
CITY OF MERCED             
Site Plan Review Committee 

 
 

MINUTES 
 
       Planning Conference Room 
       2nd Floor Civic Center 
       Thursday, June 2, 2016 
 
Acting Chairperson KING called the meeting to order at 1:36 p.m. 

ROLL CALL 

Committee Members Present: Principal Planner King (for Director of 
Development Services Gonzalves), Land 
Engineer Cardoso (for City Engineer Elwin), 
and Building Inspector II Armstrong (for Acting 
Assistant Chief Building Official Richard S. 
Graves) 

Committee Members Absent: None 

Staff Present: Planning Manager Espinosa and 
Planner/Recording Secretary Mendoza-
Gonzalez 

1. MINUTES 
 

M/S   CARDOSO-ARMSTRONG, and carried by unanimous voice vote, 
to approve the Minutes of May 12, 2016, as submitted. 

 
3. COMMUNICATIONS 
 
 None. 
 
4. ITEMS 
 

4.1 Site Plan Application #397, submitted by Amanda Gallegos, applicant for 
Pearson Scott, LLC, property owners, for the construction of a 0.35-acre 
parking lot expansion (with 65 parking stalls), located at 719 E. Yosemite 
Avenue within Planned Development (P-D) #48, with a General Plan 
designation of Neighborhood Commercial (CN).  
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Planner MENDOZA-GONZALEZ reviewed the application for this item.  
For further information, refer to Draft Site Plan Review Committee 
Resolution #397. 
 
M/S CARDOSO-ARMSTRONG, and carried by the following vote, to 
adopt a Categorical Exemption  regarding Environmental Review #16-16, 
and approve Site Plan Application #397, subject to the Findings and sixteen 
(16) conditions set forth in the Draft Resolution #397: 
 
AYES: Committee Members Armstrong, Cardoso, and Acting 

Chairperson King  
NOES: None 
ABSENT: None 
 

4.2 Site Plan Application #398, submitted by Mayder Lor, on behalf of Almo 
J. Lorenzi, Trustee, property owner, to allow a nail salon within an existing 
building (approximately 1,000 square feet) located at 3 W. 20th Street, Suite 
A, within an Office Commercial (C-O) Zone. 

 
Planner MENDOZA-GONZALEZ reviewed the application for this item.  
For further information, refer to Draft Site Plan Review Committee 
Resolution #398. 
 
M/S CARDOSO-ARMSTRONG, and carried by the following vote, to 
adopt a Categorical Exemption  regarding Environmental Review #16-17, 
and approve Site Plan Application #398, subject to the Findings and eleven 
(11) conditions set forth in the Draft Resolution #398: 
 
AYES: Committee Members Armstrong, Cardoso, and Acting 

Chairperson King  
NOES: None 
ABSENT: None 
 
 
 
 
 
 
 





CITY OF MERCED 
SITE PLAN REVIEW APPLICATION 
RESOLUTION #397 
 
 
 
Amanda Gallegos 

 
Parking lot expansion for the Promenade 
Shopping Center (65 parking stalls). 

APPLICANT  PROJECT 
    
755 E. Yosemite Ave., Ste. J  719 E. Yosemite Avenue 
ADDRESS  PROJECT SITE  
   
Merced, CA 95340  231-180-001 
CITY/STATE/ZIP  APN 
   
(209) 383-2244  Ext. #129  Planned Development (P-D) #48 
PHONE  ZONING 

 
In accordance with Chapter 20.68 of the Merced City Zoning Ordinance, the Merced City 
Site Plan Review Committee considered and approved Site Plan Review Application #397 
on June 2, 2016, submitted by Amanda Gallegos, applicant for Pearson Scott, LLC, 
property owners, for the construction of a 0.35-acre parking lot expansion (with 65 parking 
stalls), located at 719 E. Yosemite Avenue within Planned Development (P-D) #48, with a 
General Plan designation of Neighborhood Commercial (CN). Said property being more 
particularly described as Parcel A, as shown on that certain map entitled “Parcel Map for 
Pearson Scott, LLC,” in Volume 100, Page 24 of Parcel Maps, Merced County Records; 
also known as Assessor’s Parcel Number (APN) 231-180-001. 
 
WHEREAS, the proposal is exempt from the California Environmental Quality Act 
(CEQA), and is in accordance with Section 15301 (a) (Exhibit D); and, 
 
WHEREAS, the Merced City Site Plan Review Committee makes the following Findings: 
 

A) The proposal complies with the City of Merced General Plan designation of 
Neighborhood Commercial (CN) and the Zoning classification of Planned 
Development (P-D) #48. 

B) According to Merced Municipal Code Section 20.22.030, a parking lot is 
considered an “accessory use” in the Neighborhood Commercial (C-N) zone.  
The proposed parking lot expansion should be considered an accessory use 
within P-D #48 as it has a General Plan designation of Neighborhood 
Commercial.  

C) A parking lot expansion is being requested to accommodate the addition of 
several parking intensive businesses within the existing buildings at the 
Promenade Shopping Center. 

D) In 2003, the subject site obtained Conditional Use Permit approval for the 
construction of a 15,568-square-foot office (CUP #1103).  That office may not 
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be developed at this time due to limited parking availability within the shopping 
center. 

E) Even though the applicant is requesting approval for a parking lot expansion, 
the applicant would like to reserve the option of developing an office within the 
subject site (as approved with CUP #1103). Approval of this request does not 
prevent the applicant from developing an office in the future as long as parking 
for that use and on the other uses on the site is adequate to meet City parking 
requirements. 

F) Site plan modifications to planned developments generally require a Site 
Utilization Plan Revision Permit.  However, staff has determined that this 
request can be reviewed with a Site Plan Review Permit, because the Project 
does not substantially deviate from the approved site plan for P-D #48 or cause 
additional impacts to the surrounding area.  

G) The subject site is within 400 feet of the Promenade Shopping Center and, thus, 
satisfies the minimum distance required between a parking lot and the building 
it serves (except for the building at 779 E. Yosemite Avenue), as outlined in 
Merced Municipal Code Section 20.58.370. C. The parking lot expansion will 
provide general parking for all qualifying tenants within the Promenade 
Shopping Center.  

 
NOW, THEREFORE, BE IT RESOLVED that the Merced City Site Plan Review 
Committee does approve Site Plan Review Application #397, subject to the following 
conditions:  
 

1. All applicable conditions contained in Site Plan Approval Resolution #79-1-Amended 
(“Standard Conditions for Site Plan Application”) shall apply. 

2. All other applicable codes, ordinances, policies, etc., adopted by the City of Merced 
shall apply including, but not limited to, the California building code and fire codes. 

3. The site shall be constructed as shown on Exhibit B (Site Plan) and as modified by the 
conditions of approval within this resolution.  

4. 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 
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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. 

5. Notwithstanding all other conditions, all construction and improvements shall be in 
strict accordance with Zoning, Building, and all other codes, ordinances, standards, and 
policies of the City of Merced. 

6. A building permit is required for the construction of the parking lot.  The permit shall 
be issued to an appropriately licensed contractor with an active City of Merced 
Business License. 

7. Building permit plans shall include a calculation of the total parking spaces for the 
entire shopping center.  Additional disabled accessible parking stalls may be required 
per Building Code. If so, said parking stalls shall be located adjacent to the existing 
buildings, or as otherwise required by the Building Department. 

8. The parking lot layout shall comply with all applicable City Standards.  Parking lot 
trees shall be provided at a ratio of one tree for every six parking spaces within the 
subject site. These trees shall be installed per the City’s Parking Lot Landscape 
Standards, 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). 

9. A landscape strip shall be installed on the north side of the subject site to match the 
existing parking lot to the east. 

10. The applicant shall work with the Engineering Department to determine if storm 
drainage is required for the proposed parking lot expansion. 

11. Parking lot lighting shall be provided for safety/security purposes and shall be shielded 
or oriented in a way that does not allow “spill-over” onto adjacent lots in compliance 
with the California Energy Code requirements.  Any lighting on the building shall be 
oriented to shine downward and not spill-over onto adjacent properties. 

12. To have direct access to City streets, the applicant shall execute a cross-access 
agreement with the property owner(s) of Assessor’s Parcel Number 231-180-006.  
Proof of said cross-access agreement shall be submitted to Planning staff during the 
building permit stage. 

13. Covenants, Conditions and Restrictions shall be recorded prior to final inspection, as 
was originally required with the approval of Lot Split #04-01 (Condition #4 as shown 
on Exhibit C).  Proof of said recording shall be provided to Engineering staff. 

14. Any missing or damaged public improvements (i.e., sidewalk, curb, and gutter) along 
the property frontage shall be repaired/replaced to meet City Standards (as deemed 
necessary by the Engineering Department). 

15. The premises shall remain clean and free of debris and graffiti at all times. 
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CITY OF MERCED        
SITE PLAN REVIEW COMMITTEE 
RESOLUTION #398 
 

 
 
 Mayder Lor 

 
Locate a nail salon inside an existing 
building. 

APPLICANT  PROJECT 
    
3 W. 20 Street  3 W. 20 Street, Suite A 
ADDRESS  PROJECT SITE  
   
Merced, CA  95340   030-294-009 
CITY/STATE/ZIP  APN 
   
(209) 230-4485  Office  Commercial (C-O)  
PHONE  ZONING 

 
In accordance with Chapter 20.68 of the Merced City Zoning Ordinance, the Merced City 
Site Plan Review Committee considered and approved Site Plan Review Application #398 
on June 2, 2016, submitted by Mayder Lor, on behalf of Almo J. Lorenzi, Trustee, property 
owner, to allow a nail salon within an existing building (approximately 1,000 square feet) 
located at 3 W. 20th Street, Suite A, within an Office Commercial (C-O) Zone. Said 
property being more particularly described as the southeast portion of Block 112 as shown 
on that Map entitled “Supplemental Map to Town of Merced Secs. 24 & 25, T. 7S. R. 13 
E., Secs. 19 & 30, T. 7S. R. 14 E., Merced Co. Cal., on Line of Visalia Division Central 
Pacific Railroad,” recorded in Volume 2 of Page 12 of Parcel Maps, Merced County 
Records; also known as Assessor’s Parcel Number (APN) 030-294-009. 
 
WHEREAS, the proposal is exempt from the California Environmental Quality Act 
(CEQA), and is in accordance with Section 15301 (a) (Exhibit F); and, 
 
WHEREAS, the Merced City Site Plan Review Committee makes the following Findings: 
 

A) A hair salon is considered a Conditional Use within an Office Commercial (C-
O) Zone.  However, staff has determined that this request will not cause a great 
impact to the area and could be reviewed by the Site Plan Review Committee.  
Subject to the conditions of approval, the project would comply with the C-O 
zoning for the site. 

B) There are no changes proposed for the interior or exterior of the building. 

C) The subject site has Conditional Use Permit (CUP #115) approval for a 
maximum of 50 square feet of signage, as shown on Attachment E. 

D) The applicant is proposing to restripe the exiting parking lot to provide sufficient 
parking stalls for the nail salon and the other tenant at 2025 G Street (see 
Conditions #6 and #7). 

E) The proposed portable air ventilation system and portable air purifier (Exhibit 
D) does not satisfy requirements from the California Mechanical Code. 
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NOW, THEREFORE, BE IT RESOLVED that the Merced City Site Plan Review 
Committee does approve Site Plan Review Application #398, subject to the following 
conditions:  
 

1. All applicable conditions contained in Site Plan Approval Resolution #79-1-Amended 
(“Standard Conditions for Site Plan Application”) shall apply. 

2. All other applicable codes, ordinances, policies, etc., adopted by the City of Merced 
shall apply including, but not limited to, the California Building Code and Fire Codes. 

3. The site shall be constructed as shown on Exhibit B (floor plan), Exhibit C (site plan 
for parking lot), and as modified by the conditions of approval within this resolution.  

4. Notwithstanding all other conditions, all construction and improvements shall be in 
strict accordance with Zoning, Building, and all other codes, ordinances, standards, and 
policies of the City of Merced, including installing a ventilation system for nail 
polishing services, as required by the California Mechanical Code.  

5. This approval allows a total of 4 operators (i.e., stylists, manicurists, etc.) to operate 
within this tenant space.  Any increase in the number of operators at this location shall 
be subject to review by the Director of Development Services, or if deemed necessary, 
the Site Plan Review Committee. 

6. The parking lot shall be restriped and designed to meet City Engineering Standards.  A 
total of six parking stalls shall be required to accommodate the personal service 
businesses at 3 W. 20 Street and 2025 G Street ( the parking requirement for personal 
service businesses is one parking stall per 200 square feet of building or one parking 
stall per employee, whichever number is greater). 

7. Parking lot trees shall be provided at a ratio of one tree for every six parking spaces 
within the subject site. These trees shall be installed per the City’s Parking Lot 
Landscape Standards, 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).  Existing trees on-site may count towards this requirement. 

8. All signing shall comply with the City’s Sign Ordinance. Sign permits shall be obtained 
prior to installing any permanent signing.  A Temporary Sign Permit shall be obtained 
prior to installing any temporary signs or banners.  Temporary freestanding or A-frame 
signs are not allowed.   

9. Any future requests of this nature at this site (personal service businesses, other than 
those considered a “permitted” use in a C-O zone) may be subject to further 
discretionary review at the discretion of the Director of Development Services, unless 
the Zoning Ordinance is amended to allow such uses as permitted uses in the C-O zone. 

 
10. All existing landscaping shall be kept healthy and maintained, and any damaged or 

missing landscaping shall be replaced immediately. 
 

11. The premises shall remain clean and free of debris and graffiti at all times. 
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