AGENDA ITEM NO: X-A

- CITY OF CLOVIS -

REPORT TO THE PLANNING
COMMISSION
TO:

Clovis Planning Commission

FROM:

Planning and Development Services

DATE:

May 31, 2018

SUBJECT:

Consider actions related to CUP2018-03 a request to approve a
conditional use permit for a proposed 28 bed memory care and 80 unit
assisted senior living facility on approximately 3.57 acres located at 587 &
637 W. Nees Avenues. O’Brien Development, LLC, owner/applicant; The
Taylor Group Architects, representative (“Project”).
1. Res. 18-___, a Resolution of the Planning Commission of the City of
Clovis Finding that Conditional Use Permit CUP2018-03, for an
Assisted Senior Living Facility on Property Located at 587 And 637 W.
Nees Avenue, is Exempt from CEQA (“CEQA Resolution”).
2. Res. 18-___, a Resolution of the Planning Commission of the City of
Clovis Approving Conditional Use Permit CUP2018-03,
for an
Assisted Senior Living Facility on Property Located at 587 And 637 W.
Nees Avenue (“CUP Resolution”).

ATTACHMENTS:
Figure 1:
Exhibit “A:”
Exhibit “A-1:”
Attachment 1:
Attachment 2:
Attachment 3:

CUP2018-03

Location Map
Conditions of Approval for CUP2018-03
Previous Conditions of Approval for CUP2014-06
Record from April 6, 2015 Council Action (disc)
Draft Resolutions
CEQA Analysis
Site Plan (See also Exhibit B)
Notice of Exemption
Operational Statement
Conditions of Approval (See also Exhibit A)
Utilities Determinations
Excerpts from Prior Administrative Record
Standard Environmental Measures
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Attachment 4:
Attachment 5:
Attachment 6:
Attachment 7:
Exhibit “B:”
Exhibit “C”

Correspondence from Agencies
Reasonable Accommodation Procedures
Public Comments
Public Hearing Notices
Site Plan
Elevations

CONFLICT OF INTEREST
None
RECOMMENDATION
Staff recommends that the Planning Commission approve the Resolution finding the
Project exempt from CEQA and the Resolution approving the Project, subject to the
conditions listed in Exhibit A.
EXECUTIVE SUMMARY
The Developer is proposing construction of a 28 bed memory care and 80 unit assisted
senior living facility on approximately 3.57 acres located at 587 & 637 W. Nees Avenue
(“Site”). For the reasons set forth in the Administrative Record (Attachment 1), the
Council denied a Conditional Use Permit (“CUP) for a similar Project on the same Site
on April 6, 2015. The Developer recently submitted a new application. Along with the
new application, the Developer is requesting that the City provide a reasonable
accommodation for the Project under both the Federal Fair Housing Act (“FHA”) and
Title II of the Americans with Disabilities Act (“ADA”). The Reasonable Accommodation
Procedures to be followed for the Project are included with Attachment 5.
With the new application, the Developer provided changes to the Site Plan that do not
modify building size, number of beds and units, footprint or elevations, but provide
additional open space and greater distance from adjacent property boundaries. The
hope is that the changes address some of the concerns previously raised by the City
Council.
Approval of the CUP would allow the developer to proceed with site plan review and
building permits.
BACKGROUND
•

General Plan Designation:

Low Density

•

Existing Zoning:

R-1-7500 (Single-Family Residential – 7,500 sq. ft.)

•

Lot Size:

3.57 Acres

CUP2018-03
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•

Current Land Use:

Vacant

•

Adjacent Land Uses:

North:
South:
East:
West:

•

Previous Entitlements:

R2006-32, CUP2014-06 (Denial)

Single-Family Residential
Single-Family Residential
Private School and Single-Family Residential
Single-Family Residential

PROPOSAL AND ANALYSIS
Approval of the proposed use permit would allow for a senior assisted facility on an
approximate 3.57 acre parcel. An assisted living facility (senior care housing) is
permitted within R-1 Zone District with an approved CUP. The applicant is proposing
an 80 unit (84 bed) senior assisted living facility with an additional 18 unit (28) bed
memory care facility. Total capacity is 112 persons.
In addition to the analysis in this staff report, reference is made to the CEQA Analysis
(Attachment 3).
History
In 2014, the applicant, O’Brien Development, LLC, submitted a request to develop a 98
unit senior’s facility at the subject site. The applicant’s proposal was inclusive of 80
assisted care units and 28 beds designated for memory care. At that time, the
applicant met with staff and the residential neighborhood to the north to discuss the
project and it’s compatibility with the neighborhood. After many meetings with staff and
multiple changes in design, layout, elevations, and Site access, the original Project was
substantially redesigned. The Planning Commission considered and approved the
Project on December 18, 2014.
On April 6, 2015, the City Council denied the Project after hearing strong opposition
from the neighborhood to the north. The Council’s basis for denial is set forth in the
Administrative Record (Attachment 1), and made primarily at that time on a finding that
the Project was too intense of a development for the Site.
On April 18, 2018, the Developer submitted a new application for the Project, which is
now before the Commission.
Consistency with Adopted Plans and Polices
General Plan
Staff evaluated the Project for consistency with the 2014 General Plan. The General
Plans designated the site as low density residential, with a primary use of single family
residential plus allowances for additional compatible residential uses, such as senior
assisted living facilities.
CUP2018-03
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The land use designations are designed to depict the general location, intensity, and
use of lands. The land use patterns and areas identified provide the basis for more
detailed land use districts, densities, requirements, and standards established in the
Development Code.
The following land use goals and policies, which emphasize the need for a variety of
housing needs and the importance of infill development, are relevant:
2014 General Plan Land Use Element
The Site is zoned R-1-7500 (Single-Family Residential – 7,500 sq. ft.) consistent with
the General Plan low density designation. The General Plan low density residential
designation provides allowances for additional compatible residential uses.
The Project falls under the definition of Extended Care Facility Providing Medical
Services and/or Senior Congregate Care Facility. Both facilities are allowed on the Site
with a CUP. (CMC § 9.10.20, Table 2-2.)
Some of the Goals from the 2014 General Plan Land Use Element include:
Goal 5:

A city with housing, employment, and lifestyle opportunities for all
ages and income of residents.

Policy 5.1:

Housing variety in developments. The Clovis General Plan has
been planned to provide a variety of housing product types suitable
to each stage of a person’s life.

Policy 5.2:

Ownership and rental. Encourage a mixture of both ownership and
rental options to meet varied preferences and income affordability
needs.

Goal 6:

A city that grows and develops in a manner that implements its
vision, sustains the integrity of its guiding principles, and requires
few and infrequent amendments to the General Plan.

Policy 6.2:

Smart growth. The city is committed to the following smart growth
goals.

CUP2018-03

•

Create a range of housing opportunities and choices.

•

Mix land uses.

•

Strengthen and
communities.

direct
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The Project proposes an 80 unit senior assisted living facility with an additional 28 bed
memory care facility on a vacant property designated for low density residential. The
project if approved, would add diversity in housing to the area. These goals and
policies emphasize the need for a variety of housing and the importance of infill
development.
Adopted Housing Element
Government Code Section 65863 et seq., prohibits the City from reducing the
residential density for any parcel unless the local government makes written findings
that the reduction is consistent with the adopted General Plan, including the Housing
Element. The subject Project will not affect the overall potential residential unit count
from the R-1 Zone District. The Project will include 112 potential beds within two
proposed buildings, not affecting the land use designation above that used by the
Department of Housing and Community Development in determining compliance with
Housing Element law. This Project is therefore not subject to the provisions of Section
65863, and no specific findings are necessary.
The adopted Housing Element also provides goals specific to meeting the needs of a
classified “special needs” group. The following land use element goals and policies,
which emphasize the need for a variety of housing needs and the importance of infill
development, are relevant:
Goal 4

Provide a range of housing types and services to meet the needs
of individuals and households with special needs.

Policy 4.2:

Assist in local and regional efforts to secure funding for
development and maintenance of housing designed for special
needs populations such as the elderly and persons with disabilities.

Policy 4.5:

Ensure equal access to housing by providing reasonable
accommodation for individuals with disabilities.

Herndon-Shepherd Specific Plan
As with the General Plans, the Herndon-Shepherd Specific Plan designated the site as
low density residential, with a primary use of single family residential plus allowances
for additional compatible residential uses, such as senior assisted living facilities. The
following land use objectives from the Herndon-Shepherd Specific Plan, which
emphasize the need for a variety of housing needs are relevant:
3.2.1 Land Use Objectives - Residential
•

Provide a mix of residential, commercial, industrial, and public uses
consistent with the capabilities of the City and other agencies to provide
services.

CUP2018-03
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•

Provide an attractive, quality residential environment to accommodate a
variety of lifestyles.

3.2.2 Land Use Objectives - Housing
•

Promote diverse high quality housing products, types and price ranges
organized to create harmonious and compatible neighborhoods.

The overall concept of the Herndon-Shepherd Specific Plan is to encourage
development in the plan area that will meet the needs of existing and future residents,
integrating that need over time with the larger context of the City of Clovis.
Development Code and Zoning
The site is zoned R-1-7500 (Single-Family Residential – 7,500 sq. ft.) consistent with
the General Plan Low Density designation. The low density designation provides
allowances for additional compatible residential uses. The Project falls under the
definition of Extended Care Facility providing Medical Services and/or Senior
Congregate Care Facility. Both facilities are allowed on the Site subject to a
Conditional Use Permit. (CMC § 9.10.20, Table 2-2.)
The project meets all parking, setback, lot coverage and other development
requirements. Additional discussion of the development requirements is set forth under
the Design, Building and Operational Section of this staff report.
Infill Development
The 3.57 acre project site is the sole remaining vacant property of the quarter-section.
The applicant has an opportunity to utilize the property as infill development for the
establishment of assisted senior housing in accordance with the General Plan policies
noted above.
Summary Analysis
The use permit would provide for a senior housing development of 3.57 acres for the
housing of the elderly with special needs.
Because the project would not amend the General and Specific plans’ land use
diagrams intensity, there is no conflict between the proposed use and the
existing land use designation.
The proposal is consistent with the goals and policies of the General Plan,
including the Housing Element, and the Herndon Shepherd Specific Plan. The
development standards of the Specific Plan and Development Code/Zoning
address residential and commercial development.

CUP2018-03
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The developer will be required by conditions of approval to make necessary
public improvements required by the project. There are no conflicts with city
programs, improvements, or activities.
Design, Building and Operational Issues
Site Design and Circulation
The Project is designed to take its primary access from Nees Avenue. The Kenosha
Avenue cul de sac will be utilized as an emergency access point only. This site design
was a result of a solution to address potential traffic overflow into the residential
neighborhoods to the north. The applicant’s circulation system provides for all visits,
maintenance and service vehicle access away from the residences to the north, with
only utility vehicles having the ability to utilize the Kenosha Avenue egress.
The project includes 80 assisted living units (84 beds) and 18 units (28 beds) for
memory care within two separate single and two-story buildings. The buildings are
placed apart from each other to provide better circulation around the two types of
facilities and to provide the single-story housing adjacent to existing residential uses to
the north. Any activities associated with the project will be indoors and the applicant will
include landscaping along the perimeter of the project to minimize visual impacts.
The new Site Plan includes substantial additional open space and landscaping.
Residential and Commercial Building Heights
Residential zoned properties typically permit an overall building height of 35 feet. The
project includes two separate buildings on the site. The assisted living building has a
building height of 34 feet 6 inches. The exception to the building height pertains to the
proposed main reception area of the building which has a ridge height of 36 feet 8
inches, and the architectural chimney feature. The Commission has the ability to
approve over height exceptions if the projection is strictly for architectural purposes and
those areas that are considered non-habitable. Staff has included a condition of
approval for Planning Commission consideration to allow the over height exception for
this building.
The memory care building has a roof height of 25 feet and does not exceed the 35-foot
maximum height.
Line of Sight
During previous public hearings, the Commission and Council heard concerns specific
to privacy of back yards of residences on the north side of the project. The applicant
redesigned the building layout so that the single-story memory care facility was placed
on the north side of the proposed project. Additionally, the applicant proposed
landscaping that would also create a greater visual barrier for adjacent residences.
Additionally, the Clovis Fire Department has amended their original condition requiring
CUP2018-03
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a 30-foot access way around the facility to a 26-foot path of travel. The applicant
proposes to utilize this additional area to create even greater separation from adjacent
residences and expand the open space areas.
Traffic Analysis
On June 18, 2014, in connection with the prior proposed Project, JLB Traffic
Engineering, Inc., prepared a Trip Generation Analysis for the Project (“Trip Analysis”).
(AR 13.) The Trip Analysis is incorporated herein by reference. The Trip Analysis
determined that the Project will generate 32 trips in the PM Peak Hours, which is 22
additional trips when compared to a single family residential project on the Site with R1-7500 zoning. The AM Peak Hour generated less trips than the PM Peak Hour.
Nothing has changed to indicate that the Project, as now proposed, will generate more
traffic than set forth in the Trip Analysis. The unit count is the same.
The City has adopted guidelines for the preparation of traffic impact studies associated
with development within the City of Clovis. These guidelines are similar to guidelines
used for project level traffic analysis by other entities, such as the City of Fresno and
Caltrans. The guidelines establish certain minimum thresholds which, if exceeded,
would trigger a traffic impact analysis. Project traffic characteristics which are below
these thresholds are considered to be a minimal, or less than significant, impact to the
street system. The thresholds are as follows:
1.

When project-generated traffic is expected to be greater than 100 vehicle
trips during any peak hour.

2.

When a project includes a General Plan Amendment (GPA) which
changes the use to a designation that has a potential to generate a higher
number of vehicle trips than the existing, or originally planned land use
designation.

3.

When the project traffic will substantially affect an intersection or roadway
segment already identified as operating at an unacceptable level of
service.

4.

When the project will substantially change the offsite transportation
system or connection to it as determined by the City Engineer.

The Trip Analysis indicates that the vehicle trips generated by the Project will be well
below the established minimum thresholds and the City Engineer has determined that
no further analysis is required.
In addition to the foregoing, the City Engineer has made the following determinations:
The Project does not include a General Plan Amendment which changes the use to a
designation that has a potential to generate a higher number of vehicle trips than the
existing, or originally planned land use designation; the Project does not substantially
CUP2018-03
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affect an intersection or roadway segment already identified as operating at an
unacceptable level of service; and the Project will not substantially change the offsite
transportation system or connection to it as determined by the City Engineer.
Parking
Parking is provided along the perimeter of the project. The Municipal Code requires .5
parking spaces per unit. With 98 units, a total of 49 parking spaces are required. The
Project requires 10 additional stalls for use by facility employees. The project includes
59 parking spaces. Parking has been analyzed and found to be adequate for the
resident population that the project will serve.
A recent study by staff concluded that four of the assisted living facilities in Clovis are all
over-parked (Yosemite Gardens, Carmel Village, Orchard Park, Hotchkiss Terrace),
including the most recent facility at Shaw and Stanford Avenues. At this facility there
are currently 40 residents, none of which own a car.
Exterior Elevations
The applicant has not determined the exact colors and materials for the buildings,
however, the applicant has provided an example rendering of the vision. Staff will
review the specific colors, materials and architectural components during the site plan
review approval process.
Units, Floor Plans and Models
The developer is proposing three floor plans within the two-story residential structure
and memory care building. Each floor of the assisted care facility will include 14-studio
units, 24-one bedroom units and 2-two bedroom units. The memory care unit will
contain 8-single bed and 10-double bed units for a total of 28 beds.
Emergency Plan of Action
The applicant has provided an Operational Statement that best describes it’s handling
of day to day operations and emergency response (Exhibit “D”).
Walls and Fencing
The project includes utilizing the existing concrete wall along the east boundary and
continuing it along the back (north) and west adjacent to the residential homes. Staff
has provided the wall/fencing requirement as a condition of the project.
Neighborhood Services
The applicant’s proposal is generally located within the northeast area of Nees and
Willow Avenues. The applicant felt that the placement of the facility in close proximity
to the Trading Post Shopping Center and the Clovis Trail system creates a unique
CUP2018-03

5/24/2018 1:33:39 PM

Page 9 of 23

Planning Commission Report
Conditional Use Permit CUP2018-03
May 31, 2018
opportunity for seniors to enjoy a variety of services that help integrate seniors into the
community. If approved, seniors could potentially benefit from area shopping, food
services, the trail, and medical and professional services.
Review and Comments from Agencies
The Project was distributed to all City Divisions as well as outside agencies, including
Cal Trans, Clovis Unified School District, Fresno Irrigation District, Fresno Metropolitan
Flood Control District, AT&T, PG&E, San Joaquin Valley Air Pollution Control District,
State Department of Fish and Game, and the County of Fresno.
Comments received are attached only if the agency has provided concerns, conditions,
or mitigation measures. Routine responses and comment letters are placed in the
administrative record and provided to the applicant for their records.
Previous Neighborhood Concerns
Previous neighborhood comments revolved primarily around concerns with the increase
in density, traffic congestion and the deviation from typical single family development.
Privacy
Permitted single family residences on the site could be constructed with two stories by
right. The applicant is proposing additional landscaping, increased setbacks, a
concrete masonry wall, and has proposed the project common area further away from
residences. Additionally, the memory care unit is single story.
Pedestrian Safety
After completion of the project, Nees Avenue will be striped for bike lanes and have
sidewalks along the entire section between Peach and Willow Avenues, increasing
pedestrian safety. The City Engineer evaluated the driveway approach and did not find
an increased pedestrian safety risk.
Traffic and Access
The applicant has designed the project to avoid access into the existing neighborhood
to the north. The project will not cause any traffic impacts in the neighborhood.
Further, as discussed elsewhere in this staff report, the project will not cause a
significant traffic impact on Nees Avenue or at any of the nearby intersections or major
streets because:
•

Project-generated traffic is expected to be less than 100 vehicle trips during any
peak hour.

CUP2018-03
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•

The project does not include a General Plan Amendment (GPA) which changes
the use to a designation that has a potential to generate a higher number of
vehicle trips than the existing, or originally planned land use designation.

•

The project does not substantially affect an intersection or roadway segment
already identified as operating at an acceptable level of service.

•

The project will not substantially change the offsite transportation system or
connection to it as determined by the City Engineer.

Noise
Access to the site will not be from the neighborhood except for emergency and service
vehicles. Further, deliveries to the facility will only be allowed between the hours of
7:00 am to 9:00 pm daily.
As previously discussed with Privacy, the applicant is proposing increased setbacks,
providing a concrete masonry wall, moved the project common area further away from
residences, and has relocated trash enclosures to the east side of the project away
from the residences.
There is no evidence that alarms from the facility will be frequently set off. There is no
evidence that emergency vehicles will frequent the facility with sirens. There is no
evidence that there will be excessive noise from the facility or that noise levels will be
above ambient noise in the neighborhood.
The Conditions of Approval require the applicant to contact Fresno County EMS for
protocol in attending to calls for service to the facility.
The City’s Development Code provides standards that will be applied should any noise
nuisances occur from the site.
Light and Glare
The applicant is proposing additional landscaping, increased setbacks, increased
fencing, and moved the project common area further away from residences. The
conditions of approval require that all lights on the site shall be directed away from
residential properties and not interfere with the safety of vehicular traffic. Prior to final
occupancy, the lights will be inspected by Planning. At that time, a determination will be
made if additional screening of lights is required.
Visual/Aesthetics
The site plan review process will ensure that the project is architecturally compatible
with the neighborhood and visually pleasing. The City’s standards from the HerndonShepherd Specific Plan and Development Code will be applied.
CUP2018-03
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Water
The City’s Public Utilities Director has determined that there is adequate water to serve
this infill project and that water pressure will not be affected. The project is covered by
existing plans, facilities, and water resources.
Proximity of Dementia Care Unit to Homes
The Project includes a dementia care unit to on the north side of the parcel adjacent to
single-family residences. The applicant has provided an Operational Statement (see
Attachment 3) that addresses these concerns.
Housing Values
There is no evidence that the project will cause residential property values to decline.
There is no evidence that the project will be a blight in the neighborhood. The City
recently completed a comprehensive update to all of its code enforcement ordinances,
which will combat any nuisance conditions that could occur at the site.
Public Notification
Staff sent a legal notice to property owners within 800 feet of the project boundaries.
The City published notice of this public hearing in The Business Journal on
Wednesday, May 21, 2018. Copies of the public hearing notices are included as
Attachment 7.
California Environmental Quality Act (CEQA)
The City of Clovis completed an environmental review (an assessment of the project’s
impact on natural and manmade environments) of the proposed project, as required by
the State of California. Staff determined that the Project is exempt from CEQA
pursuant to a Class 32 categorical exemption. Class 32 exemptions consist of in-fill
development less than 5 acres in size meeting the conditions described in California
Government Code Section 15332. Attachment 3 contains staff’s full analysis.
Approval of the CEQA Resolution (Attachment 2) will affirm staff’s determination.
Findings for Approval of Project
Conditional Use Permit
Findings the Commission must make to approve the CUP are described in the
Reasonable Accommodation Procedures (Attachment 5). It is recommended that the
Commission utilize the CUP Findings Checklist included in Attachment 5. Those
procedures are repeated herein for ease of reference.

CUP2018-03
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If after going through the checklist the Commission’s action is to approve the Project,
the CUP Resolution (Attachment 2) will memorialize the Commission’s action. If the
Commission’s action is to deny the Project, the meeting will need to be continued to
memorialize the Commission’s findings in a new resolution.
CUP FINDINGS CHECKLIST
1.

The Project does not impair the integrity and character of the subject zoning
district.

Yes: ____

No: _____

Since the Project is residential housing for persons with disabilities located in a
residential zone, this finding must be answered in the affirmative.
2.

The Project is consistent with the General Plan and any applicable specific plan.

Yes: ____

No: _____

Staff previously evaluated the Project and determined it is consistent with the goals and
policies of the General Plan and Herndon Shepherd Specific Plan. Staff’s evaluation is
also consistent with the FHA and ADA. This finding must be answered in the
affirmative.
3.

The Project does not create significant noise, traffic, or other conditions or
situations that may be objectionable or detrimental to other allowed uses
operating nearby or adverse to the public interest, health, safety, convenience, or
welfare of the City.

Yes: ____

No: _____

This finding must be answered in the affirmative unless compelling evidence is
presented that the Project will create significant noise, traffic or other conditions that
would be considered a nuisance to neighboring properties.
4.

The Site is physically suitable in size and shape for the type and density/intensity
of use being proposed.

Yes: ____

No: _____

Staff previously evaluated the Project and determined it is suitable for the Site. This
finding must be answered in the affirmative unless compelling evidence is presented to
the contrary.
5.

There are adequate provisions for public access, water, sanitation, and public
utilities and services to ensure that the proposed use would not be detrimental to
public health and safety.

CUP2018-03
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Yes: ____

No: _____

Staff previously evaluated the Project and determined there are adequate provisions for
public access, water, sanitation, and public utilities.
Staff will again evaluate the
Project, and if it makes the same determination, this finding must be answered in the
affirmative.
6.

The proposed project has been reviewed in compliance with the provisions of the
California Environmental Quality Act (CEQA) and there would be no potential
significant negative effects upon environmental quality and natural resources that
would not be properly mitigated and monitored, unless findings are made in
compliance with CEQA.

Yes: ____

No: _____

The CEQA analysis is conducted separately. If the requirements of CEQA are
followed, this finding must be answered in the affirmative.
FISCAL IMPACT
None
REASONS FOR RECOMMENDATION
The Project is consistent with the goals and policies of the General Plan, HerndonShepherd Specific Plan, and Zoning and provides a diversity of housing within an in-fill
property.

ACTIONS FOLLOWING APPROVAL
This item will continue on to the City Council for final consideration.
NOTICE OF HEARING
Property owners within 800 feet notified:
Interested individuals notified:

CUP2018-03
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Prepared by:
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Orlando Ramirez, Senior Planner
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Figure 1
PROJECT LOCATION MAP
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EXHIBIT “A”
Conditions of Approval – CUP2018-03
Planning Division Conditions
(Orlando Ramirez, Division Representative – (559) 324-2345)
1. All conditions of the Conditional Use Permit and Site Plan Review shall be printed
on the architectural construction drawings.
2. CUP2018-03 is approved for an 80-unit senior assisted living facility and 28-bed
memory care facility per Exhibit “B” of the staff report. Any major modifications or
increase in the number of beds will require an amendment to the conditional use
permit.
3. This conditional use permit may be reviewed after a period of one year. Clovis
Planning staff may conduct a review of this use in regards to the conditions of
approval and may present findings of review to the Planning Commission.
4. Landscaping shall comply with CMC section 6.5.501 et seq., Water Efficient
Landscape Requirements, as amended in March 2010.
5. The applicant shall comply with Section 9.56.030 of the Clovis Zone Ordinance
requiring a Site Plan Review. Elevations and a colors and materials board shall be
submitted during this process.
6. All lights on the site shall be directed away from residential properties and shall not
interfere with the safety of vehicular traffic. Prior to final occupancy, the lights shall
be inspected by Planning. At that time, a determination will be made if additional
screening of lights is required
7. The applicant shall provide for a 26-foot backup area for all parking stalls.
8. The developer shall construct and maintain a 6-foot high masonry wall adjacent the
northwest, north and west property lines. This wall shall measure a minimum of 6feet high from the highest side (finished grade) or top of parking lot paving,
whichever is higher.
9. The Assisted Living facility shall be permitted to maintain the architectural and nonhabitable living space above the 35-foot height requirement.
10. Deliveries to the facility shall only be between the hours of 7 am to 9 pm daily.
11. The applicant shall work with the City and a Licensed Landscape Architect through
the Site Plan Review process to address tree placement, type, size and spacing.
12. There shall be no employee off-site parking along Nees, Timmy, Kenosha Avenues.
All employee and guest parking shall be limited to onsite.
CUP2018-03
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13. The service gate at Kenosha Avenue shall remain locked at all times and only be
utilized for service and emergency vehicles.
14. The applicant shall contact Fresno County EMS for protocol in attending to calls for
service to the facility.
Fire Department Conditions
(Gary Sawhill Department Representative – (559) 324-2224)
Roads / Access
15. Turning Radius: All access way roads constructed shall be designed with a
minimum outside turning radius of forty-five feet (45’)
16. Security Gates: All security gates shall comply with Clovis Fire Department Gates
Standard #1.5. Plans shall be submitted for review and permits issued by Fire
Department prior to installation.
17. All Weather Access &Water Supply: The applicant shall provide all weather
access to the site during all phases of construction to the satisfaction of the
approved Clovis Fire Department Standard #1.2 or #1.3.
18. Two Points of Access: Any development to this parcel will require a minimum of
two (2) points of access to be reviewed and approved by the Clovis Fire
Department. All required access drives shall remain accessible during all phases of
construction which includes paving, concrete work, underground work, landscaping,
perimeter walls.
19. Fire Lane: The fire lanes shall be posted with signs and/or the curbs shall be
painted red as per Clovis Fire Department Standard #1.1 and identified on site plan.
20. Perimeter Fire Walking Access: Walking access is required to reach building
openings within two-hundred feet (200’) of a paved surface designed to fire
apparatus use. Required walking access shall be designed to prevent sharp turns or
obstacles that would hinder the carrying of ground ladders and other hand-held
equipment. Gates shall be a minimum of four feet (4’) in width if they are used in the
walking access path. Gates that are locked and are required for building access
shall have a fire/police padlock or approved lock box with gate keys installed for
access.
21. Fire Apparatus Access Roads (26’): Fire apparatus access roads shall have an
unobstructed width of not less than twenty-six feet (26’) to all buildings and an
unobstructed vertical clearance of not less than fourteen feet (14’).

CUP2018-03
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22. Access Roads greater than 150 feet in depth shall have an approved turn around,
hammer head or cul-de-sac per Clovis Fire Department Standards and the
California Fire Code
23. Aerial Fire Apparatus Access Roads: At least one of the required access routes
shall be located within a minimum of 15 feet and a maximum of 30 feet from the
building, and shall be positioned parallel to one entire side of the building. The
location of this road shall be approved by the fire code official.
24. Fire Access – Landscape Obstruction: Landscaping trees or shrubs located
adjacent to the fire access drives shall be of the type that will not impede fire access
due to their growth process.
25. Driveway Access: A driveway approach to a designated fire access road shall have
a minimum width of thirty-two feet (32’) or equal to the width of the fire access road it
services, plus six feet (6’), whichever is greater. Roads having a high potential for
impairment of the department access shall have a wider driveway approach, as
determined by the Fire Chief.
26. Rapid Entry Lock Box: The applicant shall install an approved Rapid Entry
Lockbox in accordance with approved Clovis Fire Department Standard #1.6.
Contact Clovis Fire Prevention Division for the lockbox installation location(s) and
the required application for a Lockbox.
Water Systems
27. Commercial Fire Hydrant: The applicant shall install three (3), 4 ½” x 4 ½” x 2 ½”
approved Commercial Type hydrant(s) and “Blue Dot” hydrant locators, paint fire
hydrant(s) yellow with blue top and caps, and paint the curb red as specified by the
adopted Clovis Fire Department Standard #1.4. Plans shall be submitted to the
Clovis Fire Department for review and approval prior to installation. The hydrant(s)
shall be charged and in operation prior to any framing or combustible material being
brought onto the site.
28. Looped Water Main: The applicant shall install approved looped water main
capable of the necessary flow of water for adequate fire protection and approved by
the Clovis Fire Department
29. Vehicle Impact Protection: The applicant must install protection posts that meet
the City of Clovis specifications according to Clovis Fire Department Standard #1.7.

CUP2018-03
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Systems Fire Protection
30. Fire Sprinkler – 2,500 Square Feet: The applicant shall install an automatic fire
sprinkler system in buildings exceeding 2,500 square feet in gross floor area, as per
NFPA 13. When buildings have eaves or overhangs exceeding a distance of four
feet (4’) from the wall or support, the gross roof area shall be used to determine the
need for automatic fire sprinklers, including covered walkways, patios, porches. A
Fire Department permit is required for an automatic fire sprinkler installation.
31. Underground Fire Service Line Installation: Installation shall be per Clovis Fire
Standard #2.1.
32. Prior to installation, the applicant shall submit fire sprinkler underground water
supply plans for review and approval and issuance of a permit by the Clovis Fire
Department. Prior to final acceptance, the underground fire service line shall be
inspected, pressure tested and flushed in the presence of a Clovis Fire Department
inspector. A permit is required to be on-site for all inspections requests. NOTE –
When a fire pump is required by the overhead system demand, the FDC shall be
connected on the discharge side of the fire pump.
33. FDC Location: The Fire Department Connection to the automatic fire sprinkler
system shall be shown on the site utility plan. Installation shall be per Clovis Fire
Standard #2.1.
34. This will be reviewed and approved by the Clovis Fire Department before
installation.
35. Monitored Sprinklers: All valves controlling the water supply for automatic sprinkler
systems and water flow switches on all sprinkler systems shall be electronically
monitored for integrity.
36. Fire Alarm System: The applicant shall install a manual or automatic fire alarm
system per 2016 CFC 907.2.9.1 When actuated, the alarm-initiation devices shall
activate an alarm signal, which is audible throughout the building as per NFPA 72.
Applicant shall submit plans for review and approval prior to installation of fire alarm
components.
37. UL 300 – Hood System: The applicant shall install protection of cooking equipment
by means of an automatic fire extinguishing system complying with UL 300 that is
listed and labeled for its intended use. A fire extinguisher listed and labeled for
Class K fires shall be installed within thirty feet (30’) of commercial food heat
processing. Plans shall be submitted to the Fire Department for approval and permit
shall be obtained from Fire Department.

CUP2018-03
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Building Information
38. Address Numbers: Address numbers shall be installed on every building as per
adopted Clovis Fire Department Standard #1.8. Large commercial, industrial
buildings may require additional building addressing on the back side of the building
as approved by Clovis Fire Department.
39. Apartment Complex map and addressing at entry gates shall be approved by Clovis
Fire Department.
40. Room Capacity Signage: Any room having an occupant load of 50 or more and
which is used for assembly purposes shall have the capacity of the room posted in a
conspicuous place on an approved sign near the main exit from the room.
41. Exit Door – Delayed Egress: Exit door operation shall not be impeded by any
device when the building is occupied. Any delayed egress system shall comply with
Uniform Building Code and NFPA Standard 72.
42. Fire Safety and Evacuation Plan: An approved fire safety and evacuation plan
shall be prepared and maintained in this occupancy at all times. The fire safety and
evacuation plans shall be reviewed or updated annually or as necessitated by
changes in staff assignments, occupancy, or the physical arrangements of the
building. The plan may be submitted to the Clovis Fire Department for review and
approval.
43. Exit Doors Locking: No locks are permitted to prevent the operation of doors
except the main exterior door meeting the requirements of 1010.1.9.3 CBC. The
unlatching of any door shall not require more than one operation.
44. “Assembly” Occupancy Doors: Exit doors shall swing in the direction of egress
travel and shall not be provided with a latch or a lock unless it is panic hardware with
the exception of the main exit in compliance with section 1010.1.10 CFC.
45. Exit Signage: The path of exit travel to and within exits in a building shall be
identified by illuminated exit signs conforming to the requirements of the California
Fire Code.
46. Emergency Lighting: The applicant shall install emergency lighting with battery
backup or an approved alternate in accordance with the California Fire Code.
47. Review for compliance with fire and life safety requirements for the building interior
and its intended use are reviewed by both the Fire Department and the Building
Departments. When a submittal for building plan review is made as required by the
California Building Code by the architect or engineer of record for the building further
comments will be given.
48. Provide a copy of the approved stamped site plan from the Planning Division. Site
Plan shall include all fire department notes to verify compliance with requirements.
CUP2018-03
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Site plans included with this plan submittal are subject to the conditions on the
Planning Division approved set.
Police Department Conditions
(Curtis Shurtliff, Department Representative – (559) 324-2400)
49. Construction work shall not commence before the hours of 7:00 a.m. as outlined in
the Clovis Municipal Code (noise nuisance standards).
50. Emergency phone numbers for responsible parties shall be kept current during the
building phase of the project so Clovis Police Department can properly contact those
parties in the event of thefts and/or emergencies occurring on the property.
51. It shall be the responsibility of the property owner to maintain the structures and
adjoining fences to the project free of graffiti. All forms of graffiti shall be removed
within 72 hours.
52. At the very least temporary street signs shall be posted at each of the roadways so
as to clearly provide locations as necessary until the completion of the project or
until the City of Clovis has erected permanent street signs for the existing roadways.
53. Property maintenance and general condition of the property’s worksite shall remain
in compliance with the Clovis Municipal Codes and standards set forth by the City of
Clovis. This pertains to excessive garbage and debris, which may be strewn about
the worksite and scattered into already established neighborhoods, parks, and
roadways.
54. During the building phase, the construction materials shall be within a secured area
when not in use. The storage area for construction materials shall have lighting
during the hours of darkness, or clearly visible for proper patrol.
Clovis Unified School District Condition
(Andrew Nabors, CUSD Representative – (559) 327-9000)
55. New Development for this site may be subject to the District’s school impact fee.
This fee must be paid to the Clovis Unified School District prior to the issuance of
building permits.
County of Fresno Health Department
(Kevin Tsuda, County of Fresno Health Department Representative – 600-3271)
56. The Applicant shall refer to the attached Fresno County Health Department
correspondence. If the list is not attached, please contact the County for the list of
requirements.

CUP2018-03
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San Joaquin Valley Unified Air Pollution Control District Condition
(Cherie Clark, District Representative – (559) 230-5940)
57. Applicant shall refer to the SJVAPCD suggested rules and mitigation measures. If
the list is not attached, please contact the District for the list of requirements.
Fresno Metropolitan Flood Control District Condition
(Michael Maxwell, FMFCD Representative – (559) 456-3292)
58. Applicant shall comply with the requirements of the FMFCD.
attached, please contact the District for the list of requirements.

If the list is not

Administration Department Conditions
(John Holt, Department Representative – (559) 324-2111)
Hold Harmless and Indemnification
59. Approval of this Project is for the benefit of the Applicant. The submittal of
applications by Applicant for this Project was a voluntary act on the part of the
Applicant not required by the City. Therefore, as a condition of approval of this
Project, the Applicant agrees to defend, indemnify and hold harmless the City of
Clovis and its agents, officers, consultants, independent contractors and employees
(“City”) from any and all claims, actions or proceedings against the City to attack, set
aside, void, or annul an approval by the City concerning the Project, including any
challenges to associated environmental review, and for any and all costs, attorneys
fees, and damages arising therefrom (collectively “Claim”).
The City shall promptly notify the Applicant of any Claim and the City shall
cooperate fully in the defense. If the City fails to promptly notify the Applicant of any
Claim or if the City fails to cooperate fully in the defense, the Applicant shall not
thereafter be responsible to defend, indemnify, or hold harmless the City.
Nothing in this condition shall obligate the City to defend any Claim and the City
shall not be required to pay or perform any settlement arising from any such Claim
not defended by the City, unless the City approves the settlement in writing. Nor
shall the City be prohibited from independently defending any Claim, and if the City
does decide to independently defend a Claim, the Applicant shall be responsible for
City’s attorneys’ fees, expenses of litigation and costs for that independent defense,
including the costs of preparing any required administrative record. Should the City
decide to independently defend any Claim, the Applicant shall not be required to pay
or perform any settlement arising from any such Claim unless the Applicant
approves the settlement.
Signature of Applicant: ________________________________
Dated: ________________
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EXHIBIT “A-1”
Previous Conditions of Approval – CUP2014-06
Planning Division Conditions
(Orlando Ramirez, Division Representative – (559) 324-2345)
1.

All conditions of the Conditional Use Permit and Site Plan Review shall be printed
on the architectural construction drawings.

2.

CUP2014-06 is approved for an 80-unit senior assisted living facility and 28-bed
memory care facility per Exhibit “B” of the staff report. Any major modifications or
increase in the number of beds will require an amendment to the conditional use
permit.

3.

This conditional use permit may be reviewed after a period of one year. Clovis
Planning staff may conduct a review of this use in regards to the conditions of
approval and may present findings of review to the Planning Commission.

4.

Landscaping shall comply with CMC section 6.5.501 et seq., Water Efficient
Landscape Requirements, as amended in March 2010.

5.

The applicant shall comply with Section 9-3.215.6 of the Clovis Zone Ordinance
requiring a Site Plan Review. Elevations and a colors and materials board shall be
submitted during this process.

6.

All lights on the site shall be directed away from residential properties and shall not
interfere with the safety of vehicular traffic. Prior to final occupancy, the lights shall
be inspected by Planning. At that time, a determination will be made if additional
screening of lights is required

7.

The applicant shall provide for a 26-foot backup area for all parking stalls.

8.

The developer shall construct and maintain a 6-foot high masonry wall adjacent the
northwest, north and west property lines. This wall shall measure a minimum of 6feet high from the highest side (finished grade) or top of parking lot paving,
whichever is higher.

9.

The Assisted Living facility shall be permitted to maintain the architectural and nonhabitable living space above the 35-foot height requirement.

10.

Deliveries to the facility shall only be between the hours of 7 am to 9 pm daily.

11.

The applicant shall work with the City and a Licensed Landscape Architect through
the Site Plan Review process to address tree placement, type, size and spacing.

12.

There shall be no employee off-site parking along Nees, Timmy, Kenosha
Avenues. All employee and guest parking shall be limited to onsite.
5/23/2018 5:20:25 PM
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13.

The service gate at Kenosha Avenue shall remain locked at all times and only be
utilized for service and emergency vehicles.

14.

The applicant shall contact Fresno County EMS for protocol in attending to calls
for service to the facility.

15.

Applicant shall install a linear sidewalk along the Nees Avenue street frontage.

16.

Applicant shall install wrought iron fencing along the Kenosha and Nees Avenue
street frontages.

17.

Applicant shall work with staff and a lighting specialist to determine suitable lighting
for the Project.

18.

A staff member shall be present to aid in the securing of the loading area when the
service area is utilized.

Fire Department Conditions
(Gary Sawhill Department Representative – (559) 324-2224)
Roads / Access
19.

Turning Radius: All access way roads constructed shall be designed with a
minimum turning radius of forty-five feet (45’)

20.

Two Points of Access: Any development to this parcel will require a minimum of
two (2) points of access to be reviewed and approved by the Clovis Fire
Department. All required access drives shall remain accessible during all phases
of construction which includes paving, concrete work, underground work,
landscaping, perimeter walls.

21.

All Weather Access: The applicant shall provide all weather access to the site
during all phases of construction to the satisfaction of the approved Clovis Fire
Department Standard #29 or #30.

22.

Security Gates: All vehicle access security gates shall be equipped with Opticom
and comply with Clovis Fire Department Gates Standard #18. Plans shall be
submitted for Fire Department review and approval prior to installation.

23.

Fire Lane: The fire lanes shall be painted red as per Clovis Fire Department
Standard #2.

24.

Fire Access – Landscape Obstruction: Landscaping trees or shrubs located
adjacent to the fire access drives shall be of the type that will not impede fire access
5/23/2018 5:20:25 PM
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due to their growth process.
25.

Commercial/Industrial Access Roads (30’): Fire apparatus access roads shall
have an unobstructed width of not less than thirty feet (30’) to all buildings and an
unobstructed vertical clearance of not less than thirteen feet-six inches (13’ 6”).

26.

Based on the assumed height of the building being 30’ or higher, aerial truck ladder
set up would be required. The following note is taken from the 2010 CFC Appendix
D section 105.
a. Vertical access is required for aerial truck ladder set up where buildings or
portions of buildings are more than 30 feet in height at the eaves, measured
from natural grade. 30’ minimum driveways shall be located adjacent to at least
one (long) side of such building. The driveway shall be located a minimum of
15 feet from the building and a maximum of 30 feet from the building. The drive
shall extended 45’ beyond each end of the building to allow for access to the
corners of the building and to accommodate a set up area out of the collapse
zone.

Water Systems
27.

Commercial Fire Hydrant: The applicant shall install three (3) 4 ½” x 4 ½” x 2 ½”
approved Commercial Type hydrant(s) and “Blue Dot” hydrant locators, paint fire
hydrant(s) yellow with blue top and caps, and paint the curb red as specified by the
adopted Clovis Fire Department Standard #7. Plans shall be submitted to the Clovis
Fire Department for review and approval prior to installation. The hydrant(s) shall
be charged and in operation prior to any framing or combustible material being
brought onto the site. See attached site plan for location

28.

Looped Water Main: The applicant shall install approved looped water main
capable of the necessary flow of water for adequate fire protection and approved
by the Clovis Fire Department.

29.

Vehicle Impact Protection: The applicant must install protection posts that meet
the City of Clovis specifications according to Clovis Fire Department Standard #9.

30.

Underground Fire Service Line Installation: Prior to installation, the applicant
shall submit fire sprinkler underground water supply plans for review and approval
and issuance of a permit by the Clovis Fire Department. Installation shall be done
by a California Licensed contractor. Prior to final acceptance, the underground fire
service line shall be inspected, pressure tested and flushed in the presence of a
Clovis Fire Department inspector. A permit is required to be on-site for all
inspections requests. NOTE – When a fire pump is required by the overhead
system demand, the FDC shall be connected on the discharge side of the fire pump.
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31.

FDC Location: The Fire Department Connection to the automatic fire sprinkler
system shall be reviewed and approved by the Clovis Fire Department before
installation.

32.

Fire service line, FDC, and PIV shall be shown on utilities page of plans.

33.

This Project was reviewed by the fire department only for requirements related to
water supply, fire hydrants, and fire apparatus access to the building(s) on
site. Review for compliance with fire and life safety requirements for the building
interior and its intended use are reviewed by both the Fire Department and the
Building Departments. When a submittal for building plan review is made as
required by the California Building Code by the architect or engineer of record for
the building further comments will be given.

Police Department Conditions
(John Willow, Department Representative – (559) 324-2400)
34.

Construction work shall not commence before the hours of 7:00 a.m. as outlined in
the Clovis Municipal Code (noise nuisance standards).

35.

Emergency phone numbers for responsible parties shall be kept current during the
building phase of the Project so Clovis Police Department can properly contact
those parties in the event of thefts and/or emergencies occurring on the property.

36.

It shall be the responsibility of the property owner to maintain the structures and
adjoining fences to the Project free of graffiti. All forms of graffiti shall be removed
within 72 hours.

37.

At the very least temporary street signs shall be posted at each of the roadways so
as to clearly provide locations as necessary until the completion of the Project or
until the City of Clovis has erected permanent street signs for the existing roadways.

38.

Property maintenance and general condition of the property’s worksite shall remain
in compliance with the Clovis Municipal Codes and standards set forth by the City
of Clovis. This pertains to excessive garbage and debris, which may be strewn
about the worksite and scattered into already established neighborhoods, parks,
and roadways.

39.

During the building phase, the construction materials shall be within a secured area
when not in use. The storage area for construction materials shall have lighting
during the hours of darkness, or clearly visible for proper patrol.
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Clovis Unified School District Condition
(Steve Ward, CUSD Representative – (559) 327-9000)
40.

New Development for this site will be subject to the District’s school impact fee.
This fee must be paid to the Clovis Unified School District prior to the issuance of
building permits.

San Joaquin Valley Unified Air Pollution Control District Condition
(Cherie Clark, District Representative – (559) 230-5940)
41.

Applicant shall refer to the SJVAPCD suggested rules and mitigation measures.

Fresno Irrigation District Condition
(Sen Saetern, Department Representative – (559) 233-7161)
42.

Applicant shall address FID requirements.

Fresno Metropolitan Flood Control District Condition
(Michael Maxwell, FMFCD Representative – (559) 456-3292)
43.

Applicant shall comply with the requirements of the FMFCD.

Engineering Division Conditions
(Chris Tange, Division Representative – (559) 324-2360)
44.

The applicant shall provide the Solid Waste Division with remote controls for all
gates that will allow access for all solid waste and recycling vehicles.

45.

The applicant shall be aware that additional site specific conditions shall be
identified during the site plan review stage.
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DRAFT
CEQA RESOLUTION 18-__
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF CLOVIS FINDING
THAT CONDITIONAL USE PERMIT CUP2018-03, FOR AN ASSISTED SENIOR LIVING
FACILITY ON PROPERTY LOCATED AT 587 AND 637 W. NEES AVENUE, IS EXEMPT FROM
CEQA
WHEREAS, the project proponent, O’Brien Development, LLC, PO Box 9155, Rancho Santa Fe,
CA 92067, applied for Conditional Use Permit CUP2018-03, to allow a 98 unit assisted senior living
facility, including 28 bed memory care component, on the Northeast corner of Nees and Timmy
Avenues, in the City of Clovis, County of Fresno (“Project”); and
WHEREAS, the Department of Planning and Development Services (“Department”) evaluated
the Project under the California Environmental Quality Act (“CEQA”), and determined that the Project is
exempt from review pursuant to the CEQA exemption for infill projects under five acres in size (CEQA
Guidelines § 15332); and
WHEREAS, a detailed analysis and narrative prepared by the Department for the exemption is
included with the Planning Commission staff report as Attachment 3, and incorporated herein by
reference (“Narrative”); and
WHEREAS, the Planning Commission has independently reviewed, evaluated, and considered
the Narrative and the basis for the CEQA exemption, and all comments, written and oral, received from
persons who reviewed the Narrative or otherwise commented on the Project.
NOW, THEREFORE, the Planning Commission of the City of Clovis resolves as follows:
1.

Adopts the foregoing recitals as true and correct.

2.

Finds that the Project is exempt from CEQA pursuant to CEQA Guidelines § 15332.

3.

More specifically, the Commission finds as follows:
a.

The Project is Consistent with the General Plan and Zoning.

b.

The Site is Less Than Five Aces and Surrounded by Urban Uses.

c.

The Site is Not a Habitat for Endangered, Rare or Threatened Species.

d.

The Project Will Not Result in a Significant Effect Relating to Traffic.

e.

The Project Will Not Result in a Significant Effect Relating to Noise.

f.

The Project Will Not Result in a Significant Effect Relating to Air Quality.

g.

The Project Will Not Result in a Significant Effect Relating to Water Quality.

h.

The Site Can be Adequately Served by all Required Utilities and Public Services.

i.

There is Not a Reasonable Possibility that the Activity Will Have a Significant
Effect on the Environment Due to Unusual Circumstances.

ATTACHMENT 2

The basis for these findings is set forth in the Narrative.
4.

Directs that the record of these proceedings be contained in the Department of Planning
and Development Services located at 1033 Fifth Street, Clovis, California 93612, and that
the custodian of the record be the Deputy City Planner or other person designated by the
Planning and Development Services Director.

5.

The Planning and Development Services Director, or his/her designee, is authorized to
file a Notice of Exemption for the Project in accordance with CEQA and to pay any fees
required for such filing.

*

*

*

*

*

*

The foregoing resolution was introduced and adopted at a meeting of the Planning Commission
of the City of Clovis held on May 31, 2018, by the following vote, to wit:
AYES:
NOES:
ABSENT:
ABSTAIN:
CLOVIS PLANNING COMMISSION RESOLUTION NO. 18-__
Date: May 31, 2018
___________________________________
Paul Hinkle, Chair
________________________________
Bryan Araki, Secretary
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RESOLUTION 18-__
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF CLOVIS APPROVING
CONDITIONAL USE PERMIT CUP2018-03, FOR AN ASSISTED SENIOR LIVING FACILITY
ON PROPERTY LOCATED AT 587 AND 637 W. NEES AVENUE,
WHEREAS, O’Brien Development, LLC, PO Box 9155, Rancho Santa Fe, CA 92067, applied for
Conditional Use Permit CUP2018-03; and
WHEREAS, this is a request to allow a 98 unit assisted senior living facility, including 28 bed
memory care component, on the Northeast corner of Nees and Timmy Avenues, in the City of Clovis,
County of Fresno (“Project”); and
WHEREAS, the City scheduled a noticed Public Hearing on the Project for May 31, 2018; and
WHEREAS, the City published notice of the hearing in the Fresno Business Journal, mailed
notice to area residents of the property boundaries, and otherwise posted notice of the public hearing
according to applicable law; and
WHEREAS, the Planning Commission held the Public Hearing on May 31, 2018, at which time
the Commission considered testimony and information received at the Public Hearing and the oral and
written reports from City staff, as well as other documents contained in the record of proceedings
relating to the Project (“Administrative Record”), which are maintained at the offices of the City of Clovis
Department of Planning and Development Services; and
WHEREAS, the Planning Commission considered the CEQA analysis by separate Resolution,
finding the Project exempt from review pursuant to the CEQA exemption for infill projects under five
acres in size (CEQA Guidelines § 15332).
NOW, THEREFORE, the Planning Commission of the City of Clovis finds and resolves as
follows:
1.

The Project does not impair the integrity and character of the subject zoning district.

2.

The Project is consistent with the General Plan and any applicable specific plan.

3.

The Project does not create significant noise, traffic, or other conditions or situations that may be
objectionable or detrimental to other allowed uses operating nearby or adverse to the public
interest, health, safety, convenience, or welfare of the City.

4.

The Site is physically suitable in size and shape for the type and density/intensity of use being
proposed.

5.

There are adequate provisions for public access, water, sanitation, and public utilities and
services to ensure that the proposed use would not be detrimental to public health and safety.

6.

The proposed project has been reviewed in compliance with the provisions of the California
Environmental Quality Act (CEQA) and there would be no potential significant negative effects
upon environmental quality and natural resources that would not be properly mitigated and
monitored, unless findings are made in compliance with CEQA.
The Project is exempt from CEQA.

3

NOW, THEREFORE, BE IT FURTHER RESOLVED, the Planning Commission of the City of
Clovis additionally finds and resolves as follows:
7.

Based upon findings 1-6, approves CUP2018-03, subject to the attached Exhibit A conditions of
approval, which are deemed necessary to protect the public health, safety, and general welfare
of the City.

8.

These findings are supported by substantial evidence in the Administrative Record as
summarized in the staff reports and supplemented during the Public Hearings.
*

*

*

*

*

*

The foregoing resolution was introduced and adopted at a meeting of the Planning
Commission of the City of Clovis held on May 31, 2018, by the following vote, to wit:
AYES:
NOES:
ABSENT:
ABSTAIN:
CLOVIS PLANNING COMMISSION RESOLUTION NO. 18-__
Date: May 31, 2018
___________________________________
Paul Hinkle, Chair
________________________________
Bryan Araki, Secretary
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ATTACHMENT 3

CORRESPONDENCE FROM AGENCIES

ATTACHMENT 4

ATTACHMENT 4

County of Fresno
DEPARTMENT OF PUBLIC HEALTH
David Pomaville, Director
Dr. Ken Bird, Health Officer

May 2, 2018

LU0019434
2604

Orlando Ramirez, Senior Planner
City of Clovis
Planning and Development Services Department
1033 Fifth Street
Clovis, CA 93612
Dear Mr. Ramirez:
PROJECT NUMBER: CUP2018-03

A request to approve and construct both a 28-bed memory care and 80-unit assisted living senior facility.
APN: 560-170-21, 24 & 560-020-43

ZONING: R-1-7500

ADDRESS: 587 & 637 W. Nees Avenue

Recommended Conditions of Approval:


The applicant shall be advised that any proposal for food service, including commercially prepackaged
food products may require that the applicant submit complete food facilities plans and specifications to
the Fresno County Department of Public Health, Environmental Health Division, for review and
approval, prior to issuance of building permits. Contact the Consumer Food Protection Program at
(559) 600-3357 for more information.



The applicant may also be required to apply for and obtain a permit to operate food facilities from the
Fresno County Department of Public Health, Environmental Health Division. A permit, once issued, is
nontransferable. Contact the Consumer Food Protection Program at (559) 600-3357 for more
information.



Construction permits for the proposed development should be subject to assurance that the City of
Clovis community water system has the capacity and quality to serve this project. Concurrence
should be obtained from the State Water Resources Control Board, Division of Drinking WaterSouthern Branch. For more information call (559) 447-3300.



Construction permits for the proposed development should be subject to assurance of sewer capacity
of the Regional Wastewater Treatment Facility. Concurrence should be obtained from the California
Regional Water Quality Control Board (RWQCB). For more information, contact staff at
(559) 445-5116.



The applicant may be required to obtain a Medical Waste Permit from the California Department of
Health Services, Medical Waste Management Program. Call (916) 449-5671 for more information.

Promotion, preservation and protection of the community’s health
1221 Fulton Mall /P. O. Box 11867, Fresno, CA 93775
(559) 600-3271 ・ FAX (559) 600-7629
The County of Fresno is an Equal Opportunity Employer
www.co.fresno.ca.us ・ www.fcdph.org

Orlando Ramirez
May 2, 2018
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The proposed construction project has the potential to expose nearby residents to elevated noise
levels. Consideration should be given to your City’s municipal code.



If the applicant proposes to use and/or store hazardous materials and/or hazardous wastes, they
shall meet the requirements set forth in the California Health and Safety Code (HSC), Division 20,
Chapter 6.95, and the California Code of Regulations (CCR), Title 22, Division 4.5. Any business that
handles a hazardous material or hazardous waste may be required to submit a Hazardous Materials
Business Plan pursuant to the California Health and Safety Code (HSC), Division 20, Chapter 6.95,
Section 25507 (https://www.fresnocupa.com/ or http://cers.calepa.ca.gov/). Contact the Certified
Unified Program Agency at (559) 600-3271 for more information.



As a measure to protect ground water, all water wells and/or septic systems that exist or have been
abandoned within the project area should be properly destroyed by an appropriately licensed contractor.
Prior to destruction of agricultural wells, a sample of the upper most fluid in the water well
column should be sampled for lubricating oil. The presence of oil staining around the
water well may indicate the use of lubricating oil to maintain the well pump. Should
lubricating oil be found in the well, the oil should be removed from the well prior to
placement of fill material for destruction. The "oily water" removed from the well must be
handled in accordance with federal, state and local government requirements.



Should any underground storage tank(s) be found during the project, the applicant shall apply for and
secure an Underground Storage Tank Removal Permit from the Fresno County Department of Public
Health, Environmental Health Division. Contact the Certified Unified Program Agency at
(559) 600-3271 for more information.
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Environmental Health Specialist II

(559) 600-3271
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cc:

Rogers, Moreno, Gleghorn & Jackson- Environmental Health Division (CT. 55.24)
O’Brien Development- Applicant (ochett@gmail.com)

FROM:

CITY ATTORNEYS OFFICE

TO:

DEPARTMENT OF PLANNING AND DEVELOPMENT SERVICES

CC:

PLANNING COMMISSION AND CITY COUNCIL

RE:

TIMMY/NEES SENIOR ASSISTED LIVING PROJECT PROPOSAL;
REASONABLE ACCOMMODATION PROCEDURES

DATE:

APRIL 18, 2018

PROJECT PROPOSAL
Matthew O’Brien, Developer, is proposing the construction of a senior assisted living project
(“Project”) near the Timmy/Nees intersection (“Site”). For the reasons set forth in the
Administrative Record, the Council denied a Conditional Use Permit (“CUP) for the Project
on April 6, 2015. The Developer recently submitted an application for a similar Project on
the same Site. Along with the new application, the Developer is requesting that the City
provide a reasonable accommodation for the Project under both the Federal Fair Housing Act
(“FHA”) and Title II of the Americans with Disabilities Act (“ADA”).
Our office held multiple conversations with the Developer, as well as United States
Department of Justice (“DOJ”) Attorneys, regarding what reasonable accommodation means
in this context. The discussion focused on the process for approving the Project as well as the
grounds for denial of the Project.
In the City’s Development Code (Title 9 of the Clovis Municipal Code), the Project falls
under the definition of Extended Care Facility Providing Medical Services and/or Senior
Congregate Care Facility. Both facilities are allowed on the Site, which is zoned R-1 7500
(Single family residential – 7500 sq. ft.), provided a conditional use permit (“CUP”) is
obtained. CUPs are approved by the City Council following a recommendation from the
Planning Commission. (CMC Chapter 9.64.)
This office recognizes the importance of providing housing for persons with disabilities and
the legal requirements under the FHA and ADA. This office also recognizes the importance
of adhering to the City’s Development Code and State law requirements in order to ensure
due process and fairness for all interested persons.
City Manager 559.324.2060 • Community Services 559.324.2095 • Engineering 559.324.2350
Finance 559.324.2130 • Fire 559.324.2200 • General Services 559.324.2060 • Personnel/Risk Management 559.324.2725
Planning & Development Services 559.324.2340 • Police 559.324.2400 • Public Utilities 559.324.2600 • TTY -711
www.cityofclovis.com
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In that regard, we have determined that it is best to continue to require a CUP for the Project
following the procedures set forth in the Development Code, but to supplement those
procedures for this Project to ensure they are not unduly burdensome and to clarify the
grounds for denial of the CUP when an accommodation request is made. A CUP, if granted,
also affords maximum protection to the Developer by conveying a vested right running with
the land.

REASONABLE ACCOMMODATION PROCEDURES: PROJECT PROCESSING
New Application Filed:


April 18, 2018.

City Staff Review and Evaluation of Project, Including CEQA:


May 4, 2018.



Actual completion will depend on final CEQA determination, whether any new
reports are required, and on the availability of the Developer to address changes
recommended by staff and other issues.



Reports from the prior Project application will be used where possible.



In no event shall the time period extend beyond June 8, 2018, except for
circumstances beyond the City’s control.



Staff has committed to conduct review in the soonest feasible time, with support from
the City Attorney’s office.

Schedule public hearing before the Planning Commission:


Coordinate timing with public review of CEQA documents, if required, and State law
public noticing requirements (10 days per Government Code § 65090; CMC §
9.88.020).



May 31, 2018 or June 28, 2018 Planning Commission meeting.

Schedule public hearing before City Council:


Schedule for the next regularly scheduled Council meeting where the City can provide
the required 10 days public hearing notice. Note: Dual noticing of the Planning
Commission and Council public hearing is not allowed under California law.



June 18, 2018 or July 9, 2018 City Council meeting.
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Final action:


After Council approval, staff will file the CEQA determination on the CUP.



Staff will ministerially approve the Site Plan.



Both actions will occur no later than the end of the week following Council action (by
June 22, 2018 or July 13, 2018.

REASONABLE ACCOMMODATION PROCEDURES: PROJECT FINDINGS
CMC § 9.64.050 specifies the findings that the Planning Commission and Council must make
in approving a CUP. Those findings are as follows:
1.

The proposed use is conditionally allowed within, and would not impair the integrity
and character of, the subject zoning district and is in compliance with all of the
applicable provisions of this Development Code;

2.

The proposed use is consistent with the General Plan and any applicable specific plan;

3.

The design, location, size, and operating characteristics of the proposed use are
compatible with the existing and future land uses and would not create significant
noise, traffic, or other conditions or situations that may be objectionable or detrimental
to other allowed uses operating nearby or adverse to the public interest, health, safety,
convenience, or welfare of the City;

4.

The subject parcel is physically suitable in size and shape for the type and
density/intensity of use being proposed;

5.

There are adequate provisions for public access, water, sanitation, and public utilities
and services to ensure that the proposed use would not be detrimental to public health
and safety; and

6.

The proposed project has been reviewed in compliance with the provisions of the
California Environmental Quality Act (CEQA) and there would be no potential
significant negative effects upon environmental quality and natural resources that
would not be properly mitigated and monitored, unless findings are made in
compliance with CEQA.

Under the FHA and ADA, the CUP cannot be denied solely because the project might be
considered multi-family residential in a single family zone district nor can the project be
denied based upon the type of residents that will live there.
Normally CUP findings are discretionary, and a decision on the findings will be upheld as
long as supported by substantial evidence in the record.
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However, given the nature of the Project and the specific request for a reasonable
accommodation, it is this office’s opinion, based upon applicable federal statutes and court
interpretations, that the Council may only deny the CUP if there is a compelling reason for
denial.
Thus, the Planning Commission and City Council should still review the required findings,
but apply a higher standard for denial than they might ordinarily utilize. A good comparison
might be to revoking a CUP, which requires a very strong burden on the City’s part, as
opposed to issuance of a CUP in the first instance.
It is important to note that Mayor Whalen lives close the Project Site and will not be
participating. Since this is a “quasi-judicial” proceeding, the Commission and Council must
deliberate until they reach a decision. A 2-2 decision is treated as no action.
To aid in Planning Commission and Council deliberations our office has created a checklist
for each of the findings, attached.
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CUP FINDINGS CHECKLIST
1.

The Project does not impair the integrity and character of the subject zoning district.

Yes: ____

No: _____

Since the Project is residential housing for persons with disabilities located in a residential
zone, this finding must be answered in the affirmative.
2.

The Project is consistent with the General Plan and any applicable specific plan.

Yes: ____

No: _____

Staff previously evaluated the Project and determined it is consistent with the goals and
policies of the General Plan and Herndon Shepherd Specific Plan. Staff’s evaluation is also
consistent with the FHA and ADA. This finding must be answered in the affirmative.
3.

The Project does not create significant noise, traffic, or other conditions or situations
that may be objectionable or detrimental to other allowed uses operating nearby or
adverse to the public interest, health, safety, convenience, or welfare of the City.

Yes: ____

No: _____

This finding must be answered in the affirmative unless compelling evidence is presented that
the Project will create significant noise, traffic or other conditions that would be considered a
nuisance to neighboring properties.
4.

The Site is physically suitable in size and shape for the type and density/intensity of
use being proposed.

Yes: ____

No: _____

Staff previously evaluated the Project and determined it is suitable for the Site. This finding
must be answered in the affirmative unless compelling evidence is presented to the contrary.
5.

There are adequate provisions for public access, water, sanitation, and public utilities
and services to ensure that the proposed use would not be detrimental to public health
and safety.

Yes: ____

No: _____

Staff previously evaluated the Project and determined there are adequate provisions for public
access, water, sanitation, and public utilities. Staff will again evaluate the Project, and if it
makes the same determination, this finding must be answered in the affirmative.
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6.

The proposed project has been reviewed in compliance with the provisions of the
California Environmental Quality Act (CEQA) and there would be no potential
significant negative effects upon environmental quality and natural resources that
would not be properly mitigated and monitored, unless findings are made in
compliance with CEQA.

Yes: ____

No: _____

The CEQA analysis is conducted separately. If the requirements of CEQA are followed, this
finding must be answered in the affirmative.

J:\wdocs\00615\150\MEM\00569916.DOCX
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Orlando Ramirez
From:
Sent:
To:
Subject:

ericcymanski@comcast.net
Sunday, May 20, 2018 10:14 PM
Orlando Ramirez
Stop Obrien rezone

Please do not change the zoning on the corner of Timmy and Nees. It currently is not zoned for a memory care
facility. This property owner, O’Brien, from Southern California is trying to make a quiet neighborhood into a
traffic hazard and noise maker.
I respectfully plead you to not let him build anything other than the original zone plan of houses.
Eric Cymanski
754 W. Richmond Ave
Clovis
559-322-2023
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Orlando Ramirez
From:
Sent:
To:
Subject:

Rodney Remington <rodneyremington@gmail.com>
Sunday, May 20, 2018 9:08 PM
Orlando Ramirez
CUP2018-3 conditional use permit W Nees Ave

Dear Mr Ramirez,
I am writing to voice my opposition to the request for a conditional use permit for the O'Brien Development assisted senior
living facility at 587 & 637 W Nees that is coming to a vote on May 31. I am a 16 year resident of the

neighborhood next to and surrounding this proposed development. I and my neighbors opposed this
same development in 2015. The City Council rejected it then because it was found to not met all of
the criteria necessary to qualify for a Conditional Use Permit to be granted.
Specifically, the Council stated that the project would impair the character and integrity of the area for
six reasons: the density of the project is far more intense than any other in the neighborhood (an
excess of 3 times the density for the area); the neighborhood is comprised of single-family residences
and the proposed project will be a 2-story building (the limited businesses located on West Nees new
also single-story); an increase in traffic and noise would be further exasperated by the frequency of
emergency vehicles called to respond to the project, as well as large service vehicles; an increase in
traffic associate with such a large project would result in the increased use of residential streets which
are currently experiencing overuse and would further compromise the nature of the area; unlike the
limited retail businesses open only during regular business hours, the proposed project will one in
operation 24-hours a day, every day (associated noise, traffic, and lights will interfere with the
residential nature of the neighborhood).
After the City Council rejected this project for the previously stated reasons, O'Brien Development
brought a lawsuit against the City of Clovis alleging Abuse of Discretion by the City Council. However,
in August 2016, the Fresno County Superior Court (Case No. 15CECG02066) ruled that the City
Council's determination that the project would impair the character and integrity of the area was
supported by substantial evidence in the Administrative record and found that there had been no
abuse of discretion.
I would urge you to deny this permit, as you did in 2015, for these same reasons.
Thank-you for your consideration,
Rodney Remington MD
649 W Enterprise Ave
Clovis, CA 93619
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Orlando Ramirez
From:
Sent:
To:
Subject:
Attachments:

DTWest <dtw03@sbcglobal.net>
Sunday, May 20, 2018 5:44 PM
Orlando Ramirez
O'Brien Development Hearing CUP2018-03
Obrien Development Superior Court Decision.pdf; CEQA.pdf

Mr. Ramirez,
I am in receipt of the Notice of Public Hearing regarding the above referenced development. I
was, and still am, totally against the project! The findings in the Superior Court denial (pages
25-27 attached) have not changed. As far as the request for exemption to CEQA Guidelines
15332, if you will note, based on evidence presented by the local neighborhood and the
Superior Court findings;
• Item (a), The project is NOT consistent with the applicable general plan which is
designated as ten single family homes
• Item (d), Approval of the project WOULD result in significant effects/impacts relating to
traffic, noise, etc.
Furthermore, the property was originally used for a garage and car rebuilding, so it holds the
potential for hazardous soil contents, including paints and petroleum products. It should be
thoroughly reviewed for environmental impact, not allowed as an exemption.
I fail to see why this is even up for reconsideration and would hope that the previous findings
are appropriately applied to deny these requests.
Regards,
Diane West
607 W Muncie Ave
Clovis, CA 93619
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PUBLIC HEARING NOTICES

ATTACHMENT 7

CITY OF CLOVIS
NOTICE OF PUBLIC HEARING
NOTICE IS HEREBY GIVEN that on Thursday, May 31, 2018, at 6:00 p.m., the City of Clovis
Planning Commission will hold a special meeting in the Council Chamber of the Clovis Civic Center,
1033 Fifth Street, Clovis, CA 93612. The purpose of the meeting is to conduct a public hearing on the
following items:
------------------------------------------------------------------------------------------------------------------------------B. CUP2018-03, A request to approve a conditional use permit for a proposed 28 bed memory
care and 80 unit assisted senior living facility on approximately 3.57 acres located at 587 & 637
W. Nees Avenues. O’Brien Development, LLC, owner/applicant; The Taylor Group Architects,
representative.
Project Item No. B is exempt from the California Environmental Quality Act (CEQA) pursuant to a Class
32 categorical exemption. Class 32 exemptions consist of in-fill development less than 5 acres in size
meeting the conditions described in CEQA Guidelines Section 15332. A Notice of Exemption has been
completed during the preliminary review and is kept for public review with the project file during the
processing of the project application. Staff will file the Notice of Exemption with the County Clerk if the
project is approved.
In conjunction with the project, staff completed the following documents that are currently available for
public review:
1.
2.

California Environmental Quality Act Determination Narrative.
Timmy/Nees Senior Assisted Living Project Proposal; Reasonable Accommodation Procedures.

Copies of these documents are currently available for pick up at the City of Clovis Planning Division,
1033 Fifth Street, Clovis, California, Monday through Friday, between 8:00 a.m. and 3:00 p.m.
------------------------------------------------------------------------------------------------------------------------------All interested parties are invited to comment on the projects identified in this notice in writing to the
Planning Division by no later than 3:00 p.m. on May 31, 2018, and/or to appear at the hearing
described above to present oral testimony. Questions regarding these items should be directed to
Orlando Ramirez, Senior Planner at (559) 324-2345 or email at orlandor@cityofclovis.com.
If you would like to view the Planning Commission Agenda and Staff Reports, please visit the City of
Clovis Website at www.cityofclovis.com. Select “Planning Commission Agendas” from right side of the
main page under “Frequently Visited.” Reports will be available approximately 72 hours prior to the
meeting time.
If you challenge a project in court, you may be limited to raising only those issues you or someone else
raised at the public hearing described in this notice, or in written correspondence delivered to the City
at, or prior to, the public hearing.

NOTICE OF PUBLIC HEARING
NOTICE IS HEREBY GIVEN that on Thursday, May 31, 2018, at 6:00 p.m., a public hearing will be
conducted in the Council Chamber of the Clovis Civic Center, 1033 Fifth Street, Clovis, CA 93612. The Clovis
Planning Commission will consider the following items:
A. CUP2018-02, A request to approve a conditional use permit to allow a 24-hour drive-up/drive-thru
window use, including outdoor seating in association with a proposed Starbucks for property located
near the northwest corner of Shaw and Leonard Avenues. Cloverleaf Capital, LLC., owner/ applicant.
B. CUP2018-03, A request to approve a conditional use permit for a proposed 28 bed memory care and
80 unit assisted senior living facility on approximately 3.57 acres located at 587 & 637 W. Nees
Avenues. O’Brien Development, LLC, owner/applicant; The Taylor Group Architects, representative.
C. Consider items associated with approximately 4.20 acres of property located north of Sierra Avenue
between Fowler and Armstrong Avenues. De Young Properties, applicant; Scott Zaayer,
representative.
1. R2018-05, A request to rezone from the R-A (Single-Family Residential Very Low Density) Zone
District to the R-1-MD (Single-Family Residential Medium Density) Zone District.
2. TM6155, A request to approve a vesting tract map for a 20-lot single family residential
development.
Project Item No. A is in substantial conformance with the environmental analysis performed for Rezone
Amendment R2008-07A2, Conditional Use Permit CUP2017-11 & Site Plan Review SPR2017-14. No major
revisions will be required with the adopted Mitigated Negative Declaration to accommodate the proposed
project, therefore, subject to CEQA Sections 15162 and 15182 no further environmental review is required for
this project.
Project Item No. B is exempt from the California Environmental Quality Act (CEQA) pursuant to a Class 32
categorical exemption. Class 32 consists of in-fill development less than 5 acres in size meeting the conditions
described in CEQA Guidelines Section 15332. A Notice of Exemption has been completed during the
preliminary review and is kept for public review with the project file during the processing of the project
application. Staff will file the Notice of Exemption with the County Clerk if the project is approved.
In conjunction with the project, staff completed the following documents that are currently available for public
review:
1.
2.

California Environmental Quality Act Determination Narrative.
Timmy/Nees Senior Assisted Living Project Proposal; Reasonable Accommodation Procedures.

Copies of these documents are available for pick up at the City of Clovis Planning Division, 1033 Fifth Street,
Clovis, California, Monday through Friday, between 8:00 a.m. and 3:00 p.m.
Project Item No. C is in substantial conformance with the environmental impact report performed for General
Plan. No major revisions will be required with the adopted Environmental Impact Report to accommodate the
proposed project, therefore, subject to CEQA Sections 15162 and 15182 no further environmental review is
required for this project.
All interested parties are invited to comment in writing to the Planning Division by no later than 3:00 p.m. on
May 31, 2018, and/or to appear at the hearing described above to present testimony in regard to the above

listed requests. Questions regarding these items should be directed to Bryan Araki, City Planner at (559) 3242346 or email at bryana@cityofclovis.com.
If you would like to view the Planning Commission Agenda and Staff Reports, please visit the City of Clovis
Website at www.cityofclovis.com. Select “Planning Commission Agendas” from right side of the main page
under “Frequently Visited.” Reports will be available approximately 72 hours prior to the meeting time.
If you challenge a project in court, you may be limited to raising only those issues you or someone else raised
at the public hearing described in this notice, or in written correspondence delivered to the City at, or prior to,
the public hearing.
Dwight D. Kroll, AICP, Planning and Development Services Director
PUBLISH May 21, 2018, The Business Journal
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KEYNOTES

PROJECT LOCATION

EXHIBIT C
CLOVIS, CA.

PROPOSED PROJECT FOR:
O'BRIEN SENIOR HOUSING DEVELOPMENT

PROJECT DATA

PROPOSED ASSISTED LIVING UNITS

PROPOSED MEMORY CARE UNITS
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10 RIVER PARK PLACE EAST, SUITE 208

FRESNO, CA 93720
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