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Date: August 31, 2026 

To: State Clearinghouse 
Responsible Agencies 
Trustee Agencies 
Merced County Clerk 

Subject: Notice of Preparation of a Draft Environmental Impact Report (EIR) for the  
Yosemite Lake Estates Project 

Lead Agency: City of Merced Planning Division 
678 West 18th Street 
Merced, CA 95340 
Contact: Sam Rashe, Planning Manager 

Project Title: Yosemite Lake Estates 

Project Applicant: MCYL 1, LLC.  
10561 W Highway 140  
Atwater, CA 95301 

NOTICE IS HEREBY GIVEN that the City of Merced (City), as the Lead Agency, has determined that the 
Yosemite Lake Estates 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 Governor’s Office 
of Land Use and Climate Innovation 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 Governor’s Office of Land Use and Climate Innovation must submit any comments in response to 
this notice no later than 30 days after receipt. If 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 
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time limits established by CEQA, the NOP public review period will begin on August 31, 2026 and end on 
September 30, 2026. 

Written comments or questions concerning the EIR for the proposed project should be directed to Sam 
Rashe, Planning Manager (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 as soon as 
possible, but not later than 5:00 p.m., September 30, 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 Mr. Rashe. 

City of Merced Planning Division 
Attn: Sam Rashe, Planning Manager 

678 West 18th Street, Merced, CA 95340 
Phone: (209) 385-6858 

Email: RasheS@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: 

Wednesday, September 9, 2026 
6:00 pm 

Merced Civic Center – Samuel Pipes Room (1st Floor) 
678 West 18th Street 
Merced, CA 95340 

Project Location 

The City is 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 Yosemite Lake Estates project site is in unincorporated Merced County, to the northeast of the City of 
Merced’s city limits. All but approximately 150 acres of the project site are within the City’s Sphere of 
Influence (SOI). The site is largely at the northeastern corner of the G Street and Old Lake Road 
intersection, as shown on Figure 2. The project site is surrounded by rural residential and agricultural uses 
to the north, east, and west. The University of California, Merced (UC Merced) campus lies to the south of 
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the project site, and agricultural uses are farther to the southeast. The land to the north is held by the 
Cyril Smith Trust. This 3,000-acre area has been historically used for cattle grazing and is under a 
conservation easement to continue this land use for habitat protection and visual open space. Lake 
Yosemite and the Cyril Smith Trust flank the entire east boundary. Old Lake Road bounds the site on the 
south, Lake Yosemite is to east, G Street and farmland is to the west, and Merced Golf and Country Club 
borders the south/center portion of the project area. Additionally, an area bound by G Street to the east, 
an imaginary extension of Old Lake Road to the south, and farmland to the west and north would be part 
of the project site. 

The project site is 1,173.73 acres and is comprised of 21 Assessor Parcel Numbers (APNs), as shown in 
Table 1 and Figure 3. The annexation boundary encompasses all 21 parcels. 

TABLE 1: APN AND ACREAGES 
APN ACREAGE 

170-100-018 15.77 
170-100-015 7.17 
170-100-014 40.22 
170-100-016 9.89 
170-100-011 16.97 
170-100-013 19.11 
170-100-012 18.24 
170-100-009 18.95 
170-100-010 18.79 
170-100-021 48.02 
170-100-022 64.88 
170-100-023 58.49 
170-100-024 8.55 
170-230-001 18.33 
170-100-020 98.62 
170-230-003 14.69 
170-230-002 39.14 
170-180-003 123.71 
170-180-001 302.61 
170-180-002 80.77 
170-100-002 150.81 

Total 1,173.73 
SOURCE: MID-VALLEY ENGINEERING, 2022, 2026. 

Entitlement Background 

The Yosemite Lake Estates area has had a series of residential entitlement actions that date back to the 
early 1960s: 

1963 Merced County approved a zone change to single family residential (R-1) 
1981 Merced County approved rezoning back to agricultural (A-2) 
1992 Merced County approved guidelines package for Yosemite Lake Estates (YLE) Specific 

Urban Development Plan (SUDP) 
1994 Initial plan withdrawn 
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2004 Merced County approved General Plan Amendment (GPA03-006) designating the site as 
Specific Urban Development Plan (SUDP) study area (EIR approved and certified for this 
Application) 

2012 Merced County approved Guidance Package to expand boundary plus alternative 
connection to G Street 

2016 Draft Yosemite Lake Village Community Plan and Draft Environmental Impact Report 
prepared but not approved or certified; some biological studies completed and 
coordination with applicable regulatory agencies commenced 

2020 City of Merced Annexation Survey of voters completed 
2021 City of Merced Pre-annexation application submitted 

There are numerous other planning approvals that have been acted on in the past and impact the City of 
Merced review of the application. These approvals include the 2030 General Plan, the UC Merced and 
University Community Specific Urban Development Plan, the Bellevue Corridor Community Plan, and the 
University Vista Pre-annexation Application.  

Yosemite Lake Estates Planning Areas 

The 2021 Pre-annexation application divided the project site into six Planning Areas, each of which are 
described below (see Figure 4):  

Planning Area A is a 383.38-acre area designated as OS. This Area has a Permanent Habitat 
Protection Conservation Easement over the entire parcel under an agreement with the California 
Department of Fish & Wildlife (CDFW) and the U.S. Army Corps of Engineers (USACE). This area is 
bounded by Yosemite Lake to the south and east, the Merced Irrigation District (MID) 
Crocker/Huffman Main Canal to the west (and then by Planning Area B), and the Cyril Smith Trust 
lands to the north. The 3,000-acre Smith Trust land is under a permanent conservation easement 
to preserve the area in habitat and open space. Planning Area A land uses include a significant 
area of wildlife habitat, preserves historic view shed, and provides for a ground water recharge 
area for the City of Merced. This land use is an extension of existing open space habitat 
conservation lands to the north and east.  

Planning Area B is a 189.73-acre area that would be designated primarily as LD (R-1-6) and LMD 
(R-2), with a 9.5-acre Neighborhood Commercial (CN) site. The area is bounded by Planning Area 
A to the east, the Cyril Smith Trust lands to the north, existing Old Lake Road with fronting rural 
residential housing to the south, and the existing Merced Golf and Country Club to the west 
(Planning Area C). Planning Area B will provide a mix of residential housing products and may 
include age-targeted housing. This area will provide a mix of single-family residential lots ranging 
from 60’x100’, 65’x100’, and 70’x110’ in the LD/R-1-6 zone, and 50’x90’, and 50’x100’ in the 
LMD/R-2 zone. A 9.5-acre CN site is anticipated to serve as a Community Center that will offer a 
new entry feature into the Merced Golf and Country Club providing a link between the planning 
area and the country club. The CN site is expected to support uses such as a restaurant, health 
club, professional offices, and/or specialty retail commercial uses. The LMD zone is established in 
the central part of this Planning Area, while a strip of the LD/R1-6 lots is designed along the north 
and south boundary of the Planning Area. This design allows a buffer and transitional density from 
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the existing residences located just south of Old Lake Road. A landscaped trail would also be 
provided along the north side of Old Lake Road to further separate and buffer the existing homes 
from the new development.  

Planning Area C is a 113.31-acre parcel currently owned and operated by the Merced Golf and 
Country Club. The Golf and Country Club was established in 1926 as an 18-hole golf course with a 
full-service lounge and restaurant, banquet and private party accommodations, pool area, locker 
rooms, storage facilities, cart leasing options, and a fully stocked, member-owned golf shop. The 
golf course is bounded by Planning Area B and existing Golf Road on the east, Planning Areas D 
and E on the west, and existing rural residential single-family homes on the south. The Golf Course 
provides a major recreational use, visual open space, and dining and entertainment facilities to 
members and the public. 

Planning Area D is a 161.11-acre area that would be designated primarily as LD (R-1-6), LMD (R-
2), and HMD (R-3-2). The area is bounded by Planning Area B to the east, the Merced Golf and 
Country Club (Planning Area C) to the southwest, Planning Area E to the south, G Street to the 
west, and Cyril Smith Trust lands to the north. This area will provide a mix of single-family and 
multi-family residential lots ranging from 60’x100’, 65’x100’, and 70’x110’ in the LD/R-1-6 zone, 
and 50’x90’, 50’x100’, 40’x80’, and 45’x85’ in the LMD/R-2 zone, and 30’x70’ or 30’x75’ or 35’x70’ 
in the HMD/R-3-2 zone. The HMD zone is established along G Street, the LMD zone is established 
in the central part of this Planning Area, and the LD zone is along the northern boundary and 
fronting the Merced Golf and Country Club to allow for a buffer and transitional density from the 
existing golf course facility. 

Planning Area E is a 175.39-acre area that would be designated primarily as LD (R-1-6), LMD (R-2), 
and HMD (R-3-2). The area is bounded by Planning Area D on the north, Merced Golf and Country 
Club (Planning Area C) on the east, Old Lake Road fronted by two undeveloped parcels on the 
south, and G Street (then Planning Area F) on the west. This area will provide a mix of single-family 
and multi-family residential lots ranging from 60’x100’, 65’x100’, and 70’x110’ in the LD/R-1-6 
zone, and 50’x90’, 50’x100’, 40’x80’, and 45’x85’ in the LMD/R-2 zone, and 30’x70’ or 30’x75’ or 
35’x70’ in the HMD/R-3-2 zone. The HMD and LMD zones are established along G Street. 
Additional LMD zones are established in the central part of this Planning Area, and the LD zone is 
along the southern boundary and fronting the Old Lake Road to allow for a buffer and transitional 
density from properties to the south. 

Planning Area F is a 150.81-acre area that would be designated primarily as Low Density 
Residential (LD/R-1-6) and High-Medium Density Residential (HMD/R-3-2), with Open Space-
Park/Recreation (OS-PK/P-OS). The area is bounded by G Street and Planning Area E to the east, 
an imaginary westerly extension of Old Lake Road to the south, an imaginary northerly extension 
of M Street to the west, and active farmland to the north. This area will provide a mix of single-
family and multi-family residential lots. The Low Density Residential (LD/R-1-6) zone would consist 
of approximately 116.4 acres of low-density, single-family housing with 60’x100’ lots at an average 
density of 4.5 dwelling units per acre (du/acre). The High Medium Density Residential (HMD/R-3-
2) zone would consist of approximately 23.5 acres in the southeast portion of the area, along G 
Street and Fahrens Creek, with 30’x70’ and 30’x75’ lots at an average density of 15 du/acre. 
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Figure 9. Proposed Zoning

YOSEMITE LAKE ESTATES
MERCED, CALIFORNIA

Sources: MVE Inc., 2-27-2026; Merced County.
Map date: August 26, 2026.
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Figure 10. Proposed Circulation Plan
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Figure 11. Typical Street Cross-Sec ons

YOSEMITE LAKE ESTATES
MERCED, CALIFORNIA

Sources: MVE Inc., 2-27-2026; Merced County.
Map date: August 26, 2026.
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Figure 12. Open Ended Cul-de-Sac and Roundabout Examples

YOSEMITE LAKE ESTATES
MERCED, CALIFORNIA

Sources: MVE Inc., 2-27-2026; Merced County.
Map date: August 26, 2026.
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Figure 14. Conceptual Wastewater Plan

YOSEMITE LAKE ESTATES
MERCED, CALIFORNIA

Sources: MVE Inc., 2-27-2026; Merced County.
Map date: August 26, 2026.
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Figure 15. Conceptual Storm Drainage Plan

YOSEMITE LAKE ESTATES
MERCED, CALIFORNIA

Sources: MVE Inc., 2-27-2026; Merced County.
Map date: August 26, 2026.
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BASIN NOTES

1. Basins have been depicted as detention basins for a
    50-year, 24-hour event per City of Merced standards.

2. Basins are considered dual use basins with 5 feet
    max depth and 5:1 side slopes

GRAVITY PIPE NOTES

Storm drain gravity pipes have been depicted for a
10-year, 24-hour event per City of Merced Standards

*Pump Station might not be required.  Basin may
potentially use gravity outfall to discharge.  Final
design to dictate outfall method.
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