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SUBJECT:  Adoption of Resolution of Denial of Conditional Use Permit #1206, 

initiated by Sound Life International Ministries on behalf of the Merced 
Lodging Corporation, property owners.  This application involves a request 
to convert an existing 100-unit motel to a worship center and a rehabilitation 
facility with up to 200 beds at 1213 V Street, generally located 150 feet 
south of the intersection at Highway 140 and V Street, within a 
Thoroughfare Commercial (C-T) zone.  *PUBLIC HEARING* 

 
ACTION: Adopt Resolution of Denial for: 

1) Environmental Review #15-30 (Categorical Exemption) 
2) Conditional Use Permit #1206 

BACKGROUND 
On November 18, 2015, the Planning Commission held a public hearing and voted to continue 
Conditional Use Permit #1206 to the next regularly scheduled Planning Commission Meeting of 
December 9, 2015, to have staff prepare a resolution of denial.  The draft resolution is attached for 
consideration and action by the Planning Commission (Attachment A). 
 
Modifications were made to the Findings in the previous staff report (Attachment C), including to 
Findings A, F, and J; and Finding I was deleted.  Additional findings were prepared based on 
comments from the community and the Planning Commission at the November 18, 2015, public 
hearing for this project.  These include new Findings K, L, M, N, and O (see below).  Added 
language is underscored and deleted language is struck through.  The attached Resolution includes 
these changes. 
 
MODIFIED FINDINGS 
 
General Plan/Zoning Compliance and Policies Related to This Application 
A) The subject site has a zoning designation of Thoroughfare Commercial (C-T) and a General 

Plan designation of Thoroughfare Commercial (CT).  The project complies with the C-T  
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zone if a Conditional Use Permit is approved. However, as shown below, the project 
conflicts with the following land use policies from the General Plan:  
 

Land Use Policy L-1.4: 
 
“Conserve residential areas that are threatened by blighting influences.” 
 
Land Use Policy L-1.5: 
 
“Protect existing neighborhoods from incompatible developments.” 

 
Neighborhood Impact/Interface 
F) The project site is surrounded by both commercial and residential uses. There is a 

commercial plaza to the north of the subject site containing a grocery store, a hair salon, 
and an automobile insurance company. There are single-family residential properties to the 
south (across 12th Street) and to the west (across W Street) of the subject site. There are 
fast food restaurants and other general retail uses to the east of the subject site. Gracey 
Elementary School is located approximately three blocks southwest of the subject site 
(1,100 feet away).  

The applicant hosted two neighborhood meetings prior to the public hearing, inviting 
residents who live within three-hundred feet of the subject site. One meeting was held at 
the Merced Salvation Army and the other at Stephen Leonard Park, with fifteen to thirty 
people in attendance at each meeting.  City staff did not attend those meetings; however, 
staff did receive several questions and comments from residents who were in attendance. 
The most common questions and concerns with this project were in regards to blight, 
increase in crime rates, and decrease in property values for both residential and commercial 
properties. Subsequent to the staff report being distributed, staff received a letter and an e-
mail from residents in opposition to the project (Attachment B).  In addition, staff received 
phone calls from representatives from the Merced City School District who were in 
opposition to the project because of reasons concerning student safety (as described in 
Finding L). One additional letter was received at the Planning Commission meeting (also 
see Attachment B). 

Operations 

I) If approved, the facility shall be operated as described in the “Operation Details” section 
of this staff report on pages 4 and 5 and as described in Attachment E by the applicants. 

Environmental Clearance 
J) Planning staff has conducted an environmental review (Environmental Review #15-30) of 

the project in accordance with the requirements of the California Environmental Quality 
Act (CEQA), and a Categorical Exemption is being recommended (Attachment F).  
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Planning staff conducted an environmental review (Environmental Review #15-30) of the 
project in accordance with the requirements of the California Environmental Quality Act 
(CEQA).  Because the Planning Commission is electing to deny CUP #1206 (based on the 
Findings in this staff report), they are also electing to deny Environmental Review #15-30 
(Categorical Exemption). 

ADDITIONAL FINDINGS/CONSIDERATION FOR DENIAL:  
K) During the November 18, 2015, Planning Commission hearing, the Planning Commission 

received testimony from a representative from the Merced Police Department who 
explained that past experiences with similar projects in Merced (i.e. a homeless support 
facility at 14th Street and R Street that is no longer open) have placed significant demands 
on City Police resources and led to increased crime rates in the area.  Refer to Finding G 
and Attachment D from Staff Report #15-22 for information about crime rates provided by 
the Police Department. 
 

L) During the public hearing, the Planning Commission received testimony from 
representatives from the Merced City School District who were opposed to this project 
because of concerns regarding student safety.  They explained that both Gracey Elementary 
School and Margaret Sheehy Elementary School are located within a half-mile radius of 
the subject site.  Many of their students walk near or along the subject site to get to and 
from school, because bus services are provided only to students who reside outside a one-
mile radius from school property or live across from a major barrier (such as a highway). 
The testimony indicated that students may be harmed or harassed by rehabilitation 
participants who relapse, leave the facility, or wander throughout the neighborhood.  
 

M) During the public hearing, the Planning Commission received testimony from business 
owners from the neighborhood who were opposed to this project because it could have 
significant economic impacts on their businesses.  They were concerned that rehabilitation 
participants will wander from the rehabilitation facility and loiter on their property, 
discouraging customers from entering the site and conducting business.  These comments 
were based on previous experiences with people who have drug dependencies or who are 
homeless within the neighborhood.  

 
N) During the public hearing, the Planning Commission received testimony from several 

residents from the neighborhood who were opposed to this project.  They expressed 
concerns regarding blight and increased crime rates.  They were also concerned about the 
program not being able to control their clients if they drop-out of the program and were 
concerned they would stay in the community instead of going back to their original city of 
residence.  They also expressed concerns about the lack of fingerprinting as part of the 
background checks and incompatibility between the program and the existing land uses 
(i.e. a liquor store is located across the street) in the area. 
 

O) Although the Planning Commission felt that the goals of the proposed project were 
commendable and that the proposed project could work at an alternative location, there are 
significant factors that make the proposed project incompatible with the existing 
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neighborhood, as shown in Findings A, F, K, L, M, and N. Therefore, the Planning 
Commission is denying Conditional Use Permit #1206 based on the Findings in this staff 
report. 

 

Attachments: 
A) Draft Planning Commission Resolution for CUP #1206 
B) Letters and E-Mail in Opposition to the Project 
C) Original Staff Report 

 



CITY OF MERCED 
Planning Commission 

Resolution #_______ 

WHEREAS, the Merced City Planning Commission at its regular meetings of 
November 18 and December 9, 2015, held a public hearing and considered 
Conditional Use Permit #1206, initiated by Sound Life International 
Ministries on behalf of the Merced Lodging Corporation, property owners. 
This application involves a request to convert an existing 100-unit motel to a 
worship center and a rehabilitation facility with up to 200 beds at 1213 V Street, 
generally located 150 feet south of the intersection at Highway 140 and V 
Street, within a Thoroughfare Commercial (C-T) zone; also known as 
Assessor’s Parcel No. 031-271-017; and, 

WHEREAS, the Merced City Planning Commission hereby adopts modified 
Findings A, F, and J of Staff Report #15-22 and additional Findings K through 
O as follows (Staff Report #15-22 – Addendum):  

General Plan/Zoning Compliance and Policies Related to This Application 
A) The subject site has a zoning designation of Thoroughfare Commercial

(C-T) and a General Plan designation of Thoroughfare Commercial
(CT).  The project complies with the C-T zone if a Conditional Use
Permit is approved. However, as shown below, the project conflicts with
the following land use policies from the General Plan:

Land Use Policy L-1.4: 

“Conserve residential areas that are threatened by blighting 
influences.” 

Land Use Policy L-1.5: 

“Protect existing neighborhoods from incompatible 
developments.” 

Neighborhood Impact/Interface 
F) The project site is surrounded by both commercial and residential uses.

There is a commercial plaza to the north of the subject site containing a

ATTACHMENT A
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grocery store, a hair salon, and an automobile insurance company. There 
are single-family residential properties to the south (across 12th Street) 
and to the west (across W Street) of the subject site. There are fast food 
restaurants and other general retail uses to the east of the subject site. 
Gracey Elementary School is located approximately three blocks 
southwest of the subject site (1,100 feet away).  
The applicant hosted two neighborhood meetings prior to the public 
hearing, inviting residents who live within three-hundred feet of the 
subject site. One meeting was held at the Merced Salvation Army and 
the other at Stephen Leonard Park, with fifteen to thirty people in 
attendance at each meeting.  City staff did not attend those meetings; 
however, staff did receive several questions and comments from 
residents who were in attendance. The most common questions and 
concerns with this project were in regards to blight, increase in crime 
rates, and decrease in property values for both residential and 
commercial properties. Subsequent to the staff report being distributed, 
staff received a letter and an e-mail from residents in opposition to the 
project (Attachment B).  In addition, staff received phone calls from 
representatives from the Merced City School District who were in 
opposition to the project because of reasons concerning student safety 
(as described in Finding L). One additional letter was received at the 
Planning Commission meeting (also see Attachment B). 

 
Environmental Clearance 
J) Planning staff conducted an environmental review (Environmental 

Review #15-30) of the project in accordance with the requirements of 
the California Environmental Quality Act (CEQA).  Because the 
Planning Commission is electing to deny CUP #1206 (based on the 
Findings in this staff report), they are also electing to deny 
Environmental Review #15-30 (Categorical Exemption). 

 

Additional Findings/Consideration for Denial:  
K) During the November 18, 2015, Planning Commission hearing, the 

Planning Commission received testimony from a representative from the 
Merced Police Department who explained that past experiences with 
similar projects in Merced (i.e. a homeless support facility at 14th Street 
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and R Street that is no longer open) have placed significant demands on 
City Police resources and led to increased crime rates in the area.  Refer 
to Finding G and Attachment D from Staff Report #15-22 for 
information about crime rates provided by the Police Department. 
 

L) During the public hearing, the Planning Commission received testimony 
from representatives from the Merced City School District who were 
opposed to this project because of concerns regarding student safety.  
They explained that both Gracey Elementary School and Margaret 
Sheehy Elementary School are located within a half-mile radius of the 
subject site.  Many of their students walk near or along the subject site 
to get to and from school, because bus services are provided only to 
students who reside outside a one-mile radius from school property or 
live across from a major barrier (such as a highway). The testimony 
indicated that students may be harmed or harassed by rehabilitation 
participants who relapse, leave the facility, or wander throughout the 
neighborhood.  
 

M) During the public hearing, the Planning Commission received testimony 
from business owners from the neighborhood who were opposed to this 
project because it could have significant economic impacts on their 
businesses.  They were concerned that rehabilitation participants will 
wander from the rehabilitation facility and loiter on their property, 
discouraging customers from entering the site and conducting business.  
These comments were based on previous experiences with people who 
have drug dependencies or who are homeless within the neighborhood.  

 
N) During the public hearing, the Planning Commission received testimony 

from several residents from the neighborhood who were opposed to this 
project.  They expressed concerns regarding blight and increased crime 
rates.  They were also concerned about the program not being able to 
control their clients if they drop-out of the program and were concerned 
they would stay in the community instead of going back to their original 
city of residence.  They also expressed concerns about the lack of 
fingerprinting as part of the background checks and incompatibility 
between the program and the existing land uses (i.e. a liquor store is 
located across the street) in the area. 
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O) Although the Planning Commission felt that the goals of the proposed 

project were commendable and that the proposed project could work at 
an alternative location, there are significant factors that make the 
proposed project incompatible with the existing neighborhood, as shown 
in Findings A, F, K, L, M, and N. Therefore, the Planning Commission 
is denying Conditional Use Permit #1206 based on the Findings in this 
staff report. 

 
NOW THEREFORE, after reviewing the City’s Initial Study and Draft 
Environmental Determination, and fully discussing all the issues, the Merced 
City Planning Commission does resolve to hereby deny Environmental Review 
#15-30 and Conditional Use Permit #1206.  
 
Upon motion by Commissioner ___________________, seconded by 
Commissioner ____________________, and carried by the following vote: 
 
AYES: Commissioner(s) 
 
NOES: Commissioner(s) 
 
ABSENT: Commissioner(s) 
ABSTAIN: Commissioner(s) 
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Adopted this 9th day of December 2015 
 
 
 
      ______________________________ 
      Chairperson, Planning Commission of 
      the City of Merced, California 
 
ATTEST: 
 
 
_______________________________ 
                    Secretary 
 
 
 
 
n:shared:planning:PC Resolutions:CUP#1206 Worship-Rehab Center 
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CITY OF MERCED 
Planning & Permitting Division 

 
 
STAFF REPORT: #15-22 AGENDA ITEM:    4.1 

 
FROM:  Kim Espinosa, PLANNING COMMISSION 

 Planning Manager MEETING DATE: Nov. 18, 2015 
  

PREPARED BY: Francisco Mendoza-Gonzalez,  
 Planner 
 
 

SUBJECT:  Conditional Use Permit #1206, initiated by Sound Life International 
Ministries on behalf of the Merced Lodging Corporation, property owners.  
This application involves a request to convert an existing 100-unit motel to 
a worship center and a rehabilitation facility with up to 200 beds at 1213 V 
Street, generally located 150 feet south of the intersection at Highway 140 
and V Street, within a Thoroughfare Commercial (C-T) zone.  *PUBLIC 
HEARING* 

 
ACTION: Approve/Disapprove/Modify 

1) Environmental Review #15-30 (Categorical Exemption) 
2) Conditional Use Permit #1206 

SUMMARY 
Sound Life International Ministries is requesting approval to convert an existing 100-unit motel to 
a worship center and a rehabilitation facility with up to 200 beds at 1213 V Street (Attachment A).  
The rehabilitation facility, known as the Merced Dream Center, will be modeled after the Stockton 
Dream Center and the Los Angeles Dream Center and will receive support services from the 
Stockton Dream Center during its first three months of operation. The mission of the Merced 
Dream Center is to assist people who desire guidance and structure in their lives (particularly 
targeting drug addicts, homeless individuals, prostitutes, etc.) and help them achieve a life of 
stability and self-dependence.  Participants, known as “disciples,” will be required to commit to 
the program for a period of one year.  During that time, disciples will receive food, medical 
assistance, life coaching, job training, and spiritual guidance at no cost to them. Many disciples 
will be referred to the Merced Dream Center by partnering churches and clinics from San Joaquin 
County, Stanislaus County, Mariposa County, Madera County, and Fresno County. Disciples from 
other communities will receive transportation back to their original community after exiting the 
program.   

RECOMMENDATION 
After the public hearing, the Planning Commission should consider whether to approve or deny 
the application. 
Option 1 - Should the Planning Commission wish to deny Conditional Use Permit #1206, it should 
continue the item to the next regularly scheduled Planning Commission Meeting of December 9, 
2015, so that staff may prepare findings for denial. Potential findings for denial may include 
concerns regarding blight, decrease in property values, increase in crime rates, impact on Police 

ATTACHMENT C
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Department resources, or other issues cited by the Planning Commission or the community during 
the public hearing.  
Option 2 - Should the Planning Commission choose to approve the project, it should adopt a 
motion to approve Environmental Review #15-30 (Categorical Exemption) and Conditional Use 
Permit #1206 (including the adoption of the Resolution at Attachment G), subject to the following 
conditions: 
 
*1) The proposed project shall be constructed/designed as shown on Exhibit 1 (site plan), and 

Exhibit 2 (elevations) -- Attachments B and C except as modified by the conditions. 

*2) All conditions contained in Resolution #1249-Amended (“Standard Conditional Use 
Permit Conditions”—except for Condition #16 which has been superseded by Code) shall 
apply. 

*3) 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. 

*4) 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. 

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

6) Signage facing residential properties shall be non-illuminated. 
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7) The premises shall remain clean and free of debris and graffiti at all times. 

8) Sufficient lighting shall be provided throughout the site to provide a safe environment for 
rehabilitation participants and staff.  

*9)  All 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 parcels. 

10) The applicant shall install exterior video surveillance cameras that continuously record 
outside activities 24 hours a day, 7 days a week (locations to be worked out with the Police 
Department).  Any video related to criminal investigations must be accessible immediately 
for viewing by the Merced Police Department or any other law enforcement agency.  A 
recorded copy of surveillance video, requested in connection with a criminal investigation, 
must be reasonably accessible and available within 24 hours when requested by law 
enforcement.  The business owner is responsible for maintaining the video surveillance 
equipment in an operable manner at all times.   

11) A minimum of one security guard shall be provided on the premises during night time 
hours, 7 days a week.  The Police Department reserves the right to request additional 
security guards if any problems arise. All security guards shall be hired from a company 
that has been approved by the Merced City Council and properly licensed through the City 
of Merced.  All security guards are subject to approval of the Merced Police Department.  
Facility staff can provide security during daytime hours, unless there are continual issues 
as determined by the Police Department and in that case, licensed security guards will be 
required 24 hours/day, 7 days a week. 

12) The applicant shall provide secure fencing around the perimeter of the site with one 
controlled entrance and exit.  If required by Fire Code, the applicant may provide multiple 
exits or only provide areas of refuge that meet Fire Department Requirements. 

13) The rehabilitation facility shall have a maximum of 50 participants during its first year of 
operation (starting when a business license is obtained). After its first year of operation, 
the rehabilitation facility may have a maximum of 100 participants and after its second 
year of operation, the maximum number shall increase to 200.  Increasing the number of 
participants beyond 200 shall require approval from the Planning Commission with an 
amendment to this Conditional Use Permit. 

14) The City reserves the right to periodically review the operation for potential problems.  If 
problems (on-site or within the immediate area) including, but not limited to, public 
drunkenness, the illegal sale or use of narcotics, drugs or alcohol, lewd and/or disorderly 
conduct, and disturbing the peace result from the proposed land use, etc., the Conditional 
Use Permit may be subject to review and revocation by the City of Merced per the 
procedures in the Merced Municipal Code.  
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15) If the rehabilitation facility changes from the current operator(s), a new Conditional Use 

Permit from the Planning Commission shall be required. 

*16)  The owner shall contact the Merced County Health Department and comply with their 
requirements for serving food to participants. 

*17)  If in the future the applicant decides to prepare food onsite, the applicant shall  obtain all 
proper permits and comply with all regulations as required by the Merced County Health 
Department and the City of Merced Building Department. 

18) All Church activities at this location shall be conducted within the building space. 

19) The noise from music or other activities shall be kept to a minimum so as not to disturb the 
surrounding residents.  Outside doors shall not be propped open during meetings of any 
kind. If complaints are received regarding the noise from music or other activities, the 
facility shall provide a means for suppressing the noise coming from the building.  The 
means and method used shall be approved by the Building Department prior to installation. 

 (*) Denotes non-discretionary conditions. 
 
OPERATION DETAILS 
Below is a summary of operation details as provided by the applicant.  To obtain additional 
information regarding the applicant’s mission, specific policies, activity schedules, and admission 
application, refer to Attachment E. 
 
Admission Process 

The Merced Dream Center will have an admission process that involves applications, screenings, 
and interviews. Registered sex offenders and individuals with significant mental illnesses (e.g. 
schizophrenia, psychosis, etc.) will not be allowed to participate in the program. Individuals who 
are accepted will be required to commit to the program for a period of one year. Before entering 
the program, participants will be required to release all of their portable possession (carts, bags, 
etc.) and clothing. Participants will then receive uniforms and badges that must be worn at all 
times. Hygiene rules will be effective immediately and they will consist of regular showers, facial 
grooming, dental maintenance, and using anti-perspirants. 

Shelter and Food 

Shelter and food will be provided to disciples at no cost to them.  The applicant has advised that 
they will not be preparing food onsite for participants at this time. Doing so would require 
significant improvements to the site, such as installing a commercial kitchen, a grease interceptor, 
a proper ventilation system, and obtaining permits from the Merced County Health Department 
and the City of Merced Building Department (Conditions #16 and #17).  Until a commercial 
kitchen is installed, food will either be delivered by partnering restaurants, prepared off-site at 
approved commercial kitchens (as allowed by the Merced County Health Department), or be of a 
type that can be prepared in a microwave, which all rooms have.  
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Support Systems and Daily Activities 

The Merced Dream Center will provide healing and recovery through spiritual and medical means.  
Disciples will be required to attend daily bible study sessions, drug counseling, and life coaching 
provided by volunteers.  In addition, disciples will be required to attend worship services at the 
Merced Dream Center on Monday evenings, Wednesday evenings, and Sunday mornings.  Those 
services will be open to the entire community (Conditions #18 and #19). Other program activities 
include job training, community service (feeding the homeless, clothing drives, food drives, etc.), 
and medical visits.  The applicant intends on maintaining a structured schedule of activities to 
ensure that participants are occupied and gaining the most from their experience in the program. 

Job Training 

Disciples are required to receive job training while attending the rehabilitation program.  The 
Merced Dream Center is partnering with Horisons Unlimited Health Care to help participants earn 
certificates to be medical assistants or dental assistants.  Training for those certificates will take 
place at the Merced Dream Center and Horisons Unlimited Health Care (936 W. Main Street) and 
will include instruction from doctors and nurses.  In addition, disciples will have the opportunity 
to work with the site’s facility manager to learn about building maintenance, landscaping, and pool 
maintenance. After completing the program, disciples will have the opportunity to stay at Merced 
Dream Center for a period of three months while searching for jobs and housing.  

Special Events  

Disciples will work at special events contracted by the Merced Dream Center. Examples of some 
of their duties at special events include assisting with traffic control at county fairs, cleaning-up at 
sporting events, and catering at weddings or other functions.  Profits generated by those events 
will go towards funding the Merced Dream Center. 

Staffing 

During the first three months of operation, staff members from the Stockton Dream Center will be 
staying at the Merced Dream Center to help establish policies and procedures and to help train new 
staff members. Staffing will be provided as required by growth, but in general will retain a ratio 
of one staff member for every ten participants.  Staffing will include some fulltime employees, but 
will mostly consist of volunteers from local churches and graduates from the rehabilitation 
program.  Church volunteers will facilitate bible study sessions, drug counseling, life coaching, 
and life planning.  Other staff members will monitor and patrol the site to ensure that participants 
are not exiting the premises without proper approval.  Medical, dental, and psychological care will 
be provided by Horisons Unlimited Health Care. Medical visits will generally take place at 
Horisons Unlimited Health Care (at 936 W. Main Street, Merced); however “house-visits” may be 
used to address urgent matters. Detoxification will take place onsite and will be managed by 
medical assistants who are receiving instructions from a doctor who is either on-site or off-site (via 
webcam).  
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Surrounding Uses  
(Attachment A) 

Surrounding 
Land 

 
Existing Use of Land 

City Zoning 
Designation 

City General Plan Land 
Use Designation 

 
North 

 
India Bazaar/Hair Salon 

Thoroughfare 
Commercial 

(C-T) 

 Thoroughfare 
Commercial 

                (CT) 

South Low Density Residential 
(across W. 12th Street) 

Low Density 
Residential 

(R-1-6) 

Low Density Residential 
(LD) 

East 
Jack in the Box/Gateway 

Pizza N Subs 
(across V Street) 

Thoroughfare 
Commercial 

(C-T) 

Thoroughfare 
Commercial 

                 (CT) 

West 
Low-Medium Density 

Residential 
(across W Street) 

Low-Medium 
Density Residential 

(R-2) 

Low-Medium Density 
Residential 

 (LMD) 

BACKGROUND 

According to building permit records, the existing motel was originally approved for 76-units (with 
a restaurant) in 1969.  In 1980, the City of Merced adopted an “Interface Overlay” zone with the 
purpose of requiring conditional use permits to integrate development along potentially 
incompatible zoning districts, as is the case for the subject site, which is within a Thoroughfare 
Commercial (C-T) zone located directly north of a Low Density Residential (R-1-6) zone.  In 1982, 
the Planning Commission approved a request to add 24-units to the existing 76-unit motel.  In 
1987, the restaurant portion of the site was parceled off and sold.  The motel has since been owned 
by various owners. 

FINDINGS/CONSIDERATIONS: 
General Plan/Zoning Compliance and Policies Related to This Application 
A) The subject site has a zoning designation of Thoroughfare Commercial (C-T) and a General 

Plan designation of Thoroughfare Commercial (CT).  The project complies with the C-T 
zone if a Conditional Use Permit is approved. 

Traffic/Circulation 
B) The project site is located on the south side of Highway 140, approximately 150 feet south 

of the intersection at Highway 140 and V Street.  Highway 140 is a divided arterial road 
that connects to both V Street (a collector road located east of the subject site) and Franklin 
Road (a major arterial road located 11,200-feet west of the subject site). The Institute of 
Transportation Engineers Trip Generation Manual 8th Edition (ITETGM) does not contain 
studies for rehabilitation facilities, but it does contain studies for similar uses such as a 
congregate care facility, that also contains sleeping quarters and centralized amenities such 
as dining centers, housekeeping, organized social/recreational activities, and limited 
medical services (such as nursing or dental) that may or may not be provided on-site. The 
average rate used to determine Average Daily Trips for a congregate care facility on a 
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weekday is 2.02 trips per dwelling unit.  For Peak Hour Trips (one hour, varies between 
7:00 a.m. and 9:00 a.m.), the average rate is 0.06 trips per dwelling unit.  Based on these 
formulas, the Average Daily Trips are estimated to equal 202 trips and the Peak Hour Trips 
are estimated to equal 12 trips.  However, because the Merced Dream Center will not allow 
participants to store vehicles onsite, staff anticipates that the average daily trips will be 
significantly less than that projected by the ITETGM and significantly less than that of the 
existing motel, which according to the ITETGM, could generate 911 trips per day and 64 
trips during peak hours. The traffic created by the rehabilitation facility and worship center 
may be evenly dispersed on Highway 140 and V Street.  As such, staff anticipates that the 
existing City streets can adequately serve the proposed rehabilitation facility and worship 
center. 

Parking 
C) The parking requirement for a residential care facility use, such as a rehabilitation facility, 

is one parking space for every four beds plus one parking space for each employee working 
during the largest shift.  Based on the proposed 200 beds and 20 employees, 70 parking 
spaces are required.  As shown on the site plan, 114 parking spaces are provided on the 
project site, which is significantly more than the minimum number of spaces required.  

Building Modifications 
D) The applicant is not proposing to modify the interior or exterior of the existing buildings.  

Should the applicant desire to prepare food onsite for its occupants, they shall be required 
to install a commercial kitchen and obtain proper permits form the Merced County Health 
Department and from the City of Merced Building Department.  This will also require 
installing a proper ventilation system and a grease interceptor (Conditions #16 and #17).  

 

Site Design 
E) The project site is located on the south side of Highway 140, 150 feet south of the 

intersection at Highway 140 and V Street.  The applicant is not proposing to make any 
modifications to the site plan. Primary vehicle access is available from two existing 
driveways on Highway 140 and from another exiting driveway on V Street. Parking is 
available along the perimeter of the site and is enclosed by a six-foot tall wrought iron 
fence.  The subject site contains four two-story buildings (with a total of 100 dwelling 
units) that surround a pool and recreational area at the center of the parcel.  The buildings 
are setback 50 feet from Highway 140, 60 feet from W Street, 40 feet from 12th Street, and 
15 feet from V Street.   

Neighborhood Impact/Interface 
F) The project site is surrounded by both commercial and residential uses. There is a 

commercial plaza to the north of the subject site containing a grocery store, a hair salon, 
and an automobile insurance company. There are single-family residential properties to the 
south (across 12th Street) and to the west (across W Street) of the subject site. There are 
fast food restaurants and other general retail uses to the east of the subject site. Gracey 
Elementary School is located approximately three blocks southwest of the subject site 
(1,100 feet away).  



Planning Commission Staff Report #15-22 
Page 8 
November 18, 2015 
 
 

The applicant hosted two neighborhood meetings prior to the public hearing, inviting 
residents who live within three-hundred feet of the subject site. One meeting was held at 
the Merced Salvation Army and the other at Stephen Leonard Park, with fifteen to thirty 
people in attendance at each meeting.  City staff did not attend those meetings; however, 
staff did receive several questions and comments from residents who were in attendance. 
The most common questions and concerns with this project were in regards to blight, 
increase in crime rates, and decrease in property values for both residential and commercial 
properties.  

Merced Police Department  
G) The Merced Police Department has asked that the Planning Commission consider the 

Police Department’s crime statistics for the area prior to taking action on this item 
(Attachment D).  Said maps show that the subject site is located within a highly 
concentrated area of robbery/assault cases, within a highly concentrated area of police 
incidents, within a highly concentrated area of weapon and drug cases, and slightly outside 
a school zone (defined by a radius of 1,000 feet from a school).  If after considering those 
statistics, the Planning Commission wishes to approve the request, the Police Department 
would request that the approval include the conditions regarding lighting, fencing, and 
security (Conditions #8, #11, and #12). 

Signage 
H) The applicant is not proposing any signage at this time. Signage is generally proposed after 

a project has obtained land use approval. Signage may be reviewed with a Sign Permit to 
ensure compliance with the City’s Sign Ordinance and to ensure that signage facing 
residential properties does not contain direct illumination or anything else that could be a 
nuisance to residential properties (Condition #5). 

Operations 

I) If approved, the facility shall be operated as described in the “Operation Details” section 
of this staff report on pages 4 and 5 and as described in Attachment E by the applicants. 

Environmental Clearance 
J) Planning staff has conducted an environmental review (Environmental Review #15-30) of 

the project in accordance with the requirements of the California Environmental Quality 
Act (CEQA), and a Categorical Exemption is being recommended (Attachment F).   

Attachments: 

A) Location Map 
B) Site Plan 
C) Elevations 
D) Crime Statistics 
E) Operation Details 
F) Categorical Exemption  
G) Draft Planning Commission Resolution 
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