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PLANNING COMMISSION AGENDA 
 

 
CHAIRPERSON:  VICE CHAIRPERSON: 
 Marvin Hansen                                                                                        Adam Peck              

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

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

 1. CALL TO ORDER –  

 2. THE PLEDGE OF ALLEGIANCE – 

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

 4. CHANGES OR COMMENTS TO THE AGENDA – 
 

 5. CONSENT CALENDAR - All items under the consent calendar are to be considered 
routine and will be enacted by one motion.  For any discussion of an item on the consent 
calendar, it will be removed at the request of the Commission and made a part of the 
regular agenda. 
a. Finding of Consistency No. 2022-003: A request by Lovejot Singh and Jason Scott to 

modify Conditional Use Permit No. 1994-19 to demolish and rebuild an existing 
convenience store within the D-MU (Downtown Mixed Use) Zone. The project site is 
located at 540 North Court Street (APN: 094-261-026). 

 6. PUBLIC HEARING – (Continued from November 14, 2022) Cristobal Carrillo, Associate 
Planner 
Conditional Use Permit No. 2021-21: A request by Scott A. Mommer Consulting to 
establish a Fastrip convenience store and gasoline service station with a drive-thru lane 
in the C-MU (Mixed-Use Commercial) Zone. The project site is located at 2800 S. Mooney 
Boulevard, on the southeast corner of West Whitendale Avenue and South Mooney 
Boulevard (APN: 122-320-078). 
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An Initial Study was prepared for this project, consistent with the California Environmental 
Quality Act (CEQA), which disclosed that environmental impacts are determined to be 
not significant and that Negative Declaration No. 2021-09 (State Clearinghouse                     
# 2022100244) be adopted. 

 7. PUBLIC HEARING – Josh Dan, Associate Planner 
Conditional Use Permit No. 2022-29:  A request by Lane Engineers on behalf of MB 
Developers LC, to develop a 1.53-acre parcel with a new 2,338 sq. ft. Chipotle Restaurant 
with a drive-thru pickup lane for online orders only within the Plaza Business Park Master 
Planned development located in the Business Research Park (BRP) Zoning District. The 
project site is located on the east side of Plaza Drive approximately 500 feet north of 
Crowley Avenue (APN: 081-160-014). The project is Categorically Exempt from the 
California Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Section 
15303, Categorical Exemption No. 2022-61. 

 8. PUBLIC HEARING – Josh Dan, Associate Planner 
Conditional Use Permit No. 2022-31: A request by RP Investments, LP to establish a 
planned commercial development by creating parcels with less than the minimum five-acre 
requirement in the C-MU (Commercial Mixed Use) zone. The project site is part of the 
Orchard Walk West Shopping Center master planned development and is specifically 
located on the south side of Sedona Avenue approximately 300 feet west of Dinuba 
Boulevard (APN: 078-120-053).  The project is Categorically Exempt from the California 
Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Section 15315, 
Categorical Exemption No. 2022-63. 
Tentative Parcel Map No. 2022-08: A request by RP Investments, LP to subdivide a 4.29-
acre parcel within the C-MU (Commercial Mixed Use) Zoning District into two parcels to 
facilitate the development of future retail buildings. Parcel One will be 2.82-acres while 
Parcel 2 will be 1.47-acres. The project site is part of the Orchard Walk West Shopping 
Center master planned development and is specifically located on the south side of 
Sedona Avenue approximately 300 feet west of Dinuba Boulevard (APN: 078-120-053).  
The project is Categorically Exempt from the California Environmental Quality Act 
(CEQA) pursuant to CEQA Guidelines Section 15315, Categorical Exemption No. 2022-
63. 

 9. PUBLIC HEARING – Annalisa Perea, Senior Planner QK, Inc., Planning Consultant to 
the Planning Division 
Conditional Use Permit No. 2022-15: A request by 7Ten Properties LLC, to establish an 
outdoor event venue use on a 1.95-acre site improved with an outdoor lawn area, paved 
surface, and bathroom facilities in the QP (Quasi-Public) Zone.  The property will be 
operated in conjunction with an on-site building that allows for the operation of a variety 
of indoor venues. The site is located at 4211 W. Goshen Avenue on southwest corner of 
Goshen Avenue and Chinowth Street. (APN: 085-630-003 and 085-630-001).   An Initial 
Study was prepared for this project, consistent with the California Environmental Quality 
Act (CEQA), which disclosed that environmental impacts are determined to be not 
significant, subject to mitigation, and that Mitigated Negative Declaration No. 2022-30 
(State Clearinghouse # 2022110351) be adopted. 
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 10. PUBLIC HEARING – Brandon Smith, Principal Planner 
Temporary Conditional Use Permit No. 2022-32: A request by Visalia Homeless Center 
to operate a temporary overnight warming center through March 15, 2023, within an 
existing building located in the C-S (Service Commercial) Zoning Designation. The site 
is located at 701 E. Race Avenue, on the southwest corner of Race Avenue and Burke 
Street (APN: 094-100-022). The project is Categorically Exempt from the California 
Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Section 15301, 
Categorical Exemption No. 2022-67. 

 11. CITY PLANNER/ PLANNING COMMISSION DISCUSSION – 
a. The next Planning Commission meeting is January 9, 2023. 
b. Update on City Council direction regarding Agricultural Preservation Ordinance. 
c. Victory Oaks Annexation submitted for LAFCO’s January 2023 meeting. 
d. City Hall Offices closed December 23rd & 26th and January 2nd. 

           The Planning Commission meeting may end no later than 11:00 P.M.  Any unfinished business may be continued 
to a future date and time to be determined by the Commission at this meeting.  The Planning Commission 
routinely visits the project sites listed on the agenda. 
            
For Hearing Impaired – Call (559) 713-4900 (TTY) 48-hours in advance of the scheduled meeting time to request 
signing services. 
 
Any written materials relating to an item on this agenda submitted to the Planning Commission after distribution 
of the agenda packet are available for public inspection in the City Office, 315 E. Acequia Visalia, CA 93291, 
during normal business hours. 

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

 
According to the City of Visalia Zoning Ordinance Section 17.02.145 and Subdivision Ordinance Section 
16.04.040, an appeal to the City Council may be submitted within ten days following the date of a decision by the 
Planning Commission.  An appeal form with applicable fees shall be filed with the City Clerk at 220 N. Santa Fe, 
Visalia, CA 93291. The appeal shall specify errors or abuses of discretion by the Planning Commission, or 
decisions not supported by the evidence in the record. The appeal form can be found on the city’s website 
www.visalia.city  or from the City Clerk. 
 

THE NEXT REGULAR MEETING WILL BE HELD ON MONDAY, JANUARY 9, 2023 

http://www.visalia.city/


REPORT TO CITY OF VISALIA PLANNING COMMISSION 
 
HEARING DATE: December 12, 2022               
    
PROJECT PLANNER:      Josh Dan, Associate Planner 
                                          Phone No.: (559) 713-4003 
 E-mail: josh.dan@visalia.city 

 
SUBJECT: Tentative Parcel Map No. 2022-08: A request by RP Investments, LP to subdivide 

a 4.29-acre parcel within the C-MU (Commercial Mixed Use) Zoning District into two 
parcels to facilitate the development of future retail buildings. Parcel One will be 
2.82-acres while Parcel Two will be 1.47-acres. 
Conditional Use Permit No. 2022-31: A request by RP Investments, LP to 
establish a planned commercial development by creating parcels with less than the 
minimum five-acre requirement in the C-MU (Commercial Mixed Use) zone. The 
project site is part of the Orchard Walk West Shopping Center master planned 
development. 
Location: The project site is specifically located on the south side of Sedona 
Avenue approximately 300 feet west of Dinuba Boulevard (Addresses not 
assigned) (APN: 078-120-050). 

STAFF RECOMMENDATION 
Staff recommends approval of Tentative Parcel Map No. 2022-08, based upon the finding and 
conditions in Resolution No. 2022-64. 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. 
Staff recommends approval of Conditional Use Permit No. 2022-31, based upon the findings and 
conditions in Resolution No. 2022-65. Staff’s recommendation is based on the conclusion that 
the request is consistent with the General Plan, Zoning Ordinance and Orchard Walk Specific 
Plan. 

RECOMMENDED MOTION 
I move to approve Tentative Parcel Map No. 2022-08, based on the findings and conditions in 
Resolution No. 2022-64. 
I move to approve Conditional Use Permit No. 2022-31, based on the findings and conditions in 
Resolution No. 2022-65. 

PROJECT DESCRIPTION 
Tentative Parcel Map No. 2022-08 
Tentative Parcel Map No. 2022-08 is a request to subdivide “Parcel E” of the previously 
approved final parcel map established for the Orchard Walk West commercial center 
development as shown below. The  Parcel E currently measures 4.29-acres and the request is 
proposing to create two parcels measuring 2.82-acres and 1.47-acres as shown in Exhibit “B”. 
The southeast corner of the overall site is developed with El Pollo Loco and In-N-Out fast-food 
restaurants, each with a drive-thru lanes. 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 creation of the lots, as proposed, will assist 

mailto:josh.dan@visalia.city


with the development of a new commercial building that will be occupied by a Tractor Supply 
store.  

 
Conditional Use Permit No. 2022-31 
Pursuant to the Visalia Municipal Code (VMC) Section 17.19.060.A, development standards in 
the C-MU zones outside the downtown area requires parcels measure at least 5-acres. 
Conditional Use Permit No. 2022-31 is a request to amend the configuration of the Orchard 
Walk West commercial shopping center’s second largest parcel which measures 4.29-acres into 
two parcels measuring 2.82-acres and 1.47-acres. 
The overall project area was 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. 
Site Development 
The applicant/developer is seeking approval of these entitlements which will aid in developing 
Parcels “1” (seen in Exhibit “A”) in substantial compliance with the previously approved 
development plan for the site while adopting an alternate configuration on-site. One user has 
been previously disclosed to be a Tractor Supply Company retail store on the larger proposed 
parcel. The proposed use has been disclosed at Site Plan Review (SPR) and meets the 
development criteria of the zone district and specific plan; however, future development upon 
Parcel “2” 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.  
  



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

Subdivision   
 East: C-MU / Vacant lots / N. Dinuba Blvd. (State 

Route 63)  
 West: R-M-2 / N. Conyer St. / Vacant Lot (Shannon 

Ranch East Subdivision) 
Environmental Review: 
Special Districts: 

Categorical Exemption No. 2022-63 
None 

Site Plan: Site Plan Review: 2022-152 

RELATED PLANS AND 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. 2021-27 & Tentative Parcel Map No. 2021-07: Approved by the 
Planning Commission on November 8, 2021 which requested subdividing two parcels into three 
parcels, measuring less than the minimum five (5) acre size requirement in the C-MU 
(Commercial Mixed-Use) Zone District. 
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). 



 

PROJECT EVALUATION 
Staff recommends approval of the Tentative Parcel Map (TPM) and Conditional Use Permit 
(CUP) 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 Avenue is a local roadway. Future buildout of 
this shopping center will provide additional commercial shopping opportunities to the 
surrounding residential neighborhoods, while also providing a catalyst for the remaining 
balance of the site to be developed. 
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 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. 
Shared Access / Maintenance Agreement 
The tentative parcel map shown in Exhibit “B” is subject to approval of the associated 
conditional use permit. 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. 
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 
The project is considered to be categorically exempt under Sections 15315 of the Guidelines 
for the Implementation of the California Environmental Quality Act (CEQA) for minor divisions to 
land (Categorical Exemption No. 2022-63). 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

RECOMMENDED FINDINGS  
Tentative Parcel Map No. 2022-08 
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. 

6. That the project is considered Categorically Exempt under Section 15315 of the 
Guidelines for the Implementation of the California Environmental Quality Act (CEQA) 
(Categorical Exemption No. 2022-63). 

Conditional Use Permit No. 2022-31 
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. 

1. That the project is considered Categorically Exempt under Section 15315 of the Guidelines 
for the Implementation of the California Environmental Quality Act (CEQA) (Categorical 
Exemption No. 2022-63). 

 



 

RECOMMENDED CONDITIONS OF APPROVAL 
Tentative Parcel Map No. 2022-08 
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. 2022-31 
1. That the project be developed consistent with the comments and conditions of the Site Plan 

Review No. 2022-152. 
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 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. 

4. 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. 

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



 

APPEAL INFORMATION 
According to the City of Visalia Zoning Ordinance Section 17.02.145, 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 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 

• Exhibit "A" – Site Plan  

• Exhibit “B” – Floor Plan 

• Exhibit “C” – Building Elevations 

• Exhibit “D” – Landscape Plans  

• Exhibit “E” – Traffic Letter 

• Site Plan Review Comments  

• General Plan Land Use Map 

• Zoning Map 

• Aerial Photo 

• Location Map 

http://www.visalia.city/


 

 

 
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) 
 
 
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. 

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) 
 
 

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. 2022-64 

RESOLUTION NO. 2022-64 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF VISALIA 
APPROVING TENTATIVE PARCEL MAP NO. 2022-08, A REQUEST BY RP 

INVESTMENTS, LP TO SUBDIVIDE A 4.29-ACRE PARCEL WITHIN THE C-MU 
(COMMERCIAL MIXED USE) ZONING DISTRICT INTO TWO PARCELS TO 

FACILITIATE THE DEVELOPMENT OF FUTURE RETAIL BUILDINGS. PARCEL ONE 
WILL BE 2.82-ACRES WHILE PARCEL TWO WILL BE 1.47-ACRES. THE PROJECT 

SITE IS SPECIFICALLY LOCATED ONT EH SOUTH SIDE OF SEDONA AVENUE 
APPROXIMATELY 300 FEET WEST OF DINUBA BOULEVARD  

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

 WHEREAS, Tentative Parcel Map No. 2021-05, request by RP Investments, LP 
to subdivide a 4.29-acre parcel within the C-MU (Commercial Mixed Use) Zoning 
District into two parcels to facilitate the development of future retail buildings. Parcel 
One will be 2.82-acres while Parcel Two will be 1.47-acres. The project site is 
specifically located on the south side of Sedona Avenue approximately 300 feet west of 
Dinuba Boulevard (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 December 12, 2022; and 
 
 WHEREAS, the Planning Commission of the City of Visalia finds Tentative 
Parcel Map No. 2022-08, as conditioned, in accordance with Section 16.28.070 of the 
Ordinance Code of the City of Visalia based on the evidence contained in the staff 
report and testimony presented at the public hearing; and, 
 

WHEREAS, the project is considered Categorically Exempt under Section 15315 
and 5332 of the Guidelines for the Implementation of the California Environmental 
Quality Act (CEQA) (Categorical Exemption No. 2022-63). 
 
 NOW, THEREFORE, BE IT RESOLVED, that Categorical Exemption              
No. 2022-63 was prepared finding the project exempt under CEQA Section 15315 of the 
Guidelines for the Implementation of the California Environmental Quality Act (CEQA), 
as amended. 
 

NOW, THEREFORE, BE IT FURTHER RESOLVED that the Planning 
Commission of the City of Visalia makes the following specific finding based on the 
evidence presented: 
1. That the proposed 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. 2022-64 

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. 

6. That the project is considered Categorically Exempt under Section 15315 of the 
Guidelines for the Implementation of the California Environmental Quality Act 
(CEQA) (Categorical Exemption No. 2022-63). 

 
 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. 



Resolution No. 2022-65 

RESOLUTION NO. 2022-65 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE  
CITY OF VISALIA APPROVING CONDITIONAL USE PERMIT NO. 2022-31, A 

REQUEST BY RP INVESTMENTS, LP TO ESTABLISH A PLANNED COMMERCIAL 
DEVELOPMENT BY CREATING PARCELS WITH LESS THAN THE MINIMUM FIVE-

ACRE REQUIREMENT IN THE C-MU (COMMERCIAL MIXED USE) ZONE. THE 
PROJECT SITE IS PART OF THE ORCHARD WALK WEST SHOPPING CENTER 

MASTER PLANNED DEVELOPMENT. THE PROJECT SITE IS SPECIFICALLY 
LOCATED ON THE SOUTH SIDE OF SEDONA AVENUE APPROXIMATELY 300 

FEET WEST OF DINUBA BOULEVARD  
(ADDRESSES NOT ASSIGNED) (APN: 078-120-050). 

 
 WHEREAS, Conditional Use Permit No. 2022-31, a request by RP Investments, 
LP to establish a planned commercial development by creating parcels with less than 
the minimum five-acre requirement in the C-MU (Commercial Mixed Use) zone. The 
project site is part of the Orchard Walk West Shopping Center master planned 
development. The project site is specifically located on the south side of Sedona 
Avenue approximately 300 feet west of Dinuba Boulevard (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 December 12, 2022; and 
 
 WHEREAS, the Planning Commission of the City of Visalia finds the Conditional 
Use Permit No. 2022-31, 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, the Planning Commission finds the project to be Categorically 
Exempt consistent with the California Environmental Quality Act (CEQA) and City of 
Visalia Environmental Guidelines. 
 

NOW, THEREFORE, BE IT RESOLVED that the project is exempt from further 
environmental review pursuant to CEQA Section 15315. 
 
 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. 
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. 
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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. 

4. That the project is considered Categorically Exempt under Section 15315 of the 
Guidelines for the Implementation of the California Environmental Quality Act 
(CEQA) (Categorical Exemption No. 2022-63). 

 
 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. 2022-152. 
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 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. 

4. 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. 

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









 

  

Environmental Document # 2022-63 
NOTICE OF EXEMPTION 

City of Visalia 
315 E. Acequia Ave. 
Visalia, CA 93291 

To: County Clerk 
 County of Tulare 
 County Civic Center 
 Visalia, CA  93291-4593 
 
Tentative Parcel Map No. 2022-08 & Conditional Use Permit 2022-31 
PROJECT TITLE 
 
The project site is located on the south side of Sedona Avenue approximately 300-feet west of 
Dinuba Boulevard (APN: 078-120-050). 
PROJECT LOCATION – SPECIFIC 
 
Visalia  Tulare 
PROJECT LOCATION - CITY  COUNTY 
A request by RP Investments, LP to subdivide a 4.29-acre parcel within the C-MU (Commercial 
Mixed Use) Zoning District into two parcels to facilitate the development of future retail 
buildings. Parcel One will be 2.82-acres while Parcel Two will be 1.47-acres. 
DESCRIPTION - Nature, Purpose, & Beneficiaries of Project 
City of Visalia 
NAME OF PUBLIC AGENCY APPROVING PROJECT 
 
RP Investment Properties, LP, 133 Old Wards Ferry Road, Suite , Sonora, CA – 209-533-3333 
NAME AND ADDRESS OF APPLICANT CARRYING OUT PROJECT 
 
Robert Toro, California Gold Development Corporation, 3020 Old Ranch Pkwy, Suite 300, Seal 
Beach, CA 90740 – 714-483-7051 
NAME AND ADDRESS OF AGENT CARRYING OUT PROJECT 
 
EXEMPT STATUS: (Check one) 

 Ministerial - Section 15073 
 Emergency Project - Section 15071 
 Categorical Exemption - Section 15315 
 Statutory Exemptions- State code number:       

For minor land divisions into four or fewer parcels. 
REASON FOR PROJECT EXEMPTION 
 
  (559) 713-4003 
Josh Dan  AREA CODE/PHONE 
CONTACT PERSON   
   
December 12, 2022   
DATE  Brandon Smith, AICP 
  ENVIRONMENTAL COORDINATOR 
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