
 

 
 
 
 
 
 
 
 
 
 

 
TO: Mayor and City Council 

FROM: Planning and Development Services 

DATE: February 8, 2021 

SUBJECT: Consider Approval - Res. 21-___, A Resolution authorizing the City 
Manager to execute a Memorandum of Understanding between the City 
of Clovis and California Health Sciences University (CHSU) addressing 
the buildout of the CHSU Campus. CHSU, applicant. 
 

Staff: Renee Mathis, Planning and Development Services Director / 
Dave Merchen, City Planner 
Recommendation: Approve 

ATTACHMENTS: 1. Resolution 21-___ 
2. Memorandum of Understanding 
3. Operational Statement & Economic Impact Analysis 
4. CHSU Conceptual Master Plan (January 31, 2021) 
5. CHSU Campus Phasing Plan (December 28, 2020) 
6. November 9, 2020 Staff Report 
7. November 9, 2020 City Council Minutes Regarding CHSU Housing 
 

CONFLICT OF INTEREST 
None. 
 
RECOMMENDATION 
Staff recommends that the City Council consider approval of a resolution (Attachment 1) 
authorizing the City Manager to execute the memorandum of understanding (MOU) 
(Attachment 2) with CHSU. 
 
EXECUTIVE SUMMARY 
Granville Homes and the Assemi Group, in their capacity as members of the CHSU Ownership 
Group (“CHSU Representatives”), are working with CHSU to update the vision and master 
plan for the CHSU campus, including campus affiliated housing in the area surrounding the 
University. At its November 9, 2020 meeting, the City Council considered information 
presented by staff and CHSU representatives, and provided direction for moving forward with 
the updated vision. Staff was directed to work with the CHSU representatives to further define 
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the need and timing for campus housing, and the identification of appropriate mechanisms to 
tie campus housing to the University. In response to this direction, CHSU prepared a revised 
operational statement (Attachment 3) and worked with staff to develop the MOU which is 
currently under consideration.  

 
BACKGROUND 
In June of 2016, the City approved Administrative Use Permit 2016-09 for the CHSU 
educational campus. As part of the approval, a conceptual CHSU master site plan was 
provided which covered a total of just under 70 acres. This amount included approximately 45 
acres of land identified for educational buildings and supporting uses, together with 
approximately 25 acres designated for student housing. The College of Osteopathic Medicine 
was the first educational building to be developed on the new campus, with instruction 
commencing in the fall of 2020.   
 
In November of 2020, the updated concept for the CHSU campus being discussed by staff 
and CHSU representatives identified approximately 65 acres to be utilized for a combination 
of student and faculty housing. The affiliation between housing units and the University called 
for both rental units and single family ownership units to be available to CHSU community 
members before becoming available to the public. Additionally, five single homes would be 
permanently available exclusively to CHSU community members. At its November 9, 2020 
meeting, the City Council was asked to provide policy direction regarding the amount of 
student and faculty housing that was included in the updated vision for the campus, as well 
as the mechanism which would establish a tie or affiliation between the proposed housing and 
the University (see Attachment 6 – November 9, 2020 Staff Report).  
 
The Council directed staff to work with CHSU to further define the need and timing for campus 
housing, and the identification of appropriate mechanisms to tie campus housing to the 
University (see Attachment 7 - November 9, 2020 meeting minutes). Additional policy direction 
from Council included the following:  

 

 Craft “guard rails” that will create a better tie between housing and CHSU than was 
identified in the initial concept.   

 Ensure student and faculty housing is necessary and essential, noting that market 
rate single family residential is not permitted in the R-T Park. 

 Address whether student and faculty housing should be phased for demand as the 
campus expands.   

 Address the question as to whether student housing should be restricted to CHSU 
students. If not, should there be a percentage restricted to CHSU students? 

 Work with the applicant to develop a master plan to demonstrate the campus housing 
ties to CHSU. 

 
PROPOSAL AND ANALYSIS 
In response to the direction provided by the City Council, an updated operational statement 
was developed for the University and its campus, and the CHSU representatives worked 
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with staff to develop the MOU which is currently under consideration. The discussion below 
highlights key features of the operational statement and MOU. 
 
CHSU Operational Statement and Conceptual Master Plan 
 
The updated operational statement and conceptual master plan establish the vision for a 
mixed-use campus environment where the essential needs of CHSU faculty, students, and 
surrounding and supporting community members are met. In addition to the primary 
educational and administrative buildings and uses, ancillary elements may include affiliated 
administrative space, outdoor areas such as amphitheaters, auditoriums, libraries, clinics, 
day care facilities, libraries, student centers/lounges, dining halls, eateries/restaurants, and 
a neighborhood market. New single and multi-family housing opportunities are identified to 
meet housing needs for CHSU students and faculty as the campus builds out.  
 
Acreage and Land Use 
 

The CHSU campus, including primary educational and administrative buildings and all 
ancillary uses, is envisioned to occupy between 123 and 138 acres within the R-T Park. The 
existing College of Osteopathic Medicine and related facilities that are currently in operation 
occupy approximately 20 acres. Roughly 103 additional acres are now owned by the CHSU 
Representatives, with another 15 acres in various stages of acquisition negotiations, 
bringing the total undeveloped acreage to 118. Undeveloped lands are planned for future 
CHSU phases, affiliated housing, and other essential, ancillary services. Buildout of the 
CHSU campus is organized into three general phases, as follows:   

 

 Phase I includes 45 acres of development around the existing College of Osteopathic 
Medicine, comprised of additional schools and supporting uses.   

 

 Phase 2 includes the development of student and faculty housing, including 20 acres of 
multi-family housing on the west side of Temperance and 50 acres of single family 
housing on the east side of Temperance. The commencement and timing of housing will 
proceed as the build-out of Phase I occurs. 

 

 Phase 3 encompasses a total of approximately 23 acres, including a roughly 16 acre site 
accommodating future schools of medicine, and an ancillary commercial center that 
would occupy up to 7 acres. Future schools of medicine that are currently planned 
include those focused on optometry, dentistry and occupational therapy. All of Phase 3 
is located east of Temperance between Nees and Owens Mountain Parkway. 
 

The operational statement anticipates that development plans will be revised and refined 
over time as the campus builds out. Refinements to the locations of additional colleges within 
the R-T Park may be adjusted and/or changed altogether, and affiliated student and faculty 
housing units may also be modified. Site plans will therefore evolve as future needs present 
themselves and market demand comes into focus. 
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Student and Faculty Housing 
 
The affiliated housing areas envisioned as Phase 2 of the master plan are sited on approximately 
70 acres within the R-T Park, roughly one-half mile north and east of CHSU’s existing 
campus. This represents a slight increase from the 65 acre total presented during the 
November 9, 2020 Council discussion. Within this area, 286 apartments, 64 townhouses, 
and 250 single-family dwellings are, at present, on the drawing board. As currently 
contemplated, the student housing element design features 572 parking spaces (198 
garages and 374 stalls), a 4,000 square foot facility serving as a student union/clubhouse 
facility, and various amenities in support of the CHSU’s student population, faculty and 
visitors. 

 
Timing and Demand for Housing 
 
The operational statement describes that the need for student housing has already been 
triggered, though demand is expected to accelerate substantially by 2023. Faculty housing 
is needed now with construction commencing in 2021, if occupancies in 2022 are to become 
a reality. Student housing will be constructed as various colleges are brought on-line.  

 
Campus Design and Connectivity 
 
The operational statement and conceptual master plan identify the importance of 
establishing a “sense of place” for those working, studying, and living in close proximity to 
the campus, as well as facilitating well planned and inviting interior circulation features. As 
each of the future phases comes into focus and is ready for development, care will be taken, 
and high priority given, to ensure one’s ease of physical connectivity and “sense of place” 
while at the CHSU campus. High-quality designs and contemporary appearances will 
continue to be utilized in all phases of CHSU’s planned development. CHSU will continue 
to work with the City to determine specific colors and materials to be evaluated during all 
phases of the master development plan. 

 
Memorandum of Understanding 
 
The purpose of the MOU is to memorialize the mutual understanding of the City and CHSU 
with respect to the development of the campus, including campus-affiliated housing, and to 
serve as a guide in the development of the campus and the processing of necessary land 
use entitlements in the future. The MOU was crafted to incorporate the guidance and 
direction provided by the Council during its November 9, 2020 discussion. The updated 
CHSU operational statement and conceptual master plan for the campus, as described 
above, are attached to and incorporated by reference into the MOU. Key features of the 
agreement are outlined below. 

 

 Students and faculty housing is acknowledged as being integral to the campus; the 
employment, educational, and economic benefits that will be realized when the 
campus is fully developed justifies the potential loss of available land in the R-T Park 
for other employment and economic uses. 
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 CHSU shall provide a campus housing phasing plan to the City which identifies the 
type and timing of various campus housing needs in relation to the development of the 
various schools and the housing demand they generate. The phasing plan shall be 
submitted with an amended administrative use permit (AUP) application or in 
connection with any applicable campus housing entitlement. 
 

 A restrictive covenant shall be recorded on all campus housing property which provides 
that no parcel or portion of said land may be sold without first offering the parcel or 
land for sale to the CHSU for a period of no less than thirty (30) days. The covenant 
shall run with the land for as long as the campus continues in operation in the R-T 
Park.   
 

 The operational rules for any multi-family campus housing will include provisions for 
targeted marketing to students, faculty and campus personnel; leasing alternatives or 
terms will be made available to students, faculty, and campus personnel that are not 
available to the general public. CHSU representatives evaluated the potential to 
reserve a specific number or percentage of multi-family units for students and/or 
faculty, and determined that a reservation was not practical within their business 
model.  
 

 All campus buildings and improvements, including campus housing, will be developed 
in conformance with applicable City architectural guidelines and development 
standards for the R-T Park.   

 

 Physical connectivity between and among campus buildings and campus housing will 
be provided, and may be in the form of improved walking and biking trails or paths, 
campus signage, and other features of physical connectivity.   
 

 CHSU shall submit an application to the City for amending the AUP to incorporate the 
master plan and campus housing phasing plan, and the City shall process the 
application for the amended AUP in accordance with applicable provisions of the City’s 
Development Code.   

 

 Any proposed changes to the master plan or campus housing phasing plan that 
propose to add land for campus housing or propose a change in land use as shown in 
the operational statement will require City Council approval in the form of an 
amendment to this MOU, approved and signed by both parties. Minor changes to the 
master plan or campus housing phasing plan not addressed in the previous sentence 
may be processed as an amended AUP in accordance with the City’s Development 
Code. 
 

 Any necessary entitlements for the campus development, improvements, and 
buildings, including campus housing (whether multi-family or single family residential), 
will be processed in accordance with the City’s Development Code and applicable 
standards.   
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 Nothing in the MOU prohibits CHSU from selecting a builder to develop any portion of 
the campus and campus housing, provided that any application for a relevant land use 
entitlement is submitted with CHSU approval and contains a signature of a duly-
authorized CHSU representative.  

 
R-T Park Cleanup 
 
At its January 4, 2021 meeting, the City Council initiated R-T Park amendments to both the 
Development Code and General Plan. These actions are intended to retire existing, non-
conforming zoning within the R-T Park and remove inconsistencies between the General 
Plan and City’s Development Code to streamline future development within the R-T Park. 
The MOU acknowledges that the cleanup action has been initiated, and CHSU will not be 
responsible for initiating any rezoning application. Staff is in the process of identifying 
parcels where non-conforming zoning exists, and public outreach to affected property 
owners will be conducted. Planning Commission review of the cleanup amendments, 
followed by final action by the City Council, is anticipated this spring. 

 
FISCAL IMPACT 
If the City Council approves the MOU and the development of student and faculty housing 
proceeds, the amount of land in the R-T Park area intended for revenue generating 
commercial and office uses would be reduced.  
 
CHSU has been a boost to the City’s economic development efforts and establishing related 
student and/or faculty housing to further the success of the University meets the City’s 
economic development goals. As acknowledged in the MOU, the employment, educational, 
and economic benefits that will be realized when the campus is fully developed may 
reasonably justify the potential loss of available land in the R-T Park for other employment 
and economic uses. 
 
An Economic Impact Analysis for CHSU was prepared by the consulting firm QK, included 
as part of the Operational Statement (Attachment 3). The study shows the creation of more 
than 530 permanent jobs from CHSU operations and student spending, as well as another 
2024 one-time annual jobs in construction and other economic sectors resulting from capital 
investment in facilities and housing projects. As a result, cumulative economic output of more 
than $580 million from CHSU and students spending and more than $350 million from capital 
investment is also injected into the local and regional economy during the seven-year period 
of analysis (2020-2027). 
 
REASON FOR RECOMMENDATION 
At its November 9, 2020 meeting, the City Council provided direction to staff and guidance 
to CHSU and representatives of its Ownership Group regarding the updated vision for the 
CHSU Campus, including campus housing. The applicants developed an updated 
operational statement and worked with staff to incorporate language into an MOU that 
reflects the key elements directed by the City Council. The MOU and operational statement 
are presented for the Council’s consideration.  
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ACTIONS FOLLOWING APPROVAL 
CHSU will submit an application to the City for amending AUP 2016-09 to incorporate the 
master plan and campus housing phasing plan, and the City shall process the application 
for the amended AUP in accordance with applicable provisions of the City’s Development 
Code.   

Prepared by: Dave Merchen, City Planner 
 

Reviewed by: City Manager _LS_  

 

53

AGENDA ITEM NO. 5.



ATTACHMENT 1 

DRAFT 
RESOLUTION 21-____ 

 
RESOLUTION OF THE CITY COUNCIL OF THE CITY OF CLOVIS 

AUTHORIZING THE CITY MANAGER TO EXECUTE A MEMORANDUM OF 
UNDERSTANDING BETWEEN THE CITY OF CLOVIS AND CALIFORNIA HEALTH 
SCIENCES UNIVERSITY (CHSU) ADDRESSING THE BUILDOUT OF THE CHSU 

CAMPUS 
 

WHEREAS, the City approved Administrative Use Permit 2016-09 (“AUP”) in June 2016 

allowing for the development of the CHSU campus (“Campus”) on property located within an 

area designated by the General Plan for Mixed Use-Business Campus; and 

  

WHEREAS, the AUP included a conceptual master site plan for the Campus layout which 

included two sites totaling approximately 45 acres for the development of the various 

educational buildings and associated administrative and other buildings in the Campus layout, 

and a third site of proposed student housing on approximately 24.5 acres of the Campus 

located west of Locan Avenue and north of the Owens Mountain Parkway alignment; and 

 

WHEREAS, CHSU has approached the City with a new conceptual master plan for the 

Campus consisting of approximately 138 acres, and which includes additional land, new and 

expanded educational facilities, additional land uses intended to be ancillary to the Campus, 

and phasing not included in the AUP, all of which are intended to serve the Campus and the 

students, faculty and other Campus personnel; and  

 

WHEREAS, the City is supportive of the new conceptual master plan and CHSU’s vision 

for the Campus, and recognizes that Campus-affiliated housing to serve students, faculty, and 

other Campus personnel is an integral part of the Campus; and  

 

WHEREAS, the City and CHSU mutually desire to see the Campus develop and be 

successful, and in so doing will provide educational and economic opportunities which will 

benefit the City and its residents, the public at large, CHSU, and the Campus; and    

 

WHEREAS, a memorandum of understanding has been developed to memorialize the 

mutual understanding of the parties with respect to the development of the Campus, including 

the Campus-affiliated housing, and to serve as a guide for the parties in the development of 

the Campus, Campus-affiliated housing, and the processing of necessary land use 

entitlements in the future. 

 

NOW, THEREFORE, BE IT RESOLVED, that the City of Clovis Council hereby adopts the 

Memorandum of Understanding between the City of Clovis and the California Health Science 

University.  

 

*   *  *  *    * 
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The foregoing resolution was introduced and adopted at a regular meeting of the City 

Council of the City of Clovis held on February 8, 2021, by the following vote, to wit. 

 

AYES:   

NOES:  

ABSENT:  

ABSTAIN:  

 

DATED:  February 8, 2021 

 

 
______________________________  ______________________________ 

Mayor       City Clerk 
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MEMORANDUM OF UNDERSTADNING BETWEEN THE CITY OF CLOVIS AND 

CALIFORNIA HEALTH SCIENCES UNIVERSITY 

 

 This Memorandum of Understanding (“MOU”) is entered into effective on February ___, 

2021 (“Effective Date”) by and between the City of Clovis, a California Municipal Corporation 

(“City”), and the California Health Sciences University, LLC, a California limited liability company 

(“CHSU”), pursuant to the following recitals which are a substantive part of this MOU: 

 

RECITALS 
 

A. The City approved Administrative Use Permit 2016-09 (“AUP”) in June 2016 allowing for 

the development of the CHSU campus (“Campus”) on property located within a General 

Plan designated area for Mixed Use-Business Campus. 

 

B. The AUP included a conceptual master site plan for the Campus layout which included two 

sites totaling approximately 45 acres for the development of the various educational 

buildings and associated administrative and other buildings in the Campus layout, and a 

third site of proposed student housing on approximately 24.5 acres of the Campus located 

west of Locan Avenue and north of the Owens Mountain Parkway alignment.  

 

C. Since the approval of the AUP, the College of Osteopathic Medicine has been completed in 

addition to the off-site College of Pharmacy and related administrative buildings. 

 

D. Since the approval of the AUP, additional land has been acquired for the Campus, and the 

vision for the Campus has evolved, including the vision for the type and locations of the 

Campus housing and a proposed expansion of the Campus into the City’s planned future 

Research and Technology Business Park (“R-T Park”), a General Plan designated Focus 

Area comprised of approximately 340 acres.     

 

E. CHSU has approached the City with a new conceptual master plan for the Campus 

consisting of approximately 138 acres, and which includes additional land, new and 

expanded educational facilities, additional land uses intended to be ancillary to the Campus, 

and phasing not included in the AUP, all of which are intended to serve the Campus and the 

students, faculty and other Campus personnel.   

 

F. The City is supportive of the new conceptual master plan and CHSU’s vision for the 

Campus, and recognizes that Campus-affiliated housing to serve students, faculty, and other 

Campus personnel is an integral part of the Campus.   

 

G. Amendments to the General Plan and Development Code, together with a rezone of various 

properties within the R-T Park, including some property within the area of the conceptual 

master plan for the Campus, have been initiated by the City.  These actions are intended to 

retire existing, non-conforming zoning within the R-T Park and remove inconsistencies 

between the General Plan and City’s Development Code to streamline future development 

within the R-T Park. 

 

ATTACHMENT 2 
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H. The City and CHSU mutually desire to see the Campus develop and be successful, and in so 

doing will provide educational and economic opportunities which will benefit the City and 

its residents, the public at large, CHSU, and the Campus.    

 

I. The purpose of this MOU is to memorialize the mutual understanding of the parties with 

respect to the development of the Campus, including the Campus-affiliated housing, and to 

serve as a guide for the parties in the development of the Campus, Campus-affiliated 

housing, and the processing of necessary land use entitlements in the future. 

 

NOW, THEREFORE, City and CHSU agree as follows:   

 

1. Campus Operational Statement and Master Plan.  CHSU’s Operational Statement for the 

Campus, including a Conceptual Master Plan diagram and a CHSU Master Plan Phasing diagram 

(collectively referenced herein as the “Operational Statement”), is attached hereto as Exhibit A and 

incorporated herein by this reference.  The Operational Statement describes the planned Campus 

operations, growth, development plan, Campus and housing needs, phasing, and economic impact, 

among other topics addressed, and the Conceptual Master Plan diagram and CHSU Master Plan 

Phasing diagram depict the planned Campus development including phasing and land use types.   

 

2. Campus-Affiliated Housing.  Housing for students, faculty and Campus personnel is an 

integral part of the Campus.  While neither single family nor multi-family housing is permitted in 

the R-T Park zone, housing ancillary to and affiliated with the Campus is permitted (hereinafter  

“Campus Housing”).  The parties recognize that the development of appropriate and adequate  

Campus Housing to support the Campus and the employment, educational, and economic benefits 

that will be realized when the Campus is fully developed justifies the potential loss of available land 

in the R-T Park for other employment and economic uses.  The parties also recognize and 

acknowledge that CHSU is not in the business of land development, and nothing in this MOU shall 

prohibit CHSU from selecting a builder to develop any portion of the Campus Housing, provided 

that any application for a land use entitlement for the Campus Housing, is submitted with CHSU 

approval and contains a signature of a duly-authorized CHSU representative.  

 

(A) Timing of Campus Housing.  The timing of development of the Campus Housing is 

important so that appropriate and adequate housing inventory is available as the Campus is 

developed.  In order for appropriate and adequate Campus Housing to be available for 

students, faculty, and Campus personnel, CHSU shall provide a Campus Housing phasing 

plan to the City (“Campus Housing Phasing Plan”) which identifies the type and timing of 

various Campus Housing needs with the development of the various schools of the Campus 

and is reasonably supported by the numbers of students, faculty, and Campus personnel.  

The Campus Housing Phasing Plan shall be submitted as part of the application for the 

amended AUP or in connection with any Campus Housing Entitlement(s), as applicable, as 

described in Section 4(A) and 4(B) of this MOU. 

 

(B)  Affiliation of Campus Housing.  In order to establish and maintain adequate 

affiliation with the Campus, all land for Campus Housing as designated in the Conceptual 

Master Plan, or as hereafter amended or added, shall be subject to a restrictive covenant 

(“Covenant”) duly recorded in the Office of the Fresno County Recorder which provides 

that no parcel or portion of land designated for Campus Housing may be sold without first 

offering the parcel or land for sale to the CHSU for a period of no less than thirty (30) days.  
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The Covenant shall run with the land and operate as a restrictive covenant on the parcels and 

land for as long as the Campus continues in operation in the R-T Park.  Additionally, the 

operational rules for any multi-family Campus Housing (“MFR Rules”) shall include 

provisions for targeted marketing to students, faculty and Campus personnel as a first 

priority and leasing alternatives or terms available to students, faculty, and Campus 

personnel that are not available to the general public.  The Covenant and MFR Rules shall 

be subject to City review and approval in connection with the applicable land use 

entitlement(s) as provided in Section 4 of this MOU.  

 

3. Architectural Guidelines and Campus Connectivity.  All Campus buildings and 

improvements, including Campus Housing, whether included in the Conceptual Master Plan or 

hereafter amended or added, shall be in conformance with applicable City architectural guidelines 

and development standards for the R-T Park.  In addition to architectural and design connectivity, 

physical connectivity between and among Campus buildings and Campus Housing shall be 

provided, and may be in the form of improved walking and biking trails or paths between Campus 

buildings and Campus Housing, landscape improvements, Campus signage, and other features of 

physical connectivity.  The design and layout of Student Housing, including the required physical 

connectivity features, shall be subject to City review and approval in connection with the applicable 

land use entitlement(s) as provided in Section 4 of this MOU.  

 

4. Land Use Entitlements.  The parties contemplate that the Conceptual Master Plan will 

include, but may not be limited to, the following land use entitlements.  CHSU acknowledges and 

agrees that its dealings with the City in connection with processing any land use entitlements or 

permits for the Campus development, including Campus Housing, shall be at arms-length and 

nothing herein shall be deemed to have committed the discretion of the City, any City officer or 

employee, or the City Council with respect thereto. 

 

(A)   Amended AUP.  CHSU shall submit an application to the City for amending the 

AUP to incorporate the Conceptual Master Plan diagram and CHSU Master Plan Phasing 

diagram, and the City shall process the application for the amended AUP in accordance with 

applicable provisions of the City’s Development Code.  Any proposed changes to the 

Conceptual Master Plan diagram or CHSU Master Plan Phasing diagram that propose to add 

land for Campus Housing or propose a change in land use from as shown in either diagram 

included in Exhibit A attached hereto shall require City Council approval in the form of an 

amendment to this MOU approved and signed by both parties.  Minor changes to the 

Conceptual Master Plan diagram or CHSU Master Plan Phasing diagram not addressed in 

the previous sentence and may be processed as an amended AUP in accordance with the 

City’s Development Code.   

 

(B) Campus Development and Campus Housing Entitlements.  Any necessary 

entitlements for the Campus development, improvements, and buildings, including Campus 

Housing (whether multi-family or single family residential), shall be processed in 

accordance with the City’s Development Code and applicable standards.  Nothing in this 

MOU shall prohibit CHSU from selecting a builder to develop any portion of the Campus 

and Campus Housing, provided that any application for a land use entitlement for the 

Campus development and Campus Housing is submitted with CHSU approval and contains 

a signature of a duly-authorized CHSU representative.  
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(C) CEQA.  Appropriate environmental review shall be conducted in connection with 

any land use entitlement issued by the City for the Campus development, including Campus 

Housing.  

 

5.   Term of MOU and Termination.  Except upon termination as provided herein, this MOU 

shall be in effect for an indefinite period of time and for as long as the Campus is in operation in the 

R-T Park.  This MOU shall automatically terminate upon: dissolution or termination of the 

existence of CHSU; CHSU insolvency; appointment of a receiver for any asset of CHSU; CHSU’s 

assignment for the benefit of creditors; or the commencement of any proceeding under any 

bankruptcy or insolvency law by or against CHSU. 

 

6. Assignment.  Except with respect to the development, operation, and management of 

Campus Housing in accordance with this MOU, and the preparation, management, and operations 

of the applicable Covenant and MFR Rules for the various Campus Housing, CHSU may not assign 

or sublet any rights or obligations under this MOU or any interest in this MOU without the prior 

written consent of the City.  City will not unreasonably withhold its consent provided any successor 

entity assumes the obligations under this MOU and provides satisfactory evidence to City that it has 

the resources to perform all CSHU obligations under this MOU. 

 

7. Amendment.  This MOU may not be modified, amended, changed, or terminated, unless 

otherwise expressly provided herein, in whole or in part, except by an agreement in writing duly 

authorized and executed by authorized representatives of the City and CHSU. 

 

8. Notice.  Any notice, demand, request, consent, approval, or communication that either party 

desires or is required to give to the other party shall be in writing and either served personally or 

sent by prepaid first class mail.  Notice shall be deemed communicated only when received either 

personally by the party to whom notice is to be given or when received by registered mail at the 

address of such party as herein provided.   

CHSU: 

California Health Sciences University 

Attn: Florence Dunn, CEO 

120 N. Clovis Avenue 

Clovis, CA 93612 

 

City: 

City of Clovis 

Attn: City Manager   

1033 Fifth Street 

Clovis, CA 93612 

 

Either party may designate a different address by notifying the other party of the change of address. 

 

 

9. Waiver.  No delay or omission in the exercise of any right or remedy of City on any default 

by CHSU shall impair such right or remedy or be construed as a waiver.   City's consent to or 

approval of any act by CHSU requiring City's consent or approval shall not be deemed to waive or 

render unnecessary City's consent to or approval of any subsequent act by CHSU.  Any waiver by 

City of any default must be in writing and shall not constitute, operate as or be construed to be a 

continuing waiver of any other default concerning the same or any other provision of this MOU.  

The single or partial exercise by any party shall not preclude any other or future exercise thereof or 

the exercise of any other right.   
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10. Relationship of Parties; No Third Party Beneficiaries.  This MOU is not intended to and 

shall not be construed as creating a new joint powers authority or other entity, or relationship of 

joint venturers, partners, or employer-employee between the City and CHSU.  The City is not, nor 

shall it become or be deemed to be, a partner or a joint venturer with CHSU by reason of the 

provisions of this MOU, nor shall this MOU be construed to authorize either party to act as the 

agent for the other.  This MOU does not create and shall not be construed to create any rights, 

including without limitation third party beneficiary rights, enforceable by any person, entity, or 

organization not a party to this MOU.  

 

11.  Construction of MOU.  This MOU is the product of negotiation and preparation by and 

among each of the parties hereto and their representatives, and the parties agree that this MOU shall 

not be deemed to have been prepared or drafted by any one party.  Accordingly, the normal rule of 

construction to the effect that any ambiguities are to be resolved against the drafting party shall not 

be employed in the interpretation of this MOU.  This MOU shall be construed and interpreted in 

accordance with the laws of the State of California. 

12. Severability.  The unenforceability, invalidity, or illegality of any provision of this MOU 

shall not render the other provisions unenforceable, invalid, or illegal. 

 

13. Entire MOU.  With respect to the subject matter hereof, but not including the AUP which 

shall continue according to its terms and conditions and as may be subsequently amended, this 

MOU, including each of the Exhibits attached hereto and incorporated herein, constitutes the entire 

agreement between the City and CHSU pertaining to the subject matter hereof and supersede any 

and all previous negotiations, proposals, commitments, writings, agreements, and understandings of 

any nature whatsoever between the City and CHSU with respect to the Campus and Campus 

Housing. Each party has made its own independent investigation of the subject matters of this MOU 

and is not relying upon any representation not specified herein. 

 

14. Voluntary MOU.  Each party represents and warrants to the other party the following: they 

have carefully read this MOU, and in signing this MOU, they do so with full knowledge of any 

right which they may have; they have received independent legal advice from their respective legal 

counsel as to the matters set forth in this MOU, or have knowingly chosen not to consult legal 

counsel as to the matters set forth in this MOU; and, they have freely signed this MOU without any 

reliance upon any agreement, promise, statement, or representation by or on behalf of the other 

party, or their respective agents, employees, or attorneys, except as specifically set forth in this 

MOU, and without duress or coercion, whether economic or otherwise. 

 

15. Authority to Execute.  The signatories to this MOU represent that they have received 

authority from their respective governing body to execute this MOU. 

 

16. Counterparts.  This Agreement may be signed in any number of counterparts by the Parties 

such that the signatures may appear on separate signature pages.  Facsimile or other electronic 

signatures shall be binding in the same manner as originals.  A copy or an original, with all 

signatures appended together, shall be deemed to be a fully executed original Agreement. 

 IN WITNESS WHEREOF, the parties hereto have executed this MOU to be effective on the 

Effective Date provided herein. 
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California Health Sciences University, LLC,  City of Clovis 

a California limited liability company    

 

By:  _____________________________  By:  ____________________________ 

[Name] ___________________________  Luke Serpa, City Manager  

[Title]____________________________ 
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EXHIBIT A 
 

Operational Statement 
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TO: Mayor and City Council 

FROM: Planning and Development Services 

DATE: November 9, 2020 

SUBJECT: Consider – Update on California Health Science University (CHSU) and 
request for the City Council to provide policy direction regarding 
establishment of student and/or faculty housing within the area 
surrounding the CHSU Campus. Granville Homes and the Assemi 
Group, applicant. 
 
Staff: Dave Merchen, City Planner 

Recommendation: Provide policy direction regarding the request by 
Granville Homes and the Assemi Group. 

ATTACHMENTS: 
 
1. Applicant’s Letter – October 5, 2020 
2. Administrative Use Permit AUP2016-09 
3. Approved Conceptual CHSU Master Site Plan 
 

CONFLICT OF INTEREST 
None. 
 
RECOMMENDATION 
Staff is seeking Council policy direction related to the addition of student and faculty housing 
within the area planned for the Research and Technology Park (R-T Park) with regard to three 
points: 
 

1. Is the Council comfortable with the updated vision presented by Granville Homes and 
the Assemi Group to utilize approximately 65 acres of R-T Park land for student and 
faculty housing in support of the CHSU?  

 
2. What level of affiliation tying the student and faculty housing to the CHSU Campus is 

reasonable and appropriate, considering that traditional housing projects are not 
otherwise allowed within the area planned for R-T Park? 

 
3. If the Council concurs with the updated vision described above, should staff begin 

working on a zoning “clean-up” action within the R-T Park area to remove existing 
inconsistencies and streamline the process? 

108

AGENDA ITEM NO. 5.

davidm
Text Box
ATTACHMENT 6



 
EXECUTIVE SUMMARY 
In 2016, the Planning and Development Services Director approved an Administrative Use 
Permit (AUP) to allow for the development of CHSU within the City’s planned R-T Park. In 
addition to the various educational buildings shown in the campus layout, CHSU requested 
and received approval to include student housing located west of Locan and north of the 
Owens Mountain Parkway alignment. Following the City’s approval of the CHSU Campus, 
Granville Homes and the Assemi Group (applicant) began working with staff to implement 
the housing component of the 2016 AUP. The applicant’s current vision for CHSU related 
housing anticipates an expanded area near the Campus being utilized to accommodate 
student and faculty housing needs.  

 
Granville Homes and the Assemi Group have requested that an informational presentation 
be made to the City Council to provide an update on the development of the CHSU Campus 
and to request direction regarding their updated vision for CHSU related housing within the 
area surrounding the campus (see Attachment 1). This item will include a brief introduction 
by staff together with a presentation by the applicant. 
 
BACKGROUND 
The following section provides background on the R-T Park, including its intent and a brief 
overview of the development that has occurred since its inception in the late 1990’s. The   
R-T Park was originally established in 1998 in order to attract high quality employment 
opportunities to the Clovis community and greater region. The impetus behind the R-T Park 
centered on promoting economic development and fiscal vitality and to create a stronger 
employment base. The objectives of the R-T Park are to: 
 

 Provide accommodations for research and technology oriented uses, and actively 
promote such uses to broaden employment opportunities and strengthen the City's 
economic and fiscal base. 
 

 Work with property owners in the designated R-T Park area to facilitate consolidation 
of parcels and creation of development sites of sufficient size to accommodate the 
space needs of major research and technology-based firms. 

 

 Employ public investment in infrastructure as a catalyst to attract research and 
technology-based industries that will enhance the City's fiscal base. 

 
At full buildout, the R-T Park will accommodate the development of approximately 340 acres 
in three phases. While research and technology businesses are intended to be the primary 
use-cluster, allowances for hotel and retail uses on approximately 20 acres were also 
included. The retail uses would be secondary uses oriented predominantly along the 
freeway right-of-way and not as a rule in the interior of the Business Park. Based on 
employment characteristics of the businesses occupying the R-T Park thus far, the area 
may generate an estimated 5,400 employees.  
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To date, portions of the R-T Park have been developed with its intended uses, including the 
recently completed CHSU, portions of the Portal Sierra complex located at the northwest 
corner of Temperance and Alluvial Avenues, and the commercial area at the southeast 
corner of Temperance Avenue and Owens Mountain Parkway. These referenced locations 
are shown below in Figure 1.   
 
PROPOSAL AND ANALYSIS 
The following section includes discussion on relevant existing entitlements and the 
applicant’s current vision for student and/or faculty housing as part of the greater CHSU 
Campus.  
 
 

FIGURE 1 
R-T Park Development 
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Existing Entitlement – AUP2016-09 
On June 9, 2016, the City approved AUP2016-09 (Attachment 2) for the CHSU educational 
campus. As part of the approval, a conceptual CHSU master site plan was provided which 
included three (3) phases of development, which are described below in more detail and 
shown in Attachment 3. 
 

 Phase 1 – CHSU Campus (west of Temperance Avenue): According to the conceptual 
master site plan included under AUP2016-09, Phase 1 of the campus includes 
construction of approximately 291,000 square feet of building area consisting of four 
(4) separate buildings for the College of Pharmacy, College of Medicine, 
Administration, Library & Food Service, and College of Allied Health.  

 

 Phase 2 – CHSU Campus (east of Temperance Avenue): According to the conceptual 
master site plan included under AUP2016-09, Phase 2 of the campus includes the 
construction of approximately 247,000 square feet of building area consisting of five 
(5) separate buildings for the College of Dentistry, College of Optometry, Clinic, 
Auditorium and Food Service & Student Center.  

 

 Phase 3 – CHSU Student Housing (east of Temperance Avenue): According to the 
conceptual master site plan included under AUP2016-09, Phase 3 of the campus 
includes the construction of approximately 250 student housing units on approximately 
24.5 acres near the corner of Owens Mountain Parkway and Locan Avenue. 
According the conceptual master site plan, the units appear to be of a multi-family 
design and were anticipated to accommodate up to four (4) students per unit for a 
maximum capacity to house approximately 1,000 students. 

 
At the time of approval of AUP2016-09, the proposed use was classified as “Schools, 
Specialized Education and Training” under the Clovis Municipal Code (CMC). Although 
student (or faculty) housing is not explicitly defined under “Schools, Specialized Education 
and Training,” because of its ancillary use as part of the CHSU campus build out and its 
ultimate intent to serve CHSU students, City staff found that the student housing component 
was appropriate given its direct correlation to the CHSU school. This was a key 
determination, because neither single family nor multi-family development is otherwise 
permitted within the R-T zone or the underlying Mixed Use-Business Campus General Plan 
designation. 

 
Current Vision for CHSU Campus Related Housing  
Since the approval of AUP2016-09, the vision for the type and locations of the CHSU housing 
component (Phase 3 of AUP2016-09) has evolved. The updated concept includes an 
expanded area being utilized for a mix of units in both single family and multi-family formats. 
For illustrative purposes, the applicant provided an updated graphic showing a generalized 
layout of the campus and surrounding area, including the housing component (Attachment 
1). 
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The conceptual master plan previously approved with AUP 2016-09 includes about 24 acres 
of land dedicated to housing, while the updated concept adds approximately 50 additional 
acres. A diagram comparing the previous master plan to the revised proposal is included as 
Figure 2. Detail regarding the number and size of dwelling units is not included. The layout 
is conceptual at this point, and is not intended to function as a site plan proposal.  
 
 

FIGURE 2 
Limits of AUP2016-09 vs. Updated Concept 
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Housing in the R-T Park and Mixed Use-Business Campus Designation 
While neither single-family nor multi-family development is permitted as a stand-alone use 
in the R-T Park and Mixed-Use Business Campus area, housing which is integral to the 
CHSU Campus can be viewed as a consistent use. This is how the student housing 
identified in the original approval of AUP2016-09 was presented. In evaluating the 
applicant’s updated concept, staff determined that student and faculty housing sites should 
demonstrate a clear association with the CHSU Campus in order to qualify as a permitted 
use within the campus area.  
 
University - Housing Affiliation 
A variety of potential models exist to establish the relationship between an educational 
campus and surrounding student and faculty housing. On one end of the spectrum, the 
housing units can be owned and managed by the university or a university foundation. On 
the opposite end of the spectrum, the units can be privately owned and simply marketed to 
individuals associated with the school who want to own or rent in close proximity. The 
following specific examples were identified by staff as it researched student and faculty 
housing affiliations: 
 

 CSU Monterey Bay: Single Family - CSU sells home, but maintains a ground lease 
in perpetuity, owner rents ground as well. Rental single family homes also available.  
Apartments - Combination of traditional student apartments and apartments 
reserved for rent to CSUMB and employees of certain “educational partners.” 
 

 Westmont (Santa Barbara):  Single Family - School sells home with deed restriction 
that the home be sold to future faculty/staff. Apartments – traditional on-campus 
housing and off-campus complex owned by the university. 

 
 CSU Channel Islands: Single Family - CSU sells home, but maintains a ground 

lease in perpetuity, owner rents ground as well. Apartments – traditional on-campus 
student housing.  

 
 Stanford: Single Family - Stanford sells home, but maintains a ground lease in 

perpetuity, owner rents ground as well. Rental Housing Programs comprised of 
residential rental leases for university-owned faculty residences subject to a ground 
lease (on- & off-campus), and Stanford University Residences (on- & off-campus).  
Apartments – traditional on-campus housing.  Stanford has also secured off-
campus leases at apartment complexes in Palo Alto, Menlo Park, Mountain View, 
and Redwood City to help meet the high demand for housing. These subsidized 
off-campus apartments are offered along with the on-campus options in a housing 
lottery application. 

 
 CSU Fresno: Single Family – Not offered. Apartments: Traditional on-campus 

housing. Palazzo apartments, new construction near Shaw and Freeway 168, is 
market rate, open to anybody.  Marketed to students, on property sold to University 
foundation. 

113

AGENDA ITEM NO. 5.



 
 UCSF School of Medicine: While in Fresno, medical students from the UCSF 

School of Medicine campus are housed at Riverview Garden Apartments, provided 
by the University. UCSF Students who are rotating in Fresno do not pay housing 
fees. 

 
The written communication from Granville Homes and the Assemi Group, included as 
Attachment 1 to this report, outlines the proposed relationship between the student and 
faculty housing units and the CHSU Campus. The primary characteristic of the proposed 
affiliation is the opportunity for CHSU community members, students, faculty, and staff to 
gain primary access to the housing units. This includes making all rental units and single 
family ownership units available to CHSU community members before becoming available 
to the public. Additionally, five single homes would be permanently available exclusively to 
CHSU community members. 
 
Staff and the applicant seek Council’s direction relative to proceeding with the updated 
concept for student and faculty housing based on the affiliation described above and 
outlined in Attachment 1. Staff’s observation is that the affiliation should be sufficiently clear 
to distinguish between the applicant’s proposal and any other conventional single or multi-
family development that might also request to develop in the planned R-T Park area. If a 
more direct tie is desired by the Council than has been outlined by the applicant (such as 
ground lease, deed restriction, occupancy covenant, etc.), that direction may be given by 
the Council. 
 
Necessary Planning Entitlements 
When the Council is satisfied with the mechanism that will tie student and faculty housing to 
the University, two levels of entitlements are necessary to implement the applicant’s updated 
concept. First, a “clean-up” action should be processed to transition the existing non-
conforming zoning to the R-T designation and remove existing inconsistencies in the way 
the existing General Plan references to the R-T Park. At Council’s direction, this clean-up 
action can be initiated and processed by the City and will address the entire R-T Park area. 
Second, the applicant should submit a request for a new (or amended) administrative use 
permit to replace the outdated master plan with the updated plan. 
 
Alternatively, if the student and faculty housing products are viewed as traditional projects 
that will be open to all buyers and renters in the market, Council may provide direction to 
proceed with routine entitlements that would otherwise be required. In this instance, 
applications would include a general plan amendment, rezone, site plan review, and tract 
map.     
 
FISCAL IMPACT 
As an item for discussion and direction, there is no direct fiscal impact associated with the 
consideration. However, if the Council provides direction to move forward with the proposed 
student and/or faculty housing concept, the amount of land in the R-T Park area intended for 
revenue generating commercial and office uses would be reduced.  
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CHSU has been a boost to the City’s economic development efforts and establishing related 
student and/or faculty housing to further the success of the University which meets the City’s 
economic development goals. However, the use of the property for non-university related 
housing projects will negatively impact the ability of the City to attract the jobs needed to 
meet the objectives in the City’s 2014 General Plan. In general, the City does not have 
sizeable properties available for commercial development and the loss of acreage for 
residential projects puts at risk the City’s long-term fiscal needs.   
 
REASON FOR RECOMMENDATION 
Staff is seeking City Council direction related to the addition of student and faculty housing 
within the area planned for R-T Park, and the extent to which any such housing should be 
tied to the California Health Science University. At this time, no formal recommendation is 
needed.  
 
ACTIONS FOLLOWING APPROVAL 
If the City Council’s feedback indicates that student and faculty housing within the planned 
R-T Park is acceptable in concept, staff and the applicant will work together to outline the 
procedural requirements.  

 
Prepared by: Dave Merchen, City Planner 
 
Reviewed by: City Manager _LS__  
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October 5, 2020 

 

City of Clovis 

1033 Fifth Street 

Clovis, CA 93612 

 

 

Dave and Renee, 

 

Thank you for taking the time to meet with our team that has been working on this project for nearly 8 

years. As we have discussed, The Assemi Group of Family Companies, would like to be scheduled to 

provide City Council with a CHSU Master Plan Update, as well as request their direction for Administration 

and Staff to work on amending our existing Administrative Use Permit, as we have relied on. 

Our consultants have defined the amended CHSU affiliated use as described below: 

CHSU Affiliated Housing 

Universities have needed to become more creative in accommodating the housing need of undergraduate 

and graduate students and students with families, in addition to post-PhD researchers, faculty, visiting 

scholars and staff members of the University Campus community. In that context, through University 

owned or University affiliated housing, campuses are entering into public/private agreements or working 

with public and private stakeholders to assure that a variety of housing opportunities are available to the 

University Campus community. The University of California system, for example, is engaged in a multi-

year housing initiative to accommodate its growing population. With many differences between the 

campuses, even at a single campus the housing programs can encompass Residential Halls, On-campus 

apartments, Campus Affiliated Properties, and a Family Student Village experience. 

For the proposed development, having concluded that CHSU as an education/school use is appropriate in 

the Research and Technology/Business Park District, it follows that campus affiliated housing for the CHSU 

community, as an integral part of that primary land use, is also allowed. As set for the in the General Plan, 

a focus area assignment “complements a property’s General Plan land use designation and may expand 

permissible uses.” The Research and Technology Business Park focus area should similarly complement 

the existing land use designation and permissible uses in the Mixed Use/Business Campus General Plan 

Land Use Designation. Research and development is consistent with the Mixed Use/Business Campus 

General Plan Land Use Designation and the Industrial use designations. An education/school use is allowed 

in all of the industrial zoning districts, including the Research and Technology /Business Park District.  

CHSU affiliated housing would be housing located in close proximity to CHSU and designed to 

accommodate diverse housing needs of the post-graduate and faculty community unique to CHSU. Given 

116

AGENDA ITEM NO. 5.

tatianap
Text Box
ATTACHMENT 1



117

AGENDA ITEM NO. 5.



118

AGENDA ITEM NO. 5.



 
June 9, 2016 
 
Tom McLaughlin 
Proctor Campus Holdings 
1396 W. Herndon Avenue, Suite 101 
Fresno CA 93711 
 

SUBJECT: AUP2016-09; A request to approve an Administrative Use Permit to allow for a 
Health Science Educational Facility to be established within the Research and 
Technology Park located north of Highway 168 at Temperance Avenue.  

 
Dear Applicant: 
 
This letter is to advise you that the Planning Division has completed its comment period, 
review and public hearing for the subject request. 
 
Please be advised that the use has been approved subject to the following conditions: 
 

Planning Division Conditions: 

(Department Representative- Orlando Ramirez, 324-2340) 
 
1. The applicant shall sign and return the “Acknowledgment of Acceptance of 

Conditions- Administrative Use Permit” within thirty (30) days of the date of approval 
of the Administrative Use Permit (AUP), unless a written appeal is requested within 
fifteen (15) days of receipt of this notice, or the Planning Director grants and 
extension in writing. Failure to execute this condition will result in immediate 
termination of this Administrative Use Permit at the end of the 30-day period. 

Conditions must be signed prior to issuance of building permits or start of 

business, whichever occurs first. 

 
2. This Administrative Use Permit is granted for a Health Science Educational Facility 

to be established within the Research and Technology Park located north of 
Highway 168 at Temperance Avenue. 

 
3. This Administrative Use Permit is not transferable to another location.  

 
4. This AUP is approved per attached Exhibit “B.” 

 

         City of Clovis  
Department of Planning and Development Services 
 

       CITY HALL . 1033 FIFTH STREET . CLOVIS, CA  93612 
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City Manager (559) 324-2060 . Community Services 324-2750 . Finance 324-2101 . Fire 324-2200 
Gen. Services 324-2735 . Planning & Development Services 324-2340 . Police 324-2400 . Public Utilities 324-2600 

 
5. The applicant shall address zoning inconsistencies for the proposed use prior to 

submittal for Site Plan Review. 
 
6. The applicant shall submit for site plan approval for the project in accordance with 

Section 9-3.408, Site Plan Review, of the Clovis Municipal Code. 
 
7. The applicant shall refer to the Central Valley Research and Technology Business 

Park Architectural Design Guidelines for development of the various buildings and 
uses.   

 
8. This conditional use permit is granted based upon the site plan and related 

exhibits labeled as Exhibit "B", which is on file in the Clovis Planning Division.  
Minor variations to the exhibits may be made through the site plan approval 
process.  Major modification to the site plan shall require amendment to this 
administrative use permit approval. 

 
9. Reciprocal access and hold as one agreements or other instruments approved by 

the City Planner shall be recorded for all parcels affected by AUP2016-09.  No 
building permits shall be issued until the recording of said reciprocal access 
agreement.  Such access easements shall be approved by the Director of Public 
Works, City Engineer, and City Planner. 

 
10. The applicant shall work with staff and affected property owners on wall placement 

through the Site Plan Review process to mitigate potential noise concerns. 
 
11. The developer shall enter into a Covenant Agreement regarding a “right to farm.”  

Such agreement shall be disclosed to all future buyers.  
 
12. All landscaping (open space and private yards) shall conform to the City of Clovis 

Water Efficient Landscape Ordinance. 
 
13. All conditions of the Herndon Shepherd Specific Plan, and the Research and 

Technology Zone District, and any other applicable conditions are hereby referred 
to and made a part of this use permit by reference 

 
14. All parking for the uses shall be accommodated on site.   
 

DEPARTMENT OF PUBLIC HEALTH DISTRICT CONDITIONS 

(Kevin Tsuda, District Representative – 600-3271) 
 
15. The applicant shall refer to the attached Health Department requirements.  If the 

list is not attached, please contact the District for the list of requirements.   
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City Manager (559) 324-2060 . Community Services 324-2750 . Finance 324-2101 . Fire 324-2200 
Gen. Services 324-2735 . Planning & Development Services 324-2340 . Police 324-2400 . Public Utilities 324-2600 

FRESNO METROPOLITAN FLOOD CONTROL DISTRICT CONDITIONS 

(Michael Maxwell, FMFCD Representative - 456-3292) 
 
16. The applicant shall refer to the attached FMFCD requirements.  If the list is not 

attached, please contact the District for the list of requirements.   

 

FRESNO IRRIGATION DISTRICT CONDITIONS 

(Steve Bloem, FID Representative - 233-7161 X319) 
 
17. The Applicant shall refer to the attached FID correspondence.  If the list is not 

attached, please contact the District for the list of requirements.   
 

DEPARTMENT OF TRANSPORTATION 

(Michael Navarro, District Representative- (559) 488-7307) 
 
18. The Applicant shall refer to the attached District requirements.  If the list is not 

attached, please contact the District for the list of requirements. 
 

 
Sincerely, 

 
 
 

Orlando Ramirez 
Associate Planner 
324-2340 

 

121

AGENDA ITEM NO. 5.



122

AGENDA ITEM NO. 5.

tatianap
Text Box
ATTACHMENT 3



123

AGENDA ITEM NO. 5.



124

AGENDA ITEM NO. 5.



125

AGENDA ITEM NO. 5.



ATTACHMENT 7 

City Council Meeting – November 9, 2020 
Item 7 Meeting Minutes 

 

6:09 - CONSIDERED – UPDATE ON CALIFORNIA HEALTH SCIENCE UNIVERSITY 
(CHSU) AND REQUEST FOR THE CITY COUNCIL TO PROVIDE POLICY 
DIRECTION REGARDING ESTABLISHMENT OF STUDENT AND/OR FACULTY 
HOUSING WITHIN THE AREA SURROUNDING THE CHSU CAMPUS. GRANVILLE 
HOMES AND THE ASSEMI GROUP, APPLICANT. 
 
City Planner Dave Merchen presented an Update on California Health Science 
University (CHSU) and request for the City Council to provide policy direction 
regarding establishment of student and/or faculty housing within the area 
surrounding the CHSU Campus.  Dave Merchen indicated that staff is seeking 
Council policy direction related to the addition of student and faculty housing within 
the area planned for the Research and Technology Park (R-T Park) with regard to 
three points: 
 

1. Is the Council comfortable with the updated vision presented by Granville Homes 
and the Assemi Group to utilize approximately 65 acres of R-T Park land for student 
and faculty housing in support of the CHSU?  
 

2. What level of affiliation tying the student and faculty housing to the CHSU Campus 
is reasonable and appropriate, considering that traditional housing projects are not 
otherwise allowed within the area planned for R-T Park? 
 

3. If the Council concurs with the updated vision described above, should staff begin 
working on a zoning “clean-up” action within the R-T Park area to remove existing 
inconsistencies and streamline the process? 

 
In 2016, the Planning and Development Services Director approved an 
Administrative Use Permit (AUP) to allow for the development of CHSU within the 
City’s planned R-T Park. In addition to the various educational buildings shown in 
the campus layout, CHSU requested and received approval to include student 
housing located west of Locan and north of the Owens Mountain Parkway 
alignment. In 2019 Granville Homes and the Assemi Group began working with staff 
to implement the housing component of the 2016 AUP. The applicant’s current 
vision for CHSU related housing anticipates an expanded area near the Campus 
being utilized to accommodate student and faculty housing needs.  
 
Granville Homes and the Assemi Group have requested that an informational 
presentation be made to the City Council to provide an update on the development 
of the CHSU Campus and to request direction regarding their updated vision for 
CHSU related housing within the area surrounding the campus. 
 
Christine Ligenfelter, Florence Dunn, and Darius Assemi, representing the applicant, 
spoke in support of the expanded request regarding the housing component of the 
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2016 AUP. Discussion by the Council. It was the consensus of City Council to 
provide general direction for staff to continue to work with the applicant to come to 
resolution regarding what the applicant is requesting and how staff can assist on the 
path forward regarding CHSU student and faculty housing in the R-T Park and return 
to council for consideration.  General policy direction from Council was to:  

 
- Craft “guard rails” (ties between housing and CHSU) that will create a better tie 

between housing and CHSU that is something more than 5 permanent housing 
as provided by the applicant in the letter to council.   

- Ensure student and faculty housing is necessary and essential noting that 
market rate single family residential is not permitted in the R-T Park. 

- Address whether student and faculty housing should be phased for demand as 
the campus expands?   

- Address whether student housing should be restricted to CHSU students?  If 
not, should there be a percentage restricted to CHSU students? 

- Work with the applicant to develop some kind of master plan with images to 
show council the campus housing ties to CHSU.  

- Regarding the three policy questions: 
 

1. Is the Council comfortable with the updated vision presented by Granville 
Homes and the Assemi Group to utilize approximately 65 acres of R-T Park 
land for student and faculty housing in support of the CHSU? Consensus of 
Council to direct staff to work with the applicant and further evaluate actual 
need for student and faculty housing and timing of that need. 
 

2. What level of affiliation tying the student and faculty housing to the CHSU 
Campus is reasonable and appropriate, considering that traditional housing 
projects are not otherwise allowed within the area planned for R-T Park? 
Consensus of Council to direct staff to work with the applicant on a more 
realistic tie (affiliation) between student and faculty housing and CHSU 
comparing what was included in the applicant’s letter to Council (5 homes) 
versus what the applicant provided in their oral presentation.  
 

3. If the Council concurs with the updated vision described above, should staff 
begin working on a zoning “clean-up” action within the R-T Park area to remove 
existing inconsistencies and streamline the process? Consensus of Council to 
direct staff to begin work on the “clean-up”.  
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