REPORT TO CITY OF VISALIA PLANNING COMMISSION

LIZ HEARING DATE: March 13, 2017

PROJECT PLANNER: Paul Bernal, Principal Planner
paui.bernal@visaiia.city
(559) 713-4025

SUBJECT: Tentative Parcel Map No. 2016-01 is a request by Sierra Village and lwik Farms
LLC, to subdivide approximately 39-acres into five parcels and ten non-buildable
lots in the County of Tulare {City of Visalia jurisdiction pending). The 39-acre
project site is located north of the existing Sierra Village Retirement Community
and is bounded by State Route 198 to the north, the Village West Shopping
Center to the east, and Roeben Street to the west (APNs: 087-450-001, 002, 003,

004 & 005).

STAFF RECOMMENDATION

Tentative Parcel Map No. 2016-01

Staff recommends approval of Tentative Parcel Map No. 2016-01, as conditioned, based on the
findings and conditions in Resolution No. 2016-01. Staff's recommendation is based on the
conclusion that the request is consistent with the Visalia General Plan, Zoning and Subdivision

Ordinances.

RECOMMENDED MOTION

| move to adopt Resolution No. 2016-01, as conditioned, approving Tentative Parcel Map No.
2016-01.

PROJECT DESCRIPTION

Tentative Parcel Map No. 2016-01 is proposing to subdivide the entire 39-acre project site into
five parcels and ten non-buildable lots (see Exhibit "A”). The ten non-buildable lots are
designated for riparian setbacks, Persian Ditch realignment and storm drainage purposes. The
subdivision of the property will result in the relocation and construction of a new storm drain
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Relocation and construction of the storm drain basin shall be completed prior to recording of
the final parcel map. This will enable future development of the project site to have an operating
storm basin immediately south of State Route 198. The construction of this storm drain basin
will include a lift station installation. The specific lift station and accompanying outfall channel
locations on the project site will be determined through coordination with the Parsian-Watson
ditch company.

The new location of the storm drain basin provides for a 200-foot landscape buffer along State
Route 198 and will provide a visual buffer to vehicles traveling past the site on State Route 1988.

he 200-foot landscape setback also complies with the City’s desire to preserve the agricuitural
character of the area as discussed during the adoption of the General Plan. The General Plan
contains Objectives and Policies that are to be implemented when development occurs within
this area as stated in the Open Space and Conservation section (Object OSC-0-5) and the
Parks, Schools, Community Facilities and Utilities Section (Policy PSCU-P-11), and Land Use
Section per Policy LU-P-37.

In addition to the relocation of the storm basin, the north branch of the Persian-Watson ditch
will also be relocated, and the main channel retrofitted in order for the storm drain basin and
future development of the entire project site to function properly. The Persian-Watson ditch will
be iocated north of the future storm basin. The construction of this channel shall be completed
prior to recordation of the final parcel map.

The project proponents are also requesting to annex 38-acres of the overall 39-acre site (one
acre is in the City limits). Approximately 38-acres of the project site are located in the County of
Tulare while the remaining one-acre site is within the City Limits of Visalia. Annexation
No. 2016-01 is a request by Sierra Village inc., and iwik Farms LLC to annex approximateiy 38-
acres into the City limits of Visalia. Upon annexation, six acres will be zoned Open Space while
the remaining 33-acres will be zoned C-MU (Commercial Mixed Use), which is consistent with
the General Plan Land Use Designation of Commercial Mixed Use as identified in Table 9-1
“Consistency Between the Plan and Zoning” of the General Plan.

The annexation filing was auihorized by the City Council at their August 19, 2008 meeting. The
site is located in within the Tier | of the City’'s Land Use Diagram, and is thus eligible for
annexation into the city at the current time. If the City Council adopts a resolution initiating the
annexation, staff will prepare an annexation application and file it with the Tulare County Local
Agency Formaiion Commission.



No development entittements beyond the tentative parcel map have been filed for the project
site. Future development plans wnII be subject to the City’s Slte Plan Review process and may

be subject to further
environmental and/or
discretionary review. A

conceptual
development plan that
accompanied the

parcel map during the
Site Plan Review
process is attached to
the staff report (see
Exhibit “B"). The
development plan
depicts the potential
development capacity
of the project area but
as stated is not being
formally proposed at
this time.

ys] SIERRA VILLAGE CONCEPT PLAN

BACKGROUND INFORMATION

General Plan Land Use Designation:

County Zoning:

City Zoning:

Surrounding Zoning and Land Use:

Environmental Review:
Special Districts:
Site Plan Review:

RELATED PLANS & POLICIES

Commercial Mixed Use and Open Space
County AE-20 (Exclusive Agricultural 20-acre
minimum})

C-SO/C-MU - (Shopping / Office Commercial being
changed to Commercial Mixed Use with the adoption
of the Zoning Ordinance and Zone Map update
approved by City Council on March 6, 2017)

Q-P - (Quasi-Public)

North: State Route 198
South: Q-P - Sierra Village Assisted Living
Retirement Community

East: C-SO — Visalia Adventure Park and Village
West Shopping Center

West: AE- 20 (County) — Roeben Street (Rural
Roadway) and Agricultural land

Mitigated Negative Declaration No. 2016-01
None
SPR No. 2013-125 & SPR No. 2009-096

Please see attached summary of related plans and policies.




RELATED PROJECTS

The project site is part of the Sierra Village expansion area that had formally submitted for
entitiement review (General Plan, Specific Plan Amendment and Change of Zone), including the
submittal of an Environmental Impact Report (EIR). The applicants have withdrawn their
entittements and EIR and have elected to revise the scope of their project by revising their
annexation application and continuing with the processing of the parcel map application by
utilizing the City's General Plan and EIR adopted by the City Council on October 14, 2014.

PROJECT EVALUATION

Staff recommends approval of Tentative Parcel Map No. 2016-01 based on the project's
consistency with the Land Use Element of the General Plan, Zoning and Subdivision
Ordinances and policies for approval of the tentative parcel map. The following potential issue
areas have been identified for the proposed project.

Current General Plan Consistency

The subdivision of the 39-acre project site is located within Tier | and is thus consistent with
Land Use Policies LU-P-18 and LU-P-20 of the General Plan. Policy LU-P-19 states; “Ensure
that growth accurs in a compact and concentric fashion by implementing the General Plan’s
phased growth strategy,” while LU-P-20 states; “aflow annexation and development of
residential, commercial, and industrial fand to occur within the “Tier i” Urban Development

Boundary (UDB) at any time, consistent with the City’s Land Use Diagram.”

Furthermore, the project is consistent with Policy LU-P-34. The conversion of the site from
agricultural use, which has not occurred on the site in the past 10 years, to urban development
does not require mitigation to offset the loss of prime farmland as stated in Policy LU-P-34. The
policy states; ‘the mitigation program shall specifically allow exemptions for conversion of
agricultural fands in Tier I.”

The General Plan Land Use Diagram, adopted October 14, 2014, designates the entire 39-
acrea project area as follows:

» G-acres of Conservation,

¢ 33-acres of Commercial Mixed Use.
The recently adopted Zoning Map (adopted by City Council on February 6, 2017) identifies the
following:

e +1-acre of O-S (Open Space) zoning,

e 38-acres of County zoning (if annexed would be Pre-Zoned Gpen Space and Commercial

Mixed Use).

An annexation application has been filed requesting annexation of the 38-acres that are within
the Tulare County jurisdiction. if annexed, the following zoning designations would be applied to
the entire 39-acre project area:

¢ G-acres of O-S (Open Space) zoning,
e 33-acres of C-MU (Commercial Mixed Use) zoning.

The O-S and C-MU zoning is consistent with the General Plan Land Use Designation of
Conservation and Commercial Mixed Use of the General Plan Land Use Designation Map.




Compatibility with the surrounding area is required by the General Plan in the decision to
approve any proposed tentative parcel map. The entire 39-acre project site, which will be
bisected by the future Cypress Avenue alignment, is bounded by State Route 198 to the north,
the Village West Shopping Center to the east, Roeben Street to the west and the Sierra Viliage
Retirement Community to the south. Staff finds that the proposed tentative parcel map is
compatible with the surrounding area and abutting existing urban development.

The General Plan also emphasizes compatibility with surrounding areas. Properties to the west
of the project site are in active agricultural producticn, and staff recognizes the importance of
protecting farmlands from urban development. Therefore, staff has included Condition No. 5,
which requires notification and signed acknowledgment of the “Right to Farm” Act to any
potential residential occupants of a future residential development within the plan area.
Although the tentative parcel map is not associated with any development plans, this condition
notifies any future developer that any future residential development is required to inform
potential residences of adjacent farming operations and that the abutting agricultural operations
are protected and cannot be declared a nuisance if operating in a manner consistent with

recognized standards.

Sierra Village Project

The tentative parcel map and annexation are the latest entitlements filed for the project area
commonly referred as Sierra Village. The Sierra Village project area has a lengthy history
associated with how this area was to be planned and developed. The City Council discussed
development along the Highway 198 corridor in 2004. Based on those discussions, the property
owners that comprise the 39-acre area elected to pursue annexation and future development of

the area.
The initial Sierra Village project identified the following:

e Expansion of Sierra Village to accommodate existing and projected demand of quality
senior and assisted living facilities;

¢ Development of a professional/office center that provides for full and optimum utilization
of the parcel due to its location and ability to serve the community’s need for goods and
services;

e Development of the parcel that will be compatible with surrounding land uses;

o Addition of playing fields to be utilized by Central Valley Christian School;

+ Addition of the westerly extension of Cypress Avenue to Roeben Street; and

» Relocation of Persian Ditch adjacent to the north of the Project site.
The entitlements associated with the “Sierra Village” project included the following:

e Annexation
¢ A General Plan Amendment;
e Change of Zone to C-SO Shopping/Office Commercial and Q-P Quasi-Public; and

« Amendment to the West Visalia Specific Pian.

However, with the adoption of the City's General Plan and new Citywide Environmental Impact
Report (EIR), many entitlements associated with the Sierra Village project no longer became
necessary (i.e., General Plan Amendment, Change of Zone and Specific Plan Amendment).
The adopted General Plan provided a land use designation for the Sierra Village project of
Conservation and Commercial Mixed Use, which is consistent with the applicant’s preliminary
development concept plans. Under the 1991 General Plan, the project area was identified as
Agriculture to reflect the use occurring at the project site at that time. Rather than pursuing the




project entitlements as submitted, staff encouraged the applicant to proceed with the revising
the Annexation application and proceed with the Tentative Parcel Map, as submitted.

The property, subject to the public review process including LAFCO proceedings, would be Pre-
Zoned with the Commercial Mixed Use and Open Space zoning designations, which are
consistent with the Commercial Mixed Use land use designation as identified in Table 9-1
“Consistency Between the Plan and Zoning” of the Visalia General Plan.

Prior to submittal of any development entitlement (i.e., CUP/Parcel Map/Variance, etc.), Site
Plan Review shall be required to address comments, concerns and development standards
related to the proposed project. This requirement is included as Condition No. 6 of Tentative
Parcel Map No. 2016-01.

Infrastructure Improvements (Storm Drainage)

The project area is served by an existing storm drainage basin and coliection system. Storm
drain lines are currently stubbed in Cypress Avenue and Roeben Street. The project, when
developed, will be required to extend these storm drain lines connecting to the existing City
storm water drainage lines that handie on-site and street runoff. Usage of these lines shall be
consistent with the City Storm Drain Master Plan. In addition, the existing on-site storm water
drainage basin, which is located between the Central Valley Christian (CVC) school's baseball
fields and the Sierra Village Senior Community, will be relocated to the northern boundary of the
project site prior to recordation of the final parcel map (see Condition No. 7). This will enable
future development of the area to have an operating storm basin immediately south of State
Route 198. The construction of this storm drain basin will also necessitate installation of a lift
station. The specific location of the lift station and associated outfall channel will be determined
through coordination with the Persian-Watson ditch company.

Conversely, the north branch of the Persian-Watson ditch will be relocated and the main
channel retrofitted in order for the storm drain basin and future development of the entire project
to function properly. The Persian-Watson ditch will be relocated north of the future storm drain
basin to ultimately lie between the new basin and State Route 198. The construction of this
channel will be required to be completed prior to the recordation of the final parcel map.

Condition No. 8 of Tentative Parcel Map No. 2016-01 requires the relocation and construction of
the Persian-Watson ditch prior to recordation of the Final Parcel Map. In addition, Condition No.
8 requires the applicant/developer shall comply with Biological Resources Mitigation Measure.
This mitigation measure was crafted to address the Army Corps of Engineers letter dated April
14, 2016 (see Exhibit “E”). The mitigation measure states:

Prior to the recordation of a final parcel map, the project proponent shall prepare and
submit complete permit applications to the resource agencies, to the extent preliminary
wetland delineation is required to complete the permit it shall be included but a
jurisdictional determination shall not be required unless the applicant intends to dispute
jurisdiction, and receive an approved Section 404 (of the Clean Water Act) Individual
Permit from the Department of the Army U.S. Army Corps of Engineers, a Section 401
(of the Clean Water Act) Water Quality Certification from the Central Valley Regional
Water Quality Control Board, andf/or a Section 1602 (of Fish and Game Code)
Streambed Alteration Agreement from the California Department of Fish and Wildlife
regarding the relocation of the Persian-Watson Ditch. The proponent shall provide the
City with copies of the approved permits, certifications, and/or agreements prior to the
recordation of the final parcel map.




As previously stated, no development entittements have been filed for the project. Future
development plans will be subject to the City’s Site Plan Review process and may be subject to
further environmental andfor discretionary review. A conceptual development plan that
accompanied the parcel map during the Site Plan Review process and is attached to the staff
report (see Exhibit “B”) depicts the potential development capacity of the project area but as
stated is not being proposed at this time.

Deferred Street Improvements

Dedication of right-of-way is required for Cypress Avenue and Roeben Street. Infrastructure
improvements including construction of the curb, gutter, sidewalks and construction of the
roadways will be deferred until time of development of the first of the five new parcels.

Deferring street improvements with an associated parcel map is routinely done. Once refined
and precise development plans are formulated, staff can identify the scope of improvements
required for development based on the impacts of the project. Deferring improvements has
been applied on a range of projects, including large industrial areas that are subdivided via the
parcel map process, and have a development plan depicting how the smaller parcels will be
developed over time.

When constructed, Roeben Street will be designed to a 70-foot wide collector street while
Cypress Avenue will designed as a 60-foot wide “minor” collector roadway with a width of 46-
feet from face of curb to face of curb.

Phasing Plan

The applicant has provided a Phasing Plan (see Exhibit “D") and a narrative summary (see
Exhibit “C”) that provides an overview on how the applicant/property owners’ envision the
Phasing of infrastructure and street improvements. As previously stated, two infrastructure
items shall be completed prior to recording the Final Parcel map. The infrastructure projects are
the relocation/construction of the Persian-Watson ditch, and relocation/construction of the storm

drain basin.

Any future deveiopment pians for Parceis 1 through 5 when filed through the Site Plan Review
process, will be reviewed to determine the scope and timing of the necessary required off-site
infrastructure improvements required to support the project. Projects that require discretionary
review will include the conditions that outline the scope and timing for the completion of
infrasiruciure improvements.

Annexation

The applicants of the parcel map have also requested annexation of 38-acres. Staff is currently
processing the request for annexation along with this tentative parcel map. Consent has been
obtained from all property owners of the parcels to be annexed.

Cities are allowed to approve tentative maps prior to annexation, but may not approve the final
parcel map until after the land is annexed. The Local Agency Formation Commission will need
to approve the annexation prior to the map being effective. Staff has included a condition to this
effect. The Tulare County Local Agency Formation Commission will need to approve and record
the annexation prior to the map being effective. Staff has included this as Conditions No. 3 and

Condition No. 4.



Proposed Parcels and Lots

The project will be subdivided into five parcels and 10 non-buildable lots. The 10 non-buildable
lots are designated for riparian setbacks, and ditch and storm drainage purposes. The
remaining five parcels range in size from 0.94 acres to 11.1 acres. The conceptual development
plan depicts the development potential of each parcel. Future development, including any
additional subdividing of these parcels will be subject to the Site Plan Review process and may
require additional discretionary review.

Valley Oak Trees

The City has a municipal ordinance in place to protect valley oak trees. All existing valley oak
trees on the project site will be under the jurisdiction of this ordinance. Any oak trees to be
removed from the site are subject to the jurisdiction of the municipal ordinance.

Per Section 12.24 of the Visalia Oak Tree ordinance, trees determined to be dead or in poor
health, may be removed if they are deemed detrimental to the public’s safety and welfare. The
removal of dead or unhealthy valley oak trees is a less than significant impact and reduces the
exposure of unhealthy and unstable trees that can be a determent to the public's safety and
welfare. Healthy valley oak trees shall be protected at all times.

Correspondence from California Water Service Company

Staff received correspondence (Exhibit “F”, attached herein) from the California Water Service
Company (Cal Water). Cal Water, in its correspondence dated March 11, 2016, has indicated
that they agree to operate the water system and provide service in accordance with the rules
and regulations of the California Public Utilities Commission. The determination of water
availability shall remain vailed for two years from the date of their letter. The letter also states
that if the project does not commence within the two-year time frame, Cal Water will be under
no obligation to serve the project site unless the developer receives an updated letter from Cai
Water reconfirming water availability. In addition, the letter can be rescinded at any time in the
event that water supply is severely reduced by legislative, regulatory or environmental factors.

Subdivision Map Act Findings

California Government Code Section 66474 lists seven findings for which a legislative body of a
city or county shall deny approval of a tentative map if it is able to make any of these findings.
These seven “negative” findings have come o light through a recent California Court of Appeal
decision (Spring Valley Association v. City of Victorville) that has clarified the scope of findings
that a city or county must make when approving a tentative map under the California
Subdivision Map Act.

Staff has reviewed the seven findings for a cause of denial and finds that none of the findings
can be made for the proposed project. The seven findings and staffs analysis are below.
Recommended finings in response to this Government Code section are included in the
recommended findings for the approval of the tentative parcel map.




GC Section 66474 Finding

Analysis

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

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

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

The proposed design and improvement of the map
have been found tc be consistent with the City's
General Plan. This is included as recommended
Finding No. 1 of the Tentative Parcel Map. There
are no specific pians appiicabie to the proposed
map.

{¢) That the site is not physically
suitable for the type of development.

The site is physically suitable for the proposed
map, which is designated as Open Space and
Commercial Mixed Use. This is included as
recommended Finding No. 3 of the Tentative
Parcel Map.

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

The site is physically suitable for the proposed
map, which is designated as Open Space and
Commercial Mixed Use. This is included as
recommended Finding No. 4 of the Tentative
Parcel Map.

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

The proposed design and improvement of the map
has been not been found likely to cause
environmental damage or substantially and
avoidable injure fish or wildlife or their habitat. The
project Initial Study No. 2016-01, resulting in a
Mitigated Negative Declaration, further supports
this finding. The mitigation measures contained in
the Mitigation Monitoring Program will effectively
reduce the environmental impacts to a level that is
less than significant is included as recommended
Finding No. 6 of the Tentative Parcel Map.

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

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

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

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

Environmental Review

An Initial Study was prepared for this project, consistent with the California Environmental
Quality Act (CEQA). The Initial Study disclosed that there are significant, adverse environmental
impacts related to Biological Resources/Hazards and Hazardous Materials that either are or will
occur with the addition of the proposed project. However, with the incorporation of mitigation
measure, these impacts could be reduced to less than significant levels.




Mitigated Negative Declaration No. 2016-01, circulated for this project (see attachment),
contains a Mitigation Monitoring Program that includes the following:

o Prior to the recordation of a final parcel map, the project proponent shall prepare and
submit complete permit applications to the resource agencies, to the extent preliminary
wetland delineation is required to complete the permit it shall be included but a
jurisdictional determination shall not be required unless the applicant intends to dispute
jurisdiction, and receive an approved Section 404 (of the Clean Water Act) Individual
Permit from the Department of the Army U.S. Army Corps of Engineers, a Section 401
(of the Clean Water Act) Water Quality Certification from the Central Valley Regional
Water Quality Control Board, and/or a Section 1602 (of Fish and Game Code)
Streambed Alteration Agreement from the California Department of Fish and Wildlife
regarding the relocation of the Persian-Watson Ditch. The proponent shall provide the
City with copies of the approved permits, certifications, and/or agreements prior to the
recordation of the final parcel map.

s Prior to recordation of the final parcel map, the project proponent shall record deed
notices, which disclose as part of the real estate transactions the properties proximity to
the airport, location of the property within the airport area zones (Compatibility Zone “D”)
and existence of aircraft overflights.

The mitigation measures contained in the Mitigation Monitoring Program will effectively reduce
the environmental impacts to a level that is less than significant. Therefore, staff recommends
that Mitigated Negative Declaration No. 2016-01 and the Mitigation Monitoring Program
contained within be adopted for this project.

RECOMMENDED FINDINGS

Tentative Parcel Map No. 2016-01

1. That the proposed tentative parcel map is consistent with the policies and intent of the
General Plan, Zoning Ordinance, and Subdivision Ordinance. The site of the proposed
parcel map is consistent with Land Use Policies LU-P-19 and LU-P-20 of the General Plan.
Policy LU-P-19 states; “Ensure that growth occurs in a compact and concentric fashion by
implementing the General Plan’s phased growth strategy,” while LU-P-20 states; allow
annexation and development of residential, commercial, and industrial land to occur within
the “Tier |I” Urban Development Boundary (UDB) at any time, consistent with the City’s Land
Use Diagram.

The project is also consistent with Policy LU-P-34. The conversion of the site from an
agricultural use, which has not occuired on the site in the past 10 years, to urban
development does not require mitigation to offset the loss of prime farmland as stated in
Policy LU-P-34. The policy states; “the mitigation program shall specifically allow exemptions
for conversion of agricultural lands in Tier 1.” The General Plan Land Use Diagram, adopted
October 14, 2014, designates the project site for Conservation and Commercial Mixed Use.

2. That the proposed tentative parcel map would be compatible with adjacent land uses. The
project site is bordered by existing urban development to the east and south while State
Route 198 abuts the project site to the north. Properties to the west are under the County of
Tulare jurisdiction and are still in agricultural production.




3. That the site is physically suitable for the proposed tentative parcel map. Tentative Parcel
Map No. 2016-01 is consistent with the intent of the General Plan, Subdivision Ordinance,
and Zoning Ordinance, and is not detrimental to the public health, safety, or welfare or
materially injurious to properties or improvements in the vicinity. The parcel map is
conditioned to complete the relocation and construction of both the Persian-Watson ditch
and storm drainage basin, and future development of the project site is conditioned to
comply with all City standards for street design and extension of utilities when development
plans are finalized and submitted through the City review process.

4. That the site is physically suitable for the proposed tentative parcel map and the project’s
density, which is consistent with the underlying Conservation and Commercial Mixed Use
General Plan Land Use Designation. The proposed location and layout of the Tentative
Parcel Map No. 2016-01, its improvements and design, and the conditions under which it will
be maintained is consistent with the policies and intent of the General Plan, Zoning
Ordinance, and Subdivision Ordinance. The site of the proposed parcel map is consistent
with Land Use Policies LU-P-19 and LU-P-20 of the General Plan. Policy LU-P-19 statss;
“Ensure that growth occurs in a compact and concentric fashion by implementing the
General Plan's phased growth strategy,” while LU-P-20 states; allow annexation and
development of residential, commercial, and industrial land to occur within the “Tier [” Urban
Development Boundary (UDB) at any time, consistent with the City’s Land Use Diagram.

The project is also consistent with Policy LU-P-34. The conversion of the site from an
agricultural use, which has not occurred on the site in the past 10 years, to urban
development does not require mitigation to offset the loss of prime farmland as stated in
Policy LU-P-34. The policy states; “the mitigation program shall specifically allow exemptions
for conversion of agricultural lands in Tier I.”

5. That the proposed Tentative Parcel Map No. 2016-01, design of the parcel map or the type
of improvements will not conflict with easements, acquired by the public at large, for access
through or use of, property within the proposed subdivision. The existing on-site storm water
drainage basin and the north branch of the Persian-Watson ditch shall be relocated and
constructed prior to recording the final parcel map as included in the conditions of approval
contained Resolution No. 2016-01.

6. That an Initial Study was prepared for the annexation and tentative parcel map consistent
with CEQA. The Initial Study disclosed that there are significant, adverse environmental
impacts related to Biological Resources/Hazards and Hazardous Materials that either are or
will occur with the addition of the proposed project. Mitigated Negative Declaration
No. 2016-01 circulated for this project contains a Mitigation Monitoring Program. The
mitigation measures contained in the Mitigation Monitoring Program will effectively reduce
the environmental impacts to a level that is less than significant. Therefore, staff
recommends that Mitigated Negative Declaration No. 2016-01 and the Mitigation Monitoring
Program contained within be adopted for Tentative Parcel Map No. 2016-01 and that the
Planning Commission recommends that the City Council adopt Mitigated Negative
Declaration No. 2016-01 for Annexation No. 2016-01.



RECOMMENDED CONDITIONS

Tentative Parcel Map No. 2016-01

1.

2.

That the project be developed consistent with the comments and conditions of the Site Plan
Review No. 2009-096 and Site Plan Review No. 2013-125.

That Tentative Parcel Map No. 2016-01 shall be prepared in substantial compliance with
Exhibit “A”.

That Tentative Parcel Map No. 2016-01 approval shall lapse one year from the date of
Planning Commission approval, unless the annexation of the property is completed. The
Tentative Subdivision Map shall become effective on the date that the Local Agency
Formation Commission (LAFCO) Board approves the annexation (Annexation No. 2016-01),
and the two year initial period for filing the final map shall commence on that date.

That Annexation No. 2016-01 shall be recorded prior to the recordation of the final parcel
map.

That the developer/property owners shall inform any future residences/residential property
owners of potential residential developments within in the plan area sign and acknowledge
the “Right to Farm” Act. This informs future residential owners that the surrounding farming
operations are protected and cannot be declared a nuisance if operating in a manner
consistent with proper and accepted customs and standards.

Prior to submittal of any development entitlement (i.e., CUP/Parcel Map/Variance, etc.), Site
Plan Review shall be required for any development plan. The Site Plan Review Committee
shall provide comments addressing and/or identifying conditions, concerns, issues and
development standards related to the proposed development plan.

The existing Storm Drain Basin shall be relocated and constructed in the area of the project
site (i.e., Lot A) as noted on the Tentative Parcel Map No. 2016-01, prior to recordation of
the Final Parcel Map.

The Persian-Watson Ditch shall be relocated and constructed to its new location (i.e., Lots
B, C, H and J) as noted on the Tentative Parcel Map No. 2016-01, prior to recordation of the
Final Parcel Map. Prior to the recordation of a final parcel map, the project proponent shall
prepare and submit complete permit applications to the resource agencies, to the extent
preliminary wetland delineation is required to complete the permit it shall be included but a
jurisdictional determination shall not be required unless the applicant intends to dispute
jurisdiction, to the resource agencies, and receive an approved Section 404 (of the Clean
Water Act) Individual Permit from the Department of the Army U.S. Army Corps of
Engineers, a Section 401 (of the Clean Water Act) Water Quality Certification from the
Central Valley Regional Water Quality Control Board, and/or a Section 1602 (of Fish and
Game Code) Streambed Alteration Agreement from the California Department of Fish and
Wildlife regarding the relocation of the Persian-Watson Ditch. The proponent shall provide
the City with copies of the approved permits, certifications, and/or agreements prior to the
recordation of the final parcel map.

Prior to recordation of the final parcel map, the project proponent shall record deed notices,
which disclose as part of the real estate transactions the properties proximity to the airport,
location of the property within the airport area zones (Compatibility Zone “D”) and existence
of aircraft overflights.




10.That development around the Valley Oak Trees is subject to the City’s Standard
Specification for Building Around Valley Oak Trees. Any Valley Oak Tree identified for tree
trimming shall be subject to a Valley Oak Tree Trimming Permit.

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

12. That the applicant submit to the City of Visalia a signed receipt and acceptance of conditions
from the applicant and property owner, stating that they understand and agree to all the
conditions of Tentative Parcel Map No. 2016-01.

13.That all mitigation measures in Mitigated Negative Declaration No. 2016-01 are hereby
incorporated as conditions of approval.

APPEAL INFORMATION

According to the City of Visalia Zoning Ordinance Section 17.02.145 and Subdivision Ordinance
Section 16.28.080, an appeal to the City Council may be submitted within ten days following the
date of a decision by the Planning Commission. An appeal with applicable fees shall be in
writing and shall be filed with the City Clerk at 220 North Santa Fe St., Visalia, CA 93292. The
appeal shall specify errors or abuses of discretion by the Planning Commission, or decisions
not supported by the evidence in the record. The appeal form can be found on the City's
website www.ci.visalia.ca.us or from the City Clerk.

Attachments:

» Related Plans and Policies

¢ Resolution No. 2016-01 — Tentative Parcel Map No. 2016-01

o Exhibit "A" — Tentative Parcel Map No. 2016-01

¢ Exhibit "B" -~ Conceptual Development Plan of Tentative Parcel Map No. 2018-01

e Exhibit “C” — Applicant’s Construction Improvement Summary for Tentative Parcel Map
No. 2016-01

e Exhibit “D” — Conceptual Infrastructure Phase Plan

¢ Exhibit "E” — Army Corps of Engineers letter dated April 14, 2016

o Exhibit “F" — California Water Service Company letter dated March 11, 2016
o Mitigated Negative Deciaration No. 2016-01i

¢ Site Plan Review Comments No. 2013-125 and 2009-096

¢ General Plan Land Use Map

o Zoning Map

o Aerial Maps

¢ Vicinity Map




RELATED PLANS AND POLICIES

General Plan and Zoning: The following General Plan and Zoning Ordinance policies apply to the
proposed project:

General Plan Land Use Policy:

LU-P-19:

LU-P-20:

LU-P-34:

Ensure that growth occurs in a compact and concentric fashion by implementing the General
Plan's phased growinh siraiegy. The General Plan Land Use Diagram establishes three
growth rings to accommodate estimated City population for the years 2020 and 2030. The
Urban Development Boundary | (UDB [) shares its boundaries with the 2012 city limiis. The
Urban Development Boundary Il (UDB 1l) defines the urbanizable area within which a full
range of urban services will need to be extended in the first phase of anticipated growth with
a target buildout population of 178,000. The Urban Growth Boundary (UGB) defines full
buildout of the General Plan with a target buildout population of 210,000. Each growth ring
enables the City to expand in all four quadrants, reinforcing a concentric growth pattern.

Allow annexation and development of residential, commercial, and industrial land to occur
within the “Tier I” Urban Development Boundary (UDB) at any time, consistent with the City’s
Land Use Diagram.

Work with Tulare County and other state and regional agencies, neighboring cities, and
private land trust entities to prevent urban development of agricultural land outside of the
current growth boundaries and to promote the use of agricultural preserves, where they will
promote orderly development and preservation of farming operations within Tulare County.
Conduct additional investigation of the efficacy of agricultural conservation easements by
engaging local, regional, and state agencies and stakeholders in order to further analyze their
ongoing efforts and programs that attempt to mitigate impacts from the conversion of
agricultural lands through the use of agricultural conservation easements. Support regional
efforts to prevent urban development of agricultural lands, specifically at the county level.
Tulare County’s General Plan 2030 Update Policy contains two policies (AG-1.6 Conservation
Easements and AG-1.18 Farmland Trust and Funding Sources) that discuss establishing and
implementing an Agricultural Conservation Easement Program (ACEP). The City supports
the implementation of these measures by the County, in which the City may then participate.
Such a regional program could include a fee to assist and support agricultural uses, and
would be most feasibly and strategically developed on a countywide or other regional basis.

In addition to supporting regional efforts to prevent urban development of agricultural lands,
the City shall create and adopt a mitigation program to address conversion of Prime
Farmland and Farmland of Statewide Importance in Tiers Il and HI. This mitigation program
shall require a 1:1 ratio of agricultural land preserved to agricuiturai iand converied and
require agricultural land preserved to be equivalent to agricultural land converted. The
mitigation program shall also require that the agricultural land preserved demonstrate
adequate water supply and agricultural zoning, and shall be located outside the City UDB,
and within the southern San Joaquin Valley. The mitigation program shall, to the extent
feasible and practicable, be integrated with the agricultural easement programs adopted by
the County and nearby cities. The City’s mitigation program shall allow mitigation to be
provided by purchase of conservation easement or payment of fee, but shall indicate a
preference for purchase of easements. The mitigation program shall require easements to be
held by a qualifying entity, such as a local land trust, and require the submission of annual
monitoring reports to the City. The mitigation program shall specifically alfow exemptions for
conversion of agricultural lands in Tier |, or conversion of agricultural lands for agricultural
processing uses, agricultural buffers, public facilities, and roadways.




RESOLUTION NO 2016-01

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF VISALIA
APPROVING TENTATIVE PARCEL MAP NO. 2016-01, A REQUEST BY SIERRA
VILLAGE AND IWIK FARMS LLC, TO SUBDIVIDE APPROXIMATELY 39-ACRES

INTO FIVE PARCELS AND TEN NON-BUILDABLE LOTS IN THE COUNTY OF
TULARE (CITY OF VISALIA JURISDICTION PENDING). THE 39-ACRE PROJECT
SITE IS LOCATED NORTH OF THE EXISTING SIERRA VILLAGE RETIREMENT
COMMUNITY AND IS BOUNDED BY STATE ROUTE 198 TO THE NORTH, THE

VILLAGE WEST SHOPPING CENTER TO THE EAST,
AND ROEBEN STREET TO THE WEST
(APNS: 087-450-001, 002, 003, 004 & 005).

WHEREAS, Tentative Parcel Map No. 2016-01 is a request by Sierra Village and
Iwik Farms LLC, to subdivide approximately 38-acres into five parcels and ten non-
buildable lots in the County of Tulare (City of Visalia jurisdiction pending). The 39-acre
project site is located north of the existing Sierra Village Retirement Community and is
bounded by State Route 198 to the north, the Village West Shopping Center to the east,
and Roeben Street to the west (APNs: 087-450-001, 002, 003, 004 & 005).; and

WHEREAS, the Planning Commission of the City of Visalia, after duly published
notice held a public hearing before said Commission on March 13, 2017; and

WHEREAS, the Pianning Commission of the City of Visalia finds the tentative
parcel map in accordance with Section 16.16 of the Subdivision Ordinance of the City
of Visalia, and with Section 17.26 of the Zoning Code of the City of Visalia, based on
the evidence contained in the staff report and testimony presented at the pubiic

hearing; and

WHEREAS, an Initial Study was prepared and disclosed that there are
significant, adverse environmental impacts related to Biological Resources/Hazards and
Hazardous Materials that either are or will occur with the addition of the proposed
project. However, with the incorporation of mitigation measure, these impacts could be
reduced to less than significant levels.

NOW, THEREFORE, BE IT RESOLVED, that Mitigated Negative Declaration
No. 2016-01 was prepared consistent with the California Environmental Quality Act and
City of Visalia Environmental Guidelines.



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

1. That the proposed tentative parcel map is consistent with the policies and intent of
the General Plan, Zoning Ordinance, and Subdivision Ordinance. The site of the
proposed parcel map is consistent with Land Use Policies LU-P-18 and LU-P-20 of
the General Plan. Policy LU-P-19 states; “Ensure that growth occurs in a compact
and concentric fashion by implementing the General Plan’s phased growth strateqgy,”
while LU-P-20 states; allow annexation and development of residential, commercial,
and industrial land to occur within the “Tier I” Urban Development Boundary (UDB)
at any time, consistent with the City's Land Use Diagram.

The project is also consistent with Policy LU-P-34. The conversion of the site from
an agricultural use, which has not occurred on the site in the past 10 years, to urban
development does not require mitigation to offset the loss of prime farmland as
stated in Policy LU-P-34. The policy states; “the mitigation program shall specifically
allow exemptions for conversion of agricultural lands in Tier I.” The General Plan
Land Use Diagram, adopted October 14, 2014, designates the project site for
Conservation and Commercial Mixed Use.

2. That the proposed tentative parcel map would be compatible with adjacent fand
uses. The project site is bordered by existing urban development to the east and
south while State Route 198 abuts the project site to the north. Properties to the
west are under the County of Tulare jurisdiction and are still in agricultural
production.

3. That the site is physically suitable for the proposed tentative parcel map. Tentative
Parcel Map No. 2016-01 is consistent with the intent of the General Plan,
Subdivision Ordinance, and Zoning Ordinance, and is not detrimental to the public
health, safety, or welfare or materially injuricus o properties or improvemeants in the
vicinity. The parcel map is conditioned to complete the relocation and construction
of both the Persian-Watson ditch and storm drainage basin, and future development
of the project site is conditioned to comply with all City standards for street design
and extension of utiliies when development plans are finalized and submitted
through the City review process.

4. That the site is physically suitable for the proposed tentative parcel map and the
project’'s density, which is consistent with the underlying Conservation and
Commercial Mixed Use General Plan Land Use Designation. The proposed location
and layout of the Tentative Parcel Map No. 2016-01, its improvements and design,
and the conditions under which it will be maintained is consistent with the policies
and intent of the General Plan, Zoning Ordinance, and Subdivision Ordinance. The
site of the proposed parcel map is consistent with Land Use Policies LU-P-19 and
LU-P-20 of the General Pian. Policy LU-P-19 states; “Ensure that growth occurs in a
compact and concentric fashion by implementing the General Plan’s phased growth

Resclution No. 2016-01



strategy,” while LU-P-20 states; allow annexation and development of residential,
commercial, and industrial land to occur within the “Tier I” Urban Development
Boundary (UDB) at any time, consistent with the City’s Land Use Diagram.

The project is also consistent with Policy LU-P-34. The conversion of the site from
an agricultural use, which has not occurred on the site in the past 10 years, to urban
development does not require mitigation to offset the loss of prime farmland as
stated in Policy LU-P-34. The policy states; “the mitigation program shall specifically
allow exemptions for conversion of agricultural lands in Tier |.”

That the proposed Tentative Parcel Map No. 2016-01, design of the parcel map or
the type of improvements will not conflict with easements, acquired by the public at
large, for access through or use of, property within the proposed subdivision. The
existing on-site storm water drainage basin and the north branch of the Persian-
Watson ditch shall be relocated and constructed prior to recording the final parcel
map as included in the conditions of approval contained Resolution No. 2016-01.

That an Initial Study was prepared for the annexation and tentative parcel map
consistent with CEQA. The Initial Study disclosed that there are significant, adverse
environmental impacts related to Biological Resources/Hazards and Hazardous

e FH I $he 4l Al P N N e e 1T Ve B LY e TN

Materials that either are or will ccocur with the addition of the plupuacu pIUjb'bt
Mitigated Negative Declaration No. 2016-01 circulated for this project contains a
Mitigation Monitoring Program. The mitigation measures contained in the Mitigation
Monitoring Program will effectively reduce the environmental impacts to a level that
is less than significant. Therefore, staff' recommends that Mitigated Negative
Declaration No. 2016-01 and the Mitigation Monitoring Program contained within be
adopted for Tentative Parcel Map No. 2016-01 and that the Planning Commission
recommends that the City Council adopt Mitigated Negative Declaration No. 2016-
01 for Annexation No. 2016-01.

BE IT FURTHER RESOLVED that the Planning Commission hereby approves the

tentative parcel map on the real property hereinabove described in accordance with the
terms of this resoiution under the provisions of Section 16.04.040 of the Ordinance
Code of the City of Visalia, subject to the following conditions:

1.

2.

That the project be developed consistent with the comments and conditions of the
Site Plan Review No. 2009-096 and Site Plan Review No. 2013-125.

That Tentative Parcel Map No. 2016-01 shall be prepared in substantial compliance
with Exhibit “A”.

That Tentative Parcel Map No. 2016-01 approval shall lapse one year from the date
of Planning Commission approval, unless the annexation of the property is
completed. The Tentative Subdivision Map shall become effective on the date that
the Local Agency Formation Commission (LAFCO) Board approves the annexation
(Annexation No. 2016-01), and the two year initial period for filing the final map shall
commence on that date.

Resolution No. 2016-01



4. That Annexation No. 2016-01 shall be recorded prior to the recordation of the final
parcel map.

5. That the developer/property owners shall inform any future residences/residential
property owners of potential residential developments within in the plan area sign
and acknowledge the “Right to Farm” Act. This informs future residential owners that
the surrounding farming operations are protected and cannot be declared a
nuisance if operating in 2 manner consistent with proper and accepted customs and
standards.

6. Prior to submittal of any development entittement (i.e., CUP/Parcel Map/Variance,
etc.), Site Plan Review shall be required for any development plan. The Site Plan
Review Committee shall provide comments addressing and/or identifying conditions,
concemns, issues and development standards related to the proposed development
plan.

7. The existing Storm Drain Basin shall be relocated and constructed in the area of the
project site (i.e., Lot A) as noted on the Tentative Parcel Map No. 2016-01, prior to
recordation of the Final Parcel Map.

8. The Persian-Watson Ditch shall be relocated and constructed to its new location
(i.e., Lots B, C, H and J) as noted on the Tentative Parcel Map No. 2016-01, prior to
recordation of the Final Parcel Map. Prior to the recordation of a final parcel map,
the project proponent shall prepare and submit complete permit applications to the
resource agencies, to the extent preliminary wetland delineation is required to
complete the permit it shall be included but a jurisdictional determination shall not be
required unless the applicant intends to dispute jurisdiction, to the resource
agencies, and receive an approved Section 404 (of the Clean Water Act) Individual
Permit from the Department of the Army U.S. Army Corps of Engineers, a Section
401 (of the Clean Water Act) Water Quality Certification from the Central Valiey
Regional Water Quality Control Board, and/or a Section 1602 (of Fish and Game
Code) Streambed Alteration Agreement from the California Department of Fish and
Wildlife regarding the relocation of the Persian-Watson Ditch. The proponent shall
provide the City with copies of the approved permits, certifications, and/or
agreements prior to the recordation of the final parcel map.

9. Prior to recordation of the final parcel map, the project proponent shall record deed
notices, which disclose as part of the real estate transactions the properties
proximity to the airport, location of the property within the airport area zones
(Compatibility Zone “D”) and existence of aircraft overflights.

10.That development around the Valley Oak Trees is subject to the City’s Standard
Specification for Building Around Valley Oak Trees. Any Valley Oak Tree identified
for tree trimming shall be subject to a Valley Oak Tree Trimming Permit.

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

Resolution No. 2016-01



12. That the applicant submit to the City of Visalia a signed receipt and acceptance of
conditions from the applicant and property owner, stating that they understand and
agree to all the conditions of Tentative Parcel Map No. 2016-01.

13.That all mitigation measures in Mitigated Negative Declaration No. 2016-01 are
hereby incorporated as conditions of approval.

Resolution No. 2016-01
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CIVIENGINEERING anp LAND SURVEYING

Sierra Village Parcel Map
Construction Improvement Summary

Introduction
The intent of this memo is to establish the phasing and construction requirements for the proposed Sierra Viliage Parcel Map.
The primary areas of concem are the storm drain basin relocation, the ditch relocation, Roeben Street construction, and

Cypress Avenue construction.

The timing of the ditch construction and storm drain basin are tied to outside factors, such as the season or amount of rainfall
that either the Valley floor or the Sierra Nevada Mountains might receive. Therefore, it is important to establish a game plan
for providing the construction of these items.

Overall Proposed Project Phasing
For future construction timing reasons, the parcel map has been broken into 3 main phases with optional timing situations. It
is unknown at this time the market requirements for the various types of uses, so a reasonable expectation has been
proposed. The following is the phase breakdown:

* Phase 1

o Storm Drain Basin relocation

Ditch relocation
Sierra Village single unit expansion
CVC balffields
Portion of Roeben St.

o Portion of Cypress St.
The Phase 1 street improvement requirements could be contingent on findings with the Traffic Impact Study. It would
seem reasonable that the full build-out of Roeben and Cypress with Phase 1 would not be necessary to facifitate
traffic generated by the project site. All entrances to the Sierra Village project would be functional and at least 2 of
the entrances to the Billys office portion wouid be functional.

Cc o 0 o

¢ Phase 2 (this is variable, depending on either the Sierra Village Assisted Living Complex or the Billys Office
Compiex)
o Cypress and Roeben completed build-out
o Either Sierra Village Assisted Living Complex
o OrBillys Office Complex
It is unsure which would develop first, but the development of either would trigger the complstion of the street

construction.

e Phase3
o ‘“Future development” office portion

e 1150 N. Chinowth St., Stc. BeP.O. Box 7593 e Visalia, CA 93290e(559) 802-3052  www.4-crecks.come
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Storm Drain Basin Relocation

It is our understanding that the storm drain basin will need to be constructed and in operation prioi 1o the paice! map
recording. This will enable Sierra Village and CVC to obtain the existing City of Visalia storm drain basin property and for the
City of Visalia to have an operating storm drain basin at the new site immediately south of Highway 198. This construction will
include the lift station installation, as the existing basin does not have the capacity required to serve the tributary area. The lift
station location and outfall channel will be determined through coordination with the Persian-Watson ditch company.

Persian-Watson Difch Relocation

The north branch of the Persian-Watson Ditch will need to be relocated and the main channel! retro-fitted, in order for the
storm drain basin and future developments to function property. This relocation will need to be constructed and the timing of
the connections and work within the existing channel will need to be carefully coordinated with the ditch company. There is
typically a very small window of opportuniy between winter flood releases and entitiement imgation deliveries in the early
spring. If the connection is not made in the early spring, then it is usually necessary fo wait until late summer or early fall to
make the connections. The construction of this channel will need to be in-place and operational as a requirement of the

parcel map.

Roeben Street
The City has determined that Roeben will be a 70 collector right of way. In order to achieve this, the centerline of Roeben

Street will need to shift to accommodate the existing portion of the street that has been built along the existing Sierra Village
project. This will keep the eastem curb and gutter lined up proceeding to the north. The construction of Roeben Street could
be linked as a requirement of the first phase of development.

Cypress Avenue

The City has determined that Cypress should be built to a 60' minor collector status roadway. This would have a 60’ right of
way and a 46' curb to curb width. The upsizing versus a standard local street will be reimbursed per standard transportation
fmpact policies. The construction of Cypress Avenue could be linked as a requirement of the first phase of development.

¢1150 N. Chinowth St., Ste. BeP.O. Box 7593 Visalia. CA 932908 (559) 802-3052 e www.4-creeks.come
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Exhibit "E"

DEPARTMENT OF THE ARMY
U.S. ARMY CORPS OF ENGINEERS, SACRAMENTO DISTRICT
1325 J STREET
SACRAMENTO CA 85814-2022

REFLY TQ
ATTENTION OF

April 14, 2016

Regulatory Division (SPK-2014-00634)

Mr. Paul Bernal

City of Visalia

315 E. Acequia Street
Visalia, California 93291

Dear Mr. Bernal:

We are responding to your Notice of a Proposed Mitigated Negative Declaration
request for comments on the Sierra Village project. This project has your Annexation
Number of 2016-01. This approximately 39.0-acre project site is located on the
Persian-Watson Ditch in Section 34, Township 18 South, Range 24 East, MDB&M,
Latitude 36.3250648129762°, Longitude -119.356201916508°, Tulare County,
California.

The Corps of Engineers' jurisdiction within the study area is under the authority of
Section 404 of the Clean Water Act for the discharge of dredged or fill material info
waters of the United States. Waters of the United States include, but are not limited to,
rivers, perennial or intermittent streams, lakes, ponds, wetlands, vernal pools, marshes,
wet meadows, some ditches, and seeps. Project features that result in the discharge of
dredged or filt material into waters of the United States will require Department of the
Army authorization prior to starting work.

To ascertain the extent of waters on the project site, the applicant should prepare a
wetland delineation, in accordance with the "Minimum Standards. for Acceptance of
Preliminary Wetiands Delineations” and “Final Map and Drawing Standards for the
South Pacific Division Regulatory Program” under "Jurisdiction" on our website at the
address below, and submit it to this office for verification. A list of consultants that
prepare wetland delineations and pemnit application documents is also available on our
website at the same location.

The range of alternatives considered for this project should include altematives that
avoid impacts to wetlands or other waters of the United States. Every effort should be
made to avoid project features which require the discharge of dredged or fill material
into waters of the United States. In the event it can be clearly demonstirated there are
no practicable alternatives to filling waters of the United States, mitigation plans should
be developed to compensate for the unavoidabie losses resulting from project
implementation.



2.

If waters of the United States are going to be impacted, cultural resource sites within
the defined federal permit area, will need to be evaluated according to the standards of
the National Environmental Policy Act. All eligible or potentially eligible cultural
resource sites to the National Register of Historic Places within the permit area will be
subject to Section 106 of the National Historic Preservation Act, 1966, as amended.
The Corps of Engineers must also comply with the terms and conditions of the Federal
Endangered Species Act with regards to our permitting process. You may need to
supply a recent biological assessment of the project site for us to comply with the
federal Endangered Species Act

Please refer to identification number SPK-2014-00834 in any correspondence
concerning this project. !f you have any questions, please contact me at the letterhead
address, Room 1350, by email at Kathy.Norfon@usace.army.mil, or telephone at 916-
557-5260. For more information regarding our program, please visit our website at
www. spk.usace.army.mil/Missions/Regulatory.aspx.

Sincerely,
/\—ﬂ
K Norton
Sr. Project Manager
California South Branch
cc:

Sierra Village, inc., and Meda Billys, P.O. Box 6546, Visalia, California 93290
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viams, CALIFORNMIA WATER SERVICE

Visalia District 216 North Valley Qaks Drive
Visalia, CA 93292 Tel: (559) 624-1600 FILE
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March 11, 2016

City of Visalia
Planning Division
315 E Acequia Ave
Visalia, CA 93291

Will Serve Letter
Tentative Parcel Map No, 2016-01, APN 087-450-001, 002, 003, 004, 005; 087-460-001

Deveioper: John and Willie DeJong and Iwik Farms LLC
Gentlemen:

As a regulated utility, California Water Service Company Visalia district {“Cal Water”} has an obligation to
provide water service in accordance with the rules and regulations of the California Public Utility Commission
{CPUC). Assuming you receive all required permits from City of Visalia, Cal Water will provide water service to
the above referenced project. Cal Water agrees to operate the water system and provide service in accardance
with the rules and regulations of the California Pubiic Utilities Commission (CPUC) and the company’s
approved tariffs on file with the CPUC. This will serve letter shall remain valid for two years from the date of
this letter. If construction of the project has not commenced within this two year time frame, Cal Water will
be under no further obligation to serve the project untess the developer receives an updated letier from Cal
Water reconfirming our commitment to serve the above mentioned project. Additionally, Cal Water reserves
the right to rescind this letter at any time in the event its water supply is severely reduced by legislative,
regulatory or envircnmental actions.

Cai Water wiii provide such potabie’ water at such pressure as may be avaiiabie from time to time as a result
of its normal operations per the company’s tariffs on file with the CPUC. installation of facilities through
developer funding shall be made in accordance with the current rules and regulations of the CPUC including,
among others, Tariff Rules 15 and 16 and General Order 103-A. in order for us to provide adequate water for
domestic use as well as fire service protection, it may be necassary for the developer to fund the cost of
special facilities, such as, but not limited to, booster pumps, storage tanks and/or water wells,? in addition to
the cost of mains and services. Cal Water will provide more specific information regarding special facilities and
fees after you provide us with your improvement plans, fire department requirements, and engineering fees
for this project.

" This portien of the letter to be medified accordingly in the event the development for which this letter is being generated is to be served with potable and non
potable veater

* For the districts that collect facility fees on a per ot basis, delete the reference to wells as a special facility here and add in the following sentence, “Developer
will also be required to contribute towards Cal Water’s water supply by paying facilities fees on a per lof basis as described in Rule 15"

Quality. Service. Value.

calwater.com
—~0U



This letter shall at all times be subject to such changes or modifications by the CPUC as said Commission may,
from time to time, require in the exercise of its jurisdiction.

If you have any questions regarding the above, please call me at (559) 624-1600.
Sincerely,

Eric Chatles

Acting Assistant District Manager

cc: Ting He — Cal Water Engineering Dept
File

Quality. Service. Value.
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CITY OF VISALIA
315 E. ACEQUIA STREET
VISALIA, CA 93291

NOTICE OF A PROPOSED
MITIGATED NEGATIVE DECLARATION

Project Title: Annexation No. 2016-01 and Tentative Parcel Map No. 2016-01

Project Description: The project proponents are requesting to annex and subdivide 39-acres, herein referred to as
the project. Approximately 38-acres of the project are located in the County of Tulare while the remaining one-
acre site is within the City Limits of Visalia.

Annexation No. 2016-01 is a request by Sierra Village, Inc., and Meda Billys to annex approximately 38-acres into
the City limits of Visalia. Upon annexation 6.44 acres will be zoned Quasi-Public while the remaining 32.56-acres
will be zoned C-SO (Shopping / Office Commercial), which is consistent with the General Plan Land Use
Designation of Mixed Use Commercial as identified in Table 8-1 "Consistency Between the Pian and Zoning” of
the General Plan.

Tentative Parcel Map No. 2016-01 is proposing to subdivide the entire 39-acre project into five parcels and 10
nan-buildable lots. The 10 non-buildable lots are designated for riparian'setbacks, and ditch and storm drainage
purposes. The subdivision of the property will result in the relocation and construction of a new storm drain basin,
ditch relocation, and dedication of right-of-way for Cypress Avenue and Roeben Street. Infrastructure
improvements including construction of the curb, gutter and street will be deferred untit time of development of the
first of the five buildable parcels. Roeben Street will be designed as a 70-foot wide collector street while Cypress
Avenue will be designed as a 60-foot wide “minor” collector roadway with a width of 46-feet from face of curb to
face of curb.

Relocation and construction of the storm drain basin shall be completed prior to recording of the final parcel map.
This will enable future development of the project fo have an operating storm basin immediately south of State
Route 198. The construction of this storm drain basin will include a lift station installation. The specific it station
and an accompanying outfall channel locations on the project site will be determined through coordination with the
Persian-Watson ditch company.

The north branch of the Persian-Watson ditch will also be relocated and the main channel retrofitted in order for
the storm drain basin and future develcpment of the entire project to function properly. The construction of this
channel shall be completed prior to recordation of the final parcel map.

No development entitlements beyond the tentative parcel map have been filed for the project. Future development
plans will be subject to the City's Site Plan Review process and may be subject to further environmental and/or
discretionary review.

Project Location: The 39-acre project is located north of the existing Sierra Village Retirement Community and is
bounded by State Route 198 io the north, Cypress Avenue to the east, and Roeben Street to the east (APNs:
G87-450-0G1, 602, 003, 0604 & G03).

Contact Person: Paul Bernal, Principa! Planner Phone: {559) 713-4025

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

[(RECEIVED
APR 11 203
BY:
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Reasons for Mitigated Negative Declaration: Initial Study No. 2016-01 has not identified any significant, adverse
environmental impact(s) that may occur because of the project. Copies of the initial study and other documents

relating to the subject project may be examined by interested parties at the Planning Division in City Hall East, at
315 East Acequia Avenue, Visalia, CA.

Comments on this proposed Mitigated Negative Declaration will be accepted from April 11, 2016 to May 10, 2016.

pr——

2>
Date: _é{- g T/_é_ Signed: M

Paul Scheibel, AICP i
Environmental Coordinator
City of Visalia
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MITIGATED NEGATIVE DECLARATION
Project Title: Annexation No. 2016-01 and Tentative Parcel Map No. 2016-01

Project Description: The project proponents are requesting to annex and subdivide 39-acres, herein
referred to as the project. Approximately 38-acres of the project are located in the County of Tulare
while the remaining one-acre site is within the City Limits of Visalia.

Annexation No. 2016-01 is a request by Sierra Village, Inc., and Meda Billys toc annex approximately
38-acres into the City limits of Visalia. Upon annexation 6.44 acres will be zoned Quasi-Public while the
remaining 32.56-acres will be zoned C-SO (Shopping / Office Commercial), which is consistent with the
General Plan Land Use Designation of Mixed Use Commercial and Parks/Recreation as ideniified in
Table 9-1 “Consistency Between the Plan and Zoning” of the General Plan.

Tentative Parcel Map No. 2016-01 is proposing to subdivide the entire 39-acre project into five parcels
and 10 non-buildable lots. The 10 non-buildable lots are designated for riparian setbacks, and ditch and
storm drainage purposes. The subdivision of the property will result in the relocation and construction of
a new storm drain basin, ditch relocation, and dedication of right-of-way for Cypress Avenue and
Roeben Street. Infrastructure improvements including construction of the curb, gutter and street will be
deferred until time of development of the first of the five buildable parcels. Roeben Street will be
designed as a 70-foot wide collector street while Cypress Avenue will be designed as a 60-foot wide
‘minor” collector roadway with a width of 46-feet from face of curb to face of curb.

Relocation and construction of the storm drain basin shall be completed prior to recording of the final
parcel map. This will enable future development of the project to have an operating storm basin
immediately south of State Route 198. The construction of this storm drain basin will include a lift
station installation. The specific lift station and an accompanying outfall channel locations on the project
will be determined through coordination with the Persian-Watson ditch company.

The north branch of the Persian-Watson ditch will also be relocated and the main channel retrofitted in
order for the storm drain basin and future development of the entire project to function properly. The
construction of this channel shall be completed prior to recordation of the final parcel map.

No development entitlements beyond the tentative parcel map have been filed for the project. Future
deveiopment plans will be subject to the City's Site Plan Review process and may be subject to further
environmential and/or discretionary review,

Project Location: The 39-acre project is located north of the existing Sierra Village Retirement
Community and is bounded by State Route 198 to the north, Cypress Avenue to the east, and Roeben
Street to the east (APNs: 087-450-001, 002, 003, 004 & 005).

Project Facts: Refer to Initial Study for project facts, plans and policies, and discussion of
environmental effects.

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

Traffic Impact Statement {)
DECLARATION OF NO SIGNIFICANT EFFECT:

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

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

The project does not have the potential to achieve short-term environmental goals to the
disadvantage of long-term environmental goals.

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

The environmental effects of the project wiii not cause substantiai adverse effects on human
beings, either directly or indirectly.

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

APPROVED
Paul Scheibel, AICP
Environmental Coordinator

By: %’7
I4
Date Approved: __£7" &L

Review Period: 30 days
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INITIAL STUDY
. GENERAL

A. Annexation No. 2016-01 and Tentative Parcel Map No. 2016-01: The project proponents are requesting
to annex and subdivide 39-acres, herein referred to as the project. Approximately 38-acres of the project are
located in the County of Tulare while the remaining one-acre site is within the City Limits of Visalia.

Annexation No. 2016-01 is a request by Sierra Village, Inc., and Meda Billys to annex approximately 38-acres
into the City iimits of Visaiia. Upon annexation 6.44 acres wiil be zoned Quasi-Public while the remaining
32.56-acres will be zoned C-SO (Shopping / Office Commercial), which is consistent with the General Plan
Land Use Designation of Mixed Use Commercial and Parks/Recreation as identified in Table 9-1 “Consistency
Between the Plan and Zoning” of the General Plan.

Tentative Parcel Map No. 2016-01 is proposing to subdivide the entire 39-acre project into five parcels and 10
non-buildable lots. The 10 non-buildable lots are designated for riparian setbacks, and ditch and storm
drainage purposes. The subdivision of the property will result in the relocation and construction of a new storm
drain basin, ditch relocation, and dedication of right-of-way for Cypress Avenue and Roeben Stireet.
infrastructure improvements including construction of the curb, gutter and street wili be deferred until time of
development of the first of the five buildable parcels. Roeben Street will be designed as a 70-foot wide
collector street while Cypress Avenue will be designed as a 60-foot wide “minor” collector roadway with a
width of 46-feet from face of curb to face of curb.

Relocation and construction of the storm drain basin shall be completed prior to recording of the final parcel
map. This will enable future development of the project to have an operating storm basin immediately south of
State Route 198. The construction of this storm drain basin will include a lift station installation. The specific lift
station and an accompanying outfall channel locations on the project will be determined through coordination
with the Persian-Watson ditch company.

The north branch of the Persian-Watson ditch will also be relocated and the main channel retrofitted in order
for the storm drain basin and future development of the entire project to function property. The construction of
this channel shall be completed prior to recordation of the final parcel map.

No development entitlements beyond the tentative parcel map have been filed for the project. Future
development plans will be subject to the City's Site Plan Review process and may be subject to further
environmental and/or discretionary review.

B. Identification of the Environmental Setting:

The 39-acre project is located north of the existing Sierra Village Retirement Community and is bounded by
State Route 198 to the north, Cypress Avenue to the east, and Roeben Street to the east. The Visalia
Adventure Park entertainment facility is located {o ths east of the pioject while County zoned property is
located to the west. The county zoned property is in agricultural production.

The surrounding uses, Zoning, and General Plan for the 25-acre parcel are as follows:

General Plan Zoning {1993) Existing uses
(2014 Land Use)

North. State Route 198 | State Route 198 Highway 198

South: Public Q-P - Quasi-Public | Sierra Village Assisted Living
Institutional Retirement Community

East: Commercial C-SO ~ Shopping / | Visalia Adventure Park and Village
Mixed Use Office Commercial | West Shopping Center

West. Low Density Roeben Street & Roeben Street (Rural Roadway) and
Residential AE-20 County Agricultural land

Zoning
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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 annexation and the development of the project area.

C. Plans and Policies: The General Plan Land Use Diagram, adopted October 14, 2014, designates the
project as Commercial Mixed Use and Parks/Recreation. The Zoning Map, adopted in 1993, designates 38-
acres as County zoning. The project includes a request to annex the 38-acres that are part of a County Island.
If annexed, the entire 39-acre parcel would be zoned C-SO (Shopping / Office Commercial) and Q-P (Quasi-
Public), which is consistent with the General Plan Land Use Designation of Commercial Mixed Use and
Parks/Recreation as noted in Table 9-1 Consistency Between the Plan and Zoning of the General Plan.

The proposed project is consistent with Land Use Policies LU-P-19 and LU-P-20 of the General Plan. Policy
I.U-P-19 states; “Ensure that growth occurs in a compact and concentric fashion by implementing the General
Plan's phased growth strategy,” while LU-P-20 states, “allow annexation and development of residential,
commercial, and industrial land to occur within the “Tier I’ Urban Development Boundary (UDB) at any time,
consistent with the City’'s Land Use Diagram.” The project is located in the Tier 1 UDB.

Furthermore, the project is consistent with Policy LU-P-34. The conversion of the site from an agricultural use,
which has not occurred on the site in the past 10 years, to urban development does not require mitigation to
offset the loss of prime farmland as stated in Policy LU-P-34. The policy states; “the mitigation program shall
specifically allow exemptions for conversion of agricultural lands in Tier I."

Il. ENVIRONMENTAL IMPACTS

No significant adverse environmental impacts have been identified for this project. The City of Visalia Land Use
Element, Circulation Element, Zoning and Subdivision Ordinances contain policies and regulations that are
designed to mitigate impacts to a level of non-significance.

. MITIGATION MEASURES
The following mitigation measures will reduce environmental impacts related to Biological Resources and
Hazards and Hazardous Materials to a less than significant impact:

Biological Resources — Prior to the recordation of a final parcel map, the project proponent
shall prepare and submit complete permit applications to the resource agencies, fo the extent
preliminary wetland delineation is required to complete the permit it shall be included but
a jurisdictionai determination shall not be required unless the applicant intends fo
dispute jurisdiction, to the resource agencies, and receive an approved Section 404 (of the
Clean Water Act) Individual Permit from the Department of the Army U.S. Army Corps of
Engineers, a Section 401 (of the Clean Water Act) Water Quality Certification from the Central
Valley Regional Water Quality Control Board, and/or a Section 1602 (of Fish and Game Code)
Streambed Alteration Agreement from the California Department of Fish and Wildlife regarding
the relocation of the Persian-Watson Ditch. The proponent shall provide the City with copies of
the approved permits, certifications, and/or agreements prior to the irecordation of the final
parcel map.

Hazards and Hazardous Materials — Prior to recordation of the final parcel map, the project
proponent shall record deed notices which disclose as part of the real estate transactions the
properties proximity to the airport, location of the property within the airport area zones
{Compatibiiity Zone “D") and existence of aircraft overflights.

Therefore, to ensure that these requirements are met for the proposed project, the project shall be developed
and shall operate in substantiai compliance with the Biological Resource Mitigation Measure 1.1 and Hazards
and Hazardous Materials Mitigation Measure 1.2. These mitigation measures are included as an attachment to
the Mitigated Negative Declaration.
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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 to eliminate and/or reduce
potential impacts to a level of non-significance.

V. MITIGATION MONITORING PROGRAM

Mitigation Measure Responsible | Timeline

Party
Biological Resource Mitigation Measure 1.1: Prior to the | Project Mitigation shall be enforced and
recordation of a final parcel map, the project proponent shall | Applicant carried out as part of the final
prepare and submit complete permit applications to the parcel map process.

resource agencies, fo the extent preliminary wetland
delineation is required to complete the permit it shall be
included but a jurisdictional determination shall not be
required unless the applicant intends fto dispufe
jurisdiction, to the resource agencies, and receive an
approved Section 404 (of the Clean Water Act) Individual
Permit from the Department of the Army U.S. Army Corps of
Engineers, a Section 401 (of the Clean Water Act) Water
Quality Certification from the Central Valley Regional Water
Quality Control Board, and/or a Section 1602 (of Fish and
Game Code) Sireambed Alteration Agreement from the
California Department of Fish and Wildlife regarding the
relocation of the Persian-Watson Ditch. The proponent shall
provide the City with copies of the approved permits,
certifications, and/or agreements prior fo the recordation of the
final parcel map.

Hazards and Hazardous Materials Mitigation Measure 1.2: | Project Mitigation shall be enforced and
Prior to recordation of the final parcel map, the project! Applicant carried out as part of the final
proponent shall record deed notices which disclose as part of parcel map process.

the real estate fransactions the properties proximity to the
airport, location of the property within the airport area zones
{Compatibility Zone “D"} and existence of aircraft overflights.

V. PROJECT COMPATIBILITY WITH EXISTING ZONES AND PLANS
The project is compatible with the General Plan, Zoning and Subdivision Ordinances 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:
= Visalia General Plan Update. Dyett & Bhatia, October 2014.
¢ Visalia City Council Resolution No. 2014-38 (Certifying the Visalia General Plan Update), passed and
adopted October 14, 2014.
» Visalia General Plan Update Final Environmental Impact Report (SCH No. 2010041078). Dyetit &
Bhatia, June 2014.
¢ Visalia General Plan Update Draft Environmental Impact Report (SCH No. 2010041078). Dyett &
Bhatia, March 2014.
¢ \Visalia City Council Resolution No. 2014-37 (Certifying the EIR for the Visalia General Plan Update),
passed and adopted October 14, 2014.
¢ Visalia Municipal Code, including Title 17 (Zoning Ordinance).
California Environmental Quality Act Guidelines.
» City of Visalia, California, Climate Action Plan, Draft Final. Strategic Energy Innovations, December
2013.
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» Visalia City Council Resolution No. 2014-36 {Certifying the Visalia Climate Action Plan), passed and
adopted October 14, 2014.
City of Visalia Storm Water Master Plan. Boyle Engineering Corporation, September 1994.
City of Visalia Sanitary Sewer Master Plan. City of Visalia, 1924.

Vil. NAME OF PERSON WHO PREPARED INITIAL STUDY P

™~

-

Paul Bernal Paul Scheibel, AICP
Principal Planner Environmental Coordinator
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INITIAL STUDY
ENVIRONMENTAL CHECKLIST

Name of Proposal

Annexation No. 2018-01 & Tentative Parcel Map No. 2016-01

NAME QF PROPONENT: Sierra Village, Inc., and Meda Billys

One Molenstratt, Visalia CA 93277
P.0O. Box 6546 Visalia CA 93290

Address of Proponent:

Telephone Number:  (559) 739-8330

Date of Review  April 11, 2016

NAME OF AGENT: Matt Ainley — 4Creeks, Inc.

Address of Agent: 324 S. Santa Fe St. Ste. A
Visalia CA 93292
Telephone Number:  {559) 802-3052
Lead Agency: City of Visalia

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

1 = No Impact

3 = Less Than Significant Impact with Mitigation Incorporated

2 = Less Than Significant impact

4 = Potentially Significant Impact

[1  AESTHETICS

. AIR GUALITY |

Would the project:
2 a) Have a substantial adverse effect on a scenic vista?

_1 b} Substantially damage scenic resources, including, but not
limited to, trees, rock outcroppings, and historic buildings
within a state scenic highway?

_2 c) 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 would
adversely affect day or nighttime views in the area?

Il AGRICULTURAL RESQURCES |

In determining whether impacts to agricultural resources are significant
environmental effects, lead agencies may refer to the California
Agricultural Land Evaluation and Site Assessment Model (1997)
prepared by the California Dept. of Conservation as an optional model
to use in assessing impacts on agriculture and farmland. In
determining whether impacts to forest resources, inciuding timberland,
are significant environmental effects, lead agencies may refer to
information compiled by the Califomia Department of Forestry and Fire
Protection regarding the state’s inventory of forest land, including the
Forest and Range Assessment Project and the Forest Legacy
Assessment project; and forest carbon measurement methodology
provided in Forest Protocols adopted by the California Air Resources
Board. Would the project:

_2 a2} Convert Prime Farmiand, Unique Farmland, cr Fammland of
Statewide Importance, as shown on the maps prepared
pursuant to the Farmland Mapping and Monitoring Program
of the California Resources Agency to non-agricultural use?

Conflict with existing zoning for agricultural use, or a
Williamson Act contract?

1 ¢) Conflict with existing zoning for, or cause rezoning of. forest
land (as defined in Public Resources Code section
12220(g)), timberland (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 land to
non-forest use?

Invclve other changes in the existing environment which,
due tu their location or nature, could result in conversion of
Fammland to nonagricultural use?

2 b

1 €

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 detemminations, Would the project:

_2_a) Conflict with or obstruct impiementation of the appiicable air
quality plan?

Violate any air guality standard or contribute substantially to
an existing or projected air quality violation?

Result in a cumuiatively considerable net increase of any
criteria pellutant for which the project region is non-
attainment under applicable federal or state ambient air
quality standard (including releasing emissions which
exceed quantitative threshoids for ozone precursors)?

receptors to substantial pollutant

2 b

2 ¢

1 d) Expose sensitive

concentrations?

1 &) Create objectionable odors affecting a substantial number of

people?

IV BIOLOGICAL RESOURCES

Would the project:

_3 _ a} Have a substantial adverse effect, either directly or through
habitat modifications, on any species identified as a
candidate, sensitive, 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 Wiidlife
Service?

Have a substantial adverse effect on any riparian habitat or
other sensifive natural community identified in local or
regionai pians, policies, reguiaiions, or by the California
Department of Fish and Game or U.S. Fish and Wildlife
Service?

Have a substantial adverse effect on federaily protected
wetlands as defined by Section 404 of the Clean Water Act
{(including but not limited to, marsh, vernal pool, coastal, etc.)
through direct removal, filling, hydrological intemuption, or
other means?

Interfere substantially with the movement of any native
resident or migratory fish or wildlife species or with
established native resident or migratory wildlife corridors, or
impede the use of native wildlife nursery sites?



_2 &) Conflict with any local pelicies or ordinances protecting
biclogical resources, such as a tree preservation policy or
ordinance?

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

\d CULTURAL RESOURCES

Would the project:

_1_a) Cause a substantial adverse change in the significance of a
historical resource as defined in Public Resources Code
Section 15064.57

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

Directly or indirectly destroy a unique paleontological
resource or site, or unique geologic feature?

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

1 b)

A o

1 d)

VI. GEOLOGY AND SOILS

Would the project:

a) Expose people or structures to potential substantial adverse
effects, including the risk of loss, injury, or death involving:

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

|_.

ii) Strong seismic ground shaking?
i) Seismic-related ground failure, including liquefaction?
iv) Landslides?

b) Resultin substantial soil erosion or loss of topsoil?

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

d} Be locaicd on cxpansive soil, as defined in Takle 18-1-B of
the Uniform Building Code (1994), creating substantial risks
to fife or property?

e} Have soils incapable of adequately supporting the use of
septic tanks or altemative waste water disposal systems
where sewers are not available for the disposal of waste
water?

l..\

]_.

VIl GREENHOUSE GAS EMISSIONS

Would the project:

_2 a) Generate greenhouse gas emissions, either directly or
indirectly, that may have a significant impact on the
envircnment?

_2 b) Conflict with an applicabie plan, policy, or regulation adopted
for the purpose of reducing the emissions of greenhouse
gases?

| Vil HAZARDS AND HAZARDOUS MATERIALS

Would the project:

_1_ a) Create a significant hazard to the public or the environment
through the routine transport, use, or disposal of hazardous
maferials?

Environmental Document No. 2016-01
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Create a significant hazard to the public or the environment
through reasonably foreseeable upset and accident
conditions involving the release of hazardous materials into
the environment?

1_ ¢} Emit hazardous emissions or handle hazardous or acutely
hazardous materials, substances, or waste within one-

quarter mile of an existing or proposed school?

Be located on a site which is included on a list of hazardous
materials sites compiled pursuant to Govermnment Code
section 65962.5 and, as a result, would it create a significant
hazard to the public or the environment?

1 d)

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

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

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

)

X HYDROLOGY AND WATER QUALITY

Would the project:

_2 a) Viclate any water quality standards of waste discharge
requirements?

_2 b) Substantially deplete groundwater supplies or interfere
substantially with groundwater recharge such that there
would be a net deficit in aguifer volume or a lowering of the
local groundwater table level (e.g., the preduction 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 pattern of the site or
arca, including through the alterafion of the course of a
stream or river, in a manner which would result in substantial
erosion or siltation on- or off-site?

d) Substantially alter the existing drainage pattern of the site or
area, including through the alteration of the course of a
stream or river, or substantially increase the rate or amount
of surface runcff in a manner which wouid result in flooding
on- or off-site?

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

Otherwise substantially degrade water quality?

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

S

S

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

|

Expose people or structures to a significant risk of loss,
injury or death involving flooding, including fiooding as a
result of the failure of a levee or dam?

i) Inundation by seiche, tsunami, or mudfiow?

|
—

I—-\



[ X LAND USE AND PLANNING -

Would the project:
_1 a) Physically divide an established community?

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

_1 «¢) Conflict with any applicable habitat conservation plan or
natural community conservation plan?

¥ MINEPAL RESOURCES |

Would the project:

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

_1 B Resultin the loss of availability of a locally-important mineral
resource recovery site delineated on a local general plan,
speciic pian or otier iand use pian?

Bl
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attered governmental facilities, the construction of which
could cause significant environmental impacts, in order to
maintain acceptable service ratios, response times or other
performance objectives for any of the public services:

i} Fire protection?

i} Police protection?
iii} Schools?

iv) Parks?

v) Other public facilities?

XV RECREATION

Would the project:

A

a)

b)

Would the project increase the use of existing neighborhood
and regional parks or other recreational facilities such that
substantial physical deterioration of the facility would occur
or be accelerated?

Does the project include recreafional facilities or require the
construction or expansion of recreational facilities which
might have an adverse physicai effect on the environment?

Xl NOISE ~ ]

Would the project:

_2 a) Cause exposure of persons o or generation of noise ievels
in excess of standards established in the local general plan
or noise ordinance, or applicable standards of other
agencies?

1 b} Cause exposure of persons to or generation of excessive
groundborne vibration or groundbome noise levels?

2 ¢) Cause a substantial permanent increase in ambient noise
levels in the project vicinity above levels existing without the
project?

1 d} Cause a substantial temporary or pericdic increase in
ambient noise levels in the project vicinity above levels
existing without the project?

_1 &) For a project located within an airpart land use plan or,
where such a plan has not been adopted, within two miles of
a public airport or public use airport, would the project
expose people residing or working in the project area to
excessive noise levels?

1 f) Fora project within the vicinity of a private airstrip, would the
project expose pecple residing or working the in the project
area to excessive noise levels?

[ % PGPULATION AND HOUSING i ol

Would the project:

2 a) Induce substantial population growth in an area, either
directly (for example, by proposing new homes and
businesses) or indirectly (for example, through extension of
roads or other infrastructure)?

_1 b) Displace substantial numbers of existing housing,
necessitating the construction of replacement housing
elsewhere?

_1_ ¢) Displace substantial numbers of people, necessitating the
construction of replacement housing elsewhere?

| V. PUBLIC SERVICES

Would the project:

_1_a) Would the project result in substantial adverse physical
impacts associated with the provision of new or physically
altered govermmental facilities, need for new or physically

XVl

TRANSPORTATION / TRAFFIC

Would the project:

Fl
I

|_‘

I_.

S
-

a)

b)

c)

d)

&)

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

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

Result in a 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 feature (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
public transit, bicycle, or pedestrian facilities, cr ctherwise
decrease the performance or safety of such facilities?

Ll

UTILITIES AND SERVICE SYSTEME

Wauld the project:

1

2

a)

b)

c)

d)

Exceed wastewater treatment requirements of the applicable
Regional Water Quality Control Board?

Reqguire or result in the construction of new water or
wastewater freatment facilities or expansion of existing
faciliies, the construction of which could cause significant
environmental effects?

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

Have sufficient water supplies available to service the
project from existing entitements and resources, or are new
or expanded entitlements needed?



A

1

€)

f)

g

Result in a determination by the wastewater treatment
provider which serves or may serve the project that it 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 needs?

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

Avill. MANDATORY FINDINGS OF SIGNIFICANCE

Would the project:

3

Note:

a)

b)

c)

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

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

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

Authority cited; Sections 21083 and 21083.05, Public
Resources Code. Reference: Section 65088.4, Gov. Code;
Sections 21080(c), 21080.1, 21080.3, 21083, 21083.05,
21083.3, 21093, 21094, 21095, and 21151, Public
Resources Code; Sundstrom v. County of Mendocino,(1988)
202 Cal.App.3d 296; Leonoff v. Monterey Board of
Supervisors, (1990) 222 Cal.App.3d 1337; Eureka Citizens
for Responsible Govi. v. City of Eureka {(2007) 147
Cal.App.4th 357; Protect the Historic Amador Waterways v.
Amador Water Agency (2004) 116 Cal.App.4th at 1109; San
Franciscans Upholding the Downfown Plan v. City and
County of San Francisco (2002) 102 Cal.App.4th 656.

Revised 2009

Environmental Document No., 2016-01
City of Visalia Community Development



DISCUSSION OF ENVIRONMENTAL EVALUATION

a.

AESTHETICS

The proposed project is to annex 38-acres into the city
limits and subdivide the 39-acre project into fivefive
parcels and 10 non-buildable lots. The subdivision of the
property will require the relocation and construction of a
new storm drain basin and relocation and construction of
the Persian-Watson Ditch. Additionally, nght-of-way will be
dedicated for the future construction of Cypress Avenue
and widening of Roeben Street. No development
entitiements have been filed for the project. Future
development plans will be subject to the City's Site Plan
Review process and may be subject to further
environmental and/or discretionary review.

This project will nat adversely affect the view of any scenic
vistas. The Sierra Nevada mountain range may be
considered a scenic vista, but views of the range will not
be adversely impacted or significantly by the project.

There are no scenic resources on the site.

The proposed project is to annex 38-acres into the city
limits and subdivide the entire 39-acre project into 5
parcels and 10 non-buiidable lots. The subdivision of the
property will require the relocation and construction of a
new storm drain basin and relocation and construction of
the Persian-Watson Ditch. Additionally, right-of-way will be
dedicated for the future construction of Cypress Avenue
and widening of Roeben Street. No development
entitements have been filed for the project. Future
development plans will be subject to the City's Site Pian
Review process and may be subject to further
environmental and/or discretionary review. Thus, the
project would not substantially degrade the existing visual
character of the site and its surroundings.

The project, when developed, will create new sources of
light that are typical of urban development.

AGRICULTURAL RESOURCES

The project is located on property that has seven acres
identified as Prime Famland on maps prepared by the
California Resources, and will involve the conversion of
the property to non-agricultural use.

The Visalia General Pian Update Environmental Impact
Report (EIR) has already considered the environmental
impacts of the conversion of properties within the Planning
Area, which includes the subject property, into non-
agriculture uses. Overall, the General Plan results in the
conversion of over 14,000 acres of Important Farmland to
urban uses, which is considered significant and
unavoidable. Aside from preventing development
altogether the conversion of Important Farmland to urban
uses cannot be directly mitigated. However, the General
Pian contains multiple polices that together wark to limit
conversion only to the extent needed to accommodate
long-term growth. The General Plan policies identified
under Impact 3.5-1 of the EIR serve as the mitigation,
which assists in reducing the severity of the impact to the
extent possible while still achieving the General Plan's
goals of accommodating a certain amount of growth to
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occur within the Planning Area. These policies include the
implementation of a three-tier growth boundary system
that assists in protecting open space around the City
fringe and maintaining compact development within the
City limits.

The 39-acre project is within the Urban Development Tier
4 Boundary. Development of residential, commercial, and
indusirial lands in Tier 1 may occur at any time. The
proposed project is consistent with Land Use Policies
LU-P-19 and LU-P-20 of the General Plan, Policy LU-P-19
states; “Ensure that growth occurs in a compact and
concentric fashion by implementing the General Plan’s
phased growth strategy,” while LU-P-20 states; allow
annexation and development of residential, commercial,
and industrial land to occur within the *Tier I° Urban
Development Boundary (UDB) at any time, consistent with
the City's Land Use Diagram.

Furthermore, the project is consistent with Policy LU-P-34.
The conversion of the site from an agricultural use, which
has not occurred on the site in the past 10 years, to urban
development does not require mitigation to offset the less
of prime farmland as stated in Policy LU-P-34. The policy
states, “the mitigation program shall specificaily allow
exemptions for conversion of agricultural lands in Tier I."

A majority of the project is part of a County Island and has
a County AE-40 zoning designation. The project is
bordered by existing urban development to the north, east
and south. Property to the west is in the County and is in
agricultural production and will remain in the County.

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

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

The proposed annexation and parcel map will resuli in the
conversion of farmliand to a non-agricultural use. However,
the project has not been actively farmed and/or has not
been in active agriculiural production for several years.
The City's General Plan designates this property for urban
development by designating the site for Commercial
Mixed Use development. in addition, the project is located
in the City's Urban Development Tier 1 Boundary.
Development of lands in Tier 1 may occur at any time
consistent with the City’s Land Use Diagram. The request
to annex the project and subdivide the site is consistent
with Land Use Policies LU-P-19 and LU-P-20 of the
General Plan. Policy LU-P-19 states; “Ensure that growth
occurs in a compact and concentric fashion by
implementing the General Plan’s phased growth strategy,”
while LU-P-20 states; allow annexatiicn and development
of residential, commercial, and industrial land to occur
within the “Tier I” Urban Development Boundary (UDB} at
any time.

Furthermore, the project is consistent with Policy LU-P-34.
The conversion of the site from an agricultural use, which
has not occurred on the site, to urban development does
not require mitigation to offset the loss of prime farmland
as stated in Policy LU-P-34. The policy states; “the



mitigation program shall specifically aliow exemptions for
conversion of agricultural lands in Tier 1.7

No development entitlements have been filed for the
project. Future development plans will be subject to the
City’s Site Plan Review process and may be subject io
fuither environmental and/or discretionary review. Thus,
the project would not substantially degrade the existing
visual character of the site and its surroundings.

AIR QUALITY

The project is located in an area that is under the
jurisdiction of the San Joaquin Vaiiey Air Poliution Control
District (SJVAPCD). A portion of the project area abuts
State Rouie 198, a “Freeway”, which is idenfified as a
potential source of toxic air contaminant emissions per the
California Air Resource Board's (CARB) Air Quality and
Land Use Handbook: A Community Health Perspeciive.
Any potential to locate a sensitive iand use receptor (i.e.,
residential housing, senior care facilities, schools, eic.)
within 500-feet of the “freeway”’ would result in the
requirement for the proponent of the project to prepare
and submit a Health Risk Assessment. At this time, the
project entails the parcelzation of the area and annexation
of the property into the City Limits. No development
entitlements have been filed for the project. When future
development plans are submitted, the development plan
will be subject to the City's Site Plan Review process and
may be subject to further environmental andfor
discretionary review. if sensitive iand use recepiors are
proposed, staff will analyze the distance to detemmine if
the sensitive land use receptor is within 500-feet of the
“freeway” thereby requiring the preparation of a Health
Risk Assessment. The project in itself does not disrupt
implementation of the San Joaqguin Regional Air Quality
Management Plan, and will therefore be a less than
significant impact.

Development under the Visalia General Plan will result in
emissions that will exceed ihresholds established by ihe
SIVAPCD for PM10 and PM2.5. The project will
confribute to a net increase of criteria pollutants and will
therefare contribute to exceeding the thresholds. Also the
project could result in shori-term air quality impacts related
1o dust generation and exhaust due to construction and
grading activities. This site was evaluated in the Visalia
General Plan Update EIR for conversion into urban
development. Development under the General Plan will
result in increases of construction and operation-related
criteria pollutant impacts, which are considered significant
and unavoidable. General Plan policies identified under
Impacts 3.3-1 and 3.3-2 serve as the mitigation which
assists in reducing the severity of the impact to the extent
possible while still achieving the General Plan's goals of
accommodating a cerfain amount of growth to occur within
the Planning Area.

The project is required to adhere to requirements
administered by the SJVAPCD to reduce emissions 1o a
level of compliance consistent with the District’s grading
regulations. Compliance with the SJVAPCD’s rules and
regulations will reduce potential impacts associated with
air quality standard violations to a less than significant
level.
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in addition, development of the project will be subject to
the SJVAPCD Indirect Source Review (Ruie 9510)
procedures that became effective on March 1, 2006. The
Applicant will be required to obtain permits demonstrating
compliance with Rule 9510, or payment of mitigation fees
to the SJVAPCD.

Tulare County is designated non-attainment for certain
federal ozone and state ozone levels. The project wiii
result in a net increase of criteria poliutants. This site was
evaluated in the Visalia General Plan Update EIR for
conversion Into urban development. Development under
the General Plan will result in increases of construction
and operation-related criteria pollutant impacts, which are
considered significant and unavoidable. General Plan
policies identified under Impacts 3.3-1, 3.3-2, and 3.3-3
serve as the mitigation, which assists in reducing the
severity of the impact to the extent possible while still
achieving the General Plan's goals of accommodating a
certain amount of growth to occur within the Planning
Area.

The project is required fo adbere {o requirements
administered by the SJVAPCD to reduce emissions to a
level of compliance consistent with the District’s grading
regulations. Compliance with the SJVAPCD’s rules and
reguiations wiii reduce potentiai impacts associated with
air quality standard violations to a less than significant
level.

in addition, deveiopment of the project wiil be subject to
the SJVAPCD Indirect Source Review (Rule 9510)
procedures that became effective on March 1, 2006. The
Applicant will be required to obtain permits demonstrating
compliance with Rule 9510, or payment of mitigation fees
to the SJVAPCD.

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

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

BIOLOGICAL RESOURCES

City-wide biological resources were evaluated in the
Visalia General Plan Update Environmental Impact Report
(EIR) for conversion to urban use. in addition, staff had
conducted an on-site visit to the site in February 2016 fo
observe biological conditions and did not observe any
evidence or symptoms that would suggest the presence of
a sensitive, candidate, or special species.

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

The project will require the relocation and construction of
the storm drain basin prior to recording of the final parcel
map. This will enable fuiure development of the site to
have an operating storm basin immediately south of State



Route 198. The construction of this storm drain basin will
include a lift station installation. The specific location lift
station and accompanying outfall channel will be
determined through coordination with the Persian-Watson
ditch company. Additionally, the north branch of the
Persian-Watson ditch will be relocated and the main
channel retrofitted in order for the storm drain basin and
future development of the eniire project to function
properly. The construction of this channe! will need to be
completed as a requirement the final parcel map. As a
result, BiolMitigation Measures 1.1 is included which
requires that prior to the recordation of a final parcel map,
the project proponent shall prepare and submit a Section
404 (of the Clean Water Act) Individual Permit to the
Corps, Section 401 (of the Clean Water Act) Water Quality
Certification to the Central Valley Regional Water Quality
Control Board, and/or Section 1602 {of Fish and Game
Code) Streambed Alteration Agreement to the California
Department of Fish and Wildiife for their review and
approval regarding the reiocation of the Persian-Watson
Ditch. The proponent shall provide the City with a copy of
the approved permit, certification, and/or agreement prior
to the recordation of the final parcel map. This mitigation
measure is included as an attachment to the Mitigated
Negative Declaration.

Biological Resource Mitigation Measure 1.1: Prior to the
recordation of a final parcel map, the project proponent
shall prepare and submit complete permit applications to
the resource agencies, to the extent preliminary wsifand
delineation is required to complete the permit it shall be
included but a jurisdictional determination shall not be
required unless the applicant infends fo dispute
jurisdiction, to the resource agencies, and receive an
approved Section 404 (of the Clean Water Acl) Individual
Perrit from the Department of the Army U.S. Army Corps
of Engineers, a Section 401 (of the Clean Water Act)
Water Quality Ceriification from the Ceniral Valley
Regional Water Quality Control Board, and/or a Section
1602 {of Fish and Game Code) Streambed Afteration
Agreement from the California Department of Fish and
Wildlife regarding the relocation of the Persian-Watson
Ditch. The proponent shall provide the City with copies of
the approved permits, certifications, and/or agreements
prior to the recordation of the final parcel map.

This development would not act as a barrier to animal
movement. This site was evaluated in the Visaiia General
Plan Update EIR for conversion to urban use.

The City has a municipal ordinance in place to protect
valley oak trees. All existing valley oak trees on the project
will be under the jurisdiction of this ordinance. Any oak
trees to be removed from the site are subject to the
jurisdiction of the municipal ordinance.

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

CULTURAL RESOURCES

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

vi.

o
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There are no known archaeological resources located
within the project area. If some archaeological 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 known unique palecntological resources or
geologic features located within the project area.

There are no kKnown human remains buried in the project
vicinity. [ human remains are unearthed during
development all work should cease until the proper
authorities are notifled and a qualified professional
archaeologist can evaluate the finding and make any
necessary mitigation recommendations.

GEOLOGY AND SOILS

The State Geologist has not issued an Alquist-Priolo
Earthquake Fault Map for Tulare County. The project area
is not iocated on or near any known earthquake fault lines.
Therefore, the project will not expose people or struciures
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 submitied for
review to the City to ensure that of- and on-site
improvements will 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 to low
clay content and limited topographic relief, soils in the
Visalia area 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 does not involve the use of septic tarks or
alternative wastewater disposal systems since sanitary
sewer lines are used for the disposal of wastewater at this
location.

GREENHOUSE GAS EMISSIONS

The project is expected to generate Greenhouse Gas
(GHG) emissions in the shori-term as a result of the
construction of residences and long-term as a result of
day-to-day operation of the proposed residences.

The City has prepared and adopted a Climate Action Plan
(CAP), which includes a baseiine GHG emissions
inventories, reduction measures, and reduction targets
consistent with local and State goals. The CAP was
prepared concurrently with the proposed General Plan
and its impacts are also evaluated in the Visalia General
Plan Update EIR.

The Visalia General Plan and the CAP both include
policies intended to reduce the level of GHG emissions
emitted in association with buildout conditions under the
General Plan. Although emissions will be generated as a
result of the project, implementation of the General Plan
and CAP palicies will result in fewer emissions than would
be associated with a continuation of baseline conditions.
Thus, the impact fo GHG emissions will be less than
significant.



viil.

The State of California has enacted the Global Warming
Solutions Act of 2006 (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 significanily, either individually or
cumulatively, to GHG emissions.

HAZARDS AND HAZARDOUS MATERIALS
No hazardous materials are anticipated with the project.

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

There are three schools located within one-quarter mile
from the project (Willow Glenn Elementary School, El
Diamante High School, and Central Valley Christian
Private School). However, there is no reasonably
foreseeable condition or incident invalving the project that
could affect existing ar proposed school sites within one-
guarter mile of schec! sites.

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

The project area is located within two miles of a public
airport. The project is located in Zone D of the Visalia
Airport Plan. Zone D is the Outer Traffic Pattern area and
requires deed notices to potential property owners and
any structures greater than 150-feet requires review by
the Airport Land Use Commission.

As a result, Mitigation Measure 1.2 is included which
requires that prior to recordation of the final parcel map,
the project proponent shall record deed notices which
disclose as part of the real estate transactions the
properties proximity to the airport, location of the property
within the airport area zones (Compatibility Zone “D") and
existence of aircraft overflights.

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 site, when developed,
will meet the City's improvement standards for directing
storm water runoff to existing City storm water drainage
systems; consisient with the City's adopted City Storm
Drain Master Plan.

The project will not substantially deplete groundwater
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supplies in the project vicinity. The project will be served
by a water lateral for domestic, irrigation, and fire
protection use. California Water Service issued a Wil
Serve Letter, dated March 11, 2016, stating that water is
available to serve the project. The determination of water
availability shall remain vailed for two ysars from the date
of their letter. The letter also states that if the project does
not commence within the two-year time frame, Cal Water
will be under no abligation to serve the project uniess the
developer receives an updated letter from Cal Water
reconfirming water availability. In addition, the letter can
be rescinded at any time in the event that water supply is
severely reduced by legislative, regulatory or
environmental factors.

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

The project will not substantially alier the existing drainage
pattern of the site or area, alter the course of a stream or
river, or substantially increase the rate or amount of
surface runoff in 2 manner which wouid result in ficoding
on- or off-site. . The project will require the relocation and
consiruction of the storm drain basin prior to recording of
the final parcel map. This will enabie future development
of the site to have an operating storm basin immediately
south of State Route 198. The construction of this storm
drain basin will include a lift station installation. The
speciic location lift station and accompanying outfall
channe! will be determined through coordination with the
Persian-Watson ditch company. As a result, Mitigation
Measures 1.1 is inciuded which requires that prior to the
recordation of a final parcel map, the project proponent
shall prepare and submit a Section 404 (of the Clean
Water Act) Individual Permit to the Corps, Section 401 {of
the Clean Water Act) Water Quality Certification to the
Central Valley Regional Water Quality Control Board,
and/or Section 1602 {of Fish and Game Code) Streambed
Alteration Agreement to the California Department of Fish
and Wildlife for their review and approval regarding the
relocation of the Persian-Watson Ditch. The proponent
shall provide the City with a copy of the approved permit,
ceriification, and/or agreement prior to the recordation of
the final parcel map. This mitigation measure is included
as an attachment to the Mitigated Negative Declaration.

The project will not create or contribute runoff water, which
would exceed the capacity of existing or planned storm
water drainage systems or provide substantial additional
sources of poliuted runoff. The project will require the
relocation and construction of the storm drain basin prior
to recording of the final parcel map. This will enable future
development of the site to have an operating storm basin
immediately south of State Route 198. The construction of
this storm drain basin will include a lift station installation.
The specific location lift station and accompanying outfall
channel will be determined through coordination with the
Persian-Watson ditch company. As a result, Mitigation
Measures 1.1 is included which requires that prior o the
recordation of a final parcel map, the project proponent
shall prepare and submit a Section 404 (of the Clean
Water Act) individual Permit to the Corps, Section 401 (of
the Clean Water Act) Water Quality Certification to the
Central Valley Regional Water Quality Control Board,
and/or Section 1602 (of Fish and Game Code) Streambed
Alteration Agreement to the California Department of Fish
and Wildlife for their review and approval regarding the



relocation of the Persian-Watson Ditch. The proponent
shall provide the City with a copy of the approved permit,
certification, andfor agreement prior to the recordation of
the final parcel map. This mitigation measure is included
as an attachment to the Mitigated Negative Declaration.

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

The project area is located within Zone AE and X02, which
indicates that a portion of the project is in a flood zone
area. No development entitlements have been filed for the
project. Future development plans will be subject to the
City's Site Plan Review process and may be subject to
further environmental and/or discretionary review.
However, as part of the development review process, any
proposed development will have to comply with iocal,
state and federal requirements when building in a flood
Zone area.

The project area is located within Zone AE and X02, which
indicates that a portion of the project is in a flood zone
area. No development entitlements have been filed for the
project. Future development plans will be subject to the
City's Site Plan Review process and may be subject to
further environmental andfor discretionary review.
However, as part of the development review process, any
proposed development will have to comply with local,
state and federal requirements when building in a flood
zone area.

The project would not expose people or structures to risks
from failure of levee or dam. The project is located
downstream from the Terminus Dam; in the case of dam
failure, there will be 4 hours of warning to evacuate the
site.

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

LAND USE AND PLANNING

The project will not physically divide an established
community. The General Plan Land Use Diagram,
adopled October 14, 2014, designates the entire 39-acre
project area as Commercial Mixed Use. The Zoning Map,
adopted in 1993, designates the site as County zoning.
The project includes a request to annex 34-acres that are
part of a County Island. If annexed, the 34-acres would be
zoned C-3C (Shopping / Cffice Commercial), which is
consistent with the General Plan Land Use Designation of
Commercial Mixed Use as ideniified in Table 9-1
“Consistency Between the Plan and Zoning” of the
General Plan. The remaining five acres are within the City
Limits.

The project is within the Urban Development Tier 1
Boundary. Development of residential lands in Tier 1 may
occur at any time. The proposed project is consistent with
Land Use Policies LU-P-19 and LU-P-20 of the General
Plan. Policy LU-P-19 states; “Ensure that growth occurs in
a compact and concentric fashion by implementing the
General Plan’s phased growth strategy,” while LU-P-20
states; allow annexation and development of residential,
commercial, and industrial land to occur within the *Tier I”
Urban Development Boundary (UDB) at any time,
consistent with the City’s Land Use Diagram.
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Furthermore, the project is consistent with Policy LU-P-34.
The conversion of the site from an agricultural use, which
has not occurred on the site in the past 10 years, to urban
development does not require mitigation to offset the iuss
of prime farmland as stated in Policy LU-P-34. The policy
states; “the mitigation program shall specifically allow
exemptions for conversion of agricultural lands in Tier 1.

The project will be subdivided into five parcels and 1C
non-buildable iots. The 10 non-buiidable lots are
designated for riparian setbacks, and ditch and storm
drainage purposes. The subdivision of the property will
result in the relocation and construction of new storm
drain basin, ditch relocation, and dedication of right-of-
way for Cypress Avenue and Roeben Street
Infrastructure improvements including construction of the
curb, gutter and street will be deferred until time of
development of either one of the five parcels. Roeben
Street will designed to a 70-foot wide collector street while
Cypress Avenue will designed as a 60-foot wide “minor”
collector roadway with a width of 46-feet from face of curb
to face of curh.

Relocation and construction of the storm drain basin will
be done prior to recordation of the final parcel map. This
will enable future development of the site to have an
operating stormn basin immediately south of State Route
198. The construction of this storm drain basin will include
a lift station installation. The specific location of the lift
station and associated outfall channei will be determined
through coordination with the Persian-Watson diich
company.

The north branch of the Persian-Watson ditch will be
relocated and the main channel retrofitted in order for the
storm drain basin and future development of the entire
project to function propery. The construction of this
channe! will need to be completed prior to the recordation
of the final parcel map.

No development entitlemenis have been filed for the
project. Future devetopment plans will be subject o the
City's Site Plan Review process and may be subject to
further environmental and/or discretionary review.

The proposed annexation and parcel map will result in the
conversion of farmland fo a non-agricultural use. However,
the project has not been actively farmed and/or has not
been in active agricultural production for several years.

The Visalia General Plan contains multiple polices,
identified under Impact 3.1-2 of the EIR, that together work
to reduce the potential for impacts to the development of
land as designated by the General Plan. With
implementation of these policies and the existing City
standards, impacts fo land use development consisient
with the General Plan will be less than significant.

The project will not physically divide an established
community. The General Plan Land Use Diagram,
adopted October 14, 2014, designates the entire 39-acre
project area as Commergial Mixed Use. The Zening Map,
adopted in 1993, designates the site as County zoning.
The project includes a request to annex 34-acres that are
part of a County Island. If annexed, 34-acres would be
zoned C-SO (Shopping / Office Commercial), which is
consistent with the General Plan Land Use Designation of
Commercial Mixed Use as identified in Table 9-1



“Consistency Between the Plan and Zoning” of the
General Plan.

The project is within the Urban Development Tier 1
Boundary. Development of residential lands in Tier 1 may
occur at any time. The proposed project is consistent with
Land Use Policies LU-P-16 and LU-P-20 of the General
Plan. Poiicy LU-P-19 states; “Ensure that growth occurs in
a compact and concentric fashion by implementing the
General Plan's phased growth strategy,” while LU-P-20
states; allow annexation and development of residential,
commercial, and industrial land to occur within the “Tier I”
Urban Development Boundary {UDB) at any time,
consistent with the City’s Land Use Diagram.

Furthermore, the project is consistent with Policy LU-P-34.
The conversion of the siie from an agricultural use, which
has not ocourred on ihe site in the past 10 vears, to urban
development does not require mitigation to offset the loss
of prime farmland as stated in Policy LU-P-34. The policy
states; ‘the mitigation program shall specifically allow
exemptions for conversion of agricultural lands in Tier 1.7

The project will be subdivided inio five parcels and 10
non-buildable lots. The 10 non-buildable lots are
designated for riparian setbacks, and ditch and storm
drainage purposes. The subdivision of the property will
result in the relocation and consfruction of new siorm
drain basin, ditch relocation, and dedication of right-of-
way for Cypress Avenue and Roeben Street.
Infrastructure improvements including construction of the
curb, gutter and strect will be deferred until time of
development of either one of the five parcels. Roeben
Street will designed to a 70-foot wide collector street while
Cypress Avenue will designed as a 60-foot wide "minor”
coliector roadway with a width of 48-feet from face of curb
to face of curb.

Relocation and construction of the storm drain basin will
be done prior to recordation of the final parcel map. This
wili enable future development of the site to have an
operating storm basin immediately south of State Route
198. The construction of this storm drain basin will include
a lift station installation. The specific location of the lift
station and associated outfall channel will be determined
through coordination with the Persian-Watson ditch
company.

The north branch of the Persian-Watson ditch will be
relocated and the main channel refrofitted in order for the
storm drain basin and future development of the entire
project to function properly. The construction of this
channel will need to be completed prior fo recordation of
the final parcel map.

No development entittements have been filed for the
project. Future deveiopment plans will be subject to the
City's Site Plan Review process and may be subject to
further environmental and/or discretionary review.

The proposed annexation and parcel map will result in the
conversion of farmiand to a non-agricultural use. However,
the project has not been actively farmed and/or has not
been in active agricultural production for several years.

The Visalia General Plan contains multiple polices,
identified under Impact 3.1-2 of the EIR, that together
work to reduce the potential for impacts to the
development of land as designated by the General Plan.

Xl

XIl.

Environmental Document No. 2018-01
City of Visalia Community Development

With implementation of these policies and the existing City
standards, impacts to land use development consistent
with the General Plan will be less than significant.

The project does not conflict with any applicable habitat
conservation plan or natural community conservation piar:
as it i3 located cn a vacant dirt lot with no significant
natural habitat present.

MINERAL RESOURCES

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 established
in the City of Visalia’s General Plan or Noise Ordinance.
Traffic and related noise impacts from the proposed
project will occur with the relocation and construction of
both the storm drain basin and Persian-Watson Ditch.
Noise levels will increase temporarily during the
construction of these facilities but shall remain within the
noise limits and restricted to the allowed hours of
construction defined by the City of Visalia Noise
Ordinance. Temporary increase in ambient noise levels is
considered to be less than significant.

Furthermore, the Visalia General Plan contains muitiple
policies, identified under impact N-P-3 through N-P-5, that
work 1o reduce the potential for noise impacts to sensitive
land uses. With implementation of Noise Impact Policies
and existing City Standards, noise impacts to new noise
sensitive lands uses wouid be less than significant.

Ground-bome vibration or ground-bome noise levels may
occur as part of consiruction activities associated with the
project. Construction activities will be temporary and will
not expose persons o 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 General Plan or Noise Ordinance. Noise
associated with the establishment of new urban uses was
previously evaluated with the General Plan for the
conversion of land to urban uses.

Furthermore, the Visalia General Plan contains multiple
policies, identified under Impact N-P-3 through N-P-5, that
work to reduce the potential for noise impacts to sensitive
land uses. With implementation of Noise Impact Policies
and existing City Standards, noise impacis to new noise
sensitive lands uses would be less than significant.

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

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

The project is iocated in Zone D of the Visalia Airport Plan.
Zone D is the Outer Traffic Pattern area and requires deed
notices to potential property owners and any structures
greater than 150-fest requires review by the Airport Land
Use Commission. As a result, Mitigation Measure 1.2 is
included which requires that prior to recordation of the
final parcel map, the project proponent shall record deed
notices which disclose as part of the real estate
transactions the properiies proximity to the airport,
location of the property within the girport arez zenes
(Compatibility Zone °D") and exisience of aircraft
overflights.

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

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

Development of the site will not displace any housing on
the site.

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

PUBLIC SERVICES

Fire protection facilities are located at the Visalia Station
53 can adequately serve the site without a need for
alteration. Impact fees will be paid to mitigaie the
project's proportionate impact on these facilities.

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

The project will generate new students for which
existing schools in the area may accommodate. In
addition, to address direct impacts, the project will be
required to pay residential impact fees. These fees are
considered to be conclusive mitigation for direct
impacts. The project includes residential units that will
create a need for park facilities.

Cther public faciliies can adeguately serve the site
without a need for alteration.

RECREATION

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

The proposed project does not include recreational
facilities or require the construction or expansion of
recreational facilities 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 cenflict with applicable plans, ordinances, or
policies establishing measures of effectiveness of the
City’s circulation system. The project will result in an
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Increase in traffic levels on arterial and collector roadways,
although the City of Visalia’s Circulation Element has been
prepared to address this increase in traffic.

Development of the site will result in increased traffic in
the area, but will not cause a substantial increase in traffic
on the city’s existing circiilation pattern. This site was
evaluated in the Visalia General Plan Update
Environmental Impact Report (EIR) for urban use.

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 pedestian
facilities, or otherwise decrease the performance or safety
of such facilities.

UTILITIES AND SERVICE SYSTEMS

The project, if annexed, will subdivide the 3%-acre project
into five parcels and 10 non-buildable parcels. The project
does involve reiocation and construction of the storm drain
basin will need to be completed prior to recordation of the
final parcel map. This will enable future development of
the site to have an operating storm basin immediately
south of State Route 198. The construction of this storm
drain basin will include a lift station instaliation. The
specific location of the ift station and associated outfall
channel will be determined through coordination with the
Persian-Watson ditch company. Additicnally, the north
branch of the Persian-Watson ditch will be relocated and
the main channel retrofitted in order for the storm drain
basin and future deveiopment of the entire project to
function properly. The construction of this channel will be
completed prior to the recordation of the final parcel map.
There is no development plan proposed for this property.
Future development of the site will connect and/or
exiended City sanitary sewer lines, consistent with the
City Sewer Master Plan.

The project will not resukt in the construction of new water
or wastewater treatment facilities or expansion of existing
facilities, the construction of which could cause significant
environmental effects.

There are currently stubbed storm drain lines in Cypress
Avenue and Roeben Street. The project, when developed,
will be required to extend these storm drain lines
connecting fo the existing City storm water drainage lines
that handle on-site and street runoff. Usage of these lines
shall be consistent with the City Storm Drain Master Plan.
These improvements will not cause significant
environmental impacts.

California Water Service Company has determined that
there are sufficient water supplies to support the site, and
that service ¢can be extended to the site. Caiifornia Water
Service issued a Will Serve Letter, dated March 11, 2016,
stating that water is available to serve the projeci. The
determination of water availability shall remain vailed for
two years from the date of their letter. The letter also
states that if the project does not commence within the
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two-year time frame, Cal Water will be under no obligation
to serve the project unless the developer receives an
updated letter from Cal Water reconfirming water
availability. in addition, the letter can be rescinded at any
time in the event that water supply is severely reduced by
legislative, regulatory or environmental factors.

The City has determined that there is adequate capacity
existing to serve the site's projecied wastewater treatment
demands at the City wastewater freatment plant.

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

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

MANDATORY FINDINGS OF SIGNIFICANCE

The project will not affect the habitat of a fish or wildlife
species or a plant or animal community. This site was
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evaluated in the Program EIR {(SCH No. 2010041078) for
the City of Visalia's General Plan Update for conversion fo
urban use. The City adopted mitigation measures for
conversion to urban development. Where effects were still
determined to be significant a statement of ovemiding
considerations was made.

This site was evaluated in the Program EIR (SCH No.
2010041078) for the City of Visalia General Plan Updaie
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
statement of overriding considerations was made.

This site was evaluated in the Program EIR (SCH No.
2010041078} for the City of Visalia General Plan Update
for conversion to urban use. The City adopted mitigation
measures for conversion to urban development. Where
effects were still determined to be significant a statement
of overriding considerations was made.
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DETERMINATION OF REQUIRED ENVIRONMENTAL DOCUMENT

On the basis of this initial evaluation:

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

X | 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 to the project. A MITIGATED NEGATIVE DECLARATION
WILL BE PREPARED.

i 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 uniess mitigated” impact on ihe environment, biit at ieast one effect 1) has been
adequately analyzed 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
sheets. 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 occur, or new mitigation
measures would be required that have not been addressed within the scope of the Program
Environmental Impact Report (SCH No. 2010041078). The Environmental Impact Report
prepared for the City of Visalia General Plan was certified by Resolution No. 2014-37 adopted on
Ogstober 14, 2014, THE PROGRAM ENVIRONMENTAL IMPACT REPORT WILL BE UTILIZED.

% /—7 April 11, 2016
Pall Scheibel, AICP Date
Environmental Coordinator




Environmental Document No. 2016-01
City of Visalia Community Development

Annexation No. 2016-01 & Tentative Parcel Map No. 2016-01
APN:087-450-001, 002, 003,004, 005, & 087-460-001
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STATE OF CALIFORNIA—CALIFORNIA STATE TRANSPORTATION AGENCY EDMUND G. BROWN Jr.. Govemor

DEPARTMENT OF TRANSPORTATION LECEIVED
DISTRICT 6
1352 WEST OLIVE AVENUE T Z «GfL

P.O. BOX 12616 RCS I Ll L
FRESNO, CA 93778-2616 - 7
PHONE (559) 445-5868 e,

FAX (559) 488-4088 I i
TTY 711

www.dot.ca.gov

Serious drought.
Help sque watzr!

April 28, 2016

06-TUL-198-6.76

2135-IGR/CEQA

ANNEXATION 2016-01
TENTATIVE PARCEL MAP 2016-01
SCH # 2016011050

Mr. Paul Scheibel, AICP

Environmental Coordinator

City of Visalia - Community Development - Planning Division
315 E. Acequia Avenue

Visalia, CA 93291

Dear Mr. Scheibel:

Thank you for the opportunity to review the Mitigated Negative Declaration for Annexation No.
2016-01 and Tentative Parcel Map 2016-01, to annex and divide a 39 acre site in to 5 buildable
lots for future development and 10 unbuildable lots for riparian setbacks and storm drainage
facilities.

The project is located in the southwest quadrant of the State Route (SR) 198/Akers Street
interchange, on the east side of Roeben Drive, north of Tulare Avenue, and north of the existing
Sierra Village retirement community. Caltrans has the follewing comments:

1. The annexation and parcel map will not impact SR 198.

2. However, future development of the 5 newly created lots will potentially impact SR 198 due
to the close proximity of the lots to the interchange and the potential for vehicle trips to use
the interchange. Traffic studies may be needed to analyze impacts to state facilities.

3. Please forward to Caltrans for review any proposed developments on the 5 newly created
lots.

4. As stated in the project documents, part of the project will relocate and construct a new
ponding basin directly south of SR 198. If the construction of the ponding basin requires any
temporary encroachment into the State right-of-way, an encroachment permit will need to be
approved prior to any work.

5. An encroachment permit must be obtained for all proposed activities for placement of
encroachments within, under or over the State highway rights-of-way. Activity and work
planned in the State right-of-way shall be performed to State standards and specifications, at
no cost to the State. Engineering plans, calculations, specifications, and reports (documents)

“Provide a safe, susiainable, integrated and efficient transporiation system
to enhance California’s ccononty and livability”
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shall be stamped and signed by a licensed Engineer or Architect. Engineering documents for
encroachment permit activity and work in the State right-of-way may be submitted using
English Units. The Permit Department and the Environmental Planning Branch will review
and approve the activity and work in the State right-of-way before an encroachment permit is
issued. Encroachment permits will be issued in accordance with Streets and Highway Codes,
Section 671.5, “Time Limitations.” Encroachment permits do not run with the land. A
change of ownership requires a new permit application. Only the legal property owner or
his/her authorized agent can pursue obtaining an encroachment permit. Please call the
Caltrans Encroachment Permit Office - District 6: 1352 W. Olive, Fresno, CA 93778, at
(559) 488-4058.

If you have any other questions, please call David Deel, Associate Transportation Planner, at
(559) 488-7396.

Sincerely,

LD
MICHAEL NAVARRO, Chief
Planning North Branch

“Provide a safe, sustainable, integrated and efficient transportation system
to enhance California's economy and livability "
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May 18, 2016 -

Paul Scheibel/Paul Bemnal

City of Visalia o
315 East Acequia Avenue MG, a0
Visalia, CA 93291 EL (0 o LR

Subject: Annexation No. 2016-01 and Tentative Parcel Map No. 2016-01
SCH#: 2016041050

Dear Paul Scheibel/Paul Bernal:

The State Clearinghouse submitted the above named Mitigated Negative Declaration to selected state
agencies for review. The review period closed on May 17, 2016, and no state agencies submitted
comments by that date. This letier acknowledges that you have complied with the Staie Clearinghouse
review requirements for draft environmental documents, pursuant to the California Environmental Quality

Act,

Please call the State Clearinghouse at (916) 445-0613 if you have any questions regarding the
environmental review process. If you have 2 question about the above-named project, please refer to the
ten-digit State Clearinghounse number when contacting this office.

Sincerely,
Scott Morgan

Director, State Clearinghouse

1400 10th Street P.0.Box 3044 Sacramento, California 95812-3044
(916) 445-0613 FAX (916} 323-3018 www.opr.ca.gov
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Appendix C
Notice of Completion & Environmental Document Transmittal
Mail to: State Clearinghouse, P.0O. Box 3044, Sacramento, CA $5812-3044  (916) 445-0613 -
For Hand Delivery/Street Address: 1400 Tenth Street, Sacramento, CA 95814 SCH#
Project Title: Annexation No. 2016-01 and Tentative Parcel Map No, 2016-01
Lead Agency: City of Visalia Contact Person: Paul Scheibel, AICP / Paul Bernal
Mailing Address: 315 E. Acequia Phone: {558) 713-43689 / (559) 713-4025
City: Visalia Zip: 93281 County: Tulare
Project Location: County:Tulare City/Nearest Commumity: Visalia
Cross Streets: S. Akers St/ W, Cypress Ave, Zip Code: 93291
Longitude/Latitude (degrees, minutes and seconds): ° § "N/ ° ’ "W Total Acres: 39+/-
Assessor’s Parcel No.: various Section: 34 Twp.: 18 Range: 24E Base: Visalia
Within 2 Miles:  State Hwy #: 63 & 198 Waterways: Persian-Watson Ditch
Adrports: Visalia Munigipal Airport Railways: Schools: CVC, El Diamante, V.Big
Document Type:
CEQA: [] NOP [ Draft BIR NEPA: [] NOI Other: [ Joint Document
[J Earty Cons [0 Supplement/Subsequent EIR ] EA ] Final Document
[] NegDec (Prior SCH No.) U Draft EIS 7] other:
[x] Mit NegDec  Other: [J FONSI
Local Action Type: -
1 General Plan Update [ Specific Plan ] Rezone %] Annexation
[0 General Pian Amendment [] Master Plan Prezone [J Redevelopment
[l General Plan Element [ Planned Unit Development ] Use Permit [ Coastal Permit
] Community Plan [ site Plan Land Division (Subdivision, cte.) [ Other:
Development Type:
] Residential: Units Acres
[ Office: Sq.ft. Acres Employees______ [} Transportation: Type
[[] Commerrial: Sq.ft. Acres Empioyees, ] Mining: Mineral
[] Industrial:  Sq.ft. Acres Employees L] Power: Type MW
] Educational: [] waste Treatment: Type MGD
] Recreational: [ Hazardous Waste: Type
] Water Facilities: Type MGD [X] Other: Annexation / Parcel Map
Project Issues Discussed in Document:
Aesthetic/Visual [] Fiscal [X] Recreation/Parks [X] Vegetation
] Agricultural Land [X] Food Plain/Flooding ] Schools/Universities [X] Water Quality
Air Quality [X] Forest Land/Fire Hazard ] Septic Systems Water Supply/Groundwater
Archeological/Historical  [X] Geologic/Seismic ] Sewer Capacity iX] Wetland/Riparian
iX] Biological Resources [ Minerals ix] Soil Erosion/Compaction/Grading [ ] Growth Inducement
] Coastal Zone [X] Noise ] Solid Waste X Land Use
{X] Drainage/Absorption BX] Population/Housing Balance [X] Toxic/Hazardous [X] Cumulative Effects
] Economic/Jobs Public Services/Facilities ~ [ Traffic/Circnlation [0 Other:

Present Land Use/Zoning/General Plan Designation:
Failow land / County AE-20 / Commercial Mixed Use

Project Description: (please use a separate page_if Fecessary)
Please see attached project description.

Note: The State Clearinghouse will assign identification numbers for all new projects. If @ SCH number alrcady exists for a project (e.g. Notice of Preparation or

previous draft document) please fill in.
Revised 2010



Reviewing Agencies Checklist

Lead Agencies may recommend State Clearinghouse distribution by marking agencies below with and "X".
If you have already sent your document to the agency please denote that with an "S",

x Air Resources Board X Office of Historic Preservation

_ Boating & Waterways, Department of Office of Public Schoo! Construction

_____ California Emergency Management Agency X Parks & Recreation, Department of
California Highway Patrol Pesticide Regulation, Department of

S Caltrans District #5_ X Public Utilities Commission

X Caltrans Division of Aeronautics X Regional WQCB #L

X Caitrans Planning X Resources Agency

___ Central Valley Flood Protection Board ______ Resources Recycling and Recovery, Department of

_____ Coachella Valley Mtns. Conservancy ____ S'F. Bay Conservation & Development Comm.

____ Coastal Commission — San Gabriel & Lower L.A. Rivers & Mtns. Conservancy
Colorado River Board __ San Joaquin River Conservancy

X Conservation, Department of _____ Santa Monica Mtns. Conservancy

— Corrections, Department of State Lands Commission

_____ Delta Protection Comrmission X SWRCER: Clean Water Grants

_____ Education, Department of X SWRCB: Water Quality

___ Enpergy Commission ______ SWRCB: Water Rights

X Fish & Game Region #ff_______ Tahoe Regional Planning Agency

___ Food & Agriculture, Department of X Toxic Substances Control, Department of

___ Forestry and Fire Protection, Department of & Water Resources, Department of

__ General Services, Department of

______ Hecalth Services, Department of Other:

X Housing & Community Development Other:

X Native American Heritage Commission

Local Public Review Period (to be filled in by iead agency)

Starting Date April 18 2016 Ending Date May 19, 2016

Lead Agency (Compiete if applicable):

Consulting Firm: Applicant: City of Visalia

Address: Address: 315 E. Acequia

City/State/Zip: City/State/Zip: Visalia, CA 93291

Contact: Phone: 558.713.4358

Phone:

Signature of Lead Agency RepresentativeW Date: 4714/16

Authority cited: Section 21083, Public Resources Code. Reference: Section 21161, Public Resources Code.

Revised 2010



Document Details Report
State Clearinghouse Data Base

SCH# 2016041050
Project Title  Annexation No. 2016-D1 and Tentative Parcel Map No. 2016-01
Lead Agency \Visalia, City of
Type MND Mitigated Negative Declaration
Description The project proponents are requesting to annex and subdivide 39 acres, herein referredto as the
project. Approximately 38 acres of the project are located in the County of Tulare while the remaining
one acre site is within the City Limits of Visaiia.
Lead Agency Contact
Name Paul Scheibel/Paul Bernal
Agency City of Visalia
Phone (559} 713-4369/-4025 Fax
email
Address 315 East Aceguiia Avenue
City Visalia State CA  Zip 83291
Project Location
County Tulare
City Visalia
Region
Lat/Long
Cross Streets  S. Akers SYW. Cypress Ave
" Parcel No. variols
Township 18 Range 24k Section 34 Base Visalia

Proximity to:

Highways 63 & 198
Airports  Visalia Municipal Airport
Railways
Waterways Perstan-Watson Ditch
Schools CVC, El Diamante, V.B
Land Use Fallow land/County AE-20/Comrmercial Mixed Use
Project Issues  Aesthetic/Visual; Agricultural Land; Air Quality; Archaeologic-Historic; Biological Resources;
Drainage/Absorption; Flood Plain/Flooding; Forest Land/Fire Hazard; Geologic/Seismic; Noise:
Population/Housing Balance; Public Services; Recreation/Parks; Soil Erosion/Compaction/Grading;
Toxic/Hazardous; Vegetation; Water Quaiity; Water Supply; Wetland/Riparian; Landuse; Cumulative
Effects
Reviewing Resources Agency; Depariment of Fish and Wiidlife, Region 4; Departiment of Parks and Recreation;
Agencies Dcpartme_nt of Water Resources; Caltrans, Division of Aeronautics; California Highway Pafrof,

Caltrans, District 6; Regional Water Quality Control Bd., Region 5 (Redding); Native American Heritage
Commission

Date Received

04/15/2016 Start of Review 04/18/2016 End of Review {5/17/2016

Note: Blanks in data fields result from insufficiant information nroviderd by laad anenry
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MEETING DATE July 17, 2013
SITE PLAN NO. 13-125
PARCEL MAP NO.

SUBDIVISION

LOT LINE ADJUSTMENT NO.

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

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

E Solid Waste D Parks and Recreation D Fire Dept.

REVISE AND PROCEED  (see below)

{_,l A revised plan addressing the Commiltee 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.
[K Your plans must be reviewed by:
o CITY COUNCIL [ ] REDEVELOPMENT
X1 PLANNING COMMISSION [ ] PARK/RECREATION
[ HISTORIC PRESERVATION ] otHER

[] ADDITIONAL COMMENTS

If you have any questions or commenis, please call Jason Huckleberry at (559) 713-4250.

Site Plan Review Committee

&

ERT,



MEETING DATE JaM 17, 2en%
SITEPLANNO. |2 125
PARCEL MAP NO.

SUBDIVISION

LOT LINE ADJUSTMENT NO.

Enclosed for your review are the comments and decisions of the Slte Plan Review commitiee. Please
review ail commenis since they may impact your project.

D RESUBMIT Major changes to your plans are required. Prior to accepting construction drawings
for bullding 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 & meeting with

Planning D Engineering prior to resubmittal plans for Site Plan Review,

D Sofid Waste D Parks and Recreation D Fire Dept.

ﬂ REVISE AND PROCEED  (see below)

D A revised pian addressing the Committee comments and revisions must be submitted for Of-
Agenda Review and approval prior o submitting for bullding 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.
\/& Your plans must be reviewed by:
| cmy counciL [ ] repEVELOPMENT
LANNING COMMISSION [] PARK/RECREATION
[ ] HISTORIC PRESERVATION ] omHer

[ ] ADDITIONAL COMMENTS

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

Site ®lan Review Commitiee



TEM NO: 8 DATE: July 17, 2013

City of Visalia SITE PLAN NO: SPR13125
Bun ding: Site Pgan PROJECY TITLE: TENTATIVE PARCEL MAP
. DESCRIPTION: TENTATIVE PARCEL MAP WITH PASIMG ON 32
Review Comments ACRES (X ZONED) (REFER 09-C96)
APPLICANT: 4 CREEKS
PROP OWNEFR: DE JONG JOHN & WILLIE
LOCATION: ~37 8 ROEBEN ST
APRSY 037-450-00% 087-450-C0Z 087-450-003 087-450-004
087-450-0C3

MGTE: Thaose ars general comments snd DO NOT constituts & somplete plan chech: for your specific project
Please refar to the eaplicable California Code & local ordinance for additional reguirements.

£ o07sing ramit v be raceired. For information call (559) 713-4444
Supre i 5 sets o protessionetly prenared plans and 7 rarn of caloetiang. Sl Tonent Imurovements)

U Sphmi b cets of plars neepared by an archites o engineer. Mast comply witi: 2015 Caifornia Building Cod Sec, 2278 for convanticaa; lizht-
fraxr o conirucion or sStbm; 3 ootz of engines id calzulation-.

T indicate ataadoned walls, sootic systerar and axczyslions ca construct on pizns,
You are responsible to ensure compliance with the following checked items:
:——’ pael Siate and Fedarzl recuir sments for access silivy for personz with disabhities.
,_H £ i of travel, pariing and CONMER BrE3 MUSL COMY v requirements for accoss for poraons with Coobilities.
E All aesassibis uras requiret 1o ba adepiakie for puoiens with digak likies.
!
:-i ~Aaintain scond transmission cortro’ betwean units minmum of 56 5TC.
,::"J bizin s in Tire-rosist e Tegitirements £t moopurty ines.
D & damolttien permi & depolif is mequired, For informatien colf {558) 713-4444
'_j Ottain recvired poraite rrom S26 JCaguen Vaiie: sur Preution Jardl. Far information calt {558) 230-5000
f_i Plans must b approved Ly the Tulare County Health De yanment. For information coll {555} 624-8011
f Project iz Jecatad in flood zone . L.J Hazardous raaderials rport.
'_j Aoranpe foran on e insneciion. {Fes: fo: inspazmon 3746.50) For information call (559 713-4444

FT g Develont et fews. Jonimerssl $74T ped sauen oot gesidential $2.97 re squarl foo.

Pari Develoomint 22 S poo i co'lected with buitdlnz pemite,

_—

T Eastior addest navsi be ciarad to b cont ctant with Sio sdirass. For information call (58] 713-4320
L

i1 werepteth 7o submitied

—_

:‘;:'? Mo ¢ Tvnent ot this Lme

A ditini. camnrats.

r o FI M

SlEnuurg



ITEM NO: 8 DATE: July 17, 2013

Site Plan Review Comments For: SITE PLAN NO: SPR13125
PROJECT ¥ITLE:  TENTATIVE PARCEL MAP
Visalia Fire Department DESCRIPTION: TENTATIVE PARCEL MAP WITH PASING ON 39
Kurtis Brown, Assistant Fire Marshal ASPLIGANT: Q%EEESE }(é ZONED) (REFER 08-006}
707 W Acequia PROP OWNER: DE JONG JOHN & WILLIE
Visalia, CA 93291 LOCATION; 452 8 RDEBEN ST
559-713-4261 office APR(S): 087-150-001 D87-450-002 0B7-450-003 087-450-004
559-713-4808 jax 087-450-005

The following comments are applicable when checked:

O
il

KN K O X B

Refer to previous comments dated

Morc information is needed before a Site Plan Review can be conducted. Please submit plans with more
detail.

The Siic Plen Review comments in this document are not all encompassing, but a general overview of
the California Firc Code, and City of Visalia Municipal Codcs. Additional requirements may come
duoring the plan review process.

No fire protection items required for parcel map or lot line adjustment; howuver, any future projects will
he subject to fire protection requirements.

Address numbers must be placed on the exterior of the building in such a position as to clearly and
plainty visible from the street. Numbers will be at lcast 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 firc hydrants may be
required for any future development.

There are fire hvdrants required for this project.

The turning radius for emergency fire apparatus is 20 fect inside radius and 43 feet outside radius,
Ensure that the tumns 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 construciion.

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 firc department acrial apparatus. Access roads shall have a minimum unobstructed
width of 26 fect, 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 onc entire side of the building.

Page 1 of 2



A fire lane is required for this project. The location will be given fo you during the site plan meeting.

]

> A Knox Box key lock system is required. Applications are available at the Fire Department
Administrative Office. (Note: Knox boxes shall be ordered using an approved application that can be
found at Fire Administration Office located at 707 W. Accquia Ave. Please allow adequate time for
shipping and installation.}

L] The security gates, 1f to be Jocked, 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 Bo: 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.

M Commercial dumpsters with 1.5 cubic yards or more shall not be stored or placed within 5 fect of
combustible walls, openings, or a combustible roof eave line uxecept when protectud by a fire sprinkler
system.

] If you handle hazardous material in amounts that excoed the exempt amounts listed on Table 3-D of the
California Building Code, you arc 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.

L] An automatic fire sprinkler system will be required for this building. A firc hydrant is required within
50 fect 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 op the FDC
shall be Knox locking caps.

Al hardware on exit doors shall comply with Chapter 10 of the California Fire Code. This includes all
locks, 1atches. dolt locks, and panic and fire exit hardware.

Provide Nluminated cxit signs and emergeney lighting though-out building.

o1

All Firc and Life Safety systems located within the building shall be maintained.

An automatic fire extinguishing system for protection of the kitchen greasc hood and ducts is reyuired.

0O o

Special comments:

ey

o ETET Y s

Kurtis Brown, Assistant Fire Murshal

Page2 o2



SITE PLAN REVIEW COMMENTS
CITY OF VISALIA NEIGHBORHOOD PRESERVATION/CODE ENFORCEMENT DIVISION

July 17, 2013

ITEM NO: 8
SITE PLAN NO; SPR13125
PROJECT TITLE:  TENTATIVE PARCEL MAP
DESCRIPTION: TENTATIVE PARCEL MAP WITH PASING ON 39 ACRES (X ZONED) (REFER 9-096)
APPLICAMT: 4 CREEKS
PROF, OWNER: DE JONG JOHN & WILLIE
LOCATION: BAGIS REREEN.EC
APN(SY: 087-450-001 087-450-002
087-450-003 087-450-004
087-450-005
ITEM NOY &
No Comments

[] See Previous Site Plan Comments

L1 Provide Shopping Cart Retrieval Plan For any Retail That Wiil Require Shopping Carts

Additional Comments:

s
5 .,th ., ' = "‘_:_1.’!;_‘;;:‘,..._, . | | » g
-~ '(‘ o~ :_-W%?{tub}t&l&_({k A’

Tracy Roberishaw




CITT 0T VISALIA

SOLID WASTE DIVISION SiTE PL-W D SPR13125

336 N. BEN MADDOX “PROJECTTITLE:  TENTATIVE PARCEL MAP

VISALIA CA, 23291 DESCRIPTION: TENTATIVE PARCEL MAP W!TH PASING ON 38
713 - 4500 ACRES (X ZONED) (REFER 08-086)

APPLMYCANT: 4 CREEKS

COMMERCIAL BIN SERVICE PROP OWNER: DE JONG JOHN & WILLIE

_OCATION: 432 | ROEBEN 5T
Lo Sommants, APN:S!: 0G7-450-004 D87-250-092 DE7-350-003 087-450-00+
087-450-D05

JULOOUOTIononouooouog

Same comments as  as

Revistons reguired pricr to submitting final plans. See scomments below,

Resubmitfal reguired. 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 br R-4

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

Type of refuse service not indicated.

Location of bin enciosure 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 al!owihg refuse truck turning radius of :
Commercial { X } 50 ft. outside 36 fi. inside; Residential ( ) 35 f1. outside, 20 ft. inside.

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

Bin enclosure gates are required

Hainmerhead iurnaround must be built per city standards.

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

Bir: enclosures are for city refuss containers only. Grease drums or ary other
ftems are not allowed to be stored inside bin enclosures.

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

Enclosure will have to be designed and located for 2 STAB service (DIRECT ACCESS)

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

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



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

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 provide service,

Bin enclosure gates must open 180 degrees and alsc hinges must be mounted in front of post

see page 2 for instructions

Javier Hernandez, Solid Waste Front Load Supervisor 713-4338




QUALITY ASSURANCE DiVISION
SITE PLAN REVIEW COMMERNTS

ITEM NO: 8 DATE: Juiy 17, 2013

SITE FLAN NO: SPR13125

PROJECTTITLE:  TENTATIVE PARCEL MAP

'DESCRISTION: TENTATIVE PARCEL MAP WITH PASING ON 39
ACRES (X ZONED) {(REFER 0¢-096

-APPLICANT: 5 CREEKS '

PRO™ OVeNER: DE JONG JOMN & WILLIE

LCCATION: 432 5 ROEBEM 5T

APNS) 087-450-001 037-450-002 0B7-450-003 057-450-004

' 087-450-005

YOU ARE REQUIRED TO COMPLY WITH THE CITY OF VISALIA WASTEWATLER
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 INTERCEPTOR min. 1000 cAL,

GARBAGE GRINDER - % HP. MAXIMUM

SUBMISSIONM, OF A DRY PROCESS DECLARATION

NC SINGLE PASS COOLING WATER ISPERMITTED

BlO O o O

OTHER

]

) SITE. PLAN REVIEWED —NO COMMENTS

'CALL THE QUALITY ASSURANCE DIVISION AT (559) 713-4529 TF YOU HAVE ANY
QUESTIONS.

CITY Or VISALIA f -
MR "lk,..,fn'
PUBLIC WORKS DEPARTMENT AR i L
QUALITY ASSURANCE DIVISION AUTHORIZED SIGNATURE
7579 AVENUE 288
VISALIA, CA 93277 Tl

DATF



SUBDIVISION & PARCEL MAP
REQUIREMENTS
ENGINEERING DIVISION

[
|
i
[Cdason Huckleberry 713-4259 1 SITE PLANNO.  13-125

ITEM NO: 9 DATE: JULY 17, 2013

Ken McSheeh 713-4447 PROJECT TITLE:  TENTATIVE PARCEL MAP
.Q Adrian Rubslcabs 7194164 DESCRIPTION: ~ TENTATIVE PARCEL MAP WITH PHASING ON 39
e ' ACRES (X ZONED) (REFER 08-096)

i % APPLICANT: 4 CREEKS

E PROP. OCWNER:  DE JONG JOHN & WILLIE

. | LOCATION: EAST OF ROEBEN & SOUTH OF 198
ll APN: 087-450-001, 602, 003, 004, 005

SITE PLAN REVIEW COMMENTS

TAIREQUIREMENTS (Indicated by checked boxes) _

rJSubmit improvements plans dstailing ali proposed work; [USubdivision Agreement will detail fees & bonding
requirementis

CJBonds, certificate of insurance, cash payment of fees/inspection. and approved map & plan required prior to
approval of Final Map.

[XIThe Final Map & Improvements shall conform to the Subdivision Map Act, the City's Subdivision Ordinance
and Standard Improvements,

[IA preconstruction conference is required prior to the start of any construction.

CdRight-of-way dedication required. A title report is required for verification of ownership. [>dby map [ jby deed

4City Encroachment Permit Required which shall include an approved traffic control plan.

[CiCalTrans Encroachment Permit Required. [ 'CalTrans comments required prior to fentative parcel map
approval. CalTrans confacts: David Deel {planning) 488-40838

[dLandscape & Lighting District/Home Owners Association required prior to approval of Finai Map.
Landscape & Lighting District will maintain common area landscaping, strest lights, sireet 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.

FdLandscape & 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 streetl trees near intersections will need o
comply with Plate SD-1 of the City improvement standards. A street tree and landscape master plan for all
nhases 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. A ‘ A

[)Dedicate landscape lots to the City that are to be maintained by the Landscape & Lighting District.

[INortheast Specific Plan Area: Application for annexation into Northeast District required 75 days prior to
Final Map approval. )

I WWriiten commenis required from diich company. Contacis: James 3iva 747-1i77 ior Modoc,
Persian, Watson, Oakes, Flemming, Evans Ditch and Peoples Ditches; Paul Hendrix 886-3425 for Tulare
Irigation Canal, Packwood and Cameron Creeks; Bruce George 747-5601 for Mill Creek and St. John's
River.

oJFinal Map & Improvements shall conform to the City’s Waterways Policy. [<IAccess required on ditch bank,
12" minimum. >JProvide 25'wide riparian dedication from top of bank.

[JSanitary Sewer master plan for the entire development shall be submitted for approval prior to approval of
any portion of the system. The sewer systern will need o be extended to the boundaries of the development
where future connection and extension is anticipated. The sewer system will need o be sized io serve any
future developments that are anticipated to connect tc the system.

[AdGrading & Drainage plan required. If the project is phased, then a master pian is required for the entire
project area that shall include pipe network sizing and grades and street grades. {< Prepared by registered
civil engineer or project architect. I All eievations shall be based on the City's benchmark network. Storm
run-off from the project shall be handied as follows: a) [ ] directed to the City's existing storm drainage
system; b) BJ directed to a permanent on-site basin; or ¢) | | 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

1



basin; : maximum side slopes, perimeter fencing required, provide access ramp to bottom for
maintenance.

DIShow Oak trees with drip lines and adjacent grade elevations. [{ Protect QOak trees during construction in
accordance with City requirements. ZJA permit is required fo remove oak trees. The City will evaluate Oak
trees with removal permit applications. 07 Oak tree evaluations by a certified arborist are required to be
submitted to the City in conjunction with the tentative map application. i A pre-construction conference is
required. Contact: David Pendergrait, City Arborist, 713-4295

(XIShow adjacent property grade elevations on improvement plans. A retaining wall will be required for grade
differences greater than 0.5 feet at the property line.

DIRelocate existing utiiity poles and/or facilities.

dUnderground all existing overhead utilities within the project fimits. Existing overhead electrical lines over
50kV shali be exempt from undergrounding.

-IProvide "R" value tests: each al

o4 Traffic indexes per city standards: Roeben design T.1.<8.0, Cypress Tl =5.5

[JAN public streets within the project limits and across the project frontage shall be improved to their full width.
subject to available right of way, in accordance with City palicies, standards and specifications.

LJAll lots shall have separate drive approaches constructed to City Standards.

[dinstall street striping as required by the City Engineer.

L-Install sidewalk: 6°ft. wide, with 70'ft. wide parkway on Cypress & Roeben ‘

[_ICluster mailbox supports required at 1 per 2 lots, or use postal unit (contact the Postmaster at 732-8073).

[ ISubject to existing Reimbursement Agreement to reimburse prior developer:

[JAbandon existing wells per City of Visalia Code. A building permit is required.

[[JRemove existing irrigation lines & dispose off-site. [JRemove existing leach fields and septic tanks.

[ Fugitive dust will be controlled in accordance with the applicable rules of San Joaguin Valley Air District's

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

L4 If the project requires discretionary approval from the City, it may be subject to the San Joaquin Valley Air

District's Rule 8510 Indirect Source Review per the rule’s applicability criteria. A copy of the apnroved AlA

application will be provided to the City.

[XIf 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 Poliution Prevention Plan

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

£JComply with prior comments [ _Resubmit with additional information [ JRedesign required
Additional Comments:

1. Refer to previous SPR 09-096 comments; note current City policy/programs may supercede previous
requirements.

2. Phase 1 will emcompass a sectfion of full Cypress street improvements and full construction of
culvert over Persian ditch; approx. 3/4 streef improvements on Roeben, across Parcel 1; and
basin/corridor completion.

3. Phase 2 shall complete final Cypress and Roeben build out.

4. A section of Roeben St. is a funded coljector street therefore pavement in excess of Developer's 6°
frontage paveout responsibility is reimbursable. Further coordination with City Engineer is necessary.

5. Impact fees vary upon each development,



SUMMARY OF APPLICABLE DEVELOPMENT IMPACT FEES

Site Plan No: 13-125
Date: 7/1712013

lSumm:-.lry of applicable Development Impact Fees to be collected at the time of final/parcel map
I recordation:

I(Prelsmmary estimate only! Fina! fees will be based on approved subdivision map & lmprovements
|plans and the fee schedule in effect at the time of recordation.)

(Fee Schedule Date:7/1/2013)
(Project type for fee rales:VARIES)

[ ] Existing uses may qualify for credits on Development Impact Fees.

EEETTEM FEE RATE
E Trunk Line Capacity Fre TBD
E Sawer Front Fool Fee TBD
(-] Stormn Drainage Acquisition Fee TBD
El Park Acquisition Fee 8D

D Northeast Acguisition Fee Total
Siorm Drainage
Block Walls
Parkway Landscaping
Bike Paths

ﬁ Waterways Acquisition Fee TBD

Additional Development impact Fees will be collected at the time of issuance of building permits.

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 fo commencement of construction of the subject planned facilities.

2.) Reimbursement is available for the development of arterial/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 casts will be subject to
thase unit costs utilized as the basis for the transportation impact fee.

3.) Reimbursement is availabie for the construction of storm drain trunk lings and sanitary sewer trunk lines shown in the
City's Storrm: Water Master Plan and Sanitary Sewer System Master Plan. The developer will be reimbursed for
construciion costs associated with the installation of these frunk lines.

Adrin Rubaltaba



SITE PLAN REVIEW COMMENTS
CITY OF VISALIA TRAFFIC SAFETY DIVISION

July 17, 2013

BENTATNVE PARCEL MAS

ERTATIN PAGLL MAR T PABINE G 2% ACRES (X 70N =N IRFER 08083
,ﬂ_ Lot nilbmabant
LARRWHEN H:....E\S

o eC MR ERS CE JOMG JDRN & WILLIT

Qoa T A RRE LRl
APEY CUFeasl-507  OLV-450-2010

O57 450005 QLT-4R0-300
DET-AB0-005

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

No Comments

[ see Previous Site Plan Comments

3 install Street Light(s) per City Standards.

L1 install Street Name Blades at Locations.

[ Install Stop Signs at Locations.

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

] Traffic Impact Study required.

Additional Comments:

&

~d

SE % -
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13-125.dows



STATE NOEC A2 IFORN]A—C AL IPORNL, STATH TRANSPORTATION ~GFNCY

DEPARTMENT OF TRANSPORTATION
DISTRICT &

1352 WEST OLIVE AVENUE

P.O. BOX 12616

FRESNGC, CA 93778-2616

PHONE (559) 488-7396

FAX (559) 488-4088

Tty 711

v w ol ca.gny

L_ FORIIND G RROWE Jr., Gavemor

Flex your powert
Be energy efficicnt!

August 28, 2013
2135-JGR/CEQA
6-TUI.-198-6.76 =~
SPR 13125
TENTATIVE PARCEL MAP
SIERRA VILLAGE
4 CREEKS INC.
AGENDA 7/17/2013
Ms. Sandra Cloyd
City of Visalia
Public Works Department Engineering Services
315 East Acequia Avenue
Visalia, CA 93251

Dear Ms. Cloyd:

Thank you for the opportunity to review the Site Plan Review 13125 for a tentative parcel map to
reconfigure and create four (4) new parcels on 39 acres and establish phased development of the
new parcels. The included map titled “Sierra Village Concept Plan™ indicates the proposcd uses
and development phasing of the vacant lots.

The tentative parcel map indicates current zoning is Agriculture and proposed zoning is Quasi-
Public and Planned Professional/ Administration Office. The project is located in the southwest
quadrant of State Route (SR) 198 and Akers Avenue inierchange, approximately Y2 mile west of
Akers Avenue alung Cypress Avenue.

Caltrans previously reviewed this tentarive parcel map on 9/30/2009 and 12/17/2009 under SPR
09-096 and requested a Traffic Impact Study (TIS) be prepared. This recommendation still
continues to be valid for SPR 13125,

In February 2010. Caltrans reviewed the TIS Scope and provided comments via email to the
traflic consultant (ND Engineering). In May 2010. Caltrans received the Notice of Preparation
(NOP) for the Environmental Impact Report (EIR). The Transportation and Tralfic section of the
Initial Study for the NOP indicated that a TIS would be included and circulated with the Draft
EIR. To date Calirans has not seen or reviewed the DEIR or the TIS.

A Traffic Impact Study (T1S) is needed to assess the projuct related impacts to the State Highway
system and appropriatc mitigation measurcs. Based on the proposed development ideniified on
the parcel map and proximity to SR 198, it is anticipated that traffic generated from the proposed
developments could have a significant impact to the on/off ramps at SR 198. Currently, SR 198

“Cultreny heproves molility acros: Califoraia”



Ms. Sandra Cloyd — SP 13125
August 28, 2013
Page 2 of 2

westbound and easthound off ramps to Akers Avenue are operating near capacity, The TIS
should calculate a fair share cost estimate for interchange improvements where mitigation is
necessary. Please have the preparer of the traffic study reference the Caitrans Guide for the
Preparation of Traffic Impact Studies, dated December 2002, and send the scope of the TIS to
Caltrans before the traffic study is conducted. Caltrans Guide, while advisory, contains Best
Practices and gives insight into Caltrans’ expectations when reviewing a traffic study.

Please be advised that any future development in the vicinity of a State Route, whether the
entitlement is deemed by the Jead agency to be discretionary or ministerial should be sent {0
Caltrans Tor review.

Please send a response (o our comunents and a copy of the resolution related to the proposed
project. 1f you have any questions, please call me at (559) 488-7396.

Sincerely,

DAVID DEEL
Associale Transportation Planner
North Planning Branch

Enclosure

“Colirans imnraves mobility ecross California



STATE OF CALIEDRNL =~ BUSTNESS, TR ANSTORTA TN ANJ HOUSING #GENCY ARNOT N SCHW LR 20662 G verm o

DESARTINNT O TRARNSPORTATION
DISTRICT 6

1352 WIST OLIVE AVENUS

P.D. BOX 12616

SRESNO, CA 93778-2616 o R—
PHONE (359} 4857395 B cigven effcion
FAX (559) 488-4083 i

TTV £559) 188-4066

September 30, 2009

SFR 38090

TENTATIVE PARCFL MAD
SIERR A VILLIAGE /4 CREEK, INC.

AUGUST 26, 2006 ACGENDA

s, Sandra Clovd

City of Visalia

Pubiic Wor'ss Depariment Enginzering Services

215 Bast Acequia Avenue

Viszlia, CA 93291

Dear Ms, Cloyd:

Thank you for the opportunity io review the site plan review 06€-056 for tentative parcel map 0 create
four (4) new parcels. The project is located in the southwest quodrant of Staie Route (SR) 198 ard Akors
Avesue interchsnge, approximately 37 mile west of Akers Avenue along Cvpivss Avence, The parcel
map has indicared that current zouoing is agriculiure howevir proposed zoning is Quasi-Public ana
Dlanned Professionals Adminisiratior Office. In addition, the corcept map indicates proposed
developmeant of the vacant lots. Caltrans has the following comments:

A Traffic Impact Study {778} is neaded to assess the project related impacts to the State Highwoy system
and appropriate mitigation measurcs, Based os the proposed develepmeni identified on the parcel map
and proximiwy to SR 108, it is acticipated thot iralfic gererated from the proposed developments could
heve a significant impact to the on/off ramps at SR 198. Currertly, SR 198 westbound aud eastbouad of7
anps to Akoers Avenue are operating near capacity. The TIS should caiculate a fair share cost estimate
for interchange improvements where ruitigaiion is necessary. Piease Lave the preparer of the traffic study
reference the Caltrans Guide for the Preparaticn of Traflic Impact Smdies, dated Docomber 2002, and
send the scope of the TIS to Caltrans before the waffic sivay is conductea. Caltrans Cuide, while
advisory, contzins Best Practives end gives insight inio Calirans” expecivtions when reviewing & iraific
sindy.

Flease be advised that any future develerment in the vieinity of & State Route, vwhether the ensitlenent is
deemed by the lead egency to be discretionary or minisierial spould be sent to Caltrars for raview.
Dlease send a response 10 our commen:s prior to staff’s reenmmendaiions 1o the Planning Coramission
and the City Council. If you have any other quasticas, piease call me et {359) 488-7396.

Sincerely,

PAUL-AZBERT MARQUEZ
Ceniral Planning Boanch Chis”
e %
“T5awid Deel
Transportation Planner
Pistrict 6

“Co ftraad o Gueg e Relipe eoros: Colornia”



STLTE.OF CALIRORNIA——BESPIESS. TPANSPORTLTION JHD EOUSLIG AGEICY - AFNND SCHWATZENSGGER Covurs

DEPARTMENT OF TRANSPORTATICN
DISTRICT 6

1352 WEST OLIVE AVENUE

P.(). BOX 12016

FRESNO, CA 93778-2616 Py
PHONE (559) 488-7396 ovwcbinl ey
FAX (559)488-34088

TTY (559 48%-4066

December 17, 2009
2135-IGR/CEQA
6-TUL-198-6,76 /-
SPR 09-096 (RESUBMITTED)
TENTATIVE PARCEL LIAP
SIERRA VILLIAGE / 4 CREEK, INC.
12/6/2009 AGENDA
Ms. Sardra Cloyd
City of Visalia
Public Works Deparurent Engineering Services
315 Eas*t Accquia Avenue
Visclia, CA 93221

Dear Ivis. Cloyd:

Thank you for the opportunity io review the site plan review 09-096 for tentative parcel map to
create five (5) new parcels. Caltrans previously reviewed this toniative parcel mep on 9/30/2000
kowever the project at that time was to crzete 4 parcels. The project is located in the southwast
guadrant of Statc Route (SR} 198 and Akers Avenue interchange, approximately % mile wesi 01
Akers Avenue along Cypress Avenue. The parcel map has indicated that current zening is
Agriculture hovever proposed zoning is Cuasi-Public and Flanned Professional/Administration
Officz. In additicn, the concent map indicates proposed development of the vacant lots. Caltians
has thz following comments:

The previous Caltrans commeats dated 9/30/2009 (copy enclosed} cortinue to be valid.

Flease be advised that eny future development in the vicinity of a State Rowte, wiether the
entitlernent is deemed by ¢he lead cgency to be discretionary or ministerial should be sent to
Caltrans for review. Please send 2 response to our comraents prior to staff’s recommendations to
the Planning Commission and the City Council. If vou have any other questions, please call me
at (559) 488-7396.

Sincerely,

PAUL-ALBERT M/ RQUEZ
Ceafral Planning Branc};z Chief

=7 ;
A :\ LN/

David Deel
Trensportation Plannor
District 6

SO depronas s Sy aores Tl e



SITE PLAN REVIEW COMMENTS

Paul Bernal, Planning Division (559) 713-4025
Date: July 17, 2013

SITE PLAN NO: 13-125

PROJECT TITLE:  SIERRA VILLAGE DEVELOPMENT PLAN & PARCEL MAP
DESCRIPTION: NEW 48,034 SF SCHOOL ON 10.3 ACRES (R16 & RM2 ZONED)
APPLICANT TITLE: 4 CREEKS

PROP. GWNER: DE JONG JOHN & WILLIE
LOCATION: 432 S ROEBEN ST

APN TITLE: 087-450-001, 002, 003, 004 & 005
General Plan: Agriculture

Existing Zoning: County

Planning Division Recommendation:

B2 Revise and Proceed
[t Resubmit

Project Requirements

s Building Permit
* Additional information as needed

PROJECT SPECIFIC INFORMATION: 07/17/2013

1.

The site development plan is consistent with the project description and development plan !
included in the Environmental impact Report (EIR).

I 2. Prior to proceeding to a public hearing, staff wiil require the EIR fee be paid in fuii as noted in

staff's letter to the project apphicanis. i

CITY GENERAL PLAN CONSISTENCY

Applicants have the option of applying for an amendment to the General Plan Land Use Map.
The final decision to approve the land use designation change would be made by the City Councll
after an initial review and recommendation by the Planning Commission.

Parking:

4

1. Parking requirements will be assessed as follows: Group care facilities: one parking space

for each three beds; One parking space per dwelling unit for senior citizen housing
developments. Senior citizen means a person of fifty-five (55) years of age or older. Senior
citizen housing development shall be defined as a multi-family project wherein the units are
made available solely to senior citizens; Offices, including all public and professional offices,
except as otherwise specified: one parking space for each two hundred fifty (250) square feet
of floor area, with a minimum of four parking spaces, and Dental and medical clinics and
offices: one parking space for each two hundred (200) square feet of floor area, or four
parking spaces for each doctor, whichever is greater (see Zonhing Ordinance Section
17.34.020).

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

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

An B0 sq. ft. minimum landscape well is required every 10 contiguous parking stalls {(Zoning
Ordinance Section 17.34.040.D & 17.30.130.C).

It is highly recommended thai bicycle rack(s) be provided on site plan.

-

SITE PLAN #2013-125



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

Design/locate parking lot lighting to deflect any glare away from abutting residential areas,
calculations to be shown on construction documents (Zoning Ordinance Section 17.34.030.J).
Parking lot fo be screened from view by a 3-foot tall solid wall or shrubs when located
adjacent fo a public street.

Provide transit facilities on site plan.

. Provide shared parking/access agreements. Said agreements/ easements to be approved

and recorded prior to issuance of building permits (Zoning Ordinance Section 17.34.050).

. Provide oii-street loading facility {(Zoning Ordinance Section 17.34.070 & 17.34.080).
. The project should provide preferential parking spaces for carpoois and vanpools to decrease

the number of single occupant vehicle work trips. The preferential treatment could include
covered parking spaces or close-in parking spaces, or designated free parking, or a
guaranteed space for the vehicle.

Fencing and Screening:

1.
2,

Provide screening vor roof mounted equipment (Zoning Ordinance Section 17.30.130.F).
Provide second-story screening for all windows that may intrude inte adjacent residential
properties, Details and cross-sections will be required to be reviewed and approved prior to
issuance of building permits (Zoning Ordinance Section 17.30.130.F).

Provide screened trash enciosure with soiid screening gates (Zoning Ordinance Section
17.30.130.F).

Provide solid screening of all outdoor storage areas. Outdoor storage to be screened from
public view with solid material {Zoning Ordinance Section 17.30.130.F).

Outdoor retail sales prohibited.

Cross Sections need to be provided for site Plan Review if there is greater than an 18-inch
difference between the elevation of the subject site and the adjacent properties, and the
sections would be required for the public hearing process aiso.

All outdoor storage areas are to be identified on the site plan and they 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 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.

NOTE: The maximum height of block walls and fences is 7-feet in the appropriate arsas; 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
fencefwall height should also be submitied.

Landscaping:

1.

On September 30, 2009, the State Modei 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 eflective 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 1o projects instailing 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 meeting the State water
conservation reguirements. The City's implementation of this hew State iaw will be
ascomplished 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. NOTE: Prior to a final for the

2
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project, a signed Certificate of Compliance for the MWELO standards is required
indicating that the landscaping has been installed to MWELO standards.

2. Provide street trees at an average of 20-feet on center along sireet frontages. All trees o be
15-galion minimum size (Zoning Ordinance Section 17.30.130.C).

3. In the P(R-M) muiti-farnily residential zone, all multiple family developments shall have
landscaping including plants, and ground cover to be consistent with surrounding landscaping
in the vicinity. Landscape plans to be approved by city staff prior to installation and occupancy
of use and such landscaping to be permanently maintained. (Zoning Ordinance Section
17.16.180)

4. Al landscape areas io be proiected with 6-inch concrete curbs {Zoning Ordinance Section
17.30.130.F}.

5. All parking lots to be designed to provide a tree canopy {o provide shade in the hot seasons
and suniight 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 imrigation 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 ocak trees on site and provide protection for all cak trees greater than 2"
diameter {see Oak Tree Preservation Ordinance).

Maintenance of landscaped areas. - A landscaped area provided in compliance with the

regulations prescribed in this iitle or as a condition of a use permit or variance shall be planted

with materials suitable for screening or ornamenting the site, whichever is appropriate, and plant
materials shall be maintained and replaced as needed, to screen or ornament the site. (Pricr

code § 7484)

Lighting:

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

2. Parking lot and drive aisle lighting adjacent to residential units or designated property should

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.

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 reiocated.

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 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.

4X)

San Joaguin Valley Air Poliution Control District {SJVAPCD)

Please note that the project is subject to SJVAPCD Rule 8510. The applicant is
encouraged to do early indirect source medeling consultation with the Air District (please
see htto/fwenw.agmd . govirules/proposed/2301/sivapcd  rule8Z10.5d0).

3
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Valley Oak Tree

NOTE: Any development under the canopy of a Valley Oak Tree must be reviewed and
approved by David Pendergraft — City Arborist, 559-713-4295, Applicants should not
prepare any final plans without a review and approval of a detailed site plan by David
Pendergraft or his appointee.

NOTE: Staff recommendations contained in this document are not {o be considered support for a
nariicular action or project unless otherwise stated in the commenis.

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

—

~ @*D\D
Signature —FA. ¢

[ ——
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RECYCLEDMAE N

MEETING DATE 8/6/2009
SITE PLAN NO. 06-Co6
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.

L]

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 Committee for review of the
revised plans.

During site plan design/policy concems were identified, schedule a meeting with

Planning D Engineering prior to resubmittal plans for Site Pian Review.

D Solid Waste L—_l Parks and Recreation EI Fire Dept.

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 a.m. and 5 p.m., Monday through
Friday.

DX} Your plans must be reviewed by:

[ ] ciry counci [ ] REDEVELOPMENT
[X PLANNING COMMISSION [} PARK/RECREATION
] HISTORIC PRESERVATION [ ] oTHER

[] ADDITIONAL COMMENTS

If you have any questions or comments, please call Dennis Lehman, Building Official, Site Ptan Chairman at
713-4495.

Site Plan Review Commitiee



ITEMNO: 4 DATE:. SEPTEMBER9, 2009
SITE PLAN NO: 09-006

PROJECT: TENTATIVE PARCEL MAP
APPLICANT TITLE: PARCE| MAP TG CREATE § PARCELS
ON 39 ACRES (QP, X, A ZONED)
LOCATION TITLE: 4 CREEKS INC., DE JONG, WIK
FARMS (PROP. OWNERS)
APN TITLE: SEC ROEBEN & NOBLE
087-460-001, 602, 063, (04, 005, 087-
460-001

Submit 4 sets of engineered plans and 2 sets of calculations.
Indicate abandoned wells, septic 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 Buitding
Code Sec. 2308 for conventional light-frame construction or submit 2 sets of engineered calculations,

Maintein sound transmission contro! between units,

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.

Treatmeni conneclion charge o be assessed based on use,

Must comply with state energy requirements.

Plans must be approved by the Tulare County Health Department.

Common area must comply with requirements for access by the handicapped.

Project is located in fioed zone *. Minlmum finished floor elevation requires

*Flood Zone determination and finished floor elevation are based on the official FEMA NAVD 88 elevat:on
converted to the equivalent NGVD 29 elevation using FEMA's established conversion factor of 2.73.
Effective June 16, 2008,

All accessible units required to be adaptable for the physically handicapped.

Acceptable as submitted [ _|Amrange for an on-site inspection.

Hazardous materials report. [_JA demolition permit is required.

Schoo! Development fees. Commercial $0.47 per square foot. Residential $3.48 per square foot.

Park Development fee § . per unit collected with building permits.

]
]
L]
]
]
[]
[]
]
]
L]
]
]
[]
]
L]
1
]
]
[
]

Existing address must be changed to be consistent with city address policy.

K-) P £

A i e

7

Signature



Site Plan Review Comments For:

TEMNO: 2 DATE:  SEPTEMBER SO, 2009
I SITE PLAN NO: 05-096

Visalia Fire Department PROJECT: TENTATIVE PARCEL MAP
Charles Norman, Fire Marshal APPLICANT TITLE: ZﬁRCEL MAP TO CREATE 5 PARCELS

. , 39 ACRES (QP, X, A ZONED)
707 W Acequia * LOCATION TITLE: 4 CREEKS INC., DE JONG, WIK
Visalia, CA 93291 PN TITLE FARMS- (PROP. OWNERS)

; SEC ROEBEN & NOBLE

559-713.4486 office 087-450-001, 002, 003, 004, 005, 087
559-713-4808 fax 460001

The following comments are applicable when checked:

[J
X

O

O

O O

O OO O

No comments at this time for this project.
Refer to previous comments dated 8-26-09.

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 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



[ 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.

1 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. 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.

O

An autornatic 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.

OO0 0O @&

Special comments:

/
(i o T Ao
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Item # 2 Date 8-26-09
Visalia Fire Department Site Plan # 09-096
Charles Norman, Fire Marshal Project Tent parcel Map
707 W Acequia Applicant 4 Creeks/DeJong
Visalia, CA 93291 Location Roeben/Noble
559-713-4486 office APN 087-450-001, 002, 003, 004 087-460-001

559-713-4808 fax ll

= e ———
e ——

Site Plan Review Comments For: "

The following comments are applicable when checked:

O

O
O
[

]

[

O OO O

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 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 tums 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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0O O O

<

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
Heaith 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: Comply w/ Minimum Street Widths and hydrant spacing per Visalia Municipal Code

Chatles Norman, Fire Matstfal

Page 2 of 2



QUALITY ASSURANCE DIVISION
SITE PLAN REVIEW COMMENTS

ITEM NO: 4

SITE PLAN NO:
PROJECT:
APPLIGANT TITLE:
LOCATION TITLE:

APN TITLE:

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

DATE: SEPTEMBER$. 2009

09-086

TENTATIVE PARCEL MAP

PARCEL MAP TO CREATE 5 PARCELS
O 35 ACRES (QP, X, AZONED)

4 CREEKS INC., DE JONG, WIK
FARMS {PROP. OWNERS)

SEC ROEBEN & NOBLE

087-450-001, 002, 403, 004, 005, 087-

460-001

THE SANITARY SEWER SYSTEM.

YOUR PROJECT IS ALSO SUBJECT TO THE FOLLOWING REQUIREMENTS:

OO00DOOaog

OTHER

GREASE INTERCEPTOR,
GARBAGE GRINDER ~ % HP. MAXIMUM,
SUBMISSION OF A DRY PROCESS DECLARATION

NO SINGLE PASS COOLING WATER IS PERMITTED

WASTEWATER DISCHARGE PERMIT APPLICATION

SAND AND GREASE INTERCEPTOR — 3 COMPARTMENT

min. 1000 gaL ‘

Al SITE PLAN REVIEWED —NO COMMENTS

CALL THE QUALITY ASSURANCE DIVISION AT (5§59) 713-4529 IF YOU HAVE ANY

QUESTIONS.
CITY OF VISALIA

PUBLIC WORKS DEPARTMENT )"\ 0. OILM‘“

QUALITY ASSURANCE DIVISION AUTHORIZED SIGNATURE
7579 AVENUE 288
VISALIA, CA 93277 44~y

DATE



SITE PLAN REVIEW COMMENTS

Brandon Smith, AICP, Planning Division {558) 713-4636
Date: September 9, 2009

SITE PLAN NO: 09-096
PROJECT: TENTATIVE PARCEL MAP

PARCEL MAP TO CREATE 4 PARCELS ON 39 ACRES
(QP, X, A ZONED)

APPLICANT TITLE: 4 CREEKS INC., DE JONG, IWIK FARMS (PROP. OWNERS)
LOCATION TITLE: SEC ROEBEN & NOBLE
APN TITLE: 087-450-001, 002, 003, 004, 005, 087-460-001

General Plan: A, C, & Pl — Agriculture, Conservation & Public Institutional
Existing Zoning: A, County, QP — Agriculture, County & Quasi-Public

Planning Division Recommendation:
Revise and Proceed
] Resubmit

Project Reqgtiirements:

» Tentative Parcel Map

PROJECT SPECIFIC INFORMATION: September 8, 2009

1.

No new commenis. See previous comments from August 26, 2009.

PROJECT SPECIFIC INFORMATION: August 26, 2009

1.

o kW

8.

The Tentative Parcel Map divides the subject property in accordance with the proposed Sierra
Village expansion project. The Sierra Village expansion project requires an Annexation,
General Plan Amendment, Change of Zone, and Specific Plan Amendment, all of which must
be approved with or prior to the Tentative Parcel Map.

The Tentative Parcel Map has been prepared on the assumption that the above-refsrenced
entitiements are in effect. Any relevant Design District or other Zoning Ordinance standards
would take effect in correlation with these entitlements.

A shared agreement for access is required between Parcels 1, 2, and 3.

Change “Remainder” lot to “Parcel 5.

The South Fork Persian Diich is also a community waterway subject to riparian setbacks per
the Conservation, Open Space, Recreation and Parks Element as amended. A [ot to be
dedicated to the City for ditch purposes and a lot to be acquired by the City for riparian
setback purposes must be added on the South Fork Persian Ditch. Contact Paul Shepard at
the Parks and Recreation Department for further details.

Indicate any phasing on the parce! map as appropriate.

CIiTY GENERAL PLAN CONSISTENCY

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

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 submitied must be submitted for
additional review.
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NOTE: Staff recommendations contained in this document are not to be considered support for a
particular action or project unless ofherwise stated in the comments.

~
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SUBDIVISION & PARCEL MAP
REQUIREMENTS , _
ENGINEERING DIVISION ITEM NO: 4 DATE: SEPTEMBER 9, 2009
X|Doug Damko 713-4268 SITE PLAN NO.: 09-096 RESUBMITTAL
[ JKen McSheehy 713-4447 PROJECT: PARCEL MAP TO CREATE 4 PARCELS ON 39
[JAdrian Rubalcaba 7134164 _ ACRES (QP. X, A ZONED)
APPLICANT: 4 CREEKS INC,, DE JONG, IWIK FARMS (PROP,
OWNERS)
LOCATION: SEC ROEBEN & NOBLE
APN. 087-450-001, 002, 003, 004, D05, 087-460-001

SITE PLAN REVIEW COMMENTS

IREQUIREMENTS {indicated’hy checked boxes) . - ey A [T 1

BXISubmit improvements plans detailing all proposed work .SudeVISIOH Agreement wull detail fees & bondmg
requirements _

PBonds, certificale of insuranee,, cash payme 't‘of feeslmspeotlon and approved map &"'*‘Ian requxred-=pr|or to
- approval of Final-Map, %

.The Final Map & Improvements shaII conform to the Subd:vuswn Map Act the Cfty s Subdms;on Ordlnance
_and Standard Improvements. S

DA preconstructibn conference is-required phior 1o the start of any construction: - .5 7 7

Right-of-way dedication required. A title report is requnred for verification of ownershlp .by map Dby deed

K61ty Encroachmint Permit Rediired which shisit incliide ah approved traffic contiol pian. =7E=
[CICalTrans Encroachment Permit Required. [ JCalTrans comments requared prior to tentatlve parce! map
approval. CalTrans contacts: Al Dias (planning) 488-7306 -
ELandscapei & 1ght|ng Distrigt/Homie . Owniers ‘AssGeiation required. ﬁﬂer to' approval- of
Landsoape & 1ighfing Dlstnet will mamtam ‘eofn g landscapmg, street hghts street.
§treets as applicable, Submit: oompleted ‘L andscape ighting District appt:Catlon -and-filin ; of
<75 Jays before approval of Final: ‘Map; Contact Do Damko 713-4268 3‘16 E. Aoeqwa Ave distﬁot to
Include street lights: anddoeal street- maintenance :
l___lLandsoape & irrigation improvement plans to be submltted for each phase i.andsoape plans WI|| need to
comply with the City's sireet 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 submitied with the initial phase to assist City staff in the formation
of the landscape and lighting assessment district.
'Dedlcate landscape lots to'the ity that are #0-be maintained by the Landscape & Lighting:Distrist,
[CINortheast Specific Plan Area: Application for annexation into Northeast District required 75 days pnor to
Final Map approval, _ -
@gntten aoommeﬁte requ:red fpo; dltoh 'oompany PmlanMatson Contacts James Siwa 747-!177 for
pdog; | A g, ¢ 68! 5

.dohns:ﬂwer 0 e ek e Bl T o " ,

KiFinal Map & !mprovements shall conform to the Clty s Waterways Pollcy .Acoess requared on dltch bank
12" minimum. DProvide 25 #t. wide riparian dedication from top of bank.

@Saniia‘ry Sewer ‘master’ plan foT the éntire 'development’ shall be-gubmitted for appreval pﬂehr fo appwval of-

will need to be extended o the-boundaries of the )

s f : Rd -an |clpated The' sewer system mll rieed:fo. bé: sized to_-serve any

. future devetopments that are. antrcipatedgto connectto the system: see additional comnients. . -

[X) Storm Drain master plan for the entire development shall be submitted for approval prior to approvat of any
portion of the system. [ A permanent basin is required. [_] A temporary basin is required until a permanent
facility is provided. see addifional comments

[L18how Oak trees with drip lines and. adjacerit grade’ elevations. P‘rotent Oak tress during: constiuction in’
“-accordance with Gity requiremenits, BIA permitiis required 10 remave gak trees. The Clty will evaluiate Gak

1




J regulredbc david dergra ATOOMSE, 1 1ora299 ' . ks
.Show adjacent property grade elevatlons on improvement plans. A retaining wall wn!l be req red for grade

differences greater than 0.5 feet at the property line.

TRIRelocate existing itility poles andror faciities.” -~ . ... £ Bl 1y = S R

EUnderground all existing overhead utilities w:thln the pro;ect ilmnts Exnstlng overhead electncal I:nes over
50kV shall be exempt from undergrounding.

BiBrovide “R* value tests: 1'each at 600t intervals -

E]Tfaﬁ” c mdexes per city s ndards

; ' hin‘the:

All lots shall have separate drive approaches constructed o C|ty Standards
Hinstall street stnpmg as requlred by the Olty Enig meer a stripmg plan rs reqmped fcr Cypress Awe'and
- Roeben St :. = o0 el _
.lnstall s;dewaik ft wude wuth ft vwde parkway on s:d‘ewalk deferred untﬂ' developmenf
__permits for each parcel
.Glus@r Toailbox supports.required at.1, per. 2 lots,-or use:postal ynit (contact the . Pcstmaster Al 732-8073)
LJSubject to existing Reimbursement Agreement to reimpurse prior developer: ‘
[FiAbandon exsting wells: per City of Visalia'Code.- A building permit iSkequired: - ... ©0 ol 0
.Remove existing irrigation lines & dispose off-site. .Remove existing leach flelds and septlc tanks .
'Dust confrol’ is. requnred en slte dunng ' enstructaon and fcr ail maienal excavate' " graded,” andior
“trangponted.. . : Lol Ve i R e L e
Es*arm Water D:scharge permrt is requnred

CdComply with prior comments [IResubmit with additional information [_JRedesign required

Additional Comments: _
1. These site plan comments are written such that all public improvements will be required to be

completed with the recordation of the parcel map.

2. No phasing is shown so all improvements are assumed to be completed under one improvement
agreement. If phasing is desired, it must be shown on the map. Additional comments are needed if
phasing is desired.

3. The proposed parcel map is the land division component of the Sierra Village master planned
project.

4. The City's role as a properily owner for the proposed parcel map, particularly in regards to transfer of
ownership of the drainage basin from the current parcel to the proposed parcel! Lot A, will need to be
addressed prior to recording of the proposed parcel map.

5. The submitial of the proposed parcel map is premature. The tentfative parcel map must be submitted
concurrently with the applications for the GPA, SPA and COZ, The final map cannot be recorded until
the annexation is complete and all entitlements approved by City Council,

6. All conditions of approval established with the annexation agreement, GPA, SPA and COZ will be
applicable to the proposed parcel map.

7. The alignments of the streets and the street width dimensions shown are acceptable, Roeben St is a
designated 70' RW collector in the TIF program. Roeben St cross-section will be per Plate P-37.
Cypress Ave cross-section will be per plate P-16 modified with 7' RV and 46" curb-to-curb.



8. The relocation of the city owned drainage basin and the two inflow storm drain lines will be required
with this proposed parcel map and potentially prior to this parcel map depending on the properly
negotiations between the City and Mr De Jong and Ms Billys. All costs associated with the relocation
of the basin and storm drain lines with be subject to further discussion and negotiation between all

parties involved and as agreed to by City Council.

9. The ditch lots and riparian setback lots appear to reflect the proper ditch locations and setback
requirements. Cross sections should be shown on the tentative map. The project applicants are
responsible for the fuli costs of relocating Persian Ditch including land dedication and the extended
culvert at Cypress Ave and Roeben St The project applicants are also responsible for the full costs of
the new cuivert crossing at Cypress Ave for the South Fork of Persian Ditch.

10. The conversion of the subject properly from agricultural to urban uses is not addressed in the
Sewer System Master Plan. The subject property is adjacent to Basin 6 and can only potentially be
served by this basin. The existing 27" and 12" trunk lines in Akers serve Basin 6. The only nearby
sewer line that could potentially serve the subject property is an 8" line in Cypress Ave. This 8" line
already serves 28 acres of commercially zoned CSO properties. A special study will be required
analyizing the impact of adding the subject property to Basin 6 and also analyzing the options for
connections and line capacities. The special study is required to be submitted with the annexation
application. The special study Is subject to review and approval by City engineering staff.

11. Acquisifion development impact fees for storm drainage, parks and waterways will be due with the
recording of the parcel map and will be calculated based on the approved development master plan.

12. Additional comments and conditions will be considered with subsequent site plan review of the site
development plans needed for the annexation, GPA, SPA and COZ.



SUMMARY OF APPLICABLE DEVELOPMENT IMPACT FEES

Site Plan No: 09-096 RESUBMITTAL
Date. SEPTEMBER 9, 2009

Sumliaary oT app!icable Develnpment Impact Fees 1o be collected a‘.t the tsme of- fmallpare'

tPré‘l_lminary estlmate only' anal fees will bb ba‘ ed’ on approved subdlwsi'
zplans -and'the.fee schedule in effect at the time of regmdatlon.) Yo

(Fee Schedule Date: )
(Project type for fee rates:mixed use)

[] Existing uses may qualify for credits on Development impact Fees.

dependent on proposed zone

" . ParkAcqulsmon e 'dependent on proposed zone

'-.?Northeast Aoqgnzltlan fee Tetal 4

'. Wét.té-'rways Acﬁﬁisitbﬁ.Fee ‘ - 'dépéhdéﬁt oﬁ ‘p?opdsednzo;lé "

AddiioAl DEvaIBRmentIRpac Faes Wil be collocted at fhe Time of SSuanes o Bulding permis. |

City Reimbursement:

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

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

3.} Reimbursement is avallable for the construction of storm drain frunk 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 installation of these trunk lines.

prn “Dmy—
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Annexation No. 2016-01 & Tentative Parcel Map No. 2016-01
APN: 087-450-001, 002, 003,004, 005, & 087-460-001
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Annexation No. 2016-01 & Tentative Parcel Map No. 2016-01
APN: 087-450-001, 002, 003,004, 005, & 087-460-001
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Annexation No. 2016-01 & Tentative Parcel Map No. 2016-01
APN: 087-450-001, 002, 003 004, 005, & 087-460- ‘001 :
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Annexation No. 2016-01 & Tentative Parcel Map No. 2016-01
APN:087-450-001, 002, 003,004, 005, & 087-460-001
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REPORT TO CITY OF VISALIA PLANNING COMMISSION

L& HEARING DATE: March 13, 2017

PROJECT PLANNER: Paul Scheibel, AICP, Principal Planner
Phone No.: (559) 713-4369

SUBJECT: Tentative Subdivision Map No. 5558: A request to subdivide 8.76
acres into 51 lots for residential development. The project is zoned R-M-2 (Multi-
family Residential, 3,000 sq.ft. of lot area per unit), and is located on the south side
of Ferguson Ave., approximately 650 feet west of Dinuba Bivd. (APN 090-280-004)

Conditional Use Permit No. 2017-02: A request by Joe Gong for a
Planned Development to allow 51 single-family residential units with modified
development standards on 8.76 acres. The project site is zoned R-M-2 (Multi-
family Residential, 3,000 sq.ft. of lot area per unit), and is located on the south side
of Ferguson Ave., approximately 650 feet west of Dinuba Blvd. (APN 090-280-004)

STAFF RECOMMENDATION

Tentative Subdivision Map No. 5558

Staff recommends approval of Tentative Subdivision Map No. 5558, as conditioned, based on
the findings and conditions in Resolution No. 2017-03. Staff's recommendation is based on the
conclusion that the request is consistent with the Visalia General Plan, Zoning and Subdivision

Ordinances.
Conditional Use Permit No. 2017-02

Staff recommends approval of Conditional Use Permit No. 2017-02, as conditioned, based on
the findings and conditions in Resolution No. 2017-02. Staff's recommendation is based cn the
conclusion that the request is consistent with the Visalia General Plan and Zoning Ordinance.

RECOMMENDED MOTION
! move to approved Tentative Subdivision Map Nc. 5588, based on the findings and conditions
in Resolution No. 2017-03.

| move to approve Conditional Use Permit No. 2017-02, based on the findings and conditions in
Resolution No. 2017-02.

PROJECT DESCRIPTION

Tentative Subdivision Map (TSM) No. 5558 is a proposal to subdivide an 8.76-acre parcel into
51 lots for residential development. Conditional Use Permit (CUP) No. 2017-02 accompanies
the TSM 5558, making the project a Planned Residential Development (PRD). The PRD allows
the proposed single-family residences to have unique access and development standards. The
overall project objective is to develop the site for a single-family residential neighborhood, rather
than the more traditional duplex or small apartment complex typically associated with residential
projects in the Medium Density (10-15 units per acre) land use and zoning (minimum 3,000
square feet of lot area per unit) district.
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but at a scale and efficiency that is

Pursuant to Zoning Ordinance Chapter
17.26 (Planned Development),
development standards may be deviated in
order to maximize the benefits that may be
derived from a more unique project that
could not otherwise be accommodated by
adherence to the Code standards. The
proposed project is being processed under
this Code provision. The preject proposes
to deviate from either the R-1 (Single-family
Residential) or the R-M-2 (Multi-family
Residential, minim 3,000 sq.ft. of lot area
per unit) development standards in order to
create a single-family residential product

more typical of multi-family =
developments. L T
The p_roposed lot sizes range from —
approximately 4,800sq.ft. to over bnhonts
13,700sq.ft. {lot sizes include common e
access drives), while proposed house il e
sizes will range from 1,200sq.ft. to o o
1,560sq.ft. All units are propeosed to be INTERIOR LOTS
one-story structures. The project relies FRONTYARD: & (18'logerage)
on modified yard setbacks as follows: e
m@ ?b’mmnn
4CREEKS wwmanims
COMPARISON OF SETBACK STANDARDS
Front to Front to Rear Side | Side Street
Living Garages
Spaces
R-M-2 15 22 25 5 10
Project Lots fronting Public| 15 18 10 5 5
Street
Project Interior Lots 5 5 5 5 5
R-1-6 (R-1-5 w/ New Z0) 15 22 20 5 10

Access to the project will be from Highland St., connecting at Ferguson Ave., and from the
extension of Conyer St. extending from the existing neighborhood to the south, connecting to
Perez Ave. within the project site. The maijority of the lots will take access from the public street




(Highland/Perez/Conyer) via shared 22-foot wide drive aisles. These drive aisles are proposed
to be regulated and maintained through a Declaration of Shared Driveway Easement and
Maintenance Agreement document to be recorded on each of the for-sale lots. This proposal is
analyzed further in the Project Evaluation portion of this report.

BACKGROUND INFORMATION

General Plan Land Use Designation: Residential Medium Density

Zoning: R-M-2 (Multi-family Residential, 3,000 sq. ft. minimum
lot are per unit)

Surrounding Land Use and Zoning: North: R-M-2/Vacant
South: R-1-6/ Single Family Residences
East: CSO/ Fairway Shopping Center
West: R-1-6 / Single Family Residences

Environmental Review: Negative Declaration No. 2017-10
Special Districts: None
Site Plan Review No: 2016-098

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

RELATED ACTIONS

General Plan Amendment GPA 2002-03, Change of Zone ZC 2002-04, Conditional Use
Permit CUP 2002-12: Approved by the City Council On June 22, 2002. Changed the land use
and zoning designation on approximately 18 acres from Low Density Residential and Medium
Density Residential to High Density Residential and Shopping Office/Commercial. The 18-acre
site is bounded by Dinuba Blvd. to the east, Ferguson Ave, to the north, Conyer St. alignment to
the west, and Vine Ave. to the south. CUP 2002-12 allowed 160 multi-family units on eight
acres. The project ultimately facilitated development of the Food For Less shopping center.
The multi-family project on the current project site (APN 0980-280-004) was not developed.

General Plan Amendment No. 2007- 07, Change of Zone No. 2007- 08, Vineyard Villas
Tentative Subdivision Map No. 5532, and Conditional Use Permit No. 2007-19: Approved by
the City Council on January 7, 2008. A request by Fairway Properties to change the land use and
zoning designation from Residential High Density (RM-3) to Residential Medium Density on 7.9
acres, TSM 5532 and CUP 2007-19 allowed a Planned Residential Development (PRD) with 66
attached residences on 7.9 acres, located at the southeast corner of Ferguson Ave. and Conyer St.
(APN: 090-280-004)

PROJECT EVALUATION

Staff recommends approval of the Catalina PRD, consisting of Tentative Subdivision Map No.
5558, and Conditional Use Permit CUP 2017-02, as conditioned, based on the project’s
consistency with the Land Use Element Policies of the General Plan, Zoning Ordinance, and
the Subdivision Ordinance for the tentative parcel map.




Planned Residential Development

The proposed small lot subdivision offers a unique for-sale housing product that will
complement and enhance the existing single-family residential neighborhoods to the south anc
west. The proposed house sizes (1,200 to 1,560 square feet) are significantly below the
average new single-family house size of 2,178 sq.ft. In addition, the average lot sizes, after
subtracting the common area drive aisles, will average approximately 5,050 sq.ft. This is
approximately 17% more compact development than standard single-family residential
subdivision, yet provides over 80% more lot area per unit on average than a living unit on a
standard R-M-2 lot (3,000 sq.ft. of lot area per unit).

Recommended_Conditions

In addition to the standard conditions applicable to a TSM and CUP project, staff recommends
two Special Conditions to be placed on the both the TSM and CUP components of the project:

1. Prior to recordation of the final map, the Applicant shall modify the Map exhibit to affect
the proposed property boundaries and net square footages of Lots 3, 8, 16, 24, 30, and
45, to eliminate singular ownership of the common drive aisles associated with those
lots. The Applicant shall either revise the proposed lot boundaries of all the benefitting
lots to reflect approximately equal ownership of the common drive aisles; or, shall create
a common area lot for each drive aisle. Such revision shall be subject to the approval of
the City Engineer and City Planner.

Staff recommends this condition to provide proportionate equity in the ownership and
responsibility of the common drive aisles commensurate with the shared benefits being derived
by the drive aisles. As presently depicted, the Lots identified above would carry a large and
disproportionate ownership, tax, and maintenance burden on a single lot owner. The Applicant
has indicated their concurrence with this condition.

2. That an agreement addressing vehicular access, parking, and maintenance of the
common drive aisles shall be recorded with the final subdivision map. The agreement
shall address property owners’ responsibility for repair and maintenance of the common
drive aisles. The City Planner and City Engineer shall review for approval this agreement
verifying compliance with these requirements prior to recordation of the subdivision map.

The Applicant proposes a Declaration of Shared Driveway Easement and Maintenance
Agreement to provide for the operation and maintenance of the shared drive aisles. A sample
Agreement is provided as an attachment to this report.

General Plan Consistency

The project, as conditioned, is not inconsistent with any General Plan policies. The project
specifically supports General Plan Land Use policies related to efficient land use absorption
(Policy LU-P-19, LU-P-45), and encouraging a variety of housing products (LU-P-50).

However, approval of the project would require specific findings of consistency with two General
Plan considerations:

1- Development Density (General Plan Land Use Element Table 2-3, Density and
Intensity Standards by Land Use Classification). The project does not meet the development
density range (10 to 15 dwelling units per acre) for the RMD (Residential Medium Density).



However, the proposed development density of 5.82 dwelling units/acrecan be supported on
several bases: A- The site has failed to develop under approved projects at the High Density
(15-35 units per acre); and, B- The proposed density facilitates a unique entry level, for sale
residential product that is not otherwise available within 7/8ths mile of the project site (Northeast
Area Specific Plan); and, C- The proposed project shares a common local public street and
common boundaries on the south and west with an older single-family residential development.
The new single-family residential product type, along with the similar density range as the
existing neighborhood, will serve to enhance the continuing revitalization of the existing

neighborhood.

2- General Plan Housing Element Regional Housing Needs Allocation (RHNA)} Land
Inventory. The project’s 51 units is less than the 95 units of Low income projected to be
developed according to the RHNA Land Inventory. However, the RHNA Land Inventory shows
there is an excess of undeveloped Medium Density Residential Land that equates to 1,545
potential housing units [3,293 (available) -, minus 1,545 (required) = 1,545 excess)].
Consequently, there would be no unaccounted for loss of affordable housing land resulting from
the project.

Environmental Review

Negative Declaration No. 2017-10 has been prepared for the project. The 20-day review and
comment period for the Initial Study began on February 20, 2017, and ended on March 11,
2017. No formal comments were received. Consequently, the Negative Declaration for the
project is recommended for adoption.

RECOMMENDED FINDINGS

Tentative Subdivision Map No. 5558

1. That the proposed location and layout of the Catalina Tentative Subdivision Map No. 5558,
its improvement and design, and the conditions under which it will be maintained is
consistent with the policies and intent of the General Plan, Zoning Ordinance, and
Subdivision Ordinance. The 8.76-acre project site, which is the site of the proposed 51 lot
small lot residential subdivision, is specifically consistent with General Plan Land Use
policies related to efficient land use absorption (Policy LU-P-19, LU-P-45), and to
encouraging a variety of housing products (LU-P-50). Additionally,

General Plan Housing Element Regional Housing Needs Allocation (RHNA) Land
Inventory. The project’s 51 units is less than the 95 units of Low income projected to be
developed according to the RHNA Land Inventory. However, the RHNA Land Inventory
shows there is an excess of undeveloped Medium Density Residential Land that equates
to 1,545 potential housing units [3,293 (available) -, minus 1,545 (required) = 1,545
excess)]. Conseguently, there would be no unaccounted for loss of affordable housing
land resulting from the project.

2. That the proposed Catalina Tentative Subdivision Map No. 5558, its improvement and
design, and the conditions under which it will be maintained will not be detrimental to the
public health, safety, or welfare, nor materially injurious to properties or improvements in the
vicinity, nor is it likely to cause serious public health problems. That the proposed tentative
subdivision map would be compatible with adjacent land uses. The project site is bordered
by existing residential development, a collector street and shopping center.

3. That the site is physically suitable for the proposed tentative subdivision map. The Catalina
Tentative Subdivision Map No. 5558 is consistent with the intent of the General Plan,




Subdivision Ordinance, and Zoning Ordinance, and is not detrimental to the public health,
safety, or welfare or materially injurious to properties or improvements in the vicinity. The 51-
lot subdivision is designed to comply with the City’s Engineering Improvement Standards “P-
15 — Super Block Connectivity’. This policy is to provide full access via the local street
connectivity within a superblock thereby reducing trips onto collectors and arterials. The
superblock connectivity design allows for through movement and good connections between
and within neighborhoods. The completion of the local street connection proposed within the
subdivision provides connecticn to existing neighborhcods. The construction of this local
street connection provides an improved path of travel for vehicles and pedestrians of the
surrounding area.

. That the site is physically suitable for the proposed tentative subdivision map and the
project's density, which although not consistent with the underlying Medium Density
Residential General Plan Land Use Designation. The proposed location and layout of the
Catalina Tentative Subdivision Map No. 5558, its improvement and design, and the
conditions under which it will be maintained is consistent with the policies and intent of the
General Plan, Zoning Ordinance, and Subdivision Ordinance. Specifically, the project does
not meet the development density range (10 to 15 dwelling units per acre) for the RMD
(Residential Medium Density). However, the proposed development density of 5.82 can be
supported on several bases:

A- The site has failed to develop under approved projects at the High Density {(15-
35 units per acre); and,

B- The proposed density facilitates a unique entry level, for sale residential
product that is not otherwise available within 7/8ths mile of the project site
{Northeast Area Specific Plan); and,

C- The proposed project shares a common local public street and common
boundaries on the south and west with an older single-family residential
development. The new single-family residential product type, along with the
similar density range as the existing neighborhood, will serve to enhance the
continuing revitalization of the existing neighborhood.

. That the proposed Catalina Tentative Subdivision Map No. 5558, design of the subdivision
or the type of improvements will not conflict with easements, acquired by the public at largs,
for access through or use of, property within the proposed subdivision. The nine-lot
subdivision is designed to comply with the City’s Engineering Improvement Standards “P-15
— Super Block Connectivity”. This policy is to provide full access via the local street
connectivity within a superblock thereby reducing trips onto collectors and arterials. The
superblock connectivity design allows for through movement and good connections beiween
and within neighborhoods. The completion of the local street connection proposed within the
nine lot subdivision provides connection to existing neighborhoods. The construction of this
local street connection provides an improved path of travel for vehicles and pedestrians of
the surrounding area. Additionally easements shown on the map as to be abandoned have
already been authorized by previous City Council action.

. That an Initial Study was prepared for the proposed project consistent with CEQA, Initial
Study No. 2017-10 disclosed the proposed project has no new effects that could occur, or
new mitigation measures that would be required that have not been addressed within the
scope of the Program Environmental Impact Report (SCH No. 2010041078). The
Environmental Impact Report prepared for the City of Visalia General Plan was certified by
Resolution No. 2014-37, adopted on October 14, 2014. Therefore, the Program
Environmental Impact Report adequately analyzed and addressed the proposed project.



Conditional Use Permit No. 2017-02

1. That the proposed project, as conditioned, 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
findings of Zoning Ordinance Section 17.38.110:

A. The proposed location of the conditional use is in accordance with the objectives of the

B.

Zoning Ordinance and the purposes of the zone in which the site is iocated.

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.

That the proposed project is consistent with the policies and intent of the General Plan,
Zoning Ordinance, and Subdivision Ordinance The project specifically supports Generai
Plan Land Use policies related to efficient land use absorption (Policy LU-P-18, LU-P-
45), and to encouraging a variety of housing products (LU-P-50).

Development Density (General Plan Land Use Element Table 2-3, Density and Intensity
Standards by Land Use Classification). The project does not meet the development
density range (10 to 15 dwelling units per acre) for the RMD (Residential Medium
Density). However, the proposed development density of 5.82 can be supported on
several bases: A- The site has failed to develop under approved projects at the High
Density {15-35 units per acre); and, B- The proposed density facilitates a unique entry
level, for sale residential product that is not otherwise available within 7/8ths mile of the
project site (Northeast Area Specific Plan), and, C- The proposed project shares a
common local public street and common boundaries on the south and west with an older
single-family residential development. The new single-family residential product type,
along with the similar density range as the existing neighborhood, will serve to enhance
the continuing revitalization of the existing neighborhood.

General Plan Housing Element Regional Housing Needs Aliocation (RHNA) Land
inventory. The project’s 51 units is less than the 95 units of Low income projected to be
developed according to the RHNA Land Inventory. However, the RHNA Land Inventory
shows there is an excess of undeveloped Medium Density Residential Land that equates
to 1,545 potential housing units [3,293 (available} -, minus 1,545 (required) = 1,545
excess)]. Consequently, there would be no unaccounted for loss of affordable housing
land resulting from the project.

That Negative Declaration No. 2017-10 has been prepared for the project. The 20-day
review and comment period for the Initial Study began on February 20, 2017, and ended
on March 11, 2017. No formal comments were received. Consequently, the Negative
Declaration for the project can be adopted as prepared.



RECOMMENDED CONDITIONS OF APPROVAL
Tentative Subdivision Map No. 5558

1. The tentative subdivision map shall be prepared in substantial compliance with Exhibit “A”,
excepting that prior to recordation of the final map, the Applicant shall modify the map
exhibit to affect the proposed property boundaries and net square footages of Lots 3, 8, 16,
24, 30, and 45, to eliminate singular ownership of the common drive aisles associated with
those lots. The Applicant shall either revise the proposed lot boundaries of all the
benefitting lots to reflect approximately equal ownership of the common drive aisles; or, shall
create a common area lot for each drive aisle. Such revision shall be subject to the approval
of the City Engineer and City Planner.

2. That an agreement addressing vehicular access, parking, and maintenance of the common
drive aisles shall be recorded with the final subdivision map. The agreement shall address
property owners’ responsibility for repair and maintenance of the common drive aisles. The
City Planner and City Engineer shall review for approval this agreement verifying compliance
with these requirements prior to recordation of the subdivision map.

3. That the tentative parcel map shall be developed consistent with the comments and
conditions of Site Plan Review No. 2016-098, incorporated herein by reference.

4. That Conditional Use Permit No. 2017-02 shall be approved, and that requirements of the
use permit which relate to this map shall be fulfilled.

5. That Tentative Subdivision Map No. 5558 shall be null and void unless Conditicnal Use
Permit No. 2017-02 is approved.

6. That prior to the issuance of a building permit on the site, the applicant / developer shall
obtain and provide the City with a valid Will Serve Letter from the California Water Service

Company.
7. That all other federal and state laws and city codes and ordinances be complied with.

That the applicant submit to the City of Visalia a signed receipt and acceptance of
conditions from the applicant and property owner, stating that they understand and agree to
all the conditions of Tentative Parcel Map No. 2015-07, prior to the recordation of the parcel

map.
Conditional Use Permit No. 2017-02
1. That the planned development be prepared in substantial compliance with Exhibit “A”
excepting that that prior to recordation of the final map, the Applicant shall modify the map
exhibit to affect the proposed property boundaries and net square footages of Lots 3, 8, 16,
24, 30, and 45, to eliminate singular ownership of the common drive aisles associated with
those lots., The Applicant shall either revise the proposed lot boundaries of all the
benefitting lots to reflect approximately equal ownership of the common drive aisles; or, shall
create a common area lot for each drive aisle. Such revision shall be subject to the approval
of the City Engineer and City Planner.

2. That an agreement addressing vehicular access, parking, and maintenance of the common
drive aisles shall be recorded with the final subdivision map. The agreement shall address
property owners’ responsibility for repair and maintenance of the common drive aisles. The
City Planner and City Engineer shall review for approval this agreement verifying compliance
with these requirements prior to recordation of the subdivision map.




3. That the planned development shall be developed consistent with the comments and
conditions of Site Plan Review No. 2016-098, incorporated herein by reference.

4. That Tentative Subdivision Map No. 5888 shall be approved, and that requirements of the
subdivision map which relate to this conditional use permit shall be fulfilied.

5. That Conditional Use Permit No. 2017-02 shall be null and void unless Tentative Subdivision
Map No. 5558 is approved.

6. That all of the conditions and responsibilities of Conditionai Use Permit No. 2017-02 shall
run with the land, and subsequent owners/operators shall also be subject to all of the
conditions herein, unless amended or revoked.

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

8. That the applicant submit to the City of Visalia a signed receipt and acceptance of conditions
from the applicant and property owner, stating that they understand and agree to all the
conditions of Conditional Use Permit No. 2017-02, prior to the issuance of any building
permit for this project.

APPEAL INFORMATION

According to the City of Visalia Zoning Ordinance Section 17.02.145 and Subdivision Ordinance
Section 16.28.080, an appeal to the City Council may be submitted within ten days following the
date of a decision by the Planning Commission. An appeal with applicable fees shall be in
writing and shall be filed with the City Clerk at 220 N. Santa Fe Street, Visalia, CA 93292. The
appeal shall specify errors or abuses of discretion by the Planning Commission, or decisions
not supported by the evidence in the record. The appeal form can be found on the city’s website
www.ci.visalia.ca.us cr from the City Clerk.

Attachments:

¢ Related Plans & Polictes

1. Resolution No. 2017-03 (Tentative Suhdivision Map No. 5888)

2. Resolution No. 2017-02 (Conditional Use Permit No. 2017-02)

Exhibit "A" — Tentative Subdivision Map 5558 /CUP 2017-02 (Catalina)

Sample Declaration Of Shared Driveway Easement And Maintenance Agreement
Site Plan Review Comments

o~ e

Negative Declaration No. 2017-10
General Plan Land Use Map
Zoning Map

IR SRy

Aerial Map




RELATED PLANS AND POLICIES

City of Visalia General Plan Land Use Element

LU-P-19 Ensure that growth occurs in a compact and concentric fashion by implementing

the General Plan’s phased growth strategy. The General Plan Land Use Diagram establishes

three growth rings to accommodate estimated City population for the years 2020 and

2030. The Urban Development Boundary I (UDB I) shares its boundaries with the 2012 city

limits. The Urban Development Boundary II (UDB 1l) defines the urbanizable area within

which a full range of urban services will need to be extended in the first phase of anticipated

growth with a target buildout population of 178,000. The Urban Growth Boundary (UGB)

defines full buildout of the General Plan with a target buildout population of 210,000. Each

growth ring enables the City to expand in all four quadrants, reinforcing a concentric growth pattern.

LU-P-45 Promote development of vacant, underdeveloped, and/or redevelopable land within

the City limits where urban services are available and adopt a bonus/incentive program

to promote and facilitate infill development in order to reduce the need for

annexation and conversion of prime agricultural land and achieve the objectives of

compact development established in this General Plan. Techniques to be used include designation of
infill opportunity zones as part of the implementation process and provision of incentives,

such as reduced parking and streamlined review, and residential density bonuses,

and floor area bonuses for mixed use and/or higher-density development, subject to design

criteria and findings of community benefit.

LU-P-50 Provide development standards to ensure that a mix of detached and attached single-family
and multi-family housing types can be compatible in a single development.

Development standards may include but not be limited to requiring heights, setbacks,

and building massing to be in scale with surrounding uses or to provide a transition in

scale and character; and establishing the spacing of curb cuts and location of parking.

City of Visalia Subdivision Ordinance [Title 16 of Visalia Municipal Code]

16.16.030 Tentative subdivision maps.

A. The tentative map shall be prepared by a registered civil engineer or a licensed fand surveyor in
accord with the provisions of the Subdivision Map Act and this title and shall be filed with the city
planner. Such filing shall be prior to the completion of final surveys of streets and lots and before the
start of any grading or construction work within the proposed subdivision.

B. A minimum of thirty (30) copies of the tentative map, and accompanying reports and statements
shall be submitted to the city planner at the time of filing. Filing of required documents will be deemed
official upon written receipt from the city planner. {Ord. 9605 § 32 (part), 1996: prior code § 9100)

16.16.090 Staff reports.

Any report or recommendation on a tentative map by the staff of the commission or council shall be in
writing and a copy thereof served on the subdivider at least three days prior to any hearing or action on
such map by the commission or council. (Prior code § 9135)



116.16.100 Hearing and notice.

A. The city planning commission shall hold a public hearing on an application for a tentative
subdivision map or vesting tentative subdivision map.

B. Notice of a public hearing shall be given not less than ten days or more than thirty (30) days prior tc
the date of the hearing by mailing a notice of the time and place of the hearing to property owners within
three hundred (300) feet of the boundaries of the area proposed for subdivision. (Prior code § 9140)
1116.16.110 Commission approval.

Within fifty (50) days after the tentative map has been filed with the city planner or at such later date as
may be required to concurrently process the appurtenant environmental impact review documents required
by staie iaw and iocal ordinances, the commission shali repori in writing to the subdivider their decision
regarding approval, conditional approval, or disapproval of the map and the conditions on which such
action is based. (Ord. 9605 § 32 (part), 1996: prior code § 9145)

1116.16.120 Council action.

The city council may overrule or modify any ruling or determination of the commission in regard to a
tentative map and may make conditional exceptions if special circumstances pertaining to the property
involved justify a variance from the provisions of this title. (Prior code § 9150)

116.16.130 Expiration of maps and extensions.

A. Expiration. The approval or conditional approval of a tentative map shall expire twenty-four (24)
months from the date the map was approved or conditionally approved.

B. Extension. The person filing the tentative map may request an extension of the tentative map
approval or conditional approval by written application to the city planner who shall forward it to the
planning commission for action. Such application shall be filed before the approval or conditional
approval is due to expire. The application shall state the reasons for requesting the extension.

C. Time Limit on Extensions. An extension or extensions of tentative map approval or conditional
approval shall not exceed an aggregate of three years. (Ord. 9605 § 32 (part), 1996: prior code § 9155)

Section 16.28.080 Appeals.

If the applicant is dissatisfied with the decision of the planning commission, he may, within ten
days after the decision of the planning commission, appeal in writing to the council for a hearing thereon.
Such hearing need not be concluded on the day thus set but may be continued. (Prior code § 9245)

Section 16.28.110 Right-of-way dedications.

A. Pursuant to the Subdivision Map Act, the subdivider shall provide such dedication of right-
of-way and/or easements as may be required by the planning commission.

B. The planning commission may, at its discretion, require that offers of dedication or
dedication of streets include a waiver of direct access rights to any such streets from any property
shown on the final map as abutting therecon, in accord with the provisions of the Subdivision Map Act.
{Prior code § 9260)

Chapter 16.28:. PARCEL MAPS

Section 16.28.020 Advisory agency.

The planning commission is designated as the advisory agency referred to in Article 2 of the
Subdivision Map Act and is charged with the duty of making investigations and reports on the design and
improvement of proposed divisions of iand under this chapter. The city planner is designated as the clerk
to the advisory agency with authority to receive parcel maps. (Ord. 9605 § 32 (part), 1996: prior code §
9215)

Section 16.28.060 Hearing and notice.



A. The city planning commission shall hold a public hearing on an application for a tentative
parcel map or vesting tentative parcel map.

B. Notice of a public hearing shall be given not less than ten days or more than thirty (30)
days prior to the date of the hearing by mailing a notice of the time and place of the hearing to property
owners within three hundred (300} feet of the boundaries of the area proposed for subdivision. (Prior

code § 9235)

Section 16.28.070 Consideration of tentative parcel maps.

The commission shall review the tentative parcel map and approve, conditionally approve, or
disapprove the map within thirty (30) days after the receipt of such map, or at such later date as may be
required to concurrently process the appurtenant environmental impact require documents required by
state law and local regulations adopted in implementation thereof. (Prior code § 9240)

Section 16.28.080 Appeals.

If the applicant is dissatisfied with the decision of the planning commission, he may, within ten
days after the decision of the planning commission, appeal in writing to the council for a hearing thereon.
Such hearing need not be concluded on the day thus set but may be continued. (Prior code § 9245)

Section 16.28.110 Right-of-way dedications.

A. Pursuant to the Subdivision Map Act, the subdivider shall provide such dedication of right-
of-way and/or easements as may be required by the planning commission.

B. The planning commission may, at its discretion, require that offers of dedication or

dedication of streets include a waiver of direct access rights to any such streets from any property
shown on the final map as abutting thereon, in accord with the provisions of the Subdivision Map Act.

(Prior code § 9260)

City of Visalia Zoning Ordinance [Title 17 of Visalia Municipal Code]

Chapter 17.26: PLANNED DEVELOPMENT

Section 17.26.010 Purpose and intent.

The purpose and intent of the PD regulations contained in this chapter is to provide for land
development consisting of a related group of residential housing types or commercial uses, including but
not limited to, attached or detached single-family housing, cluster housing, patio homes, town houses,
apartments, condominiums or cooperatives or any combination thereof and including related open
spaces and community services consisting of recreational, commercial and offices, infrastructure,
maintenance and operational facilities essential to the development, all comprehensively planned. Such
land development normally requires deviation from the normal zoning regulations and standards
regarding lot size, yard requirements, bulk and structural coverage in an effort to maximize the benefits
accruing to the citizens of Visalia. (Ord. 9718 § 2 (part), 1997: prior code § 7410)

17.26.040 Development standards.
The following is a list of development standards considered to be necessary to achieve the purpose and
intent of this chapter:

A. Site Area.
The minimum site area for a planned residential development shall be one acre of gross site area.
The minimum site area for a planned unit development shall be ten acres.
The minimum site area for a planned commercial development shall be five acres.
The minimum site area for a planned industrial development shall be twenty (20) acres.
Parcels smaller than the minimums stated above may be considered if the planning commission
flnds there are unique circumstances (shape, natural features, location, etc.) which would deprive the
land owner of development potential consistent with other properties classified in the same underlying
zone.

B. Density. The average number of dwelling units per net area shall not exceed the maximum density
prescribed by the site area regulations or the site area per dwelling in which the planned unit

AN



development is located, subject to a density bonus which may be granted by the city council upon
recommendation by the planning commission. A density bonus may be granted as part of a planned
development based on the following guidelines:

Percent of Net Site in Area Percent of
Usable Open Space Density Bonus
6% to 10% 6%

11% to 20% 10%

21% to 25% 16%

Over 25% 20%

C. Usable Open Space. Usable open space shall be provided for all planned developments which
include residential uses, except as provided in this section. Such open space shall include a minimum of
five percent of the net site area of the residential portion of a planned development. The requirement for
mandatory usable open space may be waived in developments wherein the net lot area of each lot
meets or exceeds minimum standard in the underlying zone classification.

D. Site Design Criteria.

1. Location of proposed uses and their relationship to each other with a planned development shall
be consistent with general plan policies and ordinance requirements.

2. The natural environment of a site is to be considered as part of the design criteria. Such features
as natural ponding areas, waterways, natural habitats, and mature vegetation are o be considered.

3. If a planned development is located adjacent to a major arterial street, or other existing possible
land use conflict, adequate buffering shall be included in the plan.

E. Landscaping and Structurai Coverage. Landscaping provided within a pianned development shall
conform with the general standards imposed by the underlying zone. Additional landscaping may be
required as part of a planned development due to unusual circumstances.

F. Circulation.

1. Vehicle circulation shall be based on a street pattern as outlined within the circulation element of
the general plan. Use of private streets and variations to normal city street standards are encouraged.

2. There shall be no direct vehicle access from individual lots onto major arterial streets.

3. Pedestrian access and bicycle paths should be incorporated within planned developments. Such
paths and bikeways to be separated from vehicle streets when possibie.

G. Parking.

1. Required parking shall conform with the existing parking standards required under the zoning
ordinance.

2. Guest parking and storage parking shall be encouraged and may be required in planned
development.

3. All parking shall be screened from adjacent public right-of-way. Such screening may include dense
pianiings, fences, iandscaped berms, or grade separation.

4. Parking clusters shall be provided rather than large (single) parking areas.

H. Trash Enclosures.

1. Trash enclosures shall be provided as specified by the city solid waste department.

2. Such enclosures shall be screened from view from adjacent structures and roadways and be
provided with solid gates. (Ord. 9718 § 2 (part), 1997: prior code § 7413)

Chapter 17.38: CONDITIONAL USE PERMITS

Section 17.38.110  Action by planning commission.

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



RESOLUTION NO 2017-03

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF VISALIA
APPROVING CATALINA TENTATIVE SUBDIVISION MAP #5558
A REQUEST BY TO SUBDIVIDE 8.76 ACRES INTO 51 LOTS FOR RESIDENTIAL
DEVELOPMENT. THE PROJECT IS ZONED R-M-2 (MULTI-FAMILY RESIDENTIAL,
3,000 SQ.FT. OF LOT AREA PER UNIT), AND IS LOCATED ON THE SOUTH SIDE OF
FERGUSON AVE., APPROXIMATELY 650 FEET WEST OF DINUBA BLVD. (APN 090-

280-004)

WHEREAS, Catalina Tentative Subdivision Map #5558 is a request o subdivide
8.76 acres into 51 lots for residential development. The project is zoned R-M-2 (Multi-
family Residential, 3,000 sq.ft. of lot area per unit), and is located on the south side of
Ferguson Ave., approximately 650 feet west of Dinuba Blvd. (APN 090-280-004); and,

WHEREAS, the Planning Commission of the City of Visalia, after duly published
notice held a public hearing before said Commission on March 13, 2017; and

WHEREAS, the Planning Commission of the City of Visalia finds the tentative
subdivision map in accordance with Section 16.16 of the Subdivision Ordinance of the
City of Visalia, and with Section 17.26 of the Zoning Code of the City of Visalia, based
on the evidence contained in the staff report and testimony presented at the public
hearing; and

WHEREAS, the Planning Commission finds that Initial Study No. 2017-10 has
identified that the proposed project has no new effects that could occur, or new
mitigation measures that would be required that have not been addressed within the
scope of the Program Environmental Impact Report (SCH No. 2010041078). The
Environmental Impact Report prepared for the City of Visalia General Plan was certified
by Resolution No. 2014-37, adopted on October 14, 2014. The Program Environmental
Impact Report adequately analyzed and addressed this proposed project.

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

1. That the proposed location and layout of the Catalina Tentative Subdivision Map No.
5558, its improvement and design, and the conditions under which it wili be
maintained is consistent with the policies and intent of the General Plan, Zoning
Ordinance, and Subdivision Ordinance. The 8.76-acre project site, which is the site
of the proposed 51 lot small lot residential subdivision, is specifically consistent with
General Plan Land Use policies related to efficient land use absorption (Policy LU-P-
19, LU-P-45), and to encouraging a variety of housing products (LU-P-50).
Additionally,



General Plan Housing Element Regional Housing Needs Allocation (RHNA) Land

Inventory. The project's 51 units is less than the 95 units of Low income
projected to be developed according to the RHNA Land Inventory. However, the
RHNA Land !nventory shows there is an excess of undeveloped Medium Density
Residential Land that equates to 1,545 potential housing units [3,293 (available) -,
minus 1,545 (required) = 1,545 excess)]. Consequently, there wouid be no
unaccounted for loss of affordable housing land resulting from the project.

2. That the proposed Catalina Tentative Subdivisicn Map No. 5558, its improvement
and design, and the conditions under which it will be maintained will not be
detrimental to the public health, safety, or welfare, nor materially injurious to
properties or improvements in the vicinity, nor is it likely to cause serious public
health problems. That the proposed tentative subdivision map would be compatible
with adjacent land uses. The project site is bordered by existing residential
development, a collector street and shopping center.

3. That the site is physically suitable for the proposed tentative subdivision map. The
Catalina Tentative Subdivision Map No. 5558 is consistent with the intent of the
General Plan, Subdivision Ordinance, and Zoning Ordinance, and is not detrimental
to the public health, safety, or welfare or materially injurious to properties or
improvements in the vicinity. The 51-lot subdivision is designed to comply with the
City’s Engineering Improvement Standards “P-15 — Super Block Connectivity”. This
policy is to provide full access via the local street connectivity within a superblock
thereby reducing trips onto collectors and arterials. The superblock connectivity
design allows for through movement and good connections between and within
neighborhoods. The completion of the local street connection proposed within the
subdivision provides connection to existing neighborhoods. The construction of this
local street connection provides an improved path of travel for vehicles and
pedestrians of the surrounding area.

4. That the site is physically suitable for the proposed tentative subdivision map and the
project's density, which although not consistent with the underlying Medium Density
Residential General Plan Land Use Designation. The proposed location and layout of
the Catalina Tentative Subdivision Map No. 5558, its improvement and design, and
the conditions under which it will be maintained is consistent with the policies and
intent of the General Plan, Zoning Ordinance, and Subdivision Ordinance.
Specifically, the project does not meet the development density range (10 to 15
dwelling units per acre) for the RMD (Residential Medium Density). However, the
proposed development density of 5.82 can be supported on several bases:

A- The site has failed to develop under approved projects at the High
Density (15-35 units per acre); and,

B- The proposed density facilitates a unique entry level, for sale residential
product that is not otherwise available within 7/8ths mile of the project
site (Northeast Area Specific Plan); and,

C- The proposed project shares a common local public street and common
boundaries on the south and west with an older single-family
residential development. The new single-family residential product
type, along with the similar density range as the existing neighborhood,

Resolution No. 2017-03



will serve to enhance the continuing revitalization of the existing
neighborhood.

5. That the proposed Catalina Tentative Subdivision Map No. 5558, design of the
subdivision or the type of improvements will not conflict with easements, acquired by
the public at large, for access through or use of, property within the proposed
subdivision. The nine-lot subdivision is designed to comply with the City's
Engineering Improvement Standards “P-15 — Super Block Connectivity”. This policy

I e . L g
is to provide full access via the local street connectivity within a superblock thereby

reducing trips onto collectors and arterials. The superblock connectivity design allows
for through movement and good connections between and within neighborhoods.
The completion of the local street connection proposed within the nine lot subdivision
provides connection to existing neighborhoods. The construction of this local street
connection provides an improved path of travel for vehicles and pedestrians of the
surrounding area. Additionally easements shown on the map as to be abandoned
have already been authorized by previous City Council action.

6. That an Initial Study was prepared for the proposed project consistent with CEQA,
Initial Study No. 2017-10 disclosed the proposed project has no new effects that
could occur, or new mitigation measures that would be required that have not been
addressed within the scope of the Program Environmental Impact Report (SCH No.
2010041078). The Environmental Impact Report prepared for the City of Visalia
General Plan was certified by Resolution No. 2014-37, adopted on October 14, 2014.
Therefore, the Program Environmental Impact Report adequately analyzed and
addressed the proposed project.

BE IT FURTHER RESOLVED that the Planning Commission hereby approves the
tentative subdivision map on the real property herein above described in accordance
with the terms of this resolution under the provisions of Section 16.16.030 of the
Ordinance Code of the City of Visalia, subject to the following conditions:

1. The tentative subdivision map shall be prepared in substantial compliance with
Exhibit “A”, excepting that prior to recordation of the final map. the Applicant shall
modify the map exhibit to affect the proposed property boundaries and net square
footages of Lots 3, 8, 16, 24, 30, and 45, to eliminate singular ownership of the
common drive aisles associated with those lots. The Applicant shall either revise
the proposed lot boundaries of all the benefitting lots to reflect approximately
equal ownership of the common drive aisles; or, shall create a common area lot
for each drive aisle. Such revision shall be subject to the approval of the City
Engineer and City Planner.

2. That an agreement addressing vehicular access, parking, and maintenance of the
common drive aisles shall be recorded with the final subdivision map. The
agreement shall address property owners’ responsibility for repair and
maintenance of the common drive aisles. The City Planner and City Engineer
shall review for approval this agreement verifying compliance with these
requirements prior to recordation of the subdivision map.

Resolution No. 2017-03



. That the tentative parcel map shall be developed consistent with the comments
and conditions of Site Plan Review No. 2016-098, incorporated herein by
reference.

. That Conditional Use Permit No. 2017-02 shall be approved, and that
requirements of the use permit which relate to this map shall be fulfilled.

. That Tentative Subdivision Map No. 5558 shall be null and void unless
Conditional Use Permit No. 2017-02 is approved.

. That prior to the issuance of a building permit on the site, the applicant /
developer shall obtain and provide the City with a valid Will Serve Letter from the

California Water Service Company.

. That all other federal and state laws and city codes and ordinances be complied
with.

. That the applicant submit to the City of Visalia a signed receipt and acceptance of
conditions from the applicant and property owner, stating that they understand
and agree to all the conditions of Tentative Parcel Map No. 2015-07, prior to the
recordation of the parcel map.

Resolution No. 2017-03



RESOLUTION NO. 2017-02

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF VISALIA APPROVING CONDITIONAL USE PERMIT NO. 2017-02, A
REQUEST BY JOE GONG FOR A PLANNED DEVELOPMENT TO ALLOW 51
SINGLE-FAMILY RESIDENTIAL UNITS WITH MODIFIED DEVELOPMENT
STANDARDS ON 8.76 ACRES. THE PROJECT SITE IS ZONED R-M-2 (MULTI-
FAMILY RESIDENTIAL, 3,000 SQ.FT. OF LOT AREA PER UNIT), AND IS LOCATED
ON THE SOUTH SIDE OF FERGUSON AVE., APPROXIMATELY 650 FEET WEST
OF DINUBA BLVD. (APN 090-280-004)

WHEREAS, Conditional Use Permit No. 2017-02, is a request by by Joe Gong
for a Planned Development to allow 51 single-family residential units with modified
development standards on 8.76 acres. The project site is zoned R-M-2 (Multi-family
Residential, 3,000 sq.ft. of lot area per unit), and is located on the south side of
Ferguson Ave., approximately 650 feet west of Dinuba Blvd. (APN 090-280-004); and

WHEREAS, the Planning Commission of the City of Visalia, after duly published
notice did hold a public hearing before said Commission on March 13, 2017; and

WHEREAS, the Planning Commission of the City of Visalia finds the Conditional
Use Permit No. 2017-02, as conditicned, to be in accordance with Chapter 17.26.10 of
the Zoning Ordinance of the City of Visalia, based on the evidence contained in the
staff report and testimony presented at the public hearing; and

WHEREAS, an Initial Study was prepared, and adopted which disclosed that no
significant environmental impacts would result from this project.

NOW, THEREFORE, BE IT RESOLVED, that Negative Declaration No. 2017-10
was prepared consistent with the California Environmental Quality Act and City of
Visalia Environmental Guidelines.

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

1. That the proposed project, as conditioned, will not be detrimental ic 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 findings of Zoning Ordinance Section 17.38.110:

A. 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.

B. 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.

Resolution No. 2017-02 :L



C. That the proposed tentative subdivision map is consistent with the policies and
intent of the General Plan, Zoning Ordinance, and Subdivision Ordinance The
project specifically supports General Plan Land Use policies related to efficient
land use absorption (Policy LU-P-19, LU-P-45), and to encouraging a variety of
housing products (LU-P-50).

D. Development Density (General Plan Land Use Element Table 2-3, Density and
Indmrmoitg Q’I‘qndards by Land Use r\loueifingfinn\ Tho nlrojec'l- Arne nat meet the

+
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development density range (10 to 15 dwelling units per acre) for the RMD
(Residential Medium Density). However, the proposed development density of
5.82 can be supported on several bases: A- The site has failed to develop under
approved projects at the High Density (15-35 units per acre); and, B- The
proposed density facilitates a unique entry level, for sale residential product that
is not otherwise available within 7/8ths mile of the project site (Northeast Area
Specific Plan); and, C- The proposed project shares a common local public
street and common boundaries on the south and west with an older single-family
residential development. The new single-family residential product type, along
with the similar density range as the existing neighborhood, will serve to enhance
the continuing revitalization of the existing neighborhood.

E. General Plan Housing Element Regional Housing Needs Allocation (RHNA)
Land Inventory. The project’s 51 units is less than the 95 units of Low income
projected to be developed according to the RHNA Land Inventory. However, the
RHNA Land Inventory shows there is an excess of undeveloped Medium Density
Residential Land that equates tc 1,545 petential housing units [3,293 {available)
-, minus 1,545 (required) = 1,545 excess)]. Consequently, there would be no
unaccounted for loss of affordable housing land resulting from the project.

3. That Negative Declaration No. 2017-10 has been prepared for the project. The
20-day review and comment period for the Initial Study began on February 20,
2017, and ended on March 11, 2017. No formal comments were received.
Consequently, the Negative Declaration for the project can be adopted as
prepared.

1AW T WAL UII’- LI A H

BE IT FURTHER RESOLVED that the Planning Commission hereby approves
the Conditional Use Permit on the real property here described in accordance with the
terms of this resolution under the provisions of Section 17.26.10 of the Ordinance Code
of the City of Visalia, subject to the following conditions:

1. That the planned development be prepared in substantial compliance with Exhibit
“A”, excepting that that prior to recordation of the final map, the Applicant shall
modify the map exhibit to affect the proposed property boundaries and net square
footages of Lots 3, 8, 16, 24, 30, and 45, to eliminate singular ownership of the
common drive aisles associated with those lots. The Applicant shall either revise
the proposed lot boundaries of all the benefitting lots to reflect approximately equal
ownership of the common drive aisles; or, shall create a common area lot for each
drive aisle. Such revision shall be subject to the approval of the City Engineer and
City Planner.

2. That an agreement addressing vehicular access, parking, and maintenance of the
common drive aisles shall be recorded with the final subdivision map. The
agreement shall address property owners’ responsibility for repair and maintenance
of the common drive aisles. The City Planner and City Engineer shall review for

Resolution No. 2017-02



approval this agreement verifying compliance with these requirements prior to

recordation of the subdivision map.
. That the planned development shall be developed consistent with the comments

and conditions of Site Plan Review No. 2016-098, incorporated herein by reference.

. That Tentative Subdivision Map No. 5888 shall be approved, and that requirements
of the subdivision map which relate to this conditional use permit shall be fulfilled.

. That Conditional Use Permit No. 2017-02 shall be null and void unless Tentative
Subdivision Map No. 5558 is approved.

. That all of the conditions and responsibilities of Conditional Use Permit No. 2017-02
shall run with the land, and subsequent owners/operators shall also be subject to all
of the conditions herein, unless amended or revoked.

. That all applicable federal, state, regional, and city policies 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. 2017-02, prior to the
issuance of any building permit for this project.

Resolution No. 2017-02
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SETBACKS (MINIMUM):

LOTS FRONTING

ON PUBLIC ROW

FRONT YARD: 15' (18' fo garage)
SIDE YARD: 5

REAR YARD: 10'

INTERIOR LOTS

FRONT YARD: 5' (18' to garage)
SIDE YARD: o)

REAR YARD: 5

324 5. SANTAFE, STEA
P.0. BOX 7543

VISALIA, CA 83292

TEL: 559.602.3052

FAX: 559.802.3215
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DECLARATION OF SHARED DRIVEWAY EASEMENT
AND MAINTENANCE AGREEMENT
. {(Palm Ranch Unit I)

THIS DBCLAR.ATION OF SHARED _.DRIVEWAY EASEMENT AND
MAINT, N,ANCE AGREEMENT (“Dcclaratmn’) is made this /0" | day of

Ll ‘2006, .by Reynen & Bardis Communities, Inc. a California
corporation (“Declarant")

RECITALS

A. Declarant OWnS that certam real property located in the County of Tulare,
State of California, hm'ema&er refe:red to as the “Development™, and more particularly

. descnbed as follows:.

All ‘of wauiwm&mwﬁrmvwm%hn Ranch, Unit No. 17,

| Recorded in Book 42 of Phtdal/ Maps at Page26 , Tulare County Records, County of

Tulare, State of California.

B. The above-referenced Subdivision Map depicts certain easements (the

“Driveway Easements™), the paved portion of which is a driveway, to provide access to

each of the followmg Lots (the “Easement Lots™), as shown on the Subdivision Map: 1,
3,4,6,7,9, 10, 12, 13, 15, 16, 18, 19, 21, 23, 24, 26, 27, 29, 30, 32, 33, 35, 36, 38, 39,

_41424344454647485051 53, 54, 56, 57, 59, 61, 62, 63, 65, 67, 68, 69, 71, 73,

74,75, 77, 79, 80, 82, 83, 85, 86, 88, 90, 91, 92, 94, 96, 97, 98, 100, 102, 103, 104, 106,
108, 109, 110 and 112. The Owners of the Easement Lots are referred to in this Easement
as the “Easement Lot Owners”. The Driveway Easement also travels over Lots 2, 5, 8,
11, 14, 17, 20, 22, 25, 28, 31, 34, 37, 40, 49, 52, 55, 58, 60, 64, 66, 70, 72, 76, 78, 81, 84,
87, 89, 93, 95, 99, 101, 105, 107 and 111 (the “Burdened Lots™), but does not provide
access to the garage that services the residence constructed by the Declarant on the
Burdened Lots. The Owners of the Burdened Lots are referred to herein as the “Burdened
Lot Owners”. Currently the Declarant is.the owner of each of the Easement Lots and the
Burdened Lots and is-therefore the sole Easement Lot Owner. Howevey, this Declaration
18 appurtenant to the Easemént Lots and shall .be Jhinding on successor Owners of the

- Easement Lots, The easgrmients created herem shall become effective upon the first sale of

l
L

&

3l
AT I
S
© s

_ any such Lot to & purchaser nther than the Declara.nt

X 3 l-

C ” 'I‘he Declarant has estabhshed -a general plan for the development,
'mamtenance, care, unprovement protectaon, use; occupancy and management of the Lots
comprising the’ DeVeIOpment and; in firtherance thereof, has imposed covenants,
restrictions, reservations, nghts caseménts, equitable’servitudes, liens and charges upon
the property comprising the Devélopment by the. recordation of a “Declaratmn of
Covenants, Conditions and Restrictions for “Palm Ranch Unit 1" on Sept. , 2006,

-

- as Document No. 2006-094246 Ofﬁclal Records of Tulare County, Cahfomla {the

“Declaration”).

{00966973.D0C; 13
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D.  -Among other responsibilities, the Declaration obligates the Easement Lot
Owners to mainfain, repalr, and replace the roadway improvements within the Driveway
Easement,

E. In order o ensure that the Easement Lot Owners will have vehicular and
pedestrian ingress, ‘egress, and access from the gatage on their Lots to the public streets
within the Development and to effectnate the meaintenance obligations of the Driveway
Easement, Declarant- desires to create, establish and reserve herein non-exclusive
reciprocal easements appurtenant to each of the Easement Lots for ingress, egress, access,
and maintenance: nlong, over and across the Driveway Easement. This Declaration is
intended to establish and create easements and covenants that will run with the land in
accordance with California Civil Code section 1468.

DECLARATION ESTABLISHING
DRIVEWAY EASEMENTS

NOW, THEREFORE, the Declarant hereby declares as follows:

1. Access and Utility Easements Over the Driveway Easernent. Declarant
hereby grants and hereby reserves, on behalf of itself (for so long as the Declarant owns

any Easement Lot);-and for the other Easement Lot Owness, and their successors and
assigns who acquire an interest in any of the Easement Lots, a2 non-exclusive reciprocal
easement appurtenant to end for the benefit of each Easement Lot for vehicular and
pedestrian ingress,  egress, access, maintenance, drainage, and utilities, on, over and
across ‘the Driveway Easément. The casements granted and reserved hereby are
appurtenant to the real property comprising the Easement Lots and the Burdened Lots.
The easements so granted are subject to the provisions set forth in this Easement, the
Declaration, and those easements created by the Subdivision Map referenced in Recital
“A”, above. For purposes of this Declaration, each of the Easement Lots is both &
benefited and a burdened Lot, whereas the Burdened Lots are simply subject to the
Driveway Easement., .

UBE. Restncuon on_Uss of the Driveway Bascrugit No Easement Loi
Owner or Burdened ‘Lot Owser shall use,  any. pomon of the Dnveway Easement in any
manner that 1 lmpan's or obstructs the passage of pedestrians or vehicles for the purpose of
ingress, egress,ﬂand ‘access to ‘the garages and residences serviced by the Driveway
Easement. - No Eaéement Lot Owner or “resident of an Easement Lot shall permit the
rcgular use of° the =Dnveway Easement by vehicles with & gross carrymg capacity in

- . FEXCESS of thres- quarter tons or other haavy machinery or equipment that is likely to cause

'extraordmary wcar,and tear to the paved surface of the Driveway Easement. Occasional
access and-isé’ by veh1c]es larger than those authorized hereunder shall be permitted, as
when access:ig required’ *for" bonstriiction projects -irivolving an Easement Lot or the
delivery of goods or services to Owners or residents of an Easement Lot. The Driveway

{00906973.00C; 1}
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Easement is not to be used for the parking of vehicles. Instead, vehicles shall be parked
entirely within the garages that are accessed by the Driveway Easement.

3. Maintenance and Repair of the Driveway Easement.

3.1. Oblipation to Maintain the Driveway Easement. In order to maintain property
valnes throughout the Developmeént the Easement Lo{ Owners shall bave an obligation,
one to another, as well. as.to other residents of the Development, to maintain the
Driveway Easement in 2 neat'and aftractive condition that is commensurate with the

.- quality of maintenance that is prevailing for other Driveway Easements in the

Development.

3.2, Procedures for Commencing Maintenance or Repair Work. In the event
that any Easement Lot Owner determines that the Driveway Easement requires repair,
replacement, or other maintenance, such Owner shall, before commencing any such work:
(i) obtain and provide to each of the other Easement Lot Owner(s) a written estimate of
the cost of the work, and (ii} attempt to obtain the prior consent of such other Easement
Lot Owner(s) before commencing the work and incurring associated expenses. The
notice of the proposed scope of ‘work and the estimated expenses to complete the
proposed pro_]ect shall be given to all Easement Owners at least thirty (30) days prior to
commencement of the work or execution of a contract for the work. The Qwners of either
of the Burdened Lots shall also have the right fo provide nofice to the Easement Lot
Owners of repairs or mainfenance o the Driveway Easement that the noticing Burdened
Lot Owner(s) believes to be niecessary or appropriate.

. So long as all Easement Lot Owners are givea notice of the proposed scope of

» work and the estimated expensés to complete the project, the decision of a majority af the
' Easement Lot Owhers to undertake the project and incur the associated expenses shall be

binding on all of the Easement .ot Owners. Tf the proposed improvement or repair project
is rejected by & majority of the Easement Lot Owners, the proponent of the project acting
individually or.joined by other Easement Lot Owmners and/or Burdened Lot Owners who
wish to proceed with the project may seek to resolve the matter in accordance with Civil
Code section 845 whach provides a process for the resolution of easement maintenance
dlsputes 1nvolv1ng pnvate nﬁlts of way.

% 1

33.. A_llgcatlon of Expenses: - . Except as- -provided in Section 3.4, below, all

'Basement Lot Owners shall share equally in the cost of maintaining, repairing and
: replacmg the Dnveway Easeriiént. "When- ‘costs are incurred pursuant to this Easement,

“leath Easement Lot Owncr shafl pay his or her respective share of any Driveway
... Basement- maintenance-or repan' expenses within twenty (20) days of receipt of a billing
statemént. 1 any, Easement TotOwiier does not pay his or her share within that twenty
*. (20) day penod *alk or any of +he “other Easement Lot Owners shall have the right to
pursue’ collection pursuant 't the Small Claims Court Act (California Code of Civil
Procedure sections 116.110 et seq.). The Burdened Lot Owners shall have no

{00306973.00C; 13
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respon51b111ty for any portion of those Driveway Easement repair or maintenance
‘expenses,

3.4. Individ‘iial.-RESp_o-' nsibility for Intentional Damage or Extraordinary Wear.

- Each Easement Lot Owner is‘solely responsible for the cost of repair, replacement or

other maintenance t6 the Driveway Easement that is necessitated as a result of
extraofdinary wear and tear or ‘intentional damage cansed by such Lot Owner or the
Owner’s tenants or other occupants of the Easement Lot Owner's residence.

4,”  Release, ‘Waiver and Indemnity. Each Easement Lot Owner shall be liable

: for, and shall release, ‘defend, indemnify and hold harmless such Owner's adjacent

Easement Lot Ovmer(s) and Burdened Lot Owners from and against, any and all claims,
suits, judgmerits, losses, demages or liabilities of any nature (including, but not limited to,
property damage, ppersonal injury, wrongful death, actual attomeys’ fees and costs of suif)
acising from or related to.each such Easement Lot Ovwner's use of, or each such Owner's
maintenance and repair to, or other improvement activities in, the Driveway Easement,
uniess the ciaim resuits from the gross negiigence of another Easement Lot Owner or
Burdened Lot Owner, his or her tenants, guests or invitees.

5.'- Notice Reparding Insurance Liability Protection. Each Easement Lot
Owner and Burdened:Lot Owner should consult with his or her insurance agent or broker
regarding the advisability of maintaining in full force and effect, at the Owner's sole cost
and expehse, axcomprehensive general policy of: liability insurance naming any other
Eascment Lot Owners and Burdened Lot Owners as additional insureds and covering
injury, death or disability of any person or damage’to property, occurring in, on or about
the such other Owner’s properiy that is subject to the Driveway Easement.

6. Enforcement. All of the provisions of this Declaration shall be
enforceable as eqmtable servitudes and constitute covensnts running with the land
pursuant to apphcable law, including, but not limited to, California Civil Code sections
B45 and 1468, $0. as to be bmdmg wpon each successor Easement Lot Cwner.

LT ; Amendment Tkns Decla.rat:ommay only be amended in 2 writing executed
by a]l'Easement Lot Owners arid Burdened Lot Owners at the time of such amendment;
tprowded however, in no gvent! ‘shall any: amendment be made that would be inconsistent

’ w1th-any‘prov1mons i the »Declaratwn pertammg to Driveway Easements or in any way
47" that, mereases 'thie burdens 1mposed on the Burdened Lots and their Owners (unless the
i consent of both Burdened Lot Owners is also obtamed)

' 8.,& : aAttomeyg”Fees,*Prezudgment Intérest. If the services of an attomey are
reqmred by: any Easement Lot Owuer or Burdened ‘Lot Owner to secure the performance
of this. Easement or.otherw:se upcn the ‘bredch oF default of another Easement Lot Owner,
or if any, 3ud1c1al remedy of a.rbltratlon 1s‘§1ecessaxy to enforce or interpret any provision
of this Easement 6r the.rights'and duties of any person in relation thereto, the prevailing
party shall be estitied to reasonable attorneys' fees, costs and other expenses, in addition

{00506973.D0C; 1}



to any other relief to which such party may be entitled. Any award of damages following
pursuit of any judicial remedy or arbitration as a result of the breach of this Declaration or
any of its provisions shall include an award of prejudgment interest from the date of the
breach at the maximum amount of interest allowed by law:

IN WITNESS WHEREOF, Declarant has executed this Declaration as of the date first
noted above,

DECLARANT:

REYNEN & BARDIS COMMUNITIES
INC,, a Califyrnia corporatjon

{00906973,D0C; 1}



STATE OF CALIFORNIA )
: ) ss.
COUNTY OF SACRAMENTO )

On '7:.514 /0 , 2006, before me, /5/’7 /;7 /Pﬁ(

e Notary Publif in and for the State of California, personally afpeared

_)‘shn i, Kﬁﬁm‘d , personally known fo me {or proved to me
on the basis of satisfatiory evidence) to be the person whose name is subscribed to the
within instrument, and acknowledged to me that he or she executed the same in his or her
authorized capacity. and that, by his or her signature on the instrument, the person or the
entity upon behalf of which he or she acted, executed the instrument.

WITNESS my hand and official seal.

{7 ¥ % é‘ Z
(Notarial Setl) Ieweres o Notary Public in and for safd Stdfe

{00906972.D0C; 1}



MEETING DATE December 7, 2016
SITE PLAN NO. 16-151

PARCEL MAP NO.

SUBDIVISION

LOT LINE ADJUSTMENT NO,

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

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

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

D Solid Waste D Parks and Recreation D Fire Dept.

X Revisz AND PROCEED  (see beiow)

IE A revised plan addressing the Commitiee comments and revisions must be submitted for Of-
Agenda Review and approval prior to subrnitting for buiiding permits or discretionary actions.

D Submit plars for a building permit between the hours of 8:00 am. and 4:00 p.m., Monday
through Frday.

N )
Your plans must be reviewed by:

| | cITY counci | | REDEVELOPMENT

DX PLANNING COMMISSION [ ] PARKRECREATION
@ Tentitive Subdivision Map

" ] HISTORIC PRESZRVATION [ ] otHER-

i
i | ADDITIONAL COMMENTES:

i you have any guestions or comments, piease call Jeson Huckleberry at {559} 715-4250.0
y \

Site Plan Review Commirtee )



SOLID WASTE DIVISION
336 N. BEN MADDOX
VISALIA CA. 93291 #

COMMERCIAL BIN SERVICE

CITY OF VISALIA
# 16-151

713 - 4500 ferguson & conyer

No comments.

Same comments as [ |

Revisions required prior to submitting final pians. See comments below.

Resubmittal required. See comments below.

JUUUL

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 fo locked gates/bins

Type of refuse service not indicated.

Location of bin enclosure not acceptable. See comments below.

IO

u

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,

Ijifi

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

>
|

Paved areas should be engineered o withstand a 55,000 Ib. refuse truck.

Bin enciosure gates are required

Hammerhead turnaround must be built per city standards.

Cul - de - sac must be built per city standards.

JUL

Rt “pmgres Koy o L T TR S
Eir endiosus U LY IRe T e

L}
~y

-

e c mm o v W eyt A . oo L e R
TS BTE VIOY LMD LD S GLOTEC NS WEAINT S,

ey
S

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

Enclosure will have to be designed and located for a STAB service (DIRECT ACCESS)

“with no less than 38' clear space in front of the bin, included the front concrete pad.
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 standards
The width of the enclosure by ten{10) feet, minimum of six(6) inches in depth.




Roll off compactor’s mi*~t have a clearance of 3 feet from any wall or hoth sides and
there must be a minim.  of 53 feet clearance in front of the compa.
to allow the truck enough room to provide service.

Bin enclosure gates must open 180 degrees and also hinges must be mounted in front of post

see page 2 for instructions

COMMENTS
Resdendri oo ealine oo,

Javier Hernandez, Solid VWaste Front Load Supervisor 713-4338

Earl Nieisen, Solid Waste Manager




QUALITY ASSURANCE DIVISION
SITE PLAN REVIEW COMMENTS

ITEM NO: 2 DATE: December 07, 2016

SITE PLAN NOC: SPR16151 RESUBMIT

PROJECT TITLE: FERGUSON RESIDENTIAL 5-PACK DESIGN

DESCRIPTION: TENTATIVE SUBDIVISION MAP CONSISTING OF 51
RESIDENTIAL UNITS. CUP FOR PRD

APPLICANT: GONG JOE

PROP OWNER: GONG JOE Y & CORA Y {TRS FAM REV TR}

LOCATION: SE CORNER OF FERGUSON AVE & CONYER ST

APNIS): 080-280-004

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:

O0OoDoooQQQ

WASTEWATER DISCHARGE PERMIT APPLICATION

SAND AND GREASE INTERCEPTOR — 3 COMPARTMENT

GREASE INTERCEPTOR min. 1000 gaL

GARBAGE GRINDER - % HP. MAXIMUM

SUBMISSION OF A DRY PROCESS DECLARATION

NO SINGLE PASS COOLING WATER IS PERMITTED

OTHER

SITE PLAN REVIEWED —~NO COMMENTS

CALL THE QUALITY ASSURANCE DIVISION AT (559) 713-4529 IF YOU HAVE ANY

QUESTIONS.
CITY OF VISALIA ﬂ ‘ .

PUBLIC WORKS DEPARTMENT S 0\‘4\)\"\

QUALITY ASSURANCE DIVISION AUTHORIZED SIGNATURE
7579 AVENUE 288

VISALIA, CA 93277

-1y

DATE
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ITEM NO: 8 7 . December 07, 2016

e el e, 1 L
SITE PLAN NQ: SFPR1615 RESUBMIT
PROJECT TITLE: FERGUSON RESIDENTIAL 5-PACK DESIGN
City of Visalia DESCRIPTION: TENTATIVE SUBDIVISION MAP CONSISTING OF 51
Building: Site Plan APPLICANT: ggﬂgir&m UNITS, CUF FOR PRD
Review Comments PROP OWNER: GONG JOE Y & CORA Y (TRS FAM REV TR)
LOCATION: SE CORNER OF FERGUSON AVE & CONYER ST
APN(S): 08C-280-004

LUODO0U0o000 O oooo

OXOODO ®xOo

NOTE: These are general comments and DO NOT constitute a complete plan check for your specific project
Please refer to the appiicable California Codes & local ordinance for additional requirements.

Business Tax Certification is required. For informuation call (558} 713-4326

A building permit will be required. For information coli (559} 713-4444
Submit 4 sets of professionally prepared plans and 2 sets of calculations. (Small Tenant improvements)

Submit 4 sets of plans prepared by an architect or engineer. Must comply with 2013 California Building Cod Sec. 2308 for conventional light-frame

construction or submit 2 sets of engineered calculations.
Indicate abandoned wells, septic systems and excavations on construction plans.

You are respaonsible to ensure compliance with the following checked items:
Meet State and Federal requirements for accessibility for persons with disabilities.

A path of travel, parking, common area and public right of way must comply with requirements for access for persons with disabilities.
Multi family units shail be accessible ar adaptable for persons with disabilities.
Maintain sound transmission eontrol between units minimum of 50 STC.
Maintain fire-resistive requirements at property lines.

A demolition permit & deposit is reguired. For information call {559) 713-4444
Obtain required clearance from San Joaguin Valley Air Poltution Boeard. Prior to am demalition work

For information coll (661) 392-5500

Location of cashier must provide clear view of gas pump islan

Plans must be approved by the Tulare County Health Department. For information calf (559) 624-7400

Project is located in flood zone __éé_ * D Hazardous materials report.

Arrange for an on-site inspection. {Fee for inspection 5157.00) For informaotion call (558) 713-4444

School Development fees, Commercial $0.56 per square foot. Residential $3.75 per square foot.
Existing address must be changed to be consistent with city address. For information call (559) 713-4320

Acceptable as submitted

No comments

See previous comments dated:

Special comments: -

- s 2/ Vo

Sigmwature



i i : w.-(E: December 07, 2016
Site Plan Review Comments For: 724 NO: 2

City of Visalia SITE PLAN NO: SPR16151 RESUBMIT

i £ : NTIAL 5-PACK DESIGN
Fire Department PROJECT TITLE: FERGUSON RESIDE
. TENTATIVE SUBDIVISION MAP CONSISTING OF 51

707 W Acequia PESCRIPTION RESIDENTIAL UNITS, CUP FOR PRD

Visalia, CA 93291 APPLICANT: GONG JOE

559-713-4261 office PROP OWNER: GONG JOE Y & CORA Y (TRS FAM REV TR} i

559-713-4808 fax LOCATION: SE CORNER OF FERGUSON AVE & CONYER S
APN(S): 090-280-004

The following comments are applicable when checked:

]  The Site Plan Review comments are issued as general overview of your project. With further details,
additional requirements will be enforced at the Plan Review stage. Please refer to the 2013 California
Fire Code (CFC), 2013 California Building Codes (CBC) and City of Visalia Municipal Codes.

] All fire detection, alarm, and extinguishing systems in existing buildings shall be maintained in an
operative condition at all times and shall be replaced or repaired where defective. If building has been
vacant for a significant amount of time, the fire detection, alarm, and or extinguishing systems may need
to be evaluated by a licensed professional. 2013 CFC 901.6

] Nofire protection items required for parcel map or lot line adjustment; however, any future projects will
be subject to fire & life safety requirements including fire protection.

O More information is needed before a Site Plan Review can be conducted. Please submit plans with more
detail. Please include information on

General:

[J  Address numbers must be placed on the exicrior of the building in such a position as to be clearly and
plainly visible from the street. Numbers will be at least four inches (4") high and shall be of a color to
contrast with their background. If multiple addresses are served by a common driveway, the range of
numbers shall be posted at the roadway/driveway. 2013 CFC 505.1

[0 A Knox Box key lock system is required. Where access to or within a structure or an area is restricted
because of secured openings (doors and/or gates) or for fire-fighting purposes, a key box is to be
installed in an approved location. (Note: Knox boxes shall be ordered using an approved application that
can be found at Fire Administration Office located at 707 W. Acequia Ave. Please allow adequate time
for shipping and installation.) 2013 CFC 506.1

] All hardware on exit doors shall comply with Chapter 10 of the 2013 California Fire Code. This includes
all locks, latches, bolt locks, and panic and fire exit hardware.

O Provide illuminated exit signs and emergency lighting through-out building. 2013 CFC 1011

N When portion of the building are built upon a property line or in close proximity to another structure the

exterior wall shall be constructed as to comply 2013 California Building Code Table 508.4 and Table
602.




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. 2013 CFC 304.3.3

If your business handles hazardous material in amounts that exceed the Maximum Allowable Quantities

listed on Table 5003.1.1¢1), 5003.1.1(2), 5003.1.1(3) and 5003.1.1(4) of the 2013 California Fire Code,
you are required to submit an emergency response plan to the Tulare County Health Department. Also
you shall indicate the quantities on your building plans and prior to the building final inspection a copy
of your emergency response plan and Safety Data Sheets shall be submitted to the Visalia Fire
Depattment.

Water Supplv:

&

O

Construction and demolition sites shall have an approved water supply for fire protection, either

temporary or permanent, and shall be made available as soon as combustible material arrives on the site.
2013 CFC3312

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. (See marked plans for fire hydrant locations.)

Fire hydrant spacing shall comply with the following requirements:
The exact location of fire hydrants and final decision as to the number of fire hydrants shall be at the
discretion of the fire marshal, fire chief and/or their designee. Visalia Municipal Code 16.36.120 &
16.36.120(8)
Rsingle-family residential developments shall be provided with fire hydrants every six hundred
(600) lineal feet of residential frontage. In isolated developments, no less than two (2) fire
hydrants shall be provided.

CIMulti-family. zero lot line clearance. mobile home park or condominium developments shall
be provided with fire hydrants every four hundred (400) lineal feet of frontage. In isolated

developments, no less than two (2) fire hydrants shall be provided.

CIMulti-family or condominium developments with one hundred (100) percent coverage fire
sprinkler systems shall be provided with fire hydrants every six (600) lineal feet of frontage. In
isolated developments, no less than two (2) fire hydrants shall be provided.

[JCommercial or industrial developments shall be provided with fire hydrants every three
hundred (300) lineal feet of frontage. In isolated developments, no less than two (2) fire hydrants
shall be provided.

CJCommercial or industrial developments with one hundred (100) percent coverage fire
sprinkler systems shall be provided with fire hydrants every five hundred (500) lineal feet of
frontage. In isolated developments, no less than two (2) fire hydrants shall be provided.

When any portion of a building is in excess of one hundred fifty (150) feet from a water supply on a
public street there shall be provided on site fire hydrants and water mains capable of supplying the

required fire flew. Visalia Municipal Code 16.36.120(6)



Emergency Access:

X

]

A construction 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. The access road shall be capable of
holding 75,000 pound piece of fire apparatus, and shall provide access to within 100 feet of temporary
or permanent fire department connections. 2013 CFC 3310

Buildings or portions of buildings or facilities with a vertical distance between the grade plans and the
highest roof surface exceed 30 feet shall provide 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.
2013 CFC D105

A fire apparatus access roads shall be provide and must comply with the CFC and extend to within 150
of all portions of the facility and all portions of the exterior walls of the first story of the building as
measured by an approved route around the exterior of the building or facility. Minimum turning radius
for emergency firc apparatus shall be 20 feet inside radius and 43 feet outside radius. 20/3 CFC 503.1.1

Fire apparatus access roads in excess of 150 feet and dead end shall be provided with a turnaround.
Length 151-500 feet shall be a minimum of 20 feet in width and have a 120 foot Hammerhead, 60-foot
“Y” or 96-Foot diameter Cul-de-sac in accordance with Figure I2103.1 of the 2013 CFC. Length 501-
750 feet shall be 26 feet in width and have a 120 foot Hammerhead, 60-foot “Y™ or 96-Foot diameter
Cul-de-sac in accordance with Figure D103.1 of the 2013 CFC.

f""l_h'“"‘»,\
| 20—,
i Sy _'"Lf
o - 26'
25 R . \
i TYR 20
A v e 20
Zf" - "“'_
96 DIAMETER o MINIMW CLEARANCE
CUL-DE-SAS AROUND A FIRE
HYORANT
80 -l -k - 8C 2R, H
Y TYR'
-
_—-:;r\. ,rf G e t i
Ea e
A 20 7N
28 R—" 1 - 5
YR l 20— I
LR — L-—:o‘
120" HAMMERHEAD ACCEPTABLE ALTERMNATIVE

TO 120 HAMMERHEAD

FIGURE DI03.1
DEAD-END FIRE APPARATUS ACCESS ROAD TURNAROUND



[]  Gates on access roads shall be a minimum width of 20 feet and shall comply with the following:
2013 CFCDI103.5

e Typical chain and lock shall be the type that can be cut with a common bolt cutter, or the
developer may opt to provide a Knox Box key lock system.

» Gates shall be of the swinging or sliding type.

» Gates shall allow manual operation by one person. (power outages)

e Gates shall be maintained in an operative condition at all times.

» FElectric gates shall be equipped with a means of opening the gate by fire departmeni
personnel for emergency access. (Note: Knox boxes shall be ordered using an approved
application that can be found at Fire Administration Office located at 707 W. Acequia
Ave. Please allow adequate time for shipping and installation.)

K In any and all new One- or two-family dwellings residential developments regardless or the number of
units, street width shall be a minimum of 36 feet form curb to curb to allow fire department access and
to permit parking on both sides of the street. A minimum of 20 feet shall be provided for developments
that don’t allow parking on the streets. 2013 CFC D107.2

Fire Protection Systems:

[1  An automatic fire sprinkler system will be required for this building. Also a fire hydrant is required

within 50 feet of the Fire Department Connection (FDC). 2013 CFC 903 and Visalia Municipal Code
16.36.120(7)

O Commercial cooking appliances and domestic cooking appliances used for commercial purposes that

produces grease laden vapors shall be provided with a Tvpe 1 Hood, in accordance with the California
Mechanical Code, and an automatic fire extinguishing system. 2013 CFC 904.11& 609.2

Special Comments:
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ITEM NO: 8 DATL. _ecember 07, 2015

———— eV
SITE PLAN NC: SPR16151 RESUBMIT
PROJECT TiTLE: FERGUSON RESIDENTIAL 5-PACK DESIGN
DESCRIPTION: ;EI‘;TATIVE SUBDIVISION MAP CONSISTING OF 51
IDENTIAL U )
APPLIGANT. pe el NITS. CUP FOR PRD
Ci ty o f Visalia PROP OWNER: GONG JOE Y & CORA Y (TRS FAM REV TR)
) LOGATION: SE CORNER OF FERGUSON AVE & CONYER ST
P ollce Department APN(S): 090-280-004
303 S. Johnson St,
Visalia, Ca. 93292

(559) 7134370

[]

o

(1
L]

Site Plan Review Comments
No Comment at this time.

Request opportunity to comment or make recommendations as to safety issues as plans are
developed.

Public Sefety Impect 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 a5 @ condition of or in
conjunction with the approval of a development project. "New Development or Development
Project" means any new building, structure or improvement of any parcels of lend, upon which no
like building, structure of improvement previously existed. *Refer to Engineering Site Plan
comments for fee estimation,

Not enough information provided. Please provide additional information pertaining to:

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

Access Controlled / Restricted ete:

Lighting Concerns:

Landscaping Concerns:

Traffic Concerns:

D ’\l Surveillance lssues:

i
t

i

{ ne of Sight Issues:

er Concerns: -
/_L_’Q/

\
=
Visalia\Pjic eperfment



SITE PLAN REVIEW COMMENTS

Paul Bernal, Planning Division (559) 713-4025 Aviciresy Chamibarizin 713-4080
Date: December 07, 2016

SITE PLAN NO: 2016-151 RESUBMITTAL

PROJECT TITLE: Tentative Subdivision — Small Lot
DESCRIPTION: Tentative Subdivision — Small Lot (R-M-2)
APPLICANT: Joe Gong

PROP. OWNER: Joe Gong

LOCATION TITLE: S/E cor. Conyer & Ferguson

APN TITLE: 090-280-004

GENERAL PLAN: Medium Density Residential

EXISTING ZONING: R-M-2

Planning Division Recommendation:

L
X

Revise and Proceed
Resubmit

Project Reguirements

e Tentative Map

» Conditional Use Permit — for lots without public sireet frontage (PUD)
e Variance to R-M-2 setbacks (may be covered under CUP)

o Additional information as Needed

PROJECT SPECIFIC INFORMATION (12-07-2016).

1.
2.

3.

o

. Through the CUP process, restrictions on parking, storage locations of solid waste cans, units

. Would the units be allowed patio cover expansions/additions, storage sheds, swimming pools,

Provide a iooped drive between lots 43/44 and 47/48 to meet Fire Department requirements.
Re-design map removing access drives fo Ferguson Ave and restricting this access point to
Emergency Exit Only for Fire/Police.

Provide detailed layout of privacy fencing/landscaping/solid waste can storage/red curb areas
shown as “No Parking”.

Show how guest parking will be accommodated.

The “Typical 5-Pack Layout” shown on this plan has been used in the City of Tulare, and may
be appllcable for th|s pro;ect

The setback along the south property line, adjacent to the eX|st|ng single-family residential
units, shouid be maximized.

Unit density is 7.21 units per acre which is below the Medium Density Residential density
range of 10 to 15 units per acre.

See Fire and Police comments.

not being eligible for garage conversions, no storage of boats/trailers/unlicensed
vehicles/campers/and similar vehicles outside of the garage.

if so what are the standards.

PROJECT SPECIFIC INFORMATION: October 19/2016

1.

2,

3.

Provide detailed layout of privacy fencing/landscaping/solid waste can storage/red curb areas
shown as “No Parking”.

Will this section of Highland Court need to be red curbed or signed for no parking on trash |
days to accommodate the solid waste cans.
Show how guest parking will be accommodated.

1
SITE PLAN # 2016-151-C



o~

10.
1.

12.

13.

The "Typical 5-Pack Layout” shown on this plan has been used in the City of Tulare, and may
be applicable for this project.

The “7-Pack Layouts™ shown at the south side of Highland Court will not be supported by staff
due to the depth of the layout and number of furns to reach the units.

The setback along the south property line, adjacent to the existing single family residential
units, should be maximized.

Provide a % figure for the proposed Pocket Park related to the net area for the project.

Unit density is 7.21 units per acre which is below the Medium Density Residential density
range of 10 to 15 units per acre.

See Fire and Police comments.

See Engineering comments related to the Conyer Street frontage and improvements.
Through the CUP process, resfrictions on parking, storage locations of solid waste cans, units
not being eligible for garage conversions, nc storage of boatsfrailers/uniicensed
vehicles/campers/and similar vehicles outside of the garage.

Would the units be allowed patio cover expansions/additions, storage sheds, swimming pools,
if so what are the standards.

Staff recommends that the strip (4-6 feet) of landscaping directly adjacent to the main access
drives street connection be maintained as a part of the LLA/HOA/other, and that solid waste
cans may not be stored in this location.

Staff initial finding is that the proposed site plan MAY BE 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
Pianning Commission and/or City Council.

Fencing and Screening:

1.
2.
3.

Provide screening for roof mounied equipment (Zoning Ordinance Seciion 17.30.130.F).
Provide screened frash enclosure with solid screening gates (ZO Section 17.30.130.F).

Cross Sections need to be provided for site Plan Review if there is greater than an 18-inch
difierence between the slevation of the subject site and the adjacent properties, and the
sections would be required for the public hearing process also.

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.

NOTE: The maximum height of biock walis and fences is 7-fest 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 also be submitted.

Landscaping:

1.

The City has adopied the State Water Efficient Landscape Ordinance. The ordinance applies
to projects installing 2,500 square fest or more of landscaping. It requires that landscaping
and irrigation plans be certified by a qualified entity (i.e., Landscape Architect) as meeting the
State water conservation reguirements. 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. 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 MWELQC standards.

Provide street trees at an average of 20-feet on center along street frontages. All frees io be
15-gallon minimum size (Zoning Ordinance Section 17.30.130.C).

2
SITE PLAN # 2018-151-C




3. In the P(R-M) multi-family residential zone, all multiple family developments shall have
landscaping including plants, and ground cover to be consistent with surrounding landscaping
in the vicinity. Landscape plans to be approved by city staff prior to installation and occupancy
of use and such landscaping to be permanently maintained. (ZO Section 17.16.180)

4. All landscape areas to be protected with 6-inch concrete curbs (ZO Section 17.30.130.F).

5. All parking lots to be designed to provide a free canopy to provide shade in the hot seasons

and sunlight in the winter months.

Provide a detailed landscape and irrigation pian as a part of the building permit package.

An 80 sqg. ft. minimum landscape well is required every 10 contiguous parking stalls.

Provide a detaiied iandscape and irrigation pian for review prior to issuance of buiiding

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 ornamenting the site, whichever is
appropriate, and plant materials shall be maintained and replaced as needed, to screen or
ornament the site. (Prior code § 7484)

o N O

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 aisie lighting adjacent to residential units or designated property should
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 io 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.

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 io the property line, 0.5 lumens may not be
acceptabie.

NOTE: Staff recommendations contained in this document are not to be considered
support for a particular_action or project unliess otherwise_stated in the comments. 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.

e
Signature — — b}
— (//——————/

3
SITE PLAN # 2016-151-C



SITE PLAN REVIEW COMMENTS
CITY OF VISALIA TRAFFIC SAFETY DIVISION

December 7, 2016

LA NO: 2 RESUBMTL

SITE FLAN N0, SiN16151

PROJLCT T FERGUSON RESIDENTIAL 5-PACK DTSIGN

UESURIFTION TENTATIVE SUBTVISION 1AAP CONSISTING OF 3¢ RESICENT:AL UNITE CUDP FOR PRI

ATPUAGANT GONG OE

PO CHIRNES GONG JOE Y & CORAY (TRS FAR REV TR)
LT ION: S CORNYE OF FLRGUSON AVE § CONYIR S
AFNS Q- hi-004

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

0 No Comments

(] see Previous Site Plan Comments

Install Street Light(s) per City Standards.

™ Install Street Name Blades at intersections.

Install Stop Signs at on local street with collector/arterial status roadway.
[ Construct parking per City Standards PK-1 through PK-4.

Construct drive approach per City Standards.

C] Traffic Impact Analysis required.

(] Provide more fraffic information such as Depending on development size, characteristics, etc.,
a TIA may be required.

Additional Comments:

7 Leslie Blair

16-151RR



SUBDIVISION & PARCEL MAP

E%mwmw ITEM NO: @ DATE: DECEMBER 7, 2016
[JJason Huckleberry 713-4259 SITE PLAN NO.:  16-151 2"° RESUBMITTAL
[XAdrian Rubalcaba 713-4271 PROJECT TITLE:  FERGUSON RESIDENTIAL 5-PACK DESIGN

DESCRIPTION: TENTATIVE SUBDIVISION MAP CONSISTING OF
53 RESIDENTIAL UNITS. CUP FOR PRD

APPLICANT: GONG JOE

PROP. OWNER: GONG JOEY & CORAY (TRS FAM REV TR)
LOCATION: SE CORNER OF FERGUSON AVE & CONYER ST
APN: 090-280-004

SITE PLAN REVIEW COMMENTS

DXIREQUIREMENTS (Indicated by checked boxes)

DISubmit improvements plans detailing all proposed work; PJSubdivision Agreement will detail fees & bonding
requirements

PJBonds, certificate of insurance, cash payment of fees/inspection, and approved map & plan required prior to
approval of Final Map.

[XIThe Final Map & Improvements shall conform to the Subdivision Map Act, the City’s Subdivision Ordinance
and Standard Improvements.

DA preconstruction conference is required prior to the start of any construction.

XIRight-of-way dedication required. A title report is required for verification of ownership. Xlby map [_]by deed

IXICity Encroachment Permit Required which shall include an approved traffic control plan.

[ ICalTrans Encroachment Permit Reguired. [ |CalTrans comments required prior to tentative parcel map
approval. CalTrans contacts: David Deel (Planning) 488-4088

[NLandscape & Lighting District/Home Owners Association required prior o approval of Final 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 2 min. of
75 days before approval of Final Map.

DJLandscape & irrigation improvement plans to be submitted for each phase. Landscape plans will need to
comply with the City's street tree ordinance. The locations of street trees near intersections will need o
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.

[<IDedicate landscape lots to the City that are to be maintained by the Landscape & Lighting District.

[ INortheast Specific Plan Area: Application for annexation into Northeast District required 75 days prior to
Final Map approval.

[ |Written comments required from ditch company. Contacts: James Silva 747-1177 for Modoc,
Persian. Watson, Oakes, Flemming, Evans Diich and Peopies Ditches; Paul Hendrix 686-3425 for Tulare
Irrigation Canal, Packwood and Cameron Creeks; Bruce George 747-5601 for Mill Creek and St. John's
River,

[JFinal Map & Improvements shall conform to the City's Waterways Policy. [ JAccess required on ditch bank,
12’ minimum. [_|Provide wide riparian dedication from top of bank.

X]Sanitary Sewer master plan for the entire development shall be submitted for approval prior to approval of
any portion of the system. The sewer system will need to be extended to the boundaries of the development
where future connection and extension is anticipated. The sewer system wili need to be sized to serve any
future developments that are anficipated to connect to the system.

XIGrading & Drainage plan required. If the project is phased, then a master plan is required for the entire
project area that shall include pipe network sizing and grades and street grades. Prepared by registered
civil engineer or project architect. [J All elevations shall be based on the City's benchmark network. Storm
run-off from the project shall be handied 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
required until a connection with adequate capacity is available to the City’s storm drainage system. On-site
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basin: : maximum side slopes, perimeter fencing required, provide access ramp to bottom for
maintenance.

XIShow Oak trees with drip lines and adjacent grade elevations. Protect Oak frees during construction in
accordance with City requirements. XA permit is required to remove oak trees. The City will evaluate Oak
trees with removal permit applications. Qak tree evaluations by a certified arborist are required fo be
submitted to the City in conjunction with the tentative map application. [X| A pre-construction conference is
required. Contact: Joel Hooyer, City Arborist, 713-4295

DJShow adjacent property grade elevations on improvement plans. A retaining wall will be required for grade
differences greater than 0.5 feet at the property line.

DdRelocate existing utility poles and/or facilities. AS NECESSARY FOR PUBLIC STREET CONSTRUCTION

[TUnderground all existing overhead utilities within the project limits. Existing overhead electrical lines over
50kV shall be exempt from undergrounding.

IXProvide “R” value tests: 7 sach at 300° INTERVALS

X Traffic indexes per city standards: LOCAL & COLLECTOR

DJAIl pubiic streets within the project limits and across the project frontage shall be improved to their full width,
subject to available right of way, in accordance with City policies, standards and specifications

XAl Iots shall have separate drive approaches constructed to City Standards.

Cdinstall street striping as required by the City Engineer.

Hinstall sidewalk: 5 ft. wide, with 10 ft. wide parkway on FERGUSON AVE.

DJCluster mailbox supports required at 1 per 2 iots, or use postal unit (contact the Postmaster at 732-8073).

[ ]Subject to existing Reimbursement Agreement to reimburse prior developer:

[K{Abandon existing wells per City of Visalia Code. A building permit is required.

XIRemove existing irrigation lines & dispose off-site. DJRemove existing leach fields and septic tanks.

Fugitive dust will be controlled in accordance with the applicabie rules of San Joaguin Valiey Air District's

Reguiation VIIi. Copies of any required permits will be provided to the City.

If the project requires discretionary approval from the City, it may be subject to the San Joaquin Valley Air

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.

BXIf the project meets the one acre of disturbance criteria of the State's Storm Water Program, then coverage

under General Permit Order 2009-0008-DWQ is required and a Storm Water Poiiution Prevention Plan

{SWPPP) 1s needed. A copy of the approved permit and the SWPPP will be provided to the City.

[1Comply with prior comments [ [Resubmit with additional information [XRedesign required
Additional Comments:

1. Proposed subdivision will need to meet Fire Dept. and Solid Waste Dept. requirements. Revise
accordingly.

2. Comply with local and collector status City street standards and specifications.

3. A Landscape and Lighting District will need to be formed fo maintain the landscape lots and block
wall along Ferguson Ave., all street lights, pocket park, street maintenance to Highland Ct, and Conyer
St

4. Proposed subdivision will require the abandonment of the City owned ditch fot and existing public
right-of-way for the future Conyer alignment. The Right-of-way Summary Abandonment fee of $2,073
will apply, to be collected at time of final map. Refer to City format and procedures.

5. Street lights will be required to be installed along all street frontages. Refer to City standards for
placement and design.

6. N. Highland Ct. will be further reviewed for street name accuracy.

7. Refer to further conditions set forth by the Planning Dept.



8. Sewer and Storm Drain master plan shall be submitted with civil plan. There are existing mains in
Ferguson Ave. Extend mains to serve development.

9. The radius of the the curb returns at the local street connections to Ferguson Ave. shall comply with
the City's 30" R standard.

10. The existing block wall along the east side of proposed project and existing fence along southerly
development shall not retain more than 6" of soil per City standards. A new fence or wall will be
required if soil retention is greater than 6",

11. Subdivision is located in a high risk flood zone. Additional construction and elevation requirements
will be necessary per City standards and CA Building Codes.

12. Development impact fees will apply. Refer to page 4 for fee summary.

13. The parkway frontages along N. Highland Ct. and Conyer St. will be required to be maintained by
their respective lot owners. The Landscape and Lighting District will only account for the maintenance
of the street trees along these parkway frontages.

14. Additional right-of-way will be required at the corner lots to accommodate a City standard curb
ramp return,

15. The proposed access drive for resident ingress/egress fo Ferguson Ave. is not supported. A 20’
wide "Fire emergency vehicle exit only” lane will be supported to assist with design constraints. The
exit cannot be utilized by residents. New design shall be submitted as an "off-agenda” item for further
approval.



SUMMARY OF APPLICABLE DEVELOPMENT IMPACT FEES

Site Plan No: 16-151 2" RESUBMITTAL
Date: 12/7/2016

Summary of applicable Development Impact Fees to be collected at the time of final/parcel map
recordation:

(Preliminary estimate only! Final fees will be based on approved subdivision map & improvements
plans and the fee schedule in effect at the time of recordation.)

(Fee Schedule Date;10/1/2016)
(Project type for fee rates:SFD)

[] Existing uses may qualify for credits on Development impact Fees.

FEE I{TEM FEE RATE
DG Trunk Line Capacity Fee $751/UNIT

D Sewer Front Foot Fee

Storm Drainage Acquisition Fee $4,858/AC
Park Acquisition Fee $1,477/AC

D Northeast Acquisition Fee Total
Storm Drainage
Biock Walls
Parkway Landscaping
Bike Paths

X Waterways Acquisition Fee $2,435/AC

Additional Development Impact Fees will be collected at the time of issuance of building permits,

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 avaiiabie for ihe deveiopment of arteriai/coiiector streets as shown in the City's Circulation Eiement
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 associated with the installation of these trunk lines.

Adrian Rubaicaba




SUEDIVISION & PARCEL MAP
REQUIREMENTS
ENGINEERING DIVISION

ITEM NO: 9 DATE: DECEMBER 7, 2016

[JJason Huckleberry 713-4259 SITEPLANNO..  16-151 2"° RESUBMITTAL
Adrian Rubalcabs 713-4271 PROJECT TITLE:  FERGUSON RESIDENTIAL 5-PACK DESIGN

DESCRIPTION: TENTATIVE SUBDIVISION MAP CONSISTING OF
53 RESIDENTIAL UNITS. CUP FOR PRD

APPLICANT: GONG JOE

PROP. OWNER: GONG JOEY & CORAY (TRS FAM REV TR)
LOCATION: SE CORNER OF FERGUSON AVE & CONYER ST
APN: 090-280-004

SITE PLAN REVIEW COMMENTS

XIREQUIREMENTS (Indicated by checked boxes)

P Submit improvements plans detailing all proposed work; IX|Subdivision Agreement will detail fees & bonding
requirements

PdBonds, certificate of insurance, cash payment of feesfinspection, and approved map & plan required prior to
approval of Final Map

PThe Final Map & Improvements shall conform to the Subdivision Map Act, the City's Subdivision Ordinance
and Standard tmprovements.

IJA preconstruction conference is required prior to the start of any construction.

XRight-of-way dedication required. A title report is required for verification of ownership. [Xlby map [ by deed

X City Encroachment Permit Required which shall include an approved traffic control plan.

[]JCalTrans Encroachment Permit Required. [ |CalTrans comments required prior to tentative parcel map
approval. CalTrans contacts: David Deel (Planning) 488-4088

[ALandscape & Lighting DistricttHome Owners Association required prior to approval of Final Map.
Landscaps & 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.

X]Landscape & irrigation improvement plans to be submitted for each phase. Landscape plans will need to
comply with the City's street tree ordinance. The locations of sireet frees 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 io assist City staff in the formation
of the landscape and lighting assessment district.

[{Dedicate landscape lots to the City that are to be maintained by the Landscape & Lighting District.

[CINortheast Specific Plan Area: Application for annexation into Northeast District required 75 days prior to
Final Map approval.

[Iwritten comments required from ditch company. Contacts: James Siiva 747-1177 for Modoc,
Persian, Watson, Oakes, Flemming, Evans Ditch and Peoples Diiches; Paul Hendrix 686-3425 for Tulare
lrrigation Canal, Packwood and Cameron Creeks; Bruce George 747-5601 for Mill Creek and St. John's
River.

[JFinal Map & improvements shall conform to the City's Waterways Poiicy. [ JAccess required on ditch bank,
12’ minimum. [Provide wide riparian dedication from top of bank.

DdSanitary Sewer master plan for the entire development shall be submitted for approval prior to approval of
any portion of the system. The sewer system will need io be extended to the boundaries of the development
where future connection and extension is anticipated. The sewer system will need to be sized to serve any
future developments that are anticipated o connect to the system.

X Grading & Drainage plan required. If the project is phased, then a master pian is required for the entire
project area that shall include pipe network sizing and grades and street grades. 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 to a permanent on-site basin; or ¢) [ ] 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
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basin: ! maximum side slopes, perimeter fencing required, provide access ramp to bottom for
maintenance.

DdsShow Qak trees with drip lines and adjacent grade elevations. [X] Protect Oak trees during construction in
accordance with City requirements. [XJA permit is required fo remove oak trees. The City will evaluate Oak
trees with removal permit applications. [X] Oak free evaluations by a certified arborist are required to be
submitted to the City in conjunction with the tentative map application. A pre-construction conference is
required. Contact: Joel Hooyer, City Arborist, 713-4295

XIShow adjacent property grade elevations on improvement plans. A retaining wall will be required for grade
differences greater than 0.5 feet at the property line.

XRelocate existing utility poles and/or facilities. AS NECESSARY FOR PUBLIC STREET CONSTRUCTION

[[JUnderground all existing overhead utilities within the project limits. Existing overhead electrical lines over
50kV shall be exempt from undergrounding.

MXiProvide “R” value tests: 1 each at 300" INTERVALS

XK Traffic indexes per city standards: LOCAL & COLLECTOR

JAl public strests within the project limits and across the project frontage shall be improved to their full width,
subject to available right of way, in accordance with City policies, standards and specifications.

DAl iots shall have separate drive approaches constructed to City Standards.

[-linstail street striping as required by the City Engineer.

Xinstall sidewalk: 5 ft. wide, with 10 ft. wide parkway on FERGUSON AVE.

X Ciuster mailbox supports required at 1 per 2 lots, or use postal unit (contact the Postmaster at 732-8073).

[1Subject to existing Reimbursement Agreement to reimburse prior developer:

[dAbandon existing wells per City of Visalia Code. A building permit is required

XIRemove existing irrigation lines & dispose off-site. [XIRemove existing leach fields and septic tanks.

D Fugitive dust wili be controlled in accordance with the applicable rules of San Joaquin Valley Air District's

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

If the project requires discretionary approval from the City, it may be subject to the San Joaquin Valley Air

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.

[JIf 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.

[[1Comply with prior comments [_]Resubmit with additional information [X]Redesign required
Additional Comments:

1. Proposed subdivision will need to meet Fire Dept. and Solid Waste Dept. requirements. Revise
accordingly.

2. Comply with local and collector status City street standards and specifications.

3. A Landscape and Lighting District will need to be formed to maintain the landscape lots and block
wall along Ferguson Ave., all street lights, pocket park, street maintenance to Highland Ct. and Conyer
St

4. Proposed subdivision will require the abandonment of the City owned ditch lot and existing public
right-of-way for the future Conyer alignment. The Right-of-way Summary Abandonment fee of $2,073
will apply, to be coliected at time of final map. Refer to City format and procedures.

5. Street lights will be required to be installed along all street frontages. Refer to City standards for
placement and design.

6. N. Highiand Ct. will be further reviewed for street name accuracy.

7. Refer to further conditions set forth by the Planning Dept.



8. Sewer and Storm Drain master plan shall be submitted with civil plan. There are existing mains in
Ferguson Ave. Extend mains to serve development.

9. The radius of the the curb returns at the local street connections to Ferguson Ave. shall comply with
the City's 30’ R standard.

10. The existing block wall along the east side of proposed project and existing fence along southerly
development shall not retain more than 6" of soil per City standards. A new fence or wall will be
required if soil retention is greater than 6".

11. Subdivision is located in a high risk flood zone. Additional construction and elevation requirements
will be necessary per City standards and CA Building Codes.

12. Development impact fees will apply. Refer to page 4 for fee summary.

13. The parkway frontages along N. Highland Ct. and Conyer St. will be required to be maintained by
their respective lof owners. The Landscape and Lighting District will only account for the maintenance
of the street trees along these parkway frontages.

14. Additional right-of-way will be required at the corner lots to accommodate a City standard curb
ramp return.

15. The proposed access drive for resident ingress/egress to Ferguson Ave. is not supporfed. A 20"
wide "Fire emergency vehicle exit only" lane will be supported to assist with design constraints. The
exit cannot be utilized by residents. New design shall be submitted as an "off-agenda" item for further
approval.



SUMMARY OF APPLICABLE DEVELOPMENT IMPACT FEES

Site Ptan No: 16-151 2" RESUBMITTAL
Date: 12/7/2016

Summary of applicable Development Impact Fees to be collected at the time of finaliparcel map
recordation:

{Preliminary estimate only! Final fees will be based on approved subdivision map & improvements
plans and the fee schedule in effect at the time of recordation.)

(Fee Schedule Date:10/1/2016)
(Project type for fee rates:SFD)

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

FEE ITEM FEE RATE
4] Trunk Line Capacity Fee $751/UNIT

l:l Sewer Front Foot Fee

Siorm Drainage Acquisition Fee $4,858/AC
X Park Acquisitton Fee $1,477/IAC

D Northeast Acquisition Fee Total
Storm Drainage

Block Walls
Parkway Landscaping
Bike Paths
Waterways Acquisition Fee $2,435/AC

Additional Development impact Fees will be collected at the time of issuance of building permits.

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/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 outiined in Municipal Code Section 16.44. Reimbursement unit costs wifl be subject fo
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 deveioper will be reimbursed for
consfruction costs associated with the installation of these trunk lines.

Adrian Rubalcaba




Environmentai Document No. 2017-10
City of Visalia Community Development

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

NOTICE OF A PROPOSED
NEGATIVE DECLARKATION
Project Title: Tentative Subdivision Map No. 5558 and Conditional Use Permit CUP 2017-02 Catalina
Planned Unit Development

Project Description:

Catalina Tentative Subdivision Map No. 5558: A request to subdivide 8.76 acres into 51 lots for residential
development. The project is zoned R-M-2 {Multi-family Residential, 3,000 sq.ft. of lot area per unit), and is located
on the south side of Ferguson Ave., approximately 650 feet west of Dinuba Blvd. (APN 080-280-004)

Conditional Use Permit {CUP) No. 2017-02: A request by Joe Gong for a Planned Development to allow 51 single-
family residential units with modified development standards on 8.76 acres. The project site is zoned R-M-2
(Multi-family Residential, 3,000 sq.ft. of lot area per unit), and is located on the south side of Ferguson Ave.,
approximately 650 feet west of Dinuba Blvd. (APN 090-280-004)

Project Location: South side of Ferguson Ave., approximately 600 feet west of Dinuba Blvd. (APN 090-280-004)

Contact Person: Paul Scheibel, AICP, Principal Planner Phone: (559) 713-4369

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

Reasons for Negative Declaration: Initial Study No. 2017-10 has not identified any significant, adverse
environmental impact(s) that may occur because of the project that cannot be mitigated to a level of non-
significance. Mitigation measures to be applied to this project are as follows:

Copies of the initial study and other documents relating to the subject project may be examined by interested
parties at the Planning Division in City Hall East, at 315 East Acequia Avenue, Visalia, CA.

Comments on this proposed Mitigated Negative Declaration will be accepted from February 21, 2017, to March 11,
2017.

Date: Signed:

Paul Scheibel, AICP
Environmental Coordinator
City of Visalia



Environmental Document No. 2017-10
City of Visalia Community Development

MITIGATED NEGATIVE DECLARATION

Project Title: Annexation No. 2016-02, General Plan Amendment (GPA) 2016-10 and Tentative Subdivision
Map No. 5557 (Lowery West Annexation)

Project Description:

Catalina Tentative Subdivision Map No. 5558: A raquest to subdivide 876 acres intc 51 lots for residential
development. The project is zoned R-M-2 (Multi-family Residential, 3,000 sq.ft. of lot area per unit), and is located
on the south side of Ferguson Ave., approximately 650 feet west of Dinuba Blvd. (APN 090-280-004)

Conditional Use Permit (CUP) No. 2017-02; A request by Joe Gong for a Planned Development to allow 51 single-
family residential units with modified development standards on 8.76 acres. The project site is zoned R-M-2
(Multi-family Residential, 3,000 sq.ft. of lot area per unit), and is located on the south side of Ferguson Ave.,
approximately 650 feet west of Dinuba Blvd. {APN 090-280-004)

Project Location: South side of Ferguson Ave., approximately 600 feet west of Dinuba Blvd. {APN 090-280-004)

Contact Person: Paul Scheibel, AICP, Principal Planner Phone: (659) 713-4369

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

Reasons for Negative Declaration: Initial Study No. 2017-10 has not identified any significant, adverse
envircnmental impact(s) that may occur because of the project that cannot be mitigated to a level of non-
significance. Mitigation measures to be applied to this project are as follows:

Project Facts: Refer to Initial Study for project facts, plans and policies, and discussion of environmental effects.

Attachments:
Initial Study X)
Environmental Checklist (X)
Maps (X)
Mitigation Measures (X)
Traffic Impact Statement {}

DECLARATION OF NO SIGNIFICANT EFFECT:

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

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

() The project does not have the potential to achieve shori-term environmental goals to the disadvantage of
long-term environmental goals.

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

probable future projecis.

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

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



Environmental Document No. 2017-10
City of Visalia Community Development

APPROVED
Paul Scheibel, AICP
Environmental Coordinator

By:
Date Approved;

Review Period: 20 days



Environmental Document No. 2017-10
City of Visalia Community Development

INITIAL STUDY
l. GENERAL
A. Project Information:
Project Title: Annexation No. 2016-02, General Plan Amendment (GPA) 2016-10 and Tentative Subdivision Map No.
5557 (Lowery West Annexation)
Project Description:

Catalina Tentative Subdivision Map No. 5558: A request to subdivide 8.76 acres into 51 lots for residential development.
The project is zoned R-M-2 (Multi-family Residential, 3,000 sq.ft. of lot area per unit), and is located on the south side of
Ferguson Ave., approximately 650 feet west of Dinuba Blvd. {APN 090-280-004)

Conditional Use Permit (CUP} No. 2017-02: A request by Joe Gong for a Planned Development to allow 51 single-family
residential units with modified development standards on 8.76 acres. The project site is zoned R-M-2 (Multi-family
Residential, 3,000 sq.ft. of lot area per unit), and is located on the south side of Ferguson Ave., approximately 650 feet
west of Dinuba Blvd. {(APN 090-280-004)

Project Location: South side of Ferguson Ave., approximately 600 feet west of Dinuba Blvd. (APN 090-280-004)

Contact Person: Paul Scheibel, AICP, Principal Planner Phone: (558) 713-4369

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

Reasons for_Negative Declaration: Initial Study No. 2017-10 has not identified any significant, adverse environmental
impact(s) that may occur because of the project that cannot be mitigated to a level of non-significance. Mitigation
measures to be applied to this project are as follows:

B. Identification of the Environmental Setting:

The 66.2-acre project is located on the northeast corner of Akers Street and Riggin Avenue (APNs 077-060-006 and 077-
060-028). The 58-acre site is located approximately 1,800 feet northeast of the northeast corner of Akers St. and Riggin
Ave., and south of Riverway Drive (APNs 077-060-023 and 077-060-024 {partial}).

The surrounding uses are as follows:

General Plan (2014 | Zoning (1993) Existing uses
Land Use)
North RMD R-M-2 (Multi-family Vacant

Residential, Mimmum
3.000 sq.ft of lot area

per unit)
South RLD R-1-6 Single-family subdivision
East. CMU {Commerciai | CSO (Shopping Shopping center
Mixed Use) Office Commercial)
Wesi RLD R-1-6 Single-family subdivision

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

C. Plans and Policies: The General Plan Land Use Diagram, adopted October 14, 2014, generally designates the project
area as Residential. The Zoning Map, adopted in 1993, designates the project site as R-M-2, which is consistent with the
General Plan Land Use Designation of Medium Density Residential, as noted in Table 9-1 Consistency Between the Plan

and Zoning of the General Plan.



Environmental Document No. 2017-10
City of Visalia Community Development

The proposed project is consistent with Land Use Policies LU-P-19 of the General Plan. Policy LU-P-19 states; “Ensure
that growth occurs in a compact and concentric fashion by implementing the General Plan's phased growth strategy.”

Il. ENVIRONMENTAL IMPACTS
No significant adverse environmental impacts have been identified for this project. The City of Visalia Land Use Element,
Circulation Element, Zoning and Subdivision Ordinances contain policies and regulations that are designed to mitigate

impacts to a level of non-significance.

To ensure that these requirements are met for the proposed project, the project shall be developed and shall operate in
substantial compliance with the standard zoning and subdivision standards of the Visalia Municipal Code, and by the
special conditions placed on the project through the City’s discretionary authority.

The City of Visalia Zoning Ordinance contains guidelines, criteria, and requirements for the mitigation of potential impacts

including, but not limited to light/glare, visibility screening, noise, biological, cultural, safety, and transportation mobility to
eliminate and/or reduce potential impacts to a level of non-significance.

IV. PROJECT COMPATIBILITY WITH EXISTING ZONES AND PLANS
The proposed project is compatibie with the Generai Pian, Zoning and Subdivision Ordinances as it reiates to surrounding

properties.

V. SUPPORTING DOCUMENTATION
The following documents are hereby incorporated into this Negative Declaration and Initial Study by reference:
e Visalia General Plan Update. Dyett & Bhatia, October 2014,
» Visalia City Council Resolution No. 2014-38 (Certifying the Visalia General Plan Update), passed and adopted
October 14, 2014.
» Visalia General Plan Update Final Environmental Impact Report (SCH No. 2010041078). Dyett & Bhatia, June
2014,
e Visalia General Plan Update Draft Environmentai impact Report (SCH No. 2010041078). Dyett & Bhatia, March
2014,
= Visalia City Council Resolution No. 2014-37 (Certifying the EIR for the Visalia General Plan Update), passed and
adopted October 14, 2014,
Visalia Municipal Code, including Title 17 (Zoning Ordinance).
California Environmental Quality Act Guidelines.
City of Visalia, California, Climate Action Plan, Draft Final. Strategic Energy Innovations, December 2013.
Visalia City Council Resolution No. 2014-36 (Certifying the Visalia Climate Action Plan), passed and adopted
October 14, 2014.
City of Visalia Storm Water Master Plan. Boyle Engineering Corporation, September 1994,
City of Visalia Sanitary Sewer Master Plan. City of Visalia, 1994.

Vil. NAME OF PERSON WHO PREPARED INITIAL STUDY

Paul Scheibel, AICP Josh McDonnell, AICP
Principal Planner City Planner
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INITIAL STUDY
ENVIRONMENTAL CHECKLIST

Name of Proposal

Tentative Subdivision Map No. 5558, Conditional Use Permit (CUP) 2017-02

NAME OF
PROPONENT:

Joe Gong

3440 Border Links
Visalia CA 93292

Address of
Proponent:

Telephone Number: (559) 732-2660

Date of Review February 22, 2017

NAME OF AGENT: Rich Freeman- QK Consultants

901 E. Main Street
Visalia CA 93292

Address of Agent:

Telephone Number:  (559) 733-0440

Lead Agency: City of Visalia

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

1 = No Impact

3 = Less Than Significant Impact with Mitigation Incorporated

[ AESTHETICS ]

Would the project:
_2 a) Have a substantial adverse effect on a scenic

vista?
_1 b) Substantially damage scenic resources,
including, but not limited to, trees, rock

outcroppings, and historic buildings within a
state scenic highway?

_2 c) 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 would adversely affect day or nighttime
views in the area?

I AGRICULTURAL RESOURCES - -

In determining whether impacts to agricultural resources
are significant environmental effects, lead agencies may
refer ic the California Agricuitural Land Cvaluation and
Site Assessment Model {1997) prepared by the
California Dept. of Conservation as an optional model to
use in assessing impacts on agriculture and farmland. In
determining whether impacts to forest resources,
including timberland, are significant environmental
effects, lead agencies may refer to information compiled
by the California Department of Forestry and Fire
Protection regarding the state’s inventory of forest land,
including the Forest and Range Assessment Project and
the Forest Legacy Assessment project; and forest
carbon measurement methodology provided in Forest
Protocols adopted by the California Air Resources
Board. Would the project:

2 = Less Than Significant Impact

4 = Potentially Significant Impact

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

_2 b) Conflict with existing zoning for agricultural use,
or a Wiliamson Act contract?

Conflict with existing zoning for, or cause
rezoning of, forest land {as defined in Public
Resources Code section 12220(g)), timberland
(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 land to non-forest use?

_2 e)lInvolve other changes in the existing
environment which, due to their location or
nature, could result in conversion of Farmland to
nonagricultural use?

A ¢

L4 AR GUALITY

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 a) Conflict with or obstruct implementation of the
applicable air quality plan?



_2 b) Violate any air quality standard or contribute
substantially to an existing or projected air
quality violation?

_2 c¢) Result in a cumulatively considerable net
increase of any criteria polfutant for which the
project region is non-attainment under
applicable federal or state ambient air quaility
standard (including releasing emissions which
exceed quantitative thresholds for ozone
precursors)?

_1 d) Expose sensitive receptors to substantial
pollutant concentrations?

_1 e) Create objectionable odors affecting a
substantial number of people?

[ IV. BIOLOGICAL RESOURCES :

Would the project:

_2 _a) Have a substantial adverse effect, either directly
or through habitat modifications, on any species
identified as a candidate, sensitive, 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
Wildlife Service?

_2 b} Have a substantial adverse effect on any
riparian habitat or other sensitive natural
community identified in local or regional plans,
policies, regulations, or by the California
Department of Fish and Game or U.S. Fish and
Wildlife Service?

2 c¢) Have a substantial adverse effect on federally
protected wetlands as defined by Section 404 of
the Clean Water Act (including but not limited to,
marsh, vernal pool, coastal, efc.) through direct
removal, filling, hydrological interruption, or
other means?

_2 d) Intertere substantially with the movement of any
native resident or migratory fish or wildlife
species or with established native resident or
migratory wildlife corridors, or impede the use of
native wildlife nursery sites?

2 e) Conflict with any local policies or ordinances
protecting biological resources, such as a tree
preservation policy or ordinance?

1_f) Conflict with the provisions of an adopted
Habitat Conservation Plan, Natural Community
Conservation Plan, or other approved local,
regional, or state habitat conservation plan?
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[¥ CULTURAL RESOURCES

Would the project:

_2 a) Cause a substantial adverse change in the
significance of a historical resource as defined in
Public Resources Code Section 15064.5?

_2_b) Cause a substantial adverse change in the
significance of an archaeological resource
pursuant o Public Rescurces Code Section
15064.57

_2 c) Directly or indirectty destroy a unique
paleontological resource or site, or unigue
geologic feature?

_2 d) Disturb any human remains, including those
interred outside of formal cemeteries?

Vi GEOLOGY AND SOILS -

Would the project:

a) Expose people or structures fo potential
substantial adverse effects, including the risk of
loss, injury, or death involving:

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

ii} Strong seismic ground shaking?

i) Seismic-related ground failure, including
liguefaction?

iv) Landslides?

b) Result in substantial soil erosion or loss of
topsoil ?

_1 «c) Be located on a geologic unit or soil that is

unstable, or that would become unstable as a

result of the project, and potentially result in on-

or off-site landslide, lateral spreading,

subsidence, liquefaction, or collapse?

_1 d) Be located on expansive soil, as defined in
Table 18-1-B of the Uniform Building Code
{1994), creating substantial risks to life or
property?

_1 e) Have soils incapable of adequately supporting
the use of septic tanks or alternative waste
water disposal systems where sewers are not
avaiiable for the disposal of waste water?

|4

-~

I |



| VI, GREENHOUSE GAS EMISSIONS

Would the project:

_2 a) Generate greenhouse gas emissions, either
directly or indirectly, that may have a significant
impact on the environment?

_2 b} Conflict with an applicable plan, policy, or
regulation adopted for the purpose of reducing
the emissions of greenhouse gases?

| VIl HAZARDS AND HAZARDOUS MATERIALS

Would the project:

_1 a) Create a significant hazard to the public or the
environment through the routine transport, use,
or disposal of hazardous materials?

_1_ b) Create a significant hazard to the public or the
environment through reasonably foreseeable
upset and accident conditions involving the
release of hazardous materials into the
environment?

i ¢) Emit hazardous emissions or handie hazardous
or acutely hazardous materials, substances, or
waste within one-quarter mile of an existing or
proposed school?

_1_ d) Be located on a site which is included on a list of
hazardous maiterials siles compiled pursuant (o
Government Code section 65962.5 and, as a
result, would it create a significant hazard to the
public or the environment?

_2 e) For a project located within an airport land use
plan or, where such a plan has not been
adopted, within twe miles of 2 public airpert or
public use airport, would the project result in a
safety hazard for people residing or working in
the project area?

_1_ ) For a project within the vicinity of a private
airstrip, would the project result in a safety
hazard for people residing or working in the
project area?

_1  g) Impair implementation of or physically interfere
with an adopted emergency response plan or
emergency evacuation plan?

_1 h) Expose people or structures to a significant risk
of loss, injury or death involving wildland fires,
including where wildlands are adjacent to
urbanized areas or where residences are
intermixed with wildlands?
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X, OYDROLOGY AND WATER QUALITY

Would the project;

_2 a) Violate any water quality standards of waste
discharge requirements?

_2 b} Substantially deplete groundwater supplies or
interfere  substantially with  groundwater
recharge such that there would be a net deficit
in aquifer volume or a lowering 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)?

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

Substantially alter the existing dramage pattern
of the site or area, including through the
alteration of 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?

_2 e) Create or contribute runoff water which would
exceed the capacity of existing or planned
stormwater drainage systems or provide
substantial additional sources of polluted runoff?

f) Otherwise substantially degrade water quality?

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

) Place within 2 100-year flood hazard area
structures which would impede or redirect flood
flows?

_1 i) Expose peopie or structures to a significant risk
of loss, injury or death involving flooding,
inctuding flooding as a result of the failure of a
levee or dam?

_1 )} Inundation by seiche, tsunami, or mudflow?

d
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| X_° LAND USE AND FLANNING

Would the project:
_1 a) Physically divide an established community?

_1 b) Conflict with any appiicable land use plan,
policy, or regulation of an agency with



jurisdiction over the project (including, but not
limited to the general plan, specific plan, local
coastal program, or zoning ordinance) adopted
for the purpose of avoiding or mitigating an
environmental effect?

_1 ¢} Conflict with any applicable habitat conservation
plan or natural community conservation plan?

[ XI MINERAL RESQURCES

Would the project:

_1 a) Result in the loss of availability of a known
mineral resource that would be of value to the
region and the residents of the state?

_1_ b) Result in the loss of availability of a locally-
important mineral resource recovery site
delineated on a local general plan, specific plan
or other land use plan?

| Xl NOISE

Would the project:

_2 a) Cause exposure of persons to or generation of
noise levels in excess of standards established
in the local general plan or noise ordinance, or
applicable standards of other agencies?

1 b) Cause exposure of persons to or generation of
excessive groundborne vibration or groundborne
noise levels?

_2 c) Cause a substantial permanent increase in
ambient noise levels in the project vicinity above
levels existing without the project?

_1_d) Cause a substantial temporary or periodic
increase in ambient noise levels in the project
vicinity above levels existing without the project?

_1_e) For a project located within an airport land use
pian or, where such a plan has not been
adopted, within two miles of a public airport or
public use airport, would the project expose
people residing or working in the project area to
excessive noise levels?

_1 f) For a project within the vicinity of a private
airstrip, would the project expose people
residing or working the in the project area to
excessive noise levels?

| Xil POPULATION AND HOUSING e

Would the project:

_2_ a) Induce substantial population growth in an area,
either directly (for example, by proposing new
homes and businesses) or indirectly (for
example, through extension of roads or other
infrastructure)?
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_1 b) Displace substantial numbers of existing
housing, necessitating the construction of
replacement housing elsewhere?

_1 c) Displace substantiasl numbers of people,
necessitating the construction of replacement
housing elsewhere?

| XIV_PUBLIC SERVICES

Would the project:

_1 a) Would the project result in substantial adverse
physical impacts associated with the provision of
new or physically altered governmental facilities,
need for new or physically altered governmental
facilities, the construction of which could cause
significant environmental impacts, in order to
maintain acceptable service ratios, response
times or other performance objectives fcr any of
the public services:

i) Fire protection?
i) Police protection?
iii) Schools?

iv) Parks?

|_‘ |_‘ IN |_‘ |_‘

v) Other public facilities?
| XV. RECREATION '

Would the project:

_2 a) Would the project increase the use of existing
neighborhood and regional parks or other
recreational facilities such that substantial
physical deterioration of the facility would occur
or be accelerated?

_1_ b) Does the project include recreational facilities or
require the construction or expansion of
recreational facilities which might have an
adverse physical effect on the environment?

[ XVI TRANSPORTATION / TRAFFIC

Would the project:

_1 &) Conilict with an applicable plan, ordinance or
policy establishing measures of effectiveness for
the performance of the circulation system, taking
into account all modes of transportation
including mass transit and non-motorized travel
and relevant components of the circulation
system, including but not limited to intersections,
streets, highways and freeways, pedestrian and
bicycle paths, and mass transit?

_2 b} Conflict with an applicable congestion
management program, including, but not limited
to level of service standards and travel demand
measures, or other standards established by the



county congestion management agency for
designated roads or highways?

_1 ¢) Result in a change in air traffic patterns,
including either an increase in traffic levels or a
change in location that results in substantial
safety risks?

_1 d) Substantially increase hazards due to a design
feature (e.g., sharp curves or dangerous
intersections) or incompatible uses (e.g., farm
equipment)?

e) Result in inadequate emergency access?

f)y Conflict with adopted policies, plans, or
programs regarding public transit, bicycle, or

pedestrian facilities, or otherwise decrease the
performance or safety of such facilities?

A
1

I XV UTILITIES AND SERVICE SYSTEMS

Would the project:

_1 a) Exceed wastewater treatment requirements of
the applicable Regional Water Quality Control
Board?

_2 b} Require or result in the construction of new
water or wastewater treatment facilities or
expansion of existing facilities, the construction
of which could cause significant environmental
effects?

2 ¢} Require or result in the construction of new
storm water drainage facilities or expansion of
existing facilities, the construction of which could
cause significant environmental effects?

_1 d) Have sufficient water supplies available to
service the project from existing entitlements
and resources, or are new or expanded
entittements needed?

_1 e) Result in a determination by the wastewater
treatment provider which serves or may serve
the project that it has adequate capacity to serve
the project's projected demand in addition to the
provider's exisiing commiimenis?

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

_1_ g) Comply with federal, state, and local statutes
and regulations related to solid waste?
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EXVI.  TRIBAL.CULTURAL RESOURCES

]

Would the project cause a substantial adverse change in
the significance of a trihal cultural resource, defined in
Public Resources Code section 21074 as either a site,
feature, place, cultural landscape that is geographicalfly
defined in terms of the size and scope of the landscape,
sacred place, or object with cultural value to a California
Native American tribe, and that is:

2 a) Listed or eligible for listing in the California
Register of Historical Resources, or in a tocal register of
historical resources as defined in Public Resources
Code section 5020.1({k), or

2 b} A resource determined by the lead agency, in
its discretion and supported by substantial evidence, to
be significant pursuant to criteria set forth in subdivision
(c) of Public Resources Code Section 5024.1. In
applying the criteria set forth in subdivision (c) of Public
Resource Code Section 5024.1, the lead agency shall
consider the significance of the resource to a California
Native American tribe.

[ IXX. MANDATORY FINDINGS OF SIGNIFICANCE

]

Would the project:

_2 a) Does the project have the potential to degrade
the quality of the environment, substantially
reduce the habitat of a fish or wildlife species,
cause a fish or wildlife population to drop below
self-sustaining levels, threaten to eliminate a
plant or animal community, reduce the number
or restrict the range of a rare or endangered
plant or animal or eliminate important examples
of the major periods of California history or

prehistory?

_2 b) Does the project have impacts that are
individuatly limited, but cumulatively
considerable? ("Cumulatively  considerable”

means that the incremental effects of a project
are considerable when viewed in connection
with the effects of past projects, the effects of
other current projects, and the effects of
probable future projects)?

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

Authorily cited: Sections 21083 and 21083.05, Public Resources
Code. Reference: Section 65088.4, Gov. Code; Sections 21080(c),
21080.1, 21080.3, 21083, 21083.05, 21083.3, 21093, 21094, 21085,
and 21151, Public Resources Code; Sundsfrom v. Counfy of
Mendocino,(1988) 202 Cal.App.3d 296; Leonoff v. Monterey Board of
Supervisors, (1980} 222 CaiApp.3d 1337, Eureka Citizens for
Responsible Govi v. City of Cureka (2007) 147 Cal App.dth 357;
Protect the Historic Amador Waierways v. Amador Water Agency
(2004) 116 Cal.App.dth at 1109; San Franciscans Upholding the
Downtown Plan v. Cily and Counfy of San Francisco (2002} 102
Cal.App.4th 656.Revised 2008

Note:



DISCUSSION OF ENVIRONMENTAL EVALUATION

L AESTHETICS

a. This project will not adversely affect the view of any
scenic vistas. The Sierra Nevada mountain range
may be considered a scenic vista, but views of the
range will not be adversely impacted or significantly

altered by the project.
b. There are no scenic resources on the site.

¢. Future development plans will be subject to the
City's Site Plan Review process and may be subject
to further environmental and/or discretionary review.
Thus, the project would not substantially degrade
the existing visual character of the site and its

surroundings.

d. The project, when developed, will create new
sources of light that are typical of wurban

development.
. AGRICULTURAL RESOURCES

a. The site is vacant land but has not been used for
agricultural production. The project is on property
that is identified as Prime Farmland on maps
prepared by the California Resources. The site is

not under Williamson Act Contract.

The Visalia General Plan Update Environmental
Impact Report (EIR) has already considered the
environmenta! impacts of the conversion of
properties within the Planning Area, which includes
the subject property, into non-agriculiure uses.
Overall, the General Plan results in the conversion
of over 14,000 acres of Important Farmland to urban
uses, which is considered significant and
unavoidable. Aside from preventing development
altogether, the conversion of Important Farmland to
urban uses cannot be directly mitigated. However,
the General Plan contains multiple polices that
together work to limit conversion only to the extent
needed to accommodate long-term growth. The
General Plan policies identified under Impact 3.5-1
of the EIR serve as the mitigation, which assists in
reducing the severity of the impact to the extent
possible while still achieving the General Plan’s
goals of accommodating a certain amount of growth
to occur within the Planning Area. These policies
include the implementation of a three-tier growth
boundary system that assists in protecting open
space around the City fringe and maintaining

compact development within the City limits.

The project site is within the Urban Development
Tier 1 UDB. Development of residential, commercial,
and industrial fands in Tier 1 may occur at any time.
The proposed project is consistent with Land Use
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Policy LU-P-19 of the General Plan. Policy LU-P-18
states; "Ensure that growth occurs in a compact and
concentric fashion by implementing the General
Plan's phased growth strategy.” Consequently, the
project would not have a significant impact on
agricultural resources, although it would benefit the
goal of facilitating compact urban development
projecting from existing urban development, which
was identified as a mitigating factor to preserving the
viability of agricultural lands in or near the City of
Visalia.

The project is consistent with Policy LU-P-34. The
development of the site to urban use does not
require mitigation to offset the loss of prime farmland
as stated in Policy LU-P-34. The policy states; “the
mitigation program shall specifically allow
exemptions for conversion of agricultural lands in
Tier .

The site has a RMD land use designation. The
project is bordered by existing urban development to
the south, east, and west.

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

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

The City's General Plan designates this property for
urban development by designating the site for
Residential. In addition, the project site is in the
City's Urban Development Tier 1 Boundary.
Development of lands in Tier 1 may occur at any
time consistent with the City's Land Use Diagram.

AIR QUALITY

The project is located in an area that is under the
jurisdiction of the San Joaguin Valley Air Pollution
Control District (SJVAPCD). The project in itself
does not disrupt implementation of the San Joaguin
Regional Air Quality Management Plan, and will
therefore be a less than significant impact.

Development under the Visalia General Plan will
result in emissions that will exceed thresholds
established by the SJVAPCD for PM10 and PM2.5.
The project will contribute to a net increase of
criteria pollutants and will therefore contribute to
exceeding the thresholds. Also the project could
result in short-term air quality impacts related to dust
generation and exhaust due to construction and
grading activities. This site was evaluated in the
Visalia General Plan Update EIR for conversion into
urban development. Development under the
General Plan will result in increases of construction



and operation-related criteria pollutant impacts,
which are considered significant and unavoidable.
General Plan policies identified under Impacts 3.3-1
and 3.3-2 serve as the mitigation which assists in
reducing the severity of the impact to the extent
possible whiie still achieving the General Plan's
goals of accommeodating a certain amount of growth
to occur within the Planning Area.

The project is required to adhere to requirements

administered by the SJVAPCD to reduce emissions
to a level of compliance consistent with the District's

grading regulations. Compliance with the
SIVAPCD’s rules and regulations will reduce
potential impacts associated with air quality

standard violations to a less than significant level.

In addition, development of the project will be
subject to the SJVAPCD Indirect Source Review
(Rule 9510) procedures that became effective on
March 1, 2006. The Applicant will be required to
obtain permits demonstrating compliance with Rule
9510, or payment of mitigation fees to the
SJVAPCD.

Tulare County is designated non-attainment for
certain federal ozone and state ozone levels. The
project will result in a net increase of criteria
pollutants. This site was evaluated in the Visalia
General Plan Update EIR for conversion into urban
development. Development under the General Plan
will result in increases of construction and operation-
related criteria pollutant impacts, which are
considered significant and unavoidable. General
Plan policies identified under Impacts 3.3-1, 3.3-2,
and 3.3-3 serve as the mitigation, which assists in
reducing the severity of the impact to the extent
possible white still achieving the General Plan’s
goals of accommodating a certain amount of growth
to accur within the Planning Area.

The project is required to adhere to requirements
administered by the SJVAPCD to reduce emissions
to a level of compliance consistent with the District's

grading regulations. Compliance with the
SJIVAPCD's rules and regulations will reduce
potential impacts associated with air quality

standard violations to a less than significant level.

In addition, development of the project will be
subject to the SJVAPCD Indirect Source Review
(Rule 9510) procedures that became effective on
March 1, 2006. The Applicant will be required to
obtain permits demonstrating compliance with Rule
9510, or payment of mitigation fees to the
SJVAPCD.

Residences located near the proposed project may
be intermittently exposed to pollutant concentrations
due to construction activities. The use of
construction equipment will be temporary and is

Iv.
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subject to SJVAPCD rules and regulations. The
impact is considered as less than significant.

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

BIOLOGICAL RESOURCES

City-wide biological resources were evaluated in the
Visailia General Plan Update Environmental Impact
Report (EIR) for conversion to urban use. In
addition, staff conducted an on-site visit to the site in
December 2016 to observe biological conditions and
did not observe any evidence or symptoms that
would suggest the presence of a sensitive,
candidate, or special species.

Based on the above, the site has no known species
identified as a candidate, sensitive, 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 Wildlife Service. The
project would therefore not have a substantial
adverse effect on a sensitive, candidate, or special
species.

There are no riparian habitats in the project area.
Modoc Ditch is a confined waterway that is denuded
of any vegetation and dredged regularly thus
eliminating the potential to foster riparian habitat.

There are no jurisdictional waterways on the project
site.

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

The City has a municipal ordinance in place to
protect valley oak trees. All existing valley oak trees
on the project will be under the jurisdiction of this
ordinance. Any oak trees to be removed from the
site are subject to the jurisdiction of the municipal
ordinance.

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

CULTURAL RESOURCES

There are no known historical resources located
within the project area. i some potentially historical
or cultural resource is unearthed during
development all work shall cease until a qualified
professional archaeologist can evaluate the finding
and make necessary mitigation recommendations.

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



There are no known unique paleontological
resources or geologic features located within the
project area. In the event that potentially significant
cultural resources are discovered during ground
disturbing activities associated with project
preparation, construction, or completion, work shall
halt in that area until a qualified Native American
Tribal observer, archeologist, or paleontologist can
assess the signif‘ icance of the find, and, if

T Y] aloam are e eiada feasdes sl e o

NneLossdly, UU\il::IUp appiropriae weaunent measures
in consultation with Tulare County Museum,
Coroner, and other appropriate agencies and
interested parties.

There are no known human remains buried in the
project vicinity. [f human remains are unearthed
during development all work should cease until the
proper authorities are notified and a qualified
professional archaeclogist can evaluate the finding
and make any necessary mitigation
recommendations. In the event that potentially
significant cultural resources are discovered during
ground disturbing activities associated with project
preparation, construction, or completion, work shall
halt in that area untl a qualified Native American
Tribal cbserver, archeologist, or paieontologist can
assess the significance of the find, and, |if
necessary, develop appropriate tfreatment measures
in consultation with Tulare County Museum,
Coroner, and other appropriate agencies and
interested parties.

GEOLOGY AND SOILS

The State Geologist has not issued an Alquist-Priclo
Earthquake Fault Map for Tulare County. The
project area is not located on or near any known
earthquake fault lines.” Therefore, the project will hot
expose peopie or structures to potentiai 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-site improvements will 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 to low clay content and limited
topographic relief, soils in the Visalia area 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 does not involve the use of septic tanks
or alternative wastewater disposal systems since
sanitary sewer lines are used for the disposal of
wastewater at this location.

V1.

Vii.
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GREENHOUSE GAS EMISSIONS

The project is expected to generate Greenhouse
Gas (GHG) emissions in the short-term as a result
of the construction of residences and long-term as a
result of day-to-day operation of the propoesed
residences.

The City has prepared and adopted a Climate Action
Plan (CAP), which includes baseline GHG
gmissions inventories, reduction measures, and
reduction targets consistent with local and State
goals. The CAP was prepared concurrently with the
General Plan and its impacts are also evaluated in
the Visalia Generai Pian Update EiR.

The Visalia General Plan and the CAP both include
policies intended to reduce the level of GHG
emissions emitted in association with buildout
conditions under the General Plan. Although
emissions will be generated as a result of the
project, implementation of the General Plan and
CAP policies will result in fewer emissions than
would be associated with a continuation of baseline
conditions. Thus, the impact to GHG emissions will
be less than significant.

The State of California has enacted the Global
Warming Solutions Act of 2006 (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 wil not coniribute
significantly, either individually or cumulatively, to
GHG emissions.

HAZARDS AND HAZARDGUS MATERIALS

No hazardous materials are anticipated with the
project.

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

There is one school located within one-quarter mile
from the project (Ridgeview Middle School). There is
no reascnably foreseeable condition or incident
involving the project that could affect existing or
proposed school sites within one-quarter mile.

The project area does not include any sites listed as
hazardous materials sites pursuant to Government
Code Section 65692.5.
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The project area is not located within two miles of a
public airport.

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
site, when developed, will meet the City's
improvement standards for directing storm water
runoff to existing City storm water drainage systems;
consistent with the City’s adopted City Storm Drain
Master Plan.

The project will not substantially deplete
groundwater suppiies in the project vicinity. The
project will be served by a water lateral for domestic,
irrigation, and fire protection use. California Water
Service issued a Will Serve Lelter stating that water
is available to serve the project. The determination
of water availability shall remain valid for two years
from the date of their letter. The letter also states
that if the project does not commence within the
two-year time frame, Cal Water will be under no
obligation to serve the project unless the developer
receives an updated letter from Cal Water
reconfirming water availability. In addition, the letter
can be rescinded at any time in the event that water
supply is severely reduced by legislative, regulatory
or environmental factors.

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

The project will not substantially alter the existing
drainage pattern of the site or area, alter 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 or provide
substantial additional sources of polluted runoff.

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

The project area is located within Zone X, which
indicates that the project site is not in a flood zone
area.

The project area is located within Zone X, which
indicates that site is not in a flood zone area.

XI.
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The project would not expose people or structures to
risks from failure of levee or dam. The project is
located downstream from the Terminus Dam; in the
case of dam failure, there will be 4 hours of warning
to evacuate the site.

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

LAND USE AND PLANNING

The project will not physically divide an established
community. The General Plan Land Use Diagram,
adopted October 14, 2014, designates the 8.76-acre
portion of the site as Residential. The project is
consistent with General Plan Land Use policies that
encourage concentric growth, and aveiding pre-
mature conversion of farmland and maintaining the
viability of existing farmland.

The project will not physically divide an established
commiinity. The General Plan Land Use Diagram,
adopted October 14, 2014, designates the project
site as Residential. There are no uses in the area
that will directly conflict with the proposed residential
development of the project site.

The Visalia General Plan contains multipie polices,
identified under Impact 3.1-2 of the EIR, that
together work to reduce the potential for impacts to
the development of land as designated by the
General Plan. With implementation of these policies
and the existing City standards, impacts to land use
development consistent with the General Plan will
be less than significant.

The project does not conflict with any applicable
habitat conservation plan or natural community
conservation plan as it is located on a vacant dirt lot
with no significant natural habitat present.

MINERAL RESOURCES

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

statewide

There are no mineral rescurce 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
established in the City of Visalia's General Plan or
Noise Qrdinance. Noise levels will increase
temporarily during the construction of these facilities
but shall remain within the noise limits and restricted
to the allowed hours of construction defined by the
City of Visalia Noise Ordinance. Temporary increase
in ambient noise levels is considered to be less than
significant.
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Furthermore, the Visalia General Plan contains
multiple policies, identified under Impact N-P-3
through N-P-5, that work to reduce the potential for
noise impacts to sensitive land uses. With
implementation of Noise Impact Policies and
existing City Standards, noise impacts to new noise
sensitive lands uses wouid be less than significani.

Ground-borne vibration or ground-horne noise levels
may occur as part of construction activities
associated with the project. Construction activities
will be temporary and will not expose persons to
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-borne noise
ieveis.

Ambient noise levels will increase beyond current
levels as a result of the project, however these
levels will be typical of noise levels associated with
urban development and not in excess of standards
established in the City of Visalia's General Plan or
Noise Ordinance. Noise associated with the
establishment of new urban uses was previously
evaluated with the General Plan for the conversion
of land to urban uses.

Furthermore, the Visalia General Plan contains
multiple policies, identified under Impact N-P-3
throligh N-P-5, that work to reduce the potential for
noise impacts to sensitive land uses. With
implementation of Noise Impact Policies and
existing City Standards, noise impacts to new noise
sensitive lands uses would be less than significant.

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

The project area is not within two miles of a public

airport. The project will not expose people residing

or working in the project area o excessive noise

levels.

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

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

Development of the site will not displace any
housing on the site.

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

PUBLIC SERVICES

Fire protection facilities are located at the Visalia

X,
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Station 54 and can adequately serve the site
without @ need for alteration. Impact fees will be
paid to mitigate the project's proportionate impact
on these facilities.

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

The project will generate new students for which
existing schools in the area may accommodate. In
addition, to address direct impacts, the project will
be required to pay residential impact fees. These
fees are considered to be conclusive mitigation for
direct impacts. The project includes residential
units that will create a need for park facilities.

Other public facilities can adequately serve the
site without a need for alteration.

RECREATION

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

The proposed project does not include recreational
facilities or require the construction or expansion of
recreational facilities 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 poiicies establishing measures of
effectiveness of the City’s circulation system. The
project will result in an increase in traffic levals on
arterial and collector roadways, although the City of
Visalia’s Circulation Element has been prepared to
address this increase in traffic.

Development of the site will result in increased traffic
in the area, but will not cause a substantial increase
in traffic on the city's existing circulation pattern.
This site was evaluated in the Visalia General Plan
Update Environmental Impact Report (EIR) for
urban use.

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.



XvI. UTILITIES AND SERVICE SYSTEMS

a. Future development of the site will connect to,
andf/or extended existing City sanitary sewer lines,
consistent with the City Sewer Master Plan.

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

¢. There are currently storm drain lines in Ferguson.
The project, when developed, will connect to these
storm drain lines connecting to the existing City
storm water drainage lines that handie on-site and
street runoff. Usage of these lines shall be
consistent with the City Storm Drain Master Plan.
These improvements will nol cause significant
environmental impacts.

d. California Water Service Company has determined
that there are sufficient water supplies to support the
site, and that service can be extended to the site.
California Water Service issued a Will Serve Letter,
stating that water is available to serve the project.
The determination of water availability shall remain
vailed for two years from the date of their letter. The
letter also states that if the project does not
commence within the two-year time frame, Cal
Water will be under no obligation to serve the project
unless the developer receives an updated letter from
Cal Water reconfirming water availability. in addition,
the letter can be rescinded at any time in the event
that water supply is severely reduced by legislative,
regulatory or environmental factors.

e. The City has determined that there is adequate
capacity existing to serve the site’s projected
wastewater {reatment demands at the City
wastewater treatment piant.

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

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

XVIIL. TRIBAL CULTURAL RESOURCES

The proposed project would not cause a substantial
adverse change in the significance of a tribal cultural
resource, defined in Public Resources Code section
21074 as a site, feature, place, cultural landscape that is
geographically defined in terms of the size and scope of
the landscape, sacred place, or object with cultural value
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to a California Native American tribe. Further:

a. The site is not listed or eligible for listing in the
California Register of Historical Resources, or in 2
local register of historical resources as defined in
Public Resources Code section 5020.1(k), or

The site has been determined to noi be significant
pursuant to criteria set forth in subdivision (c) of
Public Rescurces Code Section 5024.1. In applying
the criteria set forth in subdivision (¢) of Public
Resource Code Section 5024.1, the lead agency
shall consider the significance of the resource to a
California Native American tribe.

The EIR {SCH 2010041078) for the 2014 General Plan
update included a thorough review of sacred lands files
through the California Native American Heritage
Commission. The sacred lands file did not contain any
known cultural resources information for the Visalia
Planning Area.

.C‘-

Additionally, invitations for early consultation were sent
to the five Tribes with a historic presence in the Visalia
Planning Area. No Tribal representatives requested
formal consultation pursuant to AB 52.

IXX MANDATORY FINDINGS OF SIGNIFICANCE

a. The project will not affect the habitat of a fish or
wildlife species or a plant or animal community.
This site was evaluated in the Program EIR
(SCH No. 2010041078) for the City of Visalia's
General Pian Update for conversion to urban
use. The City adopted mitigation measurgs for
conversion to urban development. Where effects
were still determined to be significant a
statement of overriding considerations was
made.

b. This site was evaluated in the Program EIR
(SCH No. 2010041078) for the City of Visalia
General Plan 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  statement of overriding
considerations was made.

c. This site was evaluated in the Program EIR
(SCH No. 2010041078) for the City of Visalia
General Plan Update for conversion to urban
use. The City adopted mitigation measures for
conversion to urban development. Where effects
were still determined to be significant a
statement of overriding considerations was
made.
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DETERMINATION OF REQUIRED ENVIRONMENTAL DOCUMENT

On the basis of this initial evaluation:

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

| 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 to the project. A MITIGATED NEGATIVE DECLARATION
WILL BE PREPARED.

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

I find that the proposed project MAY have a "potentially significant impact" or "potentially
significant unless mitigated" impact on the environment, but at least one effect 1) has been
adequately analyzed in an earlier document pursuant to applicable iegal standards, and 2) has
been addressed by mitigation measures based on the earlier analysis as described on attached
sheets. 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 occur, or new mitigation
measures would be required that have not been addressed within the scope of the Program
Environmental Impact Report (SCH No. 2010041078). The Environmental Impact Report
prepared for the City of Visalia General Plan was certified by Resclution No. 2014-37 adapted on
October 14, 2014, THE PROGRAM ENVIRONMENTAL IMPACT REPORT WILL BE UTILIZED.

February 21, 2017

Paul Scheibel, AICP Date
Environmental Coordinator
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