PLANNING COMMISSION AGENDA

CHAIRPERSON:
Marvin Hansen

VICE CHAIRPERSON:
Adam Peck

—

COMMISSIONERS: Mary Beatie, Chris Gomez, Chris Tavarez, Adam Peck, Marvin Hansen

MONDAY, JANUARY 09, 2023
VISALIA COUNCIL CHAMBERS
LOCATED AT 707 W. ACEQUIA AVENUE, VISALIA, CA

MEETING TIME: 7:00 PM

. CALL TO ORDER -

. THE PLEDGE OF ALLEGIANCE —

. 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.

. CHANGES OR COMMENTS TO THE AGENDA -

. CONSENT CALENDAR - All items under the consent calendar are to be considered routine

and will be enacted by one motion. For any discussion of an item on the consent calendar,
it will be removed at the request of the Commission and made a part of the regular agenda.

a. Administrative Adjustment Annual Report to Planning Commission.

. PUBLIC HEARING - Kira Noguera, Senior Planner QK, Inc., Planning Consultant to the
Planning Division

Conditional Use Permit No. 2022-23: A request by Maracor Development to establish a
292-unit multi-family residential development on 10.8 acres in the R-M-2 (Multi-Family
Residential, 3,000 sg. ft. minimum site area) zone. The project site is located on the
southwest corner of East K Avenue and South Ben Maddox Way (APNs: 126-750-050 &
126-750-051). A Notice of Exemption was prepared for the conditional use permit in
accordance with State California Environmental Quality Act (CEQA) Guidelines Section
15183 (Public Resources Code §21083.3). Notice of Exemption No. 2022-51 disclosed that
no additional environmental review is required based upon the project being consistent with
the development density established by the City’s General Plan and based upon no further
project-specific effects that are peculiar to the project or the site.
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7. PUBLIC HEARING - Kira Noguera, Senior Planner QK, Inc., Planning Consultant to the
Planning Division

Conditional Use Permit No. 2022-21: A request by Maracor Development to establish a 222-
unit multi-family residential development on 7.61 acres in the R-M-3 (Multi-Family
Residential, 1,200 sq. ft. minimum site area) and O-PA (Professional/Administrative Office)
zones. The project site is located on the southwest corner of West Houston Avenue and
North Demaree Street (APNs: 077-660-021, 077-660-022 & 077-660-024). A Notice of
Exemption was prepared for the conditional use permit in accordance with State California
Environmental Quality Act (CEQA) Guidelines Section 15183 (Public Resources Code
§21083.3). Notice of Exemption No. 2022-45 disclosed that no additional environmental
review is required based upon the project being consistent with the development density
established by the City’'s General Plan and based upon no further project-specific effects
that are peculiar to the project or the site.

8. CITY PLANNER/ PLANNING COMMISSION DISCUSSION —
a. Next Planning Commission Meeting is Monday, January 23, 2023.

b. Appeal of Woodlands CUP received. Appeal will be set for the January 17, 2023, City
Council meeting.

c. Preparation for 2022 Annual Planning Commission Update Report.
d. 2023 Planning Commission Meeting Calendar.

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, JANUARY 19, 2023 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 23, 2023


http://www.visalia.city/

REPORT TO CITY OF VISALIA PLANNING COMMISSION

HEARING DATE: January 9, 2023

PROJECT PLANNER: Kira Noguera, Senior Planner, QK, Inc.
Phone No.: (559) 713-4025
E-mail: planning@visala.city

SUBJECT: Conditional Use Permit No. 2022-21: A request by Maracor Development to
establish a 222-unit multi-family residential development on 7.61 acres in the R-M-3
(Multi-Family Residential, 1,200 sq. ft. minimum site area) and O-PA
(Professional/Administrative Office) zones. The project site is located on the
southwest corner of West Houston Avenue and North Demaree Street (APNs: 077-
660-021, 077-660-022 & 077-660-024).

STAFF RECOMMENDATION

Staff recommends approval of Conditional Use Permit No. 2022-21, as conditioned, based upon
the findings and conditions in Resolution No. 2022-47. Staff's recommendation is based on the
conclusion that the request is consistent with the City General Plan, Housing Element, and Zoning
Ordinance.

RECOMMENDED MOTION

| move to approve Conditional Use Permit No. 2022-21 based on the findings and conditions in
Resolution No. 2022-47.

PROJECT DESCRIPTION

The conditional use permit is a request to allow ==

HOUSTON AVE.

development of a 222-unit multi-family
residential development in the R-M-3 and O-PA
zones (see Exhibit “A” and the Figure 1 to the
right). The development will be located on the
southwest corner of West Houston Avenue and
North Demaree Street on 7.61 acres.

The multi-family development will be developed
at a density of 29.13 units per acre. The density
proposed for this development is consistent with
the density range for the Residential High
Density land use designation which is 15 to 35
units per acre (Land Use Policy LU-P-57). There

are no density restrictions for Office designated
Iand . - CLBOUSE

| COVERED PARKING

B R ENCLOSURE

The multi-family development consists of three-
story buildings containing three building types
with one, two, and three-bedroom units
surrounded by on-site landscaping. The i \
development will include a combination of me.m7 Figure 1
carports and open parking stalls with 222
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covered parking stalls, 107 open parking stalls, and 8 accessible parking stalls provided. Based
on the total number of units, 329 parking stalls are required and the development is proposing
337 parking stalls. The project will include a community center, a tot lot, a swimming pool, and a
dog park.

The multi-family development proposes a six-foot high wood fence along the northern portion of
the west project boundary adjacent to the multi-family development. An existing seven-foot high
block wall will remain along the southern portion of the west project boundary and the southern
project boundary adjacent to the mini-storage.

The circulation pattern within the proposed development is self-contained. Vehicular access to
the development is located on West Houston Avenue and West Connelly Avenue. The project
also supports expanding pedestrian circulation connectivity by providing a total of seven
pedestrian connections to adjacent street frontages.

This project includes the construction of sidewalks, new curbing along Houston Avenue and
Connelly Avenue, and landscaping frontage improvements along the street frontages of Houston,
Demaree, and Connelly. A bus turn-out has already been installed along Demaree Street. Other
utility services including electricity, gas, phone/cable, and water will be extended on-site from
existing services available in the project vicinity.

BACKGROUND INFORMATION

General Plan Land Use Des: High Density Residential and Office

Zoning: R-M-3 (Multi-Family Residential, 1,200 sqg. ft. minimum site
area per unit) and O-PA (Professional/administrative office)
Zoning and Land Use: North:  R-1-5 - Houston Ave. — Oakwood Subdivision,

Single Family Subdivision
South: C-MU - Derrel’'s Mini Storage
East: C-N — Demaree St. — Neighborhood Commercial
West: C-MU — Goshen Ave. and R-M-2 — —Derrel’s Mini

Storage,

Oakwood Ranch, Multi-Family Residential
Environmental Review: Notice of Exemption No. 2022-45
Special Districts: N/A
Site Plan: 2022-063

RELATED PLANS & POLICIES

See attachment pertaining to General Plan Policies and Municipal Code pertaining to Conditional
Use Permits.

RELATED PROJECTS

When Derrel's Mini Storage was designed, an office complex and multi-family residential
development were designed for the subject site (refer to Conditional Use Permit No. 2008-19),
but no building permit applications were submitted.




The following is a listing of recently entitled apartment complexes within Visalia, some of which
are under construction.

Conditional Use Permit No. 2014-33 was approved by the Planning Commission on February
9, 2015, allowing for the development of a 168-unit multi-family apartment development on 12.89
acres in the R-M-2 (Multi-Family Residential, 3,000 sqg. ft. minimum site area per unit) zone. The
project site is located at the southwest corner of Houston Avenue and Woodland Street.

Conditional Use Permit No. 2017-08 was approved by the City Council on October 16, 2017,
allowing for the development of a 200 unit apartment complex with a community building in the R-
M-2 (Medium Density Residential) zone. The project site is located at the northeast corner of Shirk
Street and Doe Avenue.

Conditional Use Permit No. 2020-02 was approved by the Planning Commission on October 26,
2020, allowing for the development of a 216 unit, three story apartment complex on 8.86 acres in
the R-M-2 (Multi-Family Residential, one unit per 3,000 square feet) and R-M-3 (Multi-Family
Residential, one unit per 1,200 square feet minimum site area per unit) zones. The project is
located on the north side of East Shannon Parkway between North Court and North Santa Fe
Streets (APN: 079-071-033).

Conditional Use Permit No. 2020-21 was approved by the Planning Commission on December
14, 2020, allowing for the development of a 219-unit, two-story gated multi-family residential
development on 15.1 acres in the R-M-2 (Multi-Family Residential, 3,000 sq. ft. minimum site area)
zone. The project site is located on the northeast and southeast corners of West Sedona Avenue
and North Akers Street (APNs: 077-060-031 & 077-060-033).

Conditional Use Permit No. 2022-09 was approved by the Planning Commission on June 27,
2022, allowing the development of a 234 unit, two- and three-story apartment complex on two
parcels measuring 15.7 acres, which are zoned R-M-2 (Multi-Family Residential, one unit per
3,000 square feet). The project is located on the northeast corner of North Court Street and East
Riggin Avenue. (Address not assigned) (APNs: 079-310-004 & 079-310-005).

PROJECT EVALUATION

Staff supports the requested Conditional Use Permit based on project consistency with the
General Plan, Housing Element, and the Zoning Ordinance.

General Plan Consistency and Land Use Compatibility

Project compatibility with the City’s General Plan must be made as a finding for the conditional
use permit entittement. Multiple General Plan policies (LU-P-52 and LU-P-56) identify the
implementation of development standards to ensure that new multi-family residential development
will contribute to positive land use compatibility. The size of the property combined with the allotted
number of units requires a conditional use permit for development of the site, wherein the
proposed development can be reviewed for consistency and compatibility with adjacent
properties. In addition, any new residential on land with a Commercial, Office, or Industrial zoning
designation further requires a conditional use permit.



The proposed project will result in the creation of a new multi-family residential development
consisting of eight three-story apartment buildings totaling 222 units. Three of the buildings are
designed with 24 units each. Two of the buildings are designed with 30 units each, and the
remaining three buildings will house 33 units each. The units are a mix of one-, two-, and three-
bedroom units. The proposed multi-family development is bordered by a mini storage along the
southern property line and a portion of the western property line. The remainder of the western
property line is bordered by a multi-family development. Arterials Houston Avenue and Demaree
Street border the northern and eastern property lines, respectively.

State Density Bonus Concessions and Incentives

Under the State Density Bonus (SDB) law, projects that provide 100% of the units as affordable
for lower income residents are eligible for up to four (4) concessions/incentives (Government
Code Section 6591S(d)(2)(D)). The SDB defines a concession/incentive as a reduction in a
development standard (zoning or design requirements) that will result in an identifiable and actual
cost reduction for affordable housing (Government Code Section 65915(k) (1).

The Project will provide 100% of the units as affordable for lower income residents so is eligible
for a concession/incentive that will provide an actual cost reduction to the Project. This cost
reduction will allow the development of the affordable housing units and absent the
concession/incentive, the Project would be economically/financially precluded from providing the
222 affordable housing units.

The applicant has cited in their operation statement attached as Exhibit “H” that the requirement
to provide a concrete block masonry wall, seven feet high, would result in a substantial cost to the
Project that would impact the financial viability of the development. As a result, the Project seeks
a concession/incentive to replace that design requirement/development standard from the
Project's conditions of approval with the requirement to provide "new" six-foot high wood fencing
on property line as indicated in the Project's submitted fencing and wall plan (Exhibit G).

Pursuant to Cal. Government Code Section 65915(p)(1), the project also requests that vehicle
parking requirements shall not exceed the ratios prescribed under State law for SDB
developments, specifically one (1) onsite parking space per one (1) bedroom unit and one and
one-half (1.5) onsite parking spaces per two (2) or three (3) bedroom units for a total parking
requirement of 288 on-site parking stalls. The Project is required to provide 389 on-site parking
stalls under the City Code. The SDB Law requires 288 on-site parking stalls. However, the Project
will be providing 337 on-site parking stalls.

Article 2 of Chapter 17.32 of the City of Visalia Ordinance Code (Density Bonuses, Concessions
and Other Incentives for Lower and Very Low-Income Households and for Senior Housing)
implements SDB law for projects in Visalia. The ordinance requires findings that determine that
the housing development project is eligible for the requested concessions/incentives. These
findings are included in the resolution for approval of the project.

Land Use Density

Staff concludes that the proposed development is consistent with the City’'s General Plan as it
pertains to density in the Residential High Density land use designation. The Residential High
Density land use designation provides for a density range of 15 to 35 dwelling units per acre
(reference General Plan Policy LU-P-57).



The development area is 7.61 acres in size and will be developed at a density range of 29.13
units per acre. Additionally, the overall cohesive development pattern of the multi-family project
has placed the buildings throughout the site in a manner that facilitates safe internal vehicular
circulation, provides driveway access widths to facilitate emergency personnel vehicles on-site,
and locates on-site amenities (i.e., club house, pool, open space) in a centralized area for the
benefit and convenience of residences within this development. The project layout provides for
the best and highest utilization of the site and provides for additional affordable housing units.

Housing Element

Several vacant sites designated by the City’s Land Use Element for High Density Residential land
use are included as part of the City’s current Housing Element Sites Inventory and are intended
to contribute towards meeting the City’s Regional Housing Needs Allocation (RHNA). This site is
identified as a site in the City’s State-certified Housing Element intended to accommodate the
varying income household categories (i.e., extremely low, very low, and low) at the underlying
prescribed density. The Inventory has assigned 124 units in the Extremely and Very Low Income
categories for the subject site based on a development density of 23 units per acre. The proposed
project exceeds the minimum inventory amount by 98 units.

The City’s Housing Element supports efforts to establish higher-density, well-designed multi-
family development. The quality of life in a community is closely tied to the quality of its
neighborhoods in both established and developing areas. The importance of housing and
neighborhood quality is illustrated in numerous planning efforts where multi-family housing has
been developed near single-family and other developments. Examples of this include the
Shannon Way Apartments (Shannon Pkwy & Court), Cameron Crossing Apartments (Court &
Cameron), and the Park Grove Apartments (Lovers Lane & Sunnyside). By encouraging “quality”
multi-family developments that create a sense of place and include safe, well-maintained
communities, structures with a high degree of architectural appearance, and on-site amenities for
residents, the City will continue to encourage development of a wide range of housing that fits the
needs of the community.

Good Neighbor Policies and Management and Maintenance Standards

The project is subject to the City’'s Good Neighbor Policies (GNP’s) for multi-family residential
development. The GNP’s are a set of management and maintenance requirements that address
the common maintenance of buildings and grounds. The GNPs prohibit the storage of boats,
trailers, and recreational vehicles over one ton outside of carports, and require all buildings,
mechanical equipment, and grounds to be maintained in good working order and in a neat and
orderly fashion.

To ensure that these requirements are addressed and are consistent with the conditions placed
on the subject multi-family project, staff recommends that management and maintenance
conditions be maintained as a part of the conditional use permit. Among the recommended
conditions is 24-hour availability for Visalia Police Department to Maintenance and/or
Management staff. Maintenance and Management staff shall either be on-site or available by
telephone at all times, with phone numbers to be provided to the Police Department dispatch
center.



Street Frontage Improvements

Right-of-way improvements shall comply with the city standards, including sidewalks, curbing,
street lights, and landscaping along all frontages of this project site. These frontage improvements
are required as a condition of the development, which are defined in the site plan review
comments (Condition No. 1 of the Conditions of Project Approval).

Other utility services (electricity, gas, phone/cable, and water) will also be extended on-site from
existing services available in the project vicinity.

Development Standards

The project represents a comprehensively planned multi-family residential development. The
proposed site plan illustrates that setbacks around the perimeter of the project as will as the overall
height of the buildings meet or exceed the minimum required for R-M-3 sites as follows:

Required: Proposed:
Front setback (Demaree Street) 15 feet 15 feet
Street Side setback (Houston Avenue) 10 feet 10 feet
Side setback (south property line) 5 feet 5 feet
Rear setback (west property lines) 15 feet 15 feet
Height of structures 4 stories 3 stories (40 feet)

Furthermore, the project meets the minimum required setbacks and height restriction for the O-
PA zone, which are less stringent than those associated with the R-M-3 zone. The project also
meets the required setbacks along the street frontages and neighboring development.

Building Elevations

Exhibits “B”, “C”, “D”, and “E” display the proposed typical building elevations for the multi-family
development. The elevations depict cement plaster finish on the walls, composite wood railings
for decks and patios, and shingled roofs. Floor plans have been included for the apartment
buildings as shown in Exhibit “F”.

Staff has included Condition of Approval No. 2, requiring that the building elevations and floor
plans be developed consistent with those provided in Exhibits “B”, “C”, “D”, “E”, and “F".

Block Walls and Wrought Iron Fences

The project will construct a six-foot high wood fence along the northern portion of the west project
boundary adjacent to the multi-family development. An existing seven-foot high block wall will
remain along the southern portion of the west project boundary and the southern project boundary
adjacent to the mini-storage as shown in Exhibit “G”.

Although fencing along the street frontages is not identified per Exhibit “G”, a decorative wrought
iron fence not exceeding seven feet in height is permitted along the front and street side property
lines or within the front yard and street side yard setback areas of multi-family uses. In addition,
a post or pilaster consisting of masonry, brick, or other solid material not exceeding 18 inches
square and seven feet tall may be used to support the wrought iron fence at a minimum distance
of six feet between the posts or pilasters (Section 17.36.040 of the Zoning Ordinance).



Open Space and Recreation

The project includes a tot lot, a community building with a pool, and additional open space spread
throughout the development. These spaces exceed the minimum five percent of usable open
space and recreation area required in association with developments in an R-M zone designation.
Staff has included a condition that these amenities be installed as a part of the development and
maintained in good working/accessible order.

Correspondence

At the time the staff report was prepared, no correspondence has been received regarding this
project.

Environmental Review

A Notice of Exemption was prepared for the conditional use permit. Notice of Exemption No. 2022-
45 disclosed that no additional environmental review is required based upon the project being
consistent with the development density established by the City’s General Plan and based upon
no further project-specific effects that are peculiar to the project or the site. Staff therefore
recommends that Notice of Exemption No. 2022-45 be adopted for this project.

RECOMMENDED FINDINGS

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

2. That the proposed CUP is consistent with the policies and intent of the General Plan and
Zoning Ordinance. Specifically, the project is consistent with the required findings of Zoning
Ordinance Section 17.38.110:

a. The proposed location of the conditional use is in accordance with the objectives of the
Zoning Ordinance and the purposes of the zone in which the site is located. Project
compatibility with the City’s General Plan must be made as a finding for the conditional use
permit entittement. Multiple General Plan policies (LU-P-52 and LU-P-56) identify the
implementation of development standards to ensure that new multi-family residential
development will contribute to positive land use compatibility. The size of the property
combined with the allotted number of units requires a conditional use permit for
development of the site, wherein the proposed development can be reviewed for
consistency and compatibility with adjacent properties. The Residential High Density land
use designation provides for a density range of 15 to 35 dwelling units per acre (reference
General Plan Policy LU-P-57). The development area is 7.61 acres in size and will be
developed at a density range of 29.13 units per acre. Additionally, the overall cohesive
development pattern of the multi-family project has placed the buildings throughout the site
in a manner that facilitates safe internal vehicular circulation, provides driveway access
widths to facilitate emergency personal vehicles on-site, and locates on-site amenities (i.e.,
club house, pool, open space) in a centralized area for the benefit and convenience of
residences within this development. The project layout provides for the best and highest
utilization of the site and provides for additional affordable housing units.

b. The proposed location of the conditional use and the conditions under which it would be
operated or maintained will not be detrimental to the public health, safety, or welfare, nor
materially injurious to properties or improvements in the vicinity. The overall cohesive
development pattern of the multi-family project has placed the buildings throughout the site
in a manner that facilitates safe internal vehicular circulation, provides driveway access
widths to facilitate emergency personal vehicles on-site, and locates on-site amenities (i.e.,




club house, pool, open space) in a centralized area for the benefit and convenience of
residences within this development. The project layout provides for the best and highest
utilization of the site and provides for additional affordable housing units.

. That the proposed housing development conforms with the provisions of state density bonus
law and with Article 2 of Chapter 17.32 of the City of Visalia Ordinance Code (Density Bonuses,
Concessions and Other Incentives for Lower and Very Low-Income Households and for Senior
Housing). Specifically, the project is consistent with the following requirements of state law:

a. The housing development provides the affordable units required by state density bonus
law to be eligible for the density bonus and any incentives, parking reduction, or waivers
requested.

b. The requested incentives will result in identifiable and actual cost reductions to provide for
affordable housing costs or rents.

c. The development standards for which a waiver is requested would have the effect of
physically precluding the construction of a development at the densities or with the
concessions or incentives permitted by California Government Code Section 65915.

d. The housing development is eligible for any requested parking reductions under California
Government Code Section 65915, subdivision (p).

. A Notice of Exemption was prepared for the conditional use permit. Notice of Exemption No.
2022-45 disclosed that no additional environmental review is required. Staff therefore
recommends that Notice of Exemption No. 2022-45 be adopted for this project.

RECOMMENDED CONDITIONS OF APPROVAL

. That the project be developed consistent with the comments and conditions of the Site Plan
Review No. 2022-063.

. That the development be prepared in substantial compliance with the site plan shown in Exhibit
“A”, elevations shown in Exhibits “B”, “C”, “D”, and “E”, and corresponding floor plans shown
in Exhibit “F”.

. That a six-foot high wood fence shall be installed along the west property line where existing
fencing or block wall is not in place as depicted in Exhibit “G”. If the developer elects to install
fencing along the Demaree and Houston street frontages, then the developer shall install
wrought iron fencing in compliance with Section 17.36.040.B of the Zoning Ordinance.

4. That the setbacks illustrated in Exhibit “A” shall be maintained as minimum setbacks.

5. That the community building be developed as depicted in Exhibit “E”.

. That the development shall maintain the landscaping and fences/block walls along the street
frontages, and within the site.

. That the community building, pool, tot lot, and open space shall be installed as a part of the
development and maintained in good working/accessible order.

. That landscape and irrigation plans, prepared in accordance with the City of Visalia Model
Water Efficient Landscape Ordinance (MWELO), shall be included in the construction
document plans submitted for either grading or building construction permits. Prior to the
project receiving final approved permits, a signed Certificate of Compliance stating that the
project meets MWELO standards shall be submitted to the City.




9. That a valid will-serve letter for the providing of domestic water service be obtained for the
development prior to development.

10.Provide street trees per the City’s Street Tree Ordinance.

11.That the developer/owner shall enter into an affordable housing agreement with the city, in a
form approved by the city attorney, to be executed by the city manager, to ensure that the
requirements of Chapter 17.32 Article 2 Density Bonuses, Concessions and Other Incentives
for Lower and Very Low-Income Households and for Senior Housing are satisfied. The
affordable housing agreement shall guarantee the affordability of the affordable units for a
minimum of fifty-five (55) years or a longer period of time if required by the construction or
mortgage financing assistance program, mortgage insurance program, or rental subsidy
program.

12.That the owner/operator(s) of all multiple family residential units shall be subject to the
following conditions:

A. Maintenance and Operations

a. All development standards, City codes, and ordinances shall be continuously
met for this apartment/residential complex. Buildings and premises, including
paint/siding, roofs, windows, fences, parking lots, and landscaping shall be kept
in good repair. Premises shall be kept free of junk, debris.

b. Provide a regular program for the control of infestation by insects, rodents, and
other pests at the initiation of the tenancy and control infestation during the
tenancy.

c. Where the condition is attributable to normal wear and tear, make repairs and
arrangements necessary to put and keep the premise in as good condition as
it by law or rental agreement should have been at the commencement of tenant
occupation.

d. Maintain all electrical, plumbing, heating, and other facilities in good working
order.

e. Maintain all dwelling units in reasonably weather tight condition and good
exterior appearance.

f. Remove graffiti within 24 hours of it having been observed.
g. Recreation facilities shall be for tenant use only.

h. Provide 24 hour access for Visalia Police Department to Maintenance and/or
Management Staff. Maintenance and/or Management Staff shall be available
by telephone or pager at all times, with phone numbers to be provided to the
Police Department dispatch center and kept current at all times.

i. Establish and conduct a regular program of routine maintenance for the
apartment/residential complex. Such a program shall include, but not
necessarily be limited to regular inspections of common areas and scheduled
re-paintings, re-plantings, and other similar activities that typically require
attention at periodic intervals but not necessarily continuously.

j.  The name and phone number of the management company shall be posted in
a prominent location at the front of the property.



B. Landscape Care and Maintenance

a.
b.

Automatic irrigation systems shall be maintained.

All plant materials (trees, shrubs, and groundcover) shall be maintained so that
harm from physical damage or injury arising from vehicle damage, lack of
water, chemical damage, insects, and other pests is minimized.

It is the responsibility of the property owners to seek professional advice and
spray and treat trees, shrubs, and groundcover for diseases which can be
successfully controlled if such untreated diseases are capable of destroying an
infected tree or other trees within a project.

. Maintain decorative planting so as not to obstruct or diminish lighting level

throughout the apartment/residential complex. Landscaping shall not obscure
common areas.

C. Parking - The parking of inoperative vehicles on-site, and boats, trucks (one-ton
capacity and over), trailers, and/or recreational vehicles in the
apartment/residential complex is not allowed.

D. Tenant Agreement - The tenant agreement for the complex must contain the
following:

a.

e.

f.

Standards of aesthetics for renters in regard to the use and conditions of the
areas of the units visible from the outside (patios, entryways).

Hours when noise is not acceptable, based upon Community Noise Standards,
additional standards may be applied within the apartment/residential complex.

Rules for use of open areas/recreational areas of the site in regard to drinking,
congregating, or public nuisance activities.

. Prohibition on inoperable vehicles on-site, and boats, trucks (one-ton capacity

and over), trailers and/or recreational vehicles.
Standards of behavior for tenants that could lead to eviction.
All tenants shall read and receive a copy of the Tenant Agreement.

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

APPEAL INFORMATION

According to the City of Visalia Zoning Ordinance Section 17.02.145, 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, 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.
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Related Plans & Policies

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

General Plan Land Use & Transportation Policy:

L U-P-52 Facilitate high-quality building and site design for multi-family developments by updating
development standards in the zoning ordinance and providing clear rules for development review and
approval and by creating and adopting design guidelines to be used in the development review and
approval process.

Characteristics of high-quality site and building design include connectivity to the public realm;
compatibility with surrounding development; small-scale buildings with variation in architecture and
massing; usable open space and recreation facilities; orientation to natural features; and solar
orientation.

L U-P-56 Update the Zoning Ordinance to reflect the Medium Density Residential designation on the
Land Use Diagram for development at 10 to 15 dwelling units per gross acre.

This designation can accommodate a mix of housing types including small-lot single family,
townhouses, two- and four-plexes, and garden apartments, on infill lots or new development areas
within walking distance of neighborhood nodes and corridors. Medium Density Residential
development may also be permitted on corner lots in single-family zones and in infill areas where it
can be made to be consistent with adjacent properties through the conditional use process.
Development standards will ensure that new development contributes positively to the larger
community environment. Projects on sites larger than five acres or involving more than 60 units will
require discretionary review.

LU-P-57 Update the Zoning Ordinance to reflect the High Density Residential designation on the Land
Use Diagram for development at 15 to 35 dwelling units per gross acre, accommodating townhouses, two-
and four-plexes, and multistory condominium and apartment buildings.

The designation is appropriate for some infill sites and new areas in close proximity to neighborhood
centers and major transportation routes. High Density Residential development may also be permitted in
infill areas where it can be made to be consistent with adjacent properties through the conditional use
permit process. Development standards will ensure that new development contributes positively to the
creation of neighborhood nodes or districts. Projects on sites larger than five acres or involving more
than 60 units will require discretionary review.

T-P-41 Integrate the bicycle transportation system into new development and infill redevelopment.
Development shall provide short term bicycle parking and long term bicycle storage facilities, such as
bicycle racks, stocks, and rental bicycle lockers. Development also shall provide safe and convenient
bicycle and pedestrian access to high activity land uses such as schools, parks, shopping, employment,
and entertainment centers.



Zoning Ordinance Section for R-M Zone
Chapter 17.16
R-M Multi-Family Residential Zone

17.16.010 Purpose and intent.

In the R-M multi-family residential zones, the purpose and intent is to provide living areas within the two multi-
family residential zones (one medium density and one high density) with housing facilities where development is
permitted with a relatively high concentration of dwelling units, and still preserve the desirable characteristics and
amenities of a low density atmosphere.

17.16.015 Applicability.

The requirements in this chapter shall apply to all property within R-M zone districts.
17.16.020 Permitted uses.

In the R-M multi-family residential zones, the following uses are permitted by right:

A. Existing one-family dwellings;

B. Multi-family dwellings up to sixty (60) dwelling units per site in the R-M-2 zone and the R-M-3 zone;
C. Fruit, vegetable and horticultural husbandry;

D. Swimming pools used only by residents on the site and their guests, provided that no swimming pool or

accessory mechanical equipment shall be located in a required front yard or in a required side yard;
E. Temporary subdivision sales offices;

F. Licensed day care for a maximum of fourteen (14) children in addition to the residing family, situated
within an existing single-family dwelling;
G. Twenty-four (24) hour care facilities or foster homes for a maximum of six individuals in addition to the

residing family;
H. Signs subject to the provision of Chapter 17.48;
l. The keeping of household pets, subject to the definition of household pets set forth in Section 17.04.030;

J. Adult day care for a maximum of twelve (12) individuals in addition to the residing family, situated within
an existing single-family dwelling;
K. Other uses similar in nature and intensity as determined by the city planner.

L. Transitional or supportive housing for six (6) or fewer resident/clients.
M. Single-room occupancy (SRO), as follows:

1. Up to fifteen (15) units per gross acre in the R-M-2 zone district;

2. Up to twenty-nine (29) units per gross acre in the R-M-3 zone district.
17.16.030 Accessory uses.

In the R-M multi-family residential zone, accessory uses include:

A. Home occupations subject to the provisions of Section 17.32.030;

B. Accessory buildings subject to the provisions of Section 17.16.090B.
17.16.040 Conditional uses.

In the R-M multi-family residential zone, the following conditional uses may be permitted in accordance with the
provisions of Chapter 17.38:

A. Public and quasi-public uses of an educational or religious type including public and parochial elementary
schools, junior high schools, high schools and colleges; nursery schools, licensed day care facilities for more than
fourteen (14) children; churches, parsonages and other religious institutions;

B. Public and private charitable institutions; general hospitals, sanitariums, nursing and convalescent homes;
including specialized hospitals, sanitariums, or nursing, rest and convalescent homes including care for acute
psychiatric, drug addiction or alcoholism cases;

C. Public uses of an administrative, recreational, public service or cultural type including city, county, state or
federal administrative centers and courts, libraries, museums, art galleries, police and fire stations and other public
buildings, structures and facilities; public playgrounds, parks and community centers;

D. In the R-M-3 zone only, an open air public or private parking lot, subject to all provisions of Section
17.34.030, excluding trucks over 3/4 ton;




Electric distribution substations;

Gas regulator stations;

Public service pumping stations and/or elevated or underground tanks;

Communication equipment buildings;

In R-M-2 zone only, mobile home parks;

More than sixty (60) units per site in the R-M-2 zone, and within the R-M-3 zone;

Boarding houses and residential motels;

: [Reserved]

. Senior citizen residential developments;

Adult day care in excess of twelve (12) individuals;

Planned developments may utilize the provisions of Chapter 17.26;

New one-family dwelling, meeting density identified in the general plan land use element designations;
Other uses similar in nature and intensity as determined by the city planner;

Residential developments utilizing private streets in which the net lot area (lot area not including street
area) meets or exceeds the site area prescribed by this chapter and in which the private streets are designed and
constructed to meet or exceed public street standards.

S. Transitional or supportive housing for seven (7) or more resident/clients.

17.16.050 Site area and configuration.

AOTVOZIrA=—-T oMM

A. The division of (R-M) multi-family residential property less than two (2) acres shall be approved as part of
a conditional use permit.
17.16.060 Site area per dwelling unit and per structure.

The minimum site area per dwelling unit shall be three thousand (3,000) square feet in the R-M-2 zone and one
thousand two hundred (1,200) square feet in the R-M-3 zone.
17.16.070 Front yard.

A. The minimum front yard shall be as follows:

Zone Minimum Front Yard

R-M-2 15 feet

R-M-3 15 feet

B. On a site situated between sites improved with buildings, the minimum front yard may be the average depth

of the front yards on the improved site adjoining the side lines of the site but need not exceed the minimum front
yard specified above.

C. All garage doors facing the front property line shall be a minimum of twenty-two (22) feet from the nearest
public improvement or sidewalk.

17.16.080 Side yards.

A The minimum side yard for a permitted or conditional use shall be five feet per story subject to the
exception that on the street side of a corner lot the side yard shall be not less than ten feet.

B. Side yard providing access to more than one dwelling unit shall be not less than ten feet.

C. On corner lots, all garage doors shall be a minimum of twenty-two (22) feet from the nearest public

improvement or sidewalk.
17.16.090 Rear yard.

The minimum rear yard for a permitted use shall be fifteen (15) feet in the R-M-3 zone and twenty-five (25) feet in
the R-M-2 zone, subject to the following exceptions:

A. On a corner or reverse corner lot in R-M-2 zone the rear yard shall be twenty-five (25) feet on the narrow
side or twenty (20) feet on the long side of the lot. The decision as to whether the short side or long side is used as
the rear yard area shall be left to the applicant's discretion, as long as a minimum area of one thousand five hundred
(1,500) square feet of usable rear yard area is maintained.

B. Accessory structures not exceeding twelve (12) feet in height may be located in the required rear yard, but
not closer than three feet to any lot line; provided, that on a reversed corner lot an accessory structure shall be
located not closer to the rear property line than the required side yard on the adjoining key lot and not closer to the
side property line adjoining the street than the required front yard on the adjoining key lot. In placing accessory
structures in a required rear yard a usable, open, rear yard area of at least one thousand two hundred (1,200) square
feet shall be maintained.




C. Exceptions to the rear yard setback can be granted for multiple family units that have their rear yard
abutting an alley. The exception may be granted if the rear yard area is to be used for parking.
17.16.100 Height of structures.

The maximum height of structures shall be thirty-five (35) feet or three (3) stories whichever is taller in the R-M-2
zone. The maximum height shall be thirty-five (35) feet or three (3) stories whichever is taller in the R-M-3 zone.
Where an R-M-2 or R-M-3 site adjoins an R-1 site, the second and third story shall be designed to limit visibility
from the second and third story to the R-1 site. Structures specified under Section 17.16.090(B) shall be exempt.
17.16.110 Off-street parking.

Off-street parking shall be subject to the provisions of Chapter 17.34.
17.16.120 Fences, walls and hedges.

Fences, walls and hedges shall be subject to the provisions of Section 17.36.040.
17.16.130 Trash enclosures.

Enclosures for trash receptacles are permitted that comply with the specifications and requirements of Section
17.32.010 and that are approved by the site plan review committee. Enclosures within the front yard setback are
permitted for multiple family dwelling units when deemed necessary by city staff because no other appropriate
location for an enclosure exists on the property.

17.16.140 Site plan review.

A site plan review permit must be obtained for all developments other than a single-family residence in R-M zones,
subject to the requirements and procedures of Chapter 17.28.
17.16.150 Open space and recreational areas.

Any multiple family project approved under a conditional use permit or site plan review permit shall dedicate at
least five (5) percent of the site to open, common, usable space and/or recreational facilities for use by tenants as a
part of that plan. The calculated space shall not include setback areas adjacent to a street. Shared open space could
include parks, playgrounds, sports courts, swimming pools, gardens, and covered patios or gazebos open on at least
three (3) sides. Further, the calculated space shall not include enclosed meeting or community rooms. The specific
size, location and use shall be approved as a part of the conditional use permit.

17.16.160 Screening.

All parking areas adjacent to public streets and R-1 sites shall be screened from view subject to the requirements
and procedures of Chapter 17.28.
17.16.170 Screening fence.

Where a multiple family site adjoins an R-1 site, a screening block wall or wood fence not less than six feet in
height shall be located along the property line; except in a required front yard, or the street side of a corner lot and
suitably maintained.

17.16.180 Landscaping.

All multiple family developments shall have landscaping including plants, and ground cover to be consistent with
surrounding landscaping in the vicinity. Landscape plans to be approved by city staff prior to installation and
occupancy of use and such landscaping to be permanently maintained.

17.16.190 Model Good Neighbor Policies.

Before issuance of building permits, project proponents of multi-family residential developments in the R-M zones
that are subject to approval by the Site Plan Review Committee or the Planning Commission, shall enter into an
operational management plan (Plan), in a form approved by the City for the long term maintenance and
management of the development. The Plan shall include but not be limited to: The maintenance of landscaping for
the associated properties; the maintenance of private drives and open space parking; the maintenance of the fences,
on-site lighting and other improvements that are not along the public street frontages; enforcing all provisions
covered by covenants, conditions and restrictions that are placed on the property; and, enforcing all provisions of
the model Good Neighbor Policies as specified by Resolution of the Planning Commission, and as may be amended
by resolution.

17.16.200 Signs.

Signs shall be placed in conformance with Chapter 17.48.




Chapter 17.38
Conditional Use Permits
17.38.010 Purposes and powers.

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

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.

7. Additional technical studies or reports, as required by the Site Plan Review Committee.

8. A traffic study or analysis prepared by a certified traffic engineer, as required by the Site Plan Review

Committee or Traffic Engineer, that identifies traffic service levels of surrounding arterials, collectors, access
roads, and regionally significant roadways impacted by the project and any required improvements to be included
as a condition or mitigation measure of the project in order to maintain the required services levels identified in the
General Plan Circulation Element.

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.

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 that 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.

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.

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.




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 that was the subject of the permit application subject
to the provisions of Section 17.38.065.

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.

9. Fruit/Vegetable stands shall be subject to site plan review.

C. The City Planner shall deny a temporary use permit if findings cannot be made, or conditions exist that
would be injurious to existing site, improvements, land uses, surrounding development or would be detrimental to
the surrounding area.

D. The applicant or any interested person may appeal a decision of temporary use permit to the planning
commission, setting forth the reason for such appeal to the commission. Such appeal shall be filed with the city
planner in writing with applicable fees, within ten (10) days after notification of such decision. The appeal shall be
placed on the agenda of the commission's next regular meeting. If the appeal is filed within five (5) days of the next
regular meeting of the commission, the appeal shall be placed on the agenda of the commission's second regular
meeting following the filing of the appeal. The commission shall review the temporary use permit and shall uphold
or revise the decision of the temporary use permit, based on the findings set forth in Section 17.38.110. The
decision of the commission shall be final unless appealed to the council pursuant to Section 17.02.145.

E. A privately owned parcel may be granted up to six (6) temporary use permits per calendar year.



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 that is the subject of the hearing, and
by publication in a newspaper of general circulation within the city.

17.38.090 Investigation and report.

The planning staff shall make an investigation of the application and shall prepare a report thereon that shall be
submitted to the planning commission. The report can recommend modifications to the application as a condition of
approval.

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.
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.

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.
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 ten days
following the granting of the conditional use permit by the planning commission if no appeal has been filed.

Article 2. Density Bonuses, Concessions and Other Incentives for
Lower and Very Low-Income Households and for Senior Housing.

17.32.170 Purpose.

The California Legislature has determined that the provision of housing for lower and very low income
individuals and senior citizens is of primary importance in the state and must be encouraged at the local level. It is
the purpose of this chapter to specify how compliance with Government Code Section 65915 et seq. (“state density
bonus law") will be implemented, as required by Government Code Section 65915, subdivision (a). In enacting this
chapter, the City of Visalia's intent is to facilitate the development of affordable housing, to implement the goals,
policies, and actions of the housing element of the city's general plan and provide a framework as it relates to
implementing affordable housing density bonuses and offering concessions/incentives for eligible housing
developments.

17.32.175 Definitions.

The definitions found in state density bonus law shall apply to the terms contained in this chapter.




17.32.180 Applicability.

A. A housing development as defined in state density bonus law shall be eligible for a density bonus and other
regulatory incentives that are provided by state density bonus law when the applicant seeks and agrees to provide
very low, low or moderate income housing units, or units intended to serve seniors, transitional foster youth,
disabled veterans, homeless persons, and lower income students in the threshold amounts specified in state density
bonus law. A housing development includes only the residential component of a mixed-use project. A commercial
development, as that term is defined in Section 17.32.220, shall be eligible for a commercial development bonus as
provided in Section 17.32.220.

B. The granting of a density bonus, incentive or concession, pursuant to this chapter, shall not be interpreted, in
and of itself, to require a general plan amendment, development code amendment, zone change, other discretionary
approval, or the waiver of a city ordinance or provisions of a city ordinance unrelated to development standards.

17.32.185 Application requirements.

A. Any applicant requesting a density bonus and any incentive(s), waiver(s), parking reductions, or commercial
development bonus provided by state density bonus law shall submit a density bonus report as described below
concurrently with the filing of the planning application for the first discretionary permit required for the housing
development, commercial development, or mixed-use development. The requests contained in the density bonus
report shall be processed concurrently with the planning application. The applicant shall be informed whether the
application is complete consistent with California Government Code Section 65943.

B. The density bonus report shall include the following minimum information:
1. Requested Density Bonus.

a. Summary table showing the maximum number of dwelling units permitted by the zoning and general plan
excluding any density bonus units, proposed affordable units by income level, proposed bonus percentage, number
of density bonus units proposed, total number of dwelling units proposed on the site, and resulting density in units
per acre.

b. A tentative map and/or preliminary site plan, drawn to scale, showing the number and location of all proposed
units, designating the location of proposed affordable units and density bonus units.

¢. The zoning and general plan designations and assessor's parcel number(s) of the housing development site.

d. Calculation of the maximum number of dwelling units permitted by the city's zoning regulations and general
plan for the housing development, excluding any density bonus units.

e. A description of all dwelling units existing on the site in the five (5)-year period preceding the date of
submittal of the application and identification of any units rented in the five (5)-year period. If dwelling units on the
site are currently rented, income and household size of all residents of currently occupied units, if known. If any
dwelling units on the site were rented in the five (5)-year period but are not currently rented, the income and
household size of residents occupying dwelling units when the site contained the maximum number of dwelling
units, if known.

f. Description of any recorded covenant, ordinance, or law applicable to the site that restricted rents to levels
affordable to very low or lower income households in the five (5)-year period preceding the date of submittal of the
application.

g. If adensity bonus is requested for a land donation, the location of the land to be dedicated, proof of site
control, and reasonable documentation that each of the requirements included in California Government Code
Section 65915, subdivision (g) can be met.

2. Requested Concession(s) or Incentive(s). In the event an application proposes concessions or incentives for a
housing development pursuant to state density bonus law, the density bonus report shall include the following
minimum information for each incentive requested, shown on a site plan if appropriate:

a. The city's usual development standard and the requested development standard or regulatory incentive.


https://codelibrary.amlegal.com/codes/visalia/latest/visalia_ca/0-0-0-35217#JD_17.32.220
https://codelibrary.amlegal.com/codes/visalia/latest/visalia_ca/0-0-0-35217#JD_17.32.220

b. Except where mixed-use zoning is proposed as a concession or incentive, reasonable documentation to show
that any requested incentive will result in identifiable and actual cost reductions to provide for affordable housing
Costs or rents.

c. If approval of mixed-use zoning is proposed, reasonable documentation that nonresidential land uses will
reduce the cost of the housing development, that the nonresidential land uses are compatible with the housing
development and the existing or planned development in the area where the proposed housing development will be
located, and that mixed-use zoning will provide for affordable housing costs or rents.

3. Requested Waiver(s). In the event an application proposes waivers of development standards for a housing
development pursuant to state density bonus law, the density bonus report shall include the following minimum
information for each waiver requested on each lot, shown on a site plan if appropriate:

a. The city's usual development standard and the requested development standard.

b. Reasonable documentation that the development standards for which a waiver is requested will have the effect
of physically precluding the construction of a development at the densities or with the concessions or incentives
permitted by California Government Code Section 65915.

4. Requested Parking Reduction. In the event an application proposes a parking reduction for a housing
development pursuant to California Government Code Section 65915, subdivision (p), a table showing parking
required by the zoning regulations, parking proposed under Section 65915, subdivision (p), and reasonable
documentation that the project is eligible for the requested parking reduction.

5. Child Care Facility. If a density bonus or incentive is requested for a child care facility in a housing
development, reasonable documentation that all of the requirements included in California Government Code
Section 65915, subdivision (h) can be met.

6. Condominium Conversion. If a density bonus or incentive is requested for a condominium conversion,
reasonable documentation that all of the requirements included in California Government Code Section 65915.5
can be met.

7. Commercial Development Bonus. If a commercial development bonus is requested for a commercial
development, the application shall include the proposed partnered housing agreement and the proposed commercial
development bonus, as defined in Section 17.32.220, and reasonable documentation that each of the standards
included in Subsection 17.32.220(C) has been met.

8. Fee. Payment of any fee in an amount set by resolution of the city council for staff time necessary to
determine compliance of the density bonus plan with state density bonus law.

17.32.190 Density bonus.

All calculations are rounded up for any fractional numeric value in determining the total number of units to be
granted, including base density and bonus density as well as the resulting number of affordable units needed for a
given density bonus project.

A. If ahousing development qualifies for a density bonus under more than one (1) income category, or
additionally as a senior citizen housing development as defined in state density bonus law, or as housing intended to
serve transitional foster youth, disabled veterans, homeless persons, or lower income students, the applicant shall
identify the categories under which the density bonus would be associated and granted. Density bonuses from more
than one (1) category can be combined up to the maximum allowed under state density bonus law.

B. The density bonus units shall not be included in determining the number of affordable units required to
qualify a housing development for a density bonus pursuant to state density bonus law.

C. The applicant may elect to accept a lesser percentage of density bonus than the housing development is
entitled to, or no density bonus, but no reduction will be permitted in the percentages of required affordable units
contained in California Government Code Section 65915, subdivisions (b), (c), and (f). Regardless of the number of
affordable units, no housing development shall be entitled to a density bonus of more than what is authorized under
state density bonus law.
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17.32.195 Incentives.

A. Incentives include incentives and concessions as defined in state density bonus law. The number of incentives
that may be requested shall be based upon the number the applicant is entitled to pursuant to state density bonus
law.

B. Nothing in this chapter requires the provision of direct financial incentives for the housing development,
including, but not limited to, the provision of financial subsidies, publicly owned land, fee waivers, or waiver of
dedication requirements. The city, at its sole discretion, may choose to provide such direct financial incentives.

17.32.200 Review procedures.

All requests for density bonuses, incentives, parking reductions, waivers, or commercial development bonuses
shall be considered and acted upon by the approval body with authority to approve the development within the
timelines prescribed by California Government Code Section 65950 et seq., with right of appeal to the city council.

A. Eligibility for Density Bonus, Incentive(s), Parking Reduction, and/or Waiver(s) for a Housing Development.
To ensure that an application for a housing development conforms with the provisions of state density bonus law,
the staff report presented to the decision-making body shall state, or the city planner shall make a determination if it
is within their authority to approve the development, whether the application conforms to the following
requirements of state law as applicable:

1. The housing development provides the affordable units or senior housing required by state density bonus law
to be eligible for the density bonus and any incentives, parking reduction, or waivers requested, including the
replacement of units rented or formerly rented to very low and low income households as required by California
Government Code Section 65915, subdivision (c)(3).

2. Any requested incentive will result in identifiable and actual cost reductions to provide for affordable housing
costs or rents; except that, if a mixed-use development is requested, the application must instead meet all of the
requirements of California Government Code Section 65915, subdivision (k)(2).

3. The development standards for which a waiver is requested would have the effect of physically precluding the
construction of a development at the densities or with the concessions or incentives permitted by California
Government Code Section 65915.

4. The housing development is eligible for any requested parking reductions under California Government Code
Section 65915, subdivision (p).

5. If the density bonus is based all or in part on donation of land, all of the requirements included in California
Government Code Section 65915, subdivision (g) have been met.

6. If the density bonus or incentive is based all or in part on the inclusion of a child care facility, all of the
requirements included in California Government Code Section 65915, subdivision (h) have been met.

7. If the density bonus or incentive is based all or in part on the inclusion of affordable units as part of a
condominium conversion, all of the requirements included in California Government Code Section 65915.5 have
been met.

B. If a commercial development bonus is requested for a commercial development, the decision-making body
shall make a finding, or the city planner shall make a finding if it is within their authority to approve the
development, that the development complies with all of the requirements of Subsection 17.32.220(C), that the city
has approved the partnered housing agreement, and that the commercial development bonus has been mutually
agreed upon by the city and the commercial developer.

C. The decision-making body, or the city planner if it is within their authority to approve the development, shall
grant an incentive requested by the applicant unless it makes a written finding, based upon substantial evidence, of
any of the following:

1. The proposed incentive does not result in identifiable and actual cost reductions to provide for affordable
housing costs, as defined in California Health and Safety Code Section 50052.5, or for affordable rents, as defined
in California Health and Safety Code Section 50053;



2. The proposed incentive would be contrary to state or federal law; or

3. The proposed incentive would have a specific, adverse impact upon public health or safety or the physical
environment or on any real property that is listed in the California Register of Historic Resources, and there is no
feasible method to satisfactorily mitigate or avoid the specific adverse impact without rendering the housing
development unaffordable to low and moderate income households. For the purpose of this subsection, specific
adverse impact means a significant, quantifiable, direct, and unavoidable impact, based on objective, identified,
written public health or safety standards, policies, or conditions as they existed on the date that the application for
the housing development was deemed complete.

D. The decision-making body, or the city planner if it is within their authority to approve the development, shall
grant the waiver of development standards requested by the applicant unless it makes a written finding, based upon
substantial evidence, of any of the following:

1. The proposed waiver would be contrary to state or federal law; or

2. The proposed waiver would have an adverse impact on any real property listed in the California Register of
Historic Resources; or

3. The proposed waiver would have a specific, adverse impact upon public health or safety or the physical
environment, and there is no feasible method to satisfactorily mitigate or avoid the specific adverse impact without
rendering the housing development unaffordable to low and moderate income households. For the purpose of this
subsection, specific adverse impact means a significant, quantifiable, direct, and unavoidable impact, based on
objective, identified, written public health or safety standards, policies, or conditions as they existed on the date that
the application for the housing development was deemed complete.

E. If any density bonus, incentive, parking reduction, waiver, or commercial development bonus is approved
pursuant to this chapter, the applicant shall enter into an affordable housing agreement or senior housing agreement
with the city pursuant to Section 17.32.205.

17.32.205 Affordable housing agreement and senior housing agreement.

A. Affordable Housing Agreement. Except where a density bonus, incentive, waiver, parking reduction, or
commercial development bonus is provided for a market rate senior housing development, the applicant shall enter
into an affordable housing agreement with the city, in a form approved by the city attorney, to be executed by the
city manager, to ensure that the requirements of this chapter are satisfied. The affordable housing agreement shall
guarantee the affordability of the affordable units for a minimum of fifty-five (55) years or a longer period of time
if required by the construction or mortgage financing assistance program, mortgage insurance program, or rental
subsidy program; shall identify the type, size and location of each affordable unit; and shall specify phasing of the
affordable units in relation to the market rate units.

B. Senior Housing Agreement. Where a density bonus, waiver, or parking reduction is provided for a market
rate senior housing development, the applicant shall enter into a restrictive covenant with the city, running with the
land, in a form approved by the city attorney, to be executed by the city manager, to require that the housing
development be operated as "housing for older persons™ consistent with state and federal fair housing laws.

C. The executed affordable housing agreement or senior housing agreement shall be recorded against the
housing development prior to final or parcel map approval, or, where a map is not being processed, prior to
issuance of building permits for the housing development. The affordable housing agreement or senior housing
agreement shall be binding on all future owners and successors in interest.

D. The affordable housing agreement shall include, but not be limited to, the following:

1. The number of density bonus dwelling units granted;

2. The number and type of affordable dwelling units

3. The unit size(s) (square footage) of target dwelling units and the number of bedrooms per target dwelling unit;
4. The proposed location of the affordable dwelling units;
5

Schedule for production of affordable dwelling units;
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6. Incentives or concessions or waivers provided by the city;
7. Where applicable, tenure and conditions governing the initial sale of the affordable units;

8. Where applicable, tenure and conditions establishing rules and procedures for qualifying tenants, setting
rental rates, filling vacancies, and operating and maintaining units for affordable rental dwelling units

9. Marketing plan; publication and notification of availability of affordable units;
10. Compliance with federal and state laws;
11. Prohibition against discrimination;
12. Indemnification;
13. City's right to inspect units and documents;
14. Remedies;
15. Attorney(s) fees provision.
17.32.210 Design and guality.

A. The city may not issue building permits for more than fifty percent (50%) of the market rate units until it has
issued building permits for all of the affordable units, and the city may not approve any final inspections or
certificates of occupancy for more than fifty percent (50%) of the market rate units until it has issued final
inspections or certificates of occupancy for all of the affordable units.

B. Affordable units shall be comparable in exterior appearance and overall quality of construction to market rate
units in the same housing development. Interior finishes and amenities may differ from those provided in the
market rate units, but neither the workmanship nor the products may be of substandard or inferior quality as
determined by the city.

C. The number of bedrooms of the affordable units shall at least equal the minimum number of bedrooms of the
market rate units.



RESOLUTION NO. 2022-47

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF VISALIA
APPROVING CONDITIONAL USE PERMIT NO. 2022-21, A REQUEST BY
MARACOR DEVELOPMENT TO DEVELOP A 222-UNIT MULTI-FAMILY
RESIDENTIAL DEVELOPMENT ON 7.61 ACRES IN THE R-M-3 (MULTI-
FAMILY RESIDENTIAL, 1,200 SQ. FT. MINIMUM SITE AREA) AND O-PA
(PROFESSIONAL/ADMINISTRATIVE OFFICE) ZONES LOCATED AT THE
SOUTHWEST CORNER OF WEST HOUSTON AVENUE AND NORTH
DEMAREE STREET (APNS: 077-660-021, 077-660-022 & 077-660-024).

WHEREAS, Conditional Use Permit No. 2022-21 is a request by Maracor
Development to develop a 222-unit multi-family residential development on 7.61 acres in
the R-M-3 (Multi-Family Residential, 1,200 sq. ft. minimum site area) and O-PA
(Professional/Administrative Office) zones. The site is located at the southwest corner of
West Houston Avenue and North Demaree Street (APNs: 077-660-021, 077-660-022 &
077-660-024); and

WHEREAS, the Planning Commission of the City of Visalia, after duly published
notice did hold a public hearing before said Commission on January 9, 2023; and

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

WHEREAS, a Notice of Exemption was prepared for the conditional use permit.
Notice of Exemption No. 2022-45 disclosed that no additional environmental review is
required, and that the Environmental Impact Report prepared for the City of Visalia
General Plan, certified by Resolution No. 2014-37, adopted on October 14, 2014, was
used for the adoption of the General Plan Land Use Designation of the subject site.

NOW, THEREFORE, BE IT RESOLVED that Notice of Exemption No. 2022-45
was prepared consistent with the California Environmental Quality Act and City of
Visalia Environmental Guidelines.

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

1. That the proposed Conditional Use Permit is consistent with the intent, objectives,
and policies of the General Plan and Zoning Ordinance.

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

a. The proposed location of the conditional use permit is in accordance with the
objectives of the Zoning Ordinance and the purposes of the zone in which the
site is located. Project compatibility with the City’s General Plan must be made
as a finding for the conditional use permit entittement. Multiple General Plan
policies (LU-P-52 and LU-P-56) identify the implementation of development
standards to ensure that new multi-family residential development will contribute
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to positive land use compatibility. The size of the property combined with the
allotted number of units requires a conditional use permit for development of the
site, wherein the proposed development can be reviewed for consistency and
compatibility with adjacent properties. The Residential High Density land use
designation provides for a density range of 15 to 35 dwelling units per acre
(reference General Plan Policy LU-P-57). The development area is 7.61 acres in
size and will be developed at a density range of 29.13 units per acre.
Additionally, the overall cohesive development pattern of the multi-family project
has placed the buildings throughout the site in a manner that facilitates safe
internal vehicular circulation, provides driveway access widths to facilitate
emergency personal vehicles on-site, and locates on-site amenities (i.e., club
house, pool, open space) in a centralized area for the benefit and convenience of
residences within this development. The project layout provides for the best and
highest utilization of the site and provides for additional affordable housing units.

b. The proposed location of the conditional use and the conditions under which it
would be operated or maintained will not be detrimental to the public health,
safety, or welfare, or materially injurious to properties or improvements in the
vicinity. The overall cohesive development pattern of the multi-family project has
placed the buildings throughout the site in a manner that facilitates safe internal
vehicular circulation, provides driveway access widths to facilitate emergency
personal vehicles on-site, and locates on-site amenities (i.e., club house, pooal,
open space) in a centralized area for the benefit and convenience of residences
within this development. The project layout provides for the best and highest
utilization of the site and provides for additional affordable housing units.

3. That the proposed housing development conforms with the provisions of state
density bonus law and with Article 2 of Chapter 17.32 of the City of Visalia
Ordinance Code (Density Bonuses, Concessions and Other Incentives for Lower
and Very Low-Income Households and for Senior Housing). Specifically, the project
is consistent with the following requirements of state law:

a. The housing development provides the affordable units required by state density
bonus law to be eligible for the density bonus and any incentives, parking
reduction, or waivers requested.

b. The requested incentives will result in identifiable and actual cost reductions to
provide for affordable housing costs or rents.

c. The development standards for which a waiver is requested would have the
effect of physically precluding the construction of a development at the densities
or with the concessions or incentives permitted by California Government Code
Section 65915.

d. The housing development is eligible for any requested parking reductions and a
wood fence instead of a block wall under California Government Code Section
65915, subdivision (p).

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. 2022-063, 2020-064, and 2020-065.
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. That the development be prepared in substantial compliance with the site plan
shown in Exhibit “A”, elevations shown in Exhibits “B”, “C”, “D”, and “E”, and
corresponding floor plans shown in Exhibit “F”.

. That a six-foot high wood fence shall be installed along the west property line where
existing fencing or block wall is not in place as depicted in Exhibit “G”. If the
developer elects to install fencing along the Demaree and Houston street frontages,
then the developer shall install wrought iron fencing in compliance with Section
17.36.040.B of the Zoning Ordinance.

4. That the setbacks illustrated in Exhibit “A” shall be maintained.

5. That the community building be developed as depicted in Exhibit “E”.

6. That the development shall maintain the landscaping and fences/block walls along

the street frontages, and within the site.

. That the community building, pool, tot lot, and open space shall be installed as a part
of the development and maintained in good working/accessible order.

. That landscape and irrigation plans, prepared in accordance with the City of Visalia
Model Water Efficient Landscape Ordinance (MWELO), shall be included in the
construction document plans submitted for either grading or building construction
permits. Prior to the project receiving final approved permits, a signed Certificate of
Compliance stating that the project meets MWELO standards shall be submitted to
the City.

. That a valid will-serve letter for the providing of domestic water service be obtained
for the development prior to development.

10.Provide street trees per the City’s Street Tree Ordinance.

11.That the developer/owner shall enter into an affordable housing agreement with the

city, in a form approved by the city attorney, to be executed by the city manager, to
ensure that the requirements of Chapter 17.32 Article 2 Density Bonuses,
Concessions and Other Incentives for Lower and Very Low-Income Households and
for Senior Housing are satisfied. The affordable housing agreement shall guarantee
the affordability of the affordable units for a minimum of fifty-five (55) years or a
longer period of time if required by the construction or mortgage financing assistance
program, mortgage insurance program, or rental subsidy program.

12.That the owner/operator(s) of all multiple family residential units shall be

subject to the following conditions:
A. Maintenance and Operations

a. All development standards, City codes, and ordinances shall be
continuously met for this apartment/residential complex. Buildings
and premises, including paint/siding, roofs, windows, fences, parking
lots, and landscaping shall be kept in good repair. Premises shall be
kept free of junk, debris.

b. Provide a regular program for the control of infestation by insects,
rodents, and other pests at the initiation of the tenancy and control
infestation during the tenancy.
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c. Where the condition is attributable to normal wear and tear, make
repairs and arrangements necessary to put and keep the premise in
as good condition as it by law or rental agreement should have been
at the commencement of tenant occupation.

d. Maintain all electrical, plumbing, heating, and other facilities in good
working order.

e. Maintain all dwelling units in reasonably weather tight condition and
good exterior appearance.

f. Remove graffiti within 24 hours of it having been observed.
g. Recreation facilities shall be for tenant use only.

h. Provide 24 hour access for Visalia Police Department to Maintenance
and/or Management Staff. Maintenance and/or Management Staff
shall be available by telephone or pager at all times, with phone
numbers to be provided to the Police Department dispatch center and
kept current at all times.

i. Establish and conduct a regular program of routine maintenance for
the apartment/residential complex. Such a program shall include, but
not necessarily be limited to regular inspections of common areas
and scheduled re-paintings, re-plantings, and other similar activities
that typically require attention at periodic intervals but not necessarily
continuously.

j.  The name and phone number of the management company shall be
posted in a prominent location at the front of the property.

B. Landscape Care and Maintenance
a. Automatic irrigation systems shall be maintained.

b. All plant materials (trees, shrubs, and groundcover) shall be
maintained so that harm from physical damage or injury arising from
vehicle damage, lack of water, chemical damage, insects, and other
pests is minimized.

c. It is the responsibility of the property owners to seek professional
advice and spray and treat trees, shrubs, and groundcover for
diseases which can be successfully controlled if such untreated
diseases are capable of destroying an infected tree or other trees
within a project.

d. Maintain decorative planting so as not to obstruct or diminish lighting
level throughout the apartment/residential complex. Landscaping
shall not obscure common areas.

C. Parking - The parking of inoperative vehicles on-site, and boats, trucks
(one-ton capacity and over), trailers, and/or recreational vehicles in the
apartment/residential complex is not allowed.
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D. Tenant Agreement - The tenant agreement for the complex must contain
the following:

a. Standards of aesthetics for renters in regard to the use and
conditions of the areas of the units visible from the outside (patios,

entryways).

b. Hours when noise is not acceptable, based upon Community Noise
Standards, additional standards may be applied within the
apartment/residential complex.

c. Rules for use of open areas/recreational areas of the site in regard to
drinking, congregating, or public nuisance activities.

d. Prohibition on inoperable vehicles on-site, and boats, trucks (one-ton
capacity and over), trailers and/or recreational vehicles.

e. Standards of behavior for tenants that could lead to eviction.
All tenants shall read and receive a copy of the Tenant Agreement.
13.That all applicable federal, state, regional, and city policies and ordinances be met.
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Exhibit A

Site Plan
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LEGAL DESCRIPTION:

APN: 077-660—-021:

PARCEL NO. 1 OF PARCEL MAP NO. 1929, IN THE CITY OF VISALIA, COUNTY OF TULARE,
STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 20, PAGE 30 OF PARCEL MAPS,
TULARE COUNTY RECORDS.

EXCEPTING THEREFROM ALL THAT PORTION CONVEYED TO THE CITY OF VISALIA IN DEED
RECORDED JUNE 20, 2011 INSTRUMENT NO. 2011-0035787 OF OFFICIAL RECORDS.

APN: 077-660—-022:

PARCEL NO. 2 OF PARCEL MAP NO. 1929, IN THE CITY OF VISALIA, COUNTY OF TULARE,
STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 20, PAGE 30 OF PARCEL MAPS,
TULARE COUNTY RECORDS.

EXCEPTING THEREFORM ALL THAT PORTION CONVEYED TO THE CITY OF VISALIA IN DEED
RECORDED JUNE 20, 2011 INSTRUMENT NO. 2011-0035785 OF OFFICIAL RECORDS.

APN: 077—-660—024:

THAT PORTION FO THENORTHEAST QUARTER OF THE NORTHEAST QUARTER OF SECTION 26,
TOWNSHIP 18 SOUTH, RANGE 24 EAST, MOUNT DIABLO BASE AND MERIDIAN, IN THE CITY
OF VISALIA, COUNTY OF TULARE, STATE OF CALIFORNIA, LYING NORTH OF TH ENORTHERLY
RIGHT OF WAY LINE FO THE SOUTHERN PACIFIC RAILROAD, DESCRIBED AS FOLLOWS:

COMMENCING AT THE NROTHEAST CORNER OF SAID NORTHEAST QUARTER OF SAID SECTION
26, THENCE, SOUTH 0°42'19" EAST ALONG THE EAST LINE OF SAID NORTHEAST QUARTER,
330.00 FEET, TO THE NORTHEAST CORNER OF PARCEL NO. 1 OF PARCEL MAP NO. 1653,
PER MAP RECORDED IN BOOK 17 OF PARCEL MAP, AT PAGE 54, OF TULARE COUNTY
RECORDS, THENCE, SOUTH 89°54’11” WEST ALONG THE NORTH LINE OF SAID PARCEL NO.
1, A DISTANCE OF 210.00 FEET TO THE NORTHWEST CORNER OF SAID PARCEL NO. 1 TO
THE TRUE POINT OF BEGINNING, THENCE, CONTINUING SOUTH 89°54'11" WEST ALONG THE
NORTH LINE OF PARCEL NO. 2 OF SAID PARCEL MAP NO. 1653, A DISTANCE OF 300.61
FEET, THENCE, SOUTH 0°05°49” EAST, 375.66 FEET, THENCE, SOUTH 77°53’45" EAST,
285.39 FEET, THENCE, NORTH 12°06'15" EAST, 114.03 FEET; THENCE, 160.79 FEET
ALONG A NON-TANGENT CURVE CONCAVE NORTHERLY, WITH A RADIUS OF 550.00 FEET,
CENTRAL ANGLE OF 16°45’02", AND RADIAL BEARING OF NORTH 16°39'13" EAST, THENCE,
NORTH 89°54'11" EAST, 52.75 FEET ,TO THE EAST LIEN OF SAID NORTHEAST QUARTER,
THENCE, NORTH 00°42'19” WEST, ALONG SAID EAST LINE, 267.89 FEET, TO THE
SOUTHEAST CORNER OF SAID PARCEL NO. 1, THENCE, SOUTH 89'54’11” WEST ALONG THE
SOUTH LINE OF SAID PARCEL NO. 1, A DISTANCE OF 210.00 FEET, TO THE SOUTHWEST
CORNER OF SAID PARCEL NO. 1, THENCE, NORTH 0°42'19" WEST, ALONG THE WEST LINE
OF SAID PARCEL NO. 1, A DISTANCE OF 80.00 FEET, TOT HE TRUE POINT OF BEGINNING.

EXCEPTING THEREFROM, THAT PORTION OF THE EAST 30.00 THEREOF, LYING SOUTH OF
THE SOUTH LINE OF SAID PARCEL NO. 2 OF PARCEL MAP NO. 1653, AS DESCRIBE DIN
THAT GRANT DEED RECORDED JULY 25, 1974, AS DOCUMENT NO. 29807, IN VOLUME
3189, PAGE 803.

THIS LEGAL DESCRIPTION IS MADE PURSUANT TO THAT CERTAIN CERTIFICATE APPROVING
PARCEL 2 OF LOT LINE ADJUSTMENT, CERTIFICATE NO. LLA NO. 2010-01, RECORDED
JULY 7, 2010, AS INSTRUMENT NO. 10-41434 OF OFFICIAL RECORDS.

EXCEPTING THEREFROM THAT PORTION CONVEYED TO THE CITY OF VISALIA, A MUNICIPAL
CORPORATION AS PER GRANT DEED RECORDED NOVEMBER 6, 2013 AS INSTRUMENT NO.
13—72524 OF OFFICIAL RECORDS.
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SITE NOTES:
ASSESSOR’S PARCEL NUMBER

077-660-021, 077-660-022, 077—-660-024

SITE AREA
7.6 AC. (GROSS & NET)

EXISTING BUILDINGS

EXISTING BUILDINGS TO BE REMOVED

EXISTING TREES
EXISTING TREES TO BE REMOVED

EXISTING GENERAL PLAN LAND USE DENSITY

RURAL RESIDENTIAL, LOW—DENSITY RESIDENTIAL 222 UNITS

29.13 UNITS PER ACRE
RS N b BONING OPEN SPACE

16600 SF REQUIRED
63,676 SF PROPOSED

PROPOSED ZONING

R-M—3 & O—PA 28,344 SF_PORCHES & DECKS
SOURCE OF WATER 93,020 SF TOTAL PROVIDED (28% OF SITE AREA)
CALIFORNIA WATER [ ] = PROPOSED OPEN SPACE

SOURCE OF SEWA
CITY OF VISALIA GE DISPOSAL PARKING
REQUIRED:

SOURCE OF WASTE DISPOSAL 333 RESIDENT STALLS
CITY OF VISALIA 56 GUEST STALLS

389 REQUIRED STALLS (1.5 SP/UNIT RESIDENT;
SOURCE OF ELECTRICITY
SOUTHERN CALIFORNIA EDISON 0.25 SP/UNIT GUEST)

PROPOSED:
RSE%CL)JRl-SQNEFOI%AiTKI):[)\jATA 222 COVERED STALLS (CARPORTS)

107 OPEN STALLS
SOURCE OF GAS

8 ACCESSIBLE STALLS
SOUTHERN CALIFORNIA EDISON

337 PROPOSED STALLS
SOURCE OF CABLE T.V.
COMCAST

SOURCE OF TELEPHONE
AT&T

PERCENTAGE OF PARKING AREA ONLY
DEVOTED TO LANDSCAPING: 15%

FERGUSON AVE

LINWOOD ST

DEMAREE ST
COUNTRY
CENTER ST

HOUSTON AVE

PROJECT SITE GOSHEI\/

VICINITY MAP

N.T.S.

NOTES:

1. REPAIR ALL DAMAGED AND/OR OFF—GRADE CONCRETE STREET
IMPROVEMENTS AS DETERMINED BY THE CONSTRUCTION
MANAGEMENT ENGINEERING PRIOR TO OCCUPANCY.

2. ANY SURVEY MONUMENT WITHIN THE AREA OF CONSTRUCTION
SHALL BE PRESERVED OR RESET BY A REGISTERED CIVIL ENGINEER
OF LICENSED SURVEYOR.

3. TWO WORKING DAYS BEFORE COMMENCING EXCAVATION OPERATION
WITHIN THE STREET RIGHT—OF WAY AND/OR UTILITY EASEMENTS. ALL
EXISTING UNDERGROUND FACILITIES SHALL HAVE BEEN LOCATED BY
UNDERGROUND SERVICE ALERT (USA). CALL 1-800—642—2444.

4. TWO MEANS OF INGRESS/EGRESS MUST BE MAINTAINED DURING
ALL PHASES OF DEVELOPMENT.

5. PROJECT TO EXTEND SEWER AND STORM MAINS AS REQUIRED BY
CITY ENGINEER AND PER CITY MASTER PLANS.

6. PUBLIC STREET IMPROVEMENTS SHALL INCLUDE, BUT MAY NOT BE
LIMITED TO, SIDEWALKS, PARKWAY LANDSCAPING, CURB AND GUTTER,
STREET LIGHTING, UTILITY RELOCATIONS, DRIVE APPROACHES,
PAVEMENT, AND SIGNAGE AND STRIPING.

7. ALL BACKFLOW AND FIRE APPARATUS SHALL BE INSTALLED ONSITE
AND NOT IN THE PUBLIC RIGHT—OF—WAY.

8. THIS AREA IS WITHIN FLOOD ZONE X’ AND ’AE’

9. MINIMUM FINISH FLOOR ELEVATIONS WITHIN FLOOD ZONE SHALL
BE 314.50.

COVER SHEET

NTS

CONDITIONAL USE PERMIT PLAN

OWNER

Kap Su Davis, Trustee
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PROJECT SUMMARY

SITE DATA
EEEE———.

OPEN SPACE CALCULATIONS

Open Space - 5.F.
Parches & Decks - 5.F. (5'-0" x 8'-0" min.)
Total open area - 5.F.

BUILDING TYPE SUMMARY

BUILDING UMNIT TYPE UNITS PER BUILDING BUILDING
TYPE FLOOR UNIT TOTALS TOTALS

1 BED 12 36 50%

35-24A |280 - 2

] 18
3 STORY 18

24 UNITS |? BEP =

600 5.F,
848 5.F.
867 5.k

1,1185F,
1,118 S.F.

SITE UNIT
TOTALS

UNIT %

63,676 S.F.
29,344 S F.
93,020 5.F.
Open area ratio proposed 28%
Open space required 5% of Site 16,600

TOTALS UNITS

399.220

TOTALS 72 0 5.F. Parking lot area 123,650 S.F.
248 S F. Parking lot landscape area required - 10% of parking lot 12,365 5.F.
1 BED U1 6 18 36 60% 367 S.F. Parking lot landscape area provided 18,520 S.F.
- : _
35'3DA SRED z;: : 1;{: ?2; 1118 S.F. — Parking lot landscape area ratio proposed 15%
3 STORY : - > ; : 1,118 S.F.
3 RED U3 2 12 20% TOTALS RENTAL UNITS 100% SETBACKS AND HEIGHTS
30 UNITS U3A 0 0 0 0% OPA - Prafessional / Admin. Office R-M-3
MANAGERS UNIT R4 1307
3 BED 1,118 /A 30
TOTALS MANAGER UNITS . . N/A 15-0° —
35_300 ‘ Building Height Limit MNJA 4 STORIES - 45°-0
FLOOR AREA PROPOSED (Private Balcony area & Garages Excluded)
3 STORY 3524 | 3530A | 3s30D LOT COVERAGE
33 UNITS 3 STORY 3 STORY 3 STORY Clubhouse Building BUILDING FOOTPRINT PROPOSED
24 Units 30 Units 33 Units
35-24A 35-30A 35-30D
LR s Ll feld . 3 STORY 3 STORY 3 STORY Clubhouse Building Total
Level 2 6,370 7,570 8813 0 24 Units 30 Units 33 Units
Level 3 6,370 7,570 BE13 0
Building Floor Area 19,110 22,710 26,439 Footprint (sf) 6,370 7,570 8,813 3508
Total Floor Area (sf) 57,330 45,420 79,317 Count 3 2 3 1 g
Total Gross Floor Area Proposed 185,575 S.F. Total 19,110 15,140 26439 3508 64,197 5.F.
Floor Area Ratio Proposed (With Easements) 0.56 Lot Area 331,999 S.F.
Lot Coverage Proposed (With Easements) 19%
PORCHES & DECKS
1st FLOOR 2nd FLOOR 3rd FLOOR
142 S5.F. 142 5.F. 114 S.F.
143 5.F, 143 5.F, 82 5.F,
120 5.F. 120 5.F. 78 5.F,
160 5.F. 160 5.F. 146 S.F.
160 S.F. 160 S.F. 128 5.F.
35-24A 1,128 5.F. 1,128 5.F. 904 5.F. 3,160 S.F.
35-30A 1,412 S5.F, 1,412 5.F. 1,132 5.F. 3,956 S5.F.
35-30D 1,456 5.F. 1,456 5.F. 1,072 5.F. 3,984 S.F,
ADDITIONAL BUILDING
-\[ilsja%a,DCEAMAREE APARTMENTS PROJECT DATA

October 24, 2022 AO




Exhibit B

Exterior Elevation Plans (Building 3s-24A)
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Exhibit C

Exterior Elevation Plans (Building 3s-30A)
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Exhibit D

Exterior Elevation Plans (Building 3s-30D)




200-9 1/4"

UNIT 3 UNIT 1 UNIT 2A
REVERSE

UNIT 2A UNIT 3
(REVERSE ) (STANDARD ) ( ) REVERSE

( ) (STANDARD )

L1 O
[ O

- = A [l

67'-3 1/2"

L. 1 .................... ..... z ............ = ' ﬁ- ........... = 1
O O i 2 | P .FD e O
. ~ S g : l§ :

| A /|
: ' i { N — TN
N N
s \\\\\ -
| N .\ AW
o { N \ g% }////‘// //j N g,\\é
2l YN

un
N[ {111

O L1

UNIT 2B

C
Z
3
w
C
Z
=
C
<
3
N
>
C
<
=
N
>

BUILDING TYPE 3s-30D (30 UNIT BLDG) - TYPICAL FLOOR PLAN

e —

0 22 4 6 & 16'

S JiI:a%a,DCIAE\MAREE APARTMENTS BUILDING TYPE 35-30D - 30 UNIT BUILDING
A10

S October 24, 2022







$ 40-0"

I —
s = ~ il
[ ﬂ
KITCHEN/ KITCHEN/
THIRD FLOOR BEDROOM 2 DINING DINING BEDROOM 2
— ﬂ ﬂ ]
bedK KITCHEN/ KITCHEN/ okck
SECOND FLOOR DEGK BEDROOM 2 DINING DINING BEDROOM 2 DECK
KITCHEN/ KITCHEN/
FIRST FLOOR PATIO BEDROOM 2 DINING DINING BEDROOM 2 PATIO

TYPICAL SECTION

]
|
|
|
|
|
|

.I_|.

|

|

|

|

J_____I
Fi-L
N

1

N

5
|
|
|
|
|
|

— _———— —— — - ——— Y ——xy O NYY——————————

ROOF PLAN -

0 22 4 6 & 16'

S &Ea%a’DCEMAREE APARTMENTS BUILDING TYPE 3S-30D - ROOF PLAN & SECTION

S October 24, 2022 A12




Exhibit E

Community Building Elevations
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Exhibit F

Floor Plans (Binder of all Floor Plans)
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Operational Statement




City of Visalia
Planning Division
Permit Application

Proposed Project: Demaree Apartments
Applicant: Maracor Development
Conditional Use Permit: 2022-21

OPERATIONAL STATEMENT
SUMMARY OF STATE DENSITY BONUS LAW INCENTIVES/CONCESSIONS

Project Summary

The Project is a 222-unit multifamily development that is 100% affordable to lower income residents and
is located on the northwest corner of N. Demaree Street and Houston Street. The Project is within the
residential density allowance and therefore does not seek additional density under the State Density
Bonus Law but does request two (2) concessions/incentives. The first concession/incentive request is to
replace the requirement that the Project provide a concrete block masonry wall not less than seven feet
in height where block masonry walls or fencing do not already exist. This requirement was included in the
City’s Incomplete Letter dated September 7, 2022. The second requested concession/incentive is to
reduce the Project’s overall parking requirements.

State Density Bonus Concession/Iincentive

Under the State Density Bonus (SDB) law, projects that provide 100% of the units as affordable for lower
income residents are eligible for up to four (4) concessions/incentives (Government Code Section
65915(d)(2)(D)). The SDB defines a concession/incentive as a reduction in a development standard
(zoning or design requirements) that will result in an identifiable and actual cost reduction for affordable
housing (Government Code Section 65915(k) (1).

The Project will provide 100% of the units as affordable for lower income residents so is eligible for a
concession/incentive that will provide an actual cost reduction to the Project. This cost reduction will
allow the development of the affordable housing units and absent the concession/incentive, the Project
would be economically/financially precluded from providing the 222 affordable housing units.

The requirement to provide a concrete block masonry wall, seven feet high would resuit in a substantial
cost to the Project that would impact the financial viability of the development. As a result, the Project
seeks a concession/incentive to replace that design requirement/development standard from the
Project’s conditions of approval with the requirement to provide “new” six-foot high wood fencing on
property line as indicated in the Project’s submitted fencing and wall plan.

Pursuant to Cal. Government Code Section 65915(p)(1), the project also requests that vehicle parking
requirements shall not exceed the ratios prescribed under State law for SDB developments, including one
(1) onsite parking space per one (1) bedroom unit and one and one-half (1.5) onsite parking spaces per
two (2) or three (3) bedroom units for a total of 288 on-site parking stalls. The Project is required to
provide 389 on-site parking stalls under the City Code. The SDB Law requires 288 on-site parking stalls.
However, the Project will be providing 337 on-site parking stalls.



Max No. of Units Permited Proposed AffordUnits No. of Density Bonus|Proposed | Total No. of Total Density
PROJECT Zoning GP No. of Units Income Level Units Proposed Bonus % JUnits Proposed Acres Units/Acre

Demaree Apartments 22 30% AMI 22
44 50% AMI 44
99 60% AMI 99
55 80% AMI 55
2 Unrestricted 2

Totals 276 222 0 0 222 7.6 29.21




PROJECT UNIT TYPE PARKING STALLS REQUIRED/UNIT TYPE PER SBD PROJECT UNIT TOTALS PARKING STALLS REQUIRED/UNIT PER SBD PARKING STALLS PROVIDED
1 BED 1 90 90
Demaree Apts 2 BED 1.5 75 112.5
3 BED 1.5 57 85.5
Totals 222 288 337
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SCALE: 1"=50'

STREET

DEMAREE

STREET

DEMAREE

NORTH

PLANT SCHEDULE

TREES BOTANICAL NAME

SHRUE AREAS

NYSSA STYLVATICA

FPISTACIA X 'RED PUSH’

BOTANICAL NAME

SHRUB ¢ GROUND COVER

TURF SOD CELEBRATION

PLANTING NOTES:

A

2)

3)

4)

PLACE 2" DEPTH 2" 'sONOMA GOLD' CRUSHED
ROCK. OVER LANDSCAPE FABRIC UNDER STAIRWATS
AND UTILUTT ACCES5S AREAS. INSTALL ‘PERMALOC
CLEAN LINE' 2" x 4" ALUMINUM EDGING WITH MILL FINISH
(MF), BETWEEN CRUSHED ROCK AND ADJACENT SHRUB
BED.

FPLACE 2-3" SIZE RIVER WASHED COBBLE OVER
LANDSCAPE FABRIC WHERE INDICATED.

PLACE A 12" WIDE BAND OF 2-3" SIZE COBBLE OVER
LANDSCAPE FABRIC ARCUND THE PERIMETER OF
BIO-RETENTION AREAS AND VEGETATED SWALES TO
INTERCEFT DEBRIS PRIOR TO ENTERING INTO THE
FLTRATION AREA. NO EDGING REQUIRED. NOT SHOWN.

S0IL FREFARATION AND AMENDING:

1) AFTER ROUGH GRADING OPERATIONS, THE
CONTRACTOR |3 RESFONSIELE FOR OBTAINING A SOLS
REFORT THAT PROVIDES AN ANALYSIS OF THE
EXISTING SOl THAT STATES WHAT 0L AMENDMENTS
ARE REQUIRED FOR OFTIMUM FLANTING GROWTH. THE
CONTRACTOR SHALL INCORFORATE THE
RECOMMENDED QUANTITIES BY THOROUGHLTY
CULTIVATING ALL FLANTING AREAS TO A DEFTH OF
EIGHT (8) INCHES. ROUGH FINISH GRADE ALL AREAS.

BROADCAST THE FOLLOUWING SCIL AMENDMENTS.
QUANTITIES GIVEN ARE FPER | @@ SQUARE FEET OF
AREA,

. NITROGEN STABILZIED AND IRCON FORTIFIED
COMFOST-FPER 50IL ANALYTEIS
RECOMMENDATIONS, OR 4 CY FOR BID
FURFOSES

. PELLETIZED FERTIUZER (2I-@-&) |1€LES., OR AS
FPER 50IL ANALTSIS RECOMMENDATIONS

. SOIL SULFUR: FPER SOIL ANALTSIS
RECOMMENDATIONS

. GTFSUM: 1ee LBS

CULTIVATE AND THOROUGHLY INCORPORATE THE
AMENDMENTS INTO THE TOP EIGHT (8) INCHES OF SOiL

DE-ROCK AREA TO BE FLANTED BT USING A
MECHANICAL ROCK FICKER. ALL ROCKS AND DEBRIS
LARGER THAN | INCH IN DIAMETER ARE TO BE
REMOVED.

CARFINUS BETULUS 'FRANZ FONTAINE’

LAGERSTROEMIA X TUSCARORA’

MAGNOLA GRANDIFLORA 'LITTLE GEM’

FLATANUS X ACERIFOLA 'YARWOOD'

ULMUS FARVIFOLIA "TRUE GREEN’

ZELKOVA SERRATA VILLAGE GREEN’

DECOMPOSED GRANTE 4" DEFPTH

FALL ZONE MATERIAL ARTIFICIAL TURF TYPE

COMMON NAME

FRANZ FONTAINE HORNBEAM

CRAFE MYRTLE CORAL PINK

DWARF SCOUTHERN MAGNOLIA

TUPELO

RED PUsSH PISTACHE

LONDON FPLANE TREE

TRUE GREEN ELM™

SAWLEAF ZELKOVA

COMMON NAME

DG

FALL ZONE

FLANTING AREA

DROUGHT TOLERANT HYERID BERMUDA BLEND e

IN&TALL WEED BARRIER FILTER FABRIC OVER DRIP
IRRIGATION COMPONENTS, MANUFACTURED OF
POLYPROPTYLENE, 28 ML THICKNESS, AND 2.&
OUNCES PER SQUARE YARD. DEUWITT PRO-5, OR
EQUAL SECURE FABRIC SEGMENTS, TO 80, WITH
e"x1"xe" STEEL U’ SHAPE PINS. OVERLAP ADJACENT
FABRIC SEGMENTS A MINIMUM OF Six (&) INCHES AND
SECURE WITH PINS AT TWENTY FOUR (24) INCHES ON
CENTER.

INSTALL 3" DEFTH FIR BARK MULCH OVER THE FILTER
FABRIC ON ALL SHRUB AND GROUND COVER
FLANTING AREAS. BARK MULCH SHALL BE WooD
RESIDUAL DERIVED AND MANUFACTURED FROM PINE,
WHITE AND/OR RED FIR TREE BARK. THE MATERIAL
SHALL BE EQUAL TO THAT REFERRED TO AS WALK
ON BARK' IN THE TRADE.

GENERAL NOTES!

A,

(a)
W

(a)
(=)
(o)

()]
)

D)

(%)}

®

)]
(a)

THE LANDSCAPE PLANS WILL COMPLY WITH THE
REQUIREMENTS OF THE MODEL WATER EFFICIENT
LANDSCAPE ORDINANCE (MWELO)X
ELEMENTS OF THE LANDSCAPE DOCUMENTATION
PACKAGE:
THE LANDSCAPE DOCUMENTATION PACKAGE SHALL
INCLUDE THE FOLLOWING SEVEN (1) ELEMENTS:
PROJECT INFORMATION TABLE:
DATE
PROJECT APPLICANT
PROJECT ADDRESS (F AVAILABLE, AP.N., PARCEL
AND/OR LOT NUMBER(S)
TOTAL LANDSCAPE AREA (SQUARE FEET)
PROJECT TYPE (E.G., NEW, REHABILTATED, PuBLIC,
PRIVATE, CEMETERY, HOMECWNER INSTALLED)
WATER SUPPLY TYPE, RECYCLED, WELL) AND
IDENTIFY THE LOCAL RETAIL WATER PURVEYTOR
CHECKLIST OF ALL DOCUMENTS IN LANDSCAPE
DOCUMENTATION PACKAGE
PROJECT CONTACTS TO INCLUDE CONTACT
INFORMATION FOR THE PROJECT APPLICANT,
PROPERTY OWNER, PREFPARER OF PLANNING
APPLICATION
APPLICANT SIGNATURE AND DATE WITH STATEMENT,
1 AGREE TO COMPLY WITH THE REQUIREMENTS OF
THE WATER EFFICIENT LANDSCAPE ORDINANCE AND
SUBMIT A COMPLETE LANDSCAPE DOCUMENTATION
PACKAGE
WATER EFFICIENT LANDSCAPE WORKSHEET:
HTYDRO ZONE INFORMATION TABLE

=)
1.

2.
()
(2
()

(4)
(&)

SIZE ﬁzz-n-le 1716

15 GAL -

15 GAL o

15 GAL "

15 GAL i

15 GAL -

15 GAL 5

15 GAL -

15 GAL o

SIZE SPACING  QTY

o 1,456 SF

o 1,571 SF

o 18,285 SF
3146 SF

WATER BUDGET CALCULATIONS

MAXIMUM APPLED WATER ALLOWANCE (MAWA)
ESTIMATED TOTAL WATER USE (ETWU)

SOIL MANAGEMENT REFORT:

LANDSCAFE DESIGN FLAN TO INCLUDE FENCING,
UTILTY SCREENING AND TREE MANAGEMENT PLAN:
IRRIGATION DESIGN PLAN:

LANDSCAFE GRADING DESIGN FLAN: AND
CERTIFICATES OF COMFLETION AND INSTALLATION,

“THIS PLAN WILL COMPLY WITH THE REQUIREMENTS OF THE
CITY OF vISALIA MUNICIFAL CODE AND STATE WATER
CONSERVATION ORDINANCES."

\_[V

THOMAS H. PHELFS
LANDSCAPE ARCHITECTURE
IDLA, INC.

California Landscape Architect #4122
ID #LA-16771 * HI #LA-16112
AZ# 76633

P.O.BOX 170129
Boise, Idaho 83717

thp@idlainc.net
{208) 906-1300
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PLANT SCHEDULE

TREES

SHRUE AREAS

BOTANICAL NAME

CARPINUS BETULUS 'FRANZ FONTAINE’

LAGERSTROEMIA X 'TUSCARORA’

MAGNOLIA GRANDIFLORA 'UTTLE GEM’

NYSSA SYLVATICA

PISTACIA X 'RED PUsH’

PLATANUS X ACERIFOLIA "TARWOOD®

ULMUS PARVIFOUA "TRUE GREEN'

ZELKOVA SERRATA "VILLAGE GREEN

BOTANICAL NAME

DECOMFPOSED GRANITE 4" DEFTH

FALL ZONE MATERIAL ARTIFICIAL TURF TYPE

SHRUB ¥ GROUND COVER

TURF SOD CELEBRATION

RECREATION AREA LANDSCAPE PLAN NOTES:

mTm UowR>

PLAYGROUND AREA WITH ARTIFICIAL TURF FALL ZONE MATERIAL
8' HIGH BLACK CHAIN LINK FENCE AND GATES WHERE SHOWN

BASKETBALL COURT

5" HIGH STEEL FENCE AND GATES WHERE SHOWN AROUND THE POOL

AREA

FICNIC AREA WITH OPEN ROOF TRELLISES, TABLES AND BARBEQUES

BENCH LOCATION, TYP.

COMMON NAME

FRANZ FONTAINE HORNEBEAM

CRAPE MYRTLE CORAL PINK

DWARF SOUTHERN MAGNOLIA

TUPELO

RED PUSH PISTACHE

LONDON PLANE TREE

TRUE GREEN EL™

SAWLEAF ZELKOVA

COMMON NAME

DG

FALL ZONE

FPLANTING AREA

DROUGHT TOLERANT HYBRID BERMUDA BLEND

2022-11-1@ 1714
SIZE

15 GAL
15 GAL
15 GAL
15 GAL
15 GAL
15 GAL
15 GAL

15 GAL
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LANDSCAPE ARCHITECTURE
IDLA, INC.
California Landscape Architect #4122
ID #LA-16771 * HI #LA-16112
AZ# 76633
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Boise, |daho 83717

thp@idlainc.net
(208) 906-1300
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Environmental Document # 2022-45
NOTICE OF EXEMPTION

City of Visalia
315 E. Acequia Ave.
Visalia, CA 93291
(559) 713-4359

To: County Clerk
County of Tulare
County Civic Center
Visalia, CA 93291-4593

Conditional Use Permit No. 2022-21

PROJECT TITLE

The project site is located at the Southwest corner of Houston Avenue and Demaree Street (APN 077-
660-021, 077-660-022 and 077-660-024)

PROJECT LOCATION

Visalia Tulare

PROJECT LOCATION - CITY COUNTY

A request by to establish a 222-unit multi-family residential development on 7.61 acres in the R-M-3 (Multi-
Family Residential, 1,200 sg. ft. minimum site area) and O-PA (Professional/Administrative Office) zones.

DESCRIPTION - Nature, Purpose, & Beneficiaries of Project

City of Visalia, Attn: Brandon Smith, 315 E. Acequia Avenue, Visalia CA 93291, (559) 713-4636,
brandon.smith@visalia.city

NAME OF LEAD AGENCY APPROVING PROJECT

Maracor Development Inc., Attn: Chris Hawke, 61 Moraga Way, Suite 4, Orinda, CA 94563, (925) 389-
6836, chawke @maracordev.com

NAME AND ADDRESS OF APPLICANT CARRYING OUT PROJECT

N/A
NAME AND ADDRESS OF AGENT CARRYING OUT PROJECT

EXEMPT STATUS: (Check one)

Y Ministerial - Section 15183

] Emergency Project - Section 15071

] Categorical Exemption - State type and Section number:
] Statutory Exemptions- State code number:

The project is consistent with a Community Plan, General Plan, or Zoning and its related development
density, for which an environmental impact report (EIR) has been certified (i.e., City of Visalia General Plan
General Plan Program EIR certified by Resolution No. 2014-37, adopted on October 14, 2014); therefore,
the project is ministerially exempt under the findings of State CEQA Guidelines Section 15183.

REASON FOR PROJECT EXEMPTION

Brandon Smith, Principal Planner (559) 713-4636
CONTACT PERSON AREA CODE/PHONE

47 .
August 25, 2022 f:”l"‘f el S
DATE [ —~

Brandon Smith, AICP
ENVIRONMENTAL COORDINATOR


mailto:brandon.smith@visalia.city
mailto:chawke@maracordev.com

The California Environmental Quality Act
(CEQA) Section 15183 Findings:

Application: Conditional Use Permit No. 2022-21 Environmental Review_2022-45

Location:  Southwest corner of Houston Avenue and Demaree Street
Assessor’s Parcel Number: 077-660-021, 077-660-022 and 077-660-024

General Plan Designation:_Office and Residential High Density Zoning:_O-PA and R-M-3

State CEQA Guidelines Section 15183 (Public Resources Code 821083.3), provides that projects which are
consistent with the development density established by a Community Plan, General Plan, or Zoning for
which an environmental impact report (EIR) has been certified “shall not require additional environmental
review, except as might be necessary to examine whether there are project-specific significant effects
which are peculiar to the project or its site.”

The City of Visalia finds that as a result of the proposed project no new effects could occur, or new
mitigation measures would be required that have not been addressed within the scope of the Program
Environmental Impact Report (SCH No. 2010041078). The Environmental Impact Report prepared for
the City of Visalia General Plan was certified by Resolution No. 2014-37 adopted on October 14,
2014. THE PROGRAM ENVIRONMENTAL IMPACT REPORT WILL BE UTILIZED.

The following findings are made in compliance with CEQA Section 15183 — Project consistent with a
Community Plan or Zoning.

In approving a project meeting the requirements of CEQA Section 15183, a public agency shall limit its
examination of environmental effects to those which the agency determines, in an initial study or other
analysis:

1. Is the project consistent with the General Plan and Zoning designations for the site (including density
for residential developments)? Yes_ X No

If yes, please explain below. If no, the project does not qualify for this exemption.

Comment/Finding:

As indicated above, the General Plan designation for this site is Office (O) and Residential High
Density (RHD) which allows 15 to 35 dwelling units per acre. The proposed project would provide
31.88 units per acre which is consistent with the General Plan.

The site is zoned O-PA and R-M-3 has a land use designation which allows for residential land uses
with approval of a Conditional Use Permit. The proposed project is consistent with the zoning.

2. Are there any impacts that weren’t evaluated in the General Plan EIR that are peculiar to the project or
the parcel on which the project would be located? Yes No__X

If yes, an initial study or detailed analysis is necessary to determine if specific impacts will need to be
mitigated.

If no, continue with CEQA Section 15183 Exemption.




The California Environmental Quality Act (CEQA)
Section 15183 Findings
Page 2

Comment/Finding:

All potential impacts from this development were evaluated with the General Plan EIR. The site is
consistent with the General Plan and zoning and has no unique features that were not evaluated with the
General Plan EIR.

3. Are there project specific impacts which the General Plan EIR failed to analyze as significant effects.

Yes No__X

If yes, an initial study or other detailed analysis is necessary to determine if the impacts are considered
to be significant and if mitigation is required.
If no, continue with CEQA Section 15183 Exemption.

Comment/Finding:

The proposed project would not result in any additional impacts that were not evaluated with the
General Plan EIR.

4. Is there substantial new information which would result in more severe impacts than anticipated by the
General Plan EIR? Yes No__X

If yes, an initial study or other detailed analysis is necessary to determine if the impacts are considered
to be significant and if mitigation is required.

If no, continue with CEQA Section 15183 Exemption.
Comment/Finding:

There is no new information as a result of the proposed project that would result in more severe
impacts. This project is consistent with the General Plan density and circulation element and the land
use designation for Office (O) and Residential High Density (RHD). All potential impacts were
evaluated with the General Plan EIR.

On the basis of this evaluation, in accordance with the requirements of Section 15183 of the CEQA
Guidelines:

1. It is found that subsequent negative declaration will need to be prepared.

2. It is found that an addendum Negative Declaration will need to be prepared.

3. That a subsequent EIR will need to be prepared.

X | 4. No further documentation is required.

Date: August 25, 2022
Prepared By:

Rafael Garcia
Senior Planner

Prepare a notice of exemption using CEQA section 15183 based on this analysis.



City of Visalia Site Plan Review

315 E. Acequia Ave., Visalia, CA 93291

August 10, 2022
Site Plan Review No. 2022-063:

Pursuant to Zoning Ordinance Chapter 17.28 the Site Plan Review process has found
that your application complies with the general plan, municipal code, policies, and
improvement standards of the city. A copy of each Departments/Divisions comments
that were discussed with you at the Site Plan Review meeting are attached to this
document.

Based upon Zoning Ordinance Section 17.28.070, this is your Site Plan Review
determination. However, your project requires discretionary action as stated on the
attached Site Plan Review comments. You may now proceed with filing the LLA
application and discretionary application (CUP) to the Planning Division.

This is your Site Plan Review Permit; your Site Plan Review became effective July 27,
2022. A site plan review permit shall lapse and become null and void one year following
the date of approval unless, prior to the expiration of one year, a building permit is
issued by the building official, and construction is commenced and diligently pursued
toward completion.

If you have any questions regarding this action, please call the Community
Development Department at (559) 713-4359.

Respectfully,

g [ 2

Paul Bernal

Community Development Director
315 E. Acequia Ave.

Visalia, CA 93291

Attachment(s):
e Site Plan Review Comments



City of Visalia

Planning Division

315 E. Acequia Ave., Visalia, CA 93291

Tel: (559) 713-4359; Fax; (559) 713-4814

MEETING DATE July 27, 2022
SITE PLAN NO. 2022-063
PARCEL MAP NO.

SUBDIVISION

LOT LINE ADJUSTMENT NO.

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

[]

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

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

D Planning D Engineering prior to resubmittal plans for Site Plan Review.
[ ] solidwaste [ ] Parks and Recreation [ ] Fire Dept.

X

REVISE AND PROCEED (see below)

[]

L]
B

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

Submit plans for a building permit between the hours of 9:00 a.m. and 4:00 p.m.,
Monday through Friday.

Your plans must be reviewed by:

[ ] cimy counciL [ ] REDEVELOPMENT

<] PLANNING COMMISSION [ ] PARK/RECREATION
CUP/LLA

[ ] HISTORIC PRESERVATION [ ] OTHER-

[ ] ADDITIONAL COMMENTS:

If you have any questions or comments, please call the Site Plan Review Hotline at (559) 713-4440
Site Plan Review Committee



SITE PLAN REVIEW COMMENTS

Josh Dan Planning Division, 559-713-4003
Date: July 27, 2022

SITE PLAN NO: 2022-063 - C

PROJECT TITLE: Demaree Apartments
DESCRIPTION: 228 — Unit Multi-Family Complex
APPLICANT: Maracor Development

PROP. OWNER: Davis Kap, Cotdale LP, Walker Rose Ann

LOCATION TITLE: N. Demaree and W. Houston Ave.

APN TITLE: 077-660-022, 077-660-021, & 077-660-024

GENERAL PLAN: Office (O), Residential High Density (RHD)

EXISTING ZONING: O-PA (Professional / Administrative Office), R-M-3 (Multi-Family Residential)

Planning Division Recommendation:

X Revise and Proceed
[] Resubmit

Project Requirements

e Conditional Use Permit
e Lot Line Adjustment for Merger
e Environmental TBD

PROJECT SPECIFIC INFORMATION: July 27, 2022

1. The project will require a LLA to merge parcels into a unified site and a CUP for multi-family
development exceeding 80-units and for residential uses in the O-PA zone.

2. Staff are requesting the applicant please provide the sections of the government code they wish
to utilize for affordable housing benefits in a supplemental narrative / operational statement.

3. At a minimum, the proposal shall provide or show compliance with:
a. 5% open space per VMC 17.16.150.
b. 1.5 Parking spaces per dwelling per VMC 17.34.020(A)(2).
c. Setbacks per VMC 17.16 Multi-Family Residential Zones

4. Any parking area/stalls must comply with the required setbacks listed above. All setback areas
must be landscaped.

5. Not more than ten consecutive parking stalls shall be allowed without an approved landscaped
tree well of eighty (80) square feet or more.

6. The project must provide 10 percent parking lot landscaping as required by 17.34.040.D.

7. Provide cross hatched open space diagram demonstrating compliance with the 5 percent open
space requirement.

8. Comply with other reviewer comments.

9. Other information as needed.

PROJECT SPECIFIC INFORMATION: June 15, 2022
10. Staff are requesting the applicant please provide the sections of the government code they wish
to utilize for affordable housing benefits so we can appropriately apply the state allowances
where the project may exceed the city's standards. This includes but is not limited to:
a. Terms of Affordability
i. Will the development be age restricted?
ii. How many years will the development be locked in as affordable?
b. Parking allowances
11. The applicant is requested to provide the number of each unit type (1-, 2-, or 3-bedroom units).
12. A Conditional Use Permit is required for the following reasons:
a. Residential uses in the O-PA zone.

1
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13.
14.

15.

16.

17.
18.

19.
20.

b. Multifamily development exceeding 80 units.

A lot line adjustment in order to merge the three sites.

At a minimum, the proposal shall provide or show compliance with:

a. 5% open space per VMC 17.16.150.

b. 1.5 Parking spaces per dwelling per VMC 17.34.020(A)(2).

c. Setbacks per VMC 17.16 Multi-Family Residential Zones

Any parking area/stalls must comply with the required setbacks listed above. All setback areas
must be landscaped.

Not more than ten consecutive parking stalls shall be allowed without an approved landscaped
tree well of eighty (80) square feet or more.

The project must provide 10 percent parking lot landscaping as required by 17.34.040.D.

Provide cross hatched open space diagram demonstrating compliance with the 5 percent open
space requirement.

Comply with other reviewer comments.

Other information as needed.

PROJECT SPECIFIC INFORMATION: April 27, 2022

21,

22.

23.

24.

25.

26.

27.
28.

29.

Compliance with Community Development Engineering, Fire, Solid Waste, and Building division
comments.
Based on the extent of the comment provided please address the following:
a. Residential in the O-PA zone would require a Conditional Use Permit (CUP)
b. A lot line adjustment in order to merge the three sites.
c. At a minimum, the proposal shall provide or show compliance with:
i. 5% open space per VMC 17.16.150.
ii. 1.5 Parking spaces per dwelling per VMC 17.34.020(A)(2).
iii. Setbacks per VMC 17.16 Multi-Family Residential Zones
The project shall be required to comply with the R-M-3 zoning district standards. Project must
comply with the following setbacks:
Front- 15 feet (East property line)
Side- 5 feet for interior (south property line), 10 feet for corner side (north property line)
Rear- 15 feet (west property lines)
Any parking area/stalls must comply with the required setbacks listed above. All setback areas
must be landscaped.
Not more than ten consecutive parking stalls shall be allowed without an approved landscaped
tree well of eighty (80) square feet or more.
Number of compact parking spaces shall not exceed thirty (30) percent of the total required
parking spaces of an establishment. There shall be no more than four contiguous compact
stalls within a parking lot.
The project must provide 10 percent parking lot landscaping as required by 17.34.040.D.
Provide cross hatched open space diagram demonstrating compliance with 5 percent
requirement.
Other information as needed.

Note:

1. The applicant shall contact the San Joaquin Valley Air Pollution Control District to
verify whether additional permits are required through the District.

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

2
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Sections of the Municipal Code to review:

17.16 Development standards in the R-M-3 Zone.
17.20.050 Development standards, O-PA Zone.
17.34 Off-street Parking

17.36 Fences Walls and Hedges

NOTE: Staff recommendations contained in_this
document are not to be considered support for a
particular _action or project unless otherwise
stated in the comments. The comments found on
this document pertain to the site plan submitted
for review on the above referenced date. Any
changes made to the plan submitted must be

submitted for additional review.

Signature:

3
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BUILDING/DEVELOPMENT PLAN
REQUIREMENTS ITEMNO: 1 DATE: JULY 27, 2022
ENGINEERING DIVISION

SITE PLAN NO.: 22-063 2"\° RESUBMITTAL

[<JAdrian Rubalcaba 713-4271 PROJECT TITLE: DEMAREE APARTMENTS
] 713- DESCRIPTION: THIS IS A 228 UNIT, 30 DU/AC, 100%
AFFORDABLE, MULTI-FAMILY RESIDENTIAL
PROJECT (OP/RM3)
APPLICANT:
PROP OWNER: DAVIS KAP SU (TR)
LOCATION: 1311 N DEMAREE ST
APN: 077-660-022, 021, 024

SITE PLAN REVIEW COMMENTS
[XIREQUIREMENTS (indicated by checked boxes)

[lInstall curb return with ramp, with radius;
XInstall curb; Xgutter HOUSTON & CONNELLY

X|Drive approach size: 24' MIN [XUse radius return; REFER TO MULTI-FAMILY STDS FOR HOUSTON
AVE ACCESS

IXISidewalk: 6'width; [X] 5’ parkway width at HOUSTON

DJRepair 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.

XReplace 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.

[XIDeed required prior to issuing building permit; -FOOT SIDEWALK EASEMENT ALONG HOUSTON

DX City Encroachment Permit Required. FOR ALL WORK WITHIN 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;

XLandscape & 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.LLD REQUIRED FOR LOCAL STREET AND STREET LIGHTING

MLandscape & 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.

[<X/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. [X] Prepared by registered
civil engineer or project architect. [X] All elevations shall be based on the City’s benchmark network. Storm
run-off from the project shall be handled as follows: a) [X] directed to the City's existing storm drainage
system; b) [] directed to a permanent on-site basin; or ¢) [] directed to a temporary on-site basin is
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. UTILIZE EXISTING INFRASTRUCTURE EXTENDED/STUBBED TO PROJECT SITE

<|Grading permit is required for clearing and earthwork performed prior to issuance of the building permit.

[<IShow finish elevations. (Minimum slopes: A.C. pavement = 1%, Concrete pavement = 0.25%. Curb & Gutter
= 0.20%, V-gutter = 0.25%)

I<XIShow adjacent property grade elevations. A retaining wall will be required for grade differences greater than
0.5 feet at the property line.

DAl 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. HOUSTON
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D] Traffic indexes per city standards: REFER TO COLLECTOR STREET STDS

DInstall street striping as required by the City Engineer. REQUIRED ON HOUSTON FOR ULTIMATE
LAYOUT

Kinstall landscape curbing (typical at parking lot planters). ONSITE PER DESIGN

XIMinimum paving section for parking: 2” asphalt concrete paving over 4” Class 2 Agg. Base, or 4" concrete
pavement over 2" sand.

[X]Design Paving section to traffic index of 5.0 min. for solid waste truck travel path.

IXProvide “R” value tests: 1 each at 300' INTERVALS

[Jwritten 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.

[JAccess 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.

XIRelocate existing utility poles and/or facilities. REQUIRED W/ SITE DEVELOPMENT

[JUnderground all existing overhead utilities within the project limits. Existing overhead electrical lines over
50kV shall be exempt from undergrounding. PREVIOUSLY UNDERGROUNDED

[[]Subject to existing Reimbursement Agreement to reimburse prior developer:

X 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.

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

District's Rule 9510 Indirect Source Review per the rule’'s applicability criteria. A copy of the approved AlA

application will be provided to the City.

[X]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.

XJComply with prior comments. [ JResubmit with additional information. [X|Redesign required.

Additional Comments:

1. Proposed multi-family development will need to adhere to previous underlying master plan and
conditions of approval. >> Previous comment still applies.

2. Multi-family project to install and maintain all landscaping onsite and in public parkways.
Comply with state MWELO regulations. Provide landscape plans with civil submittal. >>
Previous comment still applies.

3. All common utilities, access, structures to be addressed by HOA / CCR's onsite. >> Previous
comment still applies.

4. Project proposes to eliminate the previous master planned onsite local street design and
proposes main entry/exits onto Houston and at street terminus on Connelly. Neither access
point is proposed to be gated. Demaree and Houston are major collector/arterial streets
therefore a major access drive, such as proposed for the multi-family site, would require major
design revisions if gated access is to be desired and such changes would need to come back
through Site Plan Review process. >> Previous comment still applies.

5. As proposed, at the Connelly access point, the existing turnaround improvements and
easement will need to be abandoned however reestablishment of a turnaround easement onsite
dedicated to the City will be required. Refer to Fire Dept. typical hammerhead turnaround
details/dimensions and adjust accordingly to fit site layout. >> Revisions appear adequate.

6. Project to extend sewer and storm mains as required by City Engineer and per City master
plans. >> Previous comment still applies.

7. There are existing residential parcels along Demaree that impact project proposal. As shown,
site plan layout indicates one parcel will not be a part of the development. Project shall adhere
to the original master plan intention by providing access from within development as access
drives to Demaree are not supported. Future development of the "not a part" parcel would
require demolition of the existing drive approach on Demaree and taking access from the multi-
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10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

22,

23.

family development. Project to provide exclusive easements to the "not a part” parcel for shared
utliity connections and ingress/egress. >> Previous comment still applies, submittal does not
provide details to address requirement however project will be conditioned as such.

Demolition of the drive approach on Demaree for the existing home/structures that are slated to
be demolished as part of development is required; replace curb and gutter and sidewalk in-kind.
>> Previous comment still applies.

Ultimate widening of Houston Ave. to be installed per City collector street standards. Easement
for sidewalk will be required to accommodate a 5' parkway and 6' sidewalk. Additional street
improvements on Houston will be required to complete the ultimate layout of Houston &
Demaree intersection. This will include median install, signage and striping, and possible signal
equipment modifications. Further coordinate with City Engineer. >> Previous comment still
applies.

Street lighting to be installed per the City's local and collector street lighting standards. A
service meter may need to be installed. Additional electrical design plan with voltage drop calcs
is required. >> Previous comment still applies.

Public street improvements shall include, but may not be limited to, sidewalks, parkway
landscaping, curb and gutter, street lighting, utilty relocations, drive approaches, pavement,
and signage and striping. >> Previous comment still applies.

Drive approach on Houston will be restricted to right in/out only due to median control. >>
Previous comment still applies.

Any desired parcel or subdivision mapping will need to be submitted separately through SPR
process as a Tentative Map. Lot lines to be address by Lot Merger / Lot Line Adjustment. >>
Previous comment still applies.

Impact fees wil apply to the acreage of development and number of housing units constructed.
Refer to page 4 for applicable fees and summary. Project may additionally qualify for
Transportation Impact Fee reductions - refer to City "Affordable Housing Infill Incentive
Program" criteria for eligibility. >> Previous comment still applies.

Install a 5’ parkway and 5' sidewalk along Connelly public street frontage. >> Previous comment
still applies.

Compliance with CBC 11B sections requiring accessible stalls for all parking facilities (i.e.
covered, non-covered parking areas) and raised accessible paths of travel. Project to provide
pedestrian accessible paths of travel to the public sidewalks. >> Previous comment still applies.
Project is located in a high-risk flood plain, additional FEMA / Building regulations are required.
>> Previous comment still applies.

Parking lots to comply with City parking lot stds. Width of stalls to be 9-foot wide unless
proposed compact. Depth of stalls to be 19-foot with wheel stops unless proposed compact.
Refer to Planning Dept. comments for compact stall percentage and distribution requirements.
Depth of stalls can be reduced to 17-foot w/o wheel stops providing that any adjacent sidewalks
are over 6-foot wide to accommodate a 2-foot vehicle overhang and min. 4-foot accessible path
of travel. >> New site plan appears to comply.

Areas of the parking stalls abutting public sidewalk shall be setback from property line or back
of sidewalk per Planning Dept. requirements. No vehicles shall overhang/encroach into public
right-of-way/sidewalks. >> Redesigned parking lot layout appears to comply per previous
comment.

Any perimeter fencing shall be installed onsite, including fence post footings. Man-gate door
swings shall be contained onsite and shall not swing into public way. >> Previous comment still
applies.

All backflow and fire apparatus shall be installed onsite and not in the public right-of-way. >>
Previous comment still applies.

Houston Ave improvements will mirror existing traffic lane pattern and median improvements
east of Demaree St. Striping and median control beyond project frontage on Houston may be
necessary. Public street improvements are the responsibility of developer. >> Revisions appear
adequate, to be confirmed at civil review.

Drive approach on Houston shows additional pedestrian crossing. This will not be needed as
new drive approach standard provides accessible path of travel for sidewalk. >> Revisions OK.
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SUMMARY OF APPLICABLE DEVELOPMENT IMPACT FEES

Site Plan No: 22-063 2" RESUBMITTAL
Date: 712712022

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:1/1/2022)
(Project type for fee rates:MULTI-FAMILY/ HIGH-DENSITY)

X Existing uses may qualify for credits on Development Impact Fees. 1 SFD (TO BE DEMO'D)

FEE ITEM FEE RATE
DX Groundwater Overdraft Mitigation Fee  $1,366/AC
X Transportation Impact Fee $4,379/UNIT
X] Trunk Line Capacity Fee $473/UNIT
TREATMENT PLANT FEE:
$830/UNIT
X sewer Front Foot Fee $46/LF X 600
<] storm Drain Acg/Dev Fee $6,865/AC
Park Acg/Dev Fee $3,403/UNIT
|:| Northeast Specific Plan Fees
ﬁ Waterways Acquisition Fee $5,042/AC
Public Safety Impact Fee: Police $7,857/AC
X Public Safety Impact Fee: Fire $2,002/AC
X Public Facility Impact Fee $536/UNIT

[] 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.

A . =
.

Adrian Rubalcaba
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Review Comments

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

A building permit will be required. F2R2 [EACH PULPONS For information call (559) 713-4444
Submit 1 digital set of professionally prepared plans and 1 set of calculations. (Small Tenant Improvements)

Submit 1 digital set of plans prepared by an architect or engineer. Must comply with 2016 California Building Cod Sec. 2308 for conventional
light-frame construction or submit 1 digital set of engineered calculations.

Indicate abandoned wells, septic systems and excavations on construction plans,

You are responsible to ensure compliance with the following checked items:

Meet State and Federal requirements for accessibility for persons with disabilities. )

A path of travel, parking and common area must comply with requirements for access for persons with disabilities.

All accessible units required to be adaptable for persons with disabilities. ,L\.l_. ND F"L‘m UN(T% m“"
e AT e B S A A S B B ore AP FONOING.

Maintain sound transmission control between units minimum of 50 STC.

Maintain fire-resistive requirementsm \ HR m uN n% (m 4 m-)

A demolition permit & deposit is required. For Iinformation call {(559) 713-4444
Obtain required permits from San Joaquin Valley Air Pollution Board. For information call (661) 392-5500
Plans must be approved by the Tulare County Health Department. For information call (559) 624-8011

NMeer
Project is located in flood zone _Aé ¥ D Hazardous materials report. mO\EBMW

Arrange for an on-site inspection. (Fee for inspection $157.00) For information call (559) 713-4444
School Development fees. mﬁm«.&u & Seif-Storege-b2dparsfl. Residentjal. ‘*4:1? t‘—'& e:;,F-
Park Development fee § , per unit collected with bui.lding permits.’
Additional address may be required for each structure located on the site, For Information c¢&ll {559) 713-4320
~ Acceptable as submitted

No comments at this time

Additional comments: m&m&%&% %J( =
TR e Frecrani eas —tieaietaoT AL Bl LING UNMT.

m%wﬂéﬁm%@&@m
AND UNEVERED 20l w100 Pt FONOINGTYFE o THE.

Cover e (P aTE == Foetc) Accesa\eil
FeruieeMenNts (1A o \\25 ; Fi?o\qce:&\:gz o= !;:—.\‘.T(IJ

ClerciNes FreriNG o Tolrl el ine Feoioes -
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ODODOYOXROOOXRXROY O OX X




Site Plan Comments

Visalia Fire Department

Corbin Reed, Fire Marshal

420 N. Burke

Visalia CA 93292

559-713-4272 office
prevention.division@visalia.city

Date

Item #
Site Plan #
APN:

July 26, 2022

1

22063
077660021, 22, 24

The Site Plan Review comments are issued as general overview of your project. With further details, additional

requirements will be enforced at the Plan Review stage. Please refer to the 2019 California Fire Code (CFC),

2019 California Building Codes (CBC) and City of Visalia Municipal Codes.

e Thisitem is a resubmittal. Please see comments from previous submittals.

Corbin Reed
Fire Marshal




City of Visalia Date: 07/27/2022

Police Department Item: 1
303 S. Johnson St. Site Plan: SPR22063
Visafia, CA 93292 Name: Henry Martinez

(559) 713-4370

L O O

OO odd

Site Plan Review Comments

No Comment at this time.

Request opportunity to comment or make recommendations as to safety issues as
plans are developed.

Public Safety Impact Fee:
Ordinance No. 2001-11 Chapter 16.48 of Title 16 of the Visalia Municipal Code
Effective date - August 17, 2001.

Impact fees shall be imposed by the City pursuant to this Ordinance as a condition of
or in conjunction with the approval of a development project. "New Development or
Development Project" means any new building, structure or improvement of any
parcels of land, upon which no like building, structure of improvement previously
existed. *Refer to Engineering Site Plan comments for fee estimation.

Not enough information provided. Please provide additional information pertaining to:

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

Access Controlled/ Restricted etc.

lighting Concerns:

Traffic Concerns:

Surveillance Issues:

Line of Sight Issues:

Other Concerns:




SITE PLAN REVIEW COMMENTS

CITY OF VISALIA TRAFFIC SAFETY DIVISION
July 27, 2022

ITEM NO: 1

SMEPLANNO:
PROJECT TITLE:
DESCRIPTION:
APPLICANT
OWNER:

LOCATION:

Res ubmit
SPR22063

Demaree Apartmenis
This is 2 228 Und, 30 DUAC, 100% Aflordable, Mut-famiy Residential Project. (O-P/ R-M-3)

DAVIS KAP SU {TR)
DAVIS KAP{SURY TR OF DAVIS FAM TR)
DAVIS KAP SU (TRYFAM REV TR)

;. 07660022

077660024
077660021

1311 N DEMAREE ST

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

] No Comments

See Previous Site Plan Comments

& Install Street Light(s) per City Standards.

[ Install Street Name Blades at Locations.

O Install Stop Signs at Locations.

X Construct parking per City Standards PK-1 through PK-4.

& Construct drive approach per City Standards.

O Traffic Impact Analysis required (CUP)

[0 Provide more traffic information such as

TIA may be required.

[ Additional traffic information required (Non Discretionary)

O Trip Generation - Provide documentation as to concurrence with General Plan.

O site Specific - Evaluate access points and provide documentation of conformance with COV standards.

If noncomplying, provide explanation.
O Traffic Impact Fee (TIF) Program - ldentify improvments needed in concurrence with TIF.

Additional Comments:

e Applicant required to ensure no spillover of traffic entering off of Connelly spills over onto

Demaree.

e Striping of Houston Ave (buildout) required to align with striping on east leg of intersection of

Demaree and Houston.
e On street parking will be restricted.

22-063RR

. Depending on development size, characteristics, etc., a



e Both Houston and Demaree are arterial status roadways. Driveways will be restricted to right
infout only. No left turns will be permitted.

L edbie Blacr

Leslie Blair

22-063RR
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COMMERCIAL BIN SERVICE

SOLID WASTE DIVISION
336 N. BEN MADDOX

VISALIA CA. 93291 22063

CITY OF VISALIA

713 - 4532

No comments. July 27, 2022

See comments below

Revisions required prior to submitting final plans. See comments below.

Resubmittal required. See comments below.

Customer responsible for all cardboard and other bulky recyclables to be broken down before disposing of
in recycle containers

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

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

Type of refuse service not indicated.

Location of bin enclosure not acceptable. See comments below.

Bin enclosure not to city standards double.

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

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

Area not adequate for allowing refuse truck turning radius of : Commercial 50 ft. outside 36 ft. inside:
Residential 35 ft. outside, 20 ft. inside.

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

Bin enclosure gates are required

Hammerhead turnaround must be built per city standards.

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

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

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

Enclosure will have to be designed and located for a STAB service (DIRECT ACCESS) with no less than 38’
clear space in front of the bin, included the front concrete pad.

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

x

Must be a concrete slab in front of enclosure as per city standards, the width of the enclosure by ten({10)
feet, minimum of six(6) inches in depth.

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

| U U Hel HO0HE D0H0E0EH BO0E

City ordinance 8.28.120-130 (effective 07/19/1 8) requires contractor to contract with City for removal of
construction debris unless transported in equipment owned by contractor or unless contracting with a
franchise permittee for removal of debris utilizing roll-off boxes.

Customer to relocate two of the proposed R3/R4 double enclosures. The enclosures in the S.E. and N.E.
corner must be relocated so as not to require solid waste vehicles to reverse in a parking area. Solid

collections per the State of California's mandatory

Waste services to include trash, recycle and organics
recycling laws (AB-341 & AB-1826). Solid Waste rec
city standard (R1/R2) single enclosures, set for STAB
end of the complex. Enclosure gates are required, m

bolts

ends the customer identify placement of two (2)
:tions, specifically for organic bins, one at each
open 180 degrees, and clear all curbing. Cane
ust be included to secure gates when opened. Customer to contact Solid Waste at 550.713-4532 tc

discuss/review preferred enclosure placements.

Jason Serpa, Solid Waste Manager, 559-713-4533
Edward Zuniga, Solid Waste Supervisor, 559-713-4338

Nathan Garza, Solid Waste ,559-713-4532




Conditional Use Permit No. 2022-21

Location: The property is located on the southwest corner of Demaree Street and Houston Avenue
(APN 077-660-021, 022 and 024).
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Conditional Use Permit No. 2022-21

Location: The property is located on the southwest corner of Demaree Street and Houston Avenue
(APN 077-660-021, 022 and 024).
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Location: The property is located on the southwest corner of Demaree Street and Houston Avenue
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Conditional Use Permit No. 2022-21

Location: The property is located on the southwest corner of Demaree Street and Houston Avenue
(APN 077-660-021, 022 and 024).
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