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EXECUTIVE SUMMARY  

Jeff Callaway of IBA Engineering and Surveying, on behalf of Lennar Homes of California, has 
filed Rezone Application No. R-15-006 and Vesting Tentative Tract map No. 6095/UGM 
pertaining to approximately 19.6 acres of property located on the east side of South Armstrong 
Avenue, between East California and East Church Avenues. 
 
Rezone Application No. R-15-006 proposes to prezone the entirety of the subject property 
(APNs 316-160-62, 63) from the AL-20 (Agriculture Limited, 20 Acres – Fresno County) zone 
district to the R-1/UGM (Single Family Residential/Urban Growth Management) zone district. 
Vesting Tentative Tract Map No. 6095/UGM proposes to subdivide the property into a 93-lot 
single family residential subdivision. The subject property will require annexation to the City of 
Fresno and detachment from the Fresno County Fire Protection District and the Kings River 
Conservation District.  

 
The subject property is located within the County of Fresno and within the boundaries of the 
Fresno General Plan and the Roosevelt Community Plan. The Fresno General Plan designates 
the subject property for both Medium-Low Density (3.5-6 du/acre) and Medium Density (5-12 
di/acre) Residential planned land uses.  Based upon the residential planned land use density 
and acreage allocations currently designated by the Fresno General Plan, the subject property 
is expected to yield approximately 83-175.2 dwelling units. Vesting Tentative Tract Map No. 
6095/UGM proposes a conventional 93-lot single family residential development subdivision on 
approximately 19.6 net acres at a density of 4.7 dwelling units per acre. Based upon the 
submitted subdivision design, the proposed subdivision will not, in fact, result in an 
intensification of residential units on the subject property beyond that previously conceived by 
the Fresno General Plan or MEIR. Thus, the subject applications are consistent with the 
Fresno General Plan and the Roosevelt General Plan.  
 
 

PROJECT INFORMATION 

PROJECT 
 

Rezone Application No. R-15-006 proposes to prezone 
approximately 19.6 acres from the AL-20 (Agriculture Limited, 
20 Acres – Fresno County) zone district to the R-1/UGM 
(Single Family Residential/Urban Growth Management) zone 
district. 

Vesting Tentative Tract Map No. 6095/UGM proposing to 
subdivide the subject property for purposes of creating a 93-
lot conventional single family residential development. 

The subject property will require annexation to the City of 
Fresno and detachment from the Fresno County Fire Protection 
District and Kings River Conservation District; these actions are 
under the jurisdiction of the Fresno Local Agency Formation 
Commission.   

APPLICANT 
 

Jeff Callaway of IBA Engineering and Surveying; on behalf of  

Lennar Homes of California 



REPORT TO THE PLANNING COMMISSION 
Rezone Application No. R-15-006 and Vesting Tentative Tract Map No. 6095/UGM 
July 15, 2015 
Page 3 

 

LOCATION 
 The east side of South Armstrong Avenue, between East 

California and East Church Avenues. (APNs: 316-160-62 and 
63) (Council District 5, Councilmember Quintero) 

SITE SIZE  Approximately 19.6 acres 

LAND USE 
 

Existing -    Medium Density (9.6 acres) and Medium-Low 
Density (10 acres) Residential land use 
designation approved for this site by the Fresno 
General Plan, adopted by Fresno City Council on 
December 18, 2014. 

Proposed -   Single family residential 

 

ZONING 
 

Existing -  
AL-20 (Agriculture Limited, 20 Acres – Fresno 
County). 

Proposed-  R-1/UGM (Single Family Residential/Urban 
Growth Management) 

PLAN DESIGNATION 
AND CONSISTENCY 

 
The proposed prezone and 93-lot conventional single family 
residential subdivision is consistent with the Fresno General 
Plan and Roosevelt Community Plan designation of the site for 
Medium Density and Medium-Low Density Residential planned 
land uses pursuant to Table 3-3 of the Fresno General Plan.  

ENVIRONMENTAL 
FINDING 

 
Finding of Conformity dated May 29, 2015. 

PLAN COMMITTEE 
RECOMMENDATION 

 
The proposed project has been scheduled for review by the 
Council District 5 Plan Implementation Committee on July 13, 
2015.  

STAFF 
RECOMMENDATION 

 
Recommend that the Planning Commission recommend 
approval to the City Council of the proposed rezone application, 
and environmental finding and for the Planning Commission to 
approve Vesting Tentative Tract Map No. 6095/UGM subject to 
compliance with the Conditions of Approval dated July 15, 2015 
and, contingent upon City Council Approval of Rezone 
Application No. R-15-006 and the related environmental 
assessment.   
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BORDERING PROPERTY INFORMATION 

 Planned Land 
Use 

Existing Zoning Existing Land Use 

North 
Medium-Low 

Density 
Residential 

R-1 
(Single Family Residential/Urban 

Growth Management) 

Medium Low Density 
Residential 

East  

Medium & 

Medium-Low 
Density 

Residential 

AL-20  

(Agriculture Limited, 20 Acres – 
Fresno County) 

Rural Residential, Vacant 
Ag Land  

South 
Medium 
Density 

Residential 

AL-20  

(Agriculture Limited, 20 Acres – 
Fresno County) 

Rural Residential, 
Agricultural Land 

West 
Medium 
Density 

Residential 

AL-20  

(Agriculture Limited, 20 Acres – 
Fresno County) 

Agricultural Land  

 

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 Roosevelt 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 
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 Rezone and Tract Map have been determined to be a subsequent project that is 
fully within the scope of the 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, as 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 
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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 finding of 
conformity 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 applicable 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 finding of conformity for this project.  A public 
notice of the attached finding of conformity for Environmental Assessment Application No. 
R-15-006 was published on May 29, 2015 with no comments or appeals received to date. 

 
BACKGROUND / ANALYSIS 

Rezone Application No. R-15-006 was filed by Jeff Callaway of IBA Engineering and 
Surveying, on behalf of Lennar Homes of California and pertains to 19.6 acres of property 
located on the east side of South Armstrong Avenue, between East California and East 
Church Avenues. The applicant proposes to prezone the entirety of the subject property from 
the AL-20 (Agriculture Limited, 20 Acres – Fresno County) zone district to the R-1/UGM 
(Single Family Residential/Urban Growth Management) zone district. Vesting Tentative Tract 
Map No. 6095/UGM proposes to subdivide the property into a 93-lot conventional single family 
residential subdivision. The subject property will require annexation to the City of Fresno and 
detachment from the Fresno County Fire Protection District and the Kings River Conservation 
District. The project includes the  
 
The subject property is located within the County of Fresno and within the boundaries of the 
Fresno General Plan and the Roosevelt Community Plan. The Fresno General Plan designates 
the subject property for both Medium-Low Density (3.5-6 du/acre) and Medium Density (5-12 
du/acre) Residential planned land uses.  Based upon the residential planned land use density 
and acreage allocations currently designated by the Fresno General Plan, the subject property 
is expected to yield approximately 83-175.2 dwelling units. Vesting Tentative Tract Map No. 
6095/UGM proposes a conventional 93-lot single family residential development subdivision on 
approximately 19.6 net acres at a density of 4.7 dwelling units per acre. 
 
The R-1 zone district allows development of single family residential homes at urban standards 
on lots not less than five thousand square feet in area, not more than one dwelling permitted on 
any lot. 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. 
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Land Use Plans and Policies 
 
General Plan Goals and Objectives: 
 
As proposed, the project would also be consistent with the following General Plan goals and 
objectives related to residential land use: 

 

 Provide for a diversity of districts, neighborhoods, housing types (including affordable 
housing), residential densities, job opportunities, recreation, open space, and educational 
venues that appeal to a broad range of people throughout the city. 

 Plan for a diverse housing stock that will support balanced urban growth, and make 
efficient use of resources and public facilities. 
 

 Make full use of existing infrastructure, and investment in improvements to increase 
competitiveness and promote economic growth. 

 

 Promote orderly land use development in pace with public facilities and services needed 
to serve development. 

 

 Focus on new infill development as well as new development within Growth Area 1 
(Figure IM-2 of Fresno General Plan) based on planned infrastructure expansion, public 
service capacity, and fiscal considerations in accordance with the implementation policies 
for Strategic Sequencing of Development. 

 
Supporting policies LU-1-e and LU-1-g recommend that annexations to the City conform to the 
General Plan Land Use Designations and maintain the City’s current Sphere of Influence (SOI) 
Boundaries without additional expansion. 
 
This project supports the above mentioned policies in that the annexation, density and intensity 
of the proposed development conform to General Plan Land Use designations and does not 
expand the current SOI Boundary.  The proposed project and subject site are located within the 
area identified as Growth Area 1 depicted in Figure IM-2 of the General Plan 
 
Furthermore, Objective LU-5 of the Fresno General Plan promotes a diverse housing stock that 
will support balanced urban growth, and make efficient use of resources and public facilities. 
Supporting policy LU-5-b encourages medium-low density residential uses to preserve existing 
uses of that nature or provide a transition between low and medium density residential areas. 
Supporting policy LU-5-c recommends medium density residential uses to maximize efficient 
use of residential property through a wide range of densities. 

 
Similarly, the goals of the Roosevelt Community Plan are directed to (1) Provide for the location, 
diversification, and functional relationship of land uses necessary to accommodate a projected 
population within the planning boundaries; (2) Provide for the efficient use of land and the public 
service delivery system while protecting established neighborhoods; (3) Plan for the diversity of 
residential types, densities and locations necessary to achieve the plan concept and accomplish 
the plan goals to provide for adequate housing opportunities, balanced urban growth, and 
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efficient use of resources and public facilities; and, (4) Establish and maintain safe, attractive 
and stable residential neighborhoods with compatible relationships between housing types and 
densities. 
 
1-1.1 Planned uses shall be implemented in accordance with the plan designations shown in the 
Roosevelt Community Plan land use map and corresponding zone districts as set forth in Article 
4, Chapter 12, procedures Applicable to Zoning of the Fresno Municipal Code. 
 
1-2.4 Moderately intensive urban development including Iow, medium-low, and medium density 
residential, limited office, and neighborhood commercial uses shall be distributed primarily 
outside of the high intensity areas identified within the Roosevelt Community Plan. 
 
1-2.5 Continue to pursue the annexation to the City of Fresno of all developed and undeveloped 
property within the City's Sphere of Influence, (in accordance with applicable joint City/County 
agreements) subject to the ability to provide adequate public facilities and services without 
reducing the resources and services available to already incorporated areas. 
 
1-6.2 Medium-low density residential uses shall be designated to preserve those single-family 
residential neighborhoods established with moderate to large sized lots, to provide a transition 
between low and medium density residential areas and to reduce conflicts between urban and 
non-urban uses as the predominant designation within the Community's growth area. 
 
1-6.3 Medium density residential uses shall be designated for the established neighborhoods 
with smaller lot sizes and along appropriate transition areas. This designation shall also be 
applied to stabilize many neighborhoods which have experienced a piecemeal encroachment of 
multiple-family residential development but lack adequate streets and public facilities to support 
additional population increases. 
 
1-6.6 Density transfers may be permitted in accordance with applicable Plan policies and the 
Municipal Code, such that the density transfer will not reduce the desirability of surrounding 
areas for the continued use or development of planned uses. 
 
1-7.1 Apply the following design standards and guidelines to all development proposed within 
areas designated for low, medium-low, or medium -density residential use. 
 
a. Arrange lot patterns and sizes to maintain compatibility with surrounding uses and 
improvements (either existing or planned), and to facilitate the development of adjacent parcels 
with similar lotting patterns. 

 
Public Services  
 
The Public Utilities Department has identified sanitary water and sewer requirements for this 
project. All public sanitary sewer and water facilities shall be constructed in accordance with City 
Standards, Specification, and Policies. The project applicant shall comply with the Public 
Utilities Department requirements as detailed in the memoranda dated May 7, 2015, and June 
2, 2015.  
 



REPORT TO THE PLANNING COMMISSION 
Rezone Application No. R-15-006 and Vesting Tentative Tract Map No. 6095/UGM 
July 15, 2015 
Page 8 

 

For sanitary sewer service infrastructure improvements and facilities shall include typical 
requirements for construction and extension of sanitary sewer mains and branches.  Sewer 
mains shall be extended within the proposed tract to provide service to each lot, including 
separate house branches for each lot. The proposed project is also subject to Sewer 
Connection Charges. 
 
Water facilities are available to provide service to the site subject to the above mentioned 
requirements. The proposed project is subject to the following requirements: Water mains shall 
be extended within the proposed tract to provide service to each lot and any existing on-site well 
shall be sealed and abandoned. The development shall incorporate water use efficiency for 
landscaping unless untreated surface water or recycled water supplies are used for decorative 
and recreational features. Two independent sources of water are required to serve the tract. 
 
The City of Fresno Fire Department has conditioned the proposed project with requirements for 
installation of public fire hydrants and the provision of adequate fire flows per Public Works 
Standards. This condition is listed in the memoranda dated May 7, 2015. 

 
The Fresno Metropolitan Flood Control District (FMFCD) has indicated that this project can be 
accommodated by the district.  The project applicant shall comply with the FMFCD requirements 
as detailed in its memorandum dated May 27, 2015. 
 
Sidewalks, Streets and Access Points 
 
The Public Works Department, Traffic Engineering Division has reviewed the proposed rezone 
and tract map applications 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 June 
5, 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.    
 
The Fresno General Plan designates South Armstrong Avenue as a collector street. The project 
takes access from two points along South Armstrong at East Pitt and East Truman Avenues. 
The developer of this project will be required to dedicate and construct improvements along 
South Armstrong Avenue and on all interior local streets within the subdivision. Traffic calming 
measures are required on all local street lengths exceeding 800 feet (East Pitt Avenue) and all 
four way intersections (East Truman Avenue @ South Pearwood Avenue). Direct vehicular 
access shall be relinquished to the north property line of lot 49 and to the south property line of 
lot 43. The development will also include two stub streets; one to the east and one to the 
southern boundary of the subject property to connect to future developments. 
  
The project will not generate enough traffic to require a Traffic Impact Study (TSI). However, the 
developer of this project will be required to pay the Traffic Signal Mitigation Impact (TSMI) Fee 
of $47.12 per average daily trip at the time of building permit, based on the trip generation rates 
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set forth in the latest edition of the ITE Trip Generation Manual and the Master Fee Schedule.  
The project will also be required to pay all applicable New Growth Area fees including the 
Fresno Major Street Impact (FMSI) Fee and City-wide regional street impact fees.  The 
developer is also required to pay applicable Regional Traffic Mitigation Fee (RTMF) fees.   
 
The area street plans are the product of careful planning that projects traffic capacity needs 
based on the densities and intensities of planned land uses anticipated at build-out of the 
planned area.  Based upon the project requirements for street dedications, improvements, and 
contributions to the City wide impact fee system, the adjacent and interior streets will provide 
adequate access to, and recognize the traffic generating characteristics of, individual properties 
and, at the same time, afford the community an adequate and efficient circulation system. 
 
Landscaping/Walls 
 
Given the proposed subdivision is located adjacent to and abutting a collector street (South 
Armstrong Avenue) within the boundaries of the Roosevelt Community Plan, the development 
will be required to install landscaping and irrigation within a minimum 15-foot wide landscape 
strip along the South Armstrong Avenue frontage. A six-foot high concrete/masonry wall is 
required to be constructed at the rear of the landscaped areas along South Armstrong Avenue. 
 
The developer is required to provide street trees on all public street frontages per Fresno 
Municipal Code and for the dedication of planting and buffer landscaping easements as 
determined by the Planning Department.  Street trees shall be planted at the minimum rate of 
one tree for each 60' of street frontage or one tree per home (whichever is greater) by the 
Developer.  Furthermore, the developer is required to provide irrigation for all street trees.  The 
irrigation system shall comply with FMC 12-306-23, Water Efficient Landscape Standards and 
AB1881. 
 
The long term maintenance and operating costs, including repair and replacement, of certain 
required public improvements (“Services”) associated with all new Single-Family Developments 
are the ultimate responsibility of the Developer.  The Developer shall provide these Services 
either by a mechanism approved by the Public Works Department or by annexing to the City of 
Fresno’s Community Facilities District No. 11 (“CFD No. 11”). 

 
Council District Plan Implementation Committee 
 
The proposed project has been scheduled to be considered by the District 5 Plan 
Implementation Committee on July 13, 2015. The committee’s recommendation will be 
presented by staff at the Planning Commission meeting. 

 
Notice of Planning Commission Hearing 
 
The Development and Resource Management Department mailed notices of this Planning 
Commission hearing to all surrounding property owners within 350 feet of the subject property, 
pursuant to Section 12-401-C-2 of the Fresno Municipal Code.   
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Vesting Tentative Tract Map Findings 
 
The Subdivision Map Act (California Government Code §§ 66400, et seq.) requires that a 
proposed subdivision not be approved unless the map, together with its design and 
improvements, is found to be consistent with the General Plan and any applicable specific plan 
(Finding No. 1 below). 
 
State law further provides that the proposed subdivision map be denied if any one of the Finding 
Nos. 2 - 5 below is made in the negative.  In addition, State law requires that a subdivision be 
found to provide for future passive and natural heating or cooling opportunities in the subdivision 
development (Finding No. 6 below). 
 
1. The proposed subdivision map, together with its design and improvements, is consistent 

with the Fresno General Plan and the Roosevelt Community Plan, because the plans 
designate the site for both medium low density and medium density residential planned 
land uses and the project design meets the density and zoning ordinance criteria for 
development.   

 
2. This site is physically suitable for the proposed type and density of development, because 

conditions of approval will ensure adequate access and drainage on and off the site; and, 
that development shall occur in accordance with adopted standards, goals, objectives, and 
policies for development in the City of Fresno. 

 
3. The proposed subdivision design and improvement is not likely to cause substantial and 

considerable damage to the natural environment, including fish, wildlife or their habitat, 
because the area is not known to contain any unique or endangered species and the 
urbanized nature of the area in which the site is located. 

 
4. The proposed subdivision design and improvements are not likely to cause serious public 

health and safety problems, because the conditions of approval have shown and will insure 
that the subdivision conforms with city health and safety standards. 

 
5. The proposed subdivision design will not conflict with public easements within or through 

the site, because conditions of approval will assure noninterference with any existing or 
proposed public easements.   

 
6. The design of the subdivision provides, to the extent feasible, for future passive and natural 

heating or cooling opportunities in the subdivision, because of the appropriate use and 
placement of landscaping plant materials and because of the orientation of the proposed 
lots. 

 
The subdivision map, based on the required findings for approval and subject to the 
recommended conditions of approval, and the standards and policies of the Fresno General 
Plan and Roosevelt Community Plan, complies with applicable zoning and subdivision 
requirements.  Based upon the plans and information submitted by the applicant and the 
recommended conditions of project approval, staff has determined that these findings can be 
made. 
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Planning Commission action of the proposed Vesting Tentative Tract Map, unless appealed to 
the Council, is final. 
 
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 Roosevelt 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 the Vesting Tentative Tract Map No. 6095/UGM is 
appropriate for the project site. 
 
 
Attachments:  
 
Exhibit A:  Vicinity Map 
Exhibit B:  2015 Aerial Photograph 
Exhibit C:  Public Hearing Notice Mailing List Vicinity Map  
Exhibit D:  Fresno General Plan Planned Land Use Map 
Exhibit E:  City of Fresno Annexation Boundary Map 
Exhibit F:  Vesting Tentative Tract Map No. T-6095/UGM 
Exhibit G:  Conditions of approval for Vesting Tentative Tract Map No. 6095/UGM dated 

July 15, 2015; including memoranda from responsible or commenting 
agencies. 

Exhibit H:  Environmental Assessment No. R-15-006/T-6095, Finding of Conformity to 
the Fresno General Plan Master Environmental Impact Report (MEIR) SCH 
No. 2012111015 
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