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Disclaimer:
• The State of California Department of Justice, Attorney General Rob Banta and the Laborers International Union of North America 

(LIUNA) have filed a lawsuit against the City of Tulare under the California Environmental Quality Act (CEQA) regarding the City’s 
approval of its Zoning Ordinance Update.  Some of the topics presented herein may be related to the matters under consideration in the 
lawsuit therefore the City’s special legal counsel may step in and respond to questions or limit discussion as it deems necessary to 
protect the City’s interests in the lawsuit.

• The conditions effecting the Matheny Tract occurred over several decades and cannot be corrected overnight, they will take concerted 
effort and cooperation among several parties to address.  The City and County have been working and continue to work in partnership 
to address the conditions where possible or practical to do so.  The Matheny Tract is not currently located within the City limits and 
therefore it is the presenter’s opinion that the City is neither legally or morally obligated to expend City taxpayer funds to address those 
conditions. 

• There are several special interest groups that are aware of the proposed Project and may have opposing views or conflicting ideologies 
to those presented herein especially as it pertains to development and the environment.  It would be necessary for those groups to 
work collaboratively with the City and not in opposition to the City for the Project to proceed.

• The ideas and opinions expressed herein are complex and solely those of the presenter and do not necessarily represent the views
and opinions of the City of Tulare City Council or its individual members.

• This is a presentation, staff will only be seeking general City Council guidance, direction, and support, the City reserves the 
right to reconsider any of its direction, guidance, or support provided in response to this presentation.



Purpose:
• The purpose of this presentation is to discuss the possibility of developing a Business Park and Inland Port (Project) as an economic 

development tool to increase private sector investment and job creation in the City for several decades.

• Staff examined two potential currently unincorporated locations for the Project including to the north-west near the Cartmill Interchange 
or to the south-west near the International Agri-Center Way interchange.  Both areas are within proximity of Hwy 99, the Union Pacific 
Railroad, and have adequate undeveloped land available.

• Staff is recommending the Project proceed to the south-west near the International Agri-Center Way interchange for various reasons.  If 
that were to occur there could be an impact to the residents of the Matheny Tract and therefore staff is also recommending the 
annexation of that area so that several community benefits can be provided.

• In staff opinion there are several potential benefits to both the City and the Matheny Tract residents in working together to achieve this 
Project including but not limited to the following:

• A portion of the revenue derived from the Project can be used to offset the cost of community improvements in the Matheny Tract 
and the balance to increased benefits to City residents

• Annexation will afford the Matheny Tract residents a stronger voice in City Hall

• Both the Matheny Tract residents and City residents can have increased job opportunities

• The City can leverage the Matheny Tract disadvantaged community designation to obtain increased funding

• The City can build increased trust with the Latino community and immigrant workers to attract major employers



Business Park and Inland Port



Background:
• The City has been discussing the possibility of developing this Project over the past two years including the adoption of the concept in 

the City’s Strategic Plan.

• In May 2024, management presented information on this potential Project which included a recommendation to pursue the following 
actions:

• Prepare a report evaluating the land surrounding the new southern interchange to determine its potential revenue and job 
creation capacity.

• Study potential infrastructure needs and related costs

• Actively participate in discussions regarding the potential Inland Port project

• Meet with various parties to assess needs, obstacles, and develop consensus

• Work with the legislative delegation and lobbyist on setting the platform for future appropriations

• This presentation will provide an update on those activities and provide additional information for Council consideration in 
continuing to move this potential Project forward.



What is a Business Park?
• A Business Park is a designated area of land with multiple buildings such as offices, warehouses, and light industrial facilities.  The 

Business Park would be initiated by the City and in partnership with the private sector.  A master plan would be necessary along with 
planning for the extension of roads, utilities, and regional stormwater retention.

• Business Parks are ideally located within proximity of major highways and rail roads to allow for ease of access for truck traffic and 
movement of intermodal freight.

• Business Parks, when planned properly, can ensure the efficient use of land to maximize job creation and revenue production as well 
as mitigate impacts to the environment and residential areas.

• In management’s opinion, the City is well positioned for a Business Park and Inland Port to support for new distribution, warehousing, 
and logistics type business growth among others for the following reasons:

• Tulare is located in middle of the state (efficient shipping and same day delivery)
• Located on Hwy 99 and Union Pacific Railroad
• Construction of new southern interchange (International Agri-Center Way)
• Widening of Hwy 99 through Tulare
• Expansion of International Agri-Center (Center of Agricultural Innovation)
• County’s expanding agricultural production
• City’s new business incentive programs
• Available and affordable land
• Available workforce (Including farm labor)
• City land use authority and utilities
• Other areas within California are landlocked with development restrictions



What is an Inland Port?
• An Inland Port is a land-based terminal that acts as a hub for intermodal freight transport, handling the processing and distribution of 

goods that are moved between ships, trains, and trucks. Also known as a "dry port," it is located away from coastal seaports and offers 
services like warehousing, international trade processing, and distribution centers, which helps relieve congestion at coastal ports and 
speeds up the movement of cargo inland.  Simply stated it is a transfer facility which provides the following key functions, services and 
advantages:

• Intermodal Transfer - provides facilities to move cargo containers from a train to a truck.

• Warehousing and Distribution - offers space for storing goods and managing their distribution to inland destinations.

• International Trade Processing - handles customs, tariffs, and other administrative tasks outside a coastal port.

• Congestion Relief - moves sorting and processing activities away from busy coastal ports to inland locations.

• Reduces Truck Volume - by moving cargo to rail lines, it reduces trucking costs and congestion.

• Increases Supply Chain Efficiency - allows for more direct and efficient movement of goods directly to their final destination.

• Enhances Visibility - advanced technology enables better tracking and management of cargo across the supply chain.



Business Park and Inland Port Continued:
• Business Parks vary in terms of uses and size of facilities.  For example, Port America in Texas houses industrial uses and Cambridge 

Park in Missouri is mixed-use.  An example of a small Inland Port includes Port Dillon in South Carolina, and a large Inland Port 
includes Port Greer, also in South Carolina. 

Port America, Grapevine TX Cambridge Park, Kansas City MO

Inland Port, Dillon SC Port Greer, Charleston  SC

• There are major studies currently underway to 
support the development of a Business Park 
and Inland Port in the Central Valley.

• Tulare County Sustainable Goods 
Movement Study – TCAG

• California Inland Port Project – San 
Joaquin Valley Regional Planning 
Agencies

• While these studies are still under 
development, the preliminary findings further 
reinforce and qualify the likelihood the Project 
within proximity to the City of Tulare would be 
feasible.



Business Park Case Study:
• Management has direct experience in working with the private sector and a county in developing the Ocala-Marion County Commerce 

Center, a roughly 500-acre business park along a major highway (I-75 in Ocala, Florida) which created approximately 6,000 jobs within 
approximately 6 years.

Includes:
Fed Ex  400,000sq.ft. 2,000 jobs ($200,000,000)
Auto Zone  440,000sq.ft. 400
Chewy  620,000sq.ft. 1,200
Amazon  620,000sq.ft. 500
Spec   800,000sq.ft. 1,000 estimate 
   2,880,000sq.ft. 5,100   

Fed Ex facility Chewy facility Amazon facility

AutoZone facility



Case Study Continued:
• The Royal Oak Charcoal plant in Ocala, Florida had direct environmental impact to the neighboring community for decades.  The City 

worked with the EPA to close and decommission the plant and used revenue derived in-part from the Commerce Center to purchase 
the property, renovate surrounding homes, and construct a 42,000sq.ft. community center ($10,000,000).

Royal Oak Plant Ocala, FL Royal Oak, smokestacks Royal Oak demolition

Community Center exterior Community Center interior



Potential Location:
• The Project could be located to the north or the 

south, but not both.

• Each circle represents 1,300 acres
• The area to the south shaded in red 

represents approximately 3,000 acres

• The potential northern location would have a 
significantly higher cost associated with 
extending industrial sewer utilities.

• The potential southern location would have 
significantly higher cost associated with 
extending International Agri-Center Way.

• The northern location is likely to develop 
within 5-10 years through market forces.  
The southern location is likely to remain 
undeveloped for the next 30-50 years 
without City intervention due to lack of 
access.

• Both areas can be developed 
simultaneously if the Project 
proceeds at the southern location.



Current Zoning:
• This map indicates the current locations of heavy 

industrial (dark purple) and light industrial (light purple) 
within the City limits.

• There is currently a greater concentration of 
heavy and light industrial zoned property in the 
south and southwest areas of the City.

• A basic planning practice is to group similar or like 
uses together, this includes co-locating heavy and 
light industrial uses which helps to achieve the 
following:

• Efficient extension of utilities
• Controlled access of truck traffic
• Access to rail
• Separation from residential uses

• In addition, locating the Project at the southern location 
would provide the following potential benefits:

• Proximity to wastewater treatment plant
• Restricting outdoor storage and assembly to 

one area



Interchange Studies



Interchange Studies:

• The City hired ZacTax (consultant) to study five 
developed interchanges along Hwy 99 in the 
Central Valley to determine what types of uses, 
square footage, and tax revenue were 
generated.

• The consultant then applied that information to 
the Cartmill and International Agri-Center Way 
interchanges along with the current land use 
and zoning information to estimate the future 
uses, square footage, and tax revenue that 
may be generated over a .5-mile, 1-mile, and 
2-mile radius..



Cartmill Interchange:
• The outer circle indicates a 2- mile radius.

• Under the current land use and zoning there is 
a significant amount of land reserved for 
residential and agricultural use, but enough 
land reserved for general commercial to create 
a balance.



Interchange Continued:
The study estimated annual maintenance and 
public safety related costs against projected 
annual tax revenue and determined the following:

• There would be a net $1,326,323 annual 
surplus at the .5-mile radius buildout.

• There would be a net $1,023,847 annual 
surplus at the 1-mile radius buildout.

• There would be a net $4,142,490 annual 
surplus at the 2-mile radius buildout.

This means that based on the current land use 
and zoning around this interchange future 
development will not only likely pay for itself but 
will result in additional surplus revenue.  That 
occurs when there is an adequate mix of revenue 
producing uses.

Therefore, there was no need for the 
consultant to perform any additional analysis 
at this interchange.



International Agri-Center Way Interchange:
• The inner circle represents a .5-mile radius, the 

middle circle a 1-mile radius, and the outer 
circle a 2- mile radius.



Interchange Continued:
The study estimated annual maintenance and 
public safety related costs against projected 
annual tax revenue and determined the following:

• There would be a net $2,288,125 annual 
surplus at the .5-mile radius buildout.

• There would be a net $11,257,495 annual 
deficit at the 1-mile radius buildout.

• There would be a net $8,242,483 annual deficit 
at the 2-mile radius buildout.

This means that based on the current land use 
and zoning around this interchange future 
development will not pay for itself.  That occurs 
when there is an abundance of land reserved for 
residential and agricultural uses.

Therefore, staff asked the consultant to 
prepare a second study to modify the 
proposed land uses and zoning to determine a 
development pattern that would both pay for 
itself and ideally generate surplus revenue.



Interchange Continued:



Interchange Revised Land Use:



Interchange Economic Scenario:
The updated study estimated annual maintenance 
and public safety related costs against projected 
annual tax revenue under two revised land use 
and zoning scenarios including advancement of 
the Project and determined the following:

• There would be a net $2,016,170 annual 
surplus at the 2-mile radius buildout.

This means that based on the revised land use 
and zoning scenarios future development will 
pay for itself and provide additional revenue 
for other uses.



Matheny Tract Annexation



Matheny Tract Annexation:
• Over the past several years, the City of Tulare has been successful in working with partner organizations to achieve grant funding to 

bring potable water to the Matheny Tract and are now working to bring sewer service.  During that time, the City has heard from 
Matheny Tract residents that they are also wanting other community improvements such as paved streets, sidewalks, streetlights, 
housing rehabilitation, park space, buffer space, employment, and a stronger voice at City Hall.  The City has advised that the best way 
for those things to occur is by the Matheny Tract annexing into the City.  However, part of the challenge if this were to occur is that the 
City could gain approximately $40,000 per year in new property tax revenue but it could cost the City over $700,000 per year just to 
provide police and fire protection alone.  Therefore, this scenario would be a difficult proposition to achieve since the City’s current tax-
payers would have to subsidize the cost of police, fire and all other services.

• The alternative approach, as presented herein, is that if some of the land around the new interchange including south of the Matheny 
Tract were to develop under certain scenarios, it could generate enough revenue to cover the cost of police, fire and other services as 
well as the community improvements over time.  In addition, the City is currently a CDBG entitlement community receiving 
approximately $700,000 annually to provide benefits to low to moderate income households. If the Matheny Tract annexed, the City 
may be able to divert some of the CDBG funds annually to improvements in the Matheny Tract.  Finally, if the land south and within 
proximity to the Matheny Tract were to develop and any of those businesses were to receive City incentives, the City may be willing to 
include language in those agreements obligating those businesses to use “good faith” efforts to first offer employment to residents of 
the Matheny Tract. The City would simultaneously work with the Workforce Investment Board to provide job training to the Matheny 
Tract residents to prepare them for the jobs plus assist with the naturalization process as applicable.

• We envision a variety of jobs to come from this project including all types of short-term construction jobs and permanent jobs in 
warehousing, distribution, and logistics. More specifically in agricultural related packaging and light manufacturing among many others. 
We also believe there will be opportunities to attract some commercial retail businesses and associated customer service-related 
positions.  



Matheny Tract Annexation Area:

Assumes 256 households in North Matheny and 
80 households in South Matheny.



Annexation Continued (General Fund Impact):



Matheny Tract (Community Improvements):
As previously stated, the Matheny Tract residents desire other community improvements such as paved streets, sidewalks, streetlights, 
housing rehabilitation, park space, buffer space, employment, and a stronger voice at City Hall.

The following section provides a brief description and estimate of cost for a portion of those community improvements located within public 
right-of-way, other associated improvements have not been estimated:

• Roadway Improvements:

• Street repaving
• Installation of curb and gutter
• Storm drainage
• Sidewalks
• Streetlights
• Drive approaches

• Park Space Improvements (Canal Street)

• Relocation of irrigation ditch
• Landscaping

The total estimated cost of the roadway and park improvements is estimated at $35,000,000 including design, construction, 
project management, materials testing, surveying, and contingency (excluding right of acquisition if applicable).



Improvements Continued (Existing):
• Road conditions within the Matheny Tract vary but in general are not in good condition and do not meet City standards therefore the 

assumption is that all roads would be replaced along with utilities.  There are limited existing examples of curb and gutter.

Poor road condition Unimproved street frontage

Partially improved street frontage Irrigation ditch along road



Improvements Continued (Proposed):
• It is proposed to install sidewalks on both sides of each street along with 43 curb ramps, 77,284sq.ft. of new concrete drive 

approaches, 116 streetlights, 818,639sq.ft. of road replacement, underground the irrigation ditch to reconnect Beacon Avenue and 
install a 57’ wide linear greenspace along with landscaping and playground equipment.

West side of north Matheny Tract East side of north Matheny Tract

South Matheny Tract Irrigation ditch along road

Proposed park 



Conclusions and Recommendations



Combined Preliminary Conclusions:
• Business Parks and Inland Ports exist though out the country and could be a good economic development tool for the City to increase 

private sector investment, job creation, and tax revenue for decades to come which in turn could be used to support community goals 
and organizational needs.  Inclusion of an Inland Port would further help to attract businesses.

• For various reasons, the City is ideally located to support the Project and City management has the experience necessary to advance 
and oversee the Project.

• The Project, if it is to proceed, should be achieved in partnership with the private sector, other organizations, and Matheny Tract 
residents to be located within proximity of Hwy 99 and the Union Pacific railroad near the International Agric-Center Way interchange to 
allow for ease of access for truck traffic and movement of intermodal freight.

• Both the Cartmill and International Agri-Center Way interchange areas can be developed simultaneously if the Project proceeds at the 
southern location.

• For various planning reasons it makes sense to collocate industrial type uses which are in the southern section of the City.

• There are currently two related studies underway that further support the possibility of the Project proceeding in Tulare.

• Based upon the interchange studies and current zoning, the Cartmill interchange will develop by market forces and development will 
pay for itself plus generate a surplus in tax revenue.  There will likely be a long delay in the area outside the International Agri-Center 
Way interchange developing and will not pay for itself unless the City constructs necessary access and rezones the properties.  Under 
the Economic Scenario the Project would pay for itself and generate a surplus in tax revenue.



Conclusions Continued:
• The conditions effecting the Matheny Tract occurred over several decades and cannot be corrected overnight, they will take concerted 

effort and cooperation among several parties.  The City and County have been working and continue to work in partnership to address 
the conditions where possible or practical to do so.

• The City of Tulare has been successful in working with partner organizations to achieve grant funding to bring potable water to the 
Matheny Tract and are now working to bring sewer service.

• The best way for the Matheny Tract residents to achieve their desired community improvements such as paved streets, sidewalks, 
streetlights, housing rehabilitation, park space, buffer space, employment, and a stronger voice at City Hall is through annexation.

• The cost to the City to annex the Matheny Tract and provide desired and required services far exceeds the tax revenue that will be 
received, therefore, outside of obtaining grants the only way management would recommend annexation is if the Matheny Tract 
residents annexed into the City and supported development to the south which would enable a portion of those dollars to be used to 
implement the community improvements.

• The City can leverage the Matheny Tract disadvantaged community designation to obtain increased funding

• The City can build increased trust with the Latino community and immigrant workers to attract major employers



Recommendations:
• Management recommends Council appoint two members to work with staff and the related parties through the City Manager to 

explore the possibility of partnering on the Project to the South.  The recommended Council members include:

• Councilman Sigala
• Councilwoman Sayre

• This includes working with the Matheny Tract residents to assess their interest and support.

• In the event there is resistance then remain flexible on the approach including but not limited to the possibility of:

• Modifying some of the terms and conditions of the Project to address those concerns, or alternatively
• Moving forward with Project to the North 

• Assuming there is interest among the parties then staff will return to ask Council to appoint a Working Group made up of interested 
parties to work with staff on the following additional tasks:

• Develop a Request for Qualifications to hire a master plan consultant to develop the conceptual land use and zoning plan, master 
Business Park and Inland Port layout, determine infrastructure needs and estimated costs, and prepare a market feasibility 
analysis.

• Work with a consultant to develop an outreach and engagement strategy focused on more fully engaging the Matheny Tract 
residents, the Hispanic community, and immigrant workforce to not only build increased trust but to identify a unique workforce to 
attract major employers.

• Develop a Request for Proposals to select a master developer that can fund and construct the Project.



This concludes my presentation, are there any questions?

Marc Mondell, City Manager
AICP, CM-ICMA
411 East Kern Avenue
Tulare, CA 93274
mmondell@tulare.ca.gov
559-684-4312

mailto:mmondell@tulare.ca.gov

	Potential Business Park, Inland Port, and �Matheny Tract Annexation
	Disclaimer:
	Purpose:
	Business Park and Inland Port
	Background:
	What is a Business Park?
	What is an Inland Port?
	Business Park and Inland Port Continued:
	Business Park Case Study:
	Case Study Continued:
	Potential Location:
	Current Zoning:
	Interchange Studies
	Interchange Studies:
	Cartmill Interchange:
	Interchange Continued:
	International Agri-Center Way Interchange:
	Interchange Continued:
	Interchange Continued:
	Interchange Revised Land Use:
	Interchange Economic Scenario:
	Matheny Tract Annexation
	Matheny Tract Annexation:
	Matheny Tract Annexation Area:
	Annexation Continued (General Fund Impact):
	Matheny Tract (Community Improvements):
	Improvements Continued (Existing):
	Improvements Continued (Proposed):
	Conclusions and Recommendations
	Combined Preliminary Conclusions:
	Conclusions Continued:
	Recommendations:
	Slide Number 33

