
 

AGENDA 

PLANNING COMMISSION 
of the 

CITY OF HANFORD 

 
COUNCIL CHAMBERS 

400 N. Douty St.  

5:30 PM, Tuesday, November 8, 2022 

 

 

 

 

 

 

Commissioners will meet in person in the Council 

Chambers. The meeting will also be livestreamed on the 

City’s website: http://livestream.hanford.city/ 

CALL TO ORDER 

ROLL CALL 

INVOCATION 

FLAG SALUTE 

PUBLIC COMMENT 

This is the time for citizens to comment on subject matters not on the agenda and that 
are within the jurisdiction of the Commission.  This is also the public’s opportunity to 
request an item from the Consent Calendar be pulled for discussion purposes or to 
comment on any item on the agenda.  Comments related to Public Hearing items will 
be heard at the time the item is discussed.  A maximum of three minutes is allowed 
for each speaker.  Please begin your comments by stating your name and providing 
your city of residence. 

CONSENT CALENDAR 

Consent Calendar items are considered routine and will be enacted in one motion.  
There will be no separate discussion of these matters unless a request is made and 
then the item will be removed from the Consent Calendar to be discussed and voted 
upon by a separate motion. 

1. Approval of the Minutes of the September 27, 2022 Meeting 

http://livestream.hanford.city/


 

 

2. TIME EXTENSION 2022-04, a request to extend the life of Conditional Use Permit No. 

2020-13 and Site Plan Review No.2018-38 for one year. The project is located north of 

Hayden Avenue, east of 12th Avenue (APN 011-060-058 and 011-060-012). 

PUBLIC HEARING 

 Tentative Parcel Map No. 2022-01: a request to divide a 47,473-square-foot parcel into 

two parcels (Parcel A: 12,469 sq. ft.; Parcel B: 35,004 sq. ft.) in the MX-C Corridor 

Mixed Use zone district. The property is located at 520 W. Lacey Blvd. (APN 010-510-

003). 

DIRECTOR'S COMMENTS 

Commissioners' Items of Interest 

At this time, any Commissioner may ask a question for clarification of matters within 
the Planning Commission’s jurisdiction, make an announcement, or report briefly on 
activities in their role as a Planning Commissioner. In addition, subject to the Planning 
Commissioner’s Handbook, Commissioners may request staff to report back to the 
Planning Commission at a subsequent meeting concerning any mater within 
Commissioner’s jurisdiction (GC 54954.2). 

ADJOURNMENT 
Materials related to an item on this Agenda submitted to the Planning Commission after distribution of the agenda packet are 
available to public inspection in the Planning Division Office located at 317 N. Douty Street, Hanford, California 93230, during 
normal business hours. Such documents are also available at the city’s website, www.cityofhanfordca.com  subject to staff’s ability 
to post documents before the meeting. 
 
If you need a disability-related modification or accommodation, including auxiliary aids or services, to participate in this meeting, 
please contact the Planning Division’s office, 559-585-2580, 317 N. Douty Street, Hanford, California 93230, at least 2 days prior to 
the meeting {28 CFR 35.102.35.104 ADA Title II} 

 
APPEALS:  
Any action of the Planning Commission, which is a final project decision, may be appealed to the City Council by the applicant or 
any adversely affected person.  To file an appeal, an appeal application and filing fee of $1,000.00 must be submitted to the 
Community Development Department, 317 N. Douty Street, Hanford, California, within ten (10) days following the date of the final 
decision of the Planning Commission. 

http://www.cityofhanfordca.com/


 

  

 

         

        AGENDA 

                 STAFF REPORT 

 

 

 

 

 

 

MEETING DATE:  11/8/2022 

 

AGENDA SECTION:  1 

 

 

SUBJECT: 

Approval of the Minutes of the September 27, 2022 Meeting 

 

 

RECOMMENDATION: 

Approve the minutes of the September 27, 2022 meeting 

 

 

FISCAL IMPACT: 

 

ATTACHMENTS: 

09-27-22 
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MINUTES 

PLANNING COMMISSION 
of the 

CITY OF HANFORD 

 
COUNCIL CHAMBERS 

400 N. Douty St.  

5:30 PM, Tuesday, September 27, 2022 

 

 

 

 

 

Commissioners will meet in person in the Council 

Chambers. The meeting will also be livestreamed on the 

City’s website: http://livestream.hanford.city/ 

CALL TO ORDER 

Chair SANCHEZ called the meeting to order at 5:30 p.m. 

ROLL CALL 

Attendee Name Title Status Arrived 

Dennis Ham  Present 4:46 PM 

Richard Douglas  Present 4:47 PM 

Travis Paden  Absent  

Martin Devine  Present 4:47 PM 

Jacob Sanchez  Present 4:48 PM 

Gunther Norris  Absent  

 

INVOCATION 

Fr. Vargas, St. Brigid's Catholic Church, led the invocation. 

FLAG SALUTE 

Commissioner HAM led the flag salute. 

PUBLIC COMMENT 

This is the time for citizens to comment on subject matters not on the agenda and that 
are within the jurisdiction of the Commission.  This is also the public’s opportunity to 
request an item from the Consent Calendar be pulled for discussion purposes or to 
comment on any item on the agenda.  Comments related to Public Hearing items will 
be heard at the time the item is discussed.  A maximum of three minutes is allowed 
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http://livestream.hanford.city/


for each speaker.  Please begin your comments by stating your name and providing 
your city of residence. 

Hanford resident Chad Draxler expressed disagreement with the Planning Commission's denial of Appeal No. 2022-

01. 

CONSENT CALENDAR 

Consent Calendar items are considered routine and will be enacted in one motion.  
There will be no separate discussion of these matters unless a request is made and 
then the item will be removed from the Consent Calendar to be discussed and voted 
upon by a separate motion. 

 Approval of the Minutes of the September 13, 2022 Meeting 

Motion to approve the minutes of the September 13, 2022 meeting. 

RESULT: APPROVED [UNANIMOUS] 

MOVER: Richard Douglas 

SECONDER: Jacob Sanchez 

AYES: Douglas, Devine, Sanchez 

ABSTAIN: Ham 

ABSENT: Paden, Norris 

PUBLIC HEARING 

1. Conditional Use Permit No. 2022-05: a request, by GBH Calcot, LLC, to allow a 

cannabis cultivation facility in the I-H Heavy Industrial zone district. The permit 

applies to the processing, curing, grading, and storing of cannabis inside three (3) 

35,000 square foot buildings on an existing site. The project is located at 10210 Idaho 

Avenue (APN 018-242-024). 

Chair SANCHEZ opened the public hearing and called for the staff report. 

 

Senior Planner Myers presented the staff report, recommended approval, and invited questions of staff. 

 

Commissioner HAM:  

• He noted that one of the slides in the staff report presentation had an incorrect address. Ms. Myers 

confirmed that the correct address is 10210 Idaho. 

• Does the proposed use involve cultivation and drying? 

• Are building renovations proposed?  

• How much transportation activity will be involved? 

• Are other chemicals involved, besides processing?  

• Are there any potential problems with waste material and refuse?  

 

Commissioner DEVINE:   

• How many cannabis businesses are in the I-H Zone, and was there a permit? Senior Planner Myers 

replied that there have been a few applications, but no other applicants have moved forward.  

• What kind of security is provided?   

 

Chair SANCHEZ announced that the applicant would respond to these questions after Public Comment. 

 

Chair SANCHEZ opened Public Comment: 
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 IN FAVOR 

 Chad Draxler stated that the Commissioners should approve the project immediately. 

 

 OPPOSED 

 None. 

 

Chair SANCHEZ closed Public Comment and invited the applicant to answer the Commissioners' questions. 

 

Norman Allinder, representing the applicant, reviewed the buildings' characteristics and responded to 

Commissioners' questions:  

• The product is cultivated elsewhere and brought in, cured on site, and picked up (not a daily process).  

• Regarding building renovations, he stated that this business is renting the property from the property 

owner.  

• There are no chemicals involved.  

• Very little transportation involved, and 

• There is no additional electrical, lighting, or water needed. The product is laid on simple racks to dry, 

then dehydrated with dehumidifiers. These will generate water, use the water on landscape.  

• He noted that the Kings County landfill does not accept cannabis. The cannabis refuse is picked up and 

taken to a facility in Parlier.   

• He invited the Commissioners and staff to visit the facility at any time.  

• He expressed their approval of the next project on the agenda (CUP 2022-07), which is a neighbor 

location to this project. 

 

Commissioner DEVINE asked what type of security is provided. Senior Planner Myers stated that the site 

security plan was reviewed and approved by Police Chief Sever. Operations Manager Mark Garcia noted that it 

is a multi-tiered system with several components, including high-resolution  cameras that capture license plate 

numbers of both incoming and outgoing vehicles.  

 

There being no further questions or comments, Chair SANCHEZ called for a motion. 

 

Motion to adopt Resolution 2022-30, approving Conditional Use Permit No. 2022-05. 

RESULT: APPROVED [UNANIMOUS] 

MOVER: Martin Devine, Commissioner 

SECONDER: Dennis Ham 

AYES: Ham, Douglas, Devine, Sanchez 

ABSENT: Paden, Norris 

2. Conditional Use Permit No. 2022-07: A request by Tessenderlo Kerley, Inc, to amend 

their original conditional use permit, in order to add a new 260,000-gallon above-

ground molten sulfur tank to their site. The tank will facilitate additional storage onsite. 

The proposal will not alter the existing use of the site. Mitigated Negative Declaration 

No. 2014-02: An addendum to the previously approved Mitigated Negative Declaration 

No. 2014-02 has been prepared to certify that the project will not have a significant 

effect on the environment with the incorporation of mitigation measures. The project is 

located at 10724 Energy Street (APN 018-242-078). 

Chair SANCHEZ opened the public hearing and called for the staff report. Senior Planner Myers presented the 

staff report, recommended approval, and invited questions of staff. 

 

Commissioner HAM:  

• What is the size of the new tank? How does it compare in size with the existing tanks?  
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• Will they have to come back every time they want to add another tank? Ms. Myers replied that, 

because this was initially approved as a Conditional Use Permit, any improvements to the site is 

considered an expansion of the use and is subject to review by the Planning Commission. She deferred 

to the applicant's representative to address the question regarding the size of the tank. 

 

There being no further questions, Chair SANCHEZ opened Public Comment. There were no public comments 

in favor of, or opposed to, the project. 

 

Chair SANCHEZ invited the applicant to address questions from the Commissioners. 

 

Plant Manager Robert Hibbs stated that the proposed additional tank is a replica of the existing smaller tank and 

is needed to provide more flexibility for rail cars and reduce traffic.  

 

Motion to certify Addendum No. 4, certifying that Mitigated Negative Declaration 2014-02 will not have a 

further significant impact. 

RESULT: APPROVED [UNANIMOUS] 

MOVER: Richard Douglas 

SECONDER: Dennis Ham 

AYES: Ham, Douglas, Devine, Sanchez 

ABSENT: Paden, Norris 

Motion to approve Resolution No. 2022-29, approving Conditional Use Permit 2022-07. 

RESULT: APPROVED [UNANIMOUS] 

MOVER: Richard Douglas 

SECONDER: Martin Devine, Commissioner 

AYES: Ham, Douglas, Devine, Sanchez 

ABSENT: Paden, Norris 

DIRECTOR'S COMMENTS 

Deputy City Manager Waters noted that Community Relations Brian Johnson has asked to look at all our Planning 

projects. Staff will be considering ways to update our project process to make it as public-friendly as possible. He 

asked the Commissioners to contact staff with any suggestions. 

COMMISSIONERS’ ITEMS OF INTEREST 

At this time, any Commissioner may ask a question for clarification of matters within 
the Planning Commission’s jurisdiction, make an announcement, or report briefly on 
activities in their role as a Planning Commissioner. In addition, subject to the Planning 
Commissioner’s Handbook, Commissioners may request staff to report back to the 
Planning Commission at a subsequent meeting concerning any mater within 
Commissioner’s jurisdiction (GC 54954.2). 

Commissioner HAM stated that he was not at the last meeting and asked if the use would be 

permitted, if the applicant had pre-cut lumber delivered to the site. Director Waters stated that 

manufacturing is the issue. If they had pre-cut lumber delivered, it would be a permitted use. 
 

City Attorney Mizote asked if the heat-treating process of lumber would be an issue. Director 

Waters replied that he would have to check with Public Works, Engineering, and Fire, to see if 
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there are any safety concerns. He added that it may also depend on the location. He will need 

further information regarding what the process entails. 

 

ADJOURNMENT 

Chair SANCHEZ adjourned the meeting at 6:05 p.m. 

 

Respectfully submitted, 

 

 

Diana Black 

Recording Secretary 
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        AGENDA 

                 STAFF REPORT 

 

 

 

 

 

 

MEETING DATE:  11/8/2022 

 

AGENDA SECTION:  2 

 

 

SUBJECT: 

TIME EXTENSION 2022-04, a request to extend the life of Conditional Use Permit No. 2020-

13 and Site Plan Review No.2018-38 for one year. The project is located north of Hayden 

Avenue, east of 12th Avenue (APN 011-060-058 and 011-060-012). 

 

 

See staff report, attached.  

 

 

FISCAL IMPACT: 

 

ATTACHMENTS: 

Staff Report - TE 2022-04 (Patel) 

Resolution No. 2022-35 

Attachment 1 - CUP 2018-13 and SPR 2018-38 

Attachment 2 - Original Staff Report 

Attachment 3- Resolution 2018-25 

Attachment 4 - Resolution 2020-14 
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CITY OF HANFORD PLANNING COMMISSION 
STAFF REPORT 

 
MEETING DATE:    Tuesday, November 8, 2022 
 
PROJECT: TIME EXTENSION 2022-04, a request to extend the life of 

Conditional Use Permit No. 2020-13 and Site Plan Review No. 2018-
38 for one year. 

 
LOCATION: The project is located north of Hayden Avenue, east of 12th Avenue 

(APN 011-060-058 and 011-060-012).  
 
PROJECT PLANNER: Gabrielle Myers, Senior Planner  
 

STAFF RECOMMENDATION 

 
Staff recommends that the Planning Commission: 
 

1. Adopt Resolution No. 2022-35, approving Time Extension No. 2022-04. 
 

RECOMMENDED MOTION 

 
1. I move to adopt Resolution No. 2022-35, approving Time Extension No. 2022-04. 

 

PROJECT PROPOSAL 

 
Time Extension No. 2022-04 is a request by Jayantilal Patel to extend the life of Conditional Use 
Permit No. 2018-13 and Site Plan Review No. 2018-38 for one year, in order to extend the 
expiration of the project and pull building permits. If approved, the time extension would extend 
the expiration of the project to November 13, 2023.  
 
Site Plan Review No. 2018-38/Conditional Use Permit No. 2018-13 is attached – Attachment 1.  
 

BACKGROUND INFORMATION 

 
Conditional Use Permit No. 2018-13 was a request to allow a three-story, 65,900 sq. ft., 105-room 
hotel on a vacant parcel, located north of Hayden Avenue, east of 12th Avenue (APN 011-060- 
058 and 011-060-012). The use of a hotel requires approval of a Conditional Use Permit by the 
Planning Commission in the C-R Regional Commercial zone district. 
 
Conditional Use Permit No. 2018-13 was heard by the Planning Commission as a public hearing 
item on Tuesday, November 13, 2018. Planning Commission voted 6-0 (1 commissioner absent) 
to adopt resolution No. 2018-25, thus approving Conditional Use Permit No. 2018-13.  
 
The applicant applied for a time extension in 2020 to extend the life of the Site Plan Review and 
Conditional Use Permit from November 13, 2020 to November 13, 2021.  
 
On May 7, 20221, the applicant submitted building permits to the City of Hanford. As of October 
5, 2022, the building permits are ready-to-issue, however, due to unforeseen circumstances, such 
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as supply chain issues, availability of laborers, and significant increases in costs, the applicant 
has decided to postpone obtaining building permits until the situation improves. The building 
permit is set to expire on October 5, 2023. Construction must commence and be diligently pursued 
one year following obtaining building permits.  
 
The applicant’s request for a Time Extension will extend the life of the Site Plan Review and 
Conditional Use Permit to November 13, 2022. In accordance with Section 17.70.250, the 
Planning Commission is able to grant a total of three one-year extensions. This will be the final 
extension possible for the Site Plan Review and Conditional Use Permit.  
 

 
Figure 1: Land Use (Property outlined in bold) 
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Figure 2: General Plan Designation Regional Commercial (Property outlined in bold) 

 

 
 

Figure 3: Zoning Designation C-R Regional Commercial (Property outlined in bold) 
 

 
 
A full analysis of Conditional Use Permit No. 2018-13 appears in the original Planning 
Commission staff report – Attachment 2.  Resolution No. 2018-25 is attached – Attachment 3.  
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The resolution approving Time Extension 2020-05 is attached – Attachment 4.  
 

PROJECT EVALUATION 

 
Due to unforeseen circumstances, such as supply chain issues, availability of laborers, and 
significant increases in costs, the applicant has decided to postpone obtaining building permits 
until the situation improves and is requesting a one-year time extension to move forward with 
construction and pulling building permits for the future hotel. The project is still consistent with the 
current General Plan designation for the site, Regional Commercial, and zoning C-R Regional 
Commercial.  
 
In accordance with Section 17.70.250 of the Hanford Municipal Code, prior to the expiration of a 
permit, a person having authority to file an application may file a written request with the 
Community Development Director for extension of a permit that may otherwise expire. The 
request for extension shall be taken to the planning Commission, who may extend the expiration 
of the permit by one year. The Planning Commission may grant up to a total of three one-year 
extensions. This would be the last available extension.   
 

ENVIRONMENTAL ASSESSMENT 

 
Mitigated Negative Declaration No. 2018-24 was adopted for the project on November 13, 2018, 
certifying that the project would not have a significant adverse impact on the environment with the 
incorporation of mitigation measures.  
 

CONDITIONS OF APPROVAL 

 
That a one-year time extension for Conditional Use Permit No. 2018-13 and Site Plan Review No. 
2018-38 be approved, in accordance with the existing conditions in Resolution No. 2018-25, 
adopted November 13, 2018, and with the addition of the following condition: 
 
1. That the new expiration date of Conditional Use Permit No. 2018-13 and Site Plan Review 

No. 2018-38 be November 13, 2023.  
 
Applicant/Owner: 
Jayantilal Patel 
140 South Court 
Alamo, CA 94507 
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RESOLUTION NO. 2022-35 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF HANFORD 
APPROVING TIME EXTENSION NO. 2022-04, A REQUEST TO EXTEND THE LIFE OF 

CONDITIONAL USE PERMIT NO. 2018-13 AND SITE PLAN REVIEW NO. 2018-34 FOR ONE 
YEAR. THE PROJECT PERTAINS TO PROPERTY LOCATED NORTH OF HAYDEN 

AVENUE, EAST OF 12TH AVENUE (APN 011-060-058 AND 011-060-012) 
 
 At a regular meeting of the Planning Commission of the City of Hanford duly called and 
held on November 8, 2022, by motion of Commissioner  , seconded by Commissioner 
 , and duly carried, the following resolution was adopted:  
 
 WHEREAS, Time Extension No. 2022-04, filed by Jayantilal Patel,, proposing to extend 
the life of Conditional Use Permit No. 2018-13 and Site Plan Review No. 2018-34 for one year, 
has been reviewed by the Planning Commission of the City of Hanford as an advisory agency, in 
accordance with Section 17.70.250 of the Hanford Municipal Code; 
 
 WHEREAS, the project pertains to property located north of Hayden Avenue, east of 12th 
Avenue (APN 011-060-058 and 011-060-012).  
 
 WHEREAS, a time extension was requested by the applicant pursuant to Resolution No. 
2018-25 and Section 17.70.250 of the Hanford Municipal Code; and 
 
 WHEREAS, in accordance with Section 17.70.250 of the Hanford Municipal Code, a 
conditional use permit may be extended for a total time of three years; and  
 
 WHEREAS, findings were made pursuant to section 17.80.030 of the Hanford Municipal 
Code in Resolution No. 2018-25; and  
 
 THEREFORE, BE IT RESOLVED, that a one -year time extension for Conditional Use 
Permit No. 2018-13 and Site Plan Review No. 2018-34 be approved, in accordance with the 
existing conditions in Resolution No. 2018-25, adopted November 13, 2018, and with the addition 
of the following condition: 
 
1. That the new expiration date of Conditional Use Permit No. 2018-13 and Site Plan Review 

No. 2018-38 be November 13, 2023. 
 
 PASSED AND ADOPTED at a regular meeting of the Planning Commission of the City of 
Hanford on November 8, 2022 by the following vote: 
 
AYES:       Commissioners  
NOES:   Commissioners  
ABSTAIN:   Commissioners  
ABSENT: Commissioners  
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STATE OF CALIFORNIA) 
COUNTY OF KINGS      ) ss 
CITY OF HANFORD      ) 
 
 
 I, Jason Waters, Secretary of the Planning Commission of the City of Hanford, do hereby 
certify the foregoing Resolution was duly passed and adopted by the Planning Commission of the 
City of Hanford at a regular meeting thereof held on the 8th day of November 2022. 
 
 
 
Jason Waters, Secretary 
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CITY OF HANFORD PLANNING COMMISSION 
STAFF REPORT 

Tuesday, November 13, 2018 
 
PROJECT: Conditional Use Permit No. 2018-13: a request to allow a three-story, 

65,000 sq.ft., 105-room hotel in the C-R Regional Commercial zone district.   
 
Mitigated Negative Declaration No. 2018-14: a request to certify that the 
project will have a less than significant impact on the environment with the 
incorporation of mitigation measures 

 
LOCATION: The project is located north of Hayden Avenue, east of 12th Avenue (APN 

011-060-058 and 011-060-012). 
 

STAFF RECOMMENDATION 

 
Staff recommends that the Planning Commission:  
 
1. Adopt Mitigated Negative Declaration No. 2018-14, certifying that the project will have a less 

than significant impact on the environment with the incorporation of mitigation measures.  
 

2. Adopt Resolution No. 2018-25, approving Conditional Use Permit No. 2018-13.   
 

RECOMMENDED MOTION 

 
1. I move to adopt Mitigated Negative Declaration No. 2018-14, certifying that the project will 

have a less than significant impact on the environment with the incorporation of mitigation 
measures. 
 

2. I move to adopt Resolution No. 2018-25, approving Conditional Use Permit No. 2018-13.  
 

PROJECT DESCRIPTION 

 
The project is a request, filed by Jayantilal Patel, to allow a three-story, 65,900 sq. ft., 105-room 
hotel on a vacant parcel, located north of Hayden Avenue, east of 12th Avenue (APN 011-060-
058 and 011-060-012). The use of a hotel requires approval of a Conditional Use Permit by the 
Planning Commission in the C-R Regional Commercial zone district.   
 
Project Location 
 
The project is located on a vacant property north of Hayden Avenue, east of 12th Avenue (APN 
011-060-058 and 011-060-012). The project site is designated as Regional Commercial by the 
General Plan. The zoning for the property is C-R Regional Commercial.  
 
Entitlement 
 
The applicant submitted Site Plan Review No. 2018-38 for the project site, proposing to develop 
the vacant site into a three-story, 65,900 sq. ft., 105-room hotel; see Site Plan Review No. 2018-
38, attached as Attachment 1. Site Plan Review No. 2018-38 was reviewed by the Site Plan 
Review Committee. Conditions of approval appear in the approval letter, attached as Attachment 
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2. All conditions of approval cited in the site plan review approval letter are also conditions of 
approval of this Conditional Use Permit application.  
 
Renderings of the proposed hotel are attached as Attachment 3.  
 
 

Figure 1: Land Use 
(Property outlined in bold) 
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Figure 2: General Plan Designation 
Regional Commercial 

(Property outlined in bold) 
 

 
 

Figure 3: Zoning Designation 
C-R Regional Commercial 
(Property outlined in bold) 
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BACKGROUND INFORMATION 

 
General Plan Designation 
 
The General Plan designates the property as Regional Commercial. The property is zoned C-R 
Regional Commercial, which corresponds with the General Plan Designation. According to 
General Plan Policy L47, the purpose of the Regional Commercial designation is to provide a 
variety of commercial goods, entertainment, and services in large format shopping centers for 
both the Hanford community and the larger region outside of Hanford. According to General Plan 
Policy L48, typical uses in the Regional Commercial land use designation include goods, 
entertainment, and services that benefit the market synergy that occur when the uses are located 
in close proximity to each other. Typical uses include retail sales in big box or large format 
buildings, shopping malls, eating establishments, and service stations. The use proposed by the 
applicant is consistent with the goals and policies of the Hanford General Plan, as it proposes to 
provide hotel service for the Hanford community and the larger region outside of Hanford.  
 
Zoning Designation 
 
The applicant seeks to allow a hotel on a vacant property. According to the Commercial, Office, 
and Industrial Zone Use Table, presented in Table 17.08.030 of the Hanford Municipal Code, the 
use of a hotel or motel is subject to approval of a conditional use permit by the Planning 
Commission in the C-R Regional Commercial zone district.  
 
A “hotel or motel,” means a building or group of buildings in one complex consisting of multiple 
guest rooms intended or designed to be occupied on a temporary basis, and typically providing 
ancillary services such as a restaurant, lounge, pool or exercise room, meeting rooms, and/or 
other personal services. Alcoholic beverages served to overnight guests outside of a restaurant 
or bar/lounge typically requires an ABC Type 70 license. The proposed hotel features a pool and 
plans to serve continental breakfast. No other services are proposed.   
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Figure 4: 

Land Use Table 
 

 
 

PROJECT EVALUATION 

 
Conformance with the standards of the C-R Regional Commercial zone district 
 
17.18.030 Site Area 
 
In the C-R Regional Commercial zone district, the minimum site area shall be 10 acres. The site 
may be divided into multiple separate lots, if a reciprocal use agreement for shared common 
access and parking areas is recorded with the Kings County Recorder’s Office. The subject 
properties total 3.3 acres. The recordation of a parcel map waiver, in order to merge the parcels, 
is required upon final building occupancy.  
 
The existing parcels are considered a legally nonconforming lot, which means a lot legally created 
in accordance with the State Subdivision Map Act, prior to the adoption or amendment of the 
zoning ordinance, but which does not meet all of the provisions, standards, and requirements of 
the zoning ordinance applicable to lots. A nonconforming lot may be used for any use allowed in 
the zone district in which it is located. Although the site area does not comply with the current C-
R Regional Commercial zone district requirements for site area, the lot may still be used for any 
use permitted or conditionally permitted in the C-R Regional Commercial zone district. The parcel 
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map waiver, required upon building occupancy, brings the site further into conformance, by 
developing a site with common access, shared parking, lighting, and landscaping.  
 
17.18.040 Lot Dimensions 
 
The minimum lot frontage in the C-R Regional Commercial zone district shall be 40 feet, unless 
a reciprocal use agreement for shared common access and parking areas is recorded with the 
Kings County Recorder’s Office. The recordation of a parcel map waiver, in order to merge the 
parcels, is required upon final building occupancy. Once the parcels are merged, the resulting 
parcel will have approximately 439 feet of frontage along 12th Avenue, 625 feet along Hayden 
Avenue, and 190 feet along Robin Avenue.  
 
17.18.050 Coverage 
 
The maximum coverage of the lot shall be determined by the combined building setback area 
requirements, open space requirements, and off-street parking and loading requirements. All 
required building setbacks, landscaping, off-street parking and loading requirements were 
evaluated and mandated as part of the site plan review process.  
 
17.18.060 Building Setback Area 
 
No structure is permitted to be placed within a building setback area. In the C-R Regional 
Commercial zone district, all frontages abutting a public street require a 15-foot setback. 
Therefore, a 15-foot building setback is required along 12th Avenue, W. Hayden Avenue, and 
Robin Avenue. The applicant provides 15-foot landscaped setbacks to the proposed structure. 
The setback area will be landscaped on W. Hayden Avenue and Robin Avenue. The rear-building 
setback may be zero, since the lot lines do not abut an R-L, R-H, R-M, O-R, PF, AP, or CO zone 
district.  
 
17.18.070 Distances Between Structures 
 
The minimum distance between a structure used solely for residential purposes and another 
structure shall be 10 feet, except as provided by the building code. There are no residential 
structures proposed on site.  
 
17.18.080 Height of Structures 
 
The maximum height of structures in the C-R Regional Commercial zone district is 35 feet. The 
three-story hotel will be 35 feet tall. The structure does not exceed the height maximum of the 
District.  
 
17.18.090 Driveways 
 
Whenever possible, developments in the C-R Regional Commercial zone district shall share 
driveways to minimize the number of driveways on public streets. Site Plan Review No. 2018-38 
proposes two points of ingress and egress for the site. One approach will be located on W. 
Hayden Avenue, and one will be located on Robin Avenue.  
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17.18.100 Off-Street Parking  
 
The applicant proposes 114 parking stalls on site, six of which are ADA-accessible, as shown on 
approved Site Plan Review No. 2018-38. This exceeds the requirement of the Hanford Municipal 
Code Section 17.54.040 for hotels, which requires one space per guest room, plus one space per 
employee.  
 

Calculation: 
 

105 guest rooms + 8 employees yields 113 parking stalls (minimum) 
 
 
17.18.110 Usable open space  
 
In the C-R Regional Commercial zone district, new developments shall provide a common 
outdoor, shaded sitting area for use by customers. The size of this area shall be a minimum two 
hundred fifty (250) square feet per acre of site area. The 3.3-acre site requires a minimum of 825 
square feet of common usable open space. This is adequately accommodated by the courtyard 
and pool area.  
  
17.18.120 Landscaping 
 
In the C-R Regional Commercial zone district, landscaping shall be provided and permanently 
maintained in a setback area not less than 15 feet from a lot line adjoining a street. A storm 
drainage basin is provided along the 12th Avenue frontage. Fifteen feet of landscaping will be 
provided along Hayden Avenue and Robin Avenue.  
 
All requirements of the C-R Regional Commercial zone district, prescribed by Chapter 17.18 of 
the Hanford Municipal Code, are satisfied.  
 

FINDINGS FOR APPROVAL  

 
Conditional Use Permit No. 2018-13 
 
In taking action on a Conditional Use Permit, the Planning Commission must make the 
appropriate findings, in accordance with Section 17.80.030 of the Hanford Municipal Code:  

1. The proposed use would not impair the integrity and character of the zoning district in which 
it is to be located; 

ANALYSIS: That the proposed development of the hotel will not impair the integrity and 
character of the C-R Regional Commercial zone district. The use of a hotel is consistent with 
the regulations set forth in the Hanford Municipal Code Section 17.18 for the C-R Regional 
Commercial zone district. A hotel is listed as a permitted use, with the approval of a conditional 
use permit, in the C-R Regional Commercial zone district, as prescribed in the Land Use Table 
in Section 17.08.030.  

2. The proposed use would be compatible with existing land uses and future permitted land uses 
within the zoning district in which the proposed use is to be located; 

2.d

Packet Pg. 23

A
tt

ac
h

m
en

t:
 A

tt
ac

h
m

en
t 

2 
- 

O
ri

g
in

al
 S

ta
ff

 R
ep

o
rt

  (
T

im
e 

E
xt

en
si

o
n

 2
02

2-
04

 P
at

el
)



ANALYSIS: That the proposed hotel is compatible with existing and future planned land uses 
in the C-R Regional Commercial zone district. The hotel will be proximal to retail and 
restaurants, which are compatible existing and future planned land uses within the vicinity. 
The development and use of a hotel is consistent with the regulations set forth in the Hanford 
Municipal Code Section 17.18 for the C-R Regional Commercial zone district. A hotel is listed 
as a permitted use, with the approval of a conditional use permit, in the C-R Regional 
Commercial zone district, as prescribed in the Land Use Table in Section 17.08.030.  

3. The proposed use is consistent with the General Plan;  

ANALYSIS: The General Plan designates the property as Regional Commercial. The property 
is zoned C-R Regional Commercial, which corresponds with the General Plan Designation. 
According to General Plan Policy L47, the purpose of the Regional Commercial designation 
is to provide a variety of commercial goods, entertainment, and services in large format 
shopping centers for both the Hanford community and the larger region outside of Hanford. 
According to General Plan Policy L48, typical uses in the Regional Commercial land use 
designation include goods, entertainment, and services that benefit the market synergy that 
occur when the uses are located in close proximity to each other. Typical uses include retail 
sales in big box or large format buildings, shopping malls, eating establishments, and service 
stations. The use proposed by the applicant is consistent with the goals and policies of the 
Hanford General Plan, as it proposes to provide hotel service for the Hanford community and 
the larger region outside of Hanford. 

4. There will not be significant effects upon the quality of the environment and natural resources; 

ANALYSIS: That an initial study was conducted and on the basis on the initial study, the 
Community Development Department has determined that the project described above would 
not have significant adverse impacts on the environment, with the incorporation of mitigation 
measures.  Mitigated Negative Declaration No. 2018-14 has been prepared for the project. 
The initial study, Mitigated Negative Declaration No. 2018-14, and mitigation measures 
required of development are attached as Attachment 4.  
 

5. The proposed location, size, design, and operating characteristics of the proposed use would 
not be detrimental to the public interests, health, safety, convenience or welfare of the city and 
that any incompatible impacts of the proposed use are mitigated by conditions of approval. 
 
ANALYSIS:  That this application has been reviewed by the various City departments and 
evaluated for conformity with the requirements of the Hanford Municipal Code Section 17.18 
for the C-R Regional Commercial zone district. The proposed use and development of the 
hotel is compliant with the Hanford Municipal Code. Any other improvements or mitigations 
required for public health, safety, and welfare have been applied to the project as mitigation 
measures, and conditions of approval in Site Plan Review No. 2018-38 and the resolution.  

PRE-CONSULTATION 

 
In accordance with Section 15603(g) of the California Environmental Quality Act (CEQA) 
Guidelines, the project proposal was forwarded to the responsible and interested agencies for 
early consultation on September 18, 2018. Comments were received from the following agencies:  
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1. Troy Hommerding, Kings County Department of Public Health, Division of 
Environmental Health Service, received September 24, 2018.  
 

2. Brian Clement, San Joaquin Valley Air Pollution Control District, received 
September 25, 2018. 

 

All pre-consultation notices are included and analyzed in the initial study, attached as 

Attachment 4.  

 

Kings County Department of Public Health, Division of Environmental Health Services 
 
Pre-consultation was received from Troy Hommerding with the Kings County Department of 

Public Health, Division of Environmental Health Services on September 24, 2018. A copy of the 

pre-consultation letter is attached to the initial study. Comments were provided, as follows:  

  
“Thank you for the opportunity to comment on this project. Our office offers the following 
comments. 
 

1. If this facility will be providing food service (including beverages or continental breakfast), 
the proponents must submit three copies of construction plans to Kings County 
Department of Public Health, Division of Environmental Health Services, with sufficient 
detail to demonstrate that the facility will be able to comply with requirements of the 
California Retail Food Code (H&S Code 113700 et seq.).  The plans must be approved by 
our office prior to construction.  The plan check application can be obtained from our 
website at: https://www.countyofkings.com/departments/health-welfare/environmental-
health-services-1.  A food vending permit must also be obtained prior to opening to the 
public. 

 
2. California Health and Safety Code/California Retail Food Code requires outdoor trash 

enclosures or storage locations be of non-absorbent material such as concrete or asphalt, 
easily cleanable, durable and sloped to a drain that discharges to an approved sewage 
treatment system.  Furthermore, dumpsters and trash enclosures must be installed so that 
effective cleaning is possible.  Effective cleaning of the dumpster and the outside trash 
storage area may be accomplished by providing a hot and cold water hose bib with 
vacuum breaker in the area, by use of a portable steam cleaner, or by contracted cleaning 
services.  As noted above, all waste water from such cleaning operations must drain to 
the sanitary sewer. Grease traps or interceptors may not be located in a food handling 
area, and the applicant may wish to install an exterior subterranean grease trap to service 
the facility. 

 
3. Prior to construction of the swimming pool, the applicant must submit to Kings County 

Department of Public Health, Division of Environmental Health Services, three copies of 
complete construction plans for the swimming pool and/or spa, for review for compliance 
with applicable codes and regulations.  No construction of the pool or spa is permitted 
without prior written approval of the construction plans.  A plan check form is available 
from our website at: https://www.countyofkings.com/departments/health-
welfare/environmental-health-services-1    

 
4. Before opening the hotel to the public, a hotel/motel application must be filled out and filed 

with Kings County Department of Public Health, Division of Environmental Health 
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Services. An application can be obtained at our website at: 
https://www.countyofkings.com/departments/health-welfare/environmental-health-
services-1  

 
Staff analysis: All comments cited above are conditions of approval of the resolution.  
  
San Joaquin Valley Air Pollution Control District  
 
Pre-consultation was received from the San Joaquin Valley Air Pollution Control District on 

September 24, 2018. A copy of the pre-consultation letter is attached to the initial study. 

Comments were provided, as follows:  

 

 “The San Joaquin Valley Unified Air Pollution Control District (District) has reviewed the above 

referenced project consisting of a request to construct a 65,000 square foot, 105-room, three-

story hotel in the C-R Regional Commercial zone district (Project). The project site is located north 

of Hayden Avenue and east of 12th Avenue, in Hanford, CA. (APNs: 011-060-058 and 011-060-

012). The District offers the following comments:  

1. Based on information provided to the District, Project specific, annual emissions of criteria 

pollutants are not expected to exceed any of the following District significance thresholds: 

100 tons per year of carbon monoxide (CO), 10 tons per year of oxides of nitrogen (NOx), 

10 tons per year of reactive organic gases (ROG), 27 tons per year in size (PM10), or 15 

tons per year of particulate matter of 2.5 microns or less in size (PM2.5). Therefore, the 

District concludes that the Project would have a less than significant impact on air quality 

when compared to the above-listed annual criteria pollutant emissions significance 

thresholds.  

 

2. District Rule 9510 is intended to mitigate a project’s impact on air quality through project 

design elements or by payment of applicable off-site mitigation fees. The project is subject 

to District Rule 9510 if it equals or exceeds 2,000 square feet of commercial space and 

has or will receive a project-level discretionary approval from a public agency. If subject 

to the rule, an Air Impact Assessment (AIA) application is required prior to applying for 

project level approval from a public agency. In this case, if not already done, please 

immediately submit an AIA application to the District to comply with District Rule 9510.  

In the case the Project is subject to Rule 9510, an AIA application is required and the 

District recommends that demonstration of compliance with District Rule 9510, before 

issuance of the first building permit, be made a condition of Project approval. Information 

about how to comply with District Rule 9510 can be found online at: 

http://www.valleyair.org/ISR/ISRHome.htm. The AIA application form can be found online 

at: http://www.valleyair.org/ISR/ISRFormsAndApplications.htm.  

3. Particulate Matter 2.5 microns or less in size (PM2.5) from under-fired charbroilers pose 

immediate health risk. Since the cooking or meat can release carcinogenic PM2.5 species 

like polycyclic aromatic hydrocarbons, controlling emissions from under-fired charbroilers 

will have a substantial impact on public health.  
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Charbroiling emissions occur in populated areas, near schools and residential 

neighborhoods, resulting in high exposure levels for sensitive Valley residents. The air 

quality impacts on neighborhoods near restaurants with under-fired charbroilers can be 

significant on days when meteorological conditions are stable, when dispersion is limited 

and emissions are trapped near the surface within the surrounding neighborhoods. This 

potential for neighborhood-level concentration of emissions during evening or multi-day 

stagnation event raises environmental concerns. 

Furthermore, the latest photochemical modeling indicates that reducing commercial 

charbroiling emissions is critical to achieving attainment of multiple federal PM2.5 

standards and associated health benefits in the Valley.  

Therefore, the District strongly recommends new restaurants that will operate under-fired 

charbroilers install emission control systems during the construction phase since installing 

charbroiler emissions control systems during construction of new facilities is likely to result 

in substantial economic benefit compared to costly retrofitting. To ease the financial 

burden for Valley businesses that wish to install control equipment before it is required by 

District Rule 4692 (Commercial Charbroiling), the District is currently offering substantial 

incentive funding that covers the full cost of purchasing, installing, and maintaining the 

system for up to two years. Please contact the District at (559)230-5800 or 

technology@valleyair.org for more information.  

4. The proposed Project may be subject to District Rules and Regulations, including: 

Regulation VIII (Fugitive PM10 Prohibitions), Rule 4102 (Nuisance), Rule 4601 

(Architectural Coatings), and Rule 4641 (Cutback, Slow Cure, and Emulsified Asphalt, 

Paving and Maintenance Operations). In the event an existing building will be renovated, 

partially demolished or removed, the Project may be subject to District Rule 4002 (National 

Emission Standards for Hazardous Air Pollutants). The above list of rules is neither 

exhaustive nor exclusive. To identify other District permit requirements, the applicant is 

strongly encouraged to contact the District’s Small Business Assistance Office at 

(559)230-5888. Current District rules can be found online at: 

www.valleyair.org/rules/1ruleslist.htm.  

 

5. The District recommends that a copy of the District’s comments be provided to the Project 

proponent.  

District staff is available to meet with you and/or the applicant to further discuss the 

regulatory requirements that are associated with this Project. If you have any questions or 

require further information, please call Georgia Stewart at (559)230-5937 or e-mail 

Georgia.Stewart@valleyair.org. When calling or emailing the District, please reference 

District CEQA number 20180995.” 

Staff Analysis: A copy of the District’s comments has been provided to the project proponent. The 

comments provided have been incorporated into the mitigation monitoring and reporting program, 

as conditions of development, as requested by the District. 
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CONSULTATION 

 
On October 18, 2018, staff forwarded a consultation notice to the interested agencies, in 
accordance with Public Resources Code Section 21081.6. No responses were received.  
 

PUBLIC COMMENT 

 
A Notice of Intent to Adopt a Mitigated Negative Declaration and Notice of Public Hearing for the 
project was noticed in the local newspaper on October 19, 2018 and mailed to property owners 
within 300 feet of the project site on October 18, 2018.  
 
Public Comment Received 
 
On November 8, 2018, a petition letter was received by Jadish Patel. The petition letter is attached 
for the Planning Commission’s review as Attachment 5. The petition letter reads:  
 
“We, the citizens of the city of Hanford, petition to allow construction a three-story, 65,900 sq. ft. 
105- room hotel in the C-R Regional Commercial zone district in Hanford by Jayantilal Patel of 
Bay Area.  
 
The entity, Jayantilal Patel of Bay Area, wants to construct a hotel in Hanford that was originally 
proposed by Jagdish Patel of Hanford. Jagdish Patel of Hanford had planned this project months 
in advance and completed an application for Hampton Inn for C-R Regional Commercial zone 
district in Hanford to the franchise operations of Hampton Inn, Hilton Franchise on July 09, 2018. 
Later, Jayantilal Patel of Bay Area opposed the project for Jagdish Patel to allow a Hampton Inn 
to Hanford and proposed to construct the Hampton Inn in same commercial zone district. This act 
should not be welcomed and be granted to Jagdish Patel, hotelier of Hanford, who has always 
sought to expand the boundaries and create a financial stability for Hanford by always investing 
to the local and city of Hanford.  
 
I demand the petition for Hanford Planning Commission to stop and disapprove the development 
of a three-story, 105-room hotel in the C-R Regional Commercial zone district in Hanford by 
Jayantilal Patel of Bay Area and to grant this proposed project to Jagdish Patel of Hanford since 
1993.”  
 
The petition has 138 signatures.  
 
Staff Analysis: The petition letter does not cite an inability to make the appropriate findings for the 
Conditional Use Permit, nor does the letter address environmental issues which have not been 
addressed in the initial study.  In accordance with Section 17.80.030 B. of the Hanford Municipal 
Code, a conditional use permit may be denied if the reviewing authority finds one or more of the 
findings cannot of Section 17.80.030 A. cannot be made.  
 

ENVIRONMENTAL ASSESSMENT 

 
In accordance with the California Environmental Quality Act (CEQA) guidelines, the project was 
evaluated in an Environmental Assessment/Initial Study.  Based on the review, it was determined 
that the proposed project would not result in a significant adverse impact on the environment with 
the incorporation of mitigation measures, therefore Mitigated Negative Declaration No. 2018-14 
has been prepared, attached as Attachment 4.  
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RECOMMENDATION 

 
Staff recommends that the Planning Commission:  
 
1. Adopt Mitigated Negative Declaration No. 2018-14, certifying that the project will have a less 

than significant impact on the environment with the incorporation of mitigation measures.  
 

2. Adopt Resolution No. 2018-25, approving Conditional Use Permit No. 2018-13.   
 
Applicant/Owner:  
Jayantilal Patel   
140 South Court   
Alamo, CA 94507 
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        AGENDA 

                 STAFF REPORT 

 

 

 

 

 

 

MEETING DATE:  11/8/2022 

 

AGENDA SECTION:   

 

 

SUBJECT: 

Tentative Parcel Map No. 2022-01: a request to divide a 47,473-square-foot parcel into two 

parcels (Parcel A: 12,469 sq. ft.; Parcel B: 35,004 sq. ft.) in the MX-C Corridor Mixed Use zone 

district. The property is located at 520 W. Lacey Blvd. (APN 010-510-003). 

 

 

See staff report attached. 

 

 

FISCAL IMPACT: 

 

ATTACHMENTS: 

Staff Report - TPM 2022-01 

Resolution No. 2022-34 

Attachment 1: Tentative Parcel Map 

Attachment 2: Reso 18-31-R (signed) 

Attachment 3: Easements 

Attachment 4: Notice of Exemption No. 2022-89 

Parcel Map 
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 Planning:  559-585-2580  Facsimile: 559-583-1633 

CITY OF HANFORD PLANNING COMMISSION 
STAFF REPORT 

Tuesday, November 8, 2022 
 
PROJECT: Tentative Parcel Map No. 2022-01: a request to divide a 47,473-

square-foot parcel into two parcels (Parcel A: 12,469 sq. ft.; Parcel 
B: 35,004 sq. ft.) in the MX-C Corridor Mixed Use zone district. 

 
LOCATION: The property is located at 520 W. Lacey Blvd. (APN 010-510-003). 
 
PROJECT PLANNER: Mark Manha, Associate Planner 
 

STAFF RECOMMENDATION 

 
Staff recommends that the Planning Commission: 
 

1. Adopt Resolution No. 2022-34, approving Tentative Parcel Map No. 2022-01.  
 

RECOMMENDED MOTION 

 
1. I move to adopt Resolution No. 2022-34, approving Tentative Parcel Map No. 2022-01.  

 

PROJECT DESCRIPTION 

  
Tentative Parcel Map No. 2022-01 is a request to divide a 47,473-square-foot parcel into Parcel 
A (12,469 sq. ft.) and Parcel B (35,004 sq. ft.) in the MX-C Corridor Mixed Use zone district (see 
Attachment 1). The parcel to be divided is located in an existing center with shared cross access 
on the northeast corner of N. 11th Avenue and W. Lacey Blvd. Parcel A is currently occupied by a 
vacant building. Future occupancy will be limited to those uses permitted and conditionally 
permitted in the MX-C Corridor Mixed Use zone district. Parcel B is currently occupied by a 
multitude of tenants within a building commonly known as the Creamery building. There is no 
known development project associated with this division. 
 
Project Location 
 
The project is located at 520 W. Lacey Blvd. (APN 010-510-003) (see Figure 1, below). The site 
is designated as Corridor Mixed Use by the General Plan and zoned MX-C Corridor Mixed Use, 
in conformance with the General Plan Designation (see Figures 2 and 3, below, respectively).  
 
 
 
 
 
 
 
 
 
 
 
 
 

a

Packet Pg. 68

A
tt

ac
h

m
en

t:
 S

ta
ff

 R
ep

o
rt

 -
 T

P
M

 2
02

2-
01

  (
T

P
M

 2
02

2-
01

)



Figure 1: Land Use 
(Property outlined in red) 

 
 

Figure 2: General Plan Designation 
Corridor Mixed Use 

(Property outlined in red) 
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Figure 3: Zoning Designation 
MX-C Corridor Mixed Use 
(Property outlined in red) 

 

 

BACKGROUND 

 
General Plan Designation 
 
The General Plan designates the property as Corridor Mixed Use. According to General Plan 
Policy L65, the purpose of the Corridor Mixed Use Land Use Designation is to promote a mix of 
commercial, office, and multi-family residential uses along transportation corridors at a scale 
compatible with adjacent residential neighborhood, with the intent of creating a pedestrian-friendly 
environment that encourages walking between uses. According to General Plan Policy L66, 
typical land uses in the Corridor Mixed Use designation include small- and medium-scale 
commercial providing primarily day-to-day goods and services, office, and multi-family dwellings 
along with horizontal and vertical mixed use developments that include these uses. Typical uses 
include duplexes, townhomes, apartments, markets, small retail shops, eating establishments, 
offices, service stations, medical and dental offices, convenience stores, dry cleaning and laundry 
services, beauty salons, and other similar uses. Both vertical and horizontal mixed-use 
developments are encouraged. The division of the parcels, as proposed, is consistent with the 
General Plan, as it maintains the mix of uses present within the shopping center and maintains 
the existing, permitted uses within each building. All permitted uses on site are in conformity with 
the General Plan. 
 
Zoning Designation 
 
The site is zoned MX-C Corridor Mixed Use. Parcel B is designated a historic property within the 
Historic Overlay District, while Parcel A was removed from the Historic Overlay District in 2018 
(see Attachment 2). The portion of this parcel removed from the Historic Overlay District matches 
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the exact area of Parcel A in this request to divide the parcel. The project is evaluated for 
consistency with Section 17.26 of the Hanford Municipal Code, pertaining to the MX-C Corridor 
Mixed Use zone district, below.  
 

PROJECT EVALUATION 

 
Project Design 
 

 Entire Site Parcel A Parcel B 

Area: 47,473 sq. ft. 12,469 sq. ft. 35,004 sq. ft. 

Street 
Frontage: 

198 ft. 
No street frontage; 
existing shared common 
access 

198 ft.  

Width: 
Approximately 95 
(minimum width); 198 ft. 
(maximum width) 

Approximately 104 ft. 
(minimum width); 
Approximately 145 ft. 
(maximum width) 

Approximately 95 ft. 
(minimum width); 198 ft. 
(maximum width) 

Depth: 
52.02 ft. (minimum 
depth); 358 ft. 
(maximum depth) 

52.02 ft. (minimum 
depth); 103.91 ft. 
(maximum depth) 

Approximately 248 ft. 
(minimum width); 
Approximately 266 ft. 
(maximum width) 

Sidewalk: 
Existing sidewalk along 
W. Lacey Blvd. 

No sidewalks; no street 
frontage 

Existing sidewalk along 
W. Lacey Blvd. 

Existing 
Use: 

Shopping center Office building Creamery building 

Proposed 
Use: 

Split into two parcels Office building Creamery building 

 
Conformance with the standards of the MX-C Corridor Mixed Use zone district 
 
17.26.030 Site Area 
 
In the MX-C Corridor Mixed Use zone district, the minimum lot area shall be 5,000 square feet. 
Tentative Parcel Map No. 2022-01 is a request to divide a 47,473-square-foot parcel into Parcel 
A (12,469 sq. ft.) and Parcel B (35,004 sq. ft.). Both resulting parcels will each have a lot area 
greater than 5,000 sq. ft. 
 

 Entire Site Parcel A Parcel B 

Area: 47,473 sq. ft. 12,469 sq. ft. 35,004 sq. ft. 
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17.26.040 Lot Dimensions 
 
Lot Frontage  
 
The minimum lot frontage in the MX-C Corridor Mixed Use zone district shall be 40 feet, unless a 
reciprocal use agreement for shared common access and parking areas is recorded with the 
Kings County Recorder’s office. Parcel A will not have any lot frontage. Shared common access 
to the site exists between proposed Parcels A and B and will be maintained through the reciprocal 
use agreement recorded with the Kings County Recorder’s office (see Attachment 3). Parcel B 
will have 198 ft. of lot frontage, which satisfies the lot frontage requirement of the MX-C Corridor 
Mixed Use zone district. 
 

 Entire Site Parcel A Parcel B 

Street 
Frontage: 

198 ft. 
No street frontage; 
existing shared common 
access 

198 ft. 

 
17.26.050 Coverage 
 
The maximum coverage of a lot in the MX-C Corridor Mixed Use zone district shall be determined 
by the combined building setback area requirements, open space requirements, and off-street 
parking and loading requirements. An evaluation of the setback, open space, and off-street 
parking requirements appear below. 
 
17.26.060 Building Setback Area 
 
No structure is permitted to be placed within a building setback area. 
 
Front-Yard Setback  
 
In the MX-C Corridor Mixed Use zone district, the front building setback area shall be 15 feet from 
the front lot line. The front-yard setback for the building on Parcel A is over 15 feet from the front 
lot line facing W. Lacey Blvd. The existing building on Parcel B is only 5.16 feet from the front lot 
line, which does not meet the front setback requirement. However, the structure is considered a 
legally existing, nonconforming structure. According to Section 17.90.040(A) of the Hanford 
Municipal Code, “a structure shall be deemed nonconforming if it was lawfully erected prior to the 
adoption or amendment of this title, but which now does not meet all of the provisions, standards, 
and requirements of this title applicable to structures.” The Creamery building was constructed 
between 1919-1920 and has been modified over the years to its current state. The currently-
nonconforming setback has existed since original construction. The division of this property will 
not bring the setback into further non-conformance. As an existing structure, the building may 
remain, as is. 
 
Rear-Yard Setback 
 
In the MX-C Corridor Mixed Use zone district, the rear building setback may be zero feet from the 
rear lot line, except where the rear lot line abuts a public street or an R-L, R-M, R-H, OR, O, PF, 
AP, or CO zone district, then the rear building setback shall be 15 feet. Since the rear lot line is 
not adjacent to a public street or any of the stated zone districts, the rear setback area requirement 
is zero feet. 
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Side-Yard Setback  
 
In the MX-C Corridor Mixed Use zone district, the side building setback area shall be zero feet, 
except where the side lot line abuts a public street or an R-L, R-M, R-H, OR, O, PF, AP, or CO 
zone district, then the side building setback area shall be 15 feet. Since the side lot lines are not 
adjacent to a public street or any of the stated zone districts, the side setback area requirement 
is zero feet. 
 
The proposed parcel split will not encroach into any required setback area, except for the front 
setback area which is legally non-conforming. 
 
17.26.070 Distances Between Structures  
 
The minimum distance between a structure used solely for residential purposes and another 
structure shall be 10 feet, except as provided by the building code. There is no proposal for any 
on-site residential development. 
 
17.26.080 Height of Structures 
 
The maximum height of structures in the MX-C Corridor Mixed Use zone district shall be 50 feet. 
The existing buildings on site were found to meet the height requirement at the time of 
construction. No change in building height is proposed for this project. 
 
17.26.090 Driveways 
 
Wherever possible developments shall share driveways to minimize the number of driveways on 
public streets. New driveways near street corners shall be located a minimum one hundred (100) 
feet from the radius curve of the curb, unless otherwise specifically approved by the City Engineer. 
There are no new driveways proposed for this project. Driveway access will be maintained on 
Parcel B and the adjacent parcel to the west that contains Starbucks. Parcel A will share driveway 
access with Parcel B and the adjacent parcel to the west that contains Starbucks through the 
shared cross access agreement recorded with the Kings County Recorder’s office. This minimizes 
the number of driveways on W. Lacey Blvd. 
 
17.26.100 Off-Street Parking  
 
Integrated shopping centers shall provide a minimum of one parking space per 350 sq. ft. of 
building space. There are five parking spaces on Parcel A for the 1,092 sq. ft. building and Parcel 
B provides 28 parking spaces for the 16,148 sq. ft. building. The existing structures were 
evaluated at the time of development and found to meet the required parking standards. The 
parking configuration was approved and developed as part of the site rehabilitation performed in 
the 1980’s. There is no change proposed to the number of parking spaces for the existing center 
or to the square footage of any structures that would require the construction of additional parking 
spaces. All parking is subject to the recorded reciprocal access and parking agreement. 
Therefore, parking spaces will remain shared within the integrated shopping center. 
 
17.26.110 Usable Open Space 
 
New commercial developments with a site area over one acre shall provide a common outdoor, 
shaded sitting area for use by customers. The size of this area shall be a minimum 250 square 
feet per acre of site area. There are no new commercial developments proposed for this site. 
Each parcel will be under one acre with the approval of this division. 
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17.26.120 Landscaping 
 
Landscaping shall be provided and permanently maintained in a setback area not less than 15 
feet from a lot line adjoining a street. There is at least 15 feet of landscaping along W. Lacey 
Blvd., except where the Creamery building encroaches into the front setback area. Parcel A will 
not be directly adjacent to a street and therefore does not require 15 feet of landscaping along a 
lot line adjoining a street. 
 
17.26.130 Screening, Fences, and Walls 
 
A block wall with a minimum height of seven feet shall be provided along any side or rear lot line 
that abuts an R-L, R-M, R-H, OR, PF, AP, or CO zone district. No fence or wall shall be placed in 
front of or within any landscaped area located next to a street. There is an existing chain link fence 
along the eastern side lot line. Neither parcel is adjacent to any of the listed zone districts; 
therefore, no block wall is required along any lot lines. There are no existing or proposed fences 
or walls within any landscaped area located adjacent to W. Lacey Blvd. 
 
All requirements of the MX-C Corridor Mixed Use zone district have been satisfied, in accordance 
with Section 17.26 of the Hanford Municipal Code, except for those items that are legally non-
conforming. 
 
FINDINGS FOR APPROVAL 
 
Pursuant to Section 16.04.010 of the Subdivision Ordinance Code and Section 66474 of the 
Subdivision Map Act, the Planning Commission is required to make the following findings:   
 
1. Consistency Finding: That the proposed map is consistent with applicable general and specific 

plans. 
 
Analysis: That the proposed map is consistent with the applicable General Plan. According to 
General Plan Policy L65, the purpose of the Corridor Mixed Use Land Use Designation is to 
promote a mix of commercial, office, and multi-family residential uses along transportation 
corridors at a scale compatible with adjacent residential neighborhood, with the intent of 
creating a pedestrian-friendly environment that encourages walking between uses. According 
to General Plan Policy L66, typical land uses in the Corridor Mixed Use designation include 
small- and medium-scale commercial providing primarily day-to-day goods and services, 
office, and multi-family dwellings along with horizontal and vertical mixed use developments 
that include these uses. Typical uses include duplexes, townhomes, apartments, markets, 
small retail shops, eating establishments, offices, service stations, medical and dental offices, 
convenience stores, dry cleaning and laundry services, beauty salons, and other similar uses. 
Both vertical and horizontal mixed-use developments are encouraged. The division of the 
parcels, as proposed, is consistent with the General Plan, as it maintains the mix of uses 
present within the shopping center and maintains the existing, permitted uses within each 
building. All permitted uses on site are in conformity with the General Plan. 

 
2. Design Finding: That the design or improvement of the proposed subdivision is consistent 

with applicable general and specific plans. 
 

Analysis: That the design of the proposed division is consistent with the General Plan. The 
General Plan designates the project site as Corridor Mixed Use. Each parcel is designed in 
conformance with Hanford Municipal Code Section 17.26, pertaining to the MX-C Corridor 
Mixed Use zone district. All permitted uses on site are in conformity with the General Plan. 
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3. Type of Development Finding: That the site is physically suitable for the type of development. 
 

Analysis: That approval of the division will divide the existing parcel into two parcels within an 
existing shopping center. The proposed parcels are both fully developed. Any future 
development proposals for the parcels will be evaluated by the Community Development 
Department for consistency with the General Plan and the standards of the MX-C Corridor 
Mixed Use zone district. 

 
4. Density Finding: That the site is physically suitable for the proposed density of the 

development. 
 

Analysis: That the General Plan prescribes an average density of ten units per gross acre for 
the MX-C Corridor Mixed Use zone district, however, residential development is not proposed 
for the site. 

 
5. Environmental Finding: That the design of the subdivision or the proposed improvements is 

unlikely to cause substantial environmental damage or substantially and avoidably injure fish 
or wildlife or their habitat. 
   
Analysis: That this division of land is considered categorically exempt by California 
Environmental Quality Act (CEQA) Guidelines Section 15315, Minor Land Divisions. A Notice 
of Exemption has been prepared for the project in accordance with CEQA guidelines. 

 
6. Public Health Finding: That the design of the subdivision or type of improvements is unlikely 

to cause serious public health problems. 
 

Analysis: That this application has been reviewed by various City departments. Any 
improvements required for public health and safety were applied to the proposal and required 
in the conditions of approval. The City of Hanford Building Division is responsible for ensuring 
that future construction of the site follows adopted building codes, thus reducing exposure to 
accidents. 

 
7. Improvements and Access Findings: That the design of the subdivision or the type of 

improvements will not conflict with easements acquired by the public at large for access 
through or use of, property within the proposed subdivision. 

 
Analysis: That the design of the proposed division and type of improvements will not conflict 
with easements acquired by the public at large for access through or use of the property within 
the proposed subdivision. An existing agreement to permit cross access between both parcels 
will be maintained to satisfy the lot frontage requirements of Hanford Municipal Code Section 
17.26.040. Any off-site improvements at the time of any future development will be inspected 
and/or verified to ensure the design, material, and installation of said improvements meet or 
exceed standards adopted by the City of Hanford. 

 

ENVIRONMENTAL ASSESSMENT 

 
That this project is categorically exempt from further environmental review, as per Section 15315 
Minor Land Divisions of the California Environmental Quality Act (CEQA) Guidelines. There are 
no exceptions to this exemption, as per Section 15300.2 Exceptions of the California 
Environmental Quality Act (CEQA) Guidelines. A Notice of Exemption has been prepared and is 
attached as Attachment 4. 
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PUBLIC COMMENTS 

 
A Notice of Public Hearing and Notice of a Tentative Parcel Map was published in the newspaper 
on October 28, 2022, and mailed to property owners within 500 feet of the project site on October 
27, 2022. The Community Development Department has not received comments on the project, 
as of the preparation of this report. 
 

STAFF RECOMMENDATION 

 
Staff recommends that the Planning Commission: 
 
1. Adopt Resolution No. 2022-34, approving Tentative Parcel Map No. 2022-01. 
 
Applicant/Property Owner: 
Zahir Ahmad 
P.O. Box 932 
Hanford, CA 93232 
 
Engineer/Surveyor: 
Zumwalt Hansen, a QK company 
609 N. Irwin St. 
Hanford, CA 93230 
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RESOLUTION 2022-34 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF HANFORD 
PERTAINING TO TENTATIVE PARCEL MAP NO. 2022-01, A REQUEST TO DIVIDE A 
47,473-SQUARE-FOOT PARCEL INTO TWO PARCELS (PARCEL A: 12,469 SQ. FT.; 

PARCEL B: 35,004 SQ. FT.) IN THE MX-C CORRIDOR MIXED USE ZONE DISTRICT. THE 
PROPERTY IS LOCATED AT 520 W. LACEY BLVD. (APN 010-510-003). 

 
At a regular meeting of the City of Hanford Planning Commission duly called and held on 
November 8, 2022 on motion of Commissioner   , seconded by Commissioner  
 , and duly carried, the following resolution was adopted: 

 
WHEREAS, Tentative Parcel Map No. 2022-01, a request to divide a 47,473-square-foot 

parcel into two parcels (Parcel A: 12,469 sq. ft.; Parcel B: 35,004 sq. ft.) in the MX-C Corridor 
Mixed Use zone district has been reviewed by the Planning Commission of the City of Hanford in 
accordance with Title 16.04 of the Hanford Subdivision Ordinance; and 
 

WHEREAS, the project is located at 520 W. Lacey Blvd. (APN 010-510-003); and 
 

WHEREAS, the configuration of the proposed parcels is shown on attached Exhibit A; 
and 
 

WHEREAS, the various governmental department agencies, staff, and the Planning 
Commission have given careful consideration to this tentative subdivision map and have made 
recommendations thereon; and 

 
WHEREAS, the project is exempt from environmental review, per Section 15315 Minor 

Land Divisions of the California Environmental Quality Act of the California Environmental Quality 
Act (CEQA) Guidelines and a Notice of Exemption has been prepared;  
 
 THEREFORE, BE IT RESOLVED, on the basis of the facts and evidence provided in the 
staff report and the written and oral evidence presented at the public hearing, the Planning 
Commission hereby makes the following findings pursuant to Section 16.04.010 of the 
Subdivision Ordinance Code and Section 66474 of the Subdivision Map Act: 
 
1. Consistency Finding: That the proposed map is consistent with applicable general and specific 

plans.  
 
Analysis: That the proposed map is consistent with the applicable General Plan. According to 
General Plan Policy L65, the purpose of the Corridor Mixed Use Land Use Designation is to 
promote a mix of commercial, office, and multi-family residential uses along transportation 
corridors at a scale compatible with adjacent residential neighborhood, with the intent of 
creating a pedestrian-friendly environment that encourages walking between uses. According 
to General Plan Policy L66, typical land uses in the Corridor Mixed Use designation include 
small- and medium-scale commercial providing primarily day-to-day goods and services, 
office, and multi-family dwellings along with horizontal and vertical mixed use developments 
that include these uses. Typical uses include duplexes, townhomes, apartments, markets, 
small retail shops, eating establishments, offices, service stations, medical and dental offices, 
convenience stores, dry cleaning and laundry services, beauty salons, and other similar uses. 
Both vertical and horizontal mixed-use developments are encouraged. The division of the 
parcels, as proposed, is consistent with the General Plan, as it maintains the mix of uses 
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present within the shopping center and maintains the existing, permitted uses within each 
building. All permitted uses on site are in conformity with the General Plan. 

 
2. Design Finding: That the design or improvement of the proposed subdivision is consistent 

with applicable general and specific plans.  
 

Analysis: That the design of the proposed division is consistent with the General Plan. The 
General Plan designates the project site as Corridor Mixed Use. Each parcel is designed in 
conformance with Hanford Municipal Code Section 17.26, pertaining to the MX-C Corridor 
Mixed Use zone district. All permitted uses on site are in conformity with the General Plan..  

 
3. Type of Development Finding: That the site is physically suitable for the type of development.  

 
Analysis: That approval of the division will divide the existing parcel into two parcels within an 
existing shopping center. The proposed parcels are both fully developed. Any future 
development proposals for the parcels will be evaluated by the Community Development 
Department for consistency with the General Plan and the standards of the MX-C Corridor 
Mixed Use zone district. 

 
4. Density Finding: that the site is physically suitable for the proposed density of the 

development.  
 

Analysis: That the General Plan prescribes an average density of ten units per gross acre for 
the MX-C Corridor Mixed Use zone district, however, residential development is not proposed 
for the site.  

 
5. Environmental Finding: That the design of the subdivision or the proposed improvements is 

unlikely to cause substantial environmental damage or substantially and avoidably injure fish 
or wildlife or their habitat.  
   
Analysis: That this division of land is considered categorically exempt by California 
Environmental Quality Act (CEQA) Guidelines Section 15315, Minor Land Divisions. A Notice 
of Exemption has been prepared for the project in accordance with CEQA guidelines. 

 
6. Public Health Finding: That the design of the subdivision or type of improvements is unlikely 

to cause serious public health problems.  
 

Analysis: That this application has been reviewed by various City departments. Any 
improvements required for public health and safety were applied to the proposal and required 
in the conditions of approval. The City of Hanford Building Division is responsible for ensuring 
that future construction of the site follows adopted building codes, thus reducing exposure to 
accidents.  

 
7. Improvements and Access Findings: That the design of the subdivision or the type of 

improvements will not conflict with easements, acquired by the public at large, for access 
through or use of, property within the proposed subdivision. 

 
Analysis: That the design of the proposed division and type of improvements will not conflict 
with easements acquired by the public at large for access through or use of the property within 
the proposed subdivision. An existing agreement to permit cross access between both parcels 
will be maintained to satisfy the lot frontage requirements of Hanford Municipal Code Section 
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17.26.040. Any off-site improvements at the time of any future development will be inspected 
and/or verified to ensure the design, material, and installation of said improvements meet or 
exceed standards adopted by the City of Hanford.  

 
 THEREFORE, BE IT RESOLVED that Tentative Parcel Map No. 2022-01 be approved 
subject to the conditions of approval, attached as Exhibit B. 
 
EXPIRATION 
 
This Tentative Parcel Map becomes null and void after eighteen (18) months has elapsed from 
the date of approval if the map has not been recorded. The Commission may grant a time 
extension if a written request and fee is received from the applicant prior to the expiration date. 
The time extension, if approved, will be subject to the improvement standards and fees in effect 
at the time the extension for the Tentative Parcel Map is granted. 
 

PASSED AND ADOPTED at a regular meeting of the Planning Commission of the City of 

Hanford by the following vote: 

 
AYES:        Commissioners  
NOES:       Commissioners  
ABSTAIN:  Commissioners  
ABSENT:   Commissioners  

 

 
STATE OF CALIFORNIA) 
COUNTY OF KINGS        )ss 
CITY OF HANFORD        )       
 
 
 I, Jason Waters, Secretary of the City of Hanford Planning Commission, do hereby certify 
the foregoing Resolution was duly passed and adopted by the Planning Commission of the City 
of Hanford at a regular meeting thereof held on the 8th day of November 2022. 
 
 
 
Jason Waters, Secretary 
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Exhibit A 
Tentative Parcel Map No. 2022-01 
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Exhibit B 
Conditions of Approval 
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ADMINISTRATION DEPARTMENT 
Contact the Community Development Department (559) 585-2580 

concerning questions that you may have on the conditions listed below: 
 
Defense and Indemnification Provisions: 
 
1. That the applicant shall defend, indemnify, and hold harmless the City of Hanford (“City”), its 

officials, officers, employees, representatives, agents and attorneys, from and against all 
claims, damages, losses, judgments, liabilities, expenses and other costs, including litigation 
costs and attorney’s fees, arising out of, resulting from, or in connection with, the City’s act or 
acts leading up to and including approval of any environmental document and/or granting of 
any approvals relating to the Project.  Applicant’s obligation to defend, indemnify and hold the 
City harmless specifically includes, but is not limited to, any suit or challenge by any third party 
against the City which challenges or seeks to set aside, void or annul the legality or adequacy 
of any environmental document approved by the City or any approval related to the Project. 

 
PLANNING DEPARTMENT 

Contact Associate Planner Mark Manha (559) 585-2583 
concerning questions that you may have on the conditions listed below:   

 
General: 
 
1. That approval of this project does not exempt compliance with all applicable sections of the 

Uniform Fire and Building Codes, Zoning Ordinance, Public Works Improvement Standards, 
and other City Ordinances. 

 
2. That all approved proposals of the application be conditions of development if not mentioned 

herein. 
 
3. That the general design of the parcel map be approved with minor modifications being 

approved by the Community Development and Public Works Departments. 
 
4. That prior to recording the parcel map, it is to be submitted to the City Engineer and 

Community Development Department for compliance with the tentative approval. 
 
5. That in accordance with California Government Code Section 66020, the applicant is hereby 

notified that the 90-day appeal period identified in California Government Code Section 66020 
during which you may protest the imposition of the fees, dedications, reservations and other 
extractions identified in this Tentative Parcel Map No. 2022-01 will begin to run on the date of 
the approval of this application by the Planning Commission. 

 
6. That the applicant hereby agrees to hold the City of Hanford and all of its departments, 

officers, agents, and employees free and harmless of and from all claims of any kind or nature 
arising out of or by reason of the approval of this project. 

 
7. That any development of the site be subject to the applicable regulations of the Hanford 

Municipal Code, specifically the MX-C Corridor Mixed Use zone district. 
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BUILDING DIVISION 
 

Contact Building Official: Tom Webb (559) 585-2584 

Concerning questions that you may have on the conditions listed below: 
 
 

 

 TPM 2022-001COMMENTS: (506-0422) 
 

 
1. New lot lines shall not create any violations to current building codes or Municipal 

Codes. 
 

2. Any future development will be required to meet the building codes at the time of 
construction. 
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Notice of Exemption 2022--89 

 
To:  Office of Planning and Research   
        P.O. Box 3044, Room 212   
        Sacramento, CA 95812-3044   
 
        County Clerk 
        County of Kings 
        Kings County Government Center 
       Hanford, CA  93230 
 
From:  City of Hanford 

317 North Douty Street  
Hanford, CA 93230 

 
Project Title: Tentative Parcel Map 2022-01 
 
Project Location – 520 W. Lacey Blvd. (APN 010-510-003) 
 
Project Location – City:        Hanford          Project Location – County:     Kings County     
 
Description of Nature, Purpose and Beneficiaries of Project: Tentative Parcel Map No. 2022-01: a request to divide a 
47,473-square-foot parcel into two parcels (Parcel A: 12,469 sq. ft.; Parcel B: 35,004 sq. ft.) in the MX-C Corridor Mixed 
Use zone district. 
 
Name of Public Agency Approving Project:   City of Hanford, Planning Division  
 
Name of Person or Agency Carrying Out Project:  Zahir Ahmad__________     
       P.O. Box 932       
       Hanford, CA 93232    
Exempt Status:     (check one) 

 Ministerial (Sec. 21080(b)(1); 152698); 
 Declared Emergency (Sec. 21080(b)(3); 15269 (a)); 
 Emergency Project (Sec. 21080(b)(4); 15269(b)(c)); 
 Categorical Exemption: State type and section number: 15315 Minor Land Divisions 
 Statutory Exemption. State code number:  

 
Reasons why project is exempt: 
The City of Hanford determined the project to be exempt from environmental review pursuant to Section 15315 of the 

California Environmental Quality Act (CEQA) Guidelines. The project meets the following conditions stated in Section 

15315: project is a division of property in an urbanized area zoned for residential, commercial, or industrial use into four 

or fewer parcels when the division is in conformance with the General Plan and zoning; no variances or exceptions are 

required; all services and access to the proposed parcels to local standards are available; parcel was not involved in a 

division of a larger parcel within the previous 2 years; and parcel does not have an average slope greater than 20%. 

Lead Agency 
Contact Person:  Mark Manha         Area Code/ Telephone:    (559) 585-2583 
 
Signature:        Date:     November 8, 2022      Title: Associate Planner 
  

 Signed by Lead Agency Date received for filing at OPR:        
 Signed by Applicant 
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