








CITY OF MERCED 
SITE PLAN REVIEW COMMITTEE 
RESOLUTION #439 
 

 Shemoil Moradzadeh  

 Request to construct the Campus 
Parkway Plaza consisting of 4 drive-
thru restaurants, 2 dine-in restaurants, a 
gas station, and a hotel with ancillary 
uses/amenities. 

APPLICANT  PROJECT 
   
3070 M St., #8  Southwest Corner of Campus Parkway 

and Coffee Street 
ADDRESS  PROJECT SITE 
   
Merced, CA 95384  061-250-084 
CITY/STATE/ZIP  APN 
   
(209) 383-3370  Planned Development (P-D) #35 
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 #439 on July 18, 2019, 
submitted by Shemoil Moradzadeh, property owner. The applicant is requesting approval 
to construct the Campus Parkway Plaza, consisting of 4 drive-thru restaurants (3 building 
pads totaling 9,200 square feet), 2 dine-in restaurants (2 building pads totaling 9,100 square 
feet), a gas station/24-hour food mart (4,000 square feet and separate 12-pump fuel 
canopy), and a 5-story hotel with 134 rooms and conference space (totaling 105,300 square 
feet) on an approximately 7.5-acre lot, generally located  at the southwest corner of Campus 
Parkway and Coffee Street within Planned Development (P-D) #35, with a General Plan 
designation of Thoroughfare Commercial (CT). Said property being described as Parcel 4 
as shown on the map entitled “L.J. Steiner, LLC,” recorded in Volume 99, Page 26 of 
Merced County Records, also known as Assessor’s Parcel Number (APN) 061-250-084. 
 
WHEREAS, 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 #19-13 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 #00-05 (Expanded Initial Study for General Plan 
Amendment #00-01/Zone Change #370)].  A copy of the Section 15162 Findings can be 
found at Exhibit F; and, 
 
WHEREAS, the Merced City Site Plan Review Committee makes the following Findings: 
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A) The proposal complies with the General Plan designation Thoroughfare 
Commercial (CT) and the Zoning classification of Planned Development (P-D) 
#35. 

B) The applicant is proposing to construct 4 drive-thru restaurants (with 3 building 
pads totaling 9,200 square feet), 2 dine-in restaurants (2 building pads totaling 
4,800 square feet), a gas station/24-hour food mart (4,000 square feet and 
separate 12-pump fuel canopy), and a 5-story hotel with 134 rooms and 
conference space (totaling 105,300 square feet) on an approximately 7.5-acre 
lot. Vehicle access will be provided from 3 driveways along Coffee Street 
(Exhibit B). 

C) The applicant will provide landscape plans during the building permit stage (see 
Conditions #8 and #19). 

D) All applicable Mitigation Measures contained in the Mitigation Monitoring 
Program previously approved for this site shall apply (see Exhibit E). 

E) The signage shown on the elevations (Exhibit C) is being provided for 
conceptual purposes only and is excluded from this request, and is specifically 
not approved with this request. Any new “Freeway” signs as defined by the 
City’s Ordinance are subject to the Planning Commission approval as well.  Sign 
permit applications for individual signs will be submitted to the Inspection 
Services Department. All signing shall comply with the City’s Sign Ordinance, 
and a Master Sign Program shall be submitted to City staff for approval. 
Building permits shall be obtained prior to installing any permanent signing. A 
Temporary Sign Permit shall be obtained prior to installing any temporary signs 
or banners (see Condition #21). 

F) The proposed building pads are being reviewed and approved in concept with 
this Site Plan Review Permit. Exterior elevations have yet to be submitted for 
the building pads, except for the Hilton Hotel and Chevron gas station/food mart. 
The remaining exterior elevations shall be reviewed and approved by the 
Director of Development Services during the building permit stage (Condition 
#31). Said elevations shall match or compliment the architectural style (in 
design, material, and color) that is being approved for the Hilton Hotel and 
Chevron gas station/food mart.  Significant modifications to this site plan may 
require referral to the Site Plan Review Committee, at the discretion of the 
Director of Development Services. 

G) The parking requirement for hotels is 1 parking space per 1 sleeping unit or suite 
up to 100 units, 1 per each 2 units for each unit thereafter. Hotel conference 
rooms and hotel restaurants are considered ancillary uses which do not require 
additional parking spaces. Therefore, the parking requirement for the hotel is 
117 spaces. The parking requirement for a gas station is 3 spaces plus 1 per 250 
square feet of retail space, thus requiring 19 parking spaces for the proposed 
Chevron/Food Mart. The parking requirements for drive-thru establishments is 
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1 space per 350 square feet of floor area, thus requiring 27 parking spaces for 
the proposed drive-thru restaurants. The parking requirement for full service 
restaurants is 1 parking space per 100 square feet of floor seating area or 1 per 
2.5 seats, whichever is greater, thus requiring 91 parking spaces based on the 
floor areas of the proposed restaurants (information about seating could not be 
provided at this time). As proposed, the entire Campus Parkway Plaza requires 
a minimum of 254 parking spaces. The proposal exceeds those requirements by 
providing a total of 388 parking spaces.  

H) The applicant shall provide short-term bicycle parking spaces for the new 
building pads equivalent to 8% of required parking spaces and long-term bicycle 
parking spaces equivalent to 8% of required parking spaces (minimum of 2 
spaces per building). In addition, the bicycle parking spaces should meet the 
City’s design standards for bicycle racks, including those pertaining to installing 
covered shelters. Details to be worked out with Planning staff during the 
building permit stage. 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).   

I) Zoning Ordinance Section 20.44.160 prohibits tobacco sales within 1,000 feet 
of a school site.  Pioneer Elementary School is located at the northwest corner 
of Parsons Avenue and Alfalfa Road, and is within 1,000 feet of the project site 
(Exhibit D). The applicant is considering submitting a minor subdivision 
application so that the gas station is located at least 1,000 feet away from Pioneer 
Elementary School. Once the parcel map is recorded, the parcel for the gas 
station may be outside the 1,000-foot buffer for tobacco sales.  Refer to 
Condition #17 regarding tobacco sales. 

J) Alcohol sales are not proposed with this application.  Alcohol sales for offsite 
consumption require approval of a conditional use permit from the Planning 
Commission (Condition #16). 

K) The City Council recently approved General Plan Amendment #19-01 to 
eliminate the  portion of Mission Avenue, between Coffee Street and Highway 
99, from the City’s General Plan Transportation and Circulation Element (City 
Council Resolution #2019-25).  

L) The City Council recently approved Vacation #18-01 to vacate the portion of 
Mission Avenue, between Coffee Street and Highway 99, and to allow the City 
Manager to execute a quit claim or grant deed to transfer ownership of said land 
to the owner of the subject site, Shemoil Moradzadeh (City of Merced 
Resolution #2019-34). The applicant intends to submit a minor subdivision 
application to ensure that the added land meets the City’s lot size/dimension 
requirements (Condition #32).  
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M) The southernmost 40-foot-wide strip of land is owned by Merced County and 
located within their jurisdiction. The Merced Irrigation District (MID) currently 
has facilities within this area. The applicant is in the process of working with 
Merced County to develop on this strip of land. Approval of this specific site 
plan, does not give the applicant the right to develop on County property 
however. The approval of this permit is to develop on property within the City 
limits only. The applicant must obtain approval from Merced County to develop 
on their land (Condition #11).  

N) The storm drainage basin for this project will be located off-site on Assessor’s 
Parcel Number 061-250-098 (a 13.25-acre parcel). See Condition #26.  
 

NOW, THEREFORE, BE IT RESOLVED that the Merced City Site Plan Review 
Committee does approve Site Plan Application #439 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. 
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. 
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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 Campus 
Parkway Plaza 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 certificate of 
occupancy.  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) The parking lot layout shall comply with all applicable City Standards.  Parking lot 
trees shall be provided at a ratio of one tree for every six parking spaces within 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% 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 and for 
any construction within MID easements.   

11) The property owner shall provide the City proof of approval from Merced County 
to develop the southernmost 40-foot-wide strip of land that belongs to Merced 
County and is located within their jurisdiction prior to issuance of a building permit 
for the hotel.  

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

13) 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.   
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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 for off-site consumption 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. 

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) The signage shown on the elevations (Exhibit C) is excluded from this request and 
shall be approved through the Master Sign Program process. A conditional use 
permit is required for freeway signs. 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.   

22) A grease interceptor or other approved device shall be installed for the convenience 
market  and any other restaurants or other uses that are required by City Standers.  

23) All mechanical equipment shall be screened from public view, including hotel wall-
through air conditioners and roof/ground mounted equipment. 

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

25) The applicant shall work with the City’s Refuse Department to determine the best 
location for the refuse enclosures. Recycling containers would be required.  A 
double trash enclosure may be required. All refuse containers shall be located 
within a refuse enclosure constructed per City Standards.  The enclosures shall be 
designed to be “tamper proof,” with lids or enclosure devices (designed as required 
by the City’s Refuse Department).  
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Exhibits 

A) Location Map 
B) Site Plan 
C) Elevations 
D) Map of 1,000-foot radius from a School 
E) Mitigation Measures and Mitigation Monitoring Program 
F) CEQA Section 15162 Findings 
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CITY OF MERCED 
SITE PLAN REVIEW COMMITTEE 
RESOLUTION #441 
 

James Kinney 
 Add second queueing line and install 

shade canopies for existing car wash. 
APPLICANT  PROJECT 
   
222 E. 5th Street  1800 West Olive Avenue 
ADDRESS  PROJECT SITE 
   
Tucson, AZ 85705  058-220-027 
CITY/STATE/ZIP  APN 
   
(520) 241-3688  Planned Development (P-D) #16 
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 #441 on July 18, 2019, 
submitted by James Kinney, on behalf of Nation Retail Properties, LP, property owner.  
The applicant is requesting approval to add a second queueing line and install shade 
canopies with payment islands on an existing car wash located at 1800 West Olive Avenue 
within Planned Development (P-D) #16.  Said property being described as a portion of Lot 
2 as described as shown on the map entitled “Parcel Map for Norm Porges,” filed August 
13, 2001, Volume 88, Page 47 of Merced County Records, also known as Assessor’s Parcel 
Number (APN) 058-220-027. 
 
WHEREAS, the proposal is exempt from the California Environmental Quality Act 
(CEQA), and is in accordance with Section 15301 (Exhibit D); and, 
 
WHEREAS, the Merced City Site Plan Review Committee makes the following Findings: 
 

A) The proposal complies with the City of Merced Zoning designation of Planned 
Development (P-D) #16 and the General Plan designation of Regional/ 
Community Commercial (RC). 

B) The Site Plan Review Committee recognizes the proposed design is an effort to 
alleviate the stacking that occurs on Loughborough Drive due to queueing for 
the car wash.   

C) The proposed site plan modifications include removing 6 vacuum stalls on the 
eastern portion of the parcel to create space for a second queuing line. In 
addition, a 100-square-foot metal canopy with a payment equipment island 
would be installed for each queuing line.  

D) The applicant is not proposing to make any modifications to the interior or 
exterior of the existing building.  
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E) The Zoning Ordinance does not provide parking requirements for a car wash. 
However, because this is not a self-serve car wash and there would be employees 
at the site, parking spaces are needed for the employees. Staff has traditionally 
required one parking space for every employee working during the largest shift. 
Based on the four employees working during the largest shift, Prime Shine Car 
Wash is required to have a minimum of four parking spaces. Prime Shine Car 
Wash exceeds this requirement by providing 9 parking spaces. The vacuum 
parking stalls are not required parking, but they may be converted into employee 
parking stalls in the future to comply with parking requirements if necessary.  

NOW, THEREFORE, BE IT RESOLVED that the Merced City Site Plan Review 
Committee does approve Site Plan Application #441 subject to the following conditions:  
 
1) The site shall be constructed as shown on Exhibit B (site 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) 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 
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