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Since then, the applicant now simply refers to the use as “office use” (not medical office). See 
Vicinity Map, Aerial Photo of Site, Site Plan and Elevation (Exhibits A-D) which more fully 
describe the project. 

PROJECT INFORMATION 

                              
PROJECT 

 
 
Conditional Use Permit Application No. C-14-072, was filed by 
Frank Mungia, on behalf of Randy Alonzo of PB Companies 
LLC, and pertains to 2.93± acres of property located on the 
northeast corner of West Herndon and North Brawley 
Avenues.  The applicant proposes the construction of a 
23,475 square-foot, 2-story office building and a 62,800 
square-foot, 3-story, 100 resident assisted living/memory care 
facility with 24-hour skilled professionals and trained 
assistants.  The property is zoned C-P/BA-30/EA/UGM 
(Administrative and Professional Office/ Boulevard Area, 30 
feet/Expressway Area Overlay/Urban Growth Management).  
The Bullard Community Plan and the 2025 Fresno General 
Plan designate the planned land use of the site as office.   
 

APPLICANT 
 Randy Alonzo 

Vice President 
PB Companies, LLC 
3480 Higuera St.  
San Luis Obispo, CA 93401 
 

LOCATION 
  

3771 West Beechwood Avenue (APNs: 501-152-01s and 501-
142-07s)  

Located on the northeast corner of West Herndon and North 
Brawley Avenues. 

SITE SIZE  2.93-acres   

LAND USE 
 

Existing     -  Commercial Office Land Use (Vacant) 

Proposed  -  An office building and assisted care living/memory 
care facility 

  

ZONING 
 C-P/BA-30/EA/UGM (Administrative and Professional Office/ 

Boulevard Area, 30 feet/Expressway Area Overlay/Urban 
Growth Management 
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PLAN DESIGNATION  
AND CONSISTENCY 

 
Conditional Use Permit Application No. C-14-072 is 
proposed in accordance with the commercial office planned 
land use identified in the Bullard Community Plan and the 
Fresno General Plan. 

         PLAN COMMITTEE                         
RECOMMENDATION 

 
Council District 2 Plan Implementation Committee has reviewed 
this project and voted (5-0) to approve it. 

                        STAFF 
RECOMMENDATION 

 
Staff recommends approval of Conditional Use Permit 
Application No. C-14-072 subject to compliance with Exhibits 
AA-1, AA-2, AA-3 and AA-4 all dated February 20, 2015 and  A-
1, A-2, A-3, A-4, A-5, A-6, A-7and Exhibits E,  E-1, E-2, E-3, E-
4, E-5, E-6, E-7, E-8, E-9, E-10 all dated August 14, 2014 and 
the conditions found on the Director’s Conditional Letter of 
Approval, dated February 27, 2015. 

BORDERING PROPERTY INFORMATION 

 Planned Land 
Use 

Existing Zoning Existing Land Use 

North 

Medium Density 
Residential 

R-2-A 
Low Density Multiple Family 

District, Single Story 
Residential 

East Office  

C-P 
Administrative and Professional                                      

Offices 
Offices 

South Community 
Commercial 

C-2 
Commercial Shopping Center 

District 
Vacant 

West Neighborhood 
Commercial 

C-1 
Neighborhood Shopping Center 

District 
Vacant 

 

ENVIRONMENTAL FINDING 
 

An environmental assessment initial study was prepared for this project in accordance with 
the requirements of the California Environmental Quality Act (CEQA) Guidelines.  This 
process included the distribution of requests for comment from other responsible or affected 
agencies and interested organizations (see Exhibit M). 
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Preparation of the environmental assessment necessitated a thorough review of the proposed 
project and relevant environmental issues and considered previously prepared environmental 
and technical studies pertinent to the Bullard Community Plan area, including the Fresno 
General Plan Master Environmental Impact Report (MEIR SCH No. 2012111015).  These 
environmental and technical studies have examined projected sewage generation rates of 
planned urban uses, the capacity of existing sanitary sewer collection and treatment facilities, 
and optimum alternatives for increasing capacities; groundwater aquifer resource conditions; 
water supply production and distribution system capacities; traffic carrying capacity of the 
planned major street system; and, student generation projections and school facility site location 
identification. 

 
The proposed conditional use permit has been determined to not be fully within the scope of the 
recently adopted MEIR SCH No. 2012111015 as provided by the CEQA, as codified in the 
Public Resources Code (PRC) Section 21157.1(d) and the CEQA Guidelines Section 15177(c).    
It has been further determined that all applicable mitigation measures of MEIR SCH No. 
2012111015 have been applied to the project, together with project specific mitigation measures 
necessary to assure that the project will not cause significant adverse cumulative impacts, 
growth inducing impacts and irreversible significant effects beyond those identified by SCH No. 
2012111015 as provided by CEQA Section 15178(a).  In addition, pursuant to Public Resources 
Code, Section 21157.6(b)(1), staff has determined that no substantial changes have occurred 
with respect to the circumstances under which the MEIR was certified and that no new 
information, which was not known and could not have been known at the time that the MEIR was 
certified as complete, has become available.  Therefore, it has been determined based upon the 
evidence in the record that the project will not have a significant impact on the environment and 
that the filing of a mitigated negative declaration is appropriate in accordance with the provisions 
of CEQA Section 21157.5(a)(2) and CEQA Guidelines Section 15178(b)(1) and (2). 
 
Based upon the attached environmental assessment and the list of identified mitigation 
measures, staff has determined that there is no evidence in the record that the project may have 
a significant effect on the environment and has prepared a mitigated negative declaration for this 
project.  A public notice of the attached mitigated negative declaration finding for Environmental 
Assessment Application C-14-072 was published on May 15, 2015 with no comments or appeals 
received to date. 
 
Project specific mitigation measures include:    
 

 Incorporation of landscape water efficiency measures noted in MEIR; 

 Incorporation of landscaping along Beechwood Avenue to screen adjacent homes from 
the parking lot and the buildings; 

 Compliance with Noise Study; 

 Compliance with Fresno Airport Land Use Commission’s conditions;  

 Compliance with Fresno Metropolitan Flood Control District requirements; 

 Compliance with Department of Public Works Traffic Engineering requirements; and 

 Payment of public service-related impact fees. 
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BACKGROUND / ANALYSIS 

Neighborhood Meeting 

A neighborhood meeting was held at Forkner Elementary School on November 18, 2014 at 
6:00 p.m. to present the project to the neighborhood.  Many neighbors attended and some were 
against the project for variety of reasons. Some vowed to fight the project and expressed a 
concern that their property values would be harmed. Thirteen appeal letters were filed prior to 
15-day appeal period and are addressed later in this report. 
 
CUP for Assisted Living/ Memory Care is Subject of this Appeal 
 
Office use is permitted “by right” in in the C-P zone district and does not require a Conditional 
Use Permit. However, in the C-P zone district an assisted living/memory care facility is only 
permitted with a Conditional Use Permit Application.  The City’s zoning ordinance considers an 
assisted living/memory care facility to be assisted living for seniors.    This use is permitted in 
any zone district with a CUP pursuant to Section 12-304-B-13. 
 
LAND USE GOALS, OBJECTIVES AND POLICIES 

 
The Fresno General Plan designates the subject site for commercial office planned land uses 
and provides objectives to guide in the development of these projects.  Conditional Use Permit 
Application No. C-14-072 meets many of the goals, policies and objectives of the Fresno 
General Plan.  The following are excerpts of such goals, objectives and policies. 
 
Goal 7 of the General Plan update calls for  the provision of a diversity of districts, 
neighborhoods, housing types (including affordable housing), residential densities, job 
opportunities, recreation, open space, and educational venues that appeal to a broad range of 
people throughout the city. 
 

Goal 10 of the General Plan update calls for an emphasis on increased land use intensity and 
mixed-use development at densities supportive of greater use of transit in Fresno.  Greater 
densities can be achieved through encouragement, infrastructure and incentives for infill and 
revitalization along major corridors and in Activity Centers. 
 
Policy LU-2.a Infill Development and Redevelopment. Promote development of vacant, 
underdeveloped, and re-developable land within the City Limits where urban services are 
available by considering the establishment and implementation of supportive regulations and 
programs. 
 
Policy LU-5-g  Scale and Character of New Development.  Allow new development in or 
adjacent to established neighborhoods that is compatible in scale and character with the 
surrounding area by promoting a transition in scale and architectural character between new 
buildings and established neighborhoods, as well as integrating pedestrian circulation and 
vehicular routes. 
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 The proposed infill Project is generally consistent with existing adjacent commercial office use, 
style, and site development.  Existing pedestrian paths of travel, which include sidewalks and a 
trail on Herndon Avenue, are maintained.  The two proposed buildings have an architectural 
articulation achieved by sloping roofs with overhangs, window trim, color, and exterior materials 
which are consistent with the building types of existing adjacent buildings.  Furthermore, the type 
and density of the proposed landscaping also integrates with the patterns of existing adjacent 
development. 
  
While one of the proposed buildings, the Care Facility, will be taller than existing buildings by 
nine feet, it remains within the height allowance of the applicable and existing C-P zone.  The 
second proposed building height is twenty-six feet, which is equal to the height of the existing 
adjacent building.  The siting of the taller proposed building between the two lower buildings 
creates a desirable pattern of progressive heights and massing, which is diffused by the existing 
mature trees of eighty feet and more. 
  
The siting of the proposed buildings is consistent with that of the existing commercial buildings, 
which are located adjacent to south property lines.  This creates the maximum separation 
possible between the commercial buildings and nearby homes. 
  
North of the site is an existing residential development.  The homes are single story with ridge 
heights generally of seventeen to nineteen feet, on building pads approximately three feet above 
street grade.  The residences are separated from the existing commercial developments by 
Beechwood Avenue, which has a median with mature trees reaching the heights stated 
above.  The existing median screening, along with existing commercial parking lot hedge 
screening, form an effective visual separation between the existing land uses which will be 
maintained. 
  
 Policy LU 6.c  Appropriate Office Development.  Promote the establishment of development 
standards for new offices, addressing location, size, and intensity necessary to meet the City’s 
needs. Integrate and support employment in adjacent and proximate neighborhoods. 

DIRECTOR’S ACTION ON CONDITIONAL USE PERMIT 

The Development and Resource Management Department Director took action on February 27, 
2015 to approve Conditional Use Permit Application No. C-14-072. In accordance with 
Government Code Section 65091 (Planning and Zoning Law) and the Special Permit Procedure 
of the Fresno Municipal Code, a notice of granting of the conditional use permit application was 
mailed to surrounding property owners within 350 feet of the subject property (Noticing Map 
attached as Exhibit E).  The special permit does not become effective until 15 days from the date 
the special permit is granted in order to allow time for any interested parties to file an appeal.  
Thirteen appeals letters were received during the 15-day appeal period from 13 property owners, 
all within the 350 foot radius noticing area.  These appeal letters are attached as Exhibit F. 
Exhibit G shows the site in relationship to appellant’s property.   Exhibit H is the Director’s 
Conditional Letter of Approval dated February 27, 2015. 
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APPEAL AND ANALYSIS OF THE APPEAL 

Although there are 11 letters dated March 12, 2015, each of the 11 letters are identical and will 
be considered a single letter.  The letters asserted the following reasons for the appeal: 

(1) There is a “special privilege” and a variance given in direct conflict with the Sierra Sky 
Park Land Use Plan. 
 
RESPONSE: 

a.  Office uses are permitted “by right” in the C-P zone district.  The assisted 
living/memory care use is permitted in C-P zone district only with a Conditional Use 
Permit.  The applicant has applied for a Conditional Use Permit and staff has analyzed 
the Conditional Use Permit.   No special privilege or variance is proposed to be given.  
The applicant’s representative and city staff met with the Sierra Sky Park 
neighborhood on October 7, 2014 and encouraged them to make their views known to 
the Fresno County Airport Land Use Commission at the upcoming public hearing.  
This project, which includes both the two-story and three-story buildings, were 
reviewed and approved at a public hearing conducted by the Fresno County Airport 
Land Use Commission on December 7, 2014.  Since the proposed land use and the 
proposed height of the buildings is in compliance with the Sierra Sky Park Airport 
Envrions Plan, the Airport Land Use Commission unanimously approved the project 
as presented, with a condition that the applicant have the tenant (or their guardian) 
and the office leasees acknowledge in writing that the Sierra Sky Park is located in the 
vicinity and that they will not object to normal airport operations.  The applicant has 
drafted this acknowledgement and city staff has conditioned the approval of this 
project that said acknowledgement be included in the documents for leasing or renting 
space at either of the two buildings.  

 

(2) There are no two or three story buildings allowed in this area due to the flight path.   

RESPONSE:   

a. The C-P zone district allows for the construction of buildings as long as they do not 
exceed 35 feet in height. Buildings outside the Clear Zone and the Traffic Pattern zone 
allowed to 35 feet in height.  The proposed project site is within the Primary Review Zone  
of the Sierra Sky Park and was reviewed and approved by the Fresno Airport Land Use 
Commission at the applicant’s request.   

(3) The appellants are concerned with the added traffic, possible security issues, parking in front of 
their homes, lighting and ambulances coming and going all hours of the night.   

        RESPONSE:  

a. A traffic impact study was done for this project.  It indicates that the project will 
generate 1,123 trips over a weekday 24-hour period. The bulk of the trips will be 
created by the office use (849 trips versus 274 trips for the assisted living/memory 
care facility).  The office use will generate more than three-fourths of the trips.   The 
morning peak hour will generate 75 trips and afternoon peak hour will generate 113 
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trips.   Site access driveways connect to Beechwood Avenue, with no connections 
directly to Brawley Avenue.  This is a favorable configuration since driveways on 
Brawley Avenue could potentially result in blockage related to intersection of Herndon 
and Brawley Avenues. The exit closest to Brawley Avenue will have a “Right Turn 
Only” sign posted at the exit.  However the other exit will allow a left turn on 
Beechwood Avenue as the applicant proposed to modify the median island to allow 
exiting vehicles to make a left turn maneuver.  The City has future plans to widen 
Herndon to 6 lanes in both directions between Blythe and Valentine.  In addition, when 
warranted the project shall restripe/widen eastbound Herndon left-turn lane to dual left-
turn lane.  The applicant shall also restripe/widen northbound Beechwood right-turn 
lane to dual right-turn lane.  Finally, the applicant shall pay a Traffic Mitigation fee.  
 

b. A full-time, trained security force will be in place on a 24-7 basis to prevent memory 
impaired guests at the facility from leaving the facility.  In addition certain floors of the 
building will be designed so that access is controlled by locked security doors which 
will be monitored 24-7.   

 
c. On-site parking calls for 116 stalls to serve both facilities.   This level of parking should 

be adequate to serve the needs of the project thereby eliminating the need to park on 
Beechwood Avenue. 
 

d. The city requires that all on-site lighting be hooded and directed downward so the local 
homes on Beechwood will not be affected.  The median island on Beechwood Avenue 
already provides some degree of screening the site from the homes on Beechwood 
Avenue.  In addition, the developer intends to install additional trees and hedges along 
north side of Beechwood Avenue to further screen the parking lot and buildings from 
the neighborhood. 

 
e. Ambulances typically turn off their sirens once get into a residential type 

neighborhood.  While they may use them on Herndon Avenue especially at 
intersections, they typically only use their lights in residential areas. 

In a letter received March 11, 2015, the appellant (Mr. and Mrs. Linderman) claims 1) there was 
a zoning change without public notice; 2) there is a poor design of the streets; 3) the business 
nature of proposed property related to long established residential neighborhood; 4) multiple 
safety liabilities would be produced for the area and 5) project would put a drain and strain on 
current support resources 

     RESPONSE: 
 

a. There was no zoning change.  The zoning is C-P/BA-30/EA/UGM (Administrative and 
Professional Office/ Boulevard Area, 30 feet/Expressway Area Overlay/Urban Growth 
Management) and has been in that zone district since 1979..  The Bullard Community 
Plan and the Fresno General Plan update designate the planned land use of the site as 
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office.   With a Conditional Use Permit, the assisted living/memory care facility is 
permitted.  The proposed office building is permitted “by right” in the C-P zone district. 
 

b. This project will have two entry and exit points along Beechwood Avenue.  One 
exit/entrance point will be in the middle of the project site and this exit point will be 
posted with right turn only signs.  The second entry/entrance point will be at the east 
end of project site and will allow for exiting traffic to turn left or right once the median 
island is modified. 

 
c. The Beechwood neighborhood to the north has a long established pattern of having an 

interface with the office uses to the south.  This pattern would continue under the 
current proposal. 

 
d. The security force at the building will ensure no Alzheimer patients will be able to 

simply walk away from the facility thereby endangering themselves or others.  This 
project, including the land use and height of the buildings has been approved by the 
Fresno County Airport Land Use Commission at a public hearing in December 7, 2014. 

 
e. Appellant claims the flood control system and the water and sewer system will be 

strained.  However, both the Fresno Metropolitan Flood Control District and the City’s 
Public Utilities Department have indicated that there is adequate flood control system 
and water and sewer systems to handle the project.    

In a letter received on March 11, 2015, the appellant (Mr. and Mrs. Hirth) claims there was 1) a 
lack of public notice and a call for comments from the public prior to granting of the CUP; 2) 
Failure of Mitigated Negative Declaration (MND) to address the impact of increased traffic on 
Valentine Avenue; 3) No mention of the impact on Forkner School traffic during peak hours; 4) 
Failure to address effect of paved areas on runoff in an area already subject to flooding during 
heavy rain events; 5) Failure to address the economic and lifestyle impact on neighbors of multi-
story building as well as the health care facility. 

a. There is no public noticing requirement which invites public input prior to the approval 
of a Conditional Use Permit. City staff followed normal procedures for preparing the 
environmental document and the Conditional Use Permit.  On the advice of city staff, the 
Applicant held a public meeting to go over the project and answer questions giving the 
affected neighbors a chance to comment on the project on November 18, 2014.  A  
Notice of Intent to adopt a Mitigated Negative Declaration was published in the Fresno 
Bee on January 16, 2015 which relied on the 2025 General Plan.  However, a 
subsequent Notice of Intent to adopt a Mitigated Negative Declaration was published in 
the Fresno Bee on May 15, 2015 which relied on the new General Plan adopted by the 
City Council on December 18, 2014 and went into effect on January 18, 2015.    A notice 
of granting was sent to all property owners within 350 feet of the project site on February 
27, 2015 which provides them a chance to appeal the approval of the project.  Since 
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there are thirteen letters appealing the project the approval of the approval of the CUP 
was set aside and referred to the Planning Commission for a hearing on June 3, 2015.  

b. A full Traffic Impact Study was prepared for the project.  The scope of each traffic 
study is determined by the City’s Traffic Engineer.  The Hirth letter suggests traffic will be 
forced to turn east because of the median on Beechwood Avenue.  However, project 
applicant will be required to modify the median island to allow vehicles exiting the site to 
turn left and proceed westbound to Beechwood Avenue and then travel southbound on 
Brawley Avenue to Herndon Avenue. It is anticipated that drivers will favor this route over 
the already impacted intersection of Herndon and Valentine Avenues.  Finally, the project 
does not exacerbate the existing congestion at Forkner Elementary School because this 
project is not required to mitigate a pre-existing condition (see Exhibit I). 

c. The Flood Control infrastructure is fully developed at the proposed site.  City staff 
asked the Flood Control District to respond to Mr. Hirth’s concern about flooding.   They 
noted that during intense storm events the storm drainage system can become 
“overwhelmed”---but this is expected and not an indication that there is problem with the 
system.  Flood Control staff also noted that they have had very few flood complaints in 
this area and, if any, they were limited to debris temporarily clogging storm drainage 
inlets.   Finally, they note that the drainage system was designed to accommodate the C-
P zoned property (see Exhibit J). 

d. On the south side of Beechwood Avenue there are currently five commercial office 
complexes and the Beechwood Avenue residents have had an interface with the 
commercial-office properties for decades.  The same interface will occur should this 
project be approved. Therefore, in the context of two more commercial building being 
added to the five commercial building already in existence, the economic and lifestyle 
impact on the neighborhood of two new multi-story buildings should be nominal.   

LETTERS IN SUPPORT OF AND IN OPPOSITION TO THE PROJECT 

Several letters were received in support of and in opposition to the project after the appeal date 
and are attached to this report (see Exhibit K). 

CONCLUSION / RECOMMENDATION 

The appropriateness of the proposed project has been examined with respect to its consistency 
with goals and policies of the Fresno General Plan, the Bullard Community Plan, its compatibility 
with surrounding uses or proposed uses, and its avoidance or mitigation of potentially significant 
adverse environmental impacts.  These factors have been evaluated as described above and by 
the accompanying environmental assessment.  The location of this proposed project is 
consistent with the General Plan update and the Fresno Municipal Code.  It is staff’s position 
that there is not substantial evidence to deny the subject application as the City of Fresno 
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Municipal Code and related policies do not prohibit office building or a group housing facility from 
being located at this particular site. 

 

Attachments:      Exhibit A: Vicinity Map 
Exhibit B: Aerial Photo of Site 

Exhibit C: Site Plan 

Exhibit D: Elevation  

Exhibit E: Noticing Map (350-foot radius) 

Exhibit F: Appeal Letters  

Exhibit G: Site in Relationship to Appellant’s Property 

Exhibit H: Director’s Conditional Letter of Approval dated February 27, 2015 

Exhibit I: Letter from Traffic Engineer 

Exhibit J:  E-mail from Fresno Metropolitan Flood Control District 

Exhibit K:  Letters of Support/Opposition received after the appeal period 

Exhibit L: Conditional Use Permit 

Exhibit M: Project Comments from City Departments and Outside Agencies   

Exhibit M: Environmental Assessment No. C-14-072 dated May 15, 2015 
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