Fulton Corridor Specific Plan
Fresno, California

ADOPTED ON OCTOBER 20, 2016




ACKNOWLEDGEMENTS

MAYOR
Ashley Swearengin

CITY COUNCIL

Esmeralda Soria, District 1

Steve Brandau, District 2

Oliver Baines, District 3

Paul Caprioglio, District 4

Sal Quintero, District 5

Lee Brand, District 6

Clint Olivier, District 7

Blong Xiong, District 1 (term ended 1/8/2015)
Andreas Borgeas, District 2 (term ended 1/7/2013)
Cynthia Sterling, District 3 (term ended 1/6/2011)
Larry Westerlund, District 4 (term ended 1/10/2013)
Mike Dages, District 5 (term ended 1/6/2011)
Henry T Perea, District 7 (term ended 12/2/2010)

Staff Team

CITY MANAGER

Bruce Rudd, City Manager

Renena Smith, Assistant City Manager

Mark Scott (Retired)
Andy Souza (Retired)

COMMUNITY ADVISORY COMMITTEE

Larry Arce

Lee Ayers

Mee Cha

Susana Cruz

Tony Dias

Adriana Figueroa
Isaac Fonseca

Becky Foore-Hayden
Socorro Gaeta

Daniel Guerra Gary Nachtigall

Roger Hanke Ivan Paz

Darlene Holland Doug Reitz
Dominga Huerta Jeff Sands

Booker T Lewis Phil Skei

Bertha Lopez Dasen Thao
Dorthy Lucatero Lisa Van de Water
Chuck Manock Mike Wells

Patience Milrod

CORE WORKING GROUP

Dan Zack, Assistant Director, DARM

Wilma Quan, Assistant City Manager

Sophia Pagoulatos, Planning Manager

Danielle Bergstrom, Special Policy Advisor
Lupe Perez, Downtown Revitalization Manager
Talia Kolluri, Supervising Deputy City Attorney

DEVELOPMENT AND RESOURCE MANAGEMENT

Jennifer Clark, Director

Mike Sanchez, Assistant Director

Bonique Emerson, Planning Manager

Brian Leong, Building & Safety Services Manager

Del Estabrook, Parking Manager

Karana Hattersley-Drayton, Historic Preservation
Project Manager

Michelle Zumwalt, Architect

Michael Andrade, GIS Specialist

Lachea DeAmicis, GIS Specialist

Casey Lauderdale, Planner I

Drew Wilson, Planner |

Amber Piona, Planner |

TRANSPORTATION
Brian Marshall, Director of Transportation

FIRE
Byron Beagles, Fire Prevention Engineer

Consultant Team

PUBLIC WORKS

Scott Mozier, Director

Andrew Benelli, Assistant Director
Scott Krauter, Projects Administrator
Jill Gormley, Public Works Manager
Randall Morrison, Deputy City Engineer

PARKS, AFTER SCHOOL, RECREATION, AND
COMMUNITY SERVICES
Tony Hernandez, Parks Manager

AIRPORTS
Kevin Meikle, Director of Aviation
Daniel Yrigollen, Airports Project Supervisor

CITY ATTORNEY

Doug Sloan, City Attorney

John Fox, Special Counsel, Aleshire & Wynder
Kathy Phelan, Special Counsel, Aleshire & Wynder

FINANCE
Karen Bradley, Assistant Controller
Phil Hardcastle, Principal Accountant

REDEVELOPMENT SUCCESSOR AGENCY
Marlene Murphey, Executive Director

PUBLIC UTILITIES

Thomas Esquedqa, Director

Jerry Schuber, Assistant Director

Robert Andersen, Assistant Director

Kevin Norgaard, Supervising Professional Engineer
Doug Hecker, Planning Manager

FRESNO METROPOLITAN FLOOD CONTROL
DISTRICT

Jerry Lakeman, Chief Engineer

Wendell Lum, Master Plan Special Projects Mgr.

SPECIAL THANKS TO THE FOLLOWING FORMER CITY

EMPLOYEES WHOSE EFFORTS WERE
INSTRUMENTAL IN THE CREATION OF THIS PLAN
Craig Scharton (Downtown and Comm. Revitalization)
Elliott Balch (Downtown and Comm. Revitalization)
Elaine Robles-McGraw (Downtown and Comm. Revit.)
Arnoldo Rodriguez (Development and Resource Mgmt)
John Dugan (Development and Resource Management)
John Downs (Transportation)

Gregory Garner (Police)

Brock Buche (Public Utilities)

Martin Querin (Public Utilities)

Steve Hogg (Public Utilities)

Rene Ramirez (Public Utilities)

Lon Martin (Public Utilities)

Efren Banuelos (Public Works)

Scott Tyler (Public Works)

Patrick Wiemiller (Public Works)

FINAL PLAN + CODE PREPARATION
Juan Gomez-Novy Consulting
Juan Gomez-Novy, Principal

ARCHITECTURE AND URBANISM
Moule & Polyzoides Architects and Urbanists
Stefanos Polyzoides, Principal

Juan Gomez-Novy, Project Manager
David Sargent

Jason Claypool

Scott Ford

Orlando Gonzalez

Xiaojian He

Damon Herring

Thiago Valente

PLANNING POLICY
Raimi + Associates
Matt Raimi, Principal

CODE
Tony Perez Associates
Tony Perez, Principal

URBAN ECONOMICS

Strategic Economics

Dena Belzer, Principal in Charge
Sujata Srivastava

Sarah Graham

URBAN RETAIL PLANNING
Gibbs Planning Group
Robert Gibbs, Managing Principal

TRANSPORTATION/TRAFFIC

Fehr & Peers

Ron Milam, Principal in Charge

Rob Hananouchi, Transportation Planner

INTERMODAL PLANNING

Nelson Nygaard

Jeffrey Tumlin, Principal in Charge
Paul Jewel, Principal

SUSTAINABLE INFRASTRUCTURE
Sherwood Design Engineers

Bry Sarté, Principal in Charge
Eric Zickler, Project Manager
John Lays

Mike Amodeo

LANDSCAPE ARCHITECTURE
Fong Hart Schneider + Partners David
Schneider, Principal in Charge

HISTORIC RESOURCE ANALYSIS

Historic Resources Group

Christy Johnson McAvoy, Principal in Charge
Paul Travis, Senior Preservation Planner

CULTURAL RESOURCE ANALYSIS
Cultural Landscape Foundation
Charles Birnbaum, President

SURVEY
Precision Civil Engineering
Ed Dunkel, Jr., President

ENVIRONMENTAL ANALYSIS & PLANNING/EIR
First Carbon Solutions

Jason Brandman, Executive Vice President
Mary Bean, Project Director

Michael Houlihan, Senior Project Manager

Impact Sciences
Ali Mir, Associate Principal

CIVIL ENGINEERS
Lars Andersen & Associates
Daniel Zoldak, Principal in Charge

GEOENVIRONMENTAL CONSULTING

Krazan & Associates

Art Farkas, Environmental Division Manager
Dean L. Alexander, Principal Engineer

CULTURAL RESOURCES CONSULTANT
Greenwood and Associates

Roberta S. Greenwood, Partner

John Foster, Vice President

CHARRETTE VISUALIZING
Urban Advantage
Steve Price, Principal in Charge

WEBSITE DESIGN
Arrowpoint Design
Christopher Ross

3-D MODELLING
Spline Motion Studios
Erik Spikes



MAYOR ASHLEY SWEARENGIN

Dear Fresnans, investors, and visitors:

If you want to see what our city and region are all about, you’ve come to the right place. Welcome to
Downtown Fresno.

For decades, our downtown served as the gathering place for the entire central San Joaquin Valley.
People would “go into town” from an hour away for everything they couldn’t find in smaller, outlying
communities. In Downtown Fresno they found their doctor, banker, lawyer, and dentist. They found
merchandise in fancy stores that they couldn’t find anywhere else in the area. They found movies and
plays and concerts to watch and enjoy.

And, they found each other. Young men and women came to Downtown to show off their cars, their
clothes, their hair, and their manners — both good and bad. They came to meet and date and dance with
a wider variety of people than they could find in their home communities.

For Downtown, good fun was good business. As people converged here, so did their dollars. That
allowed downtown businesses and the City to maintain the place as a vibrant destination.

But as we all know, it wasn’t to last. As with cities across our country, starting in the 1950s,
Downtown Fresno began telling a different kind of story about our city and region. Fulton Street retail
anchors started feeling the draw of suburban shopping centers being planned near new homes under
construction farther and farther from the urban core.

Business leaders and the City reacted boldly by trying to give the public more of the suburban
experience they seemed to crave. They hired a famous planner of shopping malls and a leading up and
coming landscape architect to install the nation’s second pedestrian mall on Fulton in 1964. They
invested heavily in sculptures, fountains, and other public art. They even recast the street grid and
constructed garages with thousands of parking stalls. Their singular goal was to replicate the suburban
shopping experience being built on bare dirt just beyond the edges of Fresno and cities across
America.

City leaders began to emulate the suburbs in less obvious ways as well. They adopted new land use
planning requirements for the growing city that, while written with the suburbs in mind, were forced
onto the urban area as well. The new standards did not distinguish between newer, suburban areas and
established areas designed in earlier days to bring a mix of uses within walking distance of each other,
in buildings old and new. With the wrong rules in place, every new building or street widening that



tried to make downtown more like its suburban counterparts actually eroded the urban core, rather
than revitalizing it.

Like the rapidly growing city, Downtown also became a less focused place. With the conception of
the freeway triangle in 1957, the notion of downtown grew in size from a few blocks to hundreds of
acres. Projects over a mile apart from each other were considered helpful to the revitalization effort,
even though there was no synergy or connectivity between them. Meanwhile at ground zero on
Fulton, the core of our main street was becoming a different kind of economic anchor, one that was
pulling the rest of Downtown down with it.

Much of Downtown Fresno’s story of decline is common to cities across America. Yet over the last
two decades, many of those cities have been able to revitalize their urban centers — many, like
Fresno, despite generations of urban decay.

Now, it is Fresno’s turn to revitalize our downtown. Fortunately, we have many successful examples
to draw upon. We know the most successful downtowns direct investment and resources to a focused
area. Through good urban planning and design, projects in proximity begin to support each other and
create foot traffic. Shoppers, diners, and concert-goers can park once and spend hours exploring the
benefits that vibrant downtowns offer. As customers walk past storefronts, new businesses open to
take advantage of the activity. Historic buildings add unique character, respecting the region’s past
while differentiating downtown from newer, less distinctive suburbs.

There is no reason these revitalization fundamentals will work differently in Fresno than they have so
well, time and again, in other places.

A critical step in this journey: the Fulton Corridor Specific Plan. The Specific Plan and the
accompanying new Form-Based Code for development are consistent with the General Plan and new
Citywide Development Code and replace the outdated regulations of the City’s 1960s-era zoning code
with new rules that make it easier than ever to develop great projects based on the best of our past. The
new Specific Plan and Code replace the frustration of the stalwart first investors with a new sense of
momentum, built symbiotically from one project to another to another, as more and more people invest
and develop with ease, as well as confidence.

Well over a century later, Downtown Fresno is still the place to see what our city and region are all
about. Except today, more than just the story of our past, Downtown is the story of our future. It is the
story of our community coming together, remembering its identity, and choosing to do what it takes to
ensure a vibrant future. It is the story of realizing we really can get the fundamentals right and make
Downtown Fresno a vibrant asset to our city and region once again.

Under the Fulton Corridor Specific Plan, there has never been a better time to invest in our urban core
than today. Welcome to Downtown Fresno.

Sincerely,

Ashley Swearengin
Mayor
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PREFACE

Downtown Fresno is where the city began. From its incorporation in
1885 and through the 1960’s, it was the commercial, business and
cultural center of the Central Valley: A vibrant and compact place
comprised of bustling sidewalks shaded by awnings, successful street
level retail stores with offices above, convenient parking, and — until
the 1930’s — an accessible streetcar system. A great number of historic
photographs describe Downtown in this extraordinary traditional urban
form.

After the Second World War, Fresno’s pattern of development, like that
of most American cities, was radically altered. The passage of the G.1.
Bill in 1944 enabled returning veterans to purchase homes and establish
businesses. In addition, the Federal-Aid Highway Act of 1956, passed
during the height of the Cold War, authorized and funded the construc-
tion of freeways across the entire United States. These freeways sup-
ported military and civil defense operations, facilitated interstate travel
and commerce, and, perhaps unwittingly, encouraged the decentraliza-
tion of America’s City Centers. Indeed, the automobile provided easy
access to inexpensive land and made it no longer necessary to locate
residential, commercial, and business uses in close proximity to one
another. The completion of the Mayfair subdivision in 1947, north of the
Plan Area, included Fresno’s first suburban shopping mall and ushered
in an era of development at the suburban fringe. People began to move
out of Fresno’s pre-World War |l residential neighborhoods and scatter
into the new, northern subdivisions. Businesses and important institu-
tions, such as Fresno State University, churches, and hospitals, followed,
resulting in a slow decline of Downtown and its surrounding corridors.

The leaders of Fresno reacted swiftly to this emerging trend. In 1958,
they invited the most famous urban planner of the period, Victor Gruen,
to come to Fresno and to frame a vision and plan for modernizing the
center of the city. The Gruen Plan was daring for its time. Yet, many of
its prescriptions — supporting the building of freeways, pedestrianizing
the commercial core of Downtown, encouraging street closures and one
way conversions, promoting wholesale building demolition and super-
block formation — proved ineffective and failed to revitalize Downtown.
Indeed, as the below photo of Fulton Street in the late 1950’s shows,
Downtown was not completely dead. Many stores still existed and
competed for business — primarily because they were visible to pass-

ing motorists. The elimination of automobiles from the Fulton Mall
removed this flow of potential customers, arguably hastening the decline
of the stores that lined its length and contributing to the chronic vacancy
of its historic office buildings. In addition, the closure of Fulton Street,
Merced Street, Mariposa Street, and Kern Street made Downtown more
difficult to navigate.

The Gruen Plan declared the form of the historic Downtown obsolete,
but the Modern Downtown it so passionately promoted did not become
desirable to the market. Similar planning and “urban renewal” efforts
became the norm, yet frequently did more harm than good to estab-
lished downtowns and surrounding neighborhoods. The failure of these
efforts — along with the inexpensive land, wide streets, new schools, and
newly relocated retailers found at the city’s edge — lured Fresnans to the
suburbs in droves. There many found they could live in new houses,
move more freely, and exercise a greater range of work, retail, and enter-
tainment choices. For a couple of generations, the development field
tipped decidedly in favor of massive suburban growth.

The municipal government also became focused on servicing this kind
of suburban growth. Demolition of historic buildings and large scale
development that was not designed to fit with its surroundings began
to occur Downtown. As a result, Downtown’s economy was deeply
shaken and its traditional, walkable, human-scale, mixed-use urban form
was put into question as it became characterized by high vacancy rates,
low land values, a total absence of people once the work day ended,
and concentrated poverty in the surrounding neighborhoods. By 1990,
Downtown Fresno, including the Fulton Mall, was in a state of physical,
economic, and social free fall. According to a study completed in 2008,
the Fulton Mall generated about $365,969 in annual property and sales
tax revenues. If the Mall were developed and built to its potential, the
preparers of the study estimated that it could generate over $6 million
annually in City revenues. Therefore, the Mall was contributing only 5.7
percent of its revenue generating potential in 2008."

The great recession of 2008 exposed Fresno’s fiscal fragility. With no
net source of revenue being generated by property and sales taxes in
the center of the city, and Fresno’s city-wide finances weakened, major
layoffs and drastic reductions in services resulted.

At that critical point in the city’s history, the revitalization of its
Downtown became a matter of fiscal urgency. Many cities now draw a
significant portion of their revenues from an economically vibrant down-
town. Will Fresno follow this path?

' Market Profiles, “Economic Impact Study Listing of Fulton Mall on National Register
of Historic Places,” September 2008.

View of Fulton Street at Tulare Street in the 1920s. Credit: Pop Laval Foundation

View of Fulton Street at Mariposa Street looking north (1959). Credit: Pop Laval
Foundation
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CHAPTER 1: INTRODUCTION

1.1 SPECIFIC PLAN SUMMARY

The Fulton Corridor Specific Plan is the community’s tool for guiding
the future development of Downtown Fresno. It is both a visionary
document that lays out the community’s long-term goals for the Plan
Area, as well as an implementation plan for immediate and midterm
actions needed to achieve the long-term vision. It provides detailed
policies concerning a wide range of topics, including land use and
development, historic resources, the public realm, transportation,
and infrastructure. These policies provide the foundation for urban
and economic growth, as well as the basis for the City to make the
tough daily choices regarding growth, historic preservation, housing,
transportation, the environment, community facilities, and community
services.

The Specific Plan is used by the Mayor and Administration, the City
Council, the Planning Commission, and all City departments to guide
decisions about the Plan Area’s future, to evaluate development
proposals, and to make funding and budgetary decisions. It is used by
City staff to direct their day-to-day activities, particularly those related

to building and development, and the installation and maintenance of
utilities. It is used by citizens and neighborhood groups to understand
the City’s long-range plans and proposals for different parts of the City.
Its policies apply to both public and private properties and initiatives and
give Downtown businesses and developers certainty about how to invest
in their properties and in development projects.

The Fulton Corridor Specific Plan contains the following chapters:

Chapter 1: Introduction.

This Chapter begins with a description of the Plan Area, including
its location and boundaries. This is followed by an explanation of
the Plan’s purpose, including its relationship to other plans and
documents. It ends with a summary of the process the City and the
community went through to prepare this Specific Plan.

Chapter 2: A Vision for Downtown Fresno in 2035.

This Chapter describes the overall vision, generated by input from
Fresnans, for transforming Downtown into a vibrant regional
destination. It begins with a vision statement which, in turn, is
followed by ten community values for revitalization. It concludes
with ten core design principles that are applied to each of
Downtown’s unique subareas.

CHAPTER 1: INTRODUCTION

Chapter 3: Plan Framework and Goals.

This Chapter begins with a description of the existing conditions
and vision for each of Downtown'’s seven subareas. This is followed
by a description of how much development the market can support
within the Plan Area. The chapter concludes with a description of
what the Plan Area’s underutilized land — vacant parcels and surface
parking lots — can support under the direction of the Development
Code.

Chapter 4: The Fulton Mall.

This Chapter describes the history of the Fulton Mall, the historic
significance of the Mall, the existing physical and economic state
of the Mall area, a description of the process that resulted in the
choosing of the preferred option for the Mall’s future (reopening
Fulton Street to vehicular traffic), and an explanation of the final

design for the reopened Fulton Street.

Chapter 5: Priority Development Projects.

This Chapter describes top priority projects for both the private and
public sectors, focused in relatively small areas that will generate
the most immediate physical impact, and catalyze economic
regeneration. These projects are listed according to first and second
priorities.

Chapter 6: Building and Development.

This Chapter describes goals and policies that enable and facilitate
Downtown’s physical transformation and that ensure that this
transformation occurs in a manner that preserves and regenerates
Downtown’s unique sense of place.

Chapter 7: Historic Preservation.

Every great downtown uses its history as an asset. In this vein, this
Chapter includes goals and policies for preserving and reviving the
unique history and culture of Downtown. This includes preserving
existing buildings and places and ensuring that new development is
compatible with the area’s historic assets.

Chapter 8: Public Realm.

This Chapter provides an overall vision for increasing Downtown’s
public space and improving the streetscape. Topics include
improving the landscape character of the Fulton Corridor, improving
the axis between City Hall and the proposed High-Speed Rail station,
transforming Courthouse Park, regenerating and maintaining the
urban forest, and increasing comfort to pedestrians through a variety
of streetscape improvements.

The Fulton Mall as it existed in 2071.

Fresno’s historic office buildings and movie houses provide opportunities for attracting
people Downtown.
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CHAPTER 1: INTRODUCTION

Chapter 9: Transportation.

This Chapter outlines Downtown’s future multi-modal transportation
network that accommodates private automobiles, transit, walking,
and biking. Key topics include street reconfiguration, transit and
bicycle networks, “Park Once” and street parking, and the basic
design of the proposed High-Speed Rail station area.

Chapter 10: Sustainability, Infrastructure, and Resources.

This Chapter addresses a range of topics, including water use,
energy use, sewer capacity, and the provision of infrastructure. In
addition to providing basic services to support future and existing
development within Downtown, a forward-looking approach to these
topics continues Fresno’s role as a statewide leader in conservation
and resource management.

Chapter 11: Implementation.

The Plan proposes a development strategy driven by private
investors. Plan-wide policies focus on historic preservation,

retail and employment, shared parking, the public realm, livable
neighborhoods, civic initiatives, and specific plan-implementation
initiatives such as fast-tracking desirable development. Private
sector development will be driven by residential, retail, and
commercial market demand, and by the attraction provided by public
improvements, predictable entitlement processes, and Downtown'’s
unique and desirable character.

Chapters 6-10 provide goals and policies that provide direction

and guidance for transformation, while Chapter 11 lists specific
implementation projects and actions for implementing the goals and
policies set forth within the previous chapters. These are defined in the
gray box at right:

Goals Broad direction-setting statements that present a
long-term vision.
Policies Support the stated goals by mandating,

encouraging, or permitting desired actions.

Implementation
Projects and
Actions

Discrete tasks, categorized as either projects
or actions that the City carries out in order to
implement the vision of revitalizing Fresno’s core.

Project

One-time physical improvements to a part of the
Plan Area (such as implementing traffic calming
measures in a certain area).

Action

Specific activities that will be completed by a
certain time or at regular intervals (such as
creating an ordinance or updating a master plan).

It should be noted that while the successful integration of the proposed
High-Speed Rail (HSR) system into Downtown Fresno is of critical
importance, there is not a chapter dedicated to this. Rather, the
integration of HSR is disbursed throughout this document wherever is
is appropriate in order to ensure that all aspects of the document reflect
this priority.

Downtown, with its pedestrian-oriented building fabric, serves as the retail, shopping,
and entertainment center of Fresno.

Farmers’ markets, like this one in the Mural District, provide access to locally grown
fruits, vegetables, and nutritious foods.

1:2
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A

KEY

Existing Buildings

Birds-eye view of Downtown as it existed in 2070.

A

KEY

- Existing Buildings
Historic Buildings

Potential Development

Birds-eye view of Downtown as it could exist in 2035 as proposed by this Specific Plan.

FULTON CORRIDOR SPECIFIC PLAN, CITY OF FRESNO, CALIFORNIA | ADOPTED ON OCTOBER 20, 2016

1:3



CHAPTER 1: INTRODUCTION

1.2 PLAN AREA DEFINITION

A.

PROJECT LOCATION AND BOUNDARIES

Fresno is located in the heart of California’s San Joaquin Valley,
approximately 190 miles southeast of San Francisco and 220 miles
northwest of Los Angeles. The Valley is one the largest and most
productive farming regions in the world. Fresno, the regional city
for the central San Joaquin Valley, is also the gateway to Yosemite
National Park, Sierra National Forest, Kings Canyon National Park,
and Sequoia National Park. Regional access to Fresno from the
north and south is provided by State Routes 99 and 41, from the
west by State Route 180, and from the east by State Routes 168 and
180.

The Fulton Corridor Specific Plan (FCSP) Area is located within the
southern portion of the City, as shown in Figure 1.2A, and is com-

pletely surrounded by the Downtown Neighborhoods Community

Plan Area, as shown in Figure 1.2B below.

The Specific Plan Area covers approximately 655 acres and is gener-
ally bounded to the north by Divisadero Street, to the west by State
Route 99, to the south by State Route 41, and to the east by N Street,
O Street, and the alley between M and N Streets. The Plan Area is
divided by the Union Pacific railroad right-of-way. See Figure 1.2C.

Figure 1.2A Location of Specific Plan within the City of Fresno and its

Sphere of Influence.
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Figure 1.2C Specific Plan Area

The Downtown skyline.
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CHAPTER 1: INTRODUCTION

1.

A.

3 PLAN PURPOSE

PURPOSE

Cities are dynamic and ever-changing places that experience many
cycles of physical and economic growth and change over time. The
General Plan (updated every decade or so) and associated communi-
ty plans (historically updated every 20-30 years), provide policy guid-
ance for this on-going evolution, while the day-to-day, neighborhood-
by-neighborhood, lot-by-lot “steering mechanism” for changing the
built environment is guided by the Development Code (also known
as the zoning ordinance) and other related municipal standards.
Prior to the adoption of the new Citywide Development Code in 2015,
Fresno’s zoning standards focused mostly on land use, and included
relatively generic, suburban physical design standards that are com-
mon to many cities and towns. The existing zoning regulations could
not successfully reshape and refurbish Downtown. Improved zoning
standards from the new Development Code are temporarily being
applied to Downtown, but a Specific Plan and form-based code will
ultimately be necessary to achieve the desired revival of the area.

This Specific Plan is enacted on the authority vested in the City of
Fresno by the State of California, including but not limited to the
State Constitution; the Planning and Zoning Law (Government Code
Section 65000 et seq.), and the City’s Charter, Municipal Code, and
General Plan. The specific plan enables a community to define a clear
and specific vision for the future evolution of a specified planning
area. This Specific Plan provides a road map for growth and change
for the plan area until the year 2035 and beyond. It is comprised of
unique and customized standards that enable the City to shape or
reshape its streets and public spaces and property owners to develop
or redevelop their properties according to the vision of the Specific
Plan. It guides public and private reinvestment and construction in a
highly coordinated and integrated way in order to yield specific types
of urban places that are the result of discussion, debate, and ulti-
mately consensus by a majority of the community.

2.

When development projects within the FCSP area are reviewed by
the City, staff will use this Specific Plan as a means of evaluating
them. Projects will be judged on their consistency with this Specific
Plan’s policies and for conformance with its development standards
as contained in the Citywide Development Code. For projects within
the FCSP area, the policies and standards in this Specific Plan shall
take precedence over more general policies and standards applied
throughout the rest of the City, pursuant to Fresno Municipal Code
(FMC) Section 12-604. In situations where policies or standards
relating to a particular subject have not been provided in this Specific
Plan, the applicable policies and standards of the currently adopted
City of Fresno General Plan, the Downtown Neighborhoods Commu-
nity Plan, and the Development Code (which implements the goals
and policies of this Specific Plan) shall govern. In addition, the noise
and safety contour and aviation easement requirements of the Fresno
Chandler Downtown Airport Specific Plan take precedence over the
FCSP.

The result of extensive community outreach, debate, and consensus
building, this Specific Plan guides and focuses public investment
over time on essential infrastructure and streetscape projects that, in
turn, will incentivize private parties to improve their property with the
certainty that they are supported by long-term public commitment.

The primary purposes of this Specific Plan are to define:

A vision for the future of Downtown that recognizes the importance
of history and tradition while embracing opportunities for continued
reinvestment, growth, and beneficial change.

Goals and policies that work in tandem with and refine those of the
General Plan and the Downtown Neighborhoods Community Plan to
achieve the revitalization of the Plan Area.

New land use policies for the Plan Area that will guide upcoming
zoning regulations. These new policies are calibrated to deliver new
development that is consistent with Fresno’s physical character,
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CHAPTER 1: INTRODUCTION

history, and culture, as well as the community’s vision for its future « Financing methods of public improvements; and

growth. « In conjunction with the Citywide Development Code,

. : . lishi I .
4. The implementation strategy for transforming the Plan Area’s establishing development standards

infi k h li .
streets, infrastructure, parks, and other public spaces The FCSP implements the goals and policies of the General

Plan that are guided by the following Overarching Principles of

The above purposes provide private property owners with a clear
purp P P property Resilience:

understanding of the future context within which they are investing
and reinvesting in their properties. « Quality-of-Life and Basic Services in All Neighborhoods;
B. RELATIONSHIP OF THIS SPECIFIC PLAN TO « A Prosperous City - Centered on a Vibrant Downtown;
OTHER PLANS AND DOCUMENTS « Ample Industrial and Employment Land Ready for Job
Creation;
1. General Plan. Concurrent with the development of this Plan and

the DNCP, the City began preparing an update to the General » Care for the Built and Natural Environment; and

Plan, which was adopted on December 18, 2014. The intent of « Fiscally Responsible and Sustainable Land Use Policies

this Specific Plan and the DNCP is to further refine and build and Practices.

upon the goals for these plan areas as set forth in the General

Plan and provide specific policies, measures, and projects to These principles are made tangible and ready to implement

implement the goals set forth in the General Plan. through the FCSP’s goals and policies that address five principal
topics:

The Fresno General Plan is the City’s primary policy planning
document. Through its twelve elements, the General Plan
provides the framework for the management and utilization of
the City’s physical, economic, and human resources. Each ele- + Historic Preservation;
ment contains goals, policies, and implementation measures
that guide development within the City. The FCSP is designed
to meet the goals established in the General Plan by providing a « Transportation; and
framework for future development within the Planning Area. The
Specific Plan provides direct linkage between the City’s General
Plan and detailed plans for development, and will direct the
character and arrangement of future development and land uses
within the Specific Plan Area, including:

« Building and Development (including Urban Form and
Land Use);

« Public Realm;

. Utilities Infrastructure.

By establishing policies and standards for the plan area, the
FCSP is a valuable tool for implementing the General Plan at a
site-specific level, as well as providing for orderly development
within the planning area. The FCSP identifies such actions on
the basis of being near-, mid-, or long-term priorities based on
« Phasing of development and thresholds of development; the community’s vision.

« Location and sizing of infrastructure;
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CHAPTER 1: INTRODUCTION

Downtown Neighborhoods Community Plan. The Downtown
Neighborhoods Community Plan (DNCP) is a highly articulated
and informed extension of the General Plan. It contains within
its boundaries the FCSP Plan Area and provides policy direction
for the FCSP Plan Area and the neighborhoods that surround it,
as shown in Figure 1.2B (Specific Plan Area). The General Plan’s
direction to generate activity centers and focus reinvestment

in the center of the City as the primary activity center is made
tangible and ready to implement through the DNCP’s goals, poli-
cies, and actions. The FCSP further refines these goals, policies,
and actions into specific projects, including their time frames,

1.3 PLAN PURPOSE (Continued)
2,
opinions of probable cost, and funding sources.
3.

Other Specific and Community Plans. The FCSP boundary
overlaps portions of one community plan and two specific plans:
the Central Area Community Plan (CACP), as shown in Figure
1.3A and the Fulton Lowell Specific Plan (FLSP) and the Fresno

In this Plan, goals, policies, or actions that are borrowed
from the CACP and FLSP are followed in parenthesis by the
preexisting plan initials and the goal, policy, or action num-
ber of the respective plan. For example FCSP Policy 4-6-8 is
Fulton/Lowell Specific Plan Policy 10-2 and is noted at the
end of the FCSP policy as follows: “(FLSP Policy 10-2).” In
some cases the original CACP or FLSP goal, policy, or action
has been modified and the phrase “modified 2011” is added
to the end of the goal, policy, or action. For instance, FCSP
Policy 4-3-5 is a modified version of FLSP Policy 2-3 and is
accordingly labeled “(FLSP Policy 2-3, modified 2011).”

The proposed Southwest Specific Plan abuts the Downtown
Neighborhoods Community Plan area, but is about a mile away
from the FCSP area.

Chandler Downtown Airport Specific Plan (FCDASP), as shown 4. Population in Relation to General Plan and Existing Community
in Figure 1.3B. In addition, the DNCP boundary completely over- Plans. This Plan anticipates that by the year 2035, the residential
laps both the CACP and FLSP boundaries. The CACP and FLSP population of the FCSP area could increase by as many as 13,593
will be repealed upon the adoption of the FCSP and the provi- people to a total of 17,470 residents (See Table 1.3A, Residential
sions of the FCSP and the accompanying DNCP will completely Population Potential). Combined with the anticipated population
replace the regulations of the CACP and the FLSP. The FCSP of the surrounding neighborhoods, the total population of the
continues to be subject to the noise contour and hazard zone DNCP and the FCSP is anticipated to increase by 28,860 people
information that is described in the FCDASP, and together with to a total population of 99,081 residents. These population
the DNCP, provides a vision and policies for the development potentials are within the limits established by the Fresno General
of the applicable plan areas over time, including the portions of Plan.
those areas included in the FCDASP.
Population projections were based on the General Plan, which
As part of the preparation of this Specific Plan, the goals, poli- allocated population by Community Plan areas. Table 1.3B
cies, and actions of the CACP and FLSP were evaluated in rela- (General Plan Allowed Population Increase by Community
tionship to the vision of the FCSP. Those that were supportive of Plan Area) shows the population increase allowed by the 2025
the vision were included in the FCSP, while those that were con- General Plan within each community plan area; the allowed
trary to the vision were excluded. As a result, the goals, policies, population increase within the portion of each community plan
and actions of this FCSP nullify and replace the goals, policies, that overlapped the DNCP Plan area; the actual population
and actions of these earlier plans. within the portion of each community plan that overlapped the
DNCP Plan area in the year 2000 (per the 2000 Census); and
Table 1.3A Residential Population Potential
FCSP (Persons) DNCP (Persons) FCSP + DNCP (Persons)
Existing Population ' 3,877 66,344 70,221
New Population
New Construction 2 11,958 15,268 27,225
Existing Usable Space 2 1,635 n/a 1,635
Total Residential Population Increase 13,593 15,268 28,360
Total Residential Population 17,470 81,612 99,081

' Source: Claritas, Inc.; American Community Survey 2006-2008; Strategic Economics 2010.3

2 Assumes 4.1 persons per household for the DNCP and 1.9 persons per household for the FCSP. The City-wide average for persons per household is 3.0. Source: Claritas, Inc.;

American Community Survey 2006-2008; Strategic Economics 2010. The DNCP is composed primarily of large families, while the FCSP is home to a much larger proportion of

single person households.

Table 1.3B General Plan Allowed Population Increase by Community Plan Area

Allowed Population Increase (Persons) Population Within Proposed DNCP/FCSP
. Boundary (Persons)
Community Plan Within Each C ity Plan |  Within Proposed DNCP
ithin Each Community Plan ithin Propose / Year 2000 ° Year 2035 *

Boundary' FCSP Boundary '
Central Area 12,845 12,845 14,927 27,772
Edison 43,286 7,657 12,356 20,013
Roosevelt 39,036 5,809 35,598 41,407
West Area 73,913 5,447 4,754 10,201
Total 169,080 31,758 67,635 99,393

' Per 2025 Fresno General Plan Table 1 (Population Projections by Community Plan Area).

2 Derived by determining the total population projected within the Community Plan areas (Central, Edison, Roosevelt, and West) and calculating the percentage that corresponds
to the area that fell within the FCSP and DNCP Plan boundaries. For example, it was calculated that 14.88% of the Roosevelt Community Plan area was within the Downtown
Neighborhoods Community Plan boundary. The total allowed residential population within the Roosevelt Community Plan area was 39,036, thus 5,809 people (14.88% of the

total Roosevelt Community Plan population) were included within the Downtown Neighborhoods Community Plan boundary. The percentage of community plan areas within the

proposed DNCP/FCSP boundary are: Central Area: 100.00%, Edison: 17.69%, Roosevelt: 14.88%, West Area: 7.37%.
Source: 2000 Census. The 2000 Census was used as the basis for the 2025 General Plan growth projections.

w

~

Derived by adding together the year 2000 population and the allowed 2025 General Plan population increase for each plan area within the FCSP and DNCP boundaries.
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the total expected 2035 population within the portion of each
community plan that overlapped the DNCP Plan area. As Table
1.3B shows, the anticipated year 2035 population within the por-
tions of the Edison, Roosevelt, and West Area community plans
that overlapped the DNCP is within the limits of the General
Plan. Note, however, that the CACP permitted only 12,845 addi-
tional residents, but the DNCP proposes to allow as many as
14,927 additional residents within the previous CACP area. This
increase is based upon the DNCP’s — and the accompanying
FCSP’s — goals of generating a vibrant, mixed-use Downtown by
introducing the maximum number of residents within the heart
of Downtown, i.e., within the FCSP Plan area. To achieve this
end, the DNCP applies the aggregate allowed residential popula-
tion increase for each portion of the Community Plan areas to
the entire combined DNCP boundary as shown in Table 1.3A
(Residential Population Potential).

5. Citywide Development Code. Adopted on December 3, 2015,
the Citywide Development Code contains standards and
requirements for development and land use activity within the
FCSP Plan Area, as well as the surrounding DNCP Plan Area.

It enables the variety of intended outcomes described in the
Project Vision, providing rules for development which ensure
that Fresno’s growth will take place in an attractive, orderly man-
ner. Setting forth clear, but fair, criteria for new development,
proposals that conform to the new vision will have a streamlined
approval process, which, in turn, will boost economic develop-
ment. To fully implement the visions and policies in this Plan,
an amendment to the Citywide Development Code (referred to
as the Downtown Development Code) has been prepared. When
adopted, it will seamlessly integrate into the Citywide Code to
ensure that new development contributes to the revitalization of
the Downtown Neighborhoods as put forth by this Plan.

6. Merger No. 1 Redevelopment Plans. The Merger No. 1 Project
consists of nine Redevelopment Project Areas. The FCSP bound-
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CHAPTER 1: INTRODUCTION

ary overlaps eight of the nine Redevelopment Project Areas
(Central Business District, Chinatown Expanded, Convention
Center, Fulton, Jefferson, Mariposa, South Van Ness, West
Fresno |, and West Fresno I1), as shown in Figure 1.3C. Each
project area has its own separate Redevelopment Plan, with
separate time and financial limits. The nine Project Areas are
linked financially as “merged” Project Areas where tax increment
funds generated in a particular Project Area can be spent in
other Project Areas. None of the nine constituent redevelop-
ment plans in the Merger No. 1 Project contain any land use,
zoning, property development, or circulation requirements or
regulations. Accordingly, land use and development standards
for all projects within the nine Redevelopment Project areas are
subject to this Fulton Corridor Specific Plan and the applicable
sections of the Citywide Development Code.

Bicycle, Pedestrian, and Trails Master Plan. The Bicycle,
Pedestrian, and Trails Master Plan (BMP) guides and influences
bikeway policies, programs, and development standards to make
bicycling in the City safer, comfortable, convenient, and enjoyable
for all bicyclists. The goals, policies and actions of the FCSP are
completely coordinated, aligned, and incorporated with those

of the BMP pursuant to City Council direction set forth in City
Council Resolution No. 2010-237. The BMP is currently being
updated and, moving forward, will be referred to as the Active
Transportation Plan (ATP).

High-Speed Rail Station Area Master Plan. The High-Speed Rail
Station Area Master Plan is an un-adopted internal policy docu-
ment which examines the area within a roughly 4 mile radius of
the station. It proposes a series of projects and improvements
which would maximize the beneficial impacts and reduce the
negative impacts of the station on Downtown. The proposals
include street improvements, open space, intermodal transporta-
tion facilities, infrastructure upgrades, and catalytic development
projects. Many of its recommendations have been incorporated
into this plan.

Key

- Central Business District Mariposa

Chinatown - West Fresno |

Convention Center West Fresno Il

Figure 1.3C Relationship of FCSP to Merger No. 1 Multi-Project Plan.

Jefferson

- South Van Ness Industrial

vmm 1 mm Specific Plan Area
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1.4 PLAN PREPARATION PROCESS

The FCSP is the result of an intense public process which involved resi-
dents, business owners, and property owners of the Fulton Corridor area
in a series of public meetings and a six-day, open, participatory Design
Workshop. The evolution of this plan was based on extensive commu-
nity input throughout all phases of planning, including: Initial Outreach
and Discovery, the Design Workshop, and Follow-up Outreach.

February - September 2010

Initial Outreach and Discovery. The Initial Outreach and Discovery
phase consisted of an extensive existing conditions analysis, interviews
with a broad range of interested stakeholders (municipal officials, devel-
opers, business owners, and community members), and input from the
public during three Fulton Corridor Specific Plan Community Advisory
Committee (Committee) meetings.

During the March 9, 2010 Committee meeting, the consultant team
outlined the upcoming process and described the place-based approach
to revitalization that drives this Plan, including the principles of a Form
Based Code. The Committee and public also shared their thoughts
regarding priorities, issues, and concerns for the Fulton Corridor
Specific Plan area.

During the April 20, 2010 Committee meeting, the consultant team
presented the findings of its analysis of the planning issues involved,
including the preliminary results of the site analysis, a summary of the
input received in the departmental and stakeholder interviews, and

a description of emerging development opportunities, constraints,

and design themes. In addition, various consultant team members
presented their initial findings on a variety of topics including the
Public Realm (streets and open spaces), Transportation, Historic
Resources, Infrastructure (water, sewer, storm drainage), and Economic
Development.

During the June 8, 2010 Committee meeting, the public and the consul-
tant team commented on the work that was produced at the Downtown
Neighborhoods Community Plan Design Workshop and provided
suggestions and recommendations for what policies and standards
they would like incorporated in the Draft Downtown Neighborhoods
Community Plan and the Draft Fulton Corridor Specific Plan.

During the September 14, 2010 Committee meeting, the Committee,
the City, and the project team began exploring alternative ways of revi-
talizing the Fulton Mall. The Initial Outreach and Discovery phase was
brought to a close during two Pre-Design Workshop presentations, one
each to the Planning Commission and City Council, in which the consul-
tant team presented its discovery findings.

September 25 - October 2, 2010

Design Workshop. Building upon the input and findings of the Initial
Outreach and Discovery phase, the Design Workshop brought the proj-
ect team to Fresno and allowed focused interaction with all interested
parties, including community groups and individual citizens, for seven
intensive days of urban policy generation and design. The Design
Workshop was interactive with recommendations on each of the design
components (Public Realm, Transportation, Infrastructure, Form-Based
Zoning Code) being developed simultaneously. Intended to maximize
public input, the Design Workshop began with a Visioning Workshop,
continued with evening and lunchtime presentations throughout the
week, and finished with a final review.

e Visioning Workshop (Day 1). On the morning of Saturday,
September 25, 2010 the City and project team kicked-off the Design
Workshop with a public meeting, facilitated by Travis Sheridan, in
which the community developed a transformative vision for the
future of Downtown: A vibrant destination at the core of Fresno
and the central San Joaquin Valley that is built on commerce and
culture, connects our community, is authentic to our past, and
provides opportunities for the future. Approximately 150 people
attended the meeting and agreed upon the vision for Downtown
which is summarized and expanded upon in Chapter 2 of this
Specific Plan.

« Evening Presentations (Days 2-5). On the evening of Monday,
September 27, 2010 (Day 2) the consultant team presented the
existing conditions of the Fulton Mall’'s (Mall) various elements
(landscape, paving, fountains, artwork), the history of the Mall,
the historic significance of the Mall, the economic conditions
needed for retail to prosper there, and alternative visions for its
future, ranging from doing nothing differently, to restoring the
Mall, to introducing a traditional street, to keeping some portions
pedestrian-only while allowing vehicular traffic on other portions.
Workshop participants, comprised of approximately 400 commu-
nity members, expressed their likes and dislikes about each option,
and provided more than 1,300 written comments on the merits of
the various Mall alternatives.

The remainder of the Design Workshop focused on Downtown and
its various subareas. On Days 3 and 5 (September 28 and 30), the
design team presented the development strategy for each of these
subareas: the Fulton District , the Mural District, the Civic Center,
South Stadium, Chinatown, Armenian Town/Convention Center,
and Divisadero Triangle. See Figure 3.2A on page 3:3. During

Mayor Swearengin kicks-off the Design workshop by summarizing the community’s
vision for Downtown. Credit: Ryan C. Jones.

Community members review and discuss the various Fulton Mall options during the
Fulton Corridor Design Workshop. Credit: Ryan C. Jones.




breakout sessions, community members discussed a variety of top-
ics, including what they believed should be points of initial public
and private investment and change, and what type of development
is appropriate in each subarea. On Day 4 (September 29), the
project team presented open space, landscape, and transportation
strategies for Downtown — including incorporating the proposed
High-Speed Rail station.

e Lunchtime Presentations (Days 2-6). During the noon lunchtime
hour, experts on the project team described the theory and prac-
tice of each of their disciplines and how it applies to Downtown
Fresno: On Day 2, Historic Resources Group provided a brief
history of Fresno, the City’s legislative framework for preserving
historical assets, and a summary of the team’s reconnaissance
findings. On Day 3, Strategic Economics discussed the economics
of jobs, housing, and business, presented the anticipated demand
for each over the next 25 years, and proposed steps for revital-
izing Downtown. On Day 4, Nelson\Nygaard and Fehr & Peers
presented transportation-related city-building strategies, including
creating a safe walking and biking environment, managing parking,
making the right transit investments at the right time, and planning
for the proposed High-Speed Rail service. On Day 5, Fong Hart
Schneider described how the elements of the Public Realm (Streets
and Open Spaces) can generate a more vital Downtown through
the introduction of street trees, street furniture, and activated open
spaces. On Day 6, Raimi + Associates described the basics of
Form Based Codes, comparing them to conventional zoning codes,
and describing the structure of a potential new development code
for the DNCP and FCSP Plan areas.

e Final Review (Day 7). On the last day of the Design Workshop
(October 2), the project team presented development strategies
and design interventions that had been identified, with commu-
nity input, over the course of the previous week. Specific topics
included economics, infrastructure, historic resources, transporta-
tion, landscaping and open space strategies, as well as the form of
buildings appropriate to each of Downtown’s subareas. The morn-
ing meeting concluded with a panel discussion led by City Manager
Mark Scott in which attendees posed questions to members of the
project team as well as to City staff.

October 2010 - April 2011

Follow-up Outreach. The Follow-up Outreach phase began with a
Community Advisory Committee meeting on October 19, 2010, in which
the City and project team presented the results of the Fulton Mall Design

During the Design Workshop, approximately 400 community members expressed
their likes and dislikes about each Fulton Mall option. Credit: Ryan C. Jones
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Workshop to the community. In addition, the City and project team
presented the various Fulton Mall alternatives — including two new ones
that were generated in response to comments that were presented at
the Design Workshop — as well as the advantages, disadvantages, and
probable construction and maintenance costs of each. City staff also
provided an overview of the Mall’s current physical conditions.

After substantial discourse and considerable input from the public,
the Community Advisory Committee selected from among the ten ini-
tial Fulton Mall alternatives, recommending three for further study in
the planning process. These alternatives, have been studied by the
Environmental Impact Report, and are described in Chapter 4 of this
Specific Plan.

On October 14, 2011, the City released the Public Draft of the Fulton
Corridor Specific Plan for a 30-day public comment period. During
this period, the City Manager initiated the Plan prior to the kick-off of
the Environmental Impact Report. In addition, during this period, the
Committee convened four public workshops in order to provide the
Committee and the public an opportunity to voice their opinion regard-
ing the nature and recommendations of the Plan. Additional opportu-
nities for public comment were provided during an October 19, 2011
Planning Commission Workshop and an October 20, 2011 City Council
Workshop.

Fall 2015 - Spring 2016

General Plan Outreach (2010 to 2014). The Fresno General Plan was
adopted following a process which lasted more than four years. The
creation of the Plan involved significant public outreach, including over
160 interviews with stakeholders, over 20 public workshops, over 100
presentations to community groups, and over 20 meetings of a Citizens
Advisory Committee. During this outreach process, policies and goals
affecting the entire city were discussed, including many of the concepts
in the FCSP.

Environmental Impact Report (EIR). This phase is devoted to the gen-
eration of the Environmental Impact Report (EIR) in order to address
the requirements of the California Environmental Quality Act (CEQA).
The EIR evaluates the potential environmental impacts of the FCSP, the
DNCP, and the applicable sections of the Citywide Development Code.
A Notice of Preparation (NOP) was initially issued in April 2012. After
the FCSP was put on hold in order for the General Plan Update to be
adopted, a second NOP was issued in September 2015, which was fol-
lowed by the release of the public draft EIR on July 27, 2016.

Summer 2016

Continued Ongoing Outreach. In advance of the release of the FCSP

to the public on July 27, City staff resumed public outreach on June 15,
2016 by providing a summary of the plan to the Board of the Downtown
Fresno Partnership and taking input from the board members. On June
30 and July 6 the plan was presented to Downtown property owners,
business owners, and developers. On July 13, the FCSP steering com-
mittee members participated in a community workshop, while on August
4 an open house on the plan was held during Art Hop, a monthly art
exhibition in Downtown that attracts visitors from across the city. At
the August Area Agency Executive luncheon the FCSP was presented

to the heads of public agencies in the region to bring them up to date
on what was being proposed and to provide input. Workshops were
also held at the August 25 City Council meeting and the September 21
Planning Commission meeting. Finally, on September 29, City staff held
a workshop for the Downtown Academy, a program run by the Fresno
Downtown Partnership to educate the public on how Downtown works
and how to participate in its revival.

Plan Adoption. This phase is devoted to navigating the final Specific
Plan and EIR through the public hearing and adoption process and
includes consideration by the Committee, the Airport Land Use
Commisison, the Planning Commission, the Historic Preservation
Commission, and the City Council.

FULTON CORRIDOR SPECIFIC PLAN, CITY OF FRESNO, CALIFORNIA | ADOPTED ON OCTOBER 20, 2016 1:11
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CHAPTER 2: A VISION FOR DOWNTOWN FRESNO IN 2035

CHAPTER 2: A VISION FOR DOWNTOWN FRESNO

2.1

INTRODUCTION

A great downtown is more than the sum of its parts. This Specific
Plan is written with the knowledge that if the City of Fresno, the
private sector, and our community get the basics right, something
phenomenal will happen: a great Downtown that makes everyone
proud and is an economic engine for the San Joaquin Valley.

Through an extensive public process that included a week-long
Design Workshop and numerous meetings with the Community
Advisory Committee, the Planning Commission, and the City
Council, a vision for the Fulton Corridor, and the values that should
shape its revitalization were established. These statements form the
basis for this document and the City of Fresno goals and policies it
contains.

The Community’s Vision

Fulton is the vibrant destination at the core of Fresno and the central
San Joaquin Valley. The vitality of Fulton is built on commerce and
culture; it connects our community; it is authentic to our past; and it
provides opportunities for the future.

The key to making Downtown great is attracting many people to it:
residents, workers, and visitors. This plan sets out to do just that by
adding approximately 6,300 residential units, which in turn raises the
Plan Area’s resident population from 3,877 people to approximately
13,500 people. In addition, the introduction of up to 3.9 million
square feet of office space, 1.5 million square feet of retail space, and
145,000 square feet of industrial space will bring in over 18,000 new
jobs to Downtown. This translates into approximately 34,000 new
non-visitor people in Downtown. The visitor population — restau-
rant and entertainment patrons, tourists on their way to Yosemite,
Sequoia, and Kings Canyon, Fresno Convention Center attendees,
proposed High-Speed Rail riders, to name a few — will raise the num-
ber of people in Downtown even more. More people translates into
vibrancy, vitality, and increased income for the City.

But new residents, workers, and visitors will not come to Downtown
unless it is an attractive, appealing, vibrant place with beautiful tree-
lined, multi-modal streets; inviting parks and plazas; and handsome
buildings — both old and new — that face and are entered from the
street and accommodate a variety of uses. This plan is a blueprint
for transforming Downtown into such a place.

2.2 COMMUNITY VALUES FOR REVITALIZATION

The community’s vision for revitalizing Downtown and transforming
it back into a truly great place is based upon ten fundamental values.
These values, generated by the community, are:

1. Getting the Basics Right

A great downtown is more than the sum of its parts. But to be great,
the basic parts must be in place. In many ways, our Downtown
missed being great for decades because our community was missing
the basics.

This Specific Plan, with the applicable sections of the Citywide
Development Code, brings Fresno back to the basics by introducing
a clear vision for revitalization, easy-to-understand rules for urban
development, a simplified permitting process, public improvements
aligned with private sector investments, and the infrastructure
needed for economic growth.

This Specific Plan provides important incentives for investors and
property owners to build new buildings, revitalize existing ones, start
new businesses, and relocate businesses to Downtown. It guides
the parts that make up the sum of what happens in our Downtown.
Put it all together, and you have a downtown where investors feel
confident about investing, where every taxpayer dollar produces the
maximum benefit toward revitalization, and where the urban core
becomes an asset rather than a drain on City finances.

2. A Regional Destination

Since its beginning, Downtown Fresno has served the entire central
San Joaquin Valley. In its heyday, Downtown was the center of
government, banking, commerce, and entertainment. Even today,
despite Fresno’s suburbanization, Downtown is still a place that
offers services and activities that cannot be found elsewhere in the
region.

The Fresno community envisions a Downtown whose relationship
with the Valley’s cities and towns runs two ways. In exchange for
the amenity Downtown provides, all the people of the Valley — not
just residents of Fresno — support Downtown with the dollars they
choose to spend. To rekindle and nurture this economic relation-
ship, Downtown must provide something of value to people
throughout the surrounding area. Residents of the metropolitan
area, nearby towns, and rural areas are all stakeholders in the revital-
ization effort.

The Downtown skyline with the Union Pacific right-of-way in the foreground. Chukchansi Park is to the right in the background.
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2.2 COMMUNITY VALUES FOR REVITALIZATION (continued)

The public and private sectors must both recognize that the market
for almost anything that happens in Downtown extends well beyond
Fresno. An event, concert, or other attraction on a weekend evening
can and should draw people from the surrounding region — in the
2010 Census, the Counties of Fresno, Madera, Tulare, and Kings, had
a combined population of almost 1.7 million people. This Specific
Plan provides a blueprint for creating a Downtown that attracts
people from this large area by being a unique place, a fun place, and
a place where many different kinds of experiences — business, dining,
entertainment — can all happen within a short walk in the same visit.

In addition, the presence of Downtown’s various government offices,
courts, and supporting businesses ensures that thousands of people
come to Downtown to work or to conduct government business.
This population is indispensable in transforming Downtown into an
active, vibrant, popular place. Though currently the majority of this
population leaves Downtown at the end of the work day, many are
potential residents and after-work and weekend restaurant and enter-
tainment patrons that, as Downtown transforms, will one day live,
work, shop, and play in Downtown.

Since the construction of the original Fresno County Courthouse
and the original City Hall, governmental offices have been vital to
the identity of Downtown Fresno. There is no other location in the
City of Fresno or the Central Valley that has the same concentration
of government offices. The central location and easy routes of travel
into Downtown Fresno continue to be important reasons for various
government entities to locate Downtown.

3. An International Destination

Each year, thousands of visitors from all over the world pass through
Fresno on their way to Yosemite, Sequoia, and Kings Canyon
National Parks. Though they stay overnight in Downtown hotels, the
primary reason they do so is that Fresno happens to be the closest
big city to these parks. Similarly, thousands of Californians and some
from farther afield attend various events and meetings at the Fresno
Convention Center. When these visitors venture out of their hotels at
night, the streets are virtually empty of people and cars and almost
every store and restaurant is closed.

The Fresno community envisions Downtown'’s transformation into
a vibrant, mixed-use place that offers unique restaurants and retail
opportunities during the day and the night, making Downtown

Fresno a destination that people want to visit on their way to these
parks or as a place where they want to hold or attend conventions.

4. Vibrancy and Vitality

The Fresno community envisions a Downtown full of life and energy.
The goal of revitalization is to turn the Fulton Corridor back into a
prosperous place where people live, work, shop, and have access

to a variety of entertainment options. As in other great cities, our
Downtown is a vibrant and exciting place, where even the ways to
relax are exhilarating.

Much of Downtown’s explosive energy comes from mixing extremes
together. Downtown is to be a home for lively artistic expression
—and a clean, orderly, well-maintained place where people feel
comfortable walking around. Downtown is to be a hotbed for small
local retail stores — as well as a place for big business that draws in
national brands. Downtown is to be a prosperous urban center and
a place where Valley residents of any means can enjoy the services
that it provides. Downtown is to be a place for every ethnic group,
income class, and age bracket to mix together.

Under this Specific Plan, no activity is isolated, and every investment
is turned into something larger than itself: a source of vitality for the
Fulton Corridor, helping to create a Downtown that functions in a
vibrant way.

5. Commerce

Business activity is integral to Downtown’s past as well as its future.
For many years Downtown was home to a wide variety of profes-
sional services, administrative offices of prominent banks, broad
retail opportunities from specialty shops to department stores, and
entertainment venues that included several elaborately crafted com-
mercial theaters.

The Fresno community envisions a Downtown that once again
attracts businesses new and old, large and small. Rather than rely-
ing on large “silver bullet” projects, the revitalization of Downtown
occurs on the scale of one business and one building at a time.

Through the applicable sections of the Citywide Development Code,
this Specific Plan makes it easier than ever before to understand the
rules for development in order to obtain an entitlement, rehabilitate
a historic structure, or build a new building. The Plan lifts the
burden of providing for parking for each business by allowing dif-
ferent buildings to share street parking and garage space. By mak-
ing it less expensive and easier to invest, this Specific Plan makes
Downtown an ideal place for entrepreneurship, while enabling the
construction of high quality buildings.

An event at the Fulton Mall brings vitality to Mariposa Plaza.

Outdoor dining and pedestrian activity on Kern Street.
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Downtown Fresno will never compete on cost alone, however. A
great downtown'’s biggest incentive for businesses and develop-

ers is the ability to make money there. Our community envisions
Downtown Fresno as such a place. By building a more vital
Downtown that attracts more people, this Specific Plan helps create
and sustain the regional demand for retail, housing, dining, enter-
tainment, and other commerce in the Fulton Corridor that will make
businesses there successful.

6. Community

The Fresno community envisions a Downtown that serves diverse
groups of people with distinct sets of interests. Residents will find
opportunities for high-quality housing, food, recreation, health care,
and worship. Business and property owners will find organizations
formed to support their investment. Artists will find ready outlets
for expression. Daytime visitors will find a convenient place to meet
many needs at once from businesses, government agencies, and
other offices. Evening visitors will find excitement in the form of

good food, drink, and entertainment. Those of limited means or spe-

cial needs will find alternatives to homelessness through the work
of effective social service agencies and the proactive management
of the urban area. People of different ages, ethnicities, religions,
talents, skill sets, incomes, and beliefs will find a place to mix and
learn from one another. In addition, various festivals and events,
ranging from weekly farmers’ markets to seasonal music festivals to
annual Chinese New Year’'s Day parades, will provide opportunities
for bringing all these Fresnans together.

Key to making Fresno a vibrant, attractive place is ensuring a sense
of safety at all hours of the day and night. Physical design plays

an important role in creating such an environment. Buildings are
designed to provide “eyes on the street” to watch over the sidewalk.
They face and are accessed from the street and provide transparent,
street-facing windows. Meanwhile in the public realm, pedestrian
and bicycle safety improves as vehicles are slowed down through the
introduction of bike lanes, on-street parking, pedestrian bulb-outs,
crosswalks, and other amenities.

7. Cultural Arts

The Fresno community envisions a Downtown where the arts are on
full display.

Downtown already is home to a rich array of cultural assets, includ-
ing a remarkable collection of older buildings (including many
listed on the Historic Registers), museums, world-class sculptures
throughout, and numerous entertainment venues that host a wide
variety of genres such as classical, ballet, opera, rock, Mexican
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banda, and hip-hop. The Valley’s rich cultural traditions form

the basis for festivals and events such as Cinco de Mayo and the
Chinese New Year Parade. But in Downtown Fresno, the arts are
not just for special occasions. The Mural District is home to a lively
community of local artists, with buildings where artists can live,
work, and show. Buildings throughout the area are painted with
large murals.

The arts cannot function or exist in a vacuum. Indeed, arts and cul-
ture depend heavily on the prosperity of Downtown and our region.
As in other sectors, artists have a bottom line: paintings to sell and
theater seats to fill. Cultural festivals must be able to attract attend-
ees. It takes money to maintain the public arts that the community
treasures, and to invest in good design for the public realm. This
Specific Plan helps make all of these things happen by revitalizing
the economy of Downtown. In addition, a vibrant, economically
successful Downtown helps make Fresno a place that retains and
attracts young people who support and engage in the arts over time.

Accordingly, Downtown’s economic revitalization is leveraged on its
cultural assets. To build vitality, people coming from far away for
cultural offerings must find other reasons to stay in Downtown: for
a meal, to have a glass of wine, to shop, maybe even to live. This
Specific Plan enhances this connection by ensuring that a broad
variety of buildings and activities — cultural, economic, residential,
hospitality, governmental, financial — take place in proximity to each
other and are designed to support each other.

8. Connectedness

The Fresno community envisions a Downtown where people and
places are strengthened by their connections to one another.

Connectedness does not happen by accident. While the variety of
Downtown’s stores, restaurants, residences, and offices is always
changing, the underlying street and block structure and the trans-
portation network that uses it is much more constant. This Specific
Plan, with the applicable sections of the Citywide Development Code,
also regulates and coordinates this street, block, and transportation
network.

By improving Downtown, this Plan helps to expand access and make
Downtown more inviting and attractive to everyone. Over time,
Downtown’s wide streets are put to better use, creating space for
public transit, bicycles, and pedestrians, and connecting and creating
synergy with adjacent neighborhoods and institutions that are within
walking and biking distance of Downtown: Lowell, Jefferson, Edison,
Jane Addams, and Southeast Neighborhoods, the Tower District,

and the Community Regional Medical Center. Street trees make the

Historic resources, such as the San Joaquin Light and Power Company Building (1923) This historic photo of Broadway Street in 1925 shows buildings with ground floor
and Warnors Theater (1929) have been renovated. awnings that shade storefront windows and passing pedestrians during hot summers.
Upper floor awnings shade upper floor rooms.
Credit: San Joaquin Valley Library System
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2.2 COMMUNITY VALUES FOR REVITALIZATION (Continued)

pedestrian experience pleasant by providing shade as well as gener-
ating a sense of place. As vacant lots are developed, they turn from
forbidding pedestrian barriers into buildings that add a sense of
safety, more light, and more eyes onto the sidewalk. The experience
of walking, biking, and driving through Downtown becomes memo-
rable and enjoyable in itself.

Downtown Fresno also connects our Valley’s people to one another.
Bringing restaurants, performance spaces, and businesses from
many cultures together in proximity gives more visitors the oppor-
tunity to explore something new. Providing a well-designed place
for festivals and public gatherings ensures that more cultures find
Downtown an ideal place to celebrate and invite others to join in.
Better accessibility on foot and by public transit attracts a mix of
those who can and cannot drive, as well as those who choose not to
drive. Finally, making Downtown an easy, predictable, inexpensive
place to start a business or develop a building helps make it possible
for people from different national origins and backgrounds to par-
ticipate in the vitality of the urban core. Thus, at every step, making
connections within our diverse community is embraced as both a
deeply held value and an asset for revitalization.

9. Authenticity and Our Past

The unique heritage of Fresno and our Valley is wrapped up in
Downtown. The Fresno community envisions a Downtown that
embraces this heritage and shares it proudly with the wider world.

Downtown is the oldest part of Fresno and contains some of the
area’s richest history. What is now the Mural District was once
home to some of Fresno’s wealthiest citizens. Downtown was also
home to various ethnic enclaves, including Armenian Town (in
what is now South Stadium), Chinatown, and German Town. The
great collection of notable, older buildings in the heart of the Fulton
Corridor represents a golden age in Fresno’s development.

All aspects of Downtown — from its overall size, to the size of its
blocks, to the design of its sidewalks, to the scale of its buildings

— were designed with the pedestrian in mind. The public realm of
beautiful streets and spacious public parks was just as important

as the buildings which defined the public realm’s edges. The block
pattern and size was walkable, which not only promoted easy naviga-
tion, but also provided multiple ways of getting from place to place.

Street-facing building facades were constructed of high-quality and
durable materials and expressed the particular uses of the build-
ing. Ground floors, generally retail in use, had easily identifiable
entrances and large storefront windows to show off their goods.
Upper floor windows, smaller in size and usually vertical in orienta-

tion, conveyed the residential or office uses that went on inside.
Many of the buildings had canopies or galleries which protruded
over the sidewalk, providing shade on hot summer days and cover
on rainy winter days. Storage and garbage facilities were found at
the backs of buildings.

Downtown’s history has not been static. Much has changed over
the past 125 years. Stately residences in the Mural District were
replaced with commercial and industrial buildings. Residents of
Armenian Town and German Town were displaced to make way for
industry and freeways. Fulton Street, the Valley’s main street, was
transformed into the Fulton Mall in an effort to compete with subur-
ban shopping centers.

This Specific Plan recognizes that change will always occur — but also
that it must occur in a manner that respects the past and serves the

City for the long term, not the short term. Downtown'’s future should
build on the best of our past.

For instance, our agricultural prowess — in the past, present, and
future — provides the impetus for once again making Downtown the
hub for the Valley’s agriculture business. It presents opportunities to
create festivals that celebrate the Valley's crops, to host world-class
farmers’ markets, and to introduce a public market, urban gardens,
and urban agriculture.

We can also celebrate our climate in ways that Fresnans did a hun-
dred years ago by making our parks and plazas inviting and usable
and using passive techniques for shading and cooling buildings. As
seen in historic photographs, ground-floor canopies extended over
sidewalks to shade passing pedestrians, reduce window glare, and
keep interiors cool. This Specific Plan and the Development Code,
encourage buildings to be designed to shade ground floor windows
with awnings, canopies, arcades, and porches, and to protect upper
floor windows with awnings.

Without its past, without the authentic character of our region,
Downtown Fresno would be just another urban place in another
American city. It is our history that makes Downtown Fresno our
own.

The County Courthouse is one of the most recognizable Mid-Century Modern build-
ings in Downtown.

Downtown is the oldest part of Fresno and contains a great collection of notable,
older buildings.
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10. Opportunities for the Future

The Fresno community envisions a Downtown that looks forward
and welcomes progress toward the future. As Downtown welcomes
entrepreneurship and the business owners and investors of the
future, Downtown must also be a place for innovation by the public
sector and our community.

Innovation in Downtown can and will take many forms. New tech-
nology promises continually improving systems for parking manage-
ment, lighting, signage, and much more.

Innovation can also involve reintroducing the wisdom of the past.
As an alternative to outward suburban growth, which consumes tax-
payer resources, plows under our agricultural economy, and under-
mines property values in the central city, this Specific Plan welcomes
a “new” approach to planning that builds upon the urban character
of our Downtown, encourages foot traffic on the sidewalk, and finds
ways to bring Downtown’s water use into balance with its water sup-
ply. This includes employing building and site design strategies to
reduce natural resource consumption, decreasing energy and water
use, reducing the money spent on public services infrastructure, and
enhancing indoor environmental quality for building occupants.

The result is a lasting city center — innovative in our day, but noth-
ing new. As Downtown Fresno fulfills our community’s vision, it
becomes more like the great cities people have been building for
generations.

Fourth of July fireworks at Chukchansi Park. Credit: Don Davis
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2.3 DESIGN PRINCIPLES

Based on the community’s vision for the Fulton Corridor, this Specific
Plan and the accompanying Downtown Districts sections of the Citywide
Development Code apply the following ten principles to the design of the
Plan Area’s buildings, public spaces, landscape, and infrastructure: infill
development, mix of land uses, distinct character, quality of the public
realm, interconnected street system, walkability and bikability, housing
variety, effective transportation and parking, efficient building and site
design, and urban agriculture.

These principles mark a return to the kind of place-making design that
has shaped Downtown Fresno for most of its history. The Plan empha-
sizes designing dwellings, shops, offices, entertainment venues, schools,
parks, and civic facilities that are not only within close proximity, but
that also relate to one another. Buildings are not isolated objects. They
are neighbors that form the public realm, provide “eyes on the street,”
shape the skyline, create shade, and generate foot, vehicular, and transit
traffic. In addition, when development projects are related to their sur-
roundings, each new project builds value for surrounding land and build-
ings, encouraging spin-off development and hastening the build-out of
complete, revitalized areas.

These principles form the basis for the Downtown Districts sections
of the Citywide Development Code as well as the goals, policies, and
actions that are described in this Plan.

1. Infill Development. Effective use of existing private and public land
and infrastructure investments.

Development fills in available urban sites to create a more vibrant
public realm. More people within walking distance of multiple uses
support a more efficient utilization of services and resources, and
create more opportunities for entrepreneurship and for shopping,
working, and entertainment close to home.

In addition, infill development takes advantage of existing infrastruc-
ture, including streets, parks, and water, sewer, and storm drain

pipes.

2. Mix of Land Uses. Synergistic relationships between a variety of
destinations and activities.

Downtowns and neighborhood centers that accommodate a variety
of uses in close proximity to one another utilize land efficiently,
provide neighborhood convenience, create a uniquely urban experi-
ence, and encourage people to come and go throughout the entire
day. The accompanying Downtown Districts section of the Citywide
Development Code remove current restrictions and allow and
encourage a compatible mix of uses at the neighborhood, district, or
corridor scale, and promote shared parking. This yields a rich mix of
building types and uses that are accessible in the same visit through
many transportation modes. Key to creating this environment is
focusing investment and concentrating businesses, offices, visitors,
residents — i.e., people — in one area. As the initial area becomes
vibrant, activity will expand to the rest of Downtown.

The Iron Bird Lofts District introduces higher density housing in the Mural District.

A diverse mix of land uses within close proximity utilizes land efficiently, provides
neighborhood convenience, and creates a unique urban experience.
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6.

Distinct Character. Places with their own distinct identity.

Preservation and renewal of Downtown’s unique buildings, districts,
and landscapes affirm the continuity and evolution of urban society.
New development enriches the quality of existing urban places. New
design is a complement to such settings, creating a unique sense of
place that reflects history, as well as changing market trends.

Quality of the Public Realm. Appealing and heavily used outdoor
public spaces between buildings.

A primary task of all urban architecture and landscape design is the
physical definition of streets, squares and parks that serve as places
of movement, gathering, and celebration for people. Public open
space is designed as a series of outdoor rooms and a landscape that
enables public interaction, provides a place to enjoy fresh air and
exercise, and improves the physical and aesthetic quality of urban
neighborhoods.

Surrounding buildings naturally keep parks safe by providing eyes on
what is happening. In return, parks boost the values of surrounding
properties.

Interconnected Street System. Access to daily destinations that are
reached by multiple routes.

Interconnected streets reduce congestion by dispersing vehicular
traffic rather than concentrating it only on major arteries. They
encourage pedestrian activity, provide multiple routes for getting
places, and increase the routes emergency personnel can use to
reach distressed locations. When open to all — pedestrians, cyclists,
and automobiles — they are more active, safer, and better for busi-
nesses that line them.

Alleys provide access to parking and services at the back of build-
ing lots, reducing the number of conflicts between pedestrians and
vehicles along sidewalks.

Walkability and Bikability. Compact urban form, environments
designed primarily for people, and multiple pedestrian and bicycle
destinations within close proximity.

In urban areas, most daily uses are within a 5 minute walk from
home or work. The Downtown Districts sections of the Citywide
Development Code direct new building designs to define street
edges and corners, enliven street frontages to enhance the pedes-
trian experience, and create memorable urban places where people
enjoy being. Pedestrian-scaled street lighting, street trees, and street
furniture further enhance the pedestrian experience.

An extensive network of bike lanes and trails and their associated
amenities, such as bike racks and lockers, extend the reach of daily
uses.
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Preservation of Downtown’s unique buildings affirms the continuity and evolution of

Fresno’s urban and cultural traditions.

Buildings at Civic Center Square face an urban green that provides a place for office

workers and convention visitors to gather.

Interconnected streets reduce congestion by dispersing vehicular traffic.

Buildings define and enliven the street and sidewalk edge, enhance the pedestrian
experience, and create memorable urban places.

FULTON CORRIDOR SPECIFIC PLAN, CITY OF FRESNO, CALIFORNIA | ADOPTED ON OCTOBER 20, 2016

2:7



CHAPTER 2: A VISION FOR DOWNTOWN FRESNO IN 2035

2.3 DESIGN PRINCIPLES (Continued)

7. Housing Variety. Housing that appeals to a wide demographic across
a broad income spectrum within the market.

A variety of dwelling types — houses, bungalow courts, row houses,
live/work units, lofts and apartments — ensure that younger and
older people, singles, families, those of limited income and the
wealthy may all find places to live.

Downtown Fresno is providing an ever-greater variety of housing choices, ranging
from houses to bungalow courts, to lofts in an historic office building, to flats in a
mixed-use building.

8. Effective Transportation and Parking. Multi-modal streets, built for
cars, buses, bicycles, and people, and a variety of parking options
that help generate an economically viable, mixed-use Downtown.

Rights-of-way are more than simply utilitarian channels for the move-
ment of vehicles. They are also places for pedestrians and cyclists.
With the goal of generating vibrant, people-filled places, streets
accommodate public transit and are designed with narrow widths to
promote economic activity, encourage slow vehicular speeds, provide
attractive streetscapes, and curb-side public parking.

Parking is limited by the intensity of development it serves. Parking
in intense areas such as the Fulton District — where people can park
once and partake in multiple activities, or arrive by bike, foot, or bus
— is shared rather than being exclusive to each use or activity.

Multi-modal streets help generate a vibrant, diverse, mixed-use Downtown.

9. Efficient Building and Site Design. Smart building and site design
strategies, construction techniques, and building operation practices
that significantly reduce the money spent on utility bills, improve
local air quality, and reduce resource consumption.

Fresno’s older buildings are adaptively reused. New and renovated
buildings incorporate passive solar strategies that respond to
Fresno’s climate; use alternative energy sources, are constructed of
permanent building materials; employ low-water use fixtures and
appliances; and utilize efficient heating and cooling systems and
building envelopes. Efficient stormwater strategies cleanse run-off,
recharge the aquifer, and reduce the size of or eliminate the need
for storm water pipes, thereby lowering the cost of construction.
Drought-tolerant plants and efficient irrigation systems reduce water
and pesticide use and reduce utility bills for property owners.

An office building utilizes rooftop solar panels and natural light and ventilation from
rooftop light monitors.

10. Urban Agriculture. Local agriculture, including within private
gardens, community gardens, farmers’ markets, market halls, and
specialty food stores, that expose and celebrate Fresno’s agricultural
past and present, provide residents with access to affordable healthy
food, promote positive social interaction, create local economic
activity, and engender increased physical activity.

Local agricultural production is introduced within all building types
and densities. For more dense types it is incorporated on rooftops,
on balconies, and within window boxes. For less dense building
types it is introduced in front and back yards and within common
yards. Urban gardens and orchards are introduced on vacant par-
cels, subject to the proper ordinances and procedures.

A rooftop accommodates a colorful flower garden.
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CHAPTER 3: PLAN FRAMEWORK AND GOALS

3.1 INTRODUCTION

Over the past 30 years, many California cities have had great success
revitalizing their downtowns. The most recent and effective revitaliza-
tion plans have been those that boldly reposition downtowns within
their metropolitan regions and recognize that there is no such thing as
a “one-size-fits-all” prescription for revitalizing all parts of a downtown
at the same time. The Fulton Corridor Specific Plan builds upon this
tried and true pattern of revitalization.

The Fulton Corridor Specific Plan recognizes that a downtown as large
as Fresno’s is not one homogeneous place, but is comprised of vari-
ous subareas, each with its own particular architectural and functional
character and potential.

Development opportunities vary from subarea to subarea. Some
subareas are more centrally located, others are more functionally and
physically intact. Some are more critical to the future economy of
Downtown than others.

This project framework is based on the potential of each subarea to
subarea the greatest revitalization boost to Downtown as a whole.

CHAPTER 3: PLAN FRAMEWORK AND GOALS

The Fulton District. The Mural District.

Chinatown. South Stadium.
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CHAPTER 3: PLAN FRAMEWORK AND GOALS

3.2 DOWNTOWN SUBAREAS

There are seven distinct subareas within the FCSP boundaries. These
are among the oldest, most diverse, and most densely developed areas
in the City of Fresno. The boundaries of the subareas, as shown in
Figure 3.2A, were determined primarily by the unique character of each
subarea, which in turn was based largely upon their physical form, when
they were built, and the role each played in the context of the city. The
seven subareas and their distinguishing characteristics are described in
Table 3.2A.

Development within the Fulton District over the past century has created a diverse range of architecture and urbanism. The Mariposa Plaza clock tower can be seen in the
distance.
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Figure 3.2A - Downtown Subareas

Echo Avenue
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CHAPTER 3: PLAN FRAMEWORK AND GOALS

3.2 DOWNTOWN SUBAREAS (Continued)

Table 3.2A - Downtown Subareas

Sub-Area

Range of Intended
Physical Character

Location and Boundaries

Vision and Plan

Reference for Area’s Information

o Fulton District

The Fulton District is bounded
by Tuolumne Street to the north,
the alley between Van Ness
Avenue and L Street to the east,
Inyo Street to the south, and the
Union Pacific railroad tracks to the
west. This is Fresno’s traditional
business and commercial center.
It includes the reopened Fulton
Street and its physical configura-
tion is unmistakably that of a
metropolitan urban center.

a. Transform the Fulton District
into a vibrant district by intro-
ducing and mixing high-density
housing, office, retail, restau-
rants, and entertainment uses.

b. Revitalize the reopened Fulton
Street and promote it as a key
asset and urban place.

c. Prioritize adaptive reuse of
Fresno’s unique, older build-
ings, including those listed on
the Local, State, and National
historic registers.

d. Infill vacant land rather than
tearing down distinctive, older
buildings or relocating busi-
nesses to the suburbs.

e. Capitalize on Downtown’s
adjacency to the proposed
High-Speed Rail (HSR) station,
as well as its proximity to the
freeway system.

f.  Encourage the development of
a dense combination of hotel,
office, residential, and retail
uses near the proposed HSR
station.

See Section 3.2.1

a Mural District

The Mural District is bounded by
Tuolumne Street to the south, the
Union Pacific railroad tracks to
the west, Divisadero Street to the
north, and the alley between M
and N Streets on the east.

a. Continue the transformation
of the Mural District through
the introduction of mixed-use
development.

b. Establish the District as
Fresno’s center for art and cul-
ture by encouraging the intro-
duction of new galleries, muse-
ums, murals, and performing
arts venues.

c. Adaptively reuse buildings
along Van Ness Avenue and
Fulton Street.

d. Asthe District continues to
grow, accommodate and man-
age parking through shared
facilities.

e. Introduce new streetscapes
within the District.

See Section 3.2.2

e Civic Center

The Civic Center is bounded by
Merced Street to the north, the
BNSF railroad tracks to the east,
Inyo Street to the south, and the
alley between Van Ness Avenue
and L Street to the west. It is
situated adjacent to the Fulton
District and within easy walking
distance of Fulton Street. Located
within its boundaries are many
Municipal, County, State, and
Federal government buildings,
including City Hall, the Fresno
Police Headquarters, the Fresno
County Free Library, and the
County Courthouse.

a. Establish a stronger axial con-
nection between the County
Courthouse and the proposed
High-Speed Rail station.

b. Landscape Merced Street,
Fresno Street, Tulare Street,
and Kern Street in a prominent
and formal pattern that directs
pedestrian activity towards
Fulton Street.

c. Design the Civic Center
District’s streets to maximize
pedestrian and bicycle comfort,
while facilitating wayfinding for
motorists and enabling eco-
nomic development by opening
up closed streets and convert-
ing one-way streets to two way.

d. Reinforce the concentra-
tion of government offices
— Municipal, State, Federal, for-
eign —in this district.

See Section 3.2.3
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° South Stadium

South Stadium is bounded by SR
41 to the south, the Union Pacific
railroad to the west, Inyo Street to
the north, and the alley between
Van Ness Avenue and L Street to
the east.

a. Transform South Stadium into
a mixed-use district that intro-
duces a diversity of new uses,
including housing, creative
businesses, and specialty retail
businesses, while embracing its
raw, industrial charm.

b. Permit South Stadium busi-
nesses to advertise their pres-
ence by way of architectural
design and signage that recalls
the older automotive-related
signs of Fresno’s early motoring
era.

c. Improve the image of gateway
streets such as Ventura Avenue
and Van Ness Avenue.

d. Revitalize and reuse the existing
older buildings that currently
line Fulton Street. Introduce
commercial and retail on
grounds floors, and residential,
office, and hospitality uses on
upper floors.

See Section 3.2.4

e Chinatown

Chinatown, established in 1872,
originally comprised the area
bounded by what is now State
Route 99 to the west, Ventura
Avenue to the south, H Street

to the east, and Fresno Street

to the north. This Plan modi-
fies the boundaries by extending
the boundaries northward to
include the properties just north
of Stanislaus Street, southward

to where Golden State Boulevard
intersects State Route 41, and
establishing the eastern boundary
at the Union Pacific railroad tracks.

a. Revitalize Chinatown in con-
junction with the proposed
High-Speed Rail station.

b. Infill Chinatown’s many vacant
lots with sensitively scaled,
mixed-use, pedestrian-friendly
buildings that accommodate a
variety of uses.

c. Establish F Street as
Chinatown’s “Main Street,” a
street that accommodates local-
serving shops and restaurants
and provides a safe and pleas-
ant environment for shoppers.

d. Continue to capitalize on
Chinatown’s unique historic
assets, including the former
Fresno Buddhist Temple, the
Bow On Tong Association
Building, and its extensive
underground basement net-
work.

e. Createanew park along
Mariposa Street near the pro-
posed HSR station.

F. Create an intermodal transit
center along G Street near the
proposed HSR station.

See Section 3.2.5

Armenian Town /
Convention Center

Armenian Town/Convention
Center is roughly bounded by Inyo
Street to the north, O Street to
the east, SR 41 to the south, and
the alley between L Street and

Van Ness Avenue to the west. As
its name suggests, it comprises
the remaining half of what was
Armenian Town and contains the
Fresno Convention Center.

a. Transform this area into a walk-
able and bikable mixed-use
place by infilling vacant parcels
with pedestrian-friendly, mixed-
use buildings.

b. Introduce larger office buildings
with local serving retail concen-
trated along Ventura Avenue.

c. Connectthe Fresno
Convention Center and
DoubleTree Hotel to the
Fulton Corridor with clear
pedestrian linkages and way-
finding signage.

See Section 3.2.6

CHAPTER 3: PLAN FRAMEWORK AND GOALS

The Divisadero Triangle is roughly
bounded by Merced Street to the
south, the BNSF railroad tracks

to the east, Divisadero Street to
the north, and the alley between L
Street and Van Ness Avenue to the
west.

a. Transform this area into a walk-
able mixed-use place by infilling
vacant parcels with shopper-
friendly buildings.

b. Introduce office and local-
serving retail uses along M,
Divisadero, Tuolumne, and
Stanislaus Streets.

c. Consolidate and relocate iso-
lated older buildings from
throughout Downtown within
the Divisadero Triangle.

FULTON CORRIDOR SPECIFIC PLAN, CITY OF FRESNO, CALIFORNIA | ADOPTED ON OCTOBER 20, 2016
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CHAPTER 3: PLAN FRAMEWORK AND GOALS

3.2 DOWNTOWN SUBAREAS (Continued)

FULTON DISTRICT

The Fulton District is comprised of rectangular blocks oriented
parallel to the Union Pacific Railroad tracks. The historic
interconnected street network is disrupted by the railroad tracks,
and has been closed down to traffic at several locations, most
notably Mariposa Street east of the County Courthouse. All of the
streets within the Fulton District are two-way, with the exception of
Tuolumne Street, which is one-way. This street and block pattern,
coupled with inadequate way-finding signage, confuses many
Downtown drivers, especially those not familiar with the Fulton
District.

A considerable amount of the Fulton District’s building fabric has
been demolished and replaced by either vacant land or parking
lots. An important exception to this is Fulton Street, where, with
the exception of its northern end, the adjacent building fabric is
well intact. Vacancies and blighted conditions persist throughout
Downtown, and many of the area’s largest buildings remain
shuttered and in disrepair.

View of the former Fulton Mall looking south towards Tulare Street.

View of a reopened Fulton Street looking south towards Tulare Street with a new mixed-use infill building with rooftop uses.
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Historic Buildings
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Model view of the Fulton District showing the general massing and development
intensity anticipated by the Plan at full implementation. The general massing and

development illustrates one possibility of how the area could develop.

Tuolumne Street

Merced Street

This illustrative site plan shows one
of many ways the Fulton District
could develop over time, based on
the provisions of the Development
Code. Opportunity sites are shown

to infill in the general locations
where development is likely to 0
oceur.

Fresno Street
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llustrative Plan of the Fulton District.
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CHAPTER 3: PLAN FRAMEWORK AND GOALS

3.2

DOWNTOWN SUBAREAS (Continued)

Vision. The Fulton District is transformed into a walkable,
mixed-use, district that is the center of the San Joaquin Valley.

It becomes a place that attracts visitors from abroad as well as
local residents. It becomes a place where people stay after work,
where people visit at night, where people participate in multiple
activities (such as eating dinner and then watching a movie),
and where people can experience an urban lifestyle or live in an
urban setting.

The historic buildings that line Fulton Street are refurbished

and re-inhabited. Vacant parcels are infilled with pedestrian-
friendly buildings and the adaptive reuse of its historic buildings
is promoted, while their demolition is avoided. Buildings are
encouraged to employ architectural elements, such as awnings,
canopies, and arcades that are well-suited to Fresno’s hot
summers.

Housing that accommodates a variety of income levels
(market rate, affordable, and workforce housing) and in a
number of configurations (rowhouses, lofts, flats, apartments,
condominiums) is introduced as are new resident and tourist-
serving uses, including retail, restaurants, and supermarkets.
Existing entertainment venues are enhanced and new venues,
such as movie theaters and nightclubs, are introduced. Annual
events and festivals are accommodated, and new events are
introduced. On the business side, incentives are created to
attract private sector jobs to the Fulton District. Additional
cultural and educational institutions are introduced.

As the Fulton District begins to transform, more hotels,
including full-service hotels that have a spa and a gift shop, are
established in order to attract more people to Downtown, keep
them in Downtown, and enable institutions such as the Fresno
Convention Center to attract Iarger, more varied conventions.

View of a reopened Fulton Street looking north from Mariposa Street.

Downtown’s architectural and cultural heritage is promoted to
tourists and to movie studios who wish to film in Fresno. Its
historic buildings, venues such as Warnors Theater and the
Rainbow Ballroom, are promoted.

The Fulton District’s streets are made more walkable through
the introduction of shade-producing street trees, improved
pedestrian facilities, including benches, street lighting, curb
bulbouts, and improved cross walks.

Plan. In contrast to the strategy that has been so prevalent

in recent years of dispersing public investment in scattered
projects, this Plan requires that public resources and actions be
concentrated in a limited geography and in a small number of
Priority Projects of limited scope within Downtown. There are
four key Priority Projects, summarized below, that are provided
as part of a coordinated reinvestment and revitalization strategy.
They are defined primarily by the existing economic and physical
conditions of their particular sites, by the overall urban configu-
ration of Fulton District, and generally prioritize restoration and
adaptive reuse of associated historic buildings, while mixing in
new construction.

The first and most important such project is revitalization of
Fulton Street, including Mariposa Plaza. Until Fulton Street is
brought back to life on a 24-hour basis, Downtown will not fully
revitalize. This transformation includes redesigning the existing
space at the intersection of Fulton and Mariposa Streets as a
world class public space, and incentivizing the gathering of
prime restaurant and entertainment venues of the Fresno region
around it in order to create a center of vitality at all hours. See
Chapter 4 (The Fulton Mall) for a discussion of Fulton Street’s
revitalization.
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The next two projects reconnect Fulton Street to the Mural visit at night, where visitors participate in multiple activities
District to the north and South Stadium to the south. The pairs (such as eating dinner and then attending a show), and where
of blocks at either end of Fulton Street, as of 2016, are frayed, people can choose to live.

offering unusual opportunities for substantive redevelopment.
The north end is dominated by parking lots and several buildings
built over the last 30 - 40 years that are incompatible with the
urban character of the rest of Fulton Street. The south end offers
access to Chukchansi Park and contains a number of lots and
buildings ripe for reuse and preservation. The success of these
two projects provides very high levels of synergy and access

both north-south and east-west, reconnecting many partially
revitalized pockets in the vicinity of the Fulton District. See
Chapter 5 (Priority Development Projects) for more information.

In addition, in order to create a stronger connection between
Chukchansi Park and the Fulton Street, the primary entrance to
the stadium is moved from H Street to Kern Street and Home
Run Alley.

The last initiative is the proposed California High-Speed Rail
system. Upon its construction, Downtown Fresno would be
privileged by the location of a station within walking-distance

of its 100 percent commercial corner at the intersection of
Fulton and Mariposa Streets. Such a prospect would, in turn,
generate strong demand for office, hospitality, and some limited
residential uses, in the form of a mixed-use, Transit Oriented
Development. The entire western flank of the Fulton District, an
area left undeveloped since the 1960’s, would be regenerated.

All four Priority Projects are launched with the expectation of
spurring continuing redevelopment in their immediate vicinity.
They will incrementally transform the Fulton District into a
walkable, mixed-use place that attracts local residents as well as
visitors from afar, where people stay after work, where people

View of Fulton Street at Merced Street.

FULTON CORRIDOR SPECIFIC PLAN, CITY OF FRESNO, CALIFORNIA | ADOPTED ON OCTOBER 20, 2016 39



CHAPTER 3: PLAN FRAMEWORK AND GOALS

3.2 DOWNTOWN SUBAREAS (Continued)

MURAL DISTRICT

Located adjacent to the Union Pacific Railroad tracks, the Mural
District dates to the founding of Fresno in 1872. The area around
Van Ness Avenue and L Street originally was one of Fresno’s
wealthiest residential neighborhoods. After 1910 the area began to
change, as commercial buildings and warehouses were built along
Broadway and H Streets and automobile-related businesses and
boarding houses began to replace some of the residential buildings.
In addition, a number of entertainment venues were constructed,
including the Wilson Theater, the Warnor's Theater, and the Fresno
Natatorium, Fresno’s first indoor swimming pool (which in the
1940’s, became a dance hall, and is now the Rainbow Ballroom).

By 1950 only 24 single-family residences remained, while over 60
properties were occupied by auto-related uses and commercial build-
ings. Today, the Mural District, comprised primarily of smaller urban
buildings that house industrial and commercial businesses, is being
reclaimed with stylish new housing and mixed-use projects, major
cultural organizations, and artists’ studios.

The Mural District’s street grid is comprised of pedestrian-scaled
blocks oriented parallel to the Union Pacific Railroad tracks. Like the
majority of Downtown, the Mural District’s streets are wide, have too
many lanes, and can accordingly be easily transformed to accom-
modate bike lanes and on-street, angled parking. Stanislaus Street,
Tuolumne Street, and M Street are one-way streets. The District
also sits at the junction between the railroad street grid and the due
north/south and east/west grid, opening up many opportunities on
corner lots to introduce buildings and facades that mark entrances
into Downtown

The majority of the buildings within the Mural District are commer-
cial or industrial in character and are sited in a pedestrian-friendly
manner: built to the sidewalk with parking located at the side or at
the rear. As with the rest of Downtown, there are a significant num-
ber of vacant lots and parking lots that offer opportunities for infill
development.

Until construction began recently on the Mural District Park, there
was no public open space within the Mural District’s boundaries,
although Dickey Playground is within a 1/4 mile walk of properties
east of L Street. In addition, Arte Americas Cultural Center has a
plaza that provides open space during business hours to its visitors.

A. Vision. The transformation of the Mural District that has been
underway for over a decade is continued and accelerated. The
District’s presence as the center for art and culture in Fresno is
enhanced through the introduction of new galleries, museums,
and performing arts venues and through the continued accom-
modation of murals. Vacant parcels and parking lots are infilled
with pedestrian-friendly residential and office buildings up to five
stories in height. As with other parts of Downtown, the creation
of a sidewalk-centered mixed-use environment and diversifica-
tion of uses, including retail and restaurant businesses, attracts
more people to the District and to Downtown as a whole.

B. Plan. The Mural District’s location between Downtown and the
Tower District is strengthened with new mixed-use infill develop-
ment and adaptive reuse of buildings along Van Ness Avenue
and Fulton Street. Parking for additional uses is accommodated
with on-street, angled parking. As more development occurs
in the long term and demand for parking increases, park-once
lots and garages are introduced. Possible locations include the
parcels near the corner of Tuolumne and Broadway Streets and
between the Union Pacific tracks and H Street.

Open space is introduced in the form of a linear park on the land
between the Union Pacific Tracks and H Street. The park pro-
vides a number of open space uses, including tot lots, dog parks,
and playing fields, along with parking for the Mural District (see
Chapter 6 for more information).

View of Fulton Street looking north from San Joaquin Street. New multi-family and mixed-use buildings bring vitality to north Fulton Street.
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The Mural District is revitalized through infill of various sites, primarily along Van Ness Avenue. The Grand is seen at top right.

This illustrative site plan shows one
of many ways the Mural District
could develop over time, based on
the provisions of the Development
Code. Opportunity sites are
shown to infill in the general
locations where development is
likely to occur. A linear park that
accommodates a number of open
space uses is introduced adjacent
to the Union Pacific railroad
tracks (see Chapter 6 for more
information).
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3.2 DOWNTOWN SUBAREAS (Continued)

3.

CIVIC CENTER

The heart of the Civic Center is the portion of Mariposa Street that
connects the County Courthouse to City Hall along Mariposa Street.
The current design of Mariposa Street dates as far back as 1918,
when the French-trained architect and planner Charles Henry Cheney
proposed a master plan which envisioned the Civic Center as a uni-
fied series of buildings and landscapes that framed terminal vistas
of important civic buildings. Today, Mariposa Street is lined by an
assortment of municipal buildings, some with immense architectural
value, and others with minimal architectural character that have been
haphazardly placed without any architectural or landscape element
to unify them.

The Civic Center’s street grid consists of rectangular blocks oriented
parallel to the railroad tracks. Portions between M Street and N
Street and between O and P Street are pedestrian only, while the
portion between and N and O Street is open to vehicular traffic.
This hampers vehicular connectivity by forcing cars to drive a further
distance to go around each block. The lack of vehicular traffic also
reduces the real and perceived safety of pedestrians who walk along
the Mall, especially at night and on weekends.

Beyond Mariposa Street, the rest of the Civic Center is relatively well
built-out with the exception of several surface parking lots which
compromise the visual and pedestrian character of the area. Eaton
Plaza is an important public park located between the Memorial
Auditorium, Fresno Library, Federal Courthouse and Fresno Police
Station. It hosts a number of events and activities, including food
truck events and movie nights.

A. Vision. A stronger axial connection between City Hall and the
County Courthouse is created in order to highlight the many
mostly government-related landmarks that line both sides of
Mariposa Street as well as to improve vehicular and pedestrian
circulation, and perceived safety, between City Hall and the
County Courthouse, Fulton Street, and the proposed High-Speed
Rail station.

The various parking lots along Fresno Street and Tulare Street
are infilled with pedestrian-oriented buildings.

B. Plan. A wide median flanked by one-way traffic lanes (one in
each direction) is planted with trees that are arranged in a man-
ner that allows visibility of City Hall and the Courthouse from
both ends of Mariposa Street. Accordingly, slow vehicular traffic

is introduced along the entire length of Mariposa Street between
City Hall and Courthouse Park. The Mariposa axis is carried
through Courthouse Park, across Van Ness Avenue, at grade, to
Fulton Street, terminating at the proposed High-Speed Rail sta-
tion.

The various parking lots Mariposa Street are infilled with
pedestrian-oriented civic buildings, with their entrances fronting
Mariposa Street, and their parking located beneath or behind
them. Eaton Plaza is expanded to encompass the entire block
bounded by O Street, Mariposa Street, N Street, and Fulton
Street.

Existing older buildings on Van Ness Avenue are preserved and
revitalized with a rich mix of uses, commercial and retail on the
ground floor, residential and office on the upper floors. Empty

lots are infilled with buildings that have highly accessible com-

mercial ground floors.

The remaining thoroughfares of the Civic Center area, from
Merced Street to the north to Kern Street to the south are
streetscaped in a prominent and formal pattern, to match the
current landscape character of Kern Street. Their traffic and
parking lane configurations are designed to maximize pedes-
trian comfort. See Chapter 8: Public Realm and Chapter 9:
Transportation for more information.

Perspective view of the 1918 Cheney Plan for the Civic Center envisioning the Civic Center as a unified series of buildings and landscapes that framed terminal vistas of

important civic buildings.
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The Civic Center is revitalized through infill of various sites and appropriate massing and frontages that are important to the creation of a continuous Mariposa Street.

P Street
O Street
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This illustrative site plan shows N Street
one of many ways the Civic
Center could develop over
time, based on the provisions o °
of the Development Code.
Opportunity sites are shown to
infill in the general locations M Street
where development is likely to
occeur.
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Mariposa Street is opened between M Street and P Street and is transformed into a 3-block long boulevard with a wide median and
one-way streets with parking on either side.
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3.2 DOWNTOWN SUBAREAS (Continued)

4.

SOUTH STADIUM

South Stadium contains the western portion of Armenian Town,

an ethnic enclave that occupied the area between Kern Street, Los
Angeles Street, Broadway Street, and O Street. South Stadium pros-
pered culturally, socially, and economically between 1915 and 1939,
although between 1918 and 1920, many of the Armenian-occupied
residences were demolished and replaced with the commercial and
light industrial buildings that are present today. This area is largely
contained and isolated by the Union Pacific railroad tracks, State
Route 41, and historically, the Fulton Mall — resulting in a reduction
of its connectivity to the adjacent districts, although the reopening of
Fulton Street will improve connectivity.

Like the rest of Downtown, South Stadium’s street and block net-
work is oriented to the railroad tracks and consists for the most part
of rectangular, pedestrian-scaled blocks with alleys down their cen-
ters. Though well connected to the Fulton District, South Stadium
is isolated from Chinatown by the Union Pacific Railroad tracks and
from South Van Ness by Highway 41.

South Stadium is occupied mainly by one- and two-story build-

ings that house primarily industrial, warehousing, manufacturing,
auto repair, and sales uses. Over the years many buildings have
been demolished and replaced with parking lots and service yards.
Numerous buildings have historic associations with the automotive
industry, functioning over the years as auto repair or service garages,
manufacturers or distributors of automotive parts and supplies, or
automobile showrooms and dealerships. The South Stadium area is
also home to many social service organizations. There is currently
no public open space in the South Stadium subarea.

A. Vision. South Stadium is transformed into a mixed-use district
that promotes loft housing, creative offices, and specialty retail
and restaurants, while embracing its raw, industrial roots. It
capitalizes on its proximity to Chukchansi Park, Fulton Street,
and other Downtown locations, as well as its adjacency to SR 41.

B. Plan. Vacant parcels are infilled with new buildings, up to 6
stories in height, and located at or near the street with parking
in shared lots or on-site. Existing manufacturing, industrial,
and auto-related uses are allowed and encouraged to continue,
while additional retail and residential uses are introduced. South
Stadium businesses are permitted to advertise their presence by
way of architectural design and unique, creative signage, in order
to entice people driving by on local streets and along SR 41 to
patronize these businesses.

Street trees and angled parking are introduced, and the image of
gateway streets such as Ventura Avenue and Van Ness Avenue
are improved through the introduction of new sidewalks, new
street trees, new pedestrian-scaled street lights, and bike lanes in
some locations.

South Stadium’s automobile-related history is acknowledged and celebrated
through the expansion of an existing automobile dealership on the corner of Ventura
Avenue and L Street.

South Stadium is revitalized through the restoration and adaptive reuse of its industrial buildings. This building on the corner of Inyo Street and Fulton Street is transformed
with the addition of canopies and awnings.
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As shown in the massing model, South Stadium is revitalized through infill along Fulton Street and Van Ness Avenue.
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This illustrative site plan shows
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could develop over time, based on Mono Street
the provisions of the Development
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3.2 DOWNTOWN SUBAREAS (Continued)

CHINATOWN

Over the years Chinatown harbored many of Fresno’s cultural and
ethnic communities, including Japanese, Italian, German, Chinese,
African-American, Armenian, Basque, and Mexican immigrants.
Chinese immigrants, drawn to the area to work on the construction
of the Central Pacific railroad, made up one-third of Fresno’s earliest
population.

It accommodated all the needs of neighboring residents, including
a hospital, churches, schools, and more diverse retail. One of the
oldest areas of Fresno, Chinatown truly represents the great ethnic,
cultural and architectural diversity of Fresno. Although it is one

of the most historically significant areas of Fresno, Chinatown has
also experienced the greatest abandonment and dilapidation. Less
than 20 percent of Chinatown’s original buildings remain, many in
a very poor state of repair — although several are listed on the Local
Register of Historic Resources. In addition, it is isolated from the
Fulton District by the Union Pacific railroad tracks and from the
Edison Neighborhoods by State Route 99.

Chinatown is built upon a well-connected network of pedestrian-
scaled blocks with alleys servicing most blocks. However, due to
the freeway and railroad tracks, Chinatown is isolated from both
Downtown and Edison’s residential neighborhoods.

The original, historic portion of Chinatown between Fresno Street
and Ventura Avenue consists of a patchwork of vacant lots, parking
lots, and isolated buildings, although F Street, Chinatown’s main
street, is relatively intact, particularly between Tulare Street and Inyo
Street. From 1960 onwards, many of Chinatown’s older buildings
were demolished, although nine structures are now listed on the
Local Register of Historic Resources. In addition, many buildings
are in disrepair and the upper floors of many buildings have been
removed to conform to building safety requirements. Chinatown is
also home to a network of interconnected basements.

North of Fresno Street, Chinatown consists of relatively large-scale
commercial and industrial buildings surrounded by parking lots.
South of Ventura Avenue, it consists of a mix of single-family homes
and industrial buildings.

Chinatown does not have any public parks, although the abun-
dance of vacant land and parking lots provides good opportuni-
ties to be transformed into parks as the need arises. In recent
years, Chinatown has hosted a number of annual events, including
the Chinese New Year Parade and the Chinatown Music and Arts
Festival.

Recent revitalization efforts have resulted in improved street lighting,
new street banners, facade and street improvements, new landscap-
ing, and the preservation of several buildings.

View of the intersection of Mariposa Street and F Street in its present condition.

View of intersection of Mariposa Street and F Street. A park is proposed for Chinatown along Mariposa Street between E Street and G Street. Chinatown is revitalized
through adaptively reusing notable older buildings and introducing new ones on an infill pattern. The Basque Hotel is seen at right in the foreground.
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3.2 DOWNTOWN SUBAREAS (Continued)

5.

CHINATOWN (continued)

A. Vision. Chinatown is revitalized in conjunction with the pro-

posed High-Speed Rail station. It is transformed into a place
where people want to visit and stay. Chinatown’s recent revi-
talization efforts (new street lights, facade and street improve-
ments, etc.) are continued and building owners are incentivized
to maintain their properties, through facade improvement pro-
grams.

Chinatown’s existing events and festivals are fully accommo-
dated, new events are introduced, and old ones are revived.
Chinatown’s ethnic heritage is celebrated by way of the afore-
mentioned events and the establishment of businesses, such as
ethnic niche markets, that attract people from the entire region.

Plan. South of Fresno Street, vacant lots are developed with
mixed-use buildings that accommodate retail, service, office,
residential, and hotel uses. New buildings are up to 5-stories

in height. Development is incremental, one small project at

a time, with the initial focus of revitalization directed along F
Street, Chinatown’s “Main Street.” Chinatown’s older buildings
and resources, including its extensive underground basement
network, are revitalized and promoted state-wide; tours are regu-
larly organized, in conjunction with organizations such as the
Chinatown Revitalization, Inc.

Since Chinatown’s streets are laid out according to the railroad
grid, deciduous street trees are specified in order to take advan-
tage of the southern solar exposure during the winter months.
Tulare Street is emphasized as a gateway into Chinatown from
Downtown, particularly if the High-Speed Rail is built.

An urban park is introduced along the south side of Mariposa
Street between E and G Streets, in conjunction with the pro-
posed High-Speed Rail station. With the presence of the High-
Speed Rail station and the addition of a large resident and office
worker population, the need for open space will increase — and
the presence of this population in buildings, businesses, and
housing that face the park will ensure that the park is occupied,
used, and safe. A pedestrian connection to Downtown through
the proposed HSR station may generate the kind of access that
has eluded Chinatown since its inception.

North of Fresno Street the urban fabric of the district is frayed
and the few existing industrial buildings are large in scale. The
form of development anticipated here is of larger commercial/
office buildings that depend on their car orientation and highway
visibility for their market success.
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6. ARMENIAN TOWN/CONVENTION CENTER
DISTRICT

The Armenian Town/Convention Center’s street and block network is
oriented to the railroad tracks and consists for the most part of rect-
angular blocks, although the pedestrian-scale of its blocks has been
compromised by the creation of several megablocks. Mono Street
between L and P Streets and N Street between Capitol Street and
Ventura Street have been closed in order to accommodate the Fresno
Entertainment and Convention Center and the DoubleTree Hotel.

As a consequence of applying suburban zoning standards on tra-
ditional urban fabric, much of it has been developed with build-
ings located at the center of the block, surrounded by large surface
parking lots. In addition, several streets have been removed, creat-
ing megablocks that inhibit both vehicular and pedestrian access.
Meanwhile, the portion south of Ventura Avenue has been harmed
by the construction of State Route 41, which cuts through what was
once the heart of Armenian Town, and more recently by the delay of
the Old Armenian Town redevelopment project. Portions south of
Ventura Street consist primarily of 1- and 2-story commercial and
light industrial buildings. Portions north of Ventura Street are pri-
marily occupied by large-scale multi-story buildings that, together
with their parking, occupy the entire block.

CHAPTER 3: PLAN FRAMEWORK AND GOALS

A. Vision. The Armenian Town/Convention Center is transformed
into a walkable and bikable, mixed-use place by infilling vacant
parcels and parking lots with pedestrian-friendly buildings, intro-
ducing pedestrian and bicycle amenities, and adaptively reusing
older buildings throughout. It is infilled with larger scale build-
ings that house office, residential, and retail uses.

B. Plan. Armenian Town/Convention Center is infilled with
buildings that accommodate housing, office, and retail.
Buildings are built close to the sidewalk, are entered from the
sidewalk, and have street-facing windows. Its streets, particularly
Ventura Avenue, are improved through the introduction of new
sidewalks, new street trees, and new pedestrian-scaled street
lights. In addition, bike lanes are introduced along Inyo Street,
transforming it into a key east-west bicycle corridor.

FULTON MALL

This illustrative site plan shows one of
many ways Armenian Town/Convention
Center could develop over time, based
on the provisions of the Development @
Code. Opportunity sites are shown
to infill in the general locations
where development is likely to occur,
particularly along Van Ness Avenue.
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3.2 DOWNTOWN SUBAREAS (Continued)

7. DIVISADERO TRIANGLE

The area around Van Ness Avenue and L Street originally was one of
Fresno’s wealthiest residential neighborhoods. Several residences from
the neighborhood’s early years remain along L Street, including the
Helm Home; the Bean Home; the Kutner Home; and the Swift Home
(now Lisle Funeral Home). Many are on the local Historic Register. Like
much of the Plan Area, many of the older buildings within the Divisadero
Triangle have been demolished and replaced by parking or vacant lots.

A. Vision. The Divisadero Triangle is transformed into a walkable
and bikable, mixed-use place by infilling vacant parcels and park-
ing lots with pedestrian-friendly buildings, introducing pedes-
trian and bicycle amenities, adaptively reusing older buildings
throughout, and accommodating small-scale residential build-
ings that could provide much needed housing for employees and
visitors to Fresno Community Regional Medical Center.

B. Plan. The Divisadero Triangle accommodates housing in
significant numbers, in a number of configurations (lofts,
flats, apartments, condominiums), and for a variety of income
levels. Office and local-serving retail uses are introduced, on
M and Divisadero Streets, Tuolumne and Stanislaus Streets,
and particularly at their intersections. L Street and its unusual
number of marginally maintained pre-World War Il houses is

used as a heritage site for consolidating and relocating isolated View of M Street near Stanislaus Street.
older buildings from throughout Downtown.

Streets are improved through the introduction of new sidewalks,
street trees, and pedestrian-scaled street lights.

View of M Street near Stanislaus Street with a road die.

View of M Street near Stanislaus Street. The existing surface parking lot on the west side of the street is replaced with courtyard housing. Parking that is currently located in
the parking lot could be accommodated on-street, via a shared parking arrangement, or some other sort of arrangement.
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3.3 DEVELOPMENT CAPACITY

As part of the preparation of this Specific Plan, a series of market and
economic analyses were prepared to provide a solid foundation upon
which to build a development program and public investment strat-
egy for the FCSP Area. These included a regional demographic and
economic analysis; a market analysis for housing, office, and retail/
entertainment uses; case studies of retail /entertainment districts; and
a financial feasibility analysis. The principal findings of these work are

summarized below.

A.

REGIONAL ECONOMIC CONTEXT

Fresno County and the central San Joaquin Valley region — that is,
Fresno, Madera, Tulare, and Kings Counties — are growing econo-
mies. The region added approximately 120,000 jobs from 1990 to
2009, and Fresno County received approximately half of that job
growth.

The regional economy continues to shift from a resource-based to

a service-based economy. Much of the economic growth in Fresno
County has occurred in resident-serving sectors. In addition to
larger national and structural trends, these changes have been fueled
in large part by the region’s expanding population, the conversion of
agricultural land to housing development, and more efficient, less
labor-intensive farming techniques.

Downtown Fresno is the largest job center in the region, holding
over 30,000 jobs, or approximately 14 percent of the total jobs in the
Fresno/Clovis metropolitan area.

. HOUSING MARKET ANALYSIS

Most development in Fresno in recent decades has consisted of
detached single-family homes, predominantly in Fresno’s northern
areas. During the housing boom, the market’s delivery of higher
density units was limited to a small number of rental projects.

As the Market Analysis shows, there is market demand for approxi-
mately 4,000 to 7,000 units in the Specific Plan Area from 2016 to
2035, although this number could potentially increase if Downtown’s
revitalization is successful. This is equivalent to an average annual
absorption of 150 to 250 units.

Though there has been recent development of multi-family units
Downtown, nearly every residential project in Downtown has

received some form of subsidy from local government sources. The
bulk of recent development activity in the Plan Area has been con-
centrated in the Mural District.

The market for higher density buildings will take time. There are sig-
nificant financial feasibility challenges to building housing in the Plan
Area, due to the continued popularity and affordability of suburban
detached single-family housing compared to higher cost multi-family
units.

. OFFICE MARKET ANALYSIS

The Plan Area continues to be an attractive location for government
offices, legal firms, advertising agencies, other professional firms,
and medical offices. Downtown Fresno features a stable base of
employment due to its concentration of Municipal, State and Federal
government office buildings. However, the Plan Area must increas-
ingly compete with North Fresno and office parks for new office ten-
ants and development.

The Plan Area’s office market faces challenges including persistent
high vacancy rates in its older and historic structures, perceptions of
Downtown being unsafe, difficult access by car, a lack of amenities,
a location distant from residential areas, and a perceived lack of
parking. The vacancy rate for the designated historic office buildings
along Fulton Street is estimated at over 70 percent. The reuse of
these buildings is challenging due to limited auto access, the cost of
renovation, and lack of maintenance.

The Plan Area can potentially capture demand for between 2.5 mil-
lion and 3.9 million square feet of new office space between 2016
and 2035, net absorption of new and vacant spaces. The ability of
the Plan Area to be able to attract private development will depend
on a host of factors such as the availability of amenities to support
office workers, the successful rehabilitation and reuse of existing
vacant office buildings, and the improvement of circulation and
access throughout the Plan Area. With the reopening of Fulton
Street to vehicular traffic, some of the aforementioned barriers have
already started to be removed.

There is strong potential in attracting “creative” businesses. These
firms are often small and entrepreneurial, seek inexpensive space,
and prefer the kinds of unique or raw interiors that can be pro-
vided within rehabilitated older buildings. The success or Bitwise
Industries has shown that Downtown has tremendous potential to
develop a strong technology sector.

The proposed High-Speed Rail station will be a significant amenity for Downtown
Fresno and the greater region.

The historic Hotel Fresno currently sits across from a recently built office building
that is leased to the Federal government.
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D. REGIONAL RETAIL/ENTERTAINMENT USES

The Plan Area has the potential to become a regional retail and
entertainment destination. Given the addition of new housing and
office space in the Plan Area, as well as the considerable growth

in population projected in the greater 45-minute drive time market
area, there is an opportunity for the Plan Area to leverage its existing
assets to draw more retail and entertainment uses.

The Plan Area has the potential for the development of between 1.3
million and 1.6 million square feet of new retail and entertainment
space in the next 25 years. The types of supportable retail that will
help Downtown include food stores, eating and drinking places,
general merchandise, and other retail. Regional retail entertainment
development should be focused near existing anchors and attractors
such as Chukchansi Park, Club One Casino, the proposed HSR sta-
tion, the former Fulton Mall, and the Plan Area’s historic theaters.

While Downtown must compete with other town centers, such

as River Park, The Marketplace at El Paseo, Campus Pointe, and
Fancher Creek, it is replete with historic, entertainment, and urban
attributes that these other places do not have.

ROLE OF HIGH-SPEED RAIL ON DEVELOPMENT

The proposed HSR station offers an opportunity for higher-density,
pedestrian-oriented development projects to be focused in the Plan
Area. In addition to the train station, there have also been discus-
sions about locating a maintenance facility for the rail cars within
Fresno south of the Plan Area. The facility would create new jobs in
Fresno, and create some ripple effects to suppliers of materials in
the City and the central San Joaquin Valley region. The ability of the
Plan Area to capitalize on the economic activity will largely depend
on the proximity of the facility’s location to existing employment
nodes, and the economic benefits to suppliers of locating near the
facility.

. SUMMARY OF DEVELOPMENT PROGRAM

Table 3.3A summarizes the demand-based development program for
the Specific Plan Area based on the market analysis.

CHAPTER 3: PLAN FRAMEWORK AND GOALS

TABLE 3.3A - Market Demand in Specific Plan Area Through 2035’

Development Potential
Land Use .

Low High
New Housing Units (units) 4,060 6,960
New Housing Units (s.f.) 4.9 million 8.4 million
Office (gross s.f.) 2.5 million 3.9 million
Regional Retail and Entertainment (s.f) 1.3 million 1.6 million
Total Residential and Commercial (s.f.) 8.7 million |  13.9 million

! Strategic Economics, “Market Analysis Report: Fulton Corridor Specific Plan,”
April 25, 2011.

The documented presence of a market for new housing, office, and
retail and entertainment space is a point of departure for the revital-
ization of Downtown Fresno. The numbers suggest that Downtown
can grow substantially by taking advantage of its location, its urban
character, and its many commercial, civic, and institutional assets.

This projected demand for housing, office, and retail and enter-
tainment space exists despite the past state of disinvestment in
Downtown and the development community’s preference in past
years for suburban sites. However, to achieve the desired results as
quickly and efficiently as possible, the City must continue to focus
all possible investment towards Downtown and to be consistent in
implementing this Plan’s development strategy for many years.

Policies of the mid 20th century resulted in streetscapes that were lifeless, unfriendly This view looking south on Fulton Street towards the former Fulton Mall.

to pedestrians, and which discouraged commerce.
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3.4 DEVELOPMENT POTENTIAL

The development demand anticipated by the market and economic
analysis correlates closely to the development intensities (in essence,
the “supply”) allowed under this Specific Plan and the accompanying
Development Code.

To examine the level of development potential under this Plan, indi-
vidual underutilized parcels were identified within the Specific Plan
area. The parcels shown in Figure 3.4A consist of vacant lots, park-
ing lots, lots that contain underutilized non-historic buildings, and

buildings with parking lots in front of them.

A floor area ratio (FAR) range, derived from the FAR of the build-
ing types allowed within each parcel’s respective zone in the
Development Code, was then applied to each of the underutilized
parcels. The range of possible project types consisted of:

1. Low capacity: the FAR of the least dense building types allowed
within the zone.

2. Medium capacity: the FAR for the average of all the building
types allowed within the zone.

3. High capacity: the FAR for the most intense building types
allowed within the zone.

The existing building square footage currently present within these
parcels was subtracted from the proposed square footage. The total
net new square footage for each zone was then apportioned among
the uses projected within the Plan Area according to the market
demand development potential (see Table 3.3A). The low, medium,
and high development potential for these sites based on the
Development Code is summarized in Table 3.4A. The total amount
of available space also reflects the addition of roughly 1.5 million
square feet of vacant, but usable, space estimated by the City to exist
in existing multi-floor buildings in the Plan Area divided up into 860
residential units and 467,621 square feet of non-residential uses.
Negative development potential for industrial uses in the “low” and
“medium” scenarios is attributed to existing industrial uses that are
assumed to be replaced by non-industrial uses.

Note that both the “medium” total anticipated space supplied,
including the reuse of vacant building space (approximately 8.7
million s.f.), and “high” total anticipated space approximately 13.2
million square feet) fall within the range of development demand,
based on the projected market demand of 8.7 to 13.9 million square
feet. This suggests that the Development Code correctly reflects the
economic capacity of the Plan Area.

TABLE 3.4A - Development Potential in Specific Plan Area

Development Potential
Land Use
Low Medium High

Residential Uses
New Construction (units) 1,605 3,477 5,433
Adaptive reuse of existing multi- 860 860 860
floor buildings (units)
Total residential (units) 2,465 4,337 6,293
Total residential (s.f.) 2,957,707 5,204,651 7,551,600
Non-Residential Uses (s.f.)
Office - New Construction 729,144 2,090,598 3,505,904

Adaptive Reuse 390,975 390,975 390,975
Retail - New Construction 222,361 835,965 1,467,253

Adaptive Reuse 119,233 119,233 119,233
Industrial - New Construction (79,422) 30,428 187,672

Adaptive Reuse (42,587) (42,587) (42,587)

Total supply of non-residential 1,339,704 3,424,612 5,628,450
developed space (s.f)
TOTAL
Residential and 4,297,411 8,629,263 13,180,050
non-residential (s.f.)

The “high” capacity development potential, by land use, for each of
Downtown'’s districts is shown in Table 3.4B. Negative development
potential for industrial uses in certain districts is attributed to exist-
ing industrial uses that are assumed to be replaced by non-industrial
uses.

Underutilized, vacant land adjacent to the Union Pacific railroad tracks at Tuolumne
Street can better serve the community by being used as open space, parking, or ac-

com

modating building development.

The now demolished Droge Building was one example of the many vacant, historic
buildings in Downtown Fresno.

3:24




CHAPTER 3: PLAN FRAMEWORK AND GOALS

et |

_Diana St
Diana-Si

oo
=1

£

I
c

|

7Y

/4
——— /;:
4
_//

ST

N[ 25 i
N A

N

N[ Tt

Note: While the specific parcels
identified on this map were used to
calculate development potential, the
specific locations of new or adaptively
reused buildings were not intended to be
limited to these parcels.

Key
Vacant parcel

- Public parking surface lot

Private parking surface lot

Underutilized parcel(s)

Adaptive Reuse of existing,
multi-floor building

TABLE 3.4B - Development Potential by Downtown District (High)

Land Use Fulton District | Mural District | Civic Center | South Stadium | Chinatown Armenian Town/ Divisadero Total
Convention Center Triangle
Residential (units) 1,338 1,719 191 691 1,587 447 320 6,293
Office (s.f.) 1,338,402 1,172,463 57,775 290,845 891,318 206,191 -60,115 3,896,879
Retail 483,053 662,143 35,385 108,058 246,541 32,280 19,026 1,586,486
Industrial -42,180 -848 204,062 -15,949 145,085

'Includes 860 units within existing vacant buildings.
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CHAPTER 4: THE FULTON MALL

4.1 INTRODUCTION

At the time of this writing, the Fulton Mall has been largely demolished,
and the new Fulton Street is under construction. The work began on
April 4, 2016 and the street is expected to open in May of 2017. This
chapter describes the evolution of Fulton from a multimodal main street
to a pedestrian mall and back to a multimodal main street once again.

The design which was selected is described in detail on the following
pages. Appendix A of this document includes the other design alterna-
tives that were considered and several technical analyses that assisted
policy makers in making their final decision. It should also be noted that
the Fulton project was cleared in a separate project-level environmental
impact report which was certified by the Fresno City Council on February
27, 2014.

CHAPTER 4: THE FULTON MALL

A view of the Fulton Mall at its opening. Credit: Fresno Historical Society Archives.

A civic celebration in Mariposa Plaza. Credit: Joe Moore.

A farmers’ market in Mariposa Plaza.

Fulton Mall patrons sit beneath one of the trellis structures. One of several mosaic
installations is seen behind the bench.
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CHAPTER 4: THE FULTON MALL

4.2 BACKGROUND

A. PEDESTRIAN MALLS IN AMERICAN DOWNTOWNS

In 1959, Kalamazoo, Michigan, installed the nation’s first downtown
pedestrian mall. In the 25 years that followed, an estimated 200

or more pedestrian malls were installed in other cities across the
United States.

The reason was clear: The shopping malls that began appearing on
the edges of American cities in the 1950s were a hit. Business on
Main Street showed signs of slowing down, and merchants became
nervous about losing their customers for good.

Cities that followed Kalamazoo's lead thought they had the solution:
bring a slice of the suburban mall to the central business district.
Remove the “gritty” combination of vehicle traffic and foot traffic
found on a traditional urban street. Almost overnight, Main Street
would turn from the epicenter of Downtown’s hustle and bustle into
a refuge from it.

But as it turned out, hustle and bustle was the lifeblood the busi-
nesses needed to keep their lights on. In the years since 1959, most
downtown pedestrian malls in America have failed and have been
removed. In fact, only an estimated 30 of the original 200 remain
today. Virtually all of those that remain have been redesigned to
better support commercial activity by guiding pedestrian behavior
toward storefronts, accommodating public transit, or both. Some
have even been redesigned to accommodate vehicle traffic if desired
in the future.

Two of the original four blocks of the Kalamazoo pedestrian mall have been reopened
to automobiles since the malls construction in 1959.

Of perhaps ten or fewer downtown pedestrian malls that remain and
are successful, most are located in a university setting (such as in
Madison, WI, or Boulder, CO, or Burlington, VT), near a state capitol
(such as in Denver, CO, or Madison, WI), or in an area with other-
wise very heavy foot traffic (such as in Miami, FL, or Santa Monica,
CA, or Brooklyn, NY).

Boulder, Colorado’s pedestrian mall is four blocks long and largely successful because
of its proximity to a university.

The economy rebounded quickly along Fayetteville Street in Raleigh, NC (above right), when the street was reopened in 2006 after 30 years as a closed pedestrian mall (above
left). The reopening of the four blocks cost $9.3 million. “With the reopening of the street, our city can come back home to Fayetteville Street,” Raleigh Mayor Charles Meeker
told the crowd of some 35,000 at the reopening celebration. For several years the city celebrated the reopening with an annual festival.
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B. HISTORY OF THE FULTON MALL: EARLY YEARS

From its inception at the corner of Mariposa Street and | Street in
the late 1800’s, and well into the post-World War Il era, Fulton Street
was the epicenter of Fresno’s commercial and business activity.
Served by the streetcars of the Fresno Traction Company and traffic
on Highway 99, which was then located on Broadway Street, Fulton
Street became a bustling hub of commercial activity and remained
so well into the post-war era. The streetcars brought people into
Downtown, but they also laid the groundwork for Fresno’s northward
and eastward expansion, as development sprouted along their vari-
ous routes.

The completion of the Mayfair subdivision in 1947, northeast of

the Plan Area, included Fresno’s first suburban shopping mall and
ushered in an era of development at the suburban fringe. The
automobile provided easy access to spatially dispersed destinations
and made it no longer necessary to locate residential, commercial,
and business uses in proximity to one another. People began to
move out of Fresno’s residential neighborhoods and scatter into
the new, northern subdivisions. Businesses followed, resulting in
Downtown’s decline. This trend accelerated with the opening of the
suburban Manchester Center Mall in 1955.

In the mid 1950’s, Downtown Fresno merchants and elected officials
sought to address Downtown'’s decline with a bold new plan to
remake the Fulton Corridor. They hired famed shopping mall archi-
tect Victor Gruen to develop a long term plan to rebuild the core of
the City. The plan included a recasting of Downtown according to
modernist planning principles, and its centerpiece was an 80 acre
pedestrian-only “superblock” surrounded by a one way street loop
(see below). Pedestrians and cars were separated from each other
and so were all uses. While the Plan was never fully realized, its
centerpiece, the Fulton Mall, designed by the prominent landscape
architect Garrett Eckbo, opened in 1964 to national acclaim and
initial commercial success. It was the nation’s second downtown
Pedestrian Mall, and helped spur a wave of similar projects in other
American cities throughout the 1960’s and 1970’s.

However, after several years of stability, by 1970, Downtown Fresno
business began to decline again, due to increasingly rapid growth

in the northern parts of the city and the opening of the major sub-
urban shopping mall, Fashion Fair. Shortly thereafter, the major

and specialty retailers — including iconic department stores such as
Gottschalks and JC Penney — left Downtown Fresno, and the Fulton
Mall, known for its world class collection of public art, became home
to vacant storefronts, empty office buildings, and a small collection

CHAPTER 4: THE FULTON MALL

C. HISTORY OF THE FULTON MALL: 1989 TO PRESENT

The City of Fresno adopted the Central Area Community Plan in 1989,
at the midpoint in the life of the Fulton Mall from 1964 to the present.
Most of the pedestrian malls that would be installed in American down-
towns had by then been constructed and, as the 1989 Plan language
alludes to, some malls that were unsuccessful had already started
being reopened to vehicular traffic. This trend continued briskly in

the years after the 1989 Plan adoption. A 2013 pedestrian mall survey
by the Downtown Fresno Partnership, which includes 70 malls known
to have been reopened, finds that 17 had been reopened by 1989, 38
were reopened in 1990 or later, and 15 others were reopened at a date
uncertain. Planners and community members may or may not have
anticipated the trend continuing and accelerating in the late 1980s, but it
is unmistakable in retrospect today.

The 1989 Plan indicated that the success or failure of American and
European pedestrian malls “is not determined by the presence or
absence of motor vehicles, but rather, by the overall economic health
of the area in which a mall is located, and the relationship between
the pedestrian area and various significant activity centers.” But in
recent years, surveys and interviews with downtown managers around
the country have revealed that projects that reopen pedestrian malls
to vehicular traffic have, in various cases, either been a response to
depressed economic conditions on and around a mall, or accompanied
the economic reawakening of a downtown area, or both, such that the
reopening was a key catalyst to the overall revitalization of the urban
center.

Events of the late 1980s left the Fulton Mall economy in a “deep freeze”
that planners and community members may also not have fully foreseen
in 1989. Following the 1970 closure of the Mall’'s Montgomery Ward
store and the 1986 closure of the |C Penney store, in 1988, Gottschalk’s
closed its original, flagship store on the Fulton Mall. Despite the clear
downward trend, when the Central Area Community Plan was adopted
in 1989, planners and community members could not have known how
long or how deep the economic impact of this last closure would be

on the entire Mall. Fulton Mall properties lost 90% of their value in

the early 1990s and were often picked up at bargain prices. Incredibly,
on a per-square-foot basis, Fulton Mall commercial buildings that were
supposed to be revenue-producing could be bought for a fraction of the
price of typical Fresno single-family homes, which were generally not
supposed to be revenue-producing.

of retailers.
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Victor Gruen’s Plan for Fulton Street and surrounding blocks.
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CHAPTER 4: THE FULTON MALL

4.3 STATE OF THE FULTON MALL AT 50

A.

A HISTORICALLY SIGNIFICANT LANDSCAPE

Prior to the construction of the pedestrian mall, Fulton Street was
Fresno’s main commercial corridor. A large number of mid-rise and
hi-rise office buildings were constructed in the boom years prior to
the Great Depression, as well as most of Fresno’s large department
stores and clothiers, including Gottschalks, JC Penney, Rodder’s,
Coffee's, Walter Smith, Roos-Atkins, Berkeley’s, and Cooper’s. With
its central location, and dense collection of retail and commercial
uses, Fulton Street was Fresno’s “main street” and the heart of the
city.

The Fulton Mall was comprised of the Garrett Eckbo-designed land-
scape as well as the buildings that face it. Representative of several
20th Century development trends spanning over seventy years, the
six blocks of Fulton Street between Tuolumne and Inyo streets com-
prised an important regional commercial corridor for much of the
20th Century. Its concentration of commercial uses, including most
of Fresno’s finest retailers, established Fulton Street as Fresno’s
“main street” prior to World War Il. Most of the buildings on Fulton
were built prior to the construction of the pedestrian mall, many of
which underwent ground floor facade renovations and moderniza-
tions after Fulton Street was pedestrianized. Seven properties have
been designated by the City as historic resources.

The landscape of the Fulton Mall was the masterwork of Garrett
Eckbo, one of the most prominent American landscape architects of
the 20th century. It was listed on the California Register of Historical
Resources, was found eligible for the National Register, and was
potentially significant as a National Historic Landmark, both as the
work of a master and a rare surviving example of his work with a
high degree of design integrity.

In addition to Eckbo’s contributions, the Mall was significant

for the visionary leadership of the Downtown Mall Art Selection
Committee, chaired by O. ). Woodward Il, and the public display of
modern art that grew out of that committee’s patronage. The art
was fully funded by private citizens, with the intent to provide “an
outdoor Museum of Art.” The combination of sculpture, mosaics
(drinking fountains and benches), and clock tower, which cost over
$200,000 in 1964, was an early, if not the first, large-scale display
of Contemporary Art by both internationally-recognized and local
artists, not physically attached to a Museum as a sculpture garden.
In 2011, and again in 2015, a fine art acredited expert valued the art
collection to be in excess of $2.5 million.

PHYSICAL CONDITIONS

The Fulton Mall consisted of six blocks bounded by Van Ness
Avenue to the east, Inyo Street to the south, Broadway Street to

the west, and Tuolumne Street to the north. Fulton Street, Merced
Street, Mariposa Street, and Kern Street were pedestrian-only, while
Fresno Street and Tulare Street continued to bear traffic, dividing the
Mall into three equal portions. The Fulton Street portion of the Mall
was 2,670 feet long. Together with the three shorter cross Malls, the
total linear dimension of the Fulton Mall complex was 4,620 feet.

All of the Fulton’s right-of-ways are eighty feet wide, building to
building. Ribbons of seeded aggregate bands roughly eight inches
wide crossed each right-of-way at frequent intervals, sometimes
gently curving and sometimes angular, suggesting, by alternate
accounts, the contours of the Valley floor or Asian rice paddies.

Interspersed throughout the Mall were the following, arranged in a
harmoniously designed asymmetrical whole:

« 140 trees and a large number of shrubs and flowers in planting
beds of many shapes, sizes and elevations;

« 23 sculptures;

« 80 seating areas of various sizes and configurations, 18 of which
are two-sided benches with brightly colored mosaic backs;

« Two tot lots;

« 20 water features, among them pools, fountains and flowing
streams; and

« 26 sculpted ceramic pipes that are part of the water features.

The high design character of the Mall was in stark contrast with its
state of advanced physical deterioration. Partly because of its age,
and partly because of poor maintenance over several decades, most
of its design features were beginning to fail. The Mall’s pavement
was cracked throughout and in many locations was heaving due

to interference by tree roots. Many planter walls and curbs were
cracked and light pole bases were broken. Many fountains leaked,
and consequently sat empty, their plaster cracked, their skimmers
not operational, and their lights in disrepair. Electrical vaults were
filthy and clogged with debris, damaged due to leakage, and infested
with cockroaches. Distribution panels were breached by roots and
foliage. Most electrical boxes had missing covers and exposed wires,
and some were being overtaken by roots. The state of disrepair

was so extreme, that it was often difficult for the casual observer to
appreciate the design value of the Fulton Mall.

The Mariposa Plaza stage.

This view north of the Fulton Mall at Mariposa Street at noon on a Saturday in Sep-
tember 2010, looks to be vacant of pedestrian activity.
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CHAPTER 4: THE FULTON MALL

Benches with mosaic installations, one of many pieces of artwork sprinkled through- The paving pattern of the Fulton Mall echoed the contours of a natural landscape.
out the Fulton Mall, provided character, color, and places to sit.

The pedestrian connection between Fulton and the Fresno County Courthouse is In addition to artwork, numerous water features ran through the Fulton Mall.
made less apparent by an underground crossing at Van Ness Avenue.

Many ground floor storefronts have been changed over the last fifty years. Leaky and empty fountains and missing irrigation gave the Mall an abandoned look.
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CHAPTER 4: THE FULTON MALL

4.3 STATE OF THE FULTON MALL AT 50 (continued)

Maintenance funding for the Mall came from the City General Fund
and Community Sanitation ratepayer funds. In 2010, the Fulton
Mall staff of seven was reduced down to two persons serving all of
Downtown. In 2011 the City made a concerted effort to combine
scarce resources from different departments in new ways in order
to raise the level of maintenance. While not changing many of the
root causes of disrepair, this effort was successful in getting lights
to work again temporarily, clean the Mall’s surfaces daily, fill a
limited number of fountains and keep them running, and trim the
trees on an appropriate schedule. Through the Downtown Fresno
Partnership, Downtown property owners contributed to this effort
with added investments in beautification measures.

The state of buildings along the Mall projected a similarly forbidding
image. In particular, most of the seven buildings along the Mall
listed on the Local Register of Historic Places suffer from disinvest-
ment, vacancy, and disrepair. In 2010 the City of Fresno estimated
that the seven large historic office buildings on the Fulton Mall, rep-
resenting nearly 745,000 square feet of office space, were 71 percent
vacant. Meanwhile another six large historic buildings adjacent to
the Mall, representing 573,000 square feet of space, had a combined
vacancy rate of 35 percent. The prospects for the Mall’s older build-
ings, including those listed on the Local, State, and National Historic
registers, were bleak in the absence of economic conditions that
make it profitable to invest in restoring and maintaining them.

ECONOMIC CONDITIONS

Like many other American pedestrian malls, the Fulton Mall saw its
share of severe decline. By 2010, 21 years after the adoption of the
Central Area Community Plan, the Fulton Mall economy had con-
tinued to decline after the loss of its anchor stores in the 1970s and
1980s.

Because of demographic and population shifts, the Mall’s only real
usage was during business hours. After 5 p.m., it was largely dor-
mant. This was a problem for the retailers in place, City revenues,
and the overall image of the City of Fresno. The Fulton Mall's com-
merce was grossly under-performing, especially given the region’s
large population, diverse demographics, and large number of
Downtown employees.

A 2012 urban decay study found the vacancy rates of office and
major retail space along the Fulton Mall were 46.1% and 34.9%,
respectively, which was more than triple the rates for Downtown’s
office market and the nearby Kings Canyon retail corridor. A 2010

survey found historic buildings were 71% vacant along the Mall,
versus 35% elsewhere in Downtown. These high vacancies harmed
the image and the reality of activity in the area. The 2012 study also
found that office lease rates along the Mall averaged $1.03 per sq.

ft. per month, much lower than the average citywide ($1.68) and
Downtown ($1.41). The study found retail sales on the Mall were
$79 per sq. ft. per year, much lower than on the Kings Canyon corri-
dor ($203) or citywide ($274). Such low revenues harmed Mall busi-
ness owners and yielded less working capital for building upkeep.

The Mall suffered by other measures as well. The rate of reported
graffiti incidents per acre during a six-month period in 2012 was 3.2
times greater along the Fulton Mall than in the rest of Downtown.
The 2012 urban decay study found the rate of reported larceny/theft
crimes per acre in the Fulton Mall area was 19 times greater than the
citywide average.

In 2011, the vacancy rate in the Fulton Mall’s nearly 500,000 square
feet of ground floor space was estimated at 26%. However, only an
estimated 57% of the ground level space present was actually occu-
pied by retail stores, retail services, or restaurants (as opposed to
office use or vacancy). Not surprisingly, the existing businesses are
principally focused towards modestly priced goods and services.

A number of conditions that were built into the design of the Mall
prevented it from improving its market performance. The lack of
“convenience parking” (spaces in front of stores for faster visits) and
drive-by vehicular traffic were unsustainable for the small and inde-
pendent retailers who cannot afford advertising budgets to offset the
small number of pedestrians passing by.

In addition, the Mall was surrounded by wide arterial streets and
was flanked by cross streets such as Tulare Street and Fresno Street
that prohibited curb-side parking. There was no clear view into the
Mall from its ends, and the landscape largely blocks views into store-
fronts. The Mall’s principal pedestrian path was along its center and
was separated from adjacent business by obstacles such as planters,
fountains, and furniture.

Finally, the dilapidated appearance of the Mall due to many years of
low maintenance hampered retail activity, particularly by Fresnans
driving in from the suburbs or by tourists on their way to visiting the
National Parks near Fresno. Lack of proper lighting, dirty pavement,
overgrown plants, and abandoned plantings all suggested to poten-
tial visitors and patrons that this is an uninviting and unsafe place.

The overgrown foliage in a planter that used to be a fountain blocks views into store-
fronts.

A Fulton Mall building remodeled for ground floor office use sits vacant. Even when
full, it may not generate significant foot traffic.
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Retail development and leasing success is highly dependent on the
quality of the location and its access to potential customers, and the
nature of tenants attracted to a given site is influenced strongly by
the quality and quantity of those customers. The Downtown area

in general currently generates a large retail sales volume relative to
its resident population, but this is due primarily to the presence of
30,000 daytime employees, who leave the area at night.

Without significant changes to the current nature of the Mall envi-
ronment and its customer base, it was unlikely that additional quality
retailers could have been attracted to the site without significant
public subsidy, and the level of retail activity along the mall could
have deteriorated further.

. SUMMARY OF THE CURRENT CHALLENGES

After decades of decline, Downtown Fresno and the Fulton District
today face very different challenges from those confronted by the
local civic and business leaders in the late 1950s and early 1960s
who boldly undertook the pedestrian mall experiment. Then, the
challenge was one of fortifying a successful, well-known urban “Main
Street” from suburban competition. At the debut of the “Fresno
Mall” and in the few years following, visitors from throughout the
region were being asked to continue coming to a place they had
grown up with, whose stores they knew well, now in a setting rede-
signed to mirror the tranquil, suburban shopping mall experience
that customers seemed newly to be craving.

Today Downtown leaders face the challenge of reintroducing Fulton
and its buildings and businesses to a Fresno community and region
that largely has grown accustomed, over the course of two genera-
tions, to avoiding the area on most days of the year. This challenge
is not unique to Fresno; it is the same one American cities have
faced time and again, in response to the post-World War Il suburban
development boom. But it is a challenge that requires doing things
differently. Being serious about attracting new visitors and custom-
ers means making businesses and buildings along the Mall acces-
sible and visible to the greatest possible array of Fresnans, not just
the most intrepid, who arrive and browse by the mix of travel modes
that reflects their lives generally. Relieving Fresnans of their reliance
on automobiles is an important goal in light of local air quality and
obesity challenges, but even among cities with more advanced public
transit systems and widespread transit use, multimodal streets are
the norm, and pedestrian malls that exclude automobiles are rare.

Pedestrian mall surveys reveal that over and over, cities have found
that the reintroduction of a mix of vehicle, bicycle, and pedestrian
travel modes on their Main Streets, alongside public transit, has
been an important component in successful efforts to reawaken
economic activity, foot traffic, and investment in their downtowns.
These cities have discovered that despite — or perhaps because of
— the proliferation of suburban amenities such as monolithic shop-
ping centers, Americans love their downtowns and find unique value
in the bustle and walkability of a vibrant Main Street. In fact, stories
of mall developers remodeling their properties to replicate an urban,
mixed-use, multimodal street character have begun appearing in the
suburban areas of cities across the country.

The policies in this Plan all aim for the revitalization of the Fulton
District. As so many other cities have by now discovered, this goal
will be best served by the reopening of the Fulton Mall as a street
once again.

CHAPTER 4: THE FULTON MALL
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CHAPTER 4: THE FULTON MALL

4.4 CHOOSING A FUTURE

The restoration of the Fulton Corridor into a prosperous, vibrant place
is the most critical component of Downtown’s revitalization. Without
resolving the fate of Fulton, substantive change in Downtown will occur
very slowly or not at all, and Downtown'’s rich collection of older build-
ings will fall into further, irreversible disrepair.

The core question that needed to be addressed at the onset of the cur-
rent revitalization effort was to strike a balance between the original
character and value of the pedestrian-only Mall, and its importance as
the economic engine of Downtown.

In order to gain a thorough understanding of the challenges associated
with the revitalization of the Fulton Mall, the City’s consultant team stud-
ied its current physical state, its aesthetic attributes, and its economic
potential. Based on this work, a wide range of options were generated,
ranging from leaving the Mall in its then current state, to restoring it in
its entirety, to completely removing it and replacing it with an enhanced
street, to leaving some portions pedestrian-only while opening up others
to vehicular traffic.

The construction costs for the various options were also conceptually
estimated.

The consultant team first interacted with the public on the subject of
the future of the Fulton Mall on September 14, 2010. During a sched-
uled Fulton Corridor Specific Plan Community Advisory Committee
(FCSPCAC) meeting, Committee members and the public voiced their
values, concerns, and initial ideas about the Mall’s future, and discussed
at length the competing issues of commercial development versus his-
toric preservation.

On September 27, 2010, in a major evening session during the Fulton
Corridor Specific Plan Design Workshop, the design team presented
eight Fulton Mall options to the public, describing the existing condi-
tions of the Mall’s various elements (landscape, paving, fountains,
artwork), the history and the significance of the Mall, and the economic
and physical preconditions for its revitalization. Key presenters included
Charles Birnbaum, a landscape architect, preservationist, and founder
of The Cultural Landscape Foundation, an institution dedicated to
increasing the public’'s awareness and understanding of the importance
and legacy of cultural landscapes such as the Fulton Mall, and Robert
Gibbs, an urban commercial real estate consultant and founder of Gibbs
Planning Group, one of the foremost urban retail planning consultancies
in America. Workshop participants, including approximately 400 com-
munity members, voiced their opinions on the respective merits of the
options and submitted over 1,300 comments in writing.

On October 19, 2010, the City and project team presented ten Fulton
Mall options to the FCSPCAC at a noticed public meeting attended

by over 125 members of the community, including two new options

that were generated in response to comments received at the Design
Workshop - one that incorporated Charles Birnbaum’s Design Workshop
recommendations and another that included a one-way street configura-
tion. The presentation included photos showing the present degradation
of the Mall’s surfaces, fountains, and electrical systems, and a discus-
sion of the advantages, disadvantages, and probable construction and
maintenance costs of each option.

After considerable input from the public, the FCSPCAC voted from
among the ten initial Fulton Mall options to recommend three that they
would like to see studied in greater detail by the Environmental Impact
Report prepared for this Plan. These chosen options consisted of a
pedestrian-only option and two vehicular traffic-only options, but did not
contain a hybrid in which some blocks are kept pedestrian-only and oth-
ers are opened up to traffic. The three options to be further studied, in
order of the CAC’s recommendation vote, were:

1. Reconnect the Grid on Traditional Streets. Completely remove
the existing Mall and introduce a narrow, two-lane, two-way
enhanced street with oversize sidewalks, stately trees, and on-
street parking, throughout the Fulton Mall and its cross streets.
This option received 17 FCSPCAC votes.

2. Reconnect the Grid with Vignettes. Introduce a two-way street
through the Fulton Mall, keeping selected original features
in their original Mall contexts (“vignettes”), in a manner that
provides improved retail visibility and some on-street parking.
Transform Kern, Mariposa and Merced into enhanced streets
with narrow traffic ways, ample sidewalks, stately trees, and on-
street parking. This option received 10 FCSPCAC votes.

3. Restoration and Completion. Keep Fulton Street, Merced
Street, Mariposa Street, and Kern Street Malls pedestrian-only.
Renovate and repair them in their entirety, including their
landscape and hardscape, and restore the artwork. This option
received 8 FCSPCAC votes.

These three options are described in further detail in Appendix A. All
ten original Fulton Mall options — including the opinion of probable
construction and maintenance costs, the opinion of parking revenues,
an assessment of the Mall as a cultural landscape, and a retail summary
— are also presented in Appendix A. Several of these, and some addi-
tional concepts, were included as alternatives under state- and federally
mandated environmental and historic resource impact analyses of the
Fulton Mall Reconstruction Project in 2013 and 2014.

Aview of Fulton Street in the 1920s. Option 1 would remove the Fulton Mall and
replace it with a street of approximately half the width shown here. Credit: Pop Laval
Foundation

A view of the Fulton Mall at its opening. Option 3 provides the opportunity to restore
this landscape to its original state. Credit: Fresno Historical Society Archives.
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Stakeholders in the Plan Area have spoken clearly that they are in favor
of significant change to the way the Fulton Mall operates:

« The PBID Partners of Downtown Fresno board of directors,
representing property owners on the Mall and throughout the
Downtown Property and Business Improvement District, voted
on October 4, 2011, to make Option 1 their favored option and
Option 2 their second choice.

« The Fulton Corridor Specific Plan Community Advisory Committee
(CAQ), in selecting the three options described in this chapter on
October 19, 2010, voted most strongly in favor of Options 1 and
2. The CAC is comprised of Plan Area business owners, property
owners, and residents.

« A majority of Fulton Mall property owners in 2010 expressed their
objection to listing the Fulton Mall on the National Register of
Historic Places, indicating that they question whether the preser-
vation of the Fulton Mall’s current form and function is the ideal
vision for the Mall’s future.

In the October 2011 draft of this document, and in public presenta-
tions culminating in a February 27, 2014, hearing at the City Council,
Mayor Swearengin and her administration advocated for the selection
of Options 1 or 2. Beyond the stakeholder support described above, the
Administration presented the following reasons for this position:

« The Administration believes strongly in the goal of revitalizing
Downtown’s economy, and believes this is impossible without a
healthy economy on the Fulton Mall. The most pedestrian-friendly
environments are not necessarily the ones without vehicle traffic;
they are the ones that attract the most pedestrians. Generally
the urban places with the most pedestrians are those with the
most vibrant economies. No other area of Downtown Fresno is
built with the density to support many people working, shopping,
and living in a concentrated space — to be our traditional “Main
Street” and the anchor of Downtown’s economy.

« The Administration feels compelled to protect the beloved land-
mark historic buildings along Fulton that have symbolized our city
for most of its history. A 2010 City analysis showed that the major
historic buildings near the Mall had an unacceptably high vacancy
rate of 35%. But the vacancy rate in landmark buildings on the
Mall was an alarming 71%. This is a crisis. Without leased space,
an owner has no revenue to put back into a building, and over
time the building decays further and becomes more and more dif-
ficult to ever restore. Landmark buildings that sit vacant along the
Mall are not only in danger themselves as investment continues
to pass them by; they serve as emblems of a failed economy that
discourage many Fresnans from coming Downtown at all.

CHAPTER 4: THE FULTON MALL

« From a consumer perspective, example after example of pedes-
trian malls around the country that have been reopened success-
fully to vehicle traffic indicate that Americans prefer environments
where there is a mix of transportation modes that maximizes
the visibility of the streetscape and sidewalk to as many eyes as
possible. In the case of the Fulton Mall, empirical evidence from
cities across the country suggests that investments in changes
to the function of the street could make for a place that is more
desirable to its users.

In the 2011 draft Specific Plan, the Administration recommended that
the Council select Option 2 for the Project. The rationale at the time
was as follows:

« The selection of Option 2 offered a balance of significantly
improving the economic function of Fulton, while preserving key
features of the existing landscape. Option 2 kept most fountains
in place, in addition to keeping all existing sculptures present
in the Fulton District. Even remnants of the Garrett Eckbo
landscape are retained in areas (called “vignettes”) surrounding
the fountains, allowing visitors to experience examples of this
Midcentury Modern design. As the economy of the area improves
and more visitors are encouraged to come to Fulton, the ability to
access and appreciate the art works and these design elements
will also increase.

« Option 2 enabled a well-established best practice for downtowns
across the country of providing parking at facilities within 1/2 to
1 block of the main street. The Fulton Mall has the ideal parking
infrastructure to make this work, with at least 3,352 off-street
parking spaces existing today within a block of the Mall. Access
to these facilities improves dramatically when drivers on Fulton
Street can turn off the street to find parking after they identify
their eventual destination. In addition, the metered on-street
spaces in front of the businesses would provide the choice of
“convenience parking” to customers planning a short visit to a
business.

As the design process got underway, however, it soon became appar-
ent to the Administration, the design team, and many members of the
community that Option 1 could better achieve the hoped-for outcomes,
both economic and cultural, from the Project. For this reason the
Administration recommended that the City Council embrace Option

1 for the construction of the Project, and on February 27, 2014, the
Council did so after certifying the Project’s Environmental Impact
Report.

Burbank, California, successfully reintroduced automobile traffic and on-street parking  The 3rd Street Promenade in Santa Monica remains a successful, albeit reconsti-

onto its pedestrian mall in 1989.

tuted, pedestrian mall nearly fifty years after its inception.
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4.5 THE DESIGN OF FULTON STREET

A.

PROCESS

In August 2013 the City retained a team led by landscape architects
Royston, Hanamoto, Alley & Abey (RHAA) and local civil engineers
Provost & Pritchard to design the project. The team also included
experts in fountain repair and operation, artwork conservation, com-
munity outreach, electrical and structural engineering, event man-
agement, and urban forestry, among others. RHAA was founded by
Robert Royston, the onetime partner and lifelong friend of Garrett
Eckbo, and the team as a group had previous experience working on
updates to other historic landscapes in California.

The design team’s first charge was to improve all three options
recommended by the Community Advisory Committee and described
conceptually in the 2011 draft of this document (see Appendix A).
The team set to work surveying the landscape from the perspec-
tives of all the relevant disciplines, and speaking with community
members about design values through a series of onsite visits, work-
shops at sites throughout the community, and more formal Steering
Committee meetings held at the TW Patterson Building. The result
was the Alternatives Analysis Report published in November 2013,
providing extensive background information on the Mall landscape
features, and preliminary engineering drawings of the three options.

Options 1 and 2 in particular evolved in important ways through
this process from the initial concepts found in Appendix A. (Option
3 continued to be the reconstruction of Fulton in pedestrian mall
form.) More of the Eckbo landscape paving pattern was incorpo-
rated: in Option 1, through the use of the banded sidewalk pattern
throughout the landscape, and similarly in Option 2, through the
extension of parts of the “vignette” preservation concept throughout
the landscape. The curves of Option 2 were designed to meet both
traffic safety requirements and the desire to preserve more large
fountains in-place. This balance led to some difficult implications
for sidewalk width, tree canopy consistency, and the presence of

on-street parking. Meanwhile, Option 1 evolved from a street down
the center of the right-of-way to one offset to the west side. This
provided a number of benefits, as described in the subsection below,
and led the City Administration to change its recommendation from
the initial concept of Option 2, to Option 1 as it was being designed.

The design process occurred over the course of approximately nine
months, and always in the context of other events occurring simul-
taneously with important implications for the project. For example,
in early September 2013, the City learned that it had been awarded
a $15.9-million Transportation Investment Generating Investment
Recovery(TIGER) grant from the US Department of Transportation,
a grant which was specifically for reconstruction of the Fulton Mall
as a complete street. The City’s process for environmental impact
analysis under CEQA, which became focused on the project after the
TIGER award announcement, was generating public documents and
hearings from November 2013 to February 2014. Federal reviews
under a variety of laws w  ere proceeding in much the same time-
frame.

B. DESIGN FEATURES

The chosen design for the new Fulton Street, Option 1, achieves

a balance of commerce and culture through the introduction of a
straight, narrow street through Fulton. An expanded sidewalk or
“promenade” on the east side of the street allows for the planting of
more trees to provide afternoon shade, and the placement of relo-
cated (and reconstructed) fountains and artwork. Sidewalks on both
sides will accommodate outdoor dining and merchandising. Here’s
how Fulton Street will compare to the Fulton Mall:
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Plan view of Fulton Mall with a enhanced street running down its entire length. Enhanced streets are also introduced on Merced, Mariposa, and Kern Streets.
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Fulton Street Fulton Mall
Transportation Vehicles, bicycles, | Bicycles, pedestrians
modes pedestrians
Parking 190 or more spaces 0 spaces
Pedestrian-only 42 feet 80 feet
width (typ.)
Sculptures present 23 23
Tile benches present 9 9
Fountains present 16 20
Trees present 154 or more 140
Potential event 90 46
booths in center

The City Council on February 27, 2014, took action to select Option
1 as the preferred build alternative for the street. In its resolution
making that selection, the Council cited the following benefits of

Option 1 compared to others considered, namely Option 2 (a curved

street) and Option 3 (rehabilitation as a pedestrian mall):

« Compared to Option 2, Option 1 provides greater benefits with
respect to safety, in that the straight street that Option 1 creates
will be easier for drivers to navigate and understand; and the
greater number of on-street parking spaces will serve to slow

vehicle traffic while providing a consistent buffer between vehicles

on the street and pedestrians on the sidewalk.

« Compared to Option 2, Option 1 provides greater benefits with
respect to economics and functionality, in that Option 1 creates
approximately 190 new on-street parking spaces within the Fulton
Mall area, as opposed to approximately 82 spaces in Option 2;

these on-street parking spaces can double as vendor booth spaces

during events, accommodating more event activity; the ease of
navigating the straight street accommodates more scanning by

CHAPTER 4: THE FULTON MALL

drivers of the area’s sidewalks and storefronts; and the straight
street layout accommodates larger delivery vehicles.

Compared to Option 2, Option 1 provides greater benefits with
respect to the pedestrian experience and landscape character, in
that Option 1 creates a consistent area of at least 28 feet in width
for pedestrian travel, artwork, and seating, better maintaining the
linear feel of a pedestrian mall; Option 1 provides more space for
new artwork to be installed over time; the uniformly wide 28-foot
promenade area creates more opportunities to plant trees away
from basements and provide afternoon shade to the eastern side-
walk; the rescaled fountains more typical of Option 1 will better
fit proportionally with the width of this promenade reduced from
80 feet; the straight street of Option 1 never creates the illusion of
vehicles driving toward the sidewalk near curves, as can occur in
Option 2; and Option 1 avoids the narrow sidewalks that occur in
several instances in Option 2.

Compared to Option 2, Option 1 provides greater benefits with
respect to construction and maintenance, in that rescaled foun-
tains may reduce maintenance costs and energy and water use
over time; smaller transit and paratransit vehicles may find the
straight streets with more parking spaces easier to navigate; and
the consistent curb line avoids narrow sidewalks over building
basements.

Option 3 and the other alternatives considered in the
Environmental Impact Report do not meet most of the main
objectives of the project.

All three options are comparable with respect to estimated con-
struction costs, with only a seven percent (7%) difference between
the highest and lowest of the three options.
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CHAPTER 4: THE FULTON MALL

4.5 THE DESIGN OF FULTON STREET (continued)

The pedestrian perspective on the new Fulton Street.
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4.6 MARIPOSA PLAZA

What is now Mariposa Plaza was once occupied by the Grand Central
Hotel, which was demolished in 1969, after the Fulton Mall was created.
Shortly thereafter, its vacant parcel was paved over. To this day, the
Plaza is fronted to the south by the blank wall of an adjacent building
and to the north by a parking lot and the Helm Building, whose upper
floors are currently vacant. Mariposa Plaza was neither conceived nor
executed as part of Garrett Eckbo’s original Fulton Mall design.

Mariposa Plaza is already being successfully used for occasional festivals
that bring tens of thousands of Fresnans into Downtown every year.
However, it is not being used to its full potential due to the Plaza’s
inefficient layout and the less than ideal location of the stage — known

as the free-speech stage. The redesign of Mariposa Plaza, which is
currently underway, is a key project for revitalizing Downtown.

CHAPTER 4: THE FULTON MALL

The crowd at a recent Mexican Independence Day celebration on the Mall illustrates Mariposa Plaza’s potential as well as its current limitations. Despite temperate
weather, the crowd shows a strong preference for shade while watching the show, leaving most of the space empty. While the built-in stage does provide ample electricity for
a major show without the need for additional generators, it is not laid out in a useful way for productions of substantial size, requiring an additional temporary stage to be
procured and installed next to it (seen at left). Meanwhile the built-in stage is used to support a sponsor’s giant inflatable beer can (center background).

FULTON CORRIDOR SPECIFIC PLAN, CITY OF FRESNO, CALIFORNIA | ADOPTED ON OCTOBER 20, 2016
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CHAPTER 4: THE FULTON MALL

4.5 MARIPOSA PLAZA (continued)

View of Mariposa Plaza transformed into the heart of the Fulton Corridor.

This illustrative site plan shows one

of many ways Mariposa Plaza could
develop over time, based on the
provisions of the Development Code.
Opportunity sites are shown to infill in
the general locations where development
is likely to occur.

KEY
0 Existing Courthouse Park
0 New at-grade crossing and BRT station
o Existing Security Bank Building
o New Mixed-use Buildings

e New active uses introduced on the
ground floor of the existing garage

Mariposa Street

Van Ness Avenue

Fulton Mall

View of Mariposa Plaza as it currently exists.
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CHAPTER 5:

5.1 INTRODUCTION

Downtown has one of the largest and best collections of urban build-
ings in the Western part of the United States. Many are designated
as historic, including a substantial number that are on the National
Historic Register. Unfortunately over the years, many significant
and other simply good urban buildings have been demolished, only
to be replaced with vacant land and parking lots. Vacant parcels
are especially prevalent along the Union Pacific Railroad tracks and
within Chinatown and the Mural District. Although they present
infill opportunities, they also contribute to disinvestment, as they
convey the perception that Downtown is in a state of abandonment.
In addition, there is an estimated 1.5 million square feet of vacant
space within existing buildings within the Plan Area.

The introduction of the freeways has diverted pass-through traffic
away from Downtown arterial streets. Consequently, virtually all of
these streets carry significantly less vehicular traffic than they are
designed to accommodate, encouraging vehicular speeding and
discouraging walking. In addition, several one-way streets, designed
to move automobile traffic rapidly into and out of Downtown, are
present within the FCSP area.

As would be expected, under these conditions, lively destinations in
Downtown are few and dispersed.

CHAPTER 5: PRIORITY DEVELOPMENT PROJECTS

PRIORITY DEVELOPMENT PROJECTS

During the course of the six-day Design Workshop, the project team
collaborated with stakeholders, representatives of the City’s various
departments, and the community to come up with alternatives to
capitalize on Downtown’s assets to transform it into a vibrant, mixed-
use place. During the Workshop, the Community’s Vision, the ten
Community Values for Revitalization, and the ten Design Principles that
are described in Chapter 2 (Plan Vision) were translated into a series
of plans, diagrams, and perceptive views that illustrate how Downtown
could transform over the next 25 years. Further community engagement
through the High-Speed Rail Station Area Master Plan process have
refined that vision and identified a series of catalytic public and private
investments for the station area. The drawings on the following pages
describe a number of projects that will generate the most immediate
physical impact, while catalyzing economic regeneration. In short,
these projects will kick start the implementation of the Vision. The
focus of these projects is to re-establish the Fulton District as the eco-
nomic, cultural, and educational center of the Central Valley, refurbish
and adaptively reuse Downtown’s many distinguished older buildings,
infill vacant parcels and surface parking lots, and make Downtown’s
streets walkable.

Fresno’s climate sets the stage for a vibrant street life, including lively outdoor cafes.

Downtown’s historic buildings and mix of uses provide the setting for streets and
public spaces that are full of people.

Fresno’s agricultural prowess — in the past, present, and future — provides the basis
for hosting a world-class public market or a market hall.

This vibrant, multi-use space, capable of hosting frequent live outdoor concerts,
exemplifies what Mariposa Plaza could become.
Credit: Justin Kent
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5.2 PRIORITY DEVELOPMENT PROJECTS

The plan on the opposite page shows two types of Priority Projects:
Public Infrastructure and Public-Private Partnerships (Figures 5.2A
and 5.2B). These projects are further refined by phasing — near term
projects that should be accomplished or well-underway in the next
0-2 years (by 2018), and mid-term projects that should be started
after the short term projects are completed or nearly completed but
should be completed or nearly-completed within the next 3-6 years
(by 2022).

In the case of these Priority Projects, both Public Infrastructure and
Public-Private Partnerships, the City will direct all relevant resources
and departmental actions (in transportation, public utilities, transit,
other fiscal incentives, public realm design, etc.) to support their
implementation. This consists of investment in infrastructure,
including upgraded water and sewer lines to support existing
demand and new development, street trees, street lights, street furni-
ture, traffic calming measures, and revitalized alleys. This upgraded
infrastructure, as has occurred in cities all across California, will
attract private investment. The successful implementation of Public-
Private Partnerships and the ability to catalyze future private sector
investment depends on the intelligent administration of the appli-
cable sections of the Citywide Development Code, coordination with
other public agencies, the private sector, and community organiza-
tions, and the coordinated and prompt application of the policies
and standards of this Specific Plan by City Departments

Figure 5.2A shows the individual Priority Projects and their order of
importance. In the near term (2016-2018), priority projects, public
and private, focus resources towards projects within the Fulton
District, including the revitalization of Fulton Street and the introduc-
tion of the proposed High-Speed Rail station. All projects on this

list are in the development pipeline and have completed feasibility
studies and/or funding applications that will move them towards
implementation. Projects identified in the mid-term (2019-2022) and
long-term (beyond 2022) may need additional feasibility work and
funding sources identified before they can materialize.

These priorities are based upon the goal of revitalizing Downtown by
revitalizing the Fulton District, including the proposed High-Speed
Rail Station, first. This area is the heart of Downtown and the inter-
section of Fulton and Mariposa Streets is its epicenter. The revital-
ized Fulton Street is the only part of Downtown, with the exceptions
of its frayed northern and southern ends that is completely built out
and not comprised of vacant lots and surface parking lots. If there
is going to be an urban revival, it makes sense to begin that revival
at its most urban location. In addition, there are many amenities in
proximity to Fulton Street that can help activate it — Chukchansi Park,
Club One Casino, Warnors Theater, Bitwise Industries, the Tioga
Sequoia Beer Garden, the Fresno Convention Center, not to mention
all the jobs that are located near and along the revitalized Fulton
Street — the Internal Revenue Service (IRS) building, the County
Building, County Courthouse, etc.

While the precise order may vary due to market response and
conditions — for instance the southern end of Fulton Street, or
South Stadium, may develop first — the general direction is to be
followed in order to meet the goal of revitalizing Downtown in a
timely fashion. In addition, the designation of the above Priority
Projects does not preclude the development of projects outside their
purview. There are many vacant and underutilized parcels within
the Plan Area. Developing just one of these parcels in accordance
with good urban design through the Downtown Districts sections of
the Citywide Development Code is one more step towards a more
vibrant Downtown.

Another important goal of this plan is to generate significant activity
by focusing development, not spreading it out. The Priority Projects
are chosen to do just that — catalyze more development, which in
turn brings more people. This focus must be balanced, however,
without putting too much development in one place. Indeed, the
Plan Area’s many vacant lots and parking lots currently hamper
vitality and walkability. Putting all the development potential that
Downtown can support in a handful of tall buildings would mean

Figure 5.2A - Near Term Priority Projects: 2016-2018

Near Term Public Infrastructure: 2016-2018

(8

Reconnect Broadway between Mariposa and Tuolumne as a complete
street to provide better access to and catalyze development within
the North Fulton District, and provide better connectivity with the
Mural District.

Reconnect Merced from Van Ness to H Street as a complete street,
with wider sidewalks on the north side of the street to maintain
consistency with the Fulton Street Reconstruction Project design as
well as to provide an additional security buffer for the IRS building at
Broadway and Merced.

Reconnect and realign Mariposa between H Street and Van Ness
Avenue as a complete street with wide sidewalks, on-street park-
ing, sharrows, and vehicular access that restores the historic axis
and establishes a view shed between the proposed High-Speed Rail
Station and Courthouse Park. Relocate the pedestrian access ramps
to the underground parking garage along Van Ness Avenue as stair-
wells/elevator with access from the sidewalk.

Develop the surface parking lot bounded by the Merced alignment,
the Broadway alignment, Federal Alley, and Tuolumne Street with a
multi-level public parking garage for shared use between the pro-
posed High-Speed Rail Station riders and residents, employees, and
shoppers in the North Fulton/Mural Districts. Wrap the garage with
ground-floor retail and upper-floor residential and/or office uses.

To facilitate better connectivity between High-Speed Rail and other
transit providers (BRT, other FAX routes, other regional transit pro-
viders, Greyhound, Amtrak, taxis, transportation network companies,
rental cars, and a potential future bike share system), secure state
and federal financing to develop an intermodal transit center adjacent
to the proposed High-Speed Rail Station with access from H and G
Streets.

Redevelop Mariposa Plaza as a regional cultural space featuring a
major public art installation and outdoor seating for eating and con-
certs.

Work with the California High-Speed Rail Authority and Fresno
Metropolitan Flood Control District to secure financing to develop
the west side of H Street between Tuolumne and Divisadero Streets
as a linear park and ponding basin, with green infrastructure to
absorb stormwater runoff from the Mural District while providing
active park space for Downtown residents and employees.

Reconstruct Van Ness Avenue from Ventura to Tulare as a complete
street

Near Term Public-Private Partnerships: 2016-2018

(9

10}

Continue to support state and other private financing for the South
Stadium mixed-use transit-oriented development project on the
northeast corner of Fulton and Inyo Streets.

Support the development of a public market in the retail portion of
the city-owned former Gottschalks building as a regional destination
that features locally-grown and locally-manufactured food products
and restaurants. Consider the inclusion of an incubator kitchen that
will help small cottage food business owners have better access to
facilities and resources that can get their product to market.

Support the development of the city-owned surface parking lot south
of Chukchansi Park as a minimum five-story, mixed-use residential or
hotel project.

Publish a Request For Proposals (RFP) to develop the city-owned
warehouse and surface parking lot at the west side of Inyo and H
Streets as a minimum five-story mixed-use development with a public
parking structure to be shared by High-Speed Rail riders as well as
South Stadium residents, employees, and/or visitors.

Support the rehabilitation of existing historic buildings along the
Fulton Corridor.
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Public Infrastructure Project: Complete Streets
Public Infrastructure Project: Open Space
Public Infrastructure Project: Parking

Public Infrastructure Project: Transportation
Public-Private Partnerships

Specific Plan Boundary

HSR Station Area Master Plan Boundary

This diagram shows one of many possible ways of developing the
Plan Area. See opposite page for description of each proposed project.
Ultimately, the actual configuration of new blocks and streets, the
location and design of buildings and the uses within, will be guided by
the Specific Plan and corresponding development standards adopted
to implement the Plan and executed by individual entrepreneurs and
their architects.
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5.2 PRIORITY DEVELOPMENT PROJECTS

that many vacant parcels and parking lots would remain vacant or
continue to be used for parking.

Finally, Downtown’s transformation will require the incremental
introduction of many small projects over several years. One “silver
bullet” project alone will not transform Downtown.

Figure 5.2B - Mid and Long Term Priority Projects: 2019-2022 and Beyond

Mid Term Public Infrastructure: 2019-2022

@ Continue to work towards construction of an intermodal transit
center adjacent to the High-Speed Rail Station and ensure that
local and regional transit service is well-coordinated to facilitate
easy transfers between modes.

@ Reconstruct H Street between Divisadero and Ventura Streets
as a complete street with wide sidewalks, on-street parking,
protected bike lanes, and vehicular travel lanes to facilitate multi-
modal access to the High-Speed Rail Station and the intermodal
transit center.

€ Reconstruct Tulare Street between California Avenue and R Street
as a complete street with wide sidewalks, on-street parking, bike
lanes, and vehicular travel lanes to accommodate safer multi-
modal access through Downtown and to the High-Speed Rail
and Amtrak Stations from the Edison and Southeast neighbor-
hoods. The segment from H Street to R Street should include
protected bike lanes. In most places this will preclude on-street
parking due to space constraints, although on-street parking
should be included where the curb-to-curb width permits it

@ Develop the southeast portion of the High-Speed Rail Station as
“Station Market Square”, a temporary/short term parking and
loading zone that can be closed off to accommodate special
events and farmers markets.

@ Secure financing to construct a new linear park in Chinatown
that can catalyze improvements to existing historic buildings,
stimulate redevelopment of Chinatown, and support develop-
ment around the High-Speed Rail Station. The park should
include green infrastructure to address stormwater runoff and
recharge ground water.

e Reconstruct the south side of Tuolumne Street between H and
Van Ness Avenues with a wide sidewalk, street trees, and on-
street parking to facilitate active street frontage and catalyze the
development of the North Fulton Corridor.

Mid Term Public-Private Partnerships: 2019-2022

€@ Support the development of the Merchants’ Lot (the parcel
bounded by H, Mariposa, Broadway, and Fresno Streets) as
a mid-to-high rise mixed-use structure with residential, retail,
office, and hotel uses wrapped around a public parking struc-
ture that will serve the High-Speed Rail Station and the Fulton
District.

9 Support the development of the North Fulton District, including
the blocks bounded by Federal Alley, Merced, Van Ness, and
Tuolumne as a mid-rise mixed-use development with mixed-
income residential, office, and retail uses.

© Ssupport the rehabilitation of existing historic buildings in
Chinatown.

@ Support the redevelopment of regional retail and office uses on
vacant or underutilized parcels adjacent to the High-Speed Rail
corridor, particularly along H Street.

Long Term Public Infrastructure: Beyond 2022

@ Work with CHSRA to develop a public parking structure to serve
the High-Speed Rail Station behind the Fresno Fire Headquarters
Building, between Tulare Street, t<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>