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Abova:

The East Downfown Strategic Plan
enisions mvestment cpportunilies
et result in the creation of new
places

Executive
summary

The planning for East
Downtown reinforces the
community’'s sustained
efforts to keep downtown as
the physical and economic
center of the city by comple-
menting its retail and com- -
mercial function with resi-
dential, office and civic uses.
Recommended planning
strategies and supporting
action plan provide a road
map to accomplish the com-
munity’s aspirations. By
adopting this plan, the City
puts in motion activities that
build on opportunities and
implement popular planning
principles for East
Downtown.

Opportunities

There are four key opporiunities the
East Downtown Strategic Plan bullds
upon:

Avallable Land-The East Downtown
has over 80 acres of land and many
existing buildings that can be adap-
tively reused over the next 20 years
for new neighborhoods, business cen-
ters and clvic uses. The City controls
40 acres of vacant land.

Growing Marker-Visalia is growing
rapidiy and concentrically around the
East Downtown. The price of land and
rents are making downtown an
increasingly competitive location for

business and an alternative neighbor-
hood lifestyle to subdivisions.

Financial Feasibilffy—Economic mod-
eling indicates that for sale residential
uses, single story commercial; and
mulii-story office buildings with sur-
face parking are currently financially
feasible and higher density mixed-use
projects will be feasible in the 20-year
planning horizon for East Downtown.

Catalyst for Adjacent Areas—
Investment in East Downtown will be
a catalyst for downtown ‘and adjacent
areas to the north and east.

Key Strategies

There are three overall strategies or
“big ides” that the planning strives to
accomplish: '

Expanding Downtown-The two
blocks east of Bridge Street can be
fully integrating into downtown. Santa
Fe, with the proposed new bridge, is
to become a new connection to neigh-
borhoods north and south for down-
town. There'are a variety of available
sites that can be used for employment
and residential uses that support
downtown. Parking solutions can also
be mutually supportive of downtown’s
needs.

HResldential and Mixed-use
Emphasis-There is a mixed-use
ernphasis for East Downtown entaifing
adaptive reuse of older buildings and
new construction that reinforces the
creation of neighborhoods and mixed-
use, pedestrian friendly streets. This
strategy makes a deliberate effort to
implement General Plan goals and
policies to grow concentrically with an
emphasis on infill and revitalization of
central Visalia's districts and neigh-
borhoods.
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mixed-use neigh-
borhood

2. Buke Galeway

3 Mt Cresk Market
Hall ar East Main
and Santa Fe

4. Ceniral Park

5. Walking on Santa

Fe
& Mif Creek and Civic
Center Park




cussed the renewing and potential
expansion of downtown’s Property-
Base Business Improvement District.

The planning team also met with
property owners and developers that
were interested in reinvesting in the
East Downtown area. A group of local
developers and members of the Task
Force reviewad economic feasibility
analysis of various types of projects
and discussed opportunity sites.

The planning team attended four
study sessions with the Planning
Commission and/or City Gouncil in the
process. The first was a joint session .
to review and discuss objectives, con-
cepts and principles that were devel-
oped based on the input at the com-
munity workshop. The second was to
review and discuss the Draft Concept
. Plan. A third special City Council
study session was held focusing on
the opportunities created by relocating
city hall and related activities to the
East Downtown. Finally, the Planning
Commission and City Council
reviewed the Public Draft Strategic
Plan in public hearings.

Three- Pro:
The Strategic Plan emerged out of a
three-step process.

Step 1: Objectives—This step included
preparing planning objectives based
on site and market analysis and com-
munity input.

Step 2: Concepis—Overall planning
principles and site plan concepts were
developed and reviewed with the Task
Force, Planning Commission and City
Council as a basis for the Strategic
Plan repori.

Step 3: Action Plan—The Action Plan
phase included preparation of admin-
istrative, regulatory and financial
activities that support the land use,
urban desigri and connections con-
cepts.

1.3 Relationship to other Plans and
Policies

The East Downtown Strategic Plan is
to complement and inform the update
of other related plans and policies.. in
particular, the Visalia General Plan,
East Downtown Redevelopment Plan,
and Civic Center.Master Plan. More
about these plans and policies can be
found in Section One.

Visalia General Plan’

The Visalia General Plan is the overall
blueprint for growth and investment
for the_city. The East Downtown
Strategic Plan builds on overall
General plan policy themes prioritizing
infill and concentric development of
the city. -

Currently, the General Plan identifies
three overall roles for central Visalia.
It is the:

¢ Central Business District
(Downtown) provides for retai,
medical, and professional services
in Visalia's historic core;

* Commercial Service (East
Downtown) area provides for a mix
of wholesale and heavy commercial
and services which are not suited
to other commercial areas; and,

* A Conservation area {Mill Creek)
for preservation and enhancement
of natural resources including plant
and animal life, ground water
recharge, irrigation water con-
veyance, flood protection as well as
limited recreation. '

As a result of the East Downtown
Strategic Plan the General Plan land
use designations will be updated
along with the corresponding develop-
ment standards found in Visalia's
Zoning Ordinance.

ent as
The East Downtown Strategic Plan
area is roughly coterminous with the
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Above; Over 70 people alfended the
commiunly workshap for East

LDowntown

Balow Right:

The planning procéss inclided
three steps that included review
meelings with the Task Force,
Planning Comrnission and Cly

Councif

introduction

East Downtown Redevelopment
Profect Area. Established in 1986, the
project area provides capabilities to
provide Tax Increment Financing (TIF}
and other legal tools to assist in
implementation of economic develop-
ment projects. The East Downtown
Redevelopment Project Area has a
Five-Year Implementation Plan that
should be updated to be consistent
with the Strategy and General Plan.

vic Center P in
During the preparation of the East
Downtown Strategic Plan, the City
embarked on an effort to master plan
new city faciijtiss within the planning
area. The Strategy provides an overal
urban design and impiementation
framework for East Downtown. The
Civic Center Master Plan explores
more detailed options and concepts
for designing and financing city and
related facilities.

1.4 Orgahization of Report
The report is organized into three sec-

tions with an executive summary,
introduction and appendix (under a
Separate cover).

Executive Summary—Provides a brief
summary of leading recommendations

Introduction-Contains a summary of
the purpose, process, relationship to
other plans and report organization

SECTION ONE: Opportunities—sum-
marizes planning and economic
analysis and distills it as opportunities
SECTION TWO: Strategies—defines
overall objectives, planning principles
and concepts _

SECTION THREE: Action Plan—identi-
fies development, administrative, reg-
ulatory and financial activities

Appendix-inciudes meeting notes,
technical studies, slide shows, and
preliminary concept summaries (under
separate cover)

Step One:

Planning Objectives

Task 1.1 Analysis
Task 1.2 Opportunitiss
Task 1.3 Objectives

Step Two:
Concept Plan

Task 2.1 Alternative Concepls
Task 2.2 Framework Plan

| Step Three:

Action Plan

Task 3.1 Administrative Activities

Task 3.2 Regulatory Aclivities ‘ .
Mectinge
B. Downtown Stakeholders B '
* C. Community Workshop {a—al —B——— A {A—

D. PC/CC Study Session TAC Kick-off Altemnafive Review

Fuluras Concept and

Comrmunity Action Plan

Workshop

Planning Objectivas Framewglr:nConoap! ,CODGEP;'E::! Action
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SEGTION ONE:
Opportunities

East Downtown provides a
location in central Visalia to
expand economic activities.
l.argely underutilized, the
“175-acre area can provide
expansion of commercial
activities while adding resi-
dential and civic uses that
can complement downtown’s
‘traditional function. Citywide
growth, escalating land
prices and emerging market
interest in downtown living
and working make new types
of projects increasingly
doable on land susceptible to
development in the next 20
years.

1.0 Introduction

Section One includes evaluating the’
investment and urban design opportu-
nities for the East Downtown. The
analysis summarized in the report
includes the community planning con-
text, urban design context, opportunity
sites, and market and related financial
feasibility findings.

1.1 Community Planning Context
The planning context for East
Bowntown includes physical, policy
and regulatory dimensions. To better
understand the planning area, analy-
sis was done for the city and regional
context, existing land uses, General
Pian policies, development standards,
and other related plans and policies.

Redional Setting

Visalia, the county’s largest city, was

established in 1852 and has the dis-
tinction of being the first community
between Stockton and Los Angeles.
At that time, Tulare County included
the all of the area between Mariposa
ahd Los Angeles Counties, and
stretched from the Coastal Mountain
Range to the State of Nevada.
Through the years, the Counties of
Fresno, Tulare, Kings, Kem, and Inyo
have been formed out of what was
once that original territory. Visalia's
downtown has been the traditional
regional center.

East Main Study Ares

Visalia is located approximately five
miles east of Hwy 59 on Hwy 198,
Visalia is the oldest town between
San Francisco and Los Angeles.
Downtown Visalia can be found 72
miles north of Bakersfield and 43
miles south of Fresno, about 6 miles
east of Hwy 89 north of Hwy 198.

East Downtown covers approximately
174.6 acres east of the existing down-.
town core. The Study Area is bound
io the north by West Murray Avenue
and Goshen Avenue, in the south by
East Mineral King Avenue, to the east
by Ben Maddox Street, and to the
west by North Bridge Street. There
are 6.4 miles of streets covering
approximately 38.4 acres of land and
1.14 miles of rail lines within the area.
Developable [ands cover the remain-
ing 136.2 acres including Jennings
Ditch to the northeast and Mill Creek
running through the central portion of
East Downtown.

East Downtown is comprised primarily
of service commercial uses dominat-
ed by auto sales and repair. Along
East Main Street is a mix of service

and retail commercial uses, including Above:
a number of antique shops. £Last Downtonn has historic and
natural lealures ffiat can becorme
isalia Plan cenlelpieces fa the districls future.

Three general plan designations

sage 11



Balow:

East Downtown Context

7his aeria/ phofograph of Fast
Dowrfown and adfacent areas
shows the the pattems of usas and
improvements. To the west is
downtown with s successfid Main
Sirget shops, restaurants amd chic
uses. On the nordh is largely vacant
former indistrial uses. To the east
s commereial and automotive

uses. Highway 198 is o the south
with established residential nejgh-
borhoods bayond, The large vacant
area in the northeast portion of the
planning area is the former UPRR
yaras, now owned by the City of
Visalia.

section one

cover lands within East Downtown:
Centrai Business District (CDT),
Service (CS), and Conservation (C).
According to the 1996 General Plan

Land Use Eiement these designations

provide for ths following uses:

* Central Business District designa-
tion provides for Visalia’s historic,

medical, and professional services

in Visaiia's historic core;

* Commercial Service designation
provides for areas for a mix of
wholesale and heavy commercial
uses and services which are not
sulted to other commercial areas;
and,

« Conservation designation reserves
land for preservation and enhance-

ment of natural resources including
plant and animal life, ground water
recharge, irrigation water con-
veyance, flood protection as well as
limited recreation. Development
adjacent to these areas may be
permitted provided that conserva-
tion areas are not adversely
impacted.

Immediately surrounding East
Downtown are seven additional land
use designations. These designations
guide land use of sumounding proper-
lies and can have a direct influence
on the type of development that may
occur within East Downtown. These
include:




Residential Low Density (RLD)

Residential Medium Density (RMD)

Light Industrial (IL)

Commercial Shopping/Office

Center (CS0) .

* Professional Administrative/Office
(PAO) .

* Public/Institutional (P1)

1996 Visalia Zoning Ordinance

There are two base zones within East
Downtown: planned Commercial
Service (P-C-3) and Planned
Downtown Central Business Retail
District (P-C-DT}. The purpose and
intent of these zones is as follows:

historic character. The zone is
designed to accommodate a wide
mix of land uses ranging from com-
mercial and office to residential and
public spaces, both active and pas-
sive.

* Planned Service Commercial Zone
(P-C-8). The purpose and intent of
the P-C-S district is to provide
areas that accommodate whola-
sale, heavy commercial uses, such
as lumberyards and construction
material retaii uses, etc., and serv-
ices such as automotive, plumbing,
and sheet metal fabrication. It is

Abover

7he East Downtown area Is largely
gesignared for commercial Se/vicas
uses i the Genersf Flan. This

intended that uses in this district be auto body shop was the type of
* Planned Central Business District those that can be compatible with use that collocated with the former
Retail Zone {P-C-DT): The purpose heavy truck traffic and noise. auto dealers that were lpcated
and intent of the P-C-DT district is nearby.
to promote the continued vitality of Immediately surrounding East
the core of the community by pro- Downtown are six other zones, includ-
viding for the continuing commer- ing: One Family Residential (R-1-6),
cial development of the downtown Multifamily Residential {R-M-2),
and maintaining and énhancing its Planned Professional/Administrative
General Plan Designations _
Designation Gross Acres | Percentage _Lot Count Net Acres Percentage |
Conservation 10.9 E.2% 23 46,6 -
Commercial . ' o, .
Servics 133.4 76.4% 177 1165 86.0%
Downtown : .
Business 30.3 17.4% 45 18.7 14.0%
TOTAL 174.6 100.0% 223 : 136.2 100.0%

Area.

2004

! Includes parcels found in the Commercial Service designations. Not included in total ot count
bacause the Conservation designation allows for devefopment of the adjacent designation. All
Conservation designated land is adjacent to Commercial Service designated |and in the Stucdy

?Includes acreage found in the Commercial Service designations. Not.included in total becayuse
‘the Conservation designation allows for devel opment of the adjacent designation. All
Conservation designated land is adjacent to Commercial Service in the Study Area.

Source: City of Visalia GIS database, 2004; City of Visalla General Plan: Mintier & Assoclates,

General Plan
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Above:

The planning area was historically

& mixed-use district with residen- .

val food procassing, industrial,
institutional and vormmercial usss.,
East Downfown's Zoning /s primart-
ly for commercial services intenoed
o suppoit former auformotive sales
dciivities ihart have refocaled.

Office (P-PA}, Quasi-Public (QP),
Planhed Shopping/Office Commercial
(P-C-80), and Planned Light
Industrial (I-L). The purpose and spe-
cific standards for these zones are set
out in the 1996 Visalia Zoning
Ordinance.

Within the boundaries of East
Downtown are six modifying zones:
Central Business District Parking
Zone, and Design District Zones C, D,
DRD, and E. The purpose of these
zones is to establish special stan-
dards requived in specific areas.

Central Business District Parking
Zone. The purpose of this zone is
to insure that uses established
within the central business district
meet minimum off-street parking
standards or pay an in-lieu fee for
future downtown parking facilities.
Specific requirements of this zone
c¢an be found in the 1996 Visalia
Zoning Ordinance Section

A7.30.019A.

Design District Zones (C, I, DRD,
and E). The purpose of the devel
opment standards contained in the
Design Districts s to obtain a har-
monious relationship of various
uses, buildings, structures, iot sizes
and open spaces while stili main-

taining the economic viability of a
parcel. Specific development stan-
dards can be found in the 1996
Visalia Zoning Ordinance Section
17.30.{130, 180, 180, 200, and
240).

Redevelopment Project Areas

East Downtown falls completely within
the 650-acre East Visalia
Redevelopment Area. The East
Visalia Redevelopment Plan was
adopted on July 16, 1986 with a pro-
jected planning horizon by 2016 and
an anticipated General Fund ioan
repayment by 2026, The project area
includes East Downtown, the Oval
area, and the industrial and service
commercial areas between Bridge
Street and Ben Maddox Way north of
SR-198.

Historic Preservation Element

The goal of the Historic Preservation
Element, adopted in 1979, is to identi-
fy, estabiish, and protect sites and
structures of architectural, historical,
archeological or cultural significance
in Visalia. The historical element
boundary is defined by: Houston
Avenue on the north, Giddings
Avenue on the West, Tulare Avenue
on the South, and Santa Fe Avenue
on the east.

Zoning Districts

Net Acres

Zoning District _ Lot Count Percentage
P-CD-T 46 : 19.7 14.5%

P-C-8 177 116.5 85.5%

TOTAL 223 136.2 100.0%

Source: City of Visalia GIS database, 2004; City of Visalia General Plan; Mintier & Associates,
2004

Zoning Ordinance
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The City has identified seven historic
structures in the Local Register of
Historic Sites in the eastern half of the
East Downtown. The tabie at the bot-
tom of the page lists sach site by
assessors parcel number (APN),
address, architectural style, and clas-
sification.

Propetty-Based Business .

mprovement Distri ID

Two PBID zones (1 and 2) fall within
the western portion of East
Downtown. These special benefit
assessment districts goals are to
improve the downtown and were
formed in 2001. As a group of proper-
ty owners, the PBID, formed a coali-
tion with Downtown Visalians and is
now providing environmental and
business improvements in an approxi-
mately 70 block area.

PBID operates on a budget of $1.7
milliont and through a contract with
Downtown Visalians, the group has
implemented programs to provide 24
hour security, graffiti removal, addi-
tional parking and other capital
improvemeént projects.

1.2 Urban Design Context

East Downtown's existing physical
form can be described in terms of the
types of places and patterns that
emerged from its historic economic
role, how it is connected to the com-
munity linear connections, auto
access and parking, and the image of
its infrastructure.

East Downtown's Evolution

East Downtown was in agricultural
use untif around 1900 when the area
started to transform into an agricultur-
al processing and industrial district.
Buildings and sites related to these
early acfivities are seen in the
area—railroad yards, stockyards, can-
ning, food processing, lumberyards,
public utilities, and light industry. East
Downtown became the automotive
district after WWII with auto sales,
repair and services becoming the pre-
dominate use.

The street, block and lot pattern in the
original 1852 plan provides an under-
lying continuity for central Visalia and
a logical system to integrate new
investment in the East Downtown,

Abovea;

East Downtown was part of an
extensive food processing disinict
Cannenfes and pacting sheds lined
the former Southem Pacifc and
Sanla Fe raffroad tracks.

Local Register of Historic Sites

APN Address Style Classification
9428508 ;ofee'iast Center Victorian Utilitarian Commercisl | Background
0001745 445 East Oak . .
5429413 401 East Center Ave Victorian Utititarian Commercial | Exceptional
9428414 417 East Center Ave Victarian Uilitarian Commercial | Exceptional
9429409 400 East Main Streat ' .
9429410 406 East Main Street | Utilitarian Commercial Background
9428510 307 East Main Street | Spanish Colonial Revival Exceptional
Source: City of Visalia GIS database, 2004; City of Visalia Local Register of Historic Structures,
2004.

Historic Sites:

page 15



Above:

This sugar beet factory was located
on Ml Creek east of downtowrr
Visala.

Hight:
This map from 1874 shows

Visalia’s original street and block
patiem.

section one

The blocks are dépproximately
255'x260'. Many blocks have 15’ wide
alleys. The grid and street pattern
also reflects the location of important
civic buildings and disfricts: Bridge
Street, Court Street and Church
Street and streets named for their
purpose. The formal relationship
between the Main Street commerclal
district, Court Street connections to

Oak Strest’s rafiroad tracks and
histonc frain stations have made it
& traditional entryway to the cfiv.
This pholo fromr WWI shows froops
leaving for Europe.

the Oval, and visual prominence of
the church, library, schools, and his-
toric courts buifding can be seen in -
the original plan. The Oval District
rotates the grid 45 degrees and was
originally a residential neighborhood.
These patterns have been somewhat
obscured by public works projects and
changes in zoning but still provide an
important and unique urban design




section one

framework.

East Downtown has three places
where uses have clustered. These
include the Transit Center and Santa
Fe area, once processing and indus-
trial uses located along the railroad
tracks, that is transforming into a busi-
ness address; East Main Street store-
front district; and a historic bungalow
cottage neighborhood fronting on .
Oakhurst Street. There is an opportu-
nity for new investment to add to
these areas by adaptively reusing his-
toric buildings, reinforcing the block
and iot pattern, and reflecting the
scale of the best buildings on the
streets.

Older brick commercial and industrial
buildings are scattered throughout

- East Downtown. These buildings con-
tribute to the district’'s authenticity as
an urban alternative to the suburbs.
Many have interesting interior spaces
that are tall and open’ making them a
flexible choice for restaurant, com-
mercial and retail uses.

Linear n

Mill Creek and the UPRR tracks pro-
vide opportunities for connecting East
Downtown to the rest of the communi-
ty. Mill Creek is a potential linear park
and trailway that can connect the area
fo downtowh. The UPRR tracks could
provide a logical transit route in the
future connecting East Downtown to
the region. Thay also make Qak
Street a logical extension and connec-
.tion to downtown.

Auto Access and Parking

The East Downtown area has superi-
or and increasingly improving regional
access. Two nearby access ramps
(Court Street and Ben Maddox) io
Highway 198, Mineral King frontage,
and. community access via Goshen,
Ben Maddox, and Burke Streets. The
raifroad bridge crossing Highway 188

on Santa Fe will be replace with a
new vehicular bridge making it an
important cross-town route and poten-
tially a new address.

Main Street, Acequia and Center
Streets are one-way In the downtown
but two-way in- East Downtown. This
is an advantage. Two-way streets
make the area accessible for local
traffic and are more pedestrian friend-

fy.

Most parking in East Downtown is -
provided on public streets and private
lots. The current zoning requires on-
site parking, which contributes to the
loss of buildings and pedestrian conti-
nuity. Most on-street parking is paral-
lel to the curb. In downtown, most of
the parking is in public facilittes and
on-street, much of it in angled spaces.
If East Downtown is to support a
pedestrian-friendly environment and
make room for new buildings, a park-
ing district of public facilities and effi-
cient on-street parking will be
required. '

Infrastructure Image

The East Downtown has utilities
designed to support industrial uses.
Water and sewer capacity are ade-
quate, according to the City of Visalia.
However, the street and block pattern
are likely to be extended in the area,
requiring new roads and sidewalks.
Overhead power lines have been
undergrounded in the downtown. East
Downtown has power lines running
down Acequia and Center Streets.
Power for East Main Street is provid-
ed in the alleys. Streetlights are stan-
dard auto-era “cobra head” fixtures.
Some street tree planting has taken
place.

1.3 Opportunity Sites

The Strategic Plan identifies future
potential investment areas— —-areas
that could be susceptible to new

page 1-7

Above:

East Downtown has areas with
unigue character. The Transit
Center 5 the hub of a growing busi-
ness adoress. Fast Main Streel’s
sforefronts have been claimed by
arnligue shops. The ofd Cakhurst
nelghborfiood /s an intact block of
historic Victorian and Bungalow
Hfomes.



development over the next 20 years. land and structures, underutilized
The overall goal is to better coordi- properties, and anticipated changes in
nate the types of land uses, trans- ownership or tenancy. Investment in
portation strategies, infrastructure and these sites can act as a catalyst for
design concepts that enhance the future development.
value of the district to property own-
ers, tenants and the community. Areas with large available sites
include the former UPRR property
ong Range Perspactive (approximately 40 acres), blocks
The Strategic Plan anticipates how around the new Transit Center
East Downtown could change over (approximately six and one half
the next 20 years. Site analysis and acres), and infill sites along East Main
Above: market analysis suggest there could- Street (approximately five and one

be as much as 88 acres of urban land  half acres).

- ; e s
by sl ot available for reinvestment. In addition

direct access lo East Downlown's

former raflvards from the Transit to this land, there are many existing Long Term ortunity Sies

Center and dowrifowr, properlies and structures that are like-  In the 20-year planning horizon (0-20
ly to be renovated and provide oppor- years), there are another 31.5 acres

Conneclions wcaont an Plannem tunities for additional tenants to be - that could be redeveloped. These
located in East Downtown. could lend themselves to projects that

e A 111 E anticipate the higher value and pres-

Collector Near Term Opportunity Sites tige of a 2025 central Visalia address.

"‘"-'f""' Mill CreekdJennings DItsh  An estimated 57 acres of land could )
Transit Center available in the near term (0-10 Areas that could be available towards

(..-:‘ Hwy 198 Access We vacant the end of the planning period include
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sites along East Main Street (approxi-
mately seven acres), properties
between Acequia and Mineral King
{approximately 14 acres), and others
scattered sites along Center Street.

1.4 Market Opportunities

Visalia’s economic growth has been
accompanied by a significant increase
in poputation, making it a regional
trading center serving an estimated
population of 500,000 within Tulare
County, southem Fresno County,
Kings County and northern Kern
County. Historically, Visalia's economy.
has been based on agriculture and
refated industries. In recent years,
however, the city has broadened ils
economic base fo include many diver-
sified industrial enterprises and manu-

facturers. Visalla is home to more
than 150 industries and is the princi-
pal trading center for Tulare County.
Over the past ten years, Visalia has
averaged approximately 42% of the
retail sales in Tulare County, while
having approximately 27%.of the
county population.

E ic Outlook
The overall economic outlook for
Tulare County for the five-year period
ending in 2008 is very positive, partic-
ularly in terms of employment and
population growth. Overall non-farm
wage and salary employment in
Tulare County is projected by the
Califomia Employment Development
Depariment to increase by 4,700 jobs
during the period from 2001 to 2008,

Above:

Vacant acito dealer sites in the Last
Dowrtown provide irmmedizio
opportuniies for new ivestment

P T T ——

7 v

¥
Y ok o R A St i TTES TSt




Above:

Existing industrial and servics uses
will continue to face economic pres-
sure to evolve info higher intensity
U585,

Left

Opportunily Sites

There ars an sstimated 88.4 acres
of land In the Last Downlown area
that could be redeveloped in the
next 20 years. The diagram &t the
left sfrows what fand could be
readyy for refnvestment in the near
ferm (56.9 acras) and in the mid-
term (371.5 acres). The Cily owns
about 40 acres in the Fast
Downlown. Much of thal land was
owned by Union Pacific Raifroad.
Other farge parcels are grouped
south of Acequia with potential
aceess from Mineral King.

an increase of 4.7%. The servicss,.
trade and government industries are
projected to add the majority of the
additional employment.

The City of Visalia has a labor force of
approximately 44,630 persons with
40,980 employed persons, represent-
ing an 8.2% unemployment rate (mid-
2004), according to information from’
the California Employment
Development Depariment. The top
public and private employers in the
city of Visalia are:

Employer Employees
Tutare County

4,320
Kawsah Delta Health Care District

2,540
Visatia Unified School District

2,481
College of Seguoias

1,106
CIGNA Healthcare

1,100
Josten’'s Printing & Publishing

720
Land O'Lakes

600
Monrovia Nursery _

600
City of Visalia

519
Kraft

350
Visalia Medical Clinic

. 350

United Parcel Service

310

Source: Visalia Ecoromic
Development Corporation

Market Conditions

An analysis of real estate market con-
ditions was prepared in mid-2004 to
assist in identification of planning
objectives for East Downtown. The
analysis focused on the following:

= Existing real estate market condi-
tions for office, retail and residential
uses;

= Potential real estate development
opportunities for office, retail and
residential uses; and

* Role and capacity of the
Redeveloprent Agency to assist in
implementation of a strategic plan.

Preparation of the analysis included
meetings with various City of Visalia
representatives; inspection of the East
Downtown Area; collection, review
and evaluation of secondary market
data and information; and interviews
with informed market participants,
including real estate brokers and
developers.

The following presents a summary of
preliminary information regarding a
profile of existing real estate market
conditions related to office, retail and
residential (new for-sale, resale, and
multiple family rental) uses in the gen-
eral Visalia area, downtown Visalia
and East Downtown, respectively. All
of the infermation regarding lease
rates, property values, and sales
ptices, are in mid-2004 dollars.

Office

The overall inventary of existing office
space in the general Visalia area Is
approximately 1.0 million square feet.
The current vacancy rate as of mid-
2004 was approximately 9.5%. This
figure represents a slight increase in
vacancy over the previous two years.

The existing inventory of office space
in the downtown core is small, and
consists primarily of small format
office space ranging from less than
1,000 square fest to 7,000 square
feet in size. Based on review of vari-
ous office space listings:

* Monthly lease rates for office space
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in the downtown core ranged from
$.075 fo $1.60 square feet depend-
ing on the size, quaiity and location
of the space; with an overall aver-
age of approximately $1.25 per
square foot;

= Monthly lease rates for smaller
office space (less than 2,000
square feet) ranged from $0.75 to
$1.20 per square; while larger office
space (greater than 2,000 square
feet) was in the $1.00 to $1.80 per
square foot range; and

* Newer larger office space was
being leased at rates toward the
upper end of that range ($1.40 to
$1.60 per square foot).

Some of the issues affecting the
lease-up of existing vacant office
space and development of additional
new office space are the lack of on-
site dedicated parking for employees
and customers (efther private or pub-
lic parking); and the relatively small
format size of the existing and newly
developed office space in relation to
potential demand for larger sized
space.

There is a potential demand for addi-
tional cifice space near the existing
downtown core and the East
Downtown Area related primarily to:

« The existing/proposed future
expansion of the Kaweah Delta
Health District facilities In the down-
town cofe - specifically related to
additional physician and medical
office space that tends to locate
near such major medical facilities;

= The proposed Civic Center Project
in the northwest section of the East
Downtown Area; and

» Projected increase in financial,
insurance and real estate employ-
ment for Visalia and Tulare County.

The demand appears to be for prima-
rity smalier format users of 2,000 to

5,000 square feet in size (except
medical office space). A potentially
marketable office space product
would be buildings with:

= Smaller floor plates (less than

10,000 square feet);

One, two or three stories in height;

6,000 to 20,000 square feet in total

size; and :

* QOn-site dedicated parking for
employees and customers of the
office space.

L

) Abova:
Potential monthly lease rates for new,
high quality office space development
could be in the range of $1.40 to
$1.65 per square foot (gross) depend-
ing on the size, quality and location of
the space; and the availability of on-
site dedicated parking. This range of

© West Main s an established ano
well managsd address. Fast
Downitown can beneiit from the
Success of downlown while sup-
porting its traoftional rofe as
Visafia’s Central Business District

monthly lease rates would probably
reguire tenant improvement.
allowances of $25 to $35 per square
foot for standard quality office space
{and $50 to $60 per square foot for
medical office space}.

Betail

Retail development in the existing
downtown core is primarily iocally-
owned businesses with very few
national tenants (Starbucks,
Togos/Baskin Robbins and Quiznos).
Overall retail leasing in the downtown
core'is very sound with a very small
vacancy factor.

Above:

Many cormmunities are Insisting on
olifce becorming integrated inlo
downtowns by haviity pedestrian-

The inventory of existing retail spacs orisited uses on the ground floor

in the existing downtown core con-
sists primarily of small format space
ranging in size from approximately
500 to 5,000 square feet. Based ona
review of approximately various retail
space listings:

= Monthly lease rates for retail space
in the downtown core ranged from
$0.75 to $1.50 per square foot
(gross) depending on the size, .
quality and location of the space —
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Above,

Natlonal tenants are faking a
grealer inforest in dowrifowr mar-
kets.

" rnes B N

Above:

There may be an opportunily to
bring a mid-size anchior fenant to
East Main Streef that can act as 5
catajyst for reinvestment in adja-
cent sites and buidings.

section one

and proximity to parking (either on-
site or on-straet);

» Overall average monthly lease
rates were $1.10 per square foot;
and

* Larger retail spaces (greater than
2,000 square feet) were being
leased at rates toward the upper
end ($1.45 to $1.50 per square
foot) of the range indicated above.

Mooney Boulevard provides the -retail-
shopping hub for both Tulare and
Kings Counties, offering two estab-
lished regional malls (Visalia Mall and
Sequoia Mall) with two additional new
malls (Packwood Creek and Park
Place Promenade), many “big-box”
retall stores, and various businesses
ranging from services to dining to pro-
fessional offices. Current monthly
lease rates for new retail space being
developed along the Mooney
Boulevard was approximatety $2.00 to
$2.50 per square fest (NNN).

There appears to be potential demand
for additional new service and special-
ty retail generally related to:

s Potential future commercial and
residential development/growth
within the East Downtown Area;

* Existing/projected residential
growth to the northeast and south-
east of the East Downtown Area;

* Existing/future expansion of the
Kaweah Deita Health District facifi-

. ties in the downtown core; and

* Proposed Civic Center Project in
the northwest section of the East
Downtown Area.

There is an opportunity to develop
additional service and specialty retail
that is complimentary to the existing
retall inventory in the downtown core.
Additional new retail space in East
Downtown could be developed to
accommodate:

* Additional local and regional owned
businesses;

* National tenants (franchises) that
are adaptable to a smaller
building/floor plate retail format; and

* Mid size “anchor” retail (i.e. small
grocery) that requires floor
plate/parcel sizes larger than those
in existing downtown. core.

Additional new retail development in
East Downtown shouid be of a quality,
charm and characfer consistent with
the existing downtown core; should
not be large format (“big box”) retail
space; and should not conflict with
existing Clty of Visalia policies, goals
and objectives related to focusing
community and regional retail devel-
opment along Mooney Boulevard.

Potential new retail space in East
Downtown could be developed as
elther stand atone buildings; multi-ten-
ant retail buildings and/or mixed-use
(i.e. office or residential over retail)
buildings. Potential monthly lease
rates for new, high quality retail space
could be in the range of $1.50 to
$2.00 per square foot depending on
the size, quality and location of such
space, and proximity to both on-site
or on-street parking. New general
retail space wouid probably require
approximately $30 to $50 per square
foot in tenant improvement
allowances; with new table service
restaurant space in the range of
approximately $80 to $100 per square
foot in tenant improvement
allowances.

Residential (New For-Sale)

There Is g very strong for-sale hous-
ing market in the general Visalia area.
The overwhelming majority of new
housing being developed in Visalia is
detached singte-family units with three
and four bedrooms. - Based on infor-
mation from.various new subdivisions
being developed in Visalia new hous-
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Ing products ranged in size from
approximately 1,200 to slightly over
3,000 square feet.

New housing development is occur-
ring to the northeast, northwest,
southeast and southwest of the exist-
ing downtown core. New residential
building permit activity has increased
signiffcantly since 1998 to 2002 as
indicated below:

Building
Year Permits
1998 512
1899 633
2000 660
2001 818
2002 860.

Source: Visalia Cily Flanning
Departmeant

There appears to be potential demand
for development of urban scale
detached or attached single family
housing units such as town homes,
condominiums and/or live-work/oft
housing units. This product type
could be developed initiaily at densi-
ties of 10 to 20 units per acre; and
represents a potentially marketable
product type in the initial/early years
of the East Downtown Strategic Plan
implementation. As the urban hous-
ing market develops, there might be
the opportunity to develop higher den-
sity attached housing products such
as stacked flats at densities of 30 to
45 units per acre.

An initial marketable housing product
for East Downtown could be one to
three bedroom units under 1,800
square feet with individual garage
parking. Given the existing (and pro-
jected) for-sale housing market condi-
tions a probable building construction
type initially would be wood frame
construction (Type V) with buildings

that are two to three stories in height.

Sale prices of this type of urban scale
housing product could be in the range
of $120 to $140 per square foot (in
mid-2004 dollars) that is approximate-
ly 10% to 20% above the sales pricing
(average) for attached housing units
in the Visalia area.

Sale prices for the new housing
developments ranged from the low
$100,000s to mid- to upper
$300,000s. This translates into sale
prices of approximately $100 per
square foot to over $145 per square
foot — depending size and quality of
the units. The overzall average sale
price of new housing development in
Visalia increased from approximately
$130,000 in 1998 to approximately
$170,000 in 2002, and over $200,000
in 2005

Besidential (Resale)

There-was a relatively low inventory
of existing housing units listed for-sale
in the general Visalia area based on
the Multiple Listing Services (ML.S).
As of mid-2004 there were approxi-
mately 150 units of housing listed for
sale, which is a relatively low figure
given the fact that Visalia is an area
with an existing population of approxi-
maitely 100,000,

Based on the MLS resale units listed
for sale ranged from 800 to over
4,000 square feet — a very wide range
of sizes. The listing prices ranged
from approximately $100 to $150 per
square foot. This pricing was very
comparable to the current sale prices
of new housing development in the
general Visalia area; and means that
the existing housing inventory gener-
ally maintains its value in relation to
new housing development.

Of the existing housing units listed for
sale, there were very few “attached”
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These housing projects are located
in maluning suburbarn markels

where there is increasing interest in
fowrthouses and live-work lifestyles.



Above:

7he outiook for residential develop-
ment i Visaliz /s very positive.
Visalia /s posiioned at the center of
& growing region. £ast Downtowr
can provide an altermative to subali-
visions as the community grows
into & community of over 200,000
people in the next 20 years.

section eng

housing. product types (i.e. town
homes or condominiums). Attached
housing units constituted slightly less
than 10% of the total number of hous-
ing units listed for sale. Listing prices
for the “attached” units ranged from
approximately $86 to $144 per square
foot, with an overall average of

~ approximately $108 per square foot.

The inventory of multiple family rental
units (i.e. apartments) is generally
older, with most of the units devel-
oped between the early 1970s to the
mid-1980s. The overall average: sizes
of multiple family rental units in Visalia
were found to be 650 sguare feet for
one-bedroom units, 900 square feet
for two-bedroom uniis and 1,100
square feet for three-bedroom units.
Monthly lease rates range from $0.60
to $0.75 per square foot. Larger
sized unifs (two-bedroom and three-
bedroom units) tend to be at the lower

- end of that range; while smaller sized

units (i.e. one-bedroom units) tend to
be at the upper end of that range.
The range of monthly lease rates for
multiple family rental units by type
{number of bedrooms) was $600 to
$800 for one-bedroom units, $775 to
$1,100 for two-bedroom units and
$1,000 to $1,275 for three-bedroom
units.

The units developed since the mid-
1980s tend to be of a higher quality,
larger size developments and higher
monthly lease rate {on a per square
foot basis).

Existing town home and condominium
rental units (one to three bedrooms in
size) tend to be substantially larger in
size (square footage) than apariment
units ranging in size from approxi-
mately B50 to 1,700 square feet. In
addition town home or condominium
rental units tend to have an average

highér monthly lease rates at $0.65 to
$0.95 per square foot.

There appears to be a need for addi-
tional high quality muitiple family
rental units due in part to the overall
increasing pricing of new and resale
housing in the general Visalia area.
There appears to be the potential to
develop additional rental units in
smaller developments that are of an
urban scale and density.

Initial new developments could
include two to four story buildings,
either as stand alonie residentia! or as
part of mixed-use (i.e. over office or
retail space) deveiopment projects, at
densities of 30 to 45 units per acre. A
likely unit product would contain one
or two bedrooms.and be in 650 to 750
square feet and 900 to 1,000 square
feet, respectively, in size depending
on the unit product typé (i.e. stacked
flats; town homes, stc.). A potential
three-bedroom unit product would be
approximately 1,100 to 1,200 square
feet in size.

Monthly lease rates could be in the
range of $1.00 per square foot (for
larger units) to $1.20 per square foot
{for smaller units) depending on the
size, quality and location of siich
units.” These potential rates are
approximately 10% to 20% higher
than current monthly fease rates for
mutltiple family rental units in Visalia.

A current issue related to develop-
ment of additional multiple family
rental units is the availability of prop-
erly zoned property within the City of
Visalia that could accommodate a
minimum level of project development
(at least 30 to 40 units).

1.5 Financial Feasibility

The following summarizes potential
financial feasibility of infill develop-
ment case studies for East
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Downtown. The financial information
is intended to help determineg if certain
types of urban infil! development are
viable from an economic perspective.
it indicates whether implementation
would potentially require public financ-
ing invesiment in order to make.the
subject urban infill development finan-
cially feasible.

Development Case Studies

Four potentia! types of urban infill
development were evaluated to help
determine the preliminary financial
feasibility of such case studies includ-
ing:

Case Stuay Mo. 1: Horzomial Mixed-
L/se-This case study includes mixing
residential and commercial uses in
blacks facing and adjacent to East

Main Street. This approach avoids
the expense of stacking uses by mak-
ing them discrete projects that create
places by being otiented around
streets and open space.

Case Sludy No. 2A and 2B: Verfical
Mixed-Use-These case studies creat-
ed a new mixed-use neighborhood
around the Transit Center by stacking
residential, commaercial and parking
uses. This approach faces retail along
Santa Fe Street and live/work and _
comer retail along Oak Street. This
“urban” mixed-use approach would
result in Visalia's first fransit otlented
neighborhood. Case Study No. 2A
assumed a rental vertical mixed-use
development. Case Study No. 2B
assumed ownership townhouses over
commercial uses.

Below:

Four East Downlfown sites were
uses lo fest the feasibilfly of differ-
ant types of development. These
fckided sites an East Main Strest
{Case Study #1), Sarita Fe Avenue
(Case Stuay #2), Acequia Avente
(Case Study #3), and Osak Street
{Case Study #4).

opportunity sltes
diagram
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Case Study #1: Horizontal Mixed-
se

These phofos show the fype of
commerciz/ and townflouse proj-
ects that ware assumed in the first
case study tested for sconomic fea-
sibifity:

section one

Case Study No. 3: Small-lot Single
Famij~This case study includes
developing smali-lot single family
homes as a neighborhood within
existing block structure in downtown
Visalla. This case study includes a
new three-block nelghborhood of 96
detached single family homes.

Case Siudy No. 4: Office
Development-This case study
includes developing-a 156,000 square
foot urban commercial office campus
adjacent to a new Mill Creek Park.
The development would link the pro-
posed Civic Center to the Transit
Center areas and include three
52,000 square foot office buildings,
two 100 space surface parking lots
and a 440 space parking structure.
The initiat phase would be comprised
of 52,000 square feet of office space
and 200 surface parking spaces.

General Feasibility Findings

Based on this analysis, the following
are general preliminary findings in
reégard to potential financiaf feasibility
of urban infill development case stud-

ies in the East Downtown:

* ltems that have the most potential
‘effect (negative) on overall financial
feasibility include: 1) land assembly
costs (in particular existing build-
ings}; 2) public right-of-way
improvement costs {i.e, streets and
alleys); and 3) structured parking
costs. ‘

= The detached or attached single

family residential prototype (Case
Studies No. 1, No. 2 and No. 3)
appears to be economically feasible
and cotild enhance the economic
value of a proposed development
project due to supportable develop-
ment costs and strength of the
Visalia for-sale housing market.

* Vertically stacked residential apart-
ments with structured parking cre-
ate a financial shortfall due to the
higher costs associated with verti-
cal development over ground floor
commercial uses and the lack of
sufficient market rate rents to sup-
port such costs.

b "-M a(-ef‘ aqmr!um?es
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* Retail development as presented in
Case Studies No. 1 and No. 2
appear to be marginally feasible
only if related parking could be pro-
vided on-street versus on-site
and/or through in-lieu parking fees.

Office development could be feasi-
bly developed if the on-site parking
is surface parking. The preliminary
financial shortfall in for Building No.
3 in Case Study No. 4 is primarily
due to the higher costs associated
with structured parking, and in part
for the responsibility for a portion of
the adjacent new public street.

On-site parking for the near term
should be provided as tuck-under
parking instead of structured park-
ing (due to the high cost of struc-
tured parking). Market rate rents or
lease rates would have to increase
significanily before it would be fea-
sible to economically support struc-
tured parking.

Most of the preliminary developer
returns are marginal due to the
higher costs associated with urban
scale development and the cur-
rent/projected lack of market rate
rents, lease rates and/or sale prices
to fully support such higher costs.

Potential financial feasibility of the
subject urban development could
be enhanced i higher market rate
rents, lease rates and/or sale prices
can be achieved that are at least
10% to 20% above the current mar-
ket levels,

o] ions
The following are the basic conclu-
sions regarding the potential financial

feasibility of the four subject urban
infill development case studies.

= Case Studies No. 1, No. 2 (Site
“B”) and No. 3 appear to be poten-
tially feasible due primarily to inclu-
sion of for-sale residential uses;
while Case Studies No. 2 (Site “A”)
and No. 4 appear io be less feasi-
ble financially. '

+ Primary reasons for the potential
financial infeasibility (and marginal
developer returns on Investment)
appear to be related to preliminary
costs associated with: '

- Land value (i.e. acquisition costs of
existing bulldings);

- Public street, alley and off-site
(curb, gutter, sidewalk and street
-lighting) improvements; and

- Structured parking (i.e. Case .
Studies No. 2 (Site “A") and Case
Study No. 4 (Building 3).

* Potential financial feasibility of the
case study projects could be
enhanced by mutual efforts of the
Redevelopment Agency and private
developers, i.e. public/private
financing agreements to reduce
potential development costs for:

- Land acquisition-and assembly;

- Instaliation costs of public improve-
ments; and/or

- Construction of structured parking.

» The case studies help us under-
stand what is feasibie in today’s
market. They also demonstrate how
changing demand and market con-
ditions will improve over.the next 20
years making marginal projects
practical in the future.
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Case Study #2: Vertlcal Mixed-
i i

Thiz photo is an example of a ver-
ca/ mixed-use project lested for
develgpment feasibiiy

x

Case Study #3: Defached Sing/le
Family

Smal-lot single Em:b/ deveiopment
was ihe third case study tested for
economic feasibiity

Case Study #4: Offfce

Thiis photograph show muiti-stoty
office buildings ihat was fested as

Case Study #4



Above:

Participants i1 the communily work-
sfiop identifed issues facing East
Downtown and assels fo build on

(below;)

SECTION TWO:
Strategies

The strategies in Section Two
spring from understanding -
the opportunities in the East
Downtown area and from the
community’s aspirations for
expanding the vitality of
Downtown Visalia. The strate-
gies embody an overall
framework of land use and
connections. Within the
framework, there are oppor-
tunities to create new parks
and plazas, employment
areas, and neighborhoods.

2.0 introduction

Section Two contains the core strate-
gies for the East Downtown planning.
The strategies build on the communi-
ty’s objectives and establish planning
principles, related “factors for suc-
cess” and overall concepts. The plan-
ning objectives came from the Task
Force and were raeviewed in the com-
munity workshop-and with the
Planning Commission and City
Council. The principles were a result
of the community workshop and
reviewed with the Planning
Commission and City Council. Overall
concepts are based on the principles
and ideas from the workshop and
were reviewed with the City Council
as the Preliminary Concept Plan that
is the basis for the East Downtown
Strategic Plan.

2.1 Objectives

The community and the Task Force
identified leading planning issues,
assets and objectives for East
Downtown. They emphasized pursu-

ing economic development that will
transiorm East Main Street into a
mixed-use and residential district that
complements downtown.

There were eight leading objectives
that emerged from the Task Force and
community discussion, These include:

Objective 1: Encourage |nfill
Development

Encourage infill development in East
Downtown on underutilized opportuni-
ty sites that add to the economic
activities in and around the downtown.

Provide incentives for infill develop-
ment and reinvestment in existing
buildings in East Downtown.

bjective 3: Realiz
Potential
Realize the inherent potential for
investment and development in the
East Downtown area.

Objective 4: Expand Retail Base

Pursue land uses that support the
expansion of retall oppaortunities in the
downtown.

Objective 5: Explore Housing and
Mixed-use

Explore East Downtown’s abiiity to
become a new in-town mixed-use res-
idential neighborhood.

Objective 6: iImage Enhancements

Improve and enhance East
Downtown’s physical image and desir-
ability as a place to invest.

Development

bjective 7: Parking a irculatio
Provide parking and access to the
East Downtown that promotes rein-
vestment and a pedestrian-friendly
district.
Objective 8: Preservation istoric

Bulldings
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1y cited uses that complement larger
goals for expanding regional tourism
-and providing a cultural gateway to
the city. To accomplish this, every new
project has to be designed to con-
tribute to the arrival experience in the
Transit Center area and downtown.

2.3 Overall Strategies

There are three “big ideas” that are
foundation strategies for the East
Downtown planning. The first is to
expand the traditional downtown two
blocks to the east integrating employ-
ment and higher density residential
uses around the Transit Center and
Santa Fe. The second is to differenti-
ate East Downtown from the tradition-
al commercial downtown by empha-
sizing the development of infill hous-
ing and mixed-use development. The
third is to enharice east-west connec-
tions by building a linear park along
Mili Creek and extending the pedestri-
an-scaled downtown block pattern
into East Downtown and beyond into

adjacent areas. These overall strate-
gies have to be viewed within the 20-
year implementation timeframe.

Expanding Downtown
The two blocks sast of Bridge Street

can be seen partially developed on
historic maps. This area has uses that
support downtown and the strategy
envisions fully integrating them. Santa
Fe, with the proposed new bridge, is
to become a new connection to neigh-
borhoods north and south for down-
fown. New private secior interest in
the Santa Fe address is anticipating
this new role. There are a variety of
available sites that can be used for .
employment and residential uses that
support downtown. Parking solutions
can also be mutually supportive of
downtown’s needs.

Residential and Mixed-use Emphasis

The community expressed a desire 1o
complement downiown’s commercial
and retail experience with employ-

pane 2-4

Principle 7: Transit Cornlsr gs &
Catalyst

Lert:
Three “Biy ldeas”

»  Expanding Downtowr

* Hesidential Mixed-use Emphasis

= Croating an tirban Design
Framework

7. Sarita Fe Downlown expansion
and commercial mixed-use

2. Fast Main Sireef residentia/
mixed-use nejghborfiood

3. Central Park residential mived-
use neighborhood

East Main Strest
e e e—

Important connection streets:
Sanita Fe
Btriee
Oak



Development Program

Thare /s over 80 acres that could
be mads available for new develno-
ment over the next 20 years. The
ype of land uses, market demand,
infrastructure development, and
other citywide policies can have an
effect on the pace of investment.
There is evidence of significarnt
#vesitor interest in East Dowrntown.
The following development program
summary fndicates the location and
Iypes of land vses in East
Downtown sub-district addresses.

Right:

Estimate Development
Program Summary

7. Santa Fe.

Opp. Sias 10.52 acres
Hesidential 250 units
Commercial 206,000 SF
2. East Main

Opp. Sfes 18.63 acres
Heasidential 350 units
Commercial 108,000 SF
3. Civic Centfer

Cop. SHes 70.00 acras
Office 280,000 sr
4, Cenltral Park )
Opp. Sites 10.00 acres
Hesidentiz/ 400 unils
Comrmercial 20,000 SF

5. Ben Maddox Business Center

Oop. Sites 78.00 acres
Office 500,000 SF
6. East Acequia Service
Commercial

Cop. Sites 2.59 acres
Serv: Commercial 40,000 SF
Open .S‘bace 15.66 acres
TOTAL

Cop. Sites 88.4 acles
Residential 1,000 vnris
Employment 1,152,000 SF

section two

ment and residential uses. This
mixed-use emphasis envisions adap-
tive reuse of older buildings and new
construction that reinforces the cre-
ation and evolution of new in-town
neighborhoods and mixed-use,
pedestrian friendly streets. This strate-
gy makes a deliberate effort to imple-
ment General Plan goals and policies
to grow concentrically with an empha-
sis on infill and revitalization of central
Visalia’s districts and neighborhoods.

Creating an Urban Design Framework’

The third overall strategy makes a
commitment to creating new places
where pubiic streets and open space
become the focus for social and eco-
nomic activities. To be successful, -
every public and private investment
has to contribute towards the larger
goal of creating social and safe
streets and places. New projects are
to shape and activate parks and
sireets; provide continuity and visual
references; connect to contiguous

development; and anticipate a future
when central Visalia is the most
sought after in-town residential and
business address in the San Joaquin
Valley.

2.4 Land Use Concepts

The land use concepts for East
Downtown anticipate a new economic
role assuming public and private
investment over the next 20-years.
The concepts identify opportunities for
increasing downtown employment, the
ingredients for creating new neighbor-
hoods, and the integration of a new
civic center.

Creating.the Ciitical Mass—New
Business Addresses

The clustering and synergy between
economic activities is crucial for creat-
ing competitive business and residen-
tial addresses. As a mixed-use district
the ground floor uses should activate
streets and provide for social interac-
tion. The economic relationship

1
1
I
1
= |
1
1
o

Ll e
e B Sl

T

b -

JE v e ——

e s v e o e v v s o) [ s e v s et A e e




seclion two

between employment and housing is
a proven econcmic development
package. East Downtown offers a
unique setting for each providing an
alternative to auto-oriented business
parks and subdivisions. '

There are five clusters of employment
in the plan, The Santa Fe/Transit
Station area will continue to provide
sites for professional office projects,
some with housing and retail uses in
the same building. Mineral King
frontage has good traffic visibility and
freeway access for commercial and
office uses. Ben Maddox is to evolve
into an important office and business
address. A service commercial and
visitor commercial (motel-type uses)
area is located at the corner of Ben
Maddox and Mineral King. Finally, the
new civic center complex provides for

to another enhances business interac-
tion that improves collaboration and
innovation. Employment creates
demand for restaurants, commercial
services and housing. This will pro-
vide added support to Main Street’s
existing and future businesses.
Therefore, encouraging eary geo-
graphic focus around specific streats
can result in more energetic address-
es that become catalysts for contin--
ued investment in East Downtown
and central Visalia.

Creating New Neighborhoods

The land use concept identifies loca-
tions for residential development.
These mixed-use places provide
opportunities to add over 1,000 hous-
ing units to the downtown. They are to
be located in three new neighbor-
hoods. These include Santa Fe, East

governmental and institutional Main and Central Park areas. Above:
employment. Offfice projects on Main and Santa
Santa Fe Fe are o developed as mixed-use
Grouping employment activities near Santa Fe is to become a mixed-use profects
. Loft:
Jar=aem—y
. Employment Areas

7. Santa Fe Avenue

2 Chiic Center Disirict

3. Burke (Faleway

4. Ben Maddox Busiess Center

5. East Aceguia Setvice.
Commercral




Above:

New najghborhoods with street-orr-
ented housing. are fo make safe
and social strests

Right;

Neighborhoeds

7. Santa Fe Avenue

2. East Maip Street

9. Cemiral Park Neighborfiood

4. South Acequia Nelghborfiood

5. Historie Oatdurst Neighborfiood

8. Cantral Park Neighborfood

section two

address providing an opportunity to
expand downtown’s commercial activ-
ities to Tipton Street, Residential use
would be a secondary in this area and
complement offices in mixed-use proj-
ects. Being located adjacent to down-
town's.restaurants and the transit sta-
tion provides amenities that are
already available to those interested
in a downtown lifestyle.

East Main

East Main is the largest neighborhood
spanning from Civic Center Park on
the north to Mineral King on the south
and Tipton on the west to Edison on
the east. There Is an opportunity to
develop a variety of housing types.
The area has a large number of exist-
ing buildings that can'be adaptively
reused for commercial and residential
uses. These sites lend themselves to
lofts, stacked flats, and townhouse
designs. The plan envisions eatly
opportunities for ownership town-
house projects that take advantage of

a proven market and financial feasibil-
ity.

. There are three clusters of opportunity

sites in the East Main Neighborhood.
©n the south side of Civic Center
Park are sites that can take advan-
tage of overlooking Mill Creek and the
Civic Center. On blocks contiguous to
East Main Street are sites that can
accommodate a mix of commercial
and residential uses. South of
Acequia are larger sites that can
become a townhouse neighborhood.

Central Park

In the longer term, the new Central
Park will provide a significant open
space with the Jennings Ditch trans-
formed into part of the creek walkway
and frail system. k will become a sig-
nature address in central Visafa that
creates value beyond East Downiown
for adjacent areas. The Central Park

‘Neighborhood is envisioned as five

blocks of townhouses, stacked flats
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and apartrhents with ground floor
commercial or live-work uses facing
the park and Burke Street.

Civic Center

The Civic Center is a critical addition
to the East Downtown program. It is
an important symbol for the City’s
aspirations and commitment to down-
town. It creates a place that is central
to the region—as part of a transit hub,
integrated into a vibrant urban center,
and a catalyst for commercial and cul-
tural investment.

The Civic Center is undergoing a
master planning process that will pro-
vide a better understanding about the
program, real estate and financing
strategies. This effort will express
these strategies as urban design con-
cepts that respond to the overall
objectives and strategies for the East
Downtown.

2.5 Circulation
A primary objective expréssed by the

community for East Downtown was to
make sure it is a weli-connected and
walkable districi. The circulation is
organized around three important
concepts for East Downtown: Sireets
are places—not just traffic facilities;
East Downtown is to evolve as a
mixed-mods district; and parking solu-
tions are tailored to support land use
concepts.

reets la
The East Downtown districthas a
variety of transportation, economic
development and image enhancement
objectives that will be satisfied when
streets are treated as places, not just
roadways. The plan extends the tradi-
tional city block pattern found in
downtown as a flexible and walkable
module for shaping and accessing
development. Within this block pat-
tern, the trahsportation and design
concepts identify five types of streets
(pages 2-2 through 2-12).

Below:

Open Space Concept

1. Milf Cresk Market Hall Plaza

» Plaza for programmad everils
and farmers’ market

» Traiphead for Mi Creek park
system

2 Civie Center Parke
e Formal civic park
o Mi Creek trail and mixed-use

3. Oak Woodlands
& Informal woodland and creek
afl '

4. Central Park
= Formal nefghiborfiood park with
creek traif -

5. Gy Hall Plaza
e Formal special event plaza

8. Sanla Fe Plaza
» Urban plaza and cafe
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1. Transit Street, Oak Street .

2. Thoroughfare Commercial Street, Ben Maddox
3. Mixed-use Commercial Strest, East Main Street
4. Mixed-use Commercial Street, Santa Fe

5. Mixed-use Residential Street, Acequia/Center
6. Neighborhood Street, East Main Area

7. Residential Alley/Court Yard, East Main Area

Transit Street

Saefaents Has
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Thoroughfare Commercial Sireats

Ben Maddox

Fesidential/Office

Retail

. Mixed-use Residential Strast
Acequia and Center Streets

‘lﬁ”l Sifeels:
i s tdential

Ace 58 streéls have pé:rallél'én-siréét parkmg ey are two lane
roads Wwith tu lan y mlersectic ‘ fl-outs. Pait of the:
improvernents for hes___two streets would mc[ud undergrcundmg of utlljty--_
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ResidentialfOffice

ResidentinlfOffice

Residential/Oifice . iy
Residential/Offica

Retail [Pl _ i By Retail

Mixed-use Commercial Street

Santa Fe

Rasidential!OHice

Mixad-use Commercial Streat

East Main Street

-
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Residential Hasidential

Nelghborhood Street

East Main Area

Residential

Alley/Countyard Straat
East Main Area
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Abova: -

Stroels are fo be designed o sup-
port a pedastrian fiendly and walk-
able environment

Right:

Circulation Concept

MOmyﬁhmre Streels

4 frave/ fanes, fum lanes '

No on-strest parfong

Mixeg-use Commercial Streets
T

2 travel lanes. tiim lane
Cr-slreet parking

Mixed-usé Residential Streets
= n e——ce fa LD ] .

2 trave/ lanss, ium lans, bus stops
On-sirest parking
Nelghborhood/Local Streals

= =]

2 travel lenes

" On-sirest parking

Oak Translt Strest

o [eeoronoseonrpanay

UPRR/Firfure Transit Line

BB esssnsssnnannne [RX T EY]

Creek Trall (Blke/Ped)

section tws

Mixed-Mode District

The mix of uses, central regional loca-
tion, transit center, and proximity to
Highway 198 make East Downtown
an accessible place to live and work.
Every mode of travel begins and ends
as a walking experience. The circula-
tion concept for East Downtown
underscores this and focuses on mak-

“ing the pedestrian experience a priori-

ty. The sireet types all provide com-
fortable walking conditions with an .
understanding of how each connects
various activity areas.,

Transit service is an important fea-
ture. The Transit Center, that currently
provides bus transi, is planned to
become a rail transit facility in the
future, making it hub for the region.
Citywide transit runs along
Bridge/Santa Fe. Local downtown bus
service is provided along Center and
Acequia.

Bike access is planned for the Mill

Creek trail and street system. The
added bike and pedestrian facilities
will provide stronger downtown-neigh-
borhood connections.

Parking Concepts

Parking strategies for East Downtown
reflect its mix of uses and anticipated
demand. The concept emphasizes
cost effective implementation moving
from an emphasis on on-street park-
ing and public lots towards public and
private struciures as employment
demands it. The parking concept has
linked strategies that provide for the
district's evolution. These include
Increasing the supply of on-street
parking, using City-owned iand as
public parking lots, and the develop-
ment of public-private parking struc-
tures.

Increasing the Supply of On-street
Parking .

Most of East Downtown streets have
on-street paraliel parking with about

muuﬁﬂ .‘.
I}
.
1
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An Interconnected System of New Visaiia. The urban design framework
Places ' capiures the communlty’s objectives
The Transit Center is a strategic to use open spaces as focal points for . ]
investment. It has created a new new investment. It identifies six new : ?ﬁ:‘—
focal point and a beachhead for places (pages 2-16 through 2-21) that ¥ ‘F’;
downtown expansion. The East create value such as the Transit H 0
Downtown planning expands the Center has done.
number of new places in central

Santa Fe

Plaza

i s B

F :
eVt

=Sy ) . O
=P Lo}/ e
Mill Creek L !
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ed 1o the- 378

#losr rétail and testaurant L]
Saiita Fe drga employges and i
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Townhouses- - Commerclal and foed-usel Courtyards

Loy

X e ]
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Burke Plaza Retail and
Office Buildings

f
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Central Park Central Park Residential

and Creek Mixed-use Neighborhood
Trail
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Every Project antributg_s_ to the

| e ucee!

Downtown -

As discussed as part of the circulation
concepts, streets are considered
places. The network and fypes of
streets are the primary venue for city
life. There are business sireets, shop-
ping streets, residential streets and
civic of symbolic streets. Every public
and private project has to contribute
to the creation of successful streets
and open spaces. To do this, project
planning and design need to reflect
current and future contexts, activate
streets and open spaces, and
respond to cutrent and future market
conditions while meeting the East
Downtown’s urban design objectives.

Current and Fuidure Context

A primary motivation for preparing the.

East Downtown Strategic Plan was fo
provide policy direction for both pri-
vate and public sector investment. To
be successful, each project needs to
respond to current market and design
conditions with an eye towards the
future. This has several dimensions.

Financial feasibility will be a constant.
Projects need to demand rents that
support the project initially and create
a better address so rents are sustain-
able and grow with the value of the
district. This means there has fo be
an emphasis on design quality that
contributes to East Downiown beyond
the property line of an individual proj-
ect.

The design context for projects has
three time frames. There Is a historic
street context, lot and building pattern
that differentiates East Downtown
from a suburban location. New proj-
ects should reflect this in their design.
There s a current context. Many '
existing service commercial uses are
being phased out, both by.desigh and
natural market forces. So, new proj-

scts may have land use and building
contexts that are in transition. They -
have to respond to this and build
towards the future. The future context
is conveyed in the East Downtown
Strategic Plan.

Parking and infrastructure are public
investments that alsc need to respond
to current needs and context while
making the future possible. Every
public sector building, roadway,
streetscape, utility, park and parking
project s a catalyst for creating the
future. The East Downtown'’s urban
design framework depends on this.

Aciivating Streels and Flaces

A principle difference between subur-
ban development and city neighbor-
hoods and districts is how projects
activate streets and places at both a
pedestriah and driving pace. The suc-
cess of East Downtown’s streets is
dependent on the design of individual
projects. The design of ground floor’
uses, transparency of storefronts,
relationship to the sidewalk,
streetscape, street orientation, and-
other elements make commercial -
streets successful. The design and
definition of public and private spaces,
“eyes-on-the-street” design, and street
orientation make residential streets
successful. Mixed-use streets need to
do both,

Building Tipes

East Downtown will have a variety of
types of buildings. Each-has to make
a design contribute to streets and
public spaces. The urban design con-
cept considers the design of commer-
cial and residential buildings including
their form, orientation, ground floor
uses, and architectural features. Each
of these building types need to be
designed fo work within their current
and future context.

aage 2-22

Above:

Suflar'’s Fort in Sacramento pro-
wides a historic destination i the
Midhtown nelghiborfiood. -

FORT VISALIA

Though i is not technically in the
East Dowrnitowr, Fort Visalia sfood
on the site of the Brown Lumber
Co. at the corner of Ok and
Gardan Slreets. Buflt on the north
bank of Milf Creek in 1852, the log
stockade was only 60 1. square
with extersions of 4 1t at each cor-
ner. A bridige was built over the
creek and laler was surveyed as
Visalla’s first stresl, Bridge St Itis
an amporiant siorical site i
Visalta and one of ihe oldest in the
siate.

Recrealion of the structure and
grounads would allow visitors and
Visalians to erjoy the opportunity fo
lour an "old fort. The Chamber of
Commerce, Convention Center and
Downtown Visalia could capifalize
on and market this efement of
tourism.
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Commercial Buildings

There are likely to be three types of new commercial buildings buiit in the East
Downtown. These include office buildings, commercial mixed-use buildings, and
storefront commercial buildings.

M if : :§'t.l‘aetl
zontal:
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Residential Buildings

There could seven types of residential bulldings built in the East Downtown,
These include mixed-use buildings, apartments, podium townhouses, town and
rowhouses, small-lot single family, and loft and live-work.
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Adaptive Reuse and Renovation

East Downtown has a variety of exisi-
ing historic and older nonresidential
buildings that will be restored or adap-
tively reused. The reuse of existing
buildings provides a bridge between
the past and the future. They have a
unique character and scale that can
act as reference and context for new
buildings. They offer opportunities for
interesting intetior spaces as well as
adjacent outdoor spaces. Reinvesting
in older bulldings provides a variety of
economic and design opporiunities
that can contribute to public objectives
for East Downtown.

Art inn Public Places ‘
Throughout the East Downiown area
there is an opportunity to inciude pub-
licly and privately funded art.

Roadway projects, plaza and parks,
and private development can inte-
grate the arts into their planning, fund-
ing and design. Creation of an "arts
zone” that links the Transit Center
area to downtown and East
Downtown was suggestad by Task
Force members as a way to revitalize
the area. Including the arts community
as pariners and tenants would add a
culturat dimension to the area that
would be attractive to other new ten-
ants and residents.

Many communities prepare art plans
for their central districts. These plans
identify locations for public art, match
private sector partners with artists,
and identify funding sources.

naps 2-25

Many communities have promoted
the arts in ieir central districts as a
way o celebrate locs/ talent and
contribute lo Hheir unigueness.

Lefi

This former daliy processing and
distribution faciily fs located in a
lransiorming inaustrial corrdor i
Sacrameriio. The building was
adBptively raused as a club, restay-
ant and office develgoment,

Left

7His /s a pholo of a former auto
dealer buiding in Sacrarmento that
Fas been adaptively reused as a

mixed-use building. It includes

ground floor restavrants, two floors
of offices, and penthouse condo-
Iinms.



SECTION THREE:
Action Plan

The Action Plan recommends
a pragram of various public
and private activities to
achieve implementation of
the revitalization strategy for
East Downtown. The Action
Plan identifies priorities for
overall development, and
regulatory, administrative
and financing actions. It
includes potential lead proj-
ects and sites, public partici-
pation and sequence of activ-
ities.

3.0 Introduction ‘

The East Downtown has a variety of
assels and development factors that
will influence the approach to imple-
mentation. The Action Plan sirives to
build on East Downtown’s assets
while addressing other development
factors.

Assets

A major asset of Visalia is its down-
town, which contains. many specialty
shops, restaurants and cafes and
entertainment opportunities. The -
recently restored Fox Theater pro-
vides one of the four live performing
arts venues in Visalia, and is home to
the Tulare County Symphony. The
Visalia Convention Center is also
located in the downtown area and
provides 114,000 square feet of con-
vention space, supported by over
1,100 hotel rooms located either adja-
cent to or within close proximity to the
Visalia Convention Center.

The East Downtown Area presents

some unique opportunities for new
development and redevelopment of
existing properties. The area has sev-
eral existing assets that could poten-
tially support revitalization, redevelop-
ment and new deveiopment opportu-
nities. Some of these include:

* Proximity to, and opportunity to
physically connect to the existing
downtown Visalia;

= Proximity/access to Highway 198
and major sireets;

* Recent new major investment —
transit center and health clinic;

= Mill Creek, which could be deveal-
oped with creek side parks, pedes-
trian and bicycle trails and provide
a linkage to the existing downtown
core; -

* Public transit service including
Visalia City Coach Service Lines 5
(Santa Fe/Center Streets) and Line
8 (Ben Maddox Way/Locust Street).

The proposed Civic Center would be
an asset for potentially stimulating
additional private investment and
development in the East Downtown
Area. This proposed project would
also provide for a potential linkage to
the existing downtown core through
automobile/pedestrian and open
space connections (Mill Creek).

The City of Visalia currently employs
slightly in excess of 500 persons.
The proposed Civic Canter would
result in a significant new “day-time
population” in the East Downtown
Area that could support existing/pro-
posed commercial and retail uses.

The Kaweah Delta Heaith Care
District is the largest acute care med-
ical facility between Fresno and
Bakersfield, and is the major referral
health care center in Kings and Tulare
Counties. The existing Kaweah Delta
‘Health District facllities total approxi-
mately 391,500 square fest. The pro-
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posed District facilities expansion plan
includes a Phase | increase of
143,500 square feet and a Phase |l
increase of 387,900 square feet
resulting in a potential total of 922,900
square feet on approximately 30
acres of land.

The District currently empioys approx-
imately 2,500 persons. The proposed
expansions could increase employ-
ment by approximately 900 employ-
ees (Phase 1) and 2,500 employees
(Phase II), respectively (based on the
same ratio of building/facility size to
number of employees as the current
District facilities). Full implementation
of both phases of expansion could
result in an ultimate District employ-
ment of approximately 5,500 to 6,000
persons.

Development Factors

There are a number of constrainis
that potentially affect the opportunity
for revitalization and redevelopment of
East Downtown. These factors prima-
rily relate to land assembly, improving
roadways, ground water and soil con-
tamination, existing zoning, and utili-
ties.

A significant amount of undeveloped
and underdeveloped propetly exists
within East Downtown with large
tracts of land owned by public and
quasi-public entities such as the
Unlori Pactiic Transportation ™~
Company, Southern California Gas
Company and Visalia Redevelopmant

Agency. '

There are a significant number of
parcels that are smaller in size and of
an irregular configuration, This could
negatively affect the ability to develop
any significant amount of new devel-
opment on such properties without
first assembling and consolidating
such _parcels intc developable sites.

There are several arterial roadways in
East Downtown that are not yet built
to their ultimate right-of-way width that
couid impede circulation for future
developrnent in the area. In addition,
a lack of traffic signals at key intersec-
tions could limit capacity of the road-
ways as fraffic volumes increase in
the future.

A large portion of East Downtown has
historically been used for heavy com- -
mercial and industrial uses that have
potentially contributed to the contami-
nation of ground water and soils since
the early 1900s. Such contamination
factors have, in part, deterred any
new on-site development most likely
because of the remediation/mitigation
cosis involved fo clean up the sites.
This results in a number of potential
infill development sites not being
developed because of the potential
costs and risks.

Development investment has been
burdened by the numerous properties
with environmental contamination due
to the difficulty of securing private
financing for purchase, clean-up and
development of such properties in a
manner that yields a reasonable eco-
nomic return on investment.

The fargest concentration of Visalia's
Service Commaercial (C-8) zoning is
within East Downtown. C-S zoning
consists primarily of autonotive and -
repair shops on smaller parcels (aver-
age of one-half acre). The Setvice
Commercial (C-S) zoning designation
has caused a large number of existing
industrial uses to become non-con-
forming uses impacting expansion of
existing operations. This makes it
harder to expand the employment
base and attract commercial and
other uses that would otherwise assist
in commercial revitalization efforts. -

Existing public facilities are located
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within East Downtown, however there
would be a need to upgrade or
expand such facilities in order to
serve any substantial amount of new
development in the area. It is likely
that new development would be
responsible for the costs associated
with installation of new, upgraded
and/or expanded utilities related to
providing service to proposed devel-
opment. These inciude:

* Waler-The California Water
Setvice Company currently has
facilities to provide water service 10 -
the East Downtown Area and is
able to provide service o the area
from existing water mains and/or .
extended water mains. According
to the California Water Service
Company, the City of Visalia is not
facing any critical water supply
issues.

* Sanitary Sewer-There is available
sanitary sewer service in the East
Downtown Area (within existing
street rights-of-way) except for 800

‘feet of Center Street west of Ben
Maddox Way and 700 feet of
Goshen Avenue west of Ben
Maddox Way.- Overall, sanitary
sewer lines in the East Downtown
Area are in acceptable condition
and have capacity to serve the -
area. The existing City of Visalia
Wastewater Treatment Plant is
being expanded To increase the
maximum design capacity to 22 .
mgd in order to accommodate
future growth.

* Hectiicly-Southem California
Edison currently has facilities to
provide electrical service to the
East Downtown Area and is able to
provide service 1o the area from
existing and/or extended facilities.

s Natural Gas-The Southemn
California Gas Company currently

provides natural gas service to East
Downtown and is able to provide
setvice to the area from existing
mains and/or extended gas facili-
ties. ' '

3.1 Development Actions

A series of development actions need
to be coordinated to support imple-
mentation of the East Downtown
Strategic Plan. These include phas-
ing, public investiments, public
actions, and defining development
sites.

Overall Strategies

The Action Plan outlines a framework
for improvements in East Downtown
while remaining flexible so that the
City of Visalia would have tha ability
to respond to changing conditions and
gairt the most benefit from use of Iits
public resources. While specific
actions or activities are identified,
some of these might be modified as
apportunities are presented. However,
it is Important that the fundamental
concepts of the East Downtown
Strategic Plan are adhered to by the
City of Visalia.

In order to assist the Cliy of Visalia to
consider refinements to the recom-
mended implementation schedule in
an appropriate manner, the Action
Plan recommends a series of prioriti-
zation criteria. The Redevelopment
Agency and Cify of Visalia should pur-
Sue a program of activities focused on
the following:

* Use public sector assets (land,
parking, financing) to create pub-
lic/private development opportuni-
ties;

* Commit sufficient staff resources to
assure successful implementation
of the East Downtown
Revitalization Plan;

* Align City and Agency policies, reg-
ulations and development stan-
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dards with the provisions of the
East Downtown Revitalization Plan;
and

« Use public financing for public infra-
structure and improvements to facil-
itate new public and private devel-
opment.

The Redevelopment Agency should
facilitate selective new infill deveiop-
ment, rehabilitation of existing build-
ings, and adaptive reuse of certain
existing buildings consistent with the
East Downtown Strategic Plan.

Phasing

Implementation of the East Downtown
Plan is envisioned as a long-term
venture with phasing of recommended
actions and activities. The priorities
for imiplementation.are arranged in the
following three phases:

* Phase One—These activities are the
highest priority and should be .
implemented as soon as possible.
Generally these activities are to be
implemented in years 1 through 5.

= Phase fwo-These aclivities are
also of high priority but would likely
require more time to accomplish.
Generally these activities are to be
implemented in years 6 through 15.

* Phase Three-These activities are
either more complex and/or would
require more time and identification
of future funding sources.
Generally these aciivities are 1o be
implemented In year 15 and later.

Public Activities -

The Agency may need to be involved
as a means to resolving identified
physical constraints that could affect
the development feasibility of certain
properties, and generally facilitate
new recommended private and/or
public development activity, This may
include land acquisition, site remedia-
tion, public infrastructure, assistance
for existing businesses to relocate,

and development of parking.

Land Acguisiion and Assembly

The land area related conditions that
potentially affect the ability for rede-
velopment and/or new developrient in
East Downtown include a substantial
number of.

s Parcels that are smaller in size and.
of an irregular configuration;

* Underdeveloped properties; and

» Different property ownerships.

These conditions could negatively
affect the ability to develop any signifi-
cani amount of new development
without first assembling and consoli-
dating such parcels into developable
sites. East Downtown is within an
established redevelopment project
area. Therefore a logical role for the
Agency would be to assist in the
acquisition and assembly of certain
existing privately owned properties
through agreements with existing
property owners consistent with the
provisions of the East Visalia
Redevslopment Plan.

Physical Suitability of Property for
Development

A substantial portion of the East
Downtown area has been used histor-
ically for light industrial and service
commercial purposes that may have
contributed to the contamination of
tamination factors could have the
effect of deferring new development
because of remediation/mitigation
costs. This results in a number of
potential infill development sites not
being developed due to such poiential
risks.

Development investment has poten-
tially been further burdened by the
numerous propetties with environ-
mental contarnination that make it dif-
ficult for private financing for pur-
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chase, clean-up and development of
such properiies so that there is a rea-
sonable economic retumn on invest-
ment.

Therefore, a prospective role for the
Agency would be to provide assis-
tance for the remediation of properties
designated for rehabilitation, adaptive
reuse and/or hew development as a
means to make the subject properties
physically suitable for the envisioned
development.

Public Infrastructure

A substantial portion of East
Downtown lacks basic public infra-
siructure and/or improvements that
are needed to accommodate potential
development consistent with the
Strategy. Certain portions of the East
Downtown area lack basic public
infrastructure and/or improvements
such as:

* Public streets including curbs, gut-
ter, sidewalks, street lighting, and
landscaping; and

= Underground utilities, sanitary sew-
ers and storm drains in streets or
alleys. '

There is a role for the Agenicy to
assist in the financing and installation
of new and/or expansion of public
infrastructure and utilities needed to
serve the proposed development.
Existing Service Commercial
Businesses

The City of Visalia goal to redevelop
East Downtown and transform the
area into an urban scale, mixed-use
environment would potentially require
relocation of a number of existing
service commercial related business-
es. Many of these existing service
commercial businesses operate in a
low cost environment. The Agency
(and City of Visalia) will need to work
with the existing business owners/ten-

ants to address appropriate physical
and economic measures to relocate
such uses to areas of Visalia desig-
nated for such industrial uses in a
manner that does not negatively affect
the business operations and overall
financial conditions of such business-
es.

There are two potential approaches to
addressing the issue of relocation of
the existing industrial and/or service
commerclal businesses.

First, the City of Visalia could consider
relocating of some of the existing
industrial and service commercial
related businesses into other appro-
ptiate areas of East Downtown. The
Agency (and city) could create
“receiving” sites where these busi-
nesses could be relocated with assis-
tance by the Agency. The businesses
would have to be compatibie with
other planned new development on or
near such “receiving” sites as
described in the East Downtown
Strategic Plan.

A second approach would be for the

City of Visalia to work with the exist-

ing service commercial businesses in
relocating to other potentiai locations
in Visalia that are designated for that
type of use,

Parking (District Basis)

The Agency (and City of Visalia)
should pursue a parking district pro-
gram versus a project-by-project
approach to providing parking for the
proposed private (and public) devel-
opment in East Downtown. This park-
ing district program approach should
also include both the existing down-
town Viszlia core area.

Parking facilities need to be in safe
and convenient locations close to the
existing and/or planned usés. In addi-
tion, the proposed parking shoutd be



section three

well integrated into a public or private
development projects and be located
and designed in & manner that does
not disrupt the urban design, scale or
character of block faces in East

Downtown or downtown Visalia areas.

Parking developed on a district basis
could be incorporated into:

1) New suiface parking lots strategl-

cally located to serve businesses,
tourists and visitors with connec-
tions to key activity points provided
by a shuttle system.” Eventually -
there is the poteniial need to devel-
op parking structures in order to
provide sufficient parking to serve
the East Downtown -and existing
downtown core area.

2) New mixed-use development proj-

Below:

Phasing Diagram

This diagram Mustrates the antici-
pated sequencing of public and
private fnvestment in Edst
Downtown. The phasing strategy
generally moves from west fo east
using public fvesiments as cala-
lyst for private sector development.
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Phasing Key

0-5 years

6-15 xears
N

LT R

15+ years

New Street
[
Enhanced Street
B __§F
Public Park (phase)

Parking Structure {phase)

Note:

This phasing diagram is
conceptual and reflecis a
logical sequencing of
investment. Market forces,
funding and the ability of

the City and private sector

partners can effect the
phasing and timing of
investment. )
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ects consistent with the proposed
East Downtown Strategic Plan, and
not be developed as stand alone
parking. The parking should be joint
use parking or shared parking.

To be successful an urban parking
program needs o be comprehensive
and include other elements in addition
to structured parking such as on-
street parking management and
enforcement and a residential permit
parking in the residential nelghbor-
hoods.immediately adjacent to the
downtown core arka.

Parking facilities are a means to
assist in redevelopment and revital-
ization activities in urban downiown

-areas. The structured parking devel-

oped under-a district approach could
be developed with public financing or
a combination of public and private
sector financing. The most probable
sources of public financing are rede-
velopment tax increment funding
and/or lease revenue bond financing
{(issued by the City of Visalla). Private
saector financing could be provided as
part of the financing of & proposad
parking facility, if the parking facility is
intended to provide parking for private
uses.

Davelo nt. Site:

The Preliminary Land Use Concept
and Proposed Phasing Concept iden-
tify certain proposed private develop-
ment sites that couid potentially be
redeveloped in the first five (5) years
of implementation. A description of
such sites is included below:

Downtown Mixed-Use Expansion
{Santa Fe) .

» Site A~This represents an opportu-
nity to develop the ull block bound-
ed by School, Oak, Santa Fe and
Tipton into a mixed-use residential
and commercial project with urban

residential uses on the northern
portion of the site and vertical
mixed-use residential or office over
ground floor retail on the southarn
portion of the site. The Agency has
acquired the site and is seeking a
private development pariner
through a Request for Proposals
(RFP) process.

« Site B-This Is a currently proposed

private vertical mixed-use residen-
tial (ownership) over office develop-
ment on the western portion of the
block hounded by Acequia, Mineral
King, Santa Fe and Tipton. This
represents an opportunity for the
Agency to enter into an Owner
Participation Agreement (OPA) with
the owner/developer of the subject
property to assure that the pro-
posed project is developed consis-’
tent with the land use and design -
concepts of the East Downtown
Revitalization Strategy.

* Site C-This represents an opportu-

nity fo coordinate the proposed pri-
vate development of the Chamber
of Commerce building on Santa Fe
at Oak with vertical mixed-use resi-
dential or office over ground floor
retail on the balance of the site.
The site is privately owned and is
primarily vacant with the exception
of one large existing building along
Tipton. This site represents an
opportunity for either participation
by the Agency In acquisition and
assembly of the subject property or
participation in an Owner ’
Participation Agraement (OPA) with
a subject owner/developer of the
subject property.

Civic Center
s Site D-This represents an opportu-

nity to redevelop the sites located
on the north side of Center

paye 3-7
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between Tipton and Burke that
would front on the proposed -
park/open space area along Mill
Creek. With the proposed extension
of Oak Street between Tipton and
Burke and development of the pro-
posed Civic Center (Phase One),
this site represents an opportunity
for the Agency to facilitate new
urban scale residential uses coin-
ciding with the timing for build-out

of the proposed Civic Center. Such
coordinated development would
result in new development on both
sides of the proposed park/open
space along Mill Creek. The two
sites are privately owned and are
currently vacant or -occupied with
existing buildings. The sites repre-
sent an opportunity for either partic-
ipation by the Agency in acquisi-
tion/assembly of the sites or partici-

Below:
Initial Development Sites

The Strategic Plan identiies 10
sites thal are to be developed with-
in the first five years. These repre-
sent a combination of mutually sup-
portive public and private invest-
ment. These eary phase develop-
ments assume sutace parking.




|Development
Sites (Year 0-5)

Site A

Site Area: 1.73 acres
Proposed Use: Commercial
Mixed-use )

Site B

Site Area: 0.57 acres
Proposed Use: Commercial
Mixed-use

Site C

Site Area: 0.81 acres
Proposed Use: Commercial
Mixed-use

Site D

Site Area: 10 acres (approx.)
Proposed User Civic Center
Office, Surface Parking, Open
Space, New Oak Strest '

Site E

Site Area: 0.92 acres

Proposed Use: Residential Mixed-
use .

Site F

Site‘Area: 0.78 acres

Proposed Use: Residential Mixed-
use

Site G

Site Area; 1.02 acres

Proposed Use: Residential Mixed-
use, New Tipton Street ’

SiteH _

Site Area: 1.55 acres

Proposed Use: Residential Mbxed-
use ‘

Site |

Site Area: 1.26 acres

Proposed Use: Residential Mixed-
use )

Site J
Site Area: 2.25 acres

Proposed Use: Surface Parking,
New Liberty Street

section three

pation by the Agency in an Owner
Participation Agreement (OPA) with
the subject owner/developer.

East Main Street Mixed-Use

» Site E and Site F-These are under-
utitized privately owner parcels
located north of Center Street
between Burke and Tipton that will
be facing the new civic center park
and Mill Creek trail. These desir-
able sites are anticipated to be
developed as mixed-use residential
projects with ownership townhous-
es with an opportunity to have
ground floor commercial uses fac-
ing the park and/or streets.
implementation could include par-
ticipation by the Agency to assem-
ble land or an Qwner Participation
Agreement {OPA) with the subject .
owner/developer.’ '

= Site G—This represents an opportu-
nity to redevelop a large portion of
the block bounded by Center, Main
extension of Tipton and Liberty into
a mixed-use project with urban
scale residential on the portion of
the site that fronts on Center and
vertical mixed-use residential or
office over ground floor cemmercial
retail space on the portion that
fronts on Main Street with appropri-
ate on-site parking for the residen-
tial use. The site is primarily vacant
and privately owned. It would need
to be assembled into a single
development site. This represents
an opportunity for either participa-
tion by the Agency in such acquisi-
tion and assembly or participation
in an Owner Participation
Agreement (OPA) with the subject
owner/developer. J

* Site H-This represents an opportu-
nity redevelop the block bounded
by Center, Main, Liberty and Clark
into a mixed-use project with urban

scale residential on the portion of
the block that fronts on Center, and
vertical mixed-use residential or
office over ground floor commercial
retail space on the portion that
fronts on Main Street with appropri-
ate on-site parking for the residen-
tial uses. The site is currently pri-
vately owned and is underutilized
with several existing commercial
buildings and surface parking lots.
The site would need o be assem-
bled into a single development site.
This represents an opportunity for
erther participation by the Agency in
the acquisition and assernbly of the
subject property or parficipation in
an Owner Participation Agreement
(OPA} with the subject owner/devel-
oper.

Site I-This represents an opportuni-
ty to redevelop the eastern portion
of the block bounded by Main
Street; Acequia, Liberty and Clark
into a mixed-use project with verti-
cal mixed-use residential or office

“over ground floor commercial retail

space on the northern portion of the
site that-fronts on Main Street, and
urban scale residential uses on the
southern portion of the site that
fronts on Acequia. The site is pri-
vately owned and is currently occu-
pied by several existing buildings.
The site would need to be assem-
bled into a single development site.
This presents an opporiunity for
either participation by the Agency in
acquisition and assembly of the
subject property or participation by
the Agency in an Owner
Participation Agreement (OPA) with
a subject owner/developer.

Site J~This vacant site is located at
the southeast corner of Acequia
and Tipton. Currently a parking lot,
the site can be used as a parking
facility supporting commercial proj-
ects in the East Main Street and



section three

southern Santa Fe areas. The
Strategic Plan envisions the site
being developed with a parking
structure and housing in fulure
phases. This presents an opportu-
nity for either participation by the
Agency In acquisition and assembly
of the subject property or participa-
tion by the Agency in an Owner
Participation Agreement (OPA} with
-a subject owner/developer.

3.2 Administrative Actions

There are a several administrative
actions that should be ¢onsidered by
the City of Visalia in relation to ongo-
ing implementation of the East
Downtown Revitalization Plan. These
potential actions include a proactive
role for the public sector including
technical studies, marketing and pro-
motion, development assistance and
incentives.

Role of Public Sector

The public sector has to play a proac-
tive role to support private sector
investors that are implementing proj-
ects consistent with the East
Downtown Strategic Plan. This will
take a commitrment of staif, expediting
development-review, and coordinated
review and facilitation.

As the City of Visalia embarks on
implementing the East Downtown
Strategic Plan, it should consider
making a commitment to staffing lev-
els to managing the overall implemen-
tation activities. This Action Plan sug-
gests that the City of Visalia designate
a full-time senior level project manag-
ar to be responsible for overall rede-
velopment activities in both the
Powntown and East Downtown areas.

The Clty of Visalia should consider
establishment of a process whereby
revisw and approval of discretionary
land use, planning and building enti-
tlements is given priority and expedit-

ed in terms of timing for proposed
development projects in the East
Downtown area that are consistent
with the East Downtown Strategic
Plan.

For such projects, a stipulated period
for completing such review and
approval (or disapproval) would be
committed to by the city. The stipulat-
ed period should be less than the cur-
rent average period of time required
for completing such review and
approval. This approach would
assure private devélopers of desired
development projects that required
planning and/or building entittements
would be completed within a reason-
able period of time.

In order to assist ip the expedited
planning and/or building entitiement
process described above, the City of
Visalla should consider establishment
of an internal staff team that would
provide technical input and assistance
for proposed development projects in
East Downtown that are consistent
with the Strategic Plan. The internal
staff team should consist of represen-
tatives of the various city departments
that are.involved in review and discre-
tionary approval of such projects
including Redevelopment, Planning,
Building, Public Works and Fire. This
approach would provide for consisten-
cy of policy direction among the par-
ticipating city departiments. '

A single point of contact should be
established for each proposed project,
so that the developer is interacting
with a single representative of the city
instead of the various city depart-
ments. The team should include-high
level representatives of each of the
participating depariments that are
authorized to commit fo an appropri-
ate policy direction and/or decision
refated to a particular proposed devel-
opment project.

page 3-10



section three

Predevelopment Activities

There are a number of predevelop-
ment activities that the Agency could
undertake in order to appropriately
“set-the-table” for the prospective pri-
vate developers in regards to the
identified development opporiunity
sites. For example: :

* Prepare preliminary title reports;

¢ Dstermine market value of the
property through appraisal;

s Prépare initial Environmental Site
-Assessment (ESA) reports;

* Remediate any existing hazardous
material conditions;

* Remove existing structures (if
planned to be removed); and/or

* Assess public ipfrastructure capaci-
ty (water, sewer, drainage, etc.).

These activities result in a site(s)
readied for development, and evi-
dence that the Agency is serious in
regard to implementing the envisioned
private development. The probable
source of funding for such predevel-
opment activities would be redeveiop-
ment tax increment revenue recelved
by the Agency from the existing rede-
velopment project area.

Marketing and Promotion

The goal of a propcsed marketing
effort is to attract high-quality develop-
ment to East Downtown conslstent
with the Strategic Plan. Marketing can
include Agency-owned and/or City-
owned sites that are being made
available for private development
and/or privately owned property that is
being proposed for development.

In addition marketing efforts should be
undertaken to promote other poten-
tially avallable Agency funded pro-
grams such as commercial or residen-
tial rehabilitation loan programs and
adaptive reuse loan programs to
existing property/business owners.

In regard to Agency (and/or City-
owned) sites written marketing infor-
mation for the preliminary cutreach
effort should include a basic brochure
that describes the site(s), the Agency
development objectives, characteris-
fics of the site(s) and East Downtown
area, related market conditions and
potential land use/development pro-
gram.

The primary focus of the Agency’s
marketing efforts should be local and
regional real estate development
companies that have qualifications,
expetience and successful track
records in development and operation
of: '

* High quality urban residential, com-
mercial (office) and/or mixed-use
development; and

¢ Public/private development proj-
ects.

The most likely prospective private
development teams would either be
local or regional (i.e. from the greater
Fresno and Southern Califomnia
areas) with some experience in the
general Visalia or Tulare County real
estate market.

A preliminary outreach effort related to
marketing of Agency-owned sites and

Agency funded loan programs shouid

include:.

* Meetings with various real estate
trade and business organizations;

= Distribution of written information
regarding Agency/City-owned sites
to identified reat estate develop-
ment; companies, architects, engi-
neers, other consultants;

* Distribution of written information
regarding Agency funded loan pro-
grams to existing property business
owners in the East Downtown area;
and
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= Posting of such written information
on the Agency’s web page. -

Development Assistance
The City and Agency can assist pri-

vate developers selling and leasing
public land as a partner, working with
private landowners to form pariner-
ships with qualified developers, and
provide support for adaptive reuse
and rehabilitation of existing buildings
for new tenants. _

Faor any Agency owned sites identified
for redevelopment, the City and
Agency could consider preparation
and implementation a Request for
Qualifications and Proposals (RFQ/P)
process for selection of a private
development team to develop resi-
dential and or mixed-use development
consistent with the East Downtown
Strategic Plan. The intent of the
RFQ/P process would he o select the
most qualified “business and develop-
ment partner” for the Agency.

Subsequent to selection of a private
development team the Agency should
work mutually with the selected pri-
vate development team to refine the
design and development program;
and negotiate the terms and condi-
tions for disposition of the subject
property, including any potential public
financing investment.-These provi-
sions should be negotiated during an
exclusive negotiation period, and
would be embodied in & disposition
and development agreement between
the Agency and selected private
development team consistent with the
Califomia Redevelopment Law {CRL).

The primary focus of the Agency’s
marketing efforts should be local and
regional real estate development
companies that have qualifications, -
experience and successful track
records in development and operation
of development similar in type, scale

and character to that envisioned for
the East Downtown area.

The Agency should work with owners
of the sites identified for potential new
development to detarmine if such
owners have an interest in pursuing
development consistent with the pro-
posed revitalization strategy. If so,
the Agency should work with any
Interested owner in attempting to -~
structure an Owner Participation- -
-Agreement (OPA) for such develop-
ment in accordance with provisions of
California Redevelopment Law. The
OPA would set forth the terms and
conditicns of a proposed arrangement
between the Agency and respective:
property owner including any potential
public financing investment.

The Agency's efforts should be
focused on those sites with owners
who demonstrate an interest in pursu-
ing projects consistent with the pro-
posed revitalization strategy, and
located in an area of East Downtown
that contributes to the overall objec-
tive of achieving the envisioned devel-
opment in a concentrated manner.

The Agency could consider implemen-
tation of a program that would be
designed to provide financing assis-
tance on a loan basis for private rede-
velopment activities consistent with
the East Downtown Strategic Plan.
Specifically, the program couid be
used to assistance uses that are con-
sistent with the designated uses set
forth in the Plan including:

« Rehabilitation of existing buiidings;

» Expansion of existing business and
commercial facllities if such expan-
sion results in a net increase in
employment; and .

» Adaptive reuse (and rehabilitation)
of existing buiidings.

The program could be established as
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a low-interest loan program initially
funded with redevelopment tax incre-
ment funds, with a required match of
private funding provided by the build-
ing owner. Loan proceeds could be
used fo help finance real property
improvements related to building code
and established rehabilitation stan-
dards (i.e. facades, painting, signage,
landscape, efc.). :

The program could be established as
a revoiving loan program with repay-
ments by borrowers used by the

Ageney.to make subsequent loans for

eligible uses within the approved
guldelines of the program.

infill Deve ent Incentives

Some potential incentives to encour-
age the type, scale and density of
development envisioned in the East
Downtown Revitalization Plan couid
include measures related to existing
development impact fees, parking in-
lieu fees and/or buiiding and develop-
ment processing fees. The City of
Visalia could consider establishing an
infill development program consisting
of some or all of the following compo-
nents as a means to help encourage
desired development (new construc-
tion, rehabilitation and/or adaptive
reuse} in the East Downtown area.

+ Payment-of required development
impact fees overtime by a develop-
er instead of upfront as part of the
building permit issuance
process—for example two to three

-years with an interest charged on
the deferred amount equal to the
interest rate the City of Visalia
achieves on its investment portfolio.

» Reduction in thé amount of parking
in-lieu fees for non-residential por-
tions of mixed-use development
projects above the ground floor as
g means to encourage vertical
mixed-use development.

= Reduction in the amount of the
planning entittement and/or building
permit processing fees for certain
mixed-use development.

In considering establishment of infill
development incentives the City of
Visalia should evaluate the implica-
tions of such measures on the city’s
arnual operating budget and/or capi-
tal improvements program. -

3.3 Regulatory Actions

The following section describes exist-
ing policy and regulatory setting and-
offers strategies to implement the
East Downtown Strategic Plan and
remove roadblocks that adopted plan-
ning documents pose to the imple-
mentation of this plan,

General Plan Policies and Programs*

The 1991 Land Use Element identifies
several policies and programs that
specifically address the East
Downtown Area.

Folicy fssues:

Many of the General Plan Jand use
policies that support the Central
Business Districts do not encompass
the entire area covered by the East
Downtown Strategic Plan. In addition,
policies that support service and
wholesale commercial uses are also
included in the East Downtown area.
The East Downtown area does not
have any policies specified in the
General Plan that support the vision
of the Strategic Plan for a majority of
the Plan area. For instance, policies
do not address linkages between Mill
Creek and the East Downtown area.

Policy Actions:

The City will revise the General Plan
goals, objectives, policies and imple-
mentation programs to include:
removal/revision of policies that sup-
port the continued use of service and
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wholesale commercial uses as the
major development strategy in favor
of policies that support higher density
residential uses, more intense com-
merciat and office uses, mixed use
neighborhoods, creek connectivity,
design objectives, and parking.

Gen Plan Land ‘Designations
The current General Plan land use
designations in the East Downtown
area include: Central Business District
(CBD), Service Commercial (SC), and
Conservation {(C). The Central
Business District supports historic,
medical, and professional service
center uses located primarily along
the western adge of the plan area.
The Service Commercial designation
supports the continued use.of service
and wholesale commercial develop-
ment located in the edstem portion of
the plan area. The Conservation land
use supports the preservation of Mill

Creek, which runs through the project
area from the northeast and east io
the west.

Land Use [ssues:

The Service Commercial land use
designation does not support or
encourage more intense commaercial,
office, residential, and mixed-use
developments that are envisioned in
the East Downtown Strategic Plan.

Land Use Actions:

The East Downtown Strategic Plan
calls for the extension of the down-
town core and the development of
mixed use neighborhoods that include
a broad range housing densities,
commercial uses, and office develop-
ments. In order to realize the goals
and objectives of the East Downtown
Strategic Plan, General Plan land use
designation(s) will be amended to
support the extension of the down-
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Balow:

Proposed General Plan Land

h :
.Use Desiynations

This dizgram Hlustrates the pro-
posed new General Flan fand use
designations for East Downtown.
The policy approach refiecls the

strategy by:

¢ Extending lhe CBD calegory
over Santa Fe; _

¢ Providing a new calegory called
“East Downtown Mixed-use”
ovar much of ffie remaining area
1o sypport mixing of resigentia),
crvic and commerci/al usss; and

= Kegping some Senvice commer-
oial fand use i the southeast
portion of the planring area.

Lert

CBD
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Proposed Zoniny
Designations

T diagram Hustrates the pro-
posed zoming designations for East
Downiown. The policy approach
refiects the strategy by:

» Creating a commercial mixeo-
use category for Sania Fe;

» Requining commercial and civic
uses on land with dead restc-
tions (former UPRA) against res-
rental uses;

= Creating a new “Hasidential
Mixed-use” designation for much
of the area to psrmit the mixing
of usas; and

=« Maintalnmg commercial service
zoning in the southeast portion
of the area.

Right:

Commercial Mixed-use

Residential Mixed-use

r--_1

Office-Commercial/Civic

R
L

Service Commerciat

| |

!- 1 s R J
Required Ground Floor
Commercial
O ® 6 09
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town core and the development of
mixed use neighborhoods.

A new land use designation io replace
the Service Commercial designation
would be more approptiate for the
East Downtown area. This designa-
tion should permit and encourage
mixed commercial, office, and resi-
dential uses, higher densities, pedes-
trian oriented streetscapes, open
space, and neighborhood design
guidelines throughout the East
Downtown area. In addition, the
existing Conservation land use should
remain to preserve and enhance Mill
Creek.

Proposed land use actions would
extend the Central Business District
designation from Santa Fe Street fo
run along Tipton Street between
Murray Avenue and Center Avenue.
The remaining project area would

have a new mixed-use land use des-
ignation.

Zoning Ordinance

There are two base zoning districts
for the East Downiown area as fol-
lows: Planned Downtown Central
Business Retail District (P-C-DT) and
Commercial Service (P-C-S). The P-
C-DT zone promotes the downtown
core by providing for the continuing
commercial development of the down-
town and maintaining and enhancing
its historic character. The zone is
designed to accommodate a wide mix
of land uses including commeicial and
office to residential and public spaces,
both active and passive. The stan-
dards set forth in the P-C-S district
Zone are intended to allow uses that
accommodate wholesale, heavy com-
mercial uses, such as lumberyards
and construction material refail uses,
efc., and services such as automative,

L-_-L-'?«(/ 4
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plumbing, and sheet metal fabrication.
It is intended that uses in this district
be those that can be compatible with
heavy truck traffic and noise, service,
and warehouse commercial uses.

Zoning lssues: ,

The uses defined for the P-C-8 zone
do not comply with the development
standards envisioned in the Visalia
East Downtown Strategic Plan. The
P-C-DT zone contains standards for
development that generally agree with
the Central Business District designa-
tion, but do not support the full vision
of the East Main plan. In addition, the
current zoning does not address the
Conservation designation that runs
along Mill Creek.

Zoning Actions:

tn order fo achieve the goals and
objectives of the East Downtown
Strategic Plan, the zoning ordinance
will be amended to support the exten-
sion of the downtown core and the
development of mixed-use neighbor--
hoods.

New zoning to replace the P-C-8
zone will be more appropriate for the
East Downtown area. This zone
should permit mixed commercial,
office, and residential uses, higher
densities, pedestrian oriented
streetscapes, and open space,
throughout the East Downtown area.
In addition, the existing Conservation
designation should be addressed to
preserve and enhance Mill Cresk.

Zoning actions inciude creating new
mixed-use zoning categories for East
Downtown. The purpose of a new
East Downtown base zone with sub-
areas addressed will aliow the City to
adopt standards that support the
vision of the plan. This option will
identify certain areas within the East
Downtown Strategic Plan area whete
development would be in the form of

mixed-use projects with ground floor
space occupied by commercial, retail
or office uses with residential above.
This would ensure that a mixture of
residential and non-residential {com-
mercial) uses would be included when
cettain sites are either redeveloped or
developed by a property owner or
developer. Property development
standards would be new for the
underiying zoning district. An overlay
would include additional standards for
defined sub-areas within the project
area.

Design Review

There are four Design District
Overlays: C, D, Downtown Retail
District (DRD), and E and one Parking
Overlay District. These overlays com-
bine with the two hase zones to pro-
vide additional standards for develop-
ment. The standards contained in the
overlays offer basic development
standards (i.e., building height, set-
backs, eic.). The Parking Overlay
insures that uses established within
the central business district meet min-
imum off-street parking standards or
pay an in-lieu fee for future downtown
parking facilities.

Desjgn Review lssues.

The existing Design District overlays
do not address specific architectural,
use, or neighborhood design stan-
dards envisioned in the East
Downtown Strategic Plan. In addition,
parking design and alternative parking
sources are not addressed in the
Design Districis. Finally, the linkage
and design of development along Mill
Creek is not addressed.

Desjgn Review Actions.

A new set of Design Guidelines and
Review Process for specific site
development in the East Downtown
area will bé adopted to incorporate
the vision of the East Downtown
Strategic Plan. The objective of
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design guidelines would protect exist-
ing historic structures, ensure good -
design in new development, connect
neighborhoods, protect open space,
and promote the image of the East
Downtown area.

The various types of development that
could occur in the East Downtown
area all have distinct standards and
requirements outlined in the East
Downtown plan. These uses inciude,
but are not limited to, residential/com-
mercial/office mixed use, higher den-
sity residential, two-to-three story
structures, neighborhood serving

uses, offices, open space, civic uses,
parking, and open space linkages.
Successful implementation of the East
Downtown plan requires these differ-
ent uses and strugtures work together
in a harmonious flow from one build-
ing to another and onto the street.
The City should consider design
guidelines that can create mixed-use
neighborhoods that interface without
functional or aesthetic conflict.

The City should consider new design
review guidelines that include, but are
not be limited to, internal compatibility
of the different uses; minimized poten-
tial impacts (noise, odors, etc.) to resi-
dents; reduced potential impacts of
mixed-use projects on adjacent prop-
eriies, integrate a pedestrian environ-
ment with non-residential uses; com-
patibility with adjacent areas in terms
of scale, building design, adequate
parking, and open space resouice
mitigation {Mill Creek), etc. The City
should consider guidelines that are
clearly defined and easily implement-
ed by both the development commu-
nity and the City.

The process by which plans would be
reviewed could include several levels
of evaluation including City staff
review and review by a design review
committee/commission, Planning

Commission, or City Council. This
process could be integrated within the
existing site plan approval process or
parallel the existing review structure.
The overall goal of the process will
provide an opportunity for applicants
and City staff to respond to issues
prior to incurring the time and
expense of public review.

3.4 Financlal Actions
Implementation of the East Downtown
Plan will require development and
construction of numerous public capi-
tal improvernent projects that will
enhance the area for businesses, res-
idents and visitors. The Agency
should consider the timing and loca-
tion of planned private development to
correspond with specific public
improvements so that a critical mass
of public and private investments and
the desired catalyst effect is created
in the East Downtown area.

Overall Approach

The challenge in beginning implemen-
tation of the East Downtown Strategic
Plan will be the ability to secure a suf-
ficient extent of financing to fund the
potential public sector activities (i.e.
land acquisition/assembly, public
infrastructure, business relocation,
environmental remediation, etc.) in
order to facilitate proposed new pri-
vate development prior to such devel-
opment generating new public tax rev-
enue to the Agency and City of
Visalia. ‘

The financial condition of the East
Redevelopment Project Area is such
that there is no current or projected
capacity to fund the potential public
sector aclivities in the East Downtown
area. This means that the Agency
and City of Visalia is not currently nor
is projected to be in a position to con-
tinue to use the “pay-as-you-go”
approach that the Agency and the
City of Visalia have primarily used in
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the past to fund public improvements.
Therefore the Agency and the City of
Visalia will need to a financing pro-
gram for the proposed public sector
activities that is based on pursuing a
variety of potential financing sources
including:

» Financing approaches such as
financing districts and assessment.
ciistricts;

* AlAvailable federal and state grant
and loan programs; and

= Advancement of funding through
means such as City loans and pri-
vate developer advances (o be
repaid from future redevelopment
tax increment funding generated by
the new private deveiopment activi-
ty in the East Redevelopment
Project area). :

Potential Fund ing Sources

Some of the potential funding sources
that might be available to the City of
Visalia for implementing the recom-
mended public and private develop-
ment activities of the East Downtown
Strategic Plan include, but are not lim-
ited to the foilowing. A table summa-
rizing these and other potential fund-
ing sources is included at the end of
this section.

Raedevelooment Tax lncrement

The East Downtown Area is within the
established East Visalia
Redevelopment Project Area that was
established by City Councii Ordinance
8612 on July 16, 1986. The East
Visalia Redevelopment Project Area
totals approximately 665 acras and
includes the eastern portion of down-
town, the Oval area and industrial and
service commercial areas between
Bridge Street and Ben Maddox Way
north of Highway 198. The
.Redevelopment Project Area has the
lifte span as foliows:

+ Establishing Debt July 2008

» Plan Activity July 2017
» Repayment of Debt July 2027

In general the current financial health
of the East Visalia Redevelopment
Project Area is such that the project

area:

= Has operated in a negative cash
flow position;

* Is financially recovering; and

* s not projected to repay the current
General Fund financing advance
within the life of the project area.

The area has an obligation to repay
an existing General Fund financing
advance with a balance of $4,168,386
(as of FY 2004/05). Simple interest on
the loan (principal only) accrues at the
General Fund's poftiolio rate that
began in July 1998. The General
Fund interest will accumulate for sev-
eral years {(until 2014 when the East
Visalia Redevelopment Project Area
Bonds are fully repaid) and then both
principal and interest will be repaid
from 2014 through 2026.

It is projected by the Redevelopment
Agency staff that the East Visalia
Redevelopment Project

Area will require approximately
$345,000 In additional General Fund
assistance through fiscal year
2007/08. A part of the financial prob-
lem of the East Visalia”
Redevelopment Project Area is due to
the recent and projected future ERAF
shifts at the state level. From fiscal
year-2002/03 through fiscal year
2005/06 the amount of ERAF funding
shift for the East Visalia
Redevelopment Project Area was
approximately $283,455.

Since formation of the project area in
19886, the growth rate for assessed
valuation in the East Visalia
Redevelopment Project Area histori-
cally has been approximately 4.5%
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but only 2.0% over the last five years.
The Five-Year Implementation Plan
indicates that the assessed valuation
of the project area is projected to
increase by 3% per year.

Based on the Five-Year
Implementation Plan the assessed
valuation of the project area is pro-
jected to increase from approximately
$1.0 miillion in 2000 to approximately
$2.9 million by 2026 (based on 3%
annual growth in assessed valuation).

Based on projected redevelopment
tax increment growth (3.0% per year)
to the sunset date of the project area
(2027) the area is projected to have
available approximately $2,113,463 to
apply toward debt service payments
for the General Fynd financing
advance. However, the remaining
amount of the required General Fund
debt service (principal and interest) at
that time would be approximately
$7,416,652 — leaving a shorifall of
approximately $5,303,189. Therefore,
even with the improved economic
vitality of the area the East Visalia
Redevelopment Project Area is not
projected to be able to fully repay the
current General Fund financing
advance by the established sunset
date for the area unless the assessed
valuation of the project area increases
at an average annual rate of 4.5%.

Capacily for Projects

The East Visalia Redevelopment
Project Area currently has no capacity
for new projects. Currently the project
area owes the City of Visalia General
Fund $4,332,000 for past funding
advances and $3,036,000 for various
property purchases (Edison, Van
Ness and Union Pacific). As these
propetties are sold by the Agency for
redevelopment purposes the principal
amount of the City of Visalia funding
advance would be paid down.

In terms of future capacity of the area,
the Redevelopment Agency should
consider extending the life of the
area, extending the deadiine for enter-
ing into new debt agreements, and
extending the deadline for paying off
debt — all by ten (10) years. By
extending the life of the area by ten
years, the area should be able to

-completely pay off the current General

Fund financing advance by the end of
the exdended life of the project area.

Other Redevelopment Project Areas
In addition the East Visalia
Redevelopment Project Area there -
are three other redevelopment project
areas in the City of Visalia including
Downtown Visalia, Mooney Boulevard
anhd Central Visalia.

The Downtown Visalla
Redevelopment Project Area has
some limited capacity (approximately
$594,250) for new projects after alfo-
cation of cash balance for the West
Acequia parking structure, property
acquisition and future debt obliga-
tions. The Mooney Boulevard
Redevelopment Project Area is having
difficulty meeting its current obliga-
tions and may require financtal assis-
tance from the City of Visalia General
Fund over the next four years to meet
its obligations (the area has an exist-
ing outstanding debt balance of
approximately $2,378,000). The
Central Visalia Redevelopment
Project Area is projectad to have suffi-
cient revenues to meet its obligations
over the [ife of the area.

Legislative actions at the state javel
continue to impagct the financial stabili-
ty of redevelopment project areas,
Since fiscal year 2002/03 the City of
Visalia Redevelopment Agency has
been subject to an overall total of
approximately $321,850 in ERAF shift
in funding. Under the current state
budget redevelopment agencies will
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be subject to additional ERAF shifts of
$250 million in both fiscal years
2004/05 and 2005/086 resulfing in
approximately $331,850 per year in
each of the next two fiscal years for
the City of Visalia Redevelopment

Agency.

Low and Moderate Income Housing
Fund

The following is general information
for the Low and Moderate Income
Housing Fund (LMIHF) as related to
all of the existing redevelopment proj-
ect areas within the City of Visalia. '
The LMIHF has the same life span as
the respective redevelopment project
area:

» Downtown 2021
* East Visalia 2027
s Mooney Boulevard 2028
« Central 2040

The projected fund balance of the
LMIHF as of June 30, 2004 is approx-
imately $2,060,158. For fiscal year
2003/04 the projected annual net
cash flow is approximately $426,031.
Based on current Five-Year
implementation Plan the LMIHF
should have an available balance for
projects of approximately 1,000,000 to
$1,242,000. The projected types of
activities include:

Activity Estimated Cost
Neighborhood Revitalization
' $ 4,963,370
Home Ownership
$ 3,738,261
New Construction
$ 2062254
$ 10,763,885

This proposed expenditure plan pres-
ents an opportunity to potentially have

some component of housing that is
proposed for the East Downtown Area
to be affordable housing, in particular
the specific proposal for development
of a 60 unit senior housing project in
downtown Visalia. '

Potential Redevelopment Flinded
Activities

Typical mechanisms for providing
redevelopment public financing assis-
tance, if such assistance is deter-
mined by the Agency to be necessary
to make certain new private develop-
ment in the East Downtown area eco-
nomically feasible, are:

o Land Disposifior-Transfer of
Agency owned property for a partic-
ular development project at a nego-
tiated value {potentially below mar-
ket value); :

* Building Rehabilfaltion/Adaptive
Feuse-Agency loan financing for
rehabilitation of existing buildings,
expansion of existing business and
commercial uses, and/or adaptive
reuse of existing buildings;

» Fubfic Improvemeants-Agency -
financing for installation of public .
infrastructure and/or improvements
such as water, sewer, drainage,
streets, curb/gutter/sidewalks, land-
scaping, streetlights, etc. directly
related to a particular development
project; and

* Parking-Agency financing of on-
site parking o serve planned pri-
vate development(s) and/or provide
public parking.

Froperly Based lmprovement District
{(FBID)

In 1998 the City of Visalia approved
the Downtown Visalia Business .
improvement District. The District’s
activities include: streetscape land-
scaping, maintenance, security and
business recruitment. The District is
currently approved to operate through
June 30, 2005.
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The existing Disttict is generally
bounded by the alley betweeh Murray
and School on the north, Mineral King
on the south, Tipton the east and
Conyer on the east. These bound-
afies intlude a small area within the
Fast Downtown Area bounded by
alley pstween Murray and School,
Mineral King, Tipton and Bridge.

The District Is divided into two zones -
Zone 1 and Zone 2. The difference in
the two zones is the degree of benefit

the parcels of property derive from the -

improvements and activities of the
District. Overall total expense of the
District is divided such that 77% of the
overall District expenses are allocated
to Zone 1 parcels and 23% allocated
to Zone 2 parcels,

The projected total annual assess-
ment of the District is approximately
$355,500. Annual expenses are gen-
erally allocated as follows:

Capital Improvements

77,500
Maintenance and Security

192,500
Business Development

10,000
Administration '

£5.500

$ 355,500

Over the past four years the District
aflocated a total of approximately
$650,000 in capital improvement
funding for the construction of the pro-
posed new 700 space parking struc-
ture on Acequia. The new parking
garage will primaiily serve the. serve
Kaweah Delta Hospital expansion and
provide additional public parking near.
Main Street.

The proposed renewal of the District
is for an additional five-year period

ending on June 30, 2010. The pro-
posal for renewal includes: 1) reten-
tion of the two zones of assessment;
and 2) expansion of the District
boundaries to include an area within
the East Downtown Area bounded by
Santa Fe, Burke, Acequia and Center.
The proposed additional area is pro-
posed to be in Zone 2 and pay a por-
tion of the 23% annual assessment
paid by other properties in Zone 2.

“The proposed operating budget for

the District for the period from 2005 to
2010 Including the proposed expan-

-slon area described above would

inciude:
tem  Annual S-year
Revenue
355,500 1,777,500
Expenses
- Capital Improvements
77,500 387,500
- Maintenance and Security
192,500 962,500
- Business Recruitment
10,000 50,000
- Administration
75,500 377,500
Total
$355,500 $1,777,500

Based on the proposed five-year
operating budget for the District (as
proposed to be renewed/expanded)
there is potentially $387,500 that
might be available from the District to
assist capital projects i.e. parking,
public improvements, etc. within the
boundaries of the District which
includes a portion of the East
Downtown Area.

Capital Improvernents Program

The City of Visalia Capita!
Improvernents Program (CIP) is a
potential source of funding for con-
structing ofi-site public infrastructure
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and improvements including water,
sewer, storm waler, streets, curb/gut-
ter/sidewalks, landscaping and street
lights. The CIP generally includes a
variety of federal, state and local
funding sources designated to fund
such improvements, with the priorities
and criteria for allocation of CIP fund-
ing established by the City of Visalia
in the context of a.separate annual
budget document.

CIP funding could be a means to
financing certain public infrastructure-
and improvements that would serve
the Agency or privately owned sltes
designated for development (rehabili-
tation, rehabilitation and building
expansion, adaptive reuse) consistent
with the East Downtown Strategic
Plan. The Cily of Visalia should give
consideration to having such public
infrastructure and improvements given
priority consideration in the selection
criteria and process for allocation of
annual CIP funding.

Assessment Districts

The City of Visalia could consider sev-
eral options related to establishment
of assessment districts to finance cap-
ital improvements and/or operating
and maintenance costs for proposed
public improvements. All of these
mechanisms involve levying of a
charge on properties within a specific
geographical area to raise funds that
directty benefit the subject area..
These different mechanisms invelve
varying property owner/voter approval
requirements and sligible uses of
funds.

* Parking and Business Improvement
Area Law of 1983 allows a city to
levy assessments against busi-
nesses to finance public improve-
ments for specific business areas
as well as promote activities in
these areas (Streets and Highways
Code Section 36500, et seq). Such

an assessment district could be tied
1o the business operating in the
East Downtown area, based on
business licenses, rather than prop-
erty ownership. ‘

* Landstaping and Lighting Act of
1972 allows a city to place assess-
‘ments against real property to pay
for the installation and maintenance
of landscaping, lighting and park
and recreational facilities (Sireets
and Highway Code Section 22500
-at seq). ‘Maintenance costs that
can be paid with the assessments
include graffiti abatement and simi-
lar maintenance expenses. This
Act does provide flexibifity in that
non-contiguous areas can be
included in an assessment district.

* Benefit Assessment Act of 1982
allows: a city to place assessments
to operate and maintain street light-
ing and street maintenance servic-
es, as well as storm draln improve-
ments (Government Code Section
54703 et seq). Assessments pur-
suant to these provisions are levied.
against real property.

The above listed provisions allow a
city to place assessments on either
real property and/or upon businesses
{or benefits within a defined area.
State law also provides authority for a
city to sell bonds to pay for such pub-
lic improvements, with bonds repaid
by assessments.

The authority for local government to
form assessment districts, levy
assessment and/or issue bonds for
the purposes of financing construction
of public improvements is embodied
in several pieces of legislation includ-
ing: 1) Improvement Act of 1911
(Streets and Highways Code Section
50000 et seq); 2) improvement Act of
1913 (Strests and Highways Code
Section 10000 et seq); and 3)

hage 3-22



Improvement Act of 1915 (Streets and

Highways Code Section 8500 et seq).
Eligible facilities under assessment
district financing include public
improvements such as utilities, water,
sewer, storm drainage, etc. that pro-
vide special beneflt to properties with-
in the established assessment district.

in addition the Mello-Roos Community
Facilities Act of 1982 authorizes

bonds to be issued by a Community

Potential Funding Sources

Facilities District (CFD) to finance
faciliies necessary due to growth and
development. Bonds issued by the
CFD are secured by a levy of spegial
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taxes, which must be approved by a
2/3 vote of the residents or landown-
ers within the proposed district.
Eligible facilities under a CFD include
public improvements with a useful life
of five years or more such as streets,
utilities, water, sewer, storm drainage,
etc.) and specified public services {i.e.
polfce, fire, library, etc.).

Stafe and Federal Funding Frograms
There are a number of state and fed-
eral grant programs that the Agency
(or City of Visalia) could pursue to
assist with funding for proposed public
improvements. A brief description of
some of those programs Is provided
below.

o Infrasiruciure State Revolving
Fund=The Infrastructure State
Revolving Fund (ISRF) provides
low cost financing (loans) to public
agencies for a wide variety of infra-
structure projects and is adminis-
terad by the State of California
Commerce and Economic
Development Program. Loan fund-
ing is available in amounts from
$250,000 to $10,000,000, with loan
terms up to thirty (30) years and
interest rates at below market lev-
els. Eligible project activities
include streets, highways, parking,
drainage, water supply, flood con-
trol, environmental mitigation meas-
ures, parks and recreational facili-
ties, sewage collection and treat-
ment, solid waste collection and
disposal, water treatment and distri-
bution, public safety facilities and
power and communication facilities.
Potential applications of this fund-
ing source for the East Downtown
area include, streets, parking (pub-
lic), streetscape improvements and
utilities.

» Brownfield Assessment and .
Cleanup Program-The objective of
the brownfield assessment and

cleanup cooperative program
administered by the US
Environmental Protection Agency
{"EPA") is fo provide funding
{grants) to address properties con-
taminated by petroleum and haz-
ardous substances, pollutants or
contaminants. Brownfield sites are
real property, the expansion, rade-
velopment or reuse of which may
be complicated by the presence of
hazardous materials. Grant funding
is provided through cooperative
agreements with EPA, with funding
levels ranging from approximately
$200,000 to $1,000,000 depending
on the applicant and specific nature
of the funded activity, to: 1) invento-
ry, characterize, assess brownfield
sites; 2) capitalize a revolving loan
fund to carry out cleanup activities;
and 3} camry out cleanup activities.
Potential applications for the East
Downtown area include remediation
of existing properties that might be
contaminated by hazardous materi-
als.

FPraposition 40-The California
Clean Water, Clean Air, Safe
Neighborhood Parks and Coastal
Protection Act of 2002 (Proposition
40) authorized $2.6 billion in state
bends, administered by the State
Department of Parks and
Recreation. Projects to receive
funding include local assistance
programs for the acquisition and
development of neighborhood,
community and regional parks and
recreation areas; acquisition, davel-
opment and restoration of water
resources including acquisition and
development of river parkways and
protecting urban streams; and.
acquisition, restoration, preserva-
tion and interpretation of
California’s historical and cultural
resources. Potential applications of
this funding source for the East
Downtown area could include
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parks, opeh space and creek
restoration improvements.

* Hecreation Trails Program-The
Recreation Trails Program provides
funds for recreational trails and
trails-related projects and is admin-
istered at the federal level by the
Federal Highway Administration
(FHWA) and at the state level by
the California Depantment of Parks
and Recreation. Eligible applicants
include cities, counties, districts,
state agencies and non-profit -
organizations with management
responsibilities over public lands.
The program is a matching pro-
gram that can provide up to 80% of
the project costs. Potential applica-
tions of this funding source for the

East Downtown area could include
pedestrian walkways along Mill
Creek.

TEA-21/T3 Funding

The federal government provides
funding for local transportation proj-
ects through various components of
the six-year program known as TEA-
21. The program was reauthorized in
2004 and is called T3, designating it
as the third six-year authorization for
federal transpertation funding.

Potential applications of this funding

source for the East Downtown area
could include pedestrian enhance-
ments; street, bicycle and pedestrian
improvements that enhance regional
connectivity and promote congestion
relief and air quality enhancements.

Estimated Cost - Phase One Public Improvements

Area/improvement Egtima’tgd Cost
East Main Street Mixed-Use
Main Street Enhancement - Tipton to Burke $ 425,000
Tipton Street Extension — Center to Main $ 945,000
Subfotal: & 7,870,000
East Aceguia Neighborhood
New Street — Acequia fo new sast/west strest $ 425,000
Subtotal: § 425000
Downtown Mixed-Use Expansion
Santa Fe Street Enhancement — Goshen to Mineral King $ 1,865,000
Oak Street Extension — Bridge to Tipton $ 545,000
Main Sireet Enhancement — Bridge to Tipton $ 635,000
Park/Open Space — Main and Santa Fe $ 300,000
Subtotal: § 3345000
Civic Center .
Qak Street New Section — Tipton fo Burke . $ 1,615,000
Park/Open Space — south of Cak Street (extension) $ 1,275,000
Sublotal: ¥§ 2,890,000
Total $ 8,030,000
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Cost Schedule

The following presents preliminary
information regarding the estimated
costs of the public improvements that
are proposed to be constructed/
installed in first five years of imple-
mentation of the East Downtown
Strategic Plan (see table on page 3-
25). -

The estimated total cost for construc-
tion of the subject phase one public
improvements is approximately $8.0
million. The estimates of the pro-
posed phase one public improve-
ments are based on the following
assumptions:

« Direct construction costs for new
street sections are in the range of

$16.00 to $20.00 per square foot
Direct construction costs for new
sireet sections do not include any
utilities or intersection costs — only
earthwork, paving, curb/gutter, side-
walk, landscaping, street trees and
street lighting

Direct construction costs for street
enhancements are in the range of
$8.00 to $10.00 per square foot
Direct construction costs for
parks/open space improvements do
not include utilities — only basic
earthwork, turf, landscaping {limit-
ad) and irrigation

Total estimated costs include indi-
rect (engineering, etc.) and financ-
ing costs - based on 35%0f esti-
mated direct construction costs
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Special thank you for those who
atlended the community workshop
and other public mestings that
shaped the East Downfown Strategic
Flan.

Acknowledgements

City Council

Bob Link

Jasus Gamboa

Greg Kirkpatrick

Don Landers

Walter Deissler

Phil Cox, Former Council Member

Planning Commission

Sam Logan

Vincent Salinas

Victor Perez

Doug Thomipson

Liz Wynn

Jim Armstrong, Former Planning
Commissioner

East Downtown Strategic Plan Task
Force

Victor Perez
Sam Logan
Kevin Burford
Bob Carey
Tom Gaebe
Don Groppetti
Phil Laird

Bill Main
Susan Mangini
Jane Shepard
Colby Welis
Marty Zeeb
Craig Knudson
Kelly Hauert

City Staff

Steve Salomon, City Manager
Michael Olmos, Director of
Community Development and Public
Works

Fred Brusuelas, Assistant Director of
Community Development

Jason Pausma, Associate Planner

Consulfants

RACESTUDIO
Bruce A. Race, FAIA, AICP, Principal
Urban Design
liustrations
Publishing
Meeting Fagcilitation

J. L. Mintier and Associates
J. Lawrence Mintier, FAICP, Principal
Ted Holtzman

Land Use Planning

A. Plescia Company

Andy Plescia, Principal
Economic Feasibility Analysis
implementation Strategies







