
 

  

 

Development and Resource Management Department 

2600 Fresno Street, Third Floor                   Jennifer K. Clark, Director    
Fresno, California 93721-3604                                                        
(559) 621-8277   FAX (559) 498-1026  
 
July 6, 2016  Please reply to: 
Changes requested by Planning  McKencie Contreras 
Commission on July 20, 2016 in red                                                          (559) 621-8066                
  
                                                                                         
Nick Yovino, Jr. 
California Land Consulting 
nickjr@califonialc.com  
Sent via email only 
 
SUBJECT: DEVELOPMENT PERMIT APPLICATION NO. D-16-031 FOR PROPERTY 

LOCATED AT 1161 EAST SHEPHERD AVENUE (APN: 403-021-03) 
 
Dear Mr. Yovino: 
 
Development Permit Application No. D-16-031, which proposes a 34-unit, gated multiple 
family residential development with amenities such as enhanced architectural features, open 
courtyards, extensive landscaping in buffer zones adjacent to single-family residences, 
carports, and a block wall along shared property lines with adjacent properties on 
approximately ±2.27 acres of property on the south side of East Shepherd Avenue between 
North Millbrook and North Cedar Avenues. 
 
A Mitigated Negative Declaration has been prepared for Environmental Assessment No. A-
16-005/R-16-006/D-16-031 dated June 3, 2016 for purposes of the proposed project by the 
Development and Resource Management Department.  No additional environmental analysis 
is required beyond what was analyzed by Environmental Assessment No. A-16-005/R-16-
006/D-16-031.  The approval of this project is subject to compliance with the following 
Conditions of Approval: 
 
CONDITIONS OF APPROVAL 
 
PART A – ITEMS TO BE COMPLETED 
 
The following items are required prior to issuance of building permits or occupancy: 

Planner to 
check  
when 

completed 

  

 

1.  Transfer all red line notes, etc., shown on Exhibits A dated May 20, 2016 
and Exhibits B-1, B-2, E-1, E-2, E-3, E-4, E-5, R-1, R-2, R-3, F-1, F-2, F-3, 
F-4, F-5, F-6, F-7, F-8, and L dated April 5, 2016, to corrected exhibits.  
Submit the corrected exhibits for further review and approval.  Please also 
review other agency/department comments and revise site plan 
accordingly.  Transfer all comments and conditions on exhibits to the 
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corrected exhibit(s) and submit to planner at least 15 days prior to 
issuance of building permits. 

 

2.  Submit three copies of detailed, final landscaping and irrigation plans 
prepared by a landscape professional, showing the number and types of 
trees (differentiate between species), to the Development Services Division.  
The type of landscaping is to be determined by the applicant and to 
conform to minimum city standards. These plans must be reviewed and 
approved prior to issuance of building permits. Hilary Kimber must 
approve the revised landscape plan prior to issuance of building 
permits. Contact Hilary Kimber at 559-621-1345 for questions. 

 
3.  Landscaping must be in place prior to issuance of the certificate of 

occupancy.  A Hold on Occupancy shall be placed on the proposed 
development until such time that landscaping has been approved and 
verified for proper installation by the Development Services Division.  

Prior to final inspection, a written certification, signed by a landscape 
professional approved by the Director, shall be submitted stating that the 
required landscaping and irrigation system was installed in accordance with 
the landscaping and irrigation plans approved by the Development Services 
Division, Development and Resource Management Department (see form, 
attached). 

 

4.  Prior to issuance of building permits, submit Community Facilities 
District (CFD) Annexation Request and/or provide a Private Maintenance 
Covenant as approved by the City to the Public Works Department, Traffic 
and Engineering Division.  Contact Ann Lillie at (559) 621-8690 or by email 
at ann.llillie@fresno.gov for information and assistance. 

 

5.  Deeds of easements for the required dedications must conform to the 
format specified by the City and shall be prepared by the Applicant’s 
Engineer per Public Works Department comments dated April 15, 2016.  
Deeds require a two-month processing time and shall be completed (deeds 
recorded) prior to issuance of building permits. 

 

6.  Street Construction and Lighting Plans are required and shall be approved 
by the City Engineer.  All improvements shall be constructed in accordance 
with City of Fresno Public Works Department Standards and Specifications.  
All work shall be reviewed, approved, completed and accepted prior to 
obtaining a Certificate of Occupancy.    

 

7.  The Traffic Signal Mitigation Impact (TSMI) Fee, Regional Transportation 
Mitigation Fee (RTMF) and Fresno Major Street Impact (FMSI) Fee shall be 
paid as applicable per Public Works, Traffic and Engineering memorandum 
dated April 15, 2016.  Provide proof of payment or exemption prior to 
issuance of building permits. 
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8. Sewer facilities are available to serve the proposed project subject to:  
Installing a sewer house branch(s); on-site sewer facilities being private;  
abandoning any existing on-site septic systems; and the project developer 
contacting Wastewater Management Division/Environmental Services at 
(559) 621-5100 regarding conditions of service for special users prior to 
issuance of building permits.  

 

9. Water facilities are available to serve the proposed project subject to:  
Installing water service(s) and meter box(es); on-site sewer facilities 
remaining private; destructing any existing on-site well; and the project 
developer providing a detailed water usage analysis per comments dated 
April 25, 2016, subject to approval by the Director of Public Utilities 
Services at (559) 621-5100 regarding conditions of service for special users 
prior to issuance of building permits. 

 

10. Fire hydrants shall be installed and fire access lanes constructed and 
maintained pursuant to comments from Fresno Fire Department dated April 
25, and May 12, 2016.  Show all Fire Department requirements (i.e. hydrant 
locations, water mains, fire flow notations, fire lane widths and lane/curb 
painting) on site plan prior to final site plan sign-off by Planning. 

 

11. Pay the required fees as stated in the memoranda from the Fresno 
Metropolitan Flood Control District dated April 22, 2016 prior to issuance 
of building permits.  Provide proof of payment to the project Planner.   

 

12. Pay applicable development fees to the Clovis Unified School District prior 
to issuance of building permits.  

 

13. Install a 6-foot, 7 inch wall as allowed through the minor deviation process 
(10% increase allowed).  Call out wall on corrected site plan. 

 

14. Comply with Section 15-1001-A-4 of the Development Code which requires 
special screening measures when a multi-story building is proposed and is 
located within 50-feet of the side or rear property lines of a single family lot.  
One way to meet this requirement is by installing 48-inch box oak trees, 
planted as a staggered double row.  Depict requirements on site plan, 
elevations and landscape plan prior to issuance of building permits. 

 
 
PART B – OTHER REQUIREMENTS 
 
1) Planning/Zoning/Environmental Compliance Requirements 

 
a) Development shall take place in accordance with the attached updated “Planning 

Comments” from the Development Services Division, dated June 30, 2016, document 
(attached) as applicable. 
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b) Development shall take place in accordance with the attached “Notes and 
Requirements for Entitlement Applications” as applicable. 
 

c) Development shall take place in accordance with the policies of the Fresno General 
Plan and Woodward Park Community Plan.  
 

d) Development shall take place in accordance with the RM-1/UGM (Residential Multi-
Family, Medium High Density/Urban Growth Management) zone district.  
 

e) Comply with the operational statement for the proposed project dated March 28, 2016. 
 

f) Comply with the mitigation measures of Environmental Assessment No. A-16-005/R-
16-006/D-16-031 dated June 3, 2016 (attached).  

 
2) City and Other Services 

 
a) Development shall take place in accordance with the attached memoranda and letters 

from City of Fresno Departments and partner agencies:  
a) Development and Resource Management Department, Building and Safety 

Services Division dated April 5, 2016;  
b) Department of Public Works, Traffic and Engineering Services Division revised 

memorandum dated April 15, 2016;  
c) Department of Public Works, Traffic Engineering Manager dated April 15, and 

May 10, 2016 regarding traffic impacts; 
d) Department of Public Works, Traffic Engineering Division, CFD dated April 6, 

2016. 
e) Department of Public Works, Median Island Maintenance dated April 5, 2016;   
f) Department of Public Utilities, Planning and Engineering Division Sewer Division 

dated April 20, 2016;  
g) Department of Public Utilities, Water Division dated April 1, 2016;  
h) Department of Public Utilities, Solid Waste Management Division dated April 18, 

2016; 
i) Fresno Fire Department dated April 25, May 12, and June 9, 2016;  
j) County of Fresno Department of Public Health dated April 5, 2016;  
k) Fresno Metropolitan Flood Control District dated April 22, 2016 and Rezone No. 

R-16-006 mitigation requirements dated April 22, 2016;  
l) Fresno Irrigation District dated April 12, 2016; and 
m) San Joaquin Valley Air Pollution Control District dated April 8, 2016. 

 
3) Miscellaneous Requirements 

 
a) Plans and permits are required. 

   
b) Approval of this special permit shall be considered null and void in the event of failure 

by the applicant and/or the authorized representative, architect, engineer, or designer 
to disclose and delineate all facts and information relating to the subject property and 
the proposed development including, but not limited to, the following: 
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i) All existing and proposed improvements including but not limited to buildings and 
structures, signs and their uses, trees, walls, driveways, outdoor storage, and open 
land use areas on the subject property and all of the preceding which are located 
on adjoining property and may encroach on the subject property; 

 
ii) All public and private easements, rights-of-way and any actual or potential 

prescriptive easements or uses of the subject property; and,  
 

iii) Existing and proposed grade differentials between the subject property and 
adjoining property zoned or planned for residential use. 

 
c) Approval of this special permit may become null and void in the event that 

development is not completed in accordance with all the conditions and requirements 
imposed on this special permit, the Zoning Ordinance, and all Public Works Standards 
and Specifications.  The Development and Resource Management Department shall 
not assume responsibility for any deletions or omissions resulting from the special 
permit review process or for additions or alterations to construction plans not 
specifically submitted and reviewed and approved pursuant to this special permit or 
subsequent amendments or revisions.   

 
APPEALS 

Please be advised that this project may be subject to a variety of discretionary conditions of 
approval. These conditions are based on adopted City plans and policies, those determined 
through development permit review and environmental assessment essential to mitigate 
adverse effects on the health, safety, and welfare of the community, and recommended 
conditions for development that would on the whole enhance the project and its relationship 
to the neighborhood and environment.  
 
Discretionary conditions of approval may be appealed.  All code requirements, however, are 
mandatory and may only be modified by variance.  Discretionary conditions of approval will 
ultimately be deemed mandatory unless appealed verbally or in writing to the Fresno City 
Council at scheduled public hearings. Action by the Fresno City Council with respect to 
Development Permit Application No. D-16-031 is final. 
 

BACKCHECK PROCESS 

Please Note: To complete the back-check process for building permits relative to planning 
and zoning issues, submit four copies of this corrected, final site plan, together with three 
copies of the elevations, landscape, and irrigation plans, to McKencie Contreras in the 
Development Services Division for final review and approval, at least 15 days before 
applying for building permits.   
 
It may be necessary to resubmit these “corrected exhibits” a second time if not all the 
conditions have been complied with or are not shown on the exhibits.  Once the “corrected 
exhibits” are approved by the Development Services Division, please place these exhibits in 
the plan check set and contact the Development Services Division, along with Traffic 
Planning, to set up an appointment to signoff and stamp these exhibits.  Please bring one 
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additional copy of the site plan exhibit(s) to this appointment so that the Development 
Services Division has a final signed-off copy of the site plan. 
 
Copies of the final approved site plan, elevations, and landscape plan stamped by the 
Development Services Division must be submitted for unstamped copies of the same in each 
of the sets of construction plans submitted for plan check prior to the issuance of building 
permits.  
 
The exercise of rights granted by this special permit must be commenced by three years form 
the date of City Council approval.  A permit granted under this Code shall automatically expire 
if it is not exercised or extended within three years of its issuance pursuant to Section 15-
5013 if the Fresno Municipal Code.  All improvements must be installed prior to the operation 
of the proposed use.  A time extension not exceeding one year beyond the initial three-year 
period may be requested by applying to the Director at least 30 days prior to the expiration 
date of the permit.  In no case shall the expiration period extend more than four years from 
the date of final approval.  In order to grant an extension, the Director shall make findings 
pursuant to Section 15-5013-A-1, of the Fresno Municipal Code.  All improvements must be 
installed prior to the operation of the proposed use. 
 
If you have any questions regarding this letter, feel free to give McKencie Contreras a call at 
the number listed above.  
 
Sincerely, 
 
 
 
Lauren Filice, Planner III 
Development Services Division 
 
Enclosures:   Exhibits A, A-1, B-1, B-2, E-1, E-2, E-3, E-4, E-5, R-1, R-2, R-3, F-1, F-2, F-3, 

F-4, F-5, F-6, F-7, F-8, and L dated March 28, 2016, 
 Review Agency Comments on A-16-005, R-16-006 and D-16-031 
 Notes and Requirements  
 Landscape Certification Form  
 
CC:   Marcil Awad (awadm33@gmail.com)  
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DATE:  April 15, 2016 
 
TO:  Lauren Filice 

Development and Resource Management Department 
 
FROM: Jairo Mata, Engineer II  

Public Works Department, Traffic and Engineering Services Division 
 

SUBJECT: Conditions of Approval for D-16-031 
ADDRESS: 1161 East Shepherd Avenue 
APN:  403-021-03 
    

ATTENTION: 
The items below require a separate process with additional fees and timelines, in addition to the 
CUP/SPR permit process. In order to avoid delays in obtaining a building permit, the following 
items shall be submitted to the contacts shown below.  

X Maintenance Agreement / CFD 
Ann 
Lillie 

Public Works Department 
 (559) 621-8690        

ann.lillie@fresno.gov 

X 

Deed (up to 2 month processing time) 
Deed documents for the required dedications 
must conform to the format specified by the city 
and shall be prepared by the applicant’s engineer. 
The cost of deed document processing and 
recordation fee must be paid at the time of deed 
submittal and submitted with verification of 
ownership prior to the issuance of building 
permits. 

Jeff 
Beck 

Public Works Department 
 (559) 621-8560       

jeff.beck@fresno.gov 

 
PUBLIC IMPROVEMENT REQUIREMENTS  
 
The following requirements are based on city records and the accuracy of the existing and 
proposed on-site and off-site conditions depicted on the exhibits submitted.  Requirements 
not addressed due to omission or misrepresentation of information, on which this review 
process is dependent, will be imposed whenever such conditions are disclosed. 

 
Repair all damaged and/or off grade off-site concrete street improvements as determined by 
the City of Fresno Public Works Department, Construction Management Division, (559) 621-
5600.  Pedestrian paths of travel must also meet current accessibility regulations.  
 
Underground all existing off-site overhead utilities within the limits of this site/map as per 
FMC Section 12-1011 and Resolution No. 78-522/88-229.  
 
The construction of any overhead, surface or sub-surface structures and appurtenances in 
the public right of way is prohibited unless an encroachment permit is approved by the City 
of Fresno Public Works Department, Traffic and Engineering Services Division, (559) 621-
8693.  Encroachment permits must be approved prior to issuance of building permits.  
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Street work on major streets shall be designed to include Intelligent Transportation Systems 
(ITS) conduit in accordance with the Public Works ITS specifications. 

 
East Shepherd Avenue: Arterial 
 
1. Dedication Requirement 

a. Dedicate 76’ of property, from section line, for public street purposes, within the 
limits of this application, per Public Works Standard P-52. Center line shall be 
established per Director’s Determination No. 88-05.  

 
2. Construction Requirements: 

a. Construct a 30’ driveway approach to Public Works Standard(s) P-2 and P-6.  If 
parking is allowed adjacent to the curb, provide 10’ of red curbing (3 coats) 
on both sides of the proposed driveway approaches. Construct a concrete 
pedestrian walkway behind all driveway approaches as identified on Exhibit “A”.  
Asphalt concrete paving per City of Fresno Public Works Standard Drawing P-21 
may be substituted for concrete.  

b. Provide a 10’ visibility triangle at all driveways.   
c. Remove abandoned (existing driveway approaches not identified for utilization) 

or reduce excessive width driveway approaches as noted on Exhibit “A”, and 
install sidewalk, curb and gutter per City of Fresno Public Works Standard 
Drawing P-5 to match existing or proposed street improvement line and grade 
per Fresno Municipal Code (FMC) 13-211. 

d. Construct concrete sidewalk to Public Works Standard P-5.  The curb shall be 
constructed to a 10’ residential pattern (5.5’ face of curb to sidewalk - 4’ 
sidewalk- 0.5’ from sidewalk to right of way).   

e. Construct an underground street lighting system to Public Works Standard E-1 
within the limits of this application.  Spacing and design shall conform to Public 
Works Standard E-7 for Arterials. 

 
Street Construction and Lighting Plans are required and shall be approved by the City 
Engineer.  All improvements shall be constructed in accordance with the City of Fresno, 
Public Works Department Standard Drawings and Specifications.  The performance of any 
work within the public street right of way (including pedestrian and utility easements) 
requires a STREET WORK PERMIT prior to commencement of work.  When preparing 
Street Plans and/or Traffic Control Plans, contact (Randy Schrey) at (559) 621-8807, 10 
working days in advance, to make sure that sidewalks or an approved accessible path 
remain open during construction. Submit construction plans for all required work, in a single 
package, to the City of Fresno’s, Traffic and Engineering Services Division.  All work shall be 
reviewed, approved, completed, and accepted prior to obtaining a certificate of occupancy. 
Utility poles, street lights, signals, etc. shall be relocated as determined by the City 
Engineer. Dedication(s) shall be sufficient to accommodate additional paving and any other 
grading or transitions as necessary based on a 45 MPH design speed for Collectors and 55 
MPH for Arterials.  
 
Two working days before commencing excavation operations within the street right of way 
and/or utility easements, all existing underground facilities shall have been located by 
Underground Services Alert (USA) Call 811. 
 
All survey monuments within the area of construction shall be preserved or reset by a 
person licensed to practice Land Surveying in the State of California. 
 
PRIVATE IMPROVEMENT REQUIREMENTS  
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Off-Street Parking Facilities and Geometrics 
 

1. Off-Street parking facilities and geometrics shall conform to the City of Fresno Public 
Works Department, Parking Manual and Standard Drawing(s) P-21, P-22, P-23. 

2. Install 30" state standard "STOP" sign(s) at location(s) shown. A "right turn only" sign 
is also required, at the same location; install a 30" x 36" state standard sign 
immediately below the stop sign on the same post. Sign(s) shall be mounted on a 2" 
galvanized post with the bottom of the lowest sign 7’ above ground, located behind 
curb and immediately behind a major street sidewalk. 

3. Provide parking space needs, circulation, access, directional signs (e.g. "Entrance," 
"Exit," "Right Turn Only," "One Way" signs, etc.) as noted on Exhibit “A”. 

4. Gate: Redesign the gate turn around to allow vehicles to turn around on-site with out 
hitting any obstructions as shown on Exhibit “A”. 

 
Traffic Signal Mitigation Impact (TSMI) Fee: This project shall pay all applicable TSMI 
Fees at the time of building permit.  Contact the Public Works Department, Frank Saburit 
at (559)621-8797. The fees are based on the trip generation rate(s) as set forth in the latest 
edition of the ITE Generation Manual.   
 
Trip Generation:  This development will generate the following Average Daily Trips (A.D.T.), 
as shown below:  
 

Description/ ITE code Size ADT AM Peak Hour PM Peak Hour 

Apartment 220 34 DU 226 17 21 

Single Family Home 210 1 DU 10 1 1 

 Total: 216 16 20 

 
Fresno Major Street Impact (FMSI) Fees: This entitlement is in the New Growth Area; 
therefore pay all applicable growth area fees and City-wide regional street impact fees. 
Contact the Public Works Department, Frank Saburit at (559) 621-8797.  
 
Regional Transportation Mitigation Fee (RTMF): Pay all applicable RTMF fees to the 
Joint Powers Agency located at 2035 Tulare Street, Suite 201, Fresno, CA 93721; (559) 
233-4148 ext. 200; www.fresnocog.org. Provide proof of payment or exemption prior to 
issuance of certificate of occupancy.  
 

Prior to resubmitting a corrected exhibit, provide the following information on the site 
plan: 

 
A. General Requirements 

1. Parcel of Record: Provide a legal description and identify the entire parcel at the 
time of permits. 

2. Easements: Identify and dimension.  
3. Scope of work: All items shall be listed as existing or proposed. 

B. Offsite Information: 
1. Section Line: Identify. 
2. Street Improvements and Furniture: Identify existing and proposed curb, gutter, 

sidewalks (provide width), driveway approaches (provide width), street lights, utility 
poles, boxes, guy wires, tree wells, etc. 

3. Accessibility: Identify the required 4’ minimum path of travel along the public 
sidewalk adjacent to property, as required by the California Administration Code 
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(Title 24).  A pedestrian easement may be required if Title 24 requirements cannot 
be met.   

C. Onsite Information: 
1. Buildings: Identify existing building to be removed.  Provide square footage. 
2. Identify a 10’ visibility triangle at all driveways and points of egress into public right of 

way. 
3. Driveways: Provide a 10’ visibility triangle at all driveways.   
4. Parking Lot:  

a. Wheel Stops: 6” high 
b. Accessibility signage: not to be within the 2’ vehicular overhang 
c. Planters: provide planter dimensions and radii  

 
Questions relative to these conditions may be directed to Jairo Mata at 559 621-8714 
Jairo.Mata@fresno.gov ,  in the Public Works Department, Traffic and Engineering Services 
Division.  
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City of Fresno Notes and Requirements for Entitlement Applications 
 

(Note:  Not all requirements will be applicable to all projects)  
 

GENERAL 
 
1. Approval of this special permit may become null and void in the event that 

development is not completed in accordance with all the conditions and requirements 
imposed on this special permit, the Zoning Ordinance, and all Public Works Standards 
and Specifications.  This special permit is granted, and the conditions imposed, based 
upon the Operation Statement provided by the applicant.  The Operation Statement is 
material to the issuance of this special permit.  Unless the conditions of approval 
specifically require operation inconsistent with the Operation Statement, a new or 
revised special permit is required if the operation of this establishment changes or 
becomes inconsistent with the Operation Statement.  Failure to operate in accordance 
with the conditions and requirements imposed may result in revocation of the special 
permit or any other enforcement remedy available under the law.  The Development 
and Resource Management Department shall not assume responsibility for any 
deletions or omissions resulting from the special permit review process or for additions 
or alterations to construction plans not specifically submitted and reviewed and 
approved pursuant to this special permit or subsequent amendments or revisions.  

2. No land shall be used, and no structure shall be constructed, occupied, enlarged, 
altered, demolished, or moved in any zoning district, except in accordance with the 
provisions of this Code. Specific uses of land, buildings, and structures listed as 
prohibited in any zoning district are hereby declared to be detrimental to the public 
health, safety, and welfare. 

3. Development shall take place in accordance with the Standards, Specifications, and 
Standard Drawings of the City of Fresno Public Works Department; 
http://www.fresno.gov/Government/DepartmentDirectory/PublicWorks/DeveloperDoorw
ay/Technical+Library/StandardSpecificationsandDrawings.htm  

4. Development shall take place in accordance with all city, county, state and federal laws 
and regulations.   

5. Owners and persons having ownership interest in businesses operating in the City of 
Fresno (including leasing out any commercial or industrial property, or renting out four 
or more dwelling units) are required by the Fresno Municipal Code to obtain a 
Business Tax Certificate.  Contact the City of Fresno Finance Department‟s Business 
Tax Division at (559) 621-6880 for more information.  Information and  an application 
form is available at the following website:  
http://www.fresno.gov/Government/DepartmentDirectory/Finance/BusinessLicenseand
Tax/businesstaxapplicaiton.htm 

6. All proposed building(s) or structure(s) constructed on the property must comply with 
the prevailing California Building Code Standards. 

http://www.fresno.gov/Government/DepartmentDirectory/PublicWorks/DeveloperDoorway/Technical+Library/StandardSpecificationsandDrawings.htm
http://www.fresno.gov/Government/DepartmentDirectory/PublicWorks/DeveloperDoorway/Technical+Library/StandardSpecificationsandDrawings.htm
http://www.fresno.gov/Government/DepartmentDirectory/Finance/BusinessLicenseandTax/businesstaxapplicaiton.htm
http://www.fresno.gov/Government/DepartmentDirectory/Finance/BusinessLicenseandTax/businesstaxapplicaiton.htm
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7. Any building modifications and/or additions not included with this application are not 

approved with this special permit and would be subject to a new special permit. 

8. A permit granted under this Code shall automatically expire if it is not exercised or 
extended within three years of its issuance. Refer to section 15-5013, Expiration of 
Planning Entitlements, for more information about the exercise of rights.   

FENCES/WALLS, LANDSCAPING, PARKING 

9. Nothing in this Development Code shall be deemed to prohibit the erection of 
temporary fencing around construction sites in compliance with the Building Code and 
other applicable provisions of the Fresno Municipal Code.  

10. Future fences shall be reviewed and approved by the Development and Resource 
Management Department prior to installation.  

11. Trees shall be maintained by property owners to be free from physical damage or 
injuring arising from lack of water, chemical damage, accidents, vandalism, insects, 
and disease. Any tree showing such damage shall be replaced with another tree.  

12. No tree for which a Tree Removal Permit is required shall be removed until all 
conditions of the permit have been satisfied and the decision has become final. In 
addition, tree(s) approved for removal in conjunction with a development application 
shall not be removed before the issuance of a Building Permit or unless all of the 
conditions of approval of the development applications are satisfied.  

13. The review authority shall issue a Tree Removal Permit if any of the following general 
criteria is met: a) The tree(s) is irreparably diseased or presents a danger of falling that 
cannot be controlled or remedied through reasonable preservation and/or preventative 
procedures and practices so that the public health or safety requires its removal. b) 
The tree(s) can potentially cause substantial damage to existing or proposed main 
structure(s) (e.g. dwellings, other main structures, or public infrastructure) or interfere 
with utility services and cannot be controlled or remedied through reasonable 
relocation or modification of the structure or utility services. c) The retention of the 
tree(s) restricts the economic enjoyment of the property or creates an unusual hardship 
for the property owner by severely limiting the use of the property in a manner not 
typically experienced by owners of similarly zoned and situated properties, and the 
applicant has demonstrated to the satisfaction of the Review Authority that there are no 
reasonable alternatives to preserve the tree(s).  

14. Landscaping must be in place before issuance of the certificate of occupancy.  A Hold 
on Occupancy shall be placed on the proposed development until such time that 
landscaping has been approved and verified for proper installation by the Development 
Services Division. (Include this note on the site and landscape plans.) 
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15. New landscaping shall have an automatic irrigation system designed to provide 

adequate and efficient coverage of all plant material. Irrigation systems shall comply 
with the requirements of the California Green Building Standards Code and/or the 
California Model Water Efficient Landscape Ordinance and/or the California Plumbing 
Code as may be amended.  

16. Future tenant improvements shall be reviewed and approved by the Development and 
Resource Management Department to ensure that adequate off-street parking is 
provided.   

17. Trees required for parking lots are in addition to trees required elsewhere on the site as 
prescribed in other sections of this Code.  

18. A minimum number of accessible parking stalls are required for the proposed project 
per State of California Building Code, “Development Requirements for Handicapped 
Accessibility.”   

19. All accessible stalls shall be marked with the international symbol of spaces and a 
warning that vehicles in violation of Section 10-1017 of the Municipal Code shall be 
towed away.  The international symbol and tow-away warning shall be posted 
conspicuously on seven-foot poles.  (Include this note on the site plan.) 

20. Applicants are encouraged to provide shared vehicle and pedestrian access between 
adjacent properties for convenience, safety, and efficient circulation. A joint access 
covenant shall be required.  (Include this note on the site plan.) 

21. All general standards of Section 15-2015 of the FMC shall apply when lighting is 
provided to illuminate parking, sales or display areas. Depict all proposed lights on 
the site plan. 

22. Bicycle parking spaces shall be supplied according to Table 15-2429-D: Required On-
Site Bicycle Parking Spaces of the Fresno Municipal Code (FMC). Each bicycle 
parking space shall be a minimum of 30 inches in width and eight feet in length and 
shall be accessible without moving another bicycle. At least 30 inches of clearance 
shall be provided between bicycle parking spaces and adjacent walls, poles, 
landscaping, street furniture, drive aisles, and pedestrian ways and at least five feet 
from vehicle parking spaces to allow for the maneuvering of bikes. Overhead clearance 
shall be a minimum of seven feet. A minimum five foot aisle between each row of 
bicycle parking shall be provided for bicycle maneuvering beside or between each row, 
when multiple rows are proposed. Bicycle parking spaces shall not encroach into 
pedestrian ways, landscaped areas, or other required open spaces, and shall be 
located proximal to structures.   

23. All general provisions of Section 15-2403 of the FMC shall apply to all parking areas.  
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SIGNAGE 

24. All future signs shall be architecturally compatible with the proposed building(s).  
Provide a set of drawings, with descriptive information, including, materials, design and 
colors to allow for a preliminary assessment of the future signage.  It is recommended 
that you provide a copy of the signage early in the project process to allow for staff 
comment. 

25. Signs, other than directional signs, if applicable, are not approved for installation as 
part of this special permit.  (Include this note on the site plan.)   

26. All proposed signs shall conform to the current sign ordinance.  Applications for a sign 
permit and requirements for submittal are available at the Development and Resource 
Management Department's Public Front Counter or online at 
http://www.fresno.gov/Government/DepartmentDirectory/DARM/DevelopmentServices/
StandardsGuidelines/SignsandBanners.htm  

27. Window signs limited to the hours of operation, address, occupancy, and emergency 
information, subject to the following standards: a) Operational windows signs shall not 
be mounted or placed on windows higher than the second story. b) The maximum area 
of exempt window signage shall not exceed three square feet in area.  

28. Banners, streamers, moving signs, and inflatables (including air dancers, balloons, and 
similar objects) are allowed subject to Temporary Use Permit approval for 
establishments within Non-Residential Districts. Signs of this type do not count toward 
total maximum sign area. No sign per this section shall be displayed for more than 30 
days, and a period of 30 must lapse before displaying another sign. Signs shall not be 
displayed for more than 60 total days during a calendar year.  

MISCELLANEOUS 

29. Noise levels shall not exceed the decibel levels described in Section 15-2506 of the 
FMC at anytime, measured at the nearest subject property line. 
http://library.municode.com/HTML/14478/level3/MUCOFR_CH10REREPUNUREPRC
OUS_ART1NORE.html#MUCOFR_CH10REREPUNUREPRCOUS_ART1NORE_S10-
102DE  

30. The address listed in the conditions of approval is the 'Official Address' given to the 
building.  If you would like separate suite or unit numbers for a building, provide a floor 
plan and contact the City of Fresno Development and Resource Management 
Department for 'Official Addresses‟.  Only those addresses assigned by the City of 
Fresno will be recognized as 'Official Addresses'.  The United States Post Office 
will only recognize addresses assigned by the City of Fresno.  If a non-official address 
is given to a building and or/separate suites, the City of Fresno has the authority to 
charge a fee and have those addresses corrected.  In addition, the United States Post 
Office will cease mail delivery to those addresses that are not „Official Addresses‟. 

http://www.fresno.gov/Government/DepartmentDirectory/DARM/DevelopmentServices/StandardsGuidelines/SignsandBanners.htm
http://www.fresno.gov/Government/DepartmentDirectory/DARM/DevelopmentServices/StandardsGuidelines/SignsandBanners.htm
http://library.municode.com/HTML/14478/level3/MUCOFR_CH10REREPUNUREPRCOUS_ART1NORE.html#MUCOFR_CH10REREPUNUREPRCOUS_ART1NORE_S10-102DE
http://library.municode.com/HTML/14478/level3/MUCOFR_CH10REREPUNUREPRCOUS_ART1NORE.html#MUCOFR_CH10REREPUNUREPRCOUS_ART1NORE_S10-102DE
http://library.municode.com/HTML/14478/level3/MUCOFR_CH10REREPUNUREPRCOUS_ART1NORE.html#MUCOFR_CH10REREPUNUREPRCOUS_ART1NORE_S10-102DE
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31. All projects, including projects that involve less than one acre of property, are required 

to comply with the City of Fresno‟s Urban Storm Water Quality Management and 
Discharge Control Ordinance, FMC Chapter 6, Article 7 (FMC Sections 6-701 et seq.) 

When a project involves one acre or more of construction activity (including, but not 
limited to, grading) the developer is required to obtain a stormwater discharge permit 
for construction, with a Notice of Intent (NOI) filed prior to commencement of any 
grading construction activity.  Contact the Fresno office of the California Regional 
Water Quality Control Board at 559-445-6281 regarding the required NOI and 
stormwater discharge permit.  Additional information on California‟s construction 
stormwater regulation may be obtained from the Water Board via the internet:   
www.waterboards.ca.gov/water_issues/programs/stormwater/construction.shtml.   

Helpful information for preparing and implementing stormwater pollution prevention 
plans may also be obtained from the California Stormwater Quality Association via its 
website, www.casqa.org     

When a project involves specified nonresidential activities (certain commercial and 
industrial activities), an ongoing industrial stormwater discharge permit is also required.  
Contact the Fresno office of the California Regional Water Quality Control Board at 
559-445-6281 to find out whether your project/business requires an industrial 
stormwater discharge permit, and to obtain details on securing this permit.  Additional 
information on industrial stormwater regulations may be obtained from the following 
website: www.waterboards.ca.gov/water_issues/programs/stormwater/industrial.shtml,  

The California Stormwater Quality Association has additional information on preparing 
stormwater pollution prevention plans for industrial activities  (www.casqa.org).   

32. Screen all roof-mounted equipment from the view of public rights-of-way. Depict all 
mechanical equipment on site plan and elevations.   

33. If archaeological and/or animal fossil material is encountered during project surveying, 
grading, excavating, or construction, work shall stop immediately. (Include this note 
on the site plan.) 

34. If there are suspected human remains, the Fresno County Coroner shall be 
immediately contacted.  If the remains or other archaeological material is possibly 
Native American in origin, the Native American Heritage Commission (Phone: (916) 
653-4082) shall be immediately contacted, and the California Archaeological 
Inventory/Southern San Joaquin Valley Information Center (Phone: (805) 644-2289) 
shall be contacted to obtain a referral list of recognized archaeologists.  An 
archeological assessment shall be conducted for the project, the site shall be formally 
recorded, and recommendations made to the City as to any further site investigation or 
site avoidance/preservation. (Include this note on the site plan.) 

35. If animal fossils are uncovered, the Museum of Paleontology, U.C. Berkeley shall be 
contacted to obtain a referral list of recognized paleontologists.  An assessment shall 

http://www.waterboards.ca.gov/water_issues/programs/stormwater/construction.shtml
http://www.casqa.org/
http://www.waterboards.ca.gov/water_issues/programs/stormwater/industrial.shtml
http://www.casqa.org/
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be conducted by a paleontologist and, if the paleontologist determines the material to 
be significant, it shall be preserved. (Include this note on the site plan.) 

36. Connection to a municipal water system is required unless approved measures are 
included in the project conditions of approval for an alternative water supply. 

37. Connection to a municipal City of Fresno sewer system is required unless approved 
measures are included in the project conditions for alternative wastewater treatment 
facilities. 

38. City of Fresno water and sewer connection charge obligations applicable to this project 
will be computed during the building construction plan check process and shall be 
payable at time of issuance of building permit unless other arrangements have been 
approved to defer such payments to a later date.  For information relating to water and 
sewer service requirements and connection charges, contact Frank Saburit at (559) 
621-8277. 

39. Open street cuts are not permitted; all utility connections must be bored. 

40. CROSS-CONNECTION CONTROL.  A backflow prevention device may be required on 
the water service.  Contact the Department of Public Utilities, Water Division (559) 621-
5300 for requirements relating to approved devices, locations, testing and acceptance.  
This requirement must be satisfied prior to final occupancy. 

41. This project was reviewed by the Fire Department only for requirements related to 
water supply, fire hydrants, and fire apparatus access to the building(s) on 
site.  Review for compliance with fire and life safety requirements for the building 
interior and its intended use are reviewed by both the Fire Department and the Building 
and Safety Section of the Development and Resource Management when a submittal 
for building plan review is made as required by the California Building Code by the 
architect or engineer of record for the building. 

42. Open storage (outside an enclosed building) shall be limited to vehicles, boats, 
recreational vehicles, and trailers. Outdoor storages areas shall be screened from 
public view by building façades or solid fences. At the discretion of the Review 
Authority, the treatment of the ground surface of the open storage area may be gravel 
or other materials as prescribed by the San Joaquin Valley Air Pollution Control 
District, the Public Works Department, the Fire Department, and the Fresno 
Metropolitan Flood Control District. All open storage must be depicted on the site plan 
and described in operation. If it is not, it is not allowed on the site.  

43. If video surveillance cameras are required or installed, provide signs under the 
surveillance cameras which notify the public that the subject property is monitored by 
video surveillance.   
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FEES 

(Not all fees will be applicable to all projects) 

44. NOTICE TO PROJECT APPLICANT:  In accordance with the provisions of 
Government Code Section 66020(d)(1), the imposition of fees, dedication, reservations 
or exactions for this project are subject to protest by the project applicant at the time of 
approval or conditional approval of the development or within 90 days after the date of 
imposition of fees, dedications, reservation, or exactions imposed on the development 
project.  This notice does not apply to those fees, dedications, reservations, or 
exactions which were previously imposed and duly noticed; or, where no notice was 
previously required under the provisions of Government Code Section 66020(d)(1) in 
effect before January 1, 1997. 

45. CITYWIDE DEVELOPMENT IMPACT FEES 

a) Traffic Signal Charge (FMC Section 12-4.1101 to 12-4.1103) This project shall 
pay its Traffic Signal Mitigation Impact Fee at the time of building permit based on 
the trip generation rate(s) as set forth in the latest edition of the ITE Generation 
Manual.  Refer to the adopted Master Fee Schedule for fee rate. This fee shall be 
paid at time of building permit.  

b) Fire Facilities Fee (FMC Section 12-4.901 to 12-4.906) (based on building square 
footage, or residential units) 

c) Police Facilities Fee (FMC Section 12-4.801 to 12-4.806)  (based on building 
square footage, or residential units) 

d) Parks Facilities Fee (FMC Section 12-4.701 to 12-4.706)  (based on the number 
of residential units) 

46. CITYWIDE REGIONAL AND NEW GROWTH MAJOR STREET IMPACT FEES (FMC 
Section 12-4.1006)  

a) Street Impact Fees shall be due and payable at the time of building permit 
issuance unless otherwise required by State law.  

b) Street Impact Fees will be a condition on all development entitlements granted.   

c) New construction on vacant parcels shall be calculated on a net acreage 
(adjusted acre basis) of the entire property subject to the development entitlement 
based upon planned land use.  Notwithstanding, fees shall be based upon actual 
land use for developments in the C-M zone district and for development projects 
developed inconsistent with the plan land use. 

d) New construction on property that is partially developed, Street Impact Fees will 
be applied to the incremental increase proportionate to the respective floor to 
area ratios (25% for commercial and 40% for industrial).  In no case shall anyone 
pay more than the amount of the total net acreage of the parcel multiplied by the 
applicable fee rate. 
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e) Reuse being more intensive that the original use, the developer shall be required 
to pay the difference between the current amount of the Street Impact Fee 
obligation for the old use and the current amount of the Street impact Fee 
obligation for the new use. 

47. FRESNO COUNTY FACILITY IMPACT FEE 

Fresno County adopted a Facilities Impact Fee, but the requirement to pay this fee was 
subsequently suspended by Fresno County.  If the fee has been reinstated at the time 
of issuance of building permits for this project, or an alternative fee system has been 
adopted by Fresno County, proof of payment or payment of this fee will be required for 
issuance of building permits. 

48. REGIONAL TRANSPORTATION MITIGATION FEE (RTMF) 

Pay the RTMF fee to the Joint Powers Agency located at 2035 Tulare Street, 
Suite 201, Fresno, CA 93721; (559) 233-4148, ext. 200; www.fresnocog.org.  Provide 
proof of payment or exemption prior to issuance of building permits. 

49. SCHOOL FEES 

School fees must be paid, if required, prior to the issuance of building permits.  Contact 
Central Unified School District.  Provide proof of payment (or no fee required) prior to 
the issuance of building permits. 

50. FRESNO METROPOLITAN FLOOD CONTROL DISTRICT (FMFCD) FEES 

a) A FMFCD Development Fee is required for review of proposed development 
projects, including applications for plan amendments, rezones, special permits, 
subdivisions, and grading plans.  This fee is based on project acreage and must 
be paid directly to FMFCD in order for that agency to review projects and provide 
a Notice of Requirements.  For more information, contact Fresno Metropolitan 
Flood Control District at (559) 456-3292.  

b) FMFCD drainage fees are due, if required, prior to issuance of building permits 
and are payable at the rate in place at the time of building permit issuance.  
Unpaid drainage fee obligations that were unpaid for a prior project at the site of a 
new project must be satisfied by the developer of the new project.  Drainage fees 
may be paid at the Development and Resource Management Department prior to, 
or at the time of building permit issuance.  They may also be paid directly to 
FMFCD, and proof of payment provided to the City, in order to obtain construction 
permits.   

51. SEWER CONNECTION CHARGES (FMC Section 6-304(a)).  The following sewer 
connection charges may be required and will be payable at the fee rate listed in the 
Master Fee Schedule at the time payment is due.  New sewer connection charges 
adopted by the Council prior to the issuance of building permits may also be applied.   

a) Lateral Sewer Charge (based on property frontage to a depth of 100‟) 

http://www.fresnocog.org/
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b) Oversize Sewer Charge (based on property frontage to a depth of 100‟) 

Effective January 9, 1999, Ordinance No. 98-97 also amended certain sewer 
connection charges.  Fresno Municipal Code Article 15, Section 12 provides property 
owners the incentives and deletes certain sewer connection charges pursuant to the 
Simple Tiered Equity Program (STEP) and the Employment Development Program 
(EDP).  For additional information on the STEP and EDP, contact the Department of 
Public Utilities, Administration Division at (559) 621-8600. 

52. WATER CONNECTION CHARGES: (FMC Sections 6-507 to 6-513).  The following 
water connection charges may be required and will be payable at the fee rate listed in 
the Master Fee Schedule at the time payment is due.  New water connection charges 
adopted by the Council prior to issuance of building permits may also be applied.   

a) Frontage Charge (based on property frontage) 

b) Transmission Grid Main Charge (based on acreage) 

c) Transmission Grid Main Bond Debt Services Charge (based on acreage) 

d) UGM Water Supply Fee (based on living units, living unit equivalents or acreage) 

e) Wellhead Treatment Fee (based on living units or living unit equivalents) 

f) Recharge Fee (based on living units or living unit equivalents) 

g) 1994 Bond Debt Service Charge (based on living units or living unit equivalents) 

h) Service Charges (based on service size required by applicant) 

i) Meter Charges (based on service need) 

53. Deferment of the payment of Citywide development impact fees for Fire, Police, Parks, 
Streets, and Traffic Signals is available for projects located within the Downtown 
Priority Areas in accordance with the provisions of City of Fresno Resolutions 
Nos. 2009-265 and 2010-19. 
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City of Fresno Planning and Development Department 
2600 Fresno Street  Room 3043 
Fresno, California   93721-3604 
 
ATTN:  ______________________________________________ 
            [printed name of planner who processed the project listed below] 
 
 
REGARDING:  ________________________________________________________ 

    [Conditional Use Permit No. / Site Plan Review No./ Variance No. / Tract No.] 
 
 
 
I, __________________________________, hereby certify, under penalty of perjury, that all  
       [printed name of landscape professional] 
 
landscaping and related irrigation system improvements have been installed as required 
 
pursuant to the final corrected landscape plans/exhibits approved by the City of Fresno for the 
 
above development project.   These landscape exhibits, numbered ___________________,  

         [numbers from entitlement file] 
 
were submitted on ___________________ and were approved on ____________________  
     [date]           [date] 
 
by the above-named planner. 
 

           Certified  by:           x___________________________________ 
        [signature of landscape professional] 
 
Certified on: ____________________  ____________________________________ 
          [date signed]    [type of license, and license number of the signer] 
 

          Telephone (with area code):  (_________)_____________________________ 
 
          Business Address:  ________________________________________ 
 
       ________________________________________ 
 
K:\Common\WORD FORMS\Landscape Certification Form.doc       01/11/06 




