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FOREWARD

The following report represents major changes to the original Northeast Area
Specific Plan which -was adopted in 1979. Implementation of the original
Northeast Plan has raised a number of concerns regarding the appropriate mix
of residential densities, provision for adequate access/circulation,
protection of natural features/habitats, and the Tevel of public improvement
costs. The Northeast Plan contained in this document reflects input from area

residents, developers, Planning Commission and City Council. The Plan, to a

great degree, also includes the alternatives presented to the Planning
Commission and City Council at a joint study session on May 27, 1987. In
addition to this document, a Certified Environmental Impact Report has been
prepared and is part of the review process in adopting a new Plan.
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WHEREAS, the City Council has directed the City Community Development
gepartmEgt to prepare appropria endments, to the N rtheast .Area Specific
Plans anc L I o e . -

WHEREAS, prep public, on the,
said Specific PV yan liférnia Environmental Quality Act
(CEQA): and ‘ .

WHERERS, the P
days published n
December 14, 1887

*

Specific Plan revi

Visalfa, after ten (10)

i=f"§V1n95‘bB§@re said. Commission on
. 1887, . did. recommend approval:.of: said

and- D
sion

QHERERS, the Planding Comiission of the City of Visalia did Consider the
praft Environmental Impact Report on said Specific Plan revisions; and

WHEREAS, after the close of the public review period the City of Visalia
considered all comments and prepared 2 Final EIR pursuant to CEQA; and P

WHEREAS, pufF

" public hearing on %a’ PIg T

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Visalia
as follows: S S S

Section 1: THe City Council hereby certifies that the Final
Environmental Impact. Report for  the adoption of the Northeast Area
Specific Plan has been completéd in ~compliance with the California
Environmental Quality Act of 1970 and state and local environmental
quidelines and regulations, and that it has reviewed and comsidered the

Final Environmental Impact Report and the information contained therein
in connection with the adoption of the proposed Northeast Area Specific

Plan.
Section 2t The City Council hereby finds with respect to the adverse

.gnvironmental impacts detailed in the Final tnvironmental Impact Report:

{(a} That the adverse environmental impacts associated with the adoption
of the Northeast Area Specific Plan have been considered and
recognized by the City Council.

(b) That comments and responses made during the public hearing of the
City Council and Agency have been considered and recognized by the
Lity Council and will be jncorporated into the Final Environmental
Impact Report.

(¢} That based on the information set forth in the Final Environmental
Impact Report, the City -Council finds and determines that measures




- measures to mitigate oF avo1d any ‘significan

. L]
T

to mitigate cer;ain impacts related to air quaiity, vegetation and
wildlife, traffic, and energy gx!st RETRTNT .

{d) That as to certain cumulat e advers
and determines . that-
considerations as’ docum
Repart, make infeasible 'the

he® proj 1ternativ in d 1
Final Environmental Impact Report (Draft Environmental Impact Report
Section 7 0) o o :

Sect1on 3: ‘ ’hEreby f1nds‘ “dnd “deterniines that ”ali
potential impacts on the environment

4 cannot be entirely or feasibly
eliminated. The City Counci] herebyhfinds that the beneficial .econo
and social effects of the' Project { " adve
impacts. S

Section 4: The City Council hereby finds. andwdeterm1nes

specific projects carried o 5 a

sult” of ‘the Nort
Plan w111 be considéred at: the titie &

f - spec1f1c developmint "ap

PASSED AND ADOPTED: :January 18, 1988 DONNAVL. BALL, CITY CLERK
STATE OF CALIFORNIA) | Cowe b
COUNTY OF TULARE .  )ss. , o
CITY OF VISALIA ). .. . o

I, Domna Hall, Lity Clerk of the: City of Visalia, certify the fore oingq

is the full and true Resolutzonmss-‘ ‘assed qn a&upted by thgnp uncil 6f
the City of Visalia at a regular meerin

DATED: January 21, 1988 =

By Shannon K, 0 Dell Deputy
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RESOLUTION NO. 88—20‘”

A RESOLUTION OF THE CITY. COUNCIL OF THE
CITY OF VISALIA RESCINDING RESOLUTION
79-119 APPROVING THE REVISED
 NORTHEAST AREA SPECIFIC PLAN,

CITY OF VISALIA

'WHEREAS, the Northeast Area Sbegifﬁc Plan was adopted in 1979 pursuant to
Article 8 (Specific Plans) commencing with Section 65450 of the California
Government Code; and

HHEREAS, the Northeast Area Specific Plan project area has experienced
- changes in both market conditions and service expectations; and

WHEREAS. the C1ty Council has d1rected the City Community Development
Department to prepare appropriate amendments to the Northeast Area Spec1f1c
Plan; and

HHEREAS the C1ty staff has consu1ted with Northeast Area reésidents and
dévelopers and ‘has conducted study sessions with both Clty Cnunc11 and
Planning Commission on this issue; and ‘

‘WHEREAS, the P1ann1ng Commission of the City of Visalia, after ten (10)
days publ1shed notice, did hold public hearings before said Commission on
December 14, 1987. .and December 28, 1987; did recommend approva] of said
Specific P]an revisions; .and .

HHEREAS, pursuant to not1ce duly given, the City Council conducted a
public hearing on said Specific Plan revisions on January 18, 1988; and |

NOW, THEREFORE, BE IT RESOLVED by the City Council of the C1ty of Visalia
as follows:

Section 1; That the City Council hereby adoptis the Draft Northeast
Area Specific Plan as recommended by the Planning Commission as the
Specific Plan for the Northeast Area pursuant to Article 8 (Specific
PTans) of the California Government Code. Said Plan includes both a Land
Use & Circulation Map and Plan Text; including Appendix A (Development
Costs) and Appendix B {Improvement Standards and Costs).

Section 2: That the property bounded by Lovers Lane, Palm, Race, and
‘Douglas be designated R-M-2 (Multi-Family Residential) with the following
specific design criteria to ensure compatibility with adjoining
residential development:

1.  Minimum 257 setback along Palm frontage. Structures to be staggered
to provide variety.

2. Minimum average setback of 25’ along Lovers Lane, Race and Douglas
frontages with a minimum 15° setback to allow staggering of units.

3. Garages to be encouraged for all units. Units having orientation
‘and visibility from street frontages shall require garages.



9.

Building design and materials (such as roofing material) shall be
compatible with adjoining residential development.

Street  frontage treatments (such as landscaping, building
elevations, and fences) shall be compatible with adjoining
res1dent1a1 deve?opment

Units with frontage and/or orientation” toward adjoining single-
family residential development shall be Timited to single-story.

Use of two-story units may be permitted on a limited basis for units
not directly visible to single-family areas. However, use of two-
story construction shall be limited and des1gned to avoid coftinuous
rows of two-story buildings. ‘

Access for parking areas shall be from Race and Douglas with no
direct access permitted to either Lovers Lane or Palm. However,
limited access to individual garages may be permitted along Palm
subject to provisions #3 above, and if approved through the
conditional use permit process. - o

Specific design considerations such as private recreational
facilities, parking, and internal development configuration shall be
determined through the Site Plahn Review and conditional use permit
process. The ' General Plan policiés and Zoning Ordinance
requirements regarding recreational facilities shall apply to this
project.

SPECIfIC project density (number of unxts) shall ‘be determined
through Site Plan Review and conditional -use'permit process. To a
great degree ‘the denS1ty of the proaect shall be deétermined-based on

meeting the design issues outlined in the provisions iisted above.

PASSED AND ADOPTED: January 18, 1988 DONNA L. HALL, CITY CLERK

STATE OF CALIFORNIA)
COUNTY OF TULARE )ss.
CITY OF VISALIA )

T, Donna Hall, City Clerk of the City of Visalia certify the foregoing

' is the full and true Résolution 88-20 passed ‘and adopted by the Councll of
the City of Visalla at a regular meeting held on Janusdry 18, 1988,

DATED:

January 21, 1988 ' DONNA L. HALL, CITY CLERK

J&\va-\& 0 BLQQ

By Shannon K. 0'Dell, Deputy
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RESOLUTION NO. 88-21
A RESOLUTION OF THE CITY COUNCIL OF THE
IDING. RESOLUTI

CITY OF VISAL]
" 80<02"AND
“NORTHEAS

ISHING. TH
DEVELOPMENT FEES
CITY OF VISALIA
WHEREAS, the the City Council of the City of Visalia desires to implement
the policies and objectives of the Northeast Area Specific Plan; and - ‘

WHEREAS, the Northeast A
specifies and qualifies g n

.Specific Plan. of the--City of Visalia
~ location, and.development standards  for

public improvements'necessary for the orderly growth and development of the =

said Specific Plan Area; and

WHEREAS, the City Council has adopted the Northeast Area Specific Plen as
recommended by the Planning Commission; and o

WHEREAS, the said Specific Plan provides Development Standards & Costs
{Appendix B), Development Fees (Appendix A), and annual fee adjustments
{Chapter VI, POLICIES),pursuantmto.develppmgpt‘cost-indexes;‘; : ‘

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Visalia .

does hereby establish the following:

Section 1: Tﬁh&'a:ﬁéfiﬁééki’Aﬁea?bé#elopment Fee (unit fee) of $1,057
per unit shall be collected for new “development in the Northeast Area
Specific Plan. Theé method. of collection to be as set forth below.

Section 2:  That new developmént in the Northeast Area Specific Plan
shall be subject to the city-wide portion of the Park & Recreation Fee
($146) and Sanitary Sewer Trunk Line capacity charge ($366) or as
subsequently amended by City Council, to be collected at the time of
subdivision.

Section 3: That the unit fee referenced in Section 1 above shall be
collected as follows:

(a) At the time of subdivision:

Storm Drainage ' 442.00

Block Walils 104.00
Parkway Landscaping 209.00
Bike Paths 38.00

Total 3 793.00

(b) At the time of building permit: _
Medians 78.00

Parks 103.00
Financing Costs 83.00
Total $20TT0



£}

In the case where units are to be constructed in subdivided areas which
have not paid the unit fee referenced in (a) above, the balance of the
unit fee, park fee, and sewer line capacity charge shall be collected at
the time of building permit. ‘ I R

Section 4: In the event that
residential use, the unit” fee eq
property and collected at the time
appropriate.

Section 5: That the unit fee shall‘ be adjusted annually by City
Council based on the following: o P "

T

(a) Five percent (5%) per year ihc?éagéfin?¥5nﬂ'§cquf§%t?gﬁ costs. -

(b) An amount equal to. the percentage change in’ the"
Index reported by- the Engineering ~News"
development -costs. o T :

PASSED AND ADOPTED: January 18, 1988 DONNA L. HALL, CITY CLERK

STATE OF CALIFORNIA) ' h S EFLE TN S
COUNTY OF TULARE )ss, ‘ -
CITY OF VISALIA ) : B o

I, Donna Hall, City Clerk of the City of Visalia, certify the fsresoing

is the full and true Resolution 88-21 passed and. adopted by.the.

the City of Visalia at a regular deéting Heid un'Jaﬁﬁéry"‘Jz;S,,:

DATED: January 21, 1988 ' ~ DONNA L., HALL, CITY CLERK-

By Shanmon K. Q'Dell, Deputy
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RESOLUTION NC. 87-176

A RESOLUTION OF THE PLARNING COMMISSION OF THE CITY OF

VISALIA ADCPTING AMENDMENT NO. 757, AN AMENDMENT TO THE
" NORTHEAST AREA SPECIFIC PLAN. CITY OF VISALIA

WHEREAS, the Northeast Area Specific Plan was adopted in 1979 pursuant to
Article 8 {Specific Plans) commencing with Section 65450 of the California
Government {ode; and ‘

WHEREAS, the MNortheast Area Specifié‘PTan prcjéct area has experienced
changes in both market conditions and service expectations; and

WHEREAS, the City Council has directed the City Community Development
Department to prepare appropriate amendments to the Hortheast Arez Specific
Plan; and

WHEREAS, the City staff has consulted with Northeast area residents and
developers and has conducted study sessions with both City Council and
Planning Commission on this issue; and . .

WHEREAS, the Piann1ng Commission of the City of sza11a, after ten (10)
days published notice, did hold a public hearing before said Cemmission on
December 14, 1687, and on December 28, 1987, and

WHEREAS, the Planning Commission of the City of Visalia finds the
amendment in accordance with Section 7586 of the Ordinance Code of the ity of
Visalia based on the evidencz contained in the staff report and testimony
presented at the public hearing, and

WHEREAS, the Planning Commission did review and consider the Draft
Environmental Impact Report on the proposal and correspondence received to
date; and

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of
Visalia makes the following findings based on the evidence presented:

1. That the proposed amencments are in compliance with the Visalia
General Plan.

2. That the Northeast Area Specific Plan, as amended, will provide
standards for the conservation, development, and utitization of
natural resources, where appropriate.

3. That the MNortheast Area Specific Plan, as amended, will provide a
program of implementation measures including street development
standards and improvemeni cost assignments. .

4. That the Northeast Area Specific Plan, as amended, provides a
detailed analysis of development-related costs and provides a
mechanism for collection of appropriate development fees.



NOW,

THEREFORE, BE IT FURTHER RESOLVED by this Commission that it

recommend to the Clty Council the proposéd: -amendments to ‘the Northeast Area

Specific Plan as fo1lows.“ ‘

. 1 -

2.

3.

That the Drafth:.nf '
Specific Plan for the: Northeast'Area ‘pursuant to Article: ﬁﬁfific
Plans) of the California Government Code. Said Plan 1nc1udes both a
Land Use & Circulation Map and Plan Text; 1nclud1ng Append1x A
(Deve]opment CGStS) and Appendix B (Improve ) Costs)

That the Land Use & C1rcu1at1on map ref1ect a dester1y a11gnment oF‘

McAuliff in the vicinity of Race to mitigate, to the decree possib1e,
impacts..to ex1sting rurai res’ ntial ‘to- the east.‘;

")"\

That Chapter VI (Po]ic1es and Development Standards) be expanded to
include--specific . developnent po}1cxes tncer Goal (Hab1tat
Protect10n) to includer .

“Beve?opnent Stardard5°

R1ver front Park

1. Esbablisr and maintain a continuous r1nar1an ’waterway) bab]tat.

2. Leave aTl ex15t1nu oak trees ‘andr other ‘dreds of nat1ve r1par1an
vegatation.

3. Park areas requ1r1nn turf: 1rr1gat1on shou1d He Tocgted on soutﬁ
1evee uank.

g, Excent for park grass areas, all p?antings should be nétiVé
srru“s/trees.

o
-

E"cept in park areas, leaf litter shou]d be 1e in place.

&, E%cept where they present a public or fire hazard, dead trees
and snags shou]d be 1eft in placn .

Public Use:

1. "Public use areas should be es;ab]%shed to insure compatibility
with habitat protect1on

2. Such use areas shaT1 <be established accore1ng to allowed
intensity of uses including Restricted Us& Ardag, Moderatd Use
Areas, and Heavy Use Areas as more fully identified 1in the
Biotic Survey {Draft Env1ronmental kmpact Report, Appendlx B

Pevelopment Related P011c1es

1. Maintain a 100-foot development setback from bank of St. John S
River levee with restorat10n to nat1ve veuetatlon

[EN——




2. Minimum 30-foot building setback'from hahitat area to act as a

fire break. ,

3. Riparian trees and shrubs should be planted where development is
adjacent to the river park to act as a noise/light buffer. -

4, Additional habitat replacement areas should be éstab?ished to
mitigate loss of habitat from river park development.

Commissioner Carey offered the motion to this resolution, Commissicner Sanchez
seconded the motion and it carried by the following vote:

Aves: Commissioners Combs, Sanchez, Carey
Noes: None

Abstained: HNone

Absent: Cormissioner Pearson

PEYLLIS CORING, Secretary
Visalia City Planning Commission

ATTEST: Barbarz Phillips, Clerk _
I, Barbara Phillips, Clerk of the Visalia City Planning Commission, certify

that the above is a true cepy of a resoluticon duly passed and adopted at a
regular meeting of the Commission on December 28, 1687.

S oA AN lﬁﬂr'ﬂxlf’:,{’,
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CHAPTER 1
INTRODUCTION

PLAN OVERVIEW

Visalia's "Northeast" represents a major growth area of the City. (Map 1)
It's location, northerly of Highway 198 and easterly of the traditional
Visalia center city, has been targeted for development 1in an attempt to
"balance" the community growth pattern, to take advantage of existing
infrastructure, and to better utilize existing natural features. As a part of
this effort, the Visalia Unified School District initiated development of an
educational complex in the mid-1970's with new residential development closely
following. . ‘

In 1976, the City adopted a new Land Use & Circulation Element which clearly
redirected growth into the Northeast area. In 1979, the City adopted the
original Northeast Area Specific Plan (Map 2) to coordinate both public and
private development activities in ‘a comprehensive plan. ° This document
represents an update of the Northeast Area Specific Plan to reflect both
changing market conditions and community values, including such factors as
appropriate development intensities, levels of public improvements, and
development costs. The revised Northeast Area Specific Plan (NE Plan)
provides a mechanism for addressing those issues and giving guidance for the
next cycle of development. ' ‘ ' '
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BACKGROUND

As indicated above, by 1979 the City was implementing its recentiy-adopted '~ .
General Plan (1976) which 1nc1uded gtrong development p011c1es d1recting

growth 84¢ C
the northeq;:) were 1arge1y:undeve1oped and 1nc1uded

as to fut
residential ;
factors contributed to the initiative to use the "specific p1an" mechanism to
provide a comprehensive development framework for this area of the community.
The result was an intensive six month study process leading to the adoption of
the NE Plan. Specific aspects of the NE Plan included:

- Specific locations for various land uses in the Plan area
Location and design standards for the major street system
Provision for joint use park and storm water retention areas {including
drainage swales)

-~ Provision for a pedestrian/bikeway system separated from streets
(including major arterial undercrossings)

- Determination of 1land use intensity 1limits based on sanitary sewer
capacity (commonly known as "“sewer allocations")

-  Streamlining of development review and approval process for multi-family
and cluster housing

- Building permit fee mechanism to pay for infrastructure and additional
area improvements (such as arterial walls and landscaping)

- Maintenance district formation to fund maintenance costs for additional
improvements and Plan amenities

- Clustering of multi-family units around amenities

NE PLAN REVISION PURPQOSE

The purpose of the NE Plan revision is to:

1. Provide a comprehensive review of NE Plan area development issues and to
facilitate a way to address those issues.

2. Establish specific development intensity through the Land Use Circulation
elements of the plan and provide specific development policies and
criteria. :

3. Provide a basis for City project review and the establishment of
appropriate development fees.

4. Implement the goals and policies of the Visalia General Plan, Zoning
Ordinance, and associated land use regulations. i

SPECIFIC PLAN AUTHORITY

The California Government Code, beginning with Section 65450 and Section 7197
et seq. of the Visalia Ordinance Code, establish the authority for cities to
prepare specific area plans. Such specific area plans must be based on the
City's General Plan and may contain a detailed program for project area



development. The scope and detail of a specific area plan is determined b
the local agency through the adoption process. P Y

SPECIFIC. PLAN CONTENTS. . o o L

,,,,,

The f°110W1ﬂ9 chapters “review the- re]at1onsh1p of the NE P]an to. other
~ planning ..policies; - (Chapter 11); . the-.NE., Plan. ..Goals. {Chapter 1]
Existing/Potential Development. (Chapter v X

Circulation Plan (Chapter ¥)}; and the &E,Pian Deve]opment Pa]x,1es/€rx

(Chapter.¥I). In.addition, an Env1renment Impact Report pursuant ta State Law -

(CEQA) has been prepared.

e

IV). the,.proposed .Land Use . & . -1



G POLICIES
LATIONS

RELATIONSHIP TO PLA
AND DEVELOPMEN

As - 1nd1cated in Chapter 1, the authority
onitained in State and Tocal law. Thi
ylanning agency may "prepare specific pla
f ‘the general plan." In' addition, a S
i, and assist in implementing o
ations. As such, the Specific Pl is’ the deta11ed 1nformatwon poi1cy

prOV1des that a
ﬁcw1mp1ementat1on

i Js on of the Northeast:;
ion Element,, . H0u51ng Element, and™

thé mLand Use & Circu

Conservatf %, Open Space, Recreation & -Parks Element have had pr1maryfﬁ
cons1derat10ﬁ. g

1. Land Use & Circulation Element

Thls Element "SEES forth the Jocation intensity, of various land uses
throughout the community as: well asiithe supporting’circuiation system.
Existing land use designatiofs.as-indicated in Map 3. It should be noted
that the Circulation portion of the Element was under revision &t the time
this document was prepared. These revws1ons were conswdered in the

preparation of the NE Plan.

2. Conversation, Open Space Recreation & Parks E]ement'

rs relating to City po]1c1es on
ion of open space, parks,
S of parkg, op

This Element has combined several fag
conservation of natural resources,
community recreation needs. Varijou
conservation of natural habitats have"
of the NE Plan. It should be noted il 1
revision and those revisions have been considered in this document. &

3. Housing Element:

This Element (adopted in 1984) delineates goals, objectives; policies, é%d‘

programs relating to the provision of “adequate housing for all economic
segments of the community. To the extent that the NE Plan prov1des a

significant housing potential, this Element. has..been considered  $a= the“‘“j

preparation of this document. ;
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ZONING REGULATIONS

The NE Plan is subject to existing (and future) zoning regulations of the City
of Visalia. Of particular interest are those land use policies relating to
residential "cluster® developments, the extent/location of multi-family
development,” and the orientation/standards for development along natural
waterways. The initial NE Plan (1979) dincluded provisions waiving public
notice and hearing requirements for certain types of development. Recent City
action deleted those waivers and reinstated normal review requirements. The
necessity for zoning controls and review has been considered in the
preparation of this document. : '

IMPROVEMENT STANDARDS

The initial NE Plan (1979) established a number of new concepts in both public
street improvement standards and levels of public improvements. As a result,
the City's adopted Improvement Standards contains a section relating to NE
Plan improvements. These standards have been considered in the preparation of
this document and changes have been recommended to implement the Northeast
Plan.






CHAPTER 1[Il
SPECIFIC PLAN GOALS
The following goals are broad statements of intention to provide a guide for

development of NE Plan policies and development standards. The NE Plan
impiementation objectives and policies are described in Chapter VI of this

-document.

Goal 1: To provide a development frémewOrk for development in the Plan Area
which is consistent with the General Plan and adopted Master Plans

Goal 2: To ensure the protection and enhancement of existing native habitat
and wildlife resources

Goal 3: To provide adequate open space, parks, and recreational facilities in
the Plan Area

Goal 4: To provide street development standards, pedestrian circulation

facilities, and associated public improvement standards which serve
to meet the needs of Plan Area residents

Goal 5: To ensure appropriate funding sources for jdentified public
jmprovements as well as a mechanism for future maintenance of those
improvements .

Goal 6: Provide a land use plan which provides a diverse range of housing
opportunities, convenient shepping opportunities, and access to
recreation facilities
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CHAPTER IV
EXISTING CONBITIONS

| LAND USE

by a mixture of ‘agricultural uses,
" This chaptep' 'discusses existing
ation, ut111ties. public facitities
e, and Map 4, ref?ect the existing

: The Northeast PTan area is characteri
. waterway environments, and urban1zat
. i conditions .relating to land S, Ci
. and natural features. The followin
- Tand uses by land area. ' i

i 836.25 (5L.2%)
; 494,60 (30.2%)
: 5.48 (0-3%)

T, 33,00

Source: ‘thxiof Visalia

- 10 -
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Agr1cu1tur9'

still aSSDC1atEd w1th Iarge parcéls- under Tong=térm’ owners ip, Yy
are still im unincorporated areas. It should be noted that all p op
currently "in agricultiral uses’ are "dés1gnated for urban1zat1on -y
V1sa11a Land Use E?ement of the Genera1 PTan. e .

-Re@idéﬁtﬁa]f'

Residential uses represent about 30.2% of the Northeast Plan area,
alstiirepresent the full rangé of housing types idirg } .fj
traditional’ ‘single-family, clustér/PRD develc ;

developments:  Residential developmént is scatt d’throughaut the
PIan area but is generally concentrated along major streets.‘ '

Commercia1°

Commerc1a1 uses in the- Northeast Plan aréa consxst of véry sma11 scale:uses.
These uses' include various auto service and convenaence store oper )
theinorth side of Houston at Ben Maddox. (The p]an area is ‘served b

Creeks and R=N Market Shopping Centers, though ne1ther is actua]?y w1th}n;the
Plan Area.)}

Public Usest

Public uses in the Northeast Plan area consist of the Houston Avenue Schoo]

complex {Lovers Lane/Houston), two new churches (Lovers Lane/Mill Creek
Parkway), and two park/pond sites (Lovers Lane/Mill Creek and No¥th Burke
Street) These facilities are more fully discussed under pub}1c facilities .

later in this Chapter

Vacant:

About 9.4 percent (155 acres) of the Northeast Plan area is vacant. In most
cases, this land is slated for use under pending development plans.

GENERAL PLAN - LAND USE ELEMENT

The existing urban uses (primarily re31dent1a1) are consistent with the 1and
use designations under the General Plan. Agricultural uses are cons1dered
interim during the transition from rural to urban uses.

- 12 -




CIRCULATION

As shown in Map 5, the Northeast Plan area is current]y served by three hé&o#f
erials. (Ben:Maddox, Lovers Lane, Houston) and a. maJor collector (Goshen) B
| additi ' 411

o ), 1a1 pr0v1de 07 uth a
‘ Tortherly of “Houston Avenue. This sect1en of street current?y se,ses

about 9,000 vehicles per day. An exteénsion of Ben Maddox souther?y of
Highway 198 1is expected tc generate significant increases in daily

traffic. Ben Maddox has a current right-of-way width of 84 feet with 64
feet of paved width.

Lang - Arter1a1 prov1des north/south access to - the P!an areay

Mineral King and Houston. This section ‘of street currently serves -

-t 8,400 and 11,600 vehicles per day. Improvement standards for-this.:

s 1nc1udes 120 foot right-of -way width, landscaped median, a separate -
bikeway, and buffer walls/landscaping. Full width amprovements are
currently under way with expected completion in late fall 1987.

2. ?Lbﬁ‘“””

3. Houston Avenue (State Highway 216) - Arterial provides east/west access to
the Plan area between Santa Fe and McAuliff. This section .of roadway .
curr, ly _serves. about. 8, 700 vehicles- per day. Improvement-  standards

. 105 feet right- ofnway width. (84' state right-of-way, 21 c1tyﬁ :

L. righ . Development standards include 64. feet of paved w1dth
: b1ke path, and buffer walls/landscaping.

4. St. John's and Mill Creek Parkways - Designated collectors under current
Northeast Plan, provides east/west access to newly developing. areas.
Improvement standards include 2 and 4 lanes with median landscaping.

GENERAL PLAN - CIRCULATION ELEMENT

The existing circulation system for the Northeast Plan area. conforms with
designations under the current Circulation Element. However, the current
Element is 1in the process of review and revision. To the extent that this
revision process impacts the Northeast Area, the Plan has been prepared to
reflect those changes.

UTILITIES

Public utilities, including electricity, natural gas, domestic water, and’
telephone are currently available as needed fbr new development, All
utilities have been consulted in planning service areas. A 200-foot power
line easement exists at the easterly Plan area boundary. -

- 13 -
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PUBLIC FACILITIES

Sanitary Sewer: -

- Sanitary sewer line capacities have had a major impact on the designation of
‘land uses and permitted densities under the initial Northeast Plan. This
~impact has focused on the proportion of citywide sewerage capacity dedicated

to the Plan area, the means for allocating sewerage capacity to individuals in

~ the Plan area, and the administrative methods needed to track sewerage

capacity commitments.

When the plan was adopted in June of 1979 shecific sewer allocations were

assigned to each parcel. These allocations provided for significantly less
density that would be permitted by the underlying zone. On average, these

~allocations equaled approximately 85 to 90 percent of the development density

which would be otherwise permitted by the underlying zone. According to the
adopted Plan policies, these aliocations could be realiocated to other
properties; in this case where the proposed reallocation exceeded the density
permitted by the underlying zone, a zone change would be required prior to

~reallocation.

In October of 1979 the sewer allocation system was revised through Resolution
79-162 which eliminated the parcel-specific unit allocation and, instead,
revised the permitted density for each residential zone in the Plan area.
These revised densities permitted R-1-6 and R-1-4.5 properties to develop at

“approximately 95 percent o the density in the underlying zone, R-M-2

properties to develop at approximately 91 percent of the underlying zone, and
R-M-3 properties to develop at 83 percent of the density permitted by the
underlying zone. These revised densities, which are still part of City
development policy for the Plan area, are as follows:

- 15 -



Lo TABLE'Z
ZONING DENSITY COMPARTSON

- ZONE STANDARD DENSITY NORTHEAST DENSITY
R-1-6 - 6,000 - a 6,300
R-1-4.5 4,500 4,750
R-M-2 3,000 - 34300
R-M-3 1,500 1,800

According to the thy Engineering Department there are three sewerage
districts for the Plan area. These districts, (Map :6) generally correspond
to the sewer collector lines which carry the effluent out of the Plan area.
District 1 is generally bounded by Houston Avenue; the St. John‘§ River and
the Santa Fe raiiroad line; District 2 includes properties south of Houston
Avenue and west of Lovers Lane (although it does not include parcels which
have frontage on those streets}y and; District 3= 1nc1udes the ‘portion of: the
P]an ared w1th frontage on and east cf Lovers Lane. : ‘

Based on ca1cu1at1ons by the City Eng1neer1ng Department the PYah “area
districts have the following sewerage -capacities:

TABLE 3
SEWER SERVICE CAPACITIES
o - F10Q"Capacﬁty s © Equivalent :
- Pistrdct Cubic Feet/Second - ‘Sing1e+Famj?y'Unjt5v

o 2 ' 2,046
2 0.95 ' 952

3 4.05 : 4,058

Total 7.94 7,956

It is important to note that the number of residential units represented in
the above chart are equivalent detached single-family dwelling units. Recent
studies by the Engineering Department have indicated that because of lower
family size, sewerage flows from attached single-family (R«<1+4.5, PUD units)
units are approximately 10 percent Jower than detached single-family units.
Sewerage flows for multiple-family units are estimated to be approx1mate1y 25
percent below-that. of detached single-family nits. The: maximum numbér of
dwelling units in the PTan area, therefore, could be somewhat highér than the
7,956 units indicated in the table abové,; depending :on the vrelative
proport1ons of detached singlezfamily units, attached single-family, and
multiple-family units. _

An.analysis of the existing adopted plan indicates thdt Districts 1 and 2 are
at or over theoretical capacity, while District '3 4§s substantially under
theoretical capacity. District 1 is the most critically impacted with
estimated sewerage flows in excess of theoretical capacity by approximately
9.5 percent., Preliminary solutions to this problem have been to re-route some

- 17 -



sewerage flows from this 0District to the Lovers Lane 1line which serves

District 3. A summary of the theorgtical capacity and estimated impact from
the existing Plan is shown belows: - S

Foa o wnm i

. TABLE 4
. . _CAPACITY IMPACTS - EXISTING,(PLAN
District Capacity (CFS) | iﬁﬁﬁéi (CFS)
1 . 2.94 : | 3,22
2 .. 095 . . 0.95
.3 ' 4.05 3.03 | ‘
TOTAL 798 - TEe

Ltq{Qaimpbrtant to note, however, that the précise impact of developmerit can
only be gauged through monitoring and measurement of actual sewerage flows and
a conclusive determination of any excess or shortage of sewerage capacity

. would have to be based on such studies.

Storm Water Disposal:

~As with Sanitary Sewer the ability to dispose of storm water represents a

major planning factor for the Northeast Plan area. The: initial Northeast Plan
established a- system of drainage swales leading to temporary ‘storm water
detention areas. This system is designed to provide a pedestrian system and
open space facilities during non-storm times. This'system was made necessary
because of the change in the method of storm water disposal. Because of flow
constraints, existing creeks and ditches can no lohger accept directly piped
storm water. The adopted alternative disposal method allows temporary
detention of storm water with pumping after peak waterway flows have subsided.
The Engineering report has proposed a draft storm water drainage plan which
provides for greater utilization of the St. John's River capacity.

?1oqq.Hazard:

The property within the boundary of this- Specific Plan area has been
identified as being within a "flood plain area,™ the most recent study was
conducted by the Federal Emergency Management Agericy {July 1985). The purpose
of this study generally is to detail areas subject to flooding and- ‘to
determine Building Code and insurance requirements to protect property and
improvements. This study i§ reflected on the Flood Insurance Rate Map filed
with ;he City of Visalia and indicates the following designations (alisoiéee
Map 7): ' -

lone A:  Areas of 100 year flood; base flood elevations and flood hazard
factors are not determined. .

“.18‘
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% Police Services - Police p

Zone AH: - Areas of 100-year shallow flooding where depths are between one

(1) and three (3) feet; base flood elevations are shown, but no
flood hazard factors are determlned ;

e loo-year f?oodgénd 500~year flood '
to 100-year f} odlng with average
" (1) foot or where the contributing

n gne square mile; or areas protected
00

drawnage area is less
by 1evees from the bas

Zone C: AreaS"Qf minimal fioodw\_

- Public Safety:

ﬁff The Northeast Plan a?ea 1ncorporated fire and pol1ce protection through7
existing facilities and personne] ;

Ha¢t1on services are prOV1ded to the Northeasti
Plan area by the: Visalia Police ODepartment, which’ -
located about'.one mile from the proaect area at 303. S..
Johnson Street;* . ‘ S

ire=Protection - ere-andvﬁmerge‘ rotect1on Serv1ces are provided to the
o Northeast Plan ar
operates three fir
area. Initial respense would be prOV1ded from Statio'
(1ocated at Johnson/Willow) with an average response -
between 5-7 minutes, depending upon the call location;
traffic, and weather conditions. Stations 2 (Tulare/
Woodland Drive) and 3 (Visalia A1rport) could provide.

add1t10nai support’ 1f needed.

Schools:

The Northeast Plan area is served by the Visalia Unified Schoo] District.
School facilities include the 123-acre. Houston Avenue School “¢omplex which
includes an elementary school (K-6), junior high school (7- 8}, . high school

(9-12) and special education school, and an adult school. Additional school
enroliment outside the Northeast Plan area. 5

Solid Waste:

Solid waste collection services are provided to the Northeast Plan area by the
City of Visalia. Solid waste generated in the area is transported to the

Tulare County "Visalia" land fill wh1ch is Tocated about 9 miles northwest of
Visalia. L

- 20 -




-Parks/Recreation:

The existing Northeast Plan 1ncludes a park system with five park/ponds
(described under “Storm Water: Disposal®  ahove), 4 swale system with bicycle
paths, and a park along the St. John's River. To date, the first section of
the St. dJohn's River Park and one of the park/ponds (Lovers Lane/Mi11 Creek
Parkw der deve]opment The-. Burke Street park/pond s1te ha‘

“purc th D\'ary pond1ng .. de it

NATURAL RESOURCEE™ ™

The Northeast Plan area contains areas which provide natural W¥1d11fe and
plant . habitats. . Northeast- Plan policies sand:Lity deve1opment standards ﬁre
‘ _6Eprotect these. areas and. maintain. ‘them .as :a f -“the [ :
wironment. .As. f.the Northeast. Plan: review, a survey of existing

onditions . has ‘been prepared and. -contained xn Append1x A of th1§

- 21 -



o WAPTR Y
-+~ THE NORTHEAST ‘PLAN PRO

anging housing n tco < qmp “the type of |

) er the existing Northeast Plan. This Chapter ottlines changes
land use intensities, circulation, open space/parks, commercial development,
amenities/improvement standards, sewer allocations, and financing,.... .. -..

LAND USE INTENSITIES

-a.trend toward clustering units:in° planned: develop
~and .open :space. = The Northeast:Plan - alse 'ace mmodated” s : ] )
multi-family development-at a-greater level: than  provi il e
community. There was also a concern that sanitary sewer line capacity be
utilized to the extent possible through “sewer allocations® of units for

individual units. This represented an attempt to get more intense use of land
" (to discourage sprawl into agricultural areas) and provide a basis for
additional area amenities and improvements. Approvals and permit processing,
for cluster and multi-family development were also “streamlined" to eliminate

use permit applications and public hearings required of such development in
other areas. . :

The density .of residential. land uses in the or ginal

Identified issues included:

Large areas designated for multi-family development
Relationship of multi-family areas to single-family areas
Restrictions of "“sewer allocations® in conflict with zoning densities
Lack of clear policy on use of R-1-4.5 designation

- Lack of public review and input on multi-family and cluster developments
as a result of permit “streamiining"

- Excessive areas designated *“cluster development" leading to a high
percentage of rental units in the area

- Relatively small areas for detached single-family development

In reviewing these land use intensity issues the following objectives were
identified by the City Council and Planning Commission:

- A stronger emphasis on detached single-family (R-1-6) development

~ A major reduction of large area multi-family designations with the
provision for R-M-2-type development on smaller parcels

- Limiting use of R-1-4.5 designation for areas adjacent to waterways or
natural features only with the further requirement for "clustern®
development and open space. (Commission strongly urged a return to the
stated intent and purpose of this zone designation and a recognition of
high percentage of rentals for this housing type.)

- tliminating “sewer allocations" for assigning densities on individual
parcels and maintaining density control by zoning

.22 -




The following proposed Northeast Plan revisions represent a detrease in the
‘overall area designated for multi-family development, a limitation of R-1-4.5

luster development) designations to area adjoining waterways, and an overall
otential dwelling unit reduction. Table 5 indicates a potential rengtion of
1,083 units from the existing Northeast Plan The -specific areas
for densityradjustm -outlined below b '
~ PLAN -
DESIGNATION SFR (%) _ PR ) . TOTAL
© Existing 3,874 (46%) 2,629 ) 8,319

Proposed 4,064 (56%)  1,827"(2 1,345 (19%) 7,236

Net Change +190 ~802"" =471 -1,083

Rural Residential - R-1-20/R-1 23'“"“'

20 in favor of R-1-6 along the easterly
Plan boundary south of Mill Creek. s area is currently undeveloped and has
potential for more intensive residential -use. - The.R-1-20 -area northerly of
Mi11 Creek is being retained as an extension of the=Sol Road, large-tot
devélopment. The R-1-12 to R-1<6 change (shown in Figure'1j is designed to
‘ ide an additional 300 feet'of depth for R-1-6 developm jacent to the
1iff Road southerly extension. The original “purpose for

na .ﬁg;&he area was lack of sewer capacity, a condition whiéh has been

The revision calls for eliminating

olved. -
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Single- Fémﬂy-R’esid‘ehtia] - R-1-6 (Figure 2):

1;ﬂ*uh1ie the overa]? area for R i-6 deve]opment 1s being 1ncreased in the revised
15, @ ]Tmated area’ of, ‘existing R-1-6 is being proposed to be changed. These
”” & -new” community park; -additiondl. .5 adjacent to
‘additional R<M-2 along Mrnera? King. reas . involved in
changes are currently undeve¥oped,' It should be d, however, that
Tpark s1te | es_have 3 ;ed tentative map
28 e site for the park is a 12-acre
he M111 Creek Parkway easterly of

1oa of R-1-4.5 desuqnat1ons from areas not
Th}S ref]ects Comm1sszon direction to
1ol fent “aifd reduce the overall

“This. x ects an ovéra?] 439 unit reduction in
"“f"t"al of 1, 345 - 19%. of the total plan area

t. John g Parkway and Goshen Avenue wester]y ‘of Lovers Lane. With the
cerns ‘expressed regarding large- parcel. multz'fam11y development and the
lTector - bikeway revisions described ' under Circulation, it  appears

pr:ate to e]1m1nate th1s extensxve ared. Th1s wou?d permit a more

ajor component of the Northeast Plan included designation: of major streets:
irterials ahd collectors) a]ong with a separate pedestr1an/bakeway system.

irculation system included the St. John's and Mill Creek Parkways which
ded a major collector (with genter median) through residéntial areas as a

oncept,  The pedestrian/bikeway system prov1ded a separate trave1way from
‘_‘treet system and included undercrossings at major arterial’ 1ntersect1ons

Identified issues include:

]

+ Too much deta1] on location of minor coiTectors/resadent1a1 streets with
dup]1cat1on of normal collector streets

Lack of a good east/west connection at Lovers Lane between Houston and
M%nera1 King

“Functional and safety issues related to the separate b}keway (1nc1ud1nq
pedestr1an undercr0531ngs at major arterial intersections) )
Extensxon of Mi1l Creek Parkway into a large-lot residential area

1

- 25 .






. Z'adneid

SIONVHO 9-1-H

L

mﬁm.....o» 9-1-4 |*

223iYd OL 9
m v ifa-ach

31T

o

.«

go.u_ '
I

= m

-

3] %%y wvo

An3rane- L

-

- 26 -



..I..a
R

£ 3Hnbid

SIONYHO SH-1-H

..w‘ i w:_;

==

+ r— it

v EPTR P 1 L By s K R O At ek tr ks T AT ETE! :::-: .
¥ ; ; ¥ Canmer P 3 kol o~ b A an~knedd by * —
: . £ 3 1 ] N

‘ 5 - TT™ £ Ty R

SR T T3y NoTsnod T4, v

N et-d 0L -ty

B Y T LTI L)

- 27 -



ety

> '.“ s .
o
ks

i

!

Al RM3.TO-R- 1fl.6——

T » :_ .;;‘i"‘;nmamnfz TO R-—i 6 ~-J.;,j 'f

isil

e

RM2 & RM3 CHANGES

FIGURE 4

"APPLICATIONS PENDING

- 28 -



In reviewing these circulation related issues the following objectives were
identified by the City Council and Planning Commission:

- Eliminating unnecessary.minor collectors from the Northeast Plan (to avoid

duplication of streets serving the same area and allowing more flexibility -

in designing individual developments)
- Eliminating Mill Creek Parkway easterly of McAuliff alignment into a large
lot rural area

~Extension of Mill Creek Parkway wester1y of Lovers l.ane and trans1t10n
5?,,back tomﬁoshen Avenue = ‘

5 the M11I Creek Parkway

gn of the north/south maJor co

rs Lane into a combined single col’
=}imination of b1keway undercro
_ 1ntersect1ons to accommodate b1cyc1

keway system wester]y of
bikeway section .

Th}s would a11gn Goshe
kway .at Lovers Lane
ur-way intersection alon

Existing Goshen: Avenue easte
ffstreet servwng front

Upon completion of the transition

Lovers Lare intersection could be reconstructed to
me]1m1nate the med1an opening at Lovers Lane

As propased ““Au¥1ff would be extended’ souther1y of Houston to Mineral King.
This would prov,,e a collector for the area southerly of Houston and easter!y
of Lovers Lane The actudl design, as a four-lane divided arterial, is
excessive when conmpared with the 7,100 average daily traffic pro3ected for
2010. It may be more cost effective to improve McAuliff as a 2-lane collector
and reserve an area for widening at a later date as necessary.

Combined Bikeway/Collector:

A new collector design connecting the St. John's Parkway and Goshen Avenue is
shown as Virmargo Road westerly of Lovers Lane. This would combine two
collectors and a separate bike path currently shown on the Northeast Plan into
@ single facility. The new design would include a pedestrian/bike adjacent,
would also be used for the McAuliff extension. (Figure 6)
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Varous'Street Designation Deletions:

The “Northeast  Plan,  in‘'an attempt to detail specific land uses; includes a
number of collectors which.would normally be considered residential streets.
The circulation changes would remove specific collector designations in cases
where it is more local in nature (such as in the Mill Creek Park Subdivision)

or where it duplicates a more Jogical collector (such as Liberty Street
westerly to Burke Street). -

Bikeway Status:

As proposed, separated bike paths. would be located adjacent to designated
roadways rather than the separated "swale" system currently in the Northeast
Plan. In addition, the bike path undercrossings at major arterial
intersections have been eliminated. It is anticipated that this will promote
a more functional system with orientation along streets rather than “back
yards.” The cost savings would also allow funding for safety designed
at-grade crossings.

OPEN SPACE/PARKS

As indicated in Chapter 1V, the existing Northeast Plan provides for an open
space system including separated bicycle paths and park/ponds.

The park/ponds were designed to act primarily as temporary storm water
retention basins with passive open space as a secondary function. However,
because of the size of the park/ponds (4-7 acres), the City is experiencing
strong pressure to expand their use for more active recreation. As an
example, the Lovers Lane/ Mill Creek Parkway park/pond now includes a
specialized garden area and parking lot. Northeast area developers and
residents expressed the desire that a community park facility (such as Blain
Park)} is needed to serve the active park needs for this area. Planning
Commission concurred with this opinion. The revised alternative provides that
a 12-acre community park facility should be located along Mill Creek Parkway
on the west side of Lovers Lane at Mill Creek ({Figure 7). The site would
include the 5-acre park/pond designated westerly of this site plus seven
additional acres to provide an expanded park similar to Blain Park. Park
facilities would include: :

- children's playground
- picnic ramadas

- playfields

- concert amphitheater
-~ off-street parking

According to the City's Open Space, Conservation & Recreation Element, 3 acres
of neighborhood park and community are required per 1,000 population and 1
acre of regional parks. This would indicate a need for a total of 60 acres ef
neighborhood and community parks. An alternative community park site has beén
identified on about 12 acres easterly of Lovers Lane (Figure 7). This site is
~currently the subject of a multi~-family zone change. This would expand the
local parks to about 57 acres; including the proposed community park,
park/ponds, and the “headgate park (Mi1l1 Creek/Evans Ditch split}. The area
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also has access to the St. John's River Park (60 acres), nearby Cutler Park,
and school facilities (including a swimming. pool) which are.considered. . to, be
community-wide facilities. This .combination of rieighborhood - and  com nity

facilities should prov1de the area: with adequate open space and recreatwn
opportumhes» L P A :

IR
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_ COMMERCIAL DEVELOPMENT

Two neighborhood commercial (C-1
Plan {one at
boundary)s :

enter at Cain and Houston and new
way 198. At this timej. no--add
t.in the revised .plan. It should
uston and Bén. Maddox will be.
e of its "location ‘at the
. the-C-1-center -on  the eas

the east Plan
e Fotir Creeks
rs Lane south

velopment along L
al--commercial
' noted, however,

to a 10-acre.

is;

thari-was found
he "quality" of:
> of pre-planning
he . infrastructure,
actice, however,

~The Plan was designe
citywide. This was pa d.result of .an
the area and assist in marketing a new gy
in land use and circulation, it was also
savings could be used to raise iniprovement
the cost of those improveménts (funded ‘th

as @ major issue. It should be noted
(arterial walls, parkway medians) have bee
of this costs is contained in the "Financin

tly improvements
etailed evaluation

While this is a recognized area of concersiy it is believed that the existing
level of amenities “should 'not- be significantly reduced. However, - such
amenities and improvements should reflect practical consideration including:

- Existing development patterns . ;
Relationship to amenities already - installed under Northeast Plan standards
- Functional need for the amenity

Bike Path/Swale:

As indicated in the CIRCULATION Section of this Chapter, the two separated
swale/bikeways (Map 8) would be eliminated and combined with a new collector
standard. The storm water runoff, initially accommodated by the swales, would
be collected through a traditional pumping system.

Block Walls:

Currently, the Northeast Plan calls for decorative block walls to be instalied
along major arterials. These walls act as a buffer from streets to adjoining
development, a consistent visual amenity. Several portions of the wall have
been installed as a result of new development in the vicinity of Houston and
Lovers Lane and Ben Maddox and St. John's Parkway. (Map 9)
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The Revised Northeast Plan wou1d contxnue the block wa11 treatment”1nithe
~.fo}1ow1ng areas' - ' : ,

‘wgtawa LDVE?S%L&RE (east s}delh~=fr9m the o ing wail sautherlyuto“ﬂ
©;. balance: -of.- the -frontage is:-already: developed. (park/pond,
resudhntzai) or isolated from the propased wall treatment (1 3@¢--

b. 'Lovers Lane (west 51de) o from the ex1st1ng wa11 at Lovers Lane sauther?y

to Goshen Avenue and northerly from Lovers Lane to the estt:ng wai]
tnstalled under the Valley Oak Estates Subdivision (1 900: feet)..

. ¢v Ben Maddox-Way (east: side} - from the existing: wa11 northerly to the St.
John's River and.-scutherly to Houston Avenue. The future commercial. site
at -Houston Avenue:and Ben Maddox would: probab]y be exc?uded from the wai]

. requ1rement (25 100 feet) : : :

~di: Ben Maddox Nay (west smde) - from the ex1st1n Qal] southér?jﬁto?the
-exiting homes fronting Ben Maddox Way (1,400 feet? e

- ey McAuliff Road (east side) - entire frontage between the St. John's River
+  and chston Avenue (1,800 feet).

. chstoa Aeenue (nerth smde) - entire frontage between Ben Maddox Way and
Lovers Lane and from McAuliff Road easterly to the designated:commercial
site (6,300 feet).

g. Houston Avenue (south side} - from the existing wall at Lovers Lane
-+ westerly to: the existing Irma- Street deve]opment and easterty to the area
~des1gnated R=1-12 {3, 900 feet)

This represents 18,700 feet of arter1a1 b]ock wa31 yet to be constructed. It
. would be expected that the: actual wall design may change over time, but that
the quality of materials and installation would - remain consistent with
existing walls. It should also be noted that portions of the buffer wall
could be deleted from deve]opment plans if an acceptable street orientation
and/or a1ternat1ve bufferang is provwded

- Street Frontage Landscapwng

Conswstency in the qua11ty and ma1ntenance of the street frontage 1andscap1ng
atong major streets is viewed:-as a critical element in unifying the project
_-area.- This standard is applied to major streets and can include; additional
width for bicycle paths. These streets include:

Arterials: - Lollectors Parkways:
..Ben Maddox Way McAul4ff (new) St. John's
_ Lovers Lane- Virmargo {nei) Mill Creek

Houston Burke
Harold

Buena Vista
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B1ke Paths

-The or1g1na] Northeast P]an conta1ned an extenswve btke path system in sﬂd1ng

. paths adgornwng major streets, along waterway banks, and as part of a separate

‘ trave1ways éeparated from the street. Th1s represents'a 3. 63~m11e reduct1on
S L des1gnated b}ke paths from the orxg1na1 p]an. e

Parkway Streets

"The' Northeast Plan -contains ‘a- hew’ §treet: standard kihown' as & - parkway
conswst1ng of a'landscaped «cénter median divided collector. - The parkways {St.

| - John? s Parkwdy. and- Mi11 Creek Parkway) ‘are located™ n'ar waterway
access to adjoining residential areas and major “artérialsy

2and provide
' Becatse the

parkway also acts as a major entry element for the Northeast Plan area, the
design includes spec1a] med1an landscap1ng, wooden street Taghts, and special
theme signing. '

The St..John's Parkway wi]1‘eVentda1Iy_run frdm Lovers Lane to ‘Highway 63
(Dinuba Boulevard). Portions of the St. Johii's Parkway have ~already been
constructed in the vicinity of Ben Maddox Way and Burke Streets. Mill Creek

- Parkway ‘will run--from the future extensionof McAuliff Road to the Goshen

Avenue/Mill Creek transition west of Lovers Lanes

SEWER ALLOCATIONS

1ndicafed in Ghaptér“flﬂ;5<the.fexisting Northeast Plan provides for a

development limitation on properties based on ar‘aYlocation' of: sewer .capacity.

The existing Plan also provides for administration of "“allocation transfers®

"¢ bétween properties provided overall sewer  line capacities are nol:iexceeded.

-~ This' provision-of the existing Northéast Plan has proven to be confus1ng and
:'frustrat1ng both to- deve]opers and Caty dec1s1on makers.

1.

The ReV1sed Northeast Plan would 1nc1ude the fo]Iow1ng provrs1ons* -

Elimination of density restrxct1ons now in place (Resolut1on 79 162) and
reversion to "straight =zoning." This policy c¢hange :is based of. the
finding that the sewer allocation requirements are longer necessary to
ensure that Plan area development does not exceed District of Plan -area
sewerage capacity. Total Plan area impact is estimatéd to be 6.31 cfs
compared to-7.94 cfs capacity. A1l sewerage districts will not “€%ceed
estimated capacities. “' - Lo e

Elimination of formal sewer allocation transfer system. Since it is
recommended that the revised zoning densities not be used as a system of
sewerage allocation, the transfer system woild no longér be necessary.
Increases in density would be handled through appropriate geéneral plén and

zone changes. Sewer availability will continue to be one of thé ‘Fictors
involved in the decision to permit such changes in the Plan.
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3. A concluszve determ1natxon should be made, after approprtate mon1tor1ng of
sewerage flows, of the amount of development which could: be ‘accommodated
by the Lovers Lane line. The anaiys1s prepared for th1s study indicates
p to 992 equivalent single-family units could ‘be/ accommodated by
n the Lovers Lane line not needed to serve the Plan area. The
Enginee nd Planning Departmepts should conduct supplementa] studies
to conclus determine what excess capacity may ex1sf above current and
committed deve1ep t along LoversiLane. f

L: FINANCING

ﬂwDevelopment Fees:

One of the new features of the Northeast Area Specific Plan, in comparisgn- toﬁ
. other areas of the community, was 1its financing provisions for i the.
~construction and maintenance of infrastructure. Rather ‘thah having 1nd1v1dua1"
5 fees for storm drainage, parks, sewer capdcity and ‘sewerage, roads"™ andr

-amenities as had been done in the remainder. of the :community a compos teg

ﬁdeve?opment fee” w srestabl1shed for' the Plan area. 'This fee, pald fof

custemar11y installed at developer cost elsewhere in the commun1ty such’
arter1a1 walls and street frontage Iandscap1ng :

As orugana]!y -established and subsequent1y modified int 1980 by Resol

80-2, the devélopment fee" fo . the Plan area was designed to fund san1tarym
water detentaon ponds,. street oversizing,
‘ =paths, widening of the.
e estimated costs for all
of these improvements was $9.78 m11110n. These costs were apportioned to thé'

sewer, storm drainage lines,
parks, 1andscap1ng, pedestrian Un
bridge at Mill Creek and the cost of the s

total 8,828 dwelling units which were’ estimated to be within the Plan area
after fu!l build-out.

Over the past eight years there have been approximately $1.88 m11110n in
capital expenditures and $1.04 in revenue from* the development fees. In
addition inter-fund interest of approximately $231,800 has been charged to. the
Northeast Fund for advances from the general fund, resulting in a fund balance
deficit of approximately $1.07 m1111on -as of June 30, 1987.

The reason for the fund balance def1c1t has been threeifold,. . First, .actual
development in the . Plan area has 1ot occurred at the densities originally
assumed in the deve?opment of the fee. It is estimated that maximum build-out
under the existing Plan will actua1}y be 7,218 units, rather than the 8,800
units originally assumed. It is neteworthy that th1s build-out estimate
includes approx1mate1y 750 dwelling* units which- either existed or were

approved prior to the establishment of the fee, thereby diminishing the total
revenue potential.

Second, the fee as established under: Resolution 80-2 did not specifically
provade for inter-fund interest charges. These costs identified as "Public’

Services" expenditures in the budget and financial report, have been averaging
approximately 380,000 per year over thé last several years. It is estimated
that after full bu11d out these costs would be approximately $750,000.
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Third, substantial initial capital.costs were-incurred: in the fir§tofive

of the Plan for necessary land acquisition for .storm drainage ‘and congtriction
of lnagor streets. Much of the - deve?opment in the Plan area has occurred
. the.-two . parkways and:-major::arterials;: thereby necess1tat1ng
n of the medlans, ‘center - travel lanes, ‘block wallg and arter1a1

“Yan ?cap1ng

. The Cit

sﬁ draft Storm.DrainageMaster. Plan. has ‘identified the -neéd for
I on. of .the. storm dra1naga plan for the Plan:area.' This ‘Master Plan
calls for a greater reliance . on. the S$t. John's River for:ultimate’ storm
drainage: disposal and the addition of a storm drainage basin (park/pond) in
the southeast. quadrant of the Plan.area. In addition; the Plan has identified
@ community-wide need.. to- .establish - upstream -.and downstream 1argé’ scale
groundwater recharge and storm. water retentdion ‘basih.” ‘The”total combined
prorated cost for the Plan area is established to be approxxmate]y $2 6
~miltion, compared to the $1.45 m1111on orwg1na11y estab11shed.-

It is esttmated that the compos1te effect of these factors w111 be a shortfai]
in . the .Northeast Fund with - existing designated * improvemehts and “at -the
ex1st1ng development fee levels. The City has also reécently established new
fees for Trunk Line Capacity which are $366 for single-family and $207 for
multi-family units, and a portion of the new park fees (25 percent) which
provides for “community-wide facilities" such as regional. parks and other
recreational facilities. These two fees are not now included in the Northeast
Fees, resulting in an additional potential revenue loss. It is important to
note, moreover, that all fees are collected at the time of building permits
whereas, park fees, storm drainage fees, and certain sewerage fees, are
collected &t the time of filing of a subdivision map in other areas of the
community.

Under the proposed Plan, total potential development would be 7,218 units.
Pilan area modifications which have been made, however, will have a
compensating, beneficial impact on total fee-supported project costs, reducing
such total anticipated capital and interest costs to a total of $8.7 million.
A detailed analysis of development costs has been prepared and is incorporated
as a Appendix A in this report.

Open Space Maintenance Districts:

Since the adoption of the Northeast Area Specific Plan in 1979 the City has
formed 36 open space maintenance districts in the Northeast Specific Plan
Area. The original intent of these districts was to pay for the maintenance
of amenities (bike paths, decorative block walls, parkway landscaping, etc.)
which were above and beycnd those in the rest of the community. However, a
conscious decision was made that during the initial years of the maintenance
districts, when the maintenance cost were relatively low, the City would defer
collection of the maintenance fee until such time as it was economically
feasible.

Since 1882 the C(City has expended approximately $50,000 for maintenance of
amenities in the Northeast Specific Plan Area. Current budget estimates
indicate that this year's expenses will be 340,000, and will likely increase
at a steady pace hereafter.
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costs.

“%Zw‘wRerwun1t developmefit costs shou1d be' based of‘the““ﬁf“'
1+ -capital and fipancing cost ofthe estimated- total

- the: Plan area, w1th pruvzsaon fmr a" contnngency

3 1Provxs1on shou}d be made for autnmatwc iniéredses  in devel
. uwfaccordang fo:an. increase «in a mun1c1pa1 construct1on Index, suchjas the
;:Eng1neer1ng News Record 1ndex. : :

' 4: Fees collected 1n ~the Northeast area should 1nc}ude the neiW Trunk Lane
Capac1ty Fee and the "commun1tymw16e“ portlon of the new park fees.

5.'-Fees for Open Space; Ma1ntenance Districts shou]d be co!Iected as provwded
hy the existing: open space agreements.
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Gee ot CHAPTER vz -
NG ‘HEAST PLAN POLIEIES & BEVELGPMENT STANDARGS

FAE N

The Northeast Plan w11T a1d in the 1mplementataon of the Genera] P]an wh1ch‘
has directed major urban growth into-this-areas The Northeast:Plan willidlso:
ec1fac framework:- for private: development; installation of public

-and -financing of infrastructure costs: -Al1 Northedst Plan:drea
deve nt . w311 be in compliahce with this Plan-and provisions of ‘the City's
Land Use regulations. This Chapter:--contains ..policy. statements:swhich-will
serve to implement Northeast Plan goals and aliowing -consistentsand: timely
1mp1ementatzon of the Plan.

Goa! 1-~ To prov1de a development framework for the Pian area 1nclud1ng iand
use intensities and circulation. 3

Pel1c1es. e : s e R

1. Land uses, 1nc1ud1ng reszdent1a1 dens1t1es, sha}1 confcrm wzth the adapted
Northeast Plan Land Use/C1rcu1at1on Map .

2. Those ‘areas designated R 1—20 {20,000, sq. ft. 1ot mzn:mum) and" R~1~12
(12,000 sg. ft. lot m1n1mum) shall be developed to rural res1dent1a1
.. standards as contained:in City-Tand: use: regu1at10ns. N ]
3. Those areas designated R-1-6 (6,000 sq. ft. '1ot, tréditiona?
single~-family) shall be subject to the following: TETREIE

: a._. Deve]opment standards conta1ned 1n C1ty ¥and use regu?atxons,

b. cluster or planned developwents are encouraged subgect to normal C1ty
review requzrements, 1nc1ud1ng S1te PTan Rev:ew and pub¥1c hearwngs '

4. Thnse areas. des1gnated R-1-4.5 (4,500 sq. ft.. per -unit" clister
develnpment) are intended to provide natural features (such as waterways)

as an integrated part of an overall development: plan and shall ‘be:subject
to the following:

a. the R-1-4.5 des1gnat10n shall be located in Ee]aiﬁon to natural
features. - {such as waterways) and not as a generally applied
designation; L RS

b. development shall consist of residential unit c]usfering, ?rovision

. of private internal open space, and orientation of :units-so as: tp.

“include the public natural feature as-a part of the tota¥ deve?opment
design; - « :

c. the overall deve]opment desagn, as descrubed above, shal] be revaewed
- through the Site Plan:Review .process;~ «n v 0 :

d. development shall be in compliance with tityﬂland Qée reduiafions.
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mu1t1p1e family dwellzng uﬂ1ts. )

desiignated: if ‘a need existsl

agystemyshown son- the adopted Northeas:

Those areas designated R-M-2 and R-M-3 are intended to provide for

muitiple-fanily development, primarily along major streets. Such
development is subject to City’ 1an regulations 1nc1ud1ng Site Plan
Review and -publici hearings.’for' -devélopmerits exceeding 11 units.
Sufficient land shall be d351gnated to provide a minimum of 20 percent

major commerC1a1 center smte rather - ;
re’: devélapmenti Other su;h commercxaﬂ s1tes may

Circulation for the Northeast Plan area sha]I be hased on the magor street
“Plansband -Use - & Czrcu]at1on map i
Such improvements shall be made to ensure .a 1eve1 of service “MC%y

Amendments to the Northeast Plan Land Use & Circulation map may be 'niade"
subject to the provisions of the City Zoning Regulations as well as
policies for new commercial and: mu1t1—fam11y deveiopment. L oo

The City shall develop graphxcs to 111ustrate deve1opment standards and
expectat1ons regardwng new deve]opment w1th1n the PIan area -ff%‘u

Goal 2* To ensure the protectzon and ‘to: enhance ex:st1ng nat1ve hab1tat -and

Policies:

1.

2.

~such natural resources. Such additignal requxrements may 1nc1ude,

w1?d11fe resources

o

Existing.natural ‘resources along waferways and wildlife habitatsishall be

protected to the extent poss1b1e from deve]opment encroachment

Deve]opment adgacent to 1dent1f1ed Aaturdl  redource Tareds sha11 be
reviewed by the City Community Deve]opment Department with the potent1a1
of "additional: design requiremieénts be1ng ‘applied to- nnt1gate 1mp :

be: 1imited to, the following:

- additional structural setbacks and buffering to provide separation

- from natural areas
Timitations on access or uses adgacent to resource area
reductions in intensity of use for the project site (i.e., reduction
of density, square footage of structures)

QE'Ex1st1ng natural resource5\ shall be- managed so0 as_ to insure their
weontinued viability in " a “natural state.: Such fdasures may include

repianting of vegetation, limitation of public access {such a§ the Mill
Creek hab1tat area}, and re1ntroduct1on of appropr1ate w1?d11fe.n

Goa1 3° To prov1de adequate open space. parks, ° and recreational facilities in

the Northeast Plan area.

Policies:
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«de: The Citysshall develop a system of joi

. facilities shall be known a8 "par

-used-- for park purposes” an pora

k/ponds .

2. In addition to fﬁezrgérk[pOQd,'sygtem described . above,. the i :Lity” shall

zwdeve}op_cemmuhity‘péﬁkg?&éi}iﬁigs;tb]ingludg the following:

- children*s playground
- picnic ramadas

= playfields

=" amphitheater

- off-street parking

3. 'The City shall:coordindte With the Visalia Unified School District for
;pubJ&C‘ugé'of'ﬁiayfiéTd»dﬁd-§ 'mmihg‘vbol'fagiljties at the Houston Avenue
includé organized team sports (su;h as

School compliex. Such uses ‘Would
AYSO soccer).

4. The City shall develop the south,1eyae‘of.;ng:$t. John's.-River as a

- pedestrian <trail as ‘&hown on the adopted . Northeast Plan Land-'Use &
Circulation map and the St John's River Park Master Plan. Such
development shall be subject to measures to protect natural resources and
wildlife habitats. .

5. The City shall encourage cultural activities, concerts and other events to
promote usage of public facilities within the Plan area. : :

Goal 4: To provide street development standards and associated public
improvement standards.

Policies:

1. The City shal adopt development standards for various street
classifications including associated improvements (sidewalk/bike path
1ocati?ns, center medians, frontage Tandscaping and decorative block
walls. :

2. The standards described above shall include specific information regarding
responsibility for installation costs of such improvements,

Goal 5: To ensure appropriate funding sources for identified public
improvements, as well as a mechanism for future maintenance of those
improvements.

Policies:

1. Development fees for the Mortheast area should be adjusted annually to
reflect the actual estimated cost of infrastructure construction and
financing costs.

2. Pér-unit development costs should be based on the pro rata infrastructure
capital and financing cost for the estimated total development potential

of the Northeast Plan area, with provision for consistency between other
developed areas of the community.
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6.

ﬁ'Deve _pment Fee.

< Provisions

by City Counc11.’

S .‘-g

*u]d i ‘
accordance wWith ian- increase 1n'the Munzcapa] Construct;on Index, reported
by the Engineering News Record. . :

Fees. for Open Space ra1ntenance Districts should be co?]ected, as provided
by the existing open space agreement, preferrab]y through ‘supplemental
property tax assessment. , :

A1l developmert in the Northeast Plan area shall be included in Open ‘Space
Maintenance D1str1cts or districts. formed pursuant to the 1972 Landscapang
& L%ght1ng Act to ma1nta1n pub11c improvements.

Other sources of funding sha]l be used to offset ccsts.

.The:“1ével and incidente of deve]oper fees shoutd not be substantlally
;¢d1fferent than that of" other areas of the. commun1ty

TR
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APPENDIX A
DEVELOPMENT COSTS






n other ‘areas. This di :
r ng ‘adverse impacts of fees on housing ava
vell as the potential "cooling" effect on Ndrtheast -area “dev
should also be recognized that the Northeast Plan fees have been general?y

‘percexved as- "higher" ‘than those ce11ected in ather areaq_by prqurty»ew ers:

‘developers. - There ‘has ‘also been an on-going’ con
{es ‘werel substant1a?1y greater thar in other are:
the Northeast Area Plan provxdes a summary ana]ys1s of th Se issues.

Level of Amen1t1es*

When the Northeast Plan was originally adoptéd in 1972 it contained a number
of amenities not found in other areas of the community ircTuding:

&, park/ponds’ providing’ a “shareﬂ“  use of open *space“,for_ stpfmf_watér

f‘detent1on and park uses;

b. drainageé swales to col1ect storm water runoff wh1ch would a!so be used for
© bike’ paths, : “

c pedestr1anfundercrcssxngs at magor arter1a1 streets,

d., decorat1ve block 'wall and 1andscap1ng treatments- along major arteridl
streets' : AR e

&. a new park way collector street design including a- 1andscaped center
medxan and stireet furniture eTements (sxgns, ¥1ght1ng)

In addition to these new elements. the combined Northeast fee ‘also! included
participation in oversizing sewer lines, block walls, arterial landscaping and
sidewalks which were borne by the subdivider in other avéas-of the" ‘cofmunity.

In addition, the incidence and time of pawhent of development fees was
modified from the then- preva111ng method. Virtudlly all deveélopment fees were

deférred to the time of issuance of the building“permit. Ouiside the
Northeast Specifitc Plan aréa, storm drainage fees, park fées, and trunk line
capacity charge fees are now collected at the time of filing of the final- nap..
In addition, the subdivider s reguiréd to install block wall, sidewalks! and
arterial landscaping at the time of subdivision and at the developer's
expense. The resultant effect of these modifications was that the development
fees were borne exclusively by builders to whom building permits were issued,

rather than apportioned between subdividers and builders.

It should be noted that since 1979, a number of the special Northeast Plan
elements  have been extended to other areas of the community. In effect, these
"special® elements have become necessary both as functional aspects of

‘development and to enhance the community image. Park/ponds, or other means of



storm water detention, have been made necessary on a citywide basis due to
limitations of our waterways to directly dispose of storm water. Likewise,
frontage treatments (1nc)ud1ng block walls and Tandscap1ng) are required as
part of development a]ong maJor streets. :

Other 'proposed 1mprdvements in the Northeast area have proven -to be
ineffective or unnecessary. The concept of drainage swales has been abandoned
due to the lack of slope needed to provide storm water flow and the difficulty
in assembling parcels in advance of development. Pedestrian undercrossings
have also been eliminated due to their high cost and concerns regard1ng pub11c
safety and community acceptance. ;

As such some amenities have been e}zmwnated from the Northeast Plan while
other elements from the Northeast Plan have been incorporated into citywide
standards. This adjustment has brought the Northeast Plan area development
standards more closely into conformity with the rest of the community. The
remaining amenities, parkway standard collectors and special bike path/
landscaping treatments, are designed to enhance the development quality of the
Northeast Plan area.

Scope of Nbrtheast Fees:

As indicated previously, there is a perception that development costs are
higher in the Northeast area as compared with other areas of the community.
The development fee of $1,107 is often cited as a detriment to the Northeast
area development and is perceaved as an additienal deveTopment cost above and
beyond those paid elsewhere in the community. However, 1in evaluating the
impact of the unit fee it is necessary to review total development cost to
development and not just development fees., Normally development fees are
collected at two points in the development process: 1) at the time of land
subdivision into buildable lots; and, 2) at the time of issuance of building
permits. Subdivision fees are related to physical improvements which will
allow property to develop. These fees cover infrastructure improvements
including sanitary sewer, street construction, and a proportionate share of
citywide infrastructure facilities. Building permit fees are related to
individual structures including jnspections, plan vreviews, and public
fac111t1es (such as parks). :

The Northeast area unit fee was des:gned to combine specific costs from both
.subdivision and building activities into a single fee. In effect, the
_Northeast area fee defers subdivision development fees to the time of dissuance

of building permits, which represents a cost savings to the subdivider and an

additional cost %o the builder. Chart 1 compares the combined subdivisjon
"fees, building permit fees, and other costs for a typical 59-unit subdivision
in the Northeast area and other areas of the community.



. SUBDIVISION. cmsrsﬁ-“7

QnPark Fees
+Sanitary Sewer
Storm-Drainage

CHART 1 .

-‘EXISTING NORT:ﬁAST AREA DEVELOPME&T
COSTS COMPARED. WITH OTHER- AREAS GF
 THE: COMMUNITY

(59 UNTT SUBDIVISION) a

 NORTHEAST AREA

.NJ‘«‘ﬁsOTHER AREASw
S 10,620

.95, 6741,

54!4\652 B

Street Paving 80,675

Street Signs 400

- Street ‘Lighting 4,326

Fire Hydrants 8,240

Maitbox Supports 1, 390n

Bther 27,0813
TOTAL

(3,826/unit) (4,794 unit)

. BUILDING RERMIT COSTS: NORTHEAST AREA OTHER . AREAS

Plan Check 570 570

E]ectrmca?[Mechan1cal : ‘ 68 . : 68
Plumbing: 34 : 34

“Sewer Connect10n 343 \ 343
Sidewalk -Inspect jon 15 \ : 15. -
Park Fee - . 405 .
Northeast Fee : 1,1@2‘ -

TOTAL 2,137/unit 1,435/unit

TOTAL COMBINED UNIT COST 5,963 6,229

1 Includes 366 trumk line capacity charge

Z Includes existing acreage fee (does not include future proposed
modifications)

3 Includes $59/unit for major street sidewalk (4'), $250/unit for arterial
block walls [{average over plan area) and $150/unit for arterial
tandscaping (16')



As shown, the subdivider would save “&bout $57,126 in subdivision costs ($968/
unit) while the builder would be. assessed about $41,418 additional building
permit fees ($702/4 ‘ - the combined Northeast
development costs ‘are’ lowe Y in other areas of the
community by approximately $26

Recent subdivision experwence outsade the Northeast area 1nd1cates, however,
that development costs in other . areas may be somewhat hwgher than those shown
in Table 6. " ‘Speci
improvements are becom1ng standard cost 1tems ~ These costs, in se]ected
cases, may add. -as much as $750 to $1,500 to total development. costs per
dwelling unit.. It should be noted that the Northeast fees+tend to $pread
these costs 6ver all the residents in the PYan area, thus reduc1ng 1nd1v1dua1
subdivider's r1sk of unexpected or unusua1 costs. RIE &

These elements .¢an significantly incredse the per unit cost assoc1ated w1th

subdivision development. By taking advantage of the existing Novthedst Plan,
1§ "master plan" for infrastructure which alicws more cost

effective 1nstal1atxon not found in other areas of the community. S

Recommendatwon-

1. Development fees for the Northeast area should be raised commensurate with
the actual estimated cost of infrastructiure’construction and. financing
costs. ‘

Chart 2 indicates cost estimates for all remaining improvements related to

major streets, park/ponds, and a new cofmunity park. These figuresore resent

existing and remaining improvements, engineering/design costs - {5%), 1 pro;
~administration (5%), and project contingencies (10%) and recommended:de

modification. for storm drainage, streets and park facilities.- Chart 3

indicates total estimated improvement cgsts including financing. Totalwcost

is estimated to be about $10.6 million. >
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CHART 3

Medians 706,600
Extra Width Paving. _ 802,800
Extra Thickness Paving | . .. 087,360
Parkway Landscaping E " 1,051,800
Block Walls - 525,400
Sidewalks ' o 12,600
Bike Paths ' 193,800
Storm Drainage Facilities 2,225,184
Park Facilities 518,364
Culverts 72,000
Subtotal 6,695,908 -
Engineering/Design 334,795
Administration 334,795
Contingencies 669,591
Financing 500,000
TOTAL . 8,535,090 .
Project to Date Costs 2,107,800
TOTAL - : 10,642,890

However, it should be noted that portions of the abovezlisted improvements are
considered to be of citywide benefit and should not -be. funded totally from
Northeast fees. Such items include extra paving widths and thickness to
accommodate citywide traffic, and the McAuliff arterial (with center median)
which would serve a citywide function providing circulation north of the St.
John's River and, eventually, south of Highway 198. It is recommended that
these improvements be funded through other sources; as:ithey are in other areas
of the community. It is also recommended that some fees be collected at the
time of final map for improvements whose costs are normally incurred at the
time of subdivision development. These costs include block walls, parkway
landscaping, park acquisition fees and storm drainage costs. It is estimated
that collection of such fees at. the time of final map will save a minimum of
$350,000 ($50/unit) in financing costs.

Chart 4 indicates specific cost reductions through both shifting community-
wide improvements to other sources and by the collection of some fees at the
time of final map. This would result in an overall reduction in the remaining
improvements to be funded from northeast development fees to $6.4 million.
Chart 4 also indicates the revised cost per unit for various cost elements
based on a remaining potential build-out of 6,040 units. This represents a
$49 reduction in direct Mortheast area fees from the current $1,107 fee.

According to Chart 6, the combined effect of shifting the incidence of
development fees, new storm drainage improvements, exclusion of some costs
supported by development fees and addition of communityswide fees which are
now not paid in the Northeast area would be to increase per-unit subdivision
costs by $1,222 per unit to $5,048, and to decrease building permits costs in
the Northeast area are estimated to be $6,342 per unit. The remainder of the

-6 -




Cxty costs are- projected to be §7,275 compared to the existing level of
$6,229. This would indicate that develepments costs in the Northeast are may
be as much as $933 1ower than the remaxnder of the Cxty

2. Per unit development: costs sf“”
capital and financing cost of
the Plan area, with the provi

d be based ‘on the pro-rata infrastructure -
est ed total development potential in
'For 4 contingency.

As outlined in #l'dbove, the: est1mated ‘Northeast area costs includeiia. total
20% factor for eng1neer1ng/deS1gn, administration, and project contwngenc1es
In addition, $150,000 has been 1nc¥uded for projected interest charges for
inter-fund advances by the City.  The reduced financing ‘cost -is based on
collection of some Northeast 1mprovement costs at the time of final map

3. Prov1s1on shoutd be made for automatic increases in deve}oument fees
according to an increase in- a municipal construction 1ndex, such as the
Eng1neering News Record tndex.i ‘ ‘;w4< -

This prov151on.wou1d recognize that development costs w111 rise over time. In
order to provide-:adequate funding for identified Northeast area improvements,
the fee would need to be adjusted toicover those cost increases.

4. Fees cdllected in the Northeast area should 1nc]ude to New Trunk Line
Capacity Fee and the "comnumty-mde" portion of the new park fees. The
addition of these fees would increase the equ1tab1}1ty of the fxnanc1ng of
the “reg1ona]” facilities.

These fees wou]d recognize that the Northeast area has a respons1b11}ty to
fund a share’ of improvements that will be of community-wide benefiti™ This
would be in add1t1on to the Northeast fees which are of direct benefit to the
Northeast area. Chart 5, below, identifies the additional cost:

CHART 5
TRUNK LINE CAPACITY FEE AND
COMMUNITY-WIDE SHARE OF THE
PARK DEVELOPMENT FEE

Sewer Trunk Line 366 207
25% Park Fee 146 101
Mote: Egquivalent fee for non-residential uses will be determined at

the time of development

Totai_development costs under the proposed Northeast Area Plan revisions in
comparison with the rest of the community is shown in Chart 6. This chart

g!s?dassumes a division of Northeast Area fees between the subdivider and
uilder



o SUBDIVISION CBSTS

ﬂPark Fee
- aSandtary Sewerl

Storm Drainage
Street Paving

o Stiveet: Signs -
; Street Lighting:

Fire Hydrants

© Mailbox Supports
Gther4

BUILBING PERMIT COSTS

fNORTHEAST AREA

-8, 614
95 6747
2 6522
80,675
<400
7,326

1,390
23,874
297,845

(5,048/unit)

‘ NORTHEAST AREA

o OTHER AREAS

w¥P1an Check

Electrical/Mechanical
Sewer Connection

~Sidewalk “Inspection
i Parkfee-
~‘Northeast Fee

Total Cost per Unit

1 Assumes $366 trunk line capacity charge

5?0.
102
343

- {1,729 /unit)

{6,342/unit)

(5 840/un1t)

' 5705' S
#3020 o0 o
343
405

(T8357umit)
(7,275/unit)

2 Assumes Northeast Pldn storm dra1nage improvements in the Draft Storm

Drainage Master Plan~

3 Assumes $1,000/unit storm dratnage,ﬁee according to Storm Drainage

Master P]an

4 Block walls, parkway landscaping, and bike paths

o

Revised Northeast fee of $264 reflects shift of storm drainage, block

wall, parkway and bike path costs to fiting of final map- -
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'APPENDIX B

IMPROVEMENT STANDARDS
AND COSTS



APPENDIX -B

 IMPROVENENT STANDARDS AND COSTS ..

A

As indicated in the proposed plan, the Northeast Area Plan features a
of public improvements to be financed through a combination eof development
fees and other funding sources. These items are related to street
improvements (paving width/thickness, center medians), parkway improvements
(1andscaping, sidewalks, bike paths), storm drainage facilities {park/ponds,
storm lines, pumps), and community park facilities. The Specific Plan process
allows the extent and cost of these improvements to be determined early in the
development process. The following exhibits are designed to graphically
depict improvement standards for major streets/parkways, locations for
drainage facilities, and the community park. In addition, the exhibits also
indicate responsibility for specific improvements by the ity and developers,
the extent of remaining City improvements, and remaining improvement cosis.
The estimated costs were used in calculating the development costs cutlined in
Appendix A.

1. City Improvements (Northeast Fee Funded)

City-funded improvements generally are those considered over and above
jmprovements normally required of developers. In the case of major
streets this would include additional width in paving in excess of 40 feet
and paving thickness is excess of a 5.5 Traffic Index. In addition,
center medians and extra width street parkways (in excess of 12') along
with bike paths and block walls would be funded through the Northeast Area
Fee. Other Northeast Plan funded improvements would include storm
drainage facilities and parks. It should be noted that some of these
items (such as parkway landscaping and drainage facilities) are borne by
individual developers at their expense outside the Northeast Specific Plan
area. In the Northeast Area, these cost items are spread throughout the
Plan area in the form of a development fee.

2. Developer Improvements

The exhibits indicate SUBDIVIDER/DEVELOPER improvement responsibilities.
These are normal improvement standards generally applied throughout the
community and restated here to clarify responsibility. It should be noted
that many items normally found in Subdivision Agreements and building
permits are not listed. In addition, it is the developer's responsibility
to prepare comprehensive improvement plans (including city funded
improvements) in order to insure compatibility of all improvements.

3. Remaining City Improvements/Costs

To the extent possible, remaining City and Northeast Fee funded
improvements are identified. A following spread sheet then identifies the
costs associated with those improvements including engineering/design,
administrative, and contingency costs.



It should be noted that the exhibits represent development standards at this

point in time. As development occirsithere may need to be adjustments both

for individual projects and changes in community expectations. Policy 1 under

Goal 5 in the Plan report provides:for “an.annual’viéview of fees and cost of
infrastructure construction. This review should also consider development
tandards. '

i
s
15
: g
n
- s X
i
i
¢ .
"
¥
s - "
IR
¥




W

0018¢
0506
0508

aegIgl

L oo

008y
ouns2

]

008521
00vE2

CODOn

wiok

Wi0L

NI IHYNT Y
2ure SITINIONTING)
§¢°0 BOLIYHLS INTuoy
s60 NSIS30/9N uTIntong

" UIVi018AS

00°00042 : S1¥IAg
0%'0 “HdH] Ndvd
S§'0 .. "HdWI 3TuNIwug
B o 4]
SONOJ /¥avd
e IMIAYd
ST L BNT4vISONYY
a SHIVAY3I8
SHWKIIS
$TIv4 %3018
IdvISaNYT
SAVAIYYA
SSINNDINL VBIXI
Avd HLQIM waind
INILHOTY
INI4YISaNYY
S9Un)
SNYTOM

ooze
0008t

oorg
Qo951

1NN

Wy 1060 NI
mwmou wzmxmnoxmxm HYld 38

oomm mcqmuumvcwn hmaxuum
.uu 60y
‘37609

SIRGIACHIRT

sueyd

ST
Buydep; cmu suuamxwa vcn sy3e

WHALHY  XOOaviv Nag

nﬂubswﬁﬂhw




02585¢
i}
01ieg
58¢51
SSEST
0ofLoe
0
g -
8
i}
0
e08al gozIt
00921 ooyg
005621 005¢
0ogYe 002¢2
¢
0
0
0GFEIT 0095L
0
™oL 1INA

00 0002

gs°0
S£°0
L+

0571
05t

08t
00" ¢
051

040
0577
00°0001 -
05°1
Q06s

1IRn/1503

Tviot

INIINYNE 4
$3TINIINTINGD
NOLLWaLSININgY
NOIS30/9NTuIaNIIN]

Wioans

. SI¥IAIM
"YdH! g
“YdWi 39%NIvag
K Nyl

. SONOd/Savd
INIAVd
INIGVISONYY

SHLYAALG

_SAWVMIAIS

STIVH WNE
3dvasomn

. SAVMINY

ONIAYA SSINNITHL WiLX3

BNIAVS. HIOTH w1X3
INILHOT]
INIdYISaRYT
$a4n)

SNYIOIH

AL INIWIAONAHT
WYL INVT SHINOT

SIS03 INIWIAOHGHT NVId 3N

SES0Y INZRIAOEIRT ORINIVRIY

17 oose
1} 00%8
13 ooty

uuﬂua %3018
AfERapyrs

deospurt Aenyieg

33 002y Surdedspuey ueppen

SINTHIACUART ARID ONINIVASY

*ueTd JusuRAcadul-
UQFIINIIFUGT 3L PINPUCIS

Burdesspuey

PUR UOTIRITPOP Aea jo 3ySiye

434073A3G /430 IATAEAS

syawdaxyg-
S [eaapys-
sTIPA %I01g~

Juawaiynbai pivpuwis o ¥sInns
M SHRUXITYY puw yIgm Fupamge

Iy ZY J0

#533x3 uy Suyderspuer Loaxivge
updeagpuidy pur ¥qInd uTIpA

AMId

R SR § b oCh

L...

L iy

Lo I R—
¥3243 Yum

.
.
-
-
.

"
-

i

E

.
*
-
+
.
.
.
+
.
.

Hivddng

vy

O

Svionog

=

Ttvw %3078 F

HOLSNOH

Amyd
SWOr L

a
.l[ﬂll‘l/l

- TVIHELEY SNV SHAAOT

g o 921 .
" . N ’
; _ L
} + " $ f § e
k-] 2 - .mun ) -1 g2 A ‘nx
o | wa:qawaaau i o mﬁr
hWHNWUwa ﬁmmnwx MMWWMW i1y
Fagi s mvnmu ) K W :
23 E S
9 52y G
:m n \
oY Il S
52 . ;81 . 52 - S H
r;ﬁ%ﬂl .
nuanwm s %U,Mww ommwmw»a;
ﬂwaﬂﬂ .)Amg )W ﬂumn-” 4
3 )
J.w...w : A@Ma Y 2%
. Ry a8 \
1] 14-
] 9




0 SHIONVNI4
092¢ 010 SITINIINI INDI
0291 $0°0 NOILYH1S INIUOY
0291 50°0 NI1S30/ONTNIINION3
oos2g W10180S .
0 0000052 S1H3AN - W_OFOMJI_OO <.._.m_> <2m3m
0 8570 “Ydul duvd e
¢ §¢°0 “¥dI 39YNIVHQ
0 08'0
0
0 051
o 0§ 1 ,
0 0s°1 . '
0 . 00° 28 o
oovZE 00812 051
0 or'0 9IN1AYS
0 05+
¢ 00" 0001
0 051
0 00°s :
. . Shviom
W01 1INn 1IN0/ispy ‘,.‘umﬁ;u__ﬁwz‘u%m%
‘ Buides . >
: PUE LOTIEDTPOP AvAJOTIyBry~ w
.=
7
v S W




‘torg0l

£E06

915t

sy

HEL0E

v 4
10508 000042
16021 Q0v20e
19621 00198
18541 00246
1048 00801

w101 Ling

Wisl
INTINYNIS
41°0 $ITIN3INIINOD
S0°¢ NOELYULSININGY
5670 zummmm\azmﬁwzazm
TWi0i6ns
00700622 SLAFAH)
(<1 081] “HdWE Agvd
S£'0 "HdWI IFYNIVEG
98¢ anvl
SN0/ Hivd
08! INIAVd
051 INIVISONYY
© SHLYITALG
051 SATYH3ATS
08 L¢ STIWA-A078
a5t YIS
SAVHNHYd
[+ a1] THIAYd SSINNIIHL wHiX3
05t INIAVE HIQIR w31X3
- 0070001 DNILHBIT
05"t SNI4YISONYY
087§ SEURD.
SNuiasu
LINR/1502 3dAL IN3WIAOHAUT
Y 14303 WINILMY J401I0WIH
$1S07 INIW3IA0HAHI MY M
§1500 IRZnIAGUER: DNINIVIEE
z §319A70)
;7 0ovs adedspur] Aemyieg
13 00%S Fuparg
37 00%S - sdvospuel usypaR
37 0080T 1 . qand veppeR

SIRFAINOBGN] ALTD DAINIVHAY

woyITn

suetd Justeaordnye

syIvdonyge

EATORIPT 5

2ISUOT JDIIIS PITPURIS~
Suzdesspuer

poT UCTIESTPIP Lea jo Iydpye

‘HIJ0TIAAG/BICIAIOLNS

IusmazInbal paepuris Jo s5I0XP
UT §$IUYIYY3 pur yipya Fursvge

Buydesspury yaedanyg-

ALid

ORI YYHINKA

18382 b
HIFHD THA \\\

Rz

Lo

e

AMbid
HITYY THM

JFH

£53M N3IO0D

TWHELIHY SNYeN




002y Mo
0 . SNIONWNIZ
0009€ 010 SIIINIONT INGI
00081 : s0°0 ROT LVELS INTHGY
00081 . s zummum\wzmmwmzﬂuzu

£0009¢ yio1ans

© SL¥INING
“UdHT Wevd
“HdHIZ3ONIVYG
axvi

SONOA/Navd

~INTAYd
IN14YISONYT
U SHIVAINIG
o DAL

0008¢E fooorz

SHIAVd mmmzxu"xw ViLx3

ONIAYd HIOIM WHIX3
NTIHIIY
DHIdYISOAT

SNYIOI

3dAL, INIHIACUAHT

aowumagou OTEBIA

DD OOS LR +] Q0o OO

wioL LIRN

%1500 INSiJNOUGAI ONINIVHIY

317 00gy  Buydedspuet Kemsxrg

SINZHIACUMI ALID ONINIVRIM

puw :owumuwvwm hua uo ugmwxl

YIJOTINIQ/HIATATCENS:

Buydesspuey Leasyy

e

r -H;,H:.ﬂd-fﬂm

010V B

AYMING .

e Tara

Amyd
SNHOPF 1§

NIAM_SNHOP LS




0258321

0
otis0t
§5828
$582%

0014508

[~ QR =)=

Q00201 Q0089
oo2ey 00882

0
Qotdiz  00EL
09852 00241

000982  0000F9
Mcaomm 000082
0
Q
TWLI0L LiKn

gr-e
-§0°0
50°0

00°000%2

0570
g£°0
680,

6571
057t

(A
060" 4t
0571

Rl
05°1
60" 0061
8571
00°§

LINN/1803

Wi

ONTINYNES
SITINIONIINGD
KOLLVYLSENTWHGY
NII$I0/INTYIINIONT

TWL0LENS

- SIHIAMM
“HdWT Hyvd
“YdHI ITvHEVEQ
o N1
SONOA/Nuvd
LAV
SN 4VISTNYY
SHIVdINIE
SUTVHIOIS
STIVR %3018
YISOV
: SAVRXYYd
ONIAVA SSINMIIHL VHIXT

ONIAVd HICIA VH1X3

INIIHITT

ONIJYISONYY

“S9ERY
SNVIO3W

34AL 1NIWIACHGKI
TYIHILHY NOLSROH

$1S03 INIWIAOUJWE NYId 3N

S1S00 INZRIAQUAHI DONINIVHIY

13 00¢L
37 00£L
37 00ty
17 000017

sysedoxyg
s11ea jo07g

adeaspuey Lemyavy

Buyang

SINZHINCYHI X110 ONINIVHEH

surTd Jusumsacadm]e

534877 399138~

VOTIMNIISUOT 3IVVIIS PAPPUNIG-

Suidedspuey

puv uoTIeIFpap Len 3o ydyu-

$Y3J0T3A3G/S¥AAIAIAMS

guvsmaxnbaz pIepuRls JO FS30OXD
uy SsawdPYl pue y3pia Bujamg-

+

STTEM N00TgE~
syjedayyg-

Buyduwospuet yiedayyg-

3393 7T 3o

s500xa uy Suydeospuwy Leajaege.

ALID

X0ogQvnnzg

COHYWHIA

_ Quvgeo

SN NOBSWSNVHL H3MOd

TVIHALHY NOLSMOH

Hixow

(e BN el

| (oay .
| (moa 3SR 19 L
n i O -+ LY LY
9
| (o 3wis) ha
) £ \Ur..
9

@y 3WisS) K

mW«wwmw>04. 3
ir m *
o 3
ime
(o Jun
_— ¥ UNS) kg __ b
M EZixbil :(a .
. 39










