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Preface

The City of San Joaquin General Plan Update Background Report was prepared by second-
year graduate students and a professor in the City and Regional Planning Department at
California Polytechnic State University at San Luis Obispo. Under an agreement between the
City and the Department, this report is the first deliverable in a two-phase Graduate Community
and Regional Planning Studio project to prepare a General Plan Update for the City. This
project partially fulfills the requirements necessary to obtain a Master of City and Regional
Planning degree from the University. This document represents 12 weeks of research regarding
existing conditions and future possibilities for the City, as well as community feedback and
opinions gathered from participants in community events conducted during the research period.

The members of the Graduate Planning Studio Team wish to express their gratitude to all who
made it possible to conduct this project and prepare this report. Sincere appreciation is
extended to City staff, officials, and consultants for their assistance in gathering information
needed to conduct this research, as well as for facilitating access to community events to
engage local residents in the process. The Team would also like to thank the citizens of San
Joaquin for their enthusiastic participation in community meetings. Without their participation,
this project would not have been possible.
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EXECUTIVE SUMMARY

This background report provides an overview of existing conditions (as of December, 2010) in
the City of San Joaquin, California, in relation to the update of the General Plan. The information
presented in this background report reveals the opportunities and constraints present in San
Joaquin and will help inform the goals, policies, and programs included in the General Plan. The
City of San Joaquin is located in the central San Joaquin Valley in Fresno County approximately
30 miles southwest of the City of Fresno.

A study team of Cal Poly graduate students in the Department of City and Regional Planning
gathered information for each general plan element. The team consulted existing plans and
documents, community leaders and public officials and City residents during the creation of this
document.

This background report includes the following ten elements:

Economic Development
Land Use

Circulation

Public Facilities and Services
Housing

Conservation

Open Space

Noise

Safety

Community Design

= =4 =4 4 -4 4 4 -8 —a -

The following sections of this executive summary briefly outline existing conditions, key findings
and future directions for San Joaquin for each element.

Economic

The Economic Element is intended to maintain and enhance the economic character of the
community while providing for a stable annual budget. The City is challenged in its ability to
cover the costs of public services as a result of lower than average per capita sales tax income,
low wages among residents and poor proximity to major trade routes. Also, the local economy
was detrimentally affected by a federal program to retire arid farmland in the surrounding area
which has greatly reduced employment opportunities.

Major concerns expressed by residents at meetings were employment opportunities and retail
availability in San Joaquin. Many people showed interest in education related to new job skills.
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Strategies to be considered in order to enhance the economy include the attraction of large
employers to the area, the development of local self-employment options and the attraction of
job skills training programs to the City. Types of industries to be considered for recruitment are
renewable energy generation and agriculture related industries. Consideration should also be
given to the informal economy and how that might be developed into a more formal economy.

Land Use

The Land Use Element describes the findings from the 2010 Land Use Survey which identifies
the types and intensity of land use on each parcel in the City. This inventory revealed that
general neighborhood commercial land is concentrated on Colorado Boulevard and Main Street,
totaling 25.02 acres. 46.09 acres are designated as industrial land, focused on the southeastern
portion of the City with a mix of light and heavy industrial uses. Residential land totaled 158.52
acres, distributed throughout the City with lower density housing in the southern and central
parts of the City, medium densities in the north portion, and higher density in the northwest of
the City. The inventory also revealed 230.95 acres of agricultural land in numerous parcels on
the edges of the City. Roads in the City account for 106.00 acres of land, public facilities
account for 78.13 acres, and railroad uses account for 19.09 acres. There are 6.71 acres of
open space within the City, and a total of 39.69 acres of otherwise vacant land.

Input from community members indicates a recurring desire for a small and compact City, more
parks and more stores. Emerging directions for land use include the possibility of using vacant
parcels to accommodate additional parks, stores, and housing. Additionally, more land could be
allocated for industrial purposes to help bring more jobs to the City. By developing appropriate
goals, the City can ensure that land uses are compatible, appropriate, and contribute to the
vitality of the community.

Circulation

The Circulation chapter describes the existing conditions and emerging issues related to many
aspects of transportation, including roads, highways, public transit, railways, parking, and
bicycle and pedestrian infrastructure. San Joaquin lies halfway between Interstate 5 and State
Route 99. It shares one of its main streets with traffic traveling through the City to other
destinations. Colorado Avenue is a major north” south corridor that also acts as a truck route;
Manning Avenue is a main east” west route that connects two main freeways. These routes are
operating at above average levels of service. San Joaquin also has a major rail line that
parallels Colorado Avenue and splits the town. This affects the traffic, safety, and pedestrian
connectivity. The City's streets and sidewalks are in fair condition and in need of maintenance
and it lacks bicycle infrastructure. Thus directions for future include improvements to streets,
bicycle lanes, sidewalks, connectivity between the two sides of town and expansion of public
transportation service.

Housing

The purpose of the Housing Element is to ensure that local governments adopt land-use plans
and regulatory schemes that provide adequate housing opportunities and development for

City of San Joaquin
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residents of all incomes. In 2000, over one third of households in the City were overpaying for
housing, and over one third were living under the poverty threshold. With the recent loss of
employment opportunities, overpayment and poverty trends have likely worsened.

There are a total of 1,067 residential units in the City, over half of which are single family
detached. The housing stock is in good condition overall, with only 78 units in need of minor
repairs according to external assessment. Anecdotal evidence suggests, however, that
subsidized rental units are in need of repair for basic livability. In addition, the needs
assessment and public outreach indicate that more housing stock is needed, especially for large
families in lower income brackets. Future directions include building low-income housing units
with five or more bedrooms, developing high-quality housing to attract high-income residents,
and improving maintenance of rental units.

Public Facilities and Services

The Public Facilities and Services Element guides the evolution of citywide infrastructure and
programs that provide the foundation for development and growth. This element considers
infrastructure and systems for water distribution, stormwater management, wastewater
treatment, and solid waste disposal. In addition, the element examines services including police
and fire protection, local schools, and the public library. Although the City has prepared master
plans for nearly all of its infrastructure systems, both the water and sewer systems are
inadequate to meet potential needs.

The Cityds only school serves a student,ammopul ati o
has failed to meet performance standards for five consecutive years. The City is fortunate to

have a low crime rate in contrast with the rest of Fresno County, but lacks its own police

protection force, instead relying on relatively limited access to police services under contract

with the Fresno County Sheriff Department. The City also lacks its own fire station, and all fire

calls within San Joaquin must be served by the nearby fire station in Tranquility, increasing

response times in the event of an emergency.

Conservation

The Conservation element is given special attention in this background report and the San
Joaquin General Plan. The City has expressed a desire to focus specifically on the conservation
element, in order to become a model sustainable city in the San Joaquin Valley. In this
background report conservation has been divided into several sections including water
conservation, biological diversity, air quality, greenhouse gas inventory, green building and
energy conservation.

Biological Resources

San Joaquin supports agriculture and urban development. Approximately 38 percent of the land
use in the City is dedicated to agriculture; therefore, plant and animal life is minimal. In the few

remaining areas not converted to urban or agriculture use, unique biological features exist. The
areas not yet converted consist largely of non-native plant species and grassland habitats. The

City of San Joaquin
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community has expressed the importance of additional trees in the City. The addition of trees in
San Joaquin may potentially support a more abundant plant and animal habitat, and could also
add to the aesthetics of the City.

Water Conservation

The importance of water conservation in California is becoming increasingly realized,

particularly in the Central Valley. Much of the economy in the Valley is attributed to water

availability for agriculture. The City, nestled in the heart of prime agricultural land, understands

the importance of reducing water consumption to protect valuable water supplies. Current water

demand is about 181 gallons per person per day equaling 257 million gallons per year for the

entire City. The average daily water demand for Fresno County is 258.8 gallons per person and

the State of Californiads aver ageonsgerpersgn. wat er use

This section of the Conservation Element sets the tone for developing a General Plan that
emphasizes water conservation. Included in this portion is a description of the State water policy
framework including required water planning, building codes, city landscaping ordinances, and
metering; existing conditions including water supply; water demand; regional hydrogeology and
emerging directions. The emerging directions portion covers the feasibility of implementing
water saving measures in San Joaquin. The City hopes to protect its water resources by
developing and implementing a plan that reduces the City's water consumption. The size and
overall economic situation makes it difficult for the City to make significant investments in water
infrastructure and services without outside funding.

According to State statutory law, the City must reduce water consumption to 144.8 gallons per
person per day. Compliance with State laws and regulations that help to meet California's State
Water Plan of a 20 percent water reduction by 2020 allows the City to qualify for State and
federal funding to help pay for water infrastructure improvements and projects that reduce
overall water usage. Some of these project themes include: educational programs for children
and adults, incentive based programs such as ftash for grassdand water saving fixture
installation, water metering installation with a tiered fee based system and ordinances restricting
landscape watering. By adopting a general plan that lays a policy and implementation
framework, the City can prioritize water conservation projects that make them a model city for
water conservation.

Energy Conservation

The Energy Conservation section of the Conservation Element aims to substantially decrease

the amount of energy consumed by the City. The City is currently entirely dependent on non-

renewable energy sources. Further, a majority of buildings in the City were built before minimum

mandatory building efficiency standards were in place. This section suggests actions the City

can take to decrease dependence on non-renewable energy sources by supporting on-site

power generation, municipal renewable energy sources, and building efficiency through
enforcementofnon-mandat ory el ement s o freemMBuitdihgegCodey4 ( Cal i f or n
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Green Building

Buildings and the process of building comprise a majority of energy use and GHG emissions in
most cities. The Green Building element seeks to reduce the amount of resources that the
building stock of the city consumes. The section uses parts of LEED-ND, a national tool used to
evaluate the sustainability of neighborhoods, to assess the current green building conditions in
the City. While the City currently fails to meet national standards for green building, the potential
exists for the City to have highly efficient buildings and construction processes by encouraging
recycled and sustainably harvested construction materials on-site power generation, and energy
and water efficient buildings. In the second community meeting, City residents confirmed that
they would be willing to invest in energy efficiencies if it meant saving money and energy in the
long term.

Air Quality

The City is located in the San Joaquin Valley Air Basin, which is regulated by the San Joaquin
Valley Air District. Air quality in the San Joaquin region has generally been good according to
nearby monitoring station data. Based on a review of pertinent literature, air quality issues
relevant to the City include vehicle emissions, construction activity emissions, fugitive dust and
odors. Future directions related to air quality include the creation of policies and programs to
keep air pollutant emissions low, and protect the health and safety of the residents of San
Joaquin.

Greenhouse Gas Inventory

The Greenhouse Gas (GHG) Inventory section reports a comprehensive list of all GHG

emission sources in the City as well as the net total amount of carbon dioxide emitted in one

calendar year. The GHG Inventory accounts for municipal and private emission sources. The

background report accomplishes the first task of identifying the sources of GHG emissions in

the City, including the Citybs vehicle fleet, energy f
Private sources include emissions from vehicles, buildings, and industrial operations. Once the

sources have been compiled, the emissions can be quantified and projected forward to 2035

and backward to 1990.

Open Space

The Open Space Element contains a plan for the management and maintenance of open space
resources for the City. The open space resources in San Joaquin are agricultural land and
recreational spaces. Agriculture is the largest industry in San Joaquin, and the current land use
policy reflects this by working to conserve agricultural lands as the city grows. Recreational
open space in the City fails to meet national standards as there is not enough space for the
existing population, and it is not adequately distributed throughout the City. The major areas of
concern are to provide more recreational space and to provide a greater variety of uses.

While not currently a pressing issue because of sound land use policy, prime agricultural land is
a diminishing and irreplaceable resource that will only grow more valuable, so its conservation
will always remain a priority. Feedback from the community indicates a strong need and desire

City of San Joaquin
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for greater number and types of outdoor recreational spaces to improve the health of residents
and increase the quality of life.

Safety

The Safety Element addresses the protection of humans and property from natural and man-
made hazards. Hazards addressed include seismic and geologic hazards, wildfire, flood, and
hazardous materials storage and transport. Seismically, San Joaquin is relatively safe. The
nearest active fault is approximately 40 miles away from San Joaquin and there are no
unreinforced masonry buildings in the City. San Joaquin is also not significantly threatened by
liquefaction, landslide, or wildfire. The City is located in an area of deep subsidence, which
means there is a risk of the ground settling or sinking, especially if precautions are not taken
when removing groundwater from aquifers. Notably, the City was recently classified by FEMA
as being located in the 100-year flood plain. There are several hazardous materials sites that
are monitored by the EPA in the city, and two major thoroughfares and the railroad provide
corridors along which hazardous materials can be transported.

The City does not have a hazard mitigation plan, nor are they a part of any multi-jurisdictional
plan. Future directions for the City include the creation of a hazard mitigation plan, or
partnership with other agencies for a multi-jurisdictional hazard mitigation plan and the creation
of a community emergency plan. The development and implementation of safety related
community education programs can also be explored. As the City continues to develop and
grow, there is also the opportunity to address community safety through environmental design.

Noise

The Noise Element provides a discussion on the regulatory framework upon which the noise
element is based. It also identifies locations of major noise sources and noise sensitive land
uses. The greatest noise sources are traffic on Manning and Colorado Avenues with most
sensitive uses such as schools and most residences located outside the limit of unacceptable
noise levels. The greatest noise-related issues for San Joaquin in the future will be continuing to
ensure land use compatibility among adjacent properties. This can be achieved through noise

control measures and noise control programs to |
levels of noise.

Community Design

The Community Design El ement describes the aesthe
environment and focusesonSanJ oaqui nés identity. The City has a
vision to maintain its unique sense of place and small town qualities as it moves into the future.

Sense of place within the City is created by cultural, historical significance and architectural

elements, such as setbacks, architectural details and storefronts. Key areas that define San
Joaquinbés sense of place include the downtown, <co

and the agriculture industry.

City of San Joaquin
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To strengthen t he Ciitydedigs gudiires carcbe ergated t@ aoldresaunew
constructi on, t he downtown <cor e, pedestrian conne
community. Emphasis on creating public spaces, implementing sustainable design principles

and preserving landmarks, open space and historic buildings can further enhance San

Joaquinbs sense of place and identity. Resident s
that they wish to change, including improving the efficiency of land uses, attracting a diverse

population to the City, and sustaining an attractive small town atmosphere.
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1. INTRODUCTION

1.1. Setting

The City of San Joaquin is located in the central San Joaquin Valley of California between the
Sierra Nevada and Coast Range mountain ranges in Fresno County. It is located approximately
30 miles southwest from the City of Fresno. The City, which is about one square mile, lies at an
elevation of 170 feet on flat terrain and is surrounded mainly by agricultural uses. Throughout
the Cityds history, agriculture has played
City with major cities in California including Interstate 5, Highway 99 and Manning Avenue. San
Joaquin is also located on a rail line.

1.2. Demographics

San Joaquin had approximately 4,070 residents in 2009 and is the smallest incorporated city in
Fresno County. In the 2000 census, more than 90 percent of those living in the City identified

themselves as Hispanic or Latino of any race.

population is under the age of 18. Additionally, about 34 percent of the population was living
under the poverty line at the time of the census.

1.3. History

San Joaquin was founded in the early 1900s and incorporated in 1920 as a general law city.
The City developed with a traditional grid layout, oriented around the railway and served as a
center for services in an agricultural area. Throughout its history, the city has been a small
community with a strong agricultural presence.

1.4. City Planning Area and Sphere of Influence

mp

App

As suggested by the Governor 0¢OPRf fiwWbhenfePt abhisash
planni ng area, each city should consider wusing

p .10). The sphere of influence contains the City limits as well as any unincorporated territory of
the County in which development or projects can influence the interests of the City. While the
City itself is about one square mile in size, the City of San Joaquin Sphere of Influence is about
1.57 square miles in size, illustrated in Figure 1-1.
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Figure 1-1. San Joaquin City Limits and Sphere of Influence.
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1.5. Long Range Planning and the San Joaquin General Plan

Californiab6s cities and counties must adopt
General Plan, which outlines goals and policies for future directions of a jurisdiction, is the tool
used for long-range planning. State law mandates the inclusion of seven elements in a general
plan including Land Use, Circulation, Housing, Conservation, Open Space, Safety, and Noise.
Three additional optional elements have been included in this general plan update: Economic
Development, Public Facilities and Services, and Community Design.

The first General Plan for San Joaquin was adopted in 1973, with subsequent amendments and
Housing Elements. The current San Joaquin General Plan was updated in 1995. This San
Joaquin General Plan update is being completed by a study team of graduate students in the
City and Regional Planning Department at Cal Poly, San Luis Obispo. The plan update is based
on OPR guidelines for preparing a general plan.

City of San Joaquin
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2. PLANNING PROCESS

2.1. Introduction

This section describes the Community Planning Process undertaken by the study team for the
background report of the City of San Joaquin General Plan Update. The planning process
involves three distinct and important steps (See Figure 2-1):

1.

3.

Gathering information by conducting a land use inventory, researching background
information about the City, conducting personal interviews with stakeholders, distributing
and collecting surveys and holding community meetings;

Analyzing information from primary and secondary research to develop future directions
for the City; and

Comparing alternative scenarios for the future of the City.

Community feedback is an integral part of the Community Planning Process and contributes to
each step throughout. Community feedback was obtained through personal interviews with
stakeholders, surveys of residents and community meetings which are described in the
community feedback section.

Figure 2-1. Community Planning Process.
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2.2. Background Research and Fieldwork

Each general plan element is influenced by policies set at the local, regional and State level.

These policies gui de -mdkiegpoaessahout whery \where andlow®i o n

grow, as well as determining what infrastructure is needed to serve growth. This section

describes the formal research sources, organizations and fieldwork undertaken by members of

the planning team. The California Governor s Offi
what needs to be addressed by the general plan for each of the seven required elements.

Additional elements have been added to the City of San Joaquin Background Report. Agencies

with interests or responsibilities related to development and use of land in Fresno County were

consulted to identify current land uses.

The following agencies were consulted to establish policies and best practices:

California Department of Finance

California Department of Transportation

California Department of Water Resources

California Office of Planning and Research, General Plan Guidelines
California Resources Agency

City of San Joaquin

County of Fresno

County of Fresno Department of Public Works and Planning
Golden Plains Unified School District

Fresno Council of Governments

U.S. Environmental Protection Agency

U.S. Fish and Wildlife Service

U.S. Department of Housing and Urban Development

U.S. Access Board Guidelines

= =4 =4 4 =4 -4 - -f -a - -f o o of

These agencies either report activities at the local level (e.g., department of finance records
current population and employment information) or guide local decision-making (e.g., the Local
Agency Formation Commission determines if and when bordering areas can be annexed by the
City). The agencies are referenced throughout the background report.

2.3. Land Use Inventory

The planning team conducted a land use inventory in early October 2010 primarily to determine
land uses and conditions of buildings within city limits. The inventory included a visual
assessment of each parcel in several different categories. A classification and coding system
was adapted from Fairfax County, Virginia to categorize the land uses. The condition of roads,
presence of public sidewalks and trails were also noted. Figure 2-2, Figure 2-3 and Table 2-1
show the land uses in the City and its Sphere of Influence. The land use inventory is discussed
further in the Land Use chapter of this background report.

City of San Joaquin
24



Background Report
June 2011

Chapter 2
Planning Process

Figure 2-2. City Land Use Inventory.

Figure 2-3. Land Use Inventory for Sphere of

Influence.
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Table 2-1. Land Use Designations.

Source: 2010 Land Use Survey

Lt U City Sphere of Influence
Designation Acres Percent Acres Percent
Residential 158.52 22% 158.52 16%
Agriculture 230.95 32% 506.95 53%
Commercial 25.02 3% 25.02 3%
Industrial 46.09 6% 46.09 5%
Open Space 6.71 1% 6.71 1%
Public Facility 78.13 11% 78.13 4%
Vacant 39.69 6% 39.69 4%
Railroad 19.09 3% 19.09 2%
Roads 106.00 15% 126.00 13%
Total Acreage 710.20 100% 962.20 100%

Source: 2010 Land Use Survey

City of San Joaquin
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2.4. Community Outreach

Community outreach is fundamental to the development of the background report. Two
community meetings were conducted by by the study team. Additionally, two supplemental trips
were made to the City. A number of surveys were collected throughout the process; the details
of which follow in the general and economic survey sections and following chapters. The vast
majority of adult community members were non-native English speakers, so a Spanish
translator was used at Community Meeting 1. The second community meeting was conducted in
Spanish. A more detailed discussion of demographic characteristics takes place in the
Economic chapter. The format of each of these meetings and trips is discussed in the following
subsections.

2.4.1. Supplemental Trip 1. October 7, 2010
In the first of the two supplemental trips,

Purpose
The purpose of this trip was to introduce the studio to the City, and to encourage members of
the City to participate in the upcoming meeting.

Format

A weekly Thursday night dinner is provided free of charge by local aid organizations (such as
the United Way and Salvation Army). Discussions with city staff brought to light that this weekly
event saw participation in numbers approaching five hundred. Though no absolute count was
made, estimates place the crowd at well over two hundred, with a majority being children.

A table was provided by the City on which team members placed clipboards with a general
supplemental survey for individuals to fill out in Spanish or English as preferred. Candy was also
provided to encourage children to bring their parents to the table. Team members who spoke
Spanish aided community members in completing surveys. Twenty survey responses were
collected that night. Additional surveys were given to the mayor pro tem and head of the local
Promotoras (the participatory arm of a regional community non-profit organization). Detailed
discussions of the results of this survey follow in subsequent chapters.

2.4.2. Community Meeting 1: October 9, 2010
Community Meeting 1 was held at the San Joaquin Veteran® Hall.

Purpose

The purpose of this meeting was to introduce the study team to the community, explain the
General Plan Process, record valuable input about the perceived state of the community and
confirm initial feedback received from surveys. The combined feedback follows in the feedback
section. Community members were asked to answer three questions:

1 What do you like about your community?
1 What does your community lack?

City of San Joaquin
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1 What would make your community better?

Format

The format of the first community meeting was a PowerPoint presentation which included a brief
explanation of who constituted the study team, the intention to update the general plan, how this
would be accomplished and an explanation of the final product to be produced (the update to
the general plan). The meeting began with ten adult members of the community, but this
number doubled as the meeting progressed. The language distribution withessed at the first
supplemental meeting held constant and most community members only spoke Spanish.

Two community member tables were established, along with one community leader table at
which sat the Mayor, City Manager and Public Works Director, among others. A facilitator asked
all groups three questions (translated in Spanish by the Mayor pro tem) and gave groups 15
minutes or more to respond to each question. Feedback and discussion commenced as the
participants gave an abundance of input. Answers were written on notepads for each of the
three questions. One team leader for each group then presented the answers to the rest of the
groups.

Feedback

This section discusses the common answers received in both surveys and community meetings.
The team accumulated beneficial input that would help in determining the future vision for the
City. Detailed descriptions of these answers follow in chapters under the community feedback
sections and the input from community leaders follows in the stakeholder interviews section as
well as later chapters. There was a range of different feedback but common answers throughout
the surveys and Community Meeting 1 included:

Likes about the community
1 Everyone knows each other
T The farmer 6s mar ket and other community
1 Everything is within walking distance
1 There is a very low crime rate

Things the community lacks
1 A well-trained workforce to attract businesses
A public transportation system
Fast-food restaurants and shopping opportunities
A youth center
A 24-hour medical clinic
Adequate school space
A grocery store

=A =4 4 -4 -8 A

Things to make the community better
1 More parks, trees, flowers and landscaping
1 More employment opportunities and job training
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1 More public facilities (bathrooms, benches, etc.)
1 More stores and entertainment opportunities
I Teen activities
1 Keep up with general maintenance and upkeep of streets and sidewalks

2.4.3. Supplemental Trip 2, November 2, 2010
The second supplemental trip coincided with a public festival in the City: Dia de los Muertos.

Purpose
The purpose of this trip was to obtain additional information regarding economic forces,
understand community design preference and to advertise the next community meeting.

Format

The main downtown street was closed off to vehicular traffic for the street festival. In Mexican
culture, the Dia de los Muertos is a popular holiday which honors the deceased members of the
community. Offerings are made to the deceased in the form of candy, liquor and toys (for
deceased children). The City began its own celebration in 2009 with three altars to the dead and
a handful of street vendors offering assorted cultural foods and beverages. The altars are part of
a design competition entered into by local community members. In 2010, the festival boasted
nine altars, numerous street food vendors, cultural dances and disk music for participants to
dance to on an improvised dance floor. Though no head count was made, it is estimated that
community member participation reached several hundred for the event.

Team members, with assistance of the Mayor pro tem set up a booth with different materials to
help facilitate discussion. The booth, consisting of a table and some easels displaying posters
stood at one end of the festivities near the heart of the celebration, the cultural dance stage.
This location placed studio members in direct interaction with attendees. Two Spanish posters
with 24 pictures in all were used to conduct a visual preference survey (see Figure 2-4 and
Figure 2-5). This visual tool asked participants to select the style they most preferred from three
designs of houses, neighborhoods, sidewalks and other amenities. Further discussion of the
results of this visual preference survey appears in Chapter 12: Community Design.
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Figure 2-4. Architectural Visual Preference Survey.
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Figure 2-5. Street Visual Preference Survey
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