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District 2
SUBJECT:  Preliminary review of GPI 06-001 (Rancho Sierra), an amendment to the Visalia Land Use Plan General Plan Amendment (GPA) 81-01 and Visalia Land Use Plan GPA 92-07 B/C.  
REQUEST(S):  Allow GPI 06-001 to proceed as a General Plan Amendment to:  1) include the entire project area within an Urban Development Boundary; 2) change the land use designation of Assessors Parcel Numbers (APN’s) 126-170-005, 011 and 025 from Rural Residential to Planned Residential; 3) change the land use designation of APN 150-060-008 from Agriculture to Planned Residential, and 4)  change the policy III B in GPA 81-08 and GPA 92-07 B/C to remove text requiring residential development in conjunction with the existing golf course.
SUMMARY: 
 The Tulare County Resource Management Agency has received a request from Mr. Stephen J. Peck, AICP, of Quad Knopf, to allow an amendment to GPA’s 81-08 and 92-07B/C to be filed.  The project site (114.6 acres) consists of APN’s 126-170-005, 011, 025 and 150-060-008.  Currently the site is an existing golf course facility located on both sides of Liberty Avenue (Avenue 264), east of Road 124, south of the City of Visalia.   There are 30 existing homes within the golf course area but not a part of this application. The intended use is to subdivide the site into 175 single family residential lots.  The zoning is PD-R-A (Planned Development-Rural Residential).  Currently the land use designation for APN’s 126-170-005, 011 and 025 are Rural Residential while the designation for APN 150-060-008 is Agriculture.  The northern parcels are within the Visalia UAB, whereas, the southern parcel is not.  
BACKGROUND:     A history of County actions which affected the subject site consists of the following:

· On March 5, 1957, the Planning Commission conditionally approved Special Use Permit No. 343 that established the Sierra View Public Golf Course, in two phases.  
· On March 29, 1962 the Planning Commission approved Tract No.  354 for the 31 lot residential subdivision (1 lot remains vacant as open space). 

· On May 26, 1964, the Board of Supervisors adopted the Tulare County Area General Plan Land Use Element, which included the Visalia Area, designating the subject site as “Park and Recreation.”

· On August 2, 1977, the Board of Supervisors adopted General Plan Amendment GPA 77-2 which contained a new land use element for Visalia.  It retained a “parks” designation for the golf course, but established a rural residential designation for the 31 lot residential subdivision. 

· On October 19, 1982, by Resolution No. 82-1744, the Board of Supervisors approved General Plan Amendment No. GPA 81-08 to change the Land Use designation of the golf course north of Avenue 264 from “Parks” to “Planned Residential.”  The Board of Supervisors subsequently adopted the implementing zoning by Ordinance No. 2505, approving Change of Zone No. PZ 81-18 to rezone the site from the AE-20 to PD-R-A.  This rezoning included the portion of the golf course south of Avenue 264 which was found to conform with the RVLP Exception system with 11 points. 
· On October 19, 1982, the Board of Supervisors conditionally approved Planned Unit Development No. PUD 81-06, as recommended by Planning Commission Resolution No. 5850, for a zero-lot line residential development that proposed to redesign the existing golf course and integrate 206 zero-lot line residential units within the confines of the existing golf course site.  An Environmental Impact Report (EIR) was certified for the project, however, the project was never built. 
· On April 23, 1996, by Resolution No. 96-0335, the Board of Supervisors adopted General Plan Amendment No. GPA 92-007 (B)/(C) which considered new Land Use and Urban Boundaries Elements for the Visalia Area that included a change of the land use designation of the subject site north of Avenue 264 from “Planned Residential” to “Rural Residential.”

· On November 18, 1997, the Planning and Development Director approved (recorded on January 7, 1998 by Document No. 98-000863), Lot Line Adjustment Map No. PLA 97-045, creating the subject site as Parcel 1.

· PDA 01-001, Final Site Plan Review No. PSR 01-010 and Tentative Parcel Map No. PPM 01-039 were approved to create four parcels for single-family residential development along the east side of Mulanax Drive, north of Avenue 264. A parcel map was recorded for this project. 
ANALYSIS:  The text in GPA 81-08 indicates it was intended for residential development on the site in conjunction with the existing golf course.  The proposed project would completely convert the existing golf course to residential development, therefore, an amendment is required to remove this language from the text before this project can proceed in compliance with the General Plan.  
Parcels 126-170-005, 011 and 025 are within the Visalia UAB and thus subject to the policies of the Urban Boundaries Element and GPA 92-07 B/C.  The Urban Boundaries Element (1974) Policy B-3 defines the area between an Urban Improvement Boundary (UIA) and an UAB as a Holding or Transitional Zone.  Such areas are designated either as a holding zone awaiting when more intensive development is justified or is designated for large lot, suburban development (1 to 5 acres).   The Urban Boundaries Element as amended by GPA 88-01 also determines where urban type development is appropriate in the County.  In this case, the portion of the site within the UAB cannot be considered for urban development unless it’s within an UDB.  The intended project density of six dwelling units per acre is urban intensive and more suited to the Planned Residential Land Use designation (which follows the City’s Low Density Residential Designation) than Rural Residential.  
GPA 92-07 B/C recognized the existing residential node and golf course as Rural Residential.  This designation was applied to this site and other existing developed areas between the Visalia Urban Development Boundary and the Urban Area Boundary and those areas designated Rural Residential by the City of Visalia’s General Plan.  The project’s residential unit density does not conform to either of these criteria.  The proposed subdivision is not an existing residential development, (though it surrounds one) and it is not shown as rural residential in the City of Visalia’s General Plan.  The City’s Rural Residential designation allows up to two (2) dwelling units per acre and is intended for very low intensity residential development where all urban services may not be required (Visalia General Plan Land Use Element 1991 pg 1-11).  The relationship between County designations adopted for the Visalia area and those General Plan Land Use designations adopted by the City of Visalia, via their 2020 Plan is established in the Land Use Designation Matrix (GPA 92-07B/C).   Furthermore, the Planned Residential designation is not applied to any portion of the Visalia Urban Area Outside of the County Urban Development Boundary.  Therefore in order to designate the site for urban use, an UDB would be needed around the project area. 
The California Water Service Company, in a letter dated July 1, 2005, has stated that it can serve proposed lots with extensions provided by the developer.  Furthermore, the developer had sought sewer service from the City of Visalia (City Council action required); however, the request has been withdrawn.  At this time the project proposes using septic tanks with dry service lines in anticipation of sewer service connection at sometime in the future.  Though not discussed, a package sewer plant could also be used to serve the site. 

At this time the City of Visalia and Tulare have not provided comments regarding this request.  However, the City of Tulare did comment on Preliminary Subdivision No. PRE 05-019 (please see attached) a prior review of the subdivision project.   The City’s concerns were the departure from a boundary separation area between Visalia and Tulare, the loss of recreational opportunities, lack of infrastructure, consistency with County policies allowing rural subdivision and recommended that an EIR be prepared for the project. 
GENERAL PLAN POLICIES:  The County’s General Plan Amendment Policy provides that the Board shall, among other considerations give consideration as to the public need or necessity of the amendment and whether the proposed amendment would further the goals, objectives, policies and the general plan and not obstruct their attainment (Policies and Procedures 391). 
At this time the Urban Boundaries Element, Visalia Land Use Plans GPA 81-08 and 92-07 B/C are the principle County General Plan document that would be applicable to site.   GPA 81-08 was adopted by the Board on October 19, 1982 by Resolution Number 82-1744 and GPA 92-07B/C on April 23, 1996 by Resolution No. 96-0335.  The Urban Boundaries Element (1974 and as amended by GPA 88-01) also contains applicable policies.  Please see the General Plan policies in Exhibit A.

FINDINGS: 
 This project site is not contiguous to the City of Visalia city limits; therefore, annexation is not possible.  Also, the project site surrounds a previously approved subdivision tract, Tract No. 354. The proposed lots of this development proposal are comparable in size to those of TM 354; therefore, development of the site is consistent with the development in the area. 
In addition to the text amendment, the applicants are requesting the land use designation be changed from Rural Residential to Planned Residential (Low Density Residential).  The project’s residential density of six units per acre would not comply with the Rural Residential Land Use designation, as defined in the UBE.  However, it would be compatible with a Planned Residential Land Use designation.  Intensive urban development and the Planned Residential designation are required to be within an Urban Development Boundary according to the UBE and GPA 92-07 B/C.  These changes would require an Urban Development Boundary amendment be included in the project to ensure conformance with the Urban Boundaries Element and GPA 92-07 B/C.  
Policy  III. 2; of the UBE requires consultation with the City of Visalia and that serious consideration be given to their comments.  Although the project site’s established land use as a recreation area (Sierra View Public Golf Course) has been in existence since 1957, the City of Visalia’s 1991 adopted General Plan land use designation of “Agriculture” does not recognize it, thereby, the proposed project may not be compatible with the City’s adopted general plan.   

The applicant anticipates the preparation of an Environmental Impact Report to analyze any impacts the project may have. 
FINANCING:  If authorized to file an amendment, the applicant will pay an initial application fee of $4,328.00 to the Tulare County Resource Management Agency.  Upon completion of the amendment and prior to submittal to the Planning Commission for action, the Department will bill the applicant for the actual cost of preparing the amendment if in excess of the fee plus 10%.  Payment will be required prior to setting the Planning Commission public hearing date.  The preparation of any EIR, including cost of County review, would be paid for by the applicant. 
ALTERNATIVES: 
That the Board of Supervisors:
1. Allow GPI 06-001 to proceed as General Plan Amendment, but direct the application to include the option to remove the entire site outside from the Visalia UAB so that the project can be considered under the RVLP.
2. Direct that GPI 06-001 be held until the General Plan 2025 Update is complete. 
3. Not Allow GPI 06-001 to proceed as a General Plan Amendment.  
INVOLVEMENT OF OTHER DEPARTMENTS OR AGENCIES:

Environmental Health Division, California Water Service Company, City of Visalia, City of Tulare, Caltrans, Air District were notified of the proposal.
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