




































































































































































































EXHIBIT 5.6

BULLARD COMMUNITY P.LAN
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5.7 LAND USE WEST OF SIERRA SKY PARK

5.7.1 Background

The area west of Sierra Sky Park bounded by Herndon Avenue, the
bluffs and the Santa Fe Tracks has been the sUbject of prior
controversy due to three rezoning proposals in this area. In June
of 1987 the Council suspended action on these proposals, pending
adoption of the updated Bullard Community Plan.

Earlier City plans have addressed land use and circulation within
the area of concern. The San Joaquin Bluffs Environs Specific
Plan, adopted in November of 1979, designated this area for low
density residential use, R-1-A zoning, with an asterisk notation
indicating that R-I-C zoning~ medium-low density residential land
use, would be permitted, provided that adequate sewer capacity is
available and sUbject to Council approval. The area within the
approach and clear zone of Sierra Sky Park was designated for open
space. The plan also stipulated that future development
entitlements would be subject to the adoption of plan lines for
major street circulation and the determination of a precise
location for a neighborhood park.

The 1984 General Plan designated the northwesterly 60 percent of
this area for medium-low density residential land use and
designated a three tiered land use pattern for the remaining area,
extending north from Herndon Avenue, centered on the Cornelia
alignment. This three tiered pattern provided for office land use
along Herndon Avenue to a 660 foot depth, medium-high density
residential land use on the next 660 feet and approximately 80
acres of medium density residential land use as the northerly tier.

In the summer of 1986, the Circulation Element of the 1984 General
Plan and the Bullard Community Plan was amended to provided for a
new arterial street approximately 400 feet east of the existing
Cornelia alignment south of Herndon Avenue, extending from
A~;uvial Avenue to Figarden Drive. The new arteriaL_parall~l~_the

~~~ta Fe trackiso~~hof"Palo'AltoAV~h~e.· This new arterial wa~

not only intended to provide for increased circulation capacity
for the higher intensity land uses designated in the 1984 General
Plan but also was intended to provide for better north-south
circulation between Herndon Avenue and the Bullard Loop i.e.
Figarden Drive.

The three suspended rezoning applications involve approximately 80
acres at the northwest corner of Herndon Avenue and a new
arterial,to be called Milburn Avenue; 90 acres at the northeast
corner of Herndon and Milburn Avenues; and 100 acres northwest of
the intersection of Alluvial and Polk Avenues, extending to the
San Joaquin River. The applications relating to property at the
intersection of Herndon and Milburn Avenues requested zoning to
conform with the three tiered land use designations of the 1984
General Plan. The northerly 100 acre application requested single
family residential and open space land uses, conforming to the
designations of the 1984 General Plan.
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Although these applications conformed to the designations of the
1984 General Plan, they did not conform to the designations of the
older and more specific San Joaquin Bluffs Environs Specific
Plan. In analyzing these applications, staff was concerned about
the impact of these applications in terms of the bluffs' environs,
traffic circulation, sewer capacity and compatibility with
existing single family residential development in the adjacent
Sierra Sky Park subdivision to the east.

Through the adoption of the updated Bullard Community Plan~ a
workable land use pattern and circulation system has been
developed for this area that substantially reduces the intensity
of land use from that designated in the 1984 General Plan, but
provides for a reasonable increase in intensity in comparison to
the 1979 Bluffs Specific Plan.

The 90 acres east of the planned Milburn arterial street is
designated basically in the three tiered pattern shown in the 1984
General Plan, except that a new curvilinear collector street has
been designated, connecting Blythe and Milburn Avenues at the
quarter mile point to accommodate the additional traffic generated
and to connect the area west of Milburn Avenue to the planned
commercial area at Herndon and Blythe Avenues. The area south of
the new curvilinear collector street is designated for office use,
the area north of the collector but south of the quarter mile
point is designated for medium-high density residential use, and
the northern portion of the site is designated primarily for
medium density residential use with open space being designated
adjacent to the bluffs within the Sierra Sky Park clear zone and
inner approach zone.

The eastern boundary of the site abuts Blythe Avenue, to the east
of which are single family homes that are already developed as
part of the Sierra Sky Park subdivision. In order to ensure
compatibility between this site and the adjacent single family
homes, the portion of the site designated for medium-high density
residential use shall not have vehicular or pedestrian access to
Blythe Avenue north of Spaatz Avenue. Primary access should be to
the new curvilinear collector street. Additionally, multiple
family de ve Lopment will pe set back· a t le-ast-·20--feet:fromBlythe
Avenue and two story development will be set-back at lea.st SO feet.

Within the extreme northern portion of the site, no residential
.development will be allowed within the 65 CNEL noise contour of
Sierra Sky park. The units that could have been built there
pursuant to the underlying plan designation may be transferred to
adjacent property to the south in accordance with the Local
Planning and Procedures Ordinance.

A vista point is designated along the bluff line on this property
west of Blythe Avenue. The vista point shall not be developed
within the clear zone of the Sierra Sky Park but can be developed
in the inner approach zone. Development of the vista point in
accordance with the standards set forth in this plan shall be made
a condition of any development entitlements on this 90 acres.
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The 80 acres on the west side of Milburn Avenue is designated for
medium-low density residential use, except for a 300 foot strip of
offices which will serve as a buffer along Herndon Avenue and a
small area for medium-high density residential use, approximately
2 acres, adjacent to the intersection of Milburn Avenue and the
office access road. This represents a substantial decrease in
density and .intensity as compared to the three tiered designation
of the 1984 General Plan. The area designated for office use
along Herndon Avenue was cut in half and the potential maximum
number of dwelling units was reduced from 760 units to 370 units.
The tentative map submitted for the site shows approximately 200
units.

The property to the west of this site has also been similarly
reduced in density to provide a logical and consistent land use
pattern and to avoid having the traffic from an intensely
developed area with limited access (due.to Herndon Avenue and the
Santa Fe Railroad tracks) routed through a lower intensity area to
reach Milburn Aven~e.

Alluvial Avenue on the north periphery of the site has been
upgraded from a local street to a collector street. However~

projected traffic volumes on the street are expected to be low
enough to justify development as a two lane collector, with bike
lanes and a continuous left turn lane.

A 10 acre elementary school site and 5 acre park site have been
designated on the south side of Alluvial Avenue, east of Polk
Avenue.

The 100 acre application for single family residential zoning
northwest of the intersection of Alluvial and Polk Avenues, has
requested plan conforming designations, primarily R-l~C, with
R-l-B along the bluffs, and "0" zoning for the portion of the site
in the riverbottom.

The vista point, designated on the bluff at the extension of Polk
Avenue, falls along a property boundary. The responsibility for
.vist~ point development therefore will be among the requirements
for the first s i te -to develop. Requirements for the second .s i t e
will specify reimbursment for half the vista point cost, once the
second site is developed.

A recreational trail route is also shown between the bluff and the
river, through the northern portion of the 100 acre site. If it
is determined through the development of a river parkway system
that a trail alignment is needed through the site, the property
owner will be requ~red to dedicate an easement for the trail at
that time.

The land west of Blythe Avenue and north of Herndon Avenue is
partially within the Herndon Trunk Sewer Service area but for the
most part within the service area of the future Grantland Trunk
Line. Since the future Grantland Trunk Line is not expected to be
built for a number of years, development in the Grantland Service
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area in the interim must connect to the Herndon-Cornelia Trunk
Line. The capacity of this line will eventually be totally
consumed by buildout of planned land uses within the Herndon and
Cornelia service areas. Thus, providing sewer service to the area
west of Blythe Avenue and north of Herndon Avenue may preclude
development from occurring in the Herndon and Cornelia service
areas if the full capacity of these lines is reached prior to the
construction of the Grantland Trunk line. Development of affected
properties will thus be subject to a sewer service fee towards the
construction of the Grantland Trunk line. It should be noted~

however, that the development of the sUbject property in
accordance with the Bullard Plan update will result in a
substantial decrease in the sewer demand anticipated from
development of this area in accordance with the 1984 General Plan.

5.7.2 Goals

1. Provide for a land use pattern that (a) is compatible
internally'and with the unique existing characteristics of
the area, specifically the Sierra Sky Park Airport (noise
and safety considerations), the Herndon Expressway, the
Sky Park residential subdivision and the San Joaquin
Riverbottom and Bluffs; and (b)is appropriate in relation
to the planned urban service and circulation systems.

5.7.3 Policies/Implementation Measures

1. Development shall occur in accordance with the land use
and major street circulation pattern set forth in Exhibit
5.7. Should the Official Bullard Community Plan Map and
Exhibit 5.7 differ in the future due to subsequent plan
amendments, the provisions of the Official Plan Map shall
control.

2. No new residential development shall occur within the
clear zone of Sierra Sky Park or within the 65 CNEL
contour of Sierra Sky Park. The residential units that
could have been built within the 65 CNEL contour, based
upon the underlying residential land use designation, may
be transferred to adjac.ent southerly- property. However,
this transfer provision does not apply to the clear zone
in that there is no underlying residential designation on
which to base a transfer.

3. Development of the medium-high density residential
property designated for the west side of Blythe Avenue
shall be restricted in the following manner in order to
insure compatibility with the existing single family homes
to be east of Blythe Avenue.

a. No vehicular or pedestrian access shall be permitted
to Blythe Avenue north of Spaatz Avenue.

b. Multiple family residential structures shall be set
back at least 20 feet from Blythe Avenue. Two story
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structures shall be set back at least 50 feet from
Blythe Avenue.

4. Vista points

a. The vista point designated west of Blythe Avenue and
east of the Milburn alignment shall be constructed in
accordance with the standards in section 5.2 of this
plan, as a condition of development entitlement
approval for any of the 90 acre site to the south.
The vista point shall not be constructed in the clear
zone of Sierra Sky Park;

b. The vista point designated on the bluff at the
extension of Polk Avenue is on the boundary line of
two parcels. This vista point shall be constructed in
accordance with the standards in Section 5.2 of this
plan as a condition of development entitlement
approval on either parcel. The owner of the first
parcel to develop shall be required to construct the
vista point and the owner of the second parcel to
develop shall reimburse the owner of the first parcel
for one-half the cost.

5. A recreational trail route is designated between the bluff
and river, through the northerly portion of the 100 acres
of land proposed for rezoning northwest of the
intersection of Polk and Alluvial Avenues. As a condition
of rezoning approval, the property owner shall agree to
offer a future easement for trail passage, should it be
determined through the development of a river parkway
system that a trail alignment is needed through the
riverbottom portion of the site. This condition shall
also be applied to any future rezoning of land to the
west, which lies between this site and the Santa Fe
Railroad.
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5.8 MID-RISE/HIGH-RISE POLICY

5.8.1 Background

On December 22, 1987 the Fresno City Council adopted a
Mid-Rise/High-Rise Policy for the City of Fresno, which consisted
of a General Plan Amendment (GP-2) and an ordinance that provides
definitions, procedures and development standards to implement the
policy. -

Prior City Policy allowed buildings taller than four (4) stories
or 60 feet only in the Central Area. The new policy allows
bUildings between five (5) and ten (10) stories, up to 150 feet
high, within the Freeway 41 Corridor as defined on the attached
map. North of Santa Ana Avenue in the northern half of the
Corridor, floor area limitations do not allow development intensi­
ties to exceed the~level of intensity that would have been
possible with buildings four (4) stories or less prior to the new
policy. Buildings taller than ten stories (150 feet) can only be
built south of Divisadero Street in the Central Area. Building
intensity is thus allowed to increase towards the Central Area.

This concept of floor area limitation is intended to protect the
public service delivery system, which has not been planned to
accommodate higher development intensities. It is also intended
to protect the integrity and future viability of the Central Area,
which can be adversely affected by unregulated intense development
of tall buildings in other parts of the City.

The Freeway 41 Corridor is the recommended area for buildings over
four stories for the following reasons:

1. It provides a clear, logical physical boundary to
implement a policy for bUildings over four stories. Like
the Central Area, it is an area basically bordered by
six-lane roadways.

2~ -It is th~ major -transportation cotridor rurtning throQgh
Fresno.

3. It is the area containing Fresno's most intense commercial
development, including Fresno's three existing regional
shopping centers and planned fourth regional shopping
center.

4. It is centrally located to the overall community.

5. It is the best place to locate tall buildings to improve
Fresno's physical image. Based on Fresno's future office
growth, perhaps only four or five taller buildings will be
constructed over the next 15 years. If this is the case,
it would be preferable to locate these buildings along the
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center of the community so that Fresno's physical image
can both be better focused and strengthened.

6. It is an area that can physically accommodate taller
buildings while minimizing impacts on existing and planned
residential uses.

7. It will provide a physical link between the Central Area
and the northern growth area, thus helping the
revitalization of the Downtown and Blackstone Avenue.

8. It would allow the City to develop a mass transit system
along the Corridor, allowing for increased development
intensity and reducing urban sprawl.

5.8.2 Policy

As it relates to the Bullard community Plan area, the Mid-Rise
Corridor is adjacent to the eastern boundary of the plan area, but
does not include any property within the plan boundaries. Based
upon the newly adopted Mid-Rise/High-Rise policy, such development
is not considered to be appropriate in the Bullard Community.
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5.9 BIKEWAYS

5.9.1 Background

The Fresno/Clovis Metropolitan Area Bikeways Plan, adopted in 1975
as a refinement of the Transportation Element of the General Plan,
delineated several bikeway corridors in the Bullard Community and
stated four goals for implementation of the plan:

1. To develop a continuous metropolitan bikeway system which
facilitates the use of the bicycle as a viable
transportation alternative.

2. To improve safety for current bicycle use.

3. To encourage bicycling for reasons of energy conservation,
reduction df traffic congestion, ecology, health and
recreation.

4. To encourage the use of the bicycle within the total
transportation network.

These goals were based on a number of findings, and though all of
the findings are relevant, several hold more significance for the
potentialities of bikeway usage. They are:

1. The main reason expressed for not using the bicycle for
commuting purposes was existing hazardous conditions.

2. Bikeways will reduce hazards, actual and perceived, to
cyclists, encouraging and inducing increased usage of the
bicycle.

3. Bike lanes make cyclist behavior more predictable; passing
motorists, assured that the cyclist will stay within the
lane, are less likely to swerve unnecessarily toward
opposing traffic in order to~avoid the cyclist.

These findings indicate the overall perception on the part of
bicyclists and motorists that a bikeway increases safety by
obligating both the bicyclist and the motorist to behave in a
manner predictable by each party.

5.9.2 Implementation

The construction of bikeways has been performed in phases, in
order to develop a skeletal system with basic linkages at the
earliest possible time. Phase I included the following: First
Avenue from Herndon to Huntington Boulevard with the necessary
links to connect this route with the Central Business District,
Woodward Park, and California State University, Fresno, via
Barstow Avenue; Barstow Avenue from West to Fowler Avenues; and
McKenzie Avenue from Cedar to Clovis Avenues. McKenzie Avenue is
the site of an abandoned Southern Pacific railroad right-of-way,
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which the County has developed and maintained as a bike path from
Fine Avenue to Clovis Avenue.

Phase II would expand the bikeway system to provide for elementary
circulation needs in areas of highest bike use and in areas
representing the highest hazard to cyclist and motorist. Phase II
includes Kearney, Belmont, Clinton, Barstow and Herndon Avenues as
east/west routes, and West, Palm and Cedar/Barton Avenues as
north/south routes.

Phase III is the logical extension of routes delineated for
Phase II. These routes will service areas of high cyclist
concentrations, but fall into a priority system where they exhibit
either less hazardous conditions or routes which would have a
lower current demand. Phase III routes are SUbject to future
modification based on information that will emerge from Phase I
and II usage, and as such, they belong in a projected phase.

At the time of its adoption, the Bikeways Plan proposed that
Phase I be constructed within one year, Phase II within two to
five years, i.e. 1977-1980, and that Phase III would follow
probably within five to ten years, i.e. 1980-1985.

Currently, the majority of the Phase I and Phase II bikeways in
the Bullard Community have been completed, specifically along the
Barstow Avenue and West Avenue corridors. The remaining
corridors, as specified in the Phase III category, have not yet
been constructed.

5.9.3 Amendments to the Bikeways Plan

Phase III bikeways were intended to be responsive to the needs of
the Fresno Clovis Metropolitan Area bicyclist and reflect the
trends of developing bikeway usage. This concept is reSUlting in
periodic changes to the Bikeways Plan through the Community Plan
process, in accordance with the 1984 Fresno General Plan. The
amendments to the bikeways in the Bullard Community planning area
are as follows:

1. Replace the concept of a bluffs bikeway-with a riverbottom
bike~ay tci be part 01 "the San Joaqtiin River ~~rkway.

The 1975 Bikeways Plan originally designated a continuous
bikeway adjacent to the blUffs, between Highways 41 and
99. However, these plans are considered to be largely
impractical in light of substantial intervening
development, including golf courses, a general aviation
airport, considerable residential development on the
bluffs and the fact that the Audubon scenic drive was
moved away from the bluff. Given the interest and impetus
toward the establishment of a San Joaquin River parkway,
the concept of a bluffs bikeway is recommended to be
replaced with the development of a continuous bikeway as
part of the river parkway system.
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2. Abandon the Audubon/Alluvial connection; replace it with a
bikeway utilizing the existing Harrison Avenue bike path,
to result in an Audubon/Palrn/Harrison/Alluvial system.

3. Designate Milburn Avenue, north of Herndon Avenue and
projecting to the San ~oaquin River, as a bikeway to serve
the proposed regional park.

4. Designate a Valentine/San Jose Avenue bikeway to connect
the already planned Emerson Avenue bikeway to the Bullard
Loop and bypass the Shaw/Brawley Avenue intersection.

5. Designate Marks Avenue, north of Herndon Avenue to
Alluvial Avenue, and Alluvial, east of Marks Avenue to Van
Ness Boulevard, as a bikeway. This will extend the
proposed Alluvial Avenue bikeway westward.

6. Designate the connection between Audubon and Nees Avenues
as a bikeway.

7. Designate Fruit Avenue, north of Santa Ana Avenue to
Herndon Avenue, as a bikeway.

8. Delete the Shaw Avenue bikeway between Palm and Fruit
Avenues. This section of Shaw Avenue has six lanes of
substandard width. A bikeway here would pose a hazard for
bicyclist and motorist alike.

5.9.4 Bikeway Standards

Bikeways can be developed on existing streets by either of two
mechanisms. First, a bike lane, usually located on the right hand
edge of the paved area of the street or between the parking lane
and the first motor vehicle lane, can be delineated. In some
cases, the on-street parking along the bike lane can be
prohibited, either entirely or within certain hours. Second, a
bike route can be signed, but not striped, as a recommended route
for bicycle travel along an existing right-of-way.

"Bike paths, a special bikeway for the exclusive "use of" bicycles"i
are separated from motor vehicle facilities by space or a physical
barrier. A bike path may be on a portion of a street or highway
right-at-way, but not related to a motor vehicle facility.

In the newly developing areas of the City, bikelanes are required
to be constructed as an integral part of all new major streets.
An additional ten feet of right-af-way is required to accommodate
the two five-foot wide bike lanes. Thus, the right-ot-way
necessary for a collector street would be 94 feet, instead of 84
feet; and, for an arterial street, the right-of-way would be 116
feet, instead of 106 feet.

The design standards of these bikeways are based on European and
American research. Several criteria guide the development of
these standards, including cyclist speed, bikeway width and
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height. Cyclist speed is dependent on several factors, though
18 miles per hour is the average used. The width required for
bikeways is a primary consideration, since the cost and
feasibility of bikeways varies with width. State-recommended
standards, for a bikeway separated from the street, are 10-feet
wide; eight-feet minimum. For a bikeway delineated on the street,
the standard is eight-feet wide; four-feet minimum. Overhead
obstructions should be no less than eight feet and two inches
(8'2") from the surface of the bikeway.

At the community level, particular attention should be paid to the
integration of the public facilities and the open space network
with proposed bikeways. As development occurs in the Bullard
community, subdivision design should address the need for safe
bikeways that access local schools and other neighborhood activity
areas as well as creating safe and attractive areas for cyclists
and pedestrians.
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5.10 Day Care

The City of Fresno recognizes the importance of quality day care
facilities. To this end, the Development Department is
facilitating the establishment of what is termed Family Day Care
facilities, or those facilities which allow up to 12 children.

Day care operations that care for 1 to 6 children do not require
special permits or fees and no special City regulations apply if
the operation is carried out in an established residential
neighborhood. If, in a residential neighborhood, the day care
provider cares for 7 to 12 children, a conditional use permit
(CUP) is required. The CUP addresses such things as ingress and
egress from the site, internal circulation, and parking. For such
a facility, the normal CUP processing fees have been reduced.

Day care operations caring for more than 12 children are
considered "institutional" in nature and may only operate in the
R-P or C-P zone districts. They must operate in accordance with
established City business permits and regulations.

All child care providers must be licensed by the State Department
of Social Services in order to operate a day care center,
regardless of the number of children cared for.
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6.0 SPECIFIC PLANS AND LAND USE POLICIES
WITHIN THE BULLARD COMMUNITY PLAN AREA

6.1 INTRODUCTION

There are twelve specific plans and land use policies that apply
to areas within the Bullard Community Plan boundaries. Refer to
Exhibit 6.0. These plans and policies range in age from almost 25
years old, i.e. the Shaw Avenue Land Use policy, adopted by the
County Board of Supervisors in January of 1964, to about three
years old, i.e. Sierra Sky Park Land Use policy, adopted by the
Council in August of 1985. The Specific Plans have a variety of
purposes and levels of detail. A number of the boundaries
overlap, therefore two specific plans or policies may cover a
certain area in addition to the Community Plan. This situation
has resulted in confusion, inefficiency, duplication of effort and
different planning terminology for the same areas. Therefore, one
of the major purposes of the Bullard Community Plan update is to
incorporate the various specific plans and land use policies that
fall within the Bullard Community Plan boundaries into one
comprehensive document.

Some of the specific plans and policies are outdated and no longer
necessary because the areas involved are largely built out and/or
are adequately covered by the designations and policies of the
updated Bullard Community Plan. Some. of the provisions of the
specific plans and policies need to be specifically retained.
Some were adopted by ordinance to ensure that they could not be
changed without a plan amendment. Prior to the adoption of the
City's Local Planning and Procedures Ordinance [LPPO] in May of
1987, zoning consistency was required only with specific plans
adopted by ordinance. However, with the adoption of the LPPO, all
of the City's adopted plans and policies require zoning and
entitlement consistency, regardless of whether adopted by
ordinance or resolution.

This section will address each specific plan and policy, its
purpose and status,. and whether any specific policies need to be
retained as part of the Bullard Community Plan.
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6.2 NELSON AREA SPECIFIC PLAN

The Nelson Area Specific Plan was adopted by Ordinance No. 76-2 in
January of 1976 to establish a- detailed land use plan for the
creation of a suitable residential environment, protected from
potentially incompatible land uses such as industrial and
commercial, and from a major transportation corridor, i.e. Herndon
Avenue. The land use designations of the specific plan consisted
of a variety of land uses ranging from low density single family
residencies along the bluffs to multiple family residential,
office and commercial uses adjacent to Herndon Avenue.

At the time of its adoption, 81 percent of the planning area,
.335.9 acres out of 438.6 acres, was either vacant or in
agricultural uses. The planning area has largely built out or has
been approved for development in accordance with the plan, as
amended.

The updated Bullard Community Plan will provide for the land use
designations and policies necessary to complete the appropriate
implementation of the plan. Therefore, the Nelson Area Specific
Plan has been repealed.

6.3 BLACKSTONE-BULLARD AREA SPECIFIC PLAN

The Blackstone-Bullard Area Specific Plan was adopted by the City
Council in 1976 by Ordinance No. 76-1 to alleviate the adverse
effects that potential heavy commercial development on Blackstone
Avenue would have on the adjoining single family residential
neighborhood. The specific plan provided for the continuance of
"C-6" heavy commercial zoning and land use along the Blackstone
Avenue frontages, and that the residential development to the west
of the plan area be buffered from these commercial activities by
specific transitional standards. This was to be accomplished
primarily through the use of a IS' wide landscaped terrace, and 8 1

high wallalbng the east·-side ·of Nor~h· Glenn Avenue between
Roberts and Bullard Avenues and a prohibition on vehicular and
pedestrian access to North Glenn Avenue from the commercial
property fronting on West Bullard and North Blackstone Avenues.
The complete list of transitional treatment and property
development standards is included below.

This specific plan has been incorporated into the Bullard
Community Plan, which maintains the land use designations and
standards previously in effect, as set forth in the following text
and exhibits.

6.3.1 Transitional Treatment

The continuation of commercial development and use within the plan
area is acceptable only if suitable means of buffering the
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eXisting residential districts from the apparent adverse effects
of general heavy commercial development are established.

The following standards are designed to create a functional and
aesthetic transition, thereby aiding future commercial
developments to become compatible and harmonious neighbors:

1. Provide for a landscaped terrace, 15 feet in depth, behind
the property line along North Glenn Avenue between Roberts
and Bullard Avenues, as shown in the detailed drawings
entitled "North Glenn Avenue Landscaped Terrace."

2. Height of landscaped slope to be determined at any given
point by the highest finished grade of residential yard
along westside of North Glenn Avenue.

3. In conjunction with the landscaped terrace, an eight-foot
high solid masonry wall, the architectural design of which
shall be a~proved by the Development Department, shall be
constructed between the 15 foot landscaped terrace and the
commercial sites, as detailed in the specific plan map.

4. Landscaping shall consist of evergreen trees which shall
all attain a height of 15 feet in five years. Said trees
shall be planted at 15 feet on center.

5. All landscaping shall be provided with an automatic
irrigation system and shall be maintained in accordance
with Section l2-306-N-24 of the Fresno Municipal Code.

6. Vehicular and pedestrian access to North Glenn Avenue from
the commercial property fronting on West Bullard and North
Blackstone Avenues shall be prohibited.

6.3.2 Property Development Standards

In order to preserve the aesthetic integrity and character of the
adjoining residential neighborhood, the following standards are
intended to mitigate the adverse effects of lighting, signs, and
storage and loading operation, as well as noise.

1. On-Site Lighting and Signs

a. All on-site lighting shall be directed away from all
residential districts. All on-site lighting within
130 feet of the rear property line, colinear with the
east line of North Glenn Avenue, shall not exceed the
height of the required eight-foot wall.

b. One free-standing sign along the Blackstone Avenue
frontage, not to exceed 35 feet in height and 150
square feet per face, shall be permitted for each
business establishment.
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c. Signs on buildings shall be mounted facing away from
all adjoining residential neighborhoods.

d. All roof signs, including those animated, rotating,
flashing and of banner style, are prohibited.

e. All signs shall be sUbject to Site Plan Review and
approval of the Development Department.

2. Storage and Loading Zones

All storage and loading areas shall be located and treated
on the commercial site as to screen visibility of said
area from adjoining residential districts.

3. Noise Control

a. All normal operations of vehicles and equipment on the
commercial site shall be compatible with the adjoining
residential environment.

b. All exterior pUblic address systems, including those
used for paging and telephone bells, shall be
prohibited.

c. Where automobile sales and automobile rentals and
leasing· may be established, all incidential mechanical
repairs, installation of automobile accessories and
automobile body and fender works shall be conducted
within a completely enclosed building.

d. In addition, all testing or demonstration of vehicles
shall be prohibited within residential areas.
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EXHIBIT 6.3

BULLARD· COMMUNITY PLAN

* SUI.KC1 TO QlIVlII~ STAnD .. IOlAM AMCIID_CII' , ...r

""""",,lll lIT PL...- _c.IlnOi.VTIOti •

~g..1IT OIlO&UlCl: ••.l!::!.-.

....vn
K'MUl
on <17'1

Medium-Low Density Res.

~edium-High Density Res.

HUVY CO....ERCIAL

0fll'-sTRE£T PARKING AS PERIIItTT£D ., THE
p DI$T"IC~(SINGLE STORY BL.OGS. OHU'1

PORnON Of" STREET TO Ell:
DEDICATED AJIID I.. PROVED.

AMENtIMENTS

FRESHO OTY fRESNO on
Pl.JJoNHG COWWIS!1Oo'l COU!'i'Cl.

CAn RE5.NO. OATE ~HO.

,.,." U7$ ,." ... 14~'tO

"11·1' "U IZ·ZI·1f INU'"

LAND USE &.
CIRCULATION
ELEMENT

~
111111 I I I0" _

CI1'TrW'~
~ClO"I

"""-lltlt

ma
IR
f7ZL]
~

~

AL-JA SEE HOWrH GLDIN AVENUE STlIEET
SECTION FOR SPECIAL DESI&N
STANDARD

L SPECIFIC PLAN
FOR THE
BLACKSTONE/
BULLARD AREA

BARSTOW AVE.I~LECTOR'



(.

i· .
)
i
~. __._j

;
f _
I-



EXHIBIT 6.3.1

BULLARD COMMUNITY PLAN
N. Glenn AVB. Landscaped Terrace
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EXHIBIT 6.3.2

BULLARD COMMUNITY PLAN
N.: Glenn AVI. StreIt Section
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6.4 WEST SHAW AVENUE AMENDMENT

The West Shaw Amendment to the Bullard Community Plan was adopted
by City Council Resolution in 1970 and sUbsequently amended a
number of times. It covered an area centered on West Shaw Avenue,
bounded by Barstow Avenue on the north, Tielman Avenue on the
east, Gettysburg Avenue on the south and Valentine Avenue on the
west. The policies of the West Shaw Amendment were designed to
ensure the following: that Shaw Avenue between West Avenue and
Valentine Avenue would be developed with multiple family
dwellings, offices, and institutional uses; that commercial
development along this portion of West Shaw Avenue is oriented
toward facilities serving residents of the Bullard Community; that
West Shaw Avenue would be developed in an aesthetically pleasing
manner maintaining the basic suburban visual character and
compatibility with the existing and future residential
development; and that West Shaw Avenue would be developed in a
manner so as to protect the traffic carrying capacity of this
arterial.

The area within the West Shaw Avenue Amendment boundaries is
almost completely developed. Therefore, the West Shaw Avenue
Amendment has been repealed and is considered to be reflected by
the land use designations and policies of the Bullard Community
Plan.

6.5 VAN NESS-FORKNER LAND USE POLICY

The Van Ness-Forkner Land Use policy was adopted by the County
Board of Supervisors in July of 1968 and covers an area bounded by
Shaw Avenue on the south, the San Joaquin River Bluffs on the
north, a line running parallel to and located 600 feet east of
Forkner Avenue on the east and a line running parallel to and
located 600 feet west of Van Ness Boulevard to the west. All but
the eastern and western 300 feet of the above described area is
d~signated fot singl~ family residentia~ lots with a minimum size
of 37,500 square feet, a minimum frontage of 150 feet and a
minimum front yard setback of 50 feet. The eastern and western
300 feet of the Van Ness-Forkner Area is designated for single
family residential lots with a minimum lot size of 20,000 square
feet, R-l-A standards.

In the twenty years that have passed since the policy was adopted,
most of the land within this area has developed with single family
homes in accordance with the policy, although there are various
scattered vacant parcels south of Herndon Avenue and a couple of
large blocks of vacant land north of Herndon Avenue. Some of the
land on the edges of the policy area and along the major streets
that traverse the area, i.e. Shaw and Bullard Avenues, have been
developed with residential planned developments, office and
commercial uses. Vacant property on the east side of Forkner
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Avenue south of Bullard Avenue and on the north side of Herndon
Avenue west of Van Ness Boulevard has been approved for a senior
citizens housing complex and is designated for medium density
residential use. MUltiple family residential development, i.e.
medium-high density residential land use, is designated for the
north side of Herndon Avenue between Van Ness Boulevard and
Pleasant Avenue.

The Van Ness-Forkner Area is an area of exceptional value and
character in the Bullard Community, the vast majority of which is
developed with or planned for low density single family
residential land use. In recognition of the predominant
development patterns and land use policies in this area, the
provisions of the Van Ness-Forkner land use policy have been
retained for all areas designated for low density residential use
on the Bullard Community Plan map within the area described above.

6.6 SPECIFIC PLAN>.FOR CORONA TIERRA ESTATES

The specific plan for Corona Tierra Estates was adopted by the
City Council in October of 1977 and covers an 160+ acre area
bounded by Herndon Avenue, West Avenue, Alluvial Avenue and Van
Ness Boulevard. The plan was adopted in response to a single
family subdivision proposal for this area and provided for R-I-E
lots, 37,500 square feet minimum, along Van Ness Boulevard and for
two tiers of R-I-A lots, 20,000 square feet minimum, to the east
of the R-I-E lots. This conforms to the Van Ness-Forkner land use
policy. The rest of the subdivision was to be developed in
accordance with the R-I-B zone district. Most of the northern
half of this area has developed while the southern half has
remained vacant and unsubdivided. Since the Bullard Community
Plan designates the entire area for low density residential use,
i.e. 0-2.18 units per acre, and since the Van Ness-Forkner Policy
already provides for R-I-E and R-I-A lots east of Van Ness
Boulevard, the retention of a separate plan for this area is
considered to be unnecessary. The combination of the Van
Ness-Forkner Policy and the low density residential designation of
the Bullard Community Plan will provide for planning~policies'

, assuring that 'no changes to the 'planned. character:' of :t.hi s area can
occur without the processing of a plan amendment involving
hearings and community involvement.

6.7 SAN JOAQUIN BLUFFS ENVIRONS AREA SPECIFIC PLAN

The San Joaquin Bluffs Environs Area Specific Plan was adopted by
City Council Resolution No. 79-523 in November of 1979. It
generally covers most of the area within the Bullard Community
Plan boundaries north of Herndon Avenue, excluding Pinedale, the
VendojCalcot industrial area, the area east of the Van Ness
Boulevard and south of Alluvial Avenue, and the Herndon townsite.
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The objectives of the plan are as follows (excerpt from Resolution
No. 79-523):

C. Objectives of the Plan. The objectives of the plan
described and depicted in this resolution are intended to
promote the scenic amenities of San Joaquin Bluffs
Environs, protect the area's natural environment to insure
the development of an urban environment that is
complementary to the area1s natural environment, and to
provide:

(1) A land use and circulation plan that will effectively
blend the particular qualities of the specific plan
area with the existing and planned land use and
circulation of the surrounding area;

(2) Appropriate development standards that will establish
compatible relationships between types of land use,
traffic circulation, non-motorized circulation, open
space, and protection for the southerly San Joaquin
River Bluffs;

(3) A comprehensive network of greenways, bikeways,
passive recreational open space and vista points;

(4) The opportunity for comprehensive design that will
protect and enhance the quality of the southerly San

-Joaquin River Bluffs in particular, and the quality of
the urban environment in general; and

(5) Landscaped open space transition areas to mitigate
potentially adverse effects of major street traffic on
the residential environment.

The significant land use policy decisions resulting from this
planning process were the designation of the riverbottom for open
space uses (prior plans had designated the riverbottom as a
reservoir), the designation of vista points and a general
bluff/riverbotto~-t~ailalignment, the adoption of a Bluffs
Preservation Ordinance, the adoption of an Expressway Area Overlay
District to provide for interface treatment between Herndon Avenue
and adjoining land uses, and the provision of special development
standards to provide a compatibile relationship between different
land uses.

The updated Bullard Community Plan maintains all of the above
items and in some cases takes them a step further. The Bullard
Community Plan maintains the open space plan designations in the
riverbottom, endorses the concept of a river parkway system,
establishes a regional parksite in the riverbottom as a potential
anchor to the parkway system, establishes specific standards for
vista point development, incorporates the special development
standards for land use compatibility, establishes
railroad/residential interface standards and updates the bikeways
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plan for the area. The Bluffs Preservation Ordinance and the
Expressway Overlay District Ordinance are separately adopted
ordinances and will not be affected by the plan.

Since the objectives and provisions of the San Joaquin Bluffs
Environs Area Specific Plan and the San Joaquin River Area Trails
ordinance have been incorporated into the land use designations
and policies of the updated Bullard Community Plan, these items
have been repealed.

6.8 SIERRA SKY PARK LAND USE POLICY PLAN

Sierra Sky Park is a privately owned pUblic use airport occupying
33 acres located on the north side of Herndon Avenue between
Brawley and Blythe Avenues. The airport is capable of
accommodating small general aviation aircraft of less than 12,500
pounds (FAA Classification: Basic Utility Stage I). Its original
airport permit was issued by the California Department of
Transportation, Division of Aeronautics, in 1949. The airport
received a Special Use Permit from the County in 1960. In 1978
the airport was annexed to the City of Fresno. The City granted a
conditional use permit for airport modifications in 1980.

The main considerations involved in land use planning around
airports are safety and noise. In August of 1985 the City of
Fresno adopted a Sierra Sky Park Land Use policy Plan delineating
noise and safety policies for land around Sierra Sky Park,
although it should be noted that clear zone areas designated as
open space adjacent to both ends of the runway have been shown on
the Bullard Community Plan since 1975. The City's plan was
modeled after the Fresno County Airport Land Use Commission (ALUC)
Sierra Sky Park Land Use Policy Plan, which was adopted in 1983.
The City's plan differed from the ALUC Plan in some respects. The
noise standards set forth in the City's Plan were not as
restrictive as the ALUC's Plan. The City's Plan did not recognize
the traffic pattern zone as being an appreciable safety hazard in
relation to land uses on the ground.

The areas affected by land -use-fesEr-ictions· ar-e---th'e---·clEfat- zones
and inner and outer approach zones, which are trapezoidal shaped
areas located off the ends of the runway centered on the runway
centerline. The outer end of the outer approach zone is located
one mile from the edge of the runway. These are the areas within
which the chance of an airplane crash are considered to be the
greatest. Within the clear zone, no structures are allowed to be
developed and uses not involving structures are limited to a
density no more than 10 persons per acre. The inner approach zone
allows up to 3 dwelling units per acre and prohibits schools,
hospitals, nursing homes, churches or similar uses or structures
that would concentrate a large number of people. The outer
approach zone allows a density of no more than 5 units per acre
and prohibits structures that would concentrate a large number of
persons.

-124-

f
1 ''§.--J

t·:.··:····.··'·.-.j

:.1



I· •

i .

Height limitations in the vicinity of the airport are also
established in accordance with Part 77 of Federal Aviation
Regulations. FAR Part 77 establishes various imaginary surfaces,
starting at a height of zero on the primary surface, i.e. the
paved runway surface and a specified distance around it. Typical
suburban development is generally not affected by these surfaces,
except for those areas immediately adjacent to the primary surface
or clear zones. It is important to note, however, that Part 77
requires that a Notice of Construction, FAA Form 7460-1, be
submitted to the FAA by the property owner whenever any proposed
structure would penetrate an imaginary surface and whenever a
proposed structure would infringe upon a sloping surface rising
one foot up for every 50 feet out from all sides of the runway,
regardless of whether it is underneath one of the standard
imaginary surfaces. The FAA will then make a determination as to
whether the proposed structure poses a hazard to air navigation.

With respect to noise policies, the City's Plan, originally
adopted in August 1985, listed residential and schools use to be
conditionally acceptable within the 65-75 noise contour and
normally acceptable, without any noise analysis, within the 60
CNEL contour. This policy was inconsistent with the provisions of
the Noise Element of the General Plan, which requires a noise
analysis for new residential uses in the 60 CNEL contour,
inconsistent with subsequent City Policy for the Fresno Air
Terminal, prohibiting new residential uses within the 65 CNEL
contour unless no feasible alternative can be found, and
inconsistent with ALUe, state and Federal standards that strongly
discourage residential uses within the 65 CNEL contour of an
airport. In order to correct the inconsistency, the Land use
Noise Compatibility Criteria table from the Fresno Air Terminal
Environs Area Specific Plan has replaced the original Table I from
the Sierra Sky Park Land Use Policy Plan.

The essential tables and maps from the Sierra Sky Park Land Use
Policy Plan are included in the adopted Bullard Community Plan but
the Sierra Sky Park Land Use Policy plan text itself has not been
repealed or included in this section, due to the length and
specialization of the policies.

Any project within the Primary Review Area involving an amendment
to general and specific plans, zoning ordinances, building
regulations and airport master plans, shall be referred to the
Airport Land Use Commission for a determination of consistency
with its plan. If the ALUC determines a project to be
inconsistent, the City Council, in order to approve the project,
must overrule the ALUC by a two-thirds vote.
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EXHIBIT 6.8

BULLARD COMMUNITY PLAN
SIERRA SKY PARK

LAND USE POLICY PLAN MAP
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Table 6.8.1

Sierra Sky Park Airport
Noise compatibility Criteria

LAND USE CATEGORY
Residencial

~single-family and mUlci-family
cesiden't:ial

*Mobile homes
*Tcansienc lodging

Public/Inscicucional

o
o

o

CNEL
.li=1Q

*Schools. libacies. hospicals.
nucsing homes. day nucsecies

*Chucches. aUdicociums. concecc halls
Tcanspoccacion. packing. ceme't:ecies

Commeccial and Indusccial

Offices. cecail ttade
Setvice commetcial. wholesale

ttade. watehousing. light:
industtial

Genetal manufactuting. utilities,
extractive industry

Agric~ltural and Recceational

Cropland
Livestock bteeding
Parks, playgrounds. 200S

Golf courses. tiding st:ables
watec cecceat:ion

OUt:doot spectat:or spOt't:s
Ampl\itheat:ets

0
0

++

+ 0

+ 0

++ +

++
0 0

0

0
0

o

o

+

o

LAND USE ACCEPTABILITY

++ Cleacly Accept:able

Normally Acceptable

o Condi't:ionally Accept:able

Nocmaily Unacceptable

Cleacly Unaccept:able

Acoust:ical Analysis
Requiced

INTERPRETATION/CONDITIONS

Tl\e activ~t:ies associa't:ed wit:h the
specified land use can be catried
out: wi't:h essentially no
incecference ftom the noise
exposure.

Noise is a fact:or to be consideced
in 't:hat: slight interference with
outdooc activit:ies may occuc.
Convent:ional const:cuccion methods
will eliminat:e most noise
int:cusions upon indoor act:ivities.

The indicated noise exposure will
cause moderat:e int:ecference with
out:dooc accivit:ies and wit:h indoot
act:ivi't:ies when windows are open.
The land use is accept:able ont:he
conditions that: out:dooc act:ivit:ies
are minimal and cons't:tuct:ion
features which ptovide sufficient:
noiee at:t:enuat:ion ace used (e.g .•
iUGtallc.l:.ioll of air: cu\\dition1.tLY 6':;;­
t:ha't: windOWS can be kept: closed).
Under ot:nec ciccumst:ances. t:he land
use should be discouraged.

Noise will cteat:e substantial
intetference wi't:h both outdooc and
indooc act:ivities. Noise int:cusion
upon indooc act:ivities can be
mi't:igat:ed by cequiting special
noise insulation constcuct:ion.
Land uses which have convent:ionally
const:cuct:ed st:cuct:uces and/oc
involve out:dooc act:ivit:ies Which
would be discupt:ed by noise sl\ould
genecally be avoided.

Unaccept:able noise int:cusion upon
land use act:ivlt:ies will occuc.
Adequat:e st:cuct:ucal noise
insulat:ion is not: pcact:ical undec
most: ciccumstances. The indicat:ed
land use shouLd be avoided unless
stcon9 ovecciding fact:ocs ptevail
and it: should be pcohibited if
outdoot activit:ies ace involved.

An acoustical analysis is cequiced
fot these categoties of land uses
pucsuant co noise policy A.4.
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Table 6.8.2

Airport/Land Use Safety Comp~tibility

Criteria

LAND USE CHARACTERISTIC

Residential Uses

Other Uses in Structures

Other Uses Not in
Structures

Special Characteristics
Distracting~Lights

or Glare

Sources of Smoke or
Electronic Interference

Attractor of Birds

NOTES

RUNWAY
AND

CLEAR ZONES
/1/

[C]

INNER OUTER
APPROACH APPROACH

ZONES ZONES
/2/ /3/

[A.E,G] [B,E.G]

[C.D,E] [D.E]

[Cl +

/1/ See Policy Plan Map for location of zones.

/2/ The inner approach zone extends td the point below where the
approach surface intersects the horizontal surface.

/3/ The outer approach zone extends to the point of the junction of
the horizontal and conical zones.

INTERPRETATION

+ ACCEPTABLE: Use is acceptable.

[] CONDITIONALLY ACCEPTABLE: Use is acceptable under conditions
cited below.

A Density no greater than 3 dwelling units per acre.
B . . Outer Approach Zone: Density no greater than 2-5

dwelling units per acre.
·C No uses attracting more than 10 persons per~cre. ~

D .. No schools, hospitals, nursing homes. churches. or similar
uses or structures for large assemblages of persons.

E . • At least 20\ of area to be in landscaped open space in a
clustered configuration.

F . • Allowed only if cannot reasonably be avoided or located
outside the indicated zone.

G .. Density Transfer Provision - a conditional use permit
shall be required of any property owner who seeks the
privilege of "transferring" the number of dwelling units
Which such property owner could have constructed in the
Inner and Outer Approach Zone onto the remainder of the
impacted parcel which-lies outside said zone and Which is
under the same ownership. using the underlying land use
designation of the 1984 Fresno General Plan.

UNACCEPTABLE: Use is unacceptable.
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6.9 SHAW AVENUE LAND USE POLICY

The Shaw Avenue Land Use Policy was adopted by the County Board of
Supervisors in January of 1964 to guide the-transition of Shaw
Avenue property from a predominantly residential area to office,
commercial and multiple family residential uses. The policy
covered land adjacent to Shaw Avenue between Glenn and West
Avenues and designated it primarily for "Apartments, Offices- and
Institutional Uses" and secondarily for commercial uses at the
Maroa, Palm and West Avenue intersections. The policy was
concerned with ensuring compatibility between the higher intensity
uses developing on Shaw Avenue and the single family residential
neighborhoods near or adjacent to it. Inasmuch as the area
covered by the policy is almost completely developed--largely in
conformity with the policy, the complete inclusion of this policy
as part of the Bullard Community Plan is not considered to be
necessary. The area is designated for the appropriate land uses
by the Bullard Community Plan.

To minimize impacts on Shaw Avenue between West and Del Mar
Avenues, the following policy shall be retained from the Shaw
Avenue Land Use Policy: Points of direct access to Shaw Avenue
from driveways abutting properties shall be minimized through the
use of side street access and common driveway openings.

6.10 PALM AVENUE LAND USE POLICY

The Palm Avenue Land Use Policy was adopted by the County Board of
Supervisors in October of 1967 to encourage development of vacant
property along Palm Avenue between Bullard and Barstow Avenues, in
a manner compatible with the existing single family homes backing
up to the vacant Palm Avenue property. To this end the property
along Palm was designated primarily for single story apartments,
offices and institutional uses, except for the southeast and
southwest corners of Palm and Bullard, which were designated for
neighborhood commercial uses. Substantial single story office
development has occurred since-that time -along- Palm Avenuei as­
well as commercial development at Bullard and Palm Avenues. In as
much as this area is almost completely developed--Iargely in
conformity with the policy, the complete inclusion of this policy
as part of the Bullard Community Plan is not considered to be
necessary. The area is designated for the appropriate land uses
by the Bullard Community Plan.

To minimize impacts on residential use along Palm Avenue between
Barstow and Bullard Avenues, the following policy shall be

_retained from the Palm Avenue Land Use Policy: Limit intensified
uses, inclUding apartments, office, and institutional uses, to
single story structures along Palm Avenue between Barstow and
Bullard Avenues to ensure privacy for abutting homes. Retail
commercial uses should not be allowed in the Palm Avenue Land Use
Policy Area.
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6.11 AREA 5 LAND USE POLICY

The Area 5 Land Use Policy, adopted by the Board of Supervisors in
November of 1967, was intended to address the future development
of a number of large odd-shaped parcels with ~onstrained access,
located in an area bounded by San Jose Avenue, Maroa Avenue,
Colonial Avenue and the Enterprise Holland Canal. Since these
parcels were not conducive to sUbdividing for single family homes,
nor appropriate for higher density apartment development, they
were designated for development as planned unit developments at a
density of I unit for every 6,000 square feet of lot area, i.e.
7.26 units per acre. This area has developed with a combination
of planned developments, single family homes and churches,
although there are several vacant or underdeveloped parcels.
Inasmuch as the land use designations of the updated Bullard {~,;,
Community Plan reflect the development that has occurred, as well I
as provide for R-l~planned development potential for undeveloped
parcels, inclusion of this policy as part of the Bullard Community
Plan is not considered to be necessary.

6.12 FIG GARDEN NEIGHBORHOOD PLAN

The Fig Garden Neighborhood Plan was adopted by the Board of
Supervisors in August of 1980 and amended in September of 1985.
It covers an irregular area of unincorporated land, generally
bounded by Shaw, Blackstone, Dakota and Fruit Avenues. The land
use designations of the Bullard Community Plan and the Fig Garden
Neighborhood Plan are very similar.

The only major difference between the Fig Garden Neighborhood Plan
and the Bullard Community Plan relates to the area along both
sides of Glenn Avenue between the Sierra Madre Avenue alignment
and Indianapolis Avenue, which is designated by the Bullard
Community Plan for medium-high density residential land use, and
the area along the east side of Del Mar Avenue between the Sierra
Madre Avenue alignment and Indianapolis Avenue, which is

~'designat~d by the Bullard Com~unity Plan for-medium-den~ity

residential land use. These designations are considered to be an
appropriate transition form the Blackstone Avenue commercial strip
to the east and the medium-low density residential area to the
west of Del Mar Avenue. Substantial single story multiple family
residential development has occurred in this area under the R-2-A
zone designation.

The Fig Garden Neighborhood Plan is not considered to be a part of
the Bullard Community Plan, but is largely reflected in the land

,use designations of the Bullard Plan. Development proposals
within the Fig Garden Plan area, if not within City boundaries,
are processed by the County. If this area were to express an
interest in being annexed to the City, the preparation of a
specific plan by the City, using the Neighborhood Plan as a base
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and addressing other items of concern to Fig Garden residents,
would be a part of the negotiation process.

~~13 GLENN AVENUE LAND USE POLICY

The Glenn Avenue Land Use Policy was adopted by the County Board
of Supervisors in November of 1969 and covered the land bounded by
the midb10ck line between Glenn and Blackstone to the east, the
Sierra Madre alignment to the north, Del Mar Avenue to the east
and Indianapolis Avenue to the south. All of the land within this
area, except for the first tier of lots along the east side of
Del Mar Avenue, were designated for one story multiple family
residential use. The lots along Del Mar Avenue were designated
for single family residential use.

This policy was superceded in the County by the Fig Garden
Neighborhood Plan,~which designated the area for low density
residential-planned unit developments. The Neighborhood Plan
states that "established mUltiple family development and
undeveloped properties with mUltiple family zoning will be
permitted to remain, but not expand, in the former Glenn Avenue
Land Use Policy Area."

The Bullard Community Plan designates most of the area shown by
the Glenn Avenue Policy for medium and medium low density
residential development. The few deviations from this designation
reflect existing zoning and development. Because the land use
designations of the Bullard Community Plan reflect the provisions
of the Glenn Avenue Policy, inclusion of the policy in the Bullard
Community Plan is unnecessary.
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