
CITY OF MERCED 
Site Plan Review Committee 

 
MINUTES 

 
       Planning Conference Room 
       2nd Floor Civic Center 
       Thursday, November 8, 2018 
 
Chairperson McBRIDE called the meeting to order at 1:35 p.m. 

1. ROLL CALL 

Committee Members Present: Plans Examiner II England (for Chief Building 
Official Frazier), City Engineer Son, and 
Director of Development Services McBride 

Committee Members Absent: None  

Staff Present: Planning Manager/Recording Secretary 
Espinosa, Planner Mendoza-Gonzalez, 
Economic Development Director Quintero, and 
Development Associate Mendoza 

2. MINUTES 

M/S  SON-ENGLAND, and carried by unanimous voice vote, to approve 
the Minutes of October 18, 2018, as submitted. 

3. COMMUNICATIONS 

 None. 

4. ITEMS 
 

[Secretary’s Note: Item 4.2 was moved ahead of Item 4.1, because the 
applicant was present for Item 4.2 but not Item 4.1.]  

  
4.2 Site Plan Application #425, submitted by Rodney Alonzo, applicant 

for Isenberg & Ericson Inc., property owner, to modify the 
interior/exterior of an existing building and parking lot located at 
3155 R Street within Planned Development (P-D) #7, with a General 
Plan designation of Regional/Community Commercial (RC). 
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Planner MENDOZA-GONZALEZ reviewed the application.  Refer to 
Draft Site Plan Resolution #425 for further information. 
 
The applicant was in attendance to answer questions from the Committee. 
 
Committee Member SON recommended adding Condition #14 to ensure 
that the rear parking lot has adequate lighting, and Condition #15 to ensure 
that the refuse enclosure meets the standards of the City’s Refuse Division. 
 
M/S ENGLAND/SON, and carried by the following vote to adopt a 
Categorical Exemption regarding Environmental Review #18-62, and 
approve Site Plan Application #425, subject to the Findings and thirteen 
(13) conditions set forth in Draft Resolution #425 with the additions of  
Condition #14 and Condition #15 as follows: 
 
(Note: Strikethrough deleted language, underline added language.) 
 
“14. The applicant shall provide parking lot lighting in the rear portion of 

the parking lot (northwest portion of the parcel), in a manner that 
satisfies California Building Code requirements and does not spill-
over onto adjacent parcels.  

 
“15. The trash enclosures shall comply with the requirements of the Public 

Works Department-Refuse Division.” 
 
AYES: Committee Members England, Son, and Chairperson McBride  
NOES: None 
ABSENT: None  

4.1 Site Plan Application #424, submitted by FQC, Inc., a property owner 
and developer, to allow single-car garages on various parcels 
throughout the Mission Ranch subdivision (see Exhibit  B for list of 
affected properties), located within Planned Development (P-D) #58, 
with a General Plan designation of Village Residential (VR). 

Planner MENDOZA-GONZALEZ reviewed the application.  Refer to 
Draft Site Plan Resolution #424 for further information. 

Chairperson McBRIDE recommended modifying Condition #6 to ensure 
that single-car garages are not located adjacent to each other. This would 





CITY OF MERCED 
SITE PLAN REVIEW COMMITTEE 
RESOLUTION #424 
 

 
 
 
 
FQC, Inc. 

 

Allow single-car garages on various 
parcels throughout the Mission Ranch 
subdivision. 

APPLICANT  PROJECT 
    
 
P.O. Box 436 

  
Mission Ranch subdivision   

ADDRESS  PROJECT SITE  
   
Denair, CA 95316  Various Parcels (see Exhibit B) 
CITY/STATE/ZIP  APN 
   
(209) 564-1576  Planned Development (P-D) #58 
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 #424 
on November 8, 2018, submitted by FQC, Inc., a property owner and developer, to allow 
single-car garages on various parcels throughout the Mission Ranch subdivision (see 
Exhibit  B for list of affected properties), located within Planned Development (P-D) #58, 
with a General Plan designation of Village Residential (VR).  
 
WHEREAS, the proposal is exempt from the California Environmental Quality Act 
(CEQA), and is in accordance with Section 15301 (a) (Exhibit G); and, 
 
WHEREAS, the Merced City Site Plan Review Committee makes the following Findings: 
 

A) The proposed use of single-family homes is consistent with the General Plan 
designation of Village Residential, and the Zoning classification of Planned 
Development (P-D) #58. 

B) The Mission Ranch tentative subdivision map (TSM #1279) and conditional use 
permit (CUP #1076) were approved by the Planning Commission on January 4, 
2006. This approval allowed for the subdivision of 19.6 acres into 138 lots (for 
single-family homes), with lots ranging in size between 2,700 s.f. and 5,900 s.f. 
(Exhibit A).  

C) Phase 1 of the Mission Ranch subdivision has been approved and recorded.  

D) Phase 1 of the Mission Ranch subdivision has full (or most) public 
improvements and currently includes various infill lots (approximately 67 lots).  

E) Phase 2 of the Mission Ranch tentative subdivision map has not been recorded 
and is set to expire on January 4, 2019. 
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F) Per Merced Municipal Code Table 20.38-1 –Off-Street Parking Requirements, 
the standard parking requirement for a single-family home is 1 parking stall per 
unit (indifferent of the number of bedrooms or bathrooms). 

G) Mission Ranch TSM #1279 and CUP #1076, do not have any explicit conditions 
of approval requiring a specific number of parking stalls per single-family home. 
However, Finding E (“Building Design”) of  Planning Commission Staff Report 
#06-02 regarding the above mentioned entitlements, notes that the developer 
would be constructing 2-car garages for all single family homes (Exhibit F). 

H) The applicant is requesting that the City determine the appropriate number of 
parking space(s) required per dwelling unit within the Mission Ranch 
subdivision, as there are conflicting requirements between the City’s standard 
parking requirements (1 parking stall per unit) and the developers original intent 
to exceed the City’s parking requirements (2 parking stalls per unit). The 
applicant has provided a site plan and elevation showing the design for a 1-car 
garage home (Exhibits C and D). 

I) The Site Plan Review Committee has determined that the applicant’s request to 
allow 1-car garages to satisfy the City’s parking requirements is reasonable, as 
that is consistent with the City’s general parking requirement for single-family 
homes (see Finding F above). Single-car garages may be permitted on 30% of 
the lots within the Mission Ranch subdivision (Phase 1 and Phase 2; see 
Condition #6).  

 
NOW, THEREFORE, BE IT RESOLVED that the Merced City Site Plan Review 
Committee does approve Site Plan Review Application #424, 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. 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 but not limited to, fire sprinklers and fire life 
safety systems. 

4. The Mission Ranch subdivision shall comply with the conditions set forth in Resolution 
#2847 for Conditional Use Permit #1076 and Vesting Tentative Subdivision Map 
#1279, except as modified by the conditions of approval within this resolution (see 
Exhibit E). 

5. All construction shall meet or exceed the building codes in effect at the time of building 
permit application submittal.   
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CITY OF MERCED 
SITE PLAN REVIEW COMMITTEE 
RESOLUTION #425 
 

Paul Isenberg  

 Façade remodel, interior remodel, and 
site plan modifications to allow a 
fitness gym and retail suite. 

APPLICANT  PROJECT 
   
4335 North Star Way (Suite B)  3155 R Street 
ADDRESS  PROJECT SITE 
   
Modesto, CA 95356  058-090-004 
CITY/STATE/ZIP  APN 
   
(209) 577-4661  Planned Development (P-D) #7  
PHONE  ZONING 

 
In accordance with Chapter 20.68 of the Merced City Zoning Ordinance, the Site Plan 
Review Committee reviewed and approved Site Plan Application #425 on November 8, 
2018, submitted by Rodney Alonzo, applicant for Isenberg & Ericson Inc., property owner, 
to modify the interior/exterior of an existing building and parking lot located at 3155 R 
Street within Planned Development (P-D) #7, with a General Plan designation of 
Regional/Community Commercial (RC). Said property being more particularly described 
as Parcel A as shown on the Map entitled “Parcel Map for Santa Fe Park, Inc.,”  recorded 
in Book 8, Page 39 of Merced County Records; also known as Assessor’s Parcel Number 
(APN) 058-090-004. 
 
WHEREAS, the proposal is exempt from the California Environmental Quality Act 
(CEQA), and is in accordance with Section 15301 (a) (Exhibit I); and, 
 
WHEREAS, the Merced City Site Plan Review Committee makes the following Findings: 
 

A) The proposal complies with the General Plan designation of 
Regional/Community Commercial (RC) and the Zoning classification of 
Planned Development (P-D) #7. 

B) The applicant is proposing to remodel the interior and  exterior of an existing 
building to allow for a 20,298-square-foot fitness gym and a 23,772-square-foot 
retail space. Façade improvements include installing new storefront windows, 
adding new entryways/parapets, and using a new color scheme (see Exhibits E 
and H). 

C) The applicant is proposing to make modifications to the existing site plan, which 
includes adding a pedestrian path of travel, providing 2 new trash enclosures (at 
the northwest and southwest corners of the parcel), adding 51 parking stalls, 
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installing parking lot trees, and demolishing an existing nursery (see Exhibits B 
and C). 

D) The parking requirements for a fitness gym and retail suite are one space for 
every 300 square feet of building area. The proposed 20,298-square-foot fitness 
center and 23,772-square-foot retail suite requires 147 parking spaces in total. 
The proposed parking lot includes 233 parking spaces, which exceeds the 
minimum parking requirements for these uses.  Parking lot trees at a ratio of one 
tree for every six parking spaces are also required (Condition #10).  

E) Because this is a remodel of an existing retail use, the addition of bicycle parking 
is recommended, but not required. Based on the proposed use and size of the 
building, the applicant should provide short-term bicycle parking spaces 
equivalent to 8% of required parking spaces and long-term bicycle parking 
spaces equivalent to 8% of required parking spaces. In addition, the bicycle 
parking spaces should meet the City’s design standards for bicycle racks, 
including those pertaining to installing covered shelters. Based on the required 
147 parking spaces, the applicant should provide 12 short-term and 12 long-term 
bicycle parking spaces. Details to be worked out with Planning staff during the 
building permit stage. 

F) The signage shown on the façade is being provided for conceptual purposes only 
and is not to be considered with this request (Exhibit H). A sign permit 
application will be submitted to the Inspection Services Department at a later 
date. All signing shall comply with the North Merced Sign Ordinance. Building 
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 (see Condition #7). 

G) The applicant has stated that they intend to use the color scheme shown at 
Exhibits E and H (see Condition #8). 

H) This proposal would convert a portion of the existing building from an M 
Occupancy (Orchard Supply) to an A-3 Occupancy (fitness center). 

I) The existing building is a Type III-N, fully sprinkled building with the applicant 
proposing a mixed occupancy (A Occupancy and M Occupancy). A licensed 
design professional shall verify information requested by the Building Division 
(see Condition #13). 

 
NOW, THEREFORE, BE IT RESOLVED that the Merced City Site Plan Review 
Committee does approve Site Plan Application #425 subject to the following conditions:  
 
1) The site shall be constructed as shown on Exhibit C (site plan), Exhibit E 

(elevation), Exhibit G (floorplan), and Exhibit H (renderings), and as modified by 
the conditions of approval within this resolution. 
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2) All conditions contained in Site Plan Review #79-1 – Amended (“Standard 

Conditions for Site Plan Review Application”) shall apply. 

3) 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. 

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 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) 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. 

6) 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. 

7) All signing shall comply with the North Merced Sign Ordinance.  Building 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.   

8) Exterior colors shall be similar to those submitted by the applicant for site plan 
review (see Exhibits E and H). 

9) Existing parking spaces shall be re-painted with a fresh coat of paint. 
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E) Proposed Elevations (with colors called out) 
F) Demolition Floor Plan 
G) Proposed Floor Plan 
H) Renderings 
I) Categorical Exemption 
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