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Project Schedule
ORIENTATION TO TODAY’S WORK

WE ARE HERE



Draft Tower District Specific Plan Update Edits
ORIENTATION TO TODAY’S WORK

 Received Tower District Implementation 
Committee (TDIC) and public comments on 
first draft Specific Plan in August 2024

 Received additional Staff comments, and 
worked on Design Standards & Guidelines

 Provided progress update to TDIC in March 
2025, and previewed revised Draft Plan in June 
2025

 Public Review Draft Specific Plan, Design 
Standards & Guidelines, and EIR released 
August 15, 2025!
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02 CONSERVATION AND HISTORIC PRESERVATION

Objectives & Policies

CHP 1: RECOGNIZE AND PROTECT THE TOWER DISTRICT’S
HISTORIC AND CULTURAL IDENTITY.
• Develop a historic context statement for the Tower 

District.
• Protect the Tower District’s cultural history and resources.
• Conduct new historic resources survey(s) of the Tower 

District.
• Revive designation efforts for previously proposed historic 

districts and newly proposed areas.
• Protect the Tower Theater as a community asset in 

alignment with the historic preservation ordinance.
• Evaluate designation of potential resources in the public 

right-of-way.
• Highlight assets important to community identity.
• Elevate the visibility of historic elements in the Tower 

District.
• Heritage Trust and Historic Preservation Fund.
• Historic museum.

CHP 2: MAINTAIN AND ENHANCE NEIGHBORHOOD 
CHARACTER-DEFINING ELEMENTS.
• Provide historic preservation information, training and 

accountability..
• Protect and maintain existing character-defining 

streetscape elements.
• Accessory Dwelling Units (ADUs) in historic properties
• Affordable housing

CHP 3: USE ZONING AND DESIGN STANDARDS AND 
GUIDELINES TO SUPPORT CONSERVATION OF HISTORIC 
NEIGHBORHOOD CHARACTER.
• Refine design standards and guidelines.
• Pedestrian-oriented commercial development.
• Encourage the rehabilitation and adaptive reuse of 

historic buildings.
• Continue to pursue Code Enforcement to ensure 

historic resources are adequately maintained.
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03 LAND USE

Objectives & Policies

LU 1 MAINTAIN AND ENHANCE CHARACTER-DEFINING 
ELEMENTS ASSOCIATED WITH THE TOWER DISTRICT AND 
ITS VARIOUS SUBDISTRICTS AND CORRIDORS.
• Require that new housing respects the character of 

existing housing stock.
• Implement proactive code enforcement as violations 

occur, particularly as they relate to public safety and the 
condition of buildings and landscaping.

LU 2 RETAIN AND EXPAND THE EXISTING INVENTORY OF 
AFFORDABLE HOUSING IN THE TOWER DISTRICT TO ADDRESS 
DISPLACEMENT OF ITS RESIDENTS.
• Promote mixed-use development along commercial 

corridors.
• Enable development of well-designed Missing Middle 

Housing within single-family neighborhoods and other areas.
• Discourage the redevelopment of existing residential uses for 

commercial-only development.
• Support reinvestment in older building stock to support 

affordability and maintain neighborhood character.
• Encourage the application of citywide anti-displacement 

policies within the Tower District.
• To be consistent with existing use, rezone existing legal non-

conforming multi-family residential uses with property owner 
support to the density-appropriate zoning district.

• Provide resources and education to Tower District residents 
of programs available such as eviction protection and buyer 
assistance programs, as well as other resources the City may 
have available.



03 LAND USE

Objectives & Policies

LU 3 ENCOURAGE APPROPRIATE MIXED-USE AND 
MULTIFAMILY DEVELOPMENT BY REDUCING OBSTACLES 
TO FEASIBILITY OF POTENTIAL DEVELOPMENT PROJECTS.
• Streamline residential project review through the adoption 

of objective development standards and environmental 
clearance as required by California law.

• Enact regulatory changes to reduce costs and risks 
associated with mixed-use and multifamily development, 
such as to reduce parking requirements… and provide 
greater flexibility in addressing private open space 
requirements.

• Increase potential residential yields, such as by increasing 
allowable densities and building heights as appropriate.

• Emphasize placemaking in Tower District.
• Actively increase the affordable housing inventory in 

Tower District.
• Proactively identify underutilized parcels for affordable 

housing and mixed-use development where appropriate.

LU 4 MAINTAIN AND ENHANCE EXISTING AND PROMOTE 
NEW NEIGHBORHOOD-SERVING PEDESTRIAN-ORIENTED 
RETAIL SERVICE BUSINESSES WITHIN THE TOWER DISTRICT.
• Support small commercial businesses.
• Require commercial projects to place pedestrian-oriented 

storefronts along public sidewalks and restrict parking 
along public sidewalks.

• Do not allow auto-oriented uses, such as drive-through 
restaurants, in the Commercial Main Street zone district.

• Emphasize the creation of active frontage on Palm Avenue 
between McKinley Avenue and Olive Avenue.

• Use design standards and guidelines to promote safety for 
both daytime and nighttime (after dark) activities.

• Encourage grocery stores that offer fresh produce and other 
healthy foods. Consider incentives such as streamlined 
permitting for Healthy Food Grocers.



03 LAND USE

Objectives & Policies

LU 5 BALANCE NEIGHBORHOOD SERVING COMMERCIAL 
NEEDS AND QUALITY OF LIFE WITH THE CULTIVATION OF A 
SUCCESSFUL CULTURAL AND ENTERTAINMENT DISTRICT.
• Encourage restrooms that are available to the public, such 

as in public buildings and parking garages.
• Utilize zoning standards to mitigate conflicts and 

potential noise impacts, and support business owners by 
providing clear sound mitigation guidelines and strategies 
to ensure code compliance.

• Encourage increased police presence at night and during 
major events.

• Support future street vending programs that establish 
consistent procedures and appropriately incorporate 
street vendors into the Tower District neighborhood.

• Support the Tower Marketing Committee or other 
[organization] to support on-going commercial area 
marketing, organization of festivals and other events, 
enhanced landscape maintenance and sidewalk cleaning, 
graffiti abatement, and other beneficial programs.

LU 6 ENSURE COMPATIBILITY AMONG LIGHT INDUSTIAL AND 
RESIDENTIAL USES IN THE TOWER DISTRICT. 
• Maintain industrial zoning for existing industrial uses, while 

striving to mitigate their negative effects on residential 
areas.

• Allow light industrial uses to have neighborhood-serving 
retail.

• Support the San Joaquin Valley Air Pollution Control District 
in monitoring emissions.

• Where applicable, require improvements to properties to be 
accompanied by streetscape improvements and 
neighborhood landscape buffering, in accordance with 
existing streetscape standards per the Department of Public 
Works.

LU 7 RECOGNIZE THE UNIQUE STRENGTHS AND ADDRESS 
THE NEEDS OF TOWER DISTRICT’S SUBDISTRICTS AND 
CORRIDORS.
• Reinforce Fulton Street, Olive Avenue, and Van Ness Avenue 

as major corridors with commercial destinations that serve 
Tower District’s Central Area and adjacent neighborhoods.
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04 PARKS AND PUBLIC FACILITIES Parks, Park Access, and Park Opportunities

Priority Areas for New Parks (Measure P)
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Complete Street Enhancements
05 CIRCULATION Existing and Planned Bike Network

Priority Areas for New Parks (Measure P)
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How is the STANDARDS AND 
GUIDELINES document 
different from the 2005 Guidelines?  

1. Update terminology to match the Citywide Development Code.

2. Refer to Development Code where guidelines have already been 
codified.

3. Split each topic into two subsections: Standards and Guidelines.

a) When a guideline is already fairly objective, 
make it an objective standard.

b) When a guideline is more subjective (i.e. surrounding 
“compatibility”) keep it as a guideline to maintain flexibility.

4. Add Standards and Guidelines to provide a clear and complete 
framework, especially in light of State streamlining laws.



E.     Parking/Vehicular Access

1. Surface Parking Lot Design

• The rear of the lot is the preferred location for surface parking.

• Surface parking lots adjacent to a street should only be approved 
if site conditions make it impossible to locate the parking behind 
the building. Under no circumstances should a parking lot be 
located between a building and the street for new construction.

• In no case should surface parking occupy more than 50% of a lot.

• Handicapped and bicycle parking should be provided for per 
current City standards.

• When a parking lot must be located adjacent to a street, a clearly 
marked pedestrian walkway must be provided from the sidewalk 
to the entrance of the building.

• When a parking lot must be located adjacent to a street, it should 
be buffered from the street with a screening wall or fence 3 to 4 
feet in height in order to enclose the parking lot. Screening walls 
or fencing must be attractively designed and must use 
complementary (or the same) materials used for the building or 
materials that are specific to the area.

• Screening walls should be located 2 to 3 feet back from the 
sidewalk to allow adequate room for landscape materials. In 
addition, greenery/vegetation on or through the wall or fence is 
encouraged.

• Screening walls must have one pedestrian access point for every 
50 feet of street frontage.

ORIGINAL STRUCTURE



E.     Parking Setback

1. Surface Parking

a. Standards

• Surface parking shall be located behind the primary building and 
shall not be located between any primary building and a public 
sidewalk or street. For corner lots, this standard shall apply to the 
street with the highest classification per the Land Use and 
Circulation Map in the Fresno General Plan.

• Surface parking shall occupy no more than 50% of any lot.

b. Guidelines

When a surface parking is permitted adjacent to a public sidewalk or 
street due to a corner location, the following guidelines will apply:

• A clearly marked pedestrian walkway should be provided from the 
sidewalk to the entrance of the building.

• The surface parking area should be buffered from the street with 
a screening wall or fence 3 to 4 feet in height. Screening walls or 
fencing should be attractively designed and should use 
complementary (or the same) materials used for the building or 
materials that are specific to the area.

• Screening walls should be located 2 to 3 feet back from the 
sidewalk to allow adequate room for landscape materials. In 
addition, greenery/vegetation on or through the wall or fence is 
encouraged.

• Screening walls should have one pedestrian access point for 
every 50 feet of street frontage.

Change terminology to 
match Development Code

Divide items 
into Standards 
and Guidelines 
sub-sections

Refine general narratives 
to be Guidelines, such as 
at beginning of  sections
(not shown)

NEW STRUCTURE



ORGANIZATION OF DOCUMENT  
I. Introduction
II. Residential Single-Family Districts
III. Residential Multi-Family Districts
IV. Mixed-Use and Commercial Districts
V. Architectural Style

RELATIONSHIP TO ZONING DESIGNATIONS



SECTIONS IN EACH CHAPTER (names same as Development Code)
A. Purpose
B. Uses
C. Density and Massing
D. Site Design
E. Facade Design

SOURCES OF CONTENT (noted in blue italic text)
-  Original TDDG text
-  Proposed alteration/adaptation of original text
-  Development Code references for consistency and ease of use
- New text proposed by consultant



APPROACH AND RATIONALE
1. Follow outline and section names in Development Code

2. Adhere to original TDDG and Development Code content 
as much as possible.

3. Clarify critical TDDG and Development Code provisions if 
ambiguous.

4. Make original Guidelines into Standards where critical to 
the design character of Tower District.

5. Add new “best practices” where incomplete.

6. Anticipate that some project proposals will qualify for 
streamlined “ministerial” approvals pursuant to State law.  

(State streamlining allows qualifying housing projects to follow 
a ministerial path using objective standards, free from 
subjective interpretations and discretionary decisions.)





I. INTRODUCTION
A. History of the Tower District - better flow and up to date.

B. Vision – adapted from original TDDG and Specific Plan update.

C. Purposes – from original TDDG, recent best practices, consistency 
with Housing Element and State.

D. Applicability – relationship of chapters to zoning districts.

E. How to Use This Document





D. Site Design
- Parking Access Location
- Parking Buffering
- Parking Design
- Pedestrian Access and Street Frontage
- Blocks, Streets, and Alleys

All images from original TDDG.

RESIDENTIAL SINGLE-FAMILY



E. Facade Design
- Architectural Style
- Facade Articulations
- Roofs
- Cladding Materials 
   and Finishes
- Windows
- Primary Entrance 
   Design
- Attic Vents

Table from original TDDG.

RESIDENTIAL SINGLE-FAMILY



F. Additional Site Standards & Guidelines
- Fencing & Security
- Ground-Mounted Mechanical Equipment
- Outdoor Lighting and Illuminations
- Signs

Article 26 – Signs (within “Part III – Regulations Applying to Some or All Districts”)

Image from original TDDG.

RESIDENTIAL SINGLE-FAMILY











DRAFT EIR





NEXT STEPS
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