REPORT TO CITY OF VISALIA PLANNING COMMISSION
HEARING DATE: August 12, 2013

PROJECT PLANNER: Brandon Smith, AICP, Senior Planner
713-4636

SUBJECT: Conditional Use Permit No. 2013-25: a request to allow a master-planned
commercial development on 9.8 acres, consisting of 55,701 sqg. ft. of
commercial and office uses in the Planned Shopping / Office Commercial (C-
S0) Zone. The first phase of the development will consist of a 4,524 sq. fi.
gasoline service station, 1,038 sq. ft. automated car wash, 3,061 sq. fi.
convenience store, and 3,302 sq. fi. fast food restaurant with drive-thru service.

Tentative Parcel Map No. 2013-01: a request to divide 16.47 acres into three
parcels, one lettered lot held in common, and two remainder parcels.

General Plan Amendment No. 2011-14: a request to change the General
Plan land use designation from Residential Low Density to Shopping/Office
Commercial on 9.8 acres.

Change of Zone No. 2011-15: a request to change the Zoning Designation
from Single-family Residential (R-1-6) o Planned Shopping / Office
Commercial (C-SO) on 9.8 acres.

Applicant: Bridgecourt Homes Limited Partnership

Location: The project is located on the southeast corner of Dinuba Boulevard
(State Route 63) and Riggin Avenue, situated within the City limits of Visalia,
County of Tulare, State of California. (APN: 091-010-040)

STAFF RECOMMENDATION

Staff recommends approval of Tentative Parcel Map No. 2013-01 and Conditional Use Permit
No. 2013-25, based upon the findings and conditions in Resolution Nos. 2013-33 and 2013-34.

Staff also recommends that the Planning Commission uphold their previous recommendation of
approval of General Plan Amendment No. 2011-14 and Change of Zone No. 2011-15, based
upon the findings in Resolution Nos. 2013-40 and 2013-41.

RECOMMENDED MOTION

I move to adopt Resolution Nos. 2013-33 and 2013-34, approving Tentative Parcel Map No.
2013-01 and Conditional Use Permit No. 2013-25.

| also move to adopt Resolution Nos. 2013-40 and 2013-41, recommending approval of
General Plan Amendment No. 2011-14 and Change of Zone No. 2011-15.

PROJECT DESCRIPTION

The applicant, Bridgecourt Homes Limited Partnership, is requesting approval of a master plan
document (entitied the Riverbend Viliage Design Guidelines and Engineering Standards) that
will allow and guide the development of a ten-acre commercial center containing retfail,
restaurant, and office uses. The center will be located on the southeast corner of Dinuba
Boulevard and Riggin Avenue. The master plan document provides a set of regulations and
standards for the planned commercial center that, while being constructed over multiple




phases, will result in a cohesive and consistent commercial center. Developers and end users
located in the center will be required to comply with the specifications of the master plan,
including building design, pedestrian elements, signage, landscaping, and street improvements.

Phase one of the commercial development will consist of a 4,524 sq. fi. gasoline service station
(Arco) with 1,038 sq. ft. automated car wash and 3,061 sq. ft. convenience store (Am/Pm Mini
Mart), a 3,302 sq. ft. fast food restaurant with drive-thru service (Wendy’s), and a 2,500 sq. ft.
office building, all fronting on Dinuba Bivd. The Phase One Plan of the Design Guidelines
states that in addition to these buildings, improvements associated with the initial phase wili
include the extension of Court Street from the terminus at the project's south end to Riggin
Avenue, an internal access drive connecting the initial develop to Court Street, a center median
in Dinuba Blvd., and streetscape improvements along Riggin and Court.

The future phase of the commercial center includes buildout of the site, consisting of
approximately 46,000 sq. ft. of retail, restaurant, and office uses. On the remaining six acres of
the project site east of the Court Street alignment, the property is planned to develop with
residential uses in accordance with the previously-approved Riverbend Village Units 6 Thru 11
Tentative Subdivision Map.

A companion site plan (Exhibits “A” and “B” of this report) illustrates in detail the development
and site improvements associated with the proposed initial and future development phases of
the commercial center, and iliustrates the residential subdivision east of Court Street.

The proposed Tentative Parcel Map, included in the Design Guidelines document and as
Exhibit “C” of this report, subdivides the project into separate parcels corresponding to the initial
and future commercial phases and the residential development, and will create separate
parcels for the three development pads and access drive associated with the initial phase of
commercial development.

The proposed General Plan Amendment and Change of Zone will change the land use and
zoning designations currently associated with the portion of the site proposed by the master
plan for commercial uses. Currently the entire site has a General Plan Land Use designation of
Low Density Residential and a Zoning designation of R-1-6 (Single-family Residential, 6,000
square feet minimum lot size). The GPA and COZ would re-designate 9.80 acres on the west
side of the site — west of the Court Street alignment — to Shopping / Office Commercial land use
designation and Planned Shopping / Office Commercial (C-SO) zone. The portion of the
subject site east of Court Street, which will develop as residential uses, would retain its current
land use / zoning designation as single-family residential (R-1-6).

South of the project site, a local residential street - Encina Street - is constructed to the property
line. The proposed development would place commercial development adjacent to this street
stub, and the 100-foot street stub between the property line and Dove Avenue would be
abandoned and deeded to adjacent property owners.

The proposed Conditional Use Permit for adoption of the Master Plan document will also
include approval of the conditionally-allowed uses within Phase One of the development — the
gas station, convenience store, car wash, and restaurant with drive-thru service. Detailed site
plans, floor plans, and elevation plans for these uses are included as Exhibits “D” through “T”
attached to this report.

General Plan Land Use Designation:  Residential Low Density
Zoning: R-1-6 (Single-family Residential, 6,000 sq. ft. min. lot




size)

Surrounding Zoning and Land Use: North: Riggin Avenue; C-CM {Community Commercial)
zone / Developed commercial retail center; R-M-2
zone (Multi-Family Residential) / Vacant land with
approved application for 122-unit apartment
housing development

South: R-1-6 (Single-Family Residential} zone [
Riverbend Village Unit No. 3 single-family tract
subdivision

East: R-1-6 (Single-Family Residential) zone / Vacant
land with approved entitlement for single-family
tract subdivision

West: Dinuba Boulevard (Sfate Route 63);, R-1-8
(Single Family Residential) zone / Fairview Village

Unit No. 5
Environmental Review: Mitigated Negative Declaration No. 2013-54
Special Districts: None
Site Plan: 2013-031 & 091 / CUP & Master Plan Document

2013-032 / Tentative Parcel Map
RELATED PROJECTS
Riverbend Commercial Center (CUP 2011-30 & TPM 2011-04)

On October 22, 2012, the Planning Commission considered Conditional Use Permit 2011-30 for
a former version of a planned commercial development on the site containing all of the same
land uses along with Tentative Parcel Map 2011-04. The Planning Commission approved the
CUP and Parcel Map with modifications, although the entitlements were subseguently appealed
to the City Council. The appeal hearing was held by the City Council on November 19, 2012,
along with the public hearing for the affiliated GPA 2011-14 and COZ 2011-15.

The City Council voted to uphold the appeal without prejudice and deny the CUP and Parcel
Map. Also as part of the motion, the City Council tabled the project's General Plan Amendment
and Change of Zone, providing an opportunity for these entitlements to be reconsidered with a
new Conditional Use Permit and Parcel Map.

Riverbend Village (Units 6 Thru 11) Tentative Subdivision Map

On July 10, 2000, the Planning Commission approved Riverbend Village, Units 2 thru 11
Tentative Subdivision Map, a request by Riverbend Investments to divide 66 acres into 239
residential lots on the southeast corner of Dinuba and Riggin. Units 2 through 5 of the
subdivision were recorded before the map expired in 2005. Units 10 and 11 on the map were
located on the subject site.

On June 13, 2005, the Planning Commission approved Riverbend Village, Units 6 thru 11
Subdivision Map, a request by Hughes Homes Inc. to divide 36 acres into 128 residential lots on
the southeast corner of Dinuba and Riggin. The tentative subdivision map is currently active
through June 13, 2016. To date, Units 6 and 7 of the maps have been recorded. Units 10 and
11 on the map are located on the subject site.



Commercial Land Use Designations on Dinuba Bivd.

On June 18, 2007, the City Council reviewed and adopted the Orchard Walk Specific Plan, a
request by Donahue Schriber to guide development of a planned Community Center on the
northeast and northwest corners of Dinuba Blvd. and Riggin Avenue (north and northwest of the
subject site). The Specific Plan called for a 23.3-acre East Commercial Center and 17.3-acre
West Commercial Center in the C-CM zone, and a 15.7-acre Muilti-family Residential
development in the R-M-2 zone. The Commercial Centers were designed to provide
community-scale shopping for north Visalia. To date, only the Target-anchored East Center
has been built. An entitlement to develop 8.5 acres of the muiti-family residential site was
approved by the Planning Commission on April 8, 2012.

On December 8, 2008, the Pianning Commission recommended that the City Council not
approve General Plan Amendment No. 2008-08, a City-initiated request to change the land use
designation from Residential Low Density to Shopping / Office Commercial on 31.2 acres,
located on the east side of Dinuba Bivd. between Shannon Pkwy. and the St. Johns River. The
Planning Commission received pubiic and written testimony from principal landowner R.J. Hili
opposing the Amendment. Considering the opposition and concerns of an over-saturation of
commercial land, the Planning Commission adopted a resclution recommending denial of the
GPA. The City subsequently withdrew the City-initiated GPA based on the Planning
Commission’s recommendation.

On December 19, 2011, the City Council reviewed a request by Pacific Union Homes to initiate
a General Plan Amendment and Change of Zone that would result in approximately seven
acres of Shopping / Office Commercial designation being created on property fronting Dinuba
Bivd. between Sedona Ave. and Shannon Pkwy. The City Council voied to authorize
proceeding to Planning Commission for their discretionary review. Applications were formally
filed with the City in April 2012, and following review of the traffic study and other technical
studies, the applications were deemed complete in July 2013. The applications are anticipated
to come before the Planning Commission in August 2013.

Staff recommends approval of the General Plan Amendment, Change of Zone, Conditional Use
Permit and Tentative Parcel Map based upon the findings and conditions in the attached
resolutions.

Project Background — Changes from October 22, 2012 Submittal

The applicant has prepared a Master Plan document for the site’s proposed commercial
development, and in doing so has addressed commenis made by the Planning Commission
and City Council during the 2012 review of the project. Concerns shared by the Flanning
Commissioners during the previous review included lack of renderings illustrating a consistent
architecture theme for the Arco, Wendy's, and future commercial buildings, the inconsistent
themes on the freestanding signage, and the required block wall between the commercial and
residential uses to the south.

Future Commercial Development

Whereas the October 2012 site plan submittal labeled the commercial development east of
Parcels 1 thru 3 (Phase One) as “conceptual’, the site plan and the Master Plan document
illustrates this area in more detail and labels each building as “future”. The Master Plan
indicates that this area will consist of a mix of retail, restaurant, and office uses to be developed
at a later time.




Content inside the Master Plan indicates that the entire commercial development (*Riverbend
Viliage™) will be unified with a distinctive architecture theme, pedestnan connections, consistent
landscape palette, and site furnishings.

Phase 1 Improvements

The

Master Plan has identified certain infrastructure and site improvements that will be

developed in the initial phase alongside with the development of the three pads fronting Dinuba

Bivd. containing the Arco, Wendy’'s and small office. The improvements are summarized as
follows:

e Court Street — consisting of vehicular travel lanes and a pedestrian sidewalk — will be
constructed on the project site connecting existing segments to the north and south.

s A curvilinear east-west access drive adapting to the layout in the future development plan
will also be constructed between the initial development and Court Streef. This would
provide neighborhood access to these services via Court Street.

s A 7-foot tall CMU block wall with vine planting will be placed along the entire southern
boundary of the commercial development abutting the existing residential neighborhood.

s A raised median will be instalied in Dinuba Blvd. to prevent left-turn access to and from
the center. (See further discussion under Transportation and Median Improvements.)

¢ Underground storm drainage to the Riverbend Park Basin.

s Sidewalks and street trees along the entire Dinuba Blvd. and Riggin Ave. frontages
adjacent to the site.
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Architecture Theme & Defails

An architecture theme, including color and material palette, has been developed for use with all
buildings within the commercial center. In the original submittal, building elevations were
submitted for the Arco and Wendy's pads. In the absence of elevations for buildings on the
remainder of the site, Condition No. 17 of the former CUP required a consistent architecture
theme to be maintained on all buildings in the future commercial center.

The Master Plan provides visual details to be incorporated into the commercial cenier's building
designs, which will carry a “valley heritage” theme complimentary to the theme at the
neighboring Orchard Walk and Riverway Sports Park complexes. Several illustrations in the
Master Plan also provide visual representations of the center’s future design theme.

Elevation plans have also been prepared specifically for the gas station and the drive-thru
restaurant, since these are both conditionally-allowed uses and would normally require
elevation plans specific to the use. The plans for both uses incorporate some of the visual
elements associated with the “valley heritage” theme planned for other commercial center
buildings.
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Signage

Similar to the architecture theme, a monument sign program has been developed for the whole
commercial center. In the original submittal, the Planning Commission approved the CUP with
an added Condition No. 26 that a singular theme shall be carried out and maintained on all
multi-tenant commercial center signs and individual tenant monument signs.

The Master Plan proposes monument signs that complements the center’s architectural theme
and will be placed at three locations in the commercial center. Design elements of the
monument sign will also be carried over into the gas station pricing sign.

Stan Program /[ Monument Signs

Monument signs within the commercial development will be based upon the sign program in the
Master Plan document, which proposed three identical multi-tenant signs for the commercial
development and a freestanding sign for the gas station to display pricing. The elevation for the
monument sign associated with the gas station on Parcel 1 is shown in Exhibit “G”. In the
original project approved last year, the commercial center was permitted two identical multi-
tenant signs and a single-tenant sign for both the gas station and restaurant pads.



The proposed sign program for the identical multi-tenant signs associated with the commercial
development is illustrated in page 18 of the Master Plan document. The sign program proposes
three commercial center monument signs — one along each arterial frontage (Dinuba and
Riggin) and one at the corner of Riggin & Court — and the gas station sign on the corner of
Dinuba & Riggin. The plan indicates that the sign height will be approximately 11 feet in height
(one foot higher than the Design District “B” standard). The amount of sign copy area is
unspecified but appears to be over 35 square feet on both sides. The Sign Ordinance limits
monument signs in Design District B to 35 square feet of sign copy and 70 square feet of sign
area on up to two faces.

Shopping centers with two or more major street frontages have traditionally been granted
approval of two monument signs through a CUP or Variance. Such entittemenis may also
restrict the size or height of the signs in exchange for aliowing multipie signs. In considering the
sign program for the proposed commercial center, staff has analyzed programs at other
shopping centers in the vicinity and recently approved neighborhood shopping centers.

Staff finds that the granting of two multi-tenant signs with this center instead of three wouid be
most consistent with past approvals and with the project site’s setting. The project has frontage
along two major arterial streets — Dinuba and Riggin. Court Street, while being a collector
street, primarily serves local residential traffic and will have residential uses on one side. The
Orchard Walk Shopping Center, located across the street, was also approved with one multi-
tenant sign on Rlggin Avenue and none on Court Street.

Staff further recommends that the multi-tenant signs and gas station sign be allowed at 11 feet
height and with a maximum of 25 square feet of sign copy per side. The exira foot in height
beyond the Design District “B” standard of 10 feet can be justified by the Orchard Walk signs
which are aiso 11 feet in height with the extra foot used as a decorative feature. The 25 square
feet in copy area is consistent with approvals for several centers with two or more monument
signs, such as Orchard Walk, Shannon Village Market, and Country Ciub Estates.

Staff further recommends in CUP Condition No. 25 that the proposed monument sign located
along Riggin Avenue not be permitted until the development of the future phase.

GPA | COZ - Consistency with Land Use Element Policies

The proposed change in land use and zoning and the commercial development associated with
the request are consistent with existing General Plan policies that pertain to Shopping / Office
Centers. The land use and zoning designations are suitable for this location based on the site’s
proximity to two arterial streets and a collector street, along with other neighborhood and
community-level commercial uses.

City of Visalia Land Use Element Policy No. 3.5.7 states that the designation is intended “for a
range of neighborhood and community-level commercial and office uses” and is "generally
characterized as strip or linear in nature and serving a non-regional market area.” The
Shopping / Office Commercial designation and zoning currently exists along Dinuba Boulevard
beginning one-quarter mile south of the site, and provides community-level services that are
needed for the area. Because of the site’s proximity to two principal transportation corridors
and adjacent residential development, the allowance of neighborhood and community-ievel
commercial and office uses is suitable for this location. In addition, the site’s configuration is
linear along Riggin Avenue.

Land Use Designation — Community Commercial vs. Shopping / Office Commercial

Property on the northeast and northwest corners of Dinuba & Riggin is designated as
Community Commercial on the General Plan land use and zoning maps. It would therefore be



reasonable for the Community Commercial land use and zoning designation to also be
contemplated for the subject site.

A review of the City's Land Use Element finds that either the Community Commercial or
Shopping / Office Commercial designations could be considered for this site consistent with the
Element's policies. The southeast corner of Riggin and Dinuba is called out as a general
location for a community center in the General Plan, and shopping / office commercial is
presently located on other parts of Dinuba Blvd.

Staff is recommending in favor of the Shopping / Office Commercial designation for this site.
This recommendation is based on the size of the site which, at ten acres, is smaller than either
adjacent Community Commercial site. The C-SO designation is also favorable since the
commercial deveiopment proposed by the appiicant shows a limited amount of commercial
goods and services, and includes office uses.

Commercial Interface with Adjacent Residences / Block Wall Requirement

The commercial project site will be adjacent o residential uses on the south, west, and east
sides. The residential land uses will be separated by the existing Dinuba Boulevard on the west
and the future Court Street on the east, and will directly adjoin the commercial development on
the south. The Zoning Ordinance's existing development standards for commercial land uses
emphasize compatibility with the existing residential land uses to the south.

Development standards for Design District “B”, recommended for the commercial zoning,
require a 15-foot setback where the side of a commercial building abuts residential property and
a 20-foot setback where the rear of a commercial building abuts residential property.

Where commercial land use abuts residential zoning, a concrete block masonry (CMU) wall not
less than seven feet in height is required on the property line per the Zoning Ordinance.
Currently a six-foot wood fence is constructed along the property line adjacent to the existing
residences to the south.

The applicant has indicated in the Master Plan document that a CMU block wall will be
constructed along the entire south boundary of the commercial development abutting existing
residential uses. The wall will be constructed as part of the Phase One improvements.

In addition to a block wall, future plans for the commercial center show a landscape setback of
varying depth with parking or drive aisles behind a five-foot landscape buffer.

Desian District / Setbacks

A Design District must be assigned for the commercial-designated property to apply
development standards. The Master Plan assigns Design District “B” to the proposed
commercial designation. Per the Visalia Zoning Ordinance, Section 17.30.170, Design District
B standards are as follows:

Maximum Building Height: 50 Feet

Minimum Setbacks: Building Landscaping
»  Front 15 Feet 15 Feet
»  Side 0 Feet " b Feet*
¥  Street side on comer ot 10 Feet 10 Feet
»  Side abutting residential zone 15 Feet 5 Feet
» Rear 0 Feet 5 Feet®
» Rear abutting residential zone 20 Feet 5 Feet

*(Except where building is on property line)

Staff concurs with this designation. The placement of Design District B at this this location is
compatible with commercial uses along Dinuba Boulevard south of the site, which are also in



Design District B. In addition, the minimum setbacks are in keeping with the Orchard Walk
Specific Plan development standards that apply to the C-CM zoned properties north of the site.
The Specific Plan requires a minimum 12-foot building and landscape setback along Dinuba
Boulevard and minimum 15-foot building / 12-foot landscape setback along Riggin Avenue

The proposed development on Parcels 1 and 2 are shown with 15 to 20 foot landscape
setbacks along the Dinuba Boulevard frontage. Parcel 1 will have a 10 foot landscape setback
along the Riggin Avenue frontage. Buildings and canopies on the parcels are located 50 feet or
more from the street frontages, except for Parcel 3 which is shown with a 20 foot building
sethack. Staff finds that the setbacks are consistent with the recommended Design District B
and similar commercial developmenits.

Conditional Uses / Gas Station and Drive-Thru Restaurant

The proposal includes a 4,524 square foot 8-pump Arco fuel island with canopy with 3,061
square foot AM/PM convenience store and a 1,038 square feet automated carwash as shown in
Exhibit “D”. There is also a 3,302 square foot Wendy’s fast food restaurant with a drive-thru
proposed to the south of the gas station as shown in Exhibit “Q".

The Operational Statement in Exhibit “P” indicates that the fuel island, convenience store, and
car wash would operate 24 hours a day. There are no prohibitions to operating 24 hours a day
as long as Community Noise Standards are maintained, as specified in Chapter 8.36 of the
Visalia Municipal Code. Because the high noise levels associated with the car wash and
vacuum cleaners may be incompatible with residential uses during nighttime hours, staff
recommends CUP Condition No. 10 - that the hours of operation for these uses be limited to
between 6:00 am and 7:00 pm. The fast food restaurant proposes io operate from 5:00 am to
2:00 am.

The Master Plan document and the elevations of the uses (see Exhibits “J” through “N" and
Exhibit “S") demonstrate that the building architecture will utilize elements of the overall
architecture theme for the commercial center. The elevations note the use of low roof siopes
and corrugated metal on tower elements, corrugated metal awnings river rock column bases,
and accent banding ~ all features noted as part of the architecture theme in the Master Plan.

The gas station monument sign will also utilize elements of the commercial center monument
signs — river rock base, timber details, and top-mounted exterior-illuminated lighting.

Staff finds that the use of these architecture features and elements are evident in these
conditional uses that are intended to be built in the initial phase, and that they contribute to the
overall theme of the commercial center. Notwithstanding the architecture theme, the buildings
will have the ability to integrate corporate signage on the elevations. The architectural
consistency among the uses is further compulsory by a condition of the CUP.

Parking

The required parking for the convenience store is 10 stalls, based upon one stall per 300
square feet for retail (3,091 square feet / 300). There are 17 stalls provided on site, which
exceeds the requirement. The automated carwash does not require any parking, though the two
proposed vacuum machines located north of the car wash each have a dedicated parking stall.

The required parking for the fast food restaurant is 33 stalls, based upon one stall per 100
square feet for restaurants (3,302 square feet / 100). There are 41 stalls provided on site,
which exceeds the requirement.

Future development on the remaining commercial area will be required to meet parking
requirements as the area is developed. The overall site plan provides a summary of the



required and provided parking based on the land uses shown in the future development,
wherein the required amount of parking is exceeded by nine stalls.

Noise Analysis for Restaurant Drive-Thru Lane

The drive-thru lane for the proposed restaurant is located on the building’s south and east
sides. The noise from the external order station which will be located on the south side has
been addressed in the project's Initial Study. A Noise Analysis prepared for the drive-thru
indicates that as proposed, the operation of the order station will meet Community Noise
Standards as described in Visalia Municipal Code Chapter 8.36 and that no noise mitigation is
required. The analysis indicates that noise generated with activity during the nighttime hours of
7:00pm to 6:00am may exceed noise standards in Categories 1 and 2 by up to five decibels if
peak activity were to occur during these hours. Furthermore, the project would comply with
these categories if Noise Ordinance standards are adjusted for existing noise levels from traffic
on Dinuba Boulevard during likely periods of peak project activities. Staff recommends CUP
Condition No. 11 - that the restaurant’s order boards meet Community Noise Standards. In
addition, CUP Condition No. 12 prohibits the use of an outdoor public address system (PA
system) on the gas station and restaurant sites,

IHuminated Signage & Gas Station Canopy — Impacts to Residential

The project site is adjacent to existing residential development to the south and west and future
residential to the east. The applicant has provided lighting photometric diagrams for the gas
station site which show that there would be little or no light or glare from the proposed site
lighting. Staff has determined that the studies provided by the applicant demonstrate
compliance with the City’s standards wherein no more than 0.5 lumens are exceeded beyond
the boundaries of the commercial center. The development would be further required to shield
or prevent significant light or glare from falling upon adjacent residential properties.

Staff recommends several conditions related to sight lighting and signage to reduce light
impacts to the adjacent residential properties. CUP Condition No. 13 requires that the fuel
island canopy lighting be recessed into the canopy and shielded to prevent any significant light
or glare from falling upon the adjacent residential properties.

In addition, CUP Condition No. 14 requires that there shall be no internally illuminated signage
on the exterior fascia of the canopy including any type of light strips or LED/neon banding. This
elimination of canopy lighting is due to the fact that the canopy signage is approximately 16 to
18 feet in height, and could be clearly visible from residences over the block wall west of Dinuba
Boulevard. The sign program submitted and attached as Exhibit “L” currently shows use of a
lighted decal and band on the canopy elevations.

To reduce the potential glare from high intensity light sources such as neon and LED lights,
CUP Condition No.15 prohibits their use as accent lighting on the buildings and limiting their use
in signs to indirect lighting.

Conditions have also been added to address illuminated building signage near the tops of
buildings that may be clearly visible from adjacent residential properties and potentially produce
glare. Elevations for the Arco and Wendy’s currently show building signage mounted up to
about 23 feet in height. CUP Condition No. 26 states that illuminated building sighage on the
west, east, and south frontages of the site be placed so as to not allow direct or indirect light of
glare from falling upon the adjacent residential properties. CUP Condition No. 27 states that
there shall be no illuminated signage on the south side of the restaurant on Parcel 2 which
could be visible from the adjacent residential neighborhood.



On-Site Circulation / Cross-Access

Vehicular access for Parcels 1, 2, and 3 in the Tentative Parcel Map will necessitate the use of
common Lot “A”, as the site plans do not show any direct access between the parcels and
public streets. Parcel Map Condition No. 5 and CUP Condition No. 8 address the requirement
for a restrictive covenant for vehicular access, landscaping and common areas on the map.

The Planning Commission originally approved the project with a condition that a 25-foot cross
access easement be established between Parcels 2 and 3 on the map for emergency and
public service vehicles only. Staff has included the easement for emergency and public service
vehicles as a condition of approval on the Parcel Map and the CUP - Parcel Map Condition No.
6 and CUP Condition No. 9.

While the current parking lot configurations of Parcels 2 and 3 do not provide the ability for
direct traffic access between the parcels, the enlarged site plan map in Exhibit “B” notes that the
ultimate usage of Parcel 3 will determine the traffic access configuration between the two sites.

Off-Site Circulation / Median Improvements

The adjacent roadways along the project site are improved to their ultimate width. Riggin
Avenue is an arterial roadway with two through lanes in each direction, dedicated left turn lanes
at Dinuba Boulevard and Court Street, and a raised median. The median will only allow right in
and out movements from the Riggin Avenue access point.

Dinuba Boulevard, signed as State Route 63, is an arterial roadway with two through lanes in
each direction and dedicated left and right turn lanes at Riggin Avenue. Prior to where the
dedicated right turn lane begins, the through lane retains an extended width along the entire
project frontage. Dinuba Boulevard does not have a median island in the roadway adjacent to
the proposed project. The project’s access point on Dinuba Boulevard is planned to allow right
in and out movements only. The access point on Court Street will aliow left and right turning
maneuvers into and from this access point and will provide the neighborhood with the ability to
access the site without having to use Riggin or Dinuba.

The change in use from residential to commercial is expected to result in a greater amount of
traffic than what was previously anticipated with residential uses. A Traffic Impact Analysis was
conducted for the project which studied impacts to roadways and intersections in the vicinity of
the project site. The analysis considered existing roadway conditions and year 2035 base
conditions, with and without the project conditions. The analysis identified recommended
roadway and intersection improvements to the vicinity of the project to ensure that the project
- will operate at acceptable LOS “D” conditions or better through 2035.

Based on recommendations from the Analysis and formal correspondence received by
CalTrans, a raised median will be constructed along Dinuba Boulevard from Riggin Avenue to
the southern boundary of the project site. The median is to be constructed with the initial phase
of the project that includes the service station and restaurant, and would impede left-turn
movements into and out of the project site.

Encina Street Abandonment

Encina Street is a local street in the developed residential subdivision to the south. The street
is currently stubbed at the property line and was planned to be extended with the approved
residential subdivision, where the commercial development is now proposed. If the commercial
development is approved, Encina Street will cease to become a through street and its 56-foot
wide right-of-way will be abandoned. The existing road and street improvements will be
removed since the 100-foot long street stub contains no drive approaches. A 10-foot storm
drain easement would remain in place.



The applicants originally proposed an abandonment plan with pedestrian-level access between
the residential and commercial areas, to be maintained by a Landscape & Lighting Assessment
District associated with the Tentative Parcel Map. This plan was later revised to omit the
pedestrian-level access in favor of relinquishing the entire right-of-way evenly among the
adjacent property owners. The current proposal is included as page 21 of the Master Plan
document.

Staff recommends the latter plan included in the Master Plan as the preferred abandonment
plan, per Parcel Map Condition No. 4 and CUP Condition No. 7. The latter plan addresses
concerns related to loitering and neighborhood safety on the pedestrian access, overriding the
convenience of a direct connection between the two land uses. An existing pedestrian access
at the Dove Court cul-de-sac, approximately 100 feet to the west, retains a short indirect
connection between the two uses. The applicant has also indicated to staff that the property
owners on both sides of the abandonment have voiced preference for this option.

Environmental Review

An Initial Study was prepared for this project, consistent with the California Environmental
Quality Act (CEQA). The Initial Study disclosed that a significant, adverse environmental impact
related to traffic may occur with regard to the proximity of the project driveways to the Dinuba /
Riggin intersection. The Mitigated Negative Declaration circulated for this project (see
attachment) contains a Mitigation Monitoring Program that includes the construction of a raised
median on Dinuba Boulevard as mitigation for the traffic impact referenced above.

In addition, an adverse environmental impact related to greenhouse gases may occur from the
incremental and cumulative increase from the project operations. The Mitigation Monitoring
Program includes five measures as mitigation for the greenhouse gas impact. Other measures
intended fo reduce emissions are either already incorporated into the project or are required as
state and local regulations, such as the compliance with the City’'s water efficient landscape
standards.

The mitigations contained in the Mitigation Monitoring Program will effectively reduce the
environmental impact of traffic and greenhouse gases to a level that is less than significant.
Therefore, staff recommends that Mitigated Negative Declaration No. 2013-054 and the
Mitigation Monitoring Program contained within be adopted for this project.

General Plan Amendment No. 2011-14

1. That the proposed General Plan Amendment is consistent with the intent of the General
Plan, and is not detrimental to the public health, safety, or welfare, or materially injurious to
properties or improvements in the vicinity.

2. That the proposed land use designation of Shopping / Office Commercial would be
compatible with existing land uses and land use designations in the surrounding vicinity.

3. That an Initial Study was prepared for this project, consistent with CEQA, which disclosed
that environmental impacts are determined to be not significant with mitigation and that
Mitigated Negative Declaration No. 2013-054, incorporating the Mitigation Monitoring
Program included within, is hereby adopted.

Change of Zone No, 2011-15

1. That the Planning Commission considered the Change of Zone in accordance with Section
17.44.070 of the Zoning Ordinance of the City of Visalia based on evidence contained in the




staff reports and testimony presented at the public hearing, and finds that the change
achieves the objectives of the Zoning Ordinance prescribed in Section 17.02.020.

That the Change of Zone is consistent with the intent of the General Plan and Zoning
Ordinance, and is not detrimental to the public health, safety, or welfare, or materially
injurious to properties or improvements in the vicinity.

That the proposed zoning designation of P-C-SO (Planned Shopping / Office Commercial)
would be compatible with existing iand uses and land use designations in the surrounding
vicinity.

That an Initial Study was prepared for this project, consistent with CEQA, which disclosed
that environmental impacts are determined to be not significant with mitigation and that
Mitigated Negative Declaration No. 2013-054, incorporating the Mitigation Monitoring
Program included within, is hereby adopted.

That the development standards of Design District “B” be applied to the Shopping / Office
Commerecial portion of the site which is compatible with established development patterns
and setbacks on similar properties.

Conditional Use Permit No. 2013-25

1.

That the proposed conditional use permit is consistent with the policies and intent of the
General Plan and Zoning Ordinance.

That the proposed conditional use permit would be compatible with adjacent land uses.

That an Initial Study was prepared for this project, consistent with CEQA, which disclosed
that environmental impacts are determined to be not significant with mitigation and that
Mitigated Negative Declaration No. 2013-054, incorporating the Mitigation Monitoring
Program included within, is hereby adopted.

That the conditional use permit is consistent with the intent of the General Plan, Subdivision
Ordinance, and Zoning Ordinance, and is not defrimental to the public health, safety, or
welfare or materially injurious to properties or improvements in the vicinity.

Tentative Parcel Map No. 2013-01

1.

That the proposed tentative parcel map is consistent with the policies and intent of the
General Plan, Zoning Ordinance, and Subdivision Ordinance.

2. That the proposed tentative parcel map would be compatible with adjacent land uses.

3. That an Initial Study was prepared for this project, consistent with CEQA, which disclosed

that environmental impacts are determined to be not significant with mitigation and that
Mitigated Negative Declaration No. 2013-054, incorporating the Mitigation Monitoring
Program included within, is hereby adopted.

That the tentative parcel map is consistent with the intent of the General Plan, Subdivision
Ordinance, and Zoning Ordinance, and is not detrimental to the public health, safety, or
welfare or materially injurious to properties or improvements in the vicinity.

Conditional Use Permit No. 2013-25




1. That the project shall be developed and maintained in substantial compliance with the site
plans in Exhibits “B”, “D”, and "Q” unless otherwise specified in the conditions of approval.

2. That the project shall be developed and maintained in substantial compliance with the floor
plans in Exhibits “I", “M”, and "R” unless otherwise specified in the conditions of approval.

3. That the project shall be developed and maintained in substantial compliance with the
elevation plans in Exhibits “J”, “K”, “L” and “S” unless otherwise specified in the conditions of
approval.

4. That the project and site landscaping shall be developed and maintained in substantial
compliance with Exhibits “E” and “Q" unless otherwise specified in the conditions of
approval.

5. That the project be developed in full conformance with the “Riverbend Village Design
Guidelines and Engineering Standards” document, incorporated herein by reference. The
final site layout for buildings labeled as “future” and surrounding parking areas may differ,
provided that the changes are consistent with the guidelines and standards in the document.

6. That the project be developed in substantial compliance with Site Plan Review No. 2013-031
and 091.

7. That the abandonment of the Encina Street segment between Dove Avenue and its
terminus at property line be carried out in accordance with the plan contained in the
“Riverbend Village Design Guidelines and Engineering Standards” document. A request and
filing fee for the abandonment shall be submifted with the first building permit associated
with the project.

8. That a restrictive covenant including vehicular access, landscaping and permanent
maintenance of all common areas such as the public street parkways and perimeter
landscaping, project identification signage and walls, common lot landscaping, and all similar
infrastructure agreements shall be recorded with the final parcel map. The restrictions
and/or vehicular access agreements shall address property owners’ responsibility for repair
and maintenance of the easement, repair and maintenance of shared public or private
utilities, and shall be kept free and clear of any structures. All property owners are equally
responsible for these requirements. The City Planner and City Engineer shall review these
restrictions or vehicular access agreements verifying compliance with these requirements
prior to the covenant’s recordation.

9. That a 25-feet cross access easement be required between the parcel containing the
restaurant with drive-through lane and the adjoining parcel to the south for emergency and
public service vehicles.

10.That the hours of operation for the car wash and vacuum cleaners shall be between the
hours of 6:00 am to 7:00 pm, and that Community Noise Standards be maintained during
these times.

11.That the operation of the restaurant drive-thru order board maintain Community Noise
Standards.

12.That any outdoor public address system (PA system) be prohibited on the gas station and
restaurant site. Only personal intercom systems are allowed with speakers in close
proximity to the pump and drive-thru lanes for communication between the customer and
cashier/attendant.

13.That the fuel island canopy lighting be recessed into the canopy and shielded to prevent any
significant light or glare from falling upon the adjacent residential properties.



14. That there be no internally illuminated signage on the exterior fascia of the fuel island
canopy including any type of light strips or neon / light-emitting diode (LED) banding.

15.That neon, LED, and similar intensive light sources shall not be used as accent or
illumination on building exteriors. These light sources may be used as indirect illumination
for signs where it can be demonstrated that they will not create significant glare or
illumination off of the site.

16. That the commercial center be allowed two identical multi-tenant signs for the commercial
development — one along the Dinuba Blvd. frontage and one along the Riggin Ave. frontage
— and be allowed one gas station and fuel pricing sign on Parcel 1. Sign height is limited to
11 feet and sign copy area is limited to 25 feet of sign copy per side.

17.That a consistent architecture theme shall be maintained on all buildings in the commercial
center as depicted in the “Riverbend Village Design Guidelines and Engineering Standards’
document, and that the center's gas station, convenience store, car wash, and restaurant
with drive-thru lane shall adapt to the architecture theme.

18.That a concrete block masonry wall not less than seven feet in height shall be constructed
on the property line where the site adjoins Residential-zoned property. Said wall shall be
constructed with the first building permit associated with the project.

19.That a separate Conditional Use Permit shall be obtained for any conditionally-allowed uses
that subsequently locate on the site, including future development on Parcel 3 if applicable.

20.That all applicable federal, state, regional, and city policies and ordinances be met.

21.That all of the conditions and responsibilities of Conditional Use Permit No. 2013-25 shall
run with the land and subsequent owners/operators shall also be subject to all of the
conditions herein, unless amended or revoked.

22.That the applicant submit to the City of Visalia a signed receipt and acceptance of
conditions, stating that they understand and agree to all the conditions of Conditional Use
Permit No. 2013-25.

23.That the mitigation measures found within the Mitigation Monitoring Plan for Mitigated
Negative Declaration No. 2013-054 are hereby incorporated as conditions of this Conditional
Use Permit,

24. That this Conditional Use Permit become null and void unless General Plan Amendment No.
2011-14 and Change of Zone No. 2011-15 are approved, and that the effective date of this
Conditional Use Permit will begin thirty days after approval of the second reading of the
ordinance for Change of Zone No. 2011-15.

25, The monument sign located on Riggin Avenue shall be permitted only upon the construction
of Phase 2.

26.That illuminated building signage on the west, south, and east sides of the buildings be
placed so as to not aliow direct or indirect light of glare from falling upon the adjacent
residential properties.

27.That there be no illuminated signage on the south side of the restaurant on Parcel 2 which
could be visible from the adjacent residential neighborhood.

Tentative Parcel Map No. 2013-01
1. That the tentative parcel map be prepared in substantial compliance with Exhibit “*C”.

2. That the project be developed consistent with the comments and conditions of the Site Plan
Review No. 2013-032.



That Conditional Use Permit No. 2013-25 shall be approved, and that requirements of the
use permit which relate to this map shall be fulfilled.

That the abandonment of the Encina Street segment between Dove Avenue and its
terminus at property line be carried out in accordance with the plan contained in the
“Riverbend Village Design Guidelines and Engineering Standards” document. A request
and filing fee for the abandonment shall be submitted with the first building permit
associated with the project.

That a restrictive covenant including vehicular access, landscaping and permanent
maintenance of all common areas such as the public street parkways and perimeter
landscaping, project identification signage and walls, common lot landscaping, and all similar
infrastructure agreements shall be recorded with the final parcel map. The restrictions
and/or vehicular access agreements shall address property owners’ responsibility for repair
and maintenance of the easement, repair and maintenance of shared public or private
utilities, and shall be kept free and clear of any structures. All property owners are equally
responsible for these requirements. The City Planner and City Engineer shall review these
restrictions or vehicular access agreements verifying compliance with these requirements
prior {o the covenant’s recordation.

That a 25-foot cross access easement be established between Parcels 2 and 3 on the map
for emergency and public service vehicles.

That all applicable federal, state, regional, and city policies and ordinances be met.

8. That the applicant submit to the City of Visalia a signed receipt and acceptance of conditions

from the applicant and property owner, stating that they understand and agree to all the
conditions of Tentative Parcel Map No. 2013-01.

That the mitigation measures found within the Mitigation Monitoring Plan for Mitigated
Negative Declaration No. 2013-054 are hereby incorporated as conditions of this Tentative
Parcel Map.

10. That this Tentative Parcel Map become null and void uniess General Plan Amendment No.

11.

2011-14 and Change of Zone No. 2011-15 are approved, and that the effective date of this
Tentative Parcel Map will begin thirty days after approval of the second reading of the
ordinance for Change of Zone No. 2011-15.

That the approved Riverbend Village, Units 6 through 11 Tentative Subdivision Map shall
remain effective for the area of the parcel map labeled as Remainder-B, and that the
approved Riverbend Village, Units 6 through 11 Tentative Subdivision Map shall become
null and void for the areas of the parcel map labeled as Parcels 1, 2, 3, Lot “A”, and
Remainder-A.

APPEAL INFORMATION

According to the City of Visalia Zoning Ordinance Section 17.02.145 and Subdivision Ordinance
Section 16.28.080, an appeal to the City Council may be submitted within ten days following the
date of a decision by the Planning Commission. An appeal with applicable fees shall be in
writing and shall be filed with the City Clerk at 425 East Oak Avenue, Suite 301, Visalia, CA
93291. The appeal shall specify errors or abuses of discretion by the Planning Commission, or
decisions not supported by the evidence in the record. The appea! form can be found on the
city’'s website www ci.visalia.ca.us or from the City Clerk.
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LAND USE ELEMENT OF THE GENERAL PLAN

3.5 COMMERCIAL LAND DEVELOPMENT AND LAND USE

Objectives

A Maintain Visalia's role as the regional retailing center for Tulare and Kings Counties.

B. Ensure the continued viability of Visalia's existing commercial areas.

C. Promote comprehensively planned, concentric commercial areas to meet the needs of
Visalia residents and its market area.

D. Create and maintain a commercial land use classification system (including location
and development criteria) which is responsive fo the needs of shoppers, maximizing
accessibility and minimizing trip length.

E. Designate appropriate and sufficient commercial land for Visalia's needs to the year

2020 with appropriate phasing.

Implementing Policies

3.5.1

3.9.2

3.5.7

Ensure that future commercial development is concentrated in shopping districts and
nodes to discourage expansion of new strip commercial development.

Ensure that commercial development in residential areas serves the needs of the area
and includes site development standards which minimize negative impacts on abutting
properties.

Shopping/Cffice Centers for a range of neighborhood and community-level commercial
and office uses. Consists of areas previously designated for local retail (C-2.5),
neighborhood, community and regional commercial uses. Generally characterized as
strip or linear in nature and serving a non-regional market area. General locations are:

1. Dinuba Highway, between Ferguson and Houston.

2. East side of Ben Maddox Way, between Main Street and Houston.
3. Murray Street corridor between Divisadero to Conyer.

4. Houston corridor, between Divisadero and Turner.

5, Noble Avenue corridor between Ben Maddox and Pinkham. Also, land locked or
infill parcels may be added to this designation when they are merged with
adjacent properties to obtain Noble Avenue frontage.

6. Mineral King Plaza (south of SH 198 between Linwood and Chinowth).



7. Cain Street and Goshen Avenue.

8. Other locations that may be found to be appropriate by the City Council and in
conformity with the intent of the Land Use District.

3.5.14 In order to provide for integration of convenience level and neighborhood level
commercial uses into neighborhoods, require design measures which encourage
pedestrian traffic, and de- emphasize use of walls as buffers which create barriers to
pedestrian access and which are not visually pleasing.

VISALIA MUNICIPAL CODE

Chapter 17.18: PLANNED COMMERCIAL ZONES

Section 17.18.010 Purposes.

A. The several types of commercial zones included in this chapter are designed to achieve
the following:
1. Provide appropriate areas for various types of retail stores, offices, service

establishments and wholesale businesses to be concentrated for the convenience of the public; and to
be located and grouped on sites that are in logical proximity to the respective geographical areas and
respective categories of patrons which they serve in a manner consistent with the general plan,;

2. Maintain the central business district (CBD - Conyer Street to Tipton and Murray Street to
Mineral King Avenue including the Court-Locust corridor o the Lincoln Oval area) as Visalia's traditional,
medical, professional, retail, government and cultural center,

3. Maintain Visalia's role as the regional commercial center for Tulare, Kings and southern
Fresno counties;

4, Maintain and improve Visalia's retail base to serve the needs of local residents and
encourage shoppers from outside the community;

5. Accommodate a variety of commercial activities to encourage new and existing business
that will employ residents of the city and those of adjacent communities;

6. Maintain Visalia's role as the regional retailing center for Tulare and Kings Counties and
ensure the continued viability of the existing commercial areas,;

7. Maintain commercial land uses which are responsive to the needs of shoppers,
maximizing accessibility and minimizing trip length;

8. Ensure compatibility with adjacent land uses.

B. The purpose of the individual commercial land use zones are as follows:

3. Planned Shopping/Office Zone--(P-C-S0). The purpose and intent of the planned
shopping/ office zone district is to provide areas for a wide range of neighborhood and community level
retail commercial and office uses. This district is intended to provide for the transition from service and
heavy commercial uses where they exist in this district to retail and office and to provide areas for
neighborhood goods and services where shopping centers may not be available.

Chapter 17.30: MODIFYING ZONES

Section 17.30.170 Development standards--Design district B.
The following development standards shall apply to property located in district B;
A. Building height: fifty (50) feet maximum.
B. Required yards:
1. Front: fifteen (15) feet minimum;
2. Side: zero;



Street side on corner lot; ten feet minimum;

Side yards abutting an R-A, R-1 or R-M district: fifteen (15) feet minimum;
Rear: zero;

Rear yards abutting an R-A, R-1 or R-M district: twenty (20) feet minimum.
Parking as prescribed in Chapter 17.34.

Site area: five acre minimum.

L.andscaping:

Front: fifteen {15) feet minimum;

Side: five feet minimum {except where a structure is located on a side property line);
Sireet side on corner lot: ten feet minimum;

Rear: five feet minimum. {Prior code § 7467)

PONSATMOOS R W

Chapter 17.38: CONDITIONAL USE PERMITS

Section 17.38.110  Action by planning commission.

A. The planning commission may grant an application for a conditional use permit as
requested or in modified form, if, on the basis of the application and the evidence submitied, the
commission makes the following findings:

1. That the proposed location of the conditional use is in accordance with the objectives of
the zoning ordinance and the purposes of the zone in which the site is located;
2. That the proposed location of the conditional use and the conditions under which it would

be operated or maintained will not be detrimental to the public health, safety or welfare, or materially
injurious to properties or improvements in the vicinity.

B. A conditional use permit may be revocable, may be granted for a limited time period, or
may be granted subject to such conditions as the commission may prescribe. The commission may
grant conditional approval for a permit subject to the effective date of a change of zone or other
ordinance amendment.

C. The commission may deny an application for a conditional use permit. (Prior code § 7536)

Chapter 17.44: AMENDMENTS

Section 17.44.070  Action of city planning commission.

The city planning commission shall make a specific finding as to whether the change is required to
achieve the objectives of the zoning ordinance prescribed in Section 17.02.020. The commission shall
transmit a report to the city council recommending that the application be granted, conditionally
approved, or denied or that the proposal be adopted or rejected, together with one copy of the
application, resolution of the commission or request of the Council, the sketches or drawings submitted
and all other data filed therewith, the report of the city engineer and the findings of the commission.
(Ord. 2001-13 § 4 (part), 2001: prior code § 7586)

Chapter 17.54: GENERAL PLAN AMENDMENTS

Section 17.54.070  Action of city planning commission.

Within forty-five (45) days following the public hearing, the city planning commission shall make a
specific recommendation and shall fransmit a report to the city council. The report shall include a
resolution recommending either approval or denial of the proposed amendment, together with pertinent
information and the report of the city planning staff. {Prior code § 7656)
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CITY OF VISALIA
Ownership Disclosure

EACH PARTNERSHIP, CDRFORATION, QR LLT MUST FILL GUT A $EFARATE DISCLOSURE STATEMENT. INCOMPLETE DISCLOSURE
STATEMENTS COULD RESULT IN A PRCIECT CONTINUANKCE DR DELAY.

SITE: . N _
Address or APN(s) 091-010-040
Short Title ar Name of propesed project

PARCEL MAP (THWEE PARCELS & REMAINUERS A & B)
DITISICN OF LaND ‘10 ACCOMPANY CONDITIONAL
USE DERMIT AND ZONE CHANGE APPLICATION

Swrnmary description of the proposed project

PROPERTY OWNER(S): i N
1f prove than two owners, plegss provide infortnation snd signslurs(s) on 2 separae shest,

Name (print) BECDGECOURT HOMES, 1P ___ Neme (prist)

Mailing Address__2001 FINANCTAL WAY, STE. 103 Mailing Address
Fhone GLENDORA ~ CA 91741 Phone (626) 852-7616

Statement! YWe declare under penalty of perjury that T am/we are the legal owner(s) of the propexty invelved in this
application. I/We authorize the. person named in this application as the Project Main Contact w act as my/our
represenuative with Ciry Staff regarding the processing of this applicanes,

THOE RUGHES SR, g
May 31, 2013 Ao K

Date roperty Owner Signaturel”

Thomas M. Hughes, President
Print Name & Title
Hughes Homes Inc., Manager

Date Froperty Owner Signature

Print Name & Tite

OTHER INVOLVED PARTIES:

Fill in all thar appiy. .
It is planned that the property will be sold to ___ (PARCET. 1 ARCO) {PARCEL: 2 WENDY'S)
(Write "none” il propeny aumer(s) 4o not plan 1o sall prapsmy.)

Develaper/Builder  HUGHES BES INC, BUILEER /A

Mailing Address 2001 PINENCIAL WAY STE. 103 GLENDRORA A 91741

Phone _(626) B52~T6ELE Fax (626) 8527620

LTI e Clap Hay
g s

05/31/2013 FRI 13:48 {TX/RX NO 9230] Kooz



List the names of all principals, partners, and/or trustees where any property owner and/or developer/builder is a

partnership or trust, For corporations provide names of officers, directors and all stockholders owning more than 10%
equity interest in corporation:

JOHN R. WATSON

CONSTANCE 1. WATSCN
THE WATSON FAMILY TRUST

LIMITED PARTNERS OF BRIDGECOURT HOMES L.P.

Parm pared 709 20U
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RESOLUTION NO. 2013-40

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF VISALIA
RECOMMENDING APPROVAL OF GENERAL PLAN AMENDMENT NO. 2011-14: A
REQUEST BY BRIDGECOURT HOMES LIMITED PARTNERSHIP TO CHANGE THE
GENERAL PLAN LAND USE DESIGNATION FROM RESIDENTIAL LOW DENSITY

TO SHOPPING/OFFICE COMMERCIAL ON 9.8 ACRES. THE PROJECT IS

LOCATED ON THE SOUTHEAST CORNER OF DINUBA BOULEVARD (STATE

ROUTE 63) AND RIGGIN AVENUE, SITUATED WITHIN THE CITY LIMITS OF

VISALIA, COUNTY OF TULARE, STATE OF CALIFORNIA. (APN: 091-010-040)

WHEREAS, General Plan Amendment No. 2011-14 is a request by Bridgecourt
Homes Limited Partnership to change the General Plan land use designation from
Residential Low Density to Shopping/Office Commercial on 9.8 acres. The project is
located on the southeast corner of Dinuba Boulevard (State Route 63) and Riggin
Avenue, situated within the City limits of Visalia, County of Tulare, State of California.
(APN: 091-010-040); and

WHEREAS, the Planning Commission of the City of Visalia, after duly published
notice held a public hearing before said Commission on August 12, 2013; and

WHEREAS, the Planning Commission of the City of Visalia considered the
General Plan Amendment in accordance with Section 17.54.070 of the Zoning
Ordinance of the City of Visalia based on evidence contained in the staff report and
testimony presented at the public hearing; and

WHEREAS, an Initial Study was prepared which disclosed that no significant
environmental impacts would result from this project, if recommended mitigation
measures were incorporated in the project.

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission
recommends that the City Council concur that no significant environmental impacts
would result from this project and, certify that Mitigated Negative Declaration No. 2013-
54 was prepared consistent with the California Environmental Quality Act (CEQA) and
the City of Visalia Environmental Guidelines.

BE IT FURTHER RESOLVED that the Planning Commission of the City of
Visalia recommends approval to the City Council of General Plan Amendment No.
2011-14, based on the following specific findings and based on the evidence presented:

1. That the proposed General Plan Amendment is consistent with the intent of the
General Plan, and is not detrimental to the public health, safety, or welfare, or
materially injurious to properties or improvements in the vicinity.

2. That the proposed land use designation of Shopping / Office Commercial would be
compatible with existing land uses and land use designations in the surrounding
vicinity.

3. That an Initial Study was prepared for this project, consistent with CEQA, which
disclosed that environmental impacts are determined to be not significant with
mitigation and that Mitigated Negative Declaration No. 2013-054, incorporating the
Mitigation Monitoring Program included within, is hereby adopted.



RESOLUTION NO. 2013-41

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF VISALIA
RECOMMENDING APPROVAL OF CHANGE OF ZONE NO. 2011-15;
A REQUEST BY BRIDGECOURT HOMES LIMITED PARTNERSHIP
TO CHANGE THE ZONING DESIGNATION FROM SINGLE-FAMILY RESIDENTIAL
(R-1-6) TO PLANNED SHOPPING / OFFICE COMMERCIAL (C-SO) ON 9.8 ACRES.
THE PROJECT IS LOCATED ON THE SOUTHEAST CORNER OF DINUBA
BOULEVARD (STATE ROUTE 63) AND RIGGIN AVENUE, SITUATED WITHIN THE
CITY LIMITS OF VISALIA, COUNTY OF TULARE, STATE OF CALIFORNIA. (APN:
091-010-040)

WHEREAS, Change of Zone No. 2011-15 is a request by Bridgecourt Homes
Limited Partnership to change the Zoning Designation from Single-family Residential (R-
1-6) to Planned Shopping / Office Commercial (C-SO) on 9.8 acres. The project is
located on the southeast corner of Dinuba Boulevard (State Route 63) and Riggin
Avenue, situated within the City limits of Visalia, County of Tulare, State of California.
(APN: 091-010-040); and

WHEREAS, the Planning Commission of the City of Visalia, after duly published
notice held a public hearing before said Commission on August 12, 2013; and

WHEREAS, the Planning Commission of the City of Visalia considered the
Change of Zone in accordance with Section 17.44.070 of the Zoning Ordinance of the
City of Visalia and on the evidence contained in the staff report and testimony
presented at the public hearing; and

WHEREAS, an Initial Study was prepared which disclosed that no significant
environmental impacts would result from this project, if recommended mitigation
measures were incorporated in the project.

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission
recommends that the City Council concur that no significant environmental impacts
would result from this project and, certify that Mitigated Negative Declaration No. 2013-
54 was prepared consistent with the California Environmental Quality Act (CEQA) and
the City of Visalia Environmental Guidelines.

BE IT FURTHER RESOLVED that the Planning Commission of the City of
Visalia recommends approval to the City Council of General Plan Amendment No.
2011-14, based on the following specific findings and based on the evidence presented:

1. The Visalia Planning Commission considered the Change of Zone in accordance
with Section 17.44.070 of the Zoning Ordinance of the City of Visalia based on
evidence contained in the staff reports and testimony presented at the public
hearing, and finds that the change achieves the objectives of the Zoning Ordinance
prescribed in Section 17.02.020.

2. That the Change of Zone is consistent with the intent of the General Plan and
Zoning Ordinance, and is not detrimental to the public health, safety, or weilfare, or
materially injurious to properties or improvements in the vicinity.



3. That the proposed zoning designation of P-C-SO (Planned Shopping / Office
Commercial) would be compatible with existing land uses and land use designations
in the surrounding vicinity.

4. That an Initial Study was prepared for this project, consistent with CEQA, which
disclosed that environmental impacts are determined to be not significant with
mitigation and that Mitigated Negative Declaration No. 2013-054, incorporating the
Mitigation Monitoring Program included within, is hereby adopted.

5. That the development standards of Design District “B” be applied to the Shopping /
Office Commercial portion of the site which is compatible with established
development patterns and setbacks on similar properties.

RESOLUTION NC. 2013-41



RESOLUTION NO 2013-33

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF VISALIA
APPROVING TENTATIVE PARCEL MAP NO. 2013-01: -
A REQUEST BY BRIDGECOURT HOMES LIMITED PARTNERSHIP
TO DIVIDE 16.47 ACRES INTO THREE PARCELS, ONE LETTERED LOT HELD IN
COMMON, AND TWO REMAINDER PARCELS.

THE PROJECT IS LOCATED ON THE SOUTHEAST CORNER OF DINUBA
BOULEVARD (STATE ROUTE 63) AND RIGGIN AVENUE, SITUATED WITHIN THE
CITY LIMITS OF VISALIA, COUNTY OF TULARE, STATE OF CALIFORNIA. (APN:

091-010-040)

WHEREAS, Tentative Parcel Map No. 2013-01 is a request by Bridgecourt
Homes Limited Partnership to divide 16.47 acres into three parcels, one lettered lot held
in common, and two remainder parcels. The project is located on the southeast corner
of Dinuba Boulevard (State Route 63) and Riggin Avenue, situated within the City limits
of Visalia, County of Tulare, State of California. (APN: 091-010-040); and

WHEREAS, the Planning Commission of the City of Visalia, after duly published
notice held a public hearing before said Commission on August 12, 2013; and

WHEREAS, the Planning Commission of the City of Visalia finds the tentative
parcel map in accordance with Section 16.28.070 of the Ordinance Code of the City of
Visalia based on the evidence contained in the staff report and testimony presented at
the public hearing; and

WHEREAS, an Initial Study was prepared which disclosed that no significant
environmental impacts would result from this project, if recommended mitigation
measures were incorporated in the project.

NOW, THEREFORE, BE IT RESOLVED, that a Mitigated Negative Declaration
was prepared consistent with the California Environmental Quality Act and City of
Visalia Environmental Guidelines.

NOW, THEREFORE, BE IT FURTHER RESOLVED that the Planning
Commission of the City of Visalia approves the proposed tentative parcel map based on
the following specific findings and based on the evidence presented:

1. That the proposed tentative parcel map is consistent with the policies and intent
of the General Plan, Zoning Ordinance, and Subdivision Ordinance.

2. That the proposed tentative parcel map would be compatible with adjacent land
uses.

3. That an Initial Study was prepared for this project, consistent with CEQA, which



disclosed that environmental impacts are determined to be not significant with
mitigation and that Mitigated Negative Declaration No. 2013-054, incorporating
the Mitigation Monitoring Program included within, is hereby adopted.

That the tentative parcel map is consistent with the intent of the General Plan,
Subdivision Ordinance, and Zoning Ordinance, and is not detrimental to the
public health, safety, or welfare or materially injurious to properties or
improvements in the vicinity.

BE iT FURTHER RESOLVED that the Planning Commission hereby approves the

tentative parcel map on the real property hereinabove described in accordance with the
terms of this resolution under the provisions of Section 16.28.070 of the Ordinance
Code of the City of Visalia, subject fo the following conditions:

1.

That the tentative parcel map be prepared in substantial compliance with Exhibit
SIC”.

That the project be developed consistent with the comments and conditions of
the Site Plan Review No. 2013-032.

That Conditional Use Permit No. 2013-25 shall be approved, and that
requirements of the use permit which relate to this map shall be fulfilled.

That the abandonment of the Encina Street segment between Dove Avenue and
its terminus at property line be carried out in accordance with the plan contained
in the “Riverbend Village Design Guidelines and Engineering Standards”
document. A request and filing fee for the abandonment shall be submitted with
the first building permit associated with the project.

That a restrictive covenant including vehicular access, fandscaping and
permanent maintenance of all common areas such as the public street parkways
and perimeter landscaping, project identification signage and walls, common lot
fandscaping, and all similar infrastructure agreements shall be recorded with the
final parcel map. The restrictions and/or vehicular access agreements shall
address property owners’ responsibility for repair and maintenance of the
easement, repair and maintenance of shared public or private utilities, and shall
be kept free and clear of any structures. All property owners are equally
responsible for these requirements. The City Planner and City Engineer shall
review these restrictions or vehicular access agreements verifying compliance
with these requirements prior to the covenant's recordation.

That a 25-foot cross access easement be established between Parcels 2 and 3
on the map for emergency and public service vehicles.

That all applicable federal, state, regional, and city policies and ordinances be
met.

Resolution No, 2013-33



8.

That the applicant submit to the City of Visalia a signed receipt and acceptance
of conditions from the applicant and property owner, stating that they understand
and agree to all the conditions of Tentative Parcel Map No. 2013-01.

. That the mitigation measures found within the Mitigation Monitoring Plan for

Mitigated Negative Declaration No. 2013-054 are hereby incorporated as
conditions of this Tentative Parcel Map.

10.That this Tentative Parcel Map become null and void unless General Plan

11.

Amendment No. 2011-14 and Change of Zone No. 2011-15 are approved, and
that the effective date of this Tentative Parcel Map will begin thirty days after
approval of the second reading of the ordinance for Change of Zone No. 2011-
15.

That the approved Riverbend Village, Units 6 through 11 Tentative Subdivision
Map shalil remain effective for the area of the parcel map labeled as Remainder-
B, and that the approved Riverbend Village, Units 6 through 11 Tentative
Subdivision Map shall become null and void for the areas of the parcel map
labeled as Parcels 1, 2, 3, Lot “A”, and Remainder-A.

Resolution No. 2013-33



RESOLUTION NO 2013-34

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF VISALIA
APPROVING CONDITIONAL USE PERMIT NO, 2013-25:
A REQUEST BY BRIDGECOURT HOMES LIMITED PARTNERSHIP .

TO ALLOW A MASTER-PLANNED COMMERCIAL DEVELOPMENT ON 9.8 ACRES,
CONSISTING OF 55,701 SQ. FT. OF COMMERCIAL AND OFFICE USES IN THE
PLANNED SHOPPING / OFFICE COMMERCIAL (C-SO) ZONE. THE FIRST PHASE
OF THE DEVELOPMENT WILL CONSIST OF A 4,524 SQ. FT. GASOLINE SERVICE
STATION, 1,038 SQ. FT. AUTOMATED CAR WASH, 3,061 SQ. FT. CONVENIENCE
STORE, AND 3,302 SQ. FT. FAST FOOD RESTAURANT WITH DRIVE-THRU
SERVICE. THE PROJECT IS LOCATED ON THE SOUTHEAST CORNER OF
DINUBA BOULEVARD (STATE ROUTE 63) AND RIGGIN AVENUE, SITUATED
WITHIN THE CITY LIMITS OF VISALIA, COUNTY OF TULARE, STATE OF
CALIFORNIA. (APN: 091-010-040)

WHEREAS, Conditional Use Permit No. 2013-25 is a request by Bridgecourt
Homes Limited Partnership to allow a master-planned commercial development on 9.8
acres, consisting of 55,701 sq. ft. of commercial and office uses in the Planned
Shopping / Office Commercial (C-SO) Zone. The first phase of the development will
consist of a 4,524 sq. ft. gasoline service station, 1,038 sq. ff. automated car wash,
3,061 sqg. ft. convenience store, and 3,302 sq. ft. fast food restaurant with drive-thru
service.. The project is located on the southeast corner of Dinuba Boulevard (State
Route 63) and Riggin Avenue, situated within the City limits of Visalia, County of Tulare,
State of California. (APN: 091-010-040); and

WHEREAS, the Planning Commission of the City of Visalia, after duly published
notice held a public hearing before said Commission on August 12, 2013; and

WHEREAS, the Planning Commission of the City of Visalia finds the conditional
use permit to be in accordance with Section 17.38.110 of the Zoning Ordinance of the
City of Visalia based on the evidence contained in the staff report and testimony
presented at the public hearing; and

WHEREAS, an Initial Study was prepared which disclosed that no significant
environmental impacts would result from this project, if recommended mitigation
measures were incorporated in the project.

NOW, THEREFORE, BE IT RESOLVED, that a Mitigated Negative Declaration
was prepared consistent with the California Environmental Quality Act and City of
Visalia Environmental Guidelines.



NOW, THEREFORE, BE IT FURTHER RESOLVED that the Planning

Commission of the City of Visalia approves the proposed conditional use permit based
on the following specific findings and based on the evidence presented:

1.

That the proposed conditional use permit is consistent with the policies and
intent of the General Plan and Zoning Ordinance.

That the proposed conditional use permit would be compatible with adjacent land
uses.

That an initial Study was prepared for this project, consistent with CEQA, which
disclosed that environmental impacts are determined to be not significant with
mitigation and that Mitigated Negative Declaration No. 2013-054, incorporating
the Mitigation Monitoring Program included within, is hereby adopted.

That the conditional use permit is consistent with the intent of the General Plan,
Subdivision Ordinance, and Zoning Ordinance, and is not defrimental to the
public health, safety, or welfare or materially injurious to properties or
improvements in the vicinity.

BE IT FURTHER RESOLVED that the Planning Commission approves the

conditional use permit on the real property herein described in accordance with the
terms of this resolution under the provisions of Chapter 17.38 of the Ordinance Code of
the City of Visalia, subject to the following conditions:

1.

That the project shall be developed and maintained in substantial compliance
with the site plans in Exhibits “B”, “D”, and “Q” unless otherwise specified in the
conditions of approval.

That the project shall be developed and maintained in substantial compliance
with the floor plans in Exhibits “”, “M”, and *R" unless otherwise specified in the
conditions of approval.

That the project shall be developed and maintained in substantial compliance
with the elevation plans in Exhibits “J”, “K”, “L” and “S” unless otherwise specified
in the conditions of approval.

That the project and site landscaping shall be developed and maintained in
substantial compliance with Exhibits “E" and "Q" unless otherwise specified in
the conditions of approval.

That the project be developed in fuil conformance with the “Riverbend Village
Design Guidelines and Engineering Standards” document, incorporated herein
by reference. The final site layout for buildings labeled as “future” and
surrounding parking areas may differ, provided that the changes are consistent
with the guidelines and standards in the document.

That the project be developed in substantial compliance with Site Plan Review
No. 2013-031 and 091.

Resolution No. 2013-34



7. That the abandonment of the Encina Street segment between Dove Avenue and
its terminus at property line be carried out in accordance with the plan contained
in the “"Riverbend Village Design Guidelines and Engineering Standards”
document. A request and filing fee for the abandonment shall be submitted with
the first building permit associated with the project.

8. That a restrictive covenant including vehicular access, landscaping and
permanent maintenance of all common areas such as the public street parkways
and perimeter landscaping, project identification signage and walls, common ot
landscaping, and all similar infrastructure agreements shall be recorded with the
final parcel map. The restrictions and/or vehicular access agreements shall
address property owners' responsibility for repair and maintenance of the
easement, repair and maintenance of shared public or private utilities, and shall
be kept free and clear of any structures. All property owners are equally
responsible for these requirements. The City Planner and City Engineer shall
review these restrictions or vehicular access agreements verifying compliance
with these requirements prior to the covenant’s recordation.

9. That a 25-feet cross access easement be required between the parcel
containing the restaurant with drive-through lane and the adjoining parcel to the
south for emergency and public service vehicles.

10. That the hours of operation for the car wash and vacuum cleaners shall be
between the hours of 6:00 am to 7:00 pm, and that Community Noise Standards
be maintained during these times.

11.That the operation of the restaurant drive-thru order board maintain Community
Noise Standards.

12.That any outdoor public address system (PA system) be prohibited on the gas
station and restaurant site. Only personal intercom systems are allowed with
speakers in close proximity to the pump and drive-thru lanes for communication
between the customer and cashier/attendant.

13. That the fuel island canopy lighting be recessed into the canopy and shielded to
prevent any significant light or glare from falling upon the adjacent residential
properties.

14, That there be no internally illuminated signage on the exterior fascia of the fuel
island canopy including any type of light strips or neon / light-emitting diode
(LED) banding.

15.That neon, LED, and similar intensive light sources shall not be used as accent
or illumination on building exteriors. These light sources may be used as indirect
illumination for signs where it can be demonstrated that they will not create
significant glare or illumination off of the site.

16.That the commercial center be allowed two identical multi-tenant signs for the
commercial development — one along the Dinuba Bivd. frontage and one along

Reselution No. 2013-34



the Riggin Ave. frontage — and be allowed one gas station and fuel pricing sign
on Parcel 1. Sign height is limited to 11 feef and sign copy area is limited to 25
feet of sign copy per side.

17.That a consistent architecture theme shall be maintained on all buildings in the
commercial center as depicted in the “Riverbend Village Design Guidelines and
Engineering Standards”™ document, and that the center's gas station,
convenience store, car wash, and restaurant with drive-thru lane shail adapt to
the architecture theme.

18.That a concrete block masonry wall not less than seven feet in height shall be
constructed on the property line where the site adjoins Residential-zoned
property. Said wall shall be constructed with the first building permit associated
with the project.

19.That a separate Conditional Use Permit shall be obtained for any conditionally-
allowed uses that subsequently locate on the site, including future development
on Parcel 3 if applicable.

20.That all applicable federal, state, regional, and city policies and ordinances be
met.

21.That all of the conditions and responsibilities of Conditional Use Permit No.
2013-25 shall run with the land and subsequent owners/operators shall also be
subject to all of the conditions herein, unless amended or revoked.

22.That the applicant submit to the City of Visalia a signed receipt and acceptance
of conditions, stating that they understand and agree to all the conditions of
Conditional Use Permit No. 2013-25.

23.That the mitigation measures found within the Mitigation Monitoring Plan for
Mitigated Negative Declaration No. 2013-054 are hereby incorporated as
conditions of this Conditional Use Permit.

24.That this Conditional Use Permit become null and void uniess General Plan
Amendment No. 2011-14 and Change of Zone No. 2011-15 are approved, and
that the effective date of this Conditional Use Permit will begin thirty days after
approval of the second reading of the ordinance for Change of Zone No. 2011-
15.

25.The monument sign located on Riggin Avenue shall be permitted only upon the
construction of Phase 2.

26.That illuminated buiiding signage on the west, south, and east sides of the
buildings be placed so as o not aliow direct or indirect light of glare from falling
upon the adjacent residential properties.

27.That there be no illuminated signage on the south side of the restaurant on
Parcel 2 which could be visible from the adjacent residential neighborhood.

Resolution No. 2013-34
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OPERATIONAL STATEMENT FOR ARCO AM/PM

The Arce am/pm convenience store along with the gasoline dispensers will be operating 24 hours. in
addition, the proposed car wash facility will also be open for 24 hours.
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Vermeltfoort Architects Inc.
Architecture and Planning

MEMORANDUM

DATE: January 18, 2012

TO: City of Visalia
FROM: Robert Vermeltfoort
RE: Operational Statement

PROJECT #: 10068

At the Riverbend Commercial Center (the Southeast corner of Dinuba Blvd. and

Riggins Ave.), we are proposing 2 new Wendy's restaurant - 3,302 square foot drive-thru
building.

The appoximate hours of operation will be 5am to 2am, seven days a week, 12 months a
year, and will employ approximately 40 employees divided into shifts with the shifts not
" exceeding 12 people. The approximate expected naumber of daily visitors is between 400
and 500 people per day, drive-thru visitors included.

Deliveries will be by a large delivery truck to the rear loading door of the building, and
will be approximately twice a week, with the deliveries being after the hours of
operation. Noise generating activities will not exceed that of the other buildings in the
shopping center.

If you have any questions, please do not hesitate to contact this office.

Thank You,
Robert Vermeltfoort

"@:FA! 8525 N, Cedar. 5i EXHIBIT ,?W ice (559) 4326745 fax
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MITIGATED NEGATIVE DECLARATION

Project Title: Development and subdivision of the Riverbend Commercial Center, consisting of General
Plan Amendment No. 2011-14, Change of Zone No. 2011-15, Tentative Parcel Map No. 2013-01, and
Conditional Use Permit No. 2013-25

Project Description:
General Plan Amendment No. 2011-14 is a request to change the General Plan land use designation from
Residential Low Density fo Shopping/Office Commercial on 9.8 acres.

Change of Zone No. 2011-15 is a request to change the Zoning Designation from Single-family Residential
(R-1-6) to Planned Shopping / Office Commercial (C-SO) on 9.8 acres.

Tentative Parcel Map No. 2013-01 is a request to divide 16.47 acres into three parceis, one lettered lot
held in common, and two remainder parcels.

Conditional Use Permit No. 2013-25 is a request to allow a master-planned commercial development on
9.8 acres, consisting of 55,701 sq. ft. of commercial and office uses in the Planned Shopping / Office
Commercial (C-SQO) Zone. The first phase of the development will consist of a 4,624 sq. fi. gasoline service
station, 1,038 sq. ft. automated car wash, 3,061 sqg. ft. convenience store, and 3,302 sq. ft. fast food
restaurant with drive-thru service.

This environmental document is also intended to address environmental impacts associated with:
e Acquisition and development of rights-of-way for Dinuba Blvd. (State Highway 63), Riggin Avenue,
and Court Street within and adjacent to the subject area;
e Abandonment of right-of-way for a portion of Encina Street adjacent o the subject area.

The project is a request by Bridgecourt Homes Limited Partnership.

Project Location: The project is located on the southeast corner of Dinuba Boulevard (State Route 63) and
Riggin Avenue, situated within the City limits of Visalia, County of Tulare, State of California. (APN: 091-
010-040)

Project Facts: Refer to Initial Study for project facts, plans and policies, discussion of environmental effects
and mitigation measures, and determination of significant effect.

Attachments:
initial Study (X
Environmental Checklist (X
Maps (X
Mitigation Measures (X
Letters {

S S N

DECLARATION OF NO SIGNIFICANT EFFECT:

This project will not have a significant effect on the environment for the following reasons:

(a) The project does not have the potential to degrade the quality of the environment, substantially reduce
the habitat of a fish or wildlife species, cause a fish or wildlife population to drop below self-sustaining
levels, threaten to eliminate a plant or animal community, reduce the number or restrict the range of a
rare or endangered plant or animal, or eliminate important examples of the major periods of California
history or prehistory.

(b) The project does not have the potential to achieve short-term environmental goals to the disadvantage
of long-term environmential goals.
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(c} The project does not have environmental effects which are individually limited but cumulatively
considerable. Cumulatively considerable means that the incremental effects of an individual project are
considerable when viewed in connection with the effects of past projects, the effects of other current
projects, and the effects of probable future projects.

{d) The environmental effects of the project will not cause substantial adverse effects on human beings,
either directly or indirectly.

This Mitigated Negative Declaration has been prepared by the City of Visalia Planning Division in
accordance with the California Environmental Quality Act of 1970, as amended. A copy may be obtained
from the City of Visalia Planning Division Staff during normal business hours.

APPROVED
Paul Scheibel, AICP
Environmental Coordinator

By il

/‘” o
Date Approved: _ July 17, 4‘204’?3%
Review Period: 20 days
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INITIAL STUDY
|, GENERAL
A. Description of the Project: The project consists of the development and subdivision of the Riverbend
Commercial Center, consisting of General Plan Amendment No. 2011-14, Change of Zone No. 2011-15,
Tentative Parcel Map No. 2013-01, and Conditional Use Permit No. 2013-25

General Plan Amendment No. 2011-14 is a request to change the General Plan land use designation from
Residential Low Density to Shopping/Office Commercial on 9.8 acres.

Change of Zone No. 2011-15 is a request to change the Zoning Designation from Single-family Residential
{(R-1-8) to Planned Shopping / Office Commerciai (C-S0) on 9.8 acres.

Tentative Parcel Map No. 2013-01 is a request to divide 16.47 acres into three parceis, one lettered lof held in
common, and two remainder parcels.

Conditional Use Permit No. 2013-25 is a request to allow a master-planned commercial development on 8.8
acres, consisting of 55,701 sq. ft. of commercial and office uses in the Planned Shopping / Office Commercial
{C-S0) Zone. The first phase of the development will consist of a 4,524 sq. ft. gasoline service station, 1,038
sq. ft. automated car wash, 3,061 sq. f. convenience store, and 3,302 sq. fi. fast food restaurant with drive-thru
service.

This environmental document is also intended fo address environmental impacts associated with;

s Acquisition and development of rights-of-way for Dinuba Bivd. (State Highway 63), Riggin Avenue, and
Court Street within and adjacent to the subject area;

e Abandonment of right-of-way for a portion of Encina Street adjacent o the subject area.
The project is a request by Bridgecourt Homes Limited Partnership.

The project is located on the southeast corner of Dinuba Boulevard (State Route 63) and Riggin Avenue,
situated within the City limits of Visalia, County of Tulare, State of California. (APN: 091-010-040)

B. identification of the Environmental Setting:

The project is located on the southeast comer of two improved arterial roadways. The east boundary of the
site is defined by a property line and not by and natural or manmade feature. The south boundary of the site is
defined by existing single-family residential homes. Riggin Avenue, a four-lane arterial status road, defines the
north side of the site. Dinuba Boulevard, a four-lane arterial status road designated as State Route 63 af this
focation, defines the west side of the site. Court Street is a future two-lane collector status road that is planned
by the Visalia Circulation Element to be constructed through the site, connecting the two existing segments of
Court Street to the north and south. The site currently is and has been fallow vacant land for at least ten years.

The surrounding zoning and iand uses are as follows:

Notth: Riggin  Avenue; C-CM (Community Commercial} zone / Developed
commercial retail center; R-M-2 zone (Multi-Family Residential) / Vacant land
with pending application for 122-unit apartment housing development

South; R-1-6 (Single-Family Residential) zone / Riverbend Village Unit No. 3 single-
family tract subdivision

East: R-1-6 {Single-Family Residential) zone / Vacant land with approved
entitlement for singie-family tract subdivision

West: Dinuba Boulevard (State Route 63); R-1-6 (Single Family Residential} zone /
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Fairview Village Unit No. 5

Fire and police protection services, street maintenance of public streets, refuse collection, and wastewater
treatment will be provided by the City of Visalia upon the redevelopment of the area.

C. Plans and Policies: The 9.8-acre project sife currently has a Land Use Designation of Residential Low
Density and a Zoning Designation of R-1-6 (Single Family Residential, 6,000 sq. fl. minimum lot size).

The site’'s proposed Land Use Designation is Commercial Shopping Office, and the proposed Zoning
Designation is C-SO {Shopping Office Commercial). This zoning allows for commercial / retail center shown in
the proposed project by right in the zone. The specific uses of a gas station, convenience store, car wash, and
restaurant with drive-through service are allowed subject to the approval of a conditional use permit.

The proposed change in land use and zoning from Single-Family Residential to Shopping / Office Commercial
can be considered at this iocation based on the site’s proximity to arterial-designated streets and other
neighborhood and community-level commercial uses. The proposed designation would be consistent with the
community-level commercial uses that are located at adjacent corner intersections north of the site. At the
same time, the proposed change would be consistent with similarly-designated areas located further south on
Dinuba Boulevard, and would provide for services that serve existing and future residentiai neighborhoods
adjacent to the site. The City of Visalia's existing plans and policies specifically address the allowance of
concentrated commercial development provided that it is developed consistent with and has minimal impacts
upon adjacent land uses (City of Visalia Land Use Element Policies 3.5.1, 3.5.2).

City of Visalia Land Use Element Policy No. 3.5.7 states the following in regards to the proposed Land Use
Designation:

Shopping/Office Centers for a range of neighborhood and community-level commercial and office uses,
Consists of areas previously designated for local retail (C-2.5), neighborhood, community and regional
commercial uses. Generally characterized as strip or linear in nature and serving a non-regional market
area.

City of Visalia Zoning Ordinance, Section 17.18.010(B)3), states the following in regards to the proposed
Zoning Designation:

The purpose of the Planned Shopping/Office Zone district is to provide areas for a wide range of
neighborhood and community level retail commercial and office uses. This district is intended fo provide for
the transition from service and heavy commercial uses where they exist in this district to retail and office
and to provide areas for neighborhood goods and services where shopping centers may not be availabie.

The proposed project is consistent with the intent of being able to reclassify land use designations on
properties where the proposed designation does not conflict with the intent and standards of the Zoning
Ordinance or the policies of the Land Use Element of the General Plan. Furthermore, the uses to be
developed under the proposed project would be consistent with the Zoning Ordinance and the Land Use
Element of the General Plan for this location.

. ENVIRONMENTAL IMPACTS

No significant adverse environmental impacts after mitigation have been identified for this project. The City of
Visalia Land Use Element and Zoning Ordinance contain land use mitigation measures that are designed fo
reduce/eliminate impacts to a level of non-significance. Additionally, the project design and conditions include
mitigation measures that will reduce potentially significant impacts to a level that is less than significant.
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Hi. MITIGATION MEASURES
The following mitigation measures will reduce environmental impacts related to Greenhouse Gas Emissions
and Transportation / Traffic to a less than significant impact:

¢ Greenhouse Gas Emissions — The proposed project will resuit in the generation of
Greenhouse Gas emissions causing an incremental impact on the environment in the
long term. in response to this, a combination of measures approved by the San Joaquin
Valley Air Pollution Control District (SJVAPCD) will be incorporated into the proposed
project that will reduce the significance of the impact of Greenhouse Gas emissions.
These measures are in addition to existing State, Regional, and City regulations already
in effect which reduce the cumulative impact of these emissions.

Therefore, to ensure that there will not be significant impacts to Greenhouse Gases in
association with the project, the project shall be developed with Mitigation Measures 1.1
through 1.5. The mitigation is included as an attachment to the Mitigated Negative
Declaration.

« Transportation / Traffic — A Transportation Impact Analysis prepared for the proposed
project (ref.. Riverbend Commercial Center Transportation Impact Analysis Report in the
City of Visalia, Final Report. August 2012, Omni-Means, LTD.) has concluded that
roadway operating conditions for intersections and roadways in the vicinity of the
project area either are or will be significantly impacted with the addition of the proposed
project. To ensure that intersections and roadways will operate at acceptable LOS “D” or
better through the year 2035, the Analysis Report recommends mitigation to be
incorporated into the project.

Therefore, to ensure that there will not be significant impacts to transportation / traffic in
association with the project, the project shalli be developed with the Mitigation Measure
2.1 as described in the “Recommended Mitigation Measures” section (page 29) of the
above-referenced Transportation Impact Analysis. The mitigation is included as an
attachment to the Mitigated Negative Declaration.

The City of Visalia Zoning Ordinance confains guidelines, criteria, and requirements for the mitigation of
potential impacts related to light/glare, visibility screening, noise, and traffic/parking to eliminate and/or reduce
potential impacts to a level of non-significance.

City Council Resolution 91-105 adopted and certified the Visalia Land Use Element Update EIR and contained
mitigation measures fo eliminate or substantially lessen the impacts of growth in the community. Those
mitigation measures are inciuded herein by reference. In addition, the Visalia Zoning Ordinance contains
guidelines, criteria, and requirements for the mitigation of potential impacts related to light/glare, visibility
screening, noise, and traffic/parking to eliminate and/or reduce potential impacts to a leve! of non-significance.
The City’'s impact fee programs for public safely, public services, groundwater preservation, stormwater
management, and others, adequately mitigate public service and infrastructure impacts of the proposed
project.
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Mitigation Measure Responsible Timeline
Party
Greenhouse Gas Emissions Mitigation Measure 1.1: | Project Mitigation shall be enforced and carried
An on-site pedestrian access network that internally tinks | Applicant out as part of the project’s design and
all buiidings / uses and connects o existing and planned construction. Pedestrian paths shall be
public sidewalks shail be developed on the commerciai- extended to join any new building or
zoned site. fand use as it is constructed on the
proiect site. The pedestrian network
shall be completed among finished uses
prior {0 operation of the finished uses on
the project site.
Greenhouse Gas Emissions Mitigation Measure 1.2: | Project Mitigation shall be enforced and carried
Pedesirian barriers which impede pedestrian and bicycle | Applicant out as part of the project’s design and
access and inter-conneciivity shall be minimized. construction,
Greenhouse Gas Emissions Mitigation Measure 1.3: | Project Mitigation shaii be enforced and carried
Shade and/or light-colored materials shall be provided on i Applicant out as part of the project’s design and
at least 30% of the sie’'s non-roof impervious surfaces construction. The relief measures shall
including parking lots. be compieted among finished uses prior
to operation of the finished uses on the
project site.
Greenhouse Gas Emissions Mitigation Measure 1.4: | Project Mitigation shall be enforced and carried
Exceed Titie 24 requirements affiliated with all buildings / | Applicant out as part of the project’s design and
uses on the project site by at least 20%. construction.
Greenhouse Gas Emissions Mitigation Measure 1.5 | Project Mitigation shall be enforced and carried
Any off-road diesel vehicles used during construction of | Applicant out as part of the project's construction.
the project shall comply with with Title 13, CCR, Section
2449,
Traffic impact Mitigation Measure 2.1: A raised Project Mitigation shall be enforced and carried
median shall be installed on Dinuba Boulevard (State Applicant out during the project’s construction, and
Rouie 63) between Riggin Avenue and approximately shall be compieted prior to operation of
450 feet south of Riggin Avenue to restrict access on the any commercial business on the project
project driveways. The raised median shall allow for site with frontage on Dinuba Boulevard.
right turn only into and out of the project site.

V. PROJECT COMPATIBILITY WITH EXISTING ZONES AND PLANS

The project is compatible with the General Pian and Zoning Ordinance as the project relates to surrounding

properties.

VI. SUPPORTING DOCUMENTATION

The following documents are hereby incorporated into this Negative Declaration and Initial Study by reference.
These documents, along with copies of the initial study and materials relating to the proposed project may be
examined by interested parties at the Planning Division in City Hall East, at 315 E. Acequia Ave., Visalia,
California, 93291.

e City of Visalia General Plan Land Use Element. City of Visalia. September 1991, revised June 1996.

e City of Visalia General Plan Land Use Element Final Environmental impact Report (SCH EIR No.
90020160). City of Visalia, September 3, 1991.

o Visalia City Councii Resolution 81-105 (Certifying the EIR for the City of Visalia General Plan Land Use
Element Update), passed and adopted September 3, 1991.
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e (City of Visalia General Plan Circulation Element. City of Visalia. April 2001.

s City of Visalia Genera! Plan Circulation Element Final Environmental Impact Report (SCH EIR No.
95032056). VRFA Technologies, February 26, 2001.

e Visalia City Council Resolution 2001-19 (Certifying the EIR for the City of Visalia General Plan
Circulation Element Update), passed and adopted April 2, 2001.

+ City of Visalia General Plan Conservation, Open Space, Recreation & Parks Element, City of Visalia.

June 1989.

Visalia Municipal Code, Title 17 (Zoning Ordinance)

California Environmental Quality Act Guidelines

City of Visalia Storm Water Master Plan. Boyle Engineering Corporation, September 1994,

City of Visalia Sanitary Sewer Master Plan. City of Visalia, 1994,

Acoustical Analysis for Proposed Wendy's at Riverbend Center, Dinuba Boulevard and Riggin Avenue,

Visalia, California. July 25, 2011, Brown-Buntin Associates, Inc.

« Riverbend Commercial Center Transportation impact Analysis Report in the City of Visalia, Final
Report. October 2012, Omni-Means, LTD.

» |etter of correspondence from David Deel, Department of Transportation {(CalTrans), District 6. March
13, 2012 and August 1, 2012.

¢ California Emissions Estimator Model (CalEEMod) Report, Riverbend Commercial Center, Visalia,
California, Phases 1 and 2. July 11, 2012, Forester, Weber & Associates.

s Lighting Propesal for Arco. January 26, 2012, LS! Industries.

¢ Lighting Proposal for Wendy's. <No date or author information available>

¢ £ ° & &

Vil. NAME OF PERSON WHO PREPARED INITIAL STUDY

s‘""ﬂ! .
m/wulfw”*‘;’:z_x M@WM /

Baridon Smith, ATGP /Paul Scheibel, AICP
Senior Planner Environmental Coordinatbr
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INITIAY STUDY
ENVIRONMENTAL CHECKLIST

Name of Proposal Development and subdivision of the Riverbend Commerciat Center, consisting of General Plan Amendment No. 2011-14,
Change of Zone No. 2011-15, Tentative Parcel Map No. 2013-01, and Conditional Use Permit No. 2013-25

NAME OF PROPONENT:  Bridgecourt Homes L.P. NAME OF AGENT: Forester, Weber & Associates, LLOC
Address of Proponent:  P.O. Box 336 Address of Agent: 1620 W. Minera! King Avenue
Glendora, CA 81740 Visalia, CA 93291
Telephone Number:  {B26) 852-7616 Telephone Number: {659} 732-0102
Date of Review  July 17, 2013 Lead Agency: City of Visalia

The following checklist is used to determine if the proposed project couid potentially have a significant effect on the environment.
Explanations and information regarding each question follow the checklist.

1 = No Impact 2 = Less Than Significant impact
3 = Less Than Significant Impact with Mitigation Incorporated 4 = Potentially Significant Impact

AESTHETICS .

i

i AR QUALT

Wouid the project:

_2_ &) Have a substantal adverse effect on a scenic vista? Where availabie, the significance criteria established by the appiicable
air quality management or air pollution control district may be relied

) . includi
~1. 5 Subsiantially camage soenic resources, including, but not upon to make the foliowing determinations. Would the project:

fimited fo, trees, rock outcroppings, and historic buildings
within a state scenic highway? _2 a) Conflict with or cbstruct implementation of the applicable air

. o . ' ?
2 ¢} Substaniially degrade the existing visual character or quality quality plan?

of the site and its surroundings? Z_ b} Viclate any air quality standard or contribute substantiaily to

2. dy Create a new source of substaniial fight or glare that would an existing or projected air quality viclation?

adversely affect day or nighttime views in the area? 2 ¢} Result in a2 cumulatively considerable net increase of any

_GR?CULTURKﬁZRESOURCE_S criteria  pollutant for which the project region is non-

attainment under applicable federal ¢or state ambient air

In determining whether impacts to agricultural resources are significant quality standard (including releasing emissions which
enviranmental effects, lead agencies may refer to the California exceed quantitative thresholds for ozone precursors)?
Agricultural Land E_Evala_lation and Site Ass'essment Mo_del {1987} 2 d) Expese sensitive recepiors o substantial  pollutant
prepared by the California Dept. of Conservation as an optional model concentrations?

to use In assessing impacts on agricutture and farmiand. in o ) .
determining whether impacts to forest resources, inciuding timberiand, _2 e} Create objectionable odors affecting a subsiantial number of
are significant environmental effects, lead agencies may refer to peopie?

information compiled by the California Department of Forestry and Fire

Protection regarding the state's inventory of forest land, including the :
Forest and Range Assessment Project and the Forest Legacy Would the project

Assessment_project; and forest carbon measurement methodology 1 a) Have s substantial adverse effect, either directly or through
provided in Forest Protocols adopted by the California Air Resources habitat modifications, on any species identified as a

Board. Would the project; candidate, sensitive, or special status species in loca! or

_1_ a) Convert Prime Farmiand, Unique Farmiand, or Farmland of regiona! plans, policies, or regulations, or by the California
Statewide importance, as shown on the maps prepared Department of Fish and Game or U.S. Fish and Wildiife
pursuant to the Farmiand Mapping and Monitoring Program Service?
of the California Resources Agency to non-agricultural use? _1_ b) Have a substantial adverse effect on any riparian habitat or

_1_ b) Conflict with existing zoning for agricultural use, or a other sensitive natural community identified In local or
Williamson Act contract? regional plans, policies, reguiations, or by the California

BDepartment of Fish and Game or U.S. Fish and Witdlife

1 cy Conflict with existing zoning for, or cause rezoning of, forest

— ica?
land (as defined in Public Resources Code section Service?
12220(g)), timberland (as defined by Public Resources Code _%_ ¢} Have a substantial adverse effect on federally protected
section 4528), or timberiand zoned Timberland Production wetlands as defined by Section 404 of the Clean Water Act
{as defined by Government Code section 51104(g})? {including but not limited to, marsh, vernal pool, coastal, efc.)
_L d)YResultin the loss of forest land or convarsion of forest land to ’éhtrhcg:gn:we:gggt removal, filling, hydrolagicat interruption, or

non-forest use?

’ 1vol h b in th isti ) t which _1 d) interfere substantially with the movement of any native
¢} Involve other changes in the existing environment which, resident or migratory fish or wildlife species or with

gue tf ”g!et" location Oit nftiure, gouid result in conversion of estabiishad native resident or migratory wildiife corridors, or
amianc lo nonagricliiura: use: impede the use of native wildlife nursery sites?



e} Conflict with any local policies or ordinances protecting

hiological resources, such as a tree preservation policy or
ordinance?

f) Conflict with the provisions of an adopted Habitat

Conservation Plan, Natural Community Conservation Plan,
or other approved local, regional, or state habitat
conservation plan?

ULTURAL RESGURGES

Would the project:

1

a) Cause a substantial adverse change in the significance of a

historical resource as defined in Public Resources Code
Section 15064.57

b) Cause a substantial adverse change in the significance of an

archaeologicai resource pursuant to Public Resources Code
Section 15064.57

c) Directly or indirectly destroy a unique paleontciogical

resource or site, or unigue geologic feature?

d} Disturh any human remains, including those interred outside

of formal cemeteries?

Vi GEOLOGY AND SOILS

Wouid the project:

A

b

|MA

a) Expose people or structures to pofential substantial adverse

effects, including the risk of loss, injury, or death involving:

iy Rupture of a known earthquake faull, as delineated on
the most recent Alguist-Priolo Earthquake Fault Zoning
Map issued by the State Geologist for the area or based
on other substantial evidence of a known fault?

i} Strong seismic ground shaking?
fity Seismic-related ground failure, including liguefaction?
iv) Landslides?

b} Result in substantial soil ercsion or loss of topseil?
c} Be located on a geologic unit or soil that is unstable, or that

would become unstable as a result of the project, and
potentially result in on- or off-site landslide, lateral spreading,
subsidence, liquefaction, or collapse?

d) Be located on expansive scil, as defined in Table 18-1-B of

the Uniform Building Code {1994), creating substantial risks
to life or property?

e) Have soils incapabie of adequately supporting the use of

septic tanks or alternative waste water disposal systems
where sewers are not available for the disposal of waste
water?

Wouid the project:

2

a) Generate greenhouse gas emisgsions, either directiy or

indirectly, that may have a significant impact on the
environment?

b} Conflict with an applicable plan, policy, or reguiation adopted

for the purpose of reducing the emissions of greenhouse
gases?

(AZARDS AND HAZARDOUS MATERIALS

Would the project:

1

a) Create a significant hazard to the public or the environment

through the routine fransport, use, or disposal of hazardous
materials?

b)
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Create a significant hazard to the public or the environment
through reasonably foreseeable upset and accident
conditions involving the release of hazardous materials into
the environment?

Emit hazardous emissions or handle hazardous or acuisly
hazardous materials, substances, or waste within one-
quarter mile of an existing or proposed school?

Be located on a site which is included on a list of hazardous
materials sites compiled pursuant to Governmeni Code
section 85962.5 and, as a result, would it create a significant
hazard to the public or the environment?

For a project located within an airport land use plan or,
where such a plan has not been adopted, within two miles of
a public airport or public use airport, wouid the project result
in a safety hazard for people residing or working in the
project area?

For a project within the vicinity of a private airstrip, would the
project result in & safety hazard for people residing or
working in the project area?

impair implementation of or physically interfere with an
adopted emergency response plan or emergency evacuation
plan?

Expose people or structures to a significant risk of loss,
injury or death involving wildland fires, including where
wildlands are adjacent to urbanized areas or where
residences are intermixed with wildlands?

9 HYDROLOGY AND

Would the project:

2

2

o

a)

b)

f
g)

Viotate any water guality standards of waste discharge
requirements?

Substantially deplete groundwater supplies or interfere
substantially with groundwater recharge such that there
would be a net deficit in aguifer volume or a lowering of the
iocal groundwater table level {e.g., the production rate of
pre-existing nearby welis weouid drop fo a level which would
not support existing tand uses or planned uses for which
permits have been granted)?

Substantially alter the existing drainage pattem of the siie or
area, including through the alteration of the course of a
stream or river, in a manner which would result in substantial
erosion or siltation on- or off-site?

Substantially alter the existing drainage pattern of the site or
area, including fhrough the afteration of the course of a
stream or river, or substaniially increase the rate or amount
of surface runcff in a manner which would result in flooding
on- or off-site?

Create or contribute runoff water which would exceed the
capacity of existing or planned stormwater drainage systems
or provide subsiantial addifional sources of polluted runoff?

Otherwise substantiaily degrade water guality?

Place housing within a 100-year flood hazard area as
mapped on a federal Fiood Hazard Boundary or Fiood
Insurance Rate Map or other flood hazard delineation map?

Place within a 100-year flood hazard area structures which
would impede or redirect food flows?

Expose people or structures to a significant risk of loss,
infury or death invoiving flocding, including flooding as a
result of the failure of a levee or dam?

Inundation by seiche, tsunami, or mudfiow?



X+ [ANDUSEAND PLANNING

Would the project:
1 a) Physically divide an established community?

_1  b) Confiict with any applicable land use plan, policy, or
regulation of an agency with jurisdiction over the project
{including, but not limited to the general plan, specific plan,
local coastal program, or zoning ordinance} adopted for the
purpose of avolding or mitigating an environmental effect?

1 ¢) Conflict with any applicable habitat conservation pian or
natural community conservation plan?

.. MINERALRESOURCES = .

Would the project:

_1_ a) Resultin the loss of availability of a known mineral resource
fnhat would be of value fo the region and the residents of the
state?

1 b) Resuitin the loss of availability of a tocally-important mineral
resource recovery site delineated on a local general plan,
specific plan or other land use plan?

[ X0l NOISE

Would the project:

_2_ &) Cause exposure of persons io or generation of noise leveis
in excess of standards established in the local general plan
or noise ordinance, or applicable standards of other
agencies?

2 b) Cause exposure of persons o or generation of excessive
groundbome vibration or groundborne noise levels?

2 o) Cause a substanfial permanent increase in ambient noise
fevels in the project vicinity above levels existing without the
project?

2 d) Cause a substantial temporary or periodic increase in
ambient noise levels in the project vicinity above levels
existing without the project?

1. e} For a project located within an airport land use pian or,
where such a plan has not been adopted, within two miles of
a public airport or public use airport, would the project
expose peopie residing or working in the project area fo
excessive noise levels?

For a project within the vicinity of a private airsirip, wouid the
project expose people residing or working the in the project
area to excessive noise levels?

| Xiil. POPULATION ANDHOUSING

Would the project;

1. &) Induce substaniial population growth in an srea, either
direcfly (for example, by proposing new bhomes and
businesses) or indirectly (for example, through extension of
roads or other infrastruciure}?

1 b} Displace substanfial numbers of existing housing,
necessitating the construction of replacement housing
aisewhere?

1. ©) Displace substantial numbers of people, necessitating the
construction of replacement housing elsewhere?

| 5w ~'PUBLIC SERVICES

Would the project:

_1 a} Would the project result in substaniial adverse physicai
impacts associated with the provision of new or physically
altered governmental facilities, need for new or physicatly
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altered governmental faciliies, the construction of which
could cause significant environmental impacts, in order to
maintain acceptable service ratios, response times or other
performance objectives for any of the public senvices:

i) Fire protection?
iiy Police protection?
i) Schools?

W) Parks?

v) Other public facilities?

NN

XA RECREATION:

Wouid the project:

1. a)y Would the profect increase the use of existing neighborhood
and regional parks or other recreational facilities such that
substantial physical deterioration of the facility would occur
or be accelerated?

_1 b) Does the project include recreational faciliies or require the
construction or expansion of recreafional faciities which
might have an adverse physical effect on the environment?

FRANSPORTATION {TRAFFIC 0 0w o

Would the project:

_2 a) Conflict with an applicable plan, ordinance or policy
establishing measures of effectiveness for the performance
of the circulation system, taking into account alf modes of
transportation including mass transit and non-motorized
travel and relevant components of the circulation system,
inctuding but not limited to intersections, streets, highways
and freeways, pedestrian and bicycle paths, and mass
transit?

3 b) Conflict with an applicable congestion management
program, including, but not limited to level of service
standards and travel demand measures, or other standards
established by the county congestion management agency
for designated roads or highways?

|,x
3
Qe

Result in a change in air traffic pattemns, including either an
increase in fraffic levels or a change in iocation that resulis
in substantial safety risks?

1 d}) Substantially increase hazards due to a design feature {e.g.,
sharp curves ar dangerous intersections) or incompatible
uses (e.g., farm equipment)?

_1. e} Resultin inadequate emergency access?
A

f} Conflict with adopted policies, plans, or programs regarding
public transit, bicycie, or pedesirian faciliies, or otherwise
decrease the performance or safety of such facilities?

FVHUTIITIES AND SERVICESYSTEMS i

Would the project:

_1 a) Exceed wastewaler reatment requirements of the applicable
Regionai Water Quality Control Board?

b

b} Require or resuit in the construction of new water or
wastewater treatment facilities or expansion of existing
facilities, the construction of which could cause significant
environmental effects?

_2_ ¢) Require or result in the construction of new storm water
drainage facilities or expansion of existing facilities, the
construction of which could cause significant environmental
effects?

1 d) Have sufficient water supplies available to service the
project from existing entiiements and resources, or are new
or expanded entitiements needed?



o

1

e} Result In a determination by the wastewater treatment

f

g)

provider which serves or may serve the project that i has
adequate capacity to serve the project’s projected demand
in addition to the provider's existing commitments?

Be served by a landfill with sufficient permitted capacity {o
accommodate the project's solid waste disposal needs?

Comply with federal, state, and local statutes and
reguiations related to solid waste?

[ XVill. MANDATORY FINDINGS OF SIGNIFICANCE

Would the project:

2

a)

Dees the project have the potential to degrade the quality of
the environment, substantially reduce the habitat of a fish or
wildlife species, cause a fish or wildlife pogulation to drop
below self-sustaining levels, threaten to eliminate a plant or
animal community, reduce the number or restrict the range
of a rare or endangered plant or animal or eliminate
important examples of the major periods of California history
or prehistory?

Does the project have impacts that are individuatlly limited,
but cumulatively considerable? (*Cumulatively considerable”
means that the incremental effects of a project are
considerable when viewed in connection with the effects of
past projects, the effects of other current projects, and the
effects of probable future projects)?

Does the project have environmental effects which will
cause substantial adverse effects on human beings, either
directly or indirectly?

Note: Autharity cited: Sections 21083 and 21083.05, Public Rescurces

Code. Reference: Section 85088.4, Gov. Code; Sections
21080(c), 21080.1, 21080.3, 21083, 21083.05, 21083.3,
21093, 21004, 21095, and 21151, Public Resources Code;
Sundsirom v. County of Mendocino,(1988) 202 Cal.App.3d
208, Leonoff v. Monterey Board of Supervisors, (1980) 222
Cal. App.3d 1337; Eureka Citizens for Responsible Govt v.
City of Eureka {20G7) 147 Cal.App.4th 357, Prolect the
Historic Amador Waterways v. Amador Water Agency {2004}
116 Cal.App.4th at 1109, San Franciscans Upholding the
Downfown Plan v. City and County of San Francisco {2002}
102 Cai.App.4th 656,

Revised 2009
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DISCUSSION OF ENVIRONMENTAL EVALUATION

AESTHETICS

The proposed project is new commercial and office
construction which will meet City standards for setbacks,
landscaping and height restrictions.

This project will not adversely affect the view of any scenic
vistas. The Sierra Nevada mountain range may be
considered a scenic vista which the project will not
adversely impact the view of.

There are no scenic resources on the site.

The proposed project includes commercial buildings that
will be aesthetically consistent with surrounding
development and with General plan policies.
Furthermore, the City has development standards related
to landscaping and other amenities that will ensure that
the visual character of the area is enhanced and not
degraded. Thus, the project would not substantially
degrade the existing visual character of the site and its
surroundings.

The project will create some new sources of light that is
typical of urban development. The City has development
standards that require that lght be directed and/or
shielded so it does not fall upon adjacent properties.

in addition, photometric light studies have been provided
for the two land uses that have been designed for the site
— the gas station / convenience store / car wash and the
drive-through restaurant. The studies illusirate that based
on the lighting schedule associated with each use, the
number of lumens associated with the on-site lighting for
these uses will not exceed 0.5 lumens beyond property
lines infc adiacent residential uses. This standard has
been determined by the City to be the threshold for an
acceptable amount of light at property line.

Erforcement of the City's development standards, which
are in part demonstrated in the light studies provided with
the project, reduce potential impacts to a level that is less
than significant. No further mitigation is required.

AGRICUL TURAL RESOURCES

The project site was previously considered as cenverted
agricultural land being a remnant of the division and
development of the adjacent residential subdivisions. The
site has not been in agricultural production for the past ten
years.

The project will not conflict with an existing zoning for
agricultural use, as there are no properties in the project
area with an Agricufture zoning. There are no known
Wiliamson Act coniracts on any properties within the
project area.

There is no forest or timber land currently located on the
sife,

There is no forest or timber land currently located on the
site.

il
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The project will not involve any changes that would
promote or result in the conversion of farmiand to non-
agriculture use. Properties within the project area aiready
contain an urban land use designation. Properties which
are vacant and currently do not contain urban land uses
are already able to develop at any time.

AIR QUALITY

The project site is located in an area that is under the
jurisdiction of the San Joaquin Valley Air Pollution Control
District. The project in  #self does not disrupt
implementation of the San Joaguin Regional Air Quality
Management Plan, and will therefore be a less than
significant impact. The shor-term construction impact of
the proposed project's construction emissions are
considered less than significant by the SJVAPCD based
on compiliance with the District’'s mandatory dust controfl
measures. Development of the project will be subject to
the SJVAPCD's Indirect Source Review (Rule 9510)
procedures that became effective on March 1, 2006. The
Applicant will be required to obtain permits demonstrating
compliance with Rule 9510, or payment of mitigation fees
to the SIVAPCD.

The project could result in shori-term air quality impacts
relaied to dust generation and exhaust due to construction
and grading activities. The project is required to adhere o
requirements administered by the SJVAPCD tc reduce
emissions tc a level of compliance consistent with the
District’s grading reguiations.  Compliance with the
SIVAPCD's ruies and regulations will reduce potential
impacts associated with air quality standard violations to a
less than significant level.

In addition, development of the project will be subject to
the SJVAPCD Indirect Source Review (Rule 9510)
procedures that became effective on March 1, 2008. The
Applicant will be required to obtain permmits demonstrating
compliance with Rute 9510, or payment of mitigation fees
to the SIVAPCD.

The San Joaquin Valley is a region that is aiready at non-
attainment for air quality. This site was evaluated in the
EIR for the City of Visalia Land Use Element Update for
conversion inte urban develepment. The City adopted
urban development boundaries as mitigation meastures for
air quality.

The project could result in short-term air quaiity impacts
related o dust generation and exhaust due {0 construction
and gtading activities. The project is required to adhere to
requiremenis administered by the SJVAPCD to reduce
emissicns to a level of compliance consistent with the
District's grading regutations.  Compliance with the
SIVAPCD's rules and regulations will reduce potential
impacts associated with air quality standard violations to a
less than significant level.

In addition, development of the project will be subject to
the SJVAPCD indirect Source Review (Rule 9510)
procedures that became effective on March 1, 2006. The
Applicant wili be required to obtain permits demonstrating



compliance with Rule 9510, or payment of mitigation fees
o the SIVAPCD.

Residences located near the proposed project may be
exposed to pollutant concentrations due to construction
activities. The use of construction equipment wili be
temporary and is subject to SJVAPCD rules and
regulations. The impact is considered as less than
significant.

The proposed project will not involve the generation of
objectionable odors that would affect a substantial number
of people.

BIOLOGICAL RESOURCES

As described in the identification of the Environmenial
Setting contained within the initial Study, the project site
has been vacant for over ten years and has not been
cultivated during this time. The site is located on the
sautheast corner of two improved arterial roadways. The
site is bound by vacant iand to the east and an existing
single-famity residential subdivision to the south. The site
is bound on the west by Dinuba Boulevard, and beyond
that an existing single-family residential subdivision. The
site is bound on the north by Riggin Avenue, and beyond
that an existing cormmercial retail center.

City-wide biological resources were evaluated in the EIR
for the City of Visalia Land Use Element Update for
conversion to urban use. in addition, staff had conducted
an on-site visit to the site in Aprl 2012 to obssrve
biclogical conditions and did not observe any evidence or
sympioms that would suggest the presence of a sensitive,
candidate, or special species,

in conclusion, the site has no known species identified as
a candidate, sensitive, or special status species in local or
regional pians, policies, or regulations, or by the California
Department of Fish and Game or U.S. Fish and Wiidlife
Service. The project would therefore not have . a
substantial adverse effect on a sensitive, candidate, or
special species.

The project is not located within or adjacent to an
identified sensitive riparian habitat or other naturai
community.

The project is not located within or adjacent to federally
protected wetlands as defined by Section 404 of the Clean
Water Act.

This development would not act as a barrier to animal
movement. This site was evaluated in the General Plan
EIR for the City of Visalia Land Use Element Update for
conversion o urban use.

The City has a municipal ordinance in place to protect oak
trees. Any oak trees existing on the project site will be
under the jurisdiction of this ordinance. Any oak irees to
be removed from the site are sublect to the jurisdiction of
the municipal ordinance. The proiect has not however
identified any existing oak trees on the site.

There are no local or regional habitat conservation plans
for the area.

CULTURAL RESOURCES

There are no known historical resources located within the
project area. If some potentially historical or culturai

vl
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resource is unearthed during development all work should
cease untii a qualified professional archaeologist can
evaluate the finding and make necessary mitigation
recommendations.

There are no known archaeological resources located
within the project area. If some archagological resource is
unearthed during development all work shouid cease until
a quaiified professional archaeologist can evaiuate the
finding and make necessary mitigation recommendations.

There are no known unique paleontclogical resources or
geclogic features located within the project area.

There are no known human remains baried in the project
vicinity. If human remains are wunearthed during
development all work should cease untit the proper
authorities are notified and a qualified professional
archaeologist can evaluate the finding and make any
necessary mitigation recommendations.

GEOLOGY AND SOILS

The State Geologist has not issued an Alguist-Pricle
Earthquake Fault Map for Tulare County. The project
area is not located on or near any known earthquake fault
fines. Therefore, the project will not expose people or
structures to potential substantial adverse impacts
involving earthquakes.

The development of this sile will require movement of
topsoil.  Existing City Engineering Division standards
require that a grading and drainage plan be submitted for
review to the City to ensure that off and on-site
improvements wifl be designed to meet City standards.

The project area is relatively flat and the underlying soil is
not known to be unstable. Soils in the Visalia area have
few limitations with regard to development. Due fo low
clay content and limited topographic relief, scils in the
Visalia area generally have low expansion characteristics.

Due to low clay content, soils in the Visalia area have an
expansion index of 0-20, which is defined as very fow
potential expansion.

The proiect does not involve the use of septic tanks or
alternative waste water disposal systems since sanitary
sewer lines are used for the disposal of waste water at this
location.

GREENHOUSE GAS EMISSIONS

The project is expected to generste GreenHouse Gas
(GHG) emissions in the short-ferm as a result of
construction emissions and in the long-term as a result of
mobile and other sources of operational emissions.
Estimaied GHG emissions calculations are contained
within the California Emissions Estimator Model
{CalEEMod) report prepared for the project by Forester
Weber & Associates, July 11, 2012,

According to the report, Phase 1 of the project consisting
of development on the proposed Parcels 1 through 3 is
expected o generate a fotal of 135.27 melric tons of
carbon dioxide eguivalent emissions (CO2ZE) associated
with construction, and a total of 2,130.54 metric tons of
COZE associated with operation.

The report further reveals that a sirong majority of the
COEZ emissions assoclated with annual operations



{2,020.67 metric tons) will result from mobile sources or
vehicle trips associated with the uses. A majority of the
Vehicle Mies Traveled (VMT) associated with the
convenience market and fast food restaurant should be
considered as passer-by trips rather than destination / end
of a trip based on the nature of these uses and their
location in the context of the City. As a result, the VMT
associated with these uses will be less than reported, and
the emissions associated with these excess trips can be
largely disregarded.

Phase 2 of the project represents future develocpment of
the project's Remainder parcel. For the purposes of the
GHG emissions associated with future development on
the site, land uses and square footages corresponding to
the conceptual future development shown on the project
site plan were utilized in the CalEEMod report prepared
for the project. Phase 2 of the project with conceptual
land uses is expected o generate a total of 581.07 metric
tons of COZE associated with construction, and a fotal of
2,617.57 metric tons of COZE associated with operation.
The calculations are intended to represent emission
estimations based on a theoretical development of the site
with land uses in accordance with the proposed zoning
designation of Shopping-Office Commercial (C-S0). Thus,
it should be noted that the types and amounts of specific
land uses on the remainder parcel are likely to vary from
the concepiuai development shown on the site pian, and
that emissions wilk change based on actual uses
developed in accordance with the C-SO zoning.

The project wilt result in the generation of GreenHouse
Gas emissions that will result in an incremental impact on
the environment. The impact is considered marginal
based on ongoing Federal and State-wide efforts to
minimize emissions and the project-specific reguiations
discussed below.

The San Joaquin Valley Air Pollution Control District
(8JVAPCD) has released a document entitled Guidance
for Valley Land-use Agencies in Addressing GHG
Emission Impacts for New Frojects under CEQA, which
provides draft guidance for the determination of significant
effects.

Greentouse Gas emissions associated with new projects
are found to have a cumulative effect rather than a direct
impact on climate change. Because climate change is a
globat phenormenon, a direct impact cannot be associated
for an individual land development project.

The California Global Warming Solutions Act of 2006, also
known as Assembly Bill 32 or AB 32, reguired that the
California Air Resources Board {(CARB) design and
implement emission {imits, regulations, and other
measures designed to reduce GHG fo 1990 levels by
2020 representing a 29% reduction. Following this
reduction target set in CARB’s AB 32 Scoping Plan, the
District evaluates GHEG emission significance and finds
that & project can avoid a significant impact by either:

» Using any combination of District approved GHG
emission reduction measures f© meet Best
Performance Standards,

«  Complying with an approved GHG plan or
mifigaticn program, or
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» Reducing GHG emissions by 29% from
Business-As-Usual levels,

The proposed project will utilize a combination of District
approved measures and existing State, Regional, and City
reguiations that will reduce the significance of the impact
of GHG emissions.

The following reguiations aiready In effect will assist In
reducing the cumulative impact associated with GHG
emissions:

¢« Compliance with the California Building Code of
2010 including Title 24 requirements,

¢ Compliance with the City of Visalia's water
efficient landscape standards,

s Applicability of the SJVAPCD's Indirect Source
Rule 9510 to the project,

«  Compilance with the City of Visalia Development
Standards (Chapter 17.30 of the Municipal
Code), which requires the placement of parking
lot shade trees and street trees along public
streets;

« Change in use from residential to horizontal
mixed use.

The project will also be in compliance with certain
measures approved by the SJVAPCD that are designated
as an effeciive means of reducing the projects GHG
emissions to meet Best Performance Standards and
would provide an approximately 8.63% reduction of GHG
emissions.

The foilowing SJVAPCD-approved measures are
presently incorporated inio the site’'s environs:

¢ Proximity to existing Class | and Class |l bicycle
lanes located on Dinuba Blvd., Ferguson Ave.,
and the St. Johns River shared use path;

e  Transit service within % mile of project on Dinuba
Boulevard;

=  Proximity of suburban mixed uses (residential
development, retail development, park and open
space) within ¥4 mile.

The following SJVAPCD-approved measures are being
required as project mitigation, further described in the
Mitigation Measures section of the Initial Study:

s An on-site pedestrian access network that
internally links alt uses and connecis to existing
and planned sireets;

¢  Minimization of pedestrian barriers which impede
pedestrian  and bicycle access and inter-
connectivity;

¢«  Providing of shade and/or light-colored materials
on at least 30% of the site’s non-roof impervious
surfaces ingluding parking lots;

« Commitment to exceed Title 24 requirements by
20%;

e Utilization of off-road diesel vehicles in
compliance with Title 13, CCR, Section 2449
during project construction.
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The State of California has enacted the Globat Warming
Sclutions Act of 2008 under Assembly Bill 32 (AB 32),
which included provisions for reducing the GHG emission
levels to 1990 “baseline” levels by 2020.

The proposed project will not impede the State’s ability to
meet the GHG emission reduction targets under AB 32.
Current and probable future state and local GHG
reduction measures will continue o reduce the project’s
contribution to climate change. As a result, the project wilt
not contribute  significantly, either individually or
cumulatively, to GAG emissicns.

HAZARDS AND HAZARDOUS MATERIALS

No hazardous materials are anticipated with the project.

Construction activities associated with development of the
project may include maintenance of on-site construction
eqguipment which could lead to minor fuel and cil spills.
The use and handling of any hazardous materials during
construction activities would cccur in accordance with
applicable federal, state, regional, and local laws,
Therefore, impacts are considered ic be less than
significant.

There is a schools site located one-gquarier mile from the
project site. However, there is no reasonably foreseeable
condition or incident involving the project that could affect
existing or proposed school sites or areas within one-
quarier mile of school sites.

The project arez does not inciude any sites listed as
hazardous materiais sites pursuant to Government Code
Section 65692.5.

The City's adopted Airport Master Plan shows the project
area is located outside of all Airport Zones. There are no
restrictions for the proposed project related to Airpert Zone
requirements.

The project area is not located within 2 miles of a public
aimport.

The project area is not within the vicinity of any private
afrstrip.

The project will not interfere with the implementation of
any adopted emergency response plan or evacuation
plan.

There are no wild jands within or near the project area.
HYDROLOGY AND WATER QUALITY

The project will not violate any water guality standards of
waste discharge requirements. The site is a proposed
commercial development which will meet the City's
improvement standards for directing storm water runoff fo
the existing City storm water drainage system, consistent
with the City's adopted City Storm Drain Master Plan.

The project will not substantiaily deplete groundwater
supplies in the project vicinity. The project site will be
served by a water lateral for domestic, irrigation, and fire
protection use.

The proiect will not result in substantial erosion on- or off-
site.

The project will not substantially aiter the existing drainage
pattern of the site or area, aiter the course of a stream or
river, or substantially increase the rate or amount of
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surface runoff in a manner which would result in flooding
on- or off-site.

The project will not create or contribute runoff water which
would exceed the capacity of existing or planned storm
water drainage systems or provide substaniial additional
sources of poluted runoff. The site is a proposed
commercial development which will meet the City's
improvement standards for directing storm water runoff to
the existing City storm water drainage system, consistent
with the City’s adopted City Storm Drain Master Plan.

There are no reascnably foreseeable reasons why the
project would result in the degradation of water quality.

The project area is iocated within Zones X and X02, which
indicates an area that is not within flood hazard area.

The projeci area is located within Zones X and X02, which
indicates an area that is not within a flood hazard area.

The project wouid not expose people or structures to risks
from failure of levee or dam.

Seiche and tsunami impacts do not occur in the Visalia
area. The site is relativeiy flat, which will contribute to the
lack of impacts by mudflow occurrence.

LAND USE AND PLANNING

The project will not physically divide an established
community.

The site is within the current Urban Development
Boundary (129,000 Population) of the City of Visalia. The
City of Visalia designates the area for urban development.
This site was evaluated in the EIR for the City of Visalia
Land Use Element Update for conversion to urban use.
The City adopted urban development boundaries as
mitigation measures for conversion to urban development.

The project site is currently designated for residential uses
according to the General Pian land use map and the
Zoning map of the City of Visalia. The project entails
changing the designations toward Shopping and Office
Commaercial, which reguires a General Plan Amendment
and Change of Zone. The project's request to change the
land use and zoning designations doss not conflict with
the intent and standards of the Zoning Ordinance or the
policies of the Land Use Element of the General Plan.
Furthermore, the land uses planned for the site would be
consistent with the Zoning Ordinance and the Land Use
Element of the General Plan for this location. Changes to
noise, traffic, and light in association with this project are
addressed elsewhere in the initial study.

The project does not conflict with any applicable
conservation plan.

MINERAL RESOURCES

No mineral areas of regional or statewide imporiance exist
within the Visalia area.

There are no mineral resource recovery sites delineated in
the Visalia area.

NOISE

The project will result in noise generation typical of urban
development, buf not in excess of standards established
in the City of Visalia’s General Plan or Noise Ordinance.
Traffic and related noise impacis from the proposed
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project will occur along Dinuba Boulevard and Riggin
Avenue, existing fully-improved arterial roadways which
run along the frontages of the site. The City’s standards
for setbacks and/or construction of walls along major
streets will reduce nocise levels to a level that is less than
significani. Noise levels will also increase temporarily
during the construction of the project but shall remain
within the noise limits and restricted to the aliowed hours
of construction defined by the City of Visalia Noise
Crdinance. Temporary inctease in ambient noise levels is
considered to be less than significant.

A noise analysis was prepared for the proposed restaurant
with drive-through service which shows that the City of
Visalia Community Noise Standards will be met, and that
no addifional mitigation measures are identified for the
restaurant with drive-through service beyond what is
shown for deveiopment on the site plan.

Ground-borne vibration or ground-bore noise levels may
occur as part of construction activities assocciated with the
project. Construction activities will be temporary and will
not expese parsons 1o such vibration or noise levels for an
extended period of fime; thus the impacts will be less than
significant. There are no existing uses near the project
area that create ground-borne vibration or ground-bome
noise leveis.

Ambient noise levels will increase beyond current levels
as a result of the project, however these levels will be
typical of noise levels associated with urban development
and not in excess of standards established in the City of
Visalia's General Plan or Noise Ordinance. The City's
standards for setbacks andfor construction of walls along
major streets and adjacent to residential uses reduce
neise fevels to a level that is less than significant. Noise
associated with the establishment of new urban uses was
previously evaluated with the General Plan for the
conversion of land to urban uses.

Noise levels will increase during the construction of the
proiect but shall remain within the limits dsfined by the
City of Visalia Noise Ordinance. Temporary increase in
ambient noise leveis is considered to be less than
significant.

The project area is not within 2 miles of a public airport.
The project will not expose people residing or working in
the project area o excessive noise levels.

There is no private airstrip near the project area.
POPULATION AND HOUSING

The project will not directly induce substantial population
growth that is in excess of that planned in the General
Plan.

Deveiopment of the site wiil not displace any housing on
the site.

Development of the sife will not displace any people on
the site.

PUBLIC SERVICES

Current fire protection facilities are located at the Visalia
Station 54 and can adequately serve the site without a
need for alteration. Impact fees wili be paid to mitigate
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the project’s proportionate impact on these facilities.

Current police protection facilities can adequately serve
the site without a need for alteration. Impact fees will be
paid to mitigate the project's proportionate impact on
these facilities.

The project wiff not directly generate new students. In
order to address indirect impacts, the project will be
required to pay non-residential impact fees. These fees
are considered to be conclusive mitigation for indirect
impacts. Current school faciliies can adequately serve
the site without a need for alteration,

The project does not include any residential units that
will create a need for additional park facilittes. Current
park and recreation facilities can adequately serve the
site without a need for alteration.

Other public faciliies can adequately serve the site
withiout a need for alteration.

RECREATION

The project will not directly generate new residenis and
will therefore not directly increase the use of existing
neighborhood and regional parks or cother recreafionat
facilites such that substantial physical deterioration of the
facility would occur or be accelerated. Residential
developments  indirectly  associated with  on-site
employment will pay impact fees to mitigate impacts.

The proposed project does not include recreational
faciliies or require the construction or expansion of
recreational faciliiies within the area that might have an
adverse physical effect on the environment,

TRANSPORTATION AND TRAFFIC

Development and operation of the prolect iz not
anticipated to conflict with applicable plans, ordinances, or
policies esfablishing measures of effectiveness of the
City's circulation system. The project will result in an
increase in traffic levels on arterial and coliector roadways,
although the City of Visalia's Circuiation Element has been
prepared to address this increase in traffic.

Development of the site will result in increased traffic in
the area, but will not cause a substantial increase in traffic
on the city’s existing circulation pattern. This site was
eveluated in the EIR for the City of Visalia Land Use
Element Update for urban use,

A Traffic Impact Analysis Report was conducted for the
project, dated August 2012, which studied key roadways
and intersections in the vicinity of the project site. The
anatysis considered existing roadway conditions and year
2035 base conditions, with and without the project
conditions. The analysis ideniified recommended
roadway and intersection improvements fo the vicinity of
the project to ensure that the project will operate at
acceptable LOS "I conditions or better through 2035.

Among the recommended mitigation measures in the
Analysis were measures that acddress existing roadway
conditions where operating conditions are below
acceptabie standards,

The intersection of Riggin Avenue and Giddings Street,
located one-half mile to the west of the project site, is
recommended for the instailation of a traffic signal with



northbound and southbound teft turn channelization. This
intersection is aiready identified for future improvemenis
by the City of Visalia Circulation Element, specifically for
controiled movements at the intersection.

The intersection of Robin Avenue and Dinuba Boulevard,
iocated 350 feet to the south of the project site, is noted by
the Report to currently operate at LOS “E’ conditions
during the PM peak hour. However, the intersection does
not meet the peak hour watrant.

The City has determined that the development and
operation of the proposed project in itself does not warrant
immediate improvements to these intersections at this
time. The City of Visalia will therefore continue to monitor
and evaluate these intersections and carry out
improvements for controlled movements when such
measures are critically necessary.

The City of Visalia will aiso continue i monitor and
evaluate the Ferguson Avenue and Dinuba Boulevard
intersection located one-half mile tc the south of the
project site, which according to the Report may exceed
the queuing capacity for the eastbound left iuming
movements and would therefore need o be restriped to
accommodate additional queuing. Following monitoring
and evatuation, the City will carry out improvements for
queuing when such measures are critically necessary.

A recommended mitigation of the Analysis proposes
placing a raised median on Dinuba Boulevard adjacent to
the project site. The raised median will be a required
mitigation with the construction of Phase 1 of the project
that includes the service station and restaurant, and is
further described in the Mitigation Measures section of the
initial Study. This mitigation will assist in lessening
congestion levels and improving safety at the major
project driveway on Dinuba Boulevard, and wili prevent
any left-turmn movements into or out of the site.

The Riggin Avenue and Court Street intersection, located
at the northeast corner of the development project, has
been identified for the installation of stop signs at the
eastbound and westbound approaches in order to meet
acceptable operating conditions under year 2035 base
conditions. The City of Visalia wili therefore continue to
monitor and evaluate this intersection and carry out
improvernents for controlled movements when such
measures are critically necessary.

Court Street between Dove Avenue and Riggin Avenue, is
currenfly unconstrucied on the project site but will be
constructed with or prior to buildout of the project site,
The City's Girculation Element policies and deveiopment
regulations will ensure that Court Street, a designated
Coliector street, will be extended to accommodate through
{raffic where it abuts the project site.

The project will not result in nor require a need to change
air fraffic patterns.

There are no planned designs that are considered
hazardous.

The project will not result in inadeguate emergency
access.
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The project will not confiict with adopted policies, plans, or
programs regarding public transit, bicycle, or pedestrian
facilities, or otherwise decrease the performance or safety
of such facilities.

UTILITIES AND SERVICE SYSTEMS

The project will be connecting to existing City sanitary
sewer lines, consistent with the City Sewer Master Plan.
The Visalia wastewater treatment plant has a current rated
capacity of 22 million galions par day, but currently treats
an average daily maximum month flow of 12.5 million
galions per day. With the completed project, the plant has
more than sufficient capacity to accommodate impacts
associated with the proposed project.  The proposed
project will therefore not cause significant environmental
impacts.

The proiect will not result in the construction of new water
or wastewater freatment facilities or expansion of existing
facilities, the construction of which could cause significant
environmental effects.

The project site wili be accommodated by existing City
storm water drainage lines that handle on-site and strest
runcff. Usage of these lines is consistent with the City
Storm Drain Master Plan, These improvements will not
cause significant environmental impacts.

California Water Service Company has determined that
there are sufficient water suppiies to support the site, and
that service can be extended to the site.

The City has determined that there is adequate capagity
existing to serve the site’s projected wastewater treatment
demands at the City wastewater treatment plant.

Current solid waste disposal faciiities can adequately
serve the site without a need for alteration.

The project will be able to meet the applicable regulations
for solid waste. Removal of debris from construction will
be subject to the City's waste disposal requirements,

MANDATORY FINDINGS OF SIGNIFICANCE

The project wili not affect the habitat of a fish or wiidlife
species or a plant or animai community. This site was
evaluated in the EIR for the City of Visalia Land Use
Element Update for conversion to urban use. The City
adopied mitigation measures for conversion to urban
development. Where effects were still determined o be
significant a statement of overriding considerations was
made,

This site was inherently evaluated in the EIR for the City of
Visalia Land Use Element Update for the area’s
conversion fo urban use. The City adopted mitigation
measures for conversion to urban development. Where
effects were still determined to be significant a staternent
of overriding considerations was made.

This site was evaluated in the EIR for the City of Visalia
Land Use Element Update for conversion to urban use.
The City adopted mitigation measures for conversion tc
urban deveiopment. Where effects were still determined
to be significant a statement of overriding considerations
was made.
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DETERMINATION OF REQUIRED ENVIRONMENTAL DOCUMENT

On the basis of this initial evaluation:

| find that the proposed project COULD NOT have a significant effect on the environment. A
NEGATIVE DECLARATION WILL BE PREPARED.

X I find that although the proposed project couid have a significant effect on the environment, there
will not be a significant effect in this case because the mitigation measures described on the
attached sheet have been added {o the project. A MITIGATED NEGATIVE DECLARATION
WILL BE PREPARED.

| find the proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

I find that the proposed project MAY have a "potentially significant impact” or “potentially
significant unless mitigated” impact on the environment, but at least one effect 1) has been
adeqguately analyzed in an earlier document pursuant to applicable legal standards, and 2) has
been addressed by mitigation measures based on the earlier anaiysis as described on aftached
sheets. An ENVIRONMENTAL IMPACT REPORT is required, buf it must analyze only the effects
that remain fo be addressed.

| find that as a result of the proposed project no new effects could occur, or new mitigation
measures would be required that have not been addressed within the scope of the Program
Environmental Impact Report (SCH No. 90020160). The Environmental impact Report prepared
for the City of Visaila Land Use Element (Amendment No. 90-04) was certified by Resolution NO.
91-105 adopted on September 3, 1991, THE PROGRAM ENVIRONMENTAL IMPACT REPORT
WILL BE UTILIZED.
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