
CITY OF MERCED 
Planning Commission 

 
MINUTES 

 
      

 Merced City Council Chambers 
    Wednesday, February 4, 2015 

 
Chairperson WILLIAMS called the meeting to order at 7:00 p.m., followed 
by a moment of silence and the Pledge of Allegiance. 
 
ROLL CALL 
 
Commissioners Present:  Carole McCoy, Peter Padilla, Kurt Smoot, Kevin 

Smith, Travis Colby, and Chairperson Brandon 
Williams  

   
Commissioners Absent: None (one vacancy) 
 
Staff Present: Planning Manager Espinosa, Principal Planner 

King, Senior Deputy City Attorney Rozell, and 
Recording Secretary Lane 

 
1. APPROVAL OF AGENDA 
 

M/S COLBY-SMITH, and carried by unanimous voice vote (one 
vacancy), to approve the Agenda as submitted. 

 
2. MINUTES 
 

M/S  COLBY-MCCOY, and carried by unanimous voice vote (one 
vacancy) to approve the Minutes of January 21, 2015, as 
submitted. 

 
3. COMMUNICATIONS 
 

None. 
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4. ITEMS 
 

4.1 General Plan Amendment #14-05, Site Utilization Plan 
Revision #10 to Planned Development (P-D) #42, Conditional 
Use Permit #1194 and Vesting Tentative Subdivision Map 
#1303 (“Bellevue Ranch Condos”) , initiated by Golden Valley 
Engineering, on behalf of C.W.N. Development, LLC, property 
owner.  This application involves: a General Plan Amendment 
and Site Utilization Plan Revision to modify the improvement 
order and financing of off-site infrastructure within the 
Bellevue Ranch Master Development Plan; a Conditional Use 
Permit to allow the construction of 432 condominium dwellings 
and associated parking, open space and on-site amenities on 
20.77 acres; and a Vesting Tentative Subdivision Map to enable 
condominium properties to be created.  The project site is 
bound by M Street, M Street Circle, Mandeville Lane, and 
Barclay Way within the Bellevue Ranch Master Development 
Plan Area and is zoned Planned Development (P-D) #42.        

 
Principal Planner KING reviewed the report on this item.  For further 
information, refer to Staff Report #15-04 - Addendum. 
 
Public testimony was opened at 7:26 p.m. 
 
Speaker from the Audience in Favor: 
 
MICHAEL OWENS, Turlock, representing the applicant  
 
No one spoke in opposition to the project. 
 
Public testimony was closed at 7:34 p.m. 
 
Commissioner SMOOT disclosed that this project was brought to his 
attention by a member of the public.  He stated that he had no 
financial interest in the project and was able to review the project 
objectively, with an open mind. 
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M/S WILLIAMS-PADILLA, and carried by the following vote, to 
recommend to City Council to find that the previous environmental 
review [Environmental Impact Report for the Bellevue Ranch Master 
Development Plan (SCH#9212055)] remains sufficient and no further 
documentation is required (Subsequent EIR/ND 15162 Findings), and 
recommend to City Council approval of General Plan Amendment 
#14-05 and Site Utilization Plan Revision #10 to Planned 
Development (P-D) #42, subject to the Findings and eleven (11) 
Conditions set forth in Staff Report #15-04 – Addendum 
(RESOLUTION #3042): 
 
AYES: Commissioners McCoy, Padilla, Smoot, Smith, and 

Chairperson Williams 
NOES: Commissioner Colby 
ABSENT: None (one vacancy) 
ABSTAIN: None 
 
M/S WILLIAMS-MCCOY, and carried by the following vote, to find 
that the previous  environmental review [Environmental Impact 
Report for the Bellevue Ranch Master Development Plan 
(SCH#9212055)] remains sufficient and no further documentation is 
required (Subsequent EIR/ND 15162 Findings), and approve 
Conditional Use Permit #1194 and Vesting Tentative Subdivision 
Map #1303 (“Bellevue Condos”) [contingent upon City Council 
approval of General Plan Amendment #14-05 and Site Utilization 
Plan Revision #10 to Planned Development (P-D) #42], subject to the 
Findings and fifty-four (54) Conditions set forth in Staff Report #15-
04 - Addendum (RESOLUTION #3043): 
 
AYES: Commissioners McCoy, Padilla, Smoot, Smith, and 

Chairperson Williams 
NOES: Commissioner Colby 
ABSENT: None (one vacancy) 
ABSTAIN: None 
 
4.2 General Plan Amendment #14-04, Revision #2 to the Fahrens 

Creek Specific Plan, and Site Utilization Plan Revision #4 to 
Planned Development (P-D) #46, initiated by Golden Valley 
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Engineering, on behalf of Barbara Bruno, property owner.  This 
application is a request to modify the designations of the 
General Plan, Fahrens Creek Specific Plan, and Site Utilization 
Plan for Planned Development (P-D) #46 for an approximately 
10.42 acre parcel generally located at the southwest corner of 
Pacific Drive and Horizons Avenue.  The requested changes 
include changing the General Plan designation for 
approximately 6.2 acres of the parcel from Low Density (LD) 
Residential to Village Residential (VR) and changing the 
designation within the Fahrens Creek Specific Plan and the Site 
Utilization Plan for Planned Development #46 for 
approximately 6.76 acres of the property from Low Density 
Residential to Multi-Family Residential.  These changes would 
allow the future construction of an apartment complex with 136 
units on an approximately 5.9-acre portion of the property.       

 
Planning Manager ESPINOSA noted a memo from staff that was 
provided to the Commission prior to the meeting requesting the 
tabling of this item.  The memo advised that due to an error in the 
Environmental Review document regarding the flood zones for the 
project, the environmental document would need to be re-circulated 
and the project re-noticed to be heard at the Planning Commission 
meeting of March 4, 2015.  
 
There was no one present wishing to speak regarding the project; 
therefore, public testimony was opened and closed at 7:41 p.m.  
 
M/S MCCOY-COLBY, and carried by the following vote, to table 
the item. 
 
AYES: Commissioners McCoy, Padilla, Smoot, Smith, Colby, 

and Chairperson Williams 
NOES: None 
ABSENT: None (one vacancy) 
ABSTAIN: None 
 
 
 





CITY OF MERCED 
Planning Commission 

 
Resolution #3042 

 
WHEREAS, the Merced City Planning Commission at its regular meeting of  
February 4, 2015, held a public hearing and considered General Plan 
Amendment #14-05 and Site Utilization Plan Revision #10 to Planned 
Development (P-D) #42 , initiated by Golden Valley Engineering, on behalf of 
C.W.N. Development, LLC, property owner.  This application involves a 
General Plan Amendment and Site Utilization Plan Revision to modify the 
improvement order and financing of off-site infrastructure within the Bellevue 
Ranch Master Development Plan.  The project site is bound by M Street, M 
Street Circle, Mandeville Lane, and Barclay Way within the Bellevue Ranch 
Master Development Plan Area and is zoned Planned Development (P-D) #42; 
also known as Assessor’s Parcel Numbers 224-020-006 and 224-020-008; and, 
 
WHEREAS, the Merced City Planning Commission concurs with Findings A 
through FF of Staff Report #15-04 - Addendum; and,  
 
NOW THEREFORE, after reviewing the City’s Initial Study and Draft 
Environmental Determination, and fully discussing all the issues, the Merced 
City Planning Commission does resolve to hereby recommend to City Council 
to find that the previous environmental review  [Environmental Impact Report 
for the Bellevue Ranch Master Development Plan (SCH#9212055)] remains 
sufficient and no further documentation is required (Subsequent EIR/ND 15162 
Findings), and recommend for approval  General Plan Amendment #14-05 and 
Site Utilization Plan Revision #10 to Planned Development (P-D) #42, subject 
to the Conditions set forth in Exhibit A attached hereto.  
 
Upon motion by Chairperson Williams, seconded by Commissioner Padilla, and 
carried by the following vote: 
 
AYES: Commissioners McCoy, Padilla, Smoot, Smith, and Chairperson 

Williams 
NOES: Commissioner Colby 
ABSENT: None (one vacancy) 
ABSTAIN: None 
 
 
 
 





Conditions of Approval 
Planning Commission Resolution #3042 
General Plan Amendment #14-05 and  

Site Utilization Plan Revision #10 to Planned Development (P-D) #42 
 
1. The proposed project shall comply with all standard Municipal Code 

and Subdivision Map Act requirements as applied by the City 
Engineering Department. 

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

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

4. 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, 
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defend, and hold harmless the City, or any agency or instrumentality 
thereof, against any and all claims, actions, suits, proceedings, or 
judgments against any governmental entity in which 
developer/applicant’s project is subject to that other governmental 
entity’s approval and a condition of such approval is that the City 
indemnify and defend (with counsel selected by the City) such 
governmental entity.  City shall promptly notify the 
developer/applicant of any claim, action, or proceeding.  City shall 
further cooperate fully in the defense of the action.  Should the City 
fail to either promptly notify or cooperate fully, the 
developer/applicant shall not thereafter be responsible to indemnify, 
defend, protect, or hold harmless the City, any agency or 
instrumentality thereof, or any of its officers, officials, employees, 
or agents. 

5. 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. 

6. A Conditional Use Permit shall be approved for all new construction 
on the project site. 
Off-Site Improvements 

7. Bellevue Road Improvements: Consistent with the schedule and 
finance plan outlined in Condition #8 below, the following 
improvements, consistent with Finding Y, shall be installed by the 
developer of the project: 
a. Bellevue Road / G Street to Barclay Way: Right-of-way 

improvements resulting in a lane configuration of 3 
westbound and 3 eastbound travel lanes, bike lanes, and full 
frontage improvements (curb, gutter, sidewalk and landscaped 
parkway) on the south side of Bellevue Road; 

b. Bellevue Road / Barclay Way to M Street:  Right-of-way 
improvements resulting in a lane configuration of 2 
westbound and 3 eastbound lanes, bike lanes, and curb and 
gutter on the south side with tapers as needed. Construction of 
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the park-strip and sidewalk on the south side are deferred to 
Village 21 East; 

c. Relocation of the PG&E Power Poles on the south side of the 
road between G Street and M Street, as necessary; 

d. Necessary upgrades as defined by the City Engineer to the 
existing traffic signals at G Street and Bellevue Road, and 
Barclay Way and Bellevue Road. 
 

8. Phasing of Off-Site Road Improvements:  The project’s construction 
sequence is to be completed per the Phasing Plan, Attachment J: 
a. Prior to issuance of a building permit for the 1st Building to 

be constructed, an off-site infrastructure finance or installation 
plan, prepared by the developer, shall be reviewed and 
approved by City Staff.  At the determination of the Director 
of Development Services, further provisions or modifications 
of this schedule may be reviewed by the Planning 
Commission. Otherwise he/she has the authority to permit 
modifications. In addition to the scheduled improvements 
noted below, the Director of Development Services may 
request either a bond or provision of other security to cover 
the costs of the required improvements if the sequence of 
scheduled off-site improvements noted herein should change 
for any reason.  

b. Prior to occupancy of any unit in the 2nd Building to be 
constructed, the relocation of the PG&E power poles on 
Bellevue Road between G Street and M Street and/or the 
design work necessary for the required future street 
improvements to Bellevue Road shall be completed.  

c. Prior to occupancy of any unit in the 3rd Building to be 
constructed, the Storm Drain system (including  the inlet 
structures) between G Street and Barclay shall be completed 

d. Prior to occupancy of any unit in the 4th Building to be 
constructed, the Traffic Signal at G Street and Bellevue Road 
shall be upgraded in preparation of the required Bellevue 
Road Street improvements.  

e. Prior to occupancy of any unit in the 5th Building to be 
constructed, the paving improvements (including curb, gutter 
and bike lanes) of Bellevue Road between G Street and 
Barclay Way, adding one more westbound lane and two 
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eastbound lanes, shall be completed. 
f. Prior to occupancy of any unit in the 6th Building to be 

constructed, the eastbound sidewalk and parkway landscape 
improvements on Bellevue Road between G Street and 
Barclay Way, shall be completed. 

g. Prior to occupancy of any unit in the 9th Building to be 
constructed, the Traffic Signal per the direction of the City 
Engineer at the corner of Barclay Way and Bellevue Road 
shall be upgraded. 

h. Prior to occupancy of any unit in the 10th Building to be 
constructed, the Storm Drain system between M Street and 
Barclay Way (including the inlet structures) shall be 
completed. 

i. Prior to occupancy of any unit in the 12th Building to be 
constructed, the paving improvements (including curb, gutter 
and bike lanes) for the two eastbound and one westbound 
Bellevue Road lanes between M Street and Barclay Way, 
including the taper east of M Street shall be completed.  Note: 
Curb and gutter improvements are only for the south side of 
the road. 

9. In addition to payment of Public Facility Impact Fees at time of 
building permit review, the developer shall provide a fair-share 
payment of $861.00 per dwelling unit as its fair-share 
reimbursement of the cost to improve the future Bellevue Road 
bridge over Fahrens Creek. 

10. In addition to payment of Public Facility Impact Fees at time of 
building permit review, the developer shall provide a fair-share 
payment of $141.00 per dwelling unit toward the future traffic signal 
at M Street/Cardella Road. 

11. In addition to payment of Public Facility Impact Fees at time of 
building permit review, the developer shall provide a fair-share 
payment of $405.00 per dwelling unit toward the future construction 
of the G Street Improvements between Cardella Road and Mercy 
Avenue. 

 
 
n:shared:planning:PC Resolutions:GPA#14-05/Rev#10 to PD#42 Bellevue Condos Exhibit A 
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CITY OF MERCED 
Planning Commission 

 
Resolution #3043 

 
WHEREAS, the Merced City Planning Commission at its regular meeting of  
February 4, 2015, held a public hearing and considered Conditional Use Permit 
#1194 and Vesting Tentative Subdivision Map #1303 (“Bellevue Ranch 
Condos”), initiated by Golden Valley Engineering, on behalf of C.W.N. 
Development, LLC, property owner.  This application involves a Conditional 
Use Permit to allow the construction of 432 condominium dwellings and 
associated parking, open space and on-site amenities on 20.77 acres; and a 
Vesting Tentative Subdivision Map to enable condominium properties to be 
created.  The project site is bound by M Street, M Street Circle, Mandeville 
Lane, and Barclay Way within the Bellevue Ranch Master Development Plan 
Area and is zoned Planned Development (P-D) #42; also known as Assessor’s 
Parcel Numbers 224-020-006 and 224-020-008; and, 
 
WHEREAS, the Merced City Planning Commission concurs with Findings A 
through FF of Staff Report #15-04 - Addendum; 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 for the Bellevue Ranch 
Master Development Plan (SCH#9212055)] remains sufficient and no further 
documentation is required (Subsequent EIR/ND 15162 Findings), and approve  
Conditional Use Permit #1194 and Vesting Tentative Subdivision Map #1303 
(“Bellevue Condos”), subject to the Conditions set forth in Exhibit A attached 
hereto.  
 
Upon motion by Chairperson Williams, seconded by Commissioner McCoy, and 
carried by the following vote: 
 
AYES: Commissioners McCoy, Padilla, Smoot, Smith, and Chairperson 

Williams 
NOES: Commissioner Colby 
ABSENT: None (one vacancy) 
ABSTAIN: None 
 
 
 





Conditions of Approval 
Planning Commission Resolution #3043 

Conditional Use Permit #1194 and  
Vesting Tentative Subdivision Map #1303 (“Bellevue Ranch Condos”) 
 
1. The proposed project shall be constructed/designed as shown on 

Exhibit 1 (site plan), Exhibit 2 (elevations and floor plans), and 
Exhibit 3 (tentative map) - Attachments B, C, D and E of Staff 
Report #15-04 - Addendum, except as modified by the conditions.   

2. Unless included as part of the original application and included in 
the project exhibits, all accessory buildings, such as carports, either 
shown on the approved plans or proposed at a later date, shall be 
designed to include the styles and materials utilized in the exterior 
design of the principal buildings, whose permitting shall not 
unreasonably preclude use of renewable energy elements such as 
solar panels. Requests for modification of the approved Project plans 
shall be processed as described in Section 1.6.2 “Amendment 
Process” provided for in the Bellevue Ranch Master Development 
Plan (BRMDP).  

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

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

5. All conditions contained in Resolution #1249-Amended (“Standard 
Conditional Use Permit Conditions”—except for Condition #16 
which has been superceded by Code) and Resolution #1175-
Amended ("Standard Tentative Subdivision Map Conditions") shall 
apply. 

6. All applicable mitigation measures of the BRMDP Final 
Environmental Impact Report dated May 15, 1995 (Attachment L of 
Staff Report #15-04 - Addendum) shall apply to the design, 
construction and operation of the project.   

7. The Project shall comply with the conditions of approval for General 
Plan Amendment #14-05 and Site Utilization Plan Revision #10 to 
Planned Development #42 (Draft Planning Commission Resolution 
at Attachment P of Staff Report #15-04 - Addendum.  The project 
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shall also comply with all terms and conditions of the Developer 
Agreement for the General Plan Amendment and Site Utilization 
Plan Revision. 

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

9. The approval of the Conditional Use Permit and Tentative 
Subdivision Map are contingent upon the approval of General Plan 
Amendment #14-05 and Site Utilization Plan Revision #10 to 
Planned Development #42 by City Council.  The effective date of 
the Conditional Use Permit and Tentative Subdivision Map shall be 
the same as the effective date of the Site Utilization Plan Revision. 

10. Prior to the issuance of building permits, a Vesting Tentative 
Subdivision Map and Final Map shall have been recorded. 
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Condominium-based Conditions 
11. Preparation and Review of Condominium Organizational 

Documents: Concurrent with or prior to submittal of a Final Map for 
the project, the organizational documents of the condominium shall 
be submitted to the City Attorney for a determination that such 
documents comply with the requirements of MMC 20.65 
(Condominiums), including the formation of a Homeowners 
Association. 

12. Building Construction: Per MMC 20.56.040.J, at the time of 
building permit review, the developer shall demonstrate: (a) that 
wall assemblies conform to a minimum sound transmission class 
(STC) rating of 56 and that floor/ceiling assemblies conform to a 
minimum impact insulation class (IIC) rating of 63 (52 where 
kitchens and bathrooms are located) (MMC 20.56.040.F); and (b) 
that wall and floor/ceiling assemblies comply with fire wall 
separation standards, as specified in the latest adopted edition of the 
California Building Code.  

13. Storage Space: Per MMC 20.56.060, at least two-hundred cubic 
feet, with a minimum horizontal surface area of twenty-five square 
feet, of enclosed, weatherproof, lockable storage space shall be 
provided for each dwelling unit. The storage space shall be in 
addition to that ordinarily contained within a unit as cabinets, 
pantries, and clothes closets. The storage space may be located in or 
separated from the dwelling unit. 

14. Separate Meters:  Per MMC 20.56.080, the consumption of gas and 
electricity within each dwelling unit shall be separately metered so 
that the unit owner can be separately billed for each utility. A water 
shutoff valve shall be provided for each unit. 

15. Laundry Facilities: Per MMC 20.56.040.E, the project shall be 
amended to include individual hookups in each unit to accommodate 
washing machines and dryer, or the existence of ample common 
facilities for washing and drying of clothes is demonstrated. 

Utilities and Services 
16. Provide all utility services to each lot, including sanitary sewer, 

water, electric power, gas, telephone, and cable television.  All new 
utilities are to be undergrounded. 
 

If potable water is provided to the Project using a master meter 
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instead of each condominium dwelling having its own separate 
water meter, then the City will bill the Homeowners Association for 
the applicable per-unit sewer charge under the Merced Municipal 
Code and the Homeowners Association shall be responsible for 
paying those monthly charges. 

17. Dedication by Final Map of all necessary easements will be made as 
shown on Vesting Tentative Subdivision Map #1303 and as needed 
for irrigation, utilities, drainage, landscaping, and open space. 

18. All storm drainage related to the Bellevue Ranch Development must 
comply with the City’s Draft Storm Drainage Master Plan and any 
applicable requirements of the Merced Irrigation District (MID). 
The developer shall provide all necessary documentation for the 
City Engineer to evaluate the storm drain system.  All storm drain 
systems shall be installed to meet City Standards. 

19. Community Facilities District (CFD) formation is required for 
annual operating costs for police and fire services as well as storm 
drainage, public landscaping, street trees, street lights, parks and 
open space. CFD procedures shall be initiated before Final Map 
approval.  Developer/Owner shall submit a request agreeing to such 
a procedure, waiving right to protest and post deposit as determined 
by the City Engineer to be sufficient to cover procedure costs and 
maintenance costs expected prior to first assessments being 
received.  CFD’s were created that include the subject site.  If 
additional information is needed or any additional process is 
required, the developer shall comply with all requirements to ensure 
the CFD is assessed properly. 

20. This permit is for a total of 432 condominium units.  The Director of 
Development Services may allow a reduction in the number of units 
to no less than 416 dwelling units.  Requests to reduce the number of 
units below this amount shall be reviewed by the Planning 
Commission through the Conditional Use Permit Process. 

21. Prior to issuance of the first occupancy permit, the developer shall 
provide a payment of $55,905 to the City of Merced as their fair-
share reimbursement of the cost of a prior improvement to install a 
water line loop in the vicinity of the project.  

Circulation and Parking 
22. A minimum turning radius of 33 feet inside, curb-to-curb and 49 feet 

wall-to-wall for fire apparatus access must be provided throughout 
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the project.  Refuse containers or other items shall not be permitted 
to be placed in the required clear space of the turning area. 

23. Bicycle parking shall meet the minimum requirements of the 
California Green Building Code. 

24. All driveways shall comply with the City of Merced Standard for 
commercial driveways and are to be reviewed by the Fire 
Department as part of the review of the tentative subdivision map 
and improvement plan submittals. 

25. The applicant shall improve all fronting roads to meet City 
Standards and the Bellevue Ranch Master Development Plan where 
necessary, including but not limited to, curb, gutter, sidewalk, park 
strip, landscaping, street lights, parking and travel lanes. 

26. Public sidewalks, parkway landscaping and street trees along each 
parcel shall be installed entirely with the development of each 
parcel, or in no less than three phases per parcel in a manner 
determined by the City’s Director of Development Services.  At a 
minimum, such improvements will be installed prior to occupancy 
of the first building, including a transit stop, walkway (whether on-
site or as a public sidewalk), and associated appurtenances necessary 
to connect the building to the bus transit stop.  The sidewalk may 
include a shallow meander.  The phasing plan for this improvement 
as described in this condition is intentionally different than the 
project phasing plan (Attachment J of Staff Report #15-04 - 
Addendum) and shall take precedence. 

27. Prior to occupancy of the first building, a notice of completion for 
the Class II bike lanes along both sides of the adjacent collector 
streets of the project (M Street, M Street Circle, Mandeville Lane 
and Barclay Way) shall have been issued.  

28. The location and design of transit stop or stops shall be based on a 
recommendation from Merced County Transit and other applicable 
transit providers and shall be installed by the developer prior to the 
issuance of the first certificate of occupancy unless determined 
otherwise by the Director of Development Services. 

29. The site plan shall be modified to include pedestrian walkways that 
extend the private on-site walkways to the public off-site sidewalks 
at or near each adjacent street intersection, resulting in four such 
connections per parcel. 
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Safety 
30. All buildings shall be designed to include commercial fire sprinklers 

(13-system) as required by the California Fire Code.  Eight-foot 
wide accessways to the buildings through the parking lots shall be 
provided; handicapped loading zones may not be used for this 
purpose.  Details will be worked out with Staff at the building 
permit review stage. 

31. Fire Hydrants shall meet minimum fire-flow requirements and 
located in accordance with City of Merced codes and standards.  The 
maximum spacing between hydrants is 500 feet.  The placement of 
fire hydrants and the number of hydrants for the site is to be worked 
out with the Fire Department no later than the review of 
improvement plans. 

32. If Entrance Gates are to be proposed at the two main driveway 
entrances/exits, adequate vehicle stacking room and a Knox-box 
with “click-to-enter” technology for the Fire Department shall be 
provided.  Details to be reviewed by the Planning and Fire 
Departments as part of the review of the tentative subdivision map 
and improvement plan submittals. 

Construction 
33. Prior to any demolition work, the applicant shall obtain all necessary 

approvals from the San Joaquin Valley Air Pollution Control 
District and a demolition permit from the City of Merced Inspection 
Services Department if required. 

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

35. All construction activity shall be conducted in accordance with City 
of Merced standards for times of operation. 

Building Design 
36. At least two building color palettes for each of the two building 

elevations approved for this project shall be applied to the buildings, 
and these must be consistent with those represented in Attachment C 
of Staff Report #15-04 - Addendum. 

37. All mechanical equipment shall be screened from public view.   
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38. Containers for refuse and recycled goods shall be stored in 
enclosures that are designed with colors compatible with the 
buildings, and shall be built to meet City design standards. 
 

39. Consistent with the original conditions of the BRMDP (Conditions 
#87, #88, and #89), the buildings shall be varied in character and 
enhance the pedestrian-oriented character of neighborhood. The 
proposed building elevations (Attachment C of Staff Report #15-04 
- Addendum) meet this standard. 

40. Sound-rated windows to be consistent with the 45 dB interior noise 
level maximum are required on buildings within 125 feet of the 
centerline of M Street (BRMDP Mitigation Measures 4.12.2).  

Landscaping and Lighting 
41. Concurrent with or prior to the submittal of a Building Permit 

Application, the applicant shall submit to the Development Services 
Department a detailed landscape plan that is consistent with the 
City’s Water Efficient Landscaping & Irrigation Ordinance (Merced 
Municipal Code 17.60).  

42. All exterior utilities will need to be screened with a mixture of 
building extensions and dense landscaping.  Vehicle lights will need 
to be screened through a combination of landscaping, mounds and 
walls (details to be worked out with Staff).  Greater use of wrought-
iron fencing will be used than walls, and plant materials will be 
designed to grow on such walls to enhance aesthetics and to limit 
graffiti. 

43. The Landscape Plan shall include three landscape palettes having 
different plant types and arrangements.  These palettes will be 
assigned to different primary buildings on the site in order to 
enhance the unique character of each building site. 

44. Unless otherwise permitted, parking lot trees shall be installed per 
the City’s Parking Lot Landscape Standards.  Trees shall be a 
minimum of 15-gallons, and be of a type that provides a 30-foot 
minimum canopy at maturity (trees shall be selected from the City’s 
approved tree list).  Trees shall be installed at a ratio of at least one 
tree for each six parking spaces.  The trees may be located in planter 
areas that protrude into the parking areas, or which run along the 
edge of the parking areas. 
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45. Concurrent with or prior to submitting the building permit plan, a 
Lighting Plan shall be submitted to the Planning Department for 
review. The plan shall be designed to include decorative lamps, low 
foot-candles and an even distribution of light. Per BRMDP 
Mitigation Measure 4.3.3, the exterior lighting shall be limited to 
mercury vapor, low pressure sodium and incandescent and 
fluorescent lamps (150 watts or less). The Planning Manager may 
permit contemporary equivalents.   

46. All private outdoor walking areas shall be properly lighted with 
ground-mounted lights.   

47. In compliance with the California Energy Code requirements, 
parking lot and building lighting shall be shielded or oriented in a 
way that does not allow “spill-over” onto adjacent lots.  Shields shall 
be used to prevent light from spilling onto surrounding streets and 
properties.  Top shields are required on pole-mounted lights.   All 
lighting shall have cut-off lenses that confine light to intended areas 
of illumination (BRMDP Mitigation Measure 4.3.3). 

48. Prior to submittal of a grading or building permit, and consistent 
with the landscape and lighting conditions noted above, the 
developer shall satisfy the City’s objectives for the project’s 
perimeter design, namely, to:  a) present an attractive frontage along 
all public roads; and b) provide for public view into the project site, 
while securing the development.  Required elements of the plan 
include an attractive placement of trees, shrubs, groundcover, 
mounds, signs and lawns, and an articulated combination of walls 
and wrought-iron fencing.  The preferred method of providing 
security is through use of wrought-iron fencing, with limited use of 
walls.  When walls are used, they should be designed with graffiti 
prevention in mind with combinations of landscaping, vines, or 
graffiti-proof coatings.  Per Merced Municipal Code 20.62.040.E, 
the plan shall comply with the “40-foot visual corner.” 

Signs 
49. The design, permitting and installation of signs shall comply with 

the City of Merced Sign Ordinance. 
50. A temporary banner permit shall be obtained prior to installing any 

temporary signs.  Free standing temporary signs (i.e., sandwich 
boards, A-frame signs, etc.) are prohibited. 
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51. All external signage shall be indirectly illuminated.  All address 
numbers shall be internally illuminated.  All signage and addressing 
shall match the building façade on which it is attached.   

Affordable Housing 
52. In accordance with the Affordable Housing Agreement between the 

City of Merced, the Central Valley Coalition for Affordable 
Housing, and Bellevue Ranch - Merced, L.P., dated July 17, 2006, a 
total of 40 "low-income" housing units shall be provided within the 
subject condominium project.  The units shall be made available to 
all individuals or families who meet the low-income guidelines 
established by HUD.  These units shall be rent or re-sale restricted 
for five years.  Prior to issuance of the first certificate of occupancy, 
a monitoring plan acceptable to City Staff shall have been developed 
by the developer.  The design and construction of the affordable 
housing dwelling units shall be no different than the other dwelling 
units constructed with the condominium project. 
 

The affordable housing units shall be dispersed throughout the 
project.  20 units shall be provided on Parcel X and 20 units shall be 
provided on Parcel W. The affordable units shall be distributed 
amongst the units in generally the same ratio as the bedroom types 
(See Finding C of Staff Report #15-04 - Addendum).  Thus, on each 
parcel, the distribution of 20 affordable units by bedroom type shall 
be: 4 one-bedroom units; 6 two-bedroom types; 7 three-bedroom 
types; and 3 four-bedroom type.  No less than one and no more than 
three affordable housing units shall be provided in each building.  
Within each building, the affordable units may not be applied to 
units having the same number of bedrooms.  

Maintenance 
53. The premises shall remain clean and free of debris and graffiti at all 

times. 
54. All landscaping shall be kept healthy and maintained, and any 

damaged or missing landscaping shall be replaced immediately. 
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