
 

 

 

 

PLANNING COMMISSION AGENDA 
 

CHAIRPERSON: 

Mary Beatie 

 
 

VICE CHAIRPERSON: 

Vacant 

COMMISSIONERS: Bill Davis, Charlie Norman, Mary Beatie 

MONDAY, SEPTEMBER 8, 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. SWEARING IN OF PLANNING COMMISSIONER –  

- Pura Cordero (1st Term) 

4. ROLL CALL –   

5. ELECTION OF CHAIR AND VICE-CHAIR – 

 
6. 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. 

 7. AGENDA COMMENTS OR CHANGES – 

 

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

a. No items on the Consent Calendar 
 
 

1



Planning Commission Agenda, Monday, September 8, 2025 

 

 

 9. PUBLIC HEARING – Cristobal Carrillo, Associate Planner 

a. Tentative Subdivision Map No. 5604: A request by Ken Turner to subdivide a 2.78 acre 
parcel into a 13-lot multi-family residential subdivision, within the O-PA 
(Professional/Administrative Office) Zone. 

b. Conditional Use Permit No. 2025-09: A request by Ken Turner to subdivide a 2.78 acre 
parcel into 13 lots, at sizes smaller than the five acre minimum lot size requirement of the 
O-PA (Professional Administrative Office) Zone. 

Environmental Assessment Status: The project is Categorically Exempt from the California 
Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Section 15332.  

Project Location:  The project site is located north of East Tulare Avenue, between South 
Lovers Lane and South Vista Street (APN: 101-013-022). 

 10. WORK SESSION – James D. Koontz, City Attorney 

Overview of conflict of interest, public meeting rules, and procedural requirements that apply 
to the Planning Commission 

11. CITY PLANNER UPDATE –  

a. Update on City initiated GPA/COZ for Akers/Riggin 

b. Update on Annexation 

c. Swearing in of New Planning Commissioner Kris Bruce 

 12. 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, SEPTEMBER 18, 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 93292. The appeal shall specify 
errors or abuses of discretion by the Planning Commission, or decisions not supported by the 
evidence in the record. The appeal form can be found on the city’s website www.visalia.city  or 
from the City Clerk. 

THE NEXT REGULAR MEETING WILL BE HELD ON MONDAY, SEPTEMBER 22, 2025 
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REPORT TO CITY OF VISALIA PLANNING COMMISSION 
 

HEARING DATE: September 8, 2025 
 
PROJECT PLANNER: Cristobal Carrillo, Associate Planner 

 Phone No.: (559) 713-4443 
 Email: cristobal.carrillo@visalia.city 

SUBJECT: Tentative Subdivision Map No. 5604: A request by Ken Turner to subdivide a 
2.78 acre parcel into a 13-lot multi-family residential subdivision, within the O-PA 
(Professional/Administrative Office) Zone. 

Conditional Use Permit No. 2025-09: A request by Ken Turner to subdivide a 
2.78 acre parcel into 13 lots, at sizes smaller than the five acre minimum lot size 
requirement of the O-PA (Professional Administrative Office) Zone.   

 Project Location: The project site is located north of East Tulare Avenue, between 
South Lovers Lane and South Vista Street (APN: 101-013-022). 

STAFF RECOMMENDATION 

Tentative Subdivision Map No. 5604 

Staff recommends approval of Tentative Subdivision Map No. 5604, as conditioned, based on the 
findings and conditions in Resolution No. 2025-21. Staff’s recommendation is based on the 
conclusion that the request is consistent with the Visalia General Plan, Zoning and Subdivision 
Ordinances. 

Conditional Use Permit No. 2025-09 

Staff recommends approval of Conditional Use Permit No. 2025-09, as conditioned, based upon 
the findings and conditions in Resolution No. 2025-22. Staff’s recommendation is based on the 
conclusion that the request is consistent with the Visalia General Plan and Zoning Ordinance. 

RECOMMENDED MOTION 

I move to approve Tentative Subdivision Map No. 5604, based on the findings and conditions in 
Resolution No. 2025-21. 

I move to approve Conditional Use Permit No. 2025-09, based on the findings and conditions in 
Resolution No. 2025-22. 

PROJECT DESCRIPTION 

Tentative Subdivision Map No. 5604 is a request to subdivide a 2.78-acre parcel into 13 lots 
for multi-family purposes (see Exhibit “A"). A proposal to establish 12 duplexes and a single-family 
residence on the project site was previously approved by the Visalia Planning Commission in 
2020/2021 via Conditional Use Permit No. 2020-10 and Finding of Consistency No. 2021-01 (see 
Related Projects and Exhibit “C”). Tentative Subdivision Map No. 5604 would divide the project 
site so that each structure will be contained within its own parcel. Per the operational statement 
in Exhibit “B”, parcel sizes would range from 7,435 square feet to 12,320 square feet, averaging 
approximately 9,305 square feet in size.  

The proposed lots would be smaller than the five acre minimum lot size required in the O-PA 
Zone. In order to allow deviation from Visalia Municipal Code (VMC) standards for lot size in the 
O-PA Zone, the subdivision proposal is accompanied by Conditional Use Permit No. 2025-09, 
to permit the reduced lot sizes as allowed by VMC Section 17.30.015.A (Development Standards 
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– Site Area) and as required per Site Plan Review comments. The applicant states the lot split is 
necessary for financial purposes, to allow for individual sale of the duplexes and single-family 
residence. Per Exhibit “B”, the applicant states that division of the parcel will “…make the project 
more affordable to buyers.  Investors can purchase one duplex instead of having to purchase the 
whole project.” 

Per Conditional Use Permit No. 2020-10 and Finding of Consistency No. 2021-01, units to be 
developed will be approximately 955 square feet in size, with two bedrooms, two bathrooms, a 
kitchen, and a single car garage. Each unit will have approximately 640 square feet of private 
open space. The development will also include a shared 12-stall parking field, private drive aisle, 
lighting, landscaping, and driveways along the Vista, Tulare, and Ben Maddox street frontages. 
Additional improvements will be conducted to the adjacent street frontages. The parcel is 
bounded by single family residential development to the north and east, with mixed commercial 
and office development to the south and west. The project site and surrounding areas are all 
within City Limits. 

BACKGROUND INFORMATION 

General Plan Land Use Designation: Office 

City Zoning: O-PA (Professional/Administrative Office) 

Surrounding Zoning and Land Use: North: R-1-5 (Single Family Residential, 5,000 square 
foot minimum site area) / Tract No. 241 
Subdivision 

 South: R-1-5, O-PA, R-M-2 (Multi-Family Residential, 
3,000 sq. ft. minimum site area / Avalon 
Subdivision 

 East: R-1-5 / Candelas Subdivision, Vista Heights 
Subdivision 

 West: C-N (Neighborhood Commercial), C-MU 
(Mixed Use Commercial), O-PA / Jack in the 
Box restaurant, office uses, vacant commercial 
land. 

Environmental Review: Categorical Exemption No. 2025-15 

Special Districts: None 

Site Plan Review: SPR No. 2024-272, 2025-038 

RELATED PROJECTS  

Conditional Use Permit No. 2020-10: On July 27, 2020, the Visalia Planning Commission 
approved Conditional Use Permit No. 202-10, a request by Matt Graham to establish a 32-unit 
multi-family complex on a 2.78 acre property within the O-PA (Professional/Administrative Office) 
zone. The project site is located on the north side of East Tulare Avenue, in between South Lovers 
Lane and South Vista Street (APN: 101-013-022). 

Finding of Consistency No. 2021-01: On June 28, 2021, the Visalia Planning Commission 
approved Finding of Consistency No. 2021-01, a request by Russ Marlow to modify Conditional 
Use Permit No. 2020-10, reducing the number of units proposed from 32 to 25 and reducing the 
building height, living space square footage, number of bedrooms, and garage square footage 
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proposed for each unit.  The site is located on the north side of East Tulare Avenue, between 
South Lovers Lane and South Vista Street (APNs: 101-013-022). 

PROJECT EVALUATION 

Staff recommends approval of Tentative Subdivision Map No. 5604 (TSM) and Conditional Use 
Permit No. 2025-09 (CUP) based on the project’s consistency with the Land Use Element of the 
General Plan, the Zoning and Subdivision Ordinances. 

Land Use Compatibility 

VMC Section 17.30.015.A (Development Standards – Site Area) permits the creation of reduced 
lot sizes with approval as required by the Site Plan Review Committee. In this instance, a 
Conditional Use Permit was required to permit deviation from normal zoning standards for lot size.  
The proposed division of land is considered consistent with the development pattern and 
residential density of areas within the surrounding neighborhood, and with similar multifamily 
developments. At a density of 9 units to the acre, the proposed lot sizes would maintain a density 
within the range of Residential Low Density areas to the north and south of the project site. Lots 
proposed would maintain development standards similar to what would be required in multifamily 
zonings, such as setbacks and lot sizes. Lastly, through the application of conditions of approval 
for shared access, the project shall continue to function as a unified development with facilities to 
be shared by all occupants. 

Street Improvements 

Ingress and egress to the site will be from three access drives as shown in Exhibit “A". Primary 
access points will be from Vista Street to the east and Tulare Street to the south. The proposed 
access drive along Lovers Lane will only allow for exiting traffic. All other off-site infrastructure 
improvements are already in place. Access through the complex will be provided by an 
approximately 20 foot wide drive aisle running along the northern edge of the project site. The 
drive aisle will provide access to all units onsite as well as serve as a fire access lane for 
emergency services. All identified improvements where previously mandated via Conditional Use 
Permit No. 2020-10 and Finding of Consistency No. 2021-01, included by reference in the 
conditions of approval.  

Shared Use / Access 

Though the project proposes the creation of individual lots for each of the structures proposed, 
facilities such as the drive aisle, guest parking lot, unified landscaping, and onsite lighting will be 
shared by all tenants of the development. As such, staff recommends the inclusion of TSM/CUP 
Condition No. 6, requiring recordation of CC&R’s (Covenants, Conditions, and Restrictions) for 
the maintenance of all shared facilities and landscaping, and to ensure that all tenants maintain 
access to all shared facilities. The City Planner and City Engineer shall review these CC&R’s to 
verify compliance with these requirements.  

Subdivision Map Act 

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

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

GC Section 66474 Finding Analysis 

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

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

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

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

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

The site is physically suitable for the proposed map 
and its affiliated development plan, and is consistent 
with the land use designation. This is included as 
recommended Finding No. 4 of the Tentative 
Subdivision Map. 

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

The site is physically suitable for the proposed map 
and its affiliated development plan, which is 
designated as Office. This is included as 
recommended Finding No. 4 of the Tentative 
Subdivision Map. 

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

The proposed design and improvements of the map 
have not been found likely to cause environmental 
damage or substantially and avoidably injure fish or 
wildlife or their habitat. This finding is further supported 
by the project’s Categorical Exemption determination 
under Section 15332 of the Guidelines for the 
Implementation of the California Environmental Quality 
Act (CEQA), included as recommended Finding No. 6 
of the Tentative Subdivision Map. 

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

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

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

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

Public Comment 

The Planning Division received public comment from a nearby resident (Richard Santos) sharing 
concerns with the multifamily project proposed for the project site. Staff notes that the multifamily 
development was previously approved by the Visalia Planning Commission in 2020/2021. The 
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request before the Commission today is for the division of the project site. The public comment is 
provided via Exhibit “E”. 

Environmental Review 

The requested action is considered Categorically Exempt under Section 15332 of the Guidelines 
for the Implementation of the California Environmental Quality Act (CEQA) Categorical Exemption 
No. 2025-15.  

Projects determined to meet this classification are characterized as in-fill development that is in 
conformance with the applicable general plan and zoning designations, general plan policies,  and 
zoning regulations. Section 15332 is also applicable because the proposal is within the city limits, 
located on a parcel less than five acres in size, contains no value as a habitat for endangered, 
rare, or threatened species, and can be adequately served by all required utilities and public 
services. 

RECOMMENDED FINDINGS 

Tentative Subdivision Map No. 5604 

1. That the proposed location and layout of the Tentative Subdivision Map No. 5604, its 
improvement and design, and the conditions under which it will be maintained are consistent 
with the policies and intent of the General Plan, Zoning Ordinance, and Subdivision Ordinance. 

2. That the proposed Tentative Subdivision Map No. 5604 will not be detrimental to the public 
health, safety, or welfare, or materially injurious to properties or improvements in the vicinity, 
nor is it likely to cause serious public health problems. 

3. The proposed location, layout and parcel sizes resulting from Tentative Subdivision Map No. 
5604 is consistent with the intent of the General Plan, Zoning Ordinance, and Subdivision 
Ordinance. 

4. That the site is physically suitable for the proposed tentative subdivision map and the project’s 
density, which is consistent with the underlying Office General Plan Land Use Designation. 

5. That the proposed Tentative Subdivision Map No. 5604, the design of the subdivision or the 
type of improvements proposed will not conflict with easements, acquired by the public at 
large, for access through or use of property within the proposed subdivision.  

6. That the project is considered Categorically Exempt under Section 15332 of the Guidelines 
for the Implementation of the California Environmental Quality Act (CEQA), as the project is 
for a development occurring within the city on a parcel not more than five acres in size, 
substantially surrounded by urban uses (Categorical Exemption No. 2025-15). 

Conditional Use Permit No. 2025-09 

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

2. That the proposed conditional use permit is consistent with the policies and intent of the 
General Plan and Zoning Ordinance.  Specifically, the project is consistent with the required 
finding of the 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. 
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3. That the project is considered Categorically Exempt under Section 15332 of the Guidelines 

for the Implementation of the California Environmental Quality Act (CEQA), as the project is 

for a development occurring within the city on a parcel not more than five acres in size, 

substantially surrounded by urban uses (Categorical Exemption No. 2025-15). 

RECOMMENDED CONDITIONS 

 Tentative Subdivision Map No. 5604 

1. That the project shall comply with all conditions and requirements of Conditional Use Permit 
No. 2020-10 and Finding of Consistency No. 2021-01, unless superseded by the conditions 
below.  

2. That the subdivision map shall be developed in substantial compliance with the comments and 
conditions of the Site Plan Review Committee as set forth under Site Plan Review No. 2024-
272 and Site Plan Review No. 2025-038, incorporated herein by reference. 

3. That the Tentative Subdivision Map No. 5604 be prepared in substantial compliance with the 
subdivision map in Exhibit “A”. 

4. That Tentative Subdivision Map No. 5604 shall be approved, and that requirements of the 
tentative subdivision map which relate to this conditional use permit shall be fulfilled. 

5. That Conditional Use Permit No. 2025-09 shall be null and void unless Tentative Subdivision 
Map No. 5604 is approved. 

6. That an agreement addressing vehicular access, utilities, parking, and any other pertinent 
infrastructure or services shall be recorded with the final subdivision map.  The agreement 
shall address property owners’ responsibility for repair and maintenance of the easement, 
repair and maintenance of shared public or private utilities, and shall be kept free and clear of 
any structures excepting solid waste enclosures.  The City Planner and City Engineer shall 
review for approval this agreement verifying compliance with these requirements prior to 
recordation. The agreement shall be recorded with the recording of the Final Subdivision Map. 

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

Conditional Use Permit No. 2024-23 

1. That the project shall comply with all conditions and requirements of Conditional Use Permit 
No. 2020-10 and Finding of Consistency No. 2021-01, unless superseded by the conditions 
below.  

2. That the planned development be prepared in substantial compliance with Exhibit “A”.  

3. That the planned development shall be developed in substantial compliance with the 
comments and conditions of the Site Plan Review Committee as set forth under Site Plan 
Review No. 2024-272 and Site Plan Review No. 2025-038, incorporated herein by reference. 

4. That  Tentative Subdivision Map No. 5604 shall be approved, and that requirements of the use 
permit which relate to this map shall be fulfilled. 

5. That the timeline for the lapse of this Conditional Use Permit shall be tied to the timeline for 
the  Tentative Subdivision Map No. 5604. 

6. That an agreement addressing vehicular access, utilities, parking, and any other pertinent 
infrastructure or services shall be recorded with the final subdivision map.  The agreement 
shall address property owners’ responsibility for repair and maintenance of the easement, 
repair and maintenance of shared public or private utilities, and shall be kept free and clear of 
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any structures excepting solid waste enclosures.  The City Planner and City Engineer shall 
review for approval this agreement verifying compliance with these requirements prior to 
recordation. The agreement shall be recorded with the recording of the Final Subdivision Map. 

7. Setbacks for the multifamily development shall comply with the setbacks depicted on Exhibit 
“A”. 

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

APPEAL INFORMATION 

According to the City of Visalia Subdivision Ordinance Section 16.28.080, an appeal to the City 
Council may be submitted within ten days following the date of a decision by the Planning 
Commission.  An appeal with applicable fees shall be in writing and shall be filed with the City 
Clerk at 220 North Santa Fe Street, Visalia, CA. 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. 2025-21 – Tentative Subdivision Map No. 5604 

• Resolution No. 2025-22 – Conditional Use Permit No. 2025-09 

• Exhibit "A" – Tentative Subdivision Map No. 5604 and Street Cross Sections 

• Exhibit “B” – Operational Statement 

• Exhibit “C” – Approved Site Plan, Finding of Consistency No. 2021-01 

• Exhibit “D” – June 28, 2021, Planning Commission Staff Report, Finding of Consistency No. 
2021-01. 

• Exhibit “E” – Public Comment 

• Categorical Exemption No. 2025-15 

• Site Plan Review Item No. 2024-272 and 2025-038 

• General Plan Land Use Map 

• Zoning Map 

• Aerial Map 

• Location Map 

  

9

http://www.visalia.city/


RELATED PLANS AND POLICIES 

Visalia Municipal Code Title 16 Subdivisions 

Chapter 16.04 General Provisions 

16.04.010 Authority for local regulations. 

This title is enacted pursuant to the provisions of Division 2 of Title 7 of the Government Code of the State of California, 
referred to herein as the Subdivision Map Act. (Ord. 2017-01 (part), 2017: prior code § 9000) 

16.04.020 Purpose and scope. 

A. The subdivision ordinance is adopted to preserve, protect and promote the public health, safety, and general 
welfare. More specifically, the subdivision ordinance is adopted in order to achieve the following objectives: 

1. To aid in the implementation of the general plan of the city, and elements thereof, as adopted by the City Council; 

2. To provide lots of sufficient size and appropriate design for the purposes for which they are to be used; 

3. To provide streets of adequate capacity for the anticipated traffic that would utilize them and to ensure that they 
are designed to promote a safe vehicular and pedestrian traffic circulation system; 

4. To accommodate new development in a manner that will preserve and enhance the city's living environment and 
create new beauty through skilled subdivision design; 

5. To provide for water supply, sewage disposal, storm drainage, solid waste collection and other utilities and facilities 
that are required by conditions of an urban environment; 

6. To ensure that the costs of providing rights-of-way, street improvements, utilities and public areas and facilities 
needed to service new developments are borne fairly and equitably by the subdivider rather than by property owners 
of the city at large. 

B. The subdivision ordinance is enacted for the purpose of regulating subdivision of land in accordance with the 
Subdivision Map Act of the state of California and any future amendments thereto and repeals all other regulations 
of the city in conflict with this title; provided, however, that such repeal shall not affect any agreement, contract, or 
bond executed pursuant to such regulations or any rights of action accruing thereunder. The regulations hereinafter 
in this title contained shall apply to all subdivisions and parcel maps or parts of subdivisions and parcel maps hereafter 
made entirely or partially within the city. The provisions of this title shall be in addition to and shall be considered as 
supplemental to the provisions of the Subdivision Map Act of the state of California, as now in effect or hereinafter 
amended. (Ord. 2017-01 (part), 2017: prior code § 9005) 

16.04.030 Responsibilities. 

A. City Attorney. The city attorney shall be responsible for approving as to form all subdivision improvement 
agreements and subdivision improvements securities. 

B. City Council. The City Council shall have final jurisdiction in the approval of final maps if the acceptance of land 
and improvements is proposed for dedication to the city. 

C. City Engineer. The city engineer or his/her designee shall be responsible for: 

1. Establishing design and construction details, standards and specifications; 

2. Determining if proposed subdivision improvements comply with the provisions of this title and the Subdivision Map 
Act and for reporting the findings together with any recommendations for approval, or conditional approval, of the 
tentative map to the city planner; 

3. The processing and checking of final maps, parcel maps, reversion to acreage maps, amended maps, subdivision 
improvement plans, lot line adjustment maps, mergers and certificates of compliance; 

4. The inspection and approval of subdivision improvements; 

5. The approval of private improvements (improvements not to be maintained by the city). 

D. Planning Commission. The Planning Commission is the designated official body charged with the duty of 
conducting public hearings, making investigations and reports on the design and improvement of proposed divisions 
of real property, the imposing of requirements or conditions thereon, and shall approve, conditionally approve or 
disapprove maps. 

E. City Planner. The city planner shall be responsible for: 
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1. Investigating proposed subdivisions and parcel maps for conformity to the general plan, specific plans, and zoning 
ordinances of the city and reporting his finding together with recommendations for approval, conditional approval, or 
disapproval to the Planning 

Commission; 

2. Examining and certifying that final maps are in substantial conformance to the approved or conditionally approved 
tentative map. 

F. Site Plan Review Committee. The Site Plan Review Committee shall be responsible for the review of tentative 
parcel maps, tentative subdivision maps, vesting tentative subdivision maps, and vesting tentative parcel maps and 
shall provide the subdivider and the Planning Commission with the committee's comments, and requirements for 
conformance to city ordinances and policies. 

G. Subdivider. The subdivider shall prepare maps consistent with the standards contained herein, design public 
improvements consistent with the public improvement standards of the city, and shall process said maps in 
accordance with the regulations set forth herein. (Ord. 2017-01 (part), 2017: Ord. 9605 § 32 (part), 1996: prior code 
§ 9010) 

16.04.040 Appeals. 

A. The subdivider or any interested person adversely affected may, upon payment of an appeal fee as may be 
established by resolution of the City Council, appeal any decision, determination, or requirement of the Planning 
Commission by filing a notice thereof in writing with the city clerk, setting forth in detail the action and the grounds 
upon which the appeal is based within ten (10) days after the action that is the subject of the appeal. Such notice 
shall state specifically where it is claimed there was an error or abuse of discretion by the Planning Commission. 

B. Upon the filing of an appeal, the City Council shall set the matter for hearing. Such hearings shall be held within 
thirty (30) days after the date of filing the appeal or receipt of council member request. City clerk shall give notice of 
the hearing according to the procedure required for the initial action by the Planning Commission, except that the 
timing of such notice shall be no less than ten (10) days before the hearing date. 

C. In holding the hearing on the matter, the council may receive any and all information pertinent to the matter, 
regardless of whether such information was first presented to the Planning Commission. In the case of decisions by 
the Planning Commission that followed a public hearing, the City Council shall hold a new public hearing on the 
matter. 

D. Upon the close of the hearing, the Council shall vote to either confirm the decision of the Planning Commission, 
overturn the decision, or confirm the decision with modifications, and the Council may continue the item to the next 
meeting if necessary to direct staff to prepare a conforming resolution with findings, which shall be considered by the 
Council at the next scheduled Council meeting. In the case of tentative maps, the Council may also take any action 
identified in Section 16.16.120. Planning Commission. (Ord. 2017-01 (part), 2017: Ord. 2010-02 § 1, 2010: Ord. 2006-
18 § 2 (part), 2007: prior code § 9015) 

16.04.050 Exceptions. 

A. Petition. The Planning Commission may authorize conditional exceptions to any of the requirements and 
regulations set forth in this title. Application for any such exception shall be made by a petition of the subdivider 
stating fully the ground of the application and the facts relied upon by the petitioner. Such petition shall be filed with 
the tentative map of the subdivision and shall be on a form provided by the city. The application shall be accompanied 
by a fee as set forth from time to time by resolution of the City Council. 

B. Findings. 

1. In order for the property referred to in the petition to come within the provision of this section, it shall be necessary 
that the Planning Commission make the following findings: 

a. That there are special circumstances and conditions affecting this property; 

b. That the exception is necessary for the preservation and enjoyment of a substantial property right of the petitioner; 

c. That the granting of the exception will not be detrimental to the public welfare or injurious to other property in the 
territory in which said property is situated. 

2. In approving such exceptions the Planning Commission shall secure substantially the objectives of the regulations 
to which exceptions are requested, and shall act to protect the public health, safety, convenience and general welfare. 
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3. In approving any exception under the provisions of this section, the Planning Commission shall report its findings 
with respect thereto and all facts in connection therewith, and shall specifically and fully set forth the exception 
recommended and conditions designated. (Ord. 2017-01 (part), 2017: prior code § 9020) 

16.04.060 Merger and reversion to acreage. 

Subdivided real property may be merged or reverted to acreage pursuant to provisions of Chapter 6, Article 1 of the 
state Subdivision Map Act. (Ord. 2017-01 (part), 2017: prior code § 9315) 

16.04.070 Certificates of compliance. 

Any eligible person may apply for a certificate of compliance pursuant to the provisions of Section 66499.34 of the 
Government Code of the state of California. (Ord. 2017-01 (part), 2017: prior code § 9320) 

16.04.080 Planned unit developments. 

Where, in accordance with provisions of the zoning ordinance, a use permit has been granted authorizing a planned 
unit development on the land or a portion of the land proposed to be subdivided, the plan of the subdivision shall 
conform with the plan of the planned unit development as approved by the Planning Commission and City Council. 
Exceptions to the subdivision regulations that are necessary to execute the planned unit development as approved 
by the Planning Commission and City Council may be authorized by the Planning Commission in accordance with 
the provisions of Section 16.04.050. (Ord. 2017-01 (part), 2017: prior code § 9325) 

16.04.085 School site dedications and reservations. 

A. In considering the approval or the conditions of approval of a parcel map or subdivision map, as those terms are 
defined in the Subdivision Map Act, the City Council or the Planning Commission may require the reservation or 
dedication of school sites in a manner that is consistent with the provisions of Government Code sections 66478 and 
66479, provided that the council or the commission, as the case may be, is able to determine that the conditions 
enumerated in those sections, as they may from time to time be amended, are applicable to the proposed subdivision 
map or parcel map. 

B. The planning director, in cooperation with the official designated by the Visalia Unified School District, shall develop 
and keep in place a policy establishing the manner in which this section shall be implemented by the City Planner 
and his or her designees. Such policy shall be established at the discretion of the City Planner, provided the policy is 
consistent with the Government Code sections 66478 and 66479. (Ord. 2017-01 (part), 2017: Ord. 2006-01 § 5, 
2006) 

16.04.090 Penalties. 

Any person, firm, corporation, partnership, or co-partnership who willfully violates any of the provisions or fails to 
comply with any of the mandatory requirements of this title is guilty of a misdemeanor, pursuant to the provisions of 
Chapter 7, Article 1 of the Subdivision Map Act. (Ord. 2017-01 (part), 2017: prior code § 9030) 

16.04.100 Ordinances repealed. 

All ordinances and parts of ordinances of the city, in conflict herewith to the extent of such conflict and not further, 
are hereby repealed. (Ord. 2017-01 (part), 2017: prior code § 9035) 16.04.110 

16.04.110 Severability. 

If any section, subsection, sentence, clause or phrase of this title is for any reason held to be invalid or 
unconstitutional by the decision of any court of competent jurisdiction, such decisions shall not affect the validity of 

the remaining portions of this title. The City Council declares that it would have passed this title in each section, 
subsection, sentence, clause or phrase thereof, irrespective of the fact that any one or more sections, subsections, 

sentences, clauses, or phrases be declared invalid or unconstitutional. (Ord. 2017-01 (part), 2017: prior code § 
9025) 

 
Chapter 17.20 
Office Zones 

17.20.010   Purposes. 
   A.   The several types of office zones included in this chapter are designed to achieve the following: 
   1.   Provide appropriate areas for various types of offices to be concentrated for the convenience of the public, 
and to be located and grouped on sites that are in logical proximity to the respective geographical areas and 
respective categories of patrons that they serve in a manner consistent with the general plan; 
   2.   Maintain the central downtown business district (Conyer Street to Tipton and Murray Street to Mineral King 
Avenue including the Court-Locust corridor to the Lincoln Oval area) as Visalia's traditional, medical, professional, 
retail, government and cultural center; 
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   3.   Protect office areas from excessive noise, illumination, unsightliness, odor, smoke, and other objectionable 
influences; 
   4.   Ensure compatibility with adjacent land uses. 
   B.   The purpose of the individual office land use zones are as follows: 
   1.   Professional/Administrative Office Zone—(O-PA). The purpose and intent of the professional/administrative 
office zone district is to provide areas for professional and administrative offices where they can be effectively 
integrated into surrounding areas. 
   2.   Office Conversion Zone—(OC). The purpose and intent of the office conversion zone district is to promote the 
conversion, rather than the demolition, of existing residential structures where feasible, in designated areas for low-
intensity administrative and professional offices. Office uses that are typically high generators of vehicle trips or 
parking need generators are not provided in this district. This zone will create opportunities for the long-term 
preservation of historic structures and the residential character of non-historic neighborhoods through the office 
conversion process. The development criteria will reduce the potential for land use conflicts between the office 
conversion sites and their adjacent residential neighborhoods. These provisions will serve to maintain the 
streetscape through architectural compatibility and the placement of on-site parking at the rear of the sites. This will 
also serve to maintain the historic and aesthetic character of the core area. (Ord. 2017-01 (part), 2017: prior code § 
7372) 
 
17.20.015   Applicability. 
   The requirements in this chapter shall apply to all property within the O-PA and O-C zone districts. (Ord. 2017-01 
(part), 2017) 
 
17.20.020   Permitted uses. 
   Permitted uses in the O-PA and OC zones shall be determined by Table 17.25.030 in Section 17.25.030. (Ord. 
2017-01 (part), 2017: prior code § 7375) 
 
17.20.025   Conditional and temporary uses. 
   Conditional and temporary uses in the O-PA and OC zones shall be determined by Table 17.25.030 in 
Section 17.25.030. (Ord. 2017-01 (part), 2017: prior code § 7375) 
 
17.20.030   Required conditions. 
   A.   A site plan review permit must be obtained for all development in the O-PA and O-C 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, outdoor dining areas, and play areas. (Ord. 2017-01 (part), 2017: 
prior code § 7380) 
 
17.20.040   Off-street parking and loading facilities. 
   A.   Off-street parking facilities and off-street loading facilities shall be provided as prescribed in Chapter 17.34. 
   B.   On-site parking is prohibited in the front and street side setback areas for O-C zoned properties; 
   C.   Adequate parking for OC zoned properties must be provided on site to serve the desired office use. Parking 
is to be developed at the rear of the subject site, and should be master planned with adjacent sites to allow the 
common use of planter strips, access points and handicap parking spaces to the greatest extent possible. (Ord. 
2017-01 (part), 2017: prior code § 7385) 
 
17.20.050   Development standards in the O-PA zone. 
   The following development standards shall apply to property located in the O-PA zone: 
   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); 
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   5.   Side yards abutting an R-1 or R-M zone district: five (5) feet; 

7. Street side on corner lot: ten (10) feet. (Ord. 2017-01 (part), 2017) 

17.20.060   Development standards in the O-C zone. 
   The following development standards shall apply to property located in O-C zone district These standards would 
include, but not be limited to, the application of consistent height and bulk, matching setbacks, and compatible 
architectural design that will be reviewed and approved through the site plan review process: 
   A.   Minimum site area: five thousand (5,000) square feet. 
   B.   Maximum building height: thirty (30) feet. 
   C.   Minimum required yards (building setbacks): 
   1.   Front: shall be consistent with adjacent primary setbacks or a minimum of twenty-five (25) feet. On interior 
lots where adjacent structures are less than twenty-five (25) feet, averaging may be used; 
   2.   Rear: twenty-five (25) feet. 
   3.   Side: five (5) feet; 
   4.   Street side on corner lot: ten (10) feet; 
   D.   Minimum required landscaped yard (setback) areas: 
   1.   Front: twenty-five (25) feet or consistent with building setbacks; 
   2.   Rear: five (5) feet, except where there is alley access. 
   3.   Side: five (5) feet; 
   4.   Street side on a corner lot: ten (10) feet or consistent with building setbacks; 
   F.   Additional standards: 
   1.   Maintain front and street side residential setbacks, in addition to maintaining and enhancing the historical 
residential streetscape; 
   2.   Develop existing alleys to a width of eighteen (18) to twenty (20) feet. Dedication or irrevocable offer of 
dedication of up to two feet per lot will be required, excepting sites that have a primary structure located in the 
dedication area and for which there is adequate parking on the site; 
   3.   Signs shall be compatible with the character of the main structure, and shall comply with the provisions 
of Chapter 17.48. 
   4.   Existing structures that are compatible with the adjacent properties and streetscape shall be maintained as 
the primary structure for a site; 
   5.   All additions and alterations shall be consistent with the existing design of the primary unit as determined 
through the site plan review process; 
   6.   Offices that are of a twenty-four (24) hour use or high-volume customer destination that cannot be 
accommodated through on-site parking are prohibited adjacent to residential neighborhoods. (Ord. 2017-01 (part), 
2017) 

 
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 
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condition or mitigation measure of the project in order to maintain the required services levels identified in the 
General Plan Circulation Element. 
B. The application shall be accompanied by a fee set by resolution of the city council sufficient to cover the 
cost of handling the application. 
17.38.030 Lapse of conditional use permit. 

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

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

Following the denial of a conditional use permit application or the revocation of a conditional use permit, no 
application for a conditional use permit for the same or substantially the same conditional use on the same or 
substantially the same site shall be filed within one year from the date of denial or revocation of the permit unless 
such denial was a denial without prejudice by the planning commission or city council. 
17.38.060 Conditional use permit to run with the land. 

A conditional use permit granted pursuant to the provisions of this chapter shall run with the land and shall continue 
to be valid upon a change of ownership of the site or structure that was the subject of the permit application subject 
to the provisions of Section 17.38.065. 
17.38.065 Abandonment of conditional use permit. 

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

A. Conditional use permits for temporary uses or structures may be processed as administrative matters by 
the city planner and/or planning division staff. However, the city planner may, at his/her discretion, refer such 
application to the planning commission for consideration. 
B. The city planner and/or planning division staff is authorized to review applications and to issue such 
temporary permits, subject to the following conditions: 
1. Conditional use permits granted pursuant to this section shall be for a fixed period not to exceed thirty (30) 
days for each temporary use not occupying a structure, including promotional enterprises, or six months for all 
other uses or structures. 
2. Ingress and egress shall be limited to that designated by the planning division. Appropriate directional 
signing, barricades, fences or landscaping shall be provided where required. A security officer may be required for 
promotional events. 
3. Off-street parking facilities shall be provided on the site of each temporary use as prescribed in Section 
17.34.020. 
4. Upon termination of the temporary permit, or abandonment of the site, the applicant shall remove all 
materials and equipment and restore the premises to their original condition. 
5. Opening and closing times for promotional enterprises shall coincide with the hours of operation of the 
sponsoring commercial establishment. Reasonable time limits for other uses may be set by the city planner and 
planning division staff. 
6. Applicants for a temporary conditional use permit shall have all applicable licenses and permits prior to 
issuance of a conditional use permit. 
7. Signing for temporary uses shall be subject to the approval of the city planner. 
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8. Notwithstanding underlying zoning, temporary conditional use permits may be granted for fruit and 
vegetable stands on properties primarily within undeveloped agricultural areas. In reviewing applications for such 
stands, issues of traffic safety and land use compatibility shall be evaluated and mitigation measures and 
conditions may be imposed to ensure that the stands are built and are operated consistent with appropriate 
construction standards, vehicular access and off-street parking. All fruits and vegetables sold at such stands shall 
be grown by the owner/operator or purchased by said party directly from a grower/farmer. 
9. Fruit/Vegetable stands shall be subject to site plan review. 
C.  The City Planner shall deny a temporary use permit if findings cannot be made, or conditions exist that 
would be injurious to existing site, improvements, land uses, surrounding development or would be detrimental to 
the surrounding area. 
D. The applicant or any interested person may appeal a decision of temporary use permit to the planning 
commission, setting forth the reason for such appeal to the commission. Such appeal shall be filed with the city 
planner in writing with applicable fees, within ten (10) days after notification of such decision. The appeal shall be 
placed on the agenda of the commission's next regular meeting. If the appeal is filed within five (5) days of the next 
regular meeting of the commission, the appeal shall be placed on the agenda of the commission's second regular 
meeting following the filing of the appeal. The commission shall review the temporary use permit and shall uphold 
or revise the decision of the temporary use permit, based on the findings set forth in Section 17.38.110. The 
decision of the commission shall be final unless appealed to the council pursuant to Section 17.02.145. 
 
E. A privately owned parcel may be granted up to six (6) temporary use permits per calendar year. 
 
17.38.080 Public hearing--Notice. 

A. The planning commission shall hold at least one public hearing on each application for a conditional use 
permit. 
B. Notice of the public hearing shall be given not less than ten days nor more than thirty (30) days prior to the 
date of the hearing by mailing a notice of the time and place of the hearing to property owners within three hundred 
(300) feet of the boundaries of the area occupied or to be occupied by the use that is the subject of the hearing, 
and by publication in a newspaper of general circulation within the city. 
17.38.090 Investigation and report. 

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

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

A. The planning commission may grant an application for a conditional use permit as requested or in modified 
form, if, on the basis of the application and the evidence submitted, the commission makes the following findings: 
1. That the proposed location of the conditional use is in accordance with the objectives of the zoning 
ordinance and the purposes of the zone in which the site is located; 
2. That the proposed location of the conditional use and the conditions under which it would be operated or 
maintained will not be detrimental to  
the public health, safety or welfare, or materially injurious to properties or improvements in the vicinity. 
B. A conditional use permit may be revocable, may be granted for a limited time period, or may be granted 
subject to such conditions as the commission may prescribe. The commission may grant conditional approval for a 
permit subject to the effective date of a change of zone or other ordinance amendment. 
C. The commission may deny an application for a conditional use permit. 
17.38.120 Appeal to city council. 

The decision of the City planning commission on a conditional use permit shall be subject to the appeal provisions 
of section 17.02.145. 
17.38.130 Effective date of conditional use permit. 

A conditional use permit shall become effective immediately when granted or affirmed by the council, or ten days 
following the granting of the conditional use permit by the planning commission if no appeal has been filed. 
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Resolution No. 2025-21 

 

RESOLUTION NO 2025-21 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF VISALIA 
APPROVING TENTATIVE SUBDIVISION MAP NO. 5604: REQUEST BY KEN 

TURNER TO SUBDIVIDE A 2.78 ACRE PARCEL INTO A 13-LOT MULTI-FAMILY 
RESIDENTIAL SUBDIVISION, WITHIN THE O-PA (PROFESSIONAL / 

ADMINISTRATIVE OFFICE) ZONE. THE PROJECT SITE IS LOCATED NORTH OF 
EAST TULARE AVENUE, BETWEEN SOUTH LOVERS LANE AND SOUTH VISTA 

STREET (APN: 101-013-022) 
 

WHEREAS, Tentative Subdivision Map No. 5604 is a request by Ken Turner to 
subdivide a 2.78 acre parcel into a 13-lot multi-family residential subdivision, within the 
O-PA (Professional/Administrative Office) Zone. The project site is located north of East 
Tulare Avenue, between South Lovers Lane and South Vista Street (APN: 101-013-
022); and 
 
 WHEREAS, the Planning Commission of the City of Visalia, after duly published 
notice held a public hearing before said Commission on September 8, 2025; and  
 
 WHEREAS, the Planning Commission of the City of Visalia finds the tentative 
subdivision map in accordance with Chapter 16.16 of the Subdivision 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. 
 
 NOW, THEREFORE, BE IT FURTHER RESOLVED, that the Planning 
Commission of the City of Visalia approves the proposed tentative subdivision map 
based on the following specific findings and based on the evidence presented: 
 
1. That the proposed location and layout of the Tentative Subdivision Map No. 5604, its 

improvement and design, and the conditions under which it will be maintained are 
consistent with the policies and intent of the General Plan, Zoning Ordinance, and 
Subdivision Ordinance. 

2. That the proposed Tentative Subdivision Map No. 5604 will not be detrimental to the 
public health, safety, or welfare, or materially injurious to properties or improvements 
in the vicinity, nor is it likely to cause serious public health problems. 

3. The proposed location, layout and parcel sizes resulting from Tentative Subdivision 
Map No. 5604 is consistent with the intent of the General Plan, Zoning Ordinance, 
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Resolution No. 2025-21 

and Subdivision Ordinance. 

4. That the site is physically suitable for the proposed tentative subdivision map and 
the project’s density, which is consistent with the underlying Office General Plan 
Land Use Designation. 

5. That the proposed Tentative Subdivision Map No. 5604, the design of the 
subdivision or the type of improvements proposed will not conflict with easements, 
acquired by the public at large, for access through or use of property within the 
proposed subdivision.  

6. That the project is considered Categorically Exempt under Section 15332 of the 
Guidelines for the Implementation of the California Environmental Quality Act 
(CEQA), as the project is for a development occurring within the city on a parcel not 
more than five acres in size, substantially surrounded by urban uses (Categorical 
Exemption No. 2025-15). 

BE IT FURTHER RESOLVED that the Planning Commission hereby approves 
Jennings Estates Tentative Subdivision Map No. 5603 on the real property hereinabove 
described in accordance with the terms of this resolution under the provisions of Section 
16.16.110 of the Ordinance Code of the City of Visalia, subject to the following 
conditions:  

1. That the project shall comply with all conditions and requirements of Conditional Use 
Permit No. 2020-10 and Finding of Consistency No. 2021-01, unless superseded by 
the conditions below.  

2. That the subdivision map shall be developed in substantial compliance with the 
comments and conditions of the Site Plan Review Committee as set forth under Site 
Plan Review No. 2024-272 and Site Plan Review No. 2025-038, incorporated herein 
by reference. 

3. That the Tentative Subdivision Map No. 5604 be prepared in substantial compliance 
with the subdivision map in Exhibit “A”. 

4. That Tentative Subdivision Map No. 5604 shall be approved, and that requirements 
of the tentative subdivision map which relate to this conditional use permit shall be 
fulfilled. 

5. That Conditional Use Permit No. 2025-09 shall be null and void unless Tentative 
Subdivision Map No. 5604 is approved. 

6. That an agreement addressing vehicular access, utilities, parking, and any other 
pertinent infrastructure or services shall be recorded with the final subdivision map.  
The agreement shall address property owners’ responsibility for repair and 
maintenance of the easement, repair and maintenance of shared public or private 
utilities, and shall be kept free and clear of any structures excepting solid waste 
enclosures.  The City Planner and City Engineer shall review for approval this 
agreement verifying compliance with these requirements prior to recordation. The 
agreement shall be recorded with the recording of the Final Subdivision Map. 
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7. That all applicable federal, state, regional, and city policies and ordinances be met. 
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RESOLUTION NO. 2025-22 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF VISALIA 
APPROVING CONDITIONAL USE PERMIT NO. 2025-09, A REQUEST BY KEN 

TURNER TO SUBDIVIDE A 2.78 ACRE PARCEL INTO 13 LOTS, AT SIZES SMALLER 
THAN THE FIVE ACRE MINIMUM LOT SIZE REQUIREMENT OF THE O-PA 

(PROFESSIONAL ADMINISTRATIVE OFFICE) ZONE. THE PROJECT SITE IS 
LOCATED NORTH OF EAST TULARE AVENUE, BETWEEN SOUTH LOVERS LANE 

AND SOUTH VISTA STREET (APN: 101-013-022) 
 

 WHEREAS, Conditional Use Permit No. 2025-23, is a request by Ken Turner to 
subdivide a 2.78 acre parcel into 13 lots, at sizes smaller than the five acre minimum lot 
size requirement of the O-PA (Professional Administrative Office) Zone. The project site 
is located north of East Tulare Avenue, between South Lovers Lane and South Vista 
Street (APN: 101-013-022); and 
 
 WHEREAS, the Planning Commission of the City of Visalia, after duly published 
notice scheduled a public hearing before said commission on September 8, 2025; and 
 
 WHEREAS, the Planning Commission of the City of Visalia finds Conditional Use 
Permit No. 2025-23, as conditioned, in accordance with Section 16.28.070 of the 
Ordinance Code of the City of Visalia based on the evidence contained in the staff 
report and testimony presented at the public hearing; and, 
 

WHEREAS, the project is considered Categorically Exempt under Section 15332 
of the Guidelines for the Implementation of the California Environmental Quality Act 
(CEQA), Categorical Exemption No. 2025-15. 
 
 NOW, THEREFORE, BE IT RESOLVED, that Categorical Exemption              
No. 2025-15 was prepared finding the project exempt under CEQA Section 15332 of the 
Guidelines for the Implementation of the California Environmental Quality Act (CEQA), 
as amended. 
 

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

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

2. That the proposed conditional use permit is consistent with the policies and intent of 
the General Plan and Zoning Ordinance.  Specifically, the project is consistent with 
the required finding of the 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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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 15332 of the 

Guidelines for the Implementation of the California Environmental Quality Act 

(CEQA), as the project is for a development occurring within the city on a parcel not 

more than five acres in size, substantially surrounded by urban uses (Categorical 

Exemption No. 2025-15). 

 BE IT FURTHER RESOLVED that the Planning Commission hereby approved 
the parcel map on the real property herein above described in accordance with the 
terms of this resolution under the provision of Section 17.26 of the Ordinance Code of 
the City of Visalia, subject to the following conditions: 

1. That the project shall comply with all conditions and requirements of Conditional Use 
Permit No. 2020-10 and Finding of Consistency No. 2021-01, unless superseded by 
the conditions below.  

2. That the planned development be prepared in substantial compliance with Exhibit 
“A”.  

3. That the planned development shall be developed in substantial compliance with the 
comments and conditions of the Site Plan Review Committee as set forth under Site 
Plan Review No. 2024-272 and Site Plan Review No. 2025-038, incorporated herein 
by reference. 

4. That  Tentative Subdivision Map No. 5604 shall be approved, and that requirements 
of the use permit which relate to this map shall be fulfilled. 

5. That the timeline for the lapse of this Conditional Use Permit shall be tied to the 
timeline for the  Tentative Subdivision Map No. 5604. 

6. That an agreement addressing vehicular access, utilities, parking, and any other 
pertinent infrastructure or services shall be recorded with the final subdivision map.  
The agreement shall address property owners’ responsibility for repair and 
maintenance of the easement, repair and maintenance of shared public or private 
utilities, and shall be kept free and clear of any structures excepting solid waste 
enclosures.  The City Planner and City Engineer shall review for approval this 
agreement verifying compliance with these requirements prior to recordation. The 
agreement shall be recorded with the recording of the Final Subdivision Map. 

7. Setbacks for the multifamily development shall comply with the setbacks depicted on 
Exhibit “A”. 

8. That all applicable federal, state, regional, and city policies and ordinances be met. 
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EXHIBIT A



 
 

Tulare and Lovers Lane Apartments 
 

Operational Statement 
 
 
 
 
 
 

 
 
 
 
 
The proposal is to divide the 2.78 acre parcel into 13 lots to accommodate 12 duplexes and 1 
single unit.  The lot sizes will vary from 7,435sf to 12,320sf.  9 of the 13 will be about 8,705sf. 
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The average lot size is 9,305sf.

EXHIBIT B
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EXHIBIT E



 

Environmental Document #2025-15 

NOTICE OF EXEMPTION 

City of Visalia 
315 E. Acequia Ave. 

Visalia, CA 93291 

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

Tentative Subdivision Map No. 5604 and Conditional Use Permit No. 2025-09 

PROJECT TITLE 
 
The project site is located north of East Tulare Avenue, between South Lovers Lane and South Vista Street (APN: 
101-013-022) 

PROJECT LOCATION - SPECIFIC 
 
Visalia  Tulare 

PROJECT LOCATION - CITY  COUNTY 
 
Tentative Subdivision Map No. 5604: A request by Ken Turner to subdivide a 2.78 acre parcel into a 13-lot multi-
family residential subdivision, within the O-PA (Professional/Administrative Office) Zone. 
 
Conditional Use Permit No. 2025-09: A request by Ken Turner to subdivide a 2.78 acre parcel into 13 lots, at 
sizes smaller than the five acre minimum lot size requirement of the O-PA (Professional Administrative Office) 
Zone.    

DESCRIPTION - Nature, Purpose, & Beneficiaries of Project 
 
City of Visalia, 315 E. Acequia Avenue, Visalia CA 93291, (559) 713-4449, Email: cristobal.carrillo@visalia.city 

NAME OF PUBLIC AGENCY/LEAD AGENCY APPROVING PROJECT 
 
Ken Turner, 8226 West Doe Avenue, Visalia CA 93291, (559) 310-0442, ken@cm52inc.com 

NAME AND ADDRESS OF APPLICANT CARRYING OUT PROJECT 
 
AW Engineering, Attn: Krystal Sanchez, 810 West Acequia Avenue, Visalia CA 93291, (559) 603-2077, 
ksanchez@awe-inc.com  

NAME AND ADDRESS OF AGENT CARRYING OUT PROJECT 

EXEMPT STATUS: (Check one) 

 Ministerial - Section 15073 
 Emergency Project - Section 15071 
 Categorical Exemption - Section 15332, Infill Development Projects 
 Statutory Exemptions- State code number:  

Project consists of a request to divide a 2.78 acre parcel into a 13-lot multifamily residential subdivision, in the O-
PA (Professional/Administrative Office) Zone. The project is exempt as the proposal is within the city limits, 
located on a parcel less than five acres in size, contains no value as a habitat for endangered, rare, or threatened 
species, and can be adequately served by all required utilities and public services. 

REASON FOR PROJECT EXEMPTION 
 
Cristobal Carrillo, Associate Planner  (559) 713-4443 

CONTACT PERSON  AREA CODE/PHONE 
   

   

DATE  Brandon Smith, AICP 

  ENVIRONMENTAL COORDINATOR 
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 1 

 
SUBDIVISION & PARCEL MAP 
REQUIREMENTS 
ENGINEERING DIVISION 

 
SITE PLAN REVIEW COMMENTS 

REQUIREMENTS (Indicated by checked boxes) 
Submit improvements plans detailing all proposed work; Subdivision Agreement will detail fees & bonding 
requirements 
Bonds, certificate of insurance, cash payment of fees/inspection, and approved map & plan required prior to 
approval of Final Map. 
The Final Map & Improvements shall conform to the Subdivision Map Act, the City’s Subdivision Ordinance 
and Standard Improvements. 
A preconstruction conference is required prior to the start of any construction. 
Right-of-way dedication required. A title report is required for verification of ownership. by map by deed 
      
City Encroachment Permit Required which shall include an approved traffic control plan. FOR ANY WORK IN 
PUBLIC RIGHT OF WAY 
CalTrans Encroachment Permit Required. CalTrans comments required prior to tentative parcel map 
approval. CalTrans contacts: David Deel (Planning) 488-4088     
Landscape & Lighting District/Home Owners Association required prior to approval of Final Map.  Landscape 
& Lighting District will maintain common area landscaping, street lights, street trees and local streets as 
applicable. Submit completed Landscape and Lighting District application and filing fee a min. of 75 days 
before approval of Final Map. ALL LANDSCAPING TO BE PRIVATELY MAINTAINED 
Landscape & irrigation improvement plans to be submitted for each phase. Landscape plans will need to 
comply with the City's street tree ordinance. The locations of street trees near intersections will need to comply 
with Plate SD-1 of the City improvement standards. A street tree and landscape master plan for all phases of 
the subdivision will need to be submitted with the initial phase to assist City staff in the formation of the 
landscape and lighting assessment district. 
Dedicate landscape lots to the City that are to be maintained by the Landscape & Lighting District. 
Northeast Specific Plan Area: Application for annexation into Northeast District required 75 days prior to Final 
Map approval. 
Written comments required from ditch company.       Contacts: James Silva 747-1177 for Modoc, Persian, 
Watson, Oakes, Flemming, Evans Ditch and Peoples Ditches; Paul Hendrix 686-3425 for Tulare Irrigation 
Canal, Packwood and Cameron Creeks; Bruce George 747-5601 for Mill Creek and St. John’s River. 
Final Map & Improvements shall conform to the City’s Waterways Policy. Access required on ditch bank, 
12’ minimum.  Provide       wide riparian dedication from top of bank.       
Sanitary Sewer master plan for the entire development shall be submitted for approval prior to approval of any 
portion of the system. The sewer system will need to be extended to the boundaries of the development where 
future connection and extension is anticipated. The sewer system will need to be sized to serve any future 
developments that are anticipated to connect to the system.       
Grading & Drainage plan required. If the project is phased, then a master plan is required for the entire project 
area that shall include pipe network sizing and grades and street grades.  Prepared by registered civil 
engineer or project architect.  All elevations shall be based on the City’s benchmark network. Storm run-off 
from the project shall be handled as follows: a)  directed to the City's existing storm drainage system; b)  
directed to a permanent on-site basin; or c)  directed to a temporary on-site basin is required until a 
connection with adequate capacity is available to the City’s storm drainage system. On-site basin: 

 
   ITEM NO: 6 DATE: FEBRUARY 25, 2025 
 
    SITE PLAN NO.: 25-036 
    PROJECT TITLE: SUBDIVISING DUPLEX LOTS 
    DESCRIPTION: SPLIT PARCEL INTO 13 PARCEL TO ALLOW 

FUTURE DUPLEXES TO BE ON THEIR OWN LOT.  
    APPLICANT: KEN TURNER 
    PROP. OWNER:       
     LOCATION: NEC TULARE AVE AND LOVERS LANE 
     APN: 101-013-022 
 

Edelma Gonzalez 713-4364 
Sarah MacLennan 713-4271 
Luqman Ragabi  713-4362 
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     :      maximum side slopes, perimeter fencing required, provide access ramp to bottom for 
maintenance. PROJECT TO DRAIN TOWARDS THE STREET. REFER TO CITY STD D-20 
Show Valley Oak trees with drip lines and adjacent grade elevations.  Protect Valley Oak trees during 
construction in accordance with City requirements. A permit is required to remove Valley Oak trees. Contact 
Public Works Admin at (559)713-4428 for a Valley Oak tree evaluation or permit to remove.  Valley Oak 
tree evaluations by a certified arborist are required to be submitted to the City in conjunction with the tentative 
map application.  A pre-construction conference is required. 
Show adjacent property grade elevations on improvement plans. A retaining wall will be required for grade 
differences greater than 0.5 feet at the property line. 
Relocate existing utility poles and/or facilities. AS NECESSARY WITH PARCEL DEVELOPMENT 
Underground all existing overhead utilities within the project limits. Existing overhead electrical lines over 50kV 
shall be exempt from undergrounding. AS NECESSARY WITH PARCEL DEVELOPMENT 
Provide “R” value tests:       each at       
Traffic indexes per city standards:       
All public streets within the project limits and across the project frontage shall be improved to their full width, 
subject to available right of way, in accordance with City policies, standards and specifications. BUILD-OUT 
AT TIME OF PARCEL DEVELOPMENT      
All lots shall have separate drive approaches constructed to City Standards. PROVIDE ACCESS RIGHTS 
Install street striping as required by the City Engineer. TO BE DETERMINED AT TIME OF CIVIL REVIEW 
Install sidewalk:       ft. wide, with       ft. wide parkway on       
Cluster mailbox supports required at 1 per 2 lots, or use postal unit (contact the Postmaster at 732-8073). 
Subject to existing Reimbursement Agreement to reimburse prior developer:       
Abandon existing wells per City of Visalia Code.  A building permit is required. 
Remove existing irrigation lines & dispose off-site.  Remove existing leach fields and septic tanks. 
 Fugitive dust will be controlled in accordance with the applicable rules of San Joaquin Valley Air District’s 

Regulation VIII. Copies of any required permits will be provided to the City. 
 If the project requires discretionary approval from the City, it may be subject to the San Joaquin Valley Air 

District’s Rule 9510 Indirect Source Review per the rule’s applicability criteria. A copy of the approved AIA 
application will be provided to the City. 

If the project meets the one acre of disturbance criteria of the State’s Storm Water Program, then coverage 
under General Permit Order 2009-0009-DWQ is required and a Storm Water Pollution Prevention Plan (SWPPP) 
is needed. A copy of the approved permit and the SWPPP will be provided to the City. 
 

Comply with prior comments   Resubmit with additional information   Redesign required 
 
Additional Comments: 

1. Coordinate with city staff for City final map requirements and processing fees. 
 

2. Public improvements required at time of development of any parcel within subdivision 
boundaries. Refer to Traffic Division for site access restrictions, drive approach location and 
requirements.  
 

3. Project will require the formation of an HOA to maintain any landscape areas, private access road, 
onsite lighting, utilities, blockwall, etc.   
 

4. Common access and utility easements will need to be establish between each parcels. 
 

5. Future development of each parcel subject to City standards applicable at the time. 
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SUMMARY OF APPLICABLE DEVELOPMENT IMPACT FEES 
 
Site Plan No:  24-272 
Date:  11/27/2024 

 

Summary of applicable Development Impact Fees to be collected at the time of final/parcel map 
recordation: 
 
(Preliminary estimate only!  Final fees will be based on approved subdivision map & improvements plans 
and the fee schedule in effect at the time of recordation.) 

 
(Fee Schedule Date:08/17/2024) 
(Project type for fee rates:(TENTATIVE SUBDIVISION MAP) 
 

 Existing uses may qualify for credits on Development Impact Fees.       
 

FEE ITEM FEE RATE 

 Trunk Line Capacity Fee DEFERRED UNTIL TIME OF 
DEVELOPMENT 

 Sewer Front Foot Fee 

 

      

 Storm Drainage Acquisition Fee 

 

      

 Park Acquisition Fee 

 

      

 Northeast Acquisition Fee Total 

  Storm Drainage 
  Block Walls 
  Parkway Landscaping 
  Bike Paths 

 

      

 Waterways Acquisition Fee 

 

      

 

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

 
City Reimbursement: 
 
1.)  No reimbursement shall be made except as provided in a written reimbursement agreement between the City and the 

developer entered into prior to commencement of construction of the subject planned facilities.  
2.)  Reimbursement is available for the development of arterial/collector streets as shown in the City’s Circulation Element 

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

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

 
 
      ____________________________________ 
       Luqman Ragabi 
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