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application to the Planning Commission at the applicant’s request in order to expedite the 
process due to financing deadlines. 
 
The subject property is located within the Fresno General Plan and the Edison Community Plan 
areas. Both plans now designate the subject site for Neighborhood land use, which has a 
density range of 1 to 30   units per acre.  The proposed density of the project is 18.5 dwelling 
units to the acre and is therefore consistent with the planned land use.  The C-P zone district 
allows development of multiple family dwelling units at a maximum density of 29 dwelling units 
per acre with a conditional use permit subject to findings in FMC 12-306-N-19.  Therefore, the 
subject applications are consistent with the planned land uses and zoning approved for the 
project site and will implement goals, objectives, and policies of the Fresno General Plan and 
the Edison Community Plan.   
 

PROJECT INFORMATION 

PROJECT 
 

A 128-unit multi-family affordable housing residential project 
to be constructed in two phases. The project will include 10 
market rate units. 

APPLICANT 
 

Scott Anderson of Edison Plaza Partners LP 

LOCATION 
 Adjacent to the west side of Edison High School and the south 

side of the West Fresno Library Branch, between South Walnut 
and South Plumas Avenues and between East Lorena and East 
Florence Avenues. (Council District 3, Councilmember 
Baines) 

SITE SIZE  Approximately 6.9 acres 

LAND USE 
 

Existing -    Neighborhoods 

Proposed -   No change 

 

ZONING 
 

Existing -  
C-P/cz (Administrative and Professional 
Office/conditions of zoning). 

Proposed-  No change 

PLAN DESIGNATION 
AND CONSISTENCY 

 
The proposed 128-unit multiple family residential development 
is consistent with the Fresno General Plan and Edison 
Community Plan designation of the site for Neighborhoods 
planned land uses pursuant to Table 3-3 of the Fresno General 
Plan.  

ENVIRONMENTAL 
FINDING 

 
Finding of a Mitigated Negative Declaration dated January 31, 
2015. 
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PLAN COMMITTEE 
RECOMMENDATION 

 
The Council District 3 Plan Implementation Committee 
approved the proposed application on February 2, 2015 by a 
5-0-1 vote (one member absent).  

STAFF 
RECOMMENDATION 

 
Approve Conditional Use Permit Application No. C-15-007 
subject to compliance with the Conditions of Approval dated 
February 25, 2015. 

 
BORDERING PROPERTY INFORMATION 

 Planned Land 
Use 

Existing Zoning Existing Land Use 

North 
Neighborhood 

Center 

C-P 
Administrative and Professional 

Office 
 

R-2 
Low Density Multiple Family 

Residential 

West Fresno Library and 
Regional Services Center 

East  Public Facility 

R-2 

Low Density Multiple Family 
Residential 

Edison High School 

South Neighborhoods 

C-P 
Administrative and Professional 

Office 
 

R-2 

Low Density Multiple Family 
Residential 

Vacant land and single 
family dwellings 

West Neighborhoods 
R-1 

Single Family Residential  
Single family dwellings 

 

ENVIRONMENTAL FINDING 

An environmental assessment initial study was prepared for this project in accordance with the 
requirements of the California Environmental Quality Act (CEQA) Guidelines.  This process 
included the distribution of requests for comment from other responsible or affected agencies 
and interested organizations. 

 
Preparation of the environmental assessment necessitated a thorough review of the proposed 
project and relevant environmental issues and considered previously prepared environmental 
and technical studies pertinent to the Edison Community Plan area, including the Fresno 
General Plan Master Environmental Impact Report (MEIR SCH No. 2012111015).  These 
environmental and technical studies have examined projected sewage generation rates of 
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planned urban uses, the capacity of existing sanitary sewer collection and treatment facilities, 
and optimum alternatives for increasing capacities; groundwater aquifer resource conditions; 
water supply production and distribution system capacities; traffic carrying capacity of the 
planned major street system; and, student generation projections and school facility site location 
identification. 

 
The proposed conditional use permit has been determined to not be fully within the scope of the 
recently updated MEIR SCH No. 2012111015 as provided by the CEQA, as codified in the 
Public Resources Code (PRC) Section 21157.1(d) and the CEQA Guidelines Section 15177(c).  
It has been further determined that all applicable mitigation measures of SCH No. 2012111015 
have been applied to the project, together with project specific mitigation measures necessary to 
assure that the project will not cause significant adverse cumulative impacts, growth inducing 
impacts and irreversible significant effects beyond those identified by SCH No. 2012111015 as 
provided by CEQA Section 15178(a).  In addition, pursuant to Public Resources Code, Section 
21157.6(b)(1), staff has determined that no substantial changes have occurred with respect to 
the circumstances under which the MEIR was certified and that no new information, which was 
not known and could not have been known at the time that the MEIR was certified as complete, 
has become available.  Therefore, it has been determined based upon the evidence in the 
record that the project will not have a significant impact on the environment and that the filing of 
a mitigated negative declaration is appropriate in accordance with the provisions of CEQA 
Section 21157.5(a)(2) and CEQA Guidelines Section 15178(b)(1) and (2). 

 
Based upon the attached environmental assessment and the list of identified mitigation 
measures, staff has determined that there is no evidence in the record that the project may have 
a significant effect on the environment and has prepared a mitigated negative declaration for 
this project.  A public notice of the attached mitigated negative declaration finding for 
Environmental Assessment Application No. C-15-007 was published on January 31, 2015 with 
no comments or appeals received to date. 
 
Project specific mitigation measures include proper well abandonment, submission of a 
Stormwater Management Plan and compliance with the Fresno Metropolitan Flood Control 
District’s requirements, drought tolerant landscaping, compliance with Fresno Irrigation District’s 
pipe treatment requirements regarding the now piped Braly Canal #14, sound attenuating 
construction design, payment of development impact fees, and compliance with San Joaquin 
Valley Air Pollution Control District requirements for Indirect Source Review (ISR), the 
Departments of Public Works and Public Utilities’ requirements related to street, sewer and 
water infrastructure. 
 
BACKGROUND / ANALYSIS 

Conditional Use Application No. C-15-007 was filed by Scott Anderson of Edison Plaza 
Partners LP and pertains to 6.9 acres of property located adjacent to the west side of Edison 
High School and the south side of the West Fresno Library Branch, between South Walnut 
and South Plumas Avenues and between East Lorena and East Florence Avenues. The 
applicant proposes the construction of a 128-unit multi-family affordable/market rate residential 
project to be constructed in two phases. Approximately 64 units will be constructed in Phase 1, 
and 64 units will be constructed in Phase 2. The front elevations of all Phase 2 buildings (i.e., 
buildings with street frontage) will be revised to include front entries and no exterior stairways 
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consistent with the Draft Downtown Development Code. The project includes the construction 
of 16 residential buildings (inclusive of a 4,500 square-foot Community Center), landscaping, 
parking areas (inclusive of carports), related improvements, and the vacation of East Geary 
Street between South Plumas Street and South Walnut Avenue. The subject property is zoned 
C-P/cz (Administrative and Professional Office/conditions of zoning). 
 
The subject property is located within the Fresno General Plan and the Edison Community Plan 
areas. Both plans now designate the subject site for Neighborhood land use, which has a 
density range of 1 to 30   units per acre.  The proposed density of the project is 18.5 dwelling 
units to the acre and is therefore consistent with the planned land use.  The C-P zone district 
allows development of multiple family dwelling units at a maximum density of 29 dwelling units 
per acre with a conditional use permit subject to findings in FMC 12-306-N-19.  Therefore, the 
subject applications are consistent with the planned land uses and zoning approved for the 
project site and will implement goals, objectives, and policies of the Fresno General Plan and 
the Edison Community Plan.   
 
This project is Phase II of the Edison Plaza Development Project.  Phase I was the construction 
of the West Fresno Regional Center, located adjacent to and north of the project, which includes 
a 37,000 square foot library and social service center.  The Redevelopment Agency provided 
funding for both phases.  The City Council approved the Redevelopment Agency’s 
recommendations for the provision of $5.6 million dollars in funding for the current (second) 
phase of the project on March 8, 2011.  The City Council also authorized the Redevelopment 
Agency to enter into a Disposition and Development Agreement with Edison Plaza Partners, 
L.P. for the development of the project. 
 
It should be noted that originally 200 dwelling units were proposed.  In response to objections 
from the neighborhood residents, the project was scaled down to the currently proposed 128 
dwelling units.   
 
Zoning 
 
Findings for Residential Use in C-P Zone District 
 
The property is located within the C-P (Administrative and Professional Office) District, a district 
that is most often developed with office uses.  However, this zone district was one of the city’s 
original mixed use zone districts; it allows limited commercial uses and even exclusively 
residential development, as long as the findings noted below can be made.  The purpose of this 
zone district is to serve as a transition or buffer between single family residential areas and 
more intense commercial areas.  The findings required to develop a C-P-zoned site with 
exclusively residential uses are discussed below (FMC 12-306-N-19): 

 

1. There shall be enough planned Office Commercial land to sufficiently meet the requirements 

of adopted plans.  

 

The recently adopted Fresno General Plan establishes land uses to further the goals and the 

vision in the plan.  With regard to office uses, sufficient capacity is needed to support the city’s 
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economic development goals, which include job creation and increasing the number of 

professional jobs.  Therefore, with regard to the C-P finding above, an adequate capacity of land 

planned for office uses in the proximity of the project is important to establish.  

 The general plan update re-designated the subject property as ―Neighborhoods‖ which is a 

residential designation.  This alone indicates that the property was not ideally located for 

an office use. 

 Adjacent to the proposed property to the north, the Regional Service Center, which 

contains the West Fresno Library, is still entitled for an additional 25,000 square feet of 

medical office uses. 

 Downtown Fresno is within one mile of the project site and includes millions of square feet 

of office uses. 

 As part of the general plan update, land that was previously planned for residential and 

industrial use was re-designated as Business Park, which allows office uses.   

 

Therefore, there is adequate capacity for development of office uses to sufficiently meet the 

needs to adopted plans.   

 

2. There shall be sufficient infrastructure resources to meet the requirements of the project as 

determined by the Department of Public Utilities and the Public Works Department.  

 

 The departments of Public Utilities and Public Works have indicated that with conditions 

imposed, there is sufficient infrastructure to meet the needs of the project.  One additional 

water main will need to be installed in Florence Avenue, and an existing 6-inch water main in 

South Plumas Avenue will need to be upgraded.   

 Dedications and frontage improvements are required on South Plumas and Florence 

Avenues. 

 

3. Approval of a residential project in an Office Commercial land use designation must meet the 

goals and policies of adopted plans. 

 

 See discussion under Section 1, above. 
 

Conditions of Zoning 
 
When the property was rezoned to its current zoning in 2004, the following conditions were 
placed on the property: 
 

1. Dedication of an avigation easement to the City of Fresno for the construction of new or 
rehabilitated buildings located within the Traffic Pattern Zone #6 identified in the Chandler 
Fresno Downtown Airport Master and Environs Specific Plan. 
 
This has already been done. 
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2. Recordation of an overflight covenant acknowledging proximity to the Chandler Fresno 
Downtown Airport. 

 
This is a condition of approval. 
 

3. A TIS [Traffic Impact Study] shall be conducted and prepared, if warranted, prior to the 
approval of any discretionary permits, such as the issuance of a conditional use permit 
prior approval of a subdivision map. 
 
The Traffic Engineering Division of the Public Works Department has found that a TIS is 
not warranted. According to Mobility and Transportation Policy  MT-2-I in the General Plan, 
a TIS would only be warranted in the area of the project if peak hour trips are 200 or 
greater over the amount of trips identified for the site in the MEIR.  Peak hour trips total 80 
in the p.m. peak hour (4:00 – 6:00 p.m.), therefore no TIS is required. 

 
 
Project Design 
 
Architecture and Site Features 
 
The project is a two-story, Mediterranean style, garden apartment development with community 
center, pool, community garden and two tot lots.  While most of the units will be affordable (rents 
restricted to households earning 30-60% of median income), 10 of the units will be market rate 
(unrestricted rents).  The following apartment type breakdown is proposed: 
 

 16-one-bedroom units 

 64 two-bedroom units 

 40 three-bedroom units 

 8 four-bedroom units 
 

 
The architecture will complement that of the West Fresno Regional Center to the north.  Exterior 
materials include steel troweled stucco with reveals and accent features consisting of ceramic 
tile, metal and wood.  The roofs will be pitched and covered with ―Mission‖ tile blend.  The 
project will be energy efficient and exceed Cal-Green standards.  In addition, water efficient 
landscaping is required as a project-specific mitigation measure. 

 
192 parking spaces are required; 214 are being provided, and 128 of those will be covered 
spaces.   

 
One design-related mitigation measure is required related to the facades of the buildings facing 
onto Plumas and Florence Avenues. These are required to be redesigned for a better interface 
with the street.  Currently, the project is proposed to be fenced and face inward, thus reducing 
the activity on the streets.  In order to enhance neighborhood safety, more eyes on the street 
are needed.  The following mitigation measure is required: 
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The buildings along S. Plumas and E. Florence Avenues shall have urban frontage design that 
includes the following elements: 
 
a. Building frontages shall be no more than 10 feet of the back of the sidewalk 
b. Front doors shall be facing the streets. 
c. Frontage type shall be a stoop or porch (see Downtown Development Code standards) 
d. No exterior stairways shall be visible from the streets 
e. No fencing shall be installed between the building frontages and the sidewalk 
 
 
Traffic and Streets 

The Public Works Department, Traffic Engineering Division has reviewed the proposed project 
and potential traffic related impacts for the proposed applications and has determined that the 
streets adjacent to and near the subject site will be able to accommodate the quantity and kind 
of traffic which may be potentially generated subject to the requirements stipulated within the 
memoranda from the Traffic Engineering Division dated February 19, 2015.  These 
requirements generally include: (1) The provision of a minimum two points of vehicular access 
to major streets for any phase of the development; (2) Street improvements, (including, but not 
limited to, construction of concrete curbs, gutters,  pavement, underground street lighting 
systems;  and, (3) Payment of applicable impact fees (including, but not limited to, the Traffic 
Signal Mitigation Impact (TSMI) Fee, and Fresno Major Street Impact (FMSI) Fee.    
 
As noted above, the project will not generate enough traffic to require a traffic impact study.  
However the surrounding streets will be improved as a condition of the project.  S. Plumas 
Avenue on the west frontage of the project will be fully constructed, as will E. Florence Avenue. 
South Plumas, a collector, will have sidewalks on both sides and a park strip with street trees.  
E. Florence, a local street, will have sidewalks on both sides. 
 
Public Services  

The Public Utilities Department has identified water and sewer requirements for this project.  
These conditions are listed in the memoranda dated January 28, 2015 and February 6, 2015, 
respectively.  Sufficient capacity exists in both the water and sewer systems to accommodate 
the project. 
 
 
Notice of Planning Commission Hearing 
 
The Development and Resource Management Department mailed notices of this Planning 
Commission hearing to surrounding property owners within 350 feet of the subject property on 
February 12, 2015, pursuant to Section 12-401-C-2 of the Fresno Municipal Code.  No 
comments have been received to date 
 
City Council Plan Implementation Committee 

The Council District 3 Plan Implementation Committee approved the proposed application on 
February 2, 2015 by a 5-0-1 vote (one member absent). 
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LAND USE PLANS AND POLICIES 
 
There are several policies in the new general plan that support the project. Only the most 
applicable goals, objectives and policies will be cited here.  The major themes are Complete 
Neighborhoods, Infill, and Multimodal Transportation. 
 
General Plan Goal: 
 

 Develop Complete Neighborhoods and districts with an efficient and diverse mix of 
residential densities, building types and  affordability which are designed to be healthy, 
attractive and centered by schools, parks, and public and commercial services to provide a 
sense of place and that provide as many services as possible within walking distance. 

 
 Emphasize increased land use intensity and mixed-use development at densities 

supportive of greater use of transit in Fresno. 

 
 Locate roughly one-half of future residential development in infill areas—defined as being 

within the City on December 31, 2012—including the Downtown core area and surrounding 
neighborhoods, mixed-use centers and transit-oriented development along major BRT 
corridors, and other non-corridor infill areas, and vacant land. 

 

Urban Form Element Objectives and Policies 
 

UF1:  Emphasize the opportunity for a diversity of districts, neighborhoods and housing 
types. 

UF-1-f:  Complete Neighborhoods, Densities, and Development Standards. Use Complete 
Neighborhood design concepts and development standards to achieve the 
development of Complete Neighborhoods and the residential density targets of the 
General Plan.  

  The addition of this projects makes the Edison neighborhood a complete 
neighborhood consistent with the above policy, as it locates transit compatible 

housing within ¼ mile of a proposed BRT corridor (California Avenue) and adjacent 
to civic uses (library), social services (Regional Services Center), and schools 
(Edison, Head Start). 

UF-2: Enhance the unique sense of character and identity of the different subareas of the 
Downtown neighborhoods.  
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 The proposed project will build on the character established in Phase 1, the Library 

and West Fresno Regional Center, to enhance the unique character and identity of 
the area. The Mediterranean theme established in Phase 1 will also be created in 
Phase II. 

 

UF-12-a:  BRT Corridors. Design land uses and integrate development site plans along BRT 
corridors, with transit-oriented development that supports transit ridership and 
convenient pedestrian access to bus stops and BRT station stops. 

 Currently, FAX Route 38 serves the site on Walnut Avenue.  However, General 

Plan policies call for the eventual designation of California Avenue as a BRT 

Corridor that would connect to the Blackstone/Ventura BRT service and provide 
improved access to other areas of the city. 

  

UF-12-d:  Appropriate Mixed-Use. Facilitate the development of vertical and horizontal mixed-
uses to blend residential, commercial, and public land uses on one or adjacent 
sites. Ensure land use compatibility between mixed-use districts in Activity Centers 
and the surrounding residential neighborhoods.  

 When viewed in combination with Phase 1, the West Fresno Regional Center to the 

north, the project is a mixed use development.  The library and social service uses 

on that site will complement the residential uses proposed with this project. 

 
In conclusion, the proposed project is consistent with many of the goals and policies of the 
newly adopted General Plan.  The proposed project promotes reinvestment by proposing a 
quality development in an inner-city neighborhood, preserves neighborhood character by 
proposing a design that is compatible with the surrounding architecture, and protects property 
values by constructing a compatible infill development on currently vacant property. 
 

Conditional Use Permit Application Findings  

Conditional Use Permit Application No. C-15-007 proposes the development of a 128-unit 
multiple family residential mixed income development.  Based upon analysis of the conditional 
use permit application and subject to the applicant’s compliance with the Conditions of Approval 
dated February 25, 2015, staff concludes that the following required findings of Section 12-405-
A-2 of the Fresno Municipal Code can be made. 
 
1. All applicable provisions of this Code are complied with and the site of the proposed use is 

adequate in size and shape to accommodate said use, and accommodate all yards, 
spaces, walls and fences, parking, loading, recycling areas, landscaping, and other 
required features; and,  
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Conditional Use Permit Application No. C-15-007 will comply with all applicable codes, 
including, landscaping, walls, etc., given that the special conditions of project approval will 
ensure that all conditions are met.   
 

2. The site for the proposed use relates to streets and highways adequate in width and 
pavement type to carry the quantity and kind of traffic generated by the proposed use; and, 

 
The Public Works, Traffic Engineering Division reviewed the proposed project and 
assessed the adjacent streets to ensure that the proposal would not have significant 
impacts on traffic and the surrounding community. 

 
3. The proposed use will not be detrimental to the public welfare or injurious to property or 

improvements in the area in which the property is located.  The third finding shall not apply 
to uses which are subject to the provision of Section 12-306-N-30 of the FMC. 

 
The site is vacant and with the adoption of the new Fresno General Plan, the city analyzed the 
impacts of converting vacant land into urban uses and determined that it is beneficial to convert 
land within the sphere of influence in an attempt to provide housing, growth, and employment 
opportunities, especially in infill areas and adjacent to planned BRT corridors.  The 
Development and Resource Management Department has determined that the proposed use 
will not be detrimental to the public welfare or be injurious to property or improvements in the 
area in which the property is located if developed in accordance with the various 
conditions/requirements established through the conditional use permit application review 
process. 

 
Planning Commission action on the proposed Conditional Use Permit is final, unless appealed 
to the City Council. 
 
CONCLUSION / RECOMMENDATION 

The appropriateness of the proposed project has been examined with respect to its consistency 
with goals and policies of the Fresno General Plan and the Edison Community Plan; its 
compatibility with surrounding existing or proposed uses; and its avoidance or mitigation of 
potentially significant adverse environmental impacts.  These factors have been evaluated as 
described above and by the accompanying environmental assessment.  Upon consideration of 
this evaluation, it can be concluded that Conditional Use Permit No. C-15-007 is appropriate for 
the project site.  

 
  Attachments:  Exhibit A -   Vicinity Map 

Exhibit B –   Aerial Photo 
Exhibit C –  Noticing Map 
Exhibit D –  CUP Exhibits Site Plan, Floor Plan, Elevations & Landscape 

Plans 
Exhibit E –  Conditions of Approval 
Exhibit F –  Environmental Assessment 
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