PLANNING COMMISSION AGENDA

CHAIRPERSON:
Lawrence Segrue

VICE CHAIRPERSON:
Adam Peck

COMMISSIONERS: Lawrence Segrue, Adam Peck, Roland Soltesz, Vincent Salinas, Brett Taylor

MONDAY JUNE 24, 2013; 7:00 P.M., COUNCIL CHAMBERS, 707 W. ACEQUIA, VISALIA CA

1.
2.

THE PLEDGE OF ALLEGIANCE —

CITIZEN’'S REQUESTS - The Commission requests that a 5-minute time limit be
observed for requests. Please note that issues raised under Citizen's Requests are
informational only and the Commission will not take action at this time.

CHANGES OR COMMENTS TO THE AGENDA-

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.

Continued PUBLIC HEARING — Alyssa Netto

Conditional Use Permit No. 2013-19: A request by Potter's House to establish a church in
a 2,500 sguare foot tenant space in an existing 5,000 square foot building. The site is
located in the Professional/Administrative Office (PA) zone at 430 W. Caldwell Ave, near
the intersection of Caldwell Avenue and West Street (APN: 123-240-020). The project is
Categorically Exempt from California Environmental Quality Act (CEQA) pursuant o
CEQA Guidelines section 15301, Categorical Exemption No. 2013-30.

PUBLIC HEARING ~ Brandon Smith

a) Consideration of Mitigated Negative Declaration No. 2013-10;

b) General Plan Amendment No. 2011-03: is a request to expand the 129,000
Population Urban Development Boundary by 19.3 acres to include the subject site,
and to change the General Plan land use designation from 19.3 acres of Urban
Reserve to 3.3 acres of Shopping/Office Commercial and 16.0 acres of Residential
Medium Density. This site is located at the southeast corner of Demaree Street and
Visalia Parkway APN 126-011-020.;

c) Change of Zone No. 2011-04: is a request to change the Zoning designation from
19.3 acres of Agriculture (A) to 3.3 acres of Planned Shopping/Office Commercial
(P-C-S0) and 16.0 acres of Multi-family Residential, 3,000 sq. ft. minimum site area
per dwelling unit (R-M-2). This site is located at the southeast corner of Demaree
Street and Visalia Parkway APN 126-011-020.;



7. DIRECTOR’S REPORT/ PLANNING COMMISSION DISCUSSION-

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 the hearing impaired, if signing is desired, please call (559) 713-4359 twenty-four (24) hours in
advance of the scheduled meeting time to request these services. For the visually impaired, if
enlarged print or Braille copy is desired, please call (559) 713-4359 for this assistance in advance
of the meeting and such services will be provided as soon as possible following the meeting.

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 JULY 5, 2013 BEFORE 5 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 425 E. Oak Avenue, Suite 301, Visalia, CA 93291. The appeal shall specify
errors or abuses of discretion by the Planning Commission, or decisions not supported by the
evidence in the record. The appeal form can be found on the city’s website wvw.ci.visalia.ca.us or
from the City Clerk.

THE NEXT REGULAR MEETING WILL BE HELD ON MONDAY, JULY 8, 2013



City of Visalia

To:  Planning Commission

From: Alyssa Netto, Assistant Planner (713-4256)
Josh McDonnell, City Planner (713-4364)

Date: June 20, 2013

Re: Notice of Continuation of Conditional Use Permit 2013-19 from June 10,
2013

Conditional Use Permit 2013-19 has been continued from the June 10, 2013 Planning
Commission meeting. The CUP is a request to establish a church in the PA zone, near
the intersection of Caldwell Avenue and West Street.

At the June 10, 2013 meeting, public testimony was taken for the conditional use permit
from the applicant and other interested parties. The public hearing was not closed and
therefore remains open from the previous meeting.






REPORT TO CITY OF VISALIA PLANNING COMMISSION

HEARING DATE: June 24, 2013 (Continued from June 10, 2013)

PROJECT PLANNER: Alyssa Netto, Assistant Planner
Phone No.: 713-4256

SUBJECT: Conditional Use Permit No. 2013-19: A request by Potter's House to establish a
church in a 2,500 square foot tenant space in an existing 5,000 square foot
building. The site is located in the Professional/Administrative (PA) zone at 430
W. Caldwell Ave., near the intersection of Caldwell Avenue and West Street (APN:

123-240-020).

STAFF RECOMMENDATION

Staff recommends approval of Conditional Use Permit No. 2013-19 based upon the findings
and conditions listed in Resolution No. 2013-23

RECOMMENDED MOTION

| move to approve Conditional Use Permit No. 2013-19 based on the findings and conditions
listed in Resolution No. 2013-23.

PROJECT DESCRIPTION

This conditional use permit is a request to establish a small church in the PA zone. The Site
Plan in Exhibit “A” depicts the existing 2,500 square foot section of the building (Suites A and
B) to be occupied by the church. One of the two remaining tenant spaces of the building is
occupied by a funeral planning company while the other space is vacant. The site has vehicular
cross-access points with the dance studio to the South and offices to the East for access to

Caidwell Avenue and West Street.

As depicted in the Floor Plan in Exhibit “B”, the project will occupy two tenant spaces of the
existing building. The tenant spaces will be combined to provide for a worship area, fellowship
area, Pastor’s office, usher's room, storage, a small Sunday school room, nursery, and men's
and women’s restrooms.

The applicant’s operational statement (see Exhibit “C”) notes this site will hold Sunday worship
services at 10:30 am and 6:00 pm. The site will also hold a mid-week service on Wednesdays
at 7:30 pm. Sunday school and nursery hours will coincide with the worship services and all
staff members that facilitate these services are volunteers from the church community. The
operational statement also notes that the church has 25 members.

BACKGROUND INFORMATION

General Plan Land Use Designation Professional/Administrative Office

Zoning PA (Professional/Administrative Office)
Surrounding Land Use and Zoning North: R-1-12.5 (Single-Family Residential) Existing
residences

South: CC (Convenience Commercial) Dance Studio
East: PA (Professional/Administrative Office) Office




tenant spaces
West: CC (Convenience Commercial) Fuel service

station
Special Districts Design District “K”
Environmental Review Categorical Exemption No. 2013-30
Site Plan 2013-077

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

RELATED ACTIONS

Conditional Use Permit No. 2012-45 was a request by Paul Gogna, to establish the Gurdwara
Dasmesh Darbar Sikh Temple, with parking lot, to occupy an existing 13,556 square foot
building in the Professional Administrative Office (PA) zone, located at 525 South Atwood
Avenue. (APN 087-470-008). This project was approved by the Planning Commission by a 5-0

vote on January 14, 2013.

Conditional Use Permit No. 2008-28 was a request by AGA Khan Shiaimami Ismaili Council for
the Western United States (Canby Architecture Studio, Agent) to establish a 1,974 sq. ft.
worship, educational and cultural assembly center within an existing 6,426 sq. ft. office building
located within the P-A (Professional / Administrative Office) zone. The site is located on the
northwest corner of N. Lovers Lane and E. Paradise Ave, 1501 S. Lovers Lane (APN: 100-200-
001 & 002). This project was approved by the Planning Commission by a 4-0 vote on August

25, 2008.

PROJECT EVALUATION

Staff supports the requested conditional use permit based on the project’s consistency with the
General Plan and the Zoning Ordinance. The following potential issue areas have been

identified for the proposed project.

Land Use Compatibility

Due to the proposal’'s assembly-based nature, concerns regarding the surrounding uses and
how the project may affect such uses must be addressed. In the PA zone, office uses are the
primary permitted use, but there are also more diverse uses that may be conditionally
approved, including churches up to 200 seats. The church facility will occupy a vacant building
with a new use that should not impact the surrounding uses because of the off-hour nature of
the church as identified in the operational statement in Exhibit “C”".

Staff finds the proposed church to be consistent with the PA zone because the church services
occur outside of standard business hours of the surrounding uses and are currently limited to
approximately 25 people with a maximum of 71 people as detailed in the subsequent “Parking”
section. With the services occurring on Sundays and late Wednesday evening, staff does not
foresee a conflict with the surrounding Professional/Administrative Office, Convenience
Commercial, or Single-Family Residential zones. The Dance Studio to the south has a 7:30 pm
class on Wednesdays (class schedule in Exhibit “D"); however, because the church has more
than adequate parking on its parcel for its 25 members, the uses should not conflict.

There is an existing block wall along the north property line to separate the PA and CC zoned
sites from the abuiting residences.




Parking

Churches have a parking requirement of one stall
for every four permanent seats or one parking |
stall for every 30 square feet of assembly area, |
whichever is greater. The parking will be
calculated by one stall for every 30 square feet of
the approximate 500 square-foot assembly area.
This requires 17 parking stalls for the church
facility. The site provides 24 parking stalls for the
four tenant spaces in the office building. The
church will occupy two of the tenant spaces while
a funeral planning services office operates in the
adjacent space. The fourth tenant space
remains vacant.

The church meets the established parking demand and will not impact the parking of the
adjacent use because the worship services occur outside of standard operational hours of
surrounding uses (Dance Studio’s class hours provided in Exhibit “D"”). Because the church
operates outside of standard business hours of office uses, the maximum occupancy may be
determined by allowing four persons per parking stall. While this would permit a maximum
occupancy of 96 persons, this use permit will limit ministry occupancy to 71 persons per
Condition No. 3 because that is the maximum amount allowed in a 500 square foot sanctuary
area per the California Building Code.

Landscaping

There is a two-foot landscaping strip along the north property line which will be required to be
replanted with shrubs and any needed irrigation.

Environmental Review

This project is considered Categorically Exempt under Section 15301 of the Guidelines for the
Implementation of the California Environmental Quality Act (CEQA) (Categorical Exemption
No. 2013-30) and is included as a finding in Resolution No. 2013-23.

RECOMMENDED FINDINGS

1. That the proposed project will not be detrimental to the public health, safety, or welfare, or
materially injurious to properties or improvements in the vicinity.

2. That the proposed conditional use permit is consistent with the policies and intent of the
General Plan and Zoning Ordinance. Specifically, the project is consistent with the required
finding of the Zoning Ordinance Section 17.38.110:

* The proposed location of the conditional use permit is in accordance with the objectives
of the Zoning Ordinance and the purposes of the zone in which the site is located
because staff has concluded that the church will not have a negative impact on
surrounding uses given that adequate on-site parking is provided.

» The proposed location of the conditional use and the conditions under which it would be
operated or maintained will not be detrimental to the public health, safety, or welfare, nor
materially injurious to properties or improvements in the vicinity because staff has
concluded that the proposed church will not have a negative impact on surrounding uses
given that ample on-site parking is provided.




'RECOMMENDED CONDITIONS OF APPROVAL

That the projects be developed in substantial compliance and be consistent with the
conditions of the Site Plan No. 2013-077.

That the site be developed in substantial compliance with the approved site plan and floor
plan provided in Exhibits “A” and “B”.

That the sanctuary shall be limited to 71 persons.

That the site shall not be occupied until a buiiding permit has been issued, completed, and
approved for occupancy.

Building signhage shall require a separate building permit.

That the any inadequate landscaping on the parcel be replanted and restored including the
strip along the north property line. Landscaping and irrigation plans are required as a part
of the building permit.

That all applicable federal, state and city laws, codes and ordinances be met.

That the applicant submit to the City of Visalia a signed receipt and acceptance of
conditions from the applicant and property owner, stating that they understand and agree to
all the conditions of Conditional Use Permit No. 2013-19.

- APPEAL INFORMATION

According to the City of Visalia Zoning Ordinance Section 17.38.120, an appeal to the City
Council may be submitted within five working days following the date of a decision by the
Planning Commission on a conditional use permit application. An appeal shall be in writing
and shall be filed with the City Clerk at 707 W. Acequia Ave., 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.

Attachments:

Related Plans and Policies

Resolution No. 2013-23

Exhibit "A" — Site Plan

Exhibit “B” — Floor Plan

Exhibit “C" — Operational Statement
Exhibit “D” — Dance Studio Class Schedule
Site Plan Review Comments

General Plan Land Use Map

g Zoning Map

Aerial Photo |




RESOLUTION NO. 2013-23

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF VISALIA
APPROVING CONDITIONAL USE PERMIT NO. 2013-19, A REQUEST BY POTTER'S
HOUSE TO ESTABLISH A CHURCH IN A 2,500 SQUARE FOOT TENANT SPACE IN AN
EXISTING 5,000 SQUARE FOOT BUILDING. THE SITE IS LOCATED IN THE
PROFESSIONAL/ADMINISTRATIVE (PA) ZONE AT 430 W. CALDWELL AVE., NEAR THE
INTERSECTION OF CALDWELL AVENUE AND WEST STREET (APN: 123-240-020).

WHEREAS, Conditional Use Permit No. 2013-19, is a request by Potter's House
to establish a church in a 2,500 square foot tenant space in an existing 5,000 square
foot building. The site is located in the Professional/Administrative (PA) zone at 430 W.
Caldwell Ave., near the intersection of Caldwell Avenue and West Street (APN: 123-

240-020).

WHEREAS, the Planning Commission of the City of Visalia, after duly published
notice did hold a public hearing before said Commission on June 10, 2013, and

WHEREAS, the Planning Commission of the City of Visalia finds the Conditional
Use Permit to be in accordance with Chapter 17.38.110 of the Zoning Ordinance of the
City of Visalia based on the evidence contained in the staff report and testimony
presented at the public hearing; and

WHEREAS, the Planning Commission finds the project to be Categorically
Exempt consistent with the California Environmental Quality Act (CEQA) and City of
Visalia Environmental Guidelines.

NOW, THEREFORE, BE IT RESOLVED That the project is considered
Categorically Exempt under Section 15301 of the Guidelines for the Implementation of
the California Environmental Quality Act (CEQA). (Categorical Exemption No. 2013-
30). The project is exempt from further environmental review pursuant to CEQA Section

16332.

NOW, THEREFORE, BE IT FURTHER RESOLVED that the Planning
Commission of the City of Visalia makes the following specific findings based on the

evidence presented:

1. That the proposed project will not be detrimental to the public health, safety, or
welfare, or materially injurious to properties or improvements in the vicinity.

2. That the proposed conditional use permit is consistent with the policies and intent of
the General Plan and Zoning Ordinance. Specifically, the project is consistent with
the required finding of the Zoning Ordinance Section 17.38.110:

e The proposed location of the conditional use permit is in accordance with the
objectives of the Zoning Ordinance and the purposes of the zone in which the
site is located because staff has concluded that the church will not have a
negative impact on surrounding uses given that adequate on-site parking is
provided.

¢ The proposed location of the conditional use and the conditions under which it

would be operated or maintained will not be detrimental to the public health,

safety, or welfare, nor materially injurious to properties or improvements in the
Resolution No. 2013-23



vicinity because staff has concluded that the proposed church will not have a
negative impact on surrounding uses given that ample on-site parking is
provided.

BE IT FURTHER RESOLVED that the Planning Commission hereby approves

the Conditional Use Permit on the real property here in above described in accordance
with the terms of this resolution under the provisions of Section 17.38.110 of the
Ordinance Code of the City of Visalia, subject to the following conditions:

1.

That the projects be developed in substantial compliance and be consistent with the
conditions of the Site Plan No. 2013-077.

That the site be developed in substantial compliance with the approved site plan and
floor plan provided in Exhibits “A” and “B”.

That the sanctuary shall be limited to 71 persons.

4. That the site shall not be occupied until a building permit has been issued,

completed, and approved for occupancy.
Building signage shall require a separate building permit.

That the any inadequate landscaping on the parcel be replanted and restored
including the strip along the north property line. Landscaping and irrigation plans are
required as a part of the building permit.

7. That all applicable federal, state and city laws, codes and ordinances be met.
8. That the applicant submit to the City of Visalia a signed receipt and acceptance of

conditions from the applicant and property owner, stating that they understand and
agree to all the conditions of Conditional Use Permit No. 2013-19.

Resolution No. 2013-23



RELATED PLANS AND POLICIES -

Conditional Use Permits

17.38.010 Purposes and powers

In certain zones conditional uses are permitted subject to the granting of a conditional use permit.
Because of their unusual characteristics, conditional uses require special consideration so that they
may be located properly with respect to the objectives of the zoning ordinance and with respect to their
effects on surrounding properties. In order to achieve these purposes and thus give the zone use
regulations the flexibility necessary to achieve the objectives of this title, the planning commission is
empowered to grant or deny applications for conditional use permits and to impose reasonable
conditions upon the granting of such permits. (Prior code § 7525)

17.38.020 Application procedures
A. Application for a conditional use permit shall be made to the planning commission on a form
prescribed by the commission which shall include the following data:

Name and address of the applicant;
Statement that the applicant is the owner of the property or is the authorized agent of the owner;
Address and legal description of the property;

The application shall be accompanied by such sketches or drawings as may be necessary by
the planning division to clearly show the applicant's proposal;

5. The purposes of the conditional use permit and the general description of the use proposed;
6. Additional information as required by the historic preservation advisory committee.

B. The application shall be accompanied by a fee set by resolution of the city council sufficient to
cover the cost of handling the application. (Prior code § 7526)

W N =

17.38.030 Lapse of conditional use permit

A conditional use permit shall lapse and shall become void twenty-four (24) months after the date on
which it became effective, unless the conditions of the permit allowed a shorter or greater time limit, or
unless prior to the expiration of twenty-four (24) months a building permit is issued by the city and
construction is commenced and diligently pursued toward completion on the site which was the subject
of the permit. A permit may be renewed for an additional period of one year; provided, that prior to the
expiration of twenty-four (24) months from the date the permit originally became effective, an
application for renewal is filed with the planning commission. The commission may grant or deny an
application for renewal of a conditional use permit. In the case of a planned residential development,
the recording of a final map and improvements thereto shall be deemed the same as a building permit
in relation to this section. (Ord. 2001-13 § 4 (part}, 2001: prior code § 7527)

17.38.040 Revocation

Upon violation of any applicable provision of this title, or, if granted subject to a condition or conditions,
upen failure to comply with the condition or conditions, a conditional use permit shall be suspended
automatically. The planning commission shall hold a public hearing within sixty (60) days, in accordance
with the procedure prescribed in Section 17.38.080, and if not satisfied that the regulation, general
provision or condition is being complied with, may revoke the permit or take such action as may be
necessary to insure compliance with the regulation, general provision or condition. Appeals of the
decision of the planning commission may be made to the city council as provided in Section 17.38.120.
(Prior code § 7528)




17.38.050 New application

Following the denial of a conditional use permit application or the revocation of a conditional use permit,
no application for a conditional use permit for the same or substantially the same conditional use on the
same or substantially the same site shall be filed within one year from the date of denial or revocation of
the permit unless such denial was a denial without prejudice by the planning commission or city council.

(Prior code § 7530)

17.38.060 Conditional use permit to run with the land

A conditional use permit granted pursuant to the provisions of this chapter shall run with the land and
shall continue to be valid upon a change of ownership of the site or structure which was the subject of
the permit application subject to the provisions of Section 17.38.065. (Prior code § 7531)

17.38.065 Abandonment of conditional use permit

If the use for which a conditional use permit was approved is discontinued for a period of ocne hundred
eighty (180) days, the use shall be considered abandoned and any future use of the site as a
conditional use will require the approval of a new conditional use permit.

17.38.070 Temporary uses or structures
A. Conditional use permits for temporary uses or structures may be processed as administrative
matters by the city planner and/or planning division staff. However, the city planner may, at his/her
discretion, refer such application to the planning commission for consideration.

B. The city planner and/or planning division staff is authorized to review applications and to issue
such temporary permits, subject to the following conditions:

1. Conditional use permits granted pursuant to this section shall be for a fixed period not to exceed
thirty (30} days for each temporary use not occupying a structure, including promotional
enterprises, or six months for all other uses or structures.

2. Ingress and egress shall be limited to that designated by the planning division. Appropriate
directional signing, barricades, fences or landscaping shall be provided where required. A security
officer may be required for promotional events.

3. Off-street parking facilities shall be provided on the site of each temporary use as prescribed in
Section 17.34.020.

4. Upon termination of the temporary permit, or abandonment of the site, the applicant shall remove
all materials and equipment and restore the premises to their original condition.

5. Opening and closing times for promotional enterprises shall coincide with the hours of operation of
the sponsoring commercial establishment. Reasonable time limits for other uses may be set by
the city planner and planning division staff.

6. Applicants for a temporary conditional use permit shall have all applicable licenses and permits
prior to issuance of a conditional use permit.

7. Signing for temporary uses shall be subject to the approval of the city planner.

. Notwithstanding underlying zoning, temporary conditional use permits may be granted for fruit and
vegetable stands on properties primarily within undeveloped agricultural areas. In reviewing
applications for such stands, issues of traffic safety and land use compatibility shall be evaluated
and mitigation measures and conditions may be imposed to ensure that the stands are built and
are operated consistent with appropriate construction standards, vehicular access and off-street
parking. All fruits and vegetables sold at such stands shall be grown by the owner/operator or
purchased by said party directly from a grower/farmer.

C. The applicant may appeal an administrative decision to the planning commission. (Ord. 9605 § 30
(part), 1996: prior code § 7532).



17.38.080 Public hearing--Notice

A. The planning commission shall hold at least one public hearing on each application for a
conditional use permit.

B. Notice of the public hearing shall be given not less than ten days nor 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 occupied or to be occupied
by the use which is the subject of the hearing, and by publication in a newspaper of general
circulation within the city. (Prior code § 7533)

17.38.090 Investigation and report
The planning staff shall make an investigation of the application and shall prepare a report thereon
which shall be submitted to the planning commission. (Prior code § 7534)

17.38.100 Public hearing--Procedure

At the public hearing the planning commission shall review the application and the statement and
drawing submitted therewith and shall receive pertinent evidence concerning the proposed use and the
proposed conditions under which it would be operated or maintained, particularly with respect to the
findings prescribed in Section 17.38.110. The planning commission may continue a public hearing from
time to time as it deems necessary. (Prior code § 7535)

17.38.110 Action by planning commission
A. The planning commission may grant an application for a conditional use permit as requested or in
modified form, if, on the basis of the application and the evidence submitted, the commission

makes the following findings:

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

2. That the proposed location of the conditional use and the conditions under which it would be
operated or maintained will not be detrimental to the public health, safety or welfare, or materially
injurious to properties or improvements in the vicinity.

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

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

17.38.120 Appeal to city council

The decision of the City planning commission on a conditional use permit shall be subject to the appeal
provisions of Section 17.02.145. (Prior code § 7537) (Ord. 2006-18 § 6, 2007)

17.38.130 Effective date of conditional use permit

A conditional use permit shail become effective immediately when granted or affirmed by the council, or
upon the sixth working day following the granting of the conditional use permit by the planning
commission if no appeal has been filed. (Prior code § 7539)
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Christian Fellowship Ministries

May 15, 2013

To Whom It May Concern:

The following is a statement of operation for The Potter’s House Christian
Fellowship Ministries.

Sunday Worship -10:30 am & 6:00pm
Wednesday Mid-Week Service-7:30pm

The number of employees is zero, all work and ministry is done voluntarily by
church members.

Baptisms will be conducted off premises, and weddings will be conducted during
Sunday morning services and or off premises as needed.

Sunday school and nursery are provided during the regular service schedule as listed
on Sundays and Wednesdays.

The office hours are by appointment only through the Pastor.
Our ministry consists of 25 members.

Sincerely,

Eutimic Pefia/ Pastor

“ and Jesus sent them to preach the Kingdom of God, and to heal the sick,..” Luke 9:2

(home) 559-741-9087 (cell) 559-351-7049 (email Jtimpena@sbcglobal.net
3524 8. Heritage St, Visalia CA 93277

Exhibit "C"
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MEETING DATE 5/1/2013
SITE PLAN NO. 13-077
PARCEL MAP NO.

SUBDIVISION

LOT LINE ADJUSTMENT NO.

Enclosed for your review are the comments and decisions of the Site Plan Review committee. Please
review all comments since they may impact your project.

D RESUBMIT Major changes to your plans are required. Prior to accepting construction drawings
for building permit, your project must return to the Site Plan Review Committee for review of the
revised plans.

During site plan design/policy concerns were identified, schedule a meeting with
Planning D Engineering prior to resubmittal plans for Site Plan Review.,

[ ] solidweaste [ ] Parks and Recreation [ ] Fire Dept.

X| REVISE AND PROCEED  (see below)

D A revised plan addressing the Committee comments and revisions must be submitted for Off-
Agenda Review and approval prior to submitting for building permits or discretionary actions.

D Submit plans for a building permit between the hours of 8:30 a.m. and 4:30 p.m., Monday
through Friday.

}z Your plans must be reviewad by:

[] city counciL ] REDEVELOPMENT
PLANNING COMMISSION [ ] PARK/RECREATION
[ ] HISTORIC PRESERVATION ] otHeER

D ADDITIONAL COMMENTS Minor Conditional Use Permit is required.

If you have any questions or comments, please call Jason Huckieberry at (559) 713-4259.

Site Plan Review Committee

YLD PPER
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MEETING DATE  O/i/A3
SITE PLANNO.  |2-HT
PARCEL MAP NO.
'SUBDIVISION

LOT LINE ADJUSTMENT NO.

Enclosed for your review are the comments and decisions of the Slie Plan Review committes. Please
review all comments since they may impact your project.

D RESUBMIT  Major changes to your plans are required. Prior to accepting construction drawings
for buiiding permit, your project must retum to the Site Plan Review Commitiee for review of he

revised pians.
During site plan deslgn/policy concerns were identifled, schedule a meeting with

Planning Engineering prior to resubmittal plans for Site Plan Review.

[ ] soidwaste [ ]| ParksandRecreston [ ]  FireDept

'& REVISE AND PROCEED  (see below)

D A revised plan addressing the Committee comments and revisions must be submitted for Off-
Agenda Review and approval prior to submitting for building permits or discretionary actions.

D Submit plans for a building permit between the hours of 8:30 a.m. and 4:30 p.m., Monday
through Friday.

’:l Your plans must be reviewed by:

[ ] crry couNeiL [ ] REDEVELOPMENT
N
PLANNING commissioN ¥4bi™ ] PARK/IRECREATION
HISTORIC PRESERVATION [ ] oTHER

[]  ADDITIONAL COMMENTS
If you have any questions or comments, please cail Jason Huckleberry at (559) 713-4250,

Site @lan Review Commitiee



ITEM NO: 4 DATE: My 01, 2013

. SITE PLAN NO: SPR13077
City of Visalia PROJECT TITLE:  SMALL WORSHIP FACILITY
Building: Site Plan DESCRIPTION: ggé%ov':oismp FACILITY IN EXISTING 2,500 SF
Review Comments SUITES A ?'a?ﬁ’f\m ZgNmégl)rzE I?Ig':gllég"s} SFAREA
APPLICANT: POTTERS HOUSE
PROP OWNER: BLESS FRANK BRIAN
LOGATION: 430 W CALDWELL AVE
APN(B): 123-240-020

0 OR K

CLOOO00 0000000 K

NOTE: These are general commants and DO NOT constitute a complete plan check for your spacific project
Please refer to the applicable Callfornla Code & local ordinance for additional requirements.

A huilding permit will be required. For Information call (558) 713-4444
Submit 5 sets of professionally prepared plans and 2 sets of calculations. {Small Tenant improvements}

Submit 5 sets of plans prepared by an architect or engineer. Must comply with 2010 Califeraia Building Cod Sec. 2308 for conventional Jight-
frame construction or submit 2 sets of engineered calculations.

Indicate zbandoned walls, septic systems and extavations on construction plans.

neible to ensu liance with the following checked i H
ieet State and Federal requirements for accessibility for persons with disabilities.

A path of travel, parking and common area must comply with reguirements for access for persons with disabilities.
All accessible units required to be adaptabie for persons with disabilities.

Maintain sound transmission controf between unfts minimum of 50 5TC,

Maintain fire-resistive requirements at property fines.

A demotition permit & deposit is requlired. For informution coll (553} 713-4444

Obtain required permits from San loaguin Valley Air Pollution Board. For Information call (559} 230-6000

Plans must be approved by the Tulare County Health Department. For information coff (559f 624-8011

Project is located in flood zone * D Hazardous materials report,

Arrange for an on-sfte Inspection. (Fee for inspection $146.40) For Information coil (558) 713-4444
School Development fees. Commercial $0.47 per square foot. Residential $2.97 par square foot,

Park Developmaent fee § per unit collected with building permits,

Existing address must ba changed to be cansistent with city address. For information coll (558 713-4320
Acceptabie as submitted

No comments at this time

Additional comments:

(:.‘1': , Few f b Bl

Signature




ITEM NO: 4 DATE: Mav 01, 2012

SITE PLAN NO: SPR13077

Visalia Fire Department PROJECTTITLE:  smALL worswp FACILITY
i istant F; CRIPTION: SMALL WORSHIP FACILITY [y EXISTING 2,500 5F
Kurtis Bro“m,' Assistant Fire Marshal o PORTION OF 5,000 BUILDING O 18,108 SF AREA
707 W Acequia SUITES A & B (PA ZONED) (K DISTRICT)
Visalia, CA 93291 , APPLICANT: POTTERS HOUSE
3 | PROP OwNER: BLESS FRANK BRIAN

559-713-4261 gpsce
559-713-4808 firy

| LocaTion: 430 W CALDWELL AvE
| APN(S): 123-240.020

The following comments are applicable when checked:

[1  Referto Previous comments dgeq

during the plan review Process,

No fire Protection itemg Tequired for parce] map or lot line adjustment: however, any firture Projects wili
be subject to fire protection requirements,

Address numberg must be placed op the extetior of the building iy Such a position a5 to clearly ang
Plainly visible from the street. Numberg will be at least Six inches (6") high and shall be of 3 color to
contrast with theiy background, | multiple addresses served by a common driveway, the range of

numbers shaj] pe posted at the roadWay/driveWay.

The turning radiyg for emergency fire apparatus is 20 feet inside radiyg and 43 feet outside radjyg,
s identified 1o You during site plan comply with the requirements, Ay option js g

hammer-heaq constructed to City standards,

An access road js Tequired and shal] pe 4 minimum of 20 feg wide. The road shall be an all-weather
driving surface accessible prior o and during construction,

Page 1 of 2

[t |



ITEM NO: 8 DATE: Mav 01,2013

SITE PLAN NO: SPR13077
PROJECT TITLE: SMALL WORSHIP FACILITY
SMALL WORSHIP FACILITY IN EXISTING 2,500 SF

DESCRIFTION:
e
ity of Visalia APPLICANT: POTTERS HOUSE

gog;e fD‘;ﬁ ent PROP QWNER: BLESS FRANK BRIAN

al tm. LOCATION: 430 W CALDWELL AVE
303 S. Johnson St. APN(S): 123-240-020
Visalia, Ca. 93292
(559) 7134573

Site Plan Review Comments

E\ No Comment at this time.

1

[

ReqmoppmhmiwhmwmahmcommmdaﬁmsasmﬂfetyimmasPMam

Public Sefety Fupact foe:
Ordinance No. 2001-11 Chapter 16.48 of Title 16 of the Visalin Municipal Co
Effective date - Angust 17, 2001 %
Impactfeesshnl[beimposedbytheﬁtypmmnttothis&ﬂinmoeas condition of or i
co::g!'tmcﬁon with the approval of a development project. "NBWDGVe]me:utWDw
i uling, s of pnmelte o improveen L R Dogipon vhich o
! A of improvement previously existed, *Refer to i i
cotments for foe estimation. g Sile Pl

Not encugh information provided. Plesse provide additionsl informstion pertaining to: et

Territorial Reinforcement: Define property lines (private/public space),

Access Controlied / Restricted etc:

Lighting Concerns:

Landscaping Concems:

Traffic Concerns;




E T
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QUALITY ASSURANCE DIVISION

SITE PLAN REVIEW COMMENTS i
ITEM NO: 4 DATE: May 01, 2013
SITE PLAN NO: SPR13077
PROJECT TITLE: SMALL WORSHIP FACILITY
DESCRIPTION: SMALL WORSHIP FACILITY IN EXISTING 2,500 SF
PORTION OF 5,000 BUILDING ON 18,108 SF AREA
SUITES A & B (PA ZONED} (K DISTRICT)
APPLICANT: POTTERS HOUSE
PROP OWNER: BLESS FRANK BRIAN
LOCATION: 430 W CALDWELL AVE
APN(SY. 123-240-020

YOU ARE REQUIRED TO COMPLY WITH THE CITY OF VISALIA WASTEWATER
ORDINANCE 13.08 RELATIVE TO CONNECTION TO THE SEWER, PAYMENT OF
CONNECTION FEES AND MONTHLY SEWER USER CHARGES." THE ORDINANCE
ALSO RESTRICTS THE DISCHARGE OF CERTAIN NON-DOMESTIC WASTES INTO

THE SANITARY SEWER SYSTEM.

YOUR PROJECT IS ALSO SUBJECT TO THE FOLLOWING REQUIREMENTS:

[[J] WASTEWATER DISCHARGE PERMIT APPLICATION
[  SAND AND GREASE INTERCEPTOR —3 COMPARTMENT
[[] GREASEINTERCEPTOR____min.1000GaL
[] GARBAGE GRINDER-%HP, MAXIMUM_
[J  SUBMISSION OF A DRY PROCESS DECLARATION
NO SINGLE PASS COOLING WATER IS PERMITTED,
[] OTHER
[[]  SITEPLANREVIEWED-NO COMMENTS
CALL THE QUALITY ASSURANCE DIVISION AT (559) 713-4529 IF YOU HAVE ANY
QUESTIONS.
CITY OF VISALIA }n %
PUBLIC WORKS DEPARTMENT r. ®
QUALITY ASSURANCE DIVISION ' AUTHORIZED SIGNATURE
7579 AVENUE 288"
VISALIA, CA 93277 | 41y -1d

DATE



CITY OF VISALIA 1w N 4 HP SR
SOLID WASTE DIVISION SITE PLAN NO: SPR13077
336 N. BEN MADDOX PROJECT TITLE: SMALL WORSHIP FACILITY
VISALIA CA. 93291 DESCRIPTION: SMALL WORSHIP FACILITY IN EXISTING 2,500 SF
713 - 4500 PORTION OF 5,000 BUILDING ON 18,108 SF AREA
SUITES A & B (PA ZONED) (K DISTRICT)
COMMERCIAL BIN SERVICE APPLICANT; POTTERS HOUSE
PROP OWNER; BLESS FRANK BRIAN
No comments. LOCATION: 430 W CALDWELL AVE
APN(S): 123-240-020
Same comments 83  as

Revisions raquired prior to submitfing_ final plans. See comments helow.

Resubmittal required. See comments below.

Al U1

Customer respongible for all cardboard and other bulky recyclables to be broken down
be fore disposing of in recycle containars.

ALL refuse enclosures must be R-3 or R-4

Customsr must provide combination or keys for access to locked gates/bins

Type of refuse service not indicated.

Location of bin enclosure not acceptable, Sea comments below,

Bin enclosure not to city standards double.

Inadequate number of bins to provide sufficient service. Ses comments below.

Drive approach too narrow for refuse trucks access. See comments below.

Juonoo

Area not adequate for allowing refuse truck turning radius of :
Commercial { X ) 50 fi. outside 36 ft. inside; Residential ( } 35 ft. outside, 20 ft. inside.

>

Paved areas should be engineered to withstand a 55,000 b, refuse truck.

Bin enciosure gates are required

Hammerhead turnaround must be built per city standards.

Cul - de - sac must be huilt per cily standards.

JUI

Bin enclosures are for city refuse containers only. Grease drums or any cther
items are not allowed to be stored inside bin enclosures.

3
-

Area in front of refuse enclosure must be marked off indicating no parking

Enclosure will have to ba deslgned and located for a STAB service (DIRECT ACCESS}

Customer will be required to roll container out to curb for service.

il

Must be a concrete slab in front of enclosure as per city standarde



The width of the enclosure by ten(10) feet, minimum of six{6} inches in depth.

I

Roll off compactor's must have a clearance of 3 feet from any wall on both sides and
there must be a minimum of 53 feet clearance in front of the compactor
to allow the truck enough room to provids sarvice.

8in enclosure gates must open 180 degrees and also hingas must be mounted in front of post

see page 2 for instructions

EXISTING SERVICE OK.

Javier Hernandez, Solid Waste Front Load Supervisor  713-4338



BUILDING/DEVELOPMENT PLAN

REQUIREMENTS iITEMNO: 4 DATE: MAY 1, 2013
W SITE PLAN NO.; 13077
[lJason Huckleberry 713-4259 PROJECT TITLE: SMALL WORSHIP FACILITY
[IKen McSheehy 713-4447 DESCRIPTION: SMALL WORSHIP FACILITY IN EXISTING 2,500
[{Adrian Rubalcaba 713-4271 SF PORTION OF 5,000 SF BUILDING ON 18,108
SF AREA SUITES A & B (PAZONED) (K
DISTRICT)
APPLICANT: POTTERS HOUSE
PROP OWNER: BLESS FRANK BRIAN
LOCATION: 430 W CALDWELL. AVE

APN: 123-240-020

SITE PLAN REVIEW COMMENTS

Instatl curb return with ramp, w1th

[:]Dnve approach size: IﬂUse radius refurn;

Msidewalk: - . widith; ] . partkway widthat '

DdRepair and/or replace any sniewa!k across the public street frontage(s) of the subject site that has become
uneven, cracked or damaged and may constitute a tripping hazard.

Eﬁsplace any surk and gutter across the public mm fmmag&lSi ef the subject sile that has become uneven.
_and has created areas where water canstand. -

[]nght-of-way dedication required. A title report is requnred for verlflcatton of ownership.

[TiDeed required prior to issulng building permit; :

["ICity Encroachment Permit Required.

Insurance certificate with general & auto liability ($1 million each) and workers compensation ($1 million),
valid business license, and appropriate contractor's license must be on file with the City, and valid
Underground Service Alert # provided prior to issuing the permit.

GaiTrans Encroachment Pemit required, ] Ca!Trans comments required prior io issuing buﬂding ﬁeﬂwt,

. Contacts: David Deel! {planning) 488-4088. . '

DLandscape & Lighting DistrictHome Owners Association required prior to approval of Finat Map
Landscape & Lighting District will maintain common area landscaping, street lights, street trees and local
streets as applicable. Submit completed Landscape and Lighting District application and filing fee a min. of
75 days before approval of Final Map. Contact Doug Damko, 713-4268, 315 E. Acequia Ave.

[landscape & irrigation improvenient plans to be submitied for each phass. Landseaps plans will:need to.

" comply with the City's street tree erdinance. The iocafions of strest trees near infersections will need
comply with Plate SD-1 of the Cay improvement standards. -A street tree and landscape master pian for afl
phases of the subdivision will need fo be submitted with’ ﬂae imhai phasa to assist City staff in the fﬂrmahan
of the iandscape and highting assessment district :

E]Gradmg & Dralnage plan required. If the proiect is phased then a master plan is required for the entire
project area that shall include pipe network sizing and grades and street grades. [X] Prepared by registered
civil engineer or project architect. [ | All elevations shall be based on the City’s benchmark network. Storm
run-off from the project shall be handled as follows: a) [] directed to the City's existing storm drainage
system; b) [_] directed 1o a permanent on-site basin; or c) L] directed to a temporary on-site basin is
required until a connection with adequate capacity is available to the City's storm drainage system. On-site
basin: 3 maximum side slopes, perimeter fencing required, provide access ramp to bottom for
maintenance.

ClGrading permit i ratuiréd for ciéaring ‘and earfuork perfarmed prior todssuanee of the building permit,

[IShow finish elevations. (Minimum slopes: A.C. pavement = 1%, Concrete pavement = 0.25%. Curb & Gutter
=.020%, V-gutter = 0.25%)

{I8how adjacent property:grade elevaﬁans A;eiaimng wail will be: fequlred for grade differences greater thaﬂ
0.5.feet at the property line,. :

[CJAll public streets within the pro;ect Timits and across the pro;ect frontage shail be :mproved to their full W|dth
subject to available right of way, in accordance with City policies, standards and specifications.

1




Traffic indexes per gify standards: e s e
Install street striping as required by the City Engmeer
{linstall tardscape curbing (typical at-parking fot planters), :
[_JMinimum paving section for parking: 2" asphalt concrete pavmg over 4" Class 2 Agg. Base or 4" concrete

pavement over 2" sand.
Paving section to traffic index of 5.0 min. for solid waste truek travel path,

[___]Provlde “R” value tests: gach at .

[Tviritten commends required from ditch company . Contacls:  James Siva 747-1177 for Modse;
Persian, Watson, Oakes, ﬁemmmg. Evans Diteh and. Peoples Dilch; Jemy Hill €86-3425 for Tularé Iﬂsigaiiﬁn'
Canal, Packwood and Cameren Creeks: Bruce George 747-5601 for Milt Creek and 8t Jobn's River; . .

['_]Access required on ditch bank, 15" minimum [ | Provide wide riparian dedication from top of bank.

1_IShew Osak trees with drip lines and aﬁiaeent gfeda eievaﬁms T3 Pwieet Oak irees dumg wmuwhaﬁ ‘in,

*_accordance with Gity requirernents.

[CJA permit is required to remove oak trees. Contact Davnd Pendergraft at 713-4295 for an Oak tree evaluatlon
or permit to remove. [ A pre-construction conference is requwed

T IRelosats existing ulility peles andior faciliies: :

[TUnderground ail existing overhead utilities wi hin the pro;ect llrmts Exlstmg overhead electncal
50kV shall be exempt from undergrounding.

T I8ubjest to exisling ReimBursement Agreement 1o réwnbiirss’ prior. develépsr ™ LR Y

[X] Fugitive dust will be controlled in accordance with the applicable rules of San Joaqum Valley Air Dlstrlct'

Regulation Vill. Copies of any required permits will be provided to the City.

{X] If the project requires discretionary approval from the Cily, # may Be subject to the San Joagquin Vailey Air

District’s Rule 9510 indirect Solirce Review perﬂae ms mpimabmg cﬂhna A mpyef the appnmd AlA

application will be provided fo the Cly.

BIf the project meets the one acre of disturbance criteria of the State s Storm Water Program then coverage

under General Permit Order 2009-0009-DWQ is required and a Storm Water Poilution Prevention Plan

(SWPPP) is needed. A copy of the approved permit and the SWPPP will be provided to the City.

over

[JComply with prior comments. [ JResubmit with additional information. [ JRedesign required.

Additional Comments:
1. Refresh striping of existing handicap stall; to meet current City standards.

2. Plan check and inspection fees apply; due at time of building permit.



SUMMARY OF APPLICABLE DEVELOPMENT IMPACT FEES

Site Plan No: 13077
Date: 5/1/2013

&Immaty of applleah!a Devabpment Impaet Fees to be oeitestadatﬂae ﬁmeeﬁ:uilding permit:
|{?reiiminaryesﬂmmealy! Pinaifeeswubebasedonmedmeiopmmfeesahedtdemeﬁeetatm

{Fee Schedule Date:5/3/2013)
(Project type for fee rates:CHURGH)

Existing uses may qualify for credits on Development Impact Fees. OFFICE

ij Transpnﬂaﬁm imﬁarﬁt Fee

D Trunk Line Capacity Fee

[ Sewer From Fout Fes

[] Storm Drain Acg/Dev Fee

(] Perk Acqiav Foo

D Noﬁhéast Specific I’;I;an Fees

] Waterways Acquisition Fes

D Public Safety tmpact Fee: Police

[[]' Public Safety impact Fee: Fire -~
[ Public Fecility Impact Fee
L] Partang indisu ~

Reimbursement:

1.) No reimbursement shall be made except as provided in a written reimbursement agreement between the City and the
developer entered into prior to commencement of construction of the subject facilities.

2.) Reimbursement is available for the development of arterial/collector sireets as shown in the City’s Circulation Element
and funded in the City's transportation impact fee program. The developer will be reimbursed for construction costs
and right of way dedications as outlined in Municipal Code Section 16.44. Relmbursement unit costs will be subject to
those unit costs utilized as the basis for the fransportation impact fee.

3.} Reimbursement is available for the construction of storm drain trunk lines and sanitary sewer trunk lines shown in the
City’s Storm Water Master Plan and Sanitary Sewer System Master Plan. The developer will be reimbursed for

construction costs associated with the instail%

Adrian Rubalcaba




SITE PLAN REVIEW COMMENTS
CITY OF VISALIA TRAFFIC SAFETY DIVISION
May 1, 2013

TEM NG &

F7F PLAN N SPRLITY

PROJECT TTILEY  guiaLL WORSHIP FACILITY )

PESCRIPTION: SRIALL WORSHIS FACILITY IN EXETING 2,500 SF PORTION OF &.000 BUILDSGE ON 15,108 5P
AREA SUFTES A & B {(PA LONED (K DBTRIZTY

AEBLIGANT: POTTERS WOUSE
RO, OWNER SLESS FRANK BRIAN
LODETEON, 450 W SALDWELL AVE
AFHBYE 42R-DAL.020

THE TRAFFIC DIVISION WILL PROHIBIT ON-STREET PARKING AS DEEMED NECESSARY

[J No Comments

[ See Previous Site Plan Comments

[ instali Street Light(s) per City Standards.

1 Install Street Name Blades at Locations.

(] install Stop Signs at Locations.

L] Construct parking per City Standards PK-1 through PK-4.
[J Construct drive approach per City Standards.

[ Traffic Impact Study required.

Additional Comments:
+ Restripe the parking stalls and parking signs into compliance.

Eric Bons

13-077.docx



SITE PLAN REVIEW COMMENTS

Paul Bernal, Planning Division {558} 713-4025
Date: May 1, 2013

SITE PLAN NO: 13-077
PROJECT TITLE:  SMALL WORSHIP FACILITY
DESCRIPTION: SMALL WORSHIP FACILITY IN EXISTING 2,500 SF PORTION OF 5,000

BUILDING ON 18,108 SF AREA SUITES A & B (PA ZONED) (K
DISTRICT)

APPLICANT TiTLE: POTTERS HOUSE

PROP. OWNER: BLESS FRANK BRIAN

LOCATION TITLE: 430 W CALDWELLAVESTE:A&B
APN TITLE: 123-240

General Plan: PAQO - Professional / Admin. Office
Existing Zoning: PA ~ Professional / Admin. Office

Planning Division Recommendation:

Revise and Proceed
[} Resubmit

Project Requirements

+ Conditional Use Permit
o Building Permit
s Additional \nformation As Needed

PROJECT SPECIFIC INFORMATION: 05/01/2013

BON

5.
6.

A CUP is required for a church in the PA zone.

Provide a detailed operational statement and fioor plan with the CUP application submittal.
Restripe the parking lot.

Staff will timit the number of seats in the main sanctuary given the amount of parking provided
on site that is shared with the adjacent dance studio.

All dead and/or removed landscaping shall be replaced.

Any proposed signage requires a separate building permit.

CITY GENERAL PLAN CONSISTENCY

Staff initial finding is that the proposed site plan 1S CONSISTENT with the City General Plan.
Because this project requires discretionary approval by the City Council and/or Planning
Commission the final determination of consistency will be made by the Planning Commission

and/or City Coungcil.

Design District: “K” [17.30.270]

The following development standards shall apply to property located in district K.

New development of property within this district shall comply with the conditions of approval of the
applicable planned unit development permit. New development of property not situated within a
planned unit development shall conform with development standards as determined by the site
plan review commitiee as provided in Section 17.18.020.

Parking: As prescribed in Chapter 17.34

1
SITE PLAN # 2013-077




Parking:

1.

Parking shall be provided based on one parking space for every four permanent seats in the
principal assembly area or room, or one parking space for every thirty (30) square feet of floor
area, whichever is greater (see Zoning Ordinance Section 17.34.020Q), Staff may restrict the
number of seats in the church based on staffs comments regarding the parking lot (see
above).

30% of the required parking stalis may be compact and shall be evenly distributed in the lot
(Zoning Ordinance Section 17.34.030.1).

Provide handicapped space(s) [see Zoning Ordinance Section 17.34.030.H).

An 80 sq. ft. minimum landscape well is required every 10 contiguous parking stalls (Zoning
Ordinance Section 17.34,040.D & 17.30.130.C).

No repair work or vehicle servicing allowed in a parking area (Zoning Ordinance Section
17.34.030.L}.

No parking shall be permitted in a required front/rear/side yard (Zoning Ordinance Section
17.34.030.F).

Landscaping:

1.

2.

3.

On September 30, 2009, the State Model Water Efficient Landscape Ordinance (MWELO)
was finalized by the State Department of Water Resources to comply with AB 1881. AB 1881
along with the MWELO became effective on January 1, 2010. As of January 1, 2010, the
State Model Water Efficient Landscape Ordinance became effective by adoption of a City
urgency ordinance on December 21, 2009. The ordinance applies to projects installing 2,500
square feet or more of landscaping. It requires that landscaping and irrigation plans be
certified by a qualified entity (i.e. Landscape Architect) as maeting the State water
conservation requirements. The City's implementation of this new State law will be
accomplished by seif-certification of the final landscape and irrigation plans by a California
licensed landscape architect or other qualified entity with sections signed by appropriately
licensed or certified persons as required by the ordinance. NOTE: Prior to a final for the
project, a signed Certificate of Compliance for the MWELO standards is required
indicating that the landscaping has been installed to MWELO standards.

All landscape areas fo be protected with 6-inch concrete curbs (Zoning Ordinance Section
17.30.130.F).

All parking lots to be designed to provide a iree canopy to provide shade in the hot seasons
and sunlight in the winter months.

Maintenance of landscaped areas. - A landscaped area provided in compliance with the
regulations prescribed in this title or as a condition of a use pemit or variance shall be planted
with materials suitabie for screening or ornamenting the site, whichever is appropriate, and plant
materials shall be maintained and replaced as needed, to screen or omament the site. (Prior

code § 7484)

Lighting:

1. All lighting is to be designed and installed so as to prevent any significant direct or indirect
light or glare from falling upon any adjacent residential property. This will need to be
demonstrated in the building plans and prior to final on the site.

2. Parking lot and drive aisle lighting adjacent to residential units or designated property shouid
consider the use of 15-foot high light poles, with the light element to be completely recessed
into the can. A reduction in the height of the light pole will assist in the reduction/elimination
of direct and indirect light and glare which may adversely impact adjacent residential areas.

3. Building and security lights need to be shielded so that the light element is not visible from the
adjacent residential properties, if any new lights are added or existing lights relocated.

4. NOTE: Failure to meet these lighting standards in the field will result in no occupancy for the

building until the standards are met.

2
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5. In no case shall more than 0.5 lumens be exceeded at any property line, and in cases where
the adjacent residential unit is very close to the property line, 0.5 lumens may not be

acceptable.

The comments found on this document pertain to the site plan submitted for review on the
above referenced date. Any changes made to the plan submitted must be submitted for

additional review.

NOTE: Staff recommendations contained in this document are not to be ¢onsidered support for a
particular action or project unless otherwise stated in the comments.

Sigm
Pl

A ——
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Christian Fellowship Ministries

April 24, 2013

To Whom It May Concern:

The following is a statement of operation for The Potter’s House Christian
Feliowship Ministries.

Sunday Worship -10:30 am & 6:00pm
Wednesday Mid-Week Service-7:30pm

QOur ministry consists of 25 members.

Sincerely,

P " and Jesus sent them to preach the Ringdom of God, and to heal the sick,..” Lukg 9:2
A THECTIRT

LN RV
MITIETRIEE

(home} 559-741-9087 (cell) $59-351-7049 {emnil )timpena@sbcglobal.net
3524 S. Heritage St, Visadia, CA 93277



General Plan
Land Use Map

~OAK-VIEW: -

WEST:- === s

(
———: Streets

Major Strest

[ ParceLs

|| AGRICULTURE
BUSINESS RESEARCH PARK
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REPORT TO CITY OF VISALIA PLANNING COMMISSION

A¥3ALI4: HEARING DATE: June 24, 2013

bt e =

"S.%SL " PROJECT PLANNER: Brandon Smith, AICP, Senior Planner
s 713-4636

SUBJECT: General Plan Amendment No. 2011-03: is a request to expand the 129,000
Population Urban Development Boundary by 19.3 acres to include the subject
site, and fo change the General Plan land use designation from 19.3 acres of
Urban Reserve to 3.3 acres of Shopping/Office Commercial and 16.0 acres of
Residential Medium Density. This site is located at the southeast comner of
Demaree Street and Visalia Parkway. APN 126-011-020

Change of Zone No. 2011-04: is a request to change the Zoning designation
from 19.3 acres of Agriculture (A) to 3.3 acres of Planned Shopping/Office
Commercial (P-C-SO) and 16.0 acres of Multi-family Residential, 3,000 sq. ft.
minimum site area per dwelling unit (R-M-2). This site is located at the
southeast corner of Demaree Street and Visalia Parkway. APN 126-011-020

STAFF RECOMMENDATION

Staff recommends that the Planning Commission recommend_denial of General Plan
Amendment No. 2011-03 and Change of Zone No. 2011-04. Further, staff recommends that no
action be taken on Mitigated Negative Declaration No. 2013-10. These recommendations are
based on the findings in Resolution Nos. 2013-25 and 2013-26.

The recommendation for denial is based primarily on the finding that the proposed project,
despite being inside the City limits, represents premature growth since the property is outside of
the current 129,000 Population Urban Development Boundary (UDB) and would represent a
break from the current edge of urban development that is contiguous with Visalia Parkway.

Staff has previously advised the applicant that the required findings to re-designate and rezone
“Reserve” areas, consistent with General Plan Land Use Policies 4.1.1 and 6.2.6, cannot be
made at this point in time. Specifically, the site is not different from other Reserve-designated
land south of Visalia Parkway and should not develop ahead of other properties already inside
of the existing 129,000 Population UDB.

The recommendation to not take action on whether to recommend adoption of the Mitigated
Negative Declaration is made because a recommendation for denial of the project would negate
the need for accompanying environmental documentation.

RECOMMENDED MOTION

| move to adopt Resolution Nos. 2013-25 and 2013-28, recommending that no action be taken
for Mitigated Negative Declaration No. 2013-10 and recommending denial of General Plan
Amendment No. 2011-03 and Change of Zone No. 2011-04.

PROJECT DESCRIPTION

Background

The subject site is a singie parcel about 20 acres in size that currently has a General Plan Land
Use designation of Urban Reserve and a Zoning designation of Agriculture. The site originally
came into the City limits in 1998 with the intention of developing as a golf driving range. The




Agriculture zoning designation was applied to the site as a measure to prevent urban growth
since the property was still outside of the active growth boundary. Additionally, a restrictive
covenant was recorded with the property to maintain an agriculture or open space-based land
use. This covenant expired on December 15, 2012. The propegty has never developed since its
annexation and remains vacant today. '

Description

The applicant, Ravi Homes LLC, is requesting approval of a General Plan Amendment and
Change of Zone that would amend the City's 129,000 Population UDB location and the land
use and zoning designations on the site to facilitate a new horizontal mixed-use development.
A conceptual plan diagram submitted with the application, attached as Exhibit “A”, illustrates the
locations of the land use and zoning designations as well as future commercial/retail and
residential uses envisioned for the site.

The property is located outside of the current Urban Development Boundary (129,000
Poputation), which runs east-west along the Visalia Parkway alignment. The General Plan
Amendment includes a request to modify the growth boundary to include the subject site which
is located immediately south of Visalia Parkway.

A Shopping / Office Commercial land use designation and Planned Shopping / Office
Commercial (C-SO) zoning designation would be applied to 3.3 acres on the west side of the
site facing Demaree Street. This area is shown on the conceptual plan to include a 6-pump
service station, a drive-through car wash, a 3,040 square-foot convenience store, and three
buildings totaling 19,500 square feet for commercial retail. A Medium Density Residential land
use designation and Multi-family Residential (R-M-2) zoning designation would be applied to the
remaining 16 acres. This area is shown on the map to include a 48-unit senior housing
complex and an 80-unit “small-lot" residential subdivision with vehicular access to the north and
west. Should the GPA and COZ applications be approved, the applicant intends to move
forward with obtaining entitlements (i.e. Conditional Use Permits, Tentative Subdivision Map)
that would facilitate the land uses shown on the conceptual plan.

- BACKGROUND INFORMATION

General Plan Land Use Désignation: Urban Reserve
Zoning: Agriculture

Surrounding Zoning and Land Use: North: Visalia Parkway; R-1-6 (Single-Family
Residential) zone / Vacant land with approved Los

Pinos tentative subdivision map for single-family
residences

South: County AE-20 ({Agricultural Exclusive) zone /
Vacant land

East: County PD-R-A-43 (Rural Residential) zone /
Rural residences on cne-acre lots

Waest: Demaree Street; County AE-20 (Agricultural
Exclusive) zone / Plowed vacant land, rural
residence

Environmental Review: Mitigated Negative Declaration No. 2013-10

Special Districts: None
Site Pian: 2010-128; 12-033




RELATED PROJECTS

Annexation No. 97-04 was completed and recorded on April 2, 1998, and brought the property
into the City limits with a zoning of Agriculture. The Annexation was approved despite being
located outside of the 98,700 Population UDB, which was the current UDB at the time, since the
proposed use of a golf driving range was allowed as a conditional use in the Agriculture zone.

As part of Annexation No. 97-04, a Declaration of Restrictions (“Declaration”) was entered into
and signed by the property owners at the time. The Declaration limited the type of land use on
the property to agriculture, open space, or open space recreational for a period of 15 years,
though the Declaration could be extinguished after 10 years if the criteria for extension of the
20-year growth boundary were met. The Declaration ultimately expired on December 15, 2012.

Conditional Use Permit No. 98-04, approved by the Planning Commissicn on March 9, 1998,
was a request to establish a stand-alone golf driving range with a small clubhouse and
storage/maintenance building on the property. This land use was allowed under the Declaration
as an open space recreational facility. The Conditicnal Use Permit was never acted upon and

subsequently expired.

PROJECT EVALUATION

This request is proceeding at the owner’s initiative ahead of the General Plan Update so that
the project can be analyzed independent of the time frame associated with the General Plan
Update. If the proposed General Plan Amendment and Change of Zone were ultimately denied
by the City Council, the applicant would have the option of waiting until the new General Plan is
adopted and then conforming to that Plan, or requesting renewal of the original golf driving
range CUP.

Staff recommends denial of the General Plan Amendment and Change of Zone based primarily
on the finding that the proposed project, though being inside the City limits and designated by
the General Plan as Urban Reserve, would result in premature growth under the current
General Plan’s growth boundaries. This finding is supported by the location of the property
being outside of the current 129,000 Population UDB. In addition, development of the site
would represent a break from the current periphery of urban development which runs along
Visalia Parkway. The original intent of the site was for it to be a golf driving range, which was
the basis for approval of the annexation. Adjusting the UDB to include the site ahead of
expanding the entire UDB would be viewed as inconsistent with the annexation.

Furthermore, the required findings to re-designate and rezone “Reserve” areas outside of the
current UDB, consistent with General Plan Land Use Policies 4.1.1 and 6.2.6, cannot be made
at this point in time. Staff's analysis (see following section) concludes that development must
occur within the existing 129,000 Population UDB before the boundary can be expanded.

Staff has made the applicant aware of the inconsistency with the current Urban Development
Boundary from the onset of the project’s evaluation at Site Plan Review in 2010, as indicated in
the Planning Division Comment No. 4 of Site Plan No. 2010-128. At the time the Planning
Division recommended the applicant participate in the General Plan Update effort and make a
formal request to the General Plan Update Review Committee (GPURC) toward the proposed
land uses.

Notwithstanding the Planning Division’s recommendation, the applicants also had the option to
file GPA and COZ applications and pursue the project on their own initiative ahead of the
General Plan Update. The applicants chose that path. Concurrently, the applicants
participated in the GPURC meetings and made a verbal request that the property be in the
initial growth boundary based on its inclusion in the City limits.




General Plan Consistency — Urban Boundaries

The project site is currently located in the next developable growth area - the 165,000
Population (2020) UDB — of the General Plan Land Use Element. It is located immediately
outside of the 129,000 Population (2010) UDB, the growth boundary currently in effect. The
129,000 Population UDB runs along Visalia Parkway, on the north side of the project site.

The property has a unique history in that it was annexed into the City in 1998, despite being
outside the 98,700 and the 129,000 Population UDBs at the time, with a zoning of Agriculture
(consistent with Land Use Policy 4.1.1) and a restriction that the property remain a non-
urbanized use (see Related Projects section). This restriction has since expired but the
property still retains its Agriculture zoning designation, which according to Policy 4.1.1 can only
be redesignated and rezoned if certain findings can be made.

The City has generally discouraged individual properties from annexing and
developing/urbanizing outside of the UDB, since doing so on a piece-meal basis would be
inconsistent with General Plan policies that promote comprehensively looking at the City’s land
use capacity and infrastructure before moving outward. Exceptions have been made for land
uses needed to serve present and future populations, such as the future school complex at the
northwest corner of Akers and Riggin which was added to the UDB in 2009.

Land Use Element Policy 6.2.6 establishes criteria for annexation, and in this case urbanization
of land, outside of the current UDB. This is due to the fact that the proposed site was
previously annexed but not eligible for urban development. Staff has found that the criteria in
the policy cannot be satisfied for this project, as supported by the analysis below:

a. the proposal is required for orderly and efficient land use planning with Visalia's
planning area

« The proposal would not further orderly land use planning within Visalia as it
constitutes a grant of special privilege for urbanizing a single property while
leaving surrounding properties unable to develop, essentially leap-frog
development. The current UDB boundary utilizes Visalia Parkway as a “hard
edge” for limiting development, as supported by Land Use Element Policy
6.1.2.

e The proposal constitutes premature growth beyond the UDB, particularty
since the thresholds for buildout within the existing UDB (described in
Appendix C of the Land Use Element) have not been met. Several hundred
acres of residential land inside the 129,000 Population UDB in the northwest
(Demaree/Riggin) and southeast (Caldwell/Lovers) still remain undeveloped.

b. the land is designated consistent with the City's Land Use Element Map

¢ Although land use designations are proposed for the property, land use
designations have not yet been identified for the balance of the surrounding
properties in the 165,000 Population UDB having an Urban Reserve
designation. The placement of land use designations at this site is not being
done in a comprehensive manner that considers the land supply needs and
projected infrastructure demands in the surrounding area.

Land Use Element Policy 4.1.1, which states that Residential land in the latter growth
boundaries shall be designated Reserve and zoned Agriculture, further estabiishes findings that
must be made for re-designating Reserve areas outside of the current UDB toward residential
land uses. Staff has found that the criteria in the policy cannot be satisfied for this project, as
supported by the analysis below:




Additional land is necessary to meet the residential land development needs in
order to maintain a supply of zoned residential land equal to 130 percent of the
total acreage necessary to accommodate total planning area residents projected
fo the succeeding ten years.

¢ The threshold of 30% flexibility within the current 129,000 Population UDB
has not been met. Based on current data for all residential lands, there are
11,515 residential acres developed within this boundary. This is less than the
threshold of 12,486 acres which is the number of designated acres excluding
the 30% flexibility factor.

e In addition, adding land to the current UDB ahead of expansion to the next
growth boundary would result in adding to the number of developable acres
in the current UDB and further prolonging the period at which the percentage
of residential buildout will be reached before advancing to the next growth
area. This can be viewed as a grant of special privilege for allowing a single
property to urbanize while leaving surrounding Reserve properties unable to
develop.

The additional land is either adequately served or can be served by planned and
programmed public facilities including streets, sanitary sewer, water, police/fire
protection, and other urban services and facilities.

¢ The additional land is not currently served by planned and programmed
public facilities, but has been planned for such facilities for over 20 years. A
sanitary sewer main currently exists along Visalia Parkway, although sewer
will need to be extended to the boundary of the site. Street improvements
and storm drain facilities currently exist along two sides of the land. Water,
poficeffire, and other City services can be extended to the site.

Land within the existing 10-year growth area is either developed or can not be
developed in a time-frame appropriate to meet the needs of the community.

e There is presently a large amount of undeveloped residential land within the
existing 10-year growth area (4,717 acres) that is available for development.
A significant amount of this land (1,216 acres) has either been tentatively
mapped for residential development or has been subdivided through a
recorded final map but not yet developed.

Additional land is determined to provide a significant social and economic benefit
to the community.

o While the proposed land uses on the site will bring in additional property and
sales tax revenue to the city and will provide a mixture of housing options to
the City including affordable housing, there are other availabie sites within the
growth boundary that can accommodate these same uses.

infill has been achieved in the interior of the community consistent with Policy
6.2.3 (5).

o The threshold of 15% flexibility within the 1988 Urban Improvement Boundary
has been met, but the threshold of 20% flexibility within the 98,700
Population UDB has not been met. Based on current data for all residential
lands, there are 11,116 residential acres developed within this boundary.
This is less than the threshold of 11,216 acres which is the number of
designated acres excluding the 20% flexibility factor.



General Plan Consistency — Land Use Designations

The proposed change in land use and zoning and the commercial development associated with
the request could be viewed as consistent with existing General Plan policies that pertain to
Shopping / Office Centers (C-SO) and Medium Density Residential (MDR).

Land Use Element Policy No. 3.5.7 states that the C-SO designation is intended “for a range of
neighborhood and community-level commercial and office uses” and is “generally characterized
as strip or linear in nature and serving a non-regional market area.” The concept plan
submitted with the project illustrates a gas station, convenience store, car wash, and retail
shops which would generally serve the surrounding neighborhood and regional traffic along
Demaree Street. Because of the site’s proximity to two principal transportation corridors and
adjacent residential development, the allowance of neighborhood and community-level
commercial uses could be considered suitable for this location. In addition, the site's
configuration is linear along Demaree Street. No other C-SO commercial designations currently
exist in the immediate area, and no commercial designations exist within a half-mile of the site.
In order to approve the land use designation, the City Council would have to make a
determination under Policy No. 3.5.7 that the location is appropriate for C-SO and in
conformance with the intent of the Land Use District.

The MDR land use and zoning designations are being requested to accommodate the density
ranges of development shown in the concept plan submitted for the site. Land Use Element
Policy No. 4.1.19 calls for a density of 10 to 15 dweliing units per net acre. The 48-unit senior
housing on the concept plan would be developed at 13.8 units per acre. The single-family
residential subdivision on the concept plan, with lot sizes ranging from about 3,500 to 5,100
square feet that are below R-1-6 standard, would be developed at about 10 units per net acre.

Mixed-Use Development Plan Concept

The land use plan envisioned for the subject site is a horizontally-integrated mixed-use
development consisting of commercial and two residential neighborhoods. The concept is
described further in a concept narrative prepared by the applicant and attached as Exhibit “D".
Typical elevation renderings of the proposed fand uses were also provided by the applicant and
aftached as Exhibits “B” and “C". The applicants have indicated to staff that upon approval of
the GPA and COZ applications, Conditional Use Permit and Tentative Subdivision Map
applications would then be filed facilitate the development illustrated in the pian and narrative.

The concept plan and concept narrative together illustrate an integrated project with unique and
thought-out design features. Contributing to the mixed-use aspect of the project, an agreement
would be entered into for the site to allow for shared pedestrian access among the uses
including access to pocket parks/common areas. The residential subdivision iliustrates streets
terminating at the property line which would allow for the possibility of future connectivity to the
south, notwithstanding access to the subdivision being gated entry.

Inclusion Into Design District

A Design District must be assigned for the commercial-designated property to apply
development standards. Should the Planning Commission, and ultimately the City Council,
approve the project, the applicant has requested and staff concurs that Design District “K”
would be appropriate for the proposed commercial development site.

Per the Visalia Zoning Ordinance, Section 17.30.270, Design District K standards are
established with the conditions approval of the applicabie planned unit development permit (Site
Plan Review approval). This recommendation is based on the lack of pre-established
development standards for any commercial properties in this quadrant excepting Design District
A along Mooney Boulevard. As such, Design District K provides the best opportunity to ensure




that the future development's development standards are compatible with like and surrounding
development.

The applicant has provided likely design standards for the project in the Concept Narrative,
Exhibit “D”.
Traffic and Circulation

The subject site is bordered by Demaree Street on the west and Visalia Parkway on the north.
Demaree Street is an arterial roadway with two through lanes in each direction, and dedicated
right and left turn lanes at Visalia Parkway. Improvements were completed earlier this year to
widen the street to four lanes between the cities of Visalia and Tulare.

Visalia Parkway is an arterial roadway with one through lane in each direction and dedicated
right turn lanes at Demaree Street. Only the north half of the street is built at this time. Full
arterial improvements will include two through and dedicated left turn lanes. Upon development
of the project, the portion fronting Visalia Parkway will be built to full improvements. The street
is unbuilt further to the east between Dans Lane and County Center Street, where a bridge is
needed to cross Packwood Creek.

A Traffic Impact Analysis was conducted for the specific land uses identified in the concept plan
and its impacts to roadways and intersections in the vicinity of the project site. The analysis
considered existing roadway conditions and year 2035 base conditions, with and without the
project conditions. The analysis confirmed that the surrounding roadway network identified in
the City’s Circulation Element could support the land use changes. The analysis further
identified recommended roadway and intersection improvements to the vicinity of the project to
ensure that the project wouid operate at acceptable LOS “D” conditions or better through 2035.

Land Use Compatibility / Noise

As part of the project's environmental review which takes into account future development of
the site, noise generation impacts were evaluated. Staff identified during the project’s Site Plan
Review that the close proximity of the car wash to the senior housing complex (less than 100
feet distance) could result in the residential component not meeting Community Noise
Standards.

A Noise Analysis has been prepared for the car wash and concludes that the operation of the
car wash can meet Community Noise Standards as described in Visalia Municipal Code
Chapter 8.36 and with noise mitigation incorporated into the project. The mitigation is cited in
the project's Mitigated Negative Declaration, and would be enforced at the time that a
Conditional use Permit is obtained for the car wash.

Environmental Review

The California Environmental Quality Act (CEQA) does not apply to projects which an agency
rejects or disapproves, per the CEQA Guidelines Section 15270. Thus, in the event that the
City Council denies the proposed project, the Planning Commission and ultimately the City
Council is not required to take environmental action pursuant to CEQA statutes.

However, there is potential that the project could be approved by the City Council. With this
contingency, an Initial Study and Mitigated Negative Declaration (MND) has been prepared for
this project consistent with CEQA Guidelines. The MND could be utilized if the City Council
approved the project. Based on staffs recommendation of denial for the General Plan
Amendment and Change of Zone, it is recommended that no action be taken at this time with
regards to the Initial Study, Mitigated Negative Declaration and Mitigation Monitoring Program
prepared for the project.



The Initial Study prepared for this project discloses that a significant, adverse environmental
impact related to noise may occur with regards to the proximity of the car wash and the senior
housing. The Mitigated Negative Declaration circulated for this project contains a Mitigation
Monitoring Program with construction and operational measures as mitigation for the noise
impact referenced above. The mitigations contained in the Mitigation Monitoring Program will
effectively reduce the environmental impact of noise to a level that is less than significant.

RECOMMENDED FINDINGS

General Plan Amendment No. 2011-03

1.

That the proposed General Plan Amendment is inconsistent with the policies and intent of
the General Pian and Zoning Ordinance. Specifically, the project is inconsistent with
General Plan Land Use Policy Nos. 4.1.1 and 6.2.6 on the basis that the proposal
constitutes premature growth beyond the UDB as the thresholds for buildout within the
existing UDB (described in Appendix C of the Land Use Element) have not been met. In
addition, there is presently a large amount of undeveloped residential land within the
existing 10-year growth area (129,000 Population UDB) that is available for development.

That the proposed General Plan Amendment is inconsistent with General Plan Land Use
Policy No 3.5.7 for locating Shopping Office Centers. Specifically, the location of the land
use designation is not appropriate for the site at this time.

That the proposed General Plan Amendment is in conflict with the adopted goals and
objectives of the Land Use Element in locating public services in a future growth area. Land
Use Element Goal 5 and Objectives 5.1.A and 5.1.B support long-term planning for public
facilities to support future urban growth. The subject site is not currently served by public
facilities, and the extension of services to the subject site would not further orderly
development and coordinate services planning in step with the Land Use Element’s growth
management policies.

That the proposed General Plan Amendment would not be detrimental to the public health,
safety, or welfare, and materially injurious to properties in the vicinity.

Change of Zone No. 2011-04

1.

That the proposed General Plan Amendment is inconsistent with the policies and intent of
the General Plan and Zoning Ordinance. Specifically, the project is inconsistent with
General Plan Land Use Policy Nos. 4.1.1 and 6.2.6 on the basis that the proposal
constitutes premature growth beyond the UDB as the thresholds for buildout within the
existing UDB (described in Appendix C of the Land Use Element) have not been met. in
addition, there is presently a large amount of undeveloped residential land within the
existing 10-year growth area (129,000 Population UDB) that is available for development.

That the proposed General Plan Amendment is inconsistent with General Plan Land Use
Policy No 3.5.7 for locating Shopping Office Centers. Specifically, the location of the land
use designation is not appropriate for the site at this time.

That the proposed General Plan Amendment is in conflict with the adopted goals and
objectives of the Land Use Element in locating public services in a future growth area. Land
Use Element Goal 5 and Objectives 5.1.A and 5.1.B support long-term planning for public
facilities to support future urban growth. The subject site is not currently served by public
facilities, and the extension of services to the subject site would not further orderly
development and coordinate services planning in step with the Land Use Element's growth
management policies.




4. That the proposed General Plan Amendment would not be detrimental to the public health,
safety, or welfare, and materially injurious to properties in the vicinity.

Attachments:

e Related Plans and Policies

» Ownership Disclosure Statement

¢ Resolution / Ordinance

o Exhibit "A" — Concept Development Plan

s Exhibit “B” — Typical Elevation Renderings of Proposed Commercial Uses
¢ Exhibit “C” — Typical Elevation Renderings of Proposed Residential Uses
» Exhibit “D” — Concept Narrative

s Exhibit “‘E” — Supplemental Application Statement

¢ Exhibit “F* — Proposed General Plan Land Use Designations

¢ [nitial Study / Mitigated Negative Declaration No. 2013-10

e Site Plan Review Comments

e General Plan Land Use Map: Zoning Map; Aerial Map; Location Sketch




RELATED PLANS AND POLICIES

LAND USE ELEMENT OF THE GENERAL PLAN

3.5 COMMERCIAL LAND DEVELOPMENT AND LAND USE

Objectives

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

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

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

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

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

2020 with appropriate phasing.

Implementing Policies

3.5.1

3.5.2

3.5.7

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

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

properties.

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

1. Dinuba Highway, between Ferguson and Houston.

2 East side of Ben Maddox Way, between Main Street and Houston.

3 Murray Street corridor between Divisadero to Conyer.

4. Houston corridor, between Divisadero and Turner.

5 Noble Avenue corridor between Ben Maddox and Pinkham. Also, land locked or

infill parcels may be added to this designation when they are merged with
adjacent properties to obtain Noble Avenue frontage.

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




7. Cain Street and Goshen Avenue.

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

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

4.1 RESIDENTIAL LAND DEVELOPMENT AND LAND USE

Objectives

A. Ensure adequate land area is available for future housing needs.

B. Encourage efficient residential development.

C. Encourage development of comprehensively planned, compact, well-integrated areas

F.

for single-family and multi-family residential development using schools, neighborhood
parks, and open space conservation facilities as key planning components.

Provide new residential areas that offer a variety of housing densities, types, sizes,
costs and locations to meet projected demand throughout the community.

Identify locations for multi-family developments which are accessible to major
transportation routes, mass transit facilities, commercial areas, schools, and recreation

facilities.

Protect existing and proposed residential areas.

Implementing Policies

4.1.1

Designate residential land area which is adequate to meet the needs of the community
over the next thirty years. Residential land in the last two 10-year growth areas shall be
designated 'Reserve.' These Reserve areas are to be zoned Agriculture. Reserve areas
may be redesignated and rezoned to the appropriate residential land use designation
and zone if the following findings are made by the Planning Commission and the City
Council:

1. Additional land is necessary to meet the residential land development needs in
order to maintain a supply of zoned residential land equal to 130 percent of the
total acreage necessary to accommodate fotal planning area residents projected
to the succeeding ten years.

2. The additional land is either adequately served or can be served by planned and
programmed public facilities including streets, sanitary sewer, water, policeffire
protection, and other urban services and facilities.

3. Land within the existing 10-year growth area is either developed or can not be
developed in a time-frame appropriate to meet the needs of the community.



4.1.5

4.1.19

5.1

4, Additional land is determined to provide a significant social and economic benefit
to the community.

5. Infill has been achieved in the interior of the community consistent with Policy
6.2.3 (5).

Identify residential areas adjacent to roadways and other noise-sources (i.e., railroads,
airport, industry) which require setbacks and/or special sound-proofing to reduce
negative noise-related impacts, as identified in the Noise Element. Mitigation measures
shall include the following:

a. The performance standards of the City's Noise ordinance.

b. Noise mitigation "packages” including the use of setbacks to ensure that the
exterior noise levels at the closest building facade do not exceed 65 dB Ldn and
interior noise exposure of 45 dB Ldn or below.

c. For multi-family development, site design techniques shall be used to reduce the
need for supplemental noise mitigation requirements. Also, investigate the
feasibility of requiring greater setbacks for multi-family residential development
along arterials and collectors as an alternative to walls and fences.

d. The City shall consider minimizing the development of new residential land uses
in the area east of the industrial park and adjacent to other existing major
commercial/industrial.

Promote Medium Density Residential development (up to 33 persons per acre - 10 to
15 dwelling units per net acre) which typically consists of duplex, triplex and four-plex
development for in-fill or new development at local/collector and/or collector/collector
intersections fo @ maximum of 50 units in one contiguous development on sites ranging
from 3.5 to 5 acres. Medium Density Residential developments on sites less than 3.5
acres at arterial/collector intersections may also be considered. All proposals in excess
of 11 units shall require a conditional use permit. Medium density developments may
be permitted on corner lots in single family zones where they can be provided in
conformance with Policy 4.1.20. Medium density residential developments may also
be used in infill areas where they can be made to be consistent with adjacent
properties through the conditional use permit process and contract zoning.

‘WASTEWATER AND TREATMENT PLANT, SANITARY SEWER, STORM

DRAINAGE

Objectives:

A.
B.

Coordinate facilities and services planning to implement land use goals and objectives.

Plan the location, cost, and funding of facilities and services in advance of need.

implementing Policies

0.1.7

Coordinate urban growth management planning with public and private utilities.



6.1

Objectives

A.
B.

6.2

GENERAL GROWTH MANAGEMENT

Provide for an orderly and efficient transition from rural to urban land uses.

Minimize urban sprawl and leap-frog development by encouraging compact, concentric
and contiguous growth.

URBAN BOUNDARIES

Objective

A.

Implement and periodically update a growth management system which will:

-t

2
3.
4

guide the timing, type, and location of growth
preserve resource lands
protect natural features and open space

encourage technigues which encourage energy conservation

Implementing Policies

6.2.3

6.2.5

Establish Urban Development Boundaries (UDB's), to accommodate estimated City
population for the years 2000, 2010, and 2020, as the urbanizable area within which a
full-range of urban services will need to be extended to accommodate urban
development. These boundaries shalt be established based on the following factors: -

1.

Adequate residential, commercial and industrial capacity for the projected
population.

Inclusion of a thirty percent (30%) vacancy factor ("flexibility factor") for
residential development and a twenty percent (20%) vacancy factor for
commercial development.

Adequacy of infrastructure including existing and planned capacity of sewerage
system, treatment plant, water system, schools, roadways, and other urban
services and facilities.

Community growth priorities.

Progressive increase in the percentage of buildout in existing developed areas
of the community, to a maximum of 80 percent buildout. Compliance with this
policy shall be according to the methodology described in Appendix C.

Expansion of the urban development boundary shall be accomplished through
amendment of the Land Use Element and be based on the above findings.

Annexation to the City is the appropriate method for urbanization within the Visalia
Urban Area Boundary.



6.2.6 Annexation of land outside of the current Urban Development Boundary may be
permitted only if:

a. the proposal is required for orderly and efficient land use planning with Visalia's
planning area, and

b. the land is designated consistent with the City's Land Use Element Map.

6.3 AGRICULTURAL LAND PROTECTION

Objective

A. Protect agricultural land from premature urban development.
Implementing Policies

6.3.4 Increase residential densities to reduce the need for conversion of prime agricultural
land. Techniques to be utilized include usage of mixed use planned unit developments,
integration of duplexes in single family subdivisions and development of properties to,
at least, the minimum densities specified in the Land Use Element and map.

VISALIA MUNICIPAL CODE

Chapter 17.16: P(R-M) MULTI-FAMILY RESIDENTIAL ZONES

Section 17.16.010 Purpose and intent.

in the P(R-M) multi-family residential zone, the purpose and intent is to provide living areas within
the two multi-family residential zones (one medium density and one high density) 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. (Ord. 9717 § 2 (part}), 1997:
prior code § 7290)

Chapter 17.18: PLANNED COMMERCIAL ZONES

Section 17.18.010 Purposes.

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

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

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

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



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

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

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

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

8. Ensure compatibility with adjacent land uses.

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

3. Pianned Shopping/Office Zone--(P-C-S0O). The purpose and intent of the planned
shopping/ office zone district is to provide areas for a wide range of neighborhood and community level
retail commercial and office uses. This district is intended to provide for the transition from service and
heavy commercial uses where they exist in this district to retail and office and to provide areas for
neighborhood goods and services where shopping centers may not be available.

Chapter 17.44: AMENDMENTS

Section 17.44.070 Action of city planning commission.

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

Chapter 17.54: GENERAL PLAN AMENDMENTS

Section 17.54.070 Action of city planning commission.

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



Existing streets directly adjacent to the site _Visalia Parkway on the north and Demaree on the west

Existing uses _Vacant

Existing improvements/structures _None

PROPERTY OWNERS:

If there are more than two owners, piease provide information and signature(s) on a separate sheet,

Name {print) _Dr. Malik Baz Name !print} _Dr, Tejinder Randhawa

Mailing Address 7471 N. Fresno St, Fresno, CA 93729 _Mailing Address 838 E. Omaha Ave, Fresno, CA 93720

Phone 559-436-4500 Phone 558-817-2951

Statement: |/We declare under penalty of perjury that | am/we are the iegal owner(s} of the property
involved in this application. |/We authorized the verson named in this application as the Project Main
Contact to act 3s my/our representative w/n]Clty Staff regarding the processing of this application.

9’2—‘;? Jo—o Lm.@m@seh\ﬁ_

_ﬁ_..._-'
Date ( Propertvy Owner Signature
4 i 2
idefm e f —_— . ‘
< fA] ) il Loptnativrn § 0 o ipn e,
-
Date i f’mtlertv Owner Signature

PROJECT MAIN CONTACT/REPRESENTATIVE:

{This is the person who will be the main contzct with City Staff, and wil! receive al! correspondence.)

Name {printj _Mary Beztie, Director of Planning & Environmental Services

Firm/Company __TPG Consulting, Inc.

Mailing Address __222 N. Garden St, Suite 100, Viszlia, CA

Phone _ 559-738-8072 Fax _ 559-739-8377 Email __mbeatie@tpgconsulting.net

Statement: | will be the main contact and representative of the proposed project with City Staff during
the processing of this applicatior. | declare under penalty of perjury that all statements and documents
submitted with this application are true and correct to the best of my knowledge.

8-24-12 7 T
/ ik L'";{_L'.!:)rfx‘w P s

Date Representatlve Stgnature

CDOCUME~INMBAZALOCALS~ 1\Temp\City GPACQZ application 8-28-12.doc



VERSION 1-8-06, SUPERSEDES ALL PREVIOUS VERSIONS Page 2 of 3

OTHER INVOLVED PARTIES:

Fil} in all that apply.
Is the property currently in escrow? If so, o whom? _ NA
{Write “none” if property is not in escrow)

Developer/Builder

Mailing Address

Phone Fax

Contractor

Engineer

Architect:  Weber Iness, Associates, [nc. 6730 N. West, Suite #111, Fresno, CA 93711

NAMES OF PRINCIPALS, PARTNERS, OR TRUSTEES:

List the names of any and all principals, partrers, and/or trustees where any property owner or
developer/builder is a corporation, partnership, or trust. For corporatiens, provide names of officers,
and directors. For trusts provide names of trustees and beneficiaries.

The Baz Family Trust Tejinder S. Randhawa
Trustee: Malik N. Baz & Anne Harkiran K. Randhawa
Marie Baz
Beneficiaries: vialik M. Baz & Beneficiaries: Tejinder 5.
Anne Marie Baz Rancdhawa & Harkiran K.
Ranchawa
VERSION 1-5-06 SUPERSEDES ALL PREVIOUS VERSIONS Page3of3

S:\Prajectsti1 [-1256 Ravi Homes\Work Product\city applications\City GPACOZ application R-28-12.doc



RESOLUTION NO. 2013-25

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF VISALIA
RECOMMENDING DENIAL OF GENERAL PLAN AMENDMENT NO. 2011-03:

A REQUEST TO EXPAND THE 129,000 POPULATION URBAN DEVELOPMENT
BOUNDARY BY 19.3 ACRES TO INCLUDE THE SUBJECT SITE, AND TO CHANGE
THE GENERAL PLAN LAND USE DESIGNATION FROM 19.3 ACRES OF URBAN
RESERVE TO 3.3 ACRES OF SHOPPING/OFFICE COMMERCIAL AND 16.0 ACRES
OF RESIDENTIAL MEDIUM DENSITY. THIS SITE IS LOCATED AT THE
SOUTHEAST CORNER OF DEMAREE STREET AND VISALIA PARKWAY,
SITUATED WITHIN THE CITY LIMITS OF VISALIA, COUNTY OF TULARE, STATE
OF CALIFORNIA. (APN: 126-011-020)

WHEREAS, General Plan Amendment No. 2011-03 is a request to expand the
129,000 Population Urban Development Boundary (UDB) by 19.3 acres to include the
subject site, and to change the General Plan land use designation from 19.3 acres of
Urban Reserve to 3.3 acres of Shopping/Office Commercial and 16.0 acres of
Residential Medium Density. This site is located at the southeast corner of Demaree
Street and Visalia Parkway, situated within the City limits of Visalia, County of Tulare,
State of California. (APN: 126-011-020); and

WHEREAS, the Planning Commission of the City of Visalia, after duly published
notice did hold a public hearing before said Commission on June 24, 2013; and

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

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

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission
recommends that the City Council take no action with respect to the California
Environmental Quality Act (CEQA) in accordance with CEQA Guidelines Section
15270, wherein CEQA does not apply to projects which a public agency rejects or
disapproves.

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

1. That the proposed General Plan Amendment is inconsistent with the policies and
intent of the General Plan and Zoning Ordinance. Specifically, the project is
inconsistent with General Plan Land Use Policy Nos. 4.1.1 and 6.2.6 on the basis
that the proposal constitutes premature growth beyond the UDB as the thresholds
for buildout within the existing UDB (described in Appendix C of the Land Use
Element) have not been met. In addition, there is presently a large amount of



undeveloped residential land within the existing 10-year growth area (129,000
Population UDB) that is available for development.

2. That the proposed General Plan Amendment is inconsistent with General Plan Land
Use Policy No 3.5.7 for locating Shopping Office Centers. Specifically, the location
of the land use designation is not appropriate for the site at this time.

3. That the proposed General Plan Amendment is in conflict with the adopted goals
and objectives of the Land Use Element in locating public services in a future
growth area. Land Use Element Goal 5 and Objectives 5.1.A and 5.1.B support
long-term planning for public facilities to support future urban growth. The subject
site is not currently served by public facilities, and the extension of services to the
subject site would not further orderly development and coordinate services planning
in step with the Land Use Element’s growth management policies.

4, That the proposed General Plan Amendment would not be detrimental to the public
health, safety, or welfare, and materially injurious to properties in the vicinity.

BE IT FURTHER RESOLVED that the Planning Commission of the City of
Visalia recommends denial to the City Council of the General Plan Amendment
described herein, in accordance with the terms of this resolution under the provisions of
Section 17.54.070 of the Ordinance Code of the City of Visalia and based on the above
findings.

RESOLUTION NO. 2013-25



RESCLUTION NO. 2013-26

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF VISALIA
RECOMMENDING DENIAL OF CHANGE OF ZONE NO. 2011-04:

A REQUEST TO CHANGE THE ZONING DESIGNATION FROM 19.3 ACRES OF
AGRICULTURE (A) TO 3.3 ACRES OF PLANNED SHOPPING/OFFICE
COMMERCIAL (P-C-SO) AND 16.0 ACRES OF MULTI-FAMILY RESIDENTIAL, 3,000
SQ. FT. MINIMUM SITE AREA PER DWELLING UNIT (R-M-2). THIS SITE IS
LOCATED AT THE SOUTHEAST CORNER OF DEMAREE STREET AND VISALIA
PARKWAY, SITUATED WITHIN THE CITY LIMITS OF VISALIA, COUNTY OF
TULARE, STATE OF CALIFORNIA. (APN: 126-011-020)

WHEREAS, Change of Zone No. 2011-04 is a request to change the Zoning
designation from 19.3 acres of Agriculture (A) to 3.3 acres of Planned Shopping/Office
Commercial (P-C-SO) and 16.0 acres of Multi-family Residential, 3,000 sq. ft. minimum
site area per dwelling unit (R-M-2). This site is located at the southeast corner of
Demaree Street and Visalia Parkway, situated within the City limits of Visalia, County of
Tulare, State of California. (APN: 126-011-020); and

WHEREAS, the Planning Commission of the City of Visalia, after duly published
notice did hold a public hearing before said Commission on June 24, 2013; and

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

presented at the public hearing; and

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

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission
recommends that the City Council take no action with respect to the California
Environmental Quality Act (CEQA) in accordance with CEQA Guidelines Section
15270, wherein CEQA does not apply to projects which a public agency rejects or
disapproves.

BE IT FURTHER RESOLVED that the Planning Commission of the City of
Visalia recommends denial to the City Council of Change of Zone No. 2011-04, based
on the following specific findings and based on the evidence presented:

1. That the proposed General Plan Amendment is inconsistent with the policies and
intent of the General Plan and Zoning Ordinance. Specifically, the project is
inconsistent with General Plan Land Use Policy Nos. 4.1.1 and 6.2.6 on the basis
that the proposal constitutes premature growth beyond the UDB as the thresholds
for buildout within the existing UDB (described in Appendix C of the Land Use
Element) have not been met. In addition, there is presently a large amount of
undeveloped residential land within the existing 10-year growth area (129,000
Population UDB) that is available for development.



2. That the proposed General Plan Amendment is inconsistent with General Plan Land
Use Policy No 3.5.7 for locating Shopping Office Centers. Specifically, the location
of the land use designation is not appropriate for the site at this time.

3. That the proposed General Plan Amendment is in conflict with the adopted goals
and objectives of the Land Use Element in locating public services in a future
growth area. Land Use Element Goal 5 and Objectives 5.1.A and 5.1.B support
long-term planning for public facilities to support future urban growth. The subject
site is not currently served by public facilities, and the extension of services to the
subject site would not further orderly development and coordinate services planning
in step with the Land Use Element’s growth management policies.

4. That the proposed General Plan Amendment would not be detrimental to the public
health, safety, or welfare, and materially injurious to properties in the vicinity.

BE IT FURTHER RESOLVED that the Planning Commission of the City of
Visalia recommends denial to the City Council of the Change of Zone described herein,
in accordance with the terms of this resolution under the provisions of Section
17.44.070 of the Ordinance Code of the City of Visalia and based on the above
findings.

RESOLUTION NO. 2013-26
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Concept Narrative for:

The Demaree & Visalia Parkway
Mixed Use Development Plan RAVL tomes 10

Proposed by Ravi Homes, LLC

VISION:

A horizontally integrated mixed use development consisting of senior housing, medium density/small
lot single family residential, office/retail commercial, and convenience store, gasoline service and
carwash commercial.

LAND USE & ZONING SUMMARY:

General Plan Designation Zoning District Design District/Density
Existing -Urban Reserve (20+ gross acres (ga) -Agriculture (20+ ga) | None
Proposed -Shopping/Office Commercial -P-C-S0 (3.25+ ga.) “K” for commercial only
ropose -Residential Medium Density (10-15 du/ga) | -R-M-2 (16% ga.] 10 du/gross acre (ga)
GPU Eauivalent -Commercial Mixed Use Unknown Not specified
quivaie -Medium Density Residential Minimum 10-15 du/ga

SUMMARY OF KEY COMPONENTS OF PROPOSED PROJECT

[  Shopping/Office Commercial — 3.25+ gross acres
1. 18,500+ sf of retail/office space consisting of 3 separate buildings; each 6,500 + sf on 2.25, acres
2. 3,040+ sf neighborhood convenience commercial store on 1.0 + acre with associated:
a. Gas fueling facility with 6 pumps
b. Automated self-serve car wash with a 990 sf wash & dry drive through enclosure
Shared parking between the two sites by signed agreement
4. Enhanced pedestrian oriented connection between the Residential and Commercial developrment
connecting to a landscaped, shaded paseo-style, pedestrial friendly courtyard between 2 of the 3
commercial builidngs.

Residential Medium Density — Senicr Living Community — 3.5+ gross acres
1. Estimated six single story buildings for Senior Housing on approximately 3.5 acres
2. Estimated 48 individual garden apartment units 6-10 units per building
3. An approximately 2,850+ sf Club House
4. Apartment Buildings and Club House surrounded by landscaped common open areas and
interconnecting pathways.
Covered on-site parking at a minimum ratio of 1.3 spaces per living unit.
Two gated entries for security purposes.
7. Landscaped frontage on Visalia Parkway with decorative, 50%# open, wrought iron fence.
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Ravi Homes Concept Narrative for:

A single point of keyed access to the northwesterly pocket park within the SFR development, for
keyed access to the adjacent commercial development.

Residential Medium Density — Detached Small-Iot Single-Family Community — 12.5+ gross
acres

83 total lots, ranging in size from approximately 3,500 to 5,000+ sq. foot lots

81 lots for detached single family residential units

2 common area landscaped pocket park open-space lots, with

Two gated entries for security purposes.

Two floor plans; one with double car garage for larger lots, one with single car garage for smaller
lots

Curb, gutter, sidewalk along both sides of all internal streets

Curb, gutter, sidewalk, parkway strip and landscaping per City standards along Demaree and Visalia
Parkway frontages.

Single point of keyed access, to be shared with Senior Community, freom the northwesterly pocket
park to the adjacent commercial development.

Private interior streets,

Decorative block wall along rear yards backing onto Visalia Parkway, with 5-ft. of landscape area
between wall and 5-ft. sidewalk and 10- ft parkway strip between sidewalk and back of curb {City
standard). Similar block wall separating the Commercial Development from the Residential; will
serve as noise attenuation also between the car wash area and the senior housing.

PROPOSED DESIGN STANDARDS — Design District ‘K™

The development of the subject project will be approved through a subsequentty filed Conditional Use Permit.
The development is proposed to be subject to provisions of Zoning Ordinance Section 17.30.270: Development
standards—Design district K. The standards would likely include:

A. Bullding Height: Fifty (50) feet maximum

B. Required yards:

1. SFR Community

a. Front: Alternating large lot with twenty (20) feet and small lot w ten(10) feet

b. Side: Three (3) feet on shared “garage” sides, five (5) feet on shared “"house” side

¢. Rear: Alternating large lot with twenty (20) feet and small lot with fifteen (15) feet to
house and Five (5) feet to garage, minimum

d. Rear yards abutting existing residential to the East: No less than fifteen (15) feet to the
house, five (5) feet to the garage

e. Rear yard abutting commercial: No less than fifteen (15} feet to the house, five (5) feet to
the garage

f. Double-front lots along Visalia Parkway only: No less than fifteen {15) feet to the house,
five (5) feet to the garage
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Ravi Homes Concept Narrative for:

Demaree & Visalia Parkway Mixed Use Development

2. Senior Community
a. Setback from Visalia Parkway: Minimum 4-foot meandering pathway with minimum 5 ft of
landscaping on either side.
b. Setback from Commercial: Minimum fifteen (15) feet from block wall on commercial
property; height to be as determined by noise study.
c.  Setback from Interior Roadways: Minimum 4-foot meandering pathway with minimum 5
ft of landscaping on either side.

3. Commercial

Sethack from FOC along Visalia Parkway: Minimum 15 ft of mounded landscaping.
Setback from FOC Demaree Street: Minimum 15 ft of mounded landscaping.

Side Abutting Sr. Community: Fifteen (15) feet from face of block wall

Rear Abutting Commercial: Zero {0) feet

Rear Abutting Residential: Twenty-Five {25) feet

Pop o

Parking:

1. SFR Community — Large lot: Two covered spaces per lot, Small lot: one covered space per lot,
one uncovered tandem space {house plans will be paired so that garages and associated
driveways are adjacent, thereby maximizing the linear feet of available curbing for parallel
parking)

2. Senior Community — One covered space per unit for residents, one uncovered space per each 4
units for guests.

3. Commerical — Shared parking (via signed mutual agreement between property owners and City)

Site Area: Approximately 19.32 gross acres
1. SFR Community: Approximately 12.5 gross acres
2. Senior Community: Approximately 3.5 gross acres
3. Commercial: Approximately 1.0 gross acre and 2.25 gross acres — for approximate total of 3.25 ac.

ANTICIPATED OPERATIONAL CONSIDERATIONS

o
600

e
L

Shared parking on two commercial parcels by mutual signed agreement between property owner{s) and
City

Gated access from senior community jnte northwesterly pocket park of SFR controlled by mutual
covenant recorded on both parcels and enforced by Senior Community HOA.

Gated access from northwesterly pocket park of SFR info commercial parcel controlled by mutual
covenant on both parcels and enforced by SFR HOA.

Footprints of dwellings proposed for alternating lots will be such that driveways are adjacent in pairs to
allow for greater continuous curb lengths between lots for an-street parking.

The Senior Community is proposed to have controlled gated entry-ways off Visalia Parkway to provide a
more secure living environment.

The SFR Community is proposed to have controlled gated entry ways from Visalia Parkway and Demaree
to provide a more secure living environment.

Two, turf landscaped “common area” pocket parks are proposed within the SFR Community to provide
oppertunities for communai social gatherings with amenities including at @ minimum, but not limited to:
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Ravi Homes Concept Narrative far: ,

Demaree & Visalia Parkway Mixed Use Development

landscape irrigation, perimeter walking paths connecting to street-side sidewalks, built-in benches and
or tables with seating, shade trees, built-in barbeque, and decorative trash containers. The pocket parks
will be maintained by the HOA.

Enhanced pedestrian connection (e.g. stamped colored concrete or brick works) between the residential
and commercial areas of the overall planned community will be provided from the northwesterly pocket
park to pedestrian oriented paseo between two of the three commercial buildings. Access to and from
the paseo will be controlled by some type of card lock system available only to the residents of the
Senior and SFR Communities. The paseo will be maintained by the owner of the commercial parcel.
Depending on tenant and building code window requirements, expanses of unarticulated pasec-facing
walls could feature murals invited from the Visalia Arts Community consistent with City of Visalia,
Cultural Plan and public art policies. (“Visalia Arts Consortium”??)

The paseo will include night-time, as well as, security-style lighting (pedestrian oriented), drip irrigated
shade trees, benches, decorative trash containers, lighted bollards to prevent vehicle passage and a
water feature centered on the access driveway from Demaree into the site.

SaProjectsi] 1-1236 Ravi Homes\Work Produciicity applicationsidrafl Concept Narrative 3-7-12.doc



Cont'd SUPPLEMENTAL to GPA / COZ APPLICATION for:

Ravi Homes, LLC, Proposed Visalia Parkway / Demaree Mixed Use Project

“List the Reasons justifying the loss of zoning and land use designations by this project. Cite General
Plan Policies Affecting the Request.”

General Plan Urban Development Boundoary:
According to the current City of Visalia General Plan Map there are many parcels around the City that lay

outside the existing City limits but within the 129,000- and 165,000-population Urban Development
Boundaries. However, the subject property is one of four anomaly locaticns around the entire
perimeter of the City boundary where parcels lay inside the City limits but outside the current 129,000-
population Urban Development Boundary. The other three locations include:

1) West of McAuliff adjacent to the north side of the St. John's River;

2) South of the westerly extension of Crowley and the southerly extension of Elko west to Camp
Drive; and

3) West of SR 99 south of SR 198 along the frontage road.

Neither the current General Plan nor its EIR, provide any specific indication or rationale why these
anomaly parcels should be limited from development even though they are already inside the City
Limits.

Of the site and three other areas identified above lying inside the City limits but lying outside the
129,000 UDB line, the subject site is the only parcel of land designated Urban Reserve but zoned with
the most development-restrictive “Agricultural” zoning. The site is currently fallow and has not
supported a viable agricultural use in over 20 years, well before the current “2020 Plan” was adopted
back in 1991. In this circumstance the zoning seems to be an anomaly also; as the “Agricultural” zone
seems to be applied without reason as a “holding zone”, rather than a zone consistent with any policy as
to the City’s intentions for how it would like the “Urban Reserve” designation implemented.

The subject site is 20+ ac. and represents less than .01% of the total 23,300 sqg. ac. area in the City.
Given this relative smatl square area compared to the remainder of the City, impacts from development
of these lands are likely to result In inconsequential or de-minimus impacts.

Nonetheless, the subject property owner must first amend the General Plan to extend the Urban
Development Boundary to include his parcel. [Note: Such relocation of the UDB would be consistent with
the recommended location of the Tier 1 UDB in the proposed General Plan Update Land Use Map.]

The proposed development will result in a mixture of land uses that are intended to be developed in an
integrated fashion to will help meet the needs of the City of Visalia for a broader range of housing
choices, and with neighborhood level commercial uses to support the projects residential uses,

Approval of the requested General Plan Amendment will provide a range of housing types which will
offer a diversity of choice toward meeting the needs of the changing population and demographic
within the City of Visalia. Moreover, the site is located near an existing school, Cottonwood Creek, as
well as broader commercial services on Demaree and on South Mooney Boulevard.
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The proposed project will meet the needs of local residents, and will comply with the following General
Plan Objectives:

Objective 4.1.B — Ensure efficient residential development.

The subject property is located at the southeast corner of Demaree Avenue and Visalia Parkway.
Sewer, water, storm droinage, and dry utilities exist in Demaree Avenue along the frontage of the
property and within Visalia Parkway west of its intersection with Demaree. The proposed project will
provide for a variety of commercial and office uses, a gasoline fueling station, car wash and
neighborhood convenience market, as well as single family residential and senior housing. The single
family residential development portion of the site will provide lots ranging in size from approximately
3,500 square feet to 4,035 square feet- a slightly higher density than the typical R-1 (6,000 sf. lots).
The anticipated density for the senior housing portion of the project will be +12 units per acre and for
the single family portion £7 units per acre. The combined density of alf the residential uses will be
just above 10 units per acre, at the low end of range specified in the General Plan for Medium
Density Residential.

Objective 4.1.D — Provide new residential areas that offer a variety of housing densities,
types, sizes, costs, and locations to meet projected demand throughout the community.

The requested GPA and zone change, along with future site development permit/conditional use
permits ond tract maps will resuft in the ability to provide a residential small fot development that is
currently not available in this area of Visalia. This type of housing will provide additional housing
oppoartunities for first time homebuyers (smaller homes on smaller lots will cost less and be
appealing to entry-level buyers), as well as those individuals who wish to eliminate the indoor and
outdoor muaintenance that a small home and lot provide. Both the single family residential
neighborhood and the senior housing complex are proposed at this time to be gated.

Objective_6.1.B_~ Minimize urban_sprawl_and leap froq development by encouraging
compact, concentric, and contiguous growth.

As noted above, the subject property is already within the City limits of Visalia. As such, it is
reasonable to full-fill the City’s “Urban Reserve” intention by allowing development to “in-fill” the
site. Not designating the property for development at this time creates added pressure to develop
properties that might be outside the City Limits. The proposed development is similar in nature to
surrounding land uses—being primarily residential with supporting commerciol — and does not
introduce a new or conflicting land use /zoning to the area. In-filling available land within the City
limits furthers the achievement of compact, concentric, and contiguous growth.

SAProjectsi 1-1236 Ravi [Homes: Work Producticity applicationsiRavi Application Supplemental 8-27-12.doc
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Environmental Document No. 2013-10
City of Visalia Community Development

CITY OF VISALIA
315 E. ACEQUIA STREET
VISALIA, CA 93291

NOTICE OF A PROPOSED
MITIGATED NEGATIVE DECLARATION

Project Title: General Plan Amendment No. 2011-03 and Change of Zone No. 2011-04

Proiect Description:
Genera! Plan Amendment No. 2011-03 is a request to expand the 129,000 Population Urban Development

Boundary by 19.3 acres to include the subject site, and to change the General Plan land use designation from
19.3 acres of Urban Reserve to 3.3 acres of Shopping/Office Commercial and 16.0 acres of Residential Medium
Density.

Change of Zone No. 2011-04 is a request o change the Zoning designation from 19.3 acres of Agriculture (A)to
3.3 acres of Planned Shopping / Office Commercial (P-C-SO) and 16.0 acres of Multi-famity Residential, 3,000
sq. ft. minimum site area per dwaelling unit {R-M-2).

This environmental document is also intended to address environmental impacts associated with:

« Development of a horizontally integrated mixed use project on the sife. Future entittlements to be secured for
the project that include one or more Conditional Use Permits, Tentative Parcel Map, Tentative Subdivision
Map, and building permits. The components of the developed project would likely include:

o 3.3 gross acre commercial center consisting of a gas fuelling facility with six pumps, +/- 3,040 square
foot convenience store, automated carwash with 990 square foot enclosure, +/- 19,500 square feet of
retall/office space, and associated parking and improvermeants;

o 3.5 gross acre gated senior living community consisting of 48 dwelfing units for independent living and
a +/- 2,850 square foot club house, and associated parking and improvements;

o 12.5 gross acre gated small-iot single-family subdivision consisting of 81 detached dwelliing units,
privately-maintained streets, and associated improvements.

« Acquisition and development of rights-of-way for Demaree St. and Visalia Pkwy. adjacent to the subject area.

The project is a request by Ravi Homes LLC, applicant/owner (Charles Clouse, agent).

Proiect Location: The project is located on the southeast corner of Demaree Sireet and Visalia Parkway, situated
within the City limits of Visalia, County of Tulare, State of California. (APN: 126-011-020)

Contact Parson: Brandon Smith, AICP, Senior Planner Phone: (559) 713-4636

Time and Place of Public Hearing: A public hearing will be held before the Planning Commission on June 24, 2013, at
7:00 p.m. in the City Hall Council Chambers located at 707 W. Acequia Avenue, Visalia, California.

Pursuant to City Ordinance No. 2388, the Environmental Coordinator of the City of Visalia has reviewed the proposed
project described herain and has found that the project with mitigation measures applied will not result in any significant
effect upon the environment because of the reasons listed below:

Reasons for Mitigated Negative Declaration: Initial Study No. 2013-10 has identified certain significant, adverse
environmental impact(s) that may occur because of the project, though with mitigation these impact(s) will be reduced
to a level that is less than significant. Copies of the initial study and other documents relating to the subject project
may be examined by interested parties af the Planning Division in City Hall East, at 315 E, Acequia Ave., Visaliz, CA.

Comments on this proposed Mitigated Negative Declaration will be accepted from May 30, 2013 to June 18, 2013.

Date: _ May 28, 2013 Signed: i-;""”’"f"""\m--m/
Paul Scheibel, AICP .~
Environmental Coordinator
City of Visalia
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MITIGATED NEGATIVE DECLARATION
Project Title: General Plan Amendment No. 2011-03 and Change of Zone No. 2011-04

Project Description:

General Plan Amendment No. 2011-03 is a request to expand the 128,000 Population Urban
Development Boundary by 19.3 acres to include the subject site, and to change the General Pian land
use designation from 19.3 acres of Urban Reserve to 3.3 acres of Shopping/Office Commercial and

16.0 acres of Residential Medium Density.

Change of Zone No, 2011-04 is a request to change the Zoning designation from 19.3 acres of
Agriculture (A) to 3.3 acres of Planned Shopping / Office Commercial (P-C-SO) and 16.0 acres of Muiti-
family Residential, 3,000 sq. ft. minimum site area per dwelling unit (R-M-2).

This environmental document is also intended to address environmental impacts associated with:

» Development of a horizontally integrated mixed use project on the site. Future entitiements to be
secured for the project include one or more conditional use permits, tentative parcel map, tentative
subdivision map, and building permits. The components of the project include:

o 3.3 gross acre commercial center consisting of a gas fuelling facility with six pumps, +/- 3,040
square foot convenience store, automated carwash with 990 square foot enclosure, +/-
19,500 sguare feet of retail/office space, and associated parking and improvements;

o 3.5 gross acre gated senior living community consisting of 48 dwelling units for independent
living and a +/- 2,850 square foot club house, and associated parking and improvements;

o 12.5 gross acre gated small-lot single-family subdivision consisting of 81 detached dwelling
units, privately-maintained streets, and associated improvements.

» Acquisition and development of rights-of-way for Demaree St. and Visalia Pkwy. adjacent o the
subject area.

The project is a request by Ravi Homes LLC, applicant/owner (Clarles Clouse, agent).

Project Location: The project is located on the southeast corner of Demaree Street and Visalia Parkway,
sliuated within the City limits of Visalia, County of Tulare, State of California. (APN: 126-011-020)

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

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

DECLARATION OF NO SIGNIFICANT EFFECT:

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

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

history or prehistory.
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(b} The project does not have the potential to achieve short-term environmental goals to the disadvantage
of long-term environmental goals.

(c) The project does not have environmental effects which are individually limited but cumulatively
considerable. Cumulatively considerabte means that the incremental effects of an individual project are
considerable when viewed in connection with the effects of past projects, the effects of other current
projects, and the effects of probable future projects.

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

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

APPROVED
Paui Scheibel, AICP

Environmental Coordinator

Date Approved May 29, 2012
Review Penod: 20 days
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INITIAL STUDY
.. GENERAL
A. Description of the Project:

General Plan Amendment No. 2011-03 is a request to expand the 129,000 Population Urban Development
Boundary by 19.3 acres to include the subject site, and to change the General Plan land use designation from
19.3 acres of Urban Reserve to 3.3 acres of Shopping/Office Commercial and 16.0 acres of Residential
Medium Density. Change of Zone No. 2011-04 is a request to change the Zoning designation from 19.3
acres of Agriculture (A) to 3.3 acres of Planned Shopping / Office Commercial (P-C-S0) and 16.0 acres of
Multi-family Residential, 3,000 sg. ft. minimum site area per dwelling unit (R-M-2).

This environmental document is also infended to address environmental impacts associated with:

« Development of a horizontally integrated mixed use project on the site. Future entitlements to be
sacured for the project include one or more conditional use permits, tentative parcel map, tentative
subdivision map, and building permits. The components of the project include:

o 3.3 gross acre commercial center consisting of a gas fuelling facility with six pumps, +/- 3,040
square foot convenience store, automated carwash with 890 sguare foot enclosure, +/- 19,500
square feet of retail/office space, and associated parking and improvements;

o 3.5 gross acre gated senior living community consisting of 48 dwelling units for independent
living and a +/- 2,850 square foot club house, and associated parking and improvements;

o 12.5 gross acre gated small-lot single-family subdivision consisting of 81 detached dwelling
units, privately-maintained streeats, and associated improvements.

« Acquisition and development of rights-of-way for Demaree St. and Visalia Pkwy. adjacent to the subject
area,

The project is a request by Ravi Homes LLC, applicant/owner (Clarles Clouse, agent).

The project is located on the southeast corner of Demaree Street and Visalia Parkway, situated within the City
limits of Visalia, County of Tulare, State of California. (APN: 126-011-020)

B. Identification of the Environmental Setting:

The project is located on the southeast comer of two arterial roadways. The east and south boundaries of the
site is defined by a property line and not by and natural or manmade feature. Visalia Parkway, a two-lane
arterial status road, defines the north side of the site. Visalla Parkway is planned as a four-lane arterial road
though only two through lanes are currently constructed. Future buildout of the subject site would include full
improvement of the street to four lanes along the subject site frontage. Demaree Street, a two-lane arterial
status road, defines the west side of the site. Demaree Street is currently being widened between the cities of
Visalia and Tulare from two lanes to its planned buildout width of four lanes with an estimated completion date
of 2013. The site currently is and has been fallow vacant land for at least ten years.

The surrounding zoning and land uses are as follows:

North: Visalia Parkway; R-1-6 (Single-Family Residential} zone / Vacant tand with
approved Los Pinos tentative subdivision map for single-family residences

South: County AE-20 (Agricultural Exclusive) zone / Vacant land

East: County PD-R-A-43 (Rural Residential) zone / Rural residences on one-acre
fots
West: Demaree Street; County AE-20 (Agricultural Exclusive) zone / Plowed vacant

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

C. Plans and Policies: The 19.3-acre project site currenily has a Land Use Designation of Urban Reserve and
a Zoning Designation of A (Agriculture), which are the defauit designations for land that is within the City’s
adopted Urban Growth Boundary (UDB) but outside of the Urban Development Boundary (UDB) utilized by the
City (currently the 2010 UDB). City of Visalia Land Use Eiement Policy No. 5.6.17 states that the Urban
Reserve designation is maintained for these areas outside the 2010 or 129,000 Population UDB in order to
retain flexibility in future {and use planning. The proposed General Plan Amendment proposed o expand the
UDB to include the subject site. :

The site’s proposed Land Use Designations are Commercial Shopplng Office and Residential Medium Density,
and the proposed Zoning Desvgnattons are P-C-SO {Planning Shopping Office Commercial} and R-M-2 (Multi-
family Residential, 3,000 sq. ft. minimum site area per dwelling unit). The P-C-SO zoning allows as a by-right
use a commercial / retail center as shown in the concept plan submitted with the project’s application. The gas
station, convenience store, car wash, and senior-housing shown in the concept plan are allowed subject to the
approval of a conditional use permit and tentative subdivision map. The single-family housing shown in the
concept plan is allowed subject to the approval of a tentative subdivision map.

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

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

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

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

City of Visalia Land Use Element Policy No. 4.1.19 states the following in regards to the proposed Residential
Medium Density Land Use Designation:

Promote Medium Density Residential development (up to 33 persons per acre - 10 o 15 dwelling units per
net acre) which typically consists of duplex, fripiex and four-plex development for in-fill or new development
at localicollector and/or collectorfcollector intersections fo a maximum of 50 units in one contiguous
development on sites ranging from 3.5 fo 5 acres. Medium Density Residential developments on sites less
than 3.5 acres at arterial/collector intersections may also be considered. All proposals in excess of 11 units
shall require a conditional use permit. Medium density developments may be permitied on corner iots in
single family zones where they can be provided in conformance with Policy 4.1.20. Medium density
residential developments may also be used in infill areas where they can be made to be consistent with
adjacent properties through the conditional use permit process and contract zoning.

City of Visalia Zoning Ordinance, Section 17.16.010, staies the following in regards to the proposed Zoning
Designation:

In the P(R-M) multi-family residential zone, the purpose and intent is fo provide living areas within the two
multi-family residential zones {one medium density and one high density) with housing facilities where
development is permitted with a relatively high concentration of dwelling units, and stili preserve the
desirabie characteristics and amenities of a low density atmosphere.
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Il. ENVIRONMENTAL IMPACTS

No significant adverse environmental impacts after mitigation have bean identified for this project. The City of
Visalia Land Use Element and Zoning Ordinance contain land use mitigation measures that are designed to
reduce/eliminate impacts to a level of non-significance. Additionally, the project design and conditions include
mitigation measures that will reduce potentially significant impacts to a level that is less than significant.

Iit. MITIGATION MEASURES
The following mitigation measures will reduce environmental impacts related to Noise to a less than significant

impact:

» Noise — An Acoustical Analysis prepared for the praposed project (ref.: Acoustical Analysis for
Proposed Ravi Mixed-Use Development, Demaree Street & Visalia Parkway, Visalia, Catifornia.
June 25, 2012, Brown-Buntin Associates, Inc.) has concluded that noise levels in excess of the
City's daytime and nighttime standards, specified in the City's Noise Element, will occur with the
daily operations associated with the proposed car wash. To ensure that communily noise
standards are met for noise-sensitive land uses adjacent to the site, the Noise Study identifies
three Mitigation Measures that shall be followed and included in the final project design.

Therefore, to ensure that community noise standards are met for the proposed project, the
project site shall be developed and shall operate in substantial compliance with the Noise
Mitigation Measures 1.1 through 1.3 contained in the “Conclusions and Recommendations”
section (pages 8 and 9) of the -above-referenced Acoustical Analysis. These mitigation
measures are included as an attachment to the Mitigated Negative Declaration.

The City of Visalia Zoning Ordinance contains guidelines, criteria, and requirements for the mitigation of
potential impacts related to light/glare, visibility screening, noise, and traffic/parking 1o eliminate and/or reduce
potential impacts to a level of non-significance.

City Council Resolution 91-105 adopted and certified the Visalia Land Use Element Update EIR and contained
mitigation measures to eliminate or substantially lessen the impacts of growth in the community. Those
mitigation measures are included herein by reference. In addition, the Visalia Zoning Ordinance contains
guidelines, criteria, and requirements for the mitigation of potential impacts related to light/glare, visibility
screening, noise, and traffic/parking to eliminate and/or reduce potential impacts to a level of non-significance.
The City’s impact fee programs for public safety, public services, groundwater preservation, stormwater
management, and others, adequately mitigate public service and infrastructure impacts of the proposed

project.
V. MITIGATION MONITORING PROGRAM

Mitigation Measure Responsible | Timeline

Partv
Noise Mitigation Measure 1.1. The car wash hours of operation | Project Mitigation shall be enforced and
shall be iimited fo the daytime hours as defined by the City's Applicant carried out during the operation of
Noise Ordinance, from 6:00 a.m. fo 7;00 p.m. the project’'s proposed car wash,
Noise Mitigation Measure 1.2: A concrete block wall that is 6 Project Mitigation shall be enforced and
feet in height shall be constructed between the commercial and | Applicant carried out as part of the
residential portions of the project site. The wall height shall be commercial component's design
increased to 10 feet from a point 50 Teet north of the closest and construction. The wall at its
residential building southward for a distance of 200 feet and ultimate height shall be constructed
shall extend southward without gaps or openings to the prior to both the operation of the
pedestrian access opening shown on the project site plan. car wash and cccupancy of the
Approval of a Variance application shall be obtained for the residences east of the car wash.
portion of wall in excess of the City’s 7-foot height regulation.
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Noise Mitigation Measure 1.3: Air conditioning or mechanical i Project Mitigation shall be enforced and
ventitation shall be required for the first row of residential "Applicant carried out as part of the design
buildings facing Visalia Parkway so that windows and doors and construction of the residential
could remain closed for noise insulation purposes. component of the project.

V. PROJECT COMPATIBILITY WITH EXISTING ZONES AND PLANS
The project is compatibie with the General Plan and Zoning Ordinance as the project relates to surrounding

properties.

VI. SUPPORTING DOCUMENTATION

The following documents are hereby incorporated into this Negative Declaration and Initial Study by reference.
These documents, along with copies of the initial study and materials relating to the proposed project may be
examined by interested parties at the Planning Division in City Hall East, at 315 E. Acequia Ave., Visalia,
California, 83281,

City of Visalia General Plan Land Use Element. City of Visalia. September 1991, revised June 1896,
City of Visalia General Pian Land Use Element Final Environmental Impact Report (SCH EIR No.
90020160). City of Visalia, September 3, 1991.

Visalia City Council Resolution 91-105 (Certifying the EIR for the City of Visalia General Plan Land Use
Element Update), passed and adopted September 3, 1991.

City of Visalia General Plan Circulation Element. City of Visalia. April 2001.

City of Visalia General Pian Circulation Element Final Environmental Impact Report (SCH EIR No.
95032056). VRPA Technologies, February 26, 2001.

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

City of Visalia General Plan Conservation, Open Space, Recreation & Parks Element. City of Visalia.
June 1889,

Visalia Municipal Code, Title 17 (Zoning Ordinance)

California Environmental Quality Act Guidelines

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

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

Acoustical Analysis for Proposed Ravi Mixed-Use Development, Demaree Street & Visalia Parkway,
Visalia, California. June 25, 2012, Brown-Buntin Associates, Inc.

Draft Report, Transportation impact Analysis for the Ravi Homes Mixed-Use Development at the
Southeast Corner of Demaree Street and Visalia Parkway in the City of Visalia. October 5, 2012, TKUM
Transportation Consultants.

Letter of correspondence from David Deel, Department of Transportation (CalTrans), District 6.
January 28, 2013.

Air Quality Technical Study for Ravi Homes, LLC, Applicant for Visalia Parkway / Demaree Mixed Use
Project. August 2012, TPG Consulting.

VIL. NAME OF PERSON WHO PREPARED INITIAL STUDY
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Brandon Smith, AIGP— ¢ Paul Scheibel, AICP /'
Senior Planner Environmental Coordinator



Environmental Document No, 2013-10
City of Visalia Community Development

INITIAL STUDY
ENVIRONMENTAL CHECKLIST

Name of Proposal  General Plan Amendment No. 2011-03, Change of Zone No. 2011-04

NAME OF PROPONENT: Ravi Homes LLC

Address of Proponent. 5706 N. Chestnut Ave.

Fresno, CA 93710

Telephone Number;  (559) 436-4500; (559) 917-2951

Date of Review  May 28, 2013

NAME OF AGENT: Charles Clouse / C2 Censutt Corp.

Address of Agent: 222 N. Garden Street, Suite 100

Visalia, CA 83281

Telephone Number;  {720) 502-7236

Lead Agency:  Cily of Visalia

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

1 = No Impact

3 = Less Than Significant imnact with Mitigation Incorporated

2 =1 ess Than Significant Impact

4 = Potentiaily Significant Impact

AESTHETICS:

[3

AR QUALTTY

Would the project:
_2_a) Have a substantia! adverse effect on a scenic vista?

_1. b) Substantially damage scenic resources, including, bul not
fimited to, frees, rock outcroppings, and historic buildings
within a state scenic highway?

_2 ¢} Substantially degrade the existing visual character or quality
of the site and its surroundings?

_2 d) Create a new source of substantial light or glare that wouild
acdversely affacl day or nighttme views In the area?

AGRIGLLTERAL RESOURGES:

In determining whether impacts to agricultural resources are significant
environmental effects, lead agencles may refer to the Califomia
Agricultural Land Evaluation and Site Assessment [Model (1897)
prepared by the California Dept. of Conservation as an optional model
to use in assessing impacts on agriculiure and fammiand. In
determining whether impacts to forest resources, including timberland,
are significant environmental effects, lead agencles may refer to
information compiled by the Callfornia Department of Forestry and Fire
Protection regarding the state's inventory of forest land, including the
Forest and Range Assessment Project and the Forest Lagacy
Assessment project; and forest carbon measurement methodology
provided in Forest Protocols adopted by the California Air Resources
Board. Would the project:

_2 a) Convert Prime Famiand, Unique Famiand, or Famland of
Statewide importance, as shown on the maps prepared
pursuant to the Farmland Mapping ant Monitoring Program
of the California Resources Agency to non-agricultural use?

1 b) Confiict with existing zoning for agricuttural use, or a
Williamson Act contract?

1 ¢) Confiict with existing zoning for, or cause rezoning of, forest
land (as defined in Pubiic Resources Code section
12220(g)), imberiand (as defined by Public Resources Code
section 4526), or timberland zoned Timberland Production
{as defined by Government Code section 51104(g))?

1 d)Resultin the loss of forest land or conversion of forest fand to
non-forest use?

_2 c) Involve other changes in the existing environment whick,
due to their location or nature, could resutt in conversion of
Farmiand to nonagricultural use?

Where available, the significance criteria established by the applicable
air quality management or air pollution control district may be relied
upon to make the following determinations. Would the project:

_2 &) Gonflict with or obstruct impiementation cof the applicable air
quality plan?

2 b) Viclate any air quaiity standard or contribute substantially o
an existing or projected air quality vioation?

_2 ¢} Result in a cumulatively considerable net increase of any

criteria poliutant for which the project region is non-

attainment under applicable federal or state ambilent air

quality standard (including releasing emissions which

excaed quantitative thresholds for ozone precursors)?

2 d) Expose sensitive receptors to substantial pollutant
concentrations?

_2_ &) Create objectionable odors affecting a substantial number of
people?

8. BIOCOGICH, RESUURCES:

Would the project:

_1_ a} Have a substantial adve:se effect, either directly or through
habitat modifications, on any species ideniified as a
candidate, sensitive, or special status species in locai or
regional plans, policies, or regulations, or by the Califomnia
Department of Fish and Game or U.8. Fish and Wildlife
Service?

_1_ b) Have a substantial adverse effect on any ripanian habitat or
other sensiive natural community ldentified in focal or
regional plans, policies, regulations, or by the Califomia
Department of Fish and Game or U.8. Fish and Wildiife
Service?

_1 ¢} Have a substantial adverse effect on federally protected
wetands as defined by Section 40 of the Clean Water Act
{including but not limited to, marsh, vernal pool, coastal, etc.)
through direct removal, filling, hydrological interuption, or
other means?

_1 d) Interfere substantially with the movement of any nafive
resident or migratary fish or wildlife species or with
esiablished naiive resident or migratory wildiife corridors, or
impede the use of native wildlife nursery sites?




_3_ e Conflict with any local policies or ordinances profecting

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

Conflict with the provisions of an adopied Habitat
Conservation Plan, Natural Community Conservation Plan,
or other approved focal, regional, or state habitat
conservation plan?

[V 2CULTURALRESOURCES

Would the project:

1 &)

1 b)

i o

1. &)

Cause a substantial adverse change in the significance of a
historical resource as defined in Public Resources Code
Section 15064.57

Cause a substaniial adverse change in the significance of an
archaeological resource pursuant to Public Rescurces Code
Section 15064.57

Directiy of indirecly destroy a unique paleoniotogical
resource or sita, or unigue geologic feature?

Disturb any human remains, including those interred outside
of formal cemeterias?

T GEOLDGY ANDSDILS

Would the project:

a)

|_;

b)
o)

|_.‘ o b

d)

l_‘

l_.

Expose people or structures to potential substantial adverse
effects, indluding the risk of foss, injury, or death involving:

i} Rupture of a known earfhquake fault, as deiineated on
the most recent Alquist-Priclo Earthquake Fault Zoning
Map issued by the State Geologist for the area or based
on other substanial evidence of a known fault?

li} Strong seismic ground shaking?

ii) Seivmic-related ground failure, including liquefaction?
iv} Landslides?

Result in substaniial soil ercsion of loss of topsoil?

Be located on a geologic unit or soil that is unstable, or that
would become unstable as a result of the project, and
potentially result in on- or off-site landslide, lateral spreading,
subsidence, liguefaction, or collapse?

Be located on expansive soll, as defined in Table 18-1-B of
the Uniform Buliding Code (1994), creating substantiad risks
to life or property?

e) Have solls incapable of adequately supporting the use of

septic tanks or altemative waste water disposal sysiems
where sewers are not availeble for the disposal of waste
water?

RE

GREENHODSE GASEMISSICNS:

Would the project

2. a

Generate gresnhouse gas emissions, either directly or
indirectly, thet may have a significant impact on the
environment?

Conflict with an applicable plan, policy, or regulation adopted
for the purpose of reducing the emissions of greenhouse
gases?

HATARDS AHD HAZARDOUS MATERIACS

Would the project:

A e

Create a significant hazard to the public or the environment
through the routine transport, use, or disposal of hazardous
materials?

=)

&)

d)

&)}

g}

h}
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Create a significant hazard o the public or the environment
threugh  reasonably foreseesble upset and  accldent
conditiors involving the release of hazardous materials inic
the environment?

Emit hazardous emissions or handle hazardous or acutely
hazardous materials, substances, or wasie within one-
quarter mite of an existing or proposed school?

Be located on & site which is included on a list of hazardous
materials siies compiled pursuant to Government Code
section 85952.5 and, as a result, would it create a significant
hazard to the public or the environment?

For a project located within an airport land use plan or,
where such 4 plan has not been adopted, within two miles of
a public airport or public use airport, would the project result
in a safety hazard for people residing or working in the
project area’?

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

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

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

FIXZ. HYDROLOGY AND WATERQUANTY .

Would the project:

2

2

o

o

s

I-L

1_.

'-A

a)

b)

c)

8)

a9

Viclate any water quality standards of waste discharge
reguirements?

Substantially deplete groundwater supplies or interfere
substantially with groundwater recharge such that there
would be 2 nat deficit in aquifer volume or a iowering of the
local groundwater table level (e.g., the production rate of
pre-existing nearby wells would drop to a level which would
not support existing land uses or planned uses for which
permits have been granted)?

Substantially alter the existing drainage pattem of the site or
area, Including through the alteration of the course of &
stream o river, in @ manner which would resulf in substantial
erosion or siltation on- or off-site?

Substantially alter the existing drainage pattem of the site or
area, including through the alteration of the course of 8
stream or tver, or substantially increase the rate or amount
of surface runoff in a manner which would result in flooding
on- or off-site?

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

Otherwise substantially degrade water quelity?

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

Place within a 100-year flood hazard area structures which
would impede or redirect flood flows?
Expose people or structures o a significant risk of loss,
injury or death invoiving flooding, including ficoding as a
result of the failure of a levee or dam?

Inundation by seiche, tsunami, or mudfiow?



[ X, LAND USE AND PLANNING

Waould the project

4 a)
1 b)

1 <)

Physically divide an established community?

Conflict with any applicable land use plan, policy, or
regulation of an agency with jurisdiction over the project
(including, but not fimited to the general plan, specific plan,
local coastal program, or zoning ordinance) adopted for the
purpose of avoiding or mitigating an environmental effect?

Conflict with any applicable habitat conservation plan or
natural community conservation plan?

[, MINERAL'RESGURCES
Would the project:
1. a) Resultin the loss of avallability of a known mineral resource

that wauld be of value to the region and the residents of the
state?

Result in the loss of availability of a locally-important minerat
resource recovery site delineated on a local general plan,
specific plan or other land use plan?
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altered govemmental faciliies, the construction of which
could cause significant environmenial impacts, in order fo
maintain acceptable service ratios, response tmes or other
nerfarmance objectives for any of the public services:

I} Fire protaction?

iy Police protection?
iii} Schools?

iv} Parks?

v) Other public faciliies?

RECREATFION

Wouid the project

A

..

a)

b)

Wouild the project Increase the use of existing neighborhood
and regional parks or other recreational facilifies such that
substantial physical deterioration of the facility would occur
or be accelerated?

Does the project include recreational facilities or require the
construction or expansion of recreational facllies which
might have an adverse physical effect on the emvironment?

[ TRANSPORTATION TRAEFIC

[X1::5:N0ISE:
Would the project:
_3 a) Cause exposure of parsons fo or generation of noise levels

Z_ 0o

z

1 9

in excess of standards established m the local general plan
or noise ordinance, or applicable standards of other
agencies?

Cause exposure of persons o or generation of excessive
groundborne vibration or groundbome nolse levels?

Cause a substantial permanent increase in ambient noise
levels in the project vicinity above levels existing without the
project?

Cause =@ substantial femporary or pericdic increase in
ambient noise levels In the project vicnity above levels
existing without the project?

For a projec! located within an airport land use plan or,
where such a plan has not been adopted, within two miles of
a public airpori or public use airport, wouid the project
expese people residing or working in the prolect area to
excessive noise levels?

For a projeci within the vicinity of a private airstrip, woutd the
project expose people residing or working the in the project
area to excessive noise |evels?

EX:

POPLLATION AND HOUSING: .

Wouid the project:

_toa

Jnduce substartial population growth in an area, either
directly (for example, by proposing new homes and
businesses) or indirecty (for exampie, through extension of
roads or ather infrastructure)?

Displage substantisl numbers of existing housing,
necessitating the construction of replacement housing
elsewhere?

Displace substantial numbers of people, necessiating the
construction of replacement housing slsewhere?

ES

SUBHIGISERVICESY

Would the project:

1 &)

Would the project result in substantial adverse physical
impacts associated with the provision of new or physically
altered govemmental facilities, need for new or physically

Would the project:

-2

l_.

I

"
S

a)

b)

Conflict with an applicable plan, ordinance or policy
establishing measures of effectiveness for the parformance
of the circulation system, faking intc acccunt all modes of
transportation including mass transit and hon-motorized
travel and relevant components of the circulation system,
inciuding but not lmited to intarsections, streets, highways
and freeways, pedestian and bicycle paths, and mass
transit?

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

Result in 2 change in air traffic patterns, including either an
increase in traffic levels or a change in location that resulis
in substantial safety risks?

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

Result in inadequate emergency access?

Conflict with adopted policies, plans, or programs regarding
pubiic transit, bicycle, or pedestrian facilities, or otherwise
decrease the performance or safety of such facilities?

[ UAHES AND SERVICE SYSTEMS.

Would the project:
_1_ a) Exceed wastewater treatment requirements of the applicable

=

b)

c)

Fegicnal Water Quality Control Board?

Require or result in the construction of new water or
wastewater treatment facilifes or expansion of existing
faciiities, the construction of which could cause significant
environmental effects?

Require or result in ihe consfruction of new storm water
dranage faclliiies or expansion of existing facilities, tie
construction of which could cause significant environmental
effecis?

Have sufficlent water supplies available to service the
project from existing entitiements and resources, of are new
or expanded entittements nesded?



1

1

1

€)

f

g}

Resulf in a determination by the wastewater treatment
provider which serves or may serve the project that i has
adequate capacity to serve the project's projected demand
in addition to the provider's existing commitments?

Be served by a landfill with sufficient permitted capacity to
accommodate the project's solid waste disposal neads?

Comply with federal, state, and local siatutes and
regulations related to solid waste?

[:XVIl.MANDATORY FINDINGS OF SIGNIFICANCE + !

Wouid the project:

—9'_..

a)

b)

c)

Does the project have the potential to degrade the quality of
the envirorment, substantially reduce the habitat of a fish or
wildlife species, cause a fish or wildiife population to drop
below self-sustaining levels, threaten o eliminate a piant or
animal community, reduce the number or restrict the range
of a rare or sndangered plant or animal or eliminate
important examples of the major periods of California history
or prehistory?

Does the project have impacts that are individually limited,
but cumulatively considerable? (“Cumulatively considerable”
means that the incremertal effects of a project are
considerable when viewed in cannection with the effects of
past projects, the effects of other current projects, and the
effects of probable future profects)?

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

Note: Authority cited: Secfions 21083 and 21083.05, Public Resources

Code. Reference: Section 85088.4, Gov. Code; Sections
21080(c), 21080.1, 21080.3, 21083, 21083.05, 21083.3,
21083, 21084, 21085, and 21181, Public Resources Code;
Sundstram v. County of Mendocino, (1988} 202 Cal.App.3d
296; Laonoff v. Monterey Board of Supenvisors, (1980) 222
Cal App.3d 1337; Eureka Cifizens for Responsible Govt. v.
City of Eureka (2007) 147 Cal.App.4th 357, Profect the
Historic Amador Walerways v. Amador Water Agency (2004)
116 CalApp.4th at 1109; San Franciscans Upholding the
Downtfown Flan v. City and Counfy of 3an Francisco (2002)
102 Cal. App.4th 636.

Revisad 2009
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DISCUSSION OF ENVIRONMENTAL EVALUATION

L

AESTHETICS

The project's adherence fo design district standards will
not adversely affect the view of any scenic vistas. The
Sierra Nevada mouniain range may be considered a
scenic vista on certain clear days. The proposed project
is new office/commercial and residential construction
subject to the Cily's Design District “K” standards. The
proposed design features of the project, including
setbacks, buliding height, and landecaping, will be
consistent with City standards and with the features of
surrounding properties, which will maintain an unbroken
view of the Sierra Nevada mountain range.

There are no scenic resources on the site.

The proposed project allows for news office/commercial
and residenfial construction subject to the City’'s Design
District “K" standards. The proposed design features of
the project, including setbacks, building height, and
landscaping, will be consistent with City standards and
with the features of swrounding properties and with
General Plan policies. The Design District standards and
other Zoning Ordinance standards related to landscaping
and other amenities will ensure that the visual character of
the area is enhanced and not degraded. Thus, the project
would not subsiantially degrade the existing visual
character of the site and its surroundings.

The project will infroduce new light and glare to the project
site which involves parking lot security and site lighting
that is typical of urban development. The City has
development standards that require that light be directed
and/or shieided so it does not fall upon adiscent
properties.  Enforcement of the City's development
standards will reduce any potenfial impacts to a level that
is less than significant.

AGRICULTURAL RESOURCES

The project site is composed of soils that are generally
considered 10 be Class | Prime Soils. The EIR prepared
for the Land Use Element Update projected that
approximately 13,000 acres of agricultural land would be
lost to urban development over the 30-year life of the
Plan. The project site, which the Land Use Element has
designated as Urban Reserve, was considered as part of
the 13,000 acres of land to be lost to urban development.

This EIR recognized that the impact was significant and a
Statement of Overriding Considerations was adopted by
the City Councit of the City of Visalia along with mitigation
measures for the loss of prime farmiand. No further
mitigation is required beyond what was adopted with the
EIR for the Land Use Element Update.

The project site is currently zoned Agriculture, however
the project proposes to change the site’s 2zoning
designation from  Agriculiure to  Shopping/Office
Commercial and Medium-Density Residential. The
Agricuttural zoning was originally established on the
profect site when it was annexed in to the Visalia City
limits because the site was located outside of the current
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Urban Development Boundary at the time of annexation
and was further deed-restricied for agricultural, open
space and open space recreational use. The sife was
annexed into the City limits with the intended use as a golf
driving range and not as agriculture. The project also
proposad to amend the current Urban Development
Boundary so that it includes the project site.

The project will not conflict with planned agriculture uses
or zoning for the site being that urban development was
planned for development on the site within the 30-year
timeframe of the Land Use Element Update. Furthermore,
approval of the project wouid not result in a confiict with
the existing zoning since the existing zoning wili change
under the project description.

There are no known Williamson Act contracts on any
properties within the project area.

There is no forest or timber iand currently iocated on the
site.

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

The project will not invoive any changes that wouid
promote or result in the conversion of other nearby
farmlands to non-agriculiure use. Properfies outside of
the project area to the west, south, and sast are currently
and will remain outside of the City limits and outside of the
current Urban Development Boundary.

AIR QUALITY

The project site is located in an area that is under the
jurisdiction of the San Joaquin Valiey Air Pollution Control
District {SJVAPCD). The project in itself does not disrupt
implementation of the San Joagquin Regional Air Quality
Management Plan, and will therefore be a less than
significant impact. The short-term construction impact of
the proposed projects construction emissions are
considered less than significant by the SJVAPCD based
on compliance with the District's mandatory dust control
measures. Development of the project will be subject fo
the SJVAPCD's Indirect Source Review (Rule 8510)
procedures that became effective on March 1, 2006. The
Applicant will be required to obtain permiis demonsirating
compliance with Rule 9510, or payment of mitigation fees
to the SJVAPCD.

Therse is no evidence that the project will conflict with or
obstruct implementation of any applicable componenis of
the State Implementation Plan to mest Federal and State
air quality standards or conflict with Air District or County
air quality plans.

The project will result in short-term air quality impacts
related to dust generation and exhaust due to construction
and grading activities.

An Air Quality Technical Study was prepared for the
project by TPG Consulting in August 2012, and later
revised in October 2012, The study measured the
estimated guantity of the constructions, area source, and



operational emissions for the proposed project using the
URBEMIS2007 emissions model.

The output of the model reveals that annual project
construction emissions for ROG, NOx, PM-10, and PM-2.5
will range between 0.06 and 2.46 tons/year, which are
significantly below the SJVAPCD significance thresholds
of 10 tonsfyear for ROG and NOx and 15 tons/year for
PM-10 and PM-2.5.

Regarding project area plus operational emissions, the
model reveals that emissions for ROG and NOx will be
6.88 and 8.90 tonsfyear respactively, below the SJVAPCD
significance threshold of 10 tons/year for ROG and NOx.
The emissions for PM-10 and PA-25 will be 545 and
1.63 tonsiyear, significantly below the SJVAPCD
significance threshold of 15 tonsfyear for PM-10 and PM-
2.5.

As illustrated, the emissions resulting from the project are
below the applicable SUVAPCD thresholds of significance,
therefore impacts are considered less than significant.

The San Joaquin Valley is a region that is already at non-
attainment for air quality. The project is required fo
adhera to requirements administerad by the SJVAPCD to
reduce emissions 10 a level of compliance consistent with
the District's grading regulations. Compliance with the
SJVAPCD's rules and regulations, as well as City of
Visalia General Plan development policies, will reduce
potential impacts associated with air quality siandard
violations to a fess than significant level.

Among the poiicies and procedures required to mitigate air
quality impacts is compliance with the SJVAPCD Indirect
Source Review (Rule 9510) procedures that became
effective on March 1, 2008. The Applicant will be required
io obtain permits demonstrating compliance with Rule
9510, or payment of mitigation fees to the SIVAPCD,

The Air Quallty Technizal Study prepared for the project
has evaluated carbon monoxide and foxic alr
cortaminates (TAC} 1o determine if they will have an
impact on the project area.

The Study concludes that the project will not exceed the
carbon monoxide of 20 ppmfour or @ ppm/ 8 hour
ostablished by the SIVAPCD Guide for Assessing and
Mitigating Air Quality Impacts (GAMAQH 2002). This is
based on the project meeting criteria reiated to the
project’s traffic study revealing that the project witl not
cause the Level Of Service of any study street or
intersection to be reduced to LOS E or F or substantially
worsen an existing LOS of F after the implementation of
mitigation measures outlined in the traffic study.

In addition, the Study concludes that the project will
comply with applicable laws with respect to the generation
of toxic air contaminants and therefore the project’s
poiential to expose sensitive receptors to substantial
pollutant concentrations is less than significant. The
project will include & gas station which is a possible
source of TACs, however the use is required to obtain
permits from the SJVAPCD that are subject to detaited
heaith risk assessments which mitigates the potential
impact of exposing sensitive receptors. A model in the
Siudy that calculated cancer risk associated from
travelling and idling truck treffic determined that the cancer

t
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risk was less than the SJVAPCD thresheld of 10 in a
million.

Thus, the project's potential to expose sensitive receptors
to substantial poliutant concentrations is less than
significant.

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

BIOLOGICAL RESOURCES

The proiect site has been vacant for over ten years and
has not been cultivated during this time. The site is
located on the southeast comner of two improved artsrial
roadways. The site is bound by vacant land to the south
and single-family residences to the east. The site is
bound on the west by Demaree Street, and beyond that
vacant land with an existing single-family residence. The
site is bound on the north by Visalia Parkway, and beyond
that vacant land with an existing single-familv residence.

City-wide biological resources were evaluated in the EIR
for the City of Visalia Land Use Element Update for
conversion to urban use, In addition, staff had conducted
an on-site visit fo the site in April 2013 to observe
biclogical conditions and did not cbserve any evidence or
symptoms that would suggest the presence of a sensitive,
candidate, or special species.

In conclusion, the site has no known species identified as
a candidate, sensifive, or special status species in local or
regional plans, policies, or regulations, or by the California
Department of Fish and Game or U.S. Fish and Wiidiife
Service. The project would therefore nol have &
substantial adverse effect oh a sensitive, candidate, or
special species.

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

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

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

The City has a municipal ordinance in place to protect cak
frees. Any oak trees existing on the project site will be
under the jurisdiction of this ordinance. Any oak trees ic
ke removed from the site are subject {o the jurisdiction of
the municipal ordinance. The project has not however
identified any existing oak trees on the site.

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

CULTURAL RESOURCES

There are no known historical resources located within the
project area, If some potentially historical or cultural
resource is unearthed during development afl work should
cease untii a gualified professional archaeologist can
evaluaie the finding and make necessary mitigation
recommendations.
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There are no known archaeologleal resources located
within the project area. If some archasological resource is
unearthed during development all work should cease until
a qualified professional archaeologist can evaluate the
finding and make necessary mitigation recommendations.

There are no knowmn unique palecontological resources ar
geologic features located within the project area.

There are no known human remains buried in the project
vicinity. i human remains are unearthed during
devefopment all work should cease uniil the proper
authoritiee are nofified and a qualified professional
archaeologist can evaluate the finding and make any
necessary mitigation recommendations,

GEQLOGY AND SOILS

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

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

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

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

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

GREENHOUSE GAS EMISSIONS

The project is expected to generate GreenMouse Gas
{GHG) emissions in the shortterm as a result of
construction emisstons and in the long-term as a resuit of
vehicular traffic generated by the project, operational
activities, and natural gas combustion. Indirect emissions
wil. be associated with purchased electricity, energy
requirements related fo waler usage, and fugitive
emissions of solid waste disposal.

An Air Quality Technical Study was prepared for the
project by TPG Consulting in August 2012, and later
revised in October 2012,

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

The San Joaquin Valley Air Poliution Control District
{SJVAPCD) has released a document entitied Guidance
for Vallsy Land-use Agencies in Addressing GHG
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Emission Impacts for New Projects under CEQA, which
provides draft guidance for the determination of significant
effects.

GreenHouse Gas emissions associated with new projects
are found to have a cumulative effect rather than a direct
impact on climate change. Because climate change is a
globat phenomenon, a direct impact cannot be associated
for an individual fand developmant project.

The California Global Warming Solutions Act of 2008, also
known as Assembly Biil 32 or AB 32, required that the
Califonia Air Resources Board (CARB) design and
implement emission limits, reguiations, and ather
measures designed to reduce GHG to 1990 levels by
2020 representing a 28% reduction. Following this
reduction target set in CARB's AB 32 Scoping Plan, the
District evaluates GHG emission significance and finds
that a project can avoid a significant impact by either

« Using any combination of District approved GHG
emission reduction measures to meet Best
Performance Standards,

s+ Complying with an approved GHG plan or
mitigation program, or

+ Reducing GHG emissions by 29% from
Business-As-Usual levels.

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

The following regulations already in effect will assist in
reducing the cumulafive impact associated with GHG
emissions:

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

¢ Compliance with the CalGreen Building
Standards Code,

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

«  Applicabllity of the SJVAPCD's Indirect Source
Ruia 8510 to the project,

«  Compliance with the City of Visalia Development
Standards {Chapter 17.30 of the Municipa!
Code), which requires the placement of parking
lot shade trees and streel tfrees along public
streets;

» incorporating a horizontal mixed use design
which reduces the total number of vehicle miles
travelied (VMT) associated with the land uses.

The project will also be in compliance with certain
measures approved by the SIVAPCD that are designated
as an effective means of reducing the projects GHS
emissions to meet Best Performance Standards. Per the
SJVAPCD, the incorporation of one or more meeasures
desmed as Best Performance Standards Into a project
reduces direct and cumulative greenhouse gas emissions
to a less than significant level.

The specific reduction measures to be incorporated into
the future development will be determined and analyzed at



the time when a land use entitlement that includes = sfte /
development plan is fled for that specific land use.
Additionad land use enfitiements will be required for the
residential subdivision, senior living community, and gas
station / convenience store / car wash.

The following SJVAPCD-approved measures are
presently incorporated into the site’s environs:

»  Proximity of suburban mixed uses {residential
development, retail development, park and open
space) within ¥ mile.

One or more of the following SJVAPCD-approved Best
Performance Standard measures may be incorporated
into the project, as documented in the project’s Air Quality
Technical Study:

= An on-site pedesirian access network that
internally Iinks all uses and connects to existing
and planned streets;

e Minimization of pedestrian bamers which impede
pedestrian and bicycle access and  inter-
connactivity;

e  The project will be entering into a shared parking
agreement thereby reducing the amount of Jand
dedicated to parking ot surfaces;

+« Incorporation of pedestrian/bicycle safety and
traffic calming measures in excess of city
standards;

«  Providing of onsite renewable energy system;

* Solar otientation is maximized by orienting 75 or
more percent of homes and/or buildings to face
wither north or south;

« Providing of shade andfor light-colored materials
on at least 30% of the site’'s ron-roof impervious
surfaces inciuding parking lots;

= Incorporating appropriate passive solar design
and solar heaters;

¢ Limit idling time for sommercial vehicles,
inciuding delivery and construction vehicles,;

« install solar, wind, andior geothermal power
systems and solar hot water heaters;

» Install Photovoltaic roofing tiles for solar power;
+ Instafl Energy Star labeled roof materials;

= Commitment to exceed Title 24 reguirements by
20%.

The State of California has enacted the Global Warming
Solutions Act of 2006 under Assembiy Bill 32 (AB 32),
which included provisions for reducing the GHG emission
levels to 1990 “baseline” levels by 2020.

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

vinl,
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HAZARDS AND HAZARDOUS MATERIALS

No hazardous materials are anticipated with the project.

Consfruction activities associated with development of the
project may include maintenance of on-site construction
equipment which could lead to minor fuel and ol spills.
The use and handiing of any hazardous materials during
construction activiies would occur in accordance with
applicable federal, state, regional, and local laws.
Therefore, impacts are considered fo be less than
significant.

There is a schoo! site located one-quarter miie from the
project site. However, there is no reascnably foresesabls
condition or incident invoiving the project that could affect
existing or proposed school sites or areas within one-
quarter mile of school sites.

The project area does not include any sites listed as
hazardous materials sites pursuant to Government Code
Section 65692.5.

The City's adopted Airport Master Plan shows the project
area is located outside of all Airport Zones. There are ho
restrictions for the proposed project related to Airport Zone
requirerments.

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

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

The project will not interfere with the Implementation of
any adopted emergency response plan or evacuation
plan,

There are no wild lands within or near the project area,
HYDROLOGY AND WATER QUALITY

The project will not violate any water quality standards of
waste discharge requirements, The project would allow
for new officefcommercial and residential construction
which will meet the City's improvement standards for
directing storm water runcif fo the existing City storm
water drainage system, consistent with the City's adopted
City Storm Drain Master Plan.

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

The project will not resuit in substantial erosion on- or off-
site.

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

The project will not create or contribute runoff water which
would exceed the capacity of existing or planned storm
water drainage systems of provide substantial additional
sources of poliuted runoff. The project wouid allow for new
officelcommercial and residential construction which will
meet the City's improvernent standards for directing storm
water runoff to the existing City storm water drainage
system, consistent with the City's adopted City Storm



Drain Master Plan.

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

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

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

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

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

LAND USE AND PLANNING

The project will not physically divide an established
community.

According to the Land Use map of the Visalia General
Plan, the project site is ouiside of the cument 129,000
Poputation Urban Development Boundary (UDB) that runs
along the north side of the site. The project includes a
General Plan Amendment that will amend the 129,000
UDB fo include the project site. Findings would have to be
made by the Visalia City Council in support of the General
Plan Amendment for the UDB amendment to be
approved, particularly with respect fo Land Use Element
Policy 6.2.3 which discusses {factors for establishing and
adjusting the UDBs.

Notwithstanding the site being outside of the current UDB,
the General Plan designates the project site as “Urban
Reserve” for future urban development. Sites designated
as "Urban Reserve" have been previously evaluated in the
Visalia Land Use Element Update EIR for conversion to
urhan use.

The project site is currently designated for Agriculture
zoning according to the Zoning map of the City of Visalia,
and designated for Urban Reserve according fo the
General Plan Land Use map of the City of Visalia, The
project entails changing the designations toward
Shopping/Office Commercial and Medium Density
Residential, which reguire a General Plan Amendment
and Change of Zone. Comprehensive pianning and
establishment of land uses within asreas designated as
“Urban Reserve” has not yet occurred since the City has
not yet expanded the 165,000 Population UDB (Urban
Growth Boundary) to include these areas. Thus, confiicts
with the intent and standards of the Zoning Ordinance or
the policies of the Land Use Element of the General Plan
cannot be defermined against other properties currantly
designated as “Urban Reserve”.

The project's request to change the land use and zoning
designations does not conflict with the intent and
standards of the Zoning Ordinance or the policies of the
l.and Use Element of the General Plan. Changes to
noise, fraffic, and light in association with this project are
addressed eisewhere in the initial study.

The project does not conflict with any applicable
conservation plan.

Xk
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MINERAL RESQURCES

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

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

NOISE

The project will result in noise generation typical of urban
development but not in excess of standards esfablished in
the City of Visalia's General Plan or Noise QOrdinance, with
the exception of the car wash as described further below.
Traffic and related noise impacts from the proposed
project will occur ajong Demaree Street and Visalia
Parkway, existing improved arierial roadways which run
along the frontages of the site. The City's standards for
setbacks and/or construction of walls along major streets
will reduce roise levels to a level that is less than
significant. Moise levels will also increase temporarily
during the construction of the project but shall remain
within the noise limits and restricted {o the allowed hours
of construction defined by the City of Visalia Noise
Ordinance. Temporary increase in ambient noise levels is
considerad {o be less than significant.

A noise analysis was prepared for the project, including
the proposed car wash facility and its impact on the
closest proposed residential uses located immediatsly to
the east of the car wash. The noise analvsis concludes
that traffic noise exposure will not exceed the city’s 65
decibet (dB) Day-Night Average Level (DNL) exterior
noise level standard and 45 dB DNL interior noise level
standard. The car wash would exceed the City of Visalia
Community Noise Standards in the dayfime and nighttime
without ncise-mitigating features incorporated into the
project.

The proposed car wash will need to include noise-
mitigating measures in order 1o reduce its noise levels to
meet the City's Community Moise Standards for noise
sensitive land uses (residences locaied to the east of the
project.) The mifigating features are further described in
the Mitigation Measures section of the Initial Study and
would be reguired in association with the development of
the proposed car wash. With incomorafion of the
mitigation measures into the final project design, the
project will comply with the Cily's noise level
requirements,

Ground-bome vibration or ground-borne noise levels may
occur as part of construction activities associated with the
project. Construction activities will be temporary and will
not expose persons io such vibration or noise levels for an
extended period of time; thus the impacts will be less than
significant. There are no existing uses near the project
area that create ground-borne vibration or ground-bome
noise levels,

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

Noise levels vill increase during the construction of the
project but shall remain within the fimits defined by the
City of Visalia Noise Ordinance. Temporaty increase in
ambient roise lavels is considered io be less than
significant.

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

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

Development of the site will result in increased housing in
the area. This site was evaluated in the EIR for the City of
Visafia Land Use Element Update for urban use. The site
is designated and zenad for urban uses and is adjacent to
existing development on the north and east. Associated
impacts would be considered fess than significant.

Development of the site will not result in the displacement
of any structures as there are no structures on the site.

Development ¢} the sife vill not dispiace any people on
tha site as thers are no structures on the site.

PUBLIC SERVICES

Current fire protection facilities are located at the Visalia
Fire Department Station 52 located approximately 1.5
miles northeast of the site and can adequately serve the
site without a need for alteration. [mpact fees will be
paid fo mitigate fhe project's proportionate impact on
these facilities.

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

The project will include 81 new dwelling units which
would generate new students that existing schoals in
the area may accommodate. Current school faciities
can adequaiely serve the site without a need for
alteration. In addifion, to address direct impacts, the
project will be required to pay residential impact fees.
These fees are considered fo be conclusive mitigation
for direct impacts.

The project includes residential units that will create a
need for park faciliies. However, existing park and
recreation faciliies (Perry Family Park is located 0.25
miles east of the siie)} can adequately serve the site
without a need for alteration.

Other public faclliies can adequately serve the siie
without a need for alteration.

RECREATION

The project will directly generate new residents and will
therefora directly increase the use of existing
neighbothood and regional parks or other recreational
facilities such that substantial physical deterioration of the
facility would occur or be accelerated. The project will pay
establishad impact fees to mitigate impacts.
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The proposed project doss not include recreafional
facilies or require the construction or expansion of
recreational faciiities within the area that might have an
adverse physical effect on the environment.

TRANSPORTATION AND TRAFFIC

Development and operation of the project is not
anticipated to conflict with applicable plans, ordinances, or
policies establishing measures of effectiveness of the
City's circulation system. The project will result in an
increase in traffic levels on artarial and collector roadways,
afthough the City of Visalia's Circulation Element has been
prepared to address this increase in traffic.

Deveiopment of the site will resuit in increased fraffic in
the area, but will not have a significant impact on level of
service standards and travel demand measures. It will
also not cause a significant impact regarding traffic on the
city's future circulation pattern based on the incorporation
of citywide transportation improvements planned under
the Clty of Visalia Circulation Element Update. The
project site was also evaluated in the EIR for the City of
Visalia L.and Use Element Updaie and Circulation Element
Update for conversion to urban use.

A Traffic impact Analysis ({TIA) Report was conducted for
the project, dated April 2013, which studied key roadways
and intersections in the vicinity of the project site. The
analysis considered existing roadway conditions, mid-term
ysar 2018 conditions, and cumulative year 2035
conditions, with and without the project conditions. The
analysis  ideniified recommended roadway and
intersection improvements to the vicinity of the project to
ensure that the project will operate at acceptable LOS D"
conditions or better through 2035,

Among the recommendations in the TIA Report were
measures that address existing roadway condifions where
operafing condifions are already below acceptabie
standards, specifically the intersection of Moaney
Boulevard (State Route 83) and Avenue 272 located 1.5
miles southeast of the project site. This intersection is
noted by the TIA Report to currently operate at LOS “F”
conditions during the AM and PM peak hour. However,
the intersection does not meet the rural peak hour signal
wsarrant during the a.m. peak.

The TIA Report recommends that the intersection of
Mooney Boulevard and Avenue 272 be improved with the
instaltation of a traffic signal that inciudes eastbound right-
tum channelization and protective left-turn phasing in all
directfons in associalion with the project in its opening
year. This intersection is aiready identified for future
improvements by the City of Visalia Circulation Element,
specifically for controfled movements at the intersection.

The City has determined that the development and
operation of the proposed project in itself does nof warrant
improvements to this intersection and other intersection
studied in the TIA Report in association with the project.
The City of Visalia wilt therefore continue o monitor and
evaluate intersections in the project vicinity and carry out
improvements to the intersections when such measures
are ciitically necessary.

The City of Visaliz will also coniinue to monitor and
evaluale the Mooney Boulevard and Avenue 272
intersection. Following monitoring and evaluation, the City
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in coordination with CalTrans who has jurisdiction over
Mooney Boulevard as State Route 63, will carry out
improvements for the intersection when such measures
ara critically necessary.

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

There are no planned designs that are considered
hazardous.

The project will not result In inadequate emergency
access.

The project will not conflict with adopted policies, plans, or
programs regarding public transit, bicycle, or pedestrian

facilities, or otherwise decrease the performance or safety

of such facilities.
UTILITIES AND SERVICE SYSTEMS

The project will be connecting to existing City -sanitary
sewar lines, consistent with the City Sewer Master Plan.
The Visalia wastewater treatment plant has a current rated
capacity of 22 miliion gdilons per day, but currently treats
an average dally maximum month flow of 12.5 million
gallons per day. With the completed project, the piant has
more than sufficient capacity to accormmmodate impacts
associated with the proposed project. The proposed
project will therefore not cause significant environmentat
impacts.

The project will not result in the construction of new water
or wastewater reatment facilities or expansion of existing
facilities, the construction of which couid cause significant
environmenial effects.

The project site will be accommodated by existing City
siorm water drainage lines that handle on-site and street
runoff. Usage of these lines is consistent with the City
Siorm Drain Master Plan. These improvements will not
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cause significant environmantal impacts.

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

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

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

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

MANDATORY FINDINGS OF SIGNIFICANCE

The project will not affect the habitat of a fish or wildiife
species or a plant or animal community. This site was
evaluated in the EIR for the City of Visalia Land Use
Element Update for conversion to urban use. The City
adopted mifigation measures for conversion to urban
davelopment. Where effects were still determined to be
significant a statement of overmiding considerations was
made,

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

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

On the basis of this initial evafuation:

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

X | find that although the proposed project could have a significant effect on the environment, there
will not be a significant effect in this case because the mitigation measures described on the
attached sheet have been added 1o the project. A MITIGATED NEGATIVE DECLARATION

WILL BE PREPARED.

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

| find that the proposed project MAY have a "potentially significant impact” or "potentially
significant unless mitigated™ impact on the environment, but at least one effect 1} has been
adequately anatyzed in an earlier document pursuant to applicable legal standards, and 2) has
been addressed by mitigation measures based on the earlier analysis as described on attached
sheats. An ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the effects
that remain to be addressed.

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

WILL BE UTILIZED.
e May 20, 2013
Paul Scheibel, AICP Date

Environmental Coordinator
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Section 1. Introduction and Project Information
Introduction

This report addresses the air quality impacts of the Ravi Homes, LLC Project on the project site
and surrounding area. This section was prepared in accordance with the air guality impact
assessment recommendations of the San Joaquin Valley Air Pollution Control District. In
keeping with these recommendations, the section describes existing air quality, construction-
related impacts, direct and indirect emissions associated with the project, the impacts of these
emissions on both the local and regional scale, and mitigation measures warranted to reduce or
eliminate any identified significant impacts. In response to the California Global Warming
Solutions Act of 2006 (AB 32) the project’s greenhouse gases (GHG) emissions and potential
mitigation thereof are discussed.

This analysis was conducted within the context of the California Environmental Quality Act
(CEQA, California Public Resources Code Sections 21000, et seq.). The methodology follows
the Guide to Air Quality Assessment - Determining Significance of Air Quality Impacts Under
the California Environmental Quality Act prepared by the San Joaquin Valley Air Pollution
Controt District to facilitate the evaluation and review of air quality impacts for projects under
CEQA.

Project Description

The proposed project entails an application to the City of Visalia for a general plan amendment,
zone change, and conditional use permit. These entitlements will allow for the development of a
mixed use project consisting of retail/commercial space, a gas station with a self service car
wash, senior housing, and single family residential homes.

The proposed project is located at the southeast corner of Visalia Parkway and Demaree Street

within the southern portion of the City of Visalia, located in central Tulare County. The attached
site plan shows the distribution of uses on the 19.22 acre site.

Section 2. Setting

Environmental Setting

Climate and Topography

The San Joaquin Valley Air Basin (STVAB) is one of 15 State-designated air basins. According
to the San Joaquin Valley Air Pollution Control District (STVAPCD) (2002b) it is approximately
250 miles long and averages 35 miles wide and is the second largest air basin in the state. The
SJVAB includes all or part of the following eight counties: Fresno, Kern, Kings, Madera,
Merced, San Joaquin, Stanislaus, and Tulare. This essentially flat valley is surrounded by the
Sierra Nevada mountains in the east (8,000 to 14,000 feet in elevation), the Coast Ranges in the
west (averaging 3,000 feet in elevation), and the Tehachapi mountains in the south (6,000 to
8,000 feet in elevation). Although marine air flows into the basin from the north, these mountain

Ravi Homes, LLC Air Quality Technical Analysis Page !
TPG Consuiting, Inc August 2012



This page intentionally left blank

Page 2 TPG Consulting, Inc
Augusr 2012 Ravi Homes, LLC Air Quality Technical Analysis



UMDY ——

prmpp i g =t

A

BN
ONISTHIH BLHMAS

TN e LTIV o LAY
{ mhﬂmfm\vshmmu ..ﬁ.uf:nh.mwh..ld.{ﬁrmwﬂ a -

A m e
ol ma el H Trary
i . m_ E
f..l.llF\UJmMlelH-lﬂluwlﬂuhMuMH. - 4...,, o

ﬂglnnu-\ A T
R et Y

awlde v

LHLS

e - o
H e
i f o P

S gyt owE S €,
AV BACENYE o 9 iy

LS TITIRIE TRITRCAR

L S T—— iy

i e e

LA R

Page 3

August 2012

Ravi Homes, LLC Air Quality Technical Analysis

TPG Consulting, Inc



This page intentionally left blank

Page 4 TPG Consulting, Inc
August 2012 Ravi Homes, LLC 4ir Quality Technical Analysis



ranges restrict air movement through and out of the basin. The result is wind patterns that are
usually calm and air masses that become trapped under inversion layers typically below 3,000
feet in elevation. This is the primary reason the SIVAB is more vulnerable to air pollution
problems than most other air basins in the State. It is certainly the most extensive area of the
State subject to these conditions.

Air Quality Monitoring Data

The California Air Resources Board and local air districts operate regional air quality monitoring
networks that provide information on average concentrations of pollutants for which state or
federal agencies have established ambient air quality standards. Air quality in the project area is
represented by air monitoring data collected by SIVAPCD at the Sequoia N.P — Lower Kaweah
and Visalia - N. Church St. monitoring stations. Table 1 lists the pollutants that have exceeded
either the NAAQS or the California Ambient Air Quality Standards (CAAQS) in 2008 through
2010 at the two monitoring stations, and the number of days that the standards were exceeded.

T Tible I-Aw Qualt Muxitoring Dati For Ozone, PYLITand PEZS

DAYS EXCEEDED STANDARD

MONITORING | ,p | OZONE-IHR OZONE-8HR PM-10 24 HR PM-2.5 24 HR
STATION estimated # of days | estimated # of days
NAAQS | CAAQS | NAAQS | CAAQS | NAADS | CAAQS | NAAQS | CAAQS

Seaquoia NP | 2008 | NA 32 73 98 NA NA NA NA

Lo awea | 2009 | NA 3 18 37 NA NA NA NA

2010 | NA 0 9 31 NA NA NA NA

Visalia. N 2008 | NA 44 73 94 0 160.8 52.3 NA

Churchst 2009 | NA 133 18 68 0 1213 | 239 | NA

2010 NA | 15 9 57 0 59.4 8.9 NA

Sowrce: California Air Resources Board NA — Not available or not measured ar that station

The Visalia and Sequioa National Park Lower Kaweah monitoring stations appeat to experience
roughly similar air quality conditions. The Visalia monitoring station is located on the Valley
floor and at similar elevation to the project site. Ozone concentrations have continued fo exceed
applicable federal and state standards. PM concentrations have tended to remain in conformance
with the federal standards, but exceed state standards frequently.

Regional Sources of Air Pollution

The California Air Resources Board (CARB) publishes emissions inventory data for air districts
and counties.

Ravi Homes, LLC 4ir Quality Technical Analysis Page 5
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Table 2. Tulare County Poltutant Emissions invento,ry (tons per day):. 1
Emission Type ROG . CO | NOX | PMI10 | PM2.5
Stationary Fuel Combustion 0.37 2.40 4,29 0.34 0.34
Stationary Other Sources 3.12 0.07 0.18 3.60 2.74
Area Wide 25.53 | 41.11 241 29.17 9.24
On-Road Motor Vehicles 919 81.291 249] 1.04 0.80
Other Mobile Sources 7.08 | 35.58 14.90 0.89 (.80
Total (excluding natural sources) 4529116045 4670 35.04 13.92

Source:http://www.arb.ce.gov/app/emsinv/emssumeat_query.php?F_DIV=4&F_DD=Y&F YR=2008&F_SEASON=A&SP=200
9&F AREA=CO&F_CO=54

According to the 2008 estimated emissions from Tulare County, stationary sources contributed
only minor amounts of reactive organic gases (ROG), carbon monoxide (CO), nitrous oxides
(NOx) and both particulate matter less than or equal to 10 microns in diameter (PM-10) and less
than or equal to 2.5 microns in diameter (PM-2.5). Area wide emissions were dominated by CO
emissions, with other major contributions from ROG and PM-10 emissions. Carbon monoxide
emissions were the greatest contributor to all mobile emissions.

Local Sources of Air Pollution

Visalia Parkway and Demaree Street are located immediately adjacent to the project site. Traffic
from the surrounding residential uses may also contribute to local air pollution. Visalia
Municipal Airport is located approximately 8 miles to the northwest of the project site.

Sensitive Receptors

Land uses such as schools, hospitals, and convalescent homes are considered to be relatively
sensitive to poor air quality becanse infants, the elderly, and people with health afflictions,
especially respiratory ailments, are more susceptible to respiratory infections and other air
quality related health problems than the general public. Residential areas are also considered to
be sensitive to air pollution because residents (including children and the elderly) tend to be at
home for extended periods of time, resulting in sustained exposure to any pollutants present.
Residential uses to the northwest, north, and east of the project site are considered to be sensitive
receptors.

Odors

Odor impacts are based on the location of the sensitive receptors in relation to sources of odors.
A project can either be a generator of odors, and concern would be focused on what sensitive
receptors are already in the proximity of the proposed project, or a project can add new sensitive
receptors that could be affected by sources of air pollution or odors. Diesel exhaust and ROGs
would be emitted during construction of the project, which are objectionable to some; however,
emissions would disperse rapidly from the project site and, therefore, should not be at a level to
induce a negative response.
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Greenhouse Gases — Global Warming

Global warming is a term used to refer to the observed increase in the average temperature of the
Earth’s atmosphere and oceans in recent decades. Science is not unanimous about the cause of
global warming. There is some science that suggests this is a cyclical phenomenon that has
repeated itself over history (counteracted by periods of global cooling) and is therefore related to
many naturally occurring events. However, there is other science that suggests that global
warming may be related to increasing greenhouse gas concentrations in the atmosphere,
specifically as a result of human activities, such as the consumption of fossil fuels for electricity
production and transporiation.

Gases that trap heat in the atmosphere are called greenhouse gases. The effect is analogous to the
way a greenhouse retains heat. Common greenhouse gases include water vapor, carbon dioxide,
methane, nifrous oxides, chlorofluorocarbons, hydrofluorocarbons, perflucrocarbons, sulfur
hexafluoride, ozone, and aerosols. Natural processes and human activities emit greenhouse gas.

Pollutant Information

Ozone

Ozone {Os) 1s highly reactive secondary gas pollutant that 1s toxic, colorless and has a pungent
odor. Ozome is photo-chemically produced through complex chemical reactions of certain
hydrocarbons and oxides of nitrogen (primary pollutants) in the presence of sunlight and
temperatures above 59°F. In high concentrations, ozone and other photochemical oxidants are
directly detrimental to humans by causing respiratory irritation and possible alterations in the
functioning of the lungs. It also inhibits vegetation growth. Ozone has been found to damage
some man-made matertals, such as rubber, paint, and plastics. Ozone is a regional air pollutant,
generated over a large area, transported and spread by wind.

Individuals exercising outdoors, children and people with preexisting lung disease such as
asthma and chronic pulmonary lung disease are considered to be the most susceptible sub-groups
for ozone effects. Short-term exposures (lasting for a few hours) to ozone at levels typically
observed in the SJVAPCD can result in breathing pattemn changes, reduction of breathing
capacity, increased susceptibility to infections, inflammation of the lung tissue, and some
immunological changes. Elevated ozone levels are associated with increased school absences. In
recent years, a correlation between elevated ambient ozone levels and increases in daily hospital
adrnission rates, as well as mortality, has also been reported. An increased risk for asthma has
been found in children who participate in multiple sports and live in high ozone communities.
Ozone exposure under exercising conditions is known to increase the severity of the above
mentioned observed responses. Animal studies suggest that exposures to a combination of
pollutants which include ozone may be more toxic than exposure to ozone alone. Although lung
volume and resistance changes observed after a single exposure diminish with repeated
exposures, biochemical and cellular changes appear to persist, which can lead to subsequent lung
structural changes.
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Particulate Matter (PM-10, PM-2.5)

PM-10 refers to particulate matter equal to or less than 10 microns in diameter. This material
cannot be adequately filtered by the human respiratory system. Inhaled atmospheric particulates
can be harmful to humans by directly causing injuries to the respiratory tract and lungs.
Suspended particulates scatter and absorb sunlight, producing haze and reducing visibility.

The actual composition of PM-10 varies greatly with time and location. It depends on the sources
of the material and meteorological conditions. Primary man-made sources of PM-10 in Tulare
are road dust, agriculture, fuel combustion and industrial processes. Natural sources such forest
fires also contribute.

A consistent correlation between elevated ambient fine particulate matter (PM-10 and PM-2.5)
levels and an increase in mortality rates, respiratory infections, number and severity of asthma
attacks and the number of hospital admissions has been observed in different parts of the United
States and various areas around the world. In recent years, some studies have reported an
association between long-term exposure to air pollution dominated by fine particles and
increased mortality, reduction in life span, and an increased mortality from lung cancer.

Daily fluctuations in fine particulate matter concentration levels have also been related to
hospital admissions for acute respiratory conditions in children, to school and kindergarten
absences, to a decrease in respiratory lung volumes in normal children and to increased
medication use in children and adults with asthma. Recent studies show lung function growth in
children is reduced with long term exposure to particulate matter, The elderly, people with pre-
existing respiratory and/or cardiovascular disease and children appear to be more susceptibie to
the effects of PM-10 and PM-2.5.

Toxic Air Contaminants

In addition to the common, criteria pollutants discussed above, toxic air contaminants (TACs)
are another group of pollutants of concern. There are many different types of TACs, with varying
degrees of toxicity. Sources of TACs include industrial processes such as petroleum refining and
chrome plating operations, commercial operations such as gasoline stations and dry cleaners, and
motor vehicle exhaust. Cars and trucks release at least forty different toxic air contaminants. The
most important, in terms of health risk, are diesel particulate, benzene, formaldehyde, 1,3-
butadiene and acetaldehyde. Public exposure to TACs can result from emissions from normal
operations, as well as accidental releases. Health effects of TACs include cancer, birth defects,
neurological damage, and death.

California regulates toxic air contaminants through its air toxics program, mandated in Chapter
3.5 (Toxic Air Contaminants) of the Health and Safety Code (Health and Safety Code Section
39660 et seq.) and Part 6 (Air Toxics “Hot Spots™ Information and Assessment) (Health and
Safety Code Section 44300 et seq.). The California Air Resources Board (CARB), working in
conjunction with the State Office of Environmental Health Hazard Assessment, identifies toxic
air contaminants. Air toxic control measures may then be adopted to reduce ambient
concentrations of the identified toxic air contaminant to below a specific threshold, based on its
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effects on health, or to the lowest conceniration achievable through use of best available control
technology (BACT) for toxics. The program is administered by the CARB. Air quality control
agencies, including the San Joaguin Valley Air Pollution Control District (SJVAPCD), must
incorporate air toxic control measures into their regulatory programs or adopt equally stringent
control measures as rules within six months of adoption by the California Air Resources Board.
This is an ongoing process as risk assessments on substanices identified in state regulations by the
CARB are completed. Future regulations adopting new air toxics control measures could apply
to this project. .

Greenhouse Gases

Greenhouse gases (GHGs) are those gases that trap heat that would otherwise radiate into space.
Without the natural heat trapping effect of GHGs, the earth’s surface would be about 34° C cooler
(CAT, 2006). Some greenhouse gases occur naturally in the atmosphere, while others result from or
are concentrated by activities including the burning of fossil fuels such as oil, natural gas, and coal.
Although carbon dioxide is the largest contributor to climate change, approximately 81 percent,
six greenhouse gases are regulated in California: carbon dioxide (CO,), methane (CH.), nitrous
oxide (N,Q), sulfur hexafluoride (SFg), hydrofluorocarbons (HFCs), and perfluorocarbons
(PFCs). Carbon dioxide is the primary target for reducing GHG and addressing global climate
change as this is more effectively regulated than some of the other greenhouse gases. The table
below breaks down the percent contribution from anthropogenic sources of greenhouse gases by
criteria polhutant.

Figure 1. U.S. Anthrepogenic Sources of Greenhouse Gas Emissions, 2009

102
R CHa
aN2G
B HFC
= 5F6
BPFCs

SOURCE: hitp./\www.epa.goviciimatechange/emissions/usinventoryreport. htmi

GHGs are emitted by both natural processes and human activities. Of these gases, CO, and CHy are
emitted in the greatest quantities from human activities. Emissions of CO, are largely by-products
of fossil fuel combustion, whereas CHy results from off-gassing associated with agricultural
practices and the decomposition of organic matertals within landfills. Man-made GHGs, which have
a much greater heat-absorption potential than CO,, include fluorinated gases, such as
hydrofluorocarbons (HFCs), perfluorocarbons (PFCs) and sulfur hexafiuoride (SFg), which are
byproducts of certain industrial processes. Plants use carbon dioxide and water in photosynthesis
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and releases oxygen as a waste product. Humans use this oxygen to breathe and produce COZ2 as
a byproduct of respiration. The following section discusses the primary GHGs in more detail.

Carbon Dioxide. Billions of tons of carbon in the form of CO; are absorbed by oceans and living
biomass (or sinks) and are emitted to the atmosphere annuaily through natural and anthropogenic
processes (or sources). When m equilibrium, carbon fluxes among these various reservoirs are
roughly balanced (USEPA, April 2008). Carbon dioxide was the first GHG demonstrated to be
increasing in atrnospheric concentration, with the first conclusive measurements being made in the
last half of the 20™ century. Concentrations of CO, in the atmosphere have risen approximately 35%
since the Industrial Revolution. According to the International Panel on Climate Change (IPCC)
(2007), the global atmospheric concentration of carbon dioxide has increased from a pre-industrial
value of about 280 parts per million (ppm) to 379 ppm in 2005. The annual carbon dioxide
concentration growth rate was larger during the last 10 years (1995-2005 average: 1.9 ppm per
year) than it has been since the beginning of continuous direct atmospheric measurements (1960
2005 average: 1.4 ppm per year), although there is year-to-year variability in growth rates,

Methane. Methane (CH,) is an extremely effective absorber of radiation, though its atmospheric
concentration is less than carbon dioxide and its lifetime in the atmosphere is brief (10 to 12 years)
compared to some other GHGs. Over the last 250 years, the concentration of CHy in the atmospliere
increased by 148% (IPCC 2007). Anthropogenic sources of CHj include landfills, natural gas and
petrolenm systems, agricultural activities, coal mining, wastewater treatment, stationary and mobile
combustion, and certain industrial processes (USEPA September 2009). '

Nitrous Oxide. Concentrations of nitrous oxide (N70O) also began to rise at the beginning of the
Industrial Revolution. Nitrous oxide is produced by microbial processes in soil and water, including
those reactions which occur in fertilizers that contain nitrogen. Use of these fertilizers has increased
over the last century (USEPA November 2009).

Fluorinated Gases (HFCS, PFCS and SFg). Fluorinated gases, such as hydrofluorocarbons (HFCs),
perflurocarbons (PFCs) and sulfurhexafluoride (SFs), are powerful greenhouse gases that are
emitted frotn a variety of industrial processes. Fluorinated gases are used as substitutes for ozone-
depleting substances such as chlorofluorocarbons (CFCs), hydrochlorofluorocarbons (HCFCs) and
halons, which have been regulated since the mid-1980s because of their ozone destroying potential
and are to be phased out under the Montreal Protocol and the Clean Air Act Amendments of 1990.
Fluorinated gases are typically emitted in smaller quantities than CO,, CH4 and NyO, but each
molecule can have a much greater global warming effect. SF; is the most potent greenhouse gas the
Intergovernmental Panel on Climate Change (IPCC) has evaluated.

The different types of GHGs have varying global warming potentials (GWPs), The GWP of a GHG
is the potential of a gas or aerosol to trap heat in the atmosphere. Because GHGs absorb different
amounts of heat, a common reference gas, usually carbon dioxide, is used to relate the amount of
heat absorbed to the amount of the gas emissions, referred to as “COy equivalent,” and is the amount
of a GHG emitted multiplied by its GWP. Carbon dioxide has a GWP of one. By contrast, methane
{CHy) has a GWP of 21, meaning its global warming effect is 21 times greater than carbon dioxide
on a molecule per molecule basis.
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Tahle 3. Global Warming Potentials (GWPs)
Gas | Global Warming Potential
Carbon Dioxide 1
Methane 21
| Nitrous Oxide 310
HFC-23 11,700
HFC-134a 1,300
HFC-152a 140
PFC: Tetrafluoromethane (CF4) 6,500
PFC: Hexafluoroethane (C256) | 9,200
Sulfur Hexafluoride (SF6) 23,900

Source: htip://epa.gov/climaechange/emissions/downlcads09/ Introduction.pdf’

As noted above, the earth needs a certain amount of greenhouse pases in order to maintain a
livable temperature. However, it is believed by many that global climate change may occur as a
result of excess amounts of GHG, which, in turn, may result in significant adverse effects to the
environment that will be experienced worldwide. The effects may include the melting of polar
ice caps and rising sea levels, increased flooding in wet areas, droughts in arid areas, harsher
storms, problems with agriculture, and the extinction of some animal species. Regardiess of
whether the rise is GHG is caused by natural cyclic events or not, it is widely believed
production of additional GHG should be reduced in order to maintain a “healthy” level of GHG
in the atmosphere.

Regulatory Setting

Federal and State Regulations

The Clean Air Act of 1970 was the first major piece of federal air quality regulation. Amended in
1977 and 1990, the Clean Air Act required the U.S. Environmental Protection Agency (EPA) to
establish primary and secondary National Ambient Air Quality Standards (NAAQS) for several
poltutants. The primary standards are by law set at a level that protects public health and welfare,
with an adequate margin of safety. Secondary standards are set to protect the public welfare from
non-health-related adverse effects such as visibility reduction. Primary NAAQS are set for the
following air pollutants:

« Carbon monoxide (CO)

¢ (Ozone (03)

» Respirable particulate matter 10 microns or less (PM-10)
» Fine particulate matter 2.5 microns or less (PM-2.5)

« Nitrogen dioxide (NO;)
= Sulfur dioxide (SOy)
+ Lead

The state and national ambient air quality standards for each of the criteria pollutants and their
relevant health effects are summarized in Table 4, Ambient Air Quality Standards.
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Table 4. Ambient:Air-Quality Standards

Air Averagin California National
Poliutant Timge i Standard Standard Most Relevant Effects
[-hour 0.0% ppm — (a) Decrease of pulmonary function and
| localized lung edema in humans and animals;
8-hour 0.070 ppm  § 0.075 ppm | (b) risk to public health implied by alterations
in pulmonary morphology and host defense in
| animals; (¢) increased mortality risk; (d) risk to
Ozome public health implied by altered connective
tissue metabolism and altered pulmonary
morphology in animals after long-term
exposures and pulmonary function decrements
in chronically exposed humans; (e) vegetation
damage; (f) property damage.
1-hour 20 ppm 35 ppm (a) Aggravation of angina pectoris (chest pain or
discomfort) and other aspects of coronary heart
Carbon 8-hour 9.0 ppm 9 ppm diseass; (b') decrc_aased exercise tolt?rance in
Monoxide persons with perilpherf}l vascular disease and
lung disease; {c) impairment of central nervous
system functions; {d) possibie increased risk to
fetuses.
1-hour 0.18 ppm* | — (a) Potential to aggravate chronic respiratory
disease and respiratory symptoms in sensitive
Nitrogen Mean 0.030 ppm* | 0.053 ppm groups; {b) risk to pubiic health implied by
Dioxide pulmonary and extra-pulmonary biochemical
{(NO2) and cellular changes and pulmonary structural
changes; (¢) contribution to atmospheric
discoloration.
Sulfiur 1-hour 0.25 ppm — Bronchoconstriction accompanied by symptoms
Dioxid 24-hour (.04 ppm 0.14 ppm which may include wheezing, shortness of
ioxide . ) .
(302) Mean — 0.030 pm breatp and c.he:st tlnghtness, dunfmg eXercise or
physical activity in persons with asthma.
Particulate { 24 hour 50 ng/m3 150 pig/m3 (a) Exacerbation of symptoms in sensitive
Matter Mean 20 ng/fm3 — patients with respiratory or cardiovascular
(PM10) disease; (b) declines in puimonary function
Particulate | 24-hour — 35 pg/m3 growth in children; (c) increased risk of
Matter Mean 12 pg/m3 15 pg/m3 premature death from heart or lung diseases in
{PM2.5) the elderly.
I 24-hour 25 pg/m3 —_— (a) Decrease in ventilatory function; (b)
aggravation of asthmatic symptoms; (c)
Sulfates aggravation of cardio-pulmonary disease; (d)
vegetation damage; (e) Degradation of
visibility; (f) property damage.
Lead 30-day 1.5 ug/m3 — (a) Learning disabilities; (b) impairment of
Quarter — 0.15 g/m3 blood formation and nerve conduction.
Notes: 1}ppm = parts per million {concentration) 2}pg/m3 = micrograms per cubic meter 3)Mean = Annual
Arithmetic Mean 4)30-day = 30-day average 5)Quarter = Calendar quarter * The nitrogen dioxide ambient air quality

standard was amended on February 22, 2007, These changes become effective on March 20, 2008,
i Source: ARB hitp /v arbea.soviresearch/aaas/no2 -rsino2-rs.him.
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Areas exceeding the federal standards for any one of these pollutants more than two times per
year are designated “nonattainment” areas under the Clean Air Act, and as such, are subject to
more stringent planning and pollution control requirerents. For environmental purposes, the
applicable standard is the more stringent of either the federal or state standards.

Under the 1990 amendment to the Clean Air Act, nonattainment areas are divided into five
categories depending on future dates identified for meeting the standards. “Marginal” or
“moderate” violators only slightly exceed the NAAQS, whereas “serious,” “severe,” or
“extreme” violators exceed the standards by a much higher margin. “Marginal” areas are
required fo do little beyond what they are already doing to attain clean air, but areas designated
“moderate” through “extreme” must adopt gradually tighter regulations. Table 5 lists both the
federal and state designations and classifications for the project site.

s ableS: Tulare County: Désignations and ‘Classifications <110 o«
DESIGNATION/CLASSIFICATION
CRITERIA POLLUTANT FEDERAL STATE
Ozone (Os) — one hour No Federal Standard Nonattainment/Severe
QOzone (O3) — eight hour Nonattainment Nonattainment
Carbon Monoxide (CO) Attainment/Unclassifiable | Attainment
Particulate Matter (PM-10) Altainment Nonattainment
Particulate Matter (PM-2.5) Nonattainment Nonattainment

Source: ARB, February 2011

The Clean Air Act requires development of an air quality control plan referred to as the State
Implementation Plan (SIP). The SIP contains the strategies and control measures California will
use to attain the NAAQS. States with areas in violation of the NAAQS are required to routinely
update their SIPs to incorporate additional control measures to reduce air pollution. As such, the
SIP is periodically modified to reflect the latest emissions inventories, planning documents, and
rules and regulations of the various Air Basins.

In 1988, the California Clean Air Act (CCAA - AB 2595) was passed. The California Air
Resources Board {ARB), a part of the California Environmental Protection Agency, is
responsible for the coordination and administration of both federal and state air pollution control
prograrns within California. In this capacity, the ARB conducts research, sets state ambient air
quality standards, compiles emission inventories, develops suggested confrol measures, and
provides oversight of local programs. The ARB establishes emissions standards for motor
vehicles sold in California, consumer products (such as hairspray, aerosol paints, and barbecue
lighter fluid), and various types of commercial equipment. It also sets fuel specifications to
further reduce vehicular emissions. The ARB also has primary responsibility for the
development of California’s SIP, for which it works closely with the federal government and the
local air districts.

Greenhouse Gases

The Assembly Bill 32 Scoping Plan contains the main strategies California will use to reduce the
greenhouse gases (GHQG) that cause climate change. The scoping plan has a range of GHG
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reduction actions which include direct regulations, alternative compliance mechanisms,
monetary and non-monetary incentives, voluntary actions, market-based mechanisms such as a
cap-and-trade system, and an AB 32 program implementation regulation to fund the program. In
August 2011, the Scoping Plan was re-approved by the Board, and includes the Final
Supplervent to the Scoping Plan Functional Equivalent Document.

According to the AB 32 Scoping Plan and updated Final Supplement to the Scoping Plan
Functional Equivalent Document approved by the California Air Resources Board (the lead
agency for implementing AB 32), in order to reach the AB 32 Business as Usual (BAU)
emissions estimate, a 16 percent reduction below the estimated BAU would be necessary to
return to 1990 levels by 2020.

Although carbon dioxide is the largest contributor to climate change, AB 32 references six
greenhouse gases: carbon dioxide (CO,), methane (CHy), nitrous oxide (N;0), sulfur
hexafluoride (SF¢), hydrofluorocarbons (HFCs), and perfluorocarbons (PFCs). This report, as
with many climate change analyses, focuses on carbon emissions, as the contribution from other
GHGs is relatively very small.

The Air Resources Board's preliminary recommendations in the Climate Change Scoping Plan
for reducing greenhouse gas emissions in California to 1990 levels by 2020 include:

» Expansion and strengthening of existing energy efficiency programs and building and
appliance standards.

= Expansion of the State’s investments in renewable fuels portfolios to 33 percent.

¢ Development of a California cap and trade program that links with other Western Climate
Initiative Partner programs to create a regional market system.

» Implementation of existing State laws and policies, including California’s clean car
standards, goods movement measures, and the Low Carbon Fuel Standard.

s Targeted fees to fund the State’s long-term commitment to AB 32,

The Climate Change Scoping Plan identifies the amount that each sector conmtributes to
California’s greenhouse gas emissions. The larpest contributor is the Transportation sector,
which contributes 38 percent of the state’s total greenhouse gas emissions. The Transportation
sector is largely made up of the cars and trucks that move goods and people. Advances in car
technology and increases in fuel efficiency are expected to move this sector toward meeting the
1990 emissions standard and reducing overall carbon emissions.

The Electricity and Commercial/Residential Energy sector is the next largest contributor with
over 30 percent of the greenhouse gas emissions. Although electricity imported into California
accounts for only about 22 percent of our electricity, imports contribute nearly half of the
greenhouse gas emissions from electricity because much of the imporied electricity is generated
at coal-fired power plants. AB 32 specifically requires ARB to address emissiops from electricity

Page 14 TPG Consulting, Inc
August 2012 Ravi Homes, LLC Air Quality Technical Analysis




sources both inside and outside of the state. The amount of carbon dioxide created for a unit of
energy combusted is dependent upon how that energy was created. Certain energy providers and
sources produce cleaner energy than others.

California’s Industrial sector includes refineries, oil and gas production, food processors, and
other large industrial sources. This sector contributes approximately 20 percent of California’s
greenhouse gas emissions, but the sector’s emissions are not projected to grow significantly in
the future. Emission levels and industry sectors are shown below:

A November 16, 2007 staff report from the Air Resource Board titled “California 1990
Greenhouse Gas Emissions Level and 2020 Emissions Level” breaks up the commercial and
residential emissions by attributing 3 percent to the commercial sector and 6 percent to the
residential sector,

Other Repulations

Cap and Trade Regulation (December 2010). The new regulation sets a statewide limit on
greenhouse gas emissions from sources responsible for 80% of California’s total emissions,
covering 360 companies and 600 specific facilities in the initial phase of the program, running
from 2012-2014, From 2015-2020 distributors of transportation fuels, natural gas and other fuels
are brought into the scheme. The program is designed to provide covered entities the flexibility
to seek out and implement the lowest-cost options to reduce emissions, and goes into effect in
January 2012.

State and Local Government Green Building Standards Codes (2010). The State of California
enacted the nation’s first statewide green building standards providing CALGREEN Code §A4.6
(residential) and §A5.6 (non-residential) requirements, updating Title 24 of the California Code
of Regulations also known as the California Building Standards Code. The new code applies to
all new buildings constructed after January 1, 2011, and requires that they be built using
environmentally advanced construction practices. In addition to setting mandatory requirements,
the Code includes more stringent optional provisions permitting developers to meet heightened
standards, known as Tier 1 and Tier 2, including criteria for meeting these tiers. Cities at their
discretion may adopt Tier 1 or Tier 2 as mandatory or adopt and enforce other standards that are
more stringent than the CALGREEN Code.

Senate Bill 375 (September 2008). In September 2008, SB 375 was signed by Govemnor
Schwarzenegger. SB 375 is a comprehensive global warming bill that helps to achieve the goals
of AB 32. To help establish these targets, ARB assigned a Regional Targets Advisory Committee
to recommend factors to be considered and methodologies for sefting greenhouse gas emission
reduction targets. Senate Bill 375 also provides incentives — relief from certain CEQA
requirements for development projects that are consistent with regional plans that achieve the
targets. Senate Bill 375 requires ARB to develop, in collaboration with the Metropolitan
Planning Organization (MPO), passenger vehicle greenhouse gas emissions reduction targets for
2020 and 2035 by September 30, 2010. The MPO is required to include and adopt, in their
regional transportation plan, a sustainable community strategy that will meet the region’s target
provided by ARB.
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Title 24, Part 6, California Code of Regulations (2008). In 2008, California adopted new energy
efficiency standards for residential and nonresidential buildings in order to reduce California’s
energy consumption. Established in 1978 and commonly referred to as the California Energy
Code, this program has been partially responsible for keeping California’s per capita energy use
approximately flat over the past 30 years. The 2008 standards went into effect January 1, 2010,
California's building efficiency standards (along with those for energy efficient appliances) have
saved more than $56 billion in electricity and natural gas costs since 1978. It is estimated the
standards will save an additional $23 billion by 2013.

Senate Bill 97 (2007). The Govemor’s Office of Planning and Research was required to prepare
amendments to the state’s CEQA Guidelines addressing analysis and mitigation of the potential
effects of GHG emissions in CEQA documents. The legisiation required the Resource Agency to
adopt the amended Guidelines by 2010. The Amendments became effective on March 18, 2010.

Western Regional Climate Action Initiative (Arizona, California, New Mexico, Oregon, Utah,
Washington} (2007). Acknowledging that the western states already experience a hotter, drier
climate, the Governors of the foregoing states have committed to three time-sensitive actions: (1)
by August 26, 2007, to set a regional goal to reduce emissions from the states collectively,
consistent with state-by state goals; (2) by August 26, 2008, to develop “a design for a regional
market-based multi-sector mechanism, such as a load-based cap and trade program, to achieve
the regional GHG reduction goal;” and (3) to participate in a multi-state GHG registry “to enable
tracking, management, and crediting for entities that reduce GHG emissions, consistent with
state GHG reporting mechanisms and requirements,”

Senate Bill 107 (2006). Senate Bill 107 requires investor-owned utilities such as Pacific Gas and
Electric, Southern California Edison, and San Diego Gas and Electric, to generate 20 percent of
their electricity from renewable sources by 2010. Previously, state law required that this target be
achieved by 2017.

Executive Order S-3-05 (June 1, 2005). Executive Order S-3-05 calls for a reduction in GHG
emissions to 2000 levels by 2010; 1990 levels by 2020; and for an 80 percent reduction in GHG
emissions below 1990 levels by 2050. It also directs the California Environmental Protection
Agency (“CalEPA™)} to prepare biennial science reports on the potential impact of continued
global warming on certain sectors of the California economy.

California’s Renewable Energy Portfolio Standard Program (2005). In 2002, Califormia
established its Renewable Energy Portfolio Standard Program, which originally included a goal
of increasing the percentage of renewable energy in the state’s electricity mix to 20 percent by
2017. The state’s most recent 2005 Energy Action Plan raises the renewable energy goal from 20
percent by 2017, to 33 percent by 2020.

Assembly Bill 1493 (2002) (Health and Safety Code §-43018.5). Assembly Bill 1493 required
ARB to develop and adopt the nation’s first GHG emission standards for automobiles. The
regulations had been threatened by automaker lawsuits and were stalled by the USEPA’s delay in
reviewing and then initially denying California’s waiver request. The USEPA granted California
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the authority to implement GHG emission reduction standards for new passenger cars, pickup
trucks and sport utility vehicles on June 30, 2009, It is expected that the Paviey regulations will
reduce GHG emissions from California passenger vehicles by about 22 percent in 2012 and
about 30 percent in 2016, all while improving fuel efficiency and reducing motorists’ costs.

Climate Action Regiswry (2001). California Senate Bills 177] and 527 created the structure of the
California Climate Action Registry (“Registry™), and former Govemnor Gray Davis signed the
final version of the Registry’s enabling legislation into law on October 13, 2001. These bills
establish the Registry as a non-profit entity to help companies and organizations establish GHG
emissions basclines against which future GHG emission reduction requirements could be
applied. Using any year from 1990 forward as a base year, participants can record their annual
GHG emissions with the Registry. In return for this voluntary action, the State of California
promises to offer its “best efforts” to ensure that participants receive consideration for their early
action if they are subject to any future state, federal or international emissions regulatory scheme.

Section 3. Thresholds of Significance

As required by Appendix G of the State CEQA Guidelines (CCR 15000 et seq.) a project will
have a significant effect on the environment with respect to air quality and greenhouse gas if the
Initial Study or EIR analysis shows that it would result in any of the itemns listed in IH and VII
‘below. Where available, the significance criteria established by the applicable air quality
management or air pollution control district may be relied upon to make the following
determinations.

AIR QUALITY
Would the project:
a) Conflict with or obstruct implementation of the applicable air quality plan?

b) Violate any air quality standard or contribute substantially to an existing or projected air
quality violation?

c) Result in a cumulatively considerable net increase of any criteria pollutant for which the
project region is non-attainment under an applicable federal or state ambient air quality
standard (including releasing emissions which exceed quantitative thresholds for ozone
precursors)?

d) Expose sensitive receptors to substantial pollutant concentrations?

e) Create objectionable odors affecting a substartial number of people?

GREENHOUSE GAS EMISSIONS

Would the project:
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a) Generate greenhouse gas emissions, cither directly or indirectly, that may have a
significant impact on the environment?

b) Conflict with an applicable plan, policy, or regulation adopted for the purpose of
reducing the emissions of greenhouse gases?

Pursuant to Section 15064.4 of the CEQA Guidelines, the determination of the significance of
greenhouse gas emissions calls for a careful judgment by the lead agency consistent with the
provisions. A lead agency should make a good-faith effort, based to the extent possible on
scientific and factual data, to describe, calculate or estimate the amount of greenhouse gas
emissions resulting from a project.

In addition to the above CEQA threshold, if the lead agency finds that the proposed project has
the potential to exceed any of the air pollutant thresholds established by the San Joaquin Valley
Air Pollution Control District, the project should be considered to have a significant impact on
the environment.

Criteria Pollutants

For the San Joaquin Valley Air Basin, the SITVAPCD has developed numerical significance
criteria in its Guide for Assessing and Mitigating Air Quality Impacts (GAMAQI) (January 2002
Revision). These thresholds of significance are recommended for use in assessing impacts
associated with construction, project operations, odors, toxic air contaminants and cumulative
impacts associated with project implementation. The thresholds are designed to identify those
impacts that would create new violations of ambient air quality standards, substantially worsen
existing violations, or create impacts for which no safe exposure levels exist. These significance
thresholds are used in the analysis of impacts from the proposed Ravi Homes, LLC project.

The quantitative thresholds of significance established by the STVAPCD for ROG, NOx, PM10,
and PM-2.5 are as follows:

ROG - 10 tons/year
NOy; ~ 10 tons/year
PM-10 - 15 tons/year
PM-2.5 - 15 tons/year

I

Qdors

A qualitative assessment is made as to whether a project has the potential to generate odorous
emissions of a type or quantity that could meet the statutory definition for nuisance, i.e., odors
“which cause detriment, nuisance, or annoyance to any considerable number of persons or 1o the
public, or which may endanger the comfort, repose, health, or safety of any such person or the
public, or which may cause, or have a natural tendency to cause, injury or damage to business or
property,” or places new sensitive receptors into an area where odors are considered a nuisance.

Greenhouse Gases
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Determining how a proposed project might contribute to climate change and what the overall
effect of an individual project would be based on that contribution is subject to continuing debate
at this time. Despite the availability of guidance documents, there is currently no single accepted
or binding threshold of significance established by the state to measure the impact of climate
change on or from a project. Relevant sections from available guidance documents were used to
formulate a determination of potential significance and mitigation measures. No single document
was completely applicable to the project, due to the location and type of project proposed.

The SJIVAPCD has provided guidance for Central Valley land use agencies in evaluating
greenhouse gas significance. In 2009, the STVAPCD produced a document titled “Guidance for
Valley Land-use Agencies in Addressing GHG Emission Impacts for New Projects under
CEQA”. In this document, it provides a process for evaluating greenhouse gas emissions:

Projects determined to be exempt from the requirements of CEQA would be determined
10 have a less than significant individual and cumulative impact for GHG emissions and
would not require further environmental review, including analysis of project specific
GHG emissions. Projects exempt under CEQA would be evaluated consistent with
established rules and regulations governing project approval and would not be required
to implement Best Performance Standards (BPS).

Projects complying with an approved GHG emission reduction plan or GHG mitigation
program which avoids or substantially reduces GHG emissions within the geographic
area in which the project is located would be determined to have a less than significani
individual and cumulative impact for GHG emissions. Such plans or programs must be
specified in law or approved by the lead agency with jurisdiction over the affected
resource and supported by a CEQA compliant environmental review document adopted
by the lead agency. Projects complying with an approved GHG emission reduction plan
or GHG mitigation program would not be required to implement BPS.

Projects implementing Best Performance Standards would not require gquantification of
project specific GHG emissions. Consistent with CEQA Guideline, such projects would
be determined to have a less than significant individual and cumulative impact for GHG
emissions.

Projects not implementing Best Performance Standards would require quantification of
project specific GHG emissions and demonsiration that project specific GHG emissions
world be reduced or mitigated bv at least 29%, compared to Business-as-Usual (BAU™),
including GHG emission reductions achieved since the 2002-2004 baseline period.
Projects achieving at least a 29% GHG emission reduction compared to BAU would be
determined 10 have a less than significant individual and cumulative impact for GHG.

Norwithstanding any of the above provisions, projects requiring preparation of an
Environmental Impact Report for any other reason would require quantification of
project specific GHG emissions. Projects implementing BPS or achieving at least a 29%
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GHG emission reduction compared to BAU would be determined to have a less than
significant individual and cumulative impact for GHG.

In summary, the use of BPS streamlines the significance determination process by pre-
quantifving the emission reductions that would be achieved by a specific GHG emission
reduction measure and pre-approving the use of such a measure fo reduce project-
related GHG emissions. Establishing BPS also streamlines the CEQA review process by
providing project proponenis, lead agencies and the public with clear guidance on how
to reduce GHG emission impacts. Thus, project prononents would be able to incorporate
project specific GHG reduction measures during the initial project design phase, which
could reduce project specific GHG impacts to less than significant levels.

Based on the above protocol, if the proposed project implements Best Performance Standards, no
quantification of project-related greenhouse gas emissions is necessary, and impacts resulting from
the emissions of greenhouse gases are considered less than significant.

In addition to the above guidance from the STVAPCD, pursuant to Section 15126.4(a) of the
CEQA Guidelines, lead agencies shall consider feasible means, supported by substantial
evidence and subject to monitoring or reporting, of mitigating the significant effects of
greenhouse gas emissions. Measures to mitigate the significant effects of greenhouse gas
emissions may include reductions in emissions resulting from a project through implementation
of project features, project design, or other measures, such as those described in Appendix F -
Energy Conservation of the CEQA Guidelines.

Toxic Air Contaminants (TACs)

ARB adopted the Air Quality and Land Use Handbook: A Community Health Perspective (Land
Use Handbook) in 2005. The Land Use Handbook provides information and guidance on siting
sensitive receptors in relation to sources of toxic air contaminants (TACs). The sources of TACs
identified in the Land Use Handbook are high-traffic freeways and roads, distribution centers,
rail yards, ports, refineries, chrome plating facilities, dry cleaners, and large gasoline dispensing
facilities. If the project involves siting a sensitive receptor or source of TAC discussed in the
Land Use Handbook, siting mitigation may be added to avoid potential land use conflicts,
thereby reducing the potential for heaith impacts to the sensitive receptors (ARB 20035a).

Carbon Monoxide Screening

The CO threshold of 20 ppm/hour or 9ppm/8 hour is based on the CAAQS. To determine if a
local impact exceeds this threshold SJTVAPCD guidelines (2002) set forth a multi-step evaluation
protocol. The first step is to determine if the project meets either of the following criteria:

» A traffic study for the project indicates that the Level of Service (LOS) on one or more
streets or at one or more intersections in the project vicinity will be reduced to LOS E or
F, or
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» A ftraffic study indicates that the project will substantially worsen an already existing
LOS F on one or more streets or at one or more intersections in the project vicinity.

If the project meets either of the above criteria the effect of the project can still be determined to
be less-than-significant by conducting an analysis using a protocol developed by the Institute of
Transportation Studies at University of California, Davis entitled Transportation Project-Level
Carbon Monoxide Protocol (1997). If the results of this analysis demonstrate no potential for
significance, the Lead Agency should include a description of the Protocol Analysis results in a
report to the District. If the results demonstrate that the project will potentially have a significant
effect on any intersection, the Lead Agency should conduct a CO dispersion modeling study
such as CALINE4. The CALINE4 modeling study would constitute a full project-level CO
analysis and the highest step in the STVAPCD evaluation protocol.

Section 4. Impact Analysis

This section analyzes the potential impacts of the proposed project on the air quality in the area
surrounding the site. As recommended by the SIVAPCD, the URBEMIS2007 was used to
quantify emissions from the project. Air quality impacts can be described in a short-term and
long-term perspective and can be qualitatively or quantitatively analyzed. Short-term impacts
will occur during site grading and project construction. Long-term air quality impacts will occur
once the project is in operation.

Impact Il-a Conflict with Air Quality Plan or Program

There 1s no evidence that this project will conflict with or obstruct implementation of any
applicable components of the State Implementation Plan to meet Federal and State air quality
standards or conflict with Alr District or County air quality plans. This impact is less than

significant.

Mitigation Measures: None required.

Impact lI-b Viclate Air Quality Standards

Estimated Project Emissions

Table 6 and 7 shows the estimated quantity, in tons per year, of ROG, NOx, PM-10 and PM-2.5
for the construction, area source, and operational emissions for the proposed project. The
California Air Resources Board’s URBEMIS2007 emissions model was used to calculate these
estimates based on data from the Traffic Impact Study. The output for the applicable model runs
are in Attachment 1 of this report, including assumptions for mitigation reduction strategies.

Table 6. Project Construction Emissions (tons/year, unmifigated)

SIVAPCD Significance
Threshold

2013 2014 2015
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ROG | 0354 1.40 0.93 10
NOx 2.46 2.00 0.97 10
PM-10 1.19 0.12 0.07 15
PM-2.5 0.31 0.12 0.06 15

“Table 7. Project Area‘and:Operational Emissions (tons/year) - ' -

. . SIVAPCD
AreaBmssions | Gl | ToulOperatonal - signifcance
Threshold

ROG 1.55 5.33 6.88 10

NOx 0.41 8.49 8.90 10

PM-1¢ 0.55 4.90 5.45 15

PM-2.5 0.53 1.10 1.63 15

The URBEMIS Model emissions output is based on the size and scale of the proposed land uses.

The emissions resulting from the project are below the applicable STVAPCD thresholds of
significance, therefore impacts are considered less than significant.

Impact HI-¢c Cumulatively Considerable Increase in Criteria Pollutant

Among the policies and procedures enforced by the City of Visalia to mitigate air quality
impacts is assurance of conformance during development review with the STVAPCD’s Indirect
Source Review (Rule 9510) program. The Ravi Homes, LLC project is subject to Rule 9510. The
emissions analysis for Rule 9510 is highly detailed and dependent on the exact project design
that is expected to be constructed. Minor changes to project components between the CEQA
analysis and project construction often occur to achieve maximum compliance with Rule 9510
pursuant to SIVAPCD review for permits. As such, this document does not attempt an estimation
of emission reductions that will be achieved through compliance with Rule 9510. The required
amounts of reductions required by Rule 9510 to achieve less than significant impact, are
stipulated as follows:

Construction Exhaust: 20 percent of the total NOx emissions and 45 percent of the
total PM-10 emissions.

33 percent of NOx emissions over the first 10 years, and 50
percent of the PM-10 emissions over the first 10 years.

Operational Emissions:

Mitigation Measures: None required. Since the project is subject not only to these
requirements of the State APCD Rule 9510, but aiso is subject to approval of a City of Visalia
general plan amendment and zone change, all applicable General Plan development policies,
including conformance with Rule 9510, will be applied as design requirements and/or conditions
of approval. The residual cumulative impact of the project’s impacts will therefore be less than
significant. No additional mitigation measures are required.

Impact II]-d Expose Sensitive Receptors to Substantial Pollutant Concentrations
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Carbon monoxide and toxic air contaminates are evaluated below to determine if they have an
impact on the project area.

Carbon Monoxide

As discussed above, to determine if a project exceeds the CO threshold of 20 ppm/hour or
9ppr/8 hour the SIVAPCD Guide for Assessing and Mitigating Air Quality Impacts (GAMAQI
2002) set forth a multi-step evaluation protocol. The first step is to determine if the project meets
either of the following criteria:

+ A waffic study for the project indicates that the Level of Service (LOS) on one or more
streets or at one or more intersections in the project vicinity will be reduced to LOS E or
F;or

« A fraffic study indicates that the project will substantially worsen an already existing
LOS F on one or more streets or at one or more intersections in the project vicinity.

According to the findings of the Traffic Impact Study prepared by TKJM Transportation
Consultants, September, 2011, the mitigated project scenarios meet criteria 1 and 2 above. The
TIS concludes that project will not cause the L.OS of any study street or intersection to be
reduced to LOS E or F or substantially worsen an existing LOS of F after the implementation of
the mitigation measures outlined in the TIS. Therefore, no further analysis is required per APCD
GAMAQI document.

Toxic Air Contaminants

Sources of toxic air contaminants (TACs) include high-traffic freeways and roads, distribution
centers, rail yards, ports, refineries, chrome plating facilities, dry cleaners, and large gasoline
dispensing facilities. The SJVAPCD has provided guidance on the evaluation of toxic air
contaminants. When evaluating potential impacts related to TACs, Lead Agencies should
consider both of the following situations:

1. A new or modified source of toxic air contaminants is proposed for a location
near an existing residential area or other sensitive receptor, and

2, A residential development or other sensitive receptor is proposed for a site near an
existing source of toxic air contaminants.

The proposed project includes commercial uses and a gas station. Both of these uses have the
potential to create TACs that could significantly affect the single family and senior residential
components of the project, as well as adjacent residential land uses to the north across Visalia
Parkway.
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According to the GAMAQI document, facilities and equipment that require permits from the
SJVAPCD are screened for risks from toxic emissions and those exceeding thresholds subject to
detailed heaith risk assessments. Projects exceeding de minimus levels are required to install
Toxic Best Available Control Technology (TBACT) to reduce risks to below significance. If a
significant impact remains after T-BACT is implemented, the permit may not be issued unless it
meets the discretionary approval criteria of the SIVAPCD Risk Management Policy for
Permitting New and Modified Sources.

Therefore, because the fueling station will require further permits from APCD that will subject to
detailed health risk assessments and not approved umnless it meets the discretionary approval
criteria of the STVAPCD Risk Management Policy for Permitting New and Modified Sources,
the project’s potential to expose sensitive receptors to substantial pollutant concentrations from
the fueling station is less than significant.

Trucks traveling and idling behind the proposed commercial buildings on Site 1 have the
potential to pollutant concentrations that could negatively affect adjacent residences. A model of
the potential cancer risk from toxic air contaminants was completed in consultation with the San
Joaquin Valley Air Pollution Control District. A spreadsheet model that calculated cancer risk
associatéd from traveling and idling truck traffic was evaluated. The results of this analysis are
included in Attachment 2 of this report. The cancer risk was determined to less than the 10 in a
million threshold of significance published by the APCD.

Given that the project does not meet the carbon monoxide screening criteria, and will comply
with applicable local, state, and federal laws with respect to the generation of toxic air
contaminants, the project’s potential t0 expose sensitive receptors to substantial pollutant
concentrations is less than significant.

Mitigation Measures: None required.
Impact ITI-d Create Objectionable Odors

Project development would result in development of commercial and residential uses typical of
those found in the surrounding neighborhood in the project vicinity. The generation of noticeable
offensive odors is not associated with the proposed land uses; therefore, impacts are considered
less than significant.

Mitigation Measures: None required.
Impact VII-a Generate Greenhouse Gas Emissions

The project will have direct GHG emissions associated with construction activity, vehicular
traffic generated by the project, operational activities and natural gas combustion. Indirect
emissions will be associated with purchased electricity, energy requirements related to water
usage, and fugitive emissions of solid waste disposal. However, using the guidance published in
December of 2009 by the SIVAPCD detailed above, these emissions are not required to be
quantified if a proposed project will implement Best Performance Standards as set forth in Table
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9. Per SIVAPCD, the incorporation of one or more Best Performance Standards into & project
reduces direct and cumulative greenhouse gas emissions to a less than significant level.

Table 9 below shows the Best Performance Standards selected from the SIVAPCD approved list
that the proposed project may implement to reduce project emissions to a less than significant
level. The table also shows the expected reduction in emissions with the implementation of each
standard and measure, and the respective supporting guidance documents for each performance

standard.

} Table 9. Best Performance Standards-Applicable to the Ravi:Homes, LEC Project:: -

BPS and Source

Percent
Reduaetion!

Description

Pedestrian network **

1-10

The project provides a pedestrian access network via
sidewalks that interpaily links all uses and connects to
existing external streets and pedestrian facilities. Existing
facilities are defined as those facilities that are physically
constructed and ready for use prior to the first 20% of the
project’s occupancy permits being granted.

Minimize pedestrian
barriers"?

Site design and building placement minimize barriers to
pedestrian access and interconnectivity. Physical barriers
such as walls, berms, landscaping, and uses that impede
bicycle or pedestrian circulation are eliminated. Barriers to
pedestrian access of neighboring facilities and sites are
minimized.

Minimum Parking or
Provide Parking less
than Code'

3-6

Provide minimum amount of parking required or provide
parking reduction less than code, Special review of parking
required. Recommend a Shared Parking strategy. This
measure can be readily implemented through a Shared
Parking strategy, wherein parking is utilized jointly among
different land uses, buildings, and facilities in an area that
experience peak parking needs at different times of day and
day of the week. For example, residential uses and/or
restaurant/retail uses, which experience peak parking demand
during the evening/night and on the weekends, arrange to
share parking facilities with office and/or educational uses,
which experience peak demand during business hours and
during the week. '

Traffic
Calming"?

0.25-1

Project design includes pedestrian/bicycle safety and traffic |
calming measures in excess of jurisdiction requirements. |
Roadways are designed to reduce motor vehicle speeds and
encourage pedestrian and bicycle trips by featuring traffic
calming measures. Traffic calming measures include: bike
lanes, center islands, closures (cul-de-sacs), diverters,
education, forced turn lanes, roundabouts, speed humps, ete,

Onsite renewable
energy system" >

Project provides onsite renewable energy systems.

Solar Orientation" > ®

0.5

Orient 75 or more percent of homes and/or buildings to face
either north or south (within 30 degrees of North or South).
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TFable 9. Best Performance Standards Applicable to the Ravi Homes, LLC Project.
Building design includes roof overhangs that are sufficient to
block the high summer sun, but not the lower winter sun,
from penetrating south facing windows. Trees, other
landscaping features and other buildings are sited in such a
way as to maximize shade in the summer and maximize solar
access to walls and windows in the wirnter.

Provide shade (within 5 years) and/or use light-colored/high-
albedo materials (reflectance of at least 0.3) and/or open grid
pavement for at least 30% of the site's non-roof impervious
surfaces, including parking lots, walkways, plazas, etc.; OR
place a minimum of 50% of parking spaces underground or
covered by structured parking; OR use an open-grid
pavement system (less than 50% impervious) for 2 minimum
of 50% of the parking lot area. Unshaded parking lot areas,
driveways, fire lanes, and other paved areas have a minimum
albedo of .3 or greater

Incorporate appropriate passive solar design and solar
heatets.

Limit idling time for commercial vehicles, including dehvery
and construction vehicles.

Install solar, wind, and geothermal power systems and solar
N/A hot water hesters. Educate consumers about existing
incentives.

Non-roof Surfaces” > i

Solar Design' N/A

Vehicle Idling"” N/A

Renewable
Energy Use'”?

Photovoltaic

Roofing Tiles'” N/A Install Photovoltaic roofing tiles for solar power.

Install Energy Star labeled roof materials. Energy star

Energy Star roof'” 0.5 qualified roof products reflect more of the sun's rays,
decreasing the amount of heat transferred into a building.
Exceed title 24' 1 Project Exceeds title 24 requirements by 20%
SOURCES: "San Joaquin Valley Air Poliution Control Distriot 2009
2 CAPCOA 2010

} Attorney General, 2010
“Reductions are based on CAPCOA 2008

The final Best Performance Standards are most appropriately identified in cooperation with the
City of Visalia during the environmental review process and/or building permit process for
future phases of this project. At the time of the CEQA processing for the development and/or the
building permits, the applicant shall work with the City to implement the appropriate BPS for the
development.

Mitigation Measures: None Required. Implementation of Best Performance Standards in
coordination with the City of Visalia will reduce greenhouse gas emissions to a less than
significant level. Based on the above potential Best Performance Standards that could be
implemented on the project site, the project will result in less than significant impacts to
greenhouse gas emissions per the guidance of the SIVAPCD.

Impact VII-b Conflict with an Applicable Greenhouse Gas Plan, Policy, or Regulation
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Local

The City of Visalia is currently undergoing a General Plan Update. Greenhouse gas reductions
are expected to be addressed in the forthcoming update. The current general plan does not
identify any objectives or policies that specifically relate to greenhouse gases. A greenhouse gas
inventory was recently completed for the City. The City is also in the process of finishing a
Climate Action Plan: however this document is in a draft phase and is not available for public
use.

State Regulations

State regulations have been developed by ARB to address emissions from major industrial and
agricultural sources, as well as motor vehicles via new emission controls and increased fuel
economy that will significantly lower GHG emissions in future years. However, no land use
regulations have yet been promulgated as a result of AB 32.

The State Attorney General has published a Fact Sheet listing potential mitigation measures that
local agencies may consider to offset or reduce global warming impacts. This project
incorporates many of those measures, which are outlined above in Table 5.

The March 2010 update of the CEQA Guidelines also provides additional guidance. Pursuant to
Appendix F of the CEQA Guidelines, all environmental impact reports “shall” consider the
potentially significant energy implications of the project. Appendix F lists specific energy
conservation measures that may be appropriate mitigation.

Since this project would comply with any regulations promulgated by ARB, and since ARB is
not putting any restrictions on growth, this project cannot be seen as interfering with
“California’s ability to achieve its GHG reduction requirements.”

Mitigation Measares: None required.

Section 5. Conclusion

Given the above discussion, the proposed project would not result in significant direct, indirect,
or cumulative impacts related to air quality and greephouse gas emissions. With the
implementation of the Best Performance Standards, any impacts resulting from the general plan
amendment, zone change, and site plan review for the project are less than significant.
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INTRODUCTION

The project is a proposed mixed-use development to be located on the southeast comer of
Demaree Street and Visalia Parkway within the City of Visalia, California. The project would
include a combination of single-family residential, multi-family residential (senior housing) and
commercial uses. Commercial uses would include commercial retail lease spaces, a convenience
store, gas station and drive-through car wash. Land uses surrounding the project site include
existing single-family homes to the east and south, existing and planned residential uses to the
north and existing residential and agricultural uses to the west. The City of Visalia has required
an acoustical analysis for the project to determine if noise mitigation will be required for

compliance with applicable noise standards.

This report is based upon the project site plan dated May 23, 2012, measured noise data obtained
by Brown-Buntin Associates, Inc. (BBA) and information provided to BBA by the project
developer concerning the proposed uses and hours of operation of the car wash. Revisions to the
site plan or other project-related information available to BBA at the time the analysis was
prepared may require a reevaluation of the findings and/or recommendations of the report.

Appendix A provides definitions of the acoustical terminology used in this report. Unless
otherwise stated, all sound levels reported in this analysis are A-weighted sound pressure levels
in decibels (dB). A-weighting de-emphasizes the very low and very high frequencies of sound in
a manner similar to the human ear. Most community noise standards utilize A-weighted sound
levels, as they correlate well with public reaction to noise. -

CRITERIA FOR ACCEPTABLE NOISE EXPOSURE

The City of Visalia Noise Element of the General Plan (noise element) establishes noise level
criteria in terms of the Day-Night Average Level (DNL) metric. The DNL is the time-weighted
energy average noise level for a 24-hour day, with a 10 dB penalty added to noise levels
occurring during the nighttime hours (10:00 p.m.-7:00 a.m.). The DNL represents cumulative
exposure to noise over time and is calculated based upon annual average conditions.

The exterior noise level standard of the noise element is 65 dB DNL in outdoor activity areas of
residential uses. Outdoor activity areas generally include backyards of single-family residences
and individual patios or decks and common outdoor activity areas of multi-family developments.
The intent of the exterior noise level requirement is to provide an acceptable noise environment

for outdoor activities and recreation.

The noise element also requires that interior noise levels attributable to exterior noise sources not
exceed 45 dB DNL. The intent of the interior noise level standard is to provide an acceptable
noise environment for indoor communication and sleep.

Ordinance No. 90-03 of the Visalia Ordinance Code (noise ordinance) applies to noise sources
that are not pre-empted from local control by existing state or federal regulations. The proposed
car wash is not a pre-empted noise sources and is therefore subject to the provisions of the noise

ordinance.
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The noise ordinance addresses the statistical distribution of noise over time and allows for
progressively shorter periods of exposure to levels of increasing loudness. Table I summarizes
the exterior noise level standards of the ordinance. Note that the ordinance is to be applied
during any one-hour time period of the day, and that the standards are 5 dB more restrictive
during the evening and nighttime hours between 7:00 p.m. and 6:00 a.m. Also, the standards of
the noise ordinance may be adjusted if existing noise levels not related to the source of concern
already exceed the standards of the ordinance.

TABLE I

EXTERIOR NOISE LEVEL STANDARDS, dBA
CITY OF VISALIA NOISE ORDINANCE

Category © Cumulative # Daytime Nighttime
Min/Hr. (L) (6am-7pm) (7pm-6am)

1 30 (Lso) 50 45

2 15 (Las) 55 50

3 5(Lg3) 60 55

4 17 65 60

5 0 (Lysy) 70 63

Note: L, is an abbreviation for the percentage of time that a certain noise level is exceeded during a specified
time period (in this case, one hour). For example, an Ls, value of 50 dBA may not be exceeded during

the hours of 6 am-7pm.

EXISTING PROJECT SITE NOISE EXPOSURE

Existing sources of noise within and adjacent to the project site include traffic on Demaree Strect
and Visalia Parkway and intermittent farming operations. Ambient noise level measurements
were conducted on June 19, 2012 at the location noted on Figure 1. The monitoring site is
representative of the approximate setback of the closest proposed residential uses to Demaree

Street and Visalia Parkway and to the proposed car wash.

Noise monitoring equipment consisted of a Larson-Davis Laboratories Model LDL 820 sound
level analyzer equipped with a B&K Type 4176 1/2” microphone. The equipment complies with
specifications of the American National Standards Institute (ANSI) for Type I (Precision) sound
level meters. The meter was calibrated in the field prior to use with a B&K Type 4230 acoustic
calibrator to ensure the accuracy of the measurements. Table II summarizes the ambient noise

measurement results.

Table II indicates that existing ambient noise levels in the project vicinity are in the range of 35-
63 dBA with an energy average level (Leg) of 50.4 dBA. The predominant noise source at the
time of the ambient noise level measurements was traffic on Demaree Street. It is noted that
Demaree Street is currently under construction fo provide four through lanes of traffic.
Measured traffic noise levels were therefore somewhat less than would be expected in the future
after improvements are complete. The estimated DNL within the project site is in the range of
50-65 dB, depending upon distance from Demaree Street. This is a typical noise exposure for
many Visalia neighborhoods located near a major arterial roadway.
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TABLE 11

SUMMARY OF AMBIENT NOISE LEVEL MEASUREMENTS

JUNE 19,2012
. . A-weighted Decibels, dBA
Time Location I Lm_in L& Ls Lg Lo
1511 Project site @ 100 from Visalia
11:15-11:30 am. Parkway Centerline 504 | 352 62.6 444 49.8 553 59.8

Source: Brown-Buntin Associates, Inc.

'PROJECT-RELATED NOISE LEVELS

Traffic Noise:

The project site is exposed to noise from traffic on Demaree Street and Visalia Parkway.
Demaree Street is considered an arterial roadway and Visalia Parkway is considered a collector
street. The closest proposed noise-sensitive land uses to Demaree Street and Visalia Parkway
would be located approximately 275 feet and 75 feet from the center of the roadways,
respectively. When the project is developed, there would be a row of commercial buildings
located between Demaree Street and the closest residences to the east. Additionally, the project
site plan shows that there would be 6 foot-high concrete block wall located between the
commercial uses along Demaree Street and the closest residences to the east.

Existing (2011) and projected future (2030) traffic noise exposure within the project site was
calculated using the Federal Highway Administration (FHWA) Highway Traffic Noise
Prediction Model. The FHWA Model is a standard analytical method used by state and local
agencies for roadway traffic noise prediction. The model is based upon reference energy
emission levels for automobiles, medium trucks (2 axles) and heavy trucks (3 or more axles),
with consideration given to vehicle volume, speed, roadway configuration, distance to the
receiver, and the acoustical characteristics of the site. The FHWA Model was developed to
predict hourly L., values for free-flowing traffic conditions, and is generally considered to be
accurate within 1.5 dB. To predict DNL values, it is necessary to determine the hourly
distribution of traffic for a typical day and adjust the traffic volume input data to yield an

equivalent hourly traffic volume.

Annual average traffic volumes on Demaree Street and Visalia Parkway for existing (2011) and
future (2030) conditions were obtained from the City of Visalia. Existing traffic volumes are
based upon actual traffic counts and future volumes are projections obtained from the Tulare
County Association of Governments (TCAG). Future projections for Visalia Parkway are based
upon the assumption that the roadway would be extended so that it is continuous between
Demaree Street and Santa Fe Street to the east. Future projections therefore show a very
significant increase in traffic on that roadway. The percentages of medium and heavy trucks used
for noise modeling were estimated by BBA based upon studies conducted along similar
roadways. Table III summarizes the traffic data assumptions used to model noise exposure from
Demaree Street and Visalia Parkway within the project site. The data summarized in Table III
represent the best information known to BBA at the time this analysis was prepared.
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TABLE III

TRAFFIC NOISE MODELING ASSUMPTIONS
RAVI MIXED-USE DEVELOPMENT

Demaree Street Visalia Parkway
2011 2030 2011 2030
Annual Avenue Daily Traffic (AADT) 13,900 23,800 2,150 19,500
Day/Night Split (%) 90/10 90/10 90/10 90/10
Posted Vehicle Speed (mph) 45 45 40 40
% Medium Trucks (% AADT) 2.0 2.0 1.0 1.0
% Heavy Trucks (% AADT) 1.0 1.0 0.5 0.5
Sources: Brown-Buntin Associates, Inc.
City of Visalia

Using data from Table III and the FHWA Model, existing and projected future traffic noise
exposure was calculated for the project site. For Demaree Street, traffic noise exposure at a
setback of 275 feet from the center of the roadway was 56.6 and 59.0 dB DNL for existing and
future conditions, respectively. Traffic noise exposure from Demaree Street would actually be
less than that when acoustic shielding from intervening commercial buildings and the proposed 6
foot-high concrete block wall are taken into consideration. Such levels comply with the city’s 65

dB DNL exterior noise level standard.

For Visalia Parkway, traffic noise exposure at a setback of 75 feet from the center of the roadway
was calculated to be 55.1 and 64.7 dB DNL for existing and future conditions, respectively.
Projected future traffic noise equals but does not exceed the city’s 65 dB DNL exterior noise
level standard at the closest multi-family (senior housing) buildings. The single-family homes
that would be located along Visalia Parkway would back up to the roadway and there would be a
6 foot-high concrete block wall along the rear of the lots. The block wall would be expected to
reduce exterior noise exposure to 60 dB DNL or less for projected future conditions. It is noted
that the future traffic volume projection for Visalia Parkway represents a nine-fold increase in
traffic. This is believed to represent a worst-case condition after Visalia Parkway has been
extended to provide a continuous connection between Demaree Street and Santa Fe Street.

Commercial Noise:

A convenience store, gas station and car wash are proposed for the northwest corner of the
project site at the intersection of Demaree Street and Visalia Parkway. There are also three
commercial retail lease spaces of approximately 6,500 square feet each proposed for the project
frontage along Demaree Street. None of the commercial retail lease spaces are expected to
produce truck traffic and there are no loading docks located on the east side of the proposed
buildings. Of these proposed commercial uses, only the car wash has the potential to exceed the
city’s noise level standards at existing or proposed noise-sensitive land uses.

The specific type of car wash equipment to be installed was not known to BBA at the time this
analysis was prepared. However, the project developer has indicated that the car wash could be
similar to other self-contained car washes in Visalia. BBA therefore used file data obtained at an
existing car wash facility located south of the Shell Gas Station at the southeast corner of Plaza
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Drive and Goshen Avenue in Visalia. Measurements were conducted during the morning of July
6, 2011 using the previously-described noise monitoring equipment.

The tested car wash facility utilizes a LaserWash Touch Free G5 S-Series washer with a MaxAir
dryer. The assumption has been made for this analysis that this equipment is similar in terms of
noise generation to the car wash equipment that would be installed for the Ravi mixed-use
development project. Reference noise measurements were obtained at a distance of
approximately 60 feet from the car wash tunnel exit. Noise measurements were also conducted
at various other locations around the facility to evaluate potential acoustic shielding provided by

the car wash structure.

Table IV summarizes reference noise measurement data. Three (3) closely-spaced car wash
cycles were measured at the 60 foot-reference location. It was determined that the wash and
rinse cycles produce noise levels in the range of 50-56 dBA and that the drying cycle produces
noise levels in the range of 70-74 dBA. The energy average level (Leg) for the three cycles was
67.6 dBA. It was also determined that the car wash structure provides 2-5 dB of acoustic
shielding at angles of 45° to 90° relative to the car wash tunnel openings. Noise levels were
found to be approximately the same at the entrance and exit openings of the tunnel because the
car wash equipment moves back and forth over.the vehicle being washed on an overhead rail
system. The noise measurement data shown in Table IV are assumed to represent typical peak

car wash operations.

TABLE IV

REFERENCE NOISE LEVEL DATA
@ 60 FEET FROM TUNNEL ENTRANCE/EXIT

. A-weighted Decibels, dBA
Car Wash Location Lﬂ Lw L Ls Los Lo
Shell Station Car Wash 1330 N. Plaza Drive 67.6 74 54 56 73 74

Source: Brown-Buntin Associates, Inc.

The closest noise-sensitive receptor to the car wash would be a multi-family building located at
the southwest corner of the senior housing portion of the development. The distance from the
car wash tunnel entrance to the building would be approximately 75 feet. The closest existing
residential use to the proposed car wash would be a single-family home located on the north side
of Visalia Parkway at a distance of approximately 300 feet from the tunnel structure.

The data summarized in Table IV were used to calculate project-related noise levels at the
closest noise-sensitive receptors. For the calculations it was assumed that sound is attenuated
with increasing distance at the normal rate for a “point” noise source (6 dB/doubling of distance).
Calculated levels are compared to the standards of the city’s noise ordinance in Table V.
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TABLE V

CAR WASH NOISE EXPOSURE COMPARED TO NOISE ORDINANCE STANDARDS AT CLOSEST
SENSITIVE RECEIVER

RAVI MIXED-USE DEVELOPMENT CAR WASH

. Daytime (6:00 a.m-7:00 p.m.) Nighttime (7:00 p.m.-6:00 a.m.)
Cumulative # Noise Project . Noise Project .
Category Min/Hr. (L) | Standard No':s N Compliance Standard No!se Compliance
1 30 (Lsg) 50 52 No 45 52 No
2 15 (L,s) 55 54 Yes 50 54 No
3 _ 5 (Lg3) 60 71 No 55 71 No
4 1(@Li7) 65 72 No 60 72 No
5 0 (Ls) 70 72 No 65 72 No

Source: Brown-Buntin Associates, Inc.

From Table V it may be determined that noise levels generated by the car wash would be
expected to exceed the city’s noise ordinance standards in all but one statistical category (Lzs)
during the daytime hours and in all categories during the nighttime hours. Calculated noise
levels do not take into consideration potential acoustic shielding provided by the proposed 6
foot-high concrete block wall between the car wash and closest receiver to the east. The height
of the proposed wall would need to be increased in order to be effective, as described below.

Noise levels from the proposed car wash would be expected to comply with the city’s noise
ordinance standards in all categories at the closest existing residential uses due to increased
distance and acoustic shielding provided by proposed intervening commercial buildings and the

car wash tunnel structure.

Compliance with the city’s noise element is determined using the DNL descriptor. The DNL
may be calculated using the Leq measured during typical source operations and the assumed
hours of operation. If it is assumed that the car wash could operate continuously at the closely-
spaced cycles described above, and that such operations could occur continuously between the
hours of 7:00 a.m. and 7:00 p.m. (a worst-case scenario), the calculated DNL at the closest noise-
sensitive building would be approximately 60 dB. This complies with the city’s land use

compatibility standard of 65 dB DNL.

It was not known to BBA at the time this analysis was prepared if the project would utilize
vacuums or where they might be located. It has therefore been assumed that vacuums would not
be installed as part of the project. For informational purposes, the coin-operated vacuum located
at the above-described test location produced a noise level of 65 dBA at a distance of 25 feet.

NOISE MITIGATION

Traffic Noise Mitigation:

Traffic noise mitigation exterior to buildings will not be required for the project since traffic
noise exposure within the portions of the site where noise-sensitive buildings or outdoor activity
areas would be located will not exceed the city’s 65 dB DNL exterior noise level standard.
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Compliance with the city’s 45 dB DNL interior noise level standard would also be achieved
without additional noise mitigation since normal residential construction will achieve an
outdoor-to-indoor noise level reduction (NLR) of approximately 25 dB with windows and doors
closed (65 dB-25 dB=40 dB). Requiring that windows and doors may be left closed for noise
insulation means that air conditioning or mechanical ventilation must be included in the final

project design.

Commercial Noise Exposure:

Table V shows that noise levels generated by the car wash would be expected to exceed the
city’s noise standards by up to 11 dB in the Lg3 category of the noise ordinance during the
daytime hours as defined by the ordinance. Noise levels from the car wash could exceed the
city’s nighttime standards by up to 16 dB. The project developer has proposed that a concrete
block wall be located between commercial uses and the residential portions of the project site.
The proposed height of the wall is 6 feet. Due to the height of the overhead car wash noise
source, a 6 foot-high wall will provide only minimal noise reduction at the closest sensitive

receivers.

The minimum required height of a sound wall was calculated using a sound wall insertion loss
program based on the FHWA Model. The mode! calculates the insertion loss (noise reduction)
of a wall of given height based on the effective height of the noise source, height of the receiver,
distance from the receiver to the wall, and distance from the noise source to the wall. It was
assumed for the sound wall calculations that the effective car wash equipment source height is 6
feet above the ground. The standard height of a residential receiver is 5 feet above the building

pad elevation.

Based upon the above-described assumptions and method of analysis, it was determined that a 10
foot-high sound wall would reduce car wash noise levels to within compliance with the city’s
daytime noise ordinance standards. Compliance with the city’s nighttime noise ordinance
standards would require a wall height greater than 12 feet. Such walls are generally impractical
to construct and aesthetically undesirable. The 10 foot-high sound wall would need to extend
from a point 50 feet north of the closest residential building southward for a distance of 200 feet.
That would place the southern end of the 10 foot-high sound wall at the north side of the
pedestrian access opening to the common outdoor area shown on Figure 1.

CONCLUSIONS AND RECOMMENDATIONS

The proposed Ravi mixed-use development will comply with applicable City of Visalia exterior
and interior noise level requirements provided the following noise mitigation measures are

included in the final project design.

1. The car wash hours of operation should be limited to the daytime hours as defined by the
city’s noise ordinance (6:00 a.m.-7:00 p.m.).

2. The height of the proposed concrete block wall between the commercial and residential
portions of the project site should be increased from 6 feet to 10 feet from a point 50 feet
north of the closest residential building southward for a distance of 200 feet. That
portion of the wall should be continuous without gaps or openings. The 10 foot-high
section of the wall would terminate at the north side of the pedestrian access opening
shown on the project site plan (Figure 1).
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3. Air conditioning or mechanical ventilation should be required for the first row of
residential buildings facing Visalia Parkway so that windows and doors could remain

closed for noise insulation purposes.

The conclusions and recommendations of this acoustical analysis are based upon the best
information known to Brown-Buntin Associates, Inc. (BBA) at the time the analysis was
prepared concerning the proposed site plan, traffic volumes, roadway configurations, car wash
equipment and hours of use. Any significant changes in these factors will require a reevaluation
of the findings of this report. Additionally, any significant future changes in car wash equipment
technology, noise regulations or other factors beyond BBA’s control may result in long-term
noise results different from those described by this analysis.

Respectfully submitted,

Robert E. Brown
President

REB:dm
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APPENDIX A

ACOUSTICAL TERMINOLOGY

AMBIENT NOISE LEVEL: The composite of noise from all sources near and far. In this
context, the ambient noise level constitutes the normal or

existing level of environmental noise at a given location.

CNEL: Community Noise Equivalent Level. The average equivalent
sound level during a 24-hour day, obtained after addition of
approximately five decibels to sound levels in the evening from
7:00 p.m. to 10:00 p.m. and ten decibels to sound levels in the
night before 7:00 a.m. and after 10¢:00 p.m.

DECIBEL, dB: A unit for describing the amplitude of sound, equal to 20 times
the logarithm to the base 10 of the ratio of the pressure of the
sound measured to the reference pressure, which is 20
micropascals (20 micronewtons per square meter).

DNL/Lgy: Day/Night Average Sound Level. The average equivalent sound
level during a 24-hour day, obtained after addition of ten decibels
to sound levels in the night after 10:00 p.m. and before 7:00 a.m.

Leg: Equivalent Sound Level. The sound level containing the same
total energy as a time varying signal over a given sample period.
Leq is typically computed over 1, 8 and 24-hour sample periods.

NOTE: The CNEL and DNL represent daily levels of noise exposure
averaged on an annual basis, while L.q represents the average
noise exposure for a shorter time period, typically one hour.

Limax: The maximum noise level recorded during a noise event.

Ly The sound level exceeded "n" percent of the time during a sample
interval (Lgg, Lso, Lo, €tc.). For example, Lio equals the level
exceeded 10 percent of the time.
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A-2

ACOUSTICAL TERMINOLOGY

NOISE EXPOSURE
CONTOURS: Lines drawn about a noise source indicating constant levels of

noise exposure. CNEL and DNL contours are frequently utilized
to describe community exposure to noise.

NOISE LEVEL

REDUCTION (NLR): The noise reduction between indoor and outdoor environments or
between two rooms that is the numerical difference, in decibels,
of the average sound pressure levels in those areas or rooms. A
measurement of “noise level reduction” combines the effect of the
transmission loss performance of the structure plus the effect of
acoustic absorption present in the receiving room.

SEL or SENEL: Sound Exposure Level or Single Event Noise Exposure Level.
The level of noise accumulated during a single noise event, such
as an aircraft overflight, with reference to a duration of one
second. More specifically, it is the time-integrated A-weighted
squared sound pressure for a stated time interval or event, based
on a reference pressure of 20 micropascals and a reference
duration of one second.

SOUND LEVEL: The sound pressure level in decibels as measured on a sound level
meter using the A-weighting filter network. The A-weighting
filter de-emphasizes the very low and very high frequency
components of the sound in a manner similar to the response of
the human ear and gives good correlation with subjective

reactions to noise.

SOUND TRANSMISSION
CLASS (STC): The single-number rating of sound transmission loss for a

construction element (window, door, etc.) over a frequency range
where speech intelligibility largely occurs.
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introduction and Surmmary

Introduction

This report describes T)KM's Traffic Impact Analysis (T1A) for the Ravi Homes Mixed-Use
Development (Project). Ravi Homes is processing a General Plan Arrendment and Rezoning
request for approximately 19.3 aares of property (APN 126-01 [-20) located at the southeast
corner of Dermaree Street and Visalia Parkway in the City of Visalia. The Project proposes to
develop the site with a mix of uses which would contain 19,500 square feet of commercial/retail, a
3,040 square feet corvenience rmariket with six gasoline pumps and a 990 square feet self service car
wash, 46 senior housing units, and 80 single family residential units. Vvhile the subject property is
currently within the Visalia Gity limits, it is outside the adopted urban development boundary of the
City. Fgure | shows the location of the proposed project site relative to the surrounding roadway
network.

The purpose of this TIA is to evaluate the potential traffic impacts, identify short-term, mid-term and
long-term roadway and dirculation needs, determine potertial mitigation measures, and identfy any
critical traffic issues that should be addressed in the on-going planning process. The scope of work
was prepared via consultation with the City of Visalia Traffic Engineering County of Tulare, and
Caltrans.

Summary
The potental impacts of the proposed project were evaluated in accordance with the standards set

forth by the level of service policies of the Gity of Visalia, County of Tulare, and Caltrans.
BExdsting Trdffic Conditions
*  Currendy, all study segments operate at LOS B or better during the daily, am and p.m
peak hour conditions.
¢ Under this scenario, with the exception of the intersection of Mooney Boulevard/Avenue
272, all study intersections operate at LOS D or better. The intersection of Mooney
Boulevard/Avenue 272 is a Two-way STOP controlled (TWSC) intersection that operates
at [LOS F but has very low volumes on Avenue 272, The Highway Capadity Manual (HCM)
recommends that in evaluating the overall performance of TVYV5C intersections it is
important to consider measures of effectiveness in addition to delay. These measures of
effectiveness indude volume to capadity (v/c} ratios, average queue lengths, and 95t%-
percentile queue lengths. Vhile the queue lengths are found to be acceptable the v/c ratio
is not. To improve the vc ratio to an acceptable level it is recommended that a 125 foot
eastbound right turm lane be implemented.
¢ Since the intersection of Mooney Boulevard/ Avenue 272 does not satisfy signal warrants,
the reduction in delay for the stop-controlled vehides rmay not justify new delays that
would be incurred by the major street traffic (which is currently not stopped). Under these
circurrstances, the installation of a traffic signal is not recommended and the LOS for stop-
controlled vehides would be considered an *‘adverse but not significant” impact.

Opening Year 2013 plus Project Traffic Conditions
» Inthe Year 2013 the project is estirmated to generate a maxirmum of 2,983 daily trips, 190
am and 264 p.m peak hour net new project Trips.
s Wth the exception of the intersections of Mooney Boulevard/Avenue 272 and Dermaree

Street/Avenue 272, all study intersections are projected to operate at LOS D or better.
Sirrilar to the existing conditions scenario the v/c ratio was detesmined for both
Page |
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intersections. For the intersection of Dermares Street/Avenue 272, the vic ratios were
found to be less than 1.0 and therefore considered acceptable and as a result no mitigation
is necessary. The v/c ratio for the intersection of Mooney Boulevard/Avenue 272 is greater
than 1.0 during the p.m peak period. The addition of lanes alone is not projected to
improve the v/c ratic to 1.0 or less. Therefore since the intersection meets peak hour
signal warrants it is recormmended that the intersection be signalized with protective left
turn phasing in all direcdons. VMith these improvements the intersection is projected to
improve to LOS C or better during the am and p.m peak periods.

e  Under this scenario, all study segments are projected to operate at LOS C or better during
the daily, am peak hour, and p.m peak hour conditions.

» Bike lanes should be planned for the project’s frontage improverments to Derraree Street
and Visalia Parkway.

e TJKMs review of the proposed internal circulation network and found no deficiencies.

Mid Term Year 2018 plus Project Traffic Conditions

¢ Under this scenario, all study segments are projected to operate at LOS D or better during
the daily, am peak hour, and p.m. peak hour conditions.

*  Under this scenario, several of the study intersections are projected to exceed LOS D
during one or both peak hours.

s  The detailed mitigation measures presented in the Near Term Year 2018 plus Project
scenario will be necessary in order to improve the LOS at the following intersections:
o Dans Street/Visalia Parkway
o Mooney Boulevard (SR 63)/Visalia Parkway
o Demaree Street/Avenue 272
o Mooney Boulevard (SR 63)/Avenue 272

Curmdative Year 2035 No Project Conditions

* Under this scenario, several of the study intersections are projected to exceed LOS D
during one or both peak hours.
¢ The detailed improverments presented in the Cumulative Year 2035 No Project scenario
will be necessary in order to maintain an acceptable LOS D or better in the year 2035
without the proposed Project. The irtersections projected to exceed LOS D are listed
below along with the brief description of the recommended improverments. The specific
improverments are contained within the body of the TIA report
© Linwood Street/Visalia Parkway; add approach lanes on all legs and install afl-way
STOPs.
o Dans Street/Visalia Parkway, add approach lanes on the west, north and south legs,
and signalize the intersection.
o County Center Drive/Visalia Parkway, add approach lanes on the west, north and
south legs and signalize the intersection.
o Mooney Boulevard (SR 63)/Visalia Parkkway, add approach lanes on the west and south
legs and modify the traffic signal.
o Demaree Street/Avenue 272; sigralize the intersection.
o Mooney Boulevard (SR 63)/Avenue 272; add approach lanes on the east and west legs
and signalize the intersection.
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®  Under this scenario, the segments of Visalia Parkway between Demaree Street and
County Center Drive are projected to operate at LOS F during the p.m peak hours. To
improve the LOS to D or better, it is recommended that Visalia Parlonay to be built as a
four lane arterial.

Cumulative Year 2035 plus Project Conditions

e Sirmilar to the Year 2035 No Project scenario, the intersections of Linwood Street/ Visalia
Parioway, Dans Street/Visalia Parloway, County Center Drive/Visalia Parloway, Mooney
Boulevard (SR 63)/Visalia Parkway, Demaree Street/Avenue 272, and Mooney Boulevard
(63)/Avenue 272 are projected to exceed LOS D.

* To improve the LOS to D or better, the improvements presented under the Cumulative
Year 2035 No Project are recommended.  Additionally at the intersection of Mooney
Boulevard (SR 63)/Visalia Parkway it is recormmended that a second northbound left turn
lane be marked.

* Similar to the previous scenario, the study segments are projected to operate at LOSF
during the p.m peak hours. To improve the LOS to D or better the same improverments as
presented in the Cumulative Year 2035 No Project should be implemented.

* ltis recormmended that this project contribute its equitable fair share to Caltrans fadilities
as noted in Table XVI.

s |t is recommended that the City consider increasing the storage lengths of the left and
right turn lanes as indicated in the Curmulative Year 2035 plus Project queuing analysis
found on Table XVII.
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Existing Conditions and Study Methodology

Roadway Network
The project site and surrounding study area are iliustrated in Figure |, Irmportant roadways
adjacent to the project site are discussed below:

Caldwell Avenue is an exdsting four-lane divided arterial which provides east/west circulation from
State Route 99 eastward through the urban area.  This fadility is also known as Avenue 280 and
extends from Kings County in the west to Exeter in the east. The 2020 City of Visalia
Transportation Master Plan indicates Caldwell Avenue is to be improved to a four-lane arterial
from State Route (SR) 99 to Road 152, and to a six-lane arterial at the Mooney Boulevard (SR 63)
intersection.

Padowood Avenue is an existing two-lane east west local street that provides a connection to
Demaree Street.

Visdlia Parkway (Avenue 276) is a two-lane undivided collector located on the southern portion of
the City limits. This is an east/west rcadway between Shirk Road and Dans Street just east of
Derraree Street. The 2020 Gity of Visalia Transportation Master Plan indicates

Avenue 276 is 1o be extended from Dans Street easterly to Road 148. This roadway is also
planned to be upgraded to a four-lane divided collector to serve as an alternative to Caldwell Avenue.

Avenue 272 is a two-lane undivided east west arterial in the vicinity to the proposed project. This
fadility is classified as an arterial between Shirk Road and Road 122 and continues from Road 126 to
the eastern urban area. Avenue 272 is in the southern region of the urban area boundary, and is
the southermmost arterial in the Gty of Visalia Girculation Hlerment.

Lirwood Street is classified as a north-south collector and consists of two separate segments. The
first segment is from Riggin Avenue southerly to Houston Avenue and the second segment is from
Hurley Avenue southerly to Visalia Parkway. The City of Visalia Transportation Master Plan
indicates an extension for both segments of Linwood Street. The north segment will be extended
northerly to Avenue 320, and the south segment will be extended southerly to Avenue 272, both
as a two-lane collector.

Demaree Street is an existing two to four-lane undivided arterial near the vidnity of the proposed
project. Derraree Street is a north/south rcadway providing circulation through the west central
portion of Visalia to the City of Tulare approximately 10 miles to the south. Dermaree Road is also
known as County Road 108,

Dans Street is an exdsting two-lane north south local street that provides a connection between
Caldwell Avenue and Parkway Drive.

Courtty Center Drive is a two-lane undivided collector linking Main Street at its northern end to
Visalia Parloway at its southern end.  This collector facility provides north/south access between the
parallel roads of Demaree Street and Mooney Boulevard (SR 63). The City of Visalia Transportation
Master Plan indicates an additional segment of County Certer Drive is to be constructed from
Houston Avenue, northerly to Avenue 320, as a two-lane collector.
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Mooney Boulevard (SR 63) is an exdsting four to six-lane divided arterial in the vicinity of the
proposed project. Mooney Boulevard is a north/south roadway connecting the Gty of Visalia to
the City of Tulare to the south. This roadway is classified as a major arterial between Main Street
and Avenue 272 and an arterial between Goshen Avenue and Riggin Avenue. Mooney Boulevard
is the alignment for SR 63 south of SR 198. City of Visalia Transportation Master Plan indicates
Mooney Boulevard is to be extended northerly from Riggin Avenue to Avenue 320 as a two
lane arterial. LOS D was assigned to all segments on Route 63 within District 6, because the
route is functionally classified as a Principal Arterial and Minor Arterial. Four of its |3 segments
are located in an urban area. Route 63 is a commuter route. The route provides access to the
main commerdial strip and government centers in Visalia. Route 63 is signalized throughout
Visalia. The signals contribute to the urban character and the Route’s travel impacts.

SR 99 is an existing a four-to-six-lane freeway near the vidnity of the proposed project. SR 99 lies
to the west of the City of Visalia and traverses in a northwest-southeast direction. SR 99 serves as
the principal connection to various metropolitan areas within the Central San Joaquin Valley.

Level of Service Analysis Methodology

Level of Service is a qualitative index of the performance of an element of the transportation
system. Level of Service (LCOS) is a rating scale running from A to F, with A indicating no
congestion of any kind, and F indicating unacceptable congestion and delays. LOS in this study
describes the operating conditions for unsignalized and signalized intersections and segments.
The 2000 Highway Capadty Manudl is the standard reference published by the Transportation
Research Board, and contains the specific ariteria and methods to be used in assessing LOS.
HCSHT7F and Synchro software were used to define LOS in this study. Details regarding these
calculations are in Appendix A

A traffic impact is considered significant if it renders an unacceptable LOS on a strest segment or
at an intersection, or if it worsens an already unacceptable LOS conditions on a street segment
or intersection.

At unsignalized intersections, a traffic impact would be considered “adverse but not significant” if
the LOS standard is exceeded but the projected traffic does not satisfy traffic signal warrants.
Under these conditions, the typical means to completely alleviate delays to stop controlled vehicies
would be to install a traffic signal. However, the unmet signal warrants would imply that the
reduction in delay for the stop-controlled vehides may not justify new delays that would be
incurred by the major street traffic (which is currendy not stopped).  Under these circumstances,
the installation of a traffic signal would not be recommended ard the substandard LOS for stop-
controlled vehicles would be considered “adverse but not significant” impact.

Criteria of Significance

The Visalia General Plan has established LOS D as the acceptable level of service threshold on most
major streets. LOS D is used to evaluate the potential significance of level of service impacts to
City of Visalia intersections and segments.

Caltrans endeavors to maintain a target LOS at the transition between LOS C and D on State
highway facilities. Caltrans adknowledges that this may not always be feasible and recormmends that
the lead agency consult with Caltrans to determrine the appropriate target LOS. A review of the SR
63 corridor concept report indicated that the LOS threshold for SR 63 within district 6 has been
seta LOSD.
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Traffic Volumes, Intersection Geometrics, and Traffic Control
The existing segment daily volurres, and the am and p.m. peak hour intersection turning
movement counts were conducted between March and early June 201 | while schools in the
project’s vicinity were in session. The existing turming movement volurmes, lane geometry and
intersection controls are illustrated in Fgure 2. The raw segrment and intersection tuming movement
courit data is contained in Appendix B.

Study Intersection and Segments
The study focused on evaluating traffic conditions at intersections and street segments that may
potentially be impacted by the proposed project. The study intersections and segments are shown

in Fgure 2

Intersections:

0O NP A W N

Darmaree Street/Caldwell Avenue

Dermaree Street/Packwood Avenue

Lirwood Street/Visalia Parloway

Perraree Street/Visalia Parloway

Dan Street/Visalia Parkway

County Center Drive/Visalia Parlonay (future)
Mooney Boulevard (SR 63)/Visalia Parkeway
Denaree Street/Avenue 272

Moocney Boulevard (SR 63)/Avenue 272

Segments:

I
2,

Visalia Parlway between Derraree Street and Dans Street
Visalia Parkway between Dans Street and County Center Drive (future)

Fair Share Impact to Caltrans Facilities:

SR 99/Caldwell Avenue SB Rarmps

2. SR 99/NB Ramps south of Caldwell Avenue

3

Mooney Boulevard (SR 63)/Avenue 272

Draft Report — Trdffic Impact Analysis for the Ravi Hornes Mixed-Use Developrmerit
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Study Scenarios
The following scenarios are analyzed in this study:

Existing Traffic Conditions — This scenario evaluates existing traffic volumes and roadway conditions
based on new or existing traffic counts and field surveys.

Opening Year 2013 plus Project Traffic Conditions — This scenario evaluates total traffic volumes and
rocadway conditions based on adding background growth traffic for two years (year 2013) and the
project traffic being added to the previous scenario. Te determine the badkground growth, TJKM
utilized the Tulare County Assodiation of Govermments (TCAG) traffic model between the base
Year 201 | and the Near Term Year 2013.

Near Term Year 2018 plus Project Traffic Conditions — This scemario evaluates total traffic volumes and
roadway conditions based on the year 2018 with the proposed project at build-out. The Near
Term Year 2018 plus Project Build-out traffic volumes were obtained from the TCAG traffic model
runs (Base Year 201 | and the Currulative Year 2018 plus Project) and existing traffic counts. In this
case, the inarement method was utilized to determine the Near Term Year 2018 plus Project traffic
volumes.

Curnudative Year 2035 No Project Trdffic Conditions — This scenario evaluates total traffic volurmes and
roadway conditions based on the year 2035 without the proposed Project. Year 2035 No Project
traffic volumes were obtained by subtracting the project only trips from the Currulative Year 2035
plus Project traffic forecasting explained in the nexdt scenario.

Cumulative Year 2035 plus Project Traffic Conditions — This scenario evaluates total traffic volumes and
roadway conditions based on the year 2035 with the proposed project at build-out. The
Currulative Year 2035 plus Project Build-out traffic volumes were obtained from the TCAG traffic
model rurs (Base Year 201 | and the Currulative Year 2035 plus Project) and existing traffic counts.
In this case, the increment method was utilized to determine the Cumulative Year 2035 plus
Project traffic volumes.

Transit

Visalia Transit is the transit operator in the Gity of Visalia. Currently one transit route runs within
a half mile walking distance from the project site. Route 2, runs in the vicinity to the proposed
project via Caldwell Avenue. This route provides a direct connection to Transit Center,
Downtown Visalia, Kaweah Hospital, Blaine Park, Sequoia Mall, La Joya Middle School, B Diamante
High School, Central Valley Christian School, and Visalia Medical Clinic. Route 2 operates at
20-minute intervals during the weekdays and on one-hour intervals during the weelends. Its stops
nearest to the project site are located at southeast and northwest corners of Caldwell Avenue and
Dermaree Sgreet.

Bilkeways

Currently bike lanes do not exist in the proximity of the proposed project. The City of Visalia is
currently in the process of updating its bikeways plan and it’s recommended that this project
accommodate bike lanes and/or bike routes as an altermative mode of transportation. Therefore, it
is recormmended that bike lanes be planned for the project’s frontage improvements to Derraree
Street and Visalia Parloway.
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Results of Existing Level of Service Analysis

Tables | and Il surmarize the levels of service at the study intersections and segments, respectively,
under the existing conditions scemario. Levels of service worksheets for the exdsting traffic
conditions are provided in Appendix C. Under this scenario, with the exception of the intersection
of Mooney Boulevard/Avenue 272, all study intersections operate at LOS D or better during both
peak hours. The intersection of Mooney Boulevard/Avenue 272 is a Two-way STOP (TYVSO)
controlled intersection that operates at LOS F but has very low volumes on Avenue 272, The
HCM recommends that in evaluating the overall performance of TWSC intersections it is
important to consider measures of effectiveness in addition to delay. These measures of
effectiveness incude volume to aapacity (v/c) ratios, average queue lengths, and 95%-percentile
queue lengths. At the intersection of Mooney Boulevard/Avenue 272 the average quewe lengths of
the worst approach was found to be three vehides, while the 95t-percentile queue length was
found to be four vehicles.

In general a v/c ratio less than or equal to 1.0 is considered acceptable while a v/c ratio greater than
1.0 is considered unacceptable. Under this scenario the v/c ratios for the worst approach are 0.46
and 105 for the am and p.m peak periods, respectively. Since more than half of the traffic from
Avenue 272 makes right turns, the installation of an eastbound right turn lane is recommended.
With the addition of an eastbound right turmn lane, the v/c ratio of the worst approach improves to
041 and 0.95 for the am and p.m. peak periods, respectively. These v/c ratios are both less than
1.0 and therefore would be comsidered acceptable.

Since the intersection of Mooney Boulevard/ Avenue 272 does not satisfy signal warrants, the
reduction in delay for the stop-controfled vehides may not justify new delays that would be
incurred by the major street traffic (which is currently not stopped). Under these circumstances,
the installation of a traffic signal is not recommended and the LOS for stop-controlied vehides
would be considered “adverse but not significant”’ impact.

Currenty all study segments operate at LOS B or better during the daily conditions, am. and p.m.
peak hours.

Tiraffic Signal Warrants

Peak hour traffic signal warrants as appropriate were prepared for the unsignalized study intersection
for the Existing Conditions scemario. The warrant worksheets are found in Appendix H  The effects
of right turning traffic from the minor approach onto the major approach were taken into account
using engineering judgment pursuant to CAMUTCD guidelines for the preparation of signal
warrants,

Under this scenario, the intersection of Dermaree Street / Avenue 272 satisfies rural peak hour
signal warrant during the p.m peak period but not during the am. peak. Based on TJKM's
observation of the existing traffic operations, signalization of this intersection is not recommended
under the existing traffic conditions. Additionally with the completion of the Dermaree Street
widening project curently under construction to a four lane fadility peak hour warrants will no
longer be satisfied. It is also worth noting that MUTCD states “satisfaction of a signal warrant or
warrants shall not in itself require the instaliation of a traffic signal”’; therefore it is recommended
that prior to installation of a traffic signal, California MUTCD warrants |, 2, and 7 as applicable be
conducted.
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Table I: BExdsting Intersection Level of Service Results

AM Peak Hour | P.M Peak Hour
. intersection
iD Intersection Average Delay Average Delay
Sonu (seciveh) |LOS| (seciveh) |LOS
Or {vic} Or {vic}
| Dormaroe Sreet/ Sigralized 72 c 347
2 iy o Sigralized 68 A 77 A
3 "\i,’l“’sa"f_’:dp S‘“’e‘I / One-way STOP 142 B 102 B
Demaree Street / N
4 Visalia Parkonay Signalized 24 C 167 B
5 wzl?amp | d Two-way STOP 24 c 106 B
6 wC;.j{rl;tyFCerwl g.hve ; Funre nfa na na na
7 V;I?: PaﬂmésyR 63/ Signalized 211 C 379 D
8 ermarce Stroec/ Two-way STOP 231 c 312 D
Two-way STCOP 57.7 >120 F
9 Mooney Boulevard (SR 63) / v/c ratio {042 nfa {1.05} na
Avenue 272 Mitigated Two-way STOP 54.0 F >120 F
v/c ratio {041} nfa {0.95} nfa

Notes:  LOS = Level of Service of worse movement for Two-way STCP intersections and average delay at all-way
STCP and signalized intersections

Table 1I: Existing Segment Level of Service Results

244 AM PM
Street Lirits Lanes LOS| Peak Hour |LOS| Peak Hour | LOS
Volume
Volume Volume
Dermaree St. & Dans St 2 1,207 | B 17 B 113 B
Visafia Plewy.
Dans 5t & County Center Dr. Future nfa wa nfa nfa nfa nfa
Notes: LCE = Level of Service per the Aorida LOS Tables

Collision Analysis

Using Intersection Magic, a collision analysis was performed for all study intersections for the years
2007 through 2009. An accident diagram is provided as well as a detailed mble of all the accidents.
The collision diagrams and table of the cdllision analysis is contained in Appendix B. Based on this
analysis, the intersection of Demaree Street and Caldwell Avenue reported the most collisions with
a total of 20 from 2007 through 2009. The intersection at Dermaree Street and Avenue 272
reported no collisions within the same three-year period.

At the majority of the intersections, failure to yield the right-of-way or unsafe speed were the most
common violation categories cited. At the intersection of Demaree Street and Caldwell Avenue
Overall, rear end and broadside accidents were the most reported accidents. Of the 54 collisions
reported in the three-year period, five injuries and zero fatalities were reported. Based on TJKM's
review of the collision analysis engineering solutions are not recommended; however, a higher
degree of enforcement is recommended at the intersection of Demaree Street and Caldwell Avenue.
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Impacts of Proposed Project and Badkground Traffic Growth

Ravi Homes is processing a General Flan Amendment and Rezoning request for approximately

19.3 acres of property (APN [26-01 1-20) located at the southeast cormer of Dermaree Street and
Visalia Parkway in the Gty of Visalia. It is proposed to ultimately develop the site with a mix of
uses which would contain 19,500 square feet of commerdial/retail, a 3,040 square feet convenience
rmarket with six gasoline purmps and a 990 square feet self service car wash, 46 senior housing units,
and 80 single family residential units. VVhile the subject property is currendy within the Visalia City
limits, it is outside the adopted urban development boundary of the Gty. Fgure | shows the
location of the proposed project site relative to the surrounding roadway networlk while the
proposed site plan is illustrated on Figure 3.

Project Access and Internal Ciraulation

Based on the current site plan and comrmunication with the project tearn, access to and from the
project site will be provided via seven private driveways. Four driveways will provide access along
the south side of Visalia Parkway at points approximately 190 feet, 257 feet, 592 feet, and 750 feet
east of Demaree Street. The westerly three driveways along the south side of Visalia Parkway are
proposed as right in and right out access only; however, the fourth (easterly) driveway is presently
planned with partial access to Visalia Parkway with right in and right out plus left in movements
provided, The other three driveways will be along the east side of Dermaree Street at points
approximately 190 feet, 362 feet, and 637 feet south of Visalia Parlonay. All three driveways along
Dermaree Street are planned with right in right out access only. Additional details are found on the
site plan shown on Figure 3.

TJKM qualitatively analyzed the location of the proposed access points relative to the existing or
proposed local roads and driveways in their vicinity and found the proposed locl access roads to
be located at points that minimize traffic operational impacts to the exdsting and proposed street
network. TIKM also review of the proposed intermal circulation network of the project and found
no deficiencies.

Trip Generation

Trip generation for the project is based on informmation provided by the developer and the Institute of
Transportation Engineers (ITE) reference, Trip Generation, 8th Edition. Additionally, the proposed
project’s intermal capture and pass-by trips pursuant to the ITE Trip Generation Handbook, Second
Edition have been prepared in order to provide the City with the net new project trips to the
roadways. The Project’s daily internal capture rate was assumed to be the lesser of the am or pm.
internal capture rate. As a result the Daily internal capture rate for the Project was and theam
internal capture rate of 7.867 percent. A maximum of a 10 percent daily pass-by rateand a 15
pervent pass-by rate as recorrmended by Caltrans was utilized for near term scerarios for the am
and p.m rates. For lenger term scenarios, TJKM utilized 50 percent pass-by rates for the gasoline
station and convenience market category and 30 percent for the p.m rate for the retil category and
I5 percent for the am period. Table lll provides the trip generation for the proposed project before
internal capture or pass by rate reductions are taken into account. Table IV provides the project’s
interral capture trips between the residential and retail. Tables V and V1 provide the net new project
trips after the pass-by rates for the two retail uses are taken into account.
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Table 11l: Proposed Project Trip Generation

Lo Use Sive/ Daily _ A'MPeakHour l;.MFbc:kl-bwofGareml:ar

ITE Unit rip | In: fip | In:

{ITE CODE) Rm:eTwalR Out % in OutTol:dH Ot % In | Out |Total
Shopping Certer (820) | o0 |4292| 837 | 100 |61:39| 12 | 8 | 20 | 373 [4951| 36 [ 37 |
(s‘z'ﬁ:fﬁ"i'ym“e“"a" 80du | 957 | 766 | 075 | 2575 | 15 | 45 | 60 | 101 |63:37| 51 | 30 | 8
Senior Adult Housing -

Aemched (252) 46du | 348 | 160 | 013 |36e64| 2 { 4 | 6 | 016 |6040| 4 | 3 | 7
Gasoline/Service Station 12 Fuli
with Convenience Market Posiﬁaf 15284 1,834 11.93|51:49| 73 | 70 | 143 [ 1394 |5149| 85 | 82 | 167
and Car Wash (946)

Total Project Trips Before Interral

Capture and Prss.By Roduction 3,597 102| 127 | 229 176 | 152 | 328

Notes;  ksf = Thousand Square Feet
d.u = dwelling unit

Table IV: Internal Capture Trip Reduction

i P.M Peak Hour
Use Daily AM Peak Hour of Generator
(ITE CODE) Trip | In: Trip| In:
Rate | Total R Out % In | Owt | Total R Out % In | Out | Total
See Appendix B 283 9| 9| -8 A7 -7 | 34
Total Project Driveway Trips |3,314 93 | 11s | 211 159 | 135 | 294

Notes:  Daily intermal capture rate equals the lower of the am or p.m capture rate

Table V: Pass-By Trip Reduction for Near Term Scenarios

i P.M Peak Hour
Use Daily AM Pealk Hour of Generator
{ITE CODE) Trip | In: Trip | In:
RcmeTamlR Out%'" OmTomlR Ou:%'" Out | Total
Pass-By Trip Reduction for
Gasoline/Service Station with
Convenience Market and Gar =331 -1l -0 | =21 -15 | -I5 | -30
Wvash (945) and Shopping
Center (820)
Net New Project Trips 2,983 82 | 108 | 190 144 | 120 | 264

Notess  Pass-by rate assumed to be 108 for daily, and [5% for the am. and pm. peaks

As noted in Table V, for the Near Term Scenarios (Years 2018 or sooner) the project is estimated
to generate a maximum of 2,956 daily trips, 190 am and 264 p.m peak hour net new project trips.
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Table VI: Pass-By Trip Reduction for Long Term Scenarios

Dail ]
Land Use ly AM Peak Howr P.M Peak Hour of Generator
(ITE CODE) Tiip | In: Trip | In:
RateTotalR Out % in OutTc:m::lR Out % in | Out | Total

Pass-By Trip Reduction for
GasolinefService Station with
Convenience Market and Car 545 33| 32 | 65 -36 | -35 ( -71
Wash (945) (50% a.m and p.m)
Pass —By Trip Reduction for
Shopping Center (820) ) ]
(15% daily, 15%am and 30% -116 ALl 2 7|12 19
pm)

Net New Project Trips 2,353 59 85 | I44 116 88 | 204

As noted in Table W, for the Long Term Scenario (Year 2035) the project is estimated to generate
2,353 daily, 144 am and 204 p.m. peak hour net new trips when higher pass by trip rates are

applied because the adjacent streets have higher traffic volumes.,
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Trip Distribution and LOS Analysis _

The trip distribution assumptions were developed based on existing travel patterns, the TCAG
traffic model run, communication with City of Visalia staff, knowledge of the study area and the
Visalia General Plan Girculation Element. Project trips were assigned to the study intersection
based on these assumptions. Figure 4 illustrates the Opening Year Project Only trip assignment to
the study intersections.

To determine the Opening Year 2013 plus Project traffic volumes TJKM added background traffic
based on the growth rates determined by the TCAG modeling and then added the Opening Year
2013 Project Only trips. The Opening Year 2013 plus Project turmning movernent volumes,
intersection geometrics, and traffic controls are illustrated in Fgure 5. The study intersection
levels of service calculation results are contained in Appendix D. Tables VIl and VIll summarize the
levels of service at the study intersections and segment respectively under the Opening Year 2013
plus Project Conditons scenario.

Under this scenaric, with the exception of the intersecticns of Mooney Boulevard/Avenue 272 and
Derraree Street/Avenue 272, all study intersections are projected to operate at LOS D or better
during both peak hours. Both of these locations are TVVSC intersections. As stated previously, the
HCM recormmends that in evaluating the overall performance of TWSC intersections it is
important to consider measures of effectiveness in addition to delay, such as v/c ratios, average
queue lengths, and 95%-percentile queue lengths. At the intersection of Dermaree Street/Avenue
272 the projected average queue lengths for the worst movement were found to be two vehidles,
while the projected 95%-percentile queue length for the worst movement was found to be three
vehicles, At the intersection of Mooney Boulevard/Avenue 272 the projected average queue
lengths for the worst moverment were found to be four vehicles, while the projected 95%-percentile
queue length for the worst movement was found to be six vehides.

Under this scenario; at the intersection of Demaree Street/Avenue 272, the v/c ratics for the worst
approach are 0.28 and 0.60 for the am and p.m peak periods respectively. The v/c ratio for this
intersection is less than 1.0 and therefore considered acceptable and as a result no mitigation is

necessary.

At the intersection of Mooney Boulevard/Avenue 272, the v/c ratios for the worst approach are
0.76 and greater than 1.50 for the am and p.m. peak periods, respectively. The v/c ratio for this
intersection is greater than 1.0 and therefore considered unacceptable and as a result mitigation is
necessary under this scenario. Under this scenario the addition of lanes alone would not improve
the v/c ratio to 1.0 or less. Therefore other measures should be considered. Since the intersection
meets peak hour signal warrants it would be recommended that the intersection be signalized with
protective left turn phasing in all directions. With these improvements the intersection is projected
to improve to LOS C or better during the am and p.m. peak periods.

Since the intersection of Demaree Street/Avenue 272 has very low volumes on Avenue 272 and

many of these rmake right turns these traffic impacts would be considered “adverse but not
significant”.

Under this scenario, all study segments are projected to operate at LOS C or better during the
daily, am pezk hour, and p.m peak hour conditions.

Poge 16
Draft Report — Traffic Impact Analysis for the Ravi Hormes Mixed-Use Development October 5, 2012



TJKM
Transportation
Consultants

Table VII: Opening Year 2013 plus Project — Intersection Level of Service Results

AM Peak Hour P.M Peak Hour
D ineersection Intersoction Cortrol | ppercee Detay | Dy | 1o
(seciveh) Or {vic} (seciveh) Or {vic}
| Domaroe Sret/ Signaltzed 8. c 382 D
2 Demarce Streec/ Sigralized 74 A 53 A
3 L\i[m:dm’ One-way STOP 203 c 180 c
4 D\fsﬁ;*%m’ Sigralized 241 c 219 c
5 wﬁ?amy Two-way STOP 2546 D 7 B
6 m&m m Future nfa na nfa nfa
7 mﬁma 3y Sigralized 2.6 c 535 D
. Dorree S Two-way STOP | 274 D 45.9
Two-way STOP vic ratio {0.28} nfa {0.60} nfa
Two-way STOP >120 F =120 F
9 mwmmms)fr Two-way STOP vic ratio __ 76} _ v >1.50 -
Mitigated Signalized 149 B 206 c

Notes:  LOS = Level of Service of worse movement for Two-way STOP controlled intersections and average delay
at All-way STOP and signalized intersections

Table Vill: Opening Year 2013 plus Project — Segment Level of Service Analysis

244 AmM PrPM
Street Limits Lanes Volume LOS| PeakHour |LOS| PeakMHour |LOS
Volumme Volume
BEmenssiSe. & 2 3,820 c 657 c 40 c
. Dans St.
Visalia Plowy. s 5t &
- - Dr. Future nfa na nfa nfa nfa nfa

Notes: LOS = Level of Service per the Florida LCS Tables

Traffic Signal Warrants

Peak howr- traffic signal warrants as appropriate were prepared for the unsignalized study
intersections for the Opening Year 2013 plus Project conditions scenario. The warrant worksheets
are found in Appendix H The effects of right turming traffic from the minor approach onto the
major approach were taken into account using engineering judgment pursuant to MUTCD
guidelines for the preparation of signal warrants.

Under this scenario, the intersection Mooney Boulevard / Avenue 272 satisfies the rural peak hour
signal warrant during the p.m peak period but not during the am peak. Since the implementation
of additicnal lanes is not projected to improve the v/c ratio or the LOS; it is recommended that
this intersection be sigralized.

Page 17
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City of Visalia - Ravi Homes Mixed-Use Development
Opening Year 2013 plus Project —Traffic Volumes, Geomnetrics, and Controls

Rgure
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Impacts of Approved Projects

Description of Approved and Pipeline Projects

Approved and Pipeline Projects consist of developments that are either under construction, built
but not fully occupied, are not built but have final site development review (SDR) approval, or
those of which the City has knowledge. Table X provides the approved projects’ trip generation
rates for daily, a.m and p.m peak hours.

City of Visalia staff was consulted resarding Approved and/or Pipeline Projects that could potentially
impact the study intersections and segments. Subsequenty, it was agreed by City of Visalia staff
that ten projects were approved, near approval, or in pipeline status within the proximity of the
project site. As shown in Table DX, the total trip generation for the Approved and Pipeline Projects
is 31,742 daily trips, 1,092 am peak hour trips and 2,889 p.m. peak hour trips. It should be noted
that the Tulare County Assodation of Governments (FTCAG) traffic model includes the
development of the near term projects as part of its cumulative badkground growth in traffic
between the Base Year 201 | and the Cumulative Years 2018 and 2035 mode! runs preparec
specifically for this project. Therefore these Approved and Pipeline Project list is induded to assist
the City of Visalia in knowing which other projects are likely to impact study intersections and
segments as part of the bad<ground growth in raffic

Table IX: Approved and Pipeline Projects Trip Generation

Land Lie Size / Daily | AM Peak Hour P.M Peak Hour
(ITE CODE) Units Totdd | In | Out |Totad | In | Ou | Total
Free Standing Disoount Superstore (813) | 111,399 ksf | 5918 | 104 | 8 | 186 | 252 | 262 | 514
Free Standing Discount Superstore (813) | 166449 ksf | 8844 | 156 | 12 | 278 | 376 | 391 | 767
Electronic Stperstore (863) 18029ksf | 812 | 33 | 29 | 6 | 40 | 4 | s
Shopping Center (820) 14719ksf | 632 9 6 5 | 27 | 28 | 55
Office Building (710) 46800ksf | 516 | &4 7| 12 ] 58| 7
High Tumover Restaurant (932) 6600ksf | 840 | 40 | 36 | 76 | 43 | 30 | 7
Automated Car Wash (948) 6490 ksf 0 0 0 o | 38 | 38| 7
Shopping Center (820) 56797 ksf | 2438 | 35 57 | 104 | 108 | 212
Quality Restaurant (931) 8200ksf | 738 3 3 6 | 4 | 20 | el
Mini-Warehouse (151) 247550ksf | 618 | 2 | 15 | 37 | 3 | » | &
Shopping Center (820) 216000ksf | 9276 | 132 | 84 | 216 | 395 | 411 | 80¢
Church (560) 16697 ksf | 152 6 4 o | 4 5 9
Single Family Housing (210) 76 du 728 4 | 43 | 57 | @ | 28 | 7
Single Family Housing (210) 24 du 230 5 4 | 19 | 15 9 | 24
Totals 31,742 | 623 | 469 | 1,092 1,428 | 1,461 | 2,889

Notes:  Afl Near Term project data was obtained from the City of Visalia Planning Department staff
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Near Term Year 2018 (Existing plus Approved and Pipeline Projects) plus
Project Traffic Conditions

The Year 2018 Project Only Trips are illustrated in Figure 6 while Figure 7 illustrates site plan with
the Year 2018 and Year 2035 Project Driveway trips. The Near Term Year 2018 plus Project total
trning movement volumes, assumed intersection geometrics, and traffic controls are illustrated in
Fgure 8. The intersection geometrics for the study intersections are assumed to be the same as
that in the Opening Year 2013 plus Project with the exception that this scenario assumes that
Visalia Parioway between County Center Drive and Dans Street has been built The assumed lane
geometrics for Visalia Parkway indude a raised conarete median with full access at its intersections
with Dermaree Street, Dans Street, County Center Drive and Mooney Boulevard. For the most part
one eastbound lane is assumed between the eastern Project limits and Mooney Boulevard. Two
westbound fanes are assumed between Dermaree Street and Mooney Boulevard. Per input from
City of Visalia staff the Visalia Parloway connection between Dans Street and County Center Drive
would likely be built in the next five years (2017). The study intersection levels of service
caleulation results are contained in Appendix E. Tables X and X summarize the levels of service at
the study intersections and segments, respectively, under this scenario.

Under this scerario, all study segments are projected to operate at LOS B or better during the
dhily, a.m peak hour, and pm. peak hour conditions. However, the intarsections of Linwood Street/
Visalia Parkoway, Dans Street/Visalia Parkway, Mooney Boulevard (SR 63)/Visalia Parloway, Dermaree
Street/Avenue 272, and Mooney Boulevard (63)/Avenue 272 are projected to exceed LOS D. With
the construction of the missing gap of Visalia Parkway, a shift in east-west traffic from Caldwell
Awvenue to Visalia Parkway is anticipated to take place. This would likely be in an effort by motorists
to avoid one of the Gity's busiest intersections at Mooney Boulevard (SR 63)/Caldwell Avenue or to
use a shorter path not previously availabie. Therefore, the majority of the mitigation measures for
the Visalia Parkway intersections presented below may not be necessary until the completion of the
construction of Visalia Parkway capital irmprovement project between Dans Street and County
Center Drive

The HCOM recommends that in evaluating the overall performance of TYVSC intersections it is
important to consider measures of effectiveness in addition to delay, such as v/c ratios, average
queue lengths, and 95th-percentile queue lengths. Therefore the following provides these other
measures of effectives to assist in determining the appropriate lane geometrics and traffic controls
at two-way STOP controlled intersections.

At the intersection of Linwood Street/Visalia Parkway the projected average queue lengths for the
worst movement were found to be three vehicles, while the projected 95%-percentile queue length
for the worst movement was found to be four vehides. At this intersection, the v/c ratios for the
worst approach are projected to be 0.73 and 0.82 for the am and p.m peak periods respectively.
Both the queuing and v/c ratios for this intersection are projected to be at acceptable levels and as
a result no mitigation is necessary.

At the intersection of Dans Soreet/Visalia Parleway the projected average queue lengths for the
worst movement were found to be four vehides, while the projected 95th-percentile queue length
for the worst moverment was found to be eight vehicles. At this intersection, the v/c ratios for the
worst approach are projected to be greater than 1.50 and 1.09 for the am and p.m peak periods
respectively. VWhile the projected queuing is projected to be at acceptable levels the v/c ratios are
not; and the addition of lanes alone is not projected to improve the v/c ratios. Since the
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intersection does not meet signal warrants it is recommended that all-way STOP controls be
irplemented.

At the intersection of Derraree Street/Avenue 272, the Vic ratios for the worst approach are 0.52
and greater than 1.50 for the am, and p.m peak periods, respectively. The v/c ratios for this
intersection are greater than [.0 and therefore considered unacceptable and as a result mitigation is
necessary. Under this scenario the addition of lanes alone is not projected to improve the v/c
ratios to 1.0 or less. Therefore other measures should be considered. Since the intersection meets
peak hour signal warrants it is recormmended that the intersection be sigralized with protective left
turn phasing in all directions. VWith these improvements the intersection is projected to improve to
LCS B or better during the am. and p.m peak periods.

At the intersection of Mooney Boulevard/Avenue 272, the v/c ratios for the worst approach are
greater than 1.50 for the am and p.m peak periods. The v/c ratios for this intersection are greater
than 1.0 and therefore considered unacceptable and as a result mitigation is necessary. Under this
scenario the addition of lanes alone is not projected to improve the v/c ratios to 1.0 or less.
Therefore other measures should be considered. Since the intersection meets peak hour signal
warrants it is recosmmended that the intersection be signalized with protective left turm phasing in
all directions. With these improverments the intersection is projected to improve to LOS Cor
better during the am and p.m peak periods.

The following describes those improvements recormmended at the intersections which the traffic
inpacts are considered to be cumulatively significant. With these improvesments the respective
intersections are projected to operate at LOS D or better.

I. The intersection of Dans Street/Visalia Parioway
a) Add a second eastbound thru lane;
b) Modify the existing southbound left-thru-right combination lane to a thru-right lane;
and
©) Add a southbound left tan lane with a storage capadity of 100 feet.

2. The intersection of Mooney Boulevard (SR 63)/Visalia Parloway
a) Add a third northbound thru lane; and
b) Modify the existing traffic signal to accommoedate added lanes.

3. Theintersection of Demaree Strest/Avenue 272
a) Sigmalize the intersection with protective left turmn phasing.

4. The intersection of Mooney Boulevard (SR 63)/Avenue 272
a) Modify the esdsting eastbound left-thru-right combimation lane to a thru-right lane;
b) Add a eastbound left turmn lane with a storage capacity of 75 feet;
) Modify the exdsting westbound left-thru-right combination lane to a thru-right lane;
d) Add a westbound left tum lane with a storage capacity of 50 feet; and
e) Sigmalize the intersection with protective left turn phasing.
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Table X Near Term Year 2018 plus Project — Intersection Level of Service Results

I ion AM Peak Hour P.M Peaic Hour
iD Imtersection Control Average Delay LOS Average Delay LOS
({seciveh) Or {vic} (seciveh)} Or {wic}
Dermaree Street / .
i Caldwell A Sigralized 298 C 367 D
Dermaree Street / W
2 Padk | Averue Signalized 57 A 59 A
3 Linwood Street / One-way STOP ' ®8 | D 519 F
Demaree Street / g
4 Visalia Pard Sigralized 256 C 27.0 C
Two-way STOP >120 F >120 F
Dan Sueet / - — —_——— o ]
5 Visalia Parkway Two-way STCP v/c ratio B 1.50} 3 nfa ) {_L09} nla_
Mitigated All-way STOP 322 D 283 D
County Center Drive /
6 Visalia Parl One-way STOP 138 B 24.7 C
Visalia Parkway Mt | Sigralized 293 P 59 5
Two-way STOP 48.4 E >120 F
Desvaree Street / i T ——
8 A 72 Two-way STOP v/c ratio - . _{_0..'52}_ na £1.50} na |
Mitigared Sigralized 19.5 B 183 B
Two-way STCOP >|20 =120 F
Mooney Boulevard (SR 63) / STOF . = F S "
? Avenue 272 . 1: o2 .__V{E ol ?!:50}_.“ - _r_l’ 2 >1.50 2
Mitigated Signalized 204 C 19.2 B

Notes: LOS = Level of Service of worse movement for Two-way STOP controlled intersections and average delay
at All-way STOP and signalized intersections
vic ratio of worst approach

Table XI: Near Term (Year 2018) plus Project — Segment Level of Service Results

24 hr AM PM
Street Limits Lanes LOS| PeakiHour |LOS| PeakHowr |(LOS
Volume
Volume Volume
ESTERESISE & 2 6830 c 971 c 1,147 =
. Dars St
Visalia Plowy. %z
G G Dr 2 9,200 C 852 C 1,100 C

Notes:  LOS = Level of Service per the Forida LOS Tables

Traffic Signal Warrants
Peak hour traffic signal warrants as appropriate were prepared for the unsignalized study
intersections for the Near Term Year 2018 plus Project traffic conditions scenario. These warrant
worlsheets are found in Appendix H Under this scemario, the intersectons of the Denaree
Street/Avenue 272 and Mocney Boulevard/Avenue 272 meet peak hour signal warrants during the
p.m and am peak periods respectively. Since the implementation of additional fanes is not
projected to improve the v/c ratio or the LOS; it is recornmended that these two intersections be
signalized.
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City of Visalia - Ravi Homes Mixed-Use Development
Near Term (Year 2018) plus Project —Traffic Volumes, Geometrics, and Controls 8
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Cumudative Year 2035 No Project Conditions

Currulative Year 2035 No Project traffic volumes were obtained by using the increment method,
between the Base Year 201 | and the Cumulative year 2035 plus Project and then subtracting the
Project Only Trips. Therefore this scenario assumes that the project site would have zero growth.
The assumed intersection geometrics under this scenario are the same as those in the prior
scenario with one exception. The exception is that by the year 2035 County Center Drive south of
Visalia Parloway is projected to be built and controlled by Two-way STOPs. Figure 92 illustrates the
assumed baseline geometrics, volumes and traffic controls. The study intersection levels of service
calculation results are contained in Appendix F. Tables Xl and Xl sumrmarize the levels of service at

the study intersections and segments, respectively, under this scenario.

Under this scenario, the intersections of Linwood Street/ Visalia Parkway, Dans Street/Visalia
Parkway, County Center Drive/Visalia Parkway, Mooney Boulevard (SR 63)/Visalia Parloway,
Demaree Street/Avenue 272, and Mooney Boulevard (63)/Avenue 272 are projected to exceed
LOSD.

Similar to the prior scenario, at each intersection that is projected to operate with an unacceptable
LGS, the addition of lanes under the existing traffic controls was tested to determine if these would
improve the LOS. In all cases the addition of lanes did not improve the LOS or v/c ratios to
acceptable levels. Secondly at two-way or one-way STOP controlled intersections the
implementation of all-way STOP controls was tested. Wth all-way STOP controls the intersection
of Linwood Street/Visalia Parkway is projected to improve to LOS D or better. At the remaining
intersections the only way the LOS improved to LOS D or better was by installing a traffic signal
and modifying. some of the lane geometrics.

The following describes those improverments recommended to maintain an acceptable LOS D or
better in the Year 2035 without the proposed Project. WWith these improvements the respective
intersections are projected to operate at LOS D or better.

[. The intersection of Linwood Street/Visalia Parloway
a) Moedify the existing easthound left-thru combination lane to a thru lane;
b) Add an eastbound left turn lane with a storage capacity of 75 feet
) Maodify the existing westbound thru-right combination lane to a thru lane;
d) Add a westbound right turn lane with a storage capacity of 100 feet;
€) Modify the existing southbound left-right cormbination lane to a left tun lane;
f) Stripe a southbound right turmn lane with a storage capadty of 50 feet; and
g) Change the traffic controls from a one-way STOP to an all-way STOP.
2 The intersection of Dans Street/Visalia Parkway
a) Add a second eastbound thru lane;
b) Modify the existing southbound left-thru-right combination lane to a thru-right lane;
©) Add a southbound left turn lane with a storage capacdity of 100 feet;
d) Modify the existing northbound left-thru-right cormbination lane to a thru-right lane;
e) Add a northbound left tum lane with a storage capacity of 75 feet;
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3. The intersection of County Center Drive/Visalia Parkway
a} Add a second eastbound thru lane;
b) Moedify the exdisting southbound left-thru-right combination lane to a thru-right lane;
¢} Add a southbound left turm lane with a storage capacity of 100 feet;
d}y Modify the existing northbound left-thru-right combination lane to a thru-right lanes
e) Add a northbound left turm lane with a storage capacity of 225 feet;

4 The intersection of Mooney Boulevard (SR 63)/Visalia Parkway
a) Add a third northbound thru fane;
b) Modify the northbound thru-right combination lane to a thru fane,
©) Add an northbound right turn lane with a storage capacity of 150 feet;
d) Change the eastbound thru-right combination lane to a thru lane;
e) Add an eastbound trap right tum lane with ;
f) Modify the existing traffic signal to accommodate added lanes.

5. The intersection of Dermaree Street/Avenue 272
a) Signalize the intersection with protective left turn phasing,

6. The intersection of Mooney Boulevard (SR 63)/Avenue 272
a) Modify the existing eastbound left-thru-right combination lane to a thru-right lane;
b) Add a eastbound left turn lane with a storage capacity of 75 feet;
) Modify the existing westbound left-thru-right combination lane to a thru-right lane;
d) Add a westbound ieft tumn lane with a storage capacity of 100 feet; and
g Signalize the intersection with protective left turn phasing.

Under this scenario, the study segments are projected to operate at LOS F during the p.m. peak

hours. To improve the LOS to D or better it would be necessary for Visalia Parkway to be built as
a four lane arterial divided with a raised median island.
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Table XlI: Curnulative Year 2035 No Project — Intersection Level of Service Results

. AM Peak Hour P.M Peak Hour
iD Irtersection Intersection Corrtrol Average Delay e Average Delay P
{seciveh) Or {vic} (seciveh) Or {vic}
| ey Sigralized 348 c 47.1 D
2 P'::e”“"eel IS:‘:‘ u‘; Sigralized 76 A 56 A
One-way STCP 358 E >120 F
Linwood Street / = = -] T
3 Visalia Parloway Che_—vvay"STOl:-"v/cmuo {070 na {l.44} i nfa
Mitigated allway STOP 1.9 A 255 D
Derraree Street / S
4 Visalia Part Sigralized 243 31.2
Two-way STOP >120 F >[20 F
Dan Street / B S ] o
5 Visalia Par} Iwo-vmy STOP _:Ic“ ratio £1.50} , nfa _ {?,I '5_?}, nfa
Miigated Sigralized 200 B 167 B
Two-way STOP 90.6 F =120 F
e/ ——— -  —— = P
6 Vi salg ia Parkway Two-way STOP vie ratio =072 nla' ~ {?E-S?}_ _ nfa
Mitigated Sigralized 247 c 339 c
7 Visalia Parleway Mitigated Sigralized 294 c | 547 o
Two-way STOP >120 F >120 F
C S ; S s . | |
8 Avenue 272 Two-v&aijl'G_’vlc ratio | {>1.50} n_fa _{>l.50} ‘ na .
Mtigated Sigralized 239 c 249 c
Two-way STOP >120 F >120 F
g | Mooney %“';emz}z(s"‘ 63)/ | Two-way STOP vic ratio {>1.50} | na | {150 na
Mitigated Signalized 19.4 B 25.0 c

Notes: LOS = Level of Service of worse movement for Two-way STOP controlled intersections and average delay
at All-way STOP and signalized intersections
vic = ratio of worst approach

Table Xlii: Cunmudative Year 2035 No Project — Segment Level of Service Results

244 AM PM
Street Limits Lanes LOS | Peak Hour |LOS| Pealk MHour | LOS
Volurme
Vohsre Volume
2 C D F
Derraree 5t. & Dans St 8050 1,375 2027
4 C C C
Visalia Plowy.
2 C D F
Dans St. & County Canter Dr- 11,690 1,283 1,934
4 C C C
Notes: LOS = Level of Service per the Florida LOS Tables
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Traffic Signal Warrants

Peak hour traffic signal warrants as appropriate were prepared for the unsigmnalized study
intersections for the Cumulative Year 2035 No Project traffic conditions scemario. These warrant
worksheets are found in Appendix H  Under this scenario, the intersections of the Limwood
Street/Visalia Parkway, Dermaree Street/Avenue 272 and Mooney Boulevard/Avenue 272 meet peak
hour signal warrants during the p.m and am peak periods, while the intersections of Dans Street/
Visalia Parkway and County Center Drive/Visalia Parkway mest peak hour signal warrants during
one but not the other peak.

The addition of lanes coupled with the implermentation of all-way STOP controls is projected to
improve the LOS to D or better at the intersection of Linwood Street/Visalia Parloway; therefore,
sigralization of this intersection is not recommended. It is also worth noting that the MUTCD
states “satisfaction of a signal warrant or warrants shall not in itself require the installation of a
traffic signal”; therefore it is recommended that prior to installation of a traffic signal, California
MUTCD warrants |, 2, and 7 as applicable be conducted.

Since the implementation of additional lanes is not projected to improve the v/c ratio or the LOS at
the ramaining intersections that meet peak hour signal warrants; it is recommended that the
following intersections be signalized. These indude the intersections of Dans Street/Visalia Parkway,
County Center Drive/Visalia Parkway, Demaree Street/Avenue 272, and Mooney
Boulevard/Avenue 272
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Currulative Year 2035 No Project —Traffic Volumes, Geometrics, and Controls O
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Curmulative Year 2035 plus Project Conditions

The Cumulative Year 2035 Project only trips are illustrated in Figure 10, while the Cuulative Year
2035 plus Project total turning movement volumes are illustrated in Figure |1. FRgure 11 also
illustrates the assumed intersection geometrics and traffic conrols at the study intersections.
Under this scenario the assumed geometrics and traffic controls are the same as those presented in
the Cumulative Year 2035 No Project scenario.

Currulative Year 2035 plus Project Build-out traffic volumes were obtained by using the
increrment method, between the Base Year 201 | and the Cumulative Year 2035 plus Project
model runs, The study intersection levels of service calculation results are contained in Appendix
G. Tables XIV and XV summarize the levels of service at the study intersections and segments,
respectively, under this scenario.

Under this scenario, the projected LOS under the baseline conditions is very similar to the baseline
Currulative Year 2035 No Project. As in the Year 2035 No Project scerario, the following
intersections are projected to exceed LOS D during one or both peak periods. These indude the
intersections of Linwood Street/ Visalia Parkway, Dans Street/Visalia Parkway, County Center
Drive/Visalia Parkway, Mooney Boulevard (SR 63)/Visalia Parkway, Dermaree Street/Avenue 272,
and Mooney Boulevard (63)/Avenue 272 are projected to exceed LOS D.

To improve the LOS to D or better, the improvements presented under the Curmulative Year 2035
No Project are recommended for this scenario. Additionally at the intersection of Mooney
Boulevard (SR 63)/Visalia Parkway it is recormmended that a second northbound left turn lane be
marked within the existing paved surface.

Similar to the previous scenario, under this scenario, the study segrments are projected to operate
at LOS F during the p.m peak hours. To improve the LOS to D or better the same improvements
as presented in the Cumulative Year 2035 No Project should be implemented,

Table XIV: Cunmulative Year 2035 plus Project — Intersection Level of Service Resuits

AM Peak Hour P-M. Peak Hour
1D Intersection Intersection Cortrol Average Delay 108 Average Delay Los
{seciveh) Or {vic} (seciveh) Or {vic}
Denaree Street / .
I Caldwell A Sigralized 347 C 472 D
Demaree Street/ S——
2 Pad | A Sigralized 7.3 A 55 A
Cne-way STOP 38.6 E >120 F
Li ; o — . = W S
3 Vit Py SevaSToPdee | £ _|vel #I50
Mitigated all-way STOP 121 B 285 D
Demraree Street/ .
4 Visalia Parkoway Sigralized 262 C 349 C
Two-way STOP >120 F >120 F
Dan'S / e -—
5 Visafia Parl T\fw:»-way ST(J’ vic ratio {>1.50} _nla {1.50} nfa
Mitigated Signalized 205 c 175 B
Table continued next page.
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Table XTIV (continued): Cumulative Year 2035 plus Project — Intersection Level of
Service Results

AM Peak Hour P.M Peak Hour
D Intersection Intersection Control Average Delay - Awerage Delay
(seciveh) Or {vic} (seciveh) Or {vic}
Two-way STOP >120 F >120 F
6 @C&mn;ve/ _ Two-way STOP vic r;uo | posn | v =1.50) na |
Mitigared Signalized 249 c 352
;| Morersodomigney/ | _Sgwma [ w3 [e] e [F
Visalia Parloway Mitigated Sigralized 306 47.0 D
Two-way STOP »120 F >120 F
8 e, “ Two-vmy s-rQP vlcrauo G150 |na| 1500 | na
Mitigated Signalized 240 c 243
Two-way STOP >120 F >120 F
)| st o | s || e |
Mitigated Signalized 208 c 250 c

Notes:  L.OB = Level of Service of worse movement for Two-way STOP controlled intersections and average delay
at All-way STOP and signalized intersections
vic = ratio of worst approach

Table XV: Cumulative Year 2035 plus Project - Segment Level of Service Results

AM PM
Street Limits Lanes | 24-tw Voluare | LOS | Peak Hour | LOS | PedakcHour | LOS
Volusme Volume
Derrares 5t & 2 c D F
S,120 1,470 2126
Dans 5t 4 c c c
Visalia Plowy.
Dans St. & 2 12,740 > 1,356 P 2017 F

Notes:  LO6 = Level of Service per the Forida LOS Tables

Traffic Signal Warrants

Pealc hour traffic signal warrants as appropriate were prepared for the unsignalized study
intersections for the Curnulative Year 2035 plus Project traffic conditions scenaric. These warrant
worksheets are found in Appendix H Under this scenario, the intersections of the Linwood
Street/Visalia Parleway, Dermaree Street/Avenue 272 and Mooney Boulevard/Avenue 272 meet peak
hour signal warrants during the p.m and am peak periods, while the intersections of Dans
Street/Visalia Parkway and County Center Drive/Visalia Parloway meet peal hour signal warrants
during one but not the other peak.

Similar to the previous scenario, the addition of lanes coupled with the implementation of all-way
STOP controls is projected to improve the LOS to D or better at the intersection of Linwood
Street/Visalia Farkway; therefore, signalization of this intersection is not recommended. kt is also
worth noting that the MUTCD states “satisfaction of a signal warrant or warrants shall not in itself
require the installation of a traffic signal’; therefore it is recommended that prior to installation of a
wraffic signal, California MUTCD warrants |, 2, and 7 as applicable be conducted.
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Simmilar to the previous scenario, the implementation of additional lanes is not projected to improve
the v/c ratics or the LOS at the rermaining intersections that meet peak hour signal warrants;
therefore, it is recommended that these intersections be signalized These include the intersections
of Dans Street/Visalia Parkway, County Center Drive/Visalia Parkway, Demaree Street/Avenue 272,
and Mooney Boulevard/Avenue 272
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Gity of Visalia - Ravi Homes Mixed-Use Development Figure
Curulative Year 2035 plus Project —Traffic Volumes, Geormetrics, and Controls 1
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Transportation Impact Fees and Fair Share Analysis

Transportation impact fees are assessed to all development projects pursuant to the current impact
fees at the time building permits are pulled. The current City of Visalia impact fees went into effect
on August 17, 2012. These fees differ for each type of land general use i.e. residential, cormmerdial,
office, industrial, and institutional. Each of these land uses is further categorized. For exarmple the
residential category is split into single family, multifarmily and senior housing, The Ravi Homes mixed
use development project falls within the residential, commercial and office general designations. It is
worth noting that prior vested tentative maps and projects with existing reimbursement
agreements will continue to be assessed per resolution 8-32 and not the latest impact fee schedule
which went into effect on August 17, 2012,

Unlike most typical development projects the Ravi Homes Project provides a fully integrated rmixed
land use project which includes residential, office, and commercial fand uses. On sorme of these
components both vehicle and pedestrian trips will occur within the project site (intermal trips).

This reduces the reliance on the automobile as the principle form of transportation and fadilitates
non=vehicular modes of transportation such as walking and bicyding. As a result this project is
anticipated to produce lower trip generation as compared to a non integrated mixed use
development project.  Additionally, the location of this project is anticipated to have a high
percentage of pass-by trips. The combination of the integrated mixed use, internal capture trips and
pass-by trips should be taken into account transportation impact fees are assessed,

The project’s fair share percentage impacts to the future improvements are provided in Tabie XV1.
The project’s fair share percentage impacts were calaulated pursuant to the Caltrans Guide for the
Preparation of Traffic Impact Studies. Existing project trip assignment, and the cumulative year
2035 volumes were obtained from existing traffic counts and the TCAG Model runs.

Table XVI: Project’s Fair Share of the Future Inprovements

P.M Peak Hour Profect’s
Location Existing Project Traffic ;f:" 2035 Fair Share Impact
Troffic(Te) M ot ®
Traffic (Th)
SR 99/ Caidwell Avenue SB Ramps* 122 6 2009 0.68%
SR 99/ NB Ramps south of Caldwell Avenue * 820 4 1,508 0.58%
Linwood Street/Visalia Parloway 255 31 1,447 260%
Deans Street/Visalia Parloway 164 93 2276 4400
County CenterfVisalia Partovay 495 8l 2,567 391%
Mooney Boulevard (SR 63) / Visalia Parlenay 2310 32 4219 [.68%
Derraree Street/Avenue 272 L175 23 2,203 224%
Mooney Boulevard (SR 63) / Avenue 272 2,045 | 2926 0.11%

Notes:  Fair Share impact P=T/ (Tb - Te)
T =Project’s trip assignment per Figure 10,
Te = Bdsting traffic volumes of the impacted facility
Tb = Forecasted cumulative year volume of the impacted facility
* =PHdsting volurmes taken from base year 201 | TCAG Modeling

Queuing Analysis

Table XVII provides a queue length summary for the left and right turn lanes at the study
intersections for the Bxsting, Opening Year 2013 plus Project, and Near Term Year 2018 plus
Project, Curnulative Year 2035 No Project, and Cumulative Year 2035 plus Project scenarios.
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Table XVIE Queuing Analysis

Queue Length, Ft

; ) Exdsting Queve o Opening | Near Term | Cumudgtive (Curnddative Year
ntersection @ Existing Year 20. 13 | Year ZD.I 8 | Year 2(.135 No 2035‘pl|.|s

€ £ plus Project | plus Project Project Project

AM|(PM [AM I PM|[AM[PM |AM |[PM | AM | PM

EBLoft [225( 200 | 200 | 200 | 225 | 200 | 250 | 250 | 400 | 225 | 375

WB Dual Lefts| 250 | 100 [ 125 [ 100 | 125 | 75 | 100 | 75 100 | 75 125

Derraree Sueet /| WBRight [125] 50 | 75 | 50 | 75 | 50 | 100 | 75 75 75 75
Galdwell Avenue | NBDual Lefts| 250F 75 | 75 [ 100 | 75 | 150 | 125 I50 | 175 150 175
NBRight |125( 50 | 100 { 50 | 100 oo | 100 | 100 | 100 100

SBDuwallefts (250 75 | 125 | 100 | 125 | 75 | 125 | 100 | 150 | 100 150

Demaree Street/f WWBLeft | 55| 50 | 50 | 50 | 50 50 50 50 50 50

Padowood

Avenue SBlefc |240| 100 | 75 | 75 | 75 | 100| 7 100 | 100 | 100 100
Linwood Swreet /| EB Left -1 - - - - - - 50 | 5|7 7
Visalia Parkway | VVBRight | - - - - - - - 75 00 | 78 100
SB Right - - - - - - - 50 50 75 50

EB Left 50| s0 | 50 | 75 | 75 | 75 | 7 150 | 125 | 150 175

Derraree Street /| VWBLefe [ 300 50 | 50 [ 100 | 75 [ 175 ] 150 { 75 | 300 [ 100 | 500
Visalia Parloway NBLeft (200 75 | 75 | 78 | 125 | 100 100 | 75 100 | 100 150
SBleft |200] 100 | 50 [ 12s [ iso ] 175 | 175 | 100 | 175 | i50 175

EB Left - - - - - - - 125 125 100 150

v?;j’i‘:m’ WBLefk | - | - A R - - 50 | 75 | 50 | 50
Parlonay NB Left - - - - - - - 50 75 50 75

SB Left - - - - - 75 | 30 100 | 50 100 75

a Center EB Left - - - - - 75 | 100 | 125 | 200 | 175 | 200
Drive / WWEB Left - - - - - - - 75 125 75 150
Visalia Farloway NB Left - - - - - - - 75 | 25 75 250
(futre) SBLft | - | - | - | - | - | - - 75 | 100 | 100 | 100
EB Left 1as| 25 | 75 | 25 | 75 | 75 | 200 | 75 | 350 | 100 | 250

WBLleft | 180| 100 | 200 | 125 | 250 | 150 | 300 | 300 | 375 | 300 ; 350
BommRe}mmm S - n - - - - ~ 2y
1 Visalia Parlway | DB Right . . . " - - - 50 150 | 50 130
SBleft [300] 25 | 125 50 [ i25 | 25 | 150 | 50 | 350 | 50 200

SBRight |225| 25 | 25 | 25 | 25 | 25 | 50 25 125 | 50 50

EB Left - - - 25 | 25 | 50 [ 50 50 50 50 50

Derrares Soreet /| VVB left - - - 25 0 25 25 i) 50 75 50
Avenue 272 NB Left 125 25 [ 25 | 25 | 25 | 50 50 100 | 175 75 225
SB Left 125 s0 | 25 | s0 | 50 [ 100 100 | 100 | 75 100 75

EB Left - - - 50 | 75 | 50 | 50 50 75 75 50

Bwlm@ WBLekk | - | - | - | 75 | 50 | 25 | 50 | 50 | 100 | 75 75
1 Avenue 272 NBLet (475 25 | 75 [ 75 [ 200 | 100 | 150 | 100 | 150 | 150 150
SBleft |475| 25 | 25 | 50 | 50 | 100! 50 75 50 50 50

Queuing analysis was completed using Synchro output informaton. Synchro provides both 504 and
95t percentile maximum queue lengths in feet. According to the Synchro manal, *“the 50+ percentile
rmaximum queue is the maximum back of queue on a typical cycle and the 95% percentile queue is
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the maximum back of queue with 95% percentile volumes.” The queues shown on Table XVl are
the 95+ percentile maxdmum queue lengths for the respective lane moverments.

Based on the Synchro output files it is recommended that the storage capacity for the following be
considered for the Cumulative Year 2035 plus Project scenario:

e At the intersection of Demaree Street/Caldwell Avenue:
© Increase the eastbound right turm lane from 225 feet to 375 feet or restripe the west
leg of Caldwell Averwe to accormmodate a second left turm lane,
» At the intersection of Linwod Street/Visalia Parkway:
o Set the storage length of the eastbound left turn lane at 75 feet
* At the intersection of Dermaree Street/Visalia Parkway:
o Setthe storage length of the westbound left tum lane at 400 feet.
¢ At the intersection of Dans Street/Visalia Parkway:
o Set the storage length of the eastbound left tum lane at 150 feet;
o Set the storage length of the westbound left turn lane at 50 feet;
© Set the storage length of the northbound left tum lane at 75 feet; and
o Set the storage length of the southbound left turn lane at 100 feet.
¢ At the intersection of County Center Drive/Visalia Parkoway:
o Set the storage length of the eastbound left tum lane at 200 feet;
o Set the storage length of the westbound left turn lane at 150 feet;
o Set the storage length of the northbound left turn lane at 250 feet; and
o Set the storage length of the southbound left turn lane at 100 feet
s Arthe intersection of Mooney Boulevard (SR 63)/Visalia Parkway:
Increase the eastbound left tm lane from 185 feet to 250 feet;
Increase the westbound left turn lane from 180 feet to 350 feet;
The storage length of the northbound right turm lane should be set at |50 feet; and
Restripe the south leg of Mooney Boulevard (SR 63) to accommodate a second left
tumn lane.
s At the intersection of Mooney Boulevard (SR 63)/Avenue 272
o Set the storage length of the eastbound left tum lane at 75 feet; and
o Set the storage length of the westbound left tum lane at 100 feet.

0 000

At the remmaining approaches to the study intersections, the existing left and right tumn lane storage
capacity will be sufficient to accormmodate the mexinum queue.
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Condusions and Recormmendations

Condusions and recormmendations regarding the Ravi Homes Mixed Use Development Project are
provided below for each of the Study Scenarios:

Currently, all study segments operate at LOS B or better during the daily, am and pm.
peak hour conditions.

Under this scenario, with the exception of the intersection of Mooney Boulevard/Avenue
272, all study intersections operate at LOS D or better, The intersection of Mooney
Boulevard/Averwe 272 is a Two-way STOP controlled (TWSC) intersection that operates
at LOS F but has very low volumes on Avenue 272 The Highway Capacity Manual (HCM)
recommends that in evaluating the overall performance of TVVSC intersections it is
important to consider measures of effectiveness in addition to delay. These measures of
effectiveness indude volume to capadity (v/c) ratios, average queue lengths, and 95
percentile quetie lengths. VWhile the queue lengths are found to be acceptable the v/c ratio
is not. To improve the v/c ratio to an acceptable level it is recommended that a 125 foot.
eastbound right turn lane be implemented,

Since the intersection of Mooney Boulevard/ Avenue 272 does not satisfy signal warrants,
the reduction in delay for the stop-controlled vehicles rmay not justify new delays that
woulld be incurred by the major street traffic (which is currently not stopped). Under these
circumstances, the installation of a traffic signal is not recommended and the LOS for stop-
controlled vehicles waould be considered an “adverse but not significant” impact.

Opening Year 2013 plus Project Traffic Conditions

in the Year 2013 the project is estimated to generate a maximum of 2,983 daily trips, 190
a.m and 264 p.m peak hour net new project trips.

With the exception of the intersections of Mooney Boulevard/Avenue 272 and Demaree
Street/Avenue 272, all study intersections are projected to operate at LOS D or better.
Similar to the existing conditions scemario the v/c ratio was determined for both
intersections. For the intersection of Demaree Street/Avenue 272, the v/c ratios were
found to be less than 1.0 and therefore considered acceptable and as a result no mitigation
is necessary. The vic ratio for the intersection of Mooney Boulevard/Avenue 272 s greater
than 1.0 during the p.m peak period. The addition of lanes alone is not projected to
improve the v/c ratio to 1.0 or less. Therefore since the intersection meets peak hour
signal warrants it is recommended that the intersection be signalized with protective left
tum phasing in all directions. With these improvements the intersection is projected to
irmprove to LOS C or better during the am and p.m. peak petiods.

Under this scenario, all study segments are projected to operate at LOS C or better during
the daily, a.m peak hour, and p.m peak hour conditions.

Bike lanes should be planned for the project’s frontage improvements to Demaree Street
and Visalia Parkway.

TJKM's review of the proposed internal dirculation network and found no deficiencies.

Mid Term Year 2018 plus Project Traffic Conditions

Under this scenario, all study segments are projected to operate at LOS D or better during
the daily, a.m peak hour, and p.m peak hour conditions.
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Under- this scenario, several of the study intersections are projected to exceed LOS D
during one: or both peak hours,
The detailed mitigation measures presented in the Near Term Year 2018 plus Project
scenario will be necessary in order to improve the LOS at the following intersections:
o Dans Street/Visalia Parleway
© Mooney Boulevard (SR 63)/Visalia Parloway
o Demaree Street/Avenue 272
o Moaoney Boulevard (SR 63)/Avenue 272

Cumulative Year 2035 No Project Conditions

Under this scenario, several of the study intersections are projected to exceed LOS D
during one or both peak hours,
The detailed improvements presented in the Cumulative Year 2035 No Project scenario
will be necessary in order to maintain an acceptable LOS D or better in the year 2035
without the proposed Project. The intersections projected to exceed LOS D are listed
below along with the brief description of the recormmended improverments. The specific
improverments are contained within the body of the TIA report.
o Linwood Street/Visalia Parloway; add approach lanes on all legs and insall all-way
STOPs.
o Dans Street/Visalia Parkway, add approach lanes on the west, north and south legs,
and signalize the intersection.
o County Center Drive/Visalia Parlonay, add approach lanes on the west, north and
south legs and signalize the intersection.
o Mooney Boulevard (SR 63)/Visalia Parloway, add approach lanes on the west and south
legs and modify the traffic signal.
o Demaree Street/Avenue 272; signalize the intersection.
o Mooney Boulevard (SR 63)/Avenue 272; add approach lanes on the east and west legs
and signalize the intersection.
Under this scenario, the segments of Visalia Parloway between Demaree Street and

County Center Drive are projected to operate at LOS F during the p.m peak hours. To
improve the LOS to D or better, it is recommended that Visalia Parkway to be built as a

four lane arterial.

Cumulative Year 2035 plus Project Conditions

Similar to the Year 2035 No Project scenario, the intersections of Linwood Street/ Visalia
Parkway, Dans Street/Visalia Parloway, County Center Drive/Visalia Parlowvay, Mooney
Boulevard (SR 63)/Visalia Farloway, Dermmaree Street/Avenue 272, and Mooney Boulevard
{63)/Avenue 272 are projected to exceed LOS D,

To improve the LOS to D or better, the improvements presented under the Cumrulative
Year 2035 No Project are recommended. Additionally at the intersection of Mooney
Boulevard (SR 63)/Visalia Parloway it is recormmended that a second northbound left tum
lane be marked.

Similar to the previous scenario, the study segments are projected to operate at LOS F
during the p.m peak hours. To improve the LOS to D or better the same improverrents as
presented in the Cumulative Year 2035 No Project should be implemented.
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The Ravi Homes Project is a fully integrated mixed land use project which includes
residential, office, and commercial land uses and as a result reduces the reliance on the
autormobile as the principle form of transportation and thereby promotes non-vehicular
modes of transportation such as walking and bicycling. This project is anticipated to
produce lower trip generation as compared to a non integrated mixed use development
project. Additionally, the location of this project is anticipated to have a high percentage of
pass-by trips. The combination of the integrated mixed use, internal capture trips and pass-
by trips should be taken into account transportation impact fees are assessed.

It is recormended that this project contribute its equitable fair share to Caltrans facilities
as noted in Table XV

It is recommended that the City consider increasing the storage lengths of the left and
right turn lanes as indicated in the Curnulative Year 2035 plus Project queuing analysis
fourd on Table XViIl.
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FIEC. TLRD PAPET!

MEETING DATE 2/22/2012
SITE PLAN NO. 12-033
PARCEL MAP NO.

SUBDIVISION

LOT LINE ABJUSTMENT NO.

Enclosed for your review are the comments and decisions of the Site Plan Review commiftee. Please
review all comments since they may impact your project.

’X‘ RESUBMIT Major changes to your plans are required. Prior to accepting construction drawings
for building permit, your project must retumn to the Site Plan Review Commitiee for review of the
revised plans.

During site plan design/policy concerns were identified, schedule a meeting with
Planning D Engineering prior to resubmittal plans for Site Plan Review,

D Solid Waste D Parks and Recreation D Fire Dept.

[ ] REVISE AND PROCEED (see below)

|:| A revised plan addressing the Committee comments and revisions must be submitted for Off-
Agenda Review and approval prior to submitting for building permits or discretionary actions.

El Submit plans for a building permit between the hours of 8:30 a.m. and 4.30 p.m., Monday
through Friday.

D Your plans must be reviewed by:

[ ] ciry counciL [} REDEVELOPMENT
L] PLANNING COMMISSION [ ] PARK/RECREATION
[ ] HISTORIC PRESERVATION [} oTHER

[X] ADDITIONAL COMMENTS

If you have any questions or comments, please call Jason Huckleberry at (559) 713-4259.

Site Plan Review Committee



MEETINGDATE /Z-27% - |Z-
SITE PLANNO. 2. “033
PARCEL MAP NO,

"SUBDIVISION

LOT LINE ADJUSTMENT NO.

Enclosed for your review are the comments and decisions of the Site Plan Review committes. Please
review all comments since they may impact your project.

K RESUBMIT Major changes to your plans are required. Prior fo accepting construction drawings
for building permit, your project must return to the Site Plan Review Commitiee for review of the
revised plans.

During site plan design/policy concerns were identified, schedule a meeting with
Planning Engineering prior to resubmittal plans for Site Plan Review.

D Solid Waste I:] Parks and Recreation D Fire Dept.

[ ] REVISE AND PROCEED  (see beiow)

D A revised plan addressing the Committee comments and revisions must be submitted for Off-
Agenda Review and approval prior to submitting for building permits or discretionary actions.

D Submit plans for a building permit between the hours of 8:30 a.m. and 4:30 p.m., Monday
through Friday.

D Your plans must be reviewed by:

] ey councit [ | REDEVELOPMENT
[ ] PLANNING COMMISSION [ ] PARK/RECREATION
[ ] HISTORIC PRESERVATION [ ] otHER____

[ ] ADDITIONAL COMMENTS

If you have any questions or comments, please call Jason Huckieberry at (559) 713-4250,

Site Plan Review Committee



ITEM NO: 2 DATE: Februa, ., 2012

ey _ U e e SITE PLAN NO: SPR12033
MR B S e A el | PROJEGT TITLE: MIXED USE DEVELOMENT
e ttels LA PDlan - DESCRIPTION: GENERAL PLAN AMEND, CHANGE OF ZONE, CUP .
BUI]dlﬂg Slte Plan FROM URBAN RESERVE/AG URBAN DEVELOPMENT |
ey .3 Bry St L iy Jilty o AREA WITH MIXED USE DEVELOPMENT (REFER |
Review Comments 10-128)
T SN M=oy APPLICANT: TPG CONSULTING - BEATIE MARY
3 s PROP OWNER: RAVI HOMES LLC
LOCATION: SEC VISALIA PARKWAY/DEMAREE
APNIS): 126-011-020

NOTE:

These are general comments and DO NOT constitute a complete plan check for your specific project
Please refer to the applicable California Code & local ordinance for additional requirements.

Submit 3 sets of engineered plans and 2 sets of calculations.

Indicate abandoned wells, septic systems and excavations on construction plans.

Mset city and state requirements for accessibility for persons with disabilities,

Submit 3 sets of plans signed by an architect or engineer. Must comply with 2010 California Building
Code Sec. 2308 for conventional light-frame construction or submit 2 sets of engineerad calcuiations.

Maintain sound transmission conirol between units minimum of 50 STC.
Maintain fire-resistive requirements at property lines,

Obtain required permits from San Joaguin Valfey Air Pollution Board.
Location of cashier must provide clear view of gas pump istand

Calculations of free-standing carport.

Treatment connaction charge fo be assessed based on use. Credits
Must comply with state energy requiremeants.
Plans must be approved by the Tulare County Health Department.

A path of travel, parking and common area must comply with requirements for access for persong
with disabilities.

Project is located in flood zone : [:I A building permit will be recuired

All accessible units required to be adaptable for the physically handicapped.

Acceptable as submitted DArrange for an on-site inspection.

Hazardous materiais report. I__—[A demoilition permit & deposit is required.

School Development fees. Commercial $0.47 per square foot. Residential $2.97 per square foot,

Park Development fee § . per unit collected with building permits.

UOXKOOOO0 KXKRKROXORDO OXNK

Existing address must be changed o be consistent with city address policy.

G, Ferpeen
Signature




_ - lremno: 2 DATE: Eebruary 22, 2012

Site Plan Review Comments For: e
SITE PLAN NO: SPR12033

. ‘ ) FRQJIECT .

Visalia Fire Department DESCR]PTE:” . ZIE):E ;Rﬁiff: i;:;ﬂENT HAN
\ . : 0, CHANGE OF ZONE, CUP

Kurtis Brown,- Senior Fire Inspector FROM URBAN RESERVE/AG URBAN DEVELOPMENT
707 W Acequia qxgaEA WITH MIXED USE DEVELOPMENT (REFER

- i -128
Visalia, CA 93291 . APPLIGANT: ™G C)ONSULTING - BEATIE MARY

* 559-713-4261 ofjice PROP OWNER: RAVI HOMES LLC
559-713-4808 fax LOCATION: SEC VISALIA PARKWAY/DEMAREE
| APN(S): 126-011-020

The following comments are applicable when checked:

Refer to previous comments dated

More information is needed before a Site Plan Review can be conducted. Please submit plans with more
detail.

The Site Plan Review comments in this document are not all encompassing, but a general overview of
the California Fire Code, and City of Visalia Municipal Codes. Additional requirements may come

during the plan review process.

No fire protection items required for parcel map ot lot line adjustment; however, any future projects will
be subject to fire protection requirements.

Address numbers must be placed on the exterior of the building in such a position as to clearly and
plainly visible from the street. Numbers will be at least six inches (6") high and shall be of a color to
contrast with their background. If multiple addresses served by a common driveway, the range of

numbers shall be posted at the roadway/driveway.

No additional fire hydrants are required for this project; however, additional fire hydrants may be
required for any future development.

There is/are fire hydrants required for this project.

The turning radius for emergency fire apparatus is 20 feet inside radius and 43 feet outside radius.
Ensure that the turns identified to you during site plan comply with the requirements. An option is a
hammer-head constructed to City standards.

An access road is required and shall be a minimum of 20 feet wide. The road shall be an all-weather
driving surface accessible prior to and during construction.

Buildings or portions of buildings or facilities exceeding 30 feet in height above the lowest level of fire
department vehicle access shall be provided with an approved fire apparatus access roads capable of
accommodating fire department aerial apparatus. Access roads shall have a minimum unobstructed
width of 26 feet, exclusive of shoulders. Access routes shall be located within a minimum of 15 feet and
maximum of 30 feet from the building, and shall be positioned parallel to one entire side of the building.
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A fire lane is required for this project. The location will be given to you during the site plan meeting.

A Knox Box key lock system is required. Applications are available at the Fire Department
Administrative Office.

The security gates, if to be locked, shall be locked with a typical chain and lock that can be cut with a
common bolt cutter, or the developer may opt to provide a Knox Box key lock system. Applications are
available at the Fire Department Administrative Office.

That portion of the building that is built upon a property line shall be constructed as to comply with
Section 503.4 and Table 5-A of the California Building Code.

Commercial dumpsters with 1.5 cubic yards or more shall not be stored or placed within 5 feet of
combustible walls, openings, or a combustible roof eave line except when protected by a fire sprinkler

system.

If you handle hazardous material in amounts that exceed the exempt amounts listed on Table 3-D of the
California Building Code, you are required to submit an emergency response plan to the Tulare County
Health Department. Prior to the building final inspection, we will want a copy of the plan and any
Material Safety Data Sheets.

An automatic fire sprinkler system will be required for this building. A fire hydrant is required within

50 feet of the fire department connection. The fire hydrant, fire department connection and the PIV
valve should be located together and minimum 25° from the building, if possible. The caps on the FDC

shall be Knox locking caps.

An automatic fire extinguishing system for protection of the kitchen grease hood and ducts is required.

Fire Department Impact Fee - $1433.90 per acre.

Fire Department Permit Fee - complete application during Building Department permit process.

Special comments:

/ > i
42.»:; e po S
Kurtis Brown, Senior Fire lnspcctorN
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SITE PLAN REVIEW COMMENTS

Paul Bernal, Planning Division (559) 713-4025 & Brandon Smith (559) 713-4636
Date: February 22, 2012

SITE PLAN NO: 12-033
PROJECT: MIXED USE DEVELOPMENT

GENERAL PLAN AMENDMENT, CHANGE OF ZONE, CUP FROM
URBAN RESERVE/AG URBAN DEVELOPMENT AREA WITH MIXED
USE DEVELOPMENT (REFER 10-128)

APPLICANT TITLE: COMPREHENSIVE PLANNING, RAVI HOMES (PROP. OWNER)
LOCATION TITLE: SEC DEMAREE & VISALIA PKWY

APN TITLE: 126-011-020
General Plan: UR - Urban Reserve
Existing Zoning: A — Agriculture

Planning Division Recommendation:
] Revise and Proceed
K Resubmit

Project Requirements:

» General Plan Amendment — To establish General Plan land use designations; fo amend
the 129,000 UDB to include the project site

= Change of Zone — To changs the zoning based on the proposed project

= Site Plan Review for the Tentative Subdivision Map

s Site Plan Review for Conditional Use Permit — For a Planned Unit Development and any
conditional uses (i.e., service station, carwash, multi-family, etc.)

s Traffic impact Study and Noise Study for the automated car wash adjacent to residential

o Mitigated Negative Declaration (subject to change based on final CEQA initial study)

PROJECT SPECIFIC INFORMATION: 02/22/2012

1.

These comments are only for the land use concept plan and do not focus on the
specific land uses. Separate site plan reviews shall be submitted for the tentative
subdivision map, senior housing, and commercial components, at which staff wiil
provide more detailed comments on these items.

Individual site plans are required for each of the three development components of this site,
All site plans shall be fully dimensioned. On the residential components provide unit counts
for the multi-family.

All the site plans shall identify fencing locations and block walls inciuding pedestrian
openings.

The site plan for the Planned Residential Development shall depict typical lot patterns
including setbacks. The lots shall be developsd with paired driveways. This allows for
additional street parking across the frontage of the smaller lots, Depict this layout on the site
plan.

Good neighborhood policies are required for the multi-family lots and will be incorporated as
conditions of project approval for the Conditional Use Permit for the Planned Residential
Development.

Elevations for both the single-family and multi-family are going to be required with the
submittal of the CUP application.

Access gates into the gated subdivision do not appear to meet City’s standards. Contact the
Traffic Engineering Division regarding private gate access design.

The current zoning (Agriculture) and the site location outside of the City's Urban Development
Boundary preciude the project from developing at this location. A General Plan Amendment
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10.

16,

17.

and Change of Zone are necessary in order for the project to develop. These would need to
be approved prior to securing a Tentative Subdivision Map and Conditional Use Permit.

A Conditional Zoning Agreement in association with a goif driving range proposal was
previously recorded on this site and continues to run with the fand. It will need to be amended
or rescinded to conform fo the new proposal.

Staff's initial finding is that the proposed project may be premature being that it is outside the
Urban Development Boundary, and being that a comprehensive effort for assigning land uses
to the Urban Reserve area has not yet been undertaken. While the applicant is free to
proceed with filing a GPA and COZ, staff highly recommends that the applicant pursue
making a formal request to the General Plan Update Review Committee regarding the
proposed land use concept and participate in the General Plan Update effort.

. Indicate the proposed zoning designations on the plan. The R-M-2 zone would be the

appropriate designation for the single-family residential component based on the lot
sizes and estimated net density.

. Indicate any proposed phasing on the site plan or in a detailed operational statement.
. Indicate the gross and pet densities for the single-family housing component.
. A noise study will be required to assess noise levels incurred by the proposed car wash and

to assess Noise Ordinance compliance with the adjacent senior housing.

. The access to the subdivision located off of Demaree cannot have shared utilization as an

access for parking and trash bins. The street will need to meet the City's improvement
standards for a local street.

A Design District or other setback standards will need fo be established for the site, as no
standards currently exist for the site,

identify if multi-family component is to be aged restricted.

CITY GENERAL PLAN CONSISTENCY

Staff's initial finding is that the proposed site plan IS NOT CONSISTENT with the City General
Plan. Because this project requires discretionary approval by the City Council and/or Planning
Commission the final determination of consistency will be made by the Planning Commission
and/or City Council,

Parking:

1.

Noe

Provide spaces based on the specific type of land use, The Zoning Ordinance (Section
17.34.020) requires the following amounts of parking based on land uses:

¢ One space per 300 square feet of retail;

» One space per 225 square feet of shopping center (when specific commercial use is
unknown);
One space per 250 square feet of general / professional office uses;
One space per 200 square feet of medical office uses;
QOne space per dwelling unit for senior citizen housing developments;

* Two spaces per single-family (detached) dwelling.
30% of the required parking stalls may be compact and shali be evenly distributed in the lot
{Zoning Ordinance Section 17.34.030.1).
Provide handicapped space(s) in accordance with Building Code [see Zoning Ordinance
Section 17.34.030.H).
An 80 sq. ft. minimum landscape weill is required every 10 contiguous parking stalls (Zoning
Ordinance Section 17.34.040.D & 17.30.130.C).
No repair work or vehicle servicing is allowed in a required parking area (Zoning Ordinance
Section 17.34.030.L).
It is highly recommended that bicycle rack(s} be provided on site plan.
No parking is allowed in a required front or sireet side yard setback (Zoning Ordinance Section
17.34.030.F).
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8.

8,

Design/iocate parking lot lighting to deflect any glare away from abutting residential areas.
Supporting calculations shall be shown on construction documents (Zoning Ordinance Section
17.34.030.J).

The parking lot shali be screened from view by a mound or shrubs not to excsed four feet in
height when located adjacent to street frontage (Zoning Ordinance Section 17.30.130.C4a).

Fencing and Screening:

1.
2.

Provide screening for roof mounted equipment (Zoning Ordinance Section 17.30.130.F).

Provide second-story screening for all windows that may intrude into adjacent residential
properties. Details and cross-sections must be reviewed and approved prior fo issuance of
building permits (Zoning Ordinance Section 17.30.130.F).

Provide screened frash enclosure with solid screening gates (Zoning Ordinance Section
17.30.130.F).

Provide solid screening of all outdoor storage areas. Outdoor storage shall be screened from
public view with solid material (Zoning Ordinance Section 17.30.130.F).

Qutdoor retail sales is prohibited.

Cross sections need to be provided for Site Pian Review if there is greater than an 18-inch
difference between the elevation of the subject site and the adjacent properties. Such
secfions would also be required for the public hearing process.

All outdoor storage areas are to be identified on the site plan and are to be shown with
screening (fencing). No materials may be stored above the storage area fence heights (Zoning
Ordinance Section 17.30.130.F).

If there is an anticipated grade difference of more than 12 inches befween this site and the
adjacent sites, a cross section of the difference and the walls must be provided as a part of
the Subdivision andfor CUP application package.

NOTE: The maximum height of block walis and fences is 7 feet in the appropriate areas; this .
height is measured on the fallest side of the fence. If the height difference Is such that the
fence on the inside of the project site is not of sufficient height, the fence height should be
discussed with Planning Staff prior to the filing of applications to determine if an Exception to
fence/wall height shouid also be submitted.

Landscaping:

1.

On September 30, 2009, the State Model Water Efficient Landscape Ordinance (MWELO)
was finalized by the State Department of Water Resources o comply with AB 1881, AB 1881
along with the MWELQO became effective on January 1, 2010. As of January 1, 2010, the
State Model Water Efficient Landscape Ordinance became effective by adoption of a City
urgency ordinance on December 21, 2009. The ordinance applies to projects installing 2,500
square feet or more of landscaping. It requires that landscaping and irrigation plans be
certified by a qualified eniity {i.e., Landscape Architect) as meeting the State water
conservation requirements. The City's implementation of this new State law will be
accomplished by self-certification of the final landscape and irrigation plans by a California
licensed landscape architect or other qualified entity with sections signed by appropriately
licensed or certified persons as required by the ordinance.

Provide street frees at an average of 20-feet on center along street frontages. Al trees to be
15-gallon minimum size (Zoning Ordinance Section 17.30.130.C).

In the P(R-M) multifamily residential zone, all multipie family developments shall have
landscaping including plants, and ground cover to be consisient with surrounding landscaping
in the vicinity. Landscape plans to be approved by city staff prior to instaliation and occupancy
of use and such landscaping to be permanently maintained. (Zoning Ordinance Section
17.16.180)

All landscape areas fo be protected with 6-inch concrete curbs (Zoning Ordinance Section
17.30.130.F).
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5. All parking lots to be designed to provide a tree canopy to provide shade in the hot seasons
and sunlight in the winter months.

6. Provide a detailed landscape and irrigation plan as a part of the building permit package
{Zoning Ordinance Section 17.34.040).

7. An 80 sq. ft. minimum landscape well is required every 10 contiguous parking stalls {Zoning
Ordinance Section 17.30.130.C).

8. Provide a detailed landscape and irrigation plan for review prior to issuance of building
permits. Please review Zoning Ordinance section 17.30.130-C for current landscaping and
irrigation requirements.

9. Provide a conceptual landscape plan for resubmittal or planning commission review.

10. Locate existing oak trees on site and provide protection for all oak trees greater than 2"
diameter (see Oak Tree Preservation Ordinance).

11. Maintenance of landscaped areas. - A landscaped area provided in compliance with the
regulations prescribed in this title or as a condition of a use permit or variance shall be
planted with materials suitable for screening or omamenting the site, whichever is
appropriate, and plant materials shall be maintained and replaced as needed, to screen or
ornament the site. (Prior code § 7484)

Lighting:

1. All lighting is to be designed and installed so as to prevent any significant direct or indirect
light or glare from failing upon any adjacent residential property. This will need to be
demonstrated in the building plans and prior to final on the site.

2. The light poles may be a maximum of 15 feet high with the light element to be completely
recessed info the can.
3. Building and security lights need to be shislded so that the light element is not visible from the

adjacent residential properties, if any new lights are added or existing lights relocated.

4. NOTE: Failure to meet these lighting standards in the field will result in no occupancy for the
building until the standards are met.

5. In no case shall more than .5 lumens be exceeded at any property line, and in cases where
the adjacent residential unit is very close to the property line, .5 lumens may not be
acceptable.

San Joaquin Valley Air Pollution Contro} District (SIVAPCD)

Please note that the project is subject to SUVAPCD Rule 9510. The applicant is encouraged to
do early indirect source modeling consultation with the Air District (please see
http://www.agmd.gov/rules/proposed/2301/sivaped rule8510.pdf).

Noise: Must mest City noise standards as prescribed by the Noise Element.

Signage: [see Zoning Ordinance Section 17.48]

1. All signs require a separate building permit.
2. Provide a conceptual sign program for planning commission review.

The comments found on this document pertain to the site plan submitted for review on the
above referenced date. Any changes made to the plan submitted must be submitted for
additional review.

NOTE: Staff recommendations contained in this document are not to be considered suppori for a
particuiar action or project unless otherwise stated in the comments.

IR

—
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City of Visalia
Police Department
303 S. Johnson St.

Visalia, Ca. 93292
(559) 713-4573

ITEM NO: 2
SITE PLAN NO:

PROJECT TITLE:

DESCRIPTION:

APPLICANT:
PROP QWNER:
LOCATION:
APN(S):

DATE: February ., 2012

SPR12033
MIXED USE DEVELOMENT

GENERAL PLAN AMEND, CHANGE OF ZONE, CUP .
FROM URBAN RESERVE/AG URBAN DEVELOPMENT. -
AREA WITH MIXED USE DEVELOPMENT (REFER

10-128)
TPG CONSULTING - BEATIE MARY

RAVI HOMES LLC
SEC VISALIA PARKWAY/DEMAREE

126-011-020

Site Plan Review Comments

D No Comment at this time.

,g/ Request opportunity to comment or make recommendations as 1o safety issucs as plans are

developed.

Public Safety Impact fee:

Ordinance No. 2001-11 Chapter 16.48 of Title 16 of the Visalia Municipal Code

Effective date - August 17, 2001

Impact fees shall be imposed by the City pursuant to this Ordinance as a condition of or in
comjunction with the approval of a development project. "New Development or Development
Project” means any new building, structure or improvement of any parcels of land, upon which 1o
like building, structure of improvement previously existed. *Refer to Engineering Site Plan

/tﬁmmema for fee estimation.

P_:i/ Not enough information provided. Please provide additiona! information pestaining to:

Territorial Reinforcement: Define property lines (private/public space).

Access Controlled / Resiricted etc;

Lighting Concerns;

Traffic Concerns:

Surveillance Issues:

Line of Sight Issues:

[]
B
U
[ Landscaping Concerns:
[
[]
(]
L]

Other-Concems:

<

isalia Pai?e Department
|



QUALITY ASSURANCE DIVISION
SITE PLAN REVIEW COMMENTS

ITEM NO: 2 DATE: February 22 2012

SITE PLAN NO: SPR12033 '
PROJECT TITLE: MIXED USE DEVELOMENT :
DESCRIPTION: GENERAL PLAN AMEND, CHANGE OF ZONE, CUP

FROM URBAN RESERVE/AG URBAN DEVELOPMENT ! :
?(f)%% ‘SNITH MIXED USE DEVELOPMENT (REFER
8

APPLICANT; TPG CONSULTING - BEATIE MARY
PROP OWNER: RAVIHOMES LLC

LOCATION: SEC VISALIA PARKWAY/DEMAREE
APN(S): 126-011-020

YOU ARE REQUIRED TO COMPLY WITH THE CITY OF VISALIA WASTEWATER
ORDINANCE 13.08 RELATIVE TO CONNECTION TO THE SEWER, PAYMENT OF
CONNECTION FEES AND MONTHLY SEWER USER CHARGES. THE ORDINANCE
ALSO RESTRICTS THE DISCHARGE OF CERTAIN NON-DOMESTIC WASTES INTO

THE SANITARY SEWER SYSTEM.
YOUR PROJECT IS ALSO SUBJECT TO THE FOLLOWING REQUIREMENTS:

[] WASTEWATER DISCHARGE PERMIT APPLICATION

SAND AND GREASE INTERCEPTOR — 3 COMPARTMENT

GREASE INTERCEFTOR min. 1000 GaL

GARBAGE GRINDER — % HP. MAXIMUM

I I

SUBMISSION OF A DRY PROCESS DECLARATION

NO SINGLE PASS COOLING WATERISPERMITTED_ foa  ‘emmebiiAl | ARIAN

<

OTHER

[

[]  SITEPLANREVIEWED —NO COMMENTS

CALL THE QUALITY ASSURANCE DIVISION AT (559) 713-4529 IF YOU HAVE ANY
QUESTIONS.

CITY OF VISALIA )&W O)W

PUBLIC WORKS DEPARTMENT S :

QUALITY ASSURANCE DIVISION AUTHORIZED SIGNATURE
7579 AVENUE 288"
VISALIA, CA 93277 LT -

DATE



SITE PLAN REVIEW COMMENTS
CITY OF VISALIA TRAFFIC SAFETY DIVISION

FTEM NO: 2

SITE PLAN NO: SPR12033

PROJECT TITLE: MIXED USE DEVELOPMENT

DESCRIPTION: GENERAL PLAN AMEND, CHANGE OF ZONE, CUP FROM URBAN RESERVE/AG URBAN
DEVELOPMENT AREA WITH MIXED USE DEVELOPMENT (REFER 10-128)

APPLICANT: TPG CONSULTING - BEATIE MARY
PROP. OWNER: RAVI HOMES LLC

LOCATION: SEC VISALIA PARKWAY/DEMAREE
APN(S}) 126-011-020

THE TRAFFIC DIVISION WILL PROHIBIT ON-STREET PARKING AS DEEMED NECESSARY

[J No Comments

[[] see Previous Site Plan Comments

Install Street Light(s) per City Standards.

B Install Street Name Blades at intersecting street.

& Install Stop Signs at each driveway entering Visalia Parkway and Demaree Street (Road 108).
Construct parking per City Standards PK-1 through PK-4,

Construct drive approach per City Standards.

[ Traffic Impact Study required.

1

Additional Comments:
Driveways shall be restricted to right-in and right-out movements only. Location of driveways shall be
in accordance with City Standard drawing C-24.

All gates shall be located a minimum of 25 feet behind the right of way line.

Eric Bons”’

12-033.docx
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CITY OF VISALIA E— :

SCLID WASTE DIVISION SITE PLAN NO: SPR12033
336 M. BEi: MACDOX PROJECT TITLE: MIXED USE DEVELOMENT
VISALIA CA. 93221 DESCRIPTION: GENERAL PLAN AMEND, CHANGE OF ZONE, CUP ©
713 - 4500 FROM URBAN RESERVE/AG URBAN DEVELOPMENT
AREA WiTH MIXED USE DEVELOPMENT {REFER !
COMEAERCIAL 3IH SERVICE 10-128)
APPLICANT: TPG CONSULTING - BEATIE MARY
No comments. PROP OWNER: RAVI HOMES LLC
LOCATION: SEG VISALIA PARKWAY/DEMAREE
APN(S) 126-011-020

Same comments as  as

Revisions required prior to submitting final plans. See comments below.

Resubmittal required. See comments below.

Customer responsible for all cardboard and other bulky recyclables to be broken down
be fore disposing of in recycle containers,

AlL refuse enclosures must be R-3 or R-4

Customer must provide combination or keys for access to locked gates/bins

Type of refuse service not indicated.

Location of bin enclosure not acceptable. See comments below.

Bin enclosure not to city standards double.

inadequate number of bins to provide sufficient service. See comments below.

Drive approach too narrow for refuse trucks access. See comments below,

Area not adequate for allowing refuse truck turning radius of :
Commercial { X ) 50 ft. outside 35 ft. inside; Residential { } 35 fi. outside, 20 ft. inside.

Paved areas should be engineered to withstand a 55,000 Ib. refuse truck.

Bin enclosure gates are required

Hammerhead turnaround must be built per city standards.

Cul - de - sac must be builf per city standards.

Bin enclosures ara for ity reiuse containers only. Grease drums or any other
KOmE are NOL alldwed 1o De Stored INSite bin SncIoSuUres.

Area in front of refuse enclosure must be marked off indicating no parking

Enclosure will have to be designed and located for a2 STAB service [DIRECT ACCESS)

Customer will be required to roll container out fo curb for service.

s

Must be a concrete slab in front of enclosure as per city standards



The width of the enclo. by ten{10) feet, minimum of six(6) inches.  :pth.

| . I Roll off compactor's must have a clearance of 3 feet from any wall on hoth sides and
there must be a minimum of 53 feet clearance in front of the compactor
to aliow the truck enough room to provide service.

' X 8in enclosure gates must open 180 degrees and also hinges must be mounted in front of post

see page 2 for instructions

Javier Hernandez, Solid Waste Front Load Supervisor  713-4338

I



SUBDIVISION & PARCEL MAP

REQUIREMENTS _ _
ENGINEERING DIVISION ITEMNO:2 DATE: FEBRUARY 22, 2012
KJJason Huckleberry 713-4259

[ IKen McSheehy 713-4447 SITEPLANNO.:  12-033

PROJECT TITLE:  MIXED USE DEVELOPMENT

DESCRIPTION: ~ GENERAL PLAN AMEND. CHANGE OF ZONE,
CUP FROM URBAN RESERVE/AG URBAN
DEVELOPMENT AREA WITH MIXED USE
DEVELOPMENT (REFER 10-128)

[_JAdrian Rubalcaba 713-4164

APPLICANT: TPG CONSULTING - BEATY MARY
PROP. QWNER: RAVI HOMES LLC
LOCATION: SEC VISALIA PARKWAY/DEMAREE
SITE PLAN REVIEW COMMENTS APN: 126-011-020
EIREGUIREMENTS  {Indicated b&,
checked boxes)

.Submlt improvements plans detamng all proposed work; X]Subdivision Agreement will detail fees & bonding
requirements

{IBonds; certficate of insurance. cash payment of feesiinspection, and approved map & plan raquued ,mor 0
apnioval of Final Map

pdThe Final Map & Improvements shall conform to the Subdivision Map Act, the City’s Subdivision Ordinance
and Standard Improvements,

{T1A precunstruction conferenca s required prior to the start-of any canstruchion. -

XIRight-of-way dedication required. A title report is requirad for verification of ownership. [ by map [ by deed

BCity Encroachment Parmit Required whizh stali insiude an approved tratfic control plan

[TCalTrans Encroachment Permit Required. [ |CalTrans comments required prior to tentative parcel map
approval. CalTrans contacts: David Deel (planning) 488-4088

Dt andscape & Lighting DistrictHome Owners Associshion required pror fo approvel of Final Map.

 Landscape & Lighting Distict wilt maintain common area landscaping. street lights. streat trees and locai
streéts as applicable. Submit compieted Landscape and Lighting District apptication and filing fee a mm of
75 days before approval of Final Mag. Contact Doug Damko. 713-4268, 315 E. Acequia Ave, : '

[XlLandscape & Irrigation improvement plans to be submitted for each phase. Landscape plans will need to
comply with the City's sireet tree ordinance. The locations of sireet trees near intersections will need to
comply with Plate SD-1 of the City improvement standards. A street tree and landscape master plan for all
phases of the subdivision will need to be submitted with the initial phase o assist City staff in the formation
of the landscape and lighting assessment district.

[FDedicate landscape ints to the City that are i be maintained by the Landscabe & Lighting Disiricl 1

[INortheast Specific Plan Area: Application for annexation into Northeast District required 75 days prior fo
Final Map approval. o

[(written comments required from ditch cempany Cortacts: James Sitva 747-1177 for Modes;
Persian, Waison, Oakes, Flemming, Evans Ditch and Peoples Ditches; Paul Hendrix 686-3425 for Tulare:
trrigatiore Canal, Packwood and Cameron Creeks: Brice George 747-5601 for Mifl. Creek and St. John's

[_IFinal Map & Improvements shall conform to the City's Waterways Policy. [ 1Access required on ditch bank,
12' minimum, [_JProvide wide riparian dedication from top of bank.

PlSanitary Sewer master plan for the enure development shall be submiitted for approval prior to approval of
any poruen of the system. The sewer system will need fo be extended to the boundaries of the devaicpment
- where future connection and extension is anticipated. The sewer system will need to be sized to serve any.
future develcpments that ars anticipated to connact to the system.

XGrading & Drainage plan required. If the pro;ect is phased, then a master plan is required for the entire
project area that shail include pipe network sizing and grades and strest grades. [X] Prepared by registered
civil engineer or project architect. [X] All elevations shall be based on the City’s benchmark network. Storm
run-off from the project shall be handled as follows: a) {X] directed to the City's existing storm drainage
system; b) [_] directed to a permanent on-site basin; or ¢) [ ] directed to a temporary on-site basin is

1



required until a connection with adequate capacity is available to the City’'s storm drainage system. On-site
basin: : maximum side slopes, perimeter fencing required, provide access ramp to bottom for
maintenance.

E:Shuw Oak frees with dnip lines and adjacent graqe elevations. £ Protent Oak trees during construction in
accordancs with City requilrements. DA permit is required to remuve oak trees. The City will evaiuate Oak
{rees with removal perimit applications. [ | Oak tree evaluafions bv a certified arborist are reguired to be
subimitted to the City in corjunction wath the teritative man appication. [71 A pre-constructon cenfarence is
required. Contact. David Pendergraft, City Arbonst, 713-4295

[XIShow adjacent property grade elevations on improvement pians. A retaining wall will be required for grade
differences greater than 0.5 feet at the property line. _ N - .
[ Relccate swmsting utilify peles and/er faciibes. i s SE SR S e

DUnderground all existing overhead utilities within the projec.t limits. Exlstlng overhead electrical Ilnes over
50kV shall be exempt from undergroundmg

PaPrevide “R value tests: eachaji .

M Traffic indexes per city standards:

[Al pubiie streets within the project limits and across the prowect frontage shall be’ mpmyed to ther full mndth
subject o available nght of way. in accerdance with City policies, siandards and specifications.

[JAl lots shall have separate drive approaches constructed to City Standards.

E}iﬂsiaﬂ sireet striping as required by the City Engineer.

Xinstall sidewalk: 6 ft. wide, with 10 ft. wide parkway on Demaree and Visalia Parkway on commercial and
senior housing frontage- §' sidewalk and 10° parkway with 10’ landscape strip/lot hehind R/W on
residential frontage.

BdCiuster maitbox supports required at 1 per 2 jots. or use postal unif {coniact the Postmaster at 732-8073.

[_]Subject to existing Reimbursement Agreement to reimburse prior developer

LdAbandon existing wells per City of Visaia Code. A building permit is required

.Remove existing irrigation fines & dispose off-site. PJRemove existing leach fields and sepfic tanks.

5] Bugitive dust will be contrelled in accerdance with the apphicable rules of San Jeaquin valley Air Castrct s

Reguiation V. Copies of any required permits will be provided fo the City,

[X If the project requires discrefionary approval from the City, it may be subject to the San Joaguin Valiey Alr

District’s Rule 9510 Indirect Source Review per the rule's applicability criteria. A copy of the approved AlA

application will be provided to the City.

[23# the project meets the one acre of disturbance critena of the State's Storm Water Program. then soverage

under General Permit Order 2009-0009-DWQ is required and a Storm ‘Water Poliution Prevention Plan

(SWPPP; is needed. A copy of the approvad permit and the SWPPP will be provided to the City

(JComply with prior comments [X|Resubmit with additional information [_JRedesign required

Additional Comments:
NOTE: All inprovements to City of Visalia Standards.

1.) Drive approach locations and size fo meet City Standard C -24 for Arterial/Collector streets. All drive
approaches to be on property frontage and a minimum of 20" radius returns with bulb outs.

2.} Demaree and Visalia Parkway are both arterial steets with full medians. Pians need to show existing
and proposed medians and improvements along with a cross section of both streets. All drives shown
are right in-right out only. If proposing a median break please show in detail for review by staff.

3.) Gated entries need fo be a minimum of 25' behind RW and need to provide a turnaround in front of
each. Show location of entry pad and turnaround.

4.)Solid waste access to the north and south lots of the easterly street? Lots may have fo locate their
cans in front of adjacent lots for pickup.

5.} Instalf a block wall on Visalia Parkway frontage along the landscape strip for the single family
housing section.



SUMMARY OF APPLICABLE DEVELOPMENT IMPACT FEES

Site Plan No: 12-033
Date: 2122112

l&ummary of applicable Development impact Fees to be collected at the time of finaliparcel map|
'recardatww

I(?reimﬂnary estimate only! Final fees wﬂi be based on approved subdiwsmn map & ImprevementsI
iplans and the fee schedule in effect at the time of recordation.) ST ity SR R I e

(Fee Schedule Date: )
(Project type for fee rates: }

[] Existing uses may qualify for credits on Development Impact Fees.

D Trunk Line Capacity Fee
Sewer Front Foot Fee

%, S‘Grm Prainage Avquisiion Fee
Park Acquisition Fee

f—_[ Nurtheast %quismen Fee Tatai
Ftorm Dramage ;
Biock Walis
Parhway i.andscaping
Bike Pailys

E Waterways Acquisition Fee

Additional Deveiepmeﬂt !mpam Feos will be collected at the time of issuance of bul!dmg permlts ‘

City Reimbursement:

1.} No reimbursement shail be made except as provided in a writien reimbursement agreement between the City and the
developer entered into prior to commencement of construction of the subject planned facilities.

2.} Reimbursement is available for the development of arterlal/collector streets as shown in the City's Circulation Element
and funded in the City's transportation impact fee program. The developer will be reimbursed for construction costs
and right of way dedications as outlined in Municipal Code Section 16.44. Reimbursement unit costs will be subject to
those unit costs utilized as the basis for the transportation impact fee.

3.) Reimbursement is available for the construction of storm drain trunk lines and sanitary sewer trunk lines shown in the
City's Storm Water Master Plan and Sanitary Sewer System Master Plan. The developer will be reimbursed for
construction costs assaciated with the installation of these trunk lines.

Jason Huckieberry,




MEETING DATE 10/27/2010
SITE PLAN NO. 10-128
PARCEL MAP NO.

SUBDIVISION

LOT LINE ADJUSTMENT NO.

Enclosed for your review are the comments and decisions of the Site Plan Review committee. Please
review all comments since they may impact your project.

}I{ RESUBMIT Major changes to your plans are required. Prior to accepting construction drawings
for building permit, your project must return to the Site Plan Review Committee for review of the
revised plans.

D During site plan design/policy concerns were identified, schedule a meeting with
Planning l:l Engineering prior to resubmittal plans for Site Pian Review.

D Solid Waste D Parks and Recreation D Fire Dept.

[ ] REVISE AND PROCEED (see below)

D A revised plan addressing the Commitiee comments and revisions must be submitted for Off-
Agenda Review and approval prior o submitting for building permits or discretionary actions.

|:| Submit plans for a building permit between the hours of 8:30 a.m. and 4:30 p.m., Monday
through Friday.

D Your plans must be reviewed by:

[ 1 ciry counelL [ ] REDEVELOPMENT
[] PLANNING COMMISSION [ ] PARK/RECREATION
[ ] HISTORIC PRESERVATION [ ] oTHER

[ ] ADDITIONAL COMMENTS

If you have any questions or comments, please call Dennis Lehman, Building Official, Site Plan Chairr
713-4405.

@ Site Plan Review Committee

REC1CLEF PARER



ITEM NO: 3 DATE: OCTOBER 27, 2010

SITE PLAN NC: 10-128

PROJECT: MIXED USE BUILDINGS

APPLICANT TITLE: MIXED USE BUILDINGS CONSISTING
OF 18,500 SF RETAIL/OFFICE, 2,900 SF
CONVENIENCE STORE, 44 SR UNITS,
82 SFR ON 18.3 ACRES (A ZONED)

LOCATION TITLE: COMPREHENSIVE PLANNING, RAVI
HOMES (PROF. OWNER)

APN TITLE: SEC DEMAREE & VISALIA PKWY
126-011-020

Submit 4 sets of engineered plans and 2 sets of calculations.
indicate abandoned wells, sepfic systems and excavations on construction plans.
Meet city and state requirements for the physically handicapped.

Submit 3 sets of plans signed by an architect or engineer. Must comply with 2007 California Building
Code Sec. 2308 for conventional light-frame construction or submit 2 sets of engineered calculations.

Maintain sound fransmission control between unlts. <SA < S / ol ‘>
Maintain fire-resistive requirements at property lines.

Obtain required permits for Air Pollution Board, Tulare County.

Location of cashier must provide clear view of gas pump island

Calculations of free-standing carport.

Treatment connection charge to be assessed based on use.

Must comply with state energy requirements.

Plans must be approved by the Tulare County Health Department. 4Z-=a/ SeEtvries ?
Common area must comply with requirements for access by the handicapped.

Project is located in flood zone *. Minimum finished floor elevation requires

*Fiood Zone determination and finished floor elavatlon are based on the official FEMA NAVD 88 elavatlon
converted to the equivalent NGVD 29 elevation using FEMA's established conversion factor of 2.73.

Effective June 16, 2009.

All accessible units required to be adaptable for the physically handicapped.
Acceptable as submitted |:]Arrange for an on-site inspection.
Hazardous materials report. [_]A demolition permit is required.

School Development fees.CCommercial $0.47 square foot.\Residential $2.97 per-square foot.

Park Development fee $ , per unit collected with building permits.

5
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Existing address must be changed to be consistent with city address policy.

B

y)
i/

Signature



Site Plan Review Comments For:

MEM NO: 23 DATE: OCTOBER 27. 2010
coalin Fi artm SITE PLAN NO: 10-128
Visalia Fire Dep . ent PROJECT: MIXED USE BUILDINGS
Charles Norman, Fire Marshal APPLICANT TITLE: MIXED USE BUILDINGS CONSISTING
707 W Acequia OF 19,500 SF RETAIL/OFFICE, 2,800 SF
isali CONVENIENCE STORE, 44 SR UNITS,
Visalia, CA 93291 82 SFR ON 19.3 ACRES (A ZONED)

559-713-4486 office LOGATION TITLE: COMPREHENSIVE PLANNING, RAVI

559-713-4808 fax

HOMES (PROP. OWNER}
SEC DEMAREE & VISALIA PKWY

126-011-020 o

APN TITLE:

The following comments are applicable when checked:

L]

O
O
<

L]

[1

K X XK X

No comments at this time for this project.

Refer to previous comments dated

No fire protection items required for parcel map or lot line adjustment; however, any future projects will
be subject to fire protection requirements.

Address numbers must be placed on the exterior of the building in such a position as to clearly and
plainly visible from the street. Numbers will be at least six inches (6"} high and shall be of a color to
contrast with their background. If multiple addresses served by a common driveway, the range of
numbers shall be posted at the roadway/driveway.

No additional fire hydrants are required for this project; however, additional fire hydrants may be
required for any future development.

There is/are 9 fire hydrants required for this project.

The turning radius for emergency fire apparatus is 20 feet inside diameter and 35 feet outside diameter.
Ensure that the turns identified to you during site plan comply with the requirements. An option is a
hammer-head constructed to City standards.

An access road is required and shall be a minimum of 20 feet wide. The road shall be an all-weather
driving surface accessible prior to and during construction.

A fire lane is required for this project. The location will be given to you during the site plan meeting.

A Knox Box key lock system is required. Applications are available at the Building Department
counter,

The security gates, if to be locked, shall be locked with a typical chain and lock that can be cut with a
common bolt cutter, or the developer may opt to provide a Knox Box key lock system. Applications are
available at the Building Department counter.

Page 1 of 2
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U X XK

That portion of the building that is built upon a property line shall be constructed as to comply with
Section 503.4 and Table 5-A of the California Building Code,

Commercial dumpsters with 1.5 cubic vards or more shall not be stored or placed within 5 feet of
combustible walls, openings, or a combustible roof eave line except when protected by a fire sprinkler

system.

If you handle hazardous material in amounts that exceed the exempt amounts listed on Table 3-D of the
California Building Code, you are required to submit an emergency response plan to the Tulare County
Health Department. Prior to the building final inspection, we will want a copy of the plan and any
Material Safety Data Sheets.

An automatic fire sprinkler system will be required for this building. The FDC is required to be within

50 feet of the Cal Water fire hydrant. The fire hydrant, fire department connection and the PIV valve
should be located together and minimum 25° from the building, if possible. The caps on the FDC shall

be Knox locking caps.

An automatic fire extinguishing system for protection of the kitchen grease hood and ducts is required.

Fire Department Impact Fee - $1433.90 per acre.

Fire Department Permit Fee - complete application during Building Department permit process.

Special comments:

s

Charle#Norman, Fire Maféhal -~

Page 2 of 2



QUALITY ASSURANCE DIV._.ON
SITE PLAN REVIEW COMMENTS

[TEM NO: 3 DATE: OCTOBER 27, 2010

SITE PLAN NO: 10-128

PROJECT: MIXED USE BUILDINGS

APPLICANT TITLE: MIXED USE BUILDINGS CONSISTING

OF 18,5600 SF RETAIL/OFFICE, 2,900 SF
CONVENIENCE STORE, 44 SR UNITS,
82 SFR ON 19.3 ACRES {A ZONED})

LOCATION TITLE: COMPREHENSIVE PLANNING, RAVt
HOMES (PROP. OWNER)

APN TITLE: SEC DEMAREE & VISALIA PKWY
126-011-020

YOU ARE REQUIRED TO COMPLY WITH THE CITY OF VISALIA WASTEWATER
ORDINANCE 13.08 RELATIVE TO CONNECTION TO THE SEWER, PAYMENT OF
CONNECTION FEES AND MONTHLY SEWER USER CHARGES. THE ORDINANCE
ALSO RESTRICTS THE DISCHARGE OF CERTAIN NON-DOMESTIC WASTES INTO
THE SANITARY SEWER SYSTEM.

YOUR PROJECT IS ALSO SUBJECT TO THE FOLLOWING REQUIREMENTS:

< WASTEWATER DISCHARGE PERMIT APPLICATION  fap 31%E 1 Cma WA

SAND AND GREASE INTERCEPTOR — 3 COMPARTMENT _fon 3¥E 2 CAs Wmin

GREASE INTERCEPTOR min. 1000 gAL

GARBAGE GRINDER - % HP. MAXTMUM

NO SINGLE PASS COOLING WATER IS PERMITTED

]
L]
[]  SUBMISSION OF A DRY PROCESS DECLARATION
X
]

OTHER

] SITE PLAN REVIEWED —NO COMMENTS

CALL THE QUALITY ASSURANCE DIVISION AT (559) 713-4529 IF YOU HAVE ANY
QUESTIONS.

CITY OF VISALIA
PUBLIC WORKS DEPARTMENT Jf‘ L. %
QUALITY ASSURANCE DIVISION AUTHORIZED SIGNATURE
7579 AVENUE 288
VISALIA, CA 93277 fo - Le-1g

DATE



CITY OF VISALIA

PLEASE PRINT OR TYPE
APPLICANT BUSINESS NAME:

BUSINESS ADDRESS: CITY:

1t par  l0-1L%

NONSIGNIFICANT WASTEWATER
DISCHARGE PERMIT APPLICATION

BUSINESS OWNER:

MAILING ADDRESS: CITY:
CONTACT PERSON: TITLE:

Agency Use:
Permit No:
Code No:
DataEntry By:_____
PHCNE:
STATE: ZIP:
PHONE:
STATE: ZIP:

NATURE OF BUSINESS: (auto repair, car wash, machine shop, painting, battery dealer, etc.)

Does your facility have a grease, oil or grit trap installed before discharge to sewer?

Does your facility conduct automotive servicing operations that involve the exchange

or replacement of fluids {e.g. oil, fransmission or brake fluid, radiator coolant etc.)?

Doas your facility have any ficor drains?
Does your facility have a steam cleaner?
Does your facility wash vehicles on site?

If generated, how do you dispose of the foflowing:

YES

YES

YES

YES

YES

NO

NO

NO

NO

NO

Grease, ail and sand interceptor contents

| hereby affirm that all information furnished is true and correct

to the best of my knowledge.

Signature

Pubiic Works Department
Quality Assurance Division
7579 Ave. 288
Visalia CA 93277
(589) 7134487

cbwordforms\appiicationwo04

Date
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CITY OF VISALIA
i ORDINANCE 13.08

13.08.570 Traps required.
Grease, oil and sand traps shall be provided when, in the opinion of the City, they

are necessary for the protection of the sewerage system from liquid wastes containing
grease in excessive amounts, or any flammable wastes, sand and other harmful ingredients;
except that such traps shall not be required for buildings used solely for residential
purposes. Such traps shall be required for example, on discharges from all service
stations, automotive repair garages, car washes, restaurants, eating establishments and
food preparation establishments, and such other commercial or industrial establishments as

the city may designate. (Prior code § 4254)

13.08.580 Construction of traps.

All traps shall be of a type and capacity approved by the city, and shall be so
located as to be readily and easily accessible for cleaning and inspection. Restauvrant traps
shall be gas-tight, of & type approved for restaurant use by the division of building safety.
Traps for all other facilities, including service stations and garages, shall be in accordance
with the adopted plan of the city for such traps or shall be the approved equal thereof as

determined by the director. '(Prior code § 42_55)

13.08.590 Maintenance of traps.
When installed, all grease, oil and sand traps shall be maintained by the owner, at

owner’s expense, in continuously efficient operation at all times. (Prior code § 4256)

gaforms\ord]13-08.doe



SITE PLAN REVIEW COMMENTS
CITY OF VISALIA TRAFFIC SAFETY DIVISION

DUEric Bons 713-4350
D ITEM NO: 003 DATE: OCTOBER 27, 2010
D SITE PLAN NO.. 10-128

PROJECT: MIXED USE BUILDINGS
MIXED USE BUILDINGS CONSISTING OF 19,500
SF RETAIL/OFFICE SPACE, 2,900 SF
CONVENIENCE STORE, 44 SENIOR UNITS AND
82 SINGLE FAMILY RESIDENCES
ON 19.3 ACRES (A ZONED)

APPLICANT: CONPREHENSIVE PLANNING, RAVI HOMES
(PROP. OWNER)

LOCATION: SEC DEMAREE & VISALIA PKWY

APN: 126-011-020

THE TRAFFIC DIVISION WILL PROBIBIT ON-STREET PARKING AS DEEMED NECESSARY
No Comments

[ ISee Previous Site Plan Comments

Kinstall per City standards Street Light(s) on Marbelite Standards.

Ninstall Street Name Blades at all intersections Locations.

Hinstall Stop Signs at all roadways/driveway intersecting Visalia Parkway and Demaree Locations,
JConstruct parking per City Standards PK-1 through PK-4.

[<iConstruct drive approach per City Standards.

X Traffic Impact Study required.

Additional Comments:
Modification of the traffice signal at Demaree and Visalia Pkwy required as part of this project.

Show all the median in Visalia Pkwy and Demaree with any proposed openings. All median openings
are subject to the City of Visalia's approval.

Cross access agresments will be required between the residential and commerial portions.

; g E%c Bons

70-128.doc




SUBDIVISION & PARCEL MAP
REQUIREMENTS . .
e i T ITEM NO: 3 DATE: OCTOBER 27, 2010
[ JDoug Damko 713-4268 SITE PLAN NO.: 10-128
ClKen McSheehy  713-4447 PROJECT: MIXED USE BLDGS CONSISITNG OF 19,500 SF
- RETAIL/OFFICE SPACE, 2,900 SF CONVENIENCE
?:sr;an"ﬁu”cbk?;ﬁ;a ;g_ggg STORE, 44 SENIOR UNITS AND 82 SINGLE
= 24 FAMILY RESIDENCES ON 18.3 ACRES (A
ZONED)
APPLICANT: COMPREHENSIVE PLANNING, RAVI HOMES
(PROP OWNER)
LOCATION: SEC DEMAREE & VISALIA PKWY
APN: 126-011-020
SITE PLAN REVIEW COMMENTS

EThe F|nal Map & Improvements shall conform to the Subdivision Map Act, the City's Subdivision Ordinance
and Standard improvements. ;

DdAmpraconstruction conference is Tegtired. prior fothe: sfarhofanybccxpstrucilmnv e ‘

[_Right-of-way dedication required. A title report is required for verification of ownership. I:lby map Dby deed

[City Encroachment Permit Required which shall mclude ‘an ‘approved traffic-conirol plan’ - 7.5

(]CalTrans Encroachment Permit Reqmred [JCalTrans comments required prior fo tentative parcel map
approval. CalTrans contacts: AI Dias (planmng)488—7306 -
ands"f ek «Lighting ~Dis WSS A '"a'&nn"‘"" el

7.5 daysibefore dppr “FinaiMap; Contact Dot & i . = Aot e s L :

IZJLandscape & rmgataon lmprovement plans to be subm|tted for each phase Landscape plans will need 0
comply with the City's street tree ordinance. The locations of street trees near intersections will need to
comply with Plate SD-1 of the City improvement standards. A street tree and landscape master plan for all
phases of the subdivision will need to be submitted with the initial phase to assist City staff in the formation
of the landscape and lighting assessment district.

[dDedicate fandscapelots 16.the Cify thal areto b mainiained by ftie Landscape 8 Lighting Distfict.:

DNortheast Specmc Plan Area: Application for annexation into Northeast District reqwred 75 days pnor to

.F.lnaIHMap & Improvements shall conform to the C:tys Waterways Pollcy I:lAccess requlred on dltch bank
12" minimum. DProwde wide riparian dedication from top of bank.

.ElSannary Sewer *master plan for th'e" enhrle aevelnpmem' shedlibe submitied For approval jprior 1o approval of
‘ obe. extended o ihe boundarles :of the develapmem

.future developments 1nat are anhcnpated to. corrnect to the.system i
.Gradlng & Drainage plan required. If the pro;ect is phased, then a master plan i requlred for the entire
project area that shall include pipe network sizing and grades and street grades. [X] Prepared by registered
civil engineer or project architect. [X] All elevations shall be based on the City's benchmark network. Storm
run-off from the project shall be handled as follows: a) [} directed to the City's existing storm drainage
system; b) [] directed fo a permanent on-site basin; or ¢) [X directed to a temporary on-site basin is

1



required until a connection with adequate capacity is available to the City’s storm drainage system. On-site
basin: 3:7 maximum side slopes, perimeter fencing required, provide access ramp to bottom for
maintenance.
.S‘how Oak trees with: drip hnes and adJacent grade elevatrons . Protect Qak trees dunng constriction in-
accordance with Clty reqmrements LIA permit.is required toremove sak trees “The Clty will. evalugte Qak.
_ trees with: r«empval permit applicatlons. [d-Oak tree’ evaluatmms by. a.certrﬁed arborrst are‘-requrred io be
submrtted to the City in conjunction with the. tentative.map,, app - 1 ar rence. is
reqwred Contact Da\rld Pendergraft; Crty Arborist; 713-4295 © .- 2
.Show adjacent property grade elevations on improvement plans A retaining wail will be reqmred for grade
differences greater than 0.5 feet at the property Irne - R — =
[{Relocate existing utiity poles and/or facilities’ R BT o
EIUnderground all existing overhead utilities W|th|n the pro;ect lrmlts Exrstlng overhead electncal hnes over
50kV shall be exempt from undergroundmg
TPrévide 'R Vaiite tests™. i "gach at L.
X Traffic indexes per ctty standards N

@Pﬁ! pub,trc | it 9 _

; le fight o way.,, N J060 ‘, v pohdies:s andards and specifications’ ..
.AII Iots shatl have separate drive approaches constructed to City Standards.
Jinstall street striping a5 requifed by fhe City Enginger %1,
[Jinstall sidewalk: ft. wide, with ft. wide parkway on _
X{Clustermafitox supports reduired.at 1"per Ziots of USE postal umt{Eentact the Posinastsrat 7328078y
[]Subject to existing Reimbursement Agreement to reimburse prior developer
TApaEndSn exishinig welsiper ity ‘of Misalia Code A building pSrmifis Taquined 1T s
%gsmoy\reﬂemst'ng rrngatlon fines & dispose off-5|te .Remove emstrng Ieach f eids and septlc tanks

_ *reqmred on s'lt' ”;dunmg t.ons't JCLI
transported vy

D Based on estrmated Iand d[sturbance area a State Storm Water General Perm|t is requn‘ed

'.‘J l-'ﬂi
Ite

‘‘‘‘‘

[JComply with prior comments [X]Resubmit with additional information [Redesign required

Additional Comments:

1.) Drive approach to meet City Standard C-24 for location and spacing. The commercial approaches
should be a minimum of 36" wide with a 35' radius return ( C-20) and residential returns shall be a
minimum of 35' wide with 20'radius (C-22).

2.) Demaree and Visalia Parkway are both artrerial streets with full medians. Plans need fo show the
medians along with any proposed median breaks for this project.

3.) The intersection reconstruction is being done with the Demaree reconstruction project by the
County of Tulare. Plans can be provided to the developer so that these plans incorporate the County

project.

4.) Plans need to show if residential street is public or private and meet all of the required City
standards,



SUMMARY OF APPLICABLE DEVELOPMENT IMPACT FEES

Site Plan No: 10-128
Date: 10/27/10

Summary of applicable Development Impact Fees to be collected at the: time of finaliparcel. map,

) £l =% VS i b

{Preliminary estimate énly! Final fees will be based on approved subd
plans and the fee schediile in effect at:the time of recordation.) .= ¢

(Fee Schedule Date:6/07/10)
(Project type for fee rates:Based on use of property.)

] Existing uses may qualify for credits on Development impact Fees.

‘ [XJ Waterways Acqmsmon Fee'

Additional Developmentimpact Feeswill be:coliected it the'tim

R el . LR

.

City Reimbursement:

1.) No reimbursement shall be made except as provided in a written reimbursement agreement between the City and the
developer entered into prior to commencement of construction of the subject planned facilities.

2.) Reimbursement is available for the development of arterial/coliector streets as shown in the City's Circulation Element
and funded in the City's transportation impact fee program. The developer will be reimbursed for construction costs
and right of way dedications as outlined in Municipal Code Section 16.44. Reimbursement unit costs will be subject to
those unit costs utilized as the basis for the transportation impact fee.

3.) Reimbursement is available for the construction of storm drain trunk lines and sanitary sewer trunk lines shown in the
City's Storm Waier Master Plan and Sanitary Sewer System Master Plan. The developer will be reimbursed for
construction costs associated with the installation of these trunk lines,

Jason Huckieberry




SITE PLAN REVIEW COMMENTS

Brandon Smith, Planning Division (559) 713-4636
Date: October 27, 2010

SITE PLAN NO: 10-128
PROJECT: MIXED USE BUILDINGS
MIXED USE BUILDINGS CONSISTING OF 19,500 SF RETAIL/OFFICE
SPACE, 2,900 SF CONVENIENCE STORE, 44 SENIOR UNITS AND 82
SINGLE FAMILY RESIDENCES ON 19.3 ACRES (A ZONED)
APPLICANT TITLE: COMPREHENSIVE PLANNING, RAVI HOMES (PROP. OWNER)
LOCATION TITLE: SEC DEMAREE & VISALIA PKWY

APN TITLE: 126-011-020
General Plan: UR = Urban Reserve
Existing Zoning: A — Agriculture

Planning Division Recommendation:
[ 1 Revise and Proceed
Resubmit

Project Reqguirements:

= ~General Plan Amendment — To establish General Plan land use designations; to amend

the 129,000 UDB io include the project site

Change of Zone — To change the zoning based on the proposed project

Tentative Subdivision Map
" Conditional Use Permit — For a Planned Unit Davelopment and any condifional uses
‘Mitigated Negative Declaration (subject to change based on final CEQA inifial study)

PROJECT SPECIFIC INFORMATION: 10/27/2010

1. These comments are only for the land use concept plan and do not focus on the specific land
uses. Separate site plan reviews shall be submitted for the tentative subdivision map, senior
housing, and commercial components, at which staff will provide more detailed comments on

these ifems.

2. The current zoning (Agriculture) and the site location outside of the City's Urban Development
Boundary preciude the project from developing at this location. A General Plan Amendment
and Change of Zone are necessary in order for the project to develop. These would need fo

be approved prior to securing a Tentative Subdivision Map and Conditional Use Permit.

3. A Conditional Zoning Agreement in association with a golf driving range proposal was
previously recorded on this site and continues to run with the land. It will need to be amended

or rescinded to conform to the new proposal.

4. Staff's initial finding is that the proposed project may be premature being that it is outside the
Urban Development Boundary, and being that a comprehensive effort for assigning land uses
fo the Urban Reserve area has not yet been undertaken. While the applicant is free to
proceed with fiing a GPA and COZ, staff highly recommends that the applicant pursue
making a formal request fo the General Pian Update Review Commitiee regarding the

proposed land use concept and participate in the General Plan Update effort.

5. Indicate the proposed zoning designations on the plan. The R-M-2 zone would be the
appropriate designation for the single-family residential component based on the iot sizes and

estimated net density.
indicate any proposed phasing on the site pian or in a detailed operational statement.
indicate the gross and net densities for the single-family housing component.

© N o

to assess Noise Ordinance compliance with the adjacent senior housing.

1
SITE PLAN # 2010-128

A noise study will be required fo assess noise levels incurred by the proposed car wash and




9. The access to the subdivision located off of Demaree-c;amot have shared utilization as an
access for parking and trash bins. The sitreet will need to meet the City's improvement

standards for a local street.
10. A Design District or other setback standards will need to be established for the site, as no

standards currently exist for the site.

CITY GENERAL PLAN CONSISTENCY

Staff’s initial finding is that the proposed site plan 1S NOT CONSISTENT with the City General
Plan. Because this project requires discretionary approval by the City Councit and/or Planning
Commission the final determination of consistency will be made by the Planning Commission
and/or City Council.

Parking:

1. Provide spaces based on the specific type of land use. The Zoning Ordinance {Section
17.34.020) requires the following amounts of parking based on land uses:

+ One space per 300 square fest of retaii;

» One space per 225 square feet of shopping center (when specific commercial use is
unknown);

+ One space per dwelling unit for senior cifizen housing developments;

» Two spaces per single-family (detached) dwelling.

2. 30% of the required parking stalls may be compact and shall be evenly distributed in the iot
(Zoning Ordinance Section 17.34.030.1).

3. Provide handicapped space(s) in accordance with Building Code [see Zoning Ordinance
Section 17.34.030.H).

4, An 80 sg. ft. minimum landscape well is requirad svery 10 configuous parking stalls (Zoning
Ordinance Section 17.34.040.D & 17.30.130.C).

5. No repair work or vehicie servicing is aliowed in a required parking area (Zoning Ordinance
Section 17.34.030.L).

6. It is highly recommended that bicycie rack(s) be provided on site plan.

7. No parking is allowed in a required front or street side yard setback (Zoning Ordinance Section
17.34.030.F).

8. Designflocaie parking iot lighting o deflect any glare away from abutting residential areas.
Supporting calculations shall be shown on consiruction documents (Zoning Ordinance Section
17.34.030.J).

9. The parking iot shall be screened from view by a mound or shrubs not to exceed four fest in
height when located adjacent to street frontage (Zoning Ordinance Section 17.30.130.C4a).

Fencing and Screening:

1. Provide screening for roof mounted equipment {Zoning Ordinance Section 17.30.130.F).

2. Provide second-story screening for all windows that may intrude into adjacent residential
properties. Details and cross-sections must be reviewed and approved prior to issuance of
building permits (Zoning Ordinance Section 17.30.130.F).

3. Provide screened frash enclosure with solid screening gates (Zoning Ordinance Section
17.30.130.F).

4. Provide solid screening of all outdoor storage areas. Qutdoor storage shall be screened from
public view with solid material (Zoning Ordinance Section 17.30.130.F).

5. Outdoor retail sales is prohibited.

6. Cross sections need o be provided for Site Plan Review if there is greater than an 18-inch
difference between the elevation of the subiject site and the adjacent properties. Such
sections would also be required for the public hearing process.

2
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7. All outdoor storage areas are to be identified on the site plan and are to be shown with
screening (fencing). No materials may be stored above the storage area fence heights (Zoning
Ordinance Section 17.30.130.F).

8. If there is an anticipated grade difference of more than 12 inches between this site and the
adjacent sites, a cross section of the difference and the walls must be provided as a part of
the Subdivision and/or CUP application package.

9. NOTE: The maximum height of block walls and fences is 7 feet in the appropriate areas; this
height is measured on the tallest side of the fence. If the height difference is such that the
fence on the inside of the project site is not of sufficient height, the fence height should be
discussed with Planning Staff prior to the filing of applications to determine if an Exception to
fence/wall height should alsc be submitted.

Landscaping:
1. Provide street trees at an average of 20 fest on center along street frontages. All trees shall

be 15-gallon minimum size (Zoning Crdinance Section 17.30.130.C).
2. All landscape areas shall be protected with 6-inch concrete curbs (Zoning Ordinance Section
17.30.130.F).
. All parking lots shall be designed to provide a tree canopy that provides shade in the hot
seasons and sunlight in the winter months.
4. Provide a detailed landscape and irrigation plan as a part of the buiiding permit package
{Zoning Ordinance Section 17.34.040).
5. Locate existing cak trees on site and provide protection for all oak trees greater than 2"
diameter (see Oak Tree Preservation Ordinance),

[V

Lighting:

1. All lighting is to be designed and installed so as to prevent any significant direct or indirect
light or glare from falling upon any adjacent residential property. This will need o be
demonstrated in the building plans and prior to final on the site.

2. The light poles may be a maximum of 15 feet high with the light element to be completsly

recessed into the can.

Building and security lights need io be shielded so that the light element is not visibie from the

adjacent residential properties, if any new lights are added or existing lights relocated.

4, NOTE: Failure o mest these lighting standards in the field will result in no occupancy for the
building until the standards are met.

5. In no case shall more than .5 lumens be exceeded at any property line, and in cases wheré
the adjacent residential unit is very close to the property line, .5 lumens may not be

acceptabie.

w

Noise: Must meet City noise standards as prescribed by the Noise Element.

Signage: All signs require a separate building permit.  Signs shall conform to the Caldwell 51
Specific Plan and Design District A where appropriate.

The comments found on this document pertain to the site plan submitted for review on the
above referenced date. Any changes made to the plan submitted must be submitted for
additional review.

NOTE: Staff recommendations contained in this document are not to be considered support for a
particular action or project uniess otherwise stated in the comments.

Signature Mﬁ—
V4 e
3
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General Plan Amendment No. 2011-03, Change of Zone No. 2011-04

This site is located at the southeast corner of Demaree Street and Visalia Parkway, in the City of Visalia
situated in Tulare County, California. APN 126-011-020

| EXISTING GENERAL PLAN

%‘REDDINGE" r J D:I:

T30 o]
Eastx concq?ﬂ% %
T EESRED

RIALTO .;?M Ll
[

T

‘.. 'AE% [
INWOOD —
LTI

B
L

3

r
]
N

CINDY—EG 1=

==

-t

N

CHINCWTH
A

JULIEANN

3 - - ll_

S %1
i;’r > ]
‘TL,__"'.::’,::;;MID:VALEEFE—"“ —_

o

il

PROPOSED GENERAL PLAN
o o o e

T ;
, Eﬂl@ﬁ' TRUSSELL=Fot
8 o EREDDING ] o O T +o+s
& ""Hl Ty Bt -;.{
i = st ] 1 E =
“-CONCORD = ]
th H—H-r I-Hi
4 S RIALTO™ RIAL;

il

|

AN ¢ ;S
=2~ ELKHORN.'Y
=S TS
2 REESE-S
L i1
VISALIA
.
Shopping / Office CommerciaIJ"':
Legend X
I  COMSERVATION W¢E
@ ~ = COMMUNITY COMMERCIAL &
E. Residential - REGIONAL RETAIL COMMERCIAL
x Medium Density || " REGIONALRETAIL RESERVE
|_ ’ | I sHOPPING / OFFIGE COMMERGIAL

I PROFESSIONAL / ADMIN OFFICE
[ PUBLIC INSTITUTIONAL

RURAL RESIDENTIAL
General Plan Land Use Map RESIDENTIAL HIGH DENSITY
RESIDENTIAL LOW DENSITY
RESIDENTIAL MEDIUM DENSITY
URBAN RESERVE




sifuated in

Tulare County, Califomia.APN 126-011-020

General Plan Amendment No. 2011-03, Change of Zone No. 2011-04

This site is located at the southeast corner of Demaree Street and Visalia Parkway, in the City of Visalia
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General Plan Amendment No. 2011-03 & Change of Zone No. 2011-04

This site is located at the southeast comer of Demaree Street and Visalia Parkway, in the City of Visalia
situated in Tulare County, California. APN 126-011-020
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General Plan Amendment No. 2011-03 & Change of Zone No. 2011-04

This site is located at the southeast corner of Demaree Street and Visalia Parkway, in the City of Visalia
situated in Tulare County, California. APN 126-011-020
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