PART VII

DIRECTIONS FOR PLAN INTERPRETATION AND IMPLEMENTATION

INTERPRETING THE GENERAL PLAN

The entire text of this document and the General Plan Diagram which accompanies it constitutes the
Isleton Comprehensive General Plan. While the Plan Diagram may typically be referred to more
frequently than the text, full understanding of applicable policies and proposals illustrated on the
Plan Diagram requires reference to the text. Such reference is essential to those of the private sector
who are or will be engaged in urban development, and those of the public sector responsibie for
carrying out various policies and proposals of the Plan. In addition to City departmental and
management staff, and the City Planning Commission, City Council and Redevelopment Agency,
the latter group includes the local school district, the Reclamation District, and agencies of
Sacramento County Government and the State, soch as LAFCO (Local Agency Formation

Commission), County Planning and Community Development, County Public Works, SACOG
(Sacramento Area Council of Governments) and Caltrans.

The wide range and complexity of subject matter covered by the General Plan is certain to generate
questions of interpretation. As questions arise, the City's Planning Department or Commission
should prepare written interpretations for review with and concurrence by the City Council and other
affected public bodies. These written interpretations will become a body of official opinion and a
public record for consistent application of policies and proposals of the Plan, and for discussion
during annual review and possible amendments to the Plan.

The word "general" s a key to understanding the nature of policies and proposals. 1t implies overall
agreement on major issues without a straight jacket of inflexibility; it implies variation and
encourages mmovation while working toward the achievement of common goals; and it implies the
need for adjustment of policies and proposals as changing conditions may dictate. While not
inflexible, neither is the Plan to be viewed as being so flexible as to accommodate whatever position
or policy may be sought through interpretation.

A properly administered General Plan demands that the rule of "reasonableness” be applied to
permit flexibility, variation and adjustment as long as the integrity of basic policies and proposals
is maintained. However, any changes that are desired must result from careful study (as required
by the State Planning & Zoning Law). Such smdy should be made independent of pending
applications for controversial development proposals, temporary fiscal problems and other "matters
of the moment". The policies and proposals of the Plan are not intended to be changed or twisted
to accommodate special interests, whether public, non-profit or private.

The integrity of the Plan must be maintained if it is to be an effective instrument of public policy
among units of govemment, private enterprise and the public-at-large. Moreover, if Plan policies
and proposals are ignored during the zoning process, or if they are changed withont following the
due process and guidelines established by the State, the entire local planning process becomes
subject to legal sanction. This can include action by the Court, the Attorney General's Office and
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the State Office of Planning and Research prohibiting the subdivision of land, approval of zoning
permits and issuance of building permits until corrective action is taken. This type of sanction has
been taken against the planning programs of several counties and cities in recent years.

ACHIEVING ZONING CONSISTENCY WITH THE GENERAL PLAN

State Law requires that the City's zoning ordinance and zone plan be consistent with policies and
proposals of the General Plan. With adoption of this comprehensive version of the General Plan,
the City also consolidates and adopts the first version of the General Plan to contain all mandatory
elements in 20 years. In order to fulfill requirements of law and give the City the types of zoning
district regulations and procedural regulations needed, the first priority of the City has been to draft
a revision of its zoning ordinance concurent with preparation of the General Plan.

REVISED SPHERE OF INFLUENCE AND ANNEXATION

Major policies of the General Plan seek LAFCO revision of its Sphere of Influence (SOI) boundary

1o encompass the acreage south of town within the “Urban Reserve™and acreage at the west end of
town located between Sixth Street (extended) and Jackson Slough Road, and then to annex this

acreage. The basic reasoning in support of encompassing the Urban Reserve as part of the City’s
SOI is provided at the end of Section A of Part IV. The basic reasoning for including the
agricultural parcel at the west end of the City, with annexation at an early date, is to assure that lands
will be available for industrial expansion without having to undergo a drawn-out process of
annexation and environmental assessment on a case by case basis. An extended time process will

most certainly discourage such investment and direct it to other communities which are ready to
accommodate it.

Once changes in the SOI boundasy are achieved, the City should prepare and adopt a plan and
program of annexation that addresses all of the criteria and requirements of law that must be
evaluated by the Sacramento County LAFCO on a comprehensive basis. In reviewing proposals for
annexation, the core factors which LAFCO must consider concern community-wide land use,
development and public service policies of the City, and may be summarized as follows:

1. The likelihood of significant growth and its effect on other incorporated and unincorporated
territory during the next 10 years.

2. The costs and capability of providing adequate public facilities and the levels of
govemnmental service required.

3. The effects on adjacent areas, on mutual social and economic interests, and on the local
govemment structure of the County.

4. Conformity with LAFCO policies which seek efficient patiemns of urban dcvelppmem,
including encouraging the guiding of urbanization away from existing prime agricultural

lands and encouraging development of existing vacant or non-prime lands within the
existing City Limits.

5. Maintaining the physical and economic integrity of agricultural lands.
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In addressing these factors, the burden of proof rests with the City to make the case for the City's
overall strategy on managing urban growth. Guidance to the City in addressing these factors is
provided below. Much of the content required for an Annexation Plan is provided in various parts
of this General Plan document. Costs of preparing the Annexation Plan may be recovered from a
fee structure upon subsequent applicants for development.

Standards

LIKELIHOOD OF SIGNIFICANT GROWTH WITHIN 10 YEARS

The standards recommended for application under this factor are:

A, Submission of an annexation proposal to LAFCQO. The proposal should cover the 10 year
time frame provided by the General Plan for priority areas of development during the period
2000-2010, in increments covering the first five years and the 5 year period which follows.
Consideration should be given to the following factors:

1.

An Urban Growth Strategy, including:

Population and housing projections
Location of planned growth areas
An Urban Service Delivery Plan.

Infill policies, including:

An inventory of existing vacant industrial and residential lands within the City's cor-
porate limits, including parcels larger than five acres, land use designation and the
number of units in each residential designation; Approved -- but as yet unbuilt --
projects, including tentative maps, final maps, planned unit developments (PUD's)
and site plan approvals for developments larger than five acres or accommodating
20 or more dwelling units. Separate calcnlations are needed for tentative maps v.
final maps.

Factors which impede the development of vacant land already in the City limits.
Past practices, existing policies and future options to eliminate obstacles to infill and
to promote infill development.

Numerical goals for residential units of infill construction for the first five yeanrs.
Infill objectives should be based on realistic growth and development strategies
which consider all of the positive and negative factors associated therewith.

Agricultural preservation policies identifying prime agricultural lands within the
Sphere of Influence if any.

An application for annexation of land for residential development shall be accompanied by

evidence, including a housing market analysis, that will justify the proposed conversion of
agricultural or other open space to urban use. The market analysis will consider the
appropriate factors of supply and demand and the Annexation plan. The level of detail
should be commensurate with the scale and complexity of the proposed development project.
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2.

If it is wholly or partly surrounded (on at least two sides) by urban development.
3.

If less than 25% of the acreage is rated as Class 1 or IT as under A., above, out of a
total of less than 100 acres.

An annexation is considered to promote the planned, orderly and efficient development of
the City if:

L. The proposed annexation meets the tests for the likelthood of significant growth in

10 years (as described above).

2. The proposed annexation either abuts a developed area of the City or properties

which are already committed to urban development by the extension of streets,
utilities of other public facilities where service cxtensions were predicated on
adjacent lands being developed to assist

in meeting bond or othef financial
obligations against the property.

Jt can be demonstrated that there are insufficient vacant non-prime lands within the

Sphere of Influence which are planned for the same general purposes because of one
or more of the following conditions:

. Where land is unavailable at a reasonable market rate as determined by

competent appraisal.

Where insufficient land is currently available for the type of land use
proposed, as determined by competent market analysis.

Where surrounding or adjacent land use clearly is incompatible because of
age and condition of structures, a mixture of residential and non-residentiat

Jand use, or other conditions of physical blight that would adversely affect
property vatues and the ability to finance the project.

Notwithstanding the factors listed above, it is the responsibility of the City to unfle:rta_ke
actions to facilitate and encourage the infill of land within the City limits so as to minimize
the need for further annexation. Such actions would include, but are not limited to, the

following:

1. Redevelopment plans and action programs.

2, Financial planning and capital improvement programming.
3. Changes in land use policies and regulations.

4.

Housing programs, including rehabilitation.

The City's Annexation Plan should identify prime agricultural lands within the Planning
Area, and contain specific provisions for guiding growth away from such lands. {Note: The
proposed Urban Reserve policies and criteria described at the end of Section A - Land Use
in Part IV of this document become important to this factor.]



Discussion

These standards need little discussion. They go to the heart of the test for determining what
constitutes “planned, orderly and efficient development" for the City, drawing heavily on relevant
findings, policies and proposals of the adopted General Plan. With respect to infill, the standards
recognize that infill can only be encouraged and not mandated in recognition of variables that may
make infill unfeasible or difficult, while mandating that the City make and sustain a good faith effort
to achieve infill over time.

THE FINANCIAL PLAN

The City provides services to the people, and regulates certain activities for the common good.
Therefore, the most important decisions the City will make will be those that determine which
services will be provided and which level or standard of service will prevail. The framework for
the systematic provision of needed public services is the Financial Plan.

Components of the Financial Plan

The Financial Plan has three major components: 1) the capital improvements program; 2) the
public services program; and 3) the revenue program. Each of these components is integrated with
the others to provide a balanced view of requirements to overcome deficiencies and to meet
ermerging needs.

The capital improvements program provides a priority list of public improvements which will
be needed over a five year period. From this list, projects are selected and recommended to the City
Council for inclusion in the annual budget. Each year, the program is extended an additional year
to maintain the five-year perspective. Financial data, including capital project costs, revenue
estimates and projected annual costs of operation and maintenance become a vital part of _the
program. State Planning Law requires that the Planning Commission review proposed capital
improvements and make a determination of consistency with the General Plan for each
improvement.

The public service program provides a balanced view of the operating and capital expenditures
required for continuation and expansion of City services. It permits selection of the levels of service
to be provided under various departmental programs, indicating the impact which a given level will
have on long-term commitments to capital improvements and to costs of operation and maintenance.

The revenue program deals with the acquisition and allocation of funds necessary to camry out the
capital improvements and public services programs.

Value of the Finanpial Plan

From the vantage point of the citizen, the Financial Plan provides an understanding of the fiscal
requirements for meeting the needs for and maintaining public services and capital improvemen}s.
Utilized to its full potential, the Plan will permit gradual achievement of commaunity goals while
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avoiding an atmosphere of crisis which can arise when revenues and spending are projected only
on an annual basis. From the vantage point of the City Council, the Financial Plan becomes an
essential device for policy decision and the effective and efficient management of City affairs. It
provides a consistent means to examine needs, to evaluate their relative importance in relation to
policies of the General Plan, and to determine which needs can be met within the limitations of
financial resources and the ability and willingness of the community to pay for them.

Scheduling the Process

The process involved in preparing the Financial Plan is the same, basically, as that followed in
developing the annual budget. The steps required are:

Concepfion and initiation of capital projects.

Submission of capital improvement request forms to departments.

Analysis of revenue and expenditure patierns by the Finance Director.
Review of all capital improvement requests by the Planning Commission.
Review of departmental requests by the Finance Director.

Finance Director makes recommendations to City Council.

City Council public hearings, review and adoption.

Construction plans, advertising and contract awards.

Coordination of projects among agencies (including intergovernmental and
city/utility company coordination).

10.  Amendments to Financial Plan, including mid-year amendments as needed.
11,  Begin the process again for the succeeding year.

Woe AN A W

REDEVELOPMENT AND REVITALIZATION

Use of the California Community Redevelopment Law procedures is no longer new to Isleton.
Selective redevelopment and revitalization has been made a major policy of the General Plan. The
approach made possible by California Statutes is that lands can be acquired and developed for pri-
vate purposes only if a favorable private investment is possible and is assured by contract with the
City's Redevelopment Agency. The law also requires that needs of affected landowners be met fair-
ly either through opportunity to participate in the new development, or to sell at fair market value
and be relocated without incurring personal (or business) expense.

The City's first redevelopment project area is a corridor of mixed land use which exhibits a variety
of types of urban blight and which needs to be revitalized so that the City may achieve its poals of
economic development and improvement in the quality of life afforded local residents. While
benefits have been slow to materialize, the City is at the threshold of considerable success in
carrying out the Redevelopment Plan and especially for the area east of H Street. Aggressive action
by the Redevelopment Agency, in concert with the City, will make it possible for the City to
succeed in achieving the goals of its Redevelopment Plan.

The importance of encouraging major investment east of H Street is reinforced by policies of the
Redevelopment Plan which call for redevelopment investment in commercial properties along Main
Street and Second Street. The tax increments that will accrue to the Redevelopment Agency from
development east of H Street will provide seed money and help finance the enhancement of
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commercial development within the Main Street and Second Street commercial centers. 1t will also

expand the 20% set aside revenues required of the Redevelopment Agency to meet low income
housing needs of the community.

Another important policy of the Redevelopment Plan calls for Redevelopment Agency financing
of the State Route 160 relocation east of H Street. A mutually beneficial relationship exists between
the feasibility of highway relocation and of attracting major waterfront-oriented private investment
east of H Street. The highway relocation places most of the acreage east of H Street with direct
access to the river without separation by the highway. This greatly enhances the financial feasibility
of redevelopment and would provide the tax increment to off-set highway relocation costs.

Because the City's Redevelopment Plan was adopted during the mid-1980's, and considerable
change has occurred in redevelopment legislation, Isleton's Redevelopment Agency needs to hold
a series of workshops to acquaint its Jeadership and the people of the community with requirements
of the redevelopment process and of the opportunities which can be lost due to inaction. Successful

redevelopment is a key to realizing many of the goals of the General Plan and should be pursued
vigorously by the City.

IMPLEMENTATION STRATEGY AND ANNUAL REPORT

Amendments to the State Planning and Zoning Law (effective January 1, 1985), require a systematic
approach to General Plan implementation. Section 65400 of the Government Code requires the
Planning Commission to investigate and recommend to the City Council "...reasonable and practical
means for implementing the General Plan or element of the General Plan, so that it will serve as an
effective guide for orderly growth and development, preservation and conservation of open space
land and natural resources, and the efficient expenditure of public funds relating to the subjects
addressed in the General Plan." The law further requires the City Council to receive an annual
report on the status of the General Plan and progress toward its implementation.

This requircment seeks to avoid the often fragmented and incomplete attention to Plan
implementation that has characterized the actions of 100 many cities and counties. The most
common practices have been to respond to requests for Plan amendments and zoning applications,
to prepare a capital improvement program, and to undertake special projects as desired.

What is needed in Isleton to respond to these requirements is to classify and assign priorities to
policies and proposals of each Element of the General Plan, The classifications should define
required kinds of actions (plan, program, capital project or regulation), who is responsible (public
agency, private organization or individual), and the short, medium and long-range time frame
involved. The decision on priorities rests with the City Council. However, discussions shouid be
undertaken also with other public agencies and the private sector, with opportunity for participation
by interested citizens through public meetings and hearings. In some cases, collaborative or even
separate actions from those of the City may be required by other parties.

THE ROLE OF THE PLANNING COMMISSION

A unique role in the local planning process is specified by State Law for the City Planning
Commission. The legal authority for Commission functions is spelled out under Title 7 of the Cal-
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ifornia Government Code, commonly referred to as “The Planning and Zoning Law". A full
description of Commission functions is provided by the “Planning Commission Handbook™ as
published by the League of California Cities. Copies of the handbook should be obtained for all
members of the Isleton Planning Commission and City Council as a ready reference to the full ange
of functions involved, and of the special role of the Planning Commission in advising the City
Council on virtually all matters pertaining to community development.
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