
 

 

 

 

PLANNING COMMISSION AGENDA 
 

CHAIRPERSON: 

Mary Beatie 

 
 

VICE CHAIRPERSON: 

Chris Tavarez 

COMMISSIONERS:    Bill Davis, Charlie Norman, Adam Peck, Chris Tavarez, Mary Beatie 

MONDAY, MAY 12, 2025 

VISALIA COUNCIL CHAMBERS 

LOCATED AT 707 W. ACEQUIA AVENUE, VISALIA, CA 

MEETING TIME: 7:00 PM 

 
1. CALL TO ORDER –  

 
2. THE PLEDGE OF ALLEGIANCE – 

 
3. ROLL CALL –   

 
4. 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. 

 5. AGENDA COMMENTS OR CHANGES – 

 

 6. 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. 
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 7. PUBLIC HEARING – Cristobal Carrillo, Associate Planner 

Conditional Use Permit No. 2024-46: A request by Maria Lomeli to establish three residential 
units within the D-MU (Downtown Mixed Use) Zone.  

Environmental Assessment Status: The project is Categorically Exempt from the California 
Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Section 15301, Categorical 
Exemption No. 2024-75. 

Project Location: The project site is located at 405 North West Street (APN: 093-175-010). 

 8. PUBLIC HEARING – Josh Dan, Senior Planner 

Conditional Use Permit 2025-11: A request to construct a fast-food restaurant measuring 
2,003 square feet with drive-thru with indoor dining, on a parcel measuring 0.79-acres in the 
Mixed-Use Commercial (C-MU) Zone. 

Environmental Assessment Status: The project is Categorically Exempt from the 
California Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Section 15332, 
Categorical Exemption No. 2025-26. 

Project Location: The project site is located along South Demaree Street, approximately 
296-feet south of West Caldwell Avenue (Address: N/A) (APN:121-580-008). 

 9. CITY PLANNER UPDATE –  

a. Housing Element APR Memo: 2024 Housing Element Annual Progress Report (APR) and 
Program Reporting. 

 10. ADJOURNMENT 

 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, MAY 22, 2025, BEFORE 5:00 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 
North Santa Fe Street, 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 TUESDAY, MAY 27, 2025 
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               REPORT TO CITY OF VISALIA PLANNING COMMISSION 
 
HEARING DATE: May 12, 2025 
 
PROJECT PLANNER: Cristobal Carrillo, Planner 
  Phone No.: (559) 713-4443 
  E-mail: cristobal.carrillo@visalia.city  

SUBJECT: Conditional Use Permit No. 2024-46: A request by Maria Lomeli to establish three 
residential units within the D-MU (Downtown Mixed Use) Zone. The project site is 
located at 405 North West Street (APN: 093-175-010). 

STAFF RECOMMENDATION 

The Historic Preservation Advisory Committee (HPAC) and staff recommend approval of 
Conditional Use Permit No. 2024-46 based upon the findings and conditions in Resolution         
No. 2024-84. Staff’s recommendation is based on the project’s consistency with the City’s 
General Plan and Zoning Ordinance. 

RECOMMENDED MOTION 

I move to approve Conditional Use Permit No. 2024-46 based on the findings and conditions in 
Resolution No. 2024-84. 

PROJECT DESCRIPTION 

The Conditional Use Permit (CUP) is a 
request to convert a former carriage 
house on a property with two existing 
single-family residences into a 
residential triplex as follows: 

• A 1,068 square foot residential 
unit on the first floor; 

• Two residential units (984 square 
feet and 568 square feet, 
respectively) on the second floor. 

Floor Plans depicting the layout of the 
triplex are provided in Exhibit “B”. The 
two largest units will contain two 
bedrooms, a kitchen, and bathroom. 
The smallest unit will contain a 
bedroom, bathroom, and kitchen. Three 
single car garages located on the first 
floor will remain, for use by the occupants. Conversion of the building into a triplex has already 
been conducted and is the subject of an ongoing Code Enforcement case (CE230386).  

The project site is located within the Historic District, and is not listed on the Local Register of 
Historic Structures. Based on the site’s location within the Historic District, review of exterior 
alterations and the CUP request was required by the HPAC. The HPAC conducted its review and 
recommended approval of the CUP request on September 25, 2024. The HPAC approval letter is 
included as Exhibit “E”. 
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BACKGROUND INFORMATION 

General Plan Land Use Designation Downtown Mixed Use 

Zoning D-MU (Downtown Mixed Use) Zone 

Surrounding Zoning and Land Use North: D-MU / Single and multifamily residences 
 South: D-MU / West School Avenue, Offices, single 

family residences 
 East: D-MU / North West Street, multifamily 

residences, offices 
 West: D-MU / Offices, Davorn’s Restaurant, Frank’s 

Liquor 

Environmental Review Categorical Exemption No. 2024-75 

Special Districts Historic District 

Site Plan Review 2024-057 

RELATED PROJECTS 

Conditional Use Permit No. 2018-20: On October 22, 2018, the Planning Commission 
reviewed and approved CUP No. 2018-20, a request by Claudia Lomeli to allow a residential 
duplex in an existing building in the PA (Professional Administrative Office) Zone, located at 405 
North West Street. The CUP approval expired on October 22, 2020, as no Building Permits 
were issued to enact the use. 

Historic Preservation Advisory Committee Item No. 2024-26: On September 25, 2024, the 
HPAC reviewed and approved HPAC Item No. 2024-26, a request by Denee Fiore for a 
Conditional Use Permit to establish three residential units, and conduct exterior alterations, to a 
structure located at 405 North West Street. The item passed by a vote of 7-0. Conditions 
applied by the HPAC can be viewed in Exhibit “E” and are included as CUP Condition of 
Approval No. 3. The HPAC staff report is included in Exhibit “F”.  

  PROJECT EVALUATION 

Staff recommends approval of Conditional Use Permit No. 2024-46, as conditioned, based on the 
project’s consistency with the General Plan Land Use, Housing Element, and Zoning Ordinance.  

General Plan Consistency 

The project is consistent with Land Use Element Policy LU-P-90 and Housing Element HE Policy 
2.4. LU-P-90 allows for a range of retail, restaurant, entertainment, office, public/community 
facilities, and urban residential uses. Specifically, it allows residential development at a minimum 
density of 15 dwelling units per gross acre. If approved, the proposed development will be at a 
residential density of 5.1 units per acre, consistent with the Downtown Mixed Use land use 
designation and D-MU zoning district. HE Policy 2.4 states that the City shall provide a wide 
range of housing types (e.g., mixed use, flats, podium townhouses, condominiums, row houses, 
small-lot single-family residential, and live-work lofts) in the Downtown and East Downtown areas, 
as well as encourage both affordable and market-rate housing opportunities. The proposal, 
through the addition of three residential units on the project, will assist in meeting the goal to 
provide varied housing types in the Downtown area.  
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Land Use Compatibility 

The Visalia Zoning Matrix identifies uses such residences as conditionally permitted within the D-
MU Zone, requiring submittal and approval of a Conditional Use Permit (CUP). Through the CUP 
process, potential impacts can be addressed thereby ensuring compatibility between the 
proposed use and existing surrounding uses. 

The surrounding area consists primarily of single and multi-family residential uses, with an office 
and restaurant to the northwest and west, respectively. The project site itself contains two 
separate single-family residences that are currently occupied. Exterior alterations proposed would 
restore the historic appearance of the structure, thereby improving compatibility with the 
surrounding Historic District. Given the above, the residential use of the site is considered 
compatible with the site and surrounding land uses. 

Landscaping  

A survey of the surrounding 
sites to the north and south 
of the project site indicated 
that street trees are 
predominant in the area. 
During review of the 
proposal by the HPAC, it 
was noted that street trees 
are an amenity that assists 
in beautifying historic 
neighborhoods. In order to 
ensure preservation of the 
trees, the HPAC, in its advisory capacity to the Planning Commission, included as part of its 
recommendation a request that the Commission apply a condition of approval requiring the 
applicant to maintain street trees along the project site frontage. Staff notes that per consultation 
with City of Visalia Engineering staff, installation and maintenance of streets is already required 
per City standards. Compliance with these standards is included as recommended Condition No. 
4.  

Parking 

The parking requirement for multi-family dwellings is 1.5 parking stalls per unit (VMC Section 
17.34.020.A.2). If the proposal is approved, there will be a total of five residential units onsite (i.e., 
two single-family residences and the proposed triplex), requiring a total of 7.5 onsite parking 
stalls. Per the sites current configuration, the parking demand is not met. However, pursuant to 
Assembly Bill 2097, which went into effect January 1, 2023, public agencies are prohibited from 
imposing minimum parking requirements on sites that are located within a half-mile radius of a 
major transit stop. Visalia Transit operates bus service along Route 1, which runs through and 
contains bus stops on Main Street and Mooney Boulevard. Route 1 meets the definition of a 
“major transit stop”. The project site is located within a half mile of multiple Route 1 bus stops. 
Therefore, the site meets parking provisions as allowed under AB 2097. 

Furthermore, to address additional onsite parking for future tenants of the triplex, the site contains 
a three car garage for the proposed triplex, with additional paved area in front of the garage which 
will allow for tandem parking (see Exhibit “A”). Parking for the two single-family homes which face 
West School Avenue is accommodated through use of on-street parking stalls located along the 
street frontage. 
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Environmental Review 

The requested action is considered Categorically Exempt under Section 15301 of the Guidelines 
for the Implementation of the California Environmental Quality Act (CEQA). (Categorical 
Exemption No. 2024-75). Projects determined to meet this classification consist of the operation, 
repair, maintenance, permitting, leasing, licensing, or minor alteration of existing public or private 
structures, facilities, mechanical equipment, or topographical features, involving negligible or no 
expansion of the use beyond that existing at the time of the lead agency’s determination. The 
types of “existing facilities” itemized in the Class 1 are not intended to be all-inclusive of the types 
of projects. 

RECOMMENDED FINDINGS  

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

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

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.  

3. That the project is considered Categorically Exempt under Section 15301 of the Guidelines for 
the Implementation of the California Environmental Quality Act (CEQA). (Categorical 
Exemption No. 2024-75). 

RECOMMENDED CONDITIONS OF APPROVAL 

1. That the Conditional Use Permit shall be developed consistent with the comments and 
conditions of Site Plan Review No. 2024-057, incorporated herein by reference.  

2. That the use shall be operated in substantial compliance with the site plan, floor plan, building 
elevations, and operational statement, in Exhibits “A”, “B”, “C”, and “D”.  

3. That the applicant shall comply with all conditions of Exhibit “E”, the Approval Letter for 
Historic Preservation Advisory Committee Item No. 2024-26. 

4. That the applicant shall plant and maintain street trees along the project site street frontage, in 
compliance with City Standards.  

5. That substantial changes to the site plan and/or operational plan, or an intensification of the 
use, may require evaluation by the Site Plan Review committee, Historic Preservation 
Advisory Committee, and/or an amendment to this Conditional Use Permit. 

6. That all other federal, state and city laws, codes and ordinances be complied with. 
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APPEAL INFORMATION 

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

Attachments: 

• Related Plans and Policies 

• Resolution No. 2024-84 

• Exhibit "A" – Site Plan  

• Exhibit “B” – Floor Plan 

• Exhibit “C” – Building Elevations 

• Exhibit “D” – Operational Statement 

• Exhibit “E” – HPAC Item No. 2024-26 Approval Letter 

• Exhibit “F” – HPAC Item No. 2024-26 Staff Report 

• Categorical Exemption No. 2024-75 

• Site Plan Review Comments No. 2024-057 

• Historic District and Local Register Map 

• General Plan Land Use Map 

• Zoning Map  

• Aerial Photo 

• Location Map 

7

http://www.visalia.city/


 

RELATED PLANS AND POLICIES 

VISALIA MUNICIPAL CODE 
 

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 
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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. 
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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.  
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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. 

 

Chapter 17.19 
MIXED USE ZONES 

 
17.19.010   Purpose and intent. 
   A.   The several types of mixed zones included in this chapter are designed to achieve the following: 
   1.   Encourage a wide mix of commercial, service, office, and residential land uses in horizontal or 
vertical mixed use development projects, or on adjacent lots, at key activity nodes and along corridors. 
   2.   Maintain Visalia's downtown Conyer Street to Tipton and Murray Street to Mineral King Avenue 
including the Court-Locust corridor to the Lincoln Oval area) as the traditional, medical, professional, 
retail, government and cultural center; 
   3.   Provide zone districts that encourage and maintain vibrant, walkable environments. 
   B.   The purposes of the individual mixed use zones are as follows: 
   1.   Mixed Use Commercial Zone—(C-MU). The purpose and intent of the mixed use commercial zone 
district is to allow for either horizontal or vertical mixed use development, and permit commercial, 
service, office, and residential uses at both at key activity nodes and along corridors. Any combination of 
these uses, including a single use, is permitted. 
   2.   Mixed Use Downtown Zone—(D-MU). The purpose and intent of the mixed use downtown zone 
district is to promote the continued vitality of the core of the community by providing for the continuing 
commercial development of the downtown and maintaining and enhancing its historic character. The 
zone is designed to accommodate a wide mix of land uses ranging from commercial and office to 
residential and public spaces, both active and passive. The zone is intended to be compatible with and 
support adjacent residential uses, along with meeting the needs of the city and region as the urban 
center of the city; to provide for neighborhood, local, and regional commercial and office needs; to 
accommodate the changing needs of transportation and integrate new modes of transportation and 
related facilities; and to maintain and enhance the historic character of the city through the application of 
architectural design features that complement the existing historic core of the city. (Ord. 2017-01 (part), 
2017) 
17.19.015   Applicability. 
   The requirements in this chapter shall apply to all property within the C-MU and D-MU zone districts. 
(Ord. 2017-01 (part), 2017) 
17.19.020   Permitted uses. 
   Permitted uses in C-MU and D-MU zones shall be determined by Table 17.25.030 in 
Section 17.25.030. (Ord. 2017-01 (part), 2017) 
17.19.030   Conditional and temporary uses. 
   Conditional and temporary uses in the C-MU and D-MU zones shall be determined by Table 
17.25.030 in Section 17.25.030. (Ord. 2017-01 (part), 2017) 
17.19.040   Required conditions. 
   A.   A site plan review permit must be obtained for any development in any C-MU and D-MU zones, 
subject to the requirements and procedures in Chapter 17.28. 
   B.   All businesses, services and processes shall be conducted entirely within a completely enclosed 
structure, except for off-street parking and loading areas, gasoline service stations, outdoor dining areas, 
nurseries, garden shops, Christmas tree sales lots, bus depots and transit stations, electric distribution 
substation, and recycling facilities; 
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   C.   All products produced on the site of any of the permitted uses shall be sold primarily at retail on the 
site where produced. (Ord. 2017-01 (part), 2017) 
17.19.050   Off-street parking and loading facilities. 
   Off-street parking and off-street loading facilities shall be provided as prescribed in Chapter 17.34. 
(Ord. 2017-01 (part), 2017) 
17.19.060   Development standards in the C-MU zones outside the downtown area. 
   The following development standards shall apply to property located in the C-MU zone and located 
outside the Downtown Area, which is defined as the area that is south of Murray Avenue, west of Ben 
Maddox Way, north of Mineral King Avenue, and east of Conyer Street: 
   A.   Minimum site area: five (5) acres. 
   B.   Maximum building height: fifty (50) feet. 
   C.   Minimum required yards (building setbacks): 
   1.   Front: fifteen (15) feet; 
   2.   Rear: zero (0) feet; 
   3.   Rear yards abutting an R-1 or R-M zone district: fifteen (15) feet; 
   4.   Side: zero (0) feet; 
   5.   Side yards abutting an R-1 or R-M zone district: fifteen (15) feet; 
   6.   Street side yard on corner lot: ten (10) feet. 
   D.   Minimum required landscaped yard (setback) areas: 
   1.   Front: fifteen (15) feet; 
   2.   Rear: five (5) feet; 
   3.   Rear yards abutting an R-1 or R-M zone district: five (5) feet; 
   4.   Side: five (5) feet (except where a building is located on side property line); 
   5.   Side yards abutting an R-1 or R-M zone district: five (5) feet; 
   6.   Street side on corner lot: ten (10) feet. 
   E.   The provisions of Chapter 17.58 shall also be met, if applicable. (Ord. 2017-01 (part), 2017) 
 
17.19.070   Development standards in the D-MU zone and in the C-MU zones inside the downtown 
area. 
   The following development standards shall apply to property located in the D-MU and C-MU zone and 
located inside the Downtown Area, which is defined as the area that is south of Murray Avenue, west of 
Ben Maddox Way, north of Mineral King Avenue, and east of Conyer Street: 
   A.   Minimum site area: No minimum. 
   B.   Maximum building height: one hundred (100) feet. 
   C.   Minimum required yards (building setbacks): 
   1.   Front: zero (0) feet; 
   2.   Rear: zero (0) feet; 
   3.   Rear yards abutting an R-1 or R-M zone district: zero (0) feet; 
   4.   Side: zero (0) feet; 
   5.   Side yards abutting an R-1 or R-M zone district: zero (0) feet; 
   6.   Street side yard on corner lot: zero (0) feet. 
   D.   Minimum required landscaped yard (setback) areas: 
   1.   Front: five (5) feet (except where a building is located on property line); 
   2.   Rear: zero (0) feet; 
   3.   Rear yards abutting an R-1 or R-M zone district: zero (0) feet; 
   4.   Side: five (5) feet (except where a building is located on side property line); 
   5.   Side yards abutting an R-1 or R-M zone district: five (5) feet except where a building is located on 
side property); 
   6.   Street side on corner lot: five (5) feet (except where a building is located on property line). 
   E.   The provisions of Chapter 17.58 shall also be met, if applicable. 
(Ord. 2024-07 § 8, 2024: Ord. 2017-13 (part), 2017: Ord. 2017-01 (part), 2017) 
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Chapter 17.56 

Historic Preservation District 

17.56.010   Purposes and intent. 
   A.   There is created a historic district, the boundaries of which are shown on the two maps entitled, 
"Historic District Overlay," which accompany the ordinance codified in this chapter and which are on file 
in the office of the city clerk, on the 19th day of November, 1979 and dated 19th day of November, 1979. 
Said maps are adopted and made a part of this chapter. 

   B.   This chapter is enacted to preserve and promote the public health, safety and welfare of the 
residents of the city, and to express the commitment of the city to assure that the city's cultural heritage, 
as reflected in its historic structures, sites, and features is not destroyed, through: 

   1.   The protection and preservation of historic structures; 

   2.   The preservation and maintenance of historic residential areas as cohesive neighborhood units; 

   3.   The enhancement of property values in the older areas of the city; 

   4.   The assurance that the community's cultural heritage, as reflected in the environment, is not lost; 

   5.   The encouragement of the development of vacant and incompatibly developed properties in 
accordance with the character of the historic district; 

   6.   The involvement of residents of the older areas in planning their own neighborhoods. (Ord. 2017-01 
(part), 2017: Ord. 2001-13 § 4 (part), 2001: prior code § 7700) 

17.56.020   Components of the chapter. 
   This chapter shall include: 

   1.   The ordinance, which specifies the historic district overlay designation, design evaluation criteria, 
and the formation, powers and duties of a historic preservation advisory committee; 

   2.   Creation of a local register of historic structures, sites and features that may be modified from time 
to time by resolution of the city council. 

   3.   Two maps that designate the historic district overlay. (Ord. 2017-01 (part), 2017: Ord. 2001-13 § 4 
(part), 2001: prior code § 7701) 

17.56.030   Definitions. 
   A.   All definitions, general and specific, set forth in Section 17.04.030 shall be applicable to this 
chapter. 

   B.   Definitions.  

   "Construction" means any building activity requiring the issuance of a building permit, except for any 
activity that does not affect the exterior appearance of the structure. 

   "Enlargement" means construction that results in the expansion of the gross floor area of a structure. 

   "Historic structure" means a structure listed on the Local Register. 

   "Local register" means the listing of local historic structures, sites and features adopted by the city 
council and maintained by the historic preservation advisory committee, and incorporated herein by 
reference. This designation is inclusive of all structures and features located within the boundaries of the 
property for which the Local register designation has been applied. (Ord. 2017-01 (part), 2017: Ord. 
2001-13 § 4 (part), 2001: prior code § 7702) 

13



 

“Local register, Background” means properties that may not be historically significant or unique in their 
construction, but which contribute positively to the “visual fabric” of the City of Visalia. 

“Local register, Exceptional” means properties with preeminent historical significance, considered for 
nomination to the California Register of Historical Resources and/or National Register of Historic Places. 

“Local register, Focus” means properties having significant value, of good to excellent quality, considered 
for local recognition and protection. 

17.56.040   Regulation of structures. 
   No structure shall be constructed, altered or enlarged that is located in the historic district or that is 
listed on the local register, unless such a permit is issued pursuant to the terms of this chapter. No 
structure listed on the local register shall be moved or demolished unless a permit is issued pursuant to 
the terms of this chapter. (Ord. 2017-01 (part), 2017: Ord. 2001-13 § 4 (part), 2001: prior code § 7703) 

17.56.050   Creation of historic preservation advisory committee. 
   In order to execute the purposes declared in this chapter, there is created a historic preservation 
advisory committee. 

   A.   Committee Membership. 

   1.   The historic preservation advisory committee shall consist of seven members appointed by the city 
council to serve without compensation. All committee members shall be residents of the city at the time 
of their appointment and will lose their position if they move outside the city limits during their term of 
office. Members shall be appointed on the basis of: 

   a.   Relevant professional or business qualifications; 

   b.   Ownership of property within the historic district; 

   c.   Practical experience in restoration or preservation; 

   d.   Exceptional civic interest. 

   e.   Terms of office shall be for two years. 

   2.   Vacancies that may occur on the committee shall be filled by appointment of a new member of the 
city council for the duration of the unexpired term of office. The Council has the option of appointing up to 
two Historic Preservation Advisory Committee alternates. Should a mid-term vacancy occur, an alternate 
may automatically fill the unexpired term. The council shall also have the power to remove any member 
from the committee by an affirmative vote of three council members. 

   3.   Four members of the committee shall constitute a quorum for the transaction of business. 

   B.   Procedures for the Review of Applications. The operating procedures of the historic preservation 
advisory committee shall be prescribed from time to time by resolution of the city council, for the purpose 
of carrying into effect the standards and specifications of this chapter. The committee may adopt, amend, 
and repeal rules and regulations governing the conduct of its meetings, as long as said rules do not 
violate the procedures established by the city council or the terms of this chapter. 

   C.   Duties and Responsibilities. The historic preservation advisory committee shall review applications 
only as specified in this chapter, consistent with the rules and regulations adopted from time to time by 
resolution of the city council (as referred to in Section 17.56.050(B)). Applications shall be approved or 
disapproved based solely on the considerations set forth in this chapter. It is the intent of this chapter that 
the historic preservation advisory committee shall encourage applicants to make alterations and repairs 
to structures in the spirit of the architectural style of the structure. The duties and responsibilities of the 
historic preservation advisory committee shall include the following: 
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   1.   It shall be the duty of the historic preservation advisory committee to review all proposed zoning 
actions (zone changes, conditional use permits, special zoning exceptions, planned unit developments 
and variances) within the historic district. The committee may recommend approval, conditional approval, 
modification or disapproval of an application based upon the expected impact of the proposed zoning 
action on the historic or architectural significance of the affected structure(s), neighborhood, or the entire 
historic district. The committee's recommendation shall be forwarded to the planning commission for its 
consideration. 

   2.   It shall be the duty of the historic preservation advisory committee to review all applications for site 
plan review permits within the historic district for compliance with the provisions of this chapter. Items 
that shall be subject to review by the committee include but are not limited to vehicular access, location 
and screening of parking, setbacks, location of service use areas, walls and landscaping. The committee 
may recommend approval, conditional approval, disapproval or resubmittal of the site plan review permit 
application. The committee's recommendation shall be forwarded to the site plan review committee for its 
consideration. 

   3.   It shall be the duty of the historic preservation advisory committee to review all applications for the 
construction or exterior alteration or enlargement of structures within the historic district or on the local 
register. The committee shall have the power to approve, modify or disapprove such applications before 
a building permit can be issued, subject to the provisions of Sections 17.56.100 and 17.56.110. 

   4.   It shall be the duty of the historic preservation advisory committee to review all applications for sign 
permits within the historic district or for properties listed on the local register. The committee may 
recommend approval, conditional approval or denial of the sign permit application based upon the 
proposed design and/or materials, but not upon the proposed size or location. The application shall then 
be presented to the proper issuing authority for sign permits, pursuant to Chapter 17.48. Sign permits 
shall be issued only in compliance with the recommendation of the committee. Approval by the 
committee in no way implies approval by the issuing authority for sign permits, whose approval must also 
be secured pursuant to Chapter 17.48. 

   5.   It shall be the duty of the historic preservation advisory committee to review all applications for the 
moving or demolition of structures in the historic district or listed on the local register. The committee 
shall have the power to approve, conditionally approve, or disapprove such applications, subject to the 
provisions of Section 17.56.130. 

   6.   It shall be the duty of the historic preservation advisory committee to compile and update the 
historic survey and inventory, and to nominate properties to the local register, the California Register of 
Historical Resources, and the National Register of Historic Places. In selecting properties for nomination 
to the local register, the board shall consider: 

   a.   Architectural significance and style; 

   b.   Historic significance, including age of structure, original owners, and events related to the structure, 
site or original owners. 

   The committee shall review the local register every five years, make recommendations for the addition 
or deletion of structures or sites, and submit said recommendations to the planning commission and city 
council for certification. 

   7.   Permits may be issued for air conditioners, electrical work and plumbing work that is visible from a 
public right-of-way when the chief building official determines that the work insignificantly affects the 
exterior of a structure, or that reasonable alternatives as to location or screening have been employed. 
The building official may forward to the historic preservation advisory committee applications for permits 
for this type of work when it appears that the appearance of a structure may be significantly altered. This 
subsection shall not apply to the following types of permit applications: 

   1.   Reroofing with like materials; 
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   2.   Residing with like materials; 

   3.   Swimming pools; 

   4.   Masonry repairs with like materials; 

   5.   Chimney repair with like materials. (Ord. 2017-01 (part), 2017: Ord. 2008-11 § 1, 2008: Ord. 2001-
13 § 4 (part), 2001: prior code § 7704) 

8. Sites within the historic district or on the local register shall reserve a minimum 50% of the required 
front yard setback area for the purposes of landscaping. 

17.56.060   Appeal. 
   Any person or persons jointly or severally aggrieved by a decision of the historic preservation advisory 
committee may make an appeal in writing therefrom to the city council within ten days of said action. The 
city council, after proceeding in the manner as provided therein and with the same power and authority 
there invested in passing upon appeals before it under the provisions of law and this chapter and in the 
exercise thereof, may reverse, affirm or modify or affirm as modified the action of the historic 
preservation advisory committee. Appeals of a decision of the site plan review committee shall be filed 
with the planning commission in the manner prescribed in Section 17.28.050. (Ord. 2017-01 (part), 2017: 
Ord. 2001-13 § 4 (part), 2001: prior code § 7705) 

17.56.070   Demolition or moving of historic structures. 
   A.   The demolition of structures listed on the local register, and the moving of local register structures 
from their sites, shall be discouraged. The historic preservation advisory committee shall review all 
applications for demolition or moving permits for structures on the local register and for any structures 
within the historic district boundaries. 

   B.   After due consideration, the committee shall exercise one of the options listed below: 

   1.   The committee may approve the demolition permit if it finds that the structure is a hazard to public 
health or safety, as determined by the building official or his designee, in consultation with the historic 
preservation advisory committee. 

   2.   The committee may decide that up to a six-month moratorium be placed upon the processing of the 
demolition or moving permit, in order to allow time for the applicant and the committee to find alternative 
uses for the structure and to seek alternative solutions to the demolition or moving of the structure. If no 
alternatives are found, after the six-month moratorium has expired, the committee must approve the 
application. 

   3.   The committee may deny an application for demolition. Denial of a demolition permit by the 
committee is subject to appeal to the city council pursuant to Section 17.56.060. 

   4.   The committee may approve the application. 

   C.   When an application is acted upon, the committee shall notify the building official of the approval, 
conditional approval or denial. Upon receipt of said notification, the building official shall process the 
application accordingly. If, after six months from the date of filing of the application, the building official 
has not received such notification, a permit may be issued. Approval of a permit application by the 
committee in no way implies approval by the building official, whose approval must also be secured. 
(Ord. 2017-01 (part), 2017: Ord. 2001-13 § 4 (part), 2001: prior code § 7706) 

17.56.080   Ordinary maintenance and repair. 
   Nothing in this chapter shall be construed to prevent ordinary maintenance or repair of any structure 
within the historic district; provided such work involves no change that requires issuance of a building 
permit. Nothing in this chapter shall be construed to prevent the construction, reconstruction, alteration or 
demolition of any feature that, in the view of the proper authority acting lawfully, is required for the public 
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safety because of an unsafe or dangerous condition. (Ord. 2017-01 (part), 2017: Ord. 2001-13 § 4 (part), 
2001: prior code § 7708) 

17.56.090   Exceptions to Visalia Municipal Code requirements. 
   Due to the peculiar conditions of design and construction in historic neighborhoods where structures 
were sometimes built close to lot lines, and where ownership patterns have changed over the years, it is 
sometimes in the public interest to retain the historic appearance of a neighborhood by making an 
exception to normal setback, parking, landscaping, fencing and screening requirements of the Visalia 
Municipal Code, where such an exception does not interfere with the public health or safety. Within the 
historic district, where it is deemed that such an exception is warranted and will not adversely affect 
neighboring properties, the historic preservation advisory committee may initiate and/or recommend to 
the planning commission that such exception to Visalia Municipal Code requirements be made. (Ord. 
2017-01 (part), 2017: Ord. 2001-13 § 4 (part), 2001: prior code § 7709) 

17.56.100   Building design compatibility criteria. 
   This section contains criteria for reviewing all applications for new construction and sign permits within 
the historic district, and for any rehabilitation, renovation, alteration, reconstruction, or enlargement 
affecting the exterior appearance of any structure within the historic district that is not listed on the local 
register, which requires the issuance of a building permit. Each application shall be considered in terms 
of its compatibility or complementariness with a majority of structures in the immediately surrounding 
area. In reviewing an application, the historic preservation advisory committee shall consider the 
following general design standards and principles: 

   A.   Height and Scale. New buildings should be constructed to a height within a reasonable average 
height of existing adjacent buildings. 

   B.   Spacing of Buildings on Street. A rhythm of recurrent building masses to separations should be 
retained. 

   C.   Relationship of Materials and Textures. Choice of building materials and texture (smooth and 
rough) should enhance the desired neighborhood qualities such as compatibility, similarity and continuity. 

   D.   Relationship of Architectural Details and Roof Shapes. Choice of architectural details and roof 
shape should insure compatible appearance with surrounding structures. 

   E.   Landscaping. Landscaping should reflect the predominant quality and quantity of landscaping 
within the surrounding area. The concern here is more with mass and continuity. 

   F.   Directional Expression of Front Elevations. Structural shape, placement of openings, and 
architectural details should be used to give a compatible appearance with adjacent structures that may 
be horizontal, vertical or nondirectional in nature. (Ord. 2017-01 (part), 2017: Ord. 2001-13 § 4 (part), 
2001: prior code § 7710) 

17.56.110   Local register structures. 
   This section contains criteria for reviewing all applications for building permits for exterior rehabilitation, 
renovation, alteration, reconstruction, or enlargement of any local register structure, and for any interior 
modification that requires the issuance of a building permit for a publicly owned and publicly accessible 
local register structure. In reviewing an application, the historic preservation advisory committee shall 
consider the following general standards and principles: 

   A.   Every reasonable effort shall be made to provide a compatible use for a property that requires 
minimal alteration of the building structure, or site and its environment, or to use a property for its 
originally intended purpose. 

   B.   The distinguishing original qualities or character of a building, structure, or site and its environment 
shall not be destroyed. The removal or alteration of any historic material or distinctive architectural 
features should be avoided when possible. 
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   C.   All buildings, structures and sites shall be recognized as products of their own time. Alterations that 
have no historic basis and that seek to create an earlier appearance shall be discouraged. 

   D.   Changes, which may have taken place in the course of time, are evidence of the history and 
development of a building, structure, or site and its environment. These changes may have acquired 
significance in their own right, and this significance shall be recognized and respected. 

   E.   Distinctive stylistic features or examples of skilled craftsmanship, which characterize a building, 
structure or site, shall be treated with sensitivity. 

   F.   Deteriorated architectural features shall be repaired rather than replaced, wherever possible. In the 
event replacement is necessary, the new material should match the material being replaced in 
composition, design, color, texture and other visual qualities. Repair or replacement of missing 
architectural features should be based on accurate duplications of features, substantiated by historical, 
physical or pictorial evidence rather than on conjectural designs or the availability of different 
architectural elements from other buildings or structures. 

   G.   The surface cleaning of structures shall be undertaken with the gentlest means possible. 
Sandblasting and other cleaning methods that will damage the historic building materials shall not be 
undertaken, without prior approval of the historic preservation advisory committee. 

   H.   Every reasonable effort shall be made to protect and preserve archaeological resources affected 
by, or adjacent to any acquisition, protection, stabilization, preservation, rehabilitation, restoration or 
reconstruction project. (Ord. 2710 (part), 2017: Ord. 2001-13 § 4 (part), 2001: prior code § 7711) 

17.56.120   Fencing and wall design criteria. 
  This section contains criteria for reviewing all applications for new fencing and walls within the historic 
district or on the local register, and for any application for rehabilitation, renovation, alteration, 
reconstruction, or enlargement of fencing and walls within the historic district or on the local register. In 
reviewing an application, the historic preservation advisory committee shall consider the following 
general standards and principles: 

A. Fencing proposals shall be used to form continuous cohesive walls of enclosure along the street, 
and shall be compatible with the architectural style of the main building and historic district. 

B. If historic walls or fencing exist on a property, preference should be given to repair of the existing 
fencing or wall to restore its original appearance to the extent possible. If removal and replacement of 
historic fencing and walls is proposed, preference should be given to the use of like materials to preserve 
the appearance of the original fencing or wall. 

C. Proposals for new fencing or walls should be compatible with the character and architectural 
elements of the historic structure onsite and its period of original construction. 

D. Appropriate materials for fencing and walls shall include, but not be limited to, landscape masses, 
wood, wood pickets, wrought iron, cast iron, masonry walls, brick, stone, decorative wire, and vinyl 
materials that mimic the appearance of painted wood.  

E. Proposals for chain link fencing in areas visible from the street shall be discouraged. The historic 
preservation advisory committee may grant an application for chain link fencing along public streets if, on 
the basis of the application and the evidence submitted, the committee makes one of the following 
findings: 

1. That the proposed chain link fencing is compatible with the historic structure and the 
neighborhood;  

2. That sufficient evidence has been provided indicating that the applicant will experience an 
economic hardship should the chain link fencing not be permitted to be placed onsite; 

17.56.130   Role of building official. 
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   A.   The building official shall refuse to issue all building or sign permits based upon an application 
disapproved by the historic preservation advisory committee, unless such application is later approved by 
the city council. The building official may approve any application approved or conditionally approved by 
the committee at such time as any conditions specified in such conditional approval are clearly indicated 
by the applicant on the plans presented to the building official for approval. If an appeal to the city council 
is filed within ten days from the date of committee approval of an application, no permit shall be issued 
until the outcome of said appeal is finally determined by the city council. 

   B.   After a building permit has been issued, the building official or his/her designee shall from time to 
time inspect the construction, alteration or enlargement approved by the committee and shall take such 
action as is necessary to assure compliance with the approved plans. (Ord. 2017-01 (part), 2017: Ord. 
2001-13 § 4 (part), 2001: prior code § 7712) 

17.56.140  Separability. 
   The provisions of this chapter shall be deemed to be severable, and if any of its provisions shall be 
held unconstitutional by any court of competent jurisdiction, the decision of the court shall not impair any 
of the remaining provisions. (Ord. 2017-01 (part), 2017: Ord. 2001-13 § 4 (part), 2001: prior code § 7707) 
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Resolution No. 2024-84 

RESOLUTION NO. 2024-84 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE  
CITY OF VISALIA APPROVING CONDITIONAL USE PERMIT NO. 2024-46, A 

REQUEST BY MARIA LOMELI TO ESTABLISH THREE RESIDENTIAL UNITS WITHIN 
THE D-MU (DOWNTOWN MIXED USE) ZONE. THE PROJECT SITE IS LOCATED AT 

405 NORTH WEST STREET (APN: 093-175-010). 
 

 WHEREAS, Conditional Use Permit No. 2024-46, is a request by Maria Lomeli to 
establish three residential units within the D-MU (Downtown Mixed Use) Zone. The 
project site is located at 405 North West Street (APN: 093-175-010); and 
 
 WHEREAS, the Historic Preservation Advisory Committee of the City of Visalia, 
after duly published notice, held a public hearing before said Committee on September 25, 
2024; and 
 
 WHEREAS, the Historic Preservation Advisory Committee of the City of Visalia 
considered the Conditional Use Permit in accordance with Section 17.56.050.B of the 
Zoning Ordinance of the City of Visalia, and based on evidence contained in the staff report 
and testimony presented at the public hearing, recommended approval of the Conditional 
Use Permit to the Visalia Planning Commission, via approval of Historic Preservation 
Advisory Committee Item No. 2024-26; and, 
 

WHEREAS, the Planning Commission of the City of Visalia, after duly published 
notice did hold a public hearing before said Commission on May 12, 2025; and 
 
 WHEREAS, the Planning Commission of the City of Visalia finds the Conditional 
Use Permit to be in accordance with Chapter 17.38.110 of the Zoning Ordinance of the 
City of Visalia based on the evidence contained in the staff report and testimony 
presented at the public hearing; and 
 
 WHEREAS, the Planning Commission finds the project to be Categorically Exempt 
consistent with the California Environmental Quality Act (CEQA) and City of Visalia 
Environmental Guidelines. 
 
 NOW, THEREFORE, BE IT RESOLVED that the project is exempt from further 
environmental review pursuant to CEQA Section 15301. 
 
 NOW, THEREFORE, BE IT FURTHER RESOLVED that the Planning 
Commission of the City of Visalia makes the following specific findings based on the 
evidence presented: 
 
1. That the proposed project will not be detrimental to the public health, safety, or welfare, 

or materially injurious to properties or improvements in the vicinity. 

2. That the proposed conditional use permit is consistent with the policies and intent of 
the General Plan and Zoning Ordinance.  Specifically, the project is consistent with 
the required 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.  
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Resolution No. 2024-84 

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.  

3. That the project is considered Categorically Exempt under Section 15301 of the 
Guidelines for the Implementation of the California Environmental Quality Act (CEQA). 
(Categorical Exemption No. 2024-75). 

 
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 Conditional Use Permit shall be developed consistent with the comments and 

conditions of Site Plan Review No. 2024-057, incorporated herein by reference.  

2. That the use shall be operated in substantial compliance with the site plan, floor plan, 
building elevations, and operational statement, in Exhibits “A”, “B”, “C”, and “D”.  

3. That the applicant shall comply with all conditions of Exhibit “E”, the Approval Letter 
for Historic Preservation Advisory Committee Item No. 2024-26. 

4. That the applicant shall plant and maintain street trees along the project site street 
frontage, in compliance with City Standards.  

5. That substantial changes to the site plan and/or operational plan, or an intensification 
of the use, may require evaluation by the Site Plan Review committee, Historic 
Preservation Advisory Committee, and/or an amendment to this Conditional Use 
Permit. 

6. That all other federal, state and city laws, codes and ordinances be complied with. 
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HPAC No. 2024-26 – 405 North West Street – Establish Three Residences in D-MU Zone, Exterior Alterations 

 

 

EXHIBIT “A” 

BUILDING TO 
BE MODIFIED 
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HPAC No. 2024-26 – 405 North West Street – Establish Three Residences in D-MU Zone, Exterior Alterations 

 

EXHIBIT “B” 
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HPAC No. 2024-26 – 405 North West Street – Establish Three Residences in D-MU Zone, Exterior Alterations 
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405 N West St Visalia CA 93291 
 

  

Southside & South East of the building: Staircases with premature updates, and exterior paint and 
trim for approval.  

 

  

North Side of the Building: Remove/relocated HVAC (premature installation) to ground level. Will 
provide covering for wire, cables, lines, etc.  

 

 

 

 

 

EXHIBIT C
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Westside of the building: Repave/repair sidewalk and driveway. Remove window screen coverings 
from all windows and replace with stationary screens. Remove Maple tree located in front of the 
driveway entrance.  
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Operational Statement  (Updated)  
 

Re: 405 N. West St. Visalia, CA 93291 
 

Overview:  
 
Residential apartment building has been updated for residential use. Property has three (3) 
individual units with one downstairs 2 bedroom 1 bathroom apartment and two apartment units 
upstairs with one 2 bedroom 1 bathroom unit and one 1 bedroom 1 bathroom unit. The residence 
also included three (3) attached single car garages located on the east of the residence. 

 

Staircase: 

Staircases located on the west and  the south of the residence have been re-built to provide 
suitable access to the upstairs units.  

 

Window Screes:  

Building, window trim, staircases, and garages have been painted.  New window screens were 
installed for each apartment unit. Per Historic District, window screens are too dark and not 
standard. Will have replaced with approval with standard stationary screens.  

 

HVAC:  
 
Each apartment unit has newer HVAC window units installed for residential use. HVAC units will be 
removed from the windows pre the Historic Districts request and relocated on the premises by 
either placing 5 feet away from the building or installed on the roof of the building.  

 

Updated work to the residence was completed in 2019 under expired building permits. The units 
are rent ready and will need approval with the City of Visalia Code Enforcement and be brought into 
compliance with the city’s regulations.  
 

 

PAVEMENT/SIDEWALK 

Remove damage sidewalk concrete located in front of the garages, remove tree in the center the 
sidewalk due to roots uplifting the walkway. Replay new concrete on the sidewalk/driveway area.  
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October 24, 2024 
 
The Equity Group 
Attn: Denee Fiore 
420 North Court Street 
Visalia, CA 93291 
 
RE: Historic Preservation Advisory Committee Item No. 2022-26 (405 North West 
Street) 

On September 25, 2024, the Historic Preservation Advisory Committee (HPAC) reviewed 
your request for a Conditional Use Permit establish three residential units, and conduct 
exterior alterations, on a property within the D-MU (Downtown Mixed Use) Zone. The project 
site is located at 405 North West Street (APN: 093-175-010). The HPAC approved the 
exterior alterations, and recommended approval of the Conditional Use Permit to the Visalia 
Planning Commission, with a recommendation that the Planning Commission include a 
Condition of Approval requiring placement of street trees along the project street frontage, 
based upon the following findings and conditions: 

Findings: 

1. The site is within the Historic District and is not listed in the Local Register of Historic 
Structures. 

2. That the proposal is consistent with residential and commercial uses in the Historic 
District and the surrounding area.  

3. That the proposal is in keeping with the purpose and intent of the Historic Preservation 
Element and Ordinance.   

4. That the proposal will not be injurious to the surrounding properties or character of the 
Historic District due to its compatibility with the surrounding area. 

5. That the Conditional Use Permit request to establish three residential units in the D-
MU (Downtown Mixed Use) Zone is consistent with the Zoning Ordinance, Historic 
Preservation Element, and Historic Preservation Ordinance. 

Conditions: 

1. That the project shall be developed in substantial compliance with the site plan in 
Exhibit “A”, Floor Plans in Exhibit “B”, Building Elevations in Exhibit “C” and “D”, HPAC 
Project Application in Exhibit “E”, and Staircase Plans in Exhibit “F”, except as 
modified below: 

a. That the existing window screens can remain, and that the applicant shall place 
vertical wood dividers on all the window screens, to mimic the appearance of 
the existing windows. 

2. That the project shall be developed in compliance with all development standards of 
the D-MU Zone. 

City of Visalia Planning Division 

     315 E. Acequia Ave., Visalia, CA 93291       Tel: (559) 713-4359; Fax: (559) 713-4814 
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3. That the applicant shall comply with all requirements of Site Plan Review No. 2024-
057. 

4. That the project undergoes the appropriate City permitting process. 

5. That any significant changes to the proposed use, or any changes to the exterior of 
onsite structures, be brought back to the Historic Preservation Advisory Committee 
prior to any review by the Planning Commission and/or issuance of a Building Permit. 

6. That all other City codes, ordinances, standards, and regulations shall be met. 

7. That the approval from the Historic Preservation Advisory Committee shall lapse and 
become void twelve months after the date on which it became effective, unless the 
conditions of the approval allowed a shorter or greater time limit, or unless prior to the 
expiration of twelve 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 approval. 

There is a 10-day appeal period for this action from the date of approval. No permits may be 
issued until the appeal period has lapsed with no appeal of the action. Following completion 
of the appeal period, a Conditional Use Permit shall be filed for review and approval by the 
Visalia Planning Commission, and a Building Permit obtained from the City of Visalia for the 
exterior alterations conducted, prior to the commencement of any work onsite. The Building 
Department is located at 315 E. Acequia Avenue, Visalia CA 93291. 

If you have any questions, please contact me at (559) 713-4443 or e-mail 
cristobal.carrillo@visalia.city  
 
Regards, 

 
Cristobal Carrillo, 
Associate Planner 
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REPORT TO THE CITY OF VISALIA 

HISTORIC PRESERVATION ADVISORY COMMITTEE 
 
HEARING DATE:   September 25, 2024 

 
PROJECT PLANNER: Cristobal Carrillo, Associate Planner 

 Phone: (559) 713-4443 
 E-mail: cristobal.carrillo@visalia.city  

 
SUBJECT: Historic Preservation Advisory Committee Item No. 2024-26: A request by 

Denee Fiore for a Conditional Use Permit to establish three residential units, and 
conduct exterior alterations, on a property within the D-MU (Downtown Mixed 
Use) Zone. The project site is located at 405 North West Street (APN: 093-175-
010). 

STAFF RECOMMENDATION 

Staff recommends that the Historic 
Preservation Advisory Committee 
(HPAC) take the following actions: 

1. Approve the exterior 
alterations to the building. 

2. Recommend approval of the 
Conditional Use Permit 
(CUP) request to the Visalia 
Planning Commission. 

3. Recommend that the 
Planning Commission 
include a Condition of 
Approval requiring the 
reinstallation of street trees 
along the North West Street 
property frontage.  

SITE DATA 

The site is zoned D-MU (Downtown Mixed Use) and contains an unpermitted residential triplex 
(the subject of this proposal), and two separate single-family residences.  

The project site is located within the Historic District and is not listed on the Local Register of 
Historic Structures.  

RELATED PROJECTS 

HPAC Item No. 2018-11: On October 10, 2018, the HPAC considered a request to allow a 
residential duplex and exterior alterations for an existing building located at 405 North West 

EXHIBIT F
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Street. The Committee approved the request subject to approval of a Conditional Use Permit 
by the Visalia Planning Commission. 

Conditional Use Permit No. 2018-20: On October 22, 2018, the Visalia Planning Commission 
considered a request to allow a residential duplex in an existing building located at 405 North 
West Street, within the PA (Professional Administrative/Office) Zone. The Commission 
approved the request subject to conditions of approval requiring compliance with HPAC 
conditions.  

B194031: On September 4, 2019, a Building Permit request was submitted to convert the 
building at 405 North West Street into a duplex. A request for revisions to the construction plans 
was never fulfilled and the Building Permit request expired on April 27, 2021.  

CE230386: On March 8, 2023, Neighborhood Preservation staff cited the property owner of 
405 North West Street for conducting exterior alterations without HPAC approval or Building 
Permit issuance. During a site inspection staff discovered that the structure had been converted 
into a triplex and that the units were occupied. Further research by Planning Division staff 
determined that the previous CUP approval had expired due to lack of action by the property 
owner to obtain a Building Permit.  Due to the addition of a third unit to the building, the applicant 
was directed by staff to submit to the Site Plan Review Committee for approval of the residential 
units.  

Site Plan Review No. 2024-057: On March 27, 2024, a request to convert an existing building 
into a triplex at 405 North West Street was approved to proceed with City processes by the Site 
Plan Review Committee. The approval required the applicant to submit a CUP request for 
review by the HPAC and Planning Commission. The comments for Site Plan Review No. 2024-
057 are included with this report.  

PROJECT DESCRIPTION 

Per the project application, the applicant is requesting to conduct the following: 

1. Convert the existing building into a residential triplex, with one 1,068 square foot 
residential unit on the first floor, and two residential units (984 square feet and 568 
square feet, respectively) on the second floor (see Floor Plans in Exhibit “B”). The two 
largest units will contain two bedrooms, a kitchen, and bathroom. The smallest unit will 
contain a bedroom, bathroom, and kitchen. Three single car garages located on the first 
floor will remain.  

2. Remove all existing window screens and replace them with conventional window 
screens as depicted in Exhibit “D”. 

3. Add HVAC piping covers to the walls, as depicted in Exhibit “D”. 

4. Minor modifications to the existing staircases on the southern and western building 
exteriors (see stairs in Exhibit “C”). 

Additional exterior alterations and site improvements not subject to HPAC review are also 
proposed as follows: 

1. Relocation of two wall mounted HVAC units from the northern building exterior, to 
ground level (see Exhibit “C”).  

2. Removal of street trees along North West Street. 

3. Repair of curb, gutter, and sidewalk along the North West Street frontage. 

Conversion of the building into a triplex and modifications to the staircases have already been 
conducted. 
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DISCUSSION 

Zoning actions such as a CUP require a recommendation from the HPAC to the Visalia 
Planning Commission. Per the Historic Preservation Ordinance, the HPAC may recommend 
approval, conditional approval, modification, or disapproval of an application based upon the 
expected impact of the proposed zoning action on the historic or architectural significance of 
the affected structure, neighborhood, or the entire Historic District. Staff’s recommendation to 
the HPAC is based on the considerations listed below.  

Land Use Compatibility 

Residential units are “conditionally permitted” for use in the D-MU Zone, requiring approval of 
a CUP via a public hearing with the Visalia Planning Commission. The surrounding area 
consists primarily of single and multi-family residential uses, with an office and restaurant to 
the northwest and west, respectively. The project site itself contains two separate single-family 
residences that are currently occupied. Exterior alterations proposed would also restore the 
historic appearance of the structure, thereby improving compatibility with the Historic District. 
As such, the residential use of the site is considered compatible with the site and surrounding 
land uses.  

Development Standards 

No physical alterations are proposed to the structure itself that would conflict with development 
standards for the D-MU Zone. The applicant has stated that HVAC units attached to the building 
will be removed and relocated to the ground. However, the new location of the HVAC units has 
not been identified. Condition No. 2 is recommended, requiring the applicant to comply with all 
setback standards for the D-MU Zone, to be verified during Building Permit review.  

For parking, the Visalia Municipal Code requires 1.5 parking stalls per unit for “multifamily 
zones”. Since three units are proposed, the multifamily parking rate is considered appropriate. 
This would require placement of 4.5 parking stalls onsite. The project site contains three single 
car garages and a driveway that, once right of way improvements are performed, will be able 
to accommodate approximately 3 more vehicles, for a total of 6 parking stalls onsite. As such, 
staff believes that the required parking ratio has been exceeded. As it stands, pursuant to 
California Assembly Bill No. 2097, which was signed into law January 1, 2023, public agencies 
are prohibited from imposing minimum parking requirements on sites that are located within a 
half-mile radius of a major transit stop. The City of Visalia Transit operates bus services along 
“Route 1”, which makes bus stops along Main Street and Mooney Boulevard. Route 1 meets 
the definition of a “major transit stop”. Since the project site is located within a half-mile of Route 
1 bus stops, the site meets parking provisions per Assembly Bill No. 2097. Thus, no additional 
parking is required outside what is provided onsite. 

Architectural Compatibility 

The building’s change of use will have no effect on the architectural compatibility of the site 
with the Historic District and surrounding streetscape. Exterior alterations involving the removal 
of existing window screens will assist in restoring the buildings original appearance, as the 
existing screens contain thick mesh and broad wood borders that completely obstruct views of 
the windows. The addition of covers for HVAC piping will assist in obscuring unsightly views of 
pipes running along building exteriors. And modifications to stairs proposed appear to be minor 
and would not significantly affect its current appearance. Relocation of HVAC units, though not 
reviewable, will assist in removing visual impediments to the building exterior.  
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Landscaping 

As stated the by applicant, street trees located along the project site street frontage will be 
removed to allow for the repair of an existing driveway, curb, gutter, and sidewalk. It is unclear 
whether the repairs will leave any landscaping areas within the right of way. An examination of 
the surrounding sites to the north and south indicates that street trees are predominant in the 
area. Street trees are considered an amenity that assists in beautifying neighborhoods and 
emphasizing the historic nature of properties on which they reside. However, since street trees 
are located in the right of way, they are not strictly under the jurisdiction of the HPAC. The 
Planning Commission conversely is able to apply conditions in matters concerning right of way 
areas, when they relate to land use actions. As such, it is recommended that the HPAC include 
in its recommendation to the Planning Commission a request that a condition of approval be 
added requiring the applicant to reinstall street trees along the North West Street property 
frontage.   

FINDINGS AND CONDITIONS 

Staff recommends that the Committee approve the exterior alterations proposed and 
recommend approval of HPAC Item No. 2024-26 to the Visalia Planning Commission, with a 
request to add a condition of approval requiring reinstallation of street trees, based upon the 
following findings: 

1. The site is within the Historic District and is not listed in the Local Register of Historic 
Structures. 

2. That the proposal is consistent with residential and commercial uses in the Historic 
District and the surrounding area.  

3. That the proposal is in keeping with the purpose and intent of the Historic Preservation 
Element and Ordinance.   

4. That the proposal will not be injurious to the surrounding properties or character of the 
Historic District due to its compatibility with the surrounding area. 

5. That the Conditional Use Permit request to establish three residential units in the D-MU 
(Downtown Mixed Use) Zone is consistent with the Zoning Ordinance, Historic 
Preservation Element, and Historic Preservation Ordinance. 

And subject to the following conditions: 

1. That the project shall be developed in substantial compliance with the site plan in Exhibit 
“A”, Floor Plans in Exhibit “B”, Building Elevations in Exhibit “C” and “D”, and HPAC 
Project Application in Exhibit “E”.  

2. That the project shall be developed in compliance with all development standards of the 
D-MU Zone. 

3. That the applicant shall comply with all requirements of Site Plan Review No. 2024-057. 

4. That the project undergoes the appropriate City permitting process. 

5. That any significant changes to the proposed use, or any changes to the exterior of 
onsite structures, be brought back to the Historic Preservation Advisory Committee prior 
to any review by the Planning Commission and/or issuance of a Building Permit. 

6. That all other City codes, ordinances, standards, and regulations shall be met. 

7. That the approval from the Historic Preservation Advisory Committee shall lapse and 
become void twelve months after the date on which it became effective, unless the 
conditions of the approval allowed a shorter or greater time limit, or unless prior to the 
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expiration of twelve 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 approval. 

ATTACHMENTS 

• Exhibit “A” – Site Plan 

• Exhibit “B” – Floor Plans 

• Exhibit “C” – Building Elevations 

• Exhibit “D” – Proposed Window Screens and HVAC Piping Covers 

• Exhibit “E” – HPAC Project Application 

• Site Plan Review No. 2024-057 Revise & Proceed Comments 

• Aerial Map 

• Historic District and Local Register Map

APPEAL INFORMATION 

According to the City of Visalia Zoning Ordinance Section 17.56.060, an appeal to the City Council may be 
submitted within ten days following the date of a decision by the Historic Preservation Advisory Committee 
(HPAC). An appeal shall be in writing and shall be filed with the City Clerk at 220 N. Santa Fe Street. The 
appeal shall specify errors or abuses of discretion by the HPAC, 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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EXHIBIT “A” 

BUILDING TO 
BE MODIFIED 
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EXHIBIT “B” 
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405 N West St Visalia CA 93291 
 

  

Southside & South East of the building: Staircases with premature updates, and exterior paint and 
trim for approval.  

 

  

North Side of the Building: Remove/relocated HVAC (premature installation) to ground level. Will 
provide covering for wire, cables, lines, etc.  
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Westside of the building: Repave/repair sidewalk and driveway. Remove window screen coverings 
from all windows and replace with stationary screens. Remove Maple tree located in front of the 
driveway entrance.  
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Project Address
HPAC NO

CITY OF VISALIA

HISTORIC PRESERVATION ADVISORY COMMITTEE

REVIEW APPLICATION

405 N West St Visalia CA 93291

DAIE 09t11t2024LocATtoN oF pRoJECT: 405 N West St Visalia CA 93291

AppLtcANT/pRoJEcT coNTA6T: Denee Fiore, Equity Group

AppLtcANT ADDRESS. 420 N Court St Visalia, CA 93291
PHoNE. 559-419-0641

E_MAtL ADDRESS: denee@equitygroupinc.com APN#.093-175-010-000
pRopERTy 91ry1gp Maria Claudia Lomeli

GENERAL DESCRIPTION OF PROJECT: Remove a.d reloete HVAC unitson 2 of the upstiars units. repair the dnveway/sidewaik by lhe street. ,nstall standard

wlndow screen s obta in pemits for prematu re work lor the pmperty ( e parnt. updated starrcase). subm it lor approval second strory pla,rs for rcvievapprcval

BRIEF NARRATIVE/REASON FOR PROJECT: Prcperiy had pno. premature updates that need approval wit both HAPC and city of Visaria requirements

HVAC unils were nstalled. Need to be rcmoved off the building a nd relocated. Concerete repair for the dnveway/sidewalk, remove currenl window covenngs and eplaced with

standard stantionary screens, approval for premature work to lhe sta{ways, extenor paint, and HVAC units.

NAME & PHONE NUMBER OF PERSON ATTENDING THE IVIEETINGS

RELATIONSH|P To pRopERTy owNER Property Manager

Denee Fiore, Equity Group

Please provide the following information as it pertains to your project (drawings and a plot plan must be submitted
with this application. These plans are for the HPAC process only. Building permits require a separate application
and separate maierials).

'1 . Tvpe of Action (check one)

New Construction

X Alteration to existing structure

_Signs
_lvloving-New Location

Other:

_Demolition - (May require inspection by the City of Visalia Building Division)
For further information contact Historic Preservation staff representative

REQUIRED MATERIALS:

Completed application
Completed Agency Authorization form (if represented by an agent)*.
2 copies of site plan, elevations, landscape plans, etc. (as necessary)
1 copy of 8-1/2" x 11" reduction of all plans
NoTE: Additional materials may be requested, as necessary
..lf the property owner is not the applicant, an Agency Authorization must also be submitted

2. Exterior Elevations
Proposed Materials on exterior elevation (type and description of siding and trims):
Premature work for updaled staircases and exterior paint and trifi needing appovaland sign off ol permided work with the City ofVis€lia

b. Description and type of proposed windows and doors (include material of window frame):

Remove current window screen coverings and replaiced with standard stationary screens for all windows

a

lf moving or demolition permit - it is not necessary to complete the following questions.

EXHIBIT E
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c lf masonry is used as an exterior material, please provide the following information

Material:

Size:

Color

3. Roof: (Please indicate proposed changes to)

Style

Pitch

Materiai

Height to eave

Height to peak of roof:

5. Setbacks: (Measurement from curb and property line to proposed structures)

a. Setbacks on proposed prolect:

Front:

Rear:

Sides

b. Setbacks on adjacent properties (distance from curb is sufficient)

Front only

6. Landscapinq (lndicate any mature trees on plans)

Removal of l\,!aple tree located in front of the driveway enterence Tree roots are causing the sidewalk to lift.

7. Siqns: (lf applicable)

Please provide a sketch of the proposed sign indicating colors and materials and a plot plan showing the
location of the sign on the property.

tl,,lscaqSigned Date
rty

lf the application is approved, a building permit may not be issued and construclion may not begin until 10 days after
the Committee's decision. This is to allow appeals to be submitted, as prescribed in Article 26, Section 7712 of the
City of Visalia Historic Preservation District Ordinance.

Applications for Historic Preservation must be submitted tqthe Citv of Visalia Planninq Division NO LESS
THAN 8 CALENDAR DAYS PRIOR to the meetinq

Applicants or their representative are requested to attend the meeting.

The Historic Preservation Advisory Committee meets every 2nd and 4rh Wednesday of the month (except
holidays and special circumstances) at 5:30 p.m. in the City Hal! East Conference Room.

For additional information or assistance in completing this application, please feel free to call (559) 713-4359

4. Prooosed Buildinq Heiqht:
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Aerial Map 

 
 

 
 

  

61



HPAC No. 2024-26 – 405 North West Street – Establish Three Residences in D-MU Zone, Exterior Alterations 

Historic District and Local Register Map 
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Environmental Document # 2024-75 

NOTICE OF EXEMPTION 

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

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

Conditional Use Permit No. 2024-46 

PROJECT TITLE  
 

405 North West Street (APN: 093-175-010) 

PROJECT LOCATION  
 

Visalia  Tulare 

PROJECT LOCATION - CITY  COUNTY 
 
A request by Maria Lomeli to establish three residential units within the D-MU (Downtown Mixed 
Use) Zone. 

DESCRIPTION - Nature, Purpose, & Beneficiaries of Project 
 
City of Visalia, Attn: Cristobal Carrillo, Associate Planner, 315 E. Acequia Avenue, Visalia, CA 
93291, Email: cristobal.carrillo@visalia.city, (559) 713-4443 

NAME OF PUBLIC AGENCY APPROVING PROJECT 
 

Maria C. Lomeli, 1279 West Henderson Avenue, #278, Porterville, CA 93257, (559) 359-2835,  
claudialomeli76@gmail.com  

NAME AND ADDRESS OF APPLICANT CARRYING OUT PROJECT 
 

The Equity Group, Attn: Denee Fiore, 420 North Court Street, Visalia CA 93291, (559) 419-
0641, denee@equitygroupinc.com  

NAME AND ADDRESS OF AGENT CARRYING OUT PROJECT 
 

EXEMPT STATUS: (Check one) 

 Ministerial - Section 15268 
 Emergency Project - Section 15269 
 Categorical Exemption - State type and Section number: Section 15301 
 Statutory Exemptions- State code number:       

A request to convert an existing building into three residential units. There are no additional 
changes or alterations proposed to the project site. 

REASON FOR PROJECT EXEMPTION 

Cristobal Carrillo  (559) 713-4443 

CONTACT PERSON  AREA CODE/PHONE 
   
   

DATE  ENVIRONMENTAL COORDINATOR 
  Brandon Smith, AICP 
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General Plan
Land Use Map
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Zoning Map
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Aerial Map
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Location Map
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REPORT TO CITY OF VISALIA PLANNING COMMISSION 
 
HEARING DATE:           May 12, 2025 
    

PROJECT PLANNER:     Josh Dan, Senior Planner 

                                                       Phone No.: (559) 713-4003 
   E-mail: josh.dan@visalia.city 

 
SUBJECT: Conditional Use Permit 2025-11: A request to construct a fast-food restaurant 

measuring 2,003 square feet with drive-thru and indoor dining, on a parcel 
measuring 0.79-acres in the Mixed-Use Commercial (C-MU) Zone. The project site 
is located along South Demaree Street, approximately 296-feet south of West 
Caldwell Avenue (Address: N/A) (APN:121-580-008). 

STAFF RECOMMENDATION 

Staff recommends approval of Conditional Use Permit No. 2025-11, based upon the findings 
and conditions in Resolution No. 2025-26. Staff’s recommendation is based on the conclusion 
that the request is consistent with the General Plan, Zoning Ordinance and Demaree/Caldwell 
Specific Plan. 

RECOMMENDED MOTION 

I move to approve Conditional Use Permit No. 2025-11 based on the findings and conditions in 
Resolution No. 2025-26. 

PROJECT DESCRIPTION 

Conditional Use Permit No. 2025-11 is a request to construct a Jack in the Box (i.e. fast-food) 
restaurant. The building is proposed to measure 2,003 square feet with a drive-thru lane (see 
Exhibit “A”). The Visalia Municipal Code (VMC) Table 17.25.030 (“Zoning Matrix”), Line D7 lists 
drive-thru lanes not meeting the drive-thru performance standards of VMC Section 17.32.162, 
are conditionally permitted in the C-MU zone. The Jack in the Box will be developed within the 
Demaree/Caldwell Specific Plan along the south Demaree street frontage, approximately 296-
feet south of West Caldwell Avenue. Access to the proposed development will be provided from 
the South Demaree Street via an existing vehicular access point and additionally by the interior 
drive aisle which can provide access to West Caldwell Avenue (see Exhibit “A”). 

The fast-food restaurant, as seen in Exhibit “A”, is proposed to be oriented in a north-south 
orientation. The drive-thru lane, as designed, can accommodate up to 16 vehicles. The floor 
plan (see Exhibit “B”) depicts the interior layout of a fast-food restaurant which includes food 
service areas and minimal indoor dining room for 24 patrons. The elevations provided (see 
Exhibit “C”) identify the building materials proposed for this Jack in the Box restaurant. 

BACKGROUND INFORMATION 

General Plan Land Use Designation: Commercial Neighborhood 

Zoning: C-MU (Mixed-Use Commercial)  

Surrounding Zoning and Land Use: North: C-MU (Mixed-Use Commercial) – CVS Drugstore 
(Demaree/Caldwell Specific Plan) 

 South: C-MU (Mixed-Use Commercial) – Vacant 
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(Demaree/Caldwell Specific Plan)  

 East: C-MU (Mixed-Use Commercial) – Vacant 
(Demaree/Caldwell Specific Plan – entitled carwash 
CUP No. 2023-24 & TPM No. 2023-08)  

 West: C-MU (Mixed-Use Commercial) – South Demaree 
Street – Church and Vacant Land  

Environmental Review: 

Special Districts: 

Categorical Exemption No. 2025-18 

Demaree/Caldwell Specific Plan 

Site Plan: 2025-002 

RELATED PLANS AND POLICIES 

All related plans and policies are reprinted in the attachment to this staff report entitled “Related 
Plans and Policies”. 

RELATED PROJECTS 

The Demaree/Caldwell Specific Plan was passed and adopted by the Visalia City Council May 
24, 1999, approving the development plan for a 66-acre commercial, professional office, and 
muti-family residential development located in the south and southeast areas of West Caldwell 
Avenue and South Demaree Street. Link to Demaree/Caldwell Specific Plan:  
https://www.visalia.city/civicax/filebank/blobdload.aspx?BlobID=4522  

On September 11, 2006, the Planning Commission approved Specific Plan Amendment No. 
2006-02 and Conditional Use Permit No. 2006-32 amending the previously adopted 1999 
Demaree/Caldwell Specific Plan which demonstrated a fast-food restaurant with drive-thru at 
the southeast corner of West Caldwell Avenue and South Demaree Street for a Long’s Drug 
store and pharmacy with drive-thru.  

PROJECT EVALUATION 

Staff recommends approval of the requested Conditional Use Permit based on project 
consistency with the General Plan, the Demaree/Caldwell Specific Plan and the Zoning 
Ordinance. 

Land Use Compatibility 

The Visalia Zoning Matrix identifies drive-thrus, not meeting the drive-thru performance 
standards as required per VMC Section 17.32.162, as conditionally permitted in the C-MU 
zone. Through the CUP process, potential impacts can be addressed thereby ensuring 
compatibility between the proposed use and existing surrounding uses. Staff has concluded 
that the proposed drive-thru will not have a negative impact on surrounding uses and 
complement other commercial uses within proximity to West Caldwell Avenue and South 
Demaree Street as well as other commercial uses within the area. 

A CUP is necessary as the proposed drive-thru does not comply with subsection B(1) of the 
above reference section, in which the drive-thru is within 250 feet of a residence located to the 
south of the project site. 

At the Site Plan Review meeting held on January 8, 2025, the applicant informed staff that the 
Jack in the Box will operate seven days a week with a 24-hour operation format, consistent with 
all other Jack in the Boxes in the City. The Jack in the Box site plan (see Exhibit “A”) depicts the 
placement of two menu boards and speaker boxes - one in each of the two drive-thru 
approaches - with an orientation northward toward the existing CVS. The distance from the 
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speaker box to the closest residential structure is ±300 feet. Noises emitted from the speaker 
box of the drive-thru are required to meet the community noise standards as set forth in 
Chapter 8.36 (Noise Ordinance) of the Municipal Code. The requirement to comply with the 
City’s Noise Ordinance is included as Condition No. 6 of the Conditions of Approval for the 
project. 

On September 11, 2006, the Planning Commission approved Specific Plan Amendment No. 
2006-02 and Conditional Use Permit No. 2006-32 amending the previously adopted 1999 
Demaree/Caldwell Specific Plan which demonstrated a fast-food restaurant with drive-thru at 
the southeast corner of West Caldwell Avenue and South Demaree Street for a Long’s Drug 
store and pharmacy with drive-thru. Condition of Approval No. 5 of CUP No. 2006-32 required 
that a seven-foot-high block wall be constructed along the southern property line of Subarea 
“B”. The wall has been constructed to meet this condition.  

Compliance with Demaree/Caldwell Specific Plan 

The Demaree/Caldwell Specific Plan was approved in 1999 and set forth the development plan 
for a 66-acre area within the south and southeast portions of the Caldwell / Demaree 
intersection. The project site is located within Subarea “B” of the specific plan, which was 
identified to provide community-level retail commercials uses. Furthermore, the specific plan 
identifies in the Subarea “B” policies, B-2 that proposed uses are to conform to the equivalent 
zone district (or equivalent, or comparable zone, should the City’s Zoning Ordinance be 
modified. The Zoning Ordinance was updated in 2017 and the area zoning was changed to C-
MU (Mixed-Use Commercial), which as stated above, conditionally permits drive-thru uses not 
meeting performance standards. 

Link to Demaree/Caldwell Specific Plan:  
https://www.visalia.city/civicax/filebank/blobdload.aspx?BlobID=4522  

The 2006 amendments restructured the Subarea “B” layout, demonstrating a fast-food drive-
thru use on the subject site (see Exhibit “H” – SP Amendment report and the image below). The 
applicant’s request is consistent with the approved amendment in use, location, and layout. 
However, because the drive-thru use for this site was never fully analyzed in relation to the 
other drive-thru uses as part of the 2006 approval, and due to the lack of analysis and 
information provided, staff concluded a CUP amendment was warranted. 
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Acoustical Analysis 

An Acoustical Analysis was prepared for the proposed project [ref.: Acoustical Analysis, Jack 
In The Box Restaurant S. Demaree Street & Caldwell Avenue. WJV Acoustics, March 31, 
2025]. The purpose of the study is to determine if noise levels associated with the proposed 
Drive-thru will comply with the City’s applicable noise level standards upon the existing single-
family residential use to the south. The analysis concluded that noise levels associated with 
the proposed drive-thru operations would not be expected to exceed the City’s exterior noise 
level standards. 

Public Frontage Improvements 

The site is located along South Demaree Street, a Minor Arterial roadway as defined in the 
City’s Circulation Element. Currently, there are two existing vehicular drive approaches along 
the Demaree frontage to the site. To date, the only improvement along the project site frontage 
is curb and gutter. The proposed development will extend sidewalk and parkway landscaping 
across their project street frontage. Furthermore, the applicant has shown on their site plan 
(Exhibit “A”) that the project will comply with the requirement to average 30-feet of landscaping 
setback along South Demaree Street. 

Parking 

Zoning Ordinance Section 17.34.020.F.10 prescribes parking as one space per 150 square feet 
of floor area for restaurant uses. Based on this parking requirement, the Jack in the Box 
restaurant exceeds the parking ratio required for this commercial pad, providing 31 total stalls 
when only 14 would be required. 

Environmental Review 

This project is considered Categorically Exempt under Section 15332 of the Guidelines for the 
Implementation of the California Environmental Quality Act (CEQA) for new in-fill (Categorical 
Exemption No. 2025-18). 
 

RECOMMENDED FINDINGS  

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

2. That the proposed conditional use permit is consistent with the policies and intent of the 
General Plan and Zoning Ordinance.  Specifically, the project is consistent with the required 
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. The 
project site has adequate ingress and egress and parking for the proposed fast-food 
restaurant. 

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 project site has 
adequate ingress and egress and parking for the proposed fast-food restaurant. 

3. That the project is considered Categorically Exempt under Section 15332 of the Guidelines 
for the Implementation of the California Environmental Quality Act (CEQA).  (Categorical 
Exemption No. 2025-18). 
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RECOMMENDED CONDITIONS OF APPROVAL 

1. That the project be developed in substantial compliance with the comments from the 
approved Site Plan Review No. 2025-002. 

2. That the site be developed in substantial compliance with the Site Plan in Exhibit “A”. 

3. That the building elevations be developed in substantial compliance with the elevations 
shown in Exhibit “C”.  

4. That landscape and irrigation plans be submitted with the building permit, designed by a 
professional landscape architect. In addition, landscape and irrigation plans shall comply 
with the State Model Water Efficient Landscape Ordinance by submittal of Landscape 
Documentation Packages and Certificates of Compliance certified by a California licensed 
landscape architect with sections signed by appropriately licensed or certified persons as 
required by ordinance. 

5. That the noise emitted from the drive-thru teller speaker box shall meet all community 
noise standards as identified in the City’s Nosie Ordinance Chapter 8.36. 

6. That all signs shall require a separate building permit.   

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

APPEAL INFORMATION 

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

• Related Plans and Policies 

• Resolution 

• Exhibit "A" – Site Plan 

• Exhibit “B” – Floor Plan 

• Exhibit “C” – Building Elevations  

• Exhibit “D” – Acoustical Analysis 

• Exhibit “E” – Traffic Memo - Queuing 

• Exhibit “F” – Photometric Plan 

• Exhibit “G” – Preliminary Landscape Plan 

• Exhibit “H” – SP Amendment 2006 & CUP No. 2006-32 

• Site Plan Review Comments – No. 2025-002 

• General Plan Land Use Map 

• Zoning Map 

• Aerial Photo 

• Location Map 
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Related Plans & Policies 
Conditional Use Permits 

(Chapter 17.38) 
 
17.38.010  Purposes and powers 

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

17.38.020  Application procedures 

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

1. Name and address of the applicant; 

2. Statement that the applicant is the owner of the property or is the authorized agent of the owner; 

3. Address and legal description of the property; 

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

5. The purposes of the conditional use permit and the general description of the use proposed; 

6. Additional information as required by the historic preservation advisory committee. 

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

17.38.030  Lapse of conditional use permit 

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

17.38.040  Revocation 

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

 Following the denial of a conditional use permit application or the revocation of a conditional use 
permit, no application for a conditional use permit for the same or substantially the same conditional use 
on the same or substantially the same site shall be filed within one year from the date of denial or 
revocation of the permit unless such denial was a denial without prejudice by the planning commission 
or city council. (Prior code § 7530) 

17.38.060  Conditional use permit to run with the land 

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

17.38.065  Abandonment of conditional use permit 

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

17.38.070  Temporary uses or structures 

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

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

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

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

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

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

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

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

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

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

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

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

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

17.38.090  Investigation and report 

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

17.38.100  Public hearing--Procedure 

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

17.38.110  Action by planning commission 

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

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

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

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

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

17.38.120  Appeal to city council 

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

17.38.130  Effective date of conditional use permit 

 A conditional use permit shall become effective immediately when granted or affirmed by the 
council, or upon the sixth working day following the granting of the conditional use permit by the 
planning  commission if no appeal has been filed.(Prior code § 7539). 
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Resolution No. 2025-26 

RESOLUTION NO. 2025-26 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE  
CITY OF VISALIA APPROVING CONDITIONAL USE PERMIT NO. 2025-11, A 

REQUEST TO CONSTRUCT A FAST-FOOD RESTAURANT MEASURING 2,003 
SQUARE FEET WITH DRIVE-THRU AND INDOOR DINING, ON A PARCEL 

MEASURING 0.79-ACRES IN THE MIXED-USE COMMERCIAL (C-MU) ZONE. THE 
PROJECT SITE IS LOCATED ALONG SOUTH DEMAREE STREET, 

APPROXIMATELY 296-FEET SOUTH OF WEST CALDWELL AVENUE  
(ADDRESS: N/A) (APN:121-580-008) 

 
WHEREAS, Conditional Use Permit No. 2025-11 is A request to construct a fast-

food restaurant measuring 2,003 square feet with drive-thru and indoor dining, on a 
parcel measuring 0.79-acres in the Mixed-Use Commercial (C-MU) Zone. The project 
site is located along South Demaree Street, approximately 296-feet south of West 
Caldwell Avenue (Address: N/A) (APN:121-580-008); and 

 
 WHEREAS, the Planning Commission of the City of Visalia, after duly published 
notice, did hold a public hearing before said Commission on May 12, 2025; and 
 
 WHEREAS, the Planning Commission of the City of Visalia finds the Conditional 
Use Permit to be in accordance with Section 17.38.110 of the Zoning Ordinance of the 
City of Visalia based on the evidence contained in the staff report and testimony 
presented at the public hearing; and 
 
 WHEREAS, the Planning Commission finds the project to be Categorically 
Exempt consistent with the California Environmental Quality Act (CEQA) and City of 
Visalia Environmental Guidelines. 
 
 NOW, THEREFORE, BE IT RESOLVED that the project is exempt from further 
environmental review pursuant to CEQA Section 15332. 

 
BE IT FURTHER RESOLVED that the Planning Commission of the City of 

Visalia makes the following specific findings based on the evidence presented: 
 

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

2. That the proposed conditional use permit is consistent with the policies and intent of 
the General Plan and Zoning Ordinance.  Specifically, the project is consistent with 
the required 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. The project site has adequate ingress and egress and parking for 
the proposed fast-food restaurant. 

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 project site has adequate ingress and egress and parking for the 
proposed fast-food restaurant. 
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Resolution No. 2025-26 

3. That the project is considered Categorically Exempt under Section 15332 of the 
Guidelines for the Implementation of the California Environmental Quality Act 
(CEQA).  (Categorical Exemption No. 2025-18). 

 

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 in substantial compliance with the comments from 

the approved Site Plan Review No. 2025-002. 

2. That the site be developed in substantial compliance with the Site Plan in Exhibit 
“A”. 

3. That the building elevations be developed in substantial compliance with the 
elevations shown in Exhibit “C”.  

4. That landscape and irrigation plans be submitted with the building permit, designed 
by a professional landscape architect. In addition, landscape and irrigation plans 
shall comply with the State Model Water Efficient Landscape Ordinance by 
submittal of Landscape Documentation Packages and Certificates of Compliance 
certified by a California licensed landscape architect with sections signed by 
appropriately licensed or certified persons as required by ordinance. 

5. That the noise emitted from the drive-thru teller speaker box shall meet all 
community noise standards as identified in the City’s Nosie Ordinance Chapter 
8.36. 

6. That all signs shall require a separate building permit.   

7. That all other federal, state and city codes, ordinances and laws be met. 
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25‐08 (Caldwell & Demaree Jack In The Box, Visalia) 3‐31‐25 

 
2 

 
INTRODUCTION 

 
The applicant proposes a 2,003 square foot building for a freestanding Jack in the Box restaurant 
with a small patio and drive‐thru along Demaree Street, south of Caldwell Avenue. The desired 
operating hours for walk‐in service will be 6:00 am to 10:00 pm daily and the drive‐thru service 
will operate 24 hours per day. Primary vehicle access to the project site will be available from 
Demaree Street via a shared access drive with the CVS Pharmacy to the north.   
 
This report is based upon the project site plan prepared by PM Design Architectural Solutions 
Group dated July 7, 2022, noise measurements obtained by WJV Acoustics, Inc. (WJVA) at the 
project site, reference noise measurements conducted by WJVA and project‐related information 
provided to WJVA by the project applicant concerning the proposed project activities and hours 
of operation. Revisions to the site plan or other project‐related information available to WJVA at 
the  time  the  analysis  was  prepared  may  require  a  reevaluation  of  the  findings  and/or 
recommendations of the report. The Project Site Plan is provided as Figure 1.   
 

Appendix  A  provides  definitions  of  the  acoustical  terminology  used  in  this  report.  Unless 
otherwise stated, all sound levels reported in this analysis are A‐weighted sound pressure levels 
in decibels (dB).  A‐weighting de‐emphasizes the very low and very high frequencies of sound in 
a manner similar to the human ear. Most community noise standards utilize A‐weighted sound 
levels,  as  they  correlate  well  with  public  reaction  to  noise.  Appendix  B  provides  typical 
A‐weighted sound levels for common noise sources. 
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CRITERIA FOR ACCEPTABLE NOISE EXPOSURE 
 
The City of Visalia Noise  Element of  the General  Plan  (noise  element)  establishes  noise  level 
criteria in terms of the Day‐Night Average Level (Ldn) metric, for transportation noise sources. The 
Ldn is the time‐weighted energy average noise level for a 24‐hour day, with a 10 dB penalty added 
to noise levels occurring during the nighttime hours (10:00 p.m.‐7:00 a.m.). The Ldn represents 
cumulative exposure to noise over an extended period of time and is therefore calculated based 
upon annual average conditions.  
 
The exterior noise level standard of the noise element is 65 dB Ldn for outdoor activity areas of 
residential uses. Outdoor activity areas generally include backyards of single‐family residences 
and individual patios or decks and common outdoor activity areas of multi‐family developments. 
The intent of the exterior noise level requirement is to provide an acceptable noise environment 
for outdoor activities and recreation. 
 
The noise element also requires that interior noise levels attributable to exterior noise sources 
not exceed 45 dB Ldn. The intent of the interior noise level standard is to provide an acceptable 
noise environment for indoor communication and sleep. 
 
Additionally,  the noise element establishes hourly  acoustical  performance  standards  for non‐
transportation  (stationary)  noise  sources.  The  standards  are  set  in  terms  of  the  Leq  (hourly 
equivalent) and Lmax (maximum) noise levels. The standards, provided in Table I, are made more 
restrictive during the nighttime hours of 10:00 p.m. to 7:00 a.m. 
 

 
TABLE I  

NON-TRANSPORTATION NOISE LEVEL STANDARDS, dBA 

CITY OF VISALIA  
 

Daytime (7 a.m.‐10 p.m.)  Nighttime (10 p.m.‐7 a.m.) 

Leq  Lmax  Leq  Lmax 

50  70  45  65 
Source:  City of Visalia Noise Element of General Plan   

 
Section 8.36 of the City’s Municipal Code (noise ordinance) applies to noise sources that are not 
pre‐empted from local control by existing state or federal regulations. Commercial activities are 
not pre‐empted noise sources and are therefore subject to the provisions of the noise ordinance.  
 
The  noise  ordinance  addresses  the  statistical  distribution  of  noise  over  time  and  allows  for 
progressively shorter periods of exposure to levels of increasing loudness. Table II summarizes 
the exterior noise  level  standards of  the ordinance. Note  that  the ordinance  is  to be applied 
during any one‐hour time period of the day, and that the standards are 5 dB more restrictive 
between the hours of 7:00 p.m. and 6:00 a.m. 
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TABLE II 

 
EXTERIOR NOISE LEVEL STANDARDS, dBA 

CITY OF VISALIA NOISE ORDINANCE 
 

Category 
Cumulative # 
Min/Hr. (Ln) 

Daytime 
(6am‐7pm) 

Nighttime 
(7pm‐6am) 

1  30 (L50)  50  45 

2  15 (L25)  55  50 

3   5 (L8.3)  60  55 

4   1 (L1.7)  65  60 

5   0 (Lmax)  70  65 
 
Note:  Ln is an abbreviation for the percentage of time that a certain noise level is exceeded during a specified time period (in this case, 

one hour).  For example, an L50 value of 50 dBA may not be exceeded during the hours of 6 am‐7pm. 

 

Source: City of Visalia Municipal Code 

 
The City’s noise ordinance also establishes interior residential noise level standards that would 
apply to the project. The interior noise level standards are established in allowable exceedance 
limits  over  differing  amounts  of  time,  within  residential  land  uses.  Similar  to  the  applicable 
exterior standards, the interior standards become 5 dB more restrictive during nighttime hours. 
The applicable interior noise level standards are provided in Table III.  
 
 

 
TABLE III 

 
INTERIOR NOISE LEVEL STANDARDS, dBA 

CITY OF VISALIA NOISE ORDINANCE 
 

Category 
Cumulative # 

Min/Hr.  
Daytime 

(6am‐7pm) 
Nighttime 
(7pm‐6am) 

1  5  45  35 

2  1  50  40 

3  0  55  45 
 
Source: City of Visalia Municipal Code 

 
The City’s noise ordinance also states “In the event the measured ambient noise level without the 
alleged offensive source in operation exceeds an applicable noise level standard in any category 
above, the applicable standard or standards shall be adjusted so as to equal the ambient noise 
level”. 
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PROJECT SITE NOISE EXPOSURE 
 

The project is the proposed development of a Jack in the Box restaurant with a small patio and 
drive‐thru. The project site is located along the east side of S. Demaree Street, approximately 400 
feet  south of W.  Caldwell  Avenue,  in Visalia,  California.  The project  site  currently  consists  of 
undeveloped land. The project site is bordered to the north by retail land uses (CVS Pharmacy 
and store) to the east by undeveloped land, to the south by residential land uses, and to the west 
by commercial/retail land uses as well as a church.  
 
The closest sensitive receptor (residential land use) to the project site is located approximately 
250  feet  to  the  south  (3750  S.  Demaree  Street).  Additionally,  the  church  located  at  3747  S. 
Demaree Street is located approximately 300 feet to the southwest of the project site.  
 
A project site inspection and ambient noise monitoring were conducted on March 26 & 27, 2025, 
to evaluate the acoustical characteristics of the site and quantify existing ambient noise levels 
within the project area. The existing noise environment is dominated by traffic noise associated 
with vehicles traveling along S. Demaree Street and W. Caldwell Avenue. Additional sources of 
noise  observed  at  the  project  site  include  noise  associated  with  nearby  commercial  and 
residential land uses, as well as occasional aircraft overflights. 
 
Ambient noise monitoring equipment consisted of a Larson‐Davis Laboratories Model LDL 820 
sound level analyzer equipped with a Bruel & Kjaer (B&K) Type 4176 ½″ microphone. The monitor 
was  calibrated  with  a  B&K  Type  4230  acoustical  calibrator  to  ensure  the  accuracy  of  the 
measurements. The equipment complies with applicable specifications of the American National 
Standards Institute (ANSI) for Type 1 (precision) sound level meters.  
 
WJVA collected 15‐minute ambient noise level measurements near the existing residential land 
uses  adjacent  to  the  project  site  to  the  south.  The  location  of  the  short‐term  ambient  noise 
measurement site (ST‐1) was selected as it represents existing ambient noise levels in the vicinity 
of the residentially zoned property line adjacent to the project site, the closest noise‐sensitive 
land use to the project site.  
 
Four (4) individual noise measurements were collected at the ambient noise measurement site 
to document existing (without project) ambient noise levels during early morning, midday, late 
evening, and late night/early morning conditions. The findings of the noise measurements are 
provided in Table IV. The project vicinity and ambient noise monitoring site location are provided 
as Figure 2. Figure 3 provides a photograph of the short‐term ambient noise measurement site 
ST‐1. 
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TABLE IV 

 
SUMMARY OF SHORT-TERM AMBIENT NOISE MEASUREMENT DATA 

DEMAREE & CALDWELL JACK IN THE BOX 
MARCH 26 & 27, 2025 

 

Site  Time 
A‐Weighted Decibels, dBA 

Leq  L50  L25  L8  L2  Lmax 

ST‐1  3:20 a.m.  53.3  43.5  48.6  56.8  64.8  69.0 

ST‐1  7:45 a.m.  61.4  59.2  61.6  66.0  67.4  71.8 

ST‐1  12:45 p.m.  60.1  57.8  61.0  64.8  66.8  67.8 

ST‐1  7:30 p.m.  58.4  53.7  56.9  62.5  65.0  69.6 
Source: WJV Acoustics, Inc. 

 
From  Table  IV  it  can  be  determined  that  existing  ambient  (without  project)  noise  levels  at 
monitoring site ST‐1 were in the range of approximately 53 to 61 dB Leq with maximum noise 
levels in the range of 68 to 72 dB. The noise levels described in Table IV exceed the City’s exterior 
noise level standards for stationary noise sources in most statistical categories during each of the 
noise measurement periods, with  the exception of  the 3:20 a.m. measurement period. Noise 
levels measured during the 3:20 a.m. measurement period exceeded applicable noise standards 
in four of the six statistical categories.  Such existing ambient noise levels warrant an adjustment 
(increase) in the noise level standards described above (consistent with VMC Sec. 8.36.040.B.).  
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PROJECT RELATED NOISE LEVELS 
 
The  project  is  a  proposed  Jack  In  The  Box  Restaurant,  including  drive‐thru  operations.  The 
proposed operating hours for walk‐in service will be 6:00 am to 10:00 pm daily and the drive‐thru 
service will operate 24 hours per day. 
 
Noise levels associated with the restaurant would generally be limited to parking lot activities 
and  the  drive‐thru  food  service  operations.  The  drive‐thru  would  incorporate  an  amplified 
order/speaker board for customers to place their orders.  
 
Drive‐Thru Operations:  
The proposed project would include drive‐thru operations, with proposed 24‐hour operations. 
Drive‐thu patrons would enter the project site via S. Demaree Street. Patrons would enter the 
drive‐thru queue  at  the north  side of  the  restaurant, where  they would place orders  via  the 
amplified  order/speaker  board,  before  proceeding  along  the  northern  property  line,  turning 
westward, then southward, and collecting their orders at the western portion of the project site.   
 
In order to assess potential project‐related noise  levels associated with drive‐thru operations, 
WJVA  conducted  reference  noise  levels  measured  at  an  existing  Jack  In  the  Box  drive‐thru 
restaurant located on at 958 S. Mooney Boulevard in Tulare, California. The Tulare location is also 
owned by the project applicant, and utilizes the same order/speaker board equipment as that 
which is proposed at the project site location.  
 
Measurements were conducted during the nighttime hours of March 27, 2025, between 10:00 
p.m. and 10:45 p.m. using the previously‐described noise monitoring equipment. The nighttime 
measurement time was selected in an effort to minimize extraneous traffic noise sources during 
the reference noise level measurements.  
 
The microphone used by customers to order food and the loudspeaker used by employees to 
confirm orders are both integrated into a order/speaker board that is located a few feet from the 
drive‐thru lane at the approximate height of a typical car window. Vehicles would enter the drive‐
thru lane from the east where the order is placed at the order/speaker board, and then turn to 
the south along the west side of the restaurant to pay and collect the order. 
 
Reference noise measurements were obtained at a distance of approximately 25 feet from the 
order/speaker board containing the microphone/loudspeaker system at an angle of about 90° 
toward the rear of the vehicle being served (this represents the angle direction of the residential 
land  use  at  the  proposed  Demaree  and  Caldwell  location)  as  well  as  at  a  distance  of 
approximately 25 feet directly facing the order/speaker board. Figure 4 provides the locations of 
the two reference noise measurement sites. Figure 5 provides photographs of the two reference 
noise measurement sites.  
 
Each  ordering  cycle  was  observed  to  take  between  approximately  15‐60  seconds  including 
vehicle movements.  A  typical  ordering  cycle  included  5‐10  seconds  of  loudspeaker  use  with 
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typical maximum noise levels in the range of 45‐50 dBA at the 25 foot‐reference location east of 
the  order/speaker  board  as  well  as  at  the measurement  location  facing  directly  toward  the 
order/speaker  board.  Additionally,  WJVA  conducted  noise  level  measurements  at  a  setback 
distance of ten (10) feet directly in front of the order/speaker board while a store employee was 
communicating through the speaker system, while no vehicle was in the lane shielding the noise 
source.  Unshielded  maximum  noise  levels  measured  at  the  10‐foot  setback  distance  were 
measured to be approximately 60‐65 dB.  
 
As described above, the proposed hours of operation for the drive‐thru would generally be 24 
hours per day. This means that the nighttime standards of the City’s Noise Ordinance (Municipal 
Code) and the City’s General Plan are applicable to the project.   
 
During  the  nighttime  reference  noise measurement  period,  cars  intermittently  accessed  the 
drive‐thru,  with  extended  periods  without  any  customers.  However,  it  can  be  reasonably 
assumed that during busier  times that  the drive‐thru would  likely have a consistent queue of 
customers accessing the drive‐thru lane. As noted above, a typical drive‐through ordering cycle 
was observed to last about 15‐60 seconds during peak levels of activity. This translates into about 
60+ cycles per hour. Assuming that loudspeaker use would average 5‐10 seconds per cycle, also 
noted  above,  loudspeaker  use would  total  5‐10 minutes  per  hour  (or  8.3‐16.7% of  the  time) 
during peak levels of activity. This corresponds to the L8.3 and L25 statistical categories of the city’s 
noise ordinance.  
 
The closest sensitive receptor (residential land use) to the project site is located approximately 
250  feet  to  the  south  (3750  S.  Demaree  Street).  Additionally,  the  church  located  at  3747  S. 
Demaree Street is located approximately 300 feet to the southwest of the project site. Potential 
project‐related noise exposure at these locations was calculated based upon the above‐described 
reference noise measurement data and the normal rate of sound attenuation over distance for 
a “point” noise source (6 dB/doubling of distance). Based upon the above‐described reference 
noise level measurements and the distance between the noise source (order/speaker board) and 
the sensitive receptor locations (single‐family residence and church), project‐related noise levels 
were calculated to be as follows: 
 

 Residence at 3750 S. Demaree Street: 25‐30 dB 

 Church at 3747 S. Demaree Street: 23‐28 dB 
 
The noise levels described above are based upon the maximum measured reference noise levels 
at  the  Tulare  Jack  In  the  Box  location.  These  noise  levels  do  not  exceed  any  City  of  Visalia 
statistical categories established  in  the noise ordinance or  the General Plan. These calculated 
noise  levels  do  not  take  into  account  any  localized  acoustic  shielding  that would  occur  from 
vehicles in the drive‐thru queue or from the restaurant building itself, and therefore represent a 
worst‐case  assessment  of  project‐related  noise  levels.  Additionally,  these  noise  levels  do  not 
exceed existing ambient noise levels measured at ambient noise measurement site ST‐1. While 
an  adjustment  to  the  City’s  noise  standards was  determined warranted  based  upon  existing 
elevated  ambient  noise  levels  in  the  project  vicinity,  project‐related  noise  levels  would  not 
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exceed the unadjusted noise level standards provided above in Table I and Table II.  
 
 
Parking Lot Activities: 
Noise due to traffic in parking lots is typically limited by low speeds and is not usually considered 
to be significant. Human activity in parking lots that can produce noise includes voices, stereo 
systems and the opening and closing of car doors and trunk lids. Such activities can occur at any 
time. The noise levels associated with these activities cannot be precisely defined due to variables 
such as the number of parking movements, time of day and other factors. It is typical for a passing 
car in a parking lot to produce a maximum noise level of 60‐65 dBA at a distance of 50 feet, which 
is comparable to the level of a raised voice.   
 
For this project, parking would be generally be located along the southern and eastern portions 
of the project site. The closest proposed parking areas would be located approximately 200 feet 
from the closest sensitive receptor location. At this distance, maximum (Lmax) parking lot vehicle 
movements would be expected to be approximately 48 to 53 dB Lmax. Such levels do not exceed 
applicable noise level standards or existing ambient noise levels.  
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CONCLUSIONS AND RECOMMENDATIONS 

 
Noise levels associated with the proposed Jack In The Box drive‐thru restaurant would not be 
expected to exceed any City of Visalia noise level standards. Existing (without project) ambient 
noise  levels  in  the vicinity of  the project  site are  considered  to be  relatively high, due  to  the 
project site’s proximity to two major arterial roadways (Demaree Street and Caldwell Avenue). 
As such, project‐related noise  levels would not be expected to exceed existing ambient noise 
levels at any sensitive receptor location near the project site.  
 
The  conclusions  and  recommendations  of  this  acoustical  analysis  are  based  upon  the  best 
information  known  to  WJV  Acoustics  Inc.  (WJVA)  at  the  time  the  analysis  was  prepared 
concerning  the proposed  site plan, project equipment and proposed hours of operation. Any 
significant  changes  in  these  factors will  require  a  reevaluation  of  the  findings  of  this  report.  
Additionally, any significant future changes in noise regulations or other factors beyond WJVA’s 
control may result in long‐term noise results different from those described by this analysis. 
 
 

                                                  Respectfully submitted, 
 

 
  Walter J. Van Groningen 
  President 
 
WJV:wjv
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FIGURE 1: PROJECT SITE PLAN 
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FIGURE 2: PROJECT SITE VICINITY AND NOISE MONITORING SITE LOCATION 
 

 

112



25‐08 (Caldwell & Demaree Jack In The Box, Visalia) 3‐31‐25 

 
13 

FIGURE 3: AMBIENT NOISE MONITORING SITE ST-1 
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FIGURE 4: REFERENCE NOISE MONITORING SITE LOCATIONS 
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FIGURE 5: REFERENCE NOISE MONITORING SITES 
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APPENDIX A 

 
 ACOUSTICAL TERMINOLOGY 
 
 
 
AMBIENT NOISE LEVEL:  The  composite  of  noise  from  all  sources  near  and  far.    In  this 

context,  the  ambient  noise  level  constitutes  the  normal  or 
existing level of environmental noise at a given location. 

 
CNEL:  Community  Noise  Equivalent  Level.    The  average  equivalent 

sound  level  during  a  24‐hour  day,  obtained  after  addition  of 
approximately five decibels to sound levels in the evening from 
7:00 p.m. to 10:00 p.m. and ten decibels to sound levels in the 
night before 7:00 a.m. and after 10:00 p.m. 

 
DECIBEL, dB:  A unit for describing the amplitude of sound, equal to 20 times 

the logarithm to the base 10 of the ratio of the pressure of the 
sound  measured  to  the  reference  pressure,  which  is  20 
micropascals (20 micronewtons per square meter). 

 
DNL/Ldn:  Day/Night Average Sound Level.  The average equivalent sound 

level during a 24‐hour day, obtained after addition of ten decibels 
to sound levels in the night after 10:00 p.m. and before 7:00 a.m. 

 
Leq:  Equivalent  Sound  Level.    The  sound  level  containing  the  same 

total energy as a time varying signal over a given sample period.  
Leq is typically computed over 1, 8 and 24‐hour sample periods.  

 
NOTE:    The  CNEL  and  DNL  represent  daily  levels  of  noise  exposure 

averaged  on  an  annual  basis,  while  Leq  represents  the  average 
noise exposure for a shorter time period, typically one hour. 

 
Lmax:      The maximum noise level recorded during a noise event. 
 
Ln:      The sound level exceeded "n" percent of the time during a sample 

interval  (L90,  L50,  L10,  etc.).    For  example,  L10  equals  the  level 
exceeded 10 percent of the time. 
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  A-2 
 
 ACOUSTICAL TERMINOLOGY 
 
 
 
NOISE EXPOSURE  
CONTOURS:    Lines  drawn  about  a  noise  source  indicating  constant  levels  of 

noise exposure.  CNEL and DNL contours are frequently utilized to 
describe community exposure to noise. 

 
NOISE LEVEL  
REDUCTION (NLR):  The noise reduction between indoor and outdoor environments 

or  between  two  rooms  that  is  the  numerical  difference,  in 
decibels, of the average sound pressure  levels  in those areas or 
rooms.  A measurement of Anoise level reduction@ combines the 
effect of the transmission loss performance of the structure plus 
the effect of acoustic absorption present in the receiving room. 

 
SEL or SENEL:    Sound Exposure Level or Single Event Noise Exposure Level.  The 

level of noise accumulated during a single noise event, such as an 
aircraft  overflight, with  reference  to  a  duration  of  one  second.  
More  specifically,  it  is  the  time‐integrated  A‐weighted  squared 
sound pressure  for  a  stated  time  interval  or  event,  based  on  a 
reference pressure of 20 micropascals and a reference duration of 
one second. 

 
SOUND LEVEL:    The sound pressure level in decibels as measured on a sound level 

meter using the A‐weighting filter network.  The A‐weighting filter 
de‐emphasizes the very low and very high frequency components 
of the sound in a manner similar to the response of the human ear 
and gives good correlation with subjective reactions to noise. 

 
SOUND TRANSMISSION 
CLASS (STC):    The  single‐number  rating  of  sound  transmission  loss  for  a 

construction element (window, door, etc.) over a frequency range 
where speech intelligibility largely occurs. 
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TRAFFIC MEMORANDUM 
 
DATE: April 2, 2025 

 
TO: Paul Bernal, City Planner 

City of Visalia 
  
FROM: Lisa Wallis-Dutra, PE, TE, PTOE, RSP1 

4Creeks, Inc. 
  
PROJECT: Proposed Jack in the Box located at the southeast corner of Caldwell Avenue 

and Demaree Street in Visalia, California 
  
SUBJECT: Traffic Memorandum for the Subject Project 

This traffic memorandum documents the evaluation of the project trip generation, drive-
through queuing capacity, and vehicle miles traveled (VMT) for the proposed Jack in the 
Box restaurant located at the southeast corner of W. Caldwell Avenue and S. Demaree Street 
in Visalia, California.  
 
PROJECT DESCRIPTION 
The project site is generally located on the southeast corner of W. Caldwell Avenue and S. 
Demaree Street in the City of Visalia. A location map is provided as Figure 1. The applicant 
is proposing a 2,003 square-foot building for a freestanding Jack in the Box restaurant with 
a small patio and drive-through. The projected operating hours for the walk-in service will 
be 6 AM to 10 PM daily and the drive-through service will operate 24 hours a day. Vehicle 
access to the project site will be available from S. Demaree Street. The project site plan is 
shown in Figure 2. 
 
EXISTING CONDITIONS 
The City of Visalia developed a Specific Plan for this area of the city. Outlined in the 
Demaree/Caldwell Specific Plan, Appendix A, the project will be included in what is 
delineated as Subarea B. The specific plan’s analysis indicated that 93,800 SF of gross 
leasable commercial buildings can be developed within Subarea B based on twenty-five 
percent building coverage. Using this square footage, it was estimated that 41.8 trips per 
1000 SF of building area would be anticipated for Subarea B resulting in an Average Daily 
Traffic (ADT) volume of 3,920 vehicles per day. 
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Currently, the only parcel that has been developed within Subarea B is in the northwest 
corner. It was originally a Longs Drug Store and has since been made a CVS Pharmacy. As 
part of the Conditional Use Permit (CUP) for the Longs Drug Store, Appendix B, an access 
analysis for a second driveway along Caldwell Avenue was performed (see Exhibit “G” 
included in the CUP, Appendix B. The trip generation for Subarea B was performed based on 
the Institute of Transportation Engineers (ITE) Trip Generation Manual, 7th Edition for Land 
Use Code 280 (Shopping Center). For Subarea B, this evaluation used a total building square 
footage of 77,400 SF and a trip rate of 74.28 trips per 1,000 SF of building area, resulting in an 
ADT of 5,749 vehicles per day. 
 
TRIP GENERATION 
Data provided in the Institute of Transportation Engineers (ITE) Trip Generation Manual, 11th 
Edition, was used to estimate the number of trips anticipated for the proposed Jack in the 
Box restaurant. Pass-by reduction factors were assumed for the proposed use and are 
based on the ITE Trip Generation Handbook, 3rd Edition. Trip generation estimates for the 
project are shown in Table 1. After pass-by reductions are applied, the Jack in the Box project 
is estimated to generate 858 new daily trips, with 45 new AM peak hour trips (23 inbound, 
22 outbound), and 33 new PM peak hour trips (17 inbound, 16 outbound). 
 

TABLE 1 - SUMMARY OF PROJECT TRIP GENERATION 

Land Use ITE Code Unit 

Trip Generation Rates1 

Daily 
AM Peak Hours PM Peak Hours 

IN OUT Total IN OUT Total 
Fast Food Restaurant 
w/Drive-Thru 

934 KSF 467.48 22.75 21.86 44.61 17.18 15.85 33.03 

Land Use Quantity Unit 

Trip Generation Estimates 

Daily 
AM Peak Hours PM Peak Hours 

IN OUT Total IN OUT Total 
Fast Food Restaurant 
w/ Drive-Thru 

2.00 KSF 935 46 43 89 34 32 66 

Pass-by Trips (49% AM, 50% PM)2,3 -77 -23 -21 -44 -17 -16 -33 
Total Proposed Project Trips 858 23 22 45 17 16 33 

1 Source: Trip Generation Manual, 11th Edition, Institute of Transportation Engineers. 
2 Source: Trip Generation Handbook, 3rd Edition, Institute of Transportation Engineers. 
3 Note: Daily pass-by trips shown is equal to AM and PM pass-by trips. 
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DRIVE-THROUGH QUEUING ANALYSIS 
A drive-through queuing analysis was completed for the project to evaluate the adequacy 
of the capacity of the drive-through lanes. As shown on the project site plan in Figure 2, the 
opening to the drive-through lanes is located at the center of the project site and follows 
along the north side of the site and wraps along the west side of the building. This location 
will operate a double drive-through that converges into one lane as it approaches the 
building. There will also be two parking spaces used for drive-through waiting areas. 
 
Assuming 20 feet per vehicle, lane one provides queuing for approximately 12 vehicles and 
lane two provides queuing for an additional four vehicles. In total, the site provides a total 
queuing capacity for 16 vehicles. 
 
Drive-through Queuing Calculations 
From the previously shown data, this site should anticipate an average of 45 trips during its 
AM peak hour. The following percentages have been used to determine the percentage of 
customers that would be dining in or using the drive-through. Approximately 24% of the 
building area is the dining area while 76% is non-dining area. Of the 45 total trips, 34 or 76% 
will most likely utilize the drive-through. 
 
For the queuing calculations, an arrival rate in vehicles per minute is needed. Converting 
the 34 peak hour vehicles utilizing the drive-through to vehicles per minute, a value of 
0.5667 vehicles per minute is obtained. The service rate or the number of vehicles the 
service window can serve per minute is also needed. A service rate of 90 seconds has been 
utilized, which has been converted to 0.667 vehicles per minute. The queuing capacity of 
the drive-through was analyzed using formulas published in the ITE Transportation Planning 
Handbook, 4th Edition and can be found in Table 2.  
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TABLE 2 – DRIVE-THROUGH QUEUING ANALYSIS 
Input Values 

Variable Description Value 

A 
average number of vehicle 

arrivals per Minute 
0.5667 

S service rate, number of vehicles per minute 0.667 
I traffic intensity, utilization factor = A/S 0.85 

Q queue capacity (vehicles) 16 
 

Formulas 
Average Length of 
Queue (Vehicles) 

Avg Q = I2 / 1-I 4.82 

Probability of Q 
Number of Vehicles 

in Queue 
P(Q) = (I)Q(1-I) 1.11% 

Probability of Queue 
Exceeding Q Vehicles 

∑ 𝑃(𝑄)
𝑄=𝑎

𝑄=0
≥ 0.95 6.31% 

Source: Transportation Planning Handbook, 4thth Edition, Institute of Transportation Engineers 
 
VMT 
The California legislature approved Senate Bill (SB) 743 in September 2013 requiring 
changes to the California Environmental Quality Act (CEQA). SB 743 required the Governor’s 
Office of Planning and Research (OPR) to develop alternative metrics to the use of vehicular 
“level of service” (LOS) for analyzing transportation projects. In December 2018, OPR 
published the Technical Advisory on Evaluating Transportation Impacts in CEQA (Technical 
Advisory). The Technical Advisory recommended Vehicle Miles Traveled (VMT) replace LOS 
as the primary measure of transportation impacts. Per the Technical Advisory, local 
agencies were required to update their transportation procedures by July 1, 2020, or the 
state guidelines would go into effect for their agency. 
 
The Technical Advisory indicates that adding retail opportunities into the urban fabric and 
thereby improving retail destination proximity, local-serving retail development tends to 
shorten trips and reduce VMT. Per the City of Visalia’s Procedures for Traffic Impact Analysis 
(TIA) updated March 2021, retail developments including stores less than 50,000 square feet 
are considered local serving. The proposed 2,003 square-foot fast-foot restaurant with 
drive-through is less than 50,000 square feet and is therefore considered local serving and 
is not anticipated to lead to longer trips and would reduce or maintain area VMT. As such, 
the project may be presumed to create a less than significant transportation impact. 
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CONCLUSION 
With pass-by reductions applied, the Jack in the Box restaurant is estimated to generate 
858 new daily trips, with 45 new AM peak hour trips (23 inbound, 22 outbound), and 33 new 
PM peak hour trips (17 inbound, 16 outbound). This location will operate a double drive-
through that converges into one lane as it approaches the building. There will also be two 
parking spaces near the drive-through exit designated as waiting spaces, for customers 
whose orders are not ready when they arrive at the pick-up window. The total drive-through 
capacity is 16 vehicles. The queueing analysis indicates that during a peak event, the 
average length of queue will be approximately 4.82 vehicles and the probability the queue 
will exceed the 16 vehicle capacity is 6.31%.  
 
Jack in the Box is not considered a statistical outlier or a “high demand generating” brand 
(i.e. In-N-Out), so there is no indication that it will expect drive-through queues more than 
the findings of this queuing analysis. Additionally, the layout of the drive-through lanes and 
drive approach entrance locations can sufficiently accommodate vehicle queues on-site. 
Queue lengths are not anticipated to overflow onto any adjacent major street. 
 
Lastly, the project is considered local serving, not expected to lead to longer trips and would 
reduce or maintain area VMT. The project may be presumed to create a less than significant 
transportation impact. 
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Appendix A 
Demaree/Caldwell Specific Plan 
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Appendix B 
CUP for Longs Drug Store 
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City of Visalia 
 

To: Planning Commission 

From: Brandon Smith, Principal Planner 
Paul Bernal, Director/City Planner 

Date: May 12, 2025 

Re: 2024 Housing Element Annual Progress Report (APR) and Program Reporting 

 

Summary 

Pursuant to State Housing Law (Government Code Section §65400(a)(2)), cities and 
counties are required to report their progress on implementing their current Housing 
Elements. The report includes a summary of the jurisdiction’s housing activity, progress 
in reaching their Regional Housing Needs Assessment (RHNA) by income level, and 
progress in implementing the City’s Housing Element’s goals and programs. 

The report is a useful tool for City officials, staff, citizens, and stakeholder groups 
interested in the City’s housing trends, particularly as they relate to affordable housing. 
The report must be reviewed by the City Council, submitted to HCD by April 1st, and 
accepted by HCD. The failure to prepare and deliver the report on a timely basis incurs 
the risk of the City losing future housing grant funding opportunities. 

The report demonstrates that the City follows all applicable State laws and policies 
pertaining to housing, and that the City is implementing its housing policies and programs 
as articulated in its 6th Cycle Housing Element adopted in December 2023, for the 
reporting period from December 31, 2023, through December 31, 2031. 

 

Background Discussion 

The 2024 APR forms and tables are unchanged from the previous year’s format. 
The APR continues to require listing and affordability determination of all 
“considered” housing projects (i.e., potential projects submitted to the Site Plan 
Review Committee), completed entitlements, and individual building permits for 
every individual housing unit. Jurisdictions report these units to gain credit against 
their RHNA housing unit requirements. The expanded reporting is in accordance 
with the State’s enhanced focus on the housing development process. 
 
All residential building permits must be tracked through to their final grant of 
occupancy. Only units that receive issuance of a building permit during the reporting 
period are counted toward the jurisdiction’s RHNA allocation. Notwithstanding the 
interest in the jurisdiction’s performance on providing affordable housing to lower 
income households, the APR requires detailed permit information on all residential 
units. 
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The contents of the APR are described below along with their applicability to the 
City. 

 Table Name Description 

Table A Housing development applications 

submitted 

Lists all applications deemed complete in 2024. 

Examples: Subdivision Maps, Conditional Use Permits, 

Site Plan Review applications receiving a “Revise & 

Proceed” and needing no further entitlements. 

Table A2 Annual building activity report summary Lists all housing units that have received an entitlement, 

issued and/or finaled building permit in 2024. Examples: 

building permits for single-family, multi-family, and 

accessory dwelling units, applications listed in Table A. 

Table B Regional Housing Needs Allocation 

(RHNA) Progress 

Summary of permits issued by income level in each 

year of RHNA allocation. 

Table C Sites identified / rezoned to 

accommodate shortfall housing 

need 

Lists all sites identified in the City’s re-zone program (i.e. 

certain sites identified in prior cycles and annexation 

sites) adopted through ZTA 2024-05 on 12/16/2024. 

Table D Housing Element Program 

implementation status 

Reports on all 6th Cycle Housing Element 

programs. 

Table E Commercial development bonuses 

approved 

N/A for Visalia. No such applications 

received in the reporting period. 

Table F Units rehabilitated, preserved and 

acquired for alternative adequate sites 
N/A for Visalia. Optional table. 

Table F2 Above moderate income units 

converted to moderate income 

units 

N/A for Visalia. Optional table.  

Table G Locally owned lands included in 

Housing Element sites inventory 

that have been sold, leased, or 

disposed 

N/A for Visalia. No locally owned inventory land has 

been sold. 

Table H Locally Owned or Controlled 

Lands Declared Surplus 

Lists sites designated as surplus. Currently none of 

these sites contain housing. 

Table J Student housing development with 

a density bonus approved 

N/A for Visalia. No student housing applied for. 

Table K Tenant Preference Policy N/A for Visalia. No tenant preference policy adopted 

by City. 

Summary Summary of data from preceding 

tables 

Summary of data from preceding tables 

LEAP 

Reporting 

Status of proposed uses listed in 

LEAP application and the 

corresponding impact on housing 

Reports on the City’s progress towards its LEAP 

grant, which was approved in 2021. 
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Report Highlights 

Table A: Application Submittal Summary 

- Entitlement Applications. Entitlement applications reflecting a total of 926 units were 
submitted and deemed complete in 2024, down from 1,878 units in 2023. This includes: 

· six subdivisions totaling 517 single-family residential units, including two that were 
deemed complete in 2024 and scheduled for Planning Commission public hearings 
in 2025 (see Table A), 

· one conditional use permit (CUP) application for 276 market-rate apartment 
dwelling units as part of a mixed use development associated with the Packwood 
Creek commercial development, north of the Costco Warehouse on Cameron 
Avenue, 

· one application yielding two duplexes on two R-1-5 zone properties, upon approval 
of a lot line adjustment, allowed through Senate Bill 9 legislation, and 

· four parcel maps yielding 9 dwelling units. 

- Site Plan Review by-right uses. Units tallied through Site Plan Review applications for 
by right uses receiving a “Revise & Proceed” are approximately 120 units over eight 
projects. This includes: 

· Rancho Colegio, an 80-unit deed-restricted Very Low Income development (Dinuba 
& Glendale, Self-Help Enterprises). Building permits were also issued in 2024. 

· A 6-unit deed-restricted Very Low Income Development (Santa Fe & Tulare, Habitat 
For Humanity). This was previously submitted to Site Plan Review in 2022. 

Table A2: Building Activity 

Comparative data sets between 2024 and the previous four years’ APR submittals are 
shown in the tables below. As shown in the table below, this represents a 71% increase 
in the total number of building permits issued in calendar year 2023. The increase in 
building permit activity is largely attributed to two multi-family residential projects. ADU 
activity has also seen significant increase for the 4th straight year. 
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Residential Permit Category 2020 2021 2022 2023 2024 

Issued building permits:           

      ADUs 2 5 16 22 37 

      Single-Family Units 599 632 540 317 236 

      Multi-Family Units 6 204 695 12 327 

Granted occupancy:           

      ADUs 3 4 8 20 24 

      Single-Family Units 571 590 651 448 297 

      Multi-Family Units 38 2 43 296 170 

 
 

Affordability by Income (issued 
permits) 

2020 2021 2022 2023 2024 

Above Moderate 92 76 124 165 184 

Moderate 504 548 411 156 61 

Low 10 170 657 16 197 

Very Low 1 40 22 11 156 

Extremely Low 0 7 87 3 2 

TOTAL 607 841 1301 351 600 

 

- Multi-Family Residential. The 327 multi-family units that were issued permits are all 
classified as affordable to the Very Low or Low Income categories based on the density 
of the units’ underlying zone district. The largest contributing projects are: 

· Demaree & Houston Apartments (222 units), 

· Rancho Colegio (Court & Glendale, 80 units), 

· Santa Fe Duplexes (1400 block S. Santa Fe Street, 12 units), 

- Deed Restricted Affordability. Permits issued for 302 multi-family units will be deed 
restricted, affordable to Very Low and Low Income households. These are affiliated with 
the Demaree & Houston Apartments, and Rancho Colegio to be managed by Self-Help 
Enterprises. 

- Single-Family Residential - Very Low Income Affordability. A total of nine accessory 
dwelling units (ADUs) were issued permits classified as affordable to the Very Low 
Income category based on total valuation of the permit and number of bedrooms. 

- Single-Family Residential - Low Income Affordability. A total of 17 ADUs were issued 
permits classified as affordable to the Low Income category based on total valuation of 
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the permit and number of bedrooms. No market-rate single-family residences qualified 
for low-income affordability. 

- Single-Family Residential - Moderate & Above Moderate Affordability. A total of 7 ADUs 
and 54 single-family residences are classified as affordable to the Moderate Income 
category, and 184 single-family residences are classified as affordable to the Above 
Moderate Income category, based on total valuation of the permit and number of 
bedrooms. 

- Affordability Determination. Like in previous reporting years, affordability in the 2024 
reporting year was determined based on an affordability calculator made available by 
State HCD through their website. 

Table B: Regional Housing Needs Assessment (RHNA) Compliance: 

The table reports the first full year (2024) of progress toward the City of Visalia’s 
Regional Housing Needs Allocation. 

Table C: Sites Identified or Rezoned to Accommodate Shortfall Housing Need: 

Under the City’s obligation in conformance with state law, the Planning Division in 2024 
identified certain sites that are inventoried to meet lower income capacity assumptions 
that were pending annexation. These sites were added to the sites inventory and were 
subject to by-right approval without discretionary action. The City Council adopted Zone 
Text Amendment No. 2024-05 in December 2024 to create a corresponding Overlay 
District for these sites. 

There were no discretionary actions that reduced the City’s RHNA obligations requiring 
the City to identify or rezone additional sites, in conformance with the No Net-Loss Law. 

Table D: Housing Element Implementation: 

One program accomplishment involved changes to the City’s Zoning Ordinance to 
address Implementation Programs 1.1 and 1.7 (briefly mentioned above), 5.8 to clarify 
that ADUs are allowed by right in all zones allowing residential uses, and 5.11 to adopt a 
policy ensuring compliance with the Permit Streamlining Act and timing requirements of 
the California Environmental Quality Act. 

There were several additional outreach and financial accomplishments that took place in 
2024. 

The City held 4 public hearings and 6 community meetings (both an increase from 2023) 
covering CDBG, HOME, and NSP funded programs, which included affordable housing 
programs (Program 1.4 - Housing Education; Program 3.7 - Inform Public). 

Maps illustrating the City’s infill site inventory were updated in January 2024 (Program 
2.1 - Infill Site Inventory). 
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The City approved the sale of City-owned land at low-cost to Habitat for Humanity for the 
development of six homes to be sold to first-time homebuyer veterans (Program 3.13 - 
Non-Profit Housing Development Corporations). 

The City provided $118,000 in PLHA funds for a Seasonal Emergency Low-Barrier 
Shelter (Warming Center), and $125,000 in CDBG funds for a transitional bridge housing 
project called Eden House for people experiencing homelessness. The City also 
provided an additional $1,950,182 in PLHA funds, $200,000 in Successor Housing 
funds, and $3,628,371 in ERF funds for the development of a 100- bed Low-Barrier 
Navigation Center (Program 5.2 - Homeless Shelter Program). 

Regional Housing Needs Assessment (RHNA) Compliance: 

There were no discretionary actions that affected the City’s RHNA obligations. 
Consequently, the RHNA remains in compliance with the Housing Element and 
State law. 

Housing Element Annual Report 

The Housing Element contains three implementation programs that require an annual 
report to the Planning Commission on certain topics that help to better facilitate the 
construction of affordable housing or housing for lower income groups.  The programs 
and the corresponding reports are below. 

Program 1.3: Conditional Use Permit Process for Multi-Family Projects.   This 
program requires that the City annually assess the Conditional Use Permit (CUP) 
process for multi-family residential projects greater than 80 housing units to ensure that 
the entitlement process does not adversely impact the timing, cost, or supply of multi-
family development.  An assessment that summarizes all multi-family residential projects 
considered by the Commission over the past year shall be provided to the Commission. 

In the 2024 calendar year, the Planning Commission considered one CUP in association 
with a multi-family project in the C-R zone district exceeding 80 units, and did not 
consider any other CUPs associated with multi-family projects.  The one CUP exceeding 
80 units is described as follows: 

• Conditional Use Permit No. 2024-02: A request by Mulberry Springs LLC, to master plan 
and develop a 15.55-acre site into a mixed-use development. Phase 1 consists of a 276-
unit multi-family development with three-story buildings, a community club house, and 
outdoor recreation amenities while Phase 2 consists of two multi-tenant commercial 
buildings and one retail building with a drive-thru lane. The project site is located at the 
Northwest corner of West Cameron Avenue and South Stonebrook Street. (Address: N/A) 
(APNs: 122-332-039, 122-332-040, and 122-332-041). The Planning Commission 
considered and approved this CUP on March 25, 2024. 

With regards to timing, the following dates describe when the project was received, 
deemed complete, and received a public hearing. 

 Project Received Project Deemed Complete Public Hearing 

CUP 2024-02 1/3/2024 2/19/2024 (1.5 months) 3/25/2024 (3 months) 
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CUP 2024-02 Background: The C-R zone provides residential development as a 
conditionally-allowed use, whether paired with non-residential uses or stand-alone.  
Therefore, a CUP was necessary for any residential use occupying the site.  The General 
Plan does not specify a density range for development in the zone.   

As described above, this project received approval of a CUP in three months from the 
time of the initial submittal and five weeks from the time of the project being deemed 
complete, which meets the estimated four to eight-week total processing time for this 
project as indicated in the 6th Cycle Housing Element Table 48.  The CUP process and 
the associated cost was not considered a deterrent to the number of units associated 
with the project since the applicant was able to achieve the desired unit count and 
product type associated with their application.  Furthermore, the project did not receive 
any public opposition that was triggered in association with the CUP’s public notification 
requirements. 

Program 2.5: Incentives for Infill Affordable Housing.  This program requires that the 
City annually report to the Planning Commission projects that meet the threshold criteria 
and take advantage of the Affordable Housing Infill Incentive Program. This program 
reduces Transportation Impact Fees up to 60% of the base fee for residential projects in 
qualifying infill sites.  This program became effective November 16, 2017, in fulfillment of 
a previously established Housing Element Program. 

In the calendar year 2024, there were no projects that were issued building permits and 
took advantage of this Program. 

Program 9.4: CUP Requirement Impacts on Affordable Housing. This program 
requires that the City monitor every proposed development on RHNA land inventory sites 
to ensure that the effects of processing a CUP, when required, does not unreasonably 
delay entitlement processing, increase development costs in a manner that eliminates 
potential affordability, or affect potential development density. The City must annually 
report to the Planning Commission the effect of CUP requirements compared with 
comparable “permitted by right” projects. This is to ensure that the CUP processing and 
conditions do not adversely affect the project’s affordability. 

In the 2024 calendar year the City processed one CUP on a RHNA land inventory site, 
corresponding with the location of the one CUP described above. As stated in the 
analysis for Program 1.4, this project’s entitlement timeframe, cost, and density was not 
adversely affected by the CUP process. No comparable permitted by-right project could 
be found for this mixed-use project.  The City did see building permits issued for a 
permitted by-right complex in 2024 (Rancho Colegio), located in the Commercial Mixed 
Use zone, however this complex only contained 80 units.  The one project subject to the 
CUP process was conditioned to conform to the applicant’s submitted site plan, 
elevations, and operational statement, all of which the applicants consented to as 
determined on their submittals. Otherwise, the CUPs did not impose any conditions 
beyond the development standards contained in the Zoning Ordinance. 

Attachments 

• 2024 Annual Progress Report (Electronic) 
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