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FRESNO CITY PLANNING COMMISSION
RESOLUTION NO. 5128

WHEREAS, the Council of the City of Fresno by
Resolution No. ,70-134, directed the preparation
of a Specific Plan for the 563.75 acre BUTLER/
WILLOW NO. Annexation Area; and

WHEREAS, in the public hearing of January 19,
1971, the Planning Commission, by Resolution
No. 5076, approved and recommended adoption
to the Council Official Plan Lines for East
Lane Avenue, South Willow Avenue, South Peach
Avenue, and East Butler Avenue within the
BUTLER/WILLOW Area, said Official Plan Lines
being part of the circulation element of the
Specific Plan for the BUTLER/WILLOW Area; and

WHEREAS, the Planning Commission did conduct
work shop meetings on Preliminary Specific Plan
for the BUTLER/WILLOW Area on April 26 and May
11, 1971; and

WHEREAS, the Planning Commission did hold a
public hearing on the Preliminary Specific Plan
for the BUTLER/WILLOW Area on May 18, 1971, and
continued that public hearing to June 15, 1971,
and directed the preparation of two alternative
land use plans, one for lower intensity uses and
one for higher intensity uses for the public
hearing of June 15, 1971; and

WHEREAS, the property owners in the area were
noticed by direct,mail of the public hearings
of May 18 an~.June 15, 1971, at the direction
of the Planning Commission, in addition to
notices in a newspaper of general circulation
10 days prior to each hearing; and

WHEREAS, upon hearing the testimony of the staff,.
property owners in the area, and of the general
public, the Planning Commission did find the BUTLER/
WILLOW Specific Plan - Alternative One, Lower
Intensity Uses to be in general conformity with the
Community's General Plan and that said Specific Plan
will:

1. reduce the stress on the designed
capacties for traffic volumes on
arterial and collector streets
within and through the area;

2. reduce the demand for other urban
services, especially sewer and water
distribution systems and flood control
facilities;

3. reduce the stress on the environment;

4. reduce the pressure inherent with neWly
developing areas for higher intensity
~ses resulting from a repetitive cycle
of "higher zoning-higher land values­
higher taxes and the attendant inflation­
ary practices; and

5. reduce the opportunity for expansion of
speculative land marketing practices into
undeveloped areas south and east of the
BUTLER/WILLOW Area.

NOW THEREFORE BE IT RESOLVED that the Planning Com­
mission does herewith approve the BUTLER/WILLOW
Specific Plan- Alternative One-Lower Intensity Uses

~. ~ ," ,- - - , ,_.
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and does recommend its adoption to the Council;
and

BE IT FURTHER RESOLVED that the Planning Commission's
approval of said Specific Plan and recommendation to
the Council does include all attendant staff recommend­
ations as follows:

1. that the Boulevard Area District be
applied to all properties within the
BUTLER/WILLOW Specific Plan Area,
requiring a landscaped setback 30
feet wide along East Butler Avenue
frontages and a landscaped setback
15 feet wide along the frontages of
East Lane Avenue, South Willow Avenue,
South Peach Avenue, and East Kings
canyon Road;

2. implementation of the tree retention,
relocation, and replacement plan dated
June 15, 1971;

3. that the C~ief Administrative Officer
be requested to suspend pending tree
removal contracts and to direct the
scheduling of improvements on South
Peach Avenue to permit detailing of
the tree retention, relocation, and
replacement plan;

4. the construction of the traffic diverter
in East Butler Avenue at South Peach
Avenue as depicted in the illustration
dated May 18, 1971;

page Two

5. that the detailed design for the
Boulevard Area District landscaped
setbacks be commenced lmmediately;

6. that depending upon feasibility, the
Fresno City Metropolitan Flood Control
District ponding basins serving the
BUTLER/WILLOW Area be developed as
neighborhood parks and that detailed
design of the ponding basin parks be
commenced immediately;

7. that the Fresno County Planning staff
be requested to work with the Depart­
ment of Planning and Inspection staff
in achieving continuity of the BUTLER/
WILLOW Specific Plan recommendations
into the Sunnyside community Planning
Area;

8. that additional annexations that are
consistent with urban unification policies
and processes be undertaken for the pur­
poses of squaring-up the boundaries of
incorporation established by the BUTLER/
WILLOW NO.1 Annexation;

9. that proven changes in market factors and
land economics be recognized by the Plan­
ning Commission and Council as the only
basis for the future rezoning of land in
the BUTLER/WILLOW Area; and

;.: .. ~~'~'--
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10. that additional recommendations may
be made by the staff to the Council
regarding a collector street between
East Lane Avenue and East Kings Canyon
Road approximately 1300 feet westerly
of South Peach Avenue.

The foregoing resolution was adopted by the Planning
Commission of the city of Fresno upon motion of
Commissioner McAlpine, seconded by Commissioner
Williams.

VOTING: Aye - McAlpine, Williams, Ba ins, Baker,
Colver, Tokmakian, Stockton

Noe - None

Absent - None

GEORGE A. KERBER, Secretary
Fresno City Planning Commission

DATED: June 15, 1971

Resolution No. 5128

ApP1.oveflI6li'luI:· BU'l.'L£R/W1LLOW

Area

Page Three.
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INTRODUCTION

Preparation of a specific plan for the Butler/
Willow Annexation Area is intended primarily to
provide a detailed plan for zoning and circulation
in the 564 acre area surrounding the Internal
Revenue Service Center. The level of detail that
can be achieved through the specific planning pro­
cess is fundamental to the protection of properties
and the local environment from the adverse effect
of disorganized development. Protection of the
unique, rural-suburban qualities of the area has
been the underlying foundation for plan preparation.

Upon annexation to the City of Fresno in August,
1970, the City Council directed the preparation of
the specific plan by Resolution No. 70-134. Fol­
lowing Planning Commission review of an outline
program for the technical work, several property
owners in the area were invited to present their
views to the Planning Staff on development of the
area.

The legal basis for specific planning the Butler/
Willow area is identical to the legal basis
associated with zoning and official plan"line
procedures that are usually conducted on a
piecemeal basis for individual properties and
singular roadways. Basic information for
specific plan preparation derives from General
Plan land use and circulation guidelines. The
absence of approved plans for the Fairgrounds and
Sunnyside Community Planning Areas and the contended
"impact" the IRS Center has made translation of
planning information somewhat more difficult than
is typical of the specific planning process.

BASELINE DESCRIPTION

Upon annexation, existing zoning in the area was
accepted by the City of Fresno under the regula-'
tions of section 12-203 of the Municipal Code.
Approximately 45 acres' of existing cornmer c i a I
zoning and the arterial and collector streets
that will be widened or constructed to accommodate
the IRS Center are major factors in the form and
characteristics of the Specific Plan.

In the formative stages, land use and circulation
proposals were reviewed by various departments
and divisions. The consulting engineer for
design of street improvements that became the
sUbject of Improvement District No. 50 provided
base map information and counsel in plan pre- .
paration. Fresno County Planning Department pro­
vided information and discussed plan objectives
and content.

On January 19, 1971, the Planning Commission
approved Official Plan Lines for designated arte­
rial and collector streets within the Butler/
Willow Area by Resolution No. 5076. That resolu­
tion also recommended adoption of the Official
Plan Lines to the Council. The Council, by"
Ordinance No. 71-11 on February 11, 1971, adopted
the Official Plan Lines as delineated on the
maps in Appendix A for East Lane Avenue, East
Butler Avenue, South Willow Avenue and South
Peach Avenue. Map No.3 of the Specific Plan
illustrates this action and represents the
Circulation Element of the Butler/Willow Specific
Plan.
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The Planning Commission held workshop meetings
on the Plan on April 26 and May 11, 1971. A
Public Hearing was held on May 18 and continued
to June 15, with instructions to the staff that
two alternative land use plans be prepared, one
for lower intensity uses and one for higher in­
tensity uses, including the addition of approxi­
mately 60 acres of previously incorporated terri­
tory surrounded by the territory annexed as Butler/
Willow No.1. The June 15 hearing was also
officially noticed by mail and local newspape r .

The Planning Commission approved "Alternative
One-Lower Intensity Uses" and recommended its
adoption to the Council together with several
supporting recommendations by Resolution No. 5128.
The specific plan presented in Part Two and per­
tinent written material'contained herein are the
documents resulting from that action.

supporting material prepared at the request of
the Planning Commission following the workshop
meetings and the Public Hearings of May 18 and
June 15 is included in Appendix B. The report,
"Preliminary Specific Plan for the Butler/Willow
No. 1 Annexation Area" as originally presented to
the Planning Commission on April 26, 1971, is
Appendix D.

The Tree Retention and Replacement Plan, which
is a detailed depiction of the trees to remain
and trees to be planted to conserve the environ­
mental quality of East Butler and South Peach
Avenues. As a component of the Environmental
Conservation Element of the specific plan, the
Tree Retention and Replacement Plan is contained
in ~rppn~iY C

2
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BACKGROUND

IRS CENTER - Following extensive evaluation of
several sites throughout the community by the
General Services Administration and the Internal
Revenue Service of the federal government a 50
acre site at the northeast corner of South Willow
Avenue and East Butler Avenue was selected. The
site was zoned R-P-BA and RP upon application of
the owner during annexation proceedings in accor­
dance with Section 12-203-c of the Municipal Code
and as authorized in Section 11531 of the Business
and Professions Code. The RP District was found
appropriate as a transition district for the
purposes of protecting residential neighborhoods
from the adverse effect of the massive pro­
portions and potential generating qualities of
the IRS Center. The regulations of this dis­
trict also provide for height control and site
design control through the Site Plan Review pro­
cess. The Boulevard Area overlay district
provides for a landscaped setback that is in­
tended to protect the esthetic qualities of
East Butler Avenue.

The IRS Center is best described as an office
facility of huge proportions that will serve
the purposes of a regional center for federal
income tax processing. Employing up to
4,000 people, the center will provide approxi­
mately 11 acres of floor space. Employee
parking space for 2744 cars will be provided
on the nort~ side of the buildings. Access to
the parking area is limited to East Lane
Avenue. The center will operate up to three
shifts per day, thus reducing the volume of
employee traffic on arterial and collector
s '~re~Lb. t.o _m~,n~,ge~b~e P???PoTt..i.ons . Plll)l-i r.
access to the facll1ty 1S restricted, and
limited to East Butler Avenue. Parking space

, for this purpose is located in two areas for
34 cars each south of the administrative offices.

The height limit for the RP District (20 feet)
is exceeded by roof-top air conditioning equip­
ment at several locations. Each area is
visually screened. These areas are generally
obscured from view by the proportions of the
buildings and distances from adjacent properties.
Sight line analysis and architectural review
were applied as part of the site plan review
process to ensure the protection of adjacent
property from the potentially adverse condition
of excess height limitations.

RURAL-SUBURBAN AREA - The annexation area con­
tains 563.75 acres of land, approximately 75
percent of which is undeveloped in terms of
urban uses. 40 percent of the undeveloped land
is actively farmed. At the time annexation pro­
cedures began, the area contained less than 12
people resident in the precinct in which voter
registration is required, and was thus considered
"uninhabited territory" under state annexation
law. With the completion of 56 multi-family
dwellings and a 71 bed convalescent hospital,
the area now contains an approximate statistical
population of 327 people.

The annexation area included existing commercial
zoning that is potentially capable of yielding
a significant amount of retail commercial floor
space if developed to full capacity. Twenty
acres of undeveloped C-3 zoning on the south
side of East Kings Canyon Road between South
Ches t n '..1 t ~nd Southw-L 11 r~',T .7', VC-Dtj(; ,-i 3, "elC-j-3.::::Cl"lt to
an active twenty-eight acre shopping center
within the incorporated area at the time of

3
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the Butler/Willow No. 1 Annexation. This area,
Eastgate Shopping Center, was added to the
specific plan area by the Planning Commission.
Predominate commercial uses and existing commer­
cial zoning are concentrated along the one-half
mile length of East Kings Canyon Road between
South Chestnut aIfd South Willow Avenues.

Approximately 30 acres of previously incorporated
territory zoned for multi-family uses was also
added to the specific plan area by the Plann{ng
Commission.

The area is typically flat and contains arable
soils characteristic of the metropolitan area.
Cultivation of the area began in the 1870's under
guidance of Theodore Kearney, to whom credit is
given for the construction of the winery building
(in 1880) immediately south and east of the inter­
section of East Kings Canyon Road and South Peach
Avenues. Vineyards, cotton, and fruit and nut
orchards establish rural character and favorable
atmosphere for large-lot, low density subdivisions
immediately south and east of the area. The image
of the Sunnyside district begins, in most people's
minds, with the,~l~ve trees arched over East
Butler Avenue for the length of three-quarters of
a mile. Although traveled less, olive trees
arching over South Peach Avenue reinforce the
image of the rural countryside that is rapidly
disappearing.

PLANNING HISTORY - As part of the Fresno-Clovis
Metropolitan Area Project, the Fresno County
Planning Department prepared a Preliminary General
Plan in 1965 for the area bounded by Willow,
McCall! and Ame1. .LcEl.llAY~(l'u,es. ,The plan for the
thus described Sunnyside Community Planning Area
was not taken beyond the preliminary stage.

The Fairgrounds Community Planning Area" with
an easterly boundary of Peach Avenue, was
similarly developed to the completed, but pre­
liminary planning stage.

An amendment to the circulation element of the
Fresno-Clovis Metropolitan Area General Plan
proposed changing the classification of East
Butler Avenue from a "local road" to a "collector
road" from South Willow Avenue to South Clovis
Avenue. At that time the Fresno County Planning'
Department conducted a study of the area bounded
by Willow, Kings Canyon, Clovis, and California
Avenues. The study recommended no change in the
classification. East Butler Avenue thus remained
in its primary classification of a "local road"
from Willow to Clovis.

In 1968, the Planning Division prepared the
"Fresno East Plan" and emphasized an apparent
change in social and economic conditions in the
area previously described as the Central Area
and Fairgrounds Community. Willow Avenue formed
the easterly boundary for this study.

In 1970, the Fresno Community Development Program
staff and consultants conducted studies of a
huge area entitled "Fresno Central East," termi­
nating in an easterly boundary of Chestnut Avenue.

The unapproved status of the above studies, the
various boundaries selected, and the particular
purposes served prevented the effective trans­
lation of data into a form usable for the level
of specificity required for the specific planning
process.

The Fresno Cornmuni. f.y - Development Program staf f
and consultants also conducted a site location
analysis that apparently played a major role in
the federal government's selection of the Butler/
Willow site for the IRS Center.
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AREA ANALYSIS

For the purposes of determining relationships
of land use and circulation within the,annexa­
tion area to land use and circulation in the
surrounding area, a 1902 acre "Impingement
Area" bounded by Maple, Tulare, Minnewawa, and
California was selected. Development of the
Butler/Willow area will affect, and be effected
by, changes in land use and circulation in the
immediately surrounding area. The boundaries
are finite to the extent that a spe~ific area
will, in turn, affect and be effected by a,
multitude of real estate market factors as they
exist and occur throughout the metropolitan area.

Within the outer area between the Butler/Willow
annexation boundary and the Impingement Area
boundary, development is, at present, relatively
static. Expansion of a housing center for the
elderly, some new construction in the Kings
Canyon commercial strip, a convalescent hospital
and college oriented multi-family housing de­
velopment have occurred during the last year.
Housing quality ranges from poor in neighborhoods
that are seriously in need of upgrading in the
unincorporated areas to excellent in well de­
signed subdivisions less than ten years old.
The area is genuinely characteristic of the south
and east portions of the community that are slowly
urbanizing.

EXISTING ZON~NG - Existing zoning has resulted from
two sources:

1. properties zoned by the County of Fresno in the
unincorporated area were accepted prima facia
upon annexation, excepting C-4 properties which
aut.omcti c a l Ly ;"'""c...dlUe (--6 I and,-

2. zoning for the IRS site was changed from R-A
to R-P and RP-BA30 by the City of Fresno
prior to annexation pursuant to Section
12-203-c of the Municipal Code and Section
11531 of the Business and Professions Code
of the State of California.

An adjustment in the existing zone pattern for
the five acres located at the northwest corner

,of East Kings Canyon Road and North Peach Avenue
was requested by the owner. The change was
approved in February, 1971, and produced a
slight change in the ratio of commercially zoned
property and properties zoned for medium to
medium high density uses. The adjustment was
entirely consistent with the purposes of the
specific plan.

The following Chart One summarizes existing
land use categories and districts for the entire
Impingement Area.

Chart Two explains the development potential
for the Impingement Area in terms of existing
zoning, for now vacant land for 60, 80, and
100 percent of capability, assuming no time
span.
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CHART ONE
IMPINGEMENT AREA - EXISTING
LAND USE SUMMARY

ACRES

TYPE LAND USE BUTLER/WILLOW OUTER AREA IMPINGEMENT
DISTRICTS AREA AREA-TOTAL

Low To RA, RIB,
Medium Rl, RP, 364.9 944.iL
Density RPBA-30

24 .~j
1333.7

RIC 0

Medium To R2, R3, 48.3 81.5"\,
Medium High R3A, R4 ,I- 193.8
Density jTP 64.0 0

Office CP 4.5 0 4.5

Commercial Cl,C2,C3 45.0 53.6-\
C6

I
109.5

C4,C5 0 10.9j

Industrial Ml 9.4 0 9.4

Streets 27.6 223.1 250.7
+•••_.'. ." ., .• ... . . ,-.', , ..... - -- -'~-----~~~'-'-' , ..._.. _.M ... .,.................------ ..... _.... ,~ ..-~ .....-...-

TOTAL 563.7 1337.9 1901.6-- .... -.......- .__...._. ----,"" ... _.-_......._-_......... . .. ~ - ~~._ .. " ..._". ,.'-_._-~
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CHART TWO
IMPINGEMENT AREA
DEVELOPMENT POTENTIAL - EXISTING ZONING
OF VACANT LAND ONLY (NO TIME SPAN)

POTENTIAL POTENTIAL POTENTIAL COMMERCIAL
POPULATION DWELLING UNITS FLOOR AREA (SQ.FT.)

100% 80% 60% 100% 80% 60% 100% 80% 60%

BUTLER/ 6500 5200 3900 2900 2300 1700 341,000+ 273,000 205,000
WILLOW
AREA

OUTER
AREA 1600 1300 1000 520 410 300 228,000 182,000 136,000

TOTAL 8100 6500 4900 3420 2710 2000 605,000 455,000 341,000

+EXCLUDES APPROXIMATELY 10'0, 000 S.QUARE FEET OF EXISTING
FLOOR SPACE AND 75,000 SQUARE FEET - PLANNED FOR EASTGATE
SHOPPING CENTER

9
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EXISTING LAND USE - Existing land use district
classifications range from RA, residential­
agricultural, through neighborhood and heavy
~ornmercial zoning to M-l, light industrial
zoning. Assuming the existing zoning pattern
is unchanged, the area would yield a future popu­
lation density of approximately 6,500 people and
approximately 440,000 square feet of retail floor
space, if and when developed to its full capabilities.

If the IRS Center development had not occurred, it
is unlikely that the zone pattern would remain
unchanged. The highly irregular pattern of land
use districts distributed along East Kings Canyon
Road between Chestnut and Willow could reasonably
be considered a probable harbinger of future
zoning along the area's arterial roads had not
the opportunity arisen for specific planning.
Slow but consistent population growth and avail­
ability of land for home construction in a suburban
setting would eventually transform the Butler-
Willow area into urbanized neighborhoods charac­
terized by incompatible uses at unlikely locations.

Conditions relating to development are, however,
clear:

THE IRS CENTER HAS OCCURRED AND BECAUSE
OF A PREREQUISITE DEMAND FOR URBAN SER­
VICES, THE DEVELOPMENT HAS PRECIPITATED
THE ANNEXATION OF THE CENTER'S SITE AND
SURROUNDING TERRITORY. THESE EVENTS,
IN TURN, 'DEMAND A DETAILED PLAN THAT WILL
PROMOTE REASONABLE DEVELOPMENT AND PRE­
VENT NEW USES IN THE AREA FROM ADVERSELY
AFFECTING THE MAJOR STREET SYSTEM, SUR­
ROUNDING PROPERTIES, AND THE LOCAL ENVIRO­
NMENT. .

These conditions provide the opportunity for
the orderly transformation of the area into
a productive balance' 6f land use coupled with
an efficient street system for the protection
of local environment.

Although the IRS Center has been viewed by
some segments of the community as the catalyst
for a surge of land development throughout a
large easterly portion of the community, there
is no evidence to support such generating quali­
ties as being characteristic of this facility.

It is unreasonable to assume that all
or even a significant portion of IRS
Center employees will want to live
across the street from their place of
work. Demand for dwellings of any type
in the Butler-Willow area will be deter­
mined largely by the market for dwellings
in the metropolitan area, not by IRS
Center development.

Similarly, cafeteria facilities and snack
bars capable of serving all employees with­
in the Center will offset demand for
restaurants and quick meal eating estab­
lishments. Control of employees during
their working shift precludes the need
for these kinds of commercial uses and
the need for commercial uses dependent
upon lunch hour shopping.

The market for goods supplied by large
scale retail commercial development in
shopping, centers containing department
stores and/or discount stores will not
be ap!?,Li:.:L..l.cibly chang-ed.- uy-IR-S Center_
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development. Retail commercial uses
of this level of intensity are deter­
mined by the amount of existing com­
mercial floor space that is competing
for a profitable share of family in­
come expendable for goods and services
by the population of a given trade area.
Recent studies by market and real estate
analysts (Larry Smith and Company) in­
dicate that existing retail floor space
in the Fresno urbanized area is adequate
to satisfy demand for department and '
discount store commercial floor area at
least throughl975. The trade area for
existing major department and discount
stores in the Fresno urbanized area in­
cludes Fresno County and five contiguous
counties. The IRS Center will not add
appreciable numbers of people to this
trade area and the payroll will not,
therefore, add a significant amount
of "new dollars."

Retail service uses generally found in
C-l and C-6 districts are similarly de­
pendent upon a variety of market factors
involving competition, supply, and de­
mand. Such uses are intensely competitive
with those within a given area as well as
with those retail service uses throughout
the community. It is unlikely that new
strip commercial' uses would gain competi­
tive advantages from locations within the
Butler-Willow 'Area. The assumption that
exposure to high volumes of traffic are
conducive to business promotion is as
erroneous for locations in this area as
it i~ fc~ loc~tion3 in any 0~her dLed.'

Traffic volume on collector and arterial
streets in the area will not increase
to impact proportions because of the
IRS Center.

The assumption that the IRS Center will
create a demand for large scale office
development in the immediate vicinity is
difficult to support. Development of
office space in the Butler-Willow area
will be conditioned by the increased trend
for new general office space in the Shaw
Avenue area and the possibility 9f strong
major activity generators in the Central
Area. Planned construction which are
presently known will, in fact, account
for most of the demand for general office
space projected for the urbanized area
through 1975.

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

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

Actualization of development proposals are more
likely to result from normal response to market
and demand conditions in the Fresno urbanized
area than from opportunistic implications based
on the mythology of zoning speculation. Trans­
latioll of the existirig~i6riing patterri~intb th~

proposed land use districts is thus directed
toward a logical sequence of development
occurring in manageable increments over a
reasonable span of time. 1~



DESCRIPTION OF PLAN PROPOSALS

OBJECTIVES-The proposed specific 'plan, described
and depicted in Part Two of this report, is
designed to achieve the following objectives:

1. a land use and circulation plan that will
effectively blend the unique qualities of
this newly annexed territory with the land
use and circulation of the surrounding area;

2. a land use and circulation plan that will
accommodate development of the IRS Center
and, at the same time, reduce the oppor­
tunity for the facility to adversely affect
the street system and properties in the
vicinity;

3,. controls in support of land use and cir­
culation plans that will protect the area
from unwarranted changes in the local
environment;

4. provide opportunities for new and long
term development that are consistent
with the land economics that determine
balanced growth and development of
the Fresno urbanized area;

5. retain the esthetic qualities of existing
roads and properties within and adjacent
to the Butler/Willow Annexation area;
and

6. protect the unique rural-suburban qualities
of the area

CIRCULATION - Existing arterial and collector
streets that serve the area will be augmented
by the improvement of four roadways*of primary
importance:

1. East Lane Avenue, to be developed as a
collector street, 80 feet in width from
South Chestnut Avenue to South Peach
Avenue. This length of East Lane Avenue
is fundamental to the efficient flow of
traffic to and from the IRS Center;

2. the extension of the existing 80 foot right­
of-way for East Butler Avenue for a distance
of approximately 850 feet between South
Willow Avenue and South Peach Avenue. As
the collector roadway serving the public
entrance to the IRS Center, East Butler
Avenue will also provide access for emer­
gency vehicles to the facility. Approxi­
mately 660 feet westerly of South Peach
Avenue, East Butler Avenue is proposed to
remain a 60 foot local street, thus pre­
serving the existing olive trees and reducing
the opportunity for traffic generated by
development within the Butler-Willow area
to encroach upon adjacent single family re­
sidential areas to the east. Initial im­
provement of Butler Avenue will be limited
to the IRS Center frontage (north side
only) ;

3. development of South Willow Avenue to a
collector road 80 feet in width between
East Lane Avenue and East Kings Canyon Road
will facilitate traffic movement between
the IRS Center and East Kings Canyon Road;
and

*Refer to Appendix A, Official Plan Line Maps
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4. ultimate development of South Peach Avenue
as an arterial roadway 100 feet in width
from East Butler·Avenue northerly to the
Butler/Willow Annexation boundary; initial
improvement is proposed for approximately
five-eights mile between East Lane Avenue
and the annexation boundary, and the
westerly portion of the roadway between
East Lane and South Peach Avenues.

Proposed initial public improvement of roadways
also includes signalization of intersections of
Lane/Willow, Lane/Chestnut, Lane/Peach, Willow/
Kings Canyon, and Peach/Kings Canyon.
Physical termination of East Lane Avenue imme­
diately west of South Chestnut Avenue is con­
templated to prevent the disbursal of traffic
westerly into the existing single family
neighborhood.

The planning staff and Planning Commission
(by Resolution 5128) have also recommended a
traffic diverter in East Butler Avenue to pre­
vent left turn traffic from South Peach to
Butler Avenue and east bound through traffic
on East Butler Avenue.

Immediately following approval of the Official
Plan Lines, an improvement district formation
process· began involving the selected initial
street improvements for South Willow Avenue bet­
ween East Lane Avenue and East Kings Canyon Road,
East Lane Avenue between South Chestnut and South
Peach Avenues, East Butler Avenue along the IRS
Center site frontage, and South Peach Avenue bet~

ween East Lane and the northerly annexation bound­
ary, and partial improvement of South Peach Avenue
betw~en. Rast· ~an~ an rl Past R~~lcr ~vcnucs. ~

construction contract for street improvements
within Improvement District No. 50 was awarded
by the Council on July 1, 1971.

Street improvements thus outlined are essential
to efficient accommodation of traffic anticipated
for the IRS Center and the protection of properties
within and surrounding the area. Frontage roads
to achieve access control are contemplated for
selected lengths of the arterial, collector, and
major roadways. Local streets have not been
planned as part of the specific planning process,
although a generalized layout for local streets
indicates all properties are potentially capable
of maximum development with a minimum amount of·
land area devoted to circulation.

TRAFFIC GENERATION POTENTIAL-At the request of
the City Planning Commission, the Traffic Division
has prepared certain traffic data for the IRS
specific planning area. The first portion of
this study deals with the generation of vehicular
trips to and from the study area under various
specified conditions. The data thus developed is
realistic and can be utilized as a reasonably re­
liable comparison of the various conditions.

Total trip generation has been calculated for
total development of the following five (5) land
use conditions:

1. The general land use plan as used in the
1964 study which projected 1985 traffic
volumes.

14



2. The existing zoning.

3. The Planning Staff's land use proposal
for this area.

5. A "higher density" as developed by' the
Planning Staff.

4. A "lower density" as developed by the
Planning Staff.

The second portion of this study is to develop
projected traffic flows with an unrealistic
assumption that the total plan area will be
developed by 1985. Without a complete restudy
of the Metropolitan Area, the volumes developed
for this study are hypothetical and unrealistic.
The results will be volumes which are too high
for 1~85 and too low at the time that this area
is 100% developed. This study has assumed that
Freeway 180 would be completed by 1985 which
probably is no longer correct. The projected
volumes are compared to the street capacities
for a reasonable level of service. The streets
can carry about 20% more traffic but only with
extreme congestion ancl delay. It is possible
to widen Kings Canyon Road to six lanes within
the existing right-of-way which would increase
its capacity to about 32,000.-23%

% INCREASE/
DECREASE, OVER
EXISTING ZONING

45,700

TRAFFIC GENERATION
(Trips Per Day)

TRIP GENERATION

GENERAL PLAN

LAND USE
(100% Development)

EXISTING ZONING 59,400 a

PRELIMINARY
SPECIFIC PLAN 88,300 +48%

ALTERNATE #1
LOWER INTENSITY* 76,000 +28'%

ALTERNATE #2
HIGHER INTENSITY 112, 00,0' +89%

*Specific Plan approved by
Planning Commission,
Resolution 5128, June 15, 1971

.. ....";
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TRAFFIC VOLUMES

KINGS CANYON

CHESTNUT

PEACH

BUTLER

Capacity

22-24,000

22-24,000

22-24,000-

16-18,000

Preliminary Alt. #1 Alt. #2
1985 Pro- Existing Specific Lower*** Higher
jections* zoning Plan Intensity Intensity

14,000 20,850 35,300** 29,150** 47,150**

15,000 17,740 23,520** 21,060 28,260**

8,000 10,740 16,520 14,060 21,260

8,500 9,870 12,760 11,530 15,130

*1985 Projections from Fresno-Clovis Metropolitan Area Transportation study.

**Volumes at o~ above capacity.

***Specific Plan approved by Planning Commission, Resolution 5128, June 15, 1971

Traffic projections for each land use plan based on 100% development of planning area.
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The magnitude of the above outlined traffic
volumes may be compared to estimated and known
traffic volumes for. local arterial streets:

East Shaw Avenue/West of N. First Street 30,000

North First Street at McKinley 24,000

North Fresno Street at Olive 19,000

North West Avenue at McKinley 15,000

McKinley betwe·en North First and Cedar 10,000

,,'- ..~~
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ALTERNATIVE CIRCULATION PROPOSAL-At the Public
Hearing of June 15, a property owner in the
Butler/Willow Area suggested an alternative to
the extension of East Lane Avenue easterly of
the IRS Center to South Peach Avenue. This
alternative proposes a collector street 80 feet
in width between East Lane Avenue and East
Kings Canyon Road, directly north of the easterly
entrance to the IRS Center parking area. The use
of approximately 40 feet of both the Elks Lodge
property and M. Sarkesian's property for a length
of approximately one-quarter mile would be required.

A similar proposal was made by the Planning staff
(with other suggested alternative circulation
proposals) earlier this year ..

The Planning Commission acknowledged the validity
o£ the alternative offered on June 15, and pro­
vided for its recommendation to the Council, should
staff evaluation indicate favorable advantages.

The Planning staff, therefore, forwards this
alternative as a recommendation to the Council on
the basis that:

1. the resulting intersection with East
Kings Canyon Road will occur at the
quarter-mile point between signalized
intersections on East Kings Canyon
Road, thus causing no interference
with. timed and signalization intervals;

2. the cost of improving South Peach
Avenue as an arterial street 100 feet
wide may be deferred;

3. prolonged opposition by property owners
to improvements attendant with the
area's development may be reduced; and,

4. the originally proposed circulation
scheme will not be impaired.

18
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PROPOSED LAND USE-Land use districts recommended
by the Specific Plan will provide:

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

- inherent property development standards that
amplify the protective qualities of the land
use pattern;

- design controls through overlay design con­
trol districts to preserve and promulgate
esthetic qualities and environmental con­
servation, protection, and enhancement;

- the opportunity for efficient land develop­
ment that will be marketable in terms of
projected popUlation growth and known land
absorption rates for the Fresno urbanized
area;

- a land use pattern that limits traffic
generation to a level within the designed
capabilities of arterial and collector
streets;

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

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

- recognition of existing land use districts
that are capable of providing goods and
services at levels of intensity that may
be competitive within the metropolitan
area in terms of location and potential
attractiveness; and,

- adequate school and recreational facilities.

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

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

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

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

Land use districts recommended by the Specific
Plan and their potential yield of dwelling
units, population, and floor area are outlined
in the following Chart Three, IF AND WHEN full
development capabilities are realized.

20
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CHART THREE
SUMMAR-Y--
EXISTING AND POTENTIAL DEVELOPMENT
BUTLER/WILLOW SPECIFIC PLAN AREA (SUMMARY OF THE FOLLOWING CHARTS FOUR AND FIVE)

A B A & B
DEVELOPED OR NON-CONTRIBUTING AREA DEVELOPMENT POTENTIAL (FROM TOTAL ESTIMATED DEVELOPMENT

UNDEVELOPED, CONTRIBUTING AREA) •.. POTENTIAL (ROUNDED)
AREA (AC.) DU. POP. FL. AREA AREA (AC.) DU. POP. FL.AREA AREA (AC) DU. POP. FL.AREA

(SQ. FT.) (SQ.FT. (SQ. FT. )

Residential
Uses 99.0 71 327 398.7 2334 6309 498 2405 6640

-- ... ........ -y ... - -_.__.-._._.- .. .-
Commercial

..

Uses 32.0 312,000 50.9 477,700 790,000

SUB-TOTAL 131.0 71 327 312,000 449.6 2334 6309 478,000 563.3 2405 6640 790,000

.-

TOTAL -
AREA 563
DU. - 2400

POPULATION 6600
COMMERCIAL

FLOOR AREA 790,000
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POTENTIAL POPULATION-The Butler/Willow specific
plan will accommodate a potential population of
spproximately 6,500 people in an estimated 2400
dwelling units when fully developed.

Residential land use districts proposed by the
plan will provide for a potential population

. that is approximately equal to the population
possible under the existing residential land use
districts. Limitation of the potential population
as proposed will maintain a workable relationship
between density and the capacities of collector
and arterial street system in the vicinity. Estab­
lishing and controlling the population density by
specific planning will provide a basis for sewer
water and utility distribution system design.
Proposed land use districts may also be used as
a reliable basis for establishing school class­
room capacities, providing the specific plan is
adhered to as the development policy for the
area.

Reduction of the opportunity for overstressing
urban service facilities by maintaining the
approximate population possible with existing
densities will thus produce a corresponding
reduction in the potentially adverse effect of
high traffic volumes and mechanical equipment
on the local environment.

The rate of population increase will be affected
to some degree by the undeveloped land in the
Impingement Area and outside the Butler/Willow
Area that is zoned for residential use. The
existing population in this "Outer Area" is
estimated at approximately 8,100 and existing
vacant land zoned for residential uses will
house an additional 1,600 people.

The range of residential land use districts pro­
posed form a graduation of intensity similar to
those actually developed in other urbanized por­
tions of the community. Translation of existing
land use districts to the proposed land use dis­
tricts reflects an urbanizing trend that may be
promulgated by the extension of urban services.

POTENTIAL CO~1ERCIAL DEVELOPMENT-Approximately
75 acres of land was zoned for commercial uses
in the area prior to annexation. The Specific

.Plan proposes approximately 85 acres of commer­
cial uses. The additional commercial zoning re­
sulted from the proposed change of approximately
10 acres of industrially zoned land to neigh­
borhood shopping center uses.

Retail and service commercial floor area that a
given amount of commercial zoning will yield is
a function of required parking to floor area
ratios and property development standards. Pro­
posed commercial land use will yield approximately
5~8,000 square feet of additional retail floor
space (excluding approximately 32 acres of com­
mercially developed land and approximately 3 acres
that will probably be limited to service commer­
cial uses because of size and configuration).

COMMERCIAL USES-Development of land proposed for
by the specific plan will be determined by the
market for retail floor space in the urbanized
area. Profitable retail floor space, in turn,
is a function of family income that is available
for purchase of retail goods and services and,
thus indirectly a function of population, income,
and level of employment. According to a rnid-1970
economic and market analysis of the Fresno area
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by Larry Smith and Company, the unsatisfied de­
mand for department and discount store floor
space will range from a mere 20,000 square feet
to 150,000 square feet by 1975, thus indicating
the demand for these kinds of retail facilities
is currently satisfied. By 1985, this economic
study estimates a demand for 300,000 to 485,000
square feet for department and discount store
floor space may exist in the Fresno urbanized
area. Existing major activity generators in es­
tablished locations will undoubtedly continue
to hold and attract new retail uses (Central
Business District, Fashion Fair, Manchester
Center, Fig Garden Shopping Center, and others).

The study by Larry Smith and Company also
indicates an estimated potential demand for
non-department store retail floor space of
135,000 square feet in the Fresno urbanized
area i~ 1972, 385,000 square feet by 1975 and
980,000 square feet by 1985. Development of non­
department store floor space will be conditioned
by land market and locational factors throughout
the urbanized area, as well as the demand for
various types of retail facilities.

Thus, the rate of development and composition
of retail commercial floor space in the Butler/
Willow Area will be determined by market factors
and the degree of attractiveness of commercially
zoned sites in the area among competitive re­
lationships of established and developable sites
throughout the Fresno urbanized area. There is
no indication that the IRS Center will have any
bearing on the attractiveness of retail locations
in the Butler/Willow area.

POTENTIAL OFFICE DEVELOPMENT-For the purposes
of analysis it is assumed that approximately
two-thirds of the acreage proposed for resi­
dential-professional office use will b~ include
offices, and of that area, approximately 40
percent would actually yield office floor space.
Excluding the IRS Center site and existing R-P
zoned land for which uses are known and, partially
developed, 38 acres proposed for residential/
professional uses could, therefore, yield up
to an estimated 440,000 square feet of office
space.

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

These estimates are for general office space,
and it is impossible to determine the actual
demand for the types of office uses that may be
developed in residential-professional office
land use districts.

A very positive trend toward general office space
development on Shaw Avenue is apparent, as is
the strong possibility that major activity gene­
rators will develop in the Central Area. Such
trends in these two prime areas will affect the
rate and type of office use in the Butler/Willow
area.
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Residential-professional office land use has
been proposed to accommodate the probable deve­
lopment of small offices and limited institutional
uses that may seek to locate in the area. More
importantly, however, is this type of use in a
separating, transitional capacity between single
family residential areas and more intensely used,
non-residential areas.
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Approximately 23 percent of the area (excluding
existing streets) either contains existing
urban development or will not contribute to
development potential because of prior de­
termination of uses such as the ponding basin,
school site, and IRS Center. Yield of dwelling
units, population, and commercial floor area
is estimated for 76 percent of the developable
area. Approximately 61 acres (9.77 percent)
are allocated to existing streets, including
the widening of arterial and collector streets
to widths established by Official Plan Lines.

Development potential may also be illustrated
in terms of percentages of total development.
Although the point in time at which a given
amount of development will occur is undeter­
minant, percentages of development provide a
range for evaluation as shown in Chart Six.

CHART SIX
DEVELOPMENT POTENTIAL RANGE
BUTLER/WILLOW SPECIFIC PLAN

60% 80% 100%

Dwelling
Units 1400 1900 2400

Population 4000 5300 6600

Commercial
Floor Area 474,000 632,000 790,000

(sq. Ft.)

27

.~ ..... " -;:.....::....:.. :.,::,,"";.



Comparison of development potential for both
of the alternative plans prepared in response
to Planning Commission direction is shown in
Chart Seven. Stress on the local environment
and public facilities is clearly proportional
to dwelling unit and population density and.
commercial floor area that will result from
the transformati?n of land use categories de­
signated by the specific plan into zoning and
ultimate development.

CHART SEVEN
COMPARISON OF ALTERNATIVE SPECIFIC PLAN PROPOSALS
FOR THE BUTLER/WILLOW AP~A

DEVELOPMENT POTENTIAL*
ALTERNATIVE ONE ORIGINAL PRELIMINARY ALTERNATIVE TWO
LOWER INTENSITY USES SPECIFIC PLAN (ADJUSTED) HIGHER INTENSITY USES
APPROVED BY PLANNING COMMISSION (REFER TO APPENDIX "0")
RESOLUTION NO. 5128

DWELLING
UNITS 2400 3500 5100

% INCREASEo
OR DECREASE -31.4% +45.7%

POPULATION 6600 8500 10,100

% INCREASE
OR DECREASE -22.3% +18.8%

COMMERCIAL
FLOOR AREA 790,000 898,000 1,014,000
(SQUARE FEET)

% INCREASE
OR DECREASE -12.0% +12.9%

All Figures include existing development

*Figures for each alternative include development
po t.errtLaL yield f.orex i S+-j,Dg. aDd/or pr0posed J2tnd 'Jse .• "'_.
for 60.5 acres added to the plan area by the Planning Commission.

0% Increase or decrease
Ln comp a ..ri son to original
preliminary specific plan
(Adjusted)
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ENVIRONMENTAL AND ESTHETIC QUALITIES-The Boulevard
Area modifying district is proposed to provide
the special property development standards and
architectural controls necessary to ensure the
preservation and promotion of esthetic qualities
present in the area. Landscaped setbacks will
soften the manicured edges of arterial and col­
lector roads, provide for the continuation and
addition of tree strips characteristic of the
area and provide a natural "shelterbelt" filtering
system of trees and shrubs to aid in reducing odors
and pollutants in the air.

Where necessary for controlled access, frontage
roads with landscaped divider islands consistent
with the Boulevard Area District are proposed.
Frontage roads are recommended for selected
frontages along South Peach Avenue between
Kings Canyon Road and East Butler Avenue, and
for all undeveloped frontages of Butler Avenue.

To safeguard the rural suburban characteristics
of the area, the means to retain and promote in­
herent esthetic qualities must be established
with the specific plan. The opportunity to
utilize and strengthen existing features lies
primarily with developers and property owners as
the area is gradually transformed into urban
uses that are esthetically pleasing as well as
efficient and profitable. Such an opportunity
is rare and should be supported with a de­
velopment policy that will encourage adaptation
of the area's physical features rather than the
promotion or exploitation.

The Environmental Conservation Element of the
specific plan is intended to promote the
retention of esthetic qualities and conserve
the environment within and surrounding the

Butler/Willow Area. Boulevard Area landscaped
setback areas, that will include pedestrian
and/or bicycle paths linking two ponding basin
parks, an elementary school (and possibly a
future neighborhood park), and the Tree Reten­
tion and Replacement Plan for So~th Peach and
East Butler Avenues are the component parts
of the Environmental Conservation Element of
the Specific Plan (refer to Map 4, Part Two).

A key component of the Environmental Conservation
Element was prepared in response to strong
pUblic expression regarding the potential threat
to the venerable olive trees and the esthetic
quality they impart to roadways in the area.
The Tree Retention and Replacement Plan, contained
in Appendix C provides for the retention of
approximately 20 olive trees in the modified
divider island in South Peach Avenue between
East Lane and East Kings Canyon Road. Although
estensive study was made of the condition of
the olive trees, special tree moving equipment
and modified street designs, it is impractical
to~attempt to save additional trees within the
South Peach Avenue right-of-way.

The high survival risk and costs involved in
trees the size of most of these olive trees
lead to the decision to save as many as possible
and follow removable with new, relatively mature
trees in the divider islands and along the side­
walk area. Olive trees and holly oak of the
20 inch or 24 inch box size are proposed as
replacement trees.

Although the arching effect of the trees over
the roadway cannot be regained because of the
road width, an aisle between trees approximately
12 feet apart can be achieved within the
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divider island. The image of the old rural
road is thus retained.

Excepting three or four, the olive trees along
East Butler Avenue need not be disturbed. The
60 foot local street configuration enables a
stand curb to curb width to be constructed with
the olive trees in place.

Detailed landscaping and sidewalk designs for the
BA 15 and BA 30 landscaped setbacks will provide
for informal, well planted road edges. It is
proposed that sidewalk designs include special
consideration for bicycles and that the paths
thus achieved be softly angular rather than
curvilinear. The landscaped setbacks and
other street-side pedestrian paths will be the
subject of detailed designs and the specific plan
process following approval of the Environmental
Conservation Element.
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VALUE OF DEVELOPMENT POTENTIAL

The 'land use pattern proposed for the Butler/
Willow Area will ultimately be translated into
the "brick and mortar" of structures for shelter,
service and commerce. Investment in land and
structures will, in turn, generate taxes for the
community.

To determine approximate values of land, 47
actual property sales occurring in northeast
Fresno from 1967 through mid-1970 were examined.
Information on estimated market values for various
categories of land use districts was also obtained
from the Fresno County Assessor's Office. These
estimates were evaluated with the actual property
sales, and in most instances, rounded and reduced
slightly to compensate for the differences in
attractiveness of land in the vicinity of Fresno
State College in comparison to land in the Butler/
Willow Area.

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

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

CHART EIGHT

ESTIMATED VALUE OF DEVELOPMENT POTENTIAL*

PERCENT/DEVELOPMENT POTENTIAL
($MILLIONS)

60% 80% 100%
DEVELOPED DEVELOPED DEVELOPED

LAND VALUE 4.9 6.6 8.2

IMPROVEMENT
COSTS 33.7 45.0 56.2

TOTAL ESTIMATEI::
VALUE OF LAND 38.6 51.6 64.4
& IMPROVEMENTS

*EXCLUDING IRS CENTER FOR WHICH CONSTRUCTION
COSTS AND LAND VALUE, ARE ESTIMATED AT $11,000,000.
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The eventual property tax producing capabilities
of the area are a function of types of develop­
ment that occur and that are based on the Butler/
willow Specific Plan. Estimates of the market
value of property costs of improvements out-
lined above were used to determine assessed valu­
tion. All tax yield estimates are based on the
1971=72 assessed 'valuation of twenty-five percent
of the estimated value of property and improvements
thus obtained.

The current city tax rate of $2.99 per $100.00 of
assessed valuation was used for these estimates,
although it is doubtful that this rate will re­
main constant. The total estimated tax return is
based on Code 627-00 and Code 627.10, the rates
of which amount to $13.62 per $100.00 of assessed
valuation for 1970-1971 tax year.

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

CHART NINE

ESTIMATED ANNUAL TAX RETURN*
PROPERTY AND IMPROVEMENTS

PERCENT/TAX POTENTIAL

($MILLIONS) 60% 80% 100% .
DEVELOPED DEVELOPED DEVELOPED

CITY OF FRESNO 0.289 0.385 0.481

TOTAL TAX
RETURN 1.31 1.75 2.19

*BASED ON ASSESSED VALUATION OF 25% OF ESTIMATED
MARKET VALUE: CODE 627-000 AND 627-10; CITY OF
FRESNO: $2.99/$100 ASSESSED VALUATION; TOTAL
TAX RETURN: $13.62/$100 ASSESSED VALUATION FOR
1970-1971 TAX YEAR; ALSO EXCLUDES IRS CENTER,
WHICH MAY YIELD A TAX ·RETURN OF UP TO AN ESTIMATED
$85,000 ANNUALLY TO THE CITY OF FRESNO.
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SUMMARY

DEVELOPMENT-Although formulated as a series of land
use controls and a circulation System, the oppor­
tunity to achieve the goals of community develop­
ment is implicit with the Specific Plan. Estimated
value of potential development that becomes possi­
ble through the Specific Plan vehicle is approxi­
mately 185 percent of the existing estimated value
of the area, including the IRS Center. Without
planned land use and the attendant circulation
system, it is doubtful that the area would achieve
the same development potential. Adverse effect of
early, over-intensification of land use would be
self-defeating and inhibit the promUlgation of a
balanced land use pattern. Premature development
and over-intensification would discourage the use
of other land. Ultimate potential tax return would
not be realized and burdensome costs would result
from disproportionate demands on tax supported
urban services as the community attempted to achieve
a balanced condition in the area.

Considerable attention has been given the planning
process as the initial and guiding effort to
blend the Butler/Willow Area into the urbanizing
fringe rather than the creation of an area of
unique development characteristics. The area's
uniqueness will unquestionably result from re­
tention of the area's environmental quality and
not as the result of the IRS Center development.

The recommendation to approve the proposals $et
forth in the 'specific plan is the result of the
technical processes associated with preparation
of a specific plan that is responsive to the
well founded concern of the Planning Commission
and property owners in the vicinity of the IRS
Center that the stress on the local environ­
merrc and urban service facili ties be. limited.

Once approved, the integrity of the plan should
be protected from unwarranted changes in land
use. Such protection can best be achieved through
a policy that supports retention of the land use
districts designated and approved by the specific
plan process. The intent of the supporting
nature of this kind of policy {s similar to the
intent of control extended to federally assisted
redevelopment projects that prohibit changes
in zoning for a period of 40 years.

A firm pOlicy set by and adhered to by the
Planning Commission and Council would accomplish
a high degree of plan protection and promote
the achievement of community development goals.

Such a reinforcing policy should recognize the
integrity of the plan and its importance to the
extent of requiring proof of significant changes
in the surrounding planning area as a basis for
zone changes. Recognition of changes in market
factors and land economics as the only basis
for rezoning would inherently become the back­
bone of this kind of a policy.
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BILL NO.

INTRODUCED BY

ORDINANCE uo ,

AN ORDINANCE OF THE CI7Y OF FR~SNO, CALIFORNIA,
ADOPTING THE SPECIFIC PLAN FOR THE BUTLER/W~LLOW

AREA

~HEREAS, the Cou~cil of the City of Fresno by Resolution No.

70-124, dated July 16, 1971, did request the Planning Commission

andiStaff of the Department of Planning and Inspection to prepare

a sf\ecific plan for the terri tory wi thin the boundaries of the

But!~r/Willow No. 1 Annexation Area; and,
\ '

~WHEREAS, the boundaries of the Butler/Willow No. 1 Annexation

were'drawn for an area of sufficient size to provide adequate
,I

plan~ing for orderly growth of the territory surrounding the site

sellieted by the General Services Administration of the United States

Gov~rnment for the Internal Revenue Service Center; and,

;WHEREAS, the Department of Planning and Inspection did prepare

a s~ecific plan for the Butler/Willow area, which plan was the

subject of public hearings conducted by the Presno City Planning

Com~ission on May 18 and June 15, 1971; and,

WHEREAS, the Fresno City Planning Commission approved and

recbmmended adoption of "Al ternate No. 1 - Lowe r Intens i ty Uses -

Pre}~iminary Specific Plan for the Butler/Willow Area 11 and other
~

r e comrnenda t i ons having to do with env ironmental conservation, traff ic,

and:circu1ation, by Resolution No. 5128 dated June 15, 1971;

.N0\1, 'fHEREFORE, the Counei 1 of the Ci ty of Fresno does ordain

as ~o11mvs:

"SEC'fIOr~ 1. The Specific Plan for the But Le r Zw i Ll.ow Area (here­

inafter called the "Plan"), relating to land use, official plan

lin¥s, traffic circulation, the installation of public improvements,

and:environmental conservation, including tree retention and replace-

men~, is hereby adopted.

:~ ! •
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1. Descri~tion of the Plan. The plan consists of the

~elements delineated in this ordinance, together with Map No. 1

Area General Plan.

(1) a land use and circulation plan that will

hereof by this reference.

(2) a land use and circulation plan that will

and properties in the vicinity;

accommodate development of the Internal Revenue Service

Center and, at the same time, reduce the opportunity

for the facility to adversely affect the street system

of the surrounding area;

annexed territory with the land use and circulation

described and depicted in this ordinance are to provide:

Planning Areas are elements of the Fresno-Clovis Metropolitan

Map, is located. The Fairgrounds and Sunnyside Community

effectively blend the unique qualities of this newly

and Sunnyside Community Planning Areas within which the

b. Objectives of the Plan--The objectives of the Plan

to the land use and circulation patterns of the Fairgrounds

a. Conformity of the Plan--The Plan conforms generally

Butler/Willow Area, as delineated on Map No.1, Boundary

~~Boundary Map, Map No. 2--Land Use Element, Map No. 3-­

Circulation Element, and 1'1ap Ho. 4--Environmental Conserva­

~ion Element, which maps are attached hereto and made a part

. '

,,' I

.~ .

:(
I:'.

(3) controls in support of land use and circula-

tion plans that will protect the area from unwarranted

changes in the local environment;

(4) opportunities for new and long term develop-

ment that are consistent with the land economics that

determine balanced growth and development of the Fresno

urbanized area;

(5) opportunities to retain the esthetic qualities

of existing roads and properties within and adjacent

to the Butler/Willow Annexation Area; and

-2-
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(6) protection for the unique rural-suburban

qualities of the area.

c. Boundary of the Plan--The area of the Plan is within

the boundary delineated on Map No.1, Boundary Map, and

includes:

(1) The Butler/Willow No. 1 Annexation Area, the

area of which is approximately"S63.75 acres; and

(2) approximately 60.8 acres of previously

incorporated territory immediately adjacent to the

Butler/Willow No. 1 Annexation Area.

2. The Plan.

a. Land Use Element--The Land Use Element" consists

of land use districts arranged to provide:

(1) a range of residential dwelling units and

population densities,

(2) a range of commercial intensities t~at ara

mutually protective of each other and of the environment;

(3) inherent property development standards that

amplify the protective qualities of the land use

pattern;

(4) design controls through overlay design control

districts to preserve and promulgate esthetic qualities

and environmental conservation, protection, and

enhancement;

(5) a land use pattern that limits traffic genera­

tion to a level within the designed capabilities of

arterial and collector streets;

(6) a land use pattern that will limit the inten­

sification of uses to a level wi, thin the designed

capabilities of sewer and water distribution systems

and drainage facilitiesj

(7) commercial districts adequate to supply daily

convenience goods and services for the potential
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population of the area;

(8) recognition of existing land use districts

that are capable of providing goods and services at

levels of intensity that may be competitive within the

metropolitan area in terms of location and potential

attractiveness; and

(9) adequate school and neighborhood park facilities.

b. Density--The land use districts, delineated on Map

No.2, Land Use Element, shall permit:

(l) single family residential dwellings at a dwelling

unit density of up to 4.9 dwelling units per gross acre

and not more than 13.5 people per gross acre, as permitted

in the R-l-C, R-I-B, and R-l districts;

(2) low density multi-family residential uses at a

dwelling unit density of 5 to 16 dwelling units per" gross

acre and not more than 35 people per gross acre as per­

mitted in the R-2-A and R-2 Districts;

(3) offices and low density multi-family residential

uses as a dwelling unit density of 5 to, 16 dwelling units

per gross acre and not more than 35 people per gross acre

as permitted in the R-P district;

(4) medium density multi-family residential uses at

a dwelling unit density of 19 to 29 dwelling units per gross

acre and not more than 41 people per gross acre as "permitted

in the R-3-A and R-3 Districts;

(5) neighborhood commercial uses as permitted in the

C-l District;

(6) community commercial uses in a planned unified

shopping center as permitted in the C-2 District;

(7) regional commercial uses as permitted in the C-3

District;

(8) special land development standards as required

by the "BA" Boulevard-Area District;
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(9) an elementary school; and

(10) ponding basin parks.

c. Circulation Element--The Circulation Element as delin­

eated on Map No.3, Circulation Element, includes certain

arterial and collector streets of the Circulation Element of

the Fresno-Clovis Metropolitan Area General Plan and certain

arterial and collector streets for which official plan lines

were adopted by Ordinance No. 71-11, within the Butler/Willow

No.1 Annexation, as follows:

(1) South Peach Avenue, designated an arterial street

by the Circulation Element of the General Plan and for

which Official Plan Lines were established by Ordinance

No. 71-11;

(2) East Butler Avenue, designated a collector street

from the westerly boundary of the Butler/Willow ~o. 1

Annexation to a point 440 feet east of South Willow Avenue

by the Circulation Element of the General Plan and herewith

designated a collector street from a point 440 feet east

of South Willow Avenue to a point 660 feet west of South

Peach Avenue and pursuant to Official Plan Lines established

by Ordinance No. 71-11;

(3) East Lane Avenue, herewith designated a collector

between South Chestnut Avenue and South Peach Avenue pur­

suant to Official Plan Lines established by Ordinance

No. 71-11;

(4) South Willow Avenue, herewith designated a collector

street between South Lane Avenue and East Kings Canyon

Road pursuant to Official Plan Lines eatablished by

Ordinance 71-11;

(5) East Kings Canyon Road and South Chestnut Avenue

d~signated arterial streets by the Circulation Element of

the General Plan; and

(6) East Butler Avenue, herewith designated a local
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street from a point 660 feet westerly of South Peach Avenue

to a point 3~0 feet easterly of South Peach Avenue pursuant

to Ordinance 71-11.

A traffic diverter preventing eastbound traffic on East Butler

Avenue easterly of the intersection of East Butler and South

Peach Avenues and preventing left turn movement from South

Peach Avenue easterly onto East Butler Avenue shall be installed

at the intersection of South Peach Avenue and East Butler Avenue.

d. Environmental Conservation Element--The Environmental

Conservation Element provides for the preservation and promotion

of the environmental and esthetic quality of the Butler/Willow

Area that is the result of roadside trees, vineyards, and

orchards combined in a rural setting, the conservation of which

is essential to the purposes of environmental protection.

The Environmental Conservation Element consists of:

(1) A Tree Replacement and Retention Plan for certain

trees within the roadways of South Peach Avenue and East

Butler Avenue that:

(a) shall provide for the retention in place,'

within the divider island of South Peach Avenue,

approximately twenty (20) existing olive trees between

a point on the center line. of South Peach Avenue

seven hundred and fifty (750) feet south of East Kings

Canyon Road, and East Kings Canyon Road; and

(b) shall provide for the planting of not less

than thirty (30) olive and holly oak trees and not less

than six"(6) Canary Island Pine Trees that are not less

than twenty (20) inch box size within the divider island

of South Peach Avenue between East Lane Avenue and

East Kings Canyon Road, and for the planting of three

olive or holly oak trees that are not less than twenty

(20) inch box size, within the divider island of
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·South Peach Avenue approximately four hundred and

eighty (480) feet north of East Kings Canyon Roadj and

(c) shall provide for the retention in place of

not less than thirty (30) existing olive trees within

the official plan lines eatablished for East nutler

Avenue by Ordinance 71-11 between a point 660 feet

westerly of South Peach Avenue and a point 330 feet

easterly of South Peach Avenue, excepting those olive

trees within 110 feet of South Peach Avenue that may

be removed to facilitate traffic safety and movement

at the intersection of East Butler and South Peach

Avenue; and

(d) shall provide detailed landscaping and side­

walk plans within the B~ District and for the pedestrian

paths specified herein; and

(e) shall provide for the retention in place of

those existing trees between the curb lines and the

Boulevard Area setback lines parallel to South Peach

Avenue until the development of abu~ting properties

shall occur excepting those trees that interfere

with the improvement of South Peach Avenue and that

may be hazardous to traffic safety.

(2) Landscaped setbacks 30 feet wide along East Butler

Avenue pursuant to the Boulevard Area District containing

pedestrian and bicycle paths;

(3) Landscaped setbacks 15 feet wide along South Peach

Avenue, South Willow Avenue, East Lane Avenue and East

Kings Canyon Road pursuant to the TIA District containing

pedestrian and bicycle paths;

(4) Landscaped pedestrian paths between the curb and

property line on the west side of South Winery Avenue north

of Last Butler Avenue: on the east side of South Willow

-7-



Avenue connecting the neighborhood ponding basin park on

the east side of South willow Avenue with the BA-30 land­

scaped setback on the south side of East Butler Avenue; on

the East side of South Adler Avenue, connecting the ponding

basin park at the southeast corner of East Huntington and

South Adler Avenues to the BA-l5 landscaped setback on the

north side of East Kings Canyon Road; and connecting the

BA-l5 landscaped setback on the east side of South Peach

Avenue and the BA-30 landscaped setback on the north side

of East Butler along a local street between South Peach

Avenue and the elementary school site and along a local

street abutting the westerly boundary of the elementary

school site; and

(5) Neighborhood ponding basin parks within the Fresno

Metropolitan Flood Control District ponding basins on the

east side of South willow Avenue between extended align­

ments of East Heaton and East Hw~ilton Avenues and at the

southwest corner of East Huntington and South Adler Avenues.

3. Role of the Chief Administrative Officer. The Chief

Administrative Officer is hereby directed to implement the Tree

Replacement and Retention Plan and to insure the retention of as

many existing trees as possible and to insure expedient measures

necessary to plant the specified replacement trees between October 1,

1971, and March 31, 1972.

4. Role of the Council. In the implementation of this Plan,

the Council shall be responsible for and shall:

a. direct the Director of Planning and Inspection to

initiate the redistricting of each land use district within

the boundaries of the planning area which conflicts with the

land use element specified herein, to a district which does

not conflict with said land use element.

b. implement the Environmental Conservation Element,

including but not limited to retention of designated existing

-8-



trees according to the Tree Retention and Replacement Plan,

the specific planning of the Boulevard Area District landscaped

setbacks, and the development of ponding basin parks in coopera-

tion with the Fresno Metropolitan Plood Control District;

c. initiate construction of improvements of public

rights-of-way;

d. initiate installation of street lighting and traffic

signal facilities, fire alarm systems, water mains, fire

hydrants, and sanitary sewers; and

e. initiate installation of drainage facilities in con-

junction with the Fresno Metropolitan Flood Control District.

SECTION 2. This ordinance shall become effective and in full force

CLERK'S CERTIFICATION

. and effect at 12:01 a.m. on the thirtyyfirst day after its passage.

JACQUELINE L. RYLE
City Clerk

Deputy
By --:.::--_=-- _
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STATE OF CALIFORNIA
COUNTY OF FRESNO SS.
CITY OF FRESHO

I, JACQUELINE L. RYLE, City Clerk of the City of Fresno, certify_
that the foregoing ordinance was adopted by the Council of the City
of Fresno, California, at a regular meeting held on the day
of , 1971.
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Material prepared in support of the specific plan
between April 26 and July 8 is included in this
Append.i.x B as £0110\.173:

In addition, the following suppor~~ng graphic
material was prepared but not included in this
Append~x B:

2. Traffic diverter design at South Peach and
East Butler Avenues

1. Explanatory material regarding

a. Conformity to General Plan proposals

b. Environmental'p!otection

c. Objectives (of the plan)

1. Developed and Undeveloped Commercially
zoned land on East Kings Canyon Road, East
Tulare: and East Butler Avenue; between
South Cedar and South Fowler Avenues

d. Existing zoning of con~iguous areas (maps)

e. Land use and zoning on East Kings Canyon
Road between South Cedar and South Fowler
Avenues

2. Analysis of p'reliminary Specific Plan proposals
for the Butler/Willow Area in relation to
communi ty development ob j e cti.ve s for Central
Area Revitalization and. the Fresno/Clovis
Metropolitan Area General Plan

3. Short term housing demand, City of Fresno

4. Comparison analysis of development potential
for undeveloped land (Outer Area, Improvement
Area, and Butler/Willow Area)

5. Comparison of alternative specific plan pro­
posals for the Butler/Willow Area.

3. Traffic volume comparisons of the generating
qualities of Butler/Willow Area plan proposals
in relation to exist~ng land use and General
Plan proposals

4. Schematic design for bicycle paths within the
proposed Boulevard Area landscaped setbacks

Item 3 is included in Part One - Preface to the
Specific Plan.
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May 11, 1971

PRELIMINARY SPECIFIC PLAN
BUTLER/WILLOW NO. 1 ANNEXATION AREA

SUPPORTING MATERIAL

I. CONFORMITY 'fa GENERAL PLAN PROPOSALS

The Preliminary Specific Plan closely follows the
land use recommendations of the Sunnyside-and Fairgrounds
COTIUllunity Planning Areas.

Those specific plan proposals that differ from
General Plan (commun.icy planning. areas) r-e commenoat.Lons '
are the result of:

1. recognition of existing zoning categories that
were established at the time of "annexation;

2. prior site selection for an elementary school
site and a flood control basin; and,

3-. ~va~iat~ops necessary to achieve a reasonable
density patter~~n-se~aratin~~xisting and
proposed uses from residential neighborhoods.

In comparison, the ex i s t.i.nq overall zone pat-tern wou Ld
yield approximately 6,500 people when fully developed,
which is slightly higher overall population density of the
land use pattern recownended by the General Plan.

The Preliminary Specific Plan proposals will yield
a total population of approximately 7,200 people (when
fully developed), or an increase of approximately 26%
over General Plan land use recommendations. Preliminary
Specific Plan proposals will yield an overall density­
of 12.8 people per acre i wh i.ch closely approximates
II me d i um densityll under General Plan definition.

The Preliminary Specific Plan recognizes the regional
shopping center complex at East Kings Canyon Road and
South Chestnut Avenue as a General-Plan proposal. The
Plan also recognizes the C~3 zoning Lmnied i.a t.e Ly east of
that location, and t.he strip commercial zoning on the north
side of East Kings Canyon Road between Chestnut and
Willow Avenues. In corr~inationf this zoning configuration
will best lend itself to property development standards
and controls attendant \Vith r.egional comme r c i a.L zoning
and are thris proposed by the Preliminary Specific Plan.

---------------
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Proposed expansion of regional conune r c.i a.I uses to South
Willow Avenue frontage anticipates widening of South
Willow Avenue to a ~ollector roadway 80 feet in widt~.

Neighborhood comrne.rc.i a I use in a planned 'un i f ied
shopping center at th~ southeast corner of East Kings
Canyon Road and Sou~h Peach Avenue is a direct translation
of the General Plan.

II. ENVIRONMENTAL PROTECTION

Any discussion of the effect on the environment that
may be produbed by the urbanization of the Butler/Willow
Area must first acknowledge three given factors:

1 .. the IRS Center has occurred;

2. developme~t of any urbanizing area will generate
automobile traffic; and,

3. automobile traffic 1'lill continue to add some
degree·of air pollution as long as the internal
combustion engine is used to propel vehicles;,

The technical processes associated with preparation
of the specific plan have been directed t.owaz'd minimizing
the potentially adverse effect of increased vehicular
traffic in the Butler/Willow Area (refer to report and
plan maps). More restrictive controls, such as prohibition
of automobile traffic in the area, are not available and
would be impractical because of the existing pattern of
arterial streets and East Kings Canyon Road (State
High\'lay 180) .

The effect of the IRS Center itself on the surrounding
area has been approached t.h r'ouqh st:andard controls typical
of the present planning "s t at.e of "the art. II These include
property development standards, architectural and site
plan review procedures, conditional use permit procedures,
and others. Occupying approximately 21% of the total
si te, IRS Center buildings are set back considerable
distances from all four properly lines. Although parking
facilities provide for 2,744 cars, daily vehicle trips
to and from the Center will be far less than daily
vehicle trips generated by other existing uses in the
area. Best described as an office facility of hugh
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proportions, there is no apparent adverse effect that
may be generated by the IRS Center facility that is
measurable in terms of sound, air pollution, water
pollution, land defacement, visual pollution, or other·
form of environmental effect.

Beautifying and air filtering qualities of trees
will be achieved through the proposed Boulevard Area
District landscaping .. Other controls and elements in­
tended to promulgate environmental protection are in­
herent with each land use and circulation proposal and

. are too lengthy to describe in detail. .

III. RESTATEMENT OF OBJECTIVES

~he £ollO\'1ing "objectives" include the five statements
purpose on Page 11 of the, report npreliminary Specific
Plan - Butler/Willow No.1 Annexation Area. 1I Although
emphasized several times in the other portions of the
report, the primary intent of the planning process is
added as the sixth Il o b j e c t i ve " .

Objectives~

1. a land use and oirculation plan that will
effectively ble~d the uniq~e qualities of
this newly annexed territory with the land
use and circulation of the surrounding area;

2. a land use and circulation plan that will
accommodate development of the IRS Center
and, at the same tIme, reduce the opportunity
for the facility to adversely affect the street
system and properties in the-vicinity;

3. controls inherent with land use and circulation
planning that will protect the area from un­
warranted changes in the local environment;

4. opportunities for new and long term develop­
ment that are consistent with the land economics
that determine balanced growth and development
of the Fresno urbanized area;

5. opportunities to retain the esthetic qualities
of existing roads and properties within and
adjacent to the Butler/Willow Annexation areai and,
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6. protection of the unique rural-suburban qualities
of the area.

IV. CONTIGUOUS AREAS

Refer to proposed Land Use and Zoning Maps that have
been modified to illustrate land use and zoning in both
incorporated and unincorporated areas adjacent to but not
wi~hin the Butler/Willow No. 1 Annexation Area.

v. LAND USE AND ZONING OF LAND ABUTTING EAST KINGS CANYON
ROAD

Refer to special maps.
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ANALYSIS OF PRELIMINARY SPECIFIC PLAN PROPOSALS
FOR THE BUTLER/WILLOW ANNEXATION AREA IN RELATION
TO·COMMUNITY DEVELOP~lliNT OBJECTIVES FOR CENTRAL
AREA REVITALIZATION AND THE FRESNO/CLOVIS
METROPOLITAN GENERAL PLAN '

Intensification of land use in the Butler/Willow Area
involves two aspects of community development:

1. Community development policy in relation to city
form;

2. translation of general community planning proposals
into urban development.

COMMUNITY DEVELOPMENT POLICY IN RELATION TO CITY FORM--At
the metropolitan community level, the form of a city may
be one of four dominant types:

1. A "principal center ll city form is characterized by
one major center of activity--a true centering
place for those functions of the country side that
are best performed centrally;

2. "Li.nea l." is used t.O describe those urban areas with
their main activities strung out in a linear fashion
along a major roadway or roadways.

3. "RadLa L" is an urban form in wh i.ch major r-oadways
radiate from an older, intensely urban areas like
to spokes of a wheel; and,

4. "Multi-centered rt (poly-nucleated) communities, in
which sub--regional commercial/all-purpose centers
acts as focii for clustering of activities into
sub-areas.

Each of the urban forms are shaped by activity and spatial
patterns and the consequent formation of street networks.
Two or more characteristic forms may be present in one city,
but the dominant form invariably emerges as a clear, traceable
pattern.

It is generally assumed that these several alternative urban
forms meet the same fundamental goals for the urban citizen.
The form of the city is thus deterrnined--and differentiated
by--the emphasis, priorities and rights given certain values
relating t.o community development.
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The urban form of which Fresno is so typical is obviously
the "principal center ll form. A public and private commit­
ment of tens of millions of dollars to the revitalization,
hence retention, of the Central Area. is overwhelmingly
evidential of the emphasis given th~ principal center among
community development objectives. Central Area revitalization
is a direct result of comprehensive planning goals for the
entire metropolitan area inherent with the General Plan.

Fashion Fair Shopping Center is a notable deviation from
the objective of retaining the principal center urban form.
Development of this suburban center was heralded by some
as the harbinger of a "second-dmvn town. II Hmvever, Central
Area revitalization continues. As regards Fashion Fair,
errors have been made, but such precedent should not be
interpreted as authority for duplication.

The intensification of the Central Area has also consistently
been further demonstrated by high rise cqnstruction. Notably,
the only high rise construction to occur in the metropolitan
area during the last 10 years, all but one within a quarter­
mile radius· of Courthouse Park.-

Changes in policy leading to revision of community planning
objectives must logically result from careful assessment
of the potential effect of such changes on the overall
community. Changes without careful assessment seriously
decrease the effectiveness of planning and budgeting processes.

TRANSLATION OF GENERAL COMMUNITY PLANNING PROPOSALS INTO
URBAN DEVELOPMENT--AI·though in need of updating, the guide­
lines of the General Plan, Fairgrounds Community Plan, and
Sunnyside Community Plan (the latter two in preliminary
form) are basic tools in translating land use and circulation
proposals for the Butler/Willow Area. The IRS Center location.
was not anticipated in the General' Plan processes. However,
the IRS Center development proposal has produced the
opportunity for the preparation of a detailed plan for the
surrounding area. The specific plan is thus an almost ideal
example of the relationship between the zoning ordinance
and community planning areas guidelines, as they are used
in the technical processes associated with detailed planning.

Major shifts in development trends have not occurred and
there is no indication of conditions that may produce such
a trend. There is no indication of changes in conoounity
development policies that might lead to revisions of general
community plans. Direction is, therefore, appar@nt~-control
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of over-intensive use of land is implicit in the General
Plan and community development policies. Both .clearly
reflect the intent of community development objectives to
retain and strengthen the "principal center city form. II

The Butler/Willow Area is unquestionably valuable to
owners of prime land as specious development trends are
weighed. As with any area of. the community, land zoned
to higher classifications to satisfy individual land specu­
lation schemes injects false· market factors .that generate
unreasonable demands for still higher classification of _
adjacent properties. It is apparent that the· guiding prin­
ciple in resolving differences between planned land use and
circulation and individual demands for intensifying land
use must lie with community plans and policies and with the
integrity of technical planning processes and legislative
commitment. Unwarranted demands for over-intensification of
land use generates escalated land values, which in turn
increases pressure for higher_~lass~~ications that deviate
still further from balanced land use.

It is generally understood that all new development ultimately
imposes an additional burden on the urban taxpayer. It is,
therefore, difficult to support the much: lobbied contention
that all rea1 estate deve lopmentis II good ~I for the communi ty .
Over-intensification of land use at unplanned locations in­
variably produces the heaviest addition to taxes as public
funds are applied to street widening~ the accommodation of
changes in land use patterns, the amelioration of adverse
effect on adjacent neighborhoods, and other predictable
changes. Thus, plans and recommendations for development of
the Butler/Willow Area do not include excessive commercial
zoning for the specific purpose of maintaining the principle
center form of city and, in corollary, for the purpose .
maintaining reasonable intensity of uses as vacant land in
the area continues to develop~
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SUPPOR TING MATERIAL - PRELIMINARY SPECIFIC PLAN FOR
THE BUTLER/WILLOW NO.1 ANNEXATION AREA

As pel,' your request, the short term housing demand characteristics of
the City of Fresno in general and an analysis of the timing of multiple
family housing construction specifically in the IRS annexation area is
pres ented below.

Short Term Housing Demand. City of Fresno

James E. McCormickFROM:

SUBJECT:

The basis for determining the overall short term housing demand will
be the document entitled IIFHA Housing Market Analysis-Fresno,
California, Housing Market Area, as of October 1. 1970·. II Two minor
limitations must be placed on this analysis, the fact that it was prepared.
on the basis of the preliminary 1970 census figures and that it is
approximately 8 months old at present. Each condition requires that
only a minor modification be made, which would be an increasing of
FHA projected demand by 5 percent to allow for a slightly higher
population level and a somewhat less r e str-i ct ed housing construction
money supply

MEMORANDUM

TO: Georg~ Kerber, Secretary
Fresn:tb~tyPlanning Cornrn i s aion

FHA estimates that the annual demand for new unsubsidized housing will
be 2600 units per year until October, 1972, which, when fa cto r ed by the
afo rementioned 5 percent inc reas e, should be changed to 2730 unit s .pe r
year. Subsidized housing. FHA 235 and 236 categories, are not considered
as effective demand components in this analysis because. at the present
condition of Fresno IS housing inventory, its immediate purpose is the
replacement of worn out obsolete housing rather than an increment to the
existing housing supply.

The 2730 housing units needed to be added to the inventory refer to the
demand for the entire Fresno County area. To project a demand for the
City of Fresno, it is necessary to apportion demand for the two areas
reali sti cally. Notwithstanding, slight differences in the definitions of a
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housing unit for the 1960 and 1970 censuses, a reasonably firm long
term trend maybe observed by comparing these two periods. In 1960
housing units in the City of Fresno accounted for 3 8 per cerit of all
Fresno County housing, and this figure increased" to 43 percent in 1970.
This means that the City of Fresno i s adding to its housing inventory at
a more rapid rate than Fresno County in general. However, this addition
is the product of two factors, construction of new units and annexation
of existing units, whereas Fresno County's additional inventory is
r-e s tzLct ed to new construction only. "

Examination of building permit data for recent years enable s a
determination of the City's expected share of the total new housing demand
to be made. For the period 1967 thro ugh 1969 J City building permit
activity in new units authorized ranged between 48 and 54 percent of all
County units. The City's share increased to 58 percent in 1970. It should
be assumed that this percentage is abnormally high due to the rush to
acquire building permits for multiple family construction prior to the
J anuar y I, 197 1, eHective date fo l' the adoption of thenew 1. 5 to 1 parking
ratio for multiple family units. Therefore, this rapid percentage increase

. ha s been dis counted to the 1967- 1969 range.

On thi s basis, we should expect the City" of Fr e sno to have an effective
demand rate of 53 percent of all units authorized in Fresno County in
1971 and 1972. This would indicate that an annual demand for approximately
1460 new units per year exists for the City of Fres~o.

Regarding the housing mix that could be expected we find that multiple
family building permits have accounted for between 54 and 77 percent of
the total units authorized on an annual basis, but that the 77 percent figur.e
for 1970 rnust be factored because of the parking requirement change cited
above. On this basis, it is concluded 'that the effective proportion is
approximately 65 percent multiple family and 35 percent single family,
wi.th a strong potentiality for a "lowering of the multiple family demand as
pres sures for single family units continue to mount and as multiple family
units are beginning to assume an overbuilt t.endency relative to financing.
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Cons equently, we conclude that the maximum number of multiple family
units constructed would be 940 per year for the next two years and that
there is an effective demand for 520 single family units per year for
the same period.

Regarding the demand for construction of housing units in the IRS "area,
it is neces sary to evaluate the area's short term potentiality of absorbing
a share" of the predicted housing demand, particularly in the multiple
family sector.

In s pi t e tof the progress of the construction of the IRS Center, this area
is still in a raw l~nd state as compared to other buildable areas of the
City. Construction activity has been centered in north and northeast
Fresno for many years as sewers, water lines. streets, utilities and
other public facilities have been developed. This represents a very
firm trend. which is not expected to be reversed within a short term
p e r i od .

No definite construction proposals fo r the IRS area have been presented
for staff review, indicating that immediate construction is not imminent
In the IRS area. Considering the lead time necessary for sewer and
water extension, street construction, plan deveIoprnent and rezoning,
it is predicted that residential construction would not commence prior to
1972. .Becaue e there is" a "lack of development history in the area, lending
institutions will probably move slowly in pioneering a new investment
area, particularly if the present trend to an overbuilt multiple family
sector becomes stronger.

On the basis of this, it is predicted that the maximum number of multiple
family units that will be constructed in the IRS area to the end of 1973
would not be more than 35 units.

REDick
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llliT~,t(,L'U-:l.T~ UN~ - J",UW~K ..LJ:'f..L't;NSITY DEVELOPMENT POTENTIAL 6/2/71
BUTLER/WILLOW AREA

TOTAL DEVELOPED EXISTING UNDEVE- POTENTIAL YIELD-UNDEVELOPED ESTIMATED TOTAL DEVELOPMENT
ZONE AREA OR LOPED OR

NON. CONT. D.U. POP. FL. AREA CONT. D.U. POP. FL. AREA D.U. fOP. fL .. AREA

RP 90.7 52.6 - 200 38.1 57 171 57 371

RIB 112.4 19.7 0 0 92.7 278 834 278 834

RlC 1.6 1.6 1 3 0 0 0 1 3

Rl 116-..0' 9.8 0 0 106.2 478 1434 478 1434

R2A 126.5 0 0 0 126.5 1138 '3186 1138 3186

R2 0 0 0 0 0 0 0 0 0

R3A 332 0 ..8 9 16 32.4 316 569 325 585

R3 7.3 4.5 56 101 2.8 64 115 120 216
Sub-Total -
Residential 66 320 398.7 2331 6309 2397 6512
Uses

Cl 12.0 12.0* 78,400 78,400

C2 7.1 7.1 70,000 70,000
,

C3 65.6 32.0 0 312,000 336 329,300 641,300
Sub-Total -
Commercial 598,400

.uses
°Includes 28.6 ac. Eastgate Shopping Center, *Excludes service commercial
with maximum yield of 200,000 sq. ft. existing, potential for 3.2 acres
plus 75,000 sq. ft. planned.

Existing
Plus

Potential

Dwelling Units (D.U.) 2400
Population (POD.) 6500
Floor Area (So. Ft.) 790,000

~:r.:::"';,.~: .. _" ':: ., ,.,-.:;.~"..~r~.::':"': ~.;:-~ _-~ ~'::',=", _ .. .» '"_:" ·.v·.~:·'~.,:-,:,,:':'=
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Existing
- -VI-\i:s"~'

Potential

Dwellinq Units (D.D.) SlOQ
1:-?p1),larioD Q_OD < ) - -' i0100
Floor Area (Sq. Ft.) 1,014,000
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ADJUSTED PRELIMINARY SPECIFIC PLAN DEVELOPMENT POTENTIAL
BUTLER/WILLOW AP~

6/2/71

ESTIMATED TOTAL DEVELOPME~~

3530 [:5J.3

ZONE
TOTAL
A...RE,p,_

DEVELOPED EXISTING
OR

NON. CO~~. D.D. POP. FL. AREA

a

o

312,000

UNDEV­
LOPED OR
CONT.

36.2

66.0

o

106.3

34.6

29.2'

86.8

25.S

3 .. 2

12.0*

7.1

46.3

POTENTIAL YIELD-uNDEVELOPED

D.D. POP. FL. AREA

54 162

198 594

0 0

478 1434

311 871

321 899

1649 2968

593 1067

1J.2 158

Z..'fW"tt'Z, S~\G3

78 !400 i '

70,000

437,400

585,800

D.D.

o

1

478

311

321

1658

649

l]'~~

POP.

3:52

594

J

143,:;

871

8'39

30~!.4

1168

ll:S:S

FL. AREA

78,400

70,000

749,400

897,800

Existing
plt!s

Pot·2nt:.2.1

°Includes 28.6 ac. Eastgate Shopping
Center, with maximum yield of 200,000
sq. ft. existing, plus 75,000 sq. f~. Planned.

Dwelling Units (D.U.)
E:52.~~0:"?~:,:~.'~2~,...",~.~~~~~-:2.~ ~_ .. ~ .
Floor Ar23 (Sa. Ft~ j

*Excludes Service Commercial
Potential for 3.2 acres

3500
. --_....--".-.
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INTRODUCTION

Preparatiori of a'specific.plan for the Butler/
Willow Annexation ,Area is intended primarily to
'provide a detailed ,plan for zoning and circulation
in the 564 acre area surrounding the Internal
Revenue Service Center. The level of detail that
can be achieved through the specific planning pro­
cess is f undamerrta.L to the protection of properties
and the local environment from the adverse effect
of disorganized development. ,Protection of the
unique" rural-suburban qual i, ties of the area has
been the underlying foundation for plan preparation.

Upon annexation to the City of Fresno 'in August,
1970, the City Council directed the preparation
of the specificpl'an by Resolution No. 70-134.
Following Planning Commission review of an outline

,program for the technical work, several property
owners in the area were invited to present their
views to the Planning Staff on development of
the area. '

The legal basis for specific planning the
Butler!Will:ow area, is Lderrt i caL :to the le'gal
basis associated with zoning and· official plan
line procedures that are usually conducted on
a, piecemeal basis for individual p.roper t.Les and
singular r-oadways . Baseline data for specific
plan preparation derives from General .Plan land
use and circulation guidelines. The absence of
approved plans for the Fairgrounds and Sunny­
side Community Planning Areas and the consider­
able effect that the IRS Center is expected to

'produce has made translation of planning .in­
formation somewhat more difficult than is typical·
'of the, specific planning process.

Upon annexation, existing zoning in the area
was accepted by the City of Fresno under the reg­
ulations of Section 12-203 of the Municipa1Code.
ApproxImately 45 acres of existing commezcf.a.L
zoning and the arterial and collector streets that
will immediately be widened or constructed to
accommodate the IRS Center are 'major factors in
the form and characteristics' of the Preliminary
Specific Plan. '

In the formative stages, land use and cir­
culation proposals were ieviewed by various, de­
partments and divisions. The consulting engineer'
for design of street improvements that will be
the subject of probable district formation pro­
vided base map information and counsel in plan
preparation'. Fresno County Planning Department
provided information and discussed plan objec­
tives and content.

1,
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BACKGROUND

IRS 'CENTER - Following ext.ensLve evaluation' of
several sites throughout the community 'by the
General Services Administration'of,the U. S.
Government 'and the Internal Revenue
Service, a 50 acre site at the northeast
corner of South Willow Avenue and East Butler
Avenue was selected. The site was zoned RP-BA,
and RP upon application of the owner during
annexation proceedings in accordance with
Section 12,..203-cof the Municipal Code and as'
authorized in Section 11531 of the Business
and Professional Code. The RP District was
found appropriate as a transition district for
the purposes of protecting residential neighbor­
hoods from the adverse effect of the massive
proportions and potential generating qualities
of the IRS Center. The regulations of this
district also provide for,height control and
site design control through the Site Plan 'Review
process. The Boulevard Area overlStY district
provides for a landscaped setback that is in­
tended to protect the esthetic qualities of

,East Blltler Avenue.

The IRS Center is best described as an
office facility of hugh proportions that
will serve the purposes of a regional center ,
for federal income tax processing. Employing
up to 4,000 people, the center will provide
approximately 11' acres of floor space. Em­
ployee parking space for 2740 cars will be
provided on the'north side of the buildings.
Access to the parking area is limited to East
'Lane Avenue. The center will operate up to
three shifts per day, thus reducing the volume

_of employee traffic. on, ar t ezi.aI and collector

streets to manageable proportions. Public access
to the facility ,is restricted, and limited to
East Butler Avenue. p'arking space for this pur­
pose is located in two areas for 34 cars each
south of the administrative offices.

The height limit for the RP District (20 feet)
is exceeded by roof-top air conditioning equip­
ment at several locations. Each area is visually
screened. These areas are obscured from view by
the proportions of the buildings and distances
from adjacent properties. Sight line analysis
and ~rchitectural review were applied as part of
the site plan review process to ensure the protec­
tion of adjacent property from the potentially
adverse condition of excess height limitations.

RURAL-SUBURBAN AREA - The annexation area con­
tains 563.75 acres of land, 70 percent of which
is undeveloped in terms of urban uses. 40 percent
of the undeveloped land is actively farmed. At
the time annexation procedures began, the area
contained less than 12 people resident-In the
precinct in which voter registration is required,
and was thus considered "uninhabited territory"
under state annexation law. With the completion
of 56 multi-family dwellings and a 60 bed con­
valescent hopsital, the area now cbntains an
approximate statistical population of 220 people.

The annexation area includes existing com­
mercial zoning that is potentially capable of
yielding a significant amount of retail conunercial
floor space if developed to full, capacity. Twenty
acres of undeveloped C-3 zoning on the south side
of East 'Kings Canyon Roadbct~een South Chestnut

2
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and South· Wi~low, ,:v~nue is ~:ildjaceIit to: .'. ac.tive ,,, ,. '.. :County Planninq,·-:~partment conducted"a',studY>:9f ' .

thirty-tw'! acre If§~:ing.ceri~er:within' ...•.....e., ,1....•... n"",..-.'s'.' ......• ::.:....•......":<".•...'._.:...•...;:...•.......•.~,.,. ::.:..•....,".....•..•.............th.....e .•...'ar....eZ;. bo.··..un.. d.e.d.,' 'b.
Y.'

.W.J..·11.OW..'.'._.' K.-i.n.g.-.5. C-. an..t.on._ ,:Cl~..V.,J.,·•. 'f>. ;. "'. ,~""" ~ • -~- -~ - ~ ~ .. _.- - I' low~'. -" ,,'; ".: ',,' -'" . and CalJ.forniaAvenues. The study report 'recom-" "'~"'::.:

.V~ne:¥ards, cot"Co~f;:". c;n.d ·fr~J.t and nut p. ~,~rds es- r: ,': ~\:> -, .;.:'.....grounds C~unJ.ty. .W~ll'?w.Ave~ue.;fo~d·..the:·,. - .:
.tablJ.sh. rural ch$racter and ·favorable a~· osphere ' . . . . easterly 'boundary for' thJ.s , stUdy.. . .'

····~or large-lot, 'l~ d~nsity :subdivision ~.~edJ..:::·,,, <:'. :'. ,', ." _. . ''''''. ,- .". _....., _ '. , . .' ' ..
ately soue: and, .f~~~~~··,·'?~·.·th7· ar:e ;;.... ?he.; ~ age..,6.~·.:·' ,~.>,.. _.., in ].970 ,.·the ,Fresno..commtini-ty .Developm~t'
the ?unnY~J.de dIs¥Er:l:-pi:; begJ.ns,. J.~ most J;te9P:;L~ t s .'-, .' 'Px:ogram.staffand..consultants.:-conducted' ·st;.ud:l:-es .

minas" with the .~~iv.~ tre~s.arched. ovel~~a~.t ' .. -. .'. . ':."'-: .of. 'CJ.' .:t!.u.g..ear.ea .te~nat~ng.. · in ...an ea.ster.l.Y boundary
:u~~~•Avenue fol~,;~.ength ofthree:- : ~<;rters O,f . .. ..•.• .. .• ..of: Chestnut Avenue... . . . . . ..... _ .

. • ~'-'" iii·...· ,. ,... ,>:: : ".. ·Th7~appro~ed.status .. 0=1:. th~abOve.·.~tud~7s'·
,PLANNING.,:HIST0RYJ.:-,~s.part··.ofthe' Fresn~"'C ..J;o.y~s,' . ..', :.. the.:var~ous'boundar~es· selected,an<i, .,the P~:l-~'
Metropo,lJ..tan .Are~.pro.]ect , tJ.~e.· F~esnoCG.Unty·' ',. .... ' . '.' cul:a,r .purposes ..$e~ed.prevented·the' e£fe~tI.ve..

. -:Plann,ing" Departm~t:.prei?a:reda P-r-elirni~i:y, .,. . ..... ....::... translation.o'fdata into, a fODllusable fo'r :the' .
. '·\·Gene,ral.p:lan. i:q.: ~~:65f.or :the.area· bounde}i by,' '. ,'- :.' : .level·of ':spec~ficiitY'reqUi,redfor ,.the :Butler"':"·.' :-

·Willow,.:·McCail ,!p~' American~venues. ihe,Plan' . .': . .: ."-.··WilJ.o~Spe-cific.'Plan.·_ -, .'.: . .
'i~~ate~'t~~~:·g~4t;~'~;6~~~·:J..~~~i~=:~y~·:~;~,~ng; ..~~'~" "':~:"'~::'~.:': .. ,'" .s...... ~.:.:.,.~ '.. :.,'...• -:.' .. -:: ...':" • ... -. ,',;." ,.,' .::. c',',", ',.;,,'.-- .'. "

. :The Fairgro'unds,C4?mrnunity PlanningAre·a:~,wi.th:ai1.: '. . . .: ..... :
.easte.rly·,boundarYr(o£ 'PeachAvenue~.. was',,~mi·lar:ly, ':; .
devel:<?ped to ·the '~pomplete.d,but: p~eliffii;Fry , '.'::: .., ':~~: -

. plaIlnJ.ng",s,tage.-' . " . ._~:.: .. _ .
.~', .. . .. ';'-. ,'.'.... ,:. :·,f:·· .

. :' :Anamendment to: the' circulation eIemerit·o·f
'.the·pre'sJ10;"'C'l'ovisj;-Metropolitan Area ·Geri~at.~"
;p lan ..pr'QPosedchahging the' ,,cTassifidaticdh.;of,

'.~:EastButler.. Avenui¥.froma· "·i.ocal. roadll·.'·to·::,.a.
" ·".cOlle:c't'or,.ro.adi'·;tFO·in ,S'ou,th W£l~o~i:Avenu~"'til',.

South 'Clov~s·Avenue.:." At that.t~me,the Eresno
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AREA ANALYSIS

For the purposes of determining relationships
of land use and circulation within the annexation
area to land use and circulation in the surrounding
area, a 1902 acre "Impingement Area" bounded by
Maple, Tulare, Minnewawa, and California was selected.
Development of the Butler/Willow area will affect, .
and be effected by, changes in land use and circula­
tion in the immediately surrounding area. The boun­
daries are finite to the extent that a specific area
will, in turn, affect and be effected by a multitude
of real estate market £actors as they exist a~d
occur throughout the metropolitan area.

Within the Impingement Area, development is re­
latively static. Expansion of a housing center for
the elderly, some new construction in the Kings
Canyon commercial strip, a convalescent hospital
and college oriented multi-family housing develop~

roent have occurred during the last year. Housing
quality range from poor in neighborhoods that are
seriously in need of upgrading in the unincorporated
areas to excellent in well designed subdivisions less
than ten years old. ·The area is genuinelycharac·teristic
of the south and east portions of the community that
are slowly urbanizing.

EXISTING ZONING - Existing zoning ·has resulted from
two sources:

1. properties zoned by the County of Fresno in the
unincorporated area were accepted prima facia
upon ~nnexation, "excepting C-4· properties which
automatically became C-6; and, .

2. zoning for the IRS site was changed from R-A
to R-P and RP-BA30 by the City of Fresno
prior to annexation pursuant to Section 12-203-c
of the Municipal Code and Section 11531 of the
Business and Professions Code of the State
of California.

An adjustment in the existing zone pattern
for the five acres located at the northwest corner
of East Kings Canyon Road and North Peach Avenue
\las being requested by the owner. The change
was a.pproved in February, 1971 and produced a
slight change in the ratio of commercially zoned
property and properties zoned for medium to
medium high density uses. The adjustment was
entirely consistent with the purposes of the speci­
fic plan. The miniscule change in areas of
existing zones will not affect specific plan
proposals.

The following chart one summarizes existing
land use categories and districts for the entire

·Impingement Area.

The capability of the Butler/Willow Area to
sustain development of various types of land use
in terms of existing zoning is summarized in the
Chart Two assuming· 100 percent development of vacant
land over an unspecified time span. Chart Three
explains the development potential for the Impinge­
ment Area in· terms of existing zoning, for now
vacant land for 60, 80, and 100 percent of capa­
bility, assuming no time span.

4
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Ri

I
R3 Ri

~i 1 R3

Rn TP

IRP

C2 III I
RiB RP-iA

• RA

II --'- J...~ R2

RA " SFR· ESTATE HOMES ON MtN.
L.OTS OF 36,000 SQ. PT.

RIS- sFR HOMES ON 'MIN. L.OTS
OF 12.~00 SQ. FT.

RIC· SFR HOM~S ON MIN. L.OT5
OF 9.000 SQ. FT.

RI "SFR HOMES ON MIN. L.oTS OF
6,000 SQ. FT.

fl2. • ~~~EDEE~~&:bJA[~Tgua~P6~~0
SQ. FT. AND ONE D.U. PER 2.700
SO. FT. ON URGER L.OTS,AS
SPECIFIED.

R:5" MEDIUM DENSITY MFR D;U.. UP TO
ONE D.U. PER I,sOO SQ, FT. Of
LOT AREA,AS SPECIFIED.

fl3A,"$IMIL.AR TO R3, ONE STORY L.IMIT

R4 . g~r ~N;~~\~~~ fQ~'F¥~dFO
L.OT AREA, AS SPECIFIED

TP - TRAlL.ER PARK DISTRICT

RP • RESIDENTIAL-PROfESSIONAL
OFFICE DISTRICT; OENSITY
SIMILAR TO R2 DISTRICT

CP - ADMINISTRATIVE AND PROFES­
SIONAL OFFICE DISTRICT

CI - NEIGHBORHOOD PLANNED UNIFIED
SHOPPING CENTER DISTRICT

C2· COMMUNITY PLANNED UNIFIED
SHOPPING CENTER DISTRICT

C3 - REGlONAL. PI.ANNetl SHOPPING
CENTER DISTRICT

C4" CENTRAL. TRADING DISTRICT
(UNINCORP.1

CS· GENERAL. COMMERCIAL DISTRICT

C6" HEAVY COMMERCIAL DISTRICT

MI - LIGHT INDUSTFUAL. USES

·SPR- SINGI.E FAMILY RESiDENTIAL
MFR- MULl"I-FAMILY RESIDENTIAL

+c.u." DWEL.LII'lG UNIT!S)

R2

:=J
~

C3

C2 TP

Ri

Ri

~
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PROPOSED SPECIFIC PLAN

The proposed specific plan, described and de­
picted preliminarily in this report, is designed
to·provide : . - ,

1. a land use and circulation plan that will
effectively blend the unique qualities of
this newly annexed territory with the land
use and circulation of the surrounding area;

2. a land use and circulation plan that will
accorrunodate development of the IRS Center
and, at the same time, reduce the opportunity
for the facility to adversely affect the
street system and properties in the vicinity;

3. controls inherent with land use and circulation
,planning that will protect the area from un­
warranted changes in the local environment;

4. opportunities for new and long term develop­
ment that are consistent with the land
economics that determine balanced growth
and development of the Fresno urbanized area;
and"

5. opportunities to ,retain the esthetic qualities
of existing roads and properties within and
adjacent to tbe Butler/Willow Annexation area.

, CIRCULATION PLAN - Existing arterial and collector
streets that serve the area will be augmented by ,
the improvement of four roadways of primary im­
portance.

1. East Lane Avenue is proposed as a collector
street 80 feet in width from South Chestnut

Avenue to South Peach Avenue, This length
of Ea.~t Larie Avenue is LurrdamerrcaL to 'the'
efficient flow of,traffic to and from the
IRS Center;

2. a proposed extension of the existing 80 foot
right-of-way for East Butler Avenue for a
distance of approximately 850 feet between
South Willow Avenue and South Peach Avenue.
As the collector roadway serving the public
entrance to the IRS Center, East Butler
Avenue will also provide access for ~mer­

geney vehicles to the facility. Approximately
660 feet westerly of South Peach Avenue,
East Butler Avenue (as proposed) will become
a 60 foot local street, thus preserving the
existing olive trees and reducing the oppor­
tunity for traffic generated by development
withiri the Butler~Willow area to encroach
upon adjacent single family residential areas
to the east. Initial improvement of Butler
Avenue will be limited to the IRS Center
frontage (north side only);

3. proposed widening of South Willow Avenue to
a collector road 80 feet in width between
East Lane Avenue and East Kings Canyon Road
will facilitate traffic movement between the
IRS Center and East Kings Canyon Road; and,

4. proposed modification of existing Official
Plan Lines for Peach Avenue from an arterial
roadway 84 feet in width to an arterial road­
way 100 feet in width from East Butler Avenue
to the intersection of Peach Avenue and the
Butler-Willow p~nexation boundary; initial
improvement is proposed for approximately five-

11
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eights mile between East Lane Avenue and the annexa­
tion boundary; development of the remainder of the
l~ngth for which Official Plan Lines have been
appzoved f'o,r. a. 100' feot road,<vay will 'be proqzammed
as demanded by future needs.

Proposed initial public improvement of roadways
also includes signalization of intersections of Lane/
Willow, Lane/Chestnut, Lane/Peach, Willow/Kings Canyon,
Peach/Kings Canyon' , and Peach/Butler. Physical termina­
tion of East Lane Avenue immediately west of South
Chestnut Avenue is contemplated to prevent the disbursal
of traffic westerly into the existing single family,
neighborhood.

Formation of street improvement districts is,
contemplated for the initial construction of the

..~our roadways, described above', Street improvements
thus 'Outlined are essential to efficient accommoda­
tion of traffic anticipated for the IRS Center
and the protection of properties within and sur­
rounding the area. Frontage roads to achieve access

'control are contemplated for selected lengths of
the arterial, collector, and major roadways. Local
streets have not been planned as part of the specific
planning p rooess , although a' generalized -l,ayout for'
local streets indicates all properties are potentially
capable of maximum development with a minimum amount
of land area devoted to circulation.

12-
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LAND USE - Existing land use district classifications
range from RA, residential-agricultural, through
neighborhood and-h2avy -comme r c i a L zoning t.o 11-1, light:.--'
industrial zoning. Assuming the existing zoning pat­
tern is unchanged, the area will yield a future popu­
lation density of approximately 6,500 people and
approximately 440,000 square feet of retail floor
space, if and when developed to its full capabilities.

Whether the IP£ Center development had occurred
or not, it is unlikely that the zone pattern would
remain unchanged. The highly irregular pattern of
land use districts distributed along East Kings
Canyon Road between Chestnut and Willow could rea­
sonably be considered a probable harbinger of
future zoning along the area's arterial roads had.
not the opportunity arisen for specific pl~nning.,

SlOv1 but consistent population growth and avail­
ability of land for home construction in a suburban.
se~ting would eventually transform the Butler-Willow
area into urbanized neighborhoods characterized by
inc.ompatible uses at unlikely locations.

conditions relating to development are, however,
clear:

. THE IRS CENTER ~~S OCCURRED AND BECAUSE
OF A PREREQUISITE DEV~~D FOR URBAN SER­
VICES, THE DEVELOPMENT HAS PRECIPITATED
THE ANNE~~TION OF THE CENTER'S SITE M~D

SURROUNDING TERRITORY. THESE EVENTS,'
IN TURN, DEMAND A DETAILED PLAN THAT WILL
PROMOTE REASONABLE DEVELOPY~h~ AND PRE­
VENT NEW USES IN THE AREA FROH ADVERSELY
AFFECTING THE MAJOR STREET SYSTEM, SUR­
ROUNDING PROPERTIES, AND THE LOCAL
ENVIRONMENT.

These conditions provide the opportunity for
the orderly transformation of the area into a
productive balancE' of Landruaes c:cupled. wi-::h an
efficient street system for the protection of
local environment.

Although the IRS Center has been viewed by
some segments of the community as the catalyst
for a surge of land development throughout a large
easterly portion of the co~~unity, there is no
evidence to support such generating qualities as
being characteristic of this facility.

It is unreasonable to assume that all
or even a significant portion of IRS
Center employees wil~ want to live
across the street from their place of
work. Demand for dwellings of any type
in the Butler-Willow area will be deter­
mined largely by the market for dwellings
in the metropolitan area, not by. IPS
Center development.

Similarly, cafeteria facilities and snack bars
capable of serving ali. employees within the
Center will offset demand for restaurants
and quick-meal eating establishments .
Control of employees during their working
shift pr~cludes the need for these kinds
of commercial uses and the need for com­
mercial uses dependent upon lunch hour
shopping.

The market for goods supplied by large
scale retail commercial development in
shopping centers containing department,
stores and/or discount stores will not
be appreciably changed by IRS Center

13
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From information available on the operation
of the IRS Center, there are no ancillary
uses directly related to its functions that
will require land in the Center's vicinity
or in the metropolitan area.

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

The assumptLorr ....cilCi'C·"-t.he-IrtS'·-ee-.nt:el.----:--",d:l·i-----~ _., ...
create a demand for large scale office
development in the immediate vicinity is
difficult to support. Development of
office space in the Butler-Willow area
will be conditioned by the increased trend
for new general office space in the Shaw
Avenue area and the possibility of strong
major activity generators in the Central
Area. Planned projects for which construc-
tion documents are in progress (January,
1971) will, in fact, account for most of
th~ demand for general office space pro-
jected for the urbanized area through 1975.

The factors outlined above coupled with Drior
dete-rrninations for collector and 'arterial str~ets
and the protection of the area's general environ­
mental characteristics are blended as the basis
for plan formulation.

Actualization of development pr~posals are
more likely to result from normal response to
market and demand conditions in the Fresno ur­
banized area than from opportunistic implications
based on the mythology of zoning speculation.
Translation of the existing zoning pattern into
the proposed land use districts is thus directed
toward a logical sequence of development occurring

Retail service uses generaily found in
. C-l and C-6 districts are similarly de­
pendent upon a variety of market factors
involving competition, supply, and de-
mand. Such uses are intensely competitive
with those within a 'given area as well as
with those retail service uses throughout
the community and are thus characterized
by a high incidence of failure. It is
unlikely that new strip commercial uses
that' generally provide retail commercial
service would gain competitive advantages
at locations within the Butler-Willow Area.
The assumption that exposure to high volumes
of traffic are conducive to business pro­
motion is as erroneous for locations in this
area as it is for locations in. any other
area. Traffic volume, on collector and

;\
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development. Retail commercial uses
of this level of intensity are, deter-

i mined by the amount of existing com-
,,2 mercial floor space that is competing
::'c-:' '-"',~c'-:-:--·-:'-~~;"':"'-"'~--'i'-"''ET.c·~-ac'''-p-J.-0£i·table-slla;ce 'or £cuLlily-in-":,

come expendable for goods and services
by the population of a given trade area.
Recent studies by market and real estate
analysts (Larry Smith and Company) in­
dicate that existing retail floor space
in the Fresno urbanized area is adequate
to satisfy demand for department and
discount store commercial floor area at
least through '1975. The, trade area for
existing major department and discount
stores in the Fresno urbanized area in­
cludes Fresno County and five contiguous
counties. The IRS Center will not add
appreciable numbers of people to this
trade area.

.... ~ ;,

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

adequate school, and recreational facilities;

1. potential population that may result
from dwelling unit densities specified
by the zoning ordinance for each cate­

, gory of residential district;

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

',bE: -competit.:.ive-wi-·;::iriIl-·"the i"ii6t1.0pcli:':an
area in terms of location and potential
attractiveness; and,

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

- inherent property development standards that
amplify the protective qualities of the land
use pattern;

- design controls through overlay design con­
.trol districts to preserve and promulgate
the esthetic qualities of the area;

in manageable increments over a reasonable span of
time.j

':J
i::J

:o--+.::o=--~-~-,..,.=-c.,:::,:c;-':o'-'-·:;;<:&a-nc},·u:e·e--';d-ist:cic:':'::: rGC'o:m.c""D.,~ndE:d byche- Prel-iminary
~ Specific Plan will provide:

,:1

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

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

':!
-,',.I

- a land use pattern that limits traffic
generati'on to a level within the designed
capabilities of arterial and collector
streets;

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

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

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

Land use districts recommended by the Pre­
liminary Specific Plan and their potential
yield of population and floor area are ou t.Li.ned
in the following chart, IF Al\j'D WHEN full'~de­

velopment capabilities are realized.

15
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DESCRIPTION OF PLAN PROPOSALS

POPULl".T.ION ·POTEN.!]I?.L-- l~s . ahasis fer a:n<3l1ysis,
development potential for the Butler/Willow Area
can be examined in contrast with the growth and
rate of growth of the City of Fresno over the past
ten years. Although not a true indicator of urbani­
zation, the incorporated area of the City increased
from 28.6 square miles in 1960 to 41.8 square miles
in 1970, an increase in area of 46.2 percent. During
the same period between decennial censuses, the popula­
tion of the city increas~d from 133,929 to 165,972,
an increase of 24 percent. Population thus increased
at a rate of approximately 2.4 percent per year.

Applying rates of population increase to the
previously described densities and land use patterns
proposed for the area --

C~~T~NE

A?~Ut4ii£D\~
(Ja!~PV~i-tT P~~~T1A!-

F:coml:::he dla:.::::t,. tl1:e-area,'woQ~ld'-'achi-02\t~ t.he"

maximum population potential in approximately-
42 years if people move into the area at the same
rate of population growth experienced by the City
over the 196~-1970 period. At 5 percent increase
per year (approximately twice the 1960-1970 City
rate), the area would achieve the maximum potential
population in about 20 years.

The rate of population increase will be affected
to some degree by the undeveloped land in the
Impingement Area and outside the Butler/Willow
Area that is zoned for residential use. The existing
population in this "Outer Area" is estimated at
approximately 8,800 and existing vacant land zoned
for residential uses will house an additional 1,600
people.

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

17



economic and market analysis of the Fresno area
by Larry Smith and Company, the unsatisfied de­
mand for depa-rtmen"t'aJ:1d -,dis..::::ount stoLe floor:':
space will range from a mere 2Q,OOOsquare feet
to 150,000 square feet by 1975, thus indicating
the demand for these kinds of retail facilities
is currently satisfied. By 1985, this economic
study estimates a demand for 300,000 to 485,000
square feet for department and discount store
floor 'space may exist in the Fresno urbanized
area. Existing major activity generators in
established locations will undoubtedly continue
to hold and attract new retail uses (Central
Business District, Fashion Fair, Manchester
Center, Fig Garden Shopping Center, and others) •

The study by Larry Smith and Company also ,
indicates an estimated potential demand for non­
department store retail floor space of 135,000
square feet in the Fresno urbanized area in
1972, 385,000 square feet by 1975 and 980,000
square feet by 1985. Development of non-department
store floor space will be conditioned by land
market and loeational factors throughout the
urbanized area, as well as the 'demand for various
types retail facilities.

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

'Willow Area will be determined by market factors
and the degree of attractiveness of commercially
zoned sites in the area among competitive re­
lationships of established and developable sites
throughout the Fresno urbanized area. There is
no indication that the IRS Center will have any
bearing on the attractiveness, of retail locations
in the Butler/Willow area.

COMMERCIAL POTENTIAL--Approximately 45 acres of
land were zoned for commercial uses in the area
prior to annexation. The Preliminary Specific Plan
proposes approximately 62 acres of commercial zoning.
The additional commercial zoning resulted from ad­
justments in the land use pattern for improved
compat.Lb i.Li, ty and the proposed chance of approxi­
mately 10 acre~ of industrially zoned land to neigh­
borhood shopping center zoning.

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

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

fJ
1

'1 '
J

The range 'of residential land use districts
~1 proposed form a graduation of intensity similar

o:,;"··",,-,·,:-~,':E0:~::'thcse~ac.tuEl.lly--,,developedin, ether: urbani zed
"1 portions of, thecommuni ty. Translation of existing

\ land use districts to the proposed land use districts
I,u reflects an urbanizing trend that may be promulgated

,by the extension of urban services.

18



POTENTIAL OFFICE DEVELOPMENT--For the purposes
of analysis it is assumed that approximately two­
thirds of the acreage proposed for residential-

~,.,.;.",.cc,,~c:pc1;.(.):f;es,sd..oD.?l._ -o..f:j:iGe use. wilL bellsed for o f fi.ce s ,
~nd of that area, approximately 40 percent would
actually yield office floor space. Excl~ding the
IRS Center'site and existing R-P zoned land for
which uses are known and partially developed, 26
acres proposed for R-P zoning could, therefore,
yield up to an estimated 300,000 square feet of
office space.

'-\

i
, j

With reference to office space, the Larry Smith
and Company economic and market study estimates a
1972 demand for general office space of 85,000 to

,135,000 square feet outside the Central Area and
within the'urbanized area.

ESTIMATED OFFICE FLOOR -SPACE DE~~ND

URBANIZED AREA*
EXCEPTING

CENTRAL BUSINESS DISTRICT
HIGH LOW
(Sq.Ft~) , (Sq .Ft. )

1972 85,000 135,000

1975 175,000 270,000

1985 550,000 800,000

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

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

.d..:v're,]ofH?d ; in,;~2s,iQ:eR-t·~,:;,;·:L::o.p--;:---9f@-sg,;j,0!:...aI,.officela-nd '.
use districts.

A very positive trend toward general orr1ce
space development on Shaw Ave-nue is apparent, as­
is the strong possibility that major activity
generators will develop in the Central Area. Such
trends in these two prime areas will affect the
rate and type of office uses in the Butler/Willow
area.

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

RETENTION AND PROMOTION OF ESTHETIC QUALITIES-­
The boulevard area modi.fying district is proposed
to provide the special prope-rty development stand­
ards and architectural controls necessary to ensure
the preservation and promotion of esthetic qualities
present in the area. Landscaped setbacks will
-soften the hard edges of arterial -and collector
roads, provide for the continuation and addition
of tree strips characteristic of the area and
provide a natural "shelterbelt" filtering system
of trees and shrubs to reduce odors and pollutants
in the air. Where necessary for controlled access,
frontage' roads with landscaped divider islands
are proposed.

19



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

';"·;-;'~.".:",,-·--~'a·}-l.=:.";undeveloped;Er-ont-age'sof <S1.ltle:;;.- Avenue. --,- .. -' .",,-,'.-_ ... -...' ~;...: :,"... ~-'

~:'l

,,}

;1

I
.J

...1

To safeguard the rural suburban characteristics
of the area, the means to retain and promote in­
herent esthetic qualities must be established with
the specific plan. The opportunity to utilize and
strengthen existing features lies primarily with

.developers and property owners as the area is gra­
dually transformed into urban uses that are esthetically
pleasing as well as efficient and profitable. Such an
opportunity is rare and should be supported with a
development policy tha.t will encourage adaptation' of
the .a-rea I s physical features rather than the pro-
motion or exploitation •
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VALUE OF DEVELOPMENT POTENTIAL

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

To determine approximate values of land, 47
actual property sales 'occurring in northeast Fresno
from 1967 through mid-1970 were examined. Informa-,
tion on estimated market values for various categories
of land use districts was also obtained from the
Fre.sno County'Assessor's Office. These estimates
were evaluated with the actual proper'cy sales, and
in most instances, rounded and reduced slightly
to compensate for the differences in attractiveness
of land in the vicinity of Fresno State College in
comparison to land in the Butler/Willow Area.

The land use 'pattern proposed for the Butler/
Willow Area will ultimately be translated into the

':''brick 'arid" mo'r tia.r" of's'fiu'ctures for-shel fer,"
service and commerce. Investment in land and
structures will, in turn, generate taxes for,the
community.

.,
I

1

')
i
~\

'l

'j
:-'~.

Land and improvement values were thus, obtained
and summarized on the following chart. These figures
do not imply rate of development, which is indeter­
minant. Value of probable development potential for
the percentages of saturation indicated are shown.
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The current city' tax rate of $2.99 per $100.00
of assessed valuation was used for these estimates,
although it is doubtful that this rate will remain
constant. The total estimated tax return is based
on Code 627-00 and Code 627.10, the rates of which
amount; to $13.62 per $100.00 of 'assessed valuation.

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

, :,
.\

t".......'~

The eventual property tax producing capabilities
i of the area are a function of types of development

~J that occur and that are based on the Butler/Willow
'c-·~.. ","~".."-:~.,,,~.j.£,:Lc,._EJ..g~_~E.?.:SJm':l:tes of. t.he market value of

. property costs of improvements out.lined abov8w81>2:
used to determine assessed valuation. All tax
yield estimates are based on the 1971-72 assessed
valuation of twenty-five percent of value of property
and improvements thus obtained.
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SUMMARY AND RECO~~NDATIONS

DEVELOPLVLENT - Aith6ugh- tormulateci"'a's'''2;- s'er"{es
of land use controls and a circulation system, the
opportunity to achieve the goals of community de­
velopment is implicit with the Preliminary Specific'
Plan. Estimated value of potential development that
becomes possible through the Specific Plan vehicle
is approximately 185 percent of the existing estimated
value of the area, including the IRS Center. Without
planned land use and the attendant circulation system,
it is doubtful that the area would achieve,the same
development potential. Adverse effect of early,
over-intensification of land use would be self­
defeating and inhibit the promulgation of a balanced
land use pa't.t.ern . Premature development and over­
intepsification would discourage the use of other

'land. Ultimate potential tax return would not be
realized and burdensome costs would result from
disproportionate demands on tax supported urban ser­
vices as the community attempted to achieve a
balanced condition in the area.

Considerable attention has been given the
planning process as the initial and guiding effort
to blend the Butler/Willow into the urbanizing
fringe rather than the creation of an area of uni­
que development characteristics. The area's
uniqueness will unquestionably result from retention
of the area's environmental quality and not as the
result of the IRS Center development.

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

Planning Commission, will, of course, provide
the opportunity for public and official re-
view and subsequent m[),di.t~c.a.t_~0!1.. by +:he ,Planning
Commission, Council, and other agencies.

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

Alternatively, a firm policy set by and
adhered to by the Planning Commission and Council
would accomplish the same degree of plan pro­
tection and more effectively achieve community
development goals. Such a reinforcing policy
should recognize the integrity of the plan and
its importance to the extent of requiring proof
of significant changes in the surrounding planning
and as a basis for zone changes. Recognition of
changes in market factors and land economics as
the only basis for rezoning would inherently be­
come the backbone of this kind ~f a policy.
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REVIEW AND APPROVAL CYCLE

PLANNING COMMISSION - Review -6:EPr-elirninary
Specific Plan; schedule public hearing.

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

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

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

PLANNING COMMISSION - Public Hearing on final
specific plan; resolution of recommendation to -
Council.

PLANNING STAFF - Plan modification, if re­
quired; legal notice of property owners in area
and vicinity of public hearing before Council;
preparation of report to Council, including
Plann.ing Commission re'comme'ndation.

COUNCIL - Public hearing on final Specific
Plan.

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