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PLANNING COMMISSION AGENDA 
 
 

CHAIRPERSON:  VICE CHAIRPERSON: 
   Marvin Hansen                                                                                      Adam Peck              

COMMISSIONERS: Mary Beatie, Chris Gomez, Chris Tavarez, Adam Peck, Marvin Hansen   
MONDAY, NOVEMBER 8, 2021, 7:00 P.M.  

VISALIA COUNCIL CHAMBERS 
LOCATED AT 707 W. ACEQUIA AVENUE, VISALIA, CA 

Citizens may appear at the Planning Commission meeting in person and will be asked to 
maintain appropriate, physical distancing from others and wear a mask or face shield pursuant 
to the Governor’s Executive Orders and public health guidance during the COVID-19 situation. 

 1. CALL TO ORDER –  
2. THE PLEDGE OF ALLEGIANCE – 

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

 4. CHANGES OR COMMENTS TO THE AGENDA – 
 

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

a. No Items on Consent Calendar 

6. PUBLIC HEARING – Josh Dan, Associate Planner 
a. Conditional Use Permit No. 2021-27: A request by Donahue Schriber Realty Group to 

amend the approved uses and layout of the Orchard Walk West Specific Plan 
development area which would include three parcels, each measuring less than five 
acres, and proposing a retail use, fast-food pad with a drive-thru, and gas station. 
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b. Tentative Parcel Map No. 2021-07: A request by Donahue Schriber Realty Group to 
subdivide two parcels into four parcels within the Orchard Walk Specific Plan area.  

Project Location: The project is within the C-MU (Commercial Mixed-Use) Zone District and 
is located at the southwest corner of North Dinuba Boulevard and West Sedona Avenue 
(Addresses not assigned) (APN: 078-120-050).  An Addendum to approved Initial Study / 
Mitigated Negative Declaration No. 2007-34 has been prepared for this project pursuant to 
California Environmental Quality Act (CEQA) Guidelines Section 15162. 

7. PUBLIC HEARING – Cristobal Carrillo, Associate Planner  
a. Conditional Use Permit No. 2020-30: A request by TMT, LLC to allow a master-planned 

commercial development on a 38.5-acre parcel in the C-R (Regional Commercial) 
Zone, for the development of approximately 212,450 square feet of commercial 
shopping center space in four phases, consisting of a specialty grocery store, seven 
drive-thru restaurants, a gas station/convenience store with drive-thru facility, a 
carwash facility, two sit-down restaurants, and 25 retail pads. 

b. Tentative Parcel Map No. 2020-09: A request by TMT, LLC to subdivide 38.5 acres into 
22 lots for commercial and right of way use, in the C-R (Regional Commercial) Zone. 

c. Variance No. 2021-03: A request by TMT, LLC to allow a variance to signage standards, 
allowing 240 sq. ft. of wall signage for a specialty grocery store. 

Project Location: The project is within the C-R (Regional Commercial) Zone District and 
is located on the southeast corner of West Visalia Parkway and South Mooney Boulevard 
(Addresses not assigned) (APN: 126-080-025, 056).  An Initial Study has been prepared 
for this project, consistent with the California Environmental Quality Act (CEQA), which 
disclosed that environmental impacts are determined to be not significant with mitigation, 
and that Mitigated Negative Declaration No. 2021-42 shall be adopted. 

8. CITY PLANNER / PLANNING COMMISSION DISCUSSION – 
a. Next Regular Planning Commission Meeting is Monday, December 13, 2021. 
b. Possibility of Special Planning Commission Meeting in late November / early December. 
c. City Council discussion regarding smoke shops on Monday, November 15, 2021. 
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           The Planning Commission meeting may end no later than 11:00 P.M.  Any unfinished business 
may be continued to a future date and time to be determined by the Commission at this meeting.  
The Planning Commission routinely visits the project sites listed on the agenda. 
            
For Hearing Impaired – Call (559) 713-4900 (TTY) 48-hours in advance of the scheduled meeting 
time to request signing services. 
 
Any written materials relating to an item on this agenda submitted to the Planning Commission 
after distribution of the agenda packet are available for public inspection in the City Office, 315 
E. Acequia Ave. Visalia, CA 93291, during normal business hours. 
 

APPEAL PROCEDURE 
        AN APPEAL MUST BE FILED WITH AN APPROPRIATE APPLICATION AND FEES 

NO LATER THAN THURSDAY, NOVEMBER 18, 2021, AT 5:00 P.M. 
 

According to the City of Visalia Zoning Ordinance Section 17.02.145 and Subdivision Ordinance 
Section 16.04.040, an appeal to the City Council may be submitted within ten days following the 
date of a decision by the Planning Commission.  An appeal form with applicable fees shall be 
filed with the City Clerk at 220 N. Santa Fe, Visalia, CA 93292.  The appeal shall specify errors 
or abuses of discretion by the Planning Commission, or decisions not supported by the evidence 
in the record. The appeal form can be found on the city’s website www.visalia.city  or from the 
City Clerk.  
         

THERE IS NO REGULAR MEETING SCHEDULED FOR MONDAY, NOVEMBER 22, 2021. 
 

THE NEXT REGULAR MEETING WILL BE HELD ON MONDAY, DECEMBER 13, 2021. 

http://www.visalia.city/
http://www.visalia.city/


 
 

REPORT TO CITY OF VISALIA PLANNING COMMISSION 
 
HEARING DATE: November 8, 2021                     
 
PROJECT PLANNER: Josh Dan 
 Associate Planner, (559) 713-4003 
                                          E-mail: josh.dan@visalia.city  
 

SUBJECT: Conditional Use Permit No. 2021-27: A request by Donahue Schriber Realty 
Group to amend the approved uses and layout of the Orchard Walk West Specific 
Plan development area which would include three parcels, each measuring less 
than five acres, and proposing a retail use, fast-food pad with a drive-thru, and gas 
station. The site is zoned C-MU (Commercial Mixed-Use Zone). 
Tentative Parcel Map No. 2021-07: A request by Donahue Schriber Realty Group 
to subdivide two parcels into three parcels within the Orchard Walk Specific Plan 
area. The project is located in the C-MU (Commercial Mixed-Use) Zone District. 
Location: The project site is located at the southwest corner of North Dinuba 
Boulevard and West Sedona Avenue (Addresses not assigned) (APN: 078-120-
050). 

STAFF RECOMMENDATION 
Staff recommends approval of Conditional Use Permit No. 2021-27, based upon the findings 
and conditions in Resolution No. 2021-55. Staff’s recommendation is based on the conclusion 
that the request is consistent with the General Plan, Zoning Ordinance and Orchard Walk 
Specific Plan. 
Staff recommends approval of Tentative Parcel Map No. 2021-07, based upon the finding and 
conditions in Resolution No. 2021-56. Staff’s recommendation is based on the conclusion that 
the parcel map, as conditioned, is consistent with the policies of the City’s Zoning and 
Subdivision Ordinances, and the Orchard Walk Specific Plan. 

RECOMMENDED MOTION 
I move to approve Conditional Use Permit No. 2021-27, based on the findings and conditions in 
Resolution No. 2021-55. 
I move to approve Tentative Parcel Map No. 2021-07, based on the findings and conditions in 
Resolution No. 2020-56. 

PROJECT DESCRIPTION 
Conditional Use Permit No. 2021-27 
Conditional Use Permit No. 2021-27 is a request to amend the configuration of the site initially 
established with the adoption of the Orchard Walk Specific Plan No. 2007-02. The Orchard Walk 
specific plan detailed onsite and offsite improvements across a 56-acre mixed-use development 
area. This included major and minor retail, commercial services, and restaurant uses straddled 
across the west and east sides of North Dinuba Boulevard, north of West Riggin Avenue. 
The applicant has submitted a revised master site plan for the Orchard Walk west development 
portion of the project area. The revised site plan proposes to reconfigure the internal site lay out 
and uses on the remaining 6.20-acre parcel identified in Exhibit “A-1” by the applicant as Phase 
II. The proposal describes the following proposed uses without identifying specific tenants: a 
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fast-food restaurant with drive-thru, a gas station with eight fueling stations (16 positions),  and a 
24,750 square foot retailer building (Building E). Visalia Municipal Code Table 17.25.030 lists 
service stations and drive-thrus (which do not meet drive-thru performance standards) as 
conditionally permitted. The site plan exhibit approved as part of the Orchard Walk specific plan 
initially identified this portion of the development area with a 106,437 square foot major retailer 
identified as Home Depot. In the wake of the 2008 economic downturn the hardware store never 
materialized, and the site laid vacant for many years. 
Tentative Parcel Map No. 2021-07 
Tentative Parcel Map No. 2020-06 is a request to subdivide the Phase II area to provide 
individual parcels for the uses described above. The three parcels measure 4.30-acres, 1.15-
acres, and 0.75-acres respectively as shown in Exhibit “C” and below. The southeast corner of 
the overall site is developed with an In-N-Out fast-food restaurant with a drive-thru lane. Parcels 
to the north and west of the In-N-Out site were also entitled with a carwash development and 
another fast-food pad with a drive-thru lane. The remaining acreage is currently vacant; 
however, the adoption of the uses and creation of the lots, as proposed, will assist the developer 
in attracting potential tenants to the specific plan area.  

 
Site Development 
The applicant/developer is seeking approval of these entitlements which will aid in developing 
Parcels “B”, “E”, and “F” in substantial compliance with the previously approved development 
plan for the site while adopting an alternate configuration on-site. Although no specific tenants 
are detailed on the exhibit, they each will be required to return to return to Site Plan Review to 
detail the proposed use and its compliance with the Specific Plan design criteria and 
development standards of the C-MU zone. If the specific tenants are unable to comply with the 
site plan layout as depicted per Exhibits “A-1” & “A-2”, then a subsequent amendment to this 
conditional use permit amendment shall be required. 
 
 



 
 

BACKGROUND INFORMATION 
General Plan Land Use Designation Commercial Mixed-Use 
Zoning Commercial Mixed-Use 
Surrounding Land Use and Zoning North: C-MU & R-M-3 / Sedona Ave. / Vacant Lot 
 South: R-1-5 / W. Riggin Ave. / Fairview Village 

Subdivision 
 East: C-MU / N. Dinuba Blvd. (State Route 63) / 

Orchard Walk Shopping Center 
 West: R-M-2 / N. Conyer St. / Vacant Lot (Shannon 

Ranch East Subdivision)  
Environmental Review: Addendum to Mitigated Negative Declaration 2013-54 
Special Districts None 
Site Plan Site Plan Review No. 2021-131 

RELATED PLANS & POLICIES 
Please see attached summary of related plans and policies.  The proposed project is consistent 
with applicable plans and policies. 
RELATED PROJECTS 
The subject site is part of a larger shopping center with a Target store and other major tenants 
as the main anchors and added retail space and related out-pads for retail and food services.  
The development plan for the shopping center was approved under the Orchard Walk Specific 
Plan, which was reviewed by the Planning Commission on May 29, 2007, and adopted by the 
City Council on June 18, 2007. 
Two Conditional Use Permits on the May 29, 2007, Planning Commission agenda were 
approved for the development of the first phase of each of the commercial centers with a Home 
Depot home improvement store and a Target retail store as the anchor tenants (CUPs 2007-13 
and 2007-14, respectively).  However, the Home Depot project was never developed. 
Two other Conditional Use Permits No. 2007-58 and 2007-59 on the December 10, 2007, 
Planning Commission agenda were approved for a McDonalds and Starbucks, both with drive-
thru lanes, located in the Orchard Walk East development area.  
Conditional Use Permit No. 2020-25 & Tentative Parcel Map No. 2020-06: Approved by the 
Planning Commission on November 9, 2020 which requested subdividing two parcels into four 
parcels creating two lots with no public street access, and parcels with less than the minimum 
five (5) acre size requirement in the C-MU (Commercial Mixed-Use) Zone District. 
Conditional Use Permit No. 2019-36: A request by Donahue Schriber Realty Group to develop 
three pad sites with fast food dining, retail shops, on-site parking and drive-thrus across 3.72 
acres of the Orchard Walk West development area. The site is zoned C-MU (Mixed Use 
Commercial Zone) and located at the northwest corner of north Dinuba Blvd and west Riggin 
Ave. (APN: 078-120-030 & 078-120-032). 
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PROJECT EVALUATION 
Staff recommends approval of the Conditional Use Permit (CUP) and Tentative Parcel Map 
(TPM) based on the project’s consistency with the policies of the Land Use Element of the 
General Plan, Zoning and Subdivision Ordinances and the Orchard Walk Specific Plan for 
approval of the CUP and TPM.  
Consistency with Zoning and Subdivision Ordinances 
Establishment of a parcel with an area less than five (5) acres in the C-MU Zone is conditionally 
permitted with the approval of a CUP and a development plan depicting the ability of the site to 
comply with development standards, provide safe on-site vehicular circulation, and pedestrian 
connectivity between each of the proposed parcels / commercial building pads.   
Staff concludes the newly proposed development configuration is consistent with the existing 
and future commercial land uses in for the Orchard Walk area. Both Dinuba Boulevard and 
Riggin Avenue are major roadways while Sedona is a local roadway, and the future 
development of this site will provide additional commercial shopping opportunities to the 
surrounding residential neighborhoods. With the further development of the Orchard Walk 
Shopping Center, and the installation of frontage improvements, the catalyst for the remaining 
balance of the site to be developed could be initiated by the development of the pads approved 
by this project. 
Overall Revised Site Plan 
The applicant at this time has requested to further deviate from the approved Orchard Walk 
Specific Plan (referred to as the Orchard Walk West portion of the site) which initially depicted a 
100,000 square foot hardware store and various retail out pads. Previous revisions to the site 
entitled the placement of three retail and drive-thru out-pads at the southeast corner of the site. 
Revisions proposed by the applicant in this entitlement application are listed and shown in the 
image below: 

• Parcel ‘B’ is shown on the west side of Phase II, along Dinuba Blvd. Parcel ‘B’ will be 
developed with a one-story fast-food building, with a drive-thru lane consisting of a total 
building area of 2,305 square-feet. There is  no tenant identified for this building at this 
time. 

• Parcel ‘E’ is shown on the west side of Phase II, along Sedona, and Parcel ‘F’ will be 
developed with a one-story retail building, with outdoor material yard, consisting of a total 
building area of 24,750 square-feet. There is no tenant identified at this time for this retail 
building. 

• Parcel ‘F’ is shown on the northeast corner of Phase II, at Dinuba and Sedona. Parcel ‘F’ 
will be developed with a service station (gas station) with eight fueling stations (16 
positions) and a convenience store measuring 3,200 square-feet. There is no tenant 
identified for the gas station at this time. 
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Drive-thru Pad (2,305 sq. ft. building) 
The proposed drive-thru, as shown above and in Exhibits “A-1” & “A-2”, is detailed as Building 
“B” on proposed Parcel “B”. Parcel B is the smallest parcel area at only 0.75-ac and the site 
layout depicts queuing for 10 vehicles, which is consistent with the drive-thru performance 
standards per Section 17.32.162 of the Zoning Ordinance. The proposed configuration of the 
site also provides 12 parking stalls, two more than required by Section 17.34.020(F)(14). The 
parking requirement for this use is one parking space for each two hundred twenty-five (225) 
square feet of building area, as prescribed for major shopping centers. It should be noted that 
the future tenant would need to comply with Condition No. 2 requiring them to submit to Site 
Plan Review and demonstrate compliance with the CUP, TPM, Specific Plan, and all other 
development standards associated with the zone and/or use. 
Gas Station  
The gas station with convenience store, as depicted in Exhibits “A-1” & “A-2”, is detailed to be 
building “F” and on proposed Parcel “F” of the TPM. The parcel site  measure 1.15-acres. Table 
17.25.030 Lines S38 and R58 of the Zoning Ordinance list service station and convenience 
stores as conditionally permitted uses in the C-MU zone. The station is depicted to have eight 
fueling pumps along North Dinuba Boulevard. The site will also provide 16 parking stalls on-site, 
which is more than required by section 17.34.020(F)(14) one parking space for each two 
hundred twenty-five (225) square feet of building area, as prescribed for major shopping 
centers. Staff support the applicant’s request to permit the use at the site, locking in the number 
of fueling pumps and building square footage, but requiring the future tenant to apply to Site 
Plan Review and demonstrate compliance with the CUP, TPM, Specific Plan, and all other 
development standards associated with the zone and use, consistent with Condition Nos. 2 and 
3.  
Requirement to comply with Orchard Walk Specific Plan 
The Orchard Walk Specific Plan was approved with rustic, bucolic architectural requirements for 
tenant buildings. Additional requirements include incorporation of amenities adopted for the 
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specific plan including the wood split-rail fencing, bucolic landscaping, and trellis covers. Staff 
has reviewed the applicant’s request and supplemental building elevations and details (shown in 
Exhibits “D” & “E” and below) and finds them to be consistent with the Specific Plan’s design 
requirements. 

 

 

Development within the Specific Plan area by future tenants will require applicants to show 
compliance with the bucolic architectural theme should any changes be proposed. 
Planned Development Requirement 
The minimum site area for properties in the C-MU zone is five acres (ref. Municipal Code 
Section 17.19.060.A). However, according to Municipal Code Section 17.26.040 pertaining to 
Planned Developments, the Planning Commission may consider lot sizes smaller than the 
minimum site area if “there are unique circumstances (shape, natural features, location, etc.) 
which would deprive the landowner of development potential consistent with other properties 
classified in the same underlying zone.” 
The Site Plan Review Committee reviewed and issued a “Revise and Proceed” to the 
applicant’s proposal based on its consistency with the previously approved development plan 
and circulation pattern proposed for the Orchard Walk West site. The Site Plan Review 
Committee subsequently reviewed the proposed parcel map and has made the determination 
that the parcel map is consistent with City development standards and is in substantial 
conformance with the overall Orchard Walk Specific Plan. The proposed parcel map and 
planned development ultimately allow for the site to be developed while maintaining access 
points that minimize vehicle conflicts on Dinuba Boulevard and Riggin Avenue. 
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Shared Access / Maintenance Agreement 
The tentative parcel map shown in Exhibit “A” is subject to approval of the associated 
conditional use permit. The minimum parcel size in the C-MU zone is five acres unless 
approved as a part of an acceptable master plan. The proposed development pattern depicts 
vehicular driveways and aisles that require a shared access agreement for ingress/egress, 
utilities, and any other pertinent infrastructure or services for the proposed parcels and existing 
parcels within the master plan. 
Staff is recommending Condition No. 4 be adopted for the Tentative Parcel Map and Condition 
No. 3 be adopted for the Conditional Use Permit. These conditions require the recordation of an 
agreement addressing shared vehicular access, utilities, and any other pertinent infrastructure 
or services for all parcels including parcels without public street access. This agreement shall be 
recorded with the final parcel map. The agreement shall address property owners’ responsibility 
for repair and maintenance of the easement, repair and maintenance of shared public or private 
utilities, and shall be kept free and clear of any structures excepting solid waste enclosures. 
Improvements to Right-of-Ways, Access and Circulation 
All frontage improvements along both Dinuba Boulevard and Sedona Avenue have been 
conditioned with the previously approved entitlement, CUP No. 2019-36. Currently all Phase I 
improvements have been completed and the applicant has permits in review for off and on-site 
improvements consistent with the proposed layout and pending approval of the entitlements.  
Subdivision Map Act Findings 
California Government Code Section 66474 lists seven findings for which a legislative body of a 
city or county shall deny approval of a tentative map if it is able to make any of these findings.  
These seven “negative” findings have come to light through a recent California Court of Appeal 
decision (Spring Valley Association v. City of Victorville) that has clarified the scope of findings 
that a city or county must make when approving a tentative map under the California 
Subdivision Map Act. 
Staff has reviewed the seven findings for a cause of denial and finds that none of the findings 
can be made for the proposed project. The seven findings and staff’s analysis are below.  The 
findings in response to this Government Code section are included in the recommended findings 
for the denial of the tentative subdivision map. 
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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 Zoning Ordinance and 
the Orchard Walk Specific Plan. This is included as 
recommended Finding No. 1 of the Tentative 
Parcel Map. 

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

The proposed design and improvement of the map 
has been found to be consistent with the City’s 
Zoning Ordinance and the Orchard Walk Specific 
Plan. This is included as recommended Finding 
No. 2 of the Tentative Parcel Map.  

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

The site is physically suitable for the commercial 
development type described on the proposed map. 
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 
commercial uses. This is included as 
recommended Finding No. 4 of the Tentative 
Parcel Map. 

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

The proposed design and improvement of the map 
has not been found likely to cause environmental 
damage or substantially and avoidable injure fish 
or wildlife or their habitat. This is included as 
recommended Finding No. 5. 

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

The proposed design of the map has not been 
found to 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. 3 of the 
Tentative Parcel Map. 

 
Environmental Review 
An addendum to Initial Study/Mitigated Negative Declaration Document No. 2007-34 originally 
prepared for the development of the Orchard Walk Specific Plan has been prepared to include 
CUP No. 2021-27 and TPM No. 2021-07 into the project description.  
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RECOMMENDED FINDINGS  
Tentative Parcel Map No. 2020-07 
1. That the proposed tentative parcel map, as conditioned, is consistent with the policies and 

intent of the Zoning Ordinance, Subdivision Ordinance and the Orchard Walk Specific 
Plan.  

2. That the proposed tentative parcel map will not be detrimental to the public health, safety, 
or welfare, or materially injurious to properties or improvements in the vicinity, nor is it likely 
to cause serious public health problems. The proposed tentative parcel map would be 
compatible with adjacent land uses. The project site is bordered by existing commercial 
development and the proposed development of this site is consistent with the approved 
Orchard Walk Specific Plan. 

3. That the site is physically suitable for the purposed tentative parcel map and is compatible 
with adjacent land uses and the proposed design of the map does not conflict with any 
existing or proposed easements located on or adjacent to the subject property. 

4. That the site is physically suitable for the proposed tentative parcel map and the project’s 
use, which is consistent with the underlying Mixed Use Commercial General Plan Land 
Use Designation. The proposed location and layout of the Tentative Parcel Map, its 
improvement and design, and the conditions under which it will be maintained is consistent 
with the policies and intent of the Zoning Ordinance, Subdivision Ordinance, and the 
Orchard Walk Specific Plan. 

5. That the proposed design and improvement of the proposed tentative parcel map has been 
not been found likely to cause environmental damage or substantially and avoidable injure 
fish or wildlife or their habitat.   

Conditional Use Permit No. 2020-27 
1. That the proposed project will not be detrimental to the public health, safety, or welfare, or 

materially injurious to properties or improvements within the vicinity. 
2. That the proposed conditional use permit is consistent with the policies and intent of the 

General Plan, Zoning Ordinance and Orchard Walk Specific Plan. 
a. That the proposed location of the Conditional Use Permit is compatible with adjacent land 

uses. 
b. That the proposed Conditional Use Permit is not detrimental to the public health, safety, 

or welfare, or materially injurious to properties or improvements in the vicinity. 
3. 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. The site is bordered by 
similar commercial uses. 
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RECOMMENDED CONDITIONS OF APPROVAL 
Tentative Parcel Map No. 2020-07 
1. That the project be developed consistent with the comments and conditions of the Site Plan 

Review No. 2021-131. 
2. That Tentative Parcel Map No. 2021-07 be prepared in substantial compliance with Exhibit 

“C”. 
3. That an agreement addressing vehicular access, utilities, and any other pertinent 

infrastructure or services for parcels without public street access shall be recorded with the 
final parcel map. The agreement shall address property owners’ responsibility for repair and 
maintenance of the easement, repair and maintenance of shared public or private utilities, 
and shall be kept free and clear of any structures excepting solid waste enclosures. The City 
Planner and City Engineer shall review for approval this agreement verifying compliance with 
these requirements prior to recordation. The agreement shall be recorded prior to the 
issuance of any building permits on the master planned site. 

4. That all other federal, state and city codes, ordinances and laws be met. 
Conditional Use Permit No. 2020-27 
1. That the project be developed consistent with the comments and conditions of the Site Plan 

Review No. 2021-131. 
2. That all end-users seeking to develop the pad sites be required to apply first to Site Plan 

Review and detail compliance with the CUP, TPM, Specific Plan, and all other development 
standards. 

3. That the service station be limited to the eight service terminals depicted in the Site Plan and 
any requested increase in terminals require the applicant to amend the Use Permit.  

4. That the drive-thru lane shall provide a minimum of 10-queuing length as depicted in Exhibit 
“A-1” & “A-2”. 

5. That deviation from the Site Plan by either use or parcel configuration may constitute 
substantial change and require the applicant to return to the Planning Commission for an 
amendment to the approval. 

6. That an agreement addressing vehicular access, utilities, and any other pertinent 
infrastructure or services for parcels without public street access shall be recorded with the 
final parcel map. The agreement shall address property owners’ responsibility for repair and 
maintenance of the easement, repair and maintenance of shared public or private utilities, 
and shall be kept free and clear of any structures excepting solid waste enclosures. The City 
Planner and City Engineer shall review for approval this agreement verifying compliance with 
these requirements prior to recordation. The agreement shall be recorded prior to the 
issuance of any building permits on the master planned site. 

7. That all other federal, state and city codes, ordinances and laws be met. 
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APPEAL INFORMATION 
According to the City of Visalia Subdivision Ordinance Section 16.04.040 and Zoning Ordinance 
Section 17.02.145 an appeal to the City Council may be submitted within ten calendar days 
following the date of a decision by the Planning Commission on the tentative parcel map and 
conditional use permit applications. An appeal with applicable fees shall be in writing and shall 
be filed with the City Clerk at 220 N. Santa Fe Street, Visalia California. The appeal shall specify 
errors or abuses of discretion by the Planning Commission, or decisions not supported by the 
evidence in the record. The appeal form can be found on the city’s website www.visalia.city or 
from the City Clerk. 

Attachments: 

• Related Plans and Policies 

• Resolution Nos. 2021-55 & 2021-56 

• Exhibit "A-1" & “A-2” – Site Plan Exhibits 

• Exhibit “B” – Tentative Parcel Map (Existing) 

• Exhibit “C” – Tentative Parcel Map (Proposed) 

• Exhibit “D” – Building Elevations 

• Exhibit “E” – Amenities (Fencing, Trellis, etc.) 

• Exhibit “F” – Preliminary Landscaping Plan 

• Exhibit “G” – Preliminary Hardscape Plan  

• Addendum to IS/MND No. 2007-34 

• Site Plan Review Comments Nos. 2021-131 

• General Land Use Map 

• Zoning Map 

• Aerial Map 

• Location Map 

http://www.visalia.city/
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Conditional Use Permits 
(Section 17.38) 

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

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

1. Name and address of the applicant; 
2. Statement that the applicant is the owner of the property or is the authorized agent of the owner; 
3. Address and legal description of the property; 
4. The application shall be accompanied by such sketches or drawings as may be necessary by the 

planning division to clearly show the applicant's proposal; 
5. The purposes of the conditional use permit and the general description of the use proposed; 
6. Additional information as required by the historic preservation advisory committee. 
B. The application shall be accompanied by a fee set by resolution of the city council sufficient to 

cover the cost of handling the application. (Prior code § 7526) 
 

17.38.030  Lapse of conditional use permit. 
 A conditional use permit shall lapse and shall become void twenty-four (24) months after the date 
on which it became effective, unless the conditions of the permit allowed a shorter or greater time limit, or 
unless prior to the expiration of twenty-four (24) months a building permit is issued by the city and 
construction is commenced and diligently pursued toward completion on the site which was the subject 
of the permit. A permit may be renewed for an additional period of one year; provided, that prior to the 
expiration of twenty-four (24) months from the date the permit originally became effective, an application 
for renewal is filed with the planning commission. The commission may grant or deny an application for 
renewal of a conditional use permit. In the case of a planned residential development, the recording of a 
final map and improvements thereto shall be deemed the same as a building permit in relation to this 
section. (Ord. 2001-13 § 4 (part), 2001: prior code § 7527) 
 
17.38.040  Revocation. 
 Upon violation of any applicable provision of this title, or, if granted subject to a condition or 
conditions, upon failure to comply with the condition or conditions, a conditional use permit shall be 
suspended automatically. The planning commission shall hold a public hearing within sixty (60) days, in 
accordance with the procedure prescribed in Section 17.38.080, and if not satisfied that the regulation, 
general provision or condition is being complied with, may revoke the permit or take such action as may 
be necessary to insure compliance with the regulation, general provision or condition.  Appeals of the 
decision of the planning commission may be made to the city council as provided in Section 17.38.120. 
(Prior code § 7528) 
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17.38.050  New application. 
 Following the denial of a conditional use permit application or the revocation of a conditional use 
permit, no application for a conditional use permit for the same or substantially the same conditional use 
on the same or substantially the same site shall be filed within one year from the date of denial or 
revocation of the permit unless such denial was a denial without prejudice by the planning commission or 
city council. (Prior code § 7530) 
 
17.38.060  Conditional use permit to run with the land. 
 A conditional use permit granted pursuant to the provisions of this chapter shall run with the land 
and shall continue to be valid upon a change of ownership of the site or structure which was the subject 
of the permit application subject to the provisions of Section 17.38.065. (Prior code § 7531) 
 
17.38.065  Abandonment of conditional use permit. 
 If the use for which a conditional use permit was approved is discontinued for a period of one 
hundred eighty (180) days, the use shall be considered abandoned and any future use of the site as a 
conditional use will require the approval of a new conditional use permit. 
 
17.38.070  Temporary uses or structures. 

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

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

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

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

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

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

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

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

7. Signing for temporary uses shall be subject to the approval of the city planner. 
8. Notwithstanding underlying zoning, temporary conditional use permits may be granted for fruit 

and vegetable stands on properties primarily within undeveloped agricultural areas. In reviewing 
applications for such stands, issues of traffic safety and land use compatibility shall be evaluated 
and mitigation measures and conditions may be imposed to ensure that the stands are built and 
are operated consistent with appropriate construction standards, vehicular access and off-street 
parking. All fruits and vegetables sold at such stands shall be grown by the owner/operator or 
purchased by said party directly from a grower/farmer. 
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C. The applicant may appeal an administrative decision to the planning commission. (Ord. 9605 § 30 
(part), 1996: prior code § 7532) 

 
17.38.080  Public hearing--Notice. 

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

B. Notice of the public hearing shall be given not less than ten days nor more than thirty (30) days 
prior to the date of the hearing by mailing a notice of the time and place of the hearing to property 
owners within three hundred (300) feet of the boundaries of the area occupied or to be occupied 
by the use which is the subject of the hearing, and by publication in a newspaper of general 
circulation within the city. (Prior code § 7533) 

 
17.38.090  Investigation and report. 
 The planning staff shall make an investigation of the application and shall prepare a report 
thereon which shall be submitted to the planning commission. (Prior code § 7534) 
 
17.38.100  Public hearing--Procedure. 
 At the public hearing the planning commission shall review the application and the statement and 
drawing submitted therewith and shall receive pertinent evidence concerning the proposed use and the 
proposed conditions under which it would be operated or maintained, particularly with respect to the 
findings prescribed in Section 17.38.110. The planning commission may continue a public hearing from 
time to time as it deems necessary. (Prior code § 7535) 
 
17.38.110  Action by planning commission. 

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

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

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

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

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

17.38.120  Appeal to city council. 
The decision of the City planning commission on a conditional use permit shall be subject to the appeal 
provisions of Section 17.02.145. (Prior code § 7537)  (Ord. 2006-18 § 6, 2007) 
 
17.38.130  Effective date of conditional use permit. 
A conditional use permit shall become effective immediately when granted or affirmed by the council, or 
upon the sixth working day following the granting of the conditional use permit by the planning 
commission if no appeal has been filed. (Prior code § 7539) 
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ZONING ORDINANCE, TITLE 17 OF VISALIA MUNICIPAL CODE 
EXCERPT FROM CHAPTER 17.19: MIXED USE ZONES 

17.19.060 Development standards in the C-MU zones outside the downtown area. 
The following development standards shall apply to property located in the C-MU zone and located 
outside the Downtown Area, which is defined as the area that is south of Murray Avenue, west of Ben 
Maddox Way, north of Mineral King Avenue, and east of Conyer Street: 
A. Minimum site area: five (5) acres. 
B. Maximum building height: fifty (50) feet. 
C. Minimum required yards (building setbacks): 

1. Front: fifteen (15) feet; 
2. Rear: zero (0) feet; 
3. Rear yards abutting an R-1 or R-M zone district: fifteen (15) feet; 
4. Side: zero (0) feet; 
5. Side yards abutting an R-1 or R-M zone district: fifteen (15) feet; 
6. Street side yard on corner lot: ten (10) feet. 

D. Minimum required landscaped yard (setback) areas: 
1. Front: fifteen (15) feet; 
2. Rear: five (5) feet; 
3. Rear yards abutting an R-1 or R-M zone district: five (5) feet; 
4. Side: five (5) feet (except where a building is located on side property line); 
5. Side yards abutting an R-1 or R-M zone district: five (5) feet; 
6. Street side on corner lot: ten (10) feet. 

E. The provisions of Chapter 17.58 shall also be met, if applicable. 
 



Resolution No. 2021-55 

RESOLUTION NO. 2021-55 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE  
CITY OF VISALIA APPROVING CONDITIONAL USE PERMIT NO. 2021-27, A 

REQUEST BY DONAHUE SCHRIBER REALTY GROUP TO AMEND THE APPROVED 
USES AND LAYOUT OF THE ORCHARD WALK WEST SPECIFIC PLAN 

DEVELOPMENT AREA WHICH WOULD INCLUDE THREE PARCELS, EACH 
MEASURING LESS THAN FIVE ACRES, AND PROPOSING A RETAIL USE, FAST-
FOOD PAD WITH A DRIVE-THRU, AND GAS STATION. THE SITE IS ZONED C-MU 

(COMMERCIAL MIXED-USE ZONE). THE PROJECT SITE IS LOCATED AT THE 
SOUTHWEST CORNER OF NORTH DINUBA BOULEVARD AND WEST SEDONA 

AVENUE (ADDRESSES NOT ASSIGNED) (APN: 078-120-050). 
 

 WHEREAS, Conditional Use Permit No. 2020-27, is a request by Donahue 
Schriber Realty Group to amend the approved uses and layout of the Orchard Walk 
West Specific Plan development area which would include three parcels, each 
measuring less than five acres, and proposing a retail use, fast-food pad with a drive-
thru, and gas station. The site is zoned C-MU (Commercial Mixed-Use Zone).  The 
project site is located at the southwest corner of North Dinuba Boulevard and West 
Sedona Avenue (Addresses not assigned) (APN: 078-120-050); and 
 
 WHEREAS, the Planning Commission of the City of Visalia, after duly published 
notice did hold a public hearing before said Commission on November 8, 2021; and 
 
 WHEREAS, the Planning Commission of the City of Visalia finds the Conditional 
Use Permit No. 2021-27, as conditioned by staff, to be in accordance with Chapter 
17.38.110 of the Zoning Ordinance of the City of Visalia based on the evidence 
contained in the staff report and testimony presented at the public hearing; and 
 
 WHEREAS, an Initial Study was prepared which disclosed that the mitigation 
incorporated into the project no significant environmental impacts would result from this 
project. 
 

NOW, THEREFORE, BE IT RESOLVED, that Mitigated Negative Declaration 
Document No. 2007-34 was prepared in accordance with the California Environmental 
Quality Act and City of Visalia Environmental Guidelines, including consistency with 
CEQA Guidelines Section 15162, and that the environmental setting in which the project 
will be built has not changed since the Mitigated Negative Declaration for the original 
project was adopted, so Mitigated negative Declaration No. 2007-34 is incorporated in 
the project approval. 
 
 NOW, THEREFORE, BE IT FURTHER RESOLVED that the Planning 
Commission of the City of Visalia makes the following specific findings based on the 
evidence presented: 
1. That the proposed project will not be detrimental to the public health, safety, or 

welfare, or materially injurious to properties or improvements within the vicinity. 
2. That the proposed conditional use permit is consistent with the policies and intent of 

the General Plan, Zoning Ordinance and Orchard Walk Specific Plan. 



Resolution No. 2021-55 

a. That the proposed location of the Conditional Use Permit is compatible with 
adjacent land uses. 

  
b. That the proposed Conditional Use Permit is not detrimental to the public health, 

safety, or welfare, or materially injurious to properties or improvements in the 
vicinity. 

3. 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. The site 
is bordered by similar commercial uses. 

 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 17.38.110 of the Ordinance 
Code of the City of Visalia, subject to the following conditions: 
 
1. That the project be developed consistent with the comments and conditions of the 

Site Plan Review No. 2021-131. 
2. That all end-users seeking to develop the pad sites be required to apply first to Site 

Plan Review and detail compliance with the CUP, TPM, Specific Plan, and all other 
development standards. 

3. That the service station be limited to the eight service terminals depicted in the Site 
Plan and any requested increase in terminals require the applicant to amend the 
Use Permit.  

4. That the drive-thru lane shall provide a minimum of 10-queuing length as depicted in 
Exhibit “A-1” & “A-2”. 

5. That deviation from the Site Plan by either use or parcel configuration may constitute 
substantial change and require the applicant to return to the Planning Commission 
for an amendment to the approval. 

6. That an agreement addressing vehicular access, utilities, and any other pertinent 
infrastructure or services for parcels without public street access shall be recorded 
with the final parcel map. The agreement shall address property owners’ 
responsibility for repair and maintenance of the easement, repair and maintenance 
of shared public or private utilities, and shall be kept free and clear of any structures 
excepting solid waste enclosures. The City Planner and City Engineer shall review 
for approval this agreement verifying compliance with these requirements prior to 
recordation. The agreement shall be recorded prior to the issuance of any building 
permits on the master planned site. 

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



Resolution No. 2021-56 

RESOLUTION NO. 2021-56 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF VISALIA 
APPROVING TENTATIVE PARCEL MAP NO. 2021-07, A REQUEST BY DONAHUE 

SCHRIBER REALTY GROUP TO SUBDIVIDE ONE PARCEL INTO THREE PARCELS 
WITHIN THE ORCHARD WALK SPECIFIC PLAN AREA. THE PROJECT IS LOCATED 

IN THE C-MU (COMMERCIAL MIXED-USE) ZONE DISTRICT.  THE PROJECT IS 
LOCATED AT THE SOUTHWEST CORNER OF NORTH DINUBA BOULEVARD AND 

WEST SEDONA AVENUE (ADDRESSES NOT ASSIGNED) (APN: 078-120-050). 
 

 WHEREAS, Tentative Parcel Map No. 2021-07, is a request by Donahue 
Schriber Realty Group to subdivide two parcels into three parcels within the Orchard 
Walk Specific Plan area. The project is located in the C-MU (Commercial Mixed-Use) 
Zone District.  The project site is located at the southwest corner of North Dinuba 
Boulevard and West Sedona Avenue (Addresses not assigned) (APN: 078-120-050); 
and 
 
 WHEREAS, the Planning Commission of the City of Visalia, after duly published 
notice scheduled a public hearing before said commission on November 8, 2021; and 
 
 WHEREAS, the Planning Commission of the City of Visalia finds Tentative 
Parcel Map No. 2021-07, as conditioned, in accordance with Section 16.28.070 of the 
Ordinance Code of the City of Visalia based on the evidence contained in the staff 
report and testimony presented at the public hearing; and, 
 

WHEREAS, an Initial Study was prepared which disclosed that the mitigation 
incorporated into the project no significant environmental impacts would result from this 
project. 

 
 NOW, THEREFORE, BE IT RESOLVED, that Mitigated Negative Declaration 
Document No. 2007-34 was prepared in accordance with the California Environmental 
Quality Act and City of Visalia Environmental Guidelines, including consistency with 
CEQA Guidelines Section 15162, and that the environmental setting in which the project 
will be built has not changed since the Mitigated Negative Declaration for the original 
project was adopted, so Mitigated negative Declaration No. 2007-34 is incorporated in 
the project approval. 
 

NOW, THEREFORE, BE IT FURTHER RESOLVED that the Planning 
Commission of the City of Visalia makes the following specific finding based on the 
evidence presented: 
1. That the proposed tentative parcel map, as conditioned, is consistent with the 

policies and intent of the Zoning Ordinance, Subdivision Ordinance and the 
Orchard Walk Specific Plan.  

2. That the proposed tentative parcel map will not be detrimental to the public health, 
safety, or welfare, or materially injurious to properties or improvements in the 
vicinity, nor is it likely to cause serious public health problems. The proposed 
tentative parcel map would be compatible with adjacent land uses. The project site 
is bordered by existing commercial development and the proposed development of 
this site is consistent with the approved Orchard Walk Specific Plan. 



Resolution No. 2021-56 

3. That the site is physically suitable for the purposed tentative parcel map and is 
compatible with adjacent land uses and the proposed design of the map does not 
conflict with any existing or proposed easements located on or adjacent to the 
subject property. 

4. That the site is physically suitable for the proposed tentative parcel map and the 
project’s use, which is consistent with the underlying Mixed Use Commercial 
General Plan Land Use Designation. The proposed location and layout of the 
Tentative Parcel Map, its improvement and design, and the conditions under which 
it will be maintained is consistent with the policies and intent of the Zoning 
Ordinance, Subdivision Ordinance, and the Orchard Walk Specific Plan. 

5. That the proposed design and improvement of the proposed tentative parcel map 
has been not been found likely to cause environmental damage or substantially 
and avoidable injure fish or wildlife or their habitat.   

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

Site Plan Review No. 2021-131. 
2. That Tentative Parcel Map No. 2021-07 be prepared in substantial compliance with 

Exhibit “C”. 
3. That an agreement addressing vehicular access, utilities, and any other pertinent 

infrastructure or services for parcels without public street access shall be recorded 
with the final parcel map. The agreement shall address property owners’ 
responsibility for repair and maintenance of the easement, repair and maintenance 
of shared public or private utilities, and shall be kept free and clear of any structures 
excepting solid waste enclosures. The City Planner and City Engineer shall review 
for approval this agreement verifying compliance with these requirements prior to 
recordation. The agreement shall be recorded prior to the issuance of any building 
permits on the master planned site. 

4. That all other federal, state and city codes, ordinances and laws be met. 
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City of Visalia - First Addendum to Initial Study/Mitigated Negative Declaration Document No. 
2007-34 
 
DESCRIPTION OF PROJECT:   

Conditional Use Permit No. 2021-27: A request by Donahue Schriber Realty Group to 
amend the approved uses and layout of the Orchard Walk West develop area which 
would include three parcels, each measuring less than 5 acres, proposing a retail use, 
drive-thru, and gas station. The project is located in the C-MU (Commercial Mixed-Use) 
Zone District. 
Tentative Parcel Map No. 2021-07: A request by Donahue Schriber Realty Group to 
subdivide two parcels into four parcels within the Orchard Walk Specific Plan area. The 
project is located in the C-MU (Commercial Mixed-Use) Zone District. 

PROJECT LOCATION: The project is located at the southwest corner of North Dinuba Blvd. 
and W. Sedona Ave. (Address not assigned) (APN: 078-120-050). 
SUMMARY 
This document is an addendum to Initial Study/Mitigated Negative Declaration Document No. 
2007-34 originally prepared for the development of the Orchard Walk Specific Plan and its 
related entitlements.  The decision to prepare an addendum was based on the original 
document’s adequate analysis with regard to the revised project description.  In accordance with 
CEQA Guidelines Section 15164(a), none of the conditions described in CEQA Guidelines 
Section 15162 which would require the preparation of a Subsequent EIR, Negative Declaration, 
or Supplemental EIR have been met. 
This addendum is being prepared to include Conditional Use Permit No. 2021-27 and Tentative 
Parcel Map No. 2021-07 into the project description.  These entitlements will allow the creation 
of additional parcels in the master-planned development.  No changes will be made to the 
zoning or land use designation associated with the development plan, though the changes will 
allow for other land uses within the development that are allowed by zoning and consistent with 
the General Plan.  The change to the Initial Study/Mitigated Negative Declaration’s project 
description is minor and is supported by evidence in the record. 
This addendum shall be attached to and considered with Initial Study / Mitigated Negative 
Declaration No. 2007-34, which was prepared for the Orchard Walk Specific Plan and its related 
entitlements, and was adopted by the Visalia City Council on May 29, 2007.  The Initial Study / 
Mitigated Negative Declaration was prepared in accordance with the California Environmental 
Quality Act (CEQA), and disclosed that environmental impacts are determined to be not 
significant for the project if mitigation specified in the document is carried out. 
DECISION TO PREPARE AN ADDENDUM PURSUANT TO CEQA GUIDELINES, SECTION 
15162 
According to CEQA Guidelines Section 15162, a subsequent Negative Declaration is required if 
one or more of three criterion have occurred.  These criterion generally involve substantial 
changes proposed in the project or occurring with respect to the circumstances under which the 
project is taken that warrant major revisions to the Mitigated Negative Declaration due to new or 
increased significant environmental effects, or the revealing of new information of substantial 
importance that was not and could not have reasonably been known previously that show an 
increased significant impact from the project. 
The City’s evaluation of the proposed project has determined that a further subdivision of land 
that was previously considered and approved for a master-planned development is not a 
substantial change that brings about a new significant environmental impact or significantly 
increases the severity of an environmental impact.  Also, no new information has arisen since 



City of Visalia - First Addendum to Initial Study/Mitigated Negative Declaration Document No. 
2007-34 
 
the approval of Mitigated Negative Declaration No. 2007-34 regarding the project or its site 
conditions that warrant a change in environmental effects. 
Staff is making the following findings for the First Addendum to Initial Study/Mitigated Negative 
Declaration Document No. 2007-34: 
FINDINGS 

1. That the inclusion of (a) Conditional Use Permit No. 2021-27, a request by Donahue 
Schriber Realty Group to amend the approved uses and layout of the Orchard Walk 
West develop area which would include three parcels, each measuring less than 5 
acres, proposing a retail use, drive-thru, and gas station, and (b) Tentative Parcel Map 
No. 2021-07, a request by Donahue Schriber Realty Group to subdivide two parcels into 
four parcels within the Orchard Walk Specific Plan area, constitute a minor change to the 
project description and none of the conditions which would require the preparation of a 
Subsequent Mitigated Negative Declaration have occurred, Guidelines Section 
15164(a). 

2. That no changes have occurred since Initial Study/Negative Declaration No. 2007-34 
was approved that would change the outcome of the previous Initial Study. 

Addendum to Initial Study/Mitigated Negative Declaration No. 2007-34 prepared by: 

             
 Josh Dan      Date 
 Associate Planner 
 City of Visalia Planning Division 
SUPPORTING DOCUMENTATION 
The following documents are hereby incorporated into this Addendum 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).  

Dyett & 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. 
• 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 Sewer System Master Plan.  City of Visalia, 1994. 
• City of Visalia Zoning Ordinance Update.  City of Visalia, March 2017. 
• 2015 Urban Water Management Plan, Visalia District.  California Water Service 

Company, June 2016. 
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BUILDING/DEVELOPMENT PLAN 
REQUIREMENTS 
ENGINEERING DIVISION 

 
SITE PLAN REVIEW COMMENTS 

REQUIREMENTS (indicated by 
checked boxes) 
Install curb return with ramp, with existing radius; Install at Conyer & Riggin. 
Install curb;        gutter per plan. 
Drive approach size:        Use radius return;       
Sidewalk:       width;        parkway width at Complete Riggin Ave. frontage landscape & sidewalk, 
match existing. 
Repair and/or replace any sidewalk across the public street frontage(s) of the subject site that has become 
uneven, cracked or damaged and may constitute a tripping hazard. 
Replace any curb and gutter across the public street frontage(s) of the subject site that has become uneven 
and has created areas where water can stand. 
Right-of-way dedication required. A title report is required for verification of ownership.       
Deed required prior to issuing building permit; Provide easements where sidewalk encroaches into private 
property, to be determined at time of civil plan check. Dedicate by map recommended. 
City Encroachment Permit Required. For any work necessary in the public right-of-way 

 Insurance certificate with general & auto liability ($1 million each) and workers compensation ($1 million), 
valid business license, and appropriate contractor’s license must be on file with the City, and valid 
Underground Service Alert # provided prior to issuing the permit. Contact Encroachment Tech. at 713-4414. 
CalTrans Encroachment Permit required.  CalTrans comments required prior to issuing building permit.  
Contacts:  David Deel (Planning) 488-4088;       
Landscape & Lighting District/Home Owners Association required prior to 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 a min. of 75 days 
before approval of Final Map.      
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 street trees near intersections will need to 
comply with Plate SD-1 of the City improvement standards.  A street tree and landscape master plan for all 
phases of the subdivision will need to be submitted with the initial phase to assist City staff in the formation of 
the landscape and lighting assessment district. 
Grading & 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.  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 c)  directed to a temporary on-site basin is required until a 
connection with adequate capacity is available to the City’s storm drainage system. On-site basin: 
     :      maximum side slopes, perimeter fencing required, provide access ramp to bottom for 
maintenance. direct to onsite infrastructure. 
Grading permit is required for clearing and earthwork performed prior to issuance of the building permit. 
Show finish elevations. (Minimum slopes: A.C. pavement = 1%, Concrete pavement = 0.25%. Curb & Gutter 
= 0.20%, V-gutter = 0.25%) 
Show adjacent property grade elevations.  A retaining wall will be required for grade differences greater than 
0.5 feet at the property line.       

 
   ITEM NO: 6 DATE: JULY 28, 2021 
 
    SITE PLAN NO.: 21-131 
    PROJECT TITLE: ORCHARD WALK WEST - MASTER CUP 
    DESCRIPTION: MULTI-PAD COMMERCIAL DEVELOPMENT WITH 

3 PROPOSED BUILDINGS, OFF-STREET 
PARKING, WALKWAYS AND LANDSCAPING. 
PROPOSED USES ARE GAS STATION, RETAIL, 
AND DRIVE THRU FOOD (CMU) 

    APPLICANT: DONAHUE SCHRIBER 
    PROP OWNER: DONALD SCHRIBER REALTY GROUP LP 
     LOCATION: NW CORNER RIGGIN AVE & DINUBA BLVD 
     APN: 078-120-030 
 

Adrian Rubalcaba 713-4271 
      713-      
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All 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 policies, standards and specifications. refer to 
additional comments. 
Traffic indexes per city standards:       
Install street striping as required by the City Engineer. to be determined at time of civil plan check. 
Install landscape curbing (typical at parking lot planters). as per plan. 
Minimum paving section for parking: 2” asphalt concrete paving over 4” Class 2 Agg. Base, or 4” concrete 
pavement over 2” sand. 
Design Paving section to traffic index of 5.0 min. for solid waste truck travel path.       
Provide “R” value tests:       each at       
Written comments required from ditch company        Contacts:  James Silva  747-1177 for Modoc, Persian, 
Watson, Oakes, Flemming, Evans Ditch and Peoples Ditch; Jerry Hill 686-3425 for Tulare Irrigation Canal, 
Packwood and Cameron Creeks; Bruce George 747-5601 for Mill Creek and St. John’s River. 
Access required on ditch bank, 15’ minimum   Provide       wide riparian dedication from top of bank. 
Show Valley Oak trees with drip lines and adjacent grade elevations.   Protect Valley Oak trees during 
construction in accordance with City requirements.       
A permit is required to remove Valley Oak trees.  Contact Public Works Admin at 713-4428 for a Valley Oak 
tree evaluation or permit to remove.   A pre-construction conference is required. 
Relocate existing utility poles and/or facilities.       
Underground all existing overhead utilities within the project limits.  Existing overhead electrical lines over 
50kV shall be exempt from undergrounding.       
Subject to existing Reimbursement Agreement to reimburse prior developer:       
 Fugitive dust will 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 AIA 
application will be provided to the City. 

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

Comply with prior comments.  Resubmit with additional information.  Redesign required.   
 
Additional Comments: 
1. Proposed phase 2 will need to complete any temp. road improvements onsite for permanent access. 
 
2. Building permits are required, standard plan check and inspection fees will apply. 
 
3. New parcels will need to be submitted as a tentative parcel map separately through SPR process. 
 
4. Each building will incur development impact fee associated with their proposed use and acreage of 
site improvements. Refer to page 4 for applicable fees. 
 
5. Provide pedestrian accessibility plan onsite for all phases. Design should accommodate pedestrian 
connectivity to future parcel D.  
 
6. Comply with City parking lot design standards. 
 
7. Development to connect to onsite utility infrastructure.  
 
8. New development plan is subject to the underlying original master plan conditions of approval - 
required outstanding public improvements that project will need to install as part of Phase II 
development. The following shall apply: 
- install remaining sidewalk along Riggin Ave.  
-install remaining parkway landscaping along Riggin Ave. 
-install curb ramp return at Conyer Riggin intersection. 
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-install (1) street light on Conyer St, at Sedona intersection. 
 
9. Remaining public improvements (sidewalk, drive approach, parkway landscaping) along Conyer Street 
can be deferred until time of development of Parcel D, if desired. 
 
10. Dinuba Blvd. is Caltrans jurisdiction, refer to further comments by Caltrans. 
 
11. Refer to phase 1 conditions (SPR) 19-076) for additional information and requirements. 
 
12. The existing maintenance bond will be held one year following the completion dates of Phase 1 and 
Phase 2 projects. The maintenance bond can be reduced accordingly as each phase improvements are 
completed. Further coordination with City Engineer is required. 
 
13. Reconditioning of the Sedona and Conyer street frontages will be managed and completed by the 
City Public Works Dept. at a later time. 
 
14. Any required backflow and fire devices to be installed on private property, not in public righto-of-
way. 
 
15. Conyer to remain barricaded at Riggin intersection. 
 
16. The fencing on Building E indicates a pass-thru which will impact access to main drive. Gates should 
be setback a min. of 20' from the main drive aisle. 
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SUMMARY OF APPLICABLE DEVELOPMENT IMPACT FEES 
 
Site Plan No: 21-131 
Date: 7/28/2021 
 
Summary of applicable Development Impact Fees to be collected at the time of building permit: 
 
(Preliminary estimate only!  Final fees will be based on the development fee schedule in effect at the 
time of building permit issuance.) 
 
(Fee Schedule Date:8/21/2021) 
(Project type for fee rates:VARIES) 
 

 Existing uses may qualify for credits on Development Impact Fees.       
 

   FEE ITEM FEE RATE
 Groundwater Overdraft Mitigation Fee       

 Transportation Impact Fee VARIES, REFER TO FEE 
SCHEDULE 

 Trunk Line Capacity Fee VARIES PER TENANT USE, REFER 
TO FEE SCHEDULE 

 Sewer Front Foot Fee       

 Storm Drain Acq/Dev Fee       

 Park Acq/Dev Fee       

 Northeast Specific Plan Fees       

 Waterways Acquisition Fee       

 Public Safety Impact Fee: Police       

 Public Safety Impact Fee: Fire       

 Public Facility Impact Fee VARIES, REFER TO FEE 
SCHEDULE 

 Parking In-Lieu       

 
Reimbursement: 
1.)  No reimbursement shall be made except as provided in a written reimbursement agreement between the City and the  
      developer entered into prior to commencement of construction of the subject facilities. 
2.)  Reimbursement is available for the development of arterial/collector streets as shown in the City’s Circulation Element 

and funded in the City’s transportation impact fee program.  The developer will be reimbursed for construction costs 
and right of way dedications as outlined in Municipal Code Section 16.44.  Reimbursement unit costs will be subject to 
those unit costs utilized as the basis for the transportation impact fee.  

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

        
      ____________________________________ 
       Adrian Rubalcaba 



General Plan

N 
Di

nu
ba

 B
lvd

W Riggin Ave

W Sedona Ave

W Lark Ct
Pr

iva
te 

St

N 
Hi

gh
lan

d C
t

N 
Wi

llis
 C

t

W Riggin Ave

.
0 150 30075 Feet

Conditional Use Permit No. 2021-27 &
Tentative Parcel Map No. 2021-07

The project site is located at the southwest corner 
of North Dinuba Boulevard and West Sedona Avenue

(Addresses not assigned) (APN: 078-120-050).

Commercia Mixed Use
Residential Low Density
Residential High Density
Parcels
Project Site



Zoning

N 
Di

nu
ba

 B
lvd

W Riggin Ave

W Sedona Ave

W Lark Ct
Pr

iva
te 

St

N 
Hi

gh
lan

d C
t

N 
Wi

llis
 C

t

W Riggin Ave

.
0 150 30075 Feet

Conditional Use Permit No. 2021-27 &
Tentative Parcel Map No. 2021-07

The project site is located at the southwest corner 
of North Dinuba Boulevard and West Sedona Avenue

(Addresses not assigned) (APN: 078-120-050).

C-MU - Mixed Use Commercial
R-1-5 - 5,000 SF Min Site Area
R-M-3 - 1,200 SF Min Site Area
Parcels
Project Site



Aerial

N 
Di

nu
ba

 B
lvd

W Riggin Ave

W Sedona Ave

W Lark Ct
Pr

iva
te 

St

N 
Hi

gh
lan

d C
t

N 
Wi

llis
 C

t

W Riggin Ave

.
0 150 30075 Feet

Conditional Use Permit No. 2021-27 &
Tentative Parcel Map No. 2021-07

The project site is located at the southwest corner 
of North Dinuba Boulevard and West Sedona Avenue

(Addresses not assigned) (APN: 078-120-050).

Parcels
Project Site



Aerial

N 
Di

nu
ba

 B
lvd

N Court St

W Sedona Ave

N 
Co

ny
er 

St

W Shannon Pkwy

N Quail Dr
W Robin Dr

W Riggin Ave

W Robin Ave

W Porter Ave

W Dove Ave

Pr
iva

te 
St

W Wren Dr

N Encina St

W Tyler Ave

W Glendale Ave

E Riggin Ave

N 
Wi

llis
 St

E Sedona Ave

W Lark Ave

E Dove AveW Lark Ct

W Payson Ave

E Wren
 Ave

E Robin Ave
W Dove Ct

E Tyler Ave

W Prescott Ave

E Glendale Ave

E Porter Ave

E Shannon Pkwy

N Locust Ct

N 
Tu

rn
er 

St

N 
Hi

gh
lan

d C
t

W Dove Ave

W Wren Dr

N 
Co

ur
t S

t

W Robin Ave

W Shannon Pkwy

W Riggin AveW Riggin Ave

MODOC

.
0 380 760190 Feet

Conditional Use Permit No. 2021-27 &
Tentative Parcel Map No. 2021-07

The project site is located at the southwest corner 
of North Dinuba Boulevard and West Sedona Avenue

(Addresses not assigned) (APN: 078-120-050).

Parcels
Project Site



Vicinity

N 
Di

nu
ba

 B
lvd

N Court St

W Sedona Ave

N 
Co

ny
er 

St

W Shannon Pkwy

N Quail Dr
W Robin Dr

W Riggin Ave

W Robin Ave

W Porter Ave

W Dove Ave

Pr
iva

te 
St

W Wren Dr

N Encina St

W Tyler Ave

W Glendale Ave

E Riggin Ave

N 
Wi

llis
 St

E Sedona Ave

W Lark Ave

E Dove AveW Lark Ct

W Payson Ave

E Wren
 Ave

E Robin Ave
W Dove Ct

E Tyler Ave

W Prescott Ave

E Glendale Ave

E Porter Ave

E Shannon Pkwy

N Locust Ct

N 
Tu

rn
er 

St

N 
Hi

gh
lan

d C
t

W Dove Ave

W Wren Dr

N 
Co

ur
t S

t

W Robin Ave

W Shannon Pkwy

W Riggin AveW Riggin Ave

MODOC

.
0 380 760190 Feet

Conditional Use Permit No. 2021-27 &
Tentative Parcel Map No. 2021-07

The project site is located at the southwest corner 
of North Dinuba Boulevard and West Sedona Avenue

(Addresses not assigned) (APN: 078-120-050).

Parcels
Project Site


	21-November 8 2021
	PLANNING COMMISSION AGENDA
	CHAIRPERSON:  VICE CHAIRPERSON:
	   Marvin Hansen                                                                                      Adam Peck             
	COMMISSIONERS: Mary Beatie, Chris Gomez, Chris Tavarez, Adam Peck, Marvin Hansen  

	MONDAY, NOVEMBER 8, 2021, 7:00 P.M. 
	VISALIA COUNCIL CHAMBERS


	CUP 2021-27__TPM 2021-07 -- Donahue Schriber Final
	REPORT TO CITY OF VISALIA PLANNING COMMISSION
	Conditional Use Permits
	(Section 17.38)
	17.38.010  Purposes and powers.
	17.38.020  Application procedures.
	17.38.040  Revocation.
	17.38.050  New application.
	17.38.060  Conditional use permit to run with the land.
	17.38.065  Abandonment of conditional use permit.
	17.38.070  Temporary uses or structures.
	17.38.080  Public hearing--Notice.
	17.38.090  Investigation and report.
	17.38.100  Public hearing--Procedure.
	17.38.110  Action by planning commission.
	17.38.120  Appeal to city council.
	17.38.130  Effective date of conditional use permit.
	ZONING ORDINANCE, TITLE 17 OF VISALIA MUNICIPAL CODE
	EXCERPT FROM CHAPTER 17.19: MIXED USE ZONES
	17.19.060 Development standards in the C-MU zones outside the downtown area.
	The following development standards shall apply to property located in the C-MU zone and located outside the Downtown Area, which is defined as the area that is south of Murray Avenue, west of Ben Maddox Way, north of Mineral King Avenue, and east of ...
	A. Minimum site area: five (5) acres.
	B. Maximum building height: fifty (50) feet.
	C. Minimum required yards (building setbacks):
	1. Front: fifteen (15) feet;
	2. Rear: zero (0) feet;
	3. Rear yards abutting an R-1 or R-M zone district: fifteen (15) feet;
	4. Side: zero (0) feet;
	5. Side yards abutting an R-1 or R-M zone district: fifteen (15) feet;
	6. Street side yard on corner lot: ten (10) feet.
	D. Minimum required landscaped yard (setback) areas:
	1. Front: fifteen (15) feet;
	2. Rear: five (5) feet;
	3. Rear yards abutting an R-1 or R-M zone district: five (5) feet;
	4. Side: five (5) feet (except where a building is located on side property line);
	5. Side yards abutting an R-1 or R-M zone district: five (5) feet;
	6. Street side on corner lot: ten (10) feet.
	E. The provisions of Chapter 17.58 shall also be met, if applicable.


	Resolution No. 2021-55 -- CUP 2021-27
	Resolution No. 2021-56 -- TPM 2021-07
	Exhibit A-1 - Site Plan
	Exhibit A-2 - Site Plan
	Exhibit B - Tentative Parcel Map (Existing)
	Sheets and Views
	TPM


	Exhibit C - Tentative Parcel Map (Proposed)
	Sheets and Views
	PH2-TPM


	Exhibit D - Building Elevations
	Exhibit E - Amenities (Fencing, Trellis, etc.)
	Exhibit F - Preliminary Landscaping Plan
	Exhibit G - Preliminary Hardscaping Plan
	Addendum
	SPR 21-131 Comments R&P 07.28.21
	Adrian Comments - SPR 21-131
	GP
	Zone
	Aerial
	Aerial_2
	Vicinity
	CUP 2021-27__TPM 2021-07 -- Donahue Schriber.pdf
	REPORT TO CITY OF VISALIA PLANNING COMMISSION
	Conditional Use Permits
	(Section 17.38)
	17.38.010  Purposes and powers.
	17.38.020  Application procedures.
	17.38.040  Revocation.
	17.38.050  New application.
	17.38.060  Conditional use permit to run with the land.
	17.38.065  Abandonment of conditional use permit.
	17.38.070  Temporary uses or structures.
	17.38.080  Public hearing--Notice.
	17.38.090  Investigation and report.
	17.38.100  Public hearing--Procedure.
	17.38.110  Action by planning commission.
	17.38.120  Appeal to city council.
	17.38.130  Effective date of conditional use permit.
	ZONING ORDINANCE, TITLE 17 OF VISALIA MUNICIPAL CODE
	EXCERPT FROM CHAPTER 17.19: MIXED USE ZONES
	17.19.060 Development standards in the C-MU zones outside the downtown area.
	The following development standards shall apply to property located in the C-MU zone and located outside the Downtown Area, which is defined as the area that is south of Murray Avenue, west of Ben Maddox Way, north of Mineral King Avenue, and east of ...
	A. Minimum site area: five (5) acres.
	B. Maximum building height: fifty (50) feet.
	C. Minimum required yards (building setbacks):
	1. Front: fifteen (15) feet;
	2. Rear: zero (0) feet;
	3. Rear yards abutting an R-1 or R-M zone district: fifteen (15) feet;
	4. Side: zero (0) feet;
	5. Side yards abutting an R-1 or R-M zone district: fifteen (15) feet;
	6. Street side yard on corner lot: ten (10) feet.
	D. Minimum required landscaped yard (setback) areas:
	1. Front: fifteen (15) feet;
	2. Rear: five (5) feet;
	3. Rear yards abutting an R-1 or R-M zone district: five (5) feet;
	4. Side: five (5) feet (except where a building is located on side property line);
	5. Side yards abutting an R-1 or R-M zone district: five (5) feet;
	6. Street side on corner lot: ten (10) feet.
	E. The provisions of Chapter 17.58 shall also be met, if applicable.


	ADP5261.tmp
	PLANNING COMMISSION AGENDA
	CHAIRPERSON:  VICE CHAIRPERSON:
	   Marvin Hansen                                                                                      Adam Peck             
	COMMISSIONERS: Mary Beatie, Chris Gomez, Chris Tavarez, Adam Peck, Marvin Hansen  

	MONDAY, NOVEMBER 8, 2021, 7:00 P.M. 
	VISALIA COUNCIL CHAMBERS





