NOTICE OF AVAILABILITY AND PUBLIC SCOPING MEETING ‘
DRAFT ENVIRONMENTAL IMPACT REPORT FOR THE | )
OLD DOMINION PROJECT MERCED

To all interested parties:

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).

PROJECT DESCRIPTION: 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. 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.

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 (0OS). 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 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

p— |
MERCED
il DENSITY/ COMMERCIAL/ RETAIL
PROPOSED LAND USE ACRES AVERAGE FLOOR AREA | MAXIMUM UNITS
AREA (SQUARE FEET)
RATIO
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.

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.

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.

PROJECT LOCATION: 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. 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. The project site includes five parcels (APNs 170-140-15, -21, -28,
-29, and -33) and comprise approximately 170.3 acres.



POTENTIAL ENVIRONMENTAL EFFECTS: An EIR will be prepared to address potential environmental impacts ‘
associated with the implementation of the proposed project. Potential key environmental considerations B

to be addressed in the EIR include: Aesthetics and Visual Resources, Agricultural Resources, Air Quality, MERCED

Biological Resources, Cultural Resources, Energy, Geology, Soils, and Seismicity, Greenhouse Gases and

Climate Change, Hazards and Hazardous Materials, Hydrology and Water Quality, Land Use and Planning, Noise, Population
and Housing, Public Services and Recreation, Transportation, Tribal Cultural Resources, Utilities and Service Systems, and
Wildfire. The Draft EIR will include a discussion of reasonable alternatives to the proposed project pursuant to CEQA
Guidelines Section 15126.6. The Draft EIR will also include an analysis of cumulative effects, as well as other required CEQA
sections.

NOTICE IS HEREBY FURTHER GIVEN that this Notice of Preparation (NOP) has been prepared in accordance with Section
15082 of the State CEQA Guidelines and will be circulated for a 30-day review period during which your comments and
suggestions regarding the scope of the Draft EIR are welcomed. The NOP comment period will extend
from December 17, 2025, through January 20, 2026. The NOP, which includes additional information regarding the
project including a regional location figure and conceptual site plan, is available for review during regular business hours

at: e City of Merced, Development Services Department, 678 West 18" Street, Merced, CA 95340.

e The document may be accessed online at: https://www.cityofmerced.gov/.

Your scoping comments must be sent at the earliest possible date, but no later than 5:00 p.m. on January 20, 2026.
Comments on the scope of the Draft EIR and questions regarding the proposed project and scoping meeting can be made
to:

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

NOTICE IS HEREBY FURTHER GIVEN that, pursuant to Section 21083.9 of the Public Resources Code, the City will hold a
public Scoping Meeting to obtain information regarding the content and scope of the EIR for this project. This scoping

meeting will be held in-person on Tuesday, January 6, 2026 at 5:30 p.m. at the Merced Civic Center — Samuel Pipes Room
(1% Floor), 678 West 18" Street, Merced, CA 95340.


https://www.cityofmerced.org/
mailto:lanj@cityofmerced.gov?subject=Old%20Dominion%20NOP%20Comment
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