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1.0 INTRODUCTION

Plan Area

The Fulton/Lowell Specific Plan Area, approximately 493 gross acres in size, is located
within Fresno's Central Area generally bounded by Freeway 180, Abby Street, "P" Street,
"0" Street, Tulare Street, Van Ness Avenue, Tuolumne Street, Merced Street, Fresno Street,
"H" Street, and the Southern Pacific Railroad Right-of-way. The Fulton/Lowell Area is an
integral part of the Central Area which is the traditional "Downtown" (area) of Fresno
bounded by Freeways 99, 41, and 180 (see Exhibit No. I).

In recent years the Fulton/Lowell Area has increasingly become an area in transition or of
changing characteristics. Located within this area are distinct variety of land uses in older
residential, commercial, and industrial neighborhoods with poor interfaces and confusing
circulation patterns. Due to these conditions, it can be easily divided into two separate and
identifiable subareas with Divisadero Street being the point of demarcation. The area north
of Divisadero Street, known as "Lowell," contains predominately older residential dwellings
and represents one-half of the only concentrated residential area within the Central Area.
Lowell Elementary School, the area's namesake, and Dickey Playground are the prominent
landmarks in this area. The residential neighborhoods are surrounded by strip commercial
corridors, including Fulton, Van Ness, Blackstone, Belmont, Broadway, and Divisadero
Streets.

The area south of Divisadero, known as "Fulton," is predominately non-residential and is
characterized by a mix ofcommercial, office, group residential, and industrial uses including
the Metropolitan Museum, Wamors Theater, Silvercrest Residence, Veteran's Memorial
Auditorium, and the facilities for City, County, State, and Federal Governments. Except for
the clusters of public and governmental facilities and the commercial developments on the
Fulton and Van Ness Corridors, land use in this area consists primarily of strip commercial
corridors in a "grid" pattern. Both physical and economical blight are evident by the number
of vacant storefronts and buildings in the area. The overall image of this area, the quality
of services and condition of facilities are poor, inconsistent, and stagnant. Numerous new
or rehabilitated structures are interspersed with and therefore impacted by blighted structures,
aging or incomplete infrastructure, and underutilized properties.

Historically, revitalization efforts in the Central Area have influenced development within
the Fulton/Lowell Area. These include the development of the Fulton Mall, the initial
freeway system in the 1960s, the Convention Center, the Centre Plaza Hotel and Conference
Center Complex (Holiday Inn), the Convention Center expansion, and the Civic Center
Square Project.

Fulton Lmrell Specific Plan Pa~(' I
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The 1989 Central Area Community Plan envisions the Fulton/Lowell Area as a multi­
functional district containing lower density residential uses and numerous inter-related
activity centers that would be supportive of each other and the well-being of the entire
downtown area. A further study of the Central Area in 1992, resulted in the development
of the Central Area Urban Design Strategy Final Plan by the Ratkovich Company. In the
Fulton/Lowell Area, the Strategy recommended the conservation and development of single­
family neighborhoods north of Divisadero Street and the formulation of specific theme
districts in the area to the south. Presently, the City is in the process of implementing a few
of the recommendations of the Ratkovich Strategy in the Central Area, including the
residential recommendations in this Specific Plan.

Development interest in the Fulton/Lowell Area has evolved with emerging cultural arts and
entertainment activities established by a cluster of entertainment and cultural uses along the
Fulton/Van Ness Corridor including theaters, galleries, and nightclubs anchored by the
historic Warnors Theater on the south and the Fresno Metropolitan Museum to the north.
Also of importance is the proposed "L" Street Historic District (between Amador and
Calaveras) identified in the September 1994 Supplementary Historic Building Survey by
John Powell for the City of Fresno. The area is noted by the renovation of several historic
residences on "L" Street and the relocation of historic residences in the area from the
Freeway 180 Right-of-way. Further development interest involves the Ratkovich Strategy
proposals for the Eaton Plaza block in the Civic Center Area, and the potential development
of a new Federal Building complex in downtown Fresno.

Mission Statement/Plan Concept

Concerns about the changing character of the Fulton/Lowell Area, increasing development
interests generated by the Central Area Community Plan and the Ratkovich Central Area
Urban Design Strategy, and the inclusion of the Fulton and Van Ness corridors north of
Divisadero in the adjacent Tower District Specific Plan necessitated the formulation of this
plan to guide the development of the only area within the Central Area without a specific
plan. The following Mission Statement and associated Goals for the Fulton/Lowell Specific
Plan were inspired by a strong desire to improve the living and working environment of the
Fulton/Lowell Area.

MISSION

WE ARE CONCERNED CITIZENS MADE UP OF RESIDENTS, PROPERTY OWNERS. AND
PEOPLE FROM BUSINESS AND CIVIC ORGANIZATIONS, WORKING TOWARD THE
IMPROVEMENT OF THE FULTON/LOWELL AREA TO PROVIDE A UNIQUE,
COMPATIBLE. AND SAFE ENVIRONMENT FOR ITS RESIDENTS. VISITORS. AND THE
CITIZENS OF FRESNO. THE PURPOSE OF THIS PLAN ISTO ACHIEVE THE FOLLOWING
GOALS FOR THE FULTON/LOWELL AREA:

1. IMPROVE THE IMAGE. PERCEPTION AND PHYSICAL ENVIRONMENT OF
THE FULTON/LOWELL AREA.

2. CHANGE RESIDENTIAL MIX AND DENSITY TO AFFORD A HEALTHY
SOCIOECONOMIC BALANCE AND FULL RANGE OF HOUSING FOR
NEIGHBORHOOD STABILITY.

Futton lowett Specific' Plan Page 2



J. INCREASE LANDLORD/RESIDENT PARTICIPATION.

4. FOSTER EDUCATIONAL AND RECREATIONAL OPPORTUNITIES.

5. IMPROVE COMMERCIAL SERVICES.

6. ACHIEVE HISTORIC PRESERVATION.

7. DEVELOP AN ONGOING IMPLEMENTATION PLAN AND OVERSIGHT COMMITTEE.

8. TRANSFORM AND EXPAND THE FULTON PART OF THE FULTON/LOWELL AREA INTO
A CULTURAL ARTS DISTRICT.

9. ENCOURAGE GROWTH AND STABILITY OF THE GOVERNMENT CENTER
AREA.

The concept employed in the Fulton/Lowell Specific Plan is that a transitional urban
environment can be stabilized and developed, through specific planning, to create a safe and
unique environment that is characterized by a diverse but compatible arrangement of
residential, commercial, industrial, public, and mixed uses. Plan implementation, based on
this concept, requires the following actions in the Fulton/Lowell Area:

North of Divisadero Street

• Stabilize, maintain, and reenforce the existing single family residential areas north of
Divisadero Street and not allow new multiple-family developments.

• Control existing and future multiple-family developments by establishing a percentage
ratio (40 percent) and specific locations for multiple-family developments.

• Establish mixed use categories (Level I and Level 2) to reflect land use demand and
intensity of specific areas within the Fulton/Lowell Area.

• Designate specific commercial corridors north of Divisadero Street for mixed use
(Level I) to protect single-family neighborhoods in the area.

• Restrict new multiple-family developments to mixed use corridors as permitted by zoning
to protect single-family environment and encourage mixed use.

South of Divisadero Street

• Support and encourage planned urbanization, especially entertainment and cultural art
developments, by designating the area south of Divisadero Street for mixed use (Level 2)
developments.

• Expand the Mixed Use (Level 2) designation to include the southwest side of "H" street,
adjacent to the Southern Pacific Railroad Right-of-way, to encourage consistent and
supportive urban developments to enhance major land uses such as the Wamors Theater
and the Fresno Metropolitan Museum in the Fulton and Van Ness Corridors.

Fulton Lowell Specific Ptan Page J



• Continue to pursue the recommendations of the Central Area Community Plan and the
Ratkovich Central Area Urban Design Strategy, especially in the major activity centers,
and monitor their progress in the Fulton/Lowell Area.
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2.0 BACKGROUND

Relationship to Adopted Plans

The Fulton/Lowell Area (except the Fulton and Van Ness Corridors, north of Divisadero
Street) is the last remaining area within the Central Area (Freeways 41,99, and 180) that is
not included in a Redevelopment Plan or Specific Plan, which are the most detailed in the
series of plans adopted by the City of Fresno. Land use planning for this area has been
accomplished on a broader scale (citywide) in the Fresno General Plan and in the Central
Area Community Plan (adopted in 1989). The Central Area Urban Design Strategy Final
Plan, completed in 1992 by the Ratkovich Company, was a design/strategy proposal for the
Central Area but focused primarily on the Fulton/Lowell Area. To date, some of the
recommendations of the Ratkovich Strategy are being implemented. In 1991, the Tower
District Specific Plan was completed for the adjacent Tower Area. It also included the
Fulton and Van Ness corridors (north ofDivisadero) but only to control the land use on these
corridors which are linkages to Fresno's "Downtown" area (see Exhibit No.2). A specific
plan would provide specific goals, policies, and implementation actions to guide the
development of the Fulton/Lowell Area on an individual, as well as, on a overall basis.

Further, the preparation of a specific plan is authorized by State of California Planning and
Zoning Law (Government Code Section 6550) and the City of Fresno's Local Planning and
Procedures Ordinance (Article 6, Chapter 12, Fresno Municipal Code). State Law provides
that the specific plan shall include a text and diagram that addresses land uses, the provision
of public facilities, development standards and criteria, implementation measures and
statement of relationship of the specific plan to the general plan. The Local Planning and
Procedures Ordinance requires that any plan considered for adoption must contain a separate
section specifying the goals, policies, implementation strategies (measures or actions) and
other recommendations of the plan. It further specifies the priority of plans; first is the
pertinent specific plan, secondly the community plan and thirdly the general plan. Adoption
of this specific plan by the City Council establishes this document as the prevailing plan
(superseding the applicable community plan and general plan) with respect to "a decision or
determination relating to the consistency of a zone district, density, land use, or land use
intensity to a plan designation, or relating to the conformity of the location and nature of a
public facility, street or other component of a plan." In those instances when the applicable
specific plan or community plan does not cover a particular plan consistency question, the
issue shall be governed by applicable provisions of the general plan.

The Fresno General Plan and applicable portions of the Central Area Community Plan and
the Central Area Urban Design Strategy Final Plan provide broad scale plans and policies
for the Fulton/Lowell Area as it relates to the surrounding urban area. Within the context
of these broad scale plans and policies, this specific plan is intended to provide a more
detailed and precise planning strategy explicitly designed to address this area's particular

Fulton Lowell Specific PIau Page 5
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needs and priorities; and achieve the vision of the Mission Statement to provide a healthy,
functional, and desirable living/working environment. The provisions of this specific plan
are presented through written statements of goals, policies, and implementation actions
together with diagrams or other exhibits, and represent the prevailing plans and policies
pertaining to this area. The accompanying narrative is provided for explanatory or
informational purposes only and is not intended to be applied as criteria for determining plan
consistency.

Existing Conditions

The Fulton/Lowell Area is characterized by a wide spectrum of land uses from single family
residential to light industrial which can be easily categorized into sub-areas north and south
of Divisadero Street. Exhibit No.3, 3a, and 4 depicts the Existing Land Use, Net Acres, and
Building Quality, respectively, within the Fulton/Lowell Area.

North of Divisadero Street

The area north of Divisadero Street contains predominantly older (some historically
significant) single-family dwellings with scattered multiple-family residential and strip
office/commercial developments. The majority of the multiple-family units, like the single­
family structures, are older developments in different stages ofdisrepair. The residential area
north of Diviadero Street represents one-half of the oldest single-family residential
neighborhoods (incorporated in the late 1800s) and is the last large concentration of
residential dwellings in a neighborhood setting within the Central Area.

Also within this area there are many properties classified as either a Boarding Home, Adult
Residential Facility, Group Home, or Drug-Alcohol Facility. Though these are specialized
uses, they have the appearance of a multiple-family structure and use. These uses are
primarily located on the Fulton or Van Ness corridors inter-mixed within the single-family
dwellings, and scattered office and commercial developments.

Strip office and commercial developments are prevalent along Divisadero, Abby, Broadway,
Blackstone, Belmont, Fulton, and Van Ness and are characterized by service storefronts,
specialty goods stores, fast food restaurants, automotive sales lots, and a host of auto related
services.

The major landmarks north of Divisadero Street are Lowell Elementary School, located on
North Poplar Avenue, and Dickey Playground, located on the northwest comer ofBlackstone
and Divisadero.

South of Divisadera Street

The area south of Divisadero Street is characterized by a more intense range of commercial,
office, industrial, and government facilities, and to a lesser extent, residential land uses.

Industrial uses are primarily located in the southwest portion of the Fulton/Lowell Area. west
of Broadway. This area contains older warehouse structures that are used as offices,

Fillion Lowell Specific Plan



EXISTING LAND USE
(Net Acres)'"

FULTON/LOWELL AREA
1994

EXISTING
LAND USE

LAND USE DESIGNATION
ACRES %

RESIDENTIAL:

SINGLE FAMILY RESIDENTIAL:
Low Density: 12.2 3.'
Medium Low Density: 37.5 11.1

MULTIPLE FAMILY RESIDENTIAL:
Medium High Density: 17.2 5.1
High Density: 33.0 9.7

TOTAL: 99.9 29.5

PROFESSIONAL SERVICE/OFFICE:** 31.3 '.2

COMMERCIAL:

Neighborhood Commercial: 0.2 0.1
General and Heavy Commercial; 82.8 24.3
Parking: 1.4 0.4

TOTAL: 84.4 24.9

INDUSTRIAL:

Light Industrial: 46.3 13.6
Railroad: 5.7 1.7

TOTAL: 52.0 15.3

PUBLIC AND QUASI·PUBUC FACILITY:

Public Facility: 37.4 11.0
Church: 5.' 1.'
Schools: 5.3 1.,
Freeway: 1., 0.5

TOTAL: 49.9 14.7

PUBLIC PARKS AND OPEN SPACE: 2.0 0.'

VACANT LAND: 19.6 5.8

TOTAl. NET ACRES: 339.1 100.0

Note: Because of rounding, land use percentages may not add
up to 100%.

'" Net acreage figures are calculated from parcels and as
such do not include streets and alleyways.

** Includes hospital use.

Source: Development Department, City of Fresno.
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businesses, storage facilities, automotive repair and body work garages, and industrial
manufacturing with unscreened storage. The transitional or changing nature of the area is
characterized by the many underutilized properties, vacant structures and vacant parcels of
land.

Government facilities are prominent in the southeast section of the Fulton/Lowell Area
including the County Courthouse, Hall of Records, Fresno City Police and County Sheriffs
Department; County Library, Fresno Unified School District Offices, State and Federal office
buildings, and the main Jail facilities. This area has been identified as the "Government
Center" in the City of Fresno and land uses have been planned accordingly to address this
designation.

The Fulton and Van Ness Corridors, from Tuolumne Street north, is a developing
entertainment and cultural arts district centered upon the Warnors Theater, Wilson Theater,
the Fresno Metropolitan Museum, a host of smaller museums and theaters and Valley Public
Television (KVPT Channel 18). This area, in association with the Fulton Mall, has been
identified as the primary center for entertainment and the cultural arts (activities) in the
Central Area which has influenced planning and the existing land uses that reflect this
prominence.

A potential historic district ("L" Street Historic District) has been identified through the
renovation of local historically significant residential structures on "L" Street between
Amador and San Joaquin Streets. These local historic structures will provide a unique
opportunity for residential or office uses in the area.

The remainder of the Fulton Area contains a mixture of commercial and office uses. A
number of religious institutions exist at "N" and Calaveras Street. In addition, there are over
30 properties that are used for parking purposes only. Despite the appearance of vacant
commercial buildings, their re-use or possible conversion is essential to the emergence of the
Fulton/Lowell Area.

Population Characteristics and Economic Profile

Population Growth

Data derived from the 1980 and 1990 U.S. Census indicates population counts for the
Fulton/Lowell of 4,612 and 7,728 respectively (see Table I). Based on these counts, the
average annual population growth rate within the area was 5.3 percent during the 10-year
period. The Fulton/Lowell Area's robust growth rate compares similarly with other areas
within the City where higherbirth rates and the influx of minority populations have been the
major causes of population gain. This phenomena has occurred primarily in the inner city
area of Fresno--the portion of the City that is south of Shields Avenue. Since the 1990
Census, in-migration to the Fresno area has slowed down. Correspondingly, within the Area,
it can be reasonably assumed that a reduction in the population growth rate has occurred as
well.

Fulton LOII"ell Spectftc Plan Page 7



POPUlJITIONANDETHNICITY DATA
FULTON/LOWELL AREA AND CITY OF FRESNO

1980 --1990

Source: 1980, 1990 U.S. Census

NOTE: 1980 City of Fresno data has been estimated by Development Department staff in accordance with corrected POPulationcountsprovidad by U.S. Bureau of Census.
* People of 'Spanish Origin' may be Included in all of the racial/ethnic groups.

** Only people claiming 'Spanish Origin' are included in this ethnic category.

1980 1990 1980--1990 POPULATION GAIN I DECLINE

MAJOR RACIAU FULTON/LOWELL ARE CITY OF FRESNO FULTON/LOWEll AREA OIlY OF FRESNO FULTONVLOVVELLAREA CITY OF FRESNO
ETHNIC CATEGORIES·

# % # % # % # % # % GAIN # % GAIN

WHITE 2,573 55.8 155,887 71.7 2,293 29.7 209,604 59.2 (280) (10.9) I, 53,717 34.0

AFRIC,AN- AMERICAN 524 11.4 20,584 9.5 80S 10.4 29,409 6.3 261 53.' 8,825 42.9

AMERICAN INDIAN,
ESKIMO, ALEUT 79 1.7 2,089 1.0 84 1.1 3,729 1.1 S '.3 1,640 78.5

ASiANANDPAC. tSL. 93 2.0 6,087 2.6 1,361 17.6 44,358 12.5 1,268 1,363.0 38,271 628.7

OTHER 1.343 29.1 32,699 15.0 3,185 41.2 67,102 18.9 1,642 137.2 34,403 105.2

SPANISH ORIGtN** 2,134 46.3 51.267 23.6 4,205 54.4 105,787 29.9

~TOTAL 4,612 217,346 7,726 354,202 3,116 67.6 136,856 63.0

-
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Racial/Ethnicity and Demographic Characteristics

At the time the 1980 census was taken, persons identified as "White" represented 55.8
percent of the area's population (see Table I). By 1990, persons identifying with this group
had declined to 29.7 percent of the population. Conversely, persons identifying with
minority racial groups gained well over 50 percent of the population. Most notably, in terms
of numbers, the ethnic group of persons claiming "Spanish Origin" increased more than any
other racial/ethnic group, followed by persons who claimed "Asian and Pacific Islander"
affiliation. However, in terms of percentage gain, the "Asian and Pacific Islander" group had
the greatest gain between 1980 and 1990. The influx of Southeast Asians into the
Fulton/Lowell accounted for a large portion of this gain.

Table 2 through Table 6 provides census information at the census block group level (see
Exhibit No.5). As indicated by the exhibit, the block group boundaries differ somewhat
from the boundary of the Fulton/Lowell Area. Nevertheless, block group data has been
included where concise block level data is unavailable. Relative to the tables mentioned
above, the socio-economic characteristics of the Fulton/Lowell Area can be approximated if
percentages rather than absolute numbers are used as a reference.

An age breakdown of the Fulton/Lowell Area population indicates that within most of the
block groups covering the Area, the "30-64 years" of age category had the largest number
of persons (see Table 2). The percentages ranged from a low of 25.9 percent of the
population of Block Group I, Census Tract 6, to a high of 50 percent in Block Group 2 of
the same tract. It should be noted that this age category contains the largest age span of all
other categories. Most of the City of Fresno's populace fell within this age category as well.

The second highest percentage for most block groups was the" 18-29 years" of age category.
These percentages ranged from a low of 14.9 percent within Block Group 3, Census Tract
6, to a high of 48.2 percent in Block Group 2, Census Tract I. Comparable data for the City
of Fresno indicates that the second largest population group was in the "5-17 year" age
category. Because the Fresno County Jail facility--located in the Fulton/Lowell Area--houses
a population that disproportionately falls within the "18-29 years" category, it can be
assumed the Fulton/Lowell Area age percentages would approximate the City's if the Jail's
population is excluded.

Education, Income, and Poverty Status

Within each of the block groups covering the Fulton/Lowell Area, the percentages of the
population 25 years and older with a high school degree only or its equivalence were all
lower than the City's percentage (see Table 3). The lowest percent found in Block Group I,
Census Tract I was approximately 12.9 percentage points lower than the 21.2 percent
indicated for the City. The smallest percent difference was found in Block Group 5, Census
Tract 6. Likewise, in most instances. the block groups covering the Area had lower
percentages in categories involving various levels of college education than corresponding
City percentages. In general. it can be assumed the education level of persons residing in
the Fulton/Lowell Area is significantly lower than the City's overall level.
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AGE BREAKDOWN
CENSUS BLOCK GROUPS

FULTON/LOWELL AREA AND CIlY OF FRESNO
APRIL 1,1990

LESSTHAN

CENSUS TRACTI SYRS. 5-17YAS. 18-29YRS. 3Q.64VAS. 65YRS.

BLOCKGROUP ANDUP

• % • % • % # % • %

CENSUSTRACT1

Block Group1 4 6.2 11 16.9 12 18.5 29 44.6 e 13.8

Block Group 2" 2 0.1 2 0.1 1,064 48.2 928 42.0 211 as

CENSUS TRACT 6

Block Group 1 17. 15.S 332 29.5 267 23.7 291 25.9 59 5.2

BlockGroup 2 0 0 0 0 5 22.7 11 SO.O • 27.3

Block Group 3 15 3.e 20 4.' 62 14.9 108 26.0 211 50.7

Block Group 4 194 14.8 245 18.7 311 23.' 358 27.3 201 15.4

Block Group 5 173 11.8 322 21.9 351 23.9 4S9 34.0 122 '.3

Block Group6 626 17.5 1,097 30.7 aaa 22.. m 26.0 113 3.2

TOTAL 1,100 11.7 2,029 19.9 2,878 28.3 3,153 31.0 .32 e.2

CITY OF FRESNO 35.539 10.0 76,888 21.7 75,138 21.2 130,833 36.e 35,804 10.1

Note: Because of rounding. percentag8\$ may not add up to 100% .

.. Indudes FresnoCounty Jail Facifrties.

Source: 1990 U.S. Census

TABLE 2
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EDUCATIONAL ATIAINMENT LEVEL
(Persons 25 Vrs. and Over)

CENSUS BLOCK GROUPS
FULTON/LOWELL AREA AND CITY OF FRESNO

APRIL 1,1990

EDUCATION LEVEL

COLLEGE
CENSUSTRACT} ! I

GRADES 9TH TO HIGHSCH.
BLOCKGAaUP LESSTHAN 12TH WITHDIPLOMA SOME COllEGE I ASSOC. ARTS I BACHELORS I GAADUATEAND

9TH GRADE NO DIPLOMA (OR EQIVALENCY) (NO DEGREE) DEGREE DEGREE PROF. DEGREE

PERSONS " PERSONS " PERSONS " PERSONS " PERSONS " PERSONS " PERSONS "
CENSUSTRACT 1

I IBlock Group 1 2S 69.4 • 22.2 3 e.3 0 0 0
4.~ I 0 I 3.~ I 0 I 0.. Brock Group 2: 475 25.9 601 32.e 341 16.6 270 14.7 rt 63 • 0.4'I

CENSUS TRACT 6
Block Group 1 310 63.7 102 20.9 I. 3.7 30 e.2 1. 3.3 11 2.3 0 0
Block Group 2: 17 100.0 0 0 0 0 0 0 0 0 0 0 0 0
Block Group3 125 37.0 42 12.4 39 11.5 75 22.2 30 s.s 7 2.1 20 5.'
Block Group4 334 40.6 260 31.6 92 11.2 92 11.2 0 0 32 3.' 12 1.5
Block Group 5 241 33.e 131 18.2 144 20.1 141 19.6 2. 3.e 26 3.• e 1.3
Block Group 6 715 55.4 245 19.0 124 e.e 82 •.4 6. 5.1 26 2.0 33 2.e

TOTAL 2,242 40.5 1,389 25.1 7., 13.7 690 12.5 I 215 I 3.91 ,.5 I 3.0 I .2 I 1.5

CITY OF FRESNO 34,827 14.4 40,709 16.8 51,203 21.2 56,357 23.3 18,023 7.5 29,333 12.1 11,356 4.7

--i»
O::J
r
m
CAl

Nole: Becauseorrounding, peroomagesmaynot add up 10'-06%.

Source: 1990 U.S. Census



As might be expected from the education level data, the 1989 median household incomes
reported for all of the block groups were significantly lower than the citywide median of
$24,923 reported for the same year (see Table 4). For example, Block Group I of Census
Tract I had the lowest median at 79.8 percent of the City's median, whereas the highest area
median was reported for Block Group 3 of Census Tract 6, at 84.6 percent of the City's
median.

Poverty data from the U.S. Census is based on a poverty definition prescribed by the Office
of Management and Budget. Poverty thresholds by family size are revised annually to
account for changes in the cost of living as reflected by the Consumer Price Index. Based
on the number of persons for whom poverty status was determined during the taking of the
1990 Census, approximately 24 percent of the City of Fresno's population (derived from
reported 1989 earnings) were below the poverty level. Relative to the Fulton/Lowell Area,
all of the block groups, except Block Group 3 in Census Tract 6, had a higher percentage
of persons below poverty level than the percentage indicated for the City (see Table 5).

Moreover, except for Block Group 3 of Census Tract 6, the percentages of people with
incomes below poverty had significantly increased within block groups covering the
Fulton/Lowell Area as indicated by a comparison of 1980 and 1990 Census data. The
percentage increase in the level of poverty within the FultonILowell Area between 1980 and
1990 exceeds the citywide increase over this same time period by a wide margin. The rise
in the level of poverty associated with an inner-city area of Fresno is typical of the decline
that has taken place in most inner-city areas throughout the Country.

Housing Characteristics

Multiple-family dwelling units (apartment units) are the most prominent housing type in the
Fulton/Lowell Area as evidenced by the 1990 Census data presented on Table 6. A record
of the finalized residential permit activity occurring from 1987 to I994--discussed in the next
section of this profile--shows the trend continuing.

The number of occupied housing units within the Fulton/Lowell Area decreased between
1980 and 1990 (see Table 7). Owner-occupied housing declined the most from 13.8 percent
of total occupied housing stock in 1980 to 11.4 percent in 1990--a 2.4 percent decline.
During this period, the City of Fresno experienced a 5.7 percent decline in owner-occupied
housing stock.

Although there was a decline in the number of renter-occupied units within the Fulton/Lowell
Area the percentage share of housing units within this category increased. During the 1980s,
rental housing for the City as a whole increased as well.

Construction Activity 1987--1994

The vitality of commercial areas can be indirectly assessed by determining the amount and
type of construction activity that has occurred over a period of time. For example,
businesses that are expanding will often alter or increase the square footage of their facilities.

Fulton Lowell Specific Han p(/!-:I! 9



HOUSEHOLD INCOME
CENSUS BLOCK GROUPS

FULTON/LOWELL AREA AND CITY OF FRESNO
1989

HOUSEHOLD INCOME CATEGORIES

1969

CENSUSTRACTI

II • c- $5,000- $10.000- $ 15,OOa- $ 25,OGO- $35,000- $50,000· $ 7S,OOt)- MEDIAN

BLOCK GROUP $ 4,999 $9,999 S 14,999 $24,999 $34,999 $49,999 $ 74,999 $99,999 $100,OOOi- HOUSEHOLD

HOUSEHOLDS HOUSEHOLDS HOUSEHOLDS HOUSEHOLDS HOUSEHOLDS HOUSEHOLDS HOUSEHOLOS HOUSEHOLDS HOUSEHOLDS INCOME

• % • % • % • % • % • % • % • % • % •
CENSUSTRACT1

BlockGroup 1 19 46.3 " 53.7 0 0 0 0 0 0 0 0 0 0 :I :I :I : II
5,039

BlockGroup2 57 15.2 26' 71.1 aa e.e 18 e.e 0 0 0 0 0 0 6,108

I CENSUS TRAcr 6.... Block Group 1 22 '.3 '" 38.6 se 25.0 70 26.5 0 0 , 1.5 0 0 0 0 0 0 10,513
I

BlockGroup2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Block Group 3 0 0 32 38.' • 9.' • 9.' 19 21.6 9 9 0 0 10 11.5 10 11.5 21,094

Bloek Group 4 105 17.6 257 43.0 105 17.6 90 15.1 31 5.' 9 1.5 0 0 0 0 0 0 7,990

BlockGroup5 28 7.4 69 23.5 69 23.5 96 25.3 25 6.6 " 6.3 ac 5.3 • 2.1 0 0 13.527

BlockGroup6 64 10.8 246 28.3 26' 30.2 '" 19.4 59 e.e aa 3.' 6 0.7 0 0 0 0 11,230

TOTAL 325 12.5 1,014 38.9 56. 21.6 '50 17.2 1$' 5.1 70 2.7 26 1.0 19 0.7 10 O. 9,632

crrv OFFRESNO 7,473 6.11 15.8511 13.01 13.1731 11.31 24,1181 19.81 19.2481 15.81 19,6371 16.1 I 13,8251 11.3 4,500 '.7 3,891> '.0 24.923

-l»
OJ
r
m
.j:>.

NollI: Because of roundillg, percantllgas may nOIadd up 10 100%.

• Totll11989 medianhousehold lncorne esUmated b)'CItYor Fresno Development Dept, stlllf.

Source: 1990 U.S. Census



POPULATION BELOWPOVERTY
CENSUSBLOCKGROUPS

FULTON/LOWELL AREA AND CITY OF FRESNO
1979,1989

1979 '989

CENSUSTRACT/

8l0CKGROUP

POPULATION-

POPULATION %

BELOW POPULATION

POVERTY BELOWPOVERTY POPULATION-

POPULATION %

BELOW POPULATION

POVERTY BELOW POVERTY

CENSUSTRACT 1

BlockGroup 1 51 20 39.2 52 ee 88.5

BlockGroup2 554 78 11.9 eoa 10' ,<0

CENSUS TRACT 6

Block GrOl.lp 1 712 290 40.7 1,193 .11 ".0

BlockGroup2 '09 31 18.3 17 17 100.0

BlockGroup 3 20S '" ... '09 31 16.4

BlockGroup4 989 '" 35.5 '.273 882 ".7

Block Group 5 1.357 385 ".. '.'" 798 59.3

Block Group 6 >221 a" 39.' 3,518 "" 59.3

TOTAl "98 .'00 33.9 7.sss 4,471 55.9

CITY OF FRESNO 212,286 33,296 15.7 345,742 83,108 24.0

NOlo: 60cauHofrounding, percentages may notadd upto l00'k
··Populallon" is defined 83ltle unw- 01pe~M for whom p<)\I«ty' stat\I$ W8lIdetennined and not totalpopulalion.

Source: 1980. 1990 U.s. C&nsus

TABLE 5
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HOUSING UNITS BY TYPE
CENSUS BLOCK GROUPS

FULTON/LOWEll.. AREA AND CITY OF FRESNO
APRIL 1,1990

HOUSING UNITTYPE

SINGLE FAMILY· MULTIPLE FAMILY MOBILE

2-4 UNITS 5 PLUS UNITS HOMES OTHER·-

CENSUS TRACTI TOTAL % OF % OF • OF % OF

BLOCKGRQUP HOUSING TOTAl TOTAl TOTAL TOTAl ,*,OFTOT.

UNITS • HOUSING • HOUSING • HOUSING • HOUSING • HOUSING

CENSUS TRACT 1

Block GrOLlP 1 .. 3 5.2 1.7 " sa 0 0 0 0

Block GrOLlP 2 439 a 0.5 3 0.7 soo 91.1 0 0 3< 7.7

CENSUS TRACT 6

Block GrOLlP 1 308 105 3<.0 117 38.0 eo 26.0 3 1.0 3 1.0

Block GrOLlP 2 z 0 0 SO.O SO.O 0 0 0 0

Block GroLlP 3 93 19 'OA " 172 56 SO., 0 0 a 2.2

Block GrOLlP 4 513 85 'M 10' 19.7 318 62.0 0 0 , t.r

Block Group 5 493 223 45.' '39 38' 113 "-, 0 0 18 3.7

Block Group 6 916 238 26.0 327 35.7 339 37.0 0.1 11 1.'

TOTAL "622 675 23.' 705 25.0 1.361 45.3 , 0.' 77 zr

CITY OF FRESNO 129,404 75,529 58.4 15.812 12.2 32,846 25.4 3.711 2.9 1.506

Nole: Becauseof rounding, perc;entages may notadd up to lOO'll>.

• InCludes attached anddetaclled singlefamilyhousing unils.
•• lncludee house boats, Ients. vans etG.

Source: 1990 U.S. Census
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TOTAL HOUSING UNITS, OCCUPIED HOUSING UNITS

FULTON/LOWELL AREA ANDCITY OF FRESNO

1980, 1990

FULTONilOWELL AREA CITYOF FRESNO

HOUSING tseo 1900 1900 1990

CATEGORY

• % • % • % • %

TOTAL HOUSING UNITS* NA 1,769 88.444 129.404

YEAR-ROUND HU'S** 1.884 NA NA NA

TOTAL VACANT HU'S NA NA 162 aa "'00 7.4 7.597 s.s

OCCUPIEDHU'S 1.681 NA 1.607 00.' 81,714 92.4 121,807 94.1

Owner OCCl,lpjed '32 t e.e 188 11.4 44,On sa.a 58,740 aaa

RenterOCClJpied 1,448 88.' 1,424 88.' 37,637 48., 63.067 51.B

Note; 1980 City of Fr8$l\O data h~ been estimated by .... Iopmenl t staffinaccordance withcosrected housing data provided
by U.S. Bureau of Censll$.

Becausa 01rounding, percentages may not add up to 100%.

* Total housing units include year-round tIousing andvacant~ andmigratory housing.
"* Only oecupied units pius vacant units intended foryear-round use are included in this category.

Source:1980, 1990 U.S. Census

TABLE 7



Moreover, the construction of new facilities occurs as businesses locate in areas that are
perceived to be conducive to selling their goods and services. A review of building pennits
from 1987 through 1994 indicates a low level of new non-residential construction has taken
place in the Fulton!Lowell Area (see Table 8).

Most of the new building construction for non-residential uses occurred during the 1987-­
1988 time period. Nevertheless, there was a modest level of construction activity in the form
ofadditions, alterations, improvements, and repair work.that took place in the area. Relative
to the time span provided by Table 8, the largest number of permits for this type of activity
occurred during the 1991-1992 period. These permits were primarily used to renovate
buildings in the portion of the Fulton Lowell Area south of Divisadero--a subarea where most
of the non-residential structures are located.

Although a limited number of single-family residences were constructed within the Fulton!
Lowell Area, most of the new building construction was oriented toward multiple-family-­
construction that occurred during the 1987-1988 time period. However, a significant number
of single-family residences and some multiple-family units have been removed from the area
during this same time period. Additional tables describing household and housing
characteristics are provided in the appendix to this document.

Ful/(JI/ LlJIl'ell Spe('f/ic Plan Page If)
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FINAUZED BUILDING PERMIT ACTIVITY
FULTON LOWELL AREA

1967··1994

1981··1988 1989··1990 1991-1992 1993··1994

BUILDING ACTIVITY TYPE

UNITS PERMITS VALUATIONS UNITS PERMITS VAWATIONS UNITS PERMITS VAWAnONS UNITS PERMITS VALUATIONS

RESIDENTIAL

NEW BUILDINGS
Sin Ie Film,. s s $206,000 , , $20,500

Mull' Ie Fam'l " a "".000
DEMOLITIONS

Sin Ie Famil .. .. a a e • , ,

~
, a r a

COMMERCIAL AND INDUSTRIAL

NEW BUILDINGS a a $329,000 , , $150,000 , , "'.500
ADDITIONS, IMPROVEMENTS, ETC.' " $544,294 , $296,665 re $1,166,860 • $703,000

MOVING RELOCATIONS

DEMOLITIONS , , s s a ,

PUBLIC AND QUASI·PUBlIC··

NEW BUILDINGS

ADDITIONS, IMPROVEMENTS,ETC, a $41,500 , $14,000

MOVING RELOCATIONS

DEMOLITIONS

• Includes additions, renewals. repair, tenanllmprovements, etc.
--f •• Includes pUblic facilib&ll liS well as quasi-public uses such liS ehurcllea, etc.

»
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3.0 LAND USE

OVERVIEW OF LAND USE PLAN

The Land Use Plan is the primary means for identifying the proposed distribution, location,
and intensity of land utilization for housing, business, industry, public facilities, and open
space. The Land Use Plan Map, in conjunction with the suh-elements that provide goals,
policies, and implementation actions, provides the Plan's requirements for all land uses (see
Exhibit No.6).

The Land Use Plan provides a comprehensive range of land use designations that take into
account the limitations from the existing built-up environment, present land use trends, and
an optimistic vision for shaping a compatible arrangement of residential, commercial, mixed
use, cultural/entertainment, government, industrial, and parks and open space land uses. The
Land Use Plan is intended to build upon present investments, not rely upon major changes
to the existing environment, utilize sound principles of conservation and preservation. yet
allow suitable opportunities for new growth and investments.

The major emphasis of the Land Use Plan is based upon four key strategies-a renewed
emphasis on single-family housing, a flexible, mixed use approach for accommodating new
developments without impacting sound existing developments, a major emphasis on
accommodating a full range of cultural arts and entertainment uses, and further expansion
and retention of government facilities.

The first key, strategy of the Plan, involves the return of single-family residential land use
as the predominant residential land use. This is the "heart" of the Plan in the Lowell Area
north of Divisadero, and represents a commitment to retain and expand single-family land
uses, promoting them as thefirst preference for residential uses. The emphasis on improving
the single-family environment in the Lowell Area has already been started. Pursuant to a
recommendation of the Ratkovich Report, in June of 1994, the City Council adopted, a major
rezoning application that changed 294 parcels from a variety of multi-family and commercial
zoning to single-family (R-l) zoning (see Exhibit No.7). The rezoning program involved
land that was already developed with single-family residences as well as vacant land that was
planned for a residential use. As a result, single-family residential land uses currently
represent approximately 60 percent of the existing residential land uses in the Fulton/Lowell
Area. To further strengthen this new commitment to single-family uses, the Plan restricts
the amount of multiple-family residential land uses to the current level, which represents
forty percent of the residential lots in the single-family residential areas. Any future
multiple-family development in these areas would only occur as a result of attrition, as
replacements or upgrades for any multiple-family units that were lost due to natural causes
or the need to upgrade existing developments. All new multiple-family development will be
restricted to a compatible zone within the mixed use are~s that are discussed in the following.

FulfOlI LOII'ell Spl!eNk Pilln Page II



Another key strategy involves the use of a mixed use approach to reintroduce housing as a
means for stabilizing the overall Planning Area and increasing the marketability of its
business and cultural districts along with its neighborhoods. Mixing working, shopping, and
living spaces in one building or complex of buildings is not new to downtown Fresno, but
is an ancient idea that is getting a fresh treatment today in many downtowns. Cities
welcome mixed-use projects because they bring opportunities for round-the-clock activity and
a stabilizing residential character to otherwise underutilized business districts. Mixed use
projects put housing, work, specialty shopping, and entertainment uses within convenient
walking distance of each other, and offer a low-maintenance, high security lifestyle that is
likely to appeal to young professionals, "empty-nesters," artists/craftsmen, and others.

The concept employed here is flexible and is as applicable to the more urban districts of the
Planning Area where all the uses could be contained in a high-rise/mid-rise building, as it
is to the lower density areas where a "village" concept involving individual buildings or
clusters of single-story/low-rise buildings is more appropriate.

The corridors of mixed commercial, office, and residential land uses that currently exist on
Belmont, Broadway, Fulton, Van Ness, and Divisadero have been designated for the lighter,
less intense mixed use concept-Commercial/Mixed Use Levell. This mixture of residential
and nonresidential uses would be typical of those found in and around a neighborhood
commercial center. Under this concept, residential and nonresidential uses can be mixed in
a designated area and are allowed to be located in the same building or on the same lot.
This approach recalls the "live above the store" arrangement that was very commonplace in
downtown Fresno's early days. Residential units could be developed above or adjacent to
commercial store-fronts or in their own multiple-story building.

The Level 1 mixed use designation will assist in the strengthening of the single-family
residential market, creation of unique mixed use areas along major streets, and development
of a transition buffer to protect the adjacent single-family residential areas. This designation
is also consistent with the land use recommendations of the Tower District Specific Plan for
the Fulton and Van Ness Corridors which are also located within the Fulton/Lowell Specific
Plan Area (Exhibit No.2).

The Commercial/Mixed Use Level 2 designation is a more intensive, more urban application
of the mixed use concept that is employed in the remainder of the area south of Divisadero
Street and along the Blackstone/Abby Corridor. The designation would allow residential and
all nonresidential uses that are too intensive to be permitted in the Commercial/Mixed Use
Level I areas. It is designed for the already built-up areas that contain the most diverse land
uses and zoning. This concept is intended to enhance and build upon the energy of districts
such as the emerging Cultural and Entertainment District. The concept is also intended to
provide new life and opportunities to areas that have been stagnant due to obsolete facilities
and weak markets such as the older industrial district along "H" Street and the Southern
Pacific Railway. In this instance the Commercial/Mixed Use Level 2 designation would
allow an artist to have a studio that contains botb his residence and a place to display and
sell his artworks. This would create a unique, nonaggressive environment that allows the
interaction and coexistence of mutually reinforcing residential and nonresidential land uses.
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The Government Facilities designation identifies the location of city, county, state, and
federal government facilities in Fresno's Central Area Plan. It is also a land use concept that
encourages the centralization and concentration of government facilities in one convenient
(center) location. This is consistent with the recommendations of the adjacent Mariposa
Project Urban Renewal Plan, the Convention Center Redevelopment Plan, the Central Area
Community Plan, and as well as the Ratkovich Report's concept for the Campus District
along the Merced Street alignment. Planning activities in the Central Area has reenforced
the development ofsuch projects as the Fifth Court of Appeals and encouraged its expansion.
The government center concept has assisted in the in-fill and development of the area and
it has generated interest from other governmental agencies for potential (future) site locations.

The Industrial designation is not a major feature in this Plan, it is primarily intended to only
identify and acknowledge the location of the Southern Pacific Railroad's mainline track
alignment, the existing Light Manufacturing and General Industrial zoning on the alignment,
and the mixed land use characteristics of "H" Street. The frontage properties along "H"
Street, between Divisadero and Fresno Streets, are recommended for a mixed use designation
which will allow the area to be integrated into a unique residential/nonresidential
environment where an industrial use can incorporate a residential function as part of the
development. The existing Industrial Designation will only remain along the Southern
Pacific Railroad's mainline tracks alignment.

RESIDENTIAL

Background

Residential land use in the FultonILowell Area represents approximately 99.9 acres or 29.5
percent of the existing land use and is primarily concentrated north of Divisadero Street and
west of Blackstone Avenue. The remainder of the planning area, south ofDivisadero Street,
contains scattered residential sites primarily multiple family. Except for Silvercrest
Retirement Residence and Hope Manor (convalescent facilities), there are no major
concentrations of residential units or structures in this area.

Residential uses north of'Divisadero Street consists ofboth single-family and multiple-family
residential uses and represents one-half of the primary residential area located in the
"Downtown Area" bounded by Divisadero Street, Freeway 180, and Freeway 41. This area
was the suburbs of Fresno in its infancy. The residential area in the Fulton/Lowell Plan is
composed primarily ofolder architectural style residential dwellings in a urban neighborhood
setting with a mixture of approximately 60 percent single-family and 40 percent
multiple-family residential lots. Zoning in this area consisted of the R-2 (Low Density),
R-3 (Medium Density), and R-4 (High Density) Multiple-Family Residential Districts until
the City initiated rezoning in 1994, where approximately 294 lots were rezoned to R-I
Medium Density Single-Family Residential. The R-I Rezoning was in accordance with the
Ratkovich Urban Design Strategy and the multiple-family zoned lots that were included in
the rezoning were either vacant or contained a single-family dwelling.

This area has experienced more than its share of transitional housing and land use problems
associated with the growth and urbanization of Fresno. Although the area has a "salt and
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pepper" mix of single-family and multiple-family residential uses, there is still a strong
single-family identity in the area. Many of the residents wish to retain the single-family
residential by restricting the acreage of multiple-family lots and promoting the re­
establishment of a single-family environment in their neighborhoods.

Specific issues concerning residential land use are as follows:

• There is a need to promote single-family residential in the planning area and ensure its
continued growth.

• There is a need to control the amount of multiple-family residential in the Fulton/Lowell
Area to ensure the reestablishment of single-family residential.

• There is a need to monitor and restrict the number of single family residential dwelling
conversions to multiple family residential.

• There is a need to develop a mix use zone which allows residential and nonresidential
uses together in a unique, mutually reinforcing and compatible environment.

• There is a need to encourage in-fill of vacant lots, especially single-family residential,
with structures from the same architectural period and vintage.

• There is a need to coordinate the code enforcement process to ensure that it is consistent,
comprehensive, and sensitive to the neighborhood.

• There is a need to establish Property Development Standards to ensure comprehensive
design and development.

Plan Approach

The reestablishment of single-family residential as thepredominate land use in the residential
areas and the mitigation of problems associated with this effort are the major emphasis of
this plan. These were the key issues in the development of the Land Use Plan and the
Residential Goal, Policies, and Implementation Actions for the Fulton/Lowell Specific Plan.
The Land Use Plan designates three specific areas for single family residential with a density
range of 4.99-10.37 units per acre. These areas are bounded by (smallest to the largest)
Voorman Avenue, Roosevelt/Echo Alley, Freeway 180, and the Echo/Broadway Alley;
Voorman Avenue, BroadwaylYosemite Alley, Freeway 180, Mildreda Avenue, and the
Yosemite/Fulton Alley; Divisadero Street, Voorman Avenue, Van Ness/College Alley,
Freeway 180, Belmont Avenue, San Pablo Avenue, Alignment one lot south of Belmont
Avenue, CalaveraslBlackstone Alley, and Blackstone Avenue. These areas north of
Divisadero Street provide the most suitable sites for single-family residential neighborhoods
in the "Downtown Area." Their location between such major circulation routes as
Divisadero, Blackstone, San Pablo, Fulton, Van Ness, and Belmont affords privacy, street
identity, and relief from "through" traffic intrusions.
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Although the Residential Designation prohibits new multiple-family residential in the
promotion of single-family residential only in the areas north of Divisadero Street, it does
allow existing multiple-family uses to remain but limited to 40 percent of the existing
residential lots and replacement of only existing units in the case of natural disasters. New
multiple-family residential developments that are permitted to maintain the multiple-family
percentage quota are restricted to the Commercial/Mix Use designations with compatible
zoning and a density limitation of 10.38-18.15 units per acre. All residential developments
must be consistent and in compliance with the Goals, Policies, and Implementation Actions
of the Fulton/Lowell Specific Plan, other applicable plans, or the regulations of the Fresno
Zoning Ordinance, whichever is more restrictive. The Goal, Policies, and Implementation
Actions developed for the residential section were designed to ensure the continued growth
of single-family residential in the Fulton/Lowell Area.

Goal, Policies, and Implementation Actions

Goal

I. Provide a safe, positive, and attractive residential environment that encourages
neighborhood pride, identity, and active involvement from both residents and
property owners in the Fulton/Lowell Area.

Policy

I-I. Encourage retention and preservation of the existing housing stock.

Implementation Actions

1-1-1. Establish a pro-active/effective code enforcement program that is responsive to
residents and property owners and enforces codes in a fair and consistent manner.

1-1-2. Provide incentives, through innovative neighborhood revitalization programs, that
encourage resident and property owner participation in housing maintenance and
rehabilitation.

1-1-3. Stabilize and strengthen the existing inventory of affordable housing through
preservation and rehabilitation.

1-1-4. Promote the location of in-fill structures that are compatible (age, architectural
design, and historic significance) with the existing neighborhoods.

1-1-5. Encourage coordination between neighborhood organizations and their liaison with
the City of Fresno to ensure effective communication and implementation of public
services.

1-1-6. Advocate the expansion of effective fire and crime prevention programs such as
"Neighborhood Watch Programs."
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Policy

1-2. Attract and encourage new residential investment and development options through
continuous public/private clean-up, revitalization, and code enforcement programs.

Implementation Actions

1-2-1. Designate the residential area north of Divisadero Street for priority revitalization
to improve existing infrastructure and encourage comprehensive planning.

1-2-2. Improve design of residential environments to provide such amenities as usable
private/common open spaces and units with front porches oriented to street
frontages.

1-2-3. Formulate Property Development Standards (similar to those in the Jefferson
Redevelopment Plan) whichensure the development ofa comprehensive residential
environment that is reflective of architectural design concerns but is also "user
friendly" for in-fill residential structures.

1-2-4. Promote subsidy programs for new residential developments and in-fill housing,
particularly for owner occupants.

1-2-5. Encourage a long range partnership between the public and private sectors that is
committed to development and revitalization.

1-2-6. Develop an "Information Brochure" that promotes the Fulton/Lowell Area and
provides specific development information to assist potential developers.

Policy

1-3. Promote a higher percentage of single-family/owner-occupied dwellings in a
comprehensive residential environment that limits residential densities fora quality
urban living environment.

Implementation Actions

I-3- I. Promote single-family residential as the first land use preference in the residential
areas north of Divisadero Street.

1-3-2. Restrict multiple-family residential to no more than 40 percent of the residential
lots in the designated residential areas and limit new multiple-family developments
to the Commercial/Mixed Use designations withcompatible zoning and a density
limitation of 10.38-18.15 units per acre.

1-3-3. Allow existing (legal) multiple-family structures to be rebuilt provided that the
replacement units do not exceed the original number of units lost to a natural
disaster.
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1-3-4. Provide incentives for relocation within the area for current owner-occupants who
are being displaced.

1-3-5. Encourage home ownership through financial incentive programs.

1-3-6. Reduce the over concentration of boarding houses (as defined in the Municipal
Code, City of Fresno).

1-3-7. Prohibit residential conversion of single-family structures to multiple-family use.

1-3-8. Develop Property Development Standards to address residential conversions, i.e.,
Boarding House, Home Care Facility, Congregate Residence, etc.

Policy

1-4. Promote architectural compatibility through the establishment ofdesign guidelines
and a design review process for all residential developments.

Implementation Actions

1-4-1. Promote design as a vital element in planning and development.,
1-4-2. Encourage architectural compatibility in all residential developments and in-fill

structures.

1-4-3. Develop residential design guidelines and property development standards
necessary to ensure preservation of historic character, architecture, andcompatible
building materials and fences.

1-4-4. Amendment Zoning Ordinance to include fences in residential areas as structures
that requires a building permit.

1-4-5. Establish a Project Design Review Committee to review all new residential
developments andanyexterior residential structure alterations toensurecompliance
with plan goals. .

COMMERCIAL

Background

Commercial land use in the Fulton/Lowell Area consists of approximately 114 acres or
33.6 percent of the area's existing land use which represents all commercial uses including
serviceandoffice trades. Commercial zones include theC-PAdministrative and Professional
Office District, C-4 Central Trading District, C-5 General Commercial District, and C-6
Heavy Commercial District. The C-4 Zone District is the largest consisting of 81.1 acres or
53 percent of the existing commercial zones in the planning area. It is a zone district that
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is located exclusively in the "Downtown" Area from Divisadero Street south to Ventura
Street. Except for a pocket of C-P zone on Divisadero Street, between M and N Streets, the
remainder of the zone districts are the continuation of "strip zoning" from major streets that
transverse the Fulton/Lowell Area. These include the C-5 zone on Broadway, Fulton, and
Van Ness; the C-6 zone on Abby, Blackstone, and Belmont; and the C-P and C-4 zones on
Divisadero Street.

Commercial demands in the Fulton/Lowell Area are unique due to the different
characteristics of commercial patterns located north and south of Divisadero Street. On the
north, commercial strips are the predominate commercial land use pattern that is located
along major streets, encasing the designated residential areas. These commercial strips
isolate adjacent residential neighborhoods while providing limited support services. They are
primarily oriented to a multiple area or regional commercial market associated with the
mobility and access provided by the major streets. The lack of neighborhood oriented
commercial services in this area has created a void which was quickly filled by convenience
stores and mobile vendors that transverse the neighborhoods doing business. This mobile
commercial environment lacks identity and impacts adjacent neighborhoods by creating land
use conflicts, fostering crime, increasing nonresidential traffic, and discouraging potential
investments in adjacent areas.

These problems are also present in the commercial area south of Divisadero Street but to a
lesser degree due to the amount and consistency of C-4 zoned properties and associated land
uses located in this part of the FultonILowell Area' This commercial area represents
approximately one-halfof the commercial/entertaimnent support area on the north end of the
Fulton Mall and is a major part of the area known as the "Downtown" area.It is an emerging
Cultural Arts and Entertainment District containing the Fresno Metropolitan Museum,
International Trade Center (fonmer PG&E building), Wamors Theater, Wilson Theater,
Theatre 3, Valley Public Television (KVPT Channel 18), and associated banking and support
businesses. Other activity centers include the Divisadero, M, Stanislaus, and Tuolumne
Street corridors which contain a mixture of commercial and related uses.

Specific issues concerning commercial land use are as follows:

North of Divisadem Street

• There is a need to control and eliminate the problems associated with Convenience stores
that fosters criminal activities.

• There is a need to address the crime in neighborhoods which discourages commercial
investments.

• There is a need to establish a large (chain) grocery store in the area to stabilize the high
cost of basic/staple foods and shopping opportunities.

• There is a need to recognize the ethnic diversity of the neighborhood and its specific
commercial needs.
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• There is a need to regulate private vendors doing business in neighborhoods and address
the parking problems they create.

• There is a need to develop a conunercial development theme which will provide an
identity for the neighborhoods.

South of Divisadero Street

• There is a need to eliminate the perceptions of crime which is a primary factor that
impacts commercial investments in the Fulton/Lowell area.

• There is a need to address at the problems of blight, confusing streets, vacant lots and
buildings, and lack ofconvenient parking that discourage patrons from the Fulton/Lowell
area.

• There is a need to establish a distinct historic district or architectural theme to reinforce
the commercial identity of this part of the planning area.

• There is a need to develop a mixed use environment which provides development
alternatives and maintains a population density to support after 5 p.m, activities in the
Fulton/Lowell area.

• There is a need to address the one-way streets and traffic circulation in the area south of
Divisadero Street to make it less confusing for new patrons.

• There is a need to promote a positive visual image and economic identity for the
Fulton/Lowell Area and develop incentives for new developments.

Plan Approach

The commercial issues identified in this section relate to two different commercial
environments located north and south of Divisadero Street. In the north environment, the
issues specifically address the relationship and interaction of commercial strips andcorridors
with the residential neighborhoods they surround. In the south environment. they address
the identity and service problems of an establish commercial area that is in transition.
Although the two commercial environments are individual in nature, there is a common bond
between the two environments when the overall commercial concept of the Fulton/Lowell
Area is addressed. The Goal, Policies, and Implementation Actions in this section recognize
the necessity to retain and enhance these commercial environments. They have been
developed to enhance the overall commercial concept while addressing the specific problems
of each commercial environment.

The Plan encourages the overall improvement ofcommercial uses in the Fulton/Lowell Area
to ensure an urban retail environment that is unique, competitive, and neighborhood oriented.
The plan promotes continued development and intensification of existing commercial areas
and corridors with competitive commercial uses that emphasize the individual qualities,
characteristics, and identity of each area. This will ensure the compatibility of commercial
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uses and allow homogenous commercial environments on both sides of Divisadero Street.
A retail environment that is sensitive to the needs of neighborhood residents, especially in
the residential areas north of Divisadero Street, is recommended for Belmont Avenue,
Broadway, Fulton Street, Van Ness Avenue, and Divisadero Street. Regulation of private
street vendors and select commercial uses can also assist in the overall development of this
environment.

In the Fulton/Lowell Area, specific commercial uses in the Cop, C-4, C-5, C-6, and C-C
Zone Districts have been redefined into a more flexible arrangement with a more compatible
range of uses and increased emphasis on aesthetics to ensure conformity with the
Fulton/Lowell Specific Plan. Please refer to the appropriate Zone District in Appendix 2 to
determine the appropriate status of the commercial use.

Further, a strong interactive partnership is recommended between area merchants and the
public sector, especially the Police, to improve communication and crime prevention in the
Fulton/Lowell Area. This would be a valuable asset to not only the Merchants but the
neighborhood as well by providing a direct insight to the current crime trends and their best
mitigation actions. Furthermore, the plan promotes the increase of business services and
activities beyond 5 p.m. in the area south of Divisadero Street to encourage multiple (day
and night) use of commercial properties and provide the opportunity for people to reclaim
the streets.

The plan also supports the concepts and recommendations (including the Campus District)
for the FultonILowell commercial areas of both the Central Area Community Plan and the
Ratkovich Urban Design Strategy. These concepts and recommendations will be encouraged
(whenever possible) and incorporated into the development of property development
standards, design guidelines, and mixed use ordinance for the Fulton/Lowell Area.

Goals, Policies, and Implementation Actions

Goal

2. Improve the vitality and diversity of businesses and commercial services in the
Fulton/Lowell Area to ensure a unique, competitive, as well as a "neighborhood
oriented" urban retail environment.

Policy

2-1. Promote development of competitive retail environments that are unique and
reflective ofthe diversity and individual characteristics ofthe commercial areas and
corridors.

Implementation Actions

2-1-1. Support existing businesses and commercial services, particularly those that
enhance and expand the area's commercial identity.
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2-1-2. Encourage commercial growth, especially diverse commercial uses that offer
specialized goods and services.

2-1-3. Promote the image ofcommercial uses in pedestrian malls and pedestrian-oriented
streets such as sidewalk cafes, small shops and other similar uses.

2-1-4. Establish and reinforce the identity and compatibility ofcommercial areas through
proper zoning and enforcement of appropriate property development standards.

Policy

2-2. Develop a retail environment that is oriented to the specific needs of theresidential
neighborhoods, particularly north of Divisadero Street.

Implementation Actions

2-2-1. Support existing businesses and commercial services, particularly those that are
neighborhood oriented which provide specific goods and services.

2-2-2. Recognize the ethnic diversity ofthe neighborhoods and support the intensification
and expansion of existing commercial uses to include a broad range of users.

2-2-3. Promote development of specialty and ethnic stores and restaurants.

2-2-4. Develop an ordinance to appropriately regulate private vendor operations.

2-2-5. Determine feasibility of developing a "Vendor Park" that would allow a specific
location and time for business in the residential neighborhoods.

2-2-6. Promote more sensitive and compatible businesses such as "bed and breakfast"
facilities in commercial areas bordering residential neighborhoods.

2-2-7. Promote commercial developments that are homogenous and good neighbors to
adjacent land uses, especially residential.

2-2-8. Provide incentives to attract large commercial developments that will respond to
the area's ethnic diversityand offer basicgoods and services at competitive prices.

Policy

2-3. Develop a stronger "interactive" partnership between area merchants and the public
sector, especially the Police Department, to ensure a continuous positive attitude
towards communication and crime prevention.
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Implementation Actions

2-3-1. Encourage commercial developments to be aware of the present environment and
take precautions not to contribute or promote the negative elements of the
environment.

2-3-2. Develop property development standards that address businesses known to foster
criminal activities and require implementation of specific crime prevention
requirements such as public telephones at convenience stores that allow only
outgoing calls.

2-3-3. Promote organization of merchants' crime prevention task forces to assist In
developing and implementation of crime prevention programs.

2-3-4. Encourage better communication and coordination between merchants and
residential groups to ensure a COmmon bond for commercial and neighborhood
development.

Policy

2-4. Increase land use activities beyond 5 p.m. in the areas south of Divisadero Street.

Implementation Actions

2-4-1. Encourage commercial uses that have hours and days beyond the usual eight to
five and weekends.

2-4-2. Promote multiple (day and night) use of commercial properties such as office
conference rooms becoming a meeting place for a neighborhood or a nonprofit
organization after hours.

2-4-3. Increase the residential population in the area south of Divisadero Street through
mixed use developments (residential and nonresidential uses on the same property) .

•

2-4-4. Establish locations for community based organizations and educational facilities
that provide public assistance, inforination, services, and educational programs.

2-4-5. Encourage and promote more community cultural and entertainment events in
coordination with the many organizations in the area.

Policy

2-5. Coordinate implementation of the Commercial Element with all applicable adopted
plans, especially the Tower District Specific Plan and Central Area Community
Plan to ensure consistency.
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Implementation Actions

2-5-1. Recognize that the identity of the commercial areas south of Divisadero Street are
directly influenced by the commercial activities of adjacent areas in the Tower
District and throughout the Central Area.

MIXED USE

Background

The mixed use concept is not a new concept. The approach used here was initially
developed in conjunction with the formulation of the Central Area Community Plan, adopted
by the Fresno City Council in July of 1989. Since then, versions of this concept have been
embraced in both the Tower Specific Plan (1991) and the Ratkovich-Central Area Urban
Design Strategy Final Plan (1992). The mixing ofland use types is also not new to Fresno's
land use regulations. Presently, the R-P and C-P Zone Districts allows mixed use
developments with a Conditional Use Permit and the C-4 Zone District allows the broadest
range of uses, including apartment hotels and multiple dwellings.

The mixed use concept was developed not as a way of rationalizing "ad hoc" development
patterns, but as a unique feature that provides innovative, flexible development alternatives
and unique living/working environments in response to the potentials of a diverse urban
market that is not only the Fulton/Lowell Area but the entire "Downtown Area." It is an
approach involving the integration of complementaiy land uses to create integrated
working/living environments and permit more incentives for the development of properties.

In the Fulton/Lowell Area, the mixed use concept will enhance the integrity of the
single-family neighborhoods north of Divisadero by creating a more flexible development
zone for alternative land uses. In the area south of Divisadero, it will provide development
incentives for properties located in areas of transition. The following attributes of a mixed­
use approach addresses many of the current land use issues:

• Increases tenant or occupant convenience and security by bring complementary land uses
(housing, offices, restaurants, shops, etc.) together in a building or complex of buildings.

• Allows the grouping together of different types of businesses (shops, restaurants, offices,
museums, galleries.and parking facilities) whose hours ofoperations overlap, encouraging
further concentration of activities, and attracting clients, shoppers, and visitors who will
use facilities over different times of the day or week.

• Promotes the economic justification for developers or investors to build in marginal areas
by offering a comprehensive package of services to attract a desired income group of
residential, commercial, and possibly industrial tenants/owners (i.e., "upscale" housing
above or next to offices, shops, restaurants, theaters, etc.).

• Reduce the necessity of automobile travel or use for neighborhood residents by locating
a full range of most frequently patronized land uses into one location.
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• Provide opportunities to develop 24-hour multiple use of commercial and office buildings
and properties, including joint use of parking facilities.

Plan Approach

Due to the location of the Fulton/Lowell Area, the Mixed Use Concept developed in the
Central Area Community Plan has been utilized in the Fulton/Lowell Specific Plan to ensure
consistency with land use concepts, designations, and zoning. Two land use designations,
Commercial/Mixed Use Level I and Commercial/Mixed Use Level 2, will also be utilized
to implement the concept. However, the Fulton/Lowell Specific Plan will carry the mixed
use concept one step further with an Implementation Action to develop and implement a
Mixed Use Ordinance as a part of the implementation of this plan.

In response to concerns about the relationship and effectiveness of mixed use designations,
the individual characteristics and specific needs of land uses north and south of Divisadero
Street, were major considerations in the administration of the mixed use concept in the
Fulton/Lowell Area. Special efforts were taken, in the application of this concept, to ensure
the results would produce the most advantageous land use pattern for the Fulton/Lowell Area
with a minimal amount of disruption to existing land uses. Existing land uses and zone
districts that are not consistent will be permitted to remain but cannot be expanded nor
replaced beyond its original number. units, size, etc., in case of natural disaster. All mixed
use developments will require appropriate zoning and a conditional use permit.

North of Divisadero Street

To enhance development of the residential areas, the Commercial/Mixed Use Level I
designation is recommended for all major commercial corridors on and north of Divisadero
Street and west of Blackstone Avenue (see Exhibit No.6). The Commercial/Mixed Use
Level I is the most restrictive of the two designations. It is intended to provide a lower
intensity of land utilization which would only permit professional office and neighborhood
type commercial uses from the R-P, C-P, and C-I Zone Districts, and select commercial uses
from the C-5 Zone District (see Appendix 2) to be combined on the same site with
residential uses. Specifically, this designation is proposed for Roosevelt, Broadway, Fulton,
Van Ness, Divisadero, and Belmont. To protect the "mixed use" environment of the
Commercial/Mixed Use Level I designation, a conditional use permit will be required for
all listed use in the C-l or C-5 Zone Districts. New multiple-family residential
developments, to maintain the designated multiple-family percentage quota, will be restricted
to the Commercial/Mixed Use Designations and limited to the population density of the R-2
zone district with the following restriction:

I. New-multiple family developments, as permitted by this Plan, will only be allowed
in existing compatible zones within the Commercial/Mixed Use Level I
Designation.

South of Divisadero Street

The Commercial/Mixed Use Level 2 designation, a more flexible designation, is
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recommended for the area south of Divisadero Street to generate incentives and alternatives
that will encourage development for an area in transition. The designation will enhance the
development potentials ofthe existing environmentwithin the Fulton/Lowell Area and permit
the most flexible range of development options to attract new developments. It will also
provide more opportunity to implement the mixed use concept within the vast range of uses
permitted in the Commercial, C-M, and M-I Zone Districts (see Appendix 2) with an
approved conditional use permit.

Goal, Policies, and Implementation Actions

Goal

3. Change residential and nonresidential mix and densities to afford a healthy
socioeconomic balance and full range of .housing opportunities to stabilize
residential neighborhoods and nonresidential areas.

Policy

3-1. Develop and support the "Mixed Use" Concept as identified in the Central Area
Community Plan that allows residential and nonresidential uses together on the
same lot.

Implementation Actions

3-1-1. Develop a Mixed Use Ordinance that clarifies the aSSOCIatIOn and allowable
mixture of land use classifications, densities, zoning, and entitlements.

3-1-2. Encourage mixed use developments and promote their feasibility and asset to the
land use characteristics.

3-1-3. Formulate specific property developmentstandards for mixed use projects to ensure
their comprehensive development.

3-1-4. Retain the "inner-city" fee discount program in the Fulton/Lowell Area as an
incentive for projects that incorporate mixed use as an alternative in specific
designated areas.

3-1-5. All mixed use projects shall be reviewed by the Fulton/Lowell Specific Plan
Design Review and Implementation Committee(s) and require appropriate zoning
and a conditional use permit with a 50 percent reduction of the regular fee.

3-1-6. Require a conditional usc permit for all C-I and C-5 Zone District uses in the
Commercial/Mixed Use Level I designation to protect its "mixed use"
environment.
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GOVERNMENT FACILITIES

Background

The future of a government center and its role in the "Downtown Area" has been a major
concern for the City of Fresno. The decentralization of governmental offices to suburban
locations is a trend of particular significance in light of a declining Central Area and the
stagnation of its commercial and residential centers with their continual lost of population.
This has dramatized the importance of govemment office growth to a healthy and vibrant
Civic Center. The City is committed to the retention and expansion of government offices
in the "Downtown Area" and implementation of the "Government Center" concept for the
Central Area. The construction of the new City Hall and the 5th District Court of Appeals
in the Central Area are prime examples of this commitment and a possible indication that
a new era of government office construction maybe in progress.

The majority of the "Govemment Center" location identified for the Central Area is located
within the boundaries of the Fulton/Lowell Specific Plan Area, including Courthouse Park
with all the County facilities, City facilities (excluding the new City Hall), Fresno Unified
School facilities, a Post Office, and Civic Center Square development. This area is bounded
by Tulare, Van Ness, Fresno, "L," Tuolumne, "0," and "P" Streets (see Exhibit No.6). The
only other major governmental offices not included are the State and Federal Buildings
across from the new City Hall.

Plan Approach

The Govemment Center Concept for the Central Area is supported by the Fulton/Lowell
Specific Plan and is reflected by the Government Facilities Designation on its Land Use Plan.
The concerns and problems associated with the future of govemment offices in the
"Downtown Area" are also shared by the members of the Fulton/Lowell Specific Plan
Citizens Advisory Committee. They have a specific concern about the success or failure of
the Downtown as the government center for the City and its impacts on adjacent areas,
especially the residential areas north of Divisadero Street.

The committee agrees that govemment offices, for operational efficiency and public
convenience, should be centrally located; and that the Central Area is that (center) location
in the metropolitan area. The City must take a proactive role, especially with State and
Federal Governments, to ensure the presence and health of the government center concept
and the physical environment to guarantee the role of the Central Area in the next decade.

The plan specifically recommends that government offices continue on their present sites and
any future office site designations should be reviewed and considered in accordance with the
policies of the Fulton/Lowell Specific Plan and the Central Area Community Plan. The plan
is also supportive of the Government District recommendation of the Ratkovich Urban
Design Strategy which have been incorporated within the recommendations of this plan.
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Goals, Policies, and Implementation Actions

Goal

4. Encourage growth and stability of government facilities in the Fulton/Lowell Area.

Policy

4-1. Support the concept that the Fulton/Lowell Area, as part of the Central Area, is the
government center for City, County, State, Federal and other public agencies.

Implementation Actions

4-1-1. Maintain and encourage a partnership with federal, state, and local governments
and public agencies to strengthen the working relationship and knowledge that
adequate space and facilities can be provided.

4-1-2. In compliance with the Central Area Community Plan, designate sites most
appropriate for future government office facilities.

4-2. Promote the concentration of government facilities in the Fulton/Lowell Area,
particularly in the Government Center Designation south of Divisadero Street.

Implementation Actions

4-2-1. Emphasize the location and relocation of government offices to the area south of
Divisadero Street, with priority given to locations south of Tuolumne.

4-2-2. Encourage opposition to any local, state, or federal government office locations that
are inconsistent with the FultoniLowell Specific Plan and the Central Area
Community Plan.

INDUSTRIAL

Background

Industrial land use represents approximately 46.3 acres or 13.6 percent of the existing land
use in the Fulton/Lowell Area and is concentrated along the "H" Street frontage parallel to
the Southern Pacific Railroad right-of-way between Divisadero and Fresno Streets. Although
the zoning is industrial, this street has a transitional and a mixed character with spots of
vacant land and non-industrial land use scattered throughout its length, including a
restaurantlbar providing adult entertainment. The M-I. Light Manufacturing. Zone District
is the predominate zoning of all the properties fronting on "H" Street. There is a strip of M­
2, General Industrial, Zone located next to the Southern Pacific Railroad tracks (behind the
M-I Zone) and three half-blocks of C-M, Commercial and Light Manufacturing, Zoned
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properties fronting on Broadway between Amador and Stanislaus Streets.
only industrial zoned properties in the Fulton/Lowell Area; all adjacent
commercially zoned.

These are the
properties are

Specific issues associated with the industrial area are the inconsistent land uses, under
utilized and vacant lands, restricted location, and its lack of identity. There is a necessity
to determine the role of this area and incorporate its function into the adjacent areas to define
and establish an identity and allow an interaction of uses. Industrial uses, particularly intense
industrial uses, should be reduced and limited to a size necessary to service the industrial
needs of this area and the operation of the Southern Pacific Railroad right-of-way.

Plan Approach

The plan recommends the Commercial/Mixed Use Level 2 land use designation for the
properties fronting on "H" Street between Divisadero and Fresno Streets. The Southern
Pacific Railroad track alignment will retain an Industrial Designation through the
Fulton/Lowell Area. Due to the transitional nature of this industrial area and the mixed
characteristics of the existing land uses, the area would be better served by a mixed use
designation which will allow it to be integrated into the mainstream of development and
establish an identity that is not only unique but consistent with an identifiable area. This
approach will ensure the unification of the industrial area with the entire mixed use area
south of Divisadero Street and provide an opportunity to develop a mixed use environment
that is unique to the "Downtown" Area.

Goals, Policies, and Implementation Actions

Goal

5. Encourage and revitalize industrial uses that are compatible and will contribute to
a quality urban environment in the Fulton/Lowell Area.

Policy

5- I. Promote the concentration of industrial uses to enhance their Image and
marketability.

Implementation Actions

5-1- I. Encourage environmentally compatible industrial uses, especially light industrial
uses along the "H" Street frontage with heavier industrial uses restricted to the area
immediately adjacent to the Southern Pacific Railroad mainline tracks.

5-1-2. Formulate development and performance standards to regulate and control the
impacts of industrial uses (odors, noise, and visual aesthetics) and ensure
comprehensive developments.
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Policy

5-2. Encourage alternative land use and development concepts In conjunction with
traditional industrial developments.

Implementation Actions

5-2-1. Promote and support mixed use developments, especially where residential IS

included as an integrated part of the project.

5-2-2. Emphasize the "Industrial Park" concept as an alternative for industrial
developments with a common controlled environment.

PUBLIC PARKS AND OPEN SPACE

Background

Public parks and open space in the FultonILowell Area include Court House Park on Van
Ness and Tulare; Dickey Playground (Park) on Blackstone and Divisadero; Frontier Park
(Monument Site) on Divisadero, Broadway, and Yosemite; Eaton Plaza on Fresno and "0";
and the Lowell Elementary School on Poplar and McKenzie. A new pocket park is being
considered on the northwest corner of San Pablo and Belmont Avenues. under the
Freeway 180 alignment.

The specific concern associated with parks and open space is the supply adequate to satisfy
the demands of the neighborhood. Presently, the City's Park Master Plan identifies that a
ratio of.75 acre of park land per 1000 people for a neighborhood park. Given that the 1990
population for the Fulton/Lowell Area was 7,728 people; the application of this formula
would prescribe 5.8 acres of land for (neighborhood) parks. To date, the existing Dickey
Playground (2 acres), Frontier Park (.25 acre), and the Pocket Park under consideration (.50
acres) represents about 2.75 acres of neighborhood park in the FultonILowell Area. This is
almost one-half of the prescribed acreage for neighborhood parks which is not a handicap
for the area because the existing neighborhood parks are primarily located north of
Divisadero Street where the population is concentrated. These factors, combined with the
after-school recreation programs offered by Lowell Elementary School, will satisfy the
majority of the requirements for neighborhood parks. Any additional demands can be
facilitated by Court House Park or the green open space area of Eaton Plaza located south
of Divisadero Street.

Another concern is the future use of Eaton Plaza as an open space area in the Governmental
Center. This concern was addressed by both the Central Area Community Plan and the
Ratkovich Urban Design Strategy. The Central Area Community Plan had recommended
that Eaton Plaza be retained as an open space area; while the Ratkovich Urban Design
Strategy emphasized the use of Eaton Plaza as an open-air Farmers Market.
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Plan Approach

The plan supports the concepts and open space recommendations of the Central Area
Community Plan. The ultimate use of Eaton Plaza will have significant impact on not only
the open space concept in the Government Center area but its identity as well. Therefore,
Eaton Plaza shall be retained as an urban (open space) park for passive recreation and public
events where public plazas, fountains, and landscaping features are encouraged, along with
the potential integration of parking.

Further, the plan also supports the Parks, Recreation, and Community Services Department
in the implementation of its Park Master Plan. The plan encourage private citizens and
organizations to assist in the development of programs to increase the number of parks and
open space or a Landscaping Maintenance Benefit Assessment District for acquisition and
maintenance of park lands. It also encourages a working relationship with other public
agencies such as the Fresno Unified School District and Caitrans to provide open space and
the use of remnant parcels for pocket parks.

Goals, Policies, and Implementation Actions

Goal

6. Maintain and establish public parks and open spaces to enhance residential and
nonresidential areas in Fulton/Lowell Area.

Policy

6-1. Work with the City's Parks and Recreation Department to develop a program to
increase the number of parks and open spaces for public use while maintaining
existing facilities.

Implementation Actions

6-1-1. Follow policies and standards of the Parks and Recreation Master Plan in the
acquisition, development, and maintenance of open space and park lands.

6-1-2. Consider and pursue the benefits of the Landscaping Maintenance Benefit
Assessment District for acquisition and maintenance of park lands.

6-1-3. Work with the Fresno Unified School District and other public agencies to provide
open space and recreation facilities.

6-1-4. Retain Eaton Plaza and Dickey Playground as urban (open space) parks.
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Policy

6-2. Encourage private citizens and organizations to assist in the development of public
parks and open spaces.

Implementation Actions

6-2-1. Support and assist the efforts ofprivate citizens and organizations to provide public
parks and open spaces.

6-2-2. Provide incentives for Developers to include public open space in their projects or
contribute money, labor, or materials towards park development and maintenance.

6-2-3. Develop a program that uses private contributions as "matching funds" for local,
state, and federal funding programs.

6-2-4. Explore the potential use of remnant parcels along Freeway 180 for public or
privately supported neighborhood pocket parks or open space.
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4.0 TRANSPORTATION, CIRCULATION,
AND PARKING

Background

This chapter identifies the concerns associated with transportation, circulation, and parking
in the Fulton/Lowell Area, and the recommendations of the Fulton/Lowell Specific Plan. The
purpose of this chapter is to clarify these concerns and understand the intent and concepts
of the Plan recommendations.

Since the implementation of Fresno's original northwest/southeast street system by the
Central (Southern) Pacific Railroad, the "Downtown" Area, especially the Fulton/Lowell
Area, has endured continual circulation problems associated with the rest of the City's
orientation to a true north/south street system. The role and popularity of the automobile has
dramatically influenced the growth of Fresno and its inter-dependency on the auto as the
primary mode of transportation. This is evident by the number of major streets that traverse
the Fulton/Lowell Area and the adjoining areas formed by Freeways 99, 41, and 180, known
as the Central Area (see Exhibit No.8). Access to the Fulton/Lowell Area is provided by
a series of freeways, arterials, and collectors streets (see Exhibit No.9) described as follows:

Freeway Connections

The Fulton/Lowell Area is connected to the freeway system through the series of major
streets. Linkage with Freeway 41 is provided by Abby Street, Divisadero Street, the "O"J"P"
Street connection, "M" Street, Van Ness Avenue, and Broadway. Freeway 180 can be
accessed through the one way couplet of Blackstone and Abby and Van Ness and Fulton.
Freeway 99, a major north/south carrier can be accessed via Fresno, Tulare, and Stanislaus,
a one-way street.

Major Streets

All major streets in the planning area have been designated as collector streets since the
adoption of the Central Area Community Plan in 1989. Previously, Abby, Blackstone,
Belmont, and "H" Street (north of Divisadero) had been classified as arterial streets. They
still perform the function of linking traffic from other collectors streets (identified in the
following), with the freeway system or other arterial streets outside of the Central Area. The
intent of classifying them as collector streets rather than arterials, was to place a higher
priority on their functions of serving traffic needs within the downtown area rather than only
for through traffic.

The remainder of the major streets involve "true" collector functions which facilitate the

Fulton LOlI'ell Specific Plan Page .C



McKENZIE

VENTURA

TULARE

HUNTINGTON

BUTLER

CALIFORNIA

EXHIBIT NO.8

Area
Flow

FREEWAY

PROPOSED FREEWAY----
LEGEND

--
Traffic

- TWO - WAY COLLECTOR OR

....... ONE - WAY COLLECTOR OR ARTERIALo FREEWAY CONNECTION

_. FULTONILOWELL SPECIFIC PLAN

Source: Public Works Department I Traffic Engineering
and Parking ntvtetcn

City 01
~n~~ ...",\Ii~
rna --....;;~~A~~
DEVELOPMENT DEPARTMENT
PLANNING DIVISION

...
'3 z

i "' ~

~ "' '" II
z

~1 it "'

~II fW~ '80

0 "., .... c >-
NORTH 0 -' z z -e '"~ => ., ., -' '"'" .. > "' '"

.,

" 8ELMONT

•Existing
Central

-32a-



.. FULTON/LOWELL Specific PlaD

BUTLER

UJ>­
Z<D
0,"
.... <
'" ­"'z

~I I
\80

ARTERIAL

FREEWAY

COLLECTOR

-CENTRAL AREA
CIRCULATION

--

LEGEND

.-- PROPOSED FREEWAY

Source: 1984 GENERAL PLAN CIRCULATION ELEMENT

City of
~a~~...~\I/i;,
rn·_-..#;~~4~~
DEVELOPMENT DEPARTMENT
PLANNING DIVISION EXHIBIT NO.9

-32b-



Fulton/Lowell Area's internal traffic movement and connect local traffic with the above
mentioned former arterial streets. Divisadero, a major collector street, is the demarcation
point in the area whereby the street orientation shifts from the diagonal pattern to the
traditional grid system. Other significant collector streets include McKenzie, Divisadero, "H"
(Divisadero to Fresno), Broadway, Fulton, Van Ness, San Pablo, Stanislaus, Tuolumue,
Fresno Tulare "P II "0 II "M". .,. .

An alternative mode of transportation in the Fulton/Lowell Area is bus service provided by
Fresno Area Express (FAX). FAX is a municipal service with over 100 buses that carries
over 7.5 million passengers per year. It offers both a regular fixed route bus system and a
dial-a-ride service for the elderly and disabled. Buses operate everyday except New Year's,
Independence Day, Thanksgiving, and Christmas. There are nine bus routes directly serving
the Fulton/Lowell Area; of these, four routes provide service to the residential area north of
Divisadero (see Exhibit No. 10). Service at all routes occurs at 20 to 30 minute intervals on
weekdays and 30 to 60 minutes intervals on weekends. Buses on these routes stop at a total
of 77 locations within the Fulton/Lowell Area.

Transportation, circulation, and parking demands are also determined by the land use of an
area. In the Fulton/Lowell Area, land use on the north and south of Divisadero Street are
significantly different. The north is predominately single-family residential while the south
maintains a mixed character consisting primarily of commercial and office uses.

North of Divisadero Street

In this area the transportation, circulation, and parking needs of the residential neighborhood
must be addressed to ensure an appropriate single-family residential environment. The urban
location of the residential neighborhood necessitates protection ofresidential amenities from
such problems as unrelated (pedestrian and auto) traffic, noise, parking, and other
nonresidential activities and disruptions.

South of Divisadero Street

The area south of Divisadero Street contains no identifiable single-family residential area
although numerous clusters and individual residences still remain. The predominate (land
use) environment is commercial and servicerelated uses. The transportation, circulation, and
parking needs of this area are directly related to accessibility, convenience, and efficiency
of its land uses. These are the controlling characteristics that influence the composition and
identity of the area, including the availability of specific transportation modes, circulation
routes, and parking facilities. If the system is not "user friendly" for pedestrians and
automobiles, then it is an area to avoid.

Plan Approach

The plan recognizes the different transportation, circulation, and parking needs of the areas
north and south of Divisadero Street, particularly those of the residential areas. The plan is
also supportive of the concepts and recommendations of the Central Area Community Plan
pertaining to transportation, circulation, and parking in the Fulton/Lowell Area. Specifically,
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the plan supports the recommended change to the 1984 Circulation Element of the General
Plan that retains the Collector Classification (instead of proposed Arterial) for Blackstone,
Abby, and Belmont in the Fulton/Lowell Specific Plan Area (see Exhibit No. 11). The
collector classification will assist in the management of unrelated through traffic and protect
the residential environment in the Fulton/Lowell Area. Further, in response to the Ratkovich
Strategy, some of the one-way streets are being converted back to two-way streets. These
include Van Ness between Divisadero and Freeway 41 and Broadway between Tuolumne and
Freeway 41. .

Other transportation, circulation, and parking recommendations include:

North of Divisadero Street

Transportation
• Coordinate with FAX to improve bus service on high demand routes.
• Provide better sidewalks routes for pedestrian travel.
• Install bike travel lanes to encourage non-auto travel.

Circulation
• Improve the conditions of local streets when possible.
• Stop "through" traffic on residential (local) streets.
• Slow traffic in residential areas with the use of signs and speed bumps.
• Install better signs to identify residential streets and parking.
• Improve frontage landscaping on adjacent major streets.

Parking
• Control nonresidential and prolonged nonresident parking.
• Provide more off street parking spaces when possible.
• Install more visible parking signs.
• Monitor controlled parking zones.

South of Divisadero Street

Transportation .
• Encourage more alternative modes of transportation (1-4 persons).
• Consider mass-transportation alternatives (more than 4 people).
• Consider a Shuttle Bus System in the Fulton/Lowell Area.
• Improve the visibility of existing bike lanes.

Circulation
• Encourage street classifications that are effective and beneficial.
• Improve frontage and landscaping of major inter-City routes.
• Landscaping of all major entryway to the Fulton/Lowell Area.
• Improve directional signage, particularly in the commercial areas.
• Increase the amount of directional signage.

Parking
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• Provide more on street parking spaces when possible.
• Increase public parking lots when feasible.
• Improve parking signage.
• Improve parking meter monitor program.
• Improve security in public parking facilities.

Further, a major emphasis of the plan is the development of a public transportation system
that is "user friendly" and comprehensive for all areas. In the pursuit of this goal, the plan
acknowledged the concerns and issues identified for the areas north and south of Divisadero
Street and has incorporated them into the Goals, Policies, and Implementation Actions as
appropriate. The plan emphasize the protection and improvement of residential streets, the
limitation of Arterial (4-6 lanes divided) Street, development of "people friendly" parking
facilities, and development of pedestrian environments along major circulation routes in the
Fulton/Lowell Area.

Goals, Policies, and Implementation Actions

Goal

7. Provide a comprehensive transportation, circulation, and parking system that
improves the "quality of life" in the Fulton/Lowell Area.

Policy

7-1. Encourage more effective and "user friendly" modes of transportation.

Implementation Actions

7-1-1. Reevaluate existing modes of public transportation to maximize efficiency and
explore alternatives to accommodate future demands.

7-1-2. Continuous review and monitoring of traffic levels of major transportation routes,
particularly at peak demand times, to ensure effectiveness and consistent ridership.

7-1-3. Design transportation modes to be more sensitive to user needs and compatible
with existing pedestrian environments, especially pedestrian features along major
and local streets.

Policy

7-2. Provide improvements to and proper maintenance of major City circulation routes
that serve both local and through traffic.

Implementation Actions

7-2-1. Develop an on-going maintenance/improvement program for major circulation
routes and intersections.
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7-2-2. Establish a yearly evaluation program that identifies the problems and effectiveness
of the major circulation routes.

7-2-3. Promote a circulation program which emphasizes the protection of residential
streets from unnecessary "through" traffic.

Policy

7-3. Provide safe, convenient and ample parking facilities to accommodate both existing
and future demands.

Implementation Actions

7-3-1. Develop a parking facilities plan (including parking enforcement, parking districts
and funding options) to identify and facilitate future parking needs, particularly
south of Divisadero Street.

7-3-2. Plans for parking facilities will be reviewed by the Implementation/Project Review
Committee.

7-3-3. Promote development of safe "people friendly" parking facilities with amenities
such as additional lights, easy access, and visible security features.

7-3-4. Explore alternatives to parking meters.

Policy

7-4. Emphasize the need for pedestrian environments and improved visual aesthetics for
all streets, especially major circulation routes and entryways.

Implementation Actions

7-4-1. Encourage development of pedestrian environments along major and local streets
(canopy street trees, benches, etc.).

7-4-2. Encourage and promote street trees and median island landscaping.

7~4-3. Develop an improvement/maintenance program to enhance thevisual aesthetics for
streets and entryways,
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5.0 INFRASTRUCTURE AND PUBLIC SERVICES

Background

Infrastructure in the Fulton/Lowell Area are systems that provide water, sewage disposal,
energy. communication, stann drainage and flood control, as well as support systems that
provide streets, alleys, and sidewalks. Public services identified in this chapter include
Police, Fire, and School Facilities.

In the Fulton/Lowell Area, the quality of life and the ability to grow are directly dependent
on a healthy infrastructure and the ability of public services to support these items. Existing
policies of the City has provided for the replacement of infrastructure through the formation
of assessment and underground utility districts. However, limited federal funding sources
and decreasing budgets has forced the City to constantly search for alternatives methods and
funding sources for infrastructure replacement. The City, in conjunction with other public
agencies, employs a policy that coordinates the replacement of infrastructure with the
installation of major projects whenever possible.

Following is an overview of each of the infrastructure systems and public services that has
a significant influence on the growth and quality of life in the Fulton/Lowell Area.

Water Facilities

Review of the existing water delivery system in the Fulton/Lowell Area indicates that most
of the mains are 6 and 8 inches in diameter and are located within alley easements
throughout the area. Larger 10 and 12 inch mains are in the alleys between Van Ness and
"H" and within certain street rights-of-way (see Exhibit No. 12).

The majority of the water mains were installed after 1950. These mains are cast iron and
remain in good condition. At present, the older water mains provide adequate service.
Replacement and/or adding capacity will depend on the needs offuture development within
the Fulton/Lowell Area. The area also contains several older lines that were constructed
from steel or galvanized material.

Sewer Facilities

The sanitary sewer lines in the Fulton/Lowell Area were installed before the 1900s. Many
of these facilities have since been modernized, some lines as recently as 1971. Nevertheless,
the majority of the sewer lines have not been upgraded since the I920s. Some lines that
were installed in the 1880s are still in use (see Exhibit No. 13).
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All sewer lines are located within alley easements and the majority of the sewer lines are 6
and 8 inches. Ten inch lines serve the heavier commercial developments between Broadway
and "H," southeast of Amador, and the federal and state offices, northeast of the FresnoJ"Q"
intersection. Larger collector lines ranging from 12 to 24 inches are located within portions
of the street rights-of-way.

Streets, Curbs, Gutters, Sidewalks, and Alleys

An analysis of the street and alley network with the Fulton-Lowell Study Area was
conducted by the Public Works Department in May of 1993. The analysis identified the
percentage of work that needs to be completed for those segments of streets, curbs, gutters,
sidewalks, and alleys within the Fulton/Lowell Area. Tlte following is an overview of the
analysis.

Streets: The analysis indicates that all streets within the Fulton/Lowell Area need to be
completely resurfaced with the exception being Divisadero (only 50 percent) and Stanislaus
(zero percent).

Curbs: The area south of Divisadero, EI Dorado, and "H" need a majority (50 percent or
greater) of work to be completed; Broadway and "L" need a moderate amount (20 to 50
percent); whereas the remaining streets need less than 15 percent of work. North of
Divisadero: Park, College, Franklin, Nevada, Echo, Van Ness, and Fulton need in excess
of 50 percent of work to be completed.

Gutters: EI Dorado, "H," Grant, Calaveras, Voorman, McKenzie, Park, College, Franklin,
Nevada, Echo, Van Ness, and Fulton need 50 percent or more of work to be completed.

Sidewalks: Fulton, "H," Divisadero, Voorman, Nevada, Echo, Van Ness, and Fulton all have
in excess of 50 percent work to be completed.

Alleys: The analysis also revealed that a majority of the alleys in the Fulton/Lowell Area
need 50 percent or more of work to be completed, most of which is located north of
Divisadero Street. By contrast, only one-half of the alleys south of Divisadero are in need
of 50 percent repair or greater. Current city policy is to eliminate alley easements and
relocating public utilities to street rights-of-way.

Flood Prone Areas and Storm Drainage Facilities

Flood Prone Areas: In the Fulton/Lowell Area, only the northwesterly portion, generally in
the vicinity of Divisadero, "H" Street, Freeway 180; and the southeasterly portion, near the
Fresno Street underpass, are located in a 100 year flood zone (see Exhibit No. 14). These
flood prone areas were based on a pattern of flooding from severe storm activity that
occurred in 1969.

A better indication ofareas that are subject to flooding are the sites that have been identified
by the Public Works Department (Exhibit No. 14) as being prone to flooding on a regular
basis. Excessive ponding at these sites is sufficient to cause damage to street surfaces and
may affect traffic safety.
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Prone intersections include "H"/Calaveras, Fulton/Stanislaus, "M"/Merced, "P"lTulare, and
the Fresno Street underpass. Areas north of Divisadero Street, particularly Roosevelt,
Yosemite, Blackstone and Abby at Freeway 180; Belmont at Fulton, Van Ness, College, San
Pablo, and Glenn; and Fulton at Nevada has also experienced flooding problems due to the
construction of Freeway 180.

Storm Drainage Facilities: The Fulton/Lowell Area is served by a system of storm drain
facilities provided by the Fresno Metropolitan Flood Control District (see Exhibit No. 15).
The majority of the system in the Fulton/Lowell has been completed and is in service.
Future storm drain facilities include a line on Belmont, from Blackstone to the west;
Divisadero, from Fulton to the west; "H" between Calaveras and Merced; "M" between
Merced and Stanislaus; and Merced from "M" to the northeast.

It is anticipated that storm runoff in the area will increase as vacant and residential properties
having relatively large permeable areas are replaced or converted to impermeable
office/commercial structures and paved parking areas. Changing land uses within the
Fulton/Lowell Area will increase the load on the existing storm drainage system.

Street Lights and Landscaping

Street lighting and landscaping is monitored by the City and is required of all new
developments in conjunction with the appropriate public agency and city department. Street
lights are provided through lighting districts in conjunction with PG&E and Caltrans is
responsible for lighting on state routes and freeways. Street light standards, including type,
shape. and color are also maintained and administered by these agencies.

Street landscaping is the responsibility of the City of Fresno and is implemented through the
Parks, Recreation, and Community Services Department. Street trees are planted in
conjunction with an approved street tree species list and arranged by species or street theme.
Landscaping of "Center Islands" or "Center Strips" has been accomplished by the City in
conjunction with private groups such as Tree Fresno.

Gas and Electric Facilities

Gas and electricity service in the Fulton/Lowell Area is provided by Pacific Gas and Electric
(PG&E) Company. They are as follows:

Gas Facilities: Both high and low pressure gas line systems exist within the Fulton/Lowell
Area. High pressure lines serve the SiIvercrest apartments, Hope Manor (a convalescent
hospital), the City's governmental center, and the industrial and commercial uses on
Broadway and "H" Streets. The remaining lines are part of PG&E's low pressure system
(see Exhibit No. 16).

A substantial difference exists between the ages of the gas lines in the present system. Gas
mains were installed between 1920 and 1930, with the oldest lines installed prior to 1920.
The most recent installation of mains occurred during 1979. However, gas facilities in the
Fulton/Lowell Area are adequate to serve existing and future customers. PG&E and the
California Public Utility Commission in 1985 in an effort to increase system capacity and
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reliability, approved a 15-20 year program to upgrade selected gas pipelines within PG&E's
service territory. Specifically, the Fresno Division of PG&E has expended the majority of
this annual budget to upgrade the low pressure gas lines in the Central Area which contains
the Fulton/Lowell Area.

Electrical Facilities: Electrical service is provided through a network of overhead and
underground utility lines primarily within alley easements (see Exhibit No. 17). The majority
of the electric distribution main facilities in the study area are approximately 10-30 years old
and the area is served from three substations using four circuits that are capable of
accommodating demand load increases of approximately 2.0 megawatts without any
reconstruction work.

Major overhead utility lines are located in the residential area north of Divisadero Street and
along sections of "H," El Dorado, Sacramento, Calaveras, Tuolumne and "Nil Streets. In
many instances, PG&E lines share the same pole with other overhead lines.

There are underground utility districts located in the Fulton/Lowell Area (Exhibit No. 18).
District No. 46 is located between Divisadero and Voorrnan from Poplar to Roosevelt and
the others, District Nos. 25, 28, 30, 44, and 48, are located southeast of Calaveras generally
bounded by "H," Fresno, Van Ness, Tulare, "P," Divisadero, and Calaveras. However, these
facilities are part of a larger underground system that includes the West Fresno I and II areas,
the government core area, and the Central Business District.

It has been identified in previous studies that overhead utility lines, i.e., electrical, telephone,
and television cable, are a source of visual blight in the Fulton/Lowell Area. To improve
service and the aesthetic quality of the environment, PG&E, in conjunction with the City of
Fresno, has responded with a systematic program of establishing Underground Utility
Districts to convert overhead facilities to an underground system.

Telephone Facilities

Telephone service is provided by Pacific Bell through an extensive system of overhead and
underground telephone lines and cables located within primarily alley easements (see Exhibit
No. 19).

The majority of the existing underground cables serve the governmental core area and
properties along sections of Amador, Calaveras, Stanislaus, Fresno, Tulare, Van Ness, "L,"
and "N" Streets. The undergrounding of telephone facilities occurs as part of the activity
designated for the utility districts in place in the Central Area of the City.

Currently. the existing underground conduit routes (cables) are operating at capacity and do
not require any reinforcement. However, new developments could possibly require
reinforcement or replacement of new conduit.

Elementary School

The majority of the Fulton/Lowell Area is located in the Lowell Elementary School
attendance area generally bounded by Belmont, Blackstone, Divisadero, Tuolumne, "Q,"
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Merced, Santa Fe, Fresno, "H," Divisadero, and Van Ness (see Exhibit No. 20). It is also
within the Tehipite Middle School and Fresno High School attendance areas. Lowell
Elementary School is located north of Divisadero Street in the predominately residential
section of the Fulton/Lowell Area. Adjacent elementary schools include Muir Elementary
to the northwest, Jefferson Elementary to the east, and Anthony Elementary to the north.

Lowell Elementary is a year-round school with approximately 871 students in its attendance
boundary; Lowell's capacity is 850 students. Presently, 787 students attend Lowell
Elementary; an additional 84 students are bused to Thomas Elementary School (Shaw/Cedar).
Ethnicity of Lowell's students is 51 percent Hispanic, 37 percent Asian, 6 percent African
American, 5 percent White, and I percent Filipino.

Lowell ranked sixth among Fresno Unified School District Schools in the October 1992
Ranking of Schools by Aid For Dependent Children (AFDC) Percent, representing 77.4
percent of enrollment in October 1992. In the 1993 Ranking of Schools' Limited English
Proficient (LEP) Students, Lowell School was ranked sixth, representing 64.3 percent of
student enrollment. There is a Boys and Girls Club of America recreational and tutorial
program everyday at Lowell Elementary School until 7 p.m.

Police (Crime Incident) Statistics

Crime statistics for the FultonlLowell Area was derived from five Police Reporting Zones
(2554,2555,2655,2656, and 2756) which represented all or part of the Fulton/Lowell Area
(see Exhibit No. 21). Zones 2554 and 2555 forms the Lowell portion of the Fulton/Lowell
Area north of Divisadero Street and contains the majority of the residential uses.

The remaining three zones (2655, 2656, 2756) are in the Fulton portion located south of
Divisadero Street and contains predominately non-residential uses.

Although the Fulton/Lowell Area is not contained within all of the five Police Reporting
Zones, it is necessary to consider the crime statistics of all five zones to ensure a
comprehensive understanding of the area'8 crime trends and patterns and their
interrelationships. The following is a summary of the crime statistics of the five reporting
zones during the period from 1988 to 1992.

• Zone 2555 represents the highest demand for service calls within the five-year reporting
period. Zone 2655 represents the lowest demand for service calls in a five-year
average. 1988 (18,800) and 1990 (16,807) were the highest and lowest service calls
years, respectively, for the reporting zones.

• Average service calls, within the reporting zones, for the five-year period was 17,787
calls. The residential area (Zones 2554 and 2555) north of Divisadero Street represents
an average of 49 percent of the service calls in the five-year period. In 1992 the
citywide call rate averaged .93 calls per person. However, the call rate in each of the
Fulton/Lowell Area zones was much higher with an average of 2.02 calls per person
or 117 percent higher than the citywide call rate averaged of .93 calls per person.
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Fire (Experience) Statistics

Although there are no fire stations located within the Fulton-Lowell Area, there are three
stations capable of responding to calls in the Area (see Exhibit No. 22). The nearest facility
is Station No.3, located at Fresno and "E" Streets, less than a mile from the study area.
Station No. 4 is located at First Street and Illinois Avenue and is slightly over one mile
away. These two stations are the primary respondents to a call for service. Station No.7
is located beyond the Fulton/Lowell Area normal response range but still would be able to
respond as back-up to a call for service.

Review of the numbers of calls for service in the Fulton/Lowell Area from 1988 to 1992,
indicates that there is an increase since 1990 (1274) to 1991 (1428) and 1992 (1405) (see
Exhibit No. 23). This same pattern was also evident on a citywide basis during the identical
period of time. However, it should be noted that although the City had increased it's service
area, the Fulton/Lowell Area remained the same during this time with respect to size.

During this five-year period, the number of calls for service has been higher in the residential
area, north of Divisadero Street, averaging 53 percent. Of particular note, is the percentage
of calls for service that are classified as "fire or explosion." The residential area, during this
period, has experienced a higher incidence of these calls, ranging from 61 to 72 percent.
This can be attributed to the higher population in the area, the high number of substandard
buildings, and children playing with matches.

Plan Approach

The plan recommends that the public services and infrastructure systems proceed with their
continual maintenance, implementation of scheduled and planned improvements, and the
immediate resolution of service demands and problems. As identified, the infrastructure
systems in the Fulton/Lowell Area, as well as the Central Area, are ofa vintage age and they
are operating at or near capacity. These factors are not viewed as negative but rather as a
positive indication of the continual service demands thatare born from consistent. stable land
uses that have the potential of growth. This is the concept employed in the Goals, Policies,
and Implementation Actions for this Chapter; it recognizes that the existing infrastructure
system and public services are functional but require continual maintenance, upgrading, and
improvements to satisfy the current demands and future needs of the Fulton/Lowell Area.

Major growth in the Fulton/Lowell Area will require specific improvement of the
infrastructure systems and public services. However, these are normally addressed in the
individual projects and developments as they are proposed. The continuation of the
following programs will ensure the survival of the Fulton/Lowell Area and allow a continual
up-date of its infrastructure systems and public services.

• The establishment of underground utility districts for undergrounding of utility lines.
• The coordination of infrastructure replacement with major project constructions to

maximize construction and budget opportunities.
• Better communication between public agencies to improve coordination of joint

infrastructure improvements and projects.

Fulton Lowell Specific Plait Page 4:!
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FIRE SERVICE CALLS IN THE
FULTON/LOWELL AREA

CALLS FOR SERVICE BY AREA

YEAR FULTON PERCENT LOWELL PERCENT TOTAl

1988 640 45.7 761 54.3 1401

1989 607 45.7 721 54.3 1328

1990 660 51.8 614 48.2 1274

1991 650 45.5 778 54.5 1428

1992 631 44.9 774 55.1 1405

CALLS FOR SERVICE BY TYPE
FIRE OR EXPLOSION

YEAR FULTON PERCENT LOWELL PERCENT TOT'"

1988 40 30.3 92 69.7 132

1989 48 36.1 85 63.9 133

1990 53 39.0 83 61.0 136

1991 53 28.3 134 71.7 187

1992 51 38.9 80 61.1 131

-42b- EXHIBIT NO. 23



• The Problem Oriented Policing (POP) Program for problem areas of residential
neighborhoods.

• The support of Neighborhood Watch Program for specific neighborhood protection.

Goals, Policies, and Implementation Actions

Goal

8. Provide a comprehensive infrastructure and public service system that can
accommodate existing development, improve the environment and support future
growth in the Fulton/Lowell Area.

Policy

8-1. The City of Fresno shall assume the lead role together with other public agencies
responsible for infrastructure to complete, improve and maintain the infrastructure
system.

Implementation Actions

8-1-1. Promote inter-agency (Pacific Bell, PG&E, FMFCD, etc.) communication and
coordination of all infrastructure maintenance and construction to minimize the
impact on existing streets and easements and the adjacent environment.

8-1-2. Explore all possible funding sources, including assessment or improvement
districts, to improve and increase the maintenance of streets, alleys, sidewalks,
sewer, flood control facilities, water service and street landscaping.

8-1-3. Develop an on-going maintenance and improvement program which prioritizes
improvements for the areas.

8-1-4. Develop an effective alley clean up and maintenance program to ensure the safety
and usability of alleys.

8-1-5. Require street and median island landscaping to ensure protection of residential
properties from nonresidential uses and major streets.

8-1-6. Require the undergrounding of all utilities to improve the aesthetic quality of the
visual environment.

Policy

8-2. Improve police protection, fire protection, and school facilities.
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Implementation Actions

8-2- I. Develop and maintain a strong partnership with the Police Department to
encourage citizen awareness, proactive involvement, and implementation ofspecial
police programs such as "POP" (Problem Oriented Policing).

8-2-2. Increase the physical presence of Police by encouraging the location of satellite
police stations in residential areas and any other high crime areas.

8-2-3. Advocate compliance with fire safety regulations and encourage regular fire
inspections with fire safety orientations, particularly in the residential areas.

8-2-4. Promote a yearly review ofthe service capabilities ofthe Fire Department and their
range of service and response time.

8-2-5. Coordinate City sponsored programs with after-school recreation activities offered
by the Fresno Unified School District.

8-2-6. Support the programs amenities and development plans of Lowell Elementary
School, particularly its "recreation open space" qualities.
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6.0 HISTORIC PRESERVAnON

Background

Historic preservation in the City of Fresno was established in September of 1977 with the
Council's appointment of the Historic Preservation Commission after the adoption of the
Historic Preservation Element of the Fresno-Clovis Metropolitan Area General Plan in March
of 1977. In 1979 the Preservation of Historic Structures Ordinance was adopted as the main
implementation device for preservation policy locally. A survey in 1981 of over 2,000
structures resulted in the placement of 161 structures on the Local Official Register of
Historic Resources, of which 112 of these structures were located in the Central Area
(containing the Fulton/Lowell Area), including 17 that are also listed on the National Register
of Historic Places.

Specifically, the Fulton/Lowell Area contains 57 historic structures, including six additions
(Local Register), since 1989 and six listed on the National Register. To date, two of the 57
historic structures has been demolished in the Fulton/Lowell Area. These were the Hangar
Home at 1820 San Joaquin Street and the Hoover Residence at 1552 "L" Street. The six
historic structures listed on the National Register include the Einstein Home, YWCA
Residence Hall, Romain Home, Fresno Bee Building, Wamors Theater; and the Water Tower
(Exhibit No. 24 and 24a--listing of all structures).

A Supplementary Historic Building Survey, Historic Resources Survey (Ratkovich Plan), was
completed in September of 1994 by architectural historian John Edward Powell. The Survey
reconsidered structures that were overlooked in the previous surveys and identified many of
them as potential structures for both the Local Register and the National Register. In
addition to the structures, the Survey also identified potential Historic District locations that
were possible candidates for formation. In the Fulton/Lowell Area, the Survey identified 13
potential additions for the Local Register, seven potential additions for the National Register,
and two possible Historic Districts locations--one north and one south of Divisadero Street
(see Appendix 3).

Plan Approach

The Plan supports and recommends an increased emphasis on historic preservation in the
Fulton/Lowell Area. High priority should be given to .the rehabilitation and restoration of
historic structures. neighborhoods. and districts, including incentives whenever possible,
Historic preservation programs should also be identified and incorporated to assist the
rehabilitation and restoration efforts to ensure that all improvements are authentic
architecturally and meet current building code standards, including the provisions of the State
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FULTONILOWELL STUDY AREA HISTORlCAL STRUCTURES

FL-l (HP-13) Bethel Lutheran Church
183 North Broadway Street

FL-2 (HP-135) The Cobb Home
271 North Yosemite Avenue

FL-3 (HP-138) The Wishon Home
340 North Fulton Avenue

FL-4 (HP-205)** The Porter-Barnard Home
320 North Fulton Avenue

FL-5 (HP-142) The Mcindoo Home
310 North Fulton Avenue

FL-6 (HP-139) The Farr Home
245 North Fulton Avenue

FL-7 (HP-140) The Alexander Home
235 North Fulton Avenue

FL-8 (HP-204)** The Ira Brooks Home
226 North Fulton Avenue

FL-9 (HP-194)** The Thomas Cowan Home
153 North Yosemite Avenue

FL-IO (HP-143) The McAlpine Home
171 North Van Ness Avenue

FL-ll (HP-192)** The Barkalew Home
153 North Van Ness Avenue

FL-12 (HP-202)** The Moore-Koop Home
258 North College Avenue

FL-13 (HP-33) The Cowdrey Home
330 North Park Avenue

FL-14 (HP-l78) The Ohannesian Residence
1225 Divisadero Street

EXHIBIT NO. 24a
45b



FL-15 (HP-15)

FL-16 (HP-14)

FL-17 (HP-34)

FL-18 (HP-35)

FL-19 (HP-36)

FL-20 (HP-37)

FL-2l (HP-38)

FL-22 (HP-I44)

FL-23 (HP-153)

FL-24 (HP-112)

FL-25 (HP-117)

FL-26 (HP-113)

FL-27 (HP-118)

FL-28 (HP-1l4)

FL-29 (HP-ll5)

45c

The Woolfolk Residence
267 North San Pablo Avenue

The Spencer Home
395 North San Pablo Avenue

The Cardwell Home
357 North Glenn Avenue

The Thompson Home
274 North Glenn Avenue

The Hines Home
333 North Blackstone Avenue

The Griffen Home
319 North Blackstone Avenue

The Brix Home
313 North Blackstone Avenue

The Graff House (The White House)
916 Divisadero Street

King Solomon Lodge
II San Pablo Avenue

The Hehn Home (Alamo House)
1749 "L" Street

The Newman Residence
1743 ilL" Street

The Long (or Black) Home
1727 "L" Street

The Towne Apartment
1717 "L" Street

The Bean Home
1705 ilL" Street

The Kutner Home
1651 "L" Street



FL-30 (HP-116)

FL-3l (HP-8)*

FL-32 (HP-9)*

FL-33 (HP-154)

FL-34 (HP-155)

FL-35 (HP-149)

FL-36 (HP-150)

FL-3? (HP-14?)*

FL-38 (HP-146)

FL-39 (HP-61)

FL-40 (HP-141)***

FL-4l (HP-14l)**

FL-42 (HP-I64)

FL-43 (HP-1l9)*

FL-44 (HP-165)

45d

The Thomas Home
1641 "L" Street

The Einstein Home
(Y.W.C.A. Activity Building)
1600 "M" Street

Y.W.C.A. Residence Hall
1660 "M" Street

First Church of Christ, Scientist
1615 "N" Street

Temple Beth Israel
2336 Calaveras Street

The Gundlefinger Home
2201 Calaveras Street

The Swift Home
1605 "L II Street

The Romain Home
2055 San Joaquin Street

Sadler Office Supply
1717 Van Ness Avenue

The Rainbow Ballroom
1725 Broadway Street

The Hangar Home
1820 San Joaquin Street

The Levinson Home
1636 Broadway Street

Theatre 3
1544 Fulton Street

Fresno Bee Building
Calaveras and Van Ness Streets

Wilson Theatre Building
1445-1463 Fulton Street



FL-45 (HP-120)

FL-46 (HP-7)*

FL-47 (HP-152)

FL-48 (HP-16)

FL-49 (HP-151)***

FL-50 (HP-20)

FL-5l (HP-2l)

FL-52 (HP-52)*

FL-53 (HP-49)

FL-54 (HP-I)*

FL-55 (HP-53)

FL-56 (HP-50)

FL-57 (HP-17)

* Listed on National Register
** Additions to Local Register since 1989
*** Units demolished

45e

Pacific Gas & Electric Building
1401 Fulton Street

Warnors Theatre
1400-1430 Fulton Street

The Nestel Home
1527 "L" Street

Scottish Rite Temple
1455 "L" Street

The Hoover Residence
1552 "L" Street

The McVey Homes (I of 2)
1322-1326 "N" Street

The McVey Homes (2 of 2)
1322-1326 "N" Street

Fresno Memorial Auditorium
1230 "N" Street

Fresno City Hall
2326 Fresno Street

Water Tower
2444 Fresno Street

Former Fresno Unified School Dist. Ofc.
2348 Mariposa Street

United States Post Office
230 Tulare Street

Hall of Records
2281 Tulare Street



of California's Historical Building Codes. Design alternatives should also be developed to
assist in the resolution of building code problems associated with the rehabilitation and
restoration of a structure. Other incentives can also be considered for associated historic
features such as site/property improvements, including 'landscaping, street lights, street and
pedestrian furniture, as well as historic markers or plaques to commemorate significant
historic sites and provide information to potential visitors. A facade easement program can
be utilized effectively on such streets as Fulton and Van Ness, north of Divisadero, to create
a unique physical as well as a visual environment.

Further, the plan also supports the recommendations of the Powell Surveys to pursue the
development of the North Park Historic District, north of Divisadero Street, and the L Street
Historic District to the South, in conjunction with the structure applications to the Local and
National Registers.

Goals, Policies, and Implementation Actions

Goal

9. Achieve historic preservation through the conservation and revitalization of
historically and architecturally significant structures, resources, and districts within
the Fulton/Lowell Area.

Policy

9-1. Develop a master plan for historic preservation.

Implementation Actions

9-1-1. Maintain a current list of structures, resources and districts to be considered for
historic designation.

9-1-2. Promote additional surveys, as needed, to maintain a current profile of an historic
resources inventory.

9-1-3. Develop priorities for historic preservation issues in coordination with the Historic
Preservation Commission to ensure appropriate identification and implementation.

Policy

9-2. Preserve and maintain historically and architecturally significant structures,
resources, and districts.

Implementation Actions

9-2-1. Establish development guidelines that will encourage retention and restoration of
existing historic structures and ensure their architectural integrity.
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9-2-2. Provide in-fill sites for compatible new or move-on historic structures.

9-2-3. Provide public programs and incentives for historic restoration or rehabilitation,
especially high profile structures such as the Water Tower.

9-2-4. Encourage the incorporation, as well as the integration, of historic structures with
new developments.

9-2-5. Promote the use of federal and/or state historic preservation programs such as the
"Historic Facade Easements" program.

Policy

9-3. Form historic districts to preserve and enhance contributing historic features.

Implementation Actions

9-3-1. Form historic districts including those identified in the "Supplementary Historic
Building Survey" by John Edward Powell for the City of Fresno.

9-3-2. Identify and inventory all contributing historic resources for preservation and
incorporation into new developments.
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7.0 CULTURAL ARTS AND ENTERTAINMENT

Background

The Fulton/Lowell Area, as part of the Central Area, is located at the heart of cultural arts
and entertainment activities which is the lifeblood of the City of Fresno. Since the inception
of the Cheney Plan in 1918, the Central Area has always retained the distinction of
containing Fresno's primary cultural growth and activities. Today, the Central Area still
contains the majority of the primary cultural arts and public entertainment facilities serving
the Fresno-Clovis Metropolitan Area.

Specific cultural arts and entertainment facilities located in the Fulton/Lowell Area include
the Veterans Memorial Auditorium (containing the Legion of Valor Museum, Fresno
Children's Playhouse, and the Fresno Art Council), Eaton Plaza and Fresno Water Tower,
Fresno County Main Library, Fresno County Courthouse Park, Warnors Theater, Wilson
Theater, Theatre 3. Fresno Metropolitan Museum, Rainbow Ballroom. African American
Museum/Cultural Center, Arte Americas Museum/Cultural Center, Valley Public Television
(KVPT Channel 18), and the YMCA Recreation and Mixed Use Facilities (Exhibit No. 25).

A specific concern is the lack of coordination of cultural arts and entertairunent activities in
the overall community through a single entity (art council, commission, task force, etc.) to
support, organize, coordinate, and promote cultural arts and entertainment, especially on a
regional basis, in the Central Area and the Fulton/Lowell Area south of Divisadero Street.
There is interest and a strong potential for continued growth and the establishment of a
cultural and entertainment area emphasizing regional service. However, without an
appropriate organizational structure, the full potential of such cultural and entertainment
activities may not be realized.

The positive blight clean-up and business promotion efforts of neighborhood "grass roots"
organizations such as the Cultural Arts District Association, consisting of representatives
from businesses located on the Van NesslFulton corridors (from Divisadero to Tuolumne)
should be recognized by the FultonlLowell Specific Plan Implementation/Project Review
Committee and their concerns included in the planning and development of the Fulton/Lowell
Plan Area.

Plan Approach

The Plan supports the development of a comprehensive environment for cultural arts and
entertainment opportunities in the Fulton/Lowell Area. It specifically encourages the
preservation and restoration of existing public cultural arts and entertainment facilities,
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especially those with a citywide (regional) identity. The Plan also supports the concept of
a single entity to oversee the cultural arts and entertainment activities to ensure a coordinated
comprehensive environment, particularly in the development the Fulton Street Corridor
known as the "Bright Lights" Entertainment District in the Central Area Community Plan.
The development of a regional "Cultural Arts/Entertainment Strategy" would further enhance
the focns for regional serving uses and assist in the establishment of guidelines for the
restoration, promotion, coordination, and administration ofall cultural arts and entertainment
activities, as well as the facilities, for the Fulton/Lowell and the Central Areas.

Further, the Plan is very supportive of private sector cultural arts and entertainment programs,
especially the expansion of existing programs and facilities. The proposed expansion plans
of the Fresno Metropolitan Museum, Arte Americas Museum and Valley Public Television
(KVPT Channel 18) are examples of this private sector classification. Every effort should
be made to encourage and support the development of the proposed expansions. The City
should provide the assistance necessary to ensure their implementation.

Furthermore, the Plan also encourages the development of a Mixed Use Ordinance to allow
the formulation of an environment that affords the opportunity for artists, crafts people and
other people of similar occupations to combine their place of residence with their place of
work in the Commercial/Mixed Use Areas.

Goals, Policies, and Implementation Actions

10. Foster a comprehensive environment for cultural arts education and entertainment
opportunities in the FnltonILowell Area.

Policy

10-1. Promote and support the continual improvement of public and private cultural and
entertainment facilities, activities, and programs on a local as well as a regional
basis, with priority given to locations south of Divisadero.

Implementation Actions

10-1-1. Promote the preservation, restoration, and enhancement of public cultural art and
entertainment facilities such as the Memorial Auditorium, Eaton Plaza, Fresno
Water Tower, Courthouse Park, State Building mural and sculptures and the
County Main Library.

10-1-2. Support the improvement and private expansion of cultural art and entertainment
facilities, particularly the proposed expansion plans for the Fresno Metropolitan
Museum, Arte Americas Mnseum, and Valley Public Television (KVPT Channel
18).

10-1-3. Encourage the maintenance and expansion of the Fulton Street entertainment
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corridor which houses the Wamors Theater, Wilson Theater, and Theatre 3.

10-1-4. Provide incentives that support and encourage cultural art activities and programs
at both the public and private levels.

10-1-5. Encourage mutual cooperation and the establishment of partnerships between public
and private organizations for support and the pooling of their resources to advance
programs in the cultural arts.

10-1-6. Promote ethnic diversity through the observation of cultural events, festivals, and
holidays.

Policy

10-2. Establish an environment that affords artists, crafts people and entertainers the
option to combine their place of residence with their place of work.

Implementation Actions

10-2-1. Establish specific areas where artisans can live and work (studio) in one structure
on the same lot.

10-2-2. Develop a Mixed Use Ordinance in conjunction with the amendment of building
and zoning codes, to allow artists, crafts people and entertainers to have studios
where they can live, as well as exhibit, sell or demonstrate their art.

Fulton Lowell Specific Plan



8.0 SPECIAL ISSUES

BLIGHT REMOVAL

Background

This chapter addresses blight removal in the FultonILowell Area. Blight in the Fulton/Lowell
Area is characterized by a wide spectrum of physical and visual conditions including older
residential, commercial, and light industrial areas with poor interface, conflicting land use
conditions and circulation patterns. The numerous new or rehabilitated structures in the
Fulton/Lowell Area are impacted by the blighted condition of older structures, aging
infrastructure, and under utilized properties. The overall image of the area, its services, and
facilities has suffered as a result of these blighting conditions.

The conditions of blight, due to land use, are different north and south of Divisadero Street.
On the north, the predominate land use is residential with strips of commercial and
commercial-related uses along its major corridors. Blight in this area can be associated with
the physical deterioration of residential and non-residential structures that are neglected,
vacant, or have been abandoned. A Building Quality Survey conducted in 1993, indicated
that approximately 79 percent of the residential and 68 percent of the non-residential
structures were in need of "major" rehabilitation. Unkept yards and storefronts, illegal
fences, and unscreened outdoor storage contribute to the visual blight in this area.

In the area south of Divisadero Street, blight is primarily associated with non-residential uses
such as neglected commercial (business) storefronts, poorly maintained business/office
buildings, boarded-up vacant buildings, abandoned buildings, vacant lots, and lack of street
maintenance and landscaping. There is a limited number ofresidential dwellings in this area.
Residential structures that are present are primarily older dwellings (in need of major
rehabilitation) that were bypassed by development during the growth of this particular
section of the Fulton/Lowell Area. However, approximately 68 percent ofthe non-residential
structures are in the major rehabilitation category and 1.4 percent require demolition.

Neighborhood revitalization has been associated with the Fresno Department of Housing and
Neighborhood Revitalization which is responsible for neighborhood revitalization programs
in the Fulton/Lowell Area. Prior to present revitalization efforts, the only organized
revitalization programs were neighborhood clean-up, fix-up, and paint programs which only
had a limited impact on blight and revitalization.
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Plan Approach

The Plan supports and encourages the development of assistance programs and proactive
code enforcement to implement blight removal and neighborhood revitalization programs in
the Fulton/Lowell Area. Image and media coverage are very important elements in the
development of the neighborhoods and should be addressed accordingly, particularly visual
aesthetics in relation to the beautification of all major entrances into the Fulton/Lowell Area.

The Plan also supports the implementation of neighborhood revitalization programs by the
Housing and Neighborhood Revitalization Department. These programs will have a
significant impact on the amount of blight removed and the size of the neighborhood
revitalized. It will further assist in the development of a potential maintenance ordinance,
architectural design guidelines, and a stronger public/private partnership for neighborhood
revitalization.

Furthermore, the Plan supports the consideration of the preparation of a redevelopment plan
for the Fulton/Lowell Area if future development and economic trends requires the use of
the redevelopment process to assist in the implementation of the proposals of the
Fulton/Lowell Specific Plan. However, the Fulton/Lowell Specific Plan Citizens Advisory
Committee has expressed concerns about the redevelopment process, particularly "eminent
domain" in association with individual property rights and the use of accumulated tax
increment funds outside of the project areas.

Goals, Policies, and Implementation Actions

11. Improve the image, perception and physical environment ofthe Fulton/Lowell Area
through blight removal and neighborhood revitalization.

Policy

II-I. Promote assistance programs that improve neighborhood image and encourage
positive media coverage.

Implementation Actions

II-I-I. Remove blight through pro-active code enforcement (building code, illegally
parked cars, illegal fences, etc.).

11-1-2. Beautify all major entrances (entrywayslgateways).

11-1-3. Establish a proactive neighborhood policing program to ensure code compliance
and support code enforcement.
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Policy

11-2. Encourage public/private partnerships for neighborhood .improvement and
revitalization.

Implementation Actions

11-2-1. Develop a maintenance ordinance in conjunction with programs that address
neighborhood revitalization, especially clean-up for houses, streets, vacant lots,
vacant buildings, and graffiti.

11-2-2. Develop architectural design guidelines to ensure the coordination of neighborhood
revitalization, particularly in conjunction with zoning and land use policies.

11-2-3. Consider creating a redevelopment project area for the Fulton/Lowell Area to
provide additional resources, tools, and authorities to assist in the resolution of
physical and economic blight conditions. Implementation of the redevelopment
process in the FultonILowell Area can only occur in compliance with the
following:

a. The recommendations of the Fulton/Lowell Specific Plan, including those
specifically related to preservation, shall be incorporated into the
redevelopment process and plan.

b. The "eminent domain" process shall be employed as follows:

• Within the Fulton portion of the Plan Area, "eminent domain" may be
used as a last resort after all willing buyer/willing seller options have
been exhausted.

• Within the Lowell portion of the Plan Area, the "eminent domain"
process can only be used with "willing buyer" and "willing seller"
situations.

• Any businesses or residences relocated by any such action shall be
treated fairly and shall be given every opportunity to stay in the Plan
Area.

c. Tax increment funds generated in the Fulton/Lowell Area cannot be used or
loaned outside of the Fulton/Lowell Area.

d. Members of the Fulton/Lowell Specific Plan Implementation/Project Review
Committee shall participate in the redevelopment process.
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BOARDING, ROOMING, AND LODGING HOUSES

Background

Boarding, rooming, and lodging houses havebeen a major concern the in Fulton/Lowell Area
and adjacent Tower Specific Plan Area. A City staff study of boarding houses in 1993
concluded that there is an over concentration of boarding houses in these areas. This foster
a concern from residents that such a high concentration of boarding houses in a small
geographic area may adversely impact the stability and welfare of adjacent residences and
neighborhoods.

Boarding, rooming, and lodging houses are City licensed businesses that provide shared
living space in a single dwelling with a common kitchen and bathrooms. This is not to be
confused with community care facilities (i.e., small family homes, group homes, adult
residential care homes, and residential care homes for the elderly) which are licensed and
governed by the State of California.

Other problems identified include:

• The operation of boarding houses as commercial businesses in residential zone districts.
• The number of boarding houses in a neighborhood and their close proximity to each other.
• The high number of police service calls and crime. incidents associated with boarding

houses.
• The lack of regulations for boarding houses and the ability to control overcrowding and

substandard conditions.

On December 14, 1993, the City Council initiated the process for adoption of a proposed
boarding house ordinance developed by staff based on the results of the boarding house
study. However, the ordinance was delayed in the public review process and the adoption
process was put on hold. The proposed' boarding house ordinance, to date, has not been
adopted.

Plan Approach

The Plan supports the control and regulation of Boarding houses in the Fulton/Lowell Area.
There is a need to recognize the commercial nature of boarding house operations and their
cumulative impacts on a neighborhood, especially a neighborhood with a high concentration
of boarding houses. It also concurs with the necessity to control the land use through a
Conditional Use Permit to regulate its actives, conditions of operation, and impact on the
neighborhood. Specifically, there should be a sunset clause for existing unregulated boarding
houses; a minimum distance between boarding houses; and an equitable redistribution of
boarding houses in other parts of the City.
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The Goals, Policies, and Implementation Actions of this chapter reflect these concerns and
parallel the concept and regulations of the proposed Boarding House Ordinance. The Plan
recognizes the necessity to protect both the right to operate a boarding house and the
environment of a neighborhood by regulation through an ordinance. It promotes tbe
development, adoption and implementation of an ordinance for all boarding houses in the
City.

Goals, Policies, and Implementation Action's

Goal

12. Regulate new and exisnng boarding, roommg, and lodging, houses m the
Fulton/Lowell Area.

Policy

12-1. Develop, adopt, and implement a policy and Zoning Ordinance amendment to
regulate boarding, rooming, and lodging houses.

Implementation Action

12-1-1. Identify problems associated with boarding, rooming, and lodging houses through
a combined public/private neighborhood study to identify a comprehensive
(regulatory) policy and necessary zoning ordinance amendments to ensure
conformity.

12-1-2. Develop, adopt, and implement a regulatory policy for boarding, rooming, and
lodging houses that addresses the following concerns:

1. Develop a definition that is consistent and identifiable for boarding, rooming,
and lodging houses.

2. Require a conditional use permit for all boarding, rooming, and lodging houses
in all zones of the City to control consistency of the use and protect not only
the residents of these facilities but adjacent property owners as well.

3. Establish a "sunset" clause that would permit only one amortization period of
one year for boarding, rooming, and lodging houses that are operating without
a conditional use permit after adoption of a regulatory policy.

4. Expand boarding, rooming, and lodging houses into other areas to prevent over
concentration in one area of the City and ensure an equitable redistribution of
this land use.

5. Set a minimum distance between boarding, rooming, and lodging houses to
ensure the distribution of these facilities in a neighborhood.
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SIGNAGE

Background

Signage in the Fulton/Lowell Area. is an issue of concern and controversy that is directly
related to an understanding of the purpose and function of signs. Signage can consist of a
multitude of signs including public, private, and even billboards. Unfortunately, it is the over
concentration of business signs on the commercial corridors, the lack ofor inadequate public
directional signs on major streets, and the over-powering billboards adjacent to residential
neighborhoods that provide the "ever-lasting" negative impressions of signage.

The location of the Fulton/Lowell Area within the Central Area further complicates the
signage issue by adding the sign problems of an urban environment that is the center of
government services and associated activities that are both public and private. The irregular
alignment of streets and the number of one-way streets in the circulation pattern of the
Central Area also contribute to the signage problems.

There is a need in the FultonILowell Area, as well as the Central Area, to control and resolve
the negative aspects of problem signage and promote a positive (visual) image of an
attractive and well organized urban environment. The City of Fresno is presently in the
process of conducting a city wide sign survey in support of a amendment to the Fresno Sign
Ordinance which is anticipated to be completed in 1996.

Plan Approach

The Plan promotes the development ofa visual blight free environment that employs the use
ofwell-designed and aesthetically-pleasing signs in advantageous locations to improve public
service, safety, and image in the Fulton/Lowell Area. It also supports the development and
adoption of a new sign ordinance for the City.

Specifically, guidelines should be developed to address the following signage issues:

• Regulate excessive use of private business signs on all major commercial corridors in the
Fulton/Lowell Area.

• Coordination of all signage in the Fulton/Lowell Area to develop identity and improve
Image.

• Ensure proper use, location, and adequate amount of public signage such as street and
directional signs.

• Regulation of specific sign design, lighting, and placement, particularly adjacent to
residential neighborhoods.

• Prohibit new billboards and development amortization period to encourage removal of
existing billboards.
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Goals, Policies, and Implementation Actions

14. Create a "visual blight free" environment that employs aesthetically-pleasing,
well-placed signage to enhance public safety and improve the overall image of the
Fulton/Lowell Area.

Policy

14-1. Require new sign permits to be reviewed by the Fulton/Lowell Specific Plan
Implementation/Project Review Conunittee, including street and directional signs.

Implementation Actions

14-1-1. Develop specific guidelines that regulate the type, material, color, shape, and
placement of all new signage in both residential and non-residential areas.

14-1-2. Prohibit the erection of new billboards and establish reasonable amortization
periods for their removal.

14-1-3. Support and encourage the accelerated development and adoption of the new sign
ordinance for the City of Fresno.
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9.0 IMPLEMENTATION

The preparation of the FultonILowell Specific Plan was a major task that represents a serious
commitment from both the public and private sectors to establish and maintain
comprehensive land use and revitalization goals, policies and implementation actions to
address and regulate the array of problems, issues, and specific needs confronting the
Fulton/Lowell Area. Adoption of the Specific Plan, including this implementation chapter
as a component of the Plan, provides a clear framework and requirements to guide
community related decisions which are supported by a legislative commitment from the City
to actively support the necessary steps to accomplish these tasks.

To ensure that the FultonILowell Specific Plan (after adoption) is effective. the following is
an overview of support actions necessary for its implementation in a comprehensive manner.

Citizen Participation, ImplementationlProject Review Committee, and
Plan Management

To ensure that the FultonILowell Specific Plan remains an active concern of the City of
Fresno and its implementation proceeds in a vigorous and timely manner, continuous citizen
participation, and a advisory role is necessary in the implementation process. The formation,
appointment, qualifications, and duties of a citizens advisory committee should be
accomplished as follows:

• Within 30 days after the adoption of the Fulton/Lowell Specific Plan, a committee shall
be formed and called the Fulton/Lowell Specific Plan Implementation/Project Review
Committee (the "Committee"). The Committee shall be appointed pursuant to the planning
guidelines of the Local Planning and Procedures Ordinance. Members, in good standing,
of the Fulton/Lowell Specific Plan Citizens Advisory Committee shall be given priority
in consideration for appointment to the proposed Implementation/Project Review
Committee.

• The Fulton/Lowell Specific Plan Implementation/Project Review Committee shall review
and monitor the implementation of the Fulton/Lowell Specific Plan. The Committee shall
make recommendations to city staff, the Planning Commission, City Council, and any
other appropriate commission or advisory body regarding the implementation of the
Fulton/Lowell Specific Plan. Specifically, the Committee shall do the following:
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I. On or before December I ofeach year, the Committee shall present to the City Council
a report which contains a performance evaluation of the Plan. If the Committee
concludes that amendments to the Plan are needed to better address community issues
and concerns stated in the Plan, the Committee should submit the proposed
amendments to the City Council so that they can be considered for initiation by the
City Council.

2. On or before April I of each year, the Committee shall make recommendations to the
City Council on the priority of the plan implementation measures that should be
pursued and considered as part of the City's budget process.

3. The Committee shall review and make recommendations on plan amendments,
development entitlements (including building, demolition, and sign permits), and site
plan review applications in the Fulton/Lowell Specific Plan Area.

Plan Conformance, Land Use, and Zoning

All development entitlement and special permits must be found to be in compliance with
applicable plans, policies and implementation actions of the Fulton/Lowell Specific Plan in
accordance with the Local Planning and Procedures Ordinance (Chapter 12, Article 6, of the
Fresno Municipal Code). Development entitlement and special permits for the development
of zoning inconsistent with the plan shall require approval by the Planning Commission or
City Council (when appealed) with public notice provided pursuant to Fresno Municipal
Code Section 12-401.

All land use and zoning designations in the Fulton/Lowell Specific Plan shall be consistent
with the following Plan Designation/Zone District Consistency Table.

Plan Designation

Residential
(Single-Family)
(Multiple-Family)

Commercial/Mixed Use Level I
Commercial/Mixed Use Level 2

Industrial

Government Facilities

Park/Open Space

Zone District

R-I, R-I-C/PD, R-I/PD
*R-2-A, *R-2, *R-P, *R-3-A, *R-3, *R-4

R-I, **R-2, R-P, C-P, ***C-I, ***C-5, 0
R-I, R-2, R-3, R-4, R-P, C-P, C-I, C-2, C-4, C-5,
C-6, C-R, C-M, M-I, CC, CCO, P, 0

C-M, M-I, M-2, P, 0

CC, CCO, P, 0, and others as permitted by Zoning
Ordinance

P,O

* Existing multiple-family units only (replacement only of existing units).
** New multiple family units (to fill percentage quota only at R-2 Zone density).

*** Listed uses only with an approved conditional use permit.
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Further, the plan identifies and recommends the need to develop and adopt a Mixed Use
Ordinance in order to permit the zone districts identified in the Commercial/Mixed Use
Level I and 2 Plan Designations recommended. Presently, multiple-family residential and
non-residential uses are permitted together only in the R-P and C-P Zone Districts with a
conditional use permit and in the C-4 Zone District by right.

Historic Resources and Programs

The Fulton/Lowell Specific Plan Citizens Advisory Committee expressed great concern about
the necessity to preserve the historic resources and any supporting programs in the
Fulton/Lowell Area. It is the recommendation of this plan, as identified in Chapter 6.0
Historic Preservation, that the historic structures and districts identified in
John Edward Powell's Historic Resources Survey be supported and targeted for
implementation. Specifically, the Implementation/Project Review Committee should initiate
a program to pursue the necessary requirements to place the historic structures on the
appropriate registers and form the two historic districts identified as North Park Historic
District and "L" Street District (see Appendix 3).

Internal Coordination of Departments and External Coordination of
Public Agencies

A point of concern emphasized by the Fulton/Lowell Specific Plan Citizens Advisory
Committee is the importance of internal coordination of departments and external
coordination of public agencies. There is a need to ensure that a communication system is
in place to coordinate the internal departments of the City with other public agencies in the
functions and tasks associated with plan management and implementation, especially multi­
agency improvements. The coordination of infrastructure improvements are a good example
of this concern. There is a tremendous opportunity for the City, as the lead agency, to
coordinate the improvement of many infrastructure systems (PG&E, Pacific Bell, etc.) in
conjunction with sewer or water line replacement projects. The success and speed of plan
implementation is directly dependent on this system of communication and coordination.

It is the recommendation of this plan that the Implementation/Project Review Committee
coordinate with the City to identify the specific communication network to establish such a
system for management of the Fulton/Lowell Specific Plan.
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10.0 APPENDICES

Appendix I: Social/Economic Data

Appendix 2: Land Use and Zoning Information

Appendix 3: Powell Supplementary Historic Building Survey Data

Appendix 4: Letters of Request and Development Department Recommendations

Appendix 5: Related Plan Amendments to the Central Area Community Plan and Tower
District Specific Plan

Appendix 6: Ordinance Adopting Draft Fulton/Lowell Specific Plan and Amending Tower
District Specific Plan and Resolution Amending the Central Area Community
Plan

Fuhan Lowetl Specific Plan Page 63



FIIIIOII Lowell Specific plan

APPPENDIX 1

SOCIALIECONOMIC DATA

Page M



AVERAGE NUMBER OF PERSONS PER HOUSEHOLD
FULTON/LOWELL AREA AND CITY OF FRESNO

APRIL 1, 1990

PERSONS PER OCCUPIED HOUSING UNIT CATEGOAY

CENSUS TRACTI

BLoCK GROUP SINGLE

FAMILY

MULTIPLE FAMILY

2T04 SORMORE

UNITS UNITS

MOBILE

HOMES OTHER

AVERAGE

PERSONS PER

OCCUPIED HOUSING

UNIT

TOTAL

CENSUSTRACT1

Block Group 1 1.00 3.00 1.74 0 0 1.76

Block Group 2 4.00 1.33 1.07 0 1.26 1.10

CENSUS TRACT 6

Block Group 1 4.33 a.ss 3.23 3.00 7.67 3.89

Block Group 2 0 2.00 4.00 0 0 3.00

Block Group 3 2.44 1.75 1.53 0 2.00 1.77

Block Group 4 3.62 3.51 1.84 0 1.00 2.40

Block Group 5 3.42 3.10 2.76 0 1.80 3.14

Block Group 6 4.36 4.41 3.82 2.00 5.16 4.18

TOTAL 3.90 3.87 2.31 2.75 2.20 3.08

CTIV OF FRESNO 3.06 2.86 2.47 1.95 2.77 2.84

Source: 1990 U.S. Census
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VACANT HOUSING UNITS BYTYPE
CENSUS BLOCK GROUPS

FULTON/LOWELL AREA ANDCITY OFFRESNO
APRIL 1, 1990

HOUSING UNlTTYPE

v"",,,

TOTAL VACANr V""",, MULTlPLEFAI.lILY VA""'" V""'"

HOUSING SINGLE fAMILY"" 2-4 UNITS 5 PlUS UNITS MOBILE HOMES On<",..

CENSUSTRACTI

BlOCK GROUP %OFTOT. "OFSF "Of 2-4 UNIT "OFS+UNlT '" OFMOB. HOME %OFonlEA

• HOUSING • """"NG • """""" • HOUSING • """"NG • HOUSING

CENSUSTRACT1

BIQl;kGI'CIiJ,ll 1

Block G/Oup :2
"
es c

a

c c

e

c

o

o
"
ee

ce.a

21.3

c

c

c

e

c

,
c

c

CENSUS rwcr 6

BlockGroup1 " e.a e .. tt ••• a ae 0 c c 0

Block GlQUP :2 0 0 0 0 e 0 0 0 0 0 0 ,
Blo<:kGro.,p3 e ,., a ,e.e e.a e e.a c c 0 0

Block GlOup 4 " e.a r e.a " ,... " ••• 0 0 0 ,
Block Group 5 ee e.a " ,.. "

,., ,
" 0 0 a ,.,

BlockGfOlIP 6 " " ta e.s " as ae H 0 0 0 c

TOTAL '" ,.,
"

,., " 11.6 ,,, 11.4 0 0 a as

CITYOFFRESNO !)'9 2,974 3.9 1,281 9.0 263 ". e.e

• Includeoo allached and detached single fatnllyhOllSlng units.
.. Includes hou,. bollts,Ients. VIllI el<;.

Souree: 1990 U.s. Con_
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YEAR HOUSING UNIT BUILT
CENSUS BLOCK GROUPS

FULTON/LOWELL AREA AND CITY OF FRESNO
APRIL 1, 1990

1939 OR I I I I I I I 1989-

CENSUS TRACT! ~ EARLIER 1940·1949 1950·1959 1960-1969 197G-1979 1980-1984 1985-1988 MAR. 1990

BLOCK GROUP

1 UNITS I % 1 UNITS I % I UNITS I %'-1 UNfrsl % I-UNITS 1-% I UNITS 1% 1--- UNITS I % I UNITS I %

CENSUS TRACT 1

Blo~k Group 1 " I aa I 7 I 13.7 I , I tr.e I e I " I • I 7' I , I ", I • I 00 I 0 I 0.0

Block Group 2 zct 45.3 0 0.0 0 0.0 61 13.7 ,,, 41.0 0 0.0 0 0.0 0 0.'

0>
ICEN'U9TRACT6...

o
Block Group 1 aa 11.1 se 18.9 ., 31.4 57 19.3 " 16.8 , '.7 0 0.0 0 0.0

Block Group 2 0 0.0 0 0.0 0 0.0 0 0.0 0 0.0 0 0.0 0 0.0 0 0.0

Block Group 3 " 54.0 re 11.5 0 0.0 00 34.5 0 0.0 0 0.0 0 0.0 0 0.0

Block Group 4 " 18.1 90 14.8 57 10.5 95 12.0 era 39.1 ac s.s 0 0.0 0 0.0

Blo~k Group 5 '79 38.2 " 10.5 ,,, 33.0 79 17.0 e "' 0 0.0 0 0.0 0 0.0

Block Group 6 290 24.6 ze e.r '99 21.3 '79 19.2 ,,, 11.1 " '0 '" 12.2 ta ...
TOTAL '" 28.5 eze e.e ,,, 18.2 '" 16.9 957 19.8 se e.a ,,, I 4.0 \ ta I 0.'

crrv OF FRESNO 10,531 e.t 11.693 '.0 20,401 15.8 21,426 t ae 31,235 24.1 14,737 11.4 14,843 11.5 4,538 as

Note: Because of rounding. percentaqes may ootlldd up 10 100%.

Source: 1990 U.S. Census
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00
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EMPLOYMENT STATUS
(Persons 16 Years andOver)
CENSUS BLOCK GROUPS

FULTON/LOWELL AREA AND CITY OFFRESNO
APRIL 1, 1990

MALE FEMALE TOTAL

CENSUS TRACTI r INTHE LABOR FORCE NOT IN LABOR INTHE LABOR fORCE NOTIN tABOR INTHE lABOR fORCE I NOTIN LABOR
BLOCKGAOUP FORCE FORCE FORCE

EMPLOYED UNEMPLOYED EMPLOYED UNEMPLOYED EMPLOYED UNEMPLOYED

• " • " • " • " • " • " • " • " • "
'" CENSUS TRACT 1 ~... BlockGroup 1 I 2~ \

41.7 \ ;I 58.3 \ 30 I 71.4 I 6\100.0 \ 1~ I 39.~ I 4\ 40.0 I "\ 61.1 \ ~I 38.9 I 34\ 65.4- Block Group 2· 75.9 24.1 1784 98.4 20 60.6 449 93.2 42 67.7 32.3 2233 97.3

CENSUS TRACT 6
Block Group 1 153 63.5 88 36.5 164 40.5 30 49.2 31 50.8 203 76.9 183 60.6 11. 39.4 367 54.9
Block Group 2 0 0 0 0 0 0 17 100.0 0 0 0 0 17 100,0 0 0 0 0
Block Group3 44 84.6 8 15.4 '64 74.8 63 100.0 0 0 6. 52.3 107 93.0 8 7.0 223 66.0
Block Group 4 214 82.3 46 17.7 191 42.4 .7 46.0 114 54.0 346 62.3 311 66.0 160 34.0 58. 53.4
Block Group5 273 74.2 .5 25.8 182 33.1 .3 100.0 0 0 281 75.1 366 79.4 .5 20.6 463 50.1
Block Group6 423 78.8 114 21.2 400 42.7 176 64.9 .5 35.1 737 73.7 59. 74.1 20. 25.9 1137 58.5

TOTAL 1,134 75.7 365 24.3 2,905 66.0 502 66.5 2531 33.5 I 2,091 I 73.5 I 1,636] 72.6 J
:1:::~:~:L4,996 I 68.9

:;)(' "':A.:.:J'
.

d~ "
.., , ,

CITYOF FRESNO 1175,485 90.9 7,540 e.r 36,085 30.3 64,516 92.2 5,492 7.8 62,282 47.1 140,001
.1.

5
1

13
'
032

1
8.5 19B.367 J 39.1

"Includes Fresno County jailfacilities.

Nole: Because 01rOlmding, percentages may nol add up to 100%.

Source: 1990 U.S. Census



APPPENDIX 2

LAND USE AND ZONING INFORMATION
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Land Use and Zoning Information

The following information is presented as a guide to maintain and develop a
comprehensive land Use environment that will minimwnize land use conflicts while
specifically add;essing problems associated with mixed land ,uses, inconsistent zoning, and
neighborhood Identity to ensure a balance between existing land uses and future
development potentials within the Fulton/Lowell Area,

Unless otherwise modified by this plan, the requirements of the applicable zone districts
in Chapter 12 of the Fresno Municipal Code, whichever is more restrictive, shall apply
to the development of all properties in the Fulton/Lowell Area,

"R-I" Single Family Residential District
The following land uses are prohibited in addition to the USeS listed in Section 12-211.4
USES EXPRESSLY PROHIBITED:
1. One-family mobile homes
2. Temporary or permanent telephone booths

"R-3" Medium Density Multiple Family Residential District
The following land USe is prohibited in addition to the uses listed in Section 12-213.4
USES EXPRESSLY PROHIBITED:
1. Temporary or permanent telephone booths

"C-P" Administrative and Professional Office District
The following land uses are prohibited in addition to the uses listed in Section 12-216.4
USES EXPRESSLY PROHIBITED:
1. Apartment hotels
2. Hotels

"C-l" Neighborhood Shopping Center District , . . .
All permitted C-I zoned land use within the Corn:nercl3l1MIxed Use Level I Designation
shall require an approved Conditional Use Permit,
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"C-M" Commercial and Light Manufacturing District ..' 4
The following land use is prohibited in addition to the uses listed 10 Section 12-224.

USES EXPRESSLY PROHIBITED:
1. Baths (Turkish, etc.)

The following land uses will require a Conditional Use Pertuit in addition to the uses
listed in Section 12-224.3 USES PERMITTED SUBJECT TO CONDITIONAL USE
PERMIT:
!. Processing

a. Blue printing and photocopying
b. Carpet and rug cleaning plants
c. Cleaning dyeing plants
d. Creamery
e. Laundries
f. Laboratories

2. Agricultural uses (excluding livestock)

"M-I" Light Manufacturing District
The following land uses are prohibited in addition to the uses listed in Section 12-226.4
USES EXPRESSLY PROHIBITED:
!. Animal and poultry slaughtering or packing
2. Bookstore (adult)
3. Meat packing and meat processing
4. Motion picture theater, adult
5. Poultry processing
6. Solid waste transfer station

The following land use will require a Conditional Use Permit in addition to the uses listed
in Section 12-226.3 USES PERMITTED SUBJECT TO CONDITIONAL USE PERMIT:
!. Agricultural uses (except livestock)

"M-2" General Industrial District
The following land uses are prohibited in addition to the uses listed in Section 12-227.4
USES EXPRESSLY PROHIBITED:
!. Meat packing and processing
2. Asphalt and asphaltic concrete mixing or batching plants
3. Bookstore (adult)



4. Concrete and cement products
5. Motion picture theater, adult
6. Poultry processing
7. Solid waste transfer station

"ce" Civic Center District
The following land use is prohibited in addition to the uses listed in Section 12-23\.4
USES EXPRESSLY PROHIBITED,
\. Bath (turkish)
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APPPENDIX 3

POWELL SUPPLEMENTARY HISTORIC
BUILDING SURVEY DATA
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L Street District

The consultants express concern that the original boundaries proposed for this district
appear to have been gerrymandered to include a number of Van Ness Avenue and
Divisadero properties that are fundamentally segregated from the distinct neighborhood
represented in the L Street core. Additionally, recent and proposed demolition of historic
properties adjacent to the Presbyterian Church further erodes the boundaries Ms. Carter
identified in her study. Taking into account these losses and eliminating the Van
Ness/Divisadero panhandle, a more compact L District, having cleaner boundaries and,
consequently, greater integrity, can be constructed (Figure 3). These revised boundaries
continue to encompass a high density ofNational Register quality properties (Appendix 3).
Approval of the city's district application by the Office of Historic Preservation (OHP)
could result in an 81 percent standard of compliance. The consultants caution, however,
that the high incidence ofempty parcels and contemporary infill construction may increase
the non-contributing statistic and lower the compliance standard to approximately 55
percent at a minimum, or to 41 percent in a worse-case scenario (Appendix 3).

The more liberal assessment is achieved in part by assessing specific contemporary
buildings, or portions thereof, as contributing properties by virtue of their early Modern
style characteristics. An exarople is the commercial office facility located at 1660 L
Street, constructed in 1957 for Roberson & Martin Accountants by Taylor-Wheeler
Associates, Inc. Unfortunately, a one-story wing ofthis superior International style office
complex was remodeled in 1985, but it survives largely intact underneath a false mansard
roof. A two-story wing of the building survives unscathed, attesting to its modernist
heritage. Although establishing an integrity compliance for this building would be
difficult, the fact that the remodeled one-story wing could be returned to its original
flat-roofed profile enhances the prospect.

North Park Historic District

Although the construction of Freeway 180, known as "the Gap," has largely altered the
integrity of Fresno's most significant concentration of tum-of-the-century downtown
historic residential building stock, this elevated connector between Freeways 99 and 41
forced a formal reevaluation of the area in 1990-91. Completed by architectural historian
Karen Weitze, Ph.D., this enormous study meticulously documented remnants ofthe early
northern expansion of the city, now bisected diagonally by the freeway. Ms. Weitze's
analysis of the Area of Potential Effects (APE) corridor for Caltrans supplies ample
groundwork to support designation of the greater area through which the freeway cuts as
a potential historic district (Figure 3). A perroit-by-perroit review of this area was not
possible under the scope of this survey, but statistics calculated from preliminary
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worksheet field assessments support district designation. This 643-property district
appears to meet a 67.5 percent compliance rating, suggesting that a close monitoring of
the neighborhood will be required to preserve its potential district status. Unsympathetic
infill development, primarily in the form of two-story Utilitarian Tract style multi-plex
units, has grossly compromised the area. Admittedly, a comprehensive historic survey
would be a massive undertaking but totally justifiable as a method of stabilizing the
sizeable portion of the Lowell/Jefferson Neighborhood section of downtown Fresno.

Summary of Proposed National Register Properties

Thirteen properties were identified by the survey as clearly meeting basic guidelines for
listing in the National Register of Historic Places. All require additional research to
assemble the necessary comprehensive data required to produce formal National Register
nominations. That task is not covered under the contractual scope of this survey.
Nonetheless, each of the thirteen properties is architecturally exemplary and solidly
representative of its building type and style within the context of its immediate
neighborhood or broader community setting. Each appears to have social associations that
are either substantially significant or characteristically descriptive ofthe general population
that settled in the community during its early development. It should be noted that any
nnmber of other properties identified by this survey as meeting the requirements for the
Local Official Register of Historic Resources may also qualify for listing in the National
Register. A change in ranking from local to national designation potential can be
accomplished with additional research that produces the substantive data necessary to
support national registry. The following is an abbreviated listing ofthe thirteen properties
identified by this survey as appearing eligible for listing in the National Register of
Historic Places.

417 North Fresno Street (Map Reference No.8)
Vernacular style (Italianate influence): Single-family dwelling (1888)
Vernacular style: Commercial shop (1954), non-contributing
Carl W. Forsman Home: Carpenter
Later Charles McAllister Home: Superintendent, Guggenhime & Company and Bonner
Packing
Architect: Unknown
Builder: Attributed to C.W. Forsman

473 North Calaveras Street (Map Reference No.3)
Craftsman style: Single-family dwelling (1910)
Charles B. Evans Home: Charles B. Evans Autos
Architect: Unknown
Builder: Attributed to D. Thomas
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2635 East McKenzie Avenue (Map Reference No. 12)
Queen Anne style (Eastlake influence): Single family dwelling (1889)
Mrs. C.C.S. Tufts Home: Boardinghouse keeper
Elmore A. Todd Home: Laborer
(Also Jane Todd Home: Employee, J.B. Inderrieden)
Architect: Unknown
Builder: Unknown

243 North College Avenue (Map Reference No. 16)
Queen Anne style: Duplex dwelling (circa 1895)
Mary Strupp Home: Music teacher
Architect: Unknown
Builder: Unknown

261 North Thesta Street (Map Reference No. 19)
Vernacular style (Queen Anne Influence): Single family dwelling (circa 1895)
W.W. Coates Home, circa 1904: Deputy Sheriff
Architect: Unknown
Builder: Unknown

136 North Van Ness Avenue (Map Reference No. 22)
Italianate style: Single family dwelling (circa 1888)
Adam Baird Home: Carpenter, mill owner and building contractor
Architect: Unknown
Builder: Attributed to Adam Baird

103 North Park Avenue (Map Reference No. 23)
American Folk style: Single family dwelling (circa 1892)
Mrs. R.A. Donahoo Home: Widow
Jesse Donahoo Home: Proprietor, Union Employment Office
Architect: Unknown
Builder: Unknown

1821 North Van Ness Avenue (Map Reference No. 27)
Modeme style (Art Deco influence): Commercial building (1936)
Dr. R.B. Griffenhagen Veterinary Clinic
Architect: H. Rafael Lake
Builder: Trewhitt-Shields

2239 San Joaquin Street (Map Reference No. 28)
Modeme style: Single family dwelling (1937)
Charles & Francis Lowrie Home: Deputy County Auditor
Architect: Attributed to Edward Glass
Builder: R. Pederson
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1560 H Street (Map Reference No. 32)
Spanish Revival style: Commercial building/warehouse (1936)
Budd & Quinn Company; Tractor dealership
Architect: Ernest J. Kump, Sr.; Fisher & McNulty
Builder: Fisher & McNulty

862 Van Ness Avenue (Map Reference No. 41)
Perpendicular style (Art Deco influence): Commercial garage (1931)
L. C. Wesley Super Garage
Architect: H. Rafael Lake (Shields, Fisher & Lake)
Builder: Shields, Fisher & Lake

521 Van Ness Avenue (Map Reference No. 48)
(Generic twin to 517 North Van Ness Avenue)
Queen Anne style (brick): Single family dwelling (circa 1900), Generic Twin
Joseph & Annie T. Giardina Property: Fisher Monger, Billiard Parlor Owner
Architect: Unknown
Builder: Unknown

517 Van Ness Avenue (Map Reference No. 49)
(Generic twin to 521 North Van Ness Avenue)
Queen Anne style (brick): Single family dwelling (circa 1900)
Joseph Giardina Home: Proprietor, Fish Market
Architect: Unknown
Builder: Unknown

Recommendations

In addition to the recommendation that the individual property and preliminary district
evaluations presented in this survey be formally reviewed and adopted for inclusion in the
Local Official Register of Historic Resources, the researchers wish to point out that with
each new year countless properties meet the basic 50-year test for consideration of
potential historic status. Beyond the Civic Center boundaries of this survey are important
examples of the earliest tracts constructed after World War II. Many of these tracts are
representative ofmajor advances in urban planning and designand shouldbe accordedthe
same degree of consideration as more obviously historic olderhomes and neighborhoods.
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TO:

FROM:

SUBJECT;

DATE:

Ms. Karwin Feldman
Fresno Metropolitan Museum

Cal Holl1s
Keyser Marston Associates, Inc.

OrallFulton Lowell SpecifJc Plar.

November 15, 1995

We have received the final draft of the subjact specific plan. You will reeai! we
previously reviewed the plan's preliminary draft and offered a number of suggested
changes. These changes related primarily to fUrther restricting the types of land uses
Which were permitted, encoura~lng rnglOMI development end being sure that the
speoific plan allowed meeningful implementation options, Including the format/on of a
redevelopment project area. In general, the sugQ8stions have not been fully
incorporated Into the final draft. Ofperi/euler Importance are the following:

1. As we suggested, .the plan has been revised to differentiate the goals, policies
and Implementallon actions between the FUlton end Lowell areas. However, the
Plan does not clearly artlculate the goal of establishing a regional CUltural and
enterialnment area for .the Fulton dlsttict. The emphasis Is on mixad-u.e,
particularly retail and realdenllal mlxed-use. While such uses should be
permitted and encouraged, the fQQus should be the regional serving uses to be
drawn to tha Fulton area.

67a



, ."'-.,.~

P,';)3

2.

3.

4.

6.

The current drail Pian Identifies a Iimitsd number of uses whic,'1 would not be
permitted within the Fulton Alea, restricting In a veri minor way Ihe predominent
C-4 zoning. The Pian does not go fer enough 10 discourage uses thet would be
Incompatibie with the goals of eslablishing e Cultural and E.,tertelnmenl District,
particularly In felling to eliminate auto repair, sccial servles and slmilar uses,
perticularly from the Fultcn and Ven Ness corridors.

The specific plen map designates the area batwlWl the rail 111!clIs SIld 'W
streets as COMMIMU2, While !he underlying zoning Is M-2 and M-1. We believe
light Industrial uses should be enccuraged In this area, partiCUlarly between
Dlvlslderc and San Pablo.

The Plan falls to provIde any specific incentives or pollc'{ statements
encoursging the Cultura! District concept end, [n fact, seems to discourage sych

. a district. Specifically, page 19 states 'The Plen encourages.... an urban retail
environment that Is unique, competitive, end ~(ghbQrho9d Qrlent~9' (emphasis
added). In feel, lhe concept behind a CUltural district Is that it is r§<lIQ!Ji1 seNlng,
and cpnnot depend upon lhe neighborhood. The mlxed-<Jse goals of the Plan
wiilnot result in slJiiiclent residentiel densities 'to support after .5 p.m, a<:tlvlties
in the Fulton/Lowell araas,' as contemplated by the Plan. Accordingly, Goal :2
should be Jitnlted to the commercial erees north of Dlvisldero. M additional
goal shOUld be adde<J to esteblish the area south of Div{sldaro as a major,
reglonel serving Cuilural and Entertainment District, unique to the Sen Joaquin
VaHey, These changes would be consistent with the Plan's section on Cultural
Arts and Entertainment

The concept of a Cultural and Entertainment District Is inconsistent with
Implementation action Item 2-4-4.which calls for the establlshment of 'locations
for community llased organizations end educational facilitIes that provIde pUblic
assistance, Information, services and educational programs," These uses
should be rastrlcted to the Government Facilities erea of the downtown.
Accordingly, policy 4-1 should be re-wrltten to identify the Fulton area as llQ!
being apprcpriate for governmental uses.

Page 53 of the draft Plan, Implamentatlon Actions 11·2-3, recommends
consideration 01 s redevelopment project area, However the plan states: 'The
'eminent domain' process can only be used With 'wililng buyer' and 'willlng seller'
situations, ' Such a restriction severely limits the effectlveneas of tha
r"development tool and Is Inappropriate In a specific plan. Such a IlIstrlelion In
the specific plan would not be bindlnll In any event on the aotlons of the Council
to establish a redevelopment plan. Tne plan shOUld either be silent on the Issue
of eminent domeln, recommend the Council consIder restrictIons only to the srea
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north of Divisldero, or reocmmend restrictions on acquisition cf cwner cccupied
residential property, The advisory committee's recommendations ccnceming
eminent domain could alternatively be ccmm~nlcated te the Council at the time S
redevelopment plan was beinQ considered,

We hcps these comments are helpful and suggest they be conveyed to Nick Ycvinc at
the city as seen as possible.

co: Mr. Clint Howell
Mr. ~d Kashiar.
Mr. Sam Reeves

--
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PU'EL!C TV

VALLEY PUBLIC iELEV15iON .•
Requests Concerning Fulton/Lowell Specmc Plan

Page 1

.. ,
training and communication opportunity for fresno groups to c:nneet Wlm
peer groups across the country by satellite TVI phone and computer
without the expanse or traveling to meetings. Possibilities for use of this
unique service are endless. All community groups and businesses would
be given the opportunity to use the fc..ciiity fer their own purposes, or to
attend telec.onferences presented by other groups, businesses throughout
the country. KVPTJ a ncn-crofit, pubiiciv-owned entitv, requests the
assistance of the City to accomplish this proposed expansion on property
adjacent the station's facilities.

~n addition to including the history, mission and future plans of \tailey Public ielevision
In the Fulton/Lowell Specific Plan, '1ve request the following additions to the Plan:

Att.

•

•

•

•

•

Mention Valley Public Television on page i in the listing of major
entities upon which F'Jlton j Van Ness corridcr's "develooing
entertainment and cultural aC1S district", is centered.

Mention Valley Public Television cn page 18 where area entities are
again listed as part or an "emerging Cultural Arts and Entertainment
District."

Mention Valley Public Television in paragraph two or "8ackground"
listed on page 48 (Section 7.0 Cultural Arts and Entertainment) in
the IiS[ or "faciiitias located in the Fuiton/Lowe!l Area"

Please add Valley Public Teievision to Exhibit No. 25 (page 48a),
both the location (5E comer of Van Ness and Calaveras) on the
sketch and in the listing 01 Cultural Arts and Entertainment Facilities
(legend),

On page 49, in paragraph one and in "Implementation Actions"
10-1-2., include recommending that the City support the
improvement and private expansion of VaHey Public Te./e.vision (as
well as the Fresno Metropolitan Museum and Arte Americas).



:JEC-22-'95 FR~ !6: 1.'9 'lAL!...E:Y PUBLIC TV

VALLEY FUBUC TELEVISION
Raquesrs Concernlng' Fulton/Lowell Specific Plan
Page .3

?8!

Our final request is that VaHey Public Television and the Cultural Arts Distl"ic: Committee
(Chairper~cn of CADC is Virginia Mikula of Valley Public Television), a committee
formed about 2 1/2 years ago which beasts merncersbip of 20-i- businesses! theatersr

galle~les, ate. in the designated "cultural and entertainment cistricr', be induced in the
Fulton/Lowe!! Specific Plan Implementation/Project Review Committee: addressed on
page 60 of the Plan.

Thank you ror your time and consideration of our requests.

Colin Dougherty
Executive Direc:orlGeneral Manager
VALLEY PUBLIC TELE'vISiON (KVPT Channel 18)

cc: i\iayor James Patterson
Council members Linda Calandra and Dan Ronquillo

--
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Cultural Arts District »ssccistion
do vlrginis. Mikula, Chairperson

Vai/ey Public Television
7544 Van Ness Avenue

Fresno, CA 93727

D€c.ember 22, j 995

Jerry Freeman, Senior Planner
City of- Fresno Development Department
2.600 Fresi10 Street
Fresno, CA 93 721~3604

Dear Mr. Freemen:

As the Executive Committee of the Cultural Arts District Association located in the area
or the "Fulton, Van Ness Corridors" addressed in the Fulten/Lowell Soecific Plan C'Plan lt

) ,

we request the following considerations in the Deve!opment Department starf report
accompanying the Plan as it is presented to the Planning Commission, the City Council
and any other groups who will review and/or recommend concerning the Plan.

--

1) On page 48 (Section 7.0 "Cultural Arts and Entertainment"). paragraph
three states, lIA specific concern is the lack of coordination of cultural arts
and entertainment activities in the overall community through a single
entity (art council, commission, task force, etc.) to support, organize,
coordinate and promote cultural arts and entertainment in the Central Area
and specifically in the FultonILoweH area. II

The Cultural Arts District Association desires to be recognized as an
organization which has been concerned with the Fulton area, not only with
events taking place in the area, but with attracting businesses and working
to clean up blight. Please put a statement in the Plan that the advice of the
existing Cultural Arts District Association (made of up representatives of
businesses located on the Van Ness/Fulton corridors from Dlvisadero to
Tuolumne) will be sought on any future redevelopment plans affecting the
area. We want to go on record as desiring to playa prominent rare in any
future redevelopment of the area and are ready to help with this project.
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Request of the Cultural Arts District Association
RE: Fultoniloweil Specific Plan
Page 2

2) Concerning "Blight Removal", Page 53, Section 11-2-3. b., the Cultural Arts
District Association requests the issue of the use or "eminent domain" be
addressed as follows:

Eminent domain may be used as a last resort after all wi/ling
buyer/willing seller options have been exhausted. It is
recommended the City treat fairly any businesses required to move
to make way for larger projects and that these businesses c:re given
every opportunity to stay in the area.

rurJ1er, the Cultural Arts District Association would like to be consulted in
the Instances where the eminent domain process is used in this area,
concerning options, fair pricing, etc. VVe want to be certain the expenses
of re'iocation of any affected businesses are covered.

Thank you very much for addressing our group during these past few months in order to
bring us up to dale on this issue and for giving us the opportunity of making these
requests." .

Sincerely,

~~F.U"':l ARTS D~.?~~CT;.AS:~CJA TlON

tI~t-e-t.<aJ~~ Itd!L.(.J!v
Vi,.;nia S. lvIikula
ChaIrperson
(Valley Public Television)

-r;.VV-y~
Terry S;;,'jJler </~

Vice Chairman for Van Ness- Avenue
(Sadler Office Supply)

~~
Secretary
(Valley Public Television)

.~ ):i.-<<,/-G(_
a;{(Sruce
Vice Chairman for Fulton Street
(Fig Tree Gallery)

.c.:a:».CC55~na Lanier
Treasurer
(The Downtown Church)
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FULTONILOWELL SPECIFIC PLAN
STAFF RECOMMMENDATIONS TO WRITTEN REQUESTS

FRESNO METROPOLITAN MUSEUM
NOVEMBER IS, 1995 LEITER

Staff recommends that the November IS, 1995 Letter from the Fresno Metropolitan
Museum be added to the Appendix of the Final FultonILowell Specific Plan in order to
provide further guidance to the proposed Plan Implementation Committee, staff, and other
interested parties in the implementation of the FultonILowell Specific Plan.

ITEM 1.

ITEM 2.

ITEM 3.

ITEM 4.

Staff agrees with the need to further address the Cultural Arts District
concept for a stronger focus on regional serving uses. Staff recommends
that in order to better clarify the Cultural Arts District chapter's Policy 10-1
and Implementation Action 10-1-2, that the Plan text on Pages 48 and 49 be
expanded to include language from the Museum's November 15th letter to
further explain tbe concerns for anracting regional serving uses.

This request cannot be fully addressed at this time. It is premature to
completely eliminate the auto repair, social services, and similar uses from
the Fulton and Van Ness corridors, until the proposed Cultural Arts District
area is more specifically defined. All site plans will be reviewed with the
proposed Plan Implementation Committee on a case-by-case basis to ensure
their compatibilty to the greatest extent possible with existing and planned
uses. Once the work of the proposed Cultural Arts District Steering
Committee is completed and presented to the City, then implementation of
the FultonILowell Specific Plan (i.e. rezoning of inappropriate uses), a
potential plan amendment, or incorporation of the Cultural Arts District
concept into a potential redevelopment plan could be considered.

Staff agrees that light industrial uses should be encouraged. The majority
of the existing Zoning is M-I, and only a minor portion of the developable
land area is M-2. Staff will identify the potential rezoning of the M-2
property in this area to M-l as a possible plan implementation measure to
be considered with the proposed Plan Implementation Committee.

Staff agrees that the proposed Plan does not provide specific guidance
regarding the need to encourage the Cultural/Arts District concept. The Plan
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should not be interpreted to mean that such a District is discouraged. As
discussed in the Staff response to Item 2 above, until rhe proposed Cultural
Arts District Steering Committee completes its work, it is premature to
atempt to build-in more specific requirements into the proposed Specific
Plan. We do not see a conflict between the Conunercial Goal Statement
(Goal No.2), Commercial Policy 2-1, with those in the Cultural Arts
Chapter.

ITEM 5.

ITEM 6.

Staff does not agree that the Commercial Chapter Implementation Action
No. 2-4-4 conflicts with the Cultural and Entertainment District Concept.
We agree that there have been problems with some government service
agencies, but City government does not bavethe authority to restrict/review
the building plans of most public agencies (i.e., federal, state, county
agencies process their own permits). If the public agency has a long-term
lease orpurchases a site our-right, we have little control over itsoperation.

Staff agrees that in order to pursue the Cultural and Entertainment District
Concept, that the use of eminent domain in a potential redevelopment
project should be given further consideration, and recommend that the
Implementation Action 11-2-3.b be revised as follows:

Within the Fulton portion of the Plan Area, "eminent domain" may
be used as a last resort after all willing buyer/willing seller options
have been exhausted.

Within the Lowell portion of the Plan Area, the "eminent domain"
process can only be used with "willing buyer" and "willing seller"
situations.

Any businesses or residences relocated by any such action shall be
treated fairly and shall be given every opportunity to stay in the Plan
Area.

CULTURAL ARTS DISTRICT/CHANNEL 18
LETTERS

Staff recommends that the November 29th and December 22nd Letters from Valley Public
Television, and the December 22nd Letter from the Cultural Arts District Association be
added to the Appendix of the Final Fulton/Lowell Specific Plan in order to provide further
guidance to the proposed Plan Implementation Committee, staff, and other interested
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ITEM J.

ITEM 2.

ITEM 3.

J:FLSPLRE2.DOC

parties in the implementation of the FultonILowell Specific Plan.

The five items identified on Page 2 of the November 29th letter from Valley
Public Television will be incorporated into the Plan text and into
Implementation Action 10-1-2 as described.

Request number I) on Page I of the December 22nd letter from the Cultural
Am District Association will be incorporated into the Plan text as described.

Staffbasically agrees with the concerns regarding the use ofeminent domain
in any proposed redevelopment project in the vicinity of the potential
Cultural Arts District and recommends that Implementation Action 11-2-3.b
be addressed as in the ITEM 6 response to the Metropolitan Museum Letter
above. .
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APPPENDIX 5

RELATED PLAN AMENDMENTS TO THE
CENTRAL AREA COMMUNITY PLAN

AND TOWER DISTRICT SPECIFIC PLAN

Fuhnn Lowell Specific Plan Page 68



Related plan amendments to the Tower Specific Plan, and the Central Area
Community Plan in relation to the adoption of the FultonJLowell Specific Plan.

The amendments are as follows:

Tower Specific Plan

1. Delete the Fulton and Van Ness Conidor Area, Freeway 180 to Divisadero Street,
from the Tower Specific Plan to allow a more homogeneous planning area for the
FultonJLowell Specific Plan.

Central Area Community Plan

I. Adjust the Commercial Mixed Use Level I land use designation boundary to
include the frontage lots of Divisadero from "R" Street to the Glenn/Calaveras
Alley, of Roosevelt from Freeway 180 to Divisadero Street, of Broadway from
Freeway 180 to Divisadero Street, the south frontage lots of Belmont from San
Pablo Avenue to the west frontage lot of Blackstone Avenue, and the three lots on
the west and single lot on the east frontage of Echo north of Divisadero Street to
reflect the existing nonresidential land use in these areas.

2. Adjust the Commercial Mixed Use Level 2 land use designation boundary to
include the frontage lots ofAbby and Blackstone from Belmont Avenue to Freeway
180 and "H" Street from the south frontage lots of Divisadero Street to Fresno
Street to reflect the existing nonresidential land use in these areas.

3. Revision of the proposed Land Use/Association Matrix (Exhibit No.8, Page 29)
in the Plan to reflect the Plan Designation/Zone District Consistency Table (Page
61) of the FultonILowell Specific Plan.

vs\k\pln\tlspln2.rpc
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APPPENDIX 6

ORDINANCE ADOPTING
DRAFT FULTONILOWELL SPECIFIC PLAN

AND AMENDING TOWER DISTRICT SPECIFIC PLAN
AND RESOLUTION AMENDING THE
CENTRAL AREA COMMUNITY PLAN
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ORDINANCE OF THE COUNCIL OF THE CITY OF FRESNO
PROPOSED AND INITIATED BY=-::-:-::-- _
MOVED BY Ronguillo SECONDED BY 8riaas

BILL NO. 8-8

ORDINANCE NO, 96-7

AN ORDINANCE OF THE CITY OF FRESNO
CALIFORNIA, ADOPTING THE FULTONILOWELL
SPECIFIC PLAN, AND AMENDING THE TOWER
DISTRICT SPECIFIC PLAN

WHEREAS, the FultonILowell Specific Plan was prepared pursuant to the Local

Planning and Procedures Ordinance (LPPO) and was formulated by staff with the help of

a 21-member Citizens Advisory Committee, with substantial public input, and was

initiated by the Fresno City Council on August 29, 1995, all in conformance with

applicable provisions of State Planning Law, the LPPO and promulgated under it; and,

WHEREAS, the Fresno City Council, on October 20, 1966, adopted the Fresno

Civic Center Master Development Plan by Ordinance No, 6910, as a specific plan of the

City of Fresno; and,

WHEREAS, a portion of the proposed FultonILo;"'ell Specific Plan is within the

Civic Center Master Development Plan Boundary as shown in Exhibit, "1," and any

proposed development within the subject area is also subject to the requirements of Civic

Center Master Development Plan; and,

WHEREAS, the Fresno City Council, on March 26, 1991, adopted the Tower

District Specific Plan; and,

WHEREAS, the LPPO requires that specific plans must be adopted and amended

PASSED --ILl3/9.-","__
EFFfcnvE _
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Ordinance No. ::-----::::
FultonILowell Specific Plan
Page 2

by ordinance; and.

WHEREAS, the Charter of the'City of Fresno permits the ordinance adopting the

Fulton/Lowell Specific Plan to be adopted by the Council on the day of its introduction;

and,

WHEREAS, the Fresno City Planning Commission, at its meeting of January 3,

1996, adopted Resolution No. 10812, recommending adoption of the FultonILoweU

Specific Plan and Environmental Assessment No. 95-093 and amendment of the Tower

District Specific Plan as recommended by the Citizens Advisory Committee; and,

WHEREAS, the Council of the Ciry of Fresno, on January 23, 1996, held a duly

noticed public hearing to consider the draft FultonILowell Specific Plan, related plan

amendments, and Environmental Assessment No. 95-093, and at the public hearings

considered all information contained in the draft FultonILowell Specific Plan, related plan

amendments, and Environmental Assessment No. 95-093, and aU written and oral evidence

and testimony related thereto; and,

WHEREAS, prior to taking action on this project, Council approved Environmental

Assessment No. 95-093, determining that it was prepared in compliance with the

California Environmental Quality Act, and found that there is no substantial evidence in

the record that the FultonILoweU Specific Plan may have a significant effect on the

environment; and,
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Ordinance No. 96-7
Fulton/Lowell Specific Plan
Page 3

NOW, THEREFORE THE COUNCIL OF THE CITY OF FRESNO DOES

ORDAIN AS FOLLOWS,

SECTION 1. The Fulton/Lowell Specific Plan, consisting of maps and written
statements of goals, policies and implementation measures, including Attachments A, B,
and C, all as contained in Exhibit I is hereby adopted.

SECTION 2. The Council amends the Tower District Specific Plan as depicted in
Attachment "C" in order to maintain consistency between it and the FultonILowell
Specific Plan. Attachment "C" is a part of and incorporated by reference into this
ordinance.

CLERK'S CERTIFICATE

STATE OF CALIFORNIA )
COUNTY OF FRESNO ) ss.
CITY OF FRESNO )

I, REBECCA E. KlISCH, 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 23Rd day of January 1996, by the following vote:

Ayes: Briggsl CaLand r a , Quintero, Ronquillo, Patterson
Noes: None

Absent: Lung I Woody

Dated this 23 day of Jan ·1996.

REBECCA E. KUSCH
City Clerk

/}/7 r

By 'ld11ecca,//7~
. Beprity

APPROVED AS TO FORM,

,--.""MONTOY

Deputy
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RESOLUTION NO. 96-18

RESOLUTION OF THE COUNCIL OF THE CITY OF
FRESNO, CALIFORNIA, AMENDING THE CENTRAL
AREA COMMUNITY PLAN

WHEREAS, the Fresno City Council on July 13, 1989, adopted the Central Area

Community Plan; and,

WHEREAS, specific plans are essential to the refinement of the Community Plan;

and,

WHEREAS, the Council directed that the Fulton/Lowell Specific Plan be prepared:

and,

WHEREAS, the FultoniLowell Specific Plan has been prepared pursuant to the

Local Planning and Procedures Ordinance (LPPO) and was formulated by staff with the

help of a 2 I-member Citizens Advisory Committee, and with substantial public input, and

was initiated by the Fresno City Council on August 29, 1995, all in conformance with

applicable provisions of State Planning Law, the LPPO and guidelines promulgated under

it; and,

WHEREAS, the Fresno City Planning Commission, on January 3, 1996, adopted

Resolution No. 10812, recommending adoption of the Fulton/Lowell Specific Plan as

recommended by the FultoniLowell Area Citizens Advisory Committee; and,

WHEREAS, the Council of the Ciry of Fresno, on January 23, 1996, held a duly

noticed public hearing to consider the draft Fulton/Lowell Specific Plan, related plan

amendments, and Environmental Assessment (EA) No. 95-093, and at the public hearings,

PASSeD~a. t;
EFFEcnV~_\-'-_
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Resolution No. __--.,.-:::
Central Area Community Plan
Page 2

considered all information contained in the draft Fulton/Lowell Specific Plan, related plan

amendments, and EA No. 95-093, and all written and oral evidence and testimony related

thereto; and,

WHEREAS, prior to taking action On this project, Council approved EA 95-093 as

required by the California Environmental Quality Act, and the Negative Declaration

finding that there is no substantial evidence in the record that the Fulton/Lowell Specific

Plan may have a significant effect on the environment; and,

WHEREAS, the LPPO requires that specific plans must be adopted by ordinance,

and community plans and the General Plan must be amended by resolution; and,

WHEREAS, the Charter of the City of Fresno permits an ordinance adopting a

specific plan to be adopted by Council on the day it is introduced; and,

WHEREAS, the Council has adopted an ordinance adopting the Fulton/Lowell

Specific Plan.

NOW, THEREFORE BE IT RESOLVED that the Council of the City of Fresno,

having adopted the Fulton/Lowell Specific Plan, approves amendment to the Central Area

Community Plan as depicted On Attachment "C" respectively, incorporated herein by

reference, in order to maintain consistency between the Fulton/Lowell Specific Plan, the

said Community Plan.
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Resolution No. 96-18

Central Area Conununity Plan
Page 3

CLERK'S CERTIFICATE

STATE OF CALIFORNIA )
COUNTY OF FRESNO ) ss.
CITY OF FRESNO )

I, REBECCA E. KUSCH, City Clerk of the City of Fresno, certify that the foregoing
Resolution was adopted by the Council of the City of Fresno, California, at a regular
meeting held on the 23 day of Jan. 1996, by the following vote:

Ayes: Briggs, Calandra, Quintero, Ronquillo, Patterson
Noes: None

Absent: Lung I Woody

Dated this 23 day of Jan1996.

REBECCA E. KUSCH
City Clerk

BY~~
'DqJUt;::

APPROVED AS TO FORM:

HILDA CANTU MONTOY
City Attorney

Deputy
By __----;::- _

vsll:lplnIfultlowe.ccr

Attachment "C"- Related Plan Amendments to the Tower District Specific Plan and the
Central Area Community Plan
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Re!ared plan amendments to the Tower Specific Plan, and the Central Area
Community Plan in relation to the adoption or the FultonILowell Specific Plan.

The ame:1dm.ems are as follows:

Tower Specific Plan

1. Delete the Fulton and Van Ness Corridor Area, Freeway 180 to Divisadero Street,
from the Tower Soecific Pian to allow a more hoznozeneous oianninz area for the
Fulton/Lowell Specific PLan. -'-

Central Area Community Plan

1. Adjust the Commercial Mixed Use Level t land use designation boundary to
include the frontage lars of Divisadero from "E" Street to the Glenn/Calaveras
.~lley, of Roosevelt from Freeway 180 CO Divisadero Street, of Broadway from
Freewav 180 to Divisadero Street, the south fronraze lots of Belmont from San
Pablo Avenue to the west frontage'lot of Blackstone ::.I..venue. and the three lars on
the west and sinzie lot on the e~t frontage of Echo north of Divisadero Street IO

reflect the existing nonresidential land us~ in these areas,

Adjust [he Commercial Mixed. Use Level 2 land use designation boundary to
include the frontage lars orAbby and Blackstone from Belmont Avenue to Freeway
180 and "H" Street from tile sourh frontage lots of Divisadero Street to Fresno
Street to reflect the existing nonresidential land use in these areas.

Revision of the proposed Land Use/Association Matrix (Exhibit No, 8, Page 29)
in the Plan to reflect rhe Plan Designation/Zone District Consistency Table (Page
6L) of the Fulton/Lowell Specific Plan.

vs\k\pln\flspln2.rpc
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