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SUBJECT:  General Plan Amendment #15-01, Site Utilization Plan Revision #11 to 

Planned Development (P-D) #42, and Conditional Use Permit #1197 
(“Bellevue Ranch Apartments”) , 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; and a Conditional Use Permit 
to allow the construction of 432 apartment dwellings and associated parking, 
open space and on-site amenities on 20.77 acres.  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.  *PUBLIC HEARING* 

 
ACTION: PLANNING COMMISSION: 

Recommendation to City Council 

1) Environmental Review #15-03 (Subsequent EIR/ND Section 15162 
Findings) 

2) General Plan Amendment #15-01  
3) Site Utilization Plan Revision #11 to Planned Development (P-D) #42 

Approve/Disapprove/Modify (contingent upon City Council approval of 
General Plan Amendment #15-01 & Site Utilization Plan Revision #11 to 
Planned Development (P-D) #42) 

1) Conditional Use Permit #1197 
 

  



Planning Commission Staff Report #15-08 - Addendum 
Page 2 
May 6, 2015 

 
CITY COUNCIL: 

Approve/Disapprove/Modify 

1) Environmental Review #15-03 (Subsequent EIR/ND Section 15162 
Findings) 

2) General Plan Amendment #15-01   
3) Site Utilization Plan Revision #11 to Planned Development (P-D) #42 

 
SUMMARY 
The subject site is located south of Bellevue Road and west of G Street (Attachment A) within 
Village 22 of the Bellevue Ranch Master Development Plan (BRMDP).  The proposed project 
consists of a 432-unit apartment complex on land planned for multi-family land uses.  Linked to the 
development of the subject site is the responsibility of project developers to install and/or finance 
off-site infrastructure within the greater BRMDP.  Due to the rate and location with which the 
overall Bellevue Ranch project has developed, staff supports the request of the applicant to develop 
out-of-phase, and has conditioned the project to focus on installing and contributing toward future 
completion of infrastructure within the eastern portion of the Bellevue Ranch project, while 
deferring such action on infrastructure in its western portion.  The subject site is already designated 
for high-density dwellings, so the General Plan Amendment/SUP Revision does not involve a 
change in land use, but a change in: 1) site design; and, 2) infrastructure timing and development.  
 
On February 4, 2015, the Planning Commission considered a request on the subject site which 
would have been 432 condominiums.  The Planning Commission conditionally approved the 
Conditional Use Permit (CUP), and voted to recommend approval of the General Plan Amendment 
(GPA) and Site Utilization Plan (SUP) Revision to the City Council.  That application was 
withdrawn before it moved forward to the City Council for consideration.  The same applicants 
have submitted this request, changing the dwelling unit type from condominiums to apartments, and 
leaving all other aspects the same. 
 
The Planning Commission is asked to take two actions on the project.  The first action would be to 
make a recommendation to the City Council regarding the GPA and SUP Revision.  The second 
action would be to approve/disapprove/modify the CUP.  Because the Conditional Use Permit 
would not be valid unless the General Plan Amendment and Site Utilization Plan Revision are 
approved, any action to approve the CUP would be contingent upon the City Council’s action on the 
General Plan Amendment and Site Utilization Plan Revision.  

Planning staff is recommending the Planning Commission recommend approval to the City Council 
regarding the General Plan Amendment and SUP Revision and to approve the CUP contingent upon 
the City Council’s action. 
 
RECOMMENDATION FOR GENERAL PLAN AMENDMENT AND SITE UTILIZATION 
PLAN REVISION 
Planning staff recommends that the Planning Commission recommend approval of Environmental 
Review #15-03 (Subsequent EIR/ND Section 15162 Findings), General Plan Amendment #15-01, 
and Site Utilization Plan Revision #11 to Planned Development #42 (including the adoption of the 
Resolution at Attachment P) subject to the following conditions: 
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*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, 
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 
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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 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 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. 
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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 issuance, 
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 issuance, 
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 issuance, 
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. 

 

RECOMMENDATION – CONDITIONAL USE PERMIT 
Planning Staff recommends that the Planning Commission approve Conditional Use Permit #1197 
(including the adoption of the Resolution at Attachment Q), contingent on City Council approval of 
General Plan Amendment #15-01 and Site Utilization Plan Revision #11 to Planned Development 
#42, subject to the following conditions: 

*1) The proposed project shall be constructed/designed as shown on Exhibit 1 (site plan), and 
Exhibit 2 (elevations and floor plans) - Attachments B, C, D and E, 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. 

 



Planning Commission Staff Report #15-08 - Addendum 
Page 6 
May 6, 2015 

 
*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) shall apply. 

*6) All applicable mitigation measures of the BRMDP Final Environmental Impact Report dated 
May 15, 1995 (Attachment L) 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 #15-
01 and Site Utilization Plan Revision #11 to Planned Development #42 (Draft Planning 
Commission Resolution at Attachment P).  The project 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 is contingent upon the approval of General Plan 
Amendment #15-01 and Site Utilization Plan Revision #11 to Planned Development #42 by 
the City Council.  The effective date of the Conditional Use Permit shall be the same as the 
effective date of the Site Utilization Plan Revision. 

*10) Laundry Facilities: The project shall include individual hookups in each apartment unit to 
accommodate a washing machine and dryer, or the applicant will demonstrate the existence 
of ample common on-site facilities for washing and drying of clothes. 

Utilities and Services 
11) 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.  City of Merced 
refuse and recycling services shall be utilized with all enclosures complying with City 
Standards. 
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*12) Dedicate all necessary easements for irrigation, utilities, drainage, landscaping, and open 

space, as appropriate. 

*13) 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. 

*14) 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 no later than the submittal of 
the first building permit application.  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. 

*15) This permit is for a total of 432 apartment 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. 

*16) 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 
*17) 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 the project.  Refuse containers or other items 
shall not be permitted to be placed in the required clear space of the turning area. 

*18) Bicycle parking shall meet the minimum requirements of the California Green Building 
Code. 

*19) 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 improvement plan 
submittals. 

*20) 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. 

 

21) 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 
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shallow meander.  The phasing plan for this improvement as described in this condition is 
intentionally different than the project phasing plan (Attachment J) and shall take 
precedence. 

22) 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.  

*23) 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. 

24) 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. 

Safety 
*25) 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. 

*26) 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. 

*27) 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 improvement plan submittals. 

 Construction 
*28) 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. 

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

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

 Building Design 
31) 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. 

*32) All mechanical equipment shall be screened from public view.   
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*33 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. 

*34) 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) meet this standard. 

*35) 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 
*36) Concurrent with or prior to the submittal of each 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).  

*37) 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).  Regarding the 
perimeter landscaping, greater use of wrought-iron fencing will be installed rather than 
walls, and plant materials will be designed to grow on such walls to enhance aesthetics and 
to limit graffiti. The width of the planter area between the public sidewalk and fencing/wall 
shall be at least 5-feet from the wall and 3-feet from the fence. 

38) The Landscape Plan shall include three landscape palettes (all drought tolerant) 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. 

*39) 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 and shall be located to accommodate any carport or shade structures (details to 
be worked out with Planning Staff). 

40) 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.   

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

*42) 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 



Planning Commission Staff Report #15-08 - Addendum 
Page 10 
May 6, 2015 

 
4.3.3). 

*43) Prior to submittal of the first grading or building permit, and consistent with the landscape 
and lighting conditions noted above, the developer shall submit a plan to 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 
*44) The design, permitting and installation of signs shall comply with the City of Merced Sign 

Ordinance and a master sign program shall be approved through an administration 
conditional use permit. 

45) A temporary banner permit shall be obtained prior to installing any temporary signs.  
Freestanding temporary signs (i.e., sandwich boards, A-frame signs, etc.) are prohibited. 

*46) 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 
*47) 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 
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 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).  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 
*48) The premises shall remain clean and free of debris and graffiti at all times. 
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*49) All landscaping shall be kept healthy and maintained, and any damaged or missing 

landscaping shall be replaced immediately. 

50) Prior to issuance of the first grading/building permit, the applicant shall demonstrate 
compliance with San Joaquin Valley Air Pollution Control District Rule 9510 to the 
Planning Department.  Changes to the site plan resulting from compliance with Rule 9510 
are subject to review by City Staff or the Planning Commission, as determined by the 
Director of Development Services. 

(*) Denotes non-discretionary conditions. 

 

PROJECT DESCRIPTION 
The subject site is located south of Bellevue Road and west of G Street (Attachment A) within 
Village 22 of the Bellevue Ranch Master Development Plan (BRMDP). The Planning Commission 
is requested to review site design elements and a proposed alternative approach to the provision for 
installation and payment for off-site infrastructure improvements within the BRMDP.  This 
discussion on “Project Description” is organized into three main sections: 1) Surrounding Land 
Uses; 2) Site Design and Management Overview; and, 3) Overview of Infrastructure.  

Surrounding Land Uses 
 
The project is comprised of 10.13-acre Parcel X and 
10.64-acre Parcel W, totaling 20.77 acres.  These parcels 
are located on the northeast corner of M Street and 
Barclay Way within the Bellevue Ranch area, and is 
referred to as Village 22 East.  Village 22 West is 
located on the west side of “M” Street, and is also 
designated for multifamily dwellings in the BRMDP.  
Village 22 West is not part of the applicant’s proposal 
(Attachment A). 
 
Surrounding uses are noted at Attachment A. 

North: Vacant Commercial Land, Lot V (Zoned P-D 
#42) (across Mandeville Lane) 

East: Single-Family Residential Subdivision, Village 
15 (“Windsong by Mathews Homes”), partially developed (across Barclay Way) 

South: Single-Family Residential Subdivision, Village 14 (“Reverie by Ryland Homes”), partially 
developed (across Barclay Way) 

West: Vacant High-Medium Density Residential Land, Village 21 (Zoned P-D #42) (across M 
Street) 
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Site Design and Management Overview 
 
Site Design: The proposed project consists of a 432-unit apartment complex on two parcels already 
designated in the City’s General Plan as High-to-Medium Density Residential (HMD). On each 
parcel will be sited eight three-story buildings, each containing 27 apartment-units, resulting in a 
total of 216 units per parcel. Details of the proposed bedrooms and location within the buildings are 
described in Attachments D and E. Other details that describe the project’s parking, open space, 
accessory buildings and architecture are provided under the “Findings and Consideration” portion 
of this Staff Report. 
 
Management: Included in the design and operation for each 10-acre parcel, there will be an on-site 
leasing office, which would also be used for property management of such items as billing; 
enforcement of CCR’s & lease agreements which includes parking; and property maintenance.  This 
on-site office may be part of the clubhouse facility. There will also be a maintenance/storage 
portion included on the property.  The office hours and site maintenance will be staffed and 
supplied as needed per occupancy and lease up.  At full occupancy, the office would be staffed full 
time, meaning an (8) hour day for (40) hours a week.  An on-site resident manager or maintenance 
personnel is not part of the project description. 
 
Overview of Infrastructure 
 
The site is adjacent to collector roads (M Street, M Street Circle, Barclay Way, Bancroft Drive and 
Mandeville Lane).  While some improvements to these rights-of-way are needed (sidewalks, street 
trees, park-strip landscaping, transit stops, bike lanes), these roads are complete and operational and 
include travel lanes, traffic control, curb and gutter, street lights and fire hydrants.  Sewer and water 
lines exist adjacent to the project site.  The BRMDP also requires specific off-site improvements to 
be installed with the project (these are described and considered in Staff Report Finding Y).  
Additionally, since the applicant is requesting to develop the site “out-of-phase” with the BRMDP 
minor-phasing plan, under the authority granted by Section 6.1 of the BRMDP Development 
Agreement, City Staff is allowing the change in phasing provided that the developer install and/or 
provide security for specific infrastructure that would have been installed with the minor phases that 
have not been constructed.  These topics are addressed in Staff Report Findings Z, AA and BB. 
 
BACKGROUND 
 
The Bellevue Ranch Master Development Plan (BRMDP) was approved in 1995, and Planned 
Development (P-D) zoning was established to implement the Master Development Plan.  A 
majority of the development plan is Single Family Residential with two mixed-use neighborhoods 
comprised of Commercial, High-Medium Density Residential and Low-Medium Density 
Residential.  The proposed apartment project is located within the “High-Medium Density 
Residential” designation, is consistent with the original BRMDP approved in 1995, and would be 
the first multi-family project constructed within the BRMDP.  
 
In June 2008, the Planning Commission approved a similar multi-family project on the subject 
parcels.  That project had 20 buildings (ten on each parcel), containing a total of 440 condominium 
units with a density of 21.2 dwelling units per acre, comprised of 1 and 2 bedroom units, resulting 
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in 344 bedrooms.  The current project has 16 buildings (eight on each parcel), containing 432 
apartment units with a density of 20.8 dwelling units per acre, comprised of 1, 2, 3, and 4 bedroom 
units, resulting in 424 bedrooms.  
 
In February 2015, another condominium project with 423 units on the same site was conditionally 
approved by the Planning Commission, but was withdrawn prior to moving forward to the City 
Council.  The biggest “site-design” change between the 2008 and 2015 projects was the location of 
the buildings.  In the original approval, the parking areas were placed behind the buildings with the 
buildings sited next to the public sidewalks and streets.  The site plan approved in February 2015 
put the parking between the public sidewalk and street and the dwelling units, and inclusion of a 
central private open space area (Attachment B).  The current proposal also includes this site design 
feature with off-street parking placed between the buildings and public sidewalk. 
 
The General Plan Amendment and Site Utilization Plan portion of the Staff Report focuses on two 
items: (1)  Requirements for off-site infrastructure; and, (2) Change in site design features. 
 

Off-Site Infrastructure: The BRMDP includes a minor phasing plan that lists off-site 
infrastructure, such as bridges, roads and traffic signals, to be installed with different phases.  
The project is located within minor phase 22 (commonly referred to as “Village 22”).  While the 
BRMDP allows development to occur “out-of-phase” with its adopted minor phasing plan 
(referred to as Table 6.1, Attachment H), the Development Agreement enables for either 
installation or advance payment for the “skipped” infrastructure that is listed with prior phases 
that have not yet been fully developed, which include Phases 3, 10, 12, 17, 19 and 21.  This staff 
report presents an alternative method for providing the off-site infrastructure.  
 
Site Design Features: The proposed site plan includes significant changes to the parking and 
building design standards of the BRMDP, and is inconsistent with several original BRMDP 
conditions of approval.  In lieu of positioning buildings adjacent to the street, the applicant is 
proposing to shift them away from the street and to provide an attractive perimeter screen 
without creating a “walled-in” appearance.  

 
FINDINGS/CONSIDERATIONS: 
 
Land Use 
 
A) Consistency with the Merced Vision 2030 General Plan 

 The proposed project complies with the General Plan Land Use Designation of “High 
Medium Density Residential” (which include a variety of multi-family dwelling styles such 
as apartments and condominiums), the Bellevue Ranch Master Development Plan, and the 
zoning classification of Planned Development (P-D) #42, and with the following General 
Plan policies: 

 Land Use Policy 1.6: Continue to pursue quality single-family and higher density residential 
development. 

 Land Use Policy 1.2.a: Encourage higher-density residential developments within walking 
distance (approx. 1/4 mile) of commercial centers. 
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 Land Use Policy 3.1.c:  Plan areas for higher density development within 1/4 mile of 

locations identified as transit hubs and commercial centers. 

 Land Use Policy 3.1.d:  Encourage higher housing densities in areas served by the full range 
of urban services. Consider higher housing densities for areas around existing and planned 
transit hubs. 

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

 
 
B) Project Density:  Based on 432 units on 20.77 acres, the overall project density is 

approximately 20.8 dwelling-units per acre.  Residential densities of 22 dwelling units per 
acre may be permitted according to the adopted Bellevue Ranch Development Master Plan.  
Multi-family housing is an important component of the City’s mixed-use neighborhoods and 
is necessary to support the economic viability of the commercial core, maintain a walkable 
urban core, support transit services, and to provide housing for all income levels within the 
City. 

 
C) Dwelling Units and Bedrooms:  The 432 dwelling units consist of 216 dwellings on each 

parcel.  Each parcel will have 8 buildings, each with 27 dwelling units (7 on the first floor, 
10 on the second floor, and 10 on the third floor). Within each building, these 27 dwellings 
are comprised of 9 one-bedroom units, 12-two-bedroom units, 4 three-bedroom units, and 2 
four-bedroom units.  Of the 216 dwelling units on each parcel, 72 are one-bedroom units, 
96-two-bedroom units, 32 three-bedroom units, and 16 four-bedroom units.  The ratios of 
bedrooms per parcel are 33.4% one-bedroom; 44.4% two-bedroom; 14.8% three-bedroom; 
and 7.4% four-bedroom (Attachment E). 

 
D) Low-Income Housing Requirement:  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, and consistent with BRMDP Mitigation 
Measure 4.13 requiring the provision of affordable housing within the Bellevue Ranch 
project, the applicant is proposing 40 affordable housing units to be dispersed throughout the 
20.77-acre site. 

 
E) Neighborhood Amenities: The project will have access to future commercial sites, 

neighborhood parks, and schools. All these amenities will be located within the Bellevue 
Ranch area (Attachment A).  

 
F) Interface with the Neighborhood: While the land use designation and zoning for the site are 

consistent with the adopted General Plan, Bellevue Ranch Master Development Plan, and 
Official Zoning Map, site design features can be required to assure compatibility with 
adjacent land uses. The project site design and recommended conditions are intended to 
create a compatible development with the future shopping center to the north and the single 
family homes located east and south of the project site.   
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Public Improvements/City Services 
G) Refuse:  The apartment project will provide the minimum required capacity for waste and 

recycled materials. Each parcel is served by three enclosures containing bins for waste and 
recycled goods. These enclosures are required to use the same exterior building materials 
that are found on the apartment buildings. 

 
H) Storm Drainage and Streetscape: Storm drainage collection, retention and discharge shall 

conform to City Standards and shall be subject to Engineering Department approval.  
 
I) Sanitary Sewer: Sanitary sewer collection, treatment, and disposal will be provided by the 

City.  At present, M Street contains a sewer main that can serve the project.  The developer 
will extend sewer mains per the City’s Master Plan as well as local mains. 

 
J) Water Supply: Water supply for both domestic uses and fire flow protection is provided for 

by existing wells and lines that service the area. Part of this network was the recent 
construction of a water line loop.  This improvement was required per Condition 7.d of 
Conditional Use Permit #1114, the previously approved CUP for the subject site. Such 
improvement was needed to reduce fluctuations in water pressure; ensure constant minimum 
fire pressure; and to provide increased circulation in the water system, thereby, providing 
fresher domestic water. The applicant is required to reimburse the City in the amount of 
$55,905 for this improvement.  As necessary, the applicant may extend water mains to serve 
the project, including all requirements to meet necessary fire flows and pressures per code 
with each phase of construction. 

 
K) Fire Sprinklers and Access:  The project will be designed with adequate fire sprinklers and 

fire accessibility. Such design improvements include the requirement for commercially-rated 
fire sprinklers; the provision of fire access and staging areas adjacent to the buildings; 
vehicular access to the clubhouse that is located behind the dwellings and in the center of the 
project’s open space; the use of knox-boxes and “click-to-enter” technology at project gates; 
and meeting minimum fire-flow requirements. 

 
L) Fire Coverage: For purposes of long-term planning and locating fire stations, the Fire 

Department has a goal of maintaining a response time of four to six minutes, 90 percent of 
the time (within the financial constraints of the City) for the first crew to arrive at the scene. 
This equates to a station located roughly 1.5 miles from the scene.  The City has acquired 
properties for future fire stations in Bellevue Ranch and Merced College, and is collecting 
funds for the eventual construction of a fire station.  This project will pay public facility 
impact fees that will contribute to the fire station construction fund.   

 
M) Public Safety Costs:  In 1997, the Bellevue Ranch developers agreed through a 

Development Agreement to payment of fees and taxes for future development in order to 
defray the cost of new growth.  In response to significant growth in Merced without a 
corresponding increase in the General Fund and other revenues, the City Council adopted 
Public Facilities Impact Fees in 1998, and in 2003, directed staff to implement ways of 
paying operating costs for police and fire services through Community Facilities Districts 
(CFD).   
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In 2003, the City adopted a Resolution forming a Community Facilities District (CFD) in 
compliance with the “Mello-Roos Community Facilities Act of 1982.”  The revenue 
generated from the CFD would be used to fund services such as police and fire protection, 
landscape maintenance, parks, and storm drain facilities.  The subject parcels were part of 
the original formation of the CFD (CFD No. 2003-2).  Once developed, property owners 
will be assessed a special tax on their annual tax bill.   

In addition to the CFD for services, the developers of the Bellevue Ranch area also 
requested approval of a CFD to fund infrastructure costs (CFD No. 2003-1).  This CFD 
funded water and sewer systems, storm drainage facilities, street improvements, public 
safety facilities, and other required improvements.  As with the CFD for services, a special 
tax is assessed on the tax bill for the property once it is developed.   

Although the CFD is already formed, in the event additional information or documentation 
is needed, or an additional process is required to implement the assessment, the developer 
shall comply with any necessary CFD formation requirements to ensure the CFD is properly 
administered. 

 
N) CFD Bond Requirement: In order to ensure the value of the Bonds issued to the City of 

Merced for the Bellevue Ranch Development, the City of Merced can allow only a minimal 
variation in approved units constructed on site.  If the applicant decides to reduce the 
number of units by more than roughly 5% of the total approved units, then the applicant will 
be required to apply for a separate Conditional Use Permit for the revised application. 

 
Site Design 
 
O) The design of the project will be shaped by previously imposed actions, including 35 

adopted Guiding Principles of the BRMDP (Attachment K), and 95 Conditions of Approval 
of the BRMDP (Attachment M).  Additionally, the project is subject to previously adopted 
mitigation measures (MM) for the overall BRMDP (Attachment L). Any conflicts with the 
conditions, guiding principles and mitigation measures are noted in the “Findings and 
Considerations” discussed below. 

 
P) Traffic/Circulation 
 

1. Vehicle Trip Generation: According to the Institute of Transportation Engineers 
(ITE) Trip Generation 8th Edition for “Land Use 220: Apartment,” the “Peak Hour 
Trips” (PHT) for adjacent street traffic, 4-6 p.m., weekday is 0.62 trip per unit.  
Using the ITE rate of 0.62 PHT per occupied unit (432), 268 peak hour trips are 
estimated to occur.  Average daily trips (ADT’s) are based on the average rate of 
6.72 trips on a weekday per occupied unit.  With 432 units, it is expected that the 
proposed residential project would generate approximately 2,903 Average Daily 
Trips (ADT’s).  Vehicle trips generated by the forecasted multi-family land use were 
accounted for in the EIR for the Bellevue Ranch Master Development Plan, and were 
the basis for the required road improvement projects listed in the BRMDP mitigation 
measures and conditions of approval.  Construction of planned project roadways, 
payment of Public Facility Impact Fees, and implementation of the Infrastructure 
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Phasing Plan (Table 6.1) for the BRMDP (Attachment H) will adequately mitigate 
the project’s traffic impacts.  

2. Project Access: The project’s primary driveways are located on Bancroft Drive 
(Local Street) with secondary emergency access located on “M” Street and 
Mandeville Lane, and exit-only on Barclay Way. 

3. Transit:  Consistent with BRMDP Condition of Approval #91, the proposed bus 
stops will be reviewed by local transit authorities. 

4. Pedestrian Access:  Consistent with BRMDP Condition of Approval #91, the 
proposed on-site pedestrian plan will be adjusted to provide  direct access to the 
planned commercial center and transit facility located north of M Street Circle.  

 
Q) Building Design: The proposal includes eight apartment buildings per parcel, as well as 

several accessory buildings described in Finding S.  Most building design elements were 
established by the City when Planned Development #42 was created in 1995. The standards 
are provided in the BRMDP Conditions of Approval and Mitigation Measures.   

 1. Height:  BRMDP original condition of approval #81 encourages the placement of 
multi-storied buildings and structural parking near transit stops in and in proximity to 
commercial centers.  Per Section 2.8 of the BRMDP, building height is governed by 
the City’s zoning code.  The height limit in the R-3 and R-4 zones is 3 stories or 35 
feet (R-3) and 40-feet (R-4) respectfully.  The applicant proposes a height of 38-feet 
for Building Elevation A, and a height of 39’-10” for Building Elevation B. 

2. Noise: Consistent with BRMDP Mitigation 
Measure 4.12.2, the proposed buildings along 
M Street will include sound-rated windows 
to maintain a 45dB interior noise level 
maximum. All construction activity shall be 
conducted in accordance with City of Merced 
standards for hours of operation. 

3. Building Setback: The buildings are proposed 
to be setback between 97-feet to 102-feet 
from the existing curb.  The developer will 
install a 7-foot-wide street tree planter and 5-
foot-wide public sidewalk, resulting is a 
building setback of 85 feet to 90 feet from 
the sidewalk.  An off-street parking lot is 
proposed to be sited between the buildings 
and public right-of-way.  However, BRMDP 
Condition #79 states that all streets except arterials, should have land uses that front 
on them, and BRMDP Condition #77 states that  parking lots shall be integrated into 
the overall design of streetscapes; (a) such lots shall not dominate the frontage of 
pedestrian-oriented streets or street segments (lots should not occupy more than 33% 
of the frontage of commercial “main streets,” residential streets, and streets in office 
areas); (b) shall not interrupt major pedestrian routes; and (c) can be located behind 
buildings or in the interior of blocks.  The project as proposed does not comply with 
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these standards. 
 
For additional information, also see Finding R3. 
 
As a Planned Development, the Planning Commission has significant leeway to 
adjust the design of the project if it feels that it is merited. Staff recommends 
approval of a design that: (a) reduces the impact of placing several large three-story 
buildings across the street from smaller one- and two-story single-family homes; (b) 
presents an attractive frontage along all public roads; and, (c) provides for public 
view into the project site, while securing the development.  Objective 1 can be 
achieved by lower building heights or by shifting the buildings back as proposed. 
Objective 2 can be achieved through inclusion of a high-quality landscape perimeter 
design that includes trees, shrubs, groundcover, mounds and lawns, all framed by an 
articulated combination of walls and wrought-iron fencing.  The exhibit provided by 
the applicant (Attachment F) shows intent to do this, but many details to assure the 
quality of design will need to be worked out between Staff and the applicant prior to 
issuance of a building permit.  Objective 3 can be provided through judicious use of 
walls, greater use of wrought-iron fencing, and appropriate selection of landscaping. 
Staff believes the proposed project conditions will ensure all these objectives are 
met.  
 

4. Building Architecture:  BRMDP Condition of Approval #87 requires varied and 
articulated residential building facades, and BRMDP Condition of Approval #89 
requires facades to vary from one building to the next.  The applicant proposes two 
distinct building designs, both of which include articulated facades (Attachment C).  
The project is conditioned to assure consistency of design for any accessory 
buildings that may be added to the site in the future. 

 Building 1 building materials consist of a flat concrete tile roof with the following 
building materials listed in order of most coverage: 

  Wall: horizontal board and batton siding, stucco, and shingle siding. 

 Building 2 building materials consist of a mission-style concrete tile roof with the 
following building materials listed in order of most coverage: 

  Wall: Stucco and stone masonry veneer.  

  Two color palettes for each building are proposed.  

 Attachment C describes the elevation type and color-pallet proposed for the 
buildings in the complex. 

As discussed in Finding T, several distinct plant-palettes will be distributed through 
the site to enhance the distinctive character of each building.  

R) Parking:  
 

1. On-Street Parking: Per BRMDP Condition #74, the developer is required to include 
on-street parking within the rights-of-way on adjacent roads; these roads are 
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constructed and provide such space.  This provision is independent of any off-street 
parking requirements. 

2. Off-Street Parking Amount: The off-street parking space requirement for multiple-
family dwellings is 1.75 spaces for each unit up to 30 units, and 1.5 spaces for each 
unit thereafter. For each 10-acre parcel, which is proposed to contain 216 units, the 
following minimum parking is determined as follows: 53 parking spaces are required 
for the first 30 units, and 279 parking spaces for the remaining 186 units, totaling 
332 parking spaces, or 664 parking spaces for both 10-acre sites.  For each 10-acre 
site, the applicant proposes 441 parking spaces, resulting in 109 spaces over the 
minimum requirement.  The applicant is not currently proposing any of the parking 
spaces to be covered or enclosed. 

 
3. Off-Street Parking Location:  The proposal places the off-street parking between the 

buildings and public sidewalk and street. Doing so enables the formation of a large 
private open space enclosed by the buildings (Attachment B), and minimizes the size 
and bulk of the proposed units as viewed from existing residents and property 
owners on the south side of Barclay Way (Attachment F), whose homes face the 
project.  Placing off-street parking adjacent to the street, however, is inconsistent 
with BRMDP Condition of Approval #77 (Location of parking lots set behind 
buildings); BRMDP Condition of Approval #88 (Requirement for specific design 
elements that face a street); and Condition of Approval 10c of CUP #1114. These 
three conditions support the plan’s goal to emphasize: (a) choice in mobility (in this 
case pedestrian travel); (b) attractive neighborhoods; (c) a strong market for nearby 
commercial uses; and (d) a functional transit system, all of which support efforts to 
provide clean air. 

 As a Planned Development, the Planning Commission has significant leeway to 
adjust the design of the project if merited, however.  An option could be to require 
buildings to be placed adjacent to some of the streets, but to balance issues of scale 
and bulk with appearance and aesthetic considerations.  For example, placing 
buildings adjacent to Barclay Way directly across the street from existing single-
family homes, would score high in appearance, but the scale and bulk of the condos 
as compared to the detached single-family homes raises issues of light, noise, and 
imbalance of building sizes.  Also refer to discussion presented in Finding Q3 under 
Building Setback, and R4 below.  

4. Off-Street Parking Lot Screen:  To partially screen the parking area, a combination 
of low walls, wrought iron fencing and dense landscaping is being proposed 
(Attachment F), which would help shield the nearby homes from vehicle lights and 
would form an attractive streetscape. 

 
S) Project Amenities: Internal to the site, several private amenities are proposed, including: 1) a 

3,000-square-foot community building; 2) a swimming pool; 3) a pavilion with community 
BBQ and restrooms; 4) a 100-foot by 200-foot open field; 5) a picnic area with private 
BBQ; 6) a volleyball court; 7) a water feature with landscaping; 8) a trellace with shaded 
fabric structure; and, 9) on-site walkways (Attachment B). 
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T) Landscaping:  Attractive landscaping consistent with the City’s Water-Efficient Landscape 

Ordinance is proposed on the subject site and public parkways.  Additionally, four different 
plant-palettes will be distributed through the site adjacent to the primary buildings to 
enhance the distinctive character of each building.  Landscaping will also be designed to 
screen vehicle lights in the off-street parking lot from shining into nearby homes. 

 
 

U)  Lighting: All exterior lighting is proposed to be consistent with BRMDP guiding principles, 
mitigation measures and conditions of approval, including the use of cut-off lenses that 
confine light to intended areas of illumination. 

 
V) Signage:  At this time, a sign package has not been proposed. The applicants are aware that 

any signing will need to comply with the Merced Municipal Code. 
 
W) Construction-related impacts: Initially, the project will generate construction-related 

impacts (noise, dust, etc.); however, these will typically occur during daylight hours when 
disturbances are less disruptive.  Interim construction impacts to the existing area residences 
will not remain long-term. 

 
Infrastructure Needs 
 
X) BRMDP Category 1 Type Improvements: The Bellevue Ranch Master Development Plan 

(BRMDP) defines Category 1 Type Improvements as “in-tract” facilities that are within or 
are adjacent to the project site.  Installation is required and costs are fully attributed to the 
applicant; no reimbursement is provided.  These improvements include: (1) curb, gutter and 
sidewalk; (2) all local and collector street paving; (3) street lighting; (4) sanitary sewer 
collection systems; (5) local on-site storm drainage collection systems, including pump 
stations, detention facilities, pipes, manholes, inlet structures and outlet structures; (6) 
domestic water and fire flow distributions systems, piping, valves and hydrants; (7) arterial 
and divided arterial curb, gutter, sidewalk, landscape corridors and the outside 18-feet of 
pavement on each side of the street; and, (8) well sites where the full capacity is committed 
to the project.  Although many of these improvements have already been installed, there are 
several remaining items that the developer will need to install, and include: 

• landscaped parkways with street trees; 
• public sidewalks (may have a shallow meander); 
• bike lane striping on M Street Circle and Barclay Way adjacent to the project site. 
• sanitary sewer “mainline” extensions onto the site; 
• extension of domestic water and fire flow distributions systems onto the site; and 
• on-site storm drainage collection systems 

 
Y) Near-term Category 2 Type Improvements: Category 2 Improvements are described by the 

Development Agreement of the BRMDP as public improvements required to develop the 
Bellevue Ranch project, but where varying degrees of over-sizing of facilities is required 
due to the expectation that said facilities will not only be used by the Bellevue Ranch 
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project, but also adjacent parcels which may develop in the future and will require services 
from the improvements or facilities.  Category 2 Improvements include the following types 
of infrastructure: arterial roads; M Street; Old Lake Road; traffic signals and intersection 
widening; bridges; and sewer trunk lines and sanitary sewer pump stations; water 
transmission mains; Cottonwood Creek Drainage Bypass System; and drainage facilities. 
Per the BRMDP, Category 2 Improvements are to be initially funded and improved by 
developers of the various phases.  Table 6.1 of the BRMDP (Attachment H) describes with 
which sub-phase these improvements are to be installed.  The proposal includes the 
improvement of off-site infrastructure listed in Table 6.1 for Village 22 East and required by 
Conditional Use Permit #1114.  These improvements include the following, and are depicted 
in Attachment J: 

1. Upgrade the G Street/Bellevue Road Traffic Signal; 
2. Complete the Bellevue Road right-of-way improvements between G Street and 

Barclay Way*; 
3. Upgrade the Bellevue Road/Barclay Way Traffic Signal; 
4. On Bellevue Road, add one westbound lane and two eastbound lanes with curb and 

gutter between Barclay Way and M Street*, and include transition lanes, as 
appropriate, and; 

5. Relocate the PG&E Power Poles between G Street and M Street, as appropriate. 
* include Class II bikeways and any necessary turn lanes. 

Category 2 Improvements are proposed to be installed with development of the project site 
in accordance with the schedule and finance plan described in the project conditions. 

 
Z) Bellevue Bridge at Fahrens Creek:  Table 6.1 lists Village 22 as a financial contributor 

toward the Bellevue Road Bridge over Fahrens Creek; this improvement is planned to be 
installed with Village 21, the commercial property between Bellevue Road and the subject 
project. Staff determined the fair-share fee is $861.00 per dwelling unit using the same 
methodology used to calculate the City’s Public Facilities Impact Fees.  The project is 
conditioned to assure payment of this fee to the City to be placed in a set-aside fund to help 
pay for this future improvement. 

 
AA) Intervening Category 2 Type Improvements:  In 2004, the Bellevue Ranch Major 

Infrastructure Phasing document (Table 6.1) was revised through Site Utilization Plan 
Revision #1 to Planned Development #42.  That action re-ordered the phasing plan to reflect 
the duality of ownership, one east of M Street – Bellevue Ranch East (BRE) and the other 
west of M Street – Bellevue Ranch West (BRW), while retaining the overall south-to-north 
growth pattern.  Development of BRE properties far outpaced the growth of BRW, however.  
This growth pattern resulted in a lop-sided south–to-north growth whereby much of BRW is 
currently undeveloped, and BRE is almost fully developed.  The subject site is located in 
BRE.  The phasing plan still reflects the 2004 growth vision, and as described below, 
includes requirements for BRE to install substantial infrastructure located in BRW. 

 Section 6.1 of the BRMDP Development Agreement states that “Bellevue” may not proceed 
with any phase out-of-sequence unless all Category 2 improvements for the prior phase and 
all intervening phases have been completed.  Per the agreement, the City Engineer may 
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defer improvements or modify the phasing plan, and has sole discretion in determining any 
modifications to the improvement requirements required for the requested deferral.  The 
City Engineer may also require, as a condition of any such deferral, that the developers of 
the Bellevue Ranch Project post adequate security in the form of cash, bonds and/or letters 
of credit in an amount sufficient to guarantee construction of the deferred improvements, 
and establish a performance schedule for the construction of the deferred improvements. 
Category 2 Improvements of all intervening phases include the following, most of which are 
located in Bellevue Ranch West (BRW):  

1. Traffic Signals: 
• M Street/Cardella 
• R Street/Cardella 
• R Street/Franciscan Drive 

2. Bridges: 
• Cardella/Fahrens Creek 
• Franciscan Drive/Fahrens Creek 

3. Roadway Segments: 
• R Street from current terminus to Bellevue Road 
• Cardella Road from current terminus to R Street 
• Franciscan Drive from Freemark Ave to R Street 

Respecting the growth patterns and needs of BRE and BRW, the City Engineer has decided 
to focus the completion and financing of improvements to occur in BRE, and to defer 
installation and improvements in BRW.  Thus, in addition to the Bellevue Road 
improvements required to be installed (Finding Y), the developer of this subject project will 
need to contribute a fair-share payment of $141.00 per unit toward the future traffic signal at 
M Street/Cardella Road. 

Under the authority granted in Section 6.1 of the Development Agreement of the BRMDP, 
the City Engineer: (a) is permitting the deferral of the remaining improvements; (b) is not 
requiring the developer to establish a performance schedule; and, (c) is not requiring the 
developer to post security for these improvements.  The extent of the action essentially 
modifies the minor phasing plan of the BRMDP by a de-facto reordering of this sub-phase of 
development, and assigning new infrastructure responsibilities to it, namely the traffic signal 
at M and Cardella and the segment of G Street between Cardella Road and Mercy Avenue. 
Consistent with BRMDP Original Condition of Approval #16, public notice has been 
provided to property owners that may be affected by this action, including those within 300-
feet of BRE, as well as the owner of BRW. 

 
BB) G Street Improvements between Cardella and Mercy:  Per the minor phasing plan (Table 

6.1), this improvement is scheduled to be installed with Village 21, the commercial site 
located between Bellevue Road and the subject site.  Although not an intervening 
infrastructure, or triggered by Village 22, this road improvement is needed to complete the 
development of infrastructure within Bellevue Ranch East.  Thus, consistent with the City 
Engineer’s emphasis to complete Bellevue Ranch East improvements, the developer of the 
subject project will need to contribute a fair-share payment of $405.00 per dwelling unit 
toward this future G Street Road segment. 
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CC) Future G Street/Hwy 59 Traffic Signal:  The construction of a traffic signal at the 

intersection of Highway 59 and Bellevue Road is included in the City’s Public Facilities 
Financing Plan. Impact fees paid by this project will fund the projects listed in this plan.  At 
this time, there is no scheduled date for installation of the signal.  

 
Public Involvement 
DD) Prior to the April 8, 2015, Planning Commission meeting, a neighborhood meeting was held 

at Golden Valley Engineering by the applicant.  The plan for the apartment project was 
presented and discussed between the applicant and neighbors; City Staff was not present.  
Approximately 7 neighbors attended the event, and raised issues including increased traffic 
and crime.   

 Staff has received several comment letters objecting to the project (Attachment N), 
including one petition with over 100 signatures.  Prior to the April 8, 2015, Planning 
Commission meeting, Staff also received a phone call from a citizen who stated concerns 
about the project and its impact on the local neighborhood.   

Please note that the high-density land use is consistent with the zoning district and only 
project design details and provision of infrastructure are at issue. 

 
Environmental Review 
EE) The City of Merced, in accordance with the requirements of the California Environmental 

Quality Act (CEQA), conducted an environmental review of the project entitled 
“Subsequent EIR/ND Section 15162 Findings,” Environmental Review #15-03 (Attachment 
O).  It was found that the original EIR prepared for the BRMDP is sufficient and no further 
documentation is required. 

 
Attachments: 

A) Vicinity Map 
B) Site Plan and Internal Private Open Space 
C) Building Elevations and Building Color Palettes 
D) Building Floor Plans  
E) Bedroom Data  
F) Perimeter Landscape/Wall/Fence Design 
G) Bellevue Ranch Master Development Plan Minor Phasing Plan 
H) Bellevue Ranch Master Development Plan Infrastructure Phasing Plan (Table 6.1) 
I) Section 6, Excerpt from the Bellevue Ranch Development Agreement 
J) Map of Off-Site Improvements and Project Phasing Plan 
K) Bellevue Ranch Master Development Plan Guiding Principles 
L) Bellevue Ranch Master Development Plans Mitigation Measures 
M) Bellevue Ranch Master Development Plan Conditions of Approval 
N) Letters received from neighboring residents 
O) Subsequent EIR/ND Section 15162 Findings 
P) Draft Planning Commission Resolution for GPA/SUP Revision. 
Q) Draft Planning Commission Resolution for CUP 



































































































































































CITY OF MERCED 
Planning Commission 

Resolution #________ 

WHEREAS, the Merced City Planning Commission at its regular meeting of 
May 6, 2015, held a public hearing and considered General Plan Amendment 
#15-01 and Site Utilization Plan Revision #11 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 EE of Staff Report #15-08 - 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 #15-01 and 
Site Utilization Plan Revision #11 to Planned Development (P-D) #42, subject 
to the Conditions set forth in Exhibit A attached hereto.  

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

AYES: Commissioner(s) 

NOES: Commissioner(s) 

ABSENT: Commissioner(s) 
ABSTAIN: Commissioner(s) 

ATTACHMENT P
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Adopted this 6th day of May 2015 
 
 
 
      ______________________________ 
      Chairperson, Planning Commission of 
      the City of Merced, California 
 
ATTEST: 
 
 
_______________________________ 
                    Secretary 
 
Attachment: 
Exhibit A – Conditions of Approval 
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Conditions of Approval 
Planning Commission Resolution #_______ 

General Plan Amendment #15-01 and  
Site Utilization Plan Revision #11 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 of Staff Report #15-08 - 
Addendum, 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 of 
Staff Report #15-08 - Addendum: 
 

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 

EXHIBIT A 
of Planning Commission Resolution #_______ 

Page 3 



and bike lanes) of Bellevue Road between G Street and 
Barclay Way, adding one more westbound lane and two 
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 issuance, 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 issuance, 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 issuance, 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. 
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CITY OF MERCED 
Planning Commission 

Resolution #_______ 

WHEREAS, the Merced City Planning Commission at its regular meeting of 
May 6, 2015, held a public hearing and considered Conditional Use Permit 
#1197 (“Bellevue Ranch Apartments”), 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 apartment 
dwellings and associated parking, open space and on-site amenities on 20.77 
acres.  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 EE of Staff Report #15-08 - 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 #1197, subject to the Conditions set forth in Exhibit A 
attached hereto.  

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

AYES: Commissioner(s) 

NOES: Commissioner(s) 

ABSENT: Commissioner(s) 
ABSTAIN: Commissioner(s) 

ATTACHMENT Q
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Adopted this 6th day of May 2015 
 
 
 
      ______________________________ 
      Chairperson, Planning Commission of 
      the City of Merced, California 
 
ATTEST: 
 
 
_______________________________ 
                    Secretary 
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Conditions of Approval 
Planning Commission Resolution #_______ 

Conditional Use Permit #1197 
 
1. The proposed project shall be constructed/designed as shown on 

Exhibit 1 (site plan), and Exhibit 2 (elevations and floor plans) - 
Attachments B, C, D, and E of Staff Report #15-08 - 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) shall apply. 

6. All applicable mitigation measures of the BRMDP Final 
Environmental Impact Report dated May 15, 1995 (Attachment L of 
Staff Report #15-08 - 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 #15-01 and Site Utilization Plan Revision #11 to 
Planned Development #42 (Draft Planning Commission Resolution 
at Attachment P of Staff Report #15-08 - Addendum).  The project 
shall also comply with all terms and conditions of the Developer 
Agreement for the General Plan Amendment and Site Utilization 
Plan Revision. 
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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 is contingent upon the 
approval of General Plan Amendment #15-01 and Site Utilization 
Plan Revision #11 to Planned Development #42 by the City Council.  
The effective date of the Conditional Use Permit shall be the same 
as the effective date of the Site Utilization Plan Revision. 

10. Laundry Facilities: The project shall include individual hookups in 
each apartment unit to accommodate a washing machine and dryer, 
or the applicant will demonstrate the existence of ample common 
on-site facilities for washing and drying of clothes. 

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

water, electric power, gas, telephone, and cable television.  All new 
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utilities are to be undergrounded.  City of Merced refuse and 
recycling services shall be utilized with all enclosures complying 
with City Standards. 
 

12. Dedicate all necessary easements for irrigation, utilities, drainage, 
landscaping, and open space, as appropriate. 
 

13. 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. 
 

14. 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 no later than the 
submittal of the first building permit application.  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. 
 

15. This permit is for a total of 432 apartment 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. 

16. 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.  
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Circulation and Parking 
17. 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 
the project.  Refuse containers or other items shall not be permitted 
to be placed in the required clear space of the turning area. 
 

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

19. 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 improvement plan 
submittals. 

20. 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. 

21. 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 #15-08 - 
Addendum) and shall take precedence. 

22. 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.  

23. 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. 
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24. 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. 

Safety 
25. 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. 
 

26. 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. 
 

27. 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 improvement plan 
submittals. 

Construction 
28. 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. 

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

30. All construction activity shall be conducted in accordance with City 
of Merced standards for times of operation. 
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Building Design 
31. 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 #15-08 - Addendum. 
 

32. All mechanical equipment shall be screened from public view.   
33. 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. 
 

34. 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 #15-08 
- Addendum) meet this standard. 
 

35. 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 
36. Concurrent with or prior to the submittal of each 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).  
 

37. 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).  Regarding the perimeter 
landscaping, greater use of wrought-iron fencing will be installed 
rather than walls, and plant materials will be designed to grow on 
such walls to enhance aesthetics and to limit graffiti. The width of 
the planter area between the public sidewalk and fencing/wall shall 
be at least 5-feet from the wall and 3-feet from the fence. 
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38. The Landscape Plan shall include three landscape palettes (all 

drought tolerant) 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. 
 

39. 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 
and shall be located to accommodate any carport or shade structures 
(details to be worked out with Planning Staff). 

40. 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.   
 

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

42. 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). 

43. Prior to submittal of the first grading or building permit, and 
consistent with the landscape and lighting conditions noted above, 
the developer shall submit a plan to satisfy the City’s objectives for 
the project’s perimeter design, namely, to:  a) present an attractive 
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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 
44. The design, permitting and installation of signs shall comply with 

the City of Merced Sign Ordinance and a master sign program shall 
be approved through an administration conditional use permit. 
 

45. A temporary banner permit shall be obtained prior to installing any 
temporary signs.  Freestanding temporary signs (i.e., sandwich 
boards, A-frame signs, etc.) are prohibited. 
 

46. 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 
47. 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 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 project. 
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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 #15-08 - 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 
48. The premises shall remain clean and free of debris and graffiti at all 

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

damaged or missing landscaping shall be replaced immediately. 
50. Prior to issuance of the first grading/building permit, the applicant 

shall demonstrate compliance with San Joaquin Valley Air Pollution 
Control District Rule 9510 to the Planning Department.  Changes to 
the site plan resulting from compliance with Rule 9510 are subject 
to review by City Staff or the Planning Commission, as determined 
by the Director of Development Services. 
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