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L.1 Executive Summary 
 
The paper describes the planned use and function of the Town Center planned to be 
sited immediately south of UC Merced in the University Community Plan (UCP).  
Identification of this center will be used to differentiate it from any center that is 
proposed adjacent to western boundary of UC Merced in the Bellevue Community Plan.  
 
The Town Center is described in these three planning documents: 

• 2009 UCM LRDP 
• 2004 University Community Plan 
• 2008 EIR/EIS for UCM Phase 2020 and the University Community 

 
While the size and location of the Town Center varies between the 2004 and 2008 
planning documents, its function and purpose is has not.  Section L.5.1 includes a list of 
key description statements taken from the documents assessed in this report. 
 
A composite description is provided in Section L.5.2, combining the statements from the 
various planning documents, and highlighting the essential descriptors of the Town 
Center. 
 
Unique traits of the Town Center are described in Section L.5.3, along with suggested 
consideration of compatible (not-competitive) uses in the Bellevue Community Plan.  
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L.2 Merced County University Community Plan (2004), 
Findings 

 
 
L.2.1  Visioning 
 
Per visioning statement of the Merced County UCP, “the fundamental organizing 
principle of the University Community is the establishment of a high density mixed-use 
Town Center abutted by and integrated with a number of distinct Residential Villages.1-

19   The concentration and intermixing of uses within the Town Center will promote 
pedestrian and transit use and establish it as the heart of the community. 1-19   
Libraries, performing arts venues, art galleries, and other cultural facilities are located 
are planned to be located in the Town Center.”1-13 
 
“The Town Center Specific Plan shall be prepared in consultation with UC Merced to 
ensure the UCP’s objectives for the interface and sharing of uses and continuity of 
streets, sidewalks/pedestrian paths, bikeways, infrastructure, open space amenities, 
and other elements are achieved.” 1-156 
 
L.2.2  UCP Goals, Objectives, and Policies 
 
Key goal, objective and policy statements are listed from the UCP: 
 
LU 3.2 Policy 
 
“……A business center shall be developed adjacent and relate to the Town Center and 
UC Merced campus……”.1-22 
 
LU 3.4 Policy 
 
“Locate the highest development densities within and adjacent to the Town Center and 
primary transit corridors and stations to support community activity and transit use.  
Encourage the development of housing that is suitable and affordable for UC Merced 
students, faculty, and staff in proximity and adjacent to the Town Center.” 1-25 
 
LU 4.4 Policy 
 
“…The development allocations among the Town Center and each Residential Village 
shown in Table 2 (see NOTE below) may vary to reflect the number of Villages to be 
developed or otherwise transferred among the five sub-areas provided that the 
cumulative amount of development in the Community is not exceeded, nor reduced to a 
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level that jeopardizes the ability to fund Community infrastructure, public services, and 
environmental mitigation……”.1-27 
 
NOTE: The data from Table 2 (below), referenced in the paragraph above, is also 
presented in column 2 titled “2004 UCP” of this Technical Memorandum (section L.5.4). 
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LU Objective 6.0 
 
“To establish a business center that provides opportunities to attract and incubate new 
businesses that benefit from the presence of the intellectual capital and research of UC 
Merced, is integrated with the Community Town Center and Campus Core, and provides 
job opportunities for local residents.” 1-37 
 
Economic Development Objective 2.0  
 
“Community identity will be established through creation of a town center within the 
University Community that physically links the Campus to the Community. Creating a 
vibrant town center requires that it be active and lively into the evening hours. Cafes, 
bookstores, and restaurants with extended hours can be attracted to the town center to 
draw students and professionals alike and offer a welcome setting for studying and 
socializing if retail, service, and entertainment businesses are concentrated in one 
village center near the edge of the campus in the early phases of development. High 
density residential can also contribute to the success of the town center, providing 
customers within walking distance.” 1-59 
 
Cultural Facilities & Public Use Policies 
 
PLC 5.5 
 
“Promote the development of cultural facilities in the Town Center, as the first priority 
locations, with possible facilities in the Residential Village Centers.” 1-112 
 
PS 1.2 
 
“Identify sites for police facility location(s) in subsequent Specific Plans for development 
in the University Community, based on need, phasing, and timing. The Town Center 
would be a priority candidate site.” 1-113 
 
PHS 1.2 
 
“Locate any health care facilities that are developed in the Community in the Town 
Center and, secondarily, in the Residential Village Centers to maximize access by local 
residents and interface with other public uses.” 1-114 
 
PHS 2.2 
 
“Locate social provider facilities in the Town Center and, secondarily, in the Residential 
Village Centers to maximize access by local residents and interface with other public 
facilities.” 1-114 
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Land Use Objective 5.0 
 
“To develop the University Community Town Center as the symbolic and functional 
center of the University Community that is directly linked and shares uses with the 
University campus core and linked to surrounding Residential Villages.” 1-29   NOTE: Land 
Use Policies LU 5.1 to LU 22 are provided in their entirely on the following four pages. 
 
Note: LU 5.11: “Allow three development typologies in the Town Center: (a) mixed use 
structures that integrate housing with ground level retail, office, cultural, or other use; 
(b) independent commercial, office, and other non-residential use; and (c) independent 
housing. Each development type shall be integrated into a cohesive urban pattern, in 
accordance with other policies in this section. To the extent practical, these 
development typologies shall be grouped, emphasizing the concentration of mixed 
structures along primary pedestrian streets as depicted by the Illustrative Town Center 
Diagram (Figure 7, 8, 9, 10 and 11). Their precise location shall be established by a 
Specific Plan to be adopted by the County.” 1-31 
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University Community Plan “Town Center/ Business Center”  
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L.3 UC Merced Tomorrow, Long Range Development 
Plan UC Merced (2009) Findings 
 
L.3.1  Overview 
 
Subsequent to the adoption of the 2004 Merced County UCP, the UC Merced Campus 
shifted south into lands originally planned for the UCP, and along with it, the planned 
location of the Town Center. As with the 2004 UCP, the Town Center is still placed 
immediately adjacent along the southern edge of UC Merced.  The “Communities/Land 
Use Policies” COM_3 policy is a good summary of the relationship between UC Merced 
and the Town Center in the UCP, and states: “Integrate campus land use patterns, 
transportation and circulation systems, and open space systems with those of the 
adjoining community, particularly in the area of the Town Center.” 2-55  Three other 
statements in the LRDMP mention the UCP Town Center: 
 
L.3.2  Key Statements 
 
COM-9: “Locate uses that will attract community participation, such as performance, 
arts and spectator sports, near or adjacent to the Town Center to assure ease of access 
for the Merced community, and coordinate with the community in support of facilities 
that may be of joint use, such as conference centers.” 2-55 
 
“Main Street 2.0 is a mixed-use street featuring student housing above campus 
functions. It links North Campus and Central Campus to the University Community’s 
Town Center. At the north are student union and student affairs buildings, and on the 
south is the sports complex, and the west end of the Town and Gown District.” 2-72 
 
MOB-12: “Provide high-frequency, safe and convenient transit services that seamlessly 
connect major activity centers on campus and in the neighboring University Community. 
Primary transit destinations would include the campus core, the Town Center, the 
Gateway District, outlying commuter parking facilities, and key locations within on-
campus and off-campus housing areas. Each building in the campus core should be 
within a 5 minute walk of a transit stop.” 2-97 
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L.3.3  UCM Circulation 
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Community Collector (Town and Gown District) 
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L.4 UC Merced and University Community Project Draft 
EIS/EIR (2008) Findings 

 
L.4.1  Project Description 
 
The project description included in the 2008 EIS/EIS for the UC Merced and University 
Community Project, address the “Town Center” and adjacent “Gateway District,” as 
follows: 
 
Town Center 
 
“The UCP, as previously adopted, proposed the development of a 120-acre mixed-use 
Town Center in the northernmost portion of the University Community area as a 
transition into the campus. In the view of the University, the land use plan for 
Community North continues and advances this concept. A Town Center would be built 
on about 120 acres in the north-central portion of Community North, directly adjacent 
to and south of the Academic Core of the campus. This Town Center would include 
commercial office, general commercial, mixed-use commercial, mixed-use residential, 
medium-density residential space, entertainment venues, parks, performing arts 
facilities, and parking (both distributed and structured). Approximately 862,500 square 
feet of commercial and office space and about 3,270 parking spaces in lots and parking 
structures are planned for the Town Center. The development of buildings and sites 
with a mix of uses, such as the vertical integration of housing with retail, office, or other 
uses would be encouraged. Residential development in the Town Center would consist 
of 1,418 units in a combination of single-family townhouse/rowhouse units, multi-family 
units located in mixed-use buildings with emphasis on occupancy by the campus-related 
uses and residents.” 3-2.0-42 
 
Gateway District 
 
“The UCP, as previously adopted, included 22 acres of land for the development of 
400,000 square feet of research and development (R&D) space. The revised land use 
plan for Community North provides about 100 acres in the northwestern portion of 
Community North for the development of the Gateway District, which would focus on 
R&D and would be adjacent to similar R&D land uses on the campus. This area would be 
developed with approximately 2.3 million square feet of building space that would 
house research laboratories and industrial R&D.” 3-2.0-43 
 
University Community Town Center 
 
“The Town Center district would be located in Community North, and would serve as 
the “downtown” for the campus and the community. This district would include mixed-
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use commercial and residential activities, cultural facilities, and parking. The Town 
Center Commercial Mixed Use (TC-1), Residential Mixed-Use (TC-2), and Residential 
Townhouse/Rowhouse (TC-3) blocks are proposed for this District.” 3- 2.0-49 

 

L.4.2 Table of Major Land Uses 
 
Along with the change in acreage to the Campus and the University Community, the 
EIR/EIS project description included changes in land use; these changes are described in 
Table 2.0-6 below. 
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L.5  Technical Memorandum Findings 
 
L.5.1  Key Statements from Applicable Documents 
 
While the size and location of the Town Center and land uses vary between the 2004 
and 2008 planning documents (see table in Section L.5.4), its function and purpose has 
not, and is described in the following key statements from the documents assessed in 
this report.   
 
Merced County University Community Plan, 2004  
 

• Require that a mix of uses be developed in the University Community Town 
Center that reinforce its role as the primary business and shared activity center 
for the community and campus. Representative uses may include community 
and campus-serving retail commercial, personal services, financial institutions, 
offices, entertainment, hotels/motels, civic, cultural (library, museum, etc.), food 
service/grocery stores, housing. 

 
• Collaborate with UC Merced to identify and promote the development of uses in 

or immediately adjacent to the Town Center that support and can be jointly used 
by the campus and community (e.g., conference facility, performance arts 
center, sports stadium, and recreation fields). 

 
• A business center shall be developed adjacent and relate to the Town Center and 

UC Merced campus 
 

• Encourage the development of buildings and sites that contain a mix of uses, 
including the vertical integration of housing with retail, office, civic, or other 
uses.  The concentration and intermixing of uses within the Town Center will 
promote pedestrian and transit use and establish it as the heart of the 
community. 

 
• Develop the Town Center with the highest densities in the University Community 

to reinforce its role as the “heart” of the community and foster pedestrian and 
transit use.  Require that buildings be located to front onto public sidewalks and 
plazas forming a semi-continuous “building wall” (with parking located to the 
rear or in structures with ground level retail uses), that the ground floor of 
buildings be restricted to uses that have a high level of customer activity, and 
that buildings be designed to open onto the sidewalk/plaza and provoke visual 
interest (e.g., visual transparency, façade modulation/fenestration, etc.). 
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UC Merced Tomorrow, Long Range Development Plan UC Merced, 2009  
 

• Integrate campus land use patterns, transportation and circulation systems, and 
open space systems with those of the adjoining community, particularly in the 
area of the Town Center. 

 
• Locate uses that will attract community participation, such as performance, arts 

and spectator sports, near or adjacent to the Town Center to assure ease of 
access for the Merced community, and coordinate with the community in 
support of facilities that may be of joint use, such as conference centers. 

 
UC Merced and University Community Project Draft EIS/EIR, 2008  
 

• A Town Center would be built on about 120 acres in the north-central portion of 
Community North, directly adjacent to and south of the Academic Core of the 
campus. This Town Center would include commercial office, general commercial, 
mixed-use commercial, mixed-use residential, medium-density residential space, 
entertainment venues, parks, performing arts facilities, and parking (both 
distributed and structured).  

 
• The development of buildings and sites with a mix of uses, such as the vertical 

integration of housing with retail, office, or other uses would be encouraged.  
 

• The Town Center district would be located in Community North, and would serve 
as the “downtown” for the campus and the community. This district would 
include mixed-use commercial and residential activities, cultural facilities, and 
parking. 
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L.5.2  Essential Character of the Town Center 
 
Based on the key statements above, City Staff has prepared a single description of the 
UCP Town Center: 
 
The Town Center district would be located in Community North, and would serve as the 
“downtown” for the campus and the community.   Integrate campus land use patterns, 
transportation and circulation systems, and open space systems with those of the 
adjoining community.  The Town Center would be developed with the highest densities 
in the University Community to reinforce its role as the “heart” of the community. 
 
The Town Center would include commercial office, general commercial, mixed-use 
commercial/retail, mixed-use residential, medium-density residential space, 
entertainment venues, parks, and parking (both distributed and structured).   
Representative uses may include community and campus-serving retail commercial, 
personal services, financial institutions, offices, entertainment, hotels/motels, civic, 
cultural (library, museum, etc.), food service/grocery stores, housing.  Collaborate with 
UC Merced to identify and promote the development of uses in or immediately adjacent 
to the Town Center that support and can be jointly used by the campus and community 
(e.g., conference facility, performance arts center, sports stadium, and recreation 
fields).  A business center shall be developed adjacent and relate to the Town Center 
and UC Merced campus 
 
To foster pedestrian and transit use, in concert with high densities, Town Center 
buildings would be require to front onto public sidewalks and plazas forming a semi-
continuous “building wall” (with parking located to the rear or in structures with ground 
level retail uses), that the ground floor of buildings be restricted to uses that have a high 
level of customer activity, and that buildings be designed to open onto the 
sidewalk/plaza and provoke visual interest (e.g., visual transparency, façade 
modulation/fenestration, etc.). 
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L.5.3  Unique Traits of the Town Center 
 
Due to proximity and ability to craft a circulation and land use network that joins the 
campus with the future UCP Community, the Town Center would become the 
“downtown” for both the campus and the community, thereby, becoming a major 
center in the area. The project’s “Town and Gown District” is knitted together by a right-
of-way designed specifically for pedestrians, though vehicles can pass through safely. 
 

 
 
The proximity and connectedness of the UCM campus and the University Community 
forms a fertile location that supports the growth of uses which and can be shared the 
campus and community (e.g., conference facility, performance arts center, sports 
stadium, and recreation fields).  While not unique, the adjacency of the business 
center/research and development park compounds the size and strength of this center. 
 
The Bellevue Community Plan lacks adjacency to the UC Merced academic core, and the 
associated vitality it could bring to a downtown setting.  The campus parkway 
(extended) right-of-way and the “UCM Gateway District,’ more of a district than a 
center, separates the campus from future development in the Bellevue Community 
Plan.  Uses that supplement and support the Gateway District, and are less supportive of 
a downtown setting, should be considered to be placed along the eastern edge of the 
Bellevue Community Plan.    While a center may be located here, the size and character 
need to be distinct from the Town Center in the UCP.  
 
Technical Memorandum K describes the Gateway District is greater detail. 
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L.5.4  Changes in Town Center/Business Center Land Uses and 
Acres  
 
Town Center/Business Center Land Use Types and Acres 
Land Uses 2004 UCP 2008 EIS/EIR Change 
Residential    
Single Family    
Acres 0 45 +45 
Units 0 1418 +1,418 
Multi Family    
Acres 27 4 -23 
Units 648  -648 
Mixed Use    
Total Acres 20 15 -5 
Retail (sq. ft.) 305,000 183,000 -122,000 
Office (sq. ft.) 130,680 313,600 +182,920 
Housing Units 726 540 -186 
Retail    
Acres 5 8  
Square Feet 61,000 130,700 +69,200 
Office    
Acres 16 5  
Square Feet 593,320 292,700 -300,620 
Research and Development    
Acres 22 71 +49 
Square Feet 400,000 2,308,300 +1,908,300 
Schools    
Acres 0 0  
Square Feet 0 0  
Parks and Open Space    
Acres 0 5 +5 
Shared Parking    
Acres 0 9 +9 
Total Development    
Acres 90 162 +72 
 
The data in the 2008 EIS/EIR column includes the “Gateway” Research and 
Development uses. 
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