Development (RP-D) #78

SUMMARY
The subject site is an undeveloped 10.76-acre lot located in Northwest Merced at 1250 Cardella
Road. The subject site is generally located on the south side of Cardella Road, between El Redondo
Drive and Horizons Avenue (Location Map at Attachment C). The General Plan Amendment would
change the General Plan land use designation from Office Commercial (CO)/Neighborhood
Commercial (CN) to Low Density Residential (LD). The Fahrens Creek Specific Plan Amendment
would change the Specific Plan land use designation from Office Commercial/Neighborhood
Commercial to Low Density Residential. The Zone Change would change the Zoning designation
from Planned Development (P-D) #50 to Residential Planned Development (RP-D) #78. The
Tentative Subdivision Map would subdivide the parcel into 53 single-family lots, ranging in size from
5,000 square feet to 6,718 square feet. The proposed density of the subdivision would be
approximately 4.93 dwelling units per acre. This density would comply with the proposed General
Plan designation of Low Density (LD) Residential, which allows between 2 to 6 dwelling units per
acre.

RECOMMENDATION
Planning staff is neutral with this proposal and is not recommending approval or denial. The Planning
Commission may recommend approval or denial of Environmental Review #22-50 [Negative
Declaration], General Plan Amendment #22-05, Fahrens Creek Specific Plan Amendment #5, Zone
Change #432, and Establishment of Residential Planned Development #78; and approve or deny
Tentative Subdivision Map #1326 (subject to City Council adopting the General Plan Amendment,
Fahrens Creek Specific Plan Amendment, Zone Change, and Establishment of Residential Planned
Development #78) including the adoption of the Draft Resolutions at Attachments A and B of Staff
Report #23-289, subject to the conditions in Exhibit A and the findings/considerations in Exhibit B of
each attachment.

DISCUSSION

Project Description

The proposed project is located in Northwest Merced on the south side of Cardella Road, between El
Redondo Drive and Horizons Avenue (1250 Cardella Road) (Location Map at Attachment C). The
project consists of a General Plan Amendment, Specific Plan Amendment, Zone Change, and the
Establishment of Residential Planned Development (RP-D) #78. The General Plan Amendment
would change the General Plan land use designation from Neighborhood Commercial
(CN)/Commercial Office (CO) to Low Density Residential. The Specific Plan Amendment would
change the land use designation of the Fahrens Creek Specific Plan from Neighborhood
Commercial/Commercial Office to Low Density Residential. The Zone Change would change the
Zoning designation from Planned Development (P-D) #50 to Residential Planned Development (RP-
D) #78. The Establishment of Residential Planned Development (RP-D) #78 would establish a Site
Utilization Plan for approximately 10.76 acres with a land use designation of Low Density (LD)
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Utilization Plan for approximately 10.76 acres with a land use designation of Low Density (LD)
Residential.  Refer to the Map at Attachment D for the proposed land use changes.

In addition to the applications above, the applicant is proposing to subdivide the approximately 10.76
acres into a residential subdivision with 53 single-family homes. The proposed subdivision does not
include the creation of any courts or cul-de-sacs, but it will require creating three new streets,
expanding two streets with frontage improvements (Gaucho Drive, and Cardella Road) and extending
two roads (El Redondo Drive and Horizons Avenue) up to Cardella Road as shown on the map at
Attachment D. Given that the proposed subdivision is under 60 units, the development would not be
subject to the City’s recently adopted Regional Housing Needs Allocation Unit Production Plan.

The applicant has not proposed any elevations or sample site plans. The applicant is proposing that
the development be subject to the development standards of the R-1-5 Zone found in the Zoning
Ordinance under Table 20.08-2 Development Standards for Single-Family Residential Zoning
Districts. The development standards include requirements for minimum lot sizes, lot dimensions,
maximum lot coverage, minimum building setbacks, maximum building height, etc. (Attachment F).
These standards would be adopted as the standards for Residential Planned Development (RP-D)
#78. Even though the applicant does not have proposed elevations, the exterior design would be
required to comply with the City’s standard design requirements for single-family homes as shown
under Merced Municipal Code Section 20.46.020 - Design Standards for Single-Family Dwellings
and Mobile Homes (Attachment G). These standards cover different design elements such as roof
pitch, roofing material, exterior materials, window treatment, etc. These standards would also be
adopted as standards for RP-D #78.

Surrounding uses as noted in Attachment C.

Surrounding Land Existing Use of Land City Zoning
Designation

City General Plan
Land Use
Designation

North Agriculture (across
Cardella Road)

County Jurisdiction Office Commercial
(CO)

South Undeveloped Land
(pending residential
subdivision)

Planned
Development (P-D)
#50

Village Residential
(VR)

East Undeveloped Land Planned
Development (P-D)
#50

Village Residential
(VR)

West Undeveloped Land Planned
Development (P-D)
#57

Village Residential
(VR)

Background on the Urban Village Concept

The subject site is currently part of a planned urban village residential neighborhood. The Urban
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The subject site is currently part of a planned urban village residential neighborhood. The Urban
Village Concept goes back to 1990 with the Merced 2030 - How Should We Grow?, a process which
analyzed the various growth and expansion options available to the City. As a result of this study, it
was determined that Merced’s growth pattern for new growth areas should be based on mixed-use,
pedestrian friendly, and transit-friendly design principles, known as the Urban Village Concept. As a
follow-up to this planning process, the City commissioned an urban design study for an 8,000-acre
portion of Northern Merced which resulted in the publication of the North Merced Conceptual Land
Use Plan and Merced Villages Design Guidelines in late 1991. This established the basic “urban
design” policy direction used in preparation of the Merced Vision 2015 General Plan published in
1997, and the Merced Vision 2030 General Plan (Chapter 6 Urban Design Concepts is provided at
Attachment J).

Approval of this proposal would prevent the creation of the Urban Village Residential Neighborhood
that was originally intended for this neighborhood when it was annexed into the City in 2003. The
urban village neighborhood concept is intended to create a high-density neighborhood (through multi-
family, town houses, small single-family lots, etc.) that surround a regional commercial center
(minimum of 10 acres) as is currently reserved for this site. The high-density residential surrounding
the commercial is called an Inner Village. These Inner Villages allow a density between 10-36
dwelling units per acre. Surrounding the Inner Village is the Outer Village which has a reduced
density between 4-12 dwelling units per acre. The commercial land is the central part of the Urban
Village Residential concept which is intended to be sustained by the surrounding high density
residential units because it creates a neighborhood where residents can easily walk to work,
commercial amenities (retail/restaurants), and entertainment opportunities. This is similar to the
mixed-use developments found in Downtown Merced. This land use development concept is
intended to promote active/walkable neighborhoods with accessible amenities that would not be car-
dependent resulting in less pollution and more environmentally friendly development. The approval of
this land use change would eliminate the commercial uses that are needed for the Urban Village
Residential concept to function. With the loss of commercial land there would also be a loss in job
creation and amenities to the community, but an increase in housing.

The property owner has indicated that there has been minimal interest from commercial developers
to develop this land. They noted a challenge for commercial developers is the subject site being
located on the edge of the City limits in a part of town that is mostly undeveloped with low traffic
counts. Due to these challenges, the property owner is requesting a land use change to low density
residential for a single-family home subdivision to fulfill a high housing demand in Merced having
vacancy rates under 1% over the past few years.

Surrounding Projects

The subject site (approximately 10.7 acres) was annexed into the City in 2003, as part of the Fahrens
Creek North Annexation which incorporated approximately 152.19 acres into the City limits. This
annexation followed the annexation of the Fahrens Creek II annexation, approved earlier in 2003.
Both annexations were approved with a land use policy that would support the Urban Village concept
with 10-acres of commercial surrounded by an inner village residential (minimum 10 dwelling units
per acres) and subsequently surrounded by outer village residential with densities between 2 and 6
dwelling acres.
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Surrounding the project site are some recently approved entitlements, many of which have not been
constructed yet. To the east is the Sage Creek Apartment Complex (248 units on 13.5 acres), to the
south is Sage Creek subdivision (103 single-family homes on 16 acres), and to the west is the Royal
Woods Estates (113 single-family lots on 16 acres with 3.60 acres reserved for future multifamily).
Building permits have not been submitted for any of the surrounding projects. A final map has been
approved for the Sage Creek subdivision and grading work/construction is in progress. Approving this
subdivision would connect the surrounding sites up to an arterial road in Cardella Road via extension
of two collector roads (El Redondo Drive and Horizons Avenue), further developing the street network
in the area - along with extending utilities such as sewer and water main lines to other parts of north
Merced.

Findings/Considerations

Please refer to Exhibits B of the Draft Planning Commission Resolutions at Attachment A and
Attachment B of Staff Report #23-289.

ATTACHMENTS
A. Draft Planning Commission Resolution -  General Plan Amendment/Fahrens Creek Specific

Plan Amendment/Zone Change/Establishment of Residential Planned Development (RP-D) #78
B. Draft Planning Commission Resolution -  Tentative Subdivision Map
C. Location Map
D. Land Use Map
E. VTSM #1326 Layout
F. Table 20.08 - 1 Permitted Land Uses in the Residential Zoning Districts
G. Land Use Table 20.08-2- Development Standards for Single-Family Residential Zoning

Districts
H. Section MMC 20.46.020 - Design Standards for Single-Family Dwelling and Mobile Home
I. MMC 18.16.080 - Information Required (for Tentative Subdivision Maps)
J. Urban Design (Portion of Chapter 6 from General Plan)
K. Initial Study (Negative Declaration)
L. Presentation
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CITY OF MERCED 
Planning Commission 

Resolution #4109 

WHEREAS, the Merced City Planning Commission at its regular meeting of April 
5, 2023, held a public hearing and considered General Plan Amendment #22-05, 
Fahrens Creek Specific Plan Amendment #5, Zone Change #432, and the 
Establishment of Residential Planned Development (RP-D) #78, initiated by 
ISEA International, property owner, for an approximately 10.76 acre parcel 
generally located on the south side of Cardella Road, between El Redondo Drive and 
Horizons Avenue (1250 Cardella Road). The General Plan Amendment would 
change the General Plan land use designation from Office Commercial 
(CO)/Neighborhood Commercial (CN) to Low Density Residential (LD). The 
Fahrens Creek Specific Plan Amendment would change the land use designation for 
the Specific Plan from Office Commercial/Neighborhood Commercial to Low 
Density Residential. The Zone Change would change the Zoning designation from 
Planned Development (P-D) #50 to Residential Planned Development (RP-D) #78. 
These changes would allow the subdivision of the parcel into 53 single-family lots, 
ranging in size from 5,000 square feet to 6,718 square feet. The subject site is more 
particularly described as Parcel 1 as shown on the map entitled “Parcel Map for 
YCH” recorded in Volume 102, Page 16, in Merced County Records; also known as 
a portion of Assessor’s Parcel Number (APN) 206-030-017; and, 

WHEREAS, the Merced City Planning Commission concurs with 
Findings/Considerations A through F of Staff Report #23-289 (Exhibit B of Planning 
Commission Resolution #4109); and,  

NOW THEREFORE, after reviewing the City’s Initial Study and Draft 
Environmental Determination, and fully discussing all the issues, the Merced City 
Planning Commission does resolve to hereby recommend to City Council adoption 
of a Negative Declaration regarding Environmental Review #22-50, and recommend 
approval of General Plan Amendment #22-05, Fahrens Creek Specific Plan 
Amendment #5, Zone Change #432, and Establishment of Residential Planned (RP-
D) #78, subject to the Conditions set forth in Exhibit A attached hereto and 
incorporated herein by this reference. 

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

AYES: Commissioner(s)  
NOES: Commissioner(s) 
ABSENT: Commissioner(s) 
ABSTAIN: Commissioner(s) 

ATTACHMENT A 6



PLANNING COMMISSION RESOLUTION #4109 
Page 2 
April 5, 2023 
 
 
Adopted this 5th day of April 2023 

 
 
        
      ______________________________ 
      Chairperson, Planning Commission of 
      the City of Merced, California 
 
ATTEST: 
 
 
_______________________________ 
                    Secretary 
 
Exhibits: 
Exhibit A – Conditions of Approval 
Exhibit B – Findings/Considerations 
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Conditions of Approval 
Planning Commission Resolution # 4109 

General Plan Amendment #22-05, Fahrens Creek Specific Plan Amendment 
#5, Zone Change #431, Establishment of Residential Planned Development 

(RP-D) #78 
 
 

1. The proposed General Plan Amendment, Fahrens Creek Specific Plan 
Amendment and Zone Change shall be as shown on the Proposed Land Use 
Map at Attachment D of Planning Commission Staff Report #23-289. 
 

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

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

4. The Project shall comply with all applicable conditions set forth in the 
resolutions for Annexation No. 190 (Fahrens Creek North Annexation) 
previously approved for this site as well as all applicable conditions of the 
Fahrens Creek Specific Plan. 

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

6. Community Facilities District (CFD) annexation is required for annual 
operating costs for police and fire services as well as storm drainage, public 
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landscaping, street trees, street lights, parks and open space. CFD procedures 
shall be initiated before final map approval.  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. 

7. The developer/applicant shall indemnify, protect, defend (with counsel 
selected by the City), and hold harmless the City, and any agency or 
instrumentality thereof, and any officers, officials, employees, or agents 
thereof, from any and all claims, actions, suits, proceedings, or judgments 
against the City, or any agency or instrumentality thereof, and any officers, 
officials, employees, or agents thereof to attack, set aside, void, or annul, an 
approval of the City, or any agency or instrumentality thereof, advisory 
agency, appeal board, or legislative body, including actions approved by the 
voters of the City, concerning the project and the approvals granted herein.  
Furthermore, developer/applicant shall indemnify, protect, defend, and hold 
harmless the City, or any agency or instrumentality thereof, against any and 
all claims, actions, suits, proceedings, or judgments against any governmental 
entity in which developer/applicant’s project is subject to that other 
governmental entity’s approval and a condition of such approval is that the 
City indemnify and defend (with counsel selected by the City) such 
governmental entity.  City shall promptly notify the developer/applicant of 
any claim, action, suits, or proceeding.  Developer/applicant shall be 
responsible to immediately prefund the litigation cost of the City including, 
but not limited to, City’s attorney’s fees and costs.  If any claim, action, suits, 
or proceeding is filed challenging this approval, the developer/applicant shall 
be required to execute a separate and formal defense, indemnification, and 
deposit agreement that meets the approval of the City Attorney and to provide 
all required deposits to fully fund the City’s defense immediately but in no 
event later than five (5) days from that date of a demand to do so from City.   
In addition, the developer/applicant shall be required to satisfy any monetary 
obligations imposed on City by any order or judgment. 

8. The developer/applicant shall construct and operate the project in strict 
compliance with the approvals granted herein, City standards, laws, and 
ordinances, and in compliance with all State and Federal laws, regulations, 
and standards. In the event of a conflict between City laws and standards and 
a State or Federal law, regulation, or standard, the stricter or higher standard 
shall control. 
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9. Residential Planned Development #78 shall have the same development 
standards set forth for the R-1-5 Zoning District. Residential Planned 
Development #78 shall also comply with the design requirements set forth in 
Merced Municipal Code Section 20.46.020. 
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Findings and Considerations 
Planning Commission Resolution #4109 

     General Plan Amendment #22-05, Fahrens Creek Specific Plan 
Amendment #5, Zone Change #432, Establishment of Residential Planned 

Development (RP-D) #78 
 
FINDINGS/CONSIDERATIONS: 
General Plan Compliance and Policies Related to This Application 
A) If the General Plan Amendment is approved, the proposed project would 

comply with the General Plan land use designation of Low Density 
Residential (LD) which allows 2 to 6 dwelling units per acre.  The proposed 
53 lot subdivision would provide a density of 4.93 units/acre.  The project 
would also comply with the Zoning designation of Residential Planned 
Development (RP-D) #78 if the Zone Change and Establishment of RP-D #78 
are approved. 
The proposed project, with conditions of approval, will help achieve the 
following General Plan land use policies: 
  

 Policy L-1.5: Protect existing neighborhoods from incompatible 
developments. 

 Policy L-1.6: Continue to pursue quality single-family residential 
development. 

 Policy L-1.8: Create livable and identifiable residential neighborhoods. 
          Policy L-9:         Ensure connectivity between existing and planned urban  

areas.  
Urban Village Concept 
The Urban Village Concept goes back to 1990 with the Merced 2030 – How 
Should We Grow? process.  This process was a study that analyzed the various 
growth and expansion options available to the City. As a result of this study, 
it was determined that Merced’s growth pattern for new development areas 
should be based on mixed-use, pedestrian friendly, and transit-friendly design 
principles, known as the Urban Village Concept. As a follow-up to this 
planning process, the City commissioned an urban design study for an 8,000-
acre portion of Northern Merced which resulted in the publication of the North 
Merced Conceptual Land Use Plan and Merced Villages Design Guidelines 
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in late 1991. This established the basic “Urban Design” policy direction used 
in preparation of the Merced Vision 2015 General Plan and Merced Vision 
2030 General Plan. 
Approval of this proposal would prevent the creation of the Urban Village 
Residential Neighborhood that was originally intended for this area when it 
was annexed into the City in 2003. Urban Villages are intended to create a 
high-density neighborhood (through multi-family, town houses, small single-
family lots, etc.) that surround a regional commercial center (minimum of 10 
acres). The subject site was reserved to be the neighborhood commercial 
center for this area. The residential zone surrounding the commercial is called 
an Inner Village that allows a density between 10-36 dwelling units per acre. 
Surrounding the Inner Village is the Outer Village which has a reduced 
density between 4-12 dwelling units per acre.  
The commercial land is the central part of the Urban Village Residential 
concept which is intended to be sustained by the surrounding high density uses 
where residents can easily walk to either work, commercial amenities 
(retail/restaurants), and entertainment opportunities (similar to Downtown 
Merced). This land use concept is intended to promote active walkable 
neighborhoods with accessible amenities that would not be car-dependent, 
resulting in less pollution and more environmentally friendly development. 
The approval of this land use change would eliminate the commercial that is 
needed for the Urban Village Residential concept to function. With the loss 
of commercial land there would also be a loss in job creation and amenities to 
the community, but a gain in housing inventory. 
The General Plan addresses the Urban Village Residential Concept in various 
sections of the General Plan. Shown below are some goals and policies that 
would be impacted by approving this proposal.  

• Policy L-2.6 – Provide Neighborhood Commercial Centers in 
Proportion to Residential Development in the City 

• Policy L-2.7 – Locate and Design New Commercial Developments to 
Provide Good Access from Adjacent Neighborhoods and Reduce 
Congestion on Major Streets 

In addition, the below sections from Chapter 3 – Land Use, discuss 
encouraging Urban Villages in new growth areas. 

o   Sections 3.6.1 – Mixed Uses, and 3.6.2 Merced Urban Villages – 
for promoting “pedestrian and transit-friendly areas (in) the 
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Urban Village, also known as Transit Ready Development. 
Urban Villages are compact, mixed-use districts that will 
accommodate projected growth, help maintain Merced’s present 
quality of life, and help ensure its continued economic vitality.” 

o    Promoting Section 6.4 Merced’s Urban Villages (Transit Ready 
Development)  

Mandatory Findings 
B) Chapter 20.80 (Zoning Ordinance Amendments) and 20.82 (General Plan 

Amendments) outlines procedures for considering Zone Changes and General 
Plan Amendments, but does not require any specific findings to be made for 
approval.  In addition, to amend specific plans, such as the Fahrens Creek 
Specific Plan, there are no specific findings that need to be made. However, 
Planning practice would be to provide objective reasons for approval or 
denial, but these can take whatever form deemed appropriate by the Planning 
Commission and City Council. Based on State law and case law, the following 
findings are recommended: 

1. The proposed amendment is deemed to be in the public interest. 
The proposed amendment is deemed to be in the public interest 
because it will provide needed housing.  

2.  The proposed amendment is consistent and compatible with the rest 
of  the  General Plan and any implementation programs that may be 
affected. 
The proposed amendment is not consistent or compatible with the 
rest of the General Plan, but it does provided needed housing for 
the community.   

3.  The potential impacts of the proposed amendment have been 
assessed and have been determined not to be detrimental to the 
public health, safety, or welfare. 
The proposed project does not include any uses that would be 
detrimental to the public health, safety, and welfare of the City. 
Implementation of the conditions of approval and adherence to all 
applicable Building Codes, Fire Codes, and City Standards would 
prevent the project from having any detrimental effect on the health, 
safety, and welfare of the City. 
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4.   The proposed amendment has been processed in accordance with 
the applicable provisions of the California Government Code and 
the California Environmental Quality Act (CEQA). 
Planning staff has conducted an environmental review (#22-50) of 
the project in accordance with the requirements of the California 
Environmental Quality Act (CEQA), and a Negative Declaration 
(see Attachment K of Planning Commission Staff Report #23-289) 
has been recommended.   

Neighborhood Impact (Loss of Urban Village Neighborhood) 
C) As mentioned under Finding A, this area was originally reserved for an Urban 

Village Residential Neighborhood. Approval of this proposal would prevent 
the creation of the Urban Village Residential Neighborhood that was 
originally intended for this area when it was annexed into the City in 2003.  
Approval of the proposed General Plan Amendment, Specific Plan 
Amendment, Zone Change, and Establishment of Residential Planned 
Development (RP-D) #78 would change the character envisioned for this 
neighborhood by the General Plan and Fahrens Creek Specific Plan.  
Commercial uses would have to be located farther away from the 
neighborhood.  However, the change would provide more needed housing and 
expand the existing residential uses in the area.   
 The property owner has indicated that there has been minimal interest from 
commercial developers to develop this land given the location of the subject 
site being on the edge of the City limits in a part of town that is mostly 
undeveloped with low traffic counts. Due to these challenges in attracting 
commercial development, the property owner is requesting a land use change 
to low density residential for a single-family home subdivision to fulfill a high 
housing demand in Merced with insufficient inventory and vacancy rates 
under 1%.  
Public hearing notices were sent to all property owners within 300 feet of the 
project site.  At the time that this report was prepared, the City had not 
received any comments regarding this project.   

Affordability Requirements 
D) In April 2022, the City Council approved Resolution 2022-15 regarding the 

requirement for 12.5% affordable housing for new single-family residential 
subdivisions and multifamily residential projects. This requirement is 
triggered by two qualifiers that need to be met; entitlement type and number 
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of units created. For single-family residential developments, the affordability 
requirement is triggered by a legislative action agreement (through 
annexations, general plan amendments, site utilization plan revisions, or zone 
changes) for projects with over 60 homes. Subdivisions with less than 60 
homes are not required to provide affordable units. The proposed 53-unit 
subdivision is exempt from having to provide affordable units, as even though 
the proposal does require a legislative action agreement it contains less than 
the 60 units needed to trigger the affordability requirement.  

 
Finding for Residential Planned Developments  
 
E) Per Merced Municipal Code Section 20.20.20 (J) Planned Development (P-

D) Zoning Districts, approval of an application for Planned Development 
Establishment or Revision with accompanying Preliminary Site Utilization 
Plan only if the following findings can be made: 
1. The proposed development is consistent with the goals, policies, and 

actions of the General Plan and any applicable specific plan and 
community plan.  
The proposed development requires a General Plan Amendment so it is not 
consistent with the General Plan. However, as shown under Finding A, the 
proposal provides much needed housing for the community and meets 
some of the goals and policies regarding promoting residential 
developments.  

2.  The site for the proposed development is adequate in size and shape to 
accommodate proposed land uses.  
The project site is approximately 10.76 acres, which exceeds the 1-acre 
minimum requirements for a Residential Planned Development as shown 
under Merced Municipal Code Section 20.20.020 (D.2) Planned 
Development (P-D) Zoning Districts.  

3.  The site for the proposed development has adequate access considering 
the limitations of existing and planned streets and highways.  
The subject site would improve the street network in the areas by extending 
both El Redondo Drive and Horizons Avenue north connecting with 
Cardella Road. This would allow the surrounding neighborhoods to the 
south to have a more direct access to northern roads in Merced.  
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4.  Adequate public services exist or will be provided to serve the proposed 
development.  
City utilities such as water and sewer main lines are directly available to 
the south at El Redondo Drive and Horizons Avenue.  

5.  The proposed development will not have a substantial adverse effect on 
surrounding property, will be compatible with the existing and planned 
land use character of the surrounding area, and will enhance the 
desirability of the area and have a beneficial effect.  
The surrounding parcels to the south, east, and west have been entitled for 
residential developments. The property to the south is a residential 
subdivision for single-family homes (Sage Creek) that is currently under 
construction. To the north, across Cardella Road, is County Jurisdiction 
with a General Plan Designation of Office Commercial. Given the other 
surrounding residential entitlements, the proposed low-density residential 
subdivision would be compatible with the surrounding area.  

6. The proposed development carries out the intent of the Planned 
Development zoning district by providing a more efficient use of the land 
and an excellence of site design greater than that which could be achieved 
through the application of established zoning standards.  
The proposed development provides efficient use of land by proposing a 
“U-Shaped” street network that does not include the use of cul-de-sacs, 
that normally result in terminated streets. 

7.  Each individual unit of the proposed development, in each phase as well 
as the total development, can exist as an independent unit capable of 
creating a good environment in the locality and being in any stage as 
desirable and stable as the total development.  
The proposed subdivision (Lotus) does not include multiple phases, and is 
intended to be constructed in one phase.  All off-site public improvements 
would be required to be bonded for at the final map stage, and installed 
prior to home constructions.  

8.  Any deviation from the standard ordinance requirements is warranted by 
the design and additional amenities incorporated in the development plan, 
which offer certain unusual redeeming features to compensate for any 
deviations that may be permitted.  
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The proposed subdivision does not include any deviations from the City’s 
standard ordinance requirements as the proposal would be required to 
comply with the City’s R-1-5 Standards.  

9.  The principles incorporated in the proposed development plan indicate 
certain unique or unusual features, which could not otherwise be achieved 
under the other zoning district. 
The proposed development does not include any unique or unusual 
features, but it does provide much needed housing for the community and 
extends utilities north to an area with a lot of missing infrastructure (roads, 
sewer, water, etc.).  
 

Environmental Clearance 
F) Infill projects over 5 acres or projects that don’t comply with Zoning/General 

Plan designations require an Initial Study, per the California Environmental 
Quality Act (CEQA). In this case, the project site is not consistent with Zoning 
or the General Plan and is over 5 acres (at 10.7 acres) – thus an Initial Study 
was required. An Initial Study includes a wide range of analysis required by 
the State covering an array of subjects including, but not limited to, impacts 
on vehicle miles traveled, air quality, biological resource, public services, 
cultural resources, and City utilities. Planning staff has conducted an 
environmental review of the project in accordance with the requirements of 
CEQA, and concluded that Environmental Review #22-50 results in a 
Negative Declaration as the proposal would not have a significant effect on 
the environment and does not require the preparation of an Environmental 
Impact Report. A copy of the Initial Study with a Negative Declaration can be 
found at Attachment K of Planning Commission Staff Report #23-289. 
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CITY OF MERCED 
Planning Commission 

 

Resolution #4110 
 
WHEREAS, the Merced City Planning Commission at its regular meeting of April 
5, 2023, held a public hearing and considered Vesting Tentative Subdivision Map 
#1326, initiated by ISEA International, property owner. The proposed subdivisions 
would subdivide one parcel (approximately 10.76 acres) into 53 single-family lots, 
ranging in size between 5,000 square feet to 6,750 square feet. The approximate 
10.76-acre subject site is generally located south of Cardella Road, between El 
Redondo Drive and Horizon Avenue. The subject site is more particularly described 
as Parcel 1 as shown on the map entitled “Parcel Map for YCH” recorded in Volume 
102, Page 16, in Merced County Records; also known as a portion of Assessor’s 
Parcel Number (APN) 206-030-017; and, 
 
WHEREAS, the Merced City Planning Commission concurs with 
Findings/Considerations A through M of Staff Report #23-289 (Exhibit B of 
Planning Commission Resolution #4110); and,  
 
WHEREAS, the Merced City Planning Commission concurs with the Findings for 
Tentative Subdivision Map Requirements in Merced Municipal Code Section 
18.16.80, 18.16.90, and 18.16.100 as outlined in Exhibit B; and, 
 
NOW THEREFORE, after reviewing the City’s Initial Study and Draft 
Environmental Determination, and fully discussing all the issues, the Merced City 
Planning Commission does resolve to hereby adopt a Negative Declaration 
regarding Environmental Review #22-50, and approve Vesting Tentative 
Subdivision Map #1326, subject to the Conditions set forth in Exhibit A attached 
hereto and incorporated herein by this reference. 
 
Upon motion by Commissioner____________________, seconded by 
Commissioner ____________________, and carried by the following vote: 
 
AYES: Commissioner(s)   
 
NOES: Commissioner(s) 
 
 
ABSENT: Commissioner(s) 
ABSTAIN: Commissioner(s) 
   

ATTACHMENT B 18
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April 5, 2023 
 
Adopted this 5th day of April 2023 
 
 
        
      ______________________________ 
      Chairperson, Planning Commission of 
      the City of Merced, California 
 
ATTEST: 
 
 
_______________________________ 
                    Secretary 
 
Exhibits: 
Exhibit A – Conditions of Approval 
Exhibit B – Findings/Considerations 
 
 
 

19



EXHIBIT A 
OF PLANNING COMMISSION RESOLUTION #4110 

Page 1 
 

Conditions of Approval 
Planning Commission Resolution # 4110 

Vesting Tentative Subdivision Map #1326 
 
 

1. The proposed project shall be constructed/designed as shown on Exhibit 1 
(Proposed Vesting Tentative Map at Attachment E), and as modified by the 
conditions of approval within this resolution.  

2. All conditions contained in Resolution #1175-Amended ("Standard Tentative 
Subdivision Map Conditions") shall apply.  

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

4. The Project shall comply with all applicable conditions set forth in the 
resolutions for Annexation No. 190 (Fahrens Creek North Annexation) 
previously approved for this site as well as all applicable conditions of the 
Fahrens Creek Specific Plan. 

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

6. Community Facilities District (CFD) annexation is required for annual 
operating costs for police and fire services as well as storm drainage, public 
landscaping, street trees, street lights, parks and open space. CFD procedures 
shall be initiated before final map approval.  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. 

7. The developer/applicant shall indemnify, protect, defend (with counsel 
selected by the City), and hold harmless the City, and any agency or 
instrumentality thereof, and any officers, officials, employees, or agents 
thereof, from any and all claims, actions, suits, proceedings, or judgments 
against the City, or any agency or instrumentality thereof, and any officers, 
officials, employees, or agents thereof to attack, set aside, void, or annul, an 
approval of the City, or any agency or instrumentality thereof, advisory 
agency, appeal board, or legislative body, including actions approved by the 
voters of the City, concerning the project and the approvals granted herein.  
Furthermore, developer/applicant shall indemnify, protect, defend, and hold 
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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, suits, or proceeding.  Developer/applicant shall be 
responsible to immediately prefund the litigation cost of the City including, 
but not limited to, City’s attorney’s fees and costs.  If any claim, action, suits, 
or proceeding is filed challenging this approval, the developer/applicant shall 
be required to execute a separate and formal defense, indemnification, and 
deposit agreement that meets the approval of the City Attorney and to provide 
all required deposits to fully fund the City’s defense immediately but in no 
event later than five (5) days from that date of a demand to do so from City.   
In addition, the developer/applicant shall be required to satisfy any monetary 
obligations imposed on City by any order or judgment. 

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

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

10. All public improvements shall be provided as required by the City Engineer 
along new Streets A, B, and C, and the widening of Cardella Road and Gaucho 
Drive, and the extensions of El Redondo Drive and Horizons Avenue within 
the proposed subdivision. All improvements shall meet City Standards. 

11. All landscaping within the public right-of-way shall comply with state and 
local requirements for water conservation.  All irrigation provided to street 
trees or other landscaping shall be provided with a drip irrigation or micro-
spray system and shall comply with the City’s Water Efficient Landscape 
Ordinance (MMC Section 20.36.030). Landscape plans for all public 
landscaping shall be provided with the Improvement Plans. 
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12. Prior to final inspection of any home, all front yards and side yards exposed 
to public view shall be provided with landscaping to include, ground cover, 
trees, shrubs, and irrigation in accordance with Merced Municipal Code 
Section 20.36.050.  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.  All landscaping shall comply with the City’s Water Efficient 
Landscape Ordinance (MMC Section 20.36.030). 

13. A 7-foot-tall concrete block wall shall be installed along Horizons Avenue, El 
Redondo Drive, and Cardella Road. The wall shall be treated to allow easy 
removal of graffiti or the developer shall plant fast-growing vines to cover the 
wall to deter graffiti. Developer shall submit landscape/irrigation/wall plans 
for approval by City Engineer.  All walls shall be solid masonry.  Fast-
growing vines or other plants shall be planted on or near the wall to deter 
graffiti and/or a graffiti resistant coating applied to the wall.  Details to be 
worked out with staff.   

14. Landscaping shall be provided between the block wall and the sidewalk along 
Horizons Avenue, El Redondo Drive, and Cardella Road. This strip of land 
shall be dedicated to the City and maintained through the Community 
Facilities District during the Final Map stage, as required by the City 
Engineer. 

15. Developer shall provide construction plans and calculations for all 
landscaping and public maintenance improvements.  All such plans shall 
conform to City standards and meet approval of the City Engineer. 

16. Traffic control signs, street markings, and striping shall be as directed by the 
City Engineer. 

17. The applicant shall dedicate interior street rights-of-way and all necessary 
easements as needed for irrigation, utilities, drainage, landscaping, and open 
space during the Final Map stage as required by the City Engineer.  

18. Fire hydrants shall be installed along the street frontage to provide fire 
protection to the area. The hydrants shall meet all City of Merced standards 
and shall comply with all requirements of the City of Merced Fire Department.  
Final location of the fire hydrants shall be determined by the Fire Department. 

19. All undeveloped areas shall be maintained free of weeds and debris. 
20. Street names shall be approved by the City Engineer. 
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21. Compliance with the “corner visual triangle” provisions of MMC 20.30.030 
is required for corner lots, and may result in the applicant constructing smaller 
homes on these lots or increasing the front yard setbacks.   

22. Valley Gutters may be installed in this subdivision per City standards. 
23. Rolled curbing may be installed in this subdivision consistent with City 

Standard Design ST-1, if approved by the City Engineer. 
24. At the building permit stage, the site plans for each lot shall include a 

minimum 3-foot by 6-foot concrete pad located in the side yard or backyard 
for the storage of 3 refuse containers.  A paved access to the street from this 
pad shall be provided. 

25. 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. 

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

27. Sewer manholes shall be installed as determined necessary by the City 
Engineer. 

28. To utilize a basin, the developer shall provide all required calculations to the 
Engineering Department.  

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

30. The main water line for the subdivision shall include a loop system designed 
as required by the Public Works Department, unless otherwise approved by 
the City Engineer.  

31. Minor modifications to the tentative subdivision map may be reviewed and 
approved through a Site Plan Review Permit, or be referred back to the 
Planning Commission if deemed necessary by the Director of Development 
Services.  

32. This resolution for a Tentative Subdivision Map (TSM #1326) does not 
become effective until the General Plan Amendment, Specific Plan 
Amendment, Zone Change, and Establishment of Residential Planned 
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Development #78 for this site (GPA #22-05, Fahrens Creek Specific Plan 
Amendment #5, ZC #432, and RP-D #78) are approved by the City Council.  

33. The developer shall design the public right-of-way along Cardella Road so 
that it totals 158 feet of right-of-way (with 79 feet of right-of-way dedicated 
along property frontage), or as required by the City Engineer. 

34. The developer shall install a 16 inch ductile iron pipe for water services along 
Cardella Road, or as required by the City Engineer.  

35. The developer shall design public right-of-way along El Redondo Drive and 
Horizons Avenue so that it totals 94 feet of right-of-way, or as required by the 
City Engineer. 

36. The street corner ramps along the northern side of Gaucho Drive, between El 
Redondo Drive and Horizons Avenue, shall be designed to match the street 
corner ramps along the southern side of El Redondo Drive recently designed 
by the developer of the subdivision to the south. Details to be worked out with 
the Engineering Department.  

37. The developer shall reach-out to the Merced Irrigation District to determine if 
a storm drainage agreement is required for storm drainage discharge to MID 
facilities. 

38. If there is a private irrigation line from the MID through the site, the applicant 
shall re-route or replace the line so that it may continue to serve nearby 
properties. The applicant shall work with MID to determine the need, size, 
and location of these lines. 

39. The proposal is subject to the development standards for the City’s Low 
Density Residential (R-1-5) Zone, and the Design Standards set forth under 
Merced Municipal Code Section 20.46.020. 
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Findings and Considerations 
Planning Commission Resolution #4110 

Vesting Tentative Subdivision Map #1326 
 
 
FINDINGS/CONSIDERATIONS: 
General Plan Compliance and Policies Related to This Application 
A) If the General Plan Amendment is approved, the proposed project would 

comply with the General Plan land use designation of Low Density 
Residential (LD) which allows 2 to 6 dwelling units per acre.  The proposed 
53 lot subdivision would provide a density of 4.93 units/acre.  The project 
would also comply with the Zoning designation of Residential Planned 
Development (RP-D) #78 if the Zone Change and Establishment of RP-D #78 
are approved. 
The proposed Tentative Subdivision Map, with conditions of approval, will 
help achieve the following General Plan land use policies: 

  
 Policy L-1.5: Protect existing neighborhoods from incompatible 

developments. 
 Policy L-1.6: Continue to pursue quality single-family residential 

development. 
 Policy L-1.8: Create livable and identifiable residential neighborhoods. 
          Policy L-9:         Ensure connectivity between existing and planned urban  

areas.  
Traffic/Circulation 
B) It is anticipated that the proposal would generate approximately 507.21 

Average Daily Trips (ADT) based on an average daily rate of 9.57 trips per 
dwelling unit. The subject site would be accessed via two collector streets, El 
Redondo Drive and Horizons Avenue (Attachments C and D of Planning 
Commission Staff Report #23-289). This would connect the subject site and 
surrounding properties to roads further north such as Cardella Road. This 
street connectivity would no longer require neighboring residents to drive 0.75 
miles south to Yosemite Avenue to then drive back up north 1 mile to access 
Cardella Road or other northern roads. The traffic generated by this 
subdivision should not exceed the current and projected capacity for the 
surrounding street system as the subject site was designed to accommodate 
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higher traffic counts for a 10-acre commercial/professional center with the 
existing General Plan designations of Neighborhood Commercial and Office 
Commercial. 

Public improvements would need to be installed and frontage streets. As 
shown on Attachment D of Planning Commission Staff Report #23-289, this 
proposal includes the creation of Streets A, B, and C, the widening of Gaucho 
Drive and Cardella Road, and the extensions of El Redondo Drive and 
Horizons Avenue.  

The right-of-way width of Cardella Road would be 158 feet. El Redondo and 
Horizons Avenue’s right-of-way widths would be 94 feet. The new street’s 
(Street “A” and Street “B”) right-of-way widths would be 49 feet. The right-
of-way includes streets, curb, gutter, sidewalk, and in some cases concrete 
masonry unit (CMU) block walls and park strips. All streets would need to be 
designed to City Engineering Design Standards (Conditions #33 and #35 of 
Planning Commission Staff Report #23-289). The applicant is proposing that 
Gaucho Drive, Street “A”, Street “B”, and Street “C” have rolled curbs and 
gutters (Condition #23 of Planning Commission Staff Report #23-289). 

Site Design 
C) The proposed subdivision with 53 residential lots is considered relatively 

smaller than those currently on the City’s active Tentative Subdivision Map 
Activity List, which has 17 active maps with 9 maps over 100 units, three of 
those maps containing over 249 single family units. The proposed layout for 
the subdivision does not include any cul-de-sacs, it consists of three streets 
with two being approximately 200 feet long, and one being approximately 500 
long. These new streets are connected to create a wide u-shape street network 
that loops back to Gaucho Drive. The subdivision does not include the 
construction of any parks or basins. The subject site was designed to be served 
by the existing storm basin at the southeast corner of Horizons Avenue and 
Monaco Drive (or other site approved by Engineering). The nearest park is 
Rudolph Joseph Merino Park located approximately ½ mile south. As 
mentioned under the Traffic/Circulation Finding, the proposed road extension 
would serve as a significant road connection that would link the existing 
subdivision and future subdivisions to the south, east, and west out to Cardella 
Road providing more direct access to northern parts of Merced and eventually 
a more direct path to UC Merced when Cardella Road connects to G Street.  
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Elevations 
D) At this time, the applicant does not have any proposed elevations. This 

proposal will be within a Residential Planned Development, but the applicant 
does not have a particular design style or features proposed for this 
subdivision. During the building permit stage, staff would review the 
elevations to confirm that they meet the Zoning Ordinance’s minimum design 
standards for single-family homes as shown under Merced Municipal Code 
20.46 – Residential Design Standards (Attachment G of Planning 
Commission Staff Report #23-289). Staff would review plans to confirm 
compliance with Fire Department standards, and ensure that the architecture 
is of high quality that provides a variety of colors, textures, materials, and 
building forms.  

Public Improvements/City Services 
E) The developer would be required to install all streets, utilities, and other 

improvements within the subdivision.  City water and sewer lines would be 
extended from the south (along El Redondo Drive and Horizons Avenue) to 
serve this subdivision.  Each lot would be required to pay connection fees for 
sewer and water connections at the building permit stage.  Each parcel would 
be required to meet the City’s storm drainage and run-off requirements for the 
City’s MS-IV permit.  
In response to significant growth in Merced without a corresponding increase 
in the General Fund and other revenues, the City Council adopted public 
facilities impact fees in 1998, and also established a requirement for 
Community Facilities Districts (Condition #6 of Planning Commission Staff 
Report #23-289) to help fund roadway, police, fire, and park infrastructure to 
help fund operating costs for police and fire services. In addition, this district 
would cover cost related to streetlights, storm drain, and maintenance of 
landscaping.  

Public Facilities Impact Fee Program 
F) The developer is responsible for paying public facility impact fees for each 

home, and are typically paid at the time that the building permit is issued by 
the Building Department. These fees are used to pay for their fair share 
towards capital facilities and infrastructure generated by new development 
such as arterial streets, traffic signals, bridges, police/fire stations, bikeways, 
etc. The City Council adopted new impact fees in early 2022, and this included 
fee updates to commercial, industrial, and residential projects. The current 
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impact fee per single family homes in this area is $12,326.00. These fees are 
updated annually at the start of the calendar year, in accordance with the 
Engineering Construction Cost Index as published by Engineering News 
Record.  

Schools 
G) The Project site falls within the jurisdiction of the Merced City School District 

(elementary schools and middle schools) and the Merced Union High School 
District (MUHSD). Students from the subdivision would attend elementary 
schools, middle schools, and the high school surrounding the area. School fees 
per State law requirements are considered to be full mitigation for the impacts 
on schools from new development.  

Landscaping 
H) Each lot within the subdivision shall be provided with front yard landscaping 

in compliance with Zoning Ordinance Section 20.36 – Landscaping.  Section 
20.36.050 requires all exterior setback areas, excluding areas required for 
access to the property to be landscaped.  
The landscape area along the street side of concrete masonry unit wall shall 
be maintained through the Communities Facilities District (CFD). 

Parking 
I) The applicant does not have any site plans showing the proposed parking for 

each single-family residential lot. However, the development would be 
required to comply with the standard parking requirements for single-family 
homes. Per Merced Municipal Code Section 20.38 – Parking and Loading, the 
parking requirements for a single-family home is 1 parking stall, indifferent 
of the number of bedrooms or bathrooms in the home. The applicant has noted 
that they expect to exceed the parking requirement with 2-car garages for each 
home. During the building permit stage, Planning staff would review each site 
plan to ensure that each residential lot contains at least 1 parking stall. Each 
lot would also need to provide a 20-foot-long driveway for vehicle backing 
space.   
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Neighborhood Impact 
J) The subject site is surrounded by mostly undeveloped land and located on the 

edge of the City limits within the Northwest quadrant of the City, south of 
Cardella Road between El Redondo Drive and Horizons Avenue. Approval of 
this proposal would prevent the creations of the Urban Village Residential 
Neighborhood that was originally intended for this area when it was annexed 
into the City in 2003. Urban Villages are intended to create a high-density 
neighborhood (through multi-family, town houses, small single-family lots, 
etc.) that surround a regional commercial center (minimum of 10 acres). The 
subject site was reserved to be the regional commercial center for this area. 
The residential surrounding the commercial is called an Inner Village that 
allows a density between 10-36 dwelling units per acres. Surrounding the 
Inner Village is the Outer Village which has a reduced density between 4-12 
dwelling units per acre. The commercial land is the central part of the Urban 
Village Residential concept which is intended to be sustained by the 
surrounding high density uses where residents can easily walk to either work, 
commercial amenities (retail/restaurants), and entertainment opportunities 
located (similar to Downtown Merced). This land use concept is intended to 
promote active walkable neighborhoods with accessible amenities that would 
not be car-dependent, resulting in less pollution and more environmentally 
friendly development. The approval of this land use change would eliminate 
the commercial that is needed for the Urban Village Residential concept to 
function. With the loss of commercial land there would also be a loss in job 
creation and amenities to the community, but additional housing would be 
generated.   
 

Surrounding the project site are some recently approved developments, which 
have not been constructed yet. To the east is the Sage Creek Apartments (248 
units on 13.5 acres), to the south is the Sage Creek subdivision (103 single-
family homes on 16 acres), and to the west is the Royal Woods Estates 
Development (113 single-family lots on 16 acres with 3.60 acres reserved for 
future multifamily). Building permits have not been submitted for any of the 
surrounding projects. A final map has been recorded for the Sage Creek 
subdivision and grading/construction work is in progress. Approving this 
subdivision would connect the surrounding sites up to an arterial road at 
Cardella Road via the extension of two collector roads at El Redondo Drive 
and Horizons Avenue. This would further develop the street network in the 
area – along with extending utilities such as sewer and water main lines. 
Approving this proposal would not result in incompatible development, as it 
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would be residential surrounded by a variety of residential zones, but it would 
eliminate this area from completing the Urban Village concept originally 
envisioned for this area when it was annexed into the City, and the 
neighborhood would not benefit from the walkability that was first planned 
for this area while losing job opportunities and amenities typically associated 
with commercial developments.  
Public hearing notices were sent to all property owners within 300 feet of the 
project site.  At the time that this report was prepared, the City had not 
received any comments regarding this project.   

Tentative Subdivision Map Requirements 
K) Per Merced Municipal Code (MMC) Section 18.16.080 – Information 

Required, a tentative subdivision map shall include all of the requirements 
shown at Attachment I of Planning Commission Staff Report #23-289. Said 
requirements include stating the location of the subject site, the name of the 
subdivision, and showing the layout of the proposed lots.  MMC 18.16.090 – 
Required Statement, requires the applicant to provide a statement that 
explicitly states any deviations from tentative subdivision map requirements, 
standard drawings, or Zoning laws. In this case, the applicant is not requesting 
any deviations from City requirements. MMC 18.16.100 - Public Hearing – 
Generally, requires a public hearing to review and approve a tentative 
subdivision map in conformance with the Subdivision Map Act.  
 
Per the California Environmental Quality Act, a public hearing notice was 
mailed to property owners within 300 feet of the subject site and published in 
a qualifying newspaper, Merced County Times, three weeks prior to this 
meeting. In addition, staff reached out to local utility companies, local school 
districts, and other relevant government agencies to solicit comments. At the 
time this staff report was prepared, staff did not receive any comments 
regarding this application. 

Affordability Requirements 
L) In April 2022, the City Council approved Resolution #2022-15 regarding the 

requirement for 12.5% affordable housing for new single-family residential 
subdivisions and multifamily residential projects under specific 
circumstances. This requirement is triggered by two qualifiers that need to be 
met; entitlement type and number of units created. For single-family 
residential developments, the affordability requirement is triggered by 
legislative action agreements that are required for Zone Changes (or site 
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utilization plan revisions, general plan amendments, or annexations) for 
projects over 60 single-family residential homes. Projects under 60 single-
family residential homes are not required to provide affordable units, even 
with a legislative action agreement. The proposed 53-unit subdivision is 
exempt from having to provide affordable units, as even though the proposal 
requires a legislative action agreement (via Zone Change and General Plan 
Amendment) it contains less than the 60 units required to trigger the 
affordability requirement.  

Environmental Clearance 
M) Infill projects over 5 acres or projects that don’t comply with Zoning/General 

Plan designations require an Initial Study, per the California Environmental 
Quality Act (CEQA). In this case, the project site is not consistent with Zoning 
or the General Plan and is over 5 acres (at 10.7 acres) – thus an Initial Study 
was required. An Initial Study includes a wide range of analysis required by 
the State covering an array of subjects including, but not limited to, impacts 
on vehicle miles traveled, air quality, biological resource, public services, 
cultural resources, and City utilities. Planning staff has conducted an 
environmental review of the project in accordance with the requirements of 
CEQA, and concluded that Environmental Review #22-50 results in a 
Negative Declaration as the proposal would not have a significant effect on 
the environment and does not require the preparation of an Environmental 
Impact Report. A copy of the Initial Study with a Negative Declaration can be 
found at Attachment K of Planning Commission Staff Report #23-289. 
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General Plan Amendment #22-05 from
Office Commercial (CO)/Neighborhood Commercial (CN)

to Low Density (LD) Residential,
Fahrens Creek Specific Plan Amendment #5 from

Office Commercial/Neighborhood Commercial 
to Low Density Residential,

Zone Change #432 from Planned Development (P-D) #50
to Residential Planned Development (RP-D) #78,

and Tentative Subdivision Map #1326
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20.08.020 Land Use Regulations for Residential Zoning Districts 

A. Permitted Land Uses.  Table 20.08-1 identifies land uses permitted in residential zoning 
districts. 

 

TABLE 20.08-1 PERMITTED LAND USES IN THE RESIDENTIAL ZONING DISTRICTS 

Key 
P Permitted Use 
M Minor Use Permit Required 
SP Site Plan Review Permit Required 
C Conditional Use Permit Required 
X Use Not Allowed 
 

Zoning District [1] 

Additional 
Regulations R-R R-1 R-2 R-3 R-4 R-MH 

RESIDENTIAL USES  

Accessory Dwelling Units P P P P P X Chapter 20.42 

Duplex Homes X P P P P X  

Fraternities and Sororities X C C C C X Sec. 20.44.060 

Group/Transitional/Supportive Housing P [3] P [3] P [3] P [3] P [3] P [3]  

Mobile Home Parks C X X X X SP  

Multiple-Family Dwellings X X C [4] P P X  

Residential Care Facilities, Small (1-6 persons) P P P P P P  

Residential Care Facilities, Large (More than 6) C C C C C X  

Single-Family Dwellings P P P P P M Sec. 20.46.020 

Single-Room Occupancy X X X SP SP X Sec. 20.44.120 

COMMUNITY USES  

Colleges and Trade Schools  C C C C C X  

Community Assembly C C C C C C  

Community Gardens C C C C C C Sec. 20.44.050 

Cultural Institutions X C C C C X  

Day Care Centers X X X M M M  

Day Care, Adult (1-12 persons) X X C[5] C[5] C[5] X  

Day Care Home Facilities, Small (1-8 children)  P P P P P P  

Day Care Home Facilities, Large (9-14 children)  P P P P P P  

Foster Family Homes, Small (6 persons or fewer) P P P P P P  

Foster Family Homes, Large (7+ persons) C X X C C X  

Golf Courses C C X X X X  

Nursing and Convalescent Homes C X X C C X  

Parks and Recreational Facilities C C C C C C  

Public Safety Facilities C C C C C C  

Schools, Public or Private C C C C C X  
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Key 
P Permitted Use 
M Minor Use Permit Required 
SP Site Plan Review Permit Required 
C Conditional Use Permit Required 
X Use Not Allowed 
 

Zoning District [1] 

Additional 
Regulations R-R R-1 R-2 R-3 R-4 R-MH 

COMMERCIAL USES  

Bed and Breakfast C C C C C C Sec. 20.44.030 

Commercial Recreation, Indoor X X X X X M [6]  

Commercial Recreation, Outdoor C X X X X M [6]  

Home Occupation, Major SP[9] SP [9] SP [9] 
SP 
[9] 

SP 
[9] 

SP[9] Chapter 20.48 

Home Occupation, Minor P[9] P[9] P[9] P[9] P[9] P[9] Chapter 20.48 

Mobile Home Sales X X X X X M  

Personal Services X X X SP[6] SP[6] SP[6]  

Retail, General (Limited) M[7] X X M [8] M [8] M [6]  
Temporary Subdivision Sales Offices  
(Max. 2 Years) 

P P P P P P  

AGRICULTURE AND NATURAL RESOURCES USES  

Animal Raising and Production SP[10] C [10] C [10] 
C 

[10] 
X X Chapter 6.04 

Crop Cultivation SP[10] C [10] C [10] 
C 

[10] 
C 

[10] 
C [10]  

TRANSPORTATION, COMMUNICATIONS, AND UTILITIES USES  

Utilities, Major C C C C C X  

Utilities, Minor P P P P P X  

Wireless Communications Facilities See Chapter 20.58  

Notes: 
[1] A Site Plan Review Permit may be required per Chapter 20.32 (Interface Regulations) regardless of the 

uses shown in Table 20.08-1. 
[2]   DELETED 
[3] Only permitted for rooming and boarding houses as an accessory use.  The maximum persons allowed 

are:  R-1, R-R, & R-MH (1 person); R-2 (2 persons); and R-3 and R-4 (no limit). 
[4] Permitted only on lots 15,000 sq. ft. or greater with five or more units and at least 3,000 sq. ft. per unit. 
[5] For day care home facilities for adults, a Conditional Use Permit would allow up to 12 adults in care. 
[6] Permitted only as an ancillary use to serve residents, not to exceed more than 2,500 sq. ft. 
[7] Permitted only for onsite retail for agricultural products.  
[8] Permitted only when ancillary to a multi-family use and intended to serve residents only.  No exterior 

display or advertising is permitted.  Retail use must be located within the same building as residences. 
[9] A Minor Use Permit is required for a cottage food industry home occupation. 
[10] Agricultural uses are temporary, transitional uses in the City and should not remain on a permanent 

basis.  The appropriate length of time for the use will be defined in the Conditional Use Permit based 
on the types of crops, surrounding uses, etc.  Hog-raising and onsite sale of products, including 
wholesale, are prohibited.  See Chapter 6.04 (Animal Control) for additional regulations.  
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TABLE 20.08-2 DEVELOPMENT STANDARDS FOR SINGLE-FAMILY RESIDENTIAL 

ZONING DISTRICTS 

 
Figure 
Label 

Zoning District 

R-R R-1-20 R-1-10 R-1-6 R-1-5 
Lot and Density Standards  (Minimums) 

Lot Area  1 acre [4] 20,000 sq. ft. 10,000 sq. ft. 6,000 sq. ft. 5,000 sq. ft. 
Lot Width [2]       

Interior Lots  125 ft. 85 ft. 70 ft. 60 ft.  50 ft. 
Corner Lots  125 ft. 85 ft. 70 ft. 65 ft. 55 ft. 

Lot Depth [3]  None 125 ft. 100 ft. 100 ft.  80 ft. 
Lot Area per Dwelling Unit  1 acre [4] 20,000 sq. ft. 10,000 sq. ft. 6,000 sq. ft. 5,000 sq. ft. 

Primary Structure Standards 

Setbacks (min.)       
Exterior Yards, Front  30 ft. 30 ft. 20 ft. 20 ft. 15 ft. [1] 
Exterior Yards, Side (Corner 
Lots only) [5] 

 
15 ft. 15 ft. 10 ft. 10 ft. 10 ft. 

Exterior Yards, Cul-De-Sacs    30 ft. 30 ft. [1] 15 ft. [1] 15 ft.[1] 15 ft.[1] 
One Interior Yard  15 ft. 15 ft. 10 ft. 10 ft. 10 ft. 
All Other Interior Yards   25 ft. 10 ft. 7 ft. 5 ft. 5 ft. 

Height (max.)       
Feet  35 ft. 35 ft. 35 ft. 35 ft. 35 ft. 

Other Standards 

Accessory Structure Standards  See Chapter 20.28 
Driveway Length (min.)[6]  20 ft. 20 ft. 20 ft. 20 ft. 20 ft. 
Lot Coverage (max.)  25% 30% 40% 45% 50% 
Off-Street Parking   See Chapter 20.38 
Projections Into Required Yards  See Chapter 20.26 
Separation Between Structures 
(min.) 

 
As required by the California Building Code 

Notes: 
[1] 20-foot minimum for garages. 
[2] Lots located on curved streets, turnarounds, or cul-de-sac bulbs shall meet the minimum lot width requirement 
at the established front setback line. 
[3] Cul-de-sac lots located on the cul-de-sac bulbs shall meet the minimum lot depth requirement measured at 
the mean horizontal distance between the front and rear lot lines, but at no point shall be less than 80 feet in 
depth. 
[4] May be reduced to 1/3 acre if City sewer and water serves the property. 
[5] On corner lots, if the yard abuts the exterior front yard of an adjacent lot, then it shall be considered an exterior 
front yard.  Otherwise, it shall be considered an exterior side yard. 
[6] Driveway length is measured from the garage/carport to the back of the sidewalk or front property line 
whichever is furthest from the street.  
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TABLE 20.08-3 DEVELOPMENT STANDARDS FOR MULTI-FAMILY RESIDENTIAL ZONING 

DISTRICTS 

 
Figure 
Label 

Zoning District 

R-2 R-3-2 R-3-1.5 R-4 R-MH 
Lot and Density Standards (Minimums) 

Lot Area  
6,000    
sq. ft. 

6,000    
sq. ft. 

7,500      
sq. ft. 

7,500   
sq. ft. 10 acres 

Lot Width       
Interior Lots  60 ft. 60 ft. 60 ft. 70 ft. 200 ft. 
Corner Lots  65 ft. 65 ft. 65 ft. 70 ft. 200 ft. 

Lot Depth   100 ft. - - - 200 ft. 

Lot Area per Dwelling Unit  3,000    
sq. ft. 

2,000    
sq. ft. 

1,500      
sq. ft. 

1,000    
sq. ft. [1] 

Primary Building Standards 

Setbacks (min.)       
Exterior Yards, Front  15 ft. 15 ft. 15 ft. 15 ft. 25 ft. 
Exterior Yards, Side 
(Corner Lots Only) 

 
10 ft. 10 ft. 10 ft. 10 ft. 10 ft. 

One Interior Yard  10 ft. 10 ft. 10 ft. 10 ft. 10 ft. 
All Other Interior Yards  5 ft. 5 ft.  5 ft.  6 ft. [2] 10 ft. 

Height (max.)       
Feet  35 ft. 35 ft. 35 ft. 40 ft. 35 ft. 

Other Standards 

Accessory Structure 
Standards 

 
See Chapter 20.28 

Driveway Length (min.)  20 ft. - - - - 
Lot Coverage (max.)  50% 55% 55% 65% 65% 
Off-Street Parking  See Chapter 20.38 
Projections Into Required 
Yards 

 
See Chapter 20.26 

Separation Between 
Structures (min.) 

 
15 ft. 15 ft. 15 ft. 10 ft. 15 ft. 

Notes: 
[1] The maximum residential density in the R-MH zoning district is ten dwelling units per acre. 
[2] Rear yard minimum 10 feet for structures over 25 feet in height, an additional 1 foot per 

each additional 5 feet in height. 
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D. R-1-5 Subdivisions.  Homes for R-1-5 subdivisions shall comply with the following 
design standards, unless exceptions from individual standards are granted through a 
Minor Use Permit per Section 20.68.020:  

1. A minimum of 25 percent of the front 
elevations along a street shall have a 
minimum 25-foot garage setback. 

2. No three-car garages shall be allowed 
on 5,000-square-foot lots, except on 
lots with alley access or lots exceeding 
60 feet in width. 

3. All subdivisions shall provide a variety 
of dwelling elevations appropriate for 
the scale of the project.  Elevations 
shall be approved by the Planning Division.  At a minimum, the same elevations 
shall not be repeated for adjacent houses.  Varied front setbacks and heights are 
encouraged as ways of achieving variety. 

4. Windows, doors, and garage doors (except recessed garage doors) on the front 
elevation shall have raised trim in order to provide visual interest and relief. 

5. Plans for two-story structures immediately adjacent to a developed R-1 area 
shall receive special attention by the Planning Division.  Planning Division staff 
shall consider the relationship of second-story windows, doors, and balconies 
with the privacy of neighbors, and may require that these features be redesigned 
or omitted from second-story rear walls. 

E. Exceptions on Required Front Setback.  In any residential zoning district, the 
required front setback may be modified with a Minor Use Permit if at least 50 percent 
of the homes are already constructed on the same block with front setbacks that are 
different from the front setback requirement in Table 20.08-2 (Setback and Height 
Standards for Residential Zoning Districts). In such cases, the modified setbacks shall 
comply with the following requirements: 
1. The front setback shall not exceed the average of existing front setbacks on the 

same block.  
2. The front setback shall not exceed the average of existing front setbacks of the 

two immediately adjoining lots. 
3. For corner lots, the front setback shall not exceed the front setback of the 

immediately adjoining lot. 
4. The front setback for all lots shall be a minimum of 10 feet and a maximum of 50 

feet. 
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Chapter 20.46 –  RESIDENTIAL DESIGN STANDARDS 

Sections: 

20.46.010 Purpose 

20.46.020 Design Standards for Single-Family Dwellings and Mobile Homes 

20.46.030 General Design Standards for Multi-Family Dwellings 

20.46.040 Specific Design Standards for Multi-Family Dwellings 
 

20.46.010 Purpose 

This chapter establishes design standards for residential uses, in addition to regulations 
set forth in Chapter 20.08 (Residential Zones), except that parking, location, and address 
requirements in Section 20.46.020 do not apply to accessory dwelling units.  

20.46.020 Design Standards for Single-Family Dwellings and Mobile Homes  

A. Applicability.  The following standards shall apply to all single-family developments 
and mobile homes, unless exceptions from individual standards are granted through 
a Minor Use Permit per Section 20.68.020. 

B. Siding.  No shiny or reflective exterior siding materials, which are more reflective than 
semi-gloss paint, shall be permitted. 

C. Exterior Walls. 
1. Materials shall extend to the ground where 

a unit is mounted at grade-level or the top 
of the solid concrete or masonry perimeter 
foundation where an above-grade 
foundation is used. 

2. Materials shall be limited to stucco, wood, 
brick, stone, glass, or decorative concrete 
block. No tin or other metallic exterior wall material shall be used. 

3. Materials shall be the same as or complementary to the wall materials and 
roofing materials of the dwelling unit. 

D. Windows.  
1. All windows, doors, and gable ends shall be architecturally treated with a trim. 
2. No shiny or reflective materials shall be permitted for trim which are more 

reflective than semi-gloss paint.   
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E. Roof. 
1. Roof Pitch Slope.  The slope or inclination of a pitched roof shall be no less than 

a ratio of 4 inches vertical rise for each 12 inches horizontal run (4:12). 
2. Projection.  Overhanging eves shall be at 
least 12 inches from the exterior vertical walls. 
3. Materials. 
a. Roofs shall be composed of non-wood or 
fire-retardant-treated wood shingles or shake 
shingles, non-reflective and matte-finish metal, 
rock or concrete or adobe or composition tile, or 
other similar materials commonly used in the 
area.  

b. Fascia boards shall be used on all sides of the structure to screen exposed 
elements, like rafters and vents, and to give the roof a finished edge. 

c. Roofing materials for a garage or carport shall be the same as the wall 
materials and roofing materials of the dwelling unit. 

4. Mechanical and Utility Equipment.  All mechanical and utility equipment shall 
be screened from the public right-of-way. 

F. Parking.  Each unit shall have at least 200 square feet of off-street parking outside of 
required setback areas. 

G. Width.  Each unit shall have a width of at least 
20 feet. 

H. Location.  Each dwelling shall face or have 
frontage upon a street or permanent means of 
access to a street by way of a public or private 
easement other than an alley.  Such easements 
shall not be less than 10 feet in width. 

I. Landscaping.  All front yards, and all side yards exposed to public view on corner lots, 
shall be landscaped with drought-tolerant ground cover, trees, and shrubs, including 
but not limited to, City street trees.  Underground irrigation of the required 
landscaping shall be required.  All shall be installed prior to occupancy.  (Refer to 
Chapter 20.36.)  

J. Foundation.  All homes and mobile homes must be attached to a permanent 
foundation system that complies with all building codes of the City. 

K. Addresses.  The street address number of the house shall be displayed on the front 
wall of the house clearly visible from the street and shall be a minimum height of 4 
inches with a ½ inch stroke (or as otherwise required in the California Residential and 
Fire Codes.) 
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18.16.080 ‐ Information required.  

Every tentative map shall be clearly and legibly reproduced. The following 
information shall be shown on, or accompanying, the map:  

1.  A key or location map on which is shown the general area including adjacent 
property, subdivisions and roads;  

2.  The tract name, date, north point, scale and sufficient legal description to 
define location and boundaries of the proposed subdivision;  

3.  Name and address of recorded owner or owners;  
4.  Name and address of the subdivider;  
5.  Name and business address of the person who prepared the map;  
6.  Acreage of proposed subdivision to the nearest tenth of an acre;  
7.  Contours at six-inch intervals to determine the general slope of the land and 

the high and low point thereof;  
8.  The locations, names, widths, approximate radii of curves and grades of all 

existing and proposed roads, streets, highways, alleys and ways in and 
adjacent to the proposed subdivision or subdivision to be offered for dedication;  

9.  Proposed protective covenants;  
10.  Location and description of all easements;  
11.  Locations and size of all existing and proposed public utilities;  
12.  Proposed method of sewage and stormwater disposal;  
13.  Location and character of all existing and proposed public open space in and 

adjacent to the subdivision and a statement of intention with regard to park land 
dedication or payment of a fee in lieu thereof;  

14.  Lot layout, approximate dimensions and area in square feet of each irregular 
lot and lot numbers;  

15.  City limit lines occurring within the general vicinity of the subdivision;  
16.  Classification of lots as to intended land use, zone, and density;  
17.  Approximate bearings and distances to quarter-section bounds within the 

general vicinity of the subdivision;  
18.  Proposed public improvements;  
19.  Statement as to whether the subdivision is to be recorded in stages;  
20.  Existing use and ownership of land immediately adjacent to the subdivision;  
21.  Preliminary title report issued not more than sixty days prior to filing of the 

tentative map;  
22.  The outline of any existing buildings and indication of any to remain in place 

and their locations in relation to existing or proposed street and lot lines;  
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23. Location of all existing trees and indication of those proposed to remain in
place, standing within the boundaries of the subdivision;

24. Location of all areas subject to inundation or storm water overflow, the
location, width and direction of flow of all watercourses and indicate flood zone
classification;

25. Elevations of sewers at proposed connection.

(Ord. 1533 § 1, 1984: Ord. 1358 § 3, 1980: Ord. 1342 § 2 (part), 1980: prior code § 25.32(c)). 

18.16.090 ‐ Required statement.  

A statement shall be presented by the subdivider in written form accompanying the 
map and shall contain justification and reasons for any exceptions to provisions of this 
title, the standard drawings or for any amendments to or variation from the zoning law, 
which may be requested in conjunction with the subdivision proposed.  

(Ord. 1533 § 2, 1984: Ord. 1342 § 2 (part), 1980: prior code § 25.33). 

18.16.100 ‐ Public hearing—Generally.  

The planning commission shall review the tentative map at a public hearing to 
determine whether it is in conformity with the provisions of law and of this title and upon 
that basis, within the time allowed in the Subdivision Map Act.  

(Ord. 1358 § 4, 1980: Ord. 1342 § 2 (part), 1980: prior code § 25.34(a)).  
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Chapter 6 
Urban Design 

 
6.1  INTRODUCTION 
 
6.1.1 Background & Scope 
 
Urban design is not merely a set of urban 
aesthetic guidelines but rather encompasses 
land use and design elements which enhance 
the livability of the community.  Urban 
design is a grouping of concepts and 
guidelines which are used to describe the 
image or character of the City’s 
environment.   
 
Urban design concepts tend to fall into two 
distinct categories, relating to: 
 
• The location of different land uses 

throughout the City and their 
relationship to one another.   (For 
example, Policies UD-1.1 to UD-1.5 
define relationships between 
commercial, residential, and public land 
uses and the planned circulation system 
which links them with one another.) 

• The visual character and appearance of 
individual buildings, sites, and districts.   
(Policy UD-2.2 and the “Merced Urban 
Design Guidelines” pages throughout 
this chapter provide aesthetic guidelines 
for development.) 

 
In attempting to influence the type, location, 
and character of both private and public 

development, urban design policies provide 
the tools to help create a desirable 
relationship between new and existing 
development. 
 
Within the Merced Vision 2030 General 
Plan, the urban design focus for new growth 
areas is primarily defined by the Urban 
Village concept (mixed use, pedestrian and 
transit-friendly neighborhoods).  At a city-
wide scale, this urban design concept defines 
the relationship between various parts of the 
City, linked together by open space and 
transportation corridors. 
 
At the neighborhood scale, the Urban 
Village concept results in development of 
commercial centers surrounded by 
residential areas, open space, and public 
facilities.  At the project scale, this concept 
is intended to provide ideas which can be 
applied to solve a number of design 
problems and promote long-term, livable 
community development. 
 
The goal is to build an environmentally and 
economically “sustainable” city.  A 
“sustainable city” is a city designed, 
constructed, and operated to efficiently use 
land and other natural resources, minimize 
waste, and manage and conserve resources 
for the use of present and future generations. 
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A “sustainable” community is one where: 
 
1) Housing, schools, shopping areas, and 

other things which meet most of the 
daily needs of residents are located 
within walking distance of one another; 

2) Higher population densities are located 
around transit stops to provide the 
critical mass of people and activities 
needed to make transit economically 
viable; 

3) Housing provides places to live for a 
variety of people within a single 
neighborhood; and, 

4) Mixed use and transit friendly 
commercial and employment centers are 
promoted. 

 
Such a community makes efficient use of 
land and promotes alternative modes of 
transportation, thus helping to preserve both 
our air quality and our quality of life.  These 
same characteristics can also be used to 
describe many of Merced’s older 
neighborhoods. 
 
6.1.2 Relationship to State Law 
 

Urban design is of critical importance to the 
decisions that are made regarding general 
growth and development of a city.  Although 
not a “required element” under state 
planning law, “good” urban design is the 
overall purpose of the planning process.  
 
6.1.3 Relationship to Other General Plan 

Chapters 
 

Within the Merced Vision 2030 General 
Plan, the Urban Design Chapter focuses on 
the Urban Village concept.  Village 
development will be guided by the principles 
in this Urban Design Chapter. Other 
chapters of the General Plan, especially the 
Land Use Chapter, reflect the community 

planning principles described in the Urban 
Design Chapter.  Within all of the General 
Plan chapters, the idea of a “sustainable 
city” and the design principles for 
pedestrian- and transit-friendly development 
have been given specific application in the 
form of goals, policies and actions relating 
to the chapter subject area.  Overall 
community appearance has also been 
addressed, primarily in Policy UD-2.2. 
 
6.2 GUIDING PRINCIPLES 
 
The Urban Village and other land use and 
design concepts have been implemented in 
the Merced Vision 2030 General Plan 
through the following guiding principles: 
 
• Conserve natural resource areas that 

give form and character to the 
community.  The policies contained in 
the Open Space, Conservation & 
Recreation Chapter, as well as others, 
provide for strengthening the visual and 
physical connection between the City 
and its natural elements.  The Urban 
Expansion Chapter guides future City 
growth away from important resource 
areas to the extent feasible. 
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• Promote an urban form that integrates 
housing, shops, work places, schools, 
parks and civic facilities.  The Urban 
Village development approach, as set 
forth in the Land Use Chapter and Land 
Use Diagram, is the primary means of 
implementing this principle.  Within this 
land use pattern, development is to be 
guided by the principles contained in this 
Urban Design Chapter.  Land use 
planning needs to address long-term as 
well as short-term needs for a variety of 
residential, commercial, and industrial 
land uses. 

 

 
 
• Reinforce the elements of the 

community which give Merced its 
unique identity.  Through purposeful 
acts of community building at the City’s 
inception, Merced developed into an 
attractive community.  The Village 
development concept expands on these 
successful early planning efforts to 
assure that future growth and 
development retains Merced’s unique 
character. 

 
• Expand the City’s non-vehicular 

transportation network.  Through 
provisions contained in the 
Transportation and Circulation Chapter 

and supporting policies in other chapters 
of this Plan, the City’s extensive system 
of bike and pedestrian paths will expand 
to serve new growth and development. 

 

 
 
• Promote convenient pedestrian and 

vehicular access to transit, commercial, 
recreation and residential places.  The 
success of the City’s urban design 
approach relies on private development 
which provides convenient vehicular 
access but is also pedestrian-friendly.  
This Urban Design Chapter proposes 
various design approaches which will 
improve access and encourage walking 
and bicycling as viable transportation 
options. 

 
• Reinforce the Downtown as a focus 

point in the City.  Downtown Merced 
plays an important role in the social and 
economic well being of the community. 
As the seat of government for Merced 
County, Downtown supports a regional 
government center.  Additionally, the 
Downtown area is the direct access point 
to regional highway and railway 
networks.  Policies contained in the 
various chapters of this plan strengthen 
the role and function of Merced’s 
Downtown. 
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• Conserve the special qualities of 
existing neighborhoods and districts. 
The distinctive character of Merced’s 
older residential neighborhoods is one of 
the most memorable features of the 
community.  The Land Use Chapter of 
this plan provides policies for 
maintaining these qualities.  The policies 
and design proposals of this Urban 
Design Chapter provide a basis for 
developing these qualities in new and 
expanding neighborhoods. 

 

 
 
• Focus residential, commercial and 

employment center development to 
encourage public transit use.  
Successful urban centers of the future 
will be designed to accommodate local 
and regional public transportation 
systems.  This public transit focus is a 
central theme of the City’s urban design 
concept.  Urban design policies which 
facilitate transit friendly development as 
well as convenient vehicular access are 
contained in the Land Use, 
Transportation, and Urban Design 
Chapters of the Merced Vision 2030 
General Plan. 

 
• Maximize the use of City streets as 

public spaces.  The streets of Merced 
comprise the major open spaces of the 
City and are among its liveliest public 

spaces.  Design considerations should 
focus on providing convenient 
automobile access to residential, 
commercial, employment, and public 
areas while accommodating other forms 
of transportation as well.  Policies 
contained in the Transportation and 
Circulation Chapter, along with the 
design concepts developed in the Urban 
Design Chapter, are aimed at balancing 
the need for auto movement and parking 
with the need for the street system to 
accommodate other vital community 
activities. 

 
• Assure that development takes place in 

a balanced manner in order to promote 
the economic vitality of evolving areas.   
The development of Urban Villages will 
be a cooperative effort between the City, 
landowners, and the development 
community.   Villages will likely be 
developed over a number of years and, 
thus, will need close coordination 
between these groups to assure that the 
desired mixture of land uses is achieved 
and development costs remain low.   It 
should be noted, however, that the 
majority of the Villages will be available 
for traditional single-family development 
but with a transit and pedestrian focus. 

 
6.3 URBAN DESIGN 

GUIDELINES 
 
The Urban Design Chapter, unlike other 
chapters of this Plan, also contains design 
guidelines that are not in the form of goals, 
policies or actions.  These guidelines, 
contained in the “Urban Design Guidelines” 
sections of this Chapter, are provided as 
suggestions for architects and designers and 
are not mandatory requirements. 
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6.4 MERCED’S URBAN 

VILLAGES (TRANSIT READY 
DEVELOPMENT) 

 
In 1990, Merced 2030-How Should We 
Grow? analyzed the various growth and 
expansion options available to the City. As a 
result of this study, it was determined that 
Merced’s growth pattern for new growth 
areas should be based on mixed use, 
pedestrian- and transit-friendly design 
principles, simply known as the “Urban 
Village Concept.” 
 
As a follow-up to this planning process, the 
City commissioned a more refined urban 
design study for an 8,000-acre portion of the 

“Northern City” which resulted in the 
publication of the North Merced Conceptual 
Land Use Plan and Merced Villages Design 
Guidelines in late 1991.  This publication 
established the basic “urban design” policy 
direction that was used in the preparation of 
the Merced Vision 2015 General Plan in 
1997.  This Merced Vision 2030 General 
Plan continues to utilize the same Urban 
Village design principles. 
 
Application of “Urban Village” design 
principles will be encouraged in all new 
growth areas of the City, including North 
Merced, Southwest Merced, and South 
Merced. 

 

Outer Village 

Outer Village 

Core Commercial 

Inner 
Village 

Park 

Arterial 

Office or 
Residential 

Urban Village 

Figure 6.1 
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The fundamental building block for the Land 
Use Plan in new growth areas is the Urban 
Village, a compact, mixed-use district that 
encourage pedestrian and transit travel, 
which is also referred to “Transit Ready 
Development” instead of “Transit-Oriented 
Development.”  This is because Transit-
Oriented Development generally refers to 
light rail or more extensive public transit 
systems while “Transit Ready Development” 
is more descriptive of a City such as Merced 
where the transit options haven’t yet been as 
fully developed.  By utilizing the Urban 
Village Concept, the City will be designed to 
accommodate these kinds of transit options 
in the future, however.   
 
The following sections describe the basic 
components of a “village.” 
 
6.4.1 Inner Villages 
 

The Inner Village is a mixed-use community 
within an average 1/4 mile walking distance 
of a transit stop and Core Commercial area.  
All Inner-Villages include a mixture of 
parks, shops, medium-density residences, 
and civic uses.  Inner Villages combine these 
uses within a comfortable walking distance, 
making it convenient for residents and 
employees to travel by transit, bicycle or 
foot as well as by car. 
 
A Merced example of an “Inner Village” 
would be the area surrounding the College 
Green Shopping Center at Olive and G.  
Higher-density apartments surround the 
commercial center and are directly 
connected to the center through a pedestrian 
walkway and College Green Drive. 
 
6.4.2 Core Commercial Areas 
 

Each village must have a mixed-use Core 
Commercial area located immediately 
adjacent to the medium-density 

neighborhoods (Village Core Residential 
areas--see below).  At a minimum, the Core 
area should provide convenience retail and 
civic sites.  Larger cores may also include 
major supermarkets, professional offices, 
day care, restaurants, service commercial, 
entertainment uses, comparison retail and 
other retail stores.  A transit stop and village 
green should be located in the Inner Village 
near the commercial and residential areas. 
 

 
6.4.3 Village Core Residential Areas 
 

“Village Core Residential” is the land use 
category applied to the residential areas that 
are within a convenient walking distance 
(about 1/4 mile) from the Core Commercial 
area and transit stop.  (On the Land Use 
Diagram, this category is simply labeled 
“Village Residential.”)  These areas are built 
at densities high enough to support the 
commercial area and transit use.  Together, 
the Core Commercial and Village Core 
Residential areas make up the Inner Village.  
An average minimum gross density of 10 
dwelling units per acre (du/ac) will allow a 
mix of small lot single-family, townhouses 
and apartments in Village Core Residential 
areas. 
 
All Village Core Residential areas should be 
pedestrian in scale, ranging from slightly 
under to slightly over one-quarter mile in 
radius and should provide direct and easy 
access to Core Commercial areas and transit 
stops.  Village Core Residential areas may 
contain a variety of housing types and 
ownerships, ranging from small lot single-
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family homes to apartment buildings, as 
long as the overall average gross density of 
the Inner Village is at least 10 du/ac.  While 
housing diversity is desirable, this density 
requirement could be achieved using only a 
single-family product--small lots with 
ancillary units. 
 
6.4.4 Outer Village Areas 
 

Less compact areas surrounding the Inner 
Villages contain lower density housing, 
offices, schools, and open space.  These 
areas are known as the Outer Village.  The 
Outer Villages are tied to the Inner Villages 
by a local network of connector streets so 
that perimeter arterials and thoroughfares are 
not relied upon for local travel, thereby 
reducing demand on these roads and 
providing safe paths for pedestrians and 
bicyclists.  This circulation system is a key 
component of Village developments. 
 

 
 
The Outer Village Area is intended to 
provide lower-density uses that are not 
appropriate in the Inner Village because they 
are not sufficiently compact and are more 
reliant on the automobile.  Outer Village 
areas are designated for single-family and 
office uses (only along arterials across from 
Core Commercial areas) that will help 
support the Core Commercial businesses 
and transit service.  “Low Density 
Residential,” which allows single-family 

residences (see Chapter 3), is the land use 
category that will be applied to most of the 
Outer Village areas. 
 

These Outer Village areas make up the 
majority of the land available in the Village 
areas.  (Of each one- square-mile Village, 
approximately two-thirds of that area will be 
the Outer Village.)  These areas will be 
much like traditional single-family 
neighborhoods, except they will have more 
of a pedestrian- and transit-friendly 
atmosphere. 
 

Public schools and parks that provide 
services to both the Outer Village and Inner 
Village should be located in the Outer 
Village near the boundary of the Inner 
Village. 
 
6.4.5 Open Space, Parks & Plazas 
 

The location of parks, plazas and trails 
should be coordinated to distribute a variety 
of recreation opportunities throughout the 
growth area.  Growth areas should contain a 
network of open space including community 
parks, neighborhood parks, village parks, 
village greens, plazas and an inter-connected 
‘greenway’ trail system. (Refer to Section 
7.2.2 for more details.) 
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6.5 URBAN DESIGN GOALS, POLICIES, AND ACTIONS 
 
Goal Area UD-1:  Transit Ready Development or Urban Villages  
GOALS 
 

 An Integrated Urban Form 
 

 Transit-Ready Community Design 
 

 Pedestrian- and Bicycle-Compatible Neighborhoods 
 

POLICIES 
 

UD-1.1 Apply Transit-Ready Development or Urban Village design principles to new development 
in the City’s new growth areas. 

 

UD-1.2 Distribute and design Urban Villages to promote convenient vehicular, pedestrian, and transit 
access. 

 

UD-1.3 Promote and facilitate Core Commercial design principles in Village commercial areas. 
 

UD-1.4 Promote and facilitate Urban Village residential area design principles. 
 

UD-1.5 Design and develop public and quasi-public buildings and uses utilizing Transit-Ready 
Development or Urban Village principles. 

 

 
Policy UD-1.1 
Apply Transit-Ready Development or Urban Village Design Principles to New 
Development in the City’s New Growth Areas. 
 

The fundamental building block of the Plan is the Village, a compact, mixed-use district that will 
accommodate projected growth, maintain Merced's present quality of life and help ensure its 
continued economic vitality.  Villages achieve these goals by encouraging pedestrian and transit 
travel, and by minimizing single-use, low density developments that generate traffic congestion, air 
pollution, a scarcity of affordable housing, monotonous landscapes and poor utilization of 
environmental and land resources. The City of Merced has established the “Urban Village” model 
(also known as “Transit Ready Development”) as the basic design concept governing urban form in 
new growth areas.  Its principles should be applied as much as feasible in new growth areas 
throughout the Merced urban area. 
 

Implementing Actions: 
 

1.1.a The focus of new development will be the “Urban Village,” which are mixed-use, 
pedestrian- and transit-friendly communities within a one-square mile area. 
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Figure 6.2 
“Inner Village” 

Villages should include a mixture of parks, 
shops, a variety of housing types, and civic uses.  
Villages combine these uses within a convenient 
distance, making it easier for residents and 
employees to travel by transit, bicycle or foot as 
well as by car.  Village sites should be located 
on or near planned transit segments and provide 
a physical environment that encourages 
pedestrian and transit travel. 
 

 

1.1.b    Each village shall have a mixed-use “Core Commercial” area located immediately 
adjacent to Village Core Residential neighborhoods. 
 

 
 

At a minimum, plans for designated Core 
areas should provide convenience retail 
and civic sites.  Larger cores may also 
include major supermarkets, professional 
offices, day care, restaurants, service 
commercial, comparison retail and other 
retail stores located adjacent to the transit 
stop.  Optional upper floor office and 
residential uses in the Core 

Commercial area increases the mixed-use, round-the-clock nature of the Core area.  A transit stop and 
village green should be located between commercial uses and Village Core Residential areas. 
 
Three kinds of Core Commercial areas may occur:  
 
a)   Convenience Centers — providing a convenience “mini-market” with some ancillary retail 

(typically 3-10 acres);  

b)   Neighborhood Centers — providing a supermarket with an additional anchor store, major ancillary 
retail and professional offices (typically 10-20 acres); or,  

c)   Community Center — providing a supermarket and drugstore, ancillary retail, professional offices 
and additional anchors such as junior department stores and health clubs (ranging from 20-60 
acres). 

 

1.1.c   “Village Core Residential Areas” (part of the “Inner Villages”) shall include residences 
that are within a convenient walking distance from Core Commercial areas and transit 
stops, and are built at densities high enough to help support them.  

 

Village designs should incorporate an average minimum gross density of 10 dwelling units per 
acre (du/ac) which will allow a mix of small lot single-family, townhomes and apartments in 
Village Core Residential areas.  All Village Core Residential areas should be pedestrian in 
scale, ranging from slightly under to slightly over one-quarter mile in radius and should 
provide direct and easy access to Core Commercial areas and transit stops.   
 

Outer Area 
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Village Core Residential areas may contain a variety of housing types and ownership options, 
ranging from small lot single-family homes to apartment buildings, as long as the overall 
average gross density of the Village is at least 10 du/ac.   (Gross densities calculations should 
include the area in lots as well as in streets and alleys immediately in front and behind the 
lots).  While housing diversity is desirable, this density requirement could be achieved using 
only a single-family product — small lots with carriage (ancillary) units.   Small village parks 
should be provided as an urban amenity within these denser Village Core Residential areas. 

 

1.1.d    Each Village will have an “Outer Village” adjacent to it which includes lands no further 
than one mile from the Core Commercial area. 

 

 
 

Figure 6.3 
Urban Village 

Site plans for the “Outer Village” street network 
must provide multiple direct street and bicycle 
connections to the center without use of an arterial 
street.  Outer Villages may have lower density 
housing, public schools, community parks, limited 
areas of office uses, and park-and-ride lots. 
 
The Outer Village is intended to provide uses that 
are not appropriate in the Inner Villages, because 
they are not sufficiently compact and are more 
reliant on the automobile.   Public schools and 
parks that provide services to both the Inner and 
Outer Village should be located in Outer Villages 
near the boundary of the Inner Village. 
 
Commercial uses that are very similar in nature 
and market appeal to those located in the Village's 
Core Commercial area are generally not allowed in 
Outer Villages because they diminish the viability 
of the Village's retail center, although professional 
office uses may be located on the opposite side of 
the arterial across from the Village Core 
Commercial Area. 

 

1.1.e   The location of parks, plazas, and trails should be coordinated to distribute a variety of 
recreation opportunities throughout the area. 

 

The Urban Village area should contain a network of open space including community parks, 
neighborhood parks, village parks, village greens, plazas and an interconnected “greenway” 
trail system.  Bicycle and pedestrian trails should be created along major creeks, high-voltage 
power lines, transitways, and along the abandoned Yosemite Valley Railroad (YVRR) railroad 
bed in North Merced to provide easy access to parks and schools that should be located along 
them. 

 

1.1.f    Uses which rely extensively upon autos or trucks are encouraged to locate in Business 
Park or other commercial areas along major transportation corridors. 

 

Inner 
Village 

Outer Village 

Outer Village 

Office or 
Residential 

Core 
Commercial 
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Figure 6.4 
Conceptual Phasing of a Village 

An important concept of Urban Village development is to create areas which are less 
dependent upon auto and truck transportation than other areas of the City.  Many uses typically 
allowed in commercial areas rely predominantly upon auto travel to generate business patrons.  
These uses, such as auto dealers and repair shops, mini-storage facilities, travel commercial 
complexes, and motels, should not be permitted in Villages in most cases.  These uses should 
be accommodated in nearby areas where the street and highway system can support the traffic 
loads that they generate.  For example, such uses are appropriate in business park areas 
adjacent to Highway 59 in North Merced. 
 
Similarly, light industrial uses should not generally be permitted in Villages except that 
business park/research & development type uses may be appropriate in those Villages in the 
northeastern portion of the City near UC Merced.   Industrial uses are appropriate, however, 
where existing industrial activities occur and along major transportation corridors. 

 

1.1.g    The City will work with individual property owners within the Village areas to assure 
that development occurs in a balanced manner to assure economic viability of individual 
projects. 

 

The growth area must be developed in a 
balanced phasing pattern.  Schools and parks 
must be dedicated concurrent with 
commercial and residential uses.  Further-
more, areas must be set aside for land uses 
that will be needed in later phases, but where 
market demand needs to mature, such as 
Core Commercial and higher density 
housing areas.  For this reason, development 
of Villages is seen as a cooperative effort 
between the City, landowners and the 
development community. 
 
Villages represent relatively large projects 

which may be executed over several years.  The phasing of the project is critical to its success, 
both as a financial undertaking and as a mechanism to encourage transit use.  In order to 
encourage the public service agencies to provide public facilities in a timely manner to serve 
the needs of residents, developers are asked to dedicate sites designated for public uses 
concurrent with development of commercial and residential uses.  Developers should also 
work with the City to ensure that the recommended mixture of land uses is achieved in a 
timely manner and development costs remain low. 

 

1.1.h    Develop special “Urban Village” design principles to encourage more job-generating uses 
within the Urban Villages. 

 

Special “Urban Village” designs should be developed to provide for increased opportunities 
for job-based land uses attracted by a university climate in some Urban Villages, especially in 
the northwestern area of the City, while still maintaining the basic concept of mixed-use, 
pedestrian and transit oriented communities.  These “Urban Villages” may differ from others 
in the Community in the mixture of business park, research and development, office, 
public/cultural uses, and retail uses within the Village Core areas instead of the 
retail/office/public facilities focus of other Villages which are more residential in nature. 
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Policy UD-1.2 
Distribute and Design Urban Villages to Promote Convenient Vehicular, Pedestrian, 
and Transit Access. 
 

Villages should be distributed throughout the City’s growth area in a pattern that allows the greatest 
number of residents access to a variety of shopping opportunities.  Villages should be distributed to 
permit residents to walk to retail and public facilities without having to cross an arterial street.  
Villages should also be located to take advantage of main transit lines and existing retail market 
demand. 
 
The Urban Village circulation system encourages all modes of travel, while providing adequate access 
for automobile traffic.   This street pattern is achieved by providing multiple routes to destinations 
without relying on arterials.  This pattern of multiple routes keeps traffic volumes lower on individual 
connector streets and allows pedestrians and bicyclists to avoid unfriendly arterials.  This pattern also 
favors pedestrians by slowing traffic, reducing pavement, and improving the sense of shelter afforded 
by houses and trees.  Within the Urban Village development concept, local and connector streets 
should be designed to discourage through traffic, while still providing an interconnected and a legible 
circulation network.  
 

Implementing Actions: 
 

1.2.a   Villages should be located to maximize access to their Core Commercial areas from their 
adjacent neighborhoods without relying on arterials. 
 

Villages with major retail centers should be spaced at least one mile apart and should be 
distributed to serve various growth sub-areas.  Generally, there should be one Village for each 
full square mile bound by arterials, except in rural residential areas. 

 

1.2.b   The boundary of each village varies with the size of the Core Commercial area and does 
not extend across arterials. 

 
While the shape of the Village may vary, the size of 
the Inner Village should not be less than the area 
described by the quarter-mile walking distance 
radius (ranging from 1200 to 1600 feet) from the 
transit stop and core commercial area. 

 
The minimum size of an Inner Village 
should vary according to the kind of Core 
Commercial area within the Village; larger 
Villages are associated with larger Core 
Commercial areas.  The minimum distance 
requirement does not apply to areas with 

major intervening features such as major creeks and high-voltage power lines, where the 
boundary should follow the major feature.   
 
Inner Villages should typically be at least 100 acres when associated with a Community 
Center, 70 acres when associated with a Neighborhood Center, and 50 acres when associated  
with a Convenience Center. 

 

Arterial 

Figure 6.5 
Village Boundaries 

Arterial 
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1.2.c    Building intensities and densities should meet the minimum requirements set forth for a 
Village to promote more active centers, support transit, and encourage pedestrian-
oriented development that fronts onto the street. 

 

Compared with other Village areas, the Inner Villages should have the highest commercial 
intensities (the amount of building relative to the size of the site) and the highest residential 
densities (the number of dwelling units in a given area).   Core Commercial areas should be 
intensive enough to provide a "main street" shopping spine.   Multi-storied buildings and 
structured parking are strongly encouraged near transit stops to better utilize the lands adjacent 
to the transit line and to provide additional transit ridership.   A development pattern is 
encouraged where densities are highest at the center of the Village and become lower as the 
distance from the center increases.   Thus higher density housing types such as apartments and 
townhouses are most appropriate adjacent to the Core, with lower density single family 
housing placed further out. 

 

1.2.d   The Village street system should provide multiple and parallel routes between the Core 
Commercial area and the rest of the Village.  In no case shall trips which could be 
internal to a square mile bound by arterials be forced onto an arterial. 

 

The collector street pattern should be simple and memorable.  Winding roads, dead end streets 
and cul-de-sacs that cut off direct access to Village Centers should be discouraged in Village 
Core Residential Areas, but may be appropriate in some Outer Village areas.  Streets should 
converge near common destinations that contribute to an area’s unique identity, such as transit 
stops, Core Commercial areas, schools and parks 
 
The street system should allow autos, bikes, and pedestrians to travel on small local streets to 
any location in the Village.  At no time should an arterial street be the only preferable route to 
and from the Inner Village and its Outer Village. 

 

Figure 6.6 
Village Street Systems 

 

Preferred Discouraged 
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1.2.e   Arterial streets should allow efficient conveyance of through traffic and must not pass 
through Villages. 

 

The paved width of arterials should provide for safety, efficiency and long term needs.  The 
regional traffic circulation system is dependent upon an efficient and smooth-flowing network 
of arterials.  The required right-of-way for arterials varies with anticipated need.  (Refer to 
Chapter 4, Circulation Map.) 

 

1.2.f    Collector and local streets should connect the Inner and Outer Village to Core 
Commercial areas, schools, and community parks without the use of arterials. 

 

In general, Collectors should be designed to carry moderate levels of local traffic smoothly, in 
a way that is compatible with bicycle and foot traffic.  A network of collectors should provide 
alternative paths to destinations within the Village for neighborhood residents.  The collector 
network should not provide a speedy through-route alternative to arterials.   “T” intersections 
and “dog leg” alignments could be used to reduce through traffic and reduce speeds.  The 
precise alignment of collectors will be determined as individual projects are designed. 
 
Collectors should contain bikeways.  Driveway cuts should be minimized and alley access to 
rear garages is encouraged to minimize potential conflicts among autos and bicyclists, and for 
the convenience of residents along collectors.  Collectors and some local streets should be 
aligned along the edge of parks and open space to enhance the aesthetic character of the streets 
and sidewalks. 

 

1.2.g   The pedestrian and bicycle system must provide clear and direct access to the Core 
Commercial area and the transit stop. 

 

Although the street and sidewalk system will 
accommodate many destinations within Villages, the 
primary destination will be the Commercial Core and 
transit stop.  Direct paths to the transit stop should be 
lined with activities and be shaded.   The configuration 
of parking, shopping and pedestrian routes should 
reinforce access to transit.   A feeling of safety for 
pedestrians and bicyclists can be provided through the 
use of park strips between the curb and the sidewalk or 
bike path which provide separation from auto traffic. 

 
 

 

Core Commercial 

Figure 6.7 
Pedestrian & Bicycle System 
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CITY OF MERCED 
PLANNING & PERMITTING DIVISION  

TYPE OF PROPOSAL: General Plan Amendment #22-05, Fahrens Specific Plan Amendment #5, 
Zone Change #432, Residential Planned Development Establishment #78, 
and Tentative Subdivision Map #1326 

INITIAL STUDY:  #22-50 

DATE RECEIVED: December 8, 2022 (date application determined to be complete) 

LOCATION:  1250 Cardella Road 

ASSESSOR'S PARCEL NUMBERS:  206-030-017 

(SEE ATTACHED MAP AT ATTACHMENTS A) 

 Please forward any written comments by April 5, 2023 to: 

Francisco Mendoza-Gonzalez, Associate Planner 
City of Merced Planning & Permitting Division 
678 West 18th Street 
Merced, CA  95340 
209-385-6929 
mendozaf@cityofmerced.org  

Applicant Contact Information: 

 

Attn:  ISEA International, LLC 

42260 Vargard Road 

Fremont, CA 94593 

(510) 378-3950  

svpmarketing@yahoo.com   

              
 
PROJECT DESCRIPTION 
The Project site consists of an approximate 10.76-acre parcel (APN: 206-030-017located at 1250 
Cardella Road (Attachment B), generally located on the south side of Cardella Road, between El 
Redondo Drive and Horizons Avenue. The subject site has a Zoning classification of Planned 
Development (P-D) #50 and General Plan designations of Office Commercial (CO) and 
Neighborhood Commercial (CN). The subject site is generally surrounded by undeveloped land.  

The applicant would like to develop a single-family subdivision, for a total of 53 residential lots.  
The current zoning classification of Planned Development (P-D) #50 and General Plan 
designations of Office Commercial (CO) and Neighborhood Commercial (CN) are intended for 
commercial type uses which include, but are not limited to, professional services, personal 
services, retail, restaurants, etc. The existing land use designation also allows for multi-family 
residential at a density up to 36 dwelling units per acre. The proposed subdivision would be 
accessible from the new Gaucho Drive which connects with two collector roads, El Redondo Drive 
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and Horizons Avenue (both north/southbound lanes) out to the nearest arterial roads north to 
Cardella Road and south to Yosemite Avenue. 

Project Location 

The subject site is located within the northwestern quadrant of Merced. The subject site is 
surrounded by residential uses to the south, east, and west (either recently entitled or under 
construction). South of the subject site is a subdivision that has been approved for single-family 
homes, to the east is an undeveloped 15.5 acre parcel that was recently entitled for an apartment 
complex, to the southwest is undeveloped land that was entitled for single-family homes, and to 
the north across Cardella Road is agricultural land in Merced County jurisdiction (with a General 
Plan designation of Office Commercial). The table below identifies the surrounding uses: 

Table 1 Surrounding Uses (Refer to Attachment A) 

Surrounding 
Land 

Existing Use 
of Land 

Zoning 
Designation 

City General Plan  
Land Use Designation 

North 

Undeveloped/Agriculture 
(across from Cardella 

Road)  

Merced County 
Jurisdiction 

Office Commercial 
(CO) 

South 

Single-Family Homes 
(across from Gaucho Drive) 

Planned 
Development 

(P-D) #50 

Village Residential 
(VR) 

East 

Undeveloped Land 
(across from Horizons 

Avenue) 

Planned 
Development 

(P-D) #50 

Village Residential 
(VR) 

West 

Undeveloped Land 
(across from El Redondo 

Drive) 

Planned 
Development 

(P-D) #57 

Village Residential 
(VR) 

1. INITIAL FINDINGS 

A. The proposal is a project as defined by CEQA Guidelines Section 15378. 

B. The Project is not a ministerial or emergency project as defined under CEQA 
Guidelines (Sections 15369 and 15369). 

C. The Project is therefore discretionary and subject to CEQA (Section 15357). 

D. The Project is not Categorically Exempt. 

E. The Project is not Statutorily Exempt. 

F. Therefore, an Environmental Checklist has been required and filed. 

2. CHECKLIST FINDINGS 

A. An on-site inspection was made by this reviewer on February 27, 2023. 

B. This checklist was prepared on March 15, 2023. 

C. The Merced Vision 2030 General Plan and its associated Environmental Impact 
Report [EIR (SCH# 2008071069)] were certified in January 2012.  The document 

59



Initial Study #22-50 
Page 3 of 50 

 

comprehensively examined the potential environmental impacts that may occur as 
a result of build-out of the 28,576-acre Merced (SUDP/SOI).  For those significant 
environmental impacts (Loss of Agricultural Soils and Air Quality) for which no 
mitigation measures were available, the City adopted a Statement of Overriding 
Considerations (City Council Resolution #2011-63).  This document herein 
incorporates by reference the Merced Vision 2030 General Plan, the General Plan 
Program EIR (SCH# 2008071069), and Resolution #2011-63. 

As a subsequent development project within the SUDP/SOI, many potential 
environmental effects of the Project have been previously considered at the 
program level and addressed within the General Plan and associated EIR.  (Copies 
of the General Plan and its EIR are available for review at the City of Merced 
Planning and Permitting Division, 678 West 18th Street, Merced, CA 95340.)  As 
a second tier environmental document, Initial Study #22-50 plans to incorporate 
goals and policies to implement actions of the Merced Vision 2030 General Plan, 
along with mitigation measures from the General Plan EIR, as mitigation for 
potential impacts of the Project. 

Project-level environmental impacts and mitigation measures (if applicable) have 
been identified through site-specific review by City staff.  This study also utilizes 
existing technical information contained in prior documents and incorporates this 
information into this study.   

3. ENVIRONMENTAL IMPACTS:  

Will the proposed project result in significant impacts in any of the listed categories?  Significant 
impacts are those that are substantial, or potentially substantial, changes that may adversely affect 
the physical conditions within the area affected by the Project including land, air, water, minerals, 
flora, fauna, ambient noise, and objects of historic or aesthetic significance.  An economic or social 
change by itself shall not be considered a significant effect on the environment.  A social or 
economic change related to a physical change may be considered in determining whether the 
physical change is significant.  (Section 15372, State CEQA Guidelines.  Appendix G of the 
Guidelines contains examples of possible significant effects.) 

A narrative description of all “potentially significant,” “negative declaration: potentially 
significant unless mitigation incorporated,” and “less than significant impact” answers are 
provided within this Initial Study. 

A. Aesthetics 

SETTING AND DESCRIPTION 
The project site is located in northwest Merced, approximately three miles northwest of Downtown 
and two and a half a mile northeast of Highway 99. The project site consists of an undeveloped 
totaling approximately 10.76 acres. The terrain is generally flat. The site is surrounded by 
residential uses to the south (single-family homes under construction) and undeveloped land 
designated Village Core Residential to the east and west.  

The proposed project would include one single-family home on each newly created lot, for a total 
of 53 single-family homes. The site plans, floor plans, or elevations for this subdivision have not 
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been submitted. Even though the applicant is proposing a Residential Planned Development, the 
applicant is not proposing a unique set of development standards that would set standards for 
maximum building height, maximum lot coverage, minimum setback requirements, minimum 
parking requirements, etc. The applicant is proposing to utilize the existing development standards 
for the Low Density Residential (R-1-5) Zone already contained within the City’s Zoning 
Ordinance. Similarly, for the building elevations, the applicant is not proposing any specific 
architectural standards for this subdivision. The exterior elevations shall be evaluated at a later 
time when building permit applications are submitted to ensure compliance with the City’s general 
design requirements for single-family homes as shown under MMC 20.46.020 – Design Standards 
for Single-Family Dwellings and Mobile Homes.  

 

 
1) No Impact 

No designated scenic vistas exist on the project site or in the project area.  Therefore, no 
impacts in this regard would occur with this development. 

2) No Impact 

There are no officially designated State Scenic Highways or Routes in the project vicinity.  
Therefore, the Project would have no impact on scenic resources, such as rock 
outcroppings, trees, or historic buildings within a scenic highway.   

3) Less-Than-Significant Impact 

The proposed Project would transform the site from a mostly undeveloped site to a fully 
developed site. Undeveloped lots tend lead to concerns regarding weed abatement, waste 
drop-off, and general dilapidation. The proposed homes, parking, and streets would fully 
develop the site. The units would add architectural interest with the use of siding, stucco, 
and stone veneers or as otherwise meeting the City’s minimum single-family design 
standards. Based on these factors, this impact is considered to be less than significant.  

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No Impact 

A.        Aesthetics.  Will the Project:     

1) Have a substantial adverse effect on a scenic 
vista? 

  
 

 
 

 
 

2) Substantially damage scenic resources including, 
but not limited to, trees, rock outcroppings, and 
historic buildings within a state scenic highway?  

 

 
 
 
  

 
 

3) Substantially degrade the existing visual 
character or quality of the site and its 
surroundings?     

4) Create a new source of substantial light or glare 
which would adversely affect day or nighttime 
views in the area?     
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4) Less Than Significant  

Construction of the proposed project and off-site improvements include new lighting on 
the buildings and throughout the new streets for this subdivision. This new lighting could 
be a source of light or glare that would affect the views in the area. However, the City of 
Merced has adopted the California Green Building Standards Code as Section 17.07 of the 
Merced Municipal Code. As administered by the City, the Green Building Standards Code 
prohibits the spillage of light from one lot to another. This would prevent new glare effects 
on the existing buildings surrounding the project site. 

B. Agriculture Resources 

SETTING AND DESCRIPTION 
Merced County is among the largest agriculture producing Counties in California (ranked fifth), 
with a gross income of more than $4.4 billion. The County’s leading agriculture commodities 
include milk, almonds, cattle and calves, chickens, sweet potatoes, and tomatoes.   

  
1) Less Than Impact  

The project site is located within the City Limits of Merced.  The California Department 
of Conservation prepares Important Farmland Maps through its Farmlands Mapping and 
Monitoring Program (FMMP).  The system of classifying areas is based on soil type and 
use.  According to the latest Merced County Important Farmlands Map, the project site is 
classified as “Farmland of Local Importance”.  The conversion of this land from a mostly 
undeveloped lot (not being used for agricultural purposes), zoned for commercial 
development, to a developed urban parcel was analyzed as part of the Environmental 
Impact Report for the Merced Vision 2030 General Plan.  The development of single-

 
Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact No Impact 

B.    Agriculture Resources.  Will the Project:     

1) Convert Prime Farmland, Unique Farmland, 
or Farmland of Statewide Importance 
(Farmland), as shown on the maps prepared 
pursuant to the Farmland Mapping and 
monitoring Program of the California 
Resources Agency, to non-agriculture?  

 
   

2) Conflict with existing zoning for agricultural 
use or a Williamson Act contract?     

3) Involve other changes in the existing 
environment, which, due to their location or 
nature, could result in conversion of 
Farmland to non-agricultural use?     

4) Cause development of non-agricultural uses 
within 1,000 feet of agriculturally zoned 
property (Right-to-Farm)?     
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family homes on “Farmland of Local Importance” that is not being used for agricultural 
purposes is considered to have less-than-significant impact.  Therefore, CEQA requires no 
further review across an arterial roadway. 

2) No Impact 

There are no Williamson Act contract lands in this area and the land is not being used for 
agricultural uses.  Therefore, there is no impact. 

3) Less-Than-Significant Impact 

Refer to Item #1 above.    

4) No Impact 

The nearest land being used for farming is located north of the subject site, across Cardella 
Road. The proposed development would not affect farming operations as the farm site is 
located on a separate parcel.   

C. Air Quality 

SETTING AND DESCRIPTION 

For additional information, see Appendix A at Attachment C for combined studies on Air Quality, 
Green House Gas Emissions, and Vehicle Miles Traveled. 

The project site is in the San Joaquin Valley Air Basin (SJVAB), which includes the southern half 
of the Central Valley and is approximately 250 miles long and an average of 35 miles wide. The 
Coast Ranges, which have an average height of 3,000 feet, serve as the western border of the 
SJVAB. The San Emigdio Mountains, part of the Coast Ranges, and the Tehachapi Mountains, part 
of the Sierra Nevada, are both south of the SJVAB. The Sierra Nevada extends in a northwesterly 
direction and forms the air basin’s eastern boundary. The SJVAB is mostly flat with a downward 
gradient to the northwest. 

The climate of the SJVAB is heavily influenced by the presence of these mountain ranges. The 
mountain ranges to the west and south induce winter storms from the Pacific Ocean to release 
precipitation on the western slopes, producing a partial rain shadow over the valley. A rain shadow 
is defined as the region on the leeward side of a mountain where noticeably less precipitation occurs 
because clouds and precipitation on the windward side remove moisture from the air. In addition, 
the mountain ranges block the free circulation of air to the east and entrap stable air in the Central 
Valley for extended periods during the cooler months. 

Winters in the SJVAB are mild and fairly humid, and summers are hot, dry, and typically cloudless. 
During the summer, a high-pressure cell is centered over the northeastern Pacific, resulting in stable 
meteorological conditions and steady northwesterly winds. 
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Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact No Impact 

C. Air Quality. Would the project:     

1) Conflict with or obstruct implementation of 
the applicable air quality plan?   

 
 

 
 

2) Violate any air quality standard or 
contribute substantially to an existing or 
projected air quality violation?     

3) Result in a cumulatively considerable net 
increase of any criteria pollutant for which 
the project region is non-attainment under 
an applicable federal state ambient air 
quality standard (including releasing 
emissions which exceed quantitative 
thresholds for O3 precursors)?    

 
 
 

4) Expose sensitive receptors to substantial 
pollutant concentrations?     

5) Create objectionable odors affecting a 
substantial number of people?     

 

Impacts are evaluated below on the basis of both State CEQA Guidelines Appendix G criteria and 
SJVAPCD significance criteria.  

SJVAPCD’s thresholds for determining environmental significance separate a project’s short-term 
emissions from long-term emissions. The short-term emissions are related mainly to the 
construction phase of a project. For this project, the long-term emissions are related primarily to 
household trips. 

1) Less-than-Significant Impact  

As part of the building permit review process, the applicant is required to consult with the 
San Joaquin Valley Air Pollution Control District (SJVAPCD) and is classified as 
nonattainment for ozone, PM10, and PM2.5. The SJVAPCD have applicable SIPs to 
address these nonattainment issues. The SJVAPCD has provided significance criteria 
(Table 2), which if a project's emissions are below these the significance criteria, the project 
is considered to not conflict with or obstruct implementation of the applicable air quality 
plan. As shown  in Appendix A at Attachment C, the project's emissions do not exceed the 
SJVAPCD significance criteria.  

2) Less-than-Significant Impact 

Construction of the project would require demolition, site preparation, grading, 
building/infrastructure, paving and architectural coating. As shown in Table 3, construction 
criteria emission would not exceed the SJVAPCD significance criteria 
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Operation of the project would emit criteria pollution from area, energy, mobile, stationary, 
waste, and water sources. Table 4 on Appendix A at Attachment C shows the emissions 
from the operation of the project with 53 single-family homes. As shown in Table 4 project 
emissions would not exceed the SJVAPCD significance threshold. Therefore, operation of 
the project would not adversely impact regional air quality.  

3) Less-than-Significant Impact 

Although SJVAPCD does not have any quantitative cumulative significant criteria, air 
quality is cumulative in nature. CAAQS are predicated on past, present, and future 
emissions; therefore, if project-related emissions are found to have a less-than-significant 
impact in the near-term conditions, then cumulative impacts would also be less-than-
significant. Project-related air quality impacts were found to be less- than-significant in the 
near-term conditions. The project would not adversely affect regional air quality in the 
future. Therefore, this impact would be less than significant. 
 

4) Less-than-Significant Impact 

The shortest distance between a project site and the nearest sensitive receptor (single family 
homes) is approximately 630 feet. Construction activities would be short term and 
intermittent. Although used during construction, heavy construction equipment would be 
the main source of pollutants during construction of the project. Given that heavy 
equipment would be used intermittently and during the day time hours, and given the short 
duration of construction activities in a given area and distance to the nearest sensitive 
receptor, exposure of sensitive receptors to substantial pollutant concentrations would not 
occur. Operation of the project would not result in substantial pollutant concentrations. 
This impact would be less than significant. 
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5) Less-than-Significant Impact 

Given the use of heavy equipment during construction, the time of day heavy equipment 
would be operated, and the distance to the nearest sensitive receptor, the project would not 
emit objectionable odors that would be adversely affect a substantial number of people. 
Operation of the project would not emit odors. Therefore, construction and operation of 
the project would have a less-than-significant impact associated with odors. This impact 
would be less than significant. 

D. Biological Resources 

SETTING AND DESCRIPTION 
The project site is located in northwest Merced, approximately three miles northwest of Downtown 
and a two and a half mile northeast of Highway 99. The development is surrounded by sites that 
are considered undeveloped (east, and west), with a single-family home subdivision (under 
construction) to the south,  and agricultural uses to the north across Cardella Road outside City 
limits. The project site does not contain any creeks or other wetland areas. 

The general project area is located in the Central California Valley eco-region (Omernik 1987).  
This eco-region is characterized by flat, intensively farmed plains with long, hot, dry summers and 
cool, wet winters (14-20 inches of precipitation per year).  The Central California Valley eco-
region includes the Sacramento Valley to the north, the San Joaquin Valley to the south, and  
ranges between the Sierra Nevada Foothills to the east and the Coastal Range foothills to the west.  
Nearly half of the eco-region is actively farmed, and about three-fourths of that farmed land is 
irrigated. 

The biological resources evaluation, prepared as part of the Merced Vision 2030 General Plan 
Program Environmental Impact Report (EIR), does not identify the project area as containing any 
seasonal or non-seasonal wetland or vernal pool areas.  Given the adjacent, built-up, urban land 
uses/agricultural uses and major roadways, no form of unique, rare or endangered species of plant 
and/or animal life could be sustained on the subject site.  
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1) No Impact  

The proposed project would not have any direct effects on animal life by changing the 
diversity of species, number of species, reducing the range of any rare or endangered 
species, introducing any new species, or leading to deterioration of existing fish or wildlife 
habitat.  Although the Merced Vision 2030 General Plan identifies several species of plant 
and animal life that exist within the City’s urban boundaries, the subject site does not 
contain any rare or endangered species of plant or animal life.   

 
Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No Impact 

D.        Biological Resources.  Would the Project:     

1) Have a substantial adverse effect, either directly 
or through habitat modification, on any species 
identified as a candidate, sensitive, or special 
status species in local or regional plans, 
policies, or regulations, or by the California 
Department of Fish and Game or U.S. Fish and 
Wildlife Service?   

 
 

 
 

2) Have a substantial adverse effect on any 
riparian habitat or other sensitive natural 
community identified in local or regional plans, 
policies, regulations, or by the California 
Department of Fish and Game or U.S. Fish and 
Wildlife Service?     

3) Have a substantial adverse effect on federally 
protected wetlands as defined by Section 404 of 
the Clean Water Act (including, but not limited 
to, marsh, vernal pool, coastal, etc.) through 
direct removal, filling, hydrological 
interruption, or other means?   

 
 
 

 
 
 

4) Interfere substantially with the movement of 
any native resident or migratory fish or wildlife 
species or with established native resident or 
migratory wildlife corridors, or impede the use 
of native wildlife nursery sites?     

5) Conflict with any local policies or ordinances 
protecting biological resources, such as a tree 
preservation policy or ordinance?     

6) Conflict with the provisions of an adopted 
Habitat Conservation Plan, Natural Community 
Conservation Plan, or other approved local, 
regional, or state habitat conservation plan?     
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2) Less-than -Significant Impact 

The proposed project would not have any direct effects on riparian habitat or any other 
sensitive natural community. The City General Plan identifies Bear, Black Rascal, 
Cottonwood, Miles, Fahrens, and Owens Creeks within the City’s growth area.  The subject 
site is approximately 2.15 miles from Bear Creek, and approximately 0.33 miles for 
Fahrens Creek which are Waters of the U.S. under the jurisdiction of the U.S. Army Corps 
of Engineers (ACOE), the California Department of Fish and Wildlife (CDFW), and the 
Regional Water Quality Control Board.  Any proposed “fill” of that waterway would be 
subject to permits from ACOE, CDFW, and the Regional Water Quality Control Board.  
No such “fill” or disturbance of the waterway is proposed as part of this development.  The 
City’s General Plan requires the preservation of the creek in its natural state.  No riparian 
habitat identified in CDFW or USFW plans are present on the project site.  Therefore, the 
Project would have a less-than-significant impact on riparian habitat.   

3) No Impact 

The project site would not have any direct effect on wetlands as no wetlands have been 
identified in the project area.   

4) No Impact  

The Project would not have any adverse effects on any resident or migratory fish or wildlife 
species or with established native resident migratory wildlife corridor, or impede the use 
of native wildlife nursery sites.   

5) Less Than Significant Impact 

The Project would not interfere with any local policies or ordinances protecting biological 
resources such as tree preservation policy or ordinance. The City requires the planting and 
maintenance of street trees along all streets and parking lot trees in parking lots but has no 
other tree preservation ordinances.   

6) No Impact 

The proposed project would not conflict with the provisions of a habitat conservation plan.  
There are no adopted Habitat Conservation Plans, Natural Conservation Community Plan, 
or other approved local, regional, or state Habitat Conservation Plan for the City of Merced 
or Merced County.   

E. Cultural Resources 

SETTING AND DESCRIPTION 
The City of Merced area lies within the ethnographic territory of the Yokuts people.  The Yokuts 
were members of the Penutian language family which held all of the Central Valley, San Francisco 
Bay Area, and the Pacific Coast from Marin County to near Point Sur.   

Merced County was first explored by Gabriel Moraga in 1806, when he named the Merced River, 
“El Rio de Nuestra Senra de la Merced.”  Moraga’s explorations were designed to locate 
appropriate sites for an inland chain of missions.  Moraga explored the region again in 1808 and 
1810. 
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Archaeology 

Archaeological sites are defined as locations containing significant levels of resources that identify 
human activity. Very little archaeological survey work has been conducted within the City or its 
surrounding areas.  Creeks, drainage, and sloughs exist in the northern expansion area of the City, 
and Bear Creek and Cottonwood Creek pass through the developed area.  Archaeological sites in 
the Central Valley are commonly located adjacent to waterways and represent potential for 
significant archaeological resources. 

Paleontological sites are those that show evidence of pre-human existence.  They are small 
outcroppings visible on the earth’s surface.  While the surface outcroppings are important 
indications of paleontological resources, it is the geological formations that are the most important.  
There are no known sites within the project area known to contain paleontological resources of 
significance. 

Historic Resources 

In 1985, in response to community concerns over the loss of some of the City’s historic resources, 
and the perceived threats to many remaining resources, a survey of historic buildings was 
undertaken in the City.  The survey focused on pre-1941 districts, buildings, structures, and objects 
of historical, architectural, and cultural significance.  The survey area included a roughly four 
square-mile area of the central portion of the City. 

The National Register of Historic Places, the California Historical Landmarks List, and the 
California Inventory of Historic Resources identify several sites within the City of Merced.  These 
sites are listed on the Merced Historical Site Survey and are maintained by the Merced Historical 
Society.  There are no listed historical sites on the project site. 

According to the environmental review conducted for the General Plan, there are no listed 
historical sites and no known locations within the project area that contain sites of paleontologic 
or archeological significance.  The General Plan (Implementation Action SD-2.1.a) requires that 
the City utilize standard practices for preserving archeological materials that are unearthed during 
construction, as prescribed by the State Office of Historic Preservation. 

 
Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No Impact 

E.        Cultural Resources.  Would the Project:     

1) Cause a substantial adverse change in the 
significance of a historical resource as defined 
in §15064.5?     

2) Cause a substantial adverse change in the 
significance of an archaeological resource 
pursuant to §15064.5?     

3) Directly or indirectly destroy a unique 
paleontological resource or site or unique 
geologic feature?     

4) Disturb any human remains, including those 
interred outside of formal cemeteries?     
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1) Less-than-Significant Impact 

The Project would not alter or destroy any known historic or archaeological site, building, 
structure, or object; nor would it alter or affect unique ethnic cultural values or restrict 
religious or sacred uses. According to the environmental review conducted for the General 
Plan, there are no listed historical sites and no known locations within the project area that 
contain sites of historical or archeological significance.  The General Plan (Implementation 
Action SD-2.1.a) requires that the City utilize standard practices for preserving 
archeological materials that are unearthed during construction, as prescribed by the State 
Office of Historic Preservation.   

2) Less-than-Significant Impact  

The Project would not alter or destroy any known prehistoric or archaeological site, 
building, structure, or object; nor would it alter or affect unique ethnic cultural values or 
restrict religious or sacred uses. According to the environmental review conducted for the 
General Plan, there are no listed historical sites and no known locations within the project 
area that contain sites of historical or archeological significance.  The General Plan 
(Implementation Action SD-2.1.a) requires that the City utilize standard practices for 
preserving archeological materials that are unearthed during construction, as prescribed by 
the State Office of Historic Preservation.   

3) Less-than-Significant Impact  

The Project would not alter or destroy any paleontological resource, site, or unique 
geological feature.  According to the environmental review conducted for the General Plan, 
there are no listed historical sites and no known locations within the project area that 
contain sites of paleontological significance.  The General Plan (Implementation Action 
SD-2.1.a) requires that the City utilize standard practices for preserving archeological 
materials that are unearthed during construction, as prescribed by the State Office of 
Historic Preservation.   

4) Less-than-Significant Impact  

The proposed project would not disturb any known human remains, including those 
interred outside of formal cemeteries; nor would it alter or affect unique ethnic cultural 
values or restrict religious or sacred uses.  There are no known cemeteries in the project 
area. Excavation of the site would be needed to construct the proposed project, so it is 
possible that human remains would be discovered. However, Section 7050.5 of the 
California Health and Safety Code requires that if human remains are discovered during 
the construction phase of a development, all work must stop in the immediate vicinity of 
the find and the County Coroner must be notified. If the remains are determined to be 
Native American, the Coroner will notify the Native American Heritage Commission, 
which in turn will inform a most likely descendant. The descendant will then recommend 
to the landowner the appropriate method for the disposition of the remains and any 
associated grave goods. Additionally, the City’s General Plan (Implementation Action SD-
2.1.a) requires that the City utilize standard practices for preserving archeological materials 
that are unearthed during construction, as prescribed by the State Office of Historic 
Preservation.  By following the requirements of the Health and Safety Code and 
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Compliance with the City’s General Plan, this potential impact would be less than 
significant. 

F. Geology and Soils 

SETTING AND DESCRIPTION 
The City of Merced is located approximately 150 miles southeast of San Francisco along the east 
side of the southern portion of the Great Valley Geomorphic Province, more commonly referred 
to as the San Joaquin Valley.  The valley is a broad lowland bounded by the Sierra Nevada to the 
east and Coastal Ranges to the west.  The San Joaquin Valley has been filled with a thick sequence 
of sedimentary deposits from Jurassic to recent age.  A review of the geological map indicates that 
the area around Merced is primarily underlain by the Pleistocene Modesto and Riverbank 
Formations with Holocene alluvial deposits in the drainages.  Miocene-Pliocene Mehrten and 
Pliocene Laguna Formation materials are present in outcrops on the east side of the SUDP/SOI. 
Modesto and Riverbank Formation deposits are characterized by sand and silt alluvium derived 
from weathering of rocks deposited east of the SUDP/SOI.  The Laguna Formation is made up of 
consolidated gravel sand and silt alluvium, and the Mehrten Formation is generally a well 
consolidated andesitic mudflow breccia conglomerate.   

Faults and Seismicity  

A fault, or a fracture in the crust of the earth along which rocks on one side have moved relative 
to those on the other side, are an indication of past seismic activity.  It is assumed that those that 
have been active recently are the most likely to be active in the future, although even inactive faults 
may not be “dead.”  “Potentially Active” faults are those that have been active during the past two 
million years or during the Quaternary Period.  “Active” faults are those that have been active 
within the past 11,000 years. Earthquakes originate where movement or slippage occurs along an 
active fault. These movements generate shock waves that result in ground shaking. 

Based on review of geologic maps and reports for the area, there are no known “active” or 
“potentially active” faults, or Alquist-Priolo Earthquake Fault Zones (formerly referred to as a 
Special Studies Zone) in the SUDP/SOI. In order to determine the distance of known active faults 
within 50 miles of the Site, the computer program EZ-FRISK was used in the General Plan update. 

Soils 

Soil properties can influence the development of building sites, including site selection, structural 
design, construction, performance after construction, and maintenance.  Soil properties that affect 
the load-supporting capacity of an area include depth to groundwater, ponding, flooding, 
subsidence, shrink-swell potential, and compressibility.   
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1) Less than Significant Impact 

The project site is not located within a mapped fault hazard zone, and there is no record or 
evidence of faulting on the project site (City of Merced General Plan Figure 11.1).    
Because no faults underlie the project site, no people or structures would be exposed to 
substantial adverse effects related to earthquake rupture. 

 

Potentially 
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F.        Geology and Soils.  Would the Project:     

1) Expose people or structures to potential 
substantial adverse effects, including the 
risk of loss, injury, or death involving: 

a) Rupture of a known earthquake fault, as 
delineated on the most recent Alquist-
Priolo Earthquake Fault Zoning Map issued 
by the State Geologist for the area or based 
on other substantial evidence of a known 
fault?     

b) Strong seismic ground shaking?     
c) Seismic-related ground failure, including 

liquefaction?     
d) Landslides? 

    
2) Result in substantial soil erosion or loss of 

topsoil? 
    

3) Be located on a geologic unit or soil that is 
unstable, or that would become unstable as 
a result of the project, and potentially result 
in on- or offsite landslide, lateral spreading, 
subsidence, liquefaction, or collapse? 

    
4) Be located on expansive soil, as defined in 

Table 18-1-B of the Uniform Building Code 
(1994), creating substantial risks to life or 
property? 

    
5) Have soils incapable of adequately supporting 

the use of septic tanks or alternative waste water 
disposal systems where sewers are not available 
for the disposal of waste water? 

    
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According to the City’s Merced Vision 2030 General Plan EIR, the probability of soil 
liquefaction occurring within the City of Merced is considered to be a low to moderate 
hazard; however, a detailed geotechnical engineering investigation would be required for 
the project in compliance with the California Building Code (CBC). 

There would be no exposure to any geological hazards in the project area. 

Ground shaking of moderate severity may be expected to be experienced on the project site 
during a large seismic event.  All building permits are reviewed to ensure compliance with 
the California Building Code (CBC).  In addition, the City enforces the provisions of the 
Alquist Priolo Special Study Zones Act that limit development in areas identified as having 
special seismic hazards.  All new structures shall be designed and built in accordance with 
the standards of the California Building Code.   

APPLICABLE GENERAL PLAN GOALS AND POLICIES 
The City’s Merced Vision 2030 General Plan contains policies that address seismic safety. 

Goal Area S-2:  Seismic Safety: 
Goal: Reasonable Safety for City Residents from the Hazards of Earthquake and 
Other Geologic Activity 

Policies 
S-2.1 Restrict urban development in all areas with potential ground failure 

characteristics. 

The Project would not expose people or structures to potential substantial adverse effects, 
including the risk of loss, injury, or death involving landslides. 

Landslides generally occur on slopes of 15 percent or greater.  The project site’s 
topography is generally of slopes between 0 and 3 percent, which are considered 
insufficient to produce hazards other than minor sliding during seismic activity.   

Therefore, no hazardous conditions related to seismic ground shaking would occur with 
the implementation of the Project. Additionally, the implementation of the project would 
not lead to offsite effects related to hazards related to seismic groundshaking, nor would 
any existing off-site hazards be exacerbated. 

2) Less-Than-Significant Impact  

Construction associated with the proposed project could result in temporary soil erosion 
and the loss of topsoil due to construction activities, including clearing, grading, site 
preparation activities, and installation of the proposed buildings and other improvements. 
The City of Merced enforces a Storm Water Management Program in compliance with the 
Federal Clean Water Act. All construction activities are required to comply with the City’s 
Erosion and Sediment Control Ordinance (MMC §15.50.120.B), including the 
implementation of Best Management Practices (BMPs) to limit the discharge of sediment.   

3) Less Than Significant Impact 

The City of Merced is located in the Valley area of Merced County and is, therefore, less 
likely to experience landslides than other areas in the County.  The probability of soil 
liquefaction actually taking place anywhere in the City of Merced is considered to be a low 
hazard.  Soil types in the area are not conducive to liquefaction because they are either too 
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coarse or too high in clay content.  According to the Merced Vision 2030 General Plan 
EIR, no significant free face failures were observed within this area and the potential for 
lurch cracking and lateral spreading is, therefore, very low within this area. 

4) Less-Than-Significant  

Expansive soils are those possessing clay particles that react to moisture changes by 
shrinking (when they dry) or swelling (when they become wet).  Expansive soils can also 
consist of silty to sandy clay. The extent of shrinking and swelling is influenced by the 
environment, extent of wet or dry cycles, and by the amount of clay in the soil. This 
physical change in the soils can react unfavorably with building foundations, concrete 
walkways, swimming pools, roadways, and masonry walls.   

Implementation of General Plan Policies, adherence to the Alquist-Priolo Act, and 
enforcement of the California Building Code (CBC) Standards would reduce the effect of 
this hazard on new buildings and infrastructure associated with the proposed development. 
This would reduce potential impacts to a less-than-significant level. 

5) No Impact 

The project site would not have soils incapable of adequately supporting the use of septic 
tanks or alternative wastewater disposal systems where sewers are not available for the 
disposal of wastewater.  However, the proposed project would be served by the City’s 
sewer system.  No new septic systems are allowed within the City Limits, and any existing 
systems will need to be removed upon demolition of the current home on the site.  

G. Hazards and Hazardous Materials 

SETTING AND DESCRIPTION 
Hazardous Materials 

A substance may be considered hazardous due to a number of criteria, including toxicity, 
ignitability, corrosivity, or reactivity.  The term “hazardous material” is defined in law as any 
material that, because of quantity, concentration, or physical, or chemical characteristics, poses a 
significant present or potential hazard to human health and safety or to the environment. 

Wildland and Urban Fire Hazards 

Both urban and wildland fire hazard potential exists in the City of Merced and surrounding areas, 
creating the potential for injury, loss of life, and property damage.  Urban fires primarily involve 
the uncontrolled burning of residential, commercial, or industrial structures due to human 
activities. Wildland fires affect grassland, brush or woodlands, and any structures on or near these 
fires.  Such fires can result from either human-made or natural causes. 

Urban fires comprise the majority of fires in the City of Merced. The site is adjacent to 
undeveloped agricultural land, which could be a source for a wildland fire.  However, the City of 
Merced Fire Department has procedures in place to address the issue of wildland fires, so no 
additional mitigation would be necessary.    
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Airport Safety 

The City of Merced is impacted by the presence of two airports-Merced Regional Airport, which 
is in the southwest corner of the City, and Castle Airport (the former Castle Air Force Base), 
located approximately eleven miles northwest of the subject site.   

The continued operation of the Merced Regional Airport involves various hazards to both flight 
(physical obstructions in the airspace or land use characteristics which affect flight safety) and 
safety on the ground (damage due to an aircraft accident).  Growth is restricted around the Regional 
Airport in the southwest corner of the City due to the noise and safety hazards associated with the 
flight path.   

Castle Airport also impacts the City.  Portions of the northwest part of the City’s SUDP/SOI and 
the incorporated City are within Castle’s safety zones. The primary impact is due to noise (Zones 
C and D), though small areas have density restrictions (Zone B2). The military discontinued 
operations at Castle in 1995.  One important criterion for determining the various zones is the noise 
factor. Military aircraft are designed solely for performance, whereas civilian aircraft have 
extensive design features to control noise.   

Potential hazards to flight include physical obstructions and other land use characteristics that can 
affect flight safety, which include:  visual hazards such as distracting lights, glare, and sources of 
smoke; electronic interference with aircraft instruments or radio communications; and uses which 
may attract flocks of birds.  In order to safeguard an airport's long-term usability, preventing 
encroachment of objects into the surrounding airspace is imperative. 

According to the Merced County Airport Land Use Compatibility Plan, the project site is not 
located in any restricted safety zones for either airport, and no aircraft overflight, air safety, or 
noise concerns are identified. 

Railroad 

Hazardous materials are regularly shipped on the BNSF and SP/UP Railroad lines that pass 
through the City. While unlikely, an incident involving the derailment of a train could result in the 
spillage of cargo from the train in transporting.  The spillage of hazardous materials could have 
devastating results. The City has little to no control over the types of materials shipped via the rail 
lines. There is also a safety concern for pedestrians along the tracks and vehicles utilizing at-grade 
crossings. The design and operation of at-grade crossings allows the City some control over rail-
related hazards.  Ensuring proper gate operation at the crossings is the most effective strategy to 
avoid collision and possible derailments.  The Burlington Northern Santa Fe Railroad is 
approximately 2 miles from the site and Union Pacific Railroad is approximately 3 miles away. 

Public Protection and Disaster Planning 

Hospitals, ambulance companies, and fire districts provide medical emergency services. 
Considerable thought and planning have gone into efforts to improve responses to day-to-day 
emergencies and planning for a general disaster response capability.   

The City’s Emergency Plan and the County Hazardous Waste Management Plan both deal with 
detailed emergency response procedures under various conditions for hazardous material spills. 
The City also works with the State Department of Health Services to establish cleanup plans and 
to monitor the cleanup of known hazardous waste sites within the City. 
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G.       Hazards and Hazardous Materials.            

            Would the Project: 

    

1) Create a significant hazard to the public or the 
environment through the routine transport, use, 
or disposal of hazardous materials? 

  

 

 
2) Create a significant hazard to the public or the 

environment through reasonably foreseeable 
upset and accident conditions involving the 
release of hazardous materials into the 
environment?     

3) Emit hazardous emissions or handle hazardous 
or acutely hazardous materials, substances, or 
waste within one-quarter mile of an existing or 
proposed school?     

4) Be located on a site which is included on a list 
of hazardous materials sites compiled pursuant 
to Government Code Section 65962.5 and, as a 
result, would it create a significant hazard to the 
public or the environment?     

5) For a project located within an airport land use 
plan or, where such a plan has not been adopted, 
within two miles of a public airport or public 
use airport, would the project result in a safety 
hazard for people residing or working in the 
project area?     

6) For a project within the vicinity of a private 
airstrip, would the project result in a safety 
hazard for people residing or working in the 
project area?     

7) Impair implementation of or physically 
interfere with an adopted emergency response 
plan or emergency evacuation plan?     

8) Expose people or structures to a significant risk 
of loss, injury, or death involving wildland 
fires, including where wildlands are adjacent to 
urbanized areas or where residences are 
intermixed with wildlands?     

 
1) Less-Than-Significant Impact 

Construction activities associated with the proposed project would involve the use, storage, 
transport, and disposal of oil, gasoline, diesel fuel, paints, solvents, and other hazardous 
materials. The Project would be required to adhere to all applicable federal and state health 
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and safety standards. Construction activity must also be in compliance with the California 
Occupational Safety and Health Administration regulations (Occupational Safety and 
Health Act of 1970). Compliance with these requirements would reduce the risk of hazards 
to the public to a less-than-significant level. 

2) Less-Than-Significant Impact 

Construction on the project site would be reviewed for the use of hazardous materials at 
the building permit stage. Implementation of Fire Department and Building Code 
regulations for hazardous materials, as well as implementation of federal and state 
requirements, would reduce any risk caused by a future use on the site from hazardous 
materials to a less than significant level. 

APPLICABLE GENERAL PLAN GOALS AND POLICIES 
The City of Merced Vision 2030 General Plan contains policies that address hazardous 
materials. 

Goal Area S-7:  Hazardous Materials 
Goal: Hazardous Materials Safety for City Residents 

Policies 
S-2.1 

Prevent injuries and environmental contamination due to the uncontrolled 
release of hazardous materials. 

Implementing Actions: 
7.1.a 

Support Merced County in carrying out and enforcing the Merced County 
Hazardous Waste Management Plan. 

7.1.b 
Continue to update and enforce local ordinances regulating the permitted 
use and storage of hazardous gases, liquids, and solids. 

7.1.d Provide continuing training for hazardous materials enforcement and 
response personnel. 

 
3) Less-Than-Significant Impact 

The nearest school is Rivera Elementary and Middle Schools, located on the northeast 
corner of Buena Vista and R Street. The subject site is within 1.2 miles of this school.  
There are no other existing or proposed schools within ¼ mile of the site.  Given the 
California Building Code protective measures required during the construction process, 
this developments impacts would be less than significant. Post-construction, the site would 
be used for dwelling purposes only. 

4) Less-Than-Significant Impact 

No project actions or operations would result in the release of hazardous materials that 
could affect the public or the environment, and no significant hazard to the public or the 
environment would result with project implementation.  This potential impact is less than 
significant. 
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5) Less-Than-Significant Impact 

The project site is located over four miles from the Merced Regional Airport. The 
approximate 10-acre site is surrounded by existing residential uses or reserved for 
residential purposes, except for north across Cardella Road which is in County jurisdiction 
with a General Plan designation of Office Commercial. Given the land use designation and 
surrounding land use, the potential impact is less than significant.   

6) Less-Than-Significant Impact 

The closest private airstrip to the site is approximately 15 miles away. There would be no 
hazard to people living or working on the project site. 

7) Less-Than-Significant Impact 

The proposed project will not adversely affect any adopted emergency response plan or 
emergency evacuation plan.  No additional impacts would result from the development of 
the project area over and above those already evaluated by the EIR prepared for the Merced 
Vision 2030 General Plan.   

APPLICABLE GENERAL PLAN GOALS AND POLICIES: 
The Merced Vision 2030 General Plan contains policies that address disaster preparedness. 

Goal Area S-1:  Disaster Preparedness 
Goal: General Disaster Preparedness 

Policies 
S-1.1 

Develop and maintain emergency preparedness procedures for the City. 
Implementing Actions: 
1.1.a 

Keep up-to-date through annual review the City’s existing Emergency Plan 
and coordinate with the countywide Emergency Plan. 

1.1.b 
Prepare route capacity studies and determine evacuation procedures and 
routes for different types of disasters, including means for notifying 
residents of a need to evacuate because of a severe hazard as soon as 
possible. 

7.1.d Provide continuing training for hazardous materials enforcement and 
response personnel. 

 
8) Less-Than-Significant Impact 

According to the EIR prepared for the Merced Vision 2030 General Plan, the risk for 
wildland fire within the City of Merced is minimal.  According to the Cal Fire website, the 
Merced County Fire Hazard Severity Zone Map shows the project site is designated as a 
“Local Responsibility Area” (LRA) with a Hazard Classification of “LRA Unzoned.”   

The City of Merced Fire Department is the responsible agency for responding to fires at 
the subject site.  The project site is served by Station #53 located on 800 Loughborough 
Drive (approximately 1.75 miles from the project site). 
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The site is not near agricultural land that could be susceptible to wildland fires.  The City 
of Merced Fire Department has procedures in place to address the issue of wildland fires, 
so no additional mitigation would be necessary.  This potential impact is less than 
significant. 

H. Hydrology and Water Quality 

SETTING AND DESCRIPTION 
Water Supplies and Facilities 

The City’s water supply system consists of 22 wells and 14 pumping stations equipped with 
variable speed pumps that attempt to maintain 45 to 50 psi (pounds per square inch) nominal water 
pressure.  The City is required to meet State Health pressure requirements, which call for a 
minimum of 20 psi at every service connection under the annual peak hour condition and 
maintenance of the annual average day demand plus fire flow, whichever is stricter.  The project 
site could be serviced by the extensions of water lines in El Redondo Drive, Horizons Avenue, and 
new lines installed in Gaucho Drive.  

Storm Drainage/Flooding 

In accordance with the adopted City of Merced Standard Designs of Common Engineering 
Structures, percolation/detention basins are designed to temporarily collect runoff so that it can be 
metered at acceptable rates into canals and streams that have limited capacity. The project would 
be required to adhere to the Post Construction Standards for compliance with the City’s Phase II 
MS4 permit issued by the state of California. 

 
Potentially 
Significant 

Impact 

Less Than 
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Mitigation 
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Less Than 
Significant 

Impact 
No Impact 

H.        Hydrology and Water Quality.                   

            Would the Project: 

    

1) Violate any water quality standards or waste 
discharge requirements?     

2) Substantially deplete groundwater supplies or 
interfere substantially with groundwater 
recharge such that there would be a net deficit 
in aquifer volume or a lowering of the local 
groundwater table level (e.g., the production 
rate of pre-existing nearby wells would drop to 
a level which would not support existing land 
uses or planned uses for which permits have 
been granted)?     

3) Substantially alter the existing drainage pattern 
of the site or area, including through the 
alteration of the course of a stream or river, in a 
manner which would result in substantial 
erosion or siltation on or offsite?     
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4) Substantially alter the existing drainage pattern 
of the site or area, including through the 
alteration of the course of a stream or river, or 
substantially increase the rate or amount of 
surface runoff in a manner which would result 
in flooding on or offsite?     

5) Create or contribute runoff water which would 
exceed the capacity of existing or planned 
storm water drainage systems or provide 
substantial additional sources of polluted 
runoff?     

6) Otherwise substantially degrade water quality?     
7) Place housing within a 100-year flood hazard 

area as mapped on a federal Flood Hazard 
Boundary or Flood Insurance Rate Map or other 
flood hazard delineation map?     

8) Place within a 100-year flood hazard area 
structures which would impede or redirect flood 
flows?     

9) Expose people or structures to a significant risk 
of loss, injury, or death involving flooding, 
including flooding as a result of the failure of a 
levee or dam?     

10) Inundation by seiche, tsunami, or mudflow?     
 

1) Less-Than-Significant Impact  

The Project is not expected to violate any water quality standards or waste discharge 
requirements during construction or operation. In addition to compliance with standard 
construction provisions, the Project shall be required to comply with the Merced Storm 
Water Master Plan and the Storm Water Management Plan, and obtain all required permits 
for water discharge. During project operations, the City has developed requirements to 
minimize the impact to storm water quality caused by development and redevelopment. 
The increase in impervious areas caused by development can cause an increase in the type 
and quantity of pollutants in storm water runoff. Prior planning and design to minimize 
pollutants in runoff from these areas is an important component to storm water quality 
management. These standards are set forth in the City’s Post-Construction Standards Plan 
and provide guidance for post-construction design measures to ensure that storm water 
quality is maintained. Compliance with these requirements and permits would reduce the 
impact to a less than significant level.  

APPLICABLE GENERAL PLAN GOALS AND POLICIES: 
The Merced Vision 2030 General Plan contains policies that address Water Quality and 
Storm Drainage. 
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Goal Area P-5:  Storm Drainage and Flood Control 
Goal: An Adequate Storm Drainage Collection and Disposal System in Merced 

Policies 
P-5.1 

Provide effective storm drainage facilities for future development. 
P-5.2 Integrate drainage facilities with bike paths, sidewalks, recreation facilities, 

agricultural activities, groundwater recharge, and landscaping. 
 

Implementing Actions: 
5.1.a 

Continue to implement the City’s Storm Water Master Plan and the Storm 
Water Management Plan and its control measures. 

5.1.c Continue to require all development to comply with the Storm Water 
Master Plan and any subsequent updates. 

 
2) Less-Than-Significant Impact  

The City of Merced is primarily dependent on groundwater sources that draw from the San 
Joaquin aquifer.  The City has 22 active well sites with one under construction, and 14 
pumping stations, which provide service to meet peak hour urban level conditions and the 
average daily demand plus fire flows. 

According to the City of Merced Water Master Plan, the estimated average peak water 
demand for the City is 23.1 mgd.   

The proposed project is estimated to use approximately 3,000 gallons of water per day.  
This would represent 0.0080% of the estimated average daily water consumption.  
Although development of the site would restrict onsite recharge where new impervious 
surface areas are created, all alterations to groundwater flow would be captured and routed 
to the storm water percolation ponds or pervious surfaces with no substantial net loss in 
recharge potential anticipated.  This reduces this impact to a less-than-significant level.   

3) Less-Than-Significant Impact  

The proposed project would result in modifications to the existing drainage pattern on the 
site.  If required by the City’s Engineering Department, the project will be designed to 
capture all surface water runoff onsite and then drain into the City’s existing storm drainage 
system.   

The project site is currently vacant and consists of pervious surfaces.  The proposed project 
would create impervious surfaces over a large portion of the project site, thereby preventing 
precipitation from infiltrating and causing it to pond or runoff.  However, stormwater flows 
would be contained onsite and piped or conveyed to the City’s stormwater system, there 
would be no potential for increased erosion or sedimentation.  

Developed storm drainage facilities in the area are adequate to handle this minor increase 
in flows. The Project would not result in a substantial alteration of drainage in the area, and 
no offsite uses would be affected by the proposed changes.  All potential impacts are less 
than significant.   
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4) Less-Than-Significant Impact  

The proposed project would alter the existing drainage pattern of the site, but not in a 
manner that would result in flooding.  The site is currently mostly vacant and any 
construction on the site would alter the drainage pattern and reduce the absorption 
capability of the site.  There are no streams or rivers that would be affected.  All storm 
runoff would be captured onsite and conveyed through pipes to the City’s stormwater 
system.   Any changes to the site would drain into the City’s existing storm drain system 
which would prevent any onsite or offsite flooding.  This potential impact is less than 
significant.   

5) Less-Than-Significant Impact  

Construction on the site will drain into the City’s existing storm drain system.  The 
developer would be required to provide documentation showing the capacity exists within 
the existing lines and basin to serve this project.     

6) Less-Than-Significant Impact 

The proposed project would not substantially degrade water quality.  The proposed project 
would be served by the City’s water system and all water runoff will be contained onsite 
then directed out to the City’s storm drain system.  The construction of the project would 
not affect the water quality and would not degrade water quality in the area.  This potential 
impact is less than significant.   

7) Less-Than-Significant Impact 

The project would be required to comply with flood-related regulations, including 
submitting a flood elevation certificate to the City’s Building Department during the 
building permit process. This potential impact is less than significant.   

8) Less-Than-Significant Impact 

The Flood Insurance Rate Map shows the project within a Zone “X,” limited flood hazard 
area.  As required with all new construction, the project would be required to comply with 
all requirements of the California Building Code (CBC) to ensure construction of the 
buildings meets the minimum requirements set forth by the CBC and the requirements of 
Flood Zone “X.”  Therefore, there are no significant impacts. 

9) Less-Than-Significant Impact 

The proposed project would not expose people or structures to a significant risk of loss, 
injury, or death involving flooding, including flooding as a result of the failure of a levee 
or dam.  According to Figure 11.3 of the Merced Vision 2030 General Plan, the project 
site is inside the inundation area of the Yosemite Lake Dam, but not the Bear Reservoir 
Dam.  In the case of dam failure, the General Plan Safety Element addresses local hazard 
response procedures.  This potential impact is less than significant. 

10)  Less-Than-Significant Impact 

The proposed project is located approximately 80 miles from the Pacific Ocean, distant 
from any large lakes, and not within the inundation zones for Lake Yosemite or Bear 
Reservoir at an elevation ranging from approximately 173 feet above MSL.  According to 
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the City’s General Plan Safety Element, the City of Merced is not subject to inundation by 
tsnami, seiche, or mudflow.  This potential impact is less than significant.  

I. Land Use and Planning 

SETTING AND DESCRIPTION 
The project site is located within the City Limits of Merced and within its Specific Urban 
Development Plan and Sphere of Influence (SUDP/SOI). 

SURROUNDING USES 
Refer to Page 2 of this Initial Study and the map at Attachment A for the surrounding land uses. 

Current Use 

The project site is approximately 10 acres of mostly undeveloped land located on the south side of 
Cardella Road, between El Redondo Drive and Horizon Avenue. 

The project site is currently within a Planned Development with General Plan designations of 
Office Commercial (CO) and Neighborhood Commercial (CN), which would allow commercial 
uses such as, but not limited to, retail, grocery stores, restaurants, personal services, medical, and 
professional services. The proposed land use amendment would convert the site from commercial 
to residential with a  residential density of approximately 4.95 units per acre, which is within the 
allowable range of 2 to 6 dwelling units per acre for the proposed General Plan designation of Low 
Density Residential (LDR), a change from commercial.  

 
Potentially 
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Less Than 
Significant 
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Mitigation 
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Less Than 
Significant 

Impact 
No Impact 

I.         Land Use and Planning.   

            Would the Project: 

    

1) Physically divide an established community?     
2) Conflict with any applicable land use plan, 

policy, or regulation of an agency with 
jurisdiction over the project (including, but not 
limited to, the general plan, specific plan, local 
coastal program, or zoning ordinance) adopted 
for the purpose of avoiding or mitigating an 
environmental effect?     

3) Conflict with any applicable habitat 
conservation plan or natural community 
conservation plan?     

 
1) Less-Than-Significant Impact 

The project site is within the boundaries of the Merced City Limits.  It would not physically 
divide the community as it is already part of the City. The extension of El Redondo Drive 

83



Initial Study #22-50 
Page 27 of 50 

 

and Horizons Avenue would improve connectivity north to Cardella Road with a direct 
access to the northern portion of Merced instead of having to backtrack south to Yosemite 
Avenue to then travel north to access Cardella Road. This potential impact is less than 
significant.  

2) Less-Than-Significant Impact 

The project would change the zoning from commercial to residential, for a site that is 
surrounded by residential zones and an existing residential subdivision to the south. The 
current designation of commercial was implemented in order to provide an “Urban 
Village” in this area. Without the commercial, the surrounding Village Residential is no 
longer necessary. However, the proposal would be compatible with surrounding residential 
zones, therefore, the impact is less than significant.  

3) No Impact 

No Habitat Conservation Plans or Natural Community Conservation Plans have been 
adopted by the City of Merced.  Therefore, there would be no impact. 

J. Mineral Resources 

SETTING AND DESCRIPTION 
The City of Merced does not contain any mineral resources that require managed production 
according to the State Mining and Geology Board.  Based on observed site conditions and review 
of geological maps for the area, economic deposits of precious or base metals are not expected to 
underlie the City of Merced or the project site.  According to the California Geological Survey, 
Aggregate Availability in California - Map Sheet 52, minor aggregate production occurs west and 
north of the City of Merced, but economic deposits of aggregate minerals are not mined within the 
immediate vicinity of the SUDP/SOI.  Commercial deposits of oil and gas are not known to occur 
within the SUDP/SOI or immediate vicinity.  

According to the Merced County General Plan Background Report (June 21, 2007), very few 
traditional hard rock mines exist in the County.  The County’s mineral resources are almost all 
sand and gravel mining operations.  Approximately 38 square miles of Merced County, in 10 
aggregate resource areas (ARA), have been classified by the California Division of Mines and 
Geology for aggregate. The 10 identified resource areas contain an estimated 1.18 billion tons of 
concrete resources with approximately 574 million tons in Western Merced County and 
approximately 605 million tons in Eastern Merced County.  Based on available production data 
and population projections, the Division of Mines and Geology estimated that 144 million tons of 
aggregate would be needed to satisfy the projected demand for construction aggregate in the 
County through the year 2049. The available supply of aggregate in Merced County substantially 
exceeds the current and projected demand. 
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J.         Mineral Resources.  Would the Project:     

1) Result in the loss of availability of a known 
mineral resource that would be of value to 
the region and the residents of the state?     

2) Result in the loss of availability of a locally-
important mineral resource recovery site 
delineated on a local general plan, specific 
plan, or other land use plan?     

 

1) No Impact  

No mineral resources occur within City Limits, SUDP/SOI, or within the project site, so 
no impact.  

2) Less-Than-Significant Impact  

See #1 above.  

K. Noise 

SETTING AND DESCRIPTION 
Potential noise impacts of the proposed project can be categorized as those resulting from 
construction and those from operational activities.  Construction noise would have a short-term 
effect; operational noise would continue throughout the lifetime of the project.  Construction 
associated with the development of the project would increase noise levels temporarily during 
construction.  Operational noise associated with the development would occur intermittently with 
the continued operation of the proposed project.  

Some land uses are considered more sensitive to noise levels than other uses.  Sensitive land uses 
can include residences, schools, nursing homes, hospitals, and some public facilities, such as 
libraries.  The noise level experienced at the receptor depends on the distance between the source 
and the receptor, the presence or absence of noise barriers and other shielding devices, and the 
amount of noise attenuation (lessening) provided by the intervening terrain.  For line sources such 
as motor or vehicular traffic, noise decreases by about 3.0 to 4.5A –weighted decibels (dBA) for 
every doubling of the distance from the roadway. 

Noise from Other Existing Sources 

Vehicular noise from Cardella Road, El Redondo Drive, and Horizon Avenue would be the 
primary existing noise source at the project site.  The nearest railroad corridor is approximately 
2.25 miles from the project site. The site is surrounded by various residential properties that 
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generate operational noise on a daily basis. The are no industrial uses located within 1,000 feet of 
the project site. 

According to the Merced Vision 2030 General Plan, noise exposure not exceeding 45 dB is 
considered to be a “normally acceptable” noise level for residential uses. 

 

 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact No Impact 

K.         Noise.  Would the Project result in:     

1) Exposure of persons to or generation of noise 
levels in excess of standards established in the 
local general plan or noise ordinance, or 
applicable standards of other agencies?     

2) Exposure of persons to or generation of 
excessive groundborne vibration or 
groundborne noise levels?     

3) A substantial permanent increase in ambient 
noise levels in the project vicinity above levels 
existing without the project?     

4) A substantial temporary or periodic increase in 
ambient noise levels in the project vicinity 
above levels existing without the project?     

5) For a project located within an airport land use 
plan or, where such a plan has not been 
adopted, within two miles of a public airport 
or public use airport, would the project expose 
people residing or working in the project area 
to excessive noise levels? 

  

  
6) For a project within the vicinity of a private 

airstrip, would the project expose people 
residing or working in the project area to 
excessive noise levels?   

  
     

 
1) Less Than Significant  

Construction Noise 

Construction of the Project would temporarily increase noise levels in the area during the 
construction period.  Therefore, the noise from construction may be steady for a few 
months and then cease all together. Construction activities, including site preparation and 
grading, building construction, and sidewalk and street improvements would be considered 
an intermittent noise impact throughout the construction period. These activities could 
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result in various effects on sensitive receptors, depending on the presence of intervening 
barriers or other insulating materials. The effects will be short term and would result in a 
less than significant impact.  

Operational Noise 

Operational noise would be the main noise source expected from the proposed project.  
Traffic coming to and from the project site would generate the most noise.  However, the 
site is surrounded by other residential uses, which are generally expected to generate 
similar amount of noise as the proposed development. Implementation of the Project would 
not lead to continued offsite effects related to noise generated by the Project.  Given the 
noise from similar low impact zones near the subject site, this potential impact is less than 
significant. 

2) Less-Than-Significant Impact  

Implementation of the proposed project would not result in the generation of any ground 
borne vibration or noise.  This is a less-than-significant impact. 

3) Less-Than-Significant Impact  

As noted above, limited operational noise would be expected from the proposed residential 
project.  Any development on the site could be considered an increase in the ambient noise, 
given the fact that the site is currently vacant.  However, as explained previously, the site 
is within a residential area and surrounded by residential properties. The potential impacts 
of this project in the vicinity are less than significant. 

4) Less-Than-Significant Impact  

The project construction will cause temporary and periodic increases in the ambient noise 
levels. However, because the construction noise will only be temporary and the increase in 
noise generated from the site would be minimal, the impacts are less than significant.  

5) Less-Than-Significant Impact  

The project site is located within 4 miles from active areas of the Merced Regional Airport 
and approximately 10 miles from the Castle Airport.  The airport has a flight patterns that 
goes northwest/southeast, which most likely does not fly directly over the project site, 
however, given the distance between the project site and the airports, there should be less-
than-significant impact. Therefore, no population working or living at the site would be 
exposed to excessive levels of aircraft noise.  This potential impact is less than significant. 

6) Less-Than-Significant Impact  

See Section #5 above. 

L. Population and Housing 

SETTING AND DESCRIPTION 

The Project includes the construction of 53 single-family residential units on 53 lots.  
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Expected Population and Employment Growth 

According to the State Department of Finance population estimates for 2022, the City of Merced’s 
population was estimated to be 89,058.  Population projections estimate that the Merced SUDP 
area will have a significant population of 159,900 by the Year 2030.   

According to the Merced Vision 2030 General Plan, the City of Merced is expected to experience 
significant population and employment growth by the Year 2030.   

 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact No Impact 

L.         Population and Housing.   

            Would the Project: 

    

1) Induce substantial population growth in an area 
either directly (for example, by proposing new 
homes and businesses) or indirectly (for 
example, through extension of roads or other 
infrastructure)?     

2) Displace substantial numbers of existing 
housing, necessitating the construction of 
replacement housing elsewhere?     

3) Displace substantial numbers of people, 
necessitating the construction of replacement 
housing elsewhere?     

 
 

1) Less-Than-Significant Impact 

The project site has a General Plan designation of Office Commercial and Neighborhood 
Commercial which allows a residential density up to 36 dwelling units per acre with a 
conditional use permit. The proposed land use change of Low Density Residential which 
would allow between 2 and 6 dwelling units per acre, 16% of the number units that can be 
constructed with the current land use designations. Based on the reduced density, this 
potential impact would be less than significant.     

2) Less-Than-Significant Impact 

The project site is currently undeveloped and would be considered in-fill development for 
53 single-family homes, resulting in less-than-significant impact.   

3) No Impact 

The project site is undeveloped on this approximate 10-acre site.  No housing would be 
displaced as a result of this project.  Therefore, the impact is less than significant. 
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M. Public Services 

SETTING AND DESCRIPTION 
Fire Protection 

The City of Merced Fire Department provides fire protection, rescue, and emergency medical 
services from five fire stations throughout the urban area.   Fire Station #53 is located at 800 
Loughborough Drive, approximately 1.5 miles from the site.   This Station would serve the 
proposed project.  

Police Protection 

The City of Merced Police Department provides police protection for the entire City.   The Police 
Department employs a mixture of sworn officers, non-sworn officer positions (clerical, etc.), and 
unpaid volunteers (VIP). The service standard used for planning future police facilities is 
approximately 1.37 sworn officers per 1,000 population, per the Public Facilities Financing Plan. 

Schools 

The public school system in Merced is served by three districts: 1) Merced City School District 
(elementary and middle schools); 2) Merced Union High School District (MUHSD); and, 3) 
Weaver Union School District (serving a small area in the southeastern part of the City with 
elementary schools).  The districts include various elementary schools, middle (junior high) 
schools, and high schools.   

As the City grows, new schools will need to be built to serve our growing population.  According 
to the Development Fee Justification Study for the MUHSD, Merced City Schools students are 
generated by new development at the following rate: 

 

Table 6 Student Generation Rates 
Commercial/Industrial 

Category 
Elementary (K-8) 

(Students per 1,000 sq.ft.) 
High School (9-12) 

(Students per 1,000 sq.ft.) 
Retail 0.13 0.038 
Restaurants 0.00 0.157 
Offices 0.28 0.048 
Services 0.06 0.022 
Wholesale/Warehouse 0.19 0.016 
Industrial 0.30 0.147 
Multi-Family 0.559 (per unit) 0.109 (per unit) 

 
Based on the table above, the 45 units would generate 30 K-8 students and 6 high school students.  
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1) Less Than Significant  

a) Fire Protection 

The project site would be served by Fire Station #53, located at 800 Loughborough Drive 
(approximately 1.5 mile from the project site).  The response from this station would meet 
the desired response time of 4 to 6 minutes, citywide, 90 percent of the time, within the 
financial constraints of the City.  The proposed change in land use designation would not 
affect fire protection services, and no new or modified fire facilities would be needed.  Any 
changes to the building or site would be required to meet all requirements of the California 
Fire Code and the Merced Municipal Code.  Compliance with these requirements would 
reduce any future impacts to a less than significant level. 

At the time a building permit is issued, the developer would be required to pay Public 
Facility Impact Fees (PFIF).  A portion of this fee goes to cover the city’s costs for fire 
protection such as fire stations, etc.  In addition, the developer would be required to annex 
into the City’s Community Facilities District for Services. This would result in an 
assessment paid with property taxes in which a portion of the tax would go to pay for fire 
protection services.  Compliance with all Fire, Building, and Municipal Code  requirements 
as well as payment of the Public Facility Impact Fees, and annexation into the City’s CFD 
for services would reduce any potential impacts to a less than significant level. 

b) Police Protection 

The site would be served by the City Police Department.  The development of the vacant 
project site could result in more calls to the site.  Implementation of the proposed project 
would not require any new or modified police facilities. 

 
Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No Impact 

M.        Public Services.  Would the Project:     

1) Result in substantial adverse physical impacts 
associated with the provision of new or 
physically altered governmental facilities, need 
for new or physically altered governmental 
facilities, the construction of which could cause 
significant environmental impacts, in order to 
maintain acceptable service ratios, response 
times or other performance objectives for any 
of the following public services:     

a) Fire Protection?     
b) Police Protection?     
c) Schools?     
d) Parks?     
e) Other Public Facilities?     
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The same requirements for paying Public Facility Impact Fees and annexation into the 
City’s Community Facilities District for Services would apply with a portion of the fees 
and taxes collected going toward the costs for police protection. Therefore, this potential 
impact is reduced to a less-than-significant level.   

c) Schools 

The project site is located within the boundaries of the Merced City School District and 
Merced Union High School District. Based on the table and discussion provided in the 
“Settings and Description” section above, the proposed development would likely generate 
additional students to the school system. As appropriate, the developer would be required 
to pay all fees due under the Leroy F. Greene School Facilities Act of 1988.  Once these 
fees are paid, the satisfaction of the developer of his statutory fee under California 
Government Code §65995 is deemed “full and complete mitigation” of school impacts.  
This potential impact is less than significant.   

d) Parks 

Rudolph Joseph Merino Park is located 0.50 miles south of the site.  This housing 
development would slightly increase the use of neighborhood or regional parks. 

Payment of the fees required under the Public Facilities Financing Program (PFIF) as 
described above would be required at time of building permit issuance to help fund future 
parks and maintenance of existing parks would be required at the building permit stage.  
The proposed amenities onsite and the payment of fees would reduce this potential impact 
to less than significant. 

e) Other Public Facilities 

The development of the Project could impact the maintenance of public facilities and could 
generate impacts to other governmental services.  Payment of the fees required under the 
Public Facilities Financing Program (PFIF) as described above would mitigate these 
impacts to a less than significant level. 

N. Recreation 

SETTING AND DESCRIPTION 
The City of Merced has a well-developed network of parks and recreation facilities. Several City 
parks and recreation facilities are located within a one-mile radius of the project site.  
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N.        Recreation.  Would the Project:     

1) Increase the use of neighborhood and regional 
parks or other recreational facilities such that 
substantial physical deterioration of the facility 
would occur or be accelerated?  

2) Does the project include recreational facilities 
or require the construction or expansion of 
recreational facilities which might have an 
adverse physical effect on the environment?   

 
1) Less the Significant Impact  

Development of the Project may increase the use of neighborhood or regional parks. 
However, payment of the required development fees at the building permit stage along with 
the amenities on site would reduce the potential impacts to a less than significant level.    

2) No Impact 

The Project is not responsible for the construction or expansion of any recreational 
facilities. 

O. Transportation/Traffic 

SETTING AND DESCRIPTION 

For additional information see Appendix A at Attachment C for combined studies on Air Quality, 
Green House Gas Emissions, and Vehicle Miles Traveled. 

Roadway System 

The project site is located in northwest Merced, approximately three miles north of Downtown 
and two miles north of Highway 99. The project site consists of an undeveloped lot totaling 
approximately 10.70 acres. The project site is bounded by collector roads (north-south bound), El 
Redondo Drive and Horizon Avenue, and the nearest east-west road in Cardella Road, being a 
Major Arterial Road designed to carry large volumes of traffic traversing through a large portion 
of the community. Yosemite Avenue connects with Highway 59 and R Street which link with 
Highway 99 that connects Merced with other regional communities throughout the State. Cardell 
Road will do so in the future.  

 

Transit Service 

The Transit Joint Powers Authority for Merced County has jurisdiction over public transit in 
Merced County and operates The Bus. The Bus provides transportation for residents traveling 
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within Merced and outside the City within neighboring communities such as Planada, Atwater, 
and Livingston. 

 

Vehicle Miles Traveled 
 

Senate Bill (SB) 743 directs the Governor’s Office of Planning and Research (OPR) to develop 
new guidelines for assessing transportation-related impacts that “promote the reduction of 
greenhouse gas emissions, the development of multimodal transportation networks, and a diversity 
of land uses” (Public Resources Code Section 21099[b][1]). These new guidelines will replace 
automobile delay, as described through level of service (LOS), with more appropriate criteria and 
metrics based on travel demand, such as “vehicle miles traveled, vehicle miles traveled per capita, 
automobile trip generation rates, or automobile trips generated” (Public Resources Code Section 
21099[b][1]). The State CEQA Guidelines have been amended to include guidance for measuring 
travel demand and to recommend that delays related to congestion no longer be considered a 
significant impact under CEQA (OPR 2016).  

Vehicle Miles Traveled Analysis 

Calculation of VMT shown in the CalEEMod output files in Appendix A, Section 4.0 Operational 
Detail – Mobile, 4.2 Trip Summary Information shows that the project’s annual VMT is 1,906,497 
miles. This is unmitigated VMT and does not show reduction for location of the project to 
transportation, schools, connectivity, employment centers, and shopping.   

The project is located within 0.7 mile of the R Street and Pacific Drive bus stop (M2, Merced R 
Street Route). The project site is located within 0.9 miles from the University of California Merced 
and 1.2 miles from Rivera Intermediate and Elementary Schools. Merino Park is located 
approximately 0.55 miles from the project site. The project is located within three miles of the city 
center where the majority of employers are located. Shopping centers and markets are located 
within two miles of the project site and throughout Merced.  

The CalEEMod trip generation (Institute of Transportation Engineers (ITE), Trip Generation 
Manual, 10th Edition) provides for trip lengths of for home to work as 10.8-mile, home to shop as 
7.3-miles, and home to other (schools, recreation) as 7.5-miles. As shown above the distance to 
from home to work, home to shopping, and home to schools is less than half these default distance 
provided by the ITE; therefore, given the location of the project, it is expected to reduce VMT by 
more 50 percent, resulting is a project VMT of 953,518 miles or a 50 percent reduction in the 
project's VMT.   
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O.        Transportation/Traffic. 

Would the project: 

    

1) Conflict with adopted policies, plans, or 
programs regarding public transit, bicycle, 
or pedestrian facilities, or otherwise 
decrease the performance or safety of such 
facilities?  

   

2) Would the project conflict or be 
inconsistent with CEQA Guidelines 
Section 15064.3 subdivision (b)? 

 

   

3) Substantially increase hazards due to a 
design feature (e.g. sharp curves or 
dangerous intersections) or incompatible 
uses (e.g. farm equipment)?   

  

4) Result in inadequate emergency access? 

  

  

 

1) Less-than-Significant Impact 

The CalEEMod trip generation (Institute of Transportation Engineers (ITE), Trip 
Generation Manual, 10th Edition) provides for trip lengths of for home to work as 10.8-
mile, home to shop as 7.3-miles, and home to other (schools, recreation) as 7.5-miles. As 
shown above the distance to from home to work, home to shopping, and home to schools 
is less than half these default distance provided by the ITE; therefore, given the location of 
the project, it is expected to reduce VMT by more 50 percent, resulting is a project VMT 
of 953,518 miles or a 50 percent reduction in the project's VMT.  There are no specific 
planned transit, bicycle, or pedestrian facilities for this site – so the development would not 
be eliminating or impact any of the infrastructure required for those modes of 
transportation. This would result in a less than significant impact.   

2) Less-than-Significant Impact  

Per CEQA Guidelines Section 15064.3, alternative modes of transportation are being 
assessed. The Amtrak (passenger train service) is located within 3 miles south providing 
services to the greater California area and connections to travel across the county. The 
closest airport is Merced Regional Airport, located approximately 3 miles to the east. The 
project is located within 0.7 mile of the R Street and Pacific Drive bus stop (M2, Merced 
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R Street Route). The project site is located within 0.9 miles from the University of 
California Merced and 1.2 miles from Rivera Intermediate and Elementary Schools. 
Merino Park is located approximately 0.55 miles from the project site. The project is 
located within three miles of the city center where the majority of employers are located. 
Shopping centers and markets are located within two miles of the project site and 
throughout Merced.  

The project would not result in a change in-air traffic patterns, including air traffic 
associated with any airports. The increase in density would result in slightly more vehicle 
miles traveled to surrounding uses. 

3) Less-than-Significant Impact 

The project site is surrounded by developed subdivisions that are missing road connections. 
The proposed subdivision would extend some of the existing roads in El Redondo Drive 
and Horizon Avenue installing missing infrastructure along these roads up to Cardella 
Road. The proposal does not require changes to the existing street network.  

The project site is surrounded by a new single-family home subdivision to the south, and  
undeveloped but entitled parcels that are missing road connections. The proposed 
subdivision would extend some of the existing roads in El Redondo Drive and Horizon 
Avenue, and install missing infrastructure Cardella Road and the new Gaucho Drive. The 
proposal does not require significant changes to the existing street network. Therefore, less 
than significant impact would occur. 

4) Less-than-Significant Impact 

The subject site is an approximate 10.76-acre parcel on mostly undeveloped land in a 
neighborhood with a General Plan designation of Village Core Residential to the east and 
west of the subject site (minimum 10 dwelling units per acre) and to the south with the 
same designation with a housing subdivision currently under construction (Sage Creek). 
There is currently a gap missing infrastructure of roads and utilities between future 
developments to the east and west, and connectivity with various subdivisions immediately 
to the south up to Cardella Road where currently there is no direct vehicle access. This 
entire area has a General Plan designation of Office Commercial (CO)/Neighborhood 
Commercial (CN) which would allow multifamily with a conditional use permit at a 
density of 12 to 36 dwelling units pe acre. Approving this subdivision would connect the 
future east and west developments via road extensions and utility installation of Gaucho 
Drive, and connect the various subdivisions to the south up to Cardella Road where there 
is currently no access. These road connections would improve the street network within 
the neighborhood and improve emergency access to the site or surrounding uses. Therefore, 
project construction and operation would not pose a significant obstacle to emergency 
response vehicles. This impact on emergency access would be less than significant 
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P. PUBLIC UTILITIES AND FACILITIES  
SETTING AND DESCRIPTION 
Water  

The City’s water system is composed of 22 groundwater production wells located throughout the 
City, and approximately 350 miles of main lines.  Well pump operators ensure reliability and 
adequate system pressure at all times to satisfy customer demand.  Diesel powered generators help 
maintain uninterrupted operations during power outages.  The City of Merced water system 
delivers more than 24 million gallons of drinking water per day to approximately 20,733 
residential, commercial, and industrial customer locations.  The City is required to meet State 
Health pressure requirements, which call for a minimum of 20 psi at every service connection 
under the annual peak hour condition and maintenance of the annual average daily demand plus 
fire flow, whichever is stricter.  The City of Merced Water Division is operated by the Public 
Works Department.  

The City of Merced’s wells have an average depth of 414 feet and range in depth from 161 feet to 
800 feet. The depth of these wells would suggest that the City of Merced is primarily drawing 
water from a deep aquifer associated with the Mehrten geological formation.  Increasing urban 
demand and associated population growth, along with an increased shift by agricultural users from 
surface water to groundwater and prolonged drought have resulted in declining groundwater levels 
due to overdraft. This condition was recognized by the City of Merced and the Merced Irrigation 
District (MID) in 1993, at which time the two entities began a two-year planning process to ensure 
a safe and reliable water supply for Eastern Merced County through the year 2030.  Integrated 
Regional Water Planning continues today through various efforts. 

Wastewater 

Wastewater (sanitary sewer) collection and treatment in the Merced urban area is provided by the 
City of Merced. The wastewater collection system handles wastewater generated by residential, 
commercial, and industrial uses in the City.  

The City Wastewater Treatment Plant (WWTP), located in the southwest part of the City about 
two miles south of the airport, has been periodically expanded and upgraded to meet the needs of 
the City’s growing population and new industry.  The City’s wastewater treatment facility has a 
capacity of 11.5 million gallons per day (mgd); with an average flow of 8.5 mgd.  The City has 
recently completed an expansion project to increase capacity to 12 mgd and upgrade to tertiary 
treatment with the addition of filtration and ultraviolet disinfection.  Future improvements would 
add another 8 mgd in capacity (in increments of 4 mgd), for a total of 20 mgd.  This design capacity 
can support a population of approximately 174,000.  The collection system will also need to be 
expanded as development occurs.  

Treated effluent is disposed of in several ways depending on the time of year.  Most of the treated 
effluent (75% average) is discharged to Hartley Slough throughout the year.  The remaining treated 
effluent is delivered to a land application area and the on-site City-owned wetland area south of 
the treatment plant.  

Storm Drainage  

The Draft City of Merced Storm Drainage Master Plan addresses the collection and disposal of 
surface water runoff in the City’s SUDP.  The study addresses both the collection and disposal of 
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storm water.  Systems of storm drain pipes and catch basins are laid out, sized, and costed in the 
plan to serve present and projected urban land uses.   

It is the responsibility of the developer to ensure that utilities, including storm water and drainage 
facilities, are installed in compliance with City regulations and other applicable regulations.  
Necessary arrangements with the utility companies or other agencies will be made for such 
installation, according to the specifications of the governing agency and the City [(Ord. 1342 § 2 
(part), 1980: prior code § 25.21(f)).] The disposal system is mainly composed of MID facilities, 
including water distribution canals and laterals, drains, and natural channels that traverse the area.   

The City of Merced has been involved in developing a Storm Water Management Plan (SWMP) 
to fulfill requirements of storm water discharges from Small Municipal Separate Storm Sewer 
System (MS4) operators in accordance with Section 402(p) of the Federal Clean Water Act 
(CWA).  The SWMP was developed to also comply with General Permit Number CAS000004, 
Water Quality Order No. 2003-0005-DWQ. 

Solid Waste 

The City of Merced is served by the Highway 59 Landfill and the Highway 59 Compost Facility, 
located at 6040 North Highway 59.  The County of Merced is the contracting agency for landfill 
operations and maintenance, as the facilities are owned by the Merced County Association of 
Governments.  The City of Merced provides services for all refuse pick-up within the City limits 
and franchise hauling companies collect in the unincorporated areas.  In addition to these two 
landfill sites, there is one private disposal facility, the Flintkote County Disposal Site, at SR 59 
and the Merced River.  This site is restricted to concrete and earth material. 

 

Potentially 
Significant 
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Less Than 
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P.        Utilities and Service Systems.       

            Would the Project: 

    

1) Exceed wastewater treatment requirements of 
the applicable Regional Water Quality Control 
Board?    

 

2) Require or result in the construction of new 
water or wastewater treatment facilities or 
expansion of existing facilities, the construction 
of which could cause significant environmental 
effects?      

3) Require or result in the construction of new 
storm water drainage facilities or expansion of 
existing facilities, the construction of which 
could cause significant environmental effects? 

    
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4) Have sufficient water supplies available to 
serve the project from existing entitlements and 
resources, or are new or expanded entitlements 
needed? 

    

5) Result in a determination by the wastewater 
treatment provider which serves or may serve 
the project that it has adequate capacity to serve 
the project’s projected demand in addition to 
the provider’s existing commitments?     

6) Be served by a landfill with sufficient permitted 
capacity to accommodate the project’s solid 
waste disposal needs? 

    
7) Comply with federal, state, and local statutes 

and regulations related to solid waste?     
 

    
 

1) Less-Than-Significant Impact 

The project site would be served by City sewer system.  There is sufficient capacity for 
serving this project within the City of Merced. This potential impact is less than significant. 

2) Less-Than-Significant Impact 

The City’s current water and wastewater system is capable of handling this project within 
the City of Merced.  There are existing sewer and water lines along El Redondo Drive and 
Horizons Avenue, which would be extended to go through the project site.  No significant 
environmental impacts would result from connecting to the line.  This potential impact is 
less than significant. 

3) Less-Than-Significant Impact 

No new facilities or expansions of existing facilities are needed.  This potential impact is 
less than significant. 

4) Less-Than-Significant Impact 

As explained above, no new water facilities are needed for this project.  The existing water 
system is sufficient to serve the development.  Potential impacts are less than significant. 

5) Less-Than-Significant Impact 

Refer to item 2 above. 

6) Less-Than-Significant Impact 

The City of Merced uses the Highway 59 Landfill.  Sufficient capacity is available to serve 
the future project.  According to the Merced Vision 2030 General Plan DEIR, the landfill 
has capacity to serve the City through 2030.  Potential impacts are less than significant.  
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7) Less-Than-Significant Impact 

All construction on the site would be required to comply with all local, state, and federal 
regulations regarding solid waste, including recycling.  Potential impacts are less than 
significant.  

Q. Mandatory Findings of Significance 
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Q.        Mandatory Findings of Significance.       

            Would the Project: 

    

1) Have the potential to degrade the quality of 
the environment, substantially reduce the 
habitat of a fish or wildlife species, cause a 
fish or wildlife population to drop below 
self-sustaining levels, threaten to eliminate 
a plant or animal community, reduce the 
number or restrict the range of a rare or 
endangered plant or animal or eliminate 
important examples of the major periods of 
California history or prehistory?     

2) Have impacts that are individually limited, 
but cumulatively considerable?  
(“Cumulatively considerable” means that 
the incremental effects of a project are 
considerable when viewed in connection 
with the effects of past projects, the effects 
of other current projects, and the effects of 
probably future projects?)      

3) Have environmental effects which will 
cause substantial adverse effects on human 
beings, either directly or indirectly? 

    
 

1) Less-Than-Significant Impact 

As previously discussed in this document, the Project does not have the potential to 
adversely affect biological resources or cultural resources, because such resources are 
lacking on the project site, and any potential impacts would be avoided with 
implementation of the mitigation measures and other applicable codes identified in this 
report.  Also, the Project would not significantly change the existing urban setting of the 
project area.  Thus, this impact would be less than significant. 
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2) Less-Than-Significant Impact 

The Program Environmental Impact Report conducted for the Merced Vision 2030 General 
Plan, the General Plan Program EIR (SCH# 2008071069), has recognized that future 
development and build-out of the SUDP/SOI will result in cumulative and unavoidable 
impacts in the areas of Air Quality and Loss of Agricultural Soils.  In conjunction with this 
conclusion, the City has adopted a Statement of Overriding Considerations for these impacts 
(Resolution #2011-63) which is herein incorporated by reference. 

The certified General Plan EIR addressed and analyzed cumulative impacts resulting from 
changing agricultural use to urban uses.  No new or unaddressed cumulative impacts will 
result from the project that have not previously been considered by the certified General 
Plan EIR or by the Statement of Overriding Considerations, or mitigated by this Expanded 
Initial Study.  This Initial Study does not disclose any new and/or feasible mitigation 
measures which would lessen the unavoidable and significant cumulative impacts. 

The analysis of impacts associated with the development would contribute to the 
cumulative air quality and agricultural impacts identified in the General Plan EIR.  In the 
case of air quality, emissions from the proposed project would be less than significant. The 
nature and extent of these impacts, however, falls within the parameters of impacts 
previously analyzed in the General Plan EIR.  No individual or cumulative impacts will be 
created by the Project that have not previously been considered at the program level by the 
General Plan EIR or mitigated by this Initial Study. 

3) Less-Than-Significant Impact 

Development anticipated by the Merced Vision 2030 General Plan will have significant 
adverse effects on human beings.  These include the incremental degradation of air quality 
in the San Joaquin Basin, the loss of unique farmland, the incremental increase in traffic, 
and the increased demand on natural resources, public services, and facilities.  However, 
consistent with the provisions of CEQA previously identified, the analysis of the proposed 
project is limited to those impacts which are peculiar to the project site or which were not 
previously identified as significant effects in the prior EIR.  The previously-certified 
General Plan EIR and the Statement of Overriding Considerations addressed those 
cumulative impacts; hence, there is no requirement to address them again as part of this 
project. 

This previous EIR concluded that these significant adverse impacts are accounted for in 
the mitigation measures incorporated into the General Plan EIR.  In addition, a Statement 
of Overriding Considerations was adopted by City Council Resolution #2011-63 that 
indicates that the significant impacts associated with development are offset by the benefits 
that will be realized in providing necessary jobs for residents of the City.  The analysis and 
mitigation of impacts have been detailed in the Environmental Impact Report prepared for 
the Merced Vision 2030 General Plan, which is incorporated into this document by 
reference. 

While this issue was addressed and resolved with the General Plan EIR in an abundance of 
caution, in order to fulfill CEQA’s mandate to fully disclose potential environmental 
consequences of projects, this analysis is considered herein.  However, as a full disclosure 
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document, this issue is repeated in abbreviated form for purposes of disclosure, even 
though it was resolved as a part of the General Plan. 

Potential impacts associated with the Project’s development have been described in this 
Initial Study.  All impacts were determined to be less than significant. 

R. Greenhouse Gas Emissions 

For additional information see Appendix A at Attachment C for combined studies on Air 
Quality, Green House Gas Emissions, and Vehicle Miles Traveled. 

SETTING AND DESCRIPTION 

Certain gases in the earth’s atmosphere, classified as greenhouse gases (GHGs), play a 
critical role in determining the earth’s surface temperature. A portion of the solar radiation 
that enters the atmosphere is absorbed by the earth’s surface, and a smaller portion of this 
radiation is reflected back toward space. Infrared radiation is absorbed by GHGs; as a 
result, infrared radiation released from the earth that otherwise would have escaped back 
into space is instead trapped, resulting in a warming of the atmosphere. This phenomenon, 
known as the greenhouse effect, is responsible for maintaining a habitable climate on Earth.  

GHGs are present in the atmosphere naturally, are released by natural sources and 
anthropogenic sources, and are formed from secondary reactions taking place in the 
atmosphere. The following GHGs are widely accepted as the principal contributors to 
human-induced global climate change and are relevant to the project: carbon dioxide 
(CO2), methane, and nitrous oxide. 

Emissions of CO2 are byproducts of fossil fuel combustion. Methane is the main 
component of natural gas and is associated with agricultural practices and landfills. Nitrous 
oxide is a colorless GHG that results from industrial processes, vehicle emissions, and 
agricultural practices.  

Global warming potential (GWP) is a concept developed to compare the ability of each 
GHG to trap heat in the atmosphere relative to CO2. The GWP of a GHG is based on several 
factors, including the relative effectiveness of a gas in absorbing infrared radiation and the 
length of time the gas remains in the atmosphere (i.e., its atmospheric lifetime). The 
reference gas for GWP is CO2; therefore, CO2 has a GWP of 1. The other main GHGs that 
have been attributed to human activity include methane, which has a GWP of 28, and 
nitrous oxide, which has a GWP of 265 (IPCC 2013). For example, 1 ton of methane has 
the same contribution to the greenhouse effect as approximately 28 tons of CO2. GHGs 
with lower emissions rates than CO2 may still contribute to climate change, because they 
are more effective than CO2 at absorbing outgoing infrared radiation (i.e., they have high 
GWPs). The concept of CO2-equivalents (CO2e) is used to account for the different GWP 
potentials of GHGs to absorb infrared radiation. 

Climate Change 

Global climate change is a change in the average weather of the Earth, which can be 
measured by wind patterns, storms, precipitation, and temperature.  It is exacerbated by 
GHGs, which trap heat in the atmosphere (called the “greenhouse” effect).  GHGs include 
carbon dioxide, methane, and nitrous oxide, and are emitted by natural processes and 
human activities.  Potential adverse effects of global climate change include a reduction in 
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the quality and supply of water to the state from the Sierra snowpack, a rise in sea levels, 
and changes to ecosystems and the natural environment. 

Emissions of GHGs contributing to global climate change are attributable in large part to 
human activities associated with the industrial/manufacturing, utility, transportation, 
residential, and agricultural sectors.  Therefore, the cumulative global emissions of GHGs 
contributing to global climate change can be attributed to every nation, region, city, and 
virtually every individual on Earth.  A project’s GHG emissions are at a micro-scale 
relative to global emissions, but could result in a cumulatively considerable incremental 
contribution to a significant cumulative macro-scale impact. 

Regulatory Context 

The City of Merced has developed and approved a Climate Action Plan (October 1, 2012).  
The City of Merced Climate Action Plan provides strategies for reduction of GHG 
emissions.  The SJVAPC Guidance for Valley Land-use Agencies in Addressing GHG 
Emission Impacts for New Projects under CEQA (December 17, 2009) provides guidance 
for addressing GHG analysis and implements a 29 percent reduction in project GHG 
emissions.     

Significance Criteria 

The Climate Action Plan provides strategies and actions for new developments in Part 4: 
Climate Action Plan Strategies and Actions. Consistence with the Climate action Plan 
strategies and action would show the project would not significantly increase GHG 
emissions in the future. The SJVAPCD criteria is to reduce GHG emission by 29 percent 
over business-as-usual.     

 

 

 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact No Impact 

R.        Greenhouse Gas Emissions.   
 Would the project: 

    

1) Generate greenhouse gas emissions, either 
directly or indirectly, that may have a 
significant impact on the environment?     

2) Conflict with an applicable plan, policy, or 
regulation adopted for the purpose of 
reducing the emissions of greenhouse 
gases?  

    
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1) Less -than-Significant Impact 

The San Joaquin Valley Air Pollution Control District (SJVAPCD) is responsible for 
protecting public health and welfare through the administration of federal and state air 
quality laws and policies. In December 2009, SJVAPCD adopted the Final Staff Report 
Addressing Greenhouse Gas Emissions Impacts under the California Environmental 
Quality Act (SJVAPCD 2009). SJVAPCD also developed guidance for land-use agencies 
to address GHG emission impacts for new development projects. Projects complying with 
an approved GHG emission reduction plan or GHG mitigation program would have a less-
than-significant individual and cumulative impact related to GHG emissions. Projects 
implementing best performance standards and reducing project-specific GHG emissions 
by at least 29 percent compared to the business-as-usual condition would have a less-than-
significant individual and cumulative impact on global climate change under this guidance. 
However, models used to estimate GHG emissions now include some of the statewide 
measures that previously would have been used to evaluate this 29 percent reduction 
performance standard, so this particular method of comparison is out of date.  

To establish the context in which to consider the project’s GHG emissions, this analysis 
used guidance from the adjacent Sacramento Metropolitan Air Quality Management 
District (SMAQMD) to determine significance. In 2014, SMAQMD adopted a 
significance threshold for GHG emissions consistent with the goals of Assembly Bill (AB) 
32: 1,100 metric tons (MT) CO2e per year for construction-related and operational 
emissions (SMAQMD 2014). This significance threshold was developed to assess the 
consistency of a project’s emissions with the statewide framework for reducing GHG 
emissions.  

The impacts associated with GHG emissions generated by the project are related to the 
emissions from short-term construction and operations. Off-road equipment, materials 
transport, and worker commutes during construction of the project would generate GHG 
emissions. Emissions generated by the project during operations are related to indirect 
GHG emissions associated with residential uses.   

Project’s GHG Emissions 

The proposed project would result in the emission of GHGs during the construction and 
operational phases. 

Construction GHG Emissions 

Construction of the project would emit GHGs during the operation of heavy equipment.  
Table 5 provides an estimate of project related GHG emissions per construction year.   

Table 5 

 

 

103



Initial Study #22-50 
Page 47 of 50 

 

 

Construction Related GHG Emissions 

Construction Year 

CO2e 
Emissions 

MT/year 

2023 263.27 

2024 110.15 

Maximum Year 
Emissions 263.27 

 

Operational GHG Emissions 

Operation of the project would emit GHGs from area, energy, mobile, stationary, waste, 
and water sources.  Table 5 provides an estimate of project related GHG emissions per 
construction year. Detailed calculations are provided in Appendix A.  

Table 5 

Estimation of Project Related GHG Emissions 

Operation 
CO2e Emissions 

MT/year 

Total GHG Emissions 998.21 

 

GHG emissions associated with construction of the project are short-term and will cease 
following completion of construction activity. Therefore, the project would not generate 
GHG emissions, either directly or indirectly, that may have a significant impact on the 
environment. For additional information see Appendix A at Attachment C. This impact 
would be less than significant. 

2) Less-than-Significant Impact 

In 2006, California enacted AB 32, the California Global Warming Solutions Act of 2006 
(California Health and Safety Code Section 38500 et seq.). AB 32 establishes regulatory, 
reporting, and market mechanisms to achieve reductions in GHG emissions and establishes 
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a cap on statewide GHG emissions. It requires that statewide GHG emissions be reduced 
to 1990 levels by 2020.  

In 2008 and 2014, the California Air Resources Board (ARB) approved the Climate 
Change Scoping Plan (Scoping Plan) and the first update to the Climate Change Scoping 
Plan: Building on the Framework, respectively (ARB 2008; ARB 2014). In 2016, the state 
legislature passed Senate Bill SB 32, which established a 2030 GHG emissions reduction 
target of 40 percent below 1990 levels. In response to SB 32 and the companion legislation 
of AB 197, ARB approved the Final Proposed 2017 Scoping Plan Update: The Strategy 
for Achieving California’s 2030 GHG Target in November 2017 (ARB 2017). The 2017 
Scoping Plan draws from the previous plans to present strategies to reaching California’s 
2030 GHG reduction target. The project would comply with any mandate or standards set 
forth by an adopted Scoping Plan Update effecting construction activities and operations. 

In 2012, the City of Merced adopted the Merced Climate Action Plan to address the 
reduction of major sources of GHG emissions. The climate action plan established an 
emissions target of 1990 levels by 2020, commensurate with the State of California’s target 
(City of Merced 2012). To meet this goal, the City adopted values, goals, and strategies to 
reduce emissions. Goals of the plan include:  

 enhanced mobility of all transportation modes;  
 sustainable community design;  
 water conservation and technology;  
 protection of air resources;  
 waste reduction;  
 increased use of renewable energy sources;  
 building energy conservation; and  
 public outreach and involvement.  

The project would be consistent with the goals of the Merced Climate Action Plan. 

The greatest source of GHG emissions emitted from the project is from mobile sources 
(refer to Appendix A). It is important that the project be consistent with reduced VMT and 
strategy provided in the Climate Action Plan. 

Due to the location of the project to schools, shopping, employment, and transportation, it 
is reasonable to assume that implementation of the project would reduce VMT and 
therefore, reduce GHG emissions (refer to Vehicle Miles Traveled Section below). It is 
anticipated that the location of the project would reduce residential VMT by greater than 
50 percent; however, to be conservative a 50 percent reduction in VMTs was used in the 
CalEEMod (refer to Appendix A). A reduction is VMT of 50 percent will not result in a 
50 percent reduction in GHG emissions because the overall project GHG emissions 
includes, not only mobile emission, but area, energy, waste, and water GHG emission 
sources. Table 6 shows GHG emissions based on the reduction of VMT estimated in 
Vehicle Miles Traveled Section, as shown emissions are reduced by 44 percent, CalEEMod 
output files are provided in Appendix A 
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Table 6 

Reduced VMT Related GHG Emissions 

Operation 

CO2e 
Emissions 

MT/year 

Total 

GHG 
Emissions 555.60 

 

The project is also consistent with the City’s Climate Action Plan, Strategy EM 1.5 
Mobility Development Review Polices due to the project’s connectivity with the adjacent 
neighborhoods, nearby transit stops (Route M5 – Merced South-East), and schools which 
reduce mobile GHG emissions.  The project would not create any significant new sources 
of GHG emissions and would comply with the City’s Climate Action Plan and SJVAPCD 
emissions reduction requirements; therefore, the project would not contribute to adverse 
impacts associated with cumulative GHG emissions. 

As mentioned above, the project would not exceed emissions thresholds adopted by 
SMAQMD and would be consistent with the applicable requirements of the Merced 
Climate Action Plan. Therefore, the project would not conflict with any applicable plans, 
policies, or regulations adopted for the purpose of reducing GHG emissions. For additional 
information see Appendix A at Attachment C. This impact would be less than significant. 
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4. ENVIRONMENTAL DETERMINATION 

On the basis of this initial environmental evaluation: 

 
X 

I find that the project could have a significant effect on the environment, and that 
a NEGATIVE DECLARATION HAS BEEN PREPARED for public review. 

 
March 1, 2023 
 
____________________________________________ 
Francisco Mendoza-Gonzalez, Associate Planner 
 
 
__________________________________________ 
Kim Espinosa, Planning Manager 
Environmental Coordinator 
City of Merced 

 
 
5. PREPARERS OF THE INITIAL STUDY 

LEAD AGENCY 
City of Merced  
Planning & Permitting Division 
678 West 18th Street 
Merced, CA  95340 
(209) 385-6929 
Francisco Mendoza-Gonzalez, Associate Planner  
 

ATTACHMENTS: 

A) Location Map 
B) Site Plan 
C) Appendix A – Combined Studies for Air Quality, Green House Gas Emissions, and 

Vehicle Miles Traveled 
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