
 

 

 

 

 

 

April 28, 2023

January 19, 2024

City of Merced Parks and Community Services Prop. 64: 
My City Mentoring receives an operating extension. 

Recently, participants of the My City Mentoring Program visited Yosemite and nearby foothills, and many participants 
saw snow for the first time.  

When asked about the program, a participant said, "The program allows me to get more comfortable and build a 
relationship with nature. Now I look forward to serving as a mentor for new students in the program to guide their 
adventures in the outdoors." For more information about the program, contact Parks and Community Services at (209) 
385-6855.
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City of Merced Pathways to Succ ess Peer Support Program 
Supports Merced Youth. 

Pathways to Success is a program designed to work with youth and their families needing specified levels of care, 
services, and resources. Peer Support Specialists Vivienne Simpson, Edelmira Aguirre, and Shureese Farris meet with 
yout h ages 12-17 to provide wide range of services, including b asic needs assistance, social service navigation, career 
development, conflict resolution, mentoring, and life goal planning. For more information, or if you know a youth who 
woul d benefit from this program, please call (209) 385-4910.   

Page 2 of 33



THE WEEKLY CI  –January 19,  2024 

 

  

Public Works in Action 

Water Department Crews connected services at 
the development at N and 19th Streets 

Street Crews filled potholes on R Street 

Street Crews Worked at
 
 Applegate Park 
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Chat with the Chief! 

This week, ABC 30 News Anchor Vanessa Vasconcelos hosted Merced Police Chief Steven Stanfield in the 
latest “Chat with the Chief” series. ABC 30’s Chat with the Chief features interviews with public safety 
leaders that focus on important issues in Central California. The Chief’s interview will air Tuesday, January 
23rd at abc30.com. 

Page 4 of 33



THE WEEKLY CI  –January 19,  2024 

 

 

 
Martin Luther King, Jr. Day March in Merced. 

Thank you, Police Chief Stanfield, Merced Police Department, and the Merced Explorers for keeping the 

 Martin Luther King, Jr March path safe and clear for all to e njoy. 
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Fire Department Training 

The Merced Fire Department continues to train with its new Self-Contained Breathing Apparatus from MSA. 
Addressing the question of frequent training, the fire service emphasizes the need for proficiency beyond mere 
knowledge – to ensure muscle memory kicks in during eme rgencies. The department takes pride in delivering 
top-notch service achieved through continuous, rigorous training efforts.  
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National Pop Corn Day 

Merced Police Department’s Community Service Liaison, Rosa Alcaraz, marked National Popcorn Day by 
spreading cheer. She dedicated time to pop corn for officers and staff during their breaks. This thoughtful 
gesture highlights the department’s commitment to fostering a positive and enjoyable work environment for its 
personnel. 
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Sign Up to Volunteer at the Gran Fondo Hincapie Bike Event and Festival 

Want to be part of the Gran Fondo Hincapie–Merced but riding on the bike isn’t your activity? Volunteer and 
join the fun! The Hincapie team loves hosting volunteers as much as they love hosting riders, and they have 
plenty of ways to help and plenty of time slots to fit your schedule. All volunteers receive a free t-shirt along 
with a rider pack that includes swag from Hincapie sponsors! Visit, 
https://www.signupgenius.com/go/508084FACA729A4FD0-46575831-gran#/ 
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Gran Fondo Hincapie is coming to Merced on March 16, 2024 
The Gran Fondo Hincapie gravel ride is a cycling celebration with scenic routes and family fun. Choose between 
a shorter Piccolo (2 hours), a mid-length Medio (60 miles), or a longer Gran ride (84 miles) on one of the scenic 
routes mapped and tested by the Hincapie Team. The event is a chance to connect with other cycling enthusiasts 
and indulge your passion for cycling, no matter your skill level. For more information, visit 
www.hincapie.com/pages/gran-fondo-merced. 
If you want to learn more about the event, visit www.hincapie.com/pages/gran-fondo-hincapie#section-event-faqs 
Cyclists under 18 can register and ride free. 

You don’t have to be a seasoned cyclist, but you’ll need a bicycle! 

Page 9 of 33

http://www.hincapie.com/pages/gran-fondo-merced
http://www.hincapie.com/pages/gran-fondo-hincapie#section-event-faqs


THE WEEKLY CI  –January 19,  2024 

Page 10 of 33



THE WEEKLY CI  –January 19,  2024 

Page 11 of 33



THE WEEKLY CI  –January 19,  2024 

Page 12 of 33



THE WEEKLY CI  –January 19,  2024 

Page 13 of 33



City of Merced 
MEMORANDUM 

DATE: January 18, 2024 
TO: City Council 
FROM: Scott McBride, City Manager  
SUBJECT: Actions at the Planning Commission Meeting of January 17, 2024 

At their meeting of January 17, 2024, the Planning Commission approved Vesting 
Tentative Subdivision map #1327 and Site Plan Review Permit #530 to subdivide a 
5.46-acre portion of a 10.42-acre parcel into 75 single-family lots, generally 
located on the south side of Cardella Road, west of El Redondo Drive (extended). 

The Commission cancelled the February 7, 2024, Planning Commission meeting due 
to a lack of items. 

If you have any questions about this item, please feel free to contact me. 

Attachment 

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

 

Resolution #4126 
 
WHEREAS, the Merced City Planning Commission at its regular meeting of 
January 17, 2024, held a public hearing and considered Vesting Tentative 
Subdivision Map #1327, and Site Plan Review Permit #530, initiated by Redondo 
and Cardella, LLC, property owner. This application involves a request to subdivide 
a 5.46-acre portion of a 10.42-acre parcel into 75 single-family lots (with zero-lot 
line dwellings) ranging in size from 1,500 square feet to 2,275 square feet, generally 
located on the south side of Cardella Road, west of El Redondo Drive (extended), 
within Residential Planned Development (RP-D) #57, with a General Plan 
designation of Village Residential (VR); also known as  Assessor’s Parcel Number’s 
(APN) 206-010-010; and, 
 
WHEREAS, the Merced City Planning Commission concurs with 
Findings/Considerations A through O of Staff Report #24-059 (Exhibit B); and,  
 
WHEREAS, the Merced City Planning Commission concurs with the Findings for 
Tentative Subdivision Map Requirements in Merced Municipal Code Section 
18.16.80, 18.16.90, and 18.16.100 as outlined in Exhibit B; and, 
 
WHEREAS, the Merced City Planning Commission concurs with the Findings for 
Site Plan Review Permits in Merced Municipal Code Section 20.68.050 (F), and 
other Considerations as outlined in Exhibit B; and, 
 
NOW THEREFORE, after reviewing the City’s Draft Environmental 
Determination, and discussing all the issues, the Merced City Planning Commission 
does resolve to hereby adopt a Categorical Exemption regarding Environmental 
Review #23-34 and approve Vesting Tentative Subdivision Map #1327, and Site 
Plan Review Permit #530, subject to the Conditions set forth in Exhibit A attached 
hereto and incorporated herein by this reference. 
 
Upon motion by Commissioner Delgadillo, seconded by Commissioner Ochoa, and 
carried by the following vote: 
 

   AYES: Commissioners Camper, Ochoa, Gonzalez, Smith, Delgadillo, Thao, 
and Chairperson Harris  

   NOES: None 
   ABSENT: None 
   ABSTAIN:  None 
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OF PLANNING COMMISSION RESOLUTION #4126 

Page 1 
 

Conditions of Approval 
Planning Commission Resolution # 4126 

Vesting Tentative Subdivision Map #1327 
Site Plan Review Permit #530 

 

1. The proposed project shall be constructed/designed as shown on Exhibit 1 
(Parcel Layout at Attachment C), Exhibit 2 (Subdivision Map at Attachment 
D), Exhibit 3 (Elevations at Attachment F), Exhibit 4 (Development Standards 
at Attachment G), and as modified by the conditions of approval within this 
resolution. 

 

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

 

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

 

4. The Project shall comply with all applicable conditions set forth in the 
resolutions for Annexation No. 190 (Fahrens Creek North Annexation) and 
Expanded Initial Study #01-32 previously approved for this site.  

 
 

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

6. Community Facilities District (CFD) annexation is required for annual 
operating costs for police and fire services as well as storm drainage, public 
landscaping, street trees, street lights, parks and open space. CFD procedures 
shall be initiated before final map approval.  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. 

 

7. 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 
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agency, appeal board, or legislative body, including actions approved by the 
voters of the City, concerning the project and the approvals granted herein.  
Furthermore, developer/applicant shall indemnify, protect, defend, and hold 
harmless the City, or any agency or instrumentality thereof, against any and 
all claims, actions, suits, proceedings, or judgments against any governmental 
entity in which developer/applicant’s project is subject to that other 
governmental entity’s approval and a condition of such approval is that the 
City indemnify and defend (with counsel selected by the City) such 
governmental entity.  City shall promptly notify the developer/applicant of 
any claim, action, suits, or proceeding.  Developer/applicant shall be 
responsible to immediately prefund the litigation cost of the City including, 
but not limited to, City’s attorney’s fees and costs.  If any claim, action, suits, 
or proceeding is filed challenging this approval, the developer/applicant shall 
be required to execute a separate and formal defense, indemnification, and 
deposit agreement that meets the approval of the City Attorney and to provide 
all required deposits to fully fund the City’s defense immediately but in no 
event later than five (5) days from that date of a demand to do so from City.   
In addition, the developer/applicant shall be required to satisfy any monetary 
obligations imposed on City by any order or judgment. 
 

8. 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. 

 

9. The project shall comply with all requirements of the California Building 
Code and all flood requirements of the Federal Emergency Management 
Agency (FEMA), as well as the requirements for the California Urban Level 
of Flood Protection (CA 200-year flood).  

 

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

 

11. Plans shall be drawn by a licensed California design professional, meeting 
current codes at the time of building permit application submittal. Building 
permit applications shall comply with the newest enacted California Building 
Codes.  
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12. Fire hydrants shall be installed at the end of Lots 41m 53, 65, and 75 , or as 
otherwise required by the Fire Department to provide fire protection to the 
area. The hydrants shall meet all City of Merced standards and shall comply 
with all requirements of the City of Merced Fire Department.  Final location 
of the fire hydrants shall be determined by the Fire Department. 
 

13. Fire lanes shall be marked along the north side of the entrance and in between 
duplexes (to prevent parking between garages), as required by the Fire 
Department 

14. The drive aisle widths shall be determined by the Fire Department based on 
building height. The drive aisle along Lot A may need to be at least 26 feet 
wide to allow for Fire engine access and spacing for Fire action response. 
Details to be reviewed and approved by the Fire Department during the 
Building Permit stage.  
 

15. All public improvements shall be provided as required by the City Engineer 
along Cardella Road, and El Redondo Drive. All improvements shall meet 
City Standards. 
 

16. A 7-foot-tall concrete block wall shall be installed along El Redondo Drive 
and Cardella Road. The wall shall be treated to allow easy removal of graffiti 
or the developer shall plant fast-growing vines to cover the wall to deter 
graffiti. Developer shall submit landscape/irrigation/wall plans for approval 
by City Engineer.  All walls shall be solid masonry.  Fast-growing vines or 
other plants shall be planted on or near the wall to deter graffiti and/or a graffiti 
resistant coating applied to the wall.  Details to be worked out with staff. 

 

17. Landscaping shall be provided along El Redondo Drive and Cardella Road 
between the block wall and the sidewalk. This strip of land shall be dedicated 
to the City and maintained through the Community Facilities District during 
the Final Map stage, as required by the City Engineer. 

 

18. Developer shall provide construction plans and calculations for all 
landscaping and public maintenance improvements.  All such plans shall 
conform to City standards and meet approval of the City Engineer. 

 

19. Traffic control signs, street markings, and striping shall be as directed by the 
City Engineer. 

 

20. The applicant shall dedicate all necessary street right-of-way and easements 
as needed for irrigation, utilities, drainage, landscaping, and open space 
during the Final Map stage as required by the City Engineer.  
 

21. Valley Gutters may be installed in this subdivision per City standards. 

Page 19 of 33



EXHIBIT A 
OF PLANNING COMMISSION RESOLUTION #4126 

Page 4 
 

22. Full public improvements shall be installed/repaired if the permit value of the 
project exceeds $100,000.00. Public improvements may include, but not be 
limited to, repairing/replacing the sidewalk, curb, gutter, and street corner 
ramp(s), so that they comply with ADA standards and other relevant City of 
Merced/State/Federal standards and regulations. 
 

23. The project shall comply with all the Post Construction Standards required to 
comply with State requirements for the City’s Phase II MS-4 Permit 
(Municipal Separate Storm Sewer System).   

 

24. Sewer manholes shall be installed as required by the Engineering Department 
(if needed). 

 

25. To utilize the storm drain basin located east of the subject site (Assessor’s 
Parcel Number 206-030-012), the developer shall provide all required 
calculations to the Engineering Department. The applicant shall work with the 
Engineering Department to confirm that this site was originally entitled to use 
this basin. If the project is unable to use the basin, the applicant shall work 
with the Engineering Department to satisfy their storm drain requirements.  

 

26. The main water line for the subdivision shall include a loop system designed 
as required by the Public Works Department, unless otherwise approved by 
the City Engineer.  

 

27. The owner shall create a Homeowner’s Association (HOA), or approved 
alternative, to govern this project.  The HOA shall be responsible for the 
maintenance of all streets, common utilities (not including water, sewer, and 
storm drain lines within Lot A) and landscaping within the gated area of the 
development as well as sweeping/cleaning of all interior streets.  The HOA 
(or approved alternative) shall be established prior to issuance of the first 
building permit.   

28. An easement shall be provided for the City’s main water line, sewer line, and 
storm drain line going through Lot A as well as for access for public safety, 
public works repair vehicles, and refuse. The City is not responsible for the 
maintenance or repairs of the lateral connections beyond Lot A within the 
private alleys shown as Lots C through P at Attachment C.  

29. The owner shall work with all other utility companies to ensure they have 
proper access and easements to maintain their facilities within the gated area. 

30. Should the City need to excavate  over, under or across Lot A for utility 
maintenance, the portion of the road being excavated shall be repaired to the 
most current City standards which may include  but not limited to asphalt or 
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concrete finishes. The City will not provide any surface finish customization 
that is above City standards, such as concrete stamping, pavers, bricks, stones, 
etc. This language regarding road repairs to Lot A shall be included in the 
Homeowner’s Association agreement 
 

31. The developer shall install a backflow preventer for lateral water connection 
into the City’s main water line going through the project site (for water service 
after the meter, as required by the Engineering Department).  

 

32. All vehicular gates shall be provided with a “click-to-enter” access and remote 
controls shall be provided to the City of Merced Police, Fire, and Public 
Works Departments.  Plans shall be submitted showing the location of the 
fencing and gates as well as documentation regarding all knox-boxes and 
click-to-enter access devices that are required by the Fire Department, 
including for the Emergency Vehicle Access from Cardella Road.  

33. A building permit shall be obtained for any electrical work and an 
encroachment permit obtained for any work in the City’s right-of-way.   

34. The developer would be responsible for their portion of frontage 
improvements along El Redondo Drive and Cardella Road. Should this 
development (Royal Wood Villas) be initiated before the adjacent/entitled 
subdivision to the south (Royal Wood Estates), then the developer shall be 
responsible for constructing El Redondo Drive from Cardella Drive south to 
its current terminus.  All roads shall be constructed to meet City Standards.   
 

35. Vehicle cross-access shall be provided through CC&R’s for Lot ‘A’ and Lots 
‘C’ through ‘P’ 

 

36. Lot ‘B’ shall be dedicated for Green Space for the development. An easement 
would need to be provided for the refuse enclosure. The developer would be 
responsible for maintaining the Green Space via a Homeowners Association 
or similar governing structure.  

 

37. The developer shall be responsible for paying for 12.5% of the cost to install 
a traffic signal at the intersection of Cardella Road and El Redondo Drive. 
Details and final estimated costs shall be determined by the City Engineer. 
This would be due at the time that the Development Agreement is processed 
in conjunction with the Final Map, or as otherwise required by the City 
Engineer. The developer would need to work with a traffic engineer to install 
traffic control measures at the intersection of Cardella Road and El Redondo 
Drive (such as stop signs) that would be used until the traffic signal is 
installed.  
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38. The applicant shall provide a minimum 36 inches of coverage between the top 
of the sewer line and the surface of the street, or as otherwise required by the 
City Engineer. 

39. This Project is categorized as a “Regulated Project.” The Project shall comply 
with the criteria defined under the Post-Construction Standards Plan. All Post-
Construction Treatment Control measures are subject to an Operations and 
Maintenance Plan and Agreement.  
 

40. The applicant shall work with the City’s Refuse Department to determine the 
best design, location, and angle for the refuse enclosures and to determine if 
a recycling container would be required for this use. Use of compactor shall 
also be considered to reduce the number of pick-up requests. 

41. All landscaping within the public right-of-way  along Cardella Road and El 
Redondo Drive shall comply with state and local requirements for water 
conservation.  All irrigation provided to street trees or other landscaping shall 
be provided with a drip irrigation or micro-spray system and shall comply 
with the City’s Water Efficient Landscape Ordinance (MMC Section 
20.36.030).  Landscape plans for all public landscaping shall be provided with 
the Improvement Plans. 
 

42. Prior to final inspection of any home, all front yards and side yards exposed 
to public view shall be provided with landscaping to include, ground cover, 
trees, shrubs, and irrigation in accordance with Merced Municipal Code 
Section 20.36.050.  Irrigation for all on-site landscaping shall be provided by 
a drip system or micro-spray system in accordance with the State’s 
Emergency Regulation for Statewide Urban Water Conservation or any other 
state or City mandated water regulations dealing with the current drought 
conditions.  All landscaping shall comply with the City’s Water Efficient 
Landscape Ordinance (MMC Section 20.36.030). 

 

43. All undeveloped areas shall be maintained free of weeds and debris. 
 

44. Compliance with the “corner visual triangle” provisions of MMC 20.30.030 
is required for corner lots, and may result in the applicant constructing smaller 
homes on these lots or increasing the front yard setbacks. 

 

45. Minor modifications to the development standards or elevations (as 
determined by the Director of Development Services), may be reviewed and 
approved through a Minor Use Permit.  
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46. A variety of colors, textures, and materials shall be offered by the builder for 
the front elevations of the homes, including at least one option that is not 
stucco.  

 

47. The development shall comply with the development standards proposed for 
this subdivision as shown on Attachment G. Minor modifications to the 
development standards may be approved by the Director of Development 
Services or be processed through a Minor Use Permit or Site Plan Review 
Permit, as deemed necessary by the Director of Development Services.  

 

48. The proposal shall comply with the City’s Design Standards for Single-
Family Homes (MMC 20.46.020 – Design Standards for Single-Family 
Dwellings and Mobile Homes).  
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Findings and Considerations 
Planning Commission Resolution #4126 

Vesting Tentative Subdivision Map #1327 
Site Plan Review Permit #530 

 
 
FINDINGS/CONSIDERATIONS: 
General Plan Compliance and Policies Related to This Application 
A) The proposed development complies with the General Plan designation of 

Village Residential (VR) and the Zoning Classification of Residential Planned 
Development (RP-D) #57.   
The proposed Tentative Subdivision Map, with conditions of approval, will 
help achieve the following General Plan land use policies: 

  
 Policy L-1.5: Protect existing neighborhoods from incompatible 

developments. 
 Policy L-1.6: Continue to pursue quality single-family residential 

development. 
 Policy L-1.8: Create livable and identifiable residential neighborhoods. 
          Policy L-9:         Ensure connectivity between existing and planned urban  

areas  
Traffic/Circulation 
B) It is anticipated that the proposal would generate approximately 717.75 

Average Daily Trips (ADT) based on an average daily rate of 9.57 trips per 
dwelling unit. Royal Wood Villas would be a gated community with one 
driveway along El Redondo Drive (collector road) that connects the project 
site south to Yosemite Avenue (arterial road), and north to Cardella Road 
(arterial road).  Emergency Vehicle Access for Fire engine access would be 
available along Cardella Road. The traffic generated by this subdivision 
should not exceed the current and projected capacity for the surrounding street 
system as the area was designed to accommodate a higher density of 
residential units. The proposal has a density of 13.73 dwelling units per acre, 
which is significantly less than the 30 dwelling units per acre allowed within 
a Village Residential (VR) General Plan designation.  
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The main interior road within the gated subdivision would be privately owned 
and maintained (Lot A). As shown at Attachment C, Lot A would be 54 feet 
wide and be designated for a road (with space for parallel parking), curb, 
gutter, and sidewalk. This road would connect with several 20-foot-wide 
alleys (shown as Lots C through I) that provide vehicle access into the parking 
garages for each unit. 

Public Improvements 
C) Road Improvements 

The Royal Wood Villas subdivision would be a gated community with private 
interior streets. Frontage improvements would be made to Cardella Road and 
be designed to have 148 feet of right-of-way. El Redondo Drive would need 
to be extended from its current terminus, south of the project site, up to 
Cardella Road, and be designed to have 94 feet of right-of-way. The right-of-
way segments along Cardella Road and El Redondo Drive would be designed 
to accommodate the road, park strip, sidewalk, landscaping, and a concrete 
masonry unit wall as shown in the cross-section details at Attachment D of 
Planning Commission Staff Report #24-059). 
Traffic Signal and Mitigation Measures from Prior Approval 
The developer shall be responsible for contributing towards the future traffic 
signal at the intersection of Cardella Road and El Redondo Drive (Condition 
#37) that would be due at the time that the Development Agreement is 
processed in conjunction with the Final Map. Until the traffic signal is 
installed, the applicant shall work with a traffic engineer to install traffic 
control measures at the intersection of Cardella Road and El Redondo Drive 
(such as stop signs), as required by the City Engineer. In addition, the 
developer shall comply with traffic mitigation requirements from the 
expanded initial study from when this area was first annexed into the City 
under the Fahrens Creek North Annexation (Condition # 4). The subject site 
is referenced as a portion of “Area Z” on the Mitigation Monitoring Table and 
Master List of Mitigation Measures attached at Attachments K and L of 
Planning Commission Staff Report #24-059. 
Water Connection Fees 
Each lot would be required to pay connection fees for sewer and water 
connections at the building permit stage.  Each parcel would be required to 
meet the City’s storm drainage and run-off requirements for the City’s MS-
IV permit.  
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Community Facility District 
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 also established a requirement for 
Community Facilities Districts (Condition #6) to help fund roadway, police, 
fire, and park infrastructure to help fund operating costs for police and fire 
services. Also to cover cost related to streetlights, storm drain, and 
maintenance of landscaping. 

Utilities 
D) City water and sewer lines would be extended from the subdivision to the 

south (Sage Creek) to serve this subdivision. The City’s main water line, 
sewer line, and storm drain line would go through the project site and be 
installed under an easement along their primary private street (Lot A – see 
Conditions #28 and #30  
The applicant will work with the Engineering Department to determine if the 
site qualifies to use the storm drain basin located southeast of the subject site 
at Assessor’s Parcel Number 206-030-012. If determined appropriate by the 
Engineering Department, the developer shall provide all required calculations 
to the Engineering Department (Condition #25).  

Parking 
E) The proposal exceeds the City’s standard parking requirements for single-

family homes. The standard parking requirement for single-family homes is 
one parking space per unit. The proposed development standards include a 
minimum of two parking spaces per unit. The additional parking space is 
beneficial as there would be limited street parking compared to traditional 
single-family home subdivisions that have wider lot frontages that 
accommodate more on-street parking. This parking requirement is being 
proposed as part of the development standards for this project is shown at 
Attachment G of Planning Commission Staff Report #24-059. 

Site Design 

F) Royal Wood Villas would be a gated community with one driveway along El 
Redondo Drive (collector road) that connects the project site south to 
Yosemite Avenue (arterial road), and north to Cardella Road (arterial road).  
Emergency Vehicle Access (EVA) for Fire engine access only would be 
available along Cardella Road. The interior streets would be privately owned 
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and maintained, with the primary street being 42 feet wide shaped like an “L” 
to provide connectivity for homes between Cardella Road and El Redondo 
Drive. The residential units are clustered into 10 different groups or “blocks” 
that are accessible via 20-foot-wide alleys that provide vehicle access to the 
back portion of the units where the garages are located. The 10 housing 
“blocks” have a “Rosewalk” compound layout where the front of the homes 
are accessible via shared pedestrian walkways. The site plan also includes a 
0.10-acre “Green Space” at Lot B that would be for common space with picnic 
tables, trees, landscaping, and open space. Common space would be 
maintained by a Homeowner’s Association (Condition #27). The site plan also 
shows two trash enclosures that would be shared by homes within the 
subdivision, located within the western and eastern portions of the project site. 
The Fire Department indicated that they would like the curbs along the EVA 
entrance and in between the duplexes to be painted red to allow adequate 
space for fire service and fire engine parking during emergencies (Condition 
#13).   

Development Standards  
G) The subject site is located within a Planned Development, as such the 

developer has the opportunity to request unique development standards that 
are different from the City’s standard residential zones. The developer can 
request unique development standard for items such as minimum lot size 
requirements, minimum setbacks, maximum building height, parking 
requirements, etc. The proposed development standards for this project are 
shown on the following page and at Attachment G of Planning Commission 
Staff Report #24-059.  
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Some unique develop standards to note include the minimum lot size of 1,500 
square feet. Although the lot sizes are significantly smaller than other parts of 
the community, the proposed density of 13.73 dwelling units per acre is within 
the acceptable range of 7 to 30 dwelling units per acre for sites with a General 
Plan designation of Village Residential (VR). The proposed lot sizes are 
similar to other subdivisions in northwest Merced such as the Paseo 
Subdivision, and Villages 2 and 3 for Bellevue Ranch West which have lot 
sizes around 2,000 square feet.  
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Other unique proposed development standards to note include a driveway 
length of 6 feet as opposed to the typical length of 20 feet.  The proposed 
backing space of 6 feet is similar to what is allowed for units that are 
accessible off alleys that have a minimum of 5 feet of backing space out to a 
20-foot-wide alley. This is common in older parts of the community such as 
Downtown and the southern parts of Merced that have back units adjacent to 
alleys. 

Elevations 
H) The subdivision has a contemporary design with a stucco exterior and window 

treatment. Some elevations have decorative accents using stone veneers, 
horizontal siding, or board and batten siding. This proposal is for a zero lot-
line development where every two units share a wall (similar to a duplex), but 
each unit would be on its own lot. All of the units would be 2 storries with a 
maximum building height of 30 feet. The front and back elevations of each 
unit would include second level protrusions that provide architectural interest 
that break-up the flat, or box-like facades.  

During the building permit stage, staff would review plans to confirm 
compliance with Fire and Building Codes, and ensure that the architecture is 
of high quality that provide a variety of colors, textures, materials, and 
building forms. Staff would also review the elevations to confirm that they 
meet the Zoning Ordinance’s minimum design standards for single-family 
homes as shown under Merced Municipal Code 20.46 – Residential Design 
Standards (see Attachment H of Planning Commission Staff Report #24-059 
and Condition #48). 

Landscaping 
I) Each lot within the subdivision shall be provided with front yard landscaping 

in compliance with Zoning Ordinance Section 20.36 – Landscaping.  Section 
20.36.050 requires all exterior setback areas, excluding areas required for 
access to the property to be landscaped.  
The landscape area along the block walls on public right-of-way would be 
maintained through the Communities Facilities District (CFD). 

Neighborhood Impact/Interface 
J) The property to the north across Cardella Road is located outside City limits 

within Merced County jurisdiction and used for agriculture purposes.  To the 
south and east of the subject site are subdivisions that are either entitled or in 
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the process of being constructed.  The proposed subdivision is consistent with 
the General Plan and Zoning classification for this site and consistent with the 
surrounding residential land use designations.   
Public hearing notices were sent to all property owners within 300 feet of the 
project site.  At the time that this report was prepared, the City staff received 
the Public Comment shown at Attachments O and P from the same community 
member.  

Schools 
K) The subject site falls within the jurisdiction of the Merced City School District 

(elementary and middle schools) and the Merced Union High School District 
(MUHSD). Students from the subdivision would attend elementary schools, 
middle schools, and the high school surrounding the area.  School fees per 
State law requirements are considered to be full mitigation for the impacts on 
schools from new development.  

Public Facilities Impact Fee Program 
L) The section of Cardella Road from Highway 59 to Lake Road is included in 

the City’s current Public Facilities Financing Impact Fee Program for road 
improvements. However, the developer would be responsible for paying for 
the “collector equivalent” (74 feet of right-of-way) of road construction along 
their project frontage. Fee credits or reimbursements may also be available 
per the terms of Merced Municipal Code 17.62. 

Tentative Subdivision Map Requirements 
M) Per Merced Municipal Code (MMC) Section 18.16.080 – Information 

Required, a tentative subdivision map shall include all of the requirements 
shown at Attachment I of Planning Commission Staff Report #24-059. Said 
requirements include stating the location of the subject site, the name of the 
subdivision, and showing the layout of the proposed lots.  MMC 18.16.090 – 
Required Statement, requires the applicant to provide a statement that 
explicitly states any deviations from tentative subdivision map requirements, 
standard drawings, or Zoning laws. In this case, the applicant is not requesting 
any deviations from City requirements. MMC 18.16.100 - Public Hearing – 
generally, requires a public hearing to review and approve a tentative 
subdivision map in conformance with the Subdivision Map Act. Per the 
California Environmental Quality Act, a public hearing notice was mailed to 
property owners within 300 feet of the subject site and published in a 
qualifying newspaper, Merced County Times, three weeks prior to this 
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meeting. In addition, staff reached out to local utility companies, local school 
districts, and other relevant government agencies to solicit comments. At the 
time that this staff report was prepared, staff did not receive any comments 
regarding this application. 

Site Plan Review Permit Required Findings 
N) Per Merced Municipal Code Section 20.68.050 – Site Plan Review Permit, the 

Site Plan Review Committee may approve an application for a Site Plan 
Review Permit only if all of the following findings can be made. 

1. The proposed project is consistent with the general plan, and any 
adopted area, specific, community, or neighborhood plan. 
 
As shown under Finding A, the proposed project is consistent with the 
General Plan designation, and Zoning classification for this site.  
 

2. The proposed project complies with all applicable provisions of the 
zoning ordinance and Municipal Code. 
 
With approval of the conditions found within this resolution, the 
proposal would comply with all applicable provisions of the Zoning 
Ordinance and Municipal Code.  

 
3. The design and layout of the proposed project will not interfere with 

the use and enjoyment of existing and future neighboring properties 
and structures. 
 
With approval of the conditions found within this resolution, the 
building design and layout described under Findings F and H, and 
shown at Attachment D of Planning Commission Staff Report #24-059 
would not interfere with the use and enjoyment of existing and future 
neighboring properties and structures.  
 

4. The proposed architectural design makes use of appropriate materials, 
texture and color, and will remain aesthetically appealing and 
appropriately maintained. 
 
The proposal would be required to comply with the City’s minimum 
design standards for single-family homes as found under Merced 
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Municipal Code Section 20.46.020 -  Design Standards for Single-
Family Dwellings and Mobile Homes. The architectural quality and 
aesthetics of the proposed buildings and site plan are appealing and 
compatible with the surrounding neighborhood.  
 

5. Any proposed landscaping design, including color, location, size, 
texture, type, and coverage of plant materials, as well as provisions for 
irrigation, maintenance, and protection landscaping elements, will 
complement structures and provide an attractive environment. 

 
Detailed landscape plans shall be submitted during the building permit 
stage to ensure compliance with all applicable landscaping standards 
found under Merced Municipal Code Section 20.36 – Landscaping, and 
any other relevant Municipal Code or State requirements. All 
landscaping design and related elements will complement structures 
and provide an attractive environment.  

 
6. The proposed design will not be materially detrimental to the public 

health, safety, or welfare, or be injurious to the property or 
improvements in the vicinity of the proposed project. 

 
The proposal meets City standards with approval of this permit and the 
conditions found within this resolution. The proposed project would not 
be materially detrimental to the public health, safety, or welfare, or be 
injurious to the property or improvements in the vicinity of the 
proposed project.  

 
Environmental Clearance 
O) Infill projects over 5 acres require an Initial Study, per the California 

Environmental Quality Act (CEQA). An Initial Study includes a wide range 
of analysis required by the State covering an array of subjects including, but 
not limited to, impacts on traffic, biological resource, public services, cultural 
resources, utilities, etc. Per CEQA, a future developer may utilize an existing 
adopted Initial Study, through what is known as a Section 15162 Findings, if 
the new project is consistent with Zoning/General Plan, and if the scope of the 
new project is equal to or lesser than the previous project studied and approved 
for this site.  
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An Expanded Initial Study (#01-32) was conducted for the Fahrens Creek 
North Annexation and includes the subject site referenced in that report as a 
portion of “Area Z.” The proposed density for this project is consistent with 
the proposed density for the Village Residential General Plan designation 
(VR) as studied under Expanded Initial Study #01-32. This project shall 
comply with all relevant conditions found within that initial study and as 
shown on the Mitigation Table at Attachment K and the Master List of 
Mitigation Measures at Attachment L, both found in Planning Commission 
Staff Report #24-059. 
 

Planning staff conducted an environmental review of the project in 
accordance with the requirements of CEQA, and concluded that 
Environmental Review #23-34 is a second tier environmental document, 
based upon the City’s determination that the proposed development remains 
consistent with the current General Plan and provision of CEQA Guidelines, 
Section 15162 (Environmental Review #23-34 for TSM #1327 and Site Plan 
Review #530).  A Copy of the Section 15162 Findings can be found at 
Attachment M of Planning Commission Staff Report #24-059.    
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