
LU-P-21 Allow annexation and development of residential, commercial, regional retail, and 

industrial land to occur within the Urban Development Boundary (Tier II) and the Urban 

Growth Boundary (Tier III) consistent with the City’s Land Use Diagram, according to the 

following phasing thresholds:  

• “Tier II”: Tier II supports a target buildout population of approximately 178,000. The 

expansion criteria for land in Tier II is that land would only become available for 

development when building permits have been issued in Tier I at the following 

levels, starting from April 1, 2010:  

Residential: after permits for 5,850 housing units have been issued; and  

Commercial: after permits for 480,000 square feet of commercial space on 

designated Commercial Mixed Use, Downtown Mixed Use, Office, and Service 

Commercial land have been issued.  

Regional Retail: New Regional Retail areas in the Tier II Growth Boundary shall 

be eligible for urban development upon satisfactory demonstration that the 

following criteria have been met:  

1. Existing Regional Retail Commercial zoned land south of Caldwell 

Avenue. that was undeveloped as of the date of adoption of the 

General Plan has received at least 922,383sq.ft. of commercial 

building permits [formula: 121 acres @43,560sq. ft. per gross acre = 

5,270,760sq.ft. x .25 (assumed FAR for Regional Retail development) 

x 0.7 (recommended flex factor)]  

2. The uses and tenants proposed for the area will substantially further 

the community’s goal of providing high level regional retail goods 

and services.  

3. That there is sufficient roadway capacity and adequate public 

facilities and infrastructure to accommodate the proposed 

development.  

The regional retail zone classification shall provide for permitted and 

conditional uses that are of a regional draw only. Uses that are not 

exclusively of a regional draw may be allowed where a finding is made 

that such uses are ancillary or associated with the regional uses. Uses of 

a neighborhood or convenience level draw only shall not be permitted.  

• “Tier III”: Tier III comprises full buildout of the General Plan. The expansion criteria 

for land in Tier III is that land would only become available for development when 

building permits have been issued in Tier I and Tier II at the following levels, starting 

from April 1, 2010: 



Residential: after permits for 12,800 housing units have been issued.  

Commercial: after permits for 960,000 square feet of commercial space space 

on designated Commercial Mixed Use, Downtown Mixed Use, Office, and 

Service Commercial land have been issued; and  

Industrial: after permits for 2,800,000 square feet of commercial space space on 

designated Industrial, Light Industrial, and Business Research Park land have 

been issued.  

To complement residential neighborhood development, the City also may allow 

small annexations for sites less than 30 acres in size that are contiguous to the City 

limits to allow for efficient development of a neighborhood, commercial area or 

employment center, provided no General Plan amendment is required and 

infrastructure is available or can be extended at no cost to the City.  

Triggers for proceeding from Tier I and Tier II to Tier III may be modified based on 

subsequent direction from the City Council.  

Annexations are subject to review against regulations and policies in the Cortese-

Knox-Hertzberg Local Government Reorganization Act of 2000 and the Tulare County 

Local Agency Formation Commission Policy and Procedure Manual regarding 

development and inventory of existing vacant land designated for urban uses in the 

city limits. 


