TO: Mayor and City Councit
FROM: Planning and Development Services
DATE: October 19, 2009
SUBJECT: Consider Approval- Res. 09-__ , A request to certify the Clovis Research
and Technology Business Park Expansion Environmental Impact Report
("EIR"); adopt the CEQA Findings of Fact and Statement of Overriding
Considerations; and adopt a Mitigation Monitoring Program. The City of
Clovis is the Lead Agency.
Consider Approval - Res. 09- | GPA2008-01, A request to amend the
General Plan and Herndon Shepherd Specific Plan's Land Use Elements
and Circulation Elements for the property generally bounded by Nees
Avenue to the north, the Enterprise Canal to the west, and State Route
168 to the south and east. Clovis Community Development Agency,
applicant; multiple property owners.
Consider Introduction — Ord. 09-___, OA2009-03, A request to amend the
Clovis Municipal Code Research and Technology Business Park Zone
District to add Mixed Use Area 40 to the ordinance and to modify the
development standards to accommodate the new Mixed Use Area 40.
Clovis Community Development Agency, applicant.
Consider Approval- Res. 09-___, A request to approve the Central Valley
Research and Technology Business Park Architectural Design Guidelines
for the Expansion Area. City of Clovis, applicant.
ATTACHMENTS:
Exhibit “1:” Conditions of Approval
Exhibit “2:” Location Map
Exhibit “3" Conceptuatl Site Plan
Exhibit “4:" Trail/Buffer Cross-section
Exhibit “5:” Current General Plan Designations
Exhibit “6:” Current General Plan Circulation
Exhibit “7:” Proposed Circulation

AGENDA ITEM NO: 1_g-
City Manager:

- CITY OF CLOVIS -
REPORT TO THE CITY COUNCIL
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Exhibit “8:" Proposed Street Cross-Sections

Exhibit “9:" Central Valley Research and Technology Business Park
Architectural Guidelines

Exhibit “10:” Municipal Code Section 9.3.228 Research and Technology
Business Park District

Exhibit “11.” Modifications to Municipal Code Section 9.3.228

Exhibit “12:” Public Comments Submitted After Close of EIR Comment
Period

Exhibit :"13:” Comment letter dated August 27, 2009, submitted by Dr.

Manuel M. Martin-Rodriguez and Staff's Responses

ACCOMPANYING DOCUMENTS:
e August 27, 2009 Planning Commission Minutes
¢ City Council Draft Resolutions and Ordinance
¢ Final Environmental Impact Report Prepared for the
Clovis Research and Technology Business Park
Expansion

CONFLICT OF INTEREST

None

RECOMMENDATION

The Planning Commission and staff recommend the following:

1. That the City Council certify the Project Environmental Impact Report (“EIR”), in
compliance with the California Environmental Quality Act (“CEQA”), adopt the
CEQA Findings of Fact and Statement of Overriding Considerations and adopt
the Mitigation Monitoring Plan.

2. That the City Council approve General Plan Amendment GPA2008-01, subject
to the conditions listed in Exhibit “1.”

3. That the City Council approve Ordinance Amendment OA2009-03.

4. That the City Council approve the Central Valley Research and Technology
Business Park Architectural Design Guidelines for the Expansion Area.

EXECUTIVE SUMMARY AND REPORT ORGANIZATION
The Clovis Research & Technology Park Expansion Project proposes to amend the City
of Clovis General Plan and the Herndon Shepherd Specific Plan to add approximately

153 acres to the existing Clovis Research and Technology Business Park (RT Park).
Originally approved in 1999, the 180-acre Business Park was established to draw high
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quality employment opportunities to Clovis. The Project will expand the Business Park
to a total of 333 acres.

The proposed iand use designation is Mixed Use Area 40, which will allow a mixture of
research and technology uses along with live/work units. The proposed General Plan
Circulation changes will extend Alluvial Avenue eastward across the Enterprise Canal
and reclassify Nees and Locan Avenues.

The Project includes an ordinance amendment which will change the Research and
Technology Business Park Zoning to include Mixed Use 40 and add development
standards distinctive to the Project area.

Because the Project has the potential to result in significant environmental impacts, a
Draft Environmental impact Report (EIR) has been prepared and was circulated for
public review from March 26, 2009 to May 11, 2009. Agency and public comments
submitted were responded to in accordance with CEQA and are included in the Final
EIR. B - o ‘

This report is organized as follows:

CONFLICT OF INTEREST ..ottt s eae e 2
RECOMMENDATION. ...ttt ettt ee e se e ee s e e sn e s eana e e s essenmnnesersnas 2
EXECUTIVE SUMMARY AND REPORT ORGANIZATION ..o 2
BACKGROUND ...ttt ettt e be ettt ee et eessebe et eebeeabebesssaseraneenes 4
Neighborhood CONCEIMS .. ..ottt n st e e enene e 5
August 27, 2009 Planning Commission Meeting.........ccccooviceiviniecevieieee e, 5
PROPOSAL AND ANALYSIS ..ottt ettt msts s s st s s s vnasnens 6
Project Purpose and ObJeCtiVES ... ..o e 6
ProjeCt OVEIVIEW ...ttt st ae e st esat s earae e s nesenaaressanaas 7
Permitted R & T USES.....co ettt st st s eas s e 7
OPEN SPACE ...ttt ne ettt rae et e e e e e e e be s eae s ee e esbaessaassebeeeensereenes 8
Land Use IMENSILY ... s e a e e sa e s s b e s s e s aneraeaas 8
Clovis General Plan and Herndon-Shepherd Specific Plan Land Use Element
AMEBNAMENES ...ttt et e e e e teasn e sasaen e s s e eanenaaas e bnennraas 9
Housing Blement ...t 10
Circulation EIBMENT ..ottt e 10
Bicycle Transportation Master Plan (BTMP) ..., 11
Architectural Design Guidelines.........cccocoeeioiiiiicce e s 11
R&T Zone District Ordinance Amendment (CMC 9.3.228) ..o, 11
Timing of Development ... e 12
WALET SUPPIY ettt ettt et et sa e a e se e 12
CONSISTENCY WITH THE CITY’S ADOPTED GOALS AND POLICIES ...................... 12
Clovis General Plan POlCIES ............coooo oot ae e 13
Herndon Shepherd Specific Plan Goals and Objectives...........c.coocovioiie. 13
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City of Clovis Economic Development Strategy..........cccccvvvivvviviiecie e 14
THE ENVIRONMENTAL IMPACT REPORT ..o 15

Potentially Significant Impacts Identified inthe EIR ... 15

Public Comment onthe Draft EIR ...t 16
FISC AL IMP A CT ..ottt e s sttt e et ee e e e e e e e eeeee e eearenns 16
REASONS FOR RECOMMENDATION ..ot 16
ACTIONS FOLLOWING APPROVAL............ e et en e en e erer s 17
BACKGROUND

The Clovis Research & Technology Park Expansion Project (Project) proposes to
amend the City of Cilovis General Plan and the Herndon/Shepherd Specific Plan and
expand the existing Clovis Research and Technology Business Park (RT Park) that was
approved June 21, 1999. The addition of the proposed 153-acre Project to the existing
180-acre R&T Park will expand the Research & Technology Park to a total of 333
acres. y '

The Project is located in northeastern Clovis. More specifically, the Project site is
located east of Temperance Avenue, south of Nees Avenue, north of State Route 168,
and west of the Nees Avenue and SR 168 connection (Exhibit “2"). The Project totals
approximately 153 acres (approximately 139 net acres, excluding the proposed Alluvial
Avenue extension and other street rights-of-way) and includes vacant land and existing
residential uses.

The City Council originally considered expanding the Research and Technology
Business Park into the 425-acre area now developed as the Harlan Ranch. The City
hired Thomas Cooke Associates to prepare an Economic Development Employer
Target and Outreach Plan (ETOP), which included a feasibility study and conceptual
master plan. Based on the study's conclusions, the City Council directed staff to
proceed with the implementation of the plan. However, before the necessary general
plan amendment was initiated, the property owners informed staff that they intended to
proceed with residential development on the site.

In June, 2004, staff presented Council with an alternative RT Park location east of the
existing Research and Technology Business Park, south of Nees Avenue, north of
Highway 168, and west of Harlan Ranch. This alternative was supported by a
conceptual plan provided by Wilcon LLC, the Harlan Ranch developer. In October,
2004, Council directed staff to proceed with a feasibility study for the eastward
expansion of the RT Park consistent with the June, 2004 conceptual plan.

In September, 2005, the completed feasibility study was presented to Council, which
directed staff to move forward with implementation of the plan for the RT Park
expansion. Implementation included modification of existing RT Park plan policies and
zoning regulations, environmental review, and methods of funding required expansion
area infrastructure.
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The Council subsequently initiated amendments to the General Plan, Specific Plan, and
Zoning Ordinance. The Council also directed staff to move forward with the
environmental review process, which has been completed.

Neighborhood Concerns

Staff has been working with area property owners to identify their concerns about the
Project and identify possible solutions for these issues. Most recently, staff held a
neighborhood meeting on August 12, 2009 and a Project property owner meeting on
September 29, 2009,

The property owners from the residential area to the west of the Project were
~ concerned with how they will be buffered from the future development. Staff responded
by identifying existing development standards in the RT zone district and a mitigation
measure of the EIR that will require a buffer consisting of a large setback from future
R&T structures. This will allow a combination of block ~wall, landscaping, and
pedestrian trail along the border of the residential subdivision. - )

The property owners within the Project boundaries have raised concerns of the impacts
on those that wanted to stay living in the area and maintain their residential use.

Staff has worked to balance the varied interests of those property owners wanting to
sell their property for development with those that want to retain their residential
lifestyle. Staff has explained that no new residential development would be allowed in
the area, but existing residential property owners would not be forced to sell their
property or move. Decisions to sell or develop their properties for R&T uses would
remain under their control. That is, existing residents would be able to continue their
residential use into the future and at a time of their choosing, sell their home to other
residential users or to RT Park developers.

In response to the residents of Locan and Nees Avenue homes, the Project proposes
that existing residential uses be a consistent use in Mixed Use 40. Existing residential
would retain all existing rights under the current zoning; however, there would be a
restriction on subdivision of land for new residential development. Any future
development in the area would need to be consistent with the Mixed Use Area 40,
which allows Research and Technology uses Project-wide and secondary uses of
live/work units along Locan and Nees Avenues.

August 27, 2009 Pianning Commission Meeting

The Planning Commission held a hearing on August 27, 2009 fo consider the
Project. Six project areaproperty owners and two neighboring property
owners expressed their concerns about the Project. Comments were mainly directed to
two issues: perceived impacts of the land use change on the viability of the existing

GPA2009-01 and OA2009-03 10/12/2009 2:40:47 PM - Page 5 of 18




City Council Report
Clovis Research and Technology Business Park Expansion
October 19, 2009

owners expressed their concerns about the Project. Comments were mainly directed to
two issues: perceived impacts of the land use change on the viability of the existing
residential uses and potential noise impacts. Staff explained that the General Plan
Amendment allows existing residential uses to stay, with the option of selling their
property if and when they decided to do so. Staff also summarized that the EIR and RT
zone ordinance standards addressed and mitigate potential noise impacts.

In response to property owner concerns, the Planning Commission added a condition
for a masonry wall to mitigate noise impacts to the existing residences along the east
and west sides of Locan and to the existing residences that would be located on the
north side of the proposed new Alluvial Avenue alignment.

One property owner in the areawas concerned thatthe land use change would
severely limit the development options of his 20-acre vacant parcel. Because R&T
phases 1 and 2 are currently 14% developed/entitied, staff does not expect to be
eligible for grant funding for Project infrastructure until these phases are nearer to 75%
developed/entitled. The Project is therefore likely to be developed after the previous
phases. The property owner described a scenario where the Project's short-term effect
could preclude residential development of his land, and in_the long-term the slow
funding for major infrastructure improvements could delay Research & Technology
development as well.

" After deliberation, the Planning Commission voted to recommend approval of the
Project.

PROPOSAL AND ANALYSIS
Project Purpose and Objectives

The purpose of the Project is to help address a projected imbalance between jobs and
housing. The City of Clovis Jobs/Housing Balance & Economic Development Study
prepared in January 2003, and follow-up study conducted in May 2004, concluded that
within five to ten years the City's supply of suitable sites for employment-generating
light industrial and research and technology oriented uses will be exhausted unless
changes are made to the General Plan and zoning ordinance. The ratio of housing to
local employment is likely to continue to increase creating issues from the shortage of
local jobs.

Therefore, the Project’s the primary objectives are to:
» Expand the supply of land available for light industrial, business park and
research and technology types of development to meet the projected land

demand for these uses.

* Increase the availability of high quality, well-paying jobs in Clovis.
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» Pravide for an orderly transition from the semi-rural, low intensity residential
use to light industrial and business park use in a manner that addresses both
wishes of some existing residents to remain and service needs of future non-
residential users.

+ Provide economic incentives to promote the transition to job generating uses.

» Ensure the physical integration of the R&T Park expansion with the existing
R&T Park and a compatible relationship to adjacent residential areas.

» Achieve a high standard of design that will enhance both the R&T Park’s and --
the City's image, and in turn enhance the market attraction and long-term
economic value of the R&T Park expans;on area. -

« Extend the b_ounrdary of the existing Clovis Research & Technology Park to _
provide planned, orderly, and an efficient pattern-of additional land in Clovis for
the development of research and technology land uses;

« Provide for the efficient delivery of public services by the City; and

» Create a mixed use Project including research and technology land uses and a
live-work area that reduces traffic and air quality impacts,

Project Overview

The Project site is currently designated for a variety of residential, commercial, and
urban uses by the Clovis General Plan and is currently served by a road system that
includes Shepherd Avenue, De Wolf Avenue, Nees Avenue and SR 168. Access to SR
168 is provided from Shepherd Avenue. Existing development consists of 17 semi-rural
residences, )

Permitted R & T Uses

Permitied uses consist of manufacturing, assembly, and research uses and service
uses that suppoit Research & Technology Park occupants or provide complementary
types of services.

The Project allows a maximum development of up to approximately 2.4 million square
feet of research and technology uses based on the net of approximately 139 acres and
a Floor Area Ratio (FAR) of 0.40. The 0.40 FAR allows the construction of up to 40%
of the net area (139 acres) of the Project area with actual buildings. A conceptual site
plan is attached as Exhibit “3” that shows possible orientations of future buildings and
integration of the existing residential.
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The Project also includes the opportunity for live/work units. This product includes
residential and non-residential uses in one building. The proposed live/work units
would diversify the City's housing supply and promote a compatible interface with
adjoining residential properties. The types of uses anticipated for the live/work units
include artist studios/art galleries, professionals/consultants (accounting, lawyers,
marketing, graphic artist, etc.), photo studios, coffee shops, boutique retail, etc. The
live/wark units are proposed for the area along Locan Avenue, south of Nees Avenue.

The live/work units will be processed under the PCC Zone District, which will require
public hearings before the Planning Commission and City Council. Since the PCC
Zone District requires the submitial of a mastier development plan and a list of allowed
uses, it will allow maximum market flexibility on the type of live/work product and allow
staff to review and ensure any live/work product proposed will mtegrate well into the
Business Park and surrounding area.

‘Open Space - . L

In 2004, the City purchased approximately 25 acres of land from Caltrans that were
remnants from the construction of Highway 168. The purchases were conditioned on
the use of the land for park or other public uses for 15 years. This use is provided for in
the General Plan Amendment; however, the City is currently discussing with Caltrans
the potential to develop the land with uses other than park or public uses.

A 30-foot wide trail/greenbelt and a 20-foot wide landscape strip with sidewalk along
Alluvial Avenue is proposed. The trail/greenbelt and landscape strip would provide open
space along the entire length of Alluvial Avenue through the Project area.

In addition, a trial/landscape buffer is required as a mitigation measure between the
Project site and the existing residential development at the southeast corner of
Temperance Avenue and Nees Avenue (See Conceptual Site Plan Exhibit “3" and
Trail/Buffer Cross-section Exhibit “4”). The trail/buffer is in addition to the development
standards of the RT zone district, which require buffering of existing residential uses to
reduce noise and aesthetic impacts.

Land Use Intensity

Floor Area Ratic (FAR) measures the percentage of any individual site that can be
covered by structures. For instance, a 0.5 FAR means that fifty percent of the site can
be developed with buildings and the remaining fifty percent of the site would be devoted
for landscaping, streets, sidewalks, parking, etc. The Project proposes a maximum
FAR of 0.40 to ensure that development does not exceed the planned capacity of roads
and other infrastructure that would serve the Project.
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Clovis General Plan and Herndon Shepherd Specific Plan Land Use Element
Amendments

The Project amends the Clovis General Plan and the Herndon Shepherd Specific Plan
Land Use Elements. The General Plan land use designations for the Project site
include Very Low Density Residential (0.6 to 2.0 du/ac), Commercial, and High Density
Residential (15.1-25.0 du/ac). Approximately 113 acres are designated as Very Low
Density Residential, 19.9 acres are designated as Commercial, and 20.1 acres as High
Density Residential (Exhibit “5"). The Herndon-Shepherd Specific Plan designates the
Project site as Large Lot Residential (2.2 du/ac) and Open Space.

The Herndon Shepherd Specific Plan identified “floating” designations for
Neighborhood Commercial and Multi-Family uses west of Dewolf Avenue and north of
State Route 168. These designations were fixed to the land use plan by the 1993
General Plan. They were distributed into the Harlan Ranch Master Planned Community
General Plan Amendment in 2005, but due to an error were not removed from their

current locations when the land use map was amended. The Project would correct this -

oversight.

The General Plan and Specific Plan amendment would establish a new land use area
for the Project site: Mixed Use Area 40. The Mixed Use Guidelines are shown in the
table below and establish the primary and secondary uses, maximum building height,
floor area ratios, design features and design features.

R&T Park — Proposed Mixed Use Area No. 40

Area , ] Max. F.AR/
No Primary Use Secondary Uses | Special Uses | Height/ Residential Design Featuras and Comments
: Stories |Density per acre
40 Research and 6% live/work units Hotels, 5 0.4 (maximum) [= Transit orientation
Technology Business Convention » Pedastrian trail opportunity, which
Park Center 0.6 for liva/work | would link to the planned trail
units (0.30 network.
Public Open maximum for  [» Buffer adjacent residential
space/Trail residential = Live/work units shall be located in
caompanent) the sauth of Nees Avenue along
Existing both sides of Locan Avenue.

residential uses

» Entry treatment opportunity
= Special development and design
regulations :

» No portion of an existing or future
parcel of land shall be subdivided
and developed for naw residential
uses, excluding liveiwork units.

= R-1-AH and R-A Zone Districts are
compatible with this Mixed Use
Area as interim zones.
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Housing Element

California Housing Law allows a reduction of housing units as long as there are
adequate sites remaining to meet the City’'s RHNA. In this case, there are additional
sites remaining that are allocated to meet the City's RHNA. The units being removed
are allocated under the above-moderate income category. The RHNA assigns 7,073
units to the City in this category. The Housing Element identifies an excess of 439 units
in meeting the RHNA in this category. The removal of 271 units results in a remaining
excess of 168 units in the above-moderate category; therefore, not affecting the units
needed to meet the RHNA.

Circulation Element

The Project amends the General Plan and Herndon Shepherd Specific Plan Circulation
Elements to provide adequate roadways and circulation in the area. Amendments to
‘the circulation system -include the extension of Alluvial Avenue from Temperance -
Avenue through the Project site and revised roadway development standards for Nees
and Locan Avenues. Exhibit “6" shows the current approved circulation for the Project
area and Exhibit "7” shows the proposed alighment of Alluvial Avenue through the site.
Exhibit “8” shows the proposed roadway development standards of Locan, Alluvial and
Nees Avenues in cross-section.

The General Plan Circulation Element would be amended to designate the Alluvial
Avenue as an Arterial from Temperance to Dewolf. Alluvial Avenue would be extended
from its existing terminus at Temperance Avenue northeasterly through the site parallel
to State Route 168 to the future Nees interchange at State Route 168. The Alluvial
Avenue improvements include a new crossing over the Enterprise Canal, a 4-lane
divided arterial that includes a 16-foot wide landscaped median, two 12-foot wide travel
lanes in each direction, an 8-foot emergency parking/bike lane in each direction, 30-foot
wide trai/greenbelt, and a 20-foot wide landscape strip with sidewalk. The Alluvial
Avenue right-of-way would be 130 feet, including 70 feet north of centerline and 60 feet
south of centerline. The intersection of Alluvial and De Wolf Avenues would be
signalized.

The proposed alignment of Alluvial Avenue will require the removal of the existing
residence at 973 N. Locan Avenue. Staff has been in contact with the owner of the
property and has informed her of the implications of the proposed alignment. At this
time, the City is not in a position to purchase the property for the future right-of-way. It
is typical for the City to plan for new street alignments and not obtain needed right-of-
way until the street is closer to being constructed. If the Circulation Element is
amended, the next step is to create a plan line for the new Alluvial Avenue alignment.
Staff will keep the property owner informed of progress of the street alignment and plan
line.
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The Circulation Element amendment will change Nees Avenue from an Arterial to a
Collector east of Temperance Avenue to its intersection with the new alignment of
Alluvial Avenue. Nees Avenue between Temperance Avenue and its intersection with
new Alluvial Avenue would consist of a 12-foot two-way center left turn lane, one 12-
foot wide travel lane in each direction, 8-foot wide parking lanes, 6-foct bike lanes, and
10-foot wide sidewalk/landscape areas on hoth sides of the street. The Nees Avenue
right-of-way would be 84 feet from the centerline and 10-foot sidewalk/landscape areas
on both sides of the street. The traffic control at the intersection of Nees and Alluvial
Avenues will be determined after further study and could include a roundabout or other
traffic controls as determined by the City Engineer.

Locan Avenue, between Nees Avenue and its terminus just north of State Route 168,
would be upgraded from a residential local road to an industrial/commercial local road
consisting of one 14-foot wide travel lane in each direction, 8-foot wide parking lanes on
both sides of the street, and 8- foot wide sidewalk/landscape areas on both sides of the
street. The Locan Avenue right-of-way would be 60 feet divided symmetrically from the
existing centeriine.. A four-way stop.sign would provide the required traffic control at the
intersection of Nees Avenue at Locan Avenue. The appropriate traffic control at the

intersection of Aliuvial Avenue and Locan Avenue will be determined after further study.. - -

Bicycle Transportation Master Plan (BTMP)

The Project allows the development of a Class |l bikeway on Alluvial Avenue continuing
from the Enterprise Canal to Harlan Ranch where it would link with the intermal network
of trails and bikeways within the Harlan Ranch Master Planned Community. The Ailuvial
Avenue bridge crossing at the Enterprise Channel may include provisions for a
separated bikeway and pedestrian way, or alternatively a parallel bridge for bicyclists
and pedestrians. A Class il bikeway is also proposed on Nees Avenue. The proposed
changes will be included in the BTMP update, which is currently being prepared.

Architectural Design Guidelines

In April, 2008, the City adopted the Central Vailey Research and Technology Business
Park Architectural Guidelines (Guidelines) for Phases | and Il of the Central Valley
Research and Technology Business Park (Exhibit “9"). The Guidelines provide an
architectural standard for the Research and Technology Business Park that carries an
identifiable, compatible, and durable “design vocabulary.” The Guidelines are
recommended for use in the Project area. The Guidelines are intended to supplement
the existing development standards established with under the R&T (Research and
Technology Business Park) Zone District.

RT Zone District Ordinance Amendment (CMC 9.3.228)

The Clovis Zoning Ordinance has a zone district specifically for the existing Research
and Technology Business Park (Exhibit “10”). The RT zone district provides
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development standards such as lot size, minimum building setback distances,
maximum building height, types of uses allowed, etc.  This RT zone district is
consistent with Mixed Use Area Number 40 and will also be used to guide the
development of the Project area.

The proposed modifications to the RT zone district will address the unique
characteristics of the Project -area (Exhibit “11”). For example, the regulations for the
existing Business Park require a minimum site of three acres. Staff is proposing an
80,000 square foot minimum parcel size for the Project in response to both the existing
parcelization and the area’s potential 1o serve smalier businesses. Other proposed
modifications are the inclusion of live/work units as an allowed use, an allowance for a
0.40 FAR, and a 10,000 square fool minimum building size to respond 1o the
development constraints of smaller parcels.

Timing of Develogment

- Development of the Project site is anticipated to be on a project-by-project basis. There
are no.specific proposals for any development within the Project site at this time.
Development is anticipated to occur on an incremental basis over a period of years as
individual property owners decide either to sell their property or develop their property
themselves.

The costs for infrastructure for the Project, including the development of the Alluvial
Avenue extension, will be developer-funded. The infrastructure will likely be installed
incrementally as development takes place. However, staff plans to pursue
infrastructure grants for the Project which will help offset development costs.

Water Supply

The Project area is outside the Fresna Irrigation District (FID) boundaries and does not
have water entitlements allocated to the land. The timing of development will therefore
be heavily influenced by the acquisition of an adequate surface water supply for the
area. The City is currently working on securing additional long-term water supplies for
areas outside the FID, but at this time there is no draft agreement or schedule for
completion. However, development within the Project area can not take place until a
reliable source of water is secured. A condition of approval of the Project requires that
an adequate water supply be secured prior to any development.

CONSISTENCY WITH THE CITY'S ADOPTED GOALS AND POLICIES

Staff has evaluated the Project in light of the General Plan Policies and the Herndon
Shepherd Specific Plan Goals and Objectives. The following policies reflect Clovis'
desire to develop high quality employment centers to meet the economic needs of the
City. The Project is consistent with the high quality job-generating development that is
desired, minimizes environmental impacts, and is sensitive to existing residential uses
in the area.
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Clovis General Plan Policies

Land Use Element Policy 5.1 Seek the development of expanded commercial and
industrial land uses that are consistent with the economic needs and goals of the
City.

Land Use Element Policy 5.2 Promote the development of a range of commercial
" and clean industrial uses that provide a diversity of employment opportunities.

Land Use Element Policy 5.3 Provide for the development of quality employment
centers rather than relatively inefficient strip commercial development.

Land Use Element Policy 5.4 Concenlrate employment centers primarily at Transit
Centers, at circulation interchanges on transit corridors, at interchanges along the -
inner and outer beltway, and along the Clovis Avenue, Herndon Avenue and Shaw
Avenue business corridors, in order to protect residential nefghborhoods from
disruption due to vehicular through traffic. . -

Land Use Element Policy 5.5 Reserve areas designated as employment centers untif
- comprehensive development can be undertaken.

Land Use Element Policy 5.6 Locate expanded, well designed, aesthetically pleasing
and environmentally sensitive industrial development in multiple centers throughout
the Project Area with emphasis on proximity to transit corridor or business corridor
access.

Land Use Element Policy 5.7 Require buffering between industrial and commercial
land uses, high traffic corridors and adjacent residential neighborhoods.

Housing Efement Policy 1.5: Encourage development that provides the opportunity
for local residents to live and work in the same community by balancing job
opportunities with housing types.

Air -Quality Element Policy 1.1: Encourage new development that provides
employment opportunities for residents of Clovis to improve the balance of jobs
relative to housing.

Circulation Element Policy 1.3: Levels of Service (LOS) should meet the City
standard on major streets and intersections within the Clovis Project Area.

Herndon Shepherd Specific Plan Goals and Objectives

Broaden the economic base of Clovis through the development of more industrial
uses.

Plan for the productive use of areas most suitable for light industrial development
while minimizing adverse impacts on the environment.
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» Foster will-designed industrial development to the degree necessary to broaden the
economic base of Clovis.

= FEstablish a specific, well-defined pattern of industrial activities, which is compatible
with nearby residential and commercial uses, accommodates the personal needs of
workers and business visitors and meets the service needs of local businesses.

An industrial manufacturing district shall be established which will provide for
manufacturing which can be considered light in nature by reason of size, activity and
performance of uses located therein.

» Encourage a mixture of compatible industrial uses within the industrial area.

= Ensure that future industrial sites will be protected from conflicts with other land uses
-and guard against unplanned development through the use of legal controls and land

use buffers.

» Encourage industrial development which presents a park-like atmosphere presenting
an altractive and inviting atmosphere to employees, visitors, and employees.

» Promote an attractive, high quality industrial area by developing a series of
comprehensive design and technical standards.

City of Clovis Economic Development Strateqgy

Staff also evaluated the Project in regards to the City’s adopted economic goals. The
City of Clovis Economic Development Strategy (Strategy), adopted in September, 2004,
assessed Clovis' economic needs and developed goals and objectives for three
individual strategies, which include Industrial Development, Commercial Development,
and Tourism. The Strategy discusses the need to balance jobs and housing and states
that the primary issue facing Clovis is how to preserve sufficient land for economic
development purposes, such as the development of industrial uses.

Industrial uses, including the Research and Technology uses, typically bring higher
paying jobs. The Strategy includes several goals and cbjectives in relation to industriai
development. The goals and policies that apply to this Project include the following:

1. Industrial Land — Create opportunities for industrial, job generating development
through the following goals and objectives:

1.1. Designate, zone, and protect industrial land to ensure that supply exists to
maintain a ratio of 1 to 1 jobs to housing balance.

1.1.2. Discourage the rezoning and/or use of industrial property for other than
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job generaling uses without substitution of equivalent land.

As stated above, the City’s adopted goal for the jobs to housing balance ratio is 1 to 1.
The ratio is currently at 0.8 to 1, resulting in a need for additional job generating uses.
This Project is consistent with the established goals and objectives of the Economic
Development Strategy and will create the opportunity for the development of high
paying job generating uses that will have a positive effect on the jobs housing balance.

THE ENVIRONMENTAL IMPACT REPORT

An Environmental Impact Report (EIR) was prepared to assess the impacts of the
proposed Project as required by the California Environmental Quality Act (CEQA).
CEQA requires that public agencies consider the environmental consequences of
Projects over which they have discretionary authority before taking action on those
Projects. The City has the primary responsibility for approving and implementing the
Project and the principal responsibility for ensuring CEQA compliance.

Potentially Significant Impacts Identified in the EIR

The EIR identifies potentially significant impacts to Aesthetics, Air Quality, Biological
Resources, Cultural Resources, Geology and Soils, Hazards and Hazardous Materials,
Hydrology and Water Quality, Land Use, Noise, Transportation, and Cumuiative
Impacts. The impacts to these resources are summarized in Chapter 3.0 Mitigation
Monitoring Program of the Final EIR and are discussed in more detail in the appropriate
sections of the Draft EIR.

A number of the impacts can be reduced to a less-than-significant level by mitigation
measures. One impact remains significant and unavoidable despite the mitigation
measures. All Project impacts can be mitigated to a less-than-significant level, except
the following:

o Air Quality

o Impact AQ-5: Development of the Project would result in increases in
emissions of both ozone precursors and particulate mater.

The air quality impact above has the potential to result in potentially significant and
unavoidable impacts which cannot be reduced to a less-than-significant level with
mitigation. CEQA requires the City Council to balance, as applicable, the economic,
social, or other benefits of the Project against its significant and unavoidable
environmental risks when determining whether to approve the Project. If the specific
benefits of the Project outweigh the unavoidable adverse effects, the effects may be
considered acceptable. :
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Public Comment on the Draft EIR

A Draft EIR was released for a 45-day public review period on March 26, 2009. Copies
of the document were also submitted to the State Clearinghouse for distribution to state
agencies with a Notice of Completion. A Notice of Availability was filed with the Fresno
County Clerk on March 26, 2009 and published in the Fresno Bee on March 26, 2009.
Notices of Availability were mailed to interested parties and to property owners within
600 feet of the Project, to all property owners in the adjacent residential neighborhood,
and to property owners located within the boundaries of the Locan-Nees Annexation
area. Copies of the Draft EIR were available for public review on the City website, at
the Planning and Development Services public counter, and at the Clovis Branch of the
Fresno County Public Library.

The comment period closed on May 11, 2009. During the public comment period a
total of 11 comment letters were submitted from both agencies and the public. The
.comments received and the responses to those comments are included in the Final
EIR. Staff has attached the public comment letters that have been received after the
close of the comment period as Exhibits "12" and “13.” No comments present new
information or analysis to the extent that the EIR needed to be substantially revised and
recirculated.

The Final EIR consists of the Draft EIR, comments received on the Draft EIR, and the
responses of the City to significant environmental points raised during the comment
period.

Notices of the City Council hearing were sent to property owners within a 600 foot
radius of the proposed Project, to the property owners within the adjacent residential
neighborhood, and to the property owners located within the boundaries of the Locan-
Nees Annexation area. The notice was published in the Fresno Bee on October 8,
2009.

FISCAL IMPACT
None
REASONS FOR RECOMMENDATION

According to the adopted Economic Development Strategy, the City’s goal is to have
job to housing ratio of 1:1 (the City's current ratio is approximately 0.8:1). It has been
identified in previous studies that it is vital for the City to identify and preserve additional
land for job generating uses. The Project is consistent with the adopted goals and
policies of the City and can integrate well into the proposed location. Therefore, the
Planning Commission and staff recommend approval of the Project as described in the
Recommendation section of this report.
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ACTIONS FOLLOWING APPROVAL

If approved, staff will file a Notice of Determination with the County Clerk in compliance
with Section 15075 of the CEQA Guidelines.

The second reading of Ordinance OA2009-03 will be heard by the City Council at its
November 2, 2009 meeting and if approved, will go into effect 30 days from its passage
and adoption.

GENERAL INFORMATION
Existing Land Use: Residential/Vacant
General Plan Designation: Very Low Density Residential, High Residential,
L . Commercial '
NOTICE OF HEARING . - ..
Pro.perty Owners notified: 225
Interested individuals notified: 9

Prepared by: Ryan Burnett, AICP, Project Coordinator

7
‘ ]

David Féy, AICP i«igh{tj{mll, AICP
I

Submitted by:

Deputy City Planner ectar of Planning and
velopment Services

JAPlanning Projects\GPA & SPAVGPA 20000\GPA2009-01 R&T Park Expanslon\Documents\CC Staff Report (10-19-09).doc
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EXHIBIT "1"
Conditions of Approvai- GPA2009-01

Planning and Development Services Department Conditions
(Department Representative- Ryan Burnett, 324-2336)

1. All mitigation measures as presented in the Mitigation Monitoring Program of the
Clovis Research and Technology Business Park Expansion EIR are hereby
incorporated as conditions of approval.

- 2. Individual Project applicants shall be required to provide a traffic distribution
analysis to determine the actual number of vehicles anticipated to be generated
and based on the number of trips pay a fair share of the appropriate traffic
mitigation fee for impacts to Fresne County facilities as identified in the Clovis

~ Community Medical Center EIR. The fee will be based on the estimated number

= of traffic trips generated by each individual Project to the identified intersections

- on the specific section of Herndon Avenue in Fresno County. The required fee

will be paid to Fresno County to construct the required roadway and mtersectlon
_improvements to accommodate 2030 cumulative traffic.

3. The properties within Mixed Use Area 40 will be required to acquire water
entitlement acceptable to the City Engineer and the Director of Public Utilities
prior to approval of any development application.
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Background

The Central Valley Research and Technology Business Park (CVRTBP) was established
In 1998 with the intent of drawing high quality employment opportunities to the Clovis

community and the greater region. With the adoption of the Research and Technology
Park (R-T) Zone District in 2000, a use schedule was developed for the identification of
‘high tech” clean businesses and headquartered offices.

Purpose of Design Guidelines

The purpose of the Design Guidelines for the Central Valley Research and Technology
Business Park is to foster a unique and high quality architectural package for this
campus that carries a “design vocabulary” that is identifilable, compatible and durable.

The site currently contains a mix of contemporary architectural styles and desligns,
many of which are contributors to a definable research and technological business
campus. These guldelines do not seek to Impose an overriding style, limiting color
pallet or artificlal theme, but to enhance and coordinate the area to supplement the
existing bulldings with quality design.

The Central Valley Research and Technology Business Park Design Guldelines form the
basis for design and evaluation of bulliding projects for this site. They are comprised of
descriptive recommendations and evaluation criteria gulding the quality of each bullding
project.

These guldelines build on the development concept of a rich “sense of place”,
integration of the “Valley” landscape, and reinforcement of the pedestrian experience.
Many design features are currently described under the Research and Technology Park
(R-T) Zone District and include bhuilding siting and setbacks, the placement and
allowable height of bulldings on each lot, landscaping and parking requirements and
pedestrian and bicycle amenlties.

Pedestrian circulation and entry into bulldings will be gulded through careful location of
building entries and the use of arcades and colonnades along pathway corridors.

The design of architectural fenestration, roof elements, penthouses, and services bays
is gulded by recommendations that reinforce the principles of simplicity, balance, and
harmony with the bullding, site, and landscape.

Materials, finishes, color, and glazing recommendations also refiect the desire to
complement and harmonize with the natural environment, the adjacent resldential
areas, the technological goals of the CVRTBP, and to avoid highly Individualized or
corporately themed design statements.



1. Architectural Design Guidelines

The general theme of the CVRTBP hulldings Is to produce a visually clean and “edgy”
form reflective of the clean technological businesses within. While each bulilding Is
encouraged to generate thelr own unique form, overall, the effect of all development
shouild create a sense of place. Upon entering the project area or as viewed from State
Highway 168, it should become immedlately apparent that the CVRTBP Is a unique
business environment not only by the uses that have located there, but by the aesthetic
and unique quality of the bulldings.

1.1 Building Design Principles
The design of buildings in the CVRTBP shall follow the following principles:
Strengthen the business park neighborhood to create a visually richer “sense of place”
+ Buildings should particlpate and relate to other builldings visually without
necessarily adopting existing form and materials of other buildings. Visual

richness of form, materials and color Is encouraged.

integrate the area landscape to balance and ground the “place” in context with the
overall business park.

+ Bulldings should integrate with the site and landscape context as “emerging out
of the site,” rather than appearing to be imposed upon it. Hardscape, planters
and other architectural elements should be used to enhance this Integration.

Provide the business park neighborhood with a sence of unity by reinforcing the
pedestrian experience.

* Buildings should be designed as an integral part of the neighborhood pedestrian
experience as the first priority of design; the “place” that they create and define
is significant. The “place” Includes terraces, plazas and walkways.

Permit phased development of the business park neighborhood in such a way as to
maintain the principles established above in each phase.

+ Bulldings should reflect a consistent architectural theme throughout the

development In terms of design, color and finish as well as signage and
landscaping.

1.2 Building Setbacks

The basic CVRTBP neighborhood sethacks are established by the R-T Zone District.
Additional set back consideration should be as follows;



Multi-unit developments should use bullding setbacks to enhance the project
environment.

1.3

Bullding sethacks for Individual multi-unit development projects should be
designed to give a unique commonality of design.

Building Height

The basic CVRTBP nelghborhood building heights are established by the R-T Zone
District. Additional set back conslderation should be as follows;

1.4

Building height should take into consideration the pedestrian scale of spaces
along pathways and should avold the “canyon effect” of multistory elevations on
both sides of these pedestrian spaces.

Bullding height and window orientation should be carefully considered when
adjacent to residential development so as to preserve privacy and discourage
views into residential areas.

Building height should balance with adjacent structures particularly at
predominant campus entries.

Building Form and Massing

All bulldings should use basic geometric forms in thelr massing and design.

1.5

Bullding walis, roofing, windows, architectural enhancements, screens and
enclosures should be comprised of plains, boxes, arches, pyramids, spheres, etc.
The use of “plant-on” elements such as comices, string courses, projecting sills
or arnamentation reflective of other “historic” architectural forms is discouraged.
At least three separate exterior materials of construction shall be utilized for any
one buillding. No building shall be entirely clad in one material such as glass
curtain walled construction.

No structure shall utilize a corporate theme In form or coloration unless
compatible with these guldelines.

Entries

Entry elements are encouraged for the CVRTBP to strengthen and clairify way finding.

Entry elements for individual buillding are to be of a scale for identification from
both roadways and the pedestrian network.

Encroachments Into setback areas for pedestrian open spaces in context to
entries are encouraged.

Building sites should encourage entry from multiple sides.



1.6 Fenestration

The architectural expression of the bullding facades should be complimentary to the
buiiding form, the function of the bullding and express the hierarchy of entrles and
interior spaces.

+ Fenestration should relate to the context of the bullding and strike a balance
between complexity and simple volumetric planes and forms.

» Detalled expression should relate to the treatment of openings, environmental
control and the play of light and color, shadow and Interior lighting.

+ Ground level fenestration at building entries should be as large and open as
practical to emphasize indoor-outdoor relationships and open space connections.

1.7 Roof Elements

The design of roof elements should be considered of equal importance to that of the
elevations of the building.

+ Roof forms should be balanced with the overall building composition, fenestration
and bullding detalls.

+ Continuous, uninterrupted horizontal roof forms such as flat roofs with parapets
are to be Interrupted and articulated as much as possible.

2. Colors and Materials

The design of buildings In the CVRTBP follows the principles established for the
nelighborhood concept that strengthen the neighborhood identity to create a visually
richer “sense of place”.

Exterior materials of construction shall predominately be un-painted and appear true to
their nature. Examples of these materials include:

» Concrete block and cast systems - this can include cast In place, tiit up,
hybrid panel systems, such as glass fiber reinforced concrete and masonry block.
Color and texture should be integral to these options and cast material should
appear as concrete and not emulate another material. Large expanses of
concrete should be avoided.

» Cement plaster - This material should emulate concrete and be used as an
accent material. Integral color finishes are encouraged over the use of painted
surfaces. Detalling should be designed to appear panelized rather than large
continuous areas of finish material.

» Glass - Clear energy efficient glass is strongly preferred for windows. Glazing Is
not Intended to provide a location for strong accent color. Colored glass, except
green and reflective coatings are unacceptable for use. Large expanses of glass



should be avoided. Curtain wall systems applied over the entire exterior is not
permitted.

= Metal panel cladding systems - may be used as a primary finish when
complimented by a contrasting finish material such as concrete, cement plaster
or stone.

» Tile - Tlle, with or without saturated colors, may be used In accent areas,
however is dilscouraged as surfacing for significant wall areas.

= Natural stone - Stone such as slate or sandstone having minimal surface depth
is encouraged particularly adjacent to or as viewed from pedestrian areas.

» Brick - should be used In the same manner as masonry block.

s Wood - wood finished should appear naturally finished as opposed to machine
finishes, opaque paint or composite wood finishes.

Reflective materials shall be Intended to echo the colors of the exterior environment

No more than two saturated colors may be placed on any one structure.

3. Building Utilities and Systems

Bullding systems include all mechanical, electrical, plumbing and drainage supply and
distribution systems and their related components. If freestanding, this service
equipment must be screened from view In the following manner;

On-grade site locations must be fully screened by an architectural enclosure and related
landscape screen. Architectural enclosures, whether composed as an extension of the
buliding formm and massing or as a freestanding building, should be constructed of the
same materials and color palette used on the building. The use of fencing materials is -
prohibited.

Building locations: Building systems equipment and distribution systems must be
housed in an enclosure which Is integrated with the overall composition of the building
and Its materials and color palette, rather than an “attachment” or “penthouse”.
Equipment enclosures, exposed plping, vent hoods, risers and other bullding system
elements that are required to penetrate above the roof should be carefully composed
and constructed of permanent materials.

4. Miscellaneous Structures

Miscellaneous fresstanding site structures required for parking control, parking shading,
bullding service, security or other uses are subject to all design guldelines and shall be
complimentary to the main structure(s).



5.

Lighting

All campus lighting shali be complimentary to the architectural pattem, provide for safe
pedestrian and vehicular movement through the site and be non-obtrusive particularly
onto adjoining residential areas. The objective of exterlor illumination of the pedestrian
areas surrounding bulldings Is to maintaln a minimum allowable lighting level while
meeting security and safety standards. This also serves to reduce visual Impact of
spectral poliution of the nighttime sky.

The illumination of bullding exteriors serves the following functions;

Wayfinding - A hierarchy of building lighting types and levels of illumination
should reinforce the location of building access and entries; generally higher
illumination levels should be used a t entry points.

Safety and security - Bullding entry and exterior circulation paths should be
adequately illuminated to provide safe passage and to provide for passive
security patrol viewing.

Aesthetics - The design of exterior lighting should enhance the architecture of
the bulilding, create a sense of place and reinforce the perceptual understanding
of its spaces.

Bullding lighting design should reinforce the overall form, massing and spatial
characteristics of the bullding, rather than create a “statement” about a particular
feature of the building. Exterior and interior lighting features shouild integrate to
provide a visual understanding of the building’s composition.

The following guidelines support this approach;

llluminate space and planar elements, rather than particular features. Avold the
“gpotlighting” of major building features.

Reserve feature lighting fixtures for important building elements such as entries.
Favor the use of diffuse lighting systems over those generating a strong point
source of lighting.

Enhance the visibility of interior building lighting to the exterior, giving a sense a
light emanating from the bullding.

Avold dramatic changes of lilumination levels, which can produce glare and
disorientation.

Enhance the Illumination of landscape features.

Selection of lighting fixtures in shared parking areas and In parking areas within the
bullding lots should coordinate with and compliment the building lighting.



6. Landscaping

The landscape pattern should compliment and enhance the architectural quality of
buiidings. The following criteria should be considered in designing landscaping and
selecting material.

+ Landscape material and patterns should reflect and enhance the geometric
quality of the structures.

» The agricultural heritage of the site should be reflected through the
geometric planting of plants and trees reflective of row crops and
orchards.

¢« Landscaping should be provided in a manner that provides clear vlews of
pathways, buliding entries and usable open spaces.

+« The pattern and type of landscape material should carry out through a site
including the parking area.

¢« Predominant street entries into projects should be identifled through an
amplified landscape material and compliment other entry features such as
project signs.

7. Signs

The building and freestanding sign program should compliment and enhance the
architectural quality of buildings. All signs shaill conform to the City of Clovis sign
ordinance. Additionally, the following criteria should be consldered in designing project
sign programs.

+ Sign design and materials of construction should be consistent with the
architecture of the bullding.

« Corporate themes In signs shall be limited to logos or icons and not reflected In
the typography or text style.

+ No “can” or changeable panel or changeable copy slgnsﬁaro allowed. Only
individual channelized lettering or a design Integral to the bullding architecture
shall be allowed.

+« The use of external or back lighting (halo) lighting is strongly encourages.

« Multi building projects should utilize a common sign theme and program.



Design Examples
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Clovis Municipal Code Modifications
Clovis Research and Technology Business Park Expansion
(Additions in italics)

9.3.228 Research and Technology Business Park District
Modification #1
A. 4. b. Mixed Use Area Number 40

(1) Mixed Use Area Number 40 shall apply to the R&T Park Expansion
generally bounded by Nees Avenue to the north, State Route 168 to the
east and south, and the Enterprise Canal to the west.

(2) Live/Work units. This Mixed Use classification shall provide suitably sized
and located parcels designed to accommodate live/work units. This use
shall be located in the general area along Locan Avenue south of Nees
Avenue,

(3) Not to exceed six percent (6%). The land use activity described in
subparagraph (1) above shall not exceed six percent (6%) (approximately
9 acres) of the total land area of the R&T Business Park expansion area.

(4) Planned Commercial Center (P-C-C) provisions. The Planned
Commercial Center (P-C-C) provisions (see Section 9.3.226) shall be
utilized for any portion of the approximately 9 acres identified in
subparagraph (3), immediately above.

Modification #2
B. Land Use Tables

Table 2 (Allowable Secondary Uses and Permit Requirements for the Research
and Technology Zoning District) identifies the secondary research and
technology park land uses permitted in R-T Park Zone District areas south of the
Alluvial Avenue alignment and within Mixed Use 40. Those uses allowed in
Mixed Use 40 are denoted. The table identifies whether the uses is allowed or
not allowed and the land use permit required to authorize the use. The land uses
identified in Table 2 are defined in subsection | of this section (definitions).



Modification #3
B. Land Use Tables
TABLE 2-SERVICES

ALLOWABLE SECONDARY USES AND PERMIT REQUIREMENTS FOR THE
RESEARCH AND TECHNOLOGY ZONING DISTRICT

Land Use (1), (2) Permit Requirements
Services R&T See Standards in Section

Hotel, with or without a C
conference center and with

onsite consumption of
alcoholic beverages™

* Use also allowed within Mixed Use Area Number 40.

Modification #4
B. Land Use Tables
TABLE 2- RESIDENTIAL

ALLOWABLE SECONDARY USES AND PERMIT REQUIREMTNS FOR THE
RESEARCH AND TECHNOLOGY ZOING DISTRICT

Land Use (1), (2} Permit Requirement
Residential R&T See Standards in Section
Live/Work* P

*Allowed only in Mixed Use Area Number 40 in the general area along Locan
Avenue south of Nees Avenue. With the inclusion of residential units a maximum
FAR 0.60 shall be permitted provided residential space does not occupy more
than 50 percent of the total gross floor area and non-residential floor area does
not exceed an equivalent of 0.35 FAR. A live-work unit shall not be sold, rented
or subdivided as separate residential and non-residential space.



Modification #5

Table 2
GENERAL DEVELOPMENT STANDARDS REQUIREMENTS

RESEARCH AND TECHNOLOGY COMPONENT

Development Feature

Minimum Parcel Size (1)
Mixed Use Area 36
Mixed Use Area 40

Minimum Parcel Width

Minimum Parcel Depth

Maximum Floor Area Ratio (FAR) (2)

R&T Component

3 acres

80,000 square feet

100 feet (minimum average)
150 feet (minimum average)

0.35

Minimum Building Size (gross floor area)

Mixed Use Area 36
Mixed Use Area 40

Setback Required
Front (4)

Side (each)

Street Side (4)

Rear

Accessory Structures
Maximum Height Limit

Minimum Distance between R&T
structures and nearest residences

Outdoor Activities

Landscaping Provisions

20,000 sq.ft. (3)
10,000 sq.ft.

40 feet- structures 30 feet- parking

10 feet

40 feet- structures 30 feet- parking

15 feet

See applicable section

35 feet (5)

200 feet (6)

Limited to on-site loading and unloading
of products/supplies, patios, and
recreational courts (e.g., basketball,

tennis, volleyball, etc.) (7)

See subsection E of this section and
Section 9.3.306 (N)(12)



Off-Street Parking and Loading See subsection F of this section and
provisions Section 9.3.306 (1)(5) and (6)

Outdoor Advertising (Sign) provisions  See subsection G of this section and

Notes:

Chapter 4 of Title 9

Parcel size means a parcel or group of parcels, which are considered a unit for purposes of development.

Mixed Use 40- 0.35 to 0.40 FAR for parcels with average fot width of 300 feet or greater and an area of 90,000
or more square feet and for parcels within an approved multi-parcel site plan for two or more adjoining parcels.
The maximum 0.40 FAR shall be granted only if 40 percent or more of the site consists of pervicus landscaping
or when on-sit stormwater retention facilities, such as allowances for ponding or a roof or subsurface cistern are
provided.

Allows multitenents within one single building. Allows buildings of less than twenty thousand (20,000) square
feet to be considered under a Director's Review and Approval process when physically connected with
structural components that architecturally integrate with the main building, and the total of all buildings
connected eguals twenty thousand (20,000) square feet or more.

The setback shall be measured at right angles from the nearest face of the curb adjeining the street to the
nearest point of the wall of the structure, in compliance with subparagraph 14 of subsection D of this section
{measurement of setbacks).

Greater heights may be allowed with a Conditionat Use Permit, in compliance with Section 9.3.404, only with an
additional finding that the increased heights would not adversely affect nearby residences or other business
park tenants.

This area may be uses as public open space and/or for the on-site trail system to be provided within the R&T
Business Park in conformance with the Herndon-Shepherd Specific Plan {please refer to 4.4.1 Greenbelt and
Trail Systems). Also, this minimum distance may be decreased if it can be demonstrated, to the satisfaction of
the applicable review authority, that there would be no adverse visual or acoustical impacts on existing
residences.

See Section 9.3.403 {Directors Review) and subparagraph 12 of subsection D of this section for restrictions on
outdoor aclivities.
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August 7, 2009

Ryan C. Bumnett, AICP
Project Coordinator
City of Clovis

1033 Fifth Si.

Clovis, CA 93612

Dear Mr. Bumett:

Due to a scheduling conflict, I am unable to attend the August 12, 2009 meeting to
discuss the proposed Research and Technology Park Expansion Project. Consequently, 1
am writing in the hope that this letter will be read at the meeting and considered as a
resident’s comment against the plan.

My opposttion to the proposed changed is based on the following concerns:

1. The proposed expansion will eliminate trees and other plants that are now at the
eastern boundary of the affected neighborhood, replacing them with businesses
and parking lots. This will have aesthetics, quality of life, and air quality
consequences for the residents, ali of them negative.

2. The proposed expansion will result in higher density for the area, with two attendant
consequences: a) negative effect on quality of life, and b) negative effect on home
values, by adding live/work umts and other types of housing not currently allowed
in the area.

3. The proposed expansion will result in more noise and increased traffic, thus affecting
quality of life. _

4. Last, but not least, the expansion creates unspecified dangers related to hazardous
materials that the expansion will bring too close to current residents’ homes.

For the reasons listed above, the proposed expansion will have a major negative effect on
home values for the homes on Coventry and Goshen Ave. With an already depressed
housing market, this additional reduction in value will mean severe financial difficulties
for many homeowners.

In consequence, I urge the city council not to approve the proposed expansion as
submitted, and to solicit alternative plans (including such things as a park or a similar
natural boundary zone between the existing residential area and the proposed expanded
technological area).

Sincerely,
Dr. Manuel M. Martin-Rodriguez
2729 Goshen Ave.
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-~ FROM = Marwel M. Martin—Rodriguez FAX NDO. : P2PE2DpDevd Aug. 27 2003 12:96PHM P2

August 27, 2009

Ryan C. Bumnett, AICP
Project Coordinator
City of Clovis

1033 Fifth St.

Clovis, CA 93612

Dear Mr. Bumett:

Due to a scheduling conflict, 1 am unable to attend the August 27, 2009 Planning
Commission Hearing. [ called your office yesterday, and I was told that [ could send my
comments by fax, and that they would be considered at the meeting. My comments are -
about the proposed Research and Technology Park Expansion Project.

Earlier, on April 28, 2009, I wiote to you expressing my opposition to the proposed
expansion. After carefully reviewing the final EIR that you sent me, my opposition is
now stronger, for the following reasons:

A) The EIR, as written, shows a complete disregard for most of the warnings that several
responders (both individuals and agencies) have expressed. Let me give two
examples (amoog many):

1) In response to my objections (in the letter dated April 28, 2009), the EIR
dismisses several of them {(e.g. 4-2, 4-3) as “subjective” and states that no fuller
answer is therefore needed. My objections, however, were taken directly from the
draft EIR in which those problems (increazed density, increased traffic) are
identified as logical (not subjective) consequences of the proposed expansion.
How can the EIR respoase possibly say that “The affect [sic] of noise aud
traffic increases on the quality of lile is subjective” (EIR 2.0-11)? There are all
sorts of medical studies that the city can use to measure the negative effects of
noise and pollution on humans. Instead, you are sticking the city’s head in the
ground, like the proverbial ostrich.

2) In response to the letter from Mr. Steve Ward, Clovis Unified School District,
the EIR chooses to ignore his warning about increased schools enfollmeénts as @
result of eligibility for the children of prospective employees of the proposed
expanded RTP. Here is the EIR response: “Overall, the mumber of new school age
children generated to the District by the project 1s.not anticipated to be
significant.” (EIR 2.0-8). Based on what? Where is the hard data supporting
that assertion? In all honesty, it sounds like a subjective comment to me, so 1
would tend to dismiss it, were it not for the fact that the Clovis Unified School
District is one of the most sought-after in California, and logic suggests that maay
prospective employees will want to enroll their children in the CUSD.
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B) The same disregard is shown for Alernative 1 (No Project) in the DEIR (section 4.3),
which is presented in such a biased language as to suggest that it was given no .
‘serious consideration by the City. Again, two examples should suffice:

1) The DEIR suggests that the removal of existing homes would produce
essentially the same health risks as the development of the proposed expansion of
the RTP. Who is the RTP kidding? First of all, it is unclear to me why
Alternative 1 would require the removal of existing homes (the EIR responses
later say this would be voluntary). Secondly, if some of those houses required
removal, the magnitude of the risk their removal comport would be dwarfed by
that of building the proposed expansion. Lastly, there is no guarantee that some
houses would not be removed if the RTP is expanded, so the argument against
Alternative 1 is just not valid.

2) On page 4-8 of the DEIR the following is stated: “As a resuit, the No Project
alternative could eliminate approximately 5,193 new jobs that could be created by
the proposed project compared to build out of the project under the No Project
alternative.” How cau Alternative 1 eliminate jobs that do not exist in the Girst
place? This is a classic example of rhetorical manipulation, and it insults the -
intelligence of the residents of Clovis. Moreover, if indeed a larger RTP could
create 5,193 new jobs (which remains to be seen), there is nothing tying those
jobs to the proposed location. As Mr. Robert Donat states in his comments (6-4,
as labeled by the DEIR), there is pienty of vacant land to the east of the proposed
site, where the City could build a larger RTP without disrupting the quality of life
of many of its residents.

C) More worrisome is the aimost absolute disregard that the DEIR and the EIR show for
the families in the immediate vicinity of the proposed site. The probiem begins
with some of the consultants used by the city. Here is what Brown-Buntin
Associates, Inc. have to say about the area in their “Environmental Noise
Assessment”: “There are existing residences scattered throughout the expansion
area, and many of those residences occupy relatively large parcels.” (1). While
this is technically true of the proposed construction area, how could they wnot

" acknowledge the fact that there are 84 homwes in the Tuscaay subdivision,
next door to the proposed site? Are we not going to be aflected by the
propased RTP's noise, ete.? Of course we will and, again, the City should look

== ~~for an akernative area in-a less-populated-part of the city.... —— .. . ..o

D) The EIR makes a great deal of the mitigation measures that would be adopted if the
expansion is approved, and how they would take care of the very real (not
subjective) problems identified throughout the DEJR. However, most of those
mitigation measures are just reduced to submitting studies prior to building (e.g.
1.0-6), and ail monitoring is restricted to “Prior to approval” clauses. There 13
absolutely no involvement of the affected parties (e.g. residents of the area and of
the immediate vicinity) in the tmonitoring of these potential problems and, based
on the DEIR and the EIR themselves, it is easy to see that any number of the
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required studics may be flawed or rhetorically mantpulated to say whatever they
want, and then do hkewise,

E) The EIR (and City officials) have taken an absolute pro-business approach, neglecting
or minimizing the needs of private residents. For instance, the EIR acknowiedges
that ““The 2004 purchases were conditioned upon the use of the land for park or
other public uses” (1.0-3), but it continues by saying that “the City is currently
discussing with Caltrans the potential to develop the land with uses other than
park or public uses” (1.0-3). And why is that necessary? Why not build a park,
small as it might be, to serve as a buffer zone between the Tuscany
subdivision (the wmiost densely populated affected area) and the proposcd
expanded RTP? The City’s obligation to Caltrans could be easily renegotiated to
alter not the use of the land, but the exact location of that park, thus creating a
real, meapingful separation between a wholly developed neighborhood and the
proposed expanded RTP.

F) Instead, the EIR vaguely promises trails and other undefined buffer zones for the
affected areas. A trail would not meet the need of the existing residents, as a
greater separation between family housing and businesses would be needed to
maintain quality of life. '

For the reasons listed above, I arn more convinced than ever that the proposed expansion
will have a major negative effect on quality of life and home values for homeowners and
their families in the vicinity of the proposed RTP expansion.

In consequence, I urge the Planning Commission not to approve the proposed expansion.

[l

' Dr. Manuel M. Martin-Rodriguez
2729 Goshen Ave.

Sincerely,

Pl e S 7. 2y
(‘ fr\axuw—\g




Staff Responses to Dr. Martin Rodriguez August 27, 2009 letter

Al

A2

B1.

B2.

The EIR based its air quality, noise and traffic conclusions on established thresholds. As
discussed in each respective section of the EIR, the project will have potentially significant air
quality, noise and traffic impacts. In the case of noise and traffic, mitigation measures are
recommended to reduce the identified noise and traffic impacts to less than significant levels,
based on the established thresholds. In the case of air quality impacts, again the EIR provides
measures to reduce air emissions as much as feasible. However, as stated in the EIR the
operational emissions of the project cannot be reduced to adopted San Joaquin Valley Air
Pollution Control District standards. Thus, the project will have unavoidable adverse air
quality impacts. Similarly, the development currently allowed for the project site based on
the Clovis General Plan would also exceed adopted District operational air emissions.

The fact that the Clovis Unified School District does not have student generation rates for
commercial or industrial development strongly suggests that commercial and industrial
development do not directly generate students. Without specific student generation data
from Clovis Unified School it is speculative to estimate the number of students that may be
indirectly generated by the project. However, as correctly stated on page 3.11-9 of the Draft
EIR students may be indirectly generated by the project. Because most of the people that will
be employed at the project site in the future are anticipated to live within commuting
distance, the Draft EIR correctly states that the number of students indirectly generated is not
anticipated to be significant.

The Draft EIR is correct as stated on page 4-5 that Alternative 1 could result in greater Toxic
Air Contaminants than the proposed project if residences, as allowed by the current General
Ptan, are constructed in close proximity to SR 168. Thus, exposing a larger number of
residents to diesel emissions generated from SR 168 than the proposed project. Alternative 1,
like the proposed project, would not require the removal of any existing residences. Existing
residents would be allowed to remain with Alternative 1 as with the proposed project. The
comment regarding the risk of removing existing houses to development allowed by the
proposed project is unclear with regards to the “risk” that is referenced. Again, the removal of
any existing housing under either Alternative 1 or the proposed project is totally dependent
upon the currently property owners and not the City or the Clovis Community Development
Agency.

The comment on page 4-B of the Draft EIR makes reference to the projected future job growth
in the RT Park Expansion, which is estimated to generate 5,193 new jobs. The Draft EIR does
not state that 5,193 jobs currently exist. The Draft EIR only states that Alternative 1 would
eliminate the future opportunity of the proposed project to generate approximately 5,193
new jobs. The vacant land east of the project referred to in Mr. Donat’s does not specifically
identify the location of the vacant land. Therefore, an evaluation of the suitability of that site
to the proposed project site cannot be made.

The noise consultant did not ignore the Tuscany subdivision. Based on current noise
measurements that were taken on the site, the estimated noise levels generated by the
project, and the mitigation measures N-1 and N-2 of the Draft EIR the residents of the Tuscany
subdivision will not be impacted by project noise.



As stated on page 1-1 of the Draft EIR the EIR that was prepared for the Clovis Research
&Technology Park Expansion is a Program EIR as allowed by CEQA Guidelines Section 15168.
Furthermore, CEQA Guidelines section 15168{c}{(1} states, “If a later activity would have
effects that were not examined in the program EIR, a new initial study would need to be
prepared leading to either an EIR or a negative declaration.” As such, CEQA allows for the
preparation of follow-up studies by the lead agency for which mitigation measures require
their preparation. You can contact the City of Clovis Planning Department and request a copy
of all required follow-up studies.

As stated in the Draft EIR the City is continuing to discuss alternative use of the Caltrans
property to meet the needs of the community and the City.

A trail is proposed along the northwesterly portion of the project to provide a landscaped
buffer between the project and the Tuscany subdivision as suggested by the comment. The
final design and alignment of the trail has not been finalized. Along with input from the local
community the City will determine the alignment and design of the trail system.



April 27, 2009 Planning
Commission Minutes

Draft City Council Resolutions and
Ordinance



PUBLIC HEARINGS

A)

Consider actions associated with the expansion of the Clavis
Research and Technology Business Park generally bounded by
Nees Avenue to the north, the Enterprise Canal to the west and
State Route 168 to the south and east.

1) Consider Approval — Res. 09-36, A request that the Planning
Commission consider and recommend that the City Council adopt
the Clovis Research and Technology Business -Park Expansion
Environmental Impact Report ("EIR’) as in compiiance with the
California Environmental Quality Act ("CEQA"); adopt the CEQA
Findings of Fact and Statement of Overriding Considerations; and
adopt a Mitigation Monitoring Program. The City of Clovis is the
L ead Agency.

(Approved 5-0)

-~ 2) Consider Approval — Res. 09-37, GPA2009-01, A reguest

that the Planning Commission consider and recommend that the
City Council approve amendments to the General Plan and
Herndon Shepherd Specific Plan’'s Land Use Elements and
Circulation Elements for the property generally bounded by Nees
Avenue to the north, the Enterprise Canal to the west, and State
Route 168 to the south and east. The request consists of a change
from the Clovis General Plan land use designations of Very Low

- Density Residential (0.6 to 2.0 du/ac), Commercial, and High

Density Residential (15.1-25.0 du/ac) and the Herndon-Shepherd
Specific Plan designations of Large Lot Residential (2.2 du/ac),
Open Space, Neighborhood Commercial and Multi-Family to
Mixed-Use Area 40 (primary use of Research and Technology
Business). The Circulation Element amendments consist of the
extension of Alluvial Avenue as an Arterial, east of Temperance
Avenue to a connection at DeWolf Avenue, and to redesignate
Nees Avenue from an Arterial to a Collector east of Temperance
Avenue and Locan Avenue, between Nees Avenue and its terminus
just north of State Route 168, from a residential local road to an
industrial/commercial local road. Clovis Community Development
Agency, applicant; multiple property owners. (Approved 4-1,
Commissioner Mouanoutoua voting No)

3) Consider Approval — Res.-09-38, OA2009-03, A request that
the Planning Commission consider and recommend that the City
Council approve an amendment to the Clovis ‘Municipal Code
Section Research and Technology Business Park Zone District to
add Mixed Use Area 40 to the Ordinance and to modify the
development standards to accommodate Mixed Use Area 40.
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Clovis Community Development Agency, applicant; multiple
property owners. (Approved 5-0)

43 Consider Approval — Res. -09-39, A request that the
Planning Commission consider and recommend that the City
Council approve the Central Valley Research and Technology
Business Park Architectural Design Guidelines for the Expansion
Area. (Approved 5-0)

Ryan Burnett, Assistant Engineer, presented the staff report on the entitlement
requests and Phil Martin, EIR consultant presented the EIR Staff Report and
indicated that staff recommended the following:

1.

That the Planning Commission consider the EIR and determine its
adequacy in compliance with the CEQA Statute and Guidelines.

That the Planning Commission approve Resolution No. 2009-36,
Resolution of the Planning Commission of the City of Clovis
recommending the City Council:

(1) Certify the Clovis Research and Technology Business Park EIR
Environmental Impact Report;

(2) Adopt the CEQA Findings of Fact and Statement of Overriding
Considerations;

(3) Adopt a Mitigation Monitoring Program,

. That the Planning Commission approve Resolution No. 2008-37,

Resolution of the Planning Commission of the City of Clovis
recommending the City Council approve General Plan Amendment
GPA2009-01.

That the Planning Commission approve Resolution No. 2009-38,
Resolution of the Planning Commission of the City of Clovis
recommending the City Council approve Ordinance Amendment OA2009-
03.

That the Planning Commission approve Resolution No. 2009-39,
Resolution of the Planning Commission of the City of Clovis
recommending the City Council approve the Central Valley Research and
Technology Business Park Architectural Design Guidelines for the
Expansion Area.

At this point Commissioner Sigala joined the Commission.
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At this point, the public portion of the meeting was opened to anyone wishing to
speak in support of these items.

Tina Sumner, Interim Community and Economic Director spoke in favor of the
project. She asked that the Commission look at the long view of what the
community needed and stated that approval of this request would protect this
area for future research and technology park development. Ms. Sumner said the
City needed to create better than living wage jobs and a ‘jobs/housing balance
for financial safety.

At this point, the public portion of the meeting was opened to anyone wishing to
speak in opposition to these items.

Kathleen Papenhausen, 7585 E. Nees Avenue had several questions regarding
the Environmental Impact Report and requested clarification.

Pamela Schmidt, 1110 N. Locan Avenue asked how this project would affect
their property taxes. She also had questions about transfer of ownership and
what kind of improvements could be made her property if the land use
designation were changed to Research and Technology Park. She said the
change in land use made it difficult to sell their property and was not the lifestyle
they wanted.

Planning and Development Services Director, Dwight Kroll informed Ms Schmidt
that she did have the opportunity to sell her property as a residence. He stated
that the proposed modifications to Mixed Use No. 40 allowed for the continued
use of the existing residences as a perpetuated use. PDS Director Kroll
explained that this General Plan Amendment opened the door to market the
property under the land use of residential or Research and Technology Park.

Gary Willis, 7790 N. Locan spoke in opposition to the project. Mr. Willis asked
who would guarantee that the Research and Technology Park would increase his
property value. He felt that the City should guarantee a certain value for the
land. He did not want commercial traffic or a multi-story building adjacent to his

property.

lan Pattie, 1047 N. Locan spoke in opposition to the project. He stated that this
project area is all private property and that the City should not change the
General Plan land use. Mr. Pattie felt this request should wait until there were.
developers requesting to do a development. He challenged the Planning -
Commission to visit their property prior to making a decision and talk to the
residents.

Robert Donat, 1025 N. Locan stated he was in opposition to the request. He
expressed concern regarding the new Alluvial alignment and how it impacted his
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property and the potential for eminent domain. Mr. Donat expressed concerns
about property values and impact of noise from Freeway 168,

Jeanette Pattie, 1047 N. Locan expressed concern regarding noise. Existing
Freeway 168 already impacts them with noise. She .expressed concerns
regarding additional noise from the extension of Alluvial Aveénue. She felt that
the people living on Locan should have some type of buffer to the noise. Ms.
Pattie felt that it was not right for the City to tell people what they could do with
their land.

Rod Baronian, 1208 N. Locan felt that the area being considered for the
Research and Technology Park should be re-evaluated to not include the 15
properties on both sides of Locan south of Nees Avenue. He felt that a block
wall should be considered for homes adjacent to Alluvial.

Sergio Stanziale, stated that only 14% of Phase | and |l of the Research and
Technology Park have been developed since approved in 1999. He felt that
changing the land use designation would limit the options for and restrict the use
of his property.

There being no further discussion, the public portion of the hearing was closed.

Commissioner Mouanoutoua asked if the EIR took into consideration the double
traffic from the Freeway and future Alluvial Avenue.

EIR consultant Martin, stated that the Noise Model took into consideration the
potential noise that would be generated.

Commissioner Mouanoutoua asked why there was the urgency to designate the
area as Research and Technology Park. Why couldn't the City use standard
practice and allow for subdivision of the acreage incrementally as development
was requested?

Community and Economic Development Director Tina Sumner explained that if
the City does not act, slowly but surely the land would be developed as
residential and the City would lose the opportunity for job generating uses. She
stated that the reason this property works is because it is contiguous with Phase
| and Il of the Research Technology Park, the land is in close proximity to
existing and planned utilities, the land is not encumbered under Williamson Act
Contracts, and the site had great Freeway access.

Commissioner Sigala expressed concern that as the Research and Technology
designated property developed the noise levels in the area would increase. She
felt measures needed 1o be included to protect the remaining existing residences.

Planning Commission Minutes
August 27, 2009
Page 4 of 6



Commissioner Mouancutoua felt that the proposal was too restrictive at this time
for existing residents and that he would like more of Phase | and Ht of the existing
park developed before designating Phase lil.

Commissioner Grogan expressed that it was important to consider the future
expansion of the Research and Technology Park and create jobs to keep our
children here. Commissioner Grogan stated that block walls were needed and
he would recommend that the mitigation monitoring program be modified to add
block walls as a requirement along Locan Avenue.

Commissioner Morrison also suggested protection and buffering of the residents
by the addition of walls and landscaping.

A motion was made by Commissioner Grogan, seconded by Commissioner
Morrison, to adopt P.C. Res. 2009-36 recommending certification of the R&T
Park Environmental Impact Report, adoption of the CEQA Findings of Fact and
Statement of Overriding Considerations and adoption of a Mitigation Monitoring
Program. The motion included amending the mitigation monitoring program fo
require block walls on the west and east side of Locan Avenue and on the north
side of the Alluvial Avenue Extension.

AYES: Commissioners  Grogan, Morrison, Mouanoutoua, Sigala,
Chairperson Ayello
NOES: None

ABSENT: None
ABSTAIN: None

A motion was made by Commissioner Grogan, seconded by Commissioner
Morrison, to adopt P.C. Res. 2009-37 recommending approval of GPA2009-01
including in Mixed Use Area 40 the protection of resident property rights.

AYES: Commissioners Grogan, Morrison, Sigala, Chairperson Ayello
NOES: Commissioner Mouancutoua

ABSENT: None

ABSTAIN: None

A motion was made by Commissioner Grogan, seconded by Commissioner
Morrison, to adopt P.C. Res. 2009-38 recommending approval of OA2009-03.

AYES: Commissioners  Grogan, Morrison, Mouanoutoua, Sigala,
Chairperson Ayello
NOES: None

ABSENT: None
ABSTAIN: None
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A motion was made by Commissioner Grogan, seconded by Commissioner
Morrison, to adopt P.C. Res. 2009-39 recommending approval of the R&T Park
Architectural Design Guidelines for the Expansion Area.

AYES: Commissioners  Grogan, Morrison, Mouanoutoua, Sigala,
Chairperson Ayello
NOES: None

ABSENT: None
ABSTAIN: None
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CITY OF CLOVIS, CITY COUNCIL
RESOLUTION NO. 2009-__

CLOVIS RESEARCH AND TECHNOLOGY BUSINESS PARK EXPANSION
RESOLUTION OF THE CITY COUNCIL OF THE CITY OF CLOVIS: (1) CERTIFY THE CLOVIS
RESEARCH AND TECHNOLOGY BUSINESS PARK EXPANSION ENVIRONMENTAL IMPACT

REPORT; {2) ADOPT THE CEQA FINDINGS AND STATEMENT OF OVERRIDING
CONSIDERATIONS; AND (3) ADOPT A MITIGATION MONITORING/ REPORTING PROGRAM

WHEREAS, the Project applicant is the Clovis Community Development Agency (“Applicant”),
356 Pollasky Avenue, Clovis, CA 93612, and

WHEREAS, the Applicant is proposing to undertake the Clovis Research and Technology
Business Park Expansion Project ("Project”) and submitted appllcatlons for a General Plan Amendment
and Ordinance Amendment; and N

WHEREAS, the Project consists of an expansion to the existing 180 acre Research and
Technology Business Park of approximately 153 acres bounded generally by Nees Avenue to the
north, the Enterprise Canal to the west, and State Route 168 o the south and east, City of Clovis,
Fresno County, California; and R AN

WHEREAS, the City caused to be prepared” a“‘Draft Program Envnronrnental Impact Report
(“Draft EIR") for the Project in April 2009 to evaluate - potenllally 5|gn|f|cant adverse environmental

impacts; and Nt
WHEREAS, the Draft EIR was madé-available for publlc revrew and comment in conformance
with CEQA and the State CEQA Guidelines; an\%h -,k,}::\\ﬁ\ \}s;
}-‘-B

WHEREAS, written comments were recertv\ed :;‘grgili theﬁDraftpEIR during its public review period,;
\\{ "i,._}rr

WHEREAS, the Crty:caused %\be prepared a Final Program Environmental Impact Report
("Final EIR"} for the PrOJect in August 22_(_)9 which contarns the written comments upon the Draft EIR
and responses thereto, as well agichanges: ap_g additions to the Draft EIR text; and

s, G UGT

WHEREAS  the Draft EIR andP‘the Final EIR collectively make up the Environmental Impact

Report (theﬁ;dElR ) for the Prolect and \%‘?A

and

WHEREIE\ e EIR was prepared circulated, and made available for public comment pursuant
to the California En\nronmental Quallty Act ("CEQA"), Public Resources Code, Sections 21000 et seq.,
and the Guidelines for‘lmplementatlon of CEQA, 14 California Code of Regulations, Sections 15000 et
seq. (the “CEQA Gurdelmes”) nd

WHEREAS, the Cltws' Plannlng Commission held a noticed Public Hearing on August 27, 2009,
to consider the Project and associated EIR, at which time interested persons commented on the Project
and EIR; and

WHEREAS, the Planning Commission recommended that the City Council certify the EIR, and
adopt the CEQA Findings of Fact, Statement of Overriding Considerations and Mitigation Monitoring
Plan, and that the Council approve General Plan Amendment GPA2009-01, Ordinance Amendment
0A2009-03, and approve the Central Valiey Research and Technology Business Park Architectural
Design Guidelines for the Expansion Area (the "Project Approvals); and

WHEREAS, the Planning Commission’s recommendations were forwarded to the City Council
for consideration; and



WHEREAS, on October 8, 2009, the City published Notice of a City Council Public Hearing for
October 19, 2009, to consider the Project and the Planning Commission’s recommendation (the
“Notice”), and delivered the Notice to interested parties and property owners within 600 feet of the
property boundaries, to property owners within the adjacent residential subdivision to the west, and to
property owners within the boundaries of the Locan-Nees Annexation 10 days prior to said hearing.

WHEREAS, the City Council held the public hearing on October 19, 2009, to consider the EIR
and the Project Approvals; and

WHEREAS, The City Council considered testimony and information received at the October 19,
2009 public hearings, and the oral and written reports from City staff, as well as other documents
contained in the record of proceedings relating to the Project and EIR, which are maintained at the
offices of the City of Clovis Department of Planning and Development §e£nges; and

WHEREAS, the City Council has independently reviewed andr-.'conidered the EIR; and
WHEREAS, the City Council has evaluated and con3|dered all comments written and oral,
received from persons who reviewed the EIR, or otherwise; commented on the Prolect and

WHEREAS, the City Council has independently. rewewed and considered.the. CEQA Statement
of Facts and Findings and Statement of Overriding Consaderat!ons (Exhibit "A") »and the Mitigation
Monitoring Plan (Chapter 3 of the Final EIR). .
e,

NOW, THEREFORE BE IT RESOLVED the City Councn of the City of Clovis adopts the

foregoing recitals as true and correct and resol\(:es as fgllows VL
“ :JL N e
1. Finds that the EIR for the Prolecl is adgéuatebgﬂd hav}s been completed in compliance
with CEQA and the CEQA Guidelines \// e t ;,“‘5?
2. Finds and deciares that. the EIR was presented to the City Council and that the City
Council hasﬁdependengy reviewed and considered the information contained in the
EIR prior to recommendlng approval of }pe Project Approvals.
3. Base’cﬁﬁ%&?ﬁlts rewew%of the EIRgf' nds that the EIR is an adequate assessment of the
T e
potentially 5|g|;|‘1f' icant enyironmental impacts of the Project as described in the EIR, sets
@forth a reasonablg\range\of%alternahves to the Project, and represents the independent
Judgment of the City‘;,Councu/

- - -

4. Flnds-athat the FlnaI,EIR additions, clarifications, amplifications, modifications and other
NS,

tnformatlon\n response to comments on the Draft EIR are not significant new
mformatlon‘gsas that term is defined under the provisions of CEQA or the CEQA
Guidelines b&¢ause such changes and additional information do not indicate that (i) any
new signifi icant environmental impacts not already evaluated would result from the
Project; (ii) there is any substantial increase in the severity of any environmental impact
from the Project unless mitigation measures are adopted that reduce the impact to a
level of insignificance; or (iii) any feasible alternatives or mitigation measures
considerably different from those previously analyzed in the Draft EIR have been
proposed that would lessen significant environmental impacts of the Project but the
proponents decline to adopt it. Accordingly, the City Council hereby finds and
determines that recirculation of the Final EIR for further public review and comment is
not warranted.

5. The City Councii has balanced the benefits of the Project, the significant and
unavoidable impacts associated with the Project, has considered and all feasible
mitigation measures, and has examined potentially feasible alternatives to the Project.



10.

11.

12.

13.

Finds that, none of the project alternatives analyzed in the EIR meet the Project
objectives to the same degree as the Project and none of the alternatives are
environmentally preferable to the proposed Project

Finds that, after considering all feasible mitigation measures and weighing the
advantages and disadvantages of the Project, as proposed, with the project alternatives,
including the significant and unavoidable impacts, the feasibility of project alternatives,
and the “no project” alternative, the Project as proposed and described in the EIR may
be approved. :

Cerifies that the EIR is adequate and has been completed in compliance wrth CEQA and
the CEQA Guidelines.

o
Adopts the CEQA Findings and Statement of Overndrng Consrderatrons substantially in
the form set forth in Exhibit “A.” :
Adopts the Mitigation Monitoring/Reporting Program set.forth in Final EIR Chapter 3,
including the mltrgatron measures identified,therein and as descrrbed in the EIR.

Finds that the Cily Council may proceed to consrder the approval of the Project
Approvals. . A _ ‘

Directs that the record of these proceedings be’ contarned in the Department of Planning
and Development Services located at 1033 5t Street Clovis, CA 93612, and that the
custodian of the record be the Deputy City Planner or,_Q other person designated by the
Planning and Development Servrces Drrectgr \

Authorizes the Planning and Development*Servrces"Drrector or his designee, to file a
Notice of Determrnatron for the Prolect in accordance with CEQA and to pay any fees
required for f’«ECh i hngﬂmcludmg Department of Fish and Game fees.

e
A

The forego:ng resolution was(rntroduced ‘and adopted ata regular meeting of the City

4 \—/i
i
AYES: &
NOES:
ABSENT:
ABSTAIN:
DATED: October 19, 2009
Harry Armstrong, Mayor City Clerk
Exhibits:

A: CEQA Findings and Statement of Overriding Considerations
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I. Introduction

This Attachment contains the substantial evidence in support of the findings and Statement
of Overnding Considerations recommended by the City of Clovis Planning Commission for
adoption by the Clovis City Council for the Clovis Research & Technology Expansion
Project (“Project”). The requirements for findings and statements of overriding
considerations are contained in the California Environmental Quality Act (“CEQA™) and in
Title 14, California Code of Regulations, Chapter 3, Guidelines for Implementation of the
California Environmental Quality Act (“State CEQA Guidelines”). Pertinent sections from
the State CEQA Guidelines are as follows:'

Findings: State CEQA Guidelines Section 15091(a):

(a) No public agency shall approve or carry out a project for which an EIR
has been certified which identifies onc or more significant environmental
effects of the project vnless the public agency makes one or more written
findings for cach of those significant effects, accompanied by a brief
explanation of the rationale for each finding. The possible findings are:

(1} Changes or alteratons have been required in, or ncorporated into, the
project which avoid or substantially lessen the significant environmental
effect as identified in the Final EIR.

(2) Such changes or alterations are within the responsibility and jurisdiction
of another public agency and not the agency making the finding. Such
changes have been adopted by such other agency or can and should be
adopted by such other agency.

(3) Specific economic, legal, social, technological, or other considerations,
including provision of employment opportunities for highly trained workers,
make infeasible the mitigation measures or project alternatives identified in
the Final EIR.

Statement of Overriding Considerations: State CEQA Guidclines Sections
15093(a) and (b):

(2) CEQA requires the decision-making agency to balance, as applicable, the
economic, legal, social, technological, or other benefits of a proposed project
against its unavoidable environmental risks when determining whether to
approve the project. If the specific economic, legal, social, technological, or
other benefits of a proposed project outweigh the unavoidable adverse
effects, the adverse environmental effects may be considered “acceptable.”

(b) When the lead agency approves a project which will result in the
occurrence of significant effects which are identified in the Final EIR but are
not avoided or substantially lessened, the agency shall state in wrnng the
specific reasons to suppott its action based on the Final EIR and/or other

1 All documents and other matenial that constitute the record of the proceedings upon which this document is
based are available for public review at the City of Clovis Planning and Development Services Department,
1033 Fifth Street, Clovis, California 93612.
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informaton in the record. The Statement of Overriding Considerations shall
be supported by substantial evidence in the record.

II.  Findings for Significant Impacts

a. Purpose

Based on the Final EIR, this section presents the significant effects of the project, the
mitigation measures identified to avoid or reduce the significant effects and the finding(s)
adopted for cach significant effect.

b. Aesthetics

Impact AES-3: Substantially degrade the existing visual character or quality of the site and
its surroundings (DEIR page 3.1-13).

Miugatuon Measures:

AES-3(a): The project (Mixed Use Area No. 40) shall be added to the Clovis Zoning
Ordinance 9.3.228 Research and Technology Business Park District.  All
development standards of Ordinance 9.3.228 shall apply to all development
within Mixed Use Area No. 40. '

AES-3(b): All properties adjacent to the north side of SR 168 shall construct a landscaped
buffer to screen views of the site and blend the mass with the surroundings to
the preatest extent feasible. The proposed vegetative screening shall be selected
and planted in a manner acceptable to the City of Clovis Planning Department.
Required set-backs and other open space areas shall be landscaped and irngated
within six months after issuance of an occupancy permit.

AES-3(c): A landscaped buffer shall be constructed between the project site and the
existing residential development at the southeast corner of Témperance Avenue
and Nees Avenue by each project. 'The landscaped buffer shall screen the
existing residents from the project site as much as feasible to provide an aesthetic
buffer for the residents of the existing development that directly face the project
site. The proposed landscaped buffer shall be selected and planted in a manner
acceptable to the City of Clovis Planning Department prior to the start of
construction on any properties adjacent to the existing residential development.
The landscape buffer may include a path or walkway at the discretion of the
Planning Department.

Level of Significance: This impact will be less than significant with the incorporation of the
mitipation measures.

Clovis Research & Technelogy Park Expansion Project 2 Resolution Attachment
CEQA Findings



Finding
The Planning Commussion finds and recommends that the City Council find that changes-or

alterations have been required in, or incorporated into, the project which avoid or
substantially lessen the significant environmental effect as identified in the Final EIR.

Rationale for finding: Mitigation Measures AES-3(a), AES-3(b), and AES-3{c) have been
incorporated into the project by the City.

Reference to record: Draft EIR Chapter 3.1

Impact AES-4; Create a new source of substantial light or glare which would adversely
affect day or nighttime views in the area (DEIR page 3.1-15).

Mingation Measures:

AES-4(a): Each project shall submit a lighting plan to the City for approval prior to the
issuance of a building permit. The lighting plan shall idendfy all extenor lights
including parking lot and building exterior lights. The lighting plan shall include
the height of all hights, type and light intensity.

AES-4(b): All exterior lighting, including parking lot lighting, shall be shielded to minimize
off-site light spillage.

AES-4(c): Off-site light spillage onto adjacent propetties shall not exceed 0.2 foot candles.

Level of Significance: This impact will be less than significant with the incorporation of the
mitigation measures.

Finding

The Planning Commussion finds and recommends that the City Council find that changes or
alterations have been required in, or incorporated into, the project which avoid or
substantially lessen the significant environmental effect as identified in the Final EIR.

Rationale for finding: Mitigaion Measures AES-4(a), AES-4(b), and AES-4(c) have been
incorporated into the project by the City.

Reference to record: Draft EIR Chapter 3.1.

C. Air Quality

Impact AQ-1: Implementation of the proposed project would result in temporanly
increased particulate matter levels at various times and locations over the
build out period of the project (DEIR page 3.2-10).
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Mitigation Measure:

AQ-1: To control dust emissions the following dust control measures shall be implemented:

¢ All projects shall install and implement all applicable PM10 construction
emission control measures of the San Joaquin Valley Air Pollution Control
District (SJVAPCD) Regulation VIII Fugiive PM10 Prohibitions Rule 8021):

® Watering for the purpose of dust control, carry-out, and tracking control shall be
conducted during construction in accordance with the project Storm Water
Pollution Prevention Plan (SWPPP).

e All disturbed areas, including storage piles, which are not being acavely utilized
for construction purposcs, shall be effectively stabilized of dust emissions using
water, chemical stabilizer/suppressant, covered with a tarp or other suitable
cover or vegetative ground cover.

¢ All onsite unpaved roads and offsite unpaved access roads shall be cffectively
stabilized of dust emissions using water or chemical stabilizer/suppressant.

~ ¢ All land clearing, grubbing, scraping, excavation, land leveling, grading, cut and
fill, and demolition activities shall be effectively controlled of fugitive dust
emissions utilizing application of water or by presoaking.

¢ With the demolition of buildings up to two stories in height, all extedor surfaces
of the building shall be wetted during demolition.

e  When matenals are transported off site, all matenal shall be covered or
effectively wetted to limit visible dust emissions and at least 2 feet of freeboard
space from the top of the container shall be maintained.

e All operations shall limit ot expeditiously remove the accumulation of mud or
durt from adjacent public streets at the end of each workday. (The use of dry
rotary brushes is expressly prohibited, except where preceded or accompanied by
sufficient wetting to limit the visible dust emissions.) The use of blower devices
is expressly forbidden.

¢ FPollowing the addition of materials to, or the removal of materials from, the
surface of outdoor storage piles, said piles shall be effectively stabilized of
fugitive  dust emissions utlizing sufficient water or chemical
stabilizet/suppressant.

Level of Significance: This impact will be less than significant with the incorporation of the
mitigation measure.
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Finding

The Planning Commission finds and recommends that the City Council find that changes or
alterations have been required in, or incorporated into, the project which avoid or
substantially lessen the significant environmental effect as identified in the Final EIR.

Rationale for finding: Mitigation Measure A(Q)-1 has been incorporated into the project by the
City.

Reference to record: Draft EIR Chapter 3.2

Impact AQ-2: Implementation of the project would result in temporarily increased ozone
precursor emissions at various times and locations over the build out
period of the project (DEIR page 3.2-12).

Mitigation Measure:

AQ-2: To comply with guidance from the SJVAPCD, the following measures arc
recommended to be incorporated into the construction specifications and project
performance specifications for the project: ‘

e The construction contractor for each buiding site shall ensure that all diesel

engines are shut off when not 1n use on the premuses to reduce emissions from
wdling.

* The construction contractor shall comply with SJVAPCD Rules 8011 to 8081
(Fugitive Dust), 4102 (Nuisance}, 4601 (Architectural Coatings), and 4641
(Paving and Maintenance Activities).

¢ The construction contractor shall use off-road trucks that are equipped with on
road engines, when possible.

¢ The construction cénttactor shall use light duty cars and trucks that use
alternative fuel or arc hybrids, if feasible.

Level of Significance: This impact will be less than significant with the incorporation of the
mitigation measure.

Finding

The Planning Commission finds and recommends that the City Council find that changes or
alterations have been required in, or incorporated into, the project which avoid or
substantially lessen the significant environmental effect as identified in the Final EIR.

Rationale for finding: Mitigation Measure AQ-2 has been incorporated mnto the project by the
City.

Reference to record: Draft EIR Chapter 3.2.
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Impact AQ-4: The project could result in construction of new sources of Toxic Air
Contaminants, and the site is exposed to mobile — source TACs from the
SR 168 freeway (DEIR page 3.2-15).

Mitigation Measure:

AQ-4: The following measutre shall be implemented to reduce potential toxic air
contaminants to sensitive receptors to less than significant:

* A health risk analysis shall be required of projects having the potential to emit
tOXIC 4lt contaminants.

* A health risk analysis shall be petformed prior to the approval of any live/work
units ot child day-carce facilitics that are proposed within 500 feet of SR 168. The
factors that determine minmimum setbacks include the nature of the sensitive
receptor, the level of diesel truck traffic on SR 168 and the prevailing wind
patterns. . .

Level of Significance: This impact will be less than significant with the incorporation of the
mitigation measure.

Finding
'The Planning Commission finds and recommends that the City Council find that changes or
alterations have been required in, or incorporated into, the project which avoid or

substandally lessen the significant environmental effect as identified in the Final EIR.

Rationale for finding: Mitigation Measure A(Q-4 has been incorporated into the project by the
City.

Reference to record: Draft EIR Chapter 3.2.

Impact AQ-5: Development of the project would result in increases i emission of both
ozone precursors and particulate matter (DEIR page 3.2-15).

Mitigation Measure:
AQ-5: All projects shall be required to implement the following:

o All projects shall install secure bicycle racks/ storage at locations determined by
the City Planner. '

¢ Employers shall provide employees with information regarding the Clovis
Transit System for the regional area.
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e Solar energy features and/or similar energy savings systems shall be incorporated
into all development, including solar panels and passive solar features, if
economically feasible.

e Al projects shall be designed to include outdoor electrical outlets to allow the
use of electric-powered (rather than gasoline-powered) outdoor landscaping
equipment.

* Future building structures shall be constructed using high-albedo (reflecting)
roofing materials or similar materials, if economically feasible.

e Al projects shall be required to pay its fair share (per gross building square foot
basis) toward the development of the City's pedestrian trail systems.

Level of Significance: Implementation of the proposed mutigation measures would reduce
project generated NO, and PM,, emussions. The City cxpects that most of the projects that
will be constructed within the RT Park Expansion project will meet Indirect Source Review
(ISR} criteria and go through the ISR process to reduce NO, and PM,; emissions to desired
thresholds. The above mitigation measure will apply to both projects that are subject to the
ISR process and those that are exempt. The mitigation measures intended to promote the
use of alternative means of transportation (l.e., use of outdoor electnical outlets to allow the
use of electric powered automobiles, bicycling, pedestrian trails, public transit) would help
reduce long-term operational emissions. All projects that meet ISR crteria will be required
to reduce NO, by 33% and project PM,, emissions by 50%, to levels below SJVAPCD
thresholds of significance. The City will encourage all projects that don’t meet ISR criteria
to also implement the same measures as required by ISR, when economically feasible. Even
with implementation of proposed mitipation measures, long-term operational emissions are
stll be anticipated to exceed SJVAPCD’s significance thresholds. As a result, this air
emission impact 1s considered significant and unavoidable.

Finding

Mitigation Measures AQ-1 through AQ-5 are feasible and have been incorporated into the
project. However, even with the implementation of the mitigation measures, the impact will
temain significant and unavoidable. The Planning Commission has considered the project
alternatives and recommends that the City Council find that specific economic, legal, social,
technological, or other considerations make infeastble the project alternatives identified in
the Final EIR. ‘

Rationale for finding: See Section II1 of this Attachment for a description of the specific
considerations that make the two project alternatives infeasible. Also, refer to Section IV of
this Attachment (Statement of Overnding Considerations) for a discussion of why the
benefits of the project outweigh the significant unavoidable impacts.

Reference to record: Draft EIR Chapter 3.2
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d. Biological Resources

Impace BIO-1: Have a substantial adverse effect, either directly or through habitat

modifications, on any species identified as a candidate, sensitive, or special
status species in local or regional plans, policies, or regulations, or by the
California Department of Fish and Game or U.S. Fish and Wildlife Service

(DEIR page 3.3-17).

Mitigation Measures:

BIO-1(a}: The following mitigation measures shall be implemented to mitigate the potential
impact to burrowing owls and their habitat to less than significant.

The developer shall retain a qualified biologist, subject to City approval, to
conduct preconstruction surveys for active burrowing owls according to DFG
guidelines within 30 days pror to the start of any construction activities, inchuding
ground disturbance. DFG recommends that preconstruction surveys be
conducted to locate active burrowing owl burrows on the project site and a 250-
foot-wide buffer zone around the project site. The recommended 250-foot-wide
buffer zone around the site shall include only the properties that are authorzed
for access.  If no burrowing owls are detected, then no further mitigation is
required. 1f active burrowing owls are detected in the survey arca, the following
measures shall be implemented

If nesting burrowing owls are present, an appropriate construction buffer
shall be provided as required by the DFG prior to the start of any
construction actvities. No disturbance by the project shall be allowed within
the buffer area until the young burrowing owls are determined by a qualified
biologist to be independent.

When destruction of occupled burtows is unavoidable during the non-
nesting season (September 1-January 31), unsuitable butrows shall be
enhanced (enlarged or cleared of debris) or new burrows created (installing
artificial butrows) at a ratio of 2:1 on protected lands approved by DFG.
Newly created burrows shall follow guidelines established by DFG.

If owls must be moved from the project site, passive relocation techniques
(e.g., installing one-way doots at burrow entrances) shall be used instead of
trapping. At least 1 week shall be necessary to accomplish passive relocation
and allow owls to acclimate to alternate burrows.

If active burrowing owl burrows are found and the owls must be relocated,
the City shall offset the loss of foraging and burrow habitat as required by
DFG.
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BIO-1(b): The following measure shall be implemented to reduce impacts to tree nesting
raptors to less than significant.

¢ [Existing large or mature trees that require removal shall be removed during
the non-breeding season (September 1 — January 31).

o If it is not possible to remove large or mature trees during non-breeding
season, a qualified biologist shall conduct a pre-construction survey for tree-
nesting raptors in all trees on the site within 30 days prior to any onsite
disturbance during the breeding scason (February 1 — August 31). If nesting
raptors are detected on or adjacent to the site during the survey, a suitable
construction frec buffer should be established around all acuve sites. The
buffer areas shall be enclosed with temporary fencing and construction
equipment and workers shall not enter the enclosed setback area. Buffers
shall remain 1n place for the duration of the breeding season or unal 1t has
been confirmed by a qualified biologist that all chicks have fledged and are
independent of their parents.

BIO-1{c): The following measure shall be implemented for other special status and/ot
migratory bird species:

‘e If other special status ground nestng ot migratory bird nests are observed
during surveys for the burrowing owl and/or tree nesting raptors, the
mitigation measure recommended for tree nesting raptors (B1O-1(b)} shall be
implemented.

BIO-1(d): The following measure shall be implemented for bat nutsery sites:

e A bat survey shall be conducted within 30-days puor to the start of any
demolitdon or construction activities. If bats are found to be roosting on the
site, the bats shall be removed prior to any onsite disturbance activity.
Demolition and planned tree and tree snag removal shall occur after August
31 and before March 1 to avoid interfering with an active nursery.

¢ If a non-breeding bat hibernaculum is discoveted, the individuals shall be safely
evicted under the direction of a qualified bat biologist through a “partial
dismantle” process whereby the roosting area is opened to allow airflow through
and sunlight into the building making it unsuitable habitat and undesirable for the
bats to return to the site. Demolition of structures and removal of suitable trees
and tree snags should then follow no later than the following day (ie. thete
should be no less than one night between initial disturbance for airflow and the
demolition), allowing bats to leave during the night and increase their chance to
find new roosts with a minimum of potential predation during the daylight hours.

Level of Significance: This impact will be less than significant with the incorporation of the
mitigation measures.
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Finding

The Planning Commission finds and recommends that the City Council find that changes or
alterations have been requited in, ot incorporated into, the project which avoid or
substantially lessen the significant environmental effect as identified in the Final EIR.

Rationale for finding: Mitigation Measure B1O-1(a) thru BIO-1(d) have been incorporated into
the project by the City.

Reference to recora: Draft EIR Chapter 3.3.

Impact BIO-2:  Have a substantial adverse effect, cither directly or through habitat
modifications, on any species identified as a candidate, sensitive, or special
status spectes in local or regional plans, policies, or regulations, or by the
California Department of Fish and Game or U.S. Fish and Wildlife Service

(DEIR page 3.3-22).

Mitgation Measures:

BIO-2:  Although it is not anticipated at this time that any of the exisung water on the site
' is within the jurisdiction of any regulatory agencies, the following measure shall be
implemented to mitigate the potential impact to jurisdictional water by future
development of the project.

e Prior to the grading or construction, whichever occurs first, of any parcel that
contains an existing water feature, including the man-made pond, three
retention basins, and Enterprise Canal, the project applicant/developer shall
contact all of the regulatory agencies (California Department of Fish and
Game, U.S. Army Corps of Engineers, Regional Water Quality Control Board)
to determine if they have jurisdiction of the water. If it is determined that the
water s within the junsdiction of a regulatory agency, the project
applicant/developer shall meet the requirements of that agency for the removal
or disturbance of the water prior to the issuance of a grading ot building
permit by the City of Clovis.

Level of Significance: This impact will be less than significant with the incorporation of the
mitigation measure.
Finding

The Planning Commission finds and recommends that the City Council find that changes or

alterations have been required in, or incorporated into, the project which avoid or
substantially lessen the significant environmental effect as identified in the Final EIR.

Rattonale for finding: Mitigation Measure BI1O-2 has been incorporated into the project by the
City.
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Reference to record: Draft EIR Chapter 3.3.

e. Cultural Resources

Impact CR-1:  Cause a substantial adverse change in the significance of a historical resource as
defined in §15064.5 of the CEQA Guidelines (DEIR page 3.4-9).

Mitigation Measures:

CR-1(a): A historical survey for each specific project site that has not been surveyed to
date shall be submitted to the Planning Department ptior to the issuance of a
demolition or grading permit, whichever is issued first.  The Planning
Department shall determine, based on the histoncal survey, if histodcal resources
need to be protected pursuant to the standards and requirements in CEQA
Guidelines §15064.5 and shall impose necessary protective measures as
conditions of the specific site development consistent with Section 15064.5.

CR-1(b):  An archaeologist shall be present and monitor demolition and grading within the
historical living area of the Clark farm complex. The monitor shall stop all
demolition and/or grading in the neatby area if historical resources are

discovered. The resources shall be recovered or left in place in compliance with
CEQA Guidelines Section 15064.5. '

Level of Significance: This impact will be less than significant with the incorporaton of the
mitigation measures.

Finding

The Planning Commission finds and recommends that the City Council find that changes or
alterations have been requred in, or incorporated into, the project which avoid ot
substantially lessen the significant environmental effect as idendfied in the Final EIR.

Rationale for finding: Mitigation Measures CR-1(2) and CR-1(b) have been incorporated into
the project by the City.

Reference to record: Draft EIR Chapter 3.4.

Impact CR-2: Cause a substantial adverse change in the significance of an archaeological
resoutce pursuant to §15064.5 of the CEQA Guidelines (DEIR page 3.4-11).

CR-2:  An archaeological resource survey of the portion of the project site that has not been
surveyed to date shall be submitted to the Planning Department prior to the issuance
of a demoliion or grading permit, whichever is issued first. The Planning
Department shall determine, based on the archaeological survey, if archaeological

resources are present and need to be protected pursuant to CEQA Gudelines
§15064.5.
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Level of Significance: This mmpact will be less than significant with the incorporation of the
mitigation measure.

Finding

The Planning Commission finds and recommends that the City Councl find that changes or
alterations have been requited in, or incorporated into, the project which avoid or
substantially lessen the significant environmental effect as identified 1n the Final EIR.

Rationale for finding: Mitiganion Measure CR-2 has been incorporated into the project by the
City.

Reference to record: Draft EIR Chapter 3.4,

Impact CR-4:  Disturb any human remans, including those interred outside of formal
cemeteties (DEIR page 3.4-11).

CR-4: If human remains or artifacts suspected to be human remains are discovered during
project grading or construction, all excavation or soil disturbance in the nearby area
shall ccase and the Fresno County Coroner contacted as required by CEQA
Guidelines Section 15064.5(c) and the procedures required by Section 15064.5(e)
shall be implemented before further ground disturbing activities are commenced.

Level of Significance: This impact will be less than significant with the incorporation of the
mitigation measure.

Finding

The Planning Commission finds and recommends that the City Council find that changes or
alterations have been required in, or incorporated into, the project which avoid or
substantially lessen the significant environmental effect as identified in the Final EIR.

Rationale for finding: Mitigation Measure CR-4 has been incorporated into the project by the
City.

Reference to record: Draft EIR Chapter 3.4,
f. Geology and Soils

Impact GEO-7: Be located on expanstve soil, as defined in Table 18-1-B of the Uniform
Building Code (1994), creating substantial risks to hfe or property (DEIR

page 3.5-7).
Mitigation Measure:
GEO-7: Each project developer shall submit a preliminary soils report to the City prior to

the issuance of a grading permit or building permit, whichever is issued first, that
states whether or not expansive solils are present. If expansive soils are present the
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project developer shall be required to incorporate all design and/or construction
measures recommended by the soils engineer to the satisfaction of the City
Engineer to reduce soll expansion to acceptable levels in compliance with the
Uniform Building Code.

Level of Significance: This impact will be less than sigmficant with the incorporation of the
mitigation measure. -

Finding

The Planning Commission finds and recommends that the City Council find that changes or
alterations have been required in, or incorporated into, the project which avoid or
substantially lessen the significant environmental effect as identified in the Final EIR.

Ranonale for finding: Mitigation Measure GEO-7 has been incorporated into the project by the
City.

Reference to record: Draft EIR Chapter 3.5.

g.  Hazards and Hazardous Materials

Impact HAZ-1:  Create a significant hazard to the public or the environment through the
routine transport, use, or disposal of hazardous matenals (DEIR page 3.6-13).

Mitigatton Measure:

HAZ-1: A Phase I Assessment in compliance with the American Society of Testing
Material (ASTM) Standard Practice for Environmental Site Asscssments shall be
submitted to the City prior to the issuance of a demolition, grading, or building
permit for each site specific development project, whichever is issued first. Each
project developer shall complete all applicable recommendations in the Phase 1
Assessment, as determined by the City Engineer, cither prior to the issuance of
demolition, grading, or building permits, whichever is issued first or on-going
during project construction in compliance with the Phase I Assessment.

Level of Significance: This impact will be less than significant with the incorporation of the
mitigation measutre.

Finding

The Planning Commission finds and recommends that the City Council find that changes or
alterations have been required in, or incorporated into, the project which avoid or
substantally lessen the significant environmental effect as identified in the Final EIR.

Rationale for finding: Mitigation Measure HAZ-1 has been 1ncorporated into the project by the
City. :

Reference to record: Draft EIR Chapter 3.0.
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Impact HAZ-2: Create a significant hazard to the public or the environment through
reasonably foreseeable upset and accident conditions involving the release of
hazardous materals into the environment (DEIR page 3.6-14).

Mitigation Measure:

HAZ-2: The City shall require all businesses that use or transport hazardous matenals to
file a hazardous materals report with the Fire Department and/or CUPA as
required by law prior to the issuance of a certificate of occupancy. The hazardous
matetials report shall identify the hazardous materials and quantities that will be
used or stored on site. The report shall be updated annually with the Fire
Department. :

Level of ‘Significance: This impact will be less than 51gmﬁcant with the incorporation of the
mitigation measure. . .

Finding

The Planning Commission finds and recommends that the City Council find that changes or
alterations have been required in, or incorporated into, the project which avoid or
substangally lessen the significant environmental-effect as identified in the Final EIR.

Rationale for finding: Mitigation Measure HAZ-2 has been incorporated into the project by the
City.

Reference to record: Draft EIR Chapter 3.6.

h.  Hydrology and Water Quality

Impact HYD-2: Substantially alter the existing drainage pattern of the site or atea, including
through the alteration of the course of a stream or nver, in a manner which
would result in substantial erosion o siltation on-or off-site (DEIR page 3.7-
13).

Mitigation Measures:

HYD-2(a): Pror to the start of any construction activities that include the disturbance of
mote than 1 acre the City of Clovis shall, in accordance with the City’s SWMP
and Order No. 501-048/NPDES No. CA0083500, require the project
developer to provide evidence of compliance with the State of Cakfornia’s
General Construction Permit.

HYD-2(b): The City shall venfy that a Notice of Intent (NOI) has been filed with the
SWRCB and a SWPPP has been prepared prior to the start of construction.
The City or its agent, in accordance with the City’s SWMP and Otder No. 5-
1-048/NPDES No. CA0083500 shall perform inspections of all construction
sites to verify that all BMPs specified in the SWPPP are propetly installed,
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operational and properly maintained. The City shall notify contractors
immediately if thete is 2 noncompliance issue that requires compliance.

Level of Significance: This impact will be less than significant with the incorporation of the
mitigation measures.

Finding

The Planning Commission finds and recommends that the City Council find that changes or
alterations have been required in, or incorporated into, the project which avoid or
substantially lessen the significant envitronmental effect as identified in the Final EJR.

Ratonale for finding: Mitigation Mcasures HYD-2(a) and (b) have been incorporated into the
project by the City. '

Reference fo record: Draft EIR Chapter 3.7.

Impact HYD-3: - Substantally alter the existing dramage pattern of the site or area, including
through the alteration of ‘the course of a stream or nver, or substantially

increase the rate or amount of surface runoff in a manner that would result in
flooding on-or off-site (DEIR page 3.7-14).

Mitigation Measure:

HYD-3: The developer of each parcel shall excavate and improve Basin BX as required by
the Fresno Metropolitan Flood Control District Storm Dramnage and Flood
Control Master Plan. The removal of the matenal shall increase the capacity of
Basin BX to adequately accommodate the quantty of surface water generated by
the project, subject to the satisfaction of the FMFCD, pror to the issuance of final
occupancy permits.

Level of Significance: This impact will be less than significant with the incorporaton of the
mitigation measure,

Finding

The Planning Commission finds and recommends that the City Council find that changes or
alterations have been required in, or incorporated into, the project which avoid or
substantially lessen the significant environmental effect as identified in the Final EIR.

Rationale for finding: Mitigation Measures HYD-3(a) and (b) have been incorporated into the
project by the City.

Reference to record: Draft EIR Chapter 3.7.
Impact HYD-4: Create or contribute runoff water which would exceed the capacity of

existing ot planned storm water drainage systems or provide substantal
additional sources of polluted runoff (DEIR page 15).
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Mitigation Measure:

HYD-4(a): The City shall determine the storm drain improvements that will be required to
adequately control storm water from cach project development site to the
satisfaction of the Fresno Metropolitan Flood Control District prior to the
issuance of a grading permit.

HYD-4(b): All developments in the project shall be required to submit a Storm Water
Pollution Prevention Plan (SWPPP) to the City Bulding Department prior to the
start of demolition or grading, whichever occurs first. The SWPPP shall be
implemented and maintained throughout project construction or as tequired by

the City Enginecr.

HYD-4(c): Project development shall be designed to include improvements to the existing
plpehnc system by either constructing a parallel pipe on Temperance Avenue and
increasing pipe sizes on Nees Avenue to provide additional capacity or some
type of permanent regional peak reducing facility to the satisfaction of the
Fresno Metropolitan Flood Control District.

Level of Significance: This impact will be less than significant with the incorporation of the
mitigation measures.

Finding

The Planning Commission finds and recommends that the City Council find that changes or
alterations have been required in, or incorporated into, the project which avoid or
substantially lessen the significant environmental effect as identified in the Final EIR.

Rationale for finding: Mitigation Measures HYD-4(a) through 4((:) have been incorporated into
the project by the City.

Reference to record: Draft EIR Chapter 3.7.

i. Land Use

Impact LU-2:  Conflict with any applicable land use plan, policy, or regulation of an agency
with jurisdiction over the project adopted for the purpose of avoiding or
mitigating an environmental effect. (DEIR page 3.8-14).

LU-2: The project shall obtain amendments to the Clovis General Plan and the Herndon-
Shepherd Specific Plan to Mixed Use Area 40.

Level of Significance: This impact will be less than significant with the incorporation of the

mitigation measure.

Clovis Research & Technelogy Park Expansion Project 16 Resclution Attachment
CEQA Findings



Finding

‘The Planning Commission finds and recommends that the City Council find that changes or
alterations have been required in, or incorporated into, the project which avoid or
substantially lessen the significant environmental effect as identified in the Final EIR.

Rationale for finding: Mitigation Measure LU-2 has been incorporated into the project by the
City.

Reference to record: Draft EIR Chapter 3.8.
j. Noise

Impact N-1:  Exposc persons 10 or generate noise levels in excess of standards established in a
local general plan or noise ordinance or applicable standards of othet agencies

(DEIR page 3.9-10).
Mitigation Measures:

N-1{a): All truck delivenies shall be restricted to the hours of 7 am to 6 pm for projects
located adjacent to an existing residence, (closer than 50 feet from the nearest
residential property line), unless a noise study can be provided to the City prior to
the issuance of an occupancy permit that provides proof that truck deliveres will not
exceed the City’s noise standatd at the nearest property line.

N-1(b): Paor to the issuance of a building permit a noise study shall be submitted to the City
for all projects that include truck loading docks to provide proof the location of the
loading dock and the loading dock activities will not exceed the City’s noise standard
at the nearest property line.

N-1{(c): Prior to the issuance of a building permit a noise study shall be submitted to the City
for all projects located adjacent to an existing residence (closer than 50 feet from the
nearest residential property line)_to provide proof the operation of all mechanical
equipment including, but not limited to, trash compactors, cardboard balers, air
conditioners, air compressors, etc. will not exceed the City’s noise standard at the

property line.

N-1(d): Prior to apptoval of any development entitlement for a live/work project an
acoustical report shall be provided to the City to identify any design or construction
methods required to ensure the project complies with the City’s exterior and interior
noise standards for residenual development.

N-1(e): All engine powered construction equipment shall be properly maintained and
muffled in compliance with manufacture’s specification.

Clovis Research & Technology Park Expansion Project 17 Resolution Attachment
CEQA Findings



Level of Significance: This impact will be less than significant with the incorporation of the
mitigation measures.

Finding
The Planning Commission finds and recommends that the City Council find that changes or

alterations have been required in, or incorporated into, the project which avoid or
substantially lessen the significant environmental effect as identified in the Final EIR.

Rationale for finding: Mitigaion Measures N-1(a) through N-1(e) have been incorporated into
the project by the City.

Reference to record: Draft EIR Chapter 3.9.

Impact N-2:  Expose persons to or generate excessive ground borne vibration or ground borne
-noise levels (DEIR page 3.9-19).

Mitigation Measure: ‘ ' S

N-2: A vibration study shall be submitted to the City prior to the issuance of a demolition
or grading permit, whichever is issued first, for all projects” that will require the
operation of grading or heavy construction cquipment within 50 feet of an existing
residence to provide proof that vibrations will not exceed 80 VdB at the property
line.

Level of Significance: This impact will be less than significant with the incorporation of the
mitigation measure.

Finding

The Planning Commission finds and recommends that the City Council find that changes or
alterations have been required in, or incorporated into, the project which avoid ot
substantially lessen the significant environmental effect as identified in the Final EIR.

Rationale for finding: Mitigation Measure N-2 has been incorporated into the project by the
City.

Reference to record: Draft EIR Chapter 3.9.

Impact N-3: The Planning Commission at its August 27, 2009 heating recommended to
the City Council the following noise mitigation measures to protect existing
residents north and adjacent to the proposed alignment of Alluvial Avenue.

Mitigation Measure:

N-3: A masonry wall or equivalent shall be required between existing residential uses on the east
and west sides of Locan Avenue and future Research and Technology Business Park uses, in
accordance with the existing Research and Technology Business Park Zone District. The
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wall shall be installed at the time of development of an adjacent Research and Technology
Business Park use.

A masonry wall or equivalent along the north side of the proposed Alluvial Avenue shall be
required for the adjacent existing residential uses to ensure that noise levels from Alluvial
Avenue meet City noise standards. The dimensions of the wall shall be determined by a
future notse study to ensute comphance with the General Plan Noise Standards. The noise
study shall be prepared at the ume of final design of Alluvial Avenue. The wall shall be
mnstalled with the construction of Alluvial Avenue.

Level of Significance: This impact will be less than significant with the mncorporation of the
mitigation measures.

Finding

The Planmng Commussion finds and recommends that the City Council find that changes or
alterations have been required in, or incorporated into, the project which avoid or
substanttally lessen environmental effects as identified n the August 27, 2009 Planning
Commission hearing, '

Rationale for finding: Miugation Measures N-3 and N-4 have been incorporated into the
project by the City. . .. . ) ) . .

Reference to record: Draft EIR Chapter 3.9.

k.

Public Services, Utilities, and Recteation

Impact PSU-4:  Have sufficent water supplies available to serve the project from existing

entilements and resources or are new or expanded entitlements needed
(DEIR page 3.11-12).

Although the DEIR concludes on page 3.11-11 that the City has an adequate source of water
supply to provide potable water to the development of the ultimate build-out of the project
the following mitigation measure is recommended to ensure that an adequate water supply is
available for the project.

Mitigation Measure:

PSU-1:

The properties within Mixed Use Area No. 40 will be required to acquire water
entitlement acceptable to the City Engineer and the Director of Public Utilities
ptior to approval of any development application.

Level of Significance: This impact will be less than significant with the incorporaton of the
mitigation measure.
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Finding

The Planning Commission finds and recommends that the City Council find that changes or
alterations have been required in, or incorporated into, the project which avoid or
substantially lessen the significant environmental effect as identified in the ‘Final EIR.

Rationale for finding: Mitigation Measure PSU-1 has been incorporated into the project by the
City.

Reference to record: Diraft EIR Chapter 3.11.

1. Transportation

Impact TR-I:  Cause an increase in traffic that is substantal in rclation to the existing traffic
load and capacity of the street system (1., result in a substantial increase in
either the number of vehicle trips, the volume-to-capacity ratio on roads, ot
congestion at intersections) (DEIR page 3.12-9). ;

Mitigation Measures:
TR-1{a): The pfoject shall construct the following improvements at the intersection of

‘Temperance Avenue @ Alluvial Avenue based on follow-up traffic studies and/or
field conditions as determined by the City Engineer.

e Eastbound - one left turn lane, two through lanes, and a shared right-turn lane.

e Westbound — two left-turn lanes (400 feet long), one through lane, and one
right-turn lane.

e Northbound — one left turn lane (280 feet long), two through lanes, and two
right-turn lanes. The westernmost lane shall be at least 300 feet in length and
the eastern lane at least 75 feet in length. Caltrans and the City shall monitor
the northbound queues and construct the second 75 foot left turn lane if
northbound right-turn queues regularly exceed 300 feet.

s Southbound - one left turn lane (300 feet long) two through lanes, and one
right-turn lane.

TR-1(b): The existing crosswalk on the south side of Alluvial Avenue that crosses
Temperance Avenue shall be eliminated 1n conjunction with the construction of
traffic signal modifications and/or determined by the City Engineer.

TR-1(c): The project shall pay its fair share for the following traffic improvements:

e Signalize the intersection of Temperance Avenue @ Shepherd Avenue.
e Signalize the intersection of Temperance Avenue @ Nees Avenue.
e Signalize the intersection of Locan Avenue (@ Alluvial Avenue.

* Construct a second eastbound left-turn lane at Temperance Avenue (@ SR 168
eastbound ramp and interconnect traffic signals with the intersection of
Temperance Avenue @ Alluvial Avenue.

Clovis Research & Technology Park Expansion Project 20 Resolution Attachment
CEQA Findings



* Signalize the intersection of DeWolf Avenue @ Aluvial Avenue.
¢ Signalize the intersection of Locan Avenue @ Shepherd Avenue.
* Construct an interchange at Nees Avenue @ SR 168.

TR-1(d): All live/work units shall be onented away from Alluvial Avenue.

TR-1(e): All projects shall be encouraged to use Alluvial Avenue for all delivery trucks as
much as feasible.

TR-1(f): Each project shall be required to pay their fair share towards the construction of a
pedestrian and bicycle trail along the west project boundary, adjacent to the
Enterprise Canal, and the southern project boundary to connect to the Harlan
Ranch trail to allow non-mototized access to the site.

TR-1(g): The City shall work with Clovis Transit to provide bus turnouts and bua shelters
along Alluvial Avenue through the site.

TR-1(h): All businesses shall provide bicycle racks as determined by the Planning Director.

Level of Significance: This impact will be less than significant with the inco;rporaﬁ(;n of the
| mitigation measures.
Finding

The Planning Commission finds and recommends that the City Council find that changes or
alterations have been required in, or incorporated into, the project which avoid ot
substantially lessen the significant environmental effect as identified in the Final EIR.

Rationale for finding: Mitigation Measures TR-1(a) through TR-1(h) have been incorporated
into the project by the City.

Reference to record: Draft EIR Chapter 3.12.

Impact TR-2: Exceed, either individually or cumulatively, a level of service standard
established by the county congestion management agency for designated roads

or highways (DEIR page 3.12-13).
Mitigation Measures:

TR-2(a): The project shall pay its fair share to signalize the intersection of Temperance
Avenue (@ Shepherd Avenue.

TR-2(b): The project shall pay its fair share to construct the following improvements at the
intersection of Temperance Avenue (@ Shepherd Avenue:

® FEastbound — one left turn lane, two through lanes, and one nght-turn lane.

* Westbound — one left-turn lane and two through lanes with a shared right-turn
lane.
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e Northbound — two left turn lanes and one through lane with a shared right-
turn lane.

TR-2(c): The project shall pay its fair share to construct the following improvements at the
intersection of Locan Avenue (@ Shepherd Avenue:

e FEastbound — one left turn lane and two through lanes with a shared right-turn
lane.

¢  Westbound — one lefi-turn lane and one through lane with a;shared right-turn
lane.

s Northbound — one left turn lane and one right-turn lane.

TR-2(d): The project shall pay its fair share to slgnahze the intersection of Temperance
Avenue @ Nees Avenue. ;

TR-2(e): The protect shall pay its fair share to construct the following improvements at the

intersection of Temperance Avenue (@ Nees Avenue: W

e Eastbound — one left turn lane, one through lane, and one right-turn lane.

e  Westhbound - one left-turn lanc and one through lane with a shared right-turn

_ lane.

s Northbound — two left turn lanes and two through lanes with a shared right-
turn lane,

¢ Southbound - one left turn lane, two through lanes, and oné right-turmn lane.

TR-2(f): 'The project shall pay its fair share to construct the following improvements at the
intetsection of De Wolf Avenue (@ Alluvial Avenuc: 5

o Eastbound — one left turn lane and two through lanes.
e  Westbound — two through lanes and one right-turn lane.
¢ Southbound - one left turn lane and one right-turn lane.

TR-2(g): The project shall pay its fair share to signalize the intersection of Locan Avenue @
Alluvial Avenue.

TR-2(h): The project shall pay its fair share to convert the Nees Avenue @ SR 168
intersection to a freeway interchange.

TR-2(1): The project shall pay its fair share to construct the following improvements at the
intersection of Temperance Avenue @ Alluvial Avenue based on follow-up traffic
studies and /ot field conditions as determined by the City Engineer.

e Eastbound — one left turn lane and two through lanes with a shared nght-turn
lane.

e Westbound — two left-turn lanes (400 feet long), two through lanes, and one
right-turn lane.
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¢ Northbound — one left tum lane (280 feet long), two through lanes, and two
right-turn lanes. The westernmost lane shall be at least 300 feet in length and
the eastern lane at least 75 feet in length. However, Caltrans and the City shall
monitor the northbound queues and construct the second 75 foot left turn lane
if northbound right-turn queues regularly exceed 300 feet.

¢ Southbound - one left turn lane (300 feet long), two through lanes, and one
right-turn lane.

TR-2(j): The intersection of Temperance Avenue @ Alluvial Avenue shall be
interconnected and coordinated with the existing traffic signals at the SR 168 (@)
Temperance Avenue interchange.

TR-2(k): The project shall pay its fair share to construct the following improvements at the
intcrsection of Temperance Avenue (@ SR 168:

» Fastbound = construct a second left-turn lane and a second night-turn lane on
the existing oft-ramp. _

» -Interconnect the traffic signals at Temperance Avenue @ SR 168 westhound
ramp and the intersection of Temperance Avenue (@ Alluvial Avenue.

TR-2(I): The project shall pay its fair share to construct the following improvements at the
intersection of Temperance Avenue (@ Herndon Avenue:

¢ Eastbound — two left turn lanes, two through lanes, and one right-turn lane.
¢  Westhbound — two left-turn lanes, two through lanes, and one right-turn lane.
s Northbound — two left turn lanes, two through lanes, and one right-turn lane.
e Southbound - two left turn lanes, two through lanes, and one right-turn lane.

Level of Significance: This impact will be less than significant with the incorporation of the

mitigation measures.
Finding

The Planning Commission finds and recommends that the City Council find that changes or
alterations have been required in, or incorporated into, the project which avoid or
substantially lessen the significant environmental effect as identified in the Final EIR.

Rationale for finding: Mitigation Measures TR-2(a) through TR-2(]) have been incorporated
into the project by the City.

Reference to record: Draft EIR Chapter 3.12.

Impacet TR-3: As a result of the County of Fresno comment letter dated May 6, 2009, the
following mitigation measure has been added to reduce potential Project
related traffic impacts to intersections and road segment within Fresno
County jurisdiction.
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Mitigation Measure

TR-3:  Prior to the issuance of a building permit for each individual development within
the RT Park Expansion, City of Clovis will require a traffic distribution analysis to
determine the actual number of vehicles anticipated to be generated to this specific
section of Herndon Avenue and based on the number of trips pay the appropriate
traffic mitigation fee. The fee will be based on the estimated number of traffic
trips generated by each mdividual project to the identified intersections on the
specific section of Herndon Avenue in Fresno County. The required fee will be
paid to Fresno County to construct the required roadway and intersection
improvements to accommodate 2030 cumulative traffic. The payment of the
traffic impact fee to Fresno County by future developers within the RT Park would
reduce potential traffic impacts to the identified intersections and road segments
on Herndon Avenue to less than significant levels.

A

Level of Significance: This impact will be less than stgnificant with the incorporation of the

mitigation measures. -

Finding

The Planning Commission finds and recommends that the City Council find that changes or
alterations have been requued in, or incorporated into, the project which avoid or
substantially lessen environmental effects as identified in the County of Fresno comment
letter dated May 6, 2009.

Rationale for finding: Mitigation Measures TR-3 has been incorporated 1nto the project by the
City.

Reference o record: Draft EIR Chapter 3.12.
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IlI. Alternatives Findings

a, Purpose

Pursuant to State CEQA Guidelines Section 15091(a)(3), this section presents speafic economic,
legal, social, technological, or other considerations, which make infeasible the project alternatives.
Under State CEQA Guidelines Section 15126.6(a), an EIR must address reasonable alternatives
to a project that would feasibly attain most of the basic objectives of the project and would avoid
or substantially lessen any of the significant effects of the project.

b. Project Objectives

The prmary objectives of Clovis Research & Technology Park Expansion, as described in the
Executive Summary of the Draft EIR are to:

* Expand the supply of land available for light industral, business park and research
and technology types of development to meet the projected lind demand for these
uses.

® Increase the availability of high quality, well paying jobs in Clovis.

* Provide for an otrderly transition from the semi-rural, Jow intensity residential use to
light industrial and business patk use i1 a manner that addresses both wishes of some
existing residents to remain and site and service needs of future non-residential users.

® Provide economic incentives to promote the transition to job generating uses.

* Ensure the physical integration of the R&T Park expansion with the existing R&T
Park and a compatible relationship to adjacent residential areas.

® Achieve a high standard of design that will enhance both the R&T Park’s and the
City’s image, and in turn enhance the market attraction and long-term economic
value of the R&T Park expansion atea.

s [Extend the boundary of the existing Clovis Research & Technology Park to provide
planned, orderly, and an efficient pattern of additional land in Clovis for the
development of research and technology land uses;

e  Provide for the efficient delivery of public services by the City; and

o Create a mixed use project including research and technology land uses and a live-
work area that reduces traffic and air quality impacts.
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C. Alternatives Considered and Findings
1. Introduction

CEQA requires the identification of the environmentally supetior altermnative in the EIR. The No
Project Alternative would have the fewest environmental impacts. CEQA requires that if the No
Project Alternative is the environmentally superiot alternative the EIR must also identify another
environmentally superior alternative among the remaining alternatives. The Lower Density
Alternative has the potential to generate fewer impacts than the other alternatives. For these
reasons, the Planning Commission finds, and recommends that the City Council find, that the
Lower Density Alternative is the environmentally superior alternative even though it would not
achieve all of the same objectives as the proposed Project. '

As discussed above, there are no feasible alternatives to the Project that would meet most or all of
the Project objectives and avoid or substantially lessen the significant and unavoidable air quality
impacts associated with the project. While the Lower Density Alternative will ekminate
unavoidable adverse air quality impacts associated with the project; it will not eliminate cumulative
unavoidable adverse air quality impacts. The altemative also will not meet some of the proposed -
project objectives. ' '

In accordance with CEQA, this EIR addresses the “no project” alternative and one project
design alternative. The development of the project at an alternative location site is not
considered feasible for the reasons discussed in the Draft EIR Chapter 4 and below:

¢ The City considered an alternative location for the project. However, an alternative
location was not considered for the following reasons: 1) the proposed site is located
adjacent to the existing RT Park. Other locations would be separated from the
existing RT Park and would not be desitable from a marketing or land use
standpoint. The proposed site is conveniently located to the existing RT Patk; 2) the
site is located adjacent to SR 168, which will reduce truck congestion on city streets,
allows safe and convenient truck deliveries, and possibly redirect some employee
traffic trips from city streets to SR 168 to reduce congestion. For these reasons an
alternative site was not considered as a viable environmental altetnative to the
proposed site.

2, No Project Alternative

Under the No Project altemative, the project would not be developed and the project site would
remain as it currently exits. The No Project alternative reflects the existing use of the site and the
use of the site when the Notice of Preparation for this EIR was published. Under the No Project
alternative, none of the significant impacts of the project identified in this EIR would occur,
except for Reactive Organic Gases (ROG) and PM,, emissions, which would exceed SJVAPCD
emission thresholds for significance to a greater degree than the proposed project due primarily to
consumer project emissions associated with residential uses for ROGs while the higher residential
wood burning fireplaces would exceed PM,, thresholds.

The No Project/Existing Conditions alternative would not attain any of the project objectives
because the project would not be developed.
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3. Finding for No Project Altetnative

'The Planning Commission finds and recommends that the City Council find that the No Project
Alternative is infeasible because it would not attain any of the project objectives.

4. Lower Density Alternative

This alternative would reduce the intensity or amount of development that would occur on
the site compared to the proposed project in an effort to meet San Joaquin Valley Air
Pollution Control District (SJVAPCD) air emission thresholds. The proposed project would
exceed SJVAPCD thresholds for nitrogen oxides (NOx), reactive organic gases (ROG), and
particulate matter (PM ) during the operation and life of the project. The Lower Density
project alternative would reduce development to a level that meets SJVAPCD air emission
thresholds for these pollutants. However, the Lower Density project alternative’s cumulative
impact to air quality would remain significant and unavoidable.

This project alternative would allow a maximum development of 1,113,000 square fcet of
research and technology use compated to 2,400,000 square feet by the proposed project.
The Lower Density alternative represents a 54% reduction in development compared to the
proposed project. While the same types of uses would be allowed with the Lower Density
alternative, including live/work units, the 1,113,000 square feet of research and technology
use would equally reduce office park and light industrial space to 708,000 and 405,000 square
feet, respectively. ‘This reduced square footage for office park and light industrial use
represents the same development percentage breakdown as the proposed project. While the
Lower Density alternative would meet some of the Ob]eCthES of the proposed project it
would not be a feasible development.

5. Finding for Lower Density Alternative

The Planning Commission finds and recommends the City Coundil find that the Lower Density
Alternative is infeasible because it would substantially impede the attainment of four of the nine
proposed project objectives. The four project objectives that would not be met with the Lower
Density Altemative include: 1) increasing the availability of high quality, well paying jobs in Clovis;
2) providing economic incentives to promote the transition to job generating uses; 3) extending
the boundary of the existing Clovis Research & Technology Park to provide planned, orderly and
an efficient pattern of additional land in Clovis for the development of research and technology
land uses; and 4) provide for the efficient delivery of public services by the City. While the T.ower
Density Alternative would meet SJTVAPCD air emission thresholds for NOx, ROG, and PM,,
and thus eliminate unavoidable air quality impacts, four key project objectives would not be met
with this project altermnative. The reason the four objectives would not be met with the Lower
Density Alternative are discussed below:

1. The project objective, “increasing the availability of high quality, well paying jobs in
Clovis” would be met somewhat by the Lower Density alternative. The Lower
Density alternative would, like the proposed project, increase the current availability
of high quality and well paying jobs. However, this alternative would not generate
the same number of jobs as the proposed project due to the reduced density. The
proposed project is estimated to generate approximately 5,544 new jobs. The Lower
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Density alternative would generate approximately 2,571 jobs or 2,973 few jobs.
Although the Lower Density alternative will provide new employment opportunities,
it will provide 54% fewer new jobs than the project.

While the current economic conditions may delay the time period for the ulamate
buildout of the proposed project and justify the Lower Density Alternative. But, the
long-term demand for the proposed project remains. The Lower Density Alternative
would reduce by 54% the number of high quality and well paying jobs available to
the Clovis community. The project objective to, “Increase the availability of high
quality, well paying jobs in Clovis” would not be met with the Lower Density
alternative to the same level as the proposed project.

2. 'The project objective, “providing economic incentives to promote the transifion to job
generating uses” would be met by the Lower Density Alternative. However, with less
development the City would receive less revenue from property taxes, employer and
employee spending in the Clovis community, and other direct and indirect revenue
sources associated with new business. With the same or close to the same fixed costs to
install the infrastructure for 57% less development the City cannot expect the same return
on that investment in termns of the increase in the number of new jobs, increase in
ptopetrty taxes, etc. As a result, the City may not have the financial resources to provide
the level of cconomic incentives necessary to attract new business and jobs to Clovis as
the proposed project.

3. The project objective, “extending the boundary of the existing Clovis Research &
Technology Park to provide planned, orderly and an efficient pattern of additional land in
Clovis for the development of research and technology land uses” would be met by the
Lower Density Altemative. The Lower Density Alternative would not, however provide
a planned, orderly, and efficient pattern of additional land because it would require less
area for development. With less density the project site would be reduced in size.
Although the land area would be reduced to accommodate less development some of the
infrastructure required to setve the project could not be equally reduced. For instance,
the proposed project would extend Alluvial Avenue from Temperance Avenue east
through the site and connect to Highway 168. Underground utilities such as water, sewer,
and electricity, natural gas, and storm drains would be constructed within the Alluvial
Avenue fght-of-way. A Lower Density project alternative could require a reconfiguration
and/ot design of Alluvial Avenue and the other infrastructure that would be constructed
within its right-of-way. As a result, the planned and orderly development of the site could
be impacted if the alignment of Alluvial Avenue is changed or altered due to less density,
infrastructure is redesigned or downsized, etc. The change in roadway and infrastructure
alignments could change and impact the future development of the rematning area of the
site that would not be developed impacting the orderly and efficient development of this
area in the future.

4.  Finally, the project objective, “provide for the efficient delivery of public services by the
City” would be met with the Lower Density Alternative; however, there could be
inefficiencies with regards to providing public services. As with all development there ate
certain efficiencies with providing public services to new development areas. The Lower
Density Alternative could require increases in public setvice staffing levels to adequately
serve the development. The staffing level increases could be just above minim required
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levels, but not to an efficient level for that public service. For instance, the I.ower
Density alternative could require an increase in current police and fire personnel equal to
the levels required by the proposed project. As a result, the increased staffing levels for
the Lower Density alternative would not be an efficient use of public service resources or
cost effective.
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IV. Cumulative Impacts

a. Purpose

Based on the Final EIR, this secton presents the potential sigrificant cumulative
transpottation impacts of the project, the mitigation measures identified to avoid or reduce
the significant effects and the finding(s) adopted for significant cumulative transportation
effects.

b. Cumulative Air Quality

Impact Air Quality: The development of the cumulative projects would contribute to air
emissions that exceed air emussion thresholds "during both theiur
construction and the life of the projects. The development of the
cumulative projects would contribute to a cumulative net increase in
ozone precursors and PM10, for which the project region is in
nonattainment. The area will expenence degradation in overall aix
quality from cumulative development which would be an adverse
impact. While each cumulative project, like the proposed project, can
incorporate measures to reduce air emissions as much as feasible,
cumulatively there would be a significant and unavoidable air quality
tmpact.

Level of Significance: The potential cumulative air quality impact will.be significant and
unavoidable even with the incorporation of air quality mitigation measures for each individual
cumulative project. As a result, a Statement of Overnding Considerations for cumulative air
quality impacts is required as discussed in Section V below.

Finding

The Planning Commission finds and recommends that the City Council .ﬁnd that even with
the incorporation of feasible miigation measures for each cumulative project the cumulative
air quality impact cannot be avoided or substantially lessened to meet San Joaquin Valley Air
Pollution Control District air emission thresholds as identified in the Final EIR.

Rationale for finding: Statement of Overriding Considerations for cumulative air quality
mmpacts.

Reference to record: Draft EIR Chapter 5.3.
c. Cumulative Transportation

Impact Transportation: ‘The results of the cumulative traffic analysis indicates that
several intersections tn the project area .would operate at
unacceptable levels of services (level of setvice E or F) due to
increased numbers of vehicle taps by the cumulative projects.
For instance, Temperance Avenue at Shepherd Avenue, Locan
Avenue at Shepherd Avenue, Temperance Avenue at Nees

Clovis Research & Technology Park Expansion Project 30 Resolution Attachment
CEQA Findings



Avenue, Locan Avenue at Alluvial Avenue, and DeWolf at
Alluvial Avenue would all operate at LOS F in both the
morning and afternoon peak hour. Six other area intersections
(Temperance at Alluvial, Alluvial at Nees, Nees at SR 168,
Temperance Avenue at SR 168 westbound) would operate at
unacceptable levels of service in either the morning or
afternoon peak hour, or both.

Mitigation Measures:

5.11-1:

5.11-2:

5.11-3:

The intersection of Temperance and Shepherd Avenues i1s cxpected to require
signalization with protected left-turn phasing and the following minimum lane
configurations. The City of Clovis shall monitor the intersection and implement
construction of traffic signals when the signals are warranted.

* Fastbound: one left-turn lane, two through lanes, and one right-turn lane.

* Westbound: one left-turn lane and two through lanes with a shared right murn.
* Northbound: two left-turn lanes and one through lane with a shared right turn.
* Southbound: one left-turn lane and through lane with a shared night turn.

The intersecion of Locan and Shepherd Avenues is expected to require
signalizadon with protected left-turn phasing and the following minimum lane
configurations. The City of Clovis shall monitor the intersection and implement
construction of traffic signals when the signals are warranted.

* Eastbound: one left-turn lane and two through lanes with a shared nght-turn.
* Westbound: one left-turn lane and one through lane with a shared right turn.
* Northbound: one left-turn lane and one right-turn lane.

The intersection of SR 168 and Shepherd Avenue is expected to require a second
westbound through lane on Shepherd Avenue to operate at acceptable levels of
service. This improvement was identified as being required based on the
cumulative no-project analyses, and the proposed project is not expected to
exacerbate this condition.  The existing intersection is constructed to
accommodate an additional through lane.

5.11-4: The intersecion of Temperance and Nees Avenues is expected to require

signalization with protected left-turn phasing and the following minimum lane
configurations. The City of Clovis shall monitor the intersection and implement
construction of traffic signals when the signals are warranted. It should be noted
that the extension of Alluvial Avenue provides an alternate route that eliminates
the need for two westbound lefi-turn lanes on Nees Avenue at Temperance
Avenue with the proposed project. The City of Clovis shall monitor the
intersection and implement construction of traffic signals when the signals are
warranted.
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5.11-5:

5.11-6:

5.11-7:

* Fastbound: one left-turn lane, one through lane, and one rightturn lane.

* Westbound: one left-turn lane and one through lane with a shared right turn.

* Northbound: two left-turn lanes and two through lane with a shared nght tumn.
* Southbound: one left-turn lane, two through lanes, and one nightturn lane.

The intersection of De Wolf and Alluvial Avenues is expected to require
signalizaton with protected left-turn phasing and the following minimum lane
configurations:

* Eastbound: one left-turn lane and two through lanes.
* Westbound: two through lanes and one right-turn lane.
* Southbound: one left-turn lane and one right-turn lane.

The analyses indicate that the intersecton of Nees Avenue and SR 168 should be
converted to a freeway interchange prior to the year 2030. Previous studies have
concluded that the interchange will be warranted in approximately the year 2023 or
sooner. ‘The project shall pair its fair share towards the cost to construct this
freeway interchange when determined to be needed by the Ciry.

The intersection of Temperance and Alluvial Avenues is currently signahzed, but
will require the following minimum lane configurations to operate at acceptable
levels of service.

* Eastbound: one left-turn lane and two through lanes with a shared right tum.

* Westbound: two left-turn lanes (400 feet long), two through lanes, and one right-
turn lane

* Northbound: one left-turn lane (280 feet long), two through lanes, and two right-
turn lanes.

* Southbound: one left-turn lane (300 feet long), two through lanes, and one right-
turn lane. :

* It is recommended that two northbound left-turn lanes be constructed to
provide efficient access to the project site and to minimize northbound queues.
The analyses suggest that the 95thpercentile queue for the northbound rght-turn
will be on the order of two to three vehicles (requirng up to approximately 75
feet of storage). However, the 95th-percentile queue for the northbound
through movement is expected to be on the order of 305 feet. Therefore, it is
recommended that the westernmost of the two northbound tight—tum lanes be
constructed with a length of at least 300 feet to allow access to the right-turn lane
despite the northbound through queues. ‘The eastern right-turn lane should be
constructed with a length of at least 75 feet. The construction of the second
northbound nght-turn lane may be deferred. The City and Caltrans shall
monitor the northbound queues at the intersection in the future and a second 75-
foot-long northbound right-turn lane shall be constructed east of the 300-foot-
long right-turn lane if the northbound right-turn queues regularly exceed 300
feet.
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5.11-8:

5.11-9:

5.11-10:

5.11-11;

5.11-12:

5.11-13:

5.11-14:

The existing crosswalk on the south side of the intersection, crossing Temperance
Avenue shall be eliminated to minimize conflicts with the northbound right turns
and the westbound left narns.

The intersection of Temperance and Alluvial Avenues shall be interconnected and
coordinated with the existing traffic signals at the SR 168 /Temperance Avenue
mterchange.

Peak-hour traffic signal warrants are expected to be satisfied at the intersection of
Locan and Alluvial Avenues. Traffic signal warrants shall be analyzed as new
development occurs in the region, including the project site.

As an alternative, a roundabout shall be considered. A roundabout can function as
an efficient intersection control feature while also acung as a traffic calming device.

The intersection of Temperance Avenue and the SR 168 eastbound ramps is
expected to require a second eastbound left-turn lane and a second castbound
rght-turn lane on the existing_off ramp. In addition, the intersection should be
mnterconnected with the intersection of Temperance Avenue/SR 168 westbound
ramps and the intersecuon of Temperance and Alluvial Avenues. The City of
Clovis and Caltrans shall monitor the ramp intersection and the City shall
implement ramp widening once it is warranted based on operational analyses.

The intersection of Temperance and Herndon Avenues is currently signalized, but
will require the following minimum lane configurations to operate at acceptable
levels of service based on the cumulative conditions:

* Westbound: two left-turn lanes, two through lanes, and one right-turn lane.
* Northbound: two left-turn lanes, two through lanes, and one right-turn lane.
* Southbound: two left-turn lanes, two through lanes, and one oght-turn lane.

The intersection analyses at Temperance and Nees Avenues and at Locan and
Ness Avenues indicate that only one lane will be required on Nees Avenue. It is
noted that the number of lanes required on a road segment is typically governed by
the number of lanes required at intersections for adequate storage and levels of
service. Therefore, Nees Avenue east of Temperance Avenue may be classified as
a "Collector" with one through travel lane in each direction. A two-way left-turn
lane may be constructed to allow access to driveways along Nees Avenue without
interfering with travel in the through lanes.

Level of Significance: The potential comulative transportation impacts will be less than significant
with the incorporation of the cumulative transportation mitigation measures.

Finding

The Planning Commission finds and recommends that the City Council find that changes or
alterations have been required in, or incorporated into, the project which avoid or
substantially lessen cumulative transportation effects as identified in the Final EIR.
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Rationale for finding: Mitigation Measures 5.11-1 through 5.11-14 have been incorporated into
the project by the City. '

Reference to record: Draft EIR Chapter 5.3.
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V. Statement of Overriding Considerations

a. Significant Unavoidable Impacts

Significant unavoidable impacts are impacts that cannot be feasibly mitigated to a less than
significant level. The significant unavoidable impacts of the project are as follows:

Air Quality

Project Impact AQ-5:  Although the City will require each development to include mitigation
measures to reduce NOx and PM,; emissions for non-Indirect Source
Review (ISR) applicable projects, the emissions could still exceed
adopted SJVAPCD significance thresholds for NOx and PM,,

emissions.

Cumulative: While all cumulative projects will be required to mcorporate measures to reduce
mr emissions as much as feasible, the cumulative air quality impacts will be
significant and unavoidable.

b. Statement of Overriding Considerations

The City has made a reasonable and good faith effort to mitigate potental impacts resulting
from the development of the project. Changes and alterations to the proposed development
have been adopted that will substantially lessen or avoid significant environmental impacts as
identified in the Draft EIR. Addittonally, the City has adopted a Mitigated Monitoring
Program for the Clovis Research & Technology Park Expansion, which outlines how the
mitigaton measures that were adopted as part of the project will be implemented,
monitored, and evaluated. The benefits of the proposed project have been balanced against
and outweigh the unavoidable adverse environmental impacts identified in the Draft EIR.
The City of Clovis makes the following Statement of Overriding Considerations.

The following project-specific and cumulative impacts of the Clovis Research & Technology
Park Expansion are considered significant and unavoidable based on the Draft EIR, Final
EIR, Mitigation Monitoring Program, and the findings discussed previously:

1. The project will contribute to project generated air quality unavoidable air quality
impacts in the San Joaquin Valley Air Basin.

2. The project will contribute to cumulative air quality impacts in the San Joaquin Valley Air
Basin,
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‘The City of Clovis, acting pursuant to Section 15093 of the State CEQA Guidelines, hereby
finds that for the reasons set forth below, the economic, social, and other benefits of the
project outweigh the unavoidable air quality impacts identified in the findings. In making
this finding, the City of Clovis has balanced the benefits of the proposed project against its
unavoidable envitonmental impacts and has indicated its willingness to accept those risks.

‘The project will provide the following benefits:

1. Increase property tax for the City.
2. Provide new jobs for the community, which are needed.

The Planning Commuission, based on the balancing test as required by law, hereby finds and
recommends that the City Councd find that each of the economic, legal, social,
technological, or other benefits of the project (collectively referred to herein as "Benefit"), as
enumerated below, both individually and collectively .outweigh the unavoidable adverse
effects. :

Benefits: The project will allow additional rescarch and technology development
providing long-term, higher paying jobs for the residents of the City of Clovis.

The existing 188-acre Research & Technology Park is being developed with research and
technology uses. As the existing Research & Technology Park develops further and nears build
out and demand continues the proposed Project will allow additonal companies to locate in
Clovis adjacent to and in close proximity to other research and technology companies. The
project will allow the city to provide additional land exclusively for research and technology uses.
Most of the public services and utilities required for the project, including fire and police
protection, water supply, wastewater treatment, solid waste collection, electnicity, natural gas,
telephone, and crculation system exist in the project area and can be extended without any
significant impacts. Other nfrastructure needs such as storm drain facilities can be upgraded and
constructed to accommodate the project without any significant impacts.

All research and technology development within the project site will be required to meet all
applicable development standards, which include required building set-backs from property lines,
landscaping, block walls, noise and lighting restrictions, etc. As the demand for research and
technology space increases in the future the project will allow the City of Clovis to meet that
demand and provide employment for its residents.

The Research & Technology Park expansion is estimated to generate approximately 5,544 new
jobs once the project is built out (based on 2.31 employees per thousand square feet®). Along
with 5,544 new full time jobs some part-time positions will likely be available as well. Along with
the full-ume jobs there will be also be on-going construction jobs available throughout the build-
out of the project.

? Fresno County COG, “Employment Conversion” (R&D/Light Industrial uses) in employment square foot
conversion factors.
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In addition to providing employment for approximately 5,544 people, other employment
opportunities and related economic benefits will occur including increased demand for supporting
goods and services in the Jocal economy. The increased need for goods and services will provide
revenue to local businesses and increase sales tax revenues for the city as well as other
governmental agencies. Property tax revenue will increase from increased assessed property
values as residential land is developed with research and technology use. Tax revenues are an
extremely important source of funding for the operation and maintenance of essential city
services and faalities, such as police, fire, patks and recreation, transit, water service and sewer
service and the project will provide additional revenue for those public services.
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CITY OF CLOVIS, CITY COUNCIL
RESOLUTION NO. 2009-____
CLOVIS RESEARCH AND TECHNOLOGY BUSINESS PARK EXPANSION
RESOLUTION OF THE CITY COUNCIL OF THE CITY OF CLOVIS APPROVING GENERAL
PLAN AMENDMENT, GPA2009-01. '

WHEREAS, the Project applicant is the Clovis Community Development Agency (*Applicant”), 356
Poliasky Avenue, Suite 200, Clovis, CA 93612; and 1{

e
WHEREAS GPA2009-01 is a request to approve amendments, t0~the General Plan and Herndon
Shepherd Specific Plan’'s Land Use Elements and Circulation Elements for._the property generally bounded
by Nees .Avenue to the north, the Enterprise Canal to the west, andetate Routé\aﬂ 68 to the south and east.
The request consists of a change from the Clovis General Plan land-: use desrgnatlons of Very Low Density
Residential (0.6 to 2.0 du/ac), Commercial, and High Density Re5|dent|al {15.1 -2520. du!ac) and the Herndon-
Shepherd Specific Plan designations of Large Lot Residential (22 du/ac), Open* Space Neighborhood
Commercial and Multi-Family to Mixed-Use Area 40 (pr:mary use of Research and Technology Business)
(Exhibit “A™). The Circulation Element amendments consist of the extension of Alluvial Avenue:as’an Arterial,
east of Temperance Avenue to a connection at DeWolf Avenué;.to redeS|gnate Nees Avenue’ from an Arterial
to a Collector east of Temperance Avenue; and rede5|gnate Locan Avenue between Nees”Avenue and its
terminus just north of State Route 168, from a residential local road to an industrial/commercial local road
(Exhibit “B"); and \% .

WHEREAS, the City published a Notice, of the .City Council Publ!c Hearlng for October 19, 2009 in the
Fresno Bee, to consider General Plan AmendmenthPAZOOQ -01. A copyﬁof ~the Notice was delivered to
interested parties and property owners within 600\feet ofgthe*property bouridaries, to property owners within
the adjacent residential subdivision to the west, and to propertyqowners within the boundaries of the Locan-
Nees Annexation 10 days prior to said hearing; and\ . TR T

ATEE ‘ )2

WHEREAS, on Octeber 19»,@'009 the City Councrl consideréd testimony and information received at
the public hearing and the oral and written reports from Clty staff, as well as other documents contained in the
record of proceedlngs‘,relatlng Jo Generaf’ Plan Amendmenl_ngZOOQ -01, which are maintained at the offices
of the City of Clovis, Department of Plannlng and Development Services; and

WHEREAS‘nthe City Councu' has revue\ivedgand considered the staff report and all written materials
submitted rngconnectlonnwﬁ;'l the r‘equest mcludmg‘the conditions attached as Exhibit “C” to this Resolution
and mcorgarated hereln‘ibyi’tms reference and heard and considered the testimony presented during the
public heanng, and _

WHE%EAS the proposed ,,amendment GPA2009-01 is consistent with the Environmental Impact
Report preparegrfor the Clovis Research and Technology Business Park Expansion under the provisions of
the Califomia Envrronmental Quallty Act (CEQA) and the potential effects on the environment were considered
by the City Councrlﬁo}gether w:thcomments received and public comments, and the entire public record was
reviewed; and ; ¥

A
WHEREAS, afterdr}earlng substantial evidence in the record the City Council, finds as follows:

1. The amendment is consistent with the Clovis General Plan.
2. The amendment is in keeping with the intent and purpose of the Zoning Ordinance.,
3. The amendment is granted subject to performance of the conditions of approval set

forth in the attached Exhibit “C.” Said conditions of approval are deemed necessary to
protect the public health, safety, and general welfare.



4. The amendment is consistent with the Environmental Impact Report prepared for the
Clovis Research and Technology Business Park Expansion.

NOW, THEREFORE, BE IT RESOLVED that the Clovis City Council does hereby approve GPA2009-
01, subject to the attached conditions labeled Exhibit “C.”

The foregoing resolution was introduced and adopted at a regular meeﬁr}a of the City Council of the
City of Clovis held on October 19, 2009, by the following vote: s ,(/
o :?‘ . J:-\\_\
AYES: PRV GENINS
NOES: < ’/ R
ABSENT: Pt TN
ABSTAIN: /f):‘."{'“-\ - R "\
A/- - f; u:'\
Va = ™ : T ‘:,: lf"\;.—f s
DATED: October 19, 2009 Pl h‘ R
N, E,J \ T
\‘ m\ J/’", - “\,\. 1/”
g : .
f;, -¢,_

Harry Armstrong, Mayor VT City CI\?I_E&},,
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F.ARY]

Max. .
Area Second Residantial Design Faatures and
No. Primary Use Uses?ry Special Uses gfcla?igtsl Density per g(.‘.ornmoa'nts
acre
40 Research and 6% livefwork Hotels, 5 04 = Transit orientation
Technology units Convention {maximum) |»Pedestrian trail opporunity,
Business Park Center which would link to the
0.6 for planned trail network.
Public Cpen livefwork units | Buffer adjacent residential
space/Trail (0.30 = Live/work units shall be
maximum for | located in the south of Nees
Existing - residential Avenue along both sides of
residential uses component) Locan Avenue,

* Entry treatment apportunity

= Special development and

design regulations

* No portion of an existing or
future parcel of land shafl be
developed for new residentiall
use, excluding live/work
units.

» R-1-AH and R-A Zone
Districts are compalible with
this Mixed Use Area as
interim zones.
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Conditions of Approval- GPA2009-01

Planning and Development Services Department Conditions

(Department Representative- Ryan Burnett, 324-2336) -

1.

3.

All mitigation measures as presented in the:-Mitigation Monitoring Program
of the Clovis Research and Technology Business Park Expansion EIR are
hereby incorporated as conditions of approval.

Individual Project applicants shall be required to provide a traffic

distribution analysis to determine the actual number of vehicles anticipated
'to be generated and based on the number of trips pay a fair share of the

appropriate traffic mitigation fee for impacts to Fresno County facilities as
identified in the Clovis Community Medical Center EIR. The fee will be
based on the estimated number of traffic trips generated by each
individual Project to the identified intersections on the specific section of
Herndon Avenue in Fresno County. The required fee will be paid to
Fresno County to construct the required roadway and intersection
improvements to accommodate 2030 cumulative traffic.

The properties within Mixed Use Area 40 will be required to acquire water
entittement acceptable to the City Engineer and the Director of Public
Utilities prior to approval of any development application.



CITY OF CLOVIS, CITY COUNCIL
ORDINANCE NO. 2009-__
CLOVIS RESEARCH AND TECHNOLOGY BUSINESS PARK EXPANSION
RESOLUTION OF THE CITY COUNCIL OF THE CITY OF CLOVIS AMENDING CLOVIS MUNICIPAL CODE
SECTION 9.3.228 RESEARCH AND TECHNOLOGY BUSINESS PARK DISTRICT TO ADD MIXED USE
AREA 40 AND TO MODIFY THE DEVELOPMENT STANDARDS

WHEREAS, the project proponent, the Clovis Community Development Agency, 356 Pollasky Avenue,
Suite 200, Clovis, CA 93612 filed said application at the initiation of the ordlnance amendment by the City

Council; and X e

WHEREAS, the purpose of the proposed ordinance is to amend CIows*Mumc:pal Code Section 9.3.228
Research and Technology Business Park District to add Mixed Use Area 40sa d modify the development
standards as shown in Exhibit *A;" and } ‘-i.;_é_ :

.
i E
-m‘i‘ﬂi*n- iy

WHEREAS, the City published a Notice of the City Couﬁ%n Publlc Hearing for @ctober 19, 2009 in the
Fresno Bee, to consider Ordinance Amendment OA2009-03:~ M

WHEREAS, on October 19, 2009, the City Councﬂ co!hnmdered tesl:mony and mformatlon received at
the public hearing and the oral and written reports from City staﬁ;;as weéll as other documents contained in the
record of proceedings relating to Ordinance Amendment, OA2009 4lE)3 which are maintained at the offices of
the Cily of Clovis, Department of Planning and Development Serwces,,and

‘f '-q

WHEREAS the City Council, has rewewed,‘,and considered the*staff report and all written materials
submitted in conneclion with the request and heara and{eonsmered the testlmony presented during the public
hearing; and 3 P %g

w

1*%: ﬂk
WHEREAS, the proposed,amendment, OA2009 ‘QLB |s cons»stenhwnth the Environmental Impact Report
prepared for the Clovis R%gearch and Technology ‘Busuness ParkeExpansnon under the provisions of the
California Environmental Quality Act%(CEQA) and the potentlal effects on the environment were considered by
the Planning Commms;gerﬁ%tqegether wﬂhﬁcomments recelved and the entire public record was reviewed; and

1. The ordlnancezamenm%‘r‘\t is in keeping with the intent and purpose of the Zoning Ordinance.

The ordlnancé%siiconsnstené\mth ihe Clovis General Plan.
5 There is a need*"‘to adopt heﬂ;h’ safety, and welfare regulations, including appropriate zoning
R regulat:ons to avoid adversegrimpacts on the community that may arise from the development
nd operatlon of thejResearch and Technology Business Park.
4. Theﬁordlnance amen ment is consistent with the Environmental Impact Report prepared for the

Clows Research af d Technology Business Park Expansion Project.

EEN
NOW, THEREFORE E,:BE IT RESOLVED that the Clovis City Council does amend the Clovis Municipal
Code modifying Section 9:-3 2228 as shown on the attached Exhibit "A."

.;a?’

* * * * * *



The foregoing resclulion was introduced and adopted at a reqular meeting of the City Council of the
City of Clovis held on Oclober 19, 2009, by the following vote:

AYES:
NOES:
ABSENT:
ABSTAIN:

DATED: October 19, 2009

o

Harry Armstrong, Mayor _:7,gity'Clerk
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Clovis Municipal Code Modifications
Clovis Research and Technology Business Park Expansion
{(Additions in italics)

9.3.228 Research and Technology Business Park District
Modification #1
A. 4. b. Mixed Use Area Number 40

(1) Mixed Use Area Number 40 shall apply to the R&T Park Expansion
generally bounded by Nees Avenue to the north, State Route 168 to the
east and south, and the Enterprise Canal to the west.

(2) Live/Work units. This Mixed Use classification shall provide suitably sized
and located parcels designed to accommodate live/work units. This use
shall be located in the general area along Locan Avenue south of Nees
Avenue,

(3) Not to exceed six percent (6%). The land use activily described in
subparagraph (1) above shall not exceed six percent (6%) (approximately
9 acres) of the total land area of the R&T Business Park expansion area.

(4) Planned Commercial Center (P-C-C} provisions. The Planned
Commercial Center (P-C-C) provisions (see Section 9.3.226) shall be
utifized for any portion of the approximately 9 acres identiflied in
subparagraph (3), immediately above,

Modification #2
B. Land Use Tables

Table 2 (Allowable Secondary Uses and Permit Requirements for the Research
and Technology Zoning District) identifies the secondary research and
technology park land uses permitted in R-T Park Zone District areas south of the
Alluvial Avenue alignment and within Mixed Use 40. Those uses allowed in
Mixed Use 40 are denoted. The table identifies whether the uses is allowed or
not allowed and the land use permit required to authorize the use. The land uses
identified in Table 2 are defined in subsection | of this section (definitions).



Modification #3
B. Land Use Tables
TABLE 2-SERVICES

ALLOWABLE SECONDARY USES AND PERMIT REQUIREMENTS FOR THE
RESEARCH AND TECHNOLOGY ZONING DISTRICT

Land Use (1), (2) Permit Requirements
Services R&T See Standards in Section

Hotel, with or without a C
conference center and with
onsite consumption of
alcoholic beverages™”

* Use also alfowed within Mixed Use Area Number 40.

Modification #4
B. Land Use Tables
TABLE 2- RESIDENTIAL

ALLOWABLE SECONDARY USES AND PERMIT REQUIREMTNS FOR THE
RESEARCH AND TECHNOLOGY ZOING DISTRICT

Land Use (1), (2) Permit Requirement
Residential R&T See Standards in Section
Live/MWork* P

*Allowed only in Mixed Use Area Number 40 in the general area along Locan
Avenue south of Nees Avenue. With the inclusion of residential units a maximum
FAR 0.60 shall be permitted provided residential space does not occupy more
than 50 percent of the total gross floor area and non-residential floor area does
not exceed an equivalent of 0.35 FAR. A live-work unit shall not be sold, rented
or subdivided as separate residential and non-residential space.



Modification #5

Table 2

GENERAL DEVELOPMENT STANDARDS REQUIREMENTS
RESEARCH AND TECHNOLOGY COMPONENT

Development Feature

Minimum Parcel Size (1)
Mixed Use Area 36
Mixed Use Area 40

Minimum Parcel Width

Minimum Parcel Depth

Maximum Floor Area Ratio (FAR) (2)

R&T Component

3 acres

80,000 square feet

100 feet (minimum average)
150 feet (minimum average)

0.35

Minimum Building Size (gross floor area)

Mixed Use Area 36
Mixed Use Area 40

Setback Required
Front (4)

Side (each)

Street Side (4)

Rear

Accessory Structures
Maximum Height Limit

Minimum Distance between R&T
structures and nearest residences

Outdoor Activities

Landscaping Provisions

20,000 sq.ft. (3)
10,000 sq.fi.

40 feet- structures 30 feet- parking

10 feet

40 feet- structures 30 feet- parking

15 feet

See applicable section

35 feet (5)

200 feet (6)

Lirhited to on-site loading and unloading
of products/supplies, patios, and
recreational courts (e.g., basketball,

tennis, volleyball, etc.) (7)

See subsection E of this section and
Section 9.3.306 (N)(12)

.,



Off-Street Parking and Loading See subsection F of this section and
provisions Section 9.3.306 (1)(5) and (6)

Outdoor Advertising (Sign) provisions  See subsection G of this section and

Notes:

Chapter 4 of Title 9

Parcel size means a parcel or group of parcels, which are considered a unil for purposes of development.

Mixed Use 40- 0.35 to 0.40 FAR for parcels with average lot width of 300 feet or greater and an area of 90,000
or more square feet and for parcels within an approved multi-parcel site plan for two or more adjoining parcels.
The maximum 0.40 FAR shall be granted only if 40 percent or more of the sile consisis of pervious landscaping
or when on-sil stormwater retention facilities, such as allowances for ponding or a roof or subsurface cistem are
provided.

Allows multitenents within one single building. Allows buildings of less than twenty thousand (20,000} square
feet to be considered under a Director's Review and Approval process when physically connected with
structural components that archltecturally integrate with the main building, and the lotal of all buildings
connected equals twenty thousand (20,000) square feet or more,

The setback shall be measured at right angles from the nearest tace of the curb adjoining the street to the
nearest point of the wall of the siructure, in compliance wilth subparagraph 14 of subsection D of this seclion
{measurement of setbacks).

Greater heights may be allowed with a Conditional Use Permit, in compliance with Section 9.3.404, only with an
additional finding that the increased heights would not adversely affect nearby residences or other business
park tenants.

This area may be uses as public cpen space and/or for the on-sile trail system to be provided within the R&T
Business Park in conformance with the Herndon-Shepherd Specific Plan (please refer to 4.4.1 Greenbelt and
Trail Systems). Also, this minimum distance may be decreased If it can be demanstrated, to the satisfaction of
the applicable review authority, that there would be no adverse visual or acoustical impacts on existing
residences.

See Section 9.3.403 (Directer's Review) and subparagraph 12 of subsection D of this section for restrictions on
outdoor activities, :



CITY OF CLOVIS, CITY COUNCIL
RESOLUTION NO. 2009-____
CLOVIS RESEARCH AND TECHNOLOGY BUSINESS PARK EXPANSION
RESOLUTION OF THE CITY COUNCIL OF THE CITY OF CLOVIS APPROVING THE ARCHITECTURAL
DESIGN GUIDELINES FOR THE CENTRAL VALLEY RESEARCH AND TECHNOLOGY BUSINESS PARK
FOR THE EXPANSION AREA

WHEREAS, the Architectural Design Guidelines for the Central Valley Research and Technology
Business Park were approved for Phase | and i by the City Council on April 2, 2008,

WHEREAS, it is requested that the Architectural Design Guidelines be approved for the Clovis
Research and Technology Business Park Expansion Area also know as Phase lll, generally bounded by State
Route 168 to the south and east, the Enterprise Canal to the west, and Nees Avenue to the north;

WHEREAS, the City published a Notice of the City Council PublchHearlng for October 19, 2009 in the
Fresno Bee, to consider this item. e v ;:\

WHEREAS, on October 19, 2009, the City Council con5|dered testlmony(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 this item which are malntalned at lhe oﬁ” ices of the Clty of Clows Department
of Planning and Development Services; and .

'1-. h

44444

Clovis finds as follows

e

- "n_ \_,. \\

1. Due to the City's efforts to establlshw.a unique, wable\and recognizable Research and
Technolegy Park campus, there\rls aaneed%‘to approve/the architectural guidelines for
development projects within the Clovis Researchzand Technology Business Park Expansion
Area. ;"ﬁ’r ‘%

2. The guidelines can beg;,used by devéropers professmnal designers, staff, the Planning
Commission and)the City‘JCouncn in rewewmg pro;ect design requests.

3. The gmdelmesgepresent approprlate architectural styles for the Research and Technology Park
campus. g ¢ %

NOW, THEREFORE, BE IT FURTHER~RESOLVED that the City Council of the City of Clovis approves

the archltectural gundellneShfor}( ithe CTEWS;RE}S%%FT%?d Technology Busmess Park Expansion Area attached

as Exhibit “A."

;’

The foregonngiresolutton wa‘g?lntroduced and adopted at a regular meeting of the City Council of the
City of Clavis held on October 19, 2009 by the following vote:

AYES:
NOES:
ABSENT:
ABSTAIN:

DATED: QOctober 19, 2009

Harry Armstrong, Mayor City Clerk



Exhibit “A”
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l Central Valiley Research and Technology
- Business Park

Architectural Guidelines

Clovis Planning and Development Services



Background

The Central Valley Research and Technology Business Park (CVRTBP) was established
in 1998 with the Intent of drawing high quality employment opportunities to the Clovis

community and the greater region. With the adoption of the Research and Technology
Park (R-T) Zone District In 2000, a use schedule was developed for the identification of
‘high tech” clean businesses and headquartered offices.

Purpose of Design Guidelines

The purpose of the Design Guidelines for the Central Valley Research and Technology
Business Park is to foster a unique and high quality architectural package for this
campus that carries a “design vocabulary” that is identifiable, compatible and durable.

The site currently contains a mix of contemporary architectural styles and designs,
many of which are contributors to a definable research and technological business
campus. These guidelines do not seek to impose an overriding style, limiting color
pallet or artificial theame, but to enhance and coordinate the area to supplement the
existing buildings with quality design.

The Central Valley Research and Technology Business Park Design Guldelines form the
basls for design and evaluation of building projects for this site. They are comprised of
descriptive recommendations and evaluation criteria guiding the quality of each building
project.

These guidelines build on the development concept of a rich “sense of place”,
Integration of the “Valley” landscape, and reinforcement of the pedestrian expearience.
Many design features are currently described under the Research and Technology Park
{R-T) Zone District and Include bullding siting and setbacks, the placement and
allowable height of buildings on each lot, landscaping and parking requirements and
pedestrian and bilcycle amenities.

Pedestrian circulation and entry into buildings will be guided through careful location of
building entrles and the use of arcades and colonnades along pathway corridors.

The design of architectural fenestration, roof elements, penthouses, and services bays
is guided by recommendations that reinforce the principles of simplicity, balance, and
harmony with the bhuilding, site, and landscape.

Materials, finishes, color, and glazing recommendations also reflect the desire to
complement and harmonize with the natural environment, the adjacent residential
areas, the technological goals of the CVRTBP, and to avold highly individualized or
corporately themed design statements.



1. Architectural Design Guidelines

The general theme of the CVRTBP buildings is to produce a visually clean and “edgy”
form reflective of the clean technological businesses within. While éach bullding is
encouraged to generate their own unique form, overall, the effect of all development
should create a sense of place, Upon entering the project area or as viewed from State
Highway 168, it should become immediately apparent that the CVRTBP is a unique
business environment not only by the uses that have located there, but by the aesthetic

and unigue quality of the bulldings.
- . ! W -

-

1.1 Building Design Principles

The design of buildings in the CVRTBP shall foliow the following principles:
Strengthen the business park neighborhood to create a visually sicher “sense of place”
- . - - - Bo--on. B

+ Buildings should participate and relate to other bulldings visﬁally without
necessarily adopting existing form and mataerials of other buildings. Visual
richness of form, materials and color is encouraged. '

integrate the area landscape to balance and ground the “place” in context with the
overall business park.

+ Buildings should integrate with the site and landscape context as “emerging out
of the site,” rather than appearing to be imposed upon it. Hardscape, planters
and other architectural elements should he used to enhance this integration.

Provide the business park neighborhood with a sence of unity by reinforcing the
pedestrian experlence,

¢ Buildings should be designed as an integral part of the nelghborhood pedestrian
experlence as the first priority of design; the “place” that they create and define
Is signHicant. The “place” includes terraces, plazas and walkways.

Permit phased development of the business park neighborhood in such a way as to
maintain the principles established above in each phase.

e Bulldings should reflect a consistent architectural theme throughout the

development in terms of design, color and finish as well as signage and
landscaping.

1.2 Building Setbacks

The basic CVRTBP neighborhood setbacks are established by the R-T Zone District.
Additional set back consideration should be as follows;



Multi-unit developments should use building sethacks to enhance the project
environment.

1.3

Building setbacks for individual multi-unit development projects should be
designed to glve a unique commonality of design.

Building Height

The hasic CVRTBP neighborhood building heights are established by the R-T Zone
District. Additional set back consideration should be as follows;

1.4

Building helght should take Into consideratlon the pedestrian scale of spaces
along pathways and should avoid the “canyon effect” of multistory elevations on
both sides of these pedestrian spaces.

Building height and window orientation should be carefully considered when
adjacent to residential development so as to preserve privacy and discourage
views into residential areas,

Building height should balance with adjacent structures particularly at
predominant campus entries.

Building Form and Massing

Al buildings should use basic geometric forms in their massing and design,

1.5

Building walls, roofing, windows, architectural enhancements, screens and
enclosures should be comprised of plains, boxes, arches, pyramids, spheres, etc.
The use of “plant-on” elements such as comices, string courses, projecting sills
or ornamentation reflective of other “historic” architectural forms is discouraged.
At least three separate exterior materials of construction shall be utilized for any
one building. No building shall be entirely clad In one materlal such as glass
curtain walled construction.

No structure shall utilize a corporate theme in form or coloration unless
compatible with these guldelines.

Entries

Entry eloments are encouraged for the CVRTBP to sirengthen and clalrify way finding,

Entry elemeonts for individual building are to he of a scale for identification from
hoth roadways and the pedestrian network.

Encroachments into sethack areas for pedestrian open spaces in context to
entries are encouraged.

Buliding sites should encourage entry from multiple sides.



1.6

Fenestration

The architectural expression of the building facades should be complimentary to the
building form, the function of the building and express the hierarchy of entrles and
Interior spaces.

*

1.7

Fenestration should relate to the context of the building and strike a balance
hetween complexity and simple volumetric planes and forms.

Detailed expression should relate to the treatment of openings, environmental
control and the play of light and color, shadow and interior lighting. -

. Ground level fenestration at building entries should be as large and open as

practical to emphasize indoor-outdoor relationships and open space connections.

Roof Elements

The design of roof elements should be considered of equal importance to that of the
elevations of the building. '

2.

Roof forms should be balanced with the overall building composition, fenestration
and building details.

Continuous, uninterrupted horizontal roof forms such as flat roofs with parapets
are to be Interrupted and articulated as much as possible.

Colors and Materials

The design of buildings in the CVRTBP foliows the principles established for the
neighborhood concept that strengthen the neighborhood identity to create a visually
richer “sense of place”.

Exterior materials of construction shall predominately be un-painted and appear true to
thelr nature. Examples of these materials include:

Concrete block and cast systems - this can include cast in place, tilt up,
hybrid panel systems, such as glass fiber reinforced concrete and masonry block.
Color and texture should be integral to these options and cast material should
appear as concrete and not emulate another material. Large expanses of
concrete should be avoided.

Cement plaster - This material should emulate concrete and be used as an
accent material. Integral color finishes are encouraged over the use of painted
surfaces. Detalling should be designed to appear panelized rather than large
continuous areas of finish material.

Glass - Clear energy efficient glass is strongly preferred for windows. Glazing Is
not intended to provide a location for strong accent color. Colored glass, excapt
green and reflective coatings are unacceptable for use. Large expanses of glass



should be avoided. Curtain wall systems applied over the entire exterior Is not
permitted.

= Metal panel cladding systems - may be used as a primary finish when
complimented by a contrasting finish material such as concrete, cement plaster
or stone,

» Tile - Tile, with or without saturated colors, may be used in accent areas,
however Is discouraged as surfacing for significant wall areas.

» Natural stone - Stone such as slate or sandstone having minimal surface depth
is encouraged particularly adjacent to or as viewed from pedestrian areas.
= Brick - should be used in the same manner as masonry block.

» Wood - wood finished should appear naturally finished as opposed to machine
finishes, opaque paint or composite wood finishes.

Reflective materials shall be intended to écho the colors of the exterior environment

No more than two saturated colors may be placed on any one structure.

3. Building Utilities and Systems

Bullding systems include all mechanical, electrical, plumbing and drainage supply and
distribution systems and thelr related components. If freestanding, this service
equipment must be screened from view in the following manner;

On-grade site locatlons must be fully screened by an architectural enclosure and related
landscape screen. Architectural enclosures, whether composed as an extension of the
huilding form and massing or as a freestanding huilding, should be constructad of the
same materials and color palette used on the bullding. The use of fencing materials is
prohlbited.

Building locations: Bulilding systems equipment and distribution systems must be
housed in an enclosure which is integrated with the overall composition of the building
and its materials and color palette, rather than an “attachment” or “penthouse”.
Equipment enclosures, exposed piping, vent hoods, risers and other bullding system
elemants that are required to penetrate above the roof should he carefully composed
and constructed of permanent materials.

4. Miscellaneous Structures

Miscellaneous freestanding slte structures required for parking control, parking shading,
building service, security or other uses are subject to all design guidelines and shall be
complimentary to the main structure(s).



5.

Lighting "

All campus lighting shall be complimentary ta the architectural pattern, provide for safe
pedestrlan and vehicular movement through the site and be non-obtrusive particularly
onto adjoining residential areas. The objective of exterior illumination of the pedestrian
areas surrounding buildings is to maintain a minimum allowable lighiting level while
meeting security and safety standards. This also serves to reduce visual impact of
spectral poliution of the nighttime sky. '

The illumination of buillding exteriors serves the following functions;

Wayfinding - A hierarchy of building lighting types and levels of illumination
should reinforce the location of building access and entries; generally higher
illumination levels should be used a t entry points. .- ¥ -

Safety and security - Building entry and exterior circulation paths shoutd be
adequately [lluminated to provide safe passage and to provide for passive
security patrol viewing. ‘

Aesthetics - The design of exterior lighting shouild enhance the architecture of
the building, create a sense of place and reinforce the perceptual understanding
of its spaces.

Building lighting design should reinforce the overall form, massing and spatial
characteristics of the buliding, rather than create a “statement” about a particular
feature of the building. Exterior and interior lighting features should integrate to
provide a visual understanding of the building’s composition.

The following guidelines support this approach;

Illuminate space and planar elements, rather than particular features. Avoid the
“gpotlighting” of major building features. ‘

Reserve feature lighting fixtures for important building elements such as entries.
Favor the use of diffuse lighting systems over those generating a strong point
source of lighting.

Enhance the visibility of interior building lighting to the exterior, giving a sense a
Hght emanating from the building.

Avoid dramatic changes of illumination levels, which can produce glare and
disorientation.

Enhance the illumination of landscape features.

Selection of lighting fixtures in shared parking areas and In parking areas within the
building lots should coordinate with and compliment the bullding lighting.



6. Landscaping

The landscape pattern should compliment and enhance the architectural quality of
bulldings. The following criteria should be conslidered in designing landscaping and
selecting material.

+ Landscape material and patterns should reflect and enhance the geometric
quality of the structures.

¢ The agricultural heritage of the site should he reflected through the
geometric planting of plants and trees reflective of row crops and
orchards. _ ‘

« Landscaping should be provided in 2 manner that provides clear views of
pathways, building entries and usable open spaces.

* . The pattern and type of landscape material should carry out through a site
including the parking area. ’

« Predominant street entries into projects should be identified through an
amplified landscape material and compliment other entry features such as
project signs. '

7. Signs

The building and freestanding sign program should compliment and enhance the
architectural quality of buildings. All signs shall conform to the City of Clovis sign
ordinance. Additionally, the following criteria should be considered in deslgning project
sign programs.

+ Sign design and materials of construction should be conslistent with the
architecture of the huilding.

« Corporate themes In signs shall be limitad to logos or icons and not reflected in
the typography or text style.

+ No “can” or changeable panel or changeable copy signs are allowed. Only
individual channelized lettering or a design Iintegral to the building architecture
shall he allowed.

* The use of external or back lighting (halo) lighting is strongly encourages.

+ Multl building projects should utilize a common sign theme and program.
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Design Examples
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