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SUBJECT:  Vesting Tentative Subdivision Map (VTSM) #1291, initiated by Bright 

Development.  This application involves a request for a modification of 
VTSM #1291 which would reconfigure the streets within the subdivision 
and reduce the number of lots from 168 lots to 161 lots.  This property is 
generally located on the east side of G Street at Merrill Place (extended) 
within an R-1-5 zone with a General Plan designation of Low Density 
Residential (LD). *PUBLIC HEARING* 

 
ACTION: Approve/Disapprove/Modify 

1) Environmental Review #18-56 (CEQA Section 15162 Findings) 
2) Modifications to Vesting Tentative Subdivision Map #1291  

 

SUMMARY 
Vesting Tentative Subdivision Map (VTSM) #1291 was approved January 16, 2007, to subdivide 
39.8 acres of land generally located on the east side of G Street at Merrill Place (extended) 
(Attachments A and B).  The State of California granted tentative subdivisions maps several 
automatic extensions which kept the map alive.  After a referral from the Site Plan Review 
Committee, the Planning Commission granted an additional extension of the map which extended 
the expiration date to January 16, 2019.   

When the Planning Commission approved the extension, the following conditions were added to 
the tentative map approval: 

30) A revised vesting tentative map shall be submitted within 60 days of the date this extension 
is granted.  The revised map shall include the following: 

a. All lots shall be on property owned by the applicant. 
b. All roads through the subdivision shall be on property owned by the applicant. 
c. Access from Merrill Place into the subdivision on Palisades Drive shall be on 

property owned by the applicant or the right-of-way must have been dedicated to 
the City of Merced prior to submitting the revised map.  

31) If after 60 days the above conditions have not been met, Vesting Tentative Map #1291 will 
automatically expire. 
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The required modifications to VTSM were made by the developer and they are now requesting 
approval of the modified Vesting Tentative Subdivision Map found at Attachment C.   

RECOMMENDATION 
Planning staff recommends that the Planning Commission approve the Modification of Vesting 
Tentative Subdivision Map #1291 (including the adoption of the Revised Resolution at Attachment 
I) subject to the following amended and additional conditions (Note:  strikethrough text indicates 
deleted text, underlined text indicates new text): 
 
*1) The proposed project shall be constructed/designed as shown on Exhibit 1 [Proposed 

Vesting Tentative Map #1291 (Modified)], -- Attachment C of Staff Report #18-29, subject 
to the listed conditions except as modified by the conditions. 

32) At the time of Final Map, all references to a “PFE” (Public Facilities Easement) shall be 
changed to reflect the actual purpose of the easement.  For example, if the easement is for 
utilities and a block wall, the easement should be labeled as a PUE (Public Utilities 
Easement) and Block Wall easement.   

33) The Emergency Vehicle Access (EVA) is allowed on G Street as a temporary access only.  
The design of the EVA shall be approved by the Fire, Engineering, and Planning 
Departments.  Pedestrian access should be implemented into EVA.  

34) Once Palisades Drive and Foothill Drive are constructed which provides secondary access 
into the subdivision, the EVA shall be abandoned at the owner’s expense. 

35) All easements shall be large enough to provide room for all utilities without utilities being 
placed underneath the City sidewalk. 

36) The Tentative Map shows the EVA as “Lot A” and the 3.10 acres at the eastern edge of the 
subdivision as Lot A.  This shall be corrected on the final map so that there is no duplication 
of the lot designations.   

37) Access to Lot A (at the eastern edge of the subdivision) as shown on VTSM #1291 
(Modified) shall be provided from this subdivision.  The exact location of the access point 
shall be determined when development occurs on Lot A.   

38) The location of the pump station shown on the park/basin parcel is not approved.  The exact 
location of the pump station will be determined prior to the first final map.   

39) The cul-de-sacs at Court E and Court L shall be open-ended cul-de-sacs providing access 
to F Street.   

(*) Denotes non-discretionary conditions. 
 
PROJECT DESCRIPTION 
This request is for a modification of Vesting Tentative Subdivision Map #1291 in compliance with 
the conditions of approval for the recent extension granted by the Planning Commission.  The 
proposed modifications place all the lots and all access on property owned by or under the control 
of Bright Development.  To accommodate the conditions of approval, the number of lots have been 
reduced from 168 to 161 and some of the roads have been realigned and redesigned.  For 
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comparison, the original subdivision map is provided at Attachment B and the modified map is 
provided at Attachment C. 

Surrounding Uses  
(Attachment A) 

Surrounding 
Land 

 
Existing Use of Land 

City Zoning 
Designation 

City General Plan Land Use 
Designation 

North Vacant Land  R-1-5 Low Density Residential (LD) 

South Vacant Land/Agriculture P-D #53 
Low-Medium Density 
Residential (LMD) & 

Village Residential (VR) 
East Vacant Land RP-D #61 Village Residential (VR) 

West Residential (across G 
Street) P-D #42 Low Density Residential (LD) 

BACKGROUND 
Vesting Tentative Subdivision Map #1291 was originally approved on January 16, 2007.  This 
map as well as the Tentative Map for the Palisades subdivision to the north of this site were 
submitted at the same time.  Both the developers of the Palisades subdivision (Rick Telegan and 
Lee Jay Kolligian for Leeco LLC) and Bright Development were using the same engineering firm 
(Golden Valley Engineering) at that time.  In order to maximize the number of lots within each 
subdivision, the engineer designed the subdivisions with lots on each other’s property (Attachment 
D).  At the time the maps were approved, the property owners planned to do a Lot Line Adjustment 
to rectify this situation.  However, this never occurred, and now 16 lots from the Bright 
Development Subdivision Map are on property owned by Leeco LLC.  The Palisades Tentative 
Map has expired as of January 2, 2018.  Therefore, none of the lots originally approved with the 
Palisades subdivision are on the Bright property any longer.   

On June 6, 2018, the Planning Commission approved an extension of Vesting Tentative 
Subdivision Map #1291 which extended the life of the map to January 16, 2019.  The owner could 
request additional extensions under the provisions of the Subdivision Map Act. 

FINDINGS/CONSIDERATIONS: 
General Plan Compliance 
A) Vesting Tentative Subdivision #1291 (modified) complies with the General Plan 

designation of Low Density Residential (LD) and the Zoning designation of R-1-5.   
 

Traffic/Circulation 
B) The biggest change to the subdivision map is the relocation of the north/south road running 

through the subdivision.  As originally approved, the road curved more to the east before 
connecting with Merrill Place (extended).  The modified map, realigns the road to stay off 
of property not owned by Bright Development and curves the road to the west.  The 
north/south road would eventually connect to Foothill Drive providing access to G Street.  
Because this road will not be constructed with this subdivision, an emergency vehicle 



Planning Commission Staff Report #18-29 
Page 4 
October 3, 2018 
 
 

access is being provided onto G Street (Attachment C).  This access would be gated and 
would only be used by emergency vehicles.  Once the north/south road connects to G 
Street, this access would be eliminated (Condition #34). 

Access to Lot A (the area east of the subdivision) is not shown on the tentative map, but 
would be provided from the subdivision.  Access could be obtained along “K” Street (the 
names will be changed with the final map).  Condition #37 requires that access be provided 
to Lot A through the subdivision.    

 

Site Design 
C) As described in the traffic section above, some of the roads have been redesigned and 7 

lots have been lost with the redesign of the subdivision (Attachment C).  The lot sizes are 
still approximately the same as with the previous map.  The lots range in size from 5,000 
square feet to over 10,000 square feet.  These lot sizes are consistent with the R-1-5 zoning.  
The subdivision may be developed in two phases as shown on the map at Attachment C. 

Neighborhood Impact/Interface 
D) Public hearing notices were sent to all property owners within 300 feet of the site.  We 

received comments from one property owner, Rick Telegan.  Those comments were written 
on a copy of the map and have been provided at Attachment E.  The comment regarding 
the location of the pump station has been addressed with Condition #38.  The proposed 
construction phases have been indicated on the map, the other two comments were not 
addressed.  Staff also had a phone conversation with Mr. Telegan.  At that time he 
expressed concern that no access had been shown for Lot A.  Condition #37 requires access 
be provided to Lot A through this subdivision.   

Staff received no other comments on this project.   

Environmental Clearance 
E) 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 #18-54 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 (Expanded Initial Study 
#04-02 for Pending Annexation/Pre-Zoning Application #04-01 adopted by the Merced 
City Council on April 17, 2006).  A copy of the Section 15162 Findings can be found at 
Attachment F 

Attachments: 

A) Location Map 
B) Original Map for VTSM #1291 
C) Modified Map for VTSM #1291  
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D) Map of Palisades and Bright Development Subdivisions showing lots on each other’s 
property 

E) Comments from Rick Telegan 
F) CEQA Section 15162 Findings 
G) Revised Planning Commission Resolution #2904 

 
Ref:  N:\SHARED\PLANNING\STAFFREP\SR2018\SR 18-29 TSM #1291 Modification for Brigth Dev.docx 
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