
To:  The Honorable Mayor and City Council 

From:  Steven S. Carrigan, City Manager 

Date:  December 6, 2019 

Re:  City Council Information Report 

POLICE SWEARING-IN CEREMONY 

The Merced Police Department invites you to attend the swearing-in ceremony for 

the latest promotions and hires. Lieutenant Jay Struble will be promoted to captain 

to fill the vacancy left by Capt. Bimley West who 

retires Dec. 13.  

Police Officer Trainees Sarah Abanathie, Brian 

Laguna, and Juan Navas, and John Sauceda have 

successfully completed the Fresno Police Academy 

and are graduating this Thurs., Dec. 5. They will move 

to the rank of Police Officer.  

The ceremony will take place at the Merced Civic 

Center Council Chambers at 1:30 p.m. Thurs., Dec. 19. 

   Captain Jay Struble 

Officer Brian Laguna  Officer Sarah Abanathie  Officer Juan Navas  Officer John Sauceda 

THE   C I 
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RAIN AND FLOODED STREETS 

Public Works crews continued to respond to localized flooding caused by this 

week’s wet weather. Road closures will be posted as warranted. Canal and 23rd 

Streets are pictured below. 
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TRIMMING &  PRUNING 

Public Works Tree crews 

have continued with 

trimming trees throughout 

town, as well as area pruning 

around Peterson Elementary, 

Tenaya Middle School, and 

Olive Avenue this week.   

DAVENPORT PARK REPAIRS 

Public Works Parks crews finished repairs to a 

damaged irrigation box at Davenport Park.  
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ACTING DEPUTY DIRECTOR OF PUBLIC WORKS 

 

Joseph Angulo was appointed the Acting Deputy Director of Public Works on Dec. 

2.  Joseph is a licensed Professional Geologist hired with the City in March 2008 

as an Environmental Project Manager with the Engineering Department.  Joe was 

the lead project manager for various projects, including Well 20 and 21 and the 

PCE Groundwater Project. 

 

 

BEAR CREEK ARUNDO CLEANUPS UPDATE 

 

Public Works crews, along with assistance from California Department of Forestry 

(CDF) crews, continue clearing invasive arundo. The work at 16 identified 

locations along Bear Creek is being done under an emergency permit from the state 

Department of Fish & Wildlife.  Work started the week of Nov. 18, with 5 sites 

located west of R Street remaining to be completed.  Work will continue as 

weather permits. 

 

 

MORE AIRPORT INDUSTRIAL PARK DEVELOPMENTS 

 

The Site Plan Review Committee reviewed and approved two industrial 

development projects in the Airport Industrial Park.  Phoenix-based JWK Holdings 

is proposing to build a 35,280 square-foot shell at 150 Hawk Drive.  The subject 

site is adjacent to the west-side of the Merced Regional Airport. Centurion 

Boats/Fineline Industries received approval for an 11,270 square-foot warehouse 

for boat mold storage.  The new warehouse will be located at their plant located at 

485 Grogan Avenue. 
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TIOGA AND MAINZER THEATER UPDATES 

Council Members and City 

staff were provided a tour of 

the The Tioga, right, and 

Mainzer Theater, below, 

renovation projects.  The tours 

were facilitated by the lead 

Project Manager, John 

Martin.  The tour provided 

Council and staff with an 

upfront view of the transition 

taking place in both buildings, 

and the efforts being made to 

preserve the historic nature of 

the facilities.   
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ENGINEERING UPDATE 

Yosemite Avenue Transfer Site 

Rolfe Construction Co. is on site installing rail around the dump station at the 

Transfer Site. 

Water Well Site #21 

Hobbs Construction is building the pump station. 
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Main & M Street Roadway Reconstruction  

AGEE Construction is cutting in traffic signal loops as weather permits. 

 

 
 

Water Well site #20 

Clark Bros., Inc. is working on construction of the access road. 
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LEGISLATIVE UPDATES 

 

Please find attached the monthly Legislative Update from Townsend Public 

Affairs.  

 

PLANNING COMMISSION MEMO 

 

Please find attached the Planning Commission Action Memo. 

 

HOLIDAY OPEN HOUSE 

 

Please find attached a flier on the Adam Gray Holiday Open House Dec. 19 from 4 

to 6 p.m. 

 

INSPECTION SERVICES REPORTS 

 

Please find attached two Inspection Services Reports. One was delayed due to the 

Thanksgiving holiday.  

 

MCAG ANNOUNCES MORE BUSES 

 

MCAG announced that it is adding to the fleet of electric buses that the City of 

Merced started. The news release is attached. 

 

MCAG NEWSLETTER 

 

Please find attached the MCAG December newsletter. 

 

BIKE HELMET DRIVE 

 

The Merced NAACP is holding a Bike Helmet Drive. An informational flier is 

attached. 

 

MCOE ANNUAL REPORT 
 

The Merced County Schools Annual Education Report is happening Jan. 23 from 

11:30 a.m. to 1 p.m. in Merced. 
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SUPPORT SERVICES REPORT 

 

Please find attached the monthly report from Support Services. 

 

HOLIDAY OPEN HOUSE 

 

MGAG will hold its Holiday Open House and celebrate 20 years of YARTS from 

5 to 7 p.m. Dec. 19 at the Downtown offices. A flier is attached. 

 

 

SAVE THE DATE 

 

Dec. 6 – ACE Overcomers Open House, 3374 M St., 4-7 p.m. 

Dec. 12 – League of Cities, Christmas meeting, Center Street Grill, 6 p.m. 

Dec. 19 – Adam Gray Holiday Open House, 690 W. 16th St., 4-6 p.m. 

Dec. 19 – MCAG Holiday Open House, MCAG Offices, 5-7 p.m. 

Dec. 21 – Homeless Memorial, Courthouse Park, noon 

Dec. 20-22 – Hmong New Year, Merced Fairgrounds 

Jan. 23 – MCOE Annual Report, TBA, 11:30 a.m. – 1 p.m.  

 

 

 

REPORTS & CORRESPONDENCE 

 

1. Townsend PA Monthly Report       P. 10 

2. Planning Commission Memo       P. 21 

3. Adam Gray Holiday Open House flier      P. 70 

4. Inspection Services reports       P. 71 

5. MCAG electric bus news release      P. 73 

6. MCAG December newsletter       P. 75 

7. NAACP Bike Helmet flier       P. 78 

8. Support Services Monthly Report      P. 79 

9. MCAG Holiday Open House       P. 80 
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MEMORANDUM 

 
To:  City of Merced 
  Mayor and Council Members 
  Steve Carrigan, City Manager 
  Stephanie Dietz, Assistant City Manager 
 
From:  Townsend Public Affairs, Inc. 
  Christopher Townsend, President 

Richard Harmon, Central California Senior Director 
 
Date:  December 2, 2019 

Subject: Monthly Report—November 2019 
 
 
SUMMARY 
 
This memorandum is an overview of activities undertaken by Townsend Public Affairs (TPA) over 
the last month, working on behalf of the City of Merced, including the following subjects:   
 

 Legislative Activity and Updates 
o State Update 
 Legislative Activity 
 2020 Fiscal Outlook 
 Utility Power Shutoffs 

 Housing Permit Report 
 Organics Legislation 

 
o Federal Update 
 Congressional Activity 
 Wildfire Legislation 
 Water Legislation 
 Homelessness 

 

 Project Activity and Updates 
o Proposition 68 Grants 

 
 Funding Program Updates 

o Assistance to Firefighters Grant Program 
 

 Upcoming Funding Opportunities  

CI PAGE | 10



2 

 

LEGISLATIVE ACTIVITY AND UPDATES 

State Update 

Legislative Activity 

The Legislature is scheduled to reconvene on January 6 for the second year of the 2019-20 
Legislative Session. When lawmakers return, they will face fast-approaching deadlines to move 
legislation from last year that did not pass out of its house of origin. Due to the election cycle, the 
second year of the 2-year session is typically more condensed than the first year, resulting in 
quicker policy committee and appropriations deadlines for bills. Likely issues to be taken up in 
2020 will be wildfire/utility oversight, development impact fees, housing, and environmental bond 
measures.  

Below is a list of upcoming legislative deadlines:  

January 1, 2020 – Most statutes passed in 2019 take effect 
January 6, 2020 – Legislature reconvenes for the 2020 Legislative Session  
January 10, 2020 – Budget must be submitted by Governor  
January 31, 2020 – Last day for each house to pass bills introduced in the odd-numbered year 

2020 Fiscal Outlook 

In November, the non-partisan Legislative Analyst Office (LAO) released its 2020-21 Fiscal 
Outlook Overview report. The report stated that California can expect a budget surplus of $7 billion 
and the State’s budget continues to be in a good position should there be a recession. While the 
State’s overall fiscal outlook is positive, the report cautions lawmakers to prepare for weaker 
economic performance in the future and suggests that the Legislature should focus on using the 
budget surplus funds to pay down debt and continue building reserves.  

The report also stated that by the end of the 2020-21 Session, the State is expected to have a 
“rainy day fund” of $18.3 billion. The report credits the State’s fiscal condition to more than a 
decade of economic expansion and prudent legislative actions that have added to the State 
Budget’s resiliency. Governor Newsom released a statement after the release of the LAO report 
saying that the State is “doing more than ever before to provide opportunity for all California 
families.” 

Utility Power Shutoffs 

On November 18, we attended a very long committee hearing regarding Public Safety Power 
Shutoffs (PSPS) from Investor Owned Utilities (IOU) in California—San Diego Gas & Electric 
(SDGE), Southern California Edison (SCE), and Pacific Gas & Electric (PGE). This was a heavily 
attended event with all but two members of the standing Senate Committee present, as well as 
others whose districts have been impacted by the shutoffs. Additionally, Senate Pro Tem Toni 
Atkins was in attendance. Although it was apparent to most in attendance that PGE was the major 
focus today, SDGE and SCE shared valuable input on their successes, but were also asked to 
explain some of their shortcomings, and how others can learn from them. 

CI PAGE | 11



3 

 

Those who provided testimony before the committee included: a representative from the 
Legislative Analyst’s Office, the Chief Operating Officer and other executives from SDGE, the 
Senior VP from SCE, the President/CEO of PGE along with other executive team members, the 
Governor’s Office, California Health and Social Services, and the President of the CPUC, 
amongst others. 

Included below are notes from the hearing.  Perhaps understated in the notes below was the clear 
level of frustration expressed by all members of the Committee. 

Opening Comments from the Committee 

 Major question we pose to IOUs is: What constitutes reasonable application of power
shutoffs, as it relates to public safety?

 A comprehensive action plan is needed to address the shortcomings of IOUs and their
effect on California communities.
o One overshadowing umbrella should include: a) Legislation; b) Oversight; c) State

Funding through the Budget
 Utilities need to provide financial aid to those on fixed incomes when unexpected PSPS

happen
 There is a 3-prong issue with the IOUs (specifically PGE): a) Lack of Investment/

Mismanagement; b) Lack of Supervision from CPUC; c) New Climate Reality needs
attention with more Grid Hardening and Vegetation Management

Legislative Analyst’s Office Report 

 CPUC has continued to issue more specific info on regs and requirements to IOUs
regarding PSPS.
o Suggests this info, along with legislation, be put into a formal document to guide PSPS

 Legislation effective January 1, 2020, will require IOUs to coordinate with mass
telecommunication systems in order to best prepare consumers for PSPS

 $75 million allocated in budget is not sufficient to fund backup generation systems for
communities effected by PSPS

IOU Panels (SDGE, SCE, PGE) 

Committee Comments: 
 Committee Members brought up the issue of IOUs not fully supporting CPUC’s Self

Generation Incentive Program (SGIP). Supporting would demonstrate good will, as it
would help not just individuals with homes, but it would aid businesses, schools, and
farmers.

 Committee asked rhetorical question “Can the State absorb an IOU?”
o A: Yes—the State has power to revoke their franchise and “nationalize” assets

 PGE and SCE need to work to collect valuable data and info on whether patterns like
SDGE in order to help prevent widespread unnecessary PSPS

 In the future, there should be no disparity in emergency resource investment from IOU
into localities, based on affluency
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 Undergrounding is an expensive, but necessary investment for the safety and future of
California residents, as well as for IOUs

 CPUC has not done job in holding IOUs accountable—especially PGE (all PGE work has
been reactive, rather than proactive)

 CPUC needs to develop performance based metrics, which can be then built into law

IOU Comments: 
 SDGE wildfire mitigation program utilizes 10 years of weather collection date and

constantly works to evolve—committing financial investments in order to protect
consumers (also protects themselves in the long term)
o Employ many pilot programs, including solar battery generators for vulnerable

consumer populations
o Install numerous sectionalizing switches to target endangered communities with

precision
o Effective through partnerships with local jurisdictions (county), red cross, and other

community based orgs.
 SCE has invested tens of millions in their electrical grid over past decade, mostly on

sectionalizing switches to localize and reduce PSPS instances
 SCE working on reimbursement process for those charged during PSPS
 PGE trying to catch up with the rate increase of fire-threatened areas (appx a 300%

increase in past few years)
 In last decade PGE invested over $30 million, and put $2 billion back into electrical system

o Problem: investments likely made in wrong areas.
o PGE invested in call center/ website update, improved communications, internal

protocols, and building/expanding grid
o Did not mention any major investment in actual refurbishment of electrical grid or

much work on sectionalization
 PGE stated they are now working with counties on the issue of shelters during PSPS, and

will work with more counties upon request

State Agency Panel (Governor’s Office, California HSS, CPUC) 

 The Committee stated that the CPUC needs to approve revisions of IOU grid hardening
and wildfire mitigation plans.

 Asked if the CPUC gave all three IOUs enough leeway to improve and harden their
systems

o A: Yes—they received favorable rulings, especially when it came to rate cases.
 Governor’s Office of Emergency Services is working with all IOUs on how to foster better

relationship with local governments and local jurisdictions.
 GoBIZ: PSPS effect small on overall state economy right now, but harms many local

economies. In the long term, PSPS can also hurt State by setting poor precedent for
potential businesses—instilling fears about power/electric reliability.

 CPUCs main priority right now is to monitor the efficacy of PSPS more closely (ensuring
they are reasonable and efficient)

 CPUC points to a lack of mass communication and partnerships btw IOUs and local
agencies as major detriment from PSPS
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Housing Permit Report 
 
On November 21, the State Department of Finance released data regarding the approval of new 
housing permits through September.  From the month before, the State saw an increase of 21.9 
percent in permits—reflecting a 47 percent increase in multi-family permits and 2.3 percent 
increase in single-family units. 
 
Early in the year, Governor Newsom announced a goal of building 3.5 million housing units by 
2025—a target that would require approximately 500,000 new units per year. 
 
The latest numbers from the Department of Finance indicate the State is on track to approve 
roughly 111,000 housing units in 2019.  Last year the number was 117,000.  Despite the lower 
target, the rise in the number of permits over the last few months is potentially an indicator of 
stronger numbers in 2020. 
 
Organics Legislation 
 
For the past year, we have been working with Senator Hueso’s Office on his Senate Bill (SB) 667 
and strategies to help local agencies comply with their organics recycling mandates stemming 
from SB 1383 (Lara) and Assembly Bill 1826 (Chesbro). In 2019, SB 667 failed to pass out of the 
Assembly Appropriations Committee and is now a 2-year bill, eligible for consideration in 2020.  
 
Senate Bill 667 would direct CalRecycle to develop financial incentive mechanisms to fund and 
accelerate public and private capital for organic waste diversion and recycling infrastructure. 
Furthermore, SB 667 requires CalRecycle to support technology advancement and infrastructure 
and develop a five-year needs assessment to support the State's 2025 organic waste reduction 
goal. 
 
Senator Hueso’s Office is looking for feedback that bill supporters and stakeholders are still 
interested in this concept next year. We will be discussing ways to help support these efforts in 
the coming legislative year. 
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Federal Update 
  
Congressional Activity 
 
With mere hours to spare before a government shutdown on November 21, the Senate approved 
on a 74-20 vote a Continuing Resolution (CR) to fund the federal government through December 
20.  President Trump signed the CR before midnight, giving Congressional leaders and White 
House negotiators another month to try and work out a longer-term spending plan.  Despite the 
approval of the CR, many in Congress remain doubtful of agreement on any of the 12 
appropriations bills before Christmas. 
 
One potential outcome of the current inability to reach agreement on spending bills is a year-long 
measure to fund government at current levels.  Many agencies, including the military departments, 
are looking for critical spending increases—something that could be denied without a deal.  
Despite support for the military, many budget conservatives in Congress and the White House 
could be pleased with such a spending freeze which would also preserve the President’s authority 
to transfer funds to his border wall. 
 
Once Congress returns from their Thanksgiving recess on December 2, the House will once again 
resume impeachment hearings—this time by the House Judiciary Committee. 
 
Wildfire Legislation 
 
On November 15, U.S. Senator Kamala D. Harris (D-CA) introduced the Wildfire Defense Act. 
This comprehensive legislation intends to help communities, especially in California, implement 
science-based methods for mitigating wildfire damage and defending life and property. 
 
Harris’ bill would provide local communities with up to $10 million dollars to implement a 
Community Wildfire Defense Plan to ensure they are resilient in the face of the growing wildfire 
threat before disaster strikes. The Wildfire Defense Act would invest $1 billion per year to: 
 

 Establish guidelines for communities to conceptualize new Community Wildfire Defense 
Plans (CWDP) that are developed in coordination with community members, first 
responders, and relevant state agencies.  
 

 Provide grants of up to $250,000 to develop a CWDP and grants of up to $10 million to 
implement a CWDP: Grants will be prioritized for low-income communities that are in 
a wildfire hazard area and communities recently impacted by a major wildfire. 
 

 Study how a CWDP could be used as certification for insurance companies assessing a 
community resilience. 
 

 Complete a report on all federal authorities and programs to protect communities 
from wildfires.  

 
This year alone, hundreds of thousands of Californians have been forced to evacuate due to the 
threat of wildfires and over two million experienced pre-emptive power shutoffs. In 2018, California 
experienced the deadliest and most destructive wildfire in State history, contributing to nearly $24 
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billion spent in wildfire response and recovery. According to Senator Harris’ office, for every dollar 
invested in mitigating the impacts of disasters, the United States would save six dollars in 
response and recovery after a disaster. 
 
Companion legislation to the Wildfire Defense Act will also be introduced in the House of 
Representatives by Congressman Jared Huffman (D-CA). It should also be noted that Senator 
Harris recently introduced the Accountability for Utility Executives Act, which ensures that publicly 
traded utility companies going through bankruptcy, like PG&E, cannot reward executives with 
bonuses or trips. 
 
Water Legislation 
 
The House Transportation & Infrastructure Committee recently passed the bipartisan H.R.1764, 
a bill which supports local wastewater treatment and water recycling infrastructure projects. The 
bill is part of a larger bill H.R.1497, which reauthorizes the U.S. Environmental Protection 
Agency’s Clean Water State Revolving Fund. 
 
Introduced by Congressman John Garamendi (D-CA), H.R.1764 would extend the maximum term 
for National Pollutant Discharge Elimination System (NPDES) permits issued under the federal 
Clean Water Act from 5 to 10 years, to better reflect the construction schedules for public 
agencies. 
 
Current federal law only provides for 5-year NPDES permits terms, which do not reflect 
construction schedules for public water and wastewater treatment projects. The American Society 
of Civil Engineers rates America’s wastewater infrastructure at D+ grade, requiring $271 billion in 
public investment over the next 25 years. According to the U.S. Conference of Mayors, 95 percent 
of spending on water infrastructure is made at the local level. 
 
The entire legislative package has been voted out of the House Transportation & Infrastructure 
Committee and must now be considered for a vote before the entire U.S. House of 
Representatives, where it is expected to pass.  Should it be successfully passed by the House, 
the legislation must then be passed by the Senate, before it is sent to the President for signature 
into law. We will continue to monitor this legislation as it navigates the approval process. Please 
feel free to reach out with any questions.  
  
Homelessness  
 
On November 15, Matthew Doherty, the Director of the US Interagency Council on Homelessness 
(USICH) and the senior interagency individual charged with coordinating 19 departments’ 
homelessness efforts, announced he had been asked to leave his post at the request of the Trump 
Administration.  While it remains unclear why Doherty was asked to leave, and no replacement 
named, this is the biggest move in the homelessness space the White House has made since 
President Trump mentioned ways his Administration might intervene in California homelessness 
issues (converting existing federal facilities, razing tent cities, etc.).  We are hearing that this may 
be part of an ongoing Administration effort to keep a closer hold on federal homelessness policy, 
effectively keeping the issue away from career federal employees and primarily among 
appointees.  
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PROJECT ACTIVITY AND UPDATES 
 
Proposition 68 Grants 
 
TPA and City staff continue to work on funding opportunities for park projects from Proposition 
68.  The California Department of Parks and Recreation is coordinating the Statewide Park 
Program (SPP)—Round 3, which the City applied for in August.  A total of 480 applications were 
received, requesting more than $2.2 billion in funding (there is $254 million available). 
 
We worked with City staff on applications for the development of several parks.  The City has led 
efforts on the community-based planning and soliciting input for park design. 
 
Three applications were submitted on August 5 and are now working with our legislative 
delegation on letters of support and telephone calls to the Department.  Our projects received site 
visits on November 6 and announcements are expected in March 2020. 
 
 
FUNDING PROGRAM UPDATES 
 
Assistance to Firefighters Grant Program 
 
The Federal Emergency Management Agency (FEMA) Assistance to Firefighters Grant (AFG) is 
expected to open for applications on December 2, 2019.  
 
The primary goal of the FEMA AFG is to meet the firefighting and emergency response needs of 
fire departments and nonaffiliated emergency medical service organizations. Since 2001, AFG 
has helped firefighters and other first responders obtain critically needed equipment, protective 
gear, emergency vehicles, training and other resources necessary for protecting the public and 
emergency personnel from fire and related hazards. 
 
The funds provide critically needed resources that equip and train emergency personnel to 
recognized standards, enhance operational efficiencies, foster interoperability, and support 
community resilience.  In awarding grants, the Administrator of FEMA is required to consider the 
following: 
 

 The findings and recommendations of the Technical Evaluation Panel (TEP). 
 The degree to which an award will reduce deaths, injuries, and property damage by 

reducing the risks associated with fire related and other hazards. 
 The extent of an applicant’s need for an AFG grant and the need to protect the United 

States as a whole. 
 The number of calls requesting or requiring a firefighting or emergency medical response 

received by an applicant. 
 
Performance metrics for this program are as follows: 
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 Percentage of AFG PPE recipients who equipped 100 percent of on-duty active members 
with PPE in compliance with applicable NFPA and OSHA standards 

 Percentage of AFG equipment recipients who reported that the AFG grant brought them 
into compliance with either state, local, NFPA, or OSHA standards 

 Percentage of AFG award recipients who reported having successfully replaced their fire 
vehicles 25 years old or older in accordance with industry standards 

 
A final important note on this year’s round of AFG—there is a new application system this year 
and every single applicant’s eBiz POC will have to create a new profile.  This is not a difficult 
process, but time needs to be allowed to process the new profile and learn the new application 
process. 
 
 
UPCOMING FUNDING OPPORTUNITIES 
 
Included below is a list of several upcoming grant programs, descriptions and due dates: 
 

 Senate Bill 2 Planning Grant Program (December 20)—This grant program is meant to 
facilitate planning activities that will foster an adequate supply of homes affordable to 
Californians at all income levels. It is designed to help meet the challenges of preparing 
and adopting land use plans and integrating strategies to promote housing development.  
 

 Infill Infrastructure Grant Program (January 29 for large jurisdictions and rolling for 
small jurisdictions)—The IIG Program provides grants on a competitive basis and limited 
over-the-counter funding for infrastructure improvements in support of residential or 
mixed-use infill development projects.  Specific eligible improvements include 
development or rehabilitation of parks or open space, transit shelters, streets, sidewalks, 
and streetscape improvements.  
 

 Transit and Intercity Rail Capital Program (January 16)—The TIRCP provide grants 
from the Greenhouse Gas Reduction Fund (GGRF) to fund transformative capital 
improvements that will modernize California’s intercity, commuter, and urban rail systems, 
and bus and ferry transit systems to significantly reduce emissions of greenhouse gases, 
vehicle miles traveled, and congestion. 
 

 FEMA Assistance to Firefighters Grant Program (January 2020)—The primary goal of 
the Assistance to Firefighters Grants (AFG) is to enhance the safety of the public and 
firefighters with respect to fire-related hazards by providing direct financial assistance to 
eligible fire departments, nonaffiliated Emergency Medical Services (EMS) organizations, 
and State Fire Training Academies (SFTA) for critically needed resources to equip and 
train emergency personnel to recognized standards, enhance operations efficiencies, 
foster interoperability, and support community resilience. 
 

 Urban Flood Protection Program (January 2020)—$100 million from Proposition 68 
shall be available to the Natural Resources Agency for competitive grants for the purposes 
of multi-benefit projects in urbanized areas to address flooding. Eligible projects shall 
include, but are not limited to, stormwater capture and reuse, planning and implementation 
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of low-impact development, restoration of urban streams and watersheds, and increasing 
permeable surfaces to help reduce flooding. 

 

 Land and Water Conservation Fund (February 3)—Land and Water Conservation Fund 
(LWCF) grants provide funding for the acquisition or development of land to create new 
outdoor recreation opportunities for the health and wellness of Californians. 
 

 Affordable Housing and Sustainable Communities Grant Program (February 11)— 
AHSC provides funding for affordable housing developments (new construction or 
renovation) and transportation infrastructure. This may include sustainable transportation 
infrastructure, such as new transit vehicles, sidewalks, and bike lanes; transportation-
related amenities, such as bus shelters, benches, or shade trees; and other programs that 
encourage residents to walk, bike, and use public transit.    
 

 Transformative Climate Communities Grant Programs (February 2020)—Individual 
grants of up to $200,000 are available to planning activities possibly leading toward a 
Transformative Climate Communities Implementation Grant.  Planning activities must 
further goals of a locally adopted plan or Strategic Growth Council (SGC) efforts, and 
directly benefit a disadvantaged community.  The SGC will also be accepting applications 
for the Implementation Grant to fund neighborhood-level proposals that include multiple, 
coordinated projects that reduce greenhouse gas emissions and achieve other community 
benefits (two awards of $28 million each). 
 

 Storm Water Grant Program (Spring 2020)—Funded from Proposition 1, funding will be 
available for multi-benefit storm water management projects which may include, but shall 
not be limited to: green infrastructure, rainwater and storm water capture projects and 
storm water treatment facilities.  
 

 Per Capita Park Grant Program (Spring 2020)—Funds are available for local park 
rehabilitation, creation, and improvement grants to local governments on a per capita 
basis. Recipients are encouraged to utilize awards to rehabilitate existing infrastructure 
and to address deficiencies in neighborhoods lacking access to the outdoors.  

 

 Local Partnership Program (May 18)—Jurisdictions with voter approved taxes, tolls, 
and fees, or with imposed fees, will be eligible for this competitive grant program if the 
taxes, tolls, or fees are dedicated solely to transportation. The initial programming cycle 
will cover 2017-18 through 2019-20.  The program will match up to $5 million for the 
construction of transportation projects. 
 

 Trade Corridor Enhancement Program (June 15)—The objective of the Trade Corridor 
Enhancement Program is to fund infrastructure improvements on federally designated 
Trade Corridors of National and Regional Significance, on the Primary Freight Network, 
as identified in the California Freight Mobility Plan, and along other corridors that have a 
high volume of freight movement as determined by the Commission.  The program will 
fund projects that benefit the movement of goods along identified trade corridors. 
 

CI PAGE | 19



 

  

11 
 
 
 
 

 

 Active Transportation Program (June 15)—The Active Transportation Program was 
created to encourage increased use of active modes of transportation, such as biking and 
walking. Pursuant to statute, the goals of the Active Transportation Program are to 
Increase the proportion of trips accomplished by biking and walking, increase the safety 
and mobility of non-motorized users, enhance public health, including reduction of 
childhood obesity through the use of programs including, but not limited to, projects eligible 
for Safe Routes to School Program funding, and ensure that disadvantaged communities 
fully share in the benefits of the program. 
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City of Merced 

MEMORANDUM 
 

DATE: December 5, 2019 
TO: City Council 
FROM: Kim Espinosa, Planning Manager  
SUBJECT: Actions at the Planning Commission Meeting of December 4, 2019 

 
At their meeting of December 4, 2019, the Planning Commission heard and 
approved Conditional Use Permit #1236 to allow a food truck to operate within the 
Valero parking lot, generally located on the northeast corner of G Street and E. 
Alexander Avenue (3006 G Street). 
 
The Commission heard and recommended approval to the City Council General Plan 
Amendment #19-03 and Site Utilization Plan #3 to Planned Development #72 to 
change the General Plan designation from Commercial Office (CO) and High to 
Medium Density Residential (HMD) to Neighborhood Commercial (CN) for 
approximately 21.5 acres of land generally located at the northeast corner of 
Yosemite Avenue and G Street within Planned Development #72. The SUP Revision 
includes a four-story hotel of approximately 80,104 square feet, two medical office 
buildings totaling approximately 66,465 square feet, 44 Units of Multi-Family 
Residential Housing totaling approximately 29,887 square feet, fast food uses with 
drive-thru windows totaling approximately 5,494 square feet, and a mixed-use 
development with approximately 59,616 square feet of other retail and office uses. 
 
The Commission received an update on the North Merced Annexation Feasibility 
Study from Planning Manager, Kim Espinosa. 
 
The Commission also received a brief training from the City Attorney’s Office on 
Conditional Use Permits, Findings, and California Housing Laws. 
 
If you have any questions about these items, please feel free to contact me. 
 
Attachments 
 
 
n:shared:Planning:PCMemos2019 
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CITY OF MERCED 
Planning Commission 

 
Resolution #4033 

 
WHEREAS, the Merced City Planning Commission at its regular meeting of 
December 4, 2019, held a public hearing and considered Conditional Use Permit 
#1236, initiated by Daniel Cortez on behalf of Seven Eleven, Inc., property owners.  
This application involves a request to operate a food truck within the Valero parking 
lot, generally located on the northeast corner of G Street and E. Alexander Avenue 
(3006 G Street), within a Office Commercial (C-O) Zone; said property being more 
particularly described as the westerly 112.8 feet of Lot 8 as shown on the Map 
entitled “City of Acres Tract,” recorded in Book 8, Page 41, of Merced County 
Records; also known as Assessor’s Parcel Number 007-091-021; and, 

 
WHEREAS, the Merced City Planning Commission concurs with 
Findings/Considerations A through J of Staff Report #19-30 (Exhibit B); and,  
 
WHEREAS, the Merced City Planning Commission concurs with the Findings for 
Conditional Use Permits in Merced Municipal Code Section 20.68.020 (E) 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 #19-31, and approve Conditional Use Permit #1236, subject to the 
Conditions set forth in Exhibit A attached hereto and incorporated herein by this 
reference. 
 
Upon motion by Commissioner BUTTICCI, seconded by Commissioner CAMPER, 

and carried by the following vote: 

 
AYES:  Commissioners Butticci, Camper, Delgadillo, Dylina, Rashe, White, 

and Chairperson Harris 
NOES: None 
ABSENT: None 
ABSTAIN:   None 
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Conditions of Approval 
Planning Commission Resolution #4033 

Conditional Use Permit #1236 

1. The proposed project shall be constructed/designed as shown on Exhibit
1 (site plan) and Exhibit 2 (photos) - Attachments B and C of Staff Report
#19-30, except as modified by the conditions.

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

5. 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.
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6. 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.

7. The applicant shall comply with all City of Merced business licensing
requirements and with all requirements of the Merced County
Environmental Health Department.

8. No outdoor tables or chairs shall be permitted on the premises, unless
otherwise approved by the Planning Department in consideration of all
relevant parking and vehicle circulation areas on this site.

9. At least two tamperproof trash receptacles shall be provided while food
is being served.  The site and the immediate surrounding area shall be
maintained free of all debris and trash generated from this use.

10. All signing shall be contained on the food truck.  No A-frame signs,
banners, inflatable signs, feather signs, pennant signs, flags, or other
moving or portable signs shall be permitted for this use anywhere on or
off the site.

11. The hours of operation shall be any span of time between 7:00 a.m. and
9:00 p.m. and the business may be open 7 days a week. However, if the
business is open after dark, lights shall be provided on the vehicle or on
the property that are sufficient to light the vehicle and at least a 50-foot
radius around the vehicle.  If lights are not provided, the food truck shall
close at sundown.

12. If the business owners wish to extend the business hours in the future,
they must obtain approval from the Development Services Director and
the Police Chief, or if deemed necessary by the Development Services
Director, be referred back to the Planning Commission for action.

13. Disposal of waste products shall be limited to a Merced County
Environmental Health Department approved commissary or alternative
approved facility.

14. The applicant shall comply with the Water Quality Control Division’s
(WQCD) Best Management Practices regarding the disposal of cooking
grease and proper cleaning of kitchen equipment, as shown on
Attachment D, or as otherwise required by the WQCD.
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15. If problems arise as a result of this business that may require excessive
Police Department service calls to the site or within the immediate area
including, but not limited to, excessive harassment, malicious property
damage, lewd and/or disorderly conduct, this approval may be subject to
review and revocation by the City of Merced.

16. During hours of operation, food truck employees shall have access to a
cell phone (either their own or one provided by the business owner) in
case of emergencies.

17. In the future, if there are excessive calls for police assistance, the Police
Chief may require the applicant to install exterior video surveillance
cameras.  Any video related to criminal investigations must be accessible
immediately for viewing by the Merced Police Department or any other
law enforcement agency.  A recorded copy of surveillance video,
requested in connection with a criminal investigation, must be
reasonably accessible and available within 24 hours when requested by
law enforcement.  The business owner is responsible for maintaining the
video surveillance equipment in an operable manner at all times.

18. The food truck shall be oriented perpendicular to the parking stalls to
allow room for customers to gather without being in danger of collisions
from vehicles entering/exiting the site. The food truck shall not block the
driving aisle or access to the alley.

19. It shall be the operator’s responsibility to ensure all customers park in an
orderly fashion and don’t block the driveway entrances or interfere with
other customers visiting the site.

20. The applicant shall comply with all regulations found in Merced
Municipal Code Section 20.44.020 - Food Trucks in Fixed Locations,
except as modified by these conditions.

21. A minimum of 2 parking spaces on the site shall be dedicated to food
truck customers.  These spaces shall be located as close as possible to the
food truck.

22. Food truck activities shall in no way interfere with the operation of
existing businesses on the lot, or nearby businesses, including noise,
litter, loitering, and traffic circulation, refuse service, and public safety.

23. The owner shall ensure that restroom facilities are available for the
employees. These restrooms shall be provided in a permanent building
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that meets the Health Department’s requirements for distance from the 
business operation.  Portable toilets shall not be allowed. 

24. The mobile food vendor is prohibited from selling alcohol.
25. “No Loitering” signs shall be posted on the food truck and convenience

market at specific locations approved by the City Police Department.
26. The food truck shall maintain a minimum distance of 20 feet from all

fuel pumps, or as otherwise required by Fire Department.
27. Any illegal signs and advertisements posted on the convenience market

onsite shall be removed prior to the food truck obtaining a business
license.
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Findings and Considerations 
Planning Commission Resolution #4033 

Conditional Use Permit #1236 

General Plan Compliance and Policies Related to This Application 
A) The proposed Project complies with the General Plan designation of Office

Commercial (CO) and the zoning designation of Office Commercial (C-O) with
approval of this Conditional Use Permit.

Traffic/Circulation 
B) The applicant is proposing to locate the food truck within the northeast portion of the

parking lot (Attachment B of Planning Commission Staff Report #19-30). The food
truck would be located about 40 feet from the nearest driveway on the northern
portion of the parcel. The food truck would be oriented parallel to the adjacent
parking stalls (Condition #18), in a manner that does not block any driving aisles,
and provides space for customers to gather around the food truck without backing
into the adjacent driving aisle. Orienting the food truck in this manner allows vehicles
to enter and exit the subject site without impediments. In addition, the applicant shall
be required to preserve access for the Refuse Department so that their trucks can
access this site and serve this property (Condition #22).

Parking 
C) The subject site must meet the minimum parking requirements for the existing gas

station and the proposed food truck. The parking requirement for a gas station is three
spaces, plus one space per 250 square feet of retail sales area. Based on this parking
formula, the existing convenience market, which has 750 square feet of sales floor
area, would be required to have a minimum of 6 parking spaces. A mobile food
vendor is required to have a minimum of 2 parking stalls. Together, both uses would
require a minimum of 8 parking stalls. The subject site would exceed this requirement
with a total of 9 parking stalls throughout the site.  Designated food truck parking
stalls would be located adjacent to the west of the food truck.

Public Improvements/City Services 
D) The subject site is fully developed and most public improvements are existing.  The

food truck is self-contained and would not require a separate connection to the City’s
sewer and/or water systems.

 

Site Design 
E) The subject site is located at the northeast corner of G Street and E. Alexander 

Avenue. The subject site is a developed 0.37-acre parcel with a 750-square-foot gas 
station/convenience market on the northeast portion of the parcel, and a 1,250-
square-foot fuel pump canopy on the western portion of the parcel. Vehicle access is 
available from two driveways along G Street, and one driveway along E. Alexander 
Avenue. Customer parking is available along the eastern portion of the parcel and

EXHIBIT B  
OF PLANNING COMMISSION RESOLUTION #4033

Page 1 
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would be added along both  the northern and southern portions of the parcel. As 
shown at Attachment B of Planning Commission Staff Report #19-30, the food truck 
(and customer parking stalls) would be located near the northern portion of the parcel, 
away from the fuel pump canopy and convenience market’s main entrance, in a 
manner that does not create congestion between customers going to the site for the 
convenience market or driving to pump gasoline. The food truck would be located 
approximately 40 feet from the nearest fuel pump, and 75 feet from the nearest 
underground fuel storage tank (meeting the Fire Department’s minimum distance 
requirements  from fuel pumps, see Condition #26). The property owner is not 
proposing to make any interior or exterior modifications to the convenience market 
or to the gas pump canopy. Outdoor seating is prohibited (e.g. tables, umbrellas, 
chairs, etc.) as shown under Condition #8, unless subsequently approved by the 
Planning Department. “No Loitering” signs shall be posted on the food truck and 
convenience market at specific locations approved by the City Police Department 
(Condition #25). 

Neighborhood Impact/Interface 
F) The subject site is surrounded by a variety of commercial and residential uses.

Surrounding uses to the north, south, east, and west, include Farmers Insurance, G
Street Auto Care, a single-family home, and the London Commercial Plaza
respectively. There is a block wall between the subject site and the single-family
home to the east that helps reduce concerns regarding noise and lighting. G Street is
a major arterial road that exhibits high volumes of traffic and connects with several
commercial strip malls and shopping centers. Given the existing traffic volumes and
dense variety of commercial uses throughout the neighborhood, staff does not
anticipate that this proposal would significantly change the character of the
neighborhood.

Signage 
G) The food truck is not allowed any signs other than what is provided on the vehicle

itself.  Condition #10 prohibits the use of any A-frame signs, inflatable signs, feather
signs, pennants, or other freestanding signs. Any illegal signs and advertisements
posted on the adjacent convenience market shall be removed prior to the food truck
obtaining a business license (Condition #27).

Truck Details/Operation 
H) The food truck is standard in appearance and size. It is approximately 8 feet wide by

23 feet long, and approximately 7 ½ feet tall (Attachment C of Planning Commission
Staff Report #19-30).  The food truck will operate daily between 7:00 a.m. to 9:00
p.m. The food truck will sell traditional Mexican food including, but not limited to,
tacos, tortas, and burritos. Trash receptacles will be provided to collect the plates,
forks, aluminum foil, and paper bags that are typically used to serve these meals
(Condition #9). The sale of alcohol is prohibited (Condition #24). Employee
restrooms will be available inside the market as allowed by the Health Department
and agreed upon by the property owner (Condition #23). Disposal of waste products
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shall be limited to a Merced County Environmental Health Department approved 
commissary or alternative approved facility (Condition #13). The applicant shall 
comply with the Water Quality Control Division’s (WQCD) Best Management 
Practices regarding the disposal of cooking grease and proper cleaning of kitchen 
equipment, as shown at Attachment D of Planning Commission Staff Report #19-30, 
or as otherwise required by the WQCD (Condition #14).  

Mandatory Conditional Use Permit Findings 

I) A Conditional Use Permit is required to allow mobile food vendors within an Office
Commercial Zone per Merced Municipal Code (MMC) Table 20.10-1 Permitted
Land Uses in the Commercial Zoning Districts. In order for the Planning Commission
to approve or deny a conditional use permit, they must consider the following criteria
and make findings to support or deny each criteria per MMC  20.68.020 (E) “Findings
for Approval for Conditional Use Permits” (Attachment F of Planning Commission
Staff Report #19-30).

MMC 20.68.020 (E) Findings for Approval.

1. The proposed use is consistent with the purpose and standards of the zoning
district, the general plan, and any adopted area or neighborhood plan, specific
plan, or community plan.

The proposed project complies with the General Plan designation of Office
Commercial (CO) and the zoning designation of Office Commercial (C-O) with
approval of this Conditional Use Permit.

2. The location, size, design, and operating characteristics of the proposed use will
be compatible with the existing and future land uses in the vicinity of the subject
property.

The mobile food vendor shall be required to comply with all relevant standards
and requirements from  MMC Section 20.44.020 – Food Trucks in Fixed
Location, to provide compatibility with surrounding sites. Said standards and
requirements are in regard to hours of operation, parking, access, maintenance,
advertising, and licenses required.

3. The proposed use will not be detrimental to the public health, safety, and welfare
of the City.

To ensure the proposal is not detrimental to the public health, safety, and welfare
of the City, the applicant shall subsequently apply for permit approval from the
Merced County Environmental Health Department, as required for
establishments selling hot meals. The Environmental Health Department would
inspect food truck cooking facilities before the business could sell food to the
general public.
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4. The proposed use is properly located within the City and adequately served by
existing or planned services and infrastructure.

The proposed mobile food vendor is located within the City and can be
adequately accessed through existing roads. The food truck would be self-
contained with its own water and power, and would not need to hook-up to City
utilities. The food truck would be serviced at an appropriate commissary facility.

Environmental Clearance 
J) Planning staff has conducted an environmental review of the project in accordance

with the requirements of the California Environmental Quality Act (CEQA), and a
Categorical Exemption is being recommended (Attachment E of Planning
Commission Staff Report #19-30).
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CITY OF MERCED 
Planning Commission 

 
Resolution #4034 

 
WHEREAS, the Merced City Planning Commission at its regular meeting of 
December 4, 2019, held a public hearing and considered General Plan Amendment 
#19-03, and Site Utilization Plan Revision #3 to Planned Development (P-D) #72,  
initiated by Yosemite and G, LLC, property owner. this application is a request to 
change the General Plan designation from Commercial Office (CO) and High to 
Medium Density Residential (HMD) to Neighborhood Commercial (CN) for 
approximately 21.5 acres of land generally located at the northeast corner of 
Yosemite Avenue and G Street within Planned Development #72. The SUP Revision 
includes a four-story hotel of approximately 80,104 square feet, two medical office 
buildings totaling approximately 66,465 square feet, 44 Units of Multi-Family 
Residential Housing totaling approximately 29,887 square feet, fast food uses with 
drive-thru windows totaling approximately 5,494 square feet, and a mixed-use 
development with approximately 59,616 square feet of other retail and office uses; 
also known as Assessor’s Parcel Numbers (APN) 231-040-004 and 231-040-005; 
and, 
 
WHEREAS, the Merced City Planning Commission concurs with Findings A 
through J (Exhibit B) of Staff Report #19-29; 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 adoption 
of a Mitigated Negative Declaration Mitigation Monitoring Program (Exhibit C) 
regarding Environmental Review #19-31, and approval of General Plan Amendment 
#19-03 and Site Utilization Plan Revision #3 to Planned Development (P-D) #72, 
subject to the Conditions set forth in Exhibit A, the Findings set forth in Exhibit B, 
and the Mitigation Monitoring Program set forth in Exhibit C attached hereto and 
incorporated herein by this reference. 
 
Upon motion by Commissioner BUTTICCI, seconded by Commissioner CAMPER, 

and carried by the following vote: 
 
AYES: Commissioners Butticci, Camper, Delgadillo, Dylina, Rashe, White, 

and Chairperson Harris 
NOES: None 
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Conditions of Approval 
Planning Commission Resolution # 4034 

General Plan Amendment #19-03, Site Utilization Plan #3 to Planned 
Development (PD) #72 

1. The proposed General Plan Amendment and SUP Revision shall be
constructed/designed in substantial compliance with the Site Plan,
Rendering, and Typical Elevations and Floor Plans (Attachments D,
F, and E of Planning Commission Staff Report #19-29), except as
modified by the conditions.

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

3. The Project shall comply with the applicable conditions set forth in
Resolution #2974 for General Plan Amendment #10-02 and Zone
Change #410 previously approved for this site.

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

5. Approval of the General Plan Amendment and Site Utilization Plan
Revision is subject to the applicant's 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.

6. 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,
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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 (with counsel selected by the City), 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 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. 

7. 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.

8. De-annexation from the existing Maintenance District and
Annexation to Community Facilities District (CFD) #2003-2 is
required for annual operating costs for police and fire services as well
as storm drainage, public landscaping, street trees, streetlights, parks
and open space. CFD procedures shall be completed prior to any final
map approvals or issuance of any building permits, whichever comes
first. 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.

9. The project shall comply with all mitigation measures outlined in the
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Mitigation Monitoring Program for Initial Study #19-28 (Attachment 
H of Planning Commission Staff Report #19-29) and all applicable 
mitigation measures outlined in the Mitigation Monitoring Program 
for Initial Study #10-06 (Appendix C of Initial Study #19-28, 
Attachment G of Staff Report #19-29). 

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

11. All signs shall comply with the North Merced Sign Ordinance and
Section 20.62.040 (B)(2) of the City’s Zoning Ordinance for signs in
a Neighborhood Commercial (C-N) zone.

12. The applicant shall construct all missing improvements along the
property frontage on Yosemite Avenue and G Street including, but
not limited to, sidewalk, curb, gutter, street lights, and street trees.

13. All necessary right-of-way along the property frontage, including
Yosemite Avenue, G Street, and Sandpiper Avenue needed for public
improvements shall be dedicated prior to the issuance of the first
building permit or recordation of a parcel map, whichever comes first.

14. Appropriate turning radii shall be provided within the parking areas
to allow for Fire Department and refuse truck access.

15. Parking lot trees shall be installed per City Parking Lot Landscape
Standards and Section 20.38.070 (F). At a minimum, parking lot trees
shall be provided at a ratio of one tree for every six parking spaces.
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).

16. All projects on this site shall comply with Post Construction
Standards in accordance with the requirement for the City’s Phase II
MS-4 Permit (Municipal Separate Storm Sewer System).

17. Prior to issuance of the first grading/building permit for any project
on the site, 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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18. Bicycle parking for all projects on the site shall meet the minimum
requirements of the California Green Building Code and Merced
Municipal Code Section 20.38.080.

19. All landscaping on the site shall be in compliance with the City’s
Water Efficient Landscaping and Irrigation Ordinance (Merced
Municipal Code Section 17.60) and all state-mandated conservation
and drought restrictions as well as the City’s Zoning Ordinance
Section 20.36 – Landscaping.

20. Irrigation for all onsite landscaping shall be provided by a low-
volume 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.

21. All landscaping in the public right-of-way shall comply with the most
recently adopted water regulations by the State and City addressing
water conservation measures. If turf is proposed to be installed in
medians or park strips, high quality artificial turf (approved by the
City Engineer and Development Services Director) shall be installed.

22. For buildings over 30 feet tall, a minimum 26-foot-wide drive aisle
shall be provided for emergency vehicle access. The developer shall
work with the Fire Department to determine the areas that need the
26-foot-wide drive aisle. An emergency access lane made of an all-
weather surface shall be constructed to the south of the southernmost
multi-family building. This lane shall either be able to meet the
turnaround needs of emergency vehicles if it is 150 feet long or more,
or it shall be less than 149 feet long but still meet the needs of
emergency access for the residential building. In the event that the
southernmost residential building is 30 feet tall or less, this path shall
be a minimum of 22 feet wide. If the southernmost residential
building is more than 30 feet tall, the path shall be a minimum of 26
feet wide. These details shall be confirmed as acceptable by the Fire
Chief or designee prior to the issuance of occupancy permits for any
of the multi-family residential buildings.

23. A fire control room may be required for the buildings on the site. The
applicant shall work with the Fire Department to determine the
location of the fire control room. Additional fire control rooms may
be required at the discretion of the Fire Chief.
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24. Each building shall be provided with a Fire Department Connection.
25. Buildings that do not provide an elevator (other than a freight

elevator) shall be provided with an additional exit. The developer
shall work with the Chief Building Official to determine the number
of exits required for each building.

26. 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 site or as required by the Fire Department.

27. All storm water shall be retained onsite or in the basin immediately to
the east of the project site and metered out to the City’s storm water
system in accordance with City Standards, subject to a storm drain
plan approved by the City Engineer. The applicant shall submit
calculations to the City showing, to the satisfaction of the City
Engineer or designee, that the basin to the east of the project site has
enough capacity for the proposed plans.

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

29. All parking lot and other exterior lighting shall be oriented in such a
way so that it does not spill over onto adjacent properties.

30. Containers for refuse and recycled goods shall be stored in enclosures
that are designed with colors compatible with the buildings and shall
be constructed to meet City Standards. At the Building Permit stage,
the developer shall work with the City Refuse Department to
determine the best location for these enclosures to ensure proper
access is provided for City Refuse Trucks as well as the number of
containers needed to adequately serve the site. Use of a trash
compactor should be considered to reduce the number of pick-ups per
week.

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

32. All walking paths, bicycle and vehicle parking areas, and recreational
areas shall be provided with sufficient lighting to ensure a safe
environment.

33. All mechanical equipment shall be screened from public view.
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34. Instead of the typical requirements for additional Conditional Use
Permits and Site Plan Review for interface, this Site Utilization Plan
process will address interface regulations, additional review, and
permissibility of specific uses in Planned Development #72. These
modifications apply in the portions of Planned Development #72
covered by the subject site parcels (Assessor’s Parcel Number 231-
040-004 and 231-040-005) in the following manner, taking into
consideration that the adjacency of parcels may change in the event
of parcel modifications in the future:

a. Multi-family housing will require a Site Plan Review Permit
rather than a Conditional Use Permit, and if on a parcel abutting
or across from (per the definitions in Section 20.32.020 of the
Zoning Ordinance) a property with R-1 zoning, will require a
publically noticed public hearing at the Site Plan Review
meeting per Section 20.32 of the Zoning Ordinance; and,

b. The hotel, rather than being “use not allowed”, shall require a
Site Plan Review Permit rather than a Conditional Use Permit,
and if on a parcel abutting or across from (per the definitions in
Section 20.32.020 of the Zoning Ordinance) a property with R-
1 zoning, will require a publically noticed public hearing at Site
Plan Review meeting per Section 20.32 of the Zoning
Ordinance, but will not require an additional Conditional Use
Permit; and,

c. Restaurants selling alcohol for consumption on-site will require
only a Site Plan Review Permit use without further requirement
for a Conditional Use Permit or public hearing for interface
considerations; and,

d. Gas and service stations will require only a Site Plan Review
Permit without further requirement for a Conditional Use
Permit unless the gas and service station wishes to sell alcohol,
in which case a Conditional Use Permit is required, and a letter
of Public Convenience and Necessity may be required, but an
additional public hearing for interface consideration is not
required; and,

e. Day care centers require only a Site Plan Review Permit
without further requirement for a Minor Use Permit or public
hearing for interface considerations; and,
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f. Drive-through and drive-up sales require only a Site Plan
Review Permit without further requirement for a Conditional
Use Permit or public hearing for interface considerations; and,

g. General retail uses, professional offices, restaurants, and banks
require only a Site Plan Review Permit without further
requirement for a public hearing for interface considerations .

35. The traffic signal at G Street and Project Driveway 1, north of the
proposed hotel, shall be connected into the City’s street
synchronization system to the satisfaction of the City Engineer or
designee.

36. Sandpiper Drive, at a minimum, shall be constructed from Yosemite
Avenue north to “Children’s Avenue”. Upon completion of the traffic
signal at G Street and Project Driveway 1, north of the proposed hotel,
Sandpiper Drive shall be constructed to Project Driveway 1. Prior to
the issuance of any occupancy permit for any of the multi-family
residential buildings, the two office buildings at the northern portion
of the project site, or the hotel, Sandpiper Drive shall be constructed
in its entirety to connect to Mercy Avenue.

37. Safe pedestrian access from the multi-family residential portion of the
project to the commercial portions of the site shall be provided.

38. In the event that the parcels of the subject site are ever subdivided or
modified, in the manner suggested by the site plan or otherwise, cross-
access and use agreements shall be put into place such that parking
for all uses meets or exceeds City standards.

39. The entire development should be designed with a similar or
complimentary aesthetic to the renderings shown at Attachment F of
Planning Commission Staff Report #19-29.

40. For any illuminated signs placed above the ground floor, all
illumination shall be located and directed in such a manner that light
does not spill over to the east or north. Prior to installation,
illuminated signs shall be approved by the Planning Manager or
designee, and may require an analysis of lumens or other
measurements of illumination as deemed necessary. Monument signs
are not subject to this condition.
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Findings and Considerations 
Planning Commission Resolution # 4034 

General Plan Amendment #19-03, Site Utilization Plan #3 to Planned 
Development (PD) #72 

 
General Plan Compliance and Policies Related to This Application 

A) With the proposed General Plan Amendment and Site Utilization Plan 
(SUP) Revision, the proposed project will conform with the General 
Plan designation of CN and zoning of P-D #72. The Site Utilization 
Plan (SUP) Revision includes changes to a number of aspects of 
Planned Development #72, including a four-story, 128-room hotel of 
approximately 80,104 square feet, and two medical office buildings 
totaling approximately 66,465 square feet. It also includes 44 Units of 
Multi-Family Residential Housing totaling approximately 29,887 
square feet, fast food uses with drive-through windows totaling 
approximately 5,494 square feet, and a mixed-use development with 
approximately 59,616 square feet of other retail and office uses, 
shown on the Site Plan at Attachment D of Planning Commission 
Staff Report #19-29 

The Zoning Ordinance describes uses that are allowed within a specific zone 
“by right” and those allowed with a discretionary review such as a 
Conditional Use Permit. Under ordinary circumstances, drive-through sales, 
alcoholic beverage sales in restaurants for on-site consumption, multi-family 
dwellings, and gas and service stations are allowed within a C-N zone with 
approval of a Conditional Use Permit. Day care centers require a Minor Use 
Permit and hotels are listed as “use not allowed” in an ordinary C-N zone.  
The SUP Revision proposes to condense a number of the typical public 
hearings for interface along with Conditional Use Permits into the single 
SUP Revision. Notable exceptions are that the hotel and multi-family 
residential components will still require publicly noticed public hearings for 
their Site Plan Review Permits if they are on a parcel that is abutting or 
across from a parcel with R-1 or R-2 zoning. Section 20.32 of the Zoning 
Ordinance sets out the requirements for interface regulations to help 
integrate potentially incompatible zones. See Condition #34 for details. 
The Zoning Ordinance does not specify a density for multi-family housing 
allowed within a C-N zone. The General Plan has a range of multi-family 
densities: Low-Medium Density (LMD) – 6 to 12 units/acre; High-Medium 
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Density (HMD) – 12 to 24 units/acre; and High Density (HD) 24 to 36 
units/acre. The Zoning designations that correlate to the multi-family 
General Plan designations would be R-2; R-3-1.5; R-3, and R-4. The 
proposed density for this project, based on the number of units is 
approximately 16.4 units per acre, considering the size of the proposed 
parcel. This density fits into an HMD General Plan designation comfortably; 
the site also currently has the HMD designation for the portion of the site 
where the multi-family residential component is proposed. 
The Housing Element of the Merced Vision 2030 General Plan includes 
policies supporting affordable housing, mixed-use development, and higher 
densities.  

 
Policy H 1.1.c    Encourage Mixed Use Development 
The proposed project would provide a mixture of retail commercial uses to 
serve the neighborhood and multi-family efficiency dwelling units.  
Policy 1.8b Prioritize City efforts to encourage residential 

development by focusing on in-fill development and 
densification within the existing City Limits. 

The proposed project is on an in-fill site and proposes a density that is equal 
to the City’s HMD density classification. 
The following are Land Use Policies and Implementing Actions of the 
General Plan that could be met with the proposed project: 
Policy L-1.1  Promote Balanced Development Which Provides 

Jobs, Services, and Housing. 
Implementing Action 1.1.a:  Promote mixed use development combining 

compatible employment, service and 
residential elements. 

Implementing Action 1.1.c:  Determine the types of housing 
opportunities needed for the type of 
employment opportunities being created in 
the City. 

Additionally, Policy L 2.7.a notes that there are very unique circumstances 
under which retail commercial destinations can be located at the 
intersections of two arterial streets. Among the criteria are a project of 
minimum size of 20 acres, strong connectivity to the adjacent neighborhood, 
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provision of a mix of uses, and provision of good transit and pedestrian 
access. This project is approximately 21.5 acres, will connect to the adjacent 
neighborhood via Sandpiper Avenue and the future “Children’s Avenue”, 
provides for multi-family residential use in addition to commercial retail and 
office uses, and is on a site that is already near to existing transit routes. 
Planning staff believes that this project meets the criteria to proceed forward 
at the proposed location while being compatible with the guidelines laid out 
in Policy L 2.7.a. 

 
Traffic/Circulation 

B) The project site is located at the northeast corner of Yosemite Avenue 
and G Street. The Project proposes to develop 66,465 square feet of 
medical-dental office space, a 128-room hotel, 11,458 square feet of 
fast-food restaurant with drive-through window(s), a gasoline/service 
station with convenience market (12 fueling positions), 18,222 square 
feet of shopping center, 5,000 square feet high turnover (sit-down) 
restaurant, 12,000 square feet of general office space, 4,804 square 
feet of day care center, and 44 multifamily units. At present, all 
intersections studied in the Traffic Impact Analysis operate at an 
acceptable Level of Service (LOS) during both peak periods. The City 
of Merced has determined that roads must operate at LOS of “D” or 
greater in order to be acceptable. The Traffic Impact Analysis, 
prepared by JLB Traffic Engineering, Inc. appears at Appendix B of 
Attachment G of Planning Commission Staff Report #19-29. 

Project Access  
Based on the Project Site Plan, access to and from the Project site will be 
from five (5) access driveways located along Sandpiper Avenue, G Street, 
and Yosemite Avenue. Two (2) access points are proposed to be located 
along the east side of G Street. One is located approximately 1,250 south of 
Mercy Avenue and is proposed as a full access (with a future signal), with 
left turns in and out. The other is located approximately 625 feet north of 
Yosemite Avenue and is proposed as left-in, right-in and right-out access 
only. The access point off of Yosemite Avenue is located approximately 300 
feet east of G Street and is limited to right-in and right-out access only. The 
remaining two access points are proposed to be located along the extension 
of Sandpiper Avenue. While Sandpiper Avenue will eventually go through 
to Mercy Avenue, at the beginning of the project, access to Sandpiper 
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Avenue will be limited to Yosemite Avenue, which will be limited to right-
in and right-out access only onto Sandpiper. Sandpiper will connect to The 
future “Children’s Avenue,” which will go through to Mansionette Drive. 

 
Walkways 

Currently, walkways exist in the vicinity of the proposed Project site along 
G Street, Yosemite Avenue, and Mercy Avenue. The Merced Vision 2030 
General Plan recommends that walkways be implemented during all phases 
of a Project to guarantee adequate and safe pedestrian facilities at all times. 
Therefore, it is recommended that the Project implement a walkway along 
its frontage to Sandpiper Avenue and complete the walkway along its 
frontage to G Street. 

Bikeways 
Currently, bikeways exist in the vicinity of the proposed Project site along 
G Street, Yosemite Avenue, Mercy Avenue, and Mansionette Drive. The 
Merced Vision 2030 General Plan recommends that a Class II Bike Lane be 
implemented on G Street north of Yosemite Avenue and a Class I Bike Lane 
beginning on G Street and extending approximately 950 feet north of Mercy 
Avenue. Therefore, it is recommended that the Project implement a Class II 
Bike Lane along its frontage to G Street. 

Transit 
The Bus, Merced’s Regional Transit System, is the single public 
transportation service provider for all of Merced County. At present, there 
are three routes - M3, M4 and UC - that have stops adjacent to the proposed 
Project and two more - M1 and M2 - that stop approximately 0.5 miles from 
the Project. Retention of the existing and expansion of future transit routes 
is dependent on transit ridership demand and available funding. 

Trip Generation 
Trip generation rates for the proposed Project were obtained from the 10th 
Edition of the Trip Generation Manual published by the Institute of 
Transportation Engineers (ITE). The Project buildout is estimated to 
generate a maximum of 13,160 daily trips, 1,009 AM peak hour trips and 
1,059 PM peak hour trips (before internal capture and pass-by rate 
reductions are taken into account). JLB also analyzed the estimated 
maximum trip generation of a prior version of the Project Site Plan. Due to 
a lack of secured users for the site, the exact square footages of the pads 
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shown on the latest Project Site Plan may differ. At buildout, the prior 
Project Site Plan is anticipated to generate a maximum of 13,741 daily trips, 
1,092 AM peak hour trips and 1,074 PM peak hour trips (before internal 
capture and pass-by rate reductions are taken into account). Compared to the 
prior Project Site Plan, the latest Project Site Plan is estimated to yield less 
traffic by 581 daily trips, 83 AM peak hour trips and 15 PM peak hour trips 
(before internal capture and pass-by rate reductions are taken into account). 
The TIA assumed the trip generation of the prior Project Site Plan, as it is 
the more impactful. 
The following Mitigation Measure is recommended in Initial Study #19-28 
for this project to ensure intersections operate at an acceptable level of 
service (see the Mitigation Monitoring Program at Attachment H of 
Planning Commission Staff Report #19-29).  

Mitigation Measures 
TRA-01  Project Driveway 1 shall have a minimum throat depth of 

150 feet before any vehicular openings to the north. 
 
TRA-02 The Project shall implement a walkway along its frontage 

to Sandpiper Avenue and complete the walkway along its 
frontage to G Street. Based on the implementation 
progress of the project, the timing of these improvements 
shall be at the discretion of the City Engineer. 

TRA-03 The Project shall implement a Class II Bike Lane along its 
frontage to G Street. Based on the implementation 
progress of the project, the timing of this improvement 
shall be at the discretion of the City Engineer. 

TRA-04 The intersection of G Street and Project Driveway 1 shall 
be signalized with protective left-turn phasing in all 
directions prior to the issuance of any occupancy permits. 

TRA-05 The intersection of Sandpiper Avenue and Mercy Avenue 
shall be modified as an All-Way Stop with the following 
details: 
• Stripe a westbound left-turn lane; 
• Modify the westbound left-through-right lane to a 

through-right lane; 
• Stripe a northbound left-turn; 
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• Modify the northbound left-through-right lane to a 
through-right lane; 

• Implement an all-way stop control; and, 
• Based on the implementation progress of the project, 

the timing of these improvements shall be at the 
discretion of the City Engineer. 

TRA-06 The intersection of G Street and Yosemite Avenue shall 
have a second southbound left-turn lane added, the traffic 
signal shall be modified to implement overlap phasing of 
the northbound right-turn with the westbound left-turn 
phase, and westbound to eastbound U-turns shall be 
prohibited. Prior to implementation of this measure, 
design details and timing are to be approved by the City 
Engineer.  

TRA-07 The intersection of Paulson Road and Yosemite Avenue 
shall have an eastbound through-right lane with a 
receiving lane east of Paulson Road added. Prior to 
implementation of this measure, design details and timing 
are to be approved by the City Engineer. 

In addition, all applicable previously approved mitigation measures from 
Initial Study #10-06 would still apply. A copy of the mitigation monitoring 
program for Initial Study #10-06 can be found at Appendix C of Initial Study 
#19-28, which is Attachment G of Planning Commission Staff Report #19-
29. 

Parking 
C) Parking for the non-residential portions of the project are based on 

projected uses, and their requirements per Table 20.38-1 of the 
Zoning Ordinance. The Zoning Ordinance allows a 15% reduction in 
floor area for non-usable commercial space such as restrooms, storage 
areas, etc. Using this formula, the parking requirements for the 
commercial portion of the project would be 606 spaces. 

The Zoning Ordinance requires 1.75 spaces of parking for each multi-family 
unit up to 30 units, plus an additional 1.5 spaces for each unit over 30. Based 
on this calculation, the residential portion of this project would require 74 
parking spaces.  
The total project requires 680 parking spaces. The proposed site plan 
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envisions 964 parking spaces in total, meeting and exceeding the City’s 
parking requirements. The Zoning Ordinance (MMC Section 20.38.050) 
also allows for reductions in parking requirements for mixed used projects, 
projects near transit, and other reductions which could be applied to this 
project. Although this project has not formally applied for a modification to 
the final map of the parcels, the site plan is drawn in such a way that future 
subdivision is possible, if not likely. Reviewing the individual uses in such 
a way that the parking on each potential parcel is tracked separately yields 
some uses (the Medical Offices, the Hotel, and the Multi-Family residences) 
that are slightly deficient on parking. The Parking Analysis table below 
provides more detail. Since the overall parking provided is significantly 
higher than the overall parking required for the project, staff believes that 
with proper cross-access and use agreements in place (Condition #38), 
parking needs for the proposed uses are met and exceeded. 

 

 
 
Public Improvements/City Services 

D) Water  
There is a 16-inch water line in Yosemite Avenue and another 16-inch line 
in G Street to serve the project site. The City’s water supply would be 

SF Units Reduction
Req. 

Spaces
Prov. 

Spaces Difference
Gen. Retail 18,222 N/A 15% 52 113 61
Restaurants 7,404 N/A 30%* 52 93 41

Bank 3,560 N/A 15% 13 35 22
Gas/Service 3,150 N/A 15% 1/250 + 3 14 19 5

Office 12,000 N/A 15% 41 87 46
Fast Food 5,494 N/A 15% 14 111 97
Day Care 4,804 N/A 15% 1/400 +1/employee** 23 63 40

Hotel 80,104 128 N/A 114 111 -3
Multi-Family 29,887 44 N/A 74 62 -12

Medical Office 66,465 N/A 15% 283 270 -131/200
*70% of total square footage assumed for seating

**10 employees assumed

***Hotel requires 1 space/unit for the first 100 units, and 0.5 spaces/unit thereafter

****Multi-family requires 1.75 spaces/unit for the first 30 units and 1.5 spaces/unit thereafter

1/250
1/350

Spaces per SF
1/300
1/100
1/250

Per Unit***
Per Unit****

Parking Analysis 
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sufficient to serve the proposed project. 
Sewer 

An 18-inch sewer line exists in Yosemite Avenue which flows to G Street, 
then continues out to the Waste Water Treatment Plant (WWTP). The G 
Street sewer line is 27 inches wide at the project location. There is sufficient 
capacity at the WWTP, and the existing lines in Yosemite Avenue and G 
Street have enough capacity during peak hours to accommodate the 
additional wastewater and transmit it to the WWTP for processing. 

 
Stormwater 

A 24-inch storm drain exists in G Street. The project would be required to 
retain storm water onsite or in the collection basin to the east of the site that 
is part of P-D #72, and meter it into the City’s system (Condition #27).  

Building Design 
E) As shown on the Rendering and Typical Elevations and Floor Plans, 

Attachments F and E, the retail buildings on the site would stand one 
story tall and have a modern design with wood or faux wood fascia, 
stone, glass, and metal as primary features and elements. The 
buildings would have clean lines and use a variety of building 
materials to provide interest and differentiate between businesses. 
The retail portion of the project is proposed as the first phase of 
development, and future phases, including the hotel, the residential 
buildings, and the office buildings, would all use the retail phase’s 
stylistic elements as a template for a cohesive, but not identical, 
thematic design for the entire site. Final design details will be 
approved by staff at the Site Plan Review stage. 

Site Design 
F) The project site is bounded by Yosemite Avenue to the south, G Street 

to the west, the future extension of Sandpiper Avenue to the east, and 
approximately a hypothetical extension of University Avenue or 
Bobolink Court to the north. For clarity, Sandpiper Avenue is 
projected to extend between Yosemite Avenue and Mercy Drive 
during the lifespan of this project, while neither Yosemite Avenue nor 
Bobolink Court have such projections and are mentioned for the 
purpose of illustration only. 
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The site plan is still conceptual, especially as potential tenants are 
concerned, which may lead to modifications as development proceeds. 
Changes to the site plan could be approved by the Site Plan Review 
Committee. As proposed, the project site includes: 

• 3,150 SF for a Gas/Service Station 
• 3,560 SF for a Bank 
• 4,804 SF for a Day Care 
• 5,494 SF of Fast Food with Drive-Through 
• 7,404 SF of Restaurants 
• 12,000 SF of General Offices 
• 18,222 SF of General Retail 
• 29,887 SF for Multi-Family Residential; 3 Two-Story 

Buildings of 44 Rooms Total 
• 66,465 SF of Medical Offices 
• 80,104 SF for a 4-Story Hotel with 128 Rooms 

The first phase of the project would include the development of the retail 
spaces, including the restaurants, the fast food, the gas/service station, and 
potentially the bank. Later phases will largely be determined by tenant 
interest and opportunity, but it is projected that the hotel, office uses, and 
day care are the most likely to proceed in a second phase, with the multi-
family residential development as the third phase. There are not timing 
projections on these phases at this point. 
The developers held a Neighborhood Outreach meeting at Cruickshank 
Middle School, 601 Mercy Avenue, near the project site on May 30, 2019, 
beginning at 6 PM. At this meeting, the applicants presented the project 
concepts as they stood at the time to interested residents, and solicited 
feedback. In response to comments received at this outreach meeting, the 
applicants modified their site plan to the current version, eliminating the 
plans for a car wash that residents suggested could have noise impacts on 
surrounding properties, and modifying the site layout such that the multi-
family residential portion of the site is further north than was originally 
proposed. These changes have made the site design more congruent with its 
surroundings, with the multi-family housing acting as a buffer for other uses 
that would generate more noise and potential impacts to the existing 
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neighborhood. Also in response to comments that City staff heard at the 
meeting regarding the concerns over hotel signage, Condition #40 regarding 
the illumination of signs has been added. 

 
Landscaping 

G) As shown in the rendering (Attachment F), the area between the 
retail buildings would be landscaped to create a welcoming 
outdoor area. Parking lot trees would be provided throughout the 
site in compliance with the City’s Parking Lot Landscape 
Standards (Condition #15).  

 
According to Table 20.36-1 of the Zoning Ordinance, the site is required to 
provide a minimum landscape area equal to 15% of the project site. 
Landscaping and irrigation shall be required to meet the City’s Water 
Efficient Landscape Ordinance (Condition #19).  

Neighborhood Impact/Interface 
H) As previously described, the project site is bordered on the east by 

residential uses as well as Merced College to the west across G Street. 
The developer held a neighborhood meeting on May 30, 2019, at 
Cruickshank Middle School, the impacts of which on the proposal are 
detailed further in Finding F, above.  

The Zoning Ordinance describes uses that are allowed within a specific zone 
“by right” and those allowed with a discretionary review, such as a 
Conditional Use Permit. Under ordinary circumstances, drive-through sales, 
alcoholic beverage sales in restaurants for on-site consumption, multi-family 
dwellings, and gas and service stations are allowed within a C-N zone with 
approval of a Conditional Use Permit. Day care centers require a Minor Use 
Permit and hotels are listed as “use not allowed” in an ordinary C-N zone.  
Additionally, Section 20.32 of the Zoning Ordinance sets out the 
requirements for interface regulations to help integrate potentially 
incompatible zones. This section requires Site Plan Review be obtained prior 
to construction on a parcel with a Neighborhood Commercial (C-N) zone 
when it is adjacent to or across the street from an R-1-6 zone. In this case, 
several properties to the east are zoned R-1-6. The uses in this area include 
single-family dwellings located on approximately 0.2-acre lots. This project 
is designed in such a way that may at a future time be desirable to separate 
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the parcels, as noted by the “proposed parcel line” notations on the Site Plan, 
shown at Attachment D; however, no parcel modifications have been 
submitted at this time.  
Instead of the typical requirements for additional Conditional Use Permits 
and Site Plan Review for interface, this Site Utilization Plan process will 
address interface regulations, additional review, and permissibility of 
specific uses in Planned Development #72 (Condition #34). These 
modifications apply in the portions of Planned Development #72 covered by 
the subject site parcels (Assessor’s Parcel Number 231-040-004 and 231-
040-005) in the following manner, taking into consideration that the 
adjacency of parcels may change in the event of parcel modifications in the 
future: 

 
o Multi-family housing will require a Site Plan Review Permit 

rather than a Conditional Use Permit, and if on a parcel abutting 
or across from (per the definitions in Section 20.32.020 of the 
Zoning Ordinance) a property with R-1 zoning, will require a 
publicly noticed public hearing at the Site Plan Review meeting 
per Section 20.32 of the Zoning Ordinance. 

o The hotel, rather than being a “use not allowed,” shall require 
a Site Plan Review Permit rather than a Conditional Use 
Permit, and if on a parcel abutting or across from (per the 
definitions in Section 20.32.020 of the Zoning Ordinance) a 
property with R-1 zoning, will require a publicly noticed public 
hearing at a Site Plan Review meeting per Section 20.32 of the 
Zoning Ordinance, but will not require an additional 
Conditional Use Permit. 

o Restaurants selling alcohol for consumption on-site will require 
only a Site Plan Review Permit use without further requirement 
for a Conditional Use Permit or public hearing for interface 
considerations. 

o Gas and service stations will require only a Site Plan Review 
Permit without further requirement for a Conditional Use 
Permit unless the gas and service station wishes to sell alcohol, 
in which case a Conditional Use Permit is required, and a letter 
of Public Convenience and Necessity may be required, but an 
additional public hearing for interface consideration is not 
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required. 
o Day care centers require only a Site Plan Review Permit 

without further requirement for a Minor Use Permit or public 
hearing for interface considerations. 

o Drive-through and drive-up sales require only a Site Plan 
Review Permit without further requirement for a Conditional 
Use Permit or public hearing for interface considerations. 

o General retail uses, professional offices, restaurants, and banks 
require only a Site Plan Review Permit without further 
requirement for a public hearing for interface considerations. 

Public hearing notices were sent to all property owners within 300 feet of 
the site. To date, staff has not had any comments other than those heard at 
the community meeting held by the applicants. 

 
Signage 

I) All signs on the site would be required to comply with the North 
Merced Sign Ordinance and the Neighborhood Commercial sign 
regulations (Condition #11) as well as Condition #40 dealing with 
illumination. Final sign/design details will be addressed by staff at the 
Site Plan Review phase. 

Environmental Clearance 
J) The Planning staff has conducted an environmental review (Initial 

Study #19-28) of the project in accordance with the requirements of 
the California Environmental Quality Act (CEQA), and a Draft 
Mitigated Negative Declaration (i.e., no significant effects in this case 
because of the mitigation measures and/or modifications described in 
Initial Study #19-28) is being recommended (Attachment G of 
Planning Commission Staff Report #19-29). 

 
 
 

n:shared:planning:PC Resolutions:GPA#19-03, SUP Rev #3 to P-D #72 Exhibit A 

CI PAGE | 52



ENVIRONMENTAL REVIEW #19-28 
Mitigation Monitoring Program 

MITIGATION MONITORING CONTENTS 
This mitigation monitoring program includes a brief discussion of the legal basis and purpose of the 
mitigation monitoring program, a key to understanding the monitoring matrix, a discussion of 
noncompliance complaints, and the mitigation monitoring matrix itself. 

LEGAL BASIS AND PURPOSE OF THE MITIGATION MONITORING PROGRAM 
Public Resource Code (PRC) 21081.6 requires public agencies to adopt mitigation monitoring or 
reporting programs whenever certifying an environmental impact report or mitigated negative 
declaration.  This requirement facilitates implementation of all mitigation measures adopted through 
the California Environmental Quality Act (CEQA) process.   

The City of Merced has adopted its own “Mitigation Monitoring and Reporting Program” (MMC 
19.28).  The City’s program was developed in accordance with the advisory publication, Tracking 
CEQA Mitigation Measures, from the Governor’s Office of Planning and Research.   

As required by MMC 19.28.050, the following findings are made: 
1) The requirements of the adopted mitigation monitoring program for the General Plan

Amendment #19-03 and Site Utilization Plan Revision #3 to Planned Development #72 shall
run with the real property.  Successive owners, heirs, and assigns of this real property are
bound to comply with all of the requirements of the adopted program.

2) Prior to any lease, sale, transfer, or conveyance of any portion of the subject real property, the
applicant shall provide a copy of the adopted program to the prospective lessee, buyer,
transferee, or one to whom the conveyance is made.

MITIGATION MONITORING PROCEDURES 
In most cases, mitigation measures can be monitored through the City’s construction plan 
approval/plan check process.  When the approved project plans and specifications, with mitigation 
measures, are submitted to the City Development Services Department, a copy of the monitoring 
checklist will be attached to the submittal.  The Mitigation Monitoring Checklist will be filled out 
upon project approval with mitigation measures required.  As project plans and specifications are 
checked, compliance with each mitigation measure can be reviewed. 

In instances where mitigation requires on-going monitoring, the Mitigation Monitoring Checklist will 
be used until monitoring is no longer necessary.  The Development Services Department will be 
required to file periodic reports on how the implementation of various mitigation measures is 
progressing or is being maintained.  Department staff may be required to conduct periodic inspections 
to assure compliance.  In some instances, outside agencies and/or consultants may be required to 
conduct necessary periodic inspections as part of the mitigation monitoring program.  Fees may be 
imposed per MMC 19.28.070 for the cost of implementing the monitoring program. 

EXHIBIT C
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GENERAL PLAN MITIGATION MEASURES 
As a second tier environmental document, Initial Study #19-28 incorporates some mitigation 
measures adopted as part of the Merced Vision 2030 General Plan Program Environmental Impact 
Report (SCH# 2008071069), as mitigation for potential impacts of the Project.   

NONCOMPLIANCE COMPLAINTS 
Any person or agency may file a complaint asserting noncompliance with the mitigation measures 
associated with the project.  The complaint shall be directed to the Director of Development Services 
in written form providing specific information on the asserted violation.  The Director of 
Development Services shall cause an investigation and determine the validity of the complaint.  If 
noncompliance with a mitigation measure has occurred, the Director of Development Services shall 
cause appropriate actions to remedy any violation.  The complainant shall receive written 
confirmation indicating the results of the investigation or the final action corresponding to the 
particular noncompliance issue.  Merced Municipal Code (MMC) Sections 19.28.080 and 19.28.090 
outline the criminal penalties and civil and administrative remedies which may be incurred in the 
event of noncompliance.  MMC 19.28.100 spells out the appeals procedures. 

MONITORING MATRIX 
The following pages provide a series of tables identifying the mitigation measures proposed 
specifically for General Plan Amendment #19-03 and Site Utilization Plan Revision #3 to 
Planned Development #72.  The columns within the tables are defined as follows: 
Mitigation Measure: Describes the Mitigation Measure (referenced by number). 
Timing: Identifies at what point in time or phase of the project that the mitigation 

measure will be completed. 
Agency/Department This column references any public agency or City department with 
Consultation:  which coordination is required to satisfy the identified mitigation 

measure. 
Verification: These columns will be initialed and dated by the individual designated 

to verify adherence to the project specific mitigation. 
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General Plan Amendment #19-02/Site Utilization Plan Revision #3 to Planned Development #72 
Mitigation Monitoring Checklist 

Project Name:__________________________________________________ File Number:____________________________________________________ 
Approval Date:_________________________________________________ Project Location  
Brief Project Description __________________________________________  

The following environmental mitigation measures were incorporated into the Conditions of Approval for this project in order to mitigate 
identified environmental impacts to a level of insignificance.  A completed and signed checklist for each mitigation measure indicates 
that this mitigation measure has been complied with and implemented, and fulfills the City of Merced’s Mitigation Monitoring 
Requirements (MMC 19.28) with respect to Assembly Bill 3180 (Public Resources Code Section 21081.6). 
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3) Air Quality

Impact Mitigation Measures Timing 
Agency or 

Department 
City Verification 
(date and initials) 

c 

AIR-1) Consistent with SJVAPCD Regulation VIII (Fugitive 
PM10 Prohibitions), the following controls are required 
to be included as specifications for the proposed project 
and implemented at the construction site:  
-All disturbed areas, including storage piles, which are
not being actively utilized for construction purposes, shall
be effectively stabilized of dust emissions using water,
chemical stabilizer/suppressant, covered with a tarp or
other suitable cover or vegetative ground cover.
-All on-site unpaved roads and off-site unpaved access
roads shall be effectively stabilized of dust emissions
using water or chemical stabilizer/suppressant
-All land clearing, grubbing, scraping, excavation, land
leveling, grading, cut and fill, and demolition activities
shall be effectively controlled of fugitive dust emissions
utilizing application of water or by presoaking.
-When materials are transported off-site, all material shall
be covered, or effectively wetted to limit visible dust
emissions, and at least six inches of freeboard space from
the top of the container shall be maintained.
-All operations shall limit or expeditiously remove the
accumulation of mud or dirt from adjacent public streets
at the end of each workday.
(continued on next page) 
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Impact 
No. Mitigation Measures Timing 

Agency or 
Department 

City Verification 
(date and initials) 

c 

-The use of dry rotary brushes is expressly prohibited
except where preceded or accompanied by sufficient
wetting to limit the visible dust emissions. Use of blower
devices is expressly forbidden.
- Following the addition of materials to, or the removal of
materials from, the surface of out-door storage piles, said
piles shall be effectively stabilized of fugitive dust
emission utilizing sufficient water or chemical
stabilizer/suppressant.

Building Permits Planning 
Department 

c 

AIR-2) The project contractor shall ensure all off-road diesel-
powered construction equipment of 50 horsepower or 
more used for the project meet the California Air 
Resources Board (CARB) Tier 2 with a Level 3 Diesel 
Particulate Filter emissions standards or equivalent.  

Building Permits Planning 
Department 
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4) Biological Resources

Impact 
No. Mitigation Measures Timing 

Agency or 
Department 

City Verification 
(date and initials) 

a 

BIO-1) Impacts of the proposed project upon vegetation and 
wildlife habitat can be mitigated by preserving as many 
of the existing trees as possible (if any still exist) and 

incorporating them into the proposed project. The 
Cottonwood trees have the greatest wildlife habitat 

value, although they are generally less visually attractive 
and in poorer condition than either the Olive trees or the 

Eucalyptus trees. However, in spite of appearances, a 
Cottonwood, even in poor condition, provides good 

wildlife habitat. 
Impacts to wildlife habitat can also be reduced by using 

native plant materials in landscaping to the greatest 
extent possible. Native plant species provide the best 

wildlife habitat since native vegetation has co-evolved 
with the wildlife and affords food sources for which 

wildlife is best adapted. Native species cannot always be 
used to produce the desired form and floral 

characteristics, but some native species can usually be 
incorporated. 

Building Permits Planning 
Department 
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5) Cultural Resources

Impact 
No. Mitigation Measures Timing 

Agency or 
Department 

City Verification 
(date and initials) 

a 

CUL-1) If unknown pre‐contact or historic‐period archaeological 
materials are encountered during project activities, all 
work in the immediate vicinity of the find shall halt until 
a qualified archaeologist can evaluate the find and make 
recommendations.  
Cultural resources materials may include pre‐contact 
resources such as flaked and ground stone tools and 
debris, shell, bone, ceramics, and fire‐affected rock, as 
well as historic resources such as glass, metal, wood, 
brick, or structural remnants. If the qualified archaeologist 
determines that the discovery represents a potentially 
significant cultural resource, additional investigations 
shall be required to mitigate adverse impacts from project 
implementation. These additional studies may include, but 
are not limited to, recordation, archaeological excavation, 
or other forms of significance evaluations. 
 The applicant shall inform its contractor(s) of the 
sensitivity of the project site for archaeological deposits, 
and include the following directive in the appropriate 
contract documents:  

(continued on next page) 
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Impact 
No. Mitigation Measures Timing 

Agency or 
Department 

City Verification 
(date and initials) 

“The subsurface of the construction site is sensitive for 
archaeological deposits. If archaeological deposits are 
encountered during project subsurface construction, all 
ground‐disturbing activities within 25 feet shall be 
redirected and a qualified archaeologist shall assess the 
situation, consult with agencies as appropriate, and make 
recommendations for the treatment of the discovery. 
Project personnel shall not collect or move any 
archaeological materials. Archaeological deposits can 
include, but are not limited to, shellfish remains; bones, 
including human remains; and tools made from, obsidian, 
chert, and basalt; mortars and pestles; historical trash 
deposits containing glass, ceramics, and metal artifacts; 
and structural remains, including foundations and wells.” 
The City shall verify that the language has been included 
in the grading plans prior to issuance of a grading permit 
or other permitted project action that includes ground‐
disturbing activities on the project site. 

Building 
Permits 

Planning 
Department 
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Impact 
No. Mitigation Measures Timing 

Agency or  
Department 

City Verification 
(date and initials) 

c 

CUL-3)                    If human remains are identified during construction 
and cannot be preserved in place, the applicant 
shall fund: 1) the removal and documentation 
of the human remains from the project 
corridor by a qualified archaeologist meeting 
the Secretary of the Interior’s Professional 
Qualifications Standards for Archaeology; 2) 
the scientific analysis of the remains by a 
qualified archaeologist, should such analysis 
be permitted by the Native American Most 
Likely Descendant; and, 3) the reburial of the 
remains, as appropriate. All excavation, 
analysis, and reburial of Native American 
human remains shall be done in consultation 
with the Native American Most Likely 
Descendant, as identified by the California 
Native American Heritage Commission. 

 Building Permits 
Planning 

Department  
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6) Energy

a 

ENE-1) The applicant shall comply with all applicable California 
Energy Code, AB 341, and San Joaquin Valley Air 
Pollution Control District rules and regulations regulating 
energy efficiency and waste. Building Permits 

Building 
Department 

b ENE-2) Implementation of Mitigation Measure ENE-1. Building Permits 
Building 

Department 

7) Geology and Soils

Impact 
No. Mitigation Measures Timing 

Agency or 
Department 

City Verification 
(date and initials) 

b 
GEO-1) The project shall comply with all requirements of the State 

Water Resources Board (SWRCB) and obtain a General 
Construction Activity Stormwater Permit. 

Building/ 
Encroachment 

Permits 
Engineering 
Department 

b 

GEO-2) The project shall comply with all applicable mitigation 
measures for Expanded Initial Study #02-27 for General 
Plan Amendment #02-02 and Annexation/Pre-Zoning 
Application #02-02. 

Building/ 
Encroachment 

Permits 
Engineering 
Department 
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8) Hydrology and Water Quality

a 

HYDRO‐1) To minimize any potential short‐term water quality 
effects from project‐related construction activities, 
the project contractor shall implement Best 
Management Practices (BMPs) in conformance with 
the California Storm Water Best Management 
Practice Handbook for Construction Activity. In 
addition, the proposed project shall be in compliance 
with existing regulatory requirements, including the 
Water Pollution Control Preparation (WPCP) 
Manual. In addition, implementation of a Storm 
Water Pollution Prevention Plan (SWPPP) would be 
required under the National Pollutant Discharge 
Elimination System (NPDES) to regulate water 
quality associated with construction activities. 

Building/ 
Encroachment 

Permits 

Engineering 
Department 
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Impact 
No. Mitigation Measures Timing 

Agency or 
Department 

City Verification 
(date and initials) 

a 

HYDRO-2 If any storm drainage from the site is to drain into 
MID facilities, the developer shall first enter into a 
“Storm Drainage Agreement” with MID and pay all 
applicable fees.   

Building/ 
Encroachment 

Permits 

Engineering 
Department 

a HYDRO-3) To reduce the potential for degradation of surface 
water quality during project operation, a SWPPP shall 
be prepared for the proposed project. The SWPPP 
shall describe specific programs to minimize 
stormwater pollution resulting from the proposed 
project.  Specifically, the SWPPP shall identify and 
describe source control measures, treatment controls, 
and BMP maintenance requirements to ensure that the 
project complies with post‐construction stormwater 
management requirements of the RWQCB. 

Building/ 
Encroachment 

Permits 

Engineering 
Department 

c HYDRO-4 Prior to issuance of a building permit or as required 
by the City Engineer, the developer shall demonstrate 
to the City that storm drainage facilities are adequate 
to meet the Project demands and that improvements 
are consistent with the City Standards and the City’s 
Storm Drain Master Plan.  

Building/ 
Encroachment 

Permits 

Engineering 
Department 
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13) Noise
Impact 

No. Mitigation Measures Timing 
Agency or 

Department 
City Verification 
(date and initials) 

a 

NOI-1) To reduce potential construction noise impacts, the 
following multi‐part mitigation measure shall be 
implemented for the project: 
• The construction contractor shall ensure that all

internal combustion engine‐driven equipment is
equipped with mufflers that are in good condition and
appropriate for the equipment.

• The construction contractor shall locate stationary
noise‐generating equipment as far as feasible from
sensitive receptors when sensitive receptors adjoin or
are near a construction disturbance area. In addition,
the project contractor shall place such stationary
construction equipment so that emitted noise is
directed away from sensitive receptors nearest the
project site.

• The construction contractor shall prohibit
unnecessary idling of internal combustion engines
(i.e., idling in excess of 5 minutes is prohibited).

• The construction contractor shall locate, to the
maximum extent practical, on‐site equipment staging
areas so as to maximize the distance between
construction‐related noise sources and noise‐sensitive
receptors nearest the project site during all project
construction.
(continued on next page)

Building Permit Building 
Department 
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Impact 
No. Mitigation Measures Timing 

Agency or 
Department 

City Verification 
(date and initials) 

• The construction contractor shall limit all noise
producing construction activities, including deliveries
and warming up of equipment, to the hours of 7:00
a.m. to 7:00 p.m., Monday through Saturday. No such
work shall be permitted on Sundays or federal
holidays without prior approval from the City.

Building Permit Planning  
Department 

17) Transportation and Traffic

a, c TRA-01  Project Driveway 1 shall have a minimum throat depth of 
150 feet before any vehicular openings to the north. 

Building Permit Planning/ 
Engineering 
Department 
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17)  Transportation and Traffic 
Impact 

No. Mitigation Measures Timing 
Agency or  

Department 
City Verification 
(date and initials) 

a, c 
TRA-01  Project Driveway 1 shall have a minimum throat 

depth of 150 feet before any vehicular openings to the 
north.  

Building Permit Planning/ 
Engineering 
Department 

 

a, c 

TRA-02 The Project shall implement a walkway along its 
frontage to Sandpiper Avenue and complete the 
walkway along its frontage to G Street. Based on the 
implementation progress of the project, the timing of 
these improvements shall be at the discretion of the 
City Engineer. 

Building Permit Planning/ 
Engineering 
Department 

 

a, c 

TRA-03 The Project shall implement a Class II Bike Lane 
along its frontage to G Street. Based on the 
implementation progress of the project, the timing of 
this improvement shall be at the discretion of the City 
Engineer. 

Building Permit Planning/ 
Engineering 
Department 

 

a, c 
TRA-04 The intersection of G Street and Project Driveway 1 

shall be signalized with protective left-turn phasing in 
all directions. 

Building Permit Planning/ 
Engineering 
Department  
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a, c 

TRA-05 The The intersection of Sandpiper Avenue and Mercy 
Avenue shall be modified as an All-Way Stop with the 
following details: 
o Stripe a westbound left-turn lane; 
o Modify the westbound left-through-right lane to a 

through-right lane; 
o Stripe a northbound left-turn; 
o Modify the northbound left-through-right lane to 

a through-right lane; and 
o Implement an all-way stop control. 
o Based on the implementation progress of the 

project, the timing of these improvements shall be 
at the discretion of the City Engineer. 

 

Building Permit 
Planning/ 

Engineering 
Department 

 

a, c 

TRA-06 The intersection of G Street and Yosemite Avenue 
shall have a second southbound left-turn lane added, 
the traffic signal shall be modified to implement 
overlap phasing of the northbound right-turn with the 
westbound left-turn phase, and westbound to 
eastbound U-turns shall be prohibited. Prior to 
implementation of this measure, design details and 
timing are to be approved by the City Engineer. 

Building Permit 
Planning/ 

Engineering 
Department 
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a, c 

TRA-07 The intersection of Paulson Road and Yosemite 
Avenue shall have an eastbound through-right lane 
with a receiving lane east of Paulson Road added. 
Prior to implementation of this measure, design 
details and timing are to be approved by the City 
Engineer. 

Building Permit 
Planning/ 

Engineering 
Department 

 
 
 
Certificate of Completion: 
By signing below, the environmental coordinator confirms that the required mitigation measures have been implemented as evidenced 
by the Schedule of Tasks and Sign-Off Checklist, and that all direct and indirect costs have been paid. This act constitutes the issuance 
of a Certificate of Completion. 
 
______________________________________        ________________ 
Environmental Coordinator      Date 
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What a year it has been! Please stop by to hear about this  
year’s legislative accomplishments and to share your thoughts 

about the community. 

Thursday December 19
4 – 6 pm

690 West 16th Street, Merced

We will be collecting new, unwrapped gifts for older kids and teens served by  
St. Vincent de Paul - Planada’s annual “Christmas Cherished Memories” event. 

This is optional but appreciated.

ASSEMBLYMEMBER  
ADAM GRAY

 invites you to a

OPEN HOUSE
I N  M E R C E D

RSVP:  (209) 726-5465  |  bit.ly/GrayHolidayOpen2019

Holiday
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Inspection Services CI 

For the period of November 4th through November 17th, 2019, there were 14 New Single Family 

Dwelling Permits Issued.  

The running total of New Single Family Dwellings in Plan Review is 223.  

Multi Family Permits in review:  

Gateway Terrace Apartments located at 405 W 12th St, 1 Office/Lounge and 6, 2 story Apartments; 2 

buildings have 16 units, 3 buildings have 30 units, and 1 building has 4 units.  

Yosemite at Lake Apartments located at 2850 E. Yosemite Ave.; 15- 27,276 SF 3-story apartment 

buildings each with 15 units, and a 1,200 SF maintenance building.  

Compass Pointe phase II: 128 units in 16, 8-plex buildings plus a clubhouse. 

There were 0 multi-family permits issued during this period. 

(No change since last report) 

  

There were 0 new construction commercial permits issued during this period. 

There were 4 new tenant improvement permits issued during this period; one for a suite split into 3 

tenant spaces at 3150 G St., one to remove dentist office equipment and covert the space to regular 

offices at 552 W 26th St., one for ballistic upgrades at MCAG located at 369 W 18th St., and one for a 

general remodel for the doctor’s office located at 3329 G St Ste B.   

 

There were 0 new commercial submittals during this period. 

There were 3 new tenant improvement submittals during this period; one for the infill of an existing 

conveyor trench and equipment foundations for Greif Containers Inc. located at 2400 Cooper Ave., one 

for a restaurant tenant improvements for Burgerim located at 427 W. Main St., and one for renovations 

at the Pacific Breeze Motel located at 951 Motel Dr. 

  

There were 4 CofOs issued for this period; one for a recording studio at 919 W 16th St., one for a building 

façade for Planet Fitness located at 3155 R St., one for ADA upgrades at MERCO located at 1911 M St., 

and one for the 2 story medical office building located at 3940 Sandpiper Ave. 
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Inspection Services CI 

For the period of November 18th through December 1st, 2019, there were 20 New Single Family 

Dwelling Permits Issued.  

The running total of New Single Family Dwellings in Plan Review is 491.  

Multi Family Permits in review:  

Gateway Terrace Apartments located at 405 W 12th St, 1 Office/Lounge and 6, 2 story Apartments; 2 

buildings have 16 units, 3 buildings have 30 units, and 1 building has 4 units.  

Yosemite at Lake Apartments located at 2850 E. Yosemite Ave.; 15- 27,276 SF 3-story apartment 

buildings each with 15 units, and a 1,200 SF maintenance building.  

Compass Pointe phase II: 128 units in 16, 8-plex buildings plus a clubhouse. 

There were 0 multi-family permits issued during this period. 

(No change since last report) 

  

There were 0 new construction commercial permits issued during this period. 

There were 0 new tenant improvement permits issued during this period. 

  

There was 1 new commercial submittal during this period; for a new 11,270 SF metal building for 

Fineline Industries located at 485 Grogan Ave. 

There were 3 new tenant improvement submittals during this period; one for interior finish 

modernization and accessible restroom construction for Jessie’s Market located at 110 E. 13th St., one 

for restrooms and general tenant improvements to the shell building in preparation for future tenant 

improvements for Xfinity to be located at 3116 R St., and one for general shell improvements for future 

tenants located at 627 & 629 W. Main St. 

 

There was 1 CofO issued for this period; for a 7,200 SF metal building for Fineline Industries located at 

2043 Grogan Ave. 
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For Immediate Release          
 
November 26, 2019 
 
Mary-Michal Rawling, MPA 
Public Affairs Manager 
(209) 723-3153 x 119 
mary-michal.rawling@mcagov.org  

 
Federal Grant Funds Electric Vehicles for The Bus and YARTS Fleets 

 
MERCED – Two large grant awards from the Federal Transit Administration (FTA) will allow two 
Merced County transit agencies to soon add several battery-electric buses to their fleets.  The Transit 
Joint Powers Authority of Merced County, known as The Bus, was awarded $2 million for the 
purchase of five buses and their corresponding charging depots that will be installed at its 
maintenance and operations center in Merced.   
 
The Bus’s five new vehicles will be added to existing routes in 2021. This is the second grant that will 
help the Agency meet state regulations to purchase electric buses years ahead of the deadline.  This 
summer, the City of Merced received a grant from California’s Strategic Growth Council that included 
money to purchase The Bus’s first electric vehicle to serve a new affordable housing complex. 
 
“The Bus not only provides an important service by connecting residents throughout Merced County 
to health care, employment and other vital services, but it is also part of our region’s collective effort 
to reduce greenhouse gas emissions and improve local air quality,” said Stacie Guzman, Executive 
Director of Merced County Association of Governments. “Now, thanks to this federal investment, The 
Bus will begin the transition to a zero-emission fleet.” 
 
The Yosemite Area Regional Transportation System (YARTS) which provides year-round transit 
service between Merced and Yosemite National Park was also awarded $4.3 million through the 
same FTA grant program.  These monies will be used to purchase six battery-electric coaches for the 
Agency’s aging fleet.  The zero-emission vehicles will operate on YARTS routes both into and within 
Yosemite by the end of 2020, making YARTS the first public transit agency in the country to utilize 
battery-operated vehicles for service into a National Park. 
 
“This is great news for Merced County residents and visitors to Yosemite,” said Congressman Jim 
Costa. “These buses will not only help improve air quality in the Valley, but will also expand access 
into and around the Park by alleviating congested roads, allowing visitors of all abilities to experience 
the beauty of this national treasure.” 
 
Funding for the electric buses was made through the FTA Bus and Bus Facilities grant program; the 
full award announcement can be found here:  https://www.transit.dot.gov/about/news/us-
transportation-secretary-elaine-l-chao-announces-423-million-grants-nationwide. 
 
All bus schedules and hours of operation can be found at www.mercedthebus.com or by calling The 
Bus at (209) 723-3100.  Real-time information regarding bus locations, services and arrival times can 
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be found at www.thebuslive.com or by downloading ‘The Bus Live’ app on your smart phone for free.  
All buses are equipped with bike racks and are wheelchair accessible.  Seniors, Veterans and ADA 
eligible passengers can ride all fixed route service for free year-round with qualifying identification.  
Those wishing to see if they are eligible for the free fare should contact The Bus office to learn more. 
 
The Bus is the single public transportation service provider for all of Merced County and is 
administered by the Transit Joint Powers Authority for Merced County and managed by the Merced 
County Association of Governments (MCAG). For more information, please visit 
www.mercedthebus.com and www.mcagov.org.  
 
YARTS is a regional public transit service that provides a year-round alternative to driving to 
Yosemite.  YARTS schedules make connections with all intercity transportation providers in Merced: 
Amtrak, Greyhound and Boutique Air at the Merced Airport, and also connects to transit providers in 
Mono, Tuolumne and Fresno Counties during summer operations.  United Airlines also provides 
connection through its carriers to Fresno Yosemite International Airport and Mammoth Lakes 
Airport.  Park entrance fees are always included in any YARTS trip.  For more information about 
YARTS, ticket prices, or the seasonal schedules, please visit www.yarts.com or call (877) 989-2787. 
 
 

## 
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YARTS Wraps up 2019 Free Service                      
Days over Veterans Day Holiday 

MCAG seeking applications for                                  
the Citizens Advisory committee  

Yosemite Area Regional Transportation System 
(YARTS) honored our Veterans and their families by     
providing fare-free service to Yosemite National Park 
on Sunday, November 10 and Monday, November 11, 
2019. Over the two free days, YARTS transported over 
500 passengers to Yosemite.   

In 2017, YARTS received funding through the                   
Federal Lands Access Program for a three-year    
demonstration project to operate free buses to                        
Yosemite and the surrounding communities on all free 
National Park Service (NPS) gate days.  

The next free day will be Monday, January 20, 2020; 
schedules are posted online at www.yarts.com.                      
Reservations are not be accepted, service is always 
based on a first-come, first-served policy.  

MCAG is seeking individuals interested in applying for 
vacancies on its Citizens Advisory Committee. The                  
Citizens Advisory Committee (CAC) meets monthly at 
the MCAG administrative office in Merced and                          
functions as an advisory body to the MCAG Governing 
Board on issues related to transportation planning and 
public transit services in Merced County.  

CAC members are appointed to serve a four-year term. 
The 17-member committee is comprised of individuals 
from both the private and public sectors as well as 
from the community at large. Members must either 
live or work in Merced County. Currently, MCAG is 
seeking representatives on the CAC for the following 
categories:  

• Student  

• Small Business 

•     Water/Irrigation  

For more information about the Citizens Advisory  
Committee, including applications for membership, 
please visit www.mcagov.org/CAC or contact Joy 
Young at (209) 723-3153 x101 or 
joy.young@mcagov.org.   RWA Continues to offer free                                     

mattress recycling  

The Regional Waste Authority (RWA) in partnership 
with Mattress Recycling Council (MRC) continue to 
offer free mattress recycling to Merced County                        
residents.  

The MRC was formed by the mattress industry to                     
operate recycling programs (known as ‘bye bye 
mattress’) to enact mattress recycling laws in                                
California.  

This mattress recycling contract allows both the Billy 
Wright (Los Banos) and Highway 59 (Merced) landfills 
to accept mattresses for recycling. Residents can bring 
up to four mattresses to either of the landfill sites at 
no cost. Contractors and other commercial loads will                   
continue to be charged the $5 fee per mattress. For 
more information please visit: www.mcrwma.org  

The Bus Honored local veteran’s in The 
Merced Veteran’s Day Parade  

369 W. 18th Street, 
Merced, CA 95340 

(209)723-3153 
www.mcagov.org 
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December Meetings & Events: 

 

12/06     Citizens Advisory Committee Meeting,                 
        MCAG office, 8:30 am  

12/07    Highway 59 & Billy Wright landfills open   
    until 3:00 pm  

12/19     Governing Board meeting,       
    County Admin Bldg, 3:00 pm  

12/19     Holiday Open House, 5:00 pm - 7:00 pm, 
     MCAG office   

12/24 - 12/25 MCAG offices closed in observance 
     of Christmas  

12/28     Highway 59 & Billy Wright landfills open 
       until 3:00 pm   

12/31 - 1/1 MCAG offices closed in observance of  
       New Years  

For more information about these events, or if your 
City or community has public events you would like 
published in our newsletter, contact Eva Garibay at: 
eva.garibay@mcagov.org  

To receive text and/or email notifications from MCAG 
related to public meetings, traffic alerts, RFP releases, 
job opportunities, and more, visit www.mcagov.org  and 
click on the “Notify Me” icon. You can also follow us on 
Twitter, Facebook,                     
Instagram, LinkedIn and 
YouTube!  

STAY CONNECTED WITH US!  

Highway 59 Landfill 
7040 N Highway 59 
Merced, CA 95348 

Phone: 209-723-4481  
 

Monday - Friday:  
7:00 am - 3:30 pm 

Saturday: 8:00 am - Noon 
December 7, 2019                                    

(1st Saturday):  
8:00 am - 3:30 pm 

Billy Wright Landfill 
17173 S Billy Wright Road 

Los Banos, CA 95348 
Phone: 209-826-1163 

 
Monday - Friday:  

8:00 am - 3:30 pm 
Saturday: 8:00 am - Noon 

December 7, 2019                               
(1st Saturday):  

8:00 am - 3:30 pm 

The Merced County Regional 
Waste Authority Highway 59 
and Billy Wright landfills are 
open every Saturday from 
8:00 am to Noon. In addition, 
both landfill locations have 
extended hours until 3:30 pm 

during the first Saturday of the month and on any                    
Saturday following a closed holiday. For more                                  
information please visit:  www.mcrwma.org                 

MCAG will host their annual Holiday Open House, 
Thursday, December 19, 2019 from 5:00 pm - 7:00 pm 
at the MCAG office, 369 W. 18th Street, Merced. Join 
us as we enjoy good food and great company at this                  
family-friendly event! 

MCAG to host annual Open House  

CI PAGE | 76

mailto:eva.garibay@mcagov.org
http://WWW.MCAGOV.ORG
https://mcrwma.org/


Measure V, Merced County’s ½ cent transportation sales tax, 
was passed by Merced County voters with 71% approval in  
November 2016. In an effort to keep the community informed 
about this transformative measure, MCAG will feature monthly 
updates in this newsletter. For more information about                        
Measure V you can also visit www.mcagov.org/measureV . 

Over the past year, local jurisdictions have made steady                       
progress on Measure V projects around the County. The City     
of Los Banos, recently, kicked off their Measure V Pavement 
Treatment Project. The $1.6 million dollar project includes                   
two inches of overlay and repair to over 3.5 miles of                            
pavement on Overland Avenue, East B Street, San Luis Street,                     
Snowgoose Drive, Center Avenue, and Cardoza Road. The City 
is set to break ground on additional projects in the near future.  

HAVE YOU SPOTTED  
MEASURE V AT WORK  
IN MERCED COUNTY?  

 
Snap a picture and send it to                  

measurev@mcagov.org                                             
or tag us on Facebook, Instagram                      

and Twitter  

@mcag_merced                                                 
or use the hashtag  

#MeasureV_mcag 

December 2019—Update 

Contact: 

Mary-Michal Rawling, MPA, Public Affairs Manager 
(209) 723-3153 x 119 or mary-michal.rawling@mcagov.org 

Pavement Treatment on San Luis Street and Ward Road Pavement treatment on San Luis Street 
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Current Previous 2019 2018
Nov '19 Nov '18 YTD Total Grand Total

Personnel:
Recruitment(s) 3 4 52 61
New Hire(s) – Permanent 2 1 46 61
New Hire(s) – Temporary 2 4 54 59
Separations 11 2 72 48
Retired 0 0 8 11
Total Number of Employees 546 549
          Full Time 470 452
          Temporary 76 97

Insurance:
Government Claim (s) Filed 6 9 57 84
Subrogation Claim (s) Filed 0 0 35 50
Training - Workshops Offered 4 3 37 42

Support Services
November 2019 Monthly Report

1
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