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consistent with a Type 21 alcohol license (sale of beer, wine, and distilled spirits for 
consumption off the premises where sold).  The Walmart store would re-tenant the 1990s-era, 
193,361 square foot commercial building formerly used by Super K-Mart and Dan Gamel Camp 
America RV Superstore that has remained vacant since 2008; no additional square footage is 
being added to the existing building.  
 
The project includes interior remodeling, façade improvements, completion of an outdoor garden 
center area, enhanced landscaping, and the addition of energy sustainability features. The 
store’s primary departments general merchandise and grocery sales and support area and 
general merchandise, with the remaining additional floor area distributed among a number of 
smaller departments, a food tenant and other service-oriented entry vestibules at the front of the 
store. The Walmart store would operate 24 hours a day, 7 days a week. The store would retail 
alcohol for offsite consumption; however, alcohol sales would not occur between 2 a.m. and 6 
a.m. in accordance with California state law. The store would provide security measures such as 
video surveillance, onsite security personnel, and parking lot patrols to deter criminal and 
nuisance activity. (Note that the existing Walmart store at 3680 West Shaw Avenue operates 
between 7 a.m. and 11 p.m., 7 days a week).  The project uses are permitted by right; however, 
a conditional use permit is required because the applicant proposes to include the retail sale of 
alcohol for off-site consumption in the store’s grocery department at the project site. 
 
The City has completed an EIR for the project, prepared by the City of Fresno in conjunction 
with FirstCarbon Solutions.  The components of this EIR and the EIR process are described in 
detail later in this staff report. 
 
PROJECT INFORMATION 

PROJECT 
 

Northwest Fresno Walmart Project   

APPLICANT 
 

CEI Engineering 

LOCATION 
 

4080 West Shaw Avenue – Located on the southwest corner 
of West San Jose and North Brawley Avenues 

(APN:  509-091-33)  

 (Council District 2, Councilmember Brandau) 

SITE SIZE  Approximately 17.61 acres 

PLANNED LAND USE 
 

Existing – Regional Mixed Use 

ZONING                       
 

Existing – C-M/BA15-20/UGM/cz (Commercial and Light 
Manufacturing/Boulevard Area Overlay, 15-20 feet/Urban 
Growth Management/conditions of zoning) zone district 
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HOUSING ELEMENT 
SITE 

 
The subject property is designated as a Housing Element 
(HE) site. The HE designates this site for 30-45 dwelling units 
per acre, which is a minimum of 528 dwelling units for the 
subject property.  The density on the site falls into the 
Moderate Income category, but the inventory for this category 
has a surplus of 3,701 units.  Therefore, the project is still 
considered consistent with the HE.  

PLAN DESIGNATION 
AND CONSISTENCY 

 The Fresno General Plan planned land use designation for 
the project site is Regional Mixed Use while the property is 
zoned C-M (Commercial and Light Manufacturing), wherein 
commercial uses are permitted by right.  The C-M zone district 
is consistent with the commercial uses described in the 
Regional Mixed Use planned land use designation.  The 
project is also consistent with the Fresno Municipal Code 
(FMC) Section 1504-D (pending projects).  

ENVIRONMENTAL 
FINDING 

 
EIR No. 10149 (SCH No. 2013041015) was prepared 
determining that the project would result in potentially 
significant adverse environmental impacts. This document is 
discussed in further detail later in this staff report. 

PLAN COMMITTEE 
RECOMMENDATION 

 
The District 2 Plan Implementation Committee recommended 
approval of the proposed project with conditions at their 
January 28, 2013 meeting.  The conditions are discussed 
later in this report.  

STAFF 
RECOMMENDATION 

 
Certify EIR No. 10149 (SCH No. 2013041015) and adopt 
environmental impact mitigation measures set forth in the 
Mitigation Monitoring and Reporting Program (“MMRP”), 
adopt the Findings of Fact and Statement of Overriding 
Considerations, and approve the proposed conditional use 
permit subject to the recommended Conditions of Approval. 

 
BORDERING PROPERTY INFORMATION 

 Planned Land 
Use 

Existing Zoning Existing Land Use 

North 
Medium Density 

Residential 

RS-5/UGM 

(Residential Single-Family, Medium 
Density District/Urban Growth 

Management) 

Single Family Residences 
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South 
Regional Mixed 

Use 

RMX/UGM 

(Regional Mixed Use District/Urban 
Growth Management) 

Fast Food, Car Wash, & Gas 
Station 

East 
Regional Mixed 

Use 

RMX/UGM 

(Regional Mixed Use District/Urban 
Growth Management) 

Commercial Shopping Center  

West 
Regional Mixed 

Use 

RMX/UGM 

(Regional Mixed Use District/Urban 
Growth Management) 

Mini-Storage 

 
BACKGROUND  

Land Use Application 

Conditional Use Permit Application No. C-13-002 proposes to relocate the existing 
approximately 126,783 square foot Walmart Store No. 1815 from 3680 West Shaw Avenue to 
the project site at 4080 West Shaw Avenue.  The two sites are located on opposite sides of 
North Brawley Avenue. The new interior building square footage would be approximately 
193,361 square feet, with 111,724 square feet assigned to general merchandise sales, 38,231 
square feet assigned to grocery sales, and the remaining 43,406 square feet allocated to 
various other uses (e.g., fast food tenant, employee area, stockroom and storage space, 
administrative offices and service-oriented tenants). The outdoor garden center would total 
5,795 square feet.  Table 1 below provides a breakdown in the building square footages.  

 
Table 1 - Walmart Building Square Footage 

Component 
Square 

Feet 

General Merchandise Sales 111,724 

Grocery Sales 38,231 

Stockroom/Receiving Area 18,670 

Ancillary Area 11,923 

Grocery Support Area 10,880 

Food Tenant Area 1,933 

Total Indoor Building Envelope 193,361 

Outdoor Garden Center 5,795 

Total Indoor and Outdoor 
Square Footage 

199,156 

Source: Perkowitz + Ruth, 2014. 
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The Walmart store would operate 24 hours a day, 7 days a week. The store would retail alcohol 
for offsite consumption; however, alcohol sales would not occur between 2 a.m. and 6 a.m. in 
accordance with California state law. The store would provide security measures such as video 
surveillance, onsite security personnel, and parking lot patrols to deter criminal and nuisance 
activity. (Note that the existing Walmart store at 3680 West Shaw Avenue operates between 7 
a.m. and 11 p.m., 7 days a week).  A conditional use permit is required because the applicant 
proposes to establish alcohol sales at the project site; otherwise the project’s uses are permitted 
by right in the C-M zone district.  
 
District 2 Plan Implementation Committee 

The District 2 Plan Implementation Committee reviewed and recommended approval of the 
proposed project at their January 28, 2013 meeting with the following conditions: 
 

1. All ISO containers must comply with city requirements on both the current and proposed 
Walmart sites.  

2. Double stripe the parking lot.  
3. All signage must comply with current city codes, with emphasis on potentially illegal sign 

on Shaw Avenue. 
4. Speed bumps shall be removed.  
5. A shopping cart containment system shall be installed. 

 
Staff has added the items mentioned above to the conditions of approval.  Item 1 was modified 
to reflect the project site only.  The current store location is subject to separate conditions of 
approval.  For item 3, the applicant is required to comply with Master Sign Program No. MSP-99 
that was previously approved.   
 
ENVIRONMENTAL FINDING 

Environmental Impact Report Process 

The City, as the lead agency under the CEQA determined that an EIR was required for the 
proposed project.  The firm of FirstCarbon Solutions was hired by the City of Fresno to prepare 
the EIR.  The EIR was assigned City of Fresno EIR No. 10149 and State Clearinghouse No. 
20130410151, respectively.   
 
The review and certification of the EIR involves the following procedural steps:  
 
Notice of Preparation (NOP):  Upon the City’s determination that an EIR was required for this 
project, a NOP was made available to the general public and responsible trustee agencies to 
solicit input on issues of concern that should be addressed in the EIR.  The NOP was issued on 
April 5, 2013 and the 30-day comment period on the NOP closed on May 6, 2013.  The NOP 
included a project description, project location, and a brief overview of the topics to be covered 

                                                 
1
 The term “EIR” or “Final EIR” as used in this report refers to the Final EIR (FEIR) dated August 3, 2016 that includes the Draft 

EIR dated March 25, 2016.   
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in the EIR.  Comment letters were received from several public agencies and five private 
citizens and were incorporated into the Draft EIR (DEIR). 
 
Public Scoping Meeting:  On April 30, 2013, the City held a project scoping meeting to which the 
Responsible and Trustee agencies as well as interested members of the public were invited, 
and which had been duly advertised in advance.  Comments were received and these 
comments helped frame what environmental issues were addressed in the DEIR. 
 
Notice of Completion (NOC):  Upon completion of the DEIR, the City filed a NOC with the State 
Clearinghouse, Office of Planning and Research, to begin the public and agency review period. 
 
Public Notice/Public Review:  Concurrent with filing the NOC, the City provided public notice of 
the availability of the DEIR for public review, (by posting on the website, publishing in the Fresno 
Bee, mailing to surrounding property owners and interested parties, and filing with the County 
Clerk on March 25, 2016), and invited comment from the general public, agencies, 
organizations, and other interested parties.  The length of the public review period was 45 days, 
(from March 25, 2016 through May 11, 2016) during which time written comments on the DEIR 
were submitted to the City of Fresno.    
 
Response to Comments:  After the close of the public review period, the City prepared formal 
responses to the written comments received.  A total of nine written comments were received 
from agencies/organizations and four distinct written comments were received from individuals 
(including form letters) regarding the DEIR.  As required by CEQA Guidelines, 15088(b), City 
responses were sent to public agencies that submitted comments 10 days prior to Planning 
Commission consideration.  The responses to comments were also made available on the City 
website 10 days prior to Planning Commission consideration.   
 
Final EIR (FEIR):  A FEIR was prepared that includes the comment letters and responses to 
comments and errata (which clarifies/corrects language contained in the DEIR).  The DEIR 
consists of one bound volume and a compact disc of the Appendices, which are incorporated as 
part of the FEIR.  
 
Certification of the EIR: The Planning Commission will hold a public hearing to consider the 
adequacy and completeness of the EIR under CEQA and may adopt a resolution certifying the 
EIR and adopting the necessary Findings of Fact and Statement of Overriding Considerations.  
The Planning Commission would make a separate resolution regarding its recommendation on 
the consideration of Conditional Use Permit Application No. C-13-002.   
 
Mitigation Monitoring and Reporting Program (MMRP):  Upon certification of the EIR, the 
Planning Commission will also adopt a program to implement the EIR’s recommended 
mitigation measures to mitigate, avoid, or substantially lessen the significant impacts of the 
project.  These measures will be fully enforceable through the conditions of approval for 
Conditional Use Permit Application No. C-13-002.  The City of Fresno and the applicant will be 
responsible for ensuring that implementation of the mitigation measures occurs as required in 
the MMRP (Exhibit “ii” of this staff report). 
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Environmental Impact Report Analysis and Conclusions 

Project Objectives 

The proposed project is guided by several major project objectives identified in the EIR.  
Knowing these objectives will aid decision makers in their review of the project and associated 
environmental impacts.  These objectives are as follows: 
 

1) Provide a retail establishment that serves local residents and visitors with essential 

goods and services, in a safe and secure, 24‐hour shopping environment. 
 

2) Provide the Trade Area with an expanded Walmart Store No. 1815 to serve as a 

centrally located, affordable, one‐stop shopping alternative with a grocery component 
that retails a wide variety of products to enhance customer convenience and reduce 
unnecessary vehicle trips2. 

 
3) Design a project consistent with the City of Fresno General Plan, the Bullard Community 

Plan, and applicable Zoning Code requirements adopted by the City of Fresno. 
 

4) Maximize economic growth and development in a way that is consistent with the policies 
of the City of Fresno General Plan and the Bullard Community Plan. 

 
5) Generate tax revenues to accrue to the various agencies within the project area 

including the Fresno County Public Library, the Fresno County Transportation Authority 
(FCTA), and the Fresno County Zoo Authority (FCZA). 

 

6) Provide a larger, full‐service retail use along arterial roadways and close to freeway 
facilities and other commercial uses to minimize travel lengths and utilize existing 
infrastructure to the maximum extent possible. 
 

7) Develop and reuse a vacant, centrally located commercial property and building in a 
manner that is compatible with the site and surrounding area and enhances site 
aesthetics. 
 

8) Develop site plan providing pedestrian‐friendly features with sufficient off‐street parking 
for store customers and employees to minimize impacts to the surrounding residential 
neighborhood, and minimizes potential automobile and pedestrian conflicts. 
 

9) Implement a high‐quality project design that complements the existing design 
characteristics and features of the project site and surrounding commercial uses and 
improves its overall aesthetics. 

                                                 
2
 “One-stop shopping” refers to the ability of the relocated Walmart store to provide for all of its customers’ shopping 

needs in “one stop” by providing a broad range of general merchandise and grocery items in a single location, with 
the objective of increasing customers’ convenience by eliminating the need to make multiple stops on retail 
shopping trips. 
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Impacts Analyzed 

The EIR analyzed impacts to the following environmental areas:  

 Aesthetics 

 Air Quality  

 Greenhouse Gas Emissions 

 Hazards and Hazardous Materials 

 Hydrology and Water Quality 

 Land Use and Planning 

 Noise 

 Public Services  

 Transportation/Traffic 

 Urban Decay 

 Utilities and Service Systems 

 

 
Based on the analysis in the Initial Study, agricultural and forest resources, biological resources, 
cultural resources, geology/soils, mineral resources, population and housing, and recreation 
were not analyzed because it was not reasonably foreseeable that the proposed Project would 
cause significant impact to those areas.   
 
In preparing the EIR, the City’s environmental consultant, FirstCarbon Solutions, reviewed and 
considered the following source documents:  the Fresno General Plan, the Bullard Community 
Plan, the Fresno Municipal Code and a host of other documents, interviews and other research.  
Section 8 of the DEIR includes a list of references which includes agencies, organizations, and 
private individuals, as applicable, who were consulted in the preparation of the DEIR.  
Additionally, the following technical studies were prepared for and relied upon in preparing the 
EIR:   

 

 Air Quality Analysis, prepared by FirstCarbon Solutions (analysis wholly contained in 
Section 3.2, Air Quality; modeling output provided in Appendix B) 

 

 Health Risk Assessment, prepared by FirstCarbon Solutions (Appendix B) 
 

 Cultural Records Search, prepared by FirstCarbon Solutions (Appendix C) 
 

 Phase I Environmental Site Assessment, prepared by GeoCon Consultants, Inc. 
(Appendix D) 

 

 Limited Soil Assessment, prepared by Moore Twining Associates, Inc. (Appendix D) 
 

 Asbestos Survey, prepared by Krazan & Associates, Inc. (Appendix D) 
 

 Lead-Based Paint Survey, prepared by Krazan & Associates, Inc. (Appendix D) 
 

 Hydrology Analysis, prepared by FirstCarbon Solutions (analysis wholly contained in 
Section 3.5, Hydrology and Water Quality; supporting information in Appendix E) 
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 Noise Analysis, prepared by FirstCarbon Solutions (analysis wholly contained in 
Section 3.7, Noise; modeling output provided in Appendix F) 

 

 Public Service Analysis, prepared by FirstCarbon Solutions (analysis wholly contained 
in Section 3.8, Public Services; supporting information in Appendix G) 
 

 Traffic Impact Study, prepared by Peters Engineering Group (analysis wholly contained 
in Section 3.9, Transportation/Traffic; study found in Appendix H) 

 

 Urban Decay Analysis, prepared by The Natelson Dale Group (analysis wholly 
contained in Section 3.10, Urban Decay; study found in Appendix I) 

 
The EIR found potential impacts to the following areas: Aesthetics, Air Quality, Greenhouse Gas 
Emissions, Hazards and Hazardous Materials, Hydrology and Water Quality, Land Use and 
Planning, Noise, Public Services, Transportation/Traffic, Urban Decay, and Utilities and Service 
Systems.  The EIR includes recommended mitigation measures where needed (not in each 
area). (See MMRP Exhibit “ii” of this staff report).  The recommended mitigation measures were 
found to reduce impacts to less than significant in all but one area (traffic operations under 
Near-Term (1 location) and Year 35 Conditions).  
 
Project Alternatives 

Pursuant to CEQA, the EIR considered a reasonable range of potentially feasible alternatives to 
the Project that could attain most of the basic objectives of the Project but would avoid or 
substantially lessen any of the significant effects of the Project and evaluated the comparative 
merits of those alternatives.   
 
The specific alternatives analyzed were the following:  
 

1. No Development/No Project Alternative 

The existing Walmart Store No. 1815 would remain at its existing location and there would 
be no relocation or expansion of the existing store or reuse of the project site. 
   

2. Mixed Use Center Alternative 

This alternative would require the demolition of the existing building and development of a 
200,000 square foot mixed use center on the project site.  This would include 75,000 
square feet of retail, 25,000 square feet of restaurants, 25,000 square feet of office uses, 
and 75 apartments (75,000 square feet).  No Walmart store would be developed under 
this alternative, and the existing Walmart Store No. 1815 would remain unchanged.   
 

3. Existing Store Expansion Alternative 

This alternative would expand the existing Walmart Store No. 1815 by 20,000 square feet 
using the reserved 20,000 square foot expansion area on the east side of the store in 
what is currently a parking area.  The 20,000 square feet would be dedicated to food sales 
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and support area and the store’s total square footage would expand to 146,783.  The 
store would sell general merchandise and groceries and operate 24 hours a day.  
  

4. Demolition/Rebuild Alternative 

In this alternative, the project site’s vacant building would be demolished and a 203,580 
square foot retail center (that does not include a Walmart) would be developed along the 
perimeter of the site.  The existing Walmart store would continue to operate.  The retail 
center would consist of a 104,230 square foot discount store with a 9,200 square foot 
outdoor garden center; a 50,000 square foot major retailer; four small retail uses totaling 
36,150 square feet; and a 4,000 square foot restaurant, all totaling 203,580 square feet.   
 

5. Neighborhood Center Reuse Alternative 

For this alternative, the project site’s vacant building would be modified and reused to 
house a 193,361 square foot retail center on the project site.  The existing Walmart would 
continue operating on its current site.  Uses would consist of two mid-size anchors 
(60,000 square feet each) and 73,000 square feet of smaller, service-oriented uses.  A 
conventional grocery store operating 24/7 would occupy one of the mid-sized anchors and 
non-grocery use (apparel, electronics, home improvement, office supplies, outdoor 
recreation, etc.) would occupy the other.  
 

Based on the project alternative analysis contained in the DEIR, the No Development/No Project 
Alternative would be the environmentally superior alternative because it would result in virtually no 
impacts.  However, the No Project Alternative would not fulfill any of the stated project objectives 
discussed above. 
 
The CEQA Guidelines, Section 15126.6(e)(2), provides that if the environmentally superior 
alternative is the No Project Alternative, the EIR shall also identify an environmentally superior 
alternative from among the other alternatives. 
 
Table 2 below provides a summary of the environmental impacts of all alternatives.  As shown on 
this table, the Mixed Use Center Alternative and Existing Store Expansion Alternative achieve 
findings of “Less Impact” or “Similar Impact” in all topical areas, whereas the Demolition/Rebuild 
Alternative and the Neighborhood Center Reuse Alternative result in findings of “More Impact” in 
one topical area.  As such, the latter two alternatives are eliminated from consideration as the 
environmentally superior alternative. 
 
Of the two remaining alternatives, the Mixed Use Center Alternative meets more project 
objectives than the Existing Store Expansion Alternative; therefore, the Mixed Use Center 
Alternative is the Environmentally Superior Alternative. 
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Table 2 - Summary of Alternatives 

Environmental 
Topic Area 

No Project 
Alternative 

Mixed Use 
Center 

Alternative 

Existing 
Store 

Expansion 
Alternative 

Demolition/
Rebuild 

Alternative 

Neighborhood 
Center Reuse 

Alternative 

Significant and Unavoidable Impacts 

Transportation/ 
Traffic 

Less Impact Less Impact Less Impact 
Similar 
Impact 

Similar Impact 

Potentially Significant Impacts 

Air Quality  Less Impact Less Impact Less Impact Less Impact Less Impact 

Hazards and 
Hazardous 
Materials 

Less Impact 
Similar 
Impact 

Similar 
Impact 

Similar 
Impact 

Similar Impact 

Hydrology and 
Water Quality 

Less Impact 
Similar 
Impact 

Similar 
Impact 

Similar 
Impact 

Similar Impact 

Noise Less Impact Less Impact Less Impact Less Impact Less Impact 

Utilities and 
Service 
Systems 

Less Impact 
Similar 
Impact 

Less Impact 
Similar 
Impact 

Similar Impact 

Less than Significant Impacts 

Aesthetics 
Less Impact 

Similar 
Impact 

Similar 
Impact 

Similar 
Impact 

Similar Impact 

Greenhouse 
Gas Emissions 

Less Impact Less Impact Less Impact Less Impact Less Impact 

Land Use and 
Planning 

Less Impact 
Similar 
Impact 

Similar 
Impact 

Similar 
Impact 

Similar Impact 

Public Services 
Less Impact 

Similar 
Impact 

Similar 
Impact 

Similar 
Impact 

Similar Impact 

Urban Decay 
Less Impact Less Impact 

Similar 
Impact 

More Impact More Impact 

Source: FirstCarbon Solutions, 2015. 

   
Although the Mixed Use Center Alternative is the Environmentally Superior Alternative, the 
Mixed Use Center Alternative would not fully meet some fundamental Project Objectives, and 
those it does do not do so to the same extent as the Project.  For example, this alternative 
would demolish rather than reuse the project site’s vacant 193,361 square foot building 
(Objective No. 7); result in a smaller amount of retail space rather than a larger full service retail 
use (Objective No. 6); and generate less tax revenues relative to the project due to the inclusion 
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of office and residential uses (Objective No. 5). This alternative would not satisfy the project 
objective concerning providing a retail establishment that sells essential goods and services in a 

24‐hour shopping environment (Objective No. 1).   
 
In conclusion, there are no environmentally superior alternatives to the project which would go as 
far as the proposed project in meeting the project objectives.   
 
Overriding Considerations 

Pursuant to CEQA requirements, the Planning Commission, as the decision making body, will 
be required to adopt a statement of overriding consideration to approve the conditional use 
permit because the project will result in significant unavoidable impacts.  Staff recommends that 
the following overriding considerations be considered in approving the project despite its 
unavoidable significant impacts:  job creation, creation of tax revenues, provision of a “one-stop 
shopping” opportunity that includes a diversified retail and restaurant component; provision of 
affordable shopping option, modern, energy-efficient sustainable project design and infill 
development.   
 
Comments on DEIR 

After the DEIR was published and noticed for review and comment on March 25, 2016, the City 
received several comments which were summarized and addressed in the FEIR. None of these 
comments contained new information that revealed any potentially new or more significant 
environmental impacts that could have required recirculation of the DEIR pursuant to CEQA 
Guidelines Section 15088.5.   
 
PROJECT ANALYSIS 

Land Use Plans and Policies 

The Fresno General Plan provides a comprehensive statement of goals, objectives, and policies 
that formulate the City’s strategies for the growth and development of the metropolitan area.  
The applicable components of the General Plan and Bullard Community Plan were evaluated in 
relationship to the proposed project in the land use section of the EIR prepared for this project.  
The analysis concludes that the proposed project would be consistent with the applicable goals 
and policies of the Fresno General Plan and Bullard Community Plan.  

 
Retail Market Study  

The Natelson Dale Group (TNDG) completed an Urban Decay Study for the EIR in January 
2016.  This report is found in the appendices section of the DEIR (on cd) as “Appendix I”.  The 
purpose of the study was to determine whether the Walmart Project would create an oversupply 
of retail space that could lead to high, long-term vacancies that persist without adequate 
property maintenance, thereby reducing opportunities for retenanting and potentially leading to 
the physical effects referred to under CEQA as “urban decay.”  Urban decay is defined as, 
among other characteristics, visible symptoms of physical deterioration that invite vandalism, 
loitering, broken windows and graffiti, that result from a downward spiral of business closures, 
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long-term neglect of buildings and properties and long-term vacancies that reduce the potential 
retenanting and reuse of properties and buildings.  
 
Under CEQA, social and economic effects alone are not considered environmental effects.  An 
economic effect of a project may only be considered under CEQA if it leads to the chain of 
events that ultimately cause a physical change in the environment. The Market Study, therefore, 
focuses on whether the retail market impacts of the Northwest Fresno Walmart Project 
(Conditional Use Permit Application No. C-13-002) could result in a change in the physical 
environment.  A new development that provides more retail building space than the market can 
absorb in the short or long-term can have the potential to contribute to long-term structural 
vacancies that can lead to urban decay, if other factors noted above are also present.   
 
As with other CEQA issues, the cumulative Urban Decay analysis considers the proposed 
project’s incremental impact when considered together with related past, present and 
reasonably foreseeable future projects.  Typically this includes analysis of potential development 
projects currently “in the pipeline”, e.g. in the process of entitlement or development or 
otherwise known to the lead agency. The analysis applies to the retail building stock rather than 
to individual retailers.  For example, a new retailer that out-competes and helps contribute to an 
existing retailer out of business is only considered an impact under CEQA if the above-
referenced chain of events follow and a physical change in the environment ultimately occurs.   
 
The Market Study defined the trade area for the proposed project (this trade area is depicted on 
Exhibit D of this staff report).  A trade area is the area from which a retail business or 
development draws most of its customers.   

 
The Market Study assessed whether there was sufficient spending in the trade area to support 
the amount of existing and planned retail building space after the relocation of the Walmart.  The 
Market Study assumed that the grocery component of the proposed Walmart would total 49,111 
square feet (38,231 square feet of grocery sales area plus 10,880 square feet of grocery 
support space).  It also projected that the Walmart grocery space would generate sales levels 
equivalent to the national average for grocery sales in Walmart stores of approximately $473 per 
square foot (gross area), or total grocery sales of approximately $23.2 million3.  
 
The trade area currently has 11 supermarkets totaling approximately 466,730 square feet4.  The 
analysis indicates that there is sufficient base year (2013) demand to support average 
supermarket sales volumes in the trade area of $464 per square foot at all 11 existing 

                                                 
3
 Based on data from Progressive Grocer’s 2012 Super 50 publication, the national average sales volumes for 

Walmart grocery space is approximately $607.33 per square foot of sales area. Based on the floor area 
configuration for the grocery component of the proposed Supercenter, the estimated grocery sales area is equal to 
approximately 77.8% of the grocery component’s square footage or “gross building space.” Thus, the sales volume 
for the gross building area of the store’s grocery component is estimated at $473 per square foot ($607.33 x77.8%). 
4
 Grocery stores with a minimum of 10,000 square feet of building space are considered supermarkets for purposes 

of this analysis. Regarding the project’s potential to adversely impact non-traditional markets, such as convenience 
stores, ethnic or specialty markets, and smaller neighborhood grocery stores (which are often below this 10,000 
square foot threshold), in the experience of TNDG, these outlets do not tend to compete with traditional 
supermarkets, and therefore are unlikely to experience lost sales to the project. 
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supermarkets. In comparison, the industry median for a supermarket is approximately $473 per 
square foot nationally and $418 in the Western United States. Thus, TNDG estimates that, on 
average, supermarkets in the trade area currently have the potential to generate sales volumes 
which are well above the Western regional median and slightly below the national median. 
 
The total demand for supermarket sales in the trade area is projected to increase from 
approximately $216.5 million in 2013 to approximately $221.3 million in 2015. By 2025, total 
demand for supermarket sales in the trade area is projected to reach approximately $246.7 
million (all projections are given in 2013 constant dollars)5.  
 
The Market Study suggests that the development of the proposed project would initially cause 
potential average sales volumes at the 11 existing supermarkets to decrease from the current 
level of $464 per square foot to approximately $424 per square foot.  Although this represents a 
reduction in the potential sales volume per square foot for existing stores, the potential average 
sales level of $424 per square foot in year 2015 is unlikely to be low enough to cause the 
closure of any of the trade area’s existing supermarkets.  At $424 per square foot, potential 
sales volumes would still be above the previously cited Western regional median ($418) and 
about 90% of the national median ($473). 
 
The Market Study concludes that no stores would close as a result of the proposed project, 
although the potential reduction in supermarket sales volumes projected would be undesirable 
from the standpoint of existing supermarkets, urban decay conditions would not result from 
completion of the project alone or in combination with the other planned projects in the trade 
area. 
 
Noise Impacts 

The DEIR evaluated the potential noise impacts upon the residents, using the closest homes on 
West San Jose Avenue across from the project site’s northern boundary and North Brawley 
Avenue across form the project site’s eastern boundary as the location for its noise level 
evaluation. The Noise analysis considered all Walmart onsite noise sources (known as 
“stationary” noise) associated with 24-hour operations, including rooftop mechanical equipment, 
trash compactors, truck loading areas, parking lot areas, forklift operations, and the outdoor 
garden center and combined this total noise level with the noise levels coming from the project 
related traffic both in the Near-Term and under Year 2035 with Project traffic conditions.   
 

 The DEIR found that the nearest homes would not experience significant increases in 
ambient noise levels during a 24-hour period, even when the stationary noise sources 
were combined with noise levels coming from project-related traffic being added to the 
streets (called “mobile noise”).  
 
 

                                                 
5
 See Tables III-1 to III-8 and III-13 in Section III of the Market Study for the derivation of this estimate of market 

support for supermarket sales, along with the projections of growth in demand for supermarket sales. 
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Traffic and Circulation – Significant and Unavoidable Impacts (Near-Term Plus Project 
and Year 2035 only)  

The Walmart relocation would generate 9,814 average daily trips (ADT). Of this number, 358 
trips would occur in the weekday AM peak hour, 796 would occur in the weekday PM peak hour, 
and 1,091 trips would occur in the Saturday peak hour. For comparison purposes, the former 
Super-K generated 10,779 ADT in 1993.  The EIR’s Traffic Analysis evaluated 18 intersection 
locations and 12 roadway segments to determine if the Project’s addition of vehicle trips would 
result in a significant impact.  Using the City’s adopted thresholds for identifying a traffic impact, 
the relocation project would have a significant effect and require mitigation if its new vehicle trips 
would:  
 

 Cause an intersection or roadway segment operating at a level of service D or better to 
degrade to an unacceptable level of service E or F;  

 Increase delays at an intersection already operating at unacceptable levels service by 5 
or more seconds; or,  

 Add more than 25 feet to an existing queue at an intersection or cause existing queue to 
exceed intersection’s storage capacity.   
 

The DEIR identified traffic impacts projected to result in three distinct scenarios: (1) Existing plus 
Project conditions; (2) Near-term conditions (includes project traffic, existing traffic and 
cumulative projects’ traffic); and (3) Year 2035 conditions.   Of the intersections and roadway 
segments evaluated, significant but mitigatable transportation impacts were identified at four 
locations.  The MMRP requires the Applicant to contribute its fair share of the cost of the future 
roadway improvements necessary to improve operations at the intersection and/or roadway 
segment to acceptable LOS, which will mitigate the identified impacts to a level that is less than 
significant.  
 
One significant and unavoidable queuing impact was identified in the Near-Term Plus Project 
scenario that cannot feasibly be mitigated due to the potential for mitigation to create operational 
hazards at the intersection.  Three significant and unavoidable impacts have been identified in 
the Year 2035 Conditions. The two intersection locations and one roadway segment cannot 
accommodate physical improvements because the roadway segment or intersection in question 
is built out to its maximum configuration contemplated by the Fresno General Plan. Physically, 
no more room exists for further improvements and thus, feasible mitigation is not available to 
reduce or avoid the project’s impact.  

 Near Term-Plus Project:   

West Shaw Avenue/North Brawley Avenue Intersection:  During the Saturday peak 
hour, Project-related vehicle trips will increase the existing queue by more than 25 
feet (the significance threshold used in the EIR for queuing impacts).  Extension of the 
southbound to accommodate the queue during the Saturday peak hour is not 
recommended or feasible due to potentially hazardous conditions that the EIR’s traffic 
analysis determined could result. 
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 2035 Cumulative Conditions Plus Project:  

West Shaw Avenue/North Brawley Avenue Intersection:  Project vehicle trips would 
add more than 5.0 seconds of delay to intersection operations and lead to a 
substandard LOS E during the weekday PM and Saturday peak hours. The Project 
would also add more than 25 feet to the turn lanes in each direction. Physical 
improvements are not feasible as this intersection is constructed to the maximum 
configuration possible and designated in the Fresno General Plan. (Substandard 
levels of service were anticipated on Brawley Avenue as indicated in the City of 
Fresno General Plan). 
 
Intersection of Brawley Avenue and Site Access: Project-related vehicle trips would 
cause a substandard LOS E in the on-site eastbound-to-southbound right-turn lane 
exiting the site during the Saturday peak hour. Traffic signals are not warranted nor, 
as a traffic engineering matter, or recommended due to the short spacing between the 
driveway and either Shaw Avenue or San Jose Avenue.  Therefore, the City does not 
consider improvements feasible at this location.   
 
Roadway Segment of Figarden Drive between Bullard and Gates Avenues: Project-
related vehicle trips would cause the cumulative LOS to drop from D to E during the 
PM peak hour.  Figarden Drive has been constructed to the maximum lane 
configuration designated in the Fresno General Plan Update, and further 
improvements are not feasible at this location. 

 

CONDITIONAL USE PERMIT FINDINGS 

No special permit may be issued unless it is found that the privilege exercised under the permit, 
conforms to the findings of 12-405-A-2 of the FMC.  Although the modifications to an existing 
building require a Site Plan Review (SPR), pursuant to City of Fresno Policy and Procedure No. 
G-003, whenever a use is permitted by conditional use permit (CUP), the CUP will be submitted 
and approved in lieu of the SPR.  Therefore, only the conditional use permit findings are listed 
below.  Based upon analysis of the conditional use permit application, staff concludes that all of 
the required findings can be made for Conditional Use Permit Application No. C-13-002. 

 

  Findings per Fresno Municipal Code Section 12-405-A-2  

a. 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,  

Finding a: Conditional Use Permit Application No. C-13-002 will comply with all 
applicable codes, including parking, landscaping, walls, etc. The site can 
accommodate the proposed use. 

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

Finding b: A total of 18 intersections and 12 roadway segments in the area adjacent to 
the proposed project were assessed during the review of the project (and 
the EIR process) to identify potential project impacts and recommend 
mitigation of those impacts where feasible to ensure that the project, to the 
extent possible, would have less than significant impacts on traffic and the 
surrounding neighborhood.  The project has been conditioned to mitigate 
the identified impacts (with the exception of the impacts which have been 
found to be significant and unavoidable). 

c. 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. 

Finding c: As set forth in the FEIR and this Staff Report, the project applicant will be 
required to comply with the operational statement submitted for the project, 
conditions of approval and mitigation measures that stipulate certain 
requirements that must be met by the applicant.  These conditions are 
intended to help protect the public health, safety and welfare of patrons and 
neighbors alike.  For example, the Police Department has required a 
number of conditions of approval for the alcohol CUP to ensure that the 
proposed liquor sales and 24 hour operations will not be detrimental to the 
public welfare.  In addition, the EIR has identified feasible mitigation 
measures that will be imposed as project conditions that will address the 
identified potential impacts to traffic, noise, etc. resulting from the proposed 
store relocation.  The project also returns the project site to its original use 
as a big box discount retailer first occupied by Super-Kmart.  The site was 
developed with a reduction of impacts to neighboring uses in mind, and 
included screening walls and a dense landscape buffer along West San 
Jose Avenue to operational noise form the project site.  

 
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 Bullard 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 accompanying EIR No. 10149.  Upon consideration of this evaluation, it 
can be concluded that proposed Conditional Use Permit Application No. C-13-002 is appropriate 
for the project site, subject to the conditions of approval.   

 
Attachments: Exhibit A:  Vicinity Map 
  Exhibit B:  Aerial Photograph of Site  
  Exhibit C:  Site Plan, Elevations and Landscape plan 
  Exhibit D:  Regional Trade Area Map (from the Market Study) 
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 Exhibit E:  Conditions of Approval for Conditional Use Permit Application No. C-
13-002, which includes the following: 

 Exhibits A-1, E-1, E-2, E-3, E-4, E-5, and F-1 dated January 9, 
2013, Exhibit F-2 dated March 25, 2016, and Exhibit L dated 
July 20, 2016 

 Exhibits A-2 and A-3 dated March 25, 2016 (Outdoor Storage of 
Cargo Containers) 

 Exhibits B-1 and B-2 dated March 25, 2016 (truck and 
pedestrian routes) 

 Property Development Standards Checklist 
 Comments from Partner Agencies & Departments 
 Notes and Requirements for Entitlement Applications 
 Department Policy related to ISO Dry Freight Containers for 

Storage dated  February 4, 2011 
 Exhibit B of Ordinance No. 96-77, approved by City Council 

on December 17, 1996 for Rezone Application No. R-95-10 
 Mitigation Monitoring and Reporting Program for the 

Northwest Walmart Project Final Environmental Impact 
Report dated June 28, 2016 (included in Exhibit F) 

 Master Sign Program No. MSP-99 
 Performance Standards for Parking Lot Shading  

Exhibit F: Draft Planning Commission Resolution for EIR No. 10149 which 
includes the  following: 
- Attachment 1: Certification of the Final Environmental Impact 

Report for the Northwest Fresno Walmart Project and the City’s 
Findings of Fact and Statement of Overriding Considerations for 
the Approval of the Northwest Fresno Walmart Project.   

 Exhibit “i”:  Summary of Impacts of Mitigations from EIR 
No. 10149 

 Exhibit “ii”:  Mitigation Monitoring and Reporting 
Program 

  Exhibit G: Draft Planning Commission Resolution for Conditional Use Permit 
Application No. C-13-002 

Exhibit H: Summary of Environmental Impacts 
  Exhibit I:  Environmental Impact Report No. 10149, which includes the following: 

- Draft EIR dated March 25, 2016 (which includes a CD with all 
appendices) 
- Final EIR dated August 3, 2016 

 Exhibit J: Letters of Support and Opposition 
 Exhibit K: Articles Referenced in Attachment 1 of Exhibit F   

   
Note: The DEIR and FEIR are available for public review at the following website: 
           

http://www.fresno.gov/Government/DepartmentDirectory/DARM/DevelopmentServices/
MajorProjects.htm  

http://www.fresno.gov/Government/DepartmentDirectory/DARM/DevelopmentServices/MajorProjects.htm
http://www.fresno.gov/Government/DepartmentDirectory/DARM/DevelopmentServices/MajorProjects.htm
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Regional Trade Area Map (from the Market Study) 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Figure I-1: Northwest Fresno Retail Trade Area Boundaries
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Exhibit E 
 

Conditions of Approval for Conditional Use Permit 
Application No. C-13-002, which includes the following: 

 
 Exhibits A-1, E-1, E-2, E-3, E-4, E-5, and F-1 dated January 

9, 2013, Exhibit F-2 dated March 25, 2016, and Exhibit L 
dated July 20, 2016 

 Exhibits A-2 and A-3 dated March 25, 2016 (Outdoor 
Storage of Cargo Containers) 

 Exhibits B-1 and B-2 dated March 25, 2016 (truck and 
pedestrian routes) 

 Property Development Standards Checklist 
 Comments from Partner Agencies & Departments 
 Notes and Requirements for Entitlement Applications 
 Department Policy related to ISO Dry Freight Containers for 

Storage dated February 4, 2011 
 Exhibit B of Ordinance No. 96-77, approved by City Council 

on December 17, 1996 for Rezone Application No. R-95-10 
 Mitigation Monitoring and Reporting Program for the 

Northwest Walmart Project Final Environmental Impact 
Report dated June 28, 2016 (included in Exhibit F) 

 Master Sign Program No. MSP-99 
 Performance Standards for Parking Lot Shading  

 
 
 
 
 
 
 
 
 



 

 

 

 

 

 

 

 

 
 
 
 
The Planning Commission will consider approval of Conditional Use Permit 
Application No. C-13-002 at a noticed public hearing on August 17, 2016 at 6:00 p.m.  
Staff recommends that the special permit application be approved subject to the 
conditions listed in this document. 

 
Project Description:  Conditional Use Permit Application No. C-13-002 is a request for 
authorization to relocate the existing approximately 126,783 square foot Walmart Store No. 
1815 from 3680 West Shaw Avenue to the project site at 4080 West Shaw Avenue.  The 
two sites are located on opposite sides of North Brawley Avenue. The new interior building 
square footage would be approximately 193,361 square feet, with 111,724 square feet 
assigned to general merchandise sales, 38,231 square feet assigned to grocery sales, and 
the remaining 43,406 square feet allocated to various other uses (e.g., fast food tenant, 
employee area, stockroom and storage space, administrative offices and service-oriented 
tenants). The outdoor garden center would total 5,795 square feet. The project would also 
involve modifications to the exterior of the existing building.  The Walmart store would 
operate 24 hours a day, 7 days a week. The store would retail alcohol for offsite 
consumption; however, alcohol sales would not occur between 2 a.m. and 6 a.m. in 
accordance with California state law. The store would provide security measures such as 
video surveillance, onsite security personnel, and parking lot patrols to deter criminal and 
nuisance activity. (Note that the existing Walmart store at 3680 West Shaw Avenue 
operates between 7 a.m. and 11 p.m., 7 days a week).  A conditional use permit is 
required because the applicant proposes to establish alcohol sales at the project site. 
 
CONDITIONS OF APPROVAL 

 
PART A – ITEMS TO BE COMPLETED 
 
The following items are required prior to issuance of building permits (unless 
otherwise stated): 

Planner to 
check  
when 

completed 

  

 

1.  Development shall take place in accordance with Exhibits A-1, E-1, E-2, E-
3, E-4, E-5, and F-1 dated January 9, 2013, Exhibits A-2, A-3, B-1, B-2, and  
F-2 dated March 25, 2016, and Exhibit L dated July 20, 2016 and shall 

CITY OF FRESNO 
DEVELOPMENT AND RESOURCE MANAGEMENT DEPARTMENT 

 

CONDITIONS OF APPROVAL 
AUGUST 17, 2016 

 

CONDITIONAL USE PERMIT APPLICATION NO. C-13-002 
 

4080 WEST SHAW AVENUE 
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incorporate all comments contained on Exhibits.  Transfer all comments and 
conditions to the corrected exhibit(s) and submit to planner at least 15 
days prior to issuance of building permits.   

 

2.  The project shall operate in accordance with Exhibits B-1 and B-2 dated 
March 25, 2016.  

 

3.  Please revise site plan exhibits to show the setback distances of all 
structures and fences from the property lines.   

 

4.  Outdoor seasonal storage in cargo containers shall only occur between 
November 15th and January 1st of each year, unless a special temporary 
permit is approved for other uses (such as but not limited to: secure 
equipment during construction or remodels), and shall be located in the 
designated area depicted on the attached Exhibit A-3 dated March 25, 
2016).  Add note to site plan.  All outdoor cargo containers shall comply 
with the attached Department Policy related to ISO Dry Freight Containers 
for Storage dated February 4, 2011. 

 

5.  Parking lot display sales shall be located in the designated area depicted on 
the attached Exhibit A-2 dated March 25, 2016.  This shall be the only area 
where parking lot display shall occur and is only allowed four times a year 
for a period of no more than one month for each occurrence. Add note to 
site plan.   

 

6.  Walkway sales display shall be located in the designated area depicted on 
the attached Exhibit A-2 dated March 25, 2016.  This shall be the only area 
where walkway sales display shall occur.  Add note to site plan.   

 

7.  Add note to site plan: There shall be no overnight camping, especially 
recreation vehicles.  Provide note on the site plan depicting the location of 
the signs.  

 

8.  All existing and proposed block fences/wall shall be treated with an anti-
graffiti substance.  Please indicate this on the site plan. 

 

9.  Final landscape plan shall include the number of trees for the entire site and 
the parking lot shading calculation for the entire site. 

 

10.  Provide 30 bicycle parking stalls in three separate bike racks on the site 
(near entrances).  Please clearly depict on the corrected site plan prior to 
issuance of building permits.   
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11.  Provide staff with a copy of a cross access agreement between the subject 
property and parcels 509-091-13 and 509-091-34.  If a covenant does not 
exist, one will be required to be recorded prior to issuance of building 
permits.   

 

12.  Comply with the mitigation measures contained in the Mitigation and 
Monitoring Reporting Program for the Final Environmental Impact Report 
Northwest Fresno Walmart Project dated August 3, 2016.  Submit a detailed 
checklist indicating how these mitigation measures will be or have been met 
prior to issuance of building permits. 

 

13.  When pedestrian paths traverse the parking lot, the pedestrian path shall be 
delineated by contrasting color or paving material to clearly demarcate the 
path and to provide a safe walking area and to act as traffic calming devices 
for vehicles entering the center.  Depict on the site plan.  

 

14.  Prior to issuance of building permits, the applicant shall submit complete 
food facility plans and specifications to the Fresno County Department of 
Public Health, Environmental Health Division, for review and approval. 
Contact the Consumer Food Protection Program at (559) 600-4058 for more 
information. 

 

15.  Prior to operation, the applicant shall apply for and obtain a permit to 
operate a food facility from the Fresno County Department of Public Health, 
Environmental Health Division. A permit, once issued, is nontransferable. 
Contact the Consumer Food Protection Program at (559) 600-4058 for more 
information. 

 

16.  Landscaping must be in place before issuance of the certificate of 
occupancy.  A Hold on Occupancy shall be placed on the proposed 
development until such time that landscaping has been approved and 
verified for proper installation by the Development Services Division.  

 

17.  Prior to final inspection, a written certification, signed by a landscape 
professional approved by the Director, shall be submitted stating that the 
required landscaping and irrigation system was installed in accordance with 
the landscaping and irrigation plans approved by the Development Services 
Division, Development and Resource Management Department. 

 

18.  Add applicable notes/details on the site plan from the “Notes and 
Requirements for Entitlement Applications”, unless otherwise noted in these 
conditions of approval, attached hereto as Attachment 6. 
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PART B – OTHER REQUIREMENTS 
 
1) Planning/Zoning/Environmental Compliance Requirements 

 
A. Development shall take place in accordance with the Property Development 

Standards Checklist dated July 6, 2016, attached hereto as Attachment 4.  
 

B. Development shall take place in accordance with the C-M/BA15-20/UGM/cz 
(Commercial and Light Manufacturing/Boulevard Area Overlay,15-20 feet/Urban 
Growth Management/conditions of zoning) district and all other applicable sections 
of the Fresno Municipal Code (FMC) in existence when the Project’s Application 
was deemed complete, consistent with the City of Fresno Zoning Code (adopted 
Dec. 2015) Section 1504-D (Pending Projects).   
 

C. Any changes to approved elevations that are outside Substantial Conformance are 
subject to review and approval by the Development and Resource Management 
Department. 

 
D. Development shall take place in accordance with the attached “Notes and 

Requirements for Entitlement Applications” as applicable. 
 

E. Development and project operation shall take place in accordance with the project 
description outlined in the Draft Environmental Impact Report. 
 

F. Development shall take place in accordance with the policies of the Fresno General, 
Bullard Community Plan, and with the General Plan’s Regional Mixed Use planned 
land use designation.  
 

G. Comply with applicable Conditions of Zoning contained in Ordinance No. 89-60 for 
Rezone Application No. R-88-153 recorded on September 15, 1989 as Document 
No. 89100100, attached hereto as Attachment 8. 

 
H. Comply with the mitigation measures contained in the Mitigation Monitoring and 

Reporting Program for the Northwest Fresno Walmart Project Final Environmental 
Impact Report dated August 3, 2016, attached hereto as Attachment 9.  
 

I. Development shall take place in accordance with all applicable conditions imposed 
on previous entitlement applications for the subject site as applicable (Master Sign 
Program No. MSP-99, attached hereto as Attachment 10.) 
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2) City and Other Services 
 
a) Development shall take place in accordance with memoranda and letters from City 

of Fresno Departments and partner agencies, attached hereto as Attachment 5: 

 Building and Safety dated January 22, 2013 

 Department of Public Utilities (water) dated January 24, 2013 

 Department of Public Utilities (sewer) dated January 29, 2013 

 Department of Public Utilities (for solid waste) dated January 23, 2013 

 Public Works Department, Traffic and Engineering Services Division dated 
July 8, 2015 

 Public Works Department, Median Island Maintenance dated March 22, 2013  

 Fresno Unified School District dated January 18, 2013  

 Caltrans dated February 6, 2013 

 County of Fresno Department of Public Health dated January 23, 2013 

 Fresno Irrigation District dated February 5, 2013 

 Fresno Metropolitan Flood Control District dated January 22, 2013 

 Pacific Gas and Electric dated March 22, 2013  

 Fresno Police Department dated January 30, 2013 
 

3) Miscellaneous Requirements 
 

a) The District 2 Plan Implementation Committee recommended the following items as 
conditions of approval: 
i) All ISO containers stored on the Project site must comply with City requirements 

set forth in the Department Policy related to ISO Dry Freight Containers for 
Storage dated February 4, 2011 (Attachment 7 hereto). 

ii) Double stripe the parking lot.  
iii) Speed bumps shall be removed.  
iv) A shopping cart containment system shall be installed.  

 
b) Approval of this special permit shall be considered null and void in the event of 

failure by the applicant and/or the authorized representative, architect, engineer, or 
designer to disclose and delineate all facts and information relating to the subject 
property and the proposed development including, but not limited to, the following: 

 
i) All existing and proposed improvements including but not limited to buildings and 

structures, signs and their uses, trees, walls, driveways, outdoor storage, and 
open land use areas on the subject property and all of the preceding which are 
located on adjoining property and may encroach on the subject property; 

 
ii) All public and private easements, rights-of-way and any actual or potential 

prescriptive easements or uses of the subject property; and,  
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iii) Existing and proposed grade differentials between the subject property and 

adjoining property zoned or planned for residential use. 
 
c) Approval of this special permit may become null and void in the event that 

development is not completed in accordance with all the conditions and 
requirements imposed on this special permit, the Zoning Ordinance, and all Public 
Works Standards and Specifications.  The Development and Resource 
Management Department shall not assume responsibility for any deletions or 
omissions resulting from the special permit review process or for additions or 
alterations to construction plans not specifically submitted and reviewed and 
approved pursuant to this special permit or subsequent amendments or revisions.   

 
Please be advised that this project may be subject to a variety of discretionary conditions of 
approval. These conditions are based on adopted City plans and policies, determined 
through site plan review and environmental assessment essential to mitigate adverse 
effects on the health, safety and welfare of the community, and recommended for 
development that would on the whole enhance the project and its relationship to the 
neighborhood and environment.  
 
APPEALS 

Discretionary conditions of approval may be appealed.  All code requirements, however, 
are mandatory and may only be modified by variance, provided the findings pursuant to 
Section 12-405 can be made.  Discretionary conditions of approval will ultimately be 
deemed mandatory unless appealed.  In the event you wish to appeal any of these 
conditions, you must state your appeal (in writing or in testimony) at or prior to the Planning 
Commission hearing for this project scheduled on August 17, 2016 at 6:00 p.m. or 
thereafter. 
 
BACKCHECK PROCESS 
 
Please Note: To complete the back-check process for building permits relative to 
planning and zoning issues, submit three copies of this corrected, final site plan and 
two copies of corrected elevations and landscape plans, together with any fees and 
title reports for required covenants, and any required studies or analyses to 
McKencie Contreras in the Development Services Division for final review and 
approval, at least 15 days before issuance of building permits.   
 
It may be necessary to resubmit these “corrected exhibits” a second time if not all 
the conditions have been complied with or are not shown on the exhibits.  Once the 
“corrected exhibits” are approved by the Development Services Division, please 
place these exhibits in the Building Permit plan check sets and contact the 
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Development Services Division, along with Traffic Planning, to set up an 
appointment to signoff and stamp these exhibits.  Please bring one additional copy 
of the site plan exhibit(s) to this appointment so that the Development Services 
Division has a final signed-off copy of the site plan. 
 
Copies of the final approved site plan, landscaping, and irrigation plans stamped by the 
Development Services Division must be submitted for unstamped copies of the same in 
each of the sets of construction plans submitted for plan check prior to the issuance of 
building permits.  
 
EXPIRATION DATES 

The exercise of rights granted by this special permit must be commenced within four years 
from the date of approval.  There is no extension.  All improvements must be installed prior 
to the operation of the proposed use. 
 
Enclosures:  Attachment 1: Exhibits A-1, E-1, E-2, E-3, E-4, E-5, and F-1 dated January 9, 

2013, Exhibit F-2 dated March 25, 2016, and Exhibit L dated July 20, 
2016 

Attachment 2: Exhibits A-2 and A-3 dated March 25, 2016 (Outdoor Storage 
of Cargo Containers)  

 Attachment 3: Exhibits B-1 and B-2 dated March 25, 2016 (truck and 
pedestrian routes) 

Attachment 4: Property Development Standards Checklist 
Attachment 5: Comments from Partner Agencies & Departments 
Attachment 6: Notes and Requirements for Entitlement Applications 
Attachment 7: Department Policy related to ISO Dry Freight Containers for 

Storage dated February 4, 2011 
Attachment 8: Ordinance No. 89-60, approved by City Council on May 30, 

1989 for Rezone Application No. R-88-153 
Attachment 9: Mitigation Monitoring and Reporting Program for the Northwest 

Fresno Walmart Project Final Environmental Impact Report dated 
August 3, 2016  

Attachment 10: Master Sign Program No. MSP-99 
Attachment 11: Performance Standards for Parking Lot Shading, Anti-Graffiti 

Landscaping, Landscaped Buffer Development and Planting 
Standards. 
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2600 Fresno Street-Third Floor                 Development and Resource Management Department 
Fresno, California 93721-3604                                                                                                   Mark Scott, Interim Director 
(559) 621-8277   FAX (559) 488-1020 

 
Property Development Standards Checklist dated July 6, 2016 

 
PROJECT DESCRIPTION 

Conditional Use Permit Application No. C-13-002 was filed by Jason Hatwig of CEI Engineering 
Associates, Inc., on behalf of Walmart, and pertains to ± 17.61 acres of property located on the 
southwest corner of West San Jose and North Brawley Avenues.  The applicant requests 
authorization to establish a State of California Alcoholic Beverage Control Type 21 liquor license 
(sale of beer, wine, and distilled spirits for consumption off the premises where sold) for a 
proposed 24/7 Walmart Supercenter, which will also offer groceries, general retail merchandise, 
and an outdoor garden center.   

APN:   509-091-33                                       ADDRESS:  4080 West Shaw Avenue 

 
GENERAL INFORMATION  

The project was submitted prior to adoption of the Development Code.  Pursuant to Section 15-104-D 
of the Fresno Municipal Code (FMC), planning permit applications that are subject to the Permit 
Streamlining Act, that have been accepted by the City as complete within the meaning of the Permit 
Streamlining Act prior to the effective date of the Development Code, and which do not require a plan 
amendment, rezone, or other legislative decision, shall be subject to the Development Code 
requirements in effect as of the date the application was deemed complete, unless the applicant 
chooses to use the updated provisions of the Development Code in their entirety.  Therefore, the 
project is subject to the development standards of the CM zone district.  
  

ZONING  

 Existing C-M/BA15-20/UGM/cz (Commercial and Light Manufacturing/Boulevard Area 
Overlay, 15-20 feet/Urban Growth Management/conditions of zoning) 

PREVIOUS ACTIONS 

 Applications Site Plan Review Application Nos. S-90-100, S-93-039, S-94-165, S-03-297, 
and S-03-331, Conditional Use Permit Application No. C-04-094, Rezone 
Application No. R-88-153, and Master Sign Program No. MSP-99 

  Covenants/  
Easements 

Conditions of Zoning per Rezone Application No. R-88-153 recorded on 
September 15, 1989 as Document No. 89100100 

Depict any existing and/or proposed easements (i.e. PG&E Transmission 
Line). 

Provide staff with a copy of a cross access agreement between the 
subject property and parcels 509-091-13 and 509-091-34.  If a covenant 
does not exist, one will be required.    

 Development 
Agreements 

N/A 

 Housing Element This is a housing element site.  
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TRACT MAP or LOT 
SPLIT 

Parcel Map No. 93-13 

 
PROPERTY DEVELOPMENT STANDARDS 
 
Use the website below to access the Zoning Ordinance (Chapter 12, articles 2 and 3) to find more 
information on zoning/property development standard requirements: 
   

http://library.municode.com/index.aspx?clientId=14478&stateId=5&stateName=California   
 

USE PERMITTED  

A variety store is allowed by right in the C-M zone district pursuant to Section 12-224-A-23 of the 
Fresno Municipal Code (FMC), a supermarket is allowed by right in the C-M zone district pursuant to 
Director Classification No. 199, and the retail sale of alcohol, for on- or off-site consumption, is 
allowed subject to a conditional use permit in the C-M zone district pursuant to Section 12-224.3 of 
the FMC.  The sale of alcohol is also subject to Sections 12-304-B-24 and 12-326 of the FMC, as 
applicable. 

LOT AREA 

 Permitted No requirement. 

 Proposed Approximately 17.6 acres  

LOT DIMENSIONS 

 Permitted Width: 75 feet, Depth: 120 feet 

 Proposed Meets Requirement - Comply with Parcel Map No. 93-13 

DWELLING UNIT DENSITY 

 Permitted N/A 

 Proposed No residential use is proposed.  

BUILDING HEIGHT 

 Permitted The maximum permitted building height is 60 feet. 

 Proposed The existing building will remain.  The floor plan submitted depicts a proposed 
wrought iron fence along the west side of the building; provide an elevation.  Also, 
provide pictures of the north and east elevations.                                                                  

YARDS – As depicted on Exhibits A and L dated January 9, 2013 

 Required Building Setback   Proposed Building Setback 

 Front (San 
Jose) 

130 feet pursuant 
to S-90-100 

 Front 130 feet from the northwestern portion 
of the existing building and 50 feet from 
the northeastern portion.  Are the 

http://library.municode.com/index.aspx?clientId=14478&stateId=5&stateName=California
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enclosures at the property line 
proposed? If so, they should not be 
located with the building setback.  

 Street Side 
(Brawley) 

20 feet pursuant to 
the zoning 

 Street Side Depict dimensions on the site plan.  

 Interior Side 
(west 
property line) 

None  Interior Side Depict dimensions on the site plan. 

 Rear (south 
property line) 

None  Rear Depict the dimension from the 
existing building to the south 
property line on the site plan.  

 Required Landscaping Setback   Proposed Landscaping Setback 

 Front 50 feet pursuant to     
S-90-100 

 Front Exhibit L shall dimension and depict 
a densely landscaped setback area.  

 Street Side 20 feet pursuant to 
the zoning 

 Street Side Exhibit L shall depict the 
dimensions of the setback.   

 Interior Side None   Interior Side Zero and five feet along the west 
property line.  

All required yards shall extend the full width or depth of the lot and shall be open from the ground to 
the sky, except as provided in subsections 12-105-L-4, Section 12-105-Y (yard) and the exceptions 
of Subsection 12-216.5-E-5 (C-P District). 

All required yards shall be landscaped and maintained in accordance with subsections 12-306-N-23 
and 24 of the FMC. 

Where a "CM" District abuts a major street, a yard of no less than 10 feet shall be provided. 

The required side or rear yard may be used for parking and storage provided no materials or vehicle 
stored therein exceeds a height of six feet. 

SPACE BETWEEN BUILDINGS 

 Main 
Buildings 

N/A 

LOT COVERAGE 

 Required  No requirement 

FENCES, HEDGES, WALLS 

 Required  Fences, hedges, and walls, not greater than six feet in height, shall be permitted 
on all rear and interior side property lines, and on or to the rear of all front and 
street side yard setback lines. 

No fence, hedge or wall over three feet in height shall be permitted in any 
required front yard setback area or within the required side yard setback area on 
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the street side of a corner lot. 

Temporary fences to secure projects under construction are allowed.  Any 
temporary fence shall be adequately secured and constructed to prevent 
overturning due to wind, vandalism, and/or casual contact by the general public.  
The construction shall be performed in such a manner as to minimize any 
potential safety hazard, which may occur as a result of improper fence installation 
or damage to the fence. 

The six foot high solid masonry wall on top of a three foot high berm, 50 feet 
behind the north property line at finished grade shall be maintained.  It shall be 
reduced to three feet within any street frontage setback area.   

Remove fencing along south and east property lines.  

 Proposed Depict any existing and proposed fencing.  

OFF-STREET PARKING 

 Required  Pursuant to Director Classification No. 199, supermarkets shall comply with the 
parking standards of the C-6 zone district (Section 12-222.5-I-1 through 3) and for 
uses listed in Section 12-224.1-A of the FMC, the C-6 standards also apply.  

For supermarkets, there shall be at least three square feet of off-street parking 
area for each one square foot of floor area or fraction thereof.  

For the general merchandise use, there shall be at least one square foot of off-
street parking area for each one square foot of floor area. 

The project proposes 193,361 square feet.  The supermarket space consists 
of 38,231 square feet, which requires 310 parking spaces.  The remaining 
155,130 square feet requires 420 parking spaces.  The total parking required 
is 730 parking spaces.   

The project shall provide a minimum of two percent of the total parking as 
accessible parking spaces.  This requirement is a minimum of 15 accessible 
parking spaces.   

A minimum of 30 bicycle parking spaces shall be provided near the main 
entrances.  Depict on the site plan.    

 Proposed 790 parking spaces, 24 of which are accessible spaces. 

ACCESS 

 Required  There shall be vehicular access from a dedicated and improved street or alley to 
off-street parking and loading facilities on the property requiring off-street parking 
and loading. The design of said access to withstand industrial usage shall be 
approved by the Department of Public Works. 

The Director shall specify the location and number of ingress and egress points 
by conditions established at the time of review of required site plan. 

No vehicular access shall be permitted from West San Jose Avenue.  
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 Proposed Depicted on Exhibit A dated January 9, 2013.  

OUTDOOR ADVERTISING 

 Required The provisions of the Sections 12-217.5-K (C-1 zone district) and 12-306-K shall 
apply. 

Comply with Master Sign Permit No. MSP-99 (see attached).   

 Proposed Exhibit A dated January 9, 2013 depicts an existing pylon sign.  Provide 
sign details.  If the sign complies with the approval of the freestanding sign 
on October 18, 2004 it may remain.  

Exhibit A also depicts a monument sign along Brawley.  However, this sign 
was not permitted.  Therefore, this sign shall be removed.     

LOADING SPACES 

 Required  Pursuant to Section 12-306-L of the FMC, for commercial uses with 160,001 
square feet or more, five loading spaces are required.  

Loading spaces shall be not less than 12 feet in width and 40 feet in length, and 
shall have 14 feet of vertical clearance.  

 Proposed Depict the number of loading spaces on the site plan.    

TREES (On-Site) 

 Required  Each commercial and industrial parcel of land or lot shall have a minimum of one 
medium-sized (30—60 feet at maturity) tree for every two parking spaces. Two 
small trees (15—30 feet at maturity) shall be counted as one medium-sized tree. 

 Proposed Provide landscape plan that depicts the entire subject property to verify 
adequate on-site trees are provided.   Comply with PG&E requirements for 
trees within the easement.  

  
SUMMARY AND OTHER COMMENTS /REQUIREMENTS 

 
A. Miscellaneous  

 
(1) Provide shade calculations on the landscape plan for parking lot shading in accordance 

with the attached Development Department, Performance Standards for Parking Lot 
Shading, including tree species and tree counts.  Disperse trees over the parking lot area 
to provide 50 percent shading of the parking area surface within 15 years.  (This 
requirement may be reduced to 40 percent for existing development if it is demonstrated 
that the constraints of an existing site would make it impossible to meet the normal 
standards.) Trees shall also be planted in the required landscaped area along the 
periphery of the development in order to shade and enhance adjacent property and public 
rights-of-way. 
 

(2) All landscaping shall comply with the City of Fresno Anti-Graffiti Landscaping, Landscaped 
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Buffer Development and Planting Standards. 
 

(3) Pursuant to the Performance Standards for Parking Lot Shading, the requirement for one 
tree for every two parking stalls may be modified by the Director if the standards for 
shading and perimeter planting have been met.   
 
 

(4) See the attached Notes and Requirements for Entitlement Applications for additional 
general notes and requirements. 
 

(5) Outdoor storage of materials is permitted for seasonal sales only.  All materials shall be 
stored within the building or in the outdoor storage containers outlined in Exhibit 2-11 of 
the EIR.  

 
(6) Provide staff with a copy of item 17 from the Title Report.  The document is a ―Sixty Foot 

Yard Agreement‖ dated December 3, 1993.  It was recorded on March 22, 1994 as 
Instrument No. 94048685. 
 

(7) The cart corral rails shall be placed on the top of a six inch concrete curb.  
 

B. Local Plans and Policies 
 
(1) Bullard Community Plan 

 The goal of the Bullard Community Plan is to develop the area as a planned 
community with a complete range of services and facilities for the needs of community 
residents, in adherence to a set of specific standards for residential, commercial, 
industrial and public infrastructure development.  The subject site is designated for 
light industrial planned land uses by the Bullard Community Plan.  The existing C-M 
zoning is consistent with the planned land use.  

(2) 2025 Fresno General Plan – Currently the Fresno General Plan 

 Objective C-19:  Develop and implement streetscape plans to establish cohesive and 
aesthetic major and local street design patterns by using distinctive features. 

 Policy C-19-b:  Properties fronting on major streets shall be improved with landscaped 
setbacks and sidewalks which reflect a continuity of design, depth, and planting 
materials.  This should include unified design of street furniture and walls. 

 Policy C-20-d:  Development projects shall be designed with appropriate layouts that 
provide sufficient areas for all proposed activities, for support functions, and for 
efficient and safe vehicular and pedestrian access. 

 Appropriate space shall be provided for activities proposed. 
 Sufficient space and access shall be provided for support functions (e.g., storage, 

loading, parking, waste disposal/recycling). 
 Particular attention shall be given to location of proposed customer parking areas 

so as to not discourage pedestrian, bicycle, and other forms of transit to the 
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project site and so as to encourage multi-modal transit activity centers.   
 Safe vehicular, bicycle, and pedestrian access shall be provided and maintained.  

Access for the disabled shall be incorporated into project designs as required. 

 Policy C-20-e:  Development projects shall include aesthetic measures which support 
functionality and add to the appearance and livability of the community. 

 Policy C-20-f:  The project developer shall provide a set of documents and drawings 
that will allow assessment of the final building project.  Materials, texture, and colors 
shall be noted on the original special permit drawings and on construction plans. 

 Development projects shall appropriately interface with adjacent properties.  
 High-contrast or gaudy building facades, lighting or signage which create 

disharmony with adjacent properties, or which draw undue attention, should be 
avoided.  

 Locate service truck access, loading zones, and waste storage/recycling areas at 
the maximum practical distance from residences and other living quarters. 

 Building facades shall include design features and decorative treatments.  Visible 
sides of buildings shall not develop with featureless, ―blank‖ walls.    

 Adequately screen roof-mounted mechanical equipment, and ensure that such 
equipment adheres to noise standards as set forth in the General Plan Noise 
Element and City Noise Ordinance. 

 Apply and enforce the city’s Sign and Outdoor Advertising Ordinances.   
 Landscaping and parking lot shading shall be employed for environmental and 

aesthetic improvement, while observing safe lines-of-sight along access routes. 
 Exterior lighting shall not create glare for neighboring properties, but shall provide 

adequate on-site lighting for safety and security purposes. 
 

C. Conditions of Zoning (Ordinance No. 89-60) 
 

1. Improve the Brawley/Shaw intersection by providing dual left turn lanes and separate right 
turn lanes in the Brawley Avenue approaches to this intersection. 

2. Install far-side separate bus turnouts on Shaw at the Brawley/Shaw intersection.  
3. Establish an integrated design for one-way left turn lanes in the Brawley Avenue median 

between Shaw and San Jose Avenues.  
4. Construct dual left turn lanes and separate right turn lanes on Shaw Avenue at Brawley. 
5. Construct far side bus bays on Brawley Avenue at Shaw. 
6. Construct separate right turn lanes and far side bus bays on Shaw at Feland, Valentine, 

Marty, and Brawley.  
7. Construct separate right turn lanes and far side bus bays on Brawley at San Jose.  
8. Provide 37 foot wide roadway on both sides of Brawley median between San Jose and 

Gettysburg alignment and 32 foot wide to the Weber connector. 
9. Install a 24 inch parallel storm water drainage pipe in Corona Avenue from Gates Avenue 

extending down to San Jose Avenue nearly 1,400 feet.  
10. That the property owner participate in any proposed Benefit Assessment District for West 

Shaw Avenue which covers the subject parcel. 
11. No vehicular access shall be permitted from West San Jose Avenue.  
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12. A 30 foot wide heavily landscaped buffer area shall be provided along the West San Jose 
Avenue frontage.  

13. That the subject property incorporate the Boulevard Area (BA) overlying zone district of 15 
feet along West Shaw Avenue and 20 feet along North Brawley Avenue.  

14. Vehicular access to the property to the west of the site (north of the canal shall be 
provided from Brawley Avenue).  

 

 
Attachments:  Ordinance No. 89-60 (Rezone Application No. R-88-153) 
                 Performance Standards for Parking Lot Shading 
        Notes and Requirements for Entitlement Applications 
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DATE:  July 8, 2015 REVISION 
 
TO:  McKencie Contreras 

Development and Resource Management Department 
 
FROM: Louise Gilio, Supervising Engineering Technician 

Public Works Department, Traffic and Engineering Services Division 
 

SUBJECT: Conditions of Approval for C-13-002 
ADDRESS: 4080 East Shaw Avenue  
APN:  509-091-33 
 
SITE PLAN REQUIREMENTS: Please provide the following information prior to Building 
Permits: 
 
A. General Requirements 

1. Scope of work: All items shall be listed as existing or proposed. 
B. Offsite Information: 

1. Street Improvements/furniture: Identify existing curb, gutter, sidewalks, driveway 
approaches, signs, median islands, etc. 

C. Onsite Information: 
1. Buildings: Identify and label all buildings as existing. 
2.  Access: Provide pedestrian, vehicular and service access. Identify in the 

operational statement the maximum size of vehicle to enter and exit the site.  
Provide turning templates on the site plan for all large vehicles.   

3. Parking Lots:  (existing and proposed) 
a. Stalls: Provide length and width. Identify the 3’ vehicular overhang adjacent to 

continuous curbing.  No obstructions shall be within the 3’ overhang.  (ground cover 
is allowable.)  

b. Circulation Aisles: provide widths 
c. Walkways: provide width adjacent to parking stalls (7’ min) 
d. Lighting: Identify the location (not to be within the 3’ vehicular overhang) 

 
PUBLIC IMPROVEMENT REQUIREMENTS  
 
The following requirements are based on city records and the accuracy of the existing and 
proposed on-site and off-site conditions depicted on the exhibits submitted.  Requirements 
not addressed due to omission or misrepresentation of information, on which this review 
process is dependent, will be imposed whenever such conditions are disclosed. 
 
Questions relative to dedications, street improvements or off-street parking geometrics may 
be directed to Louise Gilio at (559) 621-8678 / Louise.Gilio@fresno.gov, in the Public Works 
Department, Traffic and Engineering Services Division.  

 
Submit the following, as applicable, in a single package to the City of Fresno Public Works 
Department Traffic and Engineering Services Division (559-621-8650), for review and 
approval, prior to issuance of building and street work permits: Street Improvement Plans, 
Signing and Striping Plans, Street Lighting Plans and Signal Plans.   

mailto:Louise.Gilio@fresno.gov
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When preparing Street Plans and/or Traffic Control Plans for projects in the City of Fresno 
contact the Traffic and Engineering Services Division (Randy Schrey) in advance to make 
sure that sidewalks or an approved accessible path remain open during construction.  
 
Survey Monuments and Parcel Configuration 
 
All survey monuments within the area of construction shall be preserved or reset by a 
person licensed to practice Land Surveying in the State of California. 
 
Street Dedications, Vacations and Encroachment Permits 
 
The construction of any overhead, surface or sub-surface structures and appurtenances in 
the public rights-of-way is prohibited unless an encroachment permit is approved by the City 
of Fresno Public Works Department, Traffic and Engineering Services Division,(559) 621-
8693.  Encroachment permits must be approved prior to issuance of building permits.  
 
Street Improvements 
 
All improvements shall be constructed in accordance with the Standard Specifications and 
Standard Drawings of the City of Fresno, Public Works Department.  Dedication shall be 
sufficient to accommodate additional paving and any other grading or transitions as 
necessary based on a 45 MPH design speed for Collectors and 55 MPH for Arterials.  Utility 
poles, street lights, signals, etc. shall be relocated as determined by the City Engineer.  The 
performance of any work within the public street rights-of-way (including pedestrian and 
utility easements) requires a STREET WORK PERMIT prior to commencement of work.  
Contact the City of Fresno Public Works Department, Traffic and Engineering Services 
Division at (559) 621-8686 for detailed information.  All required street improvements must 
be completed and accepted by the city prior to occupancy. 

 
Repair all damaged and/or off grade off-site concrete street improvements as determined by 
the City of Fresno Public Works Department, Construction Management Division, (559) 621-
5600.   

 
Off-Street Parking Facilities and Geometrics 
 

1. Off-Street parking facilities and geometrics shall conform to the City of Fresno Public 
Works Department, Parking Manual and Standard Drawing(s) P-21, P-22, P-23. 

2. Install 30" state standard "STOP" sign(s) at location(s) shown. Sign shall be 
mounted on a 2" galvanized post with the bottom of the sign 7’ above ground; 
located behind curb and immediately behind a major street sidewalk. A "right turn 
only" sign is also required, at the same location; install a 30" x 36" state standard 
sign immediately below the stop sign on the same post. 

3. Provide parking space needs, circulation, access, directional signs (e.g. "Entrance," 
"Exit," "Right Turn Only," "One Way" signs, etc.) as noted on Exhibit “A”. 

 
Specific Mitigated Measures: A traffic impact study has been submitted. Comply with the 
attached letter from the Traffic Engineer dated July 6, 2015. 
 
Traffic Signal Mitigation Impact (TSMI) Fee: This project shall pay all applicable TSMI 
Fees at the time of building permit based on the trip generation rate(s) as set forth in the 
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latest edition of the ITE Generation Manual.  Contact the Public Works Department, Traffic 
and Engineering Services Division, Frank Saburit at 559-621-8077. 
  
Fresno Major Street Impact (FMSI)Fees: This entitlement is in the New Growth Area; 
therefore pay all applicable growth area fees and City-wide regional street impact fees. / 
Contact the Public Works Department, Traffic and Engineering Services Division, Frank 
Saburit at 559-621-8077.  
 
Regional Transportation Mitigation Fee (RTMF): Pay all applicable RTMF fees to the 
Joint Powers Agency located at 2035 Tulare Street, Suite 201, Fresno, CA 93721; (559) 
233-4148 ext. 200; www.fresnocog.org. Provide proof of payment or exemption prior to 
issuance of certificate of occupancy.  
 

http://www.fresnocog.org/
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K:\Master Files - 2013\CUP\C-13-002, 4080 W Shaw, Walmart (see R-13-002) -- McK\CUP 

Documents\Comments\Revised\C-13-002 Hold of Occupancy.doc 

 

PUBLIC WORKS DEPARTMENT 

 

 

DATE: 7-8-15 
 

TO:  DEVLOPMENT DEPARTMENT BUILDING OFFICIAL 
 

FROM: PUBLIC WORKS DEPARTMENT / Louise Gilio 
 

SUBJECT: WITHHOLDING OF OCCUPANCY 
 

Address: 4080 West Shaw Avenue 

APN:  509-091-33 

 

This is a request to WITHHOLD OCCUPANCY at the above address, APN, Tract/Lot 

No or Entitlement for the following reasons: 

 

1. Installation of a traffic signal at Barstow and Brawley. 
 

[ x ] This action is being taken at the request of________________________ 

Owner/Agent for favorable consideration of building  permit application prior 

To satisfying the conditions of approval of special permit No.  C-13-002.  (It is 

understood that a nonrefundable fee, in accordance with the Master Fee Resolution, 

will be charged to release this hold on occupancy.)  
 

[  ] A refundable cash deposit may be accepted in the amount of $__________ in lieu of 

work being done prior to occupancy. 
 

Acknowledged by: _______________________________Date:___________________ 
 

________________________________________________________________________ 

Building Official                                Action                                     Date 

 
 

 

 

 





 
DEPARTMENT OF PUBLIC WORKS  
 

      
TO:     McKencie Contreras, Planner III 
           Planning Division 
 
FROM:  Hilary Kimber, Parks Supervisor II (559-621-1345) 
  Public Works, Median Island Maintenance 
   
DATE:  March 22, 2013 
 
SUBJECT:       SITE PLAN REVIEW NO. C-13-002 
 
The Department of Public Works offers the following comments regarding 4080 West Shaw 
Avenue (APN: 509-091-33) located on the northwest corner of West Shaw and North Brawley 
Avenues: 
 

GENERAL REQUIREMENTS: 
 
STREET TREE REQUIREMENTS 
 
1.   The subdivider is required to provide street trees on all public street frontages per Fresno 

Municipal Code and for the dedication of 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 by the Developer.  The subdivider is required to provide irrigation for all 
street trees.  The irrigation system shall comply with FMC 12-306-23, Water Efficient 
Landscape Standards.  

 
2.   Street Tree Planting by Developer:  
 

a.  There are approximately 970 lineal feet of street frontage along N. Brawley Ave. 
resulting in the requirement of sixteen (16) street trees.  There are fourteen (14) existing 
trees in tree wells.  The developer will replace any dead/diseased or dying trees with new 
15-Gallon trees and provide irrigation to each tree well. 

 
b.  The existing tree species in tree wells along N. Brawley Ave. are: 
 
 Pistacia chinensis   Chinese Pistache 
 
c.   There are approximately 810 lineal feet of street frontage along W. San Jose Ave. 
resulting in the requirement of fourteen (14) street trees.  There are no existing street 
trees in tree wells along this street. 
 
d.     The developer is required to install the 4’ x 6’ tree wells with 15-Gallon sized street 
trees and supply irrigation for W. San Jose.  The selected tree species to be planted on 
W. San Jose to match existing street trees is: 
 
 Magnolia grandiflora  Southern Magnolia 
 
e.  Landscape plans for all public use areas, such as parkways, buffers, medians and 
trails, shall be reviewed and approved by the Department of Public Works, Engineering 
Services.  A street tree planting permit shall be required for all street tree planting. 

 
f.  Performance and payment securities, paid with final map, will be released when all 
landscaping installed on public and/or city controlled property is in conformance with the 

 Specifications of the City of Fresno. 
       



 

g.  Upon acceptance of the required work, warranty security shall be furnished to or 
retained by the city for guaranty and warranty of the work for a period of ninety days 
following acceptance. 
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 DEPARTMENT OF PUBLIC HEALTH 
 EDWARD L. MORENO, M.D., M.P.H. 
   DIRECTOR-HEALTH OFFICER 
 

 
January 23, 2013 
 
 
Mckencie Contreras 
City of Fresno Development Department  
2600 Fresno Street 
Fresno, CA  93721 
 
Dear Ms. Contreras: 
 
PROJECT NUMBER: R-13-002, C-13-002 
 
Rezone Application No. R-13-002 and Conditional Use Permit Application No. C-13-002 
were filed by Jason Hatwig of CEI Engineering Associates, Inc., on behalf of Walmart, and 
pertain to 17.61 ± acres of property located on the northwest corner of West Shaw and North 
Brawley Avenues. Rezone Application No. R-13-002 proposes modifications to the 
conditions of zoning established by Council Ordinance No. 89-60, Rezone No. R-88-153.  
Conditional Use Permit Application No. C-13-002 requests authorization to establish a State 
of California Alcoholic Beverage Control Type 21 liquor license (sale of beer, wine, and 
distilled spirits for consumption off the premises where sold) for a proposed 24/7 Walmart 
Supercenter, which will also offer groceries, general retail merchandise, an outdoor garden 
center. The property is zoned C-M/BA 15-20/UGM/cz (Commercial and Light Manufacturing/ 
Boulevard Area Overlay, 15-20 feet/Urban Growth Management/conditions of zoning). 
 
APN: 509-091-33     ZONING: C-M/BA15-20/UGM/cz      ADDRESS: 4080 West Shaw Ave.  
 
Recommended Conditions of Approval: 
 
 Prior to issuance of building permits, the applicant shall submit complete food facility 

plans and specifications to the Fresno County Department of Public Health, 
Environmental Health Division, for review and approval.  Contact the Consumer Food 
Protection Program at (559) 600-4058 for more information. 

 
 Prior to operation, the applicant shall apply for and obtain a permit to operate a food 

facility from the Fresno County Department of Public Health, Environmental Health 
Division.  A permit, once issued, is nontransferable.  Contact the Consumer Food 
Protection Program at (559) 600-4058 for more information. 

 
 The applicant shall contact the California Alcoholic Beverage Control Department at (559) 

225-6334 for information relative to applying for and obtaining a license to sell alcoholic 
beverages. 

 
 

County of Fresno 

FA0268012 
LU0016643 
PE 2602 



McKencie Contreras 
R-13-002, C-13-002 
January 22, 2013 
Page 2 of 2 
 
 
The following comments pertain to the remodeling of the existing structure: 
 
 Should the structure have an active rodent or insect infestation, the infestation should be 

abated prior to the remodeling of the structure in order to prevent the spread of vectors to 
adjacent properties. 

 
 In the process of remodeling the existing structure, the contractor may encounter 

asbestos containing construction materials and materials coated with lead based paints. 
 
 If asbestos containing materials are encountered, contact the San Joaquin Valley Air 

Pollution Control District at (559) 230-6000 for more information. 
 
 If the structure was constructed prior to 1979 or if lead-based paint is suspected to have 

been used in these structures, then prior to demolition and/or remodel work the 
contractor should contact the following agencies for current regulations and 
requirements: 

 
California Department of Public Health, Childhood Lead Poisoning Prevention 
Branch, at (510) 620-5600. 

 
United States Environmental Protection Agency, Region 9, at  
(415) 947-8000  

 
State of California, Industrial Relations Department, Division of Occupational 
Safety and Health, Consultation Service (CAL-OSHA) at (559) 454-5302. 

 
 Any construction materials deemed hazardous as identified in the remodel process must 

be characterized and disposed of in accordance with current federal, state, and local 
requirements. 

 
 All hazardous waste shall be handled in accordance with requirements set forth in the 

California Health and Safety Code, Chapter 6.5.  This chapter discusses proper labeling, 
storage and handling of hazardous wastes. 

 
REVIEWED BY: 
 
 
R.E.H.S. 
Environmental Health Specialist II 

 
(559) 600-3271 

 
kt 
 
cc. Baruti/Casagrande/Tolzmann/Vang-Environmental Health Division (42.12) 
 Jason Hatwig, Applicant (jhatwig@ceieng.com) 
  
R-13-002, C-13-002 Super Walmart.docx 























From: Ruiz, Stephen
To: McKencie Contreras
Cc: Calvillo, Michael; Van Groningen, Daniel; Stewart, Joseph
Subject: RE: Request for Comment - Rezone Application No. R-13-002, Conditional Use Permit Application No. C-13-002

- Walmart Supercenter at Shaw-Brawley
Date: Friday, March 22, 2013 3:31:46 PM

McKencie,
 
Thank you for notifying us of this Rezone Application by Walmart. PG&E’s Herndon-Ashlan and
Greg-Ashlan 230 kV Transmission Lines cross the parking lot and proposed landscaping.  Because of
the threat to public safety and electric reliability PG&E generally discourages the planting of tall
growing vegetation under the conductors and within its transmission corridors.  In addition, federal
and state laws impose zero tolerance regulations on utilities for vegetation related outages and
encroachments to these lines.   I have attached a list of plant species which are compatible within
the transmission corridor and ask your consideration in order to avoid future vegetation
encroachments, regulation non-conformances, and public safety hazards. If you have any questions
regarding easement boundaries or the recommended species, please contact Joseph Stewart,
Vegetation Management Senior Program Manager, by phone at (559) 263-5122 or email him at
J41G@pge.com.
 
Thank you,
 
Stephen Ruiz 
Pacific Gas & Electric Company 
Senior Land Planner, Environmental Planning and Permitting 
1455 E. Shaw Avenue

Fresno, CA 93710 
cell: 559/246-3958 
office: 559/263-7376 (External)

stephen.ruiz@pge.com

S2Rj@pge.com

 
 

From: McKencie Contreras [mailto:McKencie.Contreras@fresno.gov] 
Sent: Friday, March 22, 2013 9:39 AM
To: Calvillo, Michael
Cc: Ruiz, Stephen
Subject: FW: Request for Comment - Rezone Application No. R-13-002, Conditional Use Permit
Application No. C-13-002 - Walmart Supercenter at Shaw-Brawley
 
Please see link below.
 
McKencie Contreras, Planner
City of Fresno
Development and Resource Management Department
Development Services Division
2600 Fresno Street, Third Floor, Room 3076
Fresno, CA 93721

mailto:S2RJ@pge.com
mailto:McKencie.Contreras@fresno.gov
mailto:M6CL@pge.com
mailto:DAV0@pge.com
mailto:J41G@pge.com
mailto:J41G@pge.com
mailto:stephen.ruiz@pge.com
mailto:S2Rj@pge.com


 
Office: 559-621-8066
Fax: 559-498-1026
McKencie.Contreras@fresno.gov
 

From: Fresno Development Services 
Sent: Thursday, January 17, 2013 2:40 PM
To: Louise Gilio; Hilary Kimber; Michael Carbajal; Doug Hecker; Robert Diaz; Richard Fultz; Michael
Reid; Carl McKnight; Brian Pierce; christine.weldon@abc.ca.gov; Christopher Preciado; Daniel Yrigollen;
glallen@co.fresno.ca.us; jgardner@co.fresno.ca.us; Tsuda, Kevin; mlk@cpuc.ca.gov;
bstretch@fresnoirrigation.com; developmentreview@fresnofloodcontrol.org; ceqa@valleyair.org;
michael_navarro@dot.ca.gov; Jennifer Bryan-Sanchez; ajs4@pge.com; gef5@pge.com;
vivian.bourbonnais@fresnounified.org; Heidi Heltne; sophia.Pagoulatos@fresno.gov.; Steve Brandau;
Lindsay Barsamian; skahl@co.fresno.ca.us; cathy.s.gilles@usps.gov
Cc: McKencie Contreras
Subject: Request for Comment - Rezone Application No. R-13-002, Conditional Use Permit Application
No. C-13-002 - Walmart Supercenter at Shaw-Brawley
 
Routing Partners:
 
You have been identified as the best contact to provide your department/agency's
review and comments for the subject project.  Please click the following link and
download an electronic copy of the project package for review.
 
Project Address: 4080 West Shaw Avenue
APN: 509-091-33
 
http://m3.fresno.gov/upload/files/29042782/C-13-002electronicrouting.pdf  (click on
bookmarks to navigate).
 
Please email your comments directly to McKencie.Contreras@fresno.gov, who is the
planner assigned to this project.   We look forward to receiving your responses
electronically and hearing any comments/suggestions you may have.  If you do not
have any comments, please communicate a “no comment” response.
 
 
Thank you.
 
Joann Zuniga
City of Fresno Planning Division
559-621-8032
 
If you experience difficulty opening the document, please call or email Joann (Joann.Zuniga@fresno.gov)
and a copy of the request for comments will be sent to your mailing address.
 
 
 
 

PG&E is committed to protecting our customers' privacy. 

mailto:McKencie.Contreras@fresno.gov
mailto:christine.weldon@abc.ca.gov
mailto:glallen@co.fresno.ca.us
mailto:jgardner@co.fresno.ca.us
mailto:mlk@cpuc.ca.gov
mailto:bstretch@fresnoirrigation.com
mailto:developmentreview@fresnofloodcontrol.org
mailto:ceqa@valleyair.org
mailto:michael_navarro@dot.ca.gov
mailto:ajs4@pge.com
mailto:gef5@pge.com
mailto:vivian.bourbonnais@fresnounified.org
mailto:sophia.Pagoulatos@fresno.gov
mailto:skahl@co.fresno.ca.us
mailto:cathy.s.gilles@usps.gov
http://m3.fresno.gov/upload/files/29042782/C-13-002electronicrouting.pdf
mailto:McKencie.Contreras@fresno.gov
mailto:Joann.Zuniga@fresno.gov


To learn more, please visit http://www.pge.com/about/company/privacy/customer/

http://www.pge.com/about/company/privacy/customer/


A Pacific Gas and Electric Company ”Right Tree Right Place” Publication

A Guide to Landscaping
within and along
Electric Transmission Corridors

Guidelines and recommendations to

create beautiful, usable spaces, and

habitat for wildlife and beneficial insects



Potential Hazard Tree

Outer Zone
No Height
Restrictions

Outer Zone
No Height
Restrictions

Wire Zone/Border Zone Management

Vegetation Management Below and
To the Sides of Transmission Lines

Border Zone
15 ft. Maximum Height

at Maturity

Border Zone
15 ft. Maximum Height

at Maturity

Wire Zone
10 ft. Maximum Height

at Maturity *

Lines can
sag from
high loads
and hot
weather.

Lines can
sway in
high winds.

PACIFIC GAS AND ELECTRIC COMPANY (PG&E) created this Electric Transmission Landscaping Guide to help

you choose the right plants when planting near high voltage electric power lines. Choosing the right plants

helps ensure the safe and reliable operation of electric transmission facilities, the delivery of affordable,

reliable power to keep your lights on and those at hospitals, schools and businesses.

This illustrated guide suggests an abundant, beautiful array of vegetation suitable for planting and growing

near transmission lines. It is not a comprehensive list, but helps begin discussions with your local nursery.

Using this guide when planting can help create a landscape that is unlikely to need utility pruning or vegetation removal in the future.

Wire Zone-Border Zone Vegetation Management

The industry best management practice for vegetation along
transmission corridors used nationwide by all utilities is
called Wire Zone-Border Zone Management. PG&E uses a
standardized policy of monitoring and removing incompatible
vegetation within the wire zone–border zone, including
potentially hazardous trees that pose threats to public safety
and the reliability of the electric system.

Low-growing vegetation is not considered a threat to transmis-
sion lines, and generally is not removed. Low-growing vege-
tation is now an encouraged landscape for all property
owners with transmission lines on their property.

Landscaping Near Electric Transmission Lines
There are several things to consider when planting near
transmission lines, as shown in the two illustrations below.
Transmission corridors are threatened by incompatible
vegetation from both the sides and underneath the wires.

In the Wire Zone-Border Zone Management illustration
below, note the various landscaping zones: Outer Zone,
Border Zone and Wire Zone. Planting guidelines ensure
trees or vegetation to the sides and below do not come in
contact with electric lines should they move as a result of
wind or weather or should a tree fall into the line.

The Tower Zone-Quarter Zone-Belly Zone illustration below
provides guidance for planting to ensure vegetation that is
planted underneath the wires will not grow too tall.

What To Avoid in Landscaping
• Planting vines too close to transmission towers and

wooden poles
• Planting trees within transmission towers
• Planting anything above a maximum height of 10 feet

at maturity in the Belly Zone
• Planting incompatible agricultural crops, such as walnut

and almond orchards

The Wire Zone is the area below transmission lines and within transmission towers where allowable vegetation heights are restricted. This area extends well
outside the wires so that wires swaying due to high winds won’t contact any vegetation. Plant heights are limited below the wires so that nothing touches
wires in the event they sag due to heat or high voltage. See illustration to the right.

The Border Zone area also has tree height restrictions to avoid the possibility of tall trees or shrubs falling or blowing into the transmission lines. The width of
the Border Zone may vary according to terrain, wire height and other variables. The Outer Zone is usually not managed at all, but dead or diseased trees pos-
ing a hazard to transmission lines will be removed.

* See height variances allowed within the Wire Zone in illustration to the right.



What Agricultural Growers Should Know
Orchard trees, such as walnuts, almonds and pistachios,
can grow taller than 15 feet and will eventually pose a risk
to the safe and reliable operation of the electric transmission
system — and compromise public safety. These trees are
incompatible with transmission lines, should not be planted,
and will be subject to removal. Growers should design their
orchards so that incompatible orchard trees are not being
planted within transmission easements or underneath
electric lines. For more information, visit the Orchard
Website at: www.pge.com/orchards

Work with your local farm adviser to determine suitable
agricultural crops for your area. Suggestions include cotton,
tomatoes, lettuce, carrots, and grape vines.

Successful Planting Tips
• Work with your local nursery to identify other suitable

plantings for the various zone areas.
• Consult a Utility Arborist for a free courtesy visit to verify

voltage and ensure proper selection and placement of
new plantings.

• Call 811 at least two working days
before digging. This free service will
mark and locate where underground
utilities are buried, so that they may be
safely avoided.

Planting To Benefit The Environment
Many property owners use the opportunity provided by the
newly modified transmission corridor to plant gardens, flow-
ers, grasses and shrubs to benefit nature and wildlife.

It’s a great opportunity to plant for needed critical habitat for
Monarch Butterflies or Honey Bees.

Belly Zone
Shrub heights
up to 10 ft.
at Maturity

Quarter Zone
Tree and shrub

heights
up to 16 ft.
at Maturity

Quarter Zone
Tree and shrub

heights
up to 16 ft.
at Maturity

Tower Zone
Tree heights up to
23 ft. around

(not inside) tower
at Maturity

Tower Zone
Tree heights up to
23 ft. around

(not inside) tower
at Maturity

Potential
Line Sag

23 ft.
Maximum
Height

16 ft.
Maximum Height

10 ft. Maximum Height

No trees
inside
tower

Tower Zone-Quarter Zone-Belly Zone

Vegetation Management Underneath the Wires —
Maximum Mature Vegetation Heights Allowed Within Each Zone

The Monarch Butterfly
The 2000-mile journey
of the Monarch Butterfly
is unique and a treasure
whose fragility is evident in the
diminishing numbers of Monarchs.
In the Pacific Northwest, Monarchs spend their
summers breeding and laying eggs in milkweed
stands before making their migration to coastal
California or Mexico.

By creating Monarch habitat that includes milkweed
and other native plant species, landowners can provide
Monarchs with the resources to fuel their journey.
Formore information visit www.pollinator.org

The Honey Bee
Bees across the country are disappearing due to a
mysterious condition known as
Colony Collapse Disorder,
threatening agriculture and
many of our favorite foods.

The list of crops that simply
won’t growwithout honey bees
is a long one: apples, cucumbers, broccoli, onions,
pumpkins, carrots, avocados, almonds… and it goes
on. You can help keep these important pollinators
healthy by attracting them to your garden.

For more information visit:
http://www.nrdc.org/wildlife/animals/beegardens.asp

Helping Beneficial Insects



Wire Zone
Small plants and shrubs only,
not to exceed 10 feet in height

Border Zone
Small trees not to exceed

15 feet in height

Landscaping within and along Electric Transmission Corridors



Border Zone
Small trees not to exceed

15 feet in height

Outer Zone
No tree height
restrictions

Tower Zone
Tree heights up to 20 feet

allowed around
(not inside) tower.

All vegetation should be
10 feet from

tower footprint.

Transmission corridors provide unusual
opportunities for landscaping that can be
both beneficial and attractive. The chart on
pages 6 and 7, along with the descriptions
of recommended plants inside this guide
can assist in this new use of open space.

With careful planning, corridors can be
managed for wildlife enhancement, hiking
trails, increased native planting and other
compatible uses. For instance, as noted
elsewhere in this guide, many of the
recommended plants provide food and
habitat for Monarch butterflies and other
beneficial insects and birds.

This type of landscaping needn’t be cost
prohibitive, because many of the plants
recommended in this guide can be grown
from seed. The best source to determine
which plants can be grown from seed in
your area is your local nursery. You can
also find information about seeding at:
http://plantfinder.sunset.com/plant-home.jsp.

Creating a compatible landscape near
transmission corridors will keep your
lights on and your community safe while
still providing beauty and benefits to the
environment.

10 feet
clearance
from tower
to shrubs



Yarrow has many varieties,
with bloom colors ranging from
white to purple. The white variety
illustrated here has no branches
except near the top. This plant
has a lacy, delicate appearance,
but once established is very
drought tolerant. Height 1-2 feet.
Sunset Zones: 1-24;
USDA Zones: 3a-9b.

California native
Fragrant leaves and flowers
Attracts birds & beneficial insects

Manzanitas are characterized by thin, crooked branches with
smooth, reddish-black bark. Small, urn-shaped white or pink
flowers, usually blooming in late winter to early spring, fol-
lowed by berry-like red or brown fruits that attract birds.
Height 4-6 feet.
Sunset Zones: 7-9, 14-21; USDA Zones: 7-9.

California native
Attracts birds & beneficial insects

THE WIDE VARIETY OF PLANTS ILLUSTRATED and described on the following pages work well when planted under or near

electric transmission lines virtually throughout the Pacific Gas & Electric service area. These plants were selected because

of drought tolerance, low maintenance, and in most cases, benefits for wildlife and beneficial insects. Each description

includes information about height, preferred growing zones and notes about whether the plant attracts birds and beneficial

insects. For a quick overview of these recommended plants, refer to the chart on the following pages 6-7.

Recommended Plants for
Electric Transmission Corridors

Yarrow
Achillea millefolium

Manzanita, 'Vine Hill'
Arctostaphylos densiflora

Blue grama grass
Bouteloua gracilis
Also known as Signal-
arm or Mosquito grass,
Blue grama grass is native
to open prairies, thus drought
and heat tolerant. Can be
planted to create a meadow or form an attractive border.
Blooms are unusually flattened and bent. In fall, it shows a
rusty rose color that fades to almost white in winter.
Height 1-2 feet.
Sunset Zones: 1-3, 7-11, 14, 18-21; USDA Zones 5-9.
California native
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The Julia Phelps hybrid is one of many varieties of lilac
found in California. It has small, dark green leaves and
dark indigo flowers that grow in spike-like clusters. It can
be left to grow as a bush or trained as a small tree.
Height 8-10 feet.
Sunset Zones: 5-9, 14-24; USDA Zones: 8-10.
California native

California lilac, ‘Julia Phelps’
Ceanothus local species and ‘Julia Phelps’



When not flowering, this plant appears to be a tangle of
narrow, gray-green woolly leaves and stems. But near
summer’s end, flower buds appear and the intense scarlet,
trumpet-shaped flowers often last until cold weather.
It spreads rapidly underground. Height 1-3 feet.
Sunset Zones: 2-11, 14-24; USDA Zones: 8-9.

California native
Attracts birds & beneficial insects

A California native that produces large, showy clusters of
lacy white flowers throughout the summer. Grows quickly
into a large, rounded shrub with woolly, light-gray foliage.
Height 3-6 feet.
Sunset Zones: 5, 7-9, 14-24; USDA Zones: 9a-11.

California native
Attracts birds & beneficial insects

California fuchsia
Epilobium canum,
select forms

Saint Catherine’s lace
Eriogonum giganteum,
Eriogonum fasiculatum and others

5

Chaparral currant
Ribes malvaceum
This California native is a
favorite of local bees. Its pink blooms occur in late winter
or spring and last at least several weeks. Height 4-6 feet.
Sunset Zones 6-9, 14-24; USDA Zones: 5a-8a.

California native
Attracts birds & beneficial insects
Has edible parts

Deergrass Muhlenbergia rigens
Also known as meadow muhly or deer muhly.
It resembles a small pampas grass, with narrow,
two-foot plumes rising above light green blades.
A very tough plant, capable of surviving in harsh
conditions. Height 3-5 feet.
Sunset Zones: 4-24; USDA Zones: 8-10.

California native



COMMON NAME PAGE PLANT SCIENTIFIC NAME C L I M A T E Z O N E S HEIGHT WIDTH FLOWER COLOR
California Native Plants SUNSET USDA
Yarrow 4 Achillea millefolium 1-24 3a-9b 1-2 ft. 3 ft. White, Pink
Manzanita, Vine Hill 4 Arctostaphylos densiflora & local species 7-9, 14-21 7-9 4-6 ft. 5-8 ft. White, Pink
Blue grama grass 4 Bouteloua gracilis 1-3, 7-11, 14, 18-21 5-9 1-2 ft. 1-2 ft. Tan
California lilac, ‘Julia Phelps’ 4 Ceanothus local species and ‘Julia Phelps’ 5-9, 14-24 8-10 4-7 ft. 6-8 ft. Dark Indigo
California fuchsia 5 Epilobium canum, select forms 2-11, 14-24 8-9 1-3 ft. 2-4 ft. Red, Pink
Saint Catherine’s lace 5 Eriogonum giganteum, E. fasiculatum, others 5, 7-9, 14-24 9a-11 3-6 ft 3-6 ft. White, Tan
Deergrass 5 Muhlenbergia rigens 4-24 8-10 3-5 ft. 4-6 ft. Tan
Chaparral currant 5 Ribes malvaceum 6-9, 14-24 5a-8a 4-6 ft. 4-6 ft. White, Pink
Hummingbird sage 8 Salvia spathacea 7-9, 14-24 7-10 2-3 ft. 3-6 ft. Red, Pink
California goldenrod 8 Solidago californica 1-11, 14-23 5 to 10 1-5 ft 1-2 ft. Yellow
Fragrant Leaves and Flower
Yarrow 4 Achillea millefolium 1-24 3a-9b 1-2 ft. 3 ft. White, Pink
Razzleberry, Chinese fringe flower 8 Loropetalum chinense 'Razzleberry' 6-9, 14-24 8-9 6-10 ft 6-10 ft. Pink to Purple
Hybrid catmint 8 Nepeta x faassennii 1-24 3a-8b 1-2 ft. 1-2 ft. Lavender, Blue
Cut leaf lilac 9 Syringa x laciniata 3-12, 14-16, 18-22 4-8 5-8 ft. 4-8 ft. Violet, Purple, Lavender
Dwarf oregano 9 Origanum ‘Betty Rollins’ 1-24 8-10 1-3 ft 1-3 ft. Pink
Rosemary, ‘Ed Carman's’ 9 Rosmarinus officinalis ‘Mozart' 4-24, H1, H2 7-10 1-6 ft 3-6 ft. Blue
Purple spot mock orange 9 Philadelphus 'Belle Etoile' 2b-17 5-8 5-8 ft. 3-6 ft. White, Lavender
Rose, ‘Gruss an Aachen floribunda’ 9 Rosa ‘Gruss an Aachen’ All Zones 4-11 4-5 ft. 4-6 ft. Pink, White
Daylilly 10 Hemerocallis hybrids 4-24; H1, H2 4-0 2-4 ft 2-3 ft Multi-colored
Rose, Iceberg 10 Rosa ‘Iceberg’ All Zones 5-9 3-5 ft. 3-6 ft. White
Rose, ‘Golden pearl’ polyantha 10 Rosa ‘Perle d’Or’ All Zones 4-11 3-8 ft. 5-12 ft. Pink, Orange
Cleveland sage 10 Salvia clevelandii 8, 9, 12-24 9a-10b 1-3 ft 1-3 ft. Violet, Blue
Butterfly bush, Summer Lilac 11 Buddleja davidii 2-24, H1 5-10 4-10 ft. 4-10 ft. Purple
Attract Birds, Bees and Butterflies
Yarrow 4 Achillea millefolium 1 to 24 3a-9b 1-2 ft. 3 ft. White, Pink
Manzanita, Vine Hill 4 Arctostaphylos densiflora & local species 7-9, 14-21 7-9 4-6 ft. 5-8 ft. White, Pink
Day lilly 10 Hemerocallis hybrids 4-24; H1, H2 4-0 2-4 ft 2-3 ft Multi-colored
Michaelmas daisy, ‘Purple dome’ 11 Aster 'Purple Dome' 1-24 3a-9b 1-5 ft 2-5 ft. Violet
Texas Ranger (sage) 11 Leucophyllum frutescens 7-24, H1, H2 6b-8b 6-8 ft. 16-8 ft. Magenta, Purple
California fuchsia 5 Epilobium canum, select forms 2-11, 14-24 8-9 1-3 ft. 2-4 ft. Red, Pink
Saint Catherine’s lace 5 Eriogonum giganteum, E. fasiculatum, others 5, 7-9, 14-24 9a-11 3-6 ft 3-6 ft. White, Tan
Butterfly bush, Summer lilac 11 Buddleja davidii 2-24, H1 5-10 4-10 ft. 4-10 ft. Purple
Poker plant, ‘Christmas cheer’ 11 Kniphofia ‘Christmas Cheer’ 2-9, 14-24 5b-10b 4-5 ft 6-12 ft. Gold, Orange
Spanish lavender, ‘Otto Quast’ 12 Lavandula stoechas ‘Otto Quast’ 4-24 8-9 2 ft. 3-4 ft. Purple
Razzleberry, Chinese fringe flower 8 Loropetalum chinense 'Razzleberry' 6-9, 14-24 8-9 6-10 ft 6-10 ft. Pink to Purple
Hybrid catmint 8 Nepeta x faassennii 1-24 3a-8b 1-2 ft. 1-2 ft. Lavender, Blue
Dwarf oregano 9 Origanum ‘Betty Rollins’ 1-24 8-10 1-3 ft 1-3 ft. Pink
Chaparral currant 5 Ribes malvaceum 6-9, 14-24 5a-8a 4-6 ft. 4-6 ft. Pink
Rose, Butterfly 12 Rosa x odoratus ‘Mutabilis’ All Zones 7-9 5-9 ft. 5-12 ft. Multi-colored
Rosemary, ‘Ed Carman's’ 9 Rosmarinus officinalis ‘Mozart' 4-24, H1, H2 7-10 1-6 ft 3-6 ft. Blue
Cleveland sage 10 Salvia clevelandii 8, 9, 12-24 9a-10b 1-3 ft 1-3 ft. Violet, Blue
Mint bush sage 12 Salvia microphylla 7-24 7-10 3-4 ft. 4-6 ft. Red, Violet, Pink
Hummingbird sage 8 Salvia spathacea 7-9, 14-24 7-10 2-3 ft. 3-6 ft. Red, Pink
Hybrid soapwort 12 Saponaria x lempergii ‘Max Frei’ 1-11, 14-24 4a-8b 6-12 in. 1-2 ft. Pink
Cut leaf lilac 9 Syringa x laciniata 3-12, 14-16, 18-22 4-8 5-8 ft. 4-8 ft. Violet, Purple, Lavender
Dwarf germander 13 Teucrium chamaedrys ‘Nanum’ 2-24 4-9 1-2 ft. 1-2 ft. Purple, Pink
Bush germander 13 Teucrium fruticans 4-24 8-9 3-4 ft. 4-6 ft. Blue
California goldenrod 8 Solidago californica 1-11, 14-23 5-10 1-5 ft 1-2 ft. Yellow
Have Edible Parts
Golden currant 13 Ribes aureum A2, A3, 1-12, 14-23 7-10 5-7 ft. 4-6 ft. Yellow, Orange
Chaparral currant 5 Ribes malvaceum 6-9, 14-24 5a-8a 4-6 ft. 4-6 ft. Pink
Dwarf oregano 9 Origanum ‘Betty Rollins’ 1-24 8-10 1-3 ft 1-3 ft. Pink
Rosemary, ‘Ed Carman's’ 9 Rosmarinus officinalis ‘Mozart' 4-24, H1, H2 7-10 1-6 ft 3-6 ft. Blue
Butterfly Larval Food Plants
Showy milkweed 13 Asclepias speciosa, A. fascicularis, A. eriocarpa 1-24 3a-9b 2-4 ft. 1-2 ft. Purplish pink, white
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FOLIAGE COLOR ORNAMENTAL CHARACTER COMMENTS

Light Green Fragrance, Flowers Many colorful varieties; lacy appearance. Attracts beneficial insects including butterflies. Attracts birds.
Green Bark, Flowers Colorful blooms; berry-like fruit. Attracts beneficial insects and hummingbirds. Deer resistant.

Light Green, Yellow Green Fall color, Flowers Drought and heat tolerant. Native to open prairies. Attracts beneficial insects.
Dark Green Flowers, Fragrance Small, dark green leaves; large dark indigo flowers. Attracts beneficial insects.

Light Green, Gray Flowers, Fall color Intense scarlet flowers into winter. Attracts hummingbirds. Attracts beneficial insects.
Gray Green, Silver Fruit, Flowers, Bark Large showy, lacy white flowers. Attracts beneficial insects including butterflies.

Green Container plant, Flowers Survives harsh conditions. Attracts beneficial insects.
Green Flowers, Fragrance Pink blooms. A favorite of bees, other beneficial insects. Attracts hummingbirds.

Green, Light Green Flowers, Fragrance Aromatic leaves with magenta flower spikes. Attracts hummingbirds.
Light Green Flowers Spectacular yellow flowers. Attracts beneficial insects, including butterflies.

Light Green Fragrance, Flowers Many colorful varieties; lacy appearance. Attracts beneficial insects including butterflies. Attracts birds.
Green and Purple Flowers, Foliage color Colorful flowers ranging from white to shades of red. Attracts hummingbirds and beneficial insects.

Gray Green Flowers Misty clouds of tiny flowers. Attracts beneficial insects including butterflies.
Green, Dark Green Flowers, Fragrance Fragrant, pale lilac flower clusters. Attracts beneficial insects.

Dark Green Fragrance, Flowers Leaves used as popular spice. Attracts butterflies. Attracts beneficial insects.
Dark Green, Gray Green Fragrance, Flowers Dark blue flowers. Rich in cooking oil. Attracts beneficial insects.

Dark Green Fragrance Fragrant, white to cream-colored blossoms. Attracts beneficial insects.
Dark Green Flowers, Container plant, Fragrance Pink or white clustered flowers. Attracts birds. Attracts beneficial insects.

Green Flowers A persistent and trouble-free plant that comes in a wide array of colors. Attracts hummingbirds and beneficial insects.
Green Container plant, Fragrance, Flowers Clusters of brilliant white flowers. Attracts birds. Attracts beneficial insects.

Green, Light Green, Red Flowers, Container plant, Fragrance Small blooms in open clusters. Attracts birds. Attracts beneficial insects.
Light Green, Gray Green Fragrance, Flowers Used for cooking, teas. Attracts hummingbirds. Attracts beneficial insects.

Gray Green Flower, Fragrance, Foliage Color Spikey clusters of lilac flowers. Dark green leaves on top, feltedwhite below. Attracts butterflies and beneficial insects.

Light Green Fragrance, Flowers Many colorful varieties; lacy appearance. Attracts beneficial insects including butterflies. Attracts birds.
Green Bark, Flowers Colorful blooms; berry-like fruit. Attracts beneficial insects and hummingbirds. Deer resistant.
Green Flowers A persistent and trouble-free plant that comes in a wide array of colors. Attracts hummingbirds and beneficial insects.

Dark Green Flowers, Container plant, Fall color Purple blooms, yellow centers. Attracts beneficial insects including butterflies.
Gray Flowers, Foliage color Colorful plant with contrasting purple and silver when in bloom. Attracts beneficial insects.

Light Green, Gray Flowers, Fall color Intense scarlet flowers into winter. Attracts hummingbirds. Attracts beneficial insects.
Gray Green, Silver Fruit, Flowers, Bark Large showy, lacy flowers. Attracts beneficial insects including butterflies.

Gray Green Flower, Fragrance, Foliage Color Spikey clusters of lilac flowers. Dark green leaves on top, feltedwhite below. Attracts butterflies and beneficial insects.
Green Flowers Bright orange buds, golden flowers. Attracts birds. Attracts beneficial insects.

Gray, Green Flowers, Fragrance Fragrant purple flowers. Attracts butterflies. Attracts beneficial insects.
Green and Purple Flowers, Foliage color Colorful flowers ranging from white to shades of red. Attracts hummingbirds and beneficial insects.

Gray Green Flowers Misty clouds of tiny flowers. Attracts beneficial insects including butterflies.
Dark Green Fragrance, Flowers Leaves used as popular spice. Attracts butterflies. Attracts beneficial insects.

Green Flowers, Fragrance Pink blooms. A favorite of bees, other beneficial insects. Attracts hummingbirds.
Dark Green Flowers, Fragrance Multi-colored, fluttery petals. Attracts beneficial insects. Attracts birds.

Dark Green, Gray Green Fragrance, Flowers Dark blue flowers. Rich in cooking oil. Attracts beneficial insects.
Light Green, Gray Green Fragrance, Flowers Used for cooking, teas. Attracts hummingbirds. Attracts beneficial insects.

Dark Green Flowers Looks like peppermint candy. Attracts birds. Attracts beneficial insects.
Green, Light Green Flowers, Fragrance Aromatic leaves with magenta flower spikes. Attracts hummingbirds.

Green Flowers Extremely drought tolerant. Attracts beneficial insects. Attracts birds.
Green, Dark Green Flowers, Fragrance Fragrant, pale lilac flower clusters. Attracts beneficial insects.

Dark Green Flowers, Container plant Low growing, dark pink flowers. Attracts beneficial insects. Attracts birds.
Gray Flowers, Container plant Lavender-blue flower spikes. Attracts beneficial insects. Attracts birds.

Light Green Flowers Spectacular yellow flowers. Attracts beneficial insects, including butterflies.

Light Green, Green Flowers Yellow flowers, turning orange with age. Attracts hummingbirds. Attracts beneficial insects.
Green Flowers, Fragrance Pink blooms. A favorite of bees, other beneficial insects. Attracts hummingbirds.

Dark Green Fragrance, Flowers Leaves used as popular spice. Attracts butterflies. Attracts beneficial insects.
Dark Green, gray green Fragrance, Flowers Dark blue flowers. Rich in cooking oil. Attracts beneficial insects.

Gray, Green Flowers All zones Balls of small, star-like flowers. Attracts butterflies and provides food for their larvae.
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Razzleberry,
Chinese fringe flower
Loropetalum chinense
'Razzleberry'

This colorful evergreen is a
member of the witch hazel family.
It blooms in spring, and depending on
the variety, its flowers can range from white to various
shades of red. Each bloom has four-inch-long petals that
droop downward. Height: 6-10 feet.
Sunset Zones: 6-9, 14-24; USDA Zones: 8, 9

Attracts birds & beneficial insects

Hummingbird sage
Salvia spathacea
This coastal native spreads by rhizomes
and bears upright stems with several pairs
of broad, quilted, light green, aromatic leaves.
Its flower spikes rise above the leaves and bear
large, tubular, magenta-colored flowers. As its
name implies, it is a favorite of hummingbirds.
Height 2-3 feet. Sunset Zones: 7-9, 14-24;
USDA Zones: 7-10.

California native
Attracts birds & beneficial insects
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Hybrid catmint Nepeta x faasennii
Also known as catnip, this plant has
attractive, aromatic foliage and misty clouds
of tiny flowers. The individual grayish-green leaves are
small, soft, and heart-shaped. They’re set on long, slack
stems topped with spikes of lavender-purple to blue
tubular flowers. Height 1-2 feet. Sunset Zones: 1 to 24;
USDA Zones: 3a-8b.

Fragrant leaves/flowers
Attracts birds & beneficial insects

California goldenrod
Solidago californica
Known for its spectacular
yellow flowers. It has fuzzy-gray leaves
and stems, with wand-like stalks topped
by clusters of small, yellow flowers.
Height 1-5 feet.
Sunset Zones: 1-11,14-23;
USDA Zones: 5-10.

California native
Attracts birds & beneficial insects



Dwarf oregano Origanum ‘Betty Rollins’
This fragrant plant is a favorite on the hummingbird
circuit during the winter. It thrives in low- or medium-water
situations, and has a distinctive fountain-like shape. White
flowers adorn semi-leafless stems during winter and early
spring. Height 1-3 feet. Sunset Zones: 1-24; USDA Zones: 8-10.
Edible parts
Fragrant leaves/flowers
Attracts birds & beneficial insects

Cut leaf lilac Syringa x laciniata
This hybrid is often described as graceful
because of its airy, finely textured foliage. It produces
fragrant, pale lilac flower clusters up to 4 inches long
in late spring. Height 4-8 feet.
Sunset Zones: 3-12, 14-16, 18-22; USDA Zones: 4-8

Fragrant leaves/flowers
Attracts birds & beneficial insects
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Rosemary, 'Ed Carman'
Rosmarinus officinalis ‘Mozart'
Looks good and tastes great! This variety of
rosemary has the darkest blue flowers of any
rosemary, and is rich in cooking oil. Blooms in
spring and summer, then again in fall, making it very
attractive to bees. Height 1-6 feet.
Sunset Zones: 4-24; H1, H2. USDA Zones: 7-10.
Fragrant leaves/flowers
Attracts birds & beneficial insects
Has edible parts

Mock orange, 'Purple spot'
Philadelphus 'Belle Etoile'
A very fragrant plant, with white to
cream-colored blossoms that have purple
or maroon centers. Grows in most conditions
to a fountain-like shape. Height 5-8 feet.
Sunset Zones: 2b-17; USDA Zones: 5-8

Fragrant leaves/flowers

Floribunda rose,
'Gruss an Aachen'
Rosa ‘Gruss an Aachen’
This hybrid rose was originally bred to withstand harsh
winters. Produces pink or white flowers that occur in
clusters rather than as a single flower per stem.
Height 4-5 feet. Sunset Zones: All; USDA Zones: 4-11

Fragrant leaves/flowers



Iceberg rose
Rosa ‘Iceberg’
This plant features clusters of
brilliant white flowers, thus the name
'iceberg.' It also comes in a climbing
variety that reaches greater heights, but it
must be attached to a fence or trellis to
achieve full growth. Height 3-5 feet.
Sunset Zones: All; USDA Zones: 5-9.
Fragrant leaves/flowers
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Rose, Polyantha
'Golden pearl'
Rosa ‘Perle d’Or’
Also known as Yellow Cecile Brunner,
it has small blooms in open clusters. This variety has apricot
or light pink undertones that age to white. Height 3-8 feet.
Sunset Zones: All; USDA Zones: 4-11.

Fragrant leaves/flowers

Cleveland sage Salvia clevelandii
A member of the mint family, this
plant's fragrant leaves are sometimes
used as a substitute for garden sage in
cooking or to make a refreshing tea. Attracts
hummingbirds, and bees and other beneficial insects.
Blue-to-violet blooms. Height 1-6 feet.
Sunset Zones: 8,9, 12-24; USDA Zones: 9a-10b.

Fragrant leaves/flowers
Attracts birds & beneficial insects

Day liliy
Hemerocallis hybrids

Day lillies are among the most persistent and trouble-free
plants. They flourish in almost any soil type. Flowers
appear at the ends of leaf-free stems, in a wide variety of
colors ranging from white to yellow to orange to red.
Height: 2-4 feet.
Sunset Zones: 4-24; H1-H2. USDA Zones: 4-10

Fragrant leaves/flowers
Has edible parts



Poker plant, 'Christmas cheer'
Kniphofia ‘Christmas Cheer’
This hybrid gets its name 'Christmas Cheer' because
unlike relatives, its blooms begin in late fall and early win-
ter. Bright orange buds grow into brilliant golden flowers.
With blooms on the ends of long stems, it
resembles a hot poker. Height 4-5 feet.
Sunset Zones: 2-9, 14-24; USDA Zones: 5b-10b.

Attracts birds & beneficial insects

Purple dome
Michaelmas daisy
Aster, ‘Purple Dome’
A quickly spreading plant
that adapts to most soils.
Its abundant, deep purple
blooms with yellow centers can cover the
entire plant. Height 1-5 feet.
Sunset Zones: 1 to 24; USDA Zones: 3a-9b.
Attracts birds & beneficial insects
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Distinctive, tapering leaves grow up to 12 inches with dark
green on top, felted white below. Small, fragrant flowers,
lilac with an orange eye, bloom in midsummer on branch
ends, in arching, spikelike, dense clusters sometimes
longer than 12 inches. Height: 4-10 feet.
Sunset Zones: 2-24, H1; USDA Zones: 5-10

Fragrant leaves/flowers
Attracts birds & beneficial insects

Butterfly bush,
Summer lilac
Buddleja davidii

Also called cenizo. Vivid purple flowers
sharply contrast with silvery foliage. Does
well in hot, dry conditions. It can be pruned into a hedge, form-
ing an attractive border. Height: 6-8 feet.

Sunset Zones: 7-24, H1, H2; USDA Zones: 6b-8b

Fragrant leaves/flowers
Attracts birds & beneficial insects

Texas Ranger
Leucophyllum frutescens



Mint bush sage
Salvia microphylla
From more than a few
feet away, this plant looks like
peppermint candy growing on a green
stalk. Its white and red blooms attract
bees. Height 3-4 feet.
Sunset Zones: 7-24;
USDA Zones: 7-10.

Attracts birds & beneficial insects

Hybrid soapwort
Saponaria x lempergii
‘Max Frei’

This low-maintenance,
drought-tolerant plant
has pretty, pink to purplish
flowers that bloom through
summer into autumn.
It’s dependable even in the
hottest weather, and works well with roses and taller
plants. Height 1-2 feet.
Sunset Zones: 1-11,14-24; USDA Zones: 4a-4b.

Attracts birds & beneficial insects

Butterfly rose
Rosa x odoratus ‘Mutabilis’
Similar to several other rose plants,
and also known as tea rose. The 'butterfly' in one of its com-
mon names comes from its multi-colored, fluttery petals
that an early observer mistook for butterflies. Height 7-9
feet. Sunset Zones: All; USDA Zones: 7-9.
Attracts birds & beneficial insects

Spanish lavender, 'Otto Quast'
Lavandula stoechas ‘Otto Quast’
Famous for fragrant lavender or purple flowers, often set
off by aromatic gray, gray-green or yellowish green foliage.
Blossom spikes are used for perfume, aromatic oil, soap,
medicine and sachets. Height 2 feet.
Sunset Zones: 4-24; USDA Zones: 8-9.

Attracts birds & beneficial insects
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Dwarf germander
Teucrium chamaedrys ‘Nanum’

This low-growing ground cover has
dark pink flowers in early summer.
One of the few ground covers that does

well in either full sun or part shade. Be aware that a
much smaller plant with delicate white blooms is also
known as a dwarf germander. Height 1-2 feet.
Sunset Zones 2-24; USDA Zones 4-9.

Attracts birds & beneficial insects

Bush germander
Teucrium fruticans
This silvery gray plant blooms
virtually year-round, with laven-
der-blue flower spikes at branch
ends. Height 4-6 feet.
Sunset Zones: 4-24;
USDA Zones: 8-9.

Attracts birds & beneficial insects

Showy Milkweed
Asclepias speciosa
A striking plant, with balls of small,
star-like flowers in shades of purplish-pink and white,
nestled in thick, hairy gray leaves growing from sturdy
green stems. Height 2-4 feet.
Sunset Zones: 1-24; USDA Zones: 3a-9b

Butterfly larval food plant
Attracts beneficial insects

Golden currant
Ribes aureum
This shrub has light-green,
three-lobed leaves and
spicy-scented
yellow flowers,
turning orange with
age, on long, wand-like
stems. Berries are either
yellow, red or black when ripe. Height 5-7 feet.
Sunset Zones: A2, A3, 1-12, 14-23;
USDA Zones: 7-10.

Has edible parts
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What We Do to Keep Your Lights on and Your Community Safe
Pacific Gas and Electric Company’s vast electric system crosses some of the most diverse terrain in the United States, delivering electricity to
approximately 15 million people in northern and central California. The PG&E service area includes:

• 5.1 million electric customer accounts
• 4.2 million natural gas customer accounts
• 70,000 square miles
• 113,000 miles of distribution lines
• 18,500 miles of electric transmission lines
• 2.5 million wood poles and steel towers

Pacific Gas and Electric Company Is Here to Help You with Your Trees and Landscaping Needs
We are one of the largest employers of International Society of Arboriculture (ISA) Certified Arborists in the nation. Our vegetation
management staff includes Registered Professional Foresters and Utility Arborists and an augmented staff of 1,200 specially
trained tree-care professionals contracted from other tree companies that inspect and prune trees. Many of these contractors are also ISA
Certified Arborists.

To schedule an appointment with one of our tree-care professionals or for questions about landscap[ing near electric utility facilities, please
contact our Customer Call Center at 1-800-743-5000.

National Recognition and Professionalism
PG&E is a recognized Tree Line Utility by the National Arbor Day Foundation. This prestigious award is presented to utilities across the nation
for utilizing arboriculture practices to protect and enhance America's urban forests. And we continue to be a leader in the tree
industry through involvement in a variety of organizations such as: International Society of Arboriculture (ISA), Western Chapter of ISA, Utility
Arborist Association, Society of Municipal Arborists, California Fire Safe Council, the North American Electric Reliability Corporation (NERC) and
the Right-of-Way Stewardship Council.

References and Resources
• Reliable Plants for California Landscapes: www.ccuh.ucdavis.edu
• Pollinating Plants: www.pollinator.org
• California Tree Selections: www.selectree.calpoly.edu

• Tree Line USA: www.arborday.org
• Utility Vegetation Management: www.ferc.gov

• Bramble and Byrnes Research, Game Lands 33: www.dowagro.com/vm/environmental/game_lands_33.htm
• California Center for Urban Horticulture, UC Davis

• Illustration: Robert O’Brien

PG&E Service Area

What types of utility lines are near you?

Planting restrictions for trees and other vegetation
vary widely for different types of utility lines —
electric transmission lines, electric distribution
lines and gas pipelines. If you need help verifying
which type of utility line is near you, call our

Customer Care Center at 1-800-743-5000
to schedule an appointment with one of
our tree-care professionals.

To request Gas Pipeline planting
information call 1-800-743-5000.

Distribution Lines

Gas Pipeline

Transmission Lines

Types of Utility Lines

Other Publications
To request a free copy of a Guide to Small Trees Near Distribution Lines (available for Bay Area
and Inland, Northern California and Central California), the Powerwise Tree Planning Guide
or another copy of this guide, email a request to RightTreeRightPlace@pge.com or call
1-800-743-5000. Please indicate which guide, how many copies are needed and include a
mailing address.

Gas Pipeline
Marker
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City of Fresno Notes and Requirements for Entitlement Applications 
 

(Note:  Not all requirements will be applicable to all projects)  
 
 

GENERAL 
 
1. Approval of this special permit may become null and void in the event that 

development is not completed in accordance with all the conditions and requirements 
imposed on this special permit, the Zoning Ordinance, and all Public Works Standards 
and Specifications.  This special permit is granted, and the conditions imposed, based 
upon the Operation Statement provided by the applicant.  The Operation Statement is 
material to the issuance of this special permit.  Unless the conditions of approval 
specifically require operation inconsistent with the Operation Statement, a new or 
revised special permit is required if the operation of this establishment changes or 
becomes inconsistent with the Operation Statement.  Failure to operate in accordance 
with the conditions and requirements imposed may result in revocation of the special 
permit or any other enforcement remedy available under the law.  The Development 
and Resource Management Department shall not assume responsibility for any 
deletions or omissions resulting from the special permit review process or for additions 
or alterations to construction plans not specifically submitted and reviewed and 
approved pursuant to this special permit or subsequent amendments or revisions.  

2. No uses of land, buildings, or structures other than those specifically approved 
pursuant to this site plan shall be permitted.  

3. Development shall take place in accordance with the Standards, Specifications, and 
Standard Drawings of the City of Fresno Public Works Department; 
http://www.fresno.gov/Government/DepartmentDirectory/PublicWorks/DeveloperDoorw
ay/Technical+Library/StandardSpecificationsandDrawings.htm  

4. Development shall take place in accordance with all city, county, state and federal laws 
and regulations.   

5. Owners and persons having ownership interest in businesses operating in the City of 
Fresno (including leasing out any commercial or industrial property, or renting out four 
or more dwelling units) are required by the Fresno Municipal Code to obtain a 
Business Tax Certificate.  Contact the City of Fresno Finance Department’s Business 
Tax Division at (559) 621-6880 for more information.  Information and  an application 
form is available at the following website:  
http://www.fresno.gov/Government/DepartmentDirectory/Finance/BusinessLicenseand
Tax/businesstaxapplicaiton.htm 

6. All proposed building(s) or structure(s) constructed on the property must comply with 
the prevailing California Building Code Standards. 

7. Any building modifications and/or additions not included with this application are not 
approved with this special permit and would be subject to a new special permit. 
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8. For projects initiated in response to code enforcement action, the exercise of rights 

granted by this special permit must be commenced by six months.  Completion of the 
project, including improvements, shall occur by 12 months. 

FENCES/WALLS, LANDSCAPING, PARKING 

9. Temporary fences to secure projects under construction are allowed.  Any temporary 
fence shall be adequately secured and constructed to prevent overturning due to wind, 
vandalism, and/or casual contact by the general public.  The construction shall be 
performed in such a manner as to minimize any potential safety hazard, which may 
occur as a result of improper fence installation or damage to the fence. 

10. Future fences shall be reviewed and approved by the Development and Resource 
Management Department prior to installation.  

11. No structures of any kind (including signs and/or fences) may be installed or 
maintained within the required-landscaped areas.  No exposed utility boxes, 
transformers, meters, piping (excepting the backflow prevention device), etc., are 
allowed to be located in the landscape areas or setbacks or on the street frontages of 
the buildings.  All transformers, etc., shall be shown on the site plan.  The backflow 
device shall be screened by landscaping or such other means as may be approved.  

12. Provide shade calculations on the landscape plan for parking lot shading in 
accordance with the attached Development Department, Performance Standards for 
Parking Lot Shading, including tree species and tree counts. 

13. Disperse trees over the parking lot area to provide 50 percent shading of the parking 
area surface within 15 years.  (This requirement may be reduced to 40 percent for 
existing development if it is demonstrated that the constraints of an existing site would 
make it impossible to meet the normal standards.) Trees shall also be planted in the 
required landscaped area along the periphery of the development in order to shade 
and enhance adjacent property and public rights-of-way.  Refer to the attached 
“Performance Standards for Parking Lot Shading,” for the tree list and further details. 

14. Trees shall be maintained in good health.  However, trees may not be trimmed or 
pruned to reduce the natural height or overall crown of the tree, except as necessary 
for the health of the tree and public safety; or as may otherwise be approved by the 
Development and Resource Management Department.  

15. Landscaping must be in place before issuance of the certificate of occupancy.  A Hold 
on Occupancy shall be placed on the proposed development until such time that 
landscaping has been approved and verified for proper installation by the Development 
Services Division. (Include this note on the site and landscape plans.) 
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16. Prior to final inspection, a written certification, signed by a landscape professional 

approved by the Director, shall be submitted stating that the required landscaping and 
irrigation system was installed in accordance with the landscaping and irrigation plans 
approved by the Development Services Division, Development Department.   

17. Future tenant improvements shall be reviewed and approved by the Development and 
Resource Management Department to ensure that adequate off-street parking is 
provided.   

18. The parking lot design must accommodate the provision of trees in accordance with 
the attached Parking Lot Shading Policy. 

19. A minimum number of accessible parking stalls are required for the proposed project 
per State of California Building Code, “Development Requirements for Handicapped 
Accessibility.”   

20. All accessible stalls shall be marked with the international symbol of spaces and a 
warning that vehicles in violation of Section 10-1017 of the Municipal Code shall be 
towed away.  The international symbol and tow-away warning shall be posted 
conspicuously on seven-foot poles.  (Include this note on the site plan.) 

21. All accessible parking stalls shall be placed adjacent to facility access ramps or in 
strategic areas where the handicapped shall not have to wheel or walk behind parked 
vehicles while traveling to or from accessible parking stalls and ramps.  (Include this 
note on the site plan.) 

22. Lighting where provided to illuminate parking, sales or display areas shall be hooded 
and so arranged and controlled so as not to cause a nuisance either to highway traffic 
or to the living environment.  The amount of light shall be provided according to the 
standards of the Department of Public Works.  Depict all proposed lights on the site 
plan. 

23. Bicycle parking spaces shall be supplied at a rate of 10% of the automobile spaces 
provided pursuant to Section 12-306-I-2.1c of the Fresno Municipal Code (FMC).  
Bicycle parking spaces shall each consist of one slot in a bike rack.  They shall be 
grouped in racks which allow four feet of clearance on all sides.  There shall be 
adequate space between rack slots to park, lock, and remove bicycles.  Bicycle 
parking spaces and the required four-foot clearance shall be protected from motor 
vehicle encroachment by means of fixed barriers not less than six inches or more than 
three in height.  Bicycle parking spaces shall not encroach into pedestrian ways, 
landscaped areas, or other required open spaces, and shall be located proximal to 
structures.   

24. All general provisions of Section 12-306-I of the FMC shall apply to all parking areas. 
http://library.municode.com/HTML/14478/level3/MUCOFR_CH12LAUSPLZO_ART3GE
COAPZO.html#MUCOFR_CH12LAUSPLZO_ART3GECOAPZO_S12-306PRDEST  
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SIGNAGE 

25. All future signs shall be architecturally compatible with the proposed building(s).  
Provide a set of drawings, with descriptive information, including, materials, design and 
colors to allow for a preliminary assessment of the future signage.  It is recommended 
that you provide a copy of the signage early in the project process to allow for staff 
comment. 

26. Signs, other than directional signs, if applicable, are not approved for installation as 
part of this special permit.  (Include this note on the site plan.)   

27. All proposed signs shall conform to the current sign ordinance.  Applications for a sign 
permit and requirements for submittal are available at the Development and Resource 
Management Department's Public Front Counter or online at 
http://www.fresno.gov/Government/DepartmentDirectory/PlanningandDevelopment/Pla
nning/SignsandBanners.htm  

28. Window signs are limited to four square feet in area, providing information about hours 
of operation and emergency, sale or rental information only.  Exterior signage such as 
banners, flags and pennants are prohibited.  However, special event banner signs are 
permitted for 30 days if approved by the Development and Resource Management 
Department, attached to the building, and not exceeding 32 square feet in area.  

29. Permanent window signs over six square feet in area can be submitted for approval 
under a sign review application.   

MISCELLANEOUS 

30. Noise levels shall not exceed the decibel levels described in Section 10-102.b of the 
FMC at anytime, measured at the nearest subject property line. 
http://library.municode.com/HTML/14478/level3/MUCOFR_CH10REREPUNUREPRC
OUS_ART1NORE.html#MUCOFR_CH10REREPUNUREPRCOUS_ART1NORE_S10-
102DE  

31. There shall be adequate vehicular access from a dedicated and improved street or 
alley to off-street parking and loading facilities on the property requiring off-street 
parking and loading.  Vehicular and/or pedestrian access shall be provided and shall 
remain clear at all times. 

32. The address listed in the conditions of approval is the 'Official Address' given to the 
building.  If you would like separate suite or unit numbers for a building, provide a floor 
plan and contact the City of Fresno Development and Resource Management 
Department for 'Official Addresses’.  Only those addresses assigned by the City of 
Fresno will be recognized as 'Official Addresses'.  The United States Post Office 
will only recognize addresses assigned by the City of Fresno.  If a non-official address 
is given to a building and or/separate suites, the City of Fresno has the authority to 
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charge a fee and have those addresses corrected.  In addition, the United States Post 
Office will cease mail delivery to those addresses that are not ‘Official Addresses’. 

33. All projects, including projects that involve less than one acre of property, are required 
to comply with the City of Fresno’s Urban Storm Water Quality Management and 
Discharge Control Ordinance, FMC Chapter 6, Article 7 (FMC Sections 6-701 et seq.) 

When a project involves one acre or more of construction activity (including, but not 
limited to, grading) the developer is required to obtain a stormwater discharge permit 
for construction, with a Notice of Intent (NOI) filed prior to commencement of any 
grading construction activity.  Contact the Fresno office of the California Regional 
Water Quality Control Board at 559-445-6281 regarding the required NOI and 
stormwater discharge permit.  Additional information on California’s construction 
stormwater regulation may be obtained from the Water Board via the internet:   
www.waterboards.ca.gov/water_issues/programs/stormwater/construction.shtml.   

Helpful information for preparing and implementing stormwater pollution prevention 
plans may also be obtained from the California Stormwater Quality Association via its 
website, www.casqa.org     

When a project involves specified nonresidential activities (certain commercial and 
industrial activities), an ongoing industrial stormwater discharge permit is also required.  
Contact the Fresno office of the California Regional Water Quality Control Board at 
559-445-6281 to find out whether your project/business requires an industrial 
stormwater discharge permit, and to obtain details on securing this permit.  Additional 
information on industrial stormwater regulations may be obtained from the following 
website: www.waterboards.ca.gov/water_issues/programs/stormwater/industrial.shtml,  

The California Stormwater Quality Association has additional information on preparing 
stormwater pollution prevention plans for industrial activities  (www.casqa.org).   

34. Screen all roof-mounted equipment from the view of public rights-of-way. Depict all 
mechanical equipment on site plan and elevations.   

35. If archaeological and/or animal fossil material is encountered during project surveying, 
grading, excavating, or construction, work shall stop immediately. (Include this note 
on the site plan.) 

36. If there are suspected human remains, the Fresno County Coroner shall be 
immediately contacted.  If the remains or other archaeological material is possibly 
Native American in origin, the Native American Heritage Commission (Phone: (916) 
653-4082) shall be immediately contacted, and the California Archaeological 
Inventory/Southern San Joaquin Valley Information Center (Phone: (805) 644-2289) 
shall be contacted to obtain a referral list of recognized archaeologists.  An 
archeological assessment shall be conducted for the project, the site shall be formally 
recorded, and recommendations made to the City as to any further site investigation or 
site avoidance/preservation. (Include this note on the site plan.) 
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37. If animal fossils are uncovered, the Museum of Paleontology, U.C. Berkeley shall be 

contacted to obtain a referral list of recognized paleontologists.  An assessment shall 
be conducted by a paleontologist and, if the paleontologist determines the material to 
be significant, it shall be preserved. (Include this note on the site plan.) 

38. Connection to a municipal water system is required unless approved measures are 
included in the project conditions of approval for an alternative water supply. 

39. Connection to a municipal City of Fresno sewer system is required unless approved 
measures are included in the project conditions for alternative wastewater treatment 
facilities. 

40. City of Fresno water and sewer connection charge obligations applicable to this project 
will be computed during the building construction plan check process and shall be 
payable at time of issuance of building permit unless other arrangements have been 
approved to defer such payments to a later date.  For information relating to water and 
sewer service requirements and connection charges, contact Frank Saburit at (559) 
621-8277. 

41. Open street cuts are not permitted; all utility connections must be bored. 

42. CROSS-CONNECTION CONTROL.  A backflow prevention device may be required on 
the water service.  Contact the Department of Public Utilities, Water Division (559) 621-
5300 for requirements relating to approved devices, locations, testing and acceptance.  
This requirement must be satisfied prior to final occupancy. 

43. This project was reviewed by the Fire Department only for requirements related to 
water supply, fire hydrants, and fire apparatus access to the building(s) on 
site.  Review for compliance with fire and life safety requirements for the building 
interior and its intended use are reviewed by both the Fire Department and the Building 
and Safety Section of the Development and Resource Management when a submittal 
for building plan review is made as required by the California Building Code by the 
architect or engineer of record for the building. 

44. Outdoor storage of materials, including ISO containers, is prohibited.  All materials 
shall be stored within a completely enclosed building, unless approved by the 
Development and Resource Management Department.  (Include this note on the site 
plan) 

45. If video surveillance cameras are required or installed, provide signs under the 
surveillance cameras which notify the public that the subject property is monitored by 
video surveillance.   



City of Fresno Notes and Requirements For Entitlement Applications 
Page 7 of 9 
 
 

FEES 

(Not all fees will be applicable to all projects) 

46. NOTICE TO PROJECT APPLICANT:  In accordance with the provisions of 
Government Code Section 66020(d)(1), the imposition of fees, dedication, reservations 
or exactions for this project are subject to protest by the project applicant at the time of 
approval or conditional approval of the development or within 90 days after the date of 
imposition of fees, dedications, reservation, or exactions imposed on the development 
project.  This notice does not apply to those fees, dedications, reservations, or 
exactions which were previously imposed and duly noticed; or, where no notice was 
previously required under the provisions of Government Code Section 66020(d)(1) in 
effect before January 1, 1997. 

47. CITYWIDE DEVELOPMENT IMPACT FEES 

a) Traffic Signal Charge (FMC Section 12-4.1101 to 12-4.1103) This project shall 
pay its Traffic Signal Mitigation Impact Fee at the time of building permit based on 
the trip generation rate(s) as set forth in the latest edition of the ITE Generation 
Manual.  Refer to the adopted Master Fee Schedule for fee rate. This fee shall be 
paid at time of building permit.  

b) Fire Facilities Fee (FMC Section 12-4.901 to 12-4.906) (based on building square 
footage, or residential units) 

c) Police Facilities Fee (FMC Section 12-4.801 to 12-4.806)  (based on building 
square footage, or residential units) 

d) Parks Facilities Fee (FMC Section 12-4.701 to 12-4.706)  (based on the number 
of residential units) 

48. CITYWIDE REGIONAL AND NEW GROWTH MAJOR STREET IMPACT FEES (FMC 
Section 12-4.1006)  

a) Street Impact Fees shall be due and payable at the time of building permit 
issuance unless otherwise required by State law.  

b) Street Impact Fees will be a condition on all development entitlements granted.   

c) New construction on vacant parcels shall be calculated on a net acreage 
(adjusted acre basis) of the entire property subject to the development entitlement 
based upon planned land use.  Notwithstanding, fees shall be based upon actual 
land use for developments in the C-M zone district and for development projects 
developed inconsistent with the plan land use. 

d) New construction on property that is partially developed, Street Impact Fees will 
be applied to the incremental increase proportionate to the respective floor to 
area ratios (25% for commercial and 40% for industrial).  In no case shall anyone 
pay more than the amount of the total net acreage of the parcel multiplied by the 
applicable fee rate. 
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e) Reuse being more intensive that the original use, the developer shall be required 
to pay the difference between the current amount of the Street Impact Fee 
obligation for the old use and the current amount of the Street impact Fee 
obligation for the new use. 

49. FRESNO COUNTY FACILITY IMPACT FEE 

Fresno County adopted a Facilities Impact Fee, but the requirement to pay this fee was 
subsequently suspended by Fresno County.  If the fee has been reinstated at the time 
of issuance of building permits for this project, or an alternative fee system has been 
adopted by Fresno County, proof of payment or payment of this fee will be required for 
issuance of building permits. 

50. REGIONAL TRANSPORTATION MITIGATION FEE (RTMF) 

Pay the RTMF fee to the Joint Powers Agency located at 2035 Tulare Street, 
Suite 201, Fresno, CA 93721; (559) 233-4148, ext. 200; www.fresnocog.org.  Provide 
proof of payment or exemption prior to issuance of building permits. 

51. SCHOOL FEES 

School fees must be paid, if required, prior to the issuance of building permits.  Contact 
Central Unified School District.  Provide proof of payment (or no fee required) prior to 
the issuance of building permits. 

52. FRESNO METROPOLITAN FLOOD CONTROL DISTRICT (FMFCD) FEES 

a) A FMFCD Development Fee is required for review of proposed development 
projects, including applications for plan amendments, rezones, special permits, 
subdivisions, and grading plans.  This fee is based on project acreage and must 
be paid directly to FMFCD in order for that agency to review projects and provide 
a Notice of Requirements.  For more information, contact Fresno Metropolitan 
Flood Control District at (559) 456-3292.  

b) FMFCD drainage fees are due, if required, prior to issuance of building permits 
and are payable at the rate in place at the time of building permit issuance.  
Unpaid drainage fee obligations that were unpaid for a prior project at the site of a 
new project must be satisfied by the developer of the new project.  Drainage fees 
may be paid at the Development and Resource Management Department prior to, 
or at the time of building permit issuance.  They may also be paid directly to 
FMFCD, and proof of payment provided to the City, in order to obtain construction 
permits.   

53. SEWER CONNECTION CHARGES (FMC Section 6-304(a)).  The following sewer 
connection charges may be required and will be payable at the fee rate listed in the 
Master Fee Schedule at the time payment is due.  New sewer connection charges 
adopted by the Council prior to the issuance of building permits may also be applied.   

a) Lateral Sewer Charge (based on property frontage to a depth of 100’) 
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b) Oversize Sewer Charge (based on property frontage to a depth of 100’) 

Effective January 9, 1999, Ordinance No. 98-97 also amended certain sewer 
connection charges.  Fresno Municipal Code Article 15, Section 12 provides property 
owners the incentives and deletes certain sewer connection charges pursuant to the 
Simple Tiered Equity Program (STEP) and the Employment Development Program 
(EDP).  For additional information on the STEP and EDP, contact the Department of 
Public Utilities, Administration Division at (559) 621-8600. 

54. WATER CONNECTION CHARGES: (FMC Sections 6-507 to 6-513).  The following 
water connection charges may be required and will be payable at the fee rate listed in 
the Master Fee Schedule at the time payment is due.  New water connection charges 
adopted by the Council prior to issuance of building permits may also be applied.   

a) Frontage Charge (based on property frontage) 

b) Transmission Grid Main Charge (based on acreage) 

c) Transmission Grid Main Bond Debt Services Charge (based on acreage) 

d) UGM Water Supply Fee (based on living units, living unit equivalents or acreage) 

e) Wellhead Treatment Fee (based on living units or living unit equivalents) 

f) Recharge Fee (based on living units or living unit equivalents) 

g) 1994 Bond Debt Service Charge (based on living units or living unit equivalents) 

h) Service Charges (based on service size required by applicant) 

i) Meter Charges (based on service need) 

55. Deferment of the payment of Citywide development impact fees for Fire, Police, Parks, 
Streets, and Traffic Signals is available for projects located within the Downtown 
Priority Areas in accordance with the provisions of City of Fresno Resolutions 
Nos. 2009-265 and 2010-19. 
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Department Policy related to ISO Dry Freight Containers for 

Storage dated  February 4, 2011 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
DEVELOPMENT AND RESOURCE MANAGEMENT DEPARTMENT 

DATE: February 4, 2011 

SUBJECT: DEPARTMENT POLICY IN RE:  ISO DRY FREIGHT 
CONTAINERS FOR STORAGE 

On June 14, 2004, the Department Director approved a Department Policy1, and 
issued a Building Industry Bulletin (IB 04-01), that allows the use of ISO Dry Freight 
Containers (ISO Containers) for temporary and permanent storage.  This policy was 
up-dated on August 31, 2005, to clarify the procedures and requirements for both 
planning and building code approvals for these containers. 

As amended, the Development & Resource Management Department ISO Dry 
Freight Container Policy permits the use of ISO Containers, subject to the following 
conditions: 

1. Approval of a Site Plan Review or Conditional Use Permit, as appropriate. 

2. For storage use only (excess merchandise, supplies, or equipment). 

3. Not for habitation or occupance (as a dwelling, rest area, or workspace, etc.). 

4. Not for use by a ‘Storage Business’ (for example, Derrel’s Mini Storage or a 
warehouse for general public storage). 

5. Not for use for hazardous materials storage. 

6. Not for use on residentially occupied properties (except by the non-
residential uses of a mixed use site). 

7. Must not be visible from the public right-of-way (alleys excepted) and 
screened from view by abutting residentially occupied properties, except that 
ISO Containers on mixed use properties containing a residential element 
need not be screened from view by on-site dwellings. 

8. Must be structurally sound. 

9. Must be deployed at a single height (no stacking). 

10. No utility connections (water, sewer, electrical, communications cables, etc.). 
                                                 
1 Confirmed by a Staff Memo dated June 29, 2004. 
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As consolidated from: 
IB 04-1 
Staff Memo dated June 29, 2004 
Building Official Memo dated August 31, 2005 
//110204 PST// 

11. No connecting structures between or among these containers. 

12. Must have six foot separation between ISO Containers. 

13. Must have ten foot setback from buildings and property lines. 

14. Must maintain ISO Containers and surrounding area clean and in good 
repair. 

Although ISO Containers are subject to rigorous engineering standards that 
allow them to be stacked and withstand extreme conditions during multi-level 
transport on both ship and rail, that transport is subject to rigorous protocols for 
securing the containers.  Stacking ISO Containers is prohibited because of the 
potential for stacked containers to be toppled in the event of an earthquake or by 
collision with vehicles (toppling of ISO Containers in marshalling yards has very 
different consequences from such events in urban settings)  
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Ordinance No. 89-60, approved by City Council on May 

30, 1989 for Rezone Application No. R-88-153 
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Mitigation Monitoring and Reporting Program for the 

Northwest Fresno Walmart Project Final Environmental 
Impact Report dated August 3, 2016 

 
(See Exhibit F of the Staff Report) 
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Master Sign Program No. MSP-99 
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Performance Standards for Parking Lot Shading, Anti-Graffiti 
Landscaping, Landscaped Buffer Development and Planting 

Standards 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

PERFORMANCE STANDARDS FOR 

PARKING LOT SHADING 
Updated February  13, 2006 

 

POLICY 

Fifty percent of paved parking lots surface shall be shaded by tree canopies within fifteen years of 
planting (adopted by City Council policy resolution on July 12, 1988). 
 
GENERAL 

1. A “paved parking lot” shall include parking stalls, driveways, and maneuvering areas. 
 

2. Trees planted to satisfy the requirements of these guidelines are landscaping as defined by 
Municipal Code and are subject to established landscaping requirements. 

 

SITE PLAN REQUIRED 

3. A landscape plan which details the degree of compliance with the Parking Lot Shade Tree 
Ordinance is required.  The plan shall show: 

 

 a. All landscaped areas. 
b. Tree canopies drawn to scale representing the estimated canopy at a fifteen year 

growth period. 
c. The total area in square feet of the paved parking lot, driveways, and maneuver 

areas; and the area shaded by tree canopies.  A schedule listing total parking area, 
shaded area, and the percentage of parking area shaded should be included. 

 d. A schedule of the specific names of proposed trees and their sizes. 
 

4. Such plan shall be approved by the Planning and Development Department prior to 
issuance of building permits.  However, the plan is encouraged to be submitted at the time 
of site plan review. 

 

METHODOLOGY 

5. To simplify the process of determining compliance, the true angle of deflection of natural 
sunlight shall not be considered.  Shaded areas shall be assumed to be only those portions 
of a paved parking lot directly beneath the shading canopy or drip line. 

 

6. Shading shall be provided by tree canopies except that any portion of a paved parking lot 
directly beneath and shaded by a man made structure (overhangs and covered parking, for 
instance) shall be deleted from the requirements of these performance standards and shall 
be subtracted from the area of the parking lot to be shaded. 

 

7. Credit shall be given only for surface area shaded.  Multiple canopies shading the same 
surface area will not be counted as multiple credit. 

 

8. Landscape planters beneath the canopy may be considered as shaded parking areas for 
the purpose of determining compliance. 

 

9. Where more than five trees are to be planted, mix tree species. 
 

10. Trees planted along the perimeter of a lot may be counted as providing shade for the full 
area of their canopy. 

 
 

 

 Planning & Development Department 

2600 Fresno Street, Third Floor 
Fresno, CA  93721-3604 

Ph: (559) 621-8277 
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11. If the degree of overlap between trees is less than 15 percent, all trees may be counted as 

shading 100 percent of their canopy.  If the degree of overlap is 15 percent or greater, then 
it will be necessary to perform individual calculation to determine the area of shading. 

 
12. A ten percent minor deviation of the shading standard may be approved by the Director in 

accordance with established procedures in the Municipal Code if it is found that the normal 
standards would impose an undue hardship. 

 

ALLOWABLE SPECIES/CANOPY (Provided by Parks Department) 

MINIMUM TREE REQUIREMENT 

Provide one medium size tree for every two required parking spaces.  (This requirement may be 
modified by the Director if the standards for shading and perimeter planting have been met.) 
 

Disperse trees over the parking lot area to provide 50 percent shading of the parking area surface 
within 15 years (This requirement may be reduced to 40 percent for existing development if it is 
demonstrated that the constraints of an existing site would make it impossible to meet the normal 
standard).  Trees shall also be planted in the required landscaped areas along the periphery of the 
development in order to shade and enhance adjacent property and public rights-of-ways. 
 

Trees shall be maintained in good health.  However, trees may not be trimmed or pruned to reduce 
the natural height or overall crown of the tree, except as necessary for health of the tree and public 
safety; or as may otherwise be approved by the Planning and Development Department. 
 

MINIMUM PLANTER SIZE  (between tiers of parking) 

Continuous Planter 

 New Development Existing Development  

Standard Parking Stall 8 feet 6 feet  

Compact Parking Stall 6 feet 4 feet  

Along Periphery 10 feet except as may be approved pursuant to Municipal Code. 

 

MINIMUM SIGHT TRIANGLE 

 

10 feet in traffic areas 
 

30 – 35 feet at street intersections 
 

100 feet at major street intersections 
 

Trees within the triangle shall be trimmed up to eight-feet minimum above the surface of the 
parking lot. 
 

Other landscaping (ground cover and shrubs) shall not exceed two and one-half feet above the 
parking lot surface. 
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CITY OF FRESNO PARKS AND RECREATION DEPARTMENT 

 
30 feet to 35 feet diameter trees   100%  =  962 square ft;   50%  =  481 square ft;  25%  =  240 square ft 
 

Botanical 
Name 

Planter 
Size 

(Sq. Ft.) 

Height 
(Feet) 

Growth 
Rate 

Roots  Soil Remarks 

Alnus rhombifolia 
WHITE ALDER 

6 50 Rapid Shallow Moist Deciduous  

Celtis sinensis  
CHINESE HACKBERRY 

6 50 Moderate Medium to 
Deep 

Most Soils  Deciduous  

Cinnamomum camphora 
CAMPHOR TREE 

8 50 Slow Shallow Most Soils  Evergreen, attractive, shiny, 
yellow-green foliage 

Fraxinus o. ‘Raywoodi’ 
RAYWOOD ASH 

6 40 Fast Medium Most Soils  Deciduous, dark green 
foliage 

Ginkgo biloba 
MAIDENHAIR TREE 

6 50 Slow Deep Most Soils  Deciduous, very open tree 

Liriodendron tufpifera 
TULIP TREE 

8 60 Moderate Medium Deep Moist Deciduous, susceptible to 
aphids, causes dripping 

Magnolia grandiflora 
SOUTHERN MAGNOLIA 

8 50 Slow Medium Most Soils  Evergreen, constant litter 
problem  

Pistacia chinesis  
CHINESE PISTACHE 

6 40 Moderate Deep Most Soils  Deciduous, provides filtered 
shade, excellent fall color 

Platanus acerifolia 
LONDON PLANE TREE 

8 50 Fast Medium to 
Deep 

Most Soils  Deciduous, anthracnose, red 
spider, plant bloodgood 
variety 

Quercus agrifolia 
COAST LIVE OAK 

8 50 Moderate Deep Most Soils  Evergreen, biannual acorn 
drop 

Quercus ilex 
HOLLY OAK 

6 50 Moderate Deep Deep Evergreen, biannual heavy 
acorn drop 

Quercus lobata 
VALLEY OAK 

8 50 Moderate Deep Deep Deciduous  

Quercus suber 
CORK OAK 

8 60 Moderate Deep Moist 
Drained 

Evergreen 

Quercus virginiana 
SOUTHERN LIVE OAK 

8 60 Moderate Deep Most Soils  Evergreen, attractive, bright 
green foliage 

Ulmus sempervirens  
CHINESE EVERGREEN 
ELM 

6 50 Rapid Medium Most Soils  Semi-evergreen, should be 
annually trimmed 

Zelkova serrata 
SAWLEAF ZELKOVA 

8  Fast Medium Most Soils  Deciduous, attractive vase 
shape 
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20 feet to 30 feet diameter trees  100%  =  707 square ft;  50%  =  354 square ft;   25%  =  177 square ft 
 

Botanical 
Name 

Planter 
Size 

(Sq. Ft.) 

Height 
(Feet) 

Growth 
Rate Roots Soil Remarks 

Ceratonia siliqua 

CAROB TREE 

8 40 Moderate Shallow Most Soils  Evergreen, use male trees 
only 

Koelreuteria Paniculata 

GOLDENRAIN TREE 

6 35 Moderate Deep Most Soils  Deciduous, drought resistant, 
yellow flowers  

Liquidambar styraciflua 
AMERICAN SWEET GUM 

8 60 Moderate Shallow Most Soils  Deciduous, seed pods a litter 
problem, fall color 

Pinus canariensis  

CANARY ISLAND PINE 

6 60 Fast Deep Most Soils  Evergreen, conifer, bluegreen 
needles, shed constantly 

Pinus eldarica 

MONDELL PINE 

6 60 Fast Deep Most Soils  Evergreen, conifer, good 
color 

Pyrus c. ‘Bradford’ 

BRADFORD PEAR 

6 30 Fast Deep Most Soils  Evergreen, white flowers, 
good fall color 

Quercus palustris  

PIN OAK 

6 50 Fast Shallow Best in Clay 
Soil 

Deciduous, brown leaves 
hang on during winter 

Prunus c. pissardi 
PURPLE-LEAF PLUM 

6 20 Fast Medium Most Soils Deciduous, purple leaves, 
messy fruit 

Sapium sebiferum  

CHINESE TALLOW TREE 

6 35 Fast Medium Most Soils  Deciduous, surface roots, 
good fall color 

Sequoia sempervirens  

COAST REDWOOD 

8 70 Fast Deep Most Soils  Evergreen, conifer 

 
15 feet to 20 feet diameter trees 100%  =  314 square ft;   50%  =  157 square ft;   25%  =   79 square ft 

 

Botanical 
Name 

Planter 
Size 

(Sq. Ft.) 

Height 
(Feet) 

Growth 
Rate Roots  Soil Remarks 

Acer palmatum  

JAPANESE MAPLE 

4 20 Slow Shallow Moist 
Drained 

Deciduous, best in afternoon 
shade 

Cercis canadensis  

EASTERN REDBUD 

4 20 Moderate Medium Most Soils  Deciduous, drought resistant, 
spring flowers  

Malus purpurea ‘Eleyi’ 

ELEY CRABAPPLE 

4 20 Moderate Medium Most Soils  Deciduous, wine red flowers 
in spring 

Podocarpus gracilior 

FERN PINE 

6 40 Moderate Deep Most Soils  Evergreen, clean and pest 
free 

Pyrus Kawakami 

EVERGREEN PEAR 

4 25 Moderate Medium Most Soils  Deciduous, subject to 
fireblight 

Rhus lancea 

AFRICAN SUMAC 

4 25 Medium Oedius  Most Soils  Evergreen, shiny green 
foliage, drought, suckers  
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ANTI-GRAFFITI LANDSCAPING 
 

LANDSCAPED BUFFER DEVELOPMENT AND PLANTING STANDARDS 
 
A. Landscaped Buffers with Meandering Walks and Masonry Fencing 
 
 Development Standards 
 

1. Planting areas over 7 feet in width shall be planted with low maintenance, 
medium and large trees from 15 gallon containers at an average spacing of 
25 feet.  Medium and large shrubs with upright growth habits shall be planted 
from 5 gallon containers spaced approximately 6 feet apart.  Trees shall not 
be planted within 3½ feet of concrete improvement or other structures. 

 
2. Planting areas 4 to 7 feet in width shall be planted with small and/or medium 

size shrubs with growth habits that can be maintained within the width of the 
planting area.  Small trees shall be spaced approximately 20 feet apart.  
Shrubs approximately 6 feet apart. 

 
3. Planting areas under 4 feet in width shall be planted with low maintenance 

type shrubs, at a spacing of 6 feet. 
 

4. Landscape design may incorporate formal or informal planting patterns.  
Vines may also be included in the design in the areas adjacent to masonry 
fencing.  The landscape design shall provide total wall screening within a 
4 to 5 years period. 

 
 5. Irrigation shall be by automated drip systems. 
 

B. Landscape Buffers with Meandering Walks and Wood Fencing 
 
 Development Standards 
 

1. Planting areas over 7 feet in width shall be planted with low maintenance, 
medium and large trees from 15 gallon containers at an average spacing of 
25 feet.  Medium and large shrubs with upright growth habits shall be planted 
from 5 gallon containers spaced approximately 6 feet apart.  Trees shall not 
be planted within 3½ feet of concrete improvements or other structures. 

 
2. Planting areas 4 to 7 feet in width shall be planted with small and/or medium 

size shrubs with growth habits that can be maintained within the width of the 
planting area.  Small trees shall be spaced approximately 20 feet apart.  
Shrubs approximately 6 feet apart. 

 
3. Planting areas under 4 feet in width shall be with low maintenance type 

shrubs, at a spacing of 6 feet. 
 

4. The landscape design may incorporate formal or informal planting patterns, 
however, it shall provide total wall screening within a 4 to 5 year period. 

 
 5. Irrigation shall be by automated drip systems. 



Anti-Graffiti Landscaping 
Landscaped Buffer Development and Planting Standards 
Page 2 
 
 

C. Landscaped Buffers with Meandering Walks and Combinations of Masonry and 
Wood Fencing 

 
 Development Standards 
 

1. Planting areas over 7 feet in width shall be planted with low maintenance, 
medium and large trees from 15 gallon containers at an average spacing of 
25 feet.  Medium and large shrubs with upright growth habits shall be planted 
from 5 gallon containers spaced approximately 6 feet apart.  Trees shall not 
be planted within 3½ feet of concrete improvements or other structures. 

 
2. Planting areas 4 to 7 feet in width shall be planted with small and/or medium 

size shrubs with growth habits that can be maintained within the width of the 
planting area.  Small trees shall be spaced approximately 20 feet apart.  
Shrubs approximately 6 feet apart. 

 
3. Planting areas under 4 feet in width shall be planted with low maintenance 

type shrubs, at a spacing of 6 feet. 
 

4. Landscaping design may incorporate formal or informal planting patterns.  
Vines may also be included in the design in the areas adjacent to masonry 
fencing.  The landscape design shall provide total fence screening within a 
4 to 5 year period. 

 
 5. Irrigation shall be by automated drip systems. 
 

D. Landscaped Buffers with Standard Sidewalk Pattern and Masonry Fencing 
 

Development Standards 
 

1. Planting areas behind the sidewalk over 7 feet in width shall be planted with 
low maintenance, medium and large trees from 15 gallon containers at an 
average spacing of 25 feet.  Medium and large shrubs with upright growth 
habits shall be planted from 5 gallon containers spaced approximately 6 feet 
apart.  Trees shall not be planted within 3½ feet of concrete improvements or 
other structure. 

 
2. Parkway planting area shall be planted with medium and large trees from 

15 gallon containers at approximately 60 foot spacing. 
 
3. Landscape design may incorporate formal or informal planting patterns.  

Vines may also be included in the design in the areas adjacent to masonry 
fencing.  The landscape design shall provide total fence screening within a 
4 to 5 year period. 

 
 4. Irrigation shall be by automated drip systems. 
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E. Landscape Buffer with Standard Sidewalk Pattern and Wood Fencing 
 
 Development Standards 
 

1. Planting areas behind the sidewalk over 7 feet in width shall be planted with 
low maintenance, medium and large trees from 15 gallon containers at an 
average spacing of 25 feet.  Medium and large shrubs with upright growth 
habits shall be planted from 5 gallon containers spaced approximately 6 feet 
apart.  Trees shall not be planted within 3½ feet of concrete improvements or 
other structures. 

 
2. Parkway planting area shall be planted with medium and large trees from 

15 gallon containers at approximately 60 foot spacing. 
 

3. Landscaping design may incorporate formal and informal planting patterns, 
however, it shall provide total fence screening within a 4 to 5 year period. 

 
 4. Irrigation shall be by automated drip system. 
 

F. Landscape Buffers with Standard Sidewalk Pattern and Combinations of Masonry 
and Wood Fencing 

 
 Development Standards 
 

1. Planting areas behind the sidewalk over 7 feet in width shall be planted with 
low maintenance, medium and large trees from 15 gallon containers at an 
average spacing of 25 feet.  Medium and large shrubs with upright growth 
habits shall be planted from 5 gallon containers spaced approximately 6 feet 
apart.  Trees shall not be planted within 3½ feet of concrete improvements or 
other structures. 

 
2. Parkway planting areas shall be planted with medium and large trees from 

15 gallon containers at approximately 60 foot spacing. 
 

3. Landscaping design may incorporate formal and informal planting patterns.  
Vines may also be included in the design in the areas adjacent to masonry 
fencing.  The landscape design shall also provide total fence screening within 
a 4 to 5 year period. 

 
 4. Irrigation shall be by automated drip systems. 
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G. Landscape Buffers with Monolithic Sidewalk Patterns and Masonry Fencing 
 
 Development Standards 
 

1. Planting areas over 7 feet in width shall be planted with low maintenance, 
medium and large trees from 15 gallon containers at an average spacing of 
25 feet.  Medium and large shrubs with upright growth habits shall be planted 
from 5 gallon containers spaced approximately 6 feet apart.  Trees shall not 
be planted within 3½ feet of concrete improvements or other structures. 

 
2. Landscape design may incorporate formal and informal planting patterns.  

Vines may also be included in the design in the areas adjacent to masonry 
fencing.  The landscape design shall also provide total fence screening within 
a 4 to 5 year period. 

 
 3. Irrigation shall be by automated drip systems. 
 

H. Landscape Buffers with Monolithic Sidewalk Patterns and Wood Fencing 
 
 Development Standards 
 

1. Planting areas over 7 feet in width shall be planted with low maintenance, 
medium and large trees from 15 gallon containers at an average spacing of 
25 feet.  Medium and large shrubs with upright growth habits shall be planted 
from 5 gallon containers spaced approximately 6 feet apart.  Trees shall not 
be planted within 3½ feet of concrete improvements or other structures. 

 
2. Landscape design may incorporate formal and informal planting patterns, 

however, it shall provide total fence screening within a 4 to 5 year period. 
 
 3. Irrigation shall be by automated drip systems. 
 

I. Landscape Buffers with Monolithic Sidewalk Patterns and Combinations of Masonry 
and Wood Fencing 

 
Development Standards 

 
1. Planting areas over 7 feet in width shall be planted with low maintenance, 

medium and large trees from 15 gallon containers at an average spacing of 
25 feet.  Medium and large shrubs with upright growth habits shall be planted 
from 5 gallon containers spaced approximately 6 feet apart.  Trees shall not 
be planted within 3½ feet of concrete improvements or other structures. 
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2. Landscape design may incorporate formal and informal planting patterns.  
Vines may also be included in the design in the areas adjacent to masonry 
fencing.  The landscape design shall provide total fence screening within a 
4 to 5 year period. 

 
 3. Irrigation shall be by automated drip systems. 
 

J. Landscape Buffers 20 Feet or Wider with Masonry Fencing and No Sidewalks 
 

Development Standards 
 

1. Planting areas shall be planted with low maintenance medium and large trees 
from 15 gallon containers at an average spacing of 25 feet.  Medium and 
large shrubs with upright growth habits shall be planted from 5 gallon 
containers spaced approximately 6 to 8 feet apart. 

 
2. Trees shall not be planted within 8 feet of the curb line or within 3½ feet of 

other concrete improvements or structures. 
 

3. Landscape design may incorporate formal and informal planting patterns.  
Vines may also be included in the design in the areas adjacent to masonry 
fencing.  The landscape design shall provide total fence screening within a 
4 to 5 year period. 

 
 4. Irrigation shall be by automated drip systems. 
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TREE LIST 
September 6, 1990 

 
Alnus cordata Italian Adler 
Alnus rhombifolia California White Alder 
Brachychiton populneus Bottle Tree 
Cedrus deodora Deodar Cedar 
Celtis australis European Hackberry 
Celtis chinensis Chinese Hackberry 
Ceratonia siligua Carob Tree 
Cercis canadensis Eastern Redbud 
Cinnamomum camphora Camphor 
Diospyros virginiana 'Male' Persimmon 
Eucalyptus viminalis Manna Gum 
Eucalyptus nicholii Willowleaf Peppermint 
Eucalyptus sideroxylon 'Rosea' Red or Pink Ironbard 
Eriobotrya deflexa Bronze Loquat 
Fraxinus americana 'Autumn Applause' Autumn Applause Ash 
Fraxinus americana 'Autumn Purple' Autumn Purple Ash 
Fraxinus oxycarpa 'Raywooddii' Raywood Ash 
Fraxinus x 'Moraine' Moraine Ash 
Fraxinus uhdei Shamel Ash 
Geijera parviflora Australian Willow 
Ginkgo biloba 'Autumn Gold' Autumn Gold Ginkgo 
Ginkgo biloba 'Fairmont' Fairmont Ginkgo 
Liquidambar styriciflua 'Festival' American Sweetgum 
Liriodendron tulipifera Tulip Tree 
Magnolia grandiflora 'Russet' Russet Magnolia 
Magnolia grandiflora 'St. Mary' St. Mary Magnolia 
Melaleuca liniarifolia Flaxleaf Paperbark 
Melaleuca styphelloides Paperbark 
Nyssa sylvatica Black Tupelo 
Pinus canariensis Canary Island Pine 
Pinus halapensis Aleppo Pine 
Pinus pinea Italian Stone Pine 
Pinus thunbergiana Japanese Black Pine 
Platanus x acerifolia London Plane 
Platanus x acerifolia 'Bloodgood' 
Plantanus x acerifolia 'Yarwood' 
Pistacia chinensis Chinese Pistache 
Podocarpus gracilior African Yew Pine 
Pyrus calleryana 'Aristocrat' Aristocrat Pear 
Pyrus calleryana 'Bradfold' Bradford Pear 
Pyrus kawakamii Evergreen Pear 
Quercus agrifolia Coast Live Oak 
Quercus lobata Valley Oak 
Quercus palustris Pin Oak 
Quercus suber Cork Oak 
Quercus virginiana Southern Live Oak 
Rhus lancea African Sumac 
Sapium sebiferum Chinese Tallow 
Sequoia sempervirens 'Aptos Blue' Coast Redwood 
Tilia cordata 'Greenspire'  
Tilia euchlora 'Redmond'  
Ulmus parvifolia Chinese Elm 
Zelkova serrata 'Village Green' Sawleaf Zelkova 



PARKWAY TREE LIST 
August 3, 1987 

 
 
 1. Magnolia grandiflora 
 2. Magnolia grandiflora 'Russet' 
 3. Magnolia grandiflora 'Samuel Summers' 
 4. Magnolia grandiflora 'Majestic Beauty' 
 5. Magnolia grandiflora 'St. Mary's' 
 6. Fraxinus americana 'Autumn Purple' 
 7. Ginkgo biloba 'Autumn Gold' 
 8. Ginkgo biloba 'Fairmont' 
 9. Celtis australis* 
 10. Celtis sinensis* 
 11. Alnus cordata* 
 12. Brachychiton populeneus 
 13. Cinnamomum camphora** 
 14. Liriodendron tulipifera** 
 15. Pinus canariensis* 
 16. Pistacia chinensis 
 17. Podocarpus gracilior 
 18. Quercus agrifolia 
 19. Quercus palustris 
 20. Quercus wislizinii 
 21. Quercus rubra 
 22. Sapium sebiferum 
 23. Zelkova serrata 'Village Green'* 
 
 
 * Not suitable for tree wells 
 ** Not suitable for soils with poor drainage 



SHRUB LIST 
September 6, 1990 

 
Abelia grandiflora Glossy Abelia 
Arbutus unedo Strawberry Tree 
Acacia Cyclops Acacia 
Acacia farnesiana Green Wattle 
Acacia longifolia Sydney Golden Wattle 
Acacia podalyriaefolia Pearl Acacia 
Callistemon lanciolatus Lemon Bottlebrush 
Callistemon viminalis Weeping Bottlebrush 
Ceanothus 'Sierra Blue' Wild Lilac 
Cercis canadensis 'Rubye Atkinson' Redbud 
Cercis canadensis 'Plena' Redbud 
Cercis canadensis 'Alba' Redbud 
Cercis canadensis 'Forest Pansy' Redbud 
Cercis canadensis 'Oklahoma' Redbud 
Cercis chinensis Redbud 
Cercis occidentalis Redbud 
Cercis reniformis 'Alba' Redbud 
Cotoneaster franchettii Cotoneaster 
Cotoneaster henryana Cotoneaster 
Cotoneaster lactea Cotoneaster 
Cotoneaster salicifolia Cotoneaster 
Cytisus canariensis Broom 
Cytisus recemosus (Genista racemosa) Broom 
Elaeagnus commutata 'Coral Silver' Silverberry 
Elaeagnus pungens 'Fruitlandii' Silverberry 
Elaeagnus pungens 'Maculata' Silverberry 
Elaeagnus pungens 'Marginata' Silverberry 
Elaeagnus pungens 'Variegata' Silverberry 
Escallonia monterridensis Escallonia 
Escallonia exoniensis 'Belfouri' Escallonia 
Escallonia exoniensis 'Fradesi' Escallonia 
Escallonia exoniensis 'Ingramii' Escallonia 
Escallonia exoniensis 'Jubilee' Escallonia 
Escallonia laevis Escallonia 
Escallonia rosea Escallonia 
Escallonia rubra Escallonia 
Euonymus japonica 'Albo-marginata' Euonymus 
Euonymus japonica 'Aureo-marginata' Euonymus 
Euonymus japonica 'Aureo-variegata' Euonymus 
Euonymus japonica 'Grandifolia' Euonymus 
Euonymus japonica 'Silver King' Euonymus 
Euonymus japonica 'Silver Queen' Euonymus 
Euonymus kiautschovica Euonymus 
Feijoa sellowiana Pineappli Guava 
Grevillea banksii Grevillea 
Grevillea banksii 'Canberra' Grevillea 
Grevillea banksii 'Constance' Grevillea 
Grevillea banksii 'Pink Pearl' Grevillea 
Grewia caffra Lavender Starflower 
Ilex altaclarensis 'Wilsonii' Wilson Holly 
Ilex aquifolium English Holly 
Ilex aquifolium variegated variety English Holly 
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Ilex cornuta "Burfordii' Burford Holly 
Ilex aquipernyi 'Brilliant' Holly 
Ilex latifolia 'Nellie Stevens' Holly 
Itea ilicifolia Holly Leaf Sweetspire 
Juniperus varieties Juniper 
Ligustrum japonicum (L.texanum) Japanese Privet 
Myoporum laetum 'Carsonii' Myoporum 
Myrtus communis Myrtle 
Nerium olender Oleander 
Osmanthus frangrans Sweet Olive 
Photinia arbutifolia Photinia 
Photinia fraseri Photinia 
Photinia globra Photinia 
Photinia serrulata Chinese Photinia 
Pittosporum crassifolium Pittosporum 
Pittosporum eugenioides Pittosporum 
Pittosporum tenuifolium Pittosporum 
Pittosporum tobira Tobira 
Prunus caroliniana 'Bright and Tight' Carolina Laurel Cherry 
Prunus ilicifolia Holly Leaf Cherry 
Prunus laurocerasus English Laurel 
Prunus lusitanica Portugal Laurel 
Pyracantha coccina Pyracantha 
Pyracantha koidzumii (p. formosa) Pyracantha 
Rhamnus alaternus Italian Buckhorn 
Syringa vulgaris Common Lilac 
Viburnum japonicum Viburnum 
Viburnum odoratissium Sweet Viburnum 
Viburum suspensum Viburnum 
Viburum tinus 'Robustum' Laurustinus 
Xylosma congestum Shiny Xylosma



VINE LIST 
September 6, 1990 

 
Clematis Sp. Clematis 
Clytostoma callistegioides Lavender Trumpet 
Ficus repens Creeping Fig 
Gelsemium semparvirens Carolina Jessamine 
Jasminum mesnyi Primrose Jasmine 
Parthenocissus tricuspidata Boston Ivy 
Passiflora edulis Passion Fruit 
Teachelosperum asiaticum Asian Jasmine 
Trachelosperum jasminoides Star Jasmine 
 



 
 
 
 
 
 

 
Exhibit F 

 
Draft Planning Commission Resolution for EIR No. 10149 

which includes the following: 
 

- Attachment 1: Certification of the Final Environmental 
Impact Report for the Northwest Fresno Walmart 
Project and the City’s Findings of Fact and Statement of 
Overriding Considerations for the Approval of the 
Northwest Fresno Walmart Project. 

 Exhibit “i”:  Summary of Impacts of Mitigations 
from EIR No. 10149 

 Exhibit “ii”:  Mitigation Monitoring and 
Reporting Program 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



PLANNING COMMISSION RESOLUTION NO. 13___ 
 

A RESOLUTION OF THE PLANNING COMMISSION OF 
THE CITY OF FRESNO, CALIFORNIA, CERTIFYING 
ENVIRONMENTAL IMPACT REPORT NO. 10149, SCH No. 
2013041015 AS RELATED TO THE PROPOSED 
NORTHWEST FRESNO WALMART PROJECT, ADOPTING 
FINDINGS OF FACT AS REQUIRED BY PUBLIC 
RESOURCES CODE SECTION 21081(a) AND CEQA 
GUIDELINES, SECTION 15091, APPROVING A 
MITIGATION MONITORING PROGRAM AS REQUIRED BY 
PUBLIC RESOURCES CODE SECTION 21081.6 AND 
CEQA GUIDELINES SECTION 15097, AND ADOPTING 
THE STATEMENT OF OVERRIDING CONSIDERATIONS 
AS REQUIRED BY PUBLIC RESOURCES CODE SECTION 
21081(B) AND CEQA GUIDELINES SECTION 15093, AS 
RELATED TO THE PROPOSED NORTHWEST FRESNO 
WALMART 

 
WHEREAS, in 2013 the applicant, CEI Engineering, filed with the City of Fresno 

applications for EIR No. 10149 and Conditional Use Permit Application No. C-13-002 

(“Project”) relating to the sale of alcohol consistent with a State of California Alcoholic 

Beverage Control Type 21 alcohol license following the relocation of the existing 

Walmart Store No. 1815 from 3680 West Shaw Avenue to the subject property at 4080 

West Shaw Avenue on the southwest corner of West San Jose and North Brawley 

Avenues (“Subject Property”); and,  

WHEREAS, the relocated Walmart Store would occupy and remodel, retrofit and 

reuse the project site’s vacant approximately 193,361 square foot commercial building, 

and would include, 111,724 square feet assigned to general merchandise sales, 38,231 

square feet assigned to grocery sales, with the remaining 43,406 square feet allocated 

to various other uses (e.g., fast food tenant, employee area, stockroom and storage 

space, administrative offices and service-oriented tenants). The Store would operate 24 

hours a day, though the sale of alcohol consistent with a State of California Alcoholic 

Beverage Control Type 21 alcohol license (sale of beer, wine, and distilled spirits for 

consumption off the premises where sold), is not permitted between the hours of 2:00 

a.m. and 6:00 a.m.; and, 
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WHEREAS, upon submittal of the entitlement application related to the Project, 

an Initial Study was performed by FirstCarbon Solutions (“Consultant”) under the 

direction of the City, as Lead Agency, which identified potentially significant 

environmental impacts resulting from the Project and concluded that an Environmental 

Impact Report needed to be prepared for the Project pursuant to the provisions of 

CEQA; and,   

WHEREAS, on April 5, 2013, the City published and distributed a Notice of 

Preparation, pursuant to CEQA Guidelines Section 15082 and Public Resources Code 

Section 21080.4, providing notice of the thirty day period during which Responsible 

Agencies, Trustee Agencies and members of the general public could provide 

comments to the City regarding the scope of the proposed EIR; and, 

WHEREAS, on April 30, 2013, the City conducted a public scoping meeting on 

the Project, pursuant to CEQA Guidelines Section 15082(c) and Public Resources Code 

Section 21080.4, during which it received comments from various public agency 

representatives and members of the public regarding the scope of the proposed EIR; 

and, 

WHEREAS, on March 25, 2016, the City filed a Notice of Availability with the 

Fresno County Clerk and published and distributed the Notice of Availability of the Draft 

EIR for the project (“Draft EIR”), pursuant to Public Resources Code Section 21092 and 

CEQA Guidelines Section 15087 which provided the public with notice that they had 45 

days to provide comments regarding the content of the Draft EIR; and, 

WHEREAS, on March 25, 2016, the city filed with the State Clearinghouse a 

Notice of Completion pursuant to Public Resources Code Section 21161 and CEQA 

Guidelines Section 15085; and, 

WHEREAS, for forty-five days following the date of the filing and publication of 

the Notice of Availability and Notice of Completion, public agencies and the public were 
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given the opportunity to comment, in writing, on the adequacy of the Draft EIR as an 

informational document; and, 

WHEREAS, at the conclusion of the forty-five day public review and comment 

period related to the Draft EIR, the City caused the preparation of a Final EIR dated 

August 3, 2016, (“Final EIR” or “FEIR”) pursuant to CEQA Guidelines Sections 15088, 

15089, and 15132 which included the Draft EIR, responses to public comments on the 

Draft EIR and minor corrections and clarifications (Errata); and, 

 WHEREAS, pursuant to Section 21092.5 of CEQA, on August 5, 2016, the City 

mailed written responses to comments to all public agencies that commented on the 

Draft EIR No. 10149; and,  

 WHEREAS, pursuant to CEQA Guidelines Section 15132, the Final EIR No. 

10149 is required to be completed in compliance with CEQA; and, 

 WHEREAS, on August 17, 2016, the Planning Commission conducted a public 

hearing and considered the record of proceedings for the EIR, which includes, but is not 

limited to the following: 

1) The Notice of Preparation for the Project (the “NOP”), and all other 
public notices issued by the City in connection with the Project; 

2) The Final EIR dated August 3, 2016; 

3) The Draft EIR dated March 25, 2016; 

4) All written comments submitted by agencies or members of the 
public during any public review comment period on the Draft; 

5) All written and verbal public testimony presented during a noticed 
public hearing for the Project at which such testimony was taken, including 
without limitation, the Report to Planning Commission, including all attachments, 
any all presentations by City staff, the City’s consultants, the applicant and the 
applicant’s consultants, the public, and any other interested party; and 

6) The Mitigation Monitoring and Reporting Program for the Project 
(the “MMRP”); 
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7) The reports, studies and technical memoranda included and/or 
referenced in the DEIR and the FEIR and or their appendices, including all 
information sources and/or documents, studies, and communications referenced 
in these documents; 

8) All documents, studies, EIRs, and other materials incorporated by 
reference in the DEIR and the FEIR; 

9) All Resolutions presented to and/or adopted by the City in 
connection with the Project; and all documents incorporated by reference therein, 
specifically including, but not limited to, this resolution and all of its exhibits; 

10) Matters of common knowledge to the City, including but not limited, 
to federal, state, and local laws and regulations, adopted City plans, policies 
(including but not limited to the 2025 Fresno General Plan, the Bullard 
Community Plan and the MEIR), and the professional qualifications of its staff 
members; 

11) Any documents expressly cited in this Resolution and its exhibits 
and/or the Report to Planning Commission; and 

12) Any other relevant materials required to be in the record of 
proceedings under Section 21167.6(e) of the Public Resources Code; and, 

 WHEREAS, on August 17, 2016, the City Planning Commission considered and 

discussed the adequacy of the Final EIR as an informational document and applied its 

own independent judgment and analysis to the review and hereby desires to take action 

to certify the Final EIR, as having been completed in compliance with CEQA, based on 

the findings found herein and set forth in Attachment 1 hereto; and 

 WHEREAS, CEQA requires in Public Resources Section 21081 the following: 

Section 21081.  Findings necessary for approval of project. 

Pursuant to the policy stated in Sections 21002 and 21002.1, no public agency 
shall approve or carry out a project for which an environmental impact report has 
been certified which identifies one or more significant effects on the environment 
that would occur if the project is approved or carried out unless both of the 
following occur:  
 

(a) The public agency makes one or more of the following findings with 
respect to each significant effect: 

(1)  Changes or alterations have been required in, or incorporated 
into, the project which mitigate or avoid the significant effects on the 
environment. 
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(2)  Those changes or alterations are within the responsibility and 
jurisdiction of another public agency and have been, or can and should be, 
adopted by that other agency. 

(3)  Specific economic, legal, social, technological, or other 
considerations, including considerations for the provision of employment 
opportunities for highly trained workers, make infeasible the mitigation 
measures or alternatives identified in the environmental impact report. 

(b) With respect to significant effects which were subject to a finding 
under paragraph (3) of subdivision (a), the public agency finds that specific 
overriding economic, legal, social, technological, or other benefits of the project 
outweigh the significant effects on the environment. 

 WHEREAS, CEQA guidelines require the following for certification of a final 

environmental impact report: 

 Section 15090.  Certification of the Final EIR. 
 

(a) Prior to approving a project the lead agency shall certify that: 

(1)  The final EIR has been completed in compliance with CEQA; 

(2)  The final EIR was presented to the decision making body of the 
lead agency and that the decision making body reviewed and considered 
the information contained in the final EIR prior to approving the project; 
and 

(3)  The final EIR reflects the lead agency's independent judgment 
and analysis. 

 Section 15091.   Findings. 

(a) No public agency shall approve or carry out a project for which an 
EIR has been certified which identifies one or more significant environmental 
effects of the project unless the public agency makes one or more written 
findings for each of those significant effects, accompanied by a brief explanation 
of the rationale for each finding. The possible findings are: 

(1) Changes or alterations have been required in, or incorporated 
into, the project which avoid or substantially lessen the significant 
environmental effect as identified in the final EIR. 

(2) Such changes or alterations are within the responsibility and 
jurisdiction of another public agency and not the agency making the 
finding. Such changes have been adopted by such other agency or can 
and should be adopted by such other agency. 

(3) Specific economic, legal, social, technological, or other 
considerations, including provision of employment opportunities for highly 
trained workers, make infeasible the mitigation measures or project 
alternatives identified in the final EIR. 
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(b) The findings required by subdivision (a) shall be supported by 
substantial evidence in the record. 

(c) The finding in subdivision (a)(2) shall not be made if the agency 
making the finding has concurrent jurisdiction with another agency to deal with 
identified feasible mitigation measures or alternatives. The finding in subdivision 
(a)(3) shall describe the specific reasons for rejecting identified mitigation 
measures and project alternatives. 

(d) When making the findings required in subdivision (a)(1), the agency 
shall also adopt a program for reporting on or monitoring the changes which it 
has either required in the project or made a condition of approval to avoid or 
substantially lessen significant environmental effects. These measures must be 
fully enforceable through permit conditions, agreements, or other measures. 

(e) The public agency shall specify the location and custodian of the 
documents or other material which constitute the record of the proceedings upon 
which its decision is based. 

(f) A statement made pursuant to Section 15093 does not substitute for 
the findings required by this section. 

 Section 15092.  Approval. 

(a) After considering the final EIR and in conjunction with making 
findings under Section 15091, the lead agency may decide whether or how to 
approve or carry out the project. 

(b) A public agency shall not decide to approve or carry out a project for 
which an EIR was prepared unless either: 

(1) The project as approved will not have a significant effect on the 
environment, or 

(2) The agency has: 

(A)  Eliminated or substantially lessened all significant effects on 
the environment where feasible as shown in findings under Section 
15091, and 

(B)  Determined that any remaining significant effects on the 
environment found to be unavoidable under Section 15091 are 
acceptable due to overriding concerns as described in Section 15093. 

(a) With respect to a project which includes housing development, the 
public agency shall not reduce the proposed number of housing units as a 
mitigation measure if it determines that there is another feasible specific 
mitigation measure available that will provide a comparable level of mitigation. 

 Section 15093.  Statement of Overriding Considerations. 

(a) CEQA requires the decision-making agency to balance, as applicable, 
the economic, legal, social, technological, or other benefits of a proposed project 
against its unavoidable environmental risks when determining whether to 
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approve the project. If the specific economic, legal, social, technological, or other 
benefits of a proposal project outweigh the unavoidable adverse environmental 
effects, the adverse environmental effects may be considered "acceptable." 

(b) When the lead agency approves a project which will result in the 
occurrence of significant effects which are identified in the final EIR but are not 
avoided or substantially lessened, the agency shall state in writing the specific 
reasons to support its action based on the final EIR and/or other information in 
the record. The statement of overriding considerations shall be supported by 
substantial evidence in the record. 

(c) If an agency makes a statement of overriding considerations, the 
statement should be included in the record of the project approval and should be 
mentioned in the notice of determination. This statement does not substitute for, 
and shall be in addition to, findings required pursuant to Section 15091. 

 

NOW, THEREFORE, BE IT RESOLVED AS FOLLOWS: 

1. Recitals.  The foregoing recitals are true and correct and incorporated herein 
by reference. 

2. Compliance with CEQA.  As set forth in Attachment 1 hereto, the Final EIR, 
dated August 3, 2016 which is incorporated herein by this reference (including the Draft 
EIR No. 10149 dated March 25, 2016 and related appendices, Errata sheets, and 
Responses to Comments) was prepared in compliance with the requirements of the 
California Environmental Quality Act (CEQA). 

3. FEIR Reviewed and Considered.  The Planning Commission certifies that, 
based upon the findings in Attachment 1 the FEIR:  

(a)  has been completed in compliance with CEQA;  

(b)  was presented to the Planning Commission and that the Commission 
has reviewed and considered the information contained in the FEIR prior to 
approval of the Project, and all of the information contained therein has 
substantially influenced all aspects of the decision by the Commission; and  

(c)  reflects Commission’s independent judgment and analysis. 

 4. Findings Regarding Significant Effects.  Planning Commission finds that the 
FEIR identified several significant effects of the Project.  Pursuant to 
Section 21081(a) and CEQA Guideline section 15091, Commission makes 
the following findings: 

  (a)  Findings Regarding Potentially Significant But Mitigable Effects.   

  The Planning Commission finds, based upon substantial evidence in the 
record of proceedings, that with regard to the effects in Attachment 1 (Part 
IV.B) to this resolution, (titled “Impacts and Mitigation Measures”), which is 
hereby adopted and incorporated herein by reference, changes have been 
required in, or incorporated into, the project through the imposition of 
mitigation measures in the MMRP, which mitigate or avoid the significant 



 
Final Environmental Impact Report No. 10149                                           Planning Commission Resolution No. 13___ 
Northwest Fresno Walmart Project                                                       Planning Commission Hearing, August 17, 2016 
Page 8 

 

effects on the environment.  Planning Commission finds that to the extent 
that any of the mitigation measures are within the responsibility and 
jurisdiction of another public agency and not the City, those mitigation 
measures can and will be adopted and imposed by the other agency based 
on state and/or federal law, communications by those agencies, and/or 
existing policies and/or intergovernmental relationships with those agencies. 

  (b)    Findings Regarding Unavoidable Significant Impacts. 

  The Commission finds, based upon substantial evidence in the records of 
proceedings, that with regard to the effects described in Attachment 1 (Part 
V.A) to this resolution, (titled “Impacts that Remain Significant”), which is 
hereby adopted and incorporated herein by reference, that specific 
economic, legal, social, technological, or other considerations make 
infeasible the mitigation measures or project alternatives identified in the 
FEIR, including based upon the findings in Attachment 1 (Part V.A) to this 
resolution (titled “Impacts that Remain Significant”), which is hereby adopted 
and incorporated herein by reference.  Therefore, those impacts are found 
to be significant and unavoidable. 

5. Alternatives.  The Planning Commission adopts the Findings of Fact rejecting 
Project Alternatives, attached hereto as Attachment 1 (Part IV.F) and incorporated 
herein by this reference.  

6. Statement of Overriding Considerations.  The Planning Commission adopts 
the Statement of Overriding Considerations, attached hereto as Attachment 1 (Part 
V.B), which is incorporated herein by this reference, and finds that each of the 
Significant and Unavoidable impacts identified may be considered acceptable. 

7. Mitigation Monitoring.  Pursuant to Public Resources Code Section 21081.6, 
the mitigation monitoring and reporting program dated June 28, 2016 (“MMRP”) set 
forth in Attachment 1, and referred to as Exhibit “ii” thereto is hereby adopted and 
incorporated herein by this reference to ensure that all mitigation measures adopted for 
the Project are fully implemented.  Additionally, compliance by the applicant with the 
MMRP will be made a condition of approval on CUP No. C-13-002. 

8. Location and Custodian of Documents.  The record of project approval shall 
be kept with the Development and Resource Management Department and the Records 
Clerk of the Development and Resource Management Department shall be the 
custodian of the documents. 

9. Certification.  Based on the above facts, findings and its own independent 
judgment, and as fully set forth in Attachment A hereto, the Planning Commission of the 
City of Fresno certifies the FEIR dated August 3, 2016 for the Project is accurate and 
adequate.  The Planning Commission further certifies that the FEIR was completed in 
compliance with CEQA and the CEQA Guidelines. The Director of the Development and 
Resource Management Department is directed to file a Notice of Determination as 
required by the Public Resources Code and CEQA Guidelines. 

* * * * * * * * * * * * * * * * 
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The foregoing Resolution was adopted by the Fresno City Planning Commission 
upon a motion by Commissioner____________, second by Commissioner ________; 
motion ________ (M/S/C, _-_-_). 
 
VOTING: Ayes -  
 Noes -  
 Not Voting -  
 Absent -  
 
DATED: August 17, 2016  
                            
                                                                         __________________________ 

Jennifer K. Clark, Secretary 
Fresno City Planning Commission 

 
 

Resolution No. ________ 
EIR No. 10149 
Filed by CEI Engineering 
Action: Certify EIR 

 
Exhibits:    -  Attachment 1: Certification of the Final Environmental Impact Report for 

the Northwest Fresno Walmart Project and the City’s Findings of Fact 
and Statement of Overriding Considerations for the Approval of the 
Northwest Fresno Walmart Project.   

        
      Exhibit “i”:  Summary of Impacts of Mitigations from EIR 

No. 10149 
      Exhibit “ii”:  Mitigation Monitoring and Reporting Program 

 



 
 
 

 
 
 

Attachment 1 
To  

Draft Planning Commission Resolution for EIR No. 10149 
 

Certification of the Final Environmental Impact Report for the Northwest Fresno 
Walmart Project and the City’s Findings of Fact and Statement of Overriding 
Considerations for the Approval of the Northwest Fresno Walmart Project. 

 

 Exhibit “i”:  Summary of Impacts of Mitigations from EIR 
No. 10149 

 Exhibit “ii”:  Mitigation Monitoring and Reporting Program 

 



 

ATTACHMENT 1:  CERTIFICATION OF THE FINAL ENVIRONMENTAL IMPACT 

REPORT FOR THE FRESNO NORTHWEST FRESNO WALMART PROJECT AND 

THE CITY’S FINDINGS OF FACT AND STATEMENT  OF OVERRIDING 

CONSIDERATIONS FOR THE APPROVAL OF THE NORTHWEST FRESNO 

WALMART PROJECT 

I. INTRODUCTION 

The City of Fresno, as lead agency under the California Environmental Quality 

Act (Pub. Res. Act § 21000 et seq.) and the CEQA Guidelines (14 Cal. Code Regs. §§ 15000-

15387) (collectively, ―CEQA‖), has completed the Final Environmental Impact Report ("Final 

EIR" or "EIR") for the Northwest Fresno Walmart Project (hereinafter, ―Project‖). 

The Planning Commission held a duly noticed public hearing on August 17, 2016 

to consider certification of the Final EIR under CEQA.  The Planning Commission adopted 

Resolution __-__ certifying the EIR and adopting these Findings of Fact and Statement of 

Overriding Considerations. The Planning Commission adopted a separate resolution, Resolution 

__-__, approving Conditional Use Permit Application No. C-13-002 (the ―Associated 

Approval‖).   

The document is organized into the following sections: 

 Section I, ―Introduction,‖ provides an Introduction to the Document. 

 Section II, ―Project Description,‖ provides a summary of the Project, a 

statement of the Project Objectives, the alternatives considered in the Final 

EIR, and an overview of the Record of Proceedings for approval of the 

Project. 

 Section III, ―Certification of the Final EIR,‖ sets forth the City’s 

findings in support of certification of the Final EIR. 

 Section IV sets forth the Findings required under CEQA, as follows: 

o Part IV.A: Findings regarding the environmental review process 

and the contents of the Final EIR. 

o Part IV.B: Findings regarding the environmental impacts of the 

Project and the mitigation measures for those impacts identified in 

the Final EIR and adopted as conditions of approval. 

o Parts IV.C and IV.D: Findings regarding alternatives discussed in 

the Final EIR and the reasons that such alternatives to the Project 

are not approved. 

o Part IV.E: Findings Regarding Project Alternatives Scoped-Out of 

the EIR. 
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o Part IV.F: Findings Regarding Adequacy of Range of Alternatives. 

o Part IV.G: Description of the Mitigation Monitoring and Reporting 

Program (―MMRP‖) for the Project. 

o Part IV.H: Summary of the findings and determinations regarding 

the Project. 

 Section V, “Statement of Overriding Considerations,‖ sets forth the 

substantial benefits of the Project that outweigh and override the Project’s 

significant and unavoidable impacts, such that the impacts are considered 

acceptable. 

II. PROJECT DESCRIPTION 

A. Project Components, Operational Features, and Development. 

1. Project Overview.  

The Project consists of relocating Walmart store No. 1815 to the vacant, 17.6-acre site of 

the former Super-K-Mart and Dan Gamel Camp America RV Superstore, located on the opposite 

side of N. Brawley Avenue at 4080 W. Shaw Avenue.  The Walmart store would re-tenant the 

1990’s-era, 193,361-square-foot commercial building that has been vacant since 2008, and 

retrofit it with many sustainability features.  No additional square footage is being added to the 

existing building.   

The project includes interior remodeling, façade improvements, completion of an outdoor 

garden center area, enhanced landscaping, and the addition of energy sustainability features. The 

primary departments include grocery sales and support area and general merchandise, with the 

remaining additional floor area distributed among a number of smaller departments, a food 

tenant and other service-oriented entry vestibules at the front of the store.  

a. Square Footages: Upon occupation, the Walmart store will 

total 193,361 square feet (excluding the seasonal Outdoor Garden Center).  Draft EIR Table 2-2 

provides the breakdown in the building square footage: 

TABLE 2-2   WALMART SQUARE FOOTAGE 

Component Square Feet 

General Merchandise Sales 111,724 

Grocery Sales 38,231 

Stockroom/Receiving Area 18,670 

Ancillary Area 11,923 

Grocery Support Area 10,880 

Food Tenant Area 1,933 

Total Indoor Building Envelope 193,361 

Outdoor Garden Center 5,795 
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Total Indoor and Outdoor Square Footage 199,156 

Source: Perkowitz + Ruth, 2014. 

 

b. Hours of Operation. The new Walmart will be open for 

business 24 hours per day, 7 days per week.  (Alcohol sales would not occur between 2:00 AM 

and 6:00 AM per Alcohol Beverage Control Act requirements). The Outdoor Garden Center 

would operate from 8 a.m. to 10 p.m., 7 days a week. 

c. Alcohol Sales. As part of its grocery sales component the 

relocated Walmart Store would sell beer, wine and distilled spirits for off-site consumption 

consistent with a Type 21 state alcohol license, pursuant to CUP No. C-13-002. In accordance 

with state law, alcohol sales would be prohibited between 2 a.m. and 6 a.m. Walmart cash 

registers are equipped with a device that prevents alcohol sales during these hours.  The sale of 

alcohol under a Type 21 license is subject to all conditions set forth in the January 30 and April 

24, 2013 letters from the Fresno Police Department to the City’s Development and Resource 

Management Department, which have been imposed on the Project as conditions of the 

Conditional Use Permit’s approval.  

d. Cart Containment System. The Walmart shopping carts will 

employ a wheel lock device system that locks the wheels of carts once the cart is moved beyond 

the perimeter of the project site, making continued movement of the cart extremely difficult.  

This cart containment system will comply with the requirements of the City of Fresno Shopping 

Cart Ordinance.  Signs would be posted around the perimeter of the project site advising patrons 

of this system.  

e. Truck deliveries. Two to three 4-axle Walmart trucks with 

refrigeration units (TRUs) would make deliveries 7 days per week.  Five to six 4-axle Walmart 

non-TRUs would make deliveries 7 days a week.  Eight to ten 2-axle vendor trucks would make 

deliveries 5 days per week.  Deliveries may occur anytime during the store’s 24-hour per day 

operation, but most are expected to occur between 7 a.m. and 10 p.m., with few deliveries 

occurring during late night and early morning hours.  Noise shall comply with the Fresno 

Municipal Code.     

f. Vehicle Trip Reduction Strategies.  The Walmart store 

would implement its own Rideshare Program aimed at reducing employee vehicle trips through 

an active marketing strategy to encourage participation and promote the trip reduction program 

and services. Walmart provides on-site food service, break rooms with places to eat, bicycle 

parking, lockers, and designated parking for vehicles that are 1) low emitting; (2) fuel efficient; 

(3) carpools; and (4) vanpools.  Store staff would be responsible for preparing and implementing 

the Rideshare Program, whose content will be developed to meet the actual needs of the Store’s 

employees. The Program as described in Draft EIR Table 2-5 would be implemented in 

accordance with Transportation Mitigation Measure TRANS-2b.  

g. Construction. Construction activities are expected to last 

approximately 9 to 12 months. Construction activities limited to interior remodeling, façade 

improvements, minor grading/compaction, repaving approximately 6 acres of worn pavement in 
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the parking area’s northeastern side, completion of an outdoor garden center area and installation 

of new and enhanced landscaping.  The existing Walmart store would remain open until the 

Project was completed.  

h. Employment.  Walmart Store No. 1815 currently employs 

325 associates.  Walmart officials indicate that the existing employees would be transferred to 

the new store location, and an additional 85 associate positions would be created.  In total, 410 

associates would be employed at the new store location. 

2. Project Site. 

 The 17.60-acre project site is located at 4080 W. Shaw Avenue at the southwest corner of 

N. Brawley Avenue and W. San Jose Avenue in the City of Fresno, CA. The site is located 

within an area that contains existing developed commercial, residential, and industrial uses 

surrounding the project site with Shaw Avenue, an important corridor in Fresno for decades, with 

much of the area’s retail and employment uses located there.  

 It is bounded by the Herndon Canal and Pacific Storage (west), W. San Jose Avenue 

(north), N. Brawley Avenue (east), and commercial uses along W. Shaw Avenue (south)—

including a 76 Gas Station, West Shaw Hand Car Wash, Rally’s, and Taco Bell/Long John 

Silvers.  W. Shaw Avenue is a divided six-lane arterial. Sidewalks exist along N. Brawley 

Avenue, W. San Jose Avenue, W. Shaw Avenue frontages and along driveways within the 

project site.  Fresno Area Express (FAX) bus stops are located along the N. Brawley and Shaw 

Avenue frontages, within walking distance of the project site.  

a. Land Use Designations.  The City of Fresno General Plan 

designates the project site as RMX which is intended to accommodate mixed-use development in 

urban-scale buildings and retail establishments that serve residents and businesses of the region 

at large. Shopping malls with large format or ―big-box‖ retail are allowed. The Fresno Municipal 

Code Zoning Ordinance designates the project site as (C-M) Commercial and Light 

Manufacturing. The Walmart store is allowed by right, with the retail sale of alcohol for on-or 

off-site consumption permitted through a conditional use permit. The Project is also a permitted 

use under the 2015 Zoning Ordinance Update’s ―Regional Mixed Use‖ designation for the site, 

though the new zoning provisions do not apply to the project as its application was ―deemed 

complete‖ prior to the Update being adopted.  

b. Prior Site Uses.  The site was initially approved for 

commercial retail use in 1990, specifically, a 203,580-square-foot shopping center anchored by a 

K-Mart store.  The center included a 50,000-square-foot Major Retail Use, 23,750 square feet of 

smaller retail uses, 12,400 square feet of commercial pad uses, and a 4,000-square-foot 

restaurant (see Exhibit 2 3 for the K-Mart store).  In 1993, the City approved a revised site plan 

allowing K-Mart to expand by adding an approximately 81,000 square-foot grocery.  The Super-

K-Mart operated 24 hours per day, 7 days per week.  Following the closure of Super K in the 

early 2000’s, the building was re-tenanted by Dan Gamel Camp America Recreational Vehicle 

(RV) superstore in 2004.  The RV store closed in 2008 and the project site’s 193,361 square foot 

building has remained vacant since that time. 

c. Adjacent Residences.  Single-family homes are located 

north of the project site across W. San Jose Avenue along its north side.  The project site’s 50-
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foot wide mature landscaping buffer obscures these homes’ view of the block wall and building’s 

rear side and existing loading docks which are located from 440 feet to 987 feet from the W. San 

Jose Avenue residences. Multi-family residences are located on the corner of N. Brawley 

Avenue and W. San Jose Avenue, fronting the south side of W. San Jose Avenue on the opposite 

side of Brawley Avenue. These homes do not have a direct view of the project site.  A block wall 

obscures the ground-level view of the project site, and the second-story levels have a view of the 

project site that is obscured by mature trees.   

d. Screen Walls and Landscape Buffer. The site includes a 6-

foot masonry sound barrier wall located on the north side of the project site that sits atop a small 

earthen berm of 2-3 feet for an effective height of 8-9 feet from ground level.  This wall is 

located behind a heavily landscaped 50-foot buffer, whose installation and ongoing maintenance 

is a required condition on all subsequently approved uses of the project site.  Another 6-foot-high 

wall is located along the west side of the project site, running the length of the existing building.  

The western wall connects to the northern wall. 

e. Loading Docks. The existing 50-foot-wide by 70-foot-long 

covered and enclosed loading dock is located on the east side of the building, approximately 80 

feet east of N. Brawley Avenue and 210 feet south of W. San Jose Avenue (and from 440 feet to 

987 feet from nearby residences along this road). Each bay door will be equipped with rubber 

gaskets which will provide a door seal onto the back of the trailers, enclosing them within the 

loading bay to reduce noise.  The 6-foot block screen wall is located behind the loading docks 

and in front of the 50-foot-wide landscape buffer.   

f. Parking Areas. The site’s parking areas are located in the 

front (south) of the main building, with some parking in the back (north) of the store along the 

block wall. The site includes 788 parking spaces and shares access to Shaw Avenue with the 

retail uses located to the south of the Project site.  The Project would reconfigure the existing 

parking field to provide a total of 789 spaces with additional landscaping. A total of 36 cart 

corrals would be provided throughout the parking area, in addition to the 789 vehicular parking 

spaces.  

g. Outdoor Storage.  The Project provides a designated 

screened area for outdoor storage of wooden shipping pallets and bales of recycled cardboard 

and plastic, located at the northeastern area of the store building, and enclosed within a 10-foot 

masonry block wall.  A seasonal outdoor container storage would be provided at a screened 

location behind the 6 foot block wall along the project site’s northern boundary, as shown in 

Exhibit 2-11 of the Draft EIR.   

h. Site Access.  Access to the project site will be provided at 

the following same access locations that have served the site since its initial commercial 

development in 1993 (see Exhibit 2 6a and 2-6b): 

1) North (Service):    Primary service vehicle access is 

provided by a right-in/right-out driveway connecting to N. Brawley Avenue. This is the primary 

access for southbound 4-axle trucks (Walmart trucks) and 2 axle vendor trucks.  This driveway 

is accessible to customer passenger vehicles.   
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2) Middle (Secondary):  A right-in/right-out driveway 

connecting to N. Brawley provides single-lane egress. It is accessible to customer passenger 

vehicles but is not a designated truck route for 4-axle or 2-axle trucks.  

3) South (Primary): A right-in/right-out/left-in 

driveway on Shaw Avenue connects to N. Brawley Avenue; a center median prevents left-out 

turning movements.  This driveway provides secondary access for 4-axle trucks and 2-axle 

vendor and primary access for northbound 4-axle trucks, 2-axle vendor trucks and customer 

passenger vehicles.  

4) Reciprocal driveway access to N. Brawley Avenue 

and W. Shaw Avenue is provided through the commercial uses immediately south of the project 

site along the Shaw Avenue Corridor.  This driveway provides secondary access for 4-axle 

delivery trucks and 2-axle vendor trucks exiting the site at its southern boundary access point.   

B. Project Design 

1. Architectural Improvements.  

The Project would repaint the entire existing building to emphasize its architectural 

features and to visually break up the mass of the building.  Architectural features such as timber 

detailing at the entries, green tiled roofing, and the large glass element would remain.  The main 

tenant identification wall element would be simplified and lowered by the removal of the 

building’s topmost ―bump.‖ New architectural fencing with masonry columns and stone bases 

would be installed around the garden center.  Overhead doors added by Camp America (intended 

for the easy movement of RVs) would be removed and filled in to restore the original walls. (The 

Draft EIR includes the conceptual site plan, conceptual elevations, and preliminary department 

plan as Project Description Exhibits 2-7, Exhibit 2-8, and Exhibit 2-9, respectively). 

2. Site Improvements. 

a. Pedestrian Improvements.  The Project would construct a 

new main pedestrian connection spanning the length from the Store’s main entrance to the 

southerly limits of the parking lot.  The pedestrian path would be delineated with a contrasting 

color or paving material where it traverses the parking lot to clearly demarcate its location. The 

path would provide a safe walking area and act as a traffic calming device for vehicles entering 

the shopping center.  The Project also includes a widened pedestrian walkway in front of the 

garden center, to help match and flow with the remaining widened sidewalk along the entire 

storefront (see Draft EIR Exhibit 2-13). 

b. Bicycle Facilities. The Project would provide 30 bicycle 

parking spaces located near the main entrance (or more if required by the California Green 

Building Code requirements for bicycle parking in effect at the time of project construction).  

Each bicycle parking space would consist of one slot in a bike rack.  They would be grouped in 

racks that would allow 4 feet of clearance on all sides. 

c. Visual screening.  Both existing and new rooftop 

equipment would be screened from view by the building’s parapet walls to improve the existing 
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building’s aesthetics, which also reduces noise from rooftop equipment.  Trash enclosures and 

truck docks would be screened by masonry walls and landscaping. 

d. The garden center will be reduced in size, but remain in its 

current location. It will be surrounded by a painted steel fence, overlain by vinyl-coated mesh 

shade cloth, interspersed with concrete masonry pilasters with decorative concrete caps.  These 

materials provide an opacity rating of approximately 85% and therefore, visual screening of the 

contents inside this enclosure. 

e. Landscaping.  Dan Gamel Camp America removed many 

of the trees on site to facilitate RV display and storage and the site is out of compliance with City 

landscaping requirements.  Landscaping on the project site consists of approximately 75 mature 

trees and shrubs along the project site frontages with N. Brawley Avenue and W. San Jose 

Avenue, and within parking areas.  The Project includes additional landscaping in the store’s 

parking area adjacent to the existing building, with trees planted to match existing trees and new 

shrubs and ground cover that are drought-resistant and irrigated by an isolated drip water system.  

The proposed project includes the planting of native, drought-tolerant plant varieties that would 

enhance the visual appearance of the site while conserving the use of water. Overall, the project 

includes the planting of approximately 166 new trees, for a net increase of 80 trees on-site 

compared with existing conditions.  The proposed landscaping would improve the aesthetic 

character of the site by removing dead and diseased plants and increasing the overall amount of 

site landscaping and, therefore, would provide a strong relationship among the site, street 

frontage, and neighborhood, and would facilitate a noticeable improvement over existing 

conditions.   

3. Signage. 

a. The Project will replace the existing signage to include 

ancillary signs that describe new products and services that will be offered. The Project will add 

the following department signage: two ―Walmart‖ [with spark logo] signs; one white ―Home & 

Pharmacy‖ sign; one white ―Market‖ sign; and one white ―Outdoor Living‖ sign.  In total, the 

Project proposes 1,285.3 square feet of wall signage, which is 1,087.2 square feet less than the 

Sign Ordinance allows.  Accordingly, the project’s wall signage requires only the issuance of a 

sign permit from the City of Fresno. All signs will be non-illuminated, except the primary 

―Walmart‖ signs on the front elevation, which will be internally lit by LED (light-emitting 

diodes). 

b. Freestanding Pylon Sign. Walmart would reuse the existing 

freestanding sign located along N. Brawley Avenue which was approved at its existing location 

in 2004 pursuant to Sign variance V-04-003. The Project would replace the existing ―Camp 

America‖ panel with Walmart’s square cabinet sign (blue background, white letters and yellow 

spark logo at the existing top position). 

c. Monument Sign.  The Project would remove the existing 

small monument sign located south of the site’s entry drive facing N. Brawley Avenue and 

replace it with a monument sign featuring the a white letters and yellow spark logo against a blue 

background.   
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4. Project Lighting. 

The Project includes a combination of lighting fixtures located throughout the site 

and parking area. 

a. Project lighting includes various 42-foot high single-light, 

two-light, and four-light fixtures located in the parking areas and driveway. Exterior lighting 

would have minimum 1.8 foot-candles of light in the parking area and minimum 1.0 foot-candles 

foot of light at the perimeter drive.  Style and color would match the existing poles and fixtures.  

Parking lot light fixtures would be illuminated by LEDs. All light fixtures will be designed and 

focused to avoid direct illumination beyond the site boundaries, in accordance with City 

requirements.    

b. Decorative wall lighting fixtures would be used to highlight 

wall areas along the front façade and below canopies at pedestrian level along the main entries 

and the sign wall to create a nighttime environment that promotes safe movement of pedestrians 

and vehicular traffic. The mounting height of the exterior light fixtures will average 12 feet and 

may vary between building’s elements.  Security lighting at service areas (wall packs) and exits 

will be wall mounted and will incorporate cut-off shielding as needed.  

c. Interior tenant entries would be accented by recessed 

lighting.  Security lighting at service areas (wall packs) and store exits will be wall-mounted and 

will incorporate cut-off shielding as needed, which would allow for light to be directed away 

from public roadways or other nearby properties. 

5. Security Measures. 

The following security measures would be undertaken by the relocated Walmart store.  

Note that some of these measures are currently employed by Walmart Store No. 1815. 

a. Prior to operation, conduct a risk analysis (crime survey) of 

the area to evaluate the security needs for the store and implement a security plan based upon 

this analysis. 

b. Based upon the crime survey, establish a parking lot patrol 

that assists customers, ensures safety, and takes action to identify and prevent any suspicious 

activity (such as loitering and vandalism) during both the day and nighttime hours.  

c. Install closed-circuit camera systems (surveillance 

cameras) inside and outside the store.  

d. Establish a Risk Control Team, which is a team of 

associates responsible and trained to identify and correct safety and security issues at the site. 

e. Provide new lighting and upgrade existing lighting in the 

parking area to provide public safety and visibility.  
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f. Prohibit consumption of alcohol in the parking lots by 

having associates regularly ―patrol‖ the parking areas while collecting shopping carts, and report 

any inappropriate activity to the store managers.  (In addition, in accordance with state law, 

alcohol sales are not permitted during the hours of 2 a.m. to 6 a.m. of the following day.) 

g. Overnight parking of RVs will not be permitted at the 

Walmart store. Signs will be posted in the parking area advising users of this restriction. 

6. Sustainable Features. 

The Project would incorporate a variety of sustainability features that would reduce the 

Store’s demand for resources, utilize non-toxic materials, and promote waste reduction.  The 

existing building would be retrofit to incorporate, at a minimum, the following sustainability 

features or other features that are equally efficient:  

a. Occupancy Sensors: The store would include occupancy 

sensors in most non-sales areas, such as restrooms, break rooms, and offices.  These sensors 

detect activity in a room and automatically turn off the lights when the space is unoccupied. 

b. Interior Lighting: All lighting in the store would utilize T-8 

fluorescent lamps and electronic ballasts, which are anticipated to result in an approximately 15 

to 20% reduction in energy load. 

c. Light Emitting Diode (LED) Signage Illumination: All 

internally illuminated exterior building signage and many refrigerated food cases would use LED 

lighting.  This application of LED technology is over 70% more energy-efficient than fluorescent 

illumination.  Use of LEDs is projected to yield an energy savings of 59,000 kilowatt-hours/year, 

which is equivalent to the average annual electrical consumption of five single-family 

residences. 

d. Central Energy Management: The store will be equipped 

with an energy management system that would be monitored and controlled from corporate 

headquarters in Bentonville, Arkansas.  The system enables Walmart to monitor energy usage; 

analyze refrigeration temperatures; observe HVAC and lighting performance; and adjust 

lighting, temperature, and/or refrigeration set points 24 hours per day, 7 days per week. 

e. Energy Efficient HVAC Units: The store would utilize one 

of the industry’s most efficient HVAC units available. 

f. Dehumidification: The store would include a 

dehumidifying system that allows Walmart to operate the store at a higher temperature, use less 

energy, and operate the refrigeration system more efficiently. 

g. White Roof:  The Project includes replacing the existing 

building’s dark-colored roof with a white membrane roof.  The white membrane roof’s higher 

reflectivity helps reduce building energy consumption and reduces the heat island effect, as 

compared to buildings utilizing darker roofing colors. 
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h. Ozone-Friendly Refrigerants: The Walmart store would use 

non-ozone-depleting refrigerants: R407a refrigerant for refrigeration equipment and R410a 

refrigerant for air conditioning equipment.  Refrigeration equipment also would be roof-mounted 

to place equipment closer to refrigerated cases, which would reduce the amount of copper 

refrigerant piping and insulation, potential for leaks, and the amount of refrigerant charge 

needed. 

i. Water Heating: The store would capture waste heat from 

the on-site refrigeration equipment to supply much of the hot water needs for the store. 

j. Water-Conserving Fixtures: The store would include water-

conserving sink fixtures and urinals in all restrooms, and will replace the traditional overhead 

irrigation system in the garden center with an automated irrigation controlled distribution system.  

This system uses time-controlled irrigation mats that are placed under the plants. 

k. Recycling and Recycled Content Materials: The store 

would include the following recycling and recycled content material features: 

- Cement Mix: The store will use cement mixes that 

include 15%-20% fly ash, a waste product of coal-fired electrical generation, or 25%-30% slag, a 

by-product of the steel manufacturing process.  By incorporating these waste product materials 

into its cement mixes, Walmart offsets the greenhouse gases emitted in the cement 

manufacturing process.  

- Recyclable Kitchen Materials: The store would use 

recyclable, non-reinforced thermoplastic panels (NRP) in lieu of fiber-reinforced plastic sheets 

on the walls in areas where plastic sheeting is appropriate, including food preparation areas, 

utility and janitorial areas, and associate break rooms.  NRP can be recycled, has better impact 

resistance and, like fiber-reinforced, is easy to keep clean on the walls of its kitchen areas.  

- Concrete Form Release Agent: The store will use a 

plant-based oil extracted from a renewable resource as a concrete form release agent (a product 

sprayed on concrete forms to allow ease of removal after the concrete has set).  This release 

agent is non-petroleum based non-toxic and a biodegradable agent. 

- Low VOC Paint: Walmart will use low volatile 

organic compound (VOC) paint for exterior and interior field paint coatings.  Paint products 

required for the project will be primarily purchased in 55-gallon drums and 275-gallon totes, 

reducing the number of one gallon and five gallon buckets needed.  These plastic buckets are 

filled from the drums and totes and then returned to the paint supplier for cleaning and reuse. 

- Construction Recycling: A waste management 

company would develop and implement a Construction and Demolition (C & D) program in 

order to capture and recycle as much of the metals, floor and ceiling tiles, concretes, asphalts and 

other materials generated as part of the Walmart store’s construction process as feasible. 
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C. Project Objectives. 

The Project EIR identified the following basic objectives of the Project (―Project Objectives‖): 

1. Provide a retail establishment that serves local residents and 

visitors with essential goods and services, in a safe and secure, 24-

hour shopping environment. 

2. Provide the Trade Area with an expanded Walmart Store No. 1815 

to serve as a centrally located, affordable, one-stop shopping 

alternative with a grocery component that retails a wide variety of 

products to enhance customer convenience and reduce unnecessary 

vehicle trips.  

3. Design a project consistent with the City of Fresno General Plan, 

the Bullard Community Plan, and applicable Zoning Code 

requirements adopted by the City of Fresno.  

4. Maximize economic growth and development in a way that is 

consistent with the policies of the City of Fresno General Plan and 

the Bullard Community Plan. 

5. Generate tax revenues to accrue to the various agencies within the 

project area including the Fresno County Public Library, the 

Fresno County Transportation Authority (FCTA), and the Fresno 

County Zoo Authority (FCZA). 

6. Provide a larger, full-service retail use along arterial roadways and 

close to freeway facilities and other commercial uses to minimize 

travel lengths and utilize existing infrastructure to the maximum 

extent possible. 

7.  Develop and reuse a vacant, centrally located commercial property 

and building in a manner that is compatible with the site and 

surrounding area and enhances site aesthetics. 

8. Develop site plan providing pedestrian-friendly features with 

sufficient off-street parking for store customers and employees to 

minimize impacts to the surrounding residential neighborhood, and 

minimizes potential automobile and pedestrian conflicts. 

9. Implement a high-quality project design that complements the 

existing design characteristics and features of the project site and 

surrounding commercial uses and improves its overall aesthetics. 
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D. Summary of Alternatives in the Final EIR 

The Final EIR evaluates the following five alternatives to the proposed Project: 

1. No Development/No Project Alternative: The existing Walmart 

Store No. 1815 would remain at its existing location and there would be no relocation or 

expansion of the existing store or reuse of the project site. 

2. Mixed-Use Center Alternative: Demolition of existing building 

and development of a 200,000-square-foot mixed-use center on the project site.  Would include 

75,000 SF of retail; 25,000 SF of restaurants; 25,000 SF of office uses; and 75 apartments 

(75,000 SF).  No Walmart store would be developed under this alternative, and the existing 

Walmart store No. 1815 would remain unchanged. 

3. Existing Store Expansion Alternative:  Project site remains ―as 

is.‖ Walmart would expand the existing 1815 store by 20,000 SF using the reserved 20,000-

square-foot expansion area on the east side of the store in what is currently a parking area.  The 

20,000 SF would be dedicated to food sales and support area and store’s total square footage 

would be expanded to 146,783.  The store would sell general merchandise and groceries and 

operate 24/7. 

4. Demolition/Rebuild Alternative:  Project site’s vacant building 

would be demolished and a 203,580-square-foot retail center (that does not include a Walmart) 

would be developed along perimeter of site.  Existing Walmart store would continue to operate.  

Retail center would consist of a 104,230 SF discount store with a 9,200 SF outdoor garden 

center; a 50,000 SF major retailer; four small retail uses totaling 36,150 SF; and a 4,000 SF 

restaurant, all totaling 203,580 square feet.  

5. Neighborhood Center Reuse Alternative:  Vacant building 

would be modified and reused to house a 193,361 SF retail center on the project site.  The 

existing Walmart would continue operating on its current site.  Uses would consist of two mid-

size anchors (60,000 SF each) and 73,000 SF of smaller, service-oriented uses.  A conventional 

grocery store operating 24/7 would occupy one of the mid-sized anchors and a non-grocery use 

(apparel, electronics, home improvement, office supplies, outdoor recreation, etc.) would occupy 

the other.  

E. Record of Proceedings 

Various documents and other materials constitute the record upon which the City 

bases these findings and approvals contained herein.  The custodian of these documents and 

materials is the Director of the Development and Resource Management Department. The 

documents and materials are accessible at the Development and Resource Management 

Department, City Hall, 2600 Fresno Street, Third Floor, Fresno California  93721-3604.   

III. CERTIFICATION OF THE FINAL EIR 

The Final EIR comprises a project-level analysis and contains the environmental 

review evaluating the impacts of the Project, which requires approval of Conditional Use Permit 
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Application No. C-13-002.  The Final EIR has State Clearinghouse No. 2013041015, and the 

EIR was prepared in the manner specified in Section IV.A.1, which is incorporated by reference 

here. The Final EIR includes:  

A. The Draft Environmental Impact Report dated March 25, 2016 (―Draft 

EIR‖), which assesses the potential environmental effects of implementation of the Project, 

identifies means to eliminate or reduce potential adverse impacts, and evaluates a reasonable 

range of alternatives.  The Draft EIR includes nine (9) Appendices referred to in the Draft EIR 

text.   

The Final Environmental Impact Report ("Final EIR") consists of one volume and 

contains comments on the Draft EIR submitted by interested public agencies, organizations, and 

members of the public; written responses to the environmental issues raised in those 

comments; and revisions to the text of the Draft EIR reflecting changes made in response to 

comments and other information.  The Draft EIR is considered part of the Final EIR and is 

incorporated into the Final EIR by reference. 

B. The Planning Commission hereby certifies as follows: 

1. That it has been presented with the Final EIR and that it has 

reviewed and considered the information contained in the Final 

EIR prior to making the following certifications and the findings in 

Section IV, below;  

2. That, pursuant to CEQA Guidelines Section 15090 (Title 14 of the 

California Code of Regulations, Section 15090), the Final EIR has 

been completed in compliance with the CEQA and the State 

CEQA Guidelines; and  

3. That the Final EIR reflects its independent judgment and analysis. 

IV. CEQA FINDINGS 

Having received, reviewed, and considered the Final EIR and other information in 

the record of proceedings, the Planning Commission hereby adopts the following findings in 

compliance with CEQA and the CEQA Guidelines: 

Part IV.A:  Findings regarding the environmental review process and the contents 

of the Final EIR. 

Part IV.B:  Findings regarding the environmental impacts of the Project and the 

mitigation measures for those impacts identified in the Final EIR and 

adopted as conditions of approval.  As described in Part II.B, the City 

hereby adopts the impact findings as set forth in Exhibit ―i‖ to these 

findings. 

Parts IV.C&D:  Findings regarding alternatives discussed in the Final EIR and the 

reasons that such alternatives to the Project are not approved. 
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Part IV.E:  Findings Regarding Project Alternatives Scoped-Out of the EIR. 

Part IV.F:  Findings Regarding Adequacy of Range of Alternatives. 

Part IV.G:  Description of the Mitigation Monitoring and Reporting Program 

(―MMRP‖) for the Project. 

Part IV.H: Summary of the findings and determinations regarding the Project. 

In addition, these findings incorporate by reference Section V of this document, 

which includes the Statement of Overriding Considerations and determines that the benefits of 

implementing the Project outweigh the significant and unavoidable environmental impacts that 

will result, and therefore justifies approval of the Project despite those impacts. 

The Final EIR is hereby incorporated in this document by reference. 

The Planning Commission certifies that these findings are based on full appraisal 

of all viewpoints, including all comments received up to the date of close of the hearing prior to 

approval of the Project. 

A. Environmental Review Process 

1. Preparation of the EIR 

a. Notice of Preparation.  Upon the City’s determination that 

an EIR was required for the Project, a Notice of Preparation (NOP) was made available to the 

public and public agencies to solicit input on issues of concern that should be addressed in the 

EIR. The NOP was issued on April 5, 2013, and the 30-day comment period on the NOP closed 

on May 6, 2013.  The NOP included a project description, project location, and a brief overview 

of the topics to be covered in the EIR.  Twenty comment letters were received in response to the 

NOP. The NOP is contained in Appendix A of the DEIR. 

b. Public Scoping Meeting.  On April 30, 2013, the City held 

a publically noticed scoping meeting at Lawless K-8 Middle School, 5255 N. Reese Avenue, 

Fresno CA 93722, to which the responsible and trustee agencies and interested members of the 

public were invited, and which had been duly advertised in advance. Twelve individuals attended 

the meeting.   

c. Comment Period on Draft EIR.  The City finished 

preparation of the Draft EIR and published a Notice of Completion and a Notice of Availability 

on March 25, 2016. The period for receipt of comments on the Draft EIR remained open until 

May 11, 2016.   

d. Response to Comments: After the close of the public review 

period, the City prepared formal responses to the written comments received.  A total of 12 

written comments and several form letters were received regarding the Draft EIR.  As required 

by CEQA Guidelines, 15088(b), City responses were sent to public agencies that submitted 

comments 10 days prior to Planning Commission consideration.  
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e. Final EIR.  The Final EIR was completed and made 

available to public agencies and members of the public on August 12, 2016.  The Final EIR 

comprises the Draft EIR plus all of the comments received during the public comment period, 

together with written responses to those comments that raised environmental issues, which were 

prepared in accordance with CEQA and the CEQA Guidelines.  The Final EIR also includes 

refinements to mitigation measures and clarifications to text in the Draft EIR. 

f. The Final EIR was made available electronically via 

posting on the City’s website on http://www.fresno.gov/Government/DepartmentDirectory/ 

DARM/DevelopmentServices/MajorProjects.htm.   

g. As the Notice of Availability indicates, copies of the Final 

EIR also was available for public review at the following three locations: (1) City of Fresno 

Development & Resource Management Dept., 2600 Fresno Street, Third Floor, Fresno CA 

93721; (2) Fresno County Library, Central Library, 2420 Mariposa Street, Fresno, CA 93721; 

and (3) Fresno County Library, Fig Garden Regional Branch, 3071 West Bullard Avenue, Fresno 

CA 93711.   

The Planning Commission finds and determines there was procedural 

compliance with the mandates of CEQA and that the Final EIR provides adequate, good 

faith, and reasoned responses to all comments raising significant environmental issues. 

2. Absence of Significant New Information  

CEQA Guidelines Section 15088.5 requires a lead agency to recirculate an EIR 

for further review and comment when significant new information is added to the EIR after 

public notice is given of the availability of the Draft EIR, but before certification of the Final 

EIR.  New information added to an EIR is not ―significant‖ unless the EIR is changed in a way 

that deprives the public of a meaningful opportunity to comment upon a substantial adverse 

environmental effect of the project or a feasible way to mitigate or avoid such an effect that the 

project proponent declines to implement.  The CEQA Guidelines provide examples of significant 

new information under this standard. 

The City recognizes that the Final EIR incorporates information obtained by 

the City since the Draft EIR was completed, and contains additions, clarifications, 

modifications, and other changes.  With respect to this information, the City approves of 

the incorporation of these clarifications into the Project and finds that the clarifications do 

not cause the Project to result in new or substantially more severe adverse environmental 

effects, or otherwise require recirculation of the EIR. 

a. Other Changes. 

Various minor changes and edits have been made to the text and figures of the 

Draft EIR, as set forth in the Final EIR.  These changes are generally of an administrative nature 

such as correcting typographical errors, making minor adjustments to the data, and adding or 

changing certain phrases to improve readability. 
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The City finds this additional information does not constitute significant new 

information requiring recirculation, but rather that the additional information merely 

clarifies or amplifies or makes insignificant modifications in an adequate EIR. 

In addition to the changes and corrections described above, the Final EIR 

provides additional information in response to comments and questions from agencies and the 

public. 

The City finds that information added in the Final EIR does not constitute 

significant new information requiring recirculation, but rather that the additional 

information clarifies or amplifies an adequate EIR.  Specifically, the City finds that the 

additional information, including the changes described above, does not show that:  

(1) A new significant environmental impact would result from the Project or 

from a new mitigation measure proposed to be implemented. 

(2) A substantial increase in the severity of an environmental impact would 

result unless mitigation measures are adopted that reduce the impact to a 

level of insignificance. 

(3) A feasible project alternative or mitigation measure considerably different 

from others previously analyzed would clearly lessen the significant 

environmental impacts of the project, but the project’s proponents decline 

to adopt it. 

(4) The Draft EIR was so fundamentally and basically inadequate and 

conclusory in nature that meaningful public review and comment were 

precluded. 

Based on the foregoing, and having reviewed the information contained in 

the Final EIR and in the record of City’s proceedings, including the comments on the Draft 

EIR and the responses thereto, and the above-described information, the City finds that no 

significant new information has been added to the Final EIR since public notice was given 

of the availability of the Draft EIR that would require recirculation of the Final EIR. 

3. Differences of Opinion Regarding the Impacts of the Project  

In making its determination to certify the Final EIR and to approve the Project, 

the City recognizes that the Project involves several controversial environmental issues and that 

a range of technical and scientific opinion exists with respect to those issues.  The City has 

acquired an understanding of the range of this technical and scientific opinion by its review of 

the Draft EIR, the comments received on the Draft EIR and the responses to those comments in 

the Final EIR, as well as public testimony, letters, and reports regarding the Final EIR and the 

Project, and its own experience and expertise in assessing those issues.  The City has reviewed 

and considered, as a whole, the evidence and analysis presented in the Draft EIR, the information 

and analysis presented in the comments on the Draft EIR, the evidence and analysis presented in 

the Final EIR, the information submitted on the Final EIR, the testimony and comments 

presented at the August 17, 2016 hearing, and the reports prepared by the experts who prepared 
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the EIR, the City’s consultants, the applicants’ consultants, and by staff, addressing those 

comments.  The City has gained a comprehensive and well-rounded understanding of the 

environmental issues presented by the Project.  In turn, this understanding has enabled the City 

to make its decisions after weighing and considering the various viewpoints on these important 

issues. 

Accordingly, the City certifies that its findings are based on a full appraisal 

of all of the evidence contained in the Final EIR, as well as the evidence and other 

information in the record addressing the Final EIR. 

B. Impacts and Mitigation Measures 

1. These findings provide the written analysis and conclusions of the 

City regarding the environmental impacts of the Project and the mitigation measures identified in 

the Final EIR are adopted by the City as conditions of approval for the Project.  In making these 

findings, the City has considered the opinions of other agencies and members of the public, 

including opinions that disagree with some of the analysis some of the analysis and thresholds of 

significance used in the Final EIR.  

The City finds that the analysis and determination of significance thresholds 

are judgments within the discretion of the City; the analysis and significance thresholds 

used in the Final EIR are supported by substantial evidence in the record, including the 

expert opinion of the Final EIR preparers and City consultants and staff; and the 

significance thresholds used in the Final EIR provide reasonable and appropriate means of 

assessing the significance of the adverse environmental effects of the Project. 

2. Exhibit ―i‖ attached to these findings and incorporated herein by 

reference is the Executive Summary Table contained in the EIR that summarizes the 

environmental determinations of the Final EIR about the Project’s environmental impacts before 

and after mitigation.  This exhibit does not attempt to describe the full analysis of each 

environmental impact contained in the Final EIR.  Instead, Exhibit ―i‖ provides a summary 

description of each environmental impact, identifies the applicable mitigation measures 

described in the Final EIR, and states the City’s findings on the significance of each 

environmental impact after imposition of the applicable mitigation measures.  A full explanation 

of these environmental findings and conclusions can be found in the Final EIR and these findings 

hereby incorporate by reference the discussion and analysis in the Final EIR supporting the Final 

EIR’s determinations regarding the Project’s environmental impacts and mitigation measures 

designed to address those impacts. 

The City approves the findings set forth in Exhibit “i” as its findings 

regarding the Project’s environmental impacts before and after mitigation.  In making 

these findings, the City ratifies, adopts, and incorporates the analysis and explanation in 

the Final EIR, and ratifies, adopts, and incorporates in these findings the determinations 

and conclusions of the Final EIR relating to environmental impacts and mitigation 

measures, except to the extent any such determinations and conclusions are specifically and 

expressly modified by these findings. 
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The City adopts, and incorporates as conditions of approval of the Project, 

the mitigation measures set forth in the MMRP attached to these findings as Exhibit “ii: to 

reduce or avoid the potentially significant and significant impacts of the Project, as well as 

certain less-than-significant impacts. 

3. In adopting these mitigation measures, the City intends to adopt 

each of the mitigation measures identified by the Final EIR and applicable to the Project.  

Accordingly, in the event a mitigation measure recommended in the Final EIR has inadvertently 

been omitted from Exhibit ―ii‖, such mitigation measure is hereby adopted and incorporated in 

the findings below by reference.  In addition, in the event the language describing a mitigation 

measure set forth in Exhibit ―ii‖ fails to accurately reflect the mitigation measures in the Final 

EIR due to a clerical error, the language of the mitigation measure as set forth in the Final EIR 

shall control, unless the language of the mitigation measure has been specifically and expressly 

modified by these findings. 

C. Basis for the City’s Decision to Approve the Project and Reject Other 

Alternatives  

The Final EIR evaluates a range of potential alternatives to the original Project, as 

is described in Section I.D., above, which is incorporated here by reference.  In summary, the 

alternatives include:  (1) a No Development/No Project Alternative; (2) a Mixed-Use Center 

Alternative; (3) an Existing Store Expansion Alternative; (4) a Demolition-Rebuild Alternative; 

and (5) a Neighborhood Center Reuse Alternative. The Final EIR examines the environmental 

impacts of each alternative in comparison with the Project as originally proposed and the relative 

ability of each alternative to satisfy the Project Objectives. 

The Final EIR also summarizes the criteria used to identify a reasonable range of 

alternatives for review in the EIR and describes options that did not merit additional, more-

detailed review either because they do not present viable alternatives to the Project or they are 

variations on the alternatives that are evaluated in detail.  The findings supporting rejection of 

these alternatives are discussed below in Section IV.E. 

D. The City’s Findings Relating to Alternatives  

In making these findings, the City certifies that it has independently reviewed 

and considered the information on alternatives provided in the Final EIR, including the 

information provided in comments on the Draft EIR and the responses to those comments 

in the Final EIR.  The Final EIR’s discussion and analysis of these alternatives is not repeated 

in total in these findings, but the discussion and analysis of the alternatives in the Final EIR are 

incorporated in these findings by reference to supplement the analysis here.  The City also 

certifies that it has independently reviewed and considered all other information in the 

administrative record. 

The City finds that the range of alternatives studied in the Final EIR reflects a 

reasonable attempt to identify and evaluate various types of alternatives that would potentially be 

capable of reducing the Project’s environmental effects, while accomplishing most of the Project 

Objectives.  The City finds that the alternatives analysis is sufficient to inform the City, agencies, 
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and the public regarding the tradeoffs between the degrees to which alternatives to the Project 

could reduce environmental impacts and the corresponding degree to which the alternatives 

would hinder the achievement of the Project Objectives and other economic, environmental, 

social, technological, and legal considerations. 

The City finds the Project would satisfy the Project Objectives, and is more 

desirable than the other alternatives.  As set forth in Section IV.B above, the City has adopted 

mitigation measures that avoid or reduce, to the extent feasible, the significant environmental 

effects of the Project.  As explained in Section V, which is incorporated by reference into the 

CEQA findings, while these mitigation measures will not mitigate all project impacts to a less-

than-significant level, they will mitigate those impacts to a level that the City finds is acceptable.  

The City finds the remaining alternatives infeasible.  Accordingly, the City has determined 

to approve the Project instead of approving one of the remaining alternatives. 

In making this determination, the City finds that when compared to the 

other alternatives described and evaluated in the Final EIR, the Project, as mitigated, 

provides a reasonable balance between satisfying the Project Objectives and reducing 

potential environmental impacts to an acceptable level.  The City further finds and 

determines that the Project should be approved, rather than one of the other alternatives, 

for the reasons set forth below and in the Final EIR. 

1. No Development/No Project Alternative. 

Under CEQA, a ―No Project Alternative‖ compares the impacts of proceeding 

with a Project with the impacts of not proceeding with the Project.  A ―No Project Alternative‖ 

describes the environmental conditions in existence at the time the Notice of Preparation was 

published or some other supportable time period, along with a discussion of what would be 

reasonably expected to occur at the site in the foreseeable future, based on current plans and 

consistent with available infrastructure and community services.   

Under the ―No Project Alternative" considered in the Final EIR, the project site 

would remain in its current condition; the existing 193,361-square-foot commercial building at 

4080 W. Shaw Avenue would remain unchanged. The existing 126,783 square foot Walmart 

Store across the street would remain unchanged, with the same hours of operation (7 a.m. to 11 

p.m.). The purpose of the No Development/No Project Alternative is to evaluate what would be 

―reasonably expected‖ if the decision makers elect not to approve the proposed project. 

For comparative purposes, the proposed Project would result in significant and 

unavoidable impacts with regard to transportation in near-term with Project and the Year 2035 

scenarios (as further detailed in Section V.A., below) that would be avoided by the No 

Development/No Project Alternative.  The Project would result in other potentially significant 

but mitigatable impacts regarding greenhouse gas emissions; hazardous materials, 

hydrology/water quality; noise and transportation. None of these potentially significant impacts 

would occur under the No Project Alternative. 
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The City hereby rejects the No Development/No Project Alternative as 

Infeasible.  By not relocating and expanding the existing Walmart store as under the proposed 

Project, the No Project Alternative would not accomplish any of the project objectives. 

While this alternative would eliminate the significant and un avoidable Near-

Term Plus-Project, the Year 2035 Plus Project transportation impacts and the less-than-

significant impacts in other topical areas evaluated in the Final EIR, on balance, the 

environmental benefits that might be achieved with this alternative are outweighed, 

independently and separately, by the alternative’s failure to achieve any of the Project 

Objectives, and its failure to effect the other beneficial attributes of the Project identified 

above and in Section V, below. 

2. Mixed-Use Center Alternative. 

The Mixed-Use Center Alternative would require the demolition of the existing 

193,361 square-foot building at the project site and the development of a 200,000-square-foot 

mixed-use center. The mixed-use center would feature 75,000 square feet of retail, 25,000 square 

feet of restaurant uses, 25,000 square feet of office uses, and 75 apartments (75,000 square feet). 

No Walmart store would be developed under this alternative, and the existing Walmart store No. 

1815 would remain unchanged. 

The Mixed-Use Center Alternative consists of a development plan that eliminates 

the existing Walmart store’s relocation to the project site where it could expand to occupy the 

vacant 193,361 square foot building. The purpose of the Mixed-Use Center Alternative is to 

include a project that could be developed under the General Plan’s designation of Regional 

Mixed Use (RMX) and that may lessen impacts associated with transportation. This alternative 

would generate 3,715 fewer daily trips, 17 more AM peak-hour trips, and 294 fewer PM peak-

hour trips.    

 

Due to its lower trip generation, this alternative would lessen the severity of 

impacts associated with air quality and greenhouse gas emissions and transportation. The 75 

residential units would increase demand for police protection, fire protection, and emergency 

medical services, as well as greater water consumption, wastewater generation, solid waste 

generation, and energy consumption compared to the Project. Although these impacts could be 

mitigated to a level of less than significant, they would represent more severe impacts than the 

proposed project. In all other areas, this alternative would have impacts similar to the proposed 

project. 

The City rejects the Mixed-Use Center Alternative as infeasible. The City 

finds, separately and independently, the Mixed-Use Center Alternative would not fully meet 

some fundamental Project Objectives, and those objectives that this Alternative does further, it 

does not further them to the same extent as the Project, rendering this Alternative is less 

desirable to the City, as set forth below.  

a. This alternative also not generate as great an increase in 

sales tax revenue as compared to the Project as it includes 100,000 square feet of residential and 
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office uses.  Tax revenues in the City are especially important given that the population of 

Fresno continues to increase yet per capita retail sales tax has decreased.  The City has more 

residents to serve, but tax revenues are not keeping pace with the size of the service population.  

As such, this alternative would not maximize economic growth and development in a way that is 

consistent with the policies of the City of Fresno. 

b. This alternative would not satisfy the project objective to 

provide a full-service retail establishment that sells essential goods and services in a safe and 

secure 24-hour shopping environment.  Under this alternative, the existing Walmart store would 

remain in its present location at its current size and thus remain unable to meet the known 

customer demand for it to provide a full range of grocery and general merchandise.  The existing 

store would continue to operate with the same hours of 8 am to 10 pm daily, in an established 

shopping center that does not provide the opportunity for Walmart to serve its customers from a 

more open location it would rehabilitate and improve, providing customers with a well-lit 

parking lot area, building exterior and pedestrian walkways with greater visibility in front of the 

Store’s main entrance to enhance customer security and safety.  

c. The Mixed Use Center alternative does provide the market 

area with an affordable, one-stop shopping alternative to enhance customer convenience and help 

reduce monthly expenditures on essential grocery and general merchandise items. Analyses 

prepared in conjunction with the EIR, including Walmart’s research, experience and extensive 

consultation with the City and residents, confirmed the overwhelming need and consumer 

demand in the community for an affordable, full range of products offered by a Walmart 

Supercenter with a full-size grocery component. Walmart stores have been shown to provide 

substantial price savings on consumer goods when compared to competitors.  According to the 

article in the Journal of Economics & Management Strategy entitled ―The Evolving Food Chain:  

Competitive Effects of Wal-Mart’s Entry into the Supermarket Industry,‖ estimates of Walmart’s 

prices for grocery items have been, on average, 10% lower than competitors’ prices and often 

lead competitors to lower their prices, to the economic benefit of consumers.   

d. The Mixed Center Alternative would result in a 

significantly longer and more intensive construction period as compared to the Project that 

would make minor modifications to the building and repave a small area of the parking lot.  The 

Mixed Center alternative requires full demolition of the existing 193,361 square foot vacant big 

box store rather than reuse, removal of the parking lot asphalt, grading and site preparation for 

the new buildings and site features, followed by the construction of 200,000 square feet retail, 

residential and office uses.   

1) The effects of full demolition and new construction 

would include increased criteria air pollutant emissions, greenhouse gas emissions and greater 

noise impacts both in intensity and duration.  

2) This alternative’s lengthy construction period could 

negatively impact local businesses surrounding the Project site to the extent customer patronage 

decreases as a result of the undesirable congestion associated with lengthy construction projects 

that necessitate street closures, detours through residential and other surface streets due to heavy 
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construction equipment and materials accessing the site in greater numbers and over a longer 

period of time.   

e. The Mixed-Use Center Alternative is less desirable than the 

Project due to the fact that the City of Fresno has determined that the City currently experiences 

significant vacancies for office space.   

While the Mixed-Use Center Alternative would reduce the significant and 

unavoidable transportation impacts of the Project, on balance, the environmental benefits 

that might be achieved with this alternative are outweighed, independently and separately, 

by the alternative’s failure to achieve fundamental Project Objectives in the manner 

described above and to the same extent as the project, and its failure to effect fully the 

other beneficial attributes of the Project identified above and in Section V, below. 

3. Existing Store Expansion Alternative. 

Under the Existing Store Expansion Alternative, the existing Walmart Store No. 1815 at 

3680 W. Shaw Avenue would be expanded by 20,000 square feet on its eastern side in what is 

currently a parking area. The expansion would increase the total square footage to 146,783. The 

store would sell general merchandise and groceries 24 hours per day. The existing Walmart Store 

No. 1815 occupies a 12.55-acre parcel within a retail center. 

The purpose of the Existing Store Expansion Alternative is to evaluate an alternative that 

allows an expanded Walmart store that could offer some level grocery sales using the 20,000 

square foot area contemplated at the time of the existing store’s development for future 

expansion use. This alternative would be expected to lessen trip generation, and result in less 

impact in the areas of air quality, greenhouse gas emissions and noise, as compared to the 

Project. 

  The Existing Store Expansion Alternative  would generate 2,364 fewer daily 

trips relative to the proposed project, including 85 fewer AM peak-hour trips and 202 fewer PM 

peak-hour trips.  Largely due to the reduction in PM peak hour trips, this alternative would likely 

avoid the project’s significant unavoidable transportation impacts.  This alternative would have 

lesser impacts related to air quality, noise, greenhouse gas emissions, utilities, urban decay and 

traffic. This alternative would have impacts on all other areas similar to the proposed project. 

The City rejects the Existing Store Expansion Alternative as infeasible. The 

City finds, separately and independently, the Mixed-Use Center Alternative would not fully meet 

some fundamental Project Objectives, and is less desirable to the City as set forth below.  

a. The Existing Store Expansion Alternative would not 

maximize economic growth and development in a way that is consistent with the policies of the 

City of Fresno General Plan and the Bullard Community Plan. 

1) The Existing Store Expansion would not involve a 

notable increase in store employment as compared to the project’s creation of approximately 85 

new employment opportunities.   
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2) This alternative will not generate an increase in tax 

revenue as it would add 20,000 square feet of mostly non-taxable grocery sales.  Tax revenues in 

the City are especially important given that the population of Fresno continues to increase yet per 

capita retail sales tax has decreased.  The City has more residents to serve, but tax revenues are 

not keeping pace with the size of the service population.  As such, this alternative would not 

maximize economic growth and development in a way that is consistent with the policies of the 

City of Fresno. 

3)  The addition of 20,000 square feet to the existing 

Walmart Store located in a leased building within a shopping center will not materially enhance 

customer convenience or change the level of foot traffic in a way that attracts other businesses to 

the area. As such, the Existing Store Expansion alternative would not likely serve as a ―catalyst 

for business growth‖ in the area, as seen on Blackstone Avenue after Walmart opened a new 

store in the long-vacant Mervyn’s store.  A new Walmart Store opening on a new or existing and 

upgraded commercial site can generate the type of foot traffic that leads other businesses to 

locate in close proximity, spurring economic growth, as documented in an August 6, 2015 

Fresno Bee article, Walmart Supercenter catalyst for business growth on Blackstone (explaining 

how Fresno’s Blackstone Avenue business corridor is ―bouncing back‖ with new retail uses and 

several re-tenanting projects following Walmart’s reuse of the vacant Blackstone Mervyn’s 

store). By leaving the Project site in its existing condition, the Existing Store Expansion 

alternative misses the opportunity to reuse the 17.80-acre commercial site for the purposes it was 

originally developed while attracting other businesses to available commercial sites in the area. 

b. The Existing Store Expansion Alternative would not 

provide a retail establishment that serves local residents and visitors with essential goods and 

services, in a safe and secure, 24-hour shopping environment, to the same extent as the Project.  

The existing Walmart store would remain in its present location in an older shopping center, that 

even with the alternative’s addition of parking lot lighting, cannot match the increased visibility 

and safety afforded by a rehabilitated and upgraded Project site. The entire site will feature well-

lit parking areas, pedestrian walkways and building exterior, providing customers and store 

employees greater visibility through the site and parking areas from the building’s entrances and 

exterior vantage points, enhancing customer security and safety to a greater extent than the 

Existing Store Expansion Alternative.   

c. The Existing Store Expansion Alternative would not 

provide the Trade Area with an affordable, one-stop shopping alternative with a grocery 

component that retails a wide variety of products to enhance customer convenience and reduce 

unnecessary vehicle trips to other shopping destinations. The Existing Store Expansion 

Alternative would offer a 20,000 square foot grocery area that could not provide the range of 

grocery items needed to meet the known customer demand at this location to offer a true 

alternative to higher-priced supermarket outlets.  Analyses prepared in conjunction with the EIR, 

including Walmart’s research, experience and extensive consultation with the City and residents, 

confirmed the overwhelming need and consumer demand among neighborhood and community 

for an affordable, full range of products offered by a Walmart Store in the approximately 

190,000 to 210,000 square foot range. 
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d. The Existing Store Expansion alternative would not 

provide a larger, full-service retail use along arterial roadways and close to freeway facilities and 

other commercial uses to minimize travel lengths and utilize existing infrastructure to the 

maximum extent possible. Expansion of the existing Walmart store is hindered by its location; 

only 20,000 square feet of expansion area would be added to the store.  It cannot expand any 

further without relocation, as the Project proposes.   

e. Instead of developing and reusing a vacant, centrally- 

located commercial property and building in a manner compatible with the site and its 

surroundings, the Alternative results in the 17.80-acre Project site sitting idle, with no aesthetic 

or site upgrades or economic activity that could draw other uses to the area, and no sales tax 

revenue, employment opportunities or project-related benefits for the surrounding community.    

The Existing Store Expansion alternative would not develop a site plan providing 

pedestrian-friendly features with sufficient off-street parking for store customers and employees 

to minimize impacts to the surrounding residential neighborhood, and minimizes potential 

automobile and pedestrian conflicts. The alternative’s removal of 20,000 square feet of parking 

area could result in an insufficient amount of parking for the expanded Walmart Store’s 

customers and employees, increasing the likelihood of automobile and pedestrian conflicts 

related to a shortage of on-site parking.  

While the Existing Store Expansion Alternative would avoid the project’s 

significant unavoidable transportation impacts, on balance, the environmental benefits that 

might be achieved with this alternative are outweighed, independently and separately, by 

the alternative’s failure to achieve Project Objectives in the manner described above, and 

its failure to effect fully the other beneficial attributes of the Project identified above and in 

Section V, below. 

4. Demolition/Rebuild Alternative. 

The Demolition/Rebuild Alternative consists of the development of a new 203,580-

square-foot retail center on the project site.  The existing, vacant 193,361 square-foot building 

would be demolished.  The new uses would include a 104,230-square-foot discount store with a 

9,200-square-foot outdoor garden use, a 50,000-square-foot major retailer, four small retail uses 

totaling 36,150 square feet, and a 4,000-square-foot restaurant for a total of 203,580 square feet.  

No grocery component would be included.  The uses would operate between the hours of 6 a.m. 

and 12 a.m. daily, with certain uses (i.e. a bank) operating with more limited hours. Under this 

alternative, the existing Walmart store at 3680 W. Shaw Avenue would not be relocated, but 

would remain unchanged with its current hours of operation (8 a.m. to 10 p.m.).  The purpose of 

this alternative is to consider an alternative in line with the Project’s site’s initial entitlements for 

a shopping center of this composition that the City approved in 1990.  

Development of the site with a 203,580-square-foot retail center would decrease 

daily trips by 1,071 and AM and PM peak-hour trips by 153 and 81, respectively, compared with 

the proposed project.  Transportation impacts would be incrementally less severe due to this 

alternative’s contribution of peak hour vehicular trips to already-impacted study area 

intersections; however, this alternative would also have similar significant and unavoidable 
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transportation and traffic impacts due to existing operational and queuing deficiencies at the 

three locations the project would significantly impact, and the fact that this alternative produces a 

relatively small reduction in the PM peak hour trip counts.  This alternative would have 

incrementally fewer impacts related to air quality, noise, greenhouse gas emissions but would 

result in greater effects related to urban decay with its increased amount of general merchandise 

sales as compared to the Project. All other areas of impact are similar to the Project. 

The City rejects the Demolition/Rebuild Alternative as infeasible.  The City 

finds, separately and independently, the Demolition/Rebuild Alternative would not meet some 

fundamental Project Objectives, would not fully meet others, and overall is less desirable to the 

City, as set forth below.  

a. The Demolition/Rebuild Alternative would result in a 

significantly longer and more intensive construction period as compared to the Project that 

would make minor modifications to the building and repave a small area of the parking lot.  The 

Mixed Center alternative requires full demolition of the existing 193,361 square foot vacant big 

box store rather than reuse, removal of the parking lot asphalt, grading and site preparation for 

the new buildings and site features, followed by the construction of 200,000 square feet retail, 

residential and office uses.   

1) The effects of full demolition and new construction 

would include increased criteria air pollutant emissions, greenhouse gas emissions and greater 

noise impacts both in intensity and duration.  

2) This alternative’s lengthy construction period could 

negatively impact local businesses surrounding the Project site to the extent undesirable 

congestion associated with lengthy and extensive demolition and construction projects and the 

attendant street closures and detours decreases customer patronage.  

b. The Demolition/Rebuild Alternative would not provide a 

retail establishment that serves local residents and visitors with essential goods and services, in a 

safe and secure, 24-hour shopping environment.   

1) The 203,580 square foot shopping center would 

operate until 12 am nightly.  It would fail to provide a safe and convenient location for residents 

in the surrounding neighborhoods whose night-shifts or staggered hours of employment lead 

them to shop for necessities during the 12 am to 6 am time period, which is often the only time 

they can conveniently do so.  The Project offers customers an opportunity to stay in their 

neighborhood to do their weekly shopping or obtain an urgently needed pharmacy item in the 12 

am-6 am time frame, after other stores have closed.  

2) Under the Demolition/Rebuild Alternative, the 

existing store would continue to operate with the same hours of 8 am to 11 pm daily, in an 

established shopping center that does not provide the opportunity for Walmart to serve its 

customers from a more open location it would rehabilitate and improve, providing customers 

with a well-lit parking lot area, building exterior and pedestrian walkways with greater visibility 

in front of the Store’s main entrance to enhance customer security and safety.  
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c. The Demolition/Rebuild Alternative would develop small-

to medium size retail spaces and restaurant uses, with no grocery component. This alternative 

would therefore not meet the Project objective to provide the Trade Area with a centrally located, 

affordable, one-stop shopping alternative with an adequately-sized grocery component that 

retails a wide variety of products to enhance customer convenience and reduce unnecessary 

vehicle trips. Customers patronizing the shopping center built under the Demolition/Rebuild 

alternative could shop for general merchandise items at this center but would need to travel to a 

second destination for affordable grocery store items available at Walmart locations outside of 

the Northwest Fresno area. 

d. By demolishing the Project site’s existing 193,361 square 

foot big box building, the Demolition/Rebuild Alternative fails to reuse the vacant, centrally 

located commercial property and building in a manner that utilizes existing site development 

features and infrastructure, both of which retain many years of productive, usable life.  While the 

Demolition/Rebuild Alternative would develop a shopping center that offered pedestrian-friendly 

features and an aesthetic compatible with surrounding uses, it expends more resources to 

demolish the usable site improvements and replace them with new building materials and 

resources that could have been put to productive use elsewhere, on an undeveloped site or one 

with unusable infrastructure.  

The Demolition/Rebuild Alternative would, like the Project, result in significant 

unavoidable transportation impacts.  Impacts related to air quality, greenhouse gas and 

noise would be somewhat less than the Project while an increase in general merchandise 

sales would result in greater effects related to the topic of urban decay. On balance, the 

environmental benefits that might be achieved with this alternative are outweighed, 

independently and separately, by the alternative’s more severe transportation impacts and 

its failure to achieve Project Objectives in the manner described above, and its failure to 

effect fully the other beneficial attributes of the Project identified above and in Section V, 

below. 

5. The Neighborhood Center Reuse Alternative. 

The Neighborhood Center Reuse Alternative would retain the Project site’s existing big 

box building, but would modify it to allow for a 193,361 square foot retail center on the Project 

site.  Minor interior alterations to the building would occur to partition the space for individual 

uses, but no demolition would occur.  The building’s main tenants include two mid-size anchors 

(60,000 square feet each): one would be tenanted by a conventional grocery store and the other 

by a non-grocery retail use. The alternative’s 73,000 square feet of smaller spaces would be 

occupied by both retail and restaurant uses, with tenants such as apparel, banking/financial 

services, electronics, novelties, pet supplies, postal/shipping, telecommunications, quick-serve 

restaurant, and sit-down restaurant.  The grocery store would operate 24 hours a day, 7 days a 

week, while all other uses could operate between the hours of 6 a.m. and 12 a.m., 7 days a week, 

with certain service-oriented uses operating for much shorter periods (e.g. a bank). The purpose 

of the Neighborhood Center Reuse Alternative is to provide an alternate reuse project that can be 

developed under the current land use designations, which may lessen potential impacts 

associated with transportation, air quality, mobile noise, public services and utilities, 

transportation, and urban decay.  
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This alternative would decrease daily trips by 1,510 and AM and PM peak-hour trips by 

164 and 120, respectively, compared with the Project. Although traffic impacts from the 

Neighborhood Center Reuse Alternative would be considered incrementally less severe due to its 

fewer vehicular trips, this alternative would also have similar significant and unavoidable 

transportation and traffic impacts due to existing operational and queuing deficiencies at the 

locations the Project would significantly impact, and the fact that this alternative still generates 

721 PM peak hour vehicle trip counts.  However, due to the reduction in overall daily trips and in 

peak hour trips, this alternative would somewhat lessen the Project’s (less than significant) 

impacts related to air quality, greenhouse gas emissions and noise.  This alternative would have 

impacts on all other areas similar to the proposed project with the exception of Urban Decay, to 

the extent that this alternative would generate $6 million more grocery sales and $5.4 million 

more general merchandise sales than the proposed project.  This would increase sales diversions 

from competing food stores and general merchandise stores relative to the proposed project. 

The City rejects the Neighborhood Center Reuse Alternative as infeasible.  

The City finds, separately and independently, the Neighborhood Center Reuse Alternative would 

not meet fundamental Project Objectives, and overall is less desirable to the City, as set forth 

below.  

a. The Neighborhood Center Reuse Alternative would not 

provide a retail establishment that serves local residents and visitors with essential goods and 

services, in a safe and secure, 24-hour shopping environment. This alternative would include a 

24-hour grocery store but this alone does not provide local residents and visitors with the range 

of essential goods and services found in a larger, full-service retail use.  

b. This alternative does not provide the Trade Area with an 

affordable, one-stop shopping alternative with a grocery component offering a wide variety of 

products that enables customers to conveniently shop at one location and reduce unnecessary 

vehicle trips. Customers in need of an affordable grocery store option would need to travel to a 

second destination for affordable grocery store items available at Walmart locations outside of 

the Northwest Fresno area.  Walmart stores have been shown to provide substantial price savings 

on consumer goods when compared to competitors.  According to the article in the Journal of 

Economics & Management Strategy entitled ―The Evolving Food Chain:  Competitive Effects of 

Wal-Mart’s Entry into the Supermarket Industry,‖ estimates of Walmart’s prices for grocery 

items have been, on average, 10 percent lower than competitors’ prices and often lead 

competitors to lower their prices, to the economic benefit of consumers. 

c. The Neighborhood Center Reuse Alternative’s reuse of the 

existing building would not further the goals and policies of the City of Fresno General Plan’s 

Greenhouse Gas Emissions Reduction Plan.  This alternative would not involve the type of 

building-wide interior retrofitting the Project includes that will bring the building constructed in 

1992 up to current (2013) Title 24 energy efficiency requirements as well as implementing a 

long list of sustainability-enhancing design features. With the design features and Title 24 

upgrades the Project includes, the existing building would be made nearly--if not as--efficient as 

a new, ground-up development built with the latest energy-saving, sustainable building materials 

and methods.   
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1) The Project’s level of greenhouse gas-reducing 

retrofitting requires a significant capital outlay at the outset of project development as well as the 

commitment, experience and technological know-how to accomplish the work as planned to 

achieve the estimated amount of building-related greenhouse gas reductions.  

2) It cannot be assumed that a multiple tenant reuse of 

the Project site’s vacant building would involve the type of capital investment necessary to 

retrofit the building as a whole. The Neighborhood Center Reuse Alternative would not likely 

achieve greenhouse gas reductions on par with the Project, which achieves a 21.7-percent 

reduction over the projected level of greenhouse gas emissions assumed to exist in 2020, without 

application of emission-reducing regulations that have been enacted in recent years. 

3) It is not likely that the Neighborhood Center Reuse 

Alternative would qualify as a ―Fresno Green‖ project, within the meaning of the City’s 

Greenhouse Gas Emission Reduction Plan (2014).  It therefore would not be consistent with the 

Plan.  The Project achieved a score of 23 (minimum score of 20 required) due largely to its plan 

to retrofit the existing building to meet 2013 Title 24 Standards which are exponentially more 

restrictive than the 1992 Title 24 Standards in place when the existing building was constructed.  

Without retrofitting the building with significant energy-saving features this alternative would 

not likely qualify as ―Fresno Green.‖ 

d. The Neighborhood Center Reuse Alternative would not 

maximize economic growth and development in a way that is consistent with the policies of the 

City of Fresno General Plan and the Bullard Community Plan to the same extent as the Project.  

It is not likely that the vacant building would be fully re-tenanted and open for business at the 

same time as the Project, delaying the City’s realization of the economic benefits and growth the 

Project provides.  

1) The two mid-size anchor tenants may not have the 

same ―draw‖ for other commercial and retail uses to locate in the center as seen when a Walmart 

store opens, as evidenced by the increase in new businesses that followed Walmart’s opening of 

a new Store in the former Mervyn’s store located on the corner of Ashlan and Blackstone 

Avenues, in the City of Fresno.  Expand on info from bee article.    

2) In contrast, the Project would retrofit, reoccupy and 

reuse the entire building in its entirety, such that ensuring that the City realizes the economic 

growth-related benefits the Project offers including an upgraded, aesthetically enhanced project 

site likely to draw retailers known to ―follow Walmart‖ and seek out store locations nearby to 

take advantage of the new Walmart’s increased foot traffic.    

e. The Neighborhood Center Reuse Alternative would not 

implement a high-quality project design that complements the existing design characteristics and 

features of the project site and surrounding commercial uses and improves its overall aesthetics. 

While this alternative would develop and reuse the vacant, centrally located commercial project 

site and building, it would not do so in a manner that enhances site aesthetics to the same extent 

as the Project.  This alternative does not undertake the same upgrades to landscaping, pedestrian 
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features or the 1990's-era building façade that will improve aesthetics over existing conditions 

that the Project includes. 

E. Findings Regarding Project Alternatives Scoped out of EIR  

1. Alternative Location. 

An alternative location for the Project was initially considered but ultimately was rejected 

from further considerations, separately and independently, for the following reasons:  

a. Developing the proposed project at an alternative location 

would advance few of the project objectives; it also would not avoid or substantially lessen any 

of the proposed project impacts for the following reasons: 

1) Location: Generally, a suitable location for a 

regional commercial use such as a Walmart store requires a site located in a commercial area 

with convenient freeway access.  The proposed project would relocate the existing Walmart store 

to 4080 W. Shaw Avenue, which is 1.3 miles from the State Route 99/Shaw Avenue interchange.  

The commercial uses in the project vicinity contain a number of businesses that are 

complementary to Walmart (fast food, banking, automotive, etc.), thereby creating a retail 

destination for customers.  The relocated Walmart store is also readily accessible from nearby 

residential and light industrial areas; therefore, benefits from the patronage of persons residing 

and working in the project vicinity.   

2) Few if any alternative locations in the market area 

possess comparable or superior attributes relative to the project site.  The nearest location that 

could accommodate the project size would be 2 miles northwest of the project site between 

Golden State Boulevard and State Route 99, south of the proposed El Paseo Regional 

Commercial Center.  It is uncertain if the project applicant would be able to obtain control of a 

suitable parcel of land in this location given that the El Paseo project includes the development 

of competing businesses. Furthermore, the alternative location would require ground up 

construction and would contribute to roadway traffic that will already be impacted by the El 

Paseo project.  Thus, instead of avoiding or substantially lessening the Project’s significant 

impacts, an alternative Project location would do the opposite and create new transportation and 

related air quality, noise and greenhouse gas emission impacts, potentially resulting in worse 

traffic and noise impacts than those associated with the proposed project location.   

b. While there may be alternative sites in the area that could 

be suitable for a 193,361 square-foot Walmart store, it is unlikely that any would be more 

suitable from the standpoint of delivery of City services than the current Project site.  At the 

Project site, all urban infrastructure needed to support the project is already in place on the 

project site.  This includes water supply, sanitary sewer, storm drainage, natural gas, and 

electrical service, all of which currently serve the existing store and would require minor 

upgrades or on-site extensions to serve the Project.  Roadways serving the Project generally have 

adequate capacity to accommodate additional traffic generated by the Project, although some 

intersection improvements will be needed in the Year 2035 traffic scenario to maintain adequate 

service levels and some locations are anticipated in the City’s General Plan to operate below 
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traditionally acceptable LOS ―D‖, in recognition of the increased density of uses along West 

Shaw and North Brawley Avenues.  The Project has good access to transit service along West 

Shaw, and police and fire stations are located nearby.  Thus the Project site avoids the necessity 

of extending infrastructure and services to a less central site where such utilities and services 

may not be in place with the service capacities necessary to serve the project. 

With respect to the Alternative Location project alternative, the City hereby adopts 

and incorporates by reference information set forth in the Draft EIR analysis as grounds 

for finding an Alternative Location alternative infeasible and rejecting this alternatives.  

The City further finds infeasible and rejects this alternative for each of the reasons set 

forth above.  

 2. Existing Store Expansion to Project Square Footage Alternative 

This potential alternative involved expanding the existing Walmart Store to 193,361 

square feet; an increase of 66,578 square feet over the store’s current 126,783 square feet.  The 

existing store occupies just 12.55 acres of leased space within a retail center. The expansion 

would result in the elimination of existing parking spaces and landscaping within the existing 

Walmart site, such that this alternative would not be in compliance with Municipal Code 

standards or require the provision of off-street parking on an adjacent parcel.  This alternative 

was rejected because it would not avoid the significant unavoidable impacts to transportation, 

nor would it lessen the severity of the project’s potentially significant impacts.  This alternative 

would also have greater construction-related air quality, noise and greenhouse gas impacts, since 

more land disturbance and intensive construction would occur.  Therefore, this alternative was 

rejected from further consideration. 

With respect to the Existing Store Expansion to Project Square Footage Alternative, 

the City hereby adopts and incorporates by reference information set forth in the EIR’s 

analysis and in the record as grounds for finding this alternative infeasible and rejecting it. 

The City further finds infeasible and rejects this alternative for each of the reasons set 

forth above.  

  3. Office/Retail Use.  

The Office/Retail Alternative would consist of developing a 190,000-square-foot office 

and retail center on the proposed project site.  The existing Walmart Store No. 1815 would 

continue to operate at its current location under this alternative.  This alternative would most 

likely involve the demolition of the existing vacant building and construction of new office and 

retail uses.  Retail uses (90,000 square feet) would be located in freestanding structures and 

single-story, multi-tenant buildings along the N. Brawley Avenue frontage, with office uses 

(100,000 square feet) located in a two-story structure set against the W. San Jose Avenue 

frontage.  Parking would be located in the center of the site. This alternative was rejected from 

further consideration because the City of Fresno determined that the City currently experiences 

significant vacancies for office space and this alternative would contribute to the vacancies.  This 

alternative also would not meet the fundamental objectives of the proposed project.  For these 

reasons, this alternative was rejected from further consideration.  
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With respect to the Office/Retail Use Project Alternative, the City hereby adopts 

and incorporates by reference information set forth in the EIR’s analysis and in the record 

as grounds for finding this alternative infeasible and rejecting it. The City further finds 

infeasible and rejects this alternative for each of the reasons set forth above.  

F. Findings Regarding Adequacy of Range of Alternatives. 

The City finds that the range of alternatives evaluated in the EIR reflects a 

reasonable attempt to identify and evaluate various types of alternatives that would potentially be 

capable of reducing the Project’s environmental effects, while accomplishing most but not all of 

the Project Objectives.  The City finds that the alternatives analysis is sufficient to inform the 

City and the public regarding the tradeoffs between the degree to which alternatives to the 

Project could reduce environmental impacts and the corresponding degree to which the 

alternatives would hinder the City’s ability to achieve most or all of its Project Objectives. 

G. Mitigation Monitoring and Reporting Program  

In accordance with CEQA and the CEQA Guidelines, the City must adopt a 

mitigation monitoring and reporting program to ensure that the mitigation measures adopted 

herein are implemented.  The City hereby adopts the Mitigation Monitoring and Reporting 

Program for the Project attached to these findings as attached Exhibit ”ii”. 

H. Summary  

1. Based on the foregoing findings and the information contained in the 

administrative record of proceedings, the City has made one or more of the following findings 

with respect to each of the significant environmental effects of the Project identified in the Final 

EIR:  

a. Changes or alterations have been required in, or incorporated into, 

the Project which avoid or substantially lessen the significant environmental effects on the 

environment. 

b. Specific economic, social, technological, or other considerations 

make infeasible the mitigation measures or alternatives identified in the Final EIR that would 

otherwise avoid or substantially lessen the identified significant environmental effects of the 

Project. 

2. Based on the foregoing findings and information contained in the 

record, it is hereby determined that:  

 

a. All significant effects on the environment due to approval of the 

Project have been eliminated or substantially lessened where feasible. 

 

b. Any remaining significant effects on the environment found 

unavoidable are acceptable due to the factors described in the Statement of Overriding 

Considerations in Section V, below. 
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V. STATEMENT OF OVERRIDING CONSIDERATIONS  

A. Impacts That Remain Significant  

As discussed in Exhibit ―i‖ and the Final EIR, the City has found that impacts 

related to Transportation remain significant and unavoidable following adoption and 

implementation of all feasible mitigation measures, as described in the Final EIR.  The 

significant and unavoidable impact is identified with further detail below. 

The City hereby finds that mitigating transportation, as identified in this 

section, to a level of less-than-significant would be infeasible, separately and independently, 

for the reasons set forth below.  

1. Impact 

a. Near Term-Plus Project:  W. Shaw Avenue/N. Brawley 

Avenue Intersection:  During the Saturday peak hour, Project-related vehicle trips will increase 

the calculated 95th-percentile queue length from 210 feet to 296 feet in the southbound left-turn 

lane, which is considered a significant impact.   

b. 2035 With Project: W. Shaw Avenue/N. Brawley Avenue 

Intersection:  Project vehicle trips would add more than 5.0 seconds of delay in the weekday PM 

peak hour (12.7 seconds added) and during the Saturday peak hour (24.6 seconds added) leading 

to substandard LOS E during the weekday PM and Saturday peak hours. The Project would also 

increase the calculated 95th-percentile queue lengths by more than 25 feet in the eastbound left-

turn lanes; the westbound right-turn lane; the northbound left-turn lane; the southbound left-turn 

lane; and in the southbound right-turn lane. 

c. 2035 Plus Project - Intersection of Brawley Avenue and 

Site Access: The project would cause a substandard LOS E in the on-site eastbound-to-

southbound right-turn lane exiting the site during the Saturday peak hour.  

d. 2035 Plus Project - Roadway Segment of Figarden Drive 

between Bullard and Gates Avenues: Project-related vehicle trips would cause the cumulative 

LOS to drop from D to E during the PM peak hour.  Figarden Drive has been constructed to the 

maximum lane configuration designated in the Fresno General Plan Update, and further 

improvements are not feasible at this location.  As a result, the project’s impact would remain 

significant and unavoidable.  

2. Feasibility Findings 

The City finds that mitigation measures would not be feasible, separately and 

independently, for the following reasons: 

a. 2035 Plus Project - W. Shaw Avenue/N. Brawley Avenue 

Intersection:  Physical improvements to lengthen the queue storage length are not feasible at this 

location.  The analyses suggest that the southbound left-turn lane should be lengthened to 

accommodate the 296-foot queue length occurring during the Saturday peak hour.  However, 
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such a measure is not recommended or feasible due to potentially hazardous conditions that 

could result. This measure would reduce the length of the northbound left-turn lane at the project 

entrance by a commensurate amount because the two lanes are back-to-back with no available 

space between them.  In the event that the northbound storage lane were to back up into the 

northbound though lanes, the resulting queue could back up into the intersection of Shaw and 

Brawley Avenues, causing worse intersection operations, blockage of the intersection, and safety 

hazards.  If the queue in the southbound left-turn lane were to extend 36 feet into the southbound 

through lanes, the interior of the intersection of Shaw and Brawley Avenues would not be 

blocked and could safely still operate.   

b. 2035 Plus Project -W. Shaw Avenue/N. Brawley Avenue 

Intersection  – 2035 With Project:  The intersection of Shaw and Brawley Avenues is constructed 

to the maximum configuration possible and designated in the Fresno General Plan.  Substandard 

levels of service were expected on Brawley Avenue as indicated in the City of Fresno General 

Plan.  Therefore, based on right-of-way constraints, General Plan designations, and City 

practices and policies, further improvements are not feasible at this location to achieve LOS D.   

c. 2035 Plus Project - Intersection of Brawley Avenue and 

Site Access: The substandard LOS would occur on an intersection approach that is already 

limited to right turns out of the Project site and will be experienced solely by project trips exiting 

the site.  However, a second right-turn lane at a stop-controlled intersection is not proposed 

because vehicles would be required to cross over a through lane during the right-turn.  Traffic 

signals are not warranted nor, as a traffic engineering matter, recommended due to the short 

spacing between the driveway and either Shaw Avenue or San Jose Avenue.  Therefore, the City 

does not consider improvements feasible at this location.  Implementation of the Project’s Trip 

Reduction Strategies through Mitigation Measure TRANS-2b will encourage employee use of 

alternative transportation methods and potentially reduce vehicle trips at this and other project 

area intersections, but the impact would remain significant and unavoidable. 

d. 2035 Plus Project - Roadway Segment of Figarden Drive 

between Bullard and Gates Avenues:  Figarden Drive has been constructed to the maximum lane 

configuration designated in the Fresno General Plan Update, and further improvements are not 

physical feasible at this location.  As a result, the project’s impact would remain significant and 

unavoidable.  

B. Overriding Considerations Justifying Project Approval  

In accordance with CEQA Guidelines Section 15093, the City has, in 

determining whether or not to approve the Project, balanced the economic, social, 

technological, and other Project benefits against its unavoidable environmental risks, and 

finds that each of the benefits of the Project set forth below outweighs the significant 

adverse environmental effects that are not mitigated to less-than-significant levels. 

This statement of overriding considerations is based on the City’s review of the 

Final EIR and other information in the administrative record.  Each of the benefits identified 

below provides a separate and independent basis for overriding the significant environmental 

effects of the Project.  The benefits of the Project are as follows:  
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1. Creation of New Jobs. 

The Project will provide significant benefits to the City and community in terms 

of much needed employment opportunities.  The Walmart store is estimated to create 

approximately 85 permanent job opportunities.  Except for a very few Walmart management 

positions that may be filled by transferees from other localities, most of these full- and part-time 

positions will be entry level and filled by local residents.  Consequently, it is reasonably 

expected that the City and its residents will enjoy the economic and social benefits from added 

employment opportunities afforded by the Project. 

2. Creation of Tax Revenues. 

The Project would reoccupy and reuse a vacant big box building, which would 

generate increased property tax revenues over those currently levied upon the undeveloped 

property. Tax revenues in the City are especially important given the current budget shortfalls 

and the fact that the population in the City of Fresno is outpacing the City’s receipt of property 

and sales tax revenue, threatening ongoing budget shortfalls.  The City has more residents to 

serve, but tax revenues are not keeping pace with the size of the service population. The City 

finds that the opportunity to realize additional property taxes and sales tax revenues is an 

important consideration for the City. 

3. Maximizes Economic Growth. 

The Project revitalizes an existing building at a prime corner location along the W. Shaw 

commercial corridor, a 17.80-acre location that has been vacant for several years. In doing so, 

the Project will add employment and retail activity in the corridor.  The project will also serve as 

a ―catalyst for business growth‖ in the area, as seen on Blackstone Avenue after Walmart opened 

a new store in the long-vacant Mervyn’s store.  A new Walmart Store opening on a new or 

existing and upgraded commercial site can generate the type of foot traffic that leads other 

businesses to locate in close proximity, spurring economic growth, as documented in an August 

6, 2015 Fresno Bee article, Walmart Supercenter catalyst for business growth on Blackstone 

(explaining how Fresno’s Blackstone Avenue business corridor is ―bouncing back‖ with new 

retail uses and several re-tenanting projects following Walmart’s reuse of the vacant Blackstone 

Mervyn’s store). Returning a commercially developed 17.80-acre corner site along a key 

commercial corridor in the City maximizes economic growth and revitalization in the area. 

4. Provision of Convenient, One-Stop Shopping Alternative. 

The Project will provide retail options that currently do not exist in the Trade 

Area, and with updated, modern, and energy efficient construction, and in close proximity to 

local consumers and residents.  Detailed evidence in the record, including hearing testimony 

regarding the lengthy trips outside of Fresno required for consumers and residents to shop at a 

Walmart store and obtain necessary discount items and grocery, and information contained in the 

urban decay analyses in the EIR, demonstrates the community’s need for a more convenient 

source of affordable grocery and general merchandise goods for which consumer demand exists, 

and which can serve customers during both daytime and nighttime in a safe and secure 

environment.  The proposed Project provides such a source.  In addition to convenience, the 
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community will benefit insofar as this closer source of goods leads to less vehicle miles traveled 

overall and associated environmental impacts. 

5. Provision of Affordable Shopping Option 

Wal-Mart stores have been shown to provide substantial price savings on 

consumer goods when compared to competitors.  According to the article in the Journal of 

Economics & Management Strategy entitled ―The Evolving Food Chain:  Competitive Effects of 

Wal-Mart’s Entry into the Supermarket Industry,‖ estimates of Walmart’s prices for grocery 

items have been, on average, 10 percent lower than competitors’ prices.  In addition, the entry of 

a Walmart store has been show to result in a decrease in pricing offered by competitor stores.  

According to the article ―Selling a Cheaper Mousetrap,‖ published in the Journal of Urban 

Economics, the entry of a Walmart store can result in price declines of 1.5 to 3 percent for many 

products (e.g., staple goods such as aspirin, laundry detergent, toothpaste, and shampoo) in the 

short term, and 7 to 13 percent in the long-term (i.e., five years).  As such, the Project results in a 

wide variety of more affordable goods to residents of the City and surrounding communities. 

6. Modern, Energy-Efficient Sustainable Project Design 

The Project would cause the addition of a number of beneficial attributes that 

would serve the community, including the implementation of numerous sustainable designs, 

siting and building features.  With regard to sustainable design, the Project would include use of 

the industry’s most energy-efficient features available, including:   

 

a. Light Sensors:  The project will include occupancy sensors 

in non-sales floor areas such as restrooms, break rooms and offices.  These sensors detect 

activity in a room and automatically turn off the lights when the space is unoccupied. 

b. LED Lighting:  All internally illuminated exterior building 

signage and many refrigerated food cases would use LED lighting.  This application of LED 

technology is over 70 percent more energy-efficient than fluorescent illumination.  Using LEDs 

has significant benefits, including a substantial reduction in the need to manufacture and dispose 

of fluorescent lamps; they contain no mercury or lead; and they are approximately 52 percent 

more energy-efficient than fluorescent lights.  Use of LEDs is projected to yield an energy 

savings of 59,000 kilowatt-hours/year, which is equivalent to the average annual electrical 

consumption of five single-family residences LED lights are projected to last at least six years 

beyond conventional lighting, reducing maintenance costs.  Further, in refrigerated food cases, 

LEDs perform well in the cold and produce less heat than fluorescent bulbs – heat which must be 

compensated for by the refrigeration equipment. 

c. Central Energy Management:  Walmart employs a 

centralized energy management system (EMS) to monitor and control the heating, air 

conditioning, refrigeration and lighting systems for all stores from Walmart’s corporate 

headquarters in Bentonville, Arkansas.  The EMS enables Walmart to constantly monitor and 

control the expanded store’s energy usage, analyze refrigeration temperatures, observe HVAC 

and lighting performance, and adjust system levels from a central location 24 hours per day, 

seven days per week.  This system will govern operations in the entirety of the store. 
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d. Energy efficient HVAC units:  The Project will utilize one 

of the industry’s most efficient heating, ventilating and air-conditioning (HVAC) units available.  

e. Dehumidification:  The entire store will include a 

dehumidifying system that allows the store to be operated at a higher temperature, use less 

energy, and allow the refrigeration system to operate more efficiently. 

f. White Roof:  The existing building currently uses a dark-

colored roof which can contribute to a heat island effect.  The Project would replace the existing 

roof with a white membrane roof. The white membrane roof’s higher reflectivity helps reduce 

building energy consumption in most climate zones as compared to building utilizing darker 

roofing colors, (especially in areas with like Fresno which have high solar reflectivity).   

g. Water Heating:  The store would capture waste heat from 

the on-site refrigeration equipment to supply much of the hot water needs for the store.  

h. Water Conservation:  In the newly remodeled store 

facilities, Walmart will use the following water-conserving features:  

1) All restroom sinks will use sensor-activated ½ 

gallon per minute faucets.  The low-flow faucets reduce water usage by 75 percent compared to 

mandated EPA Standards.  During use, water flows through turbines built into the faucets to 

generate the electricity needed to operate the motion sensors. 

2) High-efficiency urinals would be installed that use 

only 1/8 of a gallon (one pint) of water per flush, an approximately 75 percent reduction relative 

to the 0.5 gallon-per-flush urinal water use baseline in the California Green Building Code, 

versus conventional 1-gallon-per-flush urinals.    

3) Restroom toilets are highly efficient and use 1.28 

gallons per flush, reducing water use by 20 percent compared to mandated EPA Standards 

requiring 1.6 gallon per flush fixtures.  The toilets utilize built-in water turbines to generate the 

power required to activate the flush mechanism.  These turbines save energy and material by 

eliminating electrical conduits required to power automatic flush valve sensors.  

4)  Walmart will replace the traditional overhead 

irrigation system in the Garden Center with an automated irrigation controlled distribution 

system.  This system uses time-controlled irrigation mats that are placed under the plants. 

i. Landscape Irrigation:  The Project’s landscape plan 

includes removal of the site’s existing dead trees and shrubs and the addition of new trees in the 

store’s parking area adjacent to the existing building planted to match existing trees. The 

landscape plan includes the following features: 

1) Planting of native, drought-tolerant varieties of 

trees, shrubs and ground cover 

2) Installation of a new isolated drip water system. 
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3) Automatic irrigation controllers utilizing 

evapotranspiration sensors. 

4) Rain sensors to suspend irrigation during a rain 

event. 

j. Refrigeration: Walmart uses non-ozone-depleting 

refrigerant in its store facilities: R407a refrigerant for refrigeration equipment and R410a 

refrigerant for air conditioning equipment. Refrigeration equipment is typically roof-mounted 

close to the refrigerated cases. This reduces the amount of copper refrigerant piping, insulation, 

potential for leaks and refrigerant charge needed.  

k. Construction and Demolition (C & D) Recycling:  The goal 

of Walmart’s Construction and Demolition (C&D) program is to capture and recycle as much of 

the metals, woods, floor and ceiling tiles, concretes, asphalts and other materials generated as 

part of Walmart’s demolition and construction process as possible. Walmart works with a waste 

management company to fully research all available C&D recycling facilities in the area where 

construction activities occur and provide a system designed to capture the widest possible range 

of materials recovery options for that particular location and type of construction.  

l. Poured Concrete:  The project will use cement mixes that 

include  15 to 20 percent fly ash, a waste product of coal-fired electrical generation, or 25-30 

percent  slag, a waste product of the steel manufacturing process, in its concrete mixes.  By 

incorporating these waste product materials into its cement mixes, Walmart helps offset the 

greenhouse gases emitted in the cement manufacturing process.   

m. Thermoplastic Panel:  The store will use Non-Reinforced 

Thermoplastic Panel (NRP) in lieu of Fiber Reinforced Plastic (FRP) sheets on the walls of areas 

where plastic sheeting is appropriate, including food preparation and kitchen areas, utility and 

janitorial areas, and associate break rooms. NRP can be recycled, has better impact resistance 

and, like FRP, is easy to keep clean.  

n. Concrete Form Release Agent:  The store will use a plant-

based oil extracted from a renewable resource as a concrete form release agent (a product 

sprayed on concrete forms to allow ease of removal after the concrete has set).  This release 

agent is non-petroleum based non-toxic and a biodegradable agent.  

o. VOCs in Paint:  Low VOC Paint: Walmart will use low 

volatile organic compound (VOC) paint for exterior and interior field paint coatings.  Paint 

products required for the project will be primarily purchased in 55-gallon drums and 275-gallon 

totes, reducing the number of one gallon and five gallon buckets needed.  These plastic buckets 

are filled from the drums and totes and then returned to the paint supplier for cleaning and reuse. 
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7. Project Furthers Fresno Greenhouse Gas Emissions Reduction Plan 

Goals. 

The Project is consistent with all applicable General Plan Policies identified in the 

Greenhouse Gas Reduction Plan (GHG Plan). With the full consortium of energy saving 

strategies, sustainability features and Title 24 requirements, the proposed Project exceeds the 

GHG Plan’s expectations for the time frame and extent to which an applicant’s reuse of an 

existing building can further Plan goals through energy efficient retrofitting and remodeling to 

increase sustainability. 

1) The project furthers City goals to find new 

techniques of solid waste disposal, such as recycling, composting, waste to energy technology, 

and waste separation, to reduce the volume and toxicity of solid wastes that must be sent to 

landfill facilities. Walmart continues to move closer to realizing its goal zero waste by providing 

innovative solutions to improve waste data management and reduce and divert food and 

materials from turning into waste.  Walmart’s efforts have seen measurable progress with U.S. 

operations as of 2014 achieving an 82.4 percent operational waste diversion away from landfills.  

The project furthers the goal of zero waste by including recycled building materials and 

implementing a construction and demolition program that will capture and recycle as much of 

the metals, floor and ceiling tiles, concretes, asphalts and other materials generated as part of the 

project’s construction process, as feasible.  

2)  The Project is reusing an existing, commercially-

designated and developed site with an existing ―big box‖ building.  Reusing the existing building 

will conserve natural resources required for among other things, cement and steel used in 

construction compared to new construction. 

3) The GHG Plan goals encourage building reuse 

projects to reduce energy consumption as compared to a site’s prior use, and generally ―do their 

share‖ to reduce greenhouse gas emissions consistent with AB 32 targets and the Scoping Plan.   

4) Title 24 energy savings are maximized when a reuse 

project demolishes and rebuilds a decades-old building, or so extensively updates and retrofits it 

that energy savings rival or potentially equal those achieved by a new infill development. The 

GHG Plan anticipates the reuse of existing commercial buildings will, over time, bring a building 

up to applicable Title 24 energy efficiency standards as reuse projects are not required to 

implement the type of energy-saving features the Project is integrating into the existing building.    

5) The Project’s compliance with 2013 Title 24 

Standards, the Green Building Code and other emission-reducing regulations would bring about 

an immediate realization of the benefits anticipated from new development.  The Project further 

includes the unique design features and sustainable measures that Walmart voluntarily 

incorporates into Project development.  In doing so, the Project’s exceeds savings realized by a 

similarly comprehensive reuse project at this site where state-of-the art sustainability features 

and emission reducing measures not accounted for in the CalEEMod modeling are not often 

seen.   
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6) The Walmart Store will significantly exceed the 

energy efficiency of the existing building when a Super-K Store opened in 1993.  The Project 

would operate the same use in the same building as did Super-K, but would do so 33.3 percent 

more efficiently.  The 33.3 percent delta between 2013 Title 24 Standards and the 1992 

Standards demonstrates the amount of energy savings realized when a reuse project undertakes 

the kind of comprehensive remodeling work that requires full compliance with Title 24 

Standards.  

8. Infill Development. 

The Project would also constitute development within an established 

community and would not be opening up a new geographical area for development such that it 

would draw mostly new trips, or substantially lengthen existing trips.  The Project would return 

to productive economic use a 17.80-acre commercial site surrounded on all sides by commercial, 

office, light industrial and residential uses that fronts a major east-west thoroughfare (W. Shaw 

Avenue) the General Plan has identified for BRT designation.  Shaw Avenue has been an 

important corridor in Fresno for decades, with much of the area’s retail and employment uses 

located there.‖   

9. Pedestrian-Oriented Improvements.  

Aerial photos of the project vicinity in the EIR shows that the project site is near the 

center of an area with over a hundred office and light industrial businesses, and numerous 

regional commercial uses within one mile of the site.  There are six large apartment complexes 

within a 0.5 mile of site with many units within walking distance. The Project location provides 

an opportunity for nearby residents to shop closer to home, and also increases the potential for 

pedestrians to walk and bike to the site, either of which helps reduce Vehicle Miles Traveled. 

The Project adds new on-site pedestrian walkways connecting the site to the nearby bus stop and 

across the parking lot.  A new main pedestrian connection would run the length from the store 

entrance to the back parking lot.  The pedestrian path would be delineated with a contrasting 

color or paving material where it traverses the parking lot in order to clearly demarcate the path, 

to provide a safe walking area, and act as traffic calming devices for vehicles entering the center.  

City sidewalks connect to neighboring residential and commercial development, specifically the 

existing shopping center located across North Brawley Avenue where the existing Walmart store 

is located. 

10. Revitalization of a Long-Vacant, Commercially Developed, Idle 

Site into a Productive and Secure Retail Destination. 

 The Project will provide a retail establishment that serves local residents 

and visitors with essential goods and services, in a safe and secure, 24-hour shopping 

environment. Redeveloping the site will convert a dark, empty building into a newly-refurbished 

and thriving commercial retail destination. In an August 6, 2015 news article, the Fresno Bee 

newspaper reported the positive change seen Walmart opened a new store in the vacated 

Mervyn’s building on Ashlan and Blackstone Avenues, quoting a local leader who observed that 

“The area had increased police calls after Mervyns closed and left a dark, empty building 

behind. . . .What once was blight is very much alive. . . .We’re going to see a lot more traffic and 
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a well-lit parking lot and ... another choice for people who live around here.” Reoccupation and 

redevelopment of the vacant, long-shuttered Project site will bring about similarly positive 

changes to the existing site and neighborhood, and to Walmart’s operation in this neighborhood 

that will move to a more secure, easily patrolled commercial site with a well-lit parking lot, 

pedestrian walkways and building exterior which stand in contrast to its present leased location 

within a strip mall center Walmart does not own or control.  The Project will provide customers 

and store employees greater security and safety with increased activity, lighting and overall 

visibility through the site and parking areas from the building’s entrances and exterior vantage 

points. It is anticipated that calls for service related to Walmart will notably decrease in 

comparison to those generated from the existing Walmart’s Store’s shopping center location, 

where calls for service originated from unrelated activity in the shopping center’s parking lot.   
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Exhibit “i” of Attachment 1 
 

Summary of Impacts of Mitigations from EIR No. 10149   
 

Table ES-1: Executive Summary Matrix 

Impacts Mitigation Measures Level of Significance After Mitigation 

Section 3.1—Aesthetics 

Impact AES-1: The proposed project would not 
substantially degrade the existing visual character or 
quality of the site and its surroundings. 

No mitigation is necessary. Less than significant impact. 

Impact AES-2: The proposed project would not result in 
the addition of new sources of substantial light and glare 
that would adversely affect daytime or nighttime views. 

No mitigation is necessary. Less than significant impact. 

Section 3.2—Air Quality 

Impact AIR-1: The proposed project would not conflict 
with or obstruct implementation of the applicable air 
quality plan. 

No mitigation measures are required. Less than significant impact. 

Impact AIR-2: The project would not violate an air 
quality standard or contribute substantially to an 
existing or projected air quality violation. 

No mitigation measures are required. Less than significant impact. 

Impact AIR-3: The project would not result in a 
cumulatively considerable net increase of a criteria 
pollutant for which the region is nonattainment under 
an applicable national or state ambient air quality 
standard (including releasing emissions that exceed 
quantitative thresholds for ozone precursors). 

No mitigation measures are required. Less than significant impact. 

Impact AIR-4: The project would not violate ambient 
carbon monoxide (CO) standards or contribute 
substantially to an existing or projected air quality 
violation of CO standards. 

No mitigation is necessary. Less than significant impact 

Impact AIR-5: The project would not expose sensitive No mitigation is necessary. Less than significant impact. 
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receptors to substantial pollutant concentrations. 

Impact AIR-6: The project would not expose sensitive 
receptors to cumulatively considerable contribution of 
toxic air contaminant emissions. 

No mitigation is necessary. Less than significant impact 

 

Table ES-1 (cont.): Executive Summary Matrix 

Impacts Mitigation Measures Level of Significance After Mitigation 

Impact AIR-7: The project would not create 
objectionable odors affecting a substantial number of 
people. 

No mitigation is necessary. Less than significant impact. 

Impact AIR-8: The project would not significantly impact 
receptors by disturbing naturally occurring asbestos. 

No mitigation is necessary. Less than significant impact. 

Section 3.3—Greenhouse Gas Emissions 

Impact GHG-1: The proposed project would not conflict 
with any applicable plan, policy or regulation of an 
agency adopted for the purpose of reducing the 
emissions of greenhouse gases. 

MM GHG-1: Sustainable Project Design Features: The Walmart store shall 
implement the following project design features and strategies to reduce 
greenhouse gas emissions, consistent with AB 32.  To account for 
improvements in technology, the project may substitute project design 
features so long as they are equally or more effective at reducing 
greenhouse gas emissions: 
• Planting of native, drought-tolerant plant varieties that would enhance 

the visual appearance of the site while conserving the use of water.  
• Provision of designated parking stalls for low-emitting, fuel-efficient, 

and/or carpool/vanpool vehicles, including a minimum of 40 preferred 
parking spaces for low-emission vehicles and 80 preferred parking spaces 
for car/vanpools. 

• Provision of 30 bicycle parking spaces located near the main entrance of 
the Project. 

• Implementation of a Transportation Management Measures (See 3.3-10), 
including a Rideshare Program and promotion of alternative 
transportation to encourage employee use of alternative modes of 
transportation. 

• Installation of a white membrane roof.  The white membrane roof’s 
higher reflectivity helps reduce building energy consumption and reduces 

While the Project design features 
are not necessary to mitigate a 
greenhouse gas impact, their 
implementation ensures that the 
Project’s greenhouse gas 
emissions will remain below 
adopted significance thresholds. 
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Table ES-1 (cont.): Executive Summary Matrix 

Impacts Mitigation Measures Level of Significance After Mitigation 

the heat island effect, as compared to buildings utilizing darker roofing 
colors and has the same effect as installation of a cool roof. 

• Use of non-ozone-depleting refrigerants: R407a refrigerant for 
refrigeration equipment and R410a refrigerant for air conditioning 
equipment. 

• Ensure that 80% of the office equipment would carry an energy star label. 
• Use of reclaimed heat from the refrigeration equipment to heat domestic 

water. 
• Irrigation technology meeting City requirements that includes those at 

least as efficient as micro-irrigation.   
• Water-conserving fixtures: 

- Sensor-activated 0.5 gallon per minute high-efficiency faucets in store 
restrooms, with water turbines built into the faucet to generate the 
electricity needed to operate the sensors. 

- High-efficiency urinals using only 0.125 gallon (1 pint) of water per 
flush, an approximately 75 percent reduction relative to the 0.5-gallon-
per-flush urinal water use baseline in the California Green Building 
Code, versus conventional 1-gallon-per-flush urinals. 

• Recyclable Materials: The store would use recyclable, non-reinforced 
thermoplastic panels (NRP) in lieu of fiber-reinforced plastic sheets on the 
walls in areas where plastic sheeting is appropriate, including food 
preparation areas, utility and janitorial areas, and associate break rooms.   

• Use of low volatile organic compound (VOC) paint for exterior and 
interior field paint coatings. 

• Use of environmentally preferred materials for flooring and wall 
coverings in the kitchen. 

• Use of LED Signage illumination and refrigerated cases. 
• All lighting within the store will utilize T-8 fluorescent lamps and 

electronic ballasts to reduce Store’s energy load by approximately 15 to 
20 percent. 

• Central Energy Management—the store will be equipped with an energy 
management system that would be monitored and controlled from 
corporate headquarters in Bentonville. 
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Table ES-1 (cont.): Executive Summary Matrix 

Impacts Mitigation Measures Level of Significance After Mitigation 

• Use of new HVAC units that are among the most energy efficient 
available. 

• Installation and use of a dehumidifying system that allows Walmart to 
operate the store at a higher temperature, use less energy, and operate 
the refrigeration system more efficiently. 

Impact GHG-2: The proposed project would generate 
direct and indirect greenhouse gas emissions; however, 
quantification of these emissions demonstrates that the 
Project would achieve emission reductions greater than 
required by the SJVAPCD. 

No mitigation is necessary. Less than significant impact. 

Impact GHG-3: The proposed project is consistent with 
the ARB Scoping Plan and regulations adopted for the 
purpose of reducing the emissions of greenhouse gases. 

No mitigation is necessary. Less than significant impact. 

Section 3.4—Hazards and Hazardous Materials 

Impact HAZ-1: The proposed project may create a 
significant hazard to the public or the environment 
through the routine transport, use, or disposal of 
hazardous materials or through reasonably foreseeable 
upset and accident conditions involving the likely release 
of hazardous materials into the environment. 

Implement Mitigation Measure HYD-1a and the following: 
 

MM HAZ-1: Prior to issuance of the certificate of occupancy or final 
inspection for each project building, the project applicant shall submit a 
Hazardous Materials Business Plan or Business Plan Exception from the 
Fresno County Department of Public Health.  If a Hazardous Materials 
Business Plan is required, the practices and procedures outlined in the plan 
shall be incorporated into operational activities. 

Less than significant impact. 

Impact HAZ-2: The proposed project would not emit 
hazardous emissions or handle hazardous or acutely 
hazardous materials, substances, or waste within one-
quarter mile of an existing or proposed school. 

No mitigation is necessary. Less than significant impact. 

Impact HAZ-3: The proposed project is not located on a 
site which is included on a list of hazardous materials 
sites compiled pursuant to Government Code Section 
65962.5; however, development of the proposed project 
has the potential to create a safety hazard for people 

MM HAZ-3: Prior to any construction activities, the project applicant shall 
retain a certified hazardous waste contractor to properly remove and 
dispose of building materials, equipment, or materials containing hazardous 
waste, including all drums, containers, cans, and other vessels containing 
oils, greases, solvents, paints, and other potentially hazards fluids present 

Less than significant impact. 
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Table ES-1 (cont.): Executive Summary Matrix 

Impacts Mitigation Measures Level of Significance After Mitigation 

residing or working in the project area as a result of past 
or present usage on the project site or surrounding land 
uses. 

on the project site; asbestos-containing material; mercury-containing 
material; and chlorofluorocarbons in accordance with federal and state law.  
The applicant shall submit documentation to the City of Fresno 
demonstrating that this contractor has been retained as part of the building 
permit application.  Upon completion of removal and disposal, the project 
applicant shall provide documentation to the City of Fresno demonstrating 
that these activities were successfully completed. 

Section 3.5—Hydrology and Water Quality 

Impact HYD-1: The project may violate water quality 
standards or waste discharge requirements. 

MM HYD-1a: Prior to the issuance of the first building permit for the 
proposed project, the project applicant shall prepare and submit a 
Stormwater Pollution Prevention Plan (SWPPP) to the Central Valley 
Regional Water Quality Control Board (RWQCB) that identifies specific 
actions and best management practices (BMPs) to prevent stormwater 
pollution during construction activities to the maximum extent practicable.  
The applicant shall provide the City of Fresno with a copy of the approved 
SWPPP prior to issuance of the grading permit or building permit (whichever 
occurs first).  The SWPPP shall identify a practical sequence for BMPs 
implementation and maintenance, site restoration, contingency measures, 
responsible parties, and agency contacts.  The SWPPP shall include but not 
be limited to the following elements: 
• Temporary erosion control measures shall be employed for disturbed 

areas. 
• No disturbed surfaces shall be left without erosion control measures in 

place during the winter and spring months. 
• Sediment shall be retained on-site by a system of sediment basins, traps, 

or other appropriate measures. 
• The construction contractor shall prepare Standard Operating Procedures 

for the handling of hazardous materials on the construction site to 
eliminate or reduce discharge of materials to storm drains.  

• BMPs performance and effectiveness shall be determined either by visual 
means where applicable (e.g., observation of above-normal sediment 
release), or by actual water sampling in cases where verification of 
contaminant reduction or elimination (such as inadvertent petroleum 

Less than significant impact. 
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Table ES-1 (cont.): Executive Summary Matrix 

Impacts Mitigation Measures Level of Significance After Mitigation 

release) is required by the Central Valley RWQCB to determine adequacy 
of the measure. 

• In the event of significant construction delays or delays in final landscape 
installation, native grasses or other appropriate vegetative cover shall be 
established on the construction site as soon as possible after disturbance, 
as an interim erosion control measure throughout the wet season. 

 

MM HYD-1b: Prior to the issuance of building permits for the proposed 
project, the project applicant shall submit a Construction Best Management 
Practices Plan and Exhibits to the Fresno Metropolitan Flood Control District 
for review and approval.  The Construction Best Management Practices Plan 
and Exhibits shall identify pollution prevention measures and practices to 
prevent polluted runoff from leaving the project site.  The applicant shall 
provide the City of Fresno with a copy of the approved Plan prior to 
issuance of the grading permit or building permit (whichever occurs first).  
Examples of stormwater pollution prevention measures and practices shall 
include but not be limited to the following elements: 
• Strategically placed bioswales and landscaped areas that promote 

percolation of runoff 
• Pervious pavement 
• Trash enclosures with screened walls and roofs 
• Sewer drains in areas near trash enclosures 
• Stenciling on storm drains indicating water flows directly to creeks 
• Curb cuts in parking areas to allow runoff to enter landscaped areas 
• Rock-lined areas along landscaped areas in parking lots 
• Catch basins 
• Oil/water separators 
• Regular sweeping of parking areas and cleaning of storm drainage 

facilities 
• Employee training to inform store personnel of stormwater pollution 

prevention measures 
 

The project applicant shall also prepare and submit an Operations and 
Maintenance Agreement to the City of Fresno for its approval identifying 
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Table ES-1 (cont.): Executive Summary Matrix 

Impacts Mitigation Measures Level of Significance After Mitigation 

procedures to ensure that stormwater quality control measures work 
properly during operations. 

Impact HYD-2: The project would not substantially 
deplete groundwater supplies or substantially interfere 
with groundwater recharge such that there would be a 
net deficit in aquifer volume or a lowering of the local 
groundwater table level (e.g., the production rate of 
pre‐existing nearby wells would drop to a level which 
would not support existing land uses or planned uses for 
which permits have been granted. 

No mitigation is necessary. Less than significant impact. 

Impact HYD-3: The project would not substantially alter 
the existing drainage pattern of area, including through 
the alteration of the course of a stream or river, in a 
manner that would result in substantial erosion or 
siltation on- or off-site. 

No mitigation is necessary. Less than significant impact. 

Impact HYD-4: The project would not substantially alter 
the existing drainage pattern of the site or area, 
including through the alteration of the course of a 
stream or river, or substantially increase the rate or 
amount of surface runoff in a manner, which would 
result in flooding on- or off-site. 

No mitigation is necessary. Less than significant impact. 

Impact HYD-5: The project would not create or 
contribute runoff water that would exceed the capacity 
of existing or planned stormwater drainage systems or 
provide substantial additional sources of polluted runoff. 

No mitigation is necessary. Less than significant impact. 

Impact HYD-6: The project may otherwise substantially 
degrade water quality. 

Implement Mitigation Measures HYD-1a and HYD-1b. Less than significant impact. 

Section 3.6—Land Use and Planning 

Impact LU-1: The proposed project would be consistent 
with applicable provisions of the City of Fresno General 

No mitigation is necessary. Less than significant impact. 
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Table ES-1 (cont.): Executive Summary Matrix 

Impacts Mitigation Measures Level of Significance After Mitigation 

Plan. 

Impact LU-2: The proposed project would not conflict 
with any of the applicable provisions of the City of 
Fresno Municipal Code. 

No mitigation is necessary. Less than significant impact. 

Section 3.7—Noise 

Impact NOI-1: Construction activities associated with 
the proposed project may expose nearby land uses to 
excessive noise levels. 

MM NOI-1: During construction activities, the project applicant shall require 
its construction contractors to adhere to the following noise attenuation 
requirements: 
• Outdoor construction activities shall be limited to the hours between 7 

a.m. and 10 p.m. Monday through Saturday.  The City of Fresno Director 
of Public Works shall have the discretion to permit construction activities 
to occur outside of allowable hours if compelling circumstances warrant 
such an exception (e.g., weather conditions necessary to pour concrete).  
No construction shall occur on Sundays. 

• All construction equipment shall use noise-reduction features (e.g., 
mufflers and engine shrouds) that are no less effective than those 
originally installed by the manufacturer.  If no noise reduction features 
were installed by the manufacturer, then the contractor shall require that 
at least a muffler be installed on the equipment. 

• The project applicant shall mandate that the construction contractor 
prohibit the use of personal or commercial music or sound amplification 
on the project site during construction. 

• The construction contractor shall designate a noise disturbance coordinator 
who would be responsible for responding to any local complaints about 
construction noise.  The disturbance coordinator would determine the 
cause of the noise complaints (starting too early, bad muffler, etc.) and 
institute reasonable measures warranted to correct the problem.  The 
construction contractor shall conspicuously post a telephone number for 
the disturbance coordinator at the construction site. 

Less than significant impact. 

Impact NOI-2: Construction and operational activities 
associated with the proposed project would not 
generate substantial groundborne vibration. 

No mitigation is necessary. Less than significant impact. 

Impact NOI-3: The proposed project’s vehicular trips No mitigation is necessary. Less than significant impact. 
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Table ES-1 (cont.): Executive Summary Matrix 

Impacts Mitigation Measures Level of Significance After Mitigation 

would not cause a substantial permanent increase in 
ambient noise levels. 

Impact NOI-4: The proposed project would not generate 
stationary noise levels that cause significant impacts at 
nearby receptors. 

No mitigation is necessary. Less than significant impact. 

Impact NOI-5: The proposed project would not generate 
combined transportation and non-transportation noise 
levels that cause significant impacts at nearby receptors. 

No mitigation is necessary. Less than significant impact. 

Section 3.8—Public Services 

Impact PS-1: The proposed project would not result in a 
need for new or physically altered fire protection that 
would cause significant environmental impacts. 

No mitigation is necessary. Less than significant impact. 

Impact PS-2: The proposed project would not result in a 
need for a new or physically altered police protection 
facilities that would cause significant environmental 
impacts. 

No mitigation is necessary. Less than significant impact. 

Section 3.9—Transportation/Traffic 

Impact TRANS-1: Under Existing-Plus-Project Conditions, 
the proposed project would generate new trips at the 
intersection of Barstow/Brawley Avenues that would 
contribute additional seconds of delay to the 
intersection’s unacceptable traffic operations.  All other 
analyzed intersections would operate at acceptable 
levels of service with the addition of project-related 
traffic. 

MM TRANS-1: Barstow/Brawley Avenue Intersection: The project applicant 
shall install a traffic signal at the intersection of Barstow/Brawley avenues to 
ensure that the project’s impact to the Barstow and Brawley Avenue 
intersection is mitigated by the project’s opening day.  The traffic signal shall 
meet City of Fresno standards and provide protected left-turn phasing as 
directed by the City.  The intersection has been constructed to its ultimate 
planned configuration; no additional widening or modifications are required 
to mitigate the Project’s impact.  Signal installation shall be at the applicant’s 
expense, subject to the applicant’s right of reimbursement for costs incurred 
beyond the applicant’s fair share.  In accordance with Caltrans Equitable Share 
methodology, financial responsibility for this improvement is limited to 12.2 
percent of the estimated $300,000 improvement costs, or $36,600.00.  The 
project applicant shall be reimbursed the remaining 87.8 percent of the 
mitigation measure’s costs from the City’s TSMI fund. 

Less than significant impact.  The 
installation of a traffic signal at this 
location will raise the LOS during 
the AM/PM peak hour from the 
existing LOS E/F to LOS A/B.  
Because the applicant would 
advance the full cost of the signal 
should it not be constructed by the 
City as planned, there is certainty 
that this mitigation measure 
would be implemented as 
envisioned; therefore, the residual 
significance of this impact would 
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Table ES-1 (cont.): Executive Summary Matrix 

Impacts Mitigation Measures Level of Significance After Mitigation 

 

However, if the City is installing the traffic signal at Barstow/Brawley Avenues 
at the time the project’s building permit is issued, the project applicant shall 
in lieu of signal installation shall instead provide the City with a payment 
representing 12.2 percent of the estimated $300,000 cost of signal 
installation, or $36,000 at the time the project receives its building permit. 

be less than significant. 

Impact TRANS-2: The proposed project may generate 
new trips at the intersection of Barstow/Brawley 
Avenues that would contribute to unacceptable traffic 
operations under Near-Term Conditions. 

MM TRANS-2a: Barstow Avenue/Brawley Avenue: The implementation of 
Mitigation Measure TRANS-1 would fully mitigate the Project’s significant 
impact at this location, and improve intersection operations to acceptable 
AM/PM peak hour LOS A/B. 

Mitigation Measure TRANS-1 
mitigates the Project’s impacts at 
this intersection. 

MM TRANS-2b: Shaw Avenue/Brawley Avenue: On or before issuance of 
the Project’s final certificate of occupancy, the Project applicant shall 
implement and maintain throughout project operations the following 
Project Transportation Demand Measures promoting employee use of 
public transit, bicycle travel and ridesharing to reduce vehicle trips to and 
from the store. 

Because of the physical constraints 
and operational considerations as a 
whole, physical mitigation to reduce 
the queuing impact at Shaw and 
Brawley intersection is infeasible.  
Implementation of MM TRANS-2b 
will help promote use of alternative 
forms of transportation.  However, 
since the number of vehicle trips 
potentially reduced at the Site 
Access and Brawley Avenue 
intersection cannot be quantified, 
Mitigation Measure TRANS-2b 
would not mitigate the project’s 
impact which would remain 
significant and unavoidable 
following implementation. 

Impact TRANS-3: The proposed project would generate 
new trips at study area intersections that would 
contribute to unacceptable traffic operations under Year 
2035 Conditions. 

MM TRANS 3a: Barstow Avenue/Brawley Avenue: Implementation of 
Mitigation Measure TRANS-1 would mitigate the Project’s impact at this 
location, and improve operations to acceptable AM/PM peak hour LOS A/B. 

Implementation of Mitigation 
Measure TRANS-3a reduces the 
Project’s impact to intersection 
operations at Barstow Avenue and 
Brawley Avenue to less than 
significant. 
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Table ES-1 (cont.): Executive Summary Matrix 

Impacts Mitigation Measures Level of Significance After Mitigation 

MM TRANS 3b: San Jose Avenue/Gates Avenue: Prior to the City’s issuance 
of the project building permit, the project applicant shall pay the City the 
project’s fair share of the cost of constructing the following improvements 
or their functional equivalent to mitigate intersection deficiencies at this 
location by the year 2035: 

Implementation of Mitigation 
Measure TRANS-3b reduces the 
Project’s impact to intersection 
operations at San Jose Avenue and 
Gates Avenue to less than 
significant. 

Signalization of the intersection in accordance with City of Fresno standards 
with protected left-turn phasing and the following lane configurations: 
• Eastbound: one left-turn lane and one through lane with a shared right turn 
• Westbound: one left-turn lane and one through lane with a shared right turn 
• Northbound: one left-turn lane and two through lanes with a shared right 

turn 
• Southbound: one left-turn lane and two through lanes with a shared right 

turn 

 

MM TRANS-3c: Brawley Avenue/Site Access: Implement MM TRANS-2b.  
Mitigation Measure TRANS-2b requires the project applicant to implement 
Project Transportation Demand Measures promoting employee use of 
alternative forms of transportation designed to reduce the vehicle trips.  
Since a potential reduction in vehicle trips cannot be quantified nor 
guaranteed to occur, Mitigation Measure TRANS-3c cannot be said to 
reduce impacts to less than significant. 

The implementation of MM TRANS-
3c will help promote use of 
alternative forms of transportation.  
However, since the number of 
vehicle trips that the measure could 
reduce at the Site Access and 
Brawley Avenue intersection 
cannot be quantified, MM TRANS-
2a could reduce but would not 
mitigate the project’s impact at this 
location and impacts would remain 
significant and unavoidable. 

MM TRANS 3d: Shaw Avenue/Blythe Avenue: Prior to the City’s issuance of 
the project building permit, the project applicant shall pay the City its fair 
share of the cost of constructing the following improvement or its functional 
equivalent to mitigate queuing deficiencies at this location by the year 2035: 
• Addition of a third eastbound through lane to allow more traffic to bypass 

the excessive queue in the eastbound left-turn lane. 

Implementation of Mitigation 
Measure TRANS-3d reduces the 
Project’s impact at Shaw Avenue 
and Blythe Avenue to less than 
significant. 



City of Fresno – Northwest Fresno Walmart Project 
Draft EIR Executive Summary 

 

 
FirstCarbon Solutions ES-12 
K:\Master Files - 2013\CUP\C-13-002, 4080 W Shaw, Walmart (see R-13-002) -- McK\PC\PC\Attachments\Original Format Documents\Exh i of Attachment 1.docx 

Table ES-1 (cont.): Executive Summary Matrix 

Impacts Mitigation Measures Level of Significance After Mitigation 

MM TRANS 3e: Shaw Avenue/Golden State Boulevard: Prior to the City’s 
issuance of the project building permit, the project applicant shall 
contribute its fair share of the cost of constructing the following 
improvements or their functional equivalent to mitigate the Project’s 
impact at this location by the year 2035: 
• Widening of the Shaw Avenue and Golden State Boulevard intersection. 

Implementation of Mitigation 
Measure TRANS-3e reduces the 
Project’s intersection operation 
and queuing impacts at Shaw 
Avenue and Golden State 
Boulevard to less than significant. 

• Installation of new traffic signals installed in accordance with City of 
Fresno standards. 

• Providing the following lane configurations: 
- Eastbound: two left-turn lanes, three through lanes, and one right-turn 

lane 
- Westbound: two left-turn lanes, three through lanes, and one right-turn 

lane 
- Northbound: two left-turn lanes, two through lanes, and one right-turn 

lane 
- Southbound: two left-turn lanes, two through lanes, and one right-turn 

lane 

 

MM TRANS 3f: Shaw Avenue/Brawley Avenue: Implement MM TRANS-2b.  
Mitigation Measure TRANS-2b requires the project applicant to implement 
Project Transportation Demand Measures promoting employee use of 
alternative forms of transportation designed to reduce the vehicle trips.  
Since a potential reduction in vehicle trips cannot be quantified nor 
guaranteed to occur, Mitigation Measure TRANS-3f cannot be said to 
reduce impacts to this intersection to less than significant. 

The intersection of Shaw and 
Brawley Avenues is constructed to 
the maximum configuration 
possible and designated in the 
Fresno General Plan.  Substandard 
levels of service were expected on 
Brawley Avenue as indicated in the 
City of Fresno General Plan.  
Therefore, based on right-of-way 
constraints, General Plan 
designations, and City practices and 
policies, further improvements are 
not feasible at this location to 
achieve LOS D.  The implementation 
of MM TRANS-3f will help promote 
use of alternative forms of 
transportation.  However, since the 
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Table ES-1 (cont.): Executive Summary Matrix 

Impacts Mitigation Measures Level of Significance After Mitigation 

number of vehicle trips that the 
measure could reduce at the Shaw 
and Brawley Avenue intersection 
cannot be quantified, MM TRANS-
2a could reduce but would not 
mitigate the project’s impact at this 
location.  Project impacts would 
remain significant and unavoidable. 

MM TRANS 3g: Figarden Drive—Bullard Avenue to Gates Avenue: The 
implementation of Mitigation Measure TRANS-2b requires the project 
applicant to implement Project Transportation Demand Measures 
promoting employee use of alternative forms of transportation designed to 
reduce the vehicle trips.  However, since a potential reduction in vehicle 
trips cannot be quantified nor guaranteed to occur, Mitigation Measure 
TRANS-3g cannot be said to reduce impacts to less than significant. 

Figarden Drive has been 
constructed to the maximum lane 
configuration designated in the 
Fresno General Plan Update, and 
further improvements are not 
feasible at this location.  The 
applicant’s implementation of MM 
TRANS-3g will help promote use of 
alternative forms of 
transportation.  However, since 
the number of vehicle trips that 
the measure could reduce at the 
Site Access and Brawley Avenue 
intersection cannot be quantified, 
MM TRANS-2a could reduce but 
would not mitigate the project’s 
impact at this location and impacts 
would remain significant and 
unavoidable. 

Impact TRANS-4: The proposed project would not 
substantially increase roadway safety hazards because 
of a design feature or incompatible uses. 

No mitigation is necessary. Less than significant impact 

Impact TRANS-5: The proposed project would provide 
adequate emergency access. 

No mitigation is necessary. Less than significant impact. 
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Impacts Mitigation Measures Level of Significance After Mitigation 

Impact TRANS-6: The proposed project would not 
conflict with adopted policies, plans or programs 
regarding public transit, bicycle, or pedestrian facilities, 
or otherwise decrease the performance or safety of such 
facilities. 

MM TRANS-6: Prior to issuance of the Project’s certificate of occupancy, the 
Project applicant shall install bike racks with capacity for at least 30 bicycles 
near the store entrance. 

Less than significant impact. 

Impact TRANS-7: The proposed project may result in 
short-term construction traffic impacts on surrounding 
roadways. 

MM TRANS-7: Prior to the commencement of construction activities, the 
Project applicant shall prepare and submit a Construction Traffic Control 
Plan to the City of Fresno for review and approval.  The plan shall address 
any known road or lane closures and include measures necessary to 
facilitate safe circulation during these times.  The plan shall also identify 
routing for all delivery and haul trucks.  The plan shall also identify suitable 
locations for construction worker parking. 

Less than significant impact. 

Section 3.10—Urban Decay 

Impact UD-1: The proposed project, in conjunction with 
other pending and approved projects, would not result 
in urban decay. 

No mitigation is necessary. Less than significant impact. 

Section 3.11—Utilities 

Impact US-1: The project would not exceed wastewater 
treatment requirements of the applicable Regional 
Water Quality Control Board. 

Implement Mitigation Measures HYD-1a and HYD-1b. Less than significant impact. 

Impact US-2: The proposed project would be served by a 
wastewater treatment provider with adequate capacity 
and would not require the construction of new water or 
wastewater facilities or expansion of existing facilities 
that would cause significant environmental effects 

No mitigation is necessary. Less than significant impact. 

Impact US-3: The project would not require or result in 
the construction of new storm water drainage facilities 
or expansion of existing facilities, the construction of 
which could cause significant environmental effects. 

No mitigation is necessary. Less than significant impact. 
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Impact US-4: Sufficient water supplies are available to 
serve the project from existing entitlements and 
resources, and no new or expanded entitlements would 
be needed. 

No mitigation is necessary. Less than significant impact. 

Impact US-6: The project would be served by a landfill 
with sufficient permitted capacity to accommodate the 
project’s solid waste disposal needs. 

No mitigation is necessary. Less than significant impact. 

Impact US-7: The project would comply with federal, 
state, and local statutes and regulations related to solid 
waste. 

MM US-7a: Prior to issuance of building permits, the project applicant shall 
submit documentation to the City of Fresno demonstrating compliance with 
the City of Fresno’s Construction and Demolition Recycling Ordinance.  The 
documentation shall demonstrate that the applicant has retained a qualified 
contractor to perform construction debris recycling with an objective of 
diverting a minimum of 50 percent of construction debris from the waste 
stream. 
 

MM US-7b: Prior to issuance of the final certificates of occupancy or final 
inspection, the project applicant shall install onsite facilities necessary to 
collect and store recyclable materials generated onsite by customers and 
facility operations.  Customer recyclable collection facilities (i.e., 
receptacles) shall be located in public spaces and clearly identify accepted 
materials.  Facility operations recycling facilities (i.e., bale and pallet 
storage) shall be located in appropriate places and shall be enclosed for 
screening purposes.  Note that this mitigation measure is not intended to 
require the applicant to provide a “public recycling center” (also known as 
an AB 2020 recycling center) onsite. 

Less than significant impact. 

Impact US-8: Due to the project’s incorporation of 
energy conservation measures and design features the 
proposed project would not result in the inefficient, 
unnecessary, or wasteful consumption of energy. 

No mitigation is necessary. Less than significant impact. 
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Table 1: Northwest Fresno Walmart Project Mitigation Monitoring and Reporting Program 

Mitigation Measures Method of Verification Timing of Verification 
Responsible for 

Verification 

Verification of Completion 

Date Initial 

Section 3.3—Greenhouse Gas Emissions 

MM GHG-1: Sustainable Project Design Features: The Walmart 
store shall implement the following project design features and 
strategies to reduce greenhouse gas emissions, consistent with 
AB 32.  To account for improvements in technology, the project 
may substitute project design features so long as they are 
equally or more effective at reducing greenhouse gas 
emissions: 
• Planting of native, drought-tolerant plant varieties that 

would enhance the visual appearance of the site while 
conserving the use of water. 

• Provision of designated parking stalls for low-emitting, fuel-
efficient, and/or carpool/vanpool vehicles, including a 
minimum of 40 preferred parking spaces for low-emission 
vehicles and 80 preferred parking spaces for car/vanpools. 

• Provision of 30 bicycle parking spaces located near the main 
entrance of the Project. 

• Implementation of a Transportation Management Measures 
(See 3.3-10), including a Rideshare Program and promotion 
of alternative transportation to encourage employee use of 
alternative modes of transportation. 

• Installation of a white membrane roof.  The white membrane 
roof’s higher reflectivity helps reduce building energy 
consumption and reduces the heat island effect, as 
compared to buildings utilizing darker roofing colors and has 
the same effect as installation of a cool roof. 

• Use of non-ozone-depleting refrigerants: R407a refrigerant 
for refrigeration equipment and R410a refrigerant for air 
conditioning equipment. 

• Ensure that 80% of the office equipment would carry an 
energy star label. 

Acceptance of 
improvements  

During construction 
 

City of Fresno    
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Table 1 (cont.): Northwest Fresno Walmart Project Mitigation Monitoring and Reporting Program 

Mitigation Measures Method of Verification Timing of Verification 
Responsible for 

Verification 

Verification of Completion 

Date Initial 

• Use of reclaimed heat from the refrigeration equipment to 
heat domestic water. 

• Irrigation technology meeting City requirements that 
includes those at least as efficient as micro-irrigation. 

• Water-conserving fixtures: 
- Sensor-activated 0.5 gallon per minute high-efficiency 

faucets in store restrooms, with water turbines built into 
the faucet to generate the electricity needed to operate 
the sensors. 

- High-efficiency urinals using only 0.125 gallon (1 pint) of 
water per flush, an approximately 75 percent reduction 
relative to the 0.5-gallon-per-flush urinal water use 
baseline in the California Green Building Code, versus 
conventional 1-gallon-per-flush urinals. 

• Recyclable Materials: The store would use recyclable, non-
reinforced thermoplastic panels (NRP) in lieu of fiber-
reinforced plastic sheets on the walls in areas where plastic 
sheeting is appropriate, including food preparation areas, 
utility and janitorial areas, and associate break rooms. 

• Use of low volatile organic compound (VOC) paint for 
exterior and interior field paint coatings. 

• Use of environmentally preferred materials for flooring and 
wall coverings in the kitchen. 

• Use of LED Signage illumination and refrigerated cases. 
• All lighting within the store will utilize T-8 fluorescent lamps 

and electronic ballasts to reduce Store’s energy load by 
approximately 15 to 20 percent. 

• Central Energy Management—the store will be equipped with 
an energy management system that would be monitored and 
controlled from corporate headquarters in Bentonville. 

• Use of new HVAC units that are among the most energy 
efficient available. 
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Table 1 (cont.): Northwest Fresno Walmart Project Mitigation Monitoring and Reporting Program 

Mitigation Measures Method of Verification Timing of Verification 
Responsible for 

Verification 

Verification of Completion 

Date Initial 

• Installation and use of a dehumidifying system that allows 
Walmart to operate the store at a higher temperature, use 
less energy, and operate the refrigeration system more 
efficiently. 

Section 3.4—Hazards and Hazardous Materials 

MM HAZ-1: Prior to issuance of the certificate of occupancy or 
final inspection for each project building, the project applicant 
shall submit a Hazardous Materials Business Plan or Business 
Plan Exception from the Fresno County Department of Public 
Health.  If a Hazardous Materials Business Plan is required, the 
practices and procedures outlined in the plan shall be 
incorporated into operational activities. 

Submittal of 
documentation  

Prior to issuance of 
the certificate of 
occupancy or final 
inspection for each 
project building 

City of Fresno   

MM HAZ-3: Prior to any construction activities, the project 
applicant shall retain a certified hazardous waste contractor to 
properly remove and dispose of building materials, equipment, 
or materials containing hazardous waste, including all drums, 
containers, cans, and other vessels containing oils, greases, 
solvents, paints, and other potentially hazards fluids present on 
the project site; asbestos-containing material; mercury-
containing material; and chlorofluorocarbons in accordance 
with federal and state law.  The applicant shall submit 
documentation to the City of Fresno demonstrating that this 
contractor has been retained as part of the building permit 
application.  Upon completion of removal and disposal, the 
project applicant shall provide documentation to the City of 
Fresno demonstrating that these activities were successfully 
completed. 

Submittal of 
documentation  

Prior to any 
construction 
activities 

City of Fresno   

Section 3.5—Hydrology and Water Quality 

MM HYD-1a: Prior to the issuance of the first building permit 
for the proposed project, the project applicant shall prepare 

Receipt of RWQCB-
approved SWPPP; site 

Prior to the issuance 
of the first building 

City of Fresno   
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Table 1 (cont.): Northwest Fresno Walmart Project Mitigation Monitoring and Reporting Program 

Mitigation Measures Method of Verification Timing of Verification 
Responsible for 

Verification 

Verification of Completion 

Date Initial 

and submit a Stormwater Pollution Prevention Plan (SWPPP) to 
the Central Valley Regional Water Quality Control Board 
(RWQCB) that identifies specific actions and best management 
practices (BMPs) to prevent stormwater pollution during 
construction activities to the maximum extent practicable.  The 
applicant shall provide the City of Fresno with a copy of the 
approved SWPPP prior to issuance of the grading permit or 
building permit (whichever occurs first).  The SWPPP shall 
identify a practical sequence for BMPs implementation and 
maintenance, site restoration, contingency measures, 
responsible parties, and agency contacts.  The SWPPP shall 
include but not be limited to the following elements: 
• Temporary erosion control measures shall be employed for 

disturbed areas. 
• No disturbed surfaces shall be left without erosion control 

measures in place during the winter and spring months. 
• Sediment shall be retained on-site by a system of sediment 

basins, traps, or other appropriate measures. 
• The construction contractor shall prepare Standard 

Operating Procedures for the handling of hazardous 
materials on the construction site to eliminate or reduce 
discharge of materials to storm drains.  

• BMPs performance and effectiveness shall be determined 
either by visual means where applicable (e.g., observation of 
above-normal sediment release), or by actual water 
sampling in cases where verification of contaminant 
reduction or elimination (such as inadvertent petroleum 
release) is required by the Central Valley RWQCB to 
determine adequacy of the measure. 

• In the event of significant construction delays or delays in 
final landscape installation, native grasses or other 
appropriate vegetative cover shall be established on the 

inspection (during 
construction) 

permit; Central Valley 
Regional Water 
Quality Control Board 
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Table 1 (cont.): Northwest Fresno Walmart Project Mitigation Monitoring and Reporting Program 

Mitigation Measures Method of Verification Timing of Verification 
Responsible for 

Verification 

Verification of Completion 

Date Initial 

construction site as soon as possible after disturbance, as an 
interim erosion control measure throughout the wet season. 

MM HYD-1b: Prior to the issuance of building permits for the 
proposed project, the project applicant shall submit a 
Construction Best Management Practices Plan and Exhibits to 
the Fresno Metropolitan Flood Control District for review and 
approval.  The Construction Best Management Practices Plan 
and Exhibits shall identify pollution prevention measures and 
practices to prevent polluted runoff from leaving the project 
site.  The applicant shall provide the City of Fresno with a copy 
of the approved Plan prior to issuance of the grading permit or 
building permit (whichever occurs first).  Examples of 
stormwater pollution prevention measures and practices shall 
include but not be limited to the following elements: 
• Strategically placed bioswales and landscaped areas that 

promote percolation of runoff 
• Pervious pavement 
• Trash enclosures with screened walls and roofs 
• Sewer drains in areas near trash enclosures 
• Stenciling on storm drains indicating water flows directly to 

creeks 
• Curb cuts in parking areas to allow runoff to enter 

landscaped areas 
• Rock-lined areas along landscaped areas in parking lots 
• Catch basins 
• Oil/water separators 
• Regular sweeping of parking areas and cleaning of storm 

drainage facilities 
• Employee training to inform store personnel of stormwater 

pollution prevention measures 
The project applicant shall also prepare and submit an 
Operations and Maintenance Agreement to the City of Fresno 
for its approval identifying procedures to ensure that 

Approval of plan Prior to the issuance 
of the first building 
permit 

City of Fresno   
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Table 1 (cont.): Northwest Fresno Walmart Project Mitigation Monitoring and Reporting Program 

Mitigation Measures Method of Verification Timing of Verification 
Responsible for 

Verification 

Verification of Completion 

Date Initial 

stormwater quality control measures work properly during 
operations. 

Section 3.7—Noise 

MM NOI-1: During construction activities, the project applicant 
shall require its construction contractors to adhere to the 
following noise attenuation requirements: 
• Outdoor construction activities shall be limited to the hours 

between 7 a.m. and 10 p.m. Monday through Saturday.  The 
City of Fresno Director of Public Works shall have the 
discretion to permit construction activities to occur outside 
of allowable hours if compelling circumstances warrant such 
an exception (e.g., weather conditions necessary to pour 
concrete).  No construction shall occur on Sundays. 

• All construction equipment shall use noise-reduction 
features (e.g., mufflers and engine shrouds) that are no less 
effective than those originally installed by the manufacturer.  
If no noise reduction features were installed by the 
manufacturer, then the contractor shall require that at least 
a muffler be installed on the equipment. 

• The project applicant shall mandate that the construction 
contractor prohibit the use of personal or commercial music 
or sound amplification on the project site during 
construction. 

• The construction contractor shall designate a noise 
disturbance coordinator who would be responsible for 
responding to any local complaints about construction noise.  
The disturbance coordinator would determine the cause of 
the noise complaints (starting too early, bad muffler, etc.) 
and institute reasonable measures warranted to correct the 
problem.  The construction contractor shall conspicuously 
post a telephone number for the disturbance coordinator at 

Site inspection During construction 
activities 

City of Fresno    
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Table 1 (cont.): Northwest Fresno Walmart Project Mitigation Monitoring and Reporting Program 

Mitigation Measures Method of Verification Timing of Verification 
Responsible for 

Verification 

Verification of Completion 

Date Initial 

the construction site. 

Section 3.9—Transportation/Traffic 

Near-Term Plus-Project Scenario: 

MM TRANS-1: Barstow/Brawley Avenue Intersection: The 
project applicant shall install a traffic signal at the intersection of 
Barstow/Brawley avenues to ensure that the project’s impact to 
the Barstow and Brawley Avenue intersection is mitigated by the 
project’s opening day.  The traffic signal shall meet City of Fresno 
standards and provide protected left-turn phasing as directed by 
the City.  The intersection has been constructed to its ultimate 
planned configuration; no additional widening or modifications 
are required to mitigate the Project’s impact.  Signal installation 
shall be at the applicant’s expense, subject to the applicant’s 
right of reimbursement for costs incurred beyond the applicant’s 
fair share.  In accordance with Caltrans Equitable Share 
methodology, financial responsibility for this improvement is 
limited to 12.2 percent of the estimated $300,000 improvement 
costs, or $36,600.00.  The project applicant shall be reimbursed 
the remaining 87.8 percent of the mitigation measure’s costs 
from the City’s TSMI fund. 
 

However, if the City is installing the traffic signal at 
Barstow/Brawley Avenues at the time the project’s building 
permit is issued, the project applicant shall in lieu of signal 
installation shall instead provide the City with a payment 
representing 12.2 percent of the estimated $300,000 cost of 
signal installation, or $36,000 at the time the project receives 
its building permit. 

Acceptance of 
improvements or of 
Applicant’s fair share 
payment toward cost of 
improvements as MM-
TRANS-1 provides. 

On or before issuance 
of the Project’s final 
certificate of 
occupancy 

City of Fresno   
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Table 1 (cont.): Northwest Fresno Walmart Project Mitigation Monitoring and Reporting Program 

Mitigation Measures Method of Verification Timing of Verification 
Responsible for 

Verification 

Verification of Completion 

Date Initial 

MM TRANS-2a: Barstow Avenue/Brawley Avenue: The 
implementation of Mitigation Measure TRANS-1 would fully 
mitigate the Project’s significant impact at this location, and 
improve intersection operations to acceptable AM/PM peak 
hour LOS A/B. 

Acceptance of 
improvements or of 
Applicant’s fair share 
payment toward cost of 
improvements as MM-
TRANS-1 provides. 

On or before issuance 
of the Project’s final 
certificate of 
occupancy 

City of Fresno   

MM TRANS-2b: Shaw Avenue/Brawley Avenue: On or before 
issuance of the Project’s final certificate of occupancy, the Project 
applicant shall implement and maintain throughout project 
operations the Project Transportation Demand Measures set 
forth in EIR Table 3.9-33 promoting employee use of public 
transit, bicycle travel and ridesharing to reduce vehicle trips to 
and from the store. 

Acceptance of 
Documentation and/or 
onsite verification  

On or before issuance 
of the Project’s final 
certificate of 
occupancy 

City of Fresno   

Year 2035 Plus-Project Scenario:      

MM TRANS-3a: Barstow Avenue/Brawley Avenue: 
Implementation of Mitigation Measure TRANS-1 would 
mitigate the Project’s impact at this location, and improve 
operations to acceptable AM/PM peak hour LOS A/B. 

Acceptance of 
improvements or of 
Applicant’s fair share 
payment toward cost of 
improvements as MM-
TRANS-1 provides. 

On or before issuance 
of the Project’s final 
certificate of 
occupancy 

City of Fresno   

MM TRANS-3b: San Jose Avenue/Gates Avenue: Prior to the 
City’s issuance of the project building permit, the project 
applicant shall pay the City the project’s fair share of the cost 
of constructing the following improvements or their functional 
equivalent to mitigate intersection deficiencies at this location 
by the year 2035: 
Signalization of the intersection in accordance with City of 
Fresno standards with protected left-turn phasing and the 
following lane configurations: 
• Eastbound: one left-turn lane and one through lane with a 

Acceptance of 
Applicant’s fair share 
payment. 

Prior to the issuance 
of the project 
building permit 

City of Fresno   
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Table 1 (cont.): Northwest Fresno Walmart Project Mitigation Monitoring and Reporting Program 

Mitigation Measures Method of Verification Timing of Verification 
Responsible for 

Verification 

Verification of Completion 

Date Initial 

shared right turn 
• Westbound: one left-turn lane and one through lane with a 

shared right turn 
• Northbound: one left-turn lane and two through lanes with a 

shared right turn 
• Southbound: one left-turn lane and two through lanes with a 

shared right turn 

MM TRANS-3c: Brawley Avenue/Site Access: Implement MM 
TRANS-2b.  Mitigation Measure TRANS-2b requires the project 
applicant to implement Project Transportation Demand 
Measures promoting employee use of alternative forms of 
transportation designed to reduce the vehicle trips.  Since a 
potential reduction in vehicle trips cannot be quantified nor 
guaranteed to occur, Mitigation Measure TRANS-3c cannot be 
said to reduce impacts to less than significant. 

Acceptance of 
Documentation and/or 
Onsite Verification  

On or before issuance 
of the Project’s final 
certificate of 
occupancy 

City of Fresno   

MM TRANS 3d: Shaw Avenue/Blythe Avenue: Prior to the City’s 
issuance of the project building permit, the project applicant 
shall pay the City its fair share of the cost of constructing the 
following improvement or its functional equivalent to mitigate 
queuing deficiencies at this location by the year 2035: 
• Addition of a third eastbound through lane to allow more 

traffic to bypass the excessive queue in the eastbound left-
turn lane. 

Acceptance of 
Applicant’s fair share 
payment. 

On or before issuance 
of the Project’s final 
certificate of 
occupancy 

City of Fresno   

MM TRANS 3e: Shaw Avenue/Golden State Boulevard: Prior to 
the City’s issuance of the project building permit, the project 
applicant shall contribute its fair share of the cost of constructing 
the following improvements or their functional equivalent to 
mitigate the Project’s impact at this location by the year 2035: 
• Widening of the Shaw Avenue and Golden State Boulevard 

intersection. 
• Installation of new traffic signals installed in accordance with 

Acceptance of  
Applicant’s fair share 
payment 

Prior to the issuance 
of the project 
building permit 

City of Fresno   



City of Fresno–Northwest Fresno Walmart Project Mitigation Monitoring and Reporting Program 

 

 
FirstCarbon Solutions 10 
C:\Users\CHolcombe\Desktop\FINAL EIR for Fresno NW Walmart\MMRP\31680018 City of Fresno - NW Fresno Walmart MMRP (FINAL).docx 

Table 1 (cont.): Northwest Fresno Walmart Project Mitigation Monitoring and Reporting Program 

Mitigation Measures Method of Verification Timing of Verification 
Responsible for 

Verification 

Verification of Completion 

Date Initial 

City of Fresno standards. 
• Providing the following lane configurations: 

- Eastbound: two left-turn lanes, three through lanes, and 
one right-turn lane 

- Westbound: two left-turn lanes, three through lanes, and 
one right-turn lane 

- Northbound: two left-turn lanes, two through lanes, and 
one right-turn lane 

- Southbound: two left-turn lanes, two through lanes, and 
one right-turn lane 

MM TRANS 3f: Shaw Avenue/Brawley Avenue: Implement MM 
TRANS-2b.  Mitigation Measure TRANS-2b requires the project 
applicant to implement Project Transportation Demand 
Measures promoting employee use of alternative forms of 
transportation designed to reduce the vehicle trips.  Since a 
potential reduction in vehicle trips cannot be quantified nor 
guaranteed to occur, Mitigation Measure TRANS-3f cannot be 
said to reduce impacts to this intersection to less than 
significant. 

Documentation and/or 
Onsite Verification  

On or before issuance 
of the Project’s final 
certificate of 
occupancy 

City of Fresno   

MM TRANS 3g: Figarden Drive—Bullard Avenue to Gates 
Avenue: The implementation of Mitigation Measure TRANS-2b 
requires the project applicant to implement Project 
Transportation Demand Measures promoting employee use of 
alternative forms of transportation designed to reduce the 
vehicle trips.  However, since a potential reduction in vehicle 
trips cannot be quantified nor guaranteed to occur, Mitigation 
Measure TRANS-3g cannot be said to reduce impacts to less 
than significant. 

Documentation and/or 
Onsite Verification 

On or before issuance 
of the Project’s final 
certificate of 
occupancy 

City of Fresno   

MM TRANS-6: Prior to issuance of the Project’s certificate of 
occupancy, the Project applicant shall install bike racks with 
capacity for at least 30 bicycles near the store entrance. 

Acceptance of 
improvements 

Prior to issuance of 
the Project’s 
certificate of 

City of Fresno   
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Table 1 (cont.): Northwest Fresno Walmart Project Mitigation Monitoring and Reporting Program 

Mitigation Measures Method of Verification Timing of Verification 
Responsible for 

Verification 

Verification of Completion 

Date Initial 

occupancy 

MM TRANS-7: Prior to the commencement of construction 
activities, the Project applicant shall prepare and submit a 
Construction Traffic Control Plan to the City of Fresno for 
review and approval.  The plan shall address any known road or 
lane closures and include measures necessary to facilitate safe 
circulation during these times.  The plan shall also identify 
routing for all delivery and haul trucks.  The plan shall also 
identify suitable locations for construction worker parking. 

Acceptance of  
Documentation 

Prior to the 
commencement of 
construction 
activities 

City of Fresno   

Section 3.11—Utilities 

MM US-7a: Prior to issuance of building permits, the project 
applicant shall submit documentation to the City of Fresno 
demonstrating compliance with the City of Fresno’s 
Construction and Demolition Recycling Ordinance.  The 
documentation shall demonstrate that the applicant has 
retained a qualified contractor to perform construction debris 
recycling with an objective of diverting a minimum of 50 
percent of construction debris from the waste stream. 

Submittal of 
documentation 

Prior to issuance of 
building permits 

City of Fresno   

MM US-7b: Prior to issuance of the final certificates of 
occupancy or final inspection, the project applicant shall install 
onsite facilities necessary to collect and store recyclable 
materials generated onsite by customers and facility 
operations.  Customer recyclable collection facilities (i.e., 
receptacles) shall be located in public spaces and clearly 
identify accepted materials.  Facility operations recycling 
facilities (i.e., bale and pallet storage) shall be located in 
appropriate places and shall be enclosed for screening 
purposes.  Note that this mitigation measure is not intended to 
require the applicant to provide a “public recycling center” 
(also known as an AB 2020 recycling center) onsite. 

Acceptance of 
improvements 

Prior to issuance of 
the final certificates 
of occupancy or final 
inspection 

City of Fresno   
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FRESNO CITY PLANNING COMMISSION 

RESOLUTION NO. 13___ 
 
The Fresno City Planning Commission, at its meeting on August 17, 2016 adopted the following resolution 
approving Conditional Use Permit Application No. C-13-002. 
 

WHEREAS, Conditional Use Permit Application No. C-13-002 has been filed with the City of  Fresno by CEI 
Engineering for approximately 17.61-acres of property located on the southwest corner of West San Jose and North 
Brawley Avenues (“Subject Property”); and,     
 

WHEREAS, Conditional Use Permit Application No. C-13-002 consists of authorization for the sale of 
alcohol consistent with a State of California Alcoholic Beverage Control Type-21 alcohol license (sale of beer, wine, 
and distilled spirits for consumption off the premises where sold), upon the relocation of the existing, approximately 
126,783 square-foot Walmart Store No. 1815 from 3680 West Shaw Avenue to the subject property located at 4080 
West Shaw Avenue, on the southwest corner of West San Jose and North Brawley Avenues (The two sites are 
located on opposite sides of North Brawley Avenue) (“Subject Property”); and,  

 
WHEREAS, the relocated Walmart Store would occupy and remodel, retrofit and reuse the project site’s 

vacant, approximately 193,361 square foot commercial building, and would include 111,724 square feet assigned to 
general merchandise sales, a grocery component of 49,111 square feet (38,231 square feet of grocery sales and 
10,880 square feet of grocery support area); the remaining 43,406 square feet allocated to various other uses (e.g., 
fast food tenant, employee area, stockroom and storage space, administrative offices and service-oriented tenants). 
The outdoor garden center would total 5,795 square feet. The project would involve modifications to the exterior of 
the existing building’s façade, the addition of new landscaping and pedestrian walkways, and the retrofitting of 
twenty-three year old building with numerous, modern energy-saving sustainability features. The Store would 
operate 24 hours a day, though the sale of alcohol consistent with a State of California Alcoholic Beverage Control 
Type 21 alcohol license is not permitted between 2 a.m. and 6 a.m. under California state law.  The store would 
provide security measures such as video surveillance, onsite security personnel, and parking lot patrols to deter 
criminal and nuisance activity. A conditional use permit is required because the applicant proposes to establish 
alcohol sales at the project site. 
 
 WHEREAS, on January 30, 2013, the Council District 2 Plan Implementation Committee recommended 
approval of the proposed project with conditions; and,  
 
 WHEREAS, on August 17, 2016, the Fresno City Planning Commission, reviewed the subject conditional 
use permit application in accordance with the Fresno Municipal Code and policies of the Fresno General Plan and 
Bullard Community Plan; and, 
 

WHEREAS, the Commission conducted a public hearing to review the proposed conditional use permit, 
received testimony from the applicant and the public, and considered the Development and Resource Management 
Department’s report recommending approval of the proposed conditional use permit subject to special permit 
conditions; and, 
  

WHEREAS, at that same hearing the Commission reviewed related Final EIR No. 10149; and,  
 
 WHEREAS, the Fresno City Planning Commission considered the proposed conditional use permit relative 
to the staff report and environmental impact report prepared for the project and all supporting documents and, 
 
 WHEREAS, the Fresno City Planning Commission invited testimony with respect to the proposed conditional 
use permit; and, 
 
 WHEREAS, several members of the public provided testimony regarding the proposed project.  
 

NOW, THEREFORE, BE IT RESOLVED that the Fresno City Planning Commission (Commission) finds, 
based upon the testimony and information presented at the hearing and upon review and consideration of the 
environmental documentation provided, as follows: 

 



PLANNING COMMISSION RESOLUTION No. 13___ 
Conditional Use Permit Application No. C-13-002 
August 17, 2016 
Page 2 
 

1. The Commission in a prior action taken on August 17, 2016 made all of the necessary findings 
pursuant to CEQA and the CEQA Guidelines to certify a Final Environmental Impact Report; certified 
Final Environmental Impact Report No. 10149, adopted the Findings of Fact, the Statement of 
Overriding Considerations, and  the Mitigation Monitoring Program for the Northwest Fresno Walmart 
Project. 
 

2. The Commission finds in its independent judgment, based upon its review of EIR No. 10149 and the 
administrative record, including but not limited to the Staff reports (including the Attachments and 
Exhibits incorporated therein) and the oral and documentary evidence submitted to the Planning 
Commission, that the proposed conditional use permit is part of the project assessed under EIR No. 
10149. 
 

3. As required by Fresno Municipal Code Section 12-405-A-2, the Commission adopts the conditional 
use permit findings contained in the Report to the Planning Commission dated August 17, 2016 and 
finds that they are supported by the substantial evidence provided in the Report to the Planning 
Commission and all other documentary and verbal evidence submitted in the record prior to or at the 
hearing on the conditional use permit, including the Final EIR and all appendices.  The Commission 
finds that the Report to the Planning Commission was prepared by professional planning staff from 
the Development and Resource Management Department and represents facts and credible opinions 
upon which Commission may reasonably rely. 
 

4. The Commission finds the approval of the proposed conditional use permit application is in the best 
interest of the City of Fresno. 
 

5. The Commission hereby approves Conditional Use Permit Application No. C-13-002 subject to the 
following conditions: 
 

a. Compliance with the Conditions of Approval for Conditional Use Permit Application No. C-
13-002. 
 

b. Compliance with all mitigation measures identified in the Mitigation Monitoring and Reporting 
Program for the project (EIR No. 10149). 

  
The foregoing Resolution was adopted by the Fresno City Planning Commission upon a motion by Commissioner 
__________, second by Commissioner __________; motion passed (M/S/C, _-_-_). 
 
 
VOTING: Ayes -  
 Noes -  
 Not Voting -  
 Absent -  
 
 
DATED: August 17, 2016                   __________________________     
Resolution No. 13___                                                                 Jennifer K. Clark, Secretary 
Conditional Use Permit Application No. C-13-002                       Fresno City Planning Commission 
Filed by CEI Engineering 
Action: Approve 
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Memo 

Date: August 4, 2016 

  

To: McKencie Contreras, Supervising Planner 

  

From: Jason Brandman, Project Director 

  

Subject: Summary of Draft EIR for Northwest Fresno Walmart Project 

  

I. PROJECT DESCRIPTION & FACTS 

The proposed project would relocate Walmart Store No. 1815 from the existing location at 3680 W. Shaw 

Avenue to occupy the vacant Camp America structure located at the project site (4080 W. Shaw Avenue).  

The project would include interior remodeling, façade improvements, completion of an outdoor garden 

center area, enhanced landscaping, and the addition of energy sustainability features.  The existing structure 

would be remodeled and re-occupied by the proposed project, and would not be demolished. 

A. Project Overview 

Project Site and Surrounding Area 

The 17.60-acre project site is located at 4080 W. Shaw Avenue in the northwestern portion of the City of 

Fresno.  The project site currently contains an existing vacant 193,361-square-foot big box retail building 

originally built as a Super-Kmart store in 1993.  Super-K included an 81,000 square-foot grocery store and 

operated 24 hours per day, 7 days per week.  Super-K closed in the early 2000s and building was 

retenanted by Dan Gamel Camp America RV Superstore in 2004.  The RV store closed in 2008 and the 

building has remained vacant since that time.  

 The existing loading dock is an enclosed structure with a roof and door seals located along the 

project site’s eastern boundary approximately 210 feet from West San Jose Avenue and from 440 

feet to 987 feet from nearby residences along this road. 
 

 DEIR impact evaluations took into account nearby Sensitive Receptors—distance measurements 

are from project boundary line: 

- Residences: 0.03 mile north of the project site  

- Lawless Elementary School: 0.12 mile northwest of the project site  

- Blythe Avenue Kinder Care: 0.37 mile west of the project site 

- Fresno Unified School District Facilities Planning: 0.45 mile south of the project site  

- Fresno Migrant Head Start: 0.65 mile west of the project site. 
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Adjacent Residences 

 Single-family homes north of the project site along the north side of W. San Jose Avenue.  These 

homes have a view of the block wall and rear of the store building that is obscured by landscaping. 
 

 Multi-family residential homes on the corner of N. Brawley Avenue and W. San Jose Avenue.  

These homes do not have a direct view of the project site as they front the south side of W. San 

Jose Avenue on the opposite site of Brawley Avenue.  The multi-family residential homes have a 

block wall that obscures the ground-level view of the project site; however, the second-story levels 

have a view of the project site that is obscured by mature trees.   

 

Project Design and Appearance 

 Minor changes would be made to the exterior elevations of the existing building.  The main tenant 

identification wall element would be simplified and lowered by the removal of the topmost bump 

(DEIR Exhibit 2-3a).  The metal canopy in the area of the original garden center would be retained, 

and new architectural fencing with masonry columns with stone bases would be installed to 

enclose the plants and garden-related merchandise.  Most of the overhead doors added by Camp 

America (intended for the easy movement of RVs) would be removed and filled in to restore the 

original walls. 
 

 The entire building would be repainted with a pallet of colors to emphasize existing architectural 

features and to visually break-up the mass of the building (DEIR Exhibit 2-5).  Existing architectural 

features such as timber detailing at the entries, green tiled roofing, and the large glass element 

would remain.  Additional trees and landscaping would be provided throughout the parking area 

and along the frontages of W. San Jose Avenue, N. Brawley Avenue, and W. Shaw Avenue (DEIR 

Exhibit 2-6) to comply with the City’s parking lot shade ordinance and aesthetically enhance the 

vacant project site. 
 

 Both existing and new rooftop equipment would be screened from view by the building’s parapet 

walls as required by the Fresno Municipal Code to improve the existing building’s aesthetics, 

which also would reduce noise from rooftop equipment.  Trash enclosures and truck docks would 

be screened by masonry walls and landscaping. 

 

Project Signage 

 Freestanding Pylon Sign: Walmart would reuse the existing freestanding sign located along N. 

Brawley Avenue.  Sign variance V‐04‐003 approved the installation of this sign in 2004 at its 

existing location which would not be altered (See Exhibit 2‐5b). 
 

 Walmart would replace the existing “Camp America” panel with Walmart’s square cabinet sign 

(blue background, white letters and yellow spark logo at the existing top position). 
 

 Monument Sign: The existing small monument sign located south of Walmart entry drive facing N. 

Brawley Avenue would be removed and replaced with a monument sign featuring the a white 
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letters and yellow spark logo against a blue background in conformance with the applicable City of 

Fresno Sign Ordinance. 

 

Construction Activities 

 Project construction estimated to begin in 2017 and last approximately 9 to 12 months, with a 

store opening in 2018.  No significant Construction Noise or Traffic impacts. 
 

 Project requires much less work as compared to new construction.  Construction activities limited 

to interior remodeling, façade improvements, minor grading/compaction, repaving approx. 6 acres 

of worn pavement, completion of an outdoor garden center area and installation of new and 

enhanced landscaping. 

B. Project Square Footages 

The proposed project would occupy the existing building and total 193,361 square feet (excluding the 

seasonal Outdoor Garden Center).  The Table below provides the breakdown in the building square 

footages: 

Component Square Feet 

General Merchandise Sales 111,724 

Grocery Sales 38,231 

Stockroom/Receiving Area 18,670 

Ancillary Area 11,923 

Grocery Support Area 10,880 

Food Tenant Area 1,933 

Total Indoor Building Envelope 193,361 

Outdoor Garden Center 5,795 

Total Indoor and Outdoor Square Footage 199,156 

Source: Perkowitz + Ruth, 2014. 

C. Project Objectives 

 1. Provide a retail establishment that serves local residents and visitors with essential goods and 

services, in a safe and secure, 24-hour shopping environment. 
 

 2. Provide the Trade Area with an expanded Walmart Store No. 1815 to serve as a centrally 

located, affordable, one-stop shopping alternative with a grocery component that retails a wide 

variety of products to enhance customer convenience and reduce unnecessary vehicle trips. 

 3. Design a project consistent with the City of Fresno General Plan, the Bullard Community Plan, 

and applicable Zoning Code requirements adopted by the City of Fresno. 
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 4. Maximize economic growth and development in a way that is consistent with the policies of the 

City of Fresno General Plan and the Bullard Community Plan. 
 

 5. Generate tax revenues to accrue to the various agencies within the project area including the 

Fresno County Public Library, the Fresno County Transportation Authority (FCTA), and the 

Fresno County Zoo Authority (FCZA). 
 

 6. Provide a larger, full-service retail use along arterial roadways and close to freeway facilities and 

other commercial uses to minimize travel lengths and utilize existing infrastructure to the 

maximum extent possible. 
 

 7. Develop and reuse a vacant, centrally located commercial property and building in a manner 

that is compatible with the site and surrounding area and enhances site aesthetics. 
 

 8. Develop a site plan providing pedestrian-friendly features with sufficient off-street parking for 

store customers and employees to minimize impacts to the surrounding residential 

neighborhood, and minimizes potential automobile and pedestrian conflicts. 
 

 9. Implement a high-quality project design that complements the existing design characteristics 

and features of the project site and surrounding commercial uses and improves its overall 

aesthetics. 

 

II. KEY POINTS IN DRAFT EIR  

A. Draft EIR Scope 

The EIR evaluated 11 topical areas in depth: Aesthetics; Air Quality; Greenhouse Gas Emissions; Hazards 

and Hazardous Materials; Hydrology and Water Quality; Land Use and Planning; Noise; Public Services; 

Transportation/Traffic; Urban Decay; and Utilities and Service Systems.  All impacts were determined to 

be Less Than Significant (LTS), with exception of Transportation/Traffic. 

B. Significant and Unavoidable Impacts—Limited to Transportation/Traffic 
(Mitigation Not Available) 

The proposed project would result in significant unavoidable (“SAU”) impacts at two intersections and 

one roadway segment.  In each case, the impacted locations are built out to their full General Plan 

configuration; further physical improvements not feasible.  For this reason, mitigation measures are not 

available to reduce the impact to less than significant.  

Near-Term Plus Project Scenario 

 Intersection of Shaw and Brawley Avenues: Project trips would add more than 25 feet to an 

excessive queue that would exist in 2035 even without proposed project.  
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Year 2035 Plus Project Scenario 

 Roadway Segment of Figarden Drive between Bullard and Gates Avenues: Project trips would 

cause LOS to drop from D to E during the PM peak hour. 
 

 Intersection of Brawley Avenue and Site Access: Project trips lead to a substandard Level of 

Service (LOS) E at the on-site eastbound-to-southbound right-turn lane exiting the site during the 

Saturday peak hour. 
 

 Intersection of Shaw and Brawley Avenues: Project trips add more than 5.0 seconds of delay 

causing LOS to drop from D (acceptable) to E (unacceptable) in the weekday PM peak hour and 

Saturday peak hour.  Project also adds more than 25 feet to 2035 queues projected for turn lanes 

in each direction. 

 

Mitigation Measure TRANS-2b—for Significant Unavoidable Impacts 

Walmart is required to implement Trip Reduction Strategies to encourage employee use of alternative 

transportation methods and potentially reduce vehicle trips at this and other project area intersections. 

This Mitigation Measure (MM) does not eliminate the SAU Transportation impacts to less than significant 

but is feasible and can potentially lessen those impacts.  MM TRANS-2b is located below: 

MM TRANS-2b Shaw Avenue/Brawley Avenue: On or before issuance of the Project’s final certificate of 

occupancy, the Project applicant shall implement and maintain throughout project 

operations the following Project Transportation Demand Measures promoting employee 

use of public transit, bicycle travel and ridesharing to reduce vehicle trips to and from 

the store: 

Project Transportation Demand Measures 

Marketing Strategies 

Alternate Transportation Bulletin Board Facility will maintain a Rideshare Bulletin Board centrally 
accessible to Associates with Rideshare Program information, 
Rideshare newsletter, and other alternative commute 
information, including: 
• Fresno Area Express (FAX) Transit schedules, maps, and fares; 
• Bicycle route maps and information about taking bikes on 

public transportation. 
This information shall be updated on a regular basis to ensure 
that current information is posted. 

Employer Rideshare Newsletter An Employer Rideshare Newsletter will be made available to 
Associates on the Rideshare Bulletin Board on a quarterly basis 

Rideshare New Hire Orientation New Hires will view Walmart’s Rideshare DVD, and receive 
information on the facility Rideshare Program and commute 
mode alternatives. New Hires will be shown the Rideshare 
Board and bike racks as part of the store tour. 



McKencie Contreras 
August 4, 2016 
Page 6 

 
 

Rideshare promotional materials Rideshare Program promotional materials include: 
• Annual Rideshare Recognition Pins for participants 
• Annual facility Rideshare Poster 

Annual Rideshare Clean Air Challenge 
Poster Contest 

Associates’ children and grandchildren are invited to participate 
in the annual Rideshare Clean Air Challenge poster contest. The 
children are encouraged to use their imaginations to illustrate 
the importance of ridesharing to our communities and to the 
environment. The top three winning entries are highlighted on 
the annual Rideshare poster. 

Program Support Strategy 

On-site Rideshare Coordinator A designated on-site Rideshare Coordinator is responsible for 
promoting the Rideshare Program and maintaining the 
Rideshare Board. The facility receives support and promotional 
materials from Walmart’s Senior Rideshare Coordinator. 

Internal Guaranteed Ride Home Service Associates commuting to work in a rideshare method are eligible 
for an emergency return ride (in the event of an emergency or 
unexpected situation) on the days they rideshare.  Unexpected 
situations may include unscheduled overtime or personal 
emergencies requiring employees to leave the worksite. The 
return ride will be provided by a volunteering employee or by a 
member of management. 

Personalized commute assistance The on-site Rideshare coordinator will provide personalized 
assistance such as assisting with transit itineraries, bicycle 
routes, carpool matching and personal follow-up. 

Services and facilities to reduce lunchtime errand trips 

Lockers on-site Facility maintains lockers for employee use 

On-site Kitchen Facility provides an eating area with a sink, microwave and 
refrigerator 

On-site ATM Facility provides an on-site ATM 

On-site vending machines Facility provides on-site vending machines in the employee eating 
area 

On-site restaurant Facility provides on-site fast food restaurant 

 

C. Urban Decay: No Significant Impact 

No Grocery or General Merchandise, Apparel, Furniture, and Other/Specialty (GAFO) retail stores will 

close because of the proposed project.  Trade area can absorb the project’s 150,045 SF of GAFO retail 

space and 49,111 SF of grocery space without any stores closures; true at Store opening (report assumed 

Year 2015) and in Year 2025 when all cumulative projects are assumed operational. 
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 Grocery sales: Project includes 38,231 square feet of grocery sales and 10,880 square feet of 

grocery support space (totaling 49,111 SF).  Projected to generate $486 per square foot (gross 

area), or total grocery sales of $23.2 million. 
 

 GAFO sales: Project includes 150,045 SF of GAFO space (General Merchandise, Apparel, 

Furniture/Appliances and Other/Specialty sales).  Project’s GAFO retail space is well within the 

level of residual market support for GAFO space in the trade area.  Project’s GAFO components 

will not have significant competitive effect on existing trade area stores. 

 

D. Greenhouse Gas Emissions: No Significant Impact 

 Project is consistent with the City of Fresno’s Greenhouse Gas Reduction Plan, which is part of the 

City’s General Plan.  As GHG Plan requires, Project achieves 23 points on City’s “Fresno Green Non-

Residential Checklist,”—3 over the minimum 20 points required for designation. 
 

 Project would achieve greenhouse gas emission reductions of 39.7% over “Business as Usual” (a 

2020 scenario where GHG emission-reducing regulations would not be in effect).  Approximately 

10% greater than the 29% reduction from Business-as-Usual (BAU) required by the SJVAPCD. 
 

 Project is consistent with the ARB Scoping Plan and regulations adopted for reducing the 

emissions of greenhouse gases. 
 

 Project Design Features reduce GHG emissions—incorporated as mitigation measures in MM GHG-

1, as outlined below: 

 
MM GHG-1 Sustainable Project Design Features: The Walmart store shall implement the 

following project design features and strategies to reduce greenhouse gas emissions, 

consistent with AB 32.  To account for improvements in technology, the project may 

substitute project design features so long as they are equally or more effective at 

reducing greenhouse gas emissions: 

 Planting of native, drought-tolerant plant varieties that would enhance the visual 

appearance of the site while conserving the use of water.  

 Provision of designated parking stalls for low-emitting, fuel-efficient, and/or 

carpool/vanpool vehicles, including a minimum of 40 preferred parking spaces for low-

emission vehicles and 80 preferred parking spaces for car/vanpools. 

 Provision of 30 bicycle parking spaces located near the main entrance of the Project. 

 Implementation of a Transportation Management Measures (See 3.3-10), including a 

Rideshare Program and promotion of alternative transportation to encourage 

employee use of alternative modes of transportation. 

 Installation of a white membrane roof.  The white membrane roof’s higher reflectivity 

helps reduce building energy consumption and reduces the heat island effect, as 

compared to buildings utilizing darker roofing colors and has the same effect as 

installation of a cool roof. 
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 Use of non-ozone-depleting refrigerants: R407a refrigerant for refrigeration 

equipment and R410a refrigerant for air conditioning equipment. 

 Ensure that 80% of the office equipment would carry an energy star label. 

 Use of reclaimed heat from the refrigeration equipment to heat domestic water.  

 Irrigation technology meeting City requirements that includes those at least as 

efficient as micro-irrigation.   

 Water-conserving fixtures: 

- Sensor-activated 0.5 gallon per minute high-efficiency faucets in store restrooms, 

with water turbines built into the faucet to generate the electricity needed to 

operate the sensors. 

- High-efficiency urinals using only 0.125 gallon (1 pint) of water per flush, an 

approximately 75 percent reduction relative to the 0.5-gallon-per-flush urinal water 

use baseline in the California Green Building Code, versus conventional 1-gallon-per-

flush urinals. 

 Recyclable Materials: The store would use recyclable, non-reinforced thermoplastic 

panels (NRP) in lieu of fiber-reinforced plastic sheets on the walls in areas where 

plastic sheeting is appropriate, including food preparation areas, utility and janitorial 

areas, and associate break rooms.   

 Use of low volatile organic compound (VOC) paint for exterior and interior field paint 

coatings. 

 Use of environmentally preferred materials for flooring and wall coverings in the 

kitchen. 

 Use of LED Signage illumination and refrigerated cases. 

 All lighting within the store will utilize T-8 fluorescent lamps and electronic ballasts to 

reduce Store’s energy load by approximately 15 to 20 percent. 

 Central Energy Management—the store will be equipped with an energy management 

system that would be monitored and controlled from corporate headquarters in 

Bentonville. 

 Use of new HVAC units that are among the most energy efficient available. 

 Installation and use of a dehumidifying system that allows Walmart to operate the 

store at a higher temperature, use less energy, and operate the refrigeration system 

more efficiently. 

 

E. Police Services (Public Services): Less Than Significant Impact with Conditions 
Imposed 

The Fresno Police Department provided a letter (dated April 24, 2013) commenting on the project 

application and NOP.  (DEIR, Appendix G).  To reduce future calls for police service, the Department’s 

letter included a list of conditions that would be included with the Conditional Use Permit Application 

No. C-13-002.  See Appendix “G” in DEIR for complete list of Police Department Conditions. The 
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Conditions of Approval are legally binding upon the project applicant; as such, there is certainty that they 

would be implemented and therefore, impacts would be less than significant. 

III. DETAILED IMPACT ANALYSIS—KEY AREAS OF DEIR 

The section below summarizes the impacts in the areas most likely to generate questions and describes 

the mitigation measures required to reduce project impacts to less than significant.  The areas covered 

are Transportation/Traffic, Urban Decay, Noise and Air Quality. 

A. Transportation/Traffic—Less Than Significant with Mitigation (See Section II 
Above for Information Regarding SAU Transportation/Traffic Impacts) 

 Project Trip Generation: The total number of vehicle trips per day accessing Project site = 9,814.  

Of the total, 358 trips occur in the AM peak hour; 796 trips in the PM peak hour; and 1,091 trips in 

the Saturday peak hour. 
 

 Compared to former Super-K, the proposed project would generate maximum of 9,814 total 

vehicle trips per day (VTD) as compared to the 10,779 VTD generated by the Super-Kmart use 

approved in 1993. 
 

 Traffic Study Scope:  

- Impacts evaluated in Three Scenarios: Existing plus Project conditions (no impacts); Near-term 

conditions (includes project traffic, existing traffic and cumulative projects’ traffic), and Year 

2035 conditions.  

 

Study Area Intersections 
 1. Bullard Avenue/Figarden Drive 

 2. Gates Avenue/Figarden Drive 

 3. Barstow Avenue/Brawley Avenue 

 4. San Jose Avenue/Gates Avenue 

 5. San Jose Avenue/Brawley Avenue 

 6. San Jose Avenue/Marty Avenue 

 7. San Jose Avenue/Valentine Avenue 

 8. Site Access/Brawley Avenue 

 9. Shaw Avenue/Golden State Boulevard 

 10. Shaw Avenue/Blythe Avenue 

 11. Shaw Avenue/El Capitan Avenue 

 12. Shaw Avenue/Brawley Avenue 

 13. Shaw Avenue/Marty Avenue 

 14. Shaw Avenue/Valentine Avenue 

 15. Shaw Avenue/Feland Avenue 

 16. Shaw Avenue/Marks Avenue 

 17. Shaw Avenue/SR-99 Interchange 

 18. Ashlan Avenue/SR-99 Interchange 

 

Study Area Road Segments 
 1. Shaw Avenue between Golden State Boulevard and Blythe Avenue 

 2. Shaw Avenue between Blythe Avenue and El Capitan Avenue 

 3. Shaw Avenue between El Capitan Avenue and Brawley Avenue 

 4. Shaw Avenue between Brawley Avenue and Marty Avenue 

 5. Shaw Avenue between Marty Avenue and Valentine Avenue 

 6. Shaw Avenue between Valentine Avenue and Feland Avenue 
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 7. Shaw Avenue between Feland Avenue and Marks Avenue 

 8. Figarden Drive between Bullard Avenue and Gates Avenue 

 9. Figarden Drive between Gates Avenue and Barstow Avenue 

 10. Brawley Avenue between Barstow Avenue and San Jose Avenue 

 11. Brawley Avenue between San Jose Avenue and Site Access 

 12. Brawley Avenue between Site Access and Shaw Avenue 

 

1. Transportation Impact thresholds—A CEQA Impact Exists if Project Trips 

 Cause an intersection or roadway segment operating at a level of service D or better to degrade to 

an unacceptable level of service E or F; 
 

 Increase delays at an intersection already operating at unacceptable levels service by 5 or more 

seconds; or 
 

 Add more than 25 feet to an existing queue at an intersection or cause existing queue to exceed 

intersection’s storage capacity.   

 

2. Project Impacts—Less Than Significant Impacts with Mitigation 

The DEIR identified impacts at following locations that Walmart is able to mitigate through payment of 

its fair share of the costs of physical improvements the City has programmed to improve intersection 

operations over time, when conditions warrant the improvements.  

 Impact TRANS 1—Barstow Avenue/Brawley Avenue: Less than significant with mitigation (existing 

plus project and near-term with project scenarios) 

- Project trips add more than 5 seconds of delay during AM and PM peak hours, causing LOS to 

drop from E to F in AM peak hour and worsening LOS F in PM peak hour.  

- Signalization of this intersection required by MM TRANS-1 would improve existing LOS from 

existing AM/PM peak hour LOS E/F to LOS A/B.  Project’s payment of its fair share ($36,600) of 

the estimated $300,000 improvement costs fully mitigates the proposed project’s impact.  [MM 

TRANS-1 provides that if City does not install signal by the time Project pulls building permit, 

Walmart must do so at its own expense and shall be reimbursed the remaining 87.8 percent of 

improvement costs from the City’s TSMI fund.] 
 

 Impact TRANS 3b—San Jose Avenue/Gates Avenue: less than significant with mitigation (2035 

scenario) 

- Project trips add more than 5.0 seconds of delay during the AM and PM peak hours.  

- With signalization, San Jose/Gates Ave intersection will operate at an acceptable LOS D during 

the AM peak hour and LOS C during the PM peak hour.  Project’s payment of its fair share 

($10,500) of improvement’s cost (est. $300,000) fully mitigates the proposed project’s impact. 
 

 Impact TRANS 3d—Shaw Avenue/Blythe Avenue: less than significant with mitigation (2035 

scenario) 
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- Project trips add 36 feet to an existing 537-foot queue length in the eastbound left-turn lane 

during the Saturday peak hour, and 36 feet to an existing 867-foot queue in the in the 

westbound through lanes during the weekday PM peak hour. 

- The addition of a third eastbound through lane at the Shaw/Blythe intersection mitigates the 

proposed project’s queuing impact to less than significant and reduce existing queuing 

deficiencies.  Project’s payment of its fair share ($16,575) of improvement’s estimated cost 

($255,000) fully mitigates the proposed project’s impact. 
 

 Impact TRANS 3e—Golden State Boulevard/Shaw Avenue: less than significant with mitigation 

(2035 scenario) 

- Project trips result would add 8.9 seconds of delay in the weekday PM hour, and 11.9 seconds 

to the Saturday peak hour.  Project trips would increase 2035 estimated queue lengths at this 

intersection more than 25 feet during the AM peak hour.   

- Widening the Shaw/Golden State intersection, installing new traffic signals, and providing the 

lane configurations DEIR specifies would mitigate Project’s significant intersection operational 

and queuing impacts to less than significant.  Project’s payment of fair share ($70,400) of 

improvements’ estimated cost ($1,600,000) fully mitigates the Project’s impact. 
 

 Impact TRANS-7—Construction Traffic—less than significant—mitigation still imposed 

- The proposed project may result in short-term construction traffic impacts on surrounding 

roadways.  No significant impact identified.  To ensure one does not arise, before start of 

construction activities, Walmart must submit to City a Construction Traffic Control Plan for 

approval. 

- The plan shall do the following: address any known road or lane closures and include measures 

necessary to facilitate safe circulation during these times; identify routing for all delivery and 

haul trucks; and identify suitable locations for construction worker parking. 

B. Urban Decay: No Significant Impact and No Mitigation1 

Trade area can absorb Project’s 150,045 SF of GAFO retail space and 49,111 SF of grocery space without 

any stores closures; true at Store opening (report assumed Year 2015) and in Year 2025 when all 

cumulative projects are assumed operational.   

Urban decay is a potential consequence of a downward spiral of store closures and long-term vacancies.  

Urban decay is construed under CEQA to consist of significant deterioration of structures and/or their 

surroundings due to long-term vacancy and neglect.   

This type of deterioration can occur when property owners reduce property maintenance activities 

below that required to keep their properties in good condition.  Property-owners are likely to make 

reductions in shopping center or building maintenance under conditions where they see little likelihood 

of future positive returns due to prolonged vacancy of an anchor tenant.  

                                                           
1 EIR’s analysis based upon the “Retail Market Impact Analysis” Economic Report prepared by City’s urban decay consultant: The Natelson 

Dale Group (“TNDG”).  Report found at DEIR Appendix I 
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Given the conclusion by TNDG that no store closures are likely to occur as a result of the proposed project, 

owners of existing occupied retail space would not likely allow their properties to physically deteriorate as a 

result of the proposed project.   

1. Grocery Sales 

 Project includes 38,231 square feet of grocery sales and 10,880 square feet of grocery support 

space (totaling 49,111 SF).  Projected to generate $486 per square foot (gross area), or total 

grocery sales of $23.2 million. 
 

 Trade area has 11 supermarkets totaling 466,730 square feet.  These supermarkets capture 

approximately 75 percent of total Food and Beverage demand with remaining 25 percent captured 

by smaller convenience and specialty markets. 
 

 Projected Trade Area Grocery SF demand after proposed project opens:  

- 2015: Total demand for supermarket sales projected to reach $221.3 million. 

- 2025: Total demand for supermarket sales projected to reach $246.7 million. 
 

 Project’s effect on existing supermarkets sales/SF: 2015 (assumed opening year) 

- Project’s addition of 49,111 SF of grocery to trade area would initially lead to drop in potential 

average sales volumes at the 11 existing supermarkets from the current level of $464/SF to 

$424/SF. 

- This drop is not low enough to lead to store closures; this is still above the Western regional 

median ($418) and about 90% of national median ($473). 

 

Demand for Supermarket Sales and Estimate of Sales per Square Foot—Trade Area  
(Thousands of Constant Dollars) 

Description 2013 2015 2017 2019 2021 2023 2025 

Total Food Sales 
Demand 

$288,644 $295,029 $301,398 $308,065 $314,879 $321,845 $328,964 

Estimated Supermarket 
Share 

75% 75% 75% 75% 75% 75% 75% 

Total Potential Sales $216,483 $221,271 $226,048 $231,049 $236,160 $241,384 $246,723 

Walmart store
1
 $0 ($23,219) ($23,219) ($23,219) ($23,219) ($23,219) ($23,219) 

Net Demand Available 
to Support Existing 
Supermarkets 

$216,483 $198,053 $202,829 $207,830 $212,941 $218,165 $223,504 

Existing Supermarket 
Square Feet 

466,730 466,730 466,730 466,730 466,730 466,730 466,730 

Potential Sales per Square Foot 

Existing Supermarkets $464 $424 $435 $445 $456 $467 $479 
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Locations of Supermarkets Northwest Fresno Retail Trade Area 

Store Name Square Footage Distance from Project Site (Miles) 

Save Mart 53,318 2.5 

Las Palmas Grocery * 2.8 

Fresh & Easy 13,969 2.0 

Food Maxx 55,224 0.8 

Smart & Final 25,290 0.6 

Grocery Outlet 18,420 0.4 

Foods Co 59,061 0.3 

Winco 92,279 0.5 

Save Mart * 2.2 

Save Mart 37,736 2.3 

Save Mart 55,525 2.0 

Note: 
* Square footage undetermined Source: TNDG, 2013. 

 

2. GAFO Sales 

 Project includes 150,045 SF of GAFO space (General Merchandise, Apparel, Furniture/Appliances 

and Other/Specialty sales).  Includes outdoor garden center but no grocery SF.  Project’s GAFO retail 

space is well within the level of residual market support for GAFO space in the trade area.  Project’s 

GAFO components will not have significant competitive effect on existing trade area stores. 
 

 Demand for new retail space (non-grocery) in the trade area is projected to reach approximately 

1.0 million square feet in 2015 and 1.4 million square feet by 2025.  All of the planned and 

pending commercial-retail projects would be fully supportable by 2015. 
 

 As of 2013, the Trade Area could support approximately 833,092 square feet of additional retail 

space.  Because of continued population growth, the trade area would be able to support an 

additional 1,264,650 square feet of retail space, over and above existing levels, by 2025. 
 

 Demand will fully support all planned and pending commercial-retail projects by 2015.  Total 

square feet of planned and pending projects (including retail reuse of existing Walmart Store) 

would absorb approximately 83 percent residual demand through 2025. 
 

 Residual demand would exist—could support more than 260,000 square feet of new retail space 

in 2025: 
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Demand for New Retail Space by Retail Category 

Retail Category 2015 2017 2019 2021 2023 2025 

GAFO 530,544 573,267 617,992 663,705 710,430 758,189 

Food Service and Drinking 96,800 109,968 123,753 137,843 152,244 166,964 

Building Material and Garden 
Equipment and Supplies 

218,041 226,992 236,362 245,939 255,729 265,734 

Services Space @ 10% of 
Total Space 

100,159 107,733 115,662 123,766 132,050 140,517 

Total 1,001,592 1,077,333 1,156,622 1,237,664 1,320,500 1,405,167 

Added Demand Due to 
Closed Walmart 

126,783 126,783 126,783 126,783 126,783 126,783 

Adjusted Total 1,128,375 1,204,116 1,283,405 1,364,447 1,447,283 1,531,950  

Square Feet Absorbed by 
Planned and Pending 
Projects

1
 

(969,628) (969,628) (1,117,128) (1,264,628) (1,264,628) (1,264,628) 

Net Demand 158,747 234,488 166,277 99,819 182,655 267,322 

Notes: 
Totals may not sum due to rounding. 
1
 Phasing for the commercial retail portion of the proposed Westlake project is projected as follows: 147,500 sq ft in 2018 

and 147,500 sq ft in 2020.  This phasing assumption is provided in the Westlake project’s Draft EIR (April 2013) and is 
considered worst-case—i.e., a faster than anticipated construction schedule.  Remaining projects are assumed to be 
developed by 2015.  Assumes existing Walmart store is reoccupied in 2015. 

Source: The Natelson Dale Group, 2013. 

 

3. Reuse of Existing Walmart Store 

 The retail demand analysis indicates there would be sufficient demand, under project-specific and 

cumulative conditions, to support a type of retail reuse of the existing Walmart store or an 

adaptive reuse, as has occurred at other vacated Walmart store locations. 
 

 Projected non-grocery retail demand would be more than sufficient by the Project’s opening date 

to support a retail reuse of the existing store, even after accounting for the total planned and 

pending retail space that would be absorbed in the trade area.  Once the retail reuse of the 

existing Walmart store is factored in, a net demand for 158,747 square feet of (non-grocery) retail 

space would still exist at Project opening. 
 

 The DEIR’s Urban Decay analysis assumed a project opening date of 2015.  The fact that the 

proposed project would not open until several years later means that greater trade area demand 

will exist for both GAFO sales and grocery sales square footage and existing stores sales would be 

less than projected for a 2015 project opening date.  
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C. Project-Related Noise—Less Than Significant Impacts 

1. Stationary Noise: Includes Noise from Construction and Store Operations 

Temporary Noise—Construction 

Although construction impacts would be less than significant, Mitigation Measure MM NOI‐1 (see below 

for MM NOI-1) is incorporated into the project to ensure construction noise is minimized. 

MM NOI-1 During construction activities, the project applicant shall require its construction 

contractors to adhere to the following noise attenuation requirements: 

 Outdoor construction activities shall be limited to the hours between 7 a.m. and 10 p.m. 

Monday through Saturday.  The City of Fresno Director of Public Works shall have the 

discretion to permit construction activities to occur outside of allowable hours if 

compelling circumstances warrant such an exception (e.g., weather conditions necessary 

to pour concrete).  No construction shall occur on Sundays. 

 All construction equipment shall use noise-reduction features (e.g., mufflers and engine 

shrouds) that are no less effective than those originally installed by the manufacturer.  If 

no noise reduction features were installed by the manufacturer, then the contractor shall 

require that at least a muffler be installed on the equipment. 

 The project applicant shall mandate that the construction contractor prohibit the use 

of personal or commercial music or sound amplification on the project site during 

construction. 

 The construction contractor shall designate a noise disturbance coordinator who would 

be responsible for responding to any local complaints about construction noise.  The 

disturbance coordinator would determine the cause of the noise complaints (starting too 

early, bad muffler, etc.) and institute reasonable measures warranted to correct the 

problem.  The construction contractor shall conspicuously post a telephone number for 

the disturbance coordinator at the construction site. 

 

Operational Noise—No Impacts and No Mitigation Required 

 DEIR evaluated the Project’s operational noise emissions resulting from operation of store’s 

rooftop mechanical equipment, trash compactors, truck loading areas, parking lot areas, forklift 

operations, parking lot sweeping/cleaning, and outdoor garden center. 
 

 Combined emissions would not violate noise standards = no significant impacts at nearby 

residents. 

 

2. Mobile Noise—Project Related Vehicle/Traffic Noise 

Noise emissions from Vehicle trips (incl. trucks) would not cause a substantial permanent increase in 

ambient noise levels.  Therefore, the proposed project would not have a significant impact with respect 

to Mobile Noise. 



McKencie Contreras 
August 4, 2016 
Page 16 

 
 

3. Combined Stationary and Mobile Noise 

The DEIR evaluated the noise levels generated by the proposed project’s Mobile Noise (traffic) together 

with the Operational Noise generated by the Store’s on-site operational activities to determine the 

maximum noise levels and impacts to the surrounding area.  The combined noise levels do not cause a 

significant impact at nearby residences. 

D. Air Quality—No Significant Impacts and No Mitigation Required 

 Criteria pollutants: Project would not exceed the SJVAPCD criteria pollutant thresholds of 

significance during construction or operation of the Walmart store. 
 

 Ozone: Project emissions during construction and store operation would fall below the SJVAPCD’s 

project-level and cumulative significance thresholds for ozone precursors ROG and NOx. 
 

 Project-related traffic would not expose nearby residents to unhealthful levels of carbon monoxide 

(CO) that can form “CO hot spots.” 
 

 Toxic Air Contaminants (TACs) 

- No project-level TAC impacts: The San Joaquin Valley Air Pollution Control District’s significance 

threshold for TACs is an increase cancer risk of 20 new cases in a million.  The maximum 

increase in cancer risk that would result from the proposed project’s TAC emissions is 3.0 cases 

in a million, well below applicable threshold. 

- No Cumulative TAC impacts: Project’s contribution of 3.0 additional cases per year to the 

existing cumulative TAC emissions levels would not result in a significant cumulative TAC 

impact.  While existing background TAC levels represent a significant cumulative impact, the 

Project’s addition of 3.0 additional cases per million to this cumulative impact is not significant. 

 

IV. PROJECT ALTERNATIVES 

A. Range of Project Alternatives 

CEQA requires an EIR to evaluate a “reasonable range of alternatives” that could potentially reduce or 

avoid the proposed project’s significant environmental impacts.  The Alternatives evaluated in the DEIR 

are summarized below. 

 1. No Development/No Project Alternative: The existing Walmart Store No. 1815 would remain at 

its existing location and there would be no relocation or expansion of the existing store or reuse 

of the project site. 
 

 2. Mixed-Use Center Alternative: Demolition of existing building and development of a 200,000-

square-foot mixed-use center on the project site.  Would include 75,000 SF of retail; 25,000 SF 

of restaurants; 25,000 SF of office uses; and 75 apartments (75,000 SF).  No Walmart store 

would be developed under this alternative, and the existing Walmart store No. 1815 would 

remain unchanged. 
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 3. Existing Store Expansion Alternative: Project site remains “as is.”  Walmart would expand the 

existing 1815 store by 20,000 SF using the reserved 20,000-square-foot expansion area on the 

east side of the store in what is currently a parking area.  The 20,000 SF would be dedicated to 

food sales and support area and store’s total square footage would expanded to 146,783.  The 

store would sell general merchandise and groceries and operate 24/7. 
 

 4. Demolition/Rebuild Alternative: Project site’s vacant building would be demolished and a 

203,580-square-foot retail center (that does not include a Walmart) would be developed along 

perimeter of site.  Existing Walmart store would continue to operate.  Retail center would 

consist of a 104,230 SF discount store with a 9,200 SF outdoor garden center; a 50,000 SF major 

retailer; four small retail uses totaling 36,150 SF; and a 4,000 SF restaurant, all totaling 203,580 

square feet. 
 

 5. Neighborhood Center Reuse Alternative: Vacant building would be modified and reused to 

house a 193,361 SF retail center on the project site.  The existing Walmart would continue 

operating on its current site.  Uses would consist of two mid-size anchors (60,000 SF each) and 

73,000 SF of smaller, service-oriented uses.  A conventional grocery store operating 24/7 would 

occupy one of the mid-sized anchors and a non-grocery use (apparel, electronics, home 

improvement, office supplies, outdoor recreation, etc.) would occupy the other. 

 



 
 
 
 
 
 
 

Exhibit I 
 

Environmental Impact Report No. 10149, which includes the 
following: 

 
- Draft EIR dated March 25, 2016 (which 

includes a CD with all appendices) 
- Final EIR dated August 3, 2016 

   
 
Note: The Draft EIR and Final EIR are available for public review at the following 

website: 
           

http://www.fresno.gov/Government/DepartmentDirectory/DARM/DevelopmentServices/
MajorProjects.htm  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

http://www.fresno.gov/Government/DepartmentDirectory/DARM/DevelopmentServices/MajorProjects.htm
http://www.fresno.gov/Government/DepartmentDirectory/DARM/DevelopmentServices/MajorProjects.htm


 
 
 
 
 
 
 

Exhibit J 
 

Letters of Support and Opposition 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 















































































 
 
 
 
 
 
 

Exhibit K 
 

Articles Referenced in Attachment 1 of Exhibit F 
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