
CITY OF MERCED             
Site Plan Review Committee 

 
 

MINUTES 
 
       Planning Conference Room 
       2nd Floor Civic Center 
       Thursday, February 8, 2018 
 
Acting Chairperson ESPINOSA called the meeting to order at 1:36 p.m. 

ROLL CALL 

Committee Members Present: Planning Manager Espinosa (for Director of 
Development Services McBride), Acting City 
Engineer Son, and Acting Assistant Chief 
Building Official Frazier 

Committee Members Absent: None 

Staff Present: Planner/Recording Secretary Mendoza-
Gonzalez  

1. MINUTES 
 

M/S    FRAIZER - SON, and carried by unanimous voice vote, to approve 
the Minutes of January 18, 2018, as submitted. 

 
3. COMMUNICATIONS 
 
 None. 
 
4. ITEMS 
 

4.1 Site Plan Application #419, submitted by Golden Valley Health 
Centers, property owner, to construct a new 2-story medical office 
(approximately 27,000 s.f.) at 3940 Sandpiper Avenue, within an 
Office Commercial (C-O) Zone. 

 
Planner MENDOZA-GONZALEZ reviewed the application for this 
item.  For further information, refer to Draft Site Plan Review 
Committee Resolution #419. The applicant and his associates were 
in attendance to answer questions from the Committee. 





CITY OF MERCED 
SITE PLAN REVIEW COMMITTEE 
RESOLUTION #419 
 

Golden Valley Health Centers 

 Construct a new 2-story medical office 
(approximately 27,000 s.f.) for Golden 
Valley Health Centers. 

APPLICANT  PROJECT 
   
7535 N. Palm Ave., Ste. 201  3940 Sandpiper Avenue 
ADDRESS  PROJECT SITE 
   
Fresno, CA 93711  231-200-004 
CITY/STATE/ZIP  APN 
   
(559) 437-0887  Office Commercial (C-0) 
PHONE  ZONING 

 
In accordance with Chapter 20.68 of the Merced City Zoning Ordinance, the Site Plan 
Review Committee reviewed and administratively approved Site Plan Application #419 on 
February 8, 2018, submitted by Golden Valley Health Centers, property owner, to construct 
a new 2-story medical office (approximately 27,000 s.f.) at 3940 Sandpiper Avenue, within 
an Office Commercial (C-O) Zone.  Said property being more particularly described as 
Parcel 4 as shown on the map entitled “Parcel Map for V&S Real Estate Investments, 
LLC.,” recorded in Book 115 of Page 21 of Merced County Records; also known as 
Assessor’s Parcel Number (APN) 231-200-004. 
 
WHEREAS, the proposal is exempt from the California Environmental Quality Act 
(CEQA) as a second tier environmental document, based upon the City’s determination 
that the proposed development remains consistent with the current General Plan and 
provisions of CEQA Guidelines, in accordance with Section 15162 (Exhibit H); and, 
 
WHEREAS, the Merced City Site Plan Review Committee makes the following Findings: 
 

A) The Project complies with the General Plan designation of Office Commercial 
(CO) and the Zoning designation of Office Commercial (C-O). 

B) The Project is consistent with General Plan Amendment #12-03, Zone Change 
#416, and Revision #5 to the Northeast Yosemite Specific Plan previously 
approved for this site (see Condition #3 and Exhibit E). 

C) General Plan Amendment #12-03, Zone Change #416, and Revision #5 to the 
Northeast Yosemite Specific Plan were approved for this site on May 6, 2013.  
As such, this Project is exempt from the Post Construction Standards for the 
City’s MS IV Permit.   
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D) The Northview Office Center was recently split into multiple parcels through 

Resolution #942 regarding Lot Split #16-03 (Exhibit F). With that approval, the 
property owner was required to record a reciprocal easement for utility lines, 
access, parking, and lighting (as was required in the conditions of approval by 
Condition #21 from General Plan Amendment #12-03, Zone Change #416, and 
Revision #5 to the Northeast Yosemite Specific Plan). 

 
E) This proposal includes the construction of a 2-story medical office that is 

generally 30 feet tall with decorative architectural features reaching a  height of 
45 feet. The proposed site plan includes a 27,000-square-foot medical office, an 
outdoor plaza, bike racks, and bike lockers. The building exterior consist of 
cement plaster walls, plaster trim, metal siding, limestone porcelain veneer, and 
aluminum window shades. The building colors are neutral (beige/brown/blue) 
and consistent with the other office currently being constructed within the 
Northview Office Center.  

F) Merced Municipal Code Table 20.10-2 Development Standards for Commercial 
Zones, Note [3], states that the Site Plan Review Committee may establish the 
maximum height allowed for a commercial building adjacent to a residential 
zone. The Site Plan Review Committee has reviewed this Project and is of the 
opinion that the proposed 45-foot-tall building is appropriate for this site, given 
that the top of the second floor is generally 30 feet tall and the structures above 
that height are generally decorative architectural features.  

G)      The parking requirement for a medical office building is one space for every 250 
square feet of building area. The proposed 27,000-square-foot medical office 
building requires 108 parking spaces. The proposed parking lot includes 131 
parking spaces, which exceeds the minimum parking requirements for this use.  
Parking lot trees at a ratio of one tree for every six parking spaces are also 
required (Condition #13). 

H)      The Project site is subject to the North Merced Sign Ordinance.  For properties 
within a Commercial Office (C-O) Zone, a building or office complex is 
permitted an identification sign of 4 square feet.  However, with approval of an 
Administrative Conditional Use Permit, a building could be allowed ¼ square 
foot of signing for each lineal foot of building frontage up to a maximum of 25 
square feet. The sign area could be increased to 37.5 square feet for the following 
qualifiers: 1) a building with two or more usable stories; 2) a single-story 
building with one hundred feet or more of frontage; or 3) an office complex.  An 
office complex or tenant within an office building could also qualify for a 
monument sign.  Based on Qualifier  No. 1, this site may have up to 37.5 square 
feet of signage (Condition #9). 

I)      A Public Hearing Notice was circulated in the newspaper and mailed to adjacent 
residential property owners at least 10 days before the public hearing, in 
accordance with MMC Section 20.68.050.E and MMC Chapter 20.70. Staff did 
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not receive any public comments for this project as of the time that this report 
was prepared (2/1/2018). 

J)      If the amount of medical uses within the Northview Office Center exceeds 
71,800 square feet, a new traffic study and parking analysis may be required, at 
the discretion of the Director of Development Services (per Condition #27 in the 
Conditions of Approval from General Plan Amendment #12-03, Zone Change 
#416, and Revision #5 to the Northeast Yosemite Specific Plan). This is the 
second medical building reviewed for this office center. The first medical 
building approved for the Northview Office Center is 35,000 square feet. 
Together, that medical building and this medical building total 62,000 square 
feet.   

K)      The subject site has a concrete block wall along the southern property line, 
between the proposed office building and the subdivision to the south, as is 
required under the Conditions of Approval for General Plan Amendment #12-
03, Zone Change #416, and Revision #5 to the Northeast Yosemite Specific 
Plan. 

L)      The proposed Landscape Plan (Exhibit C) includes landscaping and fast 
growing trees along the southern property line as required under the Conditions 
of Approval from General Plan Amendment #12-03, Zone Change #416, and 
Revision #5 to the Northeast Yosemite Specific Plan. 

NOW, THEREFORE, BE IT RESOLVED that the Merced City Site Plan Review 
Committee does approve Site Plan Application #419 subject to the following conditions: 
  
1) The site shall be constructed as shown on Exhibit B (site plan), Exhibit C (landscape 

plan), and Exhibit D (elevations), except as modified by the conditions of approval 
within this resolution. 

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

3) The Project shall comply with all relevant conditions of approval from General Plan 
Ammendment #12-03, Zone Change #416, and Revision #5 to the Northeast 
Yosemite Specific Plan previously approved for the project site. The Project shall 
also comply with all terms and conditions of the Developer Agreement (Exhibit G) 
for the previously referenced projects dated May 6, 2013 and all mitigation 
measures outlined in Initial Study #12-35.  

4) The Project shall comply with the conditions of approval from Resolution #941 for 
Lot Split #16-03. 

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

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

7) 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. 

8) All plans and supporting documents submitted for Building Permit review shall 
comply with the most recently adopted version of the California Building Code. 

9) All signing shall comply with the North Merced Sign Ordinance. With approval of 
Site Plan #419, an increase in sign area for each tenant in compliance with Merced 
Municipal Code Section 17.36.660 is granted.  Each tenant shall be eligible for up 
to ¼-square-foot of signing for each linear foot of building frontage up to a 
maximum of 25 square feet in compliance with MMC Section 17.36.660 (E) or up 
to a maximum of 37.5 square feet of signing if in compliance with MMC Section 
17.36.660 (G). 

10) Only non-illuminated signs shall be allowed on the southern elevation of the 2-story 
building, per Exhibit E previously approved for this site. 

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

12) Parking lot and building lighting shall be shielded or oriented in a way that does 
not allow “spill-over” onto adjacent lots in compliance with the California Energy 
Code requirements.  

13) Parking lot trees shall be installed per the City’s Parking Lot Landscape Standards.  
Trees shall be a minimum of 15-gallons, and be of a type that provides a 30-foot 
minimum canopy at maturity (trees shall be selected from the City’s approved tree 
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list). Trees shall be installed at a ratio of at least one tree for each six parking spaces. 
In addition, street trees shall be planted as required by City Standards.  

14) 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. 

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

16) All mechanical equipment shall be screened from public view.   

17) Any retail uses allowed as an accessory use or otherwise, shall be limited in hours 
to be open no later than 10:00 p.m., per Condition #28 of Exhibit E. 

18) Based on the proposed use and size of the building, the applicant should provide 
short-term bicycle parking spaces equivalent to 8% of required parking spaces and 
long-term bicycle parking spaces equivalent to 8% of required parking spaces. In 
addition, the bicycle parking spaces should meet the City’s design standards for 
bicycle racks, including racks with covered shelters. Based on the required 108 
parking spaces, the applicant should provide 9 short-term and 9 long-term bicycle 
parking spaces. Details to be worked out with Planning staff at the building permit 
stage. 

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

20) The applicant shall comply with Merced County Health Department requirements 
and obtain all necessary permits. 

21) As required by Merced Municipal Code Section 17.04.050 and 17.04.060, full 
public improvements shall be installed/repaired if the permit value of the project 
exceeds $85,000.00. Public improvements may include, but not be limited to, 
repairing/replacing the sidewalk, curb, gutter, street corner ramp(s), and other 
relevant City of Merced/State/Federal standards and regulations.  

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

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

24) The applicant shall work with the City’s Refuse Department to determine the best 
location for the refuse enclosure and to determine if recycling containers would be 
required.  A double trash enclosure may be required. All refuse containers shall be 
located within a refuse enclosure constructed per City Standards.   
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EXHIBIT A



EXHIBIT B



EXHIBIT C



EXHIBIT D



CONDITIONS OF APPROVAL 

General Plan Amendment #12-03;  

Zone Change #416; and, 

Revision #5 to the NE Yosemite Specific Plan  

1) The proposed project shall be constructed/designed as shown on Exhibit 1 

(site plan) and in compliance with the height specified in Exhibit 2 

(elevations)  -- Attachments B and C, except as modified by the conditions. 

2) The proposed project shall comply with all standard Municipal Code and 

Subdivision Map Act requirements as applied by the City Engineering 

Department. 

3) All other applicable codes, ordinances, policies, etc., adopted by the City of 

Merced shall apply. 

4) Approval of the General Plan Amendment and Zone Change 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. 

5) 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 

EXHIBIT E
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governmental entity in which developer/applicant’s project is subject to that 

other governmental entity’s approval and a condition of such approval is that 

the City indemnify and defend (with counsel selected by the City) such 

governmental entity.  City shall promptly notify the developer/applicant of 

any claim, action, or proceeding.  City shall further cooperate fully in the 

defense of the action.  Should the City fail to either promptly notify or 

cooperate fully, the developer/applicant shall not thereafter be responsible to 

indemnify, defend, protect, or hold harmless the City, any agency or 

instrumentality thereof, or any of its officers, officials, employees, or agents. 

6) 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. 

7) Community Facilities District (CFD) formation is required for annual 

operating costs for police and fire services as well as storm drainage, public 

landscaping, street trees, street lights, parks and open space. CFD procedures 

shall be initiated before the first building permit is issued.  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. 

8) Due to the City’s inter-face regulations (MMC Section 20.52), a conditional 

use permit shall be required prior to the construction of all buildings. 

9) The project shall comply with all mitigation measures outlined in Initial 

Study #12-35 (Attachment R) and Exhibit B of the Planning Commission 

Resolution (Attachment S).   

10) All signs shall comply with the North Merced Sign Ordinance and Section 

20.20 (Commercial Office Zone) of the City’s Zoning Ordinance. 

11) The applicant shall construct all improvements per City Standards along the 

property frontage on both the east and west sides of Sandpiper Avenue.  The 

east side of Sandpiper Avenue shall include sidewalk, curb and gutter, and a 

travel lane.  The west side shall include curb and gutter and the travel lane 

only.  The developer shall be eligible for reimbursement for the west half of 

the improvements per Merced Municipal Code Section 17.58.030 and 
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17.58.040.  Sandpiper Avenue to be constructed along the full property 

frontage with the first phase of construction.  (Mitigation Measure – 

Transportation/Traffic #1) 

12) A right turn lane shall be provided at the intersection of Sandpiper Avenue 

and Mercy Avenue.  Additional right-of-way dedication may be needed 

along Sandpiper Avenue to allow the construction of the turn lane.  If the 

City Engineer determines additional right-of-way is needed, the developer 

shall provide the dedication prior to beginning construction on any building.  

(Mitigation Measure – Transportation/Traffic #5) 

13) Mercy Avenue shall be widened and re-striped to provide a continuous Two-

Way left Turn (TWLT) along the school frontage.  This improvement shall 

be provided with the first phase of construction.  (Mitigation Measure – 

Transportation/Traffic #4) 

14) The installation of the sidewalk, curb and gutter along the entire frontage of 

the property along Mansionette Drive shall be installed with the first phase 

of construction.  (Mitigation Measure – Transportation/Traffic #1) 

15) Any missing or damaged improvements along the property frontage on 

Mercy Avenue shall be installed/repaired with the first phase of 

construction.  (Mitigation Measure – Transportation/Traffic #1) 

16) Install solar powered speed detection signs along Mansionette.  A sign shall 

be posted for both northbound and southbound traffic.  (Mitigation Measure 

– Transportation/Traffic #3) 

17) The approval of this General Plan Amendment, Zone Change, and Specific 

Plan Revision allows all principally permitted and accessory uses within a 

Commercial Office (C-O) zone (MMC 20.20).  Accessory uses include 

incidental services, such as restaurants, pharmacies, and retail sales to serve 

occupants and patrons of the principally permitted uses, when conducted and 

entered from within the building group, provided there is no exterior display 

or advertising. 

18) Conditional uses listed in Merced Municipal Code Section 20.20.040 are 

allowed with the approval of a Conditional Use Permit with the exception of 

mortuaries, crematories, bail bonds businesses, and R-4 residential uses 

which are precluded by the Conditional Zoning as proposed and agreed to by 

the applicant and as spelled out in the Developer Agreement per Condition 

#4 . 
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19) Appropriate turning radii shall be provided within the parking areas to allow 

for Fire Department and refuse truck access.  (Mitigation Measure – Public 

Services #1) 

20) Parking lot trees shall be installed per the City’s Parking Lot Landscape 

Standards.  Trees shall be a minimum of 15-gallons, and be of a type that 

provides a 30-foot minimum canopy at maturity (trees shall be selected from 

the City’s approved tree list).  Trees shall be installed at a ratio of at least 

one tree for each six parking spaces. 

21) If the property is split into multiple parcels, owners shall be required to 

record joint access and parking easements allowing free vehicular access and 

parking between parcels.  Such easements shall be recorded as part of any 

parcel map or conditional use permit approval. 

22) A minimum 6-foot high concrete block wall shall be installed along the 

southern property line between this parcel and the residences along the north 

side of Bobolink Court.  The wall could be raised to 7-feet 4-inches if a 

majority of the residents agree to the increased height prior to construction. 

23) Sufficient parking shall be provided with each phase to accommodate the 

uses within that phase per MMC 20.58.  If all the uses within a phase are 

medical office uses, additional parking may be needed to accommodate 

those uses.  It shall be the developer’s responsibility to install all required 

parking necessary for each use prior to occupancy of each building. 

24) Pedestrian access between buildings and to the public sidewalk shall be 

provided.  This may be done through the use of special paving or other 

markings to indicate the pedestrian path of travel and shall be provided with 

each phase of construction.  Details shall be worked out at the Conditional 

Use Permit stage. 

25) The landscaping, including all trees, along the southern property line shall be 

installed with the first phase of construction.  The trees in this area shall be a 

minimum 24-inch box trees and shall consist of a fast-growing tree species 

that will substantially shield the view from the office buildings into the 

residential lots to the south.  No certificates of occupancy shall be issued 

until this landscaping is installed.  The installation of the landscaping 

includes the construction of the block wall required in Condition #22. 

26) Only non-illuminated signs shall be allowed on the southern elevation of the 

two-story buildings (Phases B and C) to prevent any spill-over onto the 

adjacent residential lots. 
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27) If the amount of the medical uses exceeds 71,800 square feet as shown on 

Exhibit A (Attachment B of Staff Report #13-08), a new traffic study and 

parking analysis may be required at the discretion of the Development 

Services Director.   

28) Any retail uses allowed as an accessory use or otherwise shall be limited in 

hours to be open no later than 10:00 p.m. 

29) Bicycle racks shall be provided throughout the development.  A minimum 

ratio equal to 5% of the vehicular parking spaces shall be provided with each 

phase. 

30) The developer shall work with the City’s Refuse Department to 

appropriately place all refuse containers.  Approval of these locations shall 

be included at the Conditional Use Permit stage. 

31) The building design shall be approved at the Conditional Use Permit stage.  

At that time, full elevations, materials, and details on any other design 

elements shall be provided.   

32) All necessary parcel maps shall be approved prior to any building permits 

being issued.   

33) Parking lot lighting shall be shielded or oriented in a way that does not allow 

“spill-over” onto adjacent lots in compliance with the California Energy 

Code requirements.  Any lighting on the building shall be oriented to shine 

downward and not spill-over onto adjacent properties. 

34) If the City Engineer determines additional right-of-way is needed on Mercy 

Avenue, the developer shall dedicate a maximum 10-foot wide strip of land 

along the entire property frontage on Mercy Avenue.  If the City Engineer 

determines less than a 10-foot wide strip is needed, only the width required 

for public use shall be required for dedication.  In return, the City shall work 

with the developer to insure the size of the buildings is not reduced. 

35) A gate shall be installed at the Mercy Avenue driveway and shall 

automatically close during the hours traffic to Cruickshank Middle School is 

at its peak (i.e., during the hours students are being dropped off for school 

and picked up after school).  When school is not in session (during the 

summer or during extended vacation periods), the gate may remain open 

during the peak hours.  The gate shall be equipped with a knox box to allow 

fire department access when the gate is closed.  The gate shall be setback 

from the street to allow for sufficient vehicle stacking.  The location and 

design of the gate shall be approved at the Conditional Use Permit stage. 







































CITY OF MERCED 
Minor Subdivision Committee 
Lot Split Application #16-03 

 
RESOLUTION # 941 

 
WHEREAS, the Merced City Minor Subdivision Committee met on October 12, 2016, to 
consider Lot Split Application #16-03, which would provide for the re-subdivision of an 
approximately 7.55-acre parcel into five separate commercial parcels ranging in size from 
8,000 square feet to 37,250 square feet.  This parcel is generally located at the on the 
southeast corner of Mercy Avenue and Mansionette Drive, Merced, California, APN 231-
040-002; and, 

WHEREAS, upon due public notice, a public hearing was conducted on above said date; 
and, 

WHEREAS, said re-subdivision would create the five separate commercial parcels shown 
on Exhibit A. 

WHEREAS, said Lot Split #16-03 has been reviewed by the Merced Minor Subdivision 
Committee and found to comply with the provisions of the Subdivision Ordinance and Lot 
Split Procedures, and finds the following: 

1. The proposed minor subdivision complies with the currently adopted City of 
Merced General Plan designation of Commercial Office (CO) and the current 
Zoning designation of Commercial Office (C-O). 

2. The City of Merced has conducted an environmental review of the proposed minor 
subdivision in accordance with the California Environmental Quality Act (CEQA) 
and has concluded this is a categorically exempt Class 15 project. 

NOW, THEREFORE, BE IT RESOLVED that the Minor Subdivision Committee does 
approve Lot Split Application #16-03, submitted by Golden Valley Engineering on behalf 
of V & S Real Estate Investments, LLC, property owner, subject to the following 
conditions: 

1. Survey monuments shall be set at all angle points and lot corners. 

2. All construction and improvements, due as part of the building permit stage, shall 
be in accordance with zoning, building, and all other codes, ordinances, standards, 
and policies of the City of Merced. 

3. Community Facilities District (CFD) formation is required for annual operating 
costs for police and fire services as well as storm drainage, public landscaping, 
street trees, street lights, parks and open space. CFD procedures shall be initiated 
prior to the recordation of any parcel map.  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.   

EXHIBIT F



4. Either prior to the sale of any parcel described herein, or within two years of the 
date of this resolution, whichever is sooner, an official parcel map shall be filed 
with the Merced County Recorder in accordance with Section 66410 et. seq. of the 
State of California Government Code (Subdivision Map Act).  Any lawful 
extensions, if granted, would apply. 

5. The Developer Agreement approved for General Plan Amendment #12-03 and 
Zone Change #413 shall be referenced on the Final Map as Document #2013-
018023, recorded 5/16/2013. 

6. Per Condition #11 of Exhibit C (Conditions of Approval) of the Developer 
Agreement, Sandpiper Avenue shall be constructed along the full property frontage 
with the first phase of construction.   

7. Per Condition #13 of Exhibit C (Conditions of Approval) of the Developer 
Agreement, Mercy Avenue shall be widened and re-striped to provide a continuous 
Two-Way Left Turn (TWLT) along the school frontage with the first phase of 
construction. 

8. Per Condition #14 of Exhibit C (Conditions of Approval) of the Developer 
Agreement, sidewalk, curb and gutter along the entire frontage of the property 
along Mansionette Drive shall be installed with the first phase of construction. 

9. The existing 38-foot temporary drainage easement recorded with the Final Map for 
Mansionette Estates Unit 2 in Volume 52, Pages 31,32, and 33 of Merced County 
Records shall be abandoned with the recordation of the Final Map for this Lot Split. 

10. The new 20-foot drainage easement proposed shall be dedicated with the Final Map 
for this Lot Split as shown on Exhibit A. 

11. Covenants, Conditions, and Restrictions (CC&R’s) shall be recorded concurrently 
with the map and shall be cross-referenced on the map.  CC&R’s shall include all 
necessary easements related to joint access, parking, lighting, utilities, and 
maintenance.  Access points and path of travel from City streets to each parcel shall 
be clearly defined in the CC&R’s.   Joint access and parking easements shall allow 
free vehicular access and parking between all parcels.  CC&R’s shall be modified 
as needed to reflect any changes to the site plan.   

12. In lieu of the CC&R’s required by Condition #11, a reciprocal easement for all 
utility lines, access, parking, and lighting shall be recorded by separate document 
concurrently with the final map. 

13. Each parcel shall be allowed only one domestic water service.  Each parcel shall be 
provided with a water connection for fire suppression as required by the California 
Fire Code and may be allowed an additional connection for landscape purposes.  If 
more than one connection on an individual parcel is needed for fire suppression 
and/or landscape purposes, the additional connection shall be approved by the City 
Engineering and Public Works Departments and shall be installed per City 
Standards.   
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