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EXTENSION APPLICATION NO. EXT18-002, 8TH EXTENSION TO MAJOR SUBDIVISION
APPLICATION NO. MAS04-003: RIVER REACH ESTATES. A request to extend the expiration date
of the tentative map for Major Subdivision No. MAS04-003 by 1 year FROM: March 9, 2018 TO:
March 9, 2019. The project site is located on the south side of West Palm Avenue, 750 feet east of
North Santa Fe Drive, identified as Assessor's Parcel Number (APN) 140-170-068. The property is
designated Cressey Agricultural-Residential land use in the General Plan and zoned A-R
(Agricultural-Residential). CEQA: No further environmental review is required pursuant to CEQA
Section 15162 - "Subsequent EIRS and Negative Declarations".
SUPERVISORIAL DISTRICT:

4 - Lloyd Pareira

RECOMMENDATION(S):
1. Open/close public hearing;
2. Determine no further environmental review is required in compliance with CEQA Section
15162 - "Subsequent EIRS and Negative Declarations" of the CEQA Guidelines; and,
3. Approve Extension Application No. EXT18-002 based on the findings included in the staff
report and subject to the proposed conditions of approval.
LOCATION MAP:
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BACKGROUND:
Site Description
Major Subdivision No. MAS04-003, also known as the "River Reach Estates", was approved to
subdivide a 23.28 acre parcel into nineteen one acre residential lots by the Planning Commission on
March 9, 2005 with six conditions of approval including additional requirements from the Department
of Public Works.

The project site is primarily used for row crops and the use hasn't changed since approval of the
major subdivision. Row crops exist to the north, while orchards are planted to the west, east and
south.
The project site is located on the south side of Palm Avenue, approximately 750 feet east of Santa
Fe Drive in the Cressey area and is designated Agricultural Residential in the General Plan and
zoned A-R (Agricultural Residential).
Surrounding Uses
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Prior Actions/Entitlements
This tentative map has been subject to several extensions. The first two one year extensions were
discretionary extensions approved by the Planning Commission and the five extensions prior to this
application were statutory extensions granted by the State of California.

First Extension Application No. EXT07-001 to MAS04-003 was approved by the Planning
Commission on February 28, 2007, to extend the approval to March 9, 2008, subject to 10 conditions
of approval and subsequent requirements from the Department of Public Works Roads Division.
Second Extension Application No. EXT08-001 was approved by the Planning Commission on
February 27, 2008, to extend the approval to March 9, 2009, subject to 10 conditions of approval.
Thereafter, the State of California has granted five automatic extensions to MAS04-003:
•
•
•
•
•

In 2008, Senate Bill SB-1185 automatically extended the expiration date by 12 months
March 9, 2010 (EXT08-068)
In 2009, Assembly Bill AB-333 automatically extended the expiration date by two years
March 9, 2012 (EXT09-014)
In 2011, Assembly Bill AB-208 automatically extended the expiration date by two years
March 9, 2014 (EXT11-009).
In 2013, Assembly Bill AB-116, automatically extended the expiration date by two years
March 9, 2016 (EXT13-009).
In 2015, Assembly Bill AB-1303 automatically extended the expiration date by two year
March 9, 2018 (EXT15-009).

to
to
to
to
to
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ANALYSIS
Project Description
The application is a request for an 81h extension to record the tentative map to divide 23.28 acres
into 19 one acre residential lots. If the final map is not recorded by March 9, 2018, the tentative map
will expire.

In a letter dated February 27, 2018, the property owners submitted a timely request for a one year
extension. No new improvements are proposed.
Consistency with Adopted Plans and Policies
1.

General Plan
The 2030 General Plan provides a set of guiding principles, goals, and policies that
communicate the adopted philosophy of the County regarding growth, development and
sustainability. These statements, together with adopted diagrams, standards and analysis,
provide the context under which specific land use proposals are reviewed. The 2030 General
Plan is therefore considered the local "constitution" for planning and development and
serves to direct the physical growth and development of the County for the long term.

The project site is designated Cressey Agricultural-Residential in the General Plan. There
have been no significant changes to the project, project site, or surrounding area since the
subdivision was approved by the Planning Commission on March 9, 2005. The project
remains consistent with the General Plan with regards to density standards and residential
character of the surrounding area.
2. Zoning Code

The project site is zoned A-R (Agricultural-Residential) per the Merced County Zoning map.
The purpose of the agricultural-residential zone is to provide areas for rural residential
development and hobby farming and limited animal raising operations with less than a full
range of urban services. It is intended that this zone typically serve as a transitional area
between more dense urban communities and agricultural uses with the option of allowing
either one unit or three units per acre.
There have been no significant changes to the project, project site, or surrounding area. The
project remains consistent with the A-R (Agricultural-Residential) zoning in terms of density,
setbacks, parking standards, lot sizes, etc.
3. Other Adopted Plans and Policies
Subdivision Map Act
Pursuant to Section 66452.6 of the Subdivision Map Act, an approved or conditionally
approved tentative map shall expire 24 months after its approval. After the 24-month period,
an approved tentative map may be extended by a legislative body for a period or periods not
to exceed a total of six years. Although this is considered the 8th extension to the major
subdivision tentative map, five of the seven extensions were automatic extensions granted
by the State of California. EXT18-002 would be the third discretionary extension considered
by the Planning Commission and not automatically granted by the State of California.
California Environmental Quality Act (CEQA)
On March 9, 2005 the Planning Commission adopted the Negative Declaration for Major Subdivision
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Application No. MAS04-003. Staff has determined that pursuant to Section 15162 - "Subsequent
EIRs and Negative Declarations", the extension requires no further environmental review since
adoption of the Negative Declaration and no changes to the environmental character of the site or
the surrounding area.
Community Engagement
The project application was routed to applicable County departments, who had no additional
comments.

Notice of the public hearing was mailed to all property owners located within 300 feet of the project
on April 13, 2018 and published in the Merced Sun-Star on April 14, 2018. No written or verbal
comments were received by staff prior to the completion of this staff report.
CONCLUSION:

The analysis provided in this staff report finds that the project continues to be consistent with
applicable provisions of the General Plan and Zoning Code. Furthermore, the extension requires no
additional CEQA review under Section 15162 - "Subsequent El Rs and Negative Declarations" of the
CEQA Guidelines.
Staff recommends the Planning Commission approve Extension Application No. EXT18-002 based
upon the findings and subject to the proposed conditions of approval.
RECOMMENDED PLANNING COMMISSION ACTION:
A.

CEQA Determination
MOTION: Determine no further environmental review is required in compliance with CEQA
Section 15162 - "Subsequent El RS and Negative Declarations" of the CEQA Guidelines
based on the findings listed in the Staff Report.
CEQA Findings:

1.

The Merced County Planning Commission adopted the Negative Declaration
for Major Subdivision No. MAS04-003 on March 9, 2005.

2.

The only change to the project resulting from Extension Application No.
EXT18-002 is to extend the time for recordation of the tentative map for Major
Subdivision Application No. MAS04-003.

3.

The extension in time for recording the Final Map does not constitute
substantial changes to the project, and therefore does not warrant preparation
of a subsequent environmental document and no new information has been
identified that would require revisions to the Negative Declaration in
accordance with Section 15162 of the CEQA Guidelines.

4.

There have been no changes to the environmental character of the project
site or surrounding area since Major Subdivision No. MAS04-003 was
approved.

5.

The determination that the application is exempt from CEQA review reflects
the independent judgment of the County.
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B.

Project Determination
MOTION: Approve Extension Application No. EXT18-002 based on the findings included in
the staff report and subject to the proposed conditions of approval.
Project Findings:

1.

The approved tentative map is to subdivide 23.28 acres into 19 one acre
residential lots.

2.

The project site is located on the south side of Palm Avenue, approximately
750 feet east of Santa Fe Avenue in the Cressey area.

3.

The project area is designated as Cressey Agricultural-Residential and zoned
A-R (Agricultural-Residential).

4.

The subdivision application conforms to the Merced County Zoning Code,
Section 18.008.030 for the design and size of new lots and is compatible with
the purposes.

5.

The subdivision application conforms to the Merced County Subdivision Code,
Section 17.08 (Major Subdivisions) and Section 17.04.050 (Design
Requirements).

6.

The project has been reviewed by the Department of Public Works Road
Division, Department of Public Health Environmental Health Division,
Department of Public Works Building and Safety Division, and the Fire
Department.

7.

The project, as conditioned, is consistent with the Merced County General
Plan, compatible with surrounding area and uses, and has the potential to
meet all applicable development requirements.

8.

The proposed subdivision does not meet the findings for denial listed in
Section 66474 of the Subdivision Map Act as the design is consistent with the
County General Plan and with the implementation of the proposed mitigation
measures, the site is: physically suitable for the size and density for this type
of development; it will not cause substantial environmental harm; it will not
create serious health problems; and it does not conflict with existing public
easements.

9.

The project, as conditioned, will not have an adverse impact on public health,
safety, or general welfare.

10.

The public hearing has been adequately noticed and advertised.

ATIACHMENTS/EXHIBITS

A.
B.
C.

Proposed Conditions of Approval
Map
Applicant's Request for Extension
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cc.
Property Owner - Bhupinder Sahota

EXHIBIT A
'1l

MEfiCEDA

COMMUNITY AND ECONOMIC
DEVELOPMENT DEPARTMENT

COUNTY

EXT18-002 CONDITIONS OF APPROVAL
Merced County Community and Economic Development Department

Mark J. Hendrickson
Director
Steve Maxey
Deputy Director

2222 "M" Street
Merced, CA 95340
(209) 385-7654
(209) 726-1710 Fax
www.co.merced .ca.us
Equal Opportunity Employer

1.

Approval of this extension shall extend the period of time for recording the final map to
March 9, 2019.

2.

The Project shall comply with the mitigation measures contained in the Mitigated
Negative Declaration and Initial Study related to Air Quality, Geology/Hydrology, Noise,
and Traffic/Circulation.

3.

The Project shall comply with the requirements of the Public Works Department as
follows (as further described in Memo dated April 6, 2004):
a.

Safety Improvement Level 1 requirements as set forth in Chapter 16.08 of the
Merced County Code, which generally includes dedication of right-of-way and
public utility easements, roadway construction and installation of matching
pavement along existing roadways, street lighting, storm drainage systems and
underground or relocate utilities and irrigation facilities.

b.

Prior to final map recordation, the owner shall perfect quiet title pursuant to
Section 760.010, et seq., of the California Code of Civil Procedures, of the fee
interest canal reserved by S.F.B. Morse in the deed from Morse to Macleod
recorded in Volume 119, Deeds, Page 409, Merced County Records, and as
delineated on the Parcel Map for Gilbert Tanji recorded in Volume 82 of Parcel
Maps at Pages 42 and 43, Merced County Records.

c.

The developers shall comply with the terms of the Deferment of Construction
Agreement recorded in Volume 3615 of Official Records at Page 697, Merced
County Records, as required by Minor Subdivision No. 96035, for Parcels 1,2,3,4
and Remainder as shown in Parcel Map for Gilbert Tanji recorded in Volume 82
of Parcel Maps at Pages 42 and 43, Merced County Records. Santa Fe Drive
right of way width shall be 100 feet pursuant to Section 4.01.C of the Merced
County Department of Public Works Improvement Standards and Specifications.
Existing Santa Fe Drive shall be widened with a 4-foot wide paced shoulder and
4-foot wide gravel shoulder. Palm Avenue, a minor rural collector roadway, right
of way width shall be 30 feet from centerline if vertical curb and gutter is installed
or 40 feet from centerline if roadside ditch is constructed. A 50-foot radius shall
be dedicated at the northwest boundary of Parcel 4 at the Palm Avenue and
Santa Fe Drive intersection. A 10-foot wide public utility easement shall be
dedicated along the Palm Avenue and Santa Fe Drive frontages of the
aforementioned parcels. Parcels 1 , 2, 3, and 4 shall be included in the

EXHIBIT A
subdivision street lighting and storm drainage maintenance zone of benefit in
County Service Area Number One.
d.

Interior subdivision roadways shall be constructed pursuant to Drawing ST-06B
of the Merced County Department of Public Works Improvement Standards and
Specifications which was approved by Resolution 2004-43 by the Merced County
Board of Supervisors.

e.

The designation of street names shall conform to Section 17.04.050.B, Naming
of Streets, of the Merced County Code.
The west Campus Court cul-de-sac shall be relocated to the east approximately
60 feet.

f.

g.

Lot 19 shall be reserved for storm drainage purposes on the final map. If Lot A
Storm Drain Pond does not function to minimum County of Merced standards
within two years from the recording date of the subdivision improvement
agreement Notice of Completion, the percolation basin shall be expanded, at
developer's expense, into Lot 19. The developer shall provide adequate security
for design and construction of the basin expansion prior to recordation of the final
map. If Lot A functions within County standards after the two year period, the
County will vacate the reservation on Lot 19.

h.

Release and relinquish all abutters rights of access to and from the entire Santa
Fe Drive frontage of Lot 8 and Parcel 4 as shown on the Parcel Map of Gilbert
Tanji recorded in Volume 82 of Parcel Maps at Pages 42 and 43, Merced County
Records.

i.

All lot grading shall be completed, all underground improvements shall be
installed and aggregate base material on all new building permits. The developer
shall take place until such time as all improvements are completed.

j.

Provide centerline striping for those new roads which intersect the existing
peripheral streets.

k.

Developer/Applicant is advised that he/she may be obligated to comply with
Federal Regulations for stormwater runoff issued by the U.S. EPA on November
16, 1990 (40 Code of Federal Regulations Parts 122, 123 and 124). For
information and direction, contact the State Water Resources Control Board's
Construction Activity Stormwater Hotline at (916) 341-5537, e-mail:
stormwater@swrcb.ca.gov, or visit their website at www.swrcb.ca.gov.

4.

This project shall comply with the Standard Conditions in Planning Commission
Resolution No. 97-1.

5.

The project shall comply with the requirements of the Environmental Health Division.
Soils analyses and percolation tests for each lot shall be submitted to the Division of
Environmental Health prior to construction . The location of the tests shall be where the
proposed septic systems would be installed.

6.

The project shall be subject to the current Regional Transportation Impact Fee,
established by Ordinance No. 1749, at the time of building permit issuance.
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EXHIBIT A
7.

The project shall be subject to the current Law Enforcement Facilities Impact Fee
established by Resolution No. 2004-148, adjusted for inflation, in place at the time of
building permit issuance.

8.

The project shall be subject to the current Fire Facilities Impact Fee established by
Resolution No. 2004-149, adjusted for inflation, in place at the time of building permit
issuance.

9.

Prior to recordation of the final map creating new County roads, the owner shall provide
all documentation and pay all fees associated with forming a road maintenance zone of
benefit in County Service Area Number One for extended road maintenance service
which includes, but is not limited to, street sweeping.

County Counsel
10.

INDEMNITY AND HOLD HARMLESS AGREEMENT:

Bhupinder Sahota has the contracted duty (hereinafter "the duty") to defend, indemnify and hold
harmless the County of Merced, its Board of Supervisors, commissions, officers, employees,
agents, and assigns (hereinafter "COUNTY") from any claim, action, or proceeding arising out
of, or in connection with the COUNTY's approval of the project including, but not limited to,
COUNTY's actions regarding related environmental determinations. This obligation shall extend
to any such claim, action, or proceeding against COUNTY to attack, set aside, void, or annul, an
approval by COUNTY. This duty shall arise at the first claim, action, or proceeding against
COUNTY. In the event that a claim, action, or proceeding is brought, COUNTY shall promptly
notify the applicant and cooperate fully in the defense. This clause for indemnification shall be
interpreted to the broadest extent permitted by law.
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