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FULTON AVENUE SPECIAL PLANNING AREA  

EXECUTIVE SUMMARY  

The Fulton Avenue corridor is one of many commercial corridors in Sacramento County that 

reflects a historical pattern of development common throughout the county for several decades.  

Fulton Avenue has a particular uniqueness with its historical presence as a major auto sales 

district in the region.  These corridors represent a range of shopping and services arranged in 

strip centers extending along a thoroughfare.  Commercial corridors were designed to emphasize 

the convenience of auto access, with stores and services visible to passing motorists on the street 

and the parking located in the front. 

This Special Planning Area has been developed both in response to the changing needs of the 

community and the fact that the auto industry has experienced a slow decline in sales.  The 

Fulton Avenue Special Planning Area Ordinance is intended to accelerate the competitiveness of 

the Fulton Avenue corridor by providing additional land uses by right and allowing flexibility in 

the Development and Design Review standards for all properties.  The Special Planning Area 

Ordinance offers specific recommendations to encourage private development and will serve as a 

road map for the revitalization of this major regional commercial corridor.  The Special Planning 

Area will be an approximate 20 year plan for the community and will be reviewed frequently 

during that time in order to evaluate the effectiveness of the plan.  It is anticipated that the plan 

will be reviewed in 5 year cycles as staffing and resources allow.  The draft Special Planning 

Area proposes additional flexibility for properties zoned Auto Commercial (AC) to have 

increased retail options for the properties.  In addition, all of the properties will have increased 

flexibility in development standards such as height, setbacks and parking. 

The goals listed below were identified by both the community and the Planning Department and 

have directly influenced the development of the corridor plan. 

The goals of the Fulton Avenue Special Planning Area Ordinance (SPAO) are to: 

 Allow more flexibility in land uses for the Special Planning Area (SPA) area, in particular 

to allow for commercial and mixed use development on all of the properties in the SPAO.  

The zoning will change for all properties within the SPA to either Corridor Mixed-Use 

Areas (CMU-A) or Corridor Mixed-Use Centers (CMUC-C) depending on the location of 

the property.  These mixed-use designations are similar to the existing zoning, but provide 

for even greater flexibility. 

 Take advantage of strengths, including existing auto and retail commercial and western 

Arden Arcade location, building on the strong tradition as a major commercial district. 

 Encourage more quality building design, landscaping and site improvements to compliment 

investment already made in streetscape. 

 Encourage a strong pedestrian and bicycle friendly environment and encourage the use of 

transit. 

 Implement the Arden Arcade Community Action Plan policy to encourage vitality of 

commercial corridors, especially Fulton Avenue. 

 Define Project Review Process and provide incentives for quality projects that meet the 

goals and principles of the SPA. 

 Allow for retention of existing AC zoning rightsò  
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This document sets clear goals for future development that will make Fulton Avenue more 

competitive to receive future funding for proposed improvements.   

Primary components of the Special Planning Area Ordinance: 

 Form-based regulations; 

 Upgrade of design quality; 

 Optimize the use of the Crossroads Centers as ñneighborhood gatewaysò; 

 Establish pedestrian connections to adjacent neighborhoods. 

 Increased flexibility with regards to the Development Standards. 
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SECTION ONE: INTRODUCTION  

Section One summarizes the history and the existing conditions along Fulton Avenue, as well as 

the pattern of land use and development that has characterized the Plan area.  The public input 

process undertaken to create the Fulton Avenue Special Planning Area is also detailed.   

Introduction  

Fulton Avenue is hampered by outdated zoning categories with very prescriptive uses that limit a 

significant number of properties to auto related uses.  In addition, Fulton Avenue reflects a 

historical pattern of development and is auto-oriented rather than pedestrian oriented.  Given the 

current economic climate and the existing zoning, the Economic Development Department and 

Planning Departments partnered to engage the property and business owners in a series of 

focused discussions regarding the future of Fulton Avenue.  This draft Special Planning Area is 

one of a series of proactive steps recommended to assist the competitive position of Fulton 

Avenue. 

A. Purpose of SPA 

The intent of the Fulton Avenue Special Planning Area (SPA) is to spur private sector 

investment and to accelerate the repositioning and competitiveness of the Fulton Avenue 

corridor by providing additional land uses by right and establishing design standards to 

ensure aesthetically pleasing, quality projects.  Accelerated reinvestment in the area is 

also expected to benefit surrounding commercial corridors, neighborhoods, and the Arden 

Arcade community as well.  The Fulton Avenue Special Planning Area expresses the 

communityôs long term vision and principles at a district level.  Future projects within the 

Plan area would be required to contribute to fulfilling the goals of the Plan and the 

evolution of the community consistent with economic development and image objectives 

of the Plan area and the surrounding community.   

The proposed Fulton Avenue Special Planning Area (SPA) project consists of a 

Community Plan Amendment and Rezone to change the existing zoning designations to 

the Fulton Avenue SPA on approximately 228 gross acres.  The proposed project also 

includes a Zoning Ordinance Amendment to add the Fulton Avenue Special Planning 

Area.  In addition, the proposed project will require an override of the County General 

Plan Comprehensive Land Use Plan (CLUP) Policies to allow the types of land uses 

proposed within the existing Approach/Departure Safety Zones for McClellan Air Field.   

B. Regional and Community Context 

1. Area Historical Narrative  

Fulton Avenue lies in the heart of the Arden Arcade community, which 

encompasses approximately 13,000 acres or 21 square miles.  The area was part of 

the Rancho del Paso land grant, which was obtained by James Ben Ali Haggin circa 

1860.  Haggin bred thoroughbred racehorses on the ranch before selling the 

property in 1910 to the Sacramento Valley Colonization Company, which intended 

to subdivide the land.  Much of Arden Arcade began to develop in the 1940ôs, at 

which time Town and Country Village (the first suburban shopping center in 

Northern California) was built at the intersection of Fulton and Marconi Avenues.  

Most of the population growth in the area occurred between the 1950ôs and 1970ôs, 

when an estimated 75% to 80% of the community was developed with suburban 
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uses.  Much of the development along Fulton Avenue dates from this era.  Arden 

Arcade is now one of the most intensely developed areas of Sacramento County. 

Fulton Avenue is centrally located within Sacramento County, located just outside 

the city of Sacramento within the unincorporated community of Arden Arcade.  The 

Avenue is named after Robert Fulton, an inventor who made the first commercially 

viable steamboat.  Continuing in that transportation theme, the avenue is easily 

accessible via the Capital City Freeway, with its own dedicated exit, as well as exits 

to major roads that intersect with Fulton Avenue.  Fulton Avenue was designed to 

emphasize the convenience of auto access, with stores and services visible to 

passing motorists on the street and parking located at the front. Purchasing goods 

and services has often meant driving to multiple destinations along the corridor.  

Long known as a premier location of commercial activity, particularly car 

dealerships and restaurants, the Fulton Avenue Special Planning Area is being 

established to allow flexibility in land uses in order to accommodate changes in the 

economy, predominantly in the automobile industry.   

The Fulton Avenue Special Planning Area is a 2.3 mile stretch of Fulton Avenue, 

starting at its southern end at Arden Way, and extending northward to Edison 

Avenue.  Also included in the SPA are properties at   several major cross streets.  

Within the Special Planning Area are over 350 businesses, including new car 

dealerships, restaurants, and grocery stores.  Approximately 79 acres of the SPA are 

zoned for auto use (AC), comprising one-third of the property in the SPA.  

Historically Fulton Avenue has been a main thoroughfare with a vital mix of 

businesses and land uses.  However, with the advent of suburban malls, power 

centers and auto malls, and the collapse of the auto industry resulting in the closure 

of a number of auto dealerships along Fulton Avenue, it now requires a proactive 

approach to reflect a changing business climate for auto sales and retail. 

2. Description of Existing Conditions 

The entire Fulton Avenue SPA consists of approximately 228 gross acres and there 

are approximately 203 parcels within the planning area.  The range of parcel sizes 

within this area is 3,500 square feet to 561,052 square feet.    The Fulton Avenue 

Special Planning Area (SPA) district includes approximately 79 acres of Auto 

Commercial (AC) zoned property, 97 acres of Limited Commercial (LC) zoned 

property, 5.76 acres of Business and Professional (BP) zoned property, 0.21 acres 

of RD-3 zoned property, 8.56 acres of RD-30 zoned property,   and 37 acres of 

Shopping Center (SC) zoned property.   

3. Proposed SPA Boundaries 

The Fulton Avenue Special Planning Area (SPA) incorporates the portion of Fulton 

Avenue that is encompassed by the current Fulton Avenue Property Based 

Improvement District (PBID) boundary with the exception of the area already 

covered by the West Auburn Special Planning Area.  This includes the majority of 

the parcels fronting Fulton Avenue at Edison Avenue to the north and Arden 

Boulevard to the south (See exhibit below).  There are several properties that do not 

front on Fulton Avenue, but front on the side streets.  The entire Fulton Avenue 

Special Planning Area consists of approximately 228 gross acres and 203 parcels. 
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Map Showing Proposed SPA Boundaries 
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4. Fulton Avenue Property Based Improvement District (PBID) 

In 1999 the County undertook an improvement project in partnership with the Fulton 

Avenue Improvement Association along Fulton Avenue (see attachment).  It included 

creation of a PBID (Property Based Improvement District) to raise funds for the area, a 

streetscape master plan called the Fulton Avenue Conceptual Beautification Master 

Plan that included unified streetscape and signage design, and the undergrounding of 

utilities along the Avenue.  The streetscape and signage is in place and the 

undergrounding of utilities has been completed. This project has improved the public 

way along Fulton Avenue tremendously and the PBID is planning further streetscape 

improvements as well as ñsoftò improvements such as creation of a unified marketing 

program for businesses along the Avenue and increased security.  The streetscape 

improvement should serve as a visual catalyst for further improvement to properties 

within the SPA area. 

5. Exhibits 

The following exhibits show the location of the Fulton Avenue Special Planning Area 

and the context with the surrounding community.   The exhibits include:  

1. Regional Context Map  

2. Arden-Arcade Community Map  

3. Aerial View  

4. Existing Zoning  

5. Existing Land Uses  

6. Adjacent Land Uses (500-feet) 

7. Opportunities Map  

 

Regional Context Map 
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Arden-Arcade Community Map 
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Map Showing Aerial View of SPA  
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Existing Zoning Map 
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Existing Land Uses on Fulton Avenue  
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Adjacent Land Uses 
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Opportunities Map 
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C. Process 

The Fulton Avenue Special Planning Area (SPA) has taken shape through a collaborative 

process between community stakeholders, residential property owners, Sacramento 

Housing and Redevelopment Agency (SHRA) and the County Departments of Planning 

and Community Development and Economic Development Department.  Under the 

ñFulton 2020 Strategyò a focus group of Fulton Avenue business and property owners 

met with representatives from the two County departments as well as from the Fulton 

Avenue Business Association twice in the fall of 2008 to discuss potential revitalization 

efforts for Fulton Avenue, including the potential for a SPA.  The focus group 

brainstormed policies they would like to be included in the SPA, potential boundaries, 

and design standards. 

These discussions led to the initiation of an SPA for Fulton Avenue by the Board of 

Supervisors on February 3, 2009.  In March of 2009 staff from the County Economic 

Development Department and Planning Departments as well as staff from the 

Sacramento Housing and Redevelopment Agency (SHRA) met with  the Fulton Avenue 

Business Association for a tour of existing conditions on Fulton Avenue and potential 

opportunity sites.  On May 12, 2009 County staff held a workshop on the proposed SPA 

for the Arden Arcade Community Planning Commission and interested community 

members.  A number of policy issues were discussed and feedback from that meeting 

helped to shape the direction of the SPA document.  Staff held a meeting with the Fulton 

Avenue Association Property Owners group on October 7, 2009 in order to conduct the 

initial distribution of the SPA draft.  Another meeting was held with the Fulton Avenue 

Association Property Owners group on October 20, 2009 in order to receive initial 

feedback regarding the draft SPA.  As a result of this meeting, changes were made to the 

draft and staff released the Public Review Draft dated November 4, 2009.  Another 

meeting was held with the Fulton Avenue Association Property Owners group on 

November 18, 2009 to discuss the plan and continue to hear comments.  A workshop was 

held at the Arden Arcade Community Planning Commission on January 12, 2010 in order 

to discuss the Public Review Draft and hear comments from the public.   

 

D. Policy Context 

The Fulton Avenue Special Planning Area (SPA) is the result of earlier macro-level 

planning efforts for the County, Arden Arcade Community and Commercial Corridors.  

The SPA will include planning policies and development standards.  The SPAôs policies 

are consistent with and implement policies from the Arden Arcade Community Action 

Plan and the Sacramento County General Plan.  It is also consistent with and will 

reference existing County design guidelines, zoning ordinances and the Conceptual 

Beautification Master plan already prepared for Fulton Avenue. 

1. Arden Arcade Community Action Plan 

The Arden-Arcade Community Action Plan has established important policies 

and that have helped to lay the groundwork for the Fulton Avenue SPA.  Issues 

such as transportation, economic development, and land use have been addressed 

in the Arden Arcade Community Action Plan, and these policies will provide a 
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guide for these same issues in the Fulton Avenue SPA document.  Economic 

development policies and actions, for example, encourage the retention and 

continued vitality of major retailers, retail corridors, and promote the re-use and 

mixed use of vacant strip malls.  This is also one of the key objectives of the 

Fulton Avenue SPA.  Implementing the Community Action Plan policy of 

establishing new design review standards and incentivizing existing business to 

comply with them, improving their signage, landscaping and facades can improve 

the aesthetics of the Fulton Avenue SPA.  Additionally, policies encouraging 

infill development and allowing expansion and improvement of existing car 

dealerships can improve and sustain the business environment in the Fulton 

Avenue SPA.  Finally, land use policies include improving both street and parking 

lot landscaping, as well as planting shade trees and assisting local business in 

doing the same.  The Fulton Avenue SPA shares these goals and will implement 

similar strategies. 

2. Draft  Sacramento County General Plan 

The General Plan is currently being updated with a greater emphasis on 

community design and corridor planning efforts to provide more detailed 

development guidance.  Emerging themes of the General Plan update are 

demonstrated by the Fulton Avenue Special Planning Area. 

As part of the General Plan Update and in preparation for a new Economic 

Development Element, both the Planning Department and the Department of 

Economic Development presented policy direction that focused on the 

development and revitalization opportunities within the existing commercial 

corridors.  This SPA is consistent with this policy direction of revitalizing and 

reinvesting in our commercial corridors. 

Three opportunities and themes identified in the General Plan update process 

include: 

 Viewing commercial corridors in the context of community plan 

objectives; 

 Revitalizing the Countyôs underutilized commercial corridors as mixed-

use streets that serve both regional commercial and local service needs; 

and 

 Making commercial corridors mixed-mode streets with an emphasis on 

uses and site planning that facilitate the use of transit. 

The Sacramento County General Plan is a comprehensive document guiding the 

growth and development of the county over the next 25 years.  The General Plan 

is currently being updated to contain a greater emphasis on revitalizing and 

reinvesting in the commercial corridors within the county, ensuring that these 

corridors are mixed-use and transit-friendly streets that serve the greater region 

and the local communities.  In order to meet these goals, the draft General Plan 

has established land use policies and economic development policies.  Because it 

is a major commercial corridor within the county, the Fulton Avenue SPA 

implements policies from the General Plan in order to meet these goals set forth 

for by the General Plan for commercial corridors. 
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As a major theme of the land use element of the general plan, the county is 

seeking to invest in the resources to redevelop and reuse land along its 

commercial corridors.  Strategies to accomplish this include supporting 

development of vacant parcels; encourage rezoning of areas with excess 

commercial or industrial zoning in order to promote higher densities and mixed 

use, and avoiding non transit uses.  Distinct physical elements, such as gateways, 

signage, public art, and public landmarks are also an important land use 

characteristic that the General Plan encourages.  Furthermore, general plan 

policies establish the countyôs commercial corridors as mixed use and pedestrian 

friendly, with diversified employment and neighborhood services.  The Fulton 

Avenue SPA has identified these land use policies as important elements to 

include in its own guiding document. 

Similarly to the General Planôs land use policies, several economic development 

policies have been identified as suitable to direct the drafting of the Fulton 

Avenue SPA document.  Some of these polices include trying to located 

commercial centers within the county are along major corridors, and ensuring that 

adequate infrastructure and public services are available to support new or 

existing commercial activity. 

3. Sacramento County Design Guidelines 

The SPAôs Design Guidelines are organized to address issues in the planning area 

and are consistent with or reference the Countyôs Commercial and Mixed-Use 

Community Design Guidelines and the Multifamily Design Guidelines. 

4. Sacramento County Zoning Ordinance 

The Fulton Avenue SPA will work as an additional regulatory tool for code issues 

relating to use and development of property.  Where the SPA is silent, the Zoning 

Ordinance will apply. 

5. Fulton Avenue Conceptual Beautification  Master Plan 

The Fulton Avenue Conceptual Beautification Master Plan was developed by the 

Fulton Avenue Improvement Association to improve the streetscape and signage 

in the public right of way along Fulton Avenue.  This plan will serve as the SPAôs 

streetscape plan as well and is attached as an appendix to the SPA document. 

6. Storm Water Quality Design Principles 

The Countyôs Department of Water Resources has prepared development 

standards for new and redevelopment projects which require the use of storm 

water quality control measures on most projects.  The County has published the 

Guidance Manual for On-site Storm Water Quality Control Measures that contain 

design criteria and guidelines for these measures.  These are intended to reduce 

pollutants in urban runoff and attenuate the volume and rate of runoff discharged 

to the local storm water drainage system and creeks and rivers.  Since many of the 

measures will affect site grading, drainage and parking lot layout, project 

applicants should strive to integrate storm water quality measures into their 

projects at the earliest possible phase of design. 
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            7.         Transportation Plans 

There are several existing transportation plans that will be integrated into the 

Fulton Avenue Special Planning Area and these include:  Regional Transit Master 

Plan and Sacramento County Pedestrian and Bicycle Plans. 

8. Regional Transit (RT) Master Transportation Plan 

Access to transit along Fulton Avenue consists of the Regional Transit bus route 

#26. This bus line provides a north-south connection along Fulton Avenue.  The 

last stop for this line to the north is the Light Rail station at Watt Avenue and 

Interstate 80.  At the Light Rail station, the train travels west to downtown 

Sacramento.  The bus route to the south travels to the Light Rail station at 

University and 65
th
 Street and the train travels to the east with an end stop in 

historic Folsom.   

According to the Regional Transit Master Plan, the portion of Fulton Avenue 

from Marconi Avenue south is designated as a ñHi-busò area.  A ñHi-busò area is 

a form of high capacity, higher quality and high frequency service.  All of the 

Crossroads Centers are in an area that is served by a ñHi-busò making this an 

ideal area for higher density development.  The remainder of the SPA planning 

area from Marconi Avenue to the north will remain as is with the existing RT bus 

service. 

 

Bus Route #26 
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9. Sacramento County Pedestrian Master Plan 

The Pedestrian Master Plan was developed to improve pedestrian safety and 

access on public streets within Sacramento County.  The goal of the plan is to 

optimize the pedestrian experience, to provide safe and useable pedestrian 

facilities for all pedestrians.  The goal of the Pedestrian Master Plan is to enhance 

walking as a viable transportation choice and to make the County a better place to 

live.  Pedestrian Design Guidelines were developed to direct the design of the 

Countyôs transportation system to achieve a balanced network. 

The high priority projects include creating a pedestrian district for the entire 

length of Fulton Avenue that is within the SPA.  The following intersections will 

have countdown signals added:  Arden Way, Alta Arden Expressway, Cottage 

Way, El Camino Avenue, Marconi Avenue and Edison Avenue.  Additional 

lighting is proposed along Edison Avenue.  These improvements are included in 

the Pedestrian Capital Improvement Program (CIP) and will account for the first 

ten years of the program. 

10. Sacramento County Bicycle Master Plan 

The Sacramento County Bicycle Master Plan is intended to guide and influence 

bikeway policies, programs and development standards to make bicycling in 

Sacramento County more safe, comfortable, convenient, and enjoyable for all 

bicyclists.  The ultimate goal of the Bicycle Master Plan is to increase the number 

of people who bicycle in the County. 

According to the Sacramento County Bicycle Plan, there are currently no bike 

lanes along the portion of the Fulton Avenue SPA.  However, Class 2 bike lanes 

are proposed for this section of Fulton Avenue in the updated Sacramento County 



 

1. 16 
 

Bicycle Master Plan. Class II bike lane designations indicate locations where the 

County is committed to developing new on-street bikeways. 

Currently, there is a section of Class II bike lane to the west of Fulton Avenue 

along the Alta Arden Expressway. Future projects include a Class II bike path that 

will  stretch from Business 80 to the north all the way to Munroe Street to the 

south. 
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FULTON AVENUE SPECIAL PLANNING AREA  

SECTION TWO: PROJECT VISION STATEMENT, GOALS AND 

OBJECTIVES/POLICIES  

II.  PROJECT VISION STATEMENT, GOALS AND OBJECTIVES/POLICIES  

A. Vision and Intent of SPA 

Vision Statement: ñFulton Avenue will become a vibrant mixed use district with 

attractive and healthy businesses and residences in a pedestrian, bicycle, and transit 

friendly environment.  The Fulton Avenue District builds on a strong and unique tradition 

as a major commercial district in the Sacramento region.  The Special Planning Area 

provides a land use plan and zoning mechanism to aid in the reuse and revitalization of 

the Fulton Avenue corridor to achieve this Vision by allowing a wider range of uses and 

requiring more quality design.ò 

B. Goals of SPA 

The Fulton Avenue Special Planning Area will meet the following goals:  

 Allow more flexibility in land uses for the Special Planning Area (SPA) area, in 

particular the zoning of all of the properties with either change to Corridor Mixed-

Use Areas (CMU-A) or Corridor Mixed-Use Centers (CMUC-C) depending on 

the location of the property within the SPA. 

 Take advantage of strengths, including existing auto and retail commercial and 

western  Arden Arcade location, building on the strong tradition as a major 

commercial district. 

 Encourage more quality building design, landscaping and site improvements to 

compliment investment already made in streetscape. 

 Encourage a strong pedestrian and bicycle friendly environment and encourage 

the use of transit. 

 Implement the Arden Arcade Community Action Plan policy to encourage vitality 

of commercial corridors, especially Fulton Avenue. 

 Define Project Review Process and provide incentives for quality projects that 

meet the goals and principles of the SPA. 

 Allow for retention of AC zoning ñrights.ò 

C. Objectives and Policies 

FA-1. Support a wide variety of community oriented retail, commercial, and service 

uses within the Special Planning Area, emphasizing creative reuse of properties with 

Auto Commercial (AC) underlying zoning. 

FA-2. Provide support for the continued use of properties with underlying Auto 

Commercial (AC) zoning for auto oriented businesses, with the expectation that as site 

and building improvements are made they will be high quality and complimentary of 

existing streetscape improvements 

FA-3. Concentrate higher density and more compact mixed-use developments in the 

Crossroads Centers with land densities and intensities sufficient to support regional 
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transit.  Allow for more neighborhood-scaled development, supported by transit within 

the Avenue Thoroughfare areas. 

FA-4. Revitalize vacant and underutilized opportunity sites with quality design to 

complement existing streetscape improvements and private property site improvements. 

FA-5. Insist upon streetscape and property access improvements that will create a strong 

pedestrian and bicycle friendly environment along the Avenue. 

FA-6. Implement a review process for projects along the corridor that rewards those 

proposed developments that meet the goals and principles of the Fulton Avenue SPA 

through allowing ñby-rightò what would otherwise require extensive public review which 

will allow quicker review times and reduced fees. 

FA-7. Promote the rich and varied character of the Arden-Arcade community to 

encourage a strong, local sense of place and attract regional visitation.   

FA-8. Attract exemplary and sustainable urban design to the corridor plan area resulting 

in high quality buildings and an inviting public realm. 

FA-9. The SPA will be a 20 year vision for Fulton Avenue and the community, the plan 

can be reviewed for updates as need and budget allows. 

FA-10.  Promote jointly used/shared parking facilities among the office, retail, and 

institutional uses, since such uses tend to have different peak parking demand periods 

during the day or week.   
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FULTON AVENUE SPECIAL PLANNING AREA  

SECTION THREE:  SPECIAL PLANNING AREA ORDINANCE  

III.  SPECIAL PLANNING ARE A ORDINANCE (SPAO) 

A. The Special Planning Area Zone Ordinance Authority Narrative 

The authority for Special Planning Areas (SPAs) is established in the Sacramento County 

Zoning Ordinance (Section 235-90).  The purpose of the SPA is to regulate properties 

that have unique environmental, historic, architectural, economic or other features which 

require special conditions not provided through the application of standard zone 

regulations. 

As established in the Zoning Ordinance, the Special Planning Area Ordinance (SPAO) 

shall provide for the following matters: 

 A list of permitted uses; 

 Performance and development requirements relating to lot area, intensity of 

development on each lot, parking , landscaping and signs; 

 Other design standards appropriate for the specific site and development; and 

 Reasons for establishment of an SPAO Land Use Zone on the particular property. 

1. Relationship to the County Zoning Ordinance and Existing Area Plans 

The Fulton Avenue SPAO is intended to be comprehensive and to replace the 

current zoning and land use regulations within the Plan area.  However, the Fulton 

Avenue SPAO is unique in that while it provides some specific regulations for the 

Plan area,  it looks to a number of existing ordinances, plans and documents to 

provide guidance on land use and development.  These documents are 

incorporated into the SPAO through reference and those most directly related are 

attached to the SPAO as Appendices.  These include the Fulton Avenue 

Conceptual Beautification  Master Plan, the County Community and Mixed Use 

and Multiple Family Design Guidelines, and the County Zoning Ordinance 

Commercial and Office and Residential Use Tables.  Where the SPAO is silent, 

the Sacramento County Zoning Ordinance shall apply. 

2. Form-Based Regulations 

Form-based codes differ from conventional codes in terms of the substance of the 

standards they contain, the mechanisms by which they are implemented, and the 

built form they produce.  The land use and design regulations are derived from the 

urban form rather than simple categorization of the land uses according to the 

similarity of use.  The regulations are affected by such factors as the location on 

the street, the relation to adjacent land uses, the scale of the buildings, and the 

type of uses. 
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4 . Organization of the SPAO 

The Fulton Avenue SPAO is broken into three main sections.  The first is an 

introduction to the ordinance structure and regulatory context.  The second 

describes the vision, goals and objectives of the special planning area.  The third 

section discusses the uses table, building design and siting, including the 

application of existing County Design Guidelines and application with a change 

in use. 

B. Land Use and Development Standards 

1. Plan Area Vision:  Land uses and building activity types 

The major goal of the Fulton Avenue Special Planning Area is to greatly increase 

the permitted uses on all of the properties in the plan area.  In order to achieve this 

goal, all of the properties in the SPA will be rezoned to either Corridor Mixed-

Use Area (CMU-A) or Corridor Mixed-Use Centers (CMUC-C), depending upon 

their locations.  In addition, another goal of the SPA is allowing for a wider 

variety of uses on properties in the underlying Auto Commercial (AC) zone, by 

expanding the Limited Commercial (LC) uses.  Some less desirable uses will be 

called out as prohibited or restricted.  The SPA includes Crossroads Centers 

which are designed to accommodate higher densities of a mix of commercial, 

office and multiple family residential and this area will be zoned Corridor Mixed-

Use Centers (CMUC-C).  The Avenue Thoroughfare area, with a zoning 

designation of Corridor Mixed-Use Areas (CMU-A) is intended to allow for more 

neighborhood-scaled development.  Overall, the new flexibility of zoning will 

allow the following: 

 Variety and broader array of retail, office and mixed-use                                                

developments. 

 Quality design. 

 Pedestrian friendly scale 

 Optimize use of corner parcels and available sites as neighborhood 

destinations. 
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Proposed Land Use Map  


