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PLANNING COMMISSION AGENDA 
 

 
CHAIRPERSON:  VICE CHAIRPERSON: 
 Marvin Hansen                                                                                        Adam Peck              

COMMISSIONERS: Mary Beatie, Chris Tavarez, Chris Gomez, Adam Peck, Marvin Hansen 
MONDAY, SEPTEMBER 12, 2022  
VISALIA COUNCIL CHAMBERS 

LOCATED AT 707 W. ACEQUIA AVENUE, VISALIA, CA 
MEETING TIME: 7:00 PM 

 1. CALL TO ORDER –  

 2. THE PLEDGE OF ALLEGIANCE – 

 3. CITIZEN’S COMMENTS – This is the time for citizens to comment on subject matters 
that are not on the agenda but are within the jurisdiction of the Visalia Planning 
Commission. You may provide comments to the Planning Commission at this time, but 
the Planning Commission may only legally discuss those items already on tonight’s 
agenda. 
The Commission requests that a five (5) minute time limit be observed for Citizen 
Comments. You will be notified when your five minutes have expired. 

 4. CHANGES OR COMMENTS TO THE AGENDA – 
 

 5. CONSENT CALENDAR - All items under the consent calendar are to be considered 
routine and will be enacted by one motion.  For any discussion of an item on the consent 
calendar, it will be removed at the request of the Commission and made a part of the 
regular agenda. 

• No items on the Consent Calendar 
 

 6. PUBLIC HEARING – (Continued from August 22, 2022) Josh Dan, Associate Planner 
Variance No. 2022-03: A request to allow Roofline Supply a variance to the maximum 
fence height limit of seven feet to eight-feet along the full perimeter of an industrial facility 
in the I-L (Light Industrial) Zone District. The project site is located at 1424 East Tulare 
Avenue (APN: 100-010-025).  The project is Categorically Exempt from the California 
Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Section 15301, 
Categorical Exemption No. 2022-41. 
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 7. PUBLIC HEARING – Rafael Garcia, Senior Planner 
Tentative Parcel Map 2022-04: A request by M&L Land Surveying to subdivide a 2.81-acre 
parcel into 3 lots for residential use, in the R-1-5 (Single Family Residential) Zone. The 
project site is located at 3307 East Houston Avenue on the south side of East Houston 
Avenue approximately 1,300 feet east of North Lovers Lane (APN: 103-330-100). The 
project is Categorically Exempt from the California Environmental Quality Act (CEQA) 
pursuant to CEQA Guidelines Section 15315, Categorical Exemption No. 2022-31. 
 

 8. PUBLIC HEARING – Josh Dan, Associate Planner 
Tentative Parcel Map No: 2022-05:  A request by Coreval LLC to subdivide two parcels 
into four parcels and a Remainder in the O-PA (Office / Admin. Professional) Zone to 
facilitate the develop and construction of phase two of the Mission Oaks Office Complex. 
The project site is located 365-feet south of the intersection of South Peppertree Street 
and West Hillsdale Avenue. (Address: N/A) (APNs: 000-014-852, 000-014-853, and 000-
014-854). The project is Categorically Exempt from the California Environmental Quality 
Act (CEQA) pursuant to CEQA Guidelines Section 15315, Categorical Exemption No. 
2022-43. 
 

9. PUBLIC HEARING – Josh Dan, Associate Planner 
Conditional Use Permit No. 2022-07: A request by J5 Infrastructure Partners to bring a 
preexisting nonconforming wireless telecommunication facility on a parcel measuring 
less than five acres. The project site is located at 214 South Giddings Avenue, 
approximately 324-feet north of West Mineral King Avenue (APN: 093-210-002). The 
project is Categorically Exempt from the California Environmental Quality Act (CEQA) 
pursuant to CEQA Guidelines Section 15332, Categorical Exemption No. 2022-19. 
Variance No. 2022-02: A request by J5 Infrastructure Partners to relocate existing 
telecommunications equipment currently on a California Water Service water tower to a 
new 151-foot monopine telecommunication tower not meeting the fall zone setback 
requirements of Section 17.32.163(D)(1)&(2). The project site is located at 214 South 
Giddings Avenue, approximately 324-feet north of West Mineral King Avenue (APN: 093-
210-002). The project is Categorically Exempt from the California Environmental Quality 
Act (CEQA) pursuant to CEQA Guidelines Section 15332, Categorical Exemption No. 
2022-19. 

10. PUBLIC HEARING – Cristobal Carrillo, Associate Planner 
Conditional Use Permit No. 2022-02: A request by Mike Hamzy and Javier Gomez to 
construct a 1,088 square building with a double drive-thru lane to accommodate 10 
vehicles, an escape lane providing access to the parking lot, and a third lane for online pick 
up, on a 33,167 square foot / 0.76-acre parcel in the Riverbend Village Shopping Center. 
The project site is zoned C-MU (Commercial Mixed Use) and is located at 2800 North 
Dinuba Boulevard, along the east side of North Dinuba Boulevard, approximately 405 feet 
south of West Riggin Avenue (APN: 091-010-060). An Initial Study was prepared for this 
project, consistent with the California Environmental Quality Act (CEQA), which disclosed 
that environmental impacts are determined to be not significant, subject to mitigation, and 
that Negative Declaration No. 2022-15 (State Clearinghouse # 2022080232) be adopted. 
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 11. CITY PLANNER/ PLANNING COMMISSION DISCUSSION – 
a. The next Planning Commission meeting is scheduled for Monday September 26, 

2022. 
b. The City Council approved the Shepherd Ranch GPA and COZ on September 6, 

2022. 
c. Housing Element Update – Work Session on Housing Element Update to be 

presented to City Council at their September 19, 2022, meeting. 
           The Planning Commission meeting may end no later than 11:00 P.M.  Any unfinished business may be continued 

to a future date and time to be determined by the Commission at this meeting.  The Planning Commission 
routinely visits the project sites listed on the agenda. 
            
For Hearing Impaired – Call (559) 713-4900 (TTY) 48-hours in advance of the scheduled meeting time to request 
signing services. 
 
Any written materials relating to an item on this agenda submitted to the Planning Commission after distribution 
of the agenda packet are available for public inspection in the City Office, 315 E. Acequia Visalia, CA 93291, 
during normal business hours. 

APPEAL PROCEDURE 
            THE LAST DAY TO FILE AN APPEAL IS THURSDAY, SEPTEMBER 22, 2022, BEFORE 5:00 PM 

 
According to the City of Visalia Zoning Ordinance Section 17.02.145 and Subdivision Ordinance Section 
16.04.040, an appeal to the City Council may be submitted within ten days following the date of a decision by the 
Planning Commission.  An appeal form with applicable fees shall be filed with the City Clerk at 220 N. Santa Fe, 
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 appeal form can be found on the city’s website 
www.visalia.city  or from the City Clerk. 
 

THE NEXT REGULAR MEETING WILL BE HELD ON MONDAY, SEPTEMBER 26, 2022 

http://www.visalia.city/


REPORT TO CITY OF VISALIA PLANNING COMMISSION 
 
HEARING DATE:  September 12, 2022 
 
PROJECT PLANNER:  Josh Dan, Associate Planner 

Phone: (559) 713-4636 
Email: josh.dan@visalia.city 

 
SUBJECT: Tentative Parcel Map No. 2022-05: A request by Coreval LLC to subdivide two 

parcels into four parcels and a Remainder in the O-PA (Office / Administrative 
Professional) Zone to facilitate the development and construction of phase two of the 
Mission Oaks Office Complex. The project site is located 365-feet south of the 
intersection of South Peppertree Street and West Hillsdale Avenue. (Address: N/A) 
(APNs: 000-014-852, 000-014-853, and 000-014-854). 

STAFF RECOMMENDATION 
Staff recommends approval of Tentative Parcel Map No. 2022-05, as conditioned, based on the 
findings and conditions in Resolution No. 2022-45. Staff’s recommendation is based on the 
conclusion that the request is consistent with the Visalia General Plan, Zoning and Subdivision 
Ordinances. 

RECOMMENDED MOTION 
I move to approve Tentative Parcel Map No. 2022-05, based on the findings and conditions in 
Resolution No. 2022-45. 

PROJECT DESCRIPTION 
Tentative Parcel Map No. 2022-05 is a request to subdivide two parcels measuring 3.38 acres in 
the Mission Oaks Plaza development into four parcels and a remainder as shown in Exhibit “A”.  
The proposed parcel sizes are as follows: 7,376 square feet for Parcel No. 1; 9,760 square feet 
for Parcel No. 2; 18,670 square feet for Parcel No. 3; 72,688 square feet for Parcel No. 4; and 
lastly 38,813 square feet for the Remainder. The request is to facilitate the completion and 
construction of phase two of the Mission Oaks Office Complex for these parcels. 
The “Not a Part” parcel currently has an office building. The building’s parking area, accounting 
for 16 parking stalls, and the extension of private road (i.e., Avenida de los Robles), and future 
parking and vehicular access are proposed to be located upon Parcel No. 4. A Conditional Use 
Permit (CUP) is not needed as the existing parcel and development pattern have been established 
with CUP No. 96-12 for a Planned Office Development that established parcels without public 
street frontage and privately-maintained access easements to provide through public access.  
These access easements function as private streets – Avenida de las Robles and the southerly 
extensions of Tamarack Street and Aspen Street east of the proposed tentative parcel map. The 
proposed tentative parcel map does not require any change to these private access easements. 
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BACKGROUND INFORMATION 
General Plan Land Use Designation: Office 
Zoning: O-PA (Professional / Administrative Office) 
Surrounding Land Use and Zoning: North: R-1-5 Single Family Residential / 4-plex units 
 South: O-PA / Office building, State Highway 198 
 East: O-PA / Office building 
 West: R-1-5 Single Family Residential / West Wood 

Subdivision  
Environmental Review: Categorical Exemption No. 2022-43 
Special Districts: N/A 
Site Plan Review No: 2021-220 & 2022-060 

RELATED PLANS & POLICIES 
Please see attached summary of related plans and policies. 

RELATED ACTIONS 
Mission Oaks Plaza Subdivision and Conditional Use Permit No. 96-12 were approved by the City 
Council on June 17, 1996, denying an appeal and upholding the approval of the Planning 
Commission on May 28, 1996.  The tentative subdivision map divided two parcels into 22 lots and 
the conditional use permit created a planned office development, located at the northwest corner 
of Akers Street and State Highway 198.  The subdivision map subsequently expired and the map 
did not record but the CUP became use-inaugurated when construction of site improvements and 
buildings commenced on the site. 

Tentative Parcel Map No. 99-02 was approved by the Planning Commission on January 25, 1999.  
The tentative parcel map renewed the approval of the action to separate the site into lots with the 
difference that the property was divided into 9 lots through a parcel map instead of 22 lots through 
a subdivision map. The parcel map recorded as Parcel Map No. 4390 and the project site is Parcel 
No. 4. 

PROJECT EVALUATION 
Staff recommends approval of the tentative parcel map, as conditioned, based on the project’s 
consistency with the Land Use Element Policies of the General Plan, Zoning Ordinance, and the 
Subdivision Ordinance for the tentative parcel map. 
Planned Development Requirement 
The creation of a parcel without direct access onto a public street requires a Planned Unit 
Development (PUD), which is reviewed and approved though the conditional use permit process.   
The Planning Commission previously reviewed and approved a development plan and circulation 
pattern for the parcel and the surrounding area through CUP No. 9612 (see Exhibit “B”).  The Site 
Plan Review (SPR) Committee subsequently reviewed the proposed parcel map and has made 
the determination that the parcel map is consistent with the development plan associated with 
CUP No. 9612 and is consistent with City development standards.  The SPR Committee did not 



 

require a new or amended Conditional Use Permit for the proposed parcel map since it utilizes 
existing easements created by CUP No. 9612 and does not require alterations to these 
easements. Additionally, the four parcels proposed per Tentative Parcel Map No. 2022-05 will 
have no impact on the original development plan given that the parcel map continues a 
development pattern consistent with the established office complex and completes the 
development across the site. 
The minimum site area for properties in the O-PA zone is five acres (ref. Municipal Code Section 
17.20.050.A).  However, according to Municipal Code Section 17.26.040 pertaining to Planned 
Developments, the Planning Commission may consider lot sizes smaller than the minimum site 
area if “there are unique circumstances (shape, natural features, location, etc.) which would 
deprive the landowner of development potential consistent with other properties classified in the 
same underlying zone.” 
Staff has included Finding No. 6 for the Planning Commission’s consideration. This finding is 
recommended due to the sites existing configuration which is only assessable via the existing 
development and circulation pattern and given that existing parcels associated with this 
development in the O-PA zone are already less than five acres in size within the unified Mission 
Oaks Office development. 
Access / Parking 
The proposed parcels share common vehicular access from existing drive entrances / approaches 
at Akers Street, Tamarack Street, Aspen Street, and Peppertree Streets. Vehicular access to the 
proposed parcels is permitted through the private streets/utility easements created with the 
approval of the Mission Oaks Plaza development.  
As mentioned previously in the report, the “Not a Part” parcel is developed with an office building 
with parking for the office building to be located on proposed Parcel No. 4. There are currently 16 
parking spaces, parking lot landscaping islands, and a trash enclosure. The applicant has 
submitted a development plan for the project site which was reviewed by the Site Plan Review 
Committee on January 5, 2022. The development plan identified several new office buildings, 
parking lot areas and drive aisles. The site plan (i.e., SPR No. 2021-220) was issued a “Revise 
and Proceed” to submit building plans for review. Please note, the shell buildings are permitted 
uses as depicted in the site plan exhibit which is attached to this staff report as Exhibit “B” for 
reference.  
Staff is recommending Condition No. 3 be adopted for the Tentative Parcel Map requiring the 
recordation of an agreement that addresses property owners’ maintenance and responsibility for 
repair of easements and maintenance of shared public or private utilities, and that the easement 
area shall be kept free and clear of any structures. 
Subdivision Map Act Findings 
California Government Code Section 66474 lists seven findings for which a legislative body of a 
city or county shall deny approval of a tentative map if it is able to make any of these findings.  
These seven “negative” findings have come to light through a recent California Court of Appeal 
decision (Spring Valley Association v. City of Victorville) that has clarified the scope of findings 
that a city or county must make when approving a tentative map under the California Subdivision 
Map Act. 
Staff has reviewed the seven findings for a cause of denial and finds that none of the findings can 
be made for the proposed project.  The seven findings and staff’s analysis are below.  
Recommended finings in response to this Government Code section are included in the 
recommended findings for the approval of the tentative parcel map. 
 



 

 
 
GC Section 66474 Finding Analysis 
(a) That the proposed map is not 
consistent with applicable general and 
specific plans as specified in Section 
65451. 

The proposed map has been found to be 
consistent with the City’s General Plan.  This is 
included as recommended Finding No. 1 of the 
Tentative Parcel Map.  There are no specific plans 
applicable to the proposed map. 

(b) That the design or improvement of 
the proposed subdivision is not 
consistent with applicable general and 
specific plans. 

The proposed design and improvement of the map 
has been found to be consistent with the City’s 
General Plan.  This is included as recommended 
Finding No. 1 of the Tentative Parcel Map. There 
are no specific plans applicable to the proposed 
map. 

(c) That the site is not physically 
suitable for the type of development. 

The site is physically suitable for the proposed map 
and its affiliated development plan, which is 
designated as Office land use.  This is included as 
recommended Finding No. 3 of the Tentative 
Parcel Map. 

(d) That the site is not physically 
suitable for the proposed density of 
development. 

The site is physically suitable for the proposed 
density of development in the Office land use 
designation and O-PA zone, which does not 
specify densities of development.  This is included 
as recommended Finding No. 4 of the Tentative 
Parcel Map. 

(e) That the design of the subdivision 
or the proposed improvements are likely 
to cause substantial environmental 
damage or substantially and avoidably 
injure fish or wildlife or their 
habitat. 

The proposed design and improvement of the map 
has been not been found likely to cause 
environmental damage or substantially and 
avoidable injure fish or wildlife or their habitat.  This 
finding is further supported by the project’s 
Categorical Exemption determination under 
Section 15315 of the Guidelines for the 
Implementation of the California Environmental 
Quality Act (CEQA), included as recommended 
Finding No. 8 of the Tentative Parcel Map. 

(f) That the design of the subdivision 
or type of improvements is likely to 
cause serious public health problems. 

The proposed design of the map has been found 
to not cause serious public health problems.  This 
is included as recommended Finding No. 2 of the 
Tentative Parcel Map. 

(g) That the design of the subdivision 
or the type of improvements will 
conflict with easements, acquired by the 
public at large, for access through or 
use of, property within the proposed 
subdivision. 

The proposed design of the map does not conflict 
with any existing or proposed easements located 
on or adjacent to the subject property.  This is 
included as recommended Finding No. 5 of the 
Tentative Parcel Map. 

 
Environmental Review 
The tentative map is considered Categorically Exempt under Section 15315 of the Guidelines for 
the Implementation of the California Environmental Quality Act (CEQA) (Categorical Exemption 
No. 2022-43). 



 

RECOMMENDED FINDINGS  
1. That the proposed location and layout of the tentative parcel map, its improvement and design, 

and the conditions under which it will be maintained is consistent with the policies and intent 
of the General Plan, Zoning Ordinance, and Subdivision Ordinance. 

2. That the proposed tentative parcel map, its improvement and design, and the conditions under 
which it will be maintained will not be detrimental to the public health, safety, or welfare, nor 
materially injurious to properties or improvements in the vicinity, nor is it likely to cause serious 
public health problems. 

3. That the site is physically suitable for the proposed tentative parcel map and the way that it 
will be improved and developed through the previously approved planned development 
(Conditional Use Permit No. 9612). 

4. That the site is physically suitable for the proposed tentative parcel map and the project’s 
density, which is consistent with the underlying Office land use designation and zone, which 
does not specify densities of development. 

5. That the proposed tentative parcel map, design of the subdivision or the type of improvements 
will not conflict with easements, acquired by the public at large, for access through or use of, 
property within the proposed subdivision. 

6. That the proposed parcel sizes resulting from the parcel map are consistent with the Zoning 
Ordinance’s Planned Development and Office zone standards since they are part of a planned 
development established through Conditional Use Permit No. 9612. 

7. That there are unique circumstances involved with the project that would deprive the land 
owner of development potential consistent with other properties classified in the same 
underlying zone. 

8. That the project is considered Categorically Exempt under Section 15315 of the Guidelines for 
the Implementation of the California Environmental Quality Act (CEQA) (Categorical 
Exemption No. 2022-43). Furthermore, the design of the subdivision or the proposed 
improvements is not likely to neither cause substantial environmental damage nor substantially 
and avoidably injure fish or wildlife or their habitat. 

 
RECOMMENDED CONDITIONS OF APPROVAL 

1. That the tentative parcel map shall be developed consistent with the comments and conditions 
of Site Plan Review Nos. 2021-220 and 2022-060, incorporated herein by reference. 

2. That the tentative parcel map be prepared in substantial compliance with Exhibit “A”. 
3. That an agreement addressing vehicular access, utilities, and any other pertinent infrastructure 

or services shall be recorded with the final parcel map. The agreement 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 excepting 
solid waste enclosures. The City Planner and City Engineer shall review for approval this 
agreement verifying compliance with these requirements prior to recordation. The agreement 
shall be recorded prior to the issuance of any building permits on the master planned site. 

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

 

 



 

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 220 North Santa Fe St., Visalia, CA 93292. The 
appeal shall specify errors or abuses of discretion by the Planning Commission, or decisions not 
supported by the evidence in the record. The appeal form can be found on the City’s website 
www.visalia.city or from the City Clerk. 
 
Attachments: 
* Related Plans & Policies 
* Resolution No. 2022-45 
* Exhibit "A" – Tentative Parcel Map no. 2022-05 
* Exhibit “B” – Site Plan Exhibit for SPR No. 2021-220 
* Site Plan Review Comments Item Nos. 2021-220 & 2022-060  
* General Plan Land Use Map 
* Zoning Map 
* Aerial Map 
* Vicinity Map 



 

RELATED PLANS AND POLICIES 
 
City of Visalia Subdivision Ordinance [Title 16 of Visalia Municipal Code] 
 
Chapter 16.28: PARCEL MAPS 

16.28.020 Advisory agency. 
The Planning Commission is designated as the advisory agency referred to in Article 2 of the Subdivision Map Act and is 
charged with the duty of making investigations and reports on the design and improvement of proposed divisions of land under 
this chapter. The city planner is designated as the clerk to the advisory agency with authority to receive parcel maps.  

16.28.060 Hearing and notice. 
A. The city Planning Commission shall hold a public hearing on an application for a tentative parcel map or vesting 
tentative parcel map.   
B. Notice of a public hearing shall be given not less than ten days or more than thirty (30) days prior to the date of the 
hearing by mailing a notice of the time and place of the hearing to property owners within three hundred (300) feet of the 
boundaries of the area proposed for subdivision.  

16.28.070 Consideration of tentative parcel maps. 
The commission shall review the tentative parcel map and approve, conditionally approve, or disapprove the map within thirty 
(30) days after the receipt of such map, or at such later date as may be required to concurrently process the appurtenant 
environmental documents required by state law and local regulations adopted in implementation thereof.  

 16.28.080 Appeals. 
If the applicant is dissatisfied with the decision of the Planning Commission, he may, within ten days after the decision of the 
Planning Commission, appeal in writing to the council for a hearing thereon. Such hearing need not be concluded on the day 
thus set but may be continued.  

16.28.110 Right-of-way dedications. 
A. Pursuant to the Subdivision Map Act, the subdivider shall provide such dedication of right-of-way and/or easements 
as may be required by the Planning Commission. 
B. The Planning Commission may, at its discretion, require that offers of dedication or dedication of streets include a 
waiver of direct access rights to any such streets from any property shown on the final map as abutting thereon, in accord with 
the provisions of the Subdivision Map Act.  
 
 
 
City of Visalia Zoning Ordinance [Title 17 of Visalia Municipal Code] 
 
Chapter 17.26: PLANNED DEVELOPMENT 

17.26.010 Purpose and intent. 
The purpose and intent of the Planned Development regulations contained in this chapter is to provide for land development 
consisting of a related group of residential housing types or commercial uses, including but not limited to, attached or detached 
single-family housing, cluster housing, patio homes, town houses, apartments, condominiums or cooperatives or any 
combination thereof and including related open spaces and community services consisting of recreational, commercial and 
offices, infrastructure, maintenance and operational facilities essential to the development, all comprehensively planned. Such 
land development normally requires deviation from the normal zoning regulations and standards regarding lot size, yard 
requirements, bulk and structural coverage in an effort to maximize the benefits accruing to the citizens of Visalia. 
 



 

17.26.040 Development standards. 
The following is a list of development standards considered to be necessary to achieve the purpose and intent of this chapter: 
A. Site Area. 
1. The minimum site area for a planned residential development shall be one acre of gross site area. 
2. The minimum site area for a planned unit development with residential uses shall be ten acres. 
3. The minimum site area for a planned unit development without residential uses shall be five acres. 
4. The minimum site area for a planned unit development with only industrial uses shall be twenty (20) acres. 
5. Parcels smaller than the minimums stated above may be considered if the planning commission finds there are unique 
circumstances (shape, natural features, location, etc.) that would deprive the land owner of development potential consistent 
with other properties classified in the same underlying zone. 
B. Density. The average number of dwelling units per net area shall not exceed the maximum density prescribed by the 
site area regulations or the site area per dwelling in which the planned unit development is located, subject to a density bonus 
that may be granted by the city council upon recommendation by the planning commission. A density bonus may be granted as 
part of a planned development based on the following guidelines: 
Percent of Net Site Area in Usable Open Space Area Percent of Density Bonus 
6% to 10% 6% 
11% to 20% 10% 
21% to 25% 16% 
Over 25% 20% 
C. Usable Open Space. Usable open space shall be provided for all planned developments that include residential uses, 
except as provided in this section. Such open space shall include a minimum of five percent of the net site area of the 
residential portion of a planned development. The requirement for mandatory usable open space may be waived in 
developments wherein the net lot area of each lot meets or exceeds minimum standard in the underlying zone classification. 
D. Site Design Criteria. 
1. Location of proposed uses and their relationship to each other with a planned development shall be consistent with 
general plan policies and ordinance requirements. 
2. The natural environment of a site is to be considered as part of the design criteria. Such features as natural ponding 
areas, waterways, natural habitats, and mature vegetation are to be considered. 
3. If a planned development is located adjacent to a major arterial street, or other existing possible land use conflict, 
adequate buffering shall be included in the plan. 
E. Landscaping and Structural Coverage. Landscaping provided within a planned development shall conform to the 
general standards imposed by the underlying zone. Additional landscaping may be required as part of a planned development 
due to unusual circumstances. 
F. Circulation. 
1. Vehicle circulation shall be based on a street pattern as outlined within the circulation element of the general plan. Use 
of private streets and variations to normal city street standards are encouraged. 
2. There shall be no direct vehicle access from individual lots onto major arterial streets. 
3. Pedestrian access and bicycle paths should be incorporated within planned developments. Such paths and bikeways to 
be separated from vehicle streets when possible. 
G. Parking. 
1. Required parking shall conform with the existing parking standards required under the zoning ordinance. 
2. Guest parking and storage parking shall be encouraged and may be required in planned development. 
3. All parking shall be screened from adjacent public right-of-way. Such screening may include dense plantings, fences, 
landscaped berms, or grade separation. 
4. Parking clusters shall be provided rather than large (single) parking areas. 
H. Trash Enclosures. 
1. Trash enclosures shall be provided as specified by the city solid waste department. 
2. Such enclosures shall be screened from view from adjacent structures and roadways and be provided with solid gates. 
 
Chapter 17.30: DEVELOPMENT STANDARDS 

17.30.015 Development standards. 
A. Site Area. The minimum parcel size varies according to the zone district in which the parcel is located. However, this 
title shall not preclude parcels of less than the required minimum, which exist at the time of adoption of this title, from securing 
site plan review permits and building permits. Parcels of less than the required minimum size may be created upon approval of 
an acceptable master plan by the site plan review committee. 
 
 



 

Environmental Document # 2022-05 
 

NOTICE OF EXEMPTION 
 

City of Visalia 
315 East Acequia Ave. 

Visalia, CA  93291 
To: County Clerk 
 County of Tulare 
 County Civic Center 
 Visalia, CA  93291 
 
Tentative Parcel Map No. 2022-05 
PROJECT TITLE 
 
The project site is located 365-feet south of the intersection of South Peppertree Street and West 
Hillsdale Avenue. (Address: N/A) (APNs: 000-014-852, 000-014-853, and 000-014-854).  
PROJECT LOCATION - SPECIFIC 
 
Visalia Tulare 
PROJECT LOCATION - CITY COUNTY 
 
A request by Coreval LLC to subdivide two parcels into four parcels and a Remainder in the O-
PA (Office / Admin. Professional) Zone to facilitate the develop and construction of phase two of 
the Mission Oaks Office Complex. The proposed parcels are consistent with Conditional Use Permit 
No. 9612. 
DESCRIPTION - Nature, Purpose, & Beneficiaries of Project 
 
City of Visalia, 315 E. Acequia Avenue, Visalia, CA 93291.  (559) 713-4003; josh.dan@visalia.city 
NAME OF LEAD / PUBLIC AGENCY APPROVING PROJECT 
 
Coreval LLC, 5607 Avenida de Los Robles, Visalia, CA 93291; 559-732-2660 
NAME AND ADDRESS OF APPLICANT CARRYING OUT PROJECT 
 
Clayton Merrill / Randy Wasnick, 4Creeks, 324 S. Santa Fe St., Visalia, CA 93292; 559-802-3052 
NAME AND ADDRESS OF AGENT CARRYING OUT PROJECT 
 
EXEMPT STATUS: (Check one) 

 Ministerial - Section 15073 
 Declared Emergency - Section 15071 
 Emergency Project - Section 15071 
 Categorical Exemption - State type & Section number: Class 5, Section 15315 
 Statutory Exemptions - State code number: 

 
The project involves the subdivision of land into four or fewer parcels. 
REASON FOR PROJECT EXEMPTION 
 
Josh Dan, Associate Planner (559) 713-4003 
LEAD AGENCY CONTACT PERSON AREA CODE/PHONE 
 
September 12, 2022       
DATE Brandon Smith, AICP 
 ENVIRONMENTAL COORDINATOR 



Resolution No. 2022-45 

RESOLUTION NO. 2022-45 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF VISALIA 
APPROVING TENTATIVE PARCEL MAP NO. 2022-05, A REQUEST BY COREVAL 

LLC TO SUBDIVIDE TWO PRACELS INTO FOUR PARCELS AND A REMAINDER IN 
THE O-PA (OFFICE / ADMINISTRATIVE PROFESSIONAL) ZONE TO FACILITATE 
THE DEVELOPMENT AND CONSTRUCTION OF PHASE TWO OF THE MISSION 
OAKS OFFICE COMPLEX. THE PROJECT SITE IS LOACTED 365-FT SOUTH OF 
THE INTERSECTION OF SOUTH PEPPERTREE STREET AND WEST HILLSDALE 
AVENUE. (ADDRESS: N/A) (APNS: 000-014-852, 000-014-853,  AND 000-014-854) 

 
 WHEREAS, Tentative Parcel Map No. 2022-05, is a request by Coreval LLC to 
subdivide two parcels into four parcels and a Remainder in the O-PA (Office / 
Administrative Professional) Zone to facilitate the development and construction of 
phase two of the Mission Oaks Office Complex. The project site is located 365-feet 
south of the intersection of South Peppertree Street and West Hillsdale Avenue. 
(Address: N/A) (APNs: 000-014-852, 000-014-853, and 000-014-854); and 
 
 WHEREAS, the Planning Commission of the City of Visalia, after duly published 
notice scheduled a public hearing before said commission on September 12, 2022; and 
 
 WHEREAS, the Planning Commission of the City of Visalia finds Tentative 
Parcel Map No. 2022-05, as conditioned, 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, the project is considered Categorically Exempt under Section 15315 
of the Guidelines for the Implementation of the California Environmental Quality Act 
(CEQA) (Categorical Exemption No. 2022-43). 
 
 NOW, THEREFORE, BE IT RESOLVED, that Categorical Exemption              
No. 2022-43 was prepared finding the project exempt under CEQA Section 15315 of the 
Guidelines for the Implementation of the California Environmental Quality Act (CEQA), 
as amended. 
 

NOW, THEREFORE, BE IT FURTHER RESOLVED that the Planning 
Commission of the City of Visalia makes the following specific finding based on the 
evidence presented: 
1. That the proposed location and layout of the tentative parcel map, its improvement 

and design, and the conditions under which it will be maintained is consistent with 
the policies and intent of the General Plan, Zoning Ordinance, and Subdivision 
Ordinance. 

2. That the proposed tentative parcel map, its improvement and design, and the 
conditions under which it will be maintained will not be detrimental to the public 
health, safety, or welfare, nor materially injurious to properties or improvements in 
the vicinity, nor is it likely to cause serious public health problems. 



Resolution No. 2022-45 

3. That the site is physically suitable for the proposed tentative parcel map and the way 
that it will be improved and developed through the previously approved planned 
development (Conditional Use Permit No. 9612). 

4. That the site is physically suitable for the proposed tentative parcel map and the 
project’s density, which is consistent with the underlying Office land use designation 
and zone, which does not specify densities of development. 

5. That the proposed tentative parcel map, design of the subdivision or the type of 
improvements will not conflict with easements, acquired by the public at large, for 
access through or use of, property within the proposed subdivision. 

6. That the proposed parcel sizes resulting from the parcel map are consistent with the 
Zoning Ordinance’s Planned Development and Office zone standards since they are 
part of a planned development established through Conditional Use Permit No. 
9612. 

7. That there are unique circumstances involved with the project that would deprive the 
land owner of development potential consistent with other properties classified in the 
same underlying zone. 

8. That the project is considered Categorically Exempt under Section 15315 of the 
Guidelines for the Implementation of the California Environmental Quality Act 
(CEQA) (Categorical Exemption No. 2022-43). Furthermore, the design of the 
subdivision or the proposed improvements is not likely to neither cause substantial 
environmental damage nor substantially and avoidably injure fish or wildlife or their 
habitat. 
 

 BE IT FURTHER RESOLVED that the Planning Commission hereby approved 
the parcel map on the real property herein above described in accordance with the 
terms of this resolution under the provision of Section 17.12.010 of the Ordinance Code 
of the City of Visalia, subject to the following conditions: 
1. That the tentative parcel map shall be developed consistent with the comments and 

conditions of Site Plan Review Nos. 2021-220 and 2022-060, incorporated herein by 
reference. 

2. That the tentative parcel map be prepared in substantial compliance with Exhibit “A”. 
3. That an agreement addressing vehicular access, utilities, and any other pertinent 

infrastructure or services shall be recorded with the final parcel map. The agreement 
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 excepting solid waste enclosures. The City 
Planner and City Engineer shall review for approval this agreement verifying 
compliance with these requirements prior to recordation. The agreement shall be 
recorded prior to the issuance of any building permits on the master planned site. 

4. That all applicable federal, state, regional, and city policies and ordinances be met. 
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RECORD DATA PER LOT LINE ADJUSTMENT NO. 2021-14,
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OWNER:
APN: 000-014-854 & 853 (PER CITY

GIS WEBSITE)
SITE AREA: 3.38 ACRES (NET)
FLOOD ZONE: X
GENERAL PLAN: O
ZONING: O-PA
ELECTRICITY: SO. CAL. EDISON
TELEPHONE: AT&T
REFUSE: CITY OF VISALIA
WATER: CAL. WATER
NATURAL GAS: SO. CAL. GAS

SITE INFO

PARCELS B & C OF LOT LINE ADJUSTMENT NO. 2021-14,
RECORDED 11/23/21 AS INSTR. NO. 2021-0086139, O.R.

LEGAL DESCRIPTION

PARCELS BEING SUBDIVIDED

PROPOSED ACCESS AND PUBLIC UTILITY EASEMENTS IN FAVOR OF
PARCELS 1 THOUGH 4 OF THIS MAP AND PARCEL A OF LLA 2021-14
(2021-0086139, TCR)

EASEMENT IN FAVOR OF THE SOUTHERN CALIFORNIA EDISON COMPANY

ROAD EASEMENT PER DEED REC. IN VOL. 2180, PG. 482, O.R.

ACCESS EASEMENT PER DEED REC. IN VOL. 2104, PG. 526, O.R.
(ABANDONED PER THIS MAP)

EXISTING ACCESS AND PUE, IN FAVOR OF THE CITY OF VISALIA

EASEMENT IN FAVOR OF THE CALIFORNIA WATER SERVICE

EXISTING PUBLIC ACCESS AND UTILITY EASMENT
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Required Entitlements:

Site Plan Review

LEGEND:
APN 085-010-086,089,091

ACREAGE: 3.57 AC

FLOOD ZONE: ZONE X
ZONING (EXISTING): O-PA
ZONING (PROPOSED): O-PA
GENERAL PLAN (EXISTING): OFFICE
GENERAL PLAN (PROPOSED:) OFFICE
ELECTRICITY: SOUTHERN CALIFORNIA EDISON
TELEPHONE: AT&T
REFUSE: CITY OF VISALIA
NATURAL GAS: SOUTHERN CALIFORNIA EDISON
EXISTING USE: VACANT
PROPOSED USE: OFFICE BUILDINGS

SETBACKS (BUILDING):

FRONT YARD: 15'
SIDE YARD: 0'
SIDE YARD (ABUTTING R-1/R-M):15'
REAR YARD: 0'
REAR YARD (ABUTTING R-1/R-M):15'

SETBACKS (LANDSCAPE):

FRONT YARD: 15'
SIDE YARD: 5'
REAR YARD: 5'

BUILDING FOOTPRINT
BUILDING 'H':5,500 SQ. FT. (FIRST PHASE)
BUILDING 'J':6,000 SQ. FT.
BUILDING 'K':6,700 SQ. FT.
BUILDING 'L':8,000 SQ. FT.
BUILDING 'M':  6,000 SQ. F.T.
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PARKING REQUIREMENTS:
OFFICE: 1 SPACE PER 250 SQ. FT.

MEDICAL: 1 SPACE PER 200 SQ. FT.

ACCESSIBLE: 1 PER EVERY 25 PARKING SPACES
6 ACCESSIBLE SPACES REQUIRED

ON-STREET: 10 STALLS (PARALLEL)

132 STALLS NEEDED FOR 33,000 SQ. FT. OF OFFICE SPACE

TOTAL PROPOSED: 141 STALLS
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