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Visalia General Plan Update

I Consensus Edits for Final GPURC Review

A number of specific text edits were proposed for the Policy Summary Paper; these are presented below in
their entirety, including edits responding to the question about the Downtown and Urban-Agricultural
Buffering proposal and Urban Agriculture/Right to Farm Ordinance, with the objective of ensuring that,
for these latter policy initiatives, no conflicts are created with longer term urban development that is in
the interest of the City.

A map of new NC Neighborhood Commercial sites and their spacing also has been prepared for GPURC
review. Statistics on these new centers are presented to confirm that the Land Use Diagram and the
Neighborhood Commercial land use policy will work together to prevent big box, large format retail
within Visalia’s neighborhoods.

URBAN BOUNDARIES AND GROWTH MANAGEMENT (I.1)

LU-P-6 Promote development of vacant, underdeveloped, and/or redevelopable land within the City
limits where urban services are available and adopt a bonus/incentive program to promote
and facilitate infill and—higherdensity—development in order to reduce the need for
annexation and conversion of prime agricultural land and achieve the objectives of compact
development established in this General Plan.

LU-P-9 *Initiate planning for post-2030 urban land needs in the area north of St. Johns River that is
within the City’s Sphere of Influence, and other areas as may be identified by the City
Council, when residential development with the Urban Development Boundary reaches 80
percent of capacity, or earlier, at the initiative of the City Council.

RURAL BUFFER AND EDGE CONDITIONS (1.2)

LU-P-12 Maintain greenbelts, or agricultural/open space buffer areas, between Visalia and other
communities by implementing growth boundaries and working with Tulare County and land
developers to prevent premature urban growth north of the St. Johns River and in other
sensitive locations within the timeframe of this General Plan.

Techniques to be applied selectively at appropriate locations in consultation with landowners
fer-with the objective of preserving agricultural lands and open space around the City could
include voluntary programs for establishing open space and conservation easement, purchasing
development rights, support for agricultural land trusts and “land banking” and, if feasible,
establishing a program for transfer of development rights. This program will need to be
coordinated with post-2030 planning to avoid creating the potential for “leapfrog” development.
See policy LU-P-9.
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LU-P-16

*Adopt a Right-to-Farm and Urban Agriculture ordinance, designed to faeilitate—allow
continued agricultural operations at appropriate locations within the City limits, including
disclosure requirements to purchasers of homes and residential land adjacent to farming
operations_and setback, screening and performance requirements for Urban Agriculture to
ensure land use compatibility. This ordinance should not limit urban development
contemplated by the General Plan.

DOWNTOWN (1.8)

LU-P-83

LU-P-87

LU-P-88

LU-P-93

LU-P-96

LU-P-98

LU-P-99

*Provide incentives for infill development of opportunity sites and adaptive reuse and
restoration of existing buildings in Downtown and East Downtown.

New development in Downtown and East Downtown will realize the inherent potential for
higher intensity use of this district, and should include offices, mixed-use and live-work
buildings, storefront commercial buildings, apartments, condominiums and townhouses, and
small-lot single-family houses.

*Promote the integration of the-twethe area bleeks-east of Bridge Street and west of Burke
Street into dewntewnDowntown in the near term, with the development of office, residential,
and mixed-use buildings on available sites.

Improve Santa Fe Avenue to collector-street status. Santa Fe Avenue is intended to function
as a major connection to neighborhoods north and south fe+with downtown.

*Support redevelopmentrevitalization of East Downtown by the extension of the city block
pattern found in dewntewnDowntown, and the creation of five distinct street types, with
different roles and identities:

*Partner with downteown businesses-business and non-profit associations such as Downtown
Visalians, the Downtown Property Owners Association (POA), the Chamber of Commerce,

the Arts Consortium, and the Visitors and Convention Bureau in promoting
dewntoewnDowntown.

The City’s role should include but not be limited to providing strong signage for downtown and
providing visitor information on the City website.

Promote the development and implementation of special districts and master plan areas to
preserve and enhance Downtown and East Downtown the Core Area. Ongoing efforts
include the Medical District Master Plan, and historic preservation district—asne

redevelopmentprojectareas.

Work with the Downtown Property Owners Association (POA) and other Downtown-
oriented organizations to continue investment in downtown infrastructure improvement
projects such as the acquisition of property for parking facilities and graffiti removal

programs.




LU-P-100

LU-P-101

LU-P-102

LU-P-103
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Provide enhanced pedestrian connectivity between Downtown and the historic districts
located both north and south of Highway 198 through construction of ADA-accessible
sidewalks and entry signage.

Ensure that sufficient lands surrounding Kaweah Delta District Hospital are designated to
accommodate expansion of the Hospital as well as associated ancillary uses. Medical uses
such as professional offices and laboratories may continue to expand along Noble Avenue
south of Highway 198 between Willis Street and Santa Fe Avenue in support of future
Hospital support needs.

Expand the Parking Overlay District to encompass the East Downtown area in order to
provide options to property owners for on-site parking requirements.

See also policies on updating parking standards with provisions for shared parking credits for
on-street and off-site spaces, reduced standards with Transportation Demand Management and
exceptions for small storefronts and related uses that do not require new off-street spaces.

In order to avoid losing out on potential funding opportunities, to the extent financially
feasible, prepare infrastructure improvement plans for future necessary facilities so that they
are ready to bid when such funding opportunities become available.

WATER CONSERVATION (4.1)

CO-P-1

CO-P-3

Continue to improve and expand the City’s Water Conservation Program, consistent with the
Urban Water Management Plan as appropriate, including an active public outreach
component and an online presence. The program should provide information and links to
additional resources on water-efficient plumbing fixtures and planting and irrigation
methods, and the development of safe and effective gray water systems. It should also
maintain an up-to-date list of incentive programs.

Adopt and implement a Water Efficient Landscaping Ordinance for new and/or refurbished
development that exceeds mandated sizes, and ensure that all new City parks, streetscapes,
and landscaped areas conform to the Ordinance’s requirements. The Ordinance should
include provisions to optimize outdoor water use by:

- Promoting appropriate use of plants;

— Establishing limitation on use of turf, with exceptions for specified uses where turf is
essential or drought tolerant, cool-season plant materials, such as Fescue grasses, are used
(e.g., recreation playing fields, golf courses, and pocket parks, and areas where such
planting is appropriate);

PARKS AND OPEN SPACE (5.2)

CO-P-30

*Prepare a Parks and Recreation Master Plan to implement Park policies in this General Plan.
The Plan should include:
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2 HPAC’s Historic Preservation Policies

Historic preservation policies are currently spread between the Historic and Archaeological Resources
section of the Conservation, Open Space, Recreation and Parks Element and the Historic Preservation
Element. It would make sense to merge all historic preservation policies into one section of the Plan, a
new Historic Preservation Element, as a streamlining measure.

The Historic Preservation Advisory Committee (HPAC) agrees with the intent of locating Historic
Preservation Policies in the Historic Preservation Element. The Committee also believes it is very
important that the Historic Element be maintained as a stand-alone element of the General Plan. The
following policies are proposed for GPURC review and approval; consultant additions are shown in
redline and in the sidebar. These build on and largely incorporate those policies in the Summary Policy
report presented at the January 26™ meeting with a few important additions.

Objectives

HP-O-1  Assure the recognition of the City’s history through the preservation of historic sites,
structures and features.

HP-O-2  Maintain historic residential areas as cohesive neighborhood units, and ensure consistency of
character within the historic area.

HP-O-3  Support efforts to use the Local Register of Historic Structures and the Historic District to
identify and promote community history through the use of walking tours and other public
outreach.

HP-O-4  Promote the maintenance and identification of historic resources in the community as key
components of tourism and increased economic diversity for the City.

HP-O-5  Promote the benefits of historic property ownership through programs such as tax incentives,
available grants and loans, including but not limited to the Mills Act, Federal Tax credits and
similar programs for properties within the Historic District or on the Local Register of
Historic Structures.

Policies

HP-P-1 Pursue becoming a Certified Local Government to take advantage of grants, loans and other
historic preservation programs.
Under the National Historic Preservation Act, the Certified Local Government Program would
allow Visalia to integrate its historic preservation efforts with those of the statewide historic
preservation process and to be eligible, on a competitive basis, for special matching grants.

HP-P-2 Update the City’s Historic Preservation Ordinance to include criteria for streamlining the

process for issuing building permits for minor repairs and alterations as designated by the
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HP-P-3

HP-P-4

HP-P-5

HP-P-6

HP-P-7

Historic Preservation Advisory Committee. Include, as appropriate, preservation incentives,
such use of the California Historic Building Code, where appropriate, and other available
incentives

The sidebar on the next page highlights topics to be addressed in this update. These reflect “best
practices” in historic preservation statewide and will enable the program to be tailored to the
City’s goals and needs. Details would be worked out during Plan implementation with an open,
public planning process.

Expand the Historic Planned Office Conversion zone to preserve historically significant
structures and facilitate office conversion in locations suited to commercial use and where a
functional connection can be made between Downtown and adjacent neighborhoods with
minimal parking impacts to the adjacent non-converted properties.

The Planned Office Conversion zone has been applied in some but not all of the areas identified
as appropriate in the current General Plan. Then proposed update is to allow for an expanded
use of the zone to cover additional areas where good housing stock is at some risk and where
office conversion would be appropriate. The policy does not call for the City to provide specific
boundaries; instead it allow for the consideration of any appropriate areas where properties
may be added to the Local Register and/or the Historic District to retain the historical character
of individual sites and the streetscape while transitioning from residential to office or related
uses. During the rezoning process, the potential for parking impacts to adjacent non-converted
properties needs to be recognized as one of the key potential conflicts between the office
conversion area and adjacent non-converted residences, and performance standards and/or
conditions of approval should be imposed to mitigate potential impacts.

Continue to ensure that proposed new development within any Historic District or on any
properties listed on the Local Register of Historic Structures is compatible with its
surroundings, using criteria of height and scale; spacing of buildings; materials and textures;
street walls; landscaping; and other elements which contribute to the historical neighborhood
character.

Continue to facilitate the conversion of older structures to new uses, with minimal alterations
to building or site appearance, by providing exceptions to zoning and building code
requirements for structures on the Local Register of Historic Structures and within the
Historic District, where such exceptions shall contribute to and enhance the historic character
of the area.

Use any available funding source to provide low-interest loans for the rehabilitation and
restoration of structures listed on the Local Register of Historic Structures or located within

the Historic Districtwithinthe historicarea.

Continue to use the Historic Preservation Ordinance development review process to protect
structures listed on the Local Register of Historic Structures or located within the Historic
District.

The Historic Preservation Ordinance allows the City to place a moratorium of up to six months
on proposed demolition or moving permit to allow time for alternatives to be explored, and to
deny such permits for Local Register structures classified as “exceptional.” Structures so listed on
the Local Register shall not be torn down until all alternative solutions have been exhausted.
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Updating Visalia’s Historic Preservation District
Ordinance

Expanding Responsibilities of Historic Preservation Advisory Commission
toinclude

o Recommending to the Planning Commission and City Council the
designation of landmarks and historic districts determined to be
appropriate for historic preservation.

o Reviewing and commenting upon public and private land use proposals,
affecting designated or nominated historic and cultural resources.

Enabling Use of Preservation Easements on the facades of buildings
designated as a historic re-sources or Landmarks to be acquired by the city or
nonprofit group through purchase or donation pursuant to Civil Code section
815.

Enabling Use of the State Historical Building Code for the rehabilitation,
preservation, restoration or relocation of structures designated as historic
resources. Such work on designated cultural resources shall be subject to the
provisions of the California State Historical Building Code rather than the
Uniform Building Code.

Using the Secretary of the Interior's Standards for Rehabilitation and
Guidelines for Rehabilitating Historic Buildings, but allowing them to be
modified on a case-by-case base.

Supporting Financial Incentives for Property Owner Participation and
endorsing the Mills Act, (Government Code §50280 et seq.) as a viable means of
providing property owners such incentive.

Providing for Economic Hardship be allowing the Planning Commission, after
receiving a recommendation from the HPAC, to grant a use permit for a waiver
of the land use regulations in a Historic District when such a waiver is necessary
to permit the preservation or restoration of an historic or architecturally
significant building, structure or site, consistent with the purposes of this
ordinance, the applicable historic district conservation plan, and the General
Plan.

Support the work of the Historic Preservation Advisory Committee, whose responsibilities
include:

- Offering assistance in the form of information and referral to applicants who are
developing restoration projects, and providing information on available grants and loans
for restoration and rehabilitation of historic structures;
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HP-P-9

HP-P-10

HP-P-11

HP-P-12

HP-P-13

HP-P-14

— Identifying and recognizing all historic areas, sites, structures, and features by placing
them on the Local Register of Historic Structures and providing assistance with
registration on the State of California Inventory of Historic Resources and National
Register of Historic Places;

- Initiating efforts to educate the public to the significance of historic areas, sites and
structures and the cultural and social events associated with them;

- Facilitate the recognition of all structures, sites and features within the Historic District or
on the Local Register of Historic Structures, along with significant historical landmarks or
areas which are not contained within a District or Register where significant community
history is represented. The owners of historic property shall be encouraged to display
their plaques for public information;

— Pursuing support of the creation of a revolving loan fund for historic rehabilitation to be
financed through public and private contributions with efforts to encourage banks to
provide loans for the acquisition or rehabilitation of historic properties;

Periodically Ssurvey historic resources and nominate historically and/or architecturally
significant sites, structures, and neighborhoods to the Local Register of Historic Structures
and/or Historic District, State of California Inventory of Historic Resources, National
Register of Historic Places to ensure they are protected.

Regularly review the Local Register of Historic Structures to ensure that properties are
appropriately listed.

Collaborate with Tulare County Historical Society and other civic organizations on
appropriate monuments which publicize historic sites.

Establish criteria for hishistoric street sign name blades and-in Historic Districts/ and at
Gateways to historic areas.

Identify, survey and establish new additions to the Historic District and Local Register of
Historic Structures.

As needed, but no less than every 10 years, review and update the Historic Element and
Oxrdinancerelated implementing ordinances.

The City’s last comprehensive survey was completed for the 1979 Historic Preservation
Ordinance. Many properties may be considered of historic value that were not reviewed at that
time.
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3 An Infill Development Incentive Program

This section presents an expanded Infill Development Incentive Program for consideration. The
Program is designed to encourage development of vacant properties and redevelopment of significantly
underutilized properties within current city limits. All land meeting specified criteria would be eligible,
with no discretionary review or distinctions based on length of time within the City or the amount of
development land abutting a site. The infill opportunity zones would not be mapped, but criteria would
be established to determine eligibility for the program.

Definition of Infill

The following definition is proposed for the Infill Development Incentive Program; it is less limiting than
the City’s current definition under the Development Impact Fee Program because length of time the land
is owned and the percentage of development in the vicinity are not considered.

Infill. Construction on an existing vacant lot on an existing street in an existing neighborhood or
shopping district or other developed area within the existing City limits.

Equally situated properties would be treated equally, and there would be no discrimination against those
who may not currently qualify for a transportation impact fee reduction.

Objectives

Facilitating infill development in Visalia will:

* Promote a compact urban form centered around the city’s historic core
* Increase public safety
* Take full advantage of available infrastructure, minimizing new capital expenditures
* Conserve natural resources by:
- Delaying conversion of productive farmland at the city’s edge to urban uses

- Allowing for more trips to be made by walking, biking, and transit by increasing density
and mix of uses

* Provide economic opportunities for property owners, residents, and business owners
GENERAL PLAN POLICY DIRECTION APPROVED BY GPURC

Proposed General Plan policies that support the creation of an infill incentive program, with suggested edits:

LU-O-1  Implement and periodically update a growth management system that will guide the timing,
type, and location of growth; preserve resource lands, natural features and open space; and
promote infill and redevelopment.
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LU-O-2  Protect agricultural land from premature urban development.

LU-P-6 Promote development of vacant, underdeveloped, and/or redevelopable land within the City
limits where urban services are available and adopt a bonus/incentive program to promote
and fFacilitate infill and-—higher-density—development in order to reduce the need for
annexation and conversion of prime agricultural land and achieve the objectives of compact
development established in this General Plan.

Techniques to be used include designation of infill opportunity zones as part of the
implementation process lawnd-and provision of incentives, such as redueed-reduced parking and
streamlined review, and residential density bonuses, and floor area bonuses for mixed use
and/or higher-density development, subject to design criteria and findings of community
benefit.

LU-P-36  *Suppert Adopt and implement an incentive program for residential infill development of
existing vacant lots and underutilized sites within the City limits as a strategy to help to meet
the future growth needs of the community.

Infill #ay-will be supported by increasing allowable density or decreasing minimum lot size
under zoning to the maximum limits set by the General Plan, by reducing off-street parking
requirements, by creating an Infill Incentive Zone where reduced fees and other incentives may
apply because infrastructure is in place, and by providing incentives that respond to different
challenges (for example in Downtown or in historically underutilized areas). Infill development
also ias supported by growth management policies requiring that 70 or 80 percent of the land
within the ewrrent-growth-"Tier 1” Urban Development Boundary is built out before expanding
outward into the area within the Urban Growth Boundary; see Policy LU-P-3 for details.

PROPOSED NEW INFILL INCENTIVE PROGRAM

The following program is proposed for GPURC discussion; it is more comprehensive than had been
previously suggested, both in terms of geography and in terms of what properties would be eligible. It
would not be limited to a small number of sites with the Core because the emphasis is on getting infill
development citywide, on all viable sites. For this reason, a specific infill zone would not be mapped for
the General Plan in order to enable the program to be more inclusive. The list of incentives also has been
expanded, consistent with some GPURC members’ comments.

What properties would be eligible?

Any property located within Visalia city limits, regardless of date of incorporation, would be eligible for
the program. Properties that are located inside unincorporated county islands also qualify, but large
unincorporated areas within the Tier 1 Urban Development Boundary, such as those in the Highway 198
corridor and south and north of the current city limits do not.

Eligible properties will be divided into two “priority zones,” based on location and other characteristics
that make infill development desirable from the City’s perspective, with greater incentives offered for
Priority 1 land.

Infill Incentives for Priority | Property

Priority 1 properties are those that:
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* Arelocated inside Visalia’s historic “Core” area (bounded by Houston Avenue, Tulare, Ben
Maddox Way, and Mooney Boulevard) or are located within a 200-feet on each side of the right of
way of: Mooney, Dinuba, Santa Fe, Court/Locust, or Lovers Lane; or

* Have a parcel size of less than 0.25 acres, or the development proposal consists of several adjacent
parcels that will be consolidated and developed as one project, with a maximum aggregate site size
of 5 acres; or

* Have a development proposal for housing where at least 50 percent of the units are affordable to
households earning 120 percent of Area Median Income (AMI) or below, or 30 percent are
affordable to households earning 80 percent of AMI or below.

Priority 1 properties qualify for:

* Transportation Impact Fee reductions per the City’s existing program, not to exceed 50 percent of
the base fee, with fee credit based on the prior use on the site (City practice that has not been
codified).

* Elimination or reduction of on-site parking requirements, based on size and street adjacency
according to the following table:

Parcel Size (Acres)

Location/Street Adjacency

On-Site Parking Requirement
(Examples, subject to refinement)

Less than 0.25

0.25-0.5

0.25-0.5

05-2

05-2

Over 2

Anywhere

At least one lot line on a local or
minor collector road

Adjacent to major collector or
arterial with transit service

At least one lot line on a local or
minor collector road

Adjacent to major collector or
arterial with transit service

Any

None for the first 2,500 square feet
of non-residential space

None

Parking requirement reduced by 15
percent

Parking requirement reduced by 10
percent, with provisions for shared
or common area parking

Parking requirement reduced by 15
percent, with provisions for shared
or common area parking

Parking requirement reduced by 15
percent, with provisions for shared
or common area parking

* Density bonuses of 20 percent above base zoning (gross dwelling units per acre for residential;
FAR for non-residential); or 33 percent above base zoning with provision of community benefit,
such as the following, provided the project density does not exceed the maximum established in

the General Plan:

- Daycare facility;

- Community “flex space”, such as a meeting room available for public use at a nominal

rent;
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— Publicly accessible, privately owned usable open space, in the form of a “pocket park” or
plaza, with pedestrian amenities such as benches, fountains, or public art.

Infill Incentives for Priority 2 Property

Priority 2 properties are those that:

* Arelocated within City limits in an area not specified under Priority 1, including any annexed
unincorporated county islands (except for those in the 198 Corridor).

Priority 2 properties qualify for:

* Transportation Impact Fee reductions per the City’s existing program, not to exceed 33 percent of
the base fee.

* Elimination or reduction of on-site parking requirements, based on size and street adjacency and
the availability of transit service, as specified for Priority 1 land. (Alternatively, percent reductions
available could be reduced by one-third under the assumption that Priority 2 sites are further from
the Core and offer fewer opportunities for reduced car ownership because jobs and shopping
opportunities are within easy walking or biking distance.)

* Density bonuses of 10 percent above base zoning (gross dwelling units per acre for residential;
FAR for non-residential); or 15 percent above base zoning with provision of community benefit,
such as the following, provided the project density does not exceed the maximum established in
the General Plan:

- Daycare facility;

- Community “flex space,” such as a meeting room available for public use at a nominal
rent; and

— Publicly-accessible, privately-owned usable open space, in the form of a “pocket park” or
plaza, with pedestrian amenities such as benches and trash cans.

Affordable Housing Overlay for Infill Development — Optional

The Infill Development Incentive Program could be reinforced by adopting an Affordable Housing
Incentive Program that would go beyond the State-mandated density bonus program, with design
standards and “form-based” code requirements to ensure neighborhood compatibility. It only would
apply to development sites designated for multi-family development to minimize potential impacts on
single-family neighborhoods.

LU-P-X Establish an Affordable Housing Overlay Zoning District (AHO) to promote the
development of affordable housing on infill land within the existing City limits in areas
designated by the General Plan for multi-family residential development. Participation by
affordable housing developers in the AHO program would be voluntary, with the incentives
offered intended to make development of affordable housing feasible.

The City will continue to work with affordable housing developers to provide housing
development opportunities that are geographically accessible to services, retail clusters,
transportation corridors, and key nodes. The AHO District would be an alternative to the State-
mandated Residential Density Bonus Program and could be applied for qualifying projects as a
“floating zone” and not require a General Plan amendment. It should be noted in some cases re-

14
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zoning would be required to be consistent with the General Plan Land Use designation. Such re-
zoning would be done concurrently with adoption of the AHO zoning district for the site.
Application requirements would be the same as those for the State-Mandated Residential
Density Bonus Program, modified, as appropriate for the purposes of this district.

The City will initiate a work program to analyze the various options for an AHO District
including the consideration of at a minimum the following development incentives:

—  Residential density increase beyond those provided by State Density Bonus Law;

—  Flexible zoning standards, including reduced development and parking standards, coupled
with Form-Based Code standards for infill sites to ensure land use compatibility;

—  Priority permit processing, including any applicable CEQA exemptions;

—  Design Review requirements; and

— Deferral or reduction of City permit and development impact fees based on the Priority
Zone designation for the site, as defined by the Infill Development Incentive Program.
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4 How to Accommodate Large Ownerships
with Master Plans in the Phasing Program

One question raised by a GPURC member toward the end of the January 26"™ GPURC meeting was how
to accommodate large land ownerships that may be split by the proposed phasing plan. This can be
accomplished in a straightforward manner by adding the following policy after Policy LU-P-3.

LU-P-X  Allow for City Council approval of master plans, following Planning Commission review and
recommendation, for sites under a single ownership or unified control, that may include
developable land within both the Tier 1 Urban Development Boundary and the Tier 2 Urban
Growth Boundary. Allow for pre-zoning of this master-planned land, subject to execution of
a development agreement between the City and the land owner (2) conforming to the
requirements of Government Code Section 65864 et seq., with only a first phase (the Tier 1
portion of the master plan) allowed to annex and develop while the City is still limiting
development approvals to land within the Tier 1 designation.

The portion of the site within Tier 1 then could be annexed, but the balance of the master plan
would have to wait until development is permitted in Tier 2 under Policy LU-P-3 before
initiating an annexation request. The development agreement would spell out details on overall
development, density/intensity and phasing, infrastructure needs and financing, and what each
party would do. This idea is to allow the large land owners to have a longer time frame for
development and infrastructure planning, consistent with the vision of the General Plan, and
also "nail down" the numbers for their financial partners while still maintaining the City's
interest in having concentric growth through a phasing plan.
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5 Whether to Add an Infill Tier for Phasing

Currently, the proposed phasing plan only incudes two tiers or growth boundaries, with no distinction
made between land that currently is within the City limits and unincorporated land that is within the Tier
1 boundary. The proposed policies could be amended, adding a specific policy creating an “Infill Tier” as

follows:

LU-P-X

To promote infill development, allow annexation and development of residential,
commercial, and industrial land outside of the existing City limits only if the proposal is
consistent with the City’s Land Use Diagram, and according to the following phasing
thresholds:

— For residential development, after 80 percent of the estimated residential capacity for
infill development within the City limits has been reached

— For commercial development, after 80 percent of the estimated commercial capacity for
infill development within the City limits has been reached; and

— For industrial development, after 70 percent of the estimated industrial capacity for infill
development within the City limits has been reached.

The City also may allow small annexations for sites less than 30 acres in size that are contiguous
to the City limits to allow for efficient development of a neighborhood, commercial area or
employment center, provided no General Plan amendment is required and infrastructure is
available or can be extended at no cost to the City. Estimated capacity by land use type is as
defined by this General Plan and updated if/as needed.

In the Revised Preferred Plan Report, Tables 11 and 12 list the development capacity of the infill sites
separately from the development capacity for Tier 1 (180,000) and for Tier 2 (210,000). The population
target associated with an Infill Tier is 160,000 based on the opportunity sites identified and the densities
that would be established for them by the new General Plan.





