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1. INTRODUCTION
The purpose of this document is to provide a simple and easily readable objective report on the existing planning and development conditions for the 
West Area. This document lays the foundation for the creation of a Specific Plan for the West Area. The West Area has two existing plans which are the 
West Area Community Plan and the Highway City Neighborhood Specific Plan. The current West Area Community Plan was adopted on February 1, 2002 
under Appendix W of the City of Fresno’s 2025 General Plan. The West Area Community Plan consists of a thirteen (13) page document detailing policy 
goals and initiatives to develop the West Area as a planned community in conjunction with a range of services and facilities for community residents. The 
Highway City Neighborhood Specific Plan which was adopted on January 6, 1998 sought to strengthen and improve livability within the neighborhood. The 
following terms: Plan Area, West Area, West Planning Area, and Planning Area describe the project area and are used interchangeably.
This report will provide an overview of existing and current 
land uses within the Plan Area. Policymakers and interested 
parties will be able to use this document as a snapshot of 
what is currently in the built environment, and the amount 
of development capacity within the Area. This document 
is not meant to serve as a policy document, but rather to 
guide planning policy within the West Area. This document 
should be used for the following purposes:

1)

 
2)

 

3)

 

4) 

 

5) 

6) 

For information on how you can get involved in this 
project, please contact the Development and Resource 
Management Department for the City of Fresno at 
559-621-8181.

Facilitating public involvement in the planning process for 
the West Area Specific Plan;

Provide greater understanding to policymakers and 
community stakeholders of the present development 
opportunities within the Plan Area;

Help create a Specific Plan that encourages consistent 
and compatible development, and maximizes parcel 
utilization;

Assist Area residents, community stakeholders, and 
policymakers to develop and create an identity for the 
Area; 

Cooperate and coordinate with County policymakers to 
implement planning and development goals of the Fresno 
General Plan, and the policies developed for the West 
Area Specific Plan; and

Create the foundation for the Program-level Environmental 
Impact Report.

I N T R O D U C T I O N
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1.1 HISTORIC INFORMATION
1.1 BACKGROUND
HISTORIC INFORMATION
Fresno was founded after the California Gold Rush 
ended and twenty-two (22) years after California 
became a State by the Central Pacific Railroad 
Company in 1872. Fresno was described as being 
a barren sand plain in all directions. Leland J. 
Stanford, a Director for the Railroad, is credited 
with selecting the site of the new station. Impressed 
with the 2,000 acre wheat field belonging to A.Y. 
Easterby, Stanford announced, “Wonderful! Here 
we must build the town!” Fresno experienced a 
population boom with settlers arriving from the 
eastern and southern states, and abroad. The 
Chinese were the earliest foreign settlers, and 
continued to grow in numbers such that Fresno, 
at that time, had the second largest Chinatown 
in California. Fresno became the County seat in 
1874 and was incorporated in 1885. In 1875 the 
Central California Colony was established south of 
Fresno, and encompassed approximately 3,840 
acres.

Later in the 1880’s Fresno saw an increase in 
settlers from Armenia, Germany, and Japan. Other 
groups arrived and established colonies throughout 
the city. The early 20th century witnessed a large 
increase in the Hispanic population. Today, Fresno 
celebrates a diverse citizenry of more than seventy 
(70) different ethnic groups in the metropolitan 
area. Tracts of land were subdivided into 20-40 
acre parcels, irrigated from a system of canals 
and often landscaped with boulevards of palms, 
eucalyptus, figs, walnuts, oranges, and drought-

resistant trees. By 1903 there were 48 separate 
colonies in Fresno County. Portions of subdivisions 
of the Perrin colonies and the Muscatel Estate 
are within the Planning Area. In 1910, the colony 
system lost its popularity and large land holders 
began selling off portions of the land to farming 
families.

James Clayton Forkner moved to Fresno in 1912, 
and helped establish Highway City, a neighborhood 
for industrial and farm workers to live. A southwest 
portion of Highway City is within the Plan Area. 
Highway City excluded, a significantly large 
portion of the Plan Area remained farmland until 
the installation of Highway 99, which encouraged 
increased land development. The advent of the 
automobile encouraged continued growth and 
development to occur north of the city’s urban 
core. The City annexed land west of Highway 99 as 
recent as the early 21st century, which includes 
undeveloped and underutilized lands adjacent 
to established commercial corridors in the Plan 
Area.

W E S T  A R E A  E X I S T I N G  C O N D I T I O N S  R E P O R T
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IMAGE OF ORIGINAL CENTRAL HIGH SCHOOL LOCATED IN THE  WEST AREA
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1.2 ANNEXATION HISTORY
1.2 
ANNEXATION HISTORY
Fresno has continued to develop and grow north 
of Downtown, including into the West Area. 
With development came annexation into the 
unincorporated county areas. The city’s only 
natural border is the San Joaquin River to the 
north and the municipal border of the city of Clovis 
to the northeast. As a result of this, annexation 
has spread northeast and west into rural and 
agricultural land. With unplanned development 
and annexation in the West Area comes a hodge 
podge of confused and incompatible mixture 
of complete neighborhoods, vacant land, and 
intense commercial or industrial uses.

Most annexation within the Plan Area occurred 
within the last forty-five years, with the majority 
occurring within the last thirty-five years. The only 
exception is the Highway City neighborhood which 
was annexed to the City on June 1, 1981, twenty-
six years after being bisected by the installation 
of Highway 99. The existing conditions report 
for the General Plan and Development Code 
Update (August 2011) mentions that irregular 
rural patterns have continued to constrain and 
discourage development in the West Area. This 
development condition also creates an identity 
issue for the Planning Area. Except for the small 
portion of Highway City neighborhood, the Planning 
Area lacks identity. As annexation expanded the 
city’s border into rural areas, defining the area 
has become even more of a challenge.

WEST CLINTON AVE.

W E S T  A R E A  E X I S T I N G  C O N D I T I O N S  R E P O R T
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WEST AREA ANNEXATION H ISTORY MAP
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121.3 OVERVIEW
1.3A- BACKGROUND
POLITICAL INFORMATION
The West Area is situated in the 16th Congressional 
District, the 8th State Senatorial District, and the 23rd 
and 31st State Assembly Districts. The Plan Area is 
also situated in County Supervisorial District No. 1. 
In addition, the Plan Area, excluding the Sphere of 
Influence (SOI), is represented within Council Districts 
1, 2, and 3. Council District 1 covers a significant 
central portion of the Plan Area with 2,568 acres or 
approximately four (4) square miles. Council District 
2 covers the most northern portion, excluding the 
SOI, with approximately 996 acres or one and a half 
(1.5) square miles. Finally, Council District 3 covers 
the most southeastern portion of the Plan Area with 
approximately 654 acres or a little more than one 
(1) square mile. The SOI covers approximately 2,859 
acres within the Plan Area. Figure 1.3A shows the 
breakdown of these population divisions within each

District No. 1

District No. 2

District No. 3

Sphere Of Influence

21,133

5,548

8,635

3,187

4

1.5

1.02

4.5

5,283 ppl per sq.mi

3,669 ppl per sq.mi

8,466 ppl per sq.mi

708 ppl per sq.mi

Population Square Miles Population
Density

Total 38,503 11.02
3,211

ppl/sq.mi

Council District

Source: ArcGIS & United States Census   ppl per sq. mi. = people per square mile

FIGURE 1.3A- COUNCIL DISTRICT/ SPHERE OF INFLUENCE INFORMATION

Council District and SOI. The Plan Area is served by 
the Central Unified School District; however a small 
portion of Trustee District No. 5 of the Fresno Unified 
School District touches the most southeastern portion 
of the Plan Area which is largely commercial uses.

1.3B- GENERAL
This existing conditions report lays the groundwork for 
the West Area Specific Plan, and exhibits the current 
conditions of the area. The Plan Area is located west of 
State Route 99 or more commonly known as Highway 
99 which runs diagonally north and south at the Plan 
Area’s most eastern edge. Vehicular trips may head 
north to Sacramento or San Francisco, or south to 
Bakersfield or Los Angeles. The Plan Area is within

Development Area No. 1 – North (DA-1 North), and 
is bounded by West Clinton Avenue, thenceforth 
west to Grantland Avenue, thenceforth north to 
Shields Avenue, thenceforth west to Garfield Avenue, 
thenceforth north to Parkway Drive, and thenceforth 
southeast abutting Highway 99 to West Clinton 
Avenue.  The Plan Area includes the southwest portion 
of Highway City along Highway 99. The Sphere of 
Influence (SOI) includes the most northern, westward, 
and southwestward portions of the Plan Area, and is 
considered county land adjacent to the city of Fresno’s 
municipal boundary line (Fresno city limits).

1.3C- LAND
The West Area is vast in land. The land size of this 
Planning Area is larger than combined land areas of 
three Fresno county cities, including: San Joaquin 
(1.20 square miles), Sanger (5.75 square miles), 
and Kerman (3.27 square miles).  With 7,077 acres 
or slightly more than eleven (11) square miles, 
a significant amount of land is farmland or rural 
residential lots with large, uneven, and underutilized 
parcels. This existing conditions report will examine 
tentative and final maps, which will impact potential 
land use changes within the West Area. Along 
with depicting land use within Chapter 3, a map 
accompanied by analysis will be included to show 
parcels protected by the Williamson Act Contracts 
between property owners and the County.

W E S T  A R E A  E X I S T I N G  C O N D I T I O N S  R E P O R T
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2. CURRENT SOCIAL 
CONDITIONS
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CENTRAL LEARNING ADULT SCHOOL SITE
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2. CURRENT SOCIAL CONDITIONS
2.1 
RACE AND GENDER
According to the United States Census Bureau, the 
Hispanic community represents the majority race 
in Fresno, and the West Area. The Hispanic ethnic 
group includes Mexican, Puerto Rican, Cuban, and 
any other Hispanic or Latino groups. In 2015, the 
Hispanic community slightly edged out Whites as the 
largest ethnic group in the state of California. That 
demographic swing is reflected in the city and Plan 
Area as shown in Figure 2.1A. Figure 2.1B shows the 
female populace with an even balance or slight edge 
over the male population in the state, city, and Plan 
Area.

FIGURE 2.1B- GENDER

Source: The United States Census Bureau, 2016 Population Estimates

Source: The United States Census Bureau
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FIGURE 2.1A- RACE
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WEST AREA LOCAL ALMOND FARM
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2.2 EDUCATION
2.2A- CENTRAL UNIFIED SCHOOL 
DISTRICT
Public education is serviced by twenty-one (21) 
schools within Central Unified School District 
(herein referred to as “the District”). The day-
to-day affairs of the District are managed by a 
full-time superintendent. The Board of Trustees 
serves as the District’s governing body. The Board 
is comprised of a seven (7) member board, each 
elected from and representing an area, three (3) 
Board areas are located within the Plan Area. The 
District, as a whole, spans approximately eighty-
eight (88) square miles, and primarily services 
suburban and rural residents. The District is one 
of the Plan Area’s largest employers. District 
staff reports that for the 2016-2017 school year, 
Central Unified had approximately 663 teachers 
for 15,772 pupils equating to a nearly 23-to-1 
student-teacher ratio. Enrollment has increased 
to approximately 15,900 for the 2017-2018 
academic year. During the 2016-2017 academic 
year, the District employed 1,405 individuals. 
For the 2017-2018 academic year, the District’s 
payroll has increased by 167 to 1,572.

It can be assumed that as development occurs 
in the Plan Area, the District will be required to 
provide additional building and staffing resources 
to meet increased enrollment. Residential 
development has modestly continued to occur. 
At the time of adoption of the General Plan, the 
District had nineteen (19) schools; today the 
District has increased to two (2) additional schools. 
The District has large tracts of undeveloped 
developable land available for additional school 

buildings. Within the Plan Area, the District’s 
schools are located both within the Sphere of 
Influence (SOI) and within the city limits. District 
schools within city limits of the Plan Area are 
primarily located within Council District 1. No 
school buildings or facilities are located in Council 
District 2. The only school building currently 
located in Council District 3 is the Central Learning 
Adult School located near Shields and Brawley 
Avenues.

HERNDON BARSTOW ELEMENTARY SCHOOL

W E S T  A R E A  E X I S T I N G  C O N D I T I O N S  R E P O R T



19

WEST AREA SCHOOLS
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2.2B- EDUCATIONAL ATTAINMENT
Figure 2.2B shows where the West Area’s educational 
attainment level is in comparison to the educational 
attainment of the state of California and the city of 
Fresno. Approximately 82% of the state’s population 
has a high school education or higher, to include some 
college or an associate’s degree. 31% of the state 
has attained a bachelor’s degree or higher level of 
education. Educational attainment levels are lower in 
the city as compared to the state. 75% of city residents 
have attained a high school education or higher, and 
20% have attained a bachelor’s degree or higher. The 
West Area’s educational attainment is lower than both 
the state and city. In the high school or higher category, 
37% of West Area residents have attained a high school 
education or higher and slightly more than 8% of West 
Area residents have attained a bachelor’s degree or 
higher level. 

2.2C- HIGHER EDUCATION
The city of Fresno is home to several institutions of 
higher learning. However, none are located within the 
Plan Area. Individuals residing in the Plan Area would 
need to commute more than ten miles to colleges and 
universities within the city. The only vocational school 
within the Plan Area is A-1 Truck Driving School. A-1 
provides educational assistance to students seeking to 
obtain a commercial driver license from the California 
Department of Motor Vehicles in order to operate large 
commercial vehicles for a career. Figure 2.2-C shows 
the approximate distance to higher learning institutions, 
and the estimated travel time it takes to get to those 
institutions.
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FIGURE 2.2B- EDUCATION

Fresno Pacific University

California State University- Fresno

San Joaquin Valley College

Fresno City College

17.4 Miles/Approximately 23 minute commute

University/ College Approximate Miles/Time

12 Miles/Approximately 29 minute commute

12 Miles/Approximately 22 minute commute

13 Miles/Approximately 19 minute commute

FIGURE 2.2C- DRIVING DISTANCES

Source: Directions, Google Maps
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2.3 INCOME AND JOBS
While the education level is lower than both the city and 
state, the median household income levels of the Plan 
Area are fairly higher than the city’s median household 
income level. Figure 2.3A shows the median household 
income for residents of the state of California, city of 
Fresno, Council Districts within the Plan Area, and the 
Sphere of Influence (SOI). The figure shows that the 
median household income of Council District No. 2 
surpasses the median household income level of both 
the state and the city. It could be assumed that low 
education levels will translate to lower income levels. 
However, over 50% of the Plan Area population is 
employed within the healthcare, agricultural, blue collar, 
or service sectors. These kinds of jobs typically require 
only a high school diploma or General Equivalency 
Diploma (GED) in order to receive vocational instruction 
or certification which leads to a stable career.

Blue collar employment is defined as having a job that is 
not performed in an administrative setting and is skills-
based such as a welder, plumber, warehouse personnel, 
or maintenance. It is believed the reason income levels 
are fairly high in the Plan Area even though education 
levels are lower is because of blue collar and service 
sector employment. For example, 44% of those working 
within the blue collar employment sector listed in Figure 
2.3B have transportation jobs. According to a 2015 
report from the American Trucking Association (ATA), the 
median annual wage for a truck driver is approximately 
$73,000. The ATA has noted compensation for truckers 
has increased approximately 12% per year1. This is one 
example of an industry where the job may require only 
a high school diploma or GED, but the earning potential 
can exceed $70,000 per year.

FIGURE 2.3A- 

Source: ArcGIS and United States Census Bureau

MEDIAN HOUSEHOLD INCOME

ISLAND WATER PARK
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Source: 1. ESRI; Vintage 2017; 2017 Jobs (ESRI)
    2. Usual Weekly Earnings of Wage and Salary Workers- Third Quarter 2017. Bureau of Labor Statistics. U.S. Department
        of Labor. October 18, 2017.

FIGURE 2.3B- JOBS
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MARKS AND CLINTON BUSINESSES
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WEST AREA INCOME AND JOBS
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Sources: Esri, HERE, Garmin, USGS, Intermap, INCREMENT P, NRCan, Esri Japan, METI, Esri China (Hong Kong), Esri Korea,
Esri (Thailand), NGCC, © OpenStreetMap contributors, and the GIS User Community

Source: The 2017 Media n House hold Income is a n estimate
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e qua l parts. This data are ESRIs 2017 estimates.
Copyright:© 2016 ESRI
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2.4 PUBLIC SAFETY
2.4A- FRESNO POLICE DEPARTMENT
The City of Fresno provides two vital public safety 
services to its residents, police and fire protection. The 
Police Department is under the leadership and direction 
of Police Chief Jerry Dyer. The Department’s principal 
headquarters is located at 2323 Mariposa Street 
at what once was Fresno’s City Hall. Fresno has five 
policing districts and the West Area is located in Police 
District 5 – Northwest, but the police district office is 
not located in the Plan Area. It is located approximately 
2.5 miles east.

2.4B- FRESNO FIRE DEPARTMENT
The Fire Department is under the leadership and 
direction of Kerri L. Donis, and is headquartered at 911 
H. Street. In order to provide effective and timely service 
to city residents, the Fire Department has 23 stations 
located across the City of Fresno. The department has 
two stations located within the Plan Area. Fire Station 
No. 16 is located in a former residential structure at 
the intersection of West Clinton Avenue and North 
Polk Avenue (2510 N. Polk Street). In the northern 
portion of the Plan Area, Fire Station No. 18 is located 
off of West Bullard Avenue at 5938 North La Ventana 
Avenue. The Fire Department reports that this station is 
temporary, and will permanently be relocated to Shaw 
and Grantland to strategically ensure the Department’s 
“4 Minutes to Excellence” response time goal.

WEST AREA FIRE STATION 16
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2.5 HEALTH & ENVIRONMENT
The Office of Environmental Health Hazard Assessment 
(OEHHA), on behalf of the California Environmental 
Protection Agency, provides CalEnviroScreen 3.0. This 
tool is used to designate disadvantaged communities 
in accordance with Senate Bill 535 of 2017. This tool 
helps the State of California and communities like 
the city of Fresno to determine core areas in need of 
immediate reinvestment to mitigate pollution and 
advance environmental improvements. Disadvantaged 
communities may receive 25% of the proceeds from the 
Greenhouse Gas Reduction Fund to go toward projects 
that provide a benefit to disadvantaged communities. 
The city, including the entire Planning Area is shown as 
a disadvantaged community.

In fact, CalEnviroScreen 3.0 also exhibit high 
pollution, low population areas of the state as being a 
disadvantage community in accordance with SB 535. 
CalEnviroScreen 3.0 scores communities on a 10-tiered 
percentile for air pollution. Most of the West Area is 
in the 80th and 90th percentile for pollution burden 
representing the potential exposures to pollutants and 
the adverse environmental conditions caused by such 
pollution. Areas along a major highway tend to be in the 
highest percentile for poor air quality due to pollutants 
from commercial and motor vehicles. The farther away 
one is from Highway 99, the railroad, and major arterial 
roads, the higher the likelihood that the air quality is 
better.

INSPIRATION PARK
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Source: CalEnvironScreen version 3.0, released January 6, 2017.
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Pollution Burden

Ê
0 0.5 10.25

Miles

CalEnviroScreen 3.0
1 - 10%

11 - 20%

21 - 30%

31 - 40%

41 - 50%

51 - 60%

61 - 70%

71 - 80%

81 - 90%

91 - 100%

Boundaries

Fresno City Limits

West Area Specific Plan Boundary

Fresno Sphere Of Influence

Circulation
State Highway

Major Streets

Rail Lines

¬(Å High Speed Rail Alignment

C U R R E N T  S O C I A L  C O N D I T I O N S



30
C

U
R

R
E

N
T

 S
O

C
IA

L 
C

O
N

D
IT

IO
N

S

2.6 HOUSING ELEMENT
In 2017, the City of Fresno adopted the Fresno General 
Plan 2015-2023 Housing Element. The Housing 
Element provides a comprehensive plan to encourage 
development of affordable and safe housing for all 
residents of the city. The Housing Element is explicitly 
developed for the City of Fresno; parcels within the 
Sphere of Influence (SOI) will be under the County’s 
policy and implementation program. The Housing 
Element sites map identifies the acreage of land 
available to accommodate affordable residential 
development. Many of the Housing Element sites within 
the Plan Area are on vacant or underutilized lots. Some 
Housing Element sites have approved tentative maps or 
final subdivision maps and are planned for development 
in the near future. 38% are considered Very Low/Low 
Density, which per State requirements, are situated 
in high density and urban neighborhood residential or 
mixed used zone districts.

HOUSING ON CLINTON
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WEST AREA HOUSING ELEMENT

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å
¬(Å

¬(Å
¬(Å

¬(Å
¬(Å

¬(Å
¬(Å

¬(Å
¬(Å

¬(Å
¬(Å

¬(Å
¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å

¬(Å
¬(Å

¬(Å
¬(Å

¬(Å
¬(Å

¬( Å
¬( Å

¬( Å
¬( Å

¬(Å

Br
aw

le
y

Shields

G
ra

nt
la

nd

H
ay

es

M
ar

ks

W
es

t

C
or

ne
lia

Ashlan

Shaw

Bullard

Herndon

Dakota

Clinton

Gettysburg

Barstow

Sierra

Alluvial

Br
ya

n

H
ug

he
s

Po
lk

Va
le

nt
in

e

Bl
yt

he

Clinton

McKinley

G
ar

fie
ld

UV99

UV99

Sources: Esri, HERE, Garmin, USGS, Intermap, INCREMENT P, NRCan, Esri Japan, METI, Esri China (Hong Kong), Esri Korea,
Esri (Thailand), NGCC, © OpenStreetMap contributors, and the GIS User Community

Source: Boundary and circulation information, 
City of Fresno Development And Resource Management 
Department, 2017; Housing Element Sites 2013-2023 CIty of
Fresno General Plan. World Street Map, developed by Esri
using DeLorme basemap layers, Automotive Navigation Data, 
SGS, UNEP-WCMC, Tele Atlas Dynamap, 2009, City 
Boundaries, 2017, CA Department of Transportation, 2016

Housing Element Sites

Ê
0 0.5 10.25

Miles

Boundaries

Fresno City Limits

West Area Specific Plan Boundary

Fresno Sphere Of Influence

Circulation

State Highway

¬(Å High Speed Rail Alignment

Major Streets

Rail Line

Housing Element
Affordability

Above Moderate - 626.12 Acres

Moderate - 45.09 Acres

Very Low/Low - 406.9 Acres

C U R R E N T  S O C I A L  C O N D I T I O N S



32
C

U
R

R
E

N
T

 S
O

C
IA

L 
C

O
N

D
IT

IO
N

S

2.7 PRIME FARMLAND
Fresno county is ranked as one of the top agricultural 
counties in California. In 2017, county produce had 
nearly $6.1 billion in crop value. A majority of the crops 
are grapes, almonds, cotton, and citrus. The Fresno 
region has a rich history in agriculture that spans from 
A.Y. Easterby’s lush wheat field to Sicilian immigrant 
Baldassare Forestiere’s Underground Garden. Currently, 
residential and commercial development in the West 
Area abuts farmland. For many years the West Area was 
largely Fig Orchards. The West Area Specific Plan could 
potentially incorporate planning policies that recognizes 
and celebrates Fresno’s agricultural farmland and 
agricultural history.

The West Area has approximately 3,070.95 acres of 
land within the built environment that is classified as 
Urban and Built-Up. Prime farmland is located primarily 
outside of the Plan Area. The West Area has 285.65 acres 
of Farmland of Statewide Importance which is located 
primarily in Council District 1, Council District 2, and the 
Sphere of Influence (SOI). Unique Farmland has 505.39 
acres within the Plan Area and is located within the 
southwest portion of the West Area. Farmland of Local 
Importance has 1,562.82 acres situated throughout the 
entire Plan Area. Vacant or Disturbed Land and Rural 
Residential Land account for approximately 1,650.17 
acres within the Plan Area’s SOI. Nonagricultural and 
Natural Vegetation, and Semi-Agricultural and Rural 
Commercial Land account for 3.15 acres of land in the 
Plan Area.

AGRICULTURE LOCATED IN THE WEST AREA

W E S T  A R E A  E X I S T I N G  C O N D I T I O N S  R E P O R T
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WEST AREA HOUSING ELEMENT
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Sources: Esri, HERE, Garmin, USGS, Intermap, INCREMENT P, NRCan, Esri Japan, METI, Esri China (Hong Kong), Esri Korea,
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3. LAND USE
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3.1. 
OVERVIEW
The West Area has over 2,859 acres or 
approximately 4.5 square miles of county land 
that is located within the SOI. Fortunately, there 
are no county islands located within the Plan 
Area. Figure 3.1 exhibits the population for the 
area has increased as projected by the Fresno 
General Plan and appears to be on track to an 
overall estimated population of 64,650.

3. LAND USE

3.2. 
EXISTING LAND USES
The City of Fresno maintains an inventory of 
existing land uses within city limits and the 
sphere of the influence. Depending on prior 
development, existing land uses may conflict with 
the Plan Area’s planned land uses. This inventory 
serves the following purposes:

W E S T  A R E A  E X I S T I N G  C O N D I T I O N S  R E P O R T

1) Informs policymakers and planners how 
property owners are currently using their 
property;

2) Helps policymakers and planners determine 
land capacity, density, and land utilization 
within the Plan Area; and

3) Describes current potential real estate trends 
within the Planned Area.

The West Area has approximately eight (8) 
different existing land uses which include the 
following: rural/estate residential, multiple family 
residential, single family residential, vacant 
land, public/government facilities, open space/
agricultural land, industrial uses, and commercial 
uses.

Rural/Estate Residential:
27% of the existing land uses within the Plan Area 
is currently used as rural/estate residential. Of 
the 6,109 acres of developable lands within the 
Plan Area, 1,640.68 acres are low density single 
family homes that are occupied lots with a size of 
2-9 acres per dwelling units.

Multiple-Family Residential: 
Approximately 2% of the West Area account for 
multi-family residential development. These uses 
are primarily located adjacent to arterial roads 
with easy access to Highway 99, and FAX service 
lines. 

Single Family Residential: 
This use accounts for approximately 21% of the 
existing uses within the Plan Area. These uses 
are located primarily within the city’s boundary, 
especially Council District No. 1 which represents 
the city’s largest land area and population in the 
Plan Area.

Vacant:
15% of the land or 911.34 acres account for 
vacant lands within the Plan Area. Vacant areas 
are located throughout the Plan Area, in both 
the city and SOI. Vacant areas represent infill 
opportunities within the Plan Area’s densest 
neighborhoods.

Public/Government: 
These uses account for approximately 6% or 
337.83 acres of land. These land uses include 
Central Unified School District facilities, churches, 
the Dante Club, and the Hacienda facility.

Source: 1. ESRI; Vintage 2017; 2017 Household Population (ESRI); populationtotals.HHPOP_CY
2. Percentage of population increase by development area from 2017 through 2035 extrapolated from General Plan Table 
1-3: Residential Development Capacity under General Plan Horizon
3. 2035 population based on the average annual growth rate of 1.24% to the General Plan Horizon Year of 2035 provided in the Fresno General Plan

FIGURE 3.1- POPULATION ESTIMATE
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WEST AREA EX IST ING LAND USE
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Sources: Esri, HERE, Garmin, USGS, Intermap, INCREMENT P, NRCan, Esri Japan, METI, Esri China (Hong Kong), Esri Korea,
Esri (Thailand), NGCC, © OpenStreetMap contributors, and the GIS User Community

Source: Boundary and circulation information, 
City of Fresno Development And Resource 
Management Department, 2017; World Street Map, 
developed by Esri using DeLorme basemap layers, 
Automotive Navigation Data, USGS, UNEP-WCMC, 
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CA Department of Transportation, 2016
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3. 2035 population based on the average annual growth rate of 1.24% to the General Plan Horizon Year of 2035 provided in the Fresno General Plan
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Open Space/Ag: 
These uses account for 25% or 1,554.06 acres in 
the Plan Area. While there are some open space 
land uses within the city, most of these uses are 
primarily located in the Sphere of Influence. These 
uses include parks and ponding basins. Public 
parks located within the Plan Area. Development 
Area 1 – North (DA-1 North), which primarily 
includes the Plan Area, has fifteen (15) acres of 
existing parks. The Plan Area needs an additional 
ninety one (91) acres of parks, or a total of one 
hundred six (106) acres of parks to meet the 
current level of service requirements of 3 acres of 
parkland per 1,000 residents. The Fresno Parks 
Master Plan proposes various methods to meet 
current and future park needs.

Industrial: 
1% or 57.33 acres of the project area account for 
industrial uses. The largest industrial land use in 
the Plan Area belongs to an agricultural business 
located at the intersection of West Dakota Avenue 
and North Grantland Avenue. 

Commercial:
3% or 219.76 acres of the project area account 
for commercial uses. Commercial uses are 
spread throughout the eastern and southeastern 
portions of the Plan Area, closer to Highway 99.

3.3 
COUNTY ZONING V. CITY PLANNED 
LAND USES
Some planned land uses within the West Area 
encourage more intense land uses and heavier 
development away from commercial corridors and 
heavily trafficked arterial roads with low density

land uses facing major arterial roads. Furthermore, 
the current planned land use map also shows 
low density residential uses surrounding public 
facility spaces and other intense land uses such 
as residential urban neighborhood. This kind of 
development has encouraged builders to set 
homes further back from the street with walls 
surrounding the subdivision to mitigate noise 
and pollution. County zoning conflicts with the 
City’s planned land uses for the the West Area. 
The City’s lowest residential density for a dwelling 
unit(s) per acre(s) is substantially denser than 
the County’s Rural Residential Zone District. The 
City’s lowest density is 1-3.5 dwelling units per 
acre, compared to one (1) dwelling unit per two 
(2) acres in the County’s Rural Residential District.

3.4 
FRESNO COUNTY GENERAL PLAN
Within the Plan Area, just outside Fresno’s City 
Limits and within its SOI, is land largely zoned 
Rural Residential by Fresno County. 

The County’s General Plan acknowledges an 
overabundance of rural residential lots, and 
encourages policymakers from designating any 
additional areas for such development. The 
County’s General Plan calls for development 
standards to be augmented to allow for mixed-
use pedestrian and transit-oriented development 
in urbanized and urbanizing areas. The County 
has adopted policies to encourage and promote 
development of higher-density housing in areas 
located along major transportation corridors 
and transit routes. Despite development policies 
and initiatives promulgated within the County’s 
General Plan, a significant amount of land within 
the Plan Area remains zoned Rural Residential.

FIGURE 3.3- LAND USE & DENSITY OF RESIDENTIAL COUNTY LAND WITHIN THE PLAN AREA (Residential Only)

Source: The Ordinance Code of the County of Fresno
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WEST AREA COUNTY LAND USE
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WEST AREA FRESNO COUNTY ZONING
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3.5 
THE GENERAL PLAN FOR THE CITY 
OF FRESNO
The General Plan calls for the West Area to be 
developed into complete neighborhoods and 
incorporating existing subdivisions into each 
neighborhood evolution. The Plan called out three 
goals:

1) Shaw Avenue Corridor from Highway 99 to 
Grantland Avenue intersection will be developed 
as a mixed-use corridor supported by enhanced 
transit service. This corridor is designed to support 
higher residential density, retail, employment 
centers, and civic uses. A large regional mixed-use 
center is designated between Veterans Boulevard 
and Grantland Avenue with a 40-acre community 
park to be located on the east side of Veterans 
Boulevard. These land uses were designed to 
be mixed both vertically and horizontally, and 
represent the transit-oriented cores of Complete 
Neighborhoods connected with surrounded 
neighborhoods. 

2) The development of a Grantland Avenue Transit 
Village that has mixed-uses along the  transit 
center east of Grantland Avenue between Ashlan 
and Shields Avenues, as part of the proposed 
Grantland-East communities. Initial development 
calls for retail, multi-family, parks, and school uses 
along the east side of Grantland Avenue. 

3) Coordination of development within the Grant-
land-East Communities that is cohesive with the 
Grantland Avenue Transit Village. The Plan states 
that the City will work with developers to capture 
the Complete Neighborhoods concept, and to 
encourage multi-family development clustered 
around parks and schools.

3.6 
WILLIAMSON ACT CONTRACTS
The California Land Conservation Act of 1965, 
commonly known as the Williamson Act, enables 
local governments to enter into contracts with 
private landowners for the purpose of restricting 
specific parcels of land for agricultural uses or open 
space in exchange for lower than normal market 
value property tax assessments. The length 
of time for each contract is ten (10) years and 
automatically renews on each anniversary date of 
the contract, this provision essentially continues 
the contract indefinitely. Property owners or the 
local government can initiate the process to 
not renew the contract. During the nonrenewal 
process, the annual tax assessment continually 
increases each year until it is paired with the 
current tax rates at the end of the nonrenewal 
period. Annexation or eminent domain can result 
in the termination of Williamson Act Contracts. 
Contract cancellation requires comprehensive 
review and payment by the property owner 
consisting of 12.5 percent of the full market value 
of the parcel.

This greatly impacts any future development from 
occurring on the property. Private landowners will 
receive lower property tax assessments because 
the parcel(s) is not used in accordance with its full 
market value. Fresno County currently has over 
7,500 Williamson Act Contracts that amount to 
1.5 million acres of land and over 15,000 parcels 
designated for open space or agricultural uses. 
The county has three parcels in which there are 
Williamson Act Contracts totaling a little over 38.3 
acres within the SOI of the West Area; none are 
within the city’s limit. On September 18, 2012,

the Board of Supervisors directed County staff 
to audit existing Williamson Act Contracts on an 
ongoing basis for possible removal of parcel(s) 
from the program that do not meet the State or 
County’s eligibility requirements to remain within 
the program. The three parcels identified within 
the Plan Area do not appear to be in the process 
of being removed from the land conservation 
program.
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WEST AREA WILL IAMSON ACT
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3.7 
DEVELOPMENT POTENTIAL
Developed land accounts for 37% of the Plan 
Area’s built environment. Developed land 
exhibits the formation of a complete suburban 
neighborhood with a roadway network connecting 
to an arterial road. These complete neighborhoods 
are surrounded by intense land uses such 
as commercial uses or undeveloped land. 
Developed land is primarily located within the 
city’s boundary whereas nearly 30% or 1,669.12 
acres of land identified as underutilized primarily 
situated within the Sphere of Influence (SOI). A 
significant portion of the Plan Area within the 
SOI has remained largely agricultural and rural 
residential. 

The West Planning Area has over 62% or 
3,807.59 acres of developable capacity. Planned 
land uses provide for low to medium high density 
surrounding higher uses proposed along West 
Shaw and West Clinton Avenues and adjacent to 
Highway 99. Approximately 53 acres of land is 
undevelopable because they are ponding basins 
used for the sole purpose of capturing stormwater 
to prevent flooding and for recharging the City’s 
groundwater supply. Large ponding basins are 
located within Council Districts 1, and 2.

FIGURE 3.7- DEVELOPMENT CAPACITY

Source: ArcGIS

CLINTON MARKS CENTER LOCATED ON N. MARKS AVE AND W. CLINTON AVE.
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WEST AREA DEVELOPMENT POTENTIAL
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3.8
IMPROVEMENT TO LAND VALUATION 
RATIO
This subsection will contribute greatly to policy 
discussions pertaining to proposed land use 
changes within the Plan Area. This map will aid 
planners and policymakers to determine land use 
allocation for residential densities, commercial 
uses, and mixed-uses within the West Area. The 
map in this subsection shows the areas within 
the West Area that has one of the following:

1) Good utilization
2) Underutilized
3) Very underutilized
4) Vacant lands

The West Area is comprised of land uses allowed 
within the Sphere of Influence that contravenes 
the City’s planned land uses. Conflict with rural 
residential and agricultural land uses coupled 
with fragmented development discourages 
development of a complete suburban 
neighborhood.

The tool used to identify utilization ratios within 
the West Area is to calculate the ratio of the 
assessed value of improvements to the assessed 
value of the land (improvement ÷ land value = 
utilization ratio). If a parcel or group of parcels 
have a valuation ratio of .50 or less, it can be 
assumed that the value of the land is higher 
than the improvement(s) on the land. This will 
make redevelopment more likely to increase 
valuation ratio and good utilization of the land. 
Parcels with a valuation of 1.5 or more show 
improvements having a higher assessed value 
than the land; this signifies good utilization and 
makes redevelopment less likely to occur. MARKS AND CLINTON BUSINESSES
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WEST AREA IMPROVEMENT TO LAND VALUATION RATIO
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3.9 
CURRENT DEVELOPMENT
As policymakers and planners assess land use 
changes within the West Area, unexpired tentative 
and final maps will need to be accounted for 
because land use changes proposed by the City 
or any locality cannot supersede an approved 
tentative or final map. The Plan Area has a total 
of 531.60 acres of land that are either tentative 
maps or final maps. Additionally, approved 
tentative maps account for approximately 350.88 
acres of the plan area. Tentative and final maps 
meet subdivision requirements of the State 
and City of Fresno to provide for future design 
and improvement. Tentative and final maps are 
scattered throughout the Plan Area and do not 
follow a land use pattern. In the West Area, there 
are approximately 180.72 acres of land that have 
approved final maps. The proposed uses are 
specified within the map’s legend and include 
improvements such as commercial buildings and 
residential dwelling units.

WEST AREA RURAL RESIDENTIAL 
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WEST AREA CURRENT DEVELOPMENT
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4. TRANSPORTATION
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HIGHWAY 99 ENTRANCE AND EXIT AT SHAW AND N. ISLAND WATERPARK DRIVE
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4. TRANSPORTATION
4.1 
OVERVIEW
The City of Fresno is served by different modes of 
transportation used to move people and goods 
across the city, region, state, and Western United 
States region. The City serves as a gateway to 
San Francisco in the north, Los Angeles to the 
south, the coast to the west, and Las Vegas to 
the Southeast. Major highways that traverse the 
city include Highway 99, Highway 168, Highway 
180, and Highway 41. Highway 99, running north 
and south, is the central roadway network for 
residents to access the other portions of the 
city for education needs, medical services, retail 
sales and purchases, access to other cities within 
the state, and work. Highway 99 divides the West 
Area from the rest of the city.

4.2 
ROADWAY CIRCULATION
To cross over Highway 99, motorist can use the 
West Clinton Avenue overpass, the West Ashlan 
Avenue overpass, the West Shaw Avenue overpass, 
and the West Herndon Avenue underpass, or 
proceed south to access Highway 180. The City of 
Fresno, Fresno County, and the State of California 
are responsible for the maintenance of roads 
and bridges located within the West Area. There 
are approximately three local bridges in the Plan 
Area that serve as connectors over the highway or 
canal. An overview of the

SHAW AVE AND POLK AVE LOCATED IN WEST AREA

roadway system is exhibited on the circulation City is currently planning to construct Veterans 
map. An overview of the existing roadway system Boulevard to connect West Shaw Avenue with 
is exhibited on the Number of Lanes (Bottleneck) Herndon Avenue serving as an additional overpass 
map. The map also shows potential bottlenecking over Highway 99 north/south access. 
on arterials that go from having four lanes to two 
lanes at various locations throughout the Plan 
Area. Roadway widening and improvement is most 
commonly driven by proposed development. The 
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WEST AREA NUMBER OF  LANES
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PARTIALLY BUILT VETERANS BLVD. AT VETERANS BLVD. AND BARSTOW LOOKING NORTHEAST
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WEST AREA C IRCULATION
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4.3 
TRAILS
The City of Fresno has recognized complete street 
designs provide people with more transportation 
options beyond the vehicle. The City’s General 
Plan promotes transit ridership, walking, 
and biking trails as an alternative mode of 
transportation. At a later period, the City approved 
the Active Transportation Plan on March 2, 2017. 
The Active Transportation Plan (ATP) serves as 
a comprehensive planning document outlining 
a vision for a complete, safe, and comfortable 
network of trails, sidewalks, and bicycle pathways 
that serve city and regional residents. As a result 
of the City’s long-term commitment to alternative 
modes of transportation, the West Area has 
Class I Bicycle Paths and Class II Bicycle Lanes 
planned throughout the project area that connect 
to the City’s existing and planned paths and trails 
network.

SHIELDS AVE LOCATED IN THE WEST AREA
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WEST AREA B ICYCLE  NETWORK AND FACIL IT IES
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Sources: Esri, HERE, Garmin, USGS, Intermap, INCREMENT P, NRCan, Esri Japan, METI, Esri China (Hong Kong), Esri Korea,
Esri (Thailand), NGCC, © OpenStreetMap contributors, and the GIS User Community

Source: General Plan Circulation, Public Works, 
City of Fresno, 2017, Active Transporation Plan,
February, 2016, Fehr and Peers.
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4.4 
FAX
The Fresno Area Express (FAX) is the City’s 
principal public transit system that services 
Fresno residents and a portion of the City of Clovis. 
FAX has a dedicated 16 fixed-route bus line and 
Handy Ride Paratransit Service. Bus routes 09 
and 39 are the only bus routes within the West 
Area. Route 09 service extends from West Clinton 
Avenue to West Shaw Avenue, continuing service 
along Shaw Avenue into Clovis. This bus route 
will connect riders to the Bus Rapid Transit (BRT) 
service corridor along Blackstone Avenue. Route 
39 provides east and west services from the Plan 
Area, to include the Central Adult School, to the 
Fresno Yosemite International Airport. Route 39 
also connects riders to the BRT corridor. The BRT 
corridor will connect riders to North Fresno and 
Downtown in less than thirty (30) minutes.

BUS STOP ON SHIELDS AVE AND SELLAND AVE LOCATED IN THE WEST AREA
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WEST AREA PUBL IC  TRANSIT
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5. WATER RESOURCES
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MARKS AVE WATERMILL EXPRESS
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5. WATER RESOURCES
5.1 
WATER
The Department of Public Utilities is tasked with 
providing potable water to Fresno residents and 
some residents located within the Sphere of 
Influence amounting to 500,000 residential, 
commercial, and industrial customers. The City of 
Fresno is responsible for the maintenance of water 
pipelines that are buried in the street in front of 
a property. The primary source of water is derived 
from the King’s Subbasin, Fresno’s sole source 
aquifer, a large underground water system that 
supplies many communities within the Central 
Valley. The City operates over 260 wells that draw 
water from this aquifer. However, the City is swiftly 
transitioning from ground water to surface water 
to preserve valuable Water Resources for long-
term sustainability and to accommodate future 
growth and development. There are several 
thousand miles of piping that are used to convey 
water to the homes and businesses within Fresno. 
The water resources map shows the location 
of active wells and water pipes within the West 
Area and surrounding neighborhoods. Repair and 
replacement of water pipelines and aging wells is 
part of the City’s capital improvement plan.

ISLAND WATERPARK
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WEST AREA WATER RESOURCES
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5.2 
WASTEWATER
The Fresno – Clovis Regional Wastewater 
Reclamation Facility is the seventh largest facility 
in the state of California. Over 1,500 miles 
of sewer pipes and other sanitary collection 
system infrastructure is necessary to help clean 
wastewater in order for it to be reused. The 
system treats approximately 68 million gallons of 
wastewater every day, with some of the recycled 
water being directed into 1,700 acres of ponding 
basins to percolate into the ground. The wastewater 
infrastructure located in the Plan Area includes 
sewer pipes and a lift station. Sewer pipes sizes 
range from smaller than 12” in diameter to 33” in 
diameter or larger. The wastewater infrastructure 
appears to be present in the West Area to 
accommodate future growth and development.

WASTEWATER TREATMENT PLANT IMAGES PROVIDED BY FRESNO.GOV
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WEST AREA WASTEWATER
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5.3 
RECYCLED WATER
Use of recycled water is a major component of 
Fresno’s strategy to ensure a sustainable water 
supply and reduce overuse of groundwater 
by treating and reusing water for non-potable 
purposes. Non-potable uses include watering 
golf courses, cemeteries, open space and parks, 
street medians, and other pervious surface 
areas throughout the region. The City plans 
to use 25,000 acre-feet per year of recycled 
water for those types of uses to reduce reliance 
on groundwater. The City has planned for 
constructing a Recycled Water System which 
includes the Northwest Quadrant Recycle Water 
projects which goes through the West Area 
(Council Districts 1, 2, 3, and Sphere of Influence). 
The Northwest Quadrant Recycle Water projects, 
although preliminary, includes approximately 
23 miles of recycled water pipelines and three 
pump stations, and carries an estimated cost of 
$6,478,861. The projects are scheduled to start 
in June 2019. Many of the other segments of the 
overall project have concluded construction or 
are currently under construction.

INSPIRATION PARK
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WEST AREA RECYCLED WATER
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APPENDIX A- DEFINITIONS
Central Unified School District: A school district located within the West Area. The terms the district, Central Unified, and School District to be used interchangeably. 

City (Capitalized) and city (non-capitalized): Capitalized “City” refers to the municipal entity and its functions as a local government entity which is also referred 
to as “City of Fresno” while non-capitalized “city” refers to the geographical area or the people of Fresno which is also referred to as “city of Fresno.”

City of Fresno (Capitalized City) and city of Fresno (non-capitalized city): See City (Capitalized) for “City of Fresno” and city (non-capitalized) for “city 
of Fresno” definitions. 

City Council: The City Council is the legislative body of the City of Fresno and, except where expressly limited by the City Charter, is vested with all legislative powers 
in municipal affairs. As the legislative body, the City Council is responsible for adoption of the West Area Specific Plan, subject to Mayoral veto or referendum, and any 
amendments to the West Area Specific Plan. 

Council District: A term used to determine a specific area represented by a member of the Fresno City Council.

Commercial: Property or land used for the engagement of business transaction(s).

FAX: Fresno Area Express.

Fresno County: Non-capitalized county refers to the geographical area or the people of the county of Fresno. Capitalized County refers to the local government which is 
also referred to as either the County of Fresno or Fresno County. 

Industrial: Land used for light or heavy industrial production and uses. 

Sphere of Influence (SOI): An area surrounding the City of Fresno which can impact or affect development, although it has no formal power or authority. Sphere, SOI 
or Sphere of Influence is to be used interchangeably. 

State: Non-capitalized state refers to the geographical area of the people of the state of California. Capitalized State refers to the state government which is also referred to 
as the State of California. 

West Area: Specific plan project area with the following terms: Plan Area, West Area, West Planning Area, and Planning Area to be used interchangeably.
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City of Fresno. 1984 Fresno General Plan. Prepared by the Development Department. Fresno: City of Fresno, November 1984.

_____. 2025 Fresno General Plan. Prepared by the Planning and Development Department, Advance Planning. Fresno: City of Fresno, February 2002. 

_____. Fresno General Plan. Prepared by Dyett & Bhatia Urban and Regional Planners. Fresno: City of Fresno, December 2014.

_____. Fresno General Plan 2015-2023 Housing Element. Prepared by the Development and Resource Management Department, Long Range Division. Fresno: City of  
    Fresno, April 2017.

_____. Fresno High-Roeding Community Plan. Prepared by the Department of Planning and Inspection. Fresno: City of Fresno, December 1977. 

_____. Highway City Neighborhood Specific Plan. Prepared by the Development Department, Planning Division, Fresno: City of Fresno, January 13, 1998.

_____. Map Atlas: Existing Conditions Report. Prepared by the Long Range Division. Fresno: City of Fresno, August 2011.

County of Fresno. General Plan Annual Progress Report. Fresno; County of Fresno, March 2017. www.co.fresno.ca.us. 

J & R Environmental. Historic Property Survey for the Vesting of Tentative Subdivision Map Tract No. 5479, Fresno, California. Prepared by Jon L. Brady. Clovis: J& R 
Environmental, August 2005. 

State of California, Department of Conservation.  “The Land Conservation Act.” Last updated 2017. www.conservation.ca.gov/dlrp/lca. 

State of California, Governor’s Office of Planning and Research. 2001. The Planner’s Guide to Specific Plans. Sacramento: State of California, Governor’s Office of 
Planning and Research, January 2001.

Hostetter, George. Fresno’s ‘River West:’ Big hopes, big money ride on its design. Fresno Bee. June 6, 2015. 

Rodriguez, Robert. Tulare County slips from its perch as California’s top agricultural county. Fresno Bee. September 19, 2017.
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APPENDIX B- MEDIA REPORTS
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	1. INTRODUCTION
	1. INTRODUCTION

	The purpose of this document is to provide a simple and easily readable objective report on the existing planning and development conditions for the 
	The purpose of this document is to provide a simple and easily readable objective report on the existing planning and development conditions for the 
	The purpose of this document is to provide a simple and easily readable objective report on the existing planning and development conditions for the 
	West Area. This document lays the foundation for the creation of a Specific Plan for the West Area. The West Area has two existing plans which are the 
	West Area Community Plan and the Highway City Neighborhood Specific Plan. The current West Area Community Plan was adopted on February 1, 2002 
	under Appendix W of the City of Fresno’s 2025 General Plan. The West Area Community Plan consists of a thirteen (13) page document detailing policy 
	goals and initiatives to develop the West Area as a planned community in conjunction with a range of services and facilities for community residents. The 
	Highway City Neighborhood Specific Plan which was adopted on January 6, 1998 sought to strengthen and improve livability within the neighborhood. The 
	following terms: Plan Area, West Area, West Planning Area, and Planning Area describe the project area and are used interchangeably.


	This report will provide an overview of existing and current 
	This report will provide an overview of existing and current 
	This report will provide an overview of existing and current 
	land uses within the Plan Area. Policymakers and interested 
	parties will be able to use this document as a snapshot of 
	what is currently in the built environment, and the amount 
	of development capacity within the Area. This document 
	is not meant to serve as a policy document, but rather to 
	guide planning policy within the West Area. This document 
	should be used for the following purposes:


	For information on how you can get involved in this 
	For information on how you can get involved in this 
	For information on how you can get involved in this 
	project, please contact the Development and Resource 
	Management Department for the City of Fresno at 

	559-621-8181.
	559-621-8181.


	1)
	1)
	 
	2)
	 
	3)
	 
	4) 
	 
	5) 

	Facilitating public involvement in the planning process for the West Area Specific Plan;
	Facilitating public involvement in the planning process for the West Area Specific Plan;
	Provide greater understanding to policymakers and community stakeholders of the present development opportunities within the Plan Area;
	Help create a Specific Plan that encourages consistent and compatible development, and maximizes parcel utilization;
	Assist Area residents, community stakeholders, and policymakers to develop and create an identity for the Area; 
	Cooperate and coordinate with County policymakers to implement planning and development goals of the Fresno General Plan, and the policies developed for the West Area Specific Plan; and
	Create the foundation for the Program-level Environmental Impact Report.

	1.1 HISTORIC INFORMATION
	1.1 HISTORIC INFORMATION

	1.1 BACKGROUND
	1.1 BACKGROUND
	1.1 BACKGROUND

	HISTORIC INFORMATION
	HISTORIC INFORMATION

	Fresno was founded after the California Gold Rush 
	Fresno was founded after the California Gold Rush 
	ended and twenty-two (22) years after California 
	became a State by the Central Pacific Railroad 
	Company in 1872. Fresno was described as being 
	a barren sand plain in all directions. Leland J. 
	Stanford, a Director for the Railroad, is credited 
	with selecting the site of the new station. Impressed 
	with the 2,000 acre wheat field belonging to A.Y. 
	Easterby, Stanford announced, “Wonderful! Here 
	we must build the town!” Fresno experienced a 
	population boom with settlers arriving from the 
	eastern and southern states, and abroad. The 
	Chinese were the earliest foreign settlers, and 
	continued to grow in numbers such that Fresno, 
	at that time, had the second largest Chinatown 
	in California. Fresno became the County seat in 
	1874 and was incorporated in 1885. In 1875 the 
	Central California Colony was established south of 
	Fresno, and encompassed approximately 3,840 
	acres.

	Later in the 1880’s Fresno saw an increase in 
	Later in the 1880’s Fresno saw an increase in 
	settlers from Armenia, Germany, and Japan. Other 
	groups arrived and established colonies throughout 
	the city. The early 20th century witnessed a large 
	increase in the Hispanic population. Today, Fresno 
	celebrates a diverse citizenry of more than seventy 
	(70) different ethnic groups in the metropolitan 
	area. Tracts of land were subdivided into 20-40 
	acre parcels, irrigated from a system of canals 
	and often landscaped with boulevards of palms, 
	eucalyptus, figs, walnuts, oranges, and drought-


	resistant trees. By 1903 there were 48 separate 
	resistant trees. By 1903 there were 48 separate 
	resistant trees. By 1903 there were 48 separate 
	colonies in Fresno County. Portions of subdivisions 
	of the Perrin colonies and the Muscatel Estate 
	are within the Planning Area. In 1910, the colony 
	system lost its popularity and large land holders 
	began selling off portions of the land to farming 
	families.

	James Clayton Forkner moved to Fresno in 1912, 
	James Clayton Forkner moved to Fresno in 1912, 
	and helped establish Highway City, a neighborhood 
	for industrial and farm workers to live. A southwest 
	portion of Highway City is within the Plan Area. 
	Highway City excluded, a significantly large 
	portion of the Plan Area remained farmland until 
	the installation of Highway 99, which encouraged 
	increased land development. The advent of the 
	automobile encouraged continued growth and 
	development to occur north of the city’s urban 
	core. The City annexed land west of Highway 99 as 
	recent as the early 21st century, which includes 
	undeveloped and underutilized lands adjacent 
	to established commercial corridors in the Plan 
	Area.


	Figure
	1.2 ANNEXATION HISTORY
	1.2 ANNEXATION HISTORY

	1.2 
	1.2 
	1.2 

	ANNEXATION HISTORY
	ANNEXATION HISTORY

	Fresno has continued to develop and grow north 
	Fresno has continued to develop and grow north 
	of Downtown, including into the West Area. 
	With development came annexation into the 
	unincorporated county areas. The city’s only 
	natural border is the San Joaquin River to the 
	north and the municipal border of the city of Clovis 
	to the northeast. As a result of this, annexation 
	has spread northeast and west into rural and 
	agricultural land. With unplanned development 
	and annexation in the West Area comes a hodge 
	podge of confused and incompatible mixture 
	of complete neighborhoods, vacant land, and 
	intense commercial or industrial uses.

	Most annexation within the Plan Area occurred 
	Most annexation within the Plan Area occurred 
	within the last forty-five years, with the majority 
	occurring within the last thirty-five years. The only 
	exception is the Highway City neighborhood which 
	was annexed to the City on June 1, 1981, twenty-
	six years after being bisected by the installation 
	of Highway 99. The existing conditions report 
	for the General Plan and Development Code 
	Update (August 2011) mentions that irregular 
	rural patterns have continued to constrain and 
	discourage development in the West Area. This 
	development condition also creates an identity 
	issue for the Planning Area. Except for the small 
	portion of Highway City neighborhood, the Planning 
	Area lacks identity. As annexation expanded the 
	city’s border into rural areas, defining the area 
	has become even more of a challenge.
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	1.3 OVERVIEW
	1.3 OVERVIEW

	1.3A- BACKGROUND
	1.3A- BACKGROUND
	1.3A- BACKGROUND

	POLITICAL INFORMATION
	POLITICAL INFORMATION

	The West Area is situated in the 16th Congressional 
	The West Area is situated in the 16th Congressional 
	District, the 8th State Senatorial District, and the 23rd 
	and 31st State Assembly Districts. The Plan Area is 
	also situated in County Supervisorial District No. 1. 
	In addition, the Plan Area, excluding the Sphere of 
	Influence (SOI), is represented within Council Districts 
	1, 2, and 3. Council District 1 covers a significant 
	central portion of the Plan Area with 2,568 acres or 
	approximately four (4) square miles. Council District 
	2 covers the most northern portion, excluding the 
	SOI, with approximately 996 acres or one and a half 
	(1.5) square miles. Finally, Council District 3 covers 
	the most southeastern portion of the Plan Area with 
	approximately 654 acres or a little more than one 
	(1) square mile. The SOI covers approximately 2,859 
	acres within the Plan Area. Figure 1.3A shows the 
	breakdown of these population divisions within each


	Development Area No. 1 – North (DA-1 North), and 
	Development Area No. 1 – North (DA-1 North), and 
	Development Area No. 1 – North (DA-1 North), and 
	is bounded by West Clinton Avenue, thenceforth 
	west to Grantland Avenue, thenceforth north to 
	Shields Avenue, thenceforth west to Garfield Avenue, 
	thenceforth north to Parkway Drive, and thenceforth 
	southeast abutting Highway 99 to West Clinton 
	Avenue.  The Plan Area includes the southwest portion 
	of Highway City along Highway 99. The Sphere of 
	Influence (SOI) includes the most northern, westward, 
	and southwestward portions of the Plan Area, and is 
	considered county land adjacent to the city of Fresno’s 
	municipal boundary line (Fresno city limits).

	1.3C- LAND
	1.3C- LAND

	The West Area is vast in land. The land size of this 
	The West Area is vast in land. The land size of this 
	Planning Area is larger than combined land areas of 
	three Fresno county cities, including: San Joaquin 
	(1.20 square miles), Sanger (5.75 square miles), 
	and Kerman (3.27 square miles).  With 7,077 acres 
	or slightly more than eleven (11) square miles, 
	a significant amount of land is farmland or rural 
	residential lots with large, uneven, and underutilized 
	parcels. This existing conditions report will examine 
	tentative and final maps, which will impact potential 
	land use changes within the West Area. Along 
	with depicting land use within Chapter 3, a map 
	accompanied by analysis will be included to show 
	parcels protected by the Williamson Act Contracts 
	between property owners and the County.


	District No. 1District No. 2District No. 3Sphere Of Influence21,1335,5488,6353,18741.51.024.55,283 ppl per sq.mi3,669 ppl per sq.mi8,466 ppl per sq.mi708 ppl per sq.miPopulationSquare MilesPopulationDensityTotal38,50311.023,211ppl/sq.miCouncil DistrictSource: ArcGIS & United States Census   ppl per sq. mi. = people per square mileFIGURE 1.3A- COUNCIL DISTRICT/ SPHERE OF INFLUENCE INFORMATION
	District No. 1District No. 2District No. 3Sphere Of Influence21,1335,5488,6353,18741.51.024.55,283 ppl per sq.mi3,669 ppl per sq.mi8,466 ppl per sq.mi708 ppl per sq.miPopulationSquare MilesPopulationDensityTotal38,50311.023,211ppl/sq.miCouncil DistrictSource: ArcGIS & United States Census   ppl per sq. mi. = people per square mileFIGURE 1.3A- COUNCIL DISTRICT/ SPHERE OF INFLUENCE INFORMATION
	Council District and SOI. The Plan Area is served by 
	Council District and SOI. The Plan Area is served by 
	the Central Unified School District; however a small 
	portion of Trustee District No. 5 of the Fresno Unified 
	School District touches the most southeastern portion 
	of the Plan Area which is largely commercial uses.

	1.3B- GENERAL
	1.3B- GENERAL

	This existing conditions report lays the groundwork for 
	This existing conditions report lays the groundwork for 
	the West Area Specific Plan, and exhibits the current 
	conditions of the area. The Plan Area is located west of 
	State Route 99 or more commonly known as Highway 
	99 which runs diagonally north and south at the Plan 
	Area’s most eastern edge. Vehicular trips may head 
	north to Sacramento or San Francisco, or south to 
	Bakersfield or Los Angeles. The Plan Area is within
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	2.1 
	2.1 
	2.1 
	2.1 
	2.1 

	RACE AND GENDER
	RACE AND GENDER

	According to the United States Census Bureau, the 
	According to the United States Census Bureau, the 
	Hispanic community represents the majority race 
	in Fresno, and the West Area. The Hispanic ethnic 
	group includes Mexican, Puerto Rican, Cuban, and 
	any other Hispanic or Latino groups. In 2015, the 
	Hispanic community slightly edged out Whites as the 
	largest ethnic group in the state of California. That 
	demographic swing is reflected in the city and Plan 
	Area as shown in Figure 2.1A. Figure 2.1B shows the 
	female populace with an even balance or slight edge 
	over the male population in the state, city, and Plan 
	Area.


	FIGURE 2.1B- GENDERSource: The United States Census Bureau, 2016 Population Estimates


	Source: The United States Census Bureau0%10%20%30%40%50%CALIFORNIAFRESNOWEST AREAAm. Ind.HispanicWhiteBlackAsianMixed RaceFIGURE 2.1A- RACE
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	2.2 EDUCATION
	2.2 EDUCATION

	2.2A- CENTRAL UNIFIED SCHOOL 
	2.2A- CENTRAL UNIFIED SCHOOL 
	2.2A- CENTRAL UNIFIED SCHOOL 
	DISTRICT

	Public education is serviced by twenty-one (21) 
	Public education is serviced by twenty-one (21) 
	schools within Central Unified School District 
	(herein referred to as “the District”). The day-
	to-day affairs of the District are managed by a 
	full-time superintendent. The Board of Trustees 
	serves as the District’s governing body. The Board 
	is comprised of a seven (7) member board, each 
	elected from and representing an area, three (3) 
	Board areas are located within the Plan Area. The 
	District, as a whole, spans approximately eighty-
	eight (88) square miles, and primarily services 
	suburban and rural residents. The District is one 
	of the Plan Area’s largest employers. District 
	staff reports that for the 2016-2017 school year, 
	Central Unified had approximately 663 teachers 
	for 15,772 pupils equating to a nearly 23-to-1 
	student-teacher ratio. Enrollment has increased 
	to approximately 15,900 for the 2017-2018 
	academic year. During the 2016-2017 academic 
	year, the District employed 1,405 individuals. 
	For the 2017-2018 academic year, the District’s 
	payroll has increased by 167 to 1,572.

	It can be assumed that as development occurs 
	It can be assumed that as development occurs 
	in the Plan Area, the District will be required to 
	provide additional building and staffing resources 
	to meet increased enrollment. Residential 
	development has modestly continued to occur. 
	At the time of adoption of the General Plan, the 
	District had nineteen (19) schools; today the 
	District has increased to two (2) additional schools. 
	The District has large tracts of undeveloped 
	developable land available for additional school 


	buildings. Within the Plan Area, the District’s 
	buildings. Within the Plan Area, the District’s 
	buildings. Within the Plan Area, the District’s 
	schools are located both within the Sphere of 
	Influence (SOI) and within the city limits. District 
	schools within city limits of the Plan Area are 
	primarily located within Council District 1. No 
	school buildings or facilities are located in Council 
	District 2. The only school building currently 
	located in Council District 3 is the Central Learning 
	Adult School located near Shields and Brawley 
	Avenues.
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	2.2B- EDUCATIONAL ATTAINMENT
	2.2B- EDUCATIONAL ATTAINMENT
	2.2B- EDUCATIONAL ATTAINMENT

	Figure 2.2B shows where the West Area’s educational 
	Figure 2.2B shows where the West Area’s educational 
	attainment level is in comparison to the educational 
	attainment of the state of California and the city of 
	Fresno. Approximately 82% of the state’s population 
	has a high school education or higher, to include some 
	college or an associate’s degree. 31% of the state 
	has attained a bachelor’s degree or higher level of 
	education. Educational attainment levels are lower in 
	the city as compared to the state. 75% of city residents 
	have attained a high school education or higher, and 
	20% have attained a bachelor’s degree or higher. The 
	West Area’s educational attainment is lower than both 
	the state and city. In the high school or higher category, 
	37% of West Area residents have attained a high school 
	education or higher and slightly more than 8% of West 
	Area residents have attained a bachelor’s degree or 
	higher level. 

	2.2C- HIGHER EDUCATION
	2.2C- HIGHER EDUCATION

	The city of Fresno is home to several institutions of 
	The city of Fresno is home to several institutions of 
	higher learning. However, none are located within the 
	Plan Area. Individuals residing in the Plan Area would 
	need to commute more than ten miles to colleges and 
	universities within the city. The only vocational school 
	within the Plan Area is A-1 Truck Driving School. A-1 
	provides educational assistance to students seeking to 
	obtain a commercial driver license from the California 
	Department of Motor Vehicles in order to operate large 
	commercial vehicles for a career. Figure 2.2-C shows 
	the approximate distance to higher learning institutions, 
	and the estimated travel time it takes to get to those 
	institutions.


	0%20%40%60%80%CALIFORNIAFRESNOWEST AREA100%High School or HigherBachelor’s Degree or HigherSource: United States Census BureauFIGURE 2.2B- EDUCATION
	Fresno Pacific UniversityCalifornia State University- FresnoSan Joaquin Valley CollegeFresno City College17.4 Miles/Approximately 23 minute commuteUniversity/ CollegeApproximate Miles/Time12 Miles/Approximately 29 minute commute12 Miles/Approximately 22 minute commute13 Miles/Approximately 19 minute commuteFIGURE 2.2C- DRIVING DISTANCESSource: Directions, Google Maps
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	2.3 INCOME AND JOBS

	While the education level is lower than both the city and 
	While the education level is lower than both the city and 
	While the education level is lower than both the city and 
	state, the median household income levels of the Plan 
	Area are fairly higher than the city’s median household 
	income level. Figure 2.3A shows the median household 
	income for residents of the state of California, city of 
	Fresno, Council Districts within the Plan Area, and the 
	Sphere of Influence (SOI). The figure shows that the 
	median household income of Council District No. 2 
	surpasses the median household income level of both 
	the state and the city. It could be assumed that low 
	education levels will translate to lower income levels. 
	However, over 50% of the Plan Area population is 
	employed within the healthcare, agricultural, blue collar, 
	or service sectors. These kinds of jobs typically require 
	only a high school diploma or General Equivalency 
	Diploma (GED) in order to receive vocational instruction 
	or certification which leads to a stable career.

	Blue collar employment is defined as having a job that is 
	Blue collar employment is defined as having a job that is 
	not performed in an administrative setting and is skills-
	based such as a welder, plumber, warehouse personnel, 
	or maintenance. It is believed the reason income levels 
	are fairly high in the Plan Area even though education 
	levels are lower is because of blue collar and service 
	sector employment. For example, 44% of those working 
	within the blue collar employment sector listed in Figure 
	2.3B have transportation jobs. According to a 2015 
	report from the American Trucking Association (ATA), the 
	median annual wage for a truck driver is approximately 
	$73,000. The ATA has noted compensation for truckers 
	has increased approximately 12% per year
	1
	. This is one 
	example of an industry where the job may require only 
	a high school diploma or GED, but the earning potential 
	can exceed $70,000 per year.


	FIGURE 2.3A- Source: ArcGIS and United States Census BureauMEDIAN HOUSEHOLD INCOME
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	2.4 PUBLIC SAFETY
	2.4 PUBLIC SAFETY
	2.4A- FRESNO POLICE DEPARTMENT
	2.4A- FRESNO POLICE DEPARTMENT
	2.4A- FRESNO POLICE DEPARTMENT

	The City of Fresno provides two vital public safety 
	The City of Fresno provides two vital public safety 
	services to its residents, police and fire protection. The 
	Police Department is under the leadership and direction 
	of Police Chief Jerry Dyer. The Department’s principal 
	headquarters is located at 2323 Mariposa Street 
	at what once was Fresno’s City Hall. Fresno has five 
	policing districts and the West Area is located in Police 
	District 5 – Northwest, but the police district office is 
	not located in the Plan Area. It is located approximately 
	2.5 miles east.

	2.4B- FRESNO FIRE DEPARTMENT
	2.4B- FRESNO FIRE DEPARTMENT

	The Fire Department is under the leadership and 
	The Fire Department is under the leadership and 
	direction of Kerri L. Donis, and is headquartered at 911 
	H. Street. In order to provide effective and timely service 
	to city residents, the Fire Department has 23 stations 
	located across the City of Fresno. The department has 
	two stations located within the Plan Area. Fire Station 
	No. 16 is located in a former residential structure at 
	the intersection of West Clinton Avenue and North 
	Polk Avenue (2510 N. Polk Street). In the northern 
	portion of the Plan Area, Fire Station No. 18 is located 
	off of West Bullard Avenue at 5938 North La Ventana 
	Avenue. The Fire Department reports that this station is 
	temporary, and will permanently be relocated to Shaw 
	and Grantland to strategically ensure the Department’s 
	“4 Minutes to Excellence” response time goal.
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	2.5 HEALTH & ENVIRONMENT
	2.5 HEALTH & ENVIRONMENT

	The Office of Environmental Health Hazard Assessment 
	The Office of Environmental Health Hazard Assessment 
	The Office of Environmental Health Hazard Assessment 
	(OEHHA), on behalf of the California Environmental 
	Protection Agency, provides CalEnviroScreen 3.0. This 
	tool is used to designate disadvantaged communities 
	in accordance with Senate Bill 535 of 2017. This tool 
	helps the State of California and communities like 
	the city of Fresno to determine core areas in need of 
	immediate reinvestment to mitigate pollution and 
	advance environmental improvements. Disadvantaged 
	communities may receive 25% of the proceeds from the 
	Greenhouse Gas Reduction Fund to go toward projects 
	that provide a benefit to disadvantaged communities. 
	The city, including the entire Planning Area is shown as 
	a disadvantaged community.

	In fact, CalEnviroScreen 3.0 also exhibit high 
	In fact, CalEnviroScreen 3.0 also exhibit high 
	pollution, low population areas of the state as being a 
	disadvantage community in accordance with SB 535. 
	CalEnviroScreen 3.0 scores communities on a 10-tiered 
	percentile for air pollution. Most of the West Area is 
	in the 80th and 90th percentile for pollution burden 
	representing the potential exposures to pollutants and 
	the adverse environmental conditions caused by such 
	pollution. Areas along a major highway tend to be in the 
	highest percentile for poor air quality due to pollutants 
	from commercial and motor vehicles. The farther away 
	one is from Highway 99, the railroad, and major arterial 
	roads, the higher the likelihood that the air quality is 
	better.
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	In 2017, the City of Fresno adopted the Fresno General 
	In 2017, the City of Fresno adopted the Fresno General 
	In 2017, the City of Fresno adopted the Fresno General 
	Plan 2015-2023 Housing Element. The Housing 
	Element provides a comprehensive plan to encourage 
	development of affordable and safe housing for all 
	residents of the city. The Housing Element is explicitly 
	developed for the City of Fresno; parcels within the 
	Sphere of Influence (SOI) will be under the County’s 
	policy and implementation program. The Housing 
	Element sites map identifies the acreage of land 
	available to accommodate affordable residential 
	development. Many of the Housing Element sites within 
	the Plan Area are on vacant or underutilized lots. Some 
	Housing Element sites have approved tentative maps or 
	final subdivision maps and are planned for development 
	in the near future. 38% are considered Very Low/Low 
	Density, which per State requirements, are situated 
	in high density and urban neighborhood residential or 
	mixed used zone districts.
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	Fresno county is ranked as one of the top agricultural 
	Fresno county is ranked as one of the top agricultural 
	Fresno county is ranked as one of the top agricultural 
	counties in California. In 2017, county produce had 
	nearly $6.1 billion in crop value. A majority of the crops 
	are grapes, almonds, cotton, and citrus. The Fresno 
	region has a rich history in agriculture that spans from 
	A.Y. Easterby’s lush wheat field to Sicilian immigrant 
	Baldassare Forestiere’s Underground Garden. Currently, 
	residential and commercial development in the West 
	Area abuts farmland. For many years the West Area was 
	largely Fig Orchards. The West Area Specific Plan could 
	potentially incorporate planning policies that recognizes 
	and celebrates Fresno’s agricultural farmland and 
	agricultural history.

	The West Area has approximately 3,070.95 acres of 
	The West Area has approximately 3,070.95 acres of 
	land within the built environment that is classified as 
	Urban and Built-Up. Prime farmland is located primarily 
	outside of the Plan Area. The West Area has 285.65 acres 
	of Farmland of Statewide Importance which is located 
	primarily in Council District 1, Council District 2, and the 
	Sphere of Influence (SOI). Unique Farmland has 505.39 
	acres within the Plan Area and is located within the 
	southwest portion of the West Area. Farmland of Local 
	Importance has 1,562.82 acres situated throughout the 
	entire Plan Area. Vacant or Disturbed Land and Rural 
	Residential Land account for approximately 1,650.17 
	acres within the Plan Area’s SOI. Nonagricultural and 
	Natural Vegetation, and Semi-Agricultural and Rural 
	Commercial Land account for 3.15 acres of land in the 
	Plan Area.
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	3.1. 
	3.1. 
	3.1. 

	OVERVIEW
	OVERVIEW

	The West Area has over 2,859 acres or 
	The West Area has over 2,859 acres or 
	approximately 4.5 square miles of county land 
	that is located within the SOI. Fortunately, there 
	are no county islands located within the Plan 
	Area. Figure 3.1 exhibits the population for the 
	area has increased as projected by the Fresno 
	General Plan and appears to be on track to an 
	overall estimated population of 64,650.


	3. LAND USE
	3.2. 
	3.2. 
	3.2. 

	EXISTING LAND USES
	EXISTING LAND USES

	The City of Fresno maintains an inventory of 
	The City of Fresno maintains an inventory of 
	existing land uses within city limits and the 
	sphere of the influence. Depending on prior 
	development, existing land uses may conflict with 
	the Plan Area’s planned land uses. This inventory 
	serves the following purposes:


	1)Informs policymakers and planners how property owners are currently using their property;2)Helps policymakers and planners determine land capacity, density, and land utilization within the Plan Area; and3)Describes current potential real estate trends within the Planned Area.
	1)Informs policymakers and planners how property owners are currently using their property;2)Helps policymakers and planners determine land capacity, density, and land utilization within the Plan Area; and3)Describes current potential real estate trends within the Planned Area.
	1)Informs policymakers and planners how property owners are currently using their property;2)Helps policymakers and planners determine land capacity, density, and land utilization within the Plan Area; and3)Describes current potential real estate trends within the Planned Area.
	The West Area has approximately eight (8) 
	The West Area has approximately eight (8) 
	different existing land uses which include the 
	following: rural/estate residential, multiple family 
	residential, single family residential, vacant 
	land, public/government facilities, open space/
	agricultural land, industrial uses, and commercial 
	uses.

	Rural/Estate Residential:
	Rural/Estate Residential:
	Rural/Estate Residential:

	27% of the existing land uses within the Plan Area 
	27% of the existing land uses within the Plan Area 
	is currently used as rural/estate residential. Of 
	the 6,109 acres of developable lands within the 
	Plan Area, 1,640.68 acres are low density single 
	family homes that are occupied lots with a size of 
	2-9 acres per dwelling units.

	Multiple-Family Residential:
	Multiple-Family Residential:
	 

	Approximately 2% of the West Area account for 
	Approximately 2% of the West Area account for 
	multi-family residential development. These uses 
	are primarily located adjacent to arterial roads 
	with easy access to Highway 99, and FAX service 
	lines. 

	Single Family Residential:
	Single Family Residential:
	 

	This use accounts for approximately 21% of the 
	This use accounts for approximately 21% of the 
	existing uses within the Plan Area. These uses 
	are located primarily within the city’s boundary, 
	especially Council District No. 1 which represents 
	the city’s largest land area and population in the 
	Plan Area.

	Vacant:
	Vacant:

	15% of the land or 911.34 acres account for 
	15% of the land or 911.34 acres account for 
	vacant lands within the Plan Area. Vacant areas 
	are located throughout the Plan Area, in both 
	the city and SOI. Vacant areas represent infill 
	opportunities within the Plan Area’s densest 
	neighborhoods.


	Public/Government:
	Public/Government:
	Public/Government:
	 

	These uses account for approximately 6% or 
	These uses account for approximately 6% or 
	337.83 acres of land. These land uses include 
	Central Unified School District facilities, churches, 
	the Dante Club, and the Hacienda facility.


	Source: 1. ESRI; Vintage 2017; 2017 Household Population (ESRI); populationtotals.HHPOP_CY2. Percentage of population increase by development area from 2017 through 2035 extrapolated from General Plan Table 1-3: Residential Development Capacity under General Plan Horizon3. 2035 population based on the average annual growth rate of 1.24% to the General Plan Horizon Year of 2035 provided in the Fresno General PlanFIGURE 3.1- POPULATION ESTIMATE
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	Open Space/Ag:
	Open Space/Ag:
	Open Space/Ag:
	 

	These uses account for 25% or 1,554.06 acres in 
	These uses account for 25% or 1,554.06 acres in 
	the Plan Area. While there are some open space 
	land uses within the city, most of these uses are 
	primarily located in the Sphere of Influence. These 
	uses include parks and ponding basins. Public 
	parks located within the Plan Area. Development 
	Area 1 – North (DA-1 North), which primarily 
	includes the Plan Area, has fifteen (15) acres of 
	existing parks. The Plan Area needs an additional 
	ninety one (91) acres of parks, or a total of one 
	hundred six (106) acres of parks to meet the 
	current level of service requirements of 3 acres of 
	parkland per 1,000 residents. The Fresno Parks 
	Master Plan proposes various methods to meet 
	current and future park needs.

	Industrial: 
	Industrial: 

	1% or 57.33 acres of the project area account for 
	1% or 57.33 acres of the project area account for 
	industrial uses. The largest industrial land use in 
	the Plan Area belongs to an agricultural business 
	located at the intersection of West Dakota Avenue 
	and North Grantland Avenue. 

	Commercial:
	Commercial:

	3% or 219.76 acres of the project area account 
	3% or 219.76 acres of the project area account 
	for commercial uses. Commercial uses are 
	spread throughout the eastern and southeastern 
	portions of the Plan Area, closer to Highway 99.

	3.3 
	3.3 

	COUNTY ZONING V. CITY PLANNED 
	COUNTY ZONING V. CITY PLANNED 
	LAND USES

	Some planned land uses within the West Area 
	Some planned land uses within the West Area 
	encourage more intense land uses and heavier 
	development away from commercial corridors and 
	heavily trafficked arterial roads with low density


	land uses facing major arterial roads. Furthermore, 
	land uses facing major arterial roads. Furthermore, 
	land uses facing major arterial roads. Furthermore, 
	the current planned land use map also shows 
	low density residential uses surrounding public 
	facility spaces and other intense land uses such 
	as residential urban neighborhood. This kind of 
	development has encouraged builders to set 
	homes further back from the street with walls 
	surrounding the subdivision to mitigate noise 
	and pollution. County zoning conflicts with the 
	City’s planned land uses for the the West Area. 
	The City’s lowest residential density for a dwelling 
	unit(s) per acre(s) is substantially denser than 
	the County’s Rural Residential Zone District. The 
	City’s lowest density is 1-3.5 dwelling units per 
	acre, compared to one (1) dwelling unit per two 
	(2) acres in the County’s Rural Residential District.

	3.4 
	3.4 
	3.4 

	FRESNO COUNTY GENERAL PLAN
	FRESNO COUNTY GENERAL PLAN

	Within the Plan Area, just outside Fresno’s City 
	Within the Plan Area, just outside Fresno’s City 
	Limits and within its SOI, is land largely zoned 
	Rural Residential by Fresno County. 


	The County’s General Plan acknowledges an 
	The County’s General Plan acknowledges an 
	overabundance of rural residential lots, and 
	encourages policymakers from designating any 
	additional areas for such development. The 
	County’s General Plan calls for development 
	standards to be augmented to allow for mixed-
	use pedestrian and transit-oriented development 
	in urbanized and urbanizing areas. The County 
	has adopted policies to encourage and promote 
	development of higher-density housing in areas 
	located along major transportation corridors 
	and transit routes. Despite development policies 
	and initiatives promulgated within the County’s 
	General Plan, a significant amount of land within 
	the Plan Area remains zoned Rural Residential.


	FIGURE 3.3- LAND USE & DENSITY OF RESIDENTIAL COUNTY LAND WITHIN THE PLAN AREA (Residential Only)Source: The Ordinance Code of the County of Fresno
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	THE GENERAL PLAN FOR THE CITY 
	THE GENERAL PLAN FOR THE CITY 
	OF FRESNO

	The General Plan calls for the West Area to be 
	The General Plan calls for the West Area to be 
	developed into complete neighborhoods and 
	incorporating existing subdivisions into each 
	neighborhood evolution. The Plan called out three 
	goals:
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	WILLIAMSON ACT CONTRACTS
	WILLIAMSON ACT CONTRACTS

	The California Land Conservation Act of 1965, 
	The California Land Conservation Act of 1965, 
	commonly known as the Williamson Act, enables 
	local governments to enter into contracts with 
	private landowners for the purpose of restricting 
	specific parcels of land for agricultural uses or open 
	space in exchange for lower than normal market 
	value property tax assessments. The length 
	of time for each contract is ten (10) years and 
	automatically renews on each anniversary date of 
	the contract, this provision essentially continues 
	the contract indefinitely. Property owners or the 
	local government can initiate the process to 
	not renew the contract. During the nonrenewal 
	process, the annual tax assessment continually 
	increases each year until it is paired with the 
	current tax rates at the end of the nonrenewal 
	period. Annexation or eminent domain can result 
	in the termination of Williamson Act Contracts. 
	Contract cancellation requires comprehensive 
	review and payment by the property owner 
	consisting of 12.5 percent of the full market value 
	of the parcel.

	This greatly impacts any future development from 
	This greatly impacts any future development from 
	occurring on the property. Private landowners will 
	receive lower property tax assessments because 
	the parcel(s) is not used in accordance with its full 
	market value. Fresno County currently has over 
	7,500 Williamson Act Contracts that amount to 
	1.5 million acres of land and over 15,000 parcels 
	designated for open space or agricultural uses. 
	The county has three parcels in which there are 
	Williamson Act Contracts totaling a little over 38.3 
	acres within the SOI of the West Area; none are 
	within the city’s limit. On September 18, 2012,


	the Board of Supervisors directed County staff 
	the Board of Supervisors directed County staff 
	the Board of Supervisors directed County staff 
	to audit existing Williamson Act Contracts on an 
	ongoing basis for possible removal of parcel(s) 
	from the program that do not meet the State or 
	County’s eligibility requirements to remain within 
	the program. The three parcels identified within 
	the Plan Area do not appear to be in the process 
	of being removed from the land conservation 
	program.


	1)Shaw Avenue Corridor from Highway 99 to Grantland Avenue intersection will be developed as a mixed-use corridor supported by enhanced transit service. This corridor is designed to support higher residential density, retail, employment centers, and civic uses. A large regional mixed-use center is designated between Veterans Boulevard and Grantland Avenue with a 40-acre community park to be located on the east side of Veterans Boulevard. These land uses were designed to be mixed both vertically and horizont
	1)Shaw Avenue Corridor from Highway 99 to Grantland Avenue intersection will be developed as a mixed-use corridor supported by enhanced transit service. This corridor is designed to support higher residential density, retail, employment centers, and civic uses. A large regional mixed-use center is designated between Veterans Boulevard and Grantland Avenue with a 40-acre community park to be located on the east side of Veterans Boulevard. These land uses were designed to be mixed both vertically and horizont
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	DEVELOPMENT POTENTIAL
	DEVELOPMENT POTENTIAL

	Developed land accounts for 37% of the Plan 
	Developed land accounts for 37% of the Plan 
	Area’s built environment. Developed land 
	exhibits the formation of a complete suburban 
	neighborhood with a roadway network connecting 
	to an arterial road. These complete neighborhoods 
	are surrounded by intense land uses such 
	as commercial uses or undeveloped land. 
	Developed land is primarily located within the 
	city’s boundary whereas nearly 30% or 1,669.12 
	acres of land identified as underutilized primarily 
	situated within the Sphere of Influence (SOI). A 
	significant portion of the Plan Area within the 
	SOI has remained largely agricultural and rural 
	residential. 

	The West Planning Area has over 62% or 
	The West Planning Area has over 62% or 
	3,807.59 acres of developable capacity. Planned 
	land uses provide for low to medium high density 
	surrounding higher uses proposed along West 
	Shaw and West Clinton Avenues and adjacent to 
	Highway 99. Approximately 53 acres of land is 
	undevelopable because they are ponding basins 
	used for the sole purpose of capturing stormwater 
	to prevent flooding and for recharging the City’s 
	groundwater supply. Large ponding basins are 
	located within Council Districts 1, and 2.
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	IMPROVEMENT TO LAND VALUATION 
	IMPROVEMENT TO LAND VALUATION 
	RATIO

	This subsection will contribute greatly to policy 
	This subsection will contribute greatly to policy 
	discussions pertaining to proposed land use 
	changes within the Plan Area. This map will aid 
	planners and policymakers to determine land use 
	allocation for residential densities, commercial 
	uses, and mixed-uses within the West Area. The 
	map in this subsection shows the areas within 
	the West Area that has one of the following:
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	1) Good utilization

	2) Underutilized
	2) Underutilized

	3) Very underutilized
	3) Very underutilized

	4) Vacant lands
	4) Vacant lands


	The West Area is comprised of land uses allowed 
	The West Area is comprised of land uses allowed 
	The West Area is comprised of land uses allowed 
	within the Sphere of Influence that contravenes 
	the City’s planned land uses. Conflict with rural 
	residential and agricultural land uses coupled 
	with fragmented development discourages 
	development of a complete suburban 
	neighborhood.

	The tool used to identify utilization ratios within 
	The tool used to identify utilization ratios within 
	the West Area is to calculate the ratio of the 
	assessed value of improvements to the assessed 
	value of the land (improvement ÷ land value = 
	utilization ratio). If a parcel or group of parcels 
	have a valuation ratio of .50 or less, it can be 
	assumed that the value of the land is higher 
	than the improvement(s) on the land. This will 
	make redevelopment more likely to increase 
	valuation ratio and good utilization of the land. 
	Parcels with a valuation of 1.5 or more show 
	improvements having a higher assessed value 
	than the land; this signifies good utilization and 
	makes redevelopment less likely to occur.
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	CURRENT DEVELOPMENT
	CURRENT DEVELOPMENT

	As policymakers and planners assess land use 
	As policymakers and planners assess land use 
	changes within the West Area, unexpired tentative 
	and final maps will need to be accounted for 
	because land use changes proposed by the City 
	or any locality cannot supersede an approved 
	tentative or final map. The Plan Area has a total 
	of 531.60 acres of land that are either tentative 
	maps or final maps. Additionally, approved 
	tentative maps account for approximately 350.88 
	acres of the plan area. Tentative and final maps 
	meet subdivision requirements of the State 
	and City of Fresno to provide for future design 
	and improvement. Tentative and final maps are 
	scattered throughout the Plan Area and do not 
	follow a land use pattern. In the West Area, there 
	are approximately 180.72 acres of land that have 
	approved final maps. The proposed uses are 
	specified within the map’s legend and include 
	improvements such as commercial buildings and 
	residential dwelling units.
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	OVERVIEW
	OVERVIEW

	The City of Fresno is served by different modes of 
	The City of Fresno is served by different modes of 
	transportation used to move people and goods 
	across the city, region, state, and Western United 
	States region. The City serves as a gateway to 
	San Francisco in the north, Los Angeles to the 
	south, the coast to the west, and Las Vegas to 
	the Southeast. Major highways that traverse the 
	city include Highway 99, Highway 168, Highway 
	180, and Highway 41. Highway 99, running north 
	and south, is the central roadway network for 
	residents to access the other portions of the 
	city for education needs, medical services, retail 
	sales and purchases, access to other cities within 
	the state, and work. Highway 99 divides the West 
	Area from the rest of the city.
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	ROADWAY CIRCULATION
	ROADWAY CIRCULATION

	To cross over Highway 99, motorist can use the 
	To cross over Highway 99, motorist can use the 
	West Clinton Avenue overpass, the West Ashlan 
	Avenue overpass, the West Shaw Avenue overpass, 
	and the West Herndon Avenue underpass, or 
	proceed south to access Highway 180. The City of 
	Fresno, Fresno County, and the State of California 
	are responsible for the maintenance of roads 
	and bridges located within the West Area. There 
	are approximately three local bridges in the Plan 
	Area that serve as connectors over the highway or 
	canal. An overview of the


	roadway system is exhibited on the circulation City is currently planning to construct Veterans map. An overview of the existing roadway system Boulevard to connect West Shaw Avenue with is exhibited on the Number of Lanes (Bottleneck) Herndon Avenue serving as an additional overpass map. The map also shows potential bottlenecking over Highway 99 north/south access. on arterials that go from having four lanes to two lanes at various locations throughout the Plan Area. Roadway widening and improvement is mos
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	TRAILS
	TRAILS

	The City of Fresno has recognized complete street 
	The City of Fresno has recognized complete street 
	designs provide people with more transportation 
	options beyond the vehicle. The City’s General 
	Plan promotes transit ridership, walking, 
	and biking trails as an alternative mode of 
	transportation. At a later period, the City approved 
	the Active Transportation Plan on March 2, 2017. 
	The Active Transportation Plan (ATP) serves as 
	a comprehensive planning document outlining 
	a vision for a complete, safe, and comfortable 
	network of trails, sidewalks, and bicycle pathways 
	that serve city and regional residents. As a result 
	of the City’s long-term commitment to alternative 
	modes of transportation, the West Area has 
	Class I Bicycle Paths and Class II Bicycle Lanes 
	planned throughout the project area that connect 
	to the City’s existing and planned paths and trails 
	network.


	Figure
	¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(Å¬(ÅBrawleyShieldsGrantlandHayesMarksWestCorneliaAshlanShawBullardHerndonDakotaClintonGettysburgBarstowSierraAlluvialBryanHughesPolkValentineBlytheClintonMcKin
	Figure
	4.4 
	4.4 
	4.4 

	FAX
	FAX

	The Fresno Area Express (FAX) is the City’s 
	The Fresno Area Express (FAX) is the City’s 
	principal public transit system that services 
	Fresno residents and a portion of the City of Clovis. 
	FAX has a dedicated 16 fixed-route bus line and 
	Handy Ride Paratransit Service. Bus routes 09 
	and 39 are the only bus routes within the West 
	Area. Route 09 service extends from West Clinton 
	Avenue to West Shaw Avenue, continuing service 
	along Shaw Avenue into Clovis. This bus route 
	will connect riders to the Bus Rapid Transit (BRT) 
	service corridor along Blackstone Avenue. Route 
	39 provides east and west services from the Plan 
	Area, to include the Central Adult School, to the 
	Fresno Yosemite International Airport. Route 39 
	also connects riders to the BRT corridor. The BRT 
	corridor will connect riders to North Fresno and 
	Downtown in less than thirty (30) minutes.
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	WATER
	WATER

	The Department of Public Utilities is tasked with 
	The Department of Public Utilities is tasked with 
	providing potable water to Fresno residents and 
	some residents located within the Sphere of 
	Influence amounting to 500,000 residential, 
	commercial, and industrial customers. The City of 
	Fresno is responsible for the maintenance of water 
	pipelines that are buried in the street in front of 
	a property. The primary source of water is derived 
	from the King’s Subbasin, Fresno’s sole source 
	aquifer, a large underground water system that 
	supplies many communities within the Central 
	Valley. The City operates over 260 wells that draw 
	water from this aquifer. However, the City is swiftly 
	transitioning from ground water to surface water 
	to preserve valuable Water Resources for long-
	term sustainability and to accommodate future 
	growth and development. There are several 
	thousand miles of piping that are used to convey 
	water to the homes and businesses within Fresno. 
	The water resources map shows the location 
	of active wells and water pipes within the West 
	Area and surrounding neighborhoods. Repair and 
	replacement of water pipelines and aging wells is 
	part of the City’s capital improvement plan.
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	The Fresno – Clovis Regional Wastewater 
	The Fresno – Clovis Regional Wastewater 
	Reclamation Facility is the seventh largest facility 
	in the state of California. Over 1,500 miles 
	of sewer pipes and other sanitary collection 
	system infrastructure is necessary to help clean 
	wastewater in order for it to be reused. The 
	system treats approximately 68 million gallons of 
	wastewater every day, with some of the recycled 
	water being directed into 1,700 acres of ponding 
	basins to percolate into the ground. The wastewater 
	infrastructure located in the Plan Area includes 
	sewer pipes and a lift station. Sewer pipes sizes 
	range from smaller than 12” in diameter to 33” in 
	diameter or larger. The wastewater infrastructure 
	appears to be present in the West Area to 
	accommodate future growth and development.
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	RECYCLED WATER
	RECYCLED WATER

	Use of recycled water is a major component of 
	Use of recycled water is a major component of 
	Fresno’s strategy to ensure a sustainable water 
	supply and reduce overuse of groundwater 
	by treating and reusing water for non-potable 
	purposes. Non-potable uses include watering 
	golf courses, cemeteries, open space and parks, 
	street medians, and other pervious surface 
	areas throughout the region. The City plans 
	to use 25,000 acre-feet per year of recycled 
	water for those types of uses to reduce reliance 
	on groundwater. The City has planned for 
	constructing a Recycled Water System which 
	includes the Northwest Quadrant Recycle Water 
	projects which goes through the West Area 
	(Council Districts 1, 2, 3, and Sphere of Influence). 
	The Northwest Quadrant Recycle Water projects, 
	although preliminary, includes approximately 
	23 miles of recycled water pipelines and three 
	pump stations, and carries an estimated cost of 
	$6,478,861. The projects are scheduled to start 
	in June 2019. Many of the other segments of the 
	overall project have concluded construction or 
	are currently under construction.
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	 A school district located within the West Area. The terms the district, Central Unified, and School District to be used interchangeably. 
	 A school district located within the West Area. The terms the district, Central Unified, and School District to be used interchangeably. 
	Central Unified School District:

	 Capitalized “City” refers to the municipal entity and its functions as a local government entity which is also referred to as “City of Fresno” while non-capitalized “city” refers to the geographical area or the people of Fresno which is also referred to as “city of Fresno.”
	City (Capitalized) and city (non-capitalized):

	 See City (Capitalized) for “City of Fresno” and city (non-capitalized) for “city of Fresno” definitions. 
	City of Fresno (Capitalized City) and city of Fresno (non-capitalized city):

	 The City Council is the legislative body of the City of Fresno and, except where expressly limited by the City Charter, is vested with all legislative powers in municipal affairs. As the legislative body, the City Council is responsible for adoption of the West Area Specific Plan, subject to Mayoral veto or referendum, and any amendments to the West Area Specific Plan. 
	City Council:

	 A term used to determine a specific area represented by a member of the Fresno City Council.
	Council District:

	Property or land used for the engagement of business transaction(s).
	Commercial:
	 

	 Fresno Area Express.
	FAX:

	 Non-capitalized county refers to the geographical area or the people of the county of Fresno. Capitalized County refers to the local government which is also referred to as either the County of Fresno or Fresno County. 
	Fresno County:

	 Land used for light or heavy industrial production and uses. 
	Industrial:

	 An area surrounding the City of Fresno which can impact or affect development, although it has no formal power or authority. Sphere, SOI or Sphere of Influence is to be used interchangeably. 
	Sphere of Influence (SOI):

	 Non-capitalized state refers to the geographical area of the people of the state of California. Capitalized State refers to the state government which is also referred to as the State of California. 
	State:

	Specific plan project area with the following terms: Plan Area, West Area, West Planning Area, and Planning Area to be used interchangeably.
	West Area:
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