NOTICE OF PREPARATION _i

OLD DOMINION ENVIRONMENTAL IMPACT REPORT MERCED
Date: December 17, 2025
To: State Clearinghouse

Responsible Agencies
Trustee Agencies
Merced County Clerk

Subject: Notice of Preparation of a Draft Environmental Impact Report (EIR) for the
Old Dominion Project

Lead Agency: City of Merced Planning Division
678 West 18™ Street
Merced, CA 95340
Contact: Jonnie Lan, AICP, Principal Planner

Project Title: Old Dominion
Project Applicant: David Marvulli, Marvulli, Inc.

NOTICE IS HEREBY GIVEN that the City of Merced (City), as the Lead Agency, has determined that the Old
Dominion project (proposed project) will require preparation of an Environmental Impact Report (EIR) in
compliance with the California Environmental Quality Act (CEQA). This Notice of Preparation (NOP) is
being distributed to applicable responsible agencies, trustee agencies, interested agencies, parties, and
organizations as required by CEQA. Interested agencies and parties are requested to comment on the
scope and content of the significant environmental issues, mitigation measures, and reasonable
alternatives to be explored in the Draft EIR. Information regarding the project description, project
location, public outreach process, and topics to be addressed in the Draft EIR is provided below.

Notice of Preparation 30-Day Comment Period

The City is soliciting comments from public agencies, organizations, and members of the public regarding
the scope and content of the EIR, and the environmental issues and alternatives to be addressed in the
EIR. Public agencies (responsible agencies and trustee agencies) may need to use the EIR when
considering permitting or other approvals that are germane to the agencies’ responsibilities in
connection with the proposed project. Comments as to the appropriate scope of analysis in the EIR are
invited from all interested parties.

The City requests that responsible agencies, trustee agencies, interested parties, and the Office of
Planning and Research respond in a manner consistent with section 15082(b) of the CEQA Guidelines.
Pursuant to Public Resources Code section 21080.4, responsible agencies, trustee agencies, and the
Office of Planning and Research must submit any comments in response to this notice no later than 30
days after receipt. In the event that the City does not receive a response from any responsible or trustee
agency by the end of the review period, the City may presume that the responsible agency or trustee
agency has no response to make (CEQA Guidelines section 15082(b)(2)). In accordance with the time
limits established by CEQA, the NOP public review period will begin on December 17, 2025 and end on
January 20, 2026.
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Written comments or questions concerning the EIR for the proposed project should be directed to
Jonnie Lan, AICP, Principal Planner (address below). Due to time limits mandated by state law, public
agencies and other interested parties must submit any written comments in response to this notice at
the earliest possible date, but not later than 5:00 p.m., January 20, 2026, to the address shown below
(postmarks are acceptable). If you wish to be placed on the notification list for this project, or if you
have any questions or need additional information, please contact Ms. Lan.

City of Merced Planning Division
Attn: Jonnie Lan, AICP, Principal Planner
678 West 18th Street, Merced, CA 95340

Phone: (209) 385-6858
Email: lanj@cityofmerced.gov

Public Scoping Meeting

In accordance with Public Resources Code section 21083.9 and section 15083 of the CEQA Guidelines,
The City will hold an in-person scoping meeting to: (1) inform the public and interested agencies about
the proposed project, and (2) solicit public comment on the scope of the environmental issues to be
addressed in the Draft EIR, as well as the range of alternatives to be evaluated. No action will be taken on
the project at the scoping meeting. The sole purpose of the scoping meeting is for interested parties to
be introduced to the project, to ask questions about the project, and to provide feedback regarding the
scope of what CEQA topics should be assessed in the Draft EIR. The scoping meeting is not an
appropriate time to provide comments on the merits of the project or provide testimony to support or
oppose the project. Interested parties are strongly encouraged to submit written comments via email or
letter.The date, time, and address of the scoping meeting is as follows:

Tuesday, January 6, 2026
5:30 pm
Merced Civic Center — Samuel Pipes Room (1% Floor)
678 West 18™ Street
Merced, CA 95340

Project Location

The City is located in the Central Valley region of Northern California, along the Highway 99 freeway
corridor in Merced County, with the cities of Atwater located approximately nine miles to the north and
Chowchilla located approximately 20 miles to the south, as shown on Figure 1.

The Old Dominion project site is located in unincorporated Merced County, immediately north and east
of the City of Merced’s city limits. The site is at the northeastern corner of the Bellevue Road and G
Street intersection and is generally bounded by G Street to the west, Golf Road to the east, Farmland
Road to the north, and East Bellevue Road to the south, as shown on Figure 2. The project site is
surrounded by rural residential and agricultural uses to the north and east, agricultural uses to the south,
and residential uses and El Capitan High School to the west. The University of California, Merced (UC
Merced) campus lies farther east of the project site.
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The project site would be developed with urban uses and annexed to the City of Merced. The project site
includes five parcels (APNs 170-140-15, -21, -28, -29, and -33) and comprise approximately 170.3 acres.

The project site is within the Bellevue Community Plan (BCP) area, as shown on Figure 3 and Figure 4.
The plan describes a flexible vision for how unincorporated lands with county agricultural zoning can be
provided with an urban zone when annexed, and includes a policy framework for future master planning
efforts. The site is also located within the City of Merced’s Specific Urban Development Plan (SUDP) and
Sphere of Influence (SOI).

Proposed Project

The Old Dominion project (Old Dominion or proposed project) proposes an approximately 170.3-acre
development of mixed-use commercial and housing located along Bellevue Road, proximate to existing
housing and near the UC Merced campus. The proposed project would include up to 1,374 rural
residential, low-, medium-, and high-density residential units. Approximately 753,000 square feet (sf) of
commercial uses would be constructed. The Old Dominion project proposes land uses that would allow
for a wide variety of housing types, services and jobs, dining, retail, and leisure and recreation
opportunities with an emphasis on walkability and placemaking.

Land Uses and Pre-zoning

The project site is designated in the Merced County General Plan as Agricultural Residential (A-R) (see
Figure 5) and zoned in the County as Rural-Residential (R-R) (see Figure 6).

The project site is designated in the City of Merced’s General Plan as “Community Plan,” which has been
established in the form of the Bellevue Community Plan. The Bellevue Community Plan designates the
project site as “Rural Neighborhood Character,” “Single-Family Neighborhood Character,” “Gateway,”
“Neighborhood Character,” and “Flexible Mixed-Use Neighborhood Character.” The Bellevue Community
Plan intends to allow for a mix of uses ranging from multi-family residential to community retail to office.

The Bellevue Community Plan seeks to create a dynamic neighborhood master plan area, ensuring each
new increment of development is well-connected to existing and future adjacent development, while
responding to market conditions. The Old Dominion project proposes the development of a mixed-use
project with commercial, residential (low-, medium-, and high-density), and open space areas, as shown
on the Conceptual Site Plan (see Figure 7). The site plan concentrates denser development towards the
southwest corner of the project site within proximity to the Planned Development and Commercial
areas, and would generally decrease in density towards the northeast area of the project site as it meets
the existing rural residential developments nearby.

The project plans to designate the project site as Planned Development (PD), Commercial (C), High
Density Residential (HDR), Medium Density Residential (MDR), Low Density Residential (LDR), Rural
Residential (RR), and Open space/Park Reserve (OS). Although the project site has not been zoned by the
City of Merced, it is proposed to be pre-zoned Rural Residential (R-R), Low Density Residential (R-1), Low-
Medium Density Residential (R-2), High Density Residential (R-4), Neighborhood Commercial (C-N),
Planned Development (P-D), and Open Space/Park Reserve (P-OS). P-D zoning allows for a variety of
development types that carry out the objectives of the General Plan. Chapter 20.20.020 of the City’s
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Municipal Code provides the framework for development within the P-D zone. Pre-zoning in the Planned
Development zoning district would establish project specific development standards, architectural
guidelines, phasing, permitted uses, signage standards, landscaping, and off-street parking standards
consistent with the Merced Municipal Code (MMC), specifically Section 20.20.020.

If approved and annexed, the proposed project would be governed by the City of Merced General Plan,
City of Merced Zoning Ordinance, and Pre-Annexation Development Agreement (described below), and
not the County’s A-R designation or R-R zoning. Moreover, the Merced County Local Area Formation
Commission’s (LAFCo) decision would be based upon the proposed project’s pre-zoning and not the
County’s land use regulations.

Residential Uses

The Old Dominion project envisions providing a variety of residential types including traditional single-
family residential, low-medium density residential with single-family dwellings on smaller lots or multi-
family housing units, high density residential with multi-family housing units, and rural residential with
single-family dwellings on larger lots. The Planned Development land use allows site-specific standards
to be developed, including minimum and maximum residential densities and floor area ratios. The PD
land use is used to provide a flexible combining zone which can both help implement the General Plan
and achieve a higher standard or quality of development than typically found in conventional zones and
zoning regulations. Table 1 identifies the anticipated number of dwelling units on the project site.

TABLE 1: OLD DOMINION PROPOSED LAND USES

Maxinmum DENSITY/ COMMERCIAL/ RETAIL
PROPOSED LAND USE ACRES AVERAGE FLOOR AREA MAaximum UNITS
RATIO AREA (SQUARE FEET)
Planned Development 31.5 500 350,000
Low Density Residential 12.2 6 du/ac 73
Low-Medium Density Residential 25.1 12 du/ac 301
High Density Residential 12.2 36 du/ac 440
Rural Residential 20.4 3 du/ac 60
Commercial 18.5 0.50 FAR 403,000
Open Space/ Park Reserve 21.3 0.10 FAR
Roads and Existing Canal 29.1
TOTAL 170.3 1,374 753,000

SOURCE: NORTHSTAR ENGINEERING GROUP, INC. 2025

Residential density will generally be higher towards the southwest corner of the Project site within
proximity to the Planned Development and Commercial areas, and will generally decrease in density
towards the northeast area of the project as it meets the existing rural residential developments nearby.
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Neighborhood and Community Commercial Uses

The project would provide more than 753,000 sf of neighborhood and community commercial uses to an
area that currently lacks such services. These uses would be incorporated into mixed use buildings to
create a sense of place. Uses may include restaurants, shops, small groceries, etc.

Project Design Features

Bellevue Road is a key corridor in the city, and the Bellevue Community Plan calls for creating a distinct
gateway appearance through attractive building designs and associated landscaping. The Bellevue
Community Plan supports the siting of a Community Center at Bellevue Road east of G Street that could
function as the neighborhood center for rural residential neighborhoods to the north and east, for
mixed-density neighborhoods to the south of Bellevue Road, and for regional traffic traveling on the
Merced Loop Road. This larger center would have a more auto-oriented character than the other
Neighborhood Center types. The land uses and design aspects of the north and south corners of
Bellevue Road and G Street could take on a more regional nature as juxtaposed to the community
serving and local transit character established for much of the planning area.

Signage

Signage on the Old Dominion project site will seek to provide a cohesive character and identity.
Proposed signage may include monument signs, building signage for commercial/retail land uses (e.g.,
shopping center signage), wayfinding and directional signs.

Transportation/Circulation

The project site will be served by two major arterial roads, Bellevue Road and G Street. The site will also
develop collector streets to move people through the project site, and local streets to provide access to
individual parcels. Roadway designs would conform with City standards for roadway construction.

Utilities
The project site is not currently served by City of Merced infrastructure or services. Existing residential
units are served by individual wells and septic tanks. There are existing water and sewer lines in Bellevue

Road, but no existing storm drainage lines. The proposed project would develop utility infrastructure to
serve the proposed development.

Water lines would connect the project site to the existing 16-inch water line in Bellevue Road.
Connections from Bellevue Road to the project site are anticipated in Collectors A, B, and C.

The draft Merced Wastewater Collection System Master Plan Update (2025) anticipates “minor
improvements” along G Street along and north of the project site, including upsizing the existing pipe to
21 inches as part of the “G Street Extension 1” improvement. A 12-inch wastewater pipe in Farmland
Avenue would also undergo “minor improvements” and an 18- to 24-inch trunk line would be
constructed in Bellevue Road under the Master Plan Update. Connections would occur in internal
roadways proposed by the project, such as Collector A, B, and/or C.
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As described in the City of Merced Storm Drain Master Plan (2002), future improvements in the area of
the project site are planned: the project site would be served by a new 42-inch storm drain along
Bellevue Road from the west to G Street, a 60-inch pipe along G Street from north of the project site to
the project site, a 24-inch line on the project site connecting to the existing onsite canal, and a detention
basin and lift station to discharge into Fahrens Creek. The proposed project would connect to these
capital improvements anticipated under the Storm Drain Master Plan. Connections would occur in
internal roadways proposed by the project, such as Collector A, B, and/or C.

The proposed project would connect water, wastewater, and storm drainage infrastructure to existing
and proposed systems.

Site Development and Phasing

The project site is anticipated to be a walkable neighborhood, with buildings oriented toward the street.
Although the project remains in early design stages and final timing will depend on market conditions,
the Old Dominion project is currently anticipated to follow an overall build-out schedule of
approximately 10 to 12 years. The project is planned in four phases, with each phase expected to take 30
to 36 months to complete. Where possible, the phases may overlap to accelerate project completion.
Figure 8 and Table 2 identify the phases of development and the proposed land uses.

The Old Dominion project site is anticipated to build out in an orderly fashion, with development
beginning in the southwest corner of the site, and progressing cohesively toward the northeast corner of
the site.

Phase 1. 31.5-acre Planned Development area and 18.5 acres of Commercial, as well as associated
improvements along Bellevue Road and G Street.

Phase 2. 12.2-acre High Density Residential area and 15.1 acres of Low-Medium-Density Residential
area, and associated improvements on Collector streets internal to the project site.

Phase 3. 20.4-acre Rural Residential area, and 21.3-acre Open Space/Park Reserve, and associated
improvements on Collector streets internal to the project site.

Phase 4. Eastern-most part of the project site including the 10.0-acre Low-Medium-Density
Residential area and the 12.2-acre Low-Density Residential area, and associated improvements on
Golf Road and Collector streets internal to the project site.
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TABLE 2: OLD DOMINION PROJECT CONCEPTUAL PHASING PLAN (IN ACRES)

PROPOSED LAND USE ;‘c):;:': PHASE 1 PHASE 2 PHASE 3 PHASE 4
Planned Development 31.5 315
Low Density Residential 12.2 12.2
Low-Medium Density Residential 25.1 15.1 10.0
High Density Residential 12.2 12.2
Rural Residential 20.4 20.4
Commercial 18.5 18.5
Open Space/Park Reserve 21.3 21.3

SOURCE: NORTHSTAR ENGINEERING GROUP, INC. 2025

Entitlements and Actions

The Old Dominion project includes the following proposed entitlement applications to the City, requiring
Planning Commission review with final action by the City Council:

e Annexation approval and the annexation of the subject parcels by the City of Merced and
Merced County Local Agency Formation Commission;

e Pre-zoning of the project site;

e General Plan Amendment; and

e Pre-Annexation Development Agreement.

Following approval of the project, the City would submit an application to the Merced County Local Area
Formation Commission (LAFCo) to annex the project site from Merced County to the City of Merced.

Draft EIR Analysis

The City will prepare an EIR for the Old Dominion project. The EIR will be prepared in accordance with
CEQA, the CEQA Guidelines (Guidelines), relevant case law, and City procedures. No Initial Study will be
prepared pursuant to Section 15063(a) of the CEQA Guidelines.

The Draft EIR for the project will incorporate by reference applicable portions of the certified Merced
Vision 2030 General Plan Draft EIR.

The project level EIR will analyze potentially significant impacts associated with adoption and
implementation of the Old Dominion project. In particular, the EIR will focus on the project’s increased
development potential. The EIR will evaluate the full range of environmental issues contemplated under
CEQA and the CEQA Guidelines as set forth in CEQA Guidelines Appendix G, except for specific topics
identified below as having no impact. Where potentially significant or significant impacts are identified,
the EIR will discuss mitigation measures to address the impact. At this time, the City anticipates that EIR
sections will be organized in the following topical areas:
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e Aesthetics and Visual Resources e Hydrology and Water Quality
e Agricultural Resources e Land Use and Planning
e Air Quality e Noise
e Biological Resources e Population and Housing
e  Cultural and Tribal Cultural Resources e Public Services and Recreation
e Energy e Transportation and Circulation
e Geology, Soils, and Seismicity e Utilities and Service Systems
e Greenhouse Gases and Climate Change e Wildfire

e Hazards and Hazardous Materials

In addition to the potential environmental impacts noted above, the Draft EIR will evaluate potential
cumulative impacts and potential growth-inducing effects associated with project implementation. The
Draft EIR will also compare the impacts of the project to a range of reasonable alternatives, including a
No Project alternative, and will identify an environmentally superior alternative.

Environmental documentation for this project will be available for review at the City’s website:
https://www.cityofmerced.gov/.

Environmental Topics Scoped from Further Analysis

Forestry Resources

The EIR certified for the Merced Vision 2030 General Plan in 2012 concluded there would be no impacts
to forestry resources. No land zoned or used as forestry resources or timberland are in the city.
Therefore, no forestry impacts would occur as a result of implementing the project and this issue will not
be discussed in the EIR.

Mineral Resources

The EIR certified for the Merced Vision 2030 General Plan in 2012 concluded that the City of Merced
does not contain any mineral resources that require managed production, and minor aggregate
production occurs west and north of the city. As there are no mineral resources identified in the city, no
potential impacts on this type of resource could occur. Therefore, there would be no impact on mineral
resources, and this impact will not be discussed in the EIR.


https://www.cityofmerced.gov/
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DE Novo PLANNING GROUP aEEE

A LAND USE PLANNING, DESIGN, AND ENVIRONMENTAL FIRM










HIFARMLAND AVENUE BT s

\v& =

¥

L 3 : ~, PARK RESERVE
: __28:tAC

-
1
(

ln. |

5 'L',T )
ENTRY =R,

FEATURE

b - —Fa

B by
S e b ———

c"‘|

'm:_: 41;‘- ; - »

g ea uli

ﬂ 0 250 500
Feet

OLD DOMINION PROJECT

= Project Boundary - High Density Residential (HDR) MERCED, CALIFORNIA
Rural Residential (RR) - Planned Development (PD) . .
Low Density Residential (LDR) - Commercial (C) Flgure 7. Conceptual Site Plan
- Medium Density Residential (MDR) - Open Space/Park Reserve (OS)

DE NOvO PLANNING GROUP CEEEE

A LAND USE PLANNING, DESIGN, AND ENVIRONMENTAL FIRM

Source: North Star Engineering, Inc, Pre-Application for Old Dominion, January 2025. Map date: October 14, 2025.



_ JI{FARMLAND AVENUE S 8~ &

ROAD

(HILLCREST |

—— e ——
- e e e

¥ ¥l
"4

PROJECT =
BOUNDARY

(COLLECTOREL,

G STREET R

.

ENTRY—

OPEN SPACE/
PARK RESERVE

- PHASE 4

LDR
122+ AC

= (L

e -

!
‘——ﬁ—g?}“_' . G
l.lr- b L
] 1
| __-".‘ w
5 e =
1 8
2 1
; ~

]
|
|
|
|
1
I

'—‘—_~~‘-T
|
|
|
|
|
|
I
1
g,

FEATURE
v ol BELLEVUE ROAD]
ﬂ 0 250 500
[ s s
~ Feet

High Density Residential (HDR)
- Planned Development (PD)

- Commercial (C)

- Open Space/Park Reserve (OS)

= Phases

Rural Residential (RR)
Low Density Residential (LDR)
Medium Density Residential (MDR)

Source: North Star Engineering, Inc, Pre-Application for Old Dominion, January 2025. Map date: October 6, 2025.

OLD DOMINION PROJECT
MERCED, CALIFORNIA

Figure 8. Phasing Plan

DE Novo PLANNING GROUP EEEE

A LAND USE PLANNING, DESIGN, AND ENVIRONMENTAL FIRM



	Table 1: Old Dominion Proposed Land Uses
	Maximum Density / Average Floor Area Ratio
	Commercial/Retail Area (square feet)
	Maximum Units
	Acres
	Proposed Land Use
	Table 2: Old Dominion Project Conceptual Phasing Plan (in Acres)
	Total Acres
	Phase 4
	Phase 3
	Phase 2
	Phase 1
	Proposed Land Use



