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1.0 PURPOSE
The purpose of the Village at Willow Creek Specific Plan 
(Plan Area) is to provide a mixed-use, pedestrian-oriented 
community commercial development in northwest Visalia 
within the Shannon Ranch Master Plan.  The Plan Area 
will include sites for a variety of commercial uses (grocery 
store, home improvement center, retail, fast food, etc.), of-
fice uses, and medium density residential uses.  The Plan 
Area will be heavily landscaped and as walkable as possible 
with an interconnected pathway system linking each use.

Figure 1.0-1 shows the Regional Location of the Plan Area 
and Figure 1.0-2 shows the Master Development Plan (ref-
erence Appendix A for the Master Site Plan).  Table 1.0-
1 shows the Master Development Plan tabulations.  The 
multi-family portion of the plan is conceptual.

FIGURE 1.0-1 
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FIGURE 1.0-2 MASTER DEVELOPMENT PLAN1.1 Concept
The project integrates Community Commercial elements 
appropriate to its location within the Shannon Ranch area, 
and its community commercial function as the major com-
mercial center for the northwest quadrant of the commu-
nity.  Pads along the Demaree frontage and Building 2 are 
intended for neighborhood and convenience uses and are 
located with direct access to Leila and Flagstaff, eliminating 
the need for trips at Demaree and Riggin.

Building 1 is a proposed Lowe’s home improvement center 
and building 2 is a proposed grocery store.  Both uses are 
of a community-level draw, not regional, since there is no 
home improvement center in north Visalia and no grocery 
store in proximity (within one mile) to Shannon Ranch.

Pedestrian connections are enhanced through streetscape 
treatments on Flagstaff and Leila, as well as on-site formal 
pedestrian paths enhanced by landscaped trellises.  All 
pedestrian paths within the commercial portion of the Plan 
Area will include trellis over head.

In conformance with the CCM zone and Land Use catego-
ries, office, residential and retail use are blended to provide 
a mixture of land uses which are functionally integrated into 
the Shannon Ranch community.
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TABLE 1.0-1 MASTER DEVELOPMENT PLAN TABULATIONS
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FIGURE 1.3-1 EXISTING LAND USE1.2 PROJECT LOCATION
The Village at Willow Creek Specific Plan is located in the 
northern part of the City of Visalia, within Visalia’s Sphere 
of Influence and City limits.  The property comprises two 
parcels totaling 26.8 ± acres (gross).  The site is bounded 
on the west by Demaree Street, a north/south running ma-
jor arterial that connects to Highway 198 two miles to the 
south and then continues south until it exits Visalia south 
of Caldwell Avenue, and on the south by Riggin Avenue, a 
west/east running major arterial that connects to Highway 
99 about 5½ miles to the west and Highway 63 (Dinuba 
Boulevard) two miles to the east.

1.3 SURROUNDING LAND USES AND 
DEVELOPMENT
The Plan Area is located in a developing area of north-
ern Visalia within the Shannon Ranch development, which 
is approximately 683 acres and lies on the north side of 
Riggin Avenue between Demaree Street and Dinuba Bou-
levard.  Phase I of Shannon Ranch to the north and east 
of this Specific Plan area is residential and currently under 
construction.  A ponding basin/park with a walking/jogging 
path is adjacent and to the north of the site.  The site is 
otherwise surrounded by land that is either residential or 
agricultural but converting to residential uses.  An existing 
church and residence is adjacent to the Plan Area on the 
west side of Demaree Street.  Figure 1.3-1 illustrates exist-
ing surrounding land uses.

1.4 EXISTING SITE CONDITIONS
The site is currently occupied by an orchard and a sales of-
fice for Centex homes that consists of a temporary modu-
lar structure, a small parking lot, and minimal landscaping.  
The site is on nearly level land and, because it has been 
under cultivation, has no significant native vegetation.
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2.0 GUIDING PRINCIPLES
The Guiding Principles of this Specific Plan are derived 
from the  City of Visalia Land Use Element of the General 
Plan and the City of Visalia Zoning Ordinance.  Relevant 
sections from these documents are reproduced below.

2.1 VISALIA GENERAL PLAN 
The Plan Area will provide community-scale shopping ar-
eas with a wide range of commercial goods and services.  
Uses are to consist of community-, neighborhood, and/or 
convenience-level draw only.  No uses which are exclu-
sively of a regional draw or exclusively central business 
district uses shall be permitted.  General guidelines for 
development are: 20-30 acres of community-level retail 
and ancillary facilities, and up to 10-acres of garden of-
fices.  Supporting facilities are to include up to 20-acres 
of multi-family residential development and a minimum 
area of 20-30 acres for public / institutional facilities (i.e., 
churches, senior residential facilities, etc.) (Reference 
Land Use Element Policy 3.5.8.).    Figure 2.1-1 shows the 
General Plan Land Use designation for adjacent uses.

The Lowe’s Home Improvement Center is considered to 
be a community level retail use based on the presence 
of many similar facilities in Tulare County.  Tulare County 
currently includes six such facilities in operation (or en-
titled to operate in the immediate future).  Porterville and 
Tulare each have two such facilities (in addition to smaller 
hardware and home improvement stores), indicating an 
average of one unit per 25,000 population.  Visalia has 
two existing facilities, with an additional two proposed (in-
cluding the project) and average of one unit per 25,000 
population.  This indicates that such facilities generally 
serve a residential population generally equal to one 
quadrant of the City.  By contrast regional uses are limited 
in number and generally serve an area of 250,000 popu-
lation and above.

The Plan is consistent with Land Use Element Policy 
3.5.15 in that it will provide for compatibility with the sur-
rounding residential development and include buffering 
uses such as office.  Pedestrian connections within the 
Plan Area and to surrounding uses are included (reference 
Figure 4.4-1).  The Plan is consistent with Land Use Ele-
ment Policies 4.1.8 and 4.1.9 in that it provides a mixed-
use commercial center in close proximity to residential 
development, and higher density residential development 
near an employment center.  The Plan is consistent with 
Policy 4.1.11 in that it will provide a multi-family develop-
ment with the following criteria: exterior elevations to pre-
clude large expanses of uninterrupted building surfaces; 
building, parkway and walkway separation; open space, 
landscaping and screening features; and energy efficient 
features.  The Plan is consistent with Land Use Element 
Policy 4.1.2 in that it provides multi-family development 
adjacent to office and commercial development.  The 
Plan is consistent with Policy 4.1.19 in that it will provide 
Medium Residential Development (duplex, triplex, and/or 
four-plex) in new areas of town.
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The Plan is consistent with a number of policies in the City’s 
Circulation Element, most notably, in that it will provide 2 
bus turn-outs (Policy 2.1.2) along Demaree and Riggin with 
lighted shelters, benches, and route information signage; 
the Plan will provide convenient bicycle access and bike 
racks (Policy 2.2.3); the Plan will provide safe and conve-
nient pedestrian access within the Plan Area and to the 
surrounding neighborhood (Policy 2.3.3); and the Plan 
will include off-site improvements to Riggin, Demaree and 
Flagstaff per City Standards (Policy 5.1.4).

The Plan is consistent with Policy 1.2 in the City’s Noise El-
ement in that it will reduce negative noise-related impacts 
to an acceptable level (45dB interior and 65 dB exterior) 
through mitigation measures identified in the Noise Study 
(separately bound) for this project and those found in the 
Mitigated Negative Declaration.

The Plan is consistent with a number of policies in the 
City’s Housing Element, most notably, in that it will provide 
medium density housing in an area that is predominantly 
low density residential (Policy 1.1); it will provide high qual-
ity multifamily housing in close proximity to services and 
that the units themselves will complement the surrounding 
neighborhood (Policies 7.1 and 7.3); and the Plan provides 
for a mixed-use development consisting or residential, 
commercial and office uses for neighborhood diversity and 
vitality (Policies 1.4 and 1.12).

2.2 VISALIA ZONING ORDINANCE 17.18.010.B.4
Planned Community Commercial Zone - (P-C-CM).  The 
purpose and intent of the Community Commercial zone 
district is to provide for continued use, expansion, and new 
development of community-scale shopping centers with a 
range of commercial goods/services and garden offices.  
Community centers are to be developed and implemented 
by a specific plan and intended to exclude regional and 
CBD-scale uses and to integrate adjacent multi-family and 
public/institutional uses.  General guidelines for develop-
ment of community centers would be twenty (20) to thirty 
(30) acres of community-level retail and ancillary facilities 
and up to ten (10) acres of garden offices, along with adja-
cent supporting facilities of up to twenty (20) acres of multi-
family residential and a minimum of twenty (20) to thirty 
(30) acres for institutional facilities.  Precise distribution of 
uses would be determined at the time of development of a 
specific plan for the center.
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2.3 ZONING CONSISTENCY
The purpose of this Section is to set regulatory require-
ments for the development of the Village at Willow Creek 
Specific Plan.  These standards address the information 
and requirements pertaining specifically to the zoning, 
density, and parking related to the site.  All development 
shall comply with the text, standards and associated tables 
and exhibits illustrated in this Section.  Where this Specific 
Plan remains silent, the provisions and definitions within 
the City of Visalia Municipal Code shall apply.  Where a 
conflict exists between these development standards and 
the City of Visalia Municipal Code, the standards contained 
herein shall apply.
2.4 DEVELOPMENT STANDARDS / ZONING
The Village at Willow Creek Specific Plan presents a more 
detailed picture of the specific product types proposed 
within the Plan Area.  The development standards and 
zone designation provide a necessary assurance that the 
Plan Area will be developed in accordance with the certain 
quality and character set forth in this Specific Plan.  Figure 
2.5-1 shows the zoning of the Plan Area and the zoning for 
adjacent uses.  Existing zoning on the site is RM2 (7.69 
gross acres) and CCM (19.96 gross acres).
2.5 ZONING
The site is zoned P-C-CM (Planned Community Commer-
cial).  This zoning district is intended to “provide for contin-
ued use, expansion, and new development of community-
scale shopping centers with a range of commercial goods 
/ services and garden offices” (Visalia Zoning Ordinance, 
17.18.010.B.4).

The purpose and intent of the multifamily residential zone 
is to provide living areas within the two multifamily residen-
tial zones where development is permitted with a relatively 
high concentration of dwelling units, and still preserves 
the desirable characteristics and amenities of a low den-
sity atmosphere.  The Plan envisions multifamily housing 
which will meet the purpose and intent of the R-M-2 zone, 
blend in with the existing low density residential uses, be 
pedestrian-oriented, include a transit stop, and be in close 
walking distance of commercial and office areas, and the 
pedestrian path to the north.
   
2.5.1 ZONING CODE REQUIREMENTS
17.16.010     Purpose and intent (P(R-M) Multifamily 

Residential Zones).
In the P(R-M) multifamily residential zone, the purpose and 
intent is to provide living areas within the two multifamily 
residential zones (one medium density and one high den-
sity) with housing facilities where development is permitted 
with a relatively high concentration of dwelling units, and 
still preserve the desirable characteristics and amenities of 
a low density atmosphere.

17.18.020     Required conditions.
 A. All businesses, services and processes shall be con-

ducted entirely within a completely enclosed structure, 
except for off-street parking and loading areas, gaso-
line service stations, outdoor dining areas (reference 
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figure 2.5-2), nurseries, garden shops, Christmas tree 
sales lots, bus depots and transit stations, electric dis-
tribution substation, and recycling facilities;

 B. All products produced on the site of any of the per-
mitted uses shall be sold primarily at retail on the site 
where produced;

Where this Specific Plan remains silent, the provisions and 
standards within the City of Visalia Municipal Code (current-
ly adopted version as of September 1, 2006) shall apply.

17.18.030     Planned development permit required.
     
A planned development permit must be obtained for all de-
velopment in all P-(C) zones, subject to the requirements 

FIGURE 2.5-2 OUTDOOR  
DINING AREAS

FIGURE 2.5-1 ZONING

and procedures in Chapter 17.28. (Prior code § 7322)
17.18.040     Off-street parking and loading facilities.
In the planned commercial zones, off-street parking and 
off-street loading facilities shall be provided as prescribed 
in Chapter 17.34 of the City of Visalia Zoning Ordinance. 
(Prior code § 7325)
2.5.2 CONDITIONAL USE PERMITS
A CUP will be required for the proposed home improvement 
center, fast food with drive-thru and drug store.  For the 
remaining uses this Specific Plan will serve as the devel-
opment plan required under Section 17.38 of the Munici-
pal Code.  Unless otherwise noted in this Specific Plan, all 
parking, fencing, screening, and landscaping shall be per 
City Ordinance(s)/standards.
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3.0 PARCEL MAP
Figure 3.0-1 illustrates the Parcel Map for The Village at 
Willow Creek Specific Plan (reference Figure 1.0-2 for the 
Master Development Plan and Appendix A for the Master 
Site Plan).  The Plan  Area was designed to be:

 • pedestrian-friendly and walkable
 • include medium density residential and office uses
 • to place commercial and office uses at zero-foot set-

backs along public streets
 • to provide a more efficient circulation pattern
 • to include transit stops
 • to include additional public space with features such as 

trellis, pedestrian paths, and a higher degree of land-
scaping

Table 3.0-1 summarizes the land uses within the Plan Area 
by acreage, square footage and the percentage of the total 
for each use.
 

FIGURE 3.0-1 PARCEL MAP

Acres Square Footage % of Total
Commercial Center 20.19 878,360 75.3%
Office 1.01 44,000 3.8%
Multifamily 5.03 219,188 18.8%
Subtotal (Net) 26.23 1,141,548 97.9%
Flagstaff Ave. Ded. 0.57 25,014 2.1%
Total (gross) 26.80 1,166,562 100.0%

Table 3.0-1
The Village at Willow Creek

Site Area by Use
Specific Plan
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3.1 COMMUNITY COMMERCIAL
The City of Visalia identified the Plan Area as the site for a 
future Community Commercial and Medium Density Resi-
dential site.  The Village at Willow Creek Specific Plan is 
consistent with the City’s General Plan Land Use designa-
tions for the site.

Commercial uses appropriate for the Plan Area include 
small retail shops, a grocery store, hardware store, cafes, 
restaurants, and offices.  The mix of uses is intended to 
create a high intensity center which provides for daily es-
sentials, specialty shops and restaurants for residents in 
northwest Visalia.  The Plan Area is to be designed as a 
pedestrian-oriented destination that provides convenient 
services for residents.  Table 3.1-1 lists the development 
standards for the Community Commercial land uses within 
the Plan Area.

Figure 3.1-1 shows plan and elevation views for the com-
mercial area at Demaree and Flagstaff.  Figure 3.1-2 shows 
an architectural rendering of the Village Corner at Demaree 
and Flagstaff.  Figure 3.1-3 shows the front, rear, and side 
elevation of the proposed Lowe’s home improvement cen-
ter.  Figure 3.1-4 shows elevations from Riggin Avenue and 
the Riggin/Leila intersection.  Figure 3.1-5 shows the front 
elevations for the grocery store.    Figure 3.1-6 shows the 
pedestrian entry and front and side building elevation of 
pad 1 at the Demaree and Riggin intersection.  All struc-
tures shall be in substantial compliance with Figures 3.1-1 
through 3.1-6.

Community Commercial Policies and Standards
A)   The uses as proposed in the Master Development Plan 

(reference Figure 1.0-2 and Table 1.0-1) within this 
Specific Plan are deemed permitted uses.  All other 
uses shall reference the City of Visalia Municipal Code 
Section 17.18.050 (C-CM Zone) for applicability.

B) The design of commercial and office buildings shall pro-
mote and enhance a pedestrian-oriented atmosphere 
and should be adaptable to accommodate a variety of 
changing uses.

C) Undulating facades on commercial building frontages 
shall be required as they provide added visual interest 
and human scale.

D) Clearly defined pedestrian walkways shall be provided 
leading from adjacent medium density land use areas 
and shall be an integral component of the overall site 
design.

E) Off-street parking shall be compartmentalized, and be 
shielded from residential and open space corridors to 
the maximum extent possible.

F) Creative use of form, height and massing, supportive 
by distinctive windows, entryways and facade treat-
ments shall be used to create a symbolic landmark to 
the Plan Area.

G) Rooftop, mechanical equipment, vents and ducts are 
to be screened from view.  Screens may consist of 

Table 3.1-1
Community Commercial Development Standards

Category Regulation
LAND USE Community Commercial
Applicable Zoning District C-CM

Floor Area Ratio (Maximum) 0.35
Permitted Uses Reference Visalia Municipal Code Section 17.18.050, C-CM Zone

Conditional Uses Reference Visalia Municipal Code Section 17.18.050, C-CM Zone
SETBACKS
Front Yard 15 feet (ground floor elevation of building shall be located with zero front and side yard setbacks, unless accommodating 

pedestrian plazas or corridors) 
10 feet for shops 2 and 3

Side Yards 0 feet
Rear Yard 10 feet
Corner Lot Side Yard 0 feet
Distance Between Buildings 0 feet
BUILDING MASSING
Building Height 35 feet maximum
Parking Requirements
 Retail Commercial
 Restaurants
 Offices

1 space/300 square feet of floor area
1 space/100 square feet of floor area
1 space/250 square feet of floor area

 * The parking ratio for a shopping center is typically 1 space/225 square feet of floor area.

FENCING AND WALLS Reference Section 3.5

SIGNAGE Reference Section 3.6
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suitable materials chosen for conformance with overall 
building design.  Architectural integration of mechanical 
equipment is required.

H) The development standards in Table 3.1-1 shall be used 
for the development of commercial areas within the Plan 
Area.

I) Side and rear building facades shall have architectur-
al treatment(s) such as: false windows, accent bands, 
stone veneer columns or undulating facades.  No blank 
walls will be permitted on side and rear building fa-
cades.
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FIGURE 3.1-1 VILLAGE PLAN AND ELEVATION

Interpretation
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FIGURE 3.1-2 VILLAGE CORNER, INTERIOR & EXTERIOR

Interpretation
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FIGURE 3.1-3 LOWE’S EXTERIOR ELEVATIONS
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FIGURE 3.1-4 LOWE’S ELEVATIONS AT RIGGIN AND LEILA

Interpretation
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FIGURE 3.1-5 GROCERY ELEVATIONS
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FIGURE 3.1-6 CORNER OF DEMAREE & RIGGIN
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Table 3.2-1
Medium Density Residential Development Standards

Category Regulation
LAND USE Residential Medium Density
Applicable Zoning District R-M-2
Density Range 15 dwelling units/acre (net)
Permitted Uses Reference Visalia Municipal Code Section 17.16.020
Conditional Uses Reference Visalia Municipal Code Section 17.16.040
SITE AREA AND CONFIGURATION
Site Area
 Minimum Site Area
 Minimum Site Area/Dwelling Unit

Two Acres
2,800 Square Feet

Landscape Area Coverage 900 square feet/dwelling unit
SETBACKS
Front Yard
 Living Space
 
 Porch 
 Garage

15 feet minimum (leading edge of living space shall be closer to 
street than garage on 50% of dwelling units)

10 feet minimum
20 feet minimum

Side Yards
 Interior
 Exterior

Rear Yard
 Primary Building

  5 feet minimum (0 feet for attached units)
15 feet minimum (may be reduced to 10 feet if side yard does 

not abut the front yard of an adjacent lot) (side loading ga-
rages shall provide a 20 foot minimum setback)

20 feet minimum

Distance Between Buildings   6 feet (0 feet for attached units)
BUILDING MASSING
Building Height
 Primary Structure
 Accessory Structure
Floor Area
 Primary Building
 Secondary Building
Porch/Courtyard
 Depth
 Width

35 feet maximum
12 feet maximum

1,000 square feet minimum
800 square feet maximum (does not include garage area)
50% of all dwelling units
5 feet minimum
25% minimum of front elevation

Parking Requirements 1.5 spaces /unit
FENCING AND WALLS
Within Setbacks
 Front Yard
 Corner Side Yard
Outside Setbacks
 Behind Edge of Structure
 In Front of Structure

4 feet maximum height ( 50% minimum transparency*)
4 feet maximum height (50% minimum transparency*)

6 feet maximum height
4 feet maximum height (50% minimum transparency*)

* A Picket Fence, Split Rail Fence or Decorative Iron Fence Meets the Definition of 50% Transparency

3-9

3.2 MEDIUM DENSITY RESIDENTIAL (MDR)
The Medium Density Residential (MDR) designation ac-
commodates attached single-family/multifamily homes 
(reference Figure 1.0-2 and Appendix A).  The multifamily 
portion of the site was originally 7 acres, but with the addi-
tion of Flagstaff Avenue and improvements the multifamily 
portion of the Plan Area is now 5 acres.  Therefore, the 
density will be 15 dwelling units per acre and the minimum 
site area per dwelling unit will be 2,800 square feet rather 
than 3,000 square feet, which is typical in the R-M-2 Zone.  
This will ensure that the same number of units (approxi-
mately 78 units) will be built on the site and will also allow 
room for open space and site amenities.  The multifamily 
portion of the Plan Area is conceptual.  A precise develop-
ment plan shall be submitted to determine conformance 
with Specific Plan design guidelines.    A CUP will also be 
required since the site would include more than 40 units.  
The MDR designated area is intended to provide afford-
able, family oriented homes close to commercial and office 
areas.  Commercial and office uses will be located across 
the street and adjacent to the MDR designated area.  Pe-
destrian crossings will include stamped concrete for driver 
awareness.  Table 3.2-1 lists the development standards 
for the MDR designated area within the Plan Area.  Figure 
3.2-1 shows the conceptual plan view of the MDR area.

Some flexibility is encouraged in setbacks, garage loca-
tion and home orientation to reduce monotony along the 
streetscape.  The design, orientation and setbacks of all 
homes within a block and on both sides of the street shall 
be considered so that disharmonious street design is not 
created.

Medium Density Residential Policies and Standards
A) All homes shall have public orientation with living spac-

es, porches, windows and entries towards either Flag-
staff Avenue or the pedestrian path, and park/ponding 
basin to the north.  

B) Garages shall not protrude beyond the leading edge of 
the home.

C) Alternative garage loading configurations are encour-
aged (i.e., rear lot garages, side loading garages, de-
tached garages, or alley loading garages).

D) The visual impact of garages and driveway aprons are 
to be minimized.

E) Exterior wall materials, trim and architectural details 
are to be applied equally to all sides of the building.

F) Utility and mechanical equipment are to be screened 
from view.  Ground mounted air conditioners, coolers, 
or antennas, etc. are to be screened from off-site view.

G) The size, scale, proportion, color, placement and de-
tailing of architectural features such as porches, balco-
nies, chimneys, doors/windows, dormers, and fencing 
shall be carefully considered to complement the overall 
massing and scale of the building.
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H) Building heights and setback shall be varied to break 
monotony.

I) Architecture and support landscape, lighting, fencing 
and any signage shall be complimentary and work to-
gether to create and maintain neighborhood identity.

J) Flashing details (roof gutters, down spouts and vents) 
shall be designed to compliment the building’s overall 
design, including materials and colors.

K) The MDR designated area should incorporate variety 
in style and detail but with a unifying theme that pro-
vides cohesion for the entire site.

L) The development standards in Table 3.2-1 shall be 
used for the development of the Medium Density Resi-
dential area within the Plan Area.

M) The residential area shall be unified with the commer-
cial portion of the Plan Area through the use of stamped 
concrete paving and trellis on the pedestrian pathway 
between Flagstaff Avenue and the park/ponding basin 
to the north.
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FIGURE 3.2-1 CONCEPTUAL RESIDENTIAL
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3.3 OFFICE
The southwest corner of Leila Street and the proposed ex-
tension of Flagstaff Avenue is designated for office uses 
(approximately 9,500 square feet total).  The Office desig-
nation allows for small business and professional offices, 
and may also include medical offices.  This location pro-
vides access and visibility from Leila Street.

Office development in the Plan Area should not detract 
from the adjoining residential area.  The general architec-
tural design and features of the office buildings should be 
compatible with the overall architectural theme of the Plan 
Area.

Table 3.3-1 lists the development standards for the Office 
land use designation within the Plan Area.  Figures 3.3-1 
and 3.3-2 illustrate the office uses along Leila Street and 
the views of the grocery store and home improvement cen-
ter from the rear.

Office Policies and Standards
A) The design of commercial and office buildings shall pro-

mote and enhance a pedestrian-oriented atmosphere 
and shall be adaptable to accommodate a variety of 
changing uses.

B) Encourage high quality architecture that reflects style 
and image common to the surrounding residential 
neighborhood.

C) Office uses shall be buffered from adjacent residential 
areas by a combined use of landscaping, setbacks, and 
streets.  Boundaries of individual development areas 
shall be emphasized through the use of open space, 
landscape corridors and internal circulation and park-
ing needs.

D) Loading and servicing facilities shall not be visible from 
public streets and shall be integrated into the building 
architecture.  All loading and servicing facilities shall be 
visually buffered from adjacent residential areas and 
shall include roll-up doors.

E) Refuse collection areas must be visually screened with 
an 6-foot high maximum enclosure with construction of 
sufficient durability to withstand the level of activity cre-
ated by the refuse collection process.  Refuse collec-
tion areas shall be designed per City trash enclosure 
design and size standards.

F) Rooftop, mechanical equipment, vents and ducts are 
to be ground mounted and screened from off-site view.  
Screens may consist of suitable materials chosen for 
conformance with overall building design.  Architectural 
integration of mechanical equipment is required.

G) Utility (e.g., natural, water) lines and meters shall be 
concealed and not be visible from any public street, pe-
destrian trail network, or principal building entry.

Table 3.3-1
Office Development Standards

Category Regulation
LAND USE
Applicable Zoning District C-CM
Floor Area Ratio (maximum) 0.35
Permitted Uses Reference Visalia Muncipal Code Section 17.18.050 

(office buildings with lease space up to 6,000 sf are permitted)
Conditional Uses Reference Visalia Municipal Code Section 17.18.050
SETBACKS
Front Yard
Side Yards
Rear Yard
Corner Lot side Yard

15 feet
  0 feet
15 feet minimum
15 feet minimum

Distance Between Buildings 0 feet
BUILDING MASSING
Building Height
Landscaping

Front Yard
   Side Yard
   Rear Yard
   Corner Lot Side Yard

30 feet maximum

15 feet (Leila Street)
15 feet
15 feet
15 feet

Parking Requirements 1 space/250 square feet of floor area for general office uses
1 space/200 square feet of floor area for medical offices

FENCING AND WALLS Reference Section 3.5

SIGNAGE Reference Section 3.6
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H) Off-street parking shall be internalized (behind build-
ings), compartmentalized, and be shielded from resi-
dential and open space corridors.

I) The development standards in Table 3.3-1 shall be used 
for the development of the office area within the Plan 
Area.
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FIGURE 3.3-1 OFFICE RENDERINGS
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FIGURE 3.3-2 AERIAL VIEW AT FLAGSTAFF AND LEILA
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3.4 GATEWAY
Gateways establish the visual setting for areas, indicating 
to the visitor/resident/employee a sense of arrival.  An at-
tractive gateway is crucial for establishing a desired atmo-
sphere and sense of place.

The primary entry into the commercial portion of the Plan 
Area is off Demaree Street (reference Figure 3.4-1).  There 
are 10 additional entries throughout the Plan Area to the 
commercial, office and residential uses.  The primary gate-
way off Demaree will be heavily landscaped, include a 
landscaped median, stamped concrete at the crosswalk, 
include a monument sign, and ornamental lighting.  Refer-
ence Section 4.4 for information and a detailed illustration 
of the trellis work throughout the Plan Area.  The trellis and 
pedestrian paths for the gateway will be completed with 
phase one of the project.  The developer is the responsible 
party.

Gateway Policies and Standards
A) An articulated gateway shall be located at the location 

shown in Figure 3.4-1.

B) Gateways shall be prominently marked with signage, 
accent paving, lighting, landscaping, accent trees, 
monumental features, and ornamental lighting consis-
tent with the design guidelines/standards contained in 
this Chapter.

FIGURE 3.4-1 GATEWAY AT DEMAREE

3-14
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FIGURE 3.5-1 FENCING TYPES3.5 FENCING AND WALLS
Walls and fences are necessary elements for the Plan Area, 
providing safety, security, privacy, property definition, and 
noise attenuation.  Walls and fences can also be included 
in gateway features and can provide separation between 
residential areas and more intensive uses.  Poorly de-
signed walls and fences can become a noticeable feature 
that detracts from the quality and character of a neighbor-
hood.  Therefore, all wall and fence design within the Plan 
Area shall be tightly regulated.  A creative and controlled 
approach to walls and fences shall be established to main-
tain an overall design consistency with the rest of Shannon 
Ranch.  Fencing throughout the Plan Area shall be coor-
dinated under a single fencing system that identifies the 
type, appearance, and placement.  Figure 3.5-1 illustrates 
the two types of fencing to be used for the Plan Area.  Fig-
ure 3.5-2 shows the location of each type of fencing within 
the Plan Area: the split rail fence and the 7’ high split faced 
concrete masonry wall with cultural stone pilasters.

Wall and Fence Policies and Standards
A) A 7-foot high decorative masonry wall shall be provided 

along Leila Street behind the proposed Lowe’s build-
ing.  A 6-foot high decorative masonry wall shall be pro-
vided at the rear of office buildings 1 and 2.

B) All decorative masonry walls shall be installed and 
coordinated with appropriate landscaping consistent 
with the design guidelines/standards contained in the 
Chapter.

C) The loading and unloading activities behind Buildings 
1 and 2 shall be conducted in an enclosed loading 
dock with a positive seal between the loading dock and 
trucks.  For building 1, the loading dock will include 
a wall of sufficient height (not to exceed 7’), and ap-
pearance as the remainder of the building, to minimize 
sound from trucks.

Shannon Ranch Split Rail Fence

Shannon Ranch CMU Wall 
With Cultured Stone Pilasters

3-15
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FIGURE 3.5-2 FENCING TYPE LOCATION
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3.6 SIGNAGE
Signs provide an important element of community design.  
Proper design and application of signs help orient people 
and increase a community’s sense of place.  By direct-
ing residents and visitors to desired locations, signage 
improves circulation efficiency and access to important 
destination points.  The design and style of signage also 
contributes to the character and setting for commercial, 
residential, recreation, and public use areas.

Reference Appendix B for the Village at Willow Creek Sign 
Program.  Where the policies and standards in the Sign 
Program are silent, the signage regulations in the Visalia 
Municipal Code Chapter 17.48 Design District A shall pre-
vail.
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FIGURE 3.6-1 SIGNAGE EXAMPLES
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3.7 STREETSCAPE AND LIGHTING
An attractive streetscape can enhance the livability and de-
sirability of the Plan Area.  Features such as street trees, 
lighting, landscaping, sidewalks, street widths, housing 
setbacks, and fencing are just a few factors that contribute 
to an attractive streetscape.  An emphasis on streetscape 
design is necessary to create areas that encourage pe-
destrian circulation and interaction, while reducing auto 
dependency.

An overall lighting plan can contribute to the community 
identity of the Plan Area.  Ornamental lighting will be ap-
plied to prominent and unique public places, and the Plan 
Area’s internal streets and pedestrian corridors.  Standard 
“cobra-head” streetlights may be applied along the street 
corridors.  Street lighting shall be appropriately spaced to 
provide sufficient lighting for vehicles, pedestrians, and cy-
clists.  It is also important that lighting does not negatively 
interfere with Plan Area residents or surrounding areas.

Lighting Policies and Standards
A) Lighting shall be provided to ensure a safe environ-

ment, but should not cause areas of intense light or 
glare.

B) Lighting should be sensitive to adjacent land uses and 
viewsheds.  Architectural features or lighting fixtures 
that provide down-lighting and lighting that is shielded 
from adjacent uses shall be implemented.

C) Street lighting standards shall be spaced dependent 
upon City requirements.

D) Ornamental lighting styles shall reflect the overall Shan-
non Ranch image and shall be installed throughout the 
Plan Area with the exception of the following street cor-
ridors:

 • Demaree Street 
 • Riggin Avenue 

Standard “Cobra head” street lighting shall be provided 
along the street corridors listed above.

E) Plan Area theme lighting specifications are as follows:

 • Perimeter Lights along Demaree and Riggin: SCE 
Cobra head drop glass on 30’ high pole.  Use 70w 
high pressure sodium @ 300’ o.c. and 150w high 
pressure sodium at intersections.

 • Street lights along Leila and Flagstaff:  Shannon 
Ranch, Sun Valley CS-3774 REV.1 (20’ pole).

 • Interior parking area lights: Visionaire Lighting, Amer-
ican Type V, 400w MH Pulse Start, 25’ height, spaced 
100’ x 100’ on center (Square or Polera Fixture).

 • Pedestrian Walkway Lighting: Shannon Ranch, Sun 
Valley CS-3774 (12’ pole) or CS-3781 (12’ pole dou-
ble-mounted. 3-18
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Standard Cobra Head
Street Light

Shannon Ranch
Sun Valley Street Light
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FIGURE 3.7-1 PLAN AREA LIGHTING

Visionaire Lighting Interior
Parking Lot Lighting

Example of Pedestrian
Walkway Lighting
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3.8 LANDSCAPE PALETTE
A landscape palette has been established for the Plan Area 
to ensure the consistent and proper use of plant materials, 
trees and shrubs that have been designed to landscape 
the streetscape, entryways, and other different design ele-
ments programmed throughout the project.  These materi-
als are presented in a matrix that outlines the landscape 
design intent, by defining their most appropriate applica-
tions throughout the site (see Landscape Palette Table 
3.8-1).  Final landscaping details will be provided with Im-
provement Plans.  All pedestrian paths, trellis, and land-
scaping will be completed with Phase One of the project.  
Building pads not developed in Phase One will be planted 
with seed grass.

Landscaping Policies and Standards
A) The landscaping specifications in Table 3.8-1 shall ap-

ply to all landscaped areas within the Plan Area.

B) For the multifamily portion of the Plan Area, street trees 
are to be planted between streets and sidewalks at 30 
feet on center.

TABLE 3.8-1 LANDSCAPE PALETTE
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3.9 PURPOSE AND COMPLIANCE
The purpose of this Section is to establish qualitative de-
sign standards and guidelines to further ensure that the 
quality and character of the Plan Area is upheld.  Site de-
sign, architectural design and landscape design shall be 
integrated to create a unified site design that will comple-
ment the surrounding residential neighborhoods.  The Vil-
lage at Willow Creek Specific Plan shall promote visual 
diversity along the streetscape and promote the use of 
street-oriented architecture.  The following standards and 
guidelines address site planning, landscaping, walls and 
fences, lighting, signage, and service, trash, utility, and 
storage areas for the site.

3.10 ELEMENTS OF PROJECT DESIGN

3.10.1 SITE PLANNING
Placement of structures shall be sited in a manner that will 
complement the adjacent structures.  Sites shall be devel-
oped and coordinated in a manner to provide order and 
diversity.  Whenever possible, structures should be clus-
tered.  When clustering of structures is impractical, visual 
linkages between structures shall be used such as trellises, 
tree lines, arcades or other open space structures.

Structures shall be configured so as to minimize pedes-
trian/vehicle conflicts on site.  Where possible, structures 
should be linked to the public sidewalk with textured paving, 
landscaping and other theme materials and amenities.

Spaces shall be provided for pedestrians to gather in Com-
munity Commercial areas.  The spaces between structures 
or between structures and parking areas shall have clear, 
recognizable shapes that reflect careful planning and are 
not simply leftover spaces between structures.  Such spac-
es shall include pedestrian amenities such as shade trees, 
benches, tables, fountains, etc.

3.10.2 PARKING CONFIGURATION
Separate vehicle and pedestrian circulation systems shall 
be provided on-site to minimize the conflict between the 
two modes of travel.  Pedestrian linkages between the pri-
mary entrances of structures on the site shall be empha-
sized, and pedestrian crosswalks on site shall be marked 
with special paving treatments.  Structures on-site shall be 
linked to the street sidewalk system as an extension of the 
pedestrian environment.

Parking areas shall be separated from the structures by a 
raised concrete walkway and a landscaping strip.  Parking 
stalls shall be 9’ x 18’ to support a more compact mixed-
use site.  Parking shall not directly abut a structure.  Ac-
cess points to a Community Commercial center should 
be limited to the minimum amount necessary to provide 
adequate circulation.  Parking areas shall be designed so 
that pedestrians walk parallel to moving cars.  The need to 
cross parking aisles and landscaped areas shall be mini-
mized.

Parking areas that accommodate a large number of ve-

hicles shall be divided into a series of interconnected, 
smaller lots.  If parking is located adjacent to a peripheral 
street, a 36” high landscape screen wall shall be used.  
A combination of walls, berms, and landscape material is 
also recommended.

3.10.3 LANDSCAPING
Landscaping for commercial uses shall be used to define 
specific areas by helping to focus on entrances to build-
ings and parking lots.  Landscaping shall be used to de-
fine the edge of the property, provide a transition between 
neighboring properties, and provide screening for loading 
and equipment areas.

Landscaping, including hardscape treatments, is required 
around the entire base of each structure.  Concrete mow 
strips should be provided between turf and shrub areas.  
Reference the Landscape Palette (Table 3.8-1) for a list of 
approved species.

3.10.4 ARCHITECTURE
The overall architectural theme of the Plan Area shall be 
consistent with the architectural style found in Figures 3.1-
1, 3.1-2, 3.1-3, 3.1-4, 3.3-1 and 3.4-1.
• Heights of structures shall relate to the adjacent open 

spaces to allow maximum sunlight penetration and ven-
tilation.

• The height and scale shall be compatible with that of 
surrounding development.  

• Large structures (50,000 square feet and larger and 
along Leila Street) shall have varied wall and roof 
planes on the building frontage.  The side and rear el-
evations shall have some combination of architectural 
treatment(s) including but not limited to, false windows, 
accent bands, stone/CMU veneer columns or undu-
lating facades.  The height of such commercial areas 
should be varied so that it appears to be divided into 
distinct massing elements.  Color arrangement of fa-
cades and materials may also be used to decrease the 
bulkiness of a building.  Blank walls are not permitted, 
and all sides of a community commercial building shall 
be architecturally treated.

• The use of standardized, corporate architectural styles 
associated with chain-type restaurants should be modi-
fied to fit the intended theme.

• Large areas of intense lighter, white colors should be 
avoided.  While subdued colors usually work best as a 
dominant color, a bright trim color may be appropriate.  
The color palette chosen for a Community Commercial 
center should be compatible with the overall theme.  
Wherever possible, the number of colors should be 
minimized on the structures exterior.  Small commercial 
structures should use no more than 3 colors.  Primary 
colors should only be used as accent elements such as 
door, window frames and architectural details.

• The roofline at the top of the structure on building front-
ages should not run in a continuous plane for more than 
50 feet without an offset.

• Mechanical equipment on commercial buildings may 
be roof mounted but shall be screened from public view 

through using the structures basic materials.  Mechanical 
equipment shall be located below the highest vertical ele-
ment of the building.

• Awnings may be used, and must have eight vertical feet 
of clearance to the sidewalk.  Signs on awnings should 
be painted on, and be limited to the awning valence or 
end panels.  Plexiglas, and glossy vinyl awnings are pro-
hibited.  Canvas, fabric and some standing seam metal 
roof awnings consistent with the architectural theme may 
be appropriate.  Internally lit awnings are not permitted.

• Lighting in Community Commercial centers shall be used 
to provide security and safety for all areas such as park-
ing, loading, shipping, receiving, pathways and working 
areas.  All building entrances shall be well lit and have 
architectural lighting treatment.
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FIGURE 4.0-1 CIRCULATION PLAN
4.0 CIRCULATION
The circulation network primarily consists of local streets, 
arterials, and interconnected pedestrian paths (reference 
the Master Development Plan, Figure 1.0-2).  The intent of 
the circulation network in the Plan Area is to provide safe 
and efficient movement for motorists, cyclists and pedes-
trians.  There are numerous ingress/egress points through-
out the Plan Area to provide circulation options.  Reference 
Figure 4.0-1 to the right for the Circulation Plan.

Pedestrian circulation is a prominent and important feature 
in the Plan Area.  Numerous pedestrian paths connect the 
various land uses within the Plan Area.  The pedestrian 
path network will be heavily landscaped to provide shade 
and an aesthetic environment.

All streets within the Plan Area are lined with sidewalks.  
The sidewalk system is designed to accommodate two 
people walking side-by-side.  A planting strip is provided 
between all residential streets and sidewalks to create a 
safety zone, separating pedestrian space from motor ve-
hicle space.  Planting strips must be wide enough to ac-
commodate street trees, and provide shade to pedestrians 
and cyclists while reducing neighborhood heat insolation 
to reduce energy consumption without having root dam-
age occur to the street or sidewalk.  Sidewalks are to be 
located on both side of the street in all situations.

Demaree and Riggin are classified as arterials with a final 
right-of-way width of 84 feet and 120 feet respectively.  The 
Riggin Avenue right-of-way is typically 110 feet, however, 
in order to preserve the Valley Oak trees west of Demaree 
the right-of-way was increased to 120 feet both east and 
west of the intersection.  Flagstaff and Leila are local 
streets with a final right-of-way width of between 43 feet 
(where the angled parking is located) and 62 feet on Flag-
staff and 58 feet on Leila.  According to the Traffic Evalua-
tion (TE) for this project, the median improvements, traffic 
signal and other improvements, plus the payment of traffic 
impact fees will conclusively mitigate traffic impacts.

Figure 4.0-2 shows a detailed plan view of the ingress and 
egress points off Demaree and Riggin.  Figure 4.0-3 illus-
trates street cross sections.

Circulation Policies and Standards
A) All roadway and pathway development standards and 

dimensions within the Specific Plan shall be consistent 
with city standards.

B) The Visalia Standard Specifications and Drawings shall 
take precedence for items not covered in the Specific 
Plan.

C) All streets within the Plan Area shall be lined with the 
species of street tree specified in the Landscape Pal-
ette (refer to Section 3.8).

D) Traffic calming features may be utilized for traffic calm-
ing within the Plan Area.
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FIGURE 4.0-2 RIGGIN AND DEMAREE CIRCULATION

Interpretation
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FIGURE 4.0-3 STREET CROSS SECTIONS

Interpretation

#1 Demaree Street Looking North

#2 120’ Arterial X-Section (Riggin Ave.) Looking West

#3 Leila Street Looking North

#4 Flagstaff Ave. From East to East

#5 Flagstaff Ave. From  West to East
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4.1 ENTRYWAYS
Public entryways into the site will be off of Demaree Street, 
Riggin Avenue, Leila Street and Flagstaff Avenue.  Truck 
deliveries for the proposed grocery and hardware stores 
will be off of Leila Street.  The residential site will have 
three access points off of Flagstaff Avenue and the office 
portion of the Plan Area will have access from Leila Street.  
Figure 4.1-1 shows the location and detail of each entry 
point in the Plan Area.

4.2 PUBLIC TRANSIT
The circulation system within the Plan Area is designed to 
accommodate public transit services.  Possible public tran-
sit routes and bus stops are anticipated along Riggin Ave-
nue and Demaree Street.  Residents should not be farther 
than a quarter mile from the bus stop on Demaree Street.  
Each bus stop should have adequate shade, seating and 
shelter, and should be well marked.  Reference the Master 
Development Plan (Figure 4.0-1) for the proposed location 
of bus stops within the Plan Area.

4.3 PARKING
Parking is always an issue with any commercial or mixed-
use project.  The Village at Willow Creek Specific Plan at-
tempts to provide a balance between the parking needs 
and requirements of major tenants and smaller retail uses 
and the City’s requirement for not providing more parking 
than is required, i.e. “a sea of asphalt” (Reference Table 
4.3-1).  Diamond landscape planters (per City standard) 
will be provided every four spaces to provide ample shade 
trees for parked cars.  This will be in lieu of a median plant-
ing strip every 10 spaces.  Parking location, handicap ac-
cess, compact spaces, etc. will be per city standard.  

4.3.1 OFF STREET PARKING
Commercial Parking Requirements

Section 17.34.020 of the City Zoning Code offers two op-
tions for calculating the project’s off-street parking require-
ments.  

Option #1: Under Zoning Code Sections 17.34.020.F. 3, 
4, 10, 12, and 13, parking requirements are calculated 
by specific use.  For example, office uses are required to 
provide 1 space for every 250 stalls with a total of 9,500 
square feet of office use provided in the Plan, thus creat-
ing a requirement of 38 stalls for office uses.  Applying this 
methodology to each use in the commercial portion of the 
project area results in a total requirement of 815 stalls.  

Option #2: Zoning Code Section 17.34.020.F.14 offers an 
alternative methodology by allowing a single parking ra-
tio of one stall for every 225 square feet of floor area in 
the entire shopping center.  The Plan provides for 271,069 
square feet of commercial floor area, thus resulting in a re-
quirement of 1,205 parking stalls if this methodology were 
to be utilized.

A third factor to consider is the parking requirements of the 
center’s major tenants.  Lowe’s requires a field of 500 park-

ing stalls to be located in front of its facility while a grocery 
store typically requires a minimum of three stalls for every 
1,000 square feet of floor area (52,000 square feet), or 156 
stalls to be located in front of its facility.

Based on these factors, the shopping center provides 907 
parking stalls for customer and employee parking, located 
throughout the site.  The table below provides the parking 
breakdown for each structure.

Residential Parking Requirements

Section 17.34.020.A.2 requires that multifamily develop-
ments provide 1.5 parking spaces per dwelling unit, with an 
additional .25 spaces required within developments which 
include more than fifty percent of the units as three or four 
bedroom units.  The total unit count of the multifamily resi-
dential development will be determined via a subsequent 
permit.  However, the parking requirement shall be no less 
than 1.5 parking spaces per unit.  

Table 4.3-1
Parking Analysis

Commercial Use
Option #1: Parking 
by Individual Use

Option #2: Parking 
by Single Ratio

Location
Square
Footage

Parking
Ratio

Stalls 
Required

Parking 
Ratio

Stalls 
Required

Stalls 
Provided

Major 1 (Lowes) 139,410 300 465 225 620 503
Garden Center 31,659 1500 21 225 141 23
Major 2 (Gro-
cery)

52,000 500 104 225 231 207

Pad 1 (Retail) 14,500 300 48 225 64 59
Pad 2 (Fast 
Food)

3,500 100 35 225 16 18

Shops 1
Shops 1 (Retail) 3,600 300 12 225 16 12
Shops 1 (Rest) 3,000 100 30 225 13 13
Shops 2
Shops 2 (Retail) 3,000 300 10 225 13 8
Shops 2 (Rest) 2,400 100 24 225 11 9
Shops 3 (Retail) 8,500 300 28 225 38 17
Office 1 6,000 250 24 225 27 24
Office 2 3,500 250 14 225 16 14

Total 271,069 815 1,205 907

Residential Use

Unit Type
Total 
Units

Parking 
Ratio

Stalls 
Required

Stalls 
Provided

Multifamily
TBD by 

separate 
permit

1.5 per 
unit

116 TBD by
separate

permit
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FIGURE 4.1-1 ENTRYWAY DETAILS
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4.4 PEDESTRIAN CIRCULATION
Figure 4.4-1 shows the pedestrian circulation within the 
Plan Area.  Pedestrian access into and out of the Plan Area 
is integral in fostering neighborhood connectivity with the 
surrounding area.  Pathways have been provided to pro-
vide safe and efficient movement of pedestrians within 
the Plan Area.  Pedestrian pathways are delineated with 
stamped concrete, trellis work and shade trees.  All pedes-
trian paths in the commercial portion of the Plan Area shall 
include trellis.  As Figure 4.4-2 illustrates, the pedestrian 
pathway throughout the Plan Area is typically 5 feet wide, 
and the trellis is 8’11” high.  The total span of the trellis is 
14 feet wide.  The trellis is made up of the following ma-
terials: a 3’3” tall stone veneer pilaster column (matching 
the stonework throughout the Plan Area) at the base; a 6x6 
tube steel post; a 6x12 tube steel beam; and 4x6 tube steel 
cross beams.  The tube steel posts will last longer than 
wood and will be painted to look like wood beams.  The 
trellis and pedestrian paths throughout the commercial por-
tion of the Plan Area will be completed with phase one of 
the project and the developer will be the responsible party. 
Figure 4.4-3 illustrates a typical pedestrian path within the 
commercial portion of the Plan Area.

FIGURE 4.4-1 PEDESTRIAN CIRCULATION

4-6

Architectural rendering of a typical pedestrian path in the Plan Area.

FIGURE 4.4-2 TRELLIS DETAIL
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FIGURE 4.4-3 PEDESTRIAN WALKWAY

Interpretation
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5.0 INFRASTRUCTURE
Public utilities and services in the Plan Area will be pro-
vided by the following public and private companies as de-
tailed below.

All infrastructure (i.e. water, sewer, storm drain and parking 
lot) shall be installed as part of the overall site improve-
ments.  Each pad that is not to be constructed as part of 
overall development shall be graded and planted with seed 
grass such that sediments will not wash onto the site nor 
will it contribute to the storm drain line.  Responsibility for 
on- and off-site infrastructure for this Plan will be retained 
by the project proponent(s).  Reference Section 6.3 for 
phasing.

Development of any parcel will trigger full off-site improve-
ments to Demaree and Riggin, including the traffic signal 
(which is reimbursable from the City in the negotiated form 
of cash).  Development of any parcel will also trigger full 
construction of Flagstaff Avenue which is to be split, 1/2 by 
the future multi-family tenant and 1/2 split proportionately 
by commercial parcels.

Figure 5.0-1 shows the on-site improvements for the Plan 
Area and Figure 5.0-2 shows the off-site improvements for 
the Plan Area.

5.1 Water 
The water connections will be at Riggin Avenue, Demaree 
Street (from Flagstaff Avenue), and Leila Street (from Flag-
staff Avenue) to provide a looping system throughout the 
Plan Area.  An 8” water line will need to be installed on 
Flagstaff Avenue to connect the Leila Street and Demaree 
Street lines.  Water will enter the site from Flagstaff Avenue 
at the north east corner of the Plan Area.

5.2 Sewer 
There will be an 8” sewer stub located at the south west 
corner of the site, approximately 300’ east of Demaree 
Street.  This 8” line will serve the entire Plan Area.  The 
developer will also be responsible for installing an 8” sewer 
stub line on Flagstaff Avenue to provide a sewer stub to 
the multi-family portion of the Plan Area.  The proposed 
sewer improvements are consistent with the City’s Sewer 
Master Plan.

UTILITY/SERVICE PROVIDER
Electricity SCE

Gas Southern California Gas Co.

Water California Water Service

Sewer City of Visalia

Solid Waste City of Visalia

Telephone Pacific Bell and/or Private Network

Cable Comcast and/or Private Network

Police and Fire City of Visalia Police and Fire Depts.

Public School Visalia Unified School District

FIGURE 5.0-1 ON-SITE UTILITY PLAN

5.3 Storm Drain  
The storm drain connection is on Leila Street.  The developer will need to install 
both a 24” line and 18” line on Flagstaff Avenue for drainage, and to provide a 
connection to the 24” stub on Leila Street.  This will be brought into the Plan 
Area in the northeast corner of the property.  All drainage along Demaree Street 
and Riggin Avenue is already addressed with existing infrastructure.  The storm 
drainage revision for the Shannon Ranch Master Plan area is consistent with the 
modified storm drainage Master Plan for Phase 1 of Shannon Ranch.

5.4 Gas/Electric/Telephone 
Telephone and Electric run down Riggin Avenue and Demaree Street.  There is 
an existing 4” main gas line that goes north and south along Demaree Street and 
an existing gas line along Riggin Avenue.  Either of these lines could provide gas 
to the Plan Area.
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FIGURE 5.0-2 OFF-SITE UTILITY PLAN
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6.0 SPECIFIC PLAN ADMINISTRATION
This Specific Plan represents a framework of devel-
opment for the Village at Willow Creek Specific Plan 
project.  Implementation of the project requires the 
approval of this Specific Plan and any subsequent 
submittals over the life of the project’s build-out.  This 
Section sets forth the procedures needed to imple-
ment and administer the Specific Plan, and those 
procedures required for its amendment, if necessary.  
Provisions for processing site plan review applica-
tions for commercial projects within the Village at 
Willow Creek Specific Plan area are also disclosed 
herein.  The Parcel Map for this project is consistent 
with this Specific Plan.

6.1 IMPLEMENTATION
The Village at Willow Creek Specific Plan will be 
implemented through the processing of this Specific 
Plan, CUP’s, site plan, text discussions, and devel-
opment standards contained herein or attached as 
a part of this submittal.  Subsequent submittals may 
be required of the applicant to submit any of the fol-
lowing prior to the recordation of any final map, site 
plan review or building permit within a Planned Com-
munity.

The city’s approval of the Specific Plan shall con-
stitute sufficient findings to justify any waivers, 
variances, exceptions or deviations set forth in the 
Specific Plan to those provisions of the Visalia Mu-
nicipal Code that would otherwise be required.  Such 
waivers, variances, exceptions or deviations shall be 
deemed granted. 

6.2 AMENDMENTS TO THE ADOPTED 
SPECIFIC PLAN

PROCEDURE
The development of the property shall comply to the 
development standards approved in this Specific 
Plan.  Amendments to this adopted Specific Plan 
by or on behalf of the property owner(s), or any pro-
posal by the city, shall be filed with the Community 
Development Department.  The City of Visalia shall 
determine if the proposed modification is “minor” or 
“major”, and the request or proposal shall be pro-
cessed accordingly.

Minor Amendments
The following modifications or refinements to the Vil-
lage at Willow Creek Specific Plan constitute a minor 
amendment and are subject to review and approval 
by the City of Visalia or his/her designee; however, 
the City of Visalia shall have the discretion to refer 
any request for a minor amendment to the Planning 
Commission for its review and approval.

• Minor deviations from conceptual plans, exhibits 
or drawings including landscaping, wall design 
but not materials, wall alignment and streetscape 
design modifications contained within the Specific 
Plan which maintain the established quality level 
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and intent of the Plan.
• Final facility sizing and alignment of infrastructure 

improvements when directed by the City of Visalia.
• Deletion of unnecessary infrastructure improve-

ments when approved by the City of Visalia.
• Any other modifications deemed minor by the City 

of Visalia.

Major Amendments
A major Specific Plan Amendment (reference Visalia 
Municipal Code Chapter 12.04) will constitute any 
change to the Specific Plan, that is not specifically 
outlined.  Such changes shall be reviewed and ap-
proved by both the Planning Commission and City 
Council.

• Increase in number of vehicle access points.
• Aggregate increase in development intensity less 

than and greater than 10%.

If the home improvement center or any other use was 
to vacate their building, any future use will have to 
be consistent with, and adhere to the policies and 
standards in this Specific Plan and the City’s General 
Plan.  If any future re-use is found inconsistent with 
this Specific Plan or the General Plan then a Major 
Specific Plan Amendment would be required.

6.3 PHASING
Reference Appendix A (Master Site Plan) for phasing 
boundaries.  Phase 1 will include complete improve-
ments to Flagstaff Avenue, the Lowe’s building in-
cluding the garden center, parking field and improve-
ments to the north, east and south sides.  Phase 1 
will also include the shops and pads along Demaree 
Street and Flagstaff Avenue, the parking field in front 
of the grocery store, the pedestrian paths, trellis work 
and landscaping throughout.  Phase 2 will include the 
grocery store (building 2) and concrete masonry wall 
between the office uses. Phase 3 will include office 
buildings 1 and 2 and the parking field in between 
the two.  Phase 4 will include the multifamily portion 
of the Plan Area.

Development of any parcel will trigger full off-site im-
provements to Demaree and Riggin, including the 
traffic signal (which is reimbursable from the City in 
the negotiated form of fee credits or cash).  Develop-
ment of any parcel will also trigger full construction 
of Flagstaff Avenue which is to be split, 1/2 by the 
future multifamily tenant and 1/2 split proportionately 
by commercial parcels.

6.4 MAINTENANCE
A Landscape and Lighting (L&L) District will be formed 
for the maintenance and upkeep of landscaped ar-
eas within the public right of way.  A Homeowner’s 
Association (HOA) will be formed for the mainte-
nance of the common areas within the MDR portion 
of the Plan Area.  Some developers may remove the 
landscaping portion from the L&L District within the 6-1

public right of way and include it with the HOA, in 
which the L&L District would focus on the public 
street lights.  Reference Appendix C for detailed in-
formation on maintenance, taxes and insurance for 
the commercial and office portions of the Plan Area.  
The final form of the maintenance agreement and 
map shall record before the recordation of the final 
parcel map.

6.5 FINANCING
Direct developer/builder financing may be used to 
contribute towards backbone improvements and fa-
cilities, shortfall financing, and for in-tract improve-
ments.

Other financing mechanisms may be utilized, in-
cluding creation of private districts or associations 
to fund maintenance of certain facilities within the 
Plan Area.  Specific financing requirements, im-
provement obligations, fees, reimbursements, land 
and easement dedications and conveyances, main-
tenance, and other financing and improvement re-
lated obligations will be detailed in separate Specific 
Plan development agreements.  Table 6.6-1 identi-
fies the off-site improvements and utilities costs, off-
site reimbursables, and on-site utilities costs within 
the Plan Area.

6.6 RELATIONSHIP OF SPECIFIC PLAN TO EN-
VIRONMENTAL DOCUMENT
To meet CEQA guidelines a Mitigated Negative 
Declaration and Mitigation Monitoring Program 
were prepared for the Village at Willow Creek Spe-
cific Plan.  Previous environmental documents cov-
ering the Plan Area include the Negative Declara-
tion for the Shannon Ranch Master Plan, and prior 
to that, the EIR for the Visalia General Plan Land 
Use Element Update (1990).  The Village at Willow 
Creek Specific Plan is not expected to result in any 
potentially significant environmental impacts with 
mitigation.

6.7 REIMBURSEMENTS
Reimbursement is available for the development of 
Riggin and Demaree as identified in the City’s Cir-
culation Element.  The developer will be reimbursed 
for all costs associated with the development of 
these streets from curb to curb plus street lights.  
The specific details regarding reimbursement are 
identified in the City’s reimbursement policy.  The 
right of way dedication shall be reimbursed in the 
form of cash payment.  The payment will be cal-
culated per lot and applied at the time of building 
permit issuance.

Reimbursement is available to a developer for storm 
drain trunk lines and sewer trunk lines identified in 
the City’s Storm Water Master Plan and Sewer Sys-
tem Master Plan.  The developer will be reimbursed 
for 100% of the cost of storm drain trunk lines.  The 
developer will be reimbursed for 100% of the cost 

of sewer trunk lines not needed by the developer.  If 
the developer needs a sewer line and is required to 
enlarge the sewer line in accordance with the Sewer 
System Master Plan, then the developer will be re-
imbursed for the differential cost.  The City will re-
imburse the developer for design and construction 
costs associated with the installation of these trunk 
lines (reference Table 6.6-1).
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6-2

Quantity Unit Cost Item Total
Off-Site Improvements/Utilities
Pavement along Flagstaff (2"AC/6"AB) 36,226 sf $2.10 $76,074.60
Pavement at Intersection of Riggin/Demaree (5"AC/7"AB) 37,800 sf $4.35 $164,430.00
Traffic Signal/Striping at Riggin/Demaree 1 ls $250,000 $250,000.00
Curb and Gutter along Riggin 1,006 lf $9.25 $9,305.50
Curb and Gutter along Flagstaff 2,034 lf $9.25 $18,814.50
Median Curb (Riggin Avenue) 950 lf $8.50 $8,075.00
SS 48" Manhole 3 ea $2,500 $7,500.00
8" SS 911 lf $22.50 $20,497.50
8" Water 962 lf $25.00 $24,050.00
SD 48" Manhole 3 ea $2,500.00 $7,500.00
15" SD 337 lf $42.00 $14,154.00
24" SD 487 lf $51.00 $24,837.00
Drain Inlet 2 ea $3,300.00 $6,600.00

$631,838.10
15% Contigency: $94,775.72

Sub-Total: $726,613.82
Off-Site Reimbursables
Pavement at Intersection of Riggin/Demaree (5"AC/7"AB) 37,800 sf ($4.35) ($164,430.00)
Traffic Signal/Striping at Riggin/Demaree 1 ls ($250,000.00) ($250,000.00)
Curb and Gutter along Riggin 1,006 lf ($9.25) ($9,305.50)
Median Curb (Riggin Avenue) 950 lf ($8.50) ($8,075.00)

($431,810.50)
15% Contigency: ($64,771.58)

Reimbursable Total: ($496,582.08)

On-Site Utilities
SS 48" Manhole 3 ea $2,500 $7,500.00
8" SS 1,462 lf $22.50 $32,895.00
8" Water 2,644 lf $25.00 $66,100.00
SD 48" Manhole 2 ea $2,500 $5,000.00
15" SD 525 lf $42.00 $22,050.00
18" SD 462 lf $45.00 $20,790.00

$154,335.00
15% Contigency: $23,150.25

Sub-Total: $177,485.25

TOTAL PROBABLE CONSTRUCTION COST: $904,099.07

TOTAL PROBABLE CONSTRUCTION COST (w/ Reimbursables): $407,516.99

TABLE 6.6-1 THE VILLAGE AT WILLOW CREEK SPECIFIC PLAN
IMPROVEMENT COST ESTIMATE (JULY 2006)
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