
CITY OF MERCED 
Planning Commission 

 
Resolution #3097 

 
WHEREAS, the Merced City Planning Commission at its regular meeting of 
July 5, 2018, held a public hearing and considered Vesting Tentative 
Subdivision Map #1308,  initiated by Benchmark Engineering, applicant for 
Baxter Ranches, LLC, property owner.  This application involves the 
subdivision of approximately 165 acres into 14 large lots.  This property is 
generally located on the west side of M Street, between Bellevue Road and 
Arrow Wood Drive (extended), within Planned Development (P-D) #42 and 
has the following General Plan Designations:  Regional/Community 
Commercial (RC), High-Medium Residential (HMD), Low-Medium 
Residential (LMD), School (SCH), Open Space (OS), and Low Density 
Residential (LD); also known as Assessor’s Parcel Numbers (APN) 224-010-
009, 224-010-011, and 224-010-021; and, 
 
WHEREAS, the Merced City Planning Commission concurs with Findings 
A through F of Staff Report #18-15; 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 find that the previous 
environmental review [Environmental Impact Report (EIR) for the Bellevue 
Ranch Master Development Plan (SCH#9212055)] remains sufficient and no 
further documentation is required (CEQA Section 15162 Findings), and 
approve Vesting Tentative Subdivision Map #1308, subject to the Conditions 
set forth in Exhibit A attached hereto and incorporated herein by this 
reference. 
 
Upon motion by Commissioner Padilla, seconded by Commissioner Camper, 

and carried by the following vote: 

 
AYES: Commissioners Padilla, Camper, Martinez, Drexel, and 

Chairperson Dylina 
NOES: None 
ABSENT: Commissioners Alshami and Colby 
ABSTAIN:  None 
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Conditions of Approval 
Planning Commission Resolution # 3097 

Vesting Tentative Subdivision Map # 1308 
 

1. The proposed project shall be constructed/designed as shown on Exhibit 
1 (vesting tentative map) -- Attachment C of Staff Report #18-15, except 
as modified by the conditions. 

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 the conditions set forth in Bellevue Ranch 
Master Development Plan (BRMDP) previously approved for this 
project by City Council Resolution #95-24 adopted May 15, 1995.   

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

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, and any officers, officials, employees, or agents 
thereof, from any and all claims, actions, suits, proceedings, or 
judgments against the City, or any agency or instrumentality thereof, and 
any officers, officials, employees, or agents thereof to attack, set aside, 
void, or annul, an approval of the City, or any agency or instrumentality 
thereof, advisory agency, appeal board, or legislative body, including 
actions approved by the voters of the City, concerning the project and 
the approvals granted herein.  Furthermore, developer/applicant shall 
indemnify, protect, defend (with counsel selected by the City), and hold 
harmless the City, or any agency or instrumentality thereof, against any 
and all claims, actions, suits, proceedings, or judgments against any 
governmental entity in which developer/applicant’s project is subject to 
that other governmental entity’s approval and a condition of such 
approval is that the City indemnify and defend such governmental entity.  
City shall promptly notify the developer/applicant of any claim, action, 
or proceeding.  City shall further cooperate fully in the defense of the 
action.  Should the City fail to either promptly notify or cooperate fully, 
the developer/applicant shall not thereafter be responsible to indemnify, 
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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. Should any conflicts arise between the tentative map conditions 
contained herein and those conditions, mitigation measures, and guiding 
principles contained in the BRMDP, Appendices D, E, and F, or any 
other pertinent Sections/Appendices of the BRMDP, said conditions, 
mitigation measures, guiding principles, and sections/appendices shall 
take precedence. 

9. Consistent with Condition of Approval #91 of the BRMDP, the 
Backbone Improvement Plans for the Large Lot Final Map shall be 
reviewed by the local transit authority to locate appropriate locations and 
designs for bus stop facilities on arterial and collector streets.   

10. Prior to development of commercial and multi-family uses within the 
project area, Site Plan Review or a Conditional Use Permit shall be 
obtained in according with the City’s Zoning Ordinance.  Further 
subdivision of the large lots into small lots for single-family 
development requires a Tentative Subdivision Map. 

11. Consistent with Conditions of Approval #39 and #40 of the BRMDP, the 
necessary right of way shown in the BRMDP for all major arterials, 
intersections, special intersections, and the M Street Transitway shall be 
dedicated within the large-lot Final Map to the satisfaction of the City 
Engineer.  

12. Consistent with Condition #75 of the BRMDP, collector streets that do 
not have fronting lots may utilize the “collector street alternative” design 
with a 64-foot-wide right-of way.  This shall be provided on the Final 
Map of the large lot subdivision. 

13. Consistent with Condition #4 of the BRMDP, a minimum 15-foot-wide 
landscape buffer area shall be required along Bellevue Road.  A solid 
decorative masonry wall shall be provided in this buffer area adjacent to 
any residential development. 

14. Street names shall be approved by the City Engineer. 
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15. Offer for dedication, by Final Map, all collector and arterial street rights-
of-way and all necessary easements and as needed for irrigation, utilities, 
drainage, landscaping, and open space. 

16. Consistent with Mitigation Measure 4.14.6 of the BRMDP, prior to 
approval of a Final Map, the project applicant shall submit all plans for 
review to affected electric utilities. 

17. Consistent with Condition #7 of the BRMDP, Lot Z, Lot 17-A and all 
other lands designated as “Park” on the Master Development Plan or 
otherwise agreed upon by the applicant and City shall be dedicated with 
the Final Map.   

18. Street frontage improvements for the dedicated park areas within Lot Z 
and Lot V17-A shall be installed as follows:  Lot Z – with the 
development of Lots V21-B, V21-A, V22-A, and V-22B; Lot V17-A – 
with the development of Lot V17-C. 

19. The Fahrens Creek flood channel/open space corridor shall be dedicated 
by Final Map. Prior to or concurrent with submittal of a Final Map, the 
applicant shall provide the Engineering Department with a plan showing 
the 12-foot–wide path within the 25-foot-wide linear park way along 
Fahrens Creek.   

20. Consistent with Condition #20 of the BRMDP, Site Plan Review is 
required prior to any grading permits and/or construction of any 
improvements within the Fahrens Creek corridor including, but not 
limited to, bicycles/pedestrian paths, tree plantings, habitat installation, 
aesthetic enhancement, landscape design and landscape construction 
plans, with input from the California Department of Fish and Wildlife. 

21. Developer shall provide landscape/irrigation/wall plans for all areas to 
be maintained by the City through the Community Facilities District 
(CFD) for each Village as development occurs within the Village. 

22. Project infrastructure improvement plans shall include the provision of 
adequately sized utilities adjacent to school sites consistent with the 
BRMDP. 

23. Prior to the submittal of the Large Lot Final Map, the developer shall 
submit a Development and Improvement Phasing Implementation Plan 
(DIPIP) showing the improvements to be constructed with each Large 
Lot and the order of expected development.  This Plan shall be approved 
by the City Engineer and will be included as part of the Subdivision 
Agreement for the Large Lot Final Map.  If the proposed large lots are 
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developed in such a manner that they are not contiguous to existing 
improvements (i.e., water, sewer, roads, etc.), all intervening 
improvements between the existing improvement and the Large Lot 
being developed shall be installed.  The DIPIP may require the 
construction of a road for circulation purposes, an all-weather surface 
shall be constructed to provide access to the utilities.  All street frontage 
improvements shall include the construction of two-thirds street width 
with full improvements (sidewalk, curb, gutter, etc.) on the side where 
the development is occurring.  The remainder of the street improvements 
shall be the responsibility of the large lot that shares the street frontage.  
Reimbursement for these improvements may be available per Merced 
Municipal Code (MMC) Sections 15.40.070 and 15.40.080 for sewer and 
water improvements and Section 17.58.020 for street improvements.  
Reimbursement for sewer and water lines shall not occur past the 10th 
anniversary of the date the lines were accepted by the City and shall not 
occur past the 15th anniversary of the date the street improvements were 
accepted by the City.   

24. All infrastructure required per Table 6.1 of the BRMDP (or as amended 
as allowed by the Master Development Plan, Development Agreement, 
or by City Council) shall be installed at time of development of each 
large lot. 
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