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Chapter 1:
Introduction
1.1

F

OVERVIEW

riant Ranch is the Central Valley’s
first master-planned retirement
community for Active Adults (age
55 and older) and provides Fresno’s agequalified population with an unparalleled
choice for retirement in an attractive,
well-designed lifestyle master planned
community. The Friant Ranch Specific
Plan presents a unique opportunity to
accommodate Fresno County’s rapidly
expanding senior population as the
“Baby Boomer” generation comes of age.

Friant Ranch (2006)

The 942-acre Friant Ranch site is located directly adjacent to the historic unincorporated
Community of Friant, in the north-central portion of Fresno County (see Figure 1,
Regional Context). The project site is bounded by residential single-family homes to the
north and Friant Road to the west. To the east the project site is bounded by the FriantKern Canal and to the South by agricultural lands used for cattle grazing.
The environmentally driven land management planning process seeks to balance the
needs brought by inevitable growth with the needs of the environment. The Specific
Plan provides for a “Conservation Community” that will serve as a model for green and
sustainable community development.
Of critical importance is the protection of key environmental resources found on-site.
To this end, more than a half of the 942-acre property will be dedicated as open space,
protecting the majority of its on-site foothills, canyons and natural habitat areas, while
focusing on the “Conservation Community” concept. The Specific Plan provides for more
than 480 acres of open space areas, including over 460 acres devoted to undisturbed open
space and 22 acres of revegetated open space slope. It is anticipated that this 482 acres of
undisturbed open space and revegetated open space slopes will be dedicated via easement
C h a p t er 1 : In t r od u c t ion
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Figure 1: Regional Context

to a conservation trust with the appropriate endowment for management and preservation.
Land use policies outlined in this document will result in 20 acres of parks and parkways within
residential and commercial zones.
In addition to acknowledging and respecting the site’s environmental sensitivities, the
pedestrian-friendly plan builds on the open space commitment with an interpretive trail system
serving as the preferred amenity to showcase the site’s natural resources while providing a link
to the existing Community of Friant. In conjunction with the recreational trail system provided
on-site, Friant Ranch will include a variety of other recreational amenities, including an Active
Adult recreation center, designed to encourage active lifestyles for those 55+ years.
Friant Ranch is designed to integrate into the existing Community of Friant. Friant Ranch will
energize and invigorate Friant, economically, socially and aesthetically.
Friant Ranch will help to launch the regeneration of Friant through the construction of a
new wastewater treatment facility that may serve both the Friant Ranch Specific Plan Area
and the remainder of the Friant Community Plan Area. The new wastewater treatment plant
will replace the existing wastewater treatment plant that services the Mobile Home Park and
provide for future capacity to the remaining community of Friant. The Friant Ranch Specific
Plan Area will be formally included within Fresno County Water Works District No. 18 or
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within a new or existing alternative wastewater management entity (collectively referred
to within this Specific Plan as “WWD No. 18”) for operations and maintenance of the
wastewater treatment plant. The Friant Ranch proponents will pursue a designation as a
separate zone of benefit so as not to impact the rates of existing users.
The Friant Ranch Water Master Plan (Section 6.2 herein) is designed to provide a reliable
and adequate volume of healthful, potable water for use by residential and commercial
customers within the Friant Ranch Specific Plan Area. The community will be supplied
with Friant Kern Canal Central Valley Project water from the existing purveyor in Friant,
Fresno Water Works District No. 18 or from a new or existing alternative water purveyor
(collectively referred to within this Specific Plan as “WWD No. 18”). The community is in
the process of securing approval from the Bureau of Reclamation for a long term transfer
of an annual 2,000 acre feet water supply from the Lower Tule River Irrigation District to
WWD No. 18. In the unlikely event that the current water supply plan is abandoned, the
community will process an alternative arrangement to obtain sufficient water supply from
the Central Valley Project Friant Kern Canal or an equivalent surface water source. Upon
receipt of the necessary approvals, and after appropriate environmental review, the long
term transfer will provide Friant Ranch with sufficient water supply to meet its needs.
An existing water treatment plant at the base of Friant Dam will be expanded to serve the
Friant Ranch Specific Plan Area. A distribution system from the water treatment plant will
be installed throughout the planned community, providing sufficient domestic and fire
water supplies.
As an Active Adult (55+) community, Friant Ranch is designed to foster a sense of
community, and draws on inspiration from Smart Growth principles, and the Growth
Alternatives Alliance (GAA), which encourages compact growth. A joint effort between
American Farmland Trust (AFT), the Fresno Chamber of Commerce, the Building
Industry Association of San Joaquin Valley, the Fresno Business Council and the Fresno
County Farm Bureau resulted in the April 1998 release of A Landscape of Choice – Strategies
for Improving Patterns of Community Growth. Fresno County adopted the publication by
resolution as a guide for new compact development.
In addition, the Friant Ranch Plan embraces the San Joaquin Valley Blueprint Smart
Growth Principles; an eight Council of Government (COG) preferred vision for future
development.
Key elements of this compact growth strategy are part of the neighborhood framework
for Friant Ranch and include the creation of a Village Center, along with Hamlet and
Neighborhood Cluster development, while preserving more than one half of the Friant
Ranch Specific Plan Area as open space. The remaining portions of Friant Ranch will
build-out as a well-balanced community containing housing, shops and other businesses,
parks and recreational amenities essential to the daily life of its residents. The Village Center
will serve as a sub-regional shopping hub for the Friant Ranch Specific Plan Area. To
facilitate use of mass transit, the Village Center also incorporates a potential location for a
possible future transit stop for alternative transportation.

1.2

PURPOSE AND AUTHORITY

The Friant Ranch Specific Plan serves as an overall framework and regulatory document for
the development of the Friant Ranch Specific Plan Area into a master planned community
for the Active Adult population, age 55 and older. The Specific Plan will provide guidance
to the County of Fresno, builders and developers in designing a place that puts housing
within walking distance of commercial uses and community services; preserves existing
C h a p t er 1 : In t r od u c t ion
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natural resources; and promotes recreational opportunities and active lifestyles. California
Government Code Sections 65450 to 65456 authorize preparation of specific plans to
implement a jurisdiction’s General Plan. State law provides limited guidance regarding
the content and scope of a specific plan, indicating that a specific plan must address the
distribution, location and extent of land use; public and private infrastructure necessary to
support the land use plan; standards and criteria for natural resource preservation, where
applicable; and an implementation plan that includes identification of financing measures.
The Specific Plan must also include a statement of its relationship to the General Plan
(Section 65454). This is stated in Chapter 8 of this Specific Plan. This section identifies
how the Specific Plan relates to the goals and policies of the Fresno County General
Plan Elements, including the Economic Development Element, Agriculture and Land
Use Element, Transportation Element, Public Facilities and Services Element, Housing
Element, Open Space and Conservation Element and Health and Safety Element.
The Specific Plan may also address any other subjects which decision makers find
necessary or desirable to achieve county goals, as stated in the General Plan and the Friant
Community Plan.
The regulations contained in Friant Ranch Specific Plan apply to all properties located
within the Friant Ranch Specific Plan Area. Following adoption of the Friant Ranch
Specific Plan by the Board of Supervisors, all subsequent development within the Friant
Ranch Specific Plan Area must be consistent with Specific Plan regulations and standards.
This includes local public works projects, tentative maps and parcel maps (Government
Code Section 65455).

1.3

COMMUNITY VISION

Six guiding principles have been identified to establish the community vision for the Friant
Ranch development:
Guiding Principle #1: Natural Beauty/Open Space Resources
The Friant Ranch Specific Plan Area’s primary asset is its natural beauty and open space
resources. The Plan emphasizes the preservation of the foothills and canyons, protection of
natural habitat areas and integration of nature into future development and use. Through
sensitive grading techniques, developable areas will be contoured to maintain the foothills
character. In addition, acknowledging and respecting the environmental
sensitivities (e.g., vernal pools), will allow for the project to conserve and
showcase these natural resources. By focusing on the natural resources
found on-site, the Plan preserves substantial open space and establishes a
comprehensive trails system.
Guiding Principle #2: Regional Heritage
The Friant Ranch Specific Plan draws on the timeless small-town charm
and scale of Friant for new development, while respecting the regional
architectural character. The project borrows from the best of traditional local
forms, architectural styles and landscaping.
Guiding Principle #3: Active Adult/Lifestyle Focus
The plan creates the area’s first lifestyle community to accommodate
the County’s growing Active Adult (55+) population, displaying an
understanding of the unique preferences of the Active Adult baby-boomer
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generation. Providing a stay-in-place 55+ retirement community alternative for this market
niche further prevents relocation to other California counties and nearby states such as
Arizona and Nevada. Friant Ranch presents an opportunity to create an environmentally
sensitive community that offers a variety of social, health and wellness activities for Active
Adults in the Fresno County market.
Guiding Principle #4: The Hub Environment and Friant Regeneration
The Community of Friant was the historical hub of activity for the Millerton Lake subregion. As far back as 1852, it served as the confluence of transportation with the initial
ferry crossing and the later arrival of the railroad. These transportation improvements
allowed the small town to flourish as a minor center of commerce, serving the surrounding
ranchlands and the neighborhoods that grew up in the nearby vicinity. As the commercial
role of the town diminished, it shifted into a service center for boating and other recreation
activities related to Millerton Lake and the San Joaquin River. With the continued
population growth in Fresno County and Friant Ranch’s close proximity to Millerton Lake,
the San Joaquin River, the Table Mountain Casino, downtown Fresno, and growth centers
(e.g., Rio Mesa) in Madera County, the timing is right for the regeneration of Friant. The
implementation of Friant Ranch, the new Friant Ranch Village Center and the planned
wastewater treatment plant will allow Friant to revive its former significance as a subregional
hub. With a significant portion of the Friant Ranch Village Center located within the
Friant Redevelopment Area (the only Redevelopment Area in all of Fresno County), this
commercial center will generate tax revenue that may be used to fund public infrastructure
and other improvements.
Guiding Principle #5: New Community Standards
Friant Ranch establishes a new community model that blends charming, sophisticated
neighborhoods with the existing natural systems. This new community standard upholds
neighborhood crafting principles including the use of iconic streets, which are local streets
of significance within Friant Ranch that possess a readily defined character that makes each
street unique and easily recognizable. Other important neighborhood crafting principles
to be incorporated into Friant Ranch include the use of neighborhood parks and pocket
parks; internal trails and greenbelts that connect the various
open space/recreation uses and land uses together; authentic
architecture that incorporates elements of historical styles
traditionally found in the region; and diversity in housing
product types.
Guiding Principle #6: Connectivity

Friant Ranch will provide direct trail connections to
Lost Lake Park and other recreational amenities.

An important aspect of Friant Ranch is its ability to
integrate both physical and sociological connectivity by
providing a comprehensive walking and biking trail system
throughout the community that also links to off-site trails,
a system of NEV lanes, connections to the nearby multimodal transportation easement (proposed in the Friant
Community Plan) and an intranet network that connects all
the dwellings within Friant Ranch. Through well thoughtout infrastructure design, street and trail systems can be
built to facilitate access to community amenities. The use of
technology that supports connectivity within a neighborhood

C h a p t er 1 : In t r od u c t ion
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and to external resources can combine with innovative social programming to encourage a
sense of community throughout.

1.4

PROJECT GOALS

This Specific Plan seeks to create a high-quality community in the Community of Friant
specifically designed for Active Adults (55+) by establishing the following project goals:

 Provide new housing in a manner that protects open space and view corridors,

promotes efficient delivery of infrastructure and services and expands recreational
facilities;

 Create a master planned community within the Friant Community Plan Area where
public facilities and infrastructure are available or can be provided;

 Provide for up to 2,500 dwelling units in a master planned community;
 Accommodate Fresno’s growing Active Adult population by creating Fresno County’s
first lifestyle community for ages 55 and older that will help meet the demand for
retirement housing as baby boomers reach the retirement age;

 Provide diverse housing types and designs that accommodate varying lifestyles and
income levels of Active Adults (55+);

 Conceive a roadway network that accommodates both traditional and alternative
modes of transportation;

 Retain economic benefits associated with Active Adult (55+) spending and investment
in the Friant area;

 Dedicate over one half of the Friant Ranch Specific Plan Area as open space in the

form of parks, parkways, landscaped slopes, undisturbed open space and revegetated
open space slopes;

 Provide a comprehensive on-site trail system accessible to the public;
 Provide opportunities for parks, parkways and landscape slopes within residential,
commercial and public areas.

 Integrate health and wellness amenities and medical facilities within Friant Ranch
community and the Friant Ranch Village Center;

 Provide for development of a wastewater treatment facility (tertiary treatment/

re-claimed water) that will not only serve the Friant Ranch development, but the
Millerton Lake Village Mobile Home Park as well;

 Contribute to improvements to the Community of Friant’s infrastructure (e.g., water,
sewer, Friant Road, etc.); and

 Create a Community Design Element that ensures attractive architecture for

buildings, attractive outdoor spaces, landscaped roads and parkways, and establishes a
distinct yet harmonized look and feel for the Friant Ranch community as a whole.
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ACTIVE ADULT COMMUNITIES
Fresno County population and demographic trends reveal that
there is a compelling need in the Fresno/Clovis Metropolitan
Area for a lifestyle community targeted at households within
the expanding Active Adult (age 55 and older) population in
Fresno County. Fresno County has experienced a dramatic
shift in the senior age demographic. Through 2010, the 55
to 64 year age group is projected to grow by approximately 60
percent, an increase of more than 33,000 people.
Active Adult communities such as Friant Ranch offer residents
a place to come together to enjoy an active lifestyle and
sense of community. Friant Ranch will focus on the health,
wellness and fitness of its residents. The project will establish a
community resource based on volunteerism and involvement.

A planned community for residents ages 55 and older also means the development of an
environment that responds to the specific health, recreational, transportation and housing
needs of this group. Such communities will benefit the region by preventing relocation
of retirement-age residents to other California counties, as well as other states. An agerestricted community allows new development without burdening active parks and local
schools and other facilities and services.
Friant Ranch is planned as an Active Adult (55+) project and, therefore, will qualify for
the exemption as a community for age 55 and older persons based on The Fair Housing
Amendments Act of 1988, and the Housing for Older Persons Act of 1995: Final Rule
(Department of Housing and Urban Development: 24 CFR Part 100). The Fair Housing
Act (Title VIII of the Civil Rights Act) exempts “housing for older persons” from the Act’s
Prohibition against discrimination because of familial status. Section 807(b)(2)(C) of the
Act exempts housing intended for persons age 55 years and older. The Department of
Housing and Urban Development (HUD) has adopted regulations further defining the
“housing for older persons” exemption at 24 CFR, part 100, subpart E (Housing for Older
Persons Act). There are four factors required to claim and qualify for the 55 and older
exemption:

 That the housing be intended and operated for persons age 55 and older (24 CFR
100.304);

 That at least 80 percent of the occupied units be occupied by at least one person
who is 55 years of age or older (24 CFR 100.305);

 The housing facility or community must publish and adhere to policies and

procedures that demonstrate its intent to operate as housing for persons 55 years of
age or older (24 CFR 100.306); and

 The housing facility or community must also comply with rules issued by HUD
for the verification of occupancy (24 CFR 100.307).

The age restrictions will be stated in the Friant Ranch Master Homeowners Association,
CC&Rs and Community By-laws. Age requirements will be enforced by the Association
and imposed as deed restrictions.
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PLAN SUMMARY

Friant Ranch provides a wide spectrum of housing ranging from detached and clustered
homes to small-lot condominiums, townhomes and apartments. This Specific Plan provides
for up to 2,270 Active Adult dwelling units and 230 non-Active Adult units (open to
all ages). The Plan also includes a 36.6-acre Village Center, which contains a mix of
commercial, retail and medical office uses and possibly some mixed-use development. The
Village Center will target both the local and regional market.
Friant Ranch offers a variety of housing types, sizes and prices designed to meet the needs
of different segments of the Active Adult (55+) market. The homes in Friant Ranch will be
linked together by an intranet system that promotes community involvement.
The size and scale of Friant Ranch creates the potential for a wide range of recreation
amenities. Programmed activities, social events and clubs will be important elements of
the amenity development and use. Accordingly, Friant Ranch includes a recreation center
for Active Adult use only. The center will contain a community lodge and associated
facilities. This verdant community focal point serves as a meeting place with a ballroom/
dance floor, lounge, craft rooms, a computer lab, a resident catering kitchen, billiard
tables and administration office space. A state of the art fitness complex features weight
training equipment, conditioning areas for cardiovascular work and strength training, an
aerobic exercise room and locker and shower facilities. The center also includes an indoor
walking/jogging track. The outdoor facilities include gardens, tennis courts, a game lawn
area and other amenities. These facilities will be managed and funded by the Friant Ranch
Homeowners Association.
A major amenity offered by Friant Ranch is the preservation of substantial open space
areas including over 460 acres of undisturbed open space in the form of natural habitat
conservation areas and vernal pool preservation. Additionally, the project provides 22 acres
of revegetated open space slopes and enhanced street cross sections with wide landscaped
parkways and medians, small pocket parks scattered throughout the various neighborhoods
and miles of nature and multi-purpose trails that link all the uses and open space areas
together. The Homeowner Association maintained on-site trail system will be available for
use by both Friant Ranch and the general public and will connect to other recreational areas
in and around Friant.
Friant Ranch will also bring economic, recreational, environmental and social benefits to
Friant and spur regional job growth. Economically, the Plan provides:

 Tax revenue benefits that may fund improvements to Friant’s infrastructure (e.g.,
water, sewer and wastewater treatment, etc.);

 “Live in place” lifestyle opportunities;
 Housing to meet the growing demand for retirement housing as baby boomers
reach 55 years of age and older;

 Price-sensitive homes in a value-rich lifestyle community;
 Economic benefits associated with Active Adult (55+) spending and investment;
 New construction and service jobs;
 A variety of convenient locally and regionally serving retail and medical offices
uses;
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 An expanded customer base;
 For growth in an Active Adult (55+) community that does not impact local schools.
Friant Ranch will also provide new infrastructure including replacement of an existing
wastewater treatment plant to accommodate the development of Friant Ranch and the
Millerton Lake Village Mobile Home Park. New technology is available that utilizes a
modular system to incrementally increase capacity as development at Friant Ranch and the
existing Community of Friant grows and a collector system is made available, in contrast to
conventional systems that are designed and constructed for full build-out conditions at the
beginning of the project. The wastewater reclamation system may consist of a storage facility,
a main line pipeline to convey treated effluent from the storage facility to irrigation lines, a
pump station to pressurize the irrigation line, pipeline laterals and sprinkler heads to irrigate
the turf and spray areas. This “state of the art” facility will ensure that new development meets
strict health and safety requirements. Two options for the location of the wastewater treatment
plant include the preferred site on the Beck parcel outside of the Specific Plan boundary and
adjacent to the existing facility within the Specific Plan boundary. Excess effluent re-used by
Friant Ranch will be stored offsite for groundwater percolation and/or agricultural irrigation.
A new combination conventional/bio-filtration drainage system will be constructed and
implemented as part of Friant Ranch. Rain will run from inlets into natural swales on the
property that will collect in small sedimentation basins lined with plants and other materials
to filter the water. This new system framework incorporates conventional curb/gutter street
design with bio-filtration swales and drop inlets into a string of community filtration/
sedimentation basins. This system will be supplemented by a surface collection system,
including inlets and a below ground stormwater conveyance system. Culverts may be required
to route runoff from the development away from the existing seasonal drainage swales that
are to be protected. The Friant Ranch drainage system will be maintained and operated by a
management entity acceptable to Fresno County.
Fresno County’s General Plan Policy PF-C.12 requires that a project demonstrate a
“sustainable” water supply. The Friant Ranch community plans to obtain water service from
Water Works District No. 18 (WWD No. 18). WWD No. 18 and the Friant Ranch project
proponents are in the process of securing approval from the Bureau of Reclamation for a long
term transfer of an annual 2,000 acre-feet water supply from the Lower Tule River Irrigation
District to WWD No. 18. It is anticipated that the Friant Ranch community will obtain water
supply service of Friant Kern Canal Central Valley Project water from WWD No. 18. Upon
receipt of all necessary approvals, and after appropriate environmental review, the long term
transfer will provide Friant Ranch with sufficient water supply to meet its needs.
During the construction of Friant Ranch, it is anticipated that the project will generate 660
local jobs annually, $264 million in local income over a 10 year build-out and $139 million
in local taxes and other revenue. Friant Ranch will also contribute to the Tourism Cluster of
the Fresno County Regional Jobs Initiative by creating a “Gateway to Recreation” at Friant.
The Regional Jobs Initiative is a private-public partnership focused on creating new jobs in the
Fresno Metropolitan Statistical Area. Friant Ranch will be congruous with the Regional Jobs
Initiative.
Friant Ranch will also support the Healthcare Cluster’s objective to create a network of
hospitals, training centers, clinics and other health-related services that will improve the
competitiveness of the industry in Central California, attract additional customers and
suppliers to the region, and make Central California a healthier region by integrating health
and wellness amenities and medical facilities within the Friant Ranch Village Center.
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1.7 SPECIFIC PLAN ORGANIZATION
The Specific Plan establishes the regulations that will guide development within Friant
Ranch. The Specific Plan is organized into the following chapters:

 Chapter 1 - Introduction. Provides introductory remarks including purpose,
goals, overview and framework of the Specific Plan.

 Chapter 2 - Land Use Element. Addresses land use designations and standards,
describing the site in detail and discussing the proposed development type.

 Chapter 3 - Transportation Element. Addresses roadway and circulation

systems including bicycling, walking, trail system and accommodating
neighborhood electric vehicles and creating a pedestrian-friendly atmosphere.

 Chapter 4 - Housing Element. Addresses housing needs and planned housing
within Friant Ranch.

 Chapter 5 - Community Design Element. Establishes design guidelines that

will direct the architectural themes, landscaping and the overall themes of Friant
Ranch.

 Chapter 6 - Public Facilities Element. Discusses the public and private

improvements and provides a framework for the provision of adequate public
services and maintenance of facilities.

 Chapter 7 - Environmental Resources Element. Establishes standards for the

preservation and conservation of natural resources including open space and habitat
protection.

 Chapter 8 - Implementation. Provides the implementation measures, including
financial measures that execute the objectives of the Plan.

1.8

SURROUNDING LAND USES

The Friant Ranch site is bordered by the Community of Friant, Lost Lake State Recreation
Area and the San Joaquin River on the west; Millerton Lake State Recreation Area to the
north; and land devoted to agricultural and grazing to the east and south (see Figure 2,
Surrounding Land Uses). Millerton New Town and Table Mountain Casino are located
further to the east of the Friant Ranch Specific Plan Area.
Within the Community of Friant, there are several existing neighborhoods in the
vicinity of Friant Ranch. Beyond these immediate uses, the site is surrounded by nearby
developments, including Millerton New Town, Mira Bella and Monte Verdi Estates.
Additional development is planned for the Copper River Ranch area and on the west side
of the San Joaquin River in Madera County, including Rio Mesa (Riverbend Ranch Golf
Course and River Ranch Estates), Gateway Village and Gunner Ranch West.
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1.8.1 FRESNO COUNTY
Named after the ash trees native to the San Joaquin Valley, Fresno County owes its roots
to the early gold miners who flocked to the foothill areas of the San Joaquin River after the
Mexican War in search of riches. On April 19, 1856, Fresno County was created from the
original counties of Mariposa and Merced. The County seat was first established in the
Gold Rush settlement of Millerton, approximately 20 miles north of present-day Fresno
and adjacent to Friant.
Then, in 1871, A.Y. Easterby and Moses J. Church brought the earliest irrigation canals
to the Valley, transforming the dry desert soil into productive agricultural land. During
the 1870s, construction of a rail line through the Central Valley spurred a steady influx
of settlers to the town of Fresno. A typical frontier town, Fresno grew rapidly- its success
largely based on its thriving wheat, grain, raisin and fruit production and the cattle ranching
industry.
In 1874, Fresno was selected by popular election as the new County seat. It was not until
Fresno was nearly destroyed by fires in 1882 and then again by a major flood in 1884, that
the town’s residents were convinced that incorporation was necessary to provide for the

Figure 2: Surrounding Land Uses
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growing needs of the community. Thus, Fresno incorporated on
October 12, 1885.
In 1939, construction began on the nearby Friant Dam, which
resulted in the inundation of the old town of Millerton. The
original 1865 County Courthouse was removed and eventually
rebuilt overlooking the new Millerton Lake.
During the early 1900s, advancing technology introduced new
modes of transportation and building techniques to Fresno,
whose advancing skyline stood out as a visual symbol of the
city’s economic growth. During World War II, Fresno was an
active military training center, and the city experienced another
era of rapid growth during the post-World War II years. Today it is the nation’s leading
agricultural region, generating billions of dollars per year from over 250 commercial crops.
The completion of Highway 99 in 1960 allowed rapid transit between California cities and
facilitated new development on the outskirts of Fresno. The City and County continue to
thrive and are experiencing unparalleled development as a once small pioneering town that
has transformed itself into a major
California city. According to the 2003
Milken Institute Best Performing
Cities Report (released June 2003),
Fresno now ranks 8th among the
Nation’s 200 largest cities in job
growth since December 2001. Along
with this job growth, there has been
a corresponding demand for housing,
retail development and recreational
use.

1.8.2 COMMUNITY OF FRIANT
Friant is a community situated at the base of Friant Dam and Millerton Lake. In 2000,
the Community had a population of 519 persons. Friant Road traverses through the
community, serving as the commercial strip for the town. Several established residential
neighborhoods are located in Friant on either side of Friant Road. The west side of Friant is
bordered by the San Joaquin River and adjacent Madera County.
The town of Friant, located northeast of Fresno, was first
known as Converse Ferry, and was named for Chales Converse,
who in 1852 established a ferry crossing on the San Joaquin
River. Later it was called Jones Ferry, Hamptonville and then
Pollasky for Marcus Pollasky, an agent for the Southern Pacific
Railroad, which reached the site in 1891. At one point in time,
the town was even known as “Rootville.” In the early 1890s, the
community was renamed Friant for Thomas Friant, a partner
in the White-Friant Lumber Company. In 1939, construction
began on the nearby Friant Dam, which resulted in the
inundation of the nearby town of Millerton and the creation of
the new Millerton Lake.
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The Friant Community Plan provides guidance for developments within the Friant
Community Plan Area including the Friant Specific Plan Area (see Figure 3: Friant
Community Plan Area).

Figure 3: Friant Community Plan Area
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SAN JOAQUIN RIVER
The San Joaquin River is a component of the San Joaquin River Basin, fed from waters
high on the western slopes of the Sierra Nevada, draining approximately 14,000 square
miles of the Central Valley. It is California’s second-longest river, and has historically been
engineered with dams and other facilities to support agricultural uses and generate power
for residents throughout California. Over the years, the quality of the river’s natural habitat
and wildlife has been a priority and, in 1993, the San Joaquin River Conservancy was
established. This state agency acquires and manages public lands within the river parkway in
order to provide low-impact recreational and educational opportunities, as well as wildlife
protection.

LOST LAKE RECREATION AREA
Lost Lake Recreation Area is located on the eastern bank of the San Joaquin River, just
west of the site. The park is made up of approximately 273 acres with a day-use park
and campground that provide recreational uses including fishing, hiking, picnicking,
bird-watching, a boat launch and open wildlife habitat. Friant Ranch will provide trail
connections from Friant Ranch’s on-site trail system to the Lost Lake Recreation Area,
making this system accessible to the public.

1.8.3 FRIANT AREA
MILLERTON LAKE STATE RECREATION AREA (SRA)
The Millerton Lake SRA includes more than 40 miles of shore land. Recreation
opportunities including, picnicking, boating, hiking and bicycling, fishing, waterskiing and
camping. In conjunction with the construction of Friant Dam, Millerton Lake was created
in 1944 for water reclamation, flood control and irrigation purposes and now provides
significant recreation opportunities for the region. With a surface area of up to 4,900 acres,
Millerton Lake spans up to three miles at its widest point. The SRA offers a variety of water
sports adjacent hillsides that provide excellent hiking opportunities; and camping facilities
for approximately 600,000 visitors annually. The park contains the original Millerton
County Courthouse, built in 1867.

MIRA BELLA
This development consists of approximately 180 low density residential units, also located
east of the Friant Ranch Specific Plan Area, adjacent to Millerton Road.
MILLERTON NEW TOWN
This development is anticipated to contain up to 3,500 dwelling units at mixed densities
upon final build-out and is located approximately three miles east of the site along Millerton
Road. This project was originally approved in 1984. Portions of Millerton New Town have
been graded.
BRIGHTON CREST
Brighton Crest is an existing project, approved in 1988, that is located to the east of Millerton
New Town. The development contains approximately 420 lots with approximately 100
homes built at this time.
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TABLE MOUNTAIN CASINO
Table Mountain is a large casino with slot machines, a large bingo hall, a poker room,
restaurants and entertainment facilities. The 250,000 square foot casino features 2,000 slot
machines, 32 table games and an 800 seat bingo hall.
COPPER RIVER RANCH
Copper River Ranch is a 710-acre development located north of Copper Avenue between
Friant Road and Willow Avenue on the City’s northern edge. It includes an 18-hole golf
course and country club. This development is ultimately planned to provide more than
2,800 homes at project build-out.
GUNNER RANCH WEST
Located in Madera County, the new Valley Children’s Hospital has been completed. A
single medical office building has been built and it is anticipated that other doctors’ offices,
laboratories and support businesses will follow. The approximately 1,000-acre plan will
ultimately allow for 3,000 residential units including homes and apartments.
RIO MESA
The 15,000-acre Rio Mesa Master Plan in Madera County proposes up to 29,000 dwelling
units and in excess of 1,200 acres of commercial and industrial development in the
aresituated north and west of the San Joaquin River, between Friant Dam and Highway 41.
Implementation of specific development projects within Rio Mesa is pending approval of
more detailed infrastructure plans and subdivision proposals. An 18-hole championship golf
course, Riverbend Ranch, opened in May 1999.
GATEWAY VILLAGE
Located in Madera County, immediately west of SR 41 and generally between Avenues 10
and 12, Gateway Village contains 2,072 acres. Ultimately home to 6,572 residential units
in a flexible variety of densities, the Gateway Village Specific Plan envisions up to 80-acres
of commerical development and will be home to three new Golden Valley Unified School
District elementary schools. The Specific Plan and EIR were approved by the Board of
Supervisors in August, 2007.
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Chapter 2:
Land Use Element
2.1

F

INTRODUCTION

riant Ranch is designed to foster a sense of community among the Active Adult
residents who will call it home. The Specific Plan also draws on inspiration from
the Landscape of Choice – Strategies for Improving Patterns of Community Growth,
and the San Joaquin Valley Blueprint, both are multi-organization sponsored documents
aimed at applying “smart growth” principles for new development in the Central Valley.
Key elements of these documents include utilizing land efficiently by encouraging compact
development, providing a broad range of housing types and establishing a pedestrianfriendly environment with connections to transit stops.
Smart growth strives for a careful balance of land uses and transportation options that
benefits the economy, the community and the environment. The Land Use Plan for Friant
Ranch incorporates the following smart
growth principles:

 Supply a range of residential

dwelling unit types, from detached
single-family units to multi-family
condominiums and apartments.

 Design pockets of residential clusters
and identifiable neighborhoods
around focal green spaces and small
parks.

 Provide a Village Center with a mix
of neighborhood, commercial and
service needs for use by Friant and
Friant Ranch residents.

Single-family home
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 Establish land use designations that encourage concentrations of development near
shopping centers, transit stations and key transportation routes.

 Provide recreation opportunities in the form of trails, Active Adult recreation
centers and access to surrounding recreational areas.

 Create a pedestrian-friendly environment that includes connectivity between
neighborhoods, narrower streets and access to trails and bicycle paths.

 Provide a wastewater treatment system for Friant Ranch (located adjacent to the
community commercial area or offsite at the Beck Ranch property).

 Preserve opportunities for alternative modes of transportation within a multimodal transportation easement.

2.2

NEIGHBORHOOD FRAMEWORK

Friant Ranch embraces the concept of clustering development to preserve open space
and protect natural resources. To implement the concept of clustering, Friant Ranch has
developed three levels of varying intensities: (1) the Town Core, which contains the Friant
Ranch Village Center retail/mixed-use core, the adjacent multi-family and higher density
single-family housing, and the large centrally located Active Adult Recreation Center;
(2) Hamlets, which are residential areas consisting of single- and multi-family residential
uses; and (3) Neighborhood Clusters, which are limited to lower density detached homes.
The Town Core serves as the focal point for Friant Ranch activity and is where the
most intensive land uses on-site are located (see Figure 4, Neighborhood Framework).
The Hamlets are residential enclaves clustered around the Town Core and distributed
throughout the Friant Ranch site, while the Neighborhood Clusters are located on the
fringes of development and typically contain the largest lot sizes and least intensive uses in
Friant Ranch.

The concept of clustering development is aimed at preserving open space
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Figure 4: Neighborhood Framework
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LAND USE DESIGNATIONS, STANDARDS
AND CRITERIA

The 942-acre Friant Ranch Specific Plan Area is planned as an Active Adult project
containing a mix of attached and detached single-family homes among rolling grass-covered
hills and valleys (see Figure 6, Project Concept Plan). In addition to the residential uses,
approximately 36.6 acres are planned for a Village Center with commercial, retail and office
uses, and a flexibility for vertical mixed-use development with higher density residential
uses. In addition to the Village Center, the Land Use Plan identifies neighborhood
residential clusters, open space and recreational amenities. Table 1, Land Use Types, lists
all of the land use types within Friant Ranch.
Land use designations are established to identify uses and development. The designations
identify the types and nature of development allowed on all properties within the Specific
Plan.

Figure 5: Land Use Designation
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TABLE 1: LAND USE TYPES
Land Use
Designation
(Figure 5)

Specific Land Use Description
(Figure 6)

Density Maximum
Maximum
Range Total Dwell- Total Square
Acres (du/ac)
ing Units
Feet

Commercial
Community Commercial

Village Center (Mixed Use)1,2

36.6

--

501

250,000

Medium Density Res

Single-Family One (SFD-1)3

69.4

2.0-5.0

290

--

Med High Density Res

Single-Family Two (SFD-2)

131.5

5.0-8.0

745

--

Med High Density Res

Single-FamilyThree (SFD-3)3

130.9

8.0-12.0

1,069

--

Med High Density Res

Multi-Family (MFD)

13.3

12.0-18.0

166

--

Residential
3

3

Active Adult Total

345.1

--

2,270

--

Med High Density Res

Non-Age-Qualified Multi-Family Density (MFD)3

14.3

12.0-18.0

180

--

Med High Density Res

Active Adult Recreation Center

16.1

--

--

42,000

--

--

--

--

2,500

292,000

3

Open Space
Open Space

Undisturbed Open Space

460

Med/Med-High Density

Revegetated Slopes3

22.4

Roads

47.7

Total

942.2

Transportation and
Circulation
N/A

		
1) Fifty dwelling units are permitted within the Village Center, as either freestanding multi-family housing or vertical
mixed-use development with commercial/office on the first floor and residential units on the upper floors.
2) Up to four acres of the Village Center may be used for the proposed wastewater treatment facility and would be
located adjacent to an existing secondary treatment facility located outside of the project boundary. The preferred
facility location is outside the project boundary at the Beck property site.
3) Residential and commercial acreages include lands to be used for accessory, parks, parkways and landscaped slopes
(see Figure 8).

2.3.1 MEDIUM DENSITY AND MEDIUM HIGH DENSITY
RESIDENTIAL
Three single-family land use designations and one multi-family residential categories
are proposed for Friant Ranch. The residential development will be arranged in clusters
around small pocket parks to create identifiable neighborhoods. A maximum total of 2,500
dwelling units are planned within Friant Ranch, of which 2,270 are age qualified units
and 230 are non-age qualified units. To ensure that this occurs, a 55-year age qualification
policy will be implemented.
Table 2, Housing Types, identifies all of the various housing types within Friant Ranch.
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TABLE 2: HOUSING TYPES
Land Use Designation
(Figure 5)

Specific Residential Land Use
Description (Figure 6)

Acres

Density
Range
(du/ac)

Maximum
Density
(du/ac)

Maximum
No. of
Dwelling
Units

Active Adult Housing: - Single-Family
Medium Density Res

Single-Family One (SFD-1)

69.4

2.0-5.0

5.0

290

Med High Density Res

Single-Family Two (SFD-2)

131.5

5.0-8.0

8.0

745

Med High Density Res

Single-Family Three (SFD-3)

130.9

8.0-12.0

12.0

1,069

Total

2,104

Multi-Family Density (MFD)
Med High Density Res

Active Adult Housing - Multi-Family

13.3

12.0-18.0

18.0

166

Med High Density Res

Non-Age-Qualified Multi-Family

14.3

12.0-18.0

18.0

180

Community Commercial

Village Center (Mixed Use*)

36.6

12.0-18.0

18.0

50

Total
Grand Total
* Housing development is envisioned for the multi-use portion of the village core, discussed in Section 2.3.2.

Figure 6: Project Concept Plan
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Single-Family Density One (SFD-1)
The SFD-1 land use category permits
detached single-family dwelling units with
densities ranging from 2.0 du/ac to 5.0 du/
ac. It is anticipated that a variety of lot sizes
will be permitted in this category including,
but not limited to, 7,200 square foot lots
and larger, with a minimum lot size of
6,000 square feet. Additional lot sizes and
product types are permitted as long as
Single-family home with front loaded garage
the maximum density of 5.0 du/ac is not
exceeded. A total of 290 dwelling units
are assigned to this land use category. This land use category corresponds to the Medium
Density Residential land use designation in the Friant Community Plan. As the lowest
density land use category in Friant Ranch, the SFD-1 areas will be concentrated on the
periphery of the community.
Single-Family Density Two (SFD-2)
The SFD-2 land use category permits detached single-family dwelling units with densities
ranging from 5.0 du/ac to 8.0 du/ac. It is anticipated that a variety of lot sizes will be
permitted in this category including, but not limited to, 5,000 square foot lots and larger;
4,500, 4,000 and 3,500 square foot lots; and single-family alley loaded homes. Additional
lot sizes and product types are
permitted as long as the maximum
density of 8.0 du/ac is not exceeded.
A total of 745 dwelling units are
assigned to this land use category.
This land use category corresponds
to the Medium-High Density
Residential land use designation in
the Friant Community Plan.
Single-Family Density Three
(SFD-3)

Small-lot single family home with alley loaded garage

The SFD-3 land use category permits detached and attached single-family dwelling units
with densities ranging from 8.0 du/ac to 12.0 du/ac. It is anticipated that a variety of lot
sizes will be permitted in this category including, but not limited to, single-family detached
homes, cluster homes, courtyard homes, duplex alley loaded units, attached homes and
townhomes. Additional lot sizes and product types are permitted as long as the maximum
density of 12.0 du/ac is not exceeded. A total of 1,069 dwelling units are assigned to
this land use category. This land use category corresponds to the Medium High Density
Residential land use designation in the Friant Community Plan. As the highest density
single-family uses on-sites, the SFD-3 areas are generally located in cores surrounded by the
SFD-1 and SFD-2 land use categories.
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Multi-Family Density (MFD)
Multi-family homes will consist of apartments, condominiums,
attached homes and townhomes located in the Multi-family Density
(MFD) land use category with densities ranging from 12.0 to 18.0
du/ac (see Figure 7, Multi-Family Land Use Locations). There are
three MFD-designated areas in Friant Ranch – one of these areas
is located in the northernmost portion of the property near Friant
Road, while the other two MFD sites are located adjacent to the
planned Village Center and Recreation Center.
The northern MFD site will be targeted at singles, couples and
families, and will include approximately 180 non-age-qualified rental
housing units. This enclave will be separated by open space and
substantial grade change from the Active Adult portions of Friant
Ranch.
The other two MFD sites (across from the Village Center and east of
the Recreation Center) are expected to include rental apartments and
attached homes with living spaces that range from 600 square feet and larger and will offer
more housing options for active adults, while providing the density to support retail and
transit services located in the adjacent/nearby Village Center and the Community of Friant.
Multi-family homes will share common front yards and, in some cases side yards as well,
and/or small private areas. The common open space will be maintained under the guidance
of the Homeowners Association. A total of 346 MFD (both age-qualified and non agequalified) dwelling units are planned in Friant Ranch residential areas.
Active Adult Recreation Centers

Figure 7: Multi-Family Land Use Locations

24

Apartment flats

Frian t R a nc h
s p e c i f i c

p l a n

The size and scale of Friant Ranch creates the potential for a wide range of recreation
amenities. Baby Boomer households now entering their pre-retirement years are active,
independent persons who are seeking opportunities for recreational, social and educational
growth. Programmed activities, social events and clubs will be an important element of the
amenity development and use.
Accordingly, the Specific Plan allocates approximately 16.1 acres within the Medium
High Density Residential area for the Active Adult

An outdoor swimming pool is just one of the amenities
located at the Active Adult Recreation Center

Active Adult Recreation Center will include a range of
amenities geared toward active adults

Recreation Center, which will serve as the “heart and soul” of the lifestyle facilities in
Friant Ranch. This verdant centerpiece will serve as a meeting place and is expected to
contain community facilities that may include a ballroom/dance floor, lounge, craft and/
or multi-purpose rooms, a computer lab, a resident catering kitchen, billiard tables and
administration office space. A state-of-the-art fitness complex may feature an indoor lap
pool for aquatic exercise, weight training equipment, conditioning areas for cardiovascular
work and strength training, an aerobic exercise room and locker and shower facilities. The
recreation center may also include an indoor walking/jogging track featuring a low-impact
resilient-floor surface for year round exercise. An outdoor aquatic complex and leisure
sports and gathering area may include such amenities as an outdoor pool and spa, and
barbeque and event area. This facility will be privately owned, maintained and funded by
the Friant Ranch Homeowners Association especially for use by Friant Ranch residents and
their guests.

C h a p t er 2 : L a n d U se El e m en t
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Parks, Parkways and Landscape Slopes
Friant Ranch includes a series of parks scattered around the project, serving as gathering
areas and focal points for many of the Hamlets and neighborhood Clusters. Two types
of parks will be provided in Friant Ranch: 1) neighborhood serving parks; and 2)
smaller pocket parks. The neighborhood serving parks are oriented to each residential
community. The pocket parks provide for a small landscaped, image element in each
residential area, creating a unique character defining feature and open space respite for the
residents immediately surrounding them. The design and location of each pocket park
will be provided as part of the final design of each residential development. In addition, a
town square commons or central plaza is also planned as part of the Village Center, as a
community gathering area. The town square will serve as a primary gathering space within
Friant Ranch. The general locations of the neighborhood serving parks and the Town
Square are indicated on Figure 8, Parks and Recreation Plan.
The parks are primarily passive facilities ranging in size from approximately 0.25 acres to
more than an acre in size. The parks may contain such features as flower gardens, herb

Figure 8: Parks and Recreation Plan
Note: Park locations are conceptual. Actual numbers and locations of parks will be determined before issuance of any
tentative maps.
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and community vegetable gardens, gazebos and trellis structures, shade structures, sitting
areas, picnic areas, BBQ areas, shade trees, drinking fountains, artwork and/or other
amenities. The parks will be privately owned, maintained and funded by the Friant Ranch
Homeowners Association for use by Friant Ranch residents and their guests.

Parks will serve as focal points for many of the residential
neighborhood clusters

A primary focal element of Friant Ranch
will be its meandering parkways that will
be designed to follow the site natural
topography, to showcase views both on-site
and off-site, and to connect the various
development areas in Friant Ranch together.
In addition, outdoor walking trails and
greenbelts, a shown on Figure 19, Trails
Plan in the Specific Plan, will allow for
potential future linkages between the
community’s neighborhoods and lifestyle
facilities and the existing town of Friant
and the Lost lake Recreation Area. The
trail system will be available for use by
both residents and the general public. All
residents of the Community of Friant will
have access to the trail system, which is
a major recreational amenity. The trails
are designed to allow for potential future
connections between Friant Ranch and the
existing town of Friant, as well as potential
future linkages to Lost Lake Recreation

D

A
E

B
C
Parkway Elements
A:
B:
C:
D:
E:

Accent Trees
Natural Open Space
Nature Trails
Neighborhoods Linkage
NEV Lanes

Figure 9: Conceptual Landscaped Parkways Diagram
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Area, the San Joaquin River Parkway Corridor and the San Joaquin hatchery.
Specifically, there will be two distinct trail types provided in Friant Ranch: 1) nature trails
that are made of decomposed granite, and 2) handicapped-accessible multi-purpose trails
that are paved and suitable for bicycles and pedestrians. As part of the parkway design,
Neighborhood Electric Vehicles (NEVs) lanes will be provided on the primary roadways
adjacent to the travel lanes. (see Figure 9, Conceptual Landscaped Parkway Diagram).
Landscape slopes are also provided as a public benefit alongside of roadways, parks, trails
and greenbelts or privately within residential lots. The parks, trails and greenbelts will be
maintained and operated by the Friant Ranch Homeowners Association.

2.3.2 COMMUNITY COMMERCIAL: VILLAGE CENTER
Friant Ranch will include a Village Center on 36.6 acres that is expected to contain a mix
of retail, office, medical, and social gathering, possibly in conjunction with mixed-use

Proposed location of the Village Center

Conceptual 3-D rendering of the proposed Village Center
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Retail

Figure 10: Village Center Conceptual Site Plan Illustration
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residential units (see Figure 10, Village Center Conceptual Site Plan Illustration). Figure 10
depicts one possible layout of the Village Center. The actual site plan for the Village Center
may vary from that indicated depending on the final mix of uses identified for inclusion
in the Center. The Village Center is designed to serve the regional shopping needs for
residents of and employees in Friant Ranch, the Community of Friant and other nearby
areas.
The Village Center functions as the commercial and retail center of Friant Ranch. The
center is the activity hub of the Specific Plan Area and may include uses such as a food
market and drugstore/pharmacy. This retail commercial development may also include
locally serving services such as laundry/dry cleaning, wine/cheese/deli and bakeries and
coffee shops. Office development could be provided in conjunction with the retail
commercial development and could potentially include support services such as medical
and health facilities, real estate sales, title/escrow, insurance and finance/banking. The
commercial/office development in the Village Center is intended to provide retail and office
uses that are compatible with a residential environment. Fifty multi-family dwelling units
and 250,000 square feet of retail and office uses are permitted within the Village Center.
The Village Center is designated as a Community Commercial zone to allow for flexible
mixed-use development within the Friant Ranch Village Center. Mixed-use development
may occur as a component of the Village Center. Approximately 50 multi-family dwelling
units are planned in the Village Center and may consist of townhomes, condominiums
and/or apartments and may be constructed as freestanding residential buildings and/or
as residential over office/retail. Plans for proposed mixed-use development in the Village
Center shall be submitted to the County for Site Plan Review and approval, prior to the
County issuing a building permit for mixed-use development.
Building heights up to three stories are permitted to provide a community focus and to
encourage mixed-use development.
The timing for construction of the Village Center will be driven by the rate of residential
development within Friant Ranch and surrounding areas. The village center will include
parks, parkways, storm drainage facilities and town greens.

2.3.3 OPEN SPACE
Celebrating the magnificent opportunities its natural terrain offers, Friant Ranch preserves
the majority of its on-site foothills and canyons, and protects its natural habitat areas, while
focusing on a “Conservation Community” concept.
In addition to acknowledging and respecting the site’s
environmental sensitivities, the pedestrian-friendly
plan builds on an open space commitment with an
interpretive trail system serving as a preferred amenity to
showcase the site’s natural resources and also providing
a link to the existing Community of Friant. The Friant
Ranch includes more than 482 acres of open space,
which will include over 460 acres devoted to permanent
undisturbed open space and 22 acres of revegetated
open space slope.
It is anticipated that a portion of the permanent open
space will be dedicated via easement to a conservation
trust with the appropriate endowment for management
and preservation. Setbacks are planned around the
environmentally sensitive areas located within the
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habitat conservation areas. In addition to the open space buffers, the Plan follows the
lay of the land and is designed to conserve the natural foothill character and beauty of
the property with preservation of central canyons and vista and view corridors with an
open space commitment of approximately one half of the project acreage. Friant Ranch
will also implement management practices that will ensure the quality, enhancement and
preservation of habitat within the dedicated open space.
In addition to the natural, undisturbed open space, Friant Ranch will provide an extensive
amount of open space in the form of parks, trails, greenbelts and landscaped slopes.
Landscape slopes may be provided as a public benefit alongside of roadways, parks, trails
and greenbelts or privately within residential lots. The parks, trails and greenbelts will
be maintained and operated by the Homeowners Association. The trails system will be
available for use by both residents and the general public. All residents of the Community
of Friant will have access to the trail system, which is a major recreational amenity. The
trails are designed to allow for potential future connections between Friant Ranch and the
existing town of Friant, as well as potential future linkages to Lost Lake Recreation Area,
the San Joaquin River Parkway Corridor and the San Joaquin Hatchery.

2.3.6 PUBLIC FACILITIES:
WASTEWATER TREATMENT SYSTEM
The Wastewater Treatment System designation provides a location for replacement of the
existing Millerton Lake Village Wastewater Treatment Plant. The Project wastewater will
be collected and treated at the new wastewater treatment facility to be constructed adjacent
to and incorporating aspects of the existing facility or to be constructed at the preferred
Beck parcel location outside of the Specific Plan boundary. The new facility will utilize the
latest technology and possibly will be designed to be compatible with existing neighborhood
uses. It is possible that treated effluent from the Wastewater Treatment System will be used
for irrigation of open spaces within and/or outside of the Friant Ranch Specific Plan Area.

2.4 LAND USE POLICIES
This Specific Plan identifies the following objectives and policies (establishing standards and
criteria for land use within the Specific Plan area):
Objectives:
Objective 1.1:
			

To facilitate development within the Specific Plan areas in an 		
environmentally sensitive manner.

Objective 1.2:
			

To offer a variety of housing opportunities within the Specific
Plan area.

Objective 1.3:

To provide parks and open space within the Specific Plan area.

Policy 2.1:
			
			

Require that residential development within the Medium		
Density Residential and Medium High Density Residential areas
include neighborhood parks and parkways, at a rate of 5 to 8 		
acres per 1,000 dwelling units.

Policy 2.2:
			

Require that development within the Village Core (Community
Commercial) include 5 acres parks, parkways, and town greens.

Policies:

C h a p t er 2 : L a n d U se El e m en t
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Policy 2.3:
Policy 2.4:
			
			

Construct an active adult recreational center within
the Medium High Density Residential land use designation.
Allow residential densities up to 18.0 du/ac within the MFD 		
areas to provide a variety of housing opportunities within the 		
Specific Plan areas.

Policy 2.5:
Require a minimum of 460 acres to be preserved as 			
		
undisturbed permanent open space within the Specific Plan area.
Policy 2.6:
			
			

32

Require that residential development within the Medium 		
Density Residential and Medium High Density Residential areas
include parks and parkways at a rate of
approximately 5 acres per 1,000 dwelling units.

Frian t R a nc h
s p e c i f i c

p l a n

Chapter 3:
Transportation Element
3.1

T

INTRODUCTION

he Transportation Element
focuses on creating a community
circulation network that moves
people efficiently and safely throughout
Friant Ranch, whether by automobile,
bicycle, foot, or by Neighborhood Electric
Vehicle (NEV). Connectivity within the
neighborhood, including easy access to
community amenities, is a key component
of this Specific Plan. To accommodate
pedestrian and vehicular circulation in
Friant Ranch, this Specific Plan provides
for an assortment of transportation
alternatives including, but not limited to,
Neighborhood Electric Vehicle (NEV)

nature and multi-purpose trail systems, bicycle lanes
and pathways and travel lanes for NEVs. These
alternative transportation modes will offer important
alternatives to the automobile for transportation
within Friant Ranch, alternatives that are far more
sustainable and are cleaner for the environment.
The planned roadway circulation network in Friant
Ranch is designed to connect with Friant’s existing
roadway network and Friant Road, which is the main
access road that connects the Community of Friant
to the City of Fresno. The County has completed
Friant Ranch Streetscape
C h a p t er 3 : T r a n sp ortat ion El e m en t
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improvement on Friant Road from two undivided lanes to four divided lanes from Willow
Avenue to the Lost Lake Park entrance. Widening is also planned from Lost Lake to Bugg
Street, and from Bugg Street to Millerton Road as final funding sources become available.
A comprehensive trail system will encompass all of Friant Ranch, connecting residential
neighborhoods with the Village Center, the Active Adult Recreation Center, the
Community of Friant and other off-site trails. Interpretive nature trails as allowed will
explore the edges of the undisturbed open spaces, while rest stops and benches allow
outdoor enthusiasts to take in the natural beauty of the area. Roadways will also be
designed to accentuate the scenic beauty of the surrounding area, showcasing rolling
hillsides and the dramatic Friant Dam over the Community of Friant.
This Transportation Element correlates with the Land Use Element and will:

 Maximize roadway and trail connections that integrate Friant Ranch into the community of Friant’s existing neighborhoods and recreation areas.

 Limit traffic impacts on established residential neighborhoods in Friant.
 Provide an efficient, safe vehicular circulation system that avoids high-speed roadways.

 For short neighborhood trips, encourage and accommodate neighborhood electric vehicles (NEVs) on all streets, including eight-foot travel lanes on collector
roadways.

 Minimize peak hour traffic because the project consists of a majority of Active
Adult, age-qualified (55 and older) residents.

 Provide an interconnected system of trails and bikeways that link all residential
neighborhoods in Friant Ranch to recreation centers, commercial and medical
uses, open spaces, parks and recreation areas.

3.2

VEHICULAR CIRCULATION

The Friant Ranch circulation system has been designed to serve the needs of all residents
through the use of functional streets, pedestrian and bicycle facilities, NEV lanes and rightsof-way for public transit. The circulation system incorporates a hierarchy of streets which
provide for primary, collector and local functions.

3.2.1 STREET CLASSIFICATIONS
Street types and classifications, as depicted in Figure 11, Circulation Plan, are described and
classified according to their primary function. The street classifications include Primary,
Collectors, Local Streets and Private Lanes. The following exhibit depicts the roadway
classifications in Friant Ranch.
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Figure 11: Circulation Plan
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PRIMARY STREETS
Primary Streets are designed to collect and distribute traffic from Collector and Local
Streets to Friant Road and provide access to the Village Center and Active Adult Recreation
Centers. Primary Streets will include landscaped parkways and, in some cases, landscaped
medians. The Primary Street through the project forms a loop that connects to Friant
Road at two locations, including one intersection that connects directly to the Lost Lake
Recreation Area.
Primary Streets without medians will measure 40 feet curb-to-curb and with maximum
right-of-way width of 80 feet. Within the right-of-way, the Primary will include sidewalks,
parkways, multi-purpose trails and vehicular travel lanes. Primary Streets may contain
bio-swales, if needed and where feasible. See Figure 12 for Primary Cross Section with no
medians.
Primary Streets with expanded medians will measure from 70 feet to 148 feet right-ofway. Median widths will vary with a maximum width of 68 feet. Bio-swales may be
accommodated if needed and where feasible. See Figure 13 for Primary Cross Section with
Expanded Median Cross Section.
The Primary Streets in Friant Ranch will be constructed as public streets by the master
developer. The streets will be owned and maintained by the County of Fresno.

Figure 12: Primary Cross Section - No Median

Figure 13: Primary Cross Section - With Expanded Median
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COLLECTOR STREETS
Collector Streets are designed to collect Local Streets to Primary Streets. Many Collectors
will include parkways with landscaping and street trees. Within the rights-of-ways, bicycle
lanes, parking lanes and sidewalks are planned as well.
Collector Streets may provide at least 50 feet between curbs, seven-foot to twelve-foot
wide parkways and six-foot wide sidewalks on both sides of the streets as shown in Figure
14a. The Collector roadways may contain bio-swales, if needed and where feasible. In
locations with multi-purpose trails (see Figure 19), an alternative cross section with 40 feet
of pavement width is detailed in Figure 14b.
The Collector Streets in Friant Ranch will be constructed as public streets by the master
developer. The streets will be owned and maintained by the County of Fresno.

Figure 14a: Collector Cross Section (Typical)

Figure 14b: Collector Cross Section - With Trail (Alternative)

Figure 15: Typical Bioswales Section and Bioswale Curb Opening Details
C h a p t er 3 : T r a n sp ortat ion El e m en t
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LOCAL RESIDENTIAL STREETS
Local (residential) Streets are pedestrian-oriented, developed with traffic calming measures
and support both front-loaded and rear-loaded land uses. They are designed to provide
access to individual properties and driveways within all residential neighborhoods and
connect to Collector and Primary Streets.
All Local Streets in Friant Ranch will provide at least 32 feet between curbs, minimum
six-foot wide parkways and four-foot wide sidewalks on both sides of the streets for
double-loaded Local Streets, and on one side of the street for single-loaded Local Streets
(see Figures 16 and 17). A minimum 20’ path of travel will be maintained throughout to
facilitate truck and emergency vehicle improvements. In some instances, where warranted,
Local Street parkways may be constructed wider than six feet in width to accommodate bioswales.
Local Streets may be either private or public depending on the intent of the developer/
builder and subject to approval by the County of Fresno. If private, the Local Streets will be
owned and maintained a private homeowners association. If public, the Local Streets will be
owned and maintained by the County of Fresno.

Figure 16: Local Cross Section - Single Loaded

Figure 17: Local Cross Section - Double Loaded
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FRIANT ROAD
Friant Road provides access to the Friant Ranch site and is the key roadway that connects
the community of Friant and surrounding areas to the City of Fresno. The County has
completed improvement on Friant Road from two undivided lanes to four divided lanes
from Copper Avenue to Road 206.
ROUNDABOUTS
A roundabout is a roadway intersection where traffic streams around a central island.
Several roundabouts may be planned for Friant Ranch. The main roundabout is near the
eastern entry into the Village Center. Roundabouts have a higher vehicle capacity than stop
signs or traffic signals, require less maintenance than typical signal controlled intersections
and improve the aesthetics of the area
while complementing surrounding
streetscapes through island landscaping.
Central island landscaping also serves
to enhance the safety of the intersection
by making the intersection itself a
focal point of driver attention, and by
reducing the perception of a high-speed
through traffic movement.

Conceptual 3-D illustration of Friant Road street improvements

Roundabout

C h a p t er 3 : T r a n sp ortat ion El e m en t
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PRIVATE LANES
Private Lanes are designed to allow access to smaller lot housing types while creating a
tightly knit, pedestrian friendly and architecturally rich neighborhood character. By locating
the driveways and garages at the back of the homes, Private Lanes allow for more house
elevation, porch, front door exposure and detailing to be integrated into the pedestrian
portion of the street scene.
The use of Private Lanes allows for a wide variety of housing types that are both more
attainable in price and innovative in design. These housing types include, but are not
limited to, single-family detached homes, cluster homes, courtyard homes, duplex alley
loaded units, attached homes and townhomes. These home types are served by both
reciprocal access easements and dedicated public and private streets.
While the primary function of a Private Lane is to provide for garage access and trash
collection, it also must follow specific design criteria in order to achieve a balance between
vehicular access, utility purpose and landscape. As examples, three alternatives of the Private
Lane conditions are illustrated as in Figures 18a, 18b and 18c.
The Private Lanes in Friant Ranch will be constructed by developers/builders subject to
approval by the County of Fresno. The Private Lanes will be owned and maintained by a
private homeowners association.

Figure 18a: Private Lane Cross Section A
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Figure 18b: Private Lane Cross Section B

Figure 18c: Private Lane Cross Section C
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3.2.2 NEIGHBORHOOD ELECTRIC VEHICLES
Friant Ranch is designed to accommodate
Neighborhood Electric Vehicles (NEVs) as an
alternative form of transportation for project
residents. NEVs are small, semi-enclosed passenger
vehicles powered by rechargeable batteries and
an electric motor. They are “low-speed vehicles”
which can be driven on community streets so long
as they meet federal safety standards and they are
limited to roads designated 35 mph or slower,
unless special NEV lanes are provided.
Friant Ranch will accommodate NEVs by
providing special eight-foot travel lanes on primary
roadways. New lanes may be provided in certain
locations on collector streets, adjacent to the
vehicular travel lanes. In addition, NEVs will be
permitted on all local and collector residential
streets in Friant Ranch.

Neighborhood Electric Vehicle (NEV)

NEVs are ideal for Active Adult communities, such as Friant Ranch, because many trips
will occur within the Friant Ranch Specific Plan Area and Community of Friant. NEVs
will increase mobility, particularly for seniors, while decreasing automobile trips and air and
noise pollution.

3.2.3 ENTRY MONUMENTATION AND ACCESS
Two access types are planned for Friant Ranch: Village Center Entry and Community
Entry. The Village Center Entry provides direct public access into the Village Center from
Friant Road. This entry point will allow convenient access between the Community of
Friant and Friant Ranch. Another Village Center Entry will provide access between the
Village Center and the residential portions of Friant Ranch as shown in Figure 10.
In addition to the Village Center Entries, two Community Entries are planned that
will allow access from Friant Road into the residential portions of Friant Ranch. These
Community Entries will be constructed by the master developer of Friant Ranch and will
be owned and maintained by the Friant Ranch Homeowners Association.
These access points include specialized
landscaping, special paving for crosswalks and
monument signs and structures. Pedestrian
access will be available to residents and
neighbors alike. Entry gate designs will
consist of small architectural structures that
incorporate the rustic architectural theme of
the development and adhere to the design
guidelines established herein.

3.2.4 SCENIC ROADWAYS
The scenic resources within Friant Ranch
will be showcased by careful design of the
roadways. The roadways will be carefully
Entry gates will provide both pedestrian and vehicular access
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integrated into the landscape so as to emphasize and accent the natural and aesthetic
features of Friant Ranch.

3.3

PEDESTRIAN CIRCULATION

The Friant Ranch Specific Plan is designed to encourage pedestrian-friendly circulation
with human-scaled development, a multitude of trails and access to parks and recreation
centers. The following are descriptions of the pedestrian circulation improvements.

3.3.1 LOCAL STREET WALKWAYS
Local streets in Friant Ranch are planned to encourage walking. Landscaping, street trees,
benches and other pedestrian amenities will not only be visually appealing, but create a
pedestrian-friendly environment. The streets will have parkway-separated sidewalks on
both sides of the street that are fully landscaped. Single-loaded streets will have parkway
separated sidewalks only on the side with development. Sidewalks will also provide
adequate and continuous connections to Friant Ranch local parks, Active Adult Recreation
Centers, the Village Center and trail systems. Clustered homes centered around a small
neighborhood park will also allow for convenient pedestrian access.

3.3.2 TRAILS
Achieving a physical environment that reflects the Friant Ranch vision will call for a
carefully crafted trail system that provides connectivity between residential neighborhoods,
Village Core, open spaces and community amenities. Several miles of multiple-style
trails are planned for nature walking, bicycling and pedestrian connectivity. These trails
are designed to allow for potential future connections to trails outside of Friant Ranch,
including Lost Lake Recreation Area, the San Joaquin River Corridor and the Community
of Friant, as identified in the Friant Community Plan and the San Joaquin River Parkway
Master Plan. All on-site trails in Friant Ranch will be constructed by the master developer
and will be appropriately managed and funded by the Friant Ranch Homeowners
Association.

MULTI-PURPOSE TRAILS

Local streets will have landscaped parkways and street trees

Multi-purpose trails are trails
and travel lanes designated for
pedestrians and bicyclists. These
trails will include sidewalks for
pedestrians and travel lanes for
bicycles. At a minimum, the
multi-purpose trails shall be eight
(8) feet in width. Where multipurpose trails are provided, the
minimum width of the landscape
area containing the trails shall be
not less than 16 feet. The multipurpose trails will be constructed
of concrete, asphalt and/or similar
all-weather materials. Most, but
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not necessarily all multi-purpose trails will be ADA complaint. There will likely be trails in
areas of steeper slopes on-site that will be unable to meet ADA standards.
The multi-purpose trails are intended to provide fluid connectivity throughout Friant Ranch
by linking residential neighborhoods to the Village Center, Active Adult Recreation Centers,
Nature Trails, local parks, open spaces, Lost Lake Recreation Area and existing neighborhoods

Trails will be provided throughout Friant Ranch

The trails plan includes bicycle lanes/bike paths on Primary
and Collector Streets

in Friant. See Figure 19, Trails Plan. The following objectives will enhance the trail system
and offer an assortment of recreational and connectivity opportunities:

 Connect to sidewalks and other pedestrian-friendly amenities.
 Include extensive landscaping including trees.
 Provide both safe walking and biking facilities.
 Provide minimum four-foot travel lanes for bicycles.
 Provide minimum eight-foot travel lanes for NEVs. NEV trails have specific gradient requirements, so these multi-purpose trails that accommodate NEVs will be
limited to the flatter portions of the Friant Ranch Specific Plan Area.

 Include amenities, such as benches, lighting, bicycle racks and viewing areas.
NATURE TRAILS
Nature trails are pathways that allow pedestrians to experience the natural beauty of the
outdoor environment in Friant Ranch. Several miles of these environmental/ecological
interpretive trails are planned to meander through open spaces and natural features,
allowing public access for the avid hiker, bird watcher and naturalist. This Specific Plan
takes great aim at protecting the natural resources in Friant Ranch; Nature Trails will
provide access to showcase these resources to the community. Interpretive signs and
educational stations will describe the area’s history, wildlife and natural/ecological features.
Nature trails will be a minimum of four (4) feet in width and composed of decomposed
granite, compacted earth or other similar permeable materials. Nature trails are seasonal
trails that may not be usable during the wetter months of the year. In addition, because of
the terrain changes, the nature trails will not be ADA compliant.
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All Nature Trails are planned to connect to Multi-Purpose Trails and the Active Adult
Recreation Centers, with residential neighborhoods having direct access to these trails.
The following objectives will enhance the scenic qualities of the natural area and offer
recreational opportunities along Nature Trails:

 Design trails to meander along the natural topography and open space areas.
 Create trails that are sensitive to the environment and limit disturbance to vernal
pools and other biological resources.

 Include rest stops, viewing areas, benches, interpretive signs and educational station.
 Create safe pedestrian Friant Road crossing with signage as required or via a bridge or
tunnel.

Figure 19: Trails Plan
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3.4 MULTI-MODAL TRANSPORTATION
Along the western portion of the Friant Ranch Specific Plan Area, parallel to the east side
of Friant Road, a multi-modal transportation easement up to 20 feet in width is planned
within an unused railroad easement that
will include a multi-purpose trail for
bicycles/pedestrians, and also reserve space
for potential future transit stops (see Figure
20, Multi-Modal Easement). The Friant
Community Plan identifies two potential
transit stops in the Community of Friant.
One of the potential stops would be located
adjacent to the planned Village Center,
while the other location would be located
at the northern area of the Community of
Friant, at North Fork Road. The northern
stop would be located within walking
distance of the residential portion in the
most northerly portion of Friant Ranch.
This easement will benefit Friant Ranch
because it will allow easy connectivity
between the Friant Ranch Specific Plan
Area and the Community of Friant.
Nature Trails will provide limited access into Friant Ranch’s open spaces
The transit stops will also be utilized
for shuttle buses or alternative modes of
transportation.
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Figure 20: Multi-Modal Easement

C h a p t er 3 : T r a n sp ortat ion El e m en t
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Chapter 4:
Housing Element
4.1

T

INTRODUCTION

he Housing Element describes the Active Adult housing proposed for Friant Ranch.
These homes, as well as the overall community, are designed to accommodate the
needs of Active Adults. Friant Ranch offers a wide variety of home styles ranging
from apartments and condominiums to courtyard-style and alley loaded homes to attached
and detached single-family homes. The homes are planned in a manner that preserves
natural habitat and maximizes the opportunity to enjoy the outdoor environment.
The outlying area of Friant Ranch, will consist of up to 2,104 single-family detached and
attached homes that range from 2.0 to 12.0 dwelling units per acre in three residential
land use categories: Single-Family Density One (SFD-1) ranging from 2.0 to 5.0 dwelling
units per acre, Single-Family Density Two (SFD-2) ranging from 5.0 to 8.0 du/ac, and
Single-Family Density Three (SFD-3) ranging from 8.0 to 12.0 du/ac. At minimum,
all single-family homes will provide a small private patio area for the homeowners.
These homes will be designed for busy Active Adults who want a high quality home
in a beautifully landscaped environment with recreational amenities and minimal yard
maintenance.
Multi-family homes will consist of up to 166 age-qualified apartments, condominiums
and/or townhomes, located in the MFD land use category with densities ranging from
12.0 to 18.0 du/ac. Rental apartments and attached homes will range from 600 square
feet and larger and will offer more housing options for Active Adults, while providing
the density to support retail and transit services located in the Village Center and the
Community of Friant.
Multi-family housing will provide an environment that fosters supportive living among
Active Adults and offers an alternative to residing in single-family detached homes.
Proximity to retail and community amenities located at the Village Center and the
recreational amenities in the Active Adult Recreation Center will ensure a convenient
and accessible lifestyle. Similar to the single-family homes, multi-family homes will share
common front and side yards, with small private patios in the rear. The common open
space will be maintained under the guidance of the Homeowner’s Association.
C h a p t er 4 : Ho u si ng El e m en t
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In addition to the age-qualified multi-family housing, the Friant Ranch project will include
an area of non-age-qualified rental housing targeted at singles, couples and families.
Approximately 230 dwelling units may be constructed as non-age-qualified units within
Friant Ranch Specific Plan Area. Approximately 180 households will be constructed in a
separate neighborhood located in the northernmost portion of the Friant Ranch Specific
Plan Area. This neighborhood will be separated by open space and substantial grade
change from the Active Adult portions of Friant Ranch. Up to 50 mixed use units will be
constructed within the Village Center commercial Area.
The privately owned and operated apartment complex is intended to offer convenient
housing for people working in the Friant area and will support regional employment. The
apartment units will be conveniently accessible from Friant Road and a potential future
transit stop. The apartment complex will have its own recreation amenities and residents
will not be members of the Friant Ranch Homeowners Association.

4.2

WHY AN ACTIVE ADULT COMMUNITY
IN FRESNO COUNTY?

Fresno County’s General Plan, as the primary policy planning document overseeing
land use and development within the County, provides the framework for management
and utilization of the County’s physical, economic and human resources, and has been
constructed to reflect the issues and policies unique to each portion of the County. The
plan recognizes that while “over the years, conditions and community needs change
and new opportunities arise, the plan needs to keep up with these changes and new
opportunities” (Section 2-33). One such change and opportunity is the dramatic shift in
the senior age demographic. Nationally, the Baby Boomers born between 1946 - 1964 will
reach 76,000,000 in number through 2010. In Fresno County, the 55 - 64 age group is
projected to experience an increase of approximately 27% between 2010 and 2020, while
the 65 - 74 age group is expected to increase by approximately 58%, for a total increase
of more than 52,000 persons (see Table 3, Fresno County Population Growth). This
trend provides a natural driver for the provision of an Active Adult community within the
County. The General Plan further states in its Introduction that:

 “The fundamental policy of this General Plan is to direct intensive development

to cities, unincorporated communities and other areas where public facilities and
infrastructure are available.”

 “Establishing within County government a framework for analyzing local and

regional conditions and needs in order to respond effectively to the problems and
opportunities facing Fresno County . . .”

 “The plan strives throughout all its elements to improve the attractiveness of the

county to existing residents, new residents, and visitors through increased prosperity, attractive forms of new development, protection of open space and view corridors, promotion of cultural facilities and activities, efficient delivery of services,
and expansion of recreational facilities.”

Friant Ranch was conceived with thoughtful consideration given to the General Plan
Elements, including the General Plan Housing Element. The development of a highquality, premier Active Adult lifestyle community supports the implementation of the
General Plan’s goals and policies contained in the General Plan Housing Element.
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TABLE 3:
FRESNO COUNTY POPULATION GROWTH (2010 - 2020)
Age
Category

2010

% of
Population

2020

% of
Population

Increase /
Decrease

% Increase

% of
Change
2010
- 2020

0 - 14

218,413

23%

271,231

24%

52,818

24%

32%

15 - 24

161,079

17%

148,195

13%

-12,884

-8%

-8%

25 - 34

153,029

16%

173,444

16%

20,415

13%

12%

35 - 44

119,144

13%

159,718

14%

40,574

34%

25%

45 - 54

116,883

12%

121,411

11%

4,528

4%

3%

55 - 64

88,908

9%

112,890

10%

23,982

27%

15%

65 - 74

49,699

5%

78,573

7%

28,874

58%

18%

75+
Total

		

42,806

5%

49,192

4%

6,386

15%

4%

949,961

100%

1,114,654

100%

164,693

17%

100%

Source: California Department of Finance 2004 Population Projection Report

4.3

GENERAL PLAN HOUSING ELEMENT

According to the 2000 Census, approximately 11.3 percent of Fresno County’s
unincorporated area population was elderly, defined as being 65 years of age or older.
Between 1990 and 2000, the increase in population was nearly 11% with an increase from
68,311 to 75,802 persons. According to the County General Plan, it is estimated that the
population will more than double during the next three decades. Approximately 25% of
Friant’s existing population is age 65 or older. Friant Ranch will provide opportunities for
area residents to “age in place,” without having to relocate outside of the Fresno-Clovis area.
The General Plan does not include estimates for the number of Active Adults housing
units required to meet unmet demand. However, the General Plan does indicate a need to
provide special housing such as housing for the elderly.
The County of Fresno General Plan notes that housing for the elderly requires particular
attention to construction and location. Housing must offer a greater sense of security in
design and be located close to public transit, facilities, shopping and medical services. The
Active Adult housing in Friant Ranch responds to all of these design parameters. Friant
Ranch offers single-family homes in small clusters that provide for easy surveillance by
law enforcement and homeowners. In addition, Friant Ranch is located adjacent to a
multi-modal transportation easement that will provide for various means of transportation
including bicycle and walking trails, NEV lanes, and a potential future light rail transit line.
Two potential transit stops have been identified in proximity to Friant Ranch, including
one in the Village Center and an additional transit stop located along Friant Road near the
northernmost portion of the project.
The Village Center is conveniently located adjacent to Friant Road and is easily accessible
from within Friant Ranch. The Village Center will accommodate shopping opportunities
and medical services for Friant Ranch and surrounding areas. Friant Ranch residents will
have convenient access to local health care.

C h a p t er 4 : Ho u si ng El e m en t
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Friant Ranch will provide not only “for sale” housing, but rental housing as well. This
rental housing will provide an important alternative for the elderly that either choose not
to buy or cannot afford to buy a home. 2000 Census data shows that 11.3 percent of the
unincorporated area population is 65 years old and over. The elderly population (age 65+)
in the unincorporated area includes 12,935 elderly households of which 11, 217 are owners
and 1,718 are renters. Recognizing the unmet demand for senior housing, the General
Plan states that “consideration needs to be made for the needs of elderly renters as well as
homeowners in the unincorporated area.” The General Plan continues that “affordable
rental housing for the elderly is needed in the unincorporated communities.” Friant Ranch
will provide rental housing for seniors and Active Adults in proximity to the Village Center
and its services and amenities.
The General Plan also encourages a mix of housing types, including both higher density
and lower density housing. Specifically, the General Plan calls for the provision of “a broad
range of housing types and densities to meet the needs of all residents of the unincorporated
area.” In addition, the General Plan states that the County “shall encourage higher
housing densities, where permitted, including condominium, townhome and multifamily development.” Friant Ranch is expected to include a mix of housing types from
single-family detached homes to courtyard homes, alley loaded homes, townhomes and
apartments. While most of the homes will be age-qualified, approximately 180 apartment
homes located in the northernmost portion of the Friant Ranch Specific Plan and 50 Mixed
Use units in the Community Commercial area will provide housing options for the general
population.

4.4

HOUSING OBJECTIVES AND POLICIES

This Specific Plan identifies a series of objectives and policies to ensure that Friant
Ranch develops as an Active Adult community with ample recreational amenities and
proximity to shopping and medical services, while preserving the site’s vernal pools and
other important natural resources. The objectives and policies are as follows:
Objectives:
Objective 4.1: T
 o meet the diverse housing needs of Active Adult homebuyers in
Fresno County.
Objective 4.2: T
 o provide Active Adult housing in proximity to recreation centers,
shopping and medical services.
Objective 4.3: T
 o facilitate the development of market rate affordable housing to
those of moderate income in the non-age-qualified portions of the
community.
Objective 4.4: T
 o provide housing opportunities with recreational amenities, while
preserving the natural environment and protecting vernal pools and
other natural habitat.
Objective 4.5: T
 o provide necessary infrastructure in conjunction with development
of housing.
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Policies:
Policy 4.1		 Construct 2,270 Active Adult single-family housing units of varying
products and prices ranges.
Policy 4.2		 Construct 166 Active Adult multi-family housing units within Friant
Ranch Specific Plan Area in proximity to the Village Center.
Policy 4.3		 Allow for construction of up to 50 dwelling units within the Friant
Ranch Village Center as either multi-family or mixed-use housing.
Policy 4.4		 Construct 230 non-age-qualified housing units to meet the needs of
moderate income employees and residents in Friant Ranch.
Policy 4.5		 Provide a variety of housing types that may include, but not be limited
to, single-family detached homes, cluster homes, courtyard homes, alleyloaded homes, townhomes and apartments.
Policy 4.6		 Develop housing in coordination with recreation amenities to ensure that
the new housing offers a range of recreational facilities and services at
occupancy of the units.
Policy 4.7		 Provide recreation amenities in conjunction with housing occupancies.
Policy 4.8		 Require that necessary infrastructure (e.g., roads, sewer, water, drainage,
telephone, cable television, etc.) be installed and in place prior to
occupancy of dwelling units in Friant Ranch.

C h a p t er 4 : Ho u si ng El e m en t
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Chapter 5:
Community Design
Element
5.1

T

INTRODUCTION

he Community Design Element
includes guidelines for architecture,
streetscapes, landscaping and
grading and is designed to complement
a ranch-like setting and the regional
heritage of the Fresno area. The master
developer of Friant Ranch and all builders
and developers shall be responsible for
ensuring that the design guidelines
presented herein are implemented.
This Specific Plan is designed with an
eye toward the future and a respect for
the heritage of the past. Architecture

Authentic architecture

Natural landscaping

in Friant Ranch will reflect a variety of
styles inspired by the historical setting
of Fresno County. Various architectural
styles are permitted and encouraged in
each Friant Ranch neighborhood so as to
give the appearance of the neighborhoods
developing over a long period of time. The
Village Center and Active Adult Recreation
Centers building styles will complement
the surrounding residential neighborhoods
and the small town character of Friant.
Building orientations and site design will
promote an active streetscene that fosters
social interaction between homeowners.
Building façades should highlight
doorways, entrances and porches, rather

C h a p t er 5 : C o m mun i t y De sig n El e m en t
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than dominating the street with garages. This approach will create a
more pedestrian-friendly streetscape.
New homes will be seamlessly integrated into the existing natural open
space and rolling hillsides. Landscaping of local streets will be designed
to promote pedestrian activity. Parkways and wide landscaped medians
(where provided) will visually break up pavement width and will provide
dramatic statements along primary and collector roadways. Landscaped
parkways along local streets and primary and collector roadways will
visually enhance the walking experience by buffering pedestrians from
cars, and beautifying the streetscene with vegetation.
The Community Design Element includes architectural guidelines,
landscape guidelines, street landscaping and parkway guidelines, open
space landscaping guidelines and discussion of entry treatments, walls
and fencing.

5.2

ARCHITECTURAL GUIDELINES

Window detail

The goal of the architectural guidelines is to define architectural styles, while
promoting neighborhoods with identifiable neighborhood character. This
approach will result in developments with enhanced image and value. Both high
quality homes and appealing street scenes are necessary for these neighborhoods
to be successful, and to foster community interaction between neighbors.
Architectural Policies
Policy 5.1		Design authentic architecture by incorporating specific design
elements and materials that reflect the regional heritage of
Fresno County.
Policy 5.2		Encourage high quality, innovative and authentic
architecture.
Policy 5.3		Require that architectural style, materials, colors and
forms all work together to express a unified theme of
rustic character.

Craftsman architectural detail

Policy 5.4		Provide articulation on readily visible sides of homes
and wrap architecture around the building edge on
corner lots.
Policy 5.5		Articulate building facades and massing to avoid large,
unarticulated building masses.
Policy 5.6		Vary roof pitches and massing for visually varied and
pleasing streetscene.
Policy 5.7		Promote architecture along street frontage, including
porches and entrances, by creating a pedestrian-friendly
streetscene.
Policy 5.8		Design front building facades with porches and living
areas “up front” to minimize the visual impact of the
garage.
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Policy 5.9		Use curb separated sidewalks and parkways on local streets to provide a
pedestrian-oriented foreground for homes.

5.2.1  AUTHENTIC ARCHITECTURE

Rustic Mountain Lodge

Older neighborhoods have a sense of history and character that many more-recent
subdivisions lack. These neighborhoods contain “authentic architecture” —
architecture that feels authentic because the materials, details, house proportions,
slant of the roof and shape of the porch columns, all work together to create a
unified style. Authenticity is essential to long-term value and it will be an essential
ingredient of Friant Ranch architecture.
Friant Ranch is designed to promote authentic architecture and high quality
craftsmanship with a timeless quality. The intent is to promote architecture that
is compatible with the area’s regional historic styles that have been prevalent
since Fresno’s founding in the 1880s. In the spirit of great neighborhoods, the
architecture will be true to its historic roots with thoughtful floor plans, articulated
massing, fine detailing, rich finishes and enduring quality.

REGIONAL HERITAGE STYLES

American Farmhouse

Proper attention to choosing and applying the appropriate historic architectural
styles is critical to creating successful and aesthetically pleasing neighborhoods.
To execute the architectural styles correctly, great attention must be paid to
scale, proportion, detail and the fundamental tenets of simple house design.
Although many homebuyers today desire the style and romance of a traditional
historic neighborhood, these historic homes generally do not meet the functional
needs of today’s households. Housing in Friant Ranch will take the essence of
traditional neighborhood design and incorporate the lifestyle needs and technology
requirements of a 21st century Active Adult household while blending them artfully
to achieve the best of both worlds.
A variety of architectural styles have been thoughtfully selected for Friant Ranch
to provide the opportunity to create a distinctive community and acknowledge
the small town, rustic heritage of Friant. Friant Ranch’s design philosophy and
community vision are developed to bring about a level of quality in design that
reaches high aesthetic value and fits best in the natural landscape; thus creating
a community that is truly “of the land,” while establishing timeless value and an
exceptional sense of place. The four architectural styles that have been initially
selected for Friant Ranch include: Rustic Mountain Lodge, American Farmhouse,
Craftsman and Prairie.

Craftsman

Although these architectural styles have been selected for use in Friant Ranch,
other architectural styles are also expressly permitted at the discretion of the master
developer and builders; provided, however, that any alternative style must be
complementary to these four styles, of similar high quality, and be consistent with
the small town character of Friant.

Prairie
C h a p t er 5 : C o m mun i t y De sig n El e m en t
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RUSTIC MOUNTAIN LODGE
The Rustic Mountain Lodge architecture style is reflective of the California
rugged mountain terrain that represents a certain recreational and leisurely
lifestyle. This style can be distinguished by natural wood and timber materials
such as heavy, rustic wood columns and beams. Shingles, stone and brick are
often used to accent the exterior of the building. The overall theme of this
style complements the scenic natural setting in which the building is located.
The architectural style often uses available materials such as creek rock and
lumber. The Rustic Mountain Lodge style takes cues from craftsman, cabin
and log homes, focusing on simple detailing and natural materials.
Rustic Mountain Lodge Design Features

 Exposed rustic wood columns and beams, are often used to accent the
building and serve structural, as well as aesthetic, purposes.

Timber supports and high-pitched roof

 Exteriors that make use of stonework and rustic siding.
 Colors include a warm neutral palette that complements the natural
environment and setting.

 Variety of roof lines, gabled or hipped roofs, some with exposed roof
beams with log timber under eaves.

Mixture of materials

 Decorative beams under gables.
 Front porches supported by log timber, brick or stonework
columns.

 Chimneys made of stone/river rock, brick or integrated siding.
 Siding materials: horizontal wood, stone, brick and/or shingle.
 Handcrafted stone or woodwork, often mixed with other materials.

Use of natural materials: wood and stone

Beams under roof eaves

Rustic Mountain Lodge
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AMERICAN FARMHOUSE
Going back in time, the American Farmhouse reflects a simpler era of rural
and agrarian lifestyles. What was once a construction style borne of necessity
has today become a look that is simultaneously casual and refined. Rustic log
and stone structures were gradually replaced by homes featuring wood siding,
brick and shingles. Farmhouse styles are a blend of both Colonial and Cape
Cod influence, but unlike the Western style home, the finishes and detailings
are more refined.
Gabled roof with dormers

The body of the house is square or rectangular and topped by a simple
gabled roof. Multiple dormers, that punctuate the roof line, are typical of a
farmhouse. The American Farmhouse style is characterized by simple, clean
detailing.
American Farmhouse Design Features

Multiple dormers

 Simple, vertical lines with a gabled roof.
 Horizontal or vertical wood siding.
 Use of bay windows and shutters.
 The front porch, often elaborate with decorative columns, railings and
other accents.

Wood siding

 Use of multiple dormers.

Front porch with decorative columns

Window shutters

Large porches

American Farmhouse
C h a p t er 5 : C o m mun i t y De sig n El e m en t
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CRAFTSMAN
The Craftsman style, which was also widely billed as the “California
bungalow,” was popularized by Greene and Greene architects, and features
overhanging eaves, low-slung gabled roofs and wide front porches framed
by pedestal-like tapered columns. Material often include stone, rough-hewn
wood and stucco. Many such homes have wide front porches across part
of the front, supported by columns. The signature characteristics on the
Craftsman style are its detailed, elaborate woodwork and stonework.
Craftsman Design Features

Gabled roof

 Low-pitch roof lines, gabled or hipped roof with exposed roof
beams and rafters under eaves.

 Decorative beams under gables.
 Prominent front porches supported by heavy tapered columns
made of stone/river rock.

Clap board siding

 Chimneys made of stone/river rock, brick or integrated siding.
 Major windows typically are uniform in height all around the
building.

 Siding materials: horizontal wood, heavy textured stucco or shingle
 Handcrafted stone or woodwork, often mixed materials
throughout the structure.

Multiple roof lines

Decorative beams under eaves

Craftsman
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PRAIRIE
Originating in the works of Frank Lloyd Wright and a few other architects,
the Prairie architectural style diverged from late 19th Century eclecticism
in its elimination of ornamentation. The simplicity of the building forms in
relationship to each other generate the primary building aesthetic. Strong
horizontal lines are created by widely overhanging eaves and wood banding above
and below strips of windows.
Prairie houses are typical classified into one of two styles –– boxy and
symmetrical, or low-slung and asymmetrical. Roofs in both styles are typically
low-pitched with wide eaves. Brick and clapboard are the most common building
materials.
Prairie Design Features

 Long, horizontal buildings emphasis.
 Very low pitched hipped roofs and wide overhangs.
 Homes may be symmetrical or asymmetrical and some local variations
have flat roofs.

Architectural trim

 Front porches are large and prominent with large scaled square columns
and substantial roofs, usually hipped.

 Durable and natural materials are used for stucco siding, shingle or
composition roofs and wood trim.

 Architectural trim is strong, markedly horizontal and typically deep, with
several built up planes.

Clapboard and stone for siding

 Building trim occurs around the roof edges, around windows, and as
continuous bands above and/or below the windows on each floor.

 Windows have relatively heavy wood frames and most often occur in
wide rows of several narrow windows.

Window trim

Horizontal planes

Prairie
C h a p t er 5 : C o m mun i t y De sig n El e m en t
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5.2.2 AUTHENTIC ARCHITECTURAL DETAILS
ARCHITECTURAL DESIGN COLORS AND MATERIALS
The following policies are intended to promote a high
quality appearance of residential buildings.
Policies
Policy 5.10 C
 ommunicate the residential function
of a building by encouraging the
design of visually appealing residential
dwellings featuring varied façades and
pleasing compositions.
Policy 5.11 S tructures shall be made visually and
architecturally pleasing by varying the
height, color, setback, materials, texture,
landscaping, trim and roof shape.
Policy 5.12	Rhythm, size and proportions of
openings (windows, doors) shall be
similar to other quality buildings in the
neighborhood.

Craftsman architectural details - color and materials

Policy 5.13	Building façades shall be varied and articulated
to provide visual interest to the street and
pedestrians.
Policy 5.14	Porches, bay windows, balconies, railings, fascia
boards and trim should be used to enhance the
character of residential buildings.
Policy 5.15 Building materials and colors should be
complementary to surrounding buildings.
Policy 5.16		No building façade shall consist of an
Authentic architectural details

The craftsman style typically includes overhanging eaves
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unarticulated blank wall or an unbroken series of garage doors.
Policy 5.17		Simple, unadorned aluminum or similar windows shall be prohibited.
Accent features such as sills, shutters, canopies, surrounds and multipaned windows shall be used. Recessed windows shall also be used
where appropriate.
Policy 5.18		Treat the structure as a whole and finish appropriately on all sides to
provide continuity.
Policy 5.19	 Materials should appear substantial and integral to the structure when
material changes occur at changes in plane.
Policy 5.20	 Material changes not accompanied by changes in plane appear “tackedon” and are strongly discouraged.
Policy 5.21	 For most architectural styles, the number of colors on the exterior
should be limited to a maximum of three, with an additional
contrasting color for accent.

REAR ELEVATIONS AND ARCHITECTURAL TREATMENT
Homes seen from a distance are generally perceived by their contrast against the
surrounding environment. With many of the homes built on the upper ridges of the
hillsides, the silhouette of the buildings will be clearly visible from Friant Road. The
dominant effect is the overall shape of the home. In these circumstances, the homes should
appear as varied as possible to avoid the repetition of roof lines and architectural elements
such as chimney placement, flat rear elevations and gable conditions. Maintaining the
aesthetics of the homes visible when viewed from the rear is also important.
Policies
Policy 5.22 Design rear building elevations that face public rights-of-way to
enhance visual appeal by incorporating vertical and horizontal plane
breaks.
Policy 5.23 Minimize repetitive elements on rear building elevations that face
public rights-of-way such as continuous gable-ends and similar building
silhouettes and ridge heights.
Policy 5.24 Provide window enhancements on rear building elevations that face
public rights-of-way.

Rear architectural treatment
C h a p t er 5 : C o m mun i t y De sig n El e m en t
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ROOF FORMS
The roof lines of homes shall be varied and articulated to
express a variety of forms and to minimize the visual impact
of repetitious flat planes, similar building silhouettes and
uniform ridge heights. In order to achieve this, building
plans shall include a variety of front-to-rear, side-to-side
gables, shed roofs, hip roofs and one-story elements.
MASSING
Scale and mass are important characteristics of buildings
within residential neighborhoods. The size and scale of a
new structure should relate to the prevalent scale of other
buildings in the immediate neighborhood. For example,
buildings in the Town Core will be the most massive, while
buildings in the Hamlets and Neighborhood Clusters will be
less massive.

Varying roof forms and massing provides consistent scale

The following policies apply to residential neighborhoods:
Policies
Policy 5.25

Minimize the perceived scale of a building by stepping down its height
toward the street and neighboring smaller structures. The front
wall of single-family dwelling units should not exceed two stories in
height. In general, wall heights of one to 1 ½ stories for single-family
dwellings are preferred along a street. This may be accomplished by
incorporating a one story porch or similar element into a two story
structure. The porch should define the front door or entrance and be
oriented toward the street.

Policy 5.26 Break up the perceived mass of larger structures and multi-family
buildings by dividing the building front into “modules” or into separate
structures that are similar in size to buildings seen existing traditional
neighborhoods in the Friant area. Use a ratio of solid to void (wall
to window) as seen from the public way that is similar to that found
on traditional single-family structures. Where feasible, divide large
building masses into smaller masses through variation in roof lines,
overhanging, building height and architectural detailing.
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Policy 5.27 Ensure that the scale and mass of new residential buildings are
harmonious and consistent with both on-site and surrounding off-site
development.
Policy 5.28 Design architectural elements on new residential buildings to avoid the
appearance of unarticulated structures.

PRIVACY
Locate doors and windows to respect the privacy of neighboring properties to the extent
possible. Windows and doors should not be located on elevations that are directly
adjacent to a neighboring property when possible. Where windows may overlook a
neighbor’s property, measures to preserve privacy should be utilized. These may include
locating windows above typical eye level, or utilizing an opaque or glazed type of coating
(glass). Care should be taken that location of an exterior landing and entry door does not
significantly impact the privacy of neighboring properties.
VILLAGE CENTER
As a major focal point on Friant Road, the design of the Village Center needs to convey a
sense of quality representing all of Friant Ranch. The following policies are meant to guide
the architecture so that it is consistent with the residential neighborhoods and recreation
centers.
Policies
Policy 5.29 Ensure that corporate architecture matches the architectural themes
chosen for all of Friant Ranch.
Policy 5.30 Design stand alone buildings to share similar architectural themes
colors and design characteristics.
Policy 5.31 Avoid designing large monotonous façades, long straight-line building
fronts, plain box shapes and barren exterior treatment.
Policy 5.32 Encourage recessed entries, arcades and covered awnings on building
frontages.

Rustic architecture can also be applied to the Village Center, such as the use of stone and timber framing
C h a p t er 5 : C o m mun i t y De sig n El e m en t
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ACTIVE ADULT RECREATION CENTER
Community buildings often act as focal points or landmarks, and therefore, will be held to a
high degree of quality in both design concept and execution. The architectural expression of
these buildings must be one of substance and one that conveys a sense of permanence and
importance in the community.

5.2.3 NEIGHBORHOOD SITE DESIGN
Neighborhood site design is the process of creating development that accommodates
pedestrians and creates a sense of place.
Diversity, thoughtful land planning, well-executed floor plans and accurate exterior styling
are the keys to successful neighborhood crafting. The popularity of specific residential
architectural styles changes over time, but it is the knowledgeable attention to the details
and quality of construction that will ensure that the homes remain timeless, not trendy.
Friant Ranch incorporates the lessons learned about the timeless architectural style, sense of
community and neighborly interaction from the older Fresno neighborhoods of the 1920s,
30s and 40s, while ensuring that the technological and lifestyle needs of the 21st century
Active Adults are met. Each neighborhood in Friant Ranch will be unique in character,
attractive, neighborly and enduring.

NEIGHBORHOOD DIVERSITY
Architectural variety provides the quality for a rich streetscenes desired in the Design
Guidelines. In order to achieve varied and interesting streetscenes, the following policies
must be met with regard to architectural plan and style mix:
Policies
Policy 5.33 No more than 50 percent of the architecture within a neighborhood
cluster can be of a single style.
Policy 5.34 Homes of the same style must look significantly different from one
another by varying floor plans, elevations and color palettes.
Policy 5.35 Each Active Adult neighborhood must have a minimum of three
different floor plans.
Policy 5.36 Each Active Adult product type shall have a minimum of three building
elevations. This may include using different building materials and
colors or incorporating different architectural detailing.
Policy 5.37 No fewer than 75 percent of Active Adult homes fronting onto
neighborhood roadways shall be single story.
Policy 5.38 No more than two single-family detached dwelling units with the same
floor plan shall be plotted adjacent to one another, and the floor plans
shall be reversed, where feasible, with different elevation options to
avoid a repetitious streetscene.

STREET-ORIENTED DESIGN
The front of a primary structure should be oriented to the street. Traditionally, the front
entry of a building faced the street and was sheltered by a one-story porch. This helped
establish a sense of scale and “animate” the street. In some neighborhoods, entry ways may
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be fairly evenly spaced along a block, creating a rhythm that contributes to the sense of
visual continuity. The front porch serves as a transition area from the street to house and
is an essential element of the streetscape. Porches provide human scale to the house, offer
interest to pedestrians and serve as a catalyst for personal interaction.
In most instances, structures should have one primary entry that faces the street, greenbelt,
or park. Additional entrances may be located to the side or rear. Multi-family dwelling
units should be street oriented to promote an active streetscene.

FORWARD DESIGN
The living portions of the house should
be pulled forward on the lot so that
animated and articulated architecture
can visually dominate the streetscene.
Garages, on the other hand, should not
dominate the front façade of the house.
Consistent with the goal to create a
pleasant residential streetscape is the
desire to minimize the visual impact
Garage located to the rear and living area placed forward of the garage. Front-loaded garages
generally may be located behind the
building face or porch by a minimum five foot setback. Varied garage treatments will
include side entry garages, tandem garages and porte-cocheres (a vehicular passageway
leading through a building or screen wall into an interior courtyard) with shallow, mid
and deep recessed garages. In general, the door pattern should blend with the façade and
architectural elements. Also, consider using patterns (horizontal bands) or windows that are
compatible with those used on the primary structure.

PORCHES
Clearly define the primary entrance by using a raised front porch or stoop. In addition,
when provided, the front porch should be oriented to the street. The front porch should be
functional, used as a means of access to the entry. The minimum depth for a usable front
porch is typically six feet. Stoops should be covered to shelter the entry from the elements
and generously sized to provide a transition area.

Porches often act as the transition between the living area of home and the outdoors
C h a p t er 5 : C o m mun i t y De sig n El e m en t
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CORNER CONDITIONS
Neighborhood quality is enhanced by the
addition of a building edge designed specifically
for corner lots. This may be achieved by the
addition of architectural elements and/or details
on the side elevation that are typically only
found on the front elevation. Enhancements may
include window treatments, roof plane breaks,
accent colors, materials and details as appropriate
to the architecture style of the home. The intent
is to provide a pleasing variety in the streetscene
using a combination of massing forms and
heights.
Selected plan forms will be adaptable to corner
situations. Homes on corner lots must have the
following qualities as prescribed by the policies
below:

Corner conditions: architectural details are wrapped around the corners

Policies
Policy 5.39

Enhance traffic safety by providing a clear line of site across the corner
of residential lots.

Policy 5.40

Require wraparound materials such as brick, stone veneer, etc., on all
garage elevations that are visible from the street or motor court, when a
garage is located at the corner.

Policy 5.41

Require architectural details, such as window treatments, accent colors,
etc., on all elevations that are visible from the street or motor court.

Policy 5.42

Vary the articulation of façades.

VILLAGE CENTER SITE PLANNING
The Village Center will be developed both architecturally and through landscape treatments
as an extension of the Friant Ranch community. The Village Center will serve as the
commercial and retail center for the Community of Friant. The Land Use Plan incorporates
a potential entry from Friant Road and a primary entry into the commercial site from
internal to the Friant Ranch development. Commercial and medical office uses appropriate
to and compatible with the Friant Ranch residential community will be encouraged.
Mixed-use development may also be provided in the Village Center at the option of the
builder/developer.
The following policies apply to the site design for the Village Center:
Policies
Policy 5.43 Encourage strong pedestrian circulation throughout the Village Center
linking parking areas, courtyards and plazas, street sidewalks, buildings
and adjacent residential properties.
Policy 5.44 Incorporate pedestrian-oriented elements such as storefronts with
transparent display windows or display cases, outdoor dining areas,
benches, public art, awnings, trellises, window boxes and other
landscape elements along the linear frontage of the building.
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Pedestrian linkages in the Village Center

5.3

Policy 5.45

Encourage direct access from the
sidewalk to the primary entrance
of the building. Such pedestrian
access should be enhanced
with landscape and/or paving
improvements. Recommended
landscape improvements include
plants in planters, accent trees and
trees in grates. Recommended paving
treatments include concrete paving
with surface finish and decorative
scoring or tile or brick pavers.

Policy 5.46
		
		
		
		
		

Locate mechanical equipment and 		
service areas, including loading 		
areas and docks, service yards 		
and refuse/recycling enclosures, out of
public view or screen with walls or 		
fencing.

Policy 5.47
		
		
			
					
					
					
					
					

Design and locate off-street parking to
minimize conflicts with pedestrians
and to minimize the physical 		
and visual impact to the 			
traditional streetscape appearance. 		
Where practical, adjoining uses should
share parking to minimize the number
of parking lots, driveways and surface
hardscape area.
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LANDSCAPE DESIGN GUIDELINES

The goal of the landscape guidelines are to offer a rich variety of plant materials that are
consistent with the overall character of Friant Ranch, but to also include landscaping that
complements the natural open space areas and rural setting. Landscaping will complement
good architectural design and create a finished product. A rich variety of plantings will
be selected and provided appropriately for their intended use. In order for this vision of
success to occur, all builders are encouraged to implement the following general landscape
design policies:
Policies
Policy 5.48 Use thematic landscaping to complement the natural and rural setting
of the Friant area.
Policy 5.49 Select landscaping themes for residential neighborhoods, the Village
Center and the Active Adult Recreation Centers that complement the
architectural style of the buildings used in those areas.
Policy 5.50 Select landscaping for neighborhood parks that is aesthetically pleasing and
also functional for passive and active recreational activities.

C h a p t er 5 : C o m mun i t y De sig n El e m en t
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Policy 5.51 Use hardscape materials that complement the architecture and landscaping
and create a pedestrian-friendly environment.
Policy 5.52 Use native and non-invasive plant materials to transition into undisturbed
open space areas. Landscaping shall blend in with the existing wetlands
and natural drainages.
Policy 5.53 Develop and design landscaping plans to preserve natural features,
as feasible, and include the use of native species along the project
roadways in parkways and medians.
Policy 5.54 Incorporate, where warranted, landscaped bio-swales integral to the Low
Impact Drainage system to provide cleaning and filtration of drainage
water before it is discharged from the project.
Policy 5.55 Incorporate street lights and project entry signage into the streetscape
landscaping and design to blend with the natural features of the site.
Policy 5.56 Plant ornamental and water-wise landscaping, including trees, shrubs
and ground covers, along the Primary roads.

5.3.1 LANDSCAPE CONCEPT PLAN
The Landscape Concept Plan, Figure 21, provides an illustrative conceptual diagram of the
hierarchy of landscaping and street trees along major and minor roadways, entries, medians
and accent areas.

STREET TREES
The Landscape Concept Plan identifies landscaping and street trees along Primary Streets
and Collector Streets. Landscaping along Primary Streets will include more prominent
landscaping and trees. Collector Streets will include a consistent tree palette and
landscaping.

ENTRY AREAS LANDSCAPING
The Landscape Concept Plan identifies the location of Primary and Secondary entries.
These entries will include project entry signage, landscaping, special paving, special accent
trees and other visually-prominent landscaping features.

ACCENT AREA LANDSCAPING
Neighborhood parks, which serve as focal points for some of the residential neighborhoods,
have been identified as special accent areas. These areas will include extensive landscaping,
specimen trees and garden style plantings to create visually pleasing neighborhood
amenities.

70

Frian t R a nc h
s p e c i f i c

p l a n

Figure 21: Landscape Concept Plan
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5.3.2 RESIDENTIAL LANDSCAPE GUIDELINES
The following policies apply to landscaping for all residential neighborhoods in Friant
Ranch:
Policies
Policy 5.57 Incorporate trees, shrubs, ground covers and turf areas along residential
streets to create an attractive environment for residents and attractive
streetscenes.
Policy 5.58 Incorporate clinging vines, espaliers, trellises and shrubs into the
landscaping to enhance the architecture and create and define attractive
private open spaces.
Policy 5.59 Design front yard areas using landscape elements pertaining to form,
horizontal and vertical lines, hardscape and softscape and ornate
qualities that are compatible to the primary structure. Visual openness
should be maintained.
Policy 5.60 Promote the use of vegetative ground cover that will absorb rainwater
and reduce runoff.
Policy 5.61 Encourage the use of water-wise and low water plants in residential
neighborhoods to reduce water demand.

Bio-swales and complementary landscaping will provide a natural
look complementing the natural open spaces

Median natural landscaping

Where necessary, some of the parkways and street edges may include
bio-swales to serve as a water quality feature
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Policy 5.62 Locate air conditioning, mechanical equipment and trash enclosures
out of view from the public rights-of-way and screen with landscaping
and/or walls or fences.
Policy 5.63 Encourage the use of uplighting, where the source of light is below
grade or hidden by landscape elements, building façades or architectural
features.

5.3.3 VILLAGE CENTER LANDSCAPE GUIDELINES
The Village Center is the retail, office and medical office component for Friant Ranch,
but will also serve as a communal gathering area with the inclusion of a small town green
or public plaza. The Village Center will be a pedestrian-friendly commercial center with
direct access to the residential neighborhoods. These connections will be accentuated with
extensive landscaping.
The following policies shall be considered in the landscaping of the Village Center:
Policies
Policy 5.64 Landscape all areas of the site not occupied by buildings, parking or
otherwise utilized with ground cover, turf or tree materials.
Policy 5.65 Provide landscaping around the entire base of buildings (except loading
and service areas) in order to soften the edge between the parking lot
and the structure.
Policy 5.66 Provide enhanced landscaping at key entrances into the Village Center
to provide focus.
Policy 5.67 Use landscaping to soften views toward parking lots, loading areas,
trash enclosures, storage areas and utility areas.

Landscaping will be used to enhance entryways and the overall architecture style of residential buildings
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Policy 5.68 Screen all visible backflow preventers, gas meters, transformers, air
conditioning condensers, above ground pipes and valves or any other
equipment with appropriate planting.
Policy 5.69 Provide a small town green, public plaza or other gathering space in
the Village Center that will provide a place for outdoor commercial
and communal activities. Trees, trellises, arbors and/or similar shade
elements are encouraged. The space shall be well landscaped and will
include decorative paving materials, green lawns, benches and possibly
a water feature.
Policy 5.70 Landscape parking areas with shade trees to visually soften the paved
areas.
Policy 5.71 Provide bio-filtration areas and swales in landscaped parking islands
and edges of parking lots, where feasible, to capture low-flow runoff in
the parking areas and reduce toxin runoff into open space and natural
drainages.
Policy 5.72 Landscape the primary Village Center entrance from the internal
Primary road extensively, including accent trees and monument
signage.
Policy 5.73 Incorporate special paving to entrances and key pedestrian walkways.
Policy 5.74 Encourage the use of pervious concrete pavement, where appropriate,
to reduce or eliminate runoff from paved areas.

The Village Center will include many landscaping elements and features
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5.3.4 ACTIVE ADULT RECREATION CENTER LANDSCAPE
GUIDELINES
The residential neighborhoods will be anchored by two Active Adult Recreation Centers,
which will provide private community space for group meetings and social functions. The
facilities will be located within the neighborhood and directly accessible to trails.
The following policies shall be considered in the landscaping for community buildings:
Policies
Policy 5.75

The community recreation facilities shall be visible from surrounding
homes. The design shall take into account the views from
neighborhood homes to enhance open space and visual character.
These spaces may include passive turf areas, gardens and landscape
areas around the periphery.

Policy 5.76

Plant materials selected for the recreation facilities shall reinforce the
rustic mountain lodge theme of the architecture.

Policy 5.77

Landscaping shall include a mix of turf and shrub planting, with a mix
of textures, colors and massings of shrub species.

Policy 5.78

Public garden space should display a wide variety of species from a
particular type of plant, (e.g., display gardens of rose, camellia, edible
or drought-tolerant plants). These display gardens are educational and
may contain labels or plaques for significant plants.

Policy 5.79

Outdoor spaces within the center shall be furnished with benches to
encourage contemplation and socializing.

Policy 5.80		Community buildings may include hardscape areas for outdoor
gatherings and meetings.

		

Policy 5.81 Arbors, picnic tables and barbecue units can be provided to support
activities provided at the center.

The Active Adult Recreation Center landscaping
C h a p t er 5 : C o m mun i t y De sig n El e m en t
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5.3.5 PARK LANDSCAPE GUIDELINES
Neighborhood parks will, in most cases, be surrounded by homes facing the parks. Park
design will take into account the views from neighborhood homes to enhance park depth
and visual character. Parks will include turfed activity areas and plantings., sSee Figure
22, Conceptual Neighborhood Park Diagram. Each park will be designed with its own
character and amenities. Possible amenities may include, but are not limited to, the
following:
Specialty and Display Garden(s)
These gardens may display a variety of species from a particular type of plant, (e.g., gardens
of rose, camellia, edible or drought tolerant plant materials) or be dedicated to plants that
attract birds or butterflies. These gardens will be educational in nature and may contain
labels or plaques for significant plants. There should be benches and shaded areas within the
garden to encourage people to sit and enjoy the garden.
Community Garden(s)
If desired by community residents, and provided that plots of land are available, land may
be set aside for community gardens. The plots may be used for growing flowers or edible
crops for harvesting by the residents of Friant Ranch. The plots may be assigned to individuals or groups for their private use.
Hedges
Neighborhood parks may be enclosed by a low hedge to create a sense of enclosure and
security from the adjacent road(s).
Walkways and Paths
Parks shall complement pedestrian circulation and provide easy circulation throughout. In
addition, pedestrian linkages from the parks to the larger community shall be reinforced.
Open Play Areas
Large, open turf areas will be provided for casual relaxation and recreation.
Botanical Garden Style Plantings
Some gardens may be planted with consideration to overall leaf color and texture to create a
visually exciting palette.
Community Gathering/Social Spaces
Neighborhood parks and open space may include hardscape areas for small gatherings and
meetings. Arbors, tables and barbecue units could be used to activate the parks. Parks and
open space should be furnished with benches to encourage neighborhood use.
Specimen Plantings
Specimen trees should be planted to provide visual interest and focal points.
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5.3.6 PLANTING PALETTE
The intent of these guidelines is to provide a unified plant palette that compliments and
enhances the thematic setting for the community. These plants have been selected for their
appropriateness to climatic conditions, soil conditions and concern for maintenance and
water conservation.
Plant selection for given project areas shall have similar cultural requirements so irrigation
can be designed to minimize water use, and plant material can thrive under optimal
conditions.
Plant material palettes for Friant Ranch contained herein are compatible with the climatic
setting of the area. The use of some materials, depending upon their site location, exposure
and relationship to other influential factors, may not be appropriate.

G
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B

Possible Neighborhood parks landscape elements:
A:
B:
C:
D:
E:

Display Garden
Hedges
Walkways and Paths
Paths Linking Neighborhoods
Benches

F: Open Play Areas
G: Garden Style Plantings
H: Community Gathering
I: Specimen Planting

Figure 22: Conceptual Neighborhood Park Diagram
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A Master Landscape Plan, which will include a Master Plant Palette, shall be prepared and
submitted to the County for approval prior to the issuance of any building permits for the
project.

PLANTING MATERIAL
Specific plant material policies to be applied to the softscape within the community include:
Policies
Policy 5.82 Incorporate the use of native planting and/or compatible species of
water-wise/low water plants into the landscaping.
Policy 5.83 Design planting to respond to the historical context of the Friant area.
Policy 5.84 Use layers of planting to soften building masses and integrate
architectural forms.
Policy 5.85 Establish a strong, clear spatial and thematic landscape concept that
works with and is responsive to the site and the architecture.
Policy 5.86 Choose trees and shrubs for their ability to reinforce neighborhood
character and architectural theme. Ultimate size should be considered
to ensure that neighborhood scale is maintained.
Policy 5.87 Select trees and shrubs with regard to climate, growth characteristics,
water usage and maintenance needs.

5.3.7 HARDSCAPE
Hardscape elements should be integrated into the site reflective of building architecture.
The hardscape elements may include such features as enhanced paving in plazas, courtyards
and other public gathering areas. Other hardscape elements include sidewalks, walls and
fences, arbors and shade structures, gates, seating, lighting, signage, finishes and drain
structures. These elements should relate to the character of the architectural style. Natural
materials with quality construction are strongly encouraged.
Policies
Policy 5.88 Use hardscape to enhance the pedestrian and vehicular experience.
Policy 5.89 Use enhanced paving in special areas in conjunction with fountains,
trellis structures, special features, site furnishings and landscaping to
make the areas more visually pleasing and attractive.
Policy 5.90 Use acceptable types of paving including, but not limited to, tile, brick,
flagstone, interlocking pavers, seeded or exposed aggregate, natural or
colored concrete and decomposed granite.
Policy 5.91 Allow interlocking pavers and stamped concrete to be used in median
islands, at community and project entries, pedestrian crossings and
vehicular intersections, as permitted by the County of Fresno.
Policy 5.92 Use concrete with color and/or texture added to create an aged
appearance. Acid washing or sandblasting will make the pavement look
more rustic and aged in keeping with the character of Friant Ranch.
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5.3.8  STREET LANDSCAPING AND PARKWAYS
Street landscaping is an integral component of the traditional neighborhood streetscene.
Landscaping along local streets creates a network of tree-lined, pedestrian-scale streets.
Sidewalks along
local streets are
separated by a
planted strip
on both sides
of the roadway,
except in limited
areas that may
be subject to site
constraints. The
intent is to provide
individuality
on individual
neighborhood
parcels, while
maintaining a
Street trees and parkways will include a aesthetically pleasing environment
dominant street
tree theme with accent trees specific to each neighborhood.
Policies
Policy 5.93

Select tree species to match the street space and product massing/
setback. In all cases, the species should be selected to maximize crown
size, shade and the ultimate goal to arch over and provide scale to the
street space.

Policy 5.94

Require that street trees be a minimum 2 to 3 inch caliper in size.
However, specified caliper size will be established on final landscape
plans.

Policy 5.95

Select street trees for their ability to form canopies and require
minimal maintenance.

Policy 5.96

Encourage uniform canopy street tree planting to promote human
scale and provide a shaded walking experience.

Policy 5.97

Avoid trees with roots that could potentially damage infrastructure.

Policy 5.98

Locate trees so as to respect vehicular sight lines.

Policy 5.99

Select street trees based on low maintenance and safety considerations.
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TREE SIZING
Tree sizes should meet the minimum tree size shown in Table 4.

TABLE 4: MINIMUM TREE SIZE
Street Type

Tree Type

Streets/Parkways

2- to 3-inch caliper

Pocket Parks/Paseos

2- to 3-inch caliper

Edges

1/2- to 3-inch caliper

Medians/Cul-de-Sac Medians

4- to 5-inch caliper

MASTER TREE PLANTING PALETTE
Street trees in Friant Ranch shall be installed following a Master Tree Planting Palette. The
intent is to create the character of traditional neighborhoods with large canopy trees. Trees
selected should be a mix of evergreen and deciduous trees to provide variety and texture to
the streets, entries and residential neighborhoods in Friant Ranch. Root barriers and arbors
are suggested for all trees within 5 feet of hardscape or utility lines.
Any of the trees identified below may be selected for the use indicated; provided, however,
that other trees and plant materials are expressly permitted for use in Friant Ranch, subject
to approval by the Director of Public Works & Planning Department. Trees listed under
each category are recommended trees. Some or all of the trees listed may be used. It is not
required that every tree listed below be used in the landscape scheme. Rather, the project
landscape architect and master developer shall have the discretion to determine which
trees to use and how best to use the trees. The trees listed below are designed to create a
landscape framework, which may be supplemented by other trees, shrubs, vines and ground
covers at the discretion of the project landscape architect/master developer. Street trees
listed below may be planted in both parkways and medians.
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Botanical Name			

Common Name:

Primary 		

Platanus x acerifolia ‘Columbia’		

London Plane

		

Quercus agrifolia			

Coast Live Oak

		

Quercus lobata			

Valley Oak

		

Quercus wislizinii			

Interior Live Oak

		

Fraxinus americana ‘Autumn Applause’ Autumn Applause Ash

Collector Street

Tilia cordata “Greenspire’		

Greenspire Linden

Alnus rhombifolia

California White Alder

		

Pistacia chinensis			

Chinese Pistache

Brachychiton populneus			

Bottle Tree

Rhus lancea				

African Sumac
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Local Street

Cercis canadensis

		

Redbud

Cercis canadensis ‘Oklahoma’

Oklahoma Redbud

Celtis sinensis 			

Chinese Hackberry

Pyrus kawakamii			

Evergreen Pear

Zelkova serrata ‘Village Green’		

Zelkova

Backdrop Trees* (Parkways and Medians)

Park/Accent Areas

Platanus species

		

Sycamores

Populus species

		

Cottonwoods

Salix species 			

Willows

Magnolia grandifolia		

Magnolia

Magnolia grandiflora ‘Russet’

Russet Magnolia

Lagerstroemia indica

Crape Myrtle

		

Lirodendron tulipifera 		

Tulip tree

Zelkova serrata ‘Village Green’

Zelkova

Community Entry Geijera parviflora			

Australian Willow

Platanus x acerifolia ‘Columbia’

London Plane

Quercus wislizinii

Interior Live Oak

		

Quercus lobata				

Valley Oak

Pinus pinea		

Italian Stone Pine

		

*Backdrop trees supplement trees planted along Primary, Collector Streets and Local
Streets.

Plants for neighborhood entries will vary depending on the individual design of the
neighborhood entries. Trees should be selected to be compatible in shape, form, texture
and/or color with the adjacent street and parkway trees.
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PARKWAY SEPARATED SIDEWALKS
Where sidewalks are provided, sidewalks shall be separated from the curb by a minimum
5 foot wide planted parkway. Where no sidewalks are provided, landscape shall be located
adjacent to the curb. Within Primary and Collector Sreet parkways, trees should generally
be randomly spaced to reflect the project’s rustic character. For Local Streets within
neighborhoods, trees in parkways may be regularly spaced.

CURBS
Vertical or rolled curbs are required for all streets.

5.3.9  OPEN SPACE LANDSCAPING GUIDELINES
The tradition of the rural fabric of the rolling hillsides, agricultural and rangeland setting,
native vegetation and the San Joaquin River inspires the Open Space Concept. Friant
Ranch includes more than a half of the project that will be dedicated to open space and
miles of extensive walking trails, while avoiding development in natural drainage areas,
particularly avoiding environmental features such as wetlands, vernal pools, steep slopes
and the 100-year floodplain. The 482 acres of undisturbed and re-vegetated permanent
Open Space will be dedicated via easement to a
conservation trust with the appropriate endowment
for management and preservation.

Most open spaces in Friant Ranch will remain undisturbed. Edges
will include native landscaping to complement open space vegetation.

Landscaping along open space edges will complement that natural
setting
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This legacy of the natural environment influences the following policies for the Open Space
Concept:
Policies
Policy 5.100 M
 aximize, interconnect and restore natural open space and include
opportunities for local access to open space with limited human
impact.
Policy 5.101 C
 onsider the existing topography of the site when designing and
grading for the project.
Policy 5.102 P
 ursue opportunities to preserve significant natural landforms and
drainage features such as valleys and natural depressions within or next
to the site, where possible, and as indicated on Friant Ranch Land Use
Plan.
Policy 5.103 P
 lan development outside of natural
drainage areas, where feasible, to avoid
environmental features, such as vernal pools
and steep slopes, as indicated on the Friant
Ranch Concept Plan (Figure 6).
Policy 5.104 P
 lan natural drainage areas, where feasible,
particularly avoiding environmental features
such wetlands, vernal pools and steep
slopes, as indicated on the Friant Ranch
Project Concept Plan (Figure 6).
Landscaping and materials will be complementary to the
surrounding natural environment

Sidewalks and parkways will be landscaped to complement the open space areas
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OPEN SPACE EDGE
The interfaces between the developed areas and natural open space occur throughout the
Friant Ranch project. Non-native invasive plant species shall not be used in landscape plans,
edge or buffer areas that interface with preserved natural open space areas. Any CC&R’s
will provide that disposal of cuttings of these or any other ornamental plants in preserved
natural open space areas is strictly prohibited. Where feasible, non-invasive ornamental and
native landscaping should be used along the edges of open spaces areas. Blend new native
landscaping with existing habitat areas, where feasible.

TRAIL LANDSCAPING
Trails will provide pedestrian circulation loops around and through the various
neighborhoods. Landscaping should be human-scaled and naturally aesthetic. The trails on
the perimeter of the open space should be “natural” decomposed granite with a decorative
split rail fence or other barrier to limit access to the undisturbed open space.
The following policies apply to the design of trails:
Policies
Policy 5.105 P
 lant trees along trails and other informal areas in informal groves that
create a strong rhythm while avoiding the formality of evenly spaced
trees. Vary tree sizes and species in these spaces.
Policy 5.106 L
 andscape trails with a variety of plants that enhance visual appeal and
are compatible with the nearby native plant species.
Policy 5.107 B
 uffer on-site residential uses from off-site residential uses with
adequate trees and foliage.
Policy 5.108 I ncorporate vegetative groundcover that absorbs rainwater and reduces
runoff into the landscape design. Permeable surfaces should be used
wherever possible to reduce paving.
Policy 5.109 Provide benches at periodic intervals for resting along trails.
Policy 5.110 L
 ocate nature trails along the edges of the developed areas and the
periphery of natural open areas to avoid unnecessary intrusion into
sensitive habitat areas and vernal pools. Where appropriate, design
trails to meander along the natural topography.
Policy 5.111 P
 rovide multi-purpose trails with pedestrian-scaled lighting that is
appropriately shielded to minimize light pollution and excessive glare.
Lighting nature trails is prohibited.
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COMMUNITY ENTRY TREATMENTS

Two community entries are planned on the Primary road access points into Friant
Ranch (see Figure 21, Landscape Concept Plan). The entries will consist of landscaping,
monument walls and signage and special accent lighting on a grand scale. Walls should be
constructed of stone or stone-like material with a rustic appearance. A decorative gatehouse
may also be constructed at each Community Entry that reflects the rustic lodge style
architecture. The northernmost Community Entry (just south of the Village Center), may
also include a water feature if conditions permit. Community Entries should include areas
for seasonal color in beds, planters or pots. It is not anticipated that the Community Entries
will be gated. The Community Entries will be constructed by the master developer and
owned and maintained by the Friant Ranch Homeowner Association.

Conceptual rendering of the northern community entry into Friant Ranch from Friant Road

5.5 NEIGHBORHOOD ENTRY TREATMENTS
Neighborhood entries and entry treatments will help define the character of each
neighborhood. Each neighborhood entry will be constructed by the builder of the
subdivision. At the discretion of the builder/developer, entry gates may be provided to
restrict vehicle access to residents and guests only. Neighborhood entries should be low key
so as not to detract from the overall Friant Ranch sense of community. These entries will
be constructed on a much smaller scale than the community entries. Entries shall include
a monument wall, landscaping and special accent lighting. Walls should be constructed
of stone or stone-like material with a rustic appearance. Entry gate design may consist of
small architectural structures and gates that incorporate the architectural themes of the
neighborhood and adhere to the design guidelines established herein. Entry monument
walls/fences, gates and landscaping must comply with the required sight lines for the
minimum stopping distances of vehicles, as provided in the County’s Municipal Code.

C h a p t er 5 : C o m mun i t y De sig n El e m en t

85

Friant R anch
s p e c i f i c

p l a n

Policies
Policy 5.113 C
 onstruct entry treatments of materials consistent with the
neighborhood theme. Required ongoing maintenance of entry
treatments and landscaping should be considered when designing
these spaces.
Policy 5.113 D
 esign sign walls and subdivision property line walls to allow for
periodic landscape plantings of vines, espaliers and/or shrubs.
Policy 5.114 D
 esign gated entries to provide separate pedestrian access in addition
to the vehicle entry gates. Pedestrian entries shall be separated from
vehicle entries by a minimum five-foot-wide parkway/landscape
area. The vehicle entry and any gatehouse structure shall be located
a sufficient distance from the cross street to accommodate vehicle
stacking and provide adequate space for vehicle turn-around. This
on-site portion of the entry may be surfaced with a contrasting
decorative paving material.

5.6

WALL AND FENCING GUIDELINES

Walls and fences are functional components used to delineate
property and screen equipment, trash enclosures and loading
areas. They are also highly visual in the public realm. To
maintain the existing character of the area, the appearance of
walls and fences from the public view should be minimized.
Policies
Policy 5.115 D
 emarcate nature trails, where
necessary, by decorative split rail fence
or other barrier to limit access to the
undisturbed open space.

Split rail fencing demarcating natural open space
Policy 5.116 A
 void, to the maximum extent feasible,
solid fences and walls, except where noise
attenuation is required. Decorative walls
may incorporate glass or acrylic to showcase scenic views and vistas.

Policy 5.117 P
 aint or stain any solid walls or fences used to blend in with natural
surroundings; provided, however, that unpainted/unstained synthetic
fencing shall be allowed if durable and low maintenance and provided
that it has the appearance of wood or other natural material.
Policy 5.118 D
 esign retaining walls, courtyard walls, gates and fences to be
compatible with the architecture of the buildings they accompany.
Policy 5.119 C
 oordinate the design and location of all retaining and freestanding
walls so that they become an integral part of the natural and rural
landscape.
Policy 5.120 R
 equire retaining walls over 6 feet in height (as measured from the top
of grade in front of the wall to the top of wall cap) be separated into
two shorter walls with a minimum of 2 feet between upper and lower
wall, or gravity walls that allow for integrated planting options.
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Policy 5.121 R
 equire that retaining walls have a minimum 2 foot setback from any
sidewalks or curbs.
Policy 5.122 W
 here visible precision block walls should be colorized, covered with
stucco oe vines or other plant materials.
Policy 5.123 E
 nsure that the visible portions of courtyard and garden walls and
fences that are visible from the street are no taller than 42 inches in
height, as measured from top of grade to top of wall cap or top rail.
Landscaping with shrubs and vines shall be used to reduce the visible
height of walls when necessary.
Policy 5.124 P
 ermit decorative wood fencing in the front yard and along the
exposed side of corner lots only if consistent with the architectural
style and if fully painted or stained.

Fencing complements the natural landscape

5.7

LIGHTING GUIDELINES

Lighting should be designed as an integral part of the overall site and building design.
Lighting should contribute to and help define the character of the spaces created by the
buildings and site development. Lighting should complement the architectural elements,
changes in materials of the ground plane and landscaping. Lighting should be used
primarily for security and safety of on-site areas such as entrances, exits, parking, loading,
working areas and trails and pathways within the neighborhoods.
Because of Friant Ranch’s natural setting, night lighting should be designed to minimize
“sky glow”. Lighting should be shielded and directed toward the ground and buildings to
avoid lighting areas that do not need to be lighted. Trails in natural open space areas shall
not have night lighting in order to promote nocturnal movement of animals.
Signs shall not be internally lighted, except within the Village Center, where internally
lighted signs are permitted, but not required. When externally lighted, signs shall be lighted
by hidden or screened light sources.
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Chapter 6:
Public Facilities Element
6.1

INTRODUCTION

T

his Public Facilities Element sets forth the plan for infrastructure improvements
for the Friant Ranch Specific Plan by describing each major infrastructure system.
This Public Facilities Element presents a conceptual layout of all infrastructure
facilities within the Specific Plan area and fully includes and incorporates by this reference
the Friant Ranch Infrastructure Master Plan, Appendix A hereto (Infrastructure Master
Plan). The Infrastructure Master Plan, a component of this Public Facilities Element of the
Specific Plan, specifically defines design parameters and sets forth standards that will apply
to land use entitlements and applications within the Friant Ranch Specific Plan area.

6.2

WATER MASTER PLAN

The community will obtain and maintain a reliable and adequate volume of healthful,
potable water, meeting all applicable regulations, for use by residential and commercial
customers within Friant Ranch. An agreement in principle has been signed between the
Owner and Lower Tule River Irrigation District (LTRID), subject to environmental
review and approval by the US Bureau of Reclamation, securing a water supply of up to
2,000 AF per year, to be supplied to the project. In the unlikely event that the current
water supply plan is abandoned, the community will process an alternative arrangement
to obtain sufficient water supply from the Central Valley Project Friant Kern Canal or
an equivalent surface water source. The water supply is to be delivered through facilities
planned and constructed by the project, and owned and managed by WWD No. 18. Upon
receipt of all necessary approvals, and after appropriate environmental review, the long
term transfer will provide Friant Ranch with sufficient water supply to meet its needs. The
details of the water supply and an evaluation of its reliability are contained in WWD No.
18’s Water Supply Assessment for the Friant Ranch Specific Plan provided to the County.
Municipal water for the project will be treated at the existing WWD No. 18 plant site.
The District plans to expand the plant appropriately (in phases) to provide adequate water
to the Friant Community Plan Area and to the Friant Ranch Specific Plan Area.
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6.2.1 WATER QUALITY
The physical source of surface water for Friant Ranch will be the Bureau of Reclamation’s
Central Valley Project storage within Millerton Lake. Water in the lake is low in turbidity
and chemical content. The WWD No. 18 water treatment plant will be able to treat the
water to drinking water standards with standard technologies without unusual expense.
Treatment processes will comply with the DHS Surface Water rules, and will include
coagulation, flocculation, filtration and disinfection.
A watershed sanitary survey of the source water entering Millerton Lake has been completed
and submitted to the California Department of Health Services for potable water supply
systems presently treating water from this acceptable source.

6.2.2 WATER CONSERVATION
The project will incorporate a number of water-conserving features and policies. Municipal
water for the project (residential and commercial) will be metered, with a tiered rate system
in place to discourage excessive consumption. A specific rate system will be developed once
more precise capital and operating costs are known. However, rates will rise with increasing
use above a baseline, favoring conservation without unnecessarily burdening low-use
customers.
Water conservation and reclamation will be emphasized in project design, in order to
meet the water use goals stated in the Project Description. Water-conserving plumbing
fixtures and conjunctive reuse of reclaimed water are principles central to the project design
standards.

6.2.3 RECLAIMED WATER
Consideration will be given in project design for the use of reclaimed water (i.e., treated,
filtered, disinfected effluent) for irrigation of privately and publicly maintained open spaces
(e.g., trails, road medians, landscape easements) wherever practical and economically
feasible.
To the extent authorized by any appropriate agreement and/or permits of the County and
after processing through the Regional Water Quality Control Board and all other applicable
regulatory processes, reclaimed water may be used to irrigate a portion of Lost Lake
Recreation Area to expand the developed recreational area available at that facility or other
large-scale ag irrigation parcel and water pond storage. If implemented, this expansion
would be carried out in phases, as reclaimed effluent volume increases and the Friant Ranch
Specific Plan Area builds out.
Irrigating portions of the project and surrounding areas such as Lost Lake Recreation Area
using reclaimed water is just one of many possible tools that may be employed to achieve
conjunctive reuse of effluent and help maintain a balance of water supply and demand in
the Friant Ranch Specific Plan Area.

6.2.4 WATER DISTRIBUTION SYSTEM

Figure 23, Water Plan, is a conceptual illustration of the planned major water distribution
system components within the development. The system will be divided into two separate
pressure zones; this division will allow users in both lower and higher topographic portions
of the development to receive water at normal pressures in the distribution system.
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6.2.5  WATER TREATMENT FACILITIES
Potable water for the development will be treated and delivered by WWD No. 18 facilities,
expanded as necessary for the added capacity required for the Friant Ranch Specific Plan
Area. Treatment of surface water will conform to the applicable DHS and EPA regulations.
Design details will be fully developed through discussions with DHS and EPA. At present,
it is envisioned that facilities will include coagulation, flocculation, settling, micro-filtration
and disinfection, all in accordance with the Surface Water Treatment rule.

Figure 23: Water Plan
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6.2.6  PHASING OF WATER SYSTEM IMPROVEMENTS
Construction of water system facilities will be phased to meet the demands of the
development as it comes on line. Each phase of development within the Friant Ranch
Specific Plan Area must provide assurance of water supply and redundancy adequate to
meet the standards set forth in this Specific Plan, and provide facilities that are either
expandable or are sized to provide for future phases of development.

6.3

WASTEWATER FACILITIES PLAN

6.3.1 OVERVIEW
Project wastewater will be collected and treated at a new wastewater treatment facility to
be constructed at a site shown on Figure 24, Wastewater Plan. It is anticipated that, to the
extent authorized by any appropriate agreement and/or permits of the County and after
processing through the Regional Water Quality Control Board and all other applicable
regulatory processes, treated effluent will be used for irrigation of open spaces within and
outside of the Friant Ranch Specific Plan Area, possibly including a portion of the County’s
Lost Lake Recreation Area to the extent permitted by the County in the future.
The Friant Ranch Specific Plan contemplates a population of approximately 4,842 at
project build-out, and a specific wastewater production of 80 gallons per capita-day. This
equates to a total residential flow of approximately 390,000 gallons per day. In addition,
the project is committed to providing treatment capacity for the existing community of
Friant, which has an estimated peak flow of 165,000 gallons per day. Including estimated
commercial and industrial flows; total wastewater production is expected to be between
625,000 and 725,000 gallons per day (GPD), or up to 815 acre feet per year.
Wastewater from the adjacent Millerton Mobile Home Park now collects at the site of the
existing Wastewater Treatment Plant (WWTP) operated by the County Service Area #44;
when new treatment facilities are brought online, the flow from the mobile home park will
be diverted to the new plant site immediately adjacent to the existing site. This diversion
may require addition of a pumping station at the present site to transfer the existing flows.
The Friant Ranch Specific Plan area will be annexed into Fresno County Water Works
District No. 18 for operations and maintenance and will operate as a separate zone of
benefit so as not to impact the rates of existing users. This WWTP will incorporate new
technology that will utilize a modular system to incrementally increase capacity as the Friant
Ranch community grows.

6.3.2 EFFLUENT DISPOSAL AND RECLAMATION
The goal for effluent disposal within Friant Ranch is to maximize the conjunctive use
of reclaimed water to reduce use of fresh water wherever technically and economically
practical. This approach will have the multi-pronged benefit of reducing irrigation costs
for open spaces and landscaped areas, and providing surrounding ag land with a source
of irrigation water. Not all identified potential locations may ultimately be required for
effluent disposal.
In the early phases of the project, quantities of effluent available for use as reclaimed water
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will be somewhat limited. As the number of completed dwelling units increases, the
quantity of reclaimed water will become large enough to irrigate major landscape areas
including, but not limited to, medians, recreation areas and parks and landscaped slopes.
Undisturbed, natural areas will not be irrigated. Revegetated slopes may be temporarily
irrigated during the initial revegetation process but will not be irrigated thereafter. To the
extent permitted by the Central Valley Regional Water Quality Control Board and any
other regulatory agency with jurisdiction over reclaimed water use, wastewater effluent
produced during the irrigation season shall be conjunctively reused either as reclaimed water
or for landscape irrigation.
To the extent required by law, wastewater effluent will be treated prior to use to protect
public health and safety. While effluent is generated year round, it cannot be applied
beneficially to land on that same basis. During warmer months, to the extent permitted by

Figure 24A: Wastewater Plan
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Figure 24B: Preferred Alternative – Wastewater Plan

the Central Valley Regional Water Quality Control Board and any other regulatory agency
with jurisdiction over reclaimed water use, effluent will applied to turf and vegetation at
agronomic use rates.
No discharge of wastewater into the San Joaquin River from the wastewater treatment plant
will occur.
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6.3.3 TREATMENT PLANT PHASING
Wastewater treatment facilities will be constructed in multiple phases, as the development
is built-out. While the final decision on the capacity of each phase will be made as
development proceeds and absorption rates are better known, the first phase facilities will be
designed to handle 0.24 million gallons per day (MGD). At the design rate of 80 gallons
per capita per day (GPCD) and assuming 1.9 persons per household, 0.24 mgd will support
about 1,460 equivalent dwelling units (EDUs) for the Active Adult portions of Friant
Ranch.
A second phase of approximately 0.24 mgd capacity will be constructed as demand
warrants; the resulting capacity of 0.48 mgd will be sufficient to serve the entire Friant
Ranch community, including an allowance for some commercial flows. The final expansion
to ultimate capacity (0.62 to 0.72 mgd) will be sized as the community builds out and
demands can be estimated more precisely.

6.4

DRAINAGE FACILITIES PLAN

The project will be designed using Low Impact Development principles which are set forth
in detail in the Infrastructure Master Plan.

6.4.1 EXISTING DRAINAGES
Off-site drainage from the east of the Friant-Kern Canal flows on-site through two culverts.
One existing concrete box culvert is 3’ x 3’, while the other is 2.5’ x 2.5’, other drainage
is cut off by the Friant-Kern Canal and empties into it via 18 inch corrugated metal pipe
(CMP).
Within the project boundaries several ephemeral streams that have been classified as
wetland channels and/or vernal swales depending on the location, convey most of the runoff
from east-west to Friant Road. A portion of the Friant Ranch Specific Plan Area drains to
the south where it either crosses Friant Road by culvert or has flowed into Little Dry Creek
via unnamed ephemeral streams or White Fox Creek. Near the proposed main entrance
to the project is an existing 24 inch CMP that flows underneath Friant Road towards Lost
Lake Recreation Area. At the northwest edge of the project, the storm runoff enters a large
concrete box culvert that crosses underneath Friant Road and drains to the San Joaquin
River. On-site drainages also include vernal pools. The largest pool, which is located in
the southwestern corner of the project, is listed within Zone A, 100-year flood boundary,
pursuant to the Federal Emergency Agency (FEMA) map number 06019C1030F, dated
July 19, 2001.

6.4.2 DETENTION AND RETENTION BASINS
The basin geometry for each watershed differs depending on many factors, including the
contributing drainage area and the design flow volume. Retention basins are designed
to maintain the predevelopment runoff volume by storing the peak storm runoff above a
base flow; retention basins in this case have also been sized to provide the storage volume
necessary to give the detention time required for water quality control.
Detention basin storage is designed to maintain the predevelopment peak runoff rate while
capturing all runoff above that amount.
Conceptual basin locations are depicted in Figure 25, Drainage Plan. These locations have
been selected to work with the existing ground topography and the overall master-planned
C h a p t er 6 : P ubl ic Fa c i l i t i e s El e m en t
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Figure 25: Drainage Plan
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drainage concept. Exact basin locations shall be determined by the developer, after precise
site layouts and grading designs are determined. The basins shall be permitted to shift,
as long as the function provided for in the Storm Drain Master Plan is maintained, or
appropriate modifications are made to the Storm Drain Master Plan.

6.5

DRY UTILITIES

Dry utilities, including electric power, natural gas or propane, telephone, cable television
and fiber optics, will be provided by extension of facilities by regional utility companies.
New utilities shall be placed underground.

6.5.1 ELECTRIC POWER AND NATURAL GAS/PROPANE
Electricity will be provided by Pacific Gas & Electric Company. A PG&E easement runs
through the eastern portion of the Friant Ranch Specific Plan Area, generally paralleling the
Friant-Kern Canal. The existing transmission line may be utilized to serve Friant Ranch.
The nearest existing live gas line is located approximately at the intersection of Friant Road
and Willow Avenue. However, PG&E has installed gas transmission line along a segment
of Friant Road that may be used to serve the project.
Currently, gas service to the Friant Ranch Specific Plan Area is not available. A private
propane tank farm may be necessary to provide services for Friant Ranch if PG&E has
not extended a high-pressure natural gas line to the Friant Ranch project prior the initial
phases of development. The propane tank farm would likely be located under the parking
lot of the Village Center. Backbone infrastructure built for the low-pressure propane system
would be modified in the future if the PG&E eventually builds a high-pressure natural
gas line from Fresno to service the Friant area. If provided, the propane tank farm would
be under the authority of a homeowners’ association, unless the water/wastewater utility
prefers to take over the administration of these services as well.

6.5.2 TELEPHONE, INTERNET AND CABLE TV
Telephone, internet and cable television infrastructure will be provided by Ponderosa
Communications.

6.5.3 SOLID WASTE DISPOSAL
The County has a franchise agreement, consistent with the mandates of AB 939, with
Ponderosa Solid Waste, providing that Ponderosa Solid Waste has an exclusive right to
provide solid waste disposal services in the unincorporated area of Fresno County near
Friant. Ponderosa Solid Waste will provide once-per-week curbside collection service to
all homes and a range of commercial pick-up services to all businesses within the Friant
Ranch Specific Plan Area. The term of the franchise agreement is for 12 years, starting from
February 27, 2006. The County has the option to extend the term for an additional 10
years.
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LAW ENFORCEMENT AND FIRE
SERVICES

6.6.1 LAW ENFORCEMENT
Law enforcement in the unincorporated areas of Fresno County is provided by the Fresno
County Sheriff’s Department. The developer will enter into contract with Fresno County
Sheriff’s Department to provide law enforcement services within the Friant Ranch Specific
Plan Area. The agreement shall provide that existing law enforcement services to other
service areas are not adversely affected by the project.

6.6.2 FIRE PROTECTION
The Fresno County Fire Protection District, through contract with the California
Department of Forestry (Cal Fire), provides fire protection services in unincorporated areas
of Fresno County. The Friant Ranch Specific Plan Area is located in a State Responsibility
Area. The master developer will contract with Cal Fire for fire protection services, with
funding for the contract generated by creation of a CFD (Community Facilities District)
and subsequent imposition of fire protection fees.
There is one established fire station in the vicinity of the Friant Ranch Specific Plan Area,
near Friant Road and North Fork Road approximately one mile north of the project
entrance. The proximity of the fire station will allow Friant Ranch to comply with County
Planning Policy, which calls for a maximum average first-alarm response time of 15 minutes
in suburban areas. All commercial facilities will be equipped with fire sprinklers.
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Chapter 7:
Environmental
Resources Element
7.1

T

INTRODUCTION

he Friant Ranch Specific
Plan Area’s primary asset is
its natural scenic beauty and
expansive open space resources. The
Specific Plan will accommodate
development while preserving many of
the site’s existing rock outcroppings,
valleys and vernal pools. The project
is designed to protect important
natural habitat and wildlife species,
while integrating nature into the
overall community design. The
“Conservation Community” concept
acknowledges the site’s environmental
sensitivities through a pedestrianfriendly plan that builds on an open
Friant Ranch’s expansive open space resources
space commitment with an interpretive
(rock outcroppings, valleys, etc).
nature trail system serving as an amenity
to showcase the site’s natural resources,
while providing links to other developed
and recreational areas within the Friant Community Plan Area.

7.2

LAND RESOURCES

At least 460 acres of Friant Ranch’s unique land resources, including vernal pools and
associated wetland drainage areas, seepage areas and non-wetland drainages, will be
preserved and managed in perpetuity in the form of undisturbed permanent open space.
The Friant Ranch community will not affect the Friant-Kern Canals function as a vital
water conveyance channel for the San Joaquin Valley.
C h a p t er 7 : En v i r on m en ta l R e s o ur c e s El e m en t
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GRADING PLAN

The Grading Plan was greatly influenced by the Land Plan, which follows the natural
topography and landforms of the land and minimizes grading (see Figure 26, Grading
Plan). Additionally, the grading plan protects the low valleys and natural drainages where
many of the sensitive habitats are located. Sensitive grading techniques have been employed
and development areas have been contoured to maintain the foothill character. Grading
is minimized in areas with slopes in excess of 30 percent. In areas where hillside grading
is necessary, hillsides will either be landscaped with native and water-wise landscaping or
revegetated with natural grasses to recreate natural open space (see Figure 27, Landscaped
Slopes and Revegetated Slopes). Landscape slopes may be included within residential lots
and public areas per the future construction design.

Friant Ranch is proud of its natural beauty and is reflected in the proposed project.

The development footprint is designed to preserve the sensitive natural open space.
Acknowledging and respecting the environmental sensitivities (i.e., vernal pools and
freshwater marshes found in the site’s valleys), opens the path for “good science” to conserve
and showcase these natural resources.
Policies
The following policies will assist in implementing the Grading Plan:
Policy 7.1		 Minimize the impact area and/or utilize sensitive grading techniques
when grading on sites located adjacent to natural open space in order to
minimize impacts on sensitive natural areas.
Policy 7.2		 Utilize techniques including, but not limited to, terracing, varying slope
heights, contour grading, rounding tops and bottoms of slopes and
screening with landscaping to soften the visual impact of long or high
slope banks.
Policy 7.3		 Contour slopes in lieu of using retaining walls where space permits.
Policy 7.4		 Incorporate retaining walls into other design features such as stairs, ramps
and planters, where retaining walls are necessary.
Policy 7.5		 Insure positive drainage by coordinating the grading concept with site
drainage.
Policy 7.6		 Design should maintain the natural drainage pattern, and avoid diversion
of flows from existing drainage courses, where possible.
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*Note: This exhibit is conceptual in nature.
Actual site grading will be finalized during final
engineering and design.
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Figure 27: Landscaped Slopes and Revegetated Slopes
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*Note: This exhibit is conceptual in nature. Actual
numbers and locations of landscape slopes and
revegetated slopes will be determined during final
engineering and design.
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DRAINAGE AND HYDROLOGY

Storm water is naturally drained via gravity flow through the site’s naturally sloping
topography. Much of the highland east of the Friant Ranch Specific Plan Area, east of the
Friant-Kern Canal, drains naturally through the Friant Ranch Specific Plan Area and this
drainage will be maintained after the Friant Ranch development is built. Four drainage
areas east of the canal exist and two cross the canal in culverts and enter the property. The
largest of the drainage areas skirts the most southeasterly edge of Friant Ranch along the
west side of the Canal and continues on to the adjoining property to the south. The other
drainage area enters the central portions of the property, passes through natural swales
and exits along the property’s western edge as the drainage continues to flow toward and
eventually into the San Joaquin River.
The project will accommodate these flows, either in pipes or in designed channels. The
land plan will allow for the southerly drainage and most of the northerly drainage to be
channelized.

Low Impact Development (LID) controls such as bio-filtration
systems will help reduce runoff contaminants

Low Impact Development (LID) is an innovative
stormwater management approach with a basic
principle taken from nature: manage rainfall at the
source using uniformly distributed decentralized
micro-scale controls. LID’s goal is to mimic a
site’s predevelopment hydrology by using design
techniques that infiltrate, filter, store, evaporate and
detain runoff close to its source. Techniques are
based on the premise that stormwater management
should not be seen as stormwater disposal. Instead
of conveying and managing/treating stormwater
in large, costly end-of-pipe facilities located at the
bottom of drainage areas, LID addresses stormwater
through small, cost-effective landscape features
located primarily at the lot level. These landscape
features, known as Integrated Management Practices
(IMPs), are the building blocks of LID. Almost all
components of the urban environment have the
potential to serve as an IMP. This includes not only
open space, but also rooftops, streetscapes, parking
lots, sidewalks and medians. The key distinction of
LID from other strategies is that it is an ecosystem
based approach. LID seeks to design the built
environment to remain a functioning part of an
ecosystem rather than exist apart from it.
The LID approach includes five basic tools: 1)
encourage conservation measures, 2) promote
impact minimization techniques such as reduction of
impervious surfaces, 3) provide for strategic runoff
timing by slowing flow using the landscape, 4) use
an array of integrated management practices to
reduce and cleanse runoff, and 5) advocate pollution
prevention measures to reduce the introduction of
pollutants to the environment.

Walkway over a bio-filtration system
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OPEN SPACE AND RECREATION

7.5.1 OPEN SPACE
A significant environmental benefit from Friant Ranch is the calculated effort in preserving
an extensive amount of open space within the Friant Ranch Specific Plan Area. The
Specific Plan includes more than 480 acres (over half of the Friant Ranch Specific Plan
Area) that will be devoted to open space, including parks, parkways, landscaped slopes,
undisturbed open space and revegetated open space slopes. Friant Ranch’s trail system
will be designed to link with the regional trail system as well as Lost Lake Recreation Area.
The parks, trails and greenbelts will be maintained and operated by the Homeowners
Association. The Open Space Plan and Recreation Plan is shown in Figure 28. Figure 29
depicts the typical natural open space edge condition.

Figure 28: Open Space and Recreation Plan*
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*Note: Parks, landscaped slopes, and parkway areas depicted
in this figure are approximate in location. Actual placement
of parks, landscaped slopes, and parkways will be established
through subdivision mapping process.
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Approximately 460 acres of the open space will be preserved intact as undisturbed open
space and conservation areas. The undisturbed natural open space will be dedicated via
conservation easement with an appropriate endowment for long-term management. The
wildlife that will benefit from the preservation of natural open spaces is described in the
Biological Resources section later in this chapter.
Friant Ranch is designed to minimize grading in areas with slopes in excess of 30 percent.
In areas where hillside grading is necessary, hillsides will either be landscaped with native
and water-wise landscaping or revegetated with natural grasses to recreate natural open
space. The greenbelt system is largely focused on the edge
of development to minimize impacts to these important
natural areas. As shown on Figure 29, Typical Natural
Open Space Edge Condition, appropriate buffers, such
as slopes and landscaping, are utilized between the
undisturbed open space and development.

Wetlands and vernal pools in Friant Ranch are natural
resources that will be preserved and protected with this project

Figure 29: Typical Natural Open Space Edge Condition
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7.5.2 TRAILS
A primary design element of Friant Ranch are the parkways that will be designed to follow
the site’s natural topography to highlight views both on and offsite. Trails are planned
along the edges of developable areas and, where possible, avoid sensitive open space areas.
Walking trails and greenbelts (see Figure 30, Typical Open Space and Trail Corridor Cross
Section) linking the community neighborhoods and recreation centers will be located

Figure 30: Typical Open Space and Trail Corridor Cross Section

throughout the community. The trail system of Friant Ranch will include several miles of
multiple styles of trails with view and rest stops to accommodate community connectivity
for walking, biking and pedestrian uses. A further description of the trail system can be
found in Chapter 3, Transportation Element, Section 3.3.2.

7.5.3 ACTIVE ADULT RECREATION CENTER
An Active Adult Recreation Center is planned for the Friant Ranch Specific Plan Area. Such
a facility will include a community lodge building for meetings and recreational purposes,
a state-of-the-art fitness center, an outdoor aquatic complex and leisure sports gathering
area. Programs and activities, social events and clubs will be vital elements of the center.
In addition to a community meeting place, the center will include variety of amenities,
which may include a ballroom/dance floor, lounge, craft rooms, a computer lab, a library,
a resident catering kitchen, billiard tables and administration offices. The Active Adult
Recreation Centers will be maintained and operated by the Homeowners Association. A
further description of the Active Adult Recreation Centers can be found in Chapter 2, Land
Use Element.

7.5.4  NEIGHBORHOOD PARKS
Friant Ranch will include a series of small local neighborhood parks located throughout
the development, allowing residents easy access to park amenities. The parks will
include water-wise landscaping. When adjacent to open spaces, the landscaping of
the parks will blend into the open spaces. In some instances, the parks will be sited as
the center focus of the residential neighborhoods. A town square or public plaza is
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planned in the Village Center and will provide additional open space areas. A further
description of Neighborhood Parks can be found in Chapter 2, Land Use Element. The
small neighborhood parks will be owned and maintained by the Friant Ranch master
homeowners association.

7.6

WATER CONSERVATION

Water conservation represents the most cost effective and environmentally-sound way
to reduce current and future water demand. In much of California, water is a valued
commodity and vital natural resource. Although water sources abound in the vicinity
of Friant in the form of Lost Lake, Millerton Lake and the San Joaquin River, much of
this water is either not available for domestic water use or has been allocated to users
downstream, particularly farmland. Sufficient water resources have been secured for
the Friant Ranch project. However, in the spirit of sustainability and leadership in
environmental design, water conservation will be an integral part of project.
Water conservation will be encouraged through the design of Friant Ranch and sustainable
building techniques. Native landscaping and the use of water-wise vegetation throughout
the community will reduce overall landscaping water consumption. Low-water use
ground covers, shrubs and trees will be used throughout Friant Ranch. The use of water
efficient fixtures for the Active Adult Recreation Center will be used where appropriate.
Developers will be encouraged to incorporate “green building” techniques and appliances,
such as tankless water heaters, for the kitchen, bathroom and laundry for additional water
conservation.
Reclaimed water will be used for irrigation of the open space, parks and landscape areas.
Potential reclaimed water may come from the wastewater treatment plant with interim
blending of treated potable water from WWD No. 18 until such time as sufficient
reclaimed water becomes available.

7.7

BIOLOGICAL RESOURCES

Friant Ranch will be designed around environmentally sensitive areas, such as vernal pools
and other wetland areas, which will be devoted to the preservation of these biological
resources in perpetuity for future generations and to safeguard biodiversity in the region.
Habitat management will ensure the quality, enhancement and preservation of sensitive
habitat within the dedicated open space and on additional neighboring lands and properties
within Fresno County. Consultation and coordination with Regional, State and Federal
agencies to minimize impacts to wildlife and botanical resources in the plan area is crucial
to proper biological resource management maintaining the habitat connectivity with offsite
resources.

7.8

ARCHEOLOGICAL RESOURCES

Archeological resources are known to be present within the Friant Ranch Specific Plan
Area. The scope, mitigation, and maintenance and oversight of the archeological sites
will be determined during the CEQA process. Additionally, if archeological resources
are uncovered during construction activities, then these activities will be halted and a
certified archeologist will be notified. The archeologist can assess the potential significance
of the resource. If human skeletal remains are encountered, State law requires immediate
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notification of the Fresno County Coroner. Should the County Coroner determine that
such remains are in an archaeological context, the Native American Heritage Commission
in Sacramento shall be notified immediately, pursuant to State law, to arrange for Native
American participation in determining the disposition of such remains.

7.9

SAFETY AND SEISMIC SAFETY

California Building Standards Code (California Code of Regulations, Title 24) provides
minimum state standards for building design that are required for all developments.
California modified the California Building Code (CBC) for California conditions to
include more detailed and stringent regulations and are written in the CBC. California’s
earthquake protection law (California Health and Safety Code 19100 et seq) requires the
design of buildings to include safety provisions to resist stresses produced by lateral forces
caused by wind and earthquakes.
Fresno County building standards also incorporate state regulations and engineering
standards related to geology, soils and seismicity. The development of Friant Ranch
will be required to comply with the most current standards at the time of construction.
Site specific geotechnical studies for the Friant Ranch are required by the CBC and the
County of Fresno. The results of the Friant Ranch geotechnical studies will provide
design criteria that ensure structural integrity and public safety of proposed development,
particularly during seismic events. Issues that will be addressed include seismic design,
slope protection and ongoing engineering/geotechnical review, as well as site preparation,
grading and foundation design, as stipulated in the CBC and local building regulations.
The foundations of buildings will be designed based on the recommendations contained
in the geologic and soils reports. Friant Ranch is located in Seismic Zone 3, as defined by
the most recent CBC and the buildings in the plan area will be developed according to the
CBC standards for Zone 3.
Friant Ranch will implement Low Impact Development drainage principles as stated above.
This drainage system will be designed to incorporate seasonal flooding capacity. The use
of designed channels will allow for the southerly drainage to be connected to the northerly
drainage system. Culverts and the Friant-Kern Canal will assist in the reduction of peak
flows through Friant Ranch and assist in the protection against a 100-year flood scenario.

7.10 ENERGY
Energy conservation is important because the sources used to generate electric power are
often nonrenewable resources, such as natural gas and electricity. Energy requirements and
pollutants resulting from energy production can be reduced through architectural design,
building construction and landscaping. Pacific Gas and Electric Company (PG&E), the
energy supplier for the Friant area, has many conservation programs available to address all
forms of consumption.
A PG&E easement runs through the eastern portion of the Friant Ranch Specific Plan
Area, generally paralleling the Friant-Kern Canal. The existing transmission line may be
utilized to serve Friant Ranch. The nearest existing live gas line is located approximately
at the intersection of Friant Road and Willow Avenue. However, PG&E has installed gas
transmission line in Friant Road that may be used to serve the project.
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7.11 GREEN BUILDING PRINCIPLES
Green building means improving current design and construction practices so that the
homes built today will last longer, cost less to operate and won’t harm people’s health.
It involves protecting natural resources and improving the built environment so that
people, communities and ecosystems can thrive and prosper. Friant Ranch is committed
to incorporating Green building principles to build neighborhoods that are healthier,
more resource efficient and less polluting.
By building durable, healthy homes that consume less energy, water and other resources,
development in Friant Ranch will help to safeguard the well-being and prosperity of its
residents for decades to come.
Friant Ranch will achieve its Green building goals by conserving natural resources,
conserving energy and water resources, improving indoor air quality, and building a
livable community.

7.11.1  CONSERVE NATURAL RESOURCES
There are many well-established homebuilding practices that help protect natural
resources. Builders and developers can utilize new framing techniques that substantially
reduce lumber requirements without compromising structural integrity. Using
engineered lumber and wood products certified by the Forest Stewardship Council can
help protect old-growth forests. Various effective building strategies may be considered
for conserving natural resources and reducing costs, including using durable products
such as roofing materials with 40- or 50-year warranties, and specifying recycled-content
products that divert waste from landfills.

7.11.2  CONSERVE ENERGY AND WATER RESOURCES
New houses in California must be built to the most stringent energy code in the
United States. Friant Ranch will comply with these standards. Energy efficiency is the
cornerstone of every Green home. Improving energy efficiency and using renewable
energy sources are effective ways to reduce the potential of energy supply interruptions,
improve air quality, reduce the impacts of global warming, and slow the rate at which
we need to build new power plants. Energy efficiency also makes good sense for
homeowners because an energy-efficient house saves money by reducing utility bills
year after year, and provides other valuable benefits. Friant Ranch homes will be well
insulated and contain energy efficient windows.
Homes built and landscaped to use water wisely make a tremendous contribution to
protecting our shared resources. An added benefit is lower expenses for the homeowner.

7.11.3  CONSIDERATION OF AIR RESOURCES
The Friant Ranch project has been designed with consideration of air resources. The
community includes the use of NEVs to minimize automobile trips. In addition, the
project contains an integrated network of pedestrian and multi-purpose trails that will
promote use of walking and bicycles for internal project circulation and for walking
to nearby areas elsewhere within the Community of Friant. Because Friant Ranch is
designed primarily as an Active Adult (55+) community, the total number of vehicle
trips is expected to be less than those of a traditional non-Active Adult development.
In addition, no wood burning fireplaces shall be permitted within Friant Ranch to
minimize smoke emissions.
C h a p t er 7 : En v i r on m en ta l r e s o ur c e s El e m en t
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7.11.4  BUILDING A LIVABLE COMMUNITY
Green building techniques offer homebuilders reasonable solutions that improve an
individual home’s performance and provide broad-based community benefits. These
benefits range from cleaner air to reduced landfill waste, and from more appealing
recreational opportunities to greater economic vitality.
In Friant Ranch, new development will be clustered on-site to conserve and protect natural
resources, while accommodating housing growth. Open space areas will be preserved for
recreation, views and natural habitats. All of the neighborhoods in Friant Ranch will be
designed to be pedestrian- and bicycle-friendly and provide opportunities for the Active
Adult (55+) residents to exercise and get to know their neighbors.
By incorporating Green building and sustainable design techniques, Friant Ranch will help
to meet residents’ expectations for a healthy, livable and sustainable community.

110

Frian t R a nc h
s p e c i f i c

p l a n

Chapter 8:
Implementation
8.1

T

INTRODUCTION

he Implementation Programs identifies the programs, regulations and other set
procedures that implement the Friant Ranch Specific Plan. The Implementation
Program includes the following sections:

 California Environmental Quality Act (CEQA) Compliance
 Relationship to Adopted Plans and Documents
 Phasing, Infrastructure and Maintenance Measures
 Site Plan Review
 Site Plan and Subdivision Review
 Specific Plan Administration
 County Standards

8.2

CEQA COMPLIANCE

An Environmental Impact Report (EIR) was prepared concurrently with the development
of this Specific Plan to analyze potentially significant environmental impacts on factors
including, but not limited to, aesthetics, air quality, water supply and water quality,
archaeological resources, biological resources, noise and traffic. The EIR addresses the
potential environmental impacts associated with the Specific Plan, and is intended to cover
future development projects that are consistent with the Specific Plan consistent with
Section 15162 of the CEQA Guidelines.
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RELATIONSHIP TO PLANS AND
DOCUMENTS

This Specific Plan is consistent with Fresno County’s General Plan, regional plans and
other documents including the Friant Community Plan, Friant Redevelopment Plan, A
Landscape of Choice and the San Joaquin River Parkway Master Plan.

8.3.1 CONFORMANCE TO GENERAL PLAN
A Specific Plan, by California state law, must be consistent with the General Plan that
covers the jurisdiction of the Friant Ranch Specific Plan Area. In this instance, the
guiding document is the Fresno County General Plan. The Fresno County General Plan
is the primary planning policy document that establishes long-term policy guidance for
unincorporated areas of Fresno County, including the community of Friant. The Friant
Ranch Specific Plan must be consistent with the County’s General Plan.
The General Plan includes the following seven elements: Economic Development,
Agriculture and Land Use, Transportation and Circulation, Public Facilities and Services,
Open Space and Conservation, Health and Safety and Housing Elements. The Friant
Specific Plan is consistent with the goals and policies of each element as described in the
following sections.

ECONOMIC DEVELOPMENT ELEMENT
Goal
Goal ED-B:

To diversify the economic base of Fresno County through the
expansion of non-agricultural industry clusters and through the
development and expansion of recreation and visitor-serving
attractions and accommodations.

Specific Plan Conformance

 The Village Center and the recreational amenities provided in the Specific Plan,

including the parks and trails, will attract visitors and raise local tax revenue. The
Land Use Element of this Specific Plan includes commercial land use components
and the Environmental Resources Management Element ensures preservation of
natural habitat and provision of recreational trails and parkways.

 Consistent with the Fresno Regional Jobs Initiative, development of Friant

Ranch is expected to create construction and service jobs for the County, create
approximately 660 local jobs annually and generate up to $109 million in annual
local household spending and $2.3 million in surplus revenues.

 The project retains the economic benefits of Active Adult (55+) spending and

investment by reducing the number of retirement-age residents relocating to other
California counties, as well as other to nearby states such as Arizona and Nevada.

 The commercial and retail stores in the Village Center will generate tax revenue

and contribute tax increment to the Friant Redevelopment Plan area. These
new services will build on the existing retail services in Friant and will provide an
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expanded customer base that will create a hub of sub-regional services serving the
unincorporated County.

 Friant Ranch contributes to the potential identified in the Tourism Cluster of the
Fresno Regional Jobs Initiative and increase the annual tourism job growth rate
from one percent (1992-2002) to 2.4 percent (2004-2008) by establishing Friant
as a “Gateway to Recreation” with additional retail services provided in the Friant
Ranch Village Center.

 Meandering parkways showcase the views within the Friant Ranch Specific Plan

Area and off-site and walking trails and paseos will connect Friant Ranch with
other developed areas of the Community of Friant, Lost Lake Recreation Area
and the San Joaquin River Parkway corridor trail system, and promote Friant as a
major recreational tourism destination.

AGRICULTURE AND LAND USE ELEMENT
Goals
Goal LU-E:

To provide for the continued development of areas already
designated for nonagricultural rural-residential development
in a manner that minimizes environmental impacts and public
infrastructure and service costs while restricting designation of
new areas for such development.

Goal LU-F:

To encourage mixed-use pedestrian and transit-oriented
development and to establish development standards for
residential, commercial and industrial development in urban and
urbanizing areas.

Policies
Policy LU-A-1 The County shall maintain agriculturally-designated areas for
agriculture use and shall direct urban growth away from valuable
agricultural lands to cities, unincorporated communities, and
other areas planned for such development where public facilities
and infrastructure are available.
Policy LU-C.4 The policies of the Friant Community Plan shall remain
applicable in the Friant Community Plan area.
Policy LU-F.2 The County shall encourage the combination of residential,
commercial, and office uses in mixed use configurations on the
same site.
Policy LU-G.23 The County shall ensure that the expansion of unincorporated
communities can be provided with necessary public services and
such expansion is consistent with other General Plan policies.
Policy LU-H.8 The County shall prepare a regional plan for the Friant-Millerton
area. The preliminary study area boundaries for the new regional
plan depicted in Figure LU-5 are designed to encompass the area’s
major recreation facilities and open space resources, include the
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area’s existing and potential residential growth areas, but exclude
most productive agricultural land. In the near-to-mid-term,
planning and development in the area should focus on expanding
and enhancing the area’s recreational activities and resources. In
the long-term, the area may be suitable for urban development
as the unincorporated county’s largest remaining area without
productive agricultural soils near the Fresno-Clovis Metropolitan
Area and recreational and scenic resources.
Specific Plan Conformance

 The Specific Plan’s Land Use Element increases the area’s housing stock

(particularly for Active Adult housing), and will also provide for commercial,
retail and mixed-use development within a pedestrian-friendly Village Center that
accommodates transit-oriented development.

 The Specific Plan conserves the natural foothill character and beauty of the

property with preservation of central canyons and vista and view corridors with an
open space commitment of over half of the entire project acreage in the form of
parks, parkways, landscaped slopes, undisturbed open space and revegetated open
space slopes.

 The Land Use Plan includes buffers and setbacks around significant habitat areas
of endangered species and species of special concern to preserve the majority of
these species.

 The Land Use Plan applies buffers and setbacks to protect natural habitat and

resources in vernal pools and to minimize potential impacts from adjacent human
habitation.

 The Plan ensures adequate provision of utilities and services such as public and

private transportation, sewage, water, drainage, solid waste disposal, energy and
other essential facilities for residential and commercial developments.

 The Specific Plan plans for higher density residential uses around the Village

Center and encourages connectivity by creating a pedestrian-friendly environment.

 The road network connects internal and external street systems and supports

alternative transportation system such as neighborhood electric vehicles, bicycling
and walking. Roads will connect to a proposed bus stop located in the Village
Center.

 Historically, the Friant Ranch property has been used primarily for light cattle

grazing. The property does not contain prime agricultural soils and is unsuitable
for crop growth.

 The Friant Specific Plan is consistent with the Friant Community Plan. The
Specific Plan area is located within the Friant Community Plan boundary.

 The Friant Ranch Specific Plan proposes a combination of residential uses

throughout the Specific Plan Area and retail and office uses within the Village
Center. There are also provisions in the Specific Plan that allow mixed-use
(residential over commercial or office uses) within the Village Center.
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 As a new development proposal in an unincorporated section of Fresno County,

Friant Ranch will provide the necessary public services and infrastructure to meet
the needs of Friant Ranch residents.

 Some of the key objectives for Friant Ranch Specific Plan are to preserve the area’s

natural resources and to expand and enhance the recreational resources in the area.
Friant Ranch includes preserving over 460 acres of undisturbed natural open space,
but also includes a trail system that will traverse the perimeter of these preserved
open space areas. These trails will also connect to existing trails located within the
Lost Lake Recreation Area. Friant Ranch also provides new urban development
opportunities in an area that contains many recreational and scenic resources in
and around Friant, and in area that is absent of productive agricultural soils.

TRANSPORTATION ELEMENT
Goals
Goal TR-A:

To plan and provide a unified, coordinated, and cost-efficient
countywide street and highway system that ensures the safe,
orderly, and efficient movement of people and goods.

Goal TR-B:

To promote a safe and efficient mass transit system that provides
service to residents without access to automobiles and, in urban
areas, helps to reduce congestion, improves the environment, and
provides viable non-automotive means of transportation.

Goal TR-C:

To reduce travel demand on the County’s roadway system and
maximize the operating efficiency of transportation facilities so as
to reduce the quantity of motor vehicle emissions and reduce the
amount of investment required in new or expanded facilities.

Goal TR-D:

To plan and provide a safe, continuous, and easily accessible
bikeway system that facilitates the use of the bicycle as a viable
alternative transportation mode and as a form of recreation and
exercise.

Goal TR-E:

To plan for a safe, efficient, and environmentally-sound rail
system to meet the needs of all Fresno County residents, industry,
commerce, and agriculture.

Specific Plan Conformance

 The Transportation Element of the Specific Plan contains vehicular and pedestrian
routes, circulation, trails, scenic roadways and transit that will ensure safety and
avoid an increase in traffic or transportation-related hazards to surrounding
neighborhoods.

 To accommodate active adults (ages 55 and older), Friant Ranch will

accommodate and encourage the use of neighborhood electric vehicles as an
optional mode of transportation to minimize noise and air quality impacts of
typical automobile use.

 Circulation and roadway patterns will be designed to preserve existing natural

habitat and to enhance visual access to existing viewsheds and ridgelines of the site.
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 To accommodate residents without access or ability to drive, a mass transit system
such as a para-transit bus will be provided to improve mobility and access around
the Friant Ranch Specific Plan Area and to regional destinations for active adults
(ages 55 and older).

 The Village Center is located adjacent to a potential future transit stop, which

could potentially provide employees of commercial retail stores the opportunity
to use alternative transportation modes to mitigate negative air quality and
transportation impacts.

 The circulation network provides for multi-modal trails and pedestrian

connections that accommodate alternative modes of transportation such as walking
and bicycling.

PUBLIC FACILITIES AND SERVICES ELEMENT
Goals
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Goal PF-A:

To ensure the timely development of public facilities and to
maintain an adequate level of service to meet the needs of existing
and future development.

Goal PF-B:

To ensure that adopted facility and service standards are achieved
and maintained through the use of equitable funding methods.

Goal PF-C:

To ensure the availability of an adequate and safe water supply for
domestic and agricultural consumption.

Goal PF-D:

To ensure adequate wastewater collection and treatment and the
safe disposal of wastewater.

Goal PF-E:

To provide efficient, cost-effective, and environmentally-sound
storm drainage and flood control facilities that protect both
life and property and to divert and retain stormwater runoff for
groundwater replenishment.

Goal PF-F:

To ensure the safe and efficient disposal or recycling of solid waste
generated in the county in an effort to protect the public health
and safety.

Goal PF-H:

To ensure the prompt and efficient provision of fire and
emergency medical facility and service needs, to protect residents
of and visitors to Fresno County from injury and loss of life, and
to protect property from fire.

Goal PF-J:

To provide efficient and cost-effective utilities that serves the
current and future needs of people in the unincorporated areas of
the county.
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Specific Plan Conformance

 The provisions in the Public Facilities Element of this Specific Plan and the Friant

Ranch Infrastructure Master Plan combined will ensure adequate public facilities
and services such as water, sewer, drainage, dry utilities, schools and police and fire
protection.

 The implementation of the Specific Plan developments will follow a phasing plan
that is scheduled so that residential amenities and necessities adequately serve
existing and proposed residential developments.

 WWD No. 18 has identified a sustainable water supply in compliance with State

Law SB610, which requires the water purveyor or the County itself to prepare
a “Water Supply Assessment” prior to project approval to ensure that adequate
supply of water will be available to the planned development for the next 20 years
during normal, dry and multiple-dry years.

 Water Supply is to be delivered by Fresno Water Works District No. 18 (WWD
No. 18). Water will be delivered to the WWD No. 18 water treatment facility
where it will be treated.

 Native landscaping and the use of drought-tolerant vegetation throughout the
community will reduce overall landscaping water consumption.

 The use of water efficient fixtures for the Activity Center will be used when
appropriate.

 The Plan will involve construction of a new tertiary wastewater treatment facility

that will serve the residents of Friant Ranch. In addition, the planned WWTP will
provide treatment capacity adequate to serve the current residents within the Friant
Community Plan Area, should the community choose to construct the necessary
wastewater collection facilities using its own or other funds.

 Storm drainage within the project will be managed in facilities designed and

constructed in accordance with Low Impact Development principles, and all
applicable laws. Drainage facilities will be maintained by an appropriate, Countyapproved management entity.

 Subject to the necessary Regional Water Quality Control Board (RWQCB)

approvals, as applicable, the majority of storm water runoff from the Friant Ranch
Specific Plan Area will be drained naturally using existing sloping topography
and gravity flow, and supplemented by natural swales, pipes and channels where
necessary.

 Effluent will be disposed of by irrigation of open space and landscape areas both

within the Friant Ranch Specific Plan Area and in surrounding areas such as
Lost Lake Recreation Area, during months when adequate agronomic demand
exists to make use of the effluent. In other months (expected to include October
through April), effluent will be used offsite for (but not limited to) groundwater
percolation, agriculture irrigation and/or reclamation/wildlife habitat enhancement
at old gravel pit site near the project.

 Weekly solid waste pickup and recycling program will be offered by Western/
Ponderosa Solid Waste Company to ensure cleanliness and to adhere to the
requirements established by the County Integrated Waste Management Plan.
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 The development fees for the implementation of the Specific Plan include fair

share costs to fund the expansion or rehabilitation of police facilities and personnel
needed to achieve a staffing ratio of two sworn officers per 1,000 residents and to
maintain a reasonable emergency response time.

 The Specific Plan will be reviewed to ensure that the development design or fair
share costs will adequately fund any additional facility or personnel needed to
maintain the fire emergency response time and Insurance Service Organization
(ISO) ratings established in the Fresno County General Plan.

 Ponderosa Communications will provide telephone, internet and cable services to
Friant Ranch through their existing utility lines. All new utility lines required to
serve the Friant Ranch Specific Plan Area will be located underground.

 Electric services will be provided by extending existing transmission lines operated
by Pacific Gas and Electricity (PG&E).

HOUSING ELEMENT
Goals
Goal H-B:

To manage housing and community development in a manner
that promotes the long-term value of each existing and new
housing unit and the environment in which it is located.

Goal H-C:

To provide for a broad range of housing types and densities to
meet the needs of all residents of the unincorporated area.

Goal H-E:

To provide an adequate supply of housing and supportive services
for persons with special needs including elderly, homeless,
disabled, female head of household, and large families.

Goal H-I:

To promote environmental conservation activities in residential
neighborhoods.

Goal H-J:

Promote energy conservation activities in all residential
neighborhoods.

Specific Plan Conformance

 The Specific Plan provides for approximately 2,500 homes ranging from singlefamily homes to apartment rental units, including 2,270 homes expressly for
residents ages 55 and above.

 The Specific Plan accommodates Fresno’s growing Active Adult (55+) population
by creating the County’s first lifestyle community for seniors that will help meet
the demand for retirement housing as baby boomers reach the retirement age.

 The physical layout of the housing is designed to protect the biological integrity of
vernal pools on-site in permanent natural open space.

 Housing included in the Plan will demonstrate quality design and timeless small–
town charm of the regional town forms, architectural styles and landscape.
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 All new development will be built after ensuring adequate provision of

infrastructure, utilities and public services for existing and projected growth.

 The Friant Ranch Specific Plan plans for approximately 2,270 Active Adult

residential units including, but not limited to, apartments, townhomes, alley
loaded homes, courtyard homes and single-family detached homes that are
affordable to Active Adult (55+) community of various income levels in the
Fresno-Clovis Metropolitan Area.

 A wide range of housing types will be provided in the residential neighborhoods,
including single-family detached and multi-family attached dwelling units.

 Friant Ranch will provide the first master-planned community reserved for Active
Adults (ages 55 and older) in Fresno County.

 The housing types, access routes, recreational and open space design are planned to
accommodate needs and desires of the Baby Boomer generation.

 The Plan will implement mixed-use developments that will encourage pedestrian-

friendly streets and provide higher-density housing that supports a transit-oriented
community.

 A multi-modal transportation easement will provide alternative transportation
options to residents and visitors of Friant and Friant Ranch.

OPEN SPACE AND CONSERVATION ELEMENT
Goals
Goal OS-A:

To protect and enhance the water quality and quantity in Fresno
County’s streams, creeks, and groundwater basins.

Goal OS-D:

To conserve the function and values of wetland communities and
related riparian areas throughout Fresno County while allowing
compatible uses where appropriate. Protection of these resource
functions will positively affect aesthetics, water quality, floodplain
management, ecological function, and recreation/tourism.

Goal OS-E:

To help protect, restore, and enhance habitats in Fresno County
that support fish and wildlife species so that populations are
maintained at viable levels.

Goal OS-F:

To preserve and protect the valuable vegetation resources of
Fresno County.

Goal OS-G:

To improve air quality and minimize the adverse effects of air
pollution in Fresno County.

Goal OS-H:

To designate land for and promote the development and
expansion of public and private recreational facilities to serve the
needs of residents and visitors.

Goal OS-I:

To develop a system of hiking, riding, and bicycling trails and
paths suitable for active recreation and transportation and
circulation.
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Goal OS-J:

To identify, protect, and enhance Fresno County’s important
historical, archeological, paleontological, geological, and cultural
sites and their contributing environment.

Goal OS-K:

To conserve, protect, and maintain the scenic quality of Fresno
County and discourage development that degrades areas of scenic
quality.

Goal OS-L:

To conserve, protect, and maintain the scenic quality of land and
landscape adjacent to scenic roads in Fresno County.

Specific Plan Conformance
The Specific Plan contains an Environmental Resources Management Plan that addresses
land resources, flooding, drainage, topography, water conservation, biological resources,
archaeological resources, noise, air quality, safety and energy issues.

 Over 460 acres will be preserved as undisturbed open space.
 To the extent feasible, vernal pools, wetlands and wildlife habitat will be preserved
by using buffers or through the purchase of public easements.

 The Plan will protect wetlands to minimize impacts to endangered species and
habitat supported by these wetlands.

 To preserve habitats of vernal fairy shrimp and the California tiger salamander,
buildings were designed with setbacks and buffers around vernal pools and
wetlands.

 Friant Ranch is designed to minimize grading in areas with slopes in excess of 30
percent.

 In areas where hillside grading is necessary, hillsides will either be landscaped with
native and water-wise landscaping or revegetated with natural grasses to recreate
natural open space.

 Friant Ranch combines residential, retail/commercial, recreational, transportation,
open space, medical and other needs that are located within walking distance or
within easy access by electric vehicles.

 The Plan includes a comprehensive system of nature and multi-purpose trails that
encourage walking and biking.

 The development will have to comply with the standards and procedures of

the San Joaquin Valley Air Pollution Control District to minimize air quality
impacts. To further reduce air quality impacts, the project promotes the use of
neighborhood electric vehicles and provides substantial walking trails to promote
pedestrian modes of travel.

 The Plan and its various amenities are located within the Friant Ranch Specific
Plan Area to encourage an “Age in Place” lifestyle.
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 Residents of Friant Ranch will enjoy programmed activities in a centralized Active
Adult Recreation complex containing a community lodge and facilities space, an
aquatic complex, leisure sports and a gathering area.

 Pocket parks and public plazas will anchor residential and commercial
developments that are designed around them.

 Meandering parkways and several miles of nature trails and multi-purpose trails
will be open for use by residents of Friant Ranch and the general public.

 To mitigate two sites found to have potentially archaeological significance, the

Plan may dedicate an open space easements on these sites. Any archaeological,
paleontological, geological and culturally significant resources uncovered during
construction will be notified and properly handled per State law. Other mitigation
available include data recovery or backfill as the most viable options in lieu of
preservation.

 The Plan is designed to conserve the natural foothill character and beauty of the

property with preservation of central canyons and vista and view corridors with an
open space commitment of over half of the project acreage.

HEALTH AND SAFETY ELEMENT
Goals
Goal HS-A:

To protect public health and safety by preparing for, responding
to, and recovering from the effects of natural or technological
disasters.

Goal HS-C:

To minimize the risk of loss of life, injury, and damage resulting
from flood hazards.

Goal HS-D:

To minimize the loss of life, injury, and property damage due to
seismic and geologic hazards.

Goal HS-G:

To protect residential and other noise-sensitive uses from
exposure to harmful or annoying noise levels; to identify
maximum acceptable noise levels compatible with various land
use designations; and to develop a policy framework necessary to
achieve and maintain a healthful noise environment.

Specific Plan Conformance

 The Specific Plan addresses flooding, noise and other safety issues in the Friant
Ranch Specific Plan Area.

 The geotechnical soils analysis revealed borings with alluvial sediments consisting

of silt, clay, poorly graded sand, silty sand, gravel and cobble and soils that are
generally only slightly plastic. Low seismicity and relative density of the subsurface
sediments shows that loss to liquefaction and seismically induced settlement is
considered unlikely.

 The Specific Plan provides on-site and off-site drainage improvements, basins,

wetland drainage and large swaths of open spaces that will assist in minimizing
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impacts from flooding. The EIR includes an extensive hydrology analysis that
documents how the proposed development reduces the risk of flooding to
surrounding properties.

 Noise impact studies suggest that the Specific Plan is compliant with the County’s
noise/land use compatibility guidelines.

 Existing Friant homes will be buffered by open space from any new residential and
commercial development planned in Friant Ranch.

8.3.2 RELATIONSHIP TO THE FRIANT COMMUNITY PLAN
The Friant Community Plan supplements the Fresno County General Plan and provides
tailored policies and long-range guidance for development within a smaller geographic area
within the County. The Friant Community Plan provides for implementation through
Specific Plans to develop smaller geographic areas within the Community Plan Area. The
Specific Plan is consistent with the Friant Community Plan and provides more narrowly
tailored goals, policies, and development standards for the Friant Ranch Specific Plan area.

8.3.3 FRIANT REDEVELOPMENT PLAN
The Friant Redevelopment Plan, adopted in 1992, includes specific projects that are
anticipated to encourage redevelopment of the Community of Friant including the
following:

 Secure new water sources;
 Design and construction of a sewage treatment and collection system;
 Construction of paved curbs, gutters, sidewalks and landscaping on Friant Road
and Converse, Root and Waldby Streets;

 A multi-purpose building;
 Demolition and acquisition;
 Development of common areas with landscaping;
 Improvements in street lighting; and
 Refurbishments of existing commercial facades.
The development of Friant Ranch will help to facilitate some of the projects identified in
the Redevelopment Plan. Friant Ranch proposes replacing the existing Friant Wastewater
Treatment Plant, not only for the Friant Ranch project, but expanded to allow additional
capacity for other areas in the Community of Friant (collection system for areas other than
Friant Ranch and the Mobile Home Park will have to be funded from other sources). All
common and public areas in Friant Ranch will be adequately landscaped and will include
street lighting. Friant Road, contiguous to the project boundary, will be upgraded to
include landscaping and concrete curbs, gutters and sidewalks.
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Friant Ranch will provide an expanded customer base, creating a hub of subregional services
and necessitating the expansion of existing retail services in Friant. With a significant
portion of the Friant Ranch Village Center located within the Friant Redevelopment Area
(the only Redevelopment Area in all of Fresno County), this activity will generate tax
revenue that may be used to fund public infrastructure improvements.

8.3.4 SAN JOAQUIN RIVER PARKWAY MASTER PLAN
The San Joaquin River Parkway Master Plan establishes standards for the development
of low-impact recreational uses, education and protection of natural resources for the San
Joaquin River and surrounding areas.
Fundamental Goals

 Provide for conservation, education and recreation, particularly a continuous trail,
in a cooperative manner with affected landowners.

 Protect irreplaceable natural and cultural resources in a way that will also meet
recreational and educational needs.

The provisions of the Environmental Resources Element protect biological and
archaeological resources such as vernal pools by buffering with open space. In addition,
implementation of Low Impact Development principles will reduce stormwater runoff
into the San Joaquin River. Road design and land use designations will maximize access
to scenic views and increase opportunities for passive recreation along nature trails and
multi-purpose trails. In conformance to the Parkway Plan, the Specific Plan also ensures
that the land use and circulation layout do not negatively impact the noise and air quality
level of the site and surrounding areas. The site layout utilizes the undulating topography
to minimize grading and to create meandering trails and routes accessible to residents and
surrounding recreational areas.
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8.4 PHASING
8.4.1 PHASING PLAN
The implementation of the proposed developments included in this Specific Plan will be
divided into five phases, as shown on Figure 31, Phasing Plan, and Table 5, Phasing. The
Phasing Plan is organized so that new development commences from the areas abutting the
existing Community of Friant and the planned Village Center. It should be noted that the
phasing is conceptual only; the actual phasing may vary from that identified in this section
based on market conditions. Phases may occur in any sequence and concurrently with one
another; provided, however, that the necessary infrastructure and utilities needed to support
each phase are in place prior to issuance of any certificate of occupancy for that phase.

TABLE 5: PHASING

Acres

Number of
Dwelling Units
(Dwelling Units)

(Residential DU)

(Retail Sq.Ft.)

Active Adult
Recreation
Centers
(Acres)

Phase 1

108.31

614

--

--

16.1

Phase 2

117.7

618

--

50,000

--

Phase 3

98.9

778

25

100,000

--

Phase 4

87.2

490

25

100,000

--

2,500

50

250,000

16.1

Total

412.1

2

Village
Center

1. Includes 50 dwelling units allocated to the Village Center.
2. Active adult recreation center acreage included in the total acres.

PHASE 1
Phase 1 initiates the development of 614 residential units located near the northern
boundary of the Specific Plan area and the residential and commercial buildings within the
36.6-acre Village Center and the 16.1-acre Active Adult Recreation Center. The advantage
of initiating the project implementation from this area is that it ensures planned growth
that starts from existing communities and also ensures completion or near completion of
necessities and residential amenities prior to residential occupancy. Also, developing the
commercial component will allow for implementation of various commercial services as
quickly as demand allows.

PHASE 2
Shortly after Phase 1 commences, construction will begin on the residential areas located
near the western boundary of the Specific Plan area. Developments will consist of up to
618 residential homes anchored by pocket parks and surrounded by undisturbed open
spaces.
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PHASE 3
Phase 4 includes the construction of up to 778 residential homes and park land located in
the eastern portion of the Specific Plan area.

PHASE 4
The final phase (Phase 4) will occur in the southeastern portion of the plan area with up to
490 residential homes and park land.

Figure 31: Phasing Plan
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8.4.2 PHASING OF ROADWAYS
All interior and exterior roads will be constructed in phases along with the build-out of
the project. Local roads will be constructed to their full proposed section complete with
landscaping in a single phase. Primary and Collector roads may be constructed partly with
one phase and completed in another, so long as traffic capacity as required by the Traffic
Impact Study is provided.
The provisions of this section may be used to defer construction of lanes, curbs and gutters
and landscaping, as may be appropriate in various situations. For example, a secondary
(collector or local) street bounding a subdivision phase may not be initially constructed to
its full width. The curb, gutter, sidewalk, landscape area and possibly the number-one lane
on the side away from the subdivision may be deferred until development occurs in that
area. As the development proceeds to build out toward the east, additional construction will
be carried out in logical segments.

8.5

FINANCING MEASURES

Various techniques are available for financing the required improvements for the Friant
Ranch Specific Plan. Determining the most appropriate financing mechanism for each
particular improvement requires a several set process. As part of any tentative tract map
approval within the Friant Ranch Specific Plan Area, specific financing techniques shall be
chosen from among the options available at that time. The financing mechanism may also
be identified in the Development Agreement with the County and then made a condition
of approval of tentative tract maps. Appropriate funding options are identified in the
following sections. Table 6, Financing Responsibility, indicates the party or parties may be
financially responsible for constructing the necessary improvements.

TABLE 6: FINANCING RESPONSIBILITY
Responsible Entity

Proposed Improvements

Fresno
County

RDA

Community
Facilities
District

Active Adult Recreation
Centers

•

Trails

•

Landscaping of Common
Areas within Friant Ranch

•

Friant Road (east side of
street abutting Friant Ranch
property)

•

Public Streets/Sidewalks &
Public Parkways

•

Individual
Builder

•

•

Private Courtyards/Plazas

•

•

Drainage Facilities

•

Biofiltration Facilities

•
•

Utilities

•

Water Treatment Plant

•

•

•
•
•

•

Special
Assessment
District

•

Private Streets/Sidewalks

Wastewater Treatment Plant
& Collection Facililities

Private/Public
Utility Company

•

Lighting
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8.5.1 SPECIAL ASSESSMENT DISTRICT
Special assessment districts, such as the Lighting and Landscape Maintenance Act of 1972,
the Municipal Improvement Act of 1913 and the Improvement Bond act of 1915, provide
a method of leveraged financing whereby a public entity determines an area in which the
provision of facilities will “benefit real property.”
One or more special assessment districts may be created to cover improvements such as
landscape and lighting. These assessment districts, if created, will be designed to cover
only the Friant Ranch Specific Plan Area and will not impact existing homeowners in the
Community of Friant.
This land-secured financing can be used for public improvements that directly benefit those
properties which are assessed to pay for the improvements at no risk to public agencies’
general funds. A lien, based upon a benefit formula derived by an assessment engineer, is
established against property within a defined area. Municipal bonds which are issued or
paid off over a period of time in installments (assessments) are secured by liens against the
benefited property, normally collected with the underlying property tax.

8.5.2 REDEVELOPMENT PLAN FINANCING
Redevelopment projects and activities are financed primarily through tax increment. Tax
increment is the amount of property taxes levied by each taxing entity in the Friant Ranch
Specific Plan Area in excess of general tax revenues levied in the frozen Base Year, which is
determined by the date on which the Redevelopment Plan is adopted. The taxing entities
receive their proportionate share of property taxes from the Base Year value throughout the
term of the Redevelopment Plan.
Increases in assessed valuation that occur after the Base Year generate tax increment. Such
assessed valuation increases can only occur from new development (such as Friant Ranch),
from property sales or transfers, or from an annual inflationary increase (up to 2%) as
allowed by Proposition 13.
Although tax increment funds are the essential catalyst for financing redevelopment, no
restrictions are placed on other funding sources that may be available. One important
resource is development impact fees the County collects. Another important option for
financing includes community facility district financing such as a Mello-Roos District.
There are a variety of other financing options available including, but not limited to, loans
and grants, low and moderate income housing funds and federal sources of funding.

8.5.3 DEVELOPER FUNDING
In many cases, certain on-site facilities are tied directly to individual projects. In these
cases, it is reasonable to expect the developer (or property owner) may pay a majority of
the facility in order to secure development rights. On-site local streets, utility connections
from the main trunk lines and drainage facilities are good examples of facilities that may be
required concurrent with development of an individual parcel and funded by the developer.
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MAINTENANCE RESPONSIBILITIES

To ensure that all infrastructure improvements, common areas and public facilities are wellmaintained, this section sets forth the long-term maintenance responsibilities of the various
private and public facilities to be provided within the Specific Plan area. The landowner
will be held responsible for the maintenance of all areas and facilities listed below until such
time as they are accepted by the appropriate entity.
The transfer of ownership, liability agreements and maintenance responsibility for the areas
and facilities listed will be implemented in accordance with the conditions of approval on
the Tentative Tract Map approved by the County. If it is determined by the County at the
time of the Tentative Tract Map approval that an entity other than the one listed below
should assume responsibility, the conditions of approval should so specify. The County has
the sole discretion to make such a determination.
Fresno County shall review the design and construction of all facilities which will become
privately or County maintained, in accordance with Fresno County Standards, the
Friant Ranch Infrastructure Master Plan (IMP) and Specific Plan, and other applicable
regulations. Fresno Water Works District No. 18 shall review the design and construction
of those water supply and wastewater treatment facilities it will own and operate, in
accordance with its own standards, the Friant Ranch IMP, the Friant Ranch Specific Plan
and other applicable laws and regulations.

8.6.1 HOMEOWNERS’ ASSOCIATION RESPONSIBILITIES
Each age-restricted neighborhood shall be a part of the Friant Ranch Homeowners
Association, which shall be organized and operated per the California Department of Real
Estate minimum regulations. The following requirements shall be devised and implemented
by the Friant Ranch Homeowners Association:

 Exterior building walls are to be maintained to a standard similar to new
construction.

 Wood elements are to be re-stained and painted to reduce deterioration and
maintain an appearance similar to new construction.

 Landscape areas, including those on slopes, and all LID drainage facilities, are to be
maintained in a healthy and operating condition.

 Streets within the Friant Ranch are to be maintained and resurfaced when needed.
 The Active Adult Recreation Center is to be operated to meet the needs of the
residents that are a part of the Master Homeowners Association.

 Exterior storage, other than patio furniture, visible from public spaces is to be
prohibited and policed.
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SITE PLAN AND SUBDIVISION REVIEW

8.7.1 SITE PLAN REVIEW
Per Section 874 of the County of Fresno Zoning Code, a site plan review is required when
subject to conditions stated in Chapter 17.72 or 17.30 of the Fresno County Ordinance
Code such as a obtaining a parcel or vesting map. During a Site Plan Review, the Director
determines whether the proposed project complies with applicable requirements and the
intent of the General Plan and the Ordinance Code, and ensures public health, safety and
welfare. The Director may then, refer the project to the Commission for public hearing and
require a conditional use permit and a Board hearing. The Site Plan Review will ensure that
negative impacts regarding traffic congestion, traffic visibility, lighting and other impacts
will not affect surrounding neighbors.
The Site Plan Review also requires construction of street dedications and improvements
to accommodate traffic generated from the project, and issuance of building permit upon
construction of all required improvements and buildings that conform to the Site Plan and
approved project.

8.7.2 SUBDIVISION REVIEW
The Fresno County Ordinance Code, Title 17, Divisions of Land, shall govern the
division of the property into individual lots within the Specific Plan area. The Planning
Commission and Board of Supervisors shall review tentative tract maps for consistency with
the Friant Ranch Specific Plan and approve a map when found to implement the objectives
of the Plan.

8.8

ZONING

To implement the proposed development within this Specific Plan, detailed zoning and
development standards are established through the “Friant Ranch Zoning Regulations”.
Eight special zoning districts are set up to assist Fresno County in implementing the
Specific Plan. The following table (Table 7) shows the land use and zoning compatibility.
The Friant Ranch specific zoning designations allow for a departure from standard property
development standards and incorporate the outstanding design features and amenities
proposed for Friant Ranch. The specific Friant Ranch districts provide for maximum
effective density on each site and improved aesthetics through increased flexibility in
building design, creative use of permanent open space, and the preservation of significant
natural features.

8.8.1 ZONE DISTRICTS
The Land Use Plan and land use designations are implemented through the Zoning Map
and Development Standards, presented in the “Friant Ranch Zoning Regulations”. Each
district has modifications to the permitted uses and development standards typically found
in similar Fresno County districts. The zoning districts for Friant Ranch are developed to
allow for flexibility in building and site design, respond to the unique conditions of the plan
area, and provide for emerging and innovative residential building types identified in the
Friant Ranch Specific Plan. The Friant Ranch Zoning Districts include the following:
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R-1 FRIANT RANCH SINGLE-FAMILY RESIDENTIAL DISTRICT
The “R-1” District provides for the development of single-family residential homes at urban
standards on lots not less than six thousand (6,000) square feet in area, not more than one
(1) primary dwelling unit permitted on any lot.

R-2 FRIANT RANCH TWO FAMILY RESIDENTIAL DISTRICT
The “R-2” District provides for the development of two-family homes designed as a duplex,
two unit townhouse, or two unit flats on a single lot. Two-family residential homes may be
owned by a single property owner or a condominium with two owners.

FR-S-L FRIANT RANCH SMALL LOT RESIDENTIAL DISTRICT
The “FR-S-L” District provides for the development of small lot, single-family detached
homes and also for detached multi-family residential projects such as townhomes, zero-lot
line projects, z-lot (zipper lot) homes, and other innovative residential developments.

FR-R-C FRIANT RANCH CLUSTER RESIDENTIAL DISTRICT
The “FR-R-C” District provides for the development of attached or detached small lot
homes or condominiums, clustered in groups of 3-8 single-family homes. Clustered
residential designs may include homes clustered around an interior parking court or a
common open space.

FR-R-3 FRIANT RANCH MULTIPLE FAMILY RESIDENTIAL DISTRICT
The “FR-R-3” District provides for the development of multi-family residential structures
such as apartments, condominiums and townhomes.

FR-V-C FRIANT RANCH VILLAGE CENTER DISTRICT
The “FR-V-C” District is intended to serve as a planned mixed-use, unified shopping center
for the community (i.e., the “Village Center”).

FR-O-S FRIANT RANCH OPEN SPACE DISTRICT
The “FR-O-S” Open Space Conservation District provides for permanent open spaces in
the community and to safeguard the health, safety and welfare of the people by limiting
developments in areas where police and fire protection, protection against flooding by
storm water and dangers from excessive erosion are not possible without excessive costs to
be community. The Open Space district also provides for the conservation and protection
of natural resources and habitat areas within the Friant Ranch Specific Plan Area.
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Table 7 shows the land use and zoning compatibility.

FRIANT RANCH ZONING REGULATIONS
TABLE 7: COMPARISON TO COUNTY LAND USE
ZONING DESIGNATIONS
General Plan
Designation
Medium Density
Residential
Medium High
Density Residential

Friant Ranch
Specific Plan Land
Use Description
SFD-1
SFD-2
SFD-3

Zoning Designation
FR-R-1 Friant Ranch Single Family Residential District
FR-R-2
FR-S-L
FR-R-C
FR-R-3

Friant Ranch Two Family Residential District
Friant Ranch Small Lot Residential District
Friant Ranch Cluster Residential District
Friant Ranch Medium Density Residential District

Community
Commercial

Village Commercial
Wastewater Treatment System

FR-V-C Friant Ranch Village Center District
FR-V-C Friant Ranch Village Center District

Open Space

Open Space

FR-O-S Friant Ranch Open Space District

8.9  DEVELOPMENT AGREEMENT
The County may issue Development Agreements in conjunction with the Specific Plan.
Government Code section 65865 requires, upon request of an applicant, the County to
establish procedures and requirements for the consideration of a project development
agreement. Such procedures were adopted by Fresno County by Resolution #00-533.
Unless otherwise provided in the Development Agreement, the rules, regulations and
official policies governing permitted uses, age restriction, densities, design, improvements
and construction within the Friant Ranch Specific Plan area will be those in effect when
the agreement is executed. A Development Agreement will be the contractual mechanism
executed with the County to fully vest the approved entitlement rights and fee agreements
of the applicant.

8.10  OTHER GOVERNMENTAL ACTIVITIES
Other federal, state and local agencies may have regulatory authority over and can otherwise
be involved with activities in the Friant Specific Plan Area. This Specific Plan identifies
policies and implementation measures to ensure an open dialogue and coordination
between the County and these various agencies. The following agencies have some
responsibilities within the project boundaries. To implement this Specific Plan, additional
regulatory approvals may be required from following agencies.
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FEDERAL AGENCIES
U.S. Department of the Interior. Friant Dam was constructed and is operated by the U.S.
Department of the Interior’s Bureau of Reclamation. The Central Valley Project’s Friant
Division transports surplus water from northern California through Friant Dam, the FriantKern Canal, and the Madera Canal.
United States Army Corps of Engineers. The United States Army Corps of Engineers
(USACE) is comprised of military and civilian engineers, scientists, and other specialists
who provide engineering services to the United States.
One of the major responsibilities of the USACE is administering the wetlands permitting
program under Section 404 of the Federal Water Pollution Control Act of 1972 (Clean
Water Act). The Friant area includes various hydrologic features including wetland
channels, non-wetland channels, seasonal wetland swales, and vernal pools. It has been
determined that these features are under the jurisdiction of USACE, in which excavating,
grading, or filling requires permits per the Clean Water Act.
United States Fish and Wildlife Service. The United States Fish and Wildlife Service
(USFWS) is a unit of the United States Department of the Interior that is dedicated to
managing and preserving wildlife. USFWS is responsible for administering the Endangered
Species Act. The act is designed to protect threatened or endangered species from
extinction due to the consequences of economic growth and development. Threatened
species are any species likely to become an endangered species within the foreseeable future
and endangered species are any species which is in danger of extinction.
NOAA National Marine Fisheries Service. NOAA National Marine Fisheries Service is
dedicated to the stewardship of living marine resources through science-based conservation
and management, and the promotion of healthy ecosystems. NOAA’s National Marine
Fisheries Service has jurisdiction over most anadromous fish listed under the Endangered
Species Act (ESA). Anadromous fish are born in fresh water, migrate to the ocean to grow
into adults, and then return to fresh water to spawn. NOAA National Marine Fisheries
Service is involved with the 2006 settlement related to restoring the San Joaquin River for
anadromous fish habitat.

STATE AGENCIES
California Department of Fish and Game. The California Department of Fish and Game
(CDFG) is responsible for enforcement of the California Endangered Species Act. CDFG
operates the San Joaquin Hatchery in Friant. CDFG also enforces hunting and fishing
regulations throughout the Friant Ranch Specific Plan Area.
California State Parks. The State Parks’ Department manages and operates the Millerton
Lake State Recreation Area, which surrounds Millerton Lake.

REGIONAL AGENCIES
Friant Water Users Authority. The Friant Water Users Authority, which is a coalition of
22 water districts, operates and maintains the Friant-Kern Canal.
Central Valley Regional Water Quality Control Board. The Friant Ranch Specific
Plan Area is entirely within the jurisdiction of the Central Valley Regional Water Quality
Control Board. Per state law, the Board is responsible for ensuring the surface water bodies
and groundwater systems meet water quality standards.

132

Frian t R a nc h
s p e c i f i c

p l a n

San Joaquin Valley Air Pollution Control District. The Friant Ranch Specific Plan Area
is located within the jurisdiction of the San Joaquin Valley Air Pollution Control District
that manages regional efforts to meet federal air quality standards for ozone and particulates.
Local Agency Formation Commission. The Fresno Local Agency Formation Commission
is a State mandated local agency that oversees boundary changes to cities and special
districts, the formation of new agencies including incorporation of new cities, and the
consolidation of existing agencies.

8.11 SPECIFIC PLAN ADMINISTRATION
The provisions of the Specific Plan shall generally be enforced in a manner identical to the
prevailing County procedure to enforce the provisions of the zoning and subdivision codes.
The County shall monitor compliance with the Specific Plan and mitigation measures at
these stages:

 Prior to the recording of any parcel map or final map within the Specific Plan
boundaries.

 During the review of working drawings, and prior to the issuance of grading or
building permits.

 During the review and approval of subsequent development permits and use
permits.

 Prior to the issuance of a Certificate of Occupancy for any building within the
Specific Plan area.

 Upon receipt of any written complaint alleging and providing evidence that the

Specific Plan requirements or subsequent project approval conditions have been
violated. Such written complaints shall be kept anonymous unless disclosure of the
complainant is required for court action against the violating party.

8.11.1

SUBSTANTIAL CONFORMANCE

Minor revisions to the plans, guidelines, regulations and standards set forth in this Specific
Plan (including all appendices hereto) may be approved by the Director of the Department
of Public Works and Planning, provided such deviations are deemed to be in substantial
conformance with this Specific Plan and are not detrimental to the public health, safety and
welfare, so long as General Plan and Community Plan consistency is maintained, minor
revisions that may be approved without amending the Specific Plan shall include:

 Density transfers within Friant Ranch, provided the number of dwelling units does
not exceed 2,500 dwelling units (subject to provisions within Section 8.12).

 Minor modifications to the architectural or landscape design guidelines.
 Minor modifications to the master grading plan.
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 Minor modifications to the water, sewer or drainage plans.
 Minor modifications to the phasing plan, including changes necessitated in order
for project-related grading to balance on-site.

 Addition of new information or data to the Specific Plan maps, figures and/or text
that does not change the effect of any concepts or regulations.

 Modifications up to a 10 percent increase or decrease in the boundaries of

development within the Friant Ranch Specific Plan Area, provided that the total
amount of open space within the Friant Ranch Specific Plan Area is not less than
482 acres in size (including parks, undisturbed open space, parkways and medians,
landscaped slopes and revegetated open space slopes), and provided that the
adjusted Site Plan does not impact any previously identified mitigation area(s).

 Minor changes to the circulation plan to accommodate actual conditions on-site or

to respond to new information that was not available at the time this Specific Plan
was originally prepared, including minor modifications to proposed street crosssections, such as increased land widths or land count, variations in median design
and locations, variation in median or side-area landscaping, and changes in ingress/
egress and access locations.

 Modifications to the proposed project that allow the Master Developer to move

and adjust land uses within the Friant Ranch Specific Plan Area, provided that
a Site Plan is submitted to and approved by the Director of the Department of
Public Works and Planning and the County Engineer. The Site Plan shall depict
the location of all land uses and the relationships of the uses to one another. In
evaluating the Site Plan, all of the following conditions must be met for the Site
Plan to be approved:

yy The total number of dwelling units may not exceed 2,500 dwelling units.
yy The total amount of undisturbed open space shall not be less than 460
acres and shall be consistent with the adopted Land Use Plan.

yy The total amount of commercial/office/medical office space in the Village
Center shall not exceed 250,000 square feet.

yy The public health, safety and welfare shall not be jeopardized by the
proposed modifications.

yy No potentially significant environmental impacts are expected to occur as
a result of the proposed modifications.

yy The modifications are adequately analyzed in the Specific Plan EIR or
supplemental environmental analysis.

yy The modifications are consistent with the County General Plan and
Friant Community Plan.
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SPECIFIC PLAN AMENDMENTS

In accordance with the California Government Code Section 65450 (et seq.), Specific
Plans shall be prepared, adopted and amended in the same manner as General Plans, except
that Specific Plans may be adopted by resolution or by ordinance. This Specific Plan may
be amended, as necessary, in the same manner that it was adopted. If the proposed Plan
modifications do not meet the requirements of Section 8.9.1 for substantial conformance,
then a Specific Plan Amendment is required. This Amendment shall be reviewed by the
Planning Commission and approved by the Board of Supervisors.
Said amendment shall not necessarily require a concurrent General Plan Amendment unless
it is determined by the County that the proposed amendment would substantively affect
the General Plan Goals, Objectives, Policies or Programs for the Friant Ranch Specific Plan
area.
Any amendments to this Specific Plan shall be subject to the requirements of the California
Environmental Quality Act.

8.12 TRANSFER OF DWELLING UNITS
Any unused dwelling units within Friant Ranch may be transferred at the sole discretion of
the master developer/builder to other areas within Friant Ranch; provided, however, that
the following conditions are met:

 The maximum total number of units in Friant Ranch must not exceed the cap of
2,500 dwelling units after the density transfer.

 The number of dwelling units does not exceed the maximum permitted density
range in each land use category.

 The density transfer will not significantly change the character or type of units
permitted within each subdivision.

 No more than 50 dwelling units shall be constructed in the Village Center. The
dwelling units shall be constructed either as freestanding multi-family units
or residential over office/retail uses (vertical mixed-use). Live-work units are
permitted. Single-family detached residential homes are not permitted in the
Village Center.

 The transfer is adequately analyzed in the Specific Plan EIR or supplemental
environmental analysis.

 The modifications are consistent with the County General Plan and Friant
Community Plan.

As an example of how the density transfer mechanism may be used, assume that SFD-1 is
assigned 293 a maximum of dwelling units. If only 270 dwelling units are used, then the
remaining unused dwelling unit allocation may be transferred to other land use categories
such as (but not limited to) the SFD-2 or MFD categories, provided that the conditions
identified above are met. Dwelling units may be transferred within and between any and all
of the residential land use categories (SFD-1, SFD-2, SFD-3 and MFD).
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8.13 SEVERABILITY
If any provision of this Specific Plan or the application thereof to any person or
circumstance is held to be unconstitutional or otherwise invalid by any court of competent
jurisdiction, such invalidity shall not affect other Specific Plan provisions, clauses, or
applications thereof which can be implemented without the invalid provision, clause, or
application and to this end, the provisions and clauses of this Specific Plan are declared to
be severable.
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