


































































































































































































































* There are significant areas in portions of the community where
rehabilitation measures may become necessary prematurely, due
to the adverse effects of airport noise. and the uncertain status
of the freeways.

* The buildup of traffic volumes along certain segments of Sierra
Avenue and Millbrook Avenue may create dangerous and unpleasant
conditions for adjacent residents.

* A land use pattern that is generally incompatible with aircraft
operations has gradually taken form under the northwest air cor­
ridor.

Recommendations

*~~eG that options be pursued for extending Freeway 41
'~erndeH Avenue. >

* ~n-ded-t.hat Chestnut A'J8nUe be upgraded to collector
status between Hernaen and Shaw Avenues. ~~

* ~t is recommended that Maple A'lenue be upgraded to coll€lctor atiiil-
..:l:-1:1.-S between Sha~i and Ashlan Avenues as shown on the Hoover CORl'

munity Plan map.

* -;It is recommended that proposals contained in thel9 7 4 East Shaw
Avenue Study be-t~~~neGe-ssa~y-&ha~esin the local
street system in the vici~~&efffr~elle,Alamos,
and Woodrmv- Avenues.

* ·It is recornmenEl.ed that such design tools as cuI de sacs sind di­
verters be util:i:-zed to Umit through traffic on Sierra Avenue
b&Eween First S~et and Cedar A'v"enu-e,--and on Millbrook Aveniie
between Herndon Av"enue and Barstmi Avenue.

* It is recommended that the City of Fresno continue to encourage
improvement of the major streets adjacent to CSUF in order to
increase safety and accommodate peak-hour traffic loads.

* It is recommended that future transit system development be di­
rected at improving peak-hour service (work-related traffic) as
well as improving access of residents to community facilities and
services, and metropolitan level service areas.

* It is recommended that bicycle facilities be developed within the
Hoover Community as detailed in the Hetropolitan Area Bikeways
Plan.

* It is recominended that attenuation measures be established along
highways and expressways to protect residential and other sensi­
tive uses from noise, air, and visual pollution.
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* It is recommended that the City of Fresno continue to. enforce the
existing A:LtportLand Use Controls andirnpl~menttherecoininenda­
tions of the Nois'e-ETement . and the 'Fresno Air Terminal MasterPlan,'
utilizinqexist:ingl'loise' contours, as ··t.he basis for its decisions'
on compatible development in the Airport Environs.

The fOlH)w~ng:policies relate to the Freeway 4'1 Cor;r1d<srandcan be'
understood more'fully' in relation'ship to that study which is found
in the Appendix. '.. . .... .-: '.

* Direct or iI1dir~t.aecess·fnbt including Fresno Street) in the"
-€err-~ Area shall be provided to aridfrofu: east/west maj'or~thk~l.s
·suefl-a-s-S-.ie-Fra--,---Bu-:l-:1-a-EQ-,---a-nGI~~~~"';"""""A:V-eE,ye!-S-.

* It is recommended that Fresno Transit establish an expresst1:'.ansit
lane on Fresno Street and/or Freeway 41 if conditions warrant.,i:<'

* -:b-t--i-s-~*lfune.nQe.Q2th.a-t-t..he-!I'~ff ie" Eng i.B-e~:t;..'e-p~:@--El:-~~a.:..,J;.:.:.:s.u:@€1t;.
~-u:1-a:t-i-on~a-n-f-Q.t-t.J:l-~.

* The CityofFr~s.11continu~ffo.rts t(j caUSE! the comt,..!etioA
-of the ~reewa-y--Sy-s-~--e--e:~theState'of Cali'
..fu.: - ..•. '. . . ' ." cS-f>0rta::ion, ~~i-t-~ pr~ority.giv911!;:o
-the extentiEin of ~a.y 41 f3:'om Bullard A"'.Jenue to the San Jbaqt1!i:n
~-¥e-r-.

... .:..
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APPENDIX

URBAN GROWTH MANAGEMENT

Urban Growth Management Area

The Urban Growth Management proce¥i applied to land in and around
the City's fringe which is eithel undeeloped or predominantly agri­
cultural in use and lacks most'l-if not 1, municipal facilities,
improvements, or services. Thjs area, kn wn as the Urban Growth
M<7nagement Area, is delinea/ on the City Zone Map.

The Urban Growth Management/Area includes bo City ,fringe areas and
County land within the City's sphere of influe ceo Inclusion of
County land'areas iscorys'istent with the expres ed policy of both
City and the County that new urban development s uld occur under
City jurisdiction. Ofl crucial importance is the unty referral
policy. If property/for which development is propo ed can be feasi­
bly annexed (i.e.,/~ithin one-half mile of the City imits), annexa­
tion proceedings ~ay be instituted, and development I.' uests will be
processed in the/City. If property may not be feasibl annexed,
action would be/taken by Fresno County. In unincorporat d, urban
areas, the Co~ty will entertain requests for development that re­
present "infi:iling" of the existing area; areas which are u,developed
or underdev/eioped will be placed in a "holding zone," repres nting
an urban ~~serve for future city expansion.

f
/

/1'"

//

Urban ,~rowth Management Process

\
\ I

The Ci~f Fresno has developed an Urban Growth Management prOg7~
to mana the location and timing of growth in the City's fr~'ng,
areas an it is the intent of this plan that the new process b
utilized i~ the evaluation of development proposals on the fr nges
of the metr~olitan area. The objective of the process is:

, To encouiage urban development to occur in ,such a wJ
that the e~ansion of urban service delivery syste~
can be acco~'lished in a fiscally sound manner, wile
still provid~ g required City services on an equ'table
basis to all c rnmunity residents.

The Urban Growth Mana9?ment Process builds upon e isting City and
County policies relatirl to the development Zfv~ant land. Key
elements of the process re:

---
(1) a procedure for de ermining how Cit, services will
be delivered to new dev lopment, and ~t) an analytical
method of assessing the osts and revenues associated
with new development. 1/

;/

Growth Management Process augments existing development
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-:, /
~eview procedures with a formal Service Delivery Review and Cost/ ",,"""

Revenue Analysis, and provides for final action by the City Council~, /

Eac~r.:..oposed development is reviewed by 'the Service DeliverY/R~:iew
Committe~, which is composed primarily of the head of the ~jfy service
delivery Cte,partments . The Service Delivery Review Cornrnittree will
determine tfr~ approach to the delivery of services and~£e conditions
required for d~velopment. This determination is gUi~d by a set of
specific urban ~vice delivery policies that estabJ:ish rules by
which City service~ll be delivered to new de...~/<;.l:6pment.

Following Service Deliv-~ry Review, a Cost/Reve-hue Analysis is perform­
ed. This measures the f.:hscal impact (costs/and revenues) of the
proposed development upon~e City Gener~~Fund.

The Urban Growth Management ~ess ~~PPlied to development requests
in one of two ways, depending uPoS~he nature of the proposed develop­
ment. For residential sUbdivisi9D~~the Service Delivery Review and "
Cost/Revenue Analysis are pe;~rmed ~ iorto the filing of a tenta-
tive tract map. A maximum O~~5 days provided for the staff
analysis. The results of ~e Service De 'very Review and Cos~/Revenue

Analysis are forwarded w~th the subdivisio application to the Plan­
ning Commission for theIr recommendation, an then to the City Council
for final action. ~

For most other ty:,p~ of development, an Urban Grow Management (UGM)
Permit is requ~red prior to development. A set of s cific exclusions
is contained/fI1 the process, representing those develop ents of minor
consequence/to the method of service delivery extension. When a UGM
Permit i~equired, an application must first be filed witti the
Direct~,of Planning and Inspection. A 40-day period is pro 'ded for
the 9€rvice Delivery Review and Cost/Revenue Analysis. The res ting

..

~st .ff report is then forwarded to th.e Planning Commission for the'
~_commendation, and to the City Council for final action.

STREET TREE PRESERVATION

There is a high degree ofcitizien interest in tree preservation in
the Fresno urban area. The expression of this interest has not only
come from residents of older neighborhoods with large mature trees,
but from residents of newer neighborhoods who recognize the importance
of trees to their environment.

Large mature trees benefit the Fresno area in many ways. First, they
insure a level of environmental quality that would otherwise be
unavailable. Large trees help to purify the air, reduce noise,
provide shade and a canopy effect for streets, and trap dust. Second,
large trees cool the air, the ground, and even housing, resulting in
high energy savings because of a reduction in the use of home air
conditioning. Third, trees are an amentiy. They add beauty and
value to a neighborhood which helps to maintain the quality and
enduring attractiveness of a residential area. Fourth, trees are an
element of the natural environment, the sense of which is so often
missing from modern urban development.
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Fresno_ has experienced many problems with tree preservation -under
existing aevelopment standards, tree planting practices, and~up to
now, an.~nadequate level of technology. Many mature trees have been
removed because of damage done to sidewalks, curbs, gutters and
streets by the root systems of large trees planted in narrow parkways.
Other mature trees have been removed because their root sys~ems

interfere with underground utilities.

Although these problems relate to the location and size of the tree
and the placement of expensive improvements, they also relate to
watering practices and soil characteristics .. The major reason that
root systems are near the ground surface is the practice of shallow
watering instead of deep watering. In some areas of town, an inpene­
trable hardpan layer close to the soil surface also causes root
systems to be very shallow.

The historical solution to these problems has been to replace large
street trees with a limited variety of small ornamental trees. This
action has many times destroyed the visual consistency of rows of
large trees by breaking the pattern with the small ornamental trees.
Although these problems exist, using small trees is nota solution
because they do not provide the same benefits as large trees. Other
solutions are needed in order to maintain large mature trees in older
areas of town and insure the growth of large trees in newer areas.

The following proposals are taken from the Parks and Recreation
Department's recommendations to reVlse the existing Street Tree and
Parkway Ordinance, and Planning and Inspection Department review of
the subject.

1. That mature street trees only be removed when all pos­
sible options to save the trees have been explored by
the Parks and Recreation Department.

2. That an extensive root-pruning program be established
to reduce root damage to sidewalks, curbs, gutters and
streets.

3. That an amendment to the zon~rdinance be consid.;;,
-ere€i-;--t,-&--p-rev-iEie--i;;ha-t--n-e---sewe-r-··,-w·a-t.-e-r--e-r-a-"E-.i±-i ty 1 ines­
'~:i:-tfl-i.n.-.t-E.-t;e..E-e-ne-:Efri-PEl---{m--.i-n:imumthirty
-.oEee-~t:-he--t-e-"E-a-1--f.-Ee-n-t.-a-~-e--e-f--a-FeS--idential 1et.

4. That a formalized program be established with all util­
ity companies and contractors in order to insure the
protection of trees when work by these agencies is be­
ing done in City parkways.

5. That a formalized program be established to educate
both residents and property maintenance personnel of
private businesses, on proper watering practices for
desirable tree growth.
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··6-.---'I!-fl-a-t:-~e-pe-±-"t-y-deve-l.Q.pme-B-t--s-i;.a.I=1~ £0 r r€ s id€I1.:=­
~~a-~isions se stueied, whiGh-will allow for­
Hleftolithic sieewalks ane large tree planting in front,
¥are setback ar€asrather than parkwaya.

7. Tfl-a-i=-r-~-of new--s-1:l-b4-i-v-i-s-i-e--fl-S-se--g-i¥ontko option
.of choos~ a fo-Fma--l-s-t-ree-i=-tree pattern (trees of the
same size, variety, ane planting pattern) / or an in­
formal pattern (trees of different sizes and varieties
tTl-a-nted in a designed ran~t:ern)/ and that thQ
City's . conserva-t:-i-e-fl.-a-nG-ma-i-:at.enan-GO--p-:t=-g.g.~Fe-l-ate to...
-the choson patt€rn.

The benefits derived from these proposals, if they are implemented,
will include all those benefits associated with large mature trees
and their preservation as valuable environmental resources. Addition­
al benefits would be,a change in development standards for new resi­
dential subdivisions allowing the planting of large street trees, and
the opportunity for residents in new subdivisions to decide what type
of street tree pattern they desire. By changing the development .
standard to monolithic sidewalks, the variety of trees allowable
would also be increased.

SINGLE-€B-RN-E-R~ERDEVELOPHENT POLICY·

the Fresno City Council adopted a policy of one-corn
center development as part of the FCMA General Pl This

paper s included within the Community Plan document to ovide
further efinition of the Council's policy, and give d;.'rection to its
implementa ·on. Two alternatives are presented in t-~ paper. Each
alternative resents a specific policy on a proe-€ssto determine
the appropriate orner for shopping center dev~~ent, while allowin~
for the insurance due process and ezqalt ~trnent, and i.ncreasing
overall acceptabilit . '.. .

Implementing a policy of eating ne~ borhood or community shopping
centers on one corner of an ' tersection is a difficult problem. In
some cas~s the parcet sizes, a s characteriiticisiand~djacent
land uses are different. Thi ty of situation makes a determination
of the most appropriate co.;.ner much sier through the use of commer­
cial land use standards ~d planning de ign criteria. Where the
multiple corners appeav/to be equivalent' terms of size, access,
and potential relat~ships with adjacent la uses, however, the
decision becomes ~uch more problematic. Furth complicating this
situation is th~historical practice of leaving a orner parcel
vacant in hop~of future commercial development. Su land specula­
tion, and t-he inflated land values attached to it, con ibute to the
difficu~tY"of maintaining only one corner of commercial elopment,
and despite the Council's adopted policy on this issue, the is a

.

~~~f clarity in the community as to how the Council will de with7lS problem.
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~ Commercial Element of each Community Plan has confronted these
is~s by selecting the most appropriate site in terms of parcel
size,~arket area, access and land use relationships, where the e
charac ristics were unequal. The result has been a number 0 rezon­
ing propo als which are designed to implement the City's ad ted
policy of 0 e-corner commercial. However, in the case w ~e competing
sites are ba~:cally equal, there is a need to establis a policy
guideline whicn will make it possible to deal fairly nd consistently
with this very si ificant economic issue.

Because of this situa ~on, it seems an appropr' te time to follow up
the policy of one-corn~ ahopp.i.nq centers wi a more specific ap­
proach to deal with th~-~ uations where i is not feasible to make
an objective decision on th differing c racteristics of the compet­
ing sites. Outlined below ar two a.l t.e-rriac i.ve ways of resolving site
selection which would offer a 1 ica manner ,of treating decisions
with some consi~tency.

1. First Come - Fi;st serve:/~is a ternative involves a po~
icy to rezone unused commercial par els after one corner
has developed with a /s-l'iopping center. _';;'

/

2. Most Recent comm~.~nt: With this altern tive, the most
recently zoned porner would be designated i the Commun­
ity Plan a/si2'l1e single-corner for shopping c ter devel­
opment.

/
The most imBortant issue here is that a consistent polic by adopted.
Whichever alternative is chosen, there will be a need·to in icate the
City's i,ntent to place an alternative classification on any cant
comme~~{al zoning which remains after the ultimate site is sele ted.
The ..a1.ternative zone classification should be established on a ca e-

'. ~ase basis after considering the potential impact on the surroun ­
~ug neighborhood.

Per'haps the most and~'ra"--is the minimum standard service
ratio. During the ana lS of Great~r'-~~sno shopping centers, work
was completed on t computation of current--~cres per 1,000 population
ratios for the ree levels of FCMA centers. is was followed by
the develo nt of ,standard service ratios which a recommended as a
guidan for future shopping center development. For ighborhood

ing centers, the analysis found that .30 acres of nel borhood

;r;: ,

~Dm;gtercial land use standards used in theanaiysis of thecornmu~
neigfibo~hood commercial facilities were established by the ercial
Land Use'-'R~port/BackgroundStudy to the 1974 FCMA Gener lan,
prepared by -"t-h.~ Planning and Inspection Department. e standards
themselves appear,-~irnple and uncomplicated, yet eir formulation was
a product of research''in published studies books on commercial
land use planning, and an~lysis of co cial land use in the metro-
politan area.''''~"
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"""~9hopping centers serve 1,000 residents. This ratio was calculated b
d~viding the total 1971 FCMA population of 297,000 into the total
nelghborhood center acreage of 84.7. Similarly, ratios of .40 per
1,00'CZ and .50 per 1,000 were revealed for community shopping cen ers
and r~ional shopping facilities, respectively. ~

The fir~~ step in the establishment of the minimum ratio of ommercial
acreage t~ population was the determination of minimum pop~ation

support req~ired for each level of shopping center. CO~0nly accepted
standards ar~ a minimum support population of 5,000 for/neighborhood
centers, 25,0~0 for community centers and 100,000 for regional cen-

ters. ",,- ~
An analysis was do.\lducted on the minimum site are for FCMA centers.
Identified minimums~~were 5 acres for the neighbo~ ood level center,
20 acres for the co~nity center and 60 acres}(or the regional
center. Based on tho.seestablished criteria~/~t was feasible to
develop the minimum acr'e,age per 1, 000 pcpu.laz'Lon service area ratios
for Greater Fresno centebs. T.hese were ~omulated by dividing the
minimum trade area popula~on support int the minimum site ~Fea.
This division process creat~ minimum r ios of 1.00 acre/l,OOO
population for community shopping cent rs, and .60 acres/l,OOO popula­
tion for regional shopping cen't~"rs.

The variation between the existiriq ratios and the recommended minimum
standard ratios is.. easily eXP~li€ct by the existence of. extens.ive
strip and freestanding commerci 1 d~velopment. For example, in
relati,?n to local commercial nd use~(of whic::h z;.eighborhood and
cornmun~ty centers form a par , analysJ.:.'{) has ~nd~cated that a local
commercial ratio of 2.13 a es/l,OOO pop"ulation is found to exist.
If the current neighborho,a center and- co~unity center ratios of .30
and .40 respectively, ar combined to form "'q . 70 acres/I, 000 ra-tio, and
this sum is subtracted rom 2.13, a local fre~standing comm~rcial

:;:,atio of 1.43 is obta' ned. The point is that'\"t:wo-thirds of the total
local commercial .ac age is devoted to the Le s sx.e f f i.c i.ent; freestanding
form of corrnnercia~and use. This level is unacc.ep t abLe because, as

~~'::i~~~;;m~~~i,un:~.fi~~=n~n~Ky~~c~~ep~t~:~~.r~~tS~~{P~~;e~~~t:hi~h
are congest~~Lwith freestanding or s.triP commercial dE7velopment
facilities a/~ unable to efficiently perform their primary function
as traff~'c rterials .. T.he recommended minimum acreage/l" 000 popula­
tion rati are included in this analysis because they c6~firm the
need for a firm City policy which will encourage the clust~ring of
commerc' al uses into shopping centers. '"

\,
The ollowing table, on page 123, summarizes recommended shoppin~

ce er criteria contained within the 1974 FCMA Commercial Land e
R port.
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/
iteria

Street T e
Location

Acreage of Site
(s ingle corner
preferred)

Regional

Intersection of
freeways express­
ways,. arterials,
or any combina­
tion thereof

60-70

Community

Intersection 0

arterials and· or
/expres sway'EV

20-30

Intersection of
arterials and/or
collectors

5-10

5,000-37,500

Distance from
nearest Center
(miles)

Minimum People
in Trade Area

Between 3

100,000"""17,000

Not less than 2 Not less than 1

5,000-10,000

Parking Ratio 3:1 3. 2:1

).

Source: 1974 F Commercial Land Use Report

The ShO~center criteria cumulatively will have a significant
irnpact~on future commercial land uses. Their intent 's to pro­
vide,/t1ecessary flexibility as development standards an at the
sam£time protect the integrity of all shopping center t es, .
beth existing, and to be developed..:

'".1
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/LAND--USE--CNFEG0RY!-Z0NING-B±-5--T-RI-G':P---GGNS-I-S[!-ENGY-MA-'l!RIX-

y y p
impact of permitted uses up

7n
e./ char~ter of existing development commit­

ments and/or conformance to mo,espeCifiSlans or established policy within
the proximate area. . .

Zoning districts that maY/De found consistent with the planned density under
unusual or abnormal circ~stances, but are gen~~llYnot appropriate unless
exceptiona.l effor.ts ar7'directed toward ensuring a compatible relationship
with the surrounding reas.' ,- . ..' _.

Zoning districts t at are inconsistent with the plann~d densities of an area
to a degree that heir approval should be based on find~ngs of overriding '.
social and econ,mic needs in the community in addition ~ exceptional design
treatment to ensure a compatible relationship with the s~rounding areas.

Zones that ~ not consistent with the intent of the land us category.

*

o

-, R-l .y4
\ AE-5 A-2 R-A R-l-A R-l-AH R-l-B R-l-C R-l UFD R-2-A R-2 R-3-A R-3 R-4
\

\ VRural
I\~ • ..

Density \ /-,

Low
-, /

Density ""\ • • ... • .. * * /
Medium-Low \ /Density • • • .. * A

/

Medium \ I~Density • • • • ... •/

Medium-High
.\,

[). '\ • • • • •Density ... ;..

High ~ jDensi.ty .. • • • •
.\ /

LEGEND:

• Zoning districts that are highly ons tent with the planned density.

II Zoning districts that are generall onsistent with the planned density. In
each circumstance, the zone suit -ili~ must be anal zed with res ect to the

The R-P oning category has a population density requirement wh~ h is rela­
tively, equal to R-2 zoning. However, the development standards i the C-P
zoni category are subject only to the conditional use permit proc ss. Due

. to ~e fact that the typical application of these zones is for comme~'al
d elopment they have not been included in the residential consistency matrix.

. onsideration of these zoning categories for use in a predominately res en­
tial area would be inappropriate since the allowable population densities are
available in other residential zones and commercial development would usua y

be incompatible.
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.OOg:V-ER----GOMMUN-I-T~P.-L..AN­

-ffiE-E-NA¥-4-l--'GO-R-R-::E-BOO--STUD¥-
-tHOD IF±G-A-'P-~';-'5-1-

'\
\\
INT,RODUCTION

\
As part of the Preliminary Hoover Community Plan adoption proces , nu-
merous\land use modifications of the Preliminary Plan have been pro­
posed. '\f'hese modification proposals were provided to reflect evelop­
ment and "granted entitlements since the formulation of the P liminary
Plan (Sept~mber, 1976) and to allow neighborhood groups, de elopers,
and property owners the opportunity to recommend different land use
proposals th~ those designated by the.Prelimiary Plan. ecause of the
number and maqnitude of modifications proposed in the H ver Community
Freeway 41 Cortidor Area, a separate land use alternat' e plan for the
Corridor Area has, been prepared (Modification 35). Tliis alternative
plan, called the c"(rridor Alternative, is intended t provide effec­
tive land use p.Lanris.nq for the Corridor Area while onsidering those
modifications propos'e.d thus far in the Preliminar Hoover Community
Plan adoption process'~'\

CORRIDOR ALTERNATIVE AN~YSIS __

The Freeway 41 Corridor S~dY Area includes 960 acres (1.5 square miles)
bounded by East Ashlan, North Blackstone a d East Herndon Avenues and
North Fresno Street. the cor\idor Area' approximately 73.3 percent
developed (excluding street arid, freeway ight-of-way). Approximately
70 percent of the area is within the b undariesof the City of Fresno.
While residential and commercial ses occupy approximately 26 and 23
percent, respectively, of the tota orridor Area acreage, approximately
17 percent of the total acreage is cant. The area contains approxi­
mately 1,900 dwelling units housi g a proximately 4,600 people. Table
I compares land use acreages bet een e\cisting conditions, the Prelimi­
nary Plan, and the Corridor Al rnative~

The Corridor Area ~s bisecte by Freeway 4., now under const:uction from
East Ashlan to East Bullard Avenues. Fundl ~ for the extenslon of Free­
way 41, between East Bull d and Herndon Avenues is uncertain at this
time.

TABLE 1
E ISTING!PROPOSED LAND USE TABLE

Land Use

Residential
Conunercial
Public
Facilities
Agricultur
Open Spa
Industr~l
Vacan

Ex' sting Preliminary Corridor Alternative

Ac/age % of Acreage % of % of A eage % of % of
Total Total Change Total Change

250 36.6 415 60.8 66.0 335 49.1 31.2
220 32.3 250 36.7 13.6 330 48.4 53.2

7 1.0 -100.0 -100
15 2.2 -100.0

--~17 2.5 17 2.5 0 17 2. 0
6 0.9 -100.0 --- -100

167 24.5 -100.0 --- -100---
682 100.0 682 100.0 682 100.0

N e: Above acreages do not include streets or freeway right-of-way.
ource: City of Fresno, Department of Planning and Inspection, September, 1979.
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~compared to the Preliminary Hoover Community Plan, the Corridor Alter­
h~tive proposes an increase in residential and commercial land use
densities and intensities for the Corridor Area. Land use, circula­
tidn and sewer service issues are discussed below.

\\
Residential
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TABLE 2

DU Holding Population
DU/Acre Capacity Persons/DU Holding Capacity

17 962 1.8 1732
3.4 1221 3.2 3907

4.3 1543 1.8 2 77

3726 84164.15

\\
The Corr-:i..dor Alternative proposes a 134-acre increase in medi.um--hi.qh
density r\sidential uses and a reduction of 214 acres in med i.uni densi­
ty resident.,ial uses, resulting in an SO-acre decrease in lanq,/planned
for resident-;j.al development. Overall, the Corridor Alt.ernatri,ve will
accommodate a'\ dwelling unit holding capacity of 4,347 unitsi

, with
3,230 units (0'\ 74%) being developed at medium high resi4e;{ntial densi­
ties. The Corri\~or Area dwelling unit holding capacity/reflected in
the Preliminary P-.+an is 3,726 units, with 962 units (o;t: 26%) developed
at medium high res'idential densities. While the Pre~iminary Plan ul ti­
mately would allow '2" 764 medium density dwelling un i-t.s., the Corridor
Alternative would a110w 1,117 medium density dwelling units.-, . /

'" /
T'able 2 indicates the cn\anges to the Preliminar:z;/Plan land use de-
signations proposed by the Corridor Alternativ~< . As seen on Table 2
the Corridor Alternative p,roposes major redesj(gnations from medium
density residential uses td\medium high dens/tty residential uses north
of Barstow Avenue. However, \the popuLat.Lory' holding capacity of Modifi­
cation #35 (S,5l5) zepr-eserrt.sxan increase/6f less than 100 people ove.r
th7 popuLat.Lon holding capacitY\''o-allowed /liy 1;:he Prelimina:y Plan (S,4l6).
Thl.s nu.no.r d i f f e r enoe , even trhouqh the ;Corrldor Alternatlve proposes
an. increase of 621 dwelling units\ is "due to the lower average persons
per dwelling unit density (1.8) as soc'Laced with medium high density re­
sidential development. The average;~ersons per dwelling unit density
for medium density residential djEHO'pment is 2.4.

A comparison of projected dwelling uni~nd population holding capaci­
ties between the Preliminary PYan and th~ Corridor Alternative is pre-
sented on Table 2. ~

/
/

/
/

PROJECTED DWELLI~G UN:r'l'_..AND POPULNJ:'lONHOI,.PI ~. Cl\J?ACI'I'IES
(PRELIMINARY PLAN)

r//

//"

,1/

Acreage//

//

Medium High 56//
// Single

Medium 359 Family
/ Multi-

/'/ Family

/

. Density

//

///

I'
Total



/

5814

157

Population
Holding Capaci y

3.2

1.8

Persons/DU

493

3230

DU Holding
Capacity

3.4

17

DU/Acre

PROJECTED DWELLING UNIT AND POPULATION HOLDING CAPACITIES
(CORRIDOR ALTERNATIVE)\\

D~~ity Acreage

Medi~\igh. 190
Single

Medium \. 145 Family
Multi-
Family 4.3 624 1. 8 " 123

TABLE 3
COMPARISON OF COMMERCIAL LAND USE

Existing
Acreage % of

Total

Preliminary Plan
Acreage % of

Total

Cor 'dar Alternative
Acr age % of

Total

2.3 1.1 7 2.8 9 2.7
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/
Mpdification #35 recognizes granted zoning entitlements for approximate~y

7\~cres at the northwest corner of Bullard Avenue and Fresno Street, .a~d
red~signates the area as appropriate for neighborhood commercial usesi_
The G-?rr~dor Alternative a~so proposes that the prel~minary Plan ~es}:g­
nated~~elghborhood commerclal uses along the south slde of East Slerra
Avenue\~mmediatelywest of Freeway. 41 to be redesignated for gene~~l,

heavy st~ip commercial uses. This change would reflect developm~nt since
the formul\tion of t~e Prelimi~ary Plan. The remaining redesi~pations
to general ~avy s t.r i.p commero LaL uses ar~ als<;, locat~d b~tweyi Black­
stone Avenue and Freeway 41. These redeslgnatlons prlmarlly/reflect de-

. velopment or ranted entitlements since the formulation of trhe Prelimi~
/nary Plan.· \ /

The proposed re~~ignations to office commercial uses a~,~/located both
east and west of F~~eway 4lj they all reflect development or granted en­
titlements since th~ formulation of the Preliminary PYan except for
changes proposed at ~e northeast corner of Freeway II and Bullard Ave­
nue, along the south ~~~de of Shaw Avenue irnrnedie;tteyy. west of Freeway 41,
and along the north slde"of East Ashlan Avenue lm;:nedlately east and west
of Freeway 41. These la~ter three changes are ~~designations from medium
density residential uses Supported by the Prelin1inary Plan. Because of
Freeway 41 access on East BtJ.llard, Shaw, and 1)c§hlan Avenues, increased .
traffic volumes along those '$,t-reets will occur . While taking advantage
of ready Freeway 41 access, th~ proposed o:;fice uses will be less sensi­
tive than medium density reside~al uses ko the increased traffic volume.

Commercial land use recommendations in~ Corridor Alternative recogn.ize
the continuance of general heavy stri?land office commercial uses in the
Corridor Area. New commercial develb<pment should be properly designed
and situated to assure proper access<·\~rking, and interface with adja­
cent residential uses. The additioh 0 new general heavy strip commer­
cial uses can create critical intJrface roblems with residentia·l uses.
Current zoning ordinance develo~ment stan~rdsfor general heavy strip
commercial uses are primarily ;intended to a\Ssist such uses in meeting
special physical and locationjil needs, and the degree to which these
development standards can b~modified to addr~ss interface problems is
limited. Nevertheless, cez-t.ai,n more stringent ~evelopment standards for
new general heavy strip cofnmercial uses in the Corridor Area should be

~ie;i~~.ou~~o;~L~~~~;~it:~~j~~e~~wr~~~:~~f:i ~~~~;~~la~6~~o~~e:::~i~~ .
The C-2 zone district/butdoor advertising development standards should be
applied to all general heavy strip commerical develOP'I\1ent in the Corridor
A~ea and permit on~i one freest~nding sig~ ~er fr<;,ntag~. ~hese.measures
wlll allow for adequate commerclal advertlslng whlle reduclng llght,
glare, and aesth~tic impacts upon neighboring residents. ~

Circulation ./ \\\
. . \
When comP..~e~d' Freeway 41 will accommodate a significant amount of tra­
ffic which is currently generated from and passes through th~ cbfridor
Area. Be,ause Freeway 41 is currently scheduled for completlon o~ly as
far as Stillard Avenue, congestion problems on Bullard Avenue can bB ex­
pected / Therefore, the extension of Freeway 41 at least to Herndon Ave­
nue, hould be strongly pursued.
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Sewage

<
~ven though Freeway 41 will reduce traffic congestion and circulation
p~Qblems for certain types of tripsf it is essential that existing
stre~ts in the Corridor Area be optimally utilized. Increased park' g
s t.anda.rd s for future residential and comme r c La.L uses in the Corri r
Area sh?uld be provided to insure this optimum use.-,
Because M6~ification #35 proposes increased commerical devel ment, in­
creased tra~fic volume in the Corridor Area can be expecte. Proper
access, especially for future general, heavy strip and co ercial uses
should be pro~ed to major east-west streets, such as erra, Bullard
and Barstow Averrues , Both the local and major street omponents o f.vche
Corridor Area circulation system should be comprehe ively examined and
planned to assure ~oper implementation of the Cor ldor Alternative.

'""The amount of residenti,~l traffic resulting fro' the implementation of
the Corridor Alternative",~ould not appreciabl differ from the amount
resulting from the implemeD:tation of the Pr~ iminary Plan. The effec­
tive use of public transit,'~~ncluding the establishment of an express
transit land on Fresno Street.~and/or Fre way 41 would provide for a
more efficient Corridor Area c~{culati system.

'~

Community sewer facilities in t Cor..ridor Area are essentially "fixed"
and have been in place for 10 0 13 ye'ars. The sewer system for the
Hoover Community, on the who e, is oper~ing at or near capacity. While
the increased land use deI1J'1ties and intei}sities proposed by the Corri­
dor Alternative are no~'xpected to cause s~age problems within the
Coridor Area itself, do nstream sewer capacit~problemsmay occur. The
primary impact would on the Marks Avenue line.

In the future, the whole metropolitan area sewe~,,~stem may be more effec-
tively utilized better balancing and inter-tyin~~f sewer mains. The
City's Public rks Department is initiating a study ~o evaluate an inter­
tyed system t at better balances sewer flow. Until subh a study is com- .,
pleted and system implemented, interim measures shoul~be taken to allow
the restri ting of new commercial uses in the Corridor Ar~'a to those" with
low s;gwge use generation. These measures should focus on "ffice and
genera, heavy strip commericai uses which may have a high po ential_for
water usage and sewage generation. Because the area south of aw Avenue

)ff
i n tbe corri,dor Area is almost comPletelY, developed, the measure's\.. Sh"OUld
a so be concentrated on future development that is north of Shaw ~~enue

ithin the Corridor Area.

RECOMMENDATIONS

In addition to the land use recommendations (Figure 18) the following
policies should be adopted to assure proper implementation of the Corri­
dor Alternative:

1. A 25 pereent i-nerease in the-off street:-parking ratio shall be
;~~~~ll zone d~stricts eXGept residential between
Fresno-Street and Fremll'ay 41 <;,dthin the Corridor Area.
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