
CITY OF MERCED 
Site Plan Review Committee 

 
MINUTES 

 
       Planning Conference Room 
       2nd Floor Civic Center 
       Thursday, November 29, 2018 
 
Chairperson McBRIDE called the meeting to order at 1:33 p.m. 

1. ROLL CALL 

Committee Members Present: Chief Building Official Frazier, City Engineer 
Son, and Director of Development Services 
McBride 

Committee Members Absent: None  

Staff Present: Planning Manager Espinosa, Associate Planner 
Nelson, Planner Mendoza-Gonzalez, 
Development Associate Mendoza, Economic 
Development Director Quintero, and Fire 
Inspector 1 Abeyta 

2. MINUTES 

M/S  SON-FRAZIER, and carried by unanimous voice vote, to approve 
the Minutes of November 8, 2018, as submitted. 

3. COMMUNICATIONS 

 None. 

4. ITEMS 
 
[Secretary’s Note: Items 4.2 and 4.3 were moved ahead of Item 4.1 to help run 
the meeting more efficiently.]  
 

4.2 Site Plan Application #427, submitted by David Valencia, property 
owner, to construct a 5,000-square-foot warehouse and a 1,600-
square-foot office for D&A Concrete at 1955 Grogan Avenue, within 
a Light Industrial (I-L) Zone. 
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Planner MENDOZA-GONZALEZ reviewed the application.  Refer 
to Draft Site Plan Resolution #427 for further information. 

 
M/S SON - FRAZIER, and carried by the following vote to adopt a 
Categorical Exemption regarding Environmental Review #18-64, 
and approve Site Plan Application #427, subject to the Findings and 
thirty-seven (37) conditions set forth in Draft Resolution #427: 

 
AYES: Committee Members Frazier, Son, and Chairperson 

McBride  
NOES: None 
ABSENT: None  

4.3 Site Plan Application #428, submitted by Lupita Cazarez, applicant 
for Joe Esparza and Bernadette Esparza, property owners, to allow a 
food truck on the same parcel as a gas station (Chevron) located at 
1050 W. Olive Avenue, within Planned Development (P-D) #15 with 
a General Plan designation of Thoroughfare Commercial (CT). 

Planner MENDOZA-GONZALEZ noted that he received a comment 
from the Fire Department recommending to add Condition #20. This 
would require the food truck to be located at least 25 feet from the 
gas station’s underground fuel storage tank access lids. 

M/S FRAZIER - SON, and carried by the following vote to adopt a 
Categorical Exemption regarding Environmental Review #18-65, 
and approve Site Plan Application #428, subject to the Findings and 
nineteen (19) conditions set forth in Draft Resolution #428 with the 
addition of Condition #20 as follows: 

(Note: Strikethrough deleted language, underline added language.) 

“20. The food truck shall be located at least 25 feet from any  
underground fuel storage tank access lids.” 

AYES: Committee Members Frazier, Son, and Chairperson 
McBride  

NOES: None 
ABSENT: None  
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4.1 Site Plan Application #426, submitted by Barghausen Engineering, 
applicant for Gateway Park Development Partners, LLC, property 
owners.  This application allows the construction of a 3,348-square-
foot convenience market, a 1,121-square-foot car wash, and a 6,050-
square-foot gas station canopy with 8 pumps on approximately 1.33 
acres, generally located at the southeast corner of Campus Parkway 
and Coffee Street (810 and 814 South Coffee Street) within Planned 
Development (P-D) #74, with a General Plan designation of 
Regional/Community Commercial (RC). 

Associate Planner NELSON noted that she received a Memo from 
the Fire Department recommending to add Condition #29. This 
would require the developer to install a fire sprinkler system (or other 
fire suppression system) on the fuel pump canopy.  

M/S SON - FRAZIER, and carried by the following vote to adopt a 
Categorical Exemption regarding Environmental Review #18-63, 
and approve Site Plan Application #426, subject to the Findings and 
twenty-eight (28) conditions set forth in Draft Resolution #426 with 
the addition of Condition #29 as follows: 

(Note: Strikethrough deleted language, underline added language.) 

“29.   Fire sprinklers or another approved fire suppression system 
shall be required for the fueling canopy, subject to approval of 
the Fire Department.” 

AYES: Committee Members Frazier, Son, and 
Chairperson McBride  

NOES: None 
ABSENT: None  
 

5. INFORMATION ITEMS 

 5.1 Calendar of Meetings/Events 

 There was no discussion regarding the calendar of meetings/events. 

 

 





CITY OF MERCED 
SITE PLAN REVIEW COMMITTEE 
RESOLUTION #426 
 
Barghausen Engineering for Gateway 
Park Development Partners, LLC  

 Construction of a Gas Station, 
Convenience Market, and Car Wash 

APPLICANT  PROJECT 
   
133 Old Wards Ferry Rd.  810 & 814 S. Coffee Street 
ADDRESS  PROJECT SITE 
   
Sonora, CA 95370  061-250-092 
CITY/STATE/ZIP  APN 
   
(209) 533-3333  Planned Development (P-D) #74  
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 #426 on November 29, 
2018, submitted by Barghausen Engineering, applicant for Gateway Park Development 
Partners, LLC, property owners.  This application allows the construction of a 3,348-
square-foot convenience market, a 1,121-square-foot car wash, and a 6,050-square-foot gas 
station canopy with 8 pumps on approximately 1.33 acres, generally located at the 
southeast corner of Campus Parkway and Coffee Street (810 and 814 South Coffee Street) 
within Planned Development (P-D) #74, with a General Plan designation of 
Regional/Community Commercial (RC). Said property being more particularly described 
as a 1.33 acre portion of the property described in the Grant Deed recorded as Document 
No. 2017-042844 in Merced County Records; also known as Assessor’s Parcel Number 
(APN) 061-250-092. 
 
WHEREAS, The Planning staff has conducted an environmental review of the project in 
accordance with the requirements of the California Environmental Quality Act (CEQA), 
and concluded that Environmental Review #18-63 is a second tier environmental 
document, based upon the City's determination that the proposed development remains 
consistent with the current General Plan and provisions of CEQA Guidelines, Section 
15162 [Environmental Review #15-18 [EIR for the Merced Gateway Master Plan (SCH 
#2015101048)].  A copy of the Section 15162 Findings can be found at Exhibit J; 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) #74. 
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B) The applicant is proposing to construct a convenience market, car wash, and gas 
station on approximately 1.33 acres of land within the Merced Gateway Master 
Plan area (Exhibits A and B). 

C) The proposed project is consistent with the Merced Gateway Master Plan 
(Exhibit D).  All applicable conditions of approval contained in City Council 
Resolution #2017-44 (Exhibit E) and all applicable Mitigation Measures 
contained in the Mitigation Monitoring Program (Exhibit F) adopted with City 
Council Resolution #2017-43 shall apply. 

D) The parking requirements for the convenience market, car wash, and gas station 
are three spaces plus one space for every 250 square feet of retail sales area.  
Based on this calculation, the project is required to have 16 parking spaces.  The 
site plan provides a total of 17 spaces.  Parking lot trees at a ratio of one tree for 
every six parking spaces are required (Condition #8).  

E) Gas Stations are exempt from providing bicycle parking spaces, however, the 
convenience market is not exempt.  Therefore, bicycle parking spaces are 
required in compliance with Section 20.38.080 (Condition #9).   

F) As required by Condition #16 of City Council Resolution #2017-44, the 
Circulation Transportation Improvement Phasing Plan (CTIPP) has been 
modified (refer to Exhibit G).  No additional roadway improvements are 
required with this development.   

G) Zoning Ordinance Section 20.44.160 prohibits tobacco sales within 1,000 feet 
of a school site.  The Weaver Middle School is located at the southwest corner 
of Gerard Avenue and Coffee Street and is within 1,000 feet of the project site 
(Exhibit I).   

H) A Parcel Map to subdivide this property into 9 separate parcels was submitted 
November 15, 2018 (Lot Split Application #18-03) (Exhibit H).  Once the parcel 
map is recorded, the parcel for this project may be outside the 1,000-foot buffer 
for tobacco sales.  Refer to Condition #17 regarding tobacco sales. 

I) Alcohol sales are not proposed with this application.  Alcohol sales for this 
project would require approval of a Conditional Use Permit (Condition #16). 

 
NOW, THEREFORE, BE IT RESOLVED that the Merced City Site Plan Review 
Committee does approve Site Plan Application #426 subject to the following conditions:  
 
1) The site shall be constructed as shown on Exhibit B (site plan), Exhibit C 

(elevations), and as modified by the conditions of approval within this resolution. 

2) All conditions contained in Site Plan Review #79-1 – Amended (“Standard 
Conditions for Site Plan Review Application”) shall apply. 
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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) Community Facilities District (CFD) formation is required for the entire Merced 
Gateway Master Plan Area for annual operating costs for police and fire services 
as well as storm drainage, public landscaping, street trees, street lights, parks, and 
open space. CFD procedures shall be initiated before issuance of the first building 
permit (since this project is the first building permit, CFD procedures must be 
initiated prior to this development.)  Developer/Owner shall submit a request 
agreeing to such a procedure, waiving right to protest and post deposit as 
determined by the City Engineer to be sufficient to cover procedure costs and 
maintenance costs expected prior to first assessments being received. 

8) A minimum of 16 parking stalls shall be provided to serve the convenience market, 
car wash, and gas station.  The parking lot layout shall comply with all applicable 
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City Standards.  Parking lot trees shall be provided at a ratio of one tree for every 
six parking spaces within this 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) Bicycle parking shall be provided as required by Zoning Ordinance Section 
20.38.080.  Short-term bicycle parking shall be equivalent to 8% (1 space) of 
required automobile parking spaces.  Long-term parking spaces are not required for 
this use.   All bicycle parking spaces shall meet the City’s design standards for 
bicycle racks.   

10) The property owner shall contact MID and enter into all necessary agreements for 
all crossings over or under any MID facilities including utilities, bridges, 
driveways, and pipelines and for all work associated with MID facilities.   

11) Appropriate turning radii shall be provided within the parking areas to allow for 
Fire Department and refuse truck access. 

12) All improvements including, but not limited to, sidewalk, curb, gutter, street lights, 
and street trees, shall be installed along the project frontage on Coffee Street and 
Campus Parkway.   

13) Access to the site shall be from a shared driveway on Coffee Street and a shared 
driveway on Campus Parkway.  All improvements as required by the City Engineer 
shall be installed with these driveways.   

14) The design of the intersection of Campus Parkway and Coffee Street, including the 
northbound turn lanes and stacking distances, shall be subject to approval of the 
City Engineer.   

15) The applicant shall demonstrate to the satisfaction of the City Engineer that 
sufficient stacking room is provided for the turn lane on Coffee Street.  If sufficient 
stacking room is not provided, an additional turn lane shall be provided.   

16) Alcohol sales are not permitted with this approval.  If alcoholic beverages are to be 
sold at this location, approval of a Conditional Use Permit shall be required.  If the 
Census Tract for this location is over-concentrated as determined by the California 
Department of Alcoholic Beverage Control (ABC), a Finding of Public 
Convenience or Necessity by the City Council shall be required. 

17) Tobacco sales are not permitted with this approval.  However, if in the future, the 
parcel is determined to be more than 1,000 feet from a school, tobacco sales would 
be allowed. 

18) Irrigation for all on-site landscaping shall be provided by a drip system or micro-
spray system in accordance with the State’s Emergency Regulation for Statewide 
Urban Water Conservation or any other state or city mandated water regulations 
dealing with the current drought conditions.   
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19) The on-site landscape design shall include the use of xeriscape landscaping and 

avoid the use of turf as much as possible.   

20) All landscaping shall be kept healthy and maintained, and any damaged or missing 
landscaping shall be replaced immediately. 

21) All signing shall comply with Merced Gateway Master Sign Program.  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.  Approval from the 
property owner, acknowledging compliance with the Master Sign Program, shall 
be submitted along with the building permit for each sign.  The wall posters shown 
on the building elevations for the convenience market are counted toward the 
maximum sign allowance for the building. 

22) A sand/oil separator shall be installed for the car wash and a grease interceptor or 
other approved device shall be installed for the convenience market. 

23) All mechanical equipment shall be screened from public view. 

24) A backflow prevention device shall be provided for all water services (i.e., 
domestic, irrigation, and fire). 

25) The refuse container location is approved as proposed.  All refuse containers shall 
be located within a refuse enclosure constructed per City Standards.  The opening 
for a front access enclosure must be a minimum of 16 feet from post to post. 

26) The project shall comply with all City Standards for storm drainage.  The developer 
shall work with the City Engineer to determine the requirements for storm drainage 
on the site.  The developer shall provide all necessary documentation for the City 
Engineer to evaluate the storm drain system.  All storm drain systems shall be 
installed to meet City Standards and State regulations.   

27) The project shall comply with all the Post Construction Standards required to 
comply with state requirements for the City’s Phase II MS-4 Permit (Municipal 
Separate Storm Sewer System). 

28) The premises shall remain clean and free of debris at all times.  All graffiti shall be 
removed within 48 hours. 

29) Fire sprinklers or another approved fire suppression system shall be required for 
the fueling canopy, subject to approval of the Fire Department. 
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lo
w

 a
nd

 
st

or
e 

w
at

er
 o

n-
si

te
, r

ed
uc

e 
st

or
m

 w
at

er
 d

ra
in

ag
e 

pr
ob

le
m

s, 
an

d 
to

 e
nh

an
ce

 p
ro

pe
rt

y 
va

lu
es

.  O
ne

 tr
ee

 is
 re

qu
ire

d 
fo

r e
ve

ry
 

si
x 

pa
rk

in
g 

sp
ac

es
 p

er
 th

e 
Ci

ty
 o

f M
er

ce
d 

M
un

ic
ip

al
 C

od
e.

j. 
Tr

ee
-l

in
ed

 a
nd

 v
eg

et
at

ed
 st

re
et

s a
re

 e
nc

ou
ra

ge
d 

fo
r i

m
pr

ov
in

g 
ai

r q
ua

lit
y 

an
d 

pr
ov

id
in

g 
a 

sh
ad

ed
 a

nd
 a

ttr
ac

tiv
e 

en
vi

ro
nm

en
t 

fo
r p

ed
es

tr
ia

ns
, r

es
id

en
ts

, a
nd

 v
is

ito
rs

.

k.
 

St
re

et
 t

re
es

 w
ill

 b
e 

pl
an

te
d 

at
 m

ax
im

um
 in

te
rv

al
s 

of
 3

0’
 o

n 
ce

nt
er

 w
ith

in
 p

la
nt

in
g 

st
rip

s 
an

d 
pa

rk
w

ay
s, 

un
le

ss
 a

pp
ro

ve
d 

ot
he

rw
ise

 b
y 

th
e 

Ci
ty

.

l. 
St

re
et

 tr
ee

s s
ho

ul
d 

be
 p

la
nt

ed
 a

t l
ea

st
 1

0’
 a

w
ay

 fr
om

 p
ed

es
tr

ia
n 

st
re

et
lig

ht
s 

an
d 

a 
m

in
im

um
 o

f 1
0’

 fr
om

 s
ew

er
 o

r 
w

at
er

 li
ne

s, 
as

 p
er

 C
ity

 o
f M

er
ce

d’
s 

St
re

et
 T

re
e 

St
an

da
rd

 L
-1

A.

m
. 

N
ew

 t
re

es
 s

ho
ul

d 
be

 p
ol

lu
tio

n 
to

le
ra

nt
, 

he
at

 a
nd

 d
ro

ug
ht

 
re

si
st

an
t, 

lo
w

 m
ai

nt
en

an
ce

, d
ise

as
e 

re
si

st
an

t, 
lo

ng
 li

ve
d,

 a
nd

 
ha

ve
 th

e 
ab

ili
ty

 to
 c

as
t s

ha
de

 in
 s

um
m

er
. 

n.
 

Ve
ge

ta
te

d 
bi

os
w

al
es

 
sh

ou
ld

 
be

 
us

ed
 

fo
r 

st
or

m
w

at
er

 
m

an
ag

em
en

t w
he

re
 p

os
si

bl
e.

o.
 

Th
e 

us
e 

of
 tu

rf
 is

 p
ro

hi
bi

te
d 

ex
ce

pt
 fo

r t
he

 C
en

tr
al

 G
re

en
.

p.
 

En
su

re
 th

e 
ad

eq
ua

te
 a

nd
 a

pp
ro

pr
ia

te
 p

ro
vi

si
on

 o
f l

an
ds

ca
pi

ng
 

w
ith

in
 a

ll 
de

ve
lo

pm
en

t p
ha

se
s.

q.
 

Al
l 

la
nd

sc
ap

e 
pl

an
s 

sh
al

l 
co

m
pl

y 
w

ith
 t

he
 C

ity
 o

f 
M

er
ce

d 
La

nd
sc

ap
e 

St
an

da
rd

s.

r. 
Al

l p
ar

ki
ng

 lo
t t

re
es

 s
ha

ll 
m

ee
t t

he
 re

qu
ire

m
en

ts
 o

f t
he

 C
ity

’s 
Pa

rk
in

g 
Lo

t L
an

ds
ca

pe
 S

ta
nd

ar
ds

 1
98

5 
ed

iti
on

.

s. 
O

nl
y 

tr
ee

s l
is

te
d 

on
 th

e 
Ci

ty
’s 

ap
pr

ov
ed

 S
tr

ee
t T

re
e 

lis
t s

ha
ll 

be
 

pe
rm

itt
ed

 w
ith

in
 th

e 
pu

bl
ic

 ri
gh

t-
of

-w
ay

.
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LI
G

H
TI

N
G

 D
ES

IG
N

 G
U

ID
EL

IN
ES

Ef
fe

ct
iv

e 
lig

ht
in

g 
pr

ov
id

es
 s

af
et

y 
an

d 
di

re
ct

io
n 

fo
r 

ve
hi

cl
es

 a
nd

 
pe

de
st

ria
ns

 a
nd

 p
ro

vi
de

s 
vi

si
bi

lit
y 

an
d 

se
cu

rit
y 

fo
r b

us
in

es
se

s, 
al

l 
w

hi
le

 e
nh

an
ci

ng
 a

rc
hi

te
ct

ur
al

 b
ui

ld
in

g 
an

d 
la

nd
sc

ap
in

g 
de

ta
ils

. 
Th

e 
fo

llo
w

in
g 

gu
id

el
in

es
 a

pp
ly

 t
o 

on
-s

ite
 l

ig
ht

in
g 

fo
r 

pr
iv

at
e 

de
ve

lo
pm

en
t 

pr
oj

ec
ts

 in
 p

ar
ki

ng
 a

re
as

 a
nd

 t
o 

lig
ht

s 
as

so
ci

at
ed

 
w

ith
 th

e 
bu

ild
in

g.
 L

ig
ht

 ty
pe

s c
ou

ld
 in

cl
ud

e 
do

w
nw

ar
d 

fa
ci

ng
 p

ol
e 

lig
ht

s, 
w

al
l-m

ou
nt

ed
 s

co
nc

es
, p

ar
ki

ng
, a

nd
 la

nd
sc

ap
e 

lig
ht

in
g.

D
es

ig
n 

G
ui

de
lin

es
a.

 
Li

gh
tin

g 
sh

ou
ld

 b
e 

de
si

gn
ed

 to
 p

ro
vi

de
 a

m
bi

an
ce

, s
af

et
y, 

an
d 

se
cu

rit
y 

w
ith

ou
t u

nn
ec

es
sa

ry
 s

pi
llo

ve
r 

or
 g

la
re

 o
nt

o 
ad

ja
ce

nt
 

pr
op

er
tie

s. 
Th

is
 

de
si

gn
 

is
 

pa
rt

ic
ul

ar
ly

 
im

po
rt

an
t 

fo
r 

th
e 

re
si

de
nt

ia
l u

se
rs

 w
ho

 m
ay

 b
e 

lo
ca

te
d 

on
 a

n 
ad

ja
ce

nt
 p

ar
ce

l 
or

 n
ea

rb
y 

ne
ig

hb
or

ho
od

.

b.
 

Th
e 

qu
al

ity
 o

f l
ig

ht
, l

ev
el

 o
f l

ig
ht

 (a
s m

ea
su

re
d 

in
 fo

ot
-c

an
dl

es
) 

an
d 

th
e 

ty
pe

 o
f b

ul
b 

or
 s

ou
rc

e 
sh

ou
ld

 b
e 

ca
re

fu
lly

 a
dd

re
ss

ed
. 

Li
gh

tin
g 

le
ve

ls
 s

ho
ul

d 
no

t b
e 

so
 in

te
ns

e 
as

 to
 d

ra
w

 a
tte

nt
io

n 
to

 th
e 

flo
w

 o
r g

la
re

 o
f t

he
 p

ro
je

ct
 si

te
. T

he
 li

gh
tin

g 
pl

an
 sh

ou
ld

 
in

co
rp

or
at

e 
cu

rr
en

t e
ne

rg
y-

ef
fic

ie
nt

 fi
xt

ur
es

 a
nd

 te
ch

no
lo

gy
.

c.
 

Sp
ot

lig
ht

in
g 

or
 g

la
re

 fr
om

 a
ny

 si
te

 li
gh

tin
g 

sh
ou

ld
 b

e 
sh

ie
ld

ed
 

fro
m

 a
dj

ac
en

t 
pr

op
er

tie
s 

an
d 

di
re

ct
ed

 a
t 

a 
sp

ec
ifi

c 
ob

je
ct

 o
r 

ta
rg

et
 a

re
a.

 E
xp

os
ed

 b
ul

bs
 s

ho
ul

d 
no

t b
e 

us
ed

.

d.
 

Bu
ild

in
g 

lig
ht

 fi
xt

ur
es

 s
ho

ul
d 

be
 d

es
ig

ne
d 

or
 s

el
ec

te
d 

to
 b

e 
ar

ch
ite

ct
ur

al
ly

 c
om

pa
tib

le
 w

ith
 t

he
 m

ai
n 

st
ru

ct
ur

e,
 w

hi
ch

 
sh

ou
ld

 c
om

pl
em

en
t t

he
 th

em
e 

of
 th

e 
su

rr
ou

nd
in

g 
ar

ea
.

e.
 

W
al

l-
m

ou
nt

ed
 l

ig
ht

 fi
xt

ur
es

 s
ho

ul
d 

no
t 

ex
te

nd
 a

bo
ve

 t
he

 
he

ig
ht

 o
f t

he
 w

al
l t

o 
w

hi
ch

 th
e 

fix
tu

re
s 

ar
e 

m
ou

nt
ed

.

f. 
Ac

ce
nt

 li
gh

tin
g 

th
at

 is
 d

ow
nl

it 
an

d 
fo

cu
se

d 
on

 ke
y 

ar
ch

ite
ct

ur
al

 
el

em
en

ts
 a

nd
 t

re
es

 c
an

 b
e 

ef
fe

ct
iv

e 
an

d 
at

tr
ac

tiv
e;

 h
ow

ev
er

, 
lig

ht
 so

ur
ce

s 
sh

ou
ld

 b
e 

sc
re

en
ed

 fr
om

 v
ie

w
.

g.
 

Bl
in

ki
ng

, fl
as

hi
ng

 l
ig

ht
s 

an
d 

ex
po

se
d 

ne
on

 l
ig

ht
in

g 
us

ed
 t

o 
ill

um
in

at
e 

bu
ild

in
g 

fa
ça

de
s 

or
 t

o 
ou

tli
ne

 b
ui

ld
in

gs
 s

ho
ul

d 
no

t 
be

 u
se

d.
 (E

xc
ep

tio
n:

 T
em

po
ra

ry
 d

ec
or

at
iv

e 
lig

ht
s 

su
ch

 a
s 

ho
lid

ay
 li

gh
tin

g 
m

ay
 b

e 
al

lo
w

ed
 fo

r u
p 

to
 a

n 
fo

ur
 w

ee
k 

pe
rio

d 
du

rin
g 

th
e 

ca
le

nd
ar

 y
ea

r.)

h.
 

W
he

n 
se

cu
rit

y 
lig

ht
in

g 
is

 n
ec

es
sa

ry
, 

it 
sh

ou
ld

 b
e 

re
ce

ss
ed

, 
ho

od
ed

 a
nd

 lo
ca

te
d 

to
 il

lu
m

in
at

e 
on

ly
 th

e 
in

te
nd

ed
 a

re
a.

 O
ff-

si
te

 g
la

re
 a

nd
 li

gh
t t

re
sp

as
s 

sh
ou

ld
 b

e 
pr

ev
en

te
d.

i. 
Pe

de
st

ria
n 

ar
ea

s, 
pa

se
os

, s
id

ew
al

ks
, p

ar
ki

ng
 lo

ts
 a

nd
 b

ui
ld

in
g 

en
tr

an
ce

s 
sh

ou
ld

 b
e 

ad
eq

ua
te

ly
 l

it 
to

 p
ro

vi
de

 s
af

et
y 

an
d 

se
cu

rit
y.

j. 
Al

l 
ex

te
rio

r 
lig

ht
in

g 
fix

tu
re

s 
sh

ou
ld

 b
e 

ef
fic

ie
nt

 i
n 

te
rm

s 
of

 
de

si
gn

 a
nd

 e
ne

rg
y 

us
e.

 L
ow

- 
an

d 
hi

gh
-p

re
ss

ur
e 

so
di

um
 (L

PS
, 

H
PS

) l
am

ps
 a

re
 p

er
m

itt
ed

 in
 p

ub
lic

 a
re

as
, b

ut
 p

ro
hi

bi
te

d 
on

 
st

ru
ct

ur
es

.
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1 
SI

G
N

A
G

E 
PL

A
N

Si
gn

s 
w

ith
in

 t
he

 M
as

te
r 

Pl
an

 a
re

a 
sh

ou
ld

 p
ro

vi
de

 a
 c

oh
es

iv
e 

ch
ar

ac
te

r 
an

d 
id

en
tit

y. 
Th

is
 

se
ct

io
n 

is
 

co
m

pr
is

ed
 

of
 

de
si

gn
 

gu
id

el
in

es
 a

nd
 s

ta
nd

ar
ds

.  
D

es
ig

n 
gu

id
el

in
es

 s
ho

ul
d 

be
 a

pp
lie

d 
to

 th
e 

ex
te

nt
 p

ra
ct

ic
al

 w
he

re
as

 s
ta

nd
ar

ds
 a

re
 re

qu
ire

d.

Co
nc

ep
tu

al
 s

ig
n 

lo
ca

tio
ns

 a
re

 id
en

tifi
ed

 o
n 

Fi
gu

re
 2

1.

7.
2 

SI
G

N
A

G
E 

G
U

ID
EL

IN
ES

G
en

er
al

 D
es

ig
n 

G
ui

de
lin

es
a.

 
En

su
re

 a
ll 

el
em

en
ts

 r
ei

nf
or

ce
 a

nd
 a

re
 c

oo
rd

in
at

ed
 w

ith
 t

he
 

ch
ar

ac
te

r o
f t

he
 M

as
te

r P
la

n 
ar

ea
 a

nd
 it

s 
su

rr
ou

nd
in

gs
.

b.
 

Si
gn

 d
es

ig
n 

sh
ou

ld
 c

oo
rd

in
at

e 
w

ith
 a

ny
 a

dj
oi

ni
ng

 w
al

ls
 o

r 
fe

nc
es

.

c.
 

Si
gn

s 
sh

ou
ld

 b
e 

cl
ea

r, 
co

nc
ise

, a
nd

 in
fo

rm
at

iv
e.

d.
 

St
re

et
 s

ig
ns

 a
nd

 d
ire

ct
io

na
l 

si
gn

s 
sh

ou
ld

 h
av

e 
a 

co
m

m
on

 
de

si
gn

 th
em

e.

e.
 

El
ec

tr
on

ic
 re

ad
er

-b
oa

rd
s, 

of
 a

ny
 s

iz
e,

 a
re

 p
ro

hi
bi

te
d.

f. 
Fr

ee
st

an
di

ng
 s

ig
ns

 to
 a

dv
er

tis
e 

a 
si

ng
le

 in
di

vi
du

al
 te

na
nt

 a
re

 
no

t p
er

m
itt

ed
.

LE
G

EN
D

Fr
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w
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 O
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nt
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Si

gn

M
on

um
en

t S
ig

n

La
rg

e 
Sh

op
pi

ng
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nt

er
 S

ig
n

Sm
al

l S
ho

pp
in
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nt
er

 S
ig

n

D
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l 
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gn
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M
at

er
ia

l D
es

ig
n 

G
ui

de
lin

es
a.

 
Si

gn
s s

ho
ul

d 
be

 m
ad

e o
f d

ur
ab

le
 m

at
er

ia
ls

 th
at

 a
re

 a
pp

ro
pr

ia
te

 
an

d 
co

m
pl

em
en

ta
ry

 to
 th

e 
bu

ild
in

g 
ar

ch
ite

ct
ur

e.

b.
 

Si
gn

ag
e 

sh
ou

ld
 in

co
rp

or
at

e 
lik

e 
m

at
er

ia
ls

, c
ol

or
s, 

an
d 

sh
ap

es
 

th
at

 re
fle

ct
 th

os
e 

of
 th

e 
M

er
ce

d 
G

at
ew

ay
 S

ho
pp

in
g 

Ce
nt

er
.

c.
 

Si
gn

s 
sh

ou
ld

 b
e 

co
ns

tr
uc

te
d 

of
 h

ig
h-

qu
al

ity
 a

nd
 lo

ng
-l

as
tin

g 
m

at
er

ia
ls

.

Si
gn

 S
iz

e 
D

es
ig

n 
G

ui
de

lin
es

 
a.

 
Th

e 
m

es
sa

ge
 o

f 
ef

fe
ct

iv
e 

si
gn

s 
sh

ou
ld

 b
e 

ea
si

ly
 r

ea
d 

an
d 

un
de

rs
to

od
 b

y 
pa

ss
in

g 
m

ot
or

is
ts

 a
nd

 p
ed

es
tr

ia
ns

. A
 n

um
be

r 
of

 f
ac

to
rs

 i
nc

lu
di

ng
 d

is
ta

nc
e 

fro
m

 t
he

 s
ig

n,
 s

pe
ed

 o
f 

tr
av

el
, 

le
tte

r t
o-

ba
ck

gr
ou

nd
 c

on
tr

as
t, 

an
d 

th
e 

nu
m

be
r a

nd
 n

at
ur

e 
of

 
ne

ar
by

, c
om

pe
tin

g 
si

gn
s 

co
nt

rib
ut

e 
to

 th
e 

“r
ea

da
bi

lit
y”

 o
f t

he
 

si
gn

.

b.
 

Fo
r 

th
e 

pu
rp

os
e 

of
 e

va
lu

at
in

g 
ap

pr
op

ria
te

 s
ig

n 
si

ze
, t

he
 C

ity
 

sh
ou

ld
 co

ns
id

er
 th

e 
no

rm
al

 si
gn

 v
ie

w
in

g 
di

st
an

ce
s, 

th
e 

ge
ne

ra
l 

na
tu

re
 o

f t
he

 st
re

et
 (e

.g
., 

w
id

th
 a

nd
 tr

af
fic

 sp
ee

d)
, a

nd
 th

e 
si

ze
 

of
 e

xi
st

in
g 

si
gn

s 
in

 th
e 

ar
ea

.

Si
gn

 H
ei

gh
t 

G
ui

de
lin

e
a.

 
Si

gn
 h

ei
gh

t a
nd

 w
id

th
 s

ho
ul

d 
be

 a
pp

ro
pr

ia
te

 to
 th

e 
bu

ild
in

g 
on

 w
hi

ch
 it

 is
 p

la
ce

d 
an

d 
th

e 
di

st
an

ce
 o

f t
he

 si
gn

 fr
om

 fr
on

tin
g 

st
re

et
s. 

Si
gn

 L
ig

ht
in

g 
G

ui
de

lin
e

a.
 

Ba
ck

-l
it 

le
tte

rs
 a

re
 p

er
m

itt
ed

.

b.
 

Ex
te

rio
r i

llu
m

in
at

ed
 s

ig
ns

 s
ho

ul
d 

ut
ili

ze
 s

hi
el

de
d 

sp
ot

 li
gh

ts
.

Fi
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C
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ig
n



M
ER

CE
D

 G
AT

EW
AY

M
er

ce
d,

 C
al

ifo
rn

ia
 

M
ER

CE
D

 G
AT

EW
AY

 P
LA

N
N

ED
 D

EV
EL

O
PM

EN
T 

M
AS

TE
R 

PL
AN

267.
3 

FR
EE

W
AY

 O
RI

EN
TE

D
 S

IG
N
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ES

IG
N

 S
TA

N
D

A
RD

S
a.

 
Th

e 
Fr
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 b
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 p
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 b
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 b
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 m
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 b
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r o
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 b
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 p
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, c
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 c
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 c
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 b
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 p
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 m
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t b
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 m
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 b
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N
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 c
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 b
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 p
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, d
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 m
ou

nt
ed

 1
) a

t t
he

 to
p 

of
 th

e 
si
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e 
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 b
e 

pe
rm

itt
ed

.

d.
 

Fi
xt

ur
es

 s
ho

ul
d 

be
 s

hi
el

de
d 

to
 a

vo
id

 d
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 b
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ra
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e 
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 b
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 c
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r p
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 b
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is

 4
.8

 
sq

ua
re

 fe
et

.  
Si

gn
 a

re
a 

sh
ou

ld
 n

ot
 e

xc
ee

d 
75

%
 o

f s
tr

uc
tu

re
 a

re
a.

c.
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 f
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ra
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in
g 

ce
nt

er
.

Fi
gu

re
 2

4 
S

ho
pp

in
g 

C
en

te
r S

ig
n

Fi
gu

re
 2

5 
M

on
um

en
t S

ig
n 

E
xa

m
pl

e



M
ER

CE
D

 G
AT

EW
AY

M
er

ce
d,

 C
al

ifo
rn

ia
 

M
ER

CE
D

 G
AT

EW
AY

 P
LA

N
N

ED
 D

EV
EL

O
PM

EN
T 

M
AS

TE
R 

PL
AN

28Sh
op

pi
ng

 C
en

te
r 

Si
gn

 S
ta

nd
ar

ds
a.

 
A 

m
ax

im
um

 o
f 

on
e 

la
rg

e 
sh

op
pi

ng
 c
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 o
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 b
et

w
ee

n 
Pa

rs
on

s A
ve

nu
e a

nd
 C

am
pu

s P
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) C
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 b
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l b

e 
lim

ite
d 

to
 th

e 
na

m
e 

of
 th
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 l
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 b
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 t
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 b
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 b
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 b
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.5

 fe
et

 +
 2

’ 
ap

pu
rt

en
an

ce
20

’ +
 3

’ a
pp
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M
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f. 
M
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im

um
 le
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 m
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f 

th
e 
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ru
ct

ur
e 

le
ng

th
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l 
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 c
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 c
en

te
r b

ui
ld

in
gs

.

7.
5 

AT
TA

CH
ED

 S
IG

N
A

G
E 

G
U

ID
EL

IN
ES

 A
N

D
 S

TA
N

D
A

RD
S

Ea
ch

 t
en

an
t 

w
ill

 h
av

e 
th

e 
op

tio
n 

to
 p
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 o
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d 
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 d
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 c
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 m
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l s
ig

na
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d 
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 b
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m
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n 
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 p
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f b
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 o
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le
 si
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e 
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5 
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l, 

fo
r t
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m
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 p
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 b
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l b
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f D
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 d
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r f
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f c
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 d
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s 

D
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ig
n 

St
an

da
rd

s
a.

 
Bl

ad
e 

si
gn

ag
e 

m
ay

 o
r m

ay
 n

ot
 b

e 
in

te
rn

al
ly

 il
lu

m
in

at
ed

.

b.
 

Bl
ad

e 
si

gn
s 

sh
al

l b
e 

no
 g

re
at

er
 th

an
 fo

ur
 (4

) s
qu

ar
e 

fe
et

.

c.
 

A 
bl

ad
e 

si
gn

 m
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t 
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ve
 a

 v
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tic
al

 c
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ar
an

ce
 o

f 
ei

gh
t 
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) 
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et
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ov
e 
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e 

si
de

w
al

k 
or
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th

er
 p

ub
lic

 r
ig

ht
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f-
w

ay
 a

nd
 c

an
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t 
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 h

ei
gh
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f m
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e 
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an

 si
x 
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) f
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e 
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yw
ay
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f 
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e 
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ild

in
g 
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e 

si
gn
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 m

ou
nt

ed
.

d.
 

A 
bl

ad
e 

si
gn

 m
us

t 
be

 a
tta

ch
ed

 b
y 

a 
w

ro
ug

ht
 ir

on
 o

r 
si

m
ila

r 
m

et
al

 fr
am

ew
or

k 
to

 th
e 
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ild

in
g 

w
al

l.

e.
 

M
at

er
ia

ls
, 

co
lo

r, 
an

d 
ar

ra
ng

em
en

t 
sh

al
l 

be
 c

om
pa

tib
le

 a
nd

 
co

ns
is

te
nt
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ith

 th
e 

fr
ee

st
an

di
ng

 b
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ld
in

g 
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pp
in

g 
ce

nt
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 D
es

ig
n 

St
an

da
rd

s
a.

 
A 

te
na
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 t
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 o
f 

th
e 
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la
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e 
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n 
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 th

e 
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 s
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b.
 

Th
e 

ty
pe
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n 

an
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ng
 s
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n 

sh
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ld
 n
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 e
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5 
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 h

ei
gh
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c.
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e 

te
xt

 fo
nt

 o
f e

ac
h 

aw
ni

ng
 si

gn
 sh
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ld

 v
ar
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g 

te
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Aw
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ng
 s
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m
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w

id
th
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 b
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f p
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, b
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a.

 S
ig
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at
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tiv
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e 
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, c
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d 
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. D
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 p
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al
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 k
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D
ir
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on
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 S
ig
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ge
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ig
n 

G
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D
ire

ct
io

na
l 

si
gn

s 
sh

ou
ld

 b
e 

lo
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te
d 

w
ith

in
 t

he
 c

en
te

r 
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he

lp
 d
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eo
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e 
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fic
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ttr
ac

tio
ns
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se

rv
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es
, 

an
d 

de
st

in
at

io
ns

.

b.
 

D
ire

ct
io

na
l s

ig
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 s
ho

ul
d 

in
cl

ud
e 

di
re

ct
io

n 
ar

ro
w

s 
an

d 
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n-
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m
m

er
ci
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 d
en

ot
e 
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at

tr
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. 

D
ir

ec
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on
al

 S
ig

na
ge

 D
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ig
n 
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an

da
rd

s 
a.

 
D

ire
ct

io
na

l 
si

gn
s 

sh
al

l 
fo
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w

 
th

e 
Fe

de
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l 
H

ig
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ay
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m

in
is

tr
at

io
n 

M
an
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n 
U
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fo

rm
 T

ra
ffi

c 
Co

nt
ro

l D
ev
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(M

U
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D
) 
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el
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 d
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n,
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iz
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n,
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yp

e 
fo
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si
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co

nt
ra
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tiv
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t 
m

ay
 b

e 
m

ou
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 o

r 
cu

st
om

iz
ed
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ay
s 
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hi

ch
 c

an
 h

el
p 
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 r
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nf
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ce
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e 

M
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te
r 

Pl
an

 a
re

a 
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en
tit
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is
he
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 e
nt

ry
w

ay
s. 
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D
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na
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ig
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ll 
us

e 
ne

ut
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l c
ol
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s 

an
d 
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e 
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nt
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U
se

 o
f l
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n 

di
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ct
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ig
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 p

er
m

itt
ed

.

7.
7 

W
IN

D
O

W
 S

IG
N

 S
TA

N
D

A
RD

S
a.

 
W

in
do

w
 si

gn
s s

ha
ll 

be
 n

on
-i

llu
m

in
at

ed
 a

nd
 sh

al
l n

ot
 e

xc
ee

d  
tw

en
ty

 p
er

ce
nt

 o
f t

he
 w

in
do

w
 a

re
a.

b.
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l b
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ea
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 p
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ac
es
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W
in

do
w

 s
ig
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ll 

no
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 c
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ed
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d 
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e 
si

gn
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a 
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in
g 

or
 u
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.
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 p
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 d
es

ig
ne

d 
co

ns
is

te
nt

 w
ith

 C
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ra
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 p
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 c
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 b
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 C
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l b
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 b
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e 
au
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 re
qu

ire
 a

 h
ig

he
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w
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to
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a 

re
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 b

y 
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Pl
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 s

ig
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 t
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t 
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e 
no

t 
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d 
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ar
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 o
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s 

M
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r 
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, t
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 s
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ll 
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m
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y 

w
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 t
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 m
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t 
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st
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tiv
e 
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n 
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er
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d 
M
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 C
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w
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 p
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m

it 
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d 
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Fi
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re

 3
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C
irc

ul
at

io
n 

P
la

n

Co
nc

ep
tu

al
 

A
lig

nm
en

t a
nd

 
D

es
ig

n 
of

 
Pr

op
os

ed
 P

ub
lic

 
Ro

ad

G
er

ar
d 

A
ve

.

S.
 P

ar
so
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 A

ve
.
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m

pu
s 

Pa
rk

w
ay

Co�ee Street

Co�ee Street

M
is

si
on

 A
ve

.

Hwy 99

8.
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LA
TI

O
N

8.
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CI
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U
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TI
O

N
 P

LA
N

Th
e 
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rc
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at

io
n 

Pl
an

 p
ro

vi
de

s 
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r 
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te
rn

al
 c
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ul

at
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n 
ar

ea
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nd
 

in
cl

ud
es
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 p
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s 

of
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es

s 
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ro
un

di
ng
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oa
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ay

s. 
Th

es
e 

ac
ce

ss
 p
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nt

s 
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e 
a 

m
ai

n 
en

tr
y 

po
in

t a
s 

an
 e
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en

si
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 o
f P

ar
so

ns
 

Av
en

ue
, 

tw
o 

se
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nd
ar

y 
ac

ce
ss

 p
oi

nt
s 

al
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g 
Co

ffe
e 

St
re

et
 f

or
 t

he
 

N
or

th
 P

ar
ce

l, 
an

d 
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e 
fo

r t
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 S
ou

th
 P

ar
ce

l. 
Ac

ce
ss

 o
ff 

G
er

ar
d 

Av
en

ue
 

is
 a

cc
om

pl
is

he
d 

by
 tw

o 
ac

ce
ss

 p
oi

nt
s i

nt
o 

th
e 

M
as

te
r P

la
n 

ar
ea

. A
lo

ng
 

Ca
m

pu
s 

Pa
rk

w
ay

, f
ou

r r
ig

ht
-in

 ri
gh

t-
ou

t e
nt

ra
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es
 p

ro
vi

de
 a

cc
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s 
to

 
th

e 
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ut
h 

an
d 

N
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th
 P

ar
ce

l a
re

as
.  

Tw
o 

ac
ce

ss
 p

oi
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s 
fro

m
 M

is
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Av
en

ue
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re
 p

ro
vi

de
d 

to
 th

e 
So

ut
h 

Pa
rc

el
.  

Ex
ce
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 fo

r t
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 e
xt

en
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 o

f 
Pa

rs
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s 
Av

en
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 in
to

 th
e 

si
te

, t
he
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te

rn
al

 c
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at

io
n 

sh
ow

n 
in

 F
ig

ur
e 

31
 is

 c
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d 
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at
e 

ro
ad
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EE
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e 
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re
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 c
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nt
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 e
xt

en
ds

 s
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th
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 G

er
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d 
Av

en
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 a
nd

 s
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 cu
l-d

e-
sa

c p
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r t
o 
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ng
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so
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ve

nu
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th
 o

f t
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 cu
l-d

e-
sa
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of
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et

 c
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s 
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e 

w
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t 
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rv
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 c
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c 
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 o
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ve
nu
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d 
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l r
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 C
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 c
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St
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 b
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O
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er
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 p
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 c
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m
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n 
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LE
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D
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 C
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ng
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Pr
op

os
ed

 C
la
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Pr
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 C
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Pr
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Ra

ck
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Im
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 b
e 
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w
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 d

ev
el

op
m

en
t 

of
 th

e 
M

as
te

r P
la

n 
ar

ea
.

G
er

ar
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ve

.
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 c
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GENERAL PLAN AMENDMENT #15-03
MERCED GATEWAY MASTER PLAN

Reconfigure the area designated as HMD and reduce the
area designated as HMD by approximately 12 acres by
changing the General Plan designation from HMD to RC.
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CITY OF MERCED 
Planning Commission 

 
Resolution #3084 

 
WHEREAS, the Merced City Planning Commission at its regular meeting of 
June 21, 2017, held a public hearing and considered General Plan 
Amendment #15-03, Zone Change #422, and the Establishment of 
Planned Development (P-D) #74,   for the proposed Merced Gateway Master 
Plan (hereinafter referred to as the “Project”), initiated by Gateway Park 
Development Partners, LLC, on behalf of Pluim Family Partnership, property 
owner.  General Plan Amendment #15-03 would: 1) reconfigure the boundary 
between the Regional/Community Commercial (RC) and High to Medium 
Density Residential (HMD) designations; and, 2) amend the Official 
Circulation Plan by adding several driveways along the Campus Parkway 
Expressway.  Planned Development Establishment #74 would establish a Site 
Utilization Plan for 601,127 square feet of commercial uses (including retail, 
restaurants, a hotel, and gas station), 178 multi-family residential dwelling 
units, and a 1.53-acre fire station site; along with development standards.  
Zone Change #422 would relocate and reduce the size of a High-Medium 
Density Residential (R-3-2) site, and change the designation of the 
Regional/Central Commercial (C-C) area to Planned Development (P-D) #74.  
The project site is bounded by Gerard Avenue, Coffee Street, Mission Avenue 
and Pluim Drive (extended), on property currently designated 
Regional/Community Commercial and High to Medium Density Residential; 
also known as Assessor’s Parcel No. 061-250-092; and, 
 
WHEREAS, the Merced City Planning Commission concurs with Findings 
A through P of Staff Report #17-11; and,  
 
NOW THEREFORE, after reviewing the City’s Environmental Impact 
Report, and fully discussing all the issues, the Merced City Planning 
Commission does resolve to hereby recommend to City Council Approval of 
General Plan #15-03, Zone Change #422, and the Establishment of Planned 
Development (P-D) #74, subject to the Conditions set forth in Exhibit A 
attached hereto and incorporated herein by this reference. 
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Conditions of Approval 
Planning Commission Resolution #3084 

General Plan Amendment #15-03, Zone Change #422, and  
Establishment of Planned Development (P-D) #74 

 
1. The proposed project shall be constructed/designed in substantial 

compliance with Exhibit 1 (site plan) and Exhibit 2 (the Merced 
Gateway Master Plan), -- Attachments F and G of Staff Report #17-
11, except as modified by the conditions below or as approved by the 
Site Plan Review Committee. 

2. The approval of the Merced Gateway Master Plan is an approval of 
the conceptual design of the project.  Specific details related to access, 
site design, and architectural details shall be approved by the Site Plan 
Review Committee prior to each phase of construction.   

3. In compliance with Merced Municipal Code Section 20.20.020 Q, 
Site Plan Review permits are required prior to construction to address 
conformance with the standards of Planned Development (P-D) #74, 
including but not limited to, building elevations, landscaping, 
signage, etc. 

4. Approval of the General Plan Amendment, Zone Change, Planned 
Development Establishment, and Merced Gateway Master Plan is 
subject to the applicant's entering into a written (legislative action) 
agreement that they agree to all the conditions and shall pay all City 
and school district fees, taxes, and/or assessments, in effect on the 
date of any subsequent subdivision and/or permit approval, any 
increase in those fees, taxes, or assessments, and any new fees, taxes, 
or assessments, which are in effect at the time the building permits are 
issued, which may include public facilities impact fees, a regional 
traffic impact fee, Mello-Roos taxes—whether for infrastructure, 
services, or any other activity or project authorized by the Mello-Roos 
law, etc., unless a subsequent agreement is reached with the City for 
a modified fee schedule for the project.  Payment shall be made for 
each phase at the time of building permit issuance for such phase 
unless an Ordinance or other requirement of the City requires 
payment of such fees, taxes, and or assessments at an earlier or 
subsequent time.  Said legislative action agreement to be approved by 
the City Council prior to the adoption of the ordinance, resolution, or 
minute action. 



EXHIBIT A 
of Planning Commission Resolution #3084 

Page 2 

5. The proposed project shall comply with all standard Municipal Code 
and Subdivision Map Act requirements as applied by the City 
Engineering Department. 

6. All other applicable codes, ordinances, policies, etc. adopted by the 
City of Merced shall apply.   

7. 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 (with counsel selected by the City), 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 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. 

8. 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. 

9. Community Facilities District (CFD) formation is required for annual 
operating costs for police and fire services as well as storm drainage, 
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public landscaping, street trees, street lights, parks and open space. 
CFD procedures shall be initiated before issuance of the first building 
permit.  Developer/Owner shall submit a request agreeing to such a 
procedure, waiving right to protest and post deposit as determined by 
the City Engineer to be sufficient to cover procedure costs and 
maintenance costs expected prior to first assessments being received. 

10. The project shall comply with all mitigation measures required by the 
Mitigation Monitoring program (Exhibit B of Planning Commission 
Resolution #3083 – Attachment M of Staff Report #17-11).   

11. All development shall be in accordance with the design guidelines and 
standards of the Merced Gateway Master Plan unless otherwise 
modified by this resolution or future action of the Site Plan Review 
Committee. 

12. Minor modifications to the Merced Gateway Master Plan, including 
the site plan are subject to approval by the Development Services 
Director or, at his/her discretion, may be referred to the Site Plan 
Review Committee.   Changes to the Master Plan and/or site plan shall 
be supported by evidence showing that the changes would not create 
conflicts within the Master Plan area or surrounding area.  The 
Director of Development Services may require changes to the Master 
Plan or Site Plan if it is determined the proposed plan creates an 
unsafe situation.   

13. If the final site plan is approved in phases, evidence shall be provided 
showing that the phase being approved would not conflict with future 
phases.  A site plan of the entire Master Plan area shall be provided 
with the approval of each phase to allow the Site Plan Review 
Committee to confirm each phase will work in conjunction with 
existing and future phases. 

14. At the time the City determines it is needed, the owner shall offer for 
dedication a minimum 1.5-acre parcel for a future fire station as 
shown on the site plan found at Attachment F of Staff Report #17-11. 

15. Roadway improvements shall be made in accordance with the 
Circulation Transportation Improvement Phasing Plan found at 
Attachment I of Staff Report #17-11.  

16. The Circulation Transportation Improvement Phasing Plan (CTIPP) 
shall be modified prior to the first phase of construction at the owner’s 
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sole expense to determine what improvements are necessary.  
Subsequent modifications shall be made at the owner’s sole expense 
if the phasing of the project is different than what is analyzed in the 
CTIPP.  Any modifications to the CTIPP shall be approved by the 
Development Services Director and City Engineer and in consultation 
with Caltrans regarding improvements within its jurisdiction.   

17. Any modifications to the CTIPP shall be supported by a traffic 
analysis subject to City and Caltrans approval which identifies: 
a. When “Interim” improvements to the SR 99 / Mission Avenue 

/ Campus Parkway interchange are needed, 
b. Design requirements for “Interim” improvements in terms of 

lane length, signage, markings, etc.;   
c. When improvements to the Campus Parkway / Coffee Street 

intersection are needed; and, 
d. What level of overall project development can be 

accommodated prior to the need for ultimate SR 99/Mission 
Avenue / Campus Parkway interchange improvements. 

18. The construction of Pluim Drive, including the signal at Pluim Drive 
and Campus Parkway, shall be required when the eastern access 
driveway is necessary to either the north or south parcels.  This may 
be as determined by the phasing of the site or when deemed necessary 
by the City Engineer to ensure adequate circulation and safety.   

19. A signal shall be installed at the intersection of Parsons Avenue and 
Coffee Street.   The traffic signal shall be constructed at the time 
Parsons Avenue is extended and the shopping center entrance is 
constructed unless otherwise approved by the Development Services 
Director and City Engineer.   

20. All streets shall be built to City Standards (with the exception of a 
portion of Parsons Avenue – see Condition #21).   

21. Parsons Avenue shall extend through the shopping center and connect 
to Pluim Drive.  However, the design shown on the proposed Site Plan 
and Merced Gateway Master Plan are not approved as proposed.  The 
developer shall work with the City Engineer, Public Works Director, 
and Director of Development Services to determine the alignment and 
design of Parsons Avenue.  The City Engineer and Public Works 
Director shall also determine if public utilities would be needed in this 
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section of Parsons Avenue and if the applicant will be responsible for 
maintenance of the roadway. 

22. A Class II Bike Lane shall be included on the following streets:  1) 
Coffee Street – east side of the street for the full length of Coffee 
Street between Gerard and Mission Avenue; 2) Gerard Avenue – 
south side of street for the full length between Coffee Street and Pluim 
Drive; and 3) Mission Avenue from Coffee Street to Pluim Drive.  
Refer to Figure 32 of the Merced Gateway Master Plan.   

23. Full frontage improvements, including, but not limited to sidewalk, 
curb, gutter, street lights, and street trees, shall be installed along the 
frontage adjacent to each building or group of buildings at the time of 
construction.  Additional areas may be required to be improved by the 
Site Plan Review Committee or as determined necessary by the 
Engineering Department at the time of building permit review. 

24. The project shall dedicate all necessary right-of-way along Coffee 
Street (Collector Street), Gerard Avenue (Arterial Street), Pluim 
Drive (future Collector Street), and Mission Avenue (Collector 
Street) to comply with City Standards or as determined by the City 
Engineer. 

25. Prior to the construction of any phase which proposes direct access to 
Campus Parkway between Coffee Street and Pluim Drive, a traffic 
analysis shall evaluate the impacts of this access on the operation of 
SR 99 ramps ,and identify desirable driveway location and design.  If 
required by Caltrans, dual right turn lanes for eastbound traffic on 
Campus Parkway into the western driveway access for the southern 
parcel shall be constructed.   

26. “Interim” improvements to the SR 99 NB ramps / Mission Avenue 
and SR 99 SB ramps / Mission Avenue intersection  shall be 
constructed with the first phase of development unless determined to 
be needed under an alternative schedule by an updated CTIPP.  
“Interim” improvements shall include: 
a. restripe the northbound off ramp to include a shared 

left/through/right lane and an exclusive right turn lane.  The 
outside (#1) right-turn lane shall be designated for northbound 
Coffee Street by appropriate signing and markings approved by 
Caltrans 
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b. restripe the southbound off ramp to have a shared 
right/through/left lane and an exclusive left turn lane. 

c. All work within the State right of way shall be completed under 
an encroachment permit issued subject to Caltrans approval 
and shall be accompanied by a supporting traffic analysis 
subject to Caltrans approval which evaluates specific design 
requirements. 

27. The project may be eligible for reimbursement for certain 
improvements subject to the provisions of the Merced Municipal 
Code (MMC).   

28. Per the Merced Gateway Master Plan, an enhanced bicycle crossing 
should be considered at the intersection of Campus Parkway and 
Coffee Street.  Additionally, an enhanced bicycle crossing should be 
considered at Campus Parkway and Pluim Drive.  The developer shall 
work with the City Engineer and Director of Development Services 
to determine if such crossings are needed.  If it is determined the 
enhanced crossings are needed, the developer shall work with the City 
Engineer and Director of Development Services to determine the 
design of the crossings.  The crossings shall be subject to Caltrans 
approval.   

29. Deceleration and acceleration lanes shall be constructed at all non-
signalized entrances/exits to the project site along Campus Parkway.  
The length of these lanes shall be approved by the City Engineer and 
Caltrans.   

30. All uses within the Merced Gateway Master Plan area shall comply 
with the parking requirements set forth in Merced Municipal Code 
Section (MMC) 20.38 – Parking and Loading. 

31. Sidewalks or pedestrian pathways shall be incorporated into the 
parking areas to provide pedestrian access from the parking areas to 
the buildings.  Details shall be worked out with the Planning 
Department at the Site Plan Review stage.  

32. A minimum turning radius of 33 feet inside, curb-to-curb and 49 feet 
wall-to-wall for fire apparatus access must be provided throughout the 
project site.  Refuse containers or other items shall not be permitted 
to be placed in the required clear space of the turning area. 

 



EXHIBIT A 
of Planning Commission Resolution #3084 

Page 7 

33. Bicycle parking shall meet the minimum requirements of the 
California Green Building Code and MMC 20.38.080. 

34. All driveways shall comply with the City of Merced Standard for 
commercial driveways and are to be reviewed by the Fire Department 
as part of the review of the improvement plan submittals. 

35. The developer shall work with UC Merced  (Cat Tracks) and the 
Merced Transit System (The Bus) to determine the best location for 
public transit facilities.  The location of these facilities will be subject 
to review and approval by the Development Services Director and 
City Engineer or through the Site Plan Review process. 

36. Consideration shall be given to circulation and vehicle stacking room 
for all uses with a drive-through window.  Vehicles waiting in the 
drive-through aisle shall not conflict with the circulation on the site.   

37. If the apartment complex or any other part of the project has gated 
entrances/exits, each entrance/exit shall be provided with a Knox-box 
that is equipped with “click-to-enter” technology for the Fire 
Department and Public Works Departments.  Details to be reviewed 
by Fire Department at the building permit stage.  The 
developer/owner shall provide the necessary remotes to operate the 
gates to the City.   

38. If the apartment complex or any other part of the project is gated, 
pedestrian access gates shall be provided to allow pedestrian access 
to the public sidewalks as well as into the shopping center.   

39. Prior to any demolition work, the applicant shall obtain all necessary 
approvals from the San Joaquin Valley Air Pollution Control District. 

40. The developer shall use proper dust control procedures during site 
development in accordance with San Joaquin Valley Air Pollution 
Control District rules. 

41. All construction activity shall be conducted in accordance with City 
of Merced standards for times of operation. 

42. All landscaping shall comply with the Section 20.36.040 – Landscape 
and Sprinkler Plans, of the City’s Zoning Ordinance in addition to all 
applicable state laws and the Merced Gateway Master Plan 
requirements. 
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43. Changes to the tree and plant list approved with the Merced Gateway 
Master Plan are subject to approval by the Planning Manager for any 
on-site landscape areas.  All landscaping in the public right-of-way is 
subject to approval by the City’s Public Works Department. 

44. Full landscape and irrigation plans shall be submitted at the time of 
building permit application.  Landscaping is required with each 
building at the time of construction and in common areas connecting 
buildings as these areas are constructed, as well as the public right-of-
way adjacent to each building.  Additional areas may be required to 
be landscaped at the time of building permit review or by the Site Plan 
Review Committee. 

45. Parking lot trees shall be installed per the City’s Parking Lot 
Landscape Standards.  Trees 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).  Trees shall 
be installed at a ratio of at least one tree for each six parking spaces.  
The trees may be located in planter areas that protrude into the parking 
areas, or which run along the edge of the parking areas and shall be 
located to accommodate any carport or shade structures (details to be 
worked out with Planning Staff). 

46. All walking paths, bicycle and vehicle parking areas, and recreational 
areas shall be provided with sufficient lighting to ensure a safe 
environment.   

47. Lighting near the apartment complex at the northwest corner of the 
site or across the street from residential uses shall be oriented and/or 
shielded in such a way as to not spill-over into the apartment units. 

48. The project shall comply with the Post Construction Standards in 
accordance with the requirement for the City’s Phase II MS-4 Permit 
(Municipal Separate Storm Sewer System). 

49. All storm water shall be retained onsite and metered out to the City’s 
storm water system in accordance with City Standards.  The storm 
drainage plan proposed by the Merced Gateway Master Plan is 
conceptually approved.  The City Engineer shall approval final design 
of the storm drain system prior to construction.   

50. The use of the County of Merced-owned terminal drainage basin at 
the intersection of Mission Avenue and Coffee Street is approved 
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subject to the approval of a license agreement with Merced County 
and  approval of the Local Agency Formation Commission (LAFCo). 

51. A 16-inch water line shall be installed in Mission Avenue along the 
full frontage of the project site.  A 12-inch water line (or a size 
determined to be acceptable by the Public Works Director) shall be 
installed in Pluim Drive.  All water lines shall be installed per City 
Standards.  The developer may be eligible for reimbursement from 
the adjacent property owner and for any over-sizing of the water lines 
in accordance with the Merced Municipal Code. 

52. The developer shall work with the Public Works Director to 
determine if a sewer line is required in Mission Avenue and Pluim 
Drive.  If sewer lines are required, they shall be installed per City 
Standards.  The developer may be eligible for reimbursement from 
the adjacent property owner and for any over-sizing of the water lines 
in accordance with the Merced Municipal Code. 

53. All new utilities (including electrical lines) shall be installed 
underground. 

54. A backflow prevention device shall be provided for all water services 
(i.e., domestic, irrigation, and fire). 

55. All signs shall comply with the sign requirements adopted with the 
Merced Gateway Master Plan.  Single and multi-tenant buildings shall 
be permitted two square feet of sign area for each linear foot of 
building frontage.  Primary anchor tenants (30,000 square feet or 
larger) shall be permitted up to one square foot of sign area for each 
linear foot of building frontage.  Modifications to the sign program 
may be approved by the Director of Development Services.   

56. The project shall comply with all FEMA Flood Zone requirements 
and with the California 200-year Urban Level of Flood Protection 
requirements. 

57. The applicant shall work with the City’s Refuse Department to 
determine the best location for the refuse enclosures serving each 
building or group of buildings.  The enclosures shall be constructed 
per City Standards. 

58. The premises shall remain clean and free of debris, weeds, and graffiti 
at all times. 
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59. Fire Hydrants shall meet minimum fire-flow requirements and be 
located in accordance with City of Merced codes and standards.  The 
maximum spacing between hydrants is 500 feet.  The placement of 
fire hydrants and the number of hydrants for the site is to be worked 
out with the Fire Department no later than the review of building 
permit plans. 

 
n:shared:planning:PC Resolutions:GPA#15-03/ZC#422/Est. of PD #74 (Merced Gateway)  Exhibit A 
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n
 o
r s
tu
d
y 
is
 n
ec
es
sa
ry
.  
If
 th

e 
re
so
u
rc
e 
d
o
es
 

q
u
al
if
y 
as
 a
 si
gn
if
ic
an
t r
es
o
u
rc
e 
th
en

 th
e 
im

p
ac
ts
 sh

al
l b
e 

av
o
id
ed

 b
y 
p
ro
je
ct
 a
ct
iv
it
ie
s.
  I
f t
h
e 
re
so
u
rc
e 
ca
n
n
o
t b

e 
av
o
id
ed

, a
d
ve
rs
e 
im

p
ac
ts
 to

 th
e 
re
so
u
rc
e 
sh
al
l b
e 
ad
d
re
ss
ed

.  
Th
e 
ar
ch
ae
o
lo
gi
st
 sh

al
l m

ak
e 
re
co
m
m
en

d
at
io
n
s c

o
n
ce
rn
in
g 

ap
p
ro
p
ri
at
e 
m
it
ig
at
io
n
 m

ea
su
re
s t
h
at
 sh

al
l b
e 
im

p
le
m
en
te
d
 to

 
p
ro
te
ct
 th

e 
re
so
u
rc
es
, i
n
cl
u
d
in
g 
b
u
t n

o
t l
im

it
ed

 to
 e
xc
av
at
io
n
 

an
d
 e
va
lu
at
io
n
 o
f t
h
e 
fi
n
d
s i
n
 a
cc
o
rd
an
ce
 w
it
h
 S
ec
ti
o
n
 1
5
0
6
4
.5
 

o
f t
h
e 
C
EQ

A
 G
u
id
el
in
es
.  
A
n
y 
p
re
vi
o
u
sl
y 
u
n
d
is
co
ve
re
d
 

re
so
u
rc
es
 fo

u
n
d
 d
u
ri
n
g 
co
n
st
ru
ct
io
n
 w
it
h
in
 th

e 
p
ro
je
ct
 a
re
a 

sh
o
u
ld
 b
e 
re
co
rd
ed

 o
n
 a
p
p
ro
p
ri
at
e 
D
ep

ar
tm

en
t o

f P
ar
ks
 a
n
d
 

R
ec
re
at
io
n
 (D

P
R
) 5

2
3
 fo

rm
s a

n
d
 e
va
lu
at
ed

 fo
r s
ig
n
if
ic
an
ce
 in
 

te
rm

s o
f C

EQ
A
 c
ri
te
ri
a.
 

M
M

 C
U

L‐
3:
 In
 th

e 
ev
en
t t
h
at
 fo
ss
ils
 o
r f
o
ss
il‐
b
ea
ri
n
g 
d
ep
o
si
ts
 a
re
 

d
is
co
ve
re
d
 d
u
ri
n
g 
co
n
st
ru
ct
io
n
 a
ct
iv
it
ie
s,
 e
xc
av
at
io
n
s w

it
h
in
 a
 

50
‐fo

o
t r
ad
iu
s o

f t
h
e 
fi
n
d
 sh

al
l b
e 
te
m
p
o
ra
ri
ly
 h
al
te
d
 o
r d

iv
er
te
d
.  

Th
e 
p
ro
je
ct
 co

n
tr
ac
to
r s
h
al
l n
o
ti
fy
 a
 q
u
al
if
ie
d
 p
al
eo
n
to
lo
gi
st
 to

 
ex
am

in
e 
th
e 
d
is
co
ve
ry
.  
Th
e 
ap
p
lic
an
t s
h
al
l i
n
cl
u
d
e 
a 
st
an
d
ar
d
 

in
ad
ve
rt
en
t d

is
co
ve
ry
 c
la
u
se
 in
 e
ve
ry
 co

n
st
ru
ct
io
n
 co

n
tr
ac
t t
o
 

in
fo
rm

 co
n
tr
ac
to
rs
 o
f t
h
is
 re

q
u
ir
em

en
t.
  T
h
e 
p
al
eo
n
to
lo
gi
st
 sh

al
l 

d
o
cu
m
en
t t
h
e 
d
is
co
ve
ry
 a
s n

ee
d
ed

 in
 a
cc
o
rd
an
ce
 w
it
h
 S
o
ci
et
y 
o
f 

V
er
te
b
ra
te
 P
al
eo
n
to
lo
gy
 st
an
d
ar
d
s a

n
d
 a
ss
es
s t
h
e 
si
gn
if
ic
an
ce
 o
f 
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D
at

e 
In

it
ia

l 

th
e 
fi
n
d
 u
n
d
er
 th

e 
cr
it
er
ia
 se

t f
o
rt
h
 in
 C
EQ

A
 G
u
id
el
in
es
 S
ec
ti
o
n
 

15
06
4.
5.
  T
h
e 
p
al
eo
n
to
lo
gi
st
 sh

al
l n
o
ti
fy
 th

e 
ap
p
ro
p
ri
at
e 

ag
en
ci
es
 to

 d
et
er
m
in
e 
p
ro
ce
d
u
re
s t
h
at
 w
o
u
ld
 b
e 
fo
llo
w
ed

 
b
ef
o
re
 co

n
st
ru
ct
io
n
 a
ct
iv
it
ie
s a

re
 a
llo
w
ed

 to
 re

su
m
e 
at
 th

e 
lo
ca
ti
o
n
 o
f t
h
e 
fi
n
d
.  
If
 th

e 
A
p
p
lic
an
t d

et
er
m
in
es
 th

at
 a
vo
id
an
ce
 

is
 n
o
t f
ea
si
b
le
, t
h
e 
p
al
eo
n
to
lo
gi
st
 sh

al
l p
re
p
ar
e 
an

 e
xc
av
at
io
n
 

p
la
n
 fo
r m

it
ig
at
in
g 
th
e 
ef
fe
ct
 o
f c
o
n
st
ru
ct
io
n
 a
ct
iv
it
ie
s o

n
 th

e 
d
is
co
ve
ry
.  
Th
e 
p
la
n
 sh

al
l b
e 
su
b
m
it
te
d
 to

 th
e 
C
it
y 
o
f M

er
ce
d
 fo
r 

re
vi
ew

 a
n
d
 a
p
p
ro
va
l p
ri
o
r t
o
 im

p
le
m
en
ta
ti
o
n
, a
n
d
 th

e 
A
p
p
lic
an
t 

sh
al
l a
d
h
er
e 
to
 th

e 
re
co
m
m
en
d
at
io
n
s i
n
 th

e 
p
la
n
. 

M
M

 C
U

L‐
4

: 
In
 th

e 
ev
en
t o

f t
h
e 
ac
ci
d
en
ta
l d
is
co
ve
ry
 o
r 

re
co
gn
it
io
n
 o
f a
n
y 
h
u
m
an

 re
m
ai
n
s,
 C
EQ

A
 G
u
id
el
in
es
 S
ec
ti
o
n
 

1
5
0
6
4
.5
, H

ea
lt
h
 a
n
d
 S
af
et
y 
C
o
d
e 
Se
ct
io
n
 7
0
5
0
.5
, a
n
d
 P
u
b
lic
 

R
es
o
u
rc
es
 C
o
d
e 
(P
R
C
) S
ec
ti
o
n
s 5

0
9
7
.9
4
 a
n
d
 5
0
9
7
.9
8
 m

u
st
 b
e 

fo
llo
w
ed

.  
If
 d
u
ri
n
g 
th
e 
co
u
rs
e 
o
f p

ro
je
ct
 d
ev
el
o
p
m
en
t t
h
er
e 
is
 

ac
ci
d
en
ta
l d
is
co
ve
ry
 o
r r
ec
o
gn
it
io
n
 o
f  a
n
y 
h
u
m
an

 re
m
ai
n
s,
 th

e 
fo
llo
w
in
g 
st
ep

s s
h
al
l b
e 
ta
ke
n
: 

1
. T
h
er
e 
sh
al
l b
e 
n
o
 fu

rt
h
er
 e
xc
av
at
io
n
 o
r d

is
tu
rb
an
ce
 o
f t
h
e 

si
te
 o
r a

n
y 
n
ea
rb
y 
ar
ea
 re

as
o
n
ab
ly
 su

sp
ec
te
d
 to

 o
ve
rl
ie
 

ad
ja
ce
n
t h

u
m
an

 re
m
ai
n
s u

n
ti
l t
h
e 
C
o
u
n
ty
 C
o
ro
n
er
 is
 

co
n
ta
ct
ed

 a
n
d
 d
et
er
m
in
es
 if
 th

e 
re
m
ai
n
s a

re
 N
at
iv
e 

A
m
er
ic
an

 a
n
d
 if
 a
n
 in
ve
st
ig
at
io
n
 o
f  t
h
e 
ca
u
se
 o
f d

ea
th
 is
 

re
q
u
ir
ed

.  
If
 th

e 
co
ro
n
er
 d
et
er
m
in
es
 th

e 
re
m
ai
n
s t
o
 b
e 

N
at
iv
e 
A
m
er
ic
an
, t
h
e 
co
ro
n
er
 sh

al
l c
o
n
ta
ct
 th

e 
N
at
iv
e 

A
m
er
ic
an

 H
er
it
ag
e 
C
o
m
m
is
si
o
n
 (N

A
H
C
) w

it
h
in
 2
4
 h
o
u
rs
, a
n
d
 

th
e 
N
A
H
C
 sh

al
l i
d
en
ti
fy
 th

e 
p
er
so
n
 o
r p

er
so
n
s i
t b

el
ie
ve
s t
o
 

b
e 
th
e 
m
o
st
 li
ke
ly
 d
es
ce
n
d
an
t (
M
LD

) o
f t
h
e 
d
ec
ea
se
d
  N
at
iv
e 

A
m
er
ic
an
.  
Th
e 
M
LD

 m
ay
 m

ak
e 
re
co
m
m
en

d
at
io
n
s t
o
 th

e 
la
n
d
o
w
n
er
 o
r t
h
e 
p
er
so
n
 re

sp
o
n
si
b
le
 fo

r t
h
e 
ex
ca
va
ti
o
n
 w
o
rk
 

w
it
h
in
 4
8
 h
o
u
rs
, f
o
r m

ea
n
s o

f t
re
at
in
g 
o
r d

is
p
o
si
n
g 
o
f, 
w
it
h
 

ap
p
ro
p
ri
at
e 
d
ig
n
it
y,
 th

e 
h
u
m
an

 re
m
ai
n
s a

n
d
 a
n
y 
as
so
ci
at
ed

 
gr
av
e 
go
o
d
s a

s p
ro
vi
d
ed

 in
 P
R
C
 S
ec
ti
o
n
 5
0
9
7
.9
8
. 
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D
at

e 
In

it
ia
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2
. W

h
er
e 
th
e 
fo
llo
w
in
g 
co
n
d
it
io
n
s o

cc
u
r,
 th

e 
la
n
d
o
w
n
er
 o
r h

is
 

o
r h

er
 a
u
th
o
ri
ze
d
 re

p
re
se
n
ta
ti
ve
 sh

al
l r
eb

u
ry
 th

e 
N
at
iv
e 

A
m
er
ic
an

 h
u
m
an

 re
m
ai
n
s a

n
d
 a
ss
o
ci
at
ed

 g
ra
ve
 g
o
o
d
s w

it
h
 

ap
p
ro
p
ri
at
e 
d
ig
n
it
y 
ei
th
er
 in

 a
cc
o
rd
an
ce
 w
it
h
 th

e 
re
co
m
m
en

d
at
io
n
s o

f t
h
e 
m
o
st
 li
ke
ly
 d
es
ce
n
d
an
t o

r o
n
 th

e 
p
ro
je
ct
 si
te
 in
 a
 lo
ca
ti
o
n
 n
o
t s
u
b
je
ct
 to

 fu
rt
h
er
 su

b
su
rf
ac
e 

d
is
tu
rb
an
ce
: 

• 
Th
e 
N
A
H
C
 is
 u
n
ab
le
 to

 id
en
ti
fy
 a
 m

o
st
 li
ke
ly
 d
es
ce
n
d
en
t o

r 
th
e 
m
o
st
 li
ke
ly
 d
es
ce
n
d
en
t f
ai
le
d
 to

 m
ak
e 
a 

re
co
m
m
en

d
at
io
n
 w
it
h
in
 4
8
 h
o
u
rs
 a
ft
er
 b
ei
n
g 
n
o
ti
fi
ed

 b
y 

th
e 
co
m
m
is
si
o
n
. 

• 
Th
e 
d
es
ce
n
d
an
t i
d
en
ti
fi
ed

 fa
ils
 to

 m
ak
e 
a 

re
co
m
m
en

d
at
io
n
. 

• 
Th
e 
la
n
d
o
w
n
er
 o
r h

is
 a
u
th
o
ri
ze
d
 re

p
re
se
n
ta
ti
ve
 re

je
ct
s t
h
e 

re
co
m
m
en

d
at
io
n
 o
f t
h
e 
d
es
ce
n
d
an
t,
 a
n
d
 m

ed
ia
ti
o
n
 b
y 
th
e 

N
A
H
C
 fa
ils
 to

 p
ro
vi
d
e 
m
ea
su
re
s a

cc
ep

ta
b
le
 to

 th
e 

la
n
d
o
w
n
er
. 

  A
d
d
it
io
n
al
ly
, C
al
ifo
rn
ia
 P
u
b
lic
 R
es
o
u
rc
es
 C
o
d
e 
Se
ct
io
n
 1
50
64
.5
 

re
q
u
ir
es
 th

e 
fo
llo
w
in
g 
w
it
h
 re

ga
rd
s t
o
 N
at
iv
e 
A
m
er
ic
an

 R
em

ai
n
s:

  W
h
en

 a
n
 in
it
ia
l s
tu
d
y 
id
en
ti
fi
es
 th

e 
ex
is
te
n
ce
 o
f, 
o
r t
h
e 

p
ro
b
ab
le
 li
ke
lih
o
o
d
 o
f, 
N
at
iv
e 
A
m
er
ic
an

 R
em

ai
n
s w

it
h
in
 a
 

p
ro
je
ct
, a
 le
ad

 a
ge
n
cy
 sh

al
l w

o
rk
 w
it
h
 th

e 
ap
p
ro
p
ri
at
e 
N
at
iv
e 

A
m
er
ic
an
s a

s i
d
en
ti
fi
ed

 b
y 
th
e 
N
at
iv
e 
A
m
er
ic
an

 H
er
it
ag
e 

C
o
m
m
is
si
o
n
 a
s p

ro
vi
d
ed

 in
 P
u
b
lic
 R
es
o
u
rc
es
 C
o
d
e 
Se
ct
io
n
 

5
0
9
7
.9
8
.  
Th
e 
ap
p
lic
an
t m

ay
 d
ev
el
o
p
 a
 p
la
n
 fo

r t
re
at
in
g 
o
r 

d
is
p
o
si
n
g 
o
f, 
w
it
h
 a
p
p
ro
p
ri
at
e 
d
ig
n
it
y,
 th

e 
h
u
m
an

 re
m
ai
n
s a

n
d
 

an
y 
it
em

s a
ss
o
ci
at
ed

 w
it
h
 N
at
iv
e 
A
m
er
ic
an

 B
u
ri
al
s w

it
h
 th

e 
ap
p
ro
p
ri
at
e 
N
at
iv
e 
A
m
er
ic
an
s a

s i
d
en
ti
fi
ed

 b
y 
th
e 
N
A
H
C
. 
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p
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ro
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b
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b
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p
ro
je
ct
 a
p
p
lic
an
t s
h
al
l a
ls
o
 su

b
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C
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o
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n
s a

n
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P
ra
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M
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o
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o
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u
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n
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co
n
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it
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h
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P
P
P
 sh

al
l i
d
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ti
fy
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 p
ra
ct
ic
al
 

se
q
u
en
ce
 fo
r B

M
P
 im

p
le
m
en
ta
ti
o
n
, s
it
e 
re
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o
ra
ti
o
n
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o
n
ti
n
ge
n
cy
 

m
ea
su
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o
n
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b
le
 p
ar
ti
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n
d
 a
ge
n
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 co

n
ta
ct
s.
  T
h
e 
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P
P
P
 

sh
al
l i
n
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u
d
e 
b
u
t n

o
t b

e 
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it
ed

 to
 th
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w
in
g 
el
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en
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o
m
p
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 w
it
h
 th

e 
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q
u
ir
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en
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 o
f t
h
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at
e 
o
f C

al
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o
rn
ia
’s
 

m
o
st
 c
u
rr
en
t C

o
n
st
ru
ct
io
n
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to
rm

w
at
er
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er
m
it
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m
p
o
ra
ry
 e
ro
si
o
n
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o
n
tr
o
l m

ea
su
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s s
h
al
l b
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p
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m
en
te
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o
n
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ll 
d
is
tu
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 a
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D
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tu
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 su
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 sh

al
l b
e 
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te
d
 w
it
h
 e
ro
si
o
n
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o
n
tr
o
l 

m
ea
su
re
s d

u
ri
n
g 
th
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O
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o
b
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 1
5
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p
ri
l 1
5
 ra

in
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se
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o
n
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d
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en
t s
h
al
l b
e 
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 o
n
‐s
it
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b
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a 
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 o
f s
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en
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b
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in
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 tr
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 o
r o

th
er
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M
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co
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ru
ct
io
n
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o
n
tr
ac
to
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h
al
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p
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d
ar
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O
p
er
at
in
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ro
ce
d
u
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h
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d
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o
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d
o
u
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at
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ia
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e 
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n
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in
at
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 o
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at
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 st
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ra
in
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n
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h
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l b
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ea
n
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h
er
e 
ap
p
lic
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 (e
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o
b
se
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at
io
n
 o
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‐n
o
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al
 se

d
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en
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p
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in
 ca

se
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h
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o
n
 o
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o
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m
in
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io
n
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at
io
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u
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t p

et
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u
m
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u
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th
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R
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n
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u
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it
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o
n
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o
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ar
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u
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h
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at
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p
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p
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at
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p
ts
 th

at
 a
re
 in
te
n
d
ed

 to
 a
cc
o
m
p
lis
h
 a
 “
fi
rs
t f
lu
sh
” 

o
b
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 b
ef
o
re
 it
 e
n
te
rs
 a
re
a 
w
at
er
w
ay
s.
  T
h
e 

p
ro
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p
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b
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at
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b
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p
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n
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 d
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n
d
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d
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d
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d
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in
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u
d
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b
u
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o
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it
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q
u
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en
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 fo

r a
n
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n
g,
 

co
n
st
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io
n
 m

at
er
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 a
n
d
 m

et
h
o
d
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 e
le
va
ti
o
n
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n
d
 

fl
o
o
d
p
ro
o
fi
n
g.
  I
n
 a
d
d
it
io
n
, t
h
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ap
p
lic
an
t s
h
al
l p
ro
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d
e 

ce
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ic
at
io
n
 b
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gi
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ed
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fe
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n
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n
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th
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u
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b
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To
 re

d
u
ce
 p
o
te
n
ti
al
 c
o
n
st
ru
ct
io
n
 n
o
is
e 
im

p
ac
ts
, t
h
e 

fo
llo
w
in
g 
m
u
lt
i‐p

ar
t m

it
ig
at
io
n
 m

ea
su
re
 sh

al
l b
e 
im

p
le
m
en
te
d
 

fo
r t
h
e 
p
ro
je
ct
: 

• 
Th
e 
co
n
st
ru
ct
io
n
 c
o
n
tr
ac
to
r s
h
al
l e
n
su
re
 th

at
 a
ll 
in
te
rn
al
 

co
m
b
u
st
io
n
 e
n
gi
n
e‐
d
ri
ve
n
 e
q
u
ip
m
en
t i
s e

q
u
ip
p
ed

 w
it
h
 

m
u
ff
le
rs
 th

at
 a
re
 in

 g
o
o
d
 c
o
n
d
it
io
n
 a
n
d
 a
p
p
ro
p
ri
at
e
 fo

r t
h
e 

eq
u
ip
m
en
t.
 

• 
Th
e 
co
n
st
ru
ct
io
n
 c
o
n
tr
ac
to
r s
h
al
l l
o
ca
te
 st
at
io
n
ar
y 
n
o
is
e‐

ge
n
er
at
in
g 
eq

u
ip
m
en
t a

s f
ar
 a
s f
ea
si
b
le
 fr
o
m
 se

n
si
ti
ve
 

re
ce
p
to
rs
 w
h
en

 se
n
si
ti
ve
 re

ce
p
to
rs
 a
d
jo
in
 o
r a

re
 n
ea
r a

 
co
n
st
ru
ct
io
n
 d
is
tu
rb
an
ce
 a
re
a.
  I
n
 a
d
d
it
io
n
, t
h
e 
p
ro
je
ct
 

co
n
tr
ac
to
r s
h
al
l p
la
ce
 su

ch
 st
at
io
n
ar
y 
co
n
st
ru
ct
io
n
 

eq
u
ip
m
en
t s
o
 th

at
 e
m
it
te
d
 n
o
is
e 
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d
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w
ay
 fr
o
m
 

se
n
si
ti
ve
 re

ce
p
to
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ea
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 th
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p
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n
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ru
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io
n
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o
n
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to
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h
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h
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 u
n
n
ec
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lin
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o
f i
n
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al
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o
m
b
u
st
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n
 e
n
gi
n
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 (i
.e
., 
id
lin
g 
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 e
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s o

f 5
 

m
in
u
te
s i
s p

ro
h
ib
it
ed

).
 

• 
Th
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n
st
ru
ct
io
n
 c
o
n
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h
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o
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te
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o
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m
ax
im

u
m
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te
n
t p

ra
ct
ic
al
, o
n
‐s
it
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eq

u
ip
m
en
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ta
gi
n
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o
 a
s t
o
 

m
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im

iz
e 
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d
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n
ce
 b
et
w
ee
n
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o
n
st
ru
ct
io
n
‐r
el
at
ed

 n
o
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so
u
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n
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 n
o
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n
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 re

ce
p
to
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ea
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p
ro
je
ct
 

si
te
 d
u
ri
n
g 
al
l p
ro
je
ct
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o
n
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ru
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io
n
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st
ru
ct
io
n
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o
n
tr
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to
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h
al
l l
im
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n
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ro
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u
ci
n
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io
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ct
iv
it
ie
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 in
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d
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s a

n
d
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m
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u
p
 

o
f e

q
u
ip
m
en
t,
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 th
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h
o
u
rs
 o
f 7

:0
0
 a
.m

. t
o
 7
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0
 p
.m

.,
 

M
o
n
d
ay
 th

ro
u
gh
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at
u
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o
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u
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u
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EXHIBIT J





CITY OF MERCED 
SITE PLAN REVIEW COMMITTEE 
RESOLUTION #427 
 

D&A Concrete 

 Construct a 1,600-s.f. office and a 
5,000-s.f. warehouse for D&A 
Concrete. 

APPLICANT  PROJECT 
   
3024 Belcher Avenue  1955 Grogan Avenue 
ADDRESS  PROJECT SITE 
   
Merced, CA 95348  059-300-043 
CITY/STATE/ZIP  APN 
   
209-822-9712  Light Industrial (I-L) 
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 #427 on November 29, 
2018, submitted by David Valencia, property owner, to construct a 5,000-square-foot 
warehouse and a 1,600-square-foot office for D&A Concrete at 1955 Grogan Avenue, 
within a Light Industrial (I-L) Zone. Said property being more particularly described as 
Parcel 2 as shown on the map entitled “Parcel Map for Aldo Brocchini Investments,” 
recorded in Book 59, Page 39 of Merced County Records; also known as Assessor’s Parcel 
Number (APN) 059-300-043. 
 
WHEREAS, the proposal is exempt from the California Environmental Quality Act 
(CEQA), and is in accordance with Section 15332 (Exhibit D); and, 
 
WHEREAS, the Merced City Site Plan Review Committee makes the following Findings: 
 

A) The proposal complies with the General Plan designation of Industrial (IND) 
and the Zoning classification of Light Industrial (I-L). 

B) Approval of this use shall be subject to approval from the Airport Land Use 
Commission or its staff designee (see Condition #25). The City Council may 
override the Commission’s determination. 

C) The parking requirement for a warehouse is 1 parking space per 2,000 square 
feet of floor area or 1 per 2 employees working during the largest shift, 
whichever is greater. Based on the proposed 6,600-square-foot building, this 
business would be required to have a minimum of 4 parking spaces (see 
Condition #28).  

D) Parking lot trees are not required, but are encouraged to be installed per the 
City’s Parking Lot Landscape Standards.  Trees should be a minimum of 15 
gallons and be of a type that provides a 30-foot minimum canopy at maturity 
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(trees should be selected from the City’s approved tree list). Trees should be 
installed at a ratio of at least one tree for every six parking spaces. Street trees 
shall be planted as required by City Standards. Irrigation for all on-site 
landscaping shall be provided by a drip system or micro-spray system in 
accordance with the State’s Emergency Regulation for Statewide Urban Water 
Conservation or any other State or City mandated water regulations. 

NOW, THEREFORE, BE IT RESOLVED that the Merced City Site Plan Review 
Committee does approve Site Plan Application #427 subject to the following conditions:  
 
1) The subject site shall be constructed as shown on Exhibit B (site plan/floor plan) 

and Exhibit C (elevations), except as modified by the conditions of approval within 
this resolution. 

2) All conditions contained in Site Plan Review #79-1 – Amended (“Standard 
Conditions for Site Plan Review Application”) shall apply. 

3) The Project shall comply with relevant conditions set forth for Tentative 
Subdivision Map #1034, except as modified by the conditions of approval within 
this resolution. 

4) 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. 

5) 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. 

6) The developer/applicant shall construct and operate the project in strict compliance 
with the approvals granted herein, City standards, laws, and ordinances, and in 
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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. 

7) 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. 

8) All plans and supporting documents submitted for Building Permits shall meet or 
exceed the building codes in effect at the time of building permit application 
submittal.  Plans shall be drawn by a licensed design professional. 

9) Appropriate turning radii shall be provided within the parking areas to allow for 
Fire Department and refuse truck access. This includes providing a minimum 22-
foot-wide emergency vehicle access roadway around the structures. 

10) All required Fire Permits shall be obtained from the City of Merced Fire 
Department. Some of these permits will depend on the operations or functions 
conducted inside the office or warehouse, and may be required after obtaining the 
certificate of occupancy for this development. 

11) The applicant shall provide a fire sprinkler system and fire alarms that meet Fire 
Department requirements. 

12) If the site is to be gated, there must be a minimum 22-foot-wide clearance for 
emergency vehicles to pass through when the gate is opened.  If the gate requires 
manual operation, the applicant shall provide a Knox padlock. If the gate requires 
electronic operation, the applicant shall provide a Knox override switch with 
“Click-to-Enter.” 

13) Bicycle racks shall be provided at a minimum ratio equal to 5% of the vehicular 
parking spaces. 

14) The developer shall use proper dust control procedures during site development in 
accordance with San Joaquin Valley Air Pollution Control District rules. 

15) As required by Merced Municipal Code Section 17.04.050 and 17.04.060, full 
public improvements shall be installed/repaired if the permit value of the project 
exceeds $100,000.00. Public improvements may include, but not be limited to, 
repairing/replacing the sidewalk, curb, gutter, and street corner ramp(s) so that they 
comply with ADA standards and other relevant City of Merced/State/Federal 
standards and regulations. 

16) All mechanical equipment shall be screened from public view. 

17) Any outdoor storage shall be screened from public view with either a chain-link 
fence with privacy slats or a non-transparent fence. 

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

19) The applicant shall contact the City’s Water Quality Control Division and comply 
with all requirements for this type of business and obtain all pertinent permits prior 
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to issuance of certificate of occupancy. Said requirements may include, but may 
not be limited to, utilizing secondary containers and providing spill kits for leaks 
or spills. 

20) A backflow prevention device shall be provided for all water services (i.e., 
domestic, irrigation, and fire) per Merced Municipal Code.   

21) The developer shall work with the City’s Engineering Division to determine the 
requirements for storm drainage on the site. The developer shall provide all 
necessary documentation for the City’s Engineering Division to evaluate the storm 
drain system.  All storm drain systems shall be installed to meet City Standards and 
State regulations.   

22) All landscaping shall be kept healthy and maintained; any damaged or missing 
landscaping shall be replaced immediately. 

23) The applicant shall submit an Industrial User Survey to the City’s Water Quality 
Control Division during the building permit stage. 

24) The business owner and their successors-in-interest shall be fully responsible for 
any Project-related contamination that may be found on the site or away from the 
site and for any necessary clean-up of such contamination.  This includes all types 
of hazardous materials.  The site plan permit may be subject to review and 
revocation by the City of Merced per the procedures in the Merced Municipal Code. 

25) Approval of this application is subject to approval and/or recommendation by the 
Airport Land Use Commission, or its staff designee, to determine that the project 
is consistent with the Airport Land Use Compatibility Plan.   

26) All portions of the property not occupied by paving or building shall be maintained 
to acceptable standards for health, fire safety, and aesthetic reasons. Grasses and 
weeds shall be kept to a maximum of six inches (however, the use of xeriscape is 
acceptable), or as otherwise required by the Fire Department and Merced County 
Environmental Health Department. 

27) Parking lot and building lighting shall be shielded or oriented in a way that does 
not allow “spillover” 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. 

28) A change in use or increase in number of employees working during the largest 
shift may require additional parking. 

29) The Project shall have a separate Irrigation and Domestic water service line going 
from the water main to the property line. 

30) The applicant shall replace the existing damaged curb and gutter fronting the 
subject site. 

31) The applicant shall install a curb along the edge of the parking lot to ensure vehicles 
do not back into the retention basin. 
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EXHIBIT D



CITY OF MERCED 
SITE PLAN APPROVAL 
RESOLUTION #428 

 
 

   Lupita Cazarez    Food Truck  
APPLICANT PROJECT 

  1024 Poppy Hills    1050 W. Olive Avenue  
ADDRESS PROJECT SITE 

  Atwater, Ca, 95301    007-320-001  
CITY/STATE/ZIP APN 

  (831) 254-9202    Planned Development (P-D) #15  
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 #428 on November 29, 2018, submitted 
by Lupita Cazarez, applicant for Joe Esparza and Bernadette Esparza, property owners, to allow a 
food truck on the same parcel as a gas station (Chevron) located at 1050 W. Olive Avenue, within 
Planned Development (P-D) #15 with a General Plan designation of Thoroughfare Commercial (CT). 
Said property being more particularly described as Parcel 1 as shown on the Map entitled “Parcel 
Map for J.F. Collins Co. Inc.,” recorded in Volume 1, Page 15 of Merced County Records; also 
known as Assessor’s Parcel Number (APN) 007-320-001. 

WHEREAS, the proposal is exempt from the California Environmental Quality Act (CEQA), and 
is in accordance with Section 15311, Class 11 (Exhibit D); and, 

WHEREAS, the Merced City Site Plan Review Committee makes the following Findings: 
 

A) A food truck is allowed with Site Plan Review approval within Planned Development (P-
D) #15 and complies with the General Plan designation of Thoroughfare Commercial 
(CT). 
. 

B) As proposed by the applicant, the food truck satisfies the City Standards and expectations 
outlined under the Merced Municipal Code Section 20.44.020 – Food Trucks in Fixed 
Locations, regarding operational standards, hours of operation, parking and access, 
maintenance, advertising, and licenses. 

C) The subject site is currently occupied by a gas station (Chevron) with a touchless car 
wash (see Condition #19). 

D) The food truck would be located near the southeast corner of the parcel, approximately 
100 feet from Olive Avenue and approximately 175 feet from R Street (see Exhibit B). 

E) The food truck would not block any driving aisles, fire lanes, fire hydrants, parking stalls, 
or building exits.  
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F) This proposal does not include any outdoor seats or tables. 

G) Reserved parking for food truck patrons (2 spaces as required by code) would be avail- 
able along the car wash’s north elevation (see Exhibit B). 

H) Employee restrooms would be available inside Chevron (see Condition #17). 

I) The applicant has acknowledged that the business will not utilize or install illuminated 
signs, movable signs, inflatable signs, A-Frame signs, flags, or pennants. Business sign- 
age will be located on the food truck only (see Condition #8). 

 
NOW, THEREFORE, BE IT RESOLVED that the Merced City Site Plan Review Committee 
does approve Site Plan Review Application #428 subject to the following conditions: 

 
1) All conditions contained in Site Plan Approval Resolution #79-1 (“Standard Conditions 

of Site Plan Approval”) 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 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 be- 
tween City laws and standards and a State or Federal law, regulation, or standard, the 
stricter or higher standard shall control. 



Site Plan Review #428 
Page 3 
November 29, 2018 

 

 

6) Modifications to the location of the food truck shall be subject to review by the Planning 
Manager, or if deemed necessary, the Site Plan Review Committee. 

7) At least two trash receptacles shall be provided while food is being served. The site and 
immediate area shall be maintained free of all debris and trash generated from the use. 

8) All signage shall be contained on the food truck. No A-frame signs, banners, flags, or 
other moving or portable signs shall be permitted for this use anywhere onsite or off site. 

9) The hours of operation shall be any span of time between 7:00 a.m. and 9:00 p.m. daily. 

10) If the business is open after dark, lights shall be provided on the vehicle or on the property 
that are sufficient to light the vehicle and at least a 50-foot radius around the vehicle. If 
lights are not provided, the business shall close at sundown. 

11) Disposal of waste products shall be limited to a Merced County Environmental Health 
Department approved commissary or an alternatively approved facility. 

12) The applicant shall comply with the Water Quality Control Division’s (WQCD) Best 
Management Practices regarding the disposal of cooking grease and proper cleaning of 
kitchen equipment, as shown on Exhibit C, or as otherwise required by the WQCD. 

13) The applicant shall comply with all City of Merced business licensing requirements and 
all requirements of the Merced County Health Department. 

14) If problems arise as a result of this business that may require excessive Police Department 
service calls to the site or within the immediate area including, but not limited to, 
excessive harassment, malicious property damage, or lewd and/or disorderly conduct, 
this approval may be subject to review and revocation by the City of  Merced. 

15) Food truck activities shall in no way interfere with the operation of the existing business 
on the lot, or nearby businesses, including noise, litter, loitering, and traffic circulation. 

16) The applicant shall comply with all regulations found in Merced Municipal Code Section 
20.44.020 - Food Trucks in Fixed Locations. 

17) The applicant shall provide restroom facilities for their employees. These restrooms shall 
be available in a permanent building that meets the Health Department’s requirements 
for distance from the business operation. Portable toilets shall not be allowed. 

18) The food truck shall be fully self-contained for electrical, gas, and plumbing. 

19) The food truck shall not block access to the existing car wash (even though it is currently 
not in use) or the underground fuel tanks.  

20) The food truck shall be located at least 25 feet from any underground fuel storage tank 
access lids. 
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