






































































































































































































































































































































eights mile between East Lane Avenue and the annexa-
tion boundary; development of the remainder of the
length for which 0fficial Plan Lines have been
approved for.a 100 fcot rcadway will be programmed
as demanded by future needs.

Proposed initial public improvement of roadways
also includes signalization of intersections of Lane/

~Willow, Lane/Chestnut, Lane/Peach, Willow/Kings Canyon,

Peach/Xings Canyon, and Peach/Butler. Physical termina-
tion of East Lane Avenue immediately west of South
Chestnut Avenue is contemplated to prevent the disbursal
of traffic westerly into the existing single famlly
nalghborhood

Formation of street improvement districts is
contemplated for the initial comstruction of the

four roadways described above. Street improvements

thus outlined are essential to efficient accommoda-
tion of traffic anticipated for the IRS Center

and the protection of properties within and sur-
rounding the area. Frontage roads to achieve access

"control are contemplated for selected lengths of

the arterial, collector, and major roadways. Local
streets have not been planned as part of the specific
planning process, although a generalized -layout for-
local streets indicates all properties are potentially
capable of maximum development with a minimum amount

of land area devoted to c1rculatlon.
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LAND USE - Existing land use district classifications " These conditions provide the opportunity for

range from RA, residential-agricultural, through - . the orderly transformation of the area into a ;
~neighborhood and heavy <commercial zoning to M-1, light-— | productive balance of land uses coupled with an 2 -
industrial zoning. Assuming the existing zoning pat- efficient street system for the protection of
tern is unchanged, the area will yield a future popu~ local environment.
lation density of approximately 6,500 people and
" approximately 440,000 square feet of retail floor Although ths IRS Center has been viewed by
space, if and when developed to its full capabilities. , some segments of the community as the catalyst
. for a surge of land development throughout a large
Whether the IRS Center dsvelopment had occurred easterly portion of the community, there is no
or not, it is unlikely that the zone pattern would ) evidence to support such generating qualities as
remain unchanged. The highly irregular pattern of ‘ being characteristic of this facility.
land use districts distributed aiong East Kings
Canyon Road between Chestnut and Willow could rea- - It is unreasonable to assume that zll
sonably be considered a probable harbinger of or even a significant portion of IRS
future zoning along the area's arterial roads had. . Center employees will want to live
not the opportunity arisen for specific planning. . across the street from their place of
Slow but consistent population growth and avail- work. Demand for dwellings of any type
ability of land for home construction in a suburban in the Butler-Willow area will be deter-
setting would eventually transform the Butler-Willow mined largely by the market for dwellings
area into urbanized neighborhoods characterized by . in the metropolitan area, not by IRS
incompatible uses at unlikely locations. Center development. .
Conditions relating to development are, however, Similarly, cafeteria facilities and snack bars
clear: - : ‘ : : : ‘capable of serving-all employees within the. - ;
, Center will offset demand for restaurants .
" THE IRS CENTER HAS OCCURRED AND BECAUSE . and quick-meal eating establishments.
OF A PREREQUISITE DEMAND FOR URBAN SER- : Control of employees during their working
- VICES, THE DEVELOPMENT HAS PRECIPITATED . shift precludes the need for these kinds
THE ANNEXATION OF THE CENTER'S SITE AND ] of commercial uses and the need for com-
SURROUNDING TERRITORY. THESE EVENTS,’ : - mercial uses dependent upon lunch hour
IN TURN, DEMAND A DETAILED PLAN THAT WILL - shopping.
PROMOTE REASONABLE DEVELOPMENT AND PRE-
VENT NEW USES IN THE AREA FROM ADVERSELY * The market for goods supplied by large
AFFECTING THE MAJOR STREET SYSTEM, SUR- . : scale retail commercial development in
ROUNDING PROPERTIES, AND THE LOCAL ‘ shopping centers containing department.
ENVIRONMENT. . ‘ stores and/or discount storses will not

be appreciably changed by IRS Center
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development. Retail commercial uses

. of this level of intensity are. deter-

mined by the amount of existing com-
mercial floor space that is competing
Sorrarprefitable share of fawily-in~ -
come expendable for goods and services
by the population of a -given trade area:
Recent studies by market and real estate
analysts (Larry Smith and Company) in-
dicate that existing retail floor space
in the Fresno urbanized area is adeguate
to satisfy demand for department and
discount store commercial floor area at
least through 1975. The trade area Zor
existing major department and discount
stores in the Fresno urbanized area in-
cludes Fresno County and five contiguous
counties. The IRS Center will not add
appreciabls numbers of people to this
trade area.

Retail service uses generally found in

'C-1 and C-6 districts are similarly de-

pendent upon a variety of market factors
involving competition, supply, and de-

mand. Such uses are intensely competitive
with those within a given area as well as
with those retail service uses throughout
the community and are thus characterized

by a high incidence of failure. It is
unlikely that new strip commercial uses

that generally provide retail commercial
service would gain competitive advantages

at locations within the Butler-Willow Area.
The assumption that axposure to high volumes
of traffic are conducive to business pro-
motion is as erroneous for locations in this
area as it is for locations in.any other
area. Traffic volume on collector and

arterial streets in the area will not
" increase to impact proportions because
of the IRS Center.

I e e

“The assumption -t ithe IRE-Cemwter~wili——
create a demand for large scale office
development in the immediate vicinity is
difficult to support. Development of
office space in the Butler~-Willow area

will be conditioned by the increased trend
for new general office space in the Shaw
Avenue area and the possibility of strong
major activity generators in the Central
Area. Planned projects for which construc-
tion documents are in progress (January,
1971) will, in fact, account for most of
thé demand for general office space pro-
jected for the urbanized area through 1975.

From information available on the operation
of the IRS Center, there are no ancillary
uses directly related to its functions that
will require land in the Center's wvicinity
or in the metropolitan area.

The factors outlined above coupled with prior
determinations for collector and arterial streets
and the protection of the area's general environ-
mental characteristics are blended as the basis
for plan formulation.

Actualization of development proposals are
more likely to result from normal response to
market and demand conditions in the Fresno ur-
banized arsa than from opportunistic implications
based on the my:thology of zoning speculation.
Translation of the existing zoning pattern into
the proposed land use districts is thus directed
toward a logical seqguence of development occurring
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in manageable increments over a reasonable span of

time.

s v chand-age-Glistriots rocommended by the Preliminary
Specific Plan will provide:

a land use pattern in which the varying in-
tensity of uses are mutually protective of
each other and of the environment;

inherent property development standards that
amplify the protective gualities of the land

use pattern;

design controls through overlay design con-

-trol districts to preserve and promulgate

the esthetic qualities of the area;

‘the opportunity for efficient land develop-

ment that will be marketable in terms of
projected population growth and known land
absorption rates for the Fresno urbanized
area;

a land use pattern that limits traffic

- generation to a level within the designed

capabilities of arterial and collector
streets; :

a land use pattern that will limit the
intensification of uses to a level within
the designed capabilities of sewer and
water distribution systems and drainage
facilities;

commercial districts adeguate to supply
daily . convenience goods and services for
the potential population of the area;

- recognition of existing land use districts
that are capable of providing goods and
services at levels of intensity that may

“pe competitive within-the metrvoclitan
area in terms of location and potential
attractiveness; and,

- adequate school and recreational facilities;

Land use districts recommended by the Pre-
liminary Specific Plan will affect the area and
the community in terms of:

1. potential population that may result
from dwelling unit densities specified
by the zoning ordinance for each cate-
"gory of residential district;

2, the potential floor area that may
result from parking and floor area
ratios specified by the zoning ordi-
nance for each category of commercial
and office district; and,

3. the demand for urban services and public
facilities produced by the intensity of
usesg; intensity of use is a function of
the poteritial population combined with
the potential floor area in a given com-
position of land use districts.

Land use districts recommended by the RBre-
liminary Specific Plan and their potential )
vield of population and floor area are outlined
in the following chart, IF AND WHEN full-de-
velopment capabilities are realized. '
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DESCRIPTION OF PLAN PROPOSALS

POPULATION :POTENPIAL -— Az & basis for analysis,
development potential . for the Butler/Willow Area
can be examined in contrast with the growth and
rate of growth of the City of Fresno over the past
ten years. Although not a true indicator of urbani-
zation, the incorporated area of the City increased
from 28.6 sguare miles in 1960 to 41.8 sguare miles
in 1970, an increase in area of 46.2 percent. During
the same period between decennial censuses, the popula-
tion of the city increased from 133,929 to 165,972,
an increase of 24 percent. Population thus increased
at a rate of approximately 2.4 percent per year.

Applying rates of population increase to the .
previously described densities and land use patterns
proposed £or the area —-
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From the chart,; the arez-world~achieve the 77
maximum population potential in approximately-
42 years if people move into the area at the same
rate of population growth experienced by the city
over the 1960-1070 period. At 5 percent increase
per year (approximately twice the 1960-1570 City
rate), the aresa would achieve the maximum potentlal
population in about 20 vears.

The rate of populatlon increase will be affected
to some degree by the undeveloped land in the
Impingement Area and outside the Butler/Willow

Area that is zoned for residential use. The existing

population in this "Outer Area" is estimated at
approximately 8,800 and existing vacant land zoned
for residential uses will house an additional 1,600
people.

Residential land use districts proposed by
the plan will provide for an increase in potential
population of 26 percent over the population possi-
ble under the existing residential land use districts.
Limitation of the potential population as proposed
will maintain a workable relationship between ’
density and the capacities of collector and arterial
street system in the vicinity. Establishing and
controlling the population density by specific
planning will provide a basis for sewer water and
utility distribution system design. Proposed land
use districts may also be used as a reliable basis
for establishing school classroom capacities,
providing the specific plan is adhered to as the
development policy for the area.
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The range of residential land use districts
proposed form a graduation of intensity similar

~wEorEhose-ackually . .developed in cther: urbanized

portions of. thecommunity. Translation of existing
land use districts to the proposed land use districts
reflects an urbanizing trend that may be promulgated

.by the extension of urban services.

COMMERCIAT POTENTIAL--2Approximately 45 acres of
land were zoned for commercial uses in the area
prior to annexation. The Preliminary Specific Plan
proposes approximately 62 acres of commercial zoning.
The additional commercial zoning resulted from ad-
justments in the land use pattern for improved
compatibility and the proposed change of approxi-
mately 10 acres of industrially zoned land to neigh-
borhood shopping center zoning.

Retail and service commercial floor aresa that
a given amount. of commercial zoning will yield is
a function of reguired parking to floor area ratios
and property development standards. Proposed com-
mercial land use districts will yield approximately
548,000 sguare feet of additional retail floor
space {excluding approximately 3 acres of com-
mercially developed land and approximately 3 acres
that will probably be limited to service commercial
uses. because of size and configuration).

Development of commercizlly zoned land proposed
Fy the preliminary specific plan will be determined
by the market for retail floor space in the urbanized
area. Profitable retail floor space, in turn, is a
function of family income that 1s availéble for
purchase of retail goods and services and, thus
indirectly, a function of population, income, and
level of employment. According to a mid-1970

economic and market analysis of the Fresno area
by Larry Smith and Company, the unsatisfied de-
mand for departmént-and disé¢cunt store floor -
space will range from a mere 20,000 sguars feet
to 150,000 square feet by 1975, thus indicating
the demand for these kinds of retail facilities
is currently satisfied. By 1885, this economic
study estimates a demand for 300,000 .to 485,000
square feet for department and discount store
floor space may exist in the Fresno urbanized
area. Existing major activity generators in
established locations will undoubtedly continue
to hold and attract new retail uses {(Central
Business District, Fashion Fair, Manchester
Center, Fig Garden Shopping Center, and others).

The study by Larry Smith and Company also

" indicates an estimated potential demand for non-

department store retail floor space of 135,000
square feet in the Fresno urbanized area in

1972, 385,000 sguare feet by 1975 and 980,000
sgquare feet by 1985. Development of non-department
store floor space will be conditioned by land
market and locational factors throughout the
urbanized area, as well as the demand for various
types retail facilities.

Thus, the rate of development and composition
of retail commercial floor space in the Butler/

. Willow Area will be determined by market factors

and the degres of attractiveness of commercially
zoned sites in the area among competitive re-
lationships of established and developable sites
throughout the Fresno urbanized area. There is

. no indication ‘that the IRS Center will have any
bearing on the attractiveness. of restail locations

in the Butler/Willow area.
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POTENTIAL OFFICE DEVELOPMENT--For the purposes

of analysis it is assumed that approximately two-
thirds of the acreage proposed for residential-

.J,:,;_pxgﬁaSSionalqfoice use. will bhe used for offices.. .

and of that area, approximately 40 percent would
actually vield office floor space. EBxcluding the
IRS Center site and existing R-P zoned land for
which uses are known and partially developed, 26
acres proposed for R-P zoning could, therefore,
yield up to an estimated 300,000 square feet of
office space.

With»reference to office space, the Larry Smith

and Company economic and market study estimates a
1972 demand for general office space of 85,000 to
135,000 square feet outside the Central Area and
‘within the urbanized area.

ESTIMATED OFFICE FLOOR SPACE DEMAND

URBANIZED AREA*
EXCEPTING

CENTRAL BUSINESS DISTRICT

HIGH ow .

(Sq.Ft.) - (59.Ft.)
1972 85,000 135,000
1975 175,000 | 270,000
1985 550,000 800,000

*HIGH FIGURES ARE APPROXIMATELY ONE-HALF OF
THE OFFICE SPACE DEMAND ESTIMATED FOR THE
URBANIZED AREA.

These estimates are for general office space,
and it is impossible to determine the actual de-
mand for the types of office uses that may be

use districts.

A very positive trend toward general office
space development on Shaw Avenue is apparent, as
is the strong pessibility that major activity
generators will develop in the Central Area. Such
trends in these two prime areas will affect the
rate and type of office uses in the Butler/Willow

area.

The residential professional office district
has been proposed to accommodate the probable
development of small office uses that may seek to
locate in the area. More importantly, however,
is this district's use as a separating, transition
zone between single family residential areas and
more intensely used, non-residential areas.

RETENTION AND PROMOTION OF ESTHETIC QUALITIES--
The boulevard area modifying district is proposed
to provide the special property development stand---

ards and architectural controls necessary to ensure -

the preservation and promotion of esthetic qualities
present in the area. Landscaped setbacks will

‘'soften the hard edges of arterial .and collector

roads, provide for the continuation and addition
of tree gtrips characteristic of the area and
provide a natural "shelterbelt" filtering system
of trees and shrubs to reduce odors and pollutants
in the air. Where necessary for controlled access,
frontage roads with landscaped divider islands

are proposed. . i :
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Frontage roads are recommended for Peach Avenue
between Kings Canyon Road and Butler Avenue, and for

To safeguard the rural suburban characteristics

~of the area, the means to retain and promote in-

herent esthetic gualities must be established with
the specific plan. The opportunity to utilize and
strengthen existing features lies primarily with

developers and property owners as the area is gra-

" dually transformed into urban uses that are esthetically

pleasing as well as efficient and profitable. Such an
opportunity is rare and should be supported with a
development policy that will encourage adaptation of
the area's physical features rather than the pro-
motion or exploitation.

eveloped: frontages of ‘Butler Avenue, v mweswemes oo o i
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VALUE OF DEVELOPMENT POTENTIAL

The land use pattern proposed for the Butler/
Willow Area will ultimately be translated into the
*brick @nd mortdr”™ of Structures for shelidr,’ ’
sarvice and commerce. Investment jin land and
structures will, in turn, generate taxes for.the
community.

To determine approximate values of land, 47
‘actual property sales occurring in northeast Fresno
from 1967 through mid-19%70 were examined. Informa-—
tion on estimated market values for various categories
of land use districts was also obtained from the
Fresno County Assessor's Office. These estimates
were evaluated with the actual property sales, and
in most instances, rounded and reduced slightly |
to compensate for the differences in attractiveness
of land in the vicinity of Fresno State College in
comparison to land in the Butler/Willow Area.

For the purposes of estimating the value of
improvements, the Marshall Valuation Service was
utilized in determining costs of various housing
types for which average floor areas were estimated.
Areas of units typically constructed in the Fresno
area were used. A similar basis was used for
commercial construction. Dwelling unit yield and
potential commercial f£loor areas more then comblned
with cost and floor area estimates.

Land and lmprovement values were thus. obtained
and summarized on the following chart., These figures
do not imply rate of development, which is indeter-
minant. Value of probable development potential for
the percentages of saturation indicated are shown.

T =tE
Ké““’ VAT&*.@ \«"Aw"’ o Dwmfsmﬁﬁw FETENTIAL
| up_M } e W@PME&“ PEZ”“""%TMH N
K H,f22uga L
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IMPRSEMENT | .
. = '] ?!
g C25H51E$, JE S ;ﬁaff =0 €§ éb =
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The eventual property tax producing capabilities
of the area are a function of types of development
that occur and that are based on the Butler/Willow

Specific Plan. Estimates of the market value of
property costs of 1mprovemﬂn s outlined above weis
used to determine assessed valuation. All tax
vield estimates are based on the 1971-72 assessed
valuation of twenty-five percent of value of property
and improvements thus obtained.

The current city tax rate of $2.99 per $100.00
of assessed valuation was used for these estimates,
although it is doubtful that this rate will remain
constant, The total estimated tax return is based
on Code 627-00 and Code 627.10, the rates of which
amount to $13.62 per $100.00 of assessed valuation.

The figures do not imply rate of development
which is indeterminant. Tax producing capabilities
only are related to the probable potential for
the percentages of saturation indicated.
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SUMMARY AND RECOMMENDATIONS

DEVELOPMENT - Although formulated as a series
of land use controls and a circulation system, the
opportunity to achieve the goals of community de-
velopment is implicit with the Preliminary Specific
Plan. Estimated value of potential development that
becomes possible through the Specific Plan vehicle
is approximately 185 percent of the existing estimated
value of the area, including the IRS Center. Without
planned land use and the attendant circulation system,
it is doubtful that the area would achieve the same
development potential. Adverse effect of early,

" over-intensification of land use would be self-
" defeating and inhibit the promulgation of a balanced

land use pattern. Premature development and over-
intensification would discourage the use of other

"land. Ultimate potential tax return would not be

realized and burdensome costs would result from
disproportionate demands on tax supported urban ser-
vices as the community attempted to achieve a
balanced condition in the area.

Considerable attention has been given the
planning process as the initial and guiding effort
to blend the Butler/Willow into the urbanizing
fringe rather than the creation of an area of uni-
gque development characteristics. The area's
unigqueness will unguestionably result from retention
of the area's environmental guality and not as the

‘result of the IRS Center development.

RECOMMENDATIONS = The recommendation to approve
the proposals set forth in the preliminary specific
plan is inherent with the technical effort associated
with plan preparation. The review and approval
cycle that follows preliminary review by the by the-

Planning Commission, will, of course, provide
the opportunity for public and official re-

view and subsequent modification by the Planning.
Commission, Council, and other agencies.

Once approved, however, the integrity of
the plan should be protected from unwarranted
changes in land use. Such protection can best
be achieved through a policy that supports
retention of the land use districts designated
and approved by the specific plan process. The
supporting nature of this kind of policy could
be similar to the extended control of federally
sponsored redevelopment projects that prohibit
changes in zoning for a period of 40 years. Al-
though redevelopment project area control is
obtained through deed restricticns, it is re-
commended that other means to retain the zoning
fixed by the specific plan for a period of at
least 10 years be investigated by the Planning
Staff for consideration by the Planning Commission
and Council. : S

Alternatively, a firm policy set by and

‘adhered to by the Planning Commission and Council

would accomplish the same degree of plan pro-
tection and more effectively achieve community
development goals. Such a reinforcing policy
should recognize the integrity of the plan and

its importance tc the extent of requiring proof

of significant changes in the surrounding planning
and as a basis for zone changes. Recognition of
changes in market factors and land economics as
the only basis for rezoning would inherently be-
come the backbone of this kind of a policy.
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REVIEW AND APPROVAL CYCLE

-

PLANNING COMMISSION - ReVlew of Prellmlnary
Speclflc Plan; schedule public hearing..

PLANNING STAFF - Plan modification, if required;
legal notice of property owners in area and vicinity.

PLANNING COMMISSION - Public Hearing on Pre-
liminary Specific Plan; schedule public hearlng on
final specific plan.

PLANNING STAFF -~ Plan modification if required;
preparation of official maps for public hearing on
final Specific Plan if required.

PLANNING COMMISSION - Public Hearing on final

- specific plan; resolution of recommendation to

Council.

PLANNING STAFF - Plan modification, if re-
quired; legal noticé of property owners in area
and vicinity of public hearing before Council;
preparation of report to Council, 1nclud1ng
Planning Commission recommendation.

COUNCIL - Public hearing on final Specific
Plan.

PLANNING STAFF - revision of Official Zone
Maps and preparation of other official documents
according to Council action.
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