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CHAPTER 3.0  
Land Use, Agriculture and Aesthetics 

3.1 Introduction 
This chapter of the EIR identifies the potential environmental impacts associated with land use, 
agricultural resources, and aesthetics (visual resources) within the planning area.  When 
applicable, comments received during the NOP comment period are described and addressed 
within the impact discussions. 

3.2 Land Use  
This section describes the amount of existing (August 2006) land uses and where they located 
throughout the City of Tulare General Plan Planning Area.  The method for mapping the location 
of different types of land uses employs information from the City of Tulare and Tulare County’s 
geographic information system (GIS).   

Environmental Setting 

Existing Land Use 

Table 3-1 provides the breakout of existing land use and development for the City of Tulare General 
Plan Update.  Existing land use is shown by city limits, 2015 Urban Development Line (UDL), 
Sphere of Influence (SOI), and General Plan Update Planning Area.  As the table shows, the 
Planning Area is 38,791 acres in size.  A majority of land use in this area is in agricultural uses, 
with about 64 percent of the total land area or 24,930 acres.  Residential uses (all residential types) 
comprise about 10.8 percent or 4,175 acres of the entire Planning Area.  Commercial and industrial 
uses make up about 839 acres (2.2 percent) and 1,321 acres (3.4 percent), respectively.  Public uses 
makeup about 6.4 percent of the Planning Area with 2,485 acres.  Finally, there are 2,073 acres of 
vacant land in the Planning Area accounting for 5.3 percent of the entire Planning Area. 

TABLE 3-1 
EXISTING LAND USE CITY OF TULARE PLANNING AREA 

Existing Land Use Type City Limits Percent 
2015 
UDL Percent SOI Percent 

Planning 
Area Percent 

Single Family Residential 2,459 21.9% 2,903 18.7% 3,485 17.2% 3,878 10.0% 
Multi Family Residential 295 2.6% 297 1.9% 297 1.5% 297 0.8% 
Commercial 697 6.2% 781 5.0% 805 4.0% 839 2.2% 
Industrial 1,125 10.0% 1,204 7.8% 1,294 6.4% 1,321 3.4% 
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TABLE 3-1 
EXISTING LAND USE CITY OF TULARE PLANNING AREA 

Existing Land Use Type City Limits Percent 
2015 
UDL Percent SOI Percent 

Planning 
Area Percent 

Public 2,121 18.9% 2,251 14.5% 2,271 11.2% 2,485 6.4% 
Agricultural 874 7.8% 3,908 25.2% 7,365 36.4% 24,930 64.3% 
Vacant 1,898 16.9% 1,946 12.6% 2,003 9.9% 2,073 5.3% 

Water 6 0.1% 19 0.1% 29 0.1% 199 0.5% 
Subtotal 9,475 84.4% 13,309 85.8% 17,549 86.7% 36,022 92.9% 

Unknown (right-of-ways) 1,774 15.8% 2,195 14.2% 2,674 13.2% 2,769 7.1% 
Total 11,249 100% 15,504 100% 20,223 100% 38,791 100.% 
 
 
Source:   City of Tulare GIS Database, 2005; Tulare County GIS Database, 2003; Tulare County Assessors Database, 2000;  
 Matrix Design Group, 2007; Mintier & Associates, 2005. 
 

Whereas the majority of the Planning Area is currently used for agriculture, land within the City 
limits is predominately urban in nature.  Single family residential occupies the largest portion of 
the incorporated area, covering 2,459 acres (21.9 percent).  For developed lands, single family 
residential is followed by public uses (2,121 acres or 18.9 percent), industrial (1,125 acres or 10.0 
percent, and commercial (697 acres or 6.2 percent).  Available lands, typically comprised of 
vacant and agricultural lands, have the greatest potential for development.  As shown in Table 3-
1, there are 2,772 acres of vacant or agricultural land within the city limits (24.7 percent).   

Summary of the 1993 General Plan 

The City of Tulare’s last updated its General Plan in 1993.  This plan addresses city-wide issues 
and includes specific plans that were adopted as part of the 1993 General Plan.  This section 
describes the existing General Plan, its goals and policies, and the existing General Plan Land 
Use Diagram.  In addition, a breakout of the remaining capacity by land use designation is 
summarized, which provides an indication of remaining development capacity in the City of 
Tulare. 

The 1993 General Plan Land Use Element, responsible for future growth and development, lays 
out the City’s intentions within the defined Planning Area through the year 2005.  The General 
Plan outlines goals for a self sufficient, full service city where citizens can live, work, and play.  
Growth opportunities highlighted in the 1993 plan include: shopping areas, commercial services, 
and office space.  The emphasis of these opportunities was intended to reduce out-bound 
commuters to surrounding communities.  The General Plan uses 13 land use designations to guide 
development.  The land use designation descriptions are as follows: 

Rural Residential.  To provide for single-family residential development on large lots, including 
mini-farms or ranchettes where agricultural activity is secondary to the residential land use.  
Residential parcels within this designation should be large enough to support independent 
wastewater disposal (septic) systems. 
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Suburban Residential.  To provide for the type of single-family residential development 
common to traditional residential neighborhoods in Tulare.  These areas should be adequately and 
efficiently served by public services.  This land use category should represent the majority of 
residential land use within the city. 

Urban Residential.  To provide for multi-family residential development, including 
condominiums, townhouses, duplexes, rental apartments, senior citizen communities, and other 
forms of higher density, multi-family housing. 

Regional Commercial.  To provide for future development of a regional-based retail center.  The 
regional center would likely contain 500,000 or more square feet of commercial space on 
approximately 50 to 100 acres.  The center would likely include comparison and specialty retail 
uses which are capable of drawing consumers from outside of the City of Tulare Planning Area, 
including Visalia, Porterville, Pixley, Tipton, Corcoran, and Lindsey.  A regional mall containing 
one or more major department stores, or an "outlet mall," are examples of appropriate uses for the 
Regional Commercial site. 

Community Commercial.  To provide for community-oriented comparison shopping, personal and 
business services uses, offices, and other commercial uses with a community-wide market base.  
Community commercial centers can be comprised of a consolidated group of independent structures 
and businesses on public streets or integrated shopping plazas and shopping centers with common 
internal circulation and parking facilities.  Community-serving shopping centers typically contain 
100,000 to 300,000 square feet of leasable floor area on 10 to 30 acres.  The leading tenant is 
usually a junior department store, or a large variety, discount, or department store. 

General Commercial.  To provide for a range of commercial uses including retail, services, 
offices, automotive, and highway-oriented commercial development.  This designation is not 
intended to promote strip commercial development requiring multiple driveway entrances.  
Rather, designated General Commercial areas accommodate the design of safe, integrated off-
street access to multiple businesses. 

Neighborhood Commercial.  To provide for shopping services proximate to residential 
neighborhoods.  In addition to safe and convenient vehicular access, these centers should be 
highly accessible for pedestrians and bicyclists.  These centers generally contain 30,000 to 
100,000 square feet of leaseable floor area.  Neighborhood centers usually include a supermarket 
as a leading tenant, and generally require a support population of 3,000 to 40,000 people. 

Office/Business Park.  To provide sites exclusively for the development of modern, non-
nuisance light industrial and office uses which are compatible both with each other and with 
adjoining land uses.  Allowable uses include professional offices (including but not limited to 
finance, insurance, and real-estate), large administrative centers, medical and dental clinics, 
research and development, light manufacturing, light assembly, warehousing and distribution, and 
other similar compatible activities.  These areas are subject to special performance standards to 
ensure attractive and harmonious development.  This designation is intended to attract 
development with high standards with respect to acceptable uses, building design, landscape 
design, signage, off-street parking, and onsite amenities.   



City of Tulare General Plan Update   

City of Tulare General Plan Update   3-4 ESA / 207460  
Draft EIR  December 2007 

Industrial.  To provide for a range of industrial uses, including manufacturing, processing, 
assembling, research, wholesale and storage uses, trucking terminals, railroad and freight stations, 
and similar compatible uses.  This designation also provides for industrial parks, warehouses, 
distribution centers, light manufacturing, public and quasi-public uses, and similar compatible uses. 

Public and Institutional.  To provide for public and institutional land uses, such as government 
facilities, schools, libraries, municipal corporation yards, sewer and water facilities, fire stations, 
hospitals, etc. 

Parks and Recreation.  To provide for neighborhood and community parks, major urban 
facilities, and other recreation facilities, such as golf courses. 

Agriculture.  To provide for the preservation of land best suited for agricultural production, 
based on location, current use, soils, and parcel size.  This designation applies to areas intended 
for larger-scale agricultural activities where residential and other land uses are clearly secondary 
and accessory to agricultural production. 

Open Space.  To preserve undeveloped land of special value for visual, natural, or environmental 
protection purposes.   

The allowed floor area ratio, densities, and minimum parcel ranges for these designations are 
outlined in Table 3-2. 

TABLE 3-2 
1993 GENERAL PLAN LAND USE DENSITIES 

Land Use Designation Floor Area Ratio Density 
Minimum Parcel 

Range 

Rural Residential N/A 1 unit/acre 40,000 sq feet 
Suburban Residential N/A 2-7 units/acre 5,000 sq feet 
Urban Residential 0.6 max 2-29 units/acre 6,000 sq feet 
Regional Commercial 0.6 max N/A 50 acres 
Community Commercial 0.6 max N/A 10-30 acres 
General Commercial 0.6 max N/A N/A 
Neighborhood 

Commercial 
0.6 max N/A 3-5 acres 

Office/Business Park 0.6 max N/A None 
Industrial 0.6 max N/A None 
Public and Institutional None required N/A None 
Parks and Recreation None required N/A N/A 
Agriculture None required N/A 5 acres 
Open Space N/A N/A N/A 
 
Source: City of Tulare 1993 General Plan. 
 

In 1993, the City designated 7,628 acres of residential land, 1,861 acres of public and institutional 
land, 1,616 acres of industrial land, 1,635 acres of commercial land, and 7,667 acres of 
agricultural land.  Since 1993, about 60 percent of the non-agricultural areas have been 
developed, and additional land is currently planned for development to meet population and 
employment growth. 
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Tables 3-3 shows the land use designations in the 1993 General Plan for the Planning Area.  In 
1993, the General Plan Planning Area included 20,508 acres of land (the Proposed Project’s 
Planning Area covers 38,791 acres).  The table includes the total acreage of each designation 
along with the amount that is vacant and in agricultural use as of June 2006.  Much of the 1993 
General Plan Land Use Diagram is designated as “Agriculture”, with over 7,667 acres or 37.4 
percent of the Planning Area.  The largest amount of land designated for development is 
“Suburban Residential” with 6,744 acres or 32.9 percent.  “Public” follows with 1,861 acres or 
9.1 percent and “Industrial” with 1,616 acres or 7.9 percent.  Commercial designated lands 
(including Community Commercial, General Commercial, Regional Commercial, and Office) 
combine for a total of 1,736 acres or 8.5 percent of the Planning Area.   

TABLE 3-3 
GENERAL PLAN DESIGNATIONS, 1993 CITY OF TULARE PLANNING AREA 

Land Use Designation 
Total 
Acres 

Percent of 
Total 

Developed 
Acres 

Percent of 
Designation 

Vacant 
Acres 

Agricultural 
Acres 

Percent of 
Designation 

Agriculture 7,667 37.4% 700 9.1% 49 6,918 90.9% 
Suburban Residential 6,744 32.9% 3,340 49.5% 959 2,445 50.5% 
Urban Residential 884 4.3% 458 51.8% 132 294 48.2% 
Community Commercial 630 3.1% 338 53.7% 219 73 46.3% 
General Commercial 770 3.8% 498 64.7% 120 152 35.3% 
Regional Commercial 235 1.1% 2 0.9% 115 118 99.1% 
Industrial 1,616 7.9% 1,132 70.0% 404 80 30.0% 
Office/Business Park 101 0.5% 8 7.9% 8 85 92.1% 
Public/Institutional 1,861 9.1% 1,769 95.1% 2 90 4.9% 
Total 20,508 100.1% 8,245   2,008 10,255   
 
 
Source:  City of Tulare GIS Database, 2005; Tulare County GIS Database, 2003; Tulare County Assessors Database, 2000. 
 

For each land use designation, data was obtained to assess what portion of that area was 
developed, vacant, or used for agricultural purposes.  The Suburban Residential designation had 
the most available land planned for development with 959 acres vacant in 2006 and 2,445 acres in 
agricultural production.  Industrial lands had 404 vacant acres with 80 acres in agricultural 
production.  Commercial and office designated lands combine to about 890 acres vacant or in 
agricultural uses.  Urban Residential designated lands which are vacant or in agricultural uses 
combine to 426 acres. 

Table 3-4 shows the land use designations in the 1993 General Plan for the current (2006) City 
Limits.  The table includes the total acreage of each designation along with the amount that is 
vacant and in agricultural use as of June 2006.  Much of the city is designated for residential uses 
(“Suburban Residential” and Urban Residential), with over 4,425 acres or 46.6 percent of the city.  
“Public” follows with 1,767 acres or 18.6 percent and “Industrial” with 1,565 acres or 16.5 
percent.  Commercial designated lands (including Community Commercial, General Commercial, 
Regional Commercial, and Office) combine for a total of 1,426 acres or 15.0 percent of the 
Planning Area.   
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TABLE 3-4 
1993 GENERAL PLAN DESIGNATIONS, INSIDE CITY OF TULARE CITY LIMITS 

Land Use Designation 
Total 
Acres 

Percent of 
Total 

Developed 
Acres 

Percent of 
Designation 

Vacant 
Acres 

Agricultural 
Acres 

Percent of 
Designation 

Agriculture 240 2.5% 193 80.4% 11 36 19.6% 
Suburban Residential 3,812 40.1% 2,468 64.7% 896 448 35.3% 
Urban Residential 613 6.5% 419 68.4% 127 67 31.6% 
Community Commercial 610 6.4% 337 55.2% 219 54 44.8% 
General Commercial 682 7.2% 465 68.2% 115 102 31.8% 
Regional Commercial 134 1.4% 0 0.0% 115 19 100.0% 
Industrial 1,565 16.5% 1,081 69.1% 404 80 30.9% 
Office/Business Park 81 0.9% 73 90.1% 8 0 9.9% 
Public/Institutional 1,767 18.6% 1,696 96.0% 2 69 4.0% 
Total 9,504 100.0% 6,732   1,897 875   
 
 
Source:  City of Tulare GIS Database, 2005; Tulare County GIS Database, 2003; Tulare County Assessors Database, 2000. 
 

The amount of available land (which includes vacant and agricultural parcels) outside the City 
limits provides an indication of the City’s ability to provide for long term growth.  When Table 3-
3 and 3-4 are compared, lands designated for “Suburban Residential”, “Urban Residential”, and 
“Office” had the largest amount of available land outside the city limits.  For example, “Suburban 
Residential” was about 35.3 percent available within the city limits, while in the Planning Area; it 
is about 50.5 percent available.  When compared with  

In addition to land use designations, the goals and policies of the Land Use Element cover topics 
including, but not limited to, citywide growth, residential development, commercial development, 
office/business park development, industrial development, agriculture preservation, park and 
recreation facilities, municipal services, and community character.   

Specific Plans 
Specific Plans address land use, open space availability, infrastructure, and infrastructure 
financing for a portion of a community and implement the provisions of the local general plan.  
The City of Tulare has adopted one specific plan, the Del Lago Specific Plan, which provides 
detailed land use and development guidance for over 600 acres of land located in northeast 
Tulare.   

The Del Lago Specific Plan (2003) guides development and supportive services for a northeastern 
section of the city through 2020.  Encompassing about 612 acres, nearly one square mile, and the 
plan area is bounded by Cartmill Road to the north, Prosperity Avenue to the south, Hillman 
Street to the west, and Mooney Boulevard to the east.  The Del Lago area has been under 
intensive agricultural cultivation for many years, with the exception of a commercial center 
(including Wal-Mart) in the southwest corner.  The previous specific plan (1992) for the plan 
area, which included a golf course community, was amended in March 2003 to replace the golf 
course with a community park/pond and school.  Much of the original residential, design, and 
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commercial and public facilities remain as indicated in the original specific plan.  The amended 
Specific Plan is intended to establish common design guidelines, provide for a mix of uses, phase 
projects, market development, program infrastructure, and provide for the needs of both 
developers and future residents.  The distribution of land uses indicated in the plan is shown in 
Table 3-5. 

TABLE 3-5 
DEL LAGO SPECIFIC PLAN LAND USE/POPULATION 2005  

DEL LAGO SPECIFIC PLAN AREA 

Land Use Gross Acres Dwelling Units Population 

Single Family Residential 384 1,159 3,477 
Multifamily Residential 27 220 660 
Commercial/Office 149 N/A N/A 
School/Church 21 N/A N/A 
Parks/Ponds 31 N/A N/A 
Total 612 1,379 4,137 

Source:  Del Lago Second Amendment Specific Plan, March 2003. 

 

Existing Zoning Summary 
The City of Tulare adopted its Zoning Ordinance on February 15, 2000.  Zoning regulations 
clearly indicate the extent and type of development that can occur in the incorporated areas 
(hence holding capacity and buildout potential).  An important distinction between the General 
Plan and Zoning Ordinance is that the General Plan provides guidance on the location, type, 
density, and timing of new growth and development over the long-term, while the Zoning 
Ordinance regulates building height, uses, setbacks, provisions of open space, lot sizes, and other 
factors related to development on individual property.  The discussion of future growth must first 
examine the current growth potential and capacity for new growth.  The General Plan and Zoning 
Ordinance are the two most important factors used to calculate potential growth.  The General 
Plan and Zoning Ordinance provide guidance and requirements for an areas ultimate population 
and size and to what extent development is possible.  The purpose of this section is to summarize 
existing information regarding the City of Tulare Zoning Ordinance. 

The Zoning Ordinance establishes 11 residential classifications, four commercial, two industrial 
zones, one urban reserve zone, one agricultural zone, and one public land zone.  The purpose of 
all zones is to translate the broad General Plan land use categories into detailed land use 
classifications that are applied to properties with much greater precision than the General Plan.   

In addition to the base zones, the Zoning Ordinance has combining zones that work with the base 
zones to provide additional development standards for a zoning district.  These five combining 
zones include:  Historic Site & Neighborhood, Planned Development, Downtown Design, 
Airport, and Flood Area. 
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 The Planned Residential Combining District is designed to produce a comprehensive 
development that is equal to or better than that resulting from residential development 
under more traditional zoning regulations.   

 The Historic Combining District’s purpose is to identify properties, structures, buildings, 
or objects that are listed, or have the potential to be listed, on the National Register, the 
State Register, local register, or State Landmark and can be preserved and protected.   

 The Airport Combining zone seeks to protect the public health, safety and welfare in the 
vicinity of the airport by minimizing exposure to potential airplane crashes and 
significant noise levels.  Further, the zone seeks to identify those uses that are compatible 
in the Airport Combining District and to establish development standards to which 
development will conform.   

 The Floodplain Combining zone is designed to promote the public health, safety, and 
general welfare to minimize public and private losses due to flood conditions.  These 
goals are achieved through various policies designed to minimize exposure to potential 
flood hazards. 

 The Downtown Combining zone seeks to provide a comprehensive set of development 
standards to be applied within Tulare’s downtown area.  These standards are provided for 
the continuance and enhancement of the historic downtown area as the functional and 
symbolic center of Tulare. 

The text of the Zoning Ordinance contains regulations governing development and land uses in 
the zoning classifications shown on the zoning map.  The Ordinance text includes three main 
components: detailed descriptions of each zoning classification in terms of the type of land uses 
allowed in each zone; standards for the development of new land uses within each zone (e.g., 
building height limits, setback requirements, off-street parking and sign requirements, minimum 
parcel size, etc.); and procedural requirements for the processing of land use permit applications 
and the administration of the ordinance itself.  The minimum parcel size determines the density of 
residential development (i.e., the number of dwellings per acre) and establishes a direct 
relationship between the size of commercial and industrial parcels and the extent of development 
that may be allowed on them.   

Table 3-6 lists each zoning classification, together with the minimum lot area allowed by the 
zone for new subdivisions of land, and the acreage of land in the unincorporated areas to which 
each zone is applied.  The minimum lot area requirements are expressed in acreage or square 
footage, and represent the smallest lot size that could be approved in a new subdivision in the 
applicable zone.
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TABLE 3-6 
ZONING SUMMARY CITY OF TULARE 

Section Zone Code Purpose 
Dwellings per 
Minimum Lot 

Maximum Lot 
Coverage 

Minimum Lot 
Size 

10.28 Rural Residential R-A Very low density residential 1.0 30% 40,000 sq/ft 
10.32 Single Family Residential R-1-5 Low density residential 1.0 50% 5,000 sq/ft 
10.32 Single Family Residential R-1-6 Low density residential 1.0 50% 6,000 sq/ft 
10.32 Single Family Residential R-1-7 Low density residential 1.0 50% 7,000 sq/ft 
10.32 Single Family Residential R-1-8 Low density residential 1.0 50% 8,000 sq/ft 
10.32 Single Family Residential R-1-12.5 Low density residential 1.0 50% 12,500 sq/ft 
10.32 Single Family Residential R-1-20 Low density residential 1.0 50% 20,000 sq/ft 
10.36 Multiple Family Residential RM – 3,750 Dense residential  1.6 50% 6,000 sq/ft 
10.36 Multiple Family Residential RM – 3,000 Dense residential  2.0 50% 6,000 sq/ft 
10.36 Multiple Family Residential RM – 2,000 Dense residential  3.0 50% 6,000 sq/ft 
10.36 Multiple Family Residential RM – 1,500 Dense residential  6.0 50% 6,000 sq/ft 
10.44 Neighborhood Commercial C-1 Small resident serving uses N/A 50% 6,000 sq/ft 
10.48 Office Commercial C-2 Small/Large scale offices  N/A 80% 3,000 sq/ft 
10.52 Retail Commercial C-3 General commercial  N/A 80% N/A 
10.56 Service Commercial C-4 Light manufacturing/service  N/A 80% N/A 
10.68 Light Industrial M-1 Light industrial and heavy commercial N/A 75% 10,000 sq/ft 
10.72 Heavy Industrial M-2 Heavy industrial N/A 75% 40,000 sq/ft 
10.80 Public Lands P-L Public uses, parks, schools, infrastructure, open space. N/A N/A 3,000 sq/ft 
10.84 Agricultural  A Agricultural and farming 1.0 10%/20% 10 Acres 
10.88 Urban Reserve UR Undeveloped land 1.0 10% 5 Acres 
10.92 Planned Residential Combining PL Flexible residential development N/A N/A 1 Acre 
10.96 Historic Combining H Identify historic sites N/A N/A N/A 
10.100 Airport Combining AP Protect areas near airport N/A N/A N/A 
10.104 Floodplain Combining F Protect flood prone areas N/A N/A N/A 
10.108 Downtown Combining D Provide standards for development in downtown N/A 100% N/A 
 

Source:  City of Tulare Zoning Ordinance, 2005. 
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Redevelopment Plans 
The purpose of redevelopment in the City of Tulare is to eliminate blighting conditions, promote 
economic development, and develop affordable housing in designated redevelopment project 
areas.  The City of Tulare contains multiple redevelopment project areas, which are the 
Downtown and Alpine Redevelopment Project Area, the West Tulare Redevelopment Project 
Area, and the South "K" Street Redevelopment Project Area. 

Redevelopment activities in Tulare are governed by a seven-member Board of Directors.  The 
Tulare Redevelopment Agency Board is comprised of members appointed by the City Council 
that make policy, program, and budget decisions affecting Tulare's Redevelopment Projects. 

Sphere of Influence 
This section discusses the Sphere of Influence (SOI) for the City of Tulare.  A "sphere of 
influence" is a boundary surrounding cities and special service districts intended to represent the 
ultimate area into which the city or district may expand and extend public services.  The Tulare 
County Local Agency Formation Commission (LAFCO) must approve the adoption of a sphere 
of influence boundary and changes to existing sphere boundaries.  LAFCO is a state-mandated 
local regulatory body overseeing changes in jurisdictional boundaries that may include 
annexations, detachments, formations, dissolutions, consolidations, mergers, incorporations and 
dis-incorporations.  LAFCO is directed by State law (the Cortese/Knox Local Government 
Reorganization Act of 1985) to establish and periodically review the spheres of influence for each 
agency under its jurisdiction. 

The policies of LAFCO require a plan for the extension of services to be submitted with every 
application for a boundary change.  LAFCO policies require a development plan to be submitted 
with an application for annexation.  Other policies discourage the annexation of prime 
agricultural land when significant areas of non-prime agricultural land is already available, and 
encourage the development of vacant areas within cities before the annexation and development 
of fringe areas.  Policies also encourage city annexations that reflect a planned, logical, and 
orderly progression of urban expansion and promote efficient delivery of urban services.  The 
City of Tulare SOI is comprised of about 2,224 acres. 

City/County Memoranda of Understanding 
The City of Tulare has entered into a MOU with Tulare County regarding land use and tax 
sharing for the development and annexation of lands within the City’s adopted sphere of 
influence.  In general, the MOU states that the County and City will reallocate taxes and revenues 
that are a part of the annexation area between the two agencies.  Factors that must be considered 
include, but are not limited to service providers and various tax revenue generators (e.g., sales, 
property, and services). 
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County Islands 
The City of Tulare has several county islands within the current City limits.  Prior to 2000, 
annexation law allowed residents or landowners within the annexation area to protest the 
annexation of lands by an incorporated city.  Current legislation allows for islands of 150 acres or 
less to be annexed by the city without protest if they meet the following criteria:  

• Annexation is proposed by resolution of annexing city. 

• The island is surrounded or substantially surrounded by the annexing city or by the 
annexing city and adjacent cities. 

• The island is not a gated community where services are currently provided by a 
community service district. 

• The island is substantially developed or developing based on the availability of public 
utility services, presence of public improvements or the presence of physical 
improvements on the parcels within the area. 

• The island is not prime agricultural land as defined in Government code 56064. 

• The island is receiving benefits from the annexing city or will benefit from the city. 

• The island was not created after January 1, 2000. 

All but one of the county islands could be annexed to the city without protest. The largest county 
island, at 186 acres, could not be annexed under the current statute without public involvement.  
The 2005 Municipal Service Review recommended that the City of Tulare annex all county 
islands that meet the criteria stated above.   

County/Surrounding City General Plans and Policies 
Tulare County’s General Plan addresses land use and development goals, polices, and programs 
guiding development in unincorporated county lands.  This section summarizes relevant parts of 
the Tulare County General Plan.  The City of Tulare General Plan contains discussions and policy 
recommendations for land also addressed by Tulare County’s General Plan.  Further, both plans 
discuss local constraints on future development such as city growth, annexation, ultimate physical 
size, and population for unincorporated lands.  In addition to Tulare County’s General Plan, two 
unincorporated communities (Goshen and Tipton) and the city of Visalia General Plan are also 
described as they will likely impact future growth in and around the City of Tulare. 

Tulare County General Plan 
The Tulare County General Plan is currently being updated, with approval sometime in 2008 
expected.  The existing plan contains a Land Use and Circulation Element (1964), Environmental 
Resource and Management Element (1972), Aviation Element (1985), Seismic Safety Element 
(1975), Urban Boundaries Element (1983).  Several updates to the Land Use Element including, 
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Noise (1988), Seismic Safety (1975), Scenic Highways (1975), Water & Liquid Management 
(1981), Housing (2003) have occurred since the time of adoption including the creation of 
community plans.  In addition, the county has adopted each of the city General Plans as part of 
the County General Plan for land use direction, including the City of Tulare (1993) General Plan.   

In addition, the Urban Boundaries Element (UBE) establishes growth boundaries around 
incorporated cities and unincorporated communities.  The UBE identifies two boundary types 
around the City of Tulare; an Urban Area Boundary (UAB) and an Urban Development Boundary 
(UDB).  The UDB closely mirrors the city’s SOI and is intended to be the 20-year growth 
boundary, where development may occur.  The UAB is a larger boundary that the County defines 
as the ultimate growth boundary for the city.  The City of Tulare’s Planning Area falls completely 
within the UAB established by the County General Plan.  Two areas near the City of Tulare that 
have been identified by Tulare County for future growth are the communities of Goshen to the 
north and Tipton to the south.   

City of Visalia General Plan 
Visalia is the most populous city in Tulare County and the county’s center for employment.  The 
city is located ten miles north of Tulare on State Route 63, which provides the primary link 
between the Tulare and Visalia urban areas.   

The Visalia General Plan was updated in 1996 and covers a timeframe through 2020.  The Plan 
projects a fairly moderate rate of growth with a projected population of about 165,000 residents.  
This translates into an average annual population increase of about 2 percent.  The Plan 
concentrates the expansion of the city to areas northeast of the present boundaries.  Much of the 
land within Visalia’s 90 square mile Planning Area, but outside the 2003 city limits is rural 
residential and productive agriculture land. 

Visalia’s General Plan policies guide the growth of the city through managed contiguous and 
concentric growth from the city’s core area.  The Plan also emphasizes minimizing leapfrog 
development to limit urban sprawl.  Special areas of concern identified by the plan include the 
College of the Sequoias, transportation, the Visalia Municipal Airport, and the City’s three 
redevelopment project areas.   

Goshen Community Plan 
In 1978, Tulare County adopted the Goshen Community Plan for a 20-year planning period from 
1980 through 2000.  Goshen is located approximately 10 miles north of Tulare on Highway 99.  
The Goshen Community Plan was adopted to guide future development in the 980-acre, Goshen 
plan boundary.  The goals and policies of the plan prescribe guidelines for minimizing airport 
conflict with community uses, fostering a cohesive community with access to services and 
facilities, planning according to surrounding uses and available services, working with 
surrounding communities, providing housing, developing the economy, and planning for the 
future. 
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State, Regional, Service Districts Institutional Setting 
State law requires cities and various regional agencies to undertake special planning efforts to 
address certain issues that are either not required to be addressed in this General Plan or cover a 
larger area than can be addressed within a single community general plan.  This section discusses 
plans affecting land use, growth, and development in the City of Tulare that are either regional in 
nature or that deal with a particular governmental function. 

Tulare County Association of Governments (TCAG)  
The Tulare County Association of Governments (TCAG) is the regional transportation planning 
agency for all of Tulare County and its eight incorporated cities.  TCAG provides population 
projections based on Department of Finance (DOF) estimates to use in regional transportation and 
housing planning.  TCAG’s jurisdiction includes the cities of Dinuba, Exeter, Farmersville, 
Lindsay, Porterville, Tulare, Visalia, Woodlake, and Tulare County. 

As required by State law, the TCAG administers the apportionment of housing allocation 
requirements for various income and housing categories for all communities in the county.  These 
are based on DOF and census data, and also on data received from each city and the County.   

The TCAG also prepares and coordinates numerous regional transportation planning services and 
studies including: the Regional Transportation Improvement Program.  In 2001 the South Tulare 
County East-West Road Study was completed.  The primary purpose of this study was to identify 
long-range transportation infrastructure needs within south county East-West roads.  The study 
explore transportation infrastructure needs for east-west conditions along State Routes 99 and 65. 

TCAG adopted the Regional Transportation Plan (RTP) in 2004.  The RTP is a 20-year planning 
document that is consistent with the Regional Transportation Improvement Program (RTIP) for 
qualifying projects of the State Transportation Improvement Program (STIP).  The first RTP was 
written and adopted in 1975 with updates every two years and in 1999 the California 
Transportation Commission (CTC) amended the requirement to every three years.  The most 
recent RTP was updated in 2001.  The 2004 RTP will be based on regional transportation 
facilities and the proposed constrained improvements funded during the time frame of this Plan. 

Urban area boundaries help to define urban expansion around cities and unincorporated urban 
communities are developed using updated City and County General Plans to adjust existing urban 
boundaries as needed by the TCAG.  Urban Boundary Plans provide the cities and the county 
with the ability to coordinate plans, policies and standards relating to construction, subdivision 
development, land use and zoning regulations, street and highway construction, public utility 
systems, environmental impact reports, Urban Area Greenbelt studies, and other matters affecting 
development on the urban fringe. 
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Tulare Municipal Airport (Mefford Field) 
Land use compatibility near the airport is guided by the City of Tulare Airport Land Use 
Compatibility Plan (April 2006).  The purpose of this plan is to develop a framework of plan 
policies and development regulations that will prevent the siting of incompatible uses adjacent to 
the Tulare Municipal Airport.  Both the 1993 City of Tulare General Plan and Zoning Ordinance 
and the Tulare County General Plan and Zoning Ordinance provide land use controls for the 
airport that also support compatibility planning.  Vertical obstructions near the airport are 
evaluated based on Federal Aviation Administration (FAA) Regulation Part 77, Subpart C.  This 
regulation looks at the height of vertical structures or natural features in relation to their distance 
from the ends of the runway.  Using a distance formula from this regulation, local jurisdictions 
can easily assess the height restrictions near airfields. 

The Tulare County Comprehensive Airport Land Use Plan (Adopted June 24, 1992, Amended 
November 30, 1995) also guides land use decisions within the vicinity of the Airport to ensure 
compatibility.  The Federal Aviation Regulations, part 77, also apply to the Porterville Municipal 
Airport.  An Airport Master Plan has been prepared for the facility by the City of Tulare. 

The Mefford Field Airport Master Plan was adopted in February 2005 to guide the type and extent of 
aviation facilities needed at the airport through the year 2025.  The plan forecasts an average annual 
increase in general aviation of 0.7 percent per year through 2014 with an increase of 16 aircraft based 
at the airport by 2025.  Annual aircraft operations are predicted to increase from 10,800 (2003) to 
17,200 (59 percent) by 2025.  The master plan recommends the city acquire additional land outside 
the present airport property line to accommodate runway expansion.  The plan further describes 
existing facilities, future facility requirements, recommendations to accommodate growth, and 
financing mechanisms to fund future growth and operation of the airport. 

Water Quality 
The City of Tulare is located within the jurisdiction of the Central Valley Regional Water Quality 
Control Board (Regional Board).  Tulare is included in the Water Quality Control Plan for the 
Tulare Lake Basin.  This basin comprises the drainage area of the San Joaquin Valley south of the 
San Joaquin River.  This basin only drains north into the San Joaquin River in years of extreme 
rainfall.  The basin is a horseshoe shape enclosed by five different mountain ranges.  It comprises 
approximately 10.5 million acres, of which 3.25 million acres are in federal ownership.  The 
maximum length and width are 170 miles and 140 miles, respectively.  The basin encompasses 
numerous surface water features including lakes, rivers, streams, canals, and subsurface waters.  
Aquifers and ground water comprise all subsurface waters occurring in fully saturated zones and 
fractures within soils and other geologic formations.   

The Central Valley Regional Water Quality Control Board maintains water quality through 
control of waste water discharge types.  Point source waste water in Tulare includes municipal 
wastewater and solid waste sites and other industrial uses.  Point source discharges must meet 
waste water discharge requirements, or obtain a waste water waiver.  Nonpoint sources, include 
drainage and percolation from a variety of activities including: agriculture; recreation; and storm 
runoff and are mitigated by state management practices.   
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These different discharge types are created by different land uses.  These land uses are affected 
by the standards set forth by the Regional Board.  The Board attempts to maintain water quality 
through the implementation of standards in the following categories:  

• agriculture, 

• overdraft,  

• salinity,  

• silviculture,  

• mineral exploration and extraction,  

• erosion, 

• recreation, 

• well standards, 

• controlled burning,  

• municipal and domestic waste water, 

• industrial wastewater, 

• storm water, 

• hazardous and non-hazardous waste 
disposal, and 

• other discharge activities.   
 

Each of these categories is directly related to a type of land use.  Agriculture is a prime example 
of a non-point source of waste water.  Agriculture uses many types of fertilizers, pesticides and 
large amounts of water.  The fertilizers and pesticides may increase the salinity and toxicity of 
water quality.  The large amounts of water used for irrigation also increase the salinity of the 
water supply and can lead to over drafting ground water. 

Air Quality 
Tulare is located within the San Joaquin Valley Air Basin which is made up of eight counties: 
Fresno, Kern, Kings, Madera, Merced, San Joaquin, Stanislaus, and Tulare.  The basin is 
bordered by mountains on the west, south, and east; to the north, the basin extends to the 
Sacramento Valley Air Basin.  Tulare is under the jurisdiction of the San Joaquin Valley Unified 
Air Pollution Control District (SJVUAPCD). 

The SJVUAPCD was formed in August 1992 in an effort to further regional air quality planning 
and monitoring.  Air districts have the primary responsibility to control air pollution from all 
sources other than emissions directly from motor vehicles which are the responsibility of the EPA 
and California Air Resources Board.  Air districts regulate air quality through permit authority for 
most types of stationary emission sources and through planning and review activities for other 
sources.  Further, air districts adopt and enforce rules and regulations to achieve State and Federal 
ambient air quality standards and enforce applicable State and Federal laws. 

The SJVUAPCD prepared and adopted the San Joaquin Valley Air Quality Attainment Plan 
(AQAP) in response to requirements of the California Clean Air Act.  The AQAP was adopted on 
January 30, 1992 and updated in 1994, in accordance with CCAA requirements.  The AQAP 
includes a section on Transportation Control Measures (TCM).  This section provides strategies 
to reduce air pollution from traffic related emissions.  Specific strategies that may affect land uses 
include enhanced district CEQA participation program, and strategies to reduce vehicle trips, 
miles traveled, vehicle idling, or traffic congestion.  The enhanced CEQA participation program 



City of Tulare General Plan Update   

 

City of Tulare General Plan Update   3-16 ESA / 207460  
Draft EIR  December 2007 

allows APCD review of new development projects for residential and non-residential, and 
transportation projects, for stationary, indirect and areawide sources.  The intent is to minimize 
air quality impacts by site design, and onsite and offsite mitigation measures by the project 
proponent.  The TCM strategies include diversifying transportation programs such as the 
rideshare program, and alternative transportation modes.  The SJVAB was designated in 1994 as 
having “severe” air quality problems.  The TCM is required by the CCAA to achieve an average 
vehicle ridership of 1.5 persons per vehicle by 1999.  Land use and development project planning 
would be required to incorporate aspects of these programs into their design to reduce mobile, 
stationary, direct and indirect emissions. 

The APCD adopted in 1994 the Air Quality Guidelines for General Plans.  The purpose of the 
document was to provide local governments in the San Joaquin Valley Air Quality District goals 
and policies to reduce vehicle trips, miles traveled, and development-related emissions.  It also 
provides justification and rationale for the goals and policies to convince decision makers and the 
public of their necessity. 

Proposed Planning Area Change 
For purposes of developing this General Plan, the City established a Planning Area early in the 
update process.  As stated in the California General Plan Guidelines, a general plan must “cover 
the territory within the boundaries of the adopting city or county as well as ‘any land outside its 
boundaries which in the planning agency’s judgment bears relation to its planning’ (§65300).”  
The City of Tulare’s Planning Area for the General Plan Update (Proposed Project) encompasses 
the city limits, potentially annexable lands within the area, and other unincorporated lands that 
may impact or influence the development of the community.  

Proposed Changes to the Planning Area Eastern Boundary 
The existing General Plan’s eastern boundary is formed by Oakmore Street from Avenue 240 to 
Avenue 208.  Land uses along the existing General Plan’s eastern boundary include residential 
reserve, low density residential commercial and industrial. 

The Proposed Project expands the eastern boundary to Road 132.  This expanded area consists of 
open space/agricultural land uses, residential reserve, public/quasi-public, and residential.   

Proposed Changes to the Planning Area Western Boundary 
The western boundary of the existing General Plan Planning Area is generally along a rural road 
less than a half mile west of Enterprise Street between Prosperity Avenue and Avenue 208.   
A mix of residential, industrial, and public/quasi-public land uses extend along this boundary.   

The Proposed Project expands the western boundary to Palm Street/Road 76.  Open space/ 
agricultural land use is the sole use in this expanded area.  
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Proposed Changes to the Planning Area Southern Boundary 
The existing General Plan Planning Area southern boundary generally follows Avenue 208; 
however, it is bisected by Tex Drive/State Highway 99 at the center point.  Light and heavy 
industrial uses dominate the existing boundary with minor amounts of open space/agricultural, 
industrial reserve, and entertainment commercial land uses closer to its intersection with the 
eastern Planning Area boundary. 

The Proposed Project expands the southern boundary following an irregular pattern to both the 
southeast and southwest.  The southernmost portion of the expansion extends about 2/3 mile 
south of Avenue 176.  Open space/agricultural land use dominates the expanded area with smaller 
amounts of industrial and industrial reserve adjacent to State Highway 99.  

Proposed Changes to the Planning Area Northern Boundary 
The northern boundary of the existing General Plan Planning Area follows several surface roads 
in the northwest generally west of Gem Street.  The north central boundary extends north to 
Avenue 264 between Gem Street and a rural road just west of Mooney Boulevard.  Various land 
uses are located along the northern boundary.  These uses include residential, village, light 
industrial, commercial reserve, residential reserve, and open space/agricultural.   

In the northwest, expansion is to Palm Street/Road 76 to the west and to the railroad tracks in the 
east.  Land uses in these expanded areas include a mix of residential reserve, village, light 
industrial, and commercial reserve. 

Regulatory Setting 

Federal Regulations 
No federal regulations critical to the assessment of this impact were noted. 

State Regulations 
Government Code Section 65300.  Every city and county in California is required by State law 
(Government Code Section 65300) to prepare and maintain a planning document called a general 
plan.  A general plan is designed to serve as the jurisdiction’s “constitution” or “blueprint” for 
community land use and resource conservation decisions.  Decision makers in the City will use 
the City of Tulare General Plan to provide direction when making land use and public service 
decisions. 

Once a general plan is adopted, its goals, policies, implementation measures and diagrams will 
form the basis for City zoning, subdivision, and infrastructure actions.  Under California law, no 
specific plan, area plan/community plan, zoning map, subdivision map, nor public works project 
may be approved unless the City finds that it is consistent with the adopted general plan. 
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This section focuses on the land use element of the general plan.  State Law requires the land use 
element to address the distribution of all land use types including the location of government 
facilities, areas subject to flooding or other natural hazards, and other categories of public and 
private uses of land.  In addition, the general plan must contain quantifiable population density 
and building intensity standards. 

California Government Code Section 65860.  In counties, general law cities, and charter cities 
zoning provisions must be consistent with the general plan.  Charter cities with a population of 
under two million are exempt from the zoning consistency requirement unless their charters 
provide otherwise.   

California Community Redevelopment Law (California Government Code 33000).  The 
California Community Redevelopment Law outlines the form and required content for a city’s 
redevelopment plan.  In accordance with the State redevelopment law, redevelopment plans set 
the general activities and implementation procedures used by the redevelopment agency.  These 
include the steps the agency may undertake in pursuing the redevelopment process in a 
community.  The plans also include a description of activities that the redevelopment agency is 
required to undertake.  These activities are required in the redevelopment process to conform to 
Community Redevelopment Law.  Many of the circumstances existing in a community that 
influence the nature and scope of the most appropriate redevelopment activities are prescribed by 
the redevelopment agency on behalf of the community’s members and property owners.   

Cortese-Knox-Hertzberg Local Government Reorganization Act of 2000.  In 2000, the 
Cortese-Knox-Hertzberg Local Government Reorganization Act was signed into law to reform 
local government reorganization law.  Highlights of these revisions include, but are not limited to, 
streamlining and clarifying LAFCO policies and procedures; making LAFCOs neutral, 
independent, and balanced in representation for counties, cities, and special districts; 
strengthening LAFCO powers to prevent sprawl and ensure the orderly extension of government 
services; enhancing communication, coordination, and procedures of LAFCOs and local 
governments; and enhancing  opportunities for public involvement, active participation, and 
information regarding government decision making. 

The act also expanded the LAFCOs mandate to include service reviews.  A service review is a 
comprehensive study designed to better inform LAFCO, local agencies, and communities about 
the provision of municipal services.  Service reviews attempt to capture and analyze information 
about the governance structures and efficiencies of service providers, and to identify opportunities 
for greater coordination and cooperation between providers.  The service review is a prerequisite 
to a sphere of influence determination and may also lead a LAFCO to take other actions under its 
authority. 

Local Regulations 
Local regulations are described under the Environmental Setting portion of this section. 
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Impacts and Mitigation Measures 
Impact LU-1: The Proposed Project could divide the physical arrangement of an 
established community. 

Impact Summary 

Level of Significance Before Mitigation:  Less-than-Significant 

Required Mitigation Measures:  No mitigation measures are required 

Level of Significance After Mitigation:  Not Applicable 

 

Impact Analysis 

The City of Tulare’s Existing General Plan contains 13 land use designations, ten of which are 
currently used on the Land Use Diagram (see Table 3-7; note that Public/Institutional and Parks 
are combined on this table).  The largest area designations are agriculture and suburban 
residential, which account for 37 percent (7,667 acres) and 33 percent (6,744 acres), respectively.  
The remaining land uses each account for less than 10 percent of the total acreage of the existing 
General Plan. 

TABLE 3-7 
EXISTING GENERAL PLAN AND PROPOSED PROJECT LAND USE COMPARISON 

1993 General Plan 2030 General Plan 

Designations Acres Designations Acres 

Rural Residential 817 
Rural Estate 627 Suburban Residential 6,744 
Low Density Residential 5,625 
Medium Density Residential 747 Urban Residential 884 High Density Residential 66 
Neighborhood Commercial 18 General Commercial 770 Service Commercial 577 
Community Commercial 894 Community Commercial 630 Central Business District 130 
Regional Commercial 280 Regional Commercial 235 Entertainment Commercial 937 

Office / Business Park 101 Office Commercial 35 
Light Industrial 1,876 Industrial 1,616 Heavy Industrial 3,106 
Public/Quasi-Public 2,315 Public / Institutional / Parks 1,861 Parks & Recreation 495 

Agriculture 7,667 Open Space / Agriculture 11,962 
Village* 2,544 
Residential Reserve 3,673 
Commercial Reserve 513 No Equivalent 

 

Industrial Reserve 1,551 

TOTAL 20,508 TOTAL 38,791 
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The Proposed Project establishes 21 land use designations that encompass 38,791 acres, which is 
89 percent larger than the Planning Area in the existing General Plan.  The largest land uses are 
Open Space/Agriculture (11,962 acres or 31 percent of the Planning Area) and Low Density 
Residential (5,625 acres or 14 percent of the Planning Area).   

A number of the City’s plans and policies impact the General Plan Update.  These include, but 
are not limited to, the City’s 2000 Zoning Ordinance, the Tulare County General Plan, the Tulare 
County Zoning Ordinance, the 2003 Del Lago Specific Plan, South “K” Street Redevelopment 
project, West Tulare Redevelopment Plan, the Cortese-Knox-Hertzberg Local Government 
Reorganization Act of 2000 (LAFCO), the Tulare County/City of Tulare Development/ 
Annexation Memorandum of Understanding (MOU), the City of Visalia General Plan, the 
Goshen Community Plan, the Regional Transportation Plan (RTP), the Regional Transportation 
Improvement Program (RTIP), the State Transportation Improvement Program (STIP), the Tulare 
County Comprehensive Airport Land Use Plan, the Mefford Field Airport Master Plan, the Water 
Quality Control Plan for the Tulare Lake Basin, the San Joaquin Valley Air Quality Attainment 
Plan (AQAP), and the Air Quality Guidelines for General Plans.  These plans are described under 
the Environmental Setting section. 

The Proposed Project includes planning for infrastructure elements (roadways and utilities) to 
improve the quality of City residents and to support an additional 79,000 residents.  These 
elements will widen some roadways, improve flood control facilities, and so forth, which could 
increase separations between developed portions in the community.  But, no major new roads or 
infrastructure corridors are proposed in the developed portions of the community that would 
create a physical barrier or division between existing neighborhoods.   

The Draft General Plan Update has been developed with the primary goal of ensuring that future 
growth will occur in an orderly manner consistent with the economic, social, and environmental 
needs of the City.  This will help prevent urban sprawl and land use conflicts, and it will ensure 
compatibility and community continuity throughout the City.  Policies and implementation 
measures are included as part of the Proposed Project to encourage development of cohesive 
neighborhood patterns and consequently, would minimize this impact.  The Draft General Plan 
Update Land Use Element provides a number of policies and implementation measures designed 
to protect the desired elements of the Tulare City community (i.e., history, character, etc.) while 
also providing for future growth.   

Policy LU1.2 will help ensure the City’s future growth proceeds in an orderly manner by 
establishing and regulating land uses within the Planning Area.  Policies LU-2.5, -2.8, -2.9, and -
2.11 focuses on ensuring that growth will occur in an orderly pattern consistent with the needs of 
the City.  Policies LU-3.5, -3.6, and -3.9 are designed to designate, protect, and provide land to 
ensure sufficient residential development capacity and variety to meet community needs and 
projected population growth.  Land Use Policy LU-8.4 “Village Land Use Design” provides 
guidelines for design concepts in village areas to ensure consistency in future development in the 
Planning Area.   
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Through the Land Use and Conservation and Open Space Elements, the Draft General Plan 
establishes several policies and implementation measures designed to enhance and preserve 
neighborhood character and identity in the City.  Land Use Policies LU-13.1 and LU-13.2 address  
the City’s unique character, scale, and identity, thus reinforcing a pleasant living environment.  
Additionally, maintaining existing neighborhood and district design is ensured by Land Use Policies 
LU-2.3 “Infill Development” and LU-13.18 “Form Based Codes.”  The Proposed Project also 
encourages the preservation of historic buildings, as well as the compatibility with historic structures 
through design (Conservation and Open Space Policies COS-5.4, -5.7, -5.8, -5.10, and -5.11). 

The Proposed Project clusters compatible land uses in areas that minimize nuisance impacts (i.e., 
noise, odor, etc.) related to incompatible land uses.  Industrial land uses are generally located on 
the south and southwest portion of the Planning Area while future residential developments (i.e., 
villages) are located adjacent to existing residential land uses along the east, west, and north 
perimeter.  Several policies seek to ensure viable development by limiting compatibility issues 
between land uses (Land Use Policies LU-4.9 “Buffer Commercial Land Uses,” LU-6.8 
“Residential/Industrial Buffer,” and Conservation and Open Space Policy COS-5.10 “Impact 
Mitigation.”   

Generally, new development related to the Proposed Project would represent a continuation of the 
existing urban area of the City and would not result in the physical division of the existing Tulare 
City community.  With the implementation of the below mentioned policies, this impact is 
considered less-than-significant. 

LAND USE ELEMENT POLICIES AND 
IMPLEMENTATION MEASURES 

TRANSPORTATION AND CIRCULATION 
POLICIES AND IMPLEMENTATION 

MEASURES 

Policies designed to minimize any potential impact of dividing the physical arrangement of an established community by 
ensuring that growth occurs in an organized manner include the following: 

LU-1.2 Land Use Designations 
LU-2.5 Urban Development Boundary 
LU-2.8 Cooperative Urban Centers 
LU-2.9 Regional Cooperation 
LU-3.5 Future Residential Development 
LU-3.6 High Density Residential Locations 
LU-3.9 Planned Development 
LU-5.6 Downtown Gateways 
LU-8.4 Village Land Use Design 
LU-14.1 General Plan Consistency 
LU-14.4 Regional Coordination 
Implementation Measure LU-2 
Implementation Measure LU-16 

TC-4.2 Integration of Public Transportation into New 
Development Proposals 
TC-9.5 Consistency with Airport Land Use Commission 
Policies 
Implementation Measure TC-14 
 

Policies designed to minimize this impact through the protection of the City’s character and historic features include the 
following: 

LAND USE ELEMENT POLICIES AND 
IMPLEMENTATION MEASURES 

CONSERVATION AND OPEN SPACE POLICIES 
AND IMPLEMENTATION MEASURES 

LU-13.1 City Character and Identity 
LU-13.2 City Image 
LU-13.12 Architectural Heritage 
LU-13.13 Downtown Design Quality 
LU-13.14 Design Review 
LU-13.18 Form Base Codes 

COS-5.4 Historic Buildings 
COS-5.7 State Historic Building Code 
COS-5.8 Design Compatibility with Historic Structures 
COS-5.10 Impact Mitigation 
COS-5.11 Mitigation Monitoring for Historic Resources 
Implementation Measure COS-13 
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Implementation Measure LU-9 
Implementation Measure LU-11 
Implementation Measure LU-12 
Implementation Measure LU-14 
Implementation Measure LU-15 
 
Policies designed to minimize this impact through promotion of compatible development within areas that minimize 

impacts to surrounding land uses include the following: 

LAND USE POLICIES AND IMPLEMENTATION 
MEASURES 

TRANSPORTATION AND CIRCULATION 
POLICIES AND IMPLEMENTATION 

MEASURES 

LU-2.2 Compact Development 
LU-2.3 Infill Development 
LU-2.4 Self-Sufficient Community 
LU-2.10 Maintain Urban Edge 
LU-2.11 Regional Planning 
LU-3.7 Neighborhood Noise Abatement 
LU-4.9 Buffer Commercial Land Uses 
LU-4.15 Minimize Visual Impact 
LU-5.1 Downtown as an Asset 
LU-6.8 Residential/Industrial Buffer 
LU-10.1 Airport Conflicts 
LU-10.2 Airport Land Use Compatibility Plan 
Implementation Measure LU-3 
Implementation Measure LU-4 
 

TC-1.1 Integrated Transportation System 
TC-2.6 Relocate State Route 137 
TC-2.7 Tulare Loop Roadway 
TC-2.10 Local Street Traffic 
TC-2.21 Master Planned Commercial Development 
TC-2.23 Traffic Noise 
TC-9.4 Aviation Planning 
 

 

Required Mitigation Measures 

This impact is considered less-than-significant.  No additional mitigation measures are required. 

Significance After Implementation of Mitigation for Impact LU-1 

Not applicable. 

Impact LU-2: Development proposed by the Draft General Plan could conflict with an 
adopted applicable land use plan, policy, or regulation of an agency with jurisdiction over 
the project adopted for the purpose of avoiding or mitigating an environmental effect. 

Impact Summary 

Level of Significance Before Mitigation:  Less-than-Significant 

Required Mitigation Measures:  No mitigation measures are required 

Level of Significance After Mitigation:  Not Applicable 
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Impact Analysis 

The Draft General Plan Update was designed to achieve and encourage consistency with planning 
documents of adjacent jurisdictions and other responsible County, State, and Federal agencies.  
The Proposed Project policies and implementation measures promote ongoing City coordination 
in the areas of planning, transportation, environmental stewardship with these agencies and 
entities including the City of Visalia, TCOG, Tulare County LAFCO, the California Department 
of Transportation, Tulare County Resource Management Agency, and the San Joaquin Valley 
Unified Air Pollution Control District.  Table 3-8 summarizes the key city, county, and regional 
entities, as well as relevant plans considered during preparation of the Draft General Plan Update. 

TABLE 3-8 
OTHER KEY CITY, COUNTY, AND REGIONAL AGENCIES WITH  

RELEVANT PLANS, POLICIES, AND REPORTS 

Agency Name Relevant Plans, Policies, and Reports 

Central Valley Regional Water Quality Control Board Tulare Lake Basin Water Quality Control Plan 
California Office of Noise Control Policies and Guidelines 
California State Office of Historic Preservation National Register of Historic Places Guidelines 
City of Visalia City of Visalia General Plan 
Federal Aviation Administration FAA Regulations 
San Joaquin Valley Unified Air Pollution Control District San Joaquin Valley Air Quality Attainment Plan 
Tulare County Tulare County General Plan 
Tulare County Association of Governments Regional Transportation Plan 
Tulare County Local Agency Formation Commission Local Agency Formation Commission Guidelines 
Tulare County Resource Management Agency Tulare County Comprehensive Airport Land Use Plan 
 

Policies and implementation measures contained in the Proposed Project that would minimize this 
impact are identified in the following table.  Several Land Use policies speak directly to the 
City’s coordination and cooperation with regional agencies in addressing growth issues.  For 
instance, LU-2.8 states the City will continue to coordinate with Tulare County on planning 
within the unincorporated portions of the Planning Area.  LU-2.9 states the City’s intent to fully 
cooperate in regional planning opportunities.  Finally, LU-2.11 states the City will be involved in 
regional planning efforts, such as the Regional Blueprint Plan. 

Development of the General Plan will ultimately involve expansion to the City’s sphere of 
influence and annexations.  Land Use Element includes policies designed to reduce the demand 
of annexations, such as promoting compact development (LU-2.2) and infill development 
(LU-2.3).  When it comes to planning for future annexations, the General Plan includes policies 
on establishing an Urban Development Boundary (LU-2.5).  This designation was designed to be 
compatible with policy language currently used in the County’s General Plan, and enhanced in 
the draft update to the County’s General Plan.  Policy LU-2.6 addresses maintaining an 
appropriate sphere of influence, and LU-2.7 discusses the City’s intent to work with LAFCO on 
the incorporation of County islands, which will help in removing existing community barriers 
caused by inconsistent planning, maintenance, and design standards between these areas. 
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The noted Transportation and Circulation policies and implementation measures call for 
coordination with other government agencies to ensure consistency and a unified approach to 
addressing identified issues.  This can be seen in Policies TC-9.4 and -9.5, which encourage the 
City’s participation in regional aviation planning efforts and development consistency with 
policies adopted by the Tulare County Airport Land Use Commission.  

Conservation and Open space Policies COS-1.1, -1.3, and -1.2 and Implementation measures 
COS-1, -2, -3, -4, and -6 facilitate coordination with Tulare County in preserving and enhancing 
surface waterways and aquifers.  Additionally, the Proposed Project encourages support for local, 
state, and federal programs addressing agricultural, environmental, cultural, and other resources 
through Policies COS-3.5 and -6.4, as well as Implementation measure COS-13. 

The existing General Plan Noise Element addresses noise generating land uses and provides 
for mitigation to further reduce land use conflicts and reduce noise issues (Noise Policies 
3.3.3 and 3.3.4). 

The intent of the Draft General Plan is to create a city in which land uses exist and function 
without imposing a nuisance, hazard, or unhealthy condition upon adjacent uses.  Uses within 
development areas are expected to be compatible with one another because the Draft General 
Plan policies establish requirements for compatible development.  Implementation of the 
Proposed Project will create specific regulatory standards and review procedures to ensure 
compatible land uses.  With the implementation of the policies listed below, this impact is 
considered less-than-significant. 

Policies designed to minimize any potential conflicts with adopted applicable land use plans, policies, or regulations of an 
agency with jurisdiction over the project through the continued participation in programs involving regional growth 
issues include the following: 

LAND USE POLICIES AND IMPLEMENTATION 
MEASURES 

TRANSPORTATION AND CIRCULATION 
POLICIES AND IMPLEMENTATION 

MEASURES 

LU-2.2 Compact Development 
LU-2.3 Infill Development 
LU-2.5 Urban Development Boundary 
LU-2.6 Sphere of Influence 
LU-2.7 Annex County-Islands 
LU-2.8 Cooperative Urban Centers 
LU-2.9 Regional Cooperation 
LU-2.11 Regional Planning 
LU-10.2 Airport Land Use Compatibility Plan 
LU-10.3 Airspace Protection 
LU-14.4 Regional Coordination 

TC-1.1 Integrated Transportation System 
TC-2.4 Freeway Improvements 
TC-2.5 Interchanges Design Coordination 
TC-2.6 Relocate State Route 137 
TC-6.9 Intergovernmental Coordination 
TC-8.3 Regional Coordination 
TC-9.4 Aviation Planning 
TC-9.5 Consistency with Airport Land Use Commission 

Policies 
Implementation TC-12 
Implementation TC-14 

Policies designed to minimize this impact through the continued coordination with Federal, State, or other local agencies 
responsible for addressing regional environmental issues include the following: 

OPEN SPACE AND CONSERVATION POLICIES 
AND IMPLEMENTATION MEASURES 

NOISE POLICIES AND IMPLEMENTATION 
MEASURES 

COS-1.1 Groundwater Protection 
COS-1.3 Elk Bayou Protection 
COS-1.5 Water Source 
COS-3.5 Support County Programs 
COS-6.4 Local and State Programs 

Noise Policy 3.3.3 Noise Generating Land Uses 
Noise Policy 3.3.4 Noise Level Criteria 
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Implementation COS-1 
Implementation COS-2 
Implementation COS-3 
Implementation COS-4 
Implementation COS-6 
Implementation COS-13 

Required Mitigation Measures 

This impact is considered less-than-significant.  No additional mitigation measures are required. 

Significance After Implementation of Mitigation for Impact LU-2 

Not applicable. 

Impact LU-3: The Proposed Project could conflict with an applicable Habitat 
Conservation Plan (HCP) or Natural Community Conservation Plan (NCCP). 

Impact Summary 

Level of Significance Before Mitigation:  Less-than-Significant 

Required Mitigation Measures:  No mitigation measures are required 

Level of Significance After Mitigation:  Not Applicable 

Impact Analysis 

The Proposed Project Planning Area is not covered by any existing Habitat Conservation Plan 
(HCP) or Natural Community Conservation Plan (NCCP).  Even though not actively involved 
with an established conservation plan, the Conservation and Open Space Element of the Draft 
General Plan Update contains policies and implementation measures to minimize this impact (see 
table below).  Policies focus on the preservation and protection of sensitive significant habitats, 
enhancement of biodiversity, and promotion of healthy ecosystems throughout the Planning Area.  
Implementation measures listed below support the conservation and preservation of a number of 
natural resources that may be protected under a HCP or an NCCP.  With the policies and 
implementation measures listed below, this impact is considered less-than-significant. 

Policies and implementation measures designed to minimize this impact through the environmental stewardship include 
the following: 

OPEN SPACE AND CONSERVATION POLICIES AND IMPLEMENTATION MEASURES 

COS-2.1 Protection of Rare and Endangered Species 
COS-2.2 Development of Environmentally-Sensitive Areas 
COS-2.3 Site Planning 
COS-2.4 Open Space Buffers 
COS-2.5 Planting of Native Vegetation 
COS-2.6 Valley Oaks 
COS-2.7 Wetlands Dedication 
COS-2.8 Wetlands Management 

Implementation Measure COS-7 
Implementation Measure COS-8 
Implementation Measure COS-9 
Implementation Measure COS-10 
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Required Mitigation Measures 

No additional mitigation measures are required. 

Significance After Implementation of Mitigation for Impact LU-3 

Not applicable. 

3.3 Agriculture 
No comments regarding agriculture were received during the NOP comment period.  The 
methodology and significance criteria described below are based on relevant CEQA guidelines. 

Environmental Setting 
Figure 3-1 shows the current Important Farmlands and Figure 3-2 shows the Williamson Act 
contract lands within the Planning Area.  Some of these areas are planned for land uses other than 
open space/agriculture.  Specifically, 16,372 acres of agricultural land are designated for other 
uses under the proposed project.  Table 3-9 identifies the proposed changes.  Additionally, 
8,884.45 acres currently under Williamson Act contracts are designated for conversion.  Table  
3-10 identifies the proposed conversions. 

TABLE 3-9 
CURRENT AND PROJECTED IMPORTANT FARMLAND LAND USE 

Land Type Existing Land (Acres) 
General Plan Buildout 

Land (Acres) 

Land Converted to  
Non-Agricultural Use 

(Acres) 

Farmland of Local 
Importance 

1,429.71 908.00 522.00 

Prime Farmland 22,212.54 8,081.00 14,131.00 
Farmland of Statewide 

Importance 
4,082.09 2,520.00 1,562.00 

Unique Farmland 193.87 37.00 157.00 
TOTAL 27,918.20 11,546.00 16,372.00 
 
Note: Existing and future land acreages do not match exactly due to rounding. 
 
 

TABLE 3-10 
CURRENT AND PROJECTED WILLIAMSON ACT LAND USE 

Land Type Existing Land (Acres) 
General Plan Buildout 

Land (Acres) Land Converted (Acres) 

Farmland Security Zone 24.33 24.33 0 
Non Prime 9.39 0 9.39 
Prime 18,804.22 9,948.01 8,856.28 
Prime Non Renewal 571.39 552.62 18.78 
TOTAL 19,409.33 10,524.96 8,884.45 

Note: Existing and future land acreages do not match exactly due to rounding. 
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Regulatory Setting 

Federal Regulations 
No federal regulations are applicable to this section 

State of California Regulations 

Farmland Mapping and Monitoring Program (FMMP)  
The California Department of Conservation (DOC), under the Division of Land Resource 
Protection, has developed the FMMP that monitors the conversion of the State’s farmland to and 
from agricultural use. County-level data is collected and a series of maps are prepared that 
identify eight classifications and uses based on a minimum mapping unit size of 10 acres. The 
program also produces a biennial report on the amount of land converted from agricultural to 
non-agricultural use. The program maintains an inventory of state agricultural land and updates 
the Important Farmland Series Maps every two years. 

The FMMP is an informational service only and does not constitute state regulation of local land 
use decisions. Agricultural land is rated according to several variables including soil quality and 
irrigation status with Prime Farmland being considered the most optimal for farming practices.  
Other FMMP designations include Farmland of Statewide Importance, Unique Farmland, 
Farmland of Local Importance, Grazing Land, Urban and Built-Up Land, Other Land and Water.   

California Land Conservation Act of 1965 (Williamson Act)  
The California Land Conservation Act (CLCA) of 1965, Sections 51200 et seq. of the California 
Government Code, commonly referred to as the Williamson Act, enables local governments to 
restrict the use of specific parcels of land to agricultural or related open space use. Landowners 
enter into contracts with participating cities and counties and agree to restrict their land to 
agriculture or open space use for a minimum of 10 years. In return, landowners receive property 
tax assessments that are much lower than normal because they are based upon farming and open 
space uses as opposed to full market value. Local governments receive an annual subvention of 
forgone property tax revenues from the State via the Open Space Subvention Act of 1971. 
Contracts are automatically renewed every year, extending out to 10 years.  

Legislation Affecting the Williamson Act 
Farmland Security Zones.  In August 1998, the Williamson Act’s farmland security zone (FSZ) 
provisions were enacted with the passage of Senate Bill 1182 (California Government Code 
Section 51296-51297.4). This sub-program, dubbed the “Super Williamson Act,” enables 
agricultural landowners to enter into contracts with a specific county for 20-year increments with 
an additional 35 percent tax benefit over and above the standard Williamson Act contract.  
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Senate Bill 1835 (Johnston, Chapter 690, Statutes of 1998) and the Cortese-Knox Local 
Government Reorganization Act.   Senate Bill 1835 requires the appropriate Local Agency 
Formation Commission (LAFCO) to determine whether a particular city is required to succeed 
(adhere) to the rights, duties and powers of the county under the contract or whether the city may 
exercise an option to not succeed to the rights, duties and powers of the county. The 
determination would be required pursuant to any proposal by a city that would result in the 
annexation of Williamson Act contracted land. 

Senate Bill 2227 (Monteith, Chapter 590, Statutes of 1998).  Senate Bill 2227 added new 
requirements to the Cortese-Knox Local Governmental Reorganization Act regarding any 
proposed annexation of Williamson contract land. If the proposal would result in the annexation 
of land that is subject to the Williamson Act, then the petition shall state whether the City shall 
succeed (adhere) to the contract or whether the City intends to exercise its option to not succeed 
to the contract. 

Local Regulations 
City of Tulare Zoning Ordinance 

City of Tulare Code of Ordinances Title 10 Zoning, Section 10.84 Agricultural District was 
developed to “preserve lands suited for agriculture from encroachment of incompatible uses, and 
also to preserve agriculture and undeveloped lands around the city for future urban development.” 

Methodology 
Agricultural resource impacts include those to existing agricultural uses, Important Farmlands 
(those lands classified and mapped by the Farmland Mapping and Monitoring Program of the 
California Department of Conservation), and Williamson Act contract lands.   

Consistent with the objectives of a program-level EIR, this EIR functions as a first-tier 
environmental document that assesses and documents the broad environmental impacts of a 
program with the understanding that a more detailed site-specific review may be required to 
assess future projects implemented under the program. Consequently, this analysis assumes that 
when a more detailed site-specific review occurs (such as that provided for future specific plans, 
infrastructure improvements, and/or other development proposals within the City) a more detailed 
assessment (including a quantification of impacts for individual projects) of the land uses affected 
by the specific development proposal would occur.        

Standards of Significance 
The proposed City of Tulare General Plan Update will establish development guidelines against 
which future projects will be judged for consistency. The significance criteria for this analysis 
were developed from criteria presented in Section 15065 and Appendix G “Environmental 
Checklist Form” of the CEQA Guidelines and based on the professional judgment of the City of 



3. Land Use, Agriculture and Aesthetics  

 

City of Tulare General Plan Update   3-31 ESA / 207460  
Draft EIR  December 2007 

Tulare and its consultants. The project (or the project alternatives) would result in a significant 
impact if it would: 

• Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance 
(Farmland) as shown on the maps prepared pursuant to the Farmland Mapping and 
Monitoring Program of the California Resources Agency, to non-agricultural use; 

• Conflict with existing zoning for agricultural use, or conflict with a Williamson Act 
contract; or  

• Involve other changes in the existing environment that, due to their location or 
nature, could result in conversion of Important Farmland, to non-agricultural uses.  

Impacts and Mitigation Measures 

Impact AG-1: The Proposed Project would result in the substantial conversion of important 
farmland to non-agricultural uses.   

Impact Summary  

Level of Significance Before Mitigation:  Potentially Significant   

Required Mitigation Measures:  No feasible mitigation available 

Level of Significance After Mitigation:  Significant and Unavoidable 

Impact Analysis  

Future growth resulting from implementation of the Proposed Project would result in both the 
direct and indirect conversion of agricultural lands to urban and other non-farming uses.  These 
converted lands include a variety of important farmlands (i.e., prime, unique, farmland of local 
importance, etc.) as defined by the Farmland Mapping and Monitoring Program of the California 
Resources Agency.  The majority of impacts to important farmlands will occur as a result of 
project-specific activities developed subsequent to the Proposed Project. 

The preservation of agricultural resources is a key goal of the Proposed Project, with the inclusion 
of several policies in the Conservation and Open Space Element (see Policies COS-3.2, COS-3.3, 
COS-3.9, COS-3.10 and COS-3.11) that have been designed to conserve the City’s existing 
agricultural resources.  For example, Policy COS-3.2, “Agricultural Buffers,” states that the City 
shall require that agricultural land uses designated for long-term protection (in a Williamson Act 
contract or under a conservation easement located outside the City’s Planning Area) shall be 
buffered from urban land uses through the use of techniques including, but not limited to, spatial 
separations (e.g., greenbelts, open space setbacks, etc.), transitions in density, soundwalls, 
fencing, and/or berming.  Another policy (COS-3.3, “Agricultural Disclosures”) states that City 
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shall require that developers of residential projects, which are within general proximity of 
agricultural operations in the city, to provide notification to new homeowners within their deeds 
of the City’s right to farm ordinance.  These and other policies noted in the table below provide 
guidance regarding the preservation of existing agricultural resources within the Planning Area.  
In addition to preserving existing resources, the Goals and Policies Report includes policies 
designed to promote the continued productivity and employment of agricultural resources within 
the Planning Area.  Specifically, Policies COS-3.1, COS-3.5, COS-3.6, COS-3.7 and COS-3.8 of 
the Conservation and Open Space Element promote this goal.  Policy COS-3.6 (Agricultural 
Business) states that the City shall continue to maintain and encourage agricultural-related 
businesses and industries in the city, while Policy COS-3.7 (Supportive Agricultural Services) 
directs the City to continue to encourage the development of business and services necessary to 
support agriculture.  Additional policies noted in the table below provide guidance regarding the 
promotion of agricultural activities within the Planning Area.  Finally, City policies designed to 
promote future development patterns within areas of existing development are included in the 
Goals and Policies Report.  Specifically, Policy COS-3.4 of the Conservation and Open Space 
Element and Policies LU-3.9, LU-6.4, LU-2.5, LU-2.10 and LU-3.8 of the Land Use Element 
provide this guidance.  Policy COS-3.4 (Discourage Leapfrog Development) directs the City to 
discourage leapfrog development (defined as urban development more than a half mile from 
existing urban development) and development of peninsulas extending into agricultural lands to 
avoid adverse effects on agricultural operations and contribute to premature conversion.  Policy 
LU-6.4 (Agriculture-Related Industrial) directs the City to continue to maintain and encourage 
agriculture-related industry in Tulare.  Additional policies noted in the table below provide 
guidance regarding the promotion of future development patterns within areas of existing 
development within the Planning Area.   

However, even with implementation of the above mentioned policies and implementation 
measures, the potential conversion of existing important farmlands to developed uses resulting 
from development anticipated under the Proposed Project is still considered potentially 
significant. 

CONSERVATION AND OPEN SPACE ELEMENT AND LAND USE ELEMENT 

Policies designed to conserve agricultural resources within the Planning Area include the following:  
COS-3.2 Agricultural Buffers. 
COS-3.3 Agricultural Disclosures.  
 
 

COS-3.9 Williamson Act Contracts.  
COS-3.10 Williamson Act Contracts near City Limits. 
COS-3.11 Williamson Act Non-Renewal in UDB. 

Policies designed to promote the continued productivity and employment of agricultural resources within the Planning 
Area include the following:   
COS-3.1 Protect Interim Agricultural Activity.  
COS-3.5 Support County Programs.  
COS-3.6 Agricultural Business.  
 

COS-3.7 Supportive Agricultural Services.  
COS-3.8 World Ag Expo. 

Policies designed to promote future development patterns within areas of existing development include the following:  
LU-2.5 Urban Development Boundary.  
LU-2.10 Maintain Urban Edge.  
LU-3.8 Incompatible Uses. 
 

LU-3.9 Planned Development.  
LU-6.4 Agriculture-Related Industrial. 
COS-3.4 Discourage Leapfrog Development.  
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Required Mitigation Measures 

As stated above, City policies will (1) conserve agricultural resources within the Planning Area, 
(2) promote the continued productivity and employment of agricultural resources within the 
Planning Area; and (3) promote future development patterns within areas of existing 
development. However, while these policies would continue to promote the continued 
conservation of agricultural resources (including important farmlands), it would not prevent an 
overall net loss of important farmlands within the Planning Area associated with future 
development within existing agricultural areas.  Therefore, implementation of the Proposed 
Project including the adoption of the policies and implementation measures listed above would 
still result in a significant impact.  No additional feasible mitigation is currently available. 

Significance after Implementation of Mitigation for Impact AG-1 

As stated above, no additional feasible mitigation measures are currently available to reduce this 
impact to a less-than-significant level.  Consequently, this impact is considered significant and 
unavoidable. 

Impact AG-2: The Proposed Project could conflict with existing zoning for agricultural use, 
or conflict with existing Williamson Act contracts. 

Impact Summary  

Level of Significance Before Mitigation:  Less-than- Significant   

Required Mitigation Measures:   No Mitigation Required    

Level of Significance After Mitigation:  Not Applicable   

Impact Analysis 

Similar to Impact AG-1, conflicts with the Williamson Act are difficult to quantify at the general 
plan level. Based on the proposed land use diagram, some future development will occur on lands 
currently subject to a Williamson Act contract.  Specifically, 8,884.45 acres is expected to be 
converted to non-agricultural use.  However, it is assumed that the proper procedures, contained 
within the Williamson Act itself, will be followed as development within the Planning Area occurs. 
One of the functions of the Williamson Act is to encourage orderly development while discouraging 
premature development of farmlands.  This purpose is also reflected in the Proposed Project, which 
contains policies that encourage orderly development (see Policies COS-3.4, LU-2.5, LU-2.10, LU-
3.8 and LU-3.9), discourage premature conversion (see Policies COS-3.2, COS-3.3, COS-3.9, COS-
3.10, and COS-3.11) and support the continued use of preservation programs (i.e., conservation 
easements and the California Land Conservation Act, aka “Williamson Act”) to protect existing 
agricultural lands.  Therefore, compatibility issues with agricultural zoning and Williamson Act 
contracts are considered less-than-significant for the Proposed Project. However, these issues may 
need to be evaluated in the site-specific environmental review for future development proposals. 
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CONSERVATION AND OPEN SPACE ELEMENT AND LAND USE ELEMENT 

Policies designed to conserve agricultural resources within the Planning Area include the following:  
COS-3.2 Agricultural Buffers. 
COS-3.3 Agricultural Disclosures.  
 
 

COS-3.9 Williamson Act Contracts.  
COS-3.10 Williamson Act Contracts near City Limits. 
COS-3.11 Williamson Act Non-Renewal in UDB. 

Policies designed to promote the continued productivity and employment of agricultural resources within the Planning 
Area include the following:   
COS-3.1 Protect Interim Agricultural Activity.  
COS-3.5 Support County Programs.  
COS-3.6 Agricultural Business.  
 

COS-3.7 Supportive Agricultural Services.  
COS-3.8 World Ag Expo. 

Policies designed to promote future development patterns within areas of existing development include the following:  
LU-2.5 Urban Development Boundary.  
LU-2.10 Maintain Urban Edge.  
LU-3.8 Incompatible Uses. 
 

LU-3.9 Planned Development.  
LU-6.4 Agriculture-Related Industrial. 
COS-3.4 Discourage Leapfrog Development.  
 

Required Mitigation Measures 

This impact is considered less-than-significant.  No additional mitigation measures are required. 

Impact AG-3: The Proposed Project could involve other changes in the existing 
environment that, due to their location or nature, could result in conversion of Important 
Farmland, to non-agricultural uses.  

Impact Summary  

Level of Significance Before Mitigation:  Potentially Significant   

Required Mitigation Measures:   No feasible mitigation available 

Level of Significance After Mitigation:  Significant and Unavoidable 

Impact Analysis 

Direct impacts to agricultural resources include the conversion of farmland to non-agricultural 
uses, discussed above. Indirect changes may include nuisance effects resulting from urban 
expansion into agricultural areas—also known as “edge effects.” These nuisance effects include 
noise (from farm equipment and crop dusting), dust, odors, and drift of agricultural chemicals. 
From the agricultural perspective, conflicts with urban development include restrictions on the 
use of agricultural chemicals, complaints regarding noise and dust, trespass, vandalism, and 
damage from domestic animals (such as dogs). These conflicts may increase costs to the 
agricultural operation, and combined with rising land values for residential development, 
encourage conversion of additional Important Farmland to urban uses.  
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As previously described above under Impact AG-1, the preservation of agricultural resources is a 
key goal of the Proposed Project, with the inclusion of several policies (see Policies COS-3.2, 
COS-3.3, COS-3.9, COS-3.10, and COS-3.11) in the Conservation and Open Space that have 
been designed to conserve the City’s existing agricultural resources.  However, even with 
implementation of the above mentioned policies, the potential conversion (both direct and 
indirect) of existing important farmlands to developed uses resulting from development 
anticipated under the Proposed Project is still considered potentially significant.   

CONSERVATION AND OPEN SPACE ELEMENT AND LAND USE ELEMENT 

Policies designed to conserve agricultural resources within the Planning Area include the following:  
COS-3.2 Agricultural Buffers. 
COS-3.3 Agricultural Disclosures.  
 
 

COS-3.9 Williamson Act Contracts.  
COS-3.10 Williamson Act Contracts near City Limits. 
COS-3.11 Williamson Act Non-Renewal in UDB. 

Policies designed to promote the continued productivity and employment of agricultural resources within the Planning 
Area include the following:   
COS-3.1 Protect Interim Agricultural Activity.  
COS-3.5 Support County Programs.  
COS-3.6 Agricultural Business.  
 

COS-3.7 Supportive Agricultural Services.  
COS-3.8 World Ag Expo. 

Policies designed to promote future development patterns within areas of existing development include the following:  
LU-2.5 Urban Development Boundary.  
LU-2.10 Maintain Urban Edge.  
LU-3.8 Incompatible Uses. 
 

LU-3.9 Planned Development.  
LU-6.4 Agriculture-Related Industrial. 
COS-3.4 Discourage Leapfrog Development.  
 

Required Mitigation Measures 

As stated above, City policies will (1) conserve agricultural resources within the Planning Area, 
(2) promote the continued productivity and employment of agricultural resources within the 
Planning Area; and (3) promote future development patterns within areas of existing 
development.  However, while these policies would continue to promote the continued 
conservation of agricultural resources (including important farmlands), it would not prevent an 
overall net loss of important farmlands within the Planning Area associated with future 
development within existing agricultural areas.  Therefore, implementation of the Proposed 
Project including the adoption of the policies and implementation measures listed above would 
still result in a significant impact.  No additional feasible mitigation is currently available. 

Significance after Implementation of Mitigation for Impact AG-3 
As stated above, no additional feasible mitigation measures are currently available to reduce this 
impact to a less-than-significant level.  Consequently, this impact is considered significant and 
unavoidable. 

3.4 Aesthetics 
The following section addresses impacts on the visual resources and scenic character of the City 
of Tulare’s natural environment.  Issues include potential impacts to scenic views and impacts 
resulting from an increase of urban light sources within the area.  No comments specific to scenic 
resource issues were received during the NOP public scoping phase of the Proposed Project.   
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Environmental Setting 
The visual character of the City’s Planning Area is influenced by the quality of its roadways, 
multi use paths/trails, view corridors, and the land uses adjoining them (i.e., open space, 
neighborhoods, etc.).  Visual quality is often affected by a variety of factors including General 
Plan land use designations and policies, specific plan requirements, zoning regulations and 
enforcement, and private property maintenance.  No highways designated as eligible or officially 
designated scenic highways within or adjacent to the Planning Area.  However, other scenic 
resources in the Planning Area include existing open space areas, watercourses, and historic 
areas.   

Regulatory Setting 

Federal Regulations 

Federal Highway Administration Visual Impact Assessment (1983) 
In 1983 the Federal Highway Administration produced a guidance document to address aesthetic 
impacts for highway projects, entitled Visual Impact Assessment for Highway Projects 
(Publication No. FHWA-HI-88-054).  This document describes how to assess aesthetic value and 
impacts to visual resources and includes the following steps: 

1. Define the visual environment of the proposed alternatives. 

2. Identify key views for visual assessment. 

3. Analyze existing visual resources and viewer response. 

4. Depict the visual appearance of the proposed alternatives. 

5. Assess the visual impacts of proposed alternatives. 

6. Determine ways to mitigate adverse visual effects. 

The methodology and techniques described within this document have become a standard for 
evaluation of visual impacts for various types of projects. 

State Regulations 

California Scenic Highway Program 
California’s Scenic Highway Program was created in 1963 to preserve and protect scenic highway 
corridors from change which would diminish the aesthetic value of lands adjacent to highways. The 
state laws governing the Scenic Highway Program are found in the Streets and Highways Code, 
Section 260 et seq. The State Scenic Highway System includes a list of highways that are either 
eligible for designation as scenic highways or have been so designated.  
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Local Regulations 
Local regulations include policies within the existing General Plan and controls included in the 
City’s Zoning Ordinance.  Applicable regulations are described under the impact discussions. 

Methodology 
Aesthetics and visual resources are subjective by nature, and therefore the level of a project’s visual 
impact is difficult to quantify.  In addition, it is difficult to estimate the impact development would 
have on scenic landscapes or resources, since some individual projects can enhance the aesthetic 
quality of an area.  Therefore, this analysis was conducted qualitatively, assessing potential growth 
implications of the Proposed Project.  The Proposed Project’s policies were also evaluated to 
determine the extent to which they would protect existing scenic landscapes or resources and 
maximize the degradation of the City’s visual quality.   

Standards of Significance 
The City of Tulare 2030 General Plan Update will establish development guidelines against which 
future projects will be judged for consistency.  The significance criteria for this analysis were 
developed from criteria presented in Appendix G, “Environmental Checklist Form”, of the CEQA 
Guidelines and based on the professional judgment of the City of Tulare and its consultants. The 
project (or the project alternatives) would result in a significant impact if it would: 

• Substantially degrade the existing visual character or quality of the site and its 
surroundings;  

• Have a substantial adverse effect on a scenic vista;  

• Substantially damage scenic resources, including, but not limited to, trees, rock 
outcroppings, and historic buildings within a state scenic highway; or   

• Create a new source of substantial light or glare which would adversely affect day or 
nighttime views in the area.   

Impacts and Mitigation Measures 
Impact AES-1: The Proposed Project could substantially degrade the existing visual 
character or quality of the site and its surroundings.  

Impact Summary  

Level of Significance Before Mitigation: Potentially Significant   

Required Mitigation Measures:  No feasible mitigation available  

Level of Significance After Mitigation:  Significant and Unavoidable 
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Impact Analysis  

Specific development projects resulting from implementation of the Proposed Project would 
result in temporary changes in local visual conditions during construction of specific projects in 
the Planning Area.  However given the relatively short-term nature of these construction-related 
activities, construction-related visual impacts are considered less-than-significant. 
 
A major focus of the Proposed Project is the enhancement of the visual quality of the City and its 
surroundings.  By adopting the Land Use and Conservation and Open Space Elements, the City is 
taking comprehensive steps to improve its visual character.  For example, the Land Use Element 
focuses on policies at different levels, from community specific policies that are designed to 
improve the quality of existing community centers or neighborhoods (see Policies LU-5.7, LU-
13.11 and LU-13.12) to broader policies that are designed to plan visually appealing villages and 
neighborhoods and enhance downtown gateways and transition zones, (see Policies LU-5.6, LU-
8.4, LU-13.1, LU-13.2, and LU-13.5).  Policy LU-13.4 directs the City to promote an increase in 
artwork in public places, while Policy LU-13.15 directs the City to expand the tree planting and 
maintenance program.  Both of these policies are aimed to improve the visual quality of City 
neighborhoods, villages and commercial areas. 
 
The preservation of urban landscapes can also contribute to the scenic quality of a specific 
location.  Preservation and enhancement of the built environment is also a focus of the Proposed 
Project, with the Land Use Element containing a variety of policies designed to preserve the 
existing historic character of the City’s communities, neighborhoods and villages, and promote 
new development that is visually appealing.   Policies LU-13.5, LU-13.7 and LU-13.8 promote 
quality design and aesthetically pleasing neighborhoods, subdivisions and multi-family housing.  
Policies LU-13.13 and LU-13.16 promote visually appealing development in the downtown area 
as well as street beautification of existing downtown entranceways.  Policy LU-13.12 encourages 
expressions of cultural and historic heritage in key central area architectural and other physical 
design elements, such as murals and community art. 
 
The Land Use Element also includes several policies designed to protect scenic views for 
travelers along City roadways.  Policy LU-13.9 directs the City to visually enhance key gateways 
(e.g., city limit entries on Highways 99/137) and major thoroughfares using street trees, welcome 
signs, decorative lighting, archways, and other streetscape design techniques.  Policy LU-4.15 
directs the City to require new commercial development to be designed to minimize the visual 
impact of parking areas on public roadways, and Implementation Measure LU-11 directs the City 
to prepare and adopt design guidelines that provide visual emphasis to the gateway and major 
thoroughfares.  
 
However, it is assumed that some new development (i.e., new residential, commercial, or 
infrastructure-related, etc.) resulting from population growth associated with the Proposed Project 
would result in several permanent changes to existing views within the City’s villages, 
neighborhoods, and communities.  As a portion of this new development could be proposed on 
land currently used for a variety of rural residential, agricultural, and open space uses, new 
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development would alter the existing open space views of surrounding visible areas and contrast 
with the surrounding open space/agricultural environment at the edge of these new development 
areas.  Consequently, even with implementation of the below mentioned policies and 
implementation measure, this impact is still considered potentially significant.   

LAND USE ELEMENT  

Policies and Implementation Measures designed to protect and feature the existing scenic qualities of the City include the 
following 
LU-13.11 Visual Focal Points.  
LU-13.12 Architectural Heritage 
 

LU-13.15 Street Trees.  
Implementation Measure LU-12.   

Policies and Implementation Measures designed to preserve and enhance the character of the City’s villages, 
communities, neighborhoods, and rural areas include the following 
LU-4.9 Buffer Commercial Land Uses.  
LU-4.13 Commercial Signage.  
LU-5.6 Downtown Gateways.  
LU-5.7 Improvements.  
LU-6.9 Buffer Incompatible Uses.  
LU-8.4 Village Land Use Design.  
LU-13.1 City Character and Identity.   
LU-13.2 City Image.  
LU-13.4 Public Art.  
LU-13.5 Neighborhood Identification.  
LU-13.6 Neighborhood Interaction.  
LU-13.7 Subdivision Design. 
 

LU-13.8 Quality Multi-Family Housing.  
LU-13.10 Linkages.  
LU-13.13 Downtown Design Quality.  
LU-13.14 Design Review.  
LU-13.16 Street Beautification.  
Implementation Measure COS-14.  
Implementation Measure LU-9.   
Implementation Measure LU-13.  
Implementation Measure LU-10.  
Implementation Measure LU-11.   
Implementation Measure LU-14.  
 

Policy designed to protect scenic views for travelers along City roads and highways include the following 
LU-13.9 Gateway/Streetscape Improvements.  
LU-4.15 Minimize Visual Impact. 

Implementation Measure LU-11.   
 
 

Required Mitigation Measures 

As stated above, the City will continue to enforce a variety of measures to preserve the existing 
visual character or quality of the site and its surroundings.  However, even with implementation 
of the policies and implementation measures listed above, new development within the Planning 
Area would substantially degrade the existing visual character or quality of the site and its 
surroundings through the introduction of developed uses within areas currently used for open 
space/agricultural activities.  As a result, the impact remains significant.  No additional feasible 
mitigation is currently available. 

Significance after Implementation of Mitigation for Impact AES-1 

As stated above, no additional feasible mitigation measures are currently available to reduce this 
impact to a less-than-significant level.  Consequently, this impact is considered significant and 
unavoidable.   

Impact AES-2: The Proposed Project could have a substantial adverse effect on a scenic 
vista or substantially damage scenic resources, including, but not limited to, trees, rock 
outcroppings, and historic buildings within a state scenic highway.   
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Impact Summary  

Level of Significance Before Mitigation:  Potentially Significant   

Required Mitigation Measures: No feasible mitigation available   

Level of Significance After Mitigation:  Significant and Unavoidable 

Impact Analysis   

As noted previously, a review of the Caltrans Map of Designated Scenic Routes indicates that 
there are no highways designated as eligible or officially designated scenic highways within or 
adjacent to the Planning Area.  However, other scenic resources in the Planning Area include 
existing open space areas, watercourses, and historic areas.  As discussed above, a major focus of 
the Proposed Project is the enhancement of the visual quality of the City and its scenic 
landscapes.   

As described above under the discussion for Impact AES-1, the Land Use Element includes 
several policies designed to protect scenic views for travelers along City roadways.  Policy LU-
13.9 directs the City to visually enhance key gateways (e.g., city limit entries on Highways 
99/137) and major thoroughfares using street trees, welcome signs, decorative lighting, archways, 
and other streetscape design techniques.  Policy LU-4.15 directs the City to require new 
commercial development to be designed to minimize the visual impact of parking areas on public 
roadways, and Implementation Measure LU-11 directs the City to prepare and adopt design 
guidelines that provide visual emphasis to the gateway and major thoroughfares.     

However, new development resulting from population growth anticipated as part of the Proposed 
Project would still result in some permanent changes to existing scenic views in the City.  As this 
new development could be proposed on land currently used for a variety of rural residential, 
agricultural, and open space uses, new development would alter the existing open space views of 
surrounding visible areas and contrast with the surrounding open space/agricultural environment 
at the edge of these new development areas.  Consequently, even with implementation of the 
below mentioned policies and implementation measure, this impact is still considered potentially 
significant. 

LAND USE ELEMENT  

Policies and Implementation Measures designed to protect and feature the existing scenic qualities of the City include the 
following 
LU-13.11 Visual Focal Points.  
LU-13.12 Architectural Heritage 
 

LU-13.15 Street Trees.  
Implementation Measure LU-12.   

Policies and Implementation Measures designed to preserve and enhance the character of the City’s villages, 
communities, neighborhoods, and rural areas include the following 
LU-4.9 Buffer Commercial Land Uses.  
LU-4.13 Commercial Signage.  
LU-5.6 Downtown Gateways.  
LU-5.7 Improvements.  
LU-6.9 Buffer Incompatible Uses.  

LU-13.8 Quality Multi-Family Housing.  
LU-13.10 Linkages.  
LU-13.13 Downtown Design Quality.  
LU-13.14 Design Review.  
LU-13.16 Street Beautification.  
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LU-8.4 Village Land Use Design.  
LU-13.1 City Character and Identity.   
LU-13.2 City Image.  
LU-13.4 Public Art.  
LU-13.5 Neighborhood Identification.  
LU-13.6 Neighborhood Interaction.  
LU-13.7 Subdivision Design. 
 

Implementation Measure COS-14.  
Implementation Measure LU-9.   
Implementation Measure LU-13.  
Implementation Measure LU-10.  
Implementation Measure LU-11.   
Implementation Measure LU-14.  
 

Policy designed to protect scenic views for travelers along City roads and highways include the following 
LU-13.9 Gateway/Streetscape Improvements.  
LU-4.15 Minimize Visual Impact. 

Implementation Measure LU-11.   
 
 

Required Mitigation Measures 

Similar to Impact AES-1, future development resulting from the Proposed Project would 
result in temporary changes in local visual conditions during construction of specific projects 
in the Planning Area that may affect a scenic vista or other scenic resources.  However given 
the relatively short-term nature of these construction-related activities, construction-related 
visual impacts are considered less-than-significant.  However, new development along the 
periphery of existing developed areas would substantially degrade the existing visual 
character or quality of the area and may result in a substantial adverse effect on a scenic vista 
or substantially damage local scenic resources (i.e., agricultural/open space, etc.).  As a 
result, on a long term basis, the impact remains significant.  No additional feasible mitigation 
is currently available. 

Significance after Implementation of Mitigation for Impact AES-2 

As stated above, no additional feasible mitigation measures are currently available to reduce this 
impact to a less-than-significant level.  Consequently, this impact is considered significant and 
unavoidable.   

Impact AES-3: The Proposed Project would create a new source of substantial light or glare 
which would adversely affect day or nighttime views in the area.   

Impact Summary  

Level of Significance Before Mitigation:  Potentially Significant   

Required Mitigation Measures:   New Policies LU-13.19 “Night Sky Protection, LU-20 
“Lighting” and LU-13.21 “Minimize Lighting Impacts” 

Level of Significance After Mitigation:  Significant and Unavoidable 
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Impact Analysis  

As planned growth and development occurs through implementation of the Proposed Project, 
additional lighting will be required to provide nighttime street and building illumination, security 
lighting, nighttime traffic lights, and light associated with new recreation areas.   

The Proposed Project addresses the topic of glare and new light in a variety of ways.  The Land 
Use Element provides various policies calling for the screening of some land uses and the 
maintenance of visual accessibility to ensure development maintains existing views of natural 
areas (Policies LU-4.9, LU-4.13 and LU-6.9).   

However, new development resulting from population growth anticipated as part of the Proposed 
Project would increase the amount of light and glare associated with the development of urban uses, 
such as additional parking lots, building lights, and streetlights within areas that currently have no 
light or minimal amounts of light and glare.  While the types of lighting and their specific locations are 
not specified at this point, development proposed under the Proposed Project would increase the 
amount of spill light and glare onto adjacent areas. However, even with implementation of the below 
mentioned policies, this impact is still considered potentially significant. 

LAND USE ELEMENT  

Policies and Implementation Measures designed to protect and feature the existing scenic qualities of the City include the 
following 
LU-13.11 Visual Focal Points.  
LU-13.12 Architectural Heritage 
 

LU-13.15 Street Trees.  
Implementation Measure LU-12.   

Policies and Implementation Measures designed to preserve and enhance the character of the City’s villages, 
communities, neighborhoods, and rural areas include the following 
LU-4.9 Buffer Commercial Land Uses.  
LU-4.13 Commercial Signage.  
LU-5.6 Downtown Gateways.  
LU-5.7 Improvements.  
LU-6.9 Buffer Incompatible Uses.  
LU-8.4 Village Land Use Design.  
LU-13.1 City Character and Identity.   
LU-13.2 City Image.  
LU-13.4 Public Art.  
LU-13.5 Neighborhood Identification.  
LU-13.6 Neighborhood Interaction.  
LU-13.7 Subdivision Design. 
 

LU-13.8 Quality Multi-Family Housing.  
LU-13.10 Linkages.  
LU-13.13 Downtown Design Quality.  
LU-13.14 Design Review.  
LU-13.16 Street Beautification.  
Implementation Measure COS-14.  
Implementation Measure LU-9.   
Implementation Measure LU-13.  
Implementation Measure LU-10.  
Implementation Measure LU-11.   
Implementation Measure LU-14.  
 

Policy designed to protect scenic views for travelers along City roads and highways include the following 
LU-13.9 Gateway/Streetscape Improvements.  
LU-4.15 Minimize Visual Impact. 

Implementation Measure LU-11.   
 
 

Required Mitigation Measures 

The City will implement the following mitigation measure: 

Mitigation Measure AES-1. Adopt Policies to Address Light and Glare Impacts.  To mitigate 
light and glare impacts resulting from implementation of the Proposed Project, the City shall 
amend the General Plan to include the following new policies: 
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• LU-13.19 Night Sky Protection. Upon demonstrated interest by a village or 
neighborhood the City will determine the best means by which to protect the 
visibility of the night sky. [New Policy – Draft EIR Analysis]. 

• LU-13.20 Lighting. The City shall continue to improve and maintain proper lighting 
in park facilities and fields without undue nuisance light and glare spillage on 
adjoining residential areas.  [New Policy – Draft EIR Analysis]. 

• LU-13.21 Minimize Lighting Impacts. The City shall ensure that lighting in 
residential areas and along roadways shall be designed to prevent artificial lighting 
from reflecting into adjacent natural or open space areas.  [New Policy – Draft EIR 
Analysis]. 

As stated above, the City will continue to enforce a variety of measures designed to minimize 
impacts resulting from a new source of substantial light or glare which would adversely affect 
day or nighttime views in the area.  However, even with implementation of the policies and 
implementation measures listed above (including the new Policies “LU-13.19 “Night Sky 
Protection”, LU-13.20 “Lighting” and LU-13.21 “Minimize Lighting Impacts”), new 
development would result in substantial new sources of light and glare within areas currently  
used for a variety of open space/agricultural activities.  As a result, the impact remains 
significant. No additional feasible mitigation is currently available. 

Significance after Implementation of Mitigation for Impact AES-3 

As stated above, no additional feasible mitigation measures are currently available to reduce this 
impact to a less-than-significant level.  Consequently, this impact is considered significant and 
unavoidable.   
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