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A Night of Transitions and New Beginnings

The Monday night city council meeting was a
momentous occasion as our community came together to
bid farewell to the outgoing city manager, Stephanie
Dietz, and extend a warm welcome to the incoming city
manager, Scott McBride, and the incoming police chief,
Steven Stanfield.

Farewell Stephanie Dietz:

Stephanie Dietz has been an instrumental force in our
city, steering us through challenges and triumphs alike.
Her dedication and tireless efforts have left an indelible
mark on our community. During the ceremony, heartfelt
speeches and warm tributes echoed throughout the room
as we expressed our gratitude for Stephanie's remarkable
service. Stephanie Dietz, in her closing remarks,
expressed her deep appreciation for the community's
support. She also expressed her excitement about the
future under the new leadership.

Welcome Scott McBride:

Scott McBride, our new city manager, was officially
sworn in during the same event. Scott brings a wealth of
experience and perspective for a promising future for our
city. His enthusiasm and vision were palpable as he
addressed the audience, outlining his plans to lead our
city into a new era of growth and prosperity.

The evening's festivities also marked the arrival of our
incoming police chief, Steven Stanfield. As we
welcomed Chief Stanfield, we recognized his
commitment to public safety and his impressive track
record in law enforcement. His dedication to community
policing and building solid relationships with residents
was evident.

The ceremony was a heartwarming celebration of
transition, symbolizing our readiness to embrace the
future. The community united in support of our new
leaders and bid a fond farewell to Stephanie Dietz, an
exemplary leader throughout her tenure.
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Scenes from the City Council’s Reception for

Stephanie Dietz, Scott McBride, and Chief Stanfield
Photo credit: Roger Wyan Photography
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Caring for the City’s Urban Forest

Public Works Crews recently removed a large deodar cedar near the Applegate Zoo parking lot. Wood chips
from the tree limbs will be repurposed around the zoo’s animal enclosures. The large trunk will be processed at
Old Lake Mill & Lumber Co., 1159 Old Lake Rd., Merced’s only lumber mill. Tree Crews worked with Old
Lake Mill owner George Pena to ensure the city’s urban lumber continues to provide residents locally and
throughout the state with a second life. When trees need to be removed from the urban forest, crews work to
preserve their natural beauty and limit carbon emissions by salvaging trees lost during storms, disease, or normal
aging and recycling this wood into usable raw lumber, live edge slabs, logs, and cookies.

Page 3 of 44



THE WEEKLY Cl —November 10, 2023

Thank You Donna Ivy

Donna Ivy, a local hometown hero, recently gained recognition in a fantastic article by the Merced Sunstar. Donna
dedicated over two decades of her life as the Golden Valley High School Principal's Secretary, serving from the campus's
grand opening in 1994 until her well-deserved retirement in 2017.

In a heartwarming reunion, several first responders from Merced PD, Merced City Fire, and UC Merced PD came together
at Golden Valley High School to express their gratitude to Donna. They thanked her for her profound impact on their lives
during their formative high school years. Donna, often regarded as the school mom, played a pivotal role in shaping the
atmosphere at Golden Valley, becoming the heart and soul of the campus.

Donna's enduring love and commitment to the community's youth were evident throughout her career. As the article
rightfully acknowledges, she leaves behind a legacy of care, mentorship, and positive influence on the lives of countless
individuals. A heartfelt thank you goes out to Donna for her lifelong dedication to the betterment of our community's
youth.

Pictured Left to Right:

Lt. Perez Merced PD, Officer Centeno Merced PD, Officer Valadez UC Merced PD, Captain Madruga Merced Fire,
Sgt. Russell Merced PD, Donna Ivy, Sgt. Drum Merced PD, Officer Avery Merced PD, Officer Martinez Merced PD
and Officer Rodriguez UC Merced PD. Page 4 of 44
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Chief Stanfield Swears in Officer Jessica
Flaherty

Recently, City of Merced Police Chief Steven Stanfield held
a swearing-in ceremony for Officer Jessica Flaherty.

Officer Flaherty was born and raised in Merced and
graduated from Golden Valley High School. She attended
the Merced College Reserve Academy and became a Level
II reserve officer with the Merced Police Department. While
working for the department, Flaherty graduated from the
Level I Fresno Sheriff’s Academy. She has two associates in
psychology and social behavioral science and is working on
her Bachelor of Arts in psychology. Congratulations and
welcome back, Officer Flaherty.

Tip-A-Cop Event Raises Over $1100 in Only Two Hours

This past Tuesday, the "Tip-A-Cop" event took place at Applebee’s Resturant in Atwater, and it was a
smashing success, raising over $1,100 for the Special Olympics Northern California. The community's
support was truly incredible. Officers, deputies, correctional officers, and support staff from various agencies
participated and made this night special.
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Merced PD Officer Spotlight

JOSE
ROBLES

PARKING ENFORCEMENT

JOSE ROBLES WAS BORN IN FRESNO, CA. HE
STARTED HIS CAREER IN LAW ENFORCEMENT

AS A POLICE EXPLORER WITH THE CITY OF

CERES WENT ON TO BECOME A SHERIFF

DEPUTY WITH STANISLAUS COUNTY. HE WAS

PREVIOUSLY WORKING AS A TOW TRUCK

DRIVER FOR FREITAS AUTO WRECKERS AND

ALSO OWNS HIS OWN TRUCKING BUSINESS.
HE IS ALSO CURRENTLY AN ADVISORFORTHE | ==
EXPLORER PROGRAM. = =

JOIN US IN CONGRATULATING OUR NEWEST
PARKING ENFORCEMENT OFFICER ROBLES!
WE ARE EXCITED TO SEE YOU SUCCEED IN
AND WITH OUR POLICE DEPARTMENT!

PARKING
ENFORCEMENT (

SPOTLIGHT

)
e
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PALMYRAH M.
ROMERO-SANCHEZ

INVESTIGATIONS DIVISON

PALMYRAH M. ROMERO-SANCHEZ WAS BORN
AND RAISED IN WATSONVILLE, CA. SHE MOVED
TO THE CENTRAL VALLEY IN 2021 TO STUDY
CRIMINAL JUSTICE AT STANISLAUS STATE. SHE IS
CURRENTLY IN HER 4TH YEAR AT STAN STATE
AND EXPECTING TO GRADUATE IN MAY OF 2024.
PALMYRAH'S CAREER GOAL IS TO BE A HOMICIDE
DETECTIVE. BEFORE JOINING OUR TEAM, SHE
COMPLETED HER INTERNSHIP WITH US. SHE
ENJOYS HELPING PEOPLE AND PARTICIPATING IN
COMMUNITY EVENTS.

JOIN US IN CONGRATULATING OUR NEWEST
PART-TIME COMMUNITY SERVICE OFFICER
ROMERO! WE ARE EXCITED TO SEE YOU SUCCEED
IN OUR MERCED POLICE DEPARTMENT!

COMMUNITY
SERVICE OFFICER

SPOTLIGHT

MERGED

)
"
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MARCELINA
GUERRERO

INVESTIGATIONS DIVISON

MARCELINA GUERRERO WAS BORN AND
RAISED IN MADERA, CA. SHE GRADUATED
FROM FRESNO STATE IN MAY 2023 WITH
HER BACHELOR'S IN FORENSIC BEHAVIORAL
SCIENCE. SHE COMES FROM A FAMILY OF
LAW ENFORCEMENT OFFICERS AND
ALWAYS KNEW SHE WANTED TO GO INTO
THE CRIMINAL JUSTICE FIELD. SHE LOVES
HELPING OTHERS.

JOIN US IN CONGRATULATING OUR NEWEST
PART-TIME COMMUNITY SERVICE OFFICER
GUERRERO! WE ARE EXCITED TO SEE YOU
SUCCEED IN OUR MERCED POLICE
DEPARTMENT!

COMMUNITY
SERVICE OFFICER

SPOTLIGHT
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Run for the Fallen

Merced's Run for the Fallen
The Merced Police Department recently joined hundreds of participants for the 2023 Run for the Fallen.

About America's Run for the Fallen

On Flag Day, June 14, 2008, a dedicated team of runners participated in the first Run for the Fallen and ran
4100 miles across America from Fort Irwin, CA, to Arlington National Cemetery, one mile for every
Soldier, Sailor, Airmen, and Marine killed since the War on Terror began. In 2018, on its tenth anniversary,
Honor and Remember expanded the initial Run by creating America's Run for the Fallen, the most
comprehensive fallen veteran tribute to date. April 7 - August 5, covering 6,000 miles over 120 days through
19 states, honoring over 20,000 service members.

Each year since the first Run Across America, runners worldwide have joined Run for the Fallen in
remembering our fallen. Over 50,000+ participants and over 200,000+ miles have been collectively run in
remembrance of those heroes, organized in over 26 states.

To watch the documentary, visit https://honorandremember.gumroad.com/I/OkoJF.
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Cops and Fire for Kids

The Merced Police Department is accepting donations for its Cops and Fire for Kids program. Community
contributions will positively impact the lives of children. For additional information, contact Merced PD Community
Liaison Rosa Alcaraz at (209) 385-6297 or alcarazr(@cityofmerced.org.

2023 Toy Drive Drop off Location:
« Aloha Florist. 2832 G Street e,

2023 Toy Drive Drop off Locationsdy]

Radio Merced 514 West 19th Street * Bagel Tyme, 3040 Park Ave UnitD
Village Terrance Apartment Complex, 3827 San Jose ° * Ca!lforma Autism Center, 1160 West Olive Avenue °
Av Suite E
enue ; .
» City of Merced Public Work Corp Yard, 1776 Grogan

Merced Golf & Country Club, 6333 North Golf Rd

Ron Smith Buick (GMC), 1900 Auto Center Dr. ®

JNT Auto Repair, 210 W 15th St

West America Bank, 490 W Olive Ave |
Mix Bakery, 1110 W 16th St

Garton Tractor Inc., 700 C-59

Cruickshank Middle School, 601 Mercy Ave

Crystaland, Inside Merced Mall 851 W Olive Ave

Anberry Transitional Care, 1000 W Yosemite Ave

Water Quality Control

Raley’s, 3550 N. G St °
Travis Credit Union, 1194 W Olive Avenue

Trevino’s Mexican Restaurant, 408 W Main St
Village Landing Apartment Complex, 3601 San Jose
Avenue

Lowe’s, 1750 W Olive Ave Merced

El Captain High School, 100 Farmland Ave

Ave [ ]
« City Hall, 687 W 8th Street
e Fire Station #51, 99 E 16th Street

®

?;5

.J

L

Fire Station #53, 800 Loughborough Dr. g E
[

Fire Station #55, 3520 N Parsons Avenue

Flanagan Reality, 2098 G Street

Merced City School District Office, 444 W 23rd Street
Merced Police Department Central Station, 611 W
22nd St

Merced Police Department South Station, 470 W 11th
Street

Merced School Employee Federal Credit Union, 1021
Olivewood Drive

Merced School Employee Federal Credit Unicn, 1935
M Street

Merced Mall, 851 W Olive Ave

MERCO Credit Union, 1911 M Street

TR R
| Ji\;?
e

TR

Four H, 1750 Wardrobe Ave [ * Mercy Hospital, 333 Mercy Ave o2
State Farm, 830 W 19th St. . * West America 490 West Olive & 605 W 18th. QVa g,
UC Merced o ol * Merced Golf & Country Club e T
Elite Uniforms + Toyota Merced, Auto Center Drive o /n?

Last day to donate at these locations is Dec
1
° 6th! If you want to donate after, please drop Gtht If you want to donate after, please drop

- Pali . N ; off at the Police or Fire station!
a ice irg statigg! L
® e
<< o
[ ]

PD Community Outreach

Last day to donate at these locations is Dec

Recently, Sergeant Drum was invited by Jen Collins to the Shepherd of the Valley Church Sunday seminar, where he
shared valuable safety tips with attendees.
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Assemblywoman Soria Presents Merced City Fire with $4 Million Check

Thank you, Assemblymember Esmeralda Soria for advocating for City of Merced Fire Department Today, the
Assemblywoman presented Fire Chief Derek Parker with a check for $4 million to support the construction of Fire
Station 56 in North Merced. This facility will reach underserved regions in Merced with emergency services and will
include a police department substation and career technical education resources.

"Public safety in the 27th Assembly District is of critical importance," said Soria. “Investments like this are exactly
the type of investments the State should be making. I will continue to advocate fearlessly for resources for this fire

department and others to ensure communities across our district have the resources and tools necessary to keep our
public safe.”
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Faces of Female Leadership in Merced County

This week, the City of Merced had the privilege of attending the Second Annual Faces of Female Leadership in
Merced County Luncheon co-sponsored by Soroptimist International of Merced and League of Women Voters of
Merced County.

Assemblywoman Esmeralda Soria, Mayor Pro Tem Bertha Perez, Councilwoman Sarah Boyle, outgoing City
Manager Stephanie Dietz, Finance Officer Venus Rodriguez, Chief Building/Construction Project Official Denise
Fraiser, Merced PD Sergeant Alicia Gorman, and Public Information Officer Jennifer Flachman attended on the
City’s behalf. The City was honored to host Assemblymember Esmeralda Soria.

Over 140 attendees enjoyed encouraging messages about women in leadership from Dr. Yvonnia Brown, director of
Merced County Human Services, See Lee, chief executive officer, Boys & Girls Club of Merced County, Sarah Lim,
director of Merced County Courthouse Museum, and Maisie Silva, program manager of UC Merced Small Business
Development Center.

At the luncheon, Assemblywoman Soria presented Stephanie Dietz with a resolution from the California State
Assembly for her dedication and commitment to serving the City of Merced for more than seven years.
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ﬁﬂfr b _ 4 - . : & l ol T B

Dr. Yvonnia Brown, Merced Co. Human Svs ' Maisie Silva, program mgr, UCM SBDC
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Merced Yosemite Regional Airport Terminal Replacement Project

Recently, Deputy City Manager spent a little bit of time signing contracts for the Merced Yosemite Regional Airport
(MCE) Terminal Replacement Project. Stay tuned for more information about a groundbreaking ceremony to kick off
the project.
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Public Works in Action
Sewer/Storm Crews preparing for incoming rain.
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The Wastewater Treatment Plant/Water Quality Control Division participated in the 2023 Parks and Community
Services’ Halloween Street Bash and won 1% Place for Most Original.

),

in recognition of themost terrifying and oviginal
decorated trunk atour 2023 Halloween Street Bash.
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“~ DIRECTOR”
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TIOGA SEQUOIA BREWING CO.

BEER FOOD TRUCKS. VENDORS & SANTA!
MUSIC BY
oAP. COVERS. SOUND REMEDY & DJ GENE PEREZ

PROCEEDS SUPPORT MERCED FIREFIGHTER s’
SCHOLARS FOUNDATION & THE RANDOM ACTS
OF KINDNESS PROGRAM
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Veteran's Day at the Zoo!
November 4th - 11th, 2023

Saturday November 11th Honoring Veterans, Active Military & First Responders

Free entry* to the Merced Applegate Zoo for Veterans
and active US Military Service Members

*Please show military ID for discount

Join us at Merced College
Purchase Flags Online & Volunteer Sign Ups
www.mercedfieldofhonor.org

J\r\} RCED

Presenting Sponsors:

Joseph Gallo Farms and the Peter J. Gallo Memorial Foundation
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City of Merced
MEMORANDUM

DATE: November 9, 2023

TO: City Council

FROM: Scott McBride, Acting City Manager

SUBJECT: Actions at the Planning Commission Meeting of November §, 2023

At their meeting of November 8, 2023, the Commission voted to recommend to the
City Council the approval of General Plan Amendment #17-02 and Site Utilization
Plan Revision #12 to Planned Development #42, which would amend the land use
designation for approximately 238.86 acres of land within the Bellevue Ranch
Master Development Plan (BRMDP) area and amend Table 6.1 of the BRMDP.

The Commission cancelled the November 22, 2023, Planning Commission meeting
due to the holiday.

If you have any questions about these items, please feel free to contact me.

Attachments

n:shared:Planning:PCMemos
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CITY OF MERCED
Planning Commission

Resolution #4125

WHEREAS, the Merced City Planning Commission at its regular meeting of
November 8, 2023, held a public hearing and considered General Plan Amendment
#17-02 and Site Utilization Plan Revision #12 to Planned Development (P-D)
#42, on behalf of Bellevue Merced, LLC, Baxter Ranches, LLC, and Stonefield
Home, Inc. The General Plan Amendment and Site Utilization Plan Revision would
amend the land use designation for approximately 238.86 acres of land within the
Bellevue Ranch Master Development Plan (BRMDP) area including Villages 19A
and 19B, 21, 22A and 22B, R Street Multi-Family, 25, 26, 28A, 28B, 30, a portion
of Lot J, 34A, 34B, 35A, and 35B. The Site Utilization Plan Revision would also
amend Table 6.1 of the BRMDP related to required roadway improvements and the
timing of said improvements. This property is generally bounded by Old Lake Road
to the north, Cardella Road and existing urban development to the south, G Street to
the east, and a mix of agricultural and urban uses to the west; also known as
Assessor’s Parcel Numbers (APN) 170-060-015, -018 to -021; 224-300-005, -007, -
008, -010 to -012, -013, -017; and 230-010-012; and,

WHEREAS, the Merced City Planning Commission concurs with
Findings/Considerations A through K of Attachment A of Staff Report # 23-979
(Exhibit B); and,

NOW THEREFORE, after reviewing the 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 an
Addendum to the Merced Vision 2030 General Plan Environmental Impact Report
(Environmental Review #17-07), subject to the Conditions set forth in Exhibit A and
the Findings set forth in Exhibit B, attached hereto and incorporated herein by this
reference.

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

AYES: Commissioner Thao, Smith, Delgadillo, Camper, Ochoa, and
Chairperson Harris

NOES: None

ABSENT: Commissioner Gonzalez

ABSTAIN: None
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PLANNING COMMISSION RESOLUTION #4125
Page 2
November 8, 2023

Adopted this 8™ day of November 2023

Chaifperson, Planning Commission of
the City of Merced, California

ATTEST:
' Secretary
Exhibits:

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

\\vm-merfile0 \DATA\SHARED\PLANNING\PC RESOLUTIONS\RESOLUTIONS\#4125 GPA 17-02 &SUP Rev #12 to P-D #42 .docx
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Conditions of Approval
Planning Commission Resolution #4125
General Plan Amendment #17-02
Site Utilization Plan Revision #12 to Planned Development (P-D) #42

The General Plan and Site Utilization Plan designations shall be changed as
shown on the map and listed in the table at Exhibit C of this resolution for
Villages 19A and 19B, 21A and21B, 22A and 22B, R Street Multi-family
(aka Lot F as shown on TSM #1213), 25A and 25B, 26, 28A and 28B, 30,
30-Lot D3, 30-Lot F, 30 Lot G, a portion of Lot J (Bellevue Ranch North),
34A and 34B, 34 Lot B, 35A and 35B.

All previously adopted conditions, mitigation measures, and guiding
principles contained in Appendices D, E, and F of the Bellevue Ranch Master
Development Plan (BRMDP) adopted by the Merced City Council on May
15, 1995, which are applicable to this project, shall apply to the current
tentative map and all subsequent tentative maps, improvement plans, building
permits, and discretionary approvals.

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

Approval of the General Plan Amendment and Site Utilization Plan Revision
is subject to the applicant's entering into a written agreement (Legislative
Action Agreement) that they agree to all the conditions and shall pay all City
and school district fees, taxes, and/or assessments, in effect on the date of any
subsequent subdivision and/or permit approval, any increase in those fees,
taxes, or assessments, and any new fees, taxes, or assessments, which are in
effect at the time the building permits are issued, which may include public
facilities impact fees, a regional traffic impact fee, Mello-Roos taxes—
whether for infrastructure, services, or any other activity or project authorized
by the Mello-Roos law, etc. 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.

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

EXHIBIT A
of Planning Commission Resolution #4125
Page 1
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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. 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.

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.

All development other than standard single-family homes, shall be subject to
a Site Plan Review Permit prior to construction. This includes zero-lot line
or small lot single-family homes.
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10.

11.

12.

13.

14.

The developer shall work with the City to implement the North Merced Major
Roadway Improvement Impact Fee (NMMRIIF) (also referred to as a
Category II fee in the Bellevue Ranch Master Development Plan). The
Developer shall provide any information necessary to allow the City to
implement and administer this fee.

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 or issuance of a Certificate of
Occupancy for any development that does not require a Final 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. Bellevue Ranch West has already been
annexed into the City’s CFD for Services 2003-2. This condition shall apply
only apply to the Bellevue Ranch North area that is not already annexed into
the CFD.

Improvements that are eligible for reimbursement or credit through the Public
Facilities Financing Program (PFFP) shall be subject to all requirements of
City Administrative Police A-32 for reimbursement or credit. Reimbursement
is available on a first in time basis and funds may not be available at the time
of request. Credit may be given in lieu of reimbursement.

The developer shall provide all frontage improvements along all park sites as
required by the City Engineer. The improvements shall be installed with the
Village nearest the park site or at such time as required by the City Engineer.
These improvements shall not be subject to reimbursement.

As allowed by the Bellevue Ranch Master Development Plan (BRMDP), full
or partial fee credit of the park portion of the PFFP Impact Fee (or other park
fee in effect at the time) shall be provided for linear parks.

All subsequent construction within the BRMDP area shall comply with Post
Construction Standards in accordance with the requirement for the City’s
Phase II MS-4 Permit (Municipal Separate Storm Sewer System).

As subsequent development occurs within the BRMDP area, all storm water
shall be retained onsite and metered out to the City’s storm water system in
accordance with City Standards.
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15.

16.

All construction activity shall be conducted between the hours of 7:00 a.m.
and 7:00 p.m., Monday through Saturday.

The developer shall use proper dust control procedures during site
development in accordance with San Joaquin Valley Air Pollution Control
District rules.
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Findings and Considerations
Planning Commission Resolution #4125
General Plan Amendment #17-02
Site Utilization Plan Revision #12 to Planned Development (P-D) #42

FINDINGS/CONSIDERATIONS:

Bellevue Ranch Master Development Plan (BRMDP)

A)

The Bellevue Ranch Master Development Plan (BRMDP) was adopted in
1995. The Plan provides guidance on the development of over 1,300 acres of
land. The Plan’s concept is to develop a mixed-use development that would
include single-family, multi-family, and commercial uses as well as schools,
parks, and fire stations. The BRMDP divided the development area into three
areas according to ownership at the time the plan was development (Areas 1,
2, 3, and 4). These areas are now known as Bellevue Ranch East (BRE),
Bellevue Ranch West (BRW), and Bellevue Ranch North (BRN) (refer to the
map at Attachment B for the boundaries of each area). The BRMDP identified
development areas by villages and in some cases lots. As shown on the Table
at Attachment I, which was excerpted from the BRMDP, the BRMDP shows
a range for the number of residential units expected to be developed within
the plan area. The range for single-family dwellings was between 4,084 and
4,979. The range for multi-family dwellings is between 759 and 1,669 units.
This would provide a total range for residential units within he BRMDP of
4,843 to 6,648 units. The original master developers had planned to construct
approximately 6,600 units in order to help pay for the infrastructure required
within the BRMDP area.

The original Tentative Subdivision Map (TSM #1213) for Bellevue Ranch
East and West is provided at Attachment J and shows the original design of
these areas. Through the years, there have been changes made to the original
design to accommodate needs that were not anticipated when the BRMDP
was originally developed. These changes are not reflected on the Tentative
Map at Attachment J. Some of the changes include the relocation of the high
school site from the northeast corner of Cardella Road and M Street to the
current location of the El Capitan High School located north of Bellevue Road
and Farmland Avenue and G Street.

The Bellevue Ranch North (BRN) area was also identified the different
development areas by villages and lots. A large lot tentative subdivision map
(TSM #1280) was approved in 2006 and modified in 2022 (refer to the
modified map at Attachment K). This map shows the villages and lots as they
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are proposed to be developed today. The modifications made in 2022, reflect
the changes necessary to accommodate the biological areas identified as being
undevelopable.

Development within the Bellevue Ranch area began in the late 1990°s and
early 2000’s with homes being constructed in the Bellevue Ranch East section
of the master plan area. To date, the single-family residential areas have been
completed within BRE area providing approximately 1,015 single family
homes. There remains vacant area for multi-family and commercial
development.

Most of the Bellevue Ranch West (BRW) area has also been developed or is
approved for development, with the exception of Villages 18B, 19, 21, 22 A
& B, and the R Street site referred to as Lot F on the original tentative map
for Bellevue Ranch (TSM #1213 — Attachment J). Under the current land use
designations, BRW would provide a total of 1,267 single family dwellings
and approximately 340 multi-family units. There is also approximately
312,000 square feet of commercial uses designated for the BRW area.

Prior to Bellevue Ranch North being developed, a biological assessment was
required. This assessment found areas of wetlands with sensitive biological
species. Because of this, much of the Bellevue Ranch North area cannot be
developed. Not only do the areas identified as wetlands have to be avoided,
but a buffer area around the wetland areas must also be avoided. The map at
Attachment D shows the areas identified as avoidance areas due to biological
habitat. Due to the avoidance areas, the number of dwelling units that could
be developed was reduced by approximately 1,500 units. This reduction is
the catalyst for the proposed General Plan Amendment and Site Utilization
Plan Revision. It should also be noted that as a result of the biological
constraints identified on the map, Old Lake Road would not be able to be
extended as originally proposed. A new alignment would have to be
determined in the future to avoid these area. Due to the wetlands south of the
current alignment of Old Lake Road, the new alignment would need to move
the road to the north. In order to provide a connection to the Highway 59,
Nevada Street (currently a County road that runs east of Highway 59) would
be extended east to M Street (extended).

Proposed General Plan Amendment and Site Utilization Plan Revision Land
Use Changes

B)  The applicant is requesting several changes to the existing General Plan and
Site Utilization Plan land use designations as well as changes to Table 6.1 of
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the Bellevue Ranch Master Development Plan (BRMDP) dealing with
infrastructure and the timing for installing said infrastructure.

The proposed land use changes would amend the existing land use
designations for several areas (villages) within the BRMDP area and re-
configure several villages. The Villages affected include the following
villages in BRW 19A and 19B, 21A and 21B, 22A and 22B, R Street Multi-
Family. The Villages included in the proposed changes or reconfiguration in
BRN include Villages 25, 26, 28A, 28B, 30, a portion of Lot J, 34A, 34B,
35A, and 35B (Attachment C).

The table below identifies the Villages included in the General Plan
Amendment and Site Utilization Plan Revision, the current land use
designation and the proposed land use designation. It is also noted if the
change includes a reconfiguration of the village. Some of the Villages have
been broken down into sub-villages (i.e., Village 19 A & 19 B) or remainder
lots within a village (i.e. Village 30 — Lot D3) to differentiate the different
land uses within the village.

Current Land Use Proposed Land Use
Village Designation Designation
Bellevue Ranch West (BRW)
High Medium Density
19A & 19B Park/Open Space Residential
Regional/Community Low Medium Density
21A & 21B Commercial Residential
High Medium Density Low Medium Density
22 A & 22B Residential Residential
High Medium Density
R Street Multi-Family Park/Open Space Residential
Bellevue Ranch North (BRN)
School/Low Medium
25A Density Residential School
Low Medium Density
25B Residential Park/Open Space
Low Medium Density
26 Residential Park/Open Space
Low Medium Density
Low Medium Density Residential
28A Residential (Reconfigured)
EXHIBIT B
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Current Land Use Proposed Land Use
Village Designation Designation
Low Medium Density High Medium Density
28B Residential Residential
Low Density Residential
30 Low Density Residential (Reconfigured)
30— Lot D3 Low Density Residential Park/Open Space
30— Lot F Low Density Residential Park/Open Space
30Lot G Low Density Residential Park/Open Space
Portion of Lot J Low Density Residential Park/Open Space
Village Residential
Village Residential (10.02 acres)
34A (16.72 acres) (Reconfigured)
Low Density Residential
Low Density Residential (25.50 acres)
34B (21.87 acres) (Reconfigured)
34 Lot B Low Density Residential Park/Open Space
Neighborhood
Commercial
Neighborhood (13.65 acres)
35A Commercial (11.6 acres) (Reconfigured)
Neighborhood
35B Commercial (11.5 acres) Park/Open Space

Under the current General Plan land use designations, the following would be
allowed: 1,816 dwelling units, 292,941 s.f. of Regional/Community
Commercial, 301,653 s.f. of Neighborhood Commercial uses, and 5.81 acres
of Open Space/Park.

With the proposed changes, the following would be allowed: 1,188 dwelling
units, 161,934 s.f. of Neighborhood Commercial uses, and 52.5 acres of Open
Space/Park.

The map and table at Attachment C shows the areas proposed to be changed
with this request. The map at Attachment E shows the entire BRMDP area
and includes the proposed land uses changes for the villages described in the
table above. The map at Attachment F shows the BRMDP area with the
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proposed changes along with conceptual park and school designs, as well as
conceptual landscaping throughout the area.

The table below shows the changes to the number of units by area (BRE,
BRW, and BRN) between the approved BRMDP and the number of units
proposed with the changes and existing units. The unit number includes both
single-family and multi-family.

Area %Iig/([);)%d Propose{c_l}f;fmstmg Difference
BRE 1,375 1,429 +54
BRW 1,982 1,829 -153
BRN 3,305 1,814 -1,491
Total -1,590

Although most of the proposed changes affect either open space or residential
areas, the proposed changes to Village 21 A & B would change approximately
27 acres of land designated for Regional/Community Commercial to Low-
Medium Density Residential. A discussion regarding this change is provided
in Finding D. It should be noted that the land use plan for BRW included
residential uses in Village 19 and the Merced Vision 2015 General Plan land
use map showed this site as Low Density Residential. Because the plan to
channelize Fahrens Creek on the west side of the BRMDP area was
abandoned, a large portion of the site was designated by FEMA as a regulatory
floodway which precluded development within that area. Recently a
hydrology study was conducted and a Letter of Map Revision (LOMR)
removing the floodway designation from the site was approved by FEMA.
This change now allows the site to be developed. The LOMR also removed
the R Street Multi-Family site from the floodway.

The proposed land use designations are the General Plan land use
designations. The designations for the Site Utilization Plan would be as
shown below to be consistent with the General Plan land use designations.

General Plan Designation Site Utilization Plan Designation

Low-Medium Density (LMD) Single-Family/Duplexes/Townhomes
High-Medium Density (HMD) Multi-family
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Proposed Site Utilization Plan Revision to Table 6.1

9

The Site Utilization Plan Revision also includes changes to Table 6.1 of the
BRMDP. Section 6 of the BRMDP addresses Phasing, Infrastructure
Sequence, Facilities Benefits, and Financing Mechanisms. Table 6.1 of the
BRMDP identifies the phasing of major infrastructure required with each
village within the BRMDP area. The infrastructure phasing is only directed
toward regional improvements such as arterial roads, intersection
signalization, bridges, sewer lift stations, and water wells. Each village is
responsible for the infrastructure within the village, such as interior roads,
utilities, etc. The table is divided into 5 columns: Sub-phase (Village),
Contiguous Improvements, Non-Contiguous Improvements, Interior
Improvements, and Villages Able to Construct Out of Sequence with This
Sub-Phase. The table with the proposed changes shown in green is provided
at Attachment G. The proposed changes are also outlined in the table below.

Table 6.1 has previously been modified three times. The most recent changes
in August 2008 were made to clarify some inconsistencies from the previous
revision in June 2008.

The changes proposed for Table 6.1 would incorporate a North Merced Major
Roadway Improvement Impact Fee (NMMRIIF) that would be assessed on
certain construction within the BRMDP area to help pay for major roadway
improvements. This fee was contemplated with the BRMDP and was referred
to as Category II fees but was not implemented with the original plan. The
improvements funded through the NMMRIIF would become City Capital
Improvement Projects (CIP) which would be constructed when funds were
available and when all right-of-way could be obtained (some of the roadway
improvements are on land outside of the City Limits and out of the developer’s
control). The changes also identify the improvements that are eligible for
reimbursement/credit through the City’s Public Facilities Financing Program
(PFFP) and improvements that would be made as part of a City Capital
Improvement Project.

The proposed changes also include the elimination of certain bridges and a
portion of roadway (Catherine A Hostetler Blvd.) that could not be installed
due to the biologically sensitive areas in Bellevue Ranch North (refer to the
map at Attachment H to see the proposed bridges and roadway to be
eliminated).

To support the changes to Table 6.1, the applicant had an updated traffic study
prepared for this project to reflect the reduction in units and the current level
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of development. The study revealed that some improvements were not
warranted as required by Table 6.1. Therefore, the requested update would
modify the timing of some improvements as determined by the traffic analysis
prepared by KD Anderson and Associates (KDA) and supplemented by a
memo prepared by Fehr and Peers related to the Vehicle Miles Traveled
(VMT) analysis (Appendix D of the Addendum to the Merced Vision 2030
EIR at Attachment Q).

The proposed changes to Table 6.1 are outlined in the table below. Please
note the following acronyms when reviewing the table: NMMRIIF — North
Merced Major Roadway Improvement Impact Fee (proposed by developer);
PFFP — Public Facilities Financing Plan (currently a City impact fee). Also,
please note that the obligation for the development of the roadway segments
would be as shown on the existing Table 6.1 (i.e., number of lanes required,
etc.).

Village Proposed Change
17 R St — Yosemite Ave. to Cardella Rd. to be funded through the
NMMRIIF
Cardella Rd. - Freemark Ave. to R St. to be funded through the
NMMRIIF

Fahrens Creek Bridge at Cardella Rd. to become a City Capital
Improvement Project funded through PFFP.
R St./Cardella Rd. Traffic Signal — to be installed when

intersection is constructed. Signal is eligible for reimbursement
through PFFP.

18 R St. — Cardella Rd. to Franciscan Dr. (now Arrow Wood) to be
funded through the NMMRIIF

R St. — Franciscan Dr. (now Arrow Wood) to Bellevue Rd. to be
funded through the NMMRIIF

Franciscan Dr. (Arrow Wood)/R St. Signal - to be installed when
intersection is constructed. Signal is eligible for reimbursement
through PFFP.

R St./Bellevue Rd. Signal - to be installed when intersection is
constructed. Signal is eligible for reimbursement through PFFP.

EXHIBIT B
OF PLANNING COMMISSION RESOLUTION #4125
Page 7

Page 32 of 44



Village Proposed Change

19 Responsible for Bellevue Rd. Frontage

Franciscan Dr. (Arrow Wood) — from Freemark Ave. to R St. to
be funded through the NMMRIIF

Fahrens Creek Bridge at Francscan Ave. (Arrow Wood) - to be
funded through the NMMRIIF

21 G St. — Bellevue Rd. to Merced College - to be funded through
the NMMRIIF or Measure V funds

G St. & Foothill Dr. Signal — to be installed as “warranted” per
Traffic Study prepared by Traffic Engineering Consultant. PFFP

Eligible.

24 Changed Old Lake Rd. to Nevada St. due to the fact that Old
Lake Rd. can’t be extended to the west of G St. as originally
planned.

25 Collector St./Fahrens Creek bridge — omit due to biological

constraints (wetlands) preventing the construction of the bridge

Collector St (Farmland Ave.)/Fahrens Cr Bridge (near Phase 30
— clarified that the Collector St is Farmland Ave.

26 Old Lake Rd (omit) due to biological constraints preventing the
extension of road west of G St.

Old Lake Rd/Fahrens Creek Bridge (omit) due to biological
constraints preventing the extension of road west of G St.

G St/Collector St (Farmland Ave) Signal — complete

29 N/S Collector /Fahrens Creek Bridge (between M & R St) — omit

30 R St: 2 lanes 1/ mile north of Bellevue to Bellevue Rd to be
funded through the NMMRIIF

Bellevue (changed from R St)/Fahrens Creek Bridge to become
a City Capital Improvement Project funded through PFFP

As previously mentioned, the proposed changes to the timing of
improvements are supported by a traffic analysis. Due to the reduction in the
number of units, the infrastructure is not needed as originally planned.
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General Plan Compliance and Policies Related to This Application

D)

The proposed General Plan and Site Utilization Plan Revision land use
changes are shown on the map and table at Attachment C. The project would
comply with the proposed General Plan and Site Utilization Plan land use
designations if the requested General Plan Amendment and Site Utilization
Plan Revision are approved.

The proposed land use changes also help provide areas for affordable housing
potentially for homeownership rather than apartments for rent (additional
information is provided in Finding E below).

Because the proposed changes would allow more housing units to be
constructed than would currently be allowed due to the biological constraints
in the Bellevue Ranch North area, the proposed General Plan Amendment and
Site Utilization Plan Revision would achieve the General Plan Goals and
Policies listed below:

Goal Area L-1: Residential & Neighborhood Development

o A Wide Range of Residential Densities and Housing Types in the City
e Quality Residential Environments

Policy L-1.2: Encourage a diversity of building types, ownership, prices,
designs, and site plans for residential areas throughout the
City.

Policy L-1.7: Encourage the location of multi-family developments on sites

with good access to transportation, shopping, employment
centers, and services.

Implementing Action 1.2.e Consider density increases for existing residential
sites where the necessary conditions exist for
higher densities.

Implementing Action 1.7a Designate areas adjoining arterial streets, major
transportation routes, and commercial areas for
multi-family development.

Housing Element Goal H-1: New Affordable Housing Construction

e [ncrease the stock of affordable housing for very low, low, and moderate-
income households.

Policy H-1.2  Support Development of Affordable Housing.
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Policy H-1.4 Provide Priority Review and Permitting for Affordable
Housing Projects.

Policy H-1.8b Prioritize City efforts to encourage residential development by
focusing on in-fill development and densification with the
existing City Limits.

Housing Element Goal H-3: Housing Affordability

o Increase Homeownership Opportunities for Low and Moderate Income
Groups

Urban Village Concept

The Urban Village Concept is the growth concept the City’s General Plan has
been based on for many years. This concept is based on mixed-use, pedestrian
friendly and transit-friendly design principles. The BRMDP was based on
this concept and the concept can clearly be seen when looking at the design
of the BRMDP (i.e., the wagon wheel design at Bellevue Road and M Street).

Although the BRMDP was based on the Village Concept, the plan also
realized that it may be necessary to make changes to the plan to accommodate
specific needs in the future. Section 2.4 Commercial of the BRMDP describes
the design of the commercial areas as being part of the Village core areas as
described in the Village Concept. However, this section also states that “If
necessary, these commercial areas may be redesignated to residential or office
uses in the future.”

As described in Finding A, the proposed change for Village 21A & B would
change the land use designation from Regional/Community Commercial to
Low-Medium Density Residential. It should be noted that there would still
be approximately 21 acres of land on the east side of M Street that would have
a Regional/Community Commercial land use designation which would still
provide a large amount of commercial uses to the area. In addition, there is
an approximately 8-acre Neighborhood Commercial site at the southeast
corner of M Street and Cardella Road that would provide commercial uses for
the area. North of Bellevue Road is approximately 23 acres of land designated
as Commercial Office and at the north end of the BRMDP area, is an
additional 13 acres of land (Village 35A) designated for Neighborhood
Commercial uses. In addition to the commercial land use designations that
would remain unchanged in the BRMDP area, the City is currently processing
several annexations near the UC Merced campus that would include
commercial uses, as well as the Rogina Annexation directly north of the
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BRMDP area that would include a Neighborhood Commercial area. With the
future improvements to Bellevue Road and the future transit system
envisioned by the Bellevue Corridor Community Plan, the area near the UC
Merced Campus would be easily accessible by alternative transportation.
There is also commercial development at the corner of Yosemite and G Street
that is easily accessible to the BRE and BRW areas.

Based on the discussion above, the change of the Regional/Community
Commercial land use designation for Villages 21 A & in Bellevue Ranch
West, would not violate the Village Concept of the General Plan or the
BRMDP. In addition, the change would allow for much needed housing and
the possibility of affordable single-family housing in this area.

Affordable Housing

E)

The BRMDP Environmental Impact Report (EIR) includes a mitigation
measure that requires a total of 17.31% of all the units within the BRMDP
area to be affordable. This requirement is substantially more than the RHNA
Production Policy adopted by the City Council which required 12.5% of all
units to be affordable (this requirement may be reduced in the near future
depending on City Council action). The table below shows the affordable
housing obligations by income level based on the range of total units proposed
by the BRMDP.

Income % of Project
Level Housing
Very Low 4.33%
Low 6.63%
Moderate 6.35%
Total 17.31%

The obligation for affordable housing applies to the entire BRMDP area.
However, the previous developers chose to defer the majority of the affordable
housing development to a later time. Unfortunately, with the economic
downturn in the early 2000’s, the original developers abandoned the
development and the majority of the affordable housing was never
constructed. The exception was an 81-unit moderate-income subdivision at
the northeast corner of M Street and Cardella Road, and an apartment project
that was developed off-site to satisfy a portion of the affordable housing
requirements. The apartment project was the Gateway Terrace Apartment
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complex at 410 Lesher Drive in Merced. This complex provides 66 affordable
housing units. This development was part of the obligation of the BRE area.

The current developer is committed to providing the affordable housing
required by the mitigation measure for the areas he is developing (BRW and
BRN). Based on the total number of units proposed for BRN and BRW, with
the proposed land use changes, the total number of units constructed (single-
and multi-family) would be 2,793. Based on the EIR mitigation measure, 485
affordable housing units would be required to satisfy the mitigation measure
requirements. The developer has conceptually planned to provide affordable
housing in the villages shown on the map at Attachment L. The City is
currently working on an in-lieu fee program to allow a developer to pay a fee
in-lieu of constructing the affordable units. The fee would go into the City’s
Housing Trust Fund. Although the developer has conceptually planned areas
to provide affordable housing, he may opt to pay the in-lieu fee if that is an
option based on the direction given by City Council in the near future.

One of the proposed land use changes as discussed in Finding B above is to
change Villages 21A and B from Regional/Community Commercial to Low-
Medium Density Residential. This change would allow for the development
of approximately 60 zero-lot line townhomes that would be affordable to the
moderate-income levels. This development would provide an opportunity for
homeownership of these units. In addition, there would be an affordable
component included in the multi-family developments within the areas
designated as High-Medium Density (HMD) Residential which will
incorporate low- and very low-income levels.

No Net Loss Finding (RHNA)

F)

Per California Government Code 65863, when a land use is proposed to be
changed from residential to a non-residential land use or the density of the site
is reduced, the City must demonstrate that sufficient residentially zoned land
remains available to meet the City’s Regional Housing Needs Allocation
(RHNA). According to Table 9.4.2 of the City’s current Housing Element
(adopted in 2016), the City has a total of 2,768 acres of planned residential
vacant land within its limits. When analyzing sites that would accommodate
the RHNA, the City considered those sites that would allow a minimum of 20
dwelling units per acre. These include land that has a General Plan
designation of High-Medium Density (HMD) (allows 12-24 dwelling
units/acre) and Village Residential (allows a minimum of 10 dwelling
units/acre for an overall average of 30 dwelling units/acre). Villages 22 A and
B are currently designated for High-Medium Density Residential (12-24
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units/acre). These parcels were included in the City’s Housing Element as
sites to meet the RHNA for affordable housing sites. Therefore, a change in
land use, requires a finding of no net loss to confirm the City continues to
have sufficient land zoned appropriately to meet the RHNA allocation.

The proposed General Plan Amendment and Site Utilization Plan Revision
would change the land use designation for Villages 22 A and B
(approximately 17 acres) from HMD Residential to Low-Medium Density
(LMD) Residential (6-12 units/acre). While the change reduces the density
for this site, there are other changes included in the project that would replace
the sites lost through the proposed General Plan Amendment and Site
Utilization Plan Revision. The Vacant Sites Analysis to accommodate the
RHNA allocation for the City’s 5" Cycle Housing Element (2016 to 2024)
estimated that Villages 22 A and B would provide a realistic capacity of 256
units. As shown in the table below, there are four villages that are proposed
to be changed to allow for High Medium Density Residential (12-24
units/acre). If approved the General Plan Amendment and Site Utilization
Plan revision would change the land use designation for 23.3 acres of land as
shown in the table below which would off-set the loss of Villages 22 A and
B. The villages listed in the table below would provide approximately 466
housing units. This would be approximately 55% more units than would have
been provided in Villages 22 A and B.

Current GP Proposed GP

Village Acres Designation Designation
19A&B 10.55 OS/PK HMD
R St. 5.81 OS/PK HMD
28B 6.94 LMD HMD

Additionally, as described in Finding E above, a minimum of 17.3% of all the
units built in Bellevue Ranch West and Bellevue Ranch North are required to
be affordable. Therefore, a total of 485 affordable housing units would be
provided throughout the development.

Parks/Open Space

G)

Section 4 of the BRDP addresses Parks, Open Space, and Recreation. The
amount of park land required was determined using the formula of 5
acres/1,000 population. Based on the original BRMDP, it was estimated that
approximately 75 — 100 acres of park land would be required. This included
a combination of neighborhood parks, minim parks, and community parks, as
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well as linear parks and bike trails (refer to Conceptual Plan for Parks
excerpted from the BRMDP at Attachment M). The proposed General Plan
Amendment and Site Utilization Plan Revision includes changes to
villages/lots designated for Open Space/Parks. As shown in the table in
Finding E above, Villages 19 A and B and the R Street site are currently
designated as Open Space/Park. These parcels are proposed to be changed to
High Medium Density Residential. The map at Attachment M shows the land
to be dedicated for open space/park use. The areas identified as wetlands on
the wetland delineation map at Attachment D would be dedicated as open
space. A portion of those areas could also be used as active park sites. The
Table at Attachment O shows that with the existing open space/park land and
the proposed open space/park land there would be approximately 293 acres of
open space/park land within the BRMDP area. This total includes park/basin
areas, linear parks, open space along Fahrens Creek, Cottonwood Creek, and
the Parkinson Drain, and the parks previously dedicated in Bellevue Ranch
East and West. Refer to the Conceptual Master Site Plan at Attachment F for
park locations and conceptual park site designs.

Public Facilities

H)

Within the BRMDP area there are three school sites identified. The site where
El Capitan High School is located within the BRN area, a site at the northwest
corner of M Street and Arrow Wood Drive in BRW, and another site located
northwest of El Capitan High School in the BRN area (refer to the map at
Attachment P). There have also been sites dedicated for water well sites,
sewer lift stations, and a site will be i1dentified for a future fire station in the
Bellevue Ranch North area.

Neighborhood Impact/Interface

)

As previously discussed, much of the BRMDP area has already been
developed with single-family housing in the BRE and BRW areas. The
proposed changes in the BRW area include changing Villages 22 A and B
from High-Medium Density (HMD) Residential to Low-Medium Density
(LMD) Residential. This change would change the development for these
villages from multi-family to single-family development (this could include
duplexes, zero-lot-line townhomes, etc.). Multi-family development is
proposed in Village 19 A & B and the R Street site south of Cardella Road.

The nearest occupied homes near Villages 22 A & B are at the corner of M
Street and Barclay Way. There are houses under construction in Villages 17
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and 18 west of M Street, but no occupied homes yet. Because most single-
family neighborhoods do not favor having multi-family units nearby, the
proposed change for Villages 22 A & B would most likely be welcomed by
the existing and future residents in the area.

There are no occupied homes within the BRMDP area near Villages 19 A &
B. There are ranchettes across Bellevue Road to the north. The impacts from
multi-family on the ranchettes is expected to be minimal given the width of
Bellevue Road and the requirement for a wall along Bellevue Road when
Village 19 develops.

The R Street site is bounded by Fahrens Creek to the east and R Street to the
west. There are existing single-family homes across Fahrens Creek to the east
and across R Street to the west. These neighborhoods would be most likely
to be impacted by the proposed land use changes. Approval of the General
Plan Amendment and Site Utilization Plan Revision would allow the
development of multi-family housing on this site which was previously
designated as Open Space/Park. This site was originally designated as Open
Space due to the flood hazard designation for the site. Prior to the recent
approval of a Letter of Map Revision (LOMR) through FEMA for the
Bellevue Ranch area which amended the flood zone designation for certain
sites within the BRMDP area, this site was partially designated as a floodway
which would not allow development. The recent changes to the flood zone
removed this site from the floodway which would allow the site to be
developed. Although the construction of a multi-family development would
have some impact on the single-family neighborhoods, the fact that both
neighborhoods have a buffer between the site (Fahrens Creek to the east and
R Street to the west) reduces some of the potential impacts. Additionally,
access to the site would not be through either neighborhood which would
reduce any traffic-related impacts to the existing neighborhoods. Prior to
development of the R Street site (as with the other multi-family sites), a Site
Plan Review Permit would be required. Through this permit process, the
impacts of development would be reviewed and conditions placed to reduce
potential impacts.

The overall BRMDP area could be affected by the reduction of commercial
land along Bellevue Road. The reduction of commercial land would reduce
the amount of land available for the development of large retail centers that
would be within walking/biking distance of most of the development.
However, as discussed in Finding D, reduction in the amount of commercial
land to allow for more residential development was contemplated by the
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BRMDP. Additionally, there would still be over 20 acres of retail commercial
land at Bellevue Road and M Street. In addition, based on the current trend,
many retailers are reducing the number of brick and mortar buildings they
have and rely more on online retail. Although the proposal includes the
reduction of commercial land, the commercial development at Yosemite
Avenue and G Street is within 2 miles or less of most of the development
within the BRMDP area. It should also be noted that as the City continues to
grow and the annexations near UC Merced develop, additional retail areas
would develop that would be accessible by future bike/walking facilities and
public transit.

Land Use/Density Issues

)

The BRMDP area was intended to develop between 4,843 and 6,648 dwelling
units (single-and multi-family). With the identification of the wetlands in the
BRN area, the number of units that could be developed based on the current
land use designations was reduced by approximately 1500 units. In order to
offset that loss in units, the developer has requested the land use changes. The
proposed densities and land uses remain consistent with the General Plan and
BRMDP.

Environmental Clearance

K)

Pursuant to the California Environmental Quality Act (CEQA), the project
was reviewed and an Addendum to the Environmental Impact Report for the
Merced Vision 2030 General Plan (SCH #2008071069) was prepared. This
Addendum is provided at Attachment Q of Planning Commission Staff Report
#23-979. The Addendum concluded that no additional impacts would be
caused by the proposed change.
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PROPOSED GENERAL PLAN AMENDMENT
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