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Mike de Alba 
DE ALBA ARCHITECTURE 
info@mikedealba.com 
(Sent via email only) 

SUBJECT:  CONDITIONAL USE PERMIT APPLICATION NO. P18-03987 FOR PROPERTY 
LOCATED AT 293 W BEECHWOOD AVE (APN:  30315201) 

 
Dear Mike de Alba: 
 
The Fresno Planning Commission, on September 18, 2019, approved Conditional Use Permit 
Application No. P18-03987, which was filed by Mike deAlba, DeAlba Architecture, on behalf of Star 
Housing Project, Inc., and pertains to 0.24 acre of property located at 293 West Beechwood Avenue 
in the Pinedale Neighborhood Community bounded by West Herndon, North Ingram, West Alluvial, 
and North Blackstone Avenues.  The applicant proposes the construction of a market rate 2-unit 
detached multiple family residential townhouse development on property zoned RS-5/EA 
(Residential Single Family, Medium Density/Expressway Area Overlay). The proposed project was 
determined to be exempt from the California Environmental Quality Act by the Planning and 
Development Department on August 5, 2019 through a Class 32 Categorical Exemption.   
 
The approval of this project is subject to compliance with the following Conditions of Approval: 
 
  

PART A - ITEMS TO BE COMPLETED 
 
The following items are required prior to issuance of building permits, prior to occupancy, 
and/or commencement of land activity: 

 

   

 

Planner to check when completed 

 Development shall take place in accordance with Exhibit A P18-03987 CP1.pdf,  
uploaded on 05/29/2019.  
 
Transfer all comments and conditions on Exhibits to the corrected exhibit(s) and submit 
to planner at least 15 days prior to issuance of building permits. 

 In accordance with Goals, Objectives and Policies of the Pinedale Neighborhood Plan, 
new residential development shall comply with the Planning and Development 
Department’s Design Guidelines for Infill Parcels of Land.  The project applicant shall 
implement the following measures: 
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1. Each side of a building that is visible from a street shall be designed with a complementary 
level of detailing and quality of materials as the primary facade.  Design measures should be 
utilized to avoid large scale, massive, monolithic, and/or repetitive “institutional” visual 
appearances.  Submit elevations inclusive of modifications for review and approval. 
 
a. Buildings shall have an attractive appearance on all sides, not just on their front 

elevations. Side and rear elevations which are visible from the public rights-of-way or 
which are adjacent to common areas or paths of travel shall incorporate aesthetic 
enhancements and character defining features to reinforce the quality and character of the 
development.  No monolithic walls shall be permitted.  Design features as well as attached 
architectural elements and details such as, veneer siding, window trim (e.g., poly foam 
with stucco, shutters, or wood shall be provided and shall not be flush with the pane of the 
home), decorative attic vents, awnings, Juliette balconies, trellises, and lighting fixtures 
shall be designed to be consistent with other elements of the primary façade; and, use of 
texture, relief, and/or color can be utilized to add interest to otherwise blank walls.   

 

        

PART B - OTHER AGENCY COMMENTS AND CONDITIONS 
 

 

To be checked when completed where applicable 

 1. Building and Safety Services: The items below require a separate process with 
additional fees and timelines, in addition to the Conditional Use Permit process.   
 
1. Building, Grading and Utility plans are required to be submitted to the Building and 
Safety Services Department for approval permits. 

 2. DPU Planning and Engineering: Project site is located within the jurisdiction of another 
provider for sanitary sewer service.  The applicant should contact Pinedale County Utility 
District for service conditions and/or restrictions. 

 3. Fire Review: All back checks will be performed between the hours of 1:30 p.m. and 3:00 
p.m. Monday – Friday, at Fresno Fire Department located at 911 H Street. No 
appointment is necessary. Applicants must be at the front counter and sign the log 
before 3pm or you will be required to come back another day. All revisions to plans shall 
be called out with a cloud or delta. If you have questions and would like more 
information regarding FFD Development Policies please see the following: 
https://www.fresno.gov/fire/fire-prevention-investigation/development-policies/ Fire 
Department back check items require a wet signature from Fire Department staff. Back 
check items signed by any person other than sworn Fire Department staff are invalid. 
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 
DARM 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. Note on plans:  
Both houses need to be addressed to N College Ave as their front doors and driveways 
face that street. Indicate on plans the location of the existing public fire hydrant located 
directly across from the parcel on the NE corner of College and Beechwood Avenues. 

 4. Flood Control District: See attached FMFCD Notice of Requirements (NOR). 
NOR & Grading Plan review fees due. 
Drainage fees due. 

 5. Fresno County Environmental Health: Conditions of Approval: 
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• Construction permits for the proposed project should be subject to assurance of sewer 
capacity of the Regional Wastewater Treatment Facility.  Concurrence should be 
obtained from the California Regional Water Quality Control Board (RWQCB).  For more 
information, contact staff at  
(559) 445-5116. 
 
• Construction permits for the proposed project should be subject to assurance that the 
community water system has the capacity and quality to serve this project.  Concurrence 
should be obtained from the State Water Resources Control Board, Division of Drinking 
Water-Southern Branch.  For more information call (559) 447-3300. 
 
• The proposed construction project has the potential to expose nearby residents to 
elevated noise levels.  Consideration should be given to the City’s municipal code. 
 
• As a measure to protect ground water, all water wells and/or septic systems that exist 
or have been abandoned within the project area should be properly destroyed by an 
appropriately licensed contractor. 
 
• Should any underground storage tank(s) be found during the project, the applicant 
shall apply for and secure an Underground Storage Tank Removal Permit from the 
Fresno County Department of Public Health, Environmental Health Division.  Contact 
the Certified Unified Program Agency at (559) 600-3271 for more information. 

 6. Irrigation District: Please refer to FID's comment letter in documents tab, also attached. 
 7. Public Works Traffic Planning: For Traffic Planning Conditions of Approval and red lined 

Exhibit, please look in the “Attachments”. Make corrections to the exhibits before 
resubmitting. 

 

 

 

 
PART  - OTHER/MISCELLANEOUS REQUIREMENTS 
 

1. Development shall take place in accordance with the Conditions of Approval prepared for 
P18-03987 dated September 18, 2019. 

2. 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: 

   

3. 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; 

a. All public and private easements, rights-of-way and any actual or potential prescriptive 
easements or uses of the subject property; and,  

   

b. Existing and proposed grade differentials between the subject property and adjoining 
property zoned or planned for residential use. 
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4. 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 
A notice indicating the Notice of Public Hearing for the intended approval of this project was 
mailed to nearby property owners on September 6, 2019 which commenced a 10 day 
comment period.  No comments were received and the Planning Commission approved the 
project on September 18, 2019.  This commences a 15 day appeal period.  Should an appeal 
be received, it shall be scheduled to be heard before the City Council. 
 

Please be advised that this project may be subject to a variety of discretionary conditions of 
approval. These conditions based on adopted City plans, ordinances and policies; those determined 
to be required through the interdepartmental/interagency review process; and those determined 
through the environmental assessment process as necessary to mitigate adverse effects on the 
health, safety and welfare of the community.  The conditions of approval may also include 
requirements for development and use that would, on the whole, enhance the project and its 
relationship to the neighborhood and environment. 
 

All conditions of approval based on adopted plans, codes, and regulations are mandatory.  
Conditions based on the FMC may only be modified by variance, provided the findings required by 
FMC Section 15-5506 can be made.  Discretionary conditions of approval may be appealed, but will 
ultimately be deemed mandatory unless appealed in writing to the Director within 15 days. In the 
event you wish to appeal the Director’s decision, you may do so by filing a written appeal with the 
Director. The appeal shall include the appellant’s interest in or relationship to the subject property, 
the decision or action appealed and specific reasons why the applicant believes the decision or 
action appealed should not be upheld. 
 
If you wish to appeal the decision, a written request must be received at the Planning and 
Development Department by October 4, 2019. The written request should be addressed to Jennifer 
K. Clark, Director, and include the application number referenced above. 
 

BACKCHECK PROCESS 
Please Note: To complete the back-check process for building permits relative to planning 
and zoning issues, submit one hard copy and an electronic copy of this corrected, final site 
plan, in addition to the required building sets which are to include elevations, landscape, 
and irrigation plans, any fees and title reports for required covenants, and any required 
studies or analyses to Kelsey George in the Development Services Division for final review 
and approval, at least 15 days before applying for building permits. 
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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 
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, landscaping, and irrigation plans 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. 
 

EXPIRATION DATES 
The exercise of rights granted by this special permit must be commenced by September 18, 2022 
(three years from the date of approval), pursuant to FMC Section 15-5013.  An extension of up to 
one additional year may be granted, provided that the findings required under FMC Section 15-
5013-A.1 are made by the Director.  All required improvements must be installed prior to the 
operation of the proposed use. 
 

Pursuant to Section 15-5308 of the FMC an expiration date of seven years from the date of 
approval has been established for Conditional Use Permits.  Therefore, the approval for P18-03987 
shall expire on September 18, 2026 and a new conditional use permit must be obtained prior to that 
expiration date for the use only (not the physical structure(s)). 
 

Our goal is to continuously improve our customer service. Please take a moment to complete a 
quick survey linked here.  If you have any questions regarding this letter, feel free to give me a call 
at the number listed above. 
 
Sincerely, 
 
 
 
Kelsey George, Planner 
Development Services Division 
 
 
 
 
 

 

     

 

https://form.jotform.us/71647953320155
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SUBJECT: Conditions of Approval for P18-03987 
 
DATE:  May 29, 2019 
 
TO:  Joann Zuniga 

Development and Resource Management Department 
 
FROM: Leonor Ayala, Engineer II  
  Public Works Department, Traffic Planning Section 
 
APN:  303-152-01  ADDRESS: 293 (and 295?)  West Beechwood Avenue 
    

ATTENTION: 
The items below require a separate process with additional fees and timelines, in addition to the 
development permit process. Submit the following items early to avoid delaying approval of 
building permits. Final approval of the site plan is contingent on receipt of all items checked below. 

  Point of 
Contact 

Department and Contact 
Information 

X 

Proposed building over lot line. A Lot Merger 
may be required, to establish this 
configuration prior to building permits or 
submit a revised exhibit confining the 
proposed development within existing parcel 
lines. 
 

Joann 
Zuniga 

 

Planning and Resource 
Management Department 

(559) 621-8357      
Joann.Zuniga@fresno.gov 

 
 

 
ATTENTION: 

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

A. GENERAL REQUIREMENTS 
1. Identify all property lines, and proposed Lot Merger.  

B. OFFSITE INFORMATION: 
1. Clearly identify existing and proposed curb, gutter, sidewalks (provide width), accessibility ramps 

(provide radius), boxes, etc. 
2. Identify the required 4’ minimum path of travel behind ramp adjacent to property. A pedestrian 

easement may be required if Title 24 requirements cannot be met.   
C. ONSITE INFORMATION: 

1. Identify a 12’ visibility triangle at all driveways and points of ingress/egress into public right of way 
per Fresno Municipal Code (FMC) 15-2018B. 

2. Properly identify existing and proposed walls and fences complete with location height and type of 
material.  

D.  OTHER IMPORTANT INFORMATION: Identify if required proposed Parcel Merger. Provide reference 
number. 
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 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. Construct additional offsite 
improvements, including but not limited to, concrete curb, gutter, sidewalk, approaches, ramps, 
pavement, utility relocations, etc. in accordance with City of Fresno’s Public Works Standards, 
Specifications and the approved street plans. 

 
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. All existing sidewalks 
in excess of 2% maximum cross slope must be brought into compliance prior to acceptance by 
Public Works. 
 
Underground all existing off-site overhead utilities within the limits of this site/map as per FMC 
Section 15-2017.  
 
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.  
 

College Avenue: Local   
 
1. Dedication Requirements: 

a. Dedicate a corner cut for public street purposes at the intersection of Beechwood and 
College Avenue. 

2. Construction Requirements: 
a. Construct driveway approaches to Public Works Standards P-1 and P-6, as approved 

on the site plan. Construct permanent paving as needed per Public Works Standard P-
48. 

b. Provide a 12’ visibility triangle at all driveways, per Fresno Municipal Code (FMC) 15-
2018B. 

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. Modify or replace the existing ramp to meet current Public Works Standards, as 
determined by the Construction Management engineer PRIOR to occupancy.  
“Detectable Warning Devices” are required, if not existing.  Reference Public Works 
Standards P-24 thru P-27, P-28, P-30 thru P-32.  
 

Beechwood Avenue: Local   
 
1. Construction Requirements: 

a. 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. 
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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 (Harmanjit Dhaliwal) at (559) 621-8694, 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.  
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. 
 
Any 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  
 

1. Driveway shall conform to the City of Fresno Public Works Department, Parking Manual 
and Standard Drawings P-21, P-22, P-23. 

 
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 Master fee schedule. 
 
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. 
 
Questions relative to these conditions may be directed to Leonor Ayala at (559) 621-8806 or 
Leonor.Ayala@fresno.gov in the Public Works Department, Traffic Planning Section.  
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