




CITY OF MERCED  
SITE PLAN APPLICATION   
RESOLUTION #445 
 
 
O’Keeffe’s, Inc. 
 
 
CSHQA, Inc. 

 Plant expansion with a 7,364-s.f. cold 
room addition, 30,651-s.f. manufacturing 
space addition, additional parking, and a 
Construct a 1,901-square-foot coffee 
shop (Starbucks) with a drive through.  

APPLICANT  PROJECT 
   
 
1450 Harbor Blvd., Ste. A 

 Southwest corner of R Street and Main 
Street 

ADDRESS  PROJECT SITE 
   
West Sacrament, CA 95691  031-112-014 
CITY/STATE/ZIP  APN 
   
(916) 231-0881  Central Commercial (C-C) 
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 #445 on November 14, 
2019, submitted by CSHQA, Inc., for Rhino Holdings I, LLC, property owner, to 
construct a 1,901-square-foot coffee shop (Starbucks) with a drive-through at the 
southwest corner of Main Street and R Street, within a Central Commercial (C-C) Zone. 
Said property being more particularly described as portions of Lots 1,2,3, and 4 of Block 
181 as shown on that Map entitled “Mondo Addition,” recorded in Volume 11, Page 35  
of  Merced County Records; also known as Assessor’s Parcel Number (APN) 031-112-
014. 
 
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 
Regional/Community Commercial (RC) and the Zoning classification of 
Central Commercial (C-C). 

B) Lot Split #19-01 was recently approved for this site, and is in the process of 
being recorded. Lot Split #19-01 would create an outparcel for the subject site 
of 0.26-acres. The lot split resolution requires a cross-access agreement 
between the subject site and the shopping center to the west.  

C) As shown in Merced Municipal Code Section 20.68.030.C.F – Design 
Review Permit, the Development Services Department has the authority to 
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review new projects under 10,000 square feet that are deemed minor in nature 
by the Director of Development Services. The Director of Development 
Services has determined that this request will not cause great impact to the 
area and could be reviewed by the Site Plan Review Committee. 

 
D) Approval of this site plan review permit constitutes design review approval for 

this site, as required for properties within the Design Review Boundary by 
Merced Municipal Code Chapter 20.68.030 – Design Review Permit. 

E) The applicant is proposing to construct a 1,901-square-foot coffee shop 
(Starbucks) with a drive-through, at the southwest corner of Main Street and R 
Street. The building would be 24 feet tall, consist of a cement plaster finish 
with aluminum storefront architectural accents, and include access doors on the 
north and west elevations. This proposal includes using the existing driveways 
along R Street and Main Street. The site plan includes a 318-square-foot patio 
along the west elevation and a drive through queuing line that wraps around the 
south and east elevations (stacks approximately 7 vehicles). The refuse 
enclosure would be located near the southwest quadrant of the site plan.  
 

F) The parking requirement for Drive-Through Sales is 1 parking space per 350 
square feet of floor area. The 1,901-square-foot building requires a minimum 
of 7 parking stalls. This site exceeds parking requirements by having a total of 
19 parking stalls. Additional parking could be provided through the shopping 
center parking lot with any shared parking agreements that they may have or 
choose to execute.  

 
G) Per Merced Municipal Code Section 20.68.050 – Site Plan Review Permit, the 

Site Plan Review Committee may approve an application for a Site Plan 
Review Permit only if all of the following findings can be made: 

1. The proposed project is consistent with the general plan, and any adopted 
area, specific, community, or neighborhood plan. 
 
As shown under Finding A, the proposed project is consistent with the 
General Plan designation, and Zoning classification for this site.  
 

2. The proposed project complies with all applicable provisions of the zoning 
ordinance and Municipal Code. 
 
With approval of the conditions found within this resolution, the proposal 
would comply with all applicable provisions of the Zoning Ordinance and 
Municipal Code.  
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3. The design and layout of the proposed project will not interfere with the 
use and enjoyment of existing and future neighboring properties and 
structures. 
 
With approval of the conditions found within this resolution, the building 
design and layout described in Finding E and shown at Exhibits B and C, 
would not interfere with the enjoyment of existing and future neighboring 
properties and structures.  
 

4. The proposed architectural design makes use of appropriate materials, 
texture and color, and will remain aesthetically appealing and 
appropriately maintained. 
 
As described under Findings C and D, this project is being considered for 
Design Review approval. It is of the opinion of the Site Plan Review 
Committee that this project is of high architectural quality and that the 
aesthetics of the proposed building and site plan are appealing and 
compatible with the surrounding buildings.  
 

5. Any proposed landscaping design, including color, location, size, texture, 
type, and coverage of plant materials, as well as provisions for irrigation, 
maintenance, and protection landscaping elements, will complement 
structures and provide an attractive environment. 
 
Conceptual landscape plans were submitted with this proposal, as shown 
on the Site Plan at Exhibit B. Detailed landscape plans shall be submitted 
during the building permit stage to ensure compliance with all applicable 
landscaping standards found under Merced Municipal Code Section 20.36 
– Landscaping, and any other Municipal Code or State requirements.   
 

6. The proposed design will not be materially detrimental to the public 
health, safety, or welfare, or be injurious to the property or improvements 
in the vicinity of the proposed project. 

 
The proposal meets City standards with approval of this permit and the 
conditions found within this resolution. The proposed project would not be 
materially detrimental to the public health, safety, or welfare, or be 
injurious to the property or improvements in the vicinity of the proposed 
project.  
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NOW, THEREFORE, BE IT RESOLVED that the Merced City Site Plan Review 
Committee does approve Site Plan Application #445, 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. The proposed project shall be constructed as shown on Exhibit B (site plan), and 
Exhibit C (elevations). 

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

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. This may include adding a hydrant, as required by the Fire 
Department. 

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 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. 
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7. 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. The 
construction work shall be performed by an appropriately licensed Contractor. 

8. Any damaged or missing curb and gutter shall be repaired.   

9. An encroachment permit shall be obtained for all work in the public right-of-
way and a building permit shall be obtained for all on-site work. 

10. All signing for the site shall be approved and a building permit issued prior to 
installation.  No free-standing “A-frame” or “sandwich board” signs shall be 
allowed. 

11. The applicant shall submit design review applications prior to installing any  
permanent signs at this site.  

12. The site shall be maintained free of graffiti.  Any graffiti shall be removed 
immediately and painted over with a color that matches the existing surface 
color. 

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

14. Fire apparatus and emergency equipment access shall be provided within 150 
feet of all portions of the building. 

15. All required Fire Permits shall be obtained from the City of Merced Fire 
Department.  

16. A Knox box shall be installed on exterior of the building with keys to enter the 
building, as required by the Fire Department during the building permit stage. 

17. Fire protection systems shall be monitored by fire alarm systems, or as 
otherwise required by the Fire Department.   

18. Both short-term and long-term bicycle racks shall be provided at a minimum 
ratio equal to 8% of the vehicular parking spaces, as required by Merced 
Municipal Code Table 20.38-4 Required Bicycle Parking Spaces. 

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

20. 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. 

21. The Project may have a separate Irrigation, Fire, and Domestic water service 
line going from the water main to the property line. 
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22. A backflow prevention device shall be provided for all water services (i.e.,   
domestic, irrigation, and fire) per Merced Municipal Code.   

23. 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.   

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

25. During the building permit stage, the applicant shall submit a detailed 
landscape plan for landscaping located within the subject site and along the 
public right-of-way. 

26. Landscaping shall comply with all applicable standards and requirements found 
in Merced Municipal Code Section 20.36 – Landscaping. 

27.   All landscaping shall comply with State Water Resources Control Board 
Resolution No. 2015-0032 "To Adopt an Emergency Regulation for 
Statewide Urban Water Conservation" and the City's Water Conservation 
Ordinance (Merced Municipal Code Section 15.42). Xeriscape or artificial 
turf shall be used in place of natural sod or other living ground cover. Turf is 
proposed to be installed in park-strips or on-site, high quality artificial turf 
(approved by the City Engineer and Development Services Director) shall be 
installed. All irrigation provided to street trees, parking lot trees, or other 
landscaping shall be provided with a drip irrigation or micro-spray system. 

28.   The applicant shall work with the City’s Refuse Department to determine the 
best location and angle for the refuse enclosure and to determine if a recycling 
container would be required 
 

29. The refuse enclosure shall be designed to meet the City’s Engineering 
Standards for refuse enclosures (R-4).  The refuse enclosure shall be covered 
from above to prevent direct access to refuse. The applicant shall not install any 
posts in front of the refuse enclosure. A side gate shall be provided with 
pedestrian access, as required by the City Engineering Division.   The enclosure 
may need to be relocated – details to be worked out with staff.  

30. The applicant shall provide canopies or overhangs made out of 
permanent/weather tolerant materials, as determined appropriate by Planning 
staff during the building permit stage. 

31. Parking lot trees shall 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 (trees should be selected from 
the City’s approved tree list). Trees should be installed at a ratio of at least one 
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