County of Fresno

DEPARTMENT OF PUBLIC WORKS AND PLANNING
STEVEN E. WHITE, DIRECTOR

Planning Commission Staff Report
Agenda Item No. 3
October 12, 2017

SUBJECT: Variance Application No. 4029

Allow the creation of four 1.97-acre parcels and one 1.96-acre
remainder parcel from two contiguous parcels totaling 9.84 acres
(gross) in the RR (Rural Residential, two-acre minimum parcel size)
Zone District and waive the public road frontage requirement for
the parcels.

LOCATION: The subject property is located on the west side of N. Marion
Avenue approximately 970 feet north of its intersection with E. Nees
Avenue, adjacent to the city limits of the City of Clovis (8239 N.
Marion Avenue, Clovis, CA) (SUP. DIST. 5) (APN 560-052-08 & 09).

OWNER/
APPLICANT: Charles Johanson

STAFF CONTACT: Ejaz Ahmad, Planner
(559) 600-4207

Marianne Moliring, Senior Planner
(559) 600-4569

RECOMMENDATION:

e Deny Variance Application No. 4029; and
e Direct the Secretary to prepare a Resolution documenting the Commission’s action.

DEVELOPMENT SERVICES DIVISION
2220 Tulare Street, Sixth Floor / Fresno, California 93721 / Phone (559) 600-4497 / 600-4022 / 600-4540 / FAX 600-4200
The County of Fresno is an Equal Employment Opportunity Employer



EXHIBITS:

1. Conditions of Approval and Project Notes

Location Map

© N o o b~ W DN

Existing Zoning Map

Existing Land Use Map

Proposed Parcel Configuration (Site Plan)
Approved Variances within One Mile Radius
Applicant’s Statement of Variance Findings

Public Correspondence

SITE DEVELOPMENT AND OPERATIONAL INFORMATION:

(9.84 acres gross)

Criteria Existing Proposed

General Plan Designation | Rural Residential within County- No change
adopted Clovis Community Plan

Zoning R-R (Rural Residential, two-acre No change
minimum parcel size)

Parcel Size 2.48 acres Parcel 1: 1.97 acres
7.07 acres Parcel 2: 1.97 acres

Parcel 3: 1.97 acres
Parcel 4: 1.97 acres
Parcel 5: 1.96 acres
(Remainder Parcel)

Project Site

e 2,183 square-foot single-family
residence with a 859 square-foot
garage on a 2.48-acre parcel

¢ Orchard; 7.07-acre parcel

Parcel 1: 1.97 acres
Parcel 2: 1.97 acres
Parcel 3: 1.97 acres
Parcel 4: 1.97 acres
Parcel 5: 1.96 acres
(Remainder Parcel)

Structural Improvements

e 2,183 square-foot single-family
residence with a 859 square-foot
garage on a 2.48-acre parcel

No change to the single-

family residence ona
1.96-acre remainder
parcel

Nearest Residence 115 feet north No change
Surrounding Development | Single-family residences, orchards No change
Operational Features N/A N/A
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Employees N/A N/A
Customers N/A N/A
Traffic Trips Residential N/A
Lighting Residential No change
Hours of Operation N/A N/A

EXISTING VIOLATION (Y/N) AND NATURE OF VIOLATION: N
ENVIRONMENTAL ANALYSIS:

It has been determined pursuant to Section 15061(b)(3) of the California Environmental Quality
Act (CEQA) guidelines that the proposed project will not have a significant effect on the
environment and is not subject to CEQA.

PUBLIC NOTICE:

Notices were sent to 175 property owners within 1,320 feet of the subject parcel, exceeding the
minimum notification requirements prescribed by the California Government Code and County
Zoning Ordinance.

PROCEDURAL CONSIDERATIONS:

A Variance may be approved only if four Findings specified in the Fresno County Zoning
Ordinance, Section 873-F are made by the Planning Commission.

The decision of the Planning Commission on a Variance Application is final, unless appealed to
the Board of Supervisors within 15 days of the Commission’s action.

BACKGROUND INFORMATION:

County Records indicate that prior to March 8, 1977, the subject 2.48-acre and 7.07-acre
parcels (9.84 acres gross) were zoned A-1 (Agricultural District; 100,000 square feet minimum
parcel size required). Amendment Application (AA) No. 2898 approved on March 8, 1977 (Ord.
No. 490-A-1615) rezoned the parcels from the A-1 Zone District to an RR (Rural Residential,
two-acre minimum parcel size). The current zoning on the parcels is RR. The 2.48-acre parcel
is developed with a single-family residence and the 7.07-acre parcel is planted in orchard. Both
parcels gain access from Marion Avenue (public road) and meet the lot size and public road
frontage requirements of the RR Zone District. The subject proposal would allow the creation of
four 1.97-acre parcels (minimum two-acre required) without public road frontage (minimum 165
feet required) and one 1.96-acre remainder parcel with public road frontage from the subject
parcels. An 18-foot-wide private road with a gated entrance will provide access to the proposed
parcels off Marion Avenue.

The subject parcels are located in a County Island within the Sphere of Influence (SOI) of the

City of Clovis. The City of Clovis does not require the parcels to be annexed with the City at this
time. City sewer and water services are currently unavailable to serve the parcels.
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In addition to the subject application, there have been seven variance applications pertaining to
lot size and road frontage requirements filed within a one-mile radius of the subject properties
(Exhibit 6). Although there is a history of variance requests within proximity of the subject
property, each variance request is considered on its own merit, based upon physical
circumstances. The following table provides a brief summary of other variance (VA)

applications and final actions.

Application/Request

Staff
Recommendation

Final Action

Date

VA No. 2953 — Allow the creation of | Denial Approved by November 19,
a two-acre parcel without public road Planning 1985
frontage from a 23.9-acre parcel in Commission
the RR Zone District.
VA No. 3005 — Allow the creation of | Denial Approved by June 12, 1986
a two-acre parcel and a 1.43-acre Planning
parcel from a 3.43-acre parcel in the Commission
RR Zone District.
VA No. 2987 - Allow the creation of | Denial Approved by March 27,
a 10.2-acre parcel with 60 feet of Planning 1986
public road frontage from a 22.6- Commission
acre parcel in the RR Zone District.
VA No. 3018 — Allow the creation of | Denial Approved by September 24,
a 2.5-acre parcel without public road Planning 1987
frontage in the RR Zone District. Commission
VA No. 3293 — Allow the creation of | Approval Approved by December 20,
two two-acre parcels without public Planning 1990
road frontage in the RR Zone Commission
District.
Approved by February 26,
the Board 1991
VA No. 3368 — Allow the creation of | Denial Approved by May 19, 1992
a two-acre parcel and a 5.74-acre the Planning
parcel with no public road frontage in Commission
the RR Zone District.
VA No. 3379 — Allow the creation of | Approval Approved by October 22,
a two-acre parcel and a 6.43-acre the Planning 1992
parcel from a 8.43-acre parcel with Commission

the smaller parcel having 60 feet of
public road frontage in the RR Zone
District.
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ANALYSIS/DISCUSSION:

100 feet, seepage
pit/cesspool: 150 feet

Finding 1: There are exceptional or extraordinary circumstances or conditions applicable to
the property involved which do not apply generally to other property in the vicinity
having the identical zoning classification; and

Finding 2: Such Variance is necessary for the preservation and enjoyment of a substantial
property right of the applicant, which right is possessed by other property owners
under like conditions in the vicinity having the identical zoning classification.

Current Standard: Proposed Is Standard Met
Operation: (y/n):
Setbacks Front: 35 feet Remainder parcel Yes
Side: 20 feet with an existing
Rear: 20 feet Single-Family
Residence
Front (east property
line): 130 feet
Side (north property
line): 44 feet
Side (south property
line): 190 feet
Rear (west property
line): 64 feet
Parking No requirements for N/A N/A
residential development
Lot Coverage No requirement N/A N/A
eparation Between N/A N/A N/A
Buildings
Wall Requirements | N/A N/A N/A
Septic Replacement | 100 percent of the existing No change Yes
Area system
Water Well Building sewer/septic tank: | No change Yes
Separation 50 feet; disposal field:

Reviewing Agencies/Department Comments:

Zoning Section of the Fresno County Department of Public Works and Planning: R-R Zone
Districts require a minimum parcel size of two acres with public road frontage no less than 165
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feet. A Variance is required to allow the proposed 1.97-acre parcels without public road
frontage.

Analysis:

In support of Finding 1, the Applicant’s findings state that the length to width ratio of the subject
parcels is disproportionate to other parcels in the area, thus requiring the road easement width
to be reduced and a private road easement to be proposed. Parcel areas would be designated
as gross or inclusive of private road easement to meet the two-acre parcel size requirement.
The Applicant regards the lot length and width ratio as extraordinary conditions that justify the
creation of lots with less than the two-acre minimum lot size.

In support of Finding 2, the Applicant’s findings state that the subject parcel is one of a few
remaining parcels to be divided into two-acre parcels within the City of Clovis Sphere of
Influence. The Applicant considers an infill project with reduced width and extended length
necessitates the need for a variance to deviate from current RR Zone District development
standards.

In order to make Findings 1 and 2, an extraordinary circumstance relating to the property that
does not apply to other properties in the same zone classification and the preservation of a
substantial property right must be demonstrated.

The subject proposal entails the creation of four 1.97-acre parcels without public road frontage
and a 1.96-acre parcel with public road frontage from two contiguous parcels totaling 9.84 acres
(gross). The parcels are to be served by an 18-foot-wide private road with a security gate off
Marion Avenue.

Staff notes that the Applicant has cited length to width ratio of the parcels as an important
feature of the site, but has not provided information indicating shape of topography or other
unusual exceptional circumstances in relation to the subject parcels. The parcels are regular in
shape without any unusual features. Upon analyzing the site aerial photos, the proposed
parcelization, and comments from reviewing agencies, staff was unable to identify any unique
physical circumstances (e.g., elevation change, rock outcroppings, wetlands) that create
significant hardships for the Applicant, apply to the subject parcels, and do not apply to other
properties in the area. Therefore, the Applicant’s justification (Exhibit 7) for the creation of two-
acre parcels due to the parcel's length to width ratio and served by a private road is not unique.
This scenario also applies to other parcels in the area having identical physical characteristics
and zoning classification. Three parcels immediately to the north of the proposal have the same
length to width ratio and public road frontage as the subject parcels. Therefore, the physical
characteristics of the subject parcels as described by the Applicant do not merit the requested
parcel configuration proposed by the Variance request, and as such, do not support Finding 1.

With regard to Finding No. 2, all other parcels near the proposal that match in size, shape and
zoning to the subject parcels are not necessarily required to be subdivided as infill lots with a
Variance for parcel size and road frontage. However, if they were, staff believes a well-thought-
out subdivision of land could allow minimum two-acre parcels with public road frontage. As
such, the subject proposal does not give validity to the loss of substantial property right to
support meeting Finding 2. Denial of this Variance request would not necessarily deprive the
Applicant of any right enjoyed by other property owners in the RR Zone District since all
property owners in said District are subject to the same development standards.
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A consideration in addressing Findings 1 and 2 is whether there are alternatives available that
would avoid the need for the Variance. Staff believes that one option would be to create a fewer
number of parcels provided with a public road. From careful review of the proposed
parcelization, it appears that the project site could accommodate fewer than four two-acre
parcels with 165-foot public road frontage on a 60-foot-wide public road.

Based on the above analysis and considering the lack of an exceptional physical circumstance
warranting the proposed parcel configuration and loss of a substantial property right, staff
believes Findings 1 and 2 cannot be made.

Recommended Conditions of Approval:

See recommended Conditions of Approval attached as Exhibit 1.

Conclusion:

Findings 1 and 2 cannot be made.

Finding 3: The granting of a Variance will not be materially detrimental to the public welfare
or injurious to property and improvement in the vicinity in which the property is

located

Surrounding Parcels
Size: Use: Zoning: Nearest Residence:

North 2.4 acres Single-Family Residence RR 98 feet

4.81 acres Vacant RR
East 2 acres Single-Family Residences | RC-40 255 feet
South 2 acres Single-Family Residences | AL-20 250 feet
West 4.32 acres Vacant R-1in the N/A

City of Clovis

Reviewing Agencies/Department Comments:

Development Engineering Section of the Fresno County Department of Public Works and
Planning: Marion Road is a County-maintained road with an existing 30-foot right-of-way west of
the centerline along parcel frontage, per Plat Book. According to U.S.G.S. Quad Maps, existing
natural drainage channels are located near the westerly line of the parcel identified by APN 560-
052-09.

Fresno County Department of Public Health, Environmental Health Division: Building permit
records indicate the existing septic system was installed in 1973. The Applicant should consider
having the existing septic tank pumped, and have the tank and leach field evaluated by an
appropriately-licensed contractor if they have not been serviced and/or maintained within the
last five years. The evaluation may indicate possible repairs, additions, or require the proper
destruction of the system(s).

Fresno Irrigation District (FID): FID’s active Little Teague No. 415 Pipeline runs southerly and
traverses the west side of the property. The Applicant shall grant FID a 20-foot-wide exclusive
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easement for the portion of the pipeline traversing the subject property. Any improvements built
within FID’s easement, and all private facilities that encroach into FID's easement, shall require

FID’s review and approval. The easement shall be shown on the Parcel Map for the project and
any grading and drainage plan shall require FID’s review and approval.

Fresno Metropolitan Flood Control District (FMFCD): The County shall require a temporary on-
site storm water storage facility to be located and constructed so that once permanent FMFCD
facilities become available, drainage can be directed to the street. The drainage and grading
plan shall be reviewed and approved by FMFCD prior to approval by the County. A storm water
drainage easement a minimum of 15 feet wide shall be provided on the property.

Road Maintenance and Operations Division of the Fresno County Department of Public Works
and Planning: An access easement for a private road shall be improved as a minimum to the
County’s A-15 improvement standard (minimum paved width of 18 feet and 3-foot graded
shoulders on each side, with minimum paved surfacing consisting of at least 0.2 foot of asphalt
concrete) and be maintained to condition determined by the users of the road. A road
maintenance entity shall be established during the parcel map process and road improvement
plans shall be submitted to the County for review and approval prior to construction.

Fresno County Fire Protection District: Future development on the property shall require
annexation to Community Facilities District No. 2010-01 of the Fresno County Fire
Protection District and be subject to the requirements of the current Fire and Building
Codes when a building permit or certificate of occupancy is sought.

Zoning Section of the Fresno County Department of Public Works and Planning: The existing
residence on the property shall meet the building setback requirement of the RR Zone district.

The aforementioned requirements have been included as Project Notes.

City of Clovis Fire and Engineering Departments: The City development standards shall apply to
the following: preparation of final parcel map, dedication of right-of-way and street
improvements, sewer and water services, grading and drainage, irrigation and landscaping, and
fire suppression.

Design Division, Building and Safety Section, and Water and Natural Resources Division of the
Fresno County Department of Public Works and Planning: No comments.

Analysis:

In support of Finding 3, the Applicant’s Findings state that deviation from the development
standards will have no effect on the public welfare or be injurious to property and improvements
in the vicinity.

The subject parcels are located in a rural residential area comprised of developed parcels
generally two acres in size, with one residence, and larger up to 9.56-acre parcels in agricultural
use. The subject 2.48-acre parcel contains a single-family residence and the subject 7.07-acre
parcel is planted in orchard.

With regard to Finding 3, if approved, the granting of this Variance request will allow the creation
of four 1.97-acre parcels without public road frontage and one 1.96-acre remainder parcel with
an existing single-family residence from two contiguous parcels totaling 9.84 acres (gross). An
18-foot-wide gated private access road will serve the parcels.

Staff Report — Page 8



Each of the proposed parcels will be improved with a single-family residence and related
improvements. There are numerous parcels to the south and east of Marion Avenue thatare
similar in size (two-acre) to the proposed parcels (1.96 acres to 1.97 acres). Approval of this
Variance in itself may not have a significant impact on the existing residential characteristics of
neighborhood; however, it may establish a precedent for owners of similar parcels to seek
variance approval to develop substandard parcels without public road frontage. The zoning
ordinance requires all lots created in the RR Zone District to have frontage on a public
maintained road. This standard ensures that roads serving properties are adequately
constructed and maintained.

The subject parcels are located in a County Island within the Sphere of Influence (SOI) of the
City of Clovis. The City of Clovis review of the proposal did not require the parcels to be
annexed with the City at this time, but noted several City development standards that should
apply to the project: the preparation of final parcel map, dedication of road right-of-way and
street improvements, sewer and water services, grading and drainage, irrigation and
landscaping, and fire suppression. The subject proposal is to allow the creation of four
substandard parcels (less than two acres in size) without public road frontage. Given no
development is proposed, staff finds no nexus between the City’'s comments and the subject
Variance request.

Regarding the availability of City of Clovis sewer and water services, a sewer main is not
available in the Marion Avenue frontage of the remainder parcel to be subject to mandatory
sewer connection as mandated by the Fresno County Municipal Code. Likewise, there are no
public water lines in close proximity to the subject parcels. According to the State Water
Resources Control Board, Division of Drinking Water, the proposed parcelization does not
constitute a public water system, and the Local Agency Formation Commission (LAFCo) notes
that sewer and water services are not available to the parcels until LAFCo receives a request for
such services.

Per the Fresno County Department of Public Health, Environmental Health Division, each parcel
can meet the mandatory setback requirements for individual water wells and individual septic
systems. The Water and Natural Resources Division of the Fresno County Department of
Public Works and Planning expressed no concerns regarding sustainability of groundwater for
the future development, as the subject proposal is not located in a designated water-short area
of Fresno County.

Based on the above analysis that future residential development on the parcels will match with
the surrounding residential developments and could be served by on-site sewage disposal
systems and water wells until the parcels connect with the City of Clovis public sewer and water
system, the proposal would not be materially detrimental to the properties and improvements in
the area. Finding 3 can be made.

Recommended Conditions of Approval:

See recommended Conditions of Approval attached as Exhibit 1.

Conclusion:

Finding 3 can be made.
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Finding 4: The granting of such a Variance will not be contrary to the objectives of the

General Plan.
Relevant Policies: Consistency/Considerations:
General Plan Policy LU-G.1: The County The subject parcels are located in a County
acknowledges that the cities have primary Island within the Sphere of Influence (SOI) of
responsibility for planning within their the City of Clovis. The City reviewed the
LAFCo-adopted spheres of influence and proposal and did not require the property to be

are responsible for urban development and | annexed with the City at this time, but noted
the provision of urban services within their several City site development standards that
spheres of influence. should apply to the project. Since the subject
proposal entails the creation of four
substandard parcels without public road
frontage, staff was unable to establish a nexus
between the City’'s comments on the project
and the subject Variance request.

Reviewing Agencies/Department Comments:

Policy Planning Section of the Fresno County Department of Public Works and Planning: No
concerns with the proposal.

Analysis:

In support of Finding 4, the Applicant states that the granting of this Variance will not change the
density or objectives of Fresno County or the City of Clovis General Plan.

The subject property is designated Rural Residential in the Fresno County General Plan. The
Rural Residential policies state that the minimum net lot size for a parcel shall be two acres.
Approval of this Variance will allow four 1.97-acre parcels and one 1.96-acre parcel. The
proposal is inconsistent with the General Plan policies.

The rural residential policies of the General Plan do not specifically address requirements for
public road frontage. According to the Transportation Element of the General Plan, the roads
that are proposed to be gated are not classified. The primary function of these local roads is to
provide subdivision residents access to homes. An 18-foot-wide private road proposed by this
application will primarily be serving the proposed parcels and is not considered essential to the
circulation in the surrounding area.

Based on the above analysis, the parcels do not meet the minimum two-acres required for new
parcels in the RR Zone District. The proposal is not consistent with the General Plan policies.

Recommended Conditions of Approval:
None.
Conclusion:

Finding 4 cannot be made.
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PUBLIC COMMENT:

Staff received two letters of support from property owners near the subject proposal expressing
no concerns with the proposal and being supportive of the parcel subdivision. Staff also
received two letters of opposition stating that the project will set a precedent for other parcels in
the area to be divided less than two acres in size.

CONCLUSION:

Staff believes the required Findings 1, 2 and 4 for granting the Variance cannot be made based
on the factors cited in the analysis. Staff therefore recommends denial of Variance Application
No. 4029.

PLANNING COMMISSION MOTIONS:

Recommended Motion (Denial Action)

e Move to determine the required Findings cannot be made and move to deny Variance
Application No. 4029; and

e Direct the Secretary to prepare a Resolution documenting the Commission’s action.

Alternative Motion (Approval Action)

e Move to determine that the required Findings can be made (state basis for making the
Findings) and move to approve Variance Application No. 4029; and

e Direct the Secretary to prepare a Resolution documenting the Commission’s action.

Recommended Conditions of Approval and Project Notes:

See attached Exhibit 1.

EA:ksn
G:\4360Devs&PIN\PROJSEC\PROJDOCS\VA000-4099\4029\SR\WA4029 SR (revised).docx

Staff Report — Page 11



EXHIBIT 1

‘lenocidde pue maiaal s,(1d aJinbai |jeys ueid abeurelp pue buipelb Aue pue josloid ayj Joj dejy [924ed 8Yl U0 UMOYS 8] |[eys JusWwases ayl e
‘lenosdde pue mainal s,ql4 adinbal jleys ‘Juswases |4 3y} ulyim ying sjuswenroidwi Auy e
‘Apedoud 108lgns ay) BuisieAely auljadid ay) j0 uolod By} JO} JUSWASES DAISN|OX SPIM-}00J-0Z B 14 Juelb |leys jueoyddy syl e

:Buimoljo} oy} salinbas qi4 ‘Apedoud ayj jo
opIS 1S9M Sy SesieAel] pue Aayinos suni jeyy auljedid L 'ON enbBea | s aAnoe (Qld) 1ouisig uonebiuj ousal uo joeduw josfoid ssaippe o

-gouapIsal Ajlwej-s|Buis ay) se [ooled swes ayj Uo pajedo| a4 |[eys [|om dlisawop pue wa)sAs oides bunsixe ay |

‘(s)wasAs ay) Jo uononisep Jadoid auyy aiinbal Jo ‘suonippe ‘siiedal ajqissod ajesipul Aew uonenjens sy “sieah sl 1Se| sy} Ulyim
paUIEJUIBW JO/PUE PJIAISS USa( Jou aARY Aay) Ji Jojoenuod pasuadl-Ajlejerdoidde ue Aq pejenjeas pjsl yoes| pue yuej ey} ey pue ‘padwnd
yuey ondes Bunsixe sy} BuiAey Japisuoo pinoys jueodlddy 8yl '€/61 Ul pajielsul sem wajshs ondes Bunsixe ayj sjedipul spiodal jiwlad Bulpjing

"W} JO UoISUSIXe Jeak-suo wnwixew e juelb Aew UoISSIWWOD By} ‘Uil dwi} Siy} yiim aoueldwod juwiad jou op jueoljddy 8y} jo [03uod ay}
puoAeq SeoUBISWNIID UBYAL "8ouBuIpIO dejy [901ed S} YlIM 9oUBpIodd. Ul pue SSJoN J0af0ld pue Suolipuod ay) yiim soueldwod [ejueisgns
ul paji st sjeased ay) e1ealo 0} uoieoldde Buiddew palinbal ayy ssajun [eacidde jo ajep sy woly seak suo alidxa |im josfoid siyj Jo jeaosdde ay |

'2Z0v-009 (65S) ye uonoag Buuesuibug Juswdojgasq ‘Buiuue|d pue SYIONA
211gqngd 40 Jusweda( ay} 10BIUOD ‘UOIBWLIOUI 810W JO4 "Z/° /1 9JiL JO sjuswaiinbal ay) yum Aldwoo jleys dejy eyl ‘sjeosed pesodoid ayj ajeslo
0} peji} a9 |jeys uoneoiddy depy |eoled v eoueulplO depy [921ed Ajunod ousai4 ay Jo suoisiroid ayj 03 Josfgns si Auedoud joslgns ayj jo uoisiaig

'l

queoiddy 30efoid eyy 0} uonewioul Se papiroid ale pue sadualby Jayjo 4o Auno) ousaid jo sjuawalinbes Alojepuew aouaisyel ssjoN Buimojjoy syl ,

“Joaloid a4} 10} SUORIPUOD) PAPUSILIODS] 80UBIel [eAoiddy Jo SUOHIPUOD

‘A1 8y Agq psiepuewW Se suoI}oauLOoD
J9JEM pUE JOMas 10} ainjoniiseljul Alessaoau jonisuod o} jueoljddy ayj asinbal pjnom swaisAs A0 ayj o} uonosuuo) Auadoid syj o1 sjgejiene
Bureq s821AI8S BU) PUB ‘SIA0|D JO AIID 8y} yim uoijexauue uodn swajsAs Jamas pue Jajem oljgnd sIAo|D Jo AJiD ey} 0} 3osuuod |leys seiadoid sy

‘|@2Jed Jspuiewal
2y} Jo oBe)uol) SNUSAY UOLIBJ\ 38U} Ul S|CBJIBAB SI UIBW J9M3S aU} uaym wajsAs jamas a1iqnd sinojD Jo A auj 0} 399uuod jjeys seipadoid oy

‘dejy |904Bd 8U) JO UONEPIOIS)

JO oW} 8y} 1 aAdaye aq o} Jasuibul |11 a8y} Ag palinbai siom Buipest ||e equosep Ajjnj 0} JusWae}s PIES (UOHIPUOD SIY} Ylim aouel|dwod

0} 183k 0} Jeaulbug JIAID) paleisiBay ay) jo Ainp auj aq |jIM 3| "asn Jo Juswaroiduwl sy jo Ino Buisie Apadold a)is-4o 0} sbewep Jo uoljejusWIPaS
JuaAald 0} 013U uoisose pue Buipesb Joj apiroid OS|e [|eys pue siasnh 8y} JO Spaau JBJNJIYaA ay) }9aw |jeys peol ajeald pasodoid ay |

‘uolssIwWo?) bBuiuueld ayy Aq paroidde uejd 8)IS 8yl YiIm 2oUBpIOoOE Ul 8] |[eys juswdojanaq

sa)oN }29foid pue jearosddy jo suonipuod
620% "ON (VA) uonesijddy asuerrep

Exhibit 1 - Page 1



x00p*(} X3) Nd 8 SUolipuod 6Z0¥VYAHS\6Z0¥\6607-000\VA\SI0ArOdd\d3SrOdd\UId8SASa09e-O
usyva

Jol}SI UOI0810ld 8414 AlunoD) ousai 8y} JO 10-01.0Z ON oMIsIQ saiioe Ayunwwo) o} uoiexauue pue jybnos si Aouednodo jo sjedlisd
J0 jwiad Buipjing e usym spod Buipjing pue apo) 814 JUSLIND B} Jo sjuswalinbal ay; 0} 108lgns aq |jeys Apedoud ayj uo JuswdojeAsp ainjng ‘9

“uoIONIISU0D 0} Jolid [eacidde pue mainsl
10} fjunog auy) 0} pepiwigns aq |leys suejd Juswanoidwi peol pue ssaooid dew [posed sy Buunp paysiigelse aq |leys Aus soueuSjUBW Y e
"DEOJ B} JO SIesn sy} AQ paulLLIS}ep UOIIPUOD 0} paulejulew a4 |leys peol ajealud syl e

(91910U09 Jeydse Jo 100} Z°0 1S9 Je Jo Buisisuod Buioekns paned WNWIUIW YJIM ‘OIS yoes Uuo siap|noys papeld j00j-¢ pue Joo)-g|
JO yIpIm paAed wnwiuiw) piepues Juswarosdwi G-y s,Aunod ay) o) wnwiuiw e se parociduil 8q |[eys peol sjeAlid e 10j SJusWeses sseddy e

:Buimoyjo} ayj salinbas Buiuue|d pue SYIop
211qNnd Jo Juswpedaq AJUnoD ousai- 8y} JO UOISIAIQ suoliesadQ pue soueusjuiely peoy 8y} ‘Auedoid sy} uo peos ajeAud e Jo UojonJisuod ayj Jod ‘]

‘fuadoud ayy uo pepinoid aq |leys Juswases abeulelp WIOIS WNWIUIW SPIM-]00)-GL Y/ e
‘funon ay; Aq [eacidde o} Joud D 4N Ag panoidde pue pamainss oq |leys uejd Buipeib pue ebeuleiq e
"J9al1s ay] 0] payoalIp aq ued abeulelp ‘s|ge|leAR aWwooaq Sa}|Ioe)
04N Jusuelwad 85U0 Jey) 0S PSjoNIISUOD pue pajedo] aq o} Ajjioe) abelols Jejem wiols sjis-uo Atelodwsy e aiinbal jleys Ajunod syl e

:Buimol|oy sy sasinbau 101181 8Y) ‘sanoey (dD4INH) 1ouIsI [043Uu0D pooj4 ueyjodossiy ousal uo joedw Joafoid aonpal 01

Exhibit 1 - Page 2



EXHIBIT 2

Lswedeq ousaid jolliunod :Ag psiedald
MO.LSHYE
()
m
(<)
>
Py
VYIS — \
¥
)
o
8 =
3 =
sy w bt A by AW .
5 B o i IVIARTTAY m
w = > o
o o M
Le 3 / m 2
2 2 w . s33N n
m » > \ 3
P s 2 Q usal $
4 W =V " % ouselq A
" m < »
= @ = m =
(o] s o] M =
o oy < ANOVIL e
Z X
2 3 o
T a Qe
M i X
; £ w \
Z = @YIHIIHS
pd —
T 4 Y
Al¥3dodd 2 i 2
Loarans 2 z Mt
1 e}
A F—A—Nidy3d
2
mV
;
HINAKIE
| :
=
// / / 4 =
P o
N VNG YNNI 5 —— o
%, a / Q
a\O
. OIdWATIO .
4% 3

m d3ddOo—

dVIA NOILVOO1

620V VA




VA 4029

EXISTING ZONING MAP

AE20

RR
SUBJECT
PROPERTY

L

)

L e

%“%tiﬂe&&%%!’k!‘ﬁ

e o]
i

B, $E3EEr
e

STR 29 - 12/21



EXHIBIT 4

UOISIAI(] S82IADS JuswdoPAs( n%%%mmwuﬂwmﬁ m%h\,,,_
Buluue|d pue s)Jop\ o1gnd 4o Juswiedaq v
13
rood 1510 LNOD Q14 L3N ONSTHS o M e ov ) ere
‘ Sl NIA | p8°L NIA
000°L 05 005 0sz 521 0 o ! N JvBL NIn "
. g 2
~ 14Sp48 1
ﬁww 148 L4S Ld4S e Emﬁm
i
ov ov " BN I
A . 07 ez ov
-MUM WW\ 0( .O.< L4S 14S oy Ge'e
48 14s Dmm Dmm ov oV %ww 8 !
fred 102 ] 669 |
[ s N0
oV ) - v % - B s
. . 148 ) 4 [$eiera
|| o i
o s v - I —
A 66°1L oY
1S oz et o o A
oV oy 2H0 . . ; / .
. ov ov [4 . 6281
:N_m mw/v v 66'L 10T 48 \ Hvd
o~ 148 L3S / \ 240
61'¢ 4 /
s oo .
L p 1 |
) . / & T%LEW ﬂ L
Nww i .,z;ti..o,«gsii : Ew/ m“. " ji
pue 10e4U00 By E i3S 7 AW PE B
o | LS ok : 145149 b4S  hadid
0z | e .
Auedoidyelans 77 | % | o % o bbb s
; vl A o s 5
e \EDEN 080 i ¥z S
o) oY TS
148 3] ou L4SL48 148 149
L4S : 4
HOYNHO - NHO o . o) ‘
QYVAINIA - NIA vz Al 145 eds H4S ¥ e
82C 148 44StHd uw_‘m 14§14
ANVOVA - A H8 s b8 I LT
FONIAISIH ATIANYL FTONIS #4S /.UIJ o oV
3SNOH ONI¥OVd - HVd ov 2 e o 145145145 145 145
QUVHOYO - 94O 908 S s
3INMO AT0I179Nd - 9nd - / LAS|LAS LAS LIS LS
[(\EDREN o oY oV
oV 20t 4 z ,
0z “ 580 145 198 MMN / - [ETENIER
EE 195 dnd
,” //

dVIN 3SN ANV ONILSIX3 620v VA




£ 40 £ LTS 1334 001 ¥ HONL ; 71 . T
¥ o 78001 TAR 5T , |
0700/ AT A0 2T P R ) ,.. }

oot o o o

IWOS OHAVAD

RO

TR ERe

;
]
1
E}

f
{

- L5262
T e— =

= (gL Uvoy _d750-03 — P

G5 T

GIVHS SILH0¥

GNY ANYINOD INHIOINYN I WY 48 QIS

38 71 ST INNIWIZY K1 S INOUNE

F_OV0Y LINAISNOD 01 J3033N SV TNONFY

38 T S 0 YIMN ¥ ST MYIId
IHUYH H0 ISISNOD STl FUS-NO INUSKI 02

IRLNIYH

39 TIW_I9VMVE0 STONFIY AITUN KL A8

U270 SY TUYIS ALIUN FIVNIVHD ONY INTVSD
U5 NN TIPHS SINGHHOSAN 3UIS 0350080 61 B

UG GIYVIIYS

Mxl & NIISKI VNS0 1NMFSVT 20VMIVHD ININIS¥T 399V /7
s Y SO R
5 o w g w W _W s ST N
(ST UIRHD 48 aIMVLIY 36 01 R I
S3YOV SSO¥O 96°1L s

SIONVAZE | £ : : :

03aNCENS-NN - |2 . A i
. ,

H S3YOV SSOHO L671 S340V SSOHO L6°1 SIYOV SSOD L6°L S3YOV SSOHO L6°L ! m

¥ 130avd € 1=20avd ¢ 130avd | 120avd i

T
A0 W0Ls SIS W
oM s LAY QoM 3NINT 3

SELVIOOSSY # [
Zeise
R4
STIE
9158
a
T

TIER D TTVA

SNOUYILIOISS ONY SOSYONYLS ONSTLS
A0 ALNOD 3HI HIM SONYTS000Y M1 SGSYONVLS
NOISI0 SH LM IOIN0I TIHS SININHOYN TV 91

10V S 815 JHI S0 $2P99 NOUITS

S3d 3UIS INOH SY (INIVIFY 36 TIM &530MYH3Y

GIONIGENSNN FHI STHIY SS089 £61 ¥

oY SHl A8 UV STHYd b 38 T JHL
SHUOV SSOHD §§6 S| JVIMOV IS I 21

YISY SIHI NAYTS SINVAHOD
LN KM 309 NI3E] (10W) HAVH SINGINYSY
(A1 J18Y0 P INOHITIA 210713 'S¥9)
GI0N0¥ 38 01 3 SIUTUN ONMOTIOS FHL 91

AT

BEDIAYES ONIAZAUNS © ONINEINIONE

) @ 7 @ @ o o = @
o Vi 56852 ~ |~ 5586 ~. |~ 55952 ~. |- SS85T

\ M3 0L Tezee

FINFAY NOISwIN HLSHON

SHIUSAS WIS TNONIOM
WSOASIT 20WHIS 40 OOHIIN 008 # INISHT L 51

STIH QUSIN0G I AR
A TS S YK 0 D0 0350008 ¥ INULSHT L #1

OI/Z S¥ 43d SNOU YOI 13341 INUSKT  ¥1

&
i

UNFASTY 351 ONYT INONAOSSS 21

SIATINOD INO0T B INUVIH NS5V

U VHOSHOON Of NISIO TYMUIUIHIEY IMIEYNT |
NOUVINTRIO HINOS~HISON HIM SN 00 .
S5 WML $03 SH0N0¥ NIS30 TagYd 11 |

R Y T N

|
SO VAT 6
I
7 m
INBHISYI QYOY UNd 09 (3)- |

EXHIBIT 5

MHOKS SV SOTIS INHOVIT
7 SV DTS ONY STIIH INUSIT 3oy ROHL 01

MHOHS SV SINININOYA 13FHLS INUSIKT
NHOWS SY U NO SISMIINUS INUSHT

SAZNNS OTI ¥ VIVT QSO0 HOMS QIYVedIod

“ASI0f

FINGAY NOW HLIR

WUNFASIY/Y 35N ONYT 0IS00Y
Y4 ONNOZ 35004
WUNFOSIY/ Y 35N GWYT INUSLS
Y4 ONNOZ MISKT
05=11 054
60 7 B0-260-095 HIINON TOYYd S,H0S5ISSY SIW

WY Holan son o528 ssuoo 151 UoloBs dPOY Si-E 1ERIdnd

O S R

60 # 80-250~C
e N o w

N

YA

37405 01 10N

delly YolEDO]

LNFHSLOTINIT GINNYT Vs

ON dVH TI0HVd FAILVLINIL ONILSTA

ANINFSYI

Evd
o s 0F = o

v e

.

2 § 206295 (655)

61956 YINSOITVD 'SINOTD
FONINY SIMOJ 1SVI 0Z8%
NOSNYHOr 310058

JEEUINO

T O R

‘62 NOILDIS 40 NOILYOd V ONIFd

NVITIHIN % 3SVE OT8Vid LNNOA
USYT 12 FONVY 'HINOS i JIHSNMOL

%| +———

MO NAISIO~LI\SLIONO00 ARN'0 WY (075G @ LI0C/T/01 - 501 8 NOSYT A8 031074




EXHIBIT 6

B Buluueld pug SHIOA 2ljand o Jwdunedsq ousald jo Aunod :Ag pasedsid
\\\M\\&v\\x\\i\ ..e!.a»..!:efis.i
- 80 90 ..,
I ——— e o
| I~
| . Y.
> ~,
—Z > —IVIARTY Yoo
w %,
3 .
*
2
® X
N\
3\
; 3
i v
$33N 2l 7 |
P2 2. ¥
m : L
T < i 3
I n u T
o . i
m -
. i
m SIAOT1O
<4 i 40
Z : ALID
T i
S £
S {
i
/
l&\,
0\0
w\vﬁ
.ﬂ\b
s~

sniavy
TN INO

L8ECEVA

SNIAVY 371N INO V NIHLIM S3ONVIAVA dIAO¥UddY sLov v




EXHIBIT 7

——_ DALE G. MELL & ASSOCIATES

ENGINEERING & SURVEYING SERVICES

2090 N. WINERY AVENUE - FRESNO, CALIFORNIA 93703 - PH (559) 292-4046 - FAX (559) 2519220

o

(8]

Supplemental Application
Findings for Variance

Exceptional or extraordinary circumstances or conditions applicable to the property
which do not apply generally to other property in the vicinity having the identical
zoning classification as follows:

Length to width ratio is disproportionate to other parcels in the area. Therefore requiring
the road easement width to be reduced and a private road easement ta be proposed with
parcel areas to be designed as gross or inclusive of private road easement to meet the 22
acre parcel requirements.

Such variance is necessary for the preservation and enjoyment of a substantial
property right of the applicant, which right is possessed by other property owners
under like conditions in the vicinity having the identical zoning classification.

This parcel is one of a few remaining to be divided into 2 acre parcels; within the City of
Clovis sphere of influence. Therefore I consider a infill project with reduced widthand
extended length which necessitates the need to fill a variance from current RR Zone
District development standards.

The granting of a variance will not be materially detrimental to the public welfare
or injurious to property and improvement in the vicinity in which the propertyis
located.

Deviation from the development standards will have no effect on the public welfareor

- injurious to property and improvements in the vicinity.

DMA #1
05/19717

The granting of this variance will not be contrary to the objectives of the General
Plan.
Granting of the variance will not change the density or objectives of Fresno Counties or

the City of Clovis General Plan. ‘
VA L4029
RECEIVED

COUHTY OF FRESHO

MAY 22 2017

DEPARTMERT (F PUEE@ WORKS
AHD PLANNING
DEVELOPMENT SERVICES DiVISION

7-015- Variance Findings



EXHIBIT 8

June 15, 2017

County Department of Public Works and Planning
Development Services 2220 Tulare St.,  Sixth Floor
Fresno CA 93721

Attn: Mr. Roy limenez Jr.

RE: Tentative Parcel Map Application No. 8165

Dear Mr. Jimenez,

| am writing on behalf of myself and my wife Lee Anne Briscoe. We live at 8359 No. Marion, Clovis
California 93619.

We would like to comment an Tentative Parcel Map Application No. 8165 filed by Charles Johanson. As
residents of Dry Creek Preserve, and living also on the west side of North Marion, we feel that Variance
Application No. 4029 should be rejected.

The size of the property in question, if redefined, would easily meet the minimum parcel size of 2 acres
on parcels 1-4, and leave the un-subdivided remainder parcel fronting No. Marion at 2.07 acres (Vesting
Tentative Parcel Map submitted shows the property as 4x1.97 + 2.19 acres = 10.07 acres). It appears
that even though Mr. Johanson originally indicated to Lee Anne Briscoe that he purchased the property
with no intention to sub-divide, he now seems to be pushing the envelope, planning to not only sub-
divide, but trying to seek a variance from the R-R required 2 acre minimum defined parcel size and road
frontage requirements for his own gain.

Approval of Variance Application #4029 would significantly affect our property and other properties in
the neighborhood. If granted, we feel this variance sets a precedent for the next (s} to ask for parcel
sizes of 1, 1-1/2, 1-3/4 or any size smaller than the requirement of a 2 acre minimum parcel size. We
bought in this area because it is located in an R-R Zone District, and has desired and defined
requirements for anyone wanting to sub-divide their property. Mr. Johanson owns 10.07 acres and
could easily meet the R-R Zone District defined 2 acre minimum parcel size. Therefore we feel his
variance application #4029 should be rejected on this request in its self as there is no need for the

variance.
The request to waive the public road frontage requirements would affect others on the street unless

access was to be public or Mr. Johanson would be required to meet defined County Road access
requirements including maintenance for his proposed road private.

We request that a public hearing be held for the reasons stated above. We have talked to others on the
street who share our concerns.

Sincerely,
James A & Lee Anne Briscoe
8359 No Marion Ave Clovis 93619

559-448-6464
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June 15, 2017

To:  Fresno County Department of Public Works and Planning
Development Services 2220 Tulare St. Sixth Fl
Fresno CA 93721

Re:  Tentative Parcel Map Application No. 8165
Filed by Charles Johanson

Attn: Mr. Roy Jimenez Jr.
Dear Mr. Jimenez,

My letter is in response to the letter we received regarding Charles Johanson, requesting to
waive the minimum parcel size and public road frontage requirements.

My wife Angie Borrego and I live at 8134 N. Marion across the street from the proposed
site to be improved and in the Dry Creek Preserve. We oppose the request to waive the
minimum requirement, since the parcel is 10 acers and would easily accommodate the
current requirement of 2.00+ acres. We do not want others seeking similar waivers down
to 1.90, 1.85, 1.55 acres. Where do you draw the line?

Also, we are not clear on what the implications would be of the public road frontage
requirements.

We are requesting a public hearing be held to better discuss the proposed changes. There
are other neighbors that have also expressed interest in a public hearing and oppose the

request.

Thank you for your assistance,

José Borrego
8134 N. Marion
Clovis CA 93617
559-375-4006

Exhibit 8 - Page 2



June 20, 2017 R
) [ECEIWVE
o

JALY oo a0
Fresno County Department of Public Works and Planning JUN 2 § 2007
, RESNO, GOUNTY
Development Services 2220 Tulare Street 6" Floor Fﬁ::&é\é%'t‘?gif
BUBLIC WORKS & PLANNINGS

Fresno, CAS93721

Attn: Mr Ejaz Ahmad

Re: Variance and Tentative Parcel Map Application #8165

Dear Mr. Ahmad,

This letter is my acknowledgement of the proposed development on 8239 N Marion Ave by Mr. Charles
Johanson. | am currently a Dry Creek Preserve resident and neighbaor to the proposed parcel map break
up location. 1am in support of the development and understand the request to create (4} new parcels
each at 1.97 acres (Application #4029) which is below the current R-R Zone requirement. That wil
require a variance to be granted by the County planning committee.

Additionally, { am aware that these lots will not have the required road frontage as deemed by the R-R
Zone district. It is my understanding this will be a private road that is to be maintained by the created
parcel owners in which it serves.

Please accept this letter as my position to support this development. Thank you in advance for your
consideration.

Sincerely,

Address:

biay N Macier

Cloyis 136179
Phone:

559~ 298-825+
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June 20, 2017
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Fresno County Department of Public Works and Planning oBUG w%%@é OF e

Development Services 2220 Tulare Street 6" Floor

Fresno, CA 93721

Attn: Mr Ejaz Ahmad

Re: Variance and Tentative Parcel Map Application #8165

Dear Mr. Ahmad,

This letter is my acknowledgement of the proposed development on 8239 N Marion Ave by Mr. Charles
Johanson. | am currently a Dry Creek Preserve resident and neighbor to the proposed parcel map break
up location. I am in support of the development and understand the request to create (4) new parcels
each at 1.97 acres (Application #4029) which is below the current R-R Zone requirement. That will
require a variance to be granted by the County planning committee.

Additionally, I am aware that these lots will not have the required road frontage as deemed by the R-R
Zone district. It is my understanding this will be a private road that is to be maintained by the created

parcel owners in which it serves.

Please accept this letter as my position to support this development. Thank you in advance foryour

consideration.

Sincerely,

z/’(’ “ —7

AP s ke (M
e iepe ogs
Address:
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Phone:
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(55 29¢ 259
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